
TOWN COUNCIL 

STAFF REPORT 
Department of Growth Management

MEETING DATE: November 16, 2016

PROJECT:
Recommendation to Town Council for Zoning Text 
Amendment  to amend the Village at Verdier PUD 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 to Town Council, the following 
application: 

ZONE9-16-10146. A Zoning Map Amendment to the Village at Verdier PUD requesting 
the approval of an amendment to the text of the Village at Verdier PUD in order to add 
to the current authorized uses in the Village at Verdier PUD the use category defined in 
Section 9.4.6 of the Unified Development Ordinance as “Health / Human Care”. 
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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”). 
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 existing PUD, the applicant has submitted an Initial Master Plan 
Amendment to change the portion of land under contract to purchase to change the 
existing land use Planning Areas from “Mixed-Use” & “Multi-Family” to “Health/Human 
Care”. 

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. 

Together with this Application, the Applicant has submitted an application for an 
amendment to the Initial Master Plan “IMP” for the property to allow the use of a Health 
/ Human Care facility (the "IMP Amendment"). The application for the IMP Amendment 
( "IMP Amendment Application") for the Property contemplates the change of a portion 
of the area designated in the IMP as "Mixed Use" and a portion of the area in the IMP 
designated as "Multifamily" to "Health / Human Care".  

The Property is the subject of a contract of sale between the Owner and the Applicant. 
This Application and the IMP Amendment Application are contemplated by and 
contingent conditions of the contract of sale and are supported by the Owner. The 
Applicant is a wholly owned subsidiary of HealthSouth Corporation which owns and 
operates medical and rehabilitative health service facilities throughout the United 
States. A certificate of need, as contemplated by Regulation 61-15 of the South 
Carolina Department of Health and Environmental Control has already been approved 
for the Applicant for the Property. 

PROPOSED DENSITY AND USE 
Section 2.A. of the Village at Verdier PUD provides for six Planning Areas being: 1. 
Town Home; 2. Neighborhood Residential; 3. Village Hamlet; 4. Private Open Space; 5. 
Multi-Family; and 6. Mixed-Use. These Planning Areas are intended to be used to 
"identify allowed land uses and density within each tract". Allowed density for the 
various Planning Areas are provided in Section 2.D. of the Village at Verdier PUD. The 
Applicant and Owner intend that the density for the Project will be deducted from the 
IMP Mixed Use Density total (404,000 SF) and no new density is requested in this 
Application. 

The by-right permitted use for the 6.8 acre Property under the IMP includes portions of 
the Planning Areas for Mixed Use and Multi-Family. The Applicant proposes to retain the 
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base zoning of PUD; to retain the current approved uses as alternative uses; and add 
the use category of "Health / Human Care" as an additional Planning Area in Section 
2.A of the Village at Verdier PUD. The proposed additional Planning Area of "Health / 
Human Care" is intended to allow those uses authorized in the Mixed-Use Planning Area 
listed in Section 2.B.6. of the Village at Verdier PUD as well as the use category of 
"Health / Human Care". Staff have attached a proposed text amendment to Section 2 of 
the Village at Verdier PUD to represent these changes. 

ZONING MAP AMENDMENT REVIEW CRITERIA & ANALYSIS:  The Planning Commission 
shall use the following criteria when making their recommendation to Town Council for 
the proposed amendment based on Section 3.4.3 of the Unified Development 
Ordinance.  These criteria are provided below followed by a Staff Finding(s) based upon 
review of the application submittals to date.

1. Section 3.4.3.A.  The application demonstrates consistency with the 
Comprehensive Plan or, if conditions have changed since the Comprehensive 
Plan was adopted, consistency with the overall intent of the Comprehensive 
Plan, recent development trends and the general character of the area. 

Finding.  The application is consistent with the Comprehensive Plan, as well as 
the general character of the area.

While aspects the project can be addressed in all nine categories that are 
highlighted in the Comprehensive Plan, staff has provided detail information on 
the top three that the project is consistent with.  

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: 
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 
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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 3.4.3.B.  The application shall demonstrate capability of the site’s 
physical, geological, hydrological and other environmental features to support 
the breadth and intensity of uses that could be developed in the proposed 
zoning district. 

Finding.  The Applicant has provided the information necessary to demonstrate 
that the physical, geological, hydrological and other environment features of 
the site can support the development.

The physical, geological and other environmental features of the Property and 
the Village at Verdier PUD have already been reviewed, planned, designed and 
approved for a variety of uses including commercial uses set forth in the UDO. 
Many such uses have a greater and more intense impact than the proposed 
additional use category of Health / Human Care and the PUD is designed to be 
capable of handling uses more intense than the uses available under Health / 
Human Care. 

3. Section 3.4.3.C.  The application shall demonstrate compatibility of all the 
potential uses allowed in the proposed zoning district with surrounding uses 
and zoning districts in terms of suitability of location, impacts on the 
environment, noise, density, nature of use, traffic impacts, aesthetics, ability 
to develop adjacent properties under existing zoning, and potential influence 
on property values. 

Finding.  The use and applicable development standards are consistent and 
compatible with both the existing and planned uses. 

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. 

The Village at Verdier PUD currently allows some of the uses available under 
the use category Health / Human Care including Family Day Care Home, Group 
Day Care Home, and Child Care Center. To the North West along SC 170 are 
medical offices, outpatient-care, treatment and diagnostic facilities and to the 
south along SC 170 are nursing home facilities. The uses proposed by the 
Application are compatible with surrounding uses. 
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4. Section 3.4.3.D.  The application considers the capacity of public 
infrastructure and services to sufficiently accommodate all potential uses 
allowed in the proposed district without compromising the public health, 
safety and welfare of the Town of Bluffton. 

Finding.  There is sufficient capacity to provide services to the property without 
comprising the public health, safety, and welfare of the Town.  

The Property has nearly direct access to SC 170, a principal arterial with 
connections to U.S. Highway 278, the Bluffton Parkway, South Carolina 
Highway 46 and beyond. The Property has all necessary and readily available 
utilities and storm water drainage facilities that are suitable for the proposed 
use. No additional density is requested and therefore there is no adverse 
impact on the public facilities and services contemplated to serve the Village at 
Verdier PUD.

5. Section 3.4.3.E.  The application shows that there is a public need for the 
potential uses permitted in the requested zoning district.   

Finding.  The public need for this property is based on standards set by the 
Department of Health and Environmental Control (DHEC). 

The issuance of a Certificate of Need to the applicant for this facility is 
appropriate evidence that there is a need for this type of use in the area. 

6. Section 3.4.3.F.  The application must comply with applicable requirements in 
the Application Manual. 

Finding.  The application has been reviewed by Town Staff and has been 
determined to be complete, meeting all requirements of the Applications 
Manual. 

PLANNING COMMISSION RECOMMENDATION – ZONING TEXT AMENDMENT:  The 
Planning Commission shall provide a recommendation based on the criteria above that 
the requirements of Section 3.4.3 of the Unified Development Ordinance are met and 
forward a recommendation to Town Council to approve the proposed PUD Zoning Text 
Amendment at their December meeting. 

NEXT STEPS:  Forward recommendation to Town Council: 

Zoning Text Amendment Procedure Step Completed Date Completed 

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

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

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

Step 4.  Planning Commission Public 
Workshop   October 26, 2016 

Step 5.  Planning Commission Public Hearing 
and Recommendation   November 16, 2016 

Step 6.  Town Council 1st Reading  
(December 13, 2016 Tentative) 

Step 7.  Town Council Public Hearing and 
Final Reading (January 10, 2017 Tentative) 

ATTACHMENTS: 

1. Application 
2. Proposed Master Plan Amendment 
3. Proposed PUD Amendment to Section 2.6 



TOWN OF BLUFFTON Growth Management Customer Service Center 
20 Bridge Street 

_ .. . . Bluffton, SC 29910 ZONING MAP/TEXT AMENDMENT APPLICATION (M3) TOO 4522 
www.townofbtuffton.sc.gov 

applicationfeedbacK@townofbluffton.com 

Applicant Property Owner 
Name: HealthSouth Rehabilitation Hospital of Lowcountrg, Name: Security Bank of Kansas City 

Phone: 205.970.7850 Phone • ^ 3.281.3165 

Mailing Address: Mailing Address, po Box 171297 
Kansas City, KS 66101 

E-mail: Elizabeth.Mann@healthsouth.com E-mail: 

Town Business License # (if aPPIicable): 

Project Information 

Project Name: HealthSouth Rehabilitation Hospital Acreage: 125 

Project Location: Seagrass Station (f/Village of Verdier) Comprehensive Plan Amendment Yes X n o  

Existing Zoning: PUD Proposed Zoning: Health/Human Care 

Type of Amendment: XText MaP 

Tax Map Number(s): Rg10 021 0520 0000| R610 021 0649 0000 

Project Description: 
To amend the latest Village of Verdier PUD and add Health/Human Care as an allowable use. 

Minimum Requirements for Submittal 
[X] 1. Two (2) full sized copies and digital files of the maps and/or plans depicting the subject property. 
[X] 2. Project Narrative and digital file describing reason for application and compliance with the criteria in Article 3 

of the UDO. 
13 3. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable 

to the Town of Bluffton. 

Note: A Pre-Application Meeting is required prior to Application submittal. 

. . .  _  T h e  T o w n  o f  B ' u f f t o n a s s u m e s  n o  'e9a'or financial liability to the app''cantor any 
Disclaimer: third party whatsoever by approving the plans associated with this permit. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property. As applicable, I authorize the subject property to be posted and inspected. 

, Bv: Mark S. Berglind, Esq., 
Property Owner Signature^/ AHornpvs forPropprtv0wnpr Date: September 22, 2016 

Applicant Signature: • By: WalterJ.Nester,III, Date: September 22, 2016 

^ Jtforney for Applrcant ̂  ̂  ̂ 

Application Number: Date Received: 

Received By: Date Approved: 

Town of Bluffton Zoning Map Amendment Application Effective Date: 07/28/2014 
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TOWN OF BLUFFTON 
ZONING MAP/TEXT AMENDMENT APPLICATION 

PROCESS NARRATIVE 
The following Process Narrative is intended to provide Applicants with an understanding of the respective application process, 
procedures and Unified Development Ordinance (UDO) requirements for obtaining application approval in the Town of Bluffton. While 
intended to explain the process, it is not intended to repeal, eliminate or otherwise limit any requirements, regulations or provisions of 
the Town of Bluffton's Unified Development Ordinance. Compliance with these procedures will minimize delays and assure expeditious 
application review. 

Step 1. Pre-Application Meeting Applicant & Staff 

Prior to the filing of a Zoning Map Amendment Application, the Applicant is required to consult with the UDO Administrator or their 
designee at a Pre-Application Meeting for comments and advice on the appropriate application process and the required procedures, 
specifications, and applicable standards required by the UDO. 

Step 2. Application Check-In Meeting Applicant 8l Staff 

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant shall submit the Zoning Map Amendment Application and 
required submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator or designee will review 
the submission for completeness. 

Step 3. Review by UDO Administrator Staff 

If the UDO Administrator determines that the Zoning Map Amendment Application is complete, it shall be placed on the next available 
Planning Commission (PC) Meeting agenda. 

Step 4. Planning Commission Workshop Applicant, Staff 8i Planning Commission 

The PC shall hold a Public Workshop to provide the public with information and a forum to review the preliminary application. 

Step 5. Planning Commission Meeting & Planning Commission 
Public Hearing 

Applicant, Staff 8i Planning Commission 

The PC shall hold a Public Hearing and review the Zoning Map Amendment Application for compliance with the criteria and provisions 
in the UDO. The PC may recommend that Town Council approve, approve with conditions, or deny the application. 

Step 6. Town Council Meeting- 1st Reading Applicant, Staff & Town Council 

Town Council shall review the Zoning Map Amendment Application for compliance with the criteria and provisions in the UDO. Town 
Council may approve, approve with conditions, table, or deny the application at 1st Reading. 

Step 7. Town Council Meeting- 2nd and Final Reading & Public 
Hearing 

Applicant, Staff & Town Council 

Town Council shall hold a Public Hearing and review the Zoning Map Amendment Application for compliance with the criteria and 
provisions in the UDO. Town Council may approve, approve with conditions, table, or deny the application at 2nd and Final Reading. 

Step 8. Zoning Map Amendment Approval Staff 

If Town Council approves the Zoning Map Amendment Application, the UDO Administrator shall issue an approval letter to the 
Applicant. 

Town of Bluffton Zoning Map Amendment Application Effective Date: 07/28/14 
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SECTION 2 

THE VILLAGE AT VERDIER PLANTATION  
INITIAL MASTER PLAN DESIGNATION AND  

DEFINITIONS 

A. INTRODUCTION 

The Village at Verdier Plantation PUD has been divided into six Planning Areas as indicated on 
the Initial Master Plan for the Village at Verdier Plantation Planned Unit Development District 
prepared by KRA architecture & design. The planning areas include: 

1. Town Home 
2. Neighborhood Residential 
3. Village Hamlet 
4. Private Open Space 
5. Multi-Family 
6. Mixed-Use 
7. Health/Human Care

The Planning Areas included above shall be used to identify allowed land uses and density 
within each tract. Included within the planning areas, the Village at Verdier Plantation PUD 
tract has approximately 11 acres of freshwater wetlands. The Tract boundaries indicated on 
the Initial Master Plan and Land Use Areas within Tract boundaries are not intended to be rigid 
exact boundary lines for future improvements. The Initial Master Plan for the Village at Verdier 
Plantation PUD District shall maintain constraints, tree preservation, market conditions and 
design parameters. Accordingly, the exact location of the boundary lines between the various 
planning areas and the location and size of land uses indicated within the planning area(s) 
shall be subject to change as Development Plan(s) (within planning area(s)) are submitted for 
development from time to time; provided, however, that maximum densities and other 
conditions of the Development Agreement between the Village Development Company and the 
Town of Bluffton, South Carolina, will be strictly adhered to. 

B. ALLOWED LAND USES 

The following land uses as designated for each individual Tract shall be permitted in the Village 
at Verdier Plantation PUD. The purpose of this portion of the PUD document is to state which 
land uses shall be allowed within the individual tracts or planning areas of the Village at Verdier 
Plantation PUD. 
However allowing these uses does not obligate the developer to provide the uses or 
facilities stated herein. 

The land uses permitted are referenced in the Town of Bluffton Unified Ordinance and any 
amendment thereto are permitted in the Village at Verdier Plantation PUD: 

ATTACHMENT 3



1. Town Home 

The Town Home area shall have the following land uses and definitions: 

a. Single-family detached dwelling 
b. Single-family attached dwelling 
c. Two or three family dwelling 
d. Interior apartment dwelling 
e. Bluffton Historic Small Home 
f. Accessory dwelling unit/dependency unit 
g. Manufactured home 
h. Manufactured home park 

2. Neighborhood Residential 

The Neighborhood Residential area shall have the following land uses 
and definitions: 

a. Single-family detached dwelling 
b. Single-family attached dwelling 
c. Two or three family dwelling 
d. Interior apartment dwelling 
e. Bluffton Historic Small Home 
f. Accessory dwelling unit/dependency unit 
g. Manufactured home 
h. Manufactured home park 

3. Village Hamlet 

The Village Hamlet area shall have the following land uses and definitions: 

a. Single-family detached dwelling 
b. Single-family attached dwelling 
c. Two or three family dwelling 
d. Interior apartment dwelling 
e. Bluffton Historic Small Home 
f. Accessory dwelling unit/dependency unit 
g. Manufactured home 
h. Manufactured home park 

4. Private Open Space 

The Private Open Space area shall have the following land uses and definitions: 

a. Activities related to soil and water conservation, measurement and control 
b. Agricultural use and structures 
c. Breeding bird and endangered species habitat 
d. Forest, tree farm, game preserve or other conservation purpose 
e. Government nature preserves 
f. Publicly owned and/or operated park, open space, recreational facility or use, 

and the equipment necessary for servicing such use 
g. Wildlife refuge 
h. Golf learning and practice facility 

ATTACHMENT 3



5. Multi-Family 

The Multi-Family area shall have the following land uses and definitions: 

a. Single-family detached dwelling 
b. Single-family attached dwelling 
c. Two or three family dwelling 
d. Interior apartment dwelling 
e. Bluffton Historic Small Home 
f. Accessory dwelling unit/dependency unit 
g. Manufactured home 
h. Manufactured home park 

6. Mixed-Use 

The Mixed-Use area shall have the following land uses and definitions: 

a. Two or three family dwelling 
b. Interior apartment dwelling 
c. Family Day Care Home (6 or less children) 
d. Group Day Care Home (7 to 12 children) 
e. Child Care Center (13 to 22 children) 
f. Civic or institutional use 
g. Library 
h. Museum 
i. Post Office 
j. Public emergency service facilities 
k. Public parks 
I.  School 
m.  Commercial Uses — all listed in Town of Bluffton Unified Ordinance 

7.   Health / Human Care 

The Health / Human Care area shall have the following land uses and definitions: 

a. Family Day Care Home (6 or less children) 
b. Group Day Care Home (7 to 12 children) 
c. Child Care Center (13 or more children) 
d. Hospitals 
e. Medical Offices and Clinics 
f. Nursing Homes and Long-Term Care
g. Uses listed in Section 2.B.6 Mixed-Use
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