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  Town of Hilton Head Island 

  Planning Commission Meeting 

  Wednesday, November 16, 2016 – 3:00p.m. 

Hilton Head Island Library 
Large Meeting Room 

 AGENDA                                                   

              As a Courtesy to Others Please Turn Off All Cell Phones and Pagers during the Meeting. 

 

1.  Call to Order  

 

2.  Pledge of Allegiance to the Flag 

 

3.  Roll Call 

 

4. Freedom of Information Act Compliance 

Public notification of this meeting has been published, posted, and mailed in compliance with 

the Freedom of Information Act and the Town of Hilton Head Island requirements. 

                                                        

5. Approval of Agenda 

 

6.     Approval of Minutes  Regular Planning Commission Meeting – August 17, 2016         

 

7.    Appearance by Citizens on Items Unrelated to Today’s Agenda 

 

8. Unfinished Business 

None 

 

9.    New Business  

Individual Assessment of Impact Fees 

DPR-000827-2016 – Request for an individual assessment of impact fees from Ken Skodacek 

on behalf of Hilton Head Small Business Center, LLC. The applicant is requesting a reduction 

of impact fees for Phase 3 of the Dillon Road Self-Storage facility located at 159 Dillon Road.  

Presented by: Anne Cyran 

                                                                                                            

10.    Commission Business   

Approval of the 2017 Meeting Schedule 

                                                                                                                                       

11.    Chairman’s Report 

 

12.    Committee Report 

 

13.    Staff Reports 

 

14.    Adjournment 
 

Please note that a quorum of Town Council may result if four or more of their members attend this meeting. 
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       TOWN OF HILTON HEAD ISLAND 

       Planning Commission Meeting         
        Wednesday, August 17, 2016                              

                                         3:00p.m. – Benjamin M. Racusin Council Chambers 

  

Commissioners Present:   Chairman Alex Brown, Vice Chairman Peter Kristian, Todd Theodore, 

 Jim Gant, Bryan Hughes, Lavon Stevens, Judd Carstens, Barry Taylor, 

Caroline McVitty 

Commissioners Absent:    None 

Town Council Present: David Ames 

Town Staff Present: Suzanne Brown, Addressing Technician; Tom Dunn, Emergency Management 

Coordinator; Jayme Lopko, Senior Planner & Board Coordinator; Jennifer Ray, 

Urban Designer; Shawn Colin, Deputy Director of Community Development; 

Jill Foster, Deputy Director of Community Development; Teresa Haley, 

Secretary 

 

1.  Call to Order  

2.  Pledge of Allegiance to the Flag 

3.  Roll Call 

4. Freedom of Information Act Compliance 

Public notification of this meeting has been published, posted, and mailed in compliance with the 

Freedom of Information Act and the Town of Hilton Head Island requirements.                              

5. Approval of Agenda 

The Planning Commission approved the agenda as submitted by general consent.              

6.     Approval of Minutes                                                                                                                              

The Planning Commission approved the minutes of the July 20, 2016 meeting as presented by 

general consent. 

7. Appearance by Citizens on Items Unrelated to Today’s Agenda – None  

8. Unfinished Business – None  

9.    New Business                                                                                                                                      

STDV-001342-2016 – Ken Shodacek has applied to name a new street located off of Tansyleaf 

Drive that will provide access to ten new homes. The proposed name is Wildlife View.   

Ms. Brown presented the above application as described in the Staff Report provided in the 

Commission’s packet.  Staff recommends the Planning Commission approve the Wildlife View 

street name application based on the review criterion outlined in the Land Management Ordinance 

and enclosed in the Staff Report. 

Chairman Brown asked the Commission and the public for comments and there were none. 

Commissioner Gant made a motion to approve the application as submitted.  Vice Chairman 

Kristian seconded the motion.  The motion passed with a vote of 9-0-0. 
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STDV-001343-2016 – Jennifer Ray has applied to name a new street located off of Pope Avenue 

connecting to Tanglewood Drive that will provide access to the new Town Park. The proposed name 

is Coligny Park Road.   

Ms. Brown presented the above application as described in the Staff Report provided in the 

Commission’s packet.  Staff recommends the Planning Commission approve the Coligny Park Road 

street name based on the review criterion outlined in the Land Management Ordinance and enclosed 

in the Staff Report. 

Chairman Brown asked the public for comments and there were none.  Chairman Brown asked for 

comments from the Commission.  The Commission asked if consideration was given to continuing 

with the name “Lagoon Road” so as to not cause any confusion.  Ms. Brown stated it was considered, 

however, then all of Lagoon Road would have to be readdressed.  To avoid this issue, a name related 

to the new Town Park was chosen. 

Vice Chairman Kristian made a motion to approve the application as submitted.  Commissioner 

Gant seconded the motion.  The motion passed with a vote of 9-0-0. 

10. Commission Business  

Chairman Brown stated that at last night’s Town Council meeting Commissioner Gant presented the 

Circle to Circle Committee’s (CTC) final report.  Commissioner Gant stated that Town Council 

approved the report and the resolution for dissolving the CTC.  However, Town Council created an 

ad hoc committee with the objective to recommend action items to implement CTC 

recommendations.  Chairman Brown asked Commissioner Carstens and Commissioner McVitty to 

assist with Commissioner Gant on the ad hoc committee and they accepted.  Commissioner Gant 

indicated that certain tasks and action items may be assigned to the Commission and its 

subcommittees.  Chairman Brown stated that they have the full support of the Commission. 

11. Chairman’s Report 

Chairman Brown stated the Public Planning Committee is meeting tomorrow to discuss potential 

appointments to the Vision Project Management Team and contractual arrangements for a Vision 

Consultant for the visioning process.  Chairman Brown expressed the importance of the 

Commission’s assistance in the vision process and to look forward to upcoming work. 

12.    Committee Report  

Commissioner Gant stated that the LMO Committee has met three times within the last month to 

review and discuss stormwater management and multi-level self-service storage uses.  Both items 

are still under discussion and will come to the Commission for review at a future date. 

13.    Staff Reports  

Comprehensive Emergency Management Plan (CEMP) Explanation and Overview 

Mr. Dunn presented an overview of the Comprehensive Emergency Management Plan (CEMP) and 

how it relates to other adopted Town Plans.  The Commission discussed several areas of the CEMP 

with Mr. Dunn and thanked him for his presentation. 

14.    Adjournment – The meeting was adjourned at 3:27p.m. 

                                                                                                         

 Submitted By:                   Approved By: 

 

        _________________________   _________________________ 

              Teresa Haley, Secretary       Alex Brown, Chairman                              
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TO: Planning Commission 

FROM: Anne Cyran, AICP, Senior Planner 

VIA: Jayme Lopko, AICP, Senior Planner & PC Coordinator 

 Nicole Dixon, CFM, Development Review Administrator 

DATE November 8, 2016 

SUBJECT: DPR-000827-2016 Dillon Road Self-Storage – Individual Assessment of 

Impact Fees 

 

Recommendation: Staff recommends that the individual assessment submitted by Ken 

Skodacek be accepted in accordance with LMO 16-5-116.F and that the road impact fees for 

Phase 3 of the Dillon Road Self-Storage facility be assessed in accordance with the average trip 

generation rate of 1.26 daily trips per 1,000 square feet of gross floor area as indicated on page 3 

of the Self-Storage Facilities Trip Generation Study, prepared by Thomas & Hutton and dated 

November 9, 2015. 
 

Summary: Ken Skodacek, the applicant for the Dillon Road Self-Storage facility Phase 3 DPR, 

requested a reduction in the road impact fees per LMO Section 16-5-116.F. To support the 

request, he submitted a Trip Generation Study of three self-storage facilities in Beaufort County. 

Darrin Shoemaker, Traffic & Transportation Engineer, determined the study meets the 

requirements of LMO 16-5-116.R. He recommends the impact fees be assessed at the reduced 

rate of 1.26 daily trips. 

 

Background: On June 12, 2016, staff approved a DPR for the third phase of development of the 

Dillon Road Storage Facility. Staff calculated the Beaufort County and Town of Hilton Head 

Island road impact fees for the third phase of the project using the trip generation rate for a Mini-

Warehouse in the most current edition of the Institute of Transportation Engineers Trip 

Generation Manual (ITE Manual). The ITE Manual states a Mini-Warehouse use generates 2.62 

Average Daily Trips (ADTs) per 1,000 square feet of gross floor area. 

 

On August 30, 2016, Ken Skodacek requested that the Town perform an individual assessment 

of the impact of the proposed development. 

 

Darrin Shoemaker based his recommendation of approval on: the fact that one of the survey sites 

has researched their own records regarding vehicles entering and exiting the site and verified the 

trip generation numbers indicated in the study; the fact that all of the study sites were surveyed 

on a typical weekday; and the identification of comparable studies on the internet that generated 

similar findings and overtly state that the findings contradict the trip generation data for mini-

warehouse sites outlined in the ITE Manual. 

 



THOMAS & HUTTON 

SELF-STORAGE FACILITIES 

TRIP GENERATION STUDY 

BEAUFORT COUNTY, 

SOUTH CAROLINA 

PREPARED FOR: 

BLUFFTON SELF STORAGE, LLC 
STOP·N·STOR 

PREPARED BY: 

J-25779 

NOVEMBER 2015 

THOMAS & HUTTON 

WWW.THOMASANDHUTION.COM 
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INTRODUCTION 
 
Several new self-storage facilities are currently planned in the area.  This study is 
conducted in order to better understand the trip making characteristics associated with 
these types of facilities in and around Beaufort County. 
 
Traffic surveys of existing local self-storage facilities are conducted to determine trip 
generation data.   
 
 
 
SITE SELECTION 
 
In early discussions with Beaufort County Engineering, it was agreed that data would be 
gathered at three separate sites.  The sites, all in Beaufort County, chosen for this study 
are: 
 

x Parkway Self-Storage – 298 Red Cedar Street, Bluffton 
x Beach City Self-Storage – 78 Beach City Road, Hilton Head 
x Lady’s Island Self-Storage – 13 Inlet Road, Ladys Island 

 
With a site in Bluffton, a site in Hilton Head, and a site in Ladys Island (near the City of 
Beaufort), the data gathered should provide a diverse sampling of this type of use 
throughout the overall County.  
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ITE TRIP GENERATION 
 
The Institute of Transportation Engineers (ITE) publication, Trip Generation Manual, 9th 
Edition, provides trip generation estimates for various land uses.  ITE Land Use Code 151, 
Mini-Warehouse, is typically used to predict the amount of traffic generated by self-
storage facilities.   
 
ITE describes Mini-Warehouses (land use code 151) as follows: 
 

“Mini-warehouses are buildings in which a number of storage units or vaults are 
rented for the storage of goods.  They are topically referred to as “self-storage” 
facilities.  Each unit is physically separated from other units, and access is usually 
provide through an overhead door or other common access point.” 

 
The following information is given regarding the sample sites used to determine the ITE 
trip generation rates: 
 

x Number of sites studied:     14 sites 
x Average size:          56,000 square feet gross floor area (GFA) 
x Location:           sites surveyed in CA, CO, MA, NJ, and TX (1979-2008) 

 
From the data gathered at the 14 sites, the following trip generation data is provided.   
 

x Average Rate:   2.50 daily trips per 1,000 square feet GFA 
 

x Range of Rates: 1.21 to 4.36 daily trips per 1,000 square feet GFA 
 

x AM Peak hour of Adjacent Street traffic (one hour between 7-9AM): Average rate 
of 0.14 trips per 1,000 square feet GFA 

 
x AM Peak hour of Generator: Average rate of 0.28 trips per 1,000 square feet GFA 

 
x PM Peak hour of Adjacent Street traffic (one hour between 4-6PM): Average rate 

of 0.26 trips per 1,000 square feet GFA 
 

x PM Peak hour of Generator: Average rate of 0.29 trips per 1,000 square feet GFA 
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BEAUFORT COUNTY SITES – DATA COLLECTION 
 
The number of trips entering and exiting each site was video recorded over a 24-hour 
period in October 2015.  The Parkway Self-Storage site in Bluffton recorded 196 trips.  The 
Beach City Self-Storage facility on Hilton Head recorded 60 trips.  The Lady’s Island Self-
Storage recorded 50 trips.   
 
The Parkway Self-Storage site in Bluffton has 137,000 square feet of gross floor area.  The 
Beach City Self-Storage facility on Hilton Head has 62,500 square feet of gross floor area. 
The Lady’s Island Self-Storage has 36,000 square feet of gross floor area.  Overall, the 
three sites average 78,500 square feet, which is slightly larger than the average size of the 
sites noted by ITE. 
 
Data regarding the sample sites recorded in this study: 
 

x Number of sites studied:     3 sites 
x Average size:          78,500 square feet GFA 
x Location:           sites surveyed in Beaufort County (2015) 

 
The following trip generation rates are derived from the data gathered at the 3 sites: 
 

x Average Rate:   1.26 daily trips per 1,000 square feet GFA 
 

x Range of Rates: 0.96 to 1.43 daily trips per 1,000 square feet GFA 
 

x AM Peak hour of Adjacent Street traffic (one hour between 7-9AM): Average rate 
of 0.09 trips per 1,000 square feet GFA 

 
x AM Peak hour of Generator: Average rate of 0.13 trips per 1,000 square feet GFA 

 
x PM Peak hour of Adjacent Street traffic (one hour between 4-6PM): Average rate 

of 0.15 trips per 1,000 square feet GFA 
 

x PM Peak hour of Generator: Average rate of 0.26 trips per 1,000 square feet GFA 
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SUMMARY / CONCLUSIONS 
 
The trip generation data gathered at the three Beaufort County Self Storage sites is 
shown graphically in the attached figures.   All of the time periods observed recorded 
average trip generation rates that were less than the Institute of Transportation Engineers 
estimates. 
 
The metric used by Beaufort County to determine transportation impact fees for this type 
of proposed development is the amount of daily trips generated per 1,000 square feet of 
gross floor area. 
 
The average daily trip generation rate observed at the Beaufort County sites was 1.26 
daily trips per 1,000 square feet gross floor area, which is roughly half of what the ITE trip 
generation rates would predict. 
 
 
 
 
 
 



Name Address Location
1000 Square feet 
Gross Floor Area

Daily trips 
observed

Daily trips per 
1000 SF

Parkway Self Storage 298 Red Cedar Street Bluffton 137 196 1.43
Lady's Island Self Storage 13 Inlet Road Ladys Island 36 50 1.39
Beach City Self Storage 78 Beach City Road Hilton Head 62.5 60 0.96

Average of 3 sites 78.5 1.26

y = 113.57ln(x) - 376.48
R² = 0.8747

0

50

100

150

200

250

0 20 40 60 80 100 120 140 160

Av
er

ag
e 

Ve
hi

cl
e 

Tr
ip

 E
nd

s

1000 SF Gross Floor Area

Daily Trips vs. Gross Floor Area



Name Address Location
1000 Square feet 
Gross Floor Area

Peak trips 
observed (one 
hour between 

7AM-9AM)

Trips per 1000 SF

Parkway Self Storage 298 Red Cedar Street Bluffton 137 16 0.12
Lady's Island Self Storage 13 Inlet Road Ladys Island 36 3 0.08
Beach City Self Storage 78 Beach City Road Hilton Head 62.5 4 0.06

Average of 3 sites 78.5 0.09
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Name Address Location
1000 Square feet 
Gross Floor Area

AM Peak hour 
trips observed

Trips per 1000 SF

Parkway Self Storage 298 Red Cedar Street Bluffton 137 16 0.12
Lady's Island Self Storage 13 Inlet Road Ladys Island 36 7 0.19
Beach City Self Storage 78 Beach City Road Hilton Head 62.5 5 0.08

Average of 3 sites 78.5 0.13
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Name Address Location
1000 Square feet 
Gross Floor Area

Peak trips 
observed (one 
hour between 

4PM-6PM)

Trips per 1000 SF

Parkway Self Storage 298 Red Cedar Street Bluffton 137 21 0.15
Lady's Island Self Storage 13 Inlet Road Ladys Island 36 7 0.19
Beach City Self Storage 78 Beach City Road Hilton Head 62.5 6 0.10

Average of 3 sites 78.5 0.15
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Name Address Location
1000 Square feet 
Gross Floor Area

PM Peak hour 
trips observed

Trips per 1000 SF

Parkway Self Storage 298 Red Cedar Street Bluffton 137 34 0.25
Lady's Island Self Storage 13 Inlet Road Ladys Island 36 13 0.36
Beach City Self Storage 78 Beach City Road Hilton Head 62.5 11 0.18

Average of 3 sites 78.5 0.26
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!
!

!
!

Traffic'Data'Connection'Inc'
'
'
'

15737&01!Storage!Facilities!
!

Location:!!!!Parkway!Self!Storage!&&!Bluffton!!SC!
!

! ! ! ! 09/29/2015! !!!!!!!!!!!!!!In!!!!!!!!!!Out!
! ! ! ! 00:00&01:00! ! 00! !01!
! ! ! ! 01:00&02:00! ! 00! !00!
! ! ! ! 02:00&03:00! ! 00! !00!
! ! ! ! 03:00&04:00! ! 00! !00!
! ! ! ! 04:00&05:00! ! 00! !00!
! ! ! ! 05:00&06:00! ! 00! !00!
! ! ! ! 06;00&07:00! ! 04! !03!
! ! ! ! 07:00&08:00! ! 07! !04!
! ! ! ! 08:00&09:00! ! 08! !08!
! ! ! ! 09:00&10:00! ! 03! !05!
! ! ! ! 10:00&11:00! ! 06! !05!
! ! ! ! 11:00&12:00! ! 06! !05!
!
! ! ! ! 12:00&13:00! ! 07! !08!
! ! ! ! 13:00&14:00! ! 18! !16!
! ! ! ! 14:00&15:00! ! 06! !07!
! ! ! ! 15:00&16:00! ! 09! !06!
! ! ! ! 16:00&17:00! ! 05! !07!
! ! ! ! 17:00&18:00! ! 14! !07!
! ! ! ! 18:00&19:00! ! 05! !06!
! ! ! ! 19:00&20:00! ! 02! !03!
! ! ! ! 20:00&21:00! ! 01! !01!
! ! ! ! 21:00&22:00! ! 01! !00!
! ! ! ! 22:00&23:00! ! 00! !00!
! ! ! ! 23:00&24:00! ! 00! !00!
!
! ! ! ! Total! ! !!!!!!!!!!!103! !93!
!

!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

!



!
!

!
!

Traffic'Data'Connection'Inc'
'
'
'

15737&03!Storage!Facilities!
!

Location:!!!!Lady’s!Island!Self!Storage!–!Beaufort!SC!!!
!

! ! ! ! 10/20/2015! !!!!!!!!!!!!!!In!!!!!!!!!!Out!
! ! ! ! 00:00&01:00! ! 00! !00!
! ! ! ! 01:00&02:00! ! 00! !00!
! ! ! ! 02:00&03:00! ! 00! !00!
! ! ! ! 03:00&04:00! ! 00! !00!
! ! ! ! 04:00&05:00! ! 00! !00!
! ! ! ! 05:00&06:00! ! 00! !00!
! ! ! ! 06;00&07:00! ! 00! !00!
! ! ! ! 07:00&08:00! ! 00! !00!
! ! ! ! 08:00&09:00! ! 02! !01!
! ! ! ! 09:00&10:00! ! 02! !03!
! ! ! ! 10:00&11:00! ! 04! !01!
! ! ! ! 11:00&12:00! ! 03! !04!
!
! ! ! ! 12:00&13:00! ! 06! !07!
! ! ! ! 13:00&14:00! ! 00! !03!
! ! ! ! 14:00&15:00! ! 00! !00!
! ! ! ! 15:00&16:00! ! 00! !00!
! ! ! ! 16:00&17:00! ! 02! !01!
! ! ! ! 17:00&18:00! ! 03! !04!
! ! ! ! 18:00&19:00! ! 00! !00!
! ! ! ! 19:00&20:00! ! 00! !01!
! ! ! ! 20:00&21:00! ! 00! !00!
! ! ! ! 21:00&22:00! ! 00! !00!
! ! ! ! 22:00&23:00! ! 00! !00!
! ! ! ! 23:00&24:00! ! 00! !00!
!
! ! ! ! Total! ! ! 25! !25!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

!
!
!



!
!

!
!

Traffic'Data'Connection'Inc'
'
'
'

15737&02!Storage!Facilities!
!

Location:!!!!Beach!City!Self!Storage!–!Hilton!Head!Island!SC!!!
!

! ! ! ! 10/20/2015! !!!!!!!!!!!!!!In!!!!!!!!!!Out!
! ! ! ! 00:00&01:00! ! 00! !00!
! ! ! ! 01:00&02:00! ! 00! !00!
! ! ! ! 02:00&03:00! ! 00! !00!
! ! ! ! 03:00&04:00! ! 00! !00!
! ! ! ! 04:00&05:00! ! 00! !00!
! ! ! ! 05:00&06:00! ! 00! !00!
! ! ! ! 06;00&07:00! ! 02! !01!
! ! ! ! 07:00&08:00! ! 02! !00!
! ! ! ! 08:00&09:00! ! 03! !01!
! ! ! ! 09:00&10:00! ! 02! !01!
! ! ! ! 10:00&11:00! ! 02! !02!
! ! ! ! 11:00&12:00! ! 03! !02!
!
! ! ! ! 12:00&13:00! ! 01! !01!
! ! ! ! 13:00&14:00! ! 02! !02!
! ! ! ! 14:00&15:00! ! 05! !06!
! ! ! ! 15:00&16:00! ! 03! !03!
! ! ! ! 16:00&17:00! ! 02! !04!
! ! ! ! 17:00&18:00! ! 03! !02!
! ! ! ! 18:00&19:00! ! 01! !01!
! ! ! ! 19:00&20:00! ! 00! !00!
! ! ! ! 20:00&21:00! ! 00! !00!
! ! ! ! 21:00&22:00! ! 01! !01!
! ! ! ! 22:00&23:00! ! 00! !00!
! ! ! ! 23:00&24:00! ! 01! !00!
!
! ! ! ! Total! ! ! 33! !27!
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

!
!
!



 

 

Town of Hilton Head Island 

 PLANNING COMMISSION 

2017 Meeting Schedule         
 

Application for changes to Zoning Maps or Master Plan Maps, Public Project Reviews, Major 

Traffic Analysis, Street Names and LMO Text Amendments are heard by the Planning 

Commission on the first and third Wednesdays of each month.  

 

The first meeting of each month begins at 9:00am.  The second meeting of each month begins 

at 3:00pm.  All meetings are held in Benjamin M. Racusin Council Chambers at Town Hall, 

One Town Center Court.  Changes to meeting dates and times will be posted. 

 

PUBLIC MEETING DATES APPLICATION DEADLINES 

January 4 

*  January 18 

December 5, 2016 

* December 19, 2016 

February 1 

* February 15 

January 2, 2017 

* January 13, 2017 

March 1 

* March 15 

January 30, 2017 

* February 13, 2017 

April 5 

* April 19 

March 6, 2017 

* March 20, 2017 

May 3 

* May 17 

April 3, 2017 

* April 17, 2017 

June 7 

* June 21 

May 8, 2017 

* May 22, 2017 

July 5 

* July 19 

June 5, 2017 

* June 19, 2017 

August 2 

* August 16 

July 3, 2017 

* July 17, 2017 

September 6 

* September 20 

August 7, 2017 

* August 21, 2017 

October 4 

* October 18 

September 1, 2017 

* September 18, 2017 

November 1 

* November 15 

October 2, 2017 

* October 16, 2017 

December 6 

*December 20 

November 6, 2017 

*November 20, 2017 
 

* 3:00p.m. meeting 

  

 

All applications for review by the Planning Commission must be received by the Community 

Development Information Center a minimum of thirty (30) days prior to the public meeting date.  

Please refer to Chapter 2 of the Town's Land Management Ordinance for additional information. 
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