
BEAUFORT–PORT ROYAL 
METROPOLITAN PLANNING COMMISSION 

AGENDA 
1911 Boundary Street, Beaufort, SC  29902 
Phone:  843-525-7011 ~ Fax:  843-986-5606 

Monday, March 16, 2020, 5:00 P.M. 
Council Chambers, Beaufort City Hall, 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." 
 
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 
 
II. Pledge of Allegiance 
 
III. Review Commission Meeting Minutes: 

 
A. December 16, 2019 Regular Meeting Minutes 

 
IV. Commission Recognition 
 

A. Bill Harris 
 

B. Robert Semmler 
 

V.   Questions Relating to Military Operations 
 
VI. Lady’s Island Village Center Study Presentation – Paul Butare 
 
VII. Review of Projects for the City of Beaufort: 

A. City of Beaufort – Rezoning.  Rezoning of .31 acres at 2411 Oak Haven Street.  The 
property is further identified as District 120, Map 5, Parcel 277A.  Applicant:  Sam Levin. 

B. Update of Council Actions 
 

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

A. Town of Port Royal – Text Amendment. An amendment to Article 4, Specific to Use, of 
The Port Royal Code.  The amendment would allow Campground Recreation Facilities in 
the T4 Neighborhood Center transect district. 
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B. Town of Port Royal – Rezoning Request.  Rezone 1.19 acres at 100 Windsor Road and 

616 Parris Island Gateway.  The property is further identified as District 112, Map 31A, 
Parcels 182 and 218.  The applicant is Lowcountry Habitat for Humanity.  The property 
currently sites the offices for Lowcountry Habitat for Humanity as well as the Lowcountry 
Habitat for Humanity Restore.  The current zoning designation is T4 Neighborhood Center.  
The requested zoning designation is 4 Neighborhood Center - Open. 

 
C. Update of Council Actions 

 
XI. Review of Projects for Beaufort County: 

 
A. Beaufort County – Zoning Map Amendment.  Zoning Map Amendment for 18.3 acres at 

the Intersection of Bay Pines Road and Laurel Bay Road from T2 Rural and S1 Industrial to 
C4-Community Center Mixed-Use District. 

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



 

Metropolitan Planning Commission 
Meeting Minutes – December 16, 2019 

1 CALL TO ORDER 

A meeting of the Metropolitan Planning Commission was held at Council Chambers, Beaufort City 
Hall, 1911 Boundary Street, Beaufort, SC on December 16, 2019   

2 ATTENDEES 

Attendees: Michael Tomy (Chairman), James Crower (Vice-Chairman), Judy Alling, Bill Bardenwerper, 
Caroline Fermin, Jason Hincher. 

3 MEMBERS NOT IN ATTENDANCE 

None 

4 APPROVAL OF MINUTES 

A motion was made to approve the meeting minutes of November 18, 2019 by Caroline Fermin and 
seconded by Bill Bardenwerper. The motion passed unanimously. 

5 REPORTS 

None  

6 NEW BUSINESS 

City of Beaufort Agenda Item: 
A. Community and Economic Development 

a. Major Subdivision: Subdividing six lots located at 142 Robert Smalls Parkway.  The property is 
further identified as District R122, Map 29, Parcel 102H. Applicant: Beaufort Design Build 
 
Mr. Hincher recused himself because his son works for Ward Edwards.   
 
Motion: Ms. Fermin made a motion to approve the annexation request as submitted, 
seconded by Mr. Cromer.  The motion passed unanimously with the one exemption. 

Town of Port Royal Agenda Item:  none 

Beaufort County Agenda Item:  none 
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7 UPDATE CITY COUNCIL ACTIONS (AGENDA ITEM V. B) 

Presented by David Prichard, Community and Economic Development Director.  

City Council Meeting of November 26, 2019  
• 2nd reading was approved for Distant Island Annexation (moving a lot line); passed unanimously 

City Council Meeting of December 10, 2019 

• 1st reading approved for Lady’s Island Cinema Annexation (lot line adjustment); passed 
unanimously. 

• 2nd reading on the Ordinance amending Chapter 10; passed except they pulled the HRB where 
removing the mandatory seat for the HBF and tabled it in their language; they want to form a 
cooperative panel with HBF to work out any differences and misunderstandings prior to going 
back for a 2nd reading, possibly in February. 

• 2nd reading amendment removing the prohibition on apartment buildings being more than 160’ in 
length. There still remains a maximum of 160’ in T5-UC at the street frontage and in T4-N 
maximum is 100’. 

It was asked by the Commissioners about the status of the amendments of the “shalls to shoulds” 
language.  Mr. Prichard said he passed to Council the MPC’s feelings about the “shalls to shoulds”.  It 
went to public hearing, Mr. Prichard said, and Council took out the “shoulds” and let public comment 
on those items as they stand. Then it went before the Affordable Task Force for discussion and they 
felt not ready to make a recommendation.  It will be revisited, he said.  

Chairman Tomy made a motion, seconded by Mr. Cromer to adjourn the meeting. 
 

 
   

Chair  Date of approval 
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Staff Report for MPC 

From the Director of Community and Economic Development 

 
 

March  16, 2020  

SUBJECT:  Re-zoning request (map amendment) for 2411 Oak Haven 
Street (R120 005 000 277A 0000)  
 
Mr. Sam Levin has requested a rezoning of his property in accordance with the Beaufort 
Development Code § 9.16.2. 
 
In accordance with the Beaufort Development Code §9.16.3.C.2 the MPC “shall study the 
proposed amendment, taking into account all factors that it may deem relevant, including but 
not limited to”: 

a. Consistency with the Comprehensive Plan and Civic Master Plan; 
b. Compatibility with the present zoning, with conforming uses of nearby property, and 

with the character of the neighborhood; 
c. Suitability of the property that would be affected by the amendment; 
d. Compatibility with the natural features of – and any archaeological or cultural resources 

on – the property; 
e. Marketability of the property that would be affected by the amendment; and 
f. Availability of roads, sewer, water, and stormwater facilities generally suitable and 

adequate for the affected property. 
 
In accordance with the Beaufort Development Code §9.16.3.C.3 the MPC shall recommend 
approval, modified approval, or denial of the amendment 
 



STAFF ASSESSMENT 
Regarding “a” above:   
Public Involvement and Formal Procedure. “A week-long charette was held in November 2008 
to obtain public input in the comprehensive planning process.”1 City Council established a 17-
member advisory committee to guide preparation of the City’s 2009 Comprehensive Plan and 
to serve as a source of public input.2 In May 2009, the draft 2009 comprehensive plan was 
released for public review and comment.3 In September of 2009, city council, the advisory 
committee, and the joint planning commission held a joint workshop on the draft 
comprehensive plan.4 In October 2009, the joint planning commission held a workshop on the 
draft plan.5 On November 12, 2009, the City of Beaufort – Town of Port Royal Joint Municipal 
Planning Commission passed a resolution recommending adoption of “Vision Beaufort 2009 
Comprehensive Plan” as the comprehensive plan for the City of Beaufort. A public hearing on 
the  recommended adoption of comprehensive plan was held on November 24, 2009, with the 
public notice of the hearing published in The Beaufort Gazette on October 25, 2009.6 After a 
first reading on November 24, 2009 and a second reading on December 8, 2009, the City 
Council of the City of Beaufort, SC, adopted “Vision Beaufort 2009 Comprehensive Plan” as the 
comprehensive plan of the City of Beaufort.7 

“Upon adoption of the Comprehensive Plan, Beaufort’s City Council gave the city’s 
Redevelopment Commission the . . . [task of translating] the Comprehensive Plan vision into 
specific parcel-level plans for public and private investment”.8 “The planning process spanned a 
period of two years and included many stakeholder meetings, several design charettes, 
numerous public workshops, and extensive discussion and review with non-profit partners.”9 
The result was the Civic Master Plan and the intent was “to implement the recommendations in 
the Vision Beaufort 2009 Comprehensive Plan”.10 On November 18, 2013, the Beaufort - Port 
Royal Metropolitan Planning Commission unanimously passed a resolution recommending 
adoption of the Civic Master Plan as an amendment to the 2009 comprehensive plan. On 
January 14, 2014, a public hearing before city council was held; public notice of the hearing was 
published in The Beaufort Gazette on December 13, 2013. On February 11, 2014, City Council 

 
1 City of Beaufort Ordinance (O-24-09) adopting “Vision Beaufort 2009 Comprehensive Plan” as the official 
comprehensive plan of the City of Beaufort 
2 City of Beaufort Resolution (R-12-08) 
3 City of Beaufort Ordinance (O-24-09) 
4 Ibid 
5 Ibid 
6 Ibid 
7 Ibid 
8 Civic Master Plan, City of Beaufort, South Carolina, adopted 2/11/2014. p.7 
9 City of Beaufort Ordinance (O-2-14) 
10 Ibid 



passed an ordinance, after two readings, amending the comprehensive plan by adopting the 
Civic Master Plan.11 

Consistency with the Comprehensive Plan and Civic Master Plan. The Vision Beaufort 2009 
Comprehensive Plan, aka Vision Beaufort | 2020 Comprehensive Plan, “recognizes that in order 
to prepare for a more compact and sustainable future, new development must be higher in 
density than at present. In essence, the next century for Beaufort will be a period during which 
it must mature into a moderately dense, urban city to effectively and efficiently provide 
services and attract needed investment.”12 The comprehensive plan lays out the future land use 
of the city through the framework plan. “The Framework Plan is a land use policy map intended 
to provide guidance to Beaufort’s leaders as they make decisions on where and how the 
community should grow. It provides the overall structure for orchestrating appropriate patterns 
of growth and environmental conservation throughout the community.”13  

The parcel in question lies within the framework zone G2 Urban Neighborhoods/TNDs, which 
foresees the following zoning districts:  T2, T3, T4, and T5.14 “G2 lands are typically close to 
thoroughfares and at key cross-road locations . . . [and is] used in areas where a mixture of 
higher density residential types (e.g., small lot single family houses, townhomes, apartment or 
condominium buildings, or mixed use buildings) are already occurring or would be appropriated 
to transition between higher intensity commercial uses and existing lower density 
neighborhoods, and take advantage of proximity to existing centers of commerce, education, or 
employment such as the university, downtown, and the hospital.”15  

The parcel also lies within a designated regional center. “Regional Centers are mixed-use 
activity centers with employment and commercial uses that attract people from beyond the 
immediate neighborhoods and from surrounding communities. These centers are appropriate 
for commercial and employment development as well as the area’s highest density housing.”16 

“The purpose of the Civic Master Plan is to identify and prioritize the allocation of public 
investment in the City of Beaufort’s infrastructure.”17 The Civic Master Plan’s redevelopment 
strategy for South Ribaut Road, “proposes a gradual transformation into a walking-friendly 
neighborhood corridor anchored by a fire station and new housing opportunities. Buildings 
would be set close to the street with parking areas to the side and rear of the building. Over 

 
11 Ibid 
12 Vision Beaufort 2009 Comprehensive Plan, adopted by City Council 12/08/2009, p.46 
13 Ibid, p.55 
14 Ibid 
15 Ibid, p.67 
16 Ibid, p.69 
17 Civic Master Plan, City of Beaufort, South Carolina, adopted 2/11/2014, p.4 



time, the underutilized parking areas and single-story structures would transition to more 
economically viable small and medium-sized multi-story buildings”.18 

Regarding “b” above: 
Compatibility with the Present Zoning, with Conforming Uses of Nearby Property, and with 
the Character of the Neighborhood. The parcel is currently zoned T3-S and is immediately 
adjacent to property zoned T5-UC. The T3-S (Suburban District) “is single-family residential in 
character, with less development than other Transect-based [sic] districts within the city. While 
almost exclusively residential, civic and park functions are also complementary to the character 
within the district”.19  

The Urban Corridor District (T5-UC) “consists of higher density, mixed-use buildings that 
accommodate retail, rowhomes, offices, and apartments located along primary 
thoroughfares.”20  

The current house and the adjacent houses are roughly 40 years old. Until recently the large 
parcel to the east was a mobile home park. The parcel of land that was a mobile home park was 
rezoned to T5-UC by the same applicant.  

Regarding “c” above: 
Suitability of the property that would be affected by the amendment. The property would 
become part of a larger property, which is already zoned T5-UC. The to-be-combined property 
is well situated for future development as T5-UC in terms of size, location, and vicinity to 
employment centers.  

Regarding “d” above: 
Compatibility with the natural features of – and any archaeological or cultural resources on – 
the property.  Staff is unaware of any archaeological or cultural resources on the property. 

Regarding “e” above: 
Marketability of the property that would be affected by the amendment. The property under 
T5-UC would allow for a broader range of uses, and, therefore, should be more marketable.  

Regarding “f” above: 
Availability of roads, sewer, water, and stormwater facilities generally suitable and adequate 
for the affected property.  Public infrastructure currently exists. Suitability and adequacy of the 
infrastructure, given the future-plans for the property, will be assessed during development 
review by the Technical Review Committee in accordance with the Beaufort Development Code 
Chapter 7 (Land Development) and Chapter 9 (Development Review Procedures). 

 
18 Ibid, p.171 
19 The Beaufort Development Code, July 10, 2018, p.11 
20 Ibid, p.13 



STAFF OPINION 
Given that the rezoning request is compatible and in accordance with the vision and goals of 
the City of Beaufort; and  

Given that this vision and these goals were established through a democratic process and with 
public input and public participation; and  

Given that these goals were recorded in the form of a comprehensive plan for all to see and 
reference; and 

Given that the comprehensive plan was created through the leadership of the planning 
commission, responsible for determining a specific plan for the future of the city; and  

Given that the city council of the City of Beaufort adopted the comprehensive plan (and Civic 
Master Plan) by ordinance; and  

Given that, the change of zoning to T5-UC is consistent with the nearby development pattern; 
and 

Given that, it is reasonable to expect that the change of zoning to T5-UC will improve the 
marketability of the property; and 

Given that, any future development of the property will be able to take advantage of existing 
infrastructure; 

The request to rezone to T5-UC is acceptable. 
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MEMORANDUM 

To:  BEAUFORT–PORT ROYAL METROPOLITAN PLANNING 

COMMISSION 

From:   Linda Bridges, Planning Administrator 

Subject:  Amend Article 4, Specific to Use, of The Port Royal Code 

Meeting Date:  March 16, 2020 

 

Currently The Port Royal Code makes no allowance for a Campground in any transect district. 

The following amendments to The Port Royal Code have been submitted to staff. The 

amendments will: 

 Allow, Recreational Campground as a Use in The Port Royal Code 

 Allow the Use in the T4 Neighborhood Center transect 

 Establish Conditions for the Use 

 

Analysis 
 

The 2009 Comprehensive Plan, in the Chapter – Economic Development, a Community Principal 

states: Our government services will be fiscally responsible and maximize return on investment. 

We will support entrepreneurial ventures which strengthen our local economy. 

 

A stated Goal to accomplish this:  Port Royal will support the growth and development of quality 

jobs and businesses in the community. 

 

 As proposed the text amendment will add the use Campground as a Conditional Use to 

the Article 4 Specific to Use chart 

 Limit the use to transect T4 Neighborhood Center 

 Provide a definition for the use. 

 Provide conditions/limitations for the use. 

 

Please find attached  

 the applicant’s requested text amendment (Exhibit A) 

 The Town’s current Zoning Map (Exhibit B) 
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MEMORANDUM 
 

 

 

 

TO: Metropolitan Planning Commission 

FROM: Robert Merchant, AICP, Beaufort County Community Development Department 

DATE: March 6, 2020 

SUBJECT: Zoning Map Amendment/Rezoning Request for 18.3 acres (R100 024 000 032A 

0000, R100 024 000 0276 0000, R100 024 000 030C 0000, and R100 024 000 

033A 0000) at the Intersection of Bay Pines Road and Laurel Bay Road from T2 

Rural and S1 Industrial to C4-Community Center Mixed-Use District;  Applicant: 

Robert M. Deeb 

 

 

STAFF REPORT: 

 

A. BACKGROUND: 

 Case No. ZMA-2020-02 

 Owner/Applicant: Regent Equipment Rentals and Sales, Inc.; Lake Moultrie 

Construction, Inc.; and N. Etheleen and Lowell Landon 

(Representative Robert M. Deeb)  

 Property Location: Located at the northeast corner of the Bay Pines Road/Laurel 

Bay Road intersection. 

 District/Map/Parcel: R100 024 000 032A 0000, R100 024 000 0276 0000, R100 

024 000 030C 0000, and R100 024 000 033A 0000 

 Property Size: 18.3 acres 

 Current Future Land Use 

 Designation: Light Industrial and Neighborhood Mixed Used 

 Current Zoning District: S1 Industrial and T2 Rural 

 Proposed Zoning District: C4-Community Center Mixed-Use (C4-CCMU) 

 

 

B. SUMMARY OF REQUEST: 

The applicant seeks to change the zoning of 4 parcels making up 18.3 acres at the northeast 

corner of Bay Pines Road and Laurel Bay Road.  Three of the properties are currently zoned 

S1 – Industrial.  The easternmost parcel is zoned T2 Rural (see attached map).  The applicant 

seeks C4 Community Center Mixed-Use zoning to facilitate the development of multi-family 

workforce housing on the site.   

 

C. EXISTING ZONING:   
Three parcels making up 8.3 acres are currently zoned S1 Industrial.  While S1 Industrial 

permits office, manufacturing, industrial, warehousing and limited retail, it does not permit 

residential development.  The easternmost 10 acres is zoned T2 Rural, which permits 
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residential development at a density of one dwelling unit per 3 acres in addition to 

agricultural uses and limited retail. 

 

D. PROPOSED ZONING:  The Community Center Mixed Use (C4) Zone provides for a 

limited number of retail, service, and office uses intended to serve the surrounding 

neighborhood. These are smaller uses and not highway service types of uses. The intensity 

standards are set to ensure that the uses have the same suburban character as the surrounding 

suburban residential areas. They are intended to blend with the surrounding areas, not 

threaten the character of the area. The district also permits multi-family development with a 

density of 12 dwelling units per acres and maximum height of 3 stories. 

 

E. COMPREHENSIVE PLAN FUTURE LAND USE MAP: The western most 8.3 acres are 

designated as Light Industrial.  The Comprehensive Plan states that uses in this category 

should include, but are not be limited to, business parks, research and development centers, 

product assembly, distribution centers, cottage industries, and light and heavy industrial uses.  

The remaining 10 acres is designated as Neighborhood Mixed-Use.  In neighborhood mixed-

use areas, residential is the primary use, with some supporting neighborhood retail 

establishments.  New development is encouraged to be pedestrian-friendly, have a mix of 

housing types, a mix of land uses and interconnected streets.  The maximum gross residential 

density is approximately two dwelling units per acre.  No more than 5% to 10% of the land 

area should consist of commercial development.  Commercial uses providing neighborhood 

retail and services are limited to collectors and arterials and within master planned mixed-use 

developments.   

 

F. AIR INSTALLATIONS COMPATIBLE USE ZONE (AICUZ):  The project is located 

outside of the AICUZ and therefore is not subject to the restrictions in the MCAS Airport 

Overlay Zone.  The AICUZ is the area designated by MCAS where there are higher decibel 

levels and potential for accidents due to military aircraft operations. 

 

G. NORTHERN BEAUFORT COUNTY REGIONAL PLAN 

The proposed parcel is located within the growth boundary as put forth in the Northern 

Beaufort County Regional Plan.  The regional plan and the intergovernmental agreement that 

implements the plan require that all increases in zoning in unincorporated Beaufort County 

located within the growth boundary explore options to annex into the appropriate 

municipality – in this case the City of Beaufort. The intergovernmental agreement states the 

following:    

 

The county shall encourage any landowner who seeks an increase in densities/intensities 

under current zoning on lands that are not contiguous to a municipality but within the 

growth boundary, to explore ways to annex the land. If annexation is not feasible, 

following the procedures outlined in Section G (below) the County will consult with the 

Planning Staffs of the City of Beaufort and the Town of Port Royal to determine the 

following: a. Whether the proposed zoning amendment or planned unit development is 

consistent with the Comprehensive Plan of the municipality in whose future growth area 

the proposed development is located; and b. Whether the proposed zoning amendment or 

planned unit development is consistent with the Northern Beaufort County Regional Plan. 
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This report has been sent to the City of Beaufort staff.  Beaufort County staff will consult 

with City staff to determine whether annexation is feasible and whether this rezoning is 

consistent with the Northern Regional Plan. 

 

H. STAFF RECOMMENDATION: 

Staff will provide a recommendation at the March 16, 2020 Metropolitan Planning 

Commission Meeting 

 

I. ATTACHMENTS: 

 Zoning Map (existing and proposed) 

 Location Map 
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