
PLANNING COMMISSION 

STAFF REPORT 
Department of Growth Management

MEETING DATE: November 16, 2016

PROJECT:
Amendment to the Approved Master Plan for Village at 
Verdier and add Health/Human Care as an allowed use

PROJECT 
MANAGER:

Kevin P. Icard, AICP,  
Planning and Community Development Manager, Growth 
Management Department

REQUEST:  HealthSouth Rehabilitation Hospital of the Lowcountry, LLC requests that 
the Planning Commission recommend approval of the following application: 

INTRODUCTION: HealthSouth Rehabilitation Hospital of the Lowcountry, LLC is 
requesting an amendment to the current Initial Master Plan for the Village at Verdier 
PUD requesting the approval in order to add a new Land Use, “Health / Human Care” as 
defined in Section 9.4.6 of the Unified Development Ordinance.  

BACKGROUND:   
The applicant, HealthSouth, has a contract to purchase approximately 6.8 acres of the 
125.32 acres that make up the Village at Verdier (now known as “Seagrass Station”). 
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HealthSouth proposes to construct a 46,000 square foot – 38 bed rehabilitation hospital 
together with associated water, sewer and stormwater infrastructure and systems. 
Within three (3) years of opening, it is expected that the facility will employ 
approximately 74 clinical full-time employees and 32 non-clinical employees. Along with 
the amendment to the Master Plan, the applicant has submitted an amendment to the 
PUD text to create a new Planning Area called “Health/Human Care” which will have 
multiple uses that would be allowed. This planning area is consistent with the Health / 
Human Care classification that is defined in Section 9.4.6 of the Unified Development 
Ordinance. 

The property is currently vacant land. Portions of the Village at Verdier PUD have been 
developed. There are existing paved roads, some utility infrastructure and developed 
and partially developed residential and commercial areas. The zoning district for the 
Property is PUD and it is located adjacent to and accessed by Seagrass Station Road, a 
private paved road within the Village at Verdier PUD with access directly to South 
Carolina Highway 170. 

There is an existing entry road from Hwy 170 and the internal roadway network 
includes two future connections to Hwy 170, through future commercial areas, as 
previously approved. Access points to the PUD are consistent with the previously 
approved plan. The revised master plan includes provisions for open space and park 
area. Park areas have been relocated from the previous plan. Areas designated as park 
are equal to park areas in the previously approved amendment. Programming for park 
spaces will be address at the time of development permit submittal for each land use 
area. The currently proposed amendment considers inclusion of existing facilities such 
as roads, stormwater, water, and sanitary sewer systems, and reconfiguration of 
existing infrastructure is not necessary. Roadways and drainage will be owned and 
maintained by the community association. Water and sewer infrastructure will 
ultimately be owned and operated by BJWSA. 

DEVELOPMENT SCHEDULE 
The following is a proposed schedule of development for the master planned area being 
developed by HealthSouth. The construction of the hospital, area “H”, will be completed 
as a single phase. 

Phase Unit Type Number of Beds Development Year 

1 Hospital 38 2016/2017 
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REVIEW CRITERIA & ANALYSIS:  The Planning Commission is required to consider the 
criteria set forth in Section 3.9.3 of the Unified Development Ordinance in assessing an 
application for a Master Plan Amendment.  These criteria are provided below followed 
by a Staff Finding(s).

1. Section 3.9.3.A. Promotion of and consistency with the land use goals, 
environmental objectives and overall intent of the policies within the 
Comprehensive Plan. 

Finding.  The application is consistent with the Comprehensive Plan.

This criteria is consistent with the criteria set forth for the PUD Text Amendment 
associated with this project (ZONE-09-16-10146).  

Population Vision. The Population Vision of the Comprehensive Plan acknowledges 
and accepts the Town's diverse population and strives to offer a high quality of 
life for all residents, visitors and workers. The proposed amendment is consistent 
with this goal by providing additional medical and healthcare services to support 
the existing and future population of Bluffton. In addition, the project proposes 
the construction of a facility that will employ, within three (3) years of opening 
up to 74 clinical and 36 non-clinical, for a total of 106 full-time employment 
opportunities for residents in Bluffton and the surrounding area. 

Economic Development Vision. The Economic Development Vision of the 
Comprehensive Plan instructs the Town to strive to create a vital, diverse and 
sustainable local economy that enhances Bluffton's community resources: 

The proposed amendment is shifting 
approximately 5 acres from Mixed-
Use area “T” & approximately 1.8 
acres from Multi-Family area “D” to 
create the 6.8 acre area to be 
designated as “H” for Health/Human 
Care. 

The 46,000 square feet necessary for 
the building will be accounted for in 
the overall allowed square footage 
for the development, which is 
404,000 square feet.  
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human, natural and economic. The Applicant's proposed additional use category 
provides the opportunity for an economically viable development and use on the 
Property by a successful national leader in the healthcare industry which Section 
6 of the Comprehensive Plan identifies a targeted industry. 

Community Facilities Vision. The Community Facilities Vision of the 
Comprehensive Plan encourages the Town to provide efficient and reliable 
facilities and services for the residents and visitors of the Town of Bluffton and to 
meet level of service standards to ensure a high quality of life. This Application 
supports the Community Facilities Vision as facilitates the opportunity for 
development of a successful business enterprise with employment opportunities 
for skilled and unskilled workers which serve to enhance the Town's human, 
natural and economic resources and contributes to a stable tax base. It also adds 
the opportunity for expanded healthcare services to residents and visitors of the 
Town without adding additional unplanned burdens on these community facilities. 

2. Section 3.9.3.B.  Consistency with the intent of the Planned Unit Development 
Zoning District as prescribed in this Ordinance. 

Finding.  This provision will be consistent with the intent of the proposed 
amendment to the PUD text.  

The Village at Verdier was designed to be a mixed-use development, which 
includes residential, commercial, and civic uses. The use category of Health / 
Human Care is consistent with natural development of this project. The proposed 
use will provide a service for the Town of Bluffton and surrounding area.  

3. Section 3.9.3.C.  As applicable, consistency with the provisions of the 
associated Development Agreement and/or PUD Concept Plan. 

Finding.  The application will be consistent with the provisions of the Village at 
Verdier Development Agreement.

The proposed change to the Master Plan will not affect the overall allowed square 
footage for the development (404,000 SF).  

4. Section 3.9.3.D.  Compatibility of proposed land uses, densities, traffic 
circulation and design with adjacent land uses and environmental features, as 
well as the character of the surrounding area. 

Finding.  The application is compatible with the surrounding area.

The proposed change in use does not provide for increased density rather it uses 
existing, available and unused density in an existing PUD. Moreover it does not 
require new or expanded access points and has essentially direct access to the 
South Carolina Highway 170 ("SC 170") which is a designated principal arterial 
intended to move traffic in high volumes. The additional use category proposed 
by the Applicant has no negative impact on the Town's transportation system, 
and is consistent with the Transportation Vision of the Comprehensive Plan.
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5. Section 3.9.3.E.  Ability to be served by adequate public services, including, but 
not limited to, water, sanitary sewer, roads, police, fire, and school services. 
For developments that have the potential for significant impact on 
infrastructure and services the applicant shall be required to provide an 
analysis and mitigation of the impact on transportation, utilities, and 
community services. 

Finding.  The property is able to be served by adequate public services and has 
previously provided an analysis and mitigation measures on the impact on 
transportation, utilities, and community services with the Village at Verdier 
Development Agreement and Concept Plan.

The proposed Project is in an existing PUD where much of the infrastructure 
including roadways, sanitary sewer, solid waste, drainage, potable water, 
electricity, telephone and cable, is already in place. The Applicant's proposed 
additional use category supports and is consistent with the Community Facilities 
Vision of the Comprehensive Plan. 

6. Section 3.9.3.F.  Demonstration of innovative site planning techniques that 
improve upon the standards in other allowable Town of Bluffton zoning districts 
with the purpose of enhancing the Town of Bluffton’s health, safety and 
welfare. 

Finding.  The Master Plan includes innovative site planning techniques that 
enhance the Town’s health, safety, and welfare.

The applicant has found a parcel of land that is suitable to their needs. The 
Village of Verdier has a majority of the infrastructure in place that will be used by 
the applicant. This is enhancing the Town’s health, safety and welfare by utilizing 
land that has already been graded and prepared for development verses the 
need to develop new lands that would impact the environment.  

7. Section 3.9.3.G.  Ability of the site to sufficiently accommodate the densities 
and land use intensities of the proposed development. 

Finding.  The property is able to sufficiently accommodate the proposed 
development.

The Property is located in the Village at Verdier PUD which provides for a 
variety of residential, civic, commercial and mixed uses. The additional uses 
complement those various uses by providing health and human care services 
to the residents and guests of the PUD. Furthermore, to the west of the Village 
at Verdier PUD is the Sun City Community and while not within the Town. Sun 
City is a very large age restricted residential community whose citizens will 
also be able to take advantage of the proposed new use in the Village at Verdier. 

8. Section 3.9.3.H.  Conformance with adopted or accepted plans, policies, and 
practices of the Town of Bluffton. 
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Finding.  The application is in conformance with adopted or accepted plans, 
policies, and practices of the Town.

The Comprehensive Plan recognizes that the provision of first class health care 
and medical services and facilities has contributed to the Town's economic 
success and the healthcare industry is the first of the three identified targets 
industries." The Applicant's proposed additional use category provides the 
opportunity for an economically viable development and use on the Property by a 
successful national leader in the healthcare industry which Section 6 of the 
Comprehensive Plan identifies a targeted industry. 

TOWN STAFF RECOMMENDATION:  Town Staff finds that the requirements of Section 
3.9.3 of the Unified Development Ordinance are met and recommends that the Planning 
Commission provide a recommendation of approval to Town Council for the Village at 
Verdier Master Plan Amendment. 

NEXT STEPS:  Forward recommendation to Town Council: 

Master Plan Amendment Procedure Step Completed Date Completed 

Step 1.  Pre-Application Meeting  August 25, 2016

Step 2.  Application Check-In Meeting  September 23, 2016 

Step 3.  Review by UDO Administrator  September 23, 2016 

Step 4.  Planning Commission Public Hearing 
and Recommendation  November 16, 2016 

Step 5.  Town Council 1st Reading 
(January 10, 2017 Tentative) 

ATTACHMENTS: 
1. Application 
2. Proposed Master Plan 
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