COUNTY COUNCIL OF BEAUFORT COUNTY

BEAUFORT COUNTY PLANNING DIVISION
Multi-Government Center * 100 Ribaut Road, Room 115

Post Office Drawer 1228, Beaufort SC 29901-1228
Phone: (843) 255-2140 ¢ FAX: (843) 255-9432

PLANNING COMMISSION
Monday, March 4, 2013
6:00 p.m.
Council Chambers, Administration Building
100 Ribaut Road, Beaufort, South Carolina

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.

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. February 4, 2013 (backup)

6. CHAIRMAN’S REPORT
7. PUBLIC COMMENT ON NON-AGENDA ITEMS

8. PUBLIC COMMENT AND RECOMMENDATION

A. Southern Beaufort County Future Land Use Map Amendment for R603-021-000-007B-
0000, R603-021-000-007B-0000; R603-021-000-0195-0000; R603-021-000-0194-
0000; R603-021-000-004A-0000; R603-021-000-06A-0000; R600-021-000-0075-
0000; R600-021-000-002-0000 (7 parcels totaling 113+/- acres north of U.S. 278 and
west of Graves Road) from Community Commercial (approximately 21 acres fronting
US 278) and Rural (for remainder of property) to Regional Commercial (approximately
65 acres front US 278) and Neighborhood Mixed-Use (approximately 48 acres at the
rear of the properties); Owners/Applicants: Robert Graves, John Graves and Paul
Graves (backup)

B. Southern Beaufort County Zoning Map Amendment / Rezoning Request for R603-021-
000-007B-0000, R603-021-000-007B-0000; R603-021-000-0195-0000; R603-021-000-
0194-0000; R603-021-000-004A-0000; R603-021-000-06A-0000; R600-021-000-
0075-0000; R600-021-000-002-0000 (7 parcels totaling 113+/- acres north of U.S. 278
and west of Graves Road) from Rural with Transitional Overlay (approximately 33
acres fronting US 278) and Rural (80 acres of the remainder of the properties) to
Commercial Regional (approximately 65 acres fronting US 278) and Suburban

(c?\
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(approximately 48 acres at the rear of the properties); Owners/Applicants: Robert
Graves, John Graves and Paul Graves

9. OTHER BUSINESS
A. Next Meeting — Monday, April 1, 2013, at 6:00 p.m.

10. ADJOURNMENT
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The regular meeting of the Beaufort County Planning Commission (hereinafter “Commission’)
was held on Monday, February 4, 2013, in County Council Chambers, the Beaufort County
Administration Building at 100 Ribaut Road, Beaufort, South Carolina.

Members Present:

Mr. Jim Hicks, Chair Mr. Robert Semmler, Vice Chair Mr. Charles Brown
Ms. Diane Chmelik Ms. Mary LeGree Mr. Ronald Petit
Mr. Edward Riley 111 Mr. John Thomas

Members Absent: Mr. E. Parker Sutler

Staff Present:
Mr. Anthony J. Criscitiello, Planning Director
Ms. Barbara Childs, Admin. Asst. to Planning Director

CALL TO ORDER: Chairman Hicks called the meeting to order at approximately 6:04 p.m.

PLEDGE OF ALLEGIANCE: Chairman Hicks led those assembled in the Chambers with the
pledge of allegiance to the flag of the United States of America.

REVIEW OF MINUTES: The Commission reviewed their January 7, 2013, meeting minutes.
Motion: Ms. Chmelik made a motion, and Mr. Thomas seconded the motion, to accept the
January 7, 2013, minutes as written. No discussion occurred. The motion was carried
unanimously (FOR: Chmelik, Hicks, LeGree, Petit, Riley, Semmler, Sutler and Thomas).

CHAIRMAN’S REPORT: Chairman Hicks noted that the staff had removed the Graves
rezoning request that was on tonight’s agenda in order to appropriately review the applicants’
traffic impact analysis. The Graves rezoning request will be reviewed by the Commission at its
next meeting.

PUBLIC COMMENT for items other than agenda items:  Chairman Hicks noted that there
were two meeting attendees—Mr. Bennett McNeal and Councilman Cynthia Bensch; however,
no public comment was received.

ST. HELENA ISLAND ZONING MAP AMENDMENT / REZONING REQUEST FOR
R300-018-000-0290-0000 (6.55 ACRES, A PORTION OF 74.72 ACRES; SOUTH OF
SEASIDE ROAD) FROM RESOURCE CONSERVATION (RC) TO RURAL (R);
OWNER: MCFE LLP, APPLICANT: J. BENNETT MCNEAL, AGENT: DAVID
GASQUE
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Mr. Criscitiello briefed the Commission. He noted the 6.4-acre island portion of the parcel was
being rezoned from Resource Conservation to Rural, since the island is connected by a bridge in
anticipation of development of the island. Staff is in concurrence with the request.

Public Comment: None were received.
Applicant’s Comment: None were received.

Discussion by the Commission included:

e the soil percolation of the island (Mr. Bennett McNeal, the applicant, stated the soil perk
was good or if needed he would use a force-main system);

e aprivate driveway to the island; and

e the St. Helena Island Subcommittee recommending approval of the rezoning with a caveat
for sufficient access for emergency vehicles (Mr. McNeal noted he had met with the fire
department and there would be no issue; however, Mr. Criscitiello noted that the criteria
was not germane to the rezoning issue).

Motion: Mr. Semmler made motion, and Mr. Thomas seconded motion, to forward a
recommendation of approval to County Council on the St. Helena Island Zoning Map
Amendment / Rezoning Request for 6.55 acres, the island portion of the 74.72 acres of
R300-018-000-0290-0000 that is south of Seaside Road, from Resource Conservation (RC)
zoning to Rural (R) zoning. No further discussion occurred. The motion was carried
unanimously (FOR: Brown, Chmelik, Hicks, LeGree, Petit, Riley, Semmler, and Thomas).

TEXT AMENDMENT TO THE BEAUFORT COUNTY ZONING AND
DEVELOPMENT STANDARDS ORDINANCE/ZDSO, AMENDMENT TO APPENDIX I.
LADY’S ISLAND COMMUNITY PRESERVATION AREA, DIVISION 2., LADY’S
ISLAND EXPANDED HOME BUSINESS DISTRICT, SECTION 2.5B., LIMITED AND
SPECIAL USE STANDARDS FOR GAS-CONVENIENCE MARTS; DIVISION 3.,
NEIGHBORHOOD ACTIVITY CENTER, SECTION 3.5, LIMITED AND SPECIAL USE
STANDARDS FOR GAS-CONVENIENCE MARTS; AND DIVISION 5, VILLAGE
CENTER, SECTION 5.5, LIMITED AND SPECIAL USE STANDARDS FOR GAS-
CONVENIENCE MARTS, TO INCREASE THE MAXIMUM SIZE OF CONVENIENCE
CENTERS IN THESE DISTRICTS FROM 2,500 TO 4,000 SQUARE FEET

Mr. Criscitiello briefed the Commission on the rationale for the request. He noted that the
proposed increase would more easily allow such stores to meet the community needs. The
Lady’s Island Community Preservation Committee and the Planning staff felt that such an
increase in size was meritorious.

Discussion by the Commission included allowing an inclusion of a fast food entity in the gas
convenience store, the need to include various services in the gas convenience stores that led to
the logical increase of the building size, whether the increase was desirable despite the buffer and
setback standards not changing, the older convenience stores languishing without the increased
upgrades in size, the text amendment affecting only certain zoning districts of the Lady’s Island
Community Preservation, comparing a past project with this request, querying if the car wash
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next to Beaufort Academy counted toward the gas convenience store building footprint, noting
that the sizes of the property and the building must meet current development standards, and
allowing convenience stores to be large enough to be destination spots for the consumers.

Public Comment: Mr. Bennett McNeal asked what areas this amendment affected, wondering
if his property on Lady’s Island was included. He asked if he could apply for a gas convenience
store on his property. (Chairman Hicks noted that convenience stores would be allowed in the
Expanded Home Business district of which part of Mr. McNeal’s property is zoned. Chairman
Hicks cautioned Mr. McNeal on whether such placement would affect the rest of his property.)

Motion: Mr. Semmler made a motion, and Mr. Thomas seconded the motion, to forward a
recommendation of approval to County Council on the Text Amendments to the Beaufort
County Zoning and Development Standards Ordinance/ZDSO, Appendix I. Lady’s Island
Community Preservation Area that are to increase the maximum size of convenience
centers in the following zoning districts from 2,500 to 4,000 square feet:
e Division 2., Lady’s Island Expanded Home Business District, Section 2.5B., Limited
and Special Use Standards for Gas-Convenience Marts;
e Division 3., Neighborhood Activity Center, Section 3.5, Limited and Special Use
Standards for Gas-Convenience Marts; and
e Division 5, Village Center, Section 5.5, Limited and Special Use Standards for Gas-
Convenience Marts.
No further discussion occurred. The motion was carried unanimously (FOR: Brown, Chmelik,
Hicks, LeGree, Petit, Riley, Semmler, and Thomas).

OTHER BUSINESS: None were discussed.

ADJOURNMENT: Motion: Ms. LeGree made a motion, and Mr. Brown seconded the
motion, to adjourn the meeting. The motion was carried unanimously ((FOR: Chmelik,
Hicks, Petit, Riley, Semmler, Sutler and Thomas). The meeting adjourned at approximately 6:26
p.m.

SUBMITTED BY:
Barbara Childs, Admin. Assistant to the Planning Director

Jim Hicks, Beaufort County Planning Commission Chairman

APPROVED: March 4, 2013, as written
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TO: Beaufort County Planning Commission

Anthony Criscitiello, Beaufort County Planning Director

DATE: February 25, 2013

SUBJECT: Proposed Comprehensive Plan and Zoning Map Amendment for Pepper Hall
{Graves Property)

A. BACKGROUND:

Case No. ZMA-2012-07

Applicant/Owner: Robert Graves, John Graves, and Paul Graves

Property Location: Intersection of L).S. Highway 278 and Graves Road.

District/Map/Pareel: R603-021-000-007B-0000; R603-021-000-0195-0000; R603-021-000)-

Property Size:

Current Future Land Use
Designations:

Proposed Future Land Use
Designations:

Current Zoning Districts:

Proposed Zoning Districts:

0194-0000; R603-021-000-004A-0000: R603-021-000-06A-0000; R600-
021-000-0075-0000; R600-021-000-002-0000

113 acres

Community Commercial (approximately 21 acres fronting US 278) and
Rural (remainder of property)

Regional Commercial (approximately 65 acres fronting US 278) and
MNeighborhood Mixed-Use (approximately 48 acres at the rear of the
properties)

Rural with Transitional Overlay (approximately 33 acres fronting US
278) and Rural (80 acres of the remainder of properties)

Commercial Regional (approximately 65 acres fronting US 278) and

Suburban (approximately 48 acres at the rear of the properties)

B. SUMMARY OF REQUEST:

The applicants, Robert Graves, John Graves. and Paul Graves, are proposing o change the future land use
designation and (o rezone portions of an assemblage of 7 parcels equaling approximately 113 acres
located on the north side of US 278 between the Okatie River and Graves Road. The properties are
currently zoned Rural with Transitional Overlay on the 33 acres fronting LS 278 and Rural for the
remainder of the property (please refer to the attached map for a summary of the proposed future land vse
map amendments and zoning amendments).  The applicant believes that the proposed amendment is
consistent with the surrounding land uses and growth trends and that the current widening of US 278 from
4-lanes to 6-lanes will accommodate the additional traffic that would potentially result from the rezoning.
In 2001, County Council approved an application to rezone the 37 acres that front LS 278 from Rural to
Rural with Transitional Overlay. In 2002 County Council approved the upzoning of a 17.5-acre tract
directly east of the proposed rezoning from Rural 1o Commercial Regional.
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C. PREVIOUS REZONING REQUEST: On February 6, 2012, the Planning Commission reviewed a
proposal (ZMA-2011-17) to rezone 142 acres to Commercial Regional (64 acres) and Suburban (78
acres). This included all of the land within the subject parcels up to the critical line. The Planning
Commission had a split vote on the rezoning. The application was denied by the Natral Resources
Committee and later County Council largely due to the potential impacts the rezoning would have on
water quality and preservation efforts in the Okatie River and potential traffic impacts on US 278.

This application for rezoning is similar to the Graves Rezoning application that the Planning Commission
reviewed at its February 6 meeting with the following exceptions:

s Both the future fand use designation and the zoming of all lands within the subject parcels that are
located within 300 feet of the critical line (Okatie River and marsh) will remain Rural.

o The applicant is proposing to accompany this rezoning application with a Development
Agreement with Beaufort County. The development agreement, among other things. is proposed
to place restrictions on the total square footage of ground floor commereial to 700,000 and limit
the footprint of individual commercial buildings 1o 75,000 square feet.

D. TRAFFIC IMPACT ANALYSIS: The applicant submitted a Traffic Impact Analysis (TI1A)
utilizing the County's current Travel Demand Model (2005). The County’s current traffic model assumes
a 4.7% annual growth rate, which is unrealistic given the slower growth experienced by the region over
the last S years. Therefore, staff requested that Bihl Engmeering run the numbers with a reduced annual
growth rate of 2.5%. Even with the reduced growth rate in the model, the intersection of Hampton
Parkway and US 278 at only 50% assumed buildout will be at a level of service (LOS) E which is below
the County's minimally acceptable standard of D.

I. TIA Assumptions: The TIA assumes a buildout scenario of 700,000 square feet of commercial
and office development and 480 residential units. These growth assumptions are not based on the
maximum development potential of the property with the proposed rezoning, but based on the
assumption of adopting a development agreement that would limit ground floor commercial
development to a maximum of 700,000 square feet (additional commercial square footage could
be provided on 2™ and 3" floors).

I3

Reduction in Traffic Volume on US 278: The TIA documents that there has been a 22% drop
in traffic volumes on US 278 since 2006, This reduction in volume is likely due to two factors:

e Improvements 1o the region's transportation network with the extension of the Bluffion
Parkway to SC 170, and the additions of frontage roads along US 278.
s The economic downturn which has reduced traffic volumes statewide.

It is important to clarify that the road network improvements mentioned above are already
factored into the County’s Travel Demand Model which forecasts portions of US 278 failing by
2025. While, the economic downturn may have slowed the rate of development. the patential
volume of approved development, permitted through PUDs and existing zoning has not
diminished.

3. Projected Failure of US 278/Hampton Parkway Intersection: The TIA projects that the
intersection of LIS 278 and Hamplon Parkway will be at a Level of Service (LOS) E for PM peak
hours at 50% assumed buildout, which is projected for 2018, It should be noted that while the
overall intersection is projected to be at LOS E, specific movements at this intersection will be
LOS F, which will result in greater delays and congestion. For example, left tumns from US278
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entering the site are projected to experience 115 second delays, potentially resulting in the
capacity of left turn lanes to be used up. This could result in stopped traffic in through lanes on
US 278 and could increase the potential for accidents. These intersection failings are only
compounded at 100% assumed buildout.

Projected Development will Consume 41% of Additional Capacity Gained by US 278
Widening : Beaufort County is in the process of constructing two additional lanes to US 278
between Simmonsville Road and SC 170 to provide additional capacity of 18,000 vehicles per
day (vpd) at a cost of approximately $24 million. This road widening project is being
implemented to address projected road deficiencies caused by previously approved development.
The development enabled by the Graves rezoning, at 100% assumed buildout, would add 7,453
vpd to US 278 which is 41% of the added capacity gained by the road widening.

Limited Opportunities to Mitigate Traffic Impacts: The projected traffic impacts of this
rezoning are difficult to mitigate due to the geography of the site. The site’s location between the
Okatie River and Berkeley Hall will necessitate all traffic generated by the rezoning to use US
278 or Hampton Parkway for access. It is highly improbable that any future connections will be
made west or north of the site across the Okatie River. The only opportunity to relieve traffic
from the Hampton Parkway intersection and adjoining right-in/right-out intersections would be to
connect to the traffic signal at Berkeley Hall via a frontage road. Another improvement that
could reduce overall traffic volumes on US 278 would be to extend the Bluffton Parkway west to
Interstate 95 (which is discussed in the cover memo to the TIA). This project, however, is
unfunded and is only beginning to be explored as a future network improvement. The
Comprehensive Plan projects this extension to cost $40 million. The cost will likely be much
higher due to the environmental constraints of crossing the New River Swamp.

E. PROJECTED IMPACTS TO WATER QUALITY: The Graves property is located along the
headwaters of the Okatie River, which is classified as an impaired waterway by the SCDHEC. Four of

the six shellfish monitoring stations located along the river exceed shellfish fecal coliform water quality
standards.

1.

Proposed Rezoning would Further Degrade Water Quality: The potential quantity of
development enabled by this rezoning would result in further degradation to the Okatie
headwaters, even with the application of Beaufort County’s current stormwater regulations.
According to SCDHEC, in order to restore water quality in the Okatie headwaters, a 21% to 51%
reduction of Total Maximum Daily Loads (TMDLs) is necessary depending on the water quality
monitoring station (see Map 1)'. The application of the County’s existing stormwater regulations
would still result in an addition of TMDLs. The County’s current regulations require
development to have 10% “effective imperviousness™ for runoff volume control. Effective
imperviousness means that even if the actual developed area is 50% impervious, stormwater
controls must render the volume of stormwater runoff to the equivalent of a site that is 10%
impervious. With 700,000 square feet of commercial buildings and accompanying parking areas
spread over 65 acres, there will still be significant increases in TMDLs into the Okatie River
which will only be partially mitigated by the existing stormwater regulations and the 300 foot
strip of rural Jand along the river. Greater TMDLSs result in a greater volume of freshwater runoff

! Source; Total Maximum Daily Load - The Okatie River, SCDHEC Bureau of Water, 2010
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into the Okatie River, which has been shown to be a major contributing factor in raising fecal
coliform levels.

The County has Shown Commitment to Improve Water Quality in the Okatie River:
Increasing the development potential of the Graves property to the degree that is being proposed
goes counter to prevailing County policies and actions in the Okatie watershed over the last 10
years. Beaufort County has shown its commitment to protecting water quality through its policies
and expenditures of public funds. Since 2000, Beaufort County has purchased (through fee
simple and development rights) approximately 444 acres of land along the Okatie River at a cost
of $25.7 million for the purpose of reducing the amount of development that would further
degrade water quality (see Map 2). The most recent purchase of the 97 acre Okatie Marsh PUD
reversed a previous action to upzone the property in 2008, demonstrating the level of interest that
the County places on preserving water quality in the river. In addition to land preservation
efforts, the County plans to spend $356,000 to construct 4 stormwater ponds (see Map 1) to

address the impacts of existing development and to mitigate the impacts of the widening of US
278.

F. ANALYSIS OF COMPREHENSIVE PLAN AMENDMENT
Section 106-494 of the ZDSO requires the following considerations when reviewing a proposed
amendment to the Comprehensive Plan:

1.

Whether capital investments, population trends, land committed to development, density,
use or other conditions have changed that justify the amendment. The proposed rezoning
would only add to the potential for future growth and put more strain on the costly capital
investments, mainly road improvements that are being made in southern Beaufort County. There
was a period of explosive growth in the greater Bluffton area beginning in the early 1990’s and
continuing until the recent economic downturn. The rapid growth and its accompanying stress on
public infrastructure led the County, the Town of Bluffton and the Town of Hilton Head Island to
develop a regional plan that assessed the impact of existing and projected growth on public
facilities. The plan forecasted that over the next 20 years, the region could expect to double in
population due to the quantity of previously approved PUDs and subdivisions. The plan also
projected that the region’s road network was ill equipped to handle the projected future
population growth. The County responded to these infrastructure deficiencies by investing over
$148 million in public funds to address the impacts of previously approved development.

Whether the proposed amendment is consistent with the comprehensive plan’s goals and
policies. The purpose of the Community Commercial and Rural future land use designations for
the Graves Property is to discourage further sprawl in Southern Beaufort County and to preserve
and protect sensitive natural features, such as the Okatie River headwaters. The proposed
rezoning goes counter to both of these objectives.

a) Discourage Further Sprawl in Southem Beaufort County: This objective is achieved
primarily by limiting the spread of moderate-density anto-centric residential and commercial
development. The applicant has argued that the proposed comprehensive plan and zoning
amendment would enable and encourage walkable mixed-use development which is
supported in the comprehensive plan as a way to counter sprawl. However, Commercial
Regional zoning in Beaufort County has primarily enabled “auto-centric” development such
as shopping centers, factory outlet malls, and car dealerships. While Commercial Regional
zoning does have some tools that could be used to create mixed-use, walkable development,
it is a much better at facilitating auto-oriented sprawling development that is not supported in
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the plan. Additionally, this proposed comprehensive plan amendment would also create a
pattern of strip commercial development that is inconsistent with the plan. The
comprehensive plan states that commercial uses should focus on key transportation nodes,
avoiding strip pattens. Approximately 65 acres of Regional Commercial property would
yield on average 700,000 square feet of retail and office space if fully developed. While
currently 37 acres on the east side of Graves Road are zoned Commercial Regional, the
addition of 65 acres would create a 100 acre regional node less than a mile east of another
regional node located at McGarvey’s Corner.

b) Protect the Okatie River Headwaters: The second goal was to preserve and protect sensitive
natural features in rural areas, in this case the headwaters of the Okatie River. Increasing the
future land use to Regional Commercial and Neighborhood Mixed-Use would only further
add to the degradation of the Okatie River (see Section E above).

3. Whether the proposed amendment is necessary to respond to state and or/federal
legislation. Not applicable.

4. Whether the proposed amendment would result in development that is compatible with
surrounding land uses. The Berkeley Hall PUD adjoins this property directly to the east and is
more in character with the development that Rural zoning permits. Berkeley Hall has a total
acreage of approximately 1,530 acres and is approved for 712 dwelling units. This gives the PUD
a gross density of 1 dwelling unit per 2 acres. The current Rural zoning permits a residential
density of 1 dwelling unit per 3 acres. The proposed Suburban zoning allows single-family
subdivision with a gross density of 2 dwelling units per acre (four times the density of Berkeley
Hall) with the option to increase the density utilizing the Traditional Neighborhood Development
and multi-family development options,

5. Whether and to the extent to which the proposed amendment would affect the capacities of
public facilities and services, including roads, utilities, law enforcement, fire, EMS, schools,
parks and recreation, solid waste, and drainage facilities. The applicant has notified and
supplied letters from the Beaufort County Sheriff’s Department, the Bluffton Fire District, the
Beaufort County School District, Beaufort Jasper Water Sewer Authority, Palmetto Electric, and
Hargray. In addition, a Traffic Impact Analysis was submitted as part of the application. The
applicant argues that the widening of US 278 from 4-lanes to 6-lanes will increase the capacity of
the highway to 58,000 vpd (to maintain a level of service D). As mentioned above, this road
widening project is being implemented to address projected road deficiencies caused by
previously approved development. The development enabled by the Graves rezoning, at 100%
assumed buildout, would add 7,453 vpd to US 278 which is 41% of the added capacity gained by
the road widening,

6. Whether, and to the extent to which, the proposed amendment would result in negative
impacts to natural resources. The property is located next to the sensitive headwaters of the
Okatie River. Increasing the future land use to Regional Commercial and Neighborhood Mixed-
Use would only further add to the degradation of the Okatie River (see Section E above).

G. ANALYSIS: Section 106-492 of the ZDSO states that a Zoning Map Amendment may be approved
if the weight of the findings describe and prove the following:

1. The change is consistent with the County’s Comprehensive Plan and the purposes of this
Ordinance. See discussion under Section C.
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2. The change is consistent with the character of the neighborhood. As stated above, the
Berkeley Hall PUD adjoins this property directly to the east and is more in character with the
development that Rural zoning permits. Although there are commercial regional land uses to the
south and east of this property, the comprehensive plan states that commercial uses should focus
on key transportation nodes, avoiding strip patterns. The proposed change to Commercial
Regional, the County’s most intense commercial zoning district would change the character of the
surrounding area. Approximately 65 acres of Commercial Regional property would yield on
average 700,000 square feet of retail and office if fully developed. This large concentration of
commercial development combined with the commercial uses to the south and east would
potentially create a huge regional commercial node less than a mile east of another regional node
located at McGarvey’s Comer.

3. The extent to which the proposed zoning is consistent with the zoning and use of nearby
properties. See comments for #2.

4. The suitability of the property for the uses to which it has been restricted. The 37 acres of
the property fronting US 278 is currently zoned Rural — Transitional Overlay. The application of
the Transitional Overlay district recognizes that this site is within a developing area and that it
may be suitable for additional uses other than those allowed under the current zoning. The
comprehensive plan designated the front 21 acres of this property Community Commercial.
Therefore, a transition of the front 21 acres of this property to Commercial Suburban would be
consistent with the Comprehensive Plan.

5. Allowable uses in the proposed district would not adversely affect nearby property. The
property is currently zoned Rural — Transitional Overlay. A change to Commercial Regional
would substantially affect the uses permitted. Commercial Regional areas are described in the
ZDSO as areas that contain large commercial uses that serve “the entire county” and include
highway service uses that need to be located on major highways. Commercial Regional Districts
are not meant to be a strip along arterial or collector roads. Suburban zoning in the rear of the
property could potentially be of a scale and intensity inconsistent with Berkeley Hall.

6. The length of time a property has remained vacant as zoned, where the zoning is different
from nearby developed properties. This property is being utilized for residential and

agricultural purposes. The uses and zoning of adjacent properties are consistent with Berkeley
Hall.

7. The current zoning is not roughly proportional to the restrictions imposed upon the
landowner in light of the relative gain to the public health, safety and welfare provided by
the restrictions. Except for three residential PUDs and the area immediately surrounding
McGarvey’s Comner, the zoning of this property is consistent with the zoning designations of the
other properties in the Okatie area.

H. STAFF RECOMMENDATION:
After review of the guidelines set forth in section 106-492 of the ZDSQ, the staff recommends denial of
this request for the following reasons:

1. The proposed rezoning is projected to result in a LOS E of the intersection of Hampton Parkway
and US 278 with failed turning movements during PM peak hours at only 50% assumed buildout
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in 2018. The failed intersection will be difficult and costly to mitigate due to the geographical
constraints of the site.

2. The current widening of US 278 between Simmonsville Road and SC 170 is being implemented
to address projected road deficiencies caused by previously approved development. The
development enabled by the proposed rezoning would consume 41% of the added capacity
created by the road widening and contribute to future failure of US 278 when compounded with
existing approved development.

3. Allowing intense commercial and moderate-density residential development would contribute to
the further degradation of water quality in the Okatie River, and would be a departure from the
County’s historical commitment to restoring water quality in the Okatie headwaters.

4. Proposed rezoning is not supported by the Comprehensive Plan which was adopted in early 2011
by County Council.

The portion of this property fronting US 278 is currently zoned Rural with Transitional Overlay. The
application of the Transitional Overlay district recognizes that this site is within a developing area and
that it may be suitable for additional uses other than those allowed under the current zoning. The
comprehensive plan designated the front 21 acres of this property Community Commercial. Therefore, a
transition of the front 21 acres of this property to Commercial Suburban would be consistent with the
Comprehensive Plan and would enable a scale and intensity development that would have far less impacts
on traffic and water quality.

L SOUTHERN SUBCOMMITTEE REVIEW

The Southern Beaufort County Subcommittee of the Planning Commission reviewed the amendment at
their December 13, 2012 meeting. Diane Chmelik, Parker Suttler, and Edward Riley were in attendance.
The Subcommittee took no action on the proposed rezoning because no Traffic Impact Analysis had been
submitted to staff as part of the application.

J. ATTACHMENTS

e Maps: Future Land Use and Zoning
o Applications: Future Land Use and Zoning
e Notification: Letter to and List of Abutting Property Owners
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COUNTY COUNCIL OF BEAUFORT COUNTY

BEAUFORT COUNTY PLANNING DIVISION

Multi-Government Center » 100 Ribaut Road, Room 115
Post Office Drawer 1228, Beaufort SC 29901-1228
Phone. (843) 255-2140 + FAX ({843) 255-9432

December 6, 2012

RE:

Notice of Public Meetings to Consider a Southern Beaufort County Zoning Map
Amendments / Rezoning Request for R600-021-000-0002, R600-021-000-0075-0000,
R603-021-000-004A, R603-021-000-006A, R603-021-000-007B, R603-021-000-0194,
and R603-021-000-0195 (7 parcels totaling 142+/- acres, morth of Highway
278/Fording Island Road and west of Graves Road, known as Pepper Hall);
Applicants/Ownpers: Paul B. Graves, John T. Graves, Jr., and Robert L. Graves:
from Rural (R) and Rural with Transitional Overlay (R-TO) to Rural (R), Rural
with Transitional Overlay (R-TO), Suburban (S) and Commercial Regional (CR)
Zoning Districts.

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 Council before the above 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 amendments/rezoning request in your
neighborhood. A map of the properties is attached to this letter.

1.

The Southern Beaufort County Subcommittee of the Beaufort County Planning
Commission — Thursday, December 13, 2012, at 5:30 p.m. at the Oscar Frazier
Community Center, 11 Recreation Court, Bluffton, SC. (See attached map and directions.)

The Beaufort County Planning Commission (public hearing) — Monday, January 7,
2013, 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.

The Natural Resources Committee of the County Council -Monday, February 4, 2013
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.

Beaufort County Council — generally meets second and fourth Mondays at 4:00 p.m. in
the County Council Chambers of the Beaufort County Administration Building, 100 Ribaut
Road, Beaufort, SC. Countly 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.



Southern Beaufort County Future Land Use & Zoning Maps Amendment
R600-21-2 & -75; R603-21-4A, -6A, -7B, -194 & -195
December 6, 2012 // Page 2 of 2

Documents related to the proposed amendment are available for public inspection between 8:00
a.m, and 5:00 p.m., Monday through Friday, in the Beaufort County Planning Department office
located in Room 115 of the Beaufort County Administration Building. If you have any questions
regarding this case, please contact the Planning Department at (843) 255-2140.

Sincerely,

bty (rtitly

Anthony J. Criscitiello
Planner Director

Attachments:
« Map Showing Zoning—Current and Proposed
« Oscar Frazier Community Center Map and Directions



z jo | abed

1Ere-60662] oS! NOiddnig] GATE N¥3LSYONY] ﬁ "NAT3A3) 32LSNYEL 1S3IM NATIAT FAAOHIOH| 0€9 ¢ 009Y]
goeez| 08| ounav.idvds LYO SHVONIML L SOMLF NVSNS I Q¥VHOIM SNDIMYH| 29 2 009y

T 60662 OS NOLlddn1g| _ QvOM SIAVHS L¥). SOHLF O VANMAWYITIIMSIAVES| vz 12009Y
8185-96662. 0S| ONVISIAVAHNOLIH) =~ 8185 X08 Od| B 71y390d S3AVHD!  v6i- Wb 1Z E09Y|
92662 0S| . QVIHNOLTH| Qe yaLYM3IAIMYZZ| 1143908 SIAVED| 61 1Z £09Y
‘gov6z| 08 INVSVAd LI ~ ameiNwoeest _ _ _ !S87NYdS3AVHD| 2 12 009Y
GPOELl v.ov ] HvhdvH 3NV d3an3 Nvmom_ - QAOT1 1AVHIIW STAVHO| 24 12 009Y

~ e0662| OS| T UNoLddnie| T QuS3AVHOSKL, AQNF) 331SNYL 3NNV3AAGNr SIAVYO! €12 009%)
B mommﬁ om FILWIO Q¥ 3T0H NO13W 92! (31v153 341) ¥r LI 1INVL NHOP SIAVEO 6L
_ 'az 1Z 009y

~ 60662) om_ © Nolddmig]  gesixod od| _ _ avivadva il 13idnvL NHOr S3AVED| .wlﬂy@m

~ oieee! osi NOlddnial _ sg/x0d0d;  NILYYWXYEDIAVO| S 12 €09y
| 19€SH, vdi © VIEN3A, 43 390IMNVO ZEE [ VIORILYd GT13I4SNVIN O STNVT YNVHd| 96922 009
£600€ <o ) “Himna| | ¥Q3.vO39qn STEY|  SOULr H3!8E3Q M ¥31X3A gA0T4 1¥9 22 009Y|
oreszl s T NOLddNTE 7 ozzxodod| . XNOQHO® 43NINV4| 812009
Giple| <9 _HYNNVAVS! LS NDINVY 2L rm_ ] . " ONISNOILVASMdVANI 859 1Z 0094

. essz0l IW! T MoIMdYM! | _JAVOHOdMmes| "~ LSNYLNOLONMMVH S VLN3W3| 82422 009y
CINLT91] NO| ITIMDIVO| MOWVI3800, _ NNAT3NVANVOONG, ££9 2T 009y
gsolzi N,  NMOLSNI3IND QY INIOd LL3NN38 Bj ' iSNuL318YOOAIY NILLVd § Hveos3al 22/ 2e 009

| veov| ¥O;  _ SOLWSOT IAVSININVS S¥E| ¥ I0AOF NVWTIISSNN 4 STV WYHONINNND| 62L 22 009y
ZOP ABW' NO ‘340018043 A IHOWISIMOY80Z|  3LINSALTONIQVHL® INIWIOYNVWXSO| 229 22 009N
60662 OS NOL34N180 NOILYANVId TIVHY3ddad 2] 9 YNYIA ABSOHD L 12 009Y
| ielES, M| AvE SWYITIM! - vezLX080d|. - [I3VHOIN ASMOO|  0b9 2z 0094
 gze6z’ OS ) (HH|T NO3MIHSMHOAZS|  soulr HIHLY3H 3 143804 VITIHONTHD| 529 zZ 009
BELYYI HO! T NO10S!  OA18 Muvd N 52662 ~ TWVITIM ONIAY3D| G£9 ¢Z 009Y
60662 OS!i NOLddn8|  aATE 8 ¥3LSVONVIS.  OMLr S 3NVIA T ¥3HJOLSMHO %0011N8 . " 829 2z 009Y|
609.Z( ON| HOIFTVY 1S SAYVW 1S SZ.Z. ~Ir113ssig Invd S3AvAE, 1L 12 009y
60662 OS W0, QYOM LNIOd NONNVYE @7 o _ NHOT SIAVYO VSIHIL NYNNVHE! vz L2009
92662 0S| ANVISIQVBHNOLTH, ~_ HO3OQIHENENL 65 . 'SOMLF NVITUIF WIOOTYW SHNE! 169 22 009Y
60662 OS zotu__jmﬁ Qy 3dOH Q009 99€. ONI N0 TIYH AF13Y3E! z58 2T

\ - S | . : ... 0094 9vEl 009
£eEVy. HO. NOYMY | gy 390 _.E.JH@@N_ H L¥380Y 1138, 629 2z 009Y
_lossz OS. Lyo4nv3ag. _ 8zl ¥3MvHd Od| : ALNNOD 1¥0JNvI8. 099 |2 00|

| 6066c. 0S| ~ NOl4dng,. ~ 3OVId ANVIIVO § o JHLINNSY ¥IvE 029 22 009
G9L0Z! VA STTvd4 OYWO10d DS N3SINVd 029.¥| '8 INTTHVIN B 3 STIHVHO ¥IVE 929 22 009Y|
60662 OS NeYEERE QA8 Y3LSYONY10LL| L H3NVId QUYA3HS dTHd ONTISNY, 969 2Z 009
diz;@eis Ao PPy Buie LJoumQ’ “Nid

(sasoe L6 Zpl ‘sjadsed 2) jeuoibay |eld1auwn0) pue ‘ueqngng ‘|esny 03 AB49AQ |BUOIISURBLL-[BINY PUE [BINY WO}
G561~ PUB ‘¥6L- 'V9- ‘V¥-1Z-£09Y ‘S.- PU€ Z-12-009Y 10} 1S3INDIY ONINOZIH/LNIWANIWY dVYIN 40 A3IdILON SHINMO AlH3dOdd



Z Jo 2 abed

10122, YA, NVITOW| avOY HLIMINS BZE}| SONLr W 31IHOINDI NHOM HOTAM| €2 2Z 009Y
2/€1-99258! 2V 3WASLLODS| M0 QY3ALSANOH 3 Levs, ¥VHO HLIQNT 11008 XORiLYd ISNOHYU3LYM| 1Z. 22 009Y|
60662, OS. NEYEENN] " 30YId ANYIVO L v 3T13H ® SNAr NO3EI0A] 1292 009
gvs.0i N weypuew| Q¥ A80d 1& B "SOULE 4 NATY NIATLS VIGYNYA| 619 2 009Y|

| ovesl| Vvd, NOLM3N| 310410 NMOL3OHO03O & WAF NIZUNYAN SWYIIM 1INNYS HIAILS| 52£ 22 009
90662 0S| 1¥o3nvasi AMYId YSVYL LSSE| T 0115311d3d0¥d 8SSS 6} ¢ 009
0952 ON TITASHHOW|  _ HIONYNIDRDICOHL 73NVM BV NIHJILS NVWHYAdS| ~ €9 ¢Z 009Y|
0vs09| Il  3TNAY3EVN|  3AMAE DUNESWYITIIM P8 T SOMLF ¥ 3INIVIZ L STNVN dvads |~ Z¥9¢e 009

T gog9l. vdl ~3mal | HOv3E 44IMONM3d 9l ? ~ SOMLFdNvVSNSO¥3LIdHLWS | OFLZc 009
60662 OS NoiddnE] | GAT8MILSYONVIOL v NNAT® 3 WYITTIM SNITIOHOS ¥29 2Z 0094 |
60662 25! NOiddnig] _  QA18 YILSVONVIS g6 4 AYNOAVS 33USNAL OXI3 IM¥AL AMNOAVS| 1£9 22 009
2929, XL,  DIVILSIM[  _ _ ¥H3L W13 Hva30 60iz|  __ 983M3ITIIHOIN 331 SINN3Q MANJJNY| 969 ¢ 09|

" o166z OS! . NOL43Mg] ~  YQJOOMNIO 9, 1SN¥1318VO0AIY NOLNIO ¥ m.amlm_Om 2L 2T 0094
‘ovgvy, HO, NOTISSVW| AV TIONM 3NId .o_;: vl 8 LNJWLSIANI NOISIA JAISSTHOOU, - _€EC 1Z 009Y|

. 60662, o8, NOL44N18| GAT8 MILSVONVL ggl _ vdvEYvE | ANOHINY vNDOS3udl 11922 009y
60662 OS' __NOuddnE| - 30V1d INIOd ALSVH 0} SOMIT W IHAYY L ONVIOY >Y NVONVYd | 129 22 009y
_LL€6L, vd |- “qodsaavHo| 3NV >>oo<:mmL - HVIQNY1O S¥313d) 869 ZC 009
7ogve] 141 O NOSanH! _ §@ dvI13dVINEETBL, HLVW NNV A¥VA ONV SVIHLYA NIBIY 10vd' _ bes Zc 009
Cigvos, ] ~ o aanof QOOMOQY3N 25| CyvIOnivdHsiidvd  8£9¢C 009

T yvesl vd m.m@ﬂma, 2 ER Y] 1r TVINOLNY Y1313 HLINN | LaA3ol 9z/ Tz 009
CugeL vd "HIAONVH' © 1S %0R303Y4 L1T) INVd A VINSId A8 Il T NHOM ASNCOW 819 ¢Z 009)
0lLe6Z IS NOL44N78| _ €0Z LINN LS NOWWISY3d 3498, SOMLMT 13NI3NDOVE ¥ 113SSNY ¥3 TN, 99822 009Y|
60662 OS, 3LWIO| _ _ QuSIAVHOERL T OINNVIOINVFWDION| Ve 1Z 009

| eLELr NI aQNOWHOI| did D zo_.oz_mkwmmg SOMLF W NITWHLYX o SAFIANIINNYW. - 169 ¢c 0094
BE0EZ YA NOILVLS Xv3dlvd 19 Y3340 QAN00NHD 04104 "SdITIHd 13¥VOYVYIN 37va 13VHOIW ONOT|  1€422009Y
689C-vZv6Y) IN| “aNvTIOR! 80 00ZWiNvM ZSEL A ] = INvd Ly3dgwyl,  ¥E9 2T 009Y
| 9/00€; VO!_ ASO? QY SSOMNDI 08101 TTIH3AV HONVA13 % O Y HLINNGY NVWIIN3, 2EL 22 009Y

| ouiss) NW 2iv1 ¥vEEILHM _ HLHON AV NOY3H 6026 W S33LSNAL O YHvaUYE L T3VHOIW ATISM|  ¥69 2z 009Y
“oieez! 0] NOL43N18| JOVIdANYTIVO P 1r ) AHLYY ¥3AISNHOS S 3QIVNOQOTIAr | E29TC 0094
01662, OS;  NoLd4n1d ~geecxoBod, M 1 $31VID0SSY TYIOHIWN0D LSIM anvisll €99 1Z 009Y|

~ oweez! 0s " NoLddmal INV1d TIVH ¥3dd3d 2|  ABSOND © YNMIA VAN O YNUIA szo::, 599~V 1z 009H
8:&" ON: SM3HLLYW| QY 3TVaLSIHO Lo 971 NOL44NT8 d1H, st

A, | | o - - 'v8l- '8l 12 019Y

99v6T oS INVSYITd LW  aATEINNO 9881 SAAVHO z<m:m&20waox “pL 12 009
dizfaes’ ke ~ppyBulen| jleumo, [

(sa1oe L6°Zv} ‘s|@dled L) (euoiBay |B12J9WW0) pue ‘ueqingng feiny 0} ABJAAQ |BUOIIISUBIL-|BINY PUE |BINY WO}
§61- pue ‘v61- ‘V9- ‘Vi-1ZT-£09d ig/- PUE Z-12-009Y 10} 1S3NDIY ONINOZIY/LNINANIWY dVIH 4O a3141LON SHINMO AL¥3IdO¥d



i) (tL | !
Memorandum
Toe Colin Kinton

Beaufort County Traflic Engineering

From: Jennifer T. Bihl, PE. President )}6
Bihl Engineering. LLC

Date: Februarny 15,2013
Subject:  Additional requested information on the 01/22/13 Pepper Hall traffic study

This memo provides the requested follow-up informalion on the 01/22/13 Pepper Hall traffic study
regarding growth rate. internal capture and daily site traffic.

Growth Rate

Based on discussions with staff, the 2018 and 2023 analysis was run for the following intersections with a
2.5% per year growth rate and with the removal of additional irips added for developments without

specific development plans at this time. 2018 and 2023 background and buildout condilions were
reviened.

s 1S 278 at Buckwalter Parkway
e 1S 278 at Graves Road
s US 278 a1 Hampton Parkway

Project trips and distribution were developed as discussed in the 01/22/13 traffic study for this analysis.
Figures 1 — £ show the resulting 2018 AM, 2018 PM. 2023 AM and 2023 PM peak hour tratfic volumes

(background. project and total traffic volumes). respectively.

The intersections above were analyzed using the Synchro 8 traffic analysis program to determine the
projected level of service and delay.

Table 1 shows the results of this analysis.

12 Park Square North, Beaufort, SC 29907 P: 843-637-9187
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Table 1: Level of Service and Delay
2018 Background 2018 Phase 1 2023 Background 2023 Buildout
Traffic Conditions Conditions Conditions Conditions
Control AM PM AM PM AM PM AM PM
Peak Peak Peak Peak Peak Peak Peak Peak
Hour Hour Hour Hour Hour Hour Hour Hour
US 278 at Buckwalter g D C E D F D F E
Parkway (48.0) (34.6) (57.9) (43.8) (84.6) {52.6) (88.8) (58.3
B C C E C (& C F
o 27%2;{?”""5 U (14.6)= | (184)— | (15.1)- | 35.0y- | (152)- | 2021 | (18.6)- | (78.6) -
SB SB SB SB SB SB SB SB
US 278 at Hampton g B C C E C E D F
Parkway (18.3) {27.8) (33.3) (60.5) (30.2) (58.1) (51.2) (175.2)

Internal Capture

Internal capture for the site was applied based on Institute of Transportation Engineers (ITE) Handbook
standards. These internal capture matrices are attached. The resulting internal capture is shown in Table
1 and Table 2 of the 1/22/13 report.

As noted in the report, internal capture was also applied between the project’s commercial area and the
Crosland development located across US 278 at the Hampton Parkway intersection. These internal
capture trips were applied to the intersection as through trips. This internal capture is included in the
attached matrices.

Daily Traffic

Table 2 and Table 3 below show the daily entering and exiting traffic for Phase 1 and Buildout. Internal
capture was based on [TE standards and limited to 25% overall between capture within the site and with
the Crosland development across the street when applied. Internal capture matrices are attached with the
unrestricted internal capture calculation. Daily pass-by for the shopping center was assumed to be 20%
daily compared to the 30% calculated rate using ITE equations for the 820 Shopping Center land use for
the PM peak hour.

12 Park Square North, Beaufort, 5C 29907 P: 843-637-9187
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Table 2: Phase 1 Daily Trip Generation

Land Use Intensity Daily
Total | Entering | Exiting
Trips Trips Trips
Proposed Site
Traffic
820 Shopping Center 240 ksf | 11,997 5.998 5,998
210 Single Family Residential 120 DU | 1,242 621 621
710 General Office 140 ksf 1,695 847 848
230 Condo/Townhome 120 DU 754 377 7
Gross Trips 15,688 7,843 7,844
811 811

Intemnal Capture

Driveway Volumes 7,032 7,033
Interaction with Crosland Site 1,150 1,150
Passby Trips 1,086 1,157
New Trips 4,796 4,726

Table 3: Buildout Daily Trip Generation

Land Use Intensity Daily
Total | Entering | Exiting
Trips Trips Trips
Proposed Site
Traffic
820 Shopping Center 420 ksf | 17,260 8,630 8,630
210 Single Family Residential 240 DU 2871 1,175 1,175
710 General Office 280 ksf 2,350 1,435 1,436
230 Condo/Townhome 240 DU 1,378 689 689
Gross Trips 23,859 11,929 11,930
1,458 1,458

Internal Capture
Driveway Volumes

10,471 10,472

Interaction with Crosland Site 1,324 1,525
Passby Trips 1,521 1.649
New Trips | 7,426 | 7,298

Based on the trip distribution presented in the report, the US 278 roadway link west of the site (west of
Hampton Parkway) has 37% of the entering and exiting new trips assigned to it. For Phase 1 that is 3,523
tota) trips (2-way) and for buildout that is 5,448 total trips (2-way). The US 278 roadway link east of the
site (east of Graves Road) has 38% of the entering and exiting trips assigned to it. For Buildout that is
3,618 total trips (2-way) and for buildout that is 5,595 total trips (2-way).

12 Park Square North, Beaufort, SC 29907 P: 843-637-9187
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The assumed capacity for the 6-lane divided US 278 is 58,000 based on the capacity previously
established for the County. The development would result in projected use of approximately 6% of the
total capacity in Phase | and approximately 9% of the total capacity at Buildout. Of the increase of
capacity due to the widening of US 278 from 4 lanes to 6 lanes, we expect an increase of 18,000 vehicles
daily. The development would result in projected use of approximately 20% of the added capacity in
Phase 1 and approximately 31% of the added capacity at Buildout. Note that though link volume to
capacity ratio is a level of service metric, on a corridor like US 278 the intersection operations drive the
efficiency of the corridor.

12 Park Square North, Beaufort, SC 29907 P: 843-637-9187
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Anthony J. Criscitiello { RECEIVED i
Planning Director
Beaufort County Planning Department JAN 2 2 2013
Post Office Drawer 1228

i - PLANNING
Beaufort, South Carolina 29901-1228 | 'DiviSION Jﬂl

Re: Pepper Hall-Amended Rezoning Application-Traffic Impact Analysis
Dear Tony:

Attached for your review and that of your staff, are the original and two copies of the
Traffic Impact Analysis (TIA) prepared by the Bihl Engineering firm of Beaufort, South Carolina
for the Pepper Hall site.

As set forth in Section 1.0 (Executive Summary) of the TIA, the proposed “phased
development” of the Pepper Hall site does not result in any traffic delays until 2018. As of that
date, and, assuming that (a) no further traffic corridor improvements are made, and (b} that all
previously approved projects are fully constructed, “projected trip traffic” from the Pepper Hall
site in the afternoon is projected to create traffic delays at the signalized intersection at U.S. 278
and the Hampton Parkway.

Most interesting in our preparation of the TIA are the 2006-2011 daily traffic volume
numbers for U.S. Highway 278 which reflect a reduction in daily traffic volume per day of nine
thousand (9,000) cars per day from 2006 to 2011, due in large part to the creation of alternative
traffic corridors.

Likewise, as set forth in Section 9.0 (Conclusion) of the Pepper Hall TIA, with the planned
development and construction of alternatives routes for U.S. highway #278, specifically

Page 1 of 2




including the extension of Bluffton Parkway to Interstate 95, the projected delays for the Pepper
Hall site in 2018 may never materialize.

In addition to the submission of the Pepper Hall TIA enclosed herewith, [ offer the following
clarifications and confirmations:

1. The Amended Pepper Hall Rezoning application is just that, a “rezoning application” and not
a “pending development application.” A detailed “traffic study” will of course be required at
the time of development.

2. As an additional gesture of good faith and compromise, Robert L. Graves has voluntarily
agreed to limit the total ground floor commercial space on his parcel to not more than seven
hundred thousand (700,000) square feet.

3. Robert L. Graves has also agreed to impose a size limitation on any commercial building to a
ground floor are of not more than seventy five thousand square feet.

4. The applicant has further agreed to memorialize these limitations in a Development

Agreement negotiated with Beaufort County concurrently with approval of the amended
rezoning request by County Council.

As always, we are most appreciative of your time and courtesy.

James P. Scheider, Jr.
Of Counsel
Vaux & Marscher, P.A.

cc: Joshua A. Gruber, Esquire

Page 2 of 2




Traffic Impact Analysis

Pepper Hall Rezoning
Beaufort County, SC

Prepared for:
Graves Family

© Bihl Engineering, LLC 2013
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Prepared for:
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Bihl Engineering, LLC
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1.0 Executive Summary

The proposed Pepper Hall development is located on US 278 between SC 170 and Buckwalter
Parkway in Beaufort County, SC. The proposed rezoning application includes a limitation of the
total non-residential square footage to 700,000 square feet and 480 residential units, Non-
residential includes commercial and office uses and the residential uses include both single family
and condominium/townhome uses.

For the purposes of this Traffic Impact Analysis (TIA), the proposed development is assumed to
be completed by 2023. A phased development of 350,000 square feet of non-residential area and
240 residential units is assumed to be completed by 2018.

This report presents the trip generation, distribution, and traffic analyses. The following
intersections were included in this analysis based on discussions with County staff:

e US 278 Westbound Off-Ramp at SC 170

o US 278 Eastbound Off-Ramp at SC 170

¢ SC 170 Southbound On-Ramp to US 278 Eastbound
e US 278 at Hampton Parkway

e US 278 at Island West Park/Graves Road

e US 278 at [sland West Drive

o US 278 at Buckwalter Parkway/Berkeley Hall

» Bluffton Parkway at Hampton Parkway

The results of the analysis show that in year 2023 there is expected to be increased congestion on
US 278 in the background and buildout conditions at the signalized intersections with the
committed roadway improvements. However, this assumes a 4.7% per year growth rate along the
corridor. Due to the added transportation network facilities and the revision of other project plans
relative to the data in the model (which is current as of 2004) the growth rate may or may not be
that high in the future.

The main access intersection for the project, US 278 at Hampton Parkway, is projected to operate
at elevated levels of service in the future conditions with dual left turn lanes for all approaches.
The intersection of US 278 at Buckwalter Parkway also continues to increase in delay in the
future, as traffic on US 278 increases. US 278 at Graves Road is also expected to have elevated
delay during the 2023 PM peak hour conditions.

The right-in, right-out side street movements operate as expected on a corridor such as US 278 in
both the 2018 and 2023 buildout and background conditions.
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If the project was phased with partial buildout in 2018, the roadway network would experience
elevated delay in the peak hours at the main access point at US 278 and at Buckwalter Parkway at
US 278 but more manageable than 2023 conditions, with other intersections operating acceptably.

In summary, this area is expected to experience a large amount of growth in the future and
therefore intersections in the area are expected to experience high levels of delay during the peak
hours. However, due to the uncertainty of development schedules and the potential revision to
the intensity of projects in the area, when and at what level growth will exactly occur is unknown.
As these projects return with updated development plans and the new congestion-based model] is
completed for the County, there will be updated projections of the regional conditions on the
updated transportation network in the County. That being said, US 278 will continue to be the
main thoroughfare in southern Beaufort County carrying a majority of the traffic volume, but the
Bluffton Parkway and the frontage road program (among other transportation network
improvements) will add capacity to this area of the County providing some future relief to US
278.

2.0 Introduction

The proposed Pepper Hall development is located on US 278 between SC 170 and Buckwalter
Parkway in Beaufort County, SC. The proposed rezoning application includes a limitation of the
total non-residential square footage to 700,000 square feet and 480 residential units. Non-
residential includes commercial and office uses and the residential uses include both single family
and condominium/townhome uses.

For the purposes of this Traffic Impact Analysis (TIA), the proposed development is assumed to
be completed by 2023. A phased development of 350,000 square feet of non-residential area and
240 residential units is assumed to be completed by 2018.

3.0 Inventory

3.1 Study Area

Based on discussions with County staff, the study area for the TIA includes the following
intersections:

s US 278 Westbound Off-Ramp at SC 170
e US 278 Eastbound Off-Ramp at SC 170
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e SC 170 Southbound On-Ramp to US 278 Eastbound
o US 278 at Hampton Parkway

e US 278 at Island West Park/Graves Road

e US 278 at [sland West Drive

s US 278 at Buckwalter Parkway/Berkeley Hall

» Bluffton Parkway at Hampton Parkway

Figure 1 shows the site location for the project.

3.2 Existing Conditions

Roadways in the project vicinity include US 278, SC 170, Bluffton Parkway, Hampton Parkway,
and Buckwalter Parkway.

US 278 is a four-lane divided roadway that is currently being widened by the South Carolina
Department of Transportation (SCDOT) to six lanes with addittonal access management. The
construction speed limit for US 278 is 45 mph. Based on 2011 SCDOT Annual Average Daily
Traffic (AADT) counts, there are approximately 32,900 vehicles per day (vpd) in the vicinity of
the site.

SC 170 is a four-lane divided roadway. SC 170 is a SCDOT roadway with a 45 mph speed limit.
SC 170 has a diamond interchange with US 278 with a loop ramp from SC |70 Southbound to
US 278 Eastbound.

Bluffton Parkway is a four-lane divided roadway. Bluffton Parkway is a County roadway with a
45 mph speed limit. In 2011, Bluffton Parkway between SC 170 and Buckwalter Parkway had
9,180 vpd.

Hampton Parkway is a two-lane roadway. Hampton Parkway is a County roadway with a 35 mph
speed limit.

Buckwalter Parkway is a four-lane divided roadway. Bluffton Parkway is a County roadway with
a 45 mph speed limit. In 2011, Buckwalter Parkway between US 278 and Bluffton Parkway had
10,610 vpd.

Figure 2 shows the existing laneage for the study area intersections.
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4.0 Traffic Generation

The traffic generation potential of the proposed development was determined using trip
generation rates published in Institute of Transportation Engineers (ITE) Trip Generation
handbook (Institute of Transportation Engineers, Ninth Edition).

Table 1 summarizes the 2018 Phase | projected peak hour trips associated with the proposed site
for the rezoning application.

Table 2 summarizes the 2023 projected peak hour trips associated with the proposed site for the
rezoning application.

Internal capture values reflect the intenal capture within the site as outlined in the ITE’s Trip
Generation Handbook as well as internal capture with the adjacent Buckwalter Commons
development. The latter trips were assigned to the through movements at the US 278 at Hampton
Parkway intersection.

Pass-by trips were calculated as outlined in the ITE’s Trip Generation Handbook.

Table 1:
Phase 1 — Trip Generation
Land Use Intensity | Daily | AM Peak Hour PM Peak Hour
Trips | Total | In | Out | Total | In | Out
Proposed Site Traffic
820 Shopping Center 240 ksf | 11,997 1 266 | 164 | 102 | 1,077 | 516 | 561
210  Single Family Residential | 120 DU | 1,242 94 23 | 71 124 | 78 | 46
710  General Office 140 kst | 1,695 250 | 220 | 30 235 39 | 196
230 Condo/Townhome 120 DU} 754 60 10 | 50 70 46 | 24
Gross Trips {5688 | 610 | 407 | 203 | 1.436 | 679 | 827
Internal Capture 161 Bl | B0 | 464 | 237|227
Driveway Volumes | 449 3261 123 | 972 | 442 | 600
Pass-by Trips 35 21 | 14 | 294 | I41 | 133
New Trips | 414 | 305 {109 | 678 | 301 | 447
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Table 2:
Year 2023 — Trip Generation
Land Use Intensity { Daily L AM Peak Hour PM Peak Hour
Trips | Total | In | Out | Totai { In Out
Proposed Site Traffic
820 Shopping Center 420 ksf | 17,260 [ 374 | 231 | 143 | 1,567 | 752 815
210  Single Family Residential | 240 DU | 2,871 | 436 | 383 | 53 | 392 66 326
710 General Office 280 ksf | 2,350 178 44 ] 134 | 231 145 86
230 Condo/Townhome 240 DU | 1,378 104 17 87 123 82 41
Gross Trips 23,859 988 658 | 330 | 2,190 | 1,045 | 1.268
[nternat Capture 327 171 | 156 | 867 | 402 | 465
Driveway Volumes I 661 | 487 | 174 | 1,323 | 643 | 803
Pass-by Trips 42 26 16 | 362 174 | 188
New Trips I 619 | 461 | 158 | 961 | 469 | 615

5.0 Beaufort County Traffic Model

The 2004 Beaufort County traffic mode! was used to review future total volumes and distribution
of the site.

The following adjustments were made to the model socioeconomic data. These changes are land
uses for areas that have been entered into Rural and Critical Lands program or areas where there
has been an agreed upon reduction in development.

¢ Zone 74: Remove 20 employees.
e Zone 83: Remove 35 employees
e Zone 84: Remove 40 employees and 83 DU

The following roadway adjustments were added to the model transportation network.

* US 278 - 6-lane divided between McGarvey’s corner and the Hilton Head Bridges
Bluffton Parkway — configured as approved by County Council (including section 5b
between Buckwalter & Buck Island Rd)

Bluffton Parkway north —divided 4-lane between SC 170 and Buckwalter Parkway
Bluffton Parkway south — divided 4-lane between Buckwalter Parkway east to US 278
SC 170 — 6-lane divided between McGarvey’s Corner and SC 46 as defined in the
County’s Comp Plan

v v
W A

@I BIT I

By ENGINEERING 7 January 2013



Pepper Hall Rezoning - Traffic impact Analysis

¢ Old Miller Road extended to Buckwalter Parkway as a 2-lane collector

* N/S Connector — Added this roadway between US 278 and Bluffton Pkwy 5b
» Add Davis Road Connector

¢ Add Buckwalter Place Connectors

* Add Pennington Drive

¢  Add Malphrus/Foreman Hill Connector

Model outputs are included in the Appendix.

6.0 Traffic Distribution

The proposed project traffic was assigned to the surrounding roadway network. The directional
distribution and assignment were based on knowledge of the area and model output results of the
select zone analysis. The select zone results were adjusted to reflect the projected impact of the
congested conditions of the network, increasing the percentage of trips on Hampton Parkway.
For example, because the model assumes freeflow conditions, traffic was utilizing US 278 and
SC 170 in heavy traffic to travel southbound on SC 170 rather than take the underutilized
Hampton Parkway and Bluffton Parkway to SC 170.

The following cardinal directional distribution was applied to/from the site.

e 38% to/from west
*  37% to/from east
e 25% to/from south

Project trip assignment is shown in the volume figures in the next section.

7.0 Traffic Volumes

7.1 2012 Existing Traffic

Peak hour intersection turning movement counts were performed in December 2012 from 7 AM
to 9 AM and from 4 PM to 6 PM at the following intersections:

e US278 WB Off-Ramp at SC 170
e US 278 EB Off-Ramp at SC 170
e SC 170 SB On-Ramp at US 278

(@ 3TT L.
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¢ US 278 at Hampton Parkway

e US 278 at Island West Park/Graves Road

e US 278 at Island West Drive

* US 278 at Buckwalter Parkway/Berkeley Hall
» Bluffton Parkway at Hampton Parkway

The turning movement count data are included in the Appendix and the AM and PM peak hour
existing traffic volumes are shown in Figure 3.

7.2 Background Traffic

Historic growth is the increase in existing traffic volumes due to usage increases and non-specific
growth throughout the area. Historically, based on SCDOT data, traffic has remained relatively
consistent with growth occurring over the past year in the area. Table 3 shows the SCDOT
historic traffic volumes on US 278 in the vicinity of the site.

Table 3:
Historic Daily Traffic
SCDOT Annual
Year Average Daily Traffic
Volume
2006 41,900
2007 39,200 )
2008 35,500
2009 35,500
2010 32,900
2011 32,900

The model results show growth in traffic volumes of 4.7% per year.

Though traffic growth has shown to drop over the past years for a variety of reasons such as the
completion of Bluffton Parkway and slowing of development in the area, the model incorporates
the planned improvements and projects in the County, therefore, the model growth of 4.7% per
year was used in the analysis,
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Pepper Hall Rezoning - Traffic Impact Analysis

In addition to the model growth, the following approved development traffic was added to the
overall growth rate: Buckwaiter Commons, Willow Run, Graves Tract {(east of this site), and the
Enmark site. Due to the age of these studies, the trip assignments were adjusted as follows for the
2023 conditions.

* Buckwalter Commons was paired with this site and internal capture was calculated as these
areas will likely interact together.

* Willow Run was adjusted to reflect assignment to the Bluffton Parkway; therefore 40% of the
trips were assigned to access the site from the South.

*  Graves Tract (east of this site) was reduced to reflect the remaining acreage left to develop.

e The Enmark site had no adjustments.

For the 2018 conditions, these developments were applied at 50% intensity as there are no
updated plans for the first three sites at this time.

Figure 4 and Figure 5 show the 2018 background AM and PM peak hour traffic volumes.
Figure 6 and Figure 7 show the 2023 background AM and PM peak hour traffic volumes.

7.3 Project Traffic

The AM peak hour and PM peak hour projected project trips were assigned based on the trip
distribution discussed in Section 5.

7.4 2018 Buildout Traffic

The 2018 total traffic volumes include the 2018 background traffic and the proposed development
traffic at buildout. The 2018 AM peak hour and PM peak hour total traffic volumes are shown in
Figure 4 and Figure 5, respectively.

Intersection volume development worksheets are included in the Appendix.

7.5 2023 Buildout Traffic

The 2023 total traffic volumes include the 2023 background traffic and the proposed development
traffic at buildout. The 2023 AM peak hour and PM peak hour total traffic volumes are shown in
Figure 6 and Figure 7, respectively.

Intersection volume development worksheets are included in the Appendix.
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Pepper Huall Rezoning - Traffic Impact Analysis

8.0 Capacity Analysis

Capacity analyses were performed for the AM and PM peak hours for the 2012 existing, 2018
background and buildout conditions, and 2023 background and buildout conditions using the
Synchro Version 8 software to determine the operating characteristics of the adjacent road
network and the potential traffic impacts of the proposed project. The analyses were conducted
with methodologies contained in the 2000 Highway Capacity Manual (TRB Special Report 209,
2000 update).

Capacity of an intersection is the maximum number of vehicles that can pass over a particular
road segment or through a particular intersection during a specified time, typically an hour.
Level-of-Service (LOS) describes the operating characteristics of an intersection. LOS is defined
as a qualitative measure that describes operational conditions and motorist perceptions within a
traffic stream. The Highway Capacity Manual defines six levels of service, LOS A through LOS
F, with A being the best and F being the worst.

LOS for a two-way stop-controlled (TWSC) intersection is determined by the delay of the poorest
performing minor approach as LOS is not defined for TWSC intersections as a whole. Capacity
analyses were performed for the 2012 existing, 2018 background and buildout conditions, and
2023 background and buildout conditions for the following intersections:

¢ US 278 Westbound Off-Ramp at SC 170

e US 278 Eastbound Off-Ramp at SC 170

» SC 170 Southbound On-Ramp to US 278 Eastbound
o US 278 at Hampton Parkway

e US 278 at Island West Park/Graves Road

e US 278 at [sland West Drive

e US 278 at Buckwalter Parkway/Berkeley Hall

» Bluffion Parkway at Hampton Parkway

Table 4 summarizes the level-of-service (LOS) and control delay (average seconds of delay per
vehicle) for the study intersections with 2012 existing, 2018 background and buildout conditions,
and 2023 background and buildout conditions for the AM and PM peak hours.

Table 5 shows the results of the ramp operations analysis from SC 170 southbound loop ramp to
US 278 eastbound. This analysis was performed using the HCS 2010 software program.
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Pepper Hall Rezoning - Traffic Impact Analysis

The results of the analysis show that currently some of the side street movements on US 278 are
experiencing high delay during the peak hours.

The future year analysis shows the implementation of the following roadway network
improvements:

* US 278 widened to six lanes in the area of the project and stricter access management
applied to existing full access driveways

e Hampton Parkway relocated and signalized at US 278 with the Island West connector
constructed

* Signalization of Bluffton Parkway at Hampton Parkway

* Improvements to SC 170 and ramps with US 278

» US 278 Frontage Road from Berkeley Hall to site

s Bluffton Parkway flyover to US 278

As this is a rezoning traffic study, it was assumed these were in place; specific responsibility for
these improvements has not been identified or allocated as part of this study.

The analysis shows that there are intersections experiencing delay in the future with and without
this project. With a 4.7%/year growth rate, US 278 traffic volumes are expected to double by
year 2025, so the current six-laning is projected to operate at LOS F. The addition of the Bluffton
Parkway as an alternative route is expected to help lessen the impacts on US 278 although the
freeflow methodology of the 2004 model does not completely replicate the expected shift to the
Parkway. However, it is expected the US 278 will continue to carry a large percentage of
regional traffic in the future.

The main access intersection for the project, US 278 at Hampton Parkway, is projected to operate
at elevated levels of service in the future conditions with dual left turn lanes for atl approaches.
The intersection of US 278 at Buckwalter Parkway continues to deteriorate in the future as well,
as US 278 traffic increases.

The right-in, right-out side street movements operate with some delay as expected on a corridor
such as US 278. At buildout, US 278 at Graves Road experiences elevated levels of delay during
the PM peak hour.

If the project was phased with partial buildout in 2018, the roadway network would experience
elevated delay in the peak hour at the main access point at US 278 and at Buckwalter Parkway at
US 278, but not as severe as 2023 conditions.
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Pepper Hall Rezoning - Traffic Impact Analysis

The merge movement from SB SC 170 to EB US 278 begins to experience LOS F conditions
between years 2018 and 2023 as traffic volumes are projected to increase.

Capacity analysis and ramp operations analysis reports are included in the Appendix.
8.0 Conclusion

The proposed Pepper Hall development is located on US 278 between SC 170 and Buckwalter
Parkway in Beaufort County, SC. The proposed rezoning application includes a limitation of the
total non-residential square footage to 700,000 square feet and 480 residential units. Non-
residential includes commercial and office uses and the residential uses include both single family
and condominium/townhome uses.

For the purposes of this Traffic Impact Analysis (TLA), the proposed development is assumed to
be completed by 2023. A phased development of 350,000 square feet of non-residential area and
240 residential units is assumed to be completed by 2018.

The results of the analysis show that in year 2023 there is expected to be increased congestion on
US 278 in the background and buildout conditions at the signalized intersections with the
committed roadway improvements. However, this assumes a 4.7% per year growth rate along the
corridor. Due to the added transportation network facilities and the revision of other project plans
relative to the data in the model (which is current as of 2004) the growth rate may or may not be
that high in the future.

The main access intersection for the project, US 278 at Hampton Parkway, is projected to operate
at elevated levels of service in the future conditions with dual left turn lanes for all approaches.
The intersection of US 278 at Buckwalter Parkway also continues to increase in delay in the
future, as traffic on US 278 increases. US 278 at Graves Road is also expected to have elevated
delay during the 2023 PM peak hour conditions.

The right-in, right-out side street movements operate as expected on a corridor such as US 278 in
both the 2018 and 2023 buildout and background conditions.

If the project was phased with partial buildout in 2018, the roadway network would experience
elevated delay in the peak hours at the main access point at US 278 and at Buckwalter Parkway at
US 278 but more manageable than 2023 conditions, with other intersections operating acceptably.

In summary, this area is expected to experience a large amount of growth in the future and
therefore intersections in the area are expected to experience high levels of delay during the peak
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Pepper Hall Rezoning - Traffic Impact Analysis

hours. However, due to the uncertainty of development schedules and the potential revision to
the intensity of projects in the area, when and at what level growth will exactly occur is unknown.
As these projects return with updated development plans and the new congestion-based model is
completed for the County, there will be updated projections of the regional conditions on the
updated transportation network in the County. That being said, US 278 will continue to be the
main thoroughfare in southern Beaufort County carrying a majority of the traffic volume, but the
Bluffton Parkway and the frontage road program (among other transportation network
improvements) will add capacity to this area of the County providing some future relief to US
278.
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