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  TOWN OF SULLIVAN’S ISLAND, SOUTH CAROLINA 

PLANNING COMMMISSION  

REGULAR MEETING MINUTES 

Wednesday, September 9, 2015 

 

A regular meeting of the Town of Sullivan’s Island Planning Commission was held at 6:30 p.m., 

Wednesday, September 9, 2015 at Town Hall, 2050-B Middle Street, all requirements of the 

Freedom of Information Act satisfied.  Present: Commissioners Chair Gary Visser, Vice-Chair 

Hal Currey, Sydney Cook, Charles Cole, Carlsen Huey, Carl Hubbard and Manda Poletti. Staff 

members present:  Zoning Administrator Henderson, Asst. to Administrator Darrow, Building 

Official Robinson and Water/Sewer Manager Gress. 

 

Call to Order.  Chair Visser called the meeting to order, stated press and public were duly 

notified pursuant to state law and all Commissioners present.  Approximately 33 people were 

present in audience; no media. 

 

I.  Approval of Agenda – Commission approved agenda with no changes 

 

II.  Approval of Minutes 

 

MOTION:  Mr. Cole moved to approve the August 12, 2015 minutes; seconded by 

Mr. Huey; MOTION UNANIMOUSLY PASSED. 

 

III.   Subdivision Requests 

 

1. 2214 Middle Street:  Jerry Kaynard, applicant, requests approval of a parcel 

subdivision in accordance with Zoning Ordinance § 21-12, 21-49 and 21-51 

(Regulations for subdivision of split-zoned parcels).  [TMS# 529-05-00-032, 090, 

091] 
 

Zoning Administrator Henderson reviewed the proposal for this subdivision request of a split-

zone lot within Community Commercial Overlay District #1 (CCOD#1), provided for by the 

aforementioned sections of the Town’s Zoning Ordinance.  Zoning Administrator Henderson 

reported the application has been through staff review in multiple departments (water, admin, 

building, fire, police and legal). Staff recommends approval of this request. 

 

MOTION:  Ms. Poletti moved to approve the request for parcel subdivision of 2214 

Middle Street (TMS# 529-05-00-032, 090, 091) in accordance with Zoning 

Ordinance § 21-12, 21-49 and 21-51 (Regulations for subdivision of split-zoned   

parcels); seconded by Mr. Hubbard.  MOTION UNANIMOUSLY PASSED.   

   

2.  2216 Middle Street:  Jerry Kaynard, applicant, requests approval of a parcel 

    subdivision in accordance with Zoning Ordinance § 21-12, 21049 and 21-51 

    (Regulations for subdivision of split-zoned parcels).  [TMS# 529-05-00-031, 095] 

 

Approved at the November 9, 2015 Planning Commission Meeting



 

 

2 

 

Zoning Administrator Henderson reviewed the proposal for this subdivision request of a split-

zone lot within Community Commercial Overlay District #1 (CCOD#1), provided for by the 

aforementioned sections of the Town’s Zoning Ordinance.  Zoning Administrator Henderson 

reported the application has been through staff review in multiple departments (water, admin, 

building, fire, police and legal). Staff recommends approval of this request. 

 

MOTION:  Vice-Chair Currey moved to approve the request for parcel 

subdivision of 2216 Middle Street (TMS# 529-05-00-031, 095) in accordance with 

Zoning Ordinance § 21-12, 21-49 and 21-51 (Regulations for subdivision of split-

zoned parcels); seconded by Ms. Poletti.  MOTION UNANIMOUSLY PASSED.   

 

III. Public Hearing 

 

1. Text Amendments for Conservation Easement Uses and Structures:  Zoning 

Ordinance text amendments to allow stand-alone structures and recreational uses 

on residentially zoned properties when a conservation easement has been 

established.  [Z.O. § 21-203 (Definitions), § 21-20.c (RS District Special Exception 

requirements), § 21-137 (Restrictions-Accessory Structures)] 

 

Staff Comments 

Zoning Administrator Henderson provided the Staff report 

Timeline/Background:   

June 2014:  Citizen approached Town requesting to establish a stand-alone structure on a lot with 

a conservation easement. 

 

March 17, 2015:  Citizen made his presentation and request to Town Council; Council remanded 

the concept to the Planning Commission to study 

 

April-May, 2015:  Commission gathered information and studied concept during April 8
th

 and 

May 13
th

 meetings.  Commission set up an ad-hoc study committee to look at meeting notes and 

offer recommended language for Commission to consider prior to a public hearing. 

 

May 29, 2015:  Planning Commission ad-hoc committee met for a focus-group study of previous 

Planning Commission discussions and developed recommendations to Planning Commission 

 

June 10, 2015:  Planning Commission reviewed ad-hoc study committee’s recommendations.  

Commission set Public Hearing for July 8, 2015. 

 

July 8, 2015:  Planning Commission held public hearing; additional questions regarding 

language arose based upon public feedback. No recommendation made. Commission asked for a 

Commission/resident study group to convene and report any findings and recommendations at 

the August 12, 2015 meeting. 

 

July 31, 2015:   Study group met at Town Hall (open to public). Group focused discussion on 

size/ mass and height of a stand-alone structure. 
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August 12, 2015:  Commission continued discussion; set public hearing for September 9, 2015. 

 

Zoning Administrator Henderson reviewed current potential amended Zoning Ordinance 

text language (summary of conditions below): 

 

Planning Commission considers amendments to the Town’s Zoning Ordinance that will allow for 

a use change on RS (residentially) zoned lots, specifically stand-alone structures and other 

recreational uses. 

 

Applicability 

 

1.   Applies to residentially zoned (RS) lots only 

 

2. Owner must have a permanent conservation easement established on the property with a 

credible conservation group, said easement recorded with the RMC.  Town receives copies of 

annual property owner compliance reports from the conservation group.  Town retains third-

party right of enforcement of deed restrictions, plus police powers. 

 

3.  Stand-alone structure would be allowed as a special exception with the BZA and would 

require DRB review/approval for neighborhood compatibility.  No structure height, square 

footage or massing increases will be permitted by DRB.   

 

4.  The potential allowances and restrictions articulated for this new use do not replace or waive 

other requirements and restrictions set forth within current Town ordinances.  

 

General Conditions for Stand-Alone Structure  

 

1.  All existing improvements on the lot, if applicable, must be removed prior to Town issuance 

of a building permit for stand-alone structure.  Removal includes:  driveways, recreation 

structures (pools, courts, etc.), utilities, pervious or impervious surfaces and structures.   

 

2.  Commercial or rental activity is expressly prohibited. 

 

3. Maximum 24 people (owners and guests) may be on property at any one time. 

 

Stand-Alone Structure 

 

1. Open air structure (i.e. gazebo, cabana, pergola, arbor or other open-air structure) 

 

2. Size:  Calculated as ratio of 5% maximum of lot’s total upland square footage  

a. Maximum size 250 sf 

b. Potential increase of 2% if existing residential structure has been removed  

(maximum 450 sf) 
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3. Maximum height:   

a. Maximum ten (10’) feet measured from natural grade at center of structure   

Potential allowances as follows: 

b.  Maximum height thirteen (13’) feet if roof pitch is a minimum 4/12 configuration 

c.  Up to three (3’) feet above Base Flood Elevation (BFE) if FEMA restrictions require 

lowest horizontal structural member to be constructed above BFE. 

 

4. No roof-top seating or use permitted. 

 

5.  Storage:  Maximum thirty (30%) percent of total allowed square footage may be enclosed for 

        storage space and a shower stall.  Enclosed areas will have breakaway walls 

        and be constructed with FEMA and Town flood prevention ordinance guidelines. 

 

6.  Sewer: Sewer facilities are not allowed 

 

7.  Lighting: no exterior site or structural lighting allowed; interior lighting arranged to prevent 

 glare on adjoining neighbors, beaches and/or marsh front.   

 

8. Setback:  Fifteen (15’) feet setback required from all property lines and must meet 

 SCDHEC/OCRM  approval prior to requesting a special exception.  BZA may adjust 

 setback 15’ setback requirements in cases of severe erosion, historic structures, 

 natural topography or trees and  vegetation poses an unnecessary hardship. 

 

9.  Outdoor Storage:  No permanent outdoor storage on lot, defined as materials remaining 

within an unroofed and unenclosed area  for over 30 days. 

 

10.  Parking:   

a. Two vehicles allowed on property 

b. Parking surface remains natural state or turf grass (no pervious or impervious 

     materials) 

c.  No temporary storage of vehicles, temporary structures or equipment except during 

     daytime use on property. 

 

Potential Actions for Commission: 

1. Recommend approval of text amendments 

 § 21-203 (Definitions) 

 § 21-20.c (RS District Special Exception requirements) 

 § 21-137 (Restrictions-Accessory Structures 

2. Recommend approval of the text amendments with changes made 

3. Recommend that Town Council take no action to amend the Zoning Ordinance 

 

Water and Sewer Manager Gress stressed the importance of disconnecting lines at the main for 

marsh front and ocean front demolition.  He noted minimum basic facility charges would 

continue to be applied to lots after demolition.  
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Zoning Administrator Henderson and Water and Sewer Manager Gress recommended 

incorporating reference to Chapter 18 (Town Code of Ordinance) language requiring 

homeowner’s continued compliance with existing Water and Sewer ordinances. 

 

Asst. to Administrator Darrow noted the Town received five items of correspondence related to 

this public hearing, prior to this meeting (copies provided to Commission – Exhibit A)  

 

Commission Questions for Staff 

 

In answer to Chair Visser’s query, Water and Sewer Manager Gress commented the Town 

should not anticipate DHEC crediting back to the Town sewer taps for any lots where 

water/sewer facilities are demolished.   

 

Zoning Administrator clarified Commissioners’ questions regarding parking: 

 Lot guests will be eligible to park in public rights-of-way on the road; 

 Any licensed recreational vehicle (i.e. jet ski) is eligible to park in the public 

right-of-way (temporarily) 

 

Public Questions – Staff Report: 

 

Chris Richardson, 2820 Jasper Boulevard, SI 

Asked for clarification regarding contradictions/confusion in the proposed language for parking 

on-site: 

 Outdoor storage is not allowed on-site beyond 30 days (includes vehicles) 

 Other language stipulates no overnight storage of vehicles and boats on the 

property 

 

Zoning Administrator Henderson recommended this question to the Commission for 

consideration. 

 

Chauncey Clark, 2119 Pettigrew Street, SI 

Asked for clarification on break-ways walls and FEMA compliance (Zoning Administrator 

Henderson reviewed the minimum BFE construction requirements) 

Regarding parking, Mr. Clark asked, since a driveway is not allowed, how a property owner 

could prevent motorists from parking in the right-of-way, blocking the informal driveway. 

 

Zoning Administrator Henderson recommended this question to the Commission for 

consideration. 

 

 

Bachman Smith, 2724 Jasper Boulevard, SI 

Noted sewer facilities must be removed from the lots and temporary toilets are not addressed in 

the ordinance. Would portable/temporary toilets be allowed with this ordinance? 

 

Zoning Administrator Henderson noted portable/temporary toilets are not addressed; could be 

viewed as a temporary (event) use for the site.  
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Susan Middaugh, 2420 Raven Drive, SI 

Asked for clarification if a fence or landscaping would be allowed on the lot, perhaps blocking 

views and/or allowing for a view corridor? 

 

Zoning Administrator Henderson noted that, as with other lots, fences would be allowed on the 

lot and landscaping is allowed. Tree removal on lots must comport with Town tree protection 

ordinances and landscaping would need to comply with the conservatorship restrictions.   

 

Chair Visser opened the public hearing at 7:34p.m. 

 

Public Comments: 

 

Jonathan Altman, 1615 Atlantic Avenue, SI 

Expressed support for the goal of “retreat from beach” (specifically called out 3117 Marshall 

Boulevard, owned by Chad Waldorf), and commended Planning Commission and Staff on the 

tightening of the proposed ordinance language. 

 

Bachman Smith, 2724 Jasper Boulevard, SI 

Referenced scientific-based value of preserving the beach and the positive impact to the beach 

that would come from actively retreating development along the beach shore, and, noted that 

proposed ordinance allows for diminished uses on a conservation deed restricted lot as opposed 

to a full residentially zoned lot. 

 

Chris Allen, 2264 I’On Avenue, SI 

Supports the concept of reducing structures, especially large sized buildings, in exchange for 

lower impact structures 

 

Peter Richardson, 2820 Jasper Boulevard, SI 

Noted current Zoning Ordinances do not allow for this type of use (stand-alone recreation 

structure) on residential lots.  Submitted this was not allowed for good reasons and asked why 

the Town wished to consider changing the Zoning Ordinance to accommodate the request of one 

property owner. 

 

Lisa Turansky, Coastal Conservation League Chief Conservation Officer (non-resident) 

Noted there is almost constant erosion in the area near 3117 Marshall Boulevard, noting her 

offices field scores of calls from residents along this area of the Island regarding erosion control.  

Supports retreat from the beach policies.  Noted the proposed ordinance changes are an 

innovative approach to retreat from beach and expressed support for it. 

NOTE:  She read verbatim a letter, this date, provided to the Commission during this meeting 

(Exhibit A) 

 

Chad Waldorf, 3117 Marshall Boulevards, SI 

Clarified his family and neighbors on the block, the Walker’s and Gunderson’s, pooled resources 

to purchase 3117 Marshall Boulevard, and, the first day, removed the existing fence on the 

property.  Reiterated his support for the proposed ordinance changes and circulated a signature 

sheet demonstrating resident support for this change (Exhibit A). 
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Mark George, 3109 I’On Avenue, SI 

Noted he is a 20 year Island resident and support Chad Waldorf’s plans for 3117 Marshall 

Boulevard.    

 

Chair Visser closed the public hearing at 8:10p.m. 

 

Commission Discussion 

Commission addressed the following questions and concerns raised during this meeting: 

 

OUTDOOR STORAGE 

Commissioners recommended clarifying proposed text to prevent outdoor storage of 

equipment, materials and vehicles beyond one day as follows:  RE-WORD [§ 21-20.C.(5)(f)]   

Outdoor Storage: No permanent outdoor storage permitted.  Outdoor storage is 

defined as the keeping within an unroofed and unenclosed area any foods, materials, 

merchandise or vehicles. 

 

STREET PARKING AND LOT DRIVEWAY 

Commission did not adjust language to address right-of-way parking restrictions in front of 

the unpaved lot driveway.  This will be handled on staff-level, to potentially allow for two 

reflective markers to identify the informal driveway for the lot. 

 

PORTABLE/TEMPORARY TOILETS 

Commission decided not to call-out portable toilets as either an allowed or disallowed use, 

noting they could be considered “temporary event structures” as provided for in the text 

amendments.  

 

COMPLIANCE WITH WATER/SEWER ORDINANCES 

Commission recommended including language in Section 212-20 C. (5)(c)(i) to clarify as 

follows:  ADD sentence stating “Following removal of any existing sewer facilities, all 

requirements of Town Code of Ordinance Chapter 18 shall be met.” 

 

Vice-Chair Currey acknowledged and commented on written correspondence the Commission 

received prior to this meeting and provided by Staff tonight (Exhibit A): 

Five correspondence items 

 Email from (non-resident) Catherine Maine, Executive Director of East Cooper 

Land Trust (August 28, 2015) with attached letter from her (dated October 2, 

2014) 

 Email chain from resident Ms. Nancy Siegling Fortiere (1761 Atlantic Avenue) 

dated August 19, 2015, August 21, 2015, August 25, 2015 and August 26, 2015 

 Email from resident Addison Ingle (1719 Atlantic Avenue) dated September 8, 

2015 

 Emails from resident Eddie Fava (2424 Myrtle Avenue) dated August 12, 2015 

(received after August 12, 2015 Planning Commission meeting) and September 9, 

2015 

 Email from Carol Killough (1813 Back Street) dated September 9, 2015 
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2. MOTION: Vice-Chair Currey made a motion for Commission to recommend 

approval of Zoning Ordinance text amendments to allow stand-alone structures and 

recreational uses on residentially zoned properties when a conservation easement 

has been established.  [Z.O. § 21-203 (Definitions), § 21-20.c (RS District Special 

Exception requirements), § 21-137 (Restrictions-Accessory Structures)], with the 

following modifications: 

(a)  Clarify proposed text to prevent outdoor storage of equipment, materials and 

 vehicles beyond one day as follows:  RE-WORD [§ 21-20.C.(5)(f)]   

Outdoor Storage: No permanent outdoor storage permitted.  Outdoor storage is 

defined as the keeping within an unroofed and unenclosed area any foods, materials, 

merchandise or vehicles; and  

(b)  Include language in Section 212-20 C. (5)(c)(i) to clarify as follows:  ADD 

 sentence stating “Following removal of any existing sewer facilities, all requirements 

 of Town Code of Ordinance Chapter 18 shall be met.” 

SECONDED by Ms. Cook 

 

Discussion: 
Vice-Chair Currey submitted the proposed text amendments were a well-written, deliberative 

effort to address island-wide concerns regarding conservation deed restricted lots with recreation 

use/stand-alone structures, while finding a means to actively support the State and Town 

published environmental policy of “active retreat of development from the beach.”    

 

Call for the question:  MOTION UNANIMOUSLY PASSED. 

 

Chair Visser noted this public hearing is the first step, only, in a multi-step process 

regarding these proposed ordinance changes.  The Commission’s recommendations will be 

forwarded to Council for their consideration. Any modification to Town Ordinances must 

follow the published ordinance approval process at the Council level. 

 

2. Staff Update on Town Projects: Staff provided oral report. 

Commissioners made the following inquiries/comments: 

 Chair Visser noted the Town Hall handicapped parking lot needs to have drainage 

addressed/repaired. 

 

3. Correspondence/Comments – Items related to Public Hearing above (Exhibit A) 

 

4.  Next Meeting – (6:30pm) Wednesday, October 14, 2015 at Town Hall 
 

There being no further business, the meeting adjourned at approximately8:20 p.m. (Mr. Cole 

motioned; Vice-Chair Currey seconded; unanimously passed). 

 

Respectfully submitted, 

Lisa Darrow 

Asst. to Administrator 

 

Approved at the Wednesday, October 14, 2015 Planning Commission Meeting 
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