
 

 

 

  

 

TOWN OF BLUFFTON 
PLANNING COMMISSION MEETING AGENDA 

Theodore D. Washington Municipal Building 
Henry “Emmett” McCracken Jr. Council Chambers 

20 Bridge Street, Bluffton, SC  29910 
Wednesday, February 26, 2020, 6:00 PM 

 

 

I. CALL TO ORDER 

 
II. ROLL CALL 

 
III. NOTICE REGARDING ADJOURNMENT 

The Planning Commission will not hear new items after 9:30 P.M. unless 

authorized by a majority vote of the Commission Members present.  Items which 
have not been heard before 9:30 P.M. may be continued to the next regular 
meeting or an additional meeting date as determined by the Commission 

Members. 

 
IV. NOTICE REGARDING PUBLIC COMMENTS 

Every member of the public who is recognized to speak shall address the 
Chairman and in speaking, avoid disrespect to the Commission, Town Staff, and 

other members of the meeting.  State your name and address when speaking for 

the record.  COMMENTS ARE LIMITED TO THREE (3) MINUTES. 

 
V. ADOPTION OF THE AGENDA 

 

VI. ADOPTION OF MINUTES – January 22, 2020 

 
VII. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA 
 

VIII. OLD BUSINESS 
 
IX. NEW BUSINESS 

 
1. FOR ACTION 

 

A. Pinecrest (Master Plan Amendment): A request by Willy Powell of 
Ward Edwards Engineering on behalf of the Pinecrest Property 
Owner’s Association for approval of a Master Plan Amendment. The 

project consists of altering the traffic flow through the Pinecrest 
community, by modifying Pinecrest Way to one-way traffic, 
westbound only from Pinecrest amenity parking field to Masters Way. 

The change is intended to reduce cut-through traffic from Masters 
Way to Bluffton Parkway. The tax map number is identified as R610 

030 000 0711 0000. (PD-01-11-044) (Staff-Will Howard) 
 



 

“FOIA Compliance – Public notification of this meeting has been published and posted in compliance with the Freedom of 
Information Act and the Town of Bluffton policies.” 

 
In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the Town of Bluffton will 
not discriminate against qualified individuals with disabilities on the basis of disability in its services, programs, or activities. The 
Town of Bluffton Council Chambers are ADA compatible. Any person requiring further accommodation should contact the Town 
of Bluffton ADA Coordinator at 843.706.4500  or adacoordinator@townofbluffton.com as soon as possible but no later than 48 

hours before the scheduled event. 
 
*Please note that each member of the public may speak at one public comment session and a form must be filled out and given 

to the Chairperson of the Commission.  Public comment must not exceed three (3) minutes. 
 

 

B. Washington Square Commercial (Preliminary Development Plan): A 
request by Josh K. Tiller, PLA, ASLA on behalf of Speyside Partners, 
LLC., for approval of a Preliminary Development Plan.  The project 

consists of the construction of 10 mixed-use buildings with office 
space, retail space, restaurant space, 36 residential apartments and an 
80-unit boutique hotel. The property is zoned Buckwalter Planned Unit 

Development and consists of approximately 7.92 acres identified by 
tax map number R614 022 000 0894 0000 located within the 

Washington Square Development, west of Buckwalter Parkway and 
north of Buckwalter Place. (DP-10-19-013630) (Staff-Will Howard) 

 

C. Low Country Fresh Market (Preliminary Development Plan): A 
request by Josh K. Tiller, PLA, ASLA on behalf of Low Country Fresh 
Real Estate, LLC for approval of a Preliminary Development Plan.  
The project consists of the construction of an 8,136 SF grocery 

market. The property is zoned Buckwalter Planned Unit Development 
and consists of approximately 1 acre identified by tax map number 

R614 022 000 0894 0000 within the Washington Square 
Development, west of Buckwalter Parkway and north of Buckwalter 
Place. (DP-12-19-013786) (Staff – Will Howard) 

 
 

D. 48 Lawrence Street (Preliminary Development Plan): A request by 
Tim Dolnik for approval of a Preliminary Development Plan.  The 

project consists of the construction of parking and related 
infrastructure to allow a change of use from single family residential 

to commercial use. The property is zoned Neighborhood General-HD 
and consists of approximately .46 acres identified by tax map 
number R610 039 00A 123B 0000 located at 48 Lawrence Street. 

(DP-01-20-13911) (Staff – Will Howard) 
 

 
X. DISCUSSION  

 
XI. ADJOURNMENT 
 

 

 

 

mailto:adacoordinator@townofbluffton.com


 

“FOIA Compliance – Public notification of this meeting has been published and posted in compliance with the Freedom of 
Information Act and the Town of Bluffton policies.” 

 
In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the Town of Bluffton will 
not discriminate against qualified individuals with disabilities on the basis of disability in its services, programs, or activities. The 
Town of Bluffton Council Chambers are ADA compatible. Any person requiring further accommodation should contact the Town 
of Bluffton ADA Coordinator at 843.706.4500  or adacoordinator@townofbluffton.com as soon as possible but no later than 48 

hours before the scheduled event. 
 
*Please note that each member of the public may speak at one public comment session and a form must be filled out and given 

to the Chairperson of the Commission.  Public comment must not exceed three (3) minutes. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

NEXT MEETING DATE:  Wednesday, March 25, 2020 
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TOWN OF BLUFFTON PLANNING COMMISSION  

Theodore D. Washington Municipal Building, Henry “Emmett” McCracken Jr. 

Town Council Chambers 
 
Wednesday, January 22, 2020, Minutes  

 
Present: Josh Tiller, Chair; Terry Hannock, Vice Chair; Amanda Jackson; Dan 

Keefer; Charlie Wetmore III; Trey Griffin   

 
Absent:  Ronald Williams 

 
Staff: Will Howard, Principal Planner; Kevin Icard, Planning & Community 

Development Manager; Alan Seifert, Senior Planner; Victoria Smalls, 

Growth Management Coordinator  

  
I. CALL TO ORDER 

 
Chairman Tiller called the meeting to order at 6:00 p.m.  

 
II. ROLL CALL 
 

III. NOTICE REGARDING ADJOURNMENT 
 

The Planning Commission will not hear new items after 9:30 P.M. unless 

authorized by a majority vote of the Commission Members present. Items which 

have not been heard before 9:30 P.M. may be continued to the next regular 

meeting or an additional meeting date as determined by the Commission 

Members. 

 
IV. NOTICE REGARDING PUBLIC COMMENTS 

 
Every member of the public who is recognized to speak shall address the 

Chairman and in speaking, avoid disrespect to the Commission, Town Staff, and 

other members of the meeting. State your name and address when speaking for 

the record. UNLESS OTHERWISE AMENDED BY THE PLANNING COMMISSION, 

COMMENTS ARE LIMITED TO THREE (3) MINUTES. 

 
V. ADOPTION OF THE AGENDA 

 
Commissioner Wetmore made a motion to adopt the Wednesday, January 22, 

2020 Planning Commission Meeting Agenda.  Vice Chairman Hannock seconded 

the motion, all were in favor and the motion passed. 

 

VI. ELECTION OF CHAIR AND VICE – CHAIR  
 
The Board of the Planning Commission voted on the current Chair and Vice – 

Chair on Wednesday, August 28, 2019.  Elections will be held again during the 

Wednesday, August 26, 2020 meeting. 

 
VII. ADOPTION OF MINUTES – December 18, 2019 
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Vice Chairman Hannock made a motion to approve the adoption of the December 

18, 2019 minutes, Commissioner Wetmore seconded the motion. All were in 

favor and the motion passed.   

 
VIII. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA 

 
1. 6:06 to 6:10 p.m. 

Mike Williams:84 Fording Court, Bluffton, SC   

a. Please think about how many trees will be cut down, how many trees will 

be saved and what about tree buffers. Please make these concerns a 

priority when making plans and controlling development. 

b. Please think about - What will happen to the May River if it continues to 

become contaminated?  

c. Are pervious parking lots necessary? 

d. Let’s make the May River Crossing Project a great example to the state of 

South Carolina and to the country a great infrastructure project.  

 

IX. OLD BUSINESS  

 
No Old Business 

 

X. NEW BUSINESS  
 
1. FOR ACTION  

A. May River Crossing (Street Naming): Consideration of approval of 
new street names for new roads within the proposed May River 
Crossing development, a +/- 73,750 SF retail shopping center. The 

property is identified by tax map number R610 036 000 0386 
0000 and consists of approximately 14.29 acres located northeast 

of the intersection of SC HWY 170 (Okatie Highway) and SC HWY 
46 (May River Road) (Staff – Will Howard)  
 
Staff Presenting – Howard presented the information to the Commission 

which is incorporated into these minutes.  

 
Commissioner Jackson made a motion to approve the consideration of 

new street names for new roads within the proposed May River Crossing 

Development, a +/- 73,750 SF retail shopping center as submitted.  

Commissioner Griffin second the motion all were in favor and the motion 

passed.  

B. Village at New Riverside (Initial Master Plan): Consideration of 

approval for the Master Plan for property referred to as New 
Riverside Village within the New Riverside PUD for a residential, 
office, and commercial village-type development consisting of 

approximately 35.508 acres located at the southeast corner of the 
intersection of New Riverside Road and SC Hwy 46. (Staff – Kevin 

Icard) 
 

Staff Presenting – Icard presented the information to the Commission 

which is incorporated into these minutes.  
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Commissioner Wetmore made a motion to recommend to Town Council to 

approve the consideration of approval for the Master Plan for property 

referred to as New Riverside Village within the New Riverside PUD for a 

residential, office, and commercial village type development with the 

following conditions: 

 
1. Innovated storm water design approach  

a. Recirculation of water for irrigation purposes 

b. Use of pervious paving and/or materials for lanes, alleys and or 

parking and other low impact designs for storm water mitigation  

2. Clarify building setbacks along the perimeter  

a. Update stub out plan for the South Carolina Commission Property 

3. Update the narrative to include residential sidewalks on both sides of 

the streets.  Add the text to the narrative  

4. Include a walkway around the restaurant closet to the pond 

 

Vice Chairman Hannock seconded the motion all were in favor and the 

motion passed.  

 

 
XI. ADJOURNMENT 

 
The January 22, 2020 Planning Commission meeting adjourned at 7:22 p.m. 



 

 

PLANNING COMMISSION 

STAFF REPORT 

Department of Growth Management 
 

MEETING DATE: February 26, 2020 

PROJECT: Pinecrest Master Plan Amendment  

APPLICANT: Willy Powell – Ward Edwards  

PROJECT NUMBER: PD-01-11-044 

PROJECT MANAGER:   
Will Howard   

Principal Planner – Land Development 
 

REQUEST: The Applicant, Willy Powell, on behalf of the owner, Pinecrest Property 

Owners Association, INC, is requesting for approval of a Master Plan Amendment to the 

Initial Master Plan for Pinecrest. The project proposed to convert the existing two-way 

traffic flow of Pinecrest Way, from Masters Way to the last entrance into the amenity 

center parking area so as to restrict access from Masters Way. (Attachment 1) 

 

INTRODUCTION:    

The project proposes to add the following improvements: 

• Traffic arrow pavement markings along Pinecrest Way 

• One-Way signage along Pinecrest Way to direct Amenity-related movements 

• “Do Not Enter” signage at the intersection of Pinecrest Way and Masters Way, 

visible from Masters Way. 

The subject road is zoned Buckwalter Planned Unit Development and is located within 

the Pinecrest Master Plan, which encompasses approximately 429 acres and identified 

as a portion of tax map number R610 030 000 0711 0000. (Attachment 2) 

 

BACKGROUND: 

This application is for a Master Plan Amendment is located within the Buckwalter PUD 

and is subject to the standards set forth in the Buckwalter PUD Concept Plan, 

Development Agreement and the Pinecrest Initial Master Plan. The subject roadway lies 

within the Pinecrest Initial Master Plan which was originally approved in January 2002 

and further amended September 2002. (Attachment 3) 

Town staff determined the proposed roadway change to be a major amendment to the 

master plan per the guides of Section 5.8.9(A) of the Town of Bluffton Planned Unit 

Development Ordinance referenced within the Buckwalter PUD. 

 

Staff comments on the review of the Master Plan Amendment were reviewed at the 

June 25, 2019 meeting of the Development Review Committee (DRC). (Attachment 4) 

The Applicant has provided a response to staff comments provided at the DRC. 

(Attachments 5) 

 

REVIEW CRITERIA & ANALYSIS:   



February 26, 2020 Page 2 

 

Pinecrest – Master Plan Amendment  Planning Commission 

The Planning Commission is required to consider the criteria set forth in Section 3.9.3 of 

the Unified Development Ordinance in assessing an application for a Master Plan. These 

criteria are provided below followed by a Staff Finding(s).   

 

1. Section 3.9.3.B. Promotion of and consistency with the land use goals, 

environmental objectives and overall intent of the policies within the 

Comprehensive Plan. 

 

Finding.  The application is consistent with the Comprehensive Plan.   
 

This Amended Master Plan proposes to convert Pinecrest Way, a two-way street, 

into one way traffic flow towards Masters Way. This would prevent unnecessary 

traffic coming from Masters Way through Pinecrest Way to access Bluffton 

Parkway. By eliminating cut-through traffic, it creates a safer environment for the 

residents along this street. 

 

2. Section 3.9.3.C.  Consistency with the intent of the Planned Unit Development 

Zoning District as prescribed in this Ordinance. 

 

Finding.  This request will be consistent with the Town of Bluffton Zoning and 
Development Standards Ordinance that applies to the Buckwalter Concept Plan.  
 

This amendment does not propose to change the land uses or intensity of 

development. 

 

3. Section 3.9.3.D.  As applicable, consistency with the provisions of the 

associated Development Agreement and/or PUD Concept Plan. 

 

Finding.  The proposed master plan is consistent with the provisions of the 

Buckwalter Development Agreement.   

 

4. Section 3.9.3.E.  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. 
 

Pinecrest Way was built as a local street to primarily provide access to the 

recreational amenities for the community and not to provide an alternate route to 

access Bluffton Parkway. The Pinecrest Golf Club is the only commercial use 

accessed by Pinecrest Way. The Pinecrest community pool and recreational 

courts are the only other uses accessed through this street.  

 

5. Section 3.9.3.F.  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. 
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Finding.  The property is able to be served by adequate public services and has 
previously provided an analysis and mitigation measures on the impact on 
transportation, utilities, and community services with the Buckwalter 
Development Agreement and Concept Plan. 

6. Section 3.9.3.G.  Demonstration of innovative site planning techniques that 

improve upon the standards in other allowable Town of Bluffton zoning districts 

with the purpose of enhancing the Town of Bluffton’s health, safety and 

welfare. 

 

Finding.  The applicant proposes to use applicable signage to discourage wrong-
way traffic and direct residents to amenities. By preventing off-site traffic from 
using the community’s street as a bypass, there will be a reduction in traffic. 
 

7. Section 3.9.3.H.  Ability of the site to sufficiently accommodate the densities 

and land use intensities of the proposed development. 

 

Finding.  The previously approved master plan found the plan to sufficiently 
accommodate the densities and land-uses proposed and no new development is 
planned with this application.  
 

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

practices of the Town of Bluffton. 

 

Finding.  The application can be in conformance with adopted or accepted plans, 
policies, and practices of the Town with the following modifications. 

 

PLANNING COMMISSION RECOMMENDATION:  Planning Commission has the authority 

to recommend the following to Town Council: 

 

1. Recommend approval of the application as submitted by the Applicant; 

2. Recommend approval the application with conditions; or 

3. Recommend denial the application as submitted by the Applicant. 

 

NEXT STEPS:  Forward recommendation to Town Council: 

 

Master Plan Procedure Step Completed Date Completed 

Step 1.  Pre-Application Meeting ✓ May, 2019 

Step 2.  Application Check-In Meeting ✓ May 29, 2019 

Step 3.  Review by UDO Administrator ✓ June 25, 2019 

Step 4.  Planning Commission Public Hearing 

and Recommendation ✓ February 26, 2020 

Step 5.  Town Council Consideration for 

Approval of Majority Vote 

(March 10, 2020 Tentative) 
  

 



February 26, 2020 Page 4 
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ATTACHMENTS: 

1. Application & Narrative 

2. Road Segment 

3. Pinecrest Initial Master Plan  

4. DRC Staff Comments 

5. Applicant’s response to DRC Comments 
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CIVIL ENGINEERING & LAND DEVELOPMENT CONSULTING 

WardEdwards.com      T 843.837.5250    F 843.837.2558     PO Box 381, Bluffton, SC 29910 

Project:  Pinecrest Masterplan Amendment Narrative 
  Town of Bluffton, SC 

Coordinates: W 80° 53' 47" / N 32° 15' 23" 
 
Date:  November 22, 2019 
  
Applicant: Pinecrest POA Board of Directors 

Primary Contact: Linda Thompson 
1 Pinecrest Way 

  Bluffton, SC  29910 
  E: LThompson52@hotmail.com  
 
Agent:  Ward Edwards, Inc. 
  Primary Contact: Willy Powell 

P.O. Box 381 
  Bluffton, SC  29910 
  E: wpowell@wardedwards.com  

P: 843-837-5250 
 
 
Description 
Pinecrest POA Board of Directors proposes to convert the existing two-way traffic flow of Pinecrest Way, 
from Masters Way to the last entrance into the amenity center parking area so as to restrict access from 
Masters Way. The project proposes to add the following improvements: 

 Traffic arrow pavement markings along Pinecrest Way 

 One-Way signage along Pinecrest Way to direct Amenity-related movements 

 “Do Not Enter” signage at the intersection of Pinecrest Way and Masters Way, visible from 
Masters Way 

 
The project proposes no changes to the existing roadway pavement or the subdivision.  
 
According to the traffic study for Hilton Head Christian Academy, dated July 11, 2019, and prepared by BIHL 
Engineering, the projected AM Peak Hour trips shows 5 vehicles making turning movements onto Pinecrest 
Way, while the PM Peak Hour trips also shows 5 vehicles making turning movements onto Pinecrest Way.  In 
addition, as mitigation for the general surrounding traffic, the report recommends installation of dedicated 
left-turn and right-turn lanes onto Bluffton Parkway from Masters Way.  These improvements should be 
sufficient to account for the minimal increase to traffic on Masters Way by limiting movements onto 
Pinecrest Way. 
 
Existing Conditions 
The existing site is a two-lane road between Masters Way and Pinecrest Drive, with access from Masters Way. 
 
Proposed Construction 
The applicant proposes to add pavement marking, “One Way,” and “Do Not Enter” signage to Pinecrest Way 
to discourage through-traffic from Masters Way towards Pinecrest Drive. 

Attachment 1
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CIVIL ENGINEERING & LAND DEVELOPMENT CONSULTING 

WardEdwards.com      T 843.837.5250    F 843.837.2558     PO Box 381, Bluffton, SC 29910 

Tree Removal 
No tree removal is required for this project.  
 
Access 
The applicant proposes to restrict access to Pinecrest Way from Masters Way, only permitting access from 
Pinecrest Way to Masters Way. 
 
Parking 
There will be no additional parking provided. 
 
Phasing 
The project is proposed to be completed in a single phase. 
 
Site Maintenance 
The overall site infrastructure will be operated and maintained by the Property Owners’ Association. 
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PLAN REVIEW COMMENTS FOR PD.01.11.044
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

PINECREST PHASE 4

Plan Type: Apply Date:

Plan Status: Plan Address:

, SC

NA

Approved

10/16/2001

Plan PIN #:Case Manager: IMPORT-N/A-PERMITKevin Icard

Plan Description: 11/28/2001 | 9/24/2002 PC MENTIONED 

05/29/2019

The Applicant is proposing to amend the traffic flow through the Pinecrest community, my modify Pinecrest 

Way to one-way traffic, westbound only from Masters Way to the Pinecrest amenity parking field. The 

change is intended  to reduce cut-through traffic from Buckwalter Parkway to Masters Way. Tax Map 

Number R610 030 000 0711 0000.

The Pinecrest Initial Master Plan documents were originally approved January 2002 and were further 

amended September 2002. The enclosed major amendment to the master plan application package is 

proposed as the second amendment, however, it is the first amendment since the completion and full 

development of the community.

The following documents are included and constitute the entire amendment:

· Updated IMP Cover Referencing Amendment #2

· Updated list of exhibits include Exhibit “U”

· Exhibit U Titled Conceptual Traffic Routing Plan dated May 24, 2019

No changes are proposed to Exhibits A, through T.

 Amend Dev Review

 Submission #: 1  Recieved: 06/18/2019 Completed: 06/21/2019

Reviewing Dept. Complete Date StatusReviewer

Revisions Required06/21/2019Transportation Department Review Kevin Icard

Comments:

1. Based on previous discussions, the proposed one-way street access for Pinecrest Way is to allow for traffic to exit the 

neighborhood and restrict traffic from entering. The Traffic Routing Plan 'Exhibit - U' is incorrectly labeled. Update the plan to have 

the arrow turned the other way to restrict access.

2. Update the Pinecrest Master Plan Narrative to reflect the change listed above. 

3. No documentation has been provided from the Pinecrest POA, showing where this Master Plan Amendment request has been 

approved by a majority of the Pinecrest residents. Provide documentation.

4. No documentation has been provided justifying the impacts on traffic patterns with the access point being restrict to one-way. 

5. No documentation has been provided to show how the road will be identified as being one-way access only.

Approved06/21/2019Beaufort Jasper Water and Sewer 

Review

James Clardy

Comments:

No comments provided by reviewer.

Approved06/20/2019Building Safety Review Richard Spruce

Approved06/21/2019Fire Department Review Dan Wiltse

Comments:

No comments have been provided by the reviewer, however, staff reserves the right to provide comments at resubmittal.

Approved06/21/2019Planning Commission Review Kevin Icard

06/21/2019 Page 1 of 2
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Comments:

No comments provided by the Planning Commissioners.

Approved06/21/2019Planning Review - Address Nick Walton

Comments:

No comment provided by reviewer.

Approved06/21/2019Planning Review - SR William Howard

Comments:

Comments are included in the Transportation comments.

Approved06/21/2019Police Department Review Joseph Babkiewicz

Comments:

No comments have been provided by reviewer, however, staff reserves the right to provided comments at time of resubmittal.

Approved06/21/2019Watershed Management Review 

DRC

William Baugher

Comments:

No comment provided by reviewer.

Plan Review Case Notes:

System Administrator (10/16/2001  12:00:00AM):  11/28/2001 | 9/24/2002 PC MENTIONED

06/21/2019 Page 2 of 2
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CIVIL ENGINEERING & LAND DEVELOPMENT CONSULTING  

WardEdwards.com      T 843.837.5250    F 843.837.2558     PO Box 381, Bluffton, SC 29910 

November 22, 2019 
 
Mr. Will Howard 
Principal Planner 
Town of Bluffton 
P.O. Box 386 
20 Bridge Street 
Bluffton, SC 29910  
 
Subject: Town of Bluffton Masterplan Amendment Review  
  PINECREST / FILE #PD.01.11.044 
  Ward Edwards Project Number: 190292 
 
Will:  
 
In response to your comments dated May 29, 2019, regarding submittal for Masterplan Amendment, , 
please find the following: 
 
Enclosures 

1. IMP Exhibit U – Cocneptual Traffic Routing Plan 
2. Masterplan Narrative 
3. Traffic Report for Hilton Head Christian Academy 

 
Comment Responses 
 

1. Based on previous discussions, the proposed one-way street access for Pinecrest Way is to allow 

for traffic to exit the neighborhood and restrict traffic from entering. The Traffic Routing Plan 

'Exhibit - U' is incorrectly labeled. Update the plan to have the arrow turned the other way to 

restrict access. 

Please find an updated Exhibit U showing proper traffic patterns and markings. 

 

2. Update the Pinecrest Master Plan Narrative to reflect the changes requested. 

Please find an updated Master Plan Narrative addressing the requested changes. 

 

3. No documentation has been provided from the Pinecrest POA, showing where this Master Plan 

Amendment request has been approved by a majority of the Pinecrest residents. Provide 

documentation. 

Attached please find meeting minutes from Pinecrest POA Board Meetings showing the 

requested road change has been approved by the Board. 

 

4. No documentation has been provided justifying the impacts on traffic patterns with the access 

point being restrict to one-way. 
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CIVIL ENGINEERING & LAND DEVELOPMENT CONSULTING  

WardEdwards.com      T 843.837.5250    F 843.837.2558     PO Box 381, Bluffton, SC 29910 

Attached please find the traffic report for Hilton Head Christian Academy showing the 

projected peak hour traffic patterns for Pinecrest Way.  This information has been added to 

the Narrative. 

 

5. No documentation has been provided to show how the road will be identified as being one-way 

access only. 

Please find an updated Exhibit U showing proper traffic patterns and markings. 

If you have any questions or comments during your review, please do not hesitate to contact me at 
(843) 837-5250 or wpowell@wardedwards.com. 
 
Sincerely, 
Ward Edwards Engineering 

 
Willy Powell, PE 
Project Manager 
 
WP/jb 
Cc: Doug Hill, Pulte Group 
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PLANNING COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE: February 26, 2020 

PROJECT: 
Washington Square Commercial 
Preliminary Development Plan  

APPLICANT: Josh K. Tiller, PLA, ASLA 

PROJECT NUMBER: DP-10-19-13630 

PROJECT MANAGER:   
Will Howard   
Principal Planner – Land Development 

 
 

INTRODUCTION: A request by Josh K. Tiller, PLA, ASLA on behalf of Speyside Partners, 
LLC, for approval of a Preliminary Development Plan. The project consists of the 
construction of mixed-use buildings and associated parking that will include 6,000SF of 

office space, 52,000 SF of retail space, 7,000 SF of restaurant space, 36 residential 
apartments and an 80 unit boutiques hotel. The property is zoned Buckwalter Planned 

Unit Development and consists of approximately 3.61 acres, identified by tax map 
number R614 022 000 0894 0000 located within the Washington Square Development. 
(Attachments 1 & 2) 

 
BACKGROUND: This application is for a Preliminary Development Plan located within 

the Buckwalter PUD and is subject to the standards set forth in the Buckwalter PUD 
Concept Plan, Development Agreement and the Berkeley Place Parcel C4 Master Plan.  
The subject parcel lies within the Washington Square Development Plan, DP 11-17-

11494, approved for construction on October 1, 2018, with the developer constructing 
roads and infrastructure to allow for future development of individual parcels. 

(Attachments 3 & 4) 

The Buckwalter PUD is divided into eight integrated planning areas that are used to 
identify allowable land uses and density within each tract.  The subject parcel lies within 
the Buckwalter Commons Planning Area, with General Commercial and Neighborhood 

Commercial use specified among the list of allowed land uses.  Per the Definitions of 
Land Use in the Buckwalter PUD Concept Plan, the uses of Office; Retail; Restaurant; 

Multi-family Residential; Single-family Residential and Hotel are all allowed in either the 
General Commercial or Neighborhood Commercial designation.  

Staff’s comments on the review of the Preliminary Development Plan were reviewed at 

the November 27, 2019 meeting of the Development Review Committee (DRC). 
(Attachment 3) The Applicant has provided a response to staff comments and an 
updated site plan to address the comments provided. (Attachments 5, 6 & 7) 

REVIEW CRITERIA & ANALYSIS: The Planning Commission shall consider the criteria set 

forth in Section 3.10.3.A of the Unified Development Ordinance in assessing an 
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application for a Preliminary Development Plan.  The applicable criteria are provided 
below followed by Staff Finding(s) based upon review of the application submittals to 
date. 

 
1. Section 3.10.3.A.1.  Conformance with the applicable provisions provided in 

Article 5, Design Standards.   
 

Finding.  As the site is located within the Buckwalter PUD it is not subject to the 
Design Standards set forth in Article 5 of the Unified Development Ordinance. 
 

2. Section 3.10.3.A.2. The proposed development shall be in conformance with any 
approved Development Agreement, PUD Concept Plan, PUD Master Plan, 

Subdivision Plan, or any other agreements or plans that are applicable.  
 
Finding.  Town Staff finds that the preliminary site plan is in conformance with 

the Buckwalter PUD Development Agreement and Concept Plan and the Berkley 
Place/Parcel C4 Master Plan.   

 
3. Section 3.10.3.A.3. If the proposed development is associated with a previously 

approved Master Plan, then the traffic and access plans shall adhere to the 

previously approved traffic impact analysis or assessment, where applicable.  If 
an application is not associated with a previously approved PUD Master Plan, 

then a traffic impact analysis shall be required at development plan submittal.  
 
Finding. The project is located within the Berkley Place/Parcel C4 Master Plan and 

the Washington Square Development Plan.  A Traffic Impact Analysis was 
approved in conjunction with the Berkley Place Master Plan and an updated 

Traffic Assessment was provided in conjunction with the Washington Square 
Development Plan.  All traffic improvements recommended in the updated Traffic 
Assessment were completed during construction of the Washington Square 

development plan.  The traffic and access plans for the project adhere to the 
approved Traffic Impact Analysis and updated Traffic Assessment and no 

additional improvements are required for the proposed commercial buildings.   
 

4. Section 3.10.3.A.4. The proposed development must be able 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 Washington Square Development Plan will provide all master 

utilities for connection as each parcel is developed.  The proposed commercial 
buildings will utilize the connections provided to ensure adequate water, sanitary 

sewer and stormwater services in support of the project.  Letters from the 
agencies providing public services will be required at time of Final Development 
Plan submittal per the Applications Manual. 

 
5. Section 3.10.3.A.5. The phasing plan, if applicable, is logical and is designed in a 

manner that allows each phase to fully function independently regarding 
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services, utilities, circulation, facilities, and open space, irrespective of the 
completion of other proposed phases.  
 

Finding.  The applicant intends to construct the project in phases, with a 
proposed Phasing Plan to be included with the Final Development Plan.  The 

phases will be required to function independently as required by Section 
3.10.3.A.5. 

 
6. Section 3.10.3.A.6. The application must comply with applicable requirements in 

the Applications Manual. 

 
Finding.  The application has been reviewed by Town Staff and has been 

determined to be complete.  
 

RECOMMENDATION:  The Planning Commission has the authority to take the following 

actions with respect to the approval of the application: 
 

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

 
 

ATTACHMENTS: 
1. Application & Narrative 
2. Initial Site Plan 

3. Washington Square site plan 
4. Staff Comments 

5. Applicant’s response to DRC Comments 
6. Updated Site Plan  

 

 

 



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 2



WETLAND

POND  2

POND  5

POND  4

POND  1

POND  3

84
3/

32
2-

05
53

84
3/

32
2-

05
56

 (F
A

X)

C
A

R
O

LI
N

A
 E

N
G

IN
EE

R
IN

G
 C

O
N

SU
LT

A
N

TS
, I

N
C

.
PO

 B
O

X 
29

4
BE

A
U

FO
R

T,
 S

C
 2

99
01

PAVEMENT
MARKING EXHIBIT

W
W

W
.C

A
R

O
LI

N
A

EN
G

IN
EE

R
IN

G
.C

O
M

-
6

-

D
ES

C
RI

PT
IO

N
PL

A
N

 R
EV

IS
IO

N
S

N
O

.

321 4 5

-- - - -

D
A

TE -- - - -

87
--

--

*A
N

Y 
IN

FR
IN

G
EM

EN
T 

M
A

Y 
BE

 S
U

BJ
EC

T 
TO

 L
EG

A
L 

A
C

TI
O

N
.

TH
E 

D
ES

IG
N

S 
A

N
D

 ID
EA

S 
PR

ES
EN

TE
D

 IN
 T

H
ES

E
D

RA
W

IN
G

S 
A

RE
 T

H
E 

PR
O

PE
RT

Y 
O

F 
SA

ID
 E

N
G

IN
EE

R.
  T

H
E

RE
PR

O
D

U
C

TI
O

N
, C

O
PY

, O
R 

U
SE

 O
F 

TH
ES

E 
PL

A
N

S 
O

R 
TH

E
IN

FO
RM

A
TI

O
N

 IS
 S

TR
IC

TL
Y 

PR
O

H
IB

IT
ED

 W
IT

H
O

U
T 

TH
E

W
RI

TT
EN

 C
O

N
SE

N
T 

O
F 

TH
E 

EN
G

IN
EE

R.

RUN INDEX LMAN

1
OF 1

REVISED:

ENGINEER:
SCALE:

DATE:

DRAWN BY:

PROJECT:

05/28/19

1914
11/01/17

FLB
FLB
1"=100'

W
A

SH
IN

G
TO

N
 S

Q
U

A
R

E
TO

W
N

 O
F 

BL
U

FF
TO

N
BE

A
U

FO
R

T 
C

O
U

N
TY

, S
C

BLEECKER STREET SOUTH

LU
D

LO
W

 S
TR

EE
T

M
OTT

 ST
RE

ET

BLEECKER STREET NORTH

MINETTA LANE

BUCKWALTER  PARKWAY  120' R/W

R1-1 STOP SIGN

BUCKWALTER CROSSWALK STRIPING

INTERIOR SUBDIVISION CROSSWALK STRIPING

STOP BAR

Attachment 3



Attachment 4



PLAN REVIEW COMMENTS FOR DP-10-19-013630
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

WASHINGTON SQUARE

Plan Type: Apply Date:

Plan Status: Plan Address:  

Preliminary Development Plan

Active

10/24/2019

Plan PIN #:Case Manager: R614 022 000 0894 0000William Howard

Plan Description: The applicant is requesting Preliminary Development Plan approval for a mixed-use development 
(Washington Square) consisting of office space, 36 residential apartments, 52,000 square feet of retail, 7,000 
square feet of restaurant, and 80-unit boutique hotel, an assisted living home, and greenspace.  
STATUS: The Preliminary Plan will be reviewed at the November 27 DRC meeting.

 Technical Review

 Submission #: 1  Recieved: 10/24/2019 Completed: 11/22/2019

Reviewing Dept. Complete Date StatusReviewer

Revisions Required11/21/2019Building Safety Review Richard Spruce

Comments:

1.Could not locate any accessible parking. Spaces will have to be scattered so each building has the shortest accessible route 
possible.
2. For the apartments at minimum of two are required to be accessible per IBC Table 1107.6.1.1 and sections 1107.6.2 through 
1107.6.2.3.2. This will include access and egress requirements.

Revisions Required11/22/2019Planning Review - Principal William Howard

Comments:

1. Show the location of all dumpsters and/or trash receptacles enclosures. Ensure that dumpters are enlosed with a like material to 
the building and at least 6' in height.
2. Show the loading zones, as applicable, for all buildings.
3. If a trash compactor is on site, detail it on the plans.
4. Provide at least two (2) pedestrian connections from the existing sidewalk in the right-of-way to the proposed sidewalks in the 
parking area.
5. Show sidewalks being provided in the existing gap shown on the plans.
6. Provide elevations of the buildings.
7. Provide crosswalks over pavement between sidewalks where applicable.
8. Mail kiosks/CBU will be required for mail delivery.  At the time of FInal Development Plan show the mailbox locations, approved 
by the US Postmaster. 
9. Provide bike racks for commercial/residential use at convenient locations.
10. Provide a pedestrian access between the parking area (parking area nearest the Hwy. right-of-way) to the center of the square. 
NOTE:
Have Covenants & Restrictions or an Architectural Review Board been established by Washington Square?

Approved with Conditions11/22/2019Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. The infrastructure for the development ,which was designed and permitting by Carolina Engineering, is under construction. The 
permit submitted with the packet is for infrastructure associated with the spine road and pump station only. BJWSA will need to 
review plans for the outparcels to insure they comply with our technical specifications and to assign capacity fees.

Approved with Conditions11/22/2019Planning Commission Review William Howard

Approved with Conditions11/22/2019Planning Review - SR Alan Seifert

Comments:

11/22/2019 Page 1 of 2
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Comments provided in Principal Planner comments.

Approved with Conditions11/22/2019Transportation Department Review William Howard

Approved with Conditions11/22/2019Watershed Management Review 
DRC

William Baugher

Approved11/22/2019Fire Department Review Dan Wiltse

Approved11/18/2019Planning Review - Address Nick Walton

Approved11/22/2019Police Department Review Joseph Babkiewicz

Plan Review Case Notes:

11/22/2019 Page 2 of 2
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181 Bluffton Road    Suite F203   Bluffton, South Carolina 29910 

Voice: 843.815.4800  jktiller@jktiller.com   Fax: 843.815.4802 
 

 Comprehensive Land Planning ■  Landscape Architecture  
 

 
January 21, 2020 
 
 
Mr. William Howard 
Principal Planner 
Land Development 
Town of Bluffton 
20 Bridge Street 
Bluffton, South Carolina 
 
RE: Washington Square Mixed-Use Development Phase 2 Preliminary Development Plan staff review response. 
 
 
Dear Mr. Howard, 
 
Please find the attached exhibits and below responses to staff comments below: 
 
Building Safety Review 11/21/2019 Richard Spruce Revisions Required 
 
Comments: 
1.Could not locate any accessible parking. Spaces will have to be scattered so each building has the shortest 
accessible route possible. 
 

Accessible parking has been located on the attached “Washington Square Phase Two Preliminary Site 
Plan”. 

 
2. For the apartments at minimum of two are required to be accessible per IBC Table 1107.6.1.1 and sections 
1107.6.2 through 1107.6.2.3.2. This will include access and egress requirements.  
 

Accessible housing units will be provided as required. Details for those units will be provided during Building 
Permitting. 

 
 
Planning Review - Principal 11/22/2019 William Howard Revisions Required 
Comments: 
1. Show the location of all dumpsters and/or trash receptacles enclosures. Ensure that dumpters are enlosed with a 
like material to the building and at least 6' in height. 

 
In the attached “Washington Square Phase Two Preliminary Site Plan”, potential Dumpster Locations have 
been provided. Enclosure design will be provided at Final Development Plan submittal and will meet the 
material and height requirements.  
 

2. Show the loading zones, as applicable, for all buildings. 
 
 In the attached “Washington Square Phase Two Preliminary Site Plan”, loading zones have been located. 
 
3. If a trash compactor is on site, detail it on the plans. 

 
Currently no trash compactor is proposed, but if the need for a compactor is determined, details for the 
compactor will be provided at Final Development Plan submittal. 
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4. Provide at least two (2) pedestrian connections from the existing sidewalk in the right-of-way to the proposed 
sidewalks in the parking area. 
 

In the attached “Washington Square Phase Two Preliminary Site Plan”, connections to the Buckwater 
Parkway bike trail have been provided. 
 
 

5. Show sidewalks being provided in the existing gap shown on the plans. 
 
 In the attached “Washington Square Phase Two Preliminary Site Plan”, this requirement has been provided. 
 
6. Provide elevations of the buildings. 
 
 Architectural guidelines and renderings have been provided. 
 
7. Provide crosswalks over pavement between sidewalks where applicable. 
 

Crosswalks have been located on the attached “Washington Square Phase Two Preliminary Site Plan” and 
will be detailed in the Final Development Permit Plans.  
 

8. Mail kiosks/CBU will be required for mail delivery. At the time of Final Development Plan show the mailbox 
locations, approved by the US Postmaster. 
 

In the attached “Washington Square Phase Two Preliminary Site Plan”, potential Mail Kiosks have been 
located. Details and approved locations will be provided at Final Development Plan submittal. 

 
9. Provide bike racks for commercial/residential use at convenient locations. 
 

In the attached “Washington Square Phase Two Preliminary Site Plan”, bike racks have been located, but 
locations may change for the Final Development Permit submittal plans. 

 
10. Provide a pedestrian access between the parking area (parking area nearest the Hwy. right-of-way) to the center 
of the square. 
 

In the attached “Washington Square Phase Two Preliminary Site Plan”, the access from the Washington 
Square park has been provided. 
 

NOTE: 
Have Covenants & Restrictions or an Architectural Review Board been established by Washington Square? 
 
 Architectural design guidelines and renderings are attached. An ARB review board will be established. 
 
Beaufort Jasper Water and Sewer 11/22/2019 Approved with Conditions 
Review 
James Clardy 
Comments: 
1. The infrastructure for the development, which was designed and permitting by Carolina Engineering, is under 
construction. The permit submitted with the packet is for infrastructure associated with the spine road and pump 
station only. BJWSA will need to review plans for the outparcels to insure they comply with our technical 
specifications and to assign capacity fees. 
 
Please feel free to call if you have any questions. 
 
 
Kind Regards, 
 
 
 
 
 
Josh K. Tiller PLA, ASLA 
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PLANNING COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE: February 26, 2020 

PROJECT: 
Low Country Fresh Market 
Preliminary Development Plan  

APPLICANT: Josh K. Tiller, PLA, ASLA 

PROJECT NUMBER: DP-12-19-013786 

PROJECT MANAGER:   
Will Howard   

Principal Planner – Land Development 

 

REQUEST: The Applicant, Josh K. Tiller, on behalf of the owner, Low Country Fresh Real 
Estate, LLC, is requesting approval of a Preliminary Development Plan. The project 

consists of the construction of an 8,136 SF Grocery Market and related infrastructure. 
 
INTRODUCTION: The property is zoned Buckwalter Planned Unit Development and 

consists of approximately 1.00 acres, identified as a portion of tax map number R614 
022 000 0894 0000 located within the Washington Square Development. (Attachment 1) 

 
BACKGROUND: This application is for a Preliminary Development Plan located within 
the Buckwalter PUD and is subject to the standards set forth in the Buckwalter PUD 

Concept Plan, Development Agreement and the Berkeley Place Parcel C4 Master Plan. 
(Attachment 2) The subject parcel lies within the Washington Square Development Plan 

(DP-11-17-011494), approved for construction on October 1, 2018, with the developer 
constructing roads and infrastructure to allow for future development of individual 
parcels. (Attachment 3) 

 
The Buckwalter PUD is divided into eight integrated planning areas that are used to 

identify allowable land uses and density within each tract.  The subject parcel lies within 
the Buckwalter Commons Planning Area, with General Commercial and Neighborhood 
Commercial use specified among the list of allowed land uses.  Per the Definitions of 

Land Use in the Buckwalter PUD Concept Plan, the uses of Office; Retail (including 
Supermarket); Restaurant; Multi-family Residential; Single-family Residential and Hotel 

are all allowed in either the General Commercial or Neighborhood Commercial 
designation.  
 

Staff comments on the review of the Preliminary Development Plan were reviewed at 
the January 22, 2020 meeting of the Development Review Committee (DRC). 

(Attachment 4) The Applicant has provided a response to staff comments provided at 
the DRC. (Attachments 5) 
 

REVIEW CRITERIA & ANALYSIS: The Planning Commission shall consider the criteria set 
forth in Section 3.10.3.A of the Unified Development Ordinance in assessing an 

application for a Preliminary Development Plan.  The applicable criteria are provided 
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below followed by Staff Finding(s) based upon review of the application submittals to 
date. 
 

1. Section 3.10.3.A.1.  Conformance with the applicable provisions provided in 
Article5, Design Standards.   

 
Finding.  As the site is located within the Buckwalter PUD it is not subject to the 
Design Standards set forth in Article 5 of the Unified Development Ordinance. 
 

2. Section 3.10.3.A.2. The proposed development shall be in conformance with any 

approved Development Agreement, PUD Concept Plan, PUD Master Plan, 
Subdivision Plan, or any other agreements or plans that are applicable.  

 
Finding.  Town Staff finds that the preliminary site plan is in conformance with 
the Buckwalter PUD Development Agreement and Concept Plan and the Berkley 
Place/Parcel C4 Master Plan.   
 

3. Section 3.10.3.A.3. If the proposed development is associated with a previously 
approved Master Plan, then the traffic and access plans shall adhere to the 
previously approved traffic impact analysis or assessment, where applicable.  If 

an application is not associated with a previously approved PUD Master Plan, 
then a traffic impact analysis shall be required at development plan submittal.  

 
Finding. The project is located within the Berkley Place/Parcel C4 Master Plan and 
the Washington Square Development Plan.  A Traffic Impact Analysis was 
approved in conjunction with the Berkley Place Master Plan and an updated 
Traffic Assessment was approved in conjunction with the Washington Place 
Development Plan.  The traffic and access plans for the project adhere to the 
approved Traffic Impact Analysis and updated Traffic Assessment and no 
additional improvements are required for the proposed Low Country Fresh 
Market.   
 

4. Section 3.10.3.A.4. The proposed development must be able 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 Washington Square Development Plan will provide all master 
utilities for connection as each parcel is developed.  The Lowcountry Fresh 
Market will utilize the connections provided to ensure adequate water, sanitary 
sewer and stormwater services in support of the project.  Letters from the 
agencies providing public services will be required at time of Final Development 
Plan submittal per the Applications Manual. 

 
5. Section 3.10.3.A.5. The phasing plan, if applicable, is logical and is designed in a 

manner that allows each phase to fully function independently regarding 
services, utilities, circulation, facilities, and open space, irrespective of the 

completion of other proposed phases.  
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Finding.  No phases have been indicated at this time.  Should the Applicant 
propose phases at time of Final Development Plan submittal, the phases will be 
required to function independently as required by Section 3.10.3.A.5. 
 

6. Section 3.10.3.A.6. The application must comply with applicable requirements in 
the Applications Manual. 

 
Finding.  The application has been reviewed by Town Staff and has been 
determined to be complete.  
 

RECOMMENDATION: The Planning Commission has the authority to take the following 

actions with respect to the application: 
 

1. Approve the application as submitted; 

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

 
ATTACHMENTS: 

1. Application 

2. Revised Site/Landscape Plan, Elevations, & Traffic Circulation Plan 
3. Washington Square Site Plan 

4. DRC Staff Comments 
5. Applicant’s response to DRC Comments 

  

 
 



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



Attachment 1



 

 
181 Bluffton Road    Suite F203   Bluffton, South Carolina 29910 

Voice: 843.815.4800  jktiller@jktiller.com   Fax: 843.815.4802 
 

 Comprehensive Land Planning ■  Landscape Architecture  
 

December 10, 2019 
 
 
 

Low Country Fresh Real Estate, LLC 
LOW COUNTRY FRESH MARKET 

A Portion of the Washington Square (Parcel C-4) Master Plan 
Pre-application Narrative 

 
 
 

This request is being made by J. K. Tiller Associates, Inc. on behalf of Low Country Fresh Real Estate, 
LLC for the preliminary review of a Development Plan Application for Low Country Fresh Market on a +/- 
1.00 Acre parcel, a portion of the Washington Square Master Plan (Parcel C-4 of Buckwalter Commons).  
The Buckwalter Commons Parcel C4 is a 35 Acre portion of land located within the Buckwalter Tract PUD 
and to the west of the Buckwalter Parkway, south of Berkeley Place, north of Buckwalter Place, east of 
Island West and within the Town of Bluffton South Carolina. The +/- 1.00 Acre parcel considered for 
development is located at the intersection of Ludlow Street and Bleecker Street South within the 
Washington Square Master Plan.  
 
The proposed development is for an 8,136 SF Grocery Market and related infrastructure. The property 
will utilize the approved Washington Square master stormwater system already approved and currently 
under construction.  
 
Parking has been taken into consideration for the site and was prepared based on 4 spaces per 1000 SF 
of heated building space.  
 
The proposed development meets the standards of the UDO and fits within the requirements of the 
Washington Square Master Plan and Buckwalter Commons PUD. Please find the attached documents 
that illustrate the proposed development. 
 
Low Country Fresh Market Profile 
 
We believe that the best fresh food comes from close by. 
 
At Lowcountry Fresh we start our search for the freshest, tastiest vegetables and fruits right around the 
corner on the Sea Islands of South Carolina where families have been farming the rich Lowcountry soil 
for over 150 years. We are the proud partner of the Gullah Farmers’ Cooperative, helping build a produce 
processing facility on St. Helena Island in 2020 and committing to sell as much of their luscious produce 
as the fine folks of Beaufort County will buy. 
 
Our seafood comes off the boats in nearby ports where deep sea fishing vessels can bring delicious cold-
water fish straight from the ocean to our market. And of course, no self-respecting Lowcountry kitchen 
would serve anything but the sweet local shrimp, crabs and oysters so we bring those fresh from the 
docks to you. 
We travel upstate to find the freshest dairy and meats from animals that graze the rolling Midlands and 
Upstate hills of the Carolinas. And when we find the rare food that can’t be raised or harvested in the area 
we will bring it to the Lowcountry so the meals you make or the meals we make for you are even more 
delicious. 
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We look forward to meeting with you to discuss this amendment. Please call me at the contact number 
listed below to schedule our meeting. 
 
 
Development partners include: Carolina Engineering, civil engineering; Fraser Construction, contractor; 
Parker Design Group, architect; Low Country Fresh Real Estate, LLC, developer and store operator. 
 
 
 
 
Regards, 
 
 
 
 
Josh K. Tiller, PLA, ASLA 
Vice President 
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PLAN REVIEW COMMENTS FOR DP-12-19-013786
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

Plan Type: Apply Date:

Plan Status: Plan Address:  

Preliminary Development Plan

Active

12/16/2019

Plan PIN #:Case Manager: R614 022 000 0894 0000William Howard

Plan Description: The request is being made by J.K Tiller Associates, INC. On behalf of Low Country Fresh Real Estate LLC for 
the preliminary review of a development plan application. 
8,136 sqf Grocery Market in Washington Square 
Comments on the Preliminary Plan will be provided at the January 22 meeting of the DRC.

 Technical Review

 Submission #: 1  Recieved: 12/16/2019 Completed: 01/17/2020

Reviewing Dept. Complete Date StatusReviewer

Revisions Required01/17/2020Planning Review - Principal William Howard

Comments:

1. Provide Architectural elevations of the building for staff review.  As the project is located on the corner of an entrance to 
Washington Square with frontage on Buckwalter Parkway as well as Bleecker Street, all sides of the building will be considered as 
frontage.  Ensure the plans include detail of the dumpster enclosure and that the dumpster and loading area are adequately 
screened with a wall/enclosure matching the building.
2. Provide a landscape plan that includes the building foundation, parking area and the dumpster/loading area.  Ensure the 
dumpster/loading area are sufficiently screened from the entrance drive and Buckwalter Parkway with a mix of shrubs and 
understory trees.
3. Provide clarification on the shading detail of sidewalks shown on the site plan. 
4. If shopping carts are planned , update the plans to show the location for "cart corrals" in the parking area.
5. Provide an exhibit to demonstrate vehicle circulation, specifically delivery truck movement and circulation.
6. Update the striping in the parking area to provide a dedicated crosswalk from the ADA spaces to the front entrance of the 
building. 
7. Additional comments may be provided at the time of DRC review.

Approved with Conditions01/16/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. Pending formal submittal of the water/sewer design for BJWSA review/comment/approval.

Approved with Conditions01/16/2020Transportation Department Review Alan Seifert

Comments:

1. Provide an accessible path of travel from the ADA accessible parking to the main entrance. 
Suggestion: Provide the path through the parking island directly to the entrance.

Approved with Conditions01/15/2020Watershed Management Review 
DRC

William Baugher

Comments:

01/17/2020 Page 1 of 2
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1. This project requires Stormwater Permit approval prior to Final DRC.  Provide a Stormwater Management Plan that meets all 
the requirements of the Unified Development Ordinance and Stormwater Design Manual (SWDM 1.1.1).  
2. At the time of Stormwater Plan Review application, provide a site design and calculations showing compliance with the Water 
Quality Requirement of Section 5.10.3.C of the Unified Development Ordinance (UDO). 
3. At the time of Stormwater Plan Review application, provide a site design containing at a minimum one vegetative BMP and one 
filter or infiltration-based BMP in series.  Projects shall be designed to include a minimum of three BMPs in the overall site plan to 
meet the requirements set forth in Section 5.10 of the Unified Development Ordinance. (SWDM 7.0)
4. At the time of Stormwater Plan Review application, provide documentation that sets forth ownership and maintenance for 
infrastructure improvements, amenities, and open space. Notification for Stormwater Best Management Practices Annual 
Maintenance Inspection and Report per Town of Bluffton Unified Development Ordinance Article 5.10.4
5. For permit application documents and to schedule a Stormwater Permit Application Check-in Meeting contact Bill Baugher at 
wbaugher@townofbluffton.com or 843-706-7805.

Approved with Conditions12/27/2019Building Safety Review Richard Spruce

Comments:

1. Update the plans to include detectable warning devices shown where the accessible path crosses vehicle travel lanes per 
ICC/ANSI A117.1, 2017 edition, section 406.6

Approved01/17/2020Fire Department Review Dan Wiltse

Approved01/15/2020Planning Commission Review William Howard

Comments:

1.Approval by the full Planning Commission is required.

Approved01/15/2020Police Department Review Joseph Babkiewicz

Approved12/16/2019Planning Review - Address Nick Walton

Comments:

1. Addressing will be done at time of parcel creation. 
Proposed addressing, 201 Bleeker Street South.

Plan Review Case Notes:

01/17/2020 Page 2 of 2
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181 Bluffton Road    Suite F203   Bluffton, South Carolina 29910 

Voice: 843.815.4800  jktiller@jktiller.com   Fax: 843.815.4802 
 

 Comprehensive Land Planning ■  Landscape Architecture  
 

 
February 5, 2020 
 
 
Mr. William Howard 
Principal Planner 
Land Development 
Town of Bluffton 
20 Bridge Street 
Bluffton, South Carolina 
 
RE: Washington Square Mixed-Use Development Phase 2 Preliminary Development Plan staff review response. 
 
 
Dear Mr. Howard, 
 
Please find the attached exhibits and below responses to staff comments below: 
 
 
Comments (Will Howard, Principal Planner- Revisions Required): 
 
1. Provide Architectural elevations of the building for staff review. As the project is located on the corner of an 
entrance to Washington Square with frontage on Buckwalter Parkway as well as Bleecker Street, all sides of the 
building will be considered as frontage. Ensure the plans include detail of the dumpster enclosure and that the 
dumpster and loading area are adequately screened with a wall/enclosure matching the building. 
 

Please find the attached building plans/elevations from the Parker Design Group. 
 
2. Provide a landscape plan that includes the building foundation, parking area and the dumpster/loading area. 
Ensure the dumpster/loading area are sufficiently screened from the entrance drive and Buckwalter Parkway with a 
mix of shrubs and understory trees. 
 

Please find the attached conceptual landscape plan from J. K. Tiller Associates, Inc. The preliminary plant 
schedule provides a planting key and list of potential plant species which will be further defined at Final 
Development Permit application submittal. 

 
3. Provide clarification on the shading detail of sidewalks shown on the site plan. 
 

As discussed in the 01/22/2020 DRC meeting, the sidewalks in question are a portion of the Washington 
Square Phase 1 Streetscape and are not part of this submittal. However, there are proposed specialty 
pavers planned at the entrances to the Market, as noted on the Conceptual Site Plan provided.  

 
4. If shopping carts are planned, update the plans to show the location for "cart corrals" in the parking area. 
 

As shown on the submitted plans, there are three shopping cart corals located on the plans. The locations of 
the corals were explained to staff at the 01/22/2020 DRC meeting. 

 
5. Provide an exhibit to demonstrate vehicle circulation, specifically delivery truck movement and circulation. 
 
 The proposed delivery truck movement route is located on the attached revised site plan.  
 
6. Update the striping in the parking area to provide a dedicated crosswalk from the ADA spaces to the front entrance 
of the building. 
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In the attached Conceptual Site Plan, a dedicated crosswalk has been located. Details of which will be 
provided at the Final Development Plan submittal.  

 
 
 
Comments (BJWS- James Clady- Approved with Conditions): 
 
1. Pending formal submittal of the water/sewer design for BJWSA review/comment/approval. 

 
This condition will be met prior to Final Development Plan approval.  
 

Comments (Transportation Department Review- Alan Seifert- Approved with Conditions): 
 
1. Provide an accessible path of travel from the ADA accessible parking to the main entrance. 
Suggestion: Provide the path through the parking island directly to the entrance. 
 
 As suggested, a path through the parking island on center with the main entrance has been provided. 
 
Comments (Watershed Management Review- William Baugher- Approved with Conditions): 
 
 
1. This project requires Stormwater Permit approval prior to Final DRC. Provide a Stormwater Management Plan that 

meets all the requirements of the Unified Development Ordinance and Stormwater Design Manual (SWDM 
1.1.1). 
 
This condition will be met prior to Final Development Plan approval. 

 
2. At the time of Stormwater Plan Review application, provide a site design and calculations showing compliance with 

the Water Quality Requirement of Section 5.10.3.C of the Unified Development Ordinance (UDO). 
 
This condition will be met prior to Final Development Plan approval. 
 

3. At the time of Stormwater Plan Review application, provide a site design containing at a minimum one vegetative 
BMP and one filter or infiltration-based BMP in series. Projects shall be designed to include a minimum of 
three BMPs in the overall site plan to meet the requirements set forth in Section 5.10 of the Unified 
Development Ordinance. (SWDM 7.0) 
 
This condition will be met prior to Final Development Plan approval. 

 
4. At the time of Stormwater Plan Review application, provide documentation that sets forth ownership and 

maintenance for infrastructure improvements, amenities, and open space. Notification for Stormwater Best 
Management Practices Annual Maintenance Inspection and Report per Town of Bluffton Unified 
Development Ordinance Article 5.10.4 
 

 This condition will be met prior to Final Development Plan approval. 
 
 

Comments (Building Safety Review- Richard Spruce- Approved with Conditions): 
 
1. Update the plans to include detectable warning devices shown where the accessible path crosses vehicle travel 
lanes per ICC/ANSI A117.1, 2017 edition, section 406.6 
 

Detectable warning devices have been located on the plans and will be detailed in the Final Development 
Plan submittal.  
 
(END OF COMMENTS) 

 
Please feel free to call if you have any questions. 
 
 
Kind Regards, 
 
 
 
 
 
Josh K. Tiller PLA, ASLA 
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PLANNING COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE: February 26, 2020 

PROJECT: 48 Lawrence Street  

PROPOSED USE: Change of Use – Residential to Commercial 

APPLICANT: Tim Dolnik 

PROJECT NUMBER: DP-01-20-013911 

PROJECT MANAGER:   
Will Howard 
Principal Planner – Land Development 

 
REQUEST: The Applicant Tim Dolnik is requesting approval of a Preliminary 

Development Plan. The project consists of the change of use of the existing house at 48 
Lawrence St. from residential to commercial for a clothing boutique on the ground floor. 
 

INTRODUCTION:  The subject property is zoned Neighborhood General-HD and consists 
of approximately 0.46 acres identified by tax map number R610 039 00A 123B 0000 

located on the southern side of Lawrence Street approximately 215 feet west of the 
intersection of Lawrence and Calhoun Streets.   

 

BACKGROUND: This application is for a Preliminary Development Plan within the Town 
of Bluffton’s Neighborhood General-HD zoning district, submitted under Section 

3.10.3.A. of the Town of Bluffton Unified Development Ordinance (UDO) (Attachment 1)  
 

The Applicant was provided Staff Comments on the Preliminary Development Plan at 
the February 5, 2020 meeting of the Development Review Committee. (Attachment 2) 
The Applicant was advised that the building would need to have a sprinkler system if 

there was a residential use above the commercial space.  
 

PROJECT DESCRIPTION: The project consists of the change of use of the existing house 
at 48 Lawrence St. from residential to commercial for a clothing boutique on the ground 
floor. (Attachment 3) 

 
Located near the southern end of the property, there is a 2.5 story single-family home, 

which is the only structure on the property. Along the driveway to the home sits a 
noncontributing historic barn structure on the neighboring property. Through this 
development plan, the applicant does not propose any exterior changes to the building. 

The site plan shows the construction of three (3) parking spaces, including one (1) ADA 
accessible space, to be located in front of the existing structure and one (1) compact 

parking space to the rear of the building. The applicant is not proposing any tree 
removal, therefore, there will be minimal disturbance to provide parking. 
 

ANALYSIS: The Planning Commission shall consider the criteria set forth in Section 
3.10.3.A. of the Unified Development Ordinance in assessing an application for a 
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Preliminary Development Plan. These criteria are provided below followed by a Staff 
Finding(s).  
 

1. Section 3.10.3.A.1. The proposed development must be in conformance with 
applicable provisions provided in Article 5, Design Standards; 

 
a. Finding: The application does not propose additional buildings or 

structural/cosmetic modifications to the existing building. Therefore, it does 

not require a Certificate of Appropriateness (COFA-HD) at this time. An 
approved COFA-HD (COFA-1-13-5117) is on file for this property from 2013. If 

changes were to be made, it must conform to the current UDO requirements. 
 

b. Finding: Town Staff finds that if the conditions noted below are met, the 

proposed addition will be in conformance with applicable provisions provided in 
Article 5:   

 

1. Section 5.10 Stormwater of the UDO regulates the stormwater runoff for 
the Town of Bluffton.  As is required by the UDO, prior to Final 

Development Plan submittal, a storm water management plan will need to 
be submitted to Watershed Management for Staff Review. 

 

2. Section 3.10.3.A.2. The proposed development shall be in conformance with any 
approved Development Agreement, PUD Concept Plan, PUD Master Plan, 
Subdivision Plan, or any other agreements or plans that are applicable; 

 
Finding. The property is located within the Old Town Bluffton Historic District, 

which was established based on the Old Town Master Plan. The Old Town Master 
Plan states that, “The built environment, in particular the historic structures 
scattered throughout Old Town, should be protected and enhanced. While it is of 

great importance to save and restore historic structures, it is also important to 
add to the built environment in a way that makes Old Town more complete.”  The 

preservation of the existing structure maintains the historic nature of the district. 
 

3. Section 3.10.3.A.3. If the proposed development is associated with a previously 

approved Master Plan, then the traffic and access plans shall adhere to the 
previously approved traffic impact analysis or assessment, where applicable.  If a 

application is not associated with a previously approved PUD Master Plan, then a 
traffic impact analysis shall be required at development plan submittal; 

 

Finding: The proposed development is not located within a Planned Unit 
Development and therefore not subject to any Development Agreement, PUD 
Concept Plan or PUD Master Plan.   

 
4. Section 3.10.3.A.4. The proposed development must be able 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; 
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Finding: The applicant does not plan any new connection to public services in 
order for the proposed change of use to function. An analysis of the impact of 
this request is not warranted at this time. 
 

5. Section 3.10.3.A.5. The phasing plan, if applicable, is logical and is designed in a 

manner that allows each phase to fully function independently regarding 
services, utilities, circulation, facilities, and open space irrespective of the 
completion of other proposed phases; and 

 
Finding.  No phases have been indicated at this time.  Should the Applicant 
propose phases at time of Final Development Plan submittal, the phases will be 

required to function independently as required by Section 3.10.3.A.5. 
 

6. Section 3.10.3.A.6. The application must comply with applicable requirements in 
the Applications Manual. 

 

Finding: The Applicant will be required to obtain a Certificate of Construction 
Compliance prior to the issuance of a Building Permit.   

 
Any proposed signage within the site will be required to obtain a Town of Bluffton 
Site Feature - HD Permit prior to installation. 

 
RECOMMENDATION:  The Planning Commission has the authority to take the following 
actions with respect to the application: 

 
1. Approve of the application as submitted; 

2. Approve of the application with conditions; or 
3. Deny the application 

 
ATTACHMENTS: 

1. Application & Project Narrative 

2. Staff Comments 
3. Site Plan 
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PLAN REVIEW COMMENTS FOR DP-01-20-013911
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

Plan Type: Apply Date:

Plan Status: Plan Address: 48 Lawrence St
BLUFFTON, SC  29910

Preliminary Development Plan

Active

01/23/2020

Plan PIN #:Case Manager: R610 039 00A 123B 0000William Howard

Plan Description: The applicant is requesting approval of a development plan to allow a change of use from residential to 
commercial for a clothing boutique on the ground floor.
Comments on the Preliminary Development Plan will be reviewed at the Feb. 5 meeting of the DRC.

 Technical Review

 Submission #: 1  Recieved: 01/23/2020 Completed: 01/31/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions01/27/2020Building Safety Review Richard Spruce

Comments:

1.  No comments at this time.  Comments will be made during the building plans review process.

Approved with Conditions01/31/2020Fire Department Review Dan Wiltse

Comments:

1.  Comments may be provided at DRC meeting.

Approved with Conditions01/31/2020Watershed Management Review 
DRC

William Baugher

Comments:

1.  Comments may be provided at DRC meeting.

Approved01/31/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Approved01/31/2020Planning Commission Review William Howard

Comments:

1. The Preliminary Plan will be presented to the Planning Commission for approval.

Approved01/31/2020Planning Review - SR Alan Seifert

Approved01/31/2020Police Department Review Joseph Babkiewicz

Approved01/31/2020Transportation Department Review William Howard

Approved01/23/2020Planning Review - Address Nick Walton

Comments:

1. A new address will be required if the 2nd story will be occupied for a separate use, e.g. residential use.

Plan Review Case Notes:

01/31/2020 Page 1 of 1
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