
                                                                           
 

PLANNING COMMISSION 
Monday, October 1, 2012 

6:00 p.m. 
Council Chambers 

Administration Building  
100 Ribaut Road 

Beaufort, South Carolina  
 
 
 
"." 

 
1. COMMISSIONER’S WORKSHOP – 5:30 P.M. 

Planning Office, Room 115, County Administration Building 
 

2. REGULAR MEETING  - 6:00 P.M. 
Council Chambers 
 

3. CALL TO ORDER – 6:00 P.M. 
 

4. PLEDGE OF ALLEGIANCE  
 

5. REVIEW OF MINUTES  
A. September 6, 2012  

 
6. CHAIRMAN’S REPORT 

 
7. PUBLIC COMMENT  

 
8. PUBLIC COMMENT AND RECOMMENDATION  

A.  Southern Beaufort County Zoning Map Amendment / Rezoning Request for R601 031 
000 0030 0000, R601 031 000 030A 0000, R601 031 000 1572 0000 and R619 031 000 
0039 0000 (4 parcels totaling 65+/- acres at the southwest intersection of U.S. 278 and 
S.C. 46, across from Kittie’s Crossing) from Light Industrial (LI) and Suburban (S) 
Zoning Districts to Commercial Regional (CR) Zoning District; Owners/Applicants: 
Georgia McCulloch (parcels 30 and 1572), Pahh Development LLC (parcel 30A), and 
S.C. Public Service Authority (parcel 39) (backup) 

B. Text Amendments to the Beaufort County Zoning and Development Standards 
Ordinance/ZDSO, Article V, Section 106-1187(b) Multifamily residential-urban district 
(allows multifamily uses within one quarter (1/4) mile of existing multifamily uses) 
(backup) 
 

9. OTHER BUSINESS   
A. Next Meeting – Thursday, November 1, 2012 at 6:00 p.m.   

 
10. ADJOURNMENT  
 
 

 

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

http://www.bcgov.net/departments/Community-Services/county-channel/index.php
http://www.google.com/imgres?imgurl=http://www.clker.com/cliparts/7/1/c/a/12428121541383173175Wheelchair_symbol.svg.med.png&imgrefurl=http://www.clker.com/clipart-28636.html&h=298&w=261&sz=8&tbnid=vP8l0O1ojVr4HM:&tbnh=116&tbnw=102&prev=/search?q=wheelchair+logo&tbm=isch&tbo=u&zoom=1&q=wheelchair+logo&hl=en&usg=__WP8l1w5hSgZVkWLaDHoGuZoeHjc=&sa=X&ei=Eis4Tt6RLIm4tgf6tqGTAw&ved=0CB0Q9QEwAg


TO:

FROM:

DATE:

SUBJECT:

MEMORANDUM

Beaufort County Planning Commission

Anthony Criscitiello, Planning & Development Director1C- •
September 20, 2012

Rezoning Request for 65 acres (4 parcels) at the intersection of U.S. 278 and S.C.
46 from Light Industrial (LI) and Suburban (S) Zoning Districts to Commercial
Regional (CR) Zoning District

A. BACKGROUND:

Case No.

Applicants/Owners:

Property Location:

DistrictlMaplParcels:

Property Size:

Current Future Land Use
Designation:

Proposed Future Land Use
Designation:

Current Zoning District:

Proposed Zoning District:

ZMA-2012-03

Georgia McCulloch (parcels 0030 & 1572)
Pahh Development LLC (parcel 030A)
S.c. Public Service Authority (parcel 0039)

Intersection of U.S. 278 and S.C. 46

R601-031-0030, 030A, and 1572; R619-031-0039

65 acres (4 parcels)

Regional Commercial

No Change Proposed

R601-031-0030 (Light Industrial & Suburban)
R60 1-031-030A (Light Industrial)
R60 1-031-1572 (Light Industrial)
R619-031-0039 (Light Industrial)

Commercial Regional (CR)

B. SUMMARY OF REQUEST:

This request is to rezone these four parcels to Commercial Regional so they can be combined and
developed as a retail shopping center.

C. ANALYSIS: Section 106-492 of the ZOSO states that a zoning map amendment may
be approved if the weight of the findings describe and prove:
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1. The change is consistent with the County's Comprehensive Plan and the purposes of the
ZDSO.

The 2010 Beaufort County Comprehensive Plan designates these properties "Regional
Commercial" (refer to the attached Future Land Use Map). Regional Commercial areas are
intended to accommodate those commercial uses that, due to their size and scale , will attract
shoppers and visitors from a large area of the county and beyond. Typical uses include "big
box" retail stores, chain restaurants, and supporting retail. The Future Land Use Map for
southern Beaufort County is a result ofa cooperative effort between Beaufort County, the Town
of Hilton Head Island and the Town ofBluffton to develop a joint land use plan to address future
residential densities and land uses in southern Beaufort County.

Although these properties are within the Town of Bluffton's future annexation area outlined in
their 2007 Comprehensive Plan, unlike the case in northern Beaufort County, the County does
not have a formal agreement with the Town of Bluffton that states the County will not consider
rezoning requests that are adjacent to the Town's boundaries. The requested Regional
Commercial zoning district is the appropriate zoning to implement the County's Future Land
Use designation of these properties; therefore, this request is consistent with the Comprehensive
Plan and the purposes of the ZDSO.

2. The change is consistent with the character ofthe neighborhood.

The requested Regional Commercial zoning district is consistent with the character of adjoining
development along U.S. 278 (Kitties Crossing to the east and Sheridan Park to the west).

3. The extent to which the proposed zoning and use of the property are consistent with the
zoning and use ofnearby properties.

The combined site is adjacent to the Town of Bluffton to the west (Sheridan Park and a portion
of the Shultz PUD), the Crescent PUD to the north (a gated, residential community), commercial
regional zoning to the east (Kitties Crossing), and suburban zoning to the south (a mix of
residential and commercial uses). The proposed use of the property for a retail shopping center
is compatible with the development pattern along this portion of U.S. 278.

4. The suitability ofthe propertyfor the uses to which it has been proposed.

Combined, these properties are adjacent to U.S. 278, a six (6) lane principal arterial, and S.c. 46,
a four (4) lane minor arterial. There is access to public water and sewer. The property does
contain a significant wetland system (refer to the attached aerial map) ; however, there appears to
be sufficient area to develop commercial uses on the site. The application notes that the majority
of uplands are adjacent to the street frontage, thereby allowing for maximum preservation of
wetlands when the site is developed. The application further notes that the combined site
contains a power line right of way (the parcel owned by the S.c. Public Service Authority, one of
the applicants), which does not allow for vertical construction, but which may allow for
infrastructure improvements. This ROW could be used for a connector roadway and vehicle
parking. Given these factors, it is determined that the combined site is suitable for development
under the Regional Commercial zoning district.

5. Allowable uses in the proposed district would not adversely affect nearby property.

The Light Industrial district and the Commercial Regional (CR) district have similar floor area
ratio (FAR) standards, which means that the total square footage of development allowed on the
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combined site would be roughly the same whether the properties are rezoned or not. The primary
difference is that the CR district allows intense commercial development that could have adverse
impacts on the road network in the area. This is addressed under item 8 below. Specific
development components will be reviewed by the Beaufort Countyffown ofBluffton Joint
Corridor Review Board, including architecture, lighting, and landscaped buffers along U.S. 278
and S.c. 46. The County's ZDSO requires a IOO-ft buffer between retail development in a
Commercial Regional zoning district and the adjacent Suburban district. Protection of the onsite
forested wetlands will also provide screening to the west and south.

6. The length of time a property has remained vacant as zoned, where the zoning is different
from nearby developed properties.

There are four separate parcels being considered for this rezoning. The largest (R60 1-31-30) and
the parcel adjacent to U.S. 278 (R601-31-1572) are undeveloped. The middle parcel contains a
power line. The smallest piece is a 5-acre tract fronting S.C. 46 that is developed and contains a
light industrial printing business. Surrounding properties that are zoned Commercial Regional
(e.g. Kitties Crossing and Kitties Landing) have been developed for some time.

7. The current zoning is not roughly proportional to the restrictions imposed upon the
landowner in light ofthe relative gain to the public health, safety and welfare provided by
the restrictions.

The public interest will be served by ensuring that development of this property is consistent
with the Beaufort County Comprehensive Plan.

8. A traffic impact analysis (TIA) indicates that the rezoning request to a higher intensity will
not adversely impact the affected street network and infrastructure in the higher zoning
classification.

The TIA submitted with this rezoning request was reviewed by the County's Traffic &
Transportation Engineer, who indicated support of the recommendations made in the report to
mitigate the proposed development's impacts with the following notes:

1. Right-inlright-out access to US 278: This development has significant frontage along US
278; however, location of a new access is subject to the existing access management
standards (1,500 ft spacing). Careful consideration should be placed on locating the
proposed access to be within the guidelines given the constraints of the adjacent
signalized intersection at SC 46 with an extensive right-turn lane.

2. Connectivity: As indicated in the study, it appears this development may have a negative
impact on the existing Bluffton Parkway/SC 46 roundabout. Providing connectivity to
Red Cedar will be significant in reducing impacts to the existing roundabout and
reduction in overall vehicle miles of travel (VMT). Connectivity with the development of
this tract has been planned since the US 278 Short Term Needs Study in 2001 and should
be provided as an important mitigation measure for this proposed development. Lack of
connectivity will place additional pressures on US 278 and SC 46.

3. Traffic signal installation at the development's primary access should be contingent on 50
percent build out of the development with an acceptable signal warrant analysis. From a
review of the existing and projected volumes , it is clear that a signal will be necessary to
provide for safe and efficient access at this location. It may be advantageous to install the
signal poles (mast arms preferred for hurricane mitigation) at the onset of the
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development construction with activation occurring once the development levels are
sufficient.

4. Right-in/right-out access onto SC 46: The proposed access between the development's
primary access and the existing US 278/SC 46 signal should be spaced approximately
equal distance between the two intersections. The existing acceleration lane from US 278
is problematic and will need to be carefully coordinated with SCDOT. The proposed
solution to extend the turn lane/acceleration lane across the frontage to the full access
may be an acceptable solution but will need SCDOT's concurrence.

D. STAFF RECOMMENDATION:

After review ofthe guidelines set forth in Section 106-492 of the ZDSO, staff recommends
approval of this rezoning request from Light Industrial (LI) and Suburban (S) Districts to a
Commercial Regional District for the subject parcels.

E. SUBCOMMITTEE RECOMMENDATION:

The Southern Beaufort County Subcommittee of the Planning Commission met on September
13, 2012. Members present: Diane Chmelik (Chair), Ed Riley and Parker Sutler. Staff present:
Delores Frazier. Mr. Ryan Lyle of Andrews Engineering gave an overview of the request.
Questions by Commissioners included whether the Town of Bluffton had been notified of the
rezoning (they had) and whether the applicant agreed with the comments from the County's
Traffic Engineer. Mr. Lyle stated that they hoped to get a right-in/right-out access on U.S. 278 at
less than the 1,000 ft. spacing recommended by the County. Ms. Frazier stated that the rezoning
request did not include approval of a specific site plan, and that the access issues would be
resolved at a later date during site plan review. For this reason, the Traffic Engineer's comments
were not listed as conditions in the Staff Recommendation. Mr. Joe Crowley asked whether the
existing frontage road through Sheridan Park would be extended to this property. Mr. Lyle
stated that this would be difficult due to significant wetlands on the site. Instead, connection to
Red Cedar Road was planned. It was moved by Mr. Riley, seconded by Mr. Sutler, to
recommend the Planning Commission approve the proposed rezoning. The motion passed
unanimously.

F. AITACHMENTS:

• Zoning Map
• Future Land Use Map/Aerial Map
• Rezoning Applications
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REZONING AMENDMENT
From Light Industrial & Suburban

To Commercial Regional
R60103100015720000
R601 031 00000300000
R601 031 000 030A 0000
R619 031 000 0039 0000

TOTAL ACRES: 66.95 ac

I IResource Conservation [RC]
C =:=J Rural [R]

Rural Residential [R]
;=C=::::~J Community Preservation [CP]
C=J Suburban [5)
[ - I Planned Unit Development [PUD]

.1 !!!iCommercial Suburban [CS]
~ Commercial Regional [CR]

Urban[U]
;::1~:::::;I Light Industrial [L1]
~~.i;.~::~··;1 Town of Bluffton



I } _
Future Land Use Legend

••• Preserved Land
Rural

Neighborhood/Mixed-Use~
Community Commercial

liiii Regional Commercial



BEAUFORT COUNTY, SOUTH CAROLINA
PROPOSED ZONING AND DEVELOPMENT STANDARDS ORDINANCE (ZDSO)

ZONING MAP I TEXT AMENDMENT I PUD MASTER PLAN CHANGE APPLICATION

TO: Beaufort County Council

The undersigned hereby respectfullyrequests that the Beaufort County ZoninglDevelopmentStandards Ordinance
(ZDSO) be amended as described below:

1. This is a request for a change in the (check as appropriate): ( ) PUD Master Plan Change
M Zoning Map DesignationlRezoning ( ) Zoning & DevelopmentStandards Ordinance Text

2. Give exact information to locate the property for which you propose a change: ,

Tax District Number: <Q 0 I >Tax Map Numjer: 31 >Parcel ~.;~~t): CocJL- 5 / - .:>r2..-rt /57::L
Size o.f subject property: , :t 1../$' 75 Co. {; 1.'70 Square Feet / cres circle one) .
Location: r"1-te£S( 'c+<Q '') iJ !:t&Vt: gIrl qat!.6L~ ..J.lte (lw-lh---:,-I- ?'Yn 4 ..,.,...J

()() Light Industrial/l.l
( ) Industrial ParkIIP
( ) Transitional Overlay/TO
( ) ResourceConservationIRC

3.

· 4.

How is this property presently zoned? (Checkas appropriate)
( ) UrbanIU ( ) Community PreservationlCP
ex) SuburbanJS ( ) Commercial Regional/CR
( ) RurallR. ( ) Commercial SuburbanlCS
( ) Rural Residential/RR ( ) Research & DevelopmentIRD

( ) Planned Unit Development'Plfl)

What new zoning do youpropose for this property?,~Ca.ll:::D,;."r'l;.;.....m~PTC~~1~_/_J....l.~~.l.&..:l.....~L...!o..u..~__
(Under Item 10 explain the reason(s) for your rezoning request.)

5. Do you own all ofthe property proposed for thiszoning change? ( ) Yes ()<) No
Only property owners or their authorized representative/agentcan sign this application. Ifthere are multiple
owners, each property owner must sign an individual application and all applications must be submitted
simultaneously. Ifa business entity is the owner, the authorized representative/agent of the business must
attach: 1-a copy ofthe powerofattomeythat gives him the authority to sign for the business, and 2- a copy
of the articles of incorpoation that lists the names ofall the owners of the business.

6. If this request involves a proposed change in the ZoningfDevelopment Standards Ordinance text, the
section(s) affected are: -- /k;/!!l _
(Under Item 10 explain the proposed text change and reasons for the change.)

7. Is this property subject to an Overlay District? Check those which may apply:
( ) AOD - Airport Overlay District ( ) MD - Military Overlay District
(>9 COD - Corridor Overlay District ( ) RQ - River Quality Overlay District
( ) CPOD - Cultural Protection Overlay District

8. The following sections of the Beaufort County ZDSO (see attached sheets) should be addressed by the
applicant and atteched to this application form:
a. Section 106-492, Standards for zoning map amendments.
b. Section 106-493, Standards for zoning text amendments.

FILE NO:::J..e (2-/ II Initiated by: STAFF I.
Op (Circ.-...:o~,.-

Rev. 4111



Ik..;I..:" ;Oi. ,, 11 :[ :' ·~c. -'~l F" ':: J 1,)IJi:',; L) ·: ', ..,l" ::·'h···: ~';" h ; ;;;J, r.,:.:.' <' .:;l .: '-.'.:p (~·.t '\n~ 'l d -;1 ': :1 ' !\r . ,Ji;...II: .~:l

I' 'i, ::- .. 1 '

-----_._-------------- ---------- ---- ----

It is understood it) the undcni~nt:<ltha t while thi:; appllcarion )\ ill he carefully reviewed and consldcrcd, the
hurdcu 01" prc;lI! for the proposed amendment n~~l" with thv owner.

t.l't.1:-- I{Ft:FIPT OF ,\PPJ ]C:\TII)~S, TIIF S JAl+ HAS THREE (3) WOR ..... lHYS 1.0 REVIEW AI.I.
AT'l'l.lCATIO\S FOR (OMPI.rTr.~rSS_ TI [I. COMPJ r.n:n APPLIeS] J():-'~ WJLL HE REVIE\\:LD FIRS r
lSY riu: BEAUHJIU COll:--lTY PI.l\!'i:\IMi C01\'1MrSSION SUl:K'O~L\1l1 !T=.r..f{ESPO~~lBlJ~ FOR l j Ii.:
ARr.." WlII:RJ:: l nCR PROPERTY rs LOCATI:D !\-1EETIl\G SCHH)l!I.ES ARE LISTED 0\ '1111
\f'l'l ICYI" )\ PROCESS (,\Tr.-\C[ If.O) . r~·!:\·IPL~.lT ,\ PPI.I~~·no.~s J-.1~.S·;Bt. Sllln1TITED B': /\'OO.-\'
JtuH.F (J'I "l~U\.SP}tH.U-: TO THY "I'PI lC-:\ 1}r.r: .~.LrnCO~' .Mrrn:E 1vLEETJ:'\G VArr:.

I'! .·'I., ' :--: J:D l'-:-JII U.l:VET OPt\ 'f1 ~\lT (PllD,lAPPIJC\.\ rs ARE RE(.)CJKt::J.) 1'0 SI;)P..flT \1t:I.T[PLE L'oPIE:
TO rt IE PI.A:-.lt\C'!(i \JEPAln:v1ENT. ('''~$l.'LT fl If- ,\PPLICABJ E ST!\fF P1.Al\"SFR rc JR ill:: JAILS

RECEIVED

AUG 1 6 2012

~-;-:;6r=~~~,~~-t::::::P;flAN~~NING~~t.;n:I- F N(l,~"~"H;'; l~;' sf,\['-r-/-+----\
(( jn·IC'-&....L.U-l!~



BEAUFORT COUNTY, SOUTH CAROLINA
PROPOSED ZONING AND DEVELOPMENT STANDARDS ORDINANCE (ZDSO)

ZONING MAP / TEXT AMENDMENT / PUD MASTER PLAN CHANGE APPLICATION

TO : Beaufort County Council

The undersigned herebyrespectfullyrequests that the Beaufort CountyZoninglDevelopmentStandardsOrdinance
(ZDSO) be amended as described below:

1. This is a request for a change in the (check as appropriate): ( ) PUD Master Plan Change
()Q Zoning Map Designation/Rezoning ( ) Zoning& Development.Standards OrdinanceText

2. Give exact information to locate the property for which you propose a change:
TaxDistrictNumber~_, Tax Map Number: 3/ .Parcel Number(s): 6&/-]} - .30 rL
Size o.fsubject property._· _ "!" 5:.f20 "'c:... . SquareFeet/~ (circle one) . /'
Location: Xn=tecs~ -J/P-2 e..:E: Hw-k .:J.:2£ f4:t r.rZk £6 _ ($..v.th""",,rl t2v....;!...~-U

()<j Light Industrial/Ll
( ) Industrial ParicIIP
( ) Transitional Overlay/If)
( ) Resource ConservationlRC

3.

4.

How is this property presently zoned? (Checkas appropriate)
( ) UrbanIU ( ) Community PreservationlCP
( ) Suburban/S ( ) Commercial Regional/CR
( ) RuraVR ( ) Commercial SuburbanlCS
( ) Rural ResidentiallRR ( ) Research & DevelopmentIRD

( ) Planned UnitDevelopmentIPUD

What new zoning doyou propose for this property? Gmrnfcc<,,,,,IAg.'',,9-7 cI a a2
(Under Item 10 explain the reason(s) for your rezoning request.)

5. Do you own all ofthe property proposed for thiszoning change? ( ) Yes ~ No
Only property ownersor their authorized representative/agentcan sign this application. Ifthere aremultiple
owners. each property owner must sign an individual application and all applications must be submitted
simultaneously. If a business entity is the owner, the authorized representative/agent of the business must
attach: 1- a copyofthe power ofattorney that gives him the authorityto sign for the business, and 2- a copy
of the articles of incorpoation that lists the names ofall the owners of the business.

6. If this request involves a proPj0e d change in the Zo. ninglDevelopment Standards Ordinance text, the
section(s) affected are: -!V;A . .. ~
(Under Item 10 explain the proposed text change and reasons for the change.)

7. Is this property subject to an Overlay District? Check those which may apply:
( ) AOD - Airport Overlay District ( ) MD - Military Overlay District
()() COD - Corridor Overlay District ( ) RQ - River Quality Overlay District
( ) CPOD - Cultural Protection Overlay District

8. The following sections of the Beaufort County ZDSO (see attached sheets) should be addressed by the
applicant and atteched to this application form:
8 . Section 106-492, Standards for zoning map amendments.
b. Section 106-493, Standards for zoning text amendments.

rnz NO:-><--'-I--~_I/Initiated by:.....;S:,.,T:::.::AF-=..=F:....;/+=-..:..:..::..=v
(Circl~~V

Rev. 4/11



aeaufort County, se, Proposed Zol1ingIDe\'elopment Standerds Ordinance Map/Text Amendment Application
Page 2 of2

9. Explsnation(continue on separate sheet ifneeded)~~. ..-,-..--- ~~~ ----.~

It is understood by the Dnd~nrigDedtbat whUe thisapplication will beau-efuIIy nwiewcdand considered, tbe
burden of proof for the proposed lUIIelldrnent rests with the nwn.Cf.

f

S::: '"0 Owner ~ .. - ~5!f'-;...
-:;To,... f7. QIf."1t'I ~""(nl,.m{l'/l'-f: e ep)jQ~

d" I-LH l2e"e (<',toe",,!) J-f...C Number: f!;2- .11'1 $StJO

Address: ~~3 ~p, AVE ,1...£/IC I?IJ~I .,4 rr>i?cJ/l",/ /'1'1 IJ~

Email: --" ....11M ft'DcvY\ @p.naCo-nz I C~

Agent(Name!AddresslPbone'cmnil): J) Co.. l, ; & 'E;. ( L.. ~ ( de.. ~I
I st-y. fP".1;"" .n 1....J. It J.

t+:, -h.J Hu~ Ie. , S C. z..HJ.'

FOR MAP AMENDMENT REQUESTS. THE PLANNING OFFICE WILL POST A NOTICE ON THE
AFFECTED PROPERlYAS 0Ull..INED INSEC- 106-402(1) OFTIlEBEAUFORTCOUNlY ZDSO.

UPON RECEIPT OF APPLICATIONS. TIlE STAFF HAS 1HREE (3) WORK DAYS TO REVIEW ALL
APPUCATIONS FORroMPLBTENESS. 1HE COMPLBlEDAPPUCATlONS WILLBBREVJEWIDFlRST
BY1HBBEAUFORTCOUNIYPLANNINO COMMISSION SUBCOMMIlTBERESPONSIDLEFOR THE
AREA WHERE YOUR PROPERlY IS LOCA'rnD. MEETING SCHEDULES ARE LIS1lID ON rns
APPLIC~nQNPROCESS (ATIACHED). ~..9..MPLETEAPPlJCA nONS MUSTBESUBl'lll'lW BYNOQN
THREE (3) WEEKSPRIOR TO THEAPPLTCA~1E SUBCo.MMITTEE MEETING DATE

PLANNED UNITDEVELOPMENT(pUD) APPLICANTS AREREQUIRED TO SUBMITMULTIPLECOPJES
TO1HE PLANNING DEPARTMENT. CONsuLT TIlE APPLICABLE STAFF PLANNER-FOR DETAn.S.

CONTACT1HEPLANNING DEPARTMENT AT(843)255-2140 F~REXACT APfLICATIONFEES.

FORPLANNINGDEPARTMENTUSEONLy:S:P;a;:::;; ~(:)2, /{)l'"'U ~
Date Appliad:ion Received: ... Dale Pestu.gNotice~~ L, ... ~/Vj'''v:r~

(placereceived 5tm1p below) 0 U -.- , 0
Application Fee Amount Received: If> C)....5"O. Of)

R~CEIVED Receipt No. forApplicationFee: ..:J.../~o;).J)

JUl 24 2011

PLANNING

Rev.4/



BEAUFORT COUNTY, SOUI'H CAROLINA
PROPOSED WNING AND DEVELOPMENT STANDARDS ORDINANCE (ZDSO)

ZONING MAP I TEXT AMEND:MENT I PUD MASTER PLAN CHANGE APPLICATION

TO: Beaufort CountyCouncil

The undersignedherebyrespectfullyrequeststhat the BeaufortCountyZoning!DevelopmentStandards Ordinance
(WSO) be amended as described below:

1. This is a request for a change in the (check as appropriate): ( ) PUD MasterPlanChange
ex) Zoning MapDesignation/Rezoning ( ) Zoning & DevelopmentStandardsOrdinance Text

2. Give exactinformation to locate the property for which you propose a change;
Tax District Number: '" cr .Tax Map Number. 01.1 , Parcel Number(s):.......(;_~o~.3~q _
Size of subject property: 5', I __ Square Feet~ (circle one)
Location: 6'WC ';+16illVlo1 1.1S iUttL '{fhw'~ 46

3. How is this property presently zoned? (Checkas appropriate)
( ) UrbanIU ( ) COIDIDWlrty PreservationlCP (X:)Light IndustriallLI
( ) SuburbaD/S ( ) Commercial RtlgionaJlCR ( ) Indurtrial PadcIIP
( ) Rura1IR ( ) CommercialSuburbanlCS ( ) Transitional Ovcrlaytro
( ) Rural Re.o;identiallRR ( ) Research& DevelopmentIRD ( )Resource Conserva!ion/RC

( ) PlannedUoit DevelopmentIPUD

4. What new zoning do youpropose for this property? Co~h1·tniU 14tJ'0;'".L (C~
(Under Item 10 explain the reason(s) for your rezoning reqnest.)

5. Do you own all ofthe property proposed for thisrooing change? ( ) Yes ()O No
Onlypropertyowners or theirauthorizedrepresentative/agentcan sign this application. Hthere aremultiple
owners, each property owner must sign an individual application and all applications must be submitted
simultaneously. Ifa business entity is the owner, the authorized representative/agent of the business must
attach: 1- a copy ofthe powerofattomeythat giveshim the authority to signfor tbe business, and 2- a copy
ofthe articles of incorpoation that lists the names ofall the owners ofthe business.

6. If this request involves a proposed change in the ZoninglDevelopment Standards Ordinance text, the
section(s)affectedare:=-:-_,"""d,.J.T4~~4- ~__~_:--~ _
(Under Item 10 explain the proposed text change and reasons for the ehange.)

7. Is this property subject to an Overlay District? Check those which may apply:
( ) AOD - AirportOverlay District ( ) MD - Military Overlay District
()() COD - CorridorOverlay District ( ) RQ - River Quality OverlayDistrict'
e ) CPOD - Cultural Protection Overlay District

8. The following sections of the Beaufort County ZDSO (see attached sheets) should be addressed by the
applicant and auamed to this application form:
a. Section 106492, Standards for zoning map amendments.
b. Section] 06493, Standards for zoning text amendments.

Rev.4/11 FILE NO:.__----:lllnitiated by: STAFF I OWNER
(Circle One)



Beaufort County,se, Proposed ZoninglDevelopment Standards OrdinanceMap/TextAmendmentApplication
Page 2 of2 .

9. Explanation (continue on separate sheet ifneeded),-.: _

tood by the undersigned that whUe this appliCltioD will be canfuDy nviewed aad eensidered, the
rpoor pro s amendment rests with tbe owner.

I

I Si
Printed
Name: "R', cJc..(J 55 t':'o-~r

Address:J E;~ 1)\.

Email: r:sk'<¥(Q""'.rk~ .(,.#!!":

Agent(NameJAddresslPhondemaiI):~ -,--

FOR MAP AMENDMENT REQUESTS~ 1HE PLANNlNG OFFICE WILL POST A NOTICE ON THE
AFFECTED PROPERlY AS OUTLINEDIN SEC. 106-402(D) OFTIlE BEAUFORTCOUNlY zoso.
UPON RECEIPT OF APPLICATIONS, THE STAFF HAS TIIREE (3) WORK DAYS TO REVIEW ALL
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RESPONSE TO ITEMS #8a:
SECTION 106-492, STANDARDS FOR ZONING MAP AMENDMENTS

I.a The proposed change is consistent with the County's comprehensive plan and the purposes of
this chapter. The proposed 65-acre project consists of combining 3 parcels which are zoned
Suburban and Light Industry and developing a commercia) retail shopping center. It is
consistent with both the 1997 and 2010 comprehensive plan in that it iJIustrates these parcels as
being commercially zoned on the Future Land Use Map 4-7. The property is adjacent to U.S.
Highway 278, a six (6) lane major thoroughfare and Hwy 46, a four (4) lane major arterial
roadway; the property has access to public water and sewer; BJWSA water mains provide
adequate fire flows for commercial development; the property will be master planned for
drainage and wetland impact/preservation; the property will provide a connector roadway
providing an eventual connection between Hwy 46 and Sheridan Park.

Lb The change is consistent with the character of the neighborhood. It is consistent because the
property to the east and west of the project are developed "commercial retail, regional" type
uses (ex. Target Center, Kitties Crossing, Kitties Landing, and Sheridan Park). The adjoining
property to the south is zoned Suburban currently and designated as Regional Commercial on
the future land use map. The property north of Hwy 278 is a gated residential neighborhood
and golf course. The highway buffers along Hwy 278 and the southern property line buffers
minimize impacts to nearby residential uses.

I .c The extent to which the proposed zoning and use of the property is consistent with the zoning
and use of nearby properties. Similar to the explanation given in Lb the property is consistent
with the zoning and uses of nearby properties which are Commercial Regional, Urban,
Suburban and PUD's with commercial uses. The roadway frontage portions of the adjacent
developments contain commercial uses. The project is bifurcated by a power line easement
which does not allow for vertical construction but does allow for horizontal improvements such
as access roadways, vehicle parking/storage and utility improvements in addition to its existing
use as a utility corridor for power, gas, water, sewer and drainage. The power line rights of way
and easements currently provide a service road for powerline maintenance which crosses
wetlands. Utilization of the area for a connector roadway and vehicle parking is anticipated.

I.d The suitability of the property for the uses to which it has been proposed. The property is well
suited for the commercial uses proposed. It is a comer parcel with frontage containing adequate
utilities upon two highly travelled corridors. The surrounding uses are primarily commercial
retail oriented. The majority of the uplands are adjacent to the street frontage allowing for
maximum preservation of wetlands.
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I.e Allowable uses in the proposed district would not adversely affect nearby property. The above
discussions address the fact that the existing adjacent properties are zoned to accommodate
commercial uses. The future land use map illustrates this project and adjacent parcels with
commercial regional zoning.

I.f The length of time a property has remained vacant as zoned, where the zoning is different from
nearby developed properties. The project consists of 3 separate tax parcels. The only developed
parcel is the 5 acre "Mister Label" tract which is an existing light industrial use that has been in
operation for roughly 40 years (1972). The remaining 60 acres of the project have never been
developed. They have been zoned LJ since the time that the adjacent properties were being
developed roughly 16 years ago (Food Lion- 1996).

I.g The current zoning is not roughly proportional to the restrictions imposed upon the landowner
in light ofthe relative gain to the public health, safety, and welfare provided by the restrictions.
The current zoning of Light Industry is inconsistent with the adjacent land uses. The past and
recent development pattern is more commercial oriented than industrial. The current LJ zoning
limits the square footage of the proposed commercial retail buildings footprints to 10,000sf,
thereby limiting the projects development potential.

I.h A traffic impact analysis (TTA) indicates that the rezoning request to a higher intensity will not
adversely impact the affected street network and infrastructure in the higher zoning
classification. A TTA shall be required and reviewed under one of the following circumstances:
J. The rezoning is based upon a particular project that generates more than 50 trips during

the peak hour;
2. the rezoning is based upon a more intensive zoning district, whereby the most intensive

traffic generator will be considered; or
3. The rezoning will change the existing level ofservice ofthe affected street.
See attached TIA.

2. Not applicable. The property in question is not transitional overlay.

Sec. 106-493 - Not applicable. This is not a text amendment.
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RESPONSE TO ITEMS #9: Explanation

This project involves development of a 65 acre parcel on the southwest quadrant of the Hwy 278 and
Hwy 46 intersection. The upland portions along the street frontage will accommodate the construction
of roughly 225,OOOsf of commercial retail buildings while preserving the majority of onsite wetlands
and highway buffers . A powerline easement crosses the property which may accommodate an
interconnecting roadway between Hwy 46 and Sheridan Park. A new traffic signal on Hwy 46 is
planned the projects new main entrance across from the existing entrance to Kitties Crossing.

The existing Light Industry zoning limits the maximum building footprint size for commercial uses,
thereby necessitating the need to rezone the property. Rezoning will maximize the development
potential, similar to the adjacent developed properties. Beaufort County requested we review the
surrounding land uses and gear our rezoning request accordingly, and not necessarily rezone the entire
project Commercial Regional. In an effort to address the county's request, the following items provide
the reasoning for requesting Commercial Regional zoning for the entire project:

I . Zoning: The property south of the project is currently a small manufactured home community
zoned Suburban. The future land use map illustrates this property is planned for Commercial
Regional or high intensity commercial development.

2. Building Size Limitation: The property south of the power line has many challenges and will
likely be developed as a destination retail user or commercial service that can accept limited
visibility and use disjointed parking. The project property south of the power line totals roughly
6.5 acres. Approximately 3 acres are wetlands leaving 3.5 acres of high ground in an irregular
triangle shape. The value of the parcel is enhanced by placing a larger building on the upland
and using the parking field under the power line . For this reason, the value is enhanced by the
ability to construct a facility larger than the 10,000 square feet allowed under Commercial
Suburban.

3. Use: There are several uses allowed in CR zoning that are not allowed in CS zoning. Some of
these are consistent with the developed property on both sides of Highway 46 south toward
Bluffton. We envision this parcel south of the power line to be developed consistent with the
HD supply house in Kitties Landing, Ferguson Bath and Kitchen, an automotive related
business, or other multi-tenant service or professional buildings that may be larger than 10,000
square feet.
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July 12,2012

Mr. David Oliver, President
Jaz Development, LLC
595 E. Crosshill Road, Suite 700
Roswell, GA 30075

RE: Traffic Impact and Access Study
Proposed Bluffton Gateway Center
BlutTtonlBeaufort County, SC

Dear Mr. Oliver:

TraffIC,TraDSDonatitn, &Parlillg Consuhams

SRS Engineering. LLC

SOI l\1oh'l\d. Dl'ive

We-t Columbia SC::'9 I()l)

As requested, SRS Engineering, LLC (SRS) has completed an assessment of the traffic impacts
associated with the development of the new retail facility to be located along US 278, west of SC 46 in
Bluffton, South Carolina. The following provides a summary of this study's findings.

PROJECT DESCRIPTION

The project site is located in the southwest quadrant of the US 278 at SC 46 intersection in Bluffton,
South Carolina. The project proposal is to construct a new retail commercial center containing two
anchors along with peripheral/support surrounding retail shops. Total square-footage (sf) of the facility is
proposed at 221 ,667 sf. As scheduled, this project is planned to be constructed and occupied within a 4
year period (2016). Figure 1 depicts the site location in relation to the regional roadway system.

As planned, direct access for the development will be provided via four access drives ; one to/from US
278 being a limited movement right-in/right-out (RIRO) access and three to/from SC 46, two RIRO
drives and one full movement access directly opposite Kitties Crossing. Figure 2 depicts the current
development plan proposal for the Bluffton Gateway development.

EXISTING CONDITIONS

A comprehensive field inventory of the project study area was conducted in June/July 2012. The field
inventory included a collection of geometric data, traffic volumes and traffic control within the study
area. The following sections detail the current traffic conditions and include a description of
roadways/intersections serving the site and traffic flow in close proximity to the project.

Todd E. Sulvuuin (X03l 361-.~::()':-, • Mik~ Rid~lwa~. P.E. (XO.i j Jhl-l){)-l-t • Mall Short. P.E. (~()3) :~/i1·900(j
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Study Area Roadways

US 278 - is an east/west oriented principal arterial which provides a six-lane divided cross-section where
directional through traffic is separated by a landscaped/grassed median. This roadway has a posted speed
limit of 45 miles-per-hour (mph) and is under the jurisdiction of the SCDOT.

SC 46 - is a four-lane divided arterial with a north/south orientation. This roadway has a posted speed
limit of 30 mph in the vicinity of the project site/US 278 and is under the jurisdiction of the SCDOT.

Study Area Intersections

As identified by County staff, five main intersections were required to be analyzed in order to determine
project impact on the surrounding roadway. Two along US 278 (Sheridan Park and SC 46), two along SC
46 (Kitties Crossing and Bluffton Parkway) and the last intersection being Bluffton Parkway at Red Cedar
Drive. Figure 3 illustrates the geometries and traffic control for the study area intersection and roadways.

Traffic Volumes

In order to determine the existing traffic volume flow patterns within the study area, manual turning
movement counts were performed. Weekday morning (7:00-9:00 AM) and evening (4:00-6:00 PM) peak
period turning movement specific counts were conducted at the above referenced study area intersections.

Summarized count sheets for the study area intersections are included in the Appendix of this report .
Figures 4a and 4b depict the respective 2012 Existing AM and PM peak-hour traffic volumes at the
study area intersections to be used for analytical purposes.

FUTURE CONDITIONS

The project is anticipated to be built-out over a four year period resulting in occupancy in late 2015/early
2016. As such, 2016 has been used for the future year analysis for purposes of this report.

Future No-Build Traffic Conditions

Planned Roadway Improvements

Based on discussions with County staff, there are no currently planned/funded roadway improvement
projects that will be completed by the time this development is operational.

Background Development

Based on discussions with County staff, there are no approved development projects in the study area that
will affect background traffic.

Annual Growth Rate

Based on the projection year of 2016, a 1Y2-percent annual growth rate has been utilized to project future
conditions . The anticipated 2016 No-Build AM and PM peak-hour traffic volumes, which reflect the
annual 1Y2-percent growth rate, are shown in Figures 5a and 5b following this report.



Mr. David Oliver
July 12,2012
Page 3

Site-Generated Traffic

Traffic volumes expected to be generated by the proposed project were forecasted using the Eighth
Edition of the ITE Trip Generation manual, as published by the Institute of Transportation Engineers.
Land-Use Code #820 (Shopping Center) was used to estimate the specific site-generated traffic. Table 1
depicts the anticipated site-generated traffic.

Table 1
PROJECT TRIP·GENERATION SUMMARY!

Bluffton Gateway

221,667 sf Total New
Time Period Shopping Center 25% Pass-by Trips

(a) (b) (a-b)

Weekday Daily 11,400 2,850 8,550

AM Peak-Hour
Enter 135 22 113
Exit 87 22 .6).

Total 222 44 178

PM Peak-Hour
Enter 531 133 398
Exit 553 ill 420
Total 1,084 266 818

I ITE Trip Generation manual. 8th Ed. 2008. LUC 820 (Shopping Center).

As shown, the proposed development will be comprised of nearly a quarter of a million square-feet of
commercial retail shopping center space . Using the ITE reference, the project can be expected to generate
a total of 11,400 two-way daily trips of which a total of 222 trips (135 entering and 87 exiting) are
expected during the AM peak-hour. During the PM peak-hour, a total of 1,084 trips (531 entering, 553
exiting) are expected.

A significant portion of vehicle trips generated by this type of land-use are attracted to the site from the
traffic passing on the adjacent street, referred to as pass-by or impulse trips. Pass-by trips are trips
made to the proposed development as intermediate stops on the way from an origin to a primary trip
destination. It is important to note that pass -by trips do not reduce the amount of traffic generated by
the site, and the "total trips" generated are expected to enter and exit the site no matter what percentage
of pass-by trips is used . Pass-by trips are simply that portion of the site-generated traffic that are not a
function of the land uses in the area, but are only a function of the type of use proposed on the site and
the volume of traffic on the adjacent roadways. For this particular project, a pass-by reduction of 25
percent has been utilized.

Once the pass-by reduction was applied to the anticipated external trips, the proposed development can
be expected to generate 8,550 new external trips on a weekday daily basis, of which a total of 178 new
external trips (113 entering, 65 exiting) can be expected during the AM peak-hour. During PM peak
hour, a total of 818 new external trips (398 entering, 420 exiting) are expected.
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Distribution Pattern

The directional distribution of site-generated traffic on the study area roadways has been based on an
evaluation of existing travel patterns in the area as well as known residential areas within
Bluffton/Beaufort County. The anticipated pattern is shown in Table 2. This distribution patterns has
been applied to the site-generated traffic volumes from Table I to develop the site-generated specific
volumes for the study area intersections illustrated in Figures 6a and 6b.

Table 2
TRIP DISTRIBUTION PATTERN

Bluffton Gateway

Direction Percent
Roadways TolFrom EnterlExil

US 278 East 25
West 30

Bluffton Parkway East 20
West 10

SC46 South 12

Kitties Crossing East 3

Total 100

Note: Based on the existing traffic patterns.

Future Build Traffic Conditions

The site-generated traffic, as depicted in Figures 6a and 6b, has been added to the respective 2016 No
Build traffic volumes shown in Figures 5a and 5b. This results in the peak-hour Build traffic volumes,
which are graphically depicted in Figures 7a and 7b for the respective AM and PM peak hours. These
volumes were used as the basis to determine potential improvement measures necessary to mitigate traffic
impacts caused by the project.

TRAFFIC OPERATIONS

Analysis Methodology

A primary result of capacity analysis is the assignment of Level-of-Service (LOS) to traffic facilities
under various traffic flow conditions. The concept of Level-of-Service is defined as a qualitative measure
describing operational conditions within a traffic stream and their perception by motorists and/or
passengers. A Level-of-Service designation provides an index to the quality of traffic flow in terms of
such factors as speed, travel time, freedom to maneuver, traffic interruptions, comfort, convenience, and
safety.

Six Levels-of-Service are defined for each type of facility (signalized and unsignalized intersections).
They are given letter designations from A to F, with LOS A representing the best operating conditions
and LOS F the worst.
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Since the Level-of-Service of a traffic facility is a function of the traffic flows placed upon it, such a
facility may operate at a wide range of Levels-of-Service depending on the time of day, day of week, or
period of a year.

Analysis Results

As part of this TIAS, capacity analyses have been performed at the study area intersections under both
Existing and Future (No-Build & Build) conditions. The results of these analyses are summarized in
Table 3.

Table 3
LEVEL·OF·SERVICE SUMMARY1

Bluffton Gateway

Time 2012 EXISTING 2016 NO-BUD..O 2016 BUILD

Signaljzed Intmectjons fuisId. ~ YK:. ~ nmr ~ LQS I!dn YJS:.. LOS
US 278 at SC 46 AM 25,4 0,59 C 26 .8 0.63 C 28 .8 0.65 C

PM 32.5 0.68 C 34.2 0.74 C 47 .2 0 .86 0

Bluffton Parkway at Red Cedar Drive AM 31.9 0.37 C 30.9 0.39 C 30.4 0 .40 C
PM 31.5 0.36 C 30.3 0.38 C 28.0 0.41 C

l!mjgpaljzcd In!.uss:ctiom

US 278 at Sheridan Park AM 0.93 E 1.12 F 1.16 F
PM 0.84 D 1.00 F 1.10 F

SC 46 at Kunes Crossmg AM 11.6 B 11.9 B 14.6 B
PM 12.5 B 12.9 B >500.0 F

SC 46 at Bluffton Parkway (Round-a-bout) AM 0.86 B 0.92 B 096 B
PM 1.02 E 1.09 E 1.30 F

US 278 at SIte Access (RIRO) AM To be Constructed To be Constru cted 16.1 C
PM by Development by Development 18.9 C

SC 46 at Northern Site Access (RIROI AM To be Constructed To be Constructed 9.3 A
PM by Development by Development 11.3 B

SC 46 at Snuthem Site AccC!os (RJROJ AM To beConstructed To beConstructed 9.2 A
PM by Development by Development 11.3 B

I Cakulallllll' compl<.al u" •• 'he 2000 HCM m<lhodol"( )

2 Dc:la~ I. seeoed••per.,duclt

3 VIC::: Volumc-Io-c:ar-'\l)' rlhu

J lOS =Level-of-Se..ice

GENERAl NOTfS'

1 FIJfunlJgnahzed tnlaKCIHIft$.. DeIlY ISreprescntlu\,c or cnncel mO\lemanlllne group/approach

2 f(lf \ignallla1lnte:r~lIon\. Dcla)' " Jq:I~sentlu\"C' of mer-aUIl-Crale- of aU approachn

As shown in Table 3, under 2012 Existing traffic volume conditions, the two unsignalized study area
intersections operate with capacity constraints. First the US 278 intersection with Sheridan Park operates
poorly due to the left-tum from the major roadway approach (eastbound or westbound left-turn from US
278). These left-turn movements must cross the three opposing though lanes of US 278 and the right-tum
entering Sheridan Park in order to enter the minor roadway. The second constraint is the round-a-bout for
SC 46 at Bluffton Parkway which operates at a LOS E during the PM peak-hour.

Under 2016 No-Build traffic volume conditions, which account for the addition of a normal annual
growth (I V2-percent per-year) in traffic, operations will basically remain acceptable with only small
increases in delay. Both the US 278 at Sheridan Park and SC 46 at Bluffton Parkway intersections will
continue to operate poorly as they had under the Existing conditions scenario.
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Under 2016 Build conditions, with the addition of traffic related to the proposed Bluffton Gateway retail
project, the two off-site study area intersections of US 278 at Sheridan Park and SC 46 at Bluffton
Parkway will continue to operate poorly . In addition, the SC 46 at Kitties Crossing, which will now have
a fourth leg approach for the main site access; is anticipated to operate poorly during the PM peak-hour.
All remaining intersections are anticipated to continue to operate at acceptable conditions.

The proposed site access drives are anticipated to operate acceptably with exception of the prior
mentioned main access opposite Kitties Crossing. The remaining three drives all of which are planned to
be right-in/right-out (RIRO) drives, of which one is planned along US 278 and two along SC 46 are
anticipated to operate acceptably during both peak hours. The recommended geometry and traffic control
for these access drives is detailed in the next section of this report.

MITIGATION

The final phase of the analysis process is to identify mitigating measures which may either minimize the
impact of the project on the transportation system or tend to alleviate poor service levels not caused by the
project. The following describes measures necessary to mitigate the project's impact.

US 278 Right-In/Right-Out (RIRO)

This access is to be located along US 278, approximately 850-feet west of SC 46 and nO-feet east of
Sheridan Park. This will be the only access directly to/from US 278 and will be restricted to RIRO
movements. The following describes the suggested geometry for this proposed access:

•

•

•

Northbound (Site Access) Approach: Construct site access to provide a two-lane approach with
one lane entering the site and one lane exiting the site. A triangle median may be installed to
reinforce this access as a RIRO however the grassed median with US 278 will prohibit all left
turn movements at this access;

Eastbound US 278: If feasible due to right-of-way or environmental constraints, construct a
separate right-turn lane along US 278 in order to reduce impact to through traffic on US 278.
Suggested length of this lane is 2oo-feet with a 180-foot taper;

Traffic Control: Install STOP sign control for the site access approach.

SC 46 at Kitties CrossingIMain Site Access

This access is to be located along SC 46 and will align directly opposite the existing Kitties Crossing
access resulting in a four-legged intersection. This will be the only full-movement access serving the
development and as such will accommodate a significant volume of site-generated traffic entering and
exiting the site. Recommended geometries and traffic control is as follows:

• Northbound (SC 46) Approach: Widen SC 46 to provide a single left-turn lane entering the site.
Currently SC 46 provides a raised concrete median which should be modified/removed to
construct this left-tum lane. A lane length of 2oo-feet is suggested with a taper of 180-feet;

• Southbound (SC 46) Approach: A southbound right-tum lane entering the site is not formally
warranted based on the SCDOT guidelines; but is suggested at this time. This lane should be
constructed to the current terminus of the "merge lane" from US 278 resulting in a continious
right-turn/merge lane between US 278 and this intersection;
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• Eastbound (Site Access) Approach: Construct new approach leg to create intersection. Provide a
four-lane approach providing one inbound lane and three outbound lanes designated as a separate
left-turn lane, a through lane and a separate right-turn lane. Directional traffic flow may be
separated by a raised median if desired;

• Westbound (Kitties Crossing) Approach: Widen the existing approach to provide a separate left
turn lane and a shared through/right-turn lane. Alignment of this approach with the site access
approach (opposing left-tum lanes and alignment of through movements) is required in order to
maintain optimal operations;

• Traffic Control: Place intersection under multi-phased traffic signal control when warranted.
The deciding factor will be the volume of left-tum traffic exiting the site orientated towards US
278 and will likely be warranted when the site is greater than 50-percent occupied.

Signalization of this intersection when warranted is anticipated to result in a LOS A during the AM peak
hour and a LOS C during the PM peak-hour.

SC 46 North RIRO

This access is to be located along SC 46, approximately 725-feet south of US 278 and 520-feet north of
Kitties Crossing/main site access. This location would be within the acceleration lane for the right-tum
from US 278 to southbound SC 46. In order to accommodate this access, it is suggested that the existing
merge lane from US 278 (US 278 eastbound right-tum to SC 46 southbound) be extended south to the
Kitties Crossing/site access intersection in order to provide a continuous right-turn lane between US 278
to the Kitties Crossing/site access intersection. This will effectively increase the current right-tum merge
lane by approximately SSO-feet and end as a separate right-turn lane at the Kitties Crossing/Site access
intersection.

• Eastbound (Site Access) Approach: Construct site access to provide a two-lane approach with
one lane entering the site and one lane exiting the site. A triangle median may be installed to
reinforce this access as a RIRO however the median within SC 46 will prohibit all left-tum
movements at this access.

• Traffic Control: Install STOP sign control for the site access approach.

It should be noted that a separate right-tum deceleration lane was reviewed and is not suggested due to the
fact thought that this additional lane may compound between US 278 and this access.

SC 46 South RIRO

This access is to be located along SC 46, approximately 290-feet south of Kitties Crossing/main site
access. This separation meets the SCDOT guidelines for location of a limited movement access. (The
following describes the suggested geometry for this proposed access:

• Eastbound (Site Access) Approach: Construct site access to provide a two-lane approach with
one lane entering the site and one lane exiting the site. A triangle median maybe installed to
reinforce this access as a RIRO however the grassed median with SC 46 will prohibit all left-turn
movements at this access;
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• Southbound SC 46: Construct a separate right-tum lane along SC 46 in order to reduce impact to
through traffic on SC 46. Suggested length of this lane is 1DO-feet with a 180-foot taper;

• Traffic Control: Initially install STOP sign control for the site access approach.

Sight Distance Considerations

All previously-cited access drive intersections should be designed/constructed to meet current applicable
County/SCDOT standards and/or guidelines in terms of sight distance. It is assumed that this will be the
responsibility of the project's civil engineer and will be depicted by the site plan/submittal information.

OtT-SiteStudy Area Intersections

As shown in Table 3. the project has only a small impact on the adjacent off-site intersections along US
278 or SC 46 but is not the direct cause of the poor conditions which currently exist at both the US 278 at
Sheridan Park intersection and SC 46 at Bluffton Parkway round -a-bout. The project is the direct cause at
the SC 46 at Kitties Crossing intersection which will be mitigated by the suggested improvements defined
in the prior section of this report.

Connectivity

The site development will be located in the southwest quadrant of the US 278 at SC 46 intersection and
will not have direct access to/from the Bluffton Parkway. Indirect access to the Bluffton Parkway can be
achieved by providing a new connector roadway to the west into either Sheridan Park or to the southwest
to intersect with Red Cedar Drive. Either of these connections would allow site-generated traffic an
indirect access to the Bluffton Parkway which would reduce the impact to the SC 46 at Bluffton Parkway
intersection/round-a-bout.

This connection would require wetlands crossing i.e. permits to build across existmg environment
constraints however based on the current traffic infra-structure; it is likely best to connect to Red Cedar
Drive if possible due to existing signalization with the Bluffton Parkway.

SUMMARY

SRS has completed a Traffic Impact Study relative to the development of a new retail center to be called
Bluffton Crossing which will be located at the intersection of US 278 at SC 46 in BlufftonlBeaufort
County, South Carolina. This project is a large scale mixed-use retail center which will provide two
anchors with multiple supporting commercial used all of which are expected to be constructed and
occupied by 2016 .

As planned, the Bluffton Gateway project will provide a total of 221,667 sf of retail development which
will be provided access via one limited movement drive to/from US 278, one full-movement drive
to/from SC 46 opposite Kitties Crossing and two limited movement access drives to/from SC 46. In
addition, connectivity to either the east to Sheridan Park or to the southwest to Red Cedar Drive has been
suggested in order to provide indirect accessibility to/from the Bluffton Parkway.

Recommendations have been made pertaining to the site access drives along both US 278 and SC 46 of
which the main access drive opposite Kitties Crossing is suggested to be placed under traffic signal
control when warrants are met. Over-all operations are generally acceptable with the project development
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in place with exception of the US 278 at Sheridan Park intersection and the SC 46 at Bluffton Parkway
intersection both of which operate with capacity constraints under Existing conditions.

If you have any questions or comments regarding any information contained within this report, please
contact me at (803) 361 3265.

Regards,

Z~ 5fr-
SRSENGINEERING, LLC
Todd E. Salvagin
Principal

Attachments
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PROPERTY OWNERS NOTIFIED OF MAP AMENDMENT/REZONING REQUEST
for R601-31-30, -30A -1572 and R619-31-39 (portion abutting R601-31-30 30A)

from Light Industrial and Suburban Zoning to Commercial Regional
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PROPERTY OWNERS NOTIFIED OF MAP AMENDMENT/REZONING REQUEST
for R601-31-30, -30A -1572 and R619-31-39 (portion abutting R601-31-30 30A)

from light Industrial and Suburban Zoning to Commercial Regional
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September 5,2012

COUNTY COUNCIL OF BEAUFORT COUNTY
BEAUFORT COUNTY PLANNING DIVISION

Multi-Government Center • 100 Ribaut Road, Room 115
Post Office Drawer 1226, Beaufort SC 29901-1228
Phone : (843) 255-2140 • FAX: (843) 255-9432

RE: Notice of Public Meetings to Consider a Soutbern Beaufort County Map
AmendmentlRezoning Request for R60I-03I-000-0030-0000, R601-031-000-030A-0000, R601
031-000-1572-0000 and a portion of R619-031-000-0039-0000 that abuts R601-031-000-0030
0000 and R601-031-000-030A-0000 (totaling 66+ acres at tbe southeast corner of S.c.
Higbways 278 (Fording Island Road) and Bluffton Road, across from Kittie's Crossing; from
Light Industrial (LI) and Suburban (S) Zoning District to Commercial Regional (CR) Zoning
District; Applicant: Dale Malphrus

Dear Property Owner:

In accordance with the Beaufort County Zoning & Development Standards Ordinance, Section 106-402, a
public hearing is required by the Beaufort County Planning Commission and the Beaufort County
Council before a rezoning proposal can be adopted. As an property owner within 500 feet of the
properties being considered for rezoning, you are invited to attend the following meetings and public
hearings to provide comment on the subject proposed map amendment/rezoning request in your
neighborhood. A map of the property is on the back of this letter.

I . The Southern Beaufort County Subcommittee of the Beaufort County Planning Comm ission 
Thursday, September 13,2012 at 5:30 p.m. at the Rotary Community Center of the Oscar Frazier
Community Park, 11 Recreation Court, Bluffton, SC. Directions are attached.

2. The Beaufort County Planning Commission (public hearing) - Monday, October 1. 2012, at
6:00 p.m. in the County Council Chambers, located on the first floor of the Beaufort County
Administration Building, 100 Ribaut Road, Beaufort, Sc.

3. The Natural Resources Committee of the County Council - Thursday, November 1, 2012 at
2:00 p.m. in the Executive Conference Room, located on the first floor of the Beaufort County
Administration Building, 100 Ribaut Road, Beaufort, Sc.

4. Beaufort County Council - generally meets second and fourth Mondays at 5:00 p.m. in the
County Council Chambers of the Beaufort County Administration Building, 100 Ribaut Road,
Beaufort, SC. County Council must meet three times prior to making a final decision on this
case. Please call (843) 255-2140 to verify the exact dates and locations.

Documents related to the proposed amendment are available for public inspection between 8:00 a.m. and
S:OO p.m., Monday through Friday, in the Beaufort County Planning Department office located in Room
lIS of the Beaufort County Administration Building. If you have any questions regarding this case,
please contact the Planning Department at (843) 255-2140.

Sincerely,a.:
Delores Frazier
Assistant Planning Dire

Attachment: Map Showing Current and Proposed Zonings
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MEMORANDUM

To:

From:

Subject:

Date:

Beaufort County Planning Commission

Tony Criscitiello, Planning Director T, c.
Amendment to the ZDSO

September 24,2012

ZDSO Section - Sec. 106-1187. Multifamily Residential

Summary of Proposed Amendment - This amendment would eliminate the minimum one
quarter mile spacing requirement for multifamily uses in Urban zoning districts and instead
require these uses to meet the same standard for multifamily developments in the Suburban
zoning district; i.e., that they be compatible with the surrounding neighborhood

Proposed changes are shown as underlined for additions and strike through for deletions.

Sec. 106-1187. Multifamily residential.

(a) Commercial suburban district. In reviewing the site plan for multifamily residential
use in a commercial suburban district, it shall be determined that the shape of the parcel,
orientation of the buildings, and provision for pedestrians makes the multifamily project a
suitable use for the particular site in question. See the exemption for affordable housing in
section 106-2103.

(b) Urban district. In the urban district multifamily residential uses sh&ll only be
permitted with Ii minimum spaeing of one quarter mile between multifamily developments shall
be compatible with the surrounding neighborhood character in size, scale and architecture. No
more than 40 dwelling units shall be constructed in any building. No more than 200 units shall
be constructed as part of a single development.

(c) Suburban district. In the suburban district multifamily uses shall be compatible with
surrounding neighborhood character in size , scale and architecture. The traffic impact analysis
shall indicate required improvements, where applicable.

(d) Reports/studies required. All applications for this use shall include a community
impact statement.

ZDSOAmendment - Multifamily in the Urban District Page 1



Justification -

Multifamily developments are permitted as limited uses within the Urban, Suburban and
Commercial Suburban zoning districts. Within the Suburban and Commercial Suburban
districts, the limited standards require that a multifamily project be designed to be compatible
with the surrounding area. That is not the case in the Urban district, which, instead, establishes a
separation requirement between multifamily developments.

The locations of the County's Urban districts are shown on the attached maps. Generally, Urban
districts are located in proximity to commercial areas and are intended to provide for higher
density development, including multifamily (up to 15 dwelling units per acre), to provide
affordable housing options .

The Affordable Housing Chapter of the Beaufort County Comprehensive Plan (2012) notes that
one barrier to the creation of affordable housing is the shortage of land zoned for higher density
apartment development in the unincorporated county, particularly along key transportation
corridors. One of the policies of this chapter of Plan is that "Affordable housing should be
located in areas that are accessible to employment, services and public transportation."

The one-quarter separation requirement between multifamily developments in the Urban district
creates a barrier to providing more housing choices near shopping and employment centers.
Staff recommends that this requirement be deleted and, instead, require that multifamily
developments in these districts be compatible with the surrounding area.

ZDSO Amendment - Multifamily in the Urban District Page 2
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