BEAUFORT-PORT ROYAL
METROPOLITAN PLANNING COMMISSION

AGENDA
1911 Boundary Street, Beaufort, SC 29902
Phone: 843-525-7011 ~ Fax: 843-986-5606
Monday, November 16, 2015, 5:30 P.M.
City Hall Council Chambers, 1911 Boundary Street, Beaufort, SC

STATEMENT OF MEDIA NOTIFICATION: "In accordance with South Carolina Code of Laws,
1976, Section 30-4-80(d), as amended, all local media were duly notified of the time, date, place and
agenda of this meeting,"

The commission may alter the order of items on the agenda to address those of most interest to the
public in attendance first. Also, in an effort to ensure that all interested persons are given the
opportunity to speak on every case, a two (2) minute time limit on public comment will be in effect.
Individuals wishing to speak during the hearing will be asked to sign up in advance, and will be
recognized by the Chairman during the public comment section of the hearing.

I. Call to Order:

I Pledge of Allegiance:

III.  Review Commission Meeting Minutes:

A. Minutes of October 19, 2015 Meeting

IV. Review of Projects for the Town of Port Royal:

A. No Projects.

V. Review of Projects for Beaufort County:
A, No Projects.
VI.  Review Projects for the City of Beaufort:

A. City of Beaufort - Annexation. Arnexation property located at 226 Sea Island
Parkway, identified as R200-018-000-054A-0000. Applicant: Metetis Family Limited.

B. City of Beaufort — Rezoning, Rezoning property located at 226 Sea Island Parkway,
identified as R200-018-000-054A-0000. The existing zoning is $1 Industrial. The
proposed zoning is Highway Commercial, Applicant: Metetis Family Limited.

VII. New Business:
VIII. Adjournment

Note: If you have special needs due to a physical challenge, please call Julie Bachety at (843) 525-7011 for
additional information.



A meeting of the Beaufort-Port Royal Metropolitan Planning Commission was held
on October 19, 2015 at 5:30 p.m. in council chambers of the Beaufort Municipal
Complex, 1911 Boundary Street, In attendance were Chairman Joe DeVito and
Commissioners James Crower, George Johnston, Tim Rentz, Robert Semmier and Bill
Harris and City of Beaufort planner Libby Anderson and Beaufort County planner
Rob Merchant.

In accordance with the South Carolina Code of Laws, 1976, Section 30-4-80(d) as
amended, all local media were duly notified of the time, date, place, and agenda of
this meeting,

CALL TO ORDER

Chairman DeVito called the meeting to order at 5:30 p.m. and led the Pledge of
Allegiance,

Dr. Chris Marsh, co-chairman, Beaufort/Port Royal Sea Level Rise Task Force,
shared the mission statement of the task force and its proposed goals, such as
providing information for municipalities about at-risk areas. He listed various local
governments that are looking at the issue of sea level rise. One recommendation is
to have a place to measure that is closer to here than Ft. Pulaski. He showed the
projections they have done for that area. They know the sea level has risen 6" since
1967 at the Savannah River.

Just a few inches of sea level rise can have an impact on storm surge, Dr. Marsh said.
They want to minimize the effects of storm surge, and he went on to review the
responses that can be made to sea level rise and storm surge. He shared what other
local governments have done. The amount of area that will be affected by sea level
rise in Beaufort and Port Royal does not include wetlands acreage.

The percentage of area inundated with a sea level rise below 4’ is relatively small,
Dr, Marsh said, and from 4-6’ of sea leve! rise, it goes up “some” (13 - 23%). In the
city limits of Beaufort, there is a tenfold increase when going from 1’ to 6’ of sea
level rise. Dr. Marsh showed the particular areas of Beaufort and Port Royal that
would be most affected. In the Historic District, “the water is so high, there’s
nowhere for it to drain to . .. the tide comes in and floods those pipes.” The area
stays tight along the edge from 1'-2’ but it goes broader at 3’. He indicated an area
that he said is high because it is where some saltmarsh was filled in. When the water
rises it 4’ in the Historic District, Dr, Marsh said, “everything changes.”

Dr. Marsh said he’s interested particularly in areas where there is infrastructure
that connects to high areas on Port Royal Island, Those areas can be invested inand
made more resilient in the future, The downtown area is not very affected until 4'~
5'. The Spanish Moss Trail should possibly be evaluated for protection with
floodgates.
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The task force is using computer models to show local residents, Dr. Marsh said, and
they are hoping the community will come to its representatives and express what it
would like to happen, These numbers are rough estimates, he said, since the tidal
amplitudes are different in a different system. They could be better or worse.

Commissioner Rentz asked if the charts and graphs are at a mean high tide, and Dr.
Marsh said yes. In a “super-high king tide,” it got over the wall and flooded
Waterfront Park. It was equivalent to a 1’-2’ surge.

Dr. Marsh said, “So much of the infrastructure is countywide,” so he feels that all the
municipalities and the county should get together and do this planning. This model
hasn’t been done for Highway 21 between Gray’s Hill and Lobeco, which is the
“artery that connects us to the mainland.”

Commissioner Semmler said 6' is a reference, and he had noticed it was
incremental; he asked if the task force has projected a timeline that shows a history
of sea level rise. Dr. Marsh said this is a “compounding arrangement.” He showed
historic and projected sea level rise, and he said with scenarios, the county picked
“intermediate high,” about a 4’ increase; by the end of the century, it will be a 3' rise
and will be accelerating. They know that the 6” it already has risen in the last 50
years will also accelerate. Commissioner Semmler said it will not slow down, and he
asked if instead of building seawalls, “we should start moving inland.” Dr. Marsh
said there are places in the county that are very high at 40°. Beaufort County will
have some of the higher elevations along the coast 50-75 years from now, but also
will have others that will be more drastically affected.

Dr. Marsh said, in the short term, if someone comes to a planning commission and
wants to add fill dirt and build something at a 5’ elevation, they should know about
this and advise “being cautious.” He gave the example of a planning commission that
denied a build on the flood plain of the Congaree River, and then recently, it was
under 4’-5’ of water.

Commissioner Semmler said that Wilmington, North Carolina is on the list of “cities
doing something.” North of there is North Topsail Beach, he had once had house, but
a hurricane in 2003-2004 took it. The homeowners there paid to have it
sandbagged, and the Corps of Engineers re-dredged, but it disappeared. They spent
$22 million for 20+ homes behind those that were aceanfront and inland to protect
them with sandbags from erosion, but “they won't last.” He thinks it's “inevitable”
and would be prudent not to think too short term; the discussion to have is not
where does Beaufort want to be in 30 years, but in 150 years.

Dr. Marsh said as the storm surge increases, outer barrier islands will be more at
risk. Because Port Royal Island is interior, there’s not a concern about “the
immediate impact of the ocean hitting”; Port Royal Island, Bluffton, and parts of St.
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Helena are the highest parts of the county, but leaving Port Royal Island and heading
west, “the elevation drops and is lower from there inland, past I-95.” Going inland
can mean going to a lower elevation. "It affects places a lot further inland than we
can imagine,” he said.

Dr. Marsh said they have some recommendations. He thinks to get to more specific
recommendations, they need a larger audience, including the county and other
municipalities. Commissioner Johnston said the airport on Highway 21 is a concern,
and “there’s also this future Wal-Mart. ... There’s a major project going right in the
middle of one of our hotspots.” They should consider how long they need structures
to be there in order to recoup their tax dollars, Dr. Marsh concluded.

MINUTES

Commissioner Rentz made a motion, seconded by Commissioner Semmler, to
approve the minutes of the July 29, 2015 and September 21, 2015. The motion
to approve the minutes as submitted passed unanimously.

w
Beaufort County - Port Royal Island Map Amendment/ Rezoning Request for
R100- 027-000-0013-000 and R100-027-000-013A-0000 (a 36-acre portion of 105
acres, known as Cherokee Farms, north of Cherokee Farms Road in Burton, across
from Habersham Planned Unit Development/PUD) from €3-NMU (Neighborhood
Mixed Use) to T4-Neighborhood Center (Neighborhood Center)
Owner/Applicant: T&D Land Holdings, LLC; Agent: Patrick Kelly

Mr. Merchant said this is Cherokee Farms on Port Royal Island, directly north of
Habersham. It has been the property owner’s plan for at least 13 years to develop a
traditional neighborhood development that mirrors Habersham. It was originally
zoned Rural, then in 2004 was changed to Suburban zoning. Traditional
Neighborhood Development is a newer zoning for a more walkable community, with
a slightly higher density than the base density.

Mr. Merchant said a Traditional Neighborhood Development has a density cap of 3
dwelling units per acre. It has 4 sub-districts. The master plan for Cherokee Farms is
Neighborhood Center, Neighborhood General, and surrounding open space with
buffers. The master plan was approved under the old code and is carried forward
with the development agreement. The applicant only wants to replace the
Neighborhood Center zoning with a new transect center from the county’s new
development code, to allow more flexibility in uses, Though the current zoning
allows some flexibility, Mr. Merchant said, any fabrications are considered Light
Industrial zoning and aren’t allowed. The applicant would like to have artisan shops
and to add diversity to the area, and hopefully, jobs.

Mr. Merchant said in the old code, the zoning was Suburban and the analogous code
is C-3 Neighborhood Mixed Use. They are proposing that 36 acres of that be made T-
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4 Neighborhood Center and the balance remain Neighborhood Mixed Use. The July
2014 development plan holds the density at 306 dwelling units and 150,000 square
feet of commercial. The development agreement frees the development rights for
the term of the agreement. The change will be the new uses allowed in T-4
Neighborhood Center, Mr. Merchant said.

The primary issue is that half the Cherokee Farms district is in the airport Overlay
District. The noise contours laid over the site limit the dweiling units to 2 per acre.
There is a new AICUZ that has been adopted for this site (because of the new
fighters), Mr. Merchant said, and it expands its impact on the property. That would
not affect this property until the development agreement expires. If no development
occurs in 10 years, the new AICUZ would further restrict the density of this site,

Chairman DeVito asked if the infrastructure in this conceptual plan was part of the
development agreement. Mr. Merchant said the off-site improvements are part of
the development agreement. It locks in the zoning that was in place when it was
passed and is also an instrument for timing and improvements to the site.

Mr. Merchant said they are required to notify the MCAS, which they did in
September. The air station is still “going over the impact of this development” and
does not yet have an official response. He wanted the Metropolitan Planning
Commission to know that, so they can table the matter until the information is
provided, or they can forward it to the county’s planning commission with the
caveat that the MCAS decision “may have a huge impact.”

Chairman DeVito said the Metropolitan Planning Commission’s role is to offer a
recommendation to the county planning commission, which then recommends to
the Natural Resources committee, which recommends to the county council. Mr.
Merchant reiterated that the commissioners could choose to table or could make a
recommendation with a caveat. Chairman DeVito asked how the public hearing
works in the county planning commission. The public hearing and the meeting
about this matter will be on the same night, Mr. Merchant told him.

If there has been no response from the air station, Commissioner Semmler said, he
would recommend tabling, because he thinks their approval is “critical.” Mr.
Merchant said the county staff's position is that the decisions that affect
compatibility with the air station have already been made, and with the
development agreement, they are in place for 10 years. Their position is that the
rezoning results in no more density; it introduces more compatible uses - such as
fabrication, food processing, and artisan shops - and it can potentially diversify the
tax base. Staff also supports this because the zoning - a designated Village Center -
is from the county’s new code, Mr. Merchant said. The safeguards are the new AICUZ
and the development agreement, neither of which allows additional density.
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Commissioner Harris asked the overall number for the density allowed: “Are those
figured looking at the parcels as a whole parcel or. .. figured on every acre?” It's
“impossible” to recreate something like Market Street at Habersham at 2 units per
acre, Commissioner Harris said. Mr. Merchant said, in the master plan that was
approved, 45.5 acres is the airport overlay that currently affects the parcel. In the
master plan, “the density in there...” is just under 2 dwelling units per acre. When
the TND was approved, they made sure that it stayed within the density in the
AICUZ that the overlay district required.

Chairman DeVito said this is an average of the overall 45.5 acres. Mr. Merchant said
since the master plan is adopted as part of the development agreement, there's “not
a lot of wiggle room to modify that master plan,” but that's the overall, gross density
in the 45 acres. Commissioner Harris said the developer “has done at least one
nationally known type of development, and it's gone extremely well”; he'd like to see
that they’re able to “achieve that across the street, if that's their wish” and to “not

(lose) anything,”

Commissioner Rentz said, as president of Coastal Contractors and a shareholder, he
had purchased this property at one time; he had a development agreement with
Habersham. In the last few years, Habersham has purchased the property from
Coastal Contractors, so he has no financial ties to it now and feels he can give an
impartial judgment of the development. He asked if he should or should not vote on
this issue, When this went to the county, he was actively involved. Chairman DeVito
asked if he was involved in the zoning change that is before them today.
Commissioner Rentz said he had no part in that. Chairman DeVito said, if he had no
part “in what is actively being looked at tonight, there’s no reason you can't stay.”

Commissioner Rentz asked Mr, Merchant, since there’s a development agreement
that specifically states the AICUZ can affect the development for 10 years, “what
legality does the planning commission or the county have in using the AICUZ as a
reason not to rezone? Mr. Merchant said, probably at the Natural Resources
Committee reading, they would activate the development agreement. Modifying the
development agreement is required.

Chairman DeVito told Commissioner Rentz the developer is proposing a new Zoning,
and if it's not approved, he still has a right to build to the original development
agreement. He hears from staff that the new zoning is a better option to meet the
AICUZ. This option was not available when the original development agreement
took place; it’s part of the newly adopted zoning, Chairman DeVito said.
Commissioner Rentz said he assumes this zoning designation that Habersham is
requesting works with the master plan. Mr, Merchant said it does. It's replacing the
Traditional Neighborhood Development with a similar type of district from the new
code. Mr. Merchant said they think this will “do slightly better than the old
developing standards of the old code. It's pretty much a paralle] move as far as we're
concerned.”
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Commissioner Semmler asked if this AICUZ is new since the advent of the F-35. Mr.
Merchant said it's the F-18 AICUZ, which was locked in with the development
agreement, Commissioner Semmler asked if a statement is being provided to the
developer that “airplanes will be flying over your head.” Mr. Merchant said a
disclosure to that effect is required. Commissioner Semmler said he knows that, but
people bought homes in Habersham who were never shown that, He asked if the
county would give a statement to ensure that people know it. He thinks “it might be
the time to have it in black and white,” somewhere in this agreement, and he
suggested that county legal staff might need to look at it.

Jason Mann, director of the Community Plans and Liaison Office at MCAS, said
“We'd really like an opportunity to look at this, get a handle on it, comment and
bring it back to you.” They are not anti-development, he said, and don’t want people
to be behind schedule, but it's been around for many years, and Mr, Mann thinks
giving them a few weeks should be OK. To respect the role of the Metropolitan
Planning Commission and the planning process, he said, he requests the time for the
MCAS to do its part.

Chairman DeVito said the next MPC meeting is November 16, and he asked if Mr.
Mann is confident the air station would be ready with a decision. Chairman DeVito
said there's not a week in between the planning commission meeting and the public
hearing in order to have a special meeting, so they “have to let it slip” if they table it.

Commissioner Johnston asked if Mr. Mann bears any responsibility for doing as
Commissioner Semmler had suggested: getting through to the developers or owners
to tell them about the airport noise they will hear. He suggested Colonel Peter
Buck could write them personal letters. Mr. Mann said, “We try to let everybody in
Beaufort County know ... . as part of our outreach effort,

The applicant, Bob Turner, developer of Habersham, said he was confused about
the schedule, He knows that a 30-day wait “sounds like a blip” because of the 13
years they have been developing this project, but they do have prospective
businesses awaiting answers. Mr. Turner said he'd like to know if anything can be
done before the public hearing.

The county’s planning commission meeting is November 2, Chairman DeVito said,
and the Metro Planning Commission is November 19, Chairman DeVito asked about
a joint meeting with the county planning commission on November 2. Commissioner
Semmler said they haven’t done that before, but Chairman DeVito said they did it for
the Spanish Moss Trail and the CIP approval for the referendum, so the precedent
has been set. He said they could do a joint meeting, then the county planning
commission would have their meeting, Chairman DeVito said staff could investigate
if that could be done. Mr. Merchant said this item could be taken up a half hour
before the regular meeting of the county planning commission. The MPC would hear
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the presentation, form a recommendation, and then the county planning
commission would take it over. Commissioner Semmler said this still requires that
Mr. Mann have a position by then,

Chairman DeVito said it’s already posted as a public hearing. This commission
would only entertain that one subject. Commissioner Semmler said they need a legal
announcement that the metro planning commission will be meeting that day with
the county planning commission, and the metro planning commission meeting will
only be for this one purpose. Chairman DeVito explained the difference in a public
meeting and a public hearing.

Chairman DeVito said they need a motion to table, and then it will come off the table
either on November 2 or at the next scheduled Metropolitan Planning Commission
meeting. Commissioner Semmler made a motion that the MPC table the matter,
and when the commission next meets, the matter will come off the table.
Commissioner Johnston seconded. The motion passed unanimously.

Commissioner Semmler commented that he had said $22 million was spent for
sandbags in the North Carolina beach reclamation, but it was $2.2 million.

There being no further business to come before the commission, Commissioner
Johnston made a motion to adjourn, and the meeting was adjourned at 6:42 p.m.
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CITY OF BEAUFORT
REZONING ANALYSIS RZ15-03
PUBLIC HEARING DATE: NOVEMBER 24, 2015

Applicant
The applicant is Meletis Family Limited P/S. This is a rezoning request as a result of a petition for
annexation.

Site

The property to be annexed is located at 226 Sea Island Parkway and is identified as R200 018 000
054A 0000. The property is located at the intersection of Sea Island Parkway (US 21) and Lost
Island Road (see attached Site Location Map). The property is L-shaped and has frontage on both
Sea Island Parkway and Lost Island Road. The lot is approximately 1.5 acres in area. The property
contains two buildings, both of which are currently vacant. Photos of the buildings on the lot and
of the property are attached. One building has recently been used for commercial purposes. The
other building may have been used for storage.

Annexation Issues

The property is contiguous to the existing city limits. All municipal services will be
available to the property upon annexation. Fire service in this ares of the City is provided
by a contract with Lady’s Island Fire District.

Present Zoning

The property is zoned “S1 Industrial” under the County's Community Development Code. The S1
zone permits office, manufacturing, industrial, warehousing, and uses that support them. The zone
is also designed to permit small businesses and incubator businesses. Moderate to high intensities

are permitted to achieve maximum land utilization.

Proposed Zoning

The proposed zoning for the lot is “HC Highway Commercial District” (HC). As described in the
UDO:

The HC Highway Commercial zoning district is intended to be developed and reserved for
general business purposes and with particular consideration for the automobile-oriented
commercial development existing or proposed along the City’s roadways. The regulations
which apply within this district are designed 10 encourage the formation and continuance of
a compatible and economically healthy environment for business, financial, service and
professional uses which benefit from being located in close proximity to each other; and to
discourage any encroachment by industrial, residential or other uses considered capable of
adversely affecting the basic commercial character of the district.

The HC District permits all types of office and commercial uses. A variety of auto-oriented uses
are permitted including drive-thru and drive-in restaurants, vehicle sales and service, gas stations,
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and car washes. Warehousing, wholesale sales, and light industrial services are also permitted. The
lot is located in close proximity to property in the City zoned Airport Junction Planned Unit
Development (PUD). The Airport Junction PUD has been approved for Highway Commercial
Uses (see attached Master Plan/Regulating Plan). The property at the northwest corner of Sea
Island Parkway and Airport Circle was recently annexed and zoned Highway Commercial.

Consistency with Comprehensive Plan

The Framework Plan in the City's Comprehensive Land Use Plan designaltes the area as “Urban
Neighborhoods (G-2).” An excerpt from the comprehensive plan describing the G-2 sector is
attached.

Consistency with Civic Master Plan
The Civic Master Plan does not set out a specific redevelopment plan for this area.

Land Use Compatibility

A dive shop is located adjacent to the property at the corner of Sea Island Parkway and Lost Island
Road. The Lady’s Island Airport and a produce packing operation is located across Sea Island
Parkway. A Walmart is proposed across Airport Circle from the packing operation. The area
immediately to the rear of the property is a tidat wetland (see attached aerial photo). A heating and
cooling company is located across Lost Island Road from the subject lot (see attached photos).
Residential uses are located further south on Lost Island Road,

Suitability of Property for Uses Permitted in Current Zoning District
The property is proposed for annexation, so a City zoning designation is required.

Suitability of Property for Uses Permitted in Proposed Zoning District
The property is located in close proximity to HC zoning and property zoned PUD that permits HC-

type uses.

Availability of Infrastructure
Water and sewer will need to be provided to the property. A sidewalk is located within the right-
of-way of Sea Island Parkway.

Public Notification

Letters to adjoining property owners were mailed on Navember 4. A representative of the Lady's
Island Business and Professional Association was notified of the public meetings. To date, staff
has received no public comments on the proposed rezoning.

Staff Recommendation
Staff has no objections to the rezoning classification.
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PHOTOS OF SUBJECT PROPERTY
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FG 1.5 GROWTH SECTOR 2 {G-2): URBAN NEIGHBORHOODS/TNDs
The G-2 sector contains denser, mixed-use development at the scale of neighborhood
centers, indicared by the small (1/4 mile) circles, and suburban, residential development
at the scale of walkable “traditional neighborhoods™ shown in orange. This type of
residential development creates an identifizble center organized around a smalf public
square or green, often with some civic facilities or a building such asa church or a small
storc. Local, slow-speed streets form a connected network, wich larger collector streets,
Paths form pedestrian connections linking sidewalks to internal parks and preserved
open space along the boundaries of the neighborhood. This pattern of development can
be more environmentally sensitive to its context and can pravide improved public heaith
benefits for citizens through its capacity for safe walking and cycling.

G-2 lands are typically close to thoroughfares and at key cross-road locations. Far
Beaufort, the G-2 scotor specifically includes areas that are already developed with
ncighborhood-serving rerail and service uses or at key cross-roads where future
development of this type is likely to occur,

The G-2 designarion is also used in areas where a mixture of higher densiry residential
types (e.g, small lot single family houses, rownhomes, apartment or condominium
buildings, or mixed-use buildings) are already occurming or would be appropriate

to transition between higher intensity commercial uses and existing lower density
neighborhoods, and rake advantage of proximity to existing centers of commerce,
educarion, or employment such as the university, downcown, and the hospital,

APPROPRIATE LAND USES/DEVELOPMENT TYPES:
The following community types and uses are appropriate in the G-2 scctor:

* traditional neighborhood developments

single-family and mukifamily residential
neighborhood mixed-use centers

neighborhoad-scale commercial uses (retail and office)

civic uses
light industrial uses

FG 1.6 NEIGHBORHOOD CENTERS

Neighborhood Centors, shown as the small black circles on the Framework Map, are
based on a 1/4 mile radius (a typical S-minute walk) from a key intersection. They are
intended ta be mixed-use activity cenvers serving surrounding neighborhoods with retail,
scrvices, civic uses, and higher density housing. A neighborhood center mighe typically
contain 80,000 to 120,000 square feet of commercial uses, A grocery-anchored mixed-
use development is a typical use for a neighborhood center, A conceptual mixed-use
neighborhood center for Sea Island Patkway and Lady's Island Drive was designed at the
charrette and is detailed later in this section.
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PHOTOS OF D&S HEATING & COOLING






