TOWN COUNCIL

STAFF REPORT
Department of Growth Management

MEETING DATE: September 13, 2016

Consideration of an Ordinance Approving an
Amendment to the Master Plan for Property Located

PROJECT: on Simmonsville Road North of Fuller Court
Consisting of Approximately 1.9 Acres - Second
Reading/Public Hearing

PROJECT Kevin P. Icard, AICP, Planning & Community
MANAGER: Development Manager

REQUEST: The Planning Commission and Staff recommends Town Council approve
Second Reading of an Ordinance approving an Amendment to the Master Plan for
property located on Simmonsville Road north of Fuller Court consisting of 1.9 acres.

INTRODUCTION: On October 26, 2015, Land Asset Holdings, LLC submitted an
application for an Amendment of the Master Plan for a 1.9-acre tract (PIN R610-031-
000-0250-0000) located on Simmonsville Road (the “Property”). This Property is part
of the Rose Hill Planned Unit Development (PUD). The purpose of the Application is to
change the designated use from Multi-family residential (16 du/acre) to limited
commercial uses including self-storage facilities with outdoor storage for vehicles,
recreational vehicles and boats, general office, medical offices and health services, car
wash, research and laboratory, and artisan workshop, with site specific buffer and

setback requirements for the property. These uses are currently allowed within the
Rose Hill PUD.
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BACKGROUND:

Property: The Property is a currently undeveloped triangular shaped lot and is
bounded on the west by Simmonsville Road, on the north by a Santee Cooper Power
line Right-of-Way, on the southeast by Bluffton Park Business Park (Bluffton Self
Storage - Lot 4), and on the southwest by New Hope Village Residential Subdivision.
Lot 4 is owned by Bluffton Self Storage, LLC and is currently developed as a self-
storage facility. Bluffton Self Storage, LLC has a contract with the Applicant to
purchase the property contingent upon the approval of this Application. If approved,
Bluffton Self Storage will connect the two properties via an internal access road and
utilize the subject property for outdoor and covered storage of vehicles, recreational
vehicles and boats. All of these requested uses are presently allowed by the
commercial designation in the Rose Hill PUD. The residential use could still be made
available to the property in the future with a Town Council approval of a Master Plan
Amendment.

Rose Hill PUD Master Plan: The Property is part of the Rose Hill PUD Master Plan
Area that was originally approved by Beaufort County in 1980 which included Rose
Hill, Belfair, Westbury Park, the Estates at Westbury Park, Plantation Business Park,
Sheridan Park and other residential and commercial properties. The Rose Hill PUD
Master Plan was amended several times by Beaufort County prior to being annexed
into the Town of Bluffton in December of 2005 as part of the Buck Island-
Simmonsville Neighborhood Annexation petition.

LONIG AW =

23.
While the PUD zoning district allows for a broad range of uses that includes single-
family estates, single-family (various densities), single-family patio, recreation,
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multi-family (various densities) and commercial uses, the original and existing Land
Use designation for the Property is Multi-Family Residential with a density of 16
dwelling units per acre (MF-16). With the adoption of the Unified Development
Ordinance and associated Zoning Map in 2011, the majority of the Rose Hill PUD
parcels were reassigned from PUD zoning to a General Mixed Use Zoning. However,
a few Rose Hill parcels adjacent to, and including the subject Property remained PUD
zoning with a Land Use designation of MF-16.

The Town Council approved the first reading on February 9", 2016 with the following
four conditions that needed to be addressed prior to the second reading:

1. Planning Commission’s recommendation

2. Conduct a traffic count analysis

3. Notification of Fuller Court’s adjacent property owners
4. Privacy fence

PLANNING COMMISSION RECOMMENDATION: Planning Commission finds that the
requirements of Section 3.9.3 of the Unified Development Ordinance are met and
recommends approval to Town Council with the following conditions:

a. Permitted land uses shall be the same as the adjacent property within Bluffton
Park known as Lot 4 and located in the Bluffton Park Business Park district limited
to self-storage facilities with outdoor storage for vehicles, recreational vehicles,
and boats, general office, medical offices and health services, car wash, research
and laboratory, and artisan workshop.

b. Street Right-of-Way Setback and Buffer: 50 feet

Setback and Buffer to Residential Use: 25 feet

Setback and Buffer to Non-Residential Use for non-structural storage of vehicles

and items: 10 feet

e. Setback and Buffer to Non-Residential Use of storage in/under structures: 25
feet

f. Conformance with the buffer requirements found in UDO Section 5.3.7.B.3.

g. Conformance with the development standards set forth in the UDO or any future
modification thereof.

h. Inclusion of a heavy buffer to provide more opaque screening within the 25 feet
buffer area.

a o

Traffic Assessment Analysis: The applicant has provided a Traffic Assessment Analysis
for this property showing that the use of a storage facility for 47 spaces for Boats and
RVs will be less of an impact on the road system compared to what is currently allowed
(30 multi-family units). The applicant used the Institute of Transportation Engineers
(ITE) Trip Generation manual to determine the total number of trips and the AM/PM
peak trip count for both apartments and an outdoor storage facility. Below are two
charts from the report showing the estimated number of weekday trips that would be
generated.
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Based on the information provided the total number of trips typically generated from a
30-unit apartment complex would equal approximately 200. The use of an outdoor
storage facility would create approximately 12 trips a day. This would equate to a 94%
reduction in average weekday trips generated by the proposed development verses a
30-unit apartment complex.

Notify Fuller Court Property Owners: Staff notified all property owners on Fuller Court.
The notification included the time, date and location of the public hearing. Also included
is @ way to contact staff with any questions and a map showing the parcel of land that

is requesting to be rezoned.

Privacy Fence: The applicant has provided documentation showing the development will
have a three tiered buffer approach.

1. The covered buildings will have a privacy wall that will run the full length
from the ground to the roof. It will be painted Forest Green or Dark Brown.

2. In the twenty-five (25’) foot buffer, the applicant will plant a mixture of
Leyland Cyprus and Crape Myrtles. (Approximately 10 trees per 100 linear
feet).
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3. A six (6") foot tall green chain linked fence with Confederate Jasmine
planted approximately every ten (10') feet.

TOWN COUNCIL ACTIONS: The Town Council has the authority to take the following
actions with respect to the application:

1. Approve the application as submitted by the Applicant;
2. Approve the application with conditions; or
3. Deny the application as submitted by the Applicant.

REVIEW CRITERIA & ANALYSIS: Town Council 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. 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.

The Land Use Element within the Comprehensive Plan provides a vision that
ensures a balance of land uses to ensure a high quality of life, business
opportunity, environmentally protected areas and property placement of
residential uses. In accordance with the Comprehensive Plan, Planned Unit
Development (PUD) is a recognized form of a specific development technique
that provides flexibility in land uses for the overall development in exchange for
community benefits such as economic development.! The proposed amendment
removes the residential land use designation and replaces it with a limited
commercial use, which is the realization of the Land Use Element vision and
therefore consistent with the Comprehensive Plan.

It is important to note that when describing Medium Intensity Commercial uses
such as that proposed in this application, the Land Use Element emphasizes that
the uses be integrated into surrounding residential development to serve
residents of nearby neighborhoods, generally within two to five miles.? The Land
Use Element contemplates Medium Intensity Commercial uses for numerous
properties to the north of the Bluffton Parkway.?

Finally, the Economic Development Element looks to create a vital, diverse and
sustainable local economy that enhances Bluffton’s community resources, which
include human, natural and economic resources.* The proposed amendment will

! Comprehensive Plan, Page 8-1
2 Comprehensive Plan, Page 8-14
® Comprehensive Plan, Page 8-14

* Comprehensive Plan, Page 6-1
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support this goal by providing the opportunity for additional business uses in lieu
of a high intensity residential use.

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

Finding. The application is consistent with the intent of the Rose Hill Planned Unit
Development Zoning.

In accordance with the Comprehensive Plan, Planned Unit Development (PUD) is
a recognized form of a specific development technique that provides flexibility in
the land uses for the overall development. The Property was annexed into the
Town in December 2005 as part of the Buck Island/Simmonsville annexation and
currently, the Property and the Santee Cooper powerline right-of-way are the
only parcels within the Town’s municipal boundary, which are within the Rose Hill
PUD Master Plan and are designated for residential use. The current Rose Hill
Master Plan does not include any site-specific development performance
standards for a residential or commercial use and as a result, the property would
be subject to development standards set forth in the UDO (except for the site-
specific standards provided below).

The Property is adjacent to Lot 4 within the Shultz Tract PUD and the Bluffton
Park Master Plan. Lot 4 is designated as Business Park under the Bluffton Park
Master Plan. The Business Park designation allows uses permitted with the
General Commercial District, Light Industrial District and Development District as
outlined in the Beaufort County 90/3 Development Standard Ordinance. The
uses purposed to be permitted by the Applicant for the Property are comparable
to the uses permitted on Lot 4 within the Bluffton Park Master Plan.

Given that the Property remains in the Rose Hill PUD and PUD’s generally provide
flexibility in land uses, the Planning Commission recommended designating the
Property as limited commercial with the uses requested by the Applicant which
will allow the same land uses as the adjacent property within Bluffton Park known
as Lot 4, and subject to site-specific design regulations as follows:

a. Street Right-of-Way Setback and Buffer: 50 feet

b. Setback and Buffer to Residential Use: 25 feet

c. Setback and Buffer to Non-Residential Use for non-structural storage of
vehicles and items: 10 feet

d. Setback and Buffer to Non-Residential Use of storage in/under structures:
25 feet

e. Conformance with the buffer requirements found in UDO Section 5.3.7.B.3.

Conformance with the development standards set forth in the UDO or any

future modification thereof.

g. Inclusion of a heavy buffer to provide more opaque screening within the
25 feet buffer area.

—h
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3.

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

Finding. A Development Agreement is not applicable to the Property as there is
no applicable PUD Concept Plan for the Rose Hill PUD.

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.

Given that the uses immediately surrounding the Property are mixed use in
nature including general commercial uses, industrial uses, medium intensity
residential and the Santee Cooper Right-of-Way, the land uses, densities, traffic
circulation and design associated with the amendment are compatible with
adjacent land uses and the general character of the surrounding area.

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.

The Property has direct access to public services including electrical, water,
sanitary sewer and roads. Significant impact on infrastructure and services is not
anticipated with the proposed amendment.

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. Innovative site planning techniques are included in the proposed
amendment.

The Property is proposed to be developed in conjunction with the adjacent Lot 4
as a combined self-storage, mini-warehouse and outdoor storage facility. The
proposed combined development promotes interconnectivity of the sites through
a shared driveway that provides egress and ingress on Simmonsville Road and
Oliver Court, which helps to manage traffic efficiently. The proposed
interconnection of the lots represents an innovative site planning technique,
which represents an improvement of standards in other Town zoning districts.

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

Simmonsville Road Master Plan Amendment — Second Reading Town Council
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Finding. The property is able to sufficiently accommodate the proposed

development.

Given the relatively small size of the 1.9-acre tract, when combined with the
adjacent 4.16 acre, the lot used as one use for a self-service storage, mini-
warehouse and outdoor storage facility provides a site that is sufficient to

accommodate the proposed land use intensity.

8. Section 3.9.3.H. Conformance with adopted or accepted plans, policies, and

practices of the Town of Bluffton.

Finding. The application is in conformance with adopted or accepted plans,

policies, and practices of the Town.

FINAL STEPS: Based on the procedure outlined below, the final step is for Town
Council to make a decision based on the findings and conditions listed above.

Master Plan Amendment Procedure Step
Completed

Step 1. Pre-Application Meeting v

Step 2. Application Check-In Meeting 10/26/2015 v

Step 3. Development Review Committee Technical 11/17/2015 v

Review

Step 4. Planning Commission Consideration of the Master | 12/16/2015 v

Plan Amendment

Step 5. Town Council Consideration of an Ordinance 2/9/2016 v

Approving the Master Plan Amendment - First Reading

Step 6. Town Council Consideration of an Ordinance 9/13/2016

Approving the Master Plan Amendment - Public Hearing

and Final Reading

ATTACHMENTS:
1. Approved Rose Hill Master Plan
2. Application for Master Plan Amendment
a. Rose Hill Amended Master Plan

3. An Ordinance to approve an amendment of the Master Plan for property
located on Simmonsville Road north of Fuller Court identified by Beaufort
County Parcel Identification number R610 031 000 0250 and consisting of

approximately 1.9 acres, more or less.
Traffic Impact Analysis
Fence and Wall Images

uik

Simmonsville Road Master Plan Amendment — Second Reading
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ATTACHMENT 2

TOWN OF BLUFFTON Growth Management Customer Service Center

20 Bridge Street
PLANNED UNIT DEVELOPMENT (PUD) B'“ff;gzé;ggzggg
MASTER PLAN APPLICATION www.townofbluffton.sc.gov

applicationfeedback @townofbluffton.com

Applicant Property Owner
Name: Chester C. Williams Name: Land Asset Holdings, LLC
Phone: (843) 842-5411 Phone: (843) 785-5017
Mailing Address: 55 gox 6028 Mailing Address: pq gox 5032
Hilton Head Island, SC 29938-6028 Hilton Head Island, SC 29938-5032
E-mail: Firm@CCWLaw.net E-mail:

Town Business License # (if applicable):

Project Information

Project Name: Tract VIII, Rose Hill PUD New Amendment

Project Location: Simmonsville Road Acreage: 1.9

PUD Name: Rose Hill Plantation PUD

Tax Map Number(s): TMS R610-031-000-0250-0000

Project Description: omendment of Rose Hill Plantation PUD Master Plan

Minimum Requirements for Submittal

(M 1. Two (2) full sized copies and digital files of the Master Plan.

(] 2. Project Narrative and digital file describing reason for application and compliance with the criteria in Article 3
of the UDO.

W] 3. All information required on the attached Application Checklist.

(] 4. 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.

The Town of Bluffton assumes no legal or financial liability to the applicant or 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 | am
the owner of the subject property. As applicable, | authorize the subject property to be posted and inspected.

Property Owner Signature: See attached consent letter Date:

Applicant Signature: Date: 10/23/15
For Office Use

Application Number: Date Received:

Received By: Date Approved:

Town of Bluffton PUD Master Plan Application Effective Date: 11/10/2011



ATTACHMENT 2

TOWN OF BLUFFTON
PLANNED UNIT DEVELOPMENT (PUD) MASTER PLAN 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 UDO. 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 Planned Unit Development (PUD) Master Plan Application, the Applicant is required to consult with the UDO
Administrator 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 & Staff

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant may submit the PUD Master Plan Application and
required submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator will review the
submission for completeness.

Step 3. Review by UDO Administrator & Development Review Staff
Committee

If the UDO Administrator determines that the PUD Master Plan Application is complete, it shall be forwarded to the Development
Review Committee (DRC). The DRC shall review the application and prepare written comments for review with the Applicant.

Step 4. Development Review Committee Meeting Applicant & Staff

A public meeting shall be held with the Applicant to the review the DRC Staff Report and discuss the application. The Applicant will be
directed to address any comments, if any, and resubmit the application materials. The application shall be forwarded to the Planning
Commission (PC).

Step 5. Planning Commission Meeting Applicant, Staff & Planning Commission

The PC shall review the PUD Master Plan 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 Applicant, Staff & Town Council

Town Council shall review the PUD Master Plan Application for compliance with the criteria and provisions in the UDO. Town Council
may approve, approve with conditions, table, or deny the application.

Step 7. PUD Master Plan Approval Staff

If Town Council approves the PUD Master Plan Application, the UDO Administrator shall issue an approval letter to the Applicant.

Town of Bluffton PUD Master Plan Application Effective Date: 11/10/2011




ATTACHMENT 2
TOWN OF BLUFFTON
MASTER PLAN
APPLICATION CHECKLIST

In accordance with the Town of Bluffton Unified Development Ordinance (UDQ), the following information shall be
included as part of a Master Plan application submitted for review. Depending on the proposal, the amount and type of
documentation will vary. This checklist is intended to assist in the provision of the minimum documentation necessary
to demonstrate compliance with the UDO. Upon review of the submitted application by Town Staff, additional
information may be required. The use of this checklist by Town Staff or the Applicant shall not constitute a waiver of
any requirement contained in the UDO. Applicants are encouraged to work closely with Town Staff in preparing any
application prior to submittal.

NOTE: Depending on the activities proposed, Master Plan documentation will vary. At minimum, each plan must contain the General Information

and Site & Existing Conditions Documentation in addition to information required for the other specific activities listed below, as applicable. Please
contact Town Staff for questions and additional information.

General Information.

1. Name and address of property owner(s) and applicant.

2. If the applicant is not the property owner, a letter of agency from the property owner authorizing the applicant
to act on behalf of the property owner.

3. Project name and/or name of development.

4. A detailed narrative describing the existing site conditions and uses, proposed development, proposed uses and
activities that will be conducted on the site, statement of conformance with the UDO, description of any energy
conservation or green technologies proposed on the site, the maintenance responsibility of any common or public
areas, and publically dedicated improvements to be completed.

5. A listing of any past development permit approval numbers associated with the site and existing conditions
placed on the development property by the Town of Bluffton through past approvals including a detailed
description of how the condition will be met.

6. An explanation of why any items on this checklist are not included with the application materials.

7. Project name and/or name of development.

8. All plans must include the following: name of county; municipality; project location; parcel identification
number(s); date of original design; all dates of revisions; north arrow; graphic scale; and legend identifying all
symbology.

9. Vicinity map.

10. Site data table to include; total acreage, pervious versus impervious cover, required and proposed open space
calculations, number and area of proposed lots, residential density, number and area of each proposed structure,
area of each use of the property and buildings, and required and proposed parking calculations.

11. Phasing plan if the development is proposed to be developed in phases.

12. Letters of approval, including any applicable permits, from the following agencies (as necessary for the project):
a) United States Army Corp of Engineers;

b) South Carolina Department of Health & Environmental Control;
¢) South Carolina Department of Transportation;
d) Beaufort County Engineering;

e) Beaufort County EMS;

f)  Beaufort County School District;

g) Bluffton Township Fire District;

h) Beaufort Jasper Water Sewer Authority;

i)  Town of Bluffton;

j)  Electric Provider;

k) Natural Gas provider; and

) Cable, telephone, and data provider.

Site and Existing Conditions Documentation.

1. Comprehensive color photograph documentation of site and existing conditions. If digital, images should be at a
minimum of 300 dpi resolution.

Town of Bluffton Applications Manual 1of3 Revised 01/01/2013



ATTACHMENT 2
TOWN OF BLUFFTON
MASTER PLAN
APPLICATION CHECKLIST

NOTE: Depending on the activities proposed, Master Plan documentation will vary. At minimum, each plan must contain the General Information

and Site & Existing Conditions Documentation in addition to information required for the other specific activities listed below, as applicable. Please

contact Town Staff for questions and additional information.

2. Names of the owners of contiguous parcels and an indication of adjacent existing and proposed (if known) land
uses and zoning.

3. Location of municipal limits or county lines, zoning, overlay or special district boundaries, if they traverse the
development property, form a part of the boundary of the development property, or are contiguous to such
boundary.

4. Location of all existing access points and intersections along both sides of any frontage or access roadway(s)
within a minimum of 1,000 feet of the development property.

5. Location, dimensions, name, and descriptions of all existing or recorded roadways, alleys, reservations, railroads,
easements, or other public rights-of-way on or within 200 feet of the development property.

6. Location, size, and type of all existing easements, rights-of-way, or utility infrastructure on or within a minimum
of 200 feet of the development property.

7. Existing topography and land cover. Contours shall be shown in intervals of 1 foot or less.

8. Location, dimensions, area, descriptions, and flow line of existing watercourses, drainage structures, ditches,
one-hundred (100) year flood elevation, OCRM critical line, wetlands or riparian corridors top of bank locations,
and protected lands on the development property.

9. Location of any existing buildings, structures, parking lots, impervious areas, public and private infrastructure, or
other man made objects located on the development property.

10. Boundary survey with bearings and distances of all property lines, tract/lot acreage, location of property markers,
and seal of a Registered Land Surveyor, as well as a legal description of the property.

11. Location of benchmarks/primary control points or descriptions and ties to such control points to which all
dimensions, angles, bearings, block numbers, and similar data shall be referred.

12. Existing deed covenants, conditions, and restrictions, including any design or architectural standards.

13. Proposed deed covenants, conditions, and restrictions, including any design or architectural standards.

14. Legal documents for proposed public dedications.

Lot and Building Pattern.

1. Schematic block and roadway type layout and design indicating access, configuration, land use and intensity by
block or portion thereof, and buffers including detailed dimensions as are necessary and appropriate to
demonstrate compliance with all applicable standards and requirements.

Transportation Networks.

1. A map or sketch showing the general relationship of the development to the surrounding areas with existing and
proposed access roadways referenced to the intersection of the nearest primary or secondary paved roadway.

2. A Traffic Assessment.

w

A Traffic Impact Analysis (TIA), if warranted by the Traffic Assessment.

4. Proposed roadway alignment plan showing right-of-way widths with specific reference to the roadway type and
design assembly.

5. Proposed access indicating roadway names, connectivity, roadway extensions, proposed stub roads, and dead-
end roadways including detailed dimensions as are necessary and appropriate to demonstrate compliance with
all applicable standards and requirements.

6. Existing and proposed non-motorized vehicle lanes, paths, sidewalks, and other facilities, including transit
facilities, on and within 200 feet of the development property including detailed dimensions as are necessary and
appropriate to demonstrate compliance with all applicable standards and requirements.

7. Emergency access provisions.

8. Phasing plan of proposed traffic mitigation measures, or approved payments in-lieu of such that will be provided
to the Town of Bluffton or applicable agency. Plan must ensure adequate transportation network is in place to
support development at time of construction.

Natural Resources, Tree Conservation, Planting, and Landscaping.

1. Location of existing tree canopy coverage including table summarizing canopy lot coverage area, lot area not
covered by tree canopy, and tree canopy expressed as percentage of lot coverage.

Town of Bluffton Applications Manual 20f3 Revised 01/01/2013



ATTACHMENT 2
TOWN OF BLUFFTON
MASTER PLAN
APPLICATION CHECKLIST

NOTE: Depending on the activities proposed, Master Plan documentation will vary. At minimum, each plan must contain the General Information

and Site & Existing Conditions Documentation in addition to information required for the other specific activities listed below, as applicable. Please

contact Town Staff for questions and additional information.

2. Location and table summarizing trees listed on America’s Historic Tree Register as maintained by American
Forests.

3. Location of groups of trees that connect to other vegetated and/or treed areas on adjacent sites helping to
create or extend a wildlife or natural corridor.

Open Space Plan.

1. Proposed open space areas, habitat areas, types, and access trails both on and off-site.

2. Proposed public lands and methods of dedication and access.

3. Proposed ownership and method of transfer through deed restrictions, covenants, public dedication, or other
method acceptable to the UDO Administrator.

4. Proposed use for all portions of dedicated open space.

Stormwater Management.

1. Description of proposed methods, and general layout of stormwater drainage, water system, sewer system and
open space areas.

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL
ALL SUBMITTALS MUST BE COLLATED AND FOLDED TO 8-1/2” X 11”

By signature below | certify that | have reviewed and provided the minimum submittal requirements listed above,
including any additional items requested by the Town of Bluffton Staff. Any items not provided have been listed in the
project narrative with an explanation as to why the required submittal item has not been provided or is not applicable.
Further, | understand that failure to provide a complete, quality application or erroneous information may result in the
delay of processing my application(s).

23 October 2015
Signature of Property Owner or Authorized Agent Date

Chester C. Williams
Printed Name

Town of Bluffton Applications Manual 30f3 Revised 01/01/2013



ATTACHMENT 2

TATE OF SOUTH CAROLINA
S OF SOUTH CARO ) BEFORE THE PLANNING COMMISSION

OF
) THE TOWN OF BLUFFTON, SC
COUNTY OF BEAUFORT ) ’
ATTACHMENT 1
TO THE
COMPREHENSIVE PLAN FUTURE LAND USE MAP AMENDMENT
AND

PLANNED UNIT DEVELOPMENT AMENDMENT
APPLICATIONS OF
LAND ASSET HOLDINGS, LLC
REGARDING 1.9 ACRES,
ROSE HILL PLANTATION PLANNED UNIT DEVELOPMENT,
TRACT VIII, SIMMONSVILLE ROAD

This Attachment 1 is part of the Comprehensive Plan Future Land Use
Map Amendment and Planned Unit Development Amendment Applications (the
“Applications”) of Land Asset Holdings, LLC (the “Applicant”), and is submitted
by the Applicant to the Planning Commission of the Town of Bluffton (the
“Town”) to address (a) the criteria for an amendment of the Town of Bluffton
Comprehensive Plan (the “Comprehensive Plan”) set forth in Section 3.3.3 of
the Town’s Unified Development Ordinance (the “UDOQO”), and (b) criteria for an
amendment of a Planned Unit Development (“PUD”) set forth in Sections 3.9.3
and 3.9.6.B.1 of the UDO. These Applications seek approval of (1) an
amendment of the Comprehensive Plan’s Future Land Use Map by changing
the Future Land Use designation of a 1.9 acre tract located on Simmonsville
Road (the “Property”), and (2) an amendment of the Rose Hill Plantation PUD
Comprehensive Land Use Development Plan (the “Rose Hill Master Plan”) by
changing the permitted uses and densities applicable to the Property.
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ATTACHMENT 2

I. NARRATIVE - INTRODUCTION

The Applicant is the owner of the Property, which is located on
Simmonsville Road. The Property, which was annexed into the Town on 29
December 2005 as part of the Buck Island/Simmonsville annexation,?! is
included as part of the Rose Hill Master Plan,2? and is designated in the
Beaufort County property tax records as TMS District 610, Map 31, Parcel
250.3 The Applicant acquired the Property by way of a deed recorded on 22
November 2004 .4

The Property is currently undeveloped. The Applicant is seeking to
amend the Comprehensive Plan Future Land Use Map and to amend the Rose
Hill Master Plan to change the currently approved uses and associated density
on the Property.

II. NARRATIVE - BACKGROUND

A. THE PROPERTY

The Property is an undeveloped tract located on the east side of
Simmonsville Road between Fording Island Road and Bluffton Parkway. The
Rose Hill Master Plan currently limits the development of the property to
multifamily residential use, at 16 units per acre.

The Property shares a common boundary line with a 4.16 acre tract that
is Lot 4 of the Bluffton Park Business District (“Lot 4”), owned by Bluffton Self
Storage, LLC, which has a contract with the Applicant to purchase the

1 See the Comprehensive Plan, at Page A-26, Town Limits and Annexation.

2 See the copy of the zoning verification letter from Shawn M. Leininger, AICP, then
Principal Planner for the Town, dated 23 October 2012, attached hereto as Exhibit A.

3 A reduced scale copy of the plat showing the Property entitled “Boundary Survey of Tract
VIII, 1.897 Acres Simmonsville Road” prepared by Surveying Consultants, Terry G. Hatchell,
SCRLS 11059, dated 14 June 2013, is attached hereto as Exhibit B.

4 See the copy of the deed recorded in Beaufort County Record Book 2056 at Page 130
attached hereto as Exhibit C. The Property is part of the 2.023 acre tract described in that
deed.
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ATTACHMENT 2

Property, contingent upon the approval of these Applications. Lot 4 is in the
Schultz Tract Planned Unit Development, and has been approved by the Town
for development as a self-storage and mini-warehouse facility.5

The purposes of these Applications are to amend the Comprehensive
Plan Future Land Use Map and the Rose Hill Master Plan to change the
permitted current use and density on the Property to allow self-storage and
outdoor storage for vehicles, RV’s, and boats, general office uses, medical
offices and health services, car wash, research and laboratory, and artisan
workshop as permitted uses, at a density of 6,000 square feet per acre. The
approval of these Applications will then allow for the development of Lot 4 and
the Property as a single self-storage, mini-warehouse, and outdoor storage
facility.

B. THE REQUESTS

The Applicant is requesting (i) that the Comprehensive Plan Future Land
Use Map be amended to designate the Property as Medium Intensity
Commercial, and (ii) that the Rose Hill Master Plan be amended to change the
permitted use on the Property to include the proposed new self-storage and
outdoor storage uses on the Property, as well as general office, medical offices
and health services, car wash, research and laboratory, and artisan workshop
uses, and to provide for site-specific buffer and setback requirements for the
Property.

III. NARRATIVE - CURRENT AND PROPOSED PERMITTED USE AND
DENSITY

A. THE COMPREHENSIVE PLAN FUTURE LAND USE MAP

The Comprehensive Plan contains Future Land Use Maps that “... guide
development in Bluffton and southern Beaufort County” and “... will serve as a

5 See the copy of the Development Permit dated 04 November 2014 attached hereto as
Exhibit D.
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ATTACHMENT 2

basis for zoning code and map amendments ....”6 The Property is currently
designated as “Medium Density Residential” on Future Land Use Map 8.3. The
Applicant proposes to amend the Comprehensive Plan Future Land Use Map to
designate the Property as Medium Intensity Commercial.

B. THE ROSE HILL MASTER PLAN

The purpose of the UDQO’s Planned Unit Development (“PUD”) Districts is
to achieve the objectives of the Town Comprehensive Plan and to allow more
flexibility in development than could otherwise be achieved through strict
application of the UDO.7

The Rose Hill Master Plan® was originally approved by Beaufort County,
and over the years prior to the Buck Island/Simmonsville annexation was
revised on several occasions by Beaufort County, most recently on 08 June
2005.2 The most recent map of the Rose Hill PUD is the map entitled “Rose
Hill Plantation PUD Comprehensive Land Use Development Plan” dated
January, 1988, last revised 15 October 1997, containing a Beaufort County
Development Standards Preliminary Approval stamp dated 08 December 1980,
as amended on 08 June 2005 (identified above as the “Rose Hill Master

6 See the Comprehensive Plan at Page 8-9 and Maps 8.3 and 8.4. Map 8.3, the Future
Land Use Map, found at Page 8-35 of the Comprehensive Plan, is the subject of this
Application.

7 See UDO Section 4.2.13.

8 The Rose Hill PUD was inadvertently omitted from the list of existing PUDs in UDO
Section 4.2.43.B. However, the Town’s 28 February 2014 Planned Unit Developments map
shows the Property as part of the Rose Hill PUD.

9 The Rose Hill PUD originally included all of what is now the Rose Hill Plantation
residential, equestrian, and golf development straddling US Highway 278, all of what is now the
Belfair Plantation residential and golf development, and what is now the Baywood residential
development on Simmonsville Road, and what is now the Westbury Park residential and
commercial developments, what is now the Plantation Center commercial development, and
what is now the Sheridan Commercial Center commercial development. The separation of the
Belfair PUD from the Rose Hill PUD was approved by Beaufort County in 1995. With the
removal of the Belfair tract from the Rose Hill PUD, there is still almost 2,000 acres in the Rose
Hill PUD. In addition to the Property, the Town’s 28 February 2014 Planned Unit
Developments map shows the Westbury Park commercial areas, Plantation Center, and the
Sheridan Commercial Center areas as part of the Rose Hill PUD.

©2015 Chester C. Williams, LLC
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ATTACHMENT 2

Plan”).10 The only associated text for the Rose Hill Master Plan is the “Land
Use Plan” chart located in the upper right corner of the Rose Hill Master Plan.
That text defines uses, acreage, densities, and dwelling units for various tracts
shown on the Rose Hill Master Plan. The Property is part of the lands
designated on the Rose Hill Master Plan as MF (16), Multi-Family, with a
density of 16 units per acre.1l There is no other text in the Rose Hill Master
Plan further defining the current use for the Property.

C. THE PROPERTY

The Town’s UDO Official has determined, consistent with the Rose Hill
Master Plan, that the current permitted use on the Property under the Rose
Hill Master Plan is MF (16) — Multi-Family, with a density of 16 units per
acre.12

The Property is generally triangular in shape, bounded on the west by
the right-of-way of Simmonsville Road, on the north by a Santee Cooper
powerline right-of-way,13 and on the south by Lot 4, which is part of the
Schultz Tract PUD, and the New Hope Village residential development. Lot 4
has been approved by the Town for development of a self-storage and mini-
warehouse facility.14

The purposes of these Applications are to amend the Comprehensive
Plan Future Land Use Map and the Rose Hill Master Plan and its associated
text to change the Comprehensive Plan Future Land Use Map designation for
the Property, and to change the permitted uses on the Property to allow for
self-storage, outdoor storage for vehicles, RV’s, and boats, general office,
medical offices and health services, car wash, research and laboratory, and

10 See the copy of the Rose Hill Master Plan attached to Mr. Leininger’s letter at Exhibit A.

11 Again, see the copy of the Rose Hill Master Plan attached to Mr. Leininger’s letter at
Exhibit A.

12 See the copy of the zoning verification letter from Mr. Leininger attached hereto as
Exhibit A.

13 The Santee Cooper powerline right-of-way is included in the Rose Hill PUD.

14 See the copy of the Development Permit attached hereto as Exhibit D.
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ATTACHMENT 2

artisan workshop, with site-specific buffer and setback requirements for the

Property.

IV.

NARRATIVE - COMPREHENSIVE PLAN AMENDMENT CRITERIA

UDO Section 3.3.3 sets forth the criteria which the Planning Commaission

and the Town Council shall consider in assessing this request to amend the

Comprehensive Plan Future Land Use Map to designate the Property as

Medium Intensity Commercial, as follows:

A. Consistency with the intent of the overall policies in the
Comprehensive Plan.

The concept of consistency with, or accordance with, the
Comprehensive Plan is necessarily a question of balance. By its very
nature, the Comprehensive Plan is an inherently self-contradictory
document, with competing policies, needs, and goals within its various
elements.

That said, this Application is consistent with the Policies, Needs,
Goals, and Implementation Steps of the Comprehensive Plan. This
Application will facilitate new development of a currently undeveloped
tract of land which, considering its location immediately adjacent to a
large right-of-way for high voltage electrical transmission lines, is not
well suited for residential development. This Application is also
consistent with the existing, fully permitted use on an adjacent tract, Lot
4, and therefore consistent with the intent of the overall policies in the
Comprehensive Plan.

The Comprehensive Plan’s Land Use Element seeks planning for a
balance of land uses that ensure a high quality of life, business
opportunity, environmentally protected areas and proper placement of
residential uses,15 and states that future land use decisions and
requests for zoning changes and map amendments will be determined

15 See the Comprehensive Plan, at Page 8-1.
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ATTACHMENT 2

using the background information contained in the Comprehensive Plan
as well as the Future Land Use Map.16

The proposed uses for the Property, facilities for self-service storage
and outdoor storage for vehicles, RV’s, and boats, general office, medical
offices and health services, car wash, research and laboratory, and
artisan workshop are described in the UDO as commercial and industrial
uses.17 In the language of the Comprehensive Plan, these uses are
Medium Intensity Commercial.1® The Comprehensive Plan proposes
these uses for, among other areas, “... the area ... north of the Bluffton
Parkway and the south end of the BIS [the Buck Island/Simmonsville]
areal? or “... on the north end of the BIS annexation.”20 The described
locations are precisely where the Property is located and, as highlighted
above, the Property is contiguous with Lot 4, already permitted for
development for such uses.

While the Future Land Use Map currently identifies the future use
of the Property as “Medium Density Residential”,21 the Comprehensive
Plan recognizes that “... more detailed neighborhood plans should be
prepared for the BIS and Goethe Road areas.”?2 In this instance,
amendment of the Comprehensive Plan Future Land Use Map to
designate the Property as Medium Intensity Commercial is likely
consistent with a more detailed neighborhood plan for the BIS area.

The Natural Resources portion of the Comprehensive Plan directs
the Town to “... inventory and protect critical resources in a manner
which sustains the vitality, function, and beauty of Bluffton’s natural

16 See the Comprehensive Plan, at Page 8-1.

17 See the UDO Sections 9.4.3.F at Page 9-22 and 9.4.9.G, at Page 9-26.

18 See the Comprehensive Plan, at Page 8-14.

19 See the Comprehensive Plan, at Page 8-14, Medium Intensity Commercial.

20 See the Comprehensive Plan, at Page 8-14, High Intensity Commercial.

21 See the UDO User Guide, at Page 2.

22 See the Comprehensive Plan, at Page 8-17, Neighborhood Planning.
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ATTACHMENT 2

heritage.”23 The Applicant’s proposed amendment of the Comprehensive
Plan Future Land Use Map will not have a negative impact on the Town’s
Natural Resources since the Property does not, to the Applicant’s
knowledge, have any flood plain, wetlands, ground water, geology,
threatened or endangered species, prime forest lands, habitat
conservation, scenic resource viewsheds, or air quality issues.24 The
development permitting process mandated by the UDO will fully address
any natural resource issues that may arise. The UDO’s development
permitting requirements provide natural resources protections, such as
tree protections, open space and pervious coverage requirements, and
storm water management, as part of the permitting process.

This Application is clearly consistent with the overall intent of the
policies within the Comprehensive Plan. Moreover, the Comprehensive
Plan actively supports this Application in several specific areas:

The Community Facilities Element vision of the Comprehensive
Plan directs 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.25 The approval
of this Application will not have a negative impact on the Town’s
community facilities. The basic infrastructure required for development
of the Property, including potable water and sanitary sewer service,
storm water drainage, electric, telephone, and cable utilities services, and
roadways, is readily available for the Property.

The Comprehensive Plan’s Economic Development looks to create
a vital, diverse, and sustainable local economy that enhances Bluffton’s

23 See the Comprehensive Plan, at Page 4-1.

24 The Applicant is confident of this assertion after an extensive review of the Property, the
preparation of a Tree and Topographical Survey of the Property dated 13 June 2013, and the
presence, directly adjacent to, and north of, the Property, of the Santee Cooper right-of-way
and the high voltage power lines which are currently located next to the Property. The chance
that this Application and proposed development of the Property will raise environmental or
natural resource issues, in these circumstances, is remote.

25 See the Comprehensive Plan, at Page 7-1.
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ATTACHMENT 2

community resources: human, natural, and economic.26 This
Application supports the economic development of Bluffton by providing
additional facilities for self-service storage and outdoor storage for
vehicles, RV’s, and boats. Such facilities, in turn, support local
businesses, as well as individuals, by providing economically attractive
storage facilities.

The Applicant submits that the Applications and the proposed
development of the Property are consistent with, and promote, the land
use goals, environmental objectives, and overall intent of the policies
within the Comprehensive Plan.

B. Consistency with demographic changes, prevailing economic
trends and/or newly recognized best planning practices that
would deem the proposed amendment necessary and proper
for the advancement of the Town of Bluffton’s goals.

The Property was incorporated into the Town as part of the Buck
Island/Simmonsville annexation in 2005. In addition to the Property,
the adjacent Santee Cooper powerline right-of-way, as well as the US
Highway 278 commercial developments from Publix and Bank of America
on the west to Sheridan Commercial Center on the east, all of which were
part of the Rose Hill Master Plan area, were included in that annexation.
While the US Highway 278 commercial developments are properly
designated on the Future Land Use Map as High Intensity Commercial, it
seems evident that the designation of the Santee Cooper powerline right-
of-way for residential use has never been appropriate. The same is true
for the Property, especially considering its size, shape, and proximity to
the Santee Cooper powerlines. Accordingly, considering the prevailing
economic trends and the advancement of the Town’s goals, the Applicant
believes the current designation of the Property (and, for that matter, the
Santee Cooper powerline right-of-way) for Medium Density Residential
use?27 should properly be changed to Medium Intensity Commercial use.

26 See the Comprehensive Plan, at Page 6-1.

27 See the Comprehensive Plan Future Land Use Map 8.3.
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ATTACHMENT 2

The growth of the Town, and its economic development, have
increased the demand for self-storage and outdoor storage facilities,
general office, medical offices and health services, car wash, research
and laboratory, and artisan workshop uses for both commercial and
personal use. It is consistent with best planning practices to make
appropriate amendments to the Comprehensive Plan Future Land Use
Map to support rezoning applications where such an amendment will
address an existing anomaly in zoning, and advance the goals of the
Town of Bluffton.

C. If applicable, the ability of public infrastructure and services
to sufficiently accommodate the requested amendment to the
Comprehensive Plan.

The Property is located on Simmonsville Road, and has direct
access to electrical, water, sanitary sewer, and roads. The Buck
Island/Simmonsville area is currently served by police and fire services.
The public infrastructure in the Buck Island /Simmonsville area is
sufficient to support the proposed amendment to the Comprehensive
Plan Future Land Use Map.

Under the current zoning regulations applicable to the Property, up
to 30 residential units can be developed on the Property. 30 multifamily
residential units can be expected to generate about 200 average vehicle
trips per day, which would all enter and exit the Property from and to
Simmonsville Road.?28 Multifamily residential development of the
Property would also likely requires additional police and fire protection
services from the Town than would the development of the Property for
commercial use.

D. Appropriate and efficient use of public funds, the future
growth, development and redevelopment of its area of

28 See Trip Generation, 8th Edition, at Page 327.
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ATTACHMENT 2

jurisdiction, and consideration of the fiscal impact on
property owners.

The proposed amendment to the Comprehensive Plan Future Land
Use Map will not create a situation where any expenditure of public
funds will be required for, or as a result of, the future development of the
Property for Medium Intensity Commercial uses. The Property, assuming
approval of these Applications, will be privately developed. Considering
the location of the Property, this proposed amendment to the
Comprehensive Plan Future Land Use Map will support appropriate
growth in the Buck Island/Simmonsville area by providing self-storage
and outdoor storage services and facilities, as well as the other requested
uses. Given the size and shape of the Property and its proximity to the
Santee Cooper high voltage power transmission lines, it would be difficult
to develop the Property for residential use; and with the implantation of
site-specific buffers and setbacks on the Property provided for below, the
development of the Property for commercial uses will likely have no
adverse fiscal impact on adjoining property owners.22 The fiscal impact
on the Applicant is positive.

E. Enhancement of the health, safety, and welfare of the Town of
Bluffton.

The proposed amendment to the Comprehensive Plan Future Land
Use Map will have no negative effect on the health, safety, or welfare of
the Town of Bluffton. If these Applications are approved and the
Property is developed as contemplated, the general welfare of the Town
will be enhanced by the availability of additional, and attractive, self-
storage and outdoor storage facilities, or general office, medical offices

29 The New Hope Village development to the south of the Property also abuts Lot 4, which
is already approved for development of self-storage and mini-warehouse uses. There is also a
small tract abutting the Property on Simmonsville Road, which according to the Beaufort
County Assessor’s Office records, is the site of a church and cemetery, which will probably not
be negatively affected by the development of the Property for commercial use, especially
considering the buffers and setbacks which will be required on the Property.
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ATTACHMENT 2

and health services, car wash, research and laboratory, and artisan
workshop facilities.

F. Consistency with applicable South Carolina Planning law and
consideration of case law.

The Comprehensive Plan has been adopted in accordance with
applicable South Carolina planning law.30 Likewise, the procedure for
amending the Comprehensive Plan Future Land Use Map contained in
the UDO is consistent with South Carolina planning law. The Applicant
is unaware of any relevant case law which would prohibit or limit the
approval of these Applications.

G. Impact of the proposed amendment on the provision of public
services.

The proposed amendment of the Comprehensive Plan Future Land
Use Map will likely have little or no adverse impact on the provision of
public services in the Town. Arguably, the development of the Property
for up to 30 multifamily residential units, as currently permitted under
the Rose Hill Master Plan, would place a greater burden for services,
such as police and fire protection, and a greater burden on public
infrastructure, such as new vehicle trip on the roadway system, and a
corresponding outlay of public funds, than the development of the
property for commercial use.

H. The application must comply with applicable requirements in
the Applications Manual.

To the Applicant’s knowledge, this Application complies in all
respects with the applicable requirements of the Applications Manual.

30 The South Carolina Local Government Comprehensive Planning Enabling Act of 1994,
Title 6, Chapter 29 of the Code of Laws of South Carolina (1976), as amended.
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ATTACHMENT 2

NARRATIVE - REZONING CRITERIA

UDO Sections 3.9.3 and 3.9.6.B.1 set forth the criteria which the

Planning Commission and the Town Council shall consider in assessing this

request to amend the Rose Hill Master Plan, as follows:

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

The concept of consistency with, or accordance with, the
Comprehensive Plan is necessarily a question of balance. By its very
nature, the Comprehensive Plan is an inherently self-contradictory
document, with competing policies, needs, and goals within its various
elements.

That said, this Application is consistent with the Policies, Needs,
Goals, and Implementation Steps of the Comprehensive Plan. This
Application will facilitate new development of a currently undeveloped
tract of land, consistent with the existing, fully permitted uses on an
adjacent tract, and not in conflict with the Comprehensive Plan.

The Comprehensive Plan’s Land Use Element seeks planning for a
balance of land uses that ensure a high quality of life, business
opportunity, environmentally protected areas and proper placement of
residential uses,3! and states that future land use decisions and
requests for zoning changes and map amendments will be determined
using the background information contained in the Comprehensive Plan
as well as the Future Land Use Map.32

The proposed uses for the Property, facilities for self-service storage
and outdoor storage for vehicles, RV’s, and boats, general office, medical
offices and health services, car wash, research and laboratory, and
artisan workshop uses are described in the UDO as commercial and

31 See the Comprehensive Plan, at Page 8-1.

32 See the Comprehensive Plan, at Page 8-1.
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ATTACHMENT 2

industrial uses.33 In the language of the Comprehensive Plan, these
uses are Medium Intensity Commercial uses.3* The Comprehensive Plan
proposes these uses for, among other areas, “... the area ... north of the
Bluffton Parkway and the south end of the BIS [the Buck

Island /Simmonsville] area35 or “... on the north end of the BIS
annexation.”36 The described locations are precisely where the Property
is located and, as highlighted above, the Property is contiguous with Lot
4, already permitted for development for such uses.

The Natural Resources portion of the Comprehensive Plan directs
the Town to “... inventory and protect critical resources in a manner
which sustains the vitality, function, and beauty of Bluffton’s natural
heritage.”37 The Applicant’s proposed amendment of the Rose Hill
Master Plan will not have a negative impact on the Town’s Natural
Resources since the Property does not, to the Applicant’s knowledge,
have any flood plain, wetlands, ground water, geology, threatened or
endangered species, prime forest lands, habitat conservation, scenic
resource viewsheds, or air quality issues.38 The development permitting
process mandated by the UDO will fully address any natural resource
issues that may arise. The UDO’s development permitting requirements
provide natural resources protections, such as tree protections, open
space and pervious coverage requirements, and storm water
management, as part of the permitting process.

33 See the UDO Sections 9.4.3.F at Page 9-22 and 9.4.9.G, at Page 9-26.

34 See the Comprehensive Plan, at Page 8-14.

35 See the Comprehensive Plan, at Page 8-14, Medium Intensity Commercial.
36 See the Comprehensive Plan, at Page 8-14, High Intensity Commercial.

37 See the Comprehensive Plan, at Page 4-1.

38 The Applicant is confident of this assertion after an extensive review of the Property, the
preparation of a Tree and Topographical Survey of the Property dated 13 June 2013, attached
hereto as Exhibit F, and the presence, directly adjacent to, and north of, the Property, of an
easement for high voltage power lines which are currently located on that easement. The
chance that this Application and proposed development of the Property will raise environmental
or natural resource issues, in these circumstances, is extremely remote.
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ATTACHMENT 2

This Application is clearly consistent with the overall intent of the
policies within the Comprehensive Plan. Moreover, the Comprehensive
Plan actively supports this Application in several specific areas:

The Community Facilities Element vision of the Comprehensive
Plan directs 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.32 The approval
of this Application will not have a negative impact on the Town’s
community facilities. The basic infrastructure required for development
of the Property, including potable water and sanitary sewer service,
storm water drainage, electric, telephone, and cable utilities services, and
roadways, is readily available for the Property.

The Comprehensive Plan’s Economic Development looks to create
a vital, diverse and sustainable local economy that enhances Bluffton’s
community resources: human, natural, and economic.4® This
Application supports the economic development of Bluffton by providing
additional facilities for self-service storage and outdoor storage for
vehicles, RV’s, and boats. Such facilities, in turn, support local
businesses, as well as individuals, by providing economically attractive
storage facilities.

The Applicant submits that the Application and the proposed
development of the Property promotes and is consistent with the land
use goals, environmental objectives, and overall intent of the policies
within the Comprehensive Plan.

39 See the Comprehensive Plan, at Page 7-1.

40 See the Comprehensive Plan, at Page 6-1.
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ATTACHMENT 2

B. Consistency with the provisions of the Planned Unit
Development Zoning District as prescribed in the
Ordinance.

UDO Section 4.2.13 provides that the purpose of the PUD
Districts is to achieve the objectives of the Town Comprehensive
Plan and to allow more flexibility in development than could
otherwise be achieved through strict application of the UDO.41

The Property was annexed into the Town on 29 December
2005 as part of the Buck Island/Simmonsville annexation. In
addition to the Property, the adjacent Santee Cooper powerline
right-of-way, as well as the US Highway 278 commercial
developments from Publix and Bank of America on the west to
Sheridan Commercial Center on the east, all of which were part of
the Rose Hill Master Plan area, were included in that annexation.
The rest of the Rose Hill Master Plan properties are still located in
Beaufort County.

The Property and the Santee Cooper powerline right-of-way
are the only portions of the Rose Hill Master Plan area properties
currently designated for residential use.#2 Currently, the Rose Hill
Master Plan does not include any site-specific development
performance standards for residential use. Therefore, the
development of the Property for up to 30 multifamily residential
units could possibly result in a less than desirable site plan for a
parcel with substantial visibility on Simmonsville Road, likely with
adverse effects on the Comprehensive Plan’s objective.

If this Application is approved, the Applicant asks that site-
specific buffers and setbacks, as well as other development
restrictions, for the Property be incorporated into the Rose Hill

41 See UDO Section 4.2.13.

42 This disparity in permitted uses on the properties within the Town that are part of the
Rose Hill Master Plan area is curious, given the care exercised by the Town in undertaking the
Buck Island/Simmonsville annexation.
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ATTACHMENT 2

Master Plan and be made applicable to the Property. Specifically,
in order to further the objectives of the Comprehensive Plan and
the purposes of the PUD District, the Applicant proposes that any
commercial development of the Property be subject to (a) an
adjacent street buffer and setback of 50’ from the right-of-way of
Simmonsville Road at the generally western boundary of the
Property, (b) an adjacent use buffer and setback of 25’ along the
generally southern boundary of the Property, except for the portion
that is the common boundary with the Schultz Tract PUD, where
no buffer or setback will be required, and (c) an adjacent use buffer
and setback of 25’ along the generally northern boundary of the
Property for a distance of 160’ feet from the right-of-way of
Simmonsville Road, and of 10’ along the remainder of the generally
northern boundary of the Property. In addition, no commercial
structures shall be allowed on the Property adjacent to any buffer
that is 10’ in width, any site plan for the development of the
Property, including, without limitation, proposed landscaping
materials for all buffer areas, shall be reviewed and approved by
the Town’s Development Review Committee, and any commercial
development on the Property shall be limited to a maximum
density of 8,000 square feet per acre.43

The Applicant submits that the approval of this Application,
with the requested site-specific buffers and setbacks and other
development restrictions will be consistent with the provisions of
the PUD District as provided for in the UDO.

43 A Master Plan for the development of the Property, showing the proposed site-specific
buffers and setback and other development parameters has been delivered to the Town along
with this Application.

i
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ATTACHMENT 2

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

There is no Development Agreement applicable to the
Property, and there is no applicable PUD Concept Plan for the Rose
Hill PUD.

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.

The Property is bordered on the north by the Santee Cooper
right-of-way with high voltage powerlines, on the west by the right-
of-way of Simmonsville Road, and on the south by a church also
fronting on Simmonsville Road, by a portion of New Hope Village,44
and by Lot 4.

Considering the mixed use nature of the Buck
Island/Simmonsville area where the Property is located, the high voltage
power lines to the north, and the directly adjacent, permitted self-storage
and mini-warehouse use on Lot 4, the Applicant submits that the
proposed land uses on the Property are compatible with the adjacent
land uses and environmental features, and the character of the
surrounding area. As noted above, the New Hope Village residential
development abuts Lot 4, and therefore this Application is not seeking
approval of any use that is not already fully permitted in the area.

E. Ability to be served by adequate public services,
including, but not limited to, water, sanitary sewer,
roads, police, fire, and school services.

The Property is located on Simmonsville Road, a public road, and
has direct access to electrical, water, sanitary sewer, and roads. The

44 Town maps show New Hope Village as part of the Town, yet the Comprehensive Plan, at
Page A-20 describes New Hope Village as “... just outside the Town limits.”

i
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ATTACHMENT 2

Buck Island/Simmonsville area is currently served by police and fire
services, and, unlike the currently permitted residential use of the
Property, the new uses proposed for the Property do not require school
services.

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.

The Applicant submits that requested site-specific buffers
and setbacks, building location and density restrictions that will be
applicable to the Property if this Application is approved clearly
demonstrate compliance with this criterion, as those development
restrictions are greater than the development standards generally
required by the UDO in other zoning districts. These site
development restrictions on the Property will be an integral part of
the development permit process with the Town after these
Applications are approved.

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

The Property is a 1.9 acre tract which is proposed to be
developed in conjunction with the adjacent Lot 4 as a combined
self-service storage, mini-warehouse and outdoor storage facility.
The Applicant submits that the combined 6.06 acres of the
Property and Lot 4 (1.9 acres plus 4.16 acres) is clearly sufficient
to accommodate the density and land use intensity of the proposed
development, including appropriate setbacks, buffers, open space,
and pervious areas.

n
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ATTACHMENT 2

H. Conformance with adopted or accepted plans, policies
and practices of the Town of Bluffton.

With one exception, to the Applicant’s knowledge, these
Applications conform to the Comprehensive Plan, the provisions of the
UDO, other accepted plans, policies, and practices of the Town. The only
current non-conformity is with the current designation for the Property
on the Comprehensive Plan Future Land Use Map, discussed above. The
Comprehensive Plan Future Land Use Map is subject to modification by
additional planning for the Buck Island/Simmonsville area,45 and its
amendment is the subject of the first of these Applications.

VI. NARRATIVE - CONCLUSION

The Applicant believes the foregoing narrative demonstrates that these
Applications are in conformance with the UDO and the Comprehensive Plan,
and meet the criteria set forth in UDO Sections 3.3.3 for amendment of the
Comprehensive Plan, and UDO Sections 3.9.6.B.1 and 3.9.3 for amendment of
the Rose Hill PUD. Accordingly, the Applicant respectfully requests that the
Planning Commission:

(a) consider these Applications and the testimony and supporting
documentation that will be entered into the record;

(b) find with respect to the proposed amendment of the Comprehensive
Plan Future Land Use Map:

1. That this Application and the supporting testimony and
documentation establish that the requested amendment of the
Comprehensive Plan Future Land Use Map is consistent with the intent
of the overall policies in the Comprehensive Plan; and

45 Note that the Future Land Use Map also identifies the land occupied by the high voltage
power lines as Low Density Residential. The Applicant submits that this area of the Buck
Island/ Simmonsville area was not the subject of a detailed review for the creation of the
Future Land Use Map, which is recognized by the Comprehensive Plan calling for additional
planning for this area.
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2. That this Application and the supporting testimony and
documentation establish that the approval of the requested amendment
of the Comprehensive Plan Future Land Use Map is consistent with
demographic changes, prevailing economic trends and/or newly
recognized best planning practices that would deem the proposed
amendment necessary and proper for the advancement of the Town of
Bluffton’s goals; and

3. That this Application and the supporting testimony and
documentation establish that the requested amendment of the
Comprehensive Plan Future Land Use Map is consistent with the ability
of public infrastructure and services to sufficiently accommodate the
requested amendment to the Comprehensive Plan Future Land Use Map;
and

4. That this Application and the supporting testimony and
documentation establish that the requested amendment of the
Comprehensive Plan Future Land Use Map will not require the use of
public funds, is consistent with the future growth, development and
redevelopment of the area of jurisdiction, and an appropriate
consideration of the fiscal impact on property owners; and

S. That this Application and the supporting testimony and
documentation establish that the requested amendment of the
Comprehensive Plan Future Land Use Map is an enhancement of the
health, safety, and welfare of the Town of Bluffton; and

0. That this Application and the supporting testimony and
documentation establish that the requested amendment of the
Comprehensive Plan Future Land Use Map is consistent with applicable
South Carolina planning law and case law; and

7. That this Application and the supporting testimony and
documentation establish that the requested amendment of the
Comprehensive Plan Future Land Use Map will not negatively impact the
provision of public services; and

©2015 Chester C. Williams, LLC
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8. That this Application complies in all respects with applicable
requirements in the Applications Manual; and

(c) find with respect to the proposed amendment of the Rose Hill Master

1. That this Application and the supporting testimony and
documentation establish that the requested amendment of the Rose Hill
Master Plan promotes and is consistent with the land use goals,
environmental objectives and overall intent of the policies within the
Comprehensive Plan; and

2. That this Application and the supporting testimony and
documentation establish that the approval of the requested amendment
of the Rose Hill Master Plan is consistent with the intent of the Planned
Unit Development Zoning District as prescribed in the UDO, as
applicable; and

3. That this Application and the supporting testimony and
documentation establish that the requested amendment of the Rose Hill
Master Plan and its proposed land uses are compatible with the
densities, traffic circulation and design of adjacent land uses and
environmental features as well as the character of the surrounding area;
and

4. That this Application and the supporting testimony and
documentation establish that the requested amendment of the Rose Hill
Master Plan is can be served by adequate public services, including, but
not limited to, water, sanitary sewer, roads, police, and fire services; and

S. That this Application and the supporting testimony and
documentation establish that the requested amendment of the Rose Hill
Master Plan demonstrates 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; and

©2015 Chester C. Williams, LLC
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6. That this Application and the supporting testimony and
documentation establish that the approval of the requested amendment
of the Rose Hill Master Plan demonstrates the ability of the site to
sufficiently accommodate the densities and land use intensities of the
proposed development; and

7. That this Application and the supporting testimony and
documentation establish that the approval of the requested amendment
of the Rose Hill Master Plan conforms with adopted or accepted plans,
policies, and practices of the Town of Bluffton; and

(d) recommend to the Town Council that they approve the requested
amendments of the Comprehensive Plan Future Land Use Map and the Rose
Hill Master Plan and its associated text as proposed by these Applications to
change the current use and density on the Property to allow self-storage and
outdoor storage for vehicles, RV’s, and boats, general office, medical offices and
health services, car wash, research and laboratory, and artisan workshop uses
as permitted uses on the Property, and to require site-specific buffers and
setbacks on the Property.

Respectfully submitted on behalf of the Applicant this 23t day of
October, 2015.

Chester C. Williams, Esquire

Law Office of Chester C. Williams, LLC
17 Executive Park Road, Suite 2

PO Box 6028

Hilton Head Island, SC 29938-6028
843-842-5411

843-842-5412 (fax)
Firm@CCWLaw.net

n
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Exhibit A

Lisa Sulka Council Members
Mayor Michael Raymond
Oliver Brown esT 182s Ted Huffman
Mayor Pro Tempore Karen Lavery
Anthony Barrett Sandra Lunceford
Town Manager Town Clerk

October 23, 2012

Chet Williams

17 Executive Park Road, Suite 2
Post Office Box 6028

Hilton Head Island, SC 29938-6028

RE: Zoning Verification ~Tract VIII Belfair Plantation Simmonsville Road

Dear Mr. Williams:

The property located along Simmonsville Road and known as Tract VIII in the
Belfair Plantation (PIN R610 031 000 0250 0000) is in the Town of Bluffton
and is zoned Rose Hill Planned Unit Development (PUD) District. More
specifically, this Rose Hill PUD designates this property as MF-16 on the Rose
Hill Comprehensive Land Use Development Plan last revised on October 15,
1997. The MF-16 designation allows for a multi-family residential land use at
up to 16 dwelling units per acre. For your convenience I have enclosed a
copy of the referenced Rose Hill Comprehensive Land Use Development Plan.

If you have any questions or I can be of further assistance, please contact
me at (843) 706-4529 or via email at sleininger@townofbluffton.com.

Si cerely,

a nM. Leinin ,A
Principal Planner

enclosure

Theodore D. Washington Municipal Building
20 Bridge Street P.O. Box 386  Bluffton, South Carolina 29910
Telephone (843) 706-4500 Fax (843) 757-6720
www. townofbluffton.sc.gov
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ATTACHMENT 2A

PRELIMINARY MASTER PLAN
TRACT VIII - ROSE HILL P.U.D.

%a/zwga/ Lot & KRBT L%‘a/n%g Frcilod;

BLUFFTON, SOUTH CAROLINA

1.897 ACRES 7O PROPERTY LINE "A”\
1.9 ACRES [TO PROPERTY LINE ”B"\

[e]

LOT 9

ONE STORY VINYL
EXISTING RESIDENCE
FLR. ELEV = 284’

ONE STORY VINYL
EXISTING RESIDENCE
FLR. ELEV = 28.6°

LOT 8

02—31—000—0039 \
‘ E: \
\
\
Q \
\

N\ /STORMWATER \
DETENTION \
\/ "CAGOON \

/ A\
ar0
_— —

PHASE ||
BLUFFTON SELF STORAGE~-

DESIGN DATA

PARKING SPACE MIX

COVERED: 14'X 45'- 18 SPACES
COVERED: 14'X 35'-11 SPACES
MEDIUM OPEN PARKING: 14 SPACES
SMALL OPEN PARKING: 14 SPACES

SITE COVERAGE DATA

IMPERVIOUS: 20,527 SF. (24.32%)
PERVIOUS:

GRAVEL: 23,519 SF. (27.86%)

GRASS PARKING: 9,714 SF.(11.51%)

OPEN SPACE: 30,659 SF. (36.31% 63,802 SF. (75.68%) J
TOTAL SITE AREA: 84,419 SF. (100.00%) PPN

EASEMENT) \

PERIMETER BUFFER DATA

D 50' HIGHWAY SETBACK/BUFFER
@ 25' BLDG. SETBACK/BUFFER FROM ADJACENT PROPERTY
@ 10' SETBACK/BUFFER FROM ADJACENT PROPERTY

DESIGN TEAM

PREPARED FOR LAND PLANNING & LANDSCAPE DESIGN: KENNETH F.P. SKODACEK
BLUFFTON, SOUTH CAROLINA
CIVIL ENGINEERS: CAROLINA ENGINEERING CONSULTANTS, INC.
THE BRADSHAW GROUP BEAUFORT. SOUTH CAROLINA
20 0 20 40 80 ARCHITECT: MICHAEL GRIFFITH
S — p " HARDEEVILLE, SOUTH CAROLINA
HILTON HEAD ISLLAND, SOUTH CAROLINA SCALE IN FEET SURVEYING: ATLAS SURVEYING
6 JUNE 2014 RIDGELAND, SOUTH CAROLINA

Revised: 22 July 2015
The above drawing is conceptual and Is subject to change.



ATTACHMENT 3

ORDINANCE NO. 2016 -__
TOWN OF BLUFFTON, SOUTH CAROLINA

AN ORDINANCE TO APPROVE AN AMENDMENT OF THE MASTER PLAN FOR PROPERTY
LOCATED ON SIMMONSVILLE ROAD NORTH OF FULLER COURT IDENTIFIED BY BEAUFORT
COUNTY PARCEL IDENTIFICATION NUMBER R610 031 000 0250 AND CONSISTING OF
APPROXIMATELY 1.9 ACRES, MORE OR LESS.

WHEREAS, on December 29, 2005, the Town of Bluffton Town Council approved the
annexation and rezoning of various parcels in the Buck Island Road and Simmonsville Road
areas, including that certain property consisting of approximately 1.9 acres, more or less,
located on Simmonsville Road and identified by Beaufort County Parcel Number R610 031 000
0250 0000 (the “Property”); and

WHEREAS, on October 11, 2011, the Town of Bluffton Town Council (the “Town
Council”) approved the Town’s Official Zoning Map through the adoption of Ordinance 2011-16,
as amended; and

WHEREAS, on October 24, 2015, Land Asset Holdings, LLC submitted an application
requesting approval of an amendment of the Rose Hill PUD Master Plan for the Property to
change the permitted uses on the Property (the “Master Plan Amendment Application”); and

WHEREAS, Town of Bluffton Staff and Planning Commission have reviewed the Master
Plan Amendment Application in accordance with the procedures established in state law and
the Town’s Unified Development Ordinance; and

WHEREAS, on December 16, 2015, the Planning Commission held a Public Hearing and
voted to forward Town Council a recommendation of approval for the Master Plan Amendment
Application to change the permitted uses on the Property in accordance with the provisions of
the Town of Bluffton Unified Development Ordinance; and

WHEREAS, on February 9, 2016, the Town Council held the first reading and public
hearing and recommended approval with four conditions: (1) Planning Commission’s
recommendation, (2) Conduct a traffic count analysis, (3) Notification of Fuller Court’s adjacent
property owners, and (4) provide details for a privacy fence.

WHEREAS, the Town Council finds that the Master Plan Amendment Application to
change the permitted uses on the Property is in conformance with the Town of Bluffton
Comprehensive Plan.

NOW, THEREFORE, BE IT ENACTED BY THE TOWN COUNCIL OF THE TOWN OF
BLUFFTON, SOUTH CAROLINA:

Ordinance No. 2016 - __ Page 1 of 3



ATTACHMENT 3

Section 1. Master Plan Amendment. The Rose Hill PUD Master Plan, incorporated into the
Town of Bluffton Unified Development Ordinance and the Town of Bluffton’s Official Zoning
Map, is hereby amended for the portion of the Rose Hill PUD consisting of approximately 1.9
acres, more or less, located on located on Simmonsville Road and identified by Beaufort County
Parcel Number R610 031 000 0250 0000 (the “Property”) to change the current designated use
on the Property to allow limited commercial uses including self-storage facilities with outdoor
storage for vehicles, recreational vehicles and boats, general office, medical offices and health
services, car wash, research and laboratory, and artisan workshop, with site specific buffer and
setback requirements for the Property, being:

(a) an adjacent street buffer and setback of 50’ from the right-of-way of Simmonsville
Road at the generally western boundary of the Property,

(b) an adjacent use buffer and setback of 25’ along the generally southern boundary of
the Property, except for the portion that is the common boundary with the Schultz Tract
PUD, where no buffer or setback will be required, and (

¢) an adjacent use buffer and setback of 25’ along the generally northern boundary of
the Property for a distance of 160’ feet from the right-of-way of Simmonsville Road, and
of 10’ along the remainder of the generally northern boundary of the Property, in
accordance with the provisions of the Town of Bluffton Unified Development Ordinance.

Section 2. This Ordinance shall become effective upon its final adoption.

DONE, RATIFIED, AND ENACTED this day of , 2016.

This Ordinance was read and passed at First Reading on February 9, 2016.

Lisa Sulka, Mayor
Town of Bluffton, South Carolina

Sandra Lunceford
Clerk, Town of Bluffton, South Carolina

A Public Hearing was held on this Ordinance on September 13, 2016.

Ordinance No. 2016 - __ Page 2 of 3



ATTACHMENT 3

Lisa Sulka, Mayor
Town of Bluffton, South Carolina

Sandra Lunceford
Clerk, Town of Bluffton, South Carolina

This Ordinance was passed at Second and Final Reading held on September 13, 2016.

Lisa Sulka, Mayor
Town of Bluffton, South Carolina

Sandra Lunceford
Clerk, Town of Bluffton, South Carolina

Ordinance No. 2016 - __ Page 3 of 3



ATTACHMENT 4

TRAFFIC IMPACT ANALYSIS

ROSE HILL PUD MASTER PLAN
AMENDMENT APPLICATION

MPA-10-15-9391
FOR

1.897 ACRES, TRACT VIII,
SIMMONSVILLE ROAD

TMS R610-031-000-0250-0000

Submitted by:

Chester C. Williams, Esq.

Law Office of Chester C. Williams, LLC
17 Executive Park Road, Suite 2

PO Box 6028

Hilton Head Island, SC 29938-6028
843-842-5411

Firm@CCWLaw.net

Agent for the Applicant

! ©2016 Chester C. Williams, LLC
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I. Introduction.

This Traffic Impact Analysis for the 1.897 acre tract located on
Simmonsville Road, designated as Tract VIII of the Rose Hill
Planned Unit Development (the “Rose Hill PUD”), Beaufort County
Tax Parcel R610-031-000-0250-0000 (the “Property”), is submitted
to the Town Council of the Town of Bluffton (the “Town”) in
connection with its review of Rose Hill PUD Master Plan

Amendment Application MPA-10-15-9391 (the “MPA Application”).

The Property was annexed into the Town as part of the Buck
Island Road Simmonsville Road annexation in 2005. Prior to
annexation into the Town, the Property was part of the Rose Hill
PUD, approved by Beaufort County in the 1980’s. The vast majority
of the parcels that were included within the Rose Hill PUD at the
time of the 2005 annexation have since been rezoned to, for the

most part, various commercial uses.

The Property is currently permitted under the Rose Hill PUD
for only one use, that is, multifamily residential at 16 units per
acre. Development of the Property for its current by right permitted

use would allow for 30 multifamily residential units on the Property.

The purpose of the MPA Application is to change the permitted
uses on the Property from the current multifamily residential to
general commercial uses, including self-storage and outdoor storage

for vehicles, RVs, and boats, general office, medical office and

S
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health services, car wash, research and laboratory, and artisan

workshop.

The intended use of the Property under the MPA Application is
approved is shown on the Preliminary Master Plan submitted to the
Town with the MPA Application, which is outdoor storage of
vehicles, RVs, and boats. The Property shares a common boundary
line with a portion of Lot 4 of the Bluffton Park Business District
(“Lot 4”). Lot 4’s access is on Oliver Court, a small cul-de-sac off of
Bluffton Parkway. The Preliminary Master Plan shows an internal
vehicular connection at the rear of the Property to, with access to
and from, Lot 4, which will enable traffic travelling to and from the
Property to enter the Property from Oliver Court. The vehicular
connection at the rear of the Property will be a controlled access
route, similar to the vehicular access on Simmonsville Road. Only
traffic going to or exiting from the Property will be able to utilize the
vehicular connection at the rear of the Property for ingress from or
egress to Oliver Court. Patrons of the self-storage facility currently
being developed on Lot 4 will not be able to use the vehicular
connection at the rear of the Property in order to exit onto

Simmonsville Road.

The Town’s Planning Commission held a public hearing on
and reviewed the MPA Application on December 16, 2015, and
voted unanimously to recommend that the Town Council approve

the MPA Application.

S
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The Town Council gave first reading approval to an ordinance

to approve the MPA Application at its February 9, 2016 meeting.

This Traffic Impact Analysis is provided to the Town based on
a request for additional traffic information from the Town Council at

its February 9, 2016 meeting.
II. Vehicular Access to and Egress from the Property.

The Preliminary Master Plan shows that the Property has over
200 feet of frontage on Simmonsville Road; however, there is a solid
raised median in the center of Simmonsville Road at the location of
the Property, which will limit vehicular access to and egress from
the Property to “right-in, right-out” movements only. Therefore, all
traffic entering the Property from Simmonsville Road will be
travelling north on Simmonsville Road, approaching the Property
from Bluffton Parkway. Likewise, all traffic exiting the Property
onto Simmonsville Road will travel north on Simmonsville Road

towards US Highway 278.

The vehicular connection at the rear of the Property to Lot 4

will allow traffic to enter the Property from, and leave the Property

by way of, Oliver Court, with easy access to Bluffton Parkway.’

1 As mentioned above, patrons of the self-storage facility currently being developed on Lot 4
will not have access to Simmonsville Road through the vehicular connection at the rear of
the Property.

S
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III. Traffic Impact Analysis.

In order to prepare this Traffic Impact Analysis, we reviewed
the information provided in the 8t edition of Trip Generation,

published by the Institute of Transportation Engineers (the “ITE

Manual”)?

to determine average daily traffic trips, morning peak
hour traffic trips, and afternoon peak hour traffic trips that could
potentially be generated by full development of the Property, both

for the existing permitted use and for the proposed use.

According to the Town’s Functional Classification Map,

Simmonsville Road is designated as a major collector road, and

Bluffton Parkway is designated as a minor arterial road.®

Beaufort County’s Traffic & Transportation Engineering
Department provides average annual daily traffic counts for various

roadway locations in the Town.

The closest point on Simmonsville Road from the Property for
which traffic counts are available is south of Bluffton Parkway,

between Bluffton Parkway and Bluffton Middle School, designated

2 The Town’s Unified Development Ordinance requires that the ITE Manual be used to
calculate traffic trip generation rates. See UDO Section 5.9.3.B.1.b, at Page 5-23.

3 While the UDO does not include capacities for various classifications for roads, another local
zoning and development standards ordinance, the Town of Hilton Head Island’s Land
Management Ordinance, says the maximum average daily traffic trip capacity of a collector
road is 6,000 trips, and the maximum average daily traffic trip capacity of a minor arterial
is 25,000 trips.

n
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as Station 337.% The most recent traffic count data available

through the County’s online Traffic Engineering Mapping Site
shows 4,300 average daily traffic trips on Simmonsville Road at

Station 337.

The closest point on Bluffton Parkway from the Property for
which traffic counts are available is west of Simmonsville Road,
about midway between Simmonsville Road and Buck Island Road,
designated as Station 556. The most recent traffic count data
available through the County’s online Traffic Engineering Mapping
Site shows 11,300 average daily traffic trips on Bluffton Parkway at
Station 556.

IV. ITE Manual Traffic Trip Generation Rates.
A. Existing Multifamily Residential Use.

The ITE Manual’s Apartment land use, ITE Land Use
Code 220, is likely the most appropriate use to consider for the
currently permitted multifamily residential use on the
Property. Based on the development of the Property for 30
multifamily residential units, the ITE Manual provides the

following trip generation information:

4 According to the County’s online Traffic Engineering Mapping Site there are no County traffic
trip counters on Simmonsville Road between Bluffton Parkway and US Highway 278.

S
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verage Morning Peak | Afternoon Peak
Weekday . '
i Hour Trips Hour Trips
Trips
o Duwelling | 051 trips per | 0.62 trips per
P Unit g Dwelling Unit Dwelling Unit

Number of | Total Average | Total Morning | Total Afternoon
Dwelling Weekday Peak Hour Peak Hour
Units Trips Trips Trips
30 199.5 15.3 18.6

The ITE Manual shows that development of the Property
with 30 multifamily residential units will generate almost 200
average weekday traffic trips, with approximately 15 of those
trips during the morning peak hour, and approximately 19 of

those trips during the afternoon peak hour.
B. Proposed Outdoor Storage Use.

The ITE Manual does not include a land use for outdoor
storage of vehicles, RV, and boats. The land use category in
the ITE Manual most similar to outdoor storage is the Mini-
Warehouse land use, ITE Land Use Code 151. The closest
measurement function under that land use is likely based on
the number of storage units in the proposed development,

which we have used. Based on the development of the

n
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Property for 47 outdoor storage spaces, as shown on the

Preliminary Master Plan, the ITE Manual provides the

following trip generation information:

\‘;;Z:Lif Morning Peak | Afternoon Peak
~aay Hour Trips Hour Trips
Trips

0.25 trips per
Dwelling Unit

0.02 trips per
Dwelling Unit

0.02 trips per
Dwelling Unit

Number | Total Average | Total Morning | Total Afternoon
of Storage Weekday Peak Hour Peak Hour
Spaces Trips Trips Trips
47 11.75 0.94 0.94

The ITE Manual shows that development of the Property

with 47 outdoor storage spaces as shown on the Preliminary

Master Plan will generate fewer than 12 average weekday

traffic trips, with only 1 of those trips during the morning peak

hour, and only 1 of those trips during the afternoon peak

hour.

Comparison of Traffic Impacts.

Development of the Property for the currently permitted

multifamily residential use will generate 200 new weekday traffic

trips, all entering onto and exiting from the Property on

Simmonsville Road. Based on the County’s average daily traffic
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ATTACHMENT 4

count for Simmonsville Road, this will result in a 4.6% increase in

daily traffic on Simmonsville Road.

On the other hand, development of the Property as proposed
on the Preliminary Master Plan will generate fewer than 12 new
weekday traffic trips, some of which will be able to enter onto and

exit from the Property across Lot 4 onto Oliver Court to Bluffton

Parkway.®

Based on the County’s average daily traffic count for
Simmonsville Road, even assuming that all traffic to and from the
Property uses Simmonsville Road, this will result in a 0.28%

increase in daily traffic on Simmonsville Road.
VI. Conclusion.

The ITE Manual shows that the development of the Property
for 47 outdoor storage spaces as shown on the Preliminary Master
Plan will result in a 94% reduction in average weekday traffic trips
generated by the Property, compared to the development of the
Property for the currently permitted multifamily residential use,
with similar percentage reductions in morning peak hour traffic

trips and afternoon peak hour traffic trips.

5 Traffic going to or leaving from the self-storage facility currently being developed on Lot 4 will
not have access to Simmonsville Road through the vehicular connection at the rear of the
Property.
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TYPICAL REAR PRIVACY WALL - TO BE PAINTED "FOREST GREEN" OR DARK BROWN
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