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AGENDA 
NATURAL RESOURCES COMMITTEE 

Monday, December 19, 2016 
2:00 p.m. 

Executive Conference Room, Administration Building 
Beaufort County Government Robert Smalls Complex 

100 Ribaut Road, Beaufort  
 

Committee Members:  Staff Support:   
Brian Flewelling, Chairman    Anthony Criscitiello, Planning Director  
Alice Howard, Vice Chairman      Gary James, Assessor 
Gerald Dawson      Eric Larson, Division Director   

 Steve Fobes   Environmental Engineering 
William McBride  Dan Morgan, Division Director 
Jerry Stewart          Mapping & Applications   

  Roberts “Tabor” Vaux  

1. CALL TO ORDER – 2:00 P.M.  
 
2. TEXT AMENDMENT TO THE COMMUNITY DEVELOPMENT CODE, APPENDIX A, 

COMMUNITY PRESERVATION DISTRICTS; DIVISION A.7.70.F.3.B, FREE STANDING SIGNS 
STANDARDS FOR DALE MIXED USE DISTRICT (DMU); APPLICANT:  JAMES E. MOORE (TO 
INCREASE THE MAXIMUM SIGNAGE AREA TO 40 SQUARE FEET) (backup) 

 
3. SOUTHERN BEAUFORT COUNTY MAP AMENDMENT / REZONING REQUEST FOR R600-040-

000-001C-0000 (299.202 ACRES LOCATED ON THE NORTH AND SOUTH SIDES OF BLUFFTON 
PARKWAY AND EAST OF MALPHRUS ROAD; KNOWN AS HILTON HEAD NATIONAL GOLF 
COURSE); FROM T2-RURAL DISTRICT TO T3-NEIGHBORHOOD, T4-NEIGHBORHOOD 
CENTER, AND T4-HAMLET CENTER OPEN DISTRICTS; OWNER: SCRATCH GOLF COMPANY; 
APPLICANT:  WILLIAM C. PALMER, JR.; AGENT: MICHAEL KRONIMUS (backup) (powerpoint) 
 

4. SHELL POINT INVESTMENTS, LLC, QUIT CLAIM DEED FOR VARIOUS STORMWATER 
DITCHES (backup) 

 
5. CONSIDERATION OF REAPPOINTMENTS AND APPOINTMENTS 

A. Design Review Board 
B. Zoning Board of Appeals 

 
6. EXECUTIVE SESSION / DISCUSSION OF NEGOTIATIONS INCIDENT TO PROPOSED 

CONTRACTUAL ARRANGEMENTS AND PROPOSED PURCHASE OF PROPERTY  
A. Property F 

 
7. ADJOURNMENT 

 
   2016 Strategic Plan Committee Assignment 

Stormwater Management Program 
Creek Restoration:   Progressive Projects for Saltwater, Quality, Recommendations 

Tree Ordinance:  Evaluation Report, Revision 
Affordable / Workforce Housing 

Pepper Hall Plantation Site 
Comprehensive Plan:  Update 

Park Potential Development 
Community Development Code:  Refinements 
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MEMORANDUM 
 

 

To: Natural Resources Committee of Beaufort County Council 

From: Anthony J. Criscitiello, Planning Director 

Subject: Proposed Amendment to the Community Development Code  

Date:  December 14, 2016 

 

 

PLANNING COMMISSION RECOMMENDATION from the excerpt of its December 1, 

2016, draft minutes: 

 

Mr. Anthony Criscitiello, Planning Director, noted that Dale is a Community Preservation (CP) 

District; it has its own rules and standards to follow within the District.  The Dale Mixed Use 

District is listed in the Appendices of the Community Development Code. Currently the Dale 

Mixed Use District allows one (1) free standing sign in addition to one (1) wall projecting sign.  

The free standing sign must be set back five (5) feet from the right-of-way with a height of seven 

(7) feet and the total sign size of twelve (12) feet. The problem presented by the church in the 

Dale CP District is that the current sign is too small to provide good information for the 

community. Mr. Criscitiello pointed out that in other rural districts in Beaufort County the 

typical sign size is limited to 40 square feet as oppose to 12.  Dale CP is typically more rural than 

other places in the County. The applicant is asking for a compatible 40 square foot sign.  The 

recommendation is shown in the CDC Appendix A, Section 7.70.F that such signs should have a 

maximum height of 7 feet and a maximum area of 24 square feet, if the property is located 

beyond a quarter-mile radius of Keans Neck and Kinloch Roads intersection and the building is 

set back at least 50 feet from the road right of way.  This is the recommendation from staff and 

also the sign structure allows stucco and tabby brick and illuminated by LED, with no more than 

half of the sign using LED lighting as opposed to self-lit lighting.   
 

Applicant:  Pastor John Moore, the applicant, spoke as to why it is important to his church to 

have a larger sign in order to relay information to the public.  Pastor Moore also thanked the 

Planning Staff for being so reasonable and professional throughout the text amendment process.  

 

Public Comment:  No public comment was received.  

 

Motion:  Ms. Caroline Fermin made a motion, and Mr. Mitchell seconded the motion, to amend 

the maximum allowable sign area from twelve (12) square feet to forty (40) square feet in 

the Dale Community Preservation.  Discussion included a clarification of the motion.  The 

motion carried (FOR:  Chmelik, Fermin, Hincher, Mitchell, Pappas, Semmler, Stewart, and 

Walsnovich; ABSENT: Fireall).   
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STAFF REPORT: 

 

A. BACKGROUND: 

Case No.   ZTA 2016-08  

Applicant:   James E. Moore 

Proposed Text Change: Amendment to Allow Free Standing Signs to be a 

maximum of 40 square feet (versus 12 square feet) in the 

Dale Mixed-Use (DMU) district.  

 

B. SUMMARY OF REQUEST: 

The applicant is proposing to amend the maximum allowable sign area for free standing signs 

(freestanding, monument or pole signs) in the Dale Mixed-Use (DMU) District (Section 

A.7.70.F.3.b) from 12 square feet to 40 square feet. As shown in Table 5.6.120.B (Freestanding 

Sign Type), 40 square feet is the maximum area for freestanding signs in all other conventional 

and transect zones, except T4. Besides the DMU district, two other CP districts have their own 

sign area requirements, Seabrook/Stuart’s Point Mixed Use and Daufuskie Island.  

 

This text amendment was initiated in response to a specific property, a Religious Establishment 

(Small), Mount Carmel Baptist Church, located at 367 Keans Neck Road, Dale.  The current 

zoning, Dale Mixed Use (DMU), allows one freestanding sign placed in front of a building in 

addition to a wall or projecting sign.  The freestanding sign must be set back at least five feet 

from the street right-of-way and have a maximum height of seven feet and a maximum area of 

twelve square feet.  The applicant maintains that the 12 SF maximum sign area limitation is 

insufficient for the need in the Dale community to inform the public of activities, events and 

other matters.  The applicant is concerned that the 12 SF area sign would not be adequately 

visible to view community announcements from the highway. 

 

C. ANALYSIS:   

Sec. 7.7.30(C). Code Text Amendment Review Standards.  The advisability of amending the 

text of this Development Code is a matter committed to the legislative discretion of the County 

Council and is not controlled by any one factor.  In determining whether to adopt or deny the 

proposed text amendment, the County Council shall weigh the relevance of and consider 

whether, and the extent to which, the proposed amendment: 

 

1. Is consistent with the goals, objectives, and policies of the Comprehensive Plan:  There is 

a specific goal in the Comprehensive Plan (Appendix A4 – Dale CP Plan) to develop an 

appropriate sign ordinance for the Dale area, but it does not specifically address freestanding 

signs.   

 

2. Is not in conflict with any provision of this Development Code or the Code of 

Ordinances:  The vast majority of the unincorporated County is regulated by the sign 

standards in Division 5.6 of the CDC, which allows 40 SF freestanding signs in all 

conventional districts and transect zones except T4, which is limited to 24 SF.  Special size 
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standards have been developed for Daufuskie Island (12 SF max.), Seabrook/Stuart’s Point 

Mixed Use District (6 SF max.) and the DMU District (7 SF max.). There is no specific 

justification in the Dale CP Plan or Division A.7 of the CDC for the 7 SF limitation; 

however, the Keans Neck Road corridor is intended to eventually become a pedestrian 

orientated area with signage located close to the street. 

 

Currently, Dale is highly rural in character and predominately a vehicle orientated 

community.  The Dale Mixed Use (DMU) District is bisected by Keans Neck Road, which is 

a two-lane highway, with a 45 mile per hour speed limit that reduces to 35 miles per hour just 

east of Mt. Pisgah Church Road, about ¼-mile west of Kinloch Road.  There is a sidewalk on 

the south side of Keans Neck Road between Kinloch Road and Davis Elementary school.  

 

The DMU district is comparable to the T4-Hamlet Center transect zone, which allows more-

intense, walkable development in an otherwise rural area. The T4-HC district allows 24 SF 

freestanding signs, which seems a reasonable size for the DMU district where buildings are 

closer to the roadway; for example, the intersection of Kean’s Neck Road and Kinloch Road.  

However, the T4-HC district has a maximum front setback of 25 feet, while the DMU district 

has a minimum front setback of 30 feet.  Placing buildings farther back from Kean’s Neck 

Road, especially along the portion of the highway where the speed limit is 45 mph, results in 

development that is more rural in character rather than pedestrian-friendly.  In these cases, 

the signs should be larger than 25 SF, and the County standard of 40 SF (already allowed in 

rural areas) would be reasonable and not conflict with the Code. 

 

3. Is required by changed conditions:  Not Applicable. 

 

4. Addresses a demonstrated community need:  Because the residents mostly travel through 

this district by vehicle, coupled with the rural character and 45 mph speed limit along most of 

Keans Neck Road, the applicant has adequately demonstrated that there is a community need 

for a signage area increase. 

 

5. Is consistent with the purpose and intent of the zones in this Development Code, or 

would improve compatibility among uses and ensure efficient development within the 

County:  Refer to item 2. 

 

6. Would result in a logical and orderly development pattern:  Most of the existing signage 

does not conform to the signage area standards for the Dale Mixed-Use (DMU) district.  The 

average sign area ranges between 30 and 40 square feet.  The proposed amendment would 

allow other businesses in this district to increase their sign area, which would be useful in 

this rural community until it develops into the pedestrian orientated community 

conceptualized in the Dale Community Preservation Plan. 

  

7. Would not result in adverse impacts on the natural environment, including but not 

limited to water, air, noise, stormwater management, wildlife, vegetation, wetlands, and 

the natural functioning of the environment:  Not Applicable. 
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D. STAFF RECOMMENDATION: 

After review of the standards set forth in Division A.7.70(F) of the Community Development 

Code, staff recommends approval of this text amendment as modified below.  Changes are 

highlighted and underlined for additions and struck-through for deletions (see attached excerpt 

from CDC). 

 

 

Division A.7:  Dale Mixed Use District (DMU) 

 

A.7.60.F.  Sign Standards 

 

3. Freestanding Signs 

 

a) One freestanding sign may also be placed in front of a building.  The sign shall be set 

back at least five ten feet from the street right-of-way. 

 

b) Such signs shall have a maximum height of seven feet and a maximum area of 12 24 

square feet.  If the property is located beyond a one-quarter (1/4) mile radius of the 

intersection of Keans Neck Road and Kinloch Road, and the principal structure is 

setback a minimum of 50 feet from the road right of way, the maximum height of the 

sign is increased to 10 feet and the maximum area is increased to 40 square feet. 

 

c) The sign shall be constructed of wood, stucco, tabby, brick, or painted metal and shall 

be externally illuminated with the exception of LED message boards as allowed in 

Section 5.6.30 (General Sign Requirements).  In those instances, an LED message 

board is limited to one-half (1/2) of the sign area. 

 

 

E. ATTACHMENTS: 

 Copy of Application for Code Text Amendment 

 Copies of Section A.7.70.F.3.b and Section 5.6.120.B (for reference only) 



BEAUFORTCOUNTY,SOUTBCAROLmA 
PROPOSED COMMUNITY DEVELOPMENT CODE (CDQ 

ZONING MAP OR TEXT AMENDMENT I PUD MASTER PLAN CHANGE APPUCATION 

TO: Beaufort County Council 

The undersigned hereby respectfully requests that the Beaufort County Zoning/Development Standards Ordinance 
(ZDSO) be amended as described below: 

1. This is a request for a change in the (check as appropriate): ( ) PUD Master Plan Change 
( ) Zoning Map DC$ignation/Rezoning (,..f'Community Development Code Text 

2. Give exact information to locate the property for which you propose a change: 
Tax District Number:,1tJtJ-.5Ae~ Tax Map Number: ..J.I , Parcel Number(s):"f7M tJ3cf POD 00121 t)~O 
Size of subject pr<?perty: Square Feet I Acres (circle one) 
Location: 3C, 7 KeQ N5 t\( e.c t,. ~<)g cl 

3. How is this property presently zoned? (Check as appropriate) 
( ) T4NC Neighborhood Center ( ) T2RC Rural Center ( 
( ) T4HC Hamlet Center ( ) T2RN Rural Neighborhood ( 
( ) T4HCO Hamlet Center ( ) T2RNO Rural Neighborhood Open ( 
( ) T4VC Village Center ( ) T2R Rural ( 
( ) T3N Neighborhood ( ) Tl Natural Preserve ( 
( ) T3HN Hamlet Neighborhood ( v(Community Preservation 
( ) T3E Edge (specify) M l't~ U 5.£ 

) C3 Neighborhood Mixed Use 
) C4 Community Center Mixed Use 
) C5 Regional Center Mixed Use 
) S 1 Industrial 
) Planned Unit Development/PUD 

(name). _______ _ 

4. What new zoning do you propose for this property? __ ~ ~"W/~'------------­
(Under Item 9 explain the reason(s) for your rezoning req~ 

S. Do you own all of the _property proposed for this zoning change? ( A es ( ) No 
Only property owners or their authorized representative/agent can sign this application. If there are multiple 
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 copy of the power of attorney that gives him the authority to sign for the business, and 2- a copy of 
the articles of incorporation that lists the names of all the owners of the business. 

6. If this request involves a proposed chan e in the Community Development Code text, the section(s) affected 
are: "1);~;1/V... . · i e. 5 • ~ : -
(Under Item 9 explain the proposed text change and reasons for the change.) 

7 . Is this property subject to an Overlay District? Check those which may apply: M/ 
( ) MCAS-AO Airport Overlay District/MCAS ( ) MD Military Ov~ ~strict 
( ) BC-AO Airport Overlay District/Beaufort County ( ) RQ River Quality Overlay District 
( ) CPO Cultural Protection ( ) TDR Transfer of Development Rights 
( ) CFV Commercial Fishing Village 

8. The following sections of the Community Development Code (CDC) (see attached sheets) should be addressed 
by the applicant and attached to this application form: 
a. Division 7.3.20 and 7.3.30, Comprehensive Plan Amendments and Text Amendments. 
b. Division 7.3.40, Zoning map amendments (rezoning). 
c. Division 1.6.60, Planned Unit Developments (PUDs) Approved Prior to Dec. 8, 2014 
d. Division 6.3, Traffic Impact Analysis (for PUDs) 

Rev. Jan. 2015 zrtr 0s ~~ FJLENO: M k' //Initiated by: s/WNE 
( de ) 



Beaufort County, SC, Proposed Community Development Code Mapffext Amendment Application 
Page2 of2 

It is understood by the undersigned that whUe this appllcation will be carefully reviewed and considered, the 
burden of proof for the proposed amendment rests with the owner. 

Date 
Telephone 
Number: !>1/3' .. Sf a- k317 

Address:_.......__,L..I.I.l..~I...Ciol!il!...l.~~~.._J_.Ho~:.......-3:::CA::loLlw;;;!QI!oo........!~1...1.....1C:'2L/-..LJ.~-------

Email: Moerc~e@ t~lc .• neh 
Agent (Name/Address/Phone/email):. ___ _ _________________ _ 

UPON RECEIPT OF APPLICATIONS, THE STAFF HAS THREE (3) WORK DAYS TO REVIEW ALL 
APPLICATIONS FOR COMPLETENESS. THE COMPLETED APPLICATIONS WILL BE REVIEWED FIRST 
BY THE BEAUFORT COUN1Y PLANNING COMMISSION SUBCOMMITTEE RESPONSffiLE FOR THE 
AREA WHERE YOUR PROPERTY IS LOCATED. MEETING SCHEDULES ARE LISTED ON THE 
APPLICATION PROCESS (ATTACHED). CO.MPLETEAPPUCATIONSMUSTBESUBMITI'ED BY NOON 
THREE WORKING DAYS AND FOUR (4) WEEKS PRIOR FOR PLANNED UNIT DEVELOPMENTS 
(PUDsl OR THREE C3l WEEKS PRIOR FOR NON-PUD APPLICATIONS TO THE APPLICABLE 
PLANNING COMMISSION MEETING DATE. 

PLANNED UNIT DEVEWPMENT {PUD) APPLICANTS ARE REQUlRED TO SUBMIT FlF'I'EEN (15) 
COPIES TO THE PLANNING DEPARTMENT. CONSULT THE APPLICABLE STAFF PLANNER FOR 
DETAILS. 

FOR MAP AMENDMENT REQUESTS, THE PLANNING OFFICE WILL POST A NOTICE ON. THE 
AFFECTED PROPERTY AS OUTLINED 1N DIV. 7.4.50 OF THE COMMUNITY DEVELOPMENT CODE. 

CONTACT THE PLANNING DEPARTMENT AT (843) 255-2140 FOR EXACT APPIJCATION FEES. 

FOR PLANNING DEPARTMENT USE ONLY: 

Date Application Received: 
(place received stamp below) 

RECEIVED 

OCT 0 4 7016 

Rev. Jan. 2015 

Date Posting Notice Issued: Af/PJ 
Application Fee Amount Received: $~~ ~ck-~1'8"65 
Receipt No. for Application Fee: 



Division A.7: Dale Mixed Use District (PMU) 

Table A.6,60.E Perimeter Buffer Standard51 

Zoning District 
Buffer Widtil (feet} 
Adjoining Streets Buffer Width (feet) Adjoining Districts 

and Development 
DMD DMD Type Local Collector 

Commercial Residential DCP TlR TlRN 

Single-family 20 20 n/a n/a n/a n/a n/a 

Single-family cluster 20 20 n/a n/a n/a nla n/a 

Duplex 20 20 n/a n/a n/a 20 20 

Commercial uses IS IS IS n/a 30 30 30 

Other permitted so so IS n/a 30 30 30 
uses 

tAJI perimeter buffers shall conform to the plant requirements and opacity requirements of Perimeter Type "E" (Artide 5, 
Division S.8, Table S.8.90.D) 

•A.7.70 

A-64 

Addidonal Development Stairndards 

A Placement: Nonresidential building size shall be limited to 2,000 square feet except for 
institutional uses, banquet halls, and commercial day care. For institutional use it is 
preferable to construct a cluster of buildings instead of one large building or to vary the 
height of various parts of a single building to make it appear less monumental. 

B. Height 

1. Building height is determined from the vertical distance as measured from the lowest 
ground elevation on the building to the highest point on the building. 

2. Building height shall not exceed 35 feet and buildings are limited to two stories. 

3. The height limitations shall not apply to church spires, belfries, flagpoles, 
monuments, cupolas, domes, ornamental towers, nor to observation towers not 
intended for human occupancy, water towers, chimneys, parapet walls smokestacks, 
conveyors and derricks. 

C. Parking: The parking provisions of Article 5, Division 5.5 of the Beaufort County 
Community Development Code shall apply, except that the maximum off-street parking, 
for retail and service uses is determined at a ratio of three parking spaces per thousand 
square feet of building space. 

1. All off-street parking must be to the rear or side. Parking lots in side yards are 
discouraged. Where unavoidable they shall be limited to 44 feet, and shall be 
screened from the road right-of-way. 

2. Alleys are recommended. 

3. Buildings, trees, hedges or low walls (less than 3% feet) must screen parking lots 
from public right-of-ways. 

4. Corner lot parking lots are prohibited. 

5. Clearly delineated pedestrian p aths to, from and across parking lots are required. 

D. Landscaping, Buffers and illumination Standards: The landscaping and buffer 
standards of Article 5, Division 5.8 shall apply to all development within the POD. 
Exterior lighting shall comply with Article 5, Division 5:7. 



Division A. 7: Dale Mixed Use District (DMU) 

• 

E. Sidewalk Displays: Mobile extensions or sidewalk displays are permitted directly in 
front of an establishment, if at least five feet is maintained for adequate and uncluttered 
pedestrian access. 

F. Sign Standards: The sign provisions of Article 5, Division 5.6 of the Beaufort County 
Community Development Code shall apply unless otherwise specified. The standards 
and requirements contained in this section shall apply to all uses within the DMD. 

1. On-Premises Wall Signs 

a) Wall signs shall generally be placed within an informational band immediately 
above the storefront. 

b) Wall signs shall not project more than 15 inches from the building surface. 

c) Wall signs shall not have an aggregate area of more than one square foot for each 
linear foot of building face parallel to the street lot line, or 10 percent of the walls 
area to which it is attached, whichever is less. 

d) Where more than one sign is attached to the same wall, the sum of the area of all 
of the signs shall not exceed the total sign size permitted per wall. 

e) Wall signs shall not extend higher than the eave line or top of the parapet wall. 

f) Wall signs may only be illuminated with steady, stationary, shielded light source 
directed solely onto the sign. 

g) Multiple wall signs advertising several occupants of the same building or 
building complex shall be of uniform design and shall be of the same material. 

2. On-Premises Projecting Signs 

a) Projecting signs shall be constructed of wood, with carved, painted, or applied 
metal lettering and symbols. 

b) The total area of such projecting signs, measured on one face, shall not exceed 
eight square feet. 

c) Such signs shall be hung at right angles to the building. 

d) Such signs shall have a minimum clearance of eight feet 

3. Freestanding Signs 

a) One freestanding sign may also be placed in front of a building. The sign shall 
be set back at least five feet from the street right-of-way. 

~ b) 

c) 

Such signs shall have a maximum height of seven feet and a maximum area of 
12 square feet. 

The sign shall be constructed of wood or painted metal and shall be externally 
illuminated. 

G. Accessory and Miscellaneous Use Standards: The standards in Table A.7.70.G below 
supersede general standards of Article 4, Division 4.2 of the CDC. 

Beaufort County Corl'frni.mity Development Code A-65 



Division 5.6: Si&n Standards 

5.6.120 Freestanding Sign Type 

A. Descriptio~ 
Freestanding Signs encompass a variety of signs 
that are not attached to a building and have an 
integral support structure. Freestanding varieties 
include Monument and Pole Signs. 

A Pole Sign, usually double-faced, mounted on a 
single or pair of round poles, square tubes, or other 

fabricated members without any type of secondary 
support. 

A Monument Sign stands directly on the ground or 
ground level foundation and is often used to marl< a 
place of significance or the entrance to a location. 

B. Standar~ -

Signable Area: 

~s••t~.. Single Tenant 
Multiple Tenant with one 
highway frontage 
Multiple Tenant with two 
or more highway frontages 

40 SF max. 

80 SF max. 

80 SF per frontage 

Beaufort County Comrnun1ty Developn1ent Code 

. Location 
Signs per Highway Frontage: 

Single Tenant 
Multiple Tenant 

Height 
Width 

-

I max. 
I max. 1

•
2 

IO'max. 
IS' max. 

Distance from ground to the 4' max. 
base of the sign 

Setback within Corridor 10' min. 
Overlay District 

~.::- . 1!1 

'Individual tenants may not have a Freestanding Sign. 
2Frontages greater than 500 feet may include one 
additional freestanding sign not to exceed 80 SF in 
area and with a total allowable sign area not 

exceeding the maximum allowable sign area for the 

multiple tenant center. 

' Miscellaneous 
Changeable copy signs are allowed for gasoline price 

signs, houses of worship, schools, directory signs 
listing more than one tenant, and signs advertising 
restaurant food specials, films and live entertainment 
which change on a regular basis. 

5-115 
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MEMORANDUM 
 

 

 

 
TO: Beaufort County Planning Commission 

FROM: Anthony Criscitiello, Beaufort County Planning Director 

DATE: December 1, 2016 

SUBJECT: Hilton Head National, 299.202 acres from T2-Rural District to T-3 Hamlet 

Neighborhood, T-3 Neighborhood, T4-Neighborhood Center and T-4 Hamlet Center 

Open Districts 

 

 

PLANNING COMMISSION RECOMMENDATION from the excerpt of its December 1, 2016, 

draft minutes: 

 

Mr. Semmler stated the process that this agenda item would be heard:  Mr. Criscitiello will share his 

comments, the applicant will provide his comments, then Public Comment will be received by the 

Commission. 

 

Mr. Criscitiello stated that this is a change in zoning for a 300-acre parcel, from T2-Rural and C5- 

Regional to a Combination of zoning districts to form a village place type:  T3-Hamlet Neighborhood (74 

acres), T3-Neighborhood (49 acres), T4-Neighborhood Center (97 acres), and T4-Hamlet Center Open 

(80 acres).  This project originally came before the Planning Commission on September 5, 2013.  The 

Planning Commission denied the request largely because a Traffic Impact Analysis (TIA) was not 

submitted, and traffic was a big concern.  Also, the Planning Commission wanted to see a market 

feasibility study because there was concern expressed whether or not a large amount of commercial 

development could be supported.   

 

Mr. Criscitiello explained that a new application was submitted in September 2016, and changes were 

made to the plan to better meet the Community Development Code, to address timing and cost, to address 

access to Heritage Lakes, and to eliminate a flyover on Highway 278. The application now has better 

achieved compatibility with the Community Development Code, as shown on page 2 of the Staff report.  

The timing and cost of the offsite traffic improvements are outlined in the Stantac Report which is 

attached to the staff report, as shown on page 2 of that report.  The total estimated cost is $12,650,000.00.  

That cost may rise as future estimates from future TIA’s per individual land development projects come 

forward.  The County Transportation Engineer in his memo of November 23rd stated that the 

transportation improvements outlined in the Stantec Report will adequately serve to mitigate the 

development assumed in the rezoning application. A majority of the transportation improvements will 

need to be completed in Phase I, as defined in the TIA.  

 

Applicant’s Comments:   
1. Martin Kent, the applicant’s representative, believes that his team has addressed any of the questions 

that were presenting to them in September.  He said he was proud that he was on the team and noted 

that the staff, after Hurricane Matthew, put forth efforts to restore the golf course to a working status.  

He believes this reinforces their desire to continue to be a viable part to the local community.   

2. Greg Dale, a community planner of McBride Dale Planning and the applicant’s representative, 

focused on a discussion on the changes that were made as a result of the staff recommendation from 

September.  Mr. Dale showed a map of the property and explained why he thought this plan fits into 

the County’s Comprehensive Plan.  The designation of Village Place Overlay is consistent with the 

Comprehensive Plan. 
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3. Michael Kronimous, the applicant’s agent and land planner/architect.  Mr. Kronimus described the 

changes that were made from the previous proposal.  He described what the applicant planned for 

each of the areas to make a true mixed-use community.  The team had to change some of the zoning.  

One of major changes is that there are now 3 accesses onto Malphrus Road.  Over five miles of trail 

systems were added to the project.  The transient zones have been changed so that the project 

becomes less dense as you move down through the project.  Mr. Kronimus addressed changes that 

were made within the project to maintain better connectivity.  He spoke on each of the transect zones 

in the project and what they have to offer to the development and the surrounding communities.  

4.  Jennifer Bihl of Bihl Engineering, stated that the new traffic study has been reviewed by a third 

party engineer along with the County Traffic Engineer (Mr. Colin Kinton).  Ms. Bihl spoke of the 

modifications/recommended improvement that were made to the traffic study from the initial 

submittal.   

5. Wes Jones, the applicant’s attorney, described the process of a development agreement and 

concluded that a development agreement should take place when a site plan is submitted. He  

explained multiple sections that would be included in a development agreement and that this was not 

the proper stage for this to take place.  Mr. Jones stated that the applicant was willing to go forward 

with a development agreement at the appropriate time and ensured that the developer cannot break 

ground until after a development plan is put into play.  

 

Public Comment: 

1. Collin Dowdy, a Bluffton Resident, expressed his concerns with the traffic getting on and off of 

Hilton Head Island during the busy times of the day, explaining that it takes anywhere from an hour 

to an hour and a half to get on and off of the island in the morning and the afternoons.  Mr. Dowdy 

was also concerned with the idea of a water park and believes that it is not worth putting something so 

short lived and seasonal in.  He said that if the water park eventually is not successful, the developer 

would then try to put housing units to replace where the waterpark once sat. Mr. Dowdy then 

commented on the idea of a school that will only make the traffic problem worse. He also questioned 

the activities of the school and would like to know if the school was going to have a football field or 

any other outside activities that were not addressed in the initial proposal. Another concern of Mr. 

Dowdy’s is the boat landing—he lives on the May River and his house is located on Alljoy Road near 

that boat landing which already does not have enough parking so people park in his yard and up and 

down the road.  Mr. Dowdy expressed his general concerns about stormwater runoff into the May 

River and Mackay Creek.  Mr. Dowdy further said that he has lived in the Bluffton area long enough 

to have seen other developments that were loosely constructed having a negative impact on the way 

of life.  He referenced Sea Pines having designated “open spaces” that are now occupied by more 

homes.    

2. Rick Sweet, a Heritage Lake resident, asked that the Planning Commissioner vote NO and that there 

has already been an approval for another parcel across from Tanger Outlet 2—namely Executive 

Golf.  Mr. Sweet read a letter to the Planning Director from Charles Cousins dated August 18, 2016,  

that stated, “the county and town have partnered together in land acquisitions in the area to reduce 

overall development at the gateway to Hilton head Island and that allowing significant increase in this 

area would counter act those efforts.”  The Bluffton Parkway was designed, funded and constructed 

as a controlled access bypass to provide relief from traffic demands placed on U.S. Highway 278 and 

provide additional capacity for emergency evacuation.  Allowing for this intense trip generation is 

again contrary to these purposes.  Mr. Sweet states that the Town Hilton Head Island objects to the 

proposal.  Mr. Sweet explained that he attended this meeting to represent Heritage Lakes and their 

main concerns are their entrances and exits.  Mr. Sweet stated that he is not an engineer but he has 

drawn a plan that he thinks would solve the entrance and exit problem to Heritage Lakes. (Mr. Sweet 

asked that his plan be included in the minutes, and gave the plan to Mr. Semmler.)  Lastly Mr. Sweet 

stated that this project is actually an undercover Casino; he stated there is no economic explanation 

for what was proposed.  

3. Karen Dowdy stated that she was surprised that the (Town of Bluffton) Mayor has not attended any 

of the meetings.  Ms. Dowdy explained how she commutes to Hilton Head every day and she has 

seen many things impact the traffic in a negative manner.  She stated that the flyover construction 
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disrupted the traffic pattern for over a year.  Mrs. Dowdy explained that the community doesn’t need 

something like what the Hilton Head National representatives are proposing.  She also stated that she 

does not see the benefit to our quiet little community.  

4. Fran Gelman, a property owner in Bluffton for 10 year, is beginning to become appalled at the 

amount of commercial development on the Bluffton Parkway.  She believes it is drastically impacting 

the town in negatively.  Mrs. Gelman spoke about studies that have taken place in the last year on the 

water quality declining if the proposed projects were to be put in place. She believes that as residents 

they should have a right to maintain a quality of life.  She then explained the negative impact 

development has had on Mt. Pleasant.  Mrs. Gelman then asked where the Bluffton Town Council fits 

into the decision making process.  (Mr. Semmler acknowledged her question and said that he would 

explain the process when she was finished.)  She went on to say that she is worried about the cost to 

all tax payers; she believes that the cost of everything will soon go up.  She also stated that this 

property should be bought by the Open Land Trust Fund. 

5. John Roberts, a resident of Foreman Hill Road, addressed the statement of the possible connectivity 

to downtown Bluffton, which would lead down Foreman Hill Road.  He believes that if this 

development were to happen it would only make sense for that traffic to get onto Foreman Hill Road.  

He believes that a traffic study should have taken place on a Saturday in July.  He stated that when 

Foreman Hill Road was opened up to through traffic it was initially designed for the use of 

emergency vehicles, but is now overcrowded with people using the road as a shortcut and not abiding 

the speed limitations.  He explained that he bought property on a dead end dirt road for a reason and it 

is no longer peaceful.  

6. Ray McDonald:  He explained that he came from a small town in New Jersey where they had to take 

the kids to a school in a different township.  Once someone came in and developed the small town, 

they did not account for the amount of children that were going to come, and all of the cost that came 

into play with schools.  Mr. McDonald also believes that when you create a town center the only 

people that benefit from that are the people that live in that development.  He believes that the main 

issue at hand is does the County want to maintain the rural status because once you give it up there is 

no turning back.  

7. Bill Sanderson stated he initially moved to Bluffton to enjoy the lifestyle that is currently here.  He 

said he understands that everyone wants to make money, but he believes that this is at a huge cost to 

the surrounding property owners.  He believes that the Commission’s job is to come to a reasonable 

agreement so that the property owner can develop to an extent—but to be very limited extent.  He 

also commented on something that was said earlier in public comment about the belief that some sort 

of National Conservation Program should step in and try to buy the land to keep it preserved.  

8. Tamara Davis, a Foreman Hill Road resident of 23 years, is concerned with the traffic on Foreman 

Hill Road.  She is also an environmental scientist and she believes that preserving the water quality is 

most important.  She believes that the May River oysters are a large part of their community and that 

everything that goes into the ground can affect the livelihood of the pristine oysters.  She stated that 

she doesn’t mind development, but believes it should be limited.  She was concerned with rezoning 

before a development agreement was put into place because once the rezoning has occurred the doors 

are wide open for further development. 

9. Arnold Gelman, a resident, thanked the Commission for the open mike to the public.  He noted his 

concerns regarding Hilton Head workers having transportation issues, and The Brown Group that is 

buying up golf courses for real estate sales.  He is asking the Commission to think about the long term 

factor of keeping developments from taking over.  The project should make a better plan of what 

these new developments should consist—a mix of low and high income developments.   

10. Fran Bear stated that everywhere you turn is development.  He fears for what is going to happen 

with the Graves property on the water.  He is concerned about over development and turning Bluffton 

into “anywhere USA.” 

11. Doug Swane, a resident of Heritage Lakes, comments that anytime he hears anything new that is any 

way positive, it is followed by a negative.  As a resident, the entrance and exit are major concerns.  

 

Mr. Semmler addressed Mrs. Gelman’s comment from earlier concerning the Town of Bluffton’s letter of 

Aug 18, 2016, to Anthony Criscitiello, where the Town received a notice to submit comments on the 
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Hilton Head National Golf Course rezoning.  The Town of Bluffton has reviewed the materials and has no 

other comments at the time.  The staff of the Towns of Hilton Head Island and Bluffton have reviewed the 

plans and submitted their comments concerning the flyover.  The flyover has since been removed from 

the project.  

 

Commission discussion included:  

 clarifying the Planning Staff report and querying a counter proposal of the staff report (Mr. 

Criscitiello stated that either with or without the development agreement the development could 

still take place.  The development agreement is a law in itself in addition to the zoning ordinance.  

Mr. Criscitiello’s recommendation is that the Comprehensive Plan is the guidance to the rezoning 

process and he thinks that they could work the project without a development agreement.  The 

development agreement would ensure the timing coordination of the development process.);  

 acknowledging the mixed feelings from the meeting attendees on the purpose of the 

Comprehensive Plan; 

 noting that all of the Commissioners were volunteers and are trying to insure the integrity of the 

county and have no hidden agenda;  

 trusting the CDC and the planning Staff to do right for the community;  

 clarifying the new traffic study and its process, including the trigger to eliminate the flyover (Ms. 

Jennifer Bihl, the applicant’s TIA consultant, explained that the new study used other data to 

factor in the traffic volumes reflecting a summer condition when the traffic is at a higher density.  

Ms. Bihl also noted that the different land uses proposed and the placement of those land uses 

were elements used to structure the overall new traffic study.);  

 clarifying the order of magnitude based on a 1% background growth and if any alternative studies 

were made if the growth rate was more than or less than 1% (Ms. Bihl noted that they looked at 

historic and projected growth for the TI, but they did not do alternative studies since it was not 

part of their analysis.);    

 clarifying the development process (Mr. Criscitiello mentioned the Southern Regional Plan, 

explaining how the different municipalities communicate and acknowledge each other’s projects.  

Working together with the different municipalities is how the future land use study was created.  

Mr. Criscitiello also explained that the county has bought 20,000 acres of land have been 

preserved by the Rural & Critical Land Preservation Program.  We are conscious of open green 

space within the county.);  

 clarifying the 9% overage that related to the school property (Mr. Michael Kronimus noted that 

the school district would need space for another school.  Changes were made to the plan and the 

zone was pushed to 59%.  The commissioners were concerned with the percentage that the school 

was succeeding. Michael K explained that the overage is reflecting using the school “almost like 

a donation”.); and  

 clarifying that the Commission was voting on the regulating plan and the rezoning with its 

allowable densities and uses.   

 

Motion:  Mr. Randolph Stewart made a motion, and Mr. Jason Hincher seconded the motion, to 

recommend approval to County Council for Southern Beaufort County Map Amendment/ 

Rezoning Request for R600-040-000-001C-0000 (299.202 acres located on the north and south sides 

of Bluffton Parkway and east of Malphrus Road; known as Hilton Head National Golf Course) 

from T2-Rural Zoning District to T3-Neighborhood, T4-Neighborhood Center, and T4-Hamlet 

Center Open Zoning Districts.  Discussion included trusting the system and planning staff to make 

decisions for the benefit of the community, development is occurring everywhere and limits should be 

placed on such development, concern that the Executive Golf rezoning and this rezoning reducing the 

rural areas, noting no public support of this rezoning, concern for rezonings where applicants sell off their 

properties to other developers, kudos to the TIA, and concerns with the density of the project and water 

quality issues.  The motion carried (FOR:  Fermin, Hincher, Mitchell, Semmler, and Stewart; 

OPPOSED:  Chmelik, Pappas, and Walsnovich; ABSENT:  Fireall). 
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STAFF REPORT: 

A. BACKGROUND: 

 Case No. ZMA-2016-06 

 Owner/Applicant: Scratch Golf LLC 

 Property Location: Located on the north and south sides of Bluffton Parkway and east 

of Malphrus Road 

 District/Map/Parcel: R600-040-000-001C 

 Property Size: 299.202 acres 

 Current Future Land Use 

 Designation: Rural 

 Place Type  Village 

 Current Zoning District: T2 Rural (279.2 acres); C5 Regional Center Mixed-Use (20 acres) 

 Proposed Zoning District: T3 Hamlet Neighborhood (74 acres), T3 Neighborhood (49 acres), 

T4-Neighborhood Center (97 acres) and T-4 Hamlet Center Open 

(80 acres)  

 

B. SUMMARY OF REQUEST: 

The applicant, Scratch Golf LLC, proposes to change the zoning of a 299.2 acre parcel from T2 Rural 

and C5 Regional Center Mixed-Use to T3 Hamlet Neighborhood, T3 Neighborhood, T4 Hamlet 

Center Open, and T4 Neighborhood Center utilizing the Place Type Overlay provision in the 

Community Development Code.  The parcel is located primarily on the south side of Bluffton 

Parkway and adjoins Malphrus Road to the west.  The site is the current location of the Hilton Head 

National Golf Course, an 18-hole course with accompanying club house and other supporting uses.  

Most of the existing site conditions are typical of a golf course with linear fairways and wooded areas 

in between.  Approximately 100 acres, located in the northwestern portion of the site bordering 

Malphrus Road and Bluffton Parkway, are less developed and heavily wooded.  There is a system of 

lower areas and wetlands that runs parallel to Malphrus Road approximately 800 feet east of the 

property line. 

This same property came before the Planning Commission at their September 5, 2013 meeting.  At 

that time, the applicant was proposing to develop a Planned Unit Development (PUD) concept plan 

that would permit 2,000,000 square feet of commercial, 500 dwelling units and 700 hotel rooms.  The 

Planning Commission denied the rezoning.  Some of the concerns raised were that no Traffic Impact 

Analysis was submitted and that the development would likely have a profound impact on traffic.  

The Commission also requested to see a market analysis to show that the region could support the 

large amount of commercial development that was being proposed.  Also, residents of neighboring 

subdivisions such as Heritage Lakes and Village Olde Town were concerned about adverse impacts 

that the proposal would have on their neighborhoods.  The applicant withdrew the application.  Since 

that time, the Community Development Code (CDC) was adopted.  Since the CDC does not have a 

provision for a PUD, staff directed the applicant to consider using the Place Type Overlay Zone 

option. 

C. CHANGES FROM SEPTEMBER 2016 SUBMITTAL:  At the September 1, 2016 Planning 

Commission meeting, the Commission motioned to defer action on this rezoning for 30 days and 

requested that staff and the applicant get together to address the following concerns 

 Revising the regulating master plan to meet the requirements of the Place Type Overlay Zone; 

 Addressing the timing, cost, and who will pay for the required offsite transportation 

improvements needed to support the rezoning;  

 Addressing the access to Heritage Lakes as it is impacted by the proposed development; and  

 Considering an alternative to a flyover at the intersection of Hilton Head National Drive. 

The applicant has addressed these concerns through the following revisions to the application: 
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1. There is a small reduction in the intensity of the proposed zoning districts that would have a small 

impact on the buildout potential of the property.  Below is comparison of the September and 

December submittals: 

Proposed Zoning District 
September submittal 

(acres) 
December Submittal 

(acres) 

T4 Neighborhood Center 124 97 

T4 Hamlet Center Open 66 80 

T3 Neighborhood 110 49 

T3 Hamlet Neighborhood 0 74 

Overall, there has been a reduction in the total T4 acreage from 190 acres to 177 acres with a 

greater share being in the T4HCO district which is less intense than T4NC.  Additionally, of the 

123 acres of T3, 74 are proposed to be zoned T3HN which is less intense than T3N.   

2. The internal disposition of transect zones and thoroughfares has been revised to address the 

requirements of the Place Type Overlay District, with greater internal and external connectivity 

and gridded streets. 

3. The TIA has been revised to reduce the development assumptions:   

Land Use 
September land Use 

Assumptions 
December Land Use 

Assumptions 

Retail 700,000 sf 400,000 sf 

Hotel Rooms 500 rooms 500 rooms 

Apartments 400 units 300 units 

Adventure Park 650 parking spaces 650 parking spaces 

Single Family Homes 500 units 300 units 

Convention Center 125,000 sf 100,000 sf 

Performing Arts Center 1,500 seats 1,500 seats 

Assisted Living 250 beds 400 beds 

Office 0 sf 125,000 sf 

Schools 0 students 1,200 students 

Overall there have been reductions in retail, multi-family, single-family and the convention 

center.  These reductions are partially offset by increases in the assisted living, offices and 

schools. 

4. The TIA no longer recommends a flyover at the intersection of US 278 and Hilton Head National 

Drive.  This intersection is shown to remain non-signalized.  The TIA does not show a new 

entrance for Heritage Lakes at the roundabout and does not provide any specific 

recommendations for how access will be addressed at the subdivision. 

 

D. PLACE TYPE OVERLAY: 

The Place Type Overlay (PTO) Zone is a provision in Article 3 of the Community Development Code 

that provides a framework for applicants that have properties that are identified in the Comprehensive 

Plan as rural crossroad, hamlet, and village place types to seek a comprehensive zoning amendment to 

establish transect zones to implement the vision for these place types.  The Place Type Overlay (PTO) 

Zone is intended to create and reinforce walkable, urban environments with a mix of housing, civic, 

retail, and service choices and that achieve the following:  

 Improve the built environment and human habitat.  

 Promote development patterns that support safe, effective, and multi-modal transportation 

options, including auto, pedestrian, bicycle, and ultimately transit. This will minimize vehicle 

traffic by providing for a mix of land uses, walkability, and compact community form.  

 Provide neighborhoods with a variety of housing types to serve the needs of a diverse 

population.  



ZMA 2016-06 Hilton Head National / Rev. 12.19.16 Page 7 of 12 

 Remove barriers and provide incentives for walkable urban projects.  

 Promote the greater health benefits of a pedestrian-oriented environment.  

 Reinforce the character and quality of local communities, including crossroads, 

neighborhoods, hamlets, and villages.  

 Reduce sprawling, auto-dependent development.  

 Protect and enhance real property values.  

 Reinforce the unique identity of Beaufort County that builds upon the local context, climate, 

and history.  

The Hilton Head National site is identified as a Village Place Type in the Comprehensive Plan.  

Village place types are typically made up of clusters of residential neighborhoods of sufficient 

intensity to support a central, mixed-use district. The mixed-use environment can be located at the 

intersection of multiple neighborhoods or along a corridor between multiple neighborhoods. The 

Place Type Overlay Zone has a minimum threshold size of 110 acres and a maximum of 500 acres.  

The table below shows the required allocation of transect zones that can be used in the rezoning for 

the Village place type. 

 
Allocation Mix of Transect Zones for the Village Place Type 

Transect Zone                                                        Percentage of Land Assigned to Zone 

T3 Edge (T3E)  No min. 25% max. 

T3 Hamlet Neighborhood (T3HN)  No min. 25% max. 

T3 Neighborhood (T3N)  25% min. 70% max. 

T4 Hamlet Center Open (T4HCO) 

and/or T4 Neighborhood Center 

(T4NC)  

10% min. 50% max. 

 

In Section G, below, this application is evaluated using the requirements in the Place Type Overlay 

Zone. 

E. TRAFFIC IMPACT ANALYSIS (TIA):  The applicant hired Bihl Engineering to conduct a TIA 

for the site.  The TIA assumes that by the year 2030 the following development will occur on the site 

- 400,000 square feet of retail space, 500 hotel rooms, 300 apartments, a 650 parking space adventure 

park, 300 single family homes, 400 assisted living units, a 100,000 square foot convention center, a 

1,500 seat performing arts center, and a 500 student middle school and 700 student elementary 

school.  

The TIA projects that without any improvements the intersections of US 278 at Hilton Head National 

Drive and US 278 at Buckingham Plantation Drive are projected to operate at Level of Service (LOS) 

E or F.  The TIA calls for the following off-site transportation projects to bring these intersections up 

to LOS D: 

 Constructing an overpass and ramp system at the intersection of Bluffton Parkway and Hilton 

Head National Drive.  The US 278 intersection would remain at grade and unsignalized; 

 Widening of approximately 2,800 feet of Malphrus Road to 4 lanes from US 278 to a 

proposed roundabout; 

 Construction of a new roundabout approximately 1,300 feet south of the intersection with 

Bluffton Parkway; 

 Building a connecting road that would connect to the planned traffic signal at Bluffton 

Parkway and Tanger 2, located approximately 750 feet from the Hilton Head National 

property line; 

 Making turn lane improvements and/or phasing upgrades at Bluffton Parkway at Malphrus 

Road, US 278 at Malphrus Road and Bluffton Parkway at Burnt Church Road; 

 Turning lanes at two proposed access points along Bluffton Parkway; 

 Retiming of US 278 and Bluffton Parkway traffic signal systems. 
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Stantec Report:  Due to the large scale of the proposed rezoning and the anticipated offsite 

transportation improvements necessary to accommodate its impact, Beaufort County engaged the 

services of Stantec, a transportation engineering consultant, to review the TIA (see attached report 

and cover memo from Colin Kinton).  Stantec generally agreed with the assumptions and projections 

made in the TIA and the proposed list of projects.  The consultant also provided a rough cost estimate 

for the off-site improvements and trigger points on when the improvements will need to be 

completed.  The total estimated cost of the projects is $12,650,000 with a majority of the 

improvements needed prior to the completion of Phase 1 as defined in the TIA. 

F. SITE ASSESSMENT AND ECONOMIC IMPACT ANALYSIS:  The applicant contracted with 

USCB and Clemson to conduct a site assessment and economic impact analysis for the Hilton Head 

National site.  The study summarized demographic and income trends in Bluffton and Hilton Head 

Island; provided the results of a resident survey; analyzed tourism trends for the region, analyzed the 

current market for lodging and retail; and provided an economic and fiscal analysis of a hypothetical 

retail and lodging development.  One of the conclusions of the analysis was that the region could 

support 400,000 additional square footage of retail development if specific retail segments were 

targeted that are currently underserved in the region.   

G. ZONING MAP AMENDMENT ANALYSIS:  Section 7.3.40 of the Community Development 

Code states that a zoning map amendment may be approved if the proposed amendment: 

1. Is consistent with and furthers the goals and policies of the Comprehensive Plan and the 

purposes of this Development Code: A majority of the site has a future land use designation of 

Rural, which is defined in the Comprehensive Plan as lands situated outside growth areas that are 

meant to retain their rural character with low density residential development, small-scale 

commercial, and agricultural land uses.  This site does not meet these criteria and should 

transition into a more suburban or urban form of development to be consistent with its location in 

the Bluffton Area and surrounding uses.  The Comprehensive Plan anticipated the future 

transition of this area and as such designated the site as a Village place type.   

2. Is not in conflict with any provision of this Development Code, or the Code of Ordinances:  

The Place Type Overlay Zone provides a framework for applicants that have properties that are 

identified in the Comprehensive Plan as rural crossroad, hamlet, and village place types to seek a 

comprehensive zoning amendment to establish transect zones to implement the vision for these 

place types as outlined in Section 3.4.80 of the Community Development Code.   

3. Addresses a demonstrated community need: Not applicable. 

4. Is required by changing conditions: The extension of the Bluffton Parkway gave this property 

direct access to a minor arterial approximately 5 years ago.  The completion of Bluffton Parkway 

(Phase 5B) is anticipated to bring more vehicles to the parkway and increase the commercial 

viability of the area.  The Bluffton Parkway is also a major cycling and pedestrian corridor that 

links this site to many of the residential communities, shopping areas, recreation, employment 

and schools in the Bluffton area south of US 278.  The availability of multiple modes of 

transportation support makes the site more suitable to walkable mixed-use development. 

5. Is compatible with existing and proposed uses surrounding the land subject to the application, 

and is the appropriate zone and uses for the land.  The proposed zoning change is generally 

compatible with the surrounding development.  North of the site is Lowes and other regional 

commercial uses on the US 278 corridor.  On the east are the Old South golf course and the 

preserved Ulmer Tract.  Two residential subdivisions are located west of the site (Heritage Lakes 

and the Olde Town PUD).  South of the site on Foreman Hill Road are large-lot single family 

residences.  The impact on these residential areas is lessened by having the T3 Neighborhood and 

T3 Hamlet Neighborhood districts located along Malphrus Road.   

6. Would not adversely impact nearby lands. 

See item 4 above. 
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7. Would result in a logical and orderly development pattern. 

See item H below. 

8. Would not result in adverse impacts on the natural environment – including, but not limited to, 

water, air, noise, storm water management, wildlife, vegetation, wetlands, and the natural 

functioning of the environment. The existing site features an 18-hole golf course with fairways 

separated by stands of upland forest.  According to a 1988 survey, 20.5 acres running through the 

center of the site consists of forested wetlands which were not disturbed as part of the golf course 

development.  Existing stormwater is directed toward several detention ponds on site that 

eventually drain into Mackay Creek to the north and east and the May River to the south.  When a 

more detailed master plan is submitted, staff will look for innovative site planning that protects 

natural resources on the site and preserves water quality in the surrounding water bodies. 

9. Would result in development that is adequately served by public facilities (e.g. streets, potable 

water, sewerage, storm water management, solid waste collection and disposal, schools, parks, 

police, and fire and emergency facilities)  

The applicant has received letters from the Beaufort County Sheriff’s Office, the Bluffton Fire 

District, the Beaufort County School District, Hargray, Palmetto Electric Cooperative, SCE&G, 

and the Beaufort Jasper Water Sewer Authority.  The School District expressed concern that the 

development would potentially add enough school aged children to support an additional school.  

They requested that the development set aside space for a future school site.  

 

H. PLACE TYPE OVERLAY ANALYSIS:  Article 3, Section 3.4.80 provides the requirements that 

must be met by applications for a comprehensive zoning amendment to establish transect zones to 

implement the rural crossroads, hamlet, or village place type. 

1. Size and Intensity of place types: The minimum and maximum site area and maximum density 

of place types are established:  The Hilton Head National site is approximately 300 acres and is 

well within the minimum (110 acres) and maximum (500 acres) size threshold for a Village place 

type. 

2. Allocation of Transect Zones: Applications for a comprehensive amendment under the 

provisions of the Place Type Overlay (PTO) Zone shall assign and map transect zones to each 

pedestrian shed according to the percentages allocated in the Table 3.4.80.E. This application 

does not fall within the minimum and maximum allocations of transect zones for the Village 

place type.  190 acres is proposed to be zoned either T4 Hamlet Center or T4 Neighborhood 

Center which makes up 59% of the site area.  Table 3.4.80.E of the CDC assigns a maximum of 

50% of the site area to have T4 transect zones.  In addition, only 16% of the site ia T3 

Neighborhood, which is supposed to make a minimum of 25% of the site.  However, Section 

3.4.80.E allows the Director to modulate this requirement as long as the proposed regulating plan 

meets the objectives of the Place Type Overlay Zone.  

3. Transect Organization: Transects shall be organized in a manner that responds appropriately 

to a site’s context. More intense transect zones shall be organized around neighborhood 

centers and neighborhood main streets in visible and accessible locations suitable for greater 

intensities, typically at or near the center of a pedestrian shed. The Village place type generally 

should be laid out with residential neighborhoods of sufficient intensity to support a central, 

mixed-use environment. The mixed-use environment can be located at the intersection of two or 

more neighborhoods or along a corridor between neighborhoods. The organization of transect 

zones generally meet these requirements with the mixed use center located at the intersection of 

two main thoroughfares and the intensity of districts tapering away from the center.   

4. Transition of Transect Zones: When applying transect zones, transitions between transect 

zones containing the neighborhood designation are encouraged to occur within the block or 

across alleys, but may occur across a street. The Regulating Master Plan shows transitions 

between transect zones to be across major streets or bodies of water. 
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5. Pedestrian Sheds:  Place Types shall be structured with pedestrian sheds to determine the scale 

and center. The Village is meant to be pedestrian friendly with a vast majority of residents living 

within a 5-10 minute walk from a main street or neighborhood center.  The radius around the 

center is called a pedestrian shed.  Three neighborhood centers are shown on the plan.  A minor 

revision should be made to the regulating master plan showing the linear, “racetrack-shaped”  

pedestrian shed located around the main street the mixed-use center in accordance with Section 

2.350.B2 of the CDC; and eliminating the pedestrian shed shown at the adventure park and resort 

hotel.  With these minor revisions, there is still ample walkability in the proposed plan. 

6. Thoroughfare Network:  The thoroughfare network shall meet the standards in Section 2.3.70 

(Thoroughfares). Villages are meant to be organized within an interconnected network of streets 

and blocks with development oriented to the streets.  The proposed plan provides adequate 

internal and external connectivity that meets the requirements of this standard. 

7. Civic Space:  Open space, civic spaces and civic buildings shall be allocated according to the 

standards in Section 2.3.80 (Open Space, Civic Space and Civic Buildings). The Regulating 

Master Plan provides the location of playgrounds, pocket parks, plazas, squares, greens and 

preserved areas.   

8. Main Street:  Place types shall have a main street along both sides of a primary through 

thoroughfare or perpendicular to and directly engaging a primary through thoroughfare.  See 

comments under item 5 above. 

9. Place types shall incorporate appropriate transitions to the scale and character of the 

surrounding walkable urbanism. The site does not directly adjoin any walkable urban 

communities.  There is an opportunity to coordinate development on the northeast corner of the 

site with the proposed 20 acre Executive Golf site rezoning.  Also, there are opportunities to 

coordinate internal pathways with the multi-use trail along the Bluffton Parkway. 

10. Natural Context:  Place Types shall be calibrated to suit specific topographical, environmental, 

site layout, and design constraints unique to the site or its location within the County, yet each 

place type will be consistent in terms of structure and content based on the provisions of this 

Division. The Regulating Master Plan works around one natural feature on the site.  There is a 

system of lower areas and wetlands that runs parallel to Malphrus Road approximately 800 feet 

east of the property line that is shown to be preserved.  This makes up less than 10% of the total 

site area.  There are many other natural features on the site that could be incorporated into the 

Regulating Master Plan to create a network of open spaces that correspond with the various civic 

spaces shown on the plan.  This is especially important because it is likely that there will be 

multiple developers and multiple phases of this development.   

 

I. STAFF RECOMMENDATION: 

Staff acknowledges that the existing zoning of Hilton Head National (T2 Rural) is no longer 

appropriate for the site.  The Comprehensive Plan anticipated the future transition of this area to a 

more intense zoning than T2 Rural and as such designated the site as a Village place type.  The Place 

Type Overlay (PTO) Zone provides a framework for properties identified in the Comprehensive Plan 

to seek a zoning amendment to establish transect zones to implement the vision for the place type and 

the applicant has generally met the requirements of the overlay district. 

Staff recommends approval of the proposed rezoning with the condition that a Development 

Agreement is formulated and executed concurrently with the approval of this zoning application by 

County Council.  Due to the large scale of the proposed rezoning, an estimated $12,650,000 worth of 

off-site transportation improvements have been identified as necessary to address future deficiencies 

in the road network.  In addition to these off-site improvements, the proposed development has 

significant internal infrastructure needs such as streets, parks, trails, and a proposed school.  

Therefore the Development Agreement should address the following: 
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1. The timing, cost, and nature of funding for the internal and off-site infrastructure improvements 

to support this development;  

2. Commitment, timing, and details of the proposed 25 acres to be dedicated to the development of 

an elementary and middle school; and 

3. Commitment and timing to work with the Heritage Lakes POA on the development of a new 

entrance to the community.   

 

J. ATTACHMENTS: 

 Existing Zoning Map 

 Proposed Zoning Change (Revised 11/2016) 

 Map 4-9:  Place Type Overlay – Southern Beaufort County 

 Memos from Beaufort County Traffic & Transportation & Stantec (reviewing Applicant’s TIA) 

 Letters from Towns of Bluffton and Hilton Head Island 

 Application 

 List of Property Owners Notified & Notification Letter sent to Abutting Property Owners 

 Photos of Signs Posted Notifying the Community 
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MEMORANDUM 

COUNTY COUNCIL OF BEAUFORT COUNTY 
BEAUFORT COUNTY TRAFFIC & TRANSPORTATION 

ENGINEERING DEPARTMENT 
J J 3 Industrial Village Road, 29906 

PO Drawer 1228, Beaufort. SC 29901-1228 
Phone: (843) 255-2940 Fax: (843) 255-9443 

TO: Tony Crisciti~~ / 
FROM: Colin Kinto~ 

DATE: November 23,2016 

Subject: Hilton Head National Golf Club Rezoning Request Transportation Review 

Traffic Engineering contracted with Stantec Engineering to perform a third party review, which 

is attached. Traffic Engineering agrees and supports the following summary recommendations 

from Stantec's review: 

I. Greater consideration should be given to alternate modes of transportation. 

2. Trip generation, trip distribution and background growth are acceptable; however, trip 

distribution to/from Hilton Head Island may be low. It should be noted that the traffic 

impact analysis (TIA) provided by the applicant is based on the assumption of a specific 

development pattern and development density. Should the zoning allow greater density of 

development than considered in the TIA presented, then additional mitigation may be 
necessary. 

3. Individual TIA reports should be prepared for each individual development within the 

overall tract as they are permitted to evaluate traffic impacts and necessitate 

implementation of improvements to mitigate individual impacts. 

4. The submitted TIA recommends multiple network improvements. These improvements 

will adequately serve to mitigate the deveJopment's anticipated impacts for the proposed 
development pattern and density. There is sufficient capacity within the existing public 

roadway network to serve the proposed increased development density assumed in the 

rezoning application with the implementation of these recommended improvements. 

5. Stantec recommended a timeline for implementation of recommended mitigation 
improvements that total an estimated $12,650,000 as follows: 

a. Town Square (97 acres) development: $4,500,000 

b. Phase 1 Build-out (Page 2 TIA report): $3,800,000 

c. Construction of Access # 1 on Malphrus Rd: $300,000 

d. Construction of Access #2 on Malphrus Rd: $1,500,000 
e. Construction of Access #3 on Bluffton Pkwy: $250,000 
f. Phase 2 Build-out (Page 2 TIA report): $1 ,600,000 

g. Prior to any permitted access to Malphrus Rd (Heritage Lakes Access Mitigation 
and Resolution): $700,000 



6. Resolution of the impacts to safe and efficient access for the Heritage Lakes 
neighborhood continues to be a concern and should not be overlooked. Satisfactory 
resolution should be top priority prior to allowing actual development of the Hilton Head 
National tract to occur. 

7. Presently. Malphrus Road is a two-lane minor collector roadway of mostly straight 
alignment with minimal traffic. The development of the Hilton Head National tract will 
result in increas~d traffic upon this roadway that will likely exceed the present state 
(asphalt condition) and purpose. Traffic Engineering recommends Malphrus Road be re­
designed to provide for all users (pedestrians, cyclists, motorists and transit) as a 
complete street that will likely result in the resurfacing of the roadway to a greater 
pavement design strength. Further, a second roundabout should be included in the design 
of Access #5 on Malphrus Road to provide for improved roadway safety and reduce 
through speeds. 

Attached: Stantec Engineering Memo 

•, 



()stantec Memo 

To: Colin Kinton, PE From: Stuart Day, PE, PTOE 

Beaufort County Transportation Stantec 
Engineering 

FHe: 171001906 Date: November 22, 2016 

Reference: Hilton Head National Golf CouBe Rezoning TIA - Review Comments 

Stantec has reviewed the Traffic Impact Analysis conducted by Blhl Engineering for the Hilton Head 
National Golf Course redevelopment proposed to be located on the south side of Bluffton Parkway, 
east of Malphrus Road. We offer the following comments on the analysis. 

Trip GeneraHon 

• Stantec generally agrees with the trip generation used. The basis for the trip generation 
follows the ITE Trip Generation Manual. Internal capture and pass-by were considered in the 
trip generation and appeared reasonable for this type of development. 

• Alternate modes were not discussed in the report; however, consideration should be given 
to alternate modes as the development occurs. 

Trip Distribution 

• Stantec generany agrees with the trip distribution used. The percentage towards Hilton Head 
Island may be considered a little low, but still reasonable. 

Background Growth 

• The analysis considered the Lowcountry Council of Governments model to develop 
background growth, which resulted in an assumption of 1% per year growth rate along US 
278. It is stated in the report that this growth rate was agreed upon with staff. 

• It should be noted that the SCOOT count stations along us 278 show a varying amount of 
growth over the past 5 years. Sections of US 278 show a negative growth rates, while other 
sections show a 2% growth over the past 5 years. A different consideration of background 
growth could result in different analysis results. 

Analysis/Recommendations 

• The analysis results indicate that only one of the study intersections is projected to operate at 
an undesirable level-of-service (US 278 & Moss Creek Drive/Buckingham Plantation Drive). 
This condition would exist in both the "No Build" and "Build" scenarios. As indicated in the 
study, this intersection should experience some relief with the completion of the Bluffton 
Parkway flyover. 

• As with any large rezoning, it should be noted that the land uses are approximate, and not 
final. Considering this information, it is recommended that a traffic impact analysis be 
performed for each individual development within the rezoning area to determine traffic 
impacts, and necessary improvements, per Beaufort County and SCOOT guidefines. 

• The analysis recommends providing multiple improvements, and Stantec agrees that the 
recommended improvements will adequately serve the roadway network under the project 
as currently proposed. 

Design with community In mind 



()stantec 
November 22. 2016 
conn Kinton. PE 
Page 2of3 

Reference: Hllon Head National Golf Course Rezoning TIA- Review Comments 

• The analysis recommends providing multiple improvements. but does not outfine a timeline 
for the proposed improvements. The following table summarizes the improvements and an 
approximate recommended development schedule (an exact schedule should be 
evaluated with each development): 

Recommended Improvement Recommended Development Schedule and Estimated Cost 

Installation of EB/WB bridge on Bluffton Por1<way at Hilton This improvement should be installed concurrently with the 
Head Notional Drive. Town Square {97 acres) development; approximately 

$3.500,000. 

Construction of roadway connection from the project to The roadway improvement should be installed with the Town 
adjacent parcel (to the east) and signalization of the Square (97 acres) development. signalization to occur when 
intersection with Tanger 2 & Bluffton Par1<way warranted; approximately $1 .000.000. 

Bluffton Parlcway & Malphrus Road Improvements These improvements should be installed prior to the 
• Installation of SB right-turn lane on Malphrus Road completion of Phase 1. or as recommended by individual 
• Installation of NB right-tum lane on Malphrus Road traffic impact analyses; approximately $1 .000.000. 
• Installation of a second NB left-tum lone to form Additionally. this will require signal modifications to the left-

dual NB left-tum lanes on Malphrus Road tum control. 

US 278 & Malphrus Road Improvements This Improvement should be installed prior to the completion 
• Installation of exclusive NB through lane and of Phase I. or as recommended by individual traffic Impact 

conversion of NB left-through lane on Malphrus analyses; approximately $450.000. Additionally, this will 
Road creating dual left-tum Iones require signal modifications to the left-tum control. 

Bluffton Parl<way & Burnt Church Road Improvements This improvement should be Installed prior to the completion 
• Installation of NB right-turn lane on Burnt Church of Phase 1. or as recommended by individual traffic impact 

Road analyses; approximately $350.000. Additionally. this may 
require signal modifications. 

Malphrus Road & Access #1 Improvements This improvement should be installed with the installation of 
• Installation of SB left-turn lone on Malphrus Road Access # 1. or as recommended by individual traffic impact 

analyses; approximately $300,000. 

Bluffton Parlcwoy & Access #3 Improvements This improvement should be installed with the installation of 
• Installation of EB right-tum lane on Bluffton Access #3. or as recommended by individual traffic impact 

Par1<woy analyses; approximately $250,000. 

Installation of roundabout at Malphrus Road & Access #2 This improvement should be installed with the installation of 

. Access #2. or as recommended by individual traffic impact 
analyses; approximately $1 .500.000. 

Widening Malphrus Road to four lanes between US 278 This Improvement should be installed prior to the completion 
and Bluffton Parlcway of Phose 1. or as recommended by individual traffic impact 

analyses; approximately $2.000,000. 

Widening Malphrus Road to four lanes between Bluffton This improvement should be installed prior to the completion 
Par1<woy and Access #2 roundabout of Phase II. or as recommended by individual traffic impact 

analyses; approximately $1 ,500,000. 

Retiming of US 278 and Bluffton Parlcwoy corridor traffic This should be done at the completion of both Phase I and 
signals Phase II; approximately $1 00.000. 

Coordination with Heritage Lakes regarding the Heritage Coordination should take place as soon as the rezoning is 
lakes Drive access complete. Modified access to Heritage lakes Drive should 

be complete prior to a llowing access from the development 
to Malphrus Road; approximately $700.000. 

Design with community In mind 

.. 
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()stantec 
November 22. 2016 
Co~n Kinton, PE 
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Reference: Hilton Head National Golf Course Rezoning TIA- Review Comments 

The opinion of construction costs for the recommended improvements is not based on any 
preliminary design plans, therefore Stantec was unable to develop detailed cost estimates. The 
above listed opinion of construction costs should be considered general order of magnitude, 
planning-level costs only and does not consider inflation or escalation. These do not account for all 
right-of-way or utility costs that are unforeseen. 

Thank you for the opportunity to review this TIA for the Beaufort County. Please let me know if you 
have any questions or comments on this review. 

Regards, 

STANTEC CONSULTING SERVICES INC. 

·Po 
uart Day, PE, PTOE 

Transportation Engineer 
Phone: {843) 740-6335 
Fox: (843) 740-7707 
stuart.day@stantec.com 

Design wHh community In mind 



Lisa Sulka 
Mayor 

Larry Toomer 
Mayor Pro Tempore 
Marc Orlando 
Town Manager 

August 18, 2016 

Anthony Criscltlello (email to tonyc@bcgov.net) 
Beaufort County Planning Director 
100 Ribaut Road, Room 115 
PO Drawer 1228 
Beaufort, SC 29901-1228 

Council Members 
Fred Hamilton 

Dan Wood 
Harry Lutz 

Sandra Lunceford 
Town Clerk 

RE: Proposed Zoning Map Amendment/Rezoning Request for R600-040-000-001C 
(Hilton Head National Golf Course) 

Mr. Criscitiello: 

The Town of Bluffton recently received the request dated August 4, 2016 to submit 
comments with regards to the proposed rezoning of the Hilton Head National Golf 
Course. Meeting the spirit and the purpose of the Southern Beaufort County 
Regional Plan's implementation strategies the Town of Bluffton has reviewed the 
application materials and does not have any additional comments at this time. 

Provided that the application complies with the requirements and both spirit and 
purpose of both the County's Community Development Code and Comprehensive 
Plan, we are generally supportive of the overall project. I would appreciate it if you 
would send me any additional information that may be further submitted 
concerning the request as well as the staff report once complete. 

Should you have any further questions or need additional information from the 
Town, please don't hesitate to contact me at your convenience. 

Sincerely, 

H.eather L. Colin, AICP 
Director of Growth Management 
hcolin@townofbluffton.com 
Office (843)706-4592 
Mobile (843)540-6946 

Cc: Marc Orlando, ICMA-CM, AICP 
Town Manager 
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TOWN OF HILTON HEAD ISLAND 
One Town Center Court, Hilton Head Island, S.C. 29928 

(843) 341-4600 Fax (843) 842-7728 
www .hiltonheadislandsc.gov 

August 18, 2016 

Tony Criscitiello 
Planning Director 
100 Ribault Rd 
BeaUfort, SC 29901 

RE: Hilton Head National Rezoning 

Dear Tony; 

Thank you for submitting a copy of the application materials for the Hilton 
Head National compn:hensive zoning map amendment to the Town of Hilton 
Head Island. In the spirit of the Southern Beaufort County Regional Plan's 
(SCBRP) implementation strategies Town Staff bas taken the opportunity to 
review the information and make the following comments: 

There is a significant increase in the amount of development that would be 
permittal on this property and major roadway projects are proposed for traffic 
mitigation, including an elevated crossing over the Bluffton Partway and a new 
fiyowr oonnection to US 278. Should the development be approved, the 
character, phasing and timing of such projects is of special concern. 

The Town and County have partnered in land acquisitions in the area to reduce 
overall development at the gateway to Hilton Head Island~ Allowing a 
significant increase in density in this area would COlUlteract those efforts. 

The Bluffion Parkway was designed, funded and constructed as a controlled 
access bypass to provide relief ftom heavy traffic demands placed on US 
Highway 278 and provide additional capacity for emergency evacuation. 
Allowing for this level of intense development and trip generation potential is 
again contrary to these purposes. 

These comments are provided to for your consideration and review. 

Again, thanks for the opportunity to provide input. 

ySubmi~ 

Charles Cousins, AICP, Director of Community Development 

·. .. 
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BEAUPORTCOUNTY,SuUTRCAKO~A 
PROPOSED COMMUNITY DEVELQPMENT CODE lCDCl 

ZONING MAP OR TEXT AMENDMENT I PUP MAS'[ER PUN CHANGE APPUCATION 

TO: Beaufort County Counct1 

The undersjgned hereby respectfully requests that the Btaufort County Zoning/Development Standards Ordinanec 
(ZDSO) be amended as described below: 

I. This is a request for a change in the (check as appropriate): ( ) PUD Master Plan Change 
(){)Zoning Map DesignationiRezoning ( ) Community Development Code Text 

2. Give exact information to locate the property for which you ~ose a change: 
Tax District Number: J&-190 0 . Tax Map Number: C'f:O. Parcel Number(s):_O;;;..l>:...;;...1 G.~--­
Sizeofsubjectpropmty: 211. ~oe,. A%<S SqlplreFeet/Acres (circle~ne) 
Location: i9141JI i•Pe: lk"frJMt ~ + AWfP'tl6 f'pH:> 

·' 
3. How is this property presently zoned? (Check as appropriate) 

( ) T4NCNeigbborhood Center ( ) T2R.CRural Centi::r ~ 
( ) T4HC Hamlet Center ( ) T2RN RDn1 Neighborllood ( 
( ) T4HCO Hamlet Center ( ) T2RNO Rural Neighborhood Open ( 
( ) T4VC Vffiage Center ()() T2R Rural ( 
( ) T3N Nclghbo7bcod { ) Tt Natural Preserve ( 
( ) T3HN Hamlet Neighborbood ( ) Community" Preservation 
( ) T3E Edge {specify). ______ _ 

) C3 Neighbodwod Mixed Use 
) C4 Community Center Mixed Usc 
) cs Regional Center Mi~ Usc: 
) Sl Industrial 
) Planned Unit Development/PUD 

(ne.m~)., _______ _ . ---·-··-·-· 

4. What~ zoning do you propose for. this property? Tftl 1 1'lfilU 1 1'hLt 
(Under Item 9 explain tbe reason(s) for your rezoning request.) 

S. Doyouownallofthepropertyproposedforthiszotlingdumge? ()()Yes ( )No 
Only property owners or their authorized ~tati.ve/qcnt can sip Ibis applicalion. If there are multiple 
owners, each property owner must sign an indivUfual application aDd all applications must be submitted 
simultaneou]y. If a business entity is the owner, the authorized repraentativdagent of the business must 
aUacb; 1-a copy of the power of attomeythat gives tum the authority to sign for the business. and 2- a copy of 
the articles of incorpondion thulisu; the nllllleS of aU the owners of the business. 

6. If this request involves a proposed change in the Community Development Code text, the section(s) affected 

me:~~~--~~----~--~----~--~~~~--~----
(Under Item 9 explain the proposed text change: and reasons for the change.) 

7. Is this property subject to an Overlay District? Check those which may apply: 
{ ) MCAS~AO Airport Overlay DistrictiMCAS ( ) MD Military Overlay District 
( ) BC.AO Aitport Overlay Distriefi.Beaufort County ( ) RQ Rivet Quality Ovctlay District 
( ) CPO Cultural Protection ( ) TDR Transfer of Development Rights 
( ) CFV Coriuncreial Fishing Village 

8. The following sections of the Community Development Code (CDC) (sec attached sheets) should be addn:ssed 
by the applicant and attacbed to this applk:atioo. fonn: 
a. Division 7 .3.20 and 7.3.30, Comprehensive Plan Amendmencs and Text Amendments. 
b. Division 7 .3.40, Zoning map amendments (n:zoning). 
c. DiuYision 1.6.60, Planned Unit Developments (PUDs) Approved Prior to Dec. 8, 2014 
d. Division 6.3, Tmffic Impact Analysis (for PUDs) 

- o1' 
Rev. Jan. 2015 



Beaufort Coumy, SC. Proposed Community Dc:velopment Code Mapll'ext Amendment App1ication 
Pagc2of2 

9. ExpJanation(continueonsepamtesheetifneeded): 4-E£ BC~~ tW N~V£. 

------------·--------·--- .. ----- --···-------

It iJ undentocd by the uodenignelli thatwDdle dais applkadon wm be eamully reviewed and COIII!sldered, tine 
berdu of proof for the propoed uaendme111t rats with d!G! cm'Der. 

•. 

z ,..~~, 
Signature of see Item on page J of l) Date 

=w.~,t~:.a ~ ;;,t,"', ~It ~=:e~B~¥.---1~-ello<£.;~:"-.:.~---'&~5'--"'J'---
Address: (, 0 }J; 1-/rhJjJ~ ,J'Yfmpll{ fJ&'./6 

1 
J/vfff;;a; 

1 
$.t, 2'11/b 

Email: I:J. /)Jit/mMr i tMJ;t-/u. P" f 
Asea!(N:J~~ Ml~ It· l!lt.IJM!IS }t jjff?~~ 
UPON RECEIPT OF APPIJCATIONS. mE STAFF HAS THREE (3) WORK DAYS TO REVIEW AIL 
APPLICATIONS FOR COMPLETENESS. THE COMPLETED APPUCA TICNS WILL BE R!MEWBD FIRST 
BY THE BEAUFORT COUNTY PLANNING COMMISSION SUBCOMMITIEERESPONSmLEFOR THE 
AREA WHERE YOUR PROPERlY IS LOCATED. MEETING SCHEDULES ARE USTED ON THE 
APPUCATIONPROCESS (ATIACHBD). COMPLETE APPLICATIONS MUSTBESUBMI'ITEDBV NOON 
THREE WORKING DAYS AND FOUR t4l WEEKS PRIOR FOR PLANNED UNIT DEVELOPMENTS 
«PUDsl OR THREE (3) WEEKS PRIOR FOR NON-PUP AJPPUCATIONS TO THE APPUCAQLE 
PLA...~G COMMISSION MEETING DATE. 

PLANNED UNIT DEVELOPMENT (PUD) APPUCANTS ARE REQUIRED TO SUBMIT FIFTEEN (15) 
COPIES TO THE PLANNING DEPARTMENT. CONSULT THE APPLICABLE STAFF PLANNER FOR 
DETAILS. 

FOR MAP AMENDMENT REQUESTS, nm PLANNING OFFICE WILL POST A NOTICE ON THE 
AFFECTED PROPERTY AS OUIUNED 1N DN. 7.4.50 OF THE COMMUNITY DEVELOPMENT CODE. 

CONTACT TilE PLANNING DEPARTMENT AT (843) 255-2140 POR EXACT APPUCATIQN FEES. 

FOR PLANNING DEPARTMENT USE ONLY: 

Date Application P.cceivcd: 
(place received stamp below) 

RECEIVED 

JUl 0 6 10l6 

Rev. Jan. 

Date Posling Notice Issued: 

Application Fee Amount .Received: $ :;}50oe 
Receipt No. for Application Fee: 11 ~ S -=f 



Applications to Amend the 
Beaufort CountY Comprehensive 

Plan Future Land Use Map & 
Official Zoning Map 

Hilton Head National Golf Club 
Scratch Golf, LLC 

299.202 Acres 
Bluffton Parkway 

R600-040-000-001C 

Beaufort County, SC 

Submiffed to: 
Beaufort County 
Planning Division 

Beaufort, SC 
RECEIVED 

NOV 0 1 201& 

PLANNING 
OIV!SIOI~ 
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Tony Crfscitello 
Beaufort County Planning Director 
Post Office Drawer 1228 
Beaufort, SC 29901-1228 

Dear Tony, 

November 1. 2016 

Please accept the revised attached application for consideration for 
amendments to the Comprehensive Plan Future Lend Use Map and the 
Official Zoning Map. On the following pages I have outlined the revisions 
from the previous September 1, 2016 submittal for clarify. I have also 
responded to the Planning Department's staff report on issues that 
needed remedy. The application submittal considers the provisions 
provided in the Southern Beaufort County Regional Plan, the 
Comprehensive Plan as well as zoning and development standards 
established by Beaufort County. 

The submittal provides for a mbdure of land uses and activities that are 
supportive of the surrounding commercial properties and existing and 
planned infrastructure, and further considers mitigation of current and 
future traffic impacts. We believe that upon approval of the proposed 
amendments, the project will provide a regional and community anchor 
that we believe is in high demand in Southern Beaufort County. 

In this regard, please find all required material including application forms 
and associated Project Narratives, Economic Impact Analysis, Traffic 
Impact Assessment, Site Analysis, Concept Plan, and Letters of Service 
Adequacy. 

Please provide a response indicating applico1ion completeness and 
further provide a review schedule for our use at your earliest convenience. 
In the meantime, please l~t me know If you have any questions. 

Sincerely, 

Michael Kronlmus, AlA, NCARB 
ICRA crchitecrure & design 
for Hilton Head Notional -Scratch Golf. LLC 

RECE\VED 

NOV 0 1 7016 

PLANNit·!G 
OIV1~1~N ---



The original application was submitted on July 6, 2016 and was presented 
at Planning Commission on September 1, 2016. Upon reviewing the 
planning departments comments and also receiving comments from the 
Planning Commission, we are resubmiffing the complete package. Below 
is an out1ine to clarify the changes mode from the original submittal, and 
also clarifications to the staff report. 

SubmiHal Modifications: 

· Application narrative (page 3) - modifications and additions to 
proposed transect zones and percentages. 

· Exhibit 11C" Traffic Impact Analysis- the sfudy has been revised based on 
the comments from planning commission and the counfy engineer. 

· Exhibit 11f" Adjacent Zoning Mop -the map has been updated to show 
the new allocated zoning for The Executive Golf Club. 

· Exhibit 11G" Conceptual Master Plan -the map has been revised to 
conform to more of a town center design layout. We have now 
combined .. Arts Alley", 11Spring Lake" into 11Town Square ... ''Civic­
Schools" has been moved to be more cenfral inside the property; and 
11The Landings" is now a senior housing component that has been 
relocated to the northwest sJde of the property. 

· Exhibit .. H'' Regulating Master Plan -the map has been revised also to 
confonn to more of a town center design layout. We have introduced 
another fransect zone- T3HN. and also modified the percentages as per 
the schedule herein. We have three true neighborhood centers 
connected via a linear pedestrian shed. We have made fhe road systems 
more simple with additional external connections for fhe future. 

Below is the response to items 11G" & "H" from the September 1, 2016 
Planning Departments staff review. Additional comments have been 
added to correct the concern of the Planning Commission. 
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G. PLACE 'fYP.E OVERLAY ANALYSIS: Article 3, Section3.4.80 provides the requinmmts 
that must be met by applications for a comprebensive zoniDg ammJdment to establiah traaaeet ZOJK:S 

to implement the rural crossroads, hamlet, or village place type. 

1. Size tmdmtensity qfplgce tJmea: The minimum and mtaimum site area and mtuimHm density 
o(place tJt./H!S are established: The Hilton Head National aiU: ia approximately 300 acres BDd is 
well-within 1he minimum (110 acrcs) and IDIIXimum (SOO acres) size duahold for a Village place 
type. 

Complies, no Issues taken. 

2. Allocatign qf Ttansect Zona: A,Picatfom fur a comprehemlve 11111e1U!mtmt under the 
rmwi;riom q{the Place 7}pe Overlay (P7VJ Zone 8fuz1l tu3(p and lll4R trtm.rect zones to each 
pedestrian ihed accordi71r to the percentam allocqted in the Table 3.4,80.E. This application 
docs not fall within the mUrinmm and maximum allocations of'1riOICCt ZOIICI for the Village 
place type. 190 acres is proposed to be zoned either T4llamiM Center or T4 Neighborhood 
Center whkh makes 1JP 63% ofthe site am. Table 3.4.80.B ofthe CDC assipa a mui.tnum of 
50% of"the rite area to have T4 transect zooes. However, Section 3.4.80.E allows the Director to 
mociu1ate t1da requirement as long as the proposed regulatiag plan meets the objectives offhe 
Place Type OVerlay Zone. 

Based on tbe redesign oftbe "Regulating Ptan• we are these new transect zones and 
percentages: 
T3 Hamlet Neighborhood 
T3 Neighborhood 
T4 Hamlet Center Open 
T4 Neighborhood Center 

74ac:res 
49acres 
SO Acres 
97 Acres 

27% 
32% 

25% 
16% 

The application falls within allocations for T3 Hamlet Neighborhood. T3 Neighborhood 1s 
below the ZS% minimum due to the fact that we moved most of this denstt¥to T3HN in 
response to planning staff and council recommendations. The total T4 Hamlet Center Open 
and T4 Neighborhood Center is above the maximum SO% due to the fact that the donation 
of land to the school dl.strlct increases this zone by 9%. We feel both of these are minimal 
and bell eve the Dl.rectorwill comply. 

3. 'I'rtmsect Orpnization: Transects shall be organized in a manner that regJOnds gropriately 
to a site'S context. More intense trtu~sect zow shall be omaized ll!'OHIIIlneifhborhood 
centers tDUI netthborhood main st1'eetJ m viaible and accessible locations mitoblt !Or Jm!lltfr 
intsnB#Ies. tJ!.picallv at or neqr the center ofq pedestri{m shed The Village place type generally 
should be hlid out with residential neighbodwods ofmfficicnt intensity to NppOrt a c:entral, 
mixed-use environment. The mixed-usc environment can be located at the intenection of two or 
more neigbborbooda or along a corridor between neigbbomoods. The proposed tnmseet zones 
ahown in the Regulating Master Plan (Appendix H) a:re wry "course grained" and do not &how 
variation that would pla(:e the mme intense transect zones in the cmter of'the pedestrian &hr;da, 
Approximately 63% ofthe rite area is proposed to be zoned T4 Hamlet Center Open am:l T4 
Neigbborhood Center. Both of these zones allow large relai1 buildings, officea, services, multi­
family residential and light industrial uses. The remainder of' the Bite ia zoned T -3 Neighborhood 
which permits single-family residential along with some multi-family options. 

The '"Regulating Plan• has been modified to be in line now with tbe comments above and also to 
provide a smooth transition between transect zones. 



4. 2'hm8#itm of Thm.rect Ztm&t: When fiRlllyinz trcm.rect pmes. tramitiolrs between transect 
zones contrlinin~ the nejflhborhood desjpation are~ m OCCJU witllin tile block or 
acrop allgs. but I1UO' occur across a street The Regu.laDng Master Plm shows transitions 
between transect zones to be aeross :majDl' streets or bodies of water. 

The •Regulating PJan• has been modified to be In line now with the comments above and also to 
provide a smooth transition between transect zones. 

S. Pedemian Sheds.· Plqce 1J!pea shqll be slnlctured with TJBde.rtrign shetb to determine the scale 
and cater. The Village is meant to be pedestrian fri.eodly with avast majority ofreaidenu livins 
within a S-10 minute walk from a main s=t or neighborhood center. The radius around the 
center is caUed a pedestrian abed Three EJCisbbglhoocl ccmters are lhown on the plan. Two of' 
them are located in the T4 Neigbbmhood Center district and ckl not OOl'l"espond with a proposed 
1treet or civic .space. The 1bird neigbborbood center is located within m area desipated in the 
Conceptual Master Plan to be a "Diacovcy Pm" which is likely to be restricted to those paying 
for admis•ion. Allo, appraximatcly 100 IICl'CS o:f'the Bite, and a majority oftbc propo5cd single 
family houing. fall outside ofthe pedestrian ahedl. 

The redesign Is now a true "VVllage• with residential occuning not only on lhe peripheral, 
but also located In the downtown village. There are neighborhood centers lD the T4NC. 
T4HCO and T3N transect zones. These zones are also connected linearly with a pedestrian 
shed. 

6. 'IJwroughfrrre Network: 11e thoroughfare network shall meet the atmulartla in Secti011 2.3. 70 
~. Village• are meant to be mpuized within an int2roomlocted netwOik of meets 
and blocks with development oriented to the atreea. The organization ofthe stm=ta shown on the 
Regulating Master .Phm does nat meet the basic zequirements of a ViUage place type. Witfdn the 
T4 t:ranaect zones, the plan only shows a aystem ofparkways designed to move IIOJnCOIJe from 
oue development to IIDD1her. The system ofparkways IIIOl'e reaembles a shopping mall with a 
ring road that accc~~~e& parkiDg lots. Additionally there are no road connections between 1he 
lingle-family residential neighborhood and the J'eiDI!inder of'tbe site. 

The "Regulating Ptan• has been modified to be in line now with the comments above and also to 
provide a new system of organized streets iD Jieu of parkways and parking Jots. 

1. Civic Space: OJ1e1! apace. civic awcea fl1fl1 civic bulltling;s slra11 be aiiOClJted accorrling to tile 
atandanb iiJ Section 2.3.80 (Open &ace, Civic Spacs and Civic BuildinW. The Regulating 
Master Plan provides the location ofplaygJ'DllDds. pocket parlcs. plazas, squares. greens and 
preiiCM:d areas. See additicmal commeuts under item 10 below. 

Complies, no issues taken. 

8. Main Street: Place 1JF8 31uJ.U htzve a liUJin 3treet along both aides of a primary tltrou.gh 
thorouglafors or perpendiculu to aml directly engaging a prim/Jry tluougb tlwroughj'ire. See 
COIDIJl&lntB 1lllder item s above. 

The •Regulating Plan• has been modified to be in line now with the comments above and also to 
provide a new main street scenario that Is engaging to thoroughfares. 

"· .. 
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9. Place tJ!Rq shall tncor.JIOTQte groprltzte trrur.fttiom to the scale andchll1'0der9/P,e 
8UfTOII!IIling wal!cqble vrlxmtms. The site does not directly adjoin my walkable urban 
CODl1DI,mities. There is an oppcrDmity to coordinate development on abc nm1beut comer of1he 
site with 1he proposed 20 acre Executive Golf site I'IIZOIIiJI8. Also, there are oppmtuoities to 
coordinate io.tema1 pathways with tbe nmlti-we ttail along the Bluftton Parlcway. 

We are promoting walkabllity with the neighboring communities, Heritage Lakes and 
Village at Olde Town via aoss and sidewalks. We are showing future connectivity to Old 
South Golf Course and Ulmer Property. The connection of bike paths and sidewalks to 
Bluftton Parkway will also be key in serving this development for patrons. 

10. Naiii!VJI Ctmtext: Place 1'ypes shall be calibmted to suit IDeCific topogrt!J!hical. environmental 
site /gout and desip constraints rmi9J4e to the nte or ibJ locatWn within tAe County. yet eac1a 
Ji1ace tJrpe will be oonsistent in terms o(st1'uctrlre qndcontent baa6!11 on the provialons o(this 
Djvhlon. The Regulating Master Plan wOib around one natural feature on the site. Th.eie is a 
l}'ltem. at lower an.& and wetlands that nms parallel to Ma.IJibms Road apptuximalely 800 feet 
eut at the property line 1bat is ahowD to be pre1erved. This makes up lesl than 10% ofthe total 
lite ua. There are DJ.1111Y other natum1 featun:a on the lite tbat could be inCO!pOI8fed into the 
RegulatinJ Maar Plan to create a network of open apacea that ccmesponcl with the various civic 
apacea ahown on tho plan. This is especially important because it Is Hbly that there will be 
multiple developers and multiple phases of this development 

We are using many natural features on this slte as we move forward in the development of the 
project We have incorporated pla)'8rounds, pocket parks, town squares and green spaces 
throughout We are also developing over a mlle of wetland preserves to serve as a natural storm 
water BM P. Also our focus Js to construct over S miles of traUs throughout the project to allow for 
public access to walk and bilre. 

H. STAFF RECOMMENDATION: 
Staft'reoommmds deferral ofthe application for 30 days. Staff does acknowledge that the existing 
zoning of'Hiltan Head Natiomll (T2 Rural) is no longer appropriate for the aite. The Comprehensive 
Plan anticipated the future traDsition of'tbis area to a more intense zcming than T2 Rural and as such 
desigmted the site as a Village place type. The Place Type Overlay (PTO) Zone pravides a 
framework for properties identified in the CooJpn:hcnsive Plan to seek a zoning amendment to 
establish tnDiect zones to implemem the vision fur the place type. Staff finds there are four areas of 
conc:c::m. that need to be addrcuc:d before final consickn.tion ofthis .rezoning application: 

L The Regulating Mutx:r Plan does not meet the n:quircmenta o:f'thc Piau Type Overlay Zone as 
1ct forth in Article 3 of the Community Development Code. The details of'the deficiencies of the 
Regulating Master Plan are discasscd in Section G above. 

We feel that the redesign of the '"Regulating Plan" has covered all of the issues as we have 
noted above. 

2. There are a number of off-site traosportation improvements that are nec:cssuy to tuppOrt the 
in.=s.ity ofdevclopment that is being propoacd. The details ofwho will pay fo.rtbeae 
improvements and how they will be timed to COire8pOild to diffin:nt phases o-fthc proposed 
developmeat need to be addreucd. 

All transportation improvements tbat are necessary have been outlined in the revised 
Traffic Study. We have broken tbe improvements into two phases. The timing of these 
jmprovements ottUr over 10 years as two intervals as noted The owner will fund the 
improvements to the site either privately or through a funding mechanism. We 
understand no permits will be provided until the Improvements listed are 
Implemented. 



1 Tbo emrance to the Hcritaae Lakes mbdiviJion will be adversely impacted by tbc proposed 
wiclenhls of Malpluus Road, wbich is an improvement tbat the Tndlic Impact Amllysia deemed 
ncceuary to support this development. A aolutiOD to adcbu access needs to be identified and 
have 1be support of1he Heritage .Lakc:s property ownera uaociation. 

We have studied the impact of traffic on Heritage Lakes at Malphrus intersection for some 
time now. We strongly feel that a solution will need to be presented, one that works for 
not only the County, but HUton Head National and Heritage Lakes combJned. We propose 
to work through these proposed scenarios over the course of the "Development Plan" 
process of this project over the next year. 

4. The Traffic Impaet Analyaia calls for the OOIIItluCtion of a fl.yover at Hilfnll Head National Drive 
fiom US 278 and m ovetpaSS and ramp I}'Btem at Blu:ffion Parkway. In lddition to 1he cmpcDIC of 
tlu. project, tbia proposed improvcma1t would have a sn:at Yilull impact an the greater Bluffton 
area, which lhoald be fiuthcr c:xplored. 

Thts bas been removed from the profect, this will no longer have a visual Jmpact 

.. 
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THE ZONING MAP AMENDMENT APPLICATION 

OF 
HILTON HEAD NATIONAL GOLF COURSE 

FOR 
AMENDMENT BY THE COUNTY OF BEAUFORT ZON,NG MAP PROVIDING FOR THE CHANGE OF 
USE FROM T2 RURAL (TZR) AND C5 REGIONAL CENTER MIXED-USE (CSRCMU) TO T3 HAMLET 

NEIGHBORHOOD (T3HN), T3 NEIGHBORHOOD ("BN), T4 NEIGHBORHOOD CENTER (T4NC), 
AND T4 HAMLET CENTER OPEN (T4HCO) IN ACCORDANCE WITH A VILLAGE PlACE TYPE 

OVERLAY DISTRICT THROUGH AN AMENDMENT TO THE ORIGINAL OFFICIAL ZONING MAP IN 
ACCORDANCE WITH THE BEAUFORT COUNTY COMMUNITY DEVELOPMENT CODE ENACTED BY 

THE COUNTY COUNCIL OF BEAUFORT COUNTY, SOUTH CAROLINA, ON DECEMBER 8, 20141 

PURSUANT TO ORDINANCE 2014/36 ENTITLfD "AN ORDINANCE TO ADOPT THE 2014 
BEAUFORT COUNTY COMMUNITY DEVELOPMENT CODE WITH PROCEDURES TO ENGAGE IN A 

SIX-MONTH AND ONE-YEAR EVALUATION AND REVIEw» 

I. INTRODUCTION 

This application seeks approval of a zoning map amendment to allow for the redevelopment of 
the Hilton Head National Golf Course as a mixed use village. This document sets out the merits 
and justification for this zoning map amendment in detail below. In general; 

• The request Is consistent with the Beaufort County COmprehensive Plan. The 
Comprehensive Plan identifies the property that Js subject to this application as a 
"Village Place Type Overlay", and the request zoning map designation Is "Village Place 
Type Overlay ZoneN. 

• The request fully complies wlth the Beaufort County Community Development Code. 
The Development Code sets out a series of map amendment standards, including 
general standards that apply to all map amendments, and standards that apply 
specifically to Place Type Overlays. As is demonstrated in this document, all applicable 
standards are met or will be met at time of subsequent land development plan 
approvals, without the need for modulations or other waivers. 

• The proposed development will benefit Beaufort County. The proposed development 
Is anticipated to include a mixed use development with a walkable and pedestrian 
friendly environment that provides needed housing, commercial, and institutional uses 
that will help meet the-changing needs of the community. 

• The proposed developm~nt will not adversely Impact surrounding areas. The 
development has been designed with a compatible and orderly transition of land uses 
based input from adjacent residential neighborhoods. 

1 
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This document Is made a part of the Zoning Map Amendment Applfcatlon (this *Application"') of 
Hilton Head National Gotf Course (the "Applicant"'}, and is submitted by the Applicant to the 
Planning Commission for the County of Beaufort (the NCounty"') to address the zoning map 
amendment c~lteria set forth in Section 7.3.40{c) of the Beaufort County Community 
Development Code (the ,Development Code"). 

II. PROPERTY/OWNERSHIP 

Identified as ParceiiD# R600 040 000 OOlC 0000, Hilton Head National is a 299.202 acre project 
owned by Scratch Golf, Inc., located along the south side of Bluffton Parkway, immediately 
adjacent to Tanger Outlets, Lowes, McDonald's, and the Suburban Lodge and is accessible via 
existing Ingress/egress off of US Highway 278 and the Bluffton Parkway Phase SA. Specifically, 
the Property is bound by Bluffton Parkway to the north, commercial and residential properties 
to the east and west, and the Ulmer Tract to the south and east. Bluffton Parkway Phase 58 
bisects the northern portion of the subject site. See Exhibits noN and NE'If. 

The project includes an 18-hole golf course and associated clubhouse, golf cart maintenance 
facilities and office space for operations. 

The proposed mixed-use project In accordance with the Development Code Is Intended to 
provide flexibility In development with improved design, character, and quality of living, 
entertainment, shopping, and working environments. The existing site features will be enhanced 
through compatible community design, careful attention to detail, and preservation of existing 
natural resources. In addition, the internal road network will be redesigned to provide safety to 
surrounding property owners. The associated Illustrative Regulating Plan (•Regulating Plan,) is 
consistent with the requirements of the Development Code. Land use and design principles used 
provide compatibility with the surrounding properties including the adjacent commercial 
regional land uses. As such, this Application serves to establish design and development 
standards based upon the Development Code that will serve as the framework for the long-term 
planning and development ofthis property. 
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Ill. ZONING REQUEST 

This Application seeks approval of an amendment to the Official Zoning Map of the County 
referred to In the Code by amending the Hilton Head National Goff Course (n/k/a Village Place 
Type) and Its associated text to apply a Village Place Type Overlay Zone over the 299.202 acres 
of the Hilton Head National Golf Course Identified as Parceii.D. #R600 040 000 001C 0000 (the 
"Property"}. ·The Village Place Type Overlay will be divided into transect zones as depleted on the 
Regulating Plan on Exhibit "'W. The acreages and percentages allocations of the transect zones 
are as follows: 

Current Zoning 
Zone Acreage Percentage 

T2 Rural 283 acres 94% 
CS Regional Commercial Mixed Use 17 acres 6% 

Totals: 300 acres 100% 

P dZ I ropose onng 
Zone Acreage Percentage 

T3 Hamlet Neighborhood 74 acres 25% 
T3 Neighborhood 49 acres 16% 
T4 Hamlet Center Open 80 acres 27% 
T4 Neighborhood Center 97 acres 32% 

. Totals: 300acres 100% 

IV. EXISTING CONDITIONS 

The VIllage at Hilton Head National approximately 299.202 acres have been planned on available 
Information. Aerial photography was used to identify hardwood tree groupings for master 
plann lng efforts. Changes may be required based on constraints identified the development 
permit process. This parcel is located along Bluffton Parkway immediately adjacent to Tanger 
outlets, lowes, McDonalds and the Suburban lodge and is accessible via existing il"'gress and 
egress off of U.S. Highway 278 and Bluffton Parkway Phase 5·A. 

V. PUBLIC OUTREACH 

The Development Code provides for charrettes when modulations are requested greater than 
fifteen (15%) percent of the transect zone allocations permitted for VIllage Place Types. At an 
earlier stage in the project planning when applicant was considering several modulations, 
applicant conducted a series of charrettes (January 12, 2016, and January 26, 2016) for all 
residents living within five hundred (500) feet of the perimeter of the Property in order to get 
input from surrounding property owners. However, based in input in these meetings Applicant 
modified the plan so that minor modulations are being requested. This request is less than 15% 
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and Is solely based on additions of civic and school uses. Also by adding T3 Hamlet Neighborhood 
by the request of the County, we are now below the T3 Neighborhood minimum. 

The two charrettes were held in the Beaufort County library in Bluffton, South Carolina, after 
due notice was given. A number of applicant's agents were on hand to explain to the audience 
the methodology adopted by the new Development Code and to allow those present to make 
comments in regard to the proposed Concept Plan. A third and final charrette was also provided 
on May 9, 2016 to present the revised Concept Plan. The pub/fc comments focused on several 
issues: 

• Safety and character of Malphrus Road and Foreman Hill R011d. Applicant's agents 
recognizing in advance this was in all probability going to be the single-most significant 
concern, engaged Thomas & Hutton Engineering and Bihl Engineering to design a four­
lane road on the Property containing adequate street buffers and a four-lane separation 
along the walking trails and bike paths to buffer all of the activity on the Property from 
those residential communities, and to make them safer for lise by those residing to the 
west of the Property. As provided for in Section V(F)(6) and marked Exhibit "In are 
modifications of the proposed right-of-way on Malphrus Road which illustrate the 
landscaped shoulder, twelve-foot (12'} foot vehicular lanes, landscaped median, two 
more vehicular lanes, and twenty-four (24'} feet of landscaped shoulder, all located on 
the Property. It was determined by the applicant that one of the most important aspects 
of tile project was to provide safety for those utilizing Malphrus Road and Foreman Hill 
Road. 

• Environmental Impacts. It became clear from some of the comments made at the 
Charrettes by the individuafs who are most directly involved with the safety along 
Malphrus Road and Foreman Hill Road that there was also serious concern about 
environmental impacts and traffic congestion caused by development. Most actions of 
government agencies that effect use of the land may not be taken officially until those 
agencies have conducted the thorough review of their potential environmental impact. 
Thus, most .state legislatures have declared that all county and local agencies are 
"stewards of the air, water, land and living resources" and •have an obligation to protect 
the environment for the use and enjoyment ofthls and all future generations"'. 

• land Use Compatibility. There was concern about the relationships of land uses on the 
site to the residential neighborhoods on the west. Based on these concerns, the plans 
were modified so that the western portion of the site is limited to residential, civic and 
school uses. 
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VI. REGULATING PLAN 

A. Project Character and Rationale 

The proposed mixed-use project by Applicant is intended to provide flexibility in 
development with improved design, character, and quality of living, entertainment, 
shopping, and working environments. The existing site ·features will be enhanced 
through comp~tfble communtty design, careful attention to detail, and preservation 
of existing natural resources. The proposed Rezoning Application and associated 
illustrative Regulating Plan are in compliance with the minimum requirements In 
accordance with the Development Code. Land use and design principl-es used provide 
compatibility with the surrounding properties including the adjacent commercial 
regional land uses. As such, this Application serves to establish design and 
development standards based upon current Beaufort County Standards that will 
serve as the framework for the long-term planning and development of this property, 
while recognizing the long-term impact traffic can have on other surrounding 
communities with the understanding that many of these restrictions and difficulties 
will be dealt with pursuant to the Traffic Study attached hereto and marked Exhibit 
"C'. 

B. Projed Description 

The site to be respectively rezoned as Village Place Type is 299.202 acres, and as 
shown on the Regulating Plan, the transect zones for the Village Place Type in this 
instance are organized in a manner that responds appropriately to the site's context. 
More intense transect zones are organized around neighborhood centers, 
neighborhood main streets, and visible and accessible locations suitable for greater 
intensities, typically at or near the center of the pedestrian shed provided, however, 
that the more intense uses will be located within the transect zones on the easterly 
side of the Property divided by a wetland from the western portion of the Property 
to provide Jess interference with the real property and developments on the west 
side of the property, Including Heritage Lakes and single family areas located on 
Foreman Hill Road. 

Attached hereto and marked Exhibit NC" Is a complete Traffic Impact Analysis in 
accordance with Division 6.3 ofthe Development Code prepared by Bihl Engineering. 
The Traffic Impact Analysis as referred to herein is based on reasonable assumptions 
of the future intensity and location of proposed development for the area to be 
rezoned. 

All developments will meet the applicable requirements of the Development Code. 
The project will be developed in accordance wlth the Development Code, as provided 
herein. The Regulating Plan demonstrates a potential arrangement of land uses and 
internal road corridors designed for the purpose of allowing cars to be able to visit 
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the various venues within the Property witt,out having to leave the Property in order 
to re-enter in another ingress point. The final layout will vary based on development 
needs, market conditions and environmental constraints. The Property will be 
accessed from two separate locations on Bluffton Parkway, as more clearly shown on 
Exhibit "'G" and "'H". The entrance locations must be approved by SCOOT and t he 
County prior to utilizlng same. 

VII. COMPUANCE WITH MAP AMENDMENT STANDARDS 

A. Zone Map Amendment Review Standards SUbJect to §2.3.40(C) of the Development 
Code. 

In accordance with Section 7.3.40(c} of the Development Code, the Applicant would 
respectfully request that the County Council weigh the relevance of and consider 
whether the extent to which the proposed amendment: 

1) Is consistent with and furthers the goals, and policies of the 
Comprehensive Plan and the purposes of the Development Code. 

Ordinance 2014/36 of the Beaufort County Council specifically provides 
that the County Council has determined that the Community Development 
COde which guides the proposed amendment hereby will effectively 
imP'ement the Beaufort County Comprehensive Plan. 

In areas of new development, consistent with the Development Code, a 
finding of consistency w ith the COmprehensJve Plan and the Village Place 
Type provided for in the Development Code will effectively implement and 
be consistent with the Beaufort County Comprehensive Plan. Accordingly, 
based on the finding by the Beaufort County Council, the Applicant would 
assert that this Application is consistent with the Beaufort Countv 
Comprehensive Plan and the Development Code. Specifically, the 
Comprehensive Plan identifies the property that is subject to this 
application as a "Village Place Type Overlay", and the request zoning map 
designation Is 'VIllage Place Type OVerlay Zone". 

2} It is not in conflict with any provision of this Development Code or the Code 
of Ordinances. 

No provision contained within this Application conflicts with any provision 
of this Development Code or the Code of Ordinances and is consistent with 
the Village Place Type as provided for In the Development Code. 
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3) Addresses a demonstrated community need. 

At the request of the County1 the Applicant engaged the University of 
South Carolina Beaufort and Clemson University to conduct a site 
assessment and economic impact analysis, a copy of which is attached 
hereto and marked Exhibit •s"'. This Site Assessment and Economic Impact 
Analysis was designed to review the needs of the surrounding region and 
was chaired by John Salazar, Ph.D., Director, Low Country and Resort 
Islands, Tourism Institute, University of South Carolina, along with his team 
of associates. A copy of Exhibit "B"' Jllustrates that the proposed uses in 
the various transect areas set forth above are in demand by the 
surrounding areas, Including ~llton Head, and the economic and physical 
Impact of a hypothetical development regime for the Hilton Head National 
site was analyzed using the regional economic models. A survey was taken 
to complete the study and the results are contained within Exhibit "B" 

4) Is required by changed conditions. 

As set forth above, Hilton Head National Golf Course was one of the 
earliest public golf courses to be built in the area, but over the past several 
years tne use of large tracts of land for goff has become less desirable to 
property owners due to the massive influx of golf courses in tne area. The 
construction of Bluffton Parkway decreased the number of holes from 27 
to 18, therefore making the golf course less desirable for those who want 
to play a 27-hole course and causing a reconfiguration of the golf course 
that was less desirable than with 27 holes. The total revenues produced 
through the playing of golf has gradually decreased from the year 2000 to 
2015 and the longer terms projections suggest that this trend will 
continue. It is therefore obvious that the utillzatron of this Property as a 
golf course is decreasing each year and the existing site features will be 
enhanced through compatible community design, careful attention to 
detail and preservation of existing natural resources. 

5) Is compatible wltn existing and proposed uses surrounding the land 
subject to the Application, and Js the appropriate zone and uses for the 
land. 

As can be seen from the regulating plan, the development Is designed so 
that the more Intensive zones and uses are toward the north, with 
densities transltionfng down to the south and west nearer surrounding 
residential neighborhoods. This is consistent with the zoning patterns in 
the areas as shown on the adjacent zoning Exhibit "FN. The more Intensive 
zones are to the north, which matches the more intensive land uses in the 
proposed development. 
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The Applicant will also construct a road wfth adjoining bike paths and 
walking paths to buffer the adjacent properties to the west fr~m the new 
mufti-use activity on the property. 

6) Would not adversely imoact nearby lands. 

A great deal of thought, engin~ering and design has gone into avoiding any 
activity that would adversely Impact nearby lands, i.~. re~idential uses 
adjoining residential uses. The more dense uses of the Property are 
located to the east of Heritage Lakes and the Foreman Hill Road locations 
with adequate street buffers and a four·lane separation# along with 
walking trails and bike paths will buffer all of the activity on the Property 
from those residential communities. Attached hereto and marked Exhibit 
"I" are modifications of the proposed right-of-way on Malphrus Road 
which niustrate the landscaped shoulder, 12-foot vehicular lanes, 
landscaped median, two more vehicular Ia nes. and 24-feet of landscaped 
shoulder, all located on the property, said drawings prepare by Thomas & 
Hutton Engineering Company dated January, 2016. It is vital that this road 
be sufficient in size and properly buffered to provide safe, freedom of use 
by those residents Jiving to the west of the property. 

7) Would result in a logical and orderly development pattern. 

The principal purpose of the Development Code is to provide for the 
development of logical and orderly development patterns. The transect 
zones provide the basic building form standards and lists the allowed 
building types, sustarnable features and permitted uses within a zone. See 
discussion of number 5 above. 

8) Would not result In adverse lmoacts on the natural environment -
including. but not limited to. water. air. noise. st;orm water management. 
wildlife. vegetation. wetlands. and the natural functioning of the 
environment. 

The existing site features an 18-hofe golf course with fairways separated 
by stands of upland forest. According to a 2016 survey, 23.958 acres 
running through the site consists of forested \Vetlands which are not 
disturbed as part of the golf course development. Existing storm water is 
directed toward several detention ponds on site that eventually drain Into 
Mackie Creek to the north and east and the May River to the south. 

Natural resources will not be negatively impacted. With strict adherence 
to the application of the Development Code, the natural resource system 
wlll be Improved through development of the property. There are no 
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threatened or endangered species on this site and none are known to exist 
within five hundred (500) feet ofthe project area. 

9) Would result in development that is adequately served by public facilities 
(e.g .• streets, potable water. sewerage, stormwater management. solid 
waste collection and disposal, schools, parks. pollee, and fire and 
emergency medical facilities). 

Exhibit "Au provides confirmation that the development is adequately 
served by public facilities. Interior streets are deslgned to allow users of 
the Property to circulate inside of the boundaries ofthe property, primarily 
on the eastern side, therefore reducing the traffic Impact on the western 
side of the Property in combination with wetlands that essentially divide 
the Property in a north-south direction. AIJ solid waste collection will be 
the responsibility of the Owner and there will be adequate fire and 
emergency medical facilities available at all times. 

• Infrastructure capacity 

The site is already served adequately by existing Infrastructure and 
can be expanded upon without significant demand on utility 
providers and public investment. Public infrastructure, including 
roadways, water and sewer, emergency services, schools and 
community resources exist and are planned to be of appropriate 
capacity to serve the Project upon development. Availability 
letters of utility providers are attached hereto and marked Exhibit 
"A". 

• Stormwater and Environmental Protection 

The Stormwater Management Plan will be designed at the 
development phase and will require approval by OCRM and the 
Beaufort County Engineering department. The storm water will be 
filtered through the series of interconnected lagoons on site. 
Additionally, infiltration techniques will be investigated along with 
other items such as Littoral Shelves at the time of the final drainage 
system and development permit. 

The proposed storm drainage system will comply with the current 
Beaufort County Ordinance, Beaufort County BMP Manual and 
OCRM regulations and will meet or exceed these requirements. The 
final storm water design will be submitted along with other 
engineering documents at the time of the development permit 
Application. 
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• Utility Services 

1.) Potable Water Distribution 

Potable Water will be provided by Beaufort·Jasper Water & 
Sewer Authority (BJWSA). An existing water main on Bluffton 
Parkway will provide adequate flow to support this project (See 
letter of availability from BJWSA). 

2.) Wastewater Collection 

Wastewater Collection will be provided by a combination of 
gravity sewers, pumping station(s), and force main(s) located 
throughout the site. The wastewater will be collected and 
pumped to an existing force main from which it will be 
transported to a wastewater treatment facility owned and 
operated by BJWSA. 

3.) Electric & Gas Supply and Service 

Power wifl be provided by both South Carolina Electric and Gas 
an Palmetto Electric since the site Is bisected for this service. 
South Carolina Electric and Gas will provide natural gas to the 
site. 

4.) Telecommunication Service 

Telecommunication service will be provided by Hargray 
Communications. The telecommunications infrastructure will 
include voice, data, and video facilities. Initial Master Plan 
approval does not amend any rights provided to a landowner 
by the Public Service Commission or South Carolina law. 

5.) Bluffton Fire D_lstrict 

The community is in the Bluffton Fire District jurisdiction. The 
water supply system will be designed to provide fire flow to 
adequately serve the site. (See attached letter of seNice from 
the Bluffton Fire District) 
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6.) Beaufort County School District 

Upon meeting with the school district, there is interest and 
demand that a portion of the property be developed for a 
future school. The developer is open to this proposal and wfJI 
work directly with the school district in the development phase. 

7.) Beaufort County Sheriff's Department 

The sheriffs department will provide all services to the 
property as noted in their letter. 

• Proposed Roadways 

In addition to the internal drives, a system of pedestrian walks and 
nature trails Is planned. The proposed nature trail wiU be used by 
property owners for recreation, exercise and ecological education. 
A conceptuaJ plan of the proposed nature trail and drive network 
is illustra~ed on the Regulating Plan Exhibit uH". The actual layout 
may differ at the time of development permlt submission, based 
upon actual engineering and future planning, so long as the terms 
of the Regulating Plan are respected and followed. 

Roadways and drives will be owned and maintained by The Village 
at Hilton Head National property association. 

• Ownership and Maintenance of Common Areas 

Development ofthe Property will be owned and maintained by The 
Village at Hilton Head National property owners association. All 
easements, buffers, active recreation/athletic areas, open space, 
nature trails, etc., will be owned by The Village at Hilton Head 
National property owners association. This ownership will rnclude 
the maintenance of faciUties, lagoons and drainage on the 
property. 
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B. Other Requirements far Place Type Overlay (PTO) 

The following additional requirements apply to all development wfthln the PTO zone 
as more clearly shown on Exhibits "'G" and "'H" attached hereto:. 

1) Place Types will be structured with pedestrian sheds to determine the 
scale and center. See Section 2.3.50 (Pedestrian Sheds). 

Standard pedestrian shed- The Viflage at Hilton Head National will consist 
of pedestrian sheds based on " mile, 320 foot radius around a node. 
Standard Pedestrian sheds are useful in planning neighborhoods. 

2) The thoroughfare network will meet the standards in Section 2.3. 70 
(Thoroughfares). 

3) Open space, civic spaces and civic buildings will be allocated according to 
the standards in Section 2.3.80 (Open Space, Civic Space and Civic 
Buildings). 

4) Place types will have neighborhood centers/main streets to meet the 
standards in Section 2.3.90 (Neighborhood Centers/Main Streets). 

5) Place types will Incorporate appropriate transitions to the scale and 
character ofthe surrounding waJkable urbanism. 

6) Place Types will be calibrated to suit specific topographical, environmental, 
site layout, and desig~ constraints unique to the site or its location within 
the County, yet each place type will be consistent in terms of structure and 
content based on the. provisions ofthis Division. 

7) Place Types will comply with the standards found in Division 5.3 
(Architectural Standards and Guidelines) and maintain and support the 
County's design traditions and unique architectural vernacular. 

Standards for parking. lighting, landscaping, signage and streets will meet or exceed the 
Development Code (Dated 02/2014) or as modifled herein. The Master Plan will meet or exceed 
the minimum tree requirements as required by Division 5.11: Resource Protection Standards of 
the proposed Development Code. 

The plan has been calibrated to suit topographic, environmental, site layout and unique design 
constraints. The premise behind the project rs a pedestrian based project that is completely with 
one with nature and the outdoors. All storm water lagoons have been located in existing areas 
established by the golf course and also new areas that would allow for "best management 
practices». These practices will use the storm water as a feature and not just as a retention pond. 
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They are atso·Jocated In areas on lower topo graphics. The wetlands and associated open lands 
neighboring wJJI act as a location for greens, and nature trails to be used by all. We estimate over 
five miles of walking trails upon project completion~ which will allow patrons to explore most of 
the property. Since it Is an existing golf course we have mostly open space and not a dense forest. 
We will use all means necessary at the development plan stage to retain all specimen trees and 
also keep extensive buffers for noise and lfsht. In the end this will be a high class project for all 
to enjoy and the landscaping, hardscaplng and natural features will all be enhanced greatly. 

Michael W. Kronimus 
KRA architecture & design 
2 Verdier Plantation Road 
Bluffton, SC 29910 
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EXHIBIT "A" 

Letten; of Adequate Semce 



·. 
AREA alOE (843) 

OFFICE OF SHERIFF 
BEAUFORT COUNTY 

SHERIFF 255-3200 

POST OFFICE BOX 1758 
BEAUFORT. SOUTH CAROLINA 2990 J 

P.J. Tanner 
Sheriff 

June 03,2016 

Mr. Michael W. Kronimus AlA, NCARB 
KRA architecture + design 
2 Verdier Plantation Road 
Bluffton, South Carolina 29910-9549 

Dear Mr. Kronimus: 

CHIEF DEPUTY 255-3192 
CRIMINAL RECORDS 255<132 
CRWINAL WARRANTS 255-3228 
CIVIL RECORDS 255-3188 
JUDGMENTS 255-3189 
FAX I 255-9405 
WEB Slli www.bcso.net 

Reference is made to your May 24, 2016, letter requesting infonnation 
concerning our ability to respond to an area of+/- 300 acres of land located 
on the southern side of Bluffton Parkway in Beaufort County, South 
Carolina. 

Records ~ file with this Office generated from outr Computer Aided 
Dispatch (CAD) indicate that our average response time to the area 
described as 4A above is 0:05minutes:OS 1 seconds. 

If I may be of any further assistance, please feel free to contact me at 
anytime. 

Sincerely, 

Michael M. Hatfield 
Chief Deputy 



.. 

May26,2016 

Bluffi:on Township Fire District 
Office of the Fire Marshal 

357 FORDING ISLAND ROAD 
BLUFFI'ON, SC 29910 
Office: 843.757.2800 

RE: Hilton Head National +/-300 Acres 

Dear Mr. Kronimus· 

The project plans that you have submitted to my office recently for the Hilton Head 
National +/-300 Acres fillls inside the boundaries of the Bluffion Township Fire District. 
The Bluftl.on Township Fire District will continue to provide fire protection for all 
properties located within the boundaries of the Fire District. 

A more detailed set of plans will be required prior to the Fire District's approval of this 
site development. This letter is strictly to inform you that the Fire District will provide 
fire protection for the proposed development. 

Should you have any other questions, please feel free to contact me at 843-757-2800 pr 
by e-mail at wiltse@bluffionfdcom 

Sincerely, 

Daniel Wiltse 
Fire Marshal 
Bluffion Township Fire District 



Mr. Michael Kronimus 
KRA architecture+ design 
2 Verdier Plantation Road 
Bluftton, SC 29910 

June7,2016 

Re: Hilton Head National Golf Course - :i:300 Acres 

Dear Mr. Kronimus, 

I am writing this regarding the "Zoning Map and Text Amendment Application" for the portion 
of parcel R600 040 000 001 C, identified on the boundary and survey map titled "ffilton Head 
National Golf Course", as 296.034 acres, dated OSfl0/16, drawn by Coastal Surveying Co., Inc. 
It is my UDderstanding that the proposed plan is for approximately 1000 residential units. These 
1000 units ue proposed to be a mixture of assisted Jiving, multi-family, and single family. 

The Beaufort County School District is extremely interested in following the progress of your 
proposed development. As I understand the proposed development, the addition of residential 
units of this size would have a uugor impact on school capacities in this area. This impact has the 
potential of adding to the number of school aged children in this area of a magnitude of 1 full 
school or more. 

Initial discussions with you as a representative of the development group have indicated a 
possibility of setting aside land for a school to be included as part of the development agreement. 
With the au:istance of this donated 1arut Beaufort County School District could be a partner in 
developing a new school that could be integrated into your community plan. Under these 
conditions, please accept this letter as the BCSD's cmnmi1mCDt to support 1his development plan 
and serve students that might reside in the parcels currently or in the future. It would be our intent 
to serve these students through a future school to be built through a development agreement 
between the developer and BCSD. If an agreement to facilitate the construction of a new school 
does not occur, the BCSD reserves the right to remove their support for this development 

Post Offtce Draw~r 309 
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Mr. Michael Kronimus 
KRA arehitecturc + design 
June7. 2016 
Page-2-

I trust this letter meets your needs to allow you to continue with your rezoning process. If I can 
be of further assisiance, please contact me. 

Moss, Ed. D. 
Superintendent 
Beaufort County School District 

cc: Phyllis White, BCSD 
Robert Oetting, BCSD 



May24,2016 

Michael W Kroninws, AlA, NCARB 
President .t Executfve Prlm:ipal 
Two Vc:rdicr PJaotation Read 
Blllftton, SC 29910 

Dear Mr. Knmimus: 

HARGRAY 

SUBJ: Letrer of Intent to Provide Service for. HiiiDa Hctzd N&ltlolllmB, Soatlt Side of Bllllltoe Parkway 

HIIIJI'IY Erlglncerins Services has ~eviewed the murer plan for the abo~ Rfercnced project. Hqray Communications has lhc 
abilit;y llld intent 1D serw tJu: above referau:ed project. FOI'WIII'd to our of'fico a digital copy of the plan that bas been apptoved 
by the co~ltown for usc 'with Microstatlon or AutoCAD. Our office wiD eben inc:Judc owneddeveloper conduit requirements 
011 the approved plan ud return to your oft1ce. 

BJ accepting this letlar of Intent Co serve, you aleo accept respotwlbllltt' to forward the requirements and 
Project Applk:allon Fonn tD the owner/developer. The Project Appkatfon Form fdentlff• the minimum 
requlnHnenta ID be met as followa: 

• ComiJ!enaJ buildiqs - apartmeots - villas: . Minimum 4 inc:h diamc:tcr conduit Schedule 40 (Sray electrical) PVC with puU 
S1riag buried 11124 to 30 inch dcplh. fiom the cquipmeat room or power meter location to a pcrim designatrd by HarsraY 111 
the mad right-of-way or property line. Coudalaare required from each huUdinJ aite ad multiple l!Oaduits ma,.apply. 

• Coramcrclal. buildiap with multiple '"uniCS" may requi~ conduit(s) minimum %" fium main equfpmellt entry point to 
taminatloa point Inside llllit. Plc:num ~ ceilings require coruluits or flame re1Brdud Tetlmt wiring to compRy with cede. 

• Hotel or I~UF COIIIIIImdal project requiremenea would be two (2) t..lnc:h diemc:tw Schedule 40 PVC ~mdcrgnlund conduits. 
~ Equipment rooms to have% inch 4"x8' shed of plywood moun1l:d on wall to n:ceive telephone equipmc:Dt. 
• A ftc~~ 1 I 0-volt, 20 amp circuit with a fOur way ouU. to power external equlpmeac for the site. For Commerclal 

Applic:ation 
o A power grcuad ~CCCS~ible It equipment room or an insulated 16 ftom the service panel or power MGN to the backboard. 
G> Residential wiring n:quira CAT5E wirins (4 or 6 Pair) twisted wire for Telephone end Data. Jnduslly Standard. 
c Ali interior wiring should~ pulled to she area immedlarely adjecen1 to the plywood blckboard or po'lm" mctm location. A 

mini~ of5' of slack is required fer tcrmmatlons. 
ra CA 1V bastck wiriq wiD be R06 fell wrapped 66'K brlld mitdmum, home run to each outlet. 
e A 120 AC 15 A dedicated power outlet is to be tccmd in the service yard to supply AC power to the ONU. Power to thr: 

ONU will be provided duougb a Pull Out Dlsconnected Switdl, manllfil&:tuml by Square D Compaey, or equivalent. The 
Korsepower Rating fur the diseonnect switdD is 240V AC max, 60A. nat (bst1Jic. 

CATV llbq•lnmea 
Halpy CATV services. requires you £0 install one 4" Sc:hedule 40 (Bray electrical) PVC pipe to a point designated 
to the road right of way or property line. The ''service filcilities" are required to be in separate pipes to cnsure 
quality trammission and m:eption for bolb faci.Utfes. 

Ally Commercial or.Subdlvision mas iastalling pipe as required should extend the pJpe s• (feet) beyoml any placed or plarmcd 
curbed or sWnvalk. edge for facility access. away fi'om lhc roadside. 

SOaould tha'e be any c:haDges or additious tu the arigi:nal ~plan. this leaer will only cover the amss that are shown on tbe 
original ftliUitcr plln. All cltanges or additions would require another Letter of Jntmt to supply srmcc. All costs incurred by die 
Telt:phOllefCATV Campen)' resulting fi'om any RqUCBICd llhaoge or failme to comply with minimum requirements shall be bomc 
by the DeYOlopcr. Co....relal projeea req&ire pn-cenltrlletion aeeting witll Teleo/CA TV Com pall)' to review 
requlnmendl. I am availab~ to discuss these requirements in more detaJ1 at your couveniencc.. 

Aid In er Aid to Cellltructioa Billa)' apply to ctrtaln projedl. 

Euc:p~llll ·~lltall'IBJI'P!Jtr to installing facilities to your sik. 

843-816-1032 
Hargray .BIIginccring (843) 815-1676 

Halgray CommunicatiOnS • PO Box 6986 • 858 Wll~ Hilton Parkway • Hlllon Head Island, SC , 29938, 843-686-6000 
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. 7.-...1 =··" , ELECTRIC COOPERATIVE INC. 

One Cooperative Way Hardeeville. SC 29927-5123 843-208-5551 

Iune 1, 2016 

Michael Kronimus 
KRA Architecture &. Design 
2 Verdier Plantation Rd. 
Bluffton, SC 29910 

Re; Hilton Head National +/- 300 Acres Beaufort Co. 
KRAProjectNO. 12112 

Dear Mr. Kronimus: 

Palmetto Electric Cooperative, Inc. ("PECI") has ample power available to serve the 
above-referenced project. The enclosed drawing shows the approximate territory 
assignment line that divides the property electric service rights. South Carolina Electric 
&. Gas ("SCE&G") serves to the west and PECI serves to the east Please contact 
SCE&G for adequate power to serve their portion of the site. 

Upon receipt of complete development plans applicable Aid in Construction (''AIC") 
charges will be determined. 

Thank you for your cooperation in this matter. Please contact me at (843) 208·5508 or 
via e-mail bcasavant@palmetto.coop if you have any questions or if I may be of further 
assistance. 

Sincerely. 

P ALMETIO ELECTRIC COOPERATIVE, llNC. 

t$/wl.fJ~ 
Robert J. Casavant. P.E. 
Manager, Engineering Services 

RJC:mhl 
Encl. 

c: Mr. Bruce Draper, PECI 
Ms. Kristin Keller, PECI 
Mr. Tim Hutchinson, PECI 

YourTo~chstone Energy® Partnt't" T -



A SCANA COMPANY 

May25,2016 

Michael W. KrOIDimus 
KRA Architecture and Design 
Two Verdier Plan13tion Road 
Bluffion. S.C. 29910 

Re: Electric and Natural Gu Service Availability for Hilton Head Natio~ Beaufort County, S.C. 

Mr. Kronimus: 

I am pleased to inform you that South Carolina Electric & Gas Company (SCE&G) can provide electric 
and Datura1 ges service to the above referenced project E1eetrie service can be provided in accordance with 
SCE&G's General Terms and Conditions, other documents on file with the South Carolina Public Service 
Commission, and SC:e:&:G's standard operating policies and procedures. In order to begin the design 
process for the project, the following information will need to be provided: 

1. Approved meet address for the projeet location. 
2. Ctmmmpleted. JmU project blforou.tion form and cnmer responsiiBUty eheddilt (attcdaccd). 
3. Amddpated aim.eline ur each phase of Ole projeet, iD.dudinx • date for when yoe wo11!1d like 

to bve WDip®nry COIIR8kuetion power ud eveatully tbe date you'D llleec! your permuent 
powell'. 

4. Appii'OVedl clletailed ogimeered site plal!ll (eled:JrcJB!e AutcCAD fo!'Dlat) momng the entire 
lsyoutwith JP!roperty comers, stred Dmea, wetlamdl boundaries, tree ftU'VIY with barricade 
p.lu, project piBumg, pmerred meter bsse I eleetrie mpply loeatiou, drainage plan, 
11uitary sewer plan, watelr sysmn pbm, buffer zones, &ad my oisting or additional 
aseme~D. 

5. Appnved detafled ugbaeerecB ehletrlcal clrawbip (eleetnl!Bie AutoCAD format) showillg 
itemized. C:ODDeeted lomdll with totals md mer diagrams, 

6. If applie2ble, a Copy of Anty Corps of Englneero approved wetlands delineation letter 
indudiDg referenced site amp ol!' letter from Army Corps of Engfneen statiq mo wetlmds 
emtoll!llhe. 

We will begin the design process after we have teeeived all of the infonnation above. Once we have d 

preliminary design ready, I will forward it to you for your approval and signature. 

If you have any questions. please do not hesitate to contact me. 

Sincerely, 

Par~~~ 
Project and .Acoount Manager, Sr 

SCE&G 1 DB Robert Smalls Parkway Beaufort, South Carolina 29906 T 843.815.8808 



June 8, 2016 

8FAIJ~{)R 7 1/I ':.Pf (: 

WATER ~ SfWER 
AUTHORITY 

Mr. Michael W. Kronimus 
KRA achitecture & design 
2 Verdier Plantation Road 
Bluffi:on, SC 29910 

RE: Water & Sewer Availability- R600 040 000 001 C 

Dear Mr. Kronimus: 

6 SNAKe ROAD, OKATIE, SC 29909-3937 
Ptlone 143.987.9292 FIX IWS 987.9293 

Customel' serw:e 843.987.9200 
Operations. & Maintenance IW3.987.&m 

Engineering 843.987.9250 
WWfl bjwsa.OIJII 

EO SAXON, PE. GENERALJMNAGER 
843 987 9249 Col 1143 263.1924 (e) 

This letter is in response to your request for water and se\\-"et' availability for the subject parcel. 
BJWSA has water and sewer capacity available for the proposed development of 940,000SF of non­
residential. 500 hotel rooms, 1000 residential unit.~ and 25 acres of outdoor recreational facility. 

If the property owner desires to connect to BJWSA's utilities, pions ond specifications must be 

submitted for review and approval to BJWSA's Engineering Department. Capacity fees will be 
detennined based on the intended uses proposed at the site. These fees mUSi be paid in full before a 
capaci~y commitment can be issued. Other fees such as project fees will also be due. 

Should you have questions or require additional information, p1ease contact me at 843-987-9265 or 
dickd@bjwsa.org. 

Sincerely, 

Richard Deuel 
'Development Projects Manager 

rgd/nl 

DAYIO.S. I.On 
QWt 

JAMC~ t. 8NCU 
.JMt( E.lltJIIICE 

DR. WII111\M~ 

DONNA I. 1\J.TWW 
II'Qawot 

M!c:HAB. L.aru 
IIIIAIIID1'M. GRA'I 

W II. "SKUr YON twm:N 

LOlllfJ\IN£ W. IIONO 
OONAI.D A MM'UlN 
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SITE AsSESSMENT AND ECONOMIC IMPACT ANALYSIS 
Of 

The Proposed Helton Head National Golf Course 
Redevelopment 

John Salazar, Ph.D. 
Director, Lowcountry and Resort Islands Tourism Institute, University of South 
Carolina Beaufort 

Robert Brookover, Ph.D. 
Senior Lecturer and Coordinator of Undergraduate Programs and Outreach, 
Depanment of Parks and Recreation Tourism Management, Clemsovt University 

Robert T. Carey, Ph.D. 
Director, Regional Economic Analysis Laboratory, Strom Thurmond Institute, 
Clemson University 

Petrina Turner, MS 
Interim Director, Survey Research Center 
Savannah State University 

february 27, 20 IS 
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Executive SllllliDary 

• Bluffion population growth has outpaced SC population growth since 2005. 
• Median household income for both Bluffton and Hilton Head Island are significantly 

higher when compared to the SC median household income. 
• Per capita income for both communities cx~d the state's per capita income, but 

Hilton Head Island maintains the higher per capita income when compared to Bluffton. 
• Thirteen of Bluffton's top 25 industry sectors have increased in commodity production 

since 2007. The largest increases have been in the sectors related to professional services, 
utilities, and medical affiliated pnwtices. Additionally retail affiliated sectors continue to 
grow as well. 

• Ninety~three percent (93%) of residents indicated that they were Satisfied or Very 
Satisfied with their quality of life. 

• Within the last five years 29% had moved their residence and 22% plan on moving 
within the next five years. Those that anticipate moving in the next five years 63% plan 
on moving into a single-family detached home. 

• Residents expressed their needs for historical sites and museums as well as performing 
arts centers and nature education centers in parks. 

• Residents expressed their needs for ladies and men's clothing stores and shoe stores. 
• Tourism for Bluffton continues to increase as well as demand for lodging. 
• Visitors to Hilton Head Island will shop and dine within Bluffton. 
• The major sectors for future retail opportunities were s~ty foods, beer wine, and 

liquor stores, sporting goods, and general merchandise. 
• Total economic impact of development could exceed $100 million within four years of 

the lilt year of development. 
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Background on Bluffton, SC 

PopulatkJn Growth for Bluffton and Neighboring Hilton Head Island, SC 

According to the US Census, Bluffion's population has increased 4.8% since 2010 to a 
population of 13,606. This growth has outpaced South carolina's (SC} 3.2% population growth 
for the same years. The American Community Survey five-year population estimate for the years 
2005-2009 shows a median age estimate for the Town ofBluffion of32.3 with an estimated total 
population of9,623. For 2008-2012, the five-year median age estimate was 34.2 with an 
estimated total population of 12,183. This reflects a median age increase of 1.9 years with an 
overall population increase of27% when compared to the 2005-2009 estimate. For tbe years 
2008-20012, the 25-29 age bracket grew by 24%, 30-34 grew by 3%, 35-39 declined by 35% and 
40-44 grew by 42%. Those brackets aeoounted for almost 36.5% of the Town of Bluffton 
population. However, the 60 and Qlder brackets accounted for 13.6% of the population. 

Hilton Head Island, SC has increased 6.2% since 2010 to a population of39,412. This growth 
has outpaced SC's 3.2% for the same years. The American Community Survey five-year 
estimate for Hilton Head Island shows that the median age estimate for 2005-2009 was 51.5 with 
an estimated total population of34,642. For 2008-2012, the median age estimate was 53 with an 
estimated total population of37,420. This reflects a median age increase of 1.5 years with an 
overall population percent increase of 8.9% from the 2005~2009 estimate. For Hilton Head 
Island, the 25-29 age bracket grew by 23.1 %, 30-34 grew by 18.4%, 35-39 declined by 17.2% 
and 40-44 grew by 11.5%. Those brackets accounted for almost 20% of the total HHI population. 
The 60 and older brackets accounted for 35.5% of the total HHI population. 

Growth has occurred in the younger age brackets (i.e., 24-44) for both HHI and Bluffi.on. Growth 
in the younger age bracket is more apparent in Bluffion because it comprises a higher share of 
the total Bluffton population and had a higher percent increase in population when compared to 
HHI. Age is increasing in both communities but Bluffi:on has a much younger population 
compared to HHI. According to Stats.America, the Hilton Head Island-Bluffton-Beaufort 
metropolitan statistical area has a population of 198,467 which reflects a 40.1% population 
growth since 2000. 

Metlilln Household Jnco111e 

According to the US Census, 2013 median household income for Bluffton was $63,614 and 
$70,041 for Hilton Head Island. The median household income for Bluffton exceeded the SC 
median income ($44,623) by almost 43% while Hilton Head Island exceeded the SC median 
income by approximately 57%. Per capita income for Bluffion was $28,903 and $47,049 for 
Hilton Head Island which were both higher than the SC $23,906 per C4lpita income. Though in 
2013 both the median household income and per capita income for Bluffion and Hilton Head 
Island exceeded the SC median household and per capita income, StatsAmerica estimated that 
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for 2012 the Hilton Head lsland-BiufRon-Beaufort metropolitan area had a 2.9% decline (after 
adjusting for inflation) in per capita income when compared to 2002. 

Bluj/ton 's Eco110mlc Sector Pofomumce Since 2007 

Using input-output analysis in combination with regional specific Social Accounting Matrices 
and Multiplier Models, IMPLAN provides highly accurate and adaptable models. The IMPLAN 
database contains county, state, zip code, and federal economic statistics which are specialized 
by region, not estimated from national averages and can be used to measure the effect on a 
regional or local economy. It was developed by the University of Minnesota and is sold by the 
Minesota IMPLAN Group (MIG, Inc.). IMPLAN data sets are released approximately one year 
after federal economic statistics data are reconciled. 

For the years 2007-2012, the following economic sectors have grown in commodity production 
(value of all goods or services produced by a sector) by 169% or higher in the Town ofBluffion: 
(1} Management of companies and enterprises (1308%), Monetary authorities and depository 
credit intermediation activities (198%), and Electric power generation, 1ransmission, and 
distn"bution (169%). The following retail and affiliated retail sectors have also grown in 
commodity production: Retail stores-clothing and clothing accessories (63%), Hotels and motels 
(41 %), Retail stores-food and beverage (27%), Retail stores-motor vehicle and parts (19%), ~d 
Food services and drinking places (9%). 
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Survey Design 

The main objective of the survey was to investigate the housing, recreation, and retail needs of 
registered voters residing within Bluffion and Hilton Head Island, SC. The survey instrument 
contained questions that were previously used in studies conducted by the Urban Land Institute 
and other universities. It measured residential sentiment toward the following major concepts: 

1. Overall residential quality of life satisfaction, 
2. Resident satisfaction with community housing characteristics, public transportation, and 

quality jobs, 
3. Resident relocation history and likeliness to move within the next five years, 
4. Resident satisfilction with existing community recreation facilities, 
5. Resident frequency of usage of community recreation facilities, 
6. Resident perceived need for specific community recreation facilities, 
7. Resident likelihood to visit specific community recreation facilities within the next 12 

months, 
8. Resident satisfaction with shopping, retail outlets, and lodging facilities within their 

community~ 

9. Resident satisfaction with existing shopping, retail outlets, and lodging facilities, 
10. Resident frequency of visit to shopping, retail outlets, and lodging facilities, 
11. Resident perceived need for specific shopping, retail outlets, and lodging facilities, and 
12. Resident likelihood to visit specific shopping, retail outlets, and lodging facilities. 

Survey Methodology 

The Survey Research Center (SRC) at Savannah State University conducted the data collection 
portion of the survey project The SRC is equipped with a nine (9) bank, internet-based phoning 
system which works well with various online surveying instruments. For this project, SRC was 
tasked to conduct and collect residential feedback from varying voting precincts within Beaufort 
County to include Belfair, Bluffion 1A-5B, Moss Creek, Rose Hill, and Hilton Head voting 
precincts 1A-15B. Prior to starting, each student was given a set ofprecincts which included the 
resident's name, phone number along with voting precincts. The students were ~blc to make 
calls using Cisco internet-based phoning systems and were able to obtain the survey online via a 
link USCB provided for SRC using Survey Monkey. Each student would follow the directives on 
the screen and proceed with asking if the resident would like to take the survey concerning their 
community needs with an incentive to be in a drawing for a Mini IP AD. Depending on the 
response of each resident would determine if the student would proceed with conducting the 
survey or move on to the next call. After each call, it was the students' responsibility to 
maintain/mark the response of each resident on their precinct set (i.e. "Completed", "No", 
"Callback/No Answer". "Remove from lisf') so that they would maintain how many calls they 
made each day, how many completed surveys they conducted and if they needed to call a 
resident back. The goal was to obtain 500 completed surveys from residents in these localities. 
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Once completed, 631 residents responded in the affirmative and of this, 553 actually completed 
the survey. 

Survey Results Summary 

DemogrtJphics 

Of the 553 completed .surveys, 467 indicated that they lived near specific given intersectiOI1S. 
One hundred seventy-seven (resided within communities adjacent to the following intersections. 

• US278 & Hwy46 
• US278 & Buckingham Plantation Dr {Moss Creek Plantation) 
• US278 & Burnt Church Rd 
• Old Town Bluffton 
• Bluffton Pkwy & Burnt Church Rd 
• Hwy46 & Bruin Rd 
• Bluffton Pkwy & Malphrus Rd 
• Bluffton Pkwy & Buckingham Plantation Dr 
• US278 & Foreman Hill Rd 
• Foreman Hill Rd & Ulmer Rd 

Almost 40% of the 177 indicted that they lived closest to US278 & Hwy46, approximately 18% 
lived near US 278 & Buckingham Plantation Dr., and 17% lived near US278 & Burnt Church 
Rd Two hundred ninety (62%) indicated that they lived near other locations in southern 
Beaufort County in either Bluffion or Hilton Head Island. Over 38% of the respondents were 
male while ahnost 62% were female. Almost 11% were between the ages of 19 and 49, while 
approximately 76% were 50 and ·older. Sixty-four percent were married while almost 7% were 
single and 800.4 did not have children living at home. Almost 19% had incomes from Under 
$24,000 to $99,000, 15% had incomes of$1 00,000 or higher and almost 66% chose not to 
answer the income related question. Lastly over 54% were college educated with Bachelor 
degrees or higher. ' 

Survey Results: Community Satlaftu:tlon 

Ninety-three percent (93%) indicated that they were Satisfied or Very Satisfied with their quality 
oflif~ almost 51% stated that the community's qu.aiity of life is staying about the ·same for 
themselves and/or fanu1y while almost 37% said that their quality of life is Increasing Slightly or 
Inc:.reasing Greatly. 

When asked about the satisfaction level with specific community attributes, over 900AI of the 
respondents indicated that they were Satisfied or Very Satisfied with the home they currently live 
in, over 84% were Satisfied or Very Satisfied with the range ofhousing to choose from, and 
approximately 76% said that they were Satisfied or Very Satisfied with the availability of single 
family homes for purchase. Of the community attributes, the respondents were least Satisfied 
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with the range of transportation items (20%), the quality of public transit available (17%), and 
availability of public transit in the community (16%). 

Survey Results: Housing Clulrt~cteristics tmtl HOIISing Demantls of Existing Resitlents 

Almost 92% owned their own home, while 8% rented. Almost 85% lived in a singl~fiunily 
detached home while 7% resided in condominiums. Within the last five years 29% had moved 
their residence and 22% plan on moving witbin the next five years. Of the respondents that 
moved, 41% moved to a smaller home while 30% moved into a home of about the same size as 
their previous home. Aj)proximately 28% moved into a larger home when oompanxl to their 
previous home. Of those moving within the next five years 19% plan to relocate within Bluffton 
and almost 23% within Beaufort County. Of the respondents that plan on relocating within 
Bluffion and Beaufort County, 63% said it was Likely or Very Likely iliat they would move into 
a single-fami]y detached home while almost 22% indicated that they would Likely or Very 
Likely move into condominiums. Lastly, 79% indicated that they plan on owning their future 
residence. 

Survq Results Recreation Flldlities: Satbft~ctiDn~ Frequmcy of Current Y.rsits, Lilcelihood to 
._,.1Sit7 1111d Need 

Over 77% indicated that they were Satisfied or Very Satisfied with the community's paved 
walking/biking trails and natural areas/wildlife habitats, and aJmost 75% said they were Satisfied 
or Very Satisfied with outdoor areas for festivals/special events. However, approximately 34% 
were Satisfied or Very Satisfied with off-leash dog parks, 18% Satisfied or Very Satisfied with 
shooting mnge/archery, and approximately 17% were satisfied with water parks. 

Over 45% of the survey respondents visited on a monthly basis paved walk:inglbiking ~ 
almost 32% visit natural areas/wildlife habitats, and 26% visit outdoor areas for festivals/special 
events. However, the least frequented recreation visits were to indoor basketball/volleyball 
courts, water parks, and facilities for skateboarding, inline skating, BMX. 

When asked about their future likelihood to visit the same oommmrlty I'CCl'eation facilities, 
almost 67% said that they would visit natural areas/wildlife habitats, 66% would visit outdoor 
areas for festivals, special events, and 64% would visit historical sites and museums. The least 
visited at1ractions to visit in the future were indoor basketball/volleyball courts, shooting 
rangelarcltery, and facilities for skateboarding, inline skating, BMX. 

Respondents were also asked about their level of perceived need for specific community 
recreation facilities. Approximately 43% indicated that historical sites and museums were 
NeededorVeryMuch Needed, 41%indicated a need forperfomring arts centers, and 43% 
indicated a need for nature education centers in parks. The least needed community recreation 
facilities were football fields, shooting range/archery, and public golf courses. 
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Suney Results Shopping, Retail Outlets, tmd Lodging Ft~ciUties: Sfllis/tlction, Frequency of 
Current V"uits, Likelihood to V'uit, and Need 

Over 94% indicated that they were Satisfied or Very Satisfied with the eating and drinking 
places-restaurants, ice cream, caterers, food and grocery stores, and gasoline service stations. 
However, residents were least satisfied with men's clothing stores, furniture, and children and 
youth stores. 

Over 93% of the smvey respondents visited on a monthly basis food and grocery stores, 88% 
visit gasoline service stations, and almost 76% visit eating and drinking places-restaurants, ice 
cream, caterers. However, the least frequented shopping, retail outlets, and lodging facilities 
were children and youth stores, resorts, and hotels. 

When asked about their fil~ likelihood to visit the same shopping, retail outlets, and lodging 
facilities, over 900A said that they would visit food and grocery stores, 89% would visit gasoline 
service stations, and almost 89% would visit eating and drinking places-restaurants, ice cream, 
caterers. The least visited shopping, retail outlets, and lodging facilities to visit in the future were 
furniture stores, resorts, and hotels. 

Respondents were also asked about their level of perceived need for specific shopping, retail 
outlets, and lodging facilities. Over 33% indicated that ladies clothing stores ware Needed or 
Very Much Needed, 33% indicated a need for men's clothing, and 32% indicated a need for shoe 
stores. The least needed facilities were automotive dealers-new and used, hotels, and resorts. 

10 



.. 

100% 
91" 8~ 89% 

9'"' . 8~ 

8006 

70% 

6"" 
SQI)(j 

4m6 

:I 
I 

lm' I 

'"' 

75" 74" 73" 
68" 67% 65" 

54" 52" 51" 

3S" 
31" 

~c§o" ,, / / / ~#' el' ~ ;~·"/ ,~,. / / ~~~ / ~~ 
/ .1' / .; ; ,~.t~ /' .# /'""' ,/' ~' ... .. 

'/_"'..,~ vr_, /-f'j ~ ,-· 
~ ~ ~~ ~·~ ; .,;- ,.~ 

~·~ r 't-/ 
:fq 

/~ 
Flpre Z: Residential Perceived Ret.H Needs 

11 



Tourism Trends for Bluffton, Hilton Head Island, and Beaufort/Port Royal/St. Helena 
South CaroUna 

For 2013, USCB research estimates that Beaufurt County hosted 2.86 million visitors. Bluffion 
welcomed over 98,000 visitors, Hilton Head Island hosted 2.5 million, and the Beaufort/Port 
RoyaVSt. Helena area had over 174,000 travelers. Accolding to Smith Travel Rescarnh, in 2013 
Bluffton hotel average occupancy was 65%, Hilton Head Island 57 .9%, and Beaufort 50%. 
Revenue Per Available Room (RevPAR) was $108.63 for Bluftlon, $148.31 for Hilton Head 
Island, and $87.40 fur Beaufort/Port RoyaliSt Helena. 

USCB 2013 tourism survey research (Hilton Head Island/Bluffton Virtual Ouestbook) of 
Bluffioo visitors indicated that 64% of Bluffton travelers visit Tanger Outlets, 55% Old Town 
Bluffio~ 34% Bluffion restaurants and 33% Bluffton Farmer's Market. Seventy-six percent 
{76%) said that historic interests were Somewhat Important/Very Important when deciding to 
visit Bluffion, 69% stated that dining options were important, 67% were influenced by Bluffton's 
shopping opportunities, and 54% were influenced by arts/cultural activities. 

Additional USCB 2013 tourism swvey research (Hilton Head Island Visitor Profile Study) 
indicated that 36% of Hilton Head Island visitors also visit Bluffton. The Visitor Profile Study 
showed that 68% were influenced Bluffion!s dining options and 64% influenced by Bluffion 
shopping options when deciding to visit Blufflon. Seventy percent (70%) of the respondents 
indicated that they visited Tanger Outlets and 64% said they visited Old Town Bluffton. 
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A large portion of annual visitom to Hilton Head lsl~d have stated that they also visit Bluffion 
during their stay. Results ~the Hilton Head Island Visitor Profile Study show that those 
visitors have find the following types of vacations as Appealing and Very Appealing: Relaxation 
& rejuvenation (93%), Beach/island (92%}, Passive outdoor adventures (76%) and Historical 
locations (74%). 
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Lodging Market Overview 

IriSUJrktd Petfoi'IIUIIIce 

As indicated earlier, in 2013 Bluffton hotel average occupancy was 65%, Hilton Head Island 
57 .9%, and Beaufort 50%. Bluffton hotel occupancy has increased 25% from the 2009 
occupancy. This reflects the largest percent increase when compared to the other Beaufort 
County municipalities for the same five year period. Bluffton hotel Average Daily Rate (ADR) 
had increased 39% from $78.34 to $108.63 since 2009. 

However, hotel managers often consider revenue per available room (RevP AR) a better indicator 
of hotel performance. RevP AR incorporates both room rates and occupancy and demonstrates 
how well a hotel is selling its rooms and how much it is able to charge for those rooms. For 
2013, RevPAR was $108.63 for Bluffi:on, $148.31 for Hilton Head Island, and $87.40 for 
Beaufort/Port RoyaVSt. Helena. In 2009, Bluffton (RevPAR) was $78.34, $134.20 for Hilton 
Head Island, and $85.27 for Beaufort/Port Royal/St. Helena Island. The 2013 RevP AR reflected 
a 38% growth :from 2009 which was also the largest RevPARincreasewhen compared to Hilton 
Head Island and Beaufort. 

Additiou to Supply 

According to Smith Travel Research, since 2009 Bluffton has added 124 rooms to the lodging 
market, Hilton Head Island added 10 rooms, and Beaufort 49 rooms. Since that year Bluffton has 
grown in room supply by 22%, Beaufort 4o/o, while Hilton Head Island has had negligible 
lodging growth. 

Marlu!t Share %Increase/Decrease Co'llt]HINd to Total A Hildie Rooms "Increase/DecretlSe 

Utilizing the 2004-2013 Smith Travel Research hotel performance reports, a year to year percent 
comparison was conducted that examined the growth or decline in the share of available rooms 
fur sale in Bluffion, Hilton Head Island, and Beaufort Examining the share ofBluffion rooms 
available for sale relevant to Hilton Head Island and Beaufort revealed the growth in hotel 
investments for Bluffton since 2005. In 2005, Bluffton showed a 0.1% growth (in available 
rooms for sale) from the previous year, while actual2005 actual room market share (or actual 
room demand) declined by 0.4% from the previous year. In 2010, Bluffton share of available 
rooms for sale spiked to an increase of 1.8% from the previous year (2009) due to additional 
rooms in the Bluffton lodging inventory. That same year, Bluffton actual room marlret share 
increased 0.9% from the previous year. However, for 2011 thru 2013 Bluffion's actual room 
market share has consecutively outperformed the share of available rooms for sale. When 
compared to Hilton Head and Beaufort, Bluffion is the only Beaufort County municipality where 
actual market share exceeds the share of available rooms in year to year comparisons. 
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RetaD Market Analysis 

A retail m&rket analysis was conducted using NielSon Claritas data for a 30-minute drive time 
from the site (see appendix). This analysis only includes the buying power of current residents 

and does not include visitor spending or account for projected future growth in full-time 

residents. With a projection of at least 10,000 new residents by 20181 these estimates and 
recommendations are conservative. 

While the overall retail marlc.et is oversupplied by approximately.$885 millio~ there are multiple 

segments that are leaking. The overall oversupply is due to the fact that visitor spending is not 

included in the calculations. However, total spending by visitors for Bluffion and Hilton Head 

Island was $920.26 million in 2013, as estimated by the Hilton Head Island and Bluffton visitor 

profile surveys conducted by the USCB. This includes spending on· lodging, dining, 
entertainment, transportation, and a number of other categories. Therefore, the oversupply of 

$885 million would be completely covered by visitor spending. 

It is extraordinarily rare for a market this saturated to have any leakage yet there are still a 

variety of retail segments that are leaking and provide opportunities for growth and new 
retail/commercial development ("leakage" means that some consumers in the market are 
traveling to other counties to make their retail purchases, i.e., consumer spending is ''leaking, out 

to other areas (see attached RMP Opportunity Gap data attached). The major sectors that are 

leaking include specialty foods ($15.1 million), beer, wine, and liquor stores ($44.2 million), 

sporting goods ($20.5 million), and general merchandise {$117 .9 million). For example and by 
way of itlustration, the $118 million leaking in the general merchandise segment would support 
.the equivalent of2 Super Walmarts. 

Using sales per square foot data and other proprietary data and methods it is estimated that 

leakage in the undersupplied retail segments would require approximately 396,000 square feet of 

space. 

Given this data, our recommendation to the developers is to consider a mixed-use development 

to :include the recruitment of retailers in the undersupplied sectors identified, single- and multi­

family residential housing units, accommodations, and entertainment and dining options to 

support and add value to the development. 

The Market Common (http://www.marketcommonmb.com) in Myrtle Beach provides an 
excellent example of a ooncept that can work in the Bluffion area. The proposed site in Bluffion 

is much more accessible, has higher visibility, and has a more affiucnt and sophisticated 

residential and visitor base. In addition, this concept is scala~le and can include other amenities 
(medica1/other professional office space for example) and attractions to support current and 
future residents as well as visitors. Two other ''Retail-Tainment, concepts to consider include 

Magnolia Pmk in Greenville, SC and Birkdale Village in Huntersville, NC. 
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An Eeonomie and Fiscal lmpad Analysis of Hypothetical Retail and Accommodations 
Development 

Model tuUI Assumptions 

The economic and fiscal impact of a hypothetical development regime for the Hilton Head 
National site was ~ated using the Regional Economic Models, Inc. (REMI) PI+ modeling 

engine along with an "offiine" fiscal impact tool. ~MI PI+ utilizes input"output (1/0) modeling 
as well as computable general equihorium (CGE) and econometric modeling to project a 
baseline of economic activity assuming ceteris paribus except for normal economic growth. 
Shocks to the economy can then be modeled in terms of departures ftom that baseline, including 
direct, indirect, and induced effects. 

The PI+ model is a new economic geography (NEG) model, taking into account trade flows 
between regions based upon availabiJity oflabor and natural resources and the efficacy of 
transporting goods and services to and from the region. The model can project economic impacts 
over multiple years; it is currently capable of projecting impacts into the future as far as 2060. 

Outputs from the PI+ model are used with the fiscal impact tool in order to project the net fiscal 
impact that the modeled economic· shocks wiJl have on local (county and municipal) 
governments in the study region. The fiscal impact tool uses U.S. Census ofGovei'n:ments data to 
estimate changes in revenue and expenditures for local governments based upon changes in 
correlated metrics generated by the PI+ model. 

Inputs to the PI+ model are as follows: 

• Total retail and food service sales as estimated from the retail marlcet analysis detailed earlier 
in this report. Square footage of each type of business and associated estimated omput are 
presented in Table 3. For modeling pmposes, a fifty percent retail markup is assumed. Retail 
and food service sales are assmned to grow at the projected rate of growth of personal 
consumption expenditures ftom year to year- as projected by the REMI baseline model. 

• Number of workers employed by a hotel hypothesized to be developed on the property; three 
scenarios were nm for three different-sized hotels: 150 rooms, 300 rooms, and 750 rooms. 
The number of workers used is based on estimates of workers by square foot gene,rated by 
1he Energy Information Administration at the U.S. Department of Energy; square footage is 
based on an assumed average room size of 400 square feet. 
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Sector NAlt:S 

spechdtv food store 4452 
beer/wine/liquor store 4453 

sportlns soods store 45111 

deparbnent store 4521 
other seneral merch store 4529 
florist 4531 
offtce supplies 45321 
food service 122 
Total 

Sq.Ft. 

16,223 

25,000 
41,023 

148,646 

95,787 
2,124 
~.240 
8,747 

361,789 

$10,256 

$37,162 

$6,060 

53,478 

Table S: 5quare.Footap & S.lu by Sector for Model Input (first four ¥1!111'1) 

The development was assumed to take place in three phases: 

2DJI 2lll 2lllO 

$1~356 $U,356 $11,356 
$2Q.DOO $20,000 $20,000 
$10.256 $10,256 $10,256 
$37,16Z $37,162 $37,162 
$21,820 $21,820 $21,820 

$531 $531 $531 

$6,060 $6,060 $6,060 
$3.129 $3.188 $3,238 

110,3!4 U0.371 110,421 

1. The first phase assumed that the hotel would commence operations in calendar year 
2016; 

2. The second phase is the opening of the "anchor-type" establishments- department, 
sporting goods, and office supply stores- in CY 2017; 

3. The third phase is the openingoftheremainingretail and food service space in CY 2018. 

The economic and fiscal impact from site preparation and construction of the buildings is not 
included in the following models. The absence of construction impacts in the model also a.ffects 
the projected residential and non-residential capital stock estimated by the PI+ model, from 
which property tax impacts are calculated; therefore_ the net fiscal impacts in the following will 
also be affected. 

No state or local inducements were assumed in the modeling of the development. 

Findings of the retail market analysis, used for inputs to the PI+ model, were consistent with 
findings of the COllBUDler sentiment survey. This instills a high degree of confidence in the 
model. In some ways, the model may be somewhat conservative, since both the retail market 
analysis and the consumer sentiment survey queried only the residential population; it did not 
include the approximately $920 million spent by visitors to Bluffton and Hilton Hea,d Island in 
2013. In addition, in order to avoid overestimating the ~pact that the development would have 
on the region, an assumption oflocal displacement was used in the PI+ model; local 
displacement assumes that sales by the new businesses being modeled will to some degree 
oompete with existing establishments. The model does, however, take into account projected 
population and income growth in the region during the study period. All dollar amounts in model 
input and output are stated in constant 2014 dollars. 
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Results: Econolllk IIRJHICIS 

Output :from the REMI model includes direct, indirect, and induced effects. Direct effects include 
the workers directly employed by the retail, fuod service, and lodging establishments and their 
related sales and wages. Indirect effects are the jobs, output, and wages associated with first and 
second tier suppliers to these retail, food service, and lodging establishments. Induced effects are 
the impacts resulting from consumer spending of wage income by workers employed by the 
modeled establishments and their suppliers. 

It should be noted that due to workers who commute from outside of Beaufort County and 
because local businesses obtain merchandise and acquire some services from non-local suppliers, 
some indirect and induced impacts invariably "leak" out of the region to surrounding counties 
and to the remainder of the nation. The impacts reported in the following are net of these 
leakages. 

Model results are stated in terms of the following mctrics: 

• Employment- the estimated number of jobs created through direct, indirect, and induced 
effects over and above the projected baseline (i.e. beyond what can be attributed to normal 
economic growth). 

• Total Compensation- the effect on wage income (including fringes) of workers employed in 
Beaufort County through direct, indirect, and induced effects. 

• Gross Domestic Product (ODP) - the effect on regional production as measured by regional 
ODP; this is approximately equal to value added, which is defined as total value of goods 
sold (output) minus input costs. 

• Output -the total value of goods sold in the county; this is a more comprehensive measure of 
regional production than ODP. 

• Net Local Government Revenue- the impact on local (combined county and municipal) 
government revenue from all sources net of the impact on expenditures. 

Modell -150 Room Hotel 

The first scenario assumes the development of retail and food service establishments as outlined 
above along with a 150 room hotel. B.ased upon DOE square foot per wmkcr estimates, a 150 
room hotel directly employs approximately 58 workers, assuming, somewhat conservatively, two 

shifts (DOE estimates 2,074 square feet per worker, based on the number of workers present 
during the ''main shift"; this number works out to 29 workers for a 150 room hotel, which totals 
58 workers for two shift!). The total impact on employment, output and total compensation are 
presented in Figures 6 and 7. The model estimates that a total of 50 new jobs will be created in 
Beaufort County in 2016 (recall the model assumes some competition with existing 
establishments, which is why the total impact is less than the direct jobs impact), increasing to 
121 jobs in 2017, and 221 total jobs in 2018. The total impact on employment declines slightly in 
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the later years due1o increases in wodcer productivity that are assumed by the model over time. 
Regional GDP is projected to increase by $3.2 million in 2016 and by $13.7 million by 2018. 
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Mode/2- 300 Room Hotel 

The second scenario as~es the same retail and food service development as the previous 
model but assumes that the hotel opened in CY 2016 is 300 rooms. A 300 room hotel is 
estimated to directly employ 116 workers, again assuming two shifts. Figures 8 and 9 present the 
employment and output and total compensation estimates. The total impact on jobs estimated by 
the model is 101 in CY 2016, increasing to 171 in2017 and 270 in 2018. The impact on regional 
ODP for Beaufort County is approximately $6.4 million in 2016, growing to $17 million by 
2019. 
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Mods/ 3 750 Room Hotel 

The final scenario again assumes the same retail and food service development while assuming a 
750-room hotel. The total direct employment of a hotel of this size is estimated to be 289. 
Figures 10 and 11 present the estimated impacts. Total jobs are projected to increase by 250 in 
CY 2016, increasing to 320 in 2017, and 418 in 2018. The impact on regional GDP is estimated 
to be $16 million in 2016, increasing to $26.8 million in 2018. 
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and in:fiastructure, expenditures are projected to outpace revenue growth beginning in CY 2019. 
These expenditures are primarily driven by demands created by population growth due to 
economic migration (the inflow of additional residents to the county who are attracted by relative 
improvement in economic opportunity). As noted earlier, however, these results are skewed 
because they do not take into account the increase in capital stock. The exact nature of how this 
would affect the net fi~cal impact is uncertiin, as capital stock enhances property tax revenue but 
also creates its own set of demands on local infmstructure. 
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Con elusion 

The Popullztion 1111d Economy 

Bluffton population growth has outpaced SC population growth since 2005. The population 
growth is attributed to individuals between the ages of25-29 and 4044. Hilton Head Island 
population growth has also outpaced SC's population increases, with the largest age bracket 
increases being 25-29 and 30-34. However, the younger population is residing in Bluftton when 
compared to Hilton Head Island. 

Median Jtousehold income for both Bluffton and Jftlton Head Island is significantly higher when 
compared to the SC median housChold income. Additionally per capita income for both 
communities exceeded the state's per capita income, but Hilton Head Island maintains the higher 
per capita income when compared to Bluffion. Regardless, both Bluffton and Hilton Head Island 
have a larger aftluent population when compared to SC. 

While Bluffton's population growth continues to increase and median household income and per 
capita income rise, 13 ofBluffton's top 25 industry sectors have increased in commodity 
production since 2007. The largest increases have been in the sectors related to professional 
services, utilities, and medical affiliated practices. Additionally retail affiliated sectors continue 
to grow as well. The growth in the top 13 sectors can be partially attributed to the growing 
population, aging population, and the more affluent resident. 

Residential Sentiment from the Community SIU'VeJ' 

Of the likely voters residing in Bluffion and Hilton Head Island, over 9()0/o were satisfied with 
their quality ·oflife within the community, over 90% were satisfied with their current home, and 
84% were satisfied with the range ofhousing to choose from. However, the majority of the voter 
population was least satisfied with the range of transportation items, quality of public transit, and 
availability of public transit. 

Within the last five years 29% had moved their residence and 22% plan on moving within the 
next five years. Most of the residents that moved within the last five years moved into a smaller 
home ( 41 %), while 28% moved into a larger home. Those that anticipate moving in the next five 
years 63% plan on moving into a single. family detached home. 

Community residentll were satisfied with the natural amenities within the community and visit 
the natural amenities on a monthly basis. Additionally, residents stated they have a high level of 
likelihood to visit outdoor areas for festivals and special even~ and historical sites and 
museums. Residents also expressed their needs for additional opportunities to visit historical 
sites and museums as well as performing arts centers and nature education centers in parlc.s. 

When asked about shopping, retail outlets, and lodging facilities, residents were satisfied with 
eating and drinking places, food and grocery stores, and gasoline service stations. The most 

27 



visited locations were food and grocery stores, gasoline service stati~ and eating and drinking 
places. Residents will continue to visit those same locations within the next 12 months. 
However, residents expressed a higher need for ladies and men's clothing stores and shoe stores. 

The Touriam Industry 

Tourism for Blufilon continues to increase. This was demonstrated by the increased occupancy, 
ADR, and RevP AR growth since 2009. Additionally, a large portion of visitors to Hilton Head 
Island visit Bluffion while vacationing in the community. The leading attraction draw for· 
Blufllon is Tanger Outlets, however Old Town Bluffton and Bluffton Restaurants are attraction 
drivers as well. Lastly, when conducting year over year comparisons, since 2011 the annual 
demand for Bluffton lodging is exceeding the number of available rooms demonstrating that the 
need for future hotel rooms. 

The Relllil Market 

While the retail market analysis revealed ma.rlcet saturation for some retail sectors, 34 retail 
sectors were identified for possible future retail opportunities because those sectors remain 
undersupplied. The major sectors were specialty foods, beer wine, and liquor stores, sporting 
goods, and general merchandise. The assessment also showed that the undersupplied sectors 
would require approximately 396,000 square feet of space. 

The Ecot~OMic lmptU:t AIUllysis 

The retail jmpact analysis for the seven prevailing retail sectors showed a potential economic 
impact of $53.4 million to $11 0.4 million _for the first four years. Hotel impact is estimated to be 
between $13.7 million to $26.8 million depending on the size of the lodging facility. 

Consequently, it is plausible that the following strategies for development can be implemented as 
a result of the primary and secondarY data collected and analyzed. 

1. A mixed use development that has housing, retail, and recreation components. 
2. Single-family detached and condominium housing that appeals to young and married 

professionals. 
3. A walkable residential community that contains natural areas and wildlife habitats but 

also an open community center for hosting Bluffion festivals and special events. 
4. Effectively position the community as one with a "short commute to work" community 

strategically positioned between Hilton Head Island, the Town ofBlu:fRon, and the 
developing Bluffton location of Buckwalter Place. 

S. Consider the development of a performing arts center that would be adjacent to the 
previously mentioned community center that could serve southern Beaufort County as 
well visitors to Hilton Head Island. 

6. Consider the development of an upper midscale or upscale lodging ~erty. 
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7. Offer a "Retail-Tamment" experience that can capture both the resident and visitor 
interests. 

8. Integrate commercial space dedicated to professional offices and/or medical services as 
those needs will continue to grow for Bluffton. 
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Hilton Head NatWMI Golf Course Rl!zoning- Tniffic Impact Analyats 

1.0 Executive Summary 

The Hilton Head National golf course is located on approximately 300 acres on the Bluffton Parkway 
between Malphrus Road and Tanger. 2 in Beaufort County, SC. The parcel is proposed to be rezoned 
ftom a golf co~ to a mix of uses. Land uses studied in this analysis for the rezoning include 
commercial, office, entertainmen~ :re&deotial, bote~ and school uses. An economic study, Site 

Aaaesnnent and Economic Impact Analysis of The Proposed Hilton Head National Golf Course 
Redevelopment, bas been performed for 1he site by University of Sooth Carolina-Beaufort to review the 
market for the ideal mix of uses. This report is available under- separate cover. 

Access to the site is eurrentJy planned along Bluffion Parkway and Malphrus Road. On Bluftlon 
Parkway, the following access points are plmned: a full access at Hilton Head National Drive with 
installation ~fa bridge on Bluffton Parkway, a right-in right-out (RIRO) access between Malphros Road 
and Hilton Head National Drive, and a full access aligoed with Tanger 2 utilizing a cross access roadway 
with an adjacent parcel. On Malphrus Road. three fuJI acc:esses are planned. two are planned to provide 
access to 1he single family residential use (for the pwposes of this study, one location is assumed to be 
located across ftom the O]de Town neighborhood and one is planned to provide a connection to bo1b the 
single family residential use and the rest of the development). A roundabout is aJso planned on Malphrus 
Road to provide access to the remaining uses. which is planned to be located between the single family 

residential access and tbeBJuf&n Parkway. The single family component oftbis development is planned 
to be internally connected to the rest of the development as shown on the .conceptual plan. All access 
poirrts are planned to be designed to meet South Carolina Department of Transportation (SCDOT) and 
Beaufort County standards as applicable. This development is assumed to be completed in two phases~ 
Phase 1 with a buildout date of2021, and Phase 2 with a buildout date of2026. The details of the land 
uses for each phase are discussed later in the report. 

Thls report presents the trip generation, distribution, aud traffic analyses. In addition to the traditional 

weekday AM and PM peak ho~ a Saturday afternoon hour was also reviewed for select intersections. 
These locations are noted below. The following intersections along with the site driveways were included 

in the ana1ysis based on discussions with County staff: 

• US 278 at Burnt Church Road 
• US 278 at Malphrus Road (Saturday) 
• US 278 at Hilton Head National Drive 

• US 278 at Tanger 2 (Saturday) 
• US 278 at Moss Creek Drivel Buckingham Plantation Drive (Saturday) 
• Bluffion Parkway at Buckingham Plantation Drive (Saturday) 

• Bluffton Parkway at Tanger 2 (Saturday) 
• Bluffton Parkway at Hilton Head National Drive (Saturday) 

t1ED ~ 1··.~ I 1--l .1 -" 
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Hilton Head Nfltional Golf Course Rezoning- Tmjjlc lmptr~Anoly.sir 

• Bluftlon Parkway at Malphrus Road (Saturday) 

• Bluffion Parkway at Burnt Church Road 
• Heritage Lakes Dr. at Malphrus Road 

The proposed land uses were assumed for the 2021 Phase 1 Build conditions: 

• 200,000 square' foot (sf) of retail space 

• 500 hotel rooms 
• 300 apartments 

• 6SO parking space adventure park 
• ISO single family homes 

• 100,000 sf convention ccmter 
• l,SOO seat perfonning arts center 

• 200 beds assisted living 
• 25,000 sf medical-dental office buildings 

• 25,000 sf of general office building 

The proposed land uses were assumed for the 2026 Phase 2 Build conditions. These square footages are 
considered inclusive of the Phase I conditions. 

• 400,000 sf of retail space (of which 200,000 sf is built in Phase 1) 
• SOO hotel rooms (no change from Phase I) 

• 300 apartments (no change ftom Phase 1) 

• 650 parking space adventure park (no change fi'om Phase I) 
• 300 single family homes (of which 150 single famHy homes are built in Phase 1) 

• 100,000 sf convention center (Do change ftom Phase I) 

• 1,500 seat perl'onning arts center (no change ftvm Phase 1) 

• 400 beds assisted living (of which 200 beds are buBt in Phase l) 
• 25,000 sf medical~dental office buildings (no clumge from Phase 1} 

• 100,0~ sf of general office building(ofwhich 25,000 sf is built in Phase 1) 

• 700 student EtementaJy School 
• 500 student Middle School 

The following roadway system improvements are assumed in the 2021 Phase I and 2026 Phase 2 
analyses both of which are wmplete: Bluffton Parltway flyover tolftom US 278 and traffie calming 
improvements on Foreman Hill Road. 
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Based on the MsulG of1he 2021 and 2026 Build AM and PM peak hour capacity analyses and plaos for 
the development, the following roadway improvements are planned to be implemented as a part of this 
project: 

• Inst:aJ1atioa of eastboundlwestboUDd bridge on Bluffton Padtway at Hilton Head National Drive. 
Flyover would travel _over Hilton Head National Drive with ramp sys1aD ~ with 
Hilton Head National Drive. which would remain at grade. 

• Coostruction of a roadway COIIIIeciion from the project to the adjacent parcel (to tbe east) and 
signalization of the intersection ofTanger 2 at Bluffton Parkway 

• Tum lane improvements and related phasing upgmdcs at the following intersections: 
o Bluffion Pukway at Ma.lp1uus Road 

• Installation of southboUDd right-tum Jane on Malphrus Road 
• Installation of northbound right-tum lane on Malphnrs Road 
• lnstBilation of a &eCODd northbound left-tum lane to form dual northbound left­

turn lanes on Malphrus Road 
0 us 278 at Malphrus Road 

• Installation of exclusive northbound 1brough Jane and conversion of northbound 
left-through lane to coo:lusive left-tum lane on Malphrus Road creating dual left­
tum lanes 

o Blufllon Parkway at Burnt Church Road 
• Inst:aJ1atioa of aclusive northbound right-tum lane on Burnt Chunlh R.oad 

o Malphrus Road at Access 1¥1 (2026) 
• InstaUation of southbound left-tum lane 

o Blufthm Parkway at Access #J3 (2026) 
• IDslaDation of eutboUDd rigbt-tmn lane 

• Installation of roundabout at Malphrus Road at Acce&s #YJ.. 
• WideniDg Malphros Road to mur lanes bmmm US 278 and Bluftlon Pmtway 
• Widening Malpbrus Road to four Janes between Bluftlon Parlcway and Access #2 rouodabout 

(2026) 

• 'htiming ofUS 278 and Bluffion Prutway conidor traffic signal systems 
• Coo.nlination with Heritage Lakes regarding tbe Heritage Lakes Dr. access - detailed 

coordination will need to be completed with the neighborhood. As this has not occurred at this 
time, tbe analysis assumes the location remains where it is today. ho~ever, it is recommended 
that this be determined prior to the completion of design plans for the project. 

Note that the timiog of implementing the tum lanes at Malphrus Road at Access #1 aod Bhdfton Parkway 
at ~ss #3 is dependent on the buildout of1he site. For the reviewed scenarios, the tum lmes were not 
shown to be needed in the Phase 1 conditions but should be installed by Phase 2 conditions. For 

d. i 1:3 J l·--1 L .4 
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constructability and preparation for the ultimate buildout of the site, these tum lanes were assumed to be 

installed as part ofPhase 1. 

The Existing conditions analyses {prior to the opening of the BJufttoo Parlcway) show that the study area 
.inmrsectiODS are operating acceptably with the exception of US 278 at Moss Creek Drive/Buckingham 
Planation Drive and Bluffton Plllkway at Moss Creek Drive/Buckingbam PJanation Drive. The 

operations of these two intersections are improved with the compJetion of the BJuffton Parkway. 

2021 Phase 1 No Build AM and PM peak hour conditions show that all intersections are operating at level 

of service (LOS) D or better with the exception of the intersection of US 278 at Moss Creek 
DriveJBuckingbam Planation Drive which is operating with some congestion during the AM peak hour 

(LOS E). The operations of this intersection arc improved from today with the comp1etion of the BJuffion 
Padtway Flyover. Compared to the Existing conditions the delay is projected to be reduced from the pre­
Bluffton Flyover conditions. Saturday oouditions show acceptable operations at all of dJ.c studied 
intersections. 

In tbe 2021 Phase 1 Build AM and PM peak hour conditions with the installation of the improvements 
previously listed, the study area intersections are projected to operate acceptably at LOS D or better with 

the oxception of US 278 at Moss Crock Drive/Buckingham Plantation Drive (LOS E in the AM and PM 
peaks). lhe projected delay of this intersection is within 10% of the 2021 Phase 1 No Build AM and PM 
peak hour conditions~ Satmday conditions show acceptable operations at all the studied intersections with 

the proposed improvements. 

In the 2026 Phase 2 No Build conditions, the study area intersections are projected to operate acceptably 
with the same CXIleptioo noted above in the 2021 Phase l Build conditions at US 278 at Moss Creek 
DriveJBucldngham Plantation Drive (LOS E). The projected delay of this intersection is approximately 
20% greater than the 2021 Phase 1 No Build AM and PM peak hour conditions. Saturday conditions 
show acceptable operations at all of the studied intersections with the proposed improvements. 

The 2026 Phase 2 Build conditions analyses abow the study area intersections operating similar to 2026 
Phase 2 No Build conditions with some additional signal timing improvemen1a resulting in US 278 at 
Moss Creek Drive/Buckingham Plantation Drive wntinuing to operate at LOS E during the AM and PM 
peak hours. The projected delay of this intersection is within 10% of the 2021 Phase 1 Build AM and PM 
peak hour conditions. Saturday conditions show IWQejrtable operations at all of the studied intened:ions 
with the proposed improvements. 

An in-depth study of the internal circulation has not been conducted at this point, as the detailed site plan 
has not been ereated; however, connectivity between land uses is planned and shown in the conceptual 
plan. 

o.:tob&:r 2016 
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As the actual land uses for 1he project have not been finalized at this time due to the project beiq in the 
rezoning stage, Table 1 shows the trip genetation equivalency matrix created to provide a mechanism for 
exchanging trips between lao~ uses as ~sary based on tbe future develop~ent plan and remain trip 
neutral. This table is based on the PM peak hour trip generation rates from the Institute of Transportation 

Engineers, Trip Generation, Ninth Edition. 

Table 1: 
BUlen lind l'tatteaal LIPid Use J1alnleDCJ Maarkt.2 

Singlo-
Residential General 

Land Use: Family 
Apartment Condo/ Hotel Office Dmacbed 

Housin2 Towuhou5e Building 

D.U. D.U. D.U. Rooms KSF 
Single-
Family 1 D.U. is 

1.000 1.613 {.923 1.667 0.671 
Detacbed cquivaleot to 
HousJn2 

Apartment lD.U. is 0.620 1.000 1.192 1.033 0.416 equivalent t.o 

Residential 
I D.U. is Condo/ 0 • .520 0.839 1.000 0.867 0.349 

Townhouse equivalent to 

Hotel 
1 roomUI 0.600 0.968 1.1.54 J.OUD 0..403 equjvalmlt m 

Genml 1 KSFis Office cquivalmrt to 
1.490 2.403 2.86S 2.4&3 1.000 

Bulldi_11g 
Mcdic:all 
Dental J KSF is 3.510 ~-7~8 6.86.5 .5.9.50 2.396 Office equivaleat to 

Build jog 
Shopping lKSPis _ 
Cet*d cquivalcot to 

3.710 5.984 7.13.5 6.183 2.490 
Retail 

Health Club I KSFi• 3.530 5.694 6.788 5.883 2.369 equivalent to 

' 
. .. Coovcrsum rates based on PM peak hollrtrip ra11:.s from ITB s Trip Generation, 9th Edition 

2 KSF = 1,000 square feet. D.U. =dwelling unit 

Medic:all Shoppi 
Dental Dg 
Office Q:ntz:ll 

Building Retail 

.KSF KSF 

0.280 6.270 

0.174 0.167 

0.146 0.140 

0.168 0.162 

0.417 0.402 

1.000 0.962 

1.039 1.000 

0.989 0.9.51 

Due to the size of the development and the steps required in the rezoning and development process, it is 
rcoommcmdcd th~ traffic study be updated when the details of the proposed developments arc realized as 
part of the site plan process. Trips beyond those noted in this study would not be exceeded without 

additional study. 

~ • .,j l~3 I t-1 L.J 
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2.0 Introduction 

The Hilton Head National golf course is located on approximately 300 acres on the Bluffton Partway 

between Malphrus Road and Tanger 2 in Beaufort County, SC. The parcel is proposed to be rezoned 
from a golf course to a mix of uses. Land uses studied in this analysis for the rw.onin& include 
commercial, office, entertainment, residential, hotel and school uses. Acc:ess to the site is currently 
planned along Bluffton Parkway and. Malphrus Road through multiple access points. This development is 
assumed to be completed in two phases, Phase l with a buildoutdate o£2021, and Phase 2 with a buildout 
datcof2026. 

Figure 1 (Appeadh) shows a conceptual bubble plan of the site. This plao is conceptual in nature and 
was created for rezoning purposes only. Specific locations of the uses or access points may shift as the 
detailed site plans are developed for the site. 

Figure 2 (Appeadi:s:) shows the site location for the project. 

3.0 Inventory 

3.1 Study Area 

Based on discussions with County staff, the study area for the TIA includes the following intersections. In 
addition to the traditional weekday AM and PM peak hours, a Saturday afternoon hour was also reviewed 
for sele<;t intersections as noted and the site driveways. 

• US 278 at Burnt Church Road 

• us 278 at Malphrus Road (Saturday) 
• US 278 at Hilton Head National Drive 
• US 278 at Tanger 2 (Saturday) 
• US 278 at Moss Creek Drivel Buckingham Plantation Drive (Saturday) 

• Bluffion Parkway at Buckingham Plantation Drive (Saturd8y) 

• Bluffton Parlcway at Tanger 2 (Satwday) 

• Bluffton Parkway at Hilton Head National Drive (Saturday) 
• Bluflton Parkway at Malphrus Road (Saturday) 
• Bluftton Parkway at Burnt Church Road 

• Heritage Lakes Dr. at Malphrus Road 

~.! J:-3 J .1··-·1 L.~ 
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3.2 Existing Conditions 

Roadways in the immediate project vicinif¥ include US 278, Bhlfiton Parkway, Malphrus Road, Burnt 
Church Road, Buckingham Plantation Drive, and Hilton Head National Drive. Fipre 3 (Appeadb:) 

shows the existing lBDeage for the study area imersections. 

US 278 is a six-Jane divided roadway with a 45 mph speed limit in the study area. Based on 2015 
SCDOT Annual Averase Daily Traffic (AADT) counts, there are approximately 46,900 vehicles per day 

(vpd) in the vicinity of the site. 

Bluffton Pmkway is a folD'-lane divided County roadway witb a 35 - 45 mph speed limit in the study area. 
Based on 2013 Beaufort COlDlty AADT couuts, BlufftoD Parltway east of Burnt Church Road had 
approximately 14,400 vpd, and Bluftlon Parkway east of Malphrus Road had approximately 1,600 vpd iD 
the vicinity of the project site. A flyowlr from US 278 to Bluffion Parkway was recently completed and 
daily traffic counts ue in the process of being updated by the Colmty. The fi:yovcr was completed after 
the collection of 1he weekday traffic data. so adjustments wc::re made in 1he study to the traffic volumes to 
incorporate shifts in traffic pattems. These are discussed later in the report. 

Malphrus Road is a two-lane roadway adjacent to the site (south of Blu1fton Pukway) and a two-lane 
roadway with a two-way-left-tum lane north of Bluffton Parkway. Based on 2013 Beaufort Co1Dlty 
AADT counts, Malphrus Road had approxima1ely 2,000 vpd in the vicinity of the project site. South. of 
the • Malphrus Road becomes Foreman Hill Road. Beaufort County has recendy installcd traffic 
calming measures on Foreman Hill Road. 

Bumt Church Road is two-Jane roadway south of Bluffion Pukway and a four-lane divided I'Oidway 
north of Bluffton Parkway to US 278. 

Buckingham Plantation Drive is a ~lane roadw.y with tum lanes at major inteJHctions iD the Btudy 
area. The Bluffton Parkway flyow:r begins just east of the intersection of Bluffton Parkway at 

Buckingham Plantation Drive. 

Hiltoo Head National Drive is a two-lane roadway iD the study area. Hilton Head National Drive is a 

private roadway. Prior to the completion of the Bluftton Parkway Flyovcr, 1r8ftic wouJd travel on Hilton 

Head National Drive during peak times to access US 278 from Bluffion Padcway. This has been adjusted 
in the Weekday AM and PM peak conditions. 

if ' 1--.l I I -- ·· ·l I ~.• e . _.J ... ..~ 
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4.0 Lowcountry Council of Govamman1s Traffic Modal 

The 2010 Lowcowmy Council of Governments traffic model was used to aid in determining the projected 
future 2030 total volumes with the proposed project (as discussed iD SectioD 7.2) and to perform a select 
zone analysis to help determine the distribution to/ftom the site (as discussed in Seedoa 6.0). 

Updates to the model included the addition of a one-way ramp from eastbound US 278 southbound to the 
site and the update of the socioeconomic data for the traffic lliUllysis zone (TAZ) 1088 to reflect the 
proposed land uses in the 2026 conditions. The ettlployment and households for the propos&Xi land uses 
were added to the 2030 Existing plus Committed (B +C) TAZ data for TAZ 1088. 

Modeling was performed for TAZ 1088 using the following parameters: 1~000 retail empl~ 500 
office employees, 566 services employees, 2S-acre special generator, 300 single-family hou~ 300 
multifamily houses, 400 units of assisted Jiving, and 1~00 students. Employment data was calculated 
using industty standard relationships between square f~ and employment 

The model outputs for the 201 0 existing, the 2030 E + C, and the 2030 E + C + project conditions are 
inc:luded in the Appead.b.. This includes the total daily volume plots and the level of service projections 
for all scenarios and the select zooc raults far the 2030 E + C +project sceiwio. 

In the 2010 model, Bluffion Parkway does not extend past Bmnt Church Road in the model strocton:. 
The projected traffic volume on Bluffion Parkway east ofBumt Church Road is 14,400 vehicles. On US 
278, west of Malphrus Road. daily model volumes are 56,000 vehicles. 

In the 2030 E + C model, Bluffton Parkway extends to US 278 and the Bluffton FJyover is in place. The 
projected traffic volumes on Blu1fton Parkway east ofBumt Church Road are 21,900 vehicles. Adjacent 
to the site, Bluftton Parkway has approximately 22)00 vehicles. On US 278, west of Malphrus Road, 
daily model volumes are 45,900 vehicles. 

In the 2030 E + C + project model, Bluffion Parkway extends to US 271 and the Bluffton Flyover is in 
place. The projected traffic volumes on Bluffton Parkway east of Bmnt Church Road are 24,300 
vehicles. Adjacent to the site, Bluffion Parkway has approximately 19,200 vehicles. On US 278, west of 
Malphrus Road, daily model volumes are 48,600 vehicles. 

Based on the 2030 E + C + project roadway link level of service, the roadways sunounding the site are 
projected to operate at LoS C or bet1er with the project. 

The model data was used to help develop the project distribution. which is further discussed in Seetion 

6.0. 

Oc:tober 2016 

'• 



.. 

Hilton Head National GolfCQurse Rezoning- Trajjlc Impacl A.nalysls 

5.0 Traffic Generation 

The 1raffic generation po~ intemal capture percentage and pass-by rates of the proposed 
development were determined using trip pe.ntion rates published in Institute of Transportation 
Engineers (ITE) Trip Generation Manual (Institute of Transportation Engineers, Ninth Edition). An 

additional data source was used for the conference center use as noted in tbe trip generation tables. 

An economk study has been performed for the project by University of South Carolina - Beaufort to 

review the market for the ideal mix of uses. 

Tables 2 - 5 summarize the projected peak hour trips associated with the proposed site for the rezoning 
application for the 2021 Phase· I- Weekday, 2021 Phase 1 -Saturday, 2026 Phase 2- Saturday, and 
2026 Phase 2 - Saturday conditions. Daily trips are shown in these tables as gross trips only without any 
:internal capture or pass-by reductions. Note that summation of these gross trips without these reductions 
will overestimate the impacts to the transportation netwott. 

Internal capture and pass-by trips were calculated as outlined in the ITE's Trip Generation Manual per 
industry standards. IJitemal capture was limited as necessmy to a maximum of 20% of the project trips. 
Pass-by trips were limited to 1 0% of tfte adjacent street networlc:. 

The supplementaJ study is included in the Appendix. Conference center and performing arts center trips 
were detennined based on similar ITE land uses or supp1ementa1 studies. Furthermore, it was assumed in 
the analysis that the schools, office, perfonning arts center, and conference center uses would not be open 
during the Saturday afternoon peak hour conditions. 

Table 2 shows the trip generation for the 2021 Phase 1 weekday conditions. 

Based on the selected uses, 2021 Phase 1 of the development is projeetcd to generate 1,234 new AM peak 
hour trips (760 entering and 474 exiting) and 1,848 new PM peak hour trips (737 entering and 1,111 
exiting) on average weekdays. 

Table 3 shows the trip generation for the 2021 Phase 1 Saturday conditions. 

Based on the selected uses. 2021 Phase 1 of the development is projected to geuerate 1,956 new PM peak 
hom trips (938 entering and 1,018 exiting) on an average Saturday . 

. ~ ~. 1· ~ I I I ·1 \ ·~ - -= .. -·- . . ..1 
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Tablel: 
Trip Gcueratio11-2021 Pbue 1 (Weekday) 

IT.ELud Daily 
Weekday Weekday 

~..u,ru •• aad Iate.naity 
U1eCode (lrou)' AMPeakBour PM Peak Hour 

Total .. Oat Total Ia Out 
200 bf Shopping Center. 820 10,656 238 148 90 9~3 4Y7 496 

SOO room Hotcl 310 4,085 265 156 109 300 153 147 

300 units Apaltmcnt 220• 1,..942 lSI 30 1~1 183 119 64 
6~ parkinc spiK:e 414 1,476 52 36 16 182 38 144 Adventure Park 

ISO IIDits Siq~Family 210 1,525 us 29 86 lSI 95 56 Decaduld Housing 
100,000 sfCon~on 

CUstom1 1,228 368 294 74 368 74 294 
CeD1cr 

1,500 scat Performing Arts 4412 Data Not 
30 15 JS 30 JS 15 

Carter Avail. 

200 btda Assisted Livin,g 2:S4 532 28 18 10 44 19 25 
25,000 sfMedieal-Delltal 

720 903 60 47 13 89 25 64 Office Building 
25,000 sf General Offk:e 

710 458 63 ss 8 106 18 88 Bl.lildirul: 
Subtotal 1,370 828 542 2,406 1,013 1,393 

Intemal~ 136 68 68 40C 202 202 

Driveway Trips 1,234 '760 474 2,00l 81J 1,191 
Pass-by Trips" 0 0 0 154 '74 80 

NewTripl . 1,234 760 474 1,848 737 1,111 

I. · Based ou trip generation information from Convartion Cc:nta Phase ll HxplmsJOil, Tnp Gcncntion Confirmation Letter 
and Impact Fee Estimate by IDtcrmountain 'l'nmspoftation Solutions for the Spokane Canveotl«l een= in. Spobne, 
WA. 

l. ITE does not povide trip genaat.ion iDformldao. for pafonniJJg 11ts CCIIW so the live t1JaW:r land use code was UJCd 
(LUC 441). It was ISSUm.ed 1hat AM trips would be similar to PM trips duriu& non-p:rformance days for lbe SCiff of the 
1idJi1y. 

3. Intcmal ~was limited to 20% in die PM peak hov. 
4. Pltq.by trips were limited to 10% of adjaceatt IICreet 1laffic. 
S. Gross daily trips do not have inWnal c:aptun: or pu-by redactions applied, therefore summation of these values would 

not be appropriate to detcnninc c:xkmal network traffic YOlumea. 

«I ., 1:3 1 1-f I--' 
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Table3: 
Trip Guentloa- 2021 Plwe I (Satllrdayf' 

ITELand 
Saturday 

. Lalld Usc bd Intensity 
Use Code 

Peak Hoar of Generator 
Total In Oot 

200 ksfShopping Center 820 1,372 713 659 

500 room Hotel 310 360 202 158 

300 units Apartment 2201 156 84 72 

650 parking space Adventure Park 414 253 33 220 

150 1.Dlits Singl~Family Detached 210 142 T1 65 Housing 

200 beds Assisted Living 254 66 30 36 

Subtotal 2,349 1,139 1,210 
Intema1 Capture4 228 114 114 

Driveway Trips 2,121 1,025 1,096 
Passwby Trips~ 16$ 87 71 

New Tripi 1,956 938 1,018 

. . 
l . ITE docs not provtdc directional dislribu.t.ion for tbis LUC, so at ll-111 USU~~~Cd to have the s11n1e din:cticmal distnbution 

as single-family detached housing, LUC 210, sJDslo-&mily detadlcd housing. 
2. Assumed no canvention center activity during the 2:00 PM to 4:00PM period on Saturday. 
3. Assumed office uses. and performing uts c:c:ntcr would be closed during the 2:00PM to 4:00PM period on Saturday. 
4. lnlcmal capt~n was assumed 10 be half of the )ICI'Ceatqes for tbc Wcelcday PM pelk boar. 
5. Pass-by lripa were limited. to 10% of adjaceut llreet traftic.. 

Tattle 4 shows the trip genemtion for the 2026 Phase 2 wc:ckday conditions. 

Based on the selected uses, 2026 Phase 2 of the development is projected to gencntc 2,169 new AM peak 
hour trips (1,298 entering and 871 exiting) and 2,644 new PM peak hour 1rips (1,110 entering and 1,534 
exiting) on avc:rase weekdays. 

Table 5 shows the trip generation for 1be 2026 Phase 2 Saturday conditions. 

Based on the selected uses, 2026 Phase 2 of the development is projected to generate 2,825 new Saturday 

peak hour trips (1,393 entering and 1,432 exiting) on an average Saturday. 
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Table4: 
Trip Geuendon- 20U P•ue 2 (Weekday) 

ITELaud Dally 
Weekday Weekday 

Laod Use aod Inkuity AM Peak Hoar PMPeakBour 
Use Code (gross) 

Total In Out ToCal Ju Out 
400 ksf Shopping Center 820 16,722 363 225 138 1,517 728 789 

500 room Hotel 310 4,085 265 156 109 300 153 147 

300 units Aparbneot 220 1,942 lSI 30 121 183 1J9 64 
650 parking space 

414 1,476 52 36 16 112 38 144 
Advmture Park 

300 units Single-Family 
210 2,886 220 ss 165 282 178 104 DetadJ.ed HousinR 

100,000 sf Convention 
Custom' 1,228 368 294 74 368 74 294 

Center 
1,500 seat Perfm:ming 

4411 No Data 
30 15 IS 30 15 15 

Arts Center AVBil. 

400 beds Assisted Living 254 1,064 56 36 20 88 39 49 
25,000 sfMedical-

720 903 60 47 13 89 25 64 
Dental Office Building 

I(JO,OOO sfGencral 
710 1,313 191 168 23 190 32 158 

Ofti<:eBuilding 
700 student Elementary .520 810 315 173 142 105 51 54 

School 
500 student Middle 522 903 270 149 121 80 39 41 

School 
Subtotal 2,341 1,384 ~ 3,414 1,4'1 1,923 

lntemal Capturel 172 86 86 596 298 298 
Driveway Trips 2,169 1,298 871 1,818 1,1!13 1,625 
fass..by Trips4 0 0 0 174 83 91 

New Trips 2,169 1,2.98 871 2M4 1,110 1,534 
. . . 

1. Based on trip generation iDfonnation from Convention Center Phase n Expansion, Trip GenerlltiOn Ccmfinnauon Letter 
and lmpac;t Fcc Estimate by Intennountain Tnmsportation Solutions for the Spokane Convention Center in Spokane, 
WA. 

2. ITE does not provide trip generation information for performing arts c:mltcr so 1hc live theater lmd use code was used 
(LUC 441). It wu assumed tbat AM trips would be similar to PM trips during DOD-pCd'ormance days for lhe staff of the 
lilcillcy. 

3. lntemaJ c:aptme was limited to 20% in the PM peak hour. 
4. Pass-by trips were limited to 10% of adjacent stm:t traffic. 

« e ~ 1:=.31. .1--~1. I ..~ 
~~ l~NGlNI:·l-RlNG 12 Odober2016 

.. .. 



,. .. 

Hilton Hearl NationDl Golj'Coune Rezoning- Traffic Impact Ann/ysis 

TableS: 
Trip GaentioD- 2026 Pluw: l (Saturday) 

ITELand 
Saturday 

Land Use and lniensity 
Use Code 

Peak Hour of Geuerator 
Total ID Out 

400 lcsf Shopping Center 820 2,153 1,120 1,033 

500 room Hotel 310 360 202 158 

300 units Apartment 2201 156 84 72 

650 parking space Adventure Park 414 253 33 220 

300 units Siugle~Family Detached 
210 276 149 127 

Housing 

400 beds Assisted Living 254 132 61 71 

Subtotal 3,330 1,649 ],681 

Internal Capture'~ 318 159 159 

Driveway Trips 3,012 1,490 1,522 

Pass-by Trips 187 97 90 

New Trips 1,825 1.393 1,431 

- - - -1. ITE does not provide directional d1stribution for this LUC, so at was assumed to have the same directional distribution 
as single-family detached housing. LUC 210, single-family detac:bed housing. 

2. Assumed no couvention centeractivi1;y. 
3. Assumed schools, office uses, md petfomtiDg &ns center would be closed during tbc: 2:00PM to 4:00 PM period on 

Saturday. 
4. Internal capture was assumed to ba half of the pen:l!:llfa8eS for tbe Weekday PM peak bour. 
5. PaD-by lrips were limited to 10% of adjacent s1rcet traffic. 

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 the model output resuJts of the 
select zone analysis. 

The following general cardinal directional di.sa.ibution was applied to/from the site: 

• IS% to/from east on Bluftton Pm-kway (Hilton Head Island) 
• 35% tolftom west on Bluffion Parkway 

• 23% to/from west on US 278 

• 2% to/from north on Burnt Chmch Road 

• 4% to/from south on Burnt Church Road 

• 2% tolftom north on Malphrus Road 

d.~~ 1- _) J 1--1 I " ~~£ ___ _) -" I ·-' 
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• 4% tolftom south on Malphrus Road 
• 2% tclfrom neighborhoods on Malphrus Road 
• 5% to/from north on Moss Creek Drive 
• 8% attenuate in the study netwoJk 

Fipre 4 (Appendis) shows the 1raffic distribution through the study area. 

7.0 Traftlc Volumes 

7.1 Existing Traffic 

Peak hour inteJ:section turning movement COWlts were performed for the study area inte:rscctions in 
Odober 2014 and May 2015 from 7 AM to 9 AM and from 4 PM to 6 PM. The BlufJWD Parkway 
Flyovcr was recently opened; however, 1he weekday counts were performed before its completion. The 
data was adjusWd to Jdlect the opening of the flyovcr based on expected travel pattern shifts. 

Saturday conditions data for select intersections was collected in September 2016 &om 2 PM to 4 PM as 
coordinated with staff. The Saturday counts were adjusted to estimated peak conditions based on a 
comparison to the historical average of SCOOT daily traffic volumes for the Saturday aftmnoon peak 
hom at the US 278 continuous couotstation between May 2016 and September2016. 

The turning movement COlDlt data are includod in the Appeadis and the AM and PM peak hour weekday 
and Saturday existing traffic volumes are shown in F'iga.re S (Appeadm) and Figure 6 (Appndis), 
respectively. 

7.2 No Build Traffic 

Historic growth is the incn:ase in existing 1raff"tc volumes due to usage increases and non-specific growth 
throughout the areL Usiag the 2010 total traffic volumes ftom the Lowcountry Council of Oovemments 
model compand to the 2030 E + C model volumes (background), US 278 shows a negative growth while 
Bluffton Parltwa.y shows a 2.6% growth per year. 

As discussed 'vi1h staff. a 1% per year growth rate was used for the intersec:tions along US 278 (to be 
conservative) and a 2.6% growth rate was used for the intersections along Bluffton Parkway. 

In addition to the non--specific growth rate~ site trips for tho development of an adjacent parcel to the west 
of 1he site wa-c applied to study area intersections based on the traffic study performed by Bihl 
Engineering (dated May 2016) for the Executive Golf Course Site. This study is incJuded in the 
Appelldm. 
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In addition, for the weekday scenarios (not applicable for the Saturday conditions), intersection level 
traffic was reassigned at the Hi11on Head National md Bucldngbam ·Plantation Drive inteJ sections to 
rU1ect the changes tO the network at these locations due to the completion of the Bluftlon Parkway 
Flyover. The reassignments were based on the total daily volumes :&om the model as well as existing 
travel patterns where appropriate. Prior tO the completion of the flyover. vehicles would usc Hilton Head 
National Drive as a cut-through between US 271 and Bluffton PaJkway. The adjusted data limited this 
movement (both to and ftom US 278 from Bluftlon Parkway) and assigned these trips to the flyover. For 
Saturday oonditions. adjusbnents were not necess&~y as the counts OCCIII1'ed after the Bluftton Parkway 

Flyover to US 278 was completed. 

F'ipra 7 - ll (Appeodh) show the AM and PM peak hom traffic volumes for the 2021 Phase 1 No 
Build - Weekday-AM and PM peak hours, 2021 Phase 1 No Build- Saturday, 2026 Phase 2 No Build­
Weekday- AM and PM peak hours, and 2026 Phase 2-No Build Saturday conditions, respectiwly. 

7.3 Ptoject Traffic 

The AM • PM, and Saturday peak hom projected project trips were assigned based on the trip distri~tion 
diseussocl in Section 5. 

7.4 Build Traffic 

The 2021 Phase 1 Build and 2026 Phase 2 Build total traffic volumes include the respective background 
ttaffic and proposed development traffic at build. Figures 7 - 12 (Appea.dli) show the projected peak 
hour traffic volumes for the 2021 Phase 1 Build- Weekday- AM and PM peak hours, 2021 Phase l 
Build - Saturday, 2026 Phase 2 Build - Weekday - AM and PM peak hours, and 2026 Pbase 2 -Build 
Saturday conditions, respectively. 

In the 2021 Phase 1 and 2026 Phase 2 AM and PM peak holD' eonditions. the traffie from the imersection 
of Hilton Head Natiooal and Bluffton Parkway was reassigned as appropriate to account for the 
completion ofthe proposed ramp system entering the property. 

In the 2026 Phase 2 conditions, the development site traffic from Phase 1 was added into the background 
volumes. 

For the purposes of the analysis, Access #1 on Malpluus Road was usumed to be located across :ftom the 
Olde Town neighborhood access point for the purposes of this report. Trips to/from Olde Town were 

estimated using 11E_trip generation infonnation for siDgle family n:sideatial and townhome laDd uses. 

Intersection volume development wmksheets are included in the Appendix. Adjustments discussed in the 
report are documented in tbe wodcsheets. 
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8.0 Capacity Analysis 

Capacity analyses were performed for the weekday AM and PM peak hours and the Saturday peak hour 
for aD eonditions using the Synchro Version 8 software to determine the operating cbaracterislics of the 
adjacent roadway network and 1he impacts of the proposed project The analyses were CODdu.cted with 
methodologies cootained in the 2010 Highway Ctipacity Manual {Transportation Research Board, 
December 2010). If the geometric configuration was not co.nducive to 2010 methodologies. Highway 
Capacity Manual 2000 methodologies were applied. The roundabout at Access #2 and Malphrus Road 
was analyzed using the SIDRA 7 software program using HCM 2010 methodologies. 

Capacity of an intersection is defined as the maximum number of vehicles that can pass through an 
int.erseetion during a specified time, typically an hour. Capacity is described by level of service (LOS) for 
the opel'llting characteristics of an intersection. LOS· is a qualitative measure that describes operational 
conditions and motorist perceptions· within a traffic stream. The Highway Capacity Manual defines six 
levels of service, WS A through LOS F, with A being the best and F being the worst 

8.1 Build Conditions Roadway Improvements Assumed in Analysis 

The future year 2021 Phase 1 and 2026 Phase 2 Build analysis Jtsub include the implementation of the 
fol1owing roadway improvements. 

8.1.1 Malphnu Road Intenectiou 
Currently, at its intersection with US 278, Malphrus Road has an exclusive northbound left-tum lane, a 
shared left-tum/through lane and an exclusive right-turn lane. At BJuffion Parkway. Malphrus Road has 
exclusive northbound and southbound left-tum lanes. Based on the results of the future year analysis, the 
following roadway improvements are also n:commended for Malphrus Road. 

• Bluffion PaJkway at Malphrus Road 
o Installation of southbound right-tum lane on Malphrus Road 
o Installation of northbound right-tum lane on Malphrus Road 
o Installation of a second nonhbound left-tum lane to form dual northbound left-tum lanes 

on Malphrus RDad 

• US 278 at Malphrus Road 
o Installation of exclusive northbound through lane and conversion of northbound left-

through lane to exclusive left-tum lane on Malphrus Road creating dual left-tum lanes 
• Installation of a roundabout on Malphrus Road at Access fl2 

• Widening Malphrus Road to four lanes between US 278 and Bluffton Parkway 
• Widening Malphrus Road to four lanes between Bluffton Parkway and Access #2 

• Addition of a southbound Jeft:-tmn Jane on Malphrus Road at Access ~1 (when warranted) 
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8.1.2 Blldftoa ParkWay IDteneetioaa 

In addition to the acc:css poin1s on Malphrus Road, the site is prcpo.scd to have three access poiots oo 
Bluffton Parkway: a proposed right-in, right-out access between Hilton Head National Drive and 
Matpbrus Road, a Bluffi:on Parkway bridge crossing over Hilton Head National Drive with ramp system 
for movementa, and a connection to the full access point at Tanger 2. 

A roadway COilDCCtion would be constJucted between the project site and Access '114 1o smve left turns 
desiring to travel westboWld on Bluffton Parkway. This access point would a1so serve Tanger 2 and the 
adjacent property. Signalization of this intersection is proposed once traffic signal wammts arc met. 

Hilton Head National Drive is expected 1o serve as the main access point for the developmcnL An 
castbouodlwcstbound bridge would be installed on Blu:ffton Parkway at HiUoD Head National Drive. US 
278 traffic would travel under Blutfton Patkway to ac<:ess the site. As cmrent1y contemplated, a ramp 
system would be installed at the intmection of Bluffton Parkway and Hilton Head NationaJ Drive to 
serve tbe Bluffion Pmkway eastbound right-tum movement, the northbound right-tum movement and tho 
westbound left-tum movement (via loop ramp). 

An exclusive northbound right-tum lane on Burnt Church Road at Bluftbm Parkway is also recommended 
as a part of this project. 

Installation of right-tum lane on Bluffton Parkway at Access #3 should also be considered u a 
preliminary review shows it would likely be warranted by 2026 Phase 2 conditions. 

8.1.3 Other Pluaecllmproveateats 
The retiming of US 278 and Bluffton P&Jtway conidor traffic signal systems is recommcuded as part of 
both PbasC 1 and Phase 2 and is funber discussed in Section 8.1. 

The specffics of the Bluffton Parkway bridge design and operations at HiltDn Head National would be 

designed in detail as the project moves forward and closely coordinated with Beaufort County. It is 
assumed that the merge and diverge opcratiODB of tho ramp sys&an would be designed to operate at an 
accq:Oble level of service. These operations would be further studied during the design phase of that 

roadway project. 

The access point of Heritage Lakes Drive at Malphrus Road should also be further coordinated with the 
County and SCOOT staff and tbe subdivision as tho project moves forward. The curmJt ac<:eSS point is 
located within the northbound Jcft..mm Jane taper area on Malphrus Road. With ~e planned 
improvements to Malphrus Road, this would CODtinue 1o be the case for the tapers with tho proposed dual 

left-tum lanes and there will be inc:roased tlaffic along Malphrus Road in this area. Per neigbborllood 
concems, the close proximity to tbc intersection of Bluffton Pukway and Malphrus Road CUII'altfy 
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contributes to tbe delay experienced by vehicles exiting the neighborhood. Options should be c::oonlinated 
closely with tbe other entities including the neighborhood of Heritage Lakes as they are developed. As 

tbc details of this change have not been determined at 1bis time. the analysis assumes tbe location remains 
where it is today, however, it is recommended tbat this be determined prior to the completion of design 
plans for the projcx:t as queue lengths at the intersection of Malphrus Road at Bluffton Parkway are 
projected to extend past the driveway in the future conditions. 

8.2 Future Weekday Analysis 

Capacity analyses were performed for tbe Existing and 2021 Phase 1 No Build . 2021 Phase 1 Build, 
2026 Phase 2 No Build, and 2026 Phase 2 Build eonditions for the following intersections: 

• US 278 at Bumt Church Road 
• us 278 at Malphrus Road 

• US 278 at Hilton Head National Drive 
• US 278 at Tager 2 

• US 278 at Moss Creek Drive/Buckingham Plantation Drive 
• Bluffton Parkway at Buckingham Plantttion Drive 
• Bluffton Pmkway at Tanger 2 
• Bluffion Pukway at Malphrus Road 

• Bluffton Pmtway at Hilton Head National Drive 
• Bluftton Parkway at Bmnt Church Road 
• Heritage Lakes Dr. at Malpbrus Road 
• Malphrus Road at Aecess #1 (2021 Phase 1 Build, 2026 Phase 2 No Build, 2026 Phase 2 Build 

only) 

• Malphrus Road at Access #2 (2021 Phase 1 Build, 2026 Phase 2 No Build, 2026 Phase 2 Build 
only) 

• Bluffion Parkway at Access #3 (2021 Phase 1 Build, 2026 Phase 2 No Build, 2026 Phase 2 Build 
only) 

• Malpbrus Road at Access #5 (2021 Phase 1 Build, 2026 Phase 2 No Build, 2026 Phase 2 Build 
only) 

Table 6 summarizes the LOS and control delay (average seconds of delay per vehicle) for 1b.e study 
intersections for .Existin& 2021 Phase 1 No Build, 2021 Phue 1 Build, 2026 Phase 2 No Build and 2026 
Phase 2 Build conditions for 1he AM and PM peak hours. 
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In the analysis, :iotenieotion splits were optimized in the 2021 Phase 1 No Build conditions, 2021 Phase 1 
Build conditions, and 2026 Phase 2 No Build AM conditions. For the 2026 Phase 2 No Build PM and 
2026 Phase 2 Build AM and PM conditions, network cycle lengths and intersection splits were optimized 
for US 278 and intersection splits were optimized for Bluft\on Parkway. Capacity analysis reports are 
included in the Appeadm. 

As noted previously, for the purposes of the analyses, it was assumed that dle residential access point on 
Malphrus Road (~ss #1} would be aligned with the Olde Town neighborhood access point Estimated 
trips were calcuJated for this neighborhood using ITE data for single-family detached housing and 
townhom~ and applied to the intersection analysis. 

Traffic counts for the weekday conditions were collected prior to the opening of the Bluffton Parkway 
Flyover and were adjusted to reflect the completion. With the completion of the Blu:ftton Pukway 
Flyover, the traffic volumes on US 278 are expected to drop as some tnflic shifts to use Bluffion 
Parkway. As previously distUssed, this wil1 also reduce a majority of the north/south cut-through traffic 
between Bluffton Parkway and US 278. using roadways such as llilton Head National Drive and 
Buckingham Plantation Drive to access US 278 and Hilton Head Island. In the future conditions (No 
Build and Build), a majority of these trips were routed to use Bluffion Parkway as noted in 1he 
spreadsheet. Additionally, the westbound right-tum movement at the intersection of US 278 at Malphrus 
Road was not included in the intersections analysis as that movement is yield controlled and not 

con1rolled by tbe signal. 

As stated previously, one full access point at Tanger 2 (Access #4), one full access (Hilton Head National 
Drive). md one RIRO access point (Access ##3) are plauned on Bluftton Parkway and three access points 

(one rowulabout- Access #2, two full access points -Access #1 and Access #5) are planned on Malphrus 
Road. All access points will be required to be designed to meet SCOOT and County standards. as 
applicable. 

The Existing conditions (prc-Bluftton Flyover for AM and PM peak hour conditions) analyses show the 
intersections operating acceptably at LOS D or better with the exception of Bluffton Parkway at Moss 
Creek Drive/Buckingham Planation Drive (AM peak only) and US 278 at Moss Creek Drive/Buckingham 
PJanation Drive (AM and PM peaks) which experience some congestion during the ~ homs. Both 
intersection operations are improved with the completion of the Bluffton Patkway Flyover. The 
intersection ofBluftlon Partway at Moss Creek Drive/Buckingham Planation Drive is also improved with 
the signalized of this interseetion. 

2021 Phase 1 No Build AM md PM peak hour conditions show that all intersections are operating at level 

of service (LOS) D or better with the exception of the intersection of US 278 at Moss Creek 

Driw/Buckingham Planation Drive which is operating with some congestion during the AM peak hour 
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(LOS E). The operations of this intersection are improved from today with the completion of the Bluffton 
Parkway Flyovcr. Compared to the Existing conditions the delay is projected to be reduced from the pr~ 
Blu:flton Flyover conditions. 

In the 2021 Phase 1 Build AM and PM peak holD' conditions with the installation of the improvements 
previously listed, the study area intersections are projected to operate acceptably at LOS D or better with 
the exception of US 278 at Moss Creek Drive/Bucldngbam Plantation Drive (LOS E in the AM and PM 
peaks). The projected delay of this intersection is within 10% oftbe 2021 Phase I No Build AM and PM 
peak hour conditions. Saturday conditions show acceptable operations at all the studied intersections with 
tho proposed improvements. In the 2026 Phase 2 No Build conditions, the .study area intersections are 
projected to operate acceptably with the same exception noted above in the 2021 Phase 1 Build conditions 
at US 278 at Moss Creek DriveiBuckmgbam Plantation Drive (WS E). The projected delay of this 
intersection is approximateJy 20% greater than the 2021 Phase 1 No Build AM and PM peak hour 

conditions (63.3 average seconds of delay in 2026 Phase 2 No Build PM peak hour conditions compared 
to 52.1 average SCICOD.ds of delay in tbe 2021 Phase 1 No Build PM peak hour conditions). 

The 2026 Phase 2 Build conditions analyses show the study area intersedioDs operating similar to 2026 
Phase 2 No Build amditions with some additional signal timing improvements resu1ting in US 278 at 
Moss Creek Drive/Buckingham Plantation Drive continuing to operate at LOS E dwing the AM and PM 
peak houn. The projected delay of this intersection is within 10% oftbe 2021 Phase 1 Build AM and PM 
peak hour conditions (64.1 average seconds of delay in 2026 Phase 2 Bwld PM peak hour conditions 
compared to S7. 7 average seconds of delay in tbe 2021 Phase 1 Build PM peak hour conditions). 

Though some intersection approBChes and movements experience elevated delay d~g the peak hours, as 
this project is in the rezoning stage, the levels of development shown in this study along with tbe listed 
improvements generally satisfY the traffic needs at tbis level of study. 

It is recommended that due to the size of the development, discussion occur with County and SCOOT 
staff regarding the details of the proposed improvements and timiug of their construction. As parcels 
develop, individual traffic studies may be desired by the Co1mty. SCOOT or developer. 

The site drivcwlt)'S arc projecb:d to operate acceptably in all ·scenarios. As stated previously. the 
southbound left-tum Jane on Malphrus Road at ACcess #1 and an eastbound right-tum Jane on Bluffion 
Parkway at Ac:cess #3 were shown to be prelim.irwy wman!M befote or at Phase 2 conditions. 

An in-depth study of the internal circulation baS not been conducted at this point, as the detailed site plan 
has oot been created; however, connectivity between land uses is planned. 
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8.3 Future Saturday Analysis 

Capacity analyses were performed for the Existing. 2021 Phase 1 No Build - Saturday, 2021 Phase 1 
Build - Satunlay, 2026 Phase 2 Build - Saturday, and 2026 Phase 2 Build - Saturday for the following 
intersections: 

• US 278 at Malphrus Road 

• us 278 at Tanger 2 
• US 278 at Moss Creek Drive/Buckingham Plantation Drive 
• Bluffion PaJkway at Buckingham PlantatiOn. Drive 
• Bluftl:on Parkway at Tanger 2 
• Bluffton Parkway at Malphrus Road 
• Malphrus Road at Access #1 (2021 Phase 1 Build, 2026 Phase 2 No Build, 2026 Phase 2 Build 

only) 

• Malpbrus Road at Access #2 (2021 Phase 1 Build, 2026 Phase 2 No Build, 2026 Phase 2 Build 
only) 

• Bluffion Parkway at Access #3 (2021 Phase 1 Build, 2026 Phase 2 No Build, 2026 Phase 2 Build 
only) 

• Malphrus Road at Access #5 (2021 Phase 1 Build, 2026 Phase 2 No Build, 2026 Phase 2 Build 
only) 

Table 7 summarizes the LOS and control delay {average seconds of delay per vehicle) for the study 
intersections with Existing, 2021 Pbase 1 No Build- Saturday, 2021 Phase 1 Build- Saturday, 2026 
Phase 2 No Build- Saturday, and 2026 Phase 2 Build - Sa~ QO.Dditions. 

As previously diseussed, the intersection of Bluffton Parkway at Tanger 2 is expected to meet sjgnal 
warrants as side street volmnes increase due to the development of adjacent pan::els in addition to the 
proposed project. It is assumed to be-signalized in all future scenarios. 

Existing Saturday signal timings were maintained for the 2021 Phase 1 No Build conditions. Signal 
timing splits were optim~ for the 2021 Phase 1 Build conditions and 2026 Phase 2 No Build 
conditions. Network cycle lengths were optimized for US 278 at Bluffion Parkway in the 2026 Phase 2 
Build conditions. 
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Table7: 
Level of Service ud Avenge Delay (ia HCODdJ per vellide)- Saturday Aftenloon Peak Bow 

laUrw.cticm Traftk J:ziatiJII 2021Nolhdld 2021 Bald 20UNoBuild ~·aDd 
CoiiW ClliiiUdOIII Ctmdftl0111 Ceaclldool c-JJ.tioJII Ccllldlti0111 

US 278 at Malphrus Rd. 8 
c c D D D 

(22.7) (33.2) (47.7) (S3.tl (35.4) 

US 278 at Tanger 2 s c c c c c 
(27.S) (21.8) (32.3) (33.1) (25.7) 

US 278 at M~s Creek s c D D D D 
Dr.JB Plantation Dr. (32.9) (36.7) (46.8) (48.2) (52.9) 

Bluffton Parkway at s B c c c c 
Bu Plantation Dr. (19.2) (30.6) (21.0) (24.S} (34.1) 
Bluftbm Parkway at Tanger U/SJ c B c c D 

'JJA.ccess #4 (16.3)-BB (15.6) (30.4) (32.4) {38.3) 
Bluffion Parkway at Malphrus s B c c D D 

Rd. {18-') (21.1) {32_6} (36.8} (50.4) 

Malphrus Roed at Access tJ2 R A A A . . 
{9.0) (9.S) (9.6) 

Malphrus Road at Ac;ccss # l u c c c - - (l.S.O)-BB (16.21_- BB (18..5)-EB 

Blu1fton Parlcway at Access #3 u B B c . . 
(14.4)-NB (14.5)-NB (15.8)-NB 

Malphrus Road at Acces:s #5 · u B B B . . 
(11 .2)-WB (11.6)-WB (12.1)-WB 

1. U = unstgnalized, S = srgnaJized, R := roundabout 
1. •• = dellf exceeds 300 seconds 

3 . Expected to meet lignal wments in the flltwe c:onditiom 

Existing conditions analyses show the study area intersections operating acceptably at LOS C or better 
during the Saturday afternoon peak period. 

Tho 2021 Phase 1 No Build conditions analyses show study area intersections operating acceptably at 
LOS D or better with tbe optimization of signal timing splits. The 2021 Phase 1 Build conditions show 
the study area intersections operating at LOS D or better with tbe optim.imtion of signal timing splits. 

The 2026 Phase 2 No Build conditions analysis show the study area intasectioos operating acceptably 
with 1bc optimization of signal timing splits. The 2026 Phase 2 Build conditions analyses show the study 
area intersectioos operating acceptably at WS D or beUa' and similar to 2026 Phase 2 No Build 
conditions with optimization of network signal timings for the US 278 intersections and Bluffton 
Parkway intersections. 

The site driveways are projected to operate acceptably in all Saturday scenarios. 

«I ~ ~ 1-.3 I ] -I 1 . ..1 
~ ~ 1:-. NCINI: t ~INv 23 October 2016 



Hi/Jon Huul NatioMI Golf Course Rezoning- Traffic Impact .Analysts 

9.0 Conclusion 

Hilton Head National golf course is located on approximately 300 acres on the Bluffton Parkway between 
Malphrus Road and Tanger 2 in .Beaufurt County, SC. The parcel is proposed to be rezoned from a golf 
course to a mix of uses. Land uses studied in tbis analysis for the rezoning include commerciaL office, 
residential and hotel uses. Accesses to the site are currently planned along Blu:ffion Parkway and 
Malphrus Road. Driveways will be designed to SCOOT and Beaufort County standll'ds as applicable. 

Based on the 2021 and 2026 Build AM and PM peak hour capacity analysis. the following roadway 
improvements are recommended. 

• Installation of eastbound/westbound bridge on Bluffton Padtway at Hilton Head National Drive. 
Flyover would 1ravel over Hilton Head National Drive with ramp system intersections with 

Hiltou Head National Drive, which would remain at grade. 
• Construction of a roadway connection from the project to the adjacent parcel (to the east) and 

signalization of the intersection of Tanger 2 at Bluffton Parltwa.y 
• Turn Jane improvements and related phasing upgrades at the following intersections: 

o Bluffton Partway at Malphrus Road 
• Installation of southbound right-tum lane on Malphrus Road 
• Installation of northbound right-tum lane on Malphrus Road 
• Installation of a second northbound left-tum lane to form dual northbound left­

tmn lanes on Malphrus Road 

0 us 278 at Ma1pluus Road 
• Installation of exclusive northbound through lane and conversion of northbound 

left-tbrough Jane to exclusive Jeft-tmn Jane on Malphrus Road creating dual left­
tum lanes 

o Blutfton Palkway at Burnt Church Road 
• Installation of exclusive northbound right-nun lane on Burnt Church Road 

o Ma1phrus Road at Access# 1 (2026) 
• Installation of southbound left-tum lane 

o BJ:uffion Pmkway at Access #3 (2026) 
• Installation of eastbound right-tum lane 

• Installation of roundabout at Malphrus Road at Access #2~ 
• Widening Malphrus Road to four lanes between US 278 and Bluffton Parkway 
• Widening Malphrus Road to four Janes between Bluffion Parkway and Access #2 roundabout 

(2026) 

• R.etiming ofUS 271 and Bluffton Parkway conidor traffie signaJ systems 

~ " ' 
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November 15,2016 

COUNTY COUNCIL OF BEAUFORT COUNTY 
BEAUFORT COUNTY PLANNING DIVISION 
Beaufort County Government Robert Smalls Complex 

Physical: County Administration Building, 1 00 Ribaut Road, Room 115 
Mailing: Post Office Drawer 1228, Beaufort SC 29901-1228 

Phone: (843) 255-2140 • FAX: (843) 255-9432 

RE: REVISED NOTICE of Public Meetings to Consider Southern Beaufort County Zoning 
Map Amendment/Rezoning Request for R600-040-000-001C-OOOO (299.202 acres North 
and South of Bluffton Parkway and east of Malphrus Road; known as Hilton Head National 
.Golf Course); from T2-Rural District to T3-Neighborhood, T4-Neighborhood Center and 
T4-Hamlet Center Open Districts; Owner/Applicant: Scratch GolfLLC/ William C. Palmer 
Jr.; Agent: Michael Kronimus 

Dear Property Owner: 

In accordance with the Beaufort County Community Development Code (CDC), Section 7.4.50, a 
public hearing is required by the Beaufort County Planning Commission and the Beaufort County 
Council before a map amendment/rezoning proposal can be adopted. You are cordially invited to 
provide comment at these meetings and public hearings on the subject proposed map amendments in 
your neighborhood. A map of the property is on the back of this letter. 

1. The Beaufort County Planning Commission (public hearing)- Thursday, December 1. 2016, 
at 6:00 p.m. in Bluffion, in the large meeting room of the Bluffton Branch Library, 120 
Palmetto Way, Bluffton, SC 29910. 

2. The Natural Resources Committee of the County Council- Monday. December 19, 2016, at 
2:00 p.m. in the Executive Conference Room, located on the frrst floor of the Beaufort 
County Administration Building, 1 00 Ribaut Road, Beaufort, SC. 

3. Beaufort County Council - generally meets second and fourth Mondays at 6:00 p.m. in the 
County Council Chambers of the Beaufort County Administration Building, 1 00 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 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, 

;-~ Anth~Criscitiello 
Planning Director 

Attachments: 
1. Locational Map 
2. Proposed Master Plan (revised 11/2016) 

J:/common/amendments-map .. . 110 16/ZMA 2016-06 ... /NotifyLtr ... HiltonHeadNational.Rev.2-l11516. 



HILTON HEAD NATIONAL PROPERTY OWNERS NOTIFIED ·. 
PIN_ Owner1 Owner2 MailingAdd City State ZIP 

R600 040 000 142A 0000 1376 FORDING ISLAND ROAD HOLDING LLC 7501 WISCONSIN AVE 500 WEST BETHESDA MD 20814 
R600 040 OOB 0186 0000 AGWUlONY 11 COVINGTON LN BLUFFTON sc 29910 
R600 040 000 0003 0000 ALAN A ULMER REVOCABLE TRUST ETAL 177 ULMER RD BLUFFTON sc 29910 
R600 040 008 0183 0000 ANCHORENA EMILIO F 17 COVINGTON LN BLUFFTON sc 29910 
R600 040 000 0807 0000 AQUINO WANDA 1830 RIBAUT RO PORT ROYAL sc 29935 
R600 040 008 0200 0000 AROBLLC 91 MT PELlA RD BLUFFTON sc 29910 
R600 040 008 0197 0000 BARBER MICHAEL TROY 950 LAKEVIEW DR MTPLEASANT sc 29464 
R600 040 000 0526 0000 BEAUFORT COUNTY 100 RIBAUT RD BEAUFORT sc 29902 
R600 040 000 0449 0000 BEAUFORT-JASPER WATER & SEWER AUTHOR 6SNAKE RD OKATIE sc 29909 
R600 040 OOB 0157 0000 BERRIOS JOSE GOMEZ 7 CAMBRIDGE CT BLUFFTON sc 29910 
R600 040 000 0343 0000 BLACK KATIE A (DVM) 2ALLYAN CT BLUFFTON sc 29910 
R600 040 000 0416 0000 BOND SANDRA 13 BONTWELL CIR BLUFFTON sc 29910 
R600 040 000 0411 0000 BOWERS CHRISTOPHER P DENISE D JTROS 3 BONTWELL CIR BLUFFTON sc 29910 
R600 040 000 0366 0000 BRADLEY ROY KEITH 9 HERITAGE LAKES DR BLUFFTON sc 29910.6531 
R600 040 008 0189 0000 BREDESON MATTHEW AMY JTROS 10 PADDINGTON LN BLUFFTON sc 29910 
R600 040 000 0405 0000 BREWER BRUCE A BREWER HEATHER FLUDD 9CHISOLMCT BLUFFTON sc 29910 
R600 040 000 0344 0000 BRUNECZ STEPHEN KATHLEEN A JTROS 1 HERITAGE LAKES DR BLUFFTON sc 29910 
R600 040 000 0250 0000 CANESTRARI RICHARD A 114 FOREMAN HILL RD BLUFFTON sc 29910 
R600 040 OOB 0216 0000 CAPITALSTREETWAREHOUSE LLP PO BOX16387 SAVANNAH GA 31416 
R600 040 OOA 0472 0000 CARLSON DANA CARLSON VIRGINIA 461 JOSIAH BARTLETT RD CONCORD NH 03301 
R600 040 OOA 0118 0000 CARTER BARBARA A 62TIMBERLN HILTON HEAD ISLAND sc 29926 
R600 040 OOB 0191 0000 CASBY JOSEPH CASBY MARVIN J 14 PADDINGTON LN BLUFFTON sc 29910 
R600 040 OOB 0155 0000 CHAVEZ MIGUEL 15 CAMBRIDGE CT BLUFFTON sc 29910-4002 
R600 040 OOB 0164 0000 CHEUVRONT JENNIFER 25 PADDINGTON LN BLUFFTON sc 29910 
R600 040 OOB 0156 0000 CIAO FRATELLILLC PO BOX3456 BLUFFTON sc 29910 
R600 040 000 0418 0000 CIMINO PAULA KARIN M JTROS 17 BONTWELL CIR BLUFFTON sc 29910 
R600 040 000 0447 0000 COLE CK PORTFOLIO VII LLC PO BOXS2085 PHOENIX AZ 85072 
R600 040 OOB 0187 0000 COOMBS SUSAN LANDRY CHRISTOPHER L 107 LITTLE SANDY POND RD PLYMOUTH MA 02360 
R600 040 000 0208 0000 COROC/HILTON HEAD IILLC% BLACKSTON 3200 NORTH LINE AVE STE 360 GREENSBORO NC 27408 
R600 040 000 0203 0000 DAVIS CHRISTOPHER T TAMARA S 103 FOREMAN HILL RD BLUFFTON sc 29910 
R600 040 000 0403 0000 DURHAM WILLIE L KATHY LJTROS 5 CHISHOLM CT BLUFFTON sc 29910 
R600 040 OOA 0120 0000 EASLER PHILLIP C ANDREA PAINTER JTR 52 TIMBER LN HILTON HEAD ISL sc 29926 
R600 040 000 0413 0000 FLETCHER JAMES W CHERYL LJTROS 7 BONTWELL CIR BLUFFTON sc 29910 
R600 040 OOA 0459 0000 FORO FATIMA A ABOUSAEOOI HOSSEIN 341 LAKESIDE DR NE #P201 ATLANTA GA 30326 
R600 040 OOA 0464 0000 FRITZ STEPHEN A CAROLYN A 194 TREDWELL AVE STJAMES NY 11780 
R600 040 OOB 0171 0000 FUSTOSJESSI PO BOX314 BLUFFTON sc 29910 
R600 040 008 0194 0000 GAUCHOUC 41ABLEST BLUFFTON sc 29910 
R600 040 OOB 0185 0000 GILLETTE DENISE M 3641 RIDGEWATER TRL MARiffiA GA 30068 
R600 040 000 0345 0000 GRAVES CLAY M SANDRA D JTROS 3 HERITAGE LAKES DR BLUFFTON sc 29910 
R600 040 008 0184 0000 GROSSMAN MICHAEL G 111 ARROWWOOD COURT BLUFFTON sc 29910 
R600 040 008 0188 0000 HAILEY WILLIAM E JANICE K JTROS 58 STABLE GATE RD HILTON HEAD ISLAND sc 29926 
R600 040 OOB 0161 0000 HALL ELLEN L 21LEACYBRIDGE RD BLUFFTON sc 29910 
R600 040 000 0367 0000 HALLJENNIFER E 11 HERITAGE LAKES DR BLUFFTON sc 29910 



: 

R600 040 OOB 0166 0000 HALL ROSS KURT JEAN HINSON JTROS 4 LEACYBRIOGE RO BLUFFTON sc 29910 ·. 
R600 040 000 0809 0000 HALLMARK HOMES AT MALPHRUS lP 2301 RIVER RO STE 300 LOUISVILLE KY 40206-3040 
R600 040 OOB 0165 0000 HARRIS AUSTIN R 23 PAOOINGTON tN BLUFFTON sc 29910 
R600 040 000 0414 0000 HENRY SCOTTS 9 BONlWELL CIR BLUFFTON sc 29910 

R600 0400000312 0000 HERITAGE tAKES HOMEOWNERSASSOCIATIO PO BOX7431 HILTON HEAD ISLAND sc 29938 

R600 040 OOB 0193 0000 HOFFMAN SCOTT W HOFFMAN BRENDA L S39 HOMESTEAD LN MOHNTON PA 19540 

R600 040 OOB 0158 0000 HUDAK MIROStAW 5 CAMBRIDGE CT BLUFFTON sc 29910-4002 

R600 040 000 0310 0000 INLAND WESTERN BLUFFTON LOW COUNTRY POBOX9273 OAKBROOK IL 60522 
R600 040 OOB 0169 0000 JACKSON SPENCER T COATES KAREN A 10 LEACY BRIDGE RD BLUFFTON 5C 29910 
R600 040 000 0440 0000 JENNINGS BRYAN N JENNINGS KIMBERLY P 16 BONlWELL CIR BLUFFTON sc 29910 
R600 040 000 0441 0000 JOHNSTON BRADFORD A JULIET JTROS 10 BONlWELL CIR BLUFFTON sc 29910 
R600 040 OOA 0462 0000 JONES GEORGE BEECHER IV JONESAMYS 2212 ROANOKE AVE VIRGINIA BEACH VA 2343S 

R600 040 OOB 0172 0000 KELLEY ELIZABETH V 16 LEACYBRIOGE RO BLUFFTON sc 29910 

R600 040 000 0401 0000 KELLY ARTHUR K TRACY C JTROS !CHISOLM CT BLUFFTON sc 29910 

R600 040 OOA 0471 0000 KING JASON M MCDONOUGH KATHLEEN M 123 HUNNEWELL ST NEEDHAM HEIGHTS MA 02494 

R600 040 000 0406 0000 KITTY RENTY E MILDRED BJTROS PO BOX 1542 BLUFFTON sc 29910 

R600 040 000 0346 0000 KRUSE JACOB KRUSE SOPHIE CLARKE 5 HERITAGE tAKES OR BLUFFTON sc 29910 
R600 040 OOA 0469 0000 LARRICK RENEE A 74STABLE GATE RO HILTON HEAD ISLAND sc 29926 
R600 040 000 0144 0000 LOWES HILTON HEAD LLC 11620 MASTERS RUN EUCOTTCITY MD 21042 
R600 040 OOB 0163 0000 LYN A WHITESIDE REVOCABLE TRUST 7 HATHAWAY LANE BLUFFTON sc 29910 
R600 040 000 0412 0000 MADDUX DAVIS H SHERYL P JTROS 5 BONlWELL CIR BLUFFTON sc 29910 
R600 040 OOA 0466 0000 MAHONEY DONNA 71 STABLE GATE RO HILTON HEAD ISL sc 29926-1059 
R600 040 000 0342 0000 MAHONEY SHAWN PATRICK 1 MULRAIN WAY BLUFFTON sc 2991o-6530 
R600 040 000 001E 0000 MAY RIVER GOLF CLUB ASSOC 200 MAIN STREET SUITE 201 HILTON HEAD ISLAND sc 29926-0107 

R600 040 000 0306 0000 MCDONALDS CORPORATION% MEEKMD 130 CANAL ST STE 201 POOLER GA 31322 
R600 040 OOA 0463 0000 METRO ROBERTS 68 STABLE GATE RD HILTON HEAD ISLAND sc 29926 
R600 040 OOB 0192 0000 MEZQUIDA CAROLINA R 16 PADDINGTON LN BLUFFTON sc 29910 
R600 040 OOA 0119 0000 MORRIS HAROLD 0 Jr MORRIS ROSE GO TIMBER LN HILTON HEAD ISLAND sc 29926 
R600 033 OOA 0338 0000 MOSS CREEK OWNERS ASSOC INC 1523 FORDING ISLAND RD HILTON HEAD ISLAND sc 29926 
R600 040 OOA 0461 0000 ORR JEROME K ORR AMY K 66 STABLE GATE RD HILTON HEAD ISLAND sc 29926 
R600 040 OOA 0465 0000 OSBORN CHRISTY E OSBORN GAYLE WILLIA 360 LYNCH COVE RO BLACK MOUNTAIN NC 28711 
R600 040 OOA 0468 0000 PAMELAJ PERRY REVOCABLE LIVING TRUS 73 STABLE GATE RD HILTON HEAD ISLAND sc 29926 
R600 040 000 0151 0000 PARKER CHRSTOPHER G STERLING LAURA M 113 FOREMAN HILL RD BLUFFTON sc 29910 
R600 040 OOB 0198 0000 PAYAROSA PEZESHKI DAVID 8 HARBORAGE CT BLUFFTON sc 29910 
R600 040 000 0404 0000 PITTINGER DUANE A NORMA L JTROS 7CHISOLMCT BLUFFTON sc 29910 
R600 040 000 0415 0000 POLIQUIN LOREE S COREY R JTROS 11 BON1WELL CIR BLUFFTON sc 29910 
R600 040 OOB 0235 0000 PRAY PAMELA J 17 LEACY BRIDGE RD BLUFFTON sc 29910 
R600 040 OOA 0460 0000 RAMOS NELSON A LASA 65 STABLE GATE RD HILTON HEAD ISLAND sc 29926 
R600 040 OOB 0190 0000 RENDON MARIA R PO BOX23812 HILTON HEAD ISLAND sc 29925 
R600 040 OOB 0195 0000 RIFF LAWRENCE N RIFF DIANEF 1926 RIVERS LANDING DR PROSPECT KY 40059 

R600 040 000 0249 0000 ROBERTS FREDERICK TODD PO BOX5611 HILTON HEAD ISL sc 29938 

R600 040 OOA 0470 0000 ROBERTS MELINDA M S7TIMBERLN HILTON HEAD ISLAND sc 29926 

R600 040 OOA 0467 0000 SALISBURY PATRICIA A 19 MONTANO RD ENFIELD CT 06082 

R600 040 000 0408 0000 SCHUL"TZ BRUCE DALE 4CHISOLM CT BLUFFTON sc 29910 

R600 040 000 0365 0000 SCHULZE NORMA JANSEN ANDREA 7 HERITAGE LAKES DR BLUFFTON sc 29910 

R600 040 000 OOlC 0000 SCRATCH GOLF COMPANY% ACCOUNTING DE 1005 GLENWAY AVE BRISTOL VA 24201-3473 



R600 040 OOB 0196 0000 SHAW MICHAEL F SHAW DEBORAH L 335 ROSLYN AVE CARLE PLACE NY 11514 ·. 
R600 040 000 0409 0000 SHULTZMAN SOMMER SHULTZMAN MICAH 2CHISOLMCT BLUFFTON sc 29910 
R600 040 000 0209 0000 SILVER ROCK BP LLC 270 MOSS CREEK DR HILTON HEAD ISLAND sc 29926 

R600 040 000 0666 0000 SLD-HILTON HEAD LP 6190 POWERS FERRY RD STE 540 ATLANTA GA 30339 
R600 040 000 0407 0000 STOHR DAVID B 6CHISOLMCT BLUFFTON sc 29910 
R600 040 OOB 0162 0000 STRASSNER JORDAN 20 CAMBRIDGE COURT BLUFFTON sc 29910 
R600 040 OOB 0170 0000 SUTTON ANDREW THOMAS SUTTON NIKITA JENNIFER 12LEACYBRIOGE RD BLUFFTON sc 29910 

R600 040 OOB 0160 0000 TAYLOR CHRISTINE 13 CAMBRIDGE CT BLUFFTON sc 29909 

R600 040 OOB 0159 0000 THOREN LAURIE K THOREN BRUCE T 3 CAMBRIDGE CT BLUFFTON sc 29910 

R600 040 OOB 0207 0000 TREXlER WILLIAM RYAN 30 SPINDLE LN HILTON HEAD ISLAND sc 29926 
R600 040 OOB 0211 0000 TRYON LAURIE 8 B ESSEXCT BLUFFTON sc 29910 

R600 040 OOB 0168 0000 UBIIFERE UBI EUNICE 8 LEACYBRIDGE RD BLUFFTON sc 29910 
R600 040 000 0364 0000 UNGVARSKY BRADLEY BECK UNGVARSKY COLLEEN BECK 1 ALLY AN CT BLUFFTON sc 29910 
R600 040 000 0680 0000 UNITARIAN FELLOWSHIP OF HILTON HEAD 110 MALPHRUS ROAD BLUFFTON sc 29910 
R600 040 OOB 0167 0000 URBINA DAMARIS 6 LEACYBRIDGE RD BLUFFTON sc 29910 
R600 040 OOB 0150 0000 VILLAGE AT OLDE TOWN COMMUNITY ASSOC 2 CORPUS CHRISTl PLSTE 302 HILTON HEAD sc 29928 

R600 040 000 0402 0000 WHITE MARKS THERESE M JTROS 3CHISOLM CT BLUFFTON sc 29910 
R600 040 000 0417 0000 YORK WALTER THOMAS WRAY JEANNE CARRYL 15 BONTWELL CIR BLUFFTON sc 29910 



Sign 1 
located at 
the front 
entrance to 
Hilton Head 
National on 
Hilton Head 
National 
Drive. 

Sign2 
located at 
the 
intersection 
of Malphrus 
Road and 
Bluffton 
Parkway 
facing the 
intersection 

Sign 3 is 
located 
directly 
across from 
the entrance 
to Heritage 
Lake Drive 
on Malphrus 
Road 

Hilton Head National Golf Course 3rd Posting Signs Placement 11-15-16 

Facing Property To the Right of Sign Across the Street of Sign To the Left of Sign 
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Sign4 is 
located on 
Malphrus 
Road across 
from the 
Entrance to 
Oldetown 

Sign 5 is 
located 
where 
Malphrus 
road turns 
into 
Foreman Hill 
Road across 
from Benton 
Field Road 

Hilton Head National Golf Course 3rd Posting Signs Placement 11-15-16 

• . ~ ~ - t .. 

Facing Property To the Right of Sign Across the Street of Sign To the Left of Sign 
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* Red Stars lndkate placement of signage notifying public o f rezoning request. 
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Hilton Head National Presentation 
Natural Resources Committee - December 19, 2016



project team

Hilton Head National, LLC is pleased to list the initial professional development team that 
has been contacted and consulted with regarding the Applications to amend the Beaufort 
County Comprehensive Plan Future Land Use Map and Official Zoning Map:

Property Owner: Civil Engineering:

Scratch Golf, Inc. Thomas & Hutton
Mr. William Palmer Mr. Nicholas Stanley
Mr. Martin Kent 

Moderator: Economic Feasibility Study:

McBride Dale Clarion University of South Carolina
Mr. C. Gregory Dale Dr. John Salazar

Land Planning & Architecture: Legal Council:

KRA architecture & design Jones Simpson & Newton, PA
Mr. Michael Kronimus Mr. Weston Jones

Traffic Engineering:

Bihl Engineering, LLC
Ms. Jennifer Bihl



where is Hilton Head National Golf Course?

Hilton Head 
National Site



starts with county comprehensive plan

DA UFUSKIE 
ISLAND 

CITY 

T OWN 

VILLAG E 

HAM L ET 

RURA L 
CROSS R OAD 

Map 4-9: 
Place Type 

Overlay 
Southern 

Beaufort County 

2010 Beaufort County 
Comprehensive Plan 



Size and Intensity of place types: The minimum and maximum site area and maximum density of
place types are established: The Hilton Head National site is approximately 300 acres and is
well within the minimum (110 acres) and maximum (500 acres) size threshold for a Village
place type.



Village 

Located in urbanized areas, 
Villages are made up of clusters of 

neighborhoods that support a larger 
mixed-use environment. The mixed­
use environment can be located 

at the intersection of multiple 
neighborhoods or along a corridor 
between mu ltiple neighborhoods. 

Retai l, Service, Residential, 
Community /Civic Use 

Horizontal and vertical mixed use 

Mostly Attached Bui ldings 



Site Assessment and Economic Impact Analysis

John Salazar, Ph.D.

Director, Lowcountry and Resort Islands Tourism Institute, University of South Carolina Beaufort
Robert Brookover, Ph.D.

Senior Lecturer and Coordinator of Undergraduate Programs and Outreach, Department of Parks and 
Recreation Tourism Management, Clemson University

Robert T. Carey, Ph.D.

Director, Regional Economic Analysis Laboratory, Strom Thurmond Institute, Clemson University
Petrina Turner, MS

Interim Director, Survey Research Center
Savannah State University



• US Census Analysis of Bluffton and Hilton Head, SC residents

• IMPLAN analysis of Bluffton economic sectors

• Survey of residents living in voting precincts within Beaufort 
County to include Belfair, Bluffton 1A-5B, Moss Creek, Rose 
Hill, and Hilton Head voting precincts 1A-15B

• Tourism Trends for Bluffton, Hilton Head Island, and 
Beaufort/Port Royal/St. Helena South Carolina

• Bluffton lodging market overview

• Retail market analysis using Nielson Claritas data for a 30-
minute drive time from the site

• Economic and fiscal impact of a hypothetical development 
regime for the Hilton Head National site was estimated using 
the Regional Economic Models, Inc.

components of the study….



• A mixed use development that has housing, retail, and recreation 
components

• Single-family detached and condominium housing that appeals to 
young and married professionals

• A walkable residential community that contains natural areas and 
wildlife habitats but also an open community center for hosting 
Bluffton festivals and special events

• Effectively position the community as one with a “short commute to 
work” community strategically positioned between Hilton Head Island, 
the Town of Bluffton, and the developing Bluffton location of 
Buckwalter Place

• Consider the development of a performing arts center that would be 
adjacent to the previously mentioned community center that could 
serve southern Beaufort County as well visitors to Hilton Head Island

• Consider the development of an upper midscale or upscale lodging 
property

• Offer a “Retail-Tainment” experience that can capture both the 
resident and visitor interests

• Integrate commercial space dedicated to professional offices and/or 
medical services as those needs will continue to grow for Bluffton

recommendations of the study….



Planning & Architecture



concept plan

Cvic-Schools 
(25acres) 

This new development needs proper In­

frastructure to be suCCI!ssful. Introduc­
tion of schools, emeiJency facilities, 

ambulance, flre and polioe. 

(25 acres) 

This area will house the hotel component 

of the project. located on the south side 

In a quiet location, this is the perfect op-
ULMER PROPERTY portunlty to embrace nature with views of 

the wetlands and lake. 

VILLAGE HERITAGE LAKES 

Discovery Park 
(30acres) 

recreation, adventure and natural environ~ 

ment. The ability to Introduce outdoor rec­

reation commercial possibilities to the site 

will aCCI!nt the other proposed uses. 

LOCATION MAP 

+1- 300 ACRES 
GATEWAY to HILTON HEAD 

CONCEPTUAL MASTER PLAN 

Situated In the heart of the project, • full The La ndinss 
service senior housi"' component with 
top notch amenities. Direct walking access 

to all other uses on the property without 

need for vehicular traffic. Close proximity 

to parl<s and recreation. 

(25 acres) 

OLD SOUTH 

GOLF COURSE 

Hilton Head 

~ 

(97 acres) 

A place with upscale shoppe's and res­
taurants surrot.mding a laqe open town 
square park. Families stroll tosether 

shopping and enjoyl"' a village of 
m ixed uses. A true sense of community. 

KRA architecture + design 



town square

Imagine a destination resembling old town America. A place with upscale shoppe's and restaurants
surrounding a large open town square park. Families stroll together shopping and enjoying the festive
holiday seasons. A village with mixed uses and a true sense of community. Passive parks, trails, nature
centers could also head up this location that is adjacent to the natural wetlands.



discovery park

Everyday people move to the lowcountry to experience the wonders of the outdoors. This area provides
a wonderful climate, recreation, adventure, and natural environment. The ability to introduce outdoor
recreation commercial possibilities to the site will accent the other proposed uses.



the landings

Exactly situated in the heart of the project, a full service senior housing component with top notch
amenities for all members to enjoy. The neighborhood will have direct walking access to the all other
uses on the property without the need for vehicular traffic. Close proximity to nature trails and parks,
new residents will have all their needs at their finger tips.



resort village

With many amenities, shopping and entertainment introduced to the project, a location to house hotel
accommodations that are themed to the area are essential. Located on the south side of the project, in a
quiet location, this is the perfect opportunity to embrace nature with views of the wetlands and lakes.



foreman bluff

Another component of the proposed project will be a new residential neighborhood on the extreme south
side of the property. Envisioned as a classic single and multifamily project with access directly to
Foreman Hill Rd and sporting community amenities for all to enjoy. This serene quiet location is ideal for
families.



civic - schools

Beaufort County is growing daily and with that we need to grow our infrastructure with proper civic and
educational facilities. Imagine a campus that children can safely walk via nature paths and sidewalks
without having bus or car transportation. Emergency facilities, ambulance, fire and police will also be
considered to be housed at this location.



regulating plan
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2025 comprehensive plans southern region planned network….

∙ Currently planned 

connectivity through Stroup 
Lane to downtown Bluffton

∙ Expected to lessen traffic on 

Foreman Hill Road



process

1. Approximately 300 acres of existing golf course

2. Current Zoning – T2 Rural

3. Comprehensive plan designation

4. Charrette – (3) Public Meetings 

∙ Concept plan developed through collaborative design process

5. Heritage Lakes & Village at Old Town – (2) Board Meetings

∙ Discussed efforts to accommodate neighbors needs and concerns

∙ Website for homeowners to be able to review all data on the project.

∙ All POA’s (Heritage Lakes, Village at Olde Town and Moss Creek informed 

all residence of process, not just within 500’ of HHN. 

6. Zone map

Village Overlay 

Transect Zone Designations
T3 Hamlet Neighborhood 74 acres 25%

T3 Neighborhood 49 acres 16%

T4 Hamlet Center Open 80 acres 27%

T4 Neighborhood Center 97 acres 32%

Staff Conclusion: “…the applicant has generally met the requirements of the 

overlay district” (December 1, 2016 Staff report)



Civil Engineering



Civil Engineering

Malphrus Road “Complete Street”

Mr. Nicholas Stanley



roadway ideas….



storm water ideas….



walkway, pathway, green space ideas….



Traffic Engineering



Primary traffic study intersections…



• Basic Parameters

– Analysis reviewed by third party reviewer 

– Trip generation based on national standards

– Land Use Equivalency Matrix developed to exchange trips 
between land uses and remain trip neutral

– Planned land uses studied in updated regional modeling

– Phased approach to project

– Saturday analysis performed for key locations

preliminary traffic concepts….



• Basic Parameters

– Changes to land uses from June 2016 traffic study
• Retail reduced from 700 ksf to 400 ksf

• Apartments reduced from 400 units to 300 units

• Single Family reduced from 300 units to 200 units

• Assisted Living increased from 250 beds to 400 beds

• Added 125 ksf office (100 ksf office and 25 ksf medical office)

• Added 1,200 student school

– Trip Distribution – based on regional model
• 27% to/from US 278 and points north from west

• 25% to/from US 278/Bluffton Parkway from the east

• 6% to/from Malphrus Road area

• 42% to/from Bluffton Parkway and points south from the west

preliminary traffic concepts….



• Traffic Impact Analysis

– Eliminated the flyover

– Overpass and ramp system at Bluffton Parkway and HHN Drive

– Malphrus Road widening and roundabout

– Tanger 2 signalized connecting road

– Turn lane improvements

– Signal timing improvements

– Alter operations for HHN Drive at US 278

– Coordination with Heritage Lakes regarding access

• Staff Conclusion: “These improvements will adequately 

mitigate the development’s anticipated impacts for the 

proposed development pattern and density.” (November 23, 

2016 Traffic Engineering letter)

• Stantec Conclusion: The analysis recommends providing 

multiple improvements, and Stantec agrees that the 

recommended improvements will adequately serve the roadway 

network under the project as currently proposed. 

modifications



• Formation of a formal working group
– Includes 

• Representatives identified by Heritage Lakes board

• HHN Owner representatives

• County staff

– Collaborative and iterative process

– Regular meetings to discuss potential solutions

– Brainstorm initial ideas

– Identify constraints

– Develop potential ideas

– Ideas tested and vetted with County and SCDOT staff (Bluffton Parkway owned 
by Beaufort County, Malphrus Road owned by SCDOT)

Heritage lakes coordination….



various heritage lakes solution ideas (to be vetted)….

Add signal (2,250’)

Add connector road

T4NC

T3HN

C5RCMU



Conclusion

• Consistent with Comprehensive Plan

• Consistent with the Economic Impact Analysis

• The standards for map amendments are met

• The standards for the Village Place Type are met

• The proposed roadway improvements will adequately mitigate the 
impacts



         BEAUFORT COUNTY STORMWATER UTILITY 
                  120 Shanklin Road 

                     Beaufort, South Carolina 29906 
           Voice (843) 255-2801 Facsimile (843) 255-9478 
 
 

INTEROFFICE MEMORANDUM 
 
TO:  Councilman Brian Flewelling, Chairman, Natural Resources Committee 
  

FROM:  Eric W. Larson, Stormwater Manager       
 
SUBJECT: Shell Point Investments, LLC Quitclaim Deed for Various Strips of Land (Ditches) in 

Shell Point Subdivision. 
 
DATE:  December 15, 2016 
 
 
BACKGROUND:  
Beaufort County Stormwater Department has received numerous drainage complaints in Shell Point Subdivision. 
Attempts to acquire easements have been unsuccessful due to lack of parcel identification/ownership on needed 
strips of land (ditches). County staff have traced ownership of strips of land (ditches) to Shell Point Investments, 
LLC, of whom a quitclaim deed transferring ownership of property has been granted to Beaufort County and 
attached as “Exhibit D”. The property to be transferred is more clearly identified on the attached map labeled 
“Exhibit A” and on recorded plats identifying the strips of land to be transferred attached as “Exhibit B” Plat 
Book 17 at Page 28 and “Exhibit C” Plat Book 18 at page 126. 
 
At the December 14, 2016 Stormwater Utility Board Meeting, the Stormwater Board reviewed and recommended 
approval of the land transfer to Beaufort County’s Natural Resources Committee. 

 
 
FOR ACTION:   
Natural Resources Committee meeting December 19, 2016. 
 
RECOMMENDATION:   
The Stormwater Department recommends that the Natural Resources Committee approve the land transfer from 
Shell Point Investment, LLC to Beaufort County. The County will not incur any costs associated with the land 
transfer. 
 

Attachments:  Exhibit A 
             Exhibit B 
             Exhibit C 
             Exhibit D  
   

CC:  Gary Kubic, County Administrator 
  Josh Gruber, Deputy Administrator 

Thomas Keaveny, County Attorney 
Allison Coppage, Deputy County Attorney 
David Wilhelm, Director of Public Works 
Patricia Wilson, Right of Way Manager-Engineering 

 



(Exhibit "A")
Shell Point 
Subdivision

Activity: Land to
be Transfered

Township:
Port Royal Island

®
0 300 600150

Feet 1 inch = 265 feet Prepared By: Beaufort Co, Stormwater Management Utility
Print Date: 12/14/16
File - C:\sethdata\easement requests\2016\Shell Pt SD Land Transfer

Legend
Land Transfer
Parcels
Streets
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EXHIBIT D

STATE OF SOUTH CAROLINA 

COUNTY OF BEAUFORT 

) 
) 
) 

QUITCLAIM DEED 

KNOW ALL MEN BY THESE PRESENTS, THAT Shell Point Investments, LLC (hereinafter 
"Grantor"). for and in consideration of the sum of Ten and No/ ! 00 Dol lars ($ 1 0.00) to it in hand 
paid at and before the sealing of these presents by Beaufort County (hereinafter "Grantee"), whose 
address is Post Office Drawer 1228, Beaufort, South Carolina 29901- I 228, the receipt whereof is 
hereby acknowledged, has remised, released and forever quit-claimed, and by these presents does 
remise, release and forever quit-claim unto the said Grantee, its successors and assigns forever, all 
of its right. title and interest in and to the following described real property, to wit: 

All those certain pieces, parcels or strips of/and situate, lying and being in Shell Point Subdivision, 
Beaufort County, South Carolina, and being more particularly shown as 20 '- 30 ' wide strips of 
land on a plat o.f Shell Point Subdivision recorded in the Beaufort County R. 0. D. q!Jice in Plat 
Book 17 at Page 28. A copy ofsaid plat is attached hereto as Exhibit "B ''. The strips of land are 
also depicted in Exhibit ''A ". 

Also, all that properLy 111hich is shown in Exhibit "C" as the ditch area located within the parcel 
labeled "Temporarily Reserved". Exhibit ''C " is derived/rom a plat recorded in Plat Book 18 at 
Page 126. 

TOGETHER with all and singular, the rights. members, hereditaments and appurtenances to the 
said premises belonging or in anywise incident or appertaining. 

TO HAVE AND TO HOLD all and singular the premises before mentioned unto the said Beaufort 
County, its successors and assigns forever. 
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WITNESS the hand and seal of the Grantor this 9, -\--~ day of i"2--o co N'!\~.rr 
2016. 

WITNESSED BY: 

·~~~ JZ'-0\,_ rr Ou~sJ 
Witness #2 

STATE OF SOUTH CAROLINA 

COUNTY OF BEAUFORT 

) 
) 
) 

SHELL POINT INVESTMENTS, LLC 

0 1 (!'/ .... ..q ~ 
- y l ~ J ( A ~ 

By: ( I ). . ./.(' ./- . , f.:. 
/James W. Pike, Ma6ager · 

L the undersigned Notary Public, do hereby ce11ify that James W. Pike, personall y appeared 
before me this day and. in the presence of the two witnesses above named, acknowledged the due 
execution ofthe foregoing instrument on behalf of Shell Point Investments, LLC. 

Witness my Hanel and SeaL this ~ \..\.-._ dayof J).9.ro~ , 2016. 

~Dt~ £±~),5{~ 
Signature of Notary Public 

Notary Public for the Sate of: _A~ ~ ~ 
My commiss ion expires: ~ , 'd..'-\~ ·;;tO&~ 

8 I 
(Seal required if outside South Carolina) 
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