
 

Planning Commission Agenda 
Monday, June 7, 2021 at 6:00 p.m. 

Buckwalter Recreation Center 

905 Buckwalter Parkway, Bluffton, SC 29910 

 

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 ‐ May 3, 2021 

5.  APPROVAL OF AGENDA 

6.  CITIZEN COMMENTS (Comments are limited to 3 minutes.)   

________________________________________________________________ 

PUBLIC HEARING 
 

 

 

7.  2040 Comprehensive Plan (Envision Beaufort County) 
 
8.  Text Amendment to Comprehensive Plan Chapter 12 Priority 
Investment – to include an Environmental Education Center at Bindon 
Plantation (R710 012 000 014 0000); Applicant: Anthony J. Criscitiello 
 
 

APPEALS 
________________________________________________________________ 
 
9.  Oyster Cove Campground – Administrative Appeal for 56 Acres, 
Parcel A, Callawassie Drive; Conceptual Plan Approval for Oyster Cove 
Campground Phase I (R600 009 000 0113 0000) 
 
 

DISCUSSION ITEMS 
________________________________________________________________ 
 
10.  July Planning Commission Meeting date to be revised due to holiday 
schedule 
 
11.  CHAIRMAN’S REPORT 
 
12.    ADJOURNMENT 
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The regular meeting of the Beaufort County Planning Commission (hereinafter “Commission”) was held 
in Council Chambers on Monday, May 3, 2021, 6:00 p.m. 
  
Members Present: 
Mr. Ed Pappas, Chairman                Dr. Caroline Fermin                 Mr. Randolph Stewart, Vice Chairman 
Ms. Diane Chmelik                          Mr. Jason Hincher 
Mr. Frank Ducey                       
         
Members Absent:   
Ms. Cecily McMillan 
Mr. Jimmie Lawrence Jr 
Mr. Kevin Hennelly                                             
 
Staff Present: 
Mr. Robert Merchant, BC Planning and Zoning Acting Director 
Mr. Noah Krepps, BC Long Range Planner 
Ms. Diane McMaster, Senior Administrative Specialist 
 
 
CALL TO ORDER:  Chairman Ed Pappas called the meeting to order at 6:00 p.m.  
 
PLEDGE OF ALLEGIANCE:  Chairman Ed Pappas led those assembled in the pledge of allegiance.  
 
REVIEW OF MEETING MINUTES:  The Commissioners reviewed the April 5, 2021, and April 20, 
2021, Workshop minutes, and Chairman Ed Pappas asked for a motion to approve same.  Dr. Caroline 
Fermin made a motion to approve the both sets of minutes as submitted, and Mr. Jason Hincher seconded 
the motion.  Vice Chairman Randolph Stewart abstained from voting to approve the April 20, 2021, minutes 
since he was not present at the Workshop.  There was unanimous support for the motion. 
 
AGENDA REVIEW:  Chairman Ed Pappas asked if there were any revisions or additions to the meeting 
agenda.  There were none. 
 
CITIZEN COMMENTS:  Chairman Ed Pappas asked if there were any non-agenda citizen comments. 
 
Mr. Steve Andrews, who is with a local engineering firm, expressed interest in the Oyster Cove 
Campground issue.  This matter is tentatively scheduled to be heard at the June 7, 2021, Planning 
Commission meeting. 
 
ACTION ITEMS: 
Northern Beaufort County Zoning Map Amendment/Rezoning Request for 5.23 acres (R100 027 000 
042B 0000) approximately 80 feet east of the intersection of Joe Frazier Road and Adams Way from T2 
Rural to T2 Rural Center;  Applicant: Billy Jay and Frank O. Plair Family Trust. 
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Mr. Noah Krepps presented an overview of the applicant’s request and stated that the property is designated 
legal non-conforming use.  Planning staff is not in favor of the rezoning because it will create a spot zoning 
issue. 
 
Mr. Billy J. Plair, one of the applicants, operates a moving/storage company on the property.  The property 
is currently for sale, and there is a desire to correct the zoning to allow for warehousing which is not allowed 
under T2 Rural.  Three (3) separate warehouse structures exist on the property. 
 
Chairman Ed Pappas requested a motion to accept the rezoning request regarding 5.23 acres located 
approximately 80 feet east of the intersection of Joe Frazier Road and Adams Way from T2 Rural to T2 
Rural Center.  Mr. Jason Hincher recused himself from the vote because he is related to the applicant by 
marriage.  Mr. Frank Ducey made the motion to accept said rezoning request and Dr. Caroline Fermin 
seconded the motion.  The motion to accept passed by a vote of 4:1  (For:  Pappas, Chmelik, Fermin, 
Ducey and Against:  Stewart and Recused:  Hincher). 
 
CITIZEN COMMENTS:  Mr. Shumway stated he was not in favor of the rezoning. 
 
DISCUSSION ITEMS:   2040 Comprehensive Plan 
 
Mr. Robert Merchant gave a brief update regarding the 2020 Beaufort County Comprehensive Plan.  
Chairman Pappas stated that Part 2 of the Comp Plan, the Action Plan, was incomplete and would require 
additional work. 
 
Mr. Frank Ducey provided the following comments: 
 

 Need for more septic system inspections / plan for replacements; 
 More bike path planning in order to protect cyclists; and 
 Effectiveness of disseminating the Plan to high school students 

 
CITIZEN COMMENTS: 
 
Ms. Dawn Paige, Lowcountry Equitable Land Trust, is an advocate for land retention.  Her focus is on 
conservation/timberland easements and land loss issues. 
 
Ms. Sara Reynolds-Green, a resident of St. Helena, supports the idea of reaching more communities for 
their input regarding the Plan update. 
 
Ms. Sally Lumbard, a resident of St. Helena, supported the idea of reaching more residents/communities 
and indicated that many families do not have access to the internet. 
 
Mr. Wade Smith spoke in favor of sharing the Plan with school students. 
 
CHAIRMAN’S REPORT:  Chairman Pappas reminded all Commission members about the APA 
Conference scheduled for May 5 – 7, 2021. 
 
NEW/OTHER BUSINESS: 
New Business:   Another Comprehensive Plan Workshop will be scheduled during the month of May 2021, 
but no definitive date was set during the meeting. 
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Other Business:  The next Planning Commission meeting is scheduled for Monday, June 7, 2021, 6:00 
p.m., at the Buckwalter Recreation Center in Bluffton.  Additional meeting details will be made available 
prior to the June 7 meeting date. 

 
ADJOURNMENT:  With no further business to discuss, Chairman Ed Pappas adjourned the meeting at 
7:20 p.m. 
 
SUBMITTED BY: Diane McMaster  

Community Development Senior Administrative Specialist 
    

 
____________________________________ 
Ed Pappas  
Beaufort County Planning Commission Chairman 

 
                   Date:  ______________________  

  



 

 

 

   

MEMORANDUM 
 
 

To: Beaufort County Planning Commission 

From: Robert Merchant, AICP, Acting Planning and Zoning Director 

Subject: Draft 2040 Beaufort County Comprehensive Plan 

Date:  May 28, 2021 

 

 

The official public hearing on the draft document Envision Beaufort County; 2040 Comprehensive Plan, 

will be held at your Monday, June 7 meeting. In addition to the official public hearing, we have scheduled 

two community workshops for later that week. Given the impact that COVID restrictions may have had 

on the public input process, we felt additional outreach efforts were important. While the Monday public 

hearing will be in the traditional public hearing format, the community meetings will be much more 

informal, with one-on one or small group discussions taking place. 

 

Comments on the plan have been recorded in spreadsheet format that we hope to share with you at your 

upcoming meeting. There have been over 175 comments to date (several groups made numerous 

comments). Many of the comments resulted in a rephrasing of a strategy or action, and the revised 

language is included in the spreadsheet. Some comments are recorded, but no change is proposed to be 

made to the plan; this is also noted in the spreadsheet. Finally, there are several comments that staff would 

like your guidance on how to address. These are noted in the spreadsheet and we will highlight these 

when we distribute the document for your review. The spreadsheet will then be updated with public 

comments made at the hearing and community workshops.  

 

We will take public comments on the plan until mid-June. We’d like to schedule a Planning Commission 

workshop late in the month to review the final list of comments and agree on the changes you want made 

before your final review and recommendation on the plan.  

 

To recap the schedule for continued review of Envision Beaufort County 2040: 

 

 Planning Commission Public Hearing. Monday, June 7. 6:00 PM. Buckwalter Recreation 

Center, 905 Buckwalter Parkway, Bluffton.  

 Community Meeting. Tuesday, June 8. 5:00 to 7:00 PM. Burton Wells Recreation Center, 1 

Middleton Recreation Drive, Beaufort. 

 Community Meeting. Thursday, June 10. 5:00 to 7:00 PM. St. Helena Branch Library, 6355 

Jonathan Francis Senior Road, Beaufort. 

 Public comment due date. Mid-June. 

 Planning Commission workshop. Final review of public comments. Late-June. 

 Design Workshop revises plan. July. 

 Planning Commission Meeting. Monday, August 2. Final review and resolution recommending 

adoption of Envision Beaufort County 2040.  

 

The draft Beaufort County Comprehensive Plan can be viewed online at 

www.envisionbeaufortcounty.com or at any of the Beaufort County Library branches. 

 

We look forward to seeing you on Monday, June 7 at 6:00 PM at Buckwalter Recreation Center.   

 

 

http://www.envisionbeaufortcounty.com/
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MEMORANDUM 
 
 

To: Beaufort County Planning Commission 

From: Robert Merchant, AICP, Acting Planning and Zoning Director 

Subject: Text amendment to the Beaufort County Comprehensive Plan to Amend Chapter 12 (Priority 

Investment) to include an Environmental Education Center at Bindon Plantation in the 10-

year Capital Improvements Plan (CIP) 

Date:  May 28, 2021 

 

 

STAFF REPORT: 

 

A. BACKGROUND: 

Applicant: Anthony Criscitiello 

Proposed Text Change: Amend Chapter 12 (Priority Investment) of the Beaufort County 

Comprehensive Plan to include an Environmental Education Center at 

Bindon Plantation in the 10-year Capital Improvements Plan (CIP) 

 

B. SUMMARY OF REQUEST.  Anthony Criscitiello, the former director of the Beaufort County 

Community Development Department and resident of the Sheldon community, is requesting an amendment to 

the existing 2010 Beaufort County Comprehensive Plan. The proposal is to amend the 10-year Capital 

Improvements Plan in the Priority Investment Chapter to include an Environmental Education Center at 

Bindon Plantation. Bindon Plantation is a 1,317 acre parcel located on US 17 in northern Beaufort County 

approximately 2 miles from Points South. The property is preserved by a conservation easement purchased by 

the Rural and Critical Lands Preservation Program (RCLPP) in 2012.  The proposal calls for the RCLPP to 

purchase 50 acres to develop a passive park. This park was originally intended to be a future phase of the 

preservation of Bindon Plantation. The park is also referenced in the Bindon Plantation Conservation 

Easement addendum that outlined the Beaufort County Open Land Trust’s plans for the property.   

 

C. PROJECT HISTORY.  The applicant has provided a good summary of the history of Bindon 

Plantation in the attached application. Bindon Plantation was annexed by the Town of Yemassee in 2006 and 

approved for 1,300 homes and 450,000 square feet of commercial. The recession took its toll on development 

plans for the property and in 2012 a conservation easement for the entire 1,317 acres was purchased through 

the RCLPP for $2.5 million with $484,850 coming from a grant from the NOAA Coastal and Estuarine Land 

Conservation Program (CELCP). The County received an additional $1.2 million from the CELCP program to 

fund the fee simple purchase of 50 acres of the property to develop a passive park with an environmental 

education center. The County and BCOLT had to return the funds to NOAA due to procedural issues regarding 

the appraisal of the property’s value.  

Since that time, the County has not taken any further actions to develop a park at Bindon. The County has, 

however, devoted significant staff support and resources to develop a Passive Park Program which has given 

us Crystal Lake Park, Widgeon Point Preserve, Fort Frederick Preserve, and Fort Fremont Preserve with many 

other parks in the planning stage (Whitehall Park, New Riverside, Ford Shell Ring, Okatie Passive Park, 

Pineview, and Bailey Memorial Park to name a few). Even with these successes, there are 50 fee simple 

properties purchased through the RCLPP across Beaufort County with the potential to be developed as passive 

parks. At the same time, there are limitations to park development funding and staff support. 
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D. ISSUES TO CONSIDER:   

1. The County does not own the property:   

 The County neither owns the property nor has assurance that the current property is willing to sell. 

These issues would need to be resolved before any future actions could be taken on the proposal. The 

property, once delineated, would need to be appraised to start negotiations with the RCLPP on the 

purchase price.  

2. The County does not have the funds to develop the property:   

 Even if the County were to acquire the property, all existing RCLPP funds designated for passive park 

development have been obligated via County resolution for other projects.  Depending on the extent of 

the proposal, the project could well exceed $3 million based on the amenities shown in the attached 

concept plan. Funding for park improvements would need to come from other funding sources or 

possible future RCLPP referendum dollars set aside for passive park development. 

3. There is no existing strategy to address operations and maintenance:   

 Having an environmental education program open to the public would require staff and operations and 

maintenance resources. Fort Fremont is a comparable facility, but its success is dependent on having 

its interpretive center staffed by volunteers from the Friends of Fort Fremont. A similar partnership 

with a highly motivated and talented non-profit would be necessary to adequately staff the proposed 

environmental education center.    

 

E. RECOMMENDATION:  Staff is not opposed to the project being included in the Priority Investment 

Chapter, but recognizes that if County Council should agree to this amendment, it would mean that they are 

committed to purchasing this property and making it a priority for passive park development within the next 10 

years. This commitment would mean identifying funds to develop the park and having the financial 

commitment to staff and maintain the environmental education center. Also, if this proposed amendment is 

agreed upon, the draft 2040 Beaufort County Comprehensive Plan must be revised to carry this project forward 

in the updated plan. 

 

F. ATTACHMENTS: 

 Bindon Plantation Concept Plan 

 Amendment Application 
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