
Planning Commission Agenda 
Monday, November 3, 2025 at 6:00 PM 
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ALL OF OUR MEETINGS ARE AVAILABLE FOR VIEWING ONLINE AT 
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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 MEETING MINUTES – October 6, 2025 Regular Meeting

5. APPROVAL OF AGENDA

6. CITIZEN COMMENTS – NON-AGENDA ITEMS

(Comments are limited to 3 minutes.) ________________________________________________________________ 

ACTION ITEMS 

7. CONSIDERATION OF AN ORDINANCE AMENDING THE ZONING MAP 5 
ACRES (R300 016 000 0063 0000, R300 016 000 0064 0000, R300 016 000 
0065 0000) FROM T3HN TO T4VC

DISCUSSION ITEMS 
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The regular meeting of the Beaufort County Planning Commission (hereinafter “Commission”) was held 
at the Beaufort County Department of Disabilities and Special Needs on Monday, October 6, 2025 at 6:00 
p.m. 
 
MEMBERS PRESENT: 
Mr. Ed Pappas, Chairman 
Mr. Pete Cook  
Mr. Jon Henney 
Ms. Cecily McMillan, Vice Chair 
Mr. Gene Meyers 
Mr. Glenn Miller 
Ms. Gail Murray 
Mr. Dan Riedel 
Mr. Dennis Ross 
 
MEMBERS ABSENT: 
None 

 
STAFF PRESENT: 
Ms. Kristen Forbus, Long Range Planner 
Mrs. Juliana Zadik, Environmental Long Range Planner 
Ms. Stefanie Nagid, Land Preservation Director 

 
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 June 2nd, 2025 Planning Commission regular minutes were 
approved with no objections. 
 
CITIZEN COMMENTS: Mr. Pappas asked if there were any non-agenda related citizen comments. 
 
There were none.  
 
ACTION ITEMS: 
CONSIDERATION OF AN ORDINANCE AMENDING THE ZONING MAP FOR 231.58 ACRES 
(R100 025 000 0084 0000, R100 025 000 0110 0000, R100 020 000 047A 0000, R100 026 00A 0260 
0000, R100 026 00A 0261 0000, R300 028 000 0016 0000, R300 028 000 016A 0000, R300 015 000 
076B 0000, R100 033 00A 0022 0000, R600 009 000 0030 0000, R600 013 000 0048 0000, R600 009 
000 0003 0000, R600 005 000 004D 0000, R600 021 000 0078 0000, R600 029 000 0054 0000, R600 
021 000 0819 0000) FROM S1, T2R, T3HN, T4HC, C4CCMU, AND C5RCMU TO T1NP. 

Ms Forbus presented the background information of the item and staff’s recommendation for approval. 

Ms. Nagid stated that many of these properties that were bought through the Rural and Critical Lands are 
not to be developed as passive parks and discussed the background of the properties. 
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Mr. Henney asked about industrial buffers and if they would affect the nearby lands to the Amgray tract. 
Ms Forbus stated she did not know and will talk to Zoning about that. Ms. McMillan asked if signage will 
go up for Bermuda Bluff properties. Ms. Nagid stated that county properties have signs that state that they 
are County Parks. There was then discussion regarding the location of the Blocker Field Extension tract. 

Chairman Pappas opened the meeting for public comment. 
Jane Smith spoke about concerns of gun fire and signage located at the Bermuda Bluff tract. 
Ms. Nagid discussed the issue of law enforcement and the code. She also stated that the discussion of a 
gate will be part of the public input process later on. 
Ken Wilson spoke of concerns of Bermuda Bluff and lack of Sherriff’s presence.  
Tom Sharkey spoke about the Baxter Tract and support of the rezoning. He also spoke in favor of the 
County purchasing the remaining parcels that abut Sun City. 
Discussion opened regarding the need for further enforcement of these properties. 
Ron Drew spoke of his concerns on drainage for the Shell Point tract. 

Mr. Henney made a motion to recommend approval of CONSIDERATION OF AN ORDINANCE 
AMENDING THE ZONING MAP FOR 231.58 ACRES (R100 025 000 0084 0000, R100 025 000 0110 
0000, R100 020 000 047A 0000, R100 026 00A 0260 0000, R100 026 00A 0261 0000, R300 028 000 
0016 0000, R300 028 000 016A 0000, R300 015 000 076B 0000, R100 033 00A 0022 0000, R600 009 
000 0030 0000, R600 013 000 0048 0000, R600 009 000 0003 0000, R600 005 000 004D 0000, R600 
021 000 0078 0000, R600 029 000 0054 0000, R600 021 000 0819 0000) FROM S1, T2R, T3HN, T4HC, 
C4CCMU, AND C5RCMU TO T1NP stating that it was compliant with rezoning standards 1-9. Mr. 
Miller seconded.  The motion passed 9-0. 

DISCUSSION ITEMS:  

Ms. Forbus and Mrs. Zadik presented this year’s update to the 2040 Comprehensive Plan Action Items. 
They also stated that there will be future workshops coming up with Beaufort County’s staff to work 
together on the 5-year update to the 2040 Comprehensive Plan. The following are things what were 
discussed and asked to clarify: 

• Ms. Murray asked about the Combahee Boat Landing in the Study. 
• Chair Pappas requested that staff send a copy of slides to the Planning Commission. 
• Chair Pappas asked if the affordable housing section was to be updated. Ms. Forbus stated 

supplemental information was not part of the 5-year update. 
• Mr. Miller requested that we look at prioritization during the update. 
• Chair Pappas asked if the atlas was to be updated. 
• There was then a discussion about updating the PTOs and categorizing them based on 

concurrency.  
• Mr. Pappas emphasized the importance of public meetings during this process. 
• Ms. McMillan asked if the TIA process has been working well. Staff said that subject could be a 

discussion during the transportation workshop.  
• There was further discussion on what is next with traffic studies. LATS studies and the ITS 

Master Plan were referenced. 
• There was discussion on the definition of public facilities. 
• Mr. Pappas emphasized the importance of municipal staff at the public meetings. 

Ms. Forbus stated who needed to sign forms and Mr. Pappas reminded members of continuing education 
due by the end of the year. 
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ADJOURNMENT:  Chairman Pappas adjourned the meeting at 7:27 p.m. 

SUBMITTED BY: Kristen Forbus 
 Long Range Planner 
    

____________________________________________________________ 
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:   October 23, 2025 

SUBJECT:  CONSIDERATION OF AN ORDINANCE AMENDING THE ZONING MAP 5 ACRES 
(R300 016 000 0063 0000, R300 016 000 0064 0000, R300 016 000 0065 0000) 
FROM T3HN TO T4VC 

STAFF REPORT: 

A.  BACKGROUND: 

 Case No.     CDPA-000055-2025 

 Applicant:    Roscoe Chambers 

District/Map/Parcel:  CONSIDERATION OF AN ORDINANCE AMENDING THE 
ZONING MAP FOR 5 ACRES (R300 016 000 0063 0000, 
R300 016 000 0064 0000, R300 016 000 0065 0000) FROM 
T3HN TO T4VC 

Property Size:  5 Acres 

Current Zoning District:   T3HN 

Proposed Zoning District:  T4VC 
 

B.  SUMMARY OF REQUEST:  

 The applicant is requesting a rezoning of three parcels located on Dr. Martin Luther King Jr 
Drive that serve the use of a church to accommodate an addition that will be used as a 
school. The proposed addition is around 30,000 square feet. The CDC splits up the use of 
Meeting Facility/Place of Worship into two separate uses: under 15,000 square feet and 
over 15,000 square feet. The use of over 15,000 square feet is not allowed in the parcels’ 
current zoning district but is allowed in the proposed district. Although this is an accessory 
use, the use is part of the principal uses allowed size per 4.1.150.B.3 which states “the sum 

MEMORANDUM 
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of all principal and accessory structures may not exceed the allowable floor space for this 
use in the district in which it is located (i.e. over or under 15,000 square feet).” Therefore, a 
rezoning is necessary to accommodate the proposed school. 

C.  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;  
Yes, it is consistent with the Comprehensive Plan. The future land use is Rural 
Communities. The nearby properties zoned T4VC are also illustrated in the 
Comprehensive Plan as having this future land use. 
 

2. Is not in conflict with any provision of this Development Code, or the Code of 
Ordinances; 
No, it is not in conflict. The Corners Community is around 470 acres and the Village Place 
Type (Section 3.4.80.E) standards state that a T4 zoning district is to be 10-50% of the 
Place Type. Although T4 Village Center is not referenced in the Place Type chart because 
it is only used for St. Helena, it is comparable to a T4 Hamlet Center. This rezoning 
would make the T4 Village Center district around 100 acres, which is well within the 
recommended 10-50%. 
 

3. Addresses a demonstrated community need;  
Yes, it addresses the community need of K-12 education serving up to 150 students. 
 

4. Is required by changed conditions;  
No, it is not. 
 

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;  
Yes, this rezoning is compatible with the surrounding areas. The abutting property is 
zoned T4VC. 
 

6. Would not adversely affect nearby lands;  
No, it would not. 
 

7. Would result in a logical and orderly development pattern; 
Yes, see 5. 
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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.   
 

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: 
A TIA was completed in which the executive summary stated “the results of the analysis 
indicate that the study intersections currently operate and are expected to continue to 
operate at an acceptable level of service with the proposed Bethesda Christian 
Fellowship development.” 

D. STAFF RECOMMENDATION: Staff recommends approval. 

E.  ATTACHMENTS: 

• Zoning Map  (existing and proposed) 
• Application  
• TIA Executive Summary 
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BETHESDA CHRISTIAN FELLOWSHIP TIA 
May 2025 

BEAUFORT COUNTY ENGINEERING I 

EXECUTIVE SUMMARY

A traffic impact analysis was conducted for the Bethesda 
Christian Fellowship development in accordance with SCDOT 
and Beaufort County guidelines. 

The proposed Bethesda Christian Fellowship development 
(which is anticipated to be constructed by 2028) is located 
along Dr. Martin Luther King Jr. Drive and will consist of an 
approximately 30,000 square-foot school and multipurpose 
facility, designed to serve 150 K-5 students. 

Access to the development is proposed to be provided via the 
two (2) existing Bethesda Christian Fellowship driveways, 
each of which meet the SCDOT spacing requirements. 
Project Driveway #2 (southern access) is proposed to be 
converted to an egress only driveway in the Build Conditions. 

The extent of the roadway network analyzed consisted of the 
three (3) intersections of: 

1. US 21/Sea Island Parkway & Dr. Martin Luther
King Jr. Drive;

2. Dr. Martin Luther King Jr. Drive & Project Driveway
#1 (northern access); and

3. Dr. Martin Luther King Jr. Drive & Project Driveway
#2 (southern access).

The operation of each of these intersections (in terms of 
average vehicular delay and level of service) was analyzed 
with and without the project traffic anticipated to be generated 
by the Bethesda Christian Fellowship development. 

The results of the analysis indicate that the study intersections 
currently operate and are expected to continue to operate at 
an acceptable level of service with the proposed Bethesda 
Christian Fellowship development. 

Based on SCDOT’s Roadway Design Manual considerations, 
exclusive turn lanes along Dr. Martin Luther King Jr. Drive are 
not warranted at either of the project driveways. 

While the turn lane analysis indicates that turn lanes are not 
anticipated to be warranted, coordination with SCDOT is 
recommended to confirm turn lanes are not required based 
upon Section 4E of the SCDOT ARMS manual, which states, 
"In most cases, the SCDOT recommends construction of 
turning lanes at new school sites on a statewide basis.” 
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