
 

Planning Commission Agenda 
Thursday, January 4, 2024 at 6:00 PM 
Council Chambers 
County Administration Building, 100 Ribaut Road, Beaufort, SC 
 
ALL OF OUR MEETINGS ARE AVAILABLE FOR VIEWING ONLINE AT 
WWW.BEAUFORTCOUNTYSC.GOV AND CAN ALSO BE VIEWED ON 
HARGRAY CHANNELS 9 AND 113, COMCAST CHANNEL 2, AND 
SPECTRUM CHANNEL 1304. 
 

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 – November 6, 2023 

5. APPROVAL OF AGENDA 

6. CITIZEN COMMENTS – NON-AGENDA ITEMS  
(Comments are limited to 3 minutes.) 

________________________________________________________________ 

ACTION ITEMS 
 

 

7. ZONING MAP AMENDMENT/REZONING REQUEST FOR 86.16 ACRES 
(R100 028 000 0264 0000) LOCATED AT 98 JENNINGS ROAD FROM T2 
RURAL (T2R) TO C3 NEIGHBORHOOD MIXED USE (C3NMU). 

________________________________________________________________ 

DISCUSSION ITEMS 
 

 
 

8. CHAIRMAN’S REPORT 

9. ADJOURNMENT 
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The regular meeting of the Beaufort County Planning Commission (hereinafter “Commission”) was held 
in the Executive Conference Room on Monday, November 6, 2023 at 6:00 p.m. 
 
MEMBERS PRESENT: 
Mr. Ed Pappas, Chairman 
Mr. Pete Cook 
Mr. Jon Henney 
Mr. Gene Meyers 
Mr. Glenn Miller 
Ms. Gail Murray 
Mr. Dan Riedel 
Mr. Dennis Ross 
 
MEMBERS ABSENT: 
Ms. Cecily McMillan, Vice Chair 
 
STAFF PRESENT: 
Mr. Rob Merchant, Planning and Zoning Director 
Mrs. Chris DiJulio-Cook, Project & Development Coordinator 
Ms. Kristen Forbus, Long Range Planner 
 
CALL TO ORDER: Chairman Ed Pappas called the meeting to order at 6:01 p.m.  
 
PLEDGE OF ALLEGIANCE: Chairman Pappas led those assembled in the pledge of allegiance. 
 
REVIEW OF MEETING MINUTES: The September 7, 2023 minutes were approved with no 
objections. 
 
CITIZEN COMMENTS: Mr. Pappas asked if there were any non-agenda related citizen comments, 
there were none. 
 
PRESENTATION: 
John DeLoache, Senior Staff Attorney of SC Association of Counties, spoke about recent state legislation 
and court cases that impact local government planning, particularly relating to providing workforce 
housing and land use planning guidelines. He provided booklets and supplements and covered some of 
the materials within them. 

CHAIRMAN’S REPORT 
Chairman Pappas welcomed the new commissioners, Pete Cook and Gene Meyers and introduced 
Councilmember Alice Howard, the Planning Commission’s Liaison to County Council. He also reiterated 
there would not be a December Planning Commission meeting. He’s hoping the Chairman of the Green 
Space Advisory Committee will be able to come to a meeting in 2024 and give a presentation. 

ADJOURNMENT:  Chairman Pappas adjourned the meeting at 7:12 p.m. 

  

 

COUNTY COUNCIL OF BEAUFORT COUNTY 
Beaufort County Planning and Zoning Department 

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

Phone: 843-255-2140 

         
 



November 6, 2023 Planning Commission meeting minutes 
Page 2 of 2 
 
 
SUBMITTED BY: Chris DiJulio-Cook 

Project & Development Coordinator 

    
____________________________________ 
Ed Pappas  
Beaufort County Planning Commission Chairman 

 
                   Date: ______________________ 
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TO:   Beaufort County Planning Commission 

FROM:  Robert Merchant, AICP, Beaufort County Planning and Zoning Department 

DATE:   December 20, 2023 

SUBJECT:  ZONING MAP AMENDMENT/REZONING REQUEST FOR 86.16 ACRES (R100 028 
000 0264 0000) LOCATED AT 98 JENNINGS ROAD FROM T2 RURAL (T2R) TO C3 
NEIGHBORHOOD MIXED USE (C3NMU) 

 

STAFF REPORT: 

A.  BACKGROUND: 

 Case No.     CDPA-000032-2023 

Owner:  Claire Nitze 

Agent:  Josh Tiller 

Property Location:  98 Jennings Road  

District/Map/Parcel:  R100 028 000 0264 0000 

Property Size:    86.16 Acres 

Current Future Land Use 
Designation:    Neighborhood/ Mixed-Use (Hamlet Place Type) 

Current Zoning District:   T2 Rural 

Proposed Zoning District:  C3 Neighborhood Mixed-Use 
 

B.  SUMMARY OF REQUEST: The applicant is requesting to rezone an undeveloped parcel of 
86.16 acres. The request is to accommodate 184 single-family detached homes. The current 
zoning of the property is T2R which would only permit approximately 28 houses. The 
surrounding lands are either undeveloped or comprised of single-family dwelling units; on 
the other side of Jennings Road is Battery Creek High School. 

C. EXISTING ZONING: The lot is currently zoned T2 Rural (T2R), which permits residential 
development at a density of one dwelling unit per three acres. T2 Rural also permits very 

MEMORANDUM 
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limited non-residential uses. A portion of this parcel is located in Noise Zone 1 which 
requires notification to the Marine Corps Air Station. 

D.  PROPOSED ZONING: The CDC defines the Neighborhood Mixed Use district as “The 
Neighborhood Mixed Use (C3) Zone provides for high-quality, moderate-density (averaging 
under three dwelling units per acre) residential development, with denser areas of multi-
family and mixed-use development to provide walkability and affordable housing options. 
The design requirements are intended to provide a suburban character and encourage 
pedestrian, as well as automobile, access.” Businesses such as a Park, Gas Station, Golf 
Course, and Major Utility are some of the permitted/conditional uses. While it is the 
developer’s intent to develop 184 single-family houses, the proposed 86.16 acres of C3 
zoning could yield the following: 

 

E.  TRAFFIC IMPACT ANALYSIS (TIA): According to Section 6.3.20.D of the CDC, “An application 
for a rezoning shall include a TIA where the particular project or zoning district may result in 
a development that generates 50 trips during the peak hour or will change the level of 
service of the affected street.”  Beaufort County Office of Engineering has reviewed and 
agrees with the land use code utilized, resultant trip generation, and intersections to be 
studied in the Traffic Impact Analysis (TIA) Memorandum for 98 Jennings Road.  However, 
to account for residents traveling north and south for work and east for shopping during the 
weekdays, the following intersections would require study as well: Joe Frazier at Broad 
River Road, Parris Island Gateway at County Shed Road, Broad River Road at WK Alston 
Drive (WK Alston is within a quarter mile of this site and provides direct access to Beaufort 
Station, which is a regionally significant commercial development), Broad River at Glaze 
Drive, Ramsey Road at Glaze Drive (Glaze drive is a highly probable cut-through street for 
this development), and Parris Island Gateway at Broad River Road. In addition, we agree 
with the trip assignments assumed for the development, for the most part, but we believe 
that the demand for commuters heading to Bluffton and Hilton Head for work holds more 
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weight than what is currently being assigned at Broad River Road and Jennings Road.  In 
light of this, the applicant will be required to amend his/her memorandum to include this 
trip assignment adjustment and the intersections stated before final development approval. 

F.  ZONING MAP AMENDMENT REVIEW STANDARDS:  In determining whether to adopt or 
deny a proposed Zone Map Amendment, the County Council shall weigh the relevance of 
and consider whether and the extent to which the proposed amendment: 

1. Is consistent with and furthers the goals, and policies of the Comprehensive Plan and 
the purposes of this Development Code;  
While the proposed C3 Zoning District is one of the districts that implements this future 
land use designation, the Comprehensive Plan identifies this particular site as a Hamlet 
Place Type. This means that the Place Type Overlay provision should be used when this 
property is upzoned. Hamlets are typically larger and more intense than rural crossroads 
and are often located at the edge of the rural and urban condition. A hamlet often has a 
small, pedestrian-oriented main street with surrounding and supporting residential 
fabric that is scaled to the size of a pedestrian shed. The main street and surrounding 
residential fabric transitions quickly into agricultural uses and/or the natural 
environment. A historic example of a hamlet includes the original settlement of Bluffton 
along Calhoun Street. 
 

2. Is not in conflict with any provision of this Development Code, or the Code of 
Ordinances; 
To be consistent with the Comprehensive Plan, the Play Type Overlay provision should 
be used to upzone this property. 
 

3. Addresses a demonstrated community need;  
The requested rezoning is not considered a community necessity due to the existence of 
ample undeveloped land zoned C3 (shown in yellow below) in the area and the more 
suitable prospect of implementing a Place Type Overlay. These factors collectively 
illustrate that the proposed rezoning does not align with the community's immediate 
needs or long-term development objectives.  
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4. Is required by changed conditions;  
See 3 
 

5. Is compatible with existing and proposed uses surrounding the land subject to the 
application, and is the appropriate zone and uses for the land;  
Much of the existing land use patterns in the immediate vicinity of this site consist of 
vacant land and low density residential. However, immediately west of the site is 
Battery Creek High School and Mint Farms, a moderate density residential subdivision. 
 

6. Would not adversely affect nearby lands;  
The proposed rezoning could significantly impact nearby lands in several aspects. Firstly, 
it may strain the capacity of the existing two-lane roads due to increased traffic from the 
additional housing units. Secondly, there might be potential stress on water and sewer 
capacities with the introduction of a larger number of residences. Lastly, the shift to 70-
foot-wide minimum lots could clash with the surrounding rural land, potentially altering 
the area's character and development pattern. 
 

7. Would result in a logical and orderly development pattern; 
See 5 and 6 
 

8. Would not result in adverse impacts on the natural environment – including, but not 
limited to, water, air, noise, stormwater management, wildlife, vegetation, wetlands, 
and the natural functioning of the environment:  
Any development on the site would be required to adhere to the natural resource 
protection, tree protection, wetland protection, and stormwater standards in the 
Community Development Code and the Stormwater BMP Manual.   



CDPA-000032-2023– 98 Jennings Road Zoning Amendment – T2R to C3NMU  Page 5 of 6 
 

 
9. Would result in development that is adequately served by public facilities (e.g.. 

streets, potable water, sewerage, stormwater management, solid waste collection 
and disposal, schools, parks, police, and fire and emergency medical facilities: 
The School District has been notified. There is a concern in this general area that existing 
water and sewer lines and other sewer infrastructure may not be adequately sized to 
serve a development of this size without significant upgrades. It has yet to be verified 
that the capacity is adequate to serve additional development that would occur from 
this rezoning. The developer will be responsible for covering any required 
enhancements or expansions to water and sewer capacities resulting from the proposed 
project. 
 

G. STAFF RECOMMENDATION: Staff recommends denial. Primarily, the proposed rezoning 
does not align with the established guidelines outlined in the comprehensive plan. The plan 
specifically recommends for a Hamlet Place Type Overlay, a framework that aims to ensure 
orderly and walkable development within the area, which is important especially in areas 
where a school is present. Furthermore, it's crucial to note that there exists a notable 
abundance of undeveloped properties currently zoned as C3 in the vicinity. Granting the 
requested rezoning could set a precedent that may lead to inconsistent development and 
utilization of the area. 

H. ATTACHMENTS 

• Zoning Map (existing and proposed) 
• Application and TIA  
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To: Kevin Sullivan, AICP
Transportation Planner
Beaufort County Engineering

From: Dillon Turner, P.E., PTOE
Kimley-Horn and Associates, Inc.

Date: December 12, 2023

SUBJECT: RAMSEY FARM CONCEPT A DEVELOPMENT – TRIP
GENERATION ANALYSIS AND TRAFFIC IMPACT STUDY OUTLINE
Pulte Homes Company, LLC is proposing to construct up to 184 single family homes between
Jennings Road and Ramsey Road in Beaufort County, South Carolina. The subject development is
called Ramsey Farm Concept A. The site plan for Ramsey Farm Concept A is attached. The purpose
of this memorandum is to document the estimated trip generation for the proposed development as
well as document next steps to complete a traffic impact study (TIS).

TRIP GENERATION CALCULATION METHODOLOGY
Trip generation estimates were developed using the Institute of Transportation Engineers’ (ITE) Trip
Generation Manual 11th Edition. The proposed development is anticipated to consists of 184 single
family, detached dwelling units, therefore ITE Land Use Code 210 was used to estimate the peak
hour trip generation for Ramsey Farm. The estimated trip generation potential for Ramsey Farm
Concept A development is shown in Table 1.

Table 1:  Ramsey Farm Concept A development Trip Generation
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As shown in Table 1, the Ramsey Farm Concept A development is anticipated to generate 130 AM
peak hour trips (34 In/96 Out) and 176 PM peak hour trips (111 In/65 out). Based on the anticipated
trip genration a TIS will be required by Beaufort County, which has a 50 peak hour trip requirement
for a TIS and the South Carolina Department of Transportation (SCDOT) which has a 100 peak hour
trip requirement for a TIS.

NEXT STEPS FOR A TIS
The proposed study area for the Ramsey Farm Concept A development includes:

1. Jennings Road at Broad River Boulevard
2. Jennings Road at County Shed Road
3. Jennings Road at Drafts Way (Battery Creek High School Access)
4. Ramsey Road at Broad River Boulevard
5. Ramsey Road at County Shed Road
6. Jennings Road at Full Access Driveway #1
7. Jennings Road at Full Access Driveway #2
8. Ramsey Road at Full Access Driveway #3
9. Ramsey Road at Full Access Driveway #4

Traffic counts will be performed during the second or third week of January 2024. Counts cannot be
scheduled in December 2023 due to school schedules, exam schedules, and early dismissals for
Beaufort County School.

Kimley-Horn will perform a detailed traffic capacity analysis at the nine intersections listed above.
Included in the capacity analysis is a review of SCDOT turn lane warrants (at unsignalized
intersections) and general recommendations for needed roadway and operational improvements will
within the study area, as necessary.

The findings of the capacity analysis will be summarized in a TIS and submitted to Beaufort County
and SCDOT.

The proposed trip assignment for the Ramsey Farm Concept A TIS is attached.

CONCLUSION
Based on the anticipated trip generation for the Ramsey Farm Concept A development which
includes 184 single family detached homes, a TIS will be required by both Beaufort County and
SCDOT. Traffic counts will be performed during the second or third week of January 2024. Counts
cannot be scheduled in December 2023 due to school schedules, exam schedules, and early
dismissals for Beaufort County School. A TIS will be submitted to Beaufort County and SCDOT by
Kimley-Horn for this development. Should you have any questions feel free to contact Dillon Turner at
Dillon.Turner@kimley-horn.com

Attachment:

Site Plan Prepared by JK Tiller Associates, Inc.

Proposed Trip Assignment
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