
 
 
 
 
 
The regular meeting of the Beaufort County Planning Commission (hereinafter “Commission”) was held 
at the Beaufort County Council Chambers on Monday, June 1, 2026 at 6:00 p.m. 
 
MEMBERS PRESENT: 
Mr. Ed Pappas, Chairman 
Mr. Jon Henney  
Ms. Cecily McMillan, Vice Chair 
Mr. Gene Meyers 
Mr. Glenn Miller 
Ms. Gail Murray 
Mr. Chuck Newton 
Mr. Dennis Ross 
 
MEMBERS ABSENT: 
Mr. Pete Cook  

 
STAFF PRESENT: 
Ms. Kristen Forbus, Long Range Planner 
Mr. Robert Merchant, Planning Director 

 
CALL TO ORDER: Chair Pappas called the meeting to order at 6:00 p.m.  
 
PLEDGE OF ALLEGIANCE: Chair Pappas led those assembled in the pledge of allegiance. 
 
REVIEW OF MEETING MINUTES: The May 4th workshop minutes were approved with no 
objections. An error was noted in the May 4th regular minutes and they were not approved. 
 
CITIZEN COMMENTS: Chair Pappas asked if there were any non-agenda related citizen comments. 
 
Comments were received by staff and given to Chairman Pappas to read. They are attached. 
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ACTION ITEMS: 
CONSIDERATION OF TEXT AMENDMENTS TO THE COMMUNITY DEVELOPMENT CODE 
(CDC): SECTION 5.3.20 (APPLICABILITY), 4.2.20 (STANDARDS FOR FREE STANDING 
ACCESSORY BUILDINGS/ STRUCTURES), AND 10.1.190 (S DEFINITIONS) 
 

Mr. Merchant presented the text amendment. He stated that shipping containers are common in 
agriculture practices. Staff met with the Farm Bureau and changes were made accordingly to that 
meeting such as the restriction on density. Mr. Merchant stated that it is hard to limit the structures as 
some farmers use them for hydroponics. Language was added that added screening requirements. In 
addition, the allowed proof of farming was tightened and language regarding an affidavit was removed.  
Mr. Pappas asked about violations. Mr. Merchant’s expressed that Beaufort County has a Code 
Enforcement department that deals with any code violations. Mr. Ross suggested staff clean up the 
language to differentiate between semitrailer and shipping container. Mr. Newton questioned maximum 
size and cubic feet. Mr. Merchant stated the language regarding size is for individual containers and not 
the whole footprint. Mr. Meyers expressed concern about lack of foundation, inspections, and the 
setback from screening standards. He stated it should match other structures in the screening section and 
be 200 feet rather than 100. 
Mr. Merchant stated that agricultural structures are exempt from building codes by state law. He also 
stated that annual inspections and monitoring is above normal protocol. 
Mr. Miller suggested language regarding “hazardous” waste be included as prohibited storage. Mr. 
Henney stated there are no requirements for foundation and inspections for regular accessory structures 
so it should not apply now. Ms. McMillan spoke of concern with electricity and proper ventilation. 
 
Chair Pappas opened the meeting for public comment. 
 Mary Connor voiced concern of the SCATE card and hydroponics.  
 
There was discussion on electricity. It was stated that there are different levels of “utility class”. 
 
Mr. Ross made a motion to defer CONSIDERATION OF TEXT AMENDMENTS TO THE 
COMMUNITY DEVELOPMENT CODE (CDC): SECTION 5.3.20 (APPLICABILITY), 4.2.20 
(STANDARDS FOR FREE STANDING ACCESSORY BUILDINGS/ STRUCTURES), AND 10.1.190 
(S DEFINITIONS) to address comments. The motion passed 7-1. 
 
CONSIDERATION OF AN ORDINANCE AMENDING THE ZONING MAP FOR 1.4 ACRES (R300 
012 000 0129 0000, R300 012 000 047A 0000) FROM T2R TO C4CCMU 
 
Mr. Merchant presented the zoning map amendment. This area of St. Helena has been recognized as a 
commercial node on the island. Mr. Merchant stated that in the previous zoning code, the least intense 
commercial zoning was “commercial suburban” which was the analogous forerunner to the current C4 
zoning district. However, there is a less intense district that is more appropriate for the area. He stated it 
is unlikely that the parcel will have sewer in the near future. Therefore, he recommends that the parcel 
should be rezoned to T2RC rather than C4. Ms. McMillan spoke of nearby family compounds and rural 
character. There was discussion of maximum footprint in T2RC. 
Kevin Dukes, representing the owner, presented the application’s background. He stated that they are 
willing to amend the application to T2RC. Mr. Miller asked if property was under contract. Mr. Dukes 
stated the property is already owned and needs an official office. Mr. Dukes stated there would not be 
any retail in the proposed structure. There was discussion about rezoning other parcels in the area in the 
future. 
Mr. Henney made a motion to recommend approval of CONSIDERATION OF AN ORDINANCE 
AMENDING THE ZONING MAP FOR 1.4 ACRES (R300 012 000 0129 0000, R300 012 000 047A 
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