
 

 

Town Council Special Meeting 

Tuesday, July 15, 2025 at 5:00 PM  

Theodore D. Washington Municipal Building, Henry “Emmett” McCracken Jr. Council Chambers, 
20 Bridge Street, Bluffton, SC 

AGENDA 

This meeting can be viewed live on BCTV, on Sparklight Channel 9 and 113 or on Spectrum Channel 
1304. 

I. CALL TO ORDER 

II. PLEDGE OF ALLEGIANCE 

III.    PUBLIC COMMENT – PERTAINING TO AGENDA ITEMS ONLY 

IV. FORMAL AGENDA ITEMS 

1. A Request by Livewell Terrace L.P. (Woda Cooper Group), with Authorization from the 
Property Owner Beaufort Memorial Hospital, for the 100% Affordable/Workforce Housing 
Project to be known as Livewell Terrace Located at 335 Buckwalter Parkway and Identified as 
Beaufort County Tax Map No. R610 030 000 0712 0000.  First Reading – Kevin Icard, Director 
of Growth Management 

For the Following: 

A. Ordinance Approving the Acquisition of Residential Development Rights in the Amount 
of Sixty (60) Residential Dwelling Units (“RDUs”) Owned by the Town of Bluffton and Held in 
the Town’s Development Rights Bank Pursuant to the Transfer of Development Rights 
Ordinance; and 

B. Ordinance Approving an Amendment to the Buckwalter Planned Unit Development 
(“PUD”) Development Agreement to Increase the Number of Residential Dwelling Units 
(“RDUs”)  by Sixty (60) Residential Dwelling Units (“RDUs”) Associated with the 100% Density 
Bonus; and 

C. Ordinance to Approve an Amendment to the Buckwalter Planned Unit Development 
(“PUD”) Concept Plan to Increase the Number of Residential Development Rights by Sixty (60) 
Residential Dwelling Units (“RDUs”) Associated with the 100% Density Bonus. 

V. ADJOURNMENT 
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Town of Bluffton, SC Town Council Special Meeting Agenda July 15, 2025 
 

 

 

“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. Auditory accommodations are available. 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. 

Executive Session – The public body may vote to go into executive session for any item identified for 
action on the agenda. 

*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 Town Clerk. To submit a public comment online, please click here: 

https://www.townofbluffton.sc.gov/FormCenter/Town-15/Public-Comment-60 
Public comment is limited to 3 minutes per speaker. 

 

 

Page 2

https://www.townofbluffton.sc.gov/FormCenter/Town-15/Public-Comment-60


 

TOWN COUNCIL 

STAFF REPORT 

Growth Management Department 

 

 

REQUEST: Town Staff requests that Town Council consider First Reading of the Ordinances f for 

the 100% affordable/workforce housing project to be known as Livewell Terrace located at 335 

Buckwalter Parkway and identified as Beaufort County Tax Map No. R610 030 000 0712 0000 (the 

“Properties”) for the following requests: 

A. Ordinance approving the acquisition of residential development rights in the amount of 

sixty (60) Residential Dwelling Units (“RDUs”) owned by the Town of Bluffton and held in 

MEETING 

DATE: 
July 15, 2025 

PROJECT: 

Consideration of requests by Livewell Terrace L.P. (Woda Cooper Group), with 

authorization from the Property Owner Beaufort Memorial Hospital, for the 

100% affordable/workforce housing project to be known as Livewell Terrace 

located at 335 Buckwalter Parkway and identified as Beaufort County Tax Map 

No. R610 030 000 0712 0000 for the following: 

A. Ordinance approving the acquisition of residential development rights in 

the amount of sixty (60) Residential Dwelling Units (“RDUs”) owned by 

the Town of Bluffton and held in the Town’s Development Rights Bank 

pursuant to the Transfer of Development Rights Ordinance;  

B. Ordinance Approving an amendment to the Buckwalter Planned Unit 

Development (“PUD”) Development Agreement to increase the number 

of residential development rights by 60 RDUs associated with the 100% 

density bonus; and 

C. Ordinance to approve an amendment to the Buckwalter Planned Unit 

Development (“PUD”) Concept Plan to increase the number of 

residential development rights by 60 RDUs associated with the 100% 

density bonus. 

PROJECT 

MANAGER: 

Kevin Icard, AICP 

Growth Management Director 
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the Town’s Development Rights Bank pursuant to the Transfer of Development Rights 

Ordinance (Attachment 1);  

B. Ordinance Approving an amendment to the Buckwalter Planned Unit Development 

(“PUD”) Development Agreement to increase the number of residential development 

rights by 60 RDUs associated with the 100% density bonus (Attachment 2); and 

C. Ordinance to approve an amendment to the Buckwalter Planned Unit Development 

(“PUD”) Concept Plan to increase the number of residential development rights by 60 

RDUs associated with the 100% density bonus (Attachment 3). 

BACKGROUND: Beaufort Memorial Hospital (“BMH”) submitted a formal request (Attachment 1) 

to the Town of Bluffton Town Council to acquire 60 RDUs owned by the Town and held in the 

Town’s Development Rights Bank (Attachment 2) which are associated with the Buckwalter 

Development Agreement at no cost via Transfer of Development Rights established by Town 

Ordinance 2007-19 (Attachment 3) (“TDR”) to utilize for the construction of a 120 RDU multi-

family development providing workforce and affordable housing as well as up to 6,000 square 

feet of medical facilities (the “Project”) .  

The subject property consists of 10.09 acres located at 335 Buckwalter Parkway and identified as 

Beaufort County Tax Map No. R610 030 000 0712 0000, (the “Property”). The Property and its 

associated 10.09 acres of general commercial development rights were initially sold by St. 

Andrew’s by the Sea Methodist Church to Beaufort County pursuant to County Ordinance 2023-

14 (Attachment 4) on May 8, 2024 for $3.2 Million (Attachment 5). The County then approved 

Ordinance 2024-36 which was later revised by County Ordinance 2025-08 (Attachment 6) 

authorizing the County to convey the property to BMH as well as set forth certain provisions for 

the use of the property. BMH took ownership of the property on April 17, 2025 (Attachment 7).  

In addition to the 60 RDUs requested from the Development Rights Bank, BMH is seeking a 100% 

density bonus of 60 RDUs as their development will consist of 100% workforce and affordable 

housing. Density Bonuses are allowed pursuant to Section XIII.3 of the Buckwalter Development 

Agreement as an incentive for affordable housing as follows: 

“Affordable Housing. Owner and the Town recognize the increasing need for affordable 

housing in the Bluffton area. Owner will encourage and use best efforts to promote 

affordable housing within Buckwalter Tract and in consideration therefore, the Town will 

define affordable housing and develop reasonable incentives to encourage the 

development of affordable housing within Bluffton. Reasonable incentives may include but 

not be limited to the elimination of Development Fees on affordable housing, and density 

increases within any given tract to allow developers to offset any negative economic 
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impacts as a result of the development of affordable homes. Owner will consult with Town 

regarding incentives to encourage and promote affordable housing which would include 

but not be limited to price discounts, and land and density adjustments.” 

As the Buckwalter Development Agreement does not provide guidance on the approval of 

density bonuses, the Town determined that Unified Development Ordinance, Section 6.5.4.C 

(Attachment 8) identifying the incentive ranges for a qualified project which allows a 100% 

density bonus to projects providing 100% affordable housing as follows: 

 

The acquisition of 60 RDUs from the Town’s Development Rights Bank plus the 60 RDUs resulting 

from the approval of the density bonus will bring BMH’s holdings to 120 RDUs and 10.09 acres of 

general commercial development rights. BMH has agreed to transfer to the Town the residual 

general commercial development rights after it is determined how many of their 10.09 acre 

holdings are necessary for the medical facilities on the Property.  

These requests are supported by The Blueprint Bluffton Comprehensive Plan which serves as the 

vision for the Town of Bluffton and its partners in successfully guiding future development and 

improvements to preserve the Town’s Lowcountry character and improve the quality of life. The 

plan provides an assessment of the current state of the Town, evaluates opportunities for public 

infrastructure investments and private development, and provides a roadmap for future decision 

making. 

The State of South Carolina requires comprehensive plans to include nine topical sections and a 

tenth focused on implementation and priority investments. The Blueprint Bluffton plan assigns a 

broad goal for each section and a series of targeted objective statements to focus the plan’s 

recommendations. Section 5 Housing includes multiple objectives as it relates to Affordable and 

Workforce Housing.  

H1.4 States the following: Foster relationships with non-profit groups and developers to assist 

in the development, construction, and/ or purchase of affordable housing units. 

Building housing affordability in a fast-growing and attractive community runs counter to 

the market. Therefore, communities like Bluffton, and its host of non-profits, developers 
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and other community actors, need to access resources to subsidize elements of the 

development process. This might relate to land costs, materials, permitting, construction, 

or entitlements. Because each market is different, the approach to building “affordability” 

is equally tailored. The Town has made significant progress in defining the local and 

regional needs and in identifying early policies and projects. The Town will continue to 

build relationships and serve as the facilitator for future deals through the Community 

Development Office of the Growth Management department.  

H2.4 States the following: Incentivize private sector partners to develop diverse housing 

options within existing development agreements.  

Bluffton is unique for its number of Planned Unit Developments (PUDs). A PUD allows 

development flexibility that improves design, permits a mix of certain uses, and helps 

preserve natural features. These agreements represent a negotiation outside of the 

traditional zoning and entitlement path where prospective developers present a master 

plan for development, access, use-mix, and other considerations. Most developments like 

these, are built over a decade or more. Over this period, the market can shift and the 

original plan may need to be amended. As PUD developers re-engage the Town with 

change requests, the Town can negotiate scaled improvements (affordable unit quotas, 

sidewalk or path connections, aesthetic improvements, etc.) to the overall plan. Through 

an ongoing discussion, the Town can ensure these communities continue to grow in a way 

that is both profitable for developers and helps the Town achieve its goals. 

Town Council expressed their support of the Project and acquisition of the 60 RDUs from the 

Town’s Development Rights Bank in a Resolution adopted on January 14, 2025 (Attachment 9) 

which and includes the following provisions to provide clarification on certain terms the Town 

will require moving forward: 

1. The 120 RDUs will be held in the Town of Bluffton’s Development Rights Bank until such 

time as their release and assignment from the Town to BMH is necessary. 

2. The release of RDUs will occur at time of Building Permit Application for each Multi-Family 

Structure in the Amount equal to the number of units in said Structure. The RDUs will be 

transferred by Assignment of Rights and Obligations Under Development Agreement 

which shall be recorded with the Beaufort County Register of Deeds. 

3. Affordable Housing Covenants shall be drafted and upon review and approval by the 

Town, will be recorded with the Beaufort County Register of Deeds and any future 

revisions will require approval by the Town Manager.  
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4. Use of the 120 RDUs, once assigned to BMH, shall be limited to the 10.09 acre property 

located at 335 Buckwalter Parkway and may not be transferred or utilized anywhere else 

within Buckwalter or the Town.  

5. BMH shall transfer to the Town via an Assignment of Rights and Obligations Under 

Development Agreement recorded with the Beaufort County Register of Deeds, the 

residual general commercial development rights after it is determined how many of their 

10.09 acre holdings are necessary for the medical facilities on the Property 

Planning Commission held a Workshop on June 26, 2025 and provided the following comments 

on the requests: 

1.  

REVIEW CRITERIA & ANALYSIS: Following is an analysis of the criteria for each application. Due 

to the complexity of the numerous concurrent applications staffs has included the Applicant’s 

response and our findings for each criteria. 

1. CONVEYANCE OF TOWN OWNED RESIDENTIAL DEVELOPMENT RIGHTS HELD IN THE 

TOWN’S DEVELOPMENT RIGHTS BANK 

Town Staff, Planning Commission and Town Council are required to consider the criteria 

set forth in the TDR Ordinance Section IV in assessing an application requesting Town 

owned development rights from the Town’s Development Rights Bank as follows: 

After proper application, the Town may issue transferable Development Rights for 

such land and authorize their transfer in accordance with the section where the 

Town finds that issuance and transfer of the Development Rights will serve to 

implement the Comprehensive Plan. Factors and circumstances to be considered 

by the Town include, but are not limited to, moving Development Right Units or 

their or impacts away from waterways, alleviating crowded road conditions, 

decreasing impacts on schools, decreasing overall Town density, whether 

affordable housing will be promoted, the extent of the Mixed Use Development, 

and whether the Development Right Units are, in fact, usable where originally 

located. The Future Land Use Map and Official Map, when adopted, will be 

guiding/reference tools during the review process. If the application is premised on 

a Mixed Use Development, the Applicant must include public spaces, general 

and/or professional offices, retail, restaurant, hospitality, technology uses, 

residential units if integrated properly, government and/or civic uses, and similar 

uses. A Mixed Use Development must demonstrate a minimum of a Ten (10%) 
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percent trip generation reduction on both peak hour and total daily trips as 

compared to the Maximum Commercial Plan. Any Development Rights issued 

pursuant to this section shall not be used on the property from which they derive, 

but may be used on any land designated as a RZ consistent with the 

Comprehensive Plan. Nothing in this Ordinance would guarantee a one-to-one 

ratio of Transferred Density Units from Sending Zone to Receiving Zone. 

Any Density Units that are transferred pursuant to this Ordinance are specifically 

excluded and are not entitled to utilize any by-right transfer or conversion or 

divisions into fractional shares provisions that may be found in the Development 

Agreement applicable to the Receiving Zone. Residential Units transferred to 

pursuant to this Ordinance may not be transferred from the specific receiving zone 

to other areas within the receiving PUD or converted to commercial, or visa versa, 

without express approval of the Town Council, after going through the process set 

out in this Ordinance. 

Further, the TDR Ordinance, Section VI, Development Rights Bank provides: 

The Town may, but is not obligated to, utilize the Development Right Units it holds in 

the Development Rights Bank for conservation, affordable housing, economic 

development, or any other lawful valid governmental purpose. 

Applicant Response: Pursuant to Section 6.6 of the UDO, Applicant seeks the Transfer of 

Development Rights from the Town's Development Rights Bank in the amount of sixty 

(60) RDUs and a 100% density bonus pursuant to Section 6.5.4 of the UDO for 

affordable/workforce housing. Applicant intends to develop an affordable housing 

apartment complex on the Property called Livewell Terrace. The development of the 

Property will include the following features: 

a. Total number of units will be 120. This number assumes the 100% density bonus as 

described in Section 6.5.4 of the UDO is granted. 

b. Units will be available to Beaufort County Memorial Hospital employees and any 

other persons seeking affordable housing. 

c. Affordable Housing Description: 

a. Number of Units by number of bedrooms: 30 one-bedroom units, 60 two-

bedroom units, 30 three-bedroom units. 
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b. Unit Area Median Income Breakdown: 30 units restricted to 40% Area 

Median Income, 60 units restricted to 60% Area Median Income, 30 units 

restricted to 80% Area Median Income. Income restrictions to be 

proportionally divided by unit types and sizes. 

c. All 120 affordable housing units to be developed in a single phase. 

d. Affordable housing units to be available to anyone looking for housing pursuant 

to SC Housing requirements. 

e. Annual rent and income limits are determined by the Area Median Income by unit 

size for Beaufort County. The U.S. Department of Housing and Urban 

Development ("HUD") determines the median income for each household size 

annually. Then for each income restricted unit, the household can earn an income 

no more than the restricted percentage of that median income. For example, a 

one-person household living in an 80% Area Median Income unit can earn no 

more than 80% of what HUD determines is the median income for a one-person 

household in Beaufort County to be eligible to live in the unit. The rent caps are 

then determined by HUD's assumption that each unit is occupied by 1.5 persons 

per bedroom. For example, a two-bedroom unit will have rent limits established 

under the assumption that a three-person household is living in the unit. This 

might not always be the case as SC Housing requires the occupancy standards to 

permit 1-2 persons per bedroom, so a two, three, or four person household 

would be permitted to live in a two-bedroom unit. The rents are then capped at 

30% of the monthly income limit. So, in the example of a two-bedroom unit at 

80% Area Median Income, the max rent will be determined by taking the three-

person household median income, multiplying it by 80% to get the 80% Area 

Median Income, dividing by 12 to get the monthly income limit, and then 

multiplying by 30% to get the rent limit. 

The above description includes details as to how a household qualifies in terms of income 

eligibility. In addition to this eligibility, background checks (including criminal, credit, etc.) 

are performed on every household to confirm qualification with the management team's 

occupancy requirements 

Finding: Staff concurs that the request meets the necessary criteria. Further, Section VI of 

the TDR Ordinance supports the request as it provides that: 
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The Town may, but is not obligated to, utilize the Development Right Units it holds 

in the Development Rights Bank for conservation, affordable housing, economic 

development, or any other lawful valid governmental purpose. 

2. DENSITY BONUS 

Density Bonuses are allowed pursuant to Section XIII.3 of the Buckwalter Development 

Agreement as an incentive for affordable housing as follows: 

“Affordable Housing. Owner and the Town recognize the increasing need for 

affordable housing in the Bluffton area. Owner will encourage and use best efforts 

to promote affordable housing within Buckwalter Tract and in consideration 

therefore, the Town will define affordable housing and develop reasonable 

incentives to encourage the development of affordable housing within Bluffton. 

Reasonable incentives may include but not be limited to the elimination of 

Development Fees on affordable housing, and density increases within any given 

tract to allow developers to offset any negative economic impacts as a result of 

the development of affordable homes. Owner will consult with Town regarding 

incentives to encourage and promote affordable housing which would include but 

not be limited to price discounts, and land and density adjustments.” 

As the Buckwalter Development Agreement does not provide guidance on the approval 

of density bonuses, the Town determined that Unified Development Ordinance, Section 

6.5.4.C (Attachment 8) identifying the incentive ranges for a qualified project which allows 

a 100% density bonus to projects providing 100% affordable housing as follows: 

 

Applicant Response: Pursuant to Section 6.6 of the UDO, Applicant seeks the Transfer of 

Development Rights from the Town's Development Rights Bank in the amount of sixty 

(60) RDUs and a 100% density bonus pursuant to Section 6.5.4 of the UDO for 

affordable/workforce housing. Applicant intends to develop an affordable housing 

apartment complex on the Property called Livewell Terrace. The development of the 

Property will include the following features: 
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a. Total number of units will be 120. This number assumes the 100% density bonus as 

described in Section 6.5.4 of the UDO is granted. 

b. Units will be available to Beaufort County Memorial Hospital employees and any 

other persons seeking affordable housing. 

c. Affordable Housing Description: 

i. Number of Units by number of bedrooms: 30 one-bedroom units, 60 two-

bedroom units, 30 three-bedroom units. 

ii. Unit Area Median Income Breakdown: 30 units restricted to 40% Area Median 

Income, 60 units restricted to 60% Area Median Income, 30 units restricted to 

80% Area Median Income. Income restrictions to be proportionally divided by 

unit types and sizes. 

d. All 120 affordable housing units to be developed in a single phase. 

e. Affordable housing units to be available to anyone looking for housing pursuant to 

SC Housing requirements. 

f. Annual rent and income limits are determined by the Area Median Income by unit 

size for Beaufort County. The U.S. Department of Housing and Urban Development 

("HUD") determines the median income for each household size annually. Then for 

each income restricted unit, the household can earn an income no more than the 

restricted percentage of that median income. For example, a one-person household 

living in an 80% Area Median Income unit can earn no more than 80% of what HUD 

determines is the median income for a one-person household in Beaufort County to 

be eligible to live in the unit. The rent caps are then determined by HUD's assumption 

that each unit is occupied by 1.5 persons per bedroom. For example, a two-bedroom 

unit will have rent limits established under the assumption that a three-person 

household is living in the unit. This might not always be the case as SC Housing 

requires the occupancy standards to permit 1-2 persons per bedroom, so a two, 

three, or four person household would be permitted to live in a two-bedroom unit. 

The rents are then capped at 30% of the monthly income limit. So, in the example of 

a two-bedroom unit at 80% Area Median Income, the max rent will be determined 

by taking the three-person household median income, multiplying it by 80% to get 

the 80% Area Median Income, dividing by 12 to get the monthly income limit, and 

then multiplying by 30% to get the rent limit. 
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The above description includes details as to how a household qualifies in terms of income 

eligibility. In addition to this eligibility, background checks (including criminal, credit, etc.) 

are performed on every household to confirm qualification with the management team's 

occupancy requirements 

Finding: Staff finds that the request meets the requirements.  

3. DEVELOPMENT AGREEMENT AMENDMENT 

Development Agreement Amendments are governed by the South Carolina Code of Laws 

Development Agreement Act. Section 6-31-60 of the Act details what development 

agreement must provide, what it may provide, and that a major modification requires 

public notice and hearing as follows: 

(A). A development agreement must include: 

(1). a legal description of the property subject to the agreement and the names of 

its legal and equitable property owners; 

(2). the duration of the agreement. However, the parties are not precluded from 

extending the termination date by mutual agreement or from entering into 

subsequent development agreements; 

(3). the development uses permitted on the property, including population 

densities and building intensities and height; 

(4). a description of public facilities that will service the development, including 

who provides the facilities, the date any new public facilities, if needed, will be 

constructed, and a schedule to assure public facilities are available concurrent 

with the impacts of the development; 

(5). a description, where appropriate, of any reservation or dedication of land for 

public purposes and any provisions to protect environmentally sensitive 

property as may be required or permitted pursuant to laws in effect at the 

time of entering into the development agreement; 

(6). a description of all local development permits approved or needed to be 

approved for the development of the property together with a statement 

indicating that the failure of the agreement to address a particular permit, 

condition, term, or restriction does not relieve the developer of the necessity 
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of complying with the law governing the permitting requirements, conditions, 

terms, or restrictions; 

(7). a finding that the development permitted or proposed is consistent with the 

local government's comprehensive plan and land development regulations; 

(8). a description of any conditions, terms, restrictions, or other requirements 

determined to be necessary by the local government for the public health, 

safety, or welfare of its citizens; and 

(9). a description, where appropriate, of any provisions for the preservation and 

restoration of historic structures. 

(B). A development agreement may provide that the entire development or any phase 

of it be commenced or completed within a specified period of time. The 

development agreement must provide a development schedule including 

commencement dates and interim completion dates at no greater than five year 

intervals; provided, however, the failure to meet a commencement or completion 

date shall not, in and of itself, constitute a material breach of the development 

agreement pursuant to Section 6 31 90, but must be judged based upon the 

totality of the circumstances. The development agreement may include other 

defined performance standards to be met by the developer. If the developer 

requests a modification in the dates as set forth in the agreement and is able to 

demonstrate and establish that there is good cause to modify those dates, those 

dates must be modified by the local government. A major modification of the 

agreement may occur only after public notice and a public hearing by the local 

government. 

(C). If more than one local government is made party to an agreement, the agreement 

must specify which local government is responsible for the overall administration 

of the development agreement. 

(D). The development agreement also may cover any other matter not inconsistent 

with this chapter not prohibited by law. 

Applicant Response: The proposed Amendment is consistent with the Development 

Agreement and Concept Master Plan for Buckwalter PUD. The Town and Branigar 

Organization, Inc. executed and approved the Development Agreement, which 

Development Agreement, as amended, governs the use and development of a tract 

of land known as the Buckwalter Tract. Concurrently with the execution of the 
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Development Agreement, the Town of Bluffton annexed Buckwalter Tract into the 

Town boundaries and granted Concept Master Plan zoning to the Buckwalter Tract, 

all as more particularly described in the Annexation Petition and Concept Plan for 

Buckwalter Tract, adopted April 19, 2000. Subsequent to the execution and approval 

of the Development Agreement, the Town Approved thirteen (13) Amendments to 

the Buckwalter Development Agreement and Concept Plan. The Owner submits that 

the change of use for affordable residential multi-family and medical office use for 

the Property is consistent with the Development Agreement and Concept Master 

Plan for Buckwalter PUD and therefore submits a proposed Amendment to 

Development Agreement and Concept Plan. 

Finding: The proposed Buckwalter Development Agreement Amendment meets this 

requirement as the existing and is consistent with the elements of the Town of 

Bluffton Comprehensive Plan and regulations of the Buckwalter Development 

Agreement, as amended. The analysis of the proposed Concept Plan Amendment 

provides details of the request’s compliance. 

4. CONCEPT PLAN AMENDMENT 

Article 3, Section 3.8.3 of the Unified Development Ordinance provides the following 

review criteria: 

a. Promotion of and consistency with land use goals, environmental objectives and 

overall intent of the policies within the Comprehensive Plan.  

Applicant Response: The Property is currently zoned Buckwalter PUD and within 

the Buckwalter Commons Land Use Tract and the Buckwalter Commons Phase I 

Master Plan and this application seeks to amend the Development Agreement and 

Concept Master Plan for Buckwalter Tract ("Concept Master Plan Amendment") 

to allocate 120 RDUs to the Buckwalter Commons Land Use Tract, subject to the 

Affordable Housing Restrictive Covenant, and to transfer the GC Rights to the 

Town and to update the current Density Summary Tables in the Concept Master 

Plan to reflect the additional residential development rights contemplated herein. 

The Applicant submits that it is appropriate to amend the Development 

Agreement and Concept Master Plan (collectively sometimes hereinafter the 

"Amendment") and assign the Property the density as more particularly described 

herein. 

i. Cultural Resources. The Cultural Resources Element of the Comprehensive 

Plan instructs the Town to strive to maintain a sense of community, 
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diversity and individuality by preserving cultural resources. The proposed 

Amendment will not adversely affect the Culture Resources vision of the 

Comprehensive Plan since the Property is currently undeveloped and no 

historical or cultural resources will be removed or impacted. The proposed 

Amendment allows more diverse housing options which will provide 

housing opportunities for a more diverse population to live in the Town 

and to contribute the cultural vision of the Comprehensive Plan. 

ii. People. The People Element of the Comprehensive Plan acknowledges and 

accepts the Town's diverse population and strives to offer a high quality of 

life for all residents, visitors and workers. The proposed Amendment is 

consistent with the People Element as it provides affordable housing to 

support the current and future population of the Town located in the 

Buckwalter PUD. Furthermore, it is consistent with and furthers efforts to 

fulfill the goal to prepare for the minimum two-fold increase growth of the 

Town's permanent residents and increase resources available to an 

increasingly diverse population. The proposed Amendment is therefore 

consistent with the People Element of the Comprehensive Plan. 

iii. Economy. The Economy Element of the Comprehensive Plan instructs the 

Town to strive to create a vital, diverse and sustainable local economy that 

enhances Bluffton's community resources: human, natural and economic." 

The Economy Element of the Comprehensive Plan recognizes the need to 

ensure a balanced local economy through revisions to zoning and land use 

regulations and also the need to foster and environment that supports 

entrepreneurship and innovation. The Applicant's proposed Amendment 

provides residents and guests of the Town and the greater Bluffton area 

with affordable housing options which will attract a diverse population 

that can contribute to and grow the local economy. All of which serve to 

enhance the Town's human, natural and economic resources and thus and 

contributes to growth of local businesses and form a stable tax base. 

Accordingly, the proposed additional use category is consistent with the 

Economy of the Comprehensive Plan. 

iv. Resiliency. The Resiliency Element of the Comprehensive Plan instructs the 

Town to plan adapt to changes in climate and natural resources, and 

promote renewable power sources. The Applicant's proposed Amendment 

will facilitate the creation of a strong and diverse workforce who will be 

enabled to contribute to the innovation and new business located in the 
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Town needed to create a resilient and strong community in the Town. The 

addition of affordable housing to the Town will allow a younger workforce 

to live and work in the Town and thus allow new thought leadership to 

contribute to and reinforce the resilient Town community. 

v. Housing Element. The Housing Element of the Comprehensive Plan seeks 

to ensure that every resident has decent, safe and affordable housing. The 

Applicant's proposed Amendment supports the Housing Element as it 

provides affordable housing for the existing and growing workforce. The 

proposed Amendment directly addresses the Housing Element and will 

provide a community of 100% affordable housing. The proposed 

Amendment will allow affordable housing in and around new 

developments in Bluffton and thus will provide housing for the much 

needed workforce to sustain the growing communities in the Town. 

vi. Natural Resources Element. The Natural Resources Element of the 

Comprehensive Plan instructs the Town to conserve, protect, restore, and 

enhance natural resources in the Town. The Applicant is seeking to amend 

the Concept Master Plan to authorize use of the Property for uses 

consistent within the Buckwalter PUD as well as that of other areas within 

the municipal limits of the Town along Buckwalter Parkway corridor and in 

the Buckwalter PUD. The land surrounding the Property is primarily 

developed pursuant to the Development Agreement and Concept Master 

Plan and the Applicant's proposed Amendment will not disturb existing 

recreational facilities nor prohibit public access to water facilities. The 

proposed Amendment will not also impact an ecologically sensitive natural 

area and is thus consistent with the Natural Resources Element. 

vii. Land Use Element. The Land Use Element of the Comprehensive Plan 

encourages the Town to envision a more balanced Bluffton and identify 

areas for development to better suit community needs. The Applicant's 

proposed Amendment provides residents and guests of the Town and the 

greater Bluffton area with additional affordable housing options which will 

provide a much needed addition to the community. The Applicant's 

proposed use of the Property is supported by the surrounding existing 

infrastructure and does not adversely impact or create unplanned burdens 

on the natural environment or existing infrastructure. 
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viii. Transportation Vision. The Transportation Vision of the Comprehensive 

Plan seeks to connect residents with destinations and expand the 

integrated active transportation network and expand public 

transportation. The Applicant's proposed use is consistent with and 

supports the Transportation Element of the Comprehensive Plan. Access 

and road infrastructure for the Property will tie into existing developed 

transportation networks seamlessly. The development of the Property will 

provide an opportunity for residents to live close to their work and thus 

allow for greater use of public transportation and already developed 

transportation networks. 

ix. Community Facilities Element. The Community Facilities Element of the 

Comprehensive Plan encourages the Town to unite the community 

through shared facilities and plan for future growth." The approval of this 

Application supports the Community Facilities Element by allowing for the 

future growth of the Town by providing affordable housing for a younger, 

more diverse population to live and work in Bluffton. The proposed 

Amendment will allow the development of an affordable housing 

community with new utilities systems that will reduce waste and will not 

negatively impact surrounding development. 

x. Priority Investments Element. The Priority Investments Element of the 

Comprehensive Plan encourages the realization of community priorities 

through consistent and responsible funding. The Applicant's proposed 

Amendment already benefits from State funded tax credits for affordable 

housing. Accordingly, approval of the proposed Amendment will support 

the State initiatives to allow affordable housing in communities 

throughout the State. The proposed Amendment will not require funding 

from the Town and will be consistent with the Priority Investment Element. 

Finding: Staff finds that the proposed Amendment is consistent with the 

Comprehensive Plan. 

b. Consistency with the intent of the Planned Unit Development Zoning District as 

prescribed in Article 4.  

Applicant Response: Section 4.2.13 of the UDO describes the purpose of the PUD 

district as one to "achieve the objectives of the Town of Bluffton Comprehensive 

Plan and to allow flexibility in development than could otherwise be achieved 

through strict application of this Ordinance." The Owner submits that the 
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proposed Amendment will achieve this flexibility and will result in achieving the 

purpose of the PUD which is to "improve[] design, character and quality of 

walkable mixed-use developments and preserve natural and scenic features of 

open spaces." 

i. Eligibility. The Owner submits that the proposed Amendment meets the 

required eligibility criteria as outlined below. 

1. Preservation of Significant Natural and Historic Features. The 

Applicant submits that the proposed Amendment does not alter or 

diminish the existing preservation and enhancement natural and 

historic features of the Buckwalter PUD. 

2. Preservation of Usable Open Space. The Applicant submits that the 

proposed Amendment will not alter or diminish the existing 

preservation of usable open space. The addition of the Property 

adds usable open space to the Buckwalter PUD. 

3. Incorporation of a Complementary Mixture of Uses. The Applicant 

submits that the proposed Amendment will complement the 

current mixture of uses in the Buckwalter PUD because of the 

affordable housing and medical office spaces uses proposed for the 

Property. 

4. Inclusion of Creative Design of as Nonconforming Site. The 

Applicant submits that the Property is in conformance with the 

Ordinance and the inclusion of the Property in the Buckwalter PUD 

will maintain compliance with the Ordinance and further 

implements the goals of the Comprehensive Plan. 

5. Economic Development. The Applicant submits that the proposed 

Amendment will provide economic development consistent with 

the Comprehensive Plan as outlined in this Application. 

ii. Public Services. The Applicant submits that the proposed Amendment will 

not impact the Buckwalter PUD's ability to be served by adequate public 

services. In fact, the inclusion of the Property will add to the public services 

offered through the addition of the affordable housing opportunity for 

residents of the Town. 
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iii. Allowed Uses. The Applicant submits that the land uses proposed on the 

Property are consistent with the uses within the Buckwalter Commons 

Land Use Tract. 

iv. Affordable Housing. The Applicant submits that the proposed Amendment 

will not negatively impact the existing affordable and workforce housing 

located within the Buckwalter PUD but will enhance and add to the 

available affordable housing in the community at large. 

v. Dimensional Requirements. The Applicant submits that proposed 

Amendment will not cause deviations from the current standards for 

dimensional requirements.. 

Finding: Staff finds that the proposed Amendment is consistent with the 

Buckwalter PUD. 

c. Demonstration of innovative site planning techniques that improve the 

standards in other allowable Town Zoning Districts.  

Applicant Response: Much of the surrounding property is already developed with 

commercial and residential uses. The proposed Amendment will ensure that the 

balance of the Property is developed in accordance with the surrounding 

Buckwalter PUD and will not negatively impact the Town of Bluffton's health, 

safety and welfare. 

Finding : Staff finds that the request is in compliance with this criteria. 

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 areas.  

Applicant Response:  

i. Land Uses. The Property is already in the Buckwalter PUD and the uses are 

consistent with the uses already existing in the Buckwalter PUD and are 

derived from uses allowed in the Town and specifically within the 

Buckwalter PUD. Across Buckwalter Parkway exists Buckwalter Place with 

commercial and medical facilities. To the South East of the Property is the 

Townes at Buckwalter, a residential community. 
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ii. Density. The Property currently has 10.9 acres of General Commercial 

density. The requested density of 60 RDUs and a 100% density bonus per 

Section 6.5.4 of the UDO is consistent with surrounding density and uses 

and that found in the Buckwalter PUD, Development Agreement and 

Concept Master Plan and therefore the proposed density of the Property 

is compatible with the density and development along Buckwalter 

Parkway within the municipal limits of the Town and that along the 

Buckwalter PUD. 

iii. Traffic Circulation. The Property is served by Buckwalter Parkway which 

provides direct access to U.S. Highway 278. Other than the Bluffton 

Parkway which leads to South Carolina Highway 170, no other public rights 

of way are nearby. Much of the surrounding land is already developed and 

traffic impacts have or are being addressed. Development of the Property 

shall comply with applicable traffic requirements. 

iv. Environmental Features. Much of the surrounding property is already 

developed with commercial uses and the impacts on natural resources and 

the existing natural environment have been considered, planned and 

already approved. Accordingly, the Applicant submits that the proposed 

Amendment will not result in any major or unanticipated impacts to the 

natural resources and existing environmental features of the surrounding 

areas. Further, the development proposed will adhere to all stormwater 

requirements of the Town. 

v. Character of Surrounding Areas. Much of the surrounding property is 

already developed with commercial and residential uses institutional uses 

and design, aesthetics and character have already been considered and 

addressed. Applicant intends to develop the Property consistent with the 

character of the surrounding existing development. 

Finding: Staff finds that the request meets this criteria. 

e. Ability to be served by adequate public services, utilities, etc.  

Applicant Response: The Property has direct access to Buckwalter Parkway and 

indirect access to U.S. Highway 278, a major arterial with excellent connections to 

the Bluffton Parkway, South Carolina Highway 46 and 170 and beyond. The 

Property has ability to connect to all necessary and readily available utilities and 
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storm water drainage facilities that are suitable for the proposed use and those 

available in the Buckwalter PUD. 

Finding: The Properties are within the existing Beaufort County Grande Oaks PUD. 

As part of the Buckwalter PUD approval process, letters of commitment to serve 

from the applicable utility providers and government entities are required. 

Therefore these commitment to serve letters which are incorporated into the 

existing PUD application fulfill this requirement. 

f. Conformance with adopted or accepted plans, policies, and practices of the 

Town.  

Applicant Response: The proposed Amendment is consistent with the 

Development Agreement and Concept Master Plan for Buckwalter PUD. The Town 

and Branigar Organization, Inc. executed and approved the Development 

Agreement, which Development Agreement, as amended, governs the use and 

development of a tract of land known as the Buckwalter Tract. Concurrently with 

the execution of the Development Agreement, the Town of Bluffton annexed 

Buckwalter Tract into the Town boundaries and granted Concept Master Plan 

zoning to the Buckwalter Tract, all as more particularly described in the 

Annexation Petition and Concept Plan for Buckwalter Tract, adopted April 19, 

2000. Subsequent to the execution and approval of the Development Agreement, 

the Town Approved thirteen (13) Amendments to the Buckwalter Development 

Agreement and Concept Plan. The Owner submits that the change of use for 

affordable residential multi-family and medical office use for the Property is 

consistent with the Development Agreement and Concept Master Plan for 

Buckwalter PUD and therefore submits a proposed Amendment to Development 

Agreement and Concept Plan - Buckwalter Tract attached hereto as Exhibit "H" 

and made a part hereof. Much of the surrounding property is already developed 

with commercial and residential uses in conformance with policies and practices 

of the Town of Bluffton. For a discussion of compatibility with the Town of Bluffton 

Comprehensive Plan please refer to Section IIA.1 of this Application Narrative. 

Finding: Staff finds that the application meets this requirement. 

SCHEDULE: The proposed schedule for the applications is provided as Attachment 19. 

ATTACHMENTS: 

1. Conveyance of 60 RDUs from the Town’s Development Rights Bank Ordinance 

2. Density Bonus Ordinance 
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3. Buckwalter Development Agreement Ordinance 

4. Buckwalter Concept Plan Amendment Ordinance 

5. Application Submittal 

6. Town of Bluffton Development Rights Bank Log 

7. Town Ordinance 2007-19 Transfer of Development Rights 

8. Beaufort County Ordinance 2023-14 Authorizing the Purchase of 335 Buckwalter 

Parkway 

9. St Andrews by the Sea to Beaufort County Deed, Assignment, and Plat 

10. Beaufort County Ordinances 2024-36 and 2025-08 Authorizing the Conveyance of 

335 Buckwalter Parkway to BMH and Ordinance  

11. Beaufort County to BMH Deed 

12. Unified Development Ordinance, Article 6 Excerpt 

13. Resolution of Support for Beaufort Memorial Hospital’s 120 Residential Dwelling 

Unit Workforce/Affordable Housing and Medical Facility Project at 335 Buckwalter 

Parkway and acquisition of necessary residential development rights 

14. Draft Schedule 

15. Proposed Motions 
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ATTACHMENT 1 

ORDINANCE NO. 2025-__ 

 

TOWN OF BLUFFTON, SOUTH CAROLINA 

AN ORDINANCE AUTHORIZING THE CONVEYANCE OF SIXTY (60) RESIDENTIAL 
DEVELOPMENT RIGHTS WITHIN THE BUCKWALTER PLANNED UNIT 
DEVELOPMENT OWNED BY THE TOWN OF BLUFFTON AND HELD IN THE TOWN’S 

DEVELOPMENT RIGHTS BANK TO BEAUFORT MEMORIAL HOSPITAL FOR THE 
AFFORDABLE HOUSING PROJECT TO BE DEVELOPED ON THAT CERTAIN 

PROPERTY LOCATED AT 335 BUCKWALTER PARKWAY AND CONSISTING OF 10.09 
ACRES, MORE OR LESS, AND IDENTIFIED AS BEAUFORT COUNTY TAX MAP NO. 
R610 030 000 0712 0000; AND, AUTHORIZING THE EXECUTION AND RECORDING 

OF ASSOCIATED DOCUMENTS. 
 

WHEREAS, the Town of Bluffton, South Carolina, (the “Town”) presently owns 

certain development rights within the Buckwalter Planned Unit Development 

which are held in the Town’s Development Rights Bank which was established by 

the Transfer of Development Rights Ordinance 2007-19 approved by Town Council 

on November 6, 2007 (“Town Owned Property”); and,        

 

WHEREAS, Beaufort County (“County”) conveyed certain property located at 

333 and 335 Buckwalter Parkway consisting of 10.09 acres, bearing Beaufort 

County Tax Map No. R610 030 000 0712 0000 (“Property”) and assigned the 

associated 10.09 acres of general commercial development rights to Beaufort 

Memorial Hospital (“BMH”) for the construction of a 120 unit multi-family 

development providing affordable housing as well as up to 6,000 square feet of 

medical facilities (collectively hereinafter the “Project”) pursuant to certain terms 

as set forth in County Ordinance 2024-36, as amended by County Ordinance 

2025-08; and 

 

WHEREAS, in order to construct the 120 multi-family unit portion of the 

Project, BMH must acquire 120 residential development rights (“RDUs”); and  

 

WHEREAS, BMH has submitted a request to the Town to acquire 60 RDUs 

owned by the Town which are associated with Buckwalter from the Development 

Rights Bank via approval pursuant to the Transfer of Development Rights 

Ordinance and a purchase and sale agreement approved by Ordinance; and  

 

WHEREAS, BMH also requested a 100% density bonus of 60 RDUs as 100% of 

the RDUs will be designated for affordable housing for households which qualify 

at up to 80% of the current Area Median Income (“AMI”) requiring an amendment 

to the Development Agreement and Concept Plan to add the 60 RDUs to the total 
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RDUs allowed within Buckwalter PUD as well as incorporate additional terms as 

deemed necessary; and 

  

 WHEREAS, the Town recognizes the need for additional affordable housing 

within the Town; and 

 

 WHEREAS, throughout the County and, in particular, southern Beaufort 

County, a shortage of affordable housing remains a pressing issue for local 

businesses, residents, and governmental organizations. Both the Town and BMH 

suffer due to the difficulties caused by a lack of reasonable housing options in 

attracting and retaining well-trained and highly qualified employees; and 

 

 WHEREAS, the Town of Bluffton Comprehensive Plan (“Blueprint Bluffton”) 

adopted by Bluffton Town Council (“Town Council”) on November 8, 2022, as 

amended, identifies affordable housing as an Objective for the Town’s focus per 

Sections H1.4 and Sections H2.4; and 

 

 WHEREAS, on ____________, the Town of Bluffton Planning Commission 

held a Public Hearing and voted to forward to Town Council a recommendation of 

approval for the conveyance of 60 RDUs from the Town’s Development Rights 

Bank; and 

 

 WHEREAS, the Town Council concurs with Planning Commission’s 

recommendation; and 

 

 WHEREAS, the Town Council finds it to be in the Town’s best interest to 

approve the conveyance of sixty (60) residential development rights to BMH at no 

cost pursuant to the Transfer of Development Rights Ordinance and Purchase and 

Sale Agreement, to be attached and incorporated as Exhibit A, and as further 

described herein. 

 

 NOW, THEREFORE, BE IT ENACTED BY THE TOWN COUNCIL OF THE TOWN OF 

BLUFFTON, SOUTH CAROLINA: 

  

SECTION 1. Conveyance of Town Owned Residential Development Rights. 

Approval of the conveyance of sixty (60) residential development rights to BMH 

at no cost for use on that certain property consisting of 10.09 acres and identified 

as Beaufort County Tax Map No. R610 030 000 0712 0000 to BMH, Purchase and 

Sale Agreement, to be attached and incorporated as Exhibit A. 

  

SECTION 2. AUTHORIZATION FOR ADDITIONAL ACTIONS. The Mayor, Town 

Manager, and Town Clerk are each hereby authorized to execute any and all 
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documents necessary to consummate the exchange, acceptance, transfer and 

conveyance of the property, easements and obligations including, without 

limitation, the delivery and recordation of an Assignment of Rights, to be attached 

and incorporated as Exhibit “B”, which is to be recorded with the Office of the 

Register of Deeds for Beaufort County, South Carolina. The Town Manager is 

hereby authorized to pay such reasonable costs of the transaction as may be 

necessary. 

 

SECTION 3.  This ordinance shall become effective upon its final adoption. 

 
 

 
   DONE, RATIFIED AND ENACTED this ______ day of _____________, 2025. 

 
 
This Ordinance was read and passed at First Reading on ________, 2025. 

 
 

 
       ___________________________ 

       Larry C. Toomer, Mayor 
       Town of Bluffton, South Carolina 
 

_________________________________ 
Marcia Hunter 

Clerk, Town of Bluffton, South Carolina 
 

 
A Public Hearing for this Ordinance was held on__________________, 2025. 

 
 

       ___________________________ 
       Larry C. Toomer, Mayor 
       Town of Bluffton, South Carolina 

 
_________________________________ 

Marcia Hunter 
Clerk, Town of Bluffton, South Carolina 
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This Ordinance was passed at Second and Final Reading held 
on__________________, 2025. 

 
 

       ___________________________ 
       Larry C. Toomer, Mayor 
       Town of Bluffton, South Carolina 

 
_________________________________ 

Marcia Hunter 
Clerk, Town of Bluffton, South Carolina 
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Exhibit “A” 

PURCHASE AND SALES AGREEMENT 
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Exhibit “B” 
ASSIGNMENT OF DEVELOPMENT RIGHTS 
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ATTACHMENT 2 
ORDINANCE NO. 2025-_____ 

 
AN ORDINANCE PROVIDING FOR AN AMENDMENT OF THE BUCKWALTER 

DEVELOPMENT AGREEMENT TO INCORPERATE CERTAIN PROPERTIES OWNED BY 
BEAUFORT MEMORIAL HOSPITAL, CONSISTING OF 10.9 ACRES, MORE OR LESS, 
LOCATED AT 333 AND 335 BUCKWALTER PARKWAY, AND BEARING BEAUFORT 

COUNTY TAX MAP NO. R610 030 000 0712 0000, TO PROVIDE FOR AN 
AFFORDABLE HOUSING DENSITY BONUS INCREASING THE TOTAL PERMITTED 

DEVELOPMENT RIGHTS BY 60 RESIDENTIAL DWELLING UNITS AND INCORPORATE 
CERTAIN TERMS TO THE BUCKWALTER DEVELOPMENT AGREEMENT 

 

 WHEREAS, on April 19, 2000, the Town of Bluffton (“Town”) enacted 
Ordinance No. 2000-03 adopting the Buckwalter Development Agreement 
(“Development Agreement”) and Ordinance No. 2000-04 adopting the Buckwalter 
Concept Plan (“Concept Plan”); and 

 WHEREAS, concurrent with the entering into the Development Agreement on 
April 19, 2000, the Town annexed the Buckwalter Tract into the Town’s corporate 
boundaries and approved Planned Unit Development (“PUD”) zoning for the tract 
and the Concept Plan; and 

 WHEREAS, the Town has previously approved thirteen amendments to the 
Tract Development Agreement and Concept Plan to add and/or reallocate additional 
property and density thereto; and 

 WHEREAS, Beaufort County (“County”) conveyed certain property located at 
333 and 335 Buckwalter Parkway consisting of 10.09 acres, bearing Beaufort County 
Tax Map No. R610 030 000 0712 0000 (“Property”) and assigned the associated 
10.09 acres of general commercial development rights to Beaufort Memorial Hospital 
(“BMH”) for the construction of a 120 unit multi-family development providing 
affordable housing as well as up to 6,000 square feet of medical facilities (collectively 
hereinafter the “Project”) pursuant to certain terms as set forth in County Ordinance 
2024-36, as amended by County Ordinance 2025-08; and 
 
 WHEREAS, in order to construct the 120 multi-family unit portion of the 
Project, BMH must acquire 120 residential development rights (“RDUs”); and  
 
 WHEREAS, BMH has submitted a request to the Town to acquire 60 RDUs 
owned by the Town which are associated with Buckwalter from the Development 
Rights Bank via approval of a Transfer of Development Rights Ordinance and 
conveyance of the 60 RDUs via a purchase and sale agreement approved by 
Ordinance; and  
 
 WHEREAS, BMH also requests a 100% density bonus of 60 RDUs as 100% of 
the RDUs will be designated for affordable housing for households which qualify at 
up to 80% of the current Area Median Income (“AMI”) requiring an amendment to 
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the Development Agreement and Concept Plan to add the 60 RDUs to the total RDUs 
allowed within Buckwalter PUD as well as incorporate additional terms as deemed 
necessary; and 
  
 WHEREAS, the Town recognizes the need for additional affordable housing 
within the Town; and 
 
 WHEREAS, throughout the County and, in particular, southern Beaufort 
County, a shortage of affordable housing remains a pressing issue for local 
businesses, residents, and governmental organizations. Both the Town and BMH 
suffer due to the difficulties caused by a lack of reasonable housing options in 
attracting and retaining well-trained and highly qualified employees; and 
 
 WHEREAS, the Town of Bluffton Comprehensive Plan (“Blueprint Bluffton”) 
adopted by Bluffton Town Council (“Town Council”) on November 8, 2022, as 
amended, identifies affordable housing as an Objective for the Town’s focus per 
Sections H1.4 and Sections H2.4; and 
 
 WHEREAS, Section XIII.3 of the Development Agreement allows density 
bonuses as an incentive for affordable housing; and 
 
 WHEREAS, on ____________, the Town of Bluffton Planning Commission held 
a Public Hearing and voted to forward to Town Council a recommendation of approval 
for the 14th Amendment of the Development Agreement (“14th Amendment) request; 
and 
 
 WHEREAS, the Town Council concurs with Planning Commission’s 
recommendation; and 

 WHEREAS, the Town Council finds it to be in the Town’s best interest to 
approve the 14th Amendment as shown in Exhibit A attached hereto and 
incorporated herein by reference and as further described herein. 

 NOW, THEREFORE, BE IT ORDERED AND ORDAINED BY THE TOWN COUNCIL 
OF THE TOWN OF BLUFFTON, SOUTH CAROLINA, in accordance with the foregoing, 
the Town hereby amends the Buckwalter Development Agreement in the following 
particulars: 

1. The Development Agreement shall be amended in accordance with the terms 
and conditions of the Fourteenth Amendment to Development Agreement 
And Concept Plan  attached hereto and incorporated herein as Exhibit A. 

2. In the event of any conflict between the terms and conditions of the 
Development Agreement and the 14th Amendment, the terms and conditions 
of this 14th Amendment to the Development Agreement shall control and the 
Development Agreement shall be deemed amended to that extent. 

3. All other terms and conditions of the Development Agreement, as amended, 
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shall not be changed or otherwise modified herein and are reaffirmed and 
remain unchanged. 

4. This Ordinance shall take full force and effect upon final adoption by Town 
Council. 

  
DONE, RATIFIED AND ENACTED this _______ day of ____________, 2025. 

 
This Ordinance was read and passed at first reading on ______________, 2025. 
 
       ____________________________ 
       Larry Toomer, Mayor 
       Town of Bluffton, South Carolina 
 
 
_________________________________ 
Marcia Hunter 
Town of Bluffton, South Carolina 
 
 
A public hearing was held on this Ordinance on _____________, 2025. 
 
 
 
       ____________________________ 
       Larry Toomer, Mayor 
       Town of Bluffton, South Carolina 
 
 
_________________________________ 
Marcia Hunter, Town Clerk 
Town of Bluffton, South Carolina 
 
 
 This Ordinance was passed at second reading held on _____________, 2025. 
 
 
       ____________________________ 
       Larry Toomer, Mayor 
       Town of Bluffton, South Carolina 
 
 
_________________________________ 
Marcia Hunter, Town Clerk 
Town of Bluffton, South Carolina 
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Exhibit A 
 

14th Amendment To Development Agreement And Concept Plan - Buckwalter Tract 
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Prepared By and After 
Recording Return to: 
Burr & Forman LLP 
Attn: Walter I Nester, III 
23-B Shelter Cove Lane 
Hilton Head Island, SC 29928 
843-785-2171 

STATE OF SOUTH CAROLINA ) 
)
)
)
)

COUNTY OF BEAUFORT

FOURTEENTH AMENDMENT TO 
DEVELOPMENT AGREEMENT 

AND CONCEPT PLAN 
BUCKWALTER TRACT 

THIS FOURTEENTH AMENDMENT ("Fourteenth Amendment") to Development 
Agreement and Concept Plan is made and entered into this _________day of __________, 2025 
by and between the Town of Bluffton, South Carolina ("Town"), and Beaufort Memorial Hospital, 
a hospital organized and governed by the laws of the state of South Carolina, its successors and 
assigns ("BMH"); collectively hereinafter the “Parties”. 

RECITALS 

WHEREAS, the Town and The Branigar Organization, Inc. executed and approved the 
Buckwalter Development Agreement ("Development Agreement"), dated April 19, 2000, and as 
recorded in the Office of the Register of Deeds ("ROD") for Beaufort County, South Carolina in 
Book 1288 at Page 1, which Development Agreement, as amended, governs the use and 
development of a tract of land known as the Buckwalter Tract, originally containing approximately 
5,680 acres of land, establishes the available residential development units (“RDUs”) more 
particularly described in the Development Agreement and amendments thereto (the "Buckwalter 
PUD"); and, 

WHEREAS, concurrently with the execution of the Development Agreement, the Town 
annexed the Buckwalter Tract and granted Concept Plan zoning to the Buckwalter Tract, all as more 
particularly described in the Annexation Petition and Concept Plan ("Concept Plan") for 
Buckwalter Tract, adopted April 19, 2000; and, 

WHEREAS, subsequent to the execution and approval of the Development Agreement and 
Concept Plan, the Town approved Thirteen (13) Amendments to the Development Agreement and 
Concept Plan, each hereinafter identified as follows: 
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1. First Amendment. Addition of 11.721 acres known as the Robertson Tract with 
additional Density to the Development Agreement and Concept Plan executed on 
June 21, 2002, and recorded in the ROD in Book 1599 at Page 1149; and 

2. Second Amendment. Addition of 43.38 acres known as the Johnson Tracts together 
with 55 RDUs to the Development Agreement and Concept Plan executed on 
February 4, 2003, and recorded in the ROD in Book 1709 at Page 440; and 

3. Third Amendment. Addition of 173.62 acres known as the Cypress Lake Tract 
from the Jones Estate Development Agreement and Concept Plan together with 600 
RDUs and 90 acres of General Commercial Density to the Development Agreement 
and Concept Plan executed on October 10, 2005, and recorded in the ROD in Book 
2256 at Page 189; and 

4. Fourth Amendment. Addition of 59.91 acres known as the Rose Dhu Creek Phase 
III Tract together with 18 RDUs to the Development Agreement and Concept Plan 
executed on October 10, 2005, and recorded in the ROD in Book 2256 at Page 204; 
and 

5. Fifth Amendment. Addition of 58.85 acres known as the Graves Tract together 
with 58.85 acres of General Commercial Density to the Development Agreement 
and Concept Plan executed on November 2, 2005, and recorded in the ROD in Book 
2305 at Page 410; and 

6. Sixth Amendment. Addition of 2.687 acres known as the Jacoby Tract with no 
additional Density to the Development Agreement and Concept Plan executed on 
May 10, 2006, and recorded in the ROD in Book 2816 at Page 1746; and 

7. Seventh Amendment. Addition of 6.5 acres known as the University Investments 
Tract with no additional Density to the Development Agreement and Concept Plan 
executed on January 7, 2008, and recorded in the ROD in Book 2671 at Page 2250; 
and 

8. Eighth Amendment. Addition of 324 RDUs through Transfer of Development 
Rights Permit for Buckwalter Place Initial Master Plan to the Development 
Agreement and Concept Plan executed on November 6, 2007, and recorded in the 
ROD in Book 2823 at Page 384; and 

9. Ninth Amendment. Addition of 163 acres known as the Willow Run Tract, 
together with the reallocation of Land Uses for the Northern Tract, as well as 260 
RDUs and 162 acres of General Commercial Density to the Development 
Agreement and Concept Master Plan executed on February 25, 2008, and recorded 
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in the ROD in Book 2724 at Page 1787; and 

10. Tenth Amendment. Approved certain changes in use to the 9.18 acre Robertson 
site, and related conditions executed on February 10, 2012, and recorded in the ROD 
in Book 3119 at Page 2458; and 

11. Eleventh Amendment. Approved changes in permitted use for the Buckwalter 
Commons Connector Tract and redesignated a portion of the Sandhill Tract as 
Buckwalter Commons Tract and added an additional 70 acres of Commercial 
Density executed on April 10, 2013, and recorded in the ROD in Book 3231 at 
Page 3176; and 

12. Twelfth Amendment. Addition of 61.093 acres known as Saint Gregory the 
Great, executed on June 14, 2022, and recorded in the Beaufort County Register of 
Deeds in Book 4157 at Page 250; and 

13. Thirteenth Amendment. Addition of 65.592 acres known as Grande Oaks 
Commons, executed on January 17, 2025, and recorded in the Beaufort County 
Register of Deeds in Book 4401 at Page 800; and 

WHEREAS, the Town of Bluffton (“Town”) recognizes the need for additional affordable 
housing within the Bluffton area; and 

WHEREAS, BMH has a goal to provide workforce and affordable housing for both 
healthcare employees and the public, and provide additional medical services throughout Beaufort 
County; and the Town has expressed a desire to support the goal of establishing affordable and 
workforce housing within the Town; and 

WHEREAS, throughout Beaufort County (“County”) and, in particular, southern Beaufort 
County, a shortage of affordable housing remains a pressing issue for local businesses, residents, 
and governmental organizations. Both the Town and BMH suffer due to the difficulties caused by 
a lack of reasonable housing options in attracting and retaining well-trained and highly qualified 
employees; and 

WHEREAS, the Town of Bluffton Comprehensive Plan (“Blueprint Bluffton”) adopted by 
Bluffton Town Council (“Town Council”) on November 8, 2022, as amended, identifies affordable 
housing as an Objective for the Town’s focus per Section H1.4 Foster relationships with non-profit 
groups and developers to assist in the development, construction, and/ or purchase of affordable 
housing units; and Section H2.4 Incentivize private sector partners to develop diverse housing 
options within existing development agreements; and 

WHEREAS, the County purchased certain property located at 335 Buckwalter Parkway 
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consisting of 10.09 acres, bearing Beaufort County Tax Map No. R610 030 000 0712 0000 
(“Property”), which is within the Buckwalter PUD and subject to the Development Agreement and 
Concept Plan, for the purpose of affordable housing ,said Property is more particularly described in 
Exhibit "A" attached hereto and made a part hereof; and 

WHEREAS, in addition to the Property, the County received an Assignment of 
Development Rights and Obligations Under Development Agreement for 10.09 acres of general 
commercial development rights; and 

WHEREAS, On April 17, 2025, the County conveyed the Property to BMH for the 
construction of a 120 unit multi-family development providing affordable housing as well as up to 
6,000 square feet of medical facilities (collectively the “Project”) pursuant to certain terms as set 
forth in Beaufort County Ordinance 2024-36, as amended by County Ordinance 2025-08; and 

WHEREAS, in order to construct the 120 multi-family unit portion of the Project, BMH 
must acquire 120 RDUs; and  

WHEREAS, BMH has submitted a request to the Town to acquire 60 RDUs owned by the 
Town which are associated with Buckwalter PUD from the Development Rights Bank via approval 
of a Transfer of Development Rights Ordinance and conveyance of the 60 RDUs via a purchase and 
sale agreement approved by Ordinance; and  

WHEREAS, BMH also requests a 100% density bonus of 60 RDUs as 100% of the RDUs 
will be designated for affordable housing for households which qualify up to 80% of the current 
Area Median Income (“AMI”) via an amendment to the Buckwalter Development Agreement and 
Concept Plan to add the 60 RDUs to the total RDUs allowed within Buckwalter PUD as well as 
incorporate additional terms as deemed necessary; and 

WHEREAS, pursuant to Sec. XIII.3 of the Development Agreement density bonuses are 
allowed as an incentive for affordable housing as follows: “Affordable Housing. Owner and the 
Town recognize the increasing need for affordable housing in the Bluffton area. Owner will 
encourage and use best efforts to promote affordable housing within Buckwalter Tract and in 
consideration therefore, the Town will define affordable housing and develop reasonable incentives 
to encourage the development of affordable housing within Bluffton. Reasonable incentives may 
include but not be limited to the elimination of Development Fees on affordable housing, and density 
increases within any given tract to allow developers to offset any negative economic impacts as a 
result of the development of affordable homes. Owner will consult with Town regarding incentives 
to encourage and promote affordable housing which would include but not be limited to price 
discounts, and land and density adjustments.”; and 

WHEREAS, as the Development Agreement does not provide guidance on the approval of 
density bonuses, the Town’s Unified Development Ordinance (“UDO”), Section 6.5.4.C identifies 
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the incentive ranges for a qualified project which allows a 100% density bonus to projects providing 
100% affordable housing, amounting to 60 RDUs for the Project, as follows: 

“:and 

WHEREAS, pursuant to that certain resolution by the Town attached hereto as Exhibit "B" 
and made a part hereof, the Town has agreed to support the assignment of sixty (60) RDUs from 
the Town's Development Rights Bank for use on the Property; and 

WHEREAS, it is the desire and intention of the Parties to enter into this Fourteenth 
Amendment to amend the Concept Plan to update the Density Summary Tables to reflect the 
additional RDUs contemplated herein. 

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency 
of which is hereby acknowledged, Parties agree as follows: 

1. Recitals. The above recitals are incorporated herein by this reference thereto. 

2. Amendment of Development Agreement and Concept Plan. The 
Development Agreement and Concept Plan are hereby further amended to 
provide: 

A. Amendment to Development Agreement and Concept Plan. The 
Development Agreement and Concept Plan, as amended, is hereby further 
amended to add an additional sixty (60RDUs to the overall residential 
density for the Buckwalter PUD only for use on the Property which result 
from a one hundred percent (100%) affordable housing density bonus 
pursuant to Section 6.5.4 of the UDO and Section XIII.3 of the 
Development Agreement. Notwithstanding anything otherwise contained 
in the Development Agreement or Concept Plan, the RDUs 
aforementioned allocated to the Property may not be transferred to any 
other piece, parcel or tract of land within the Buckwalter Tract or 
otherwise, and shall not be used for any other purpose than to construct 
affordable housing on the Property. This prohibition shall not apply to the 
transfer of RDUs development rights to the Town. The Conceptual Master 
Plan’s Density Summary Table is hereby amended to incorporate these 
additional RDUs which is provided as Exhibit "C" attached hereto and 
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incorporated herein. 

B. Affordable Housing Provisions. The residential component of the Property 
shall be restricted to use for Affordable Housing for thirty (30) years from 
the execution of this Fourteenth Amendment and memorialized through 
Affordable Housing Restrictive Covenants which shall be drafted prior to 
the issuance of any building permit, and upon review and approval by the 
Town Council, will be recorded with the in the ROD Bluffton prior to the 
issuance of any Certificate of Occupancy. Further, any future revisions to 
the said Affordable Housing Restrictive Covenants will require approval by 
the Town Council. 

C. Undeveloped General Commercial Development Rights. BMH shall 
transfer to the Town via an Assignment of Rights and Obligations Under 
Development Agreement recorded in the ROD, the residual general 
commercial development rights after it is determined how many of their 
10.09 acre holdings are necessary for the medical facilities on the Property 
upon the application for any building permit for said facility. 

D. Residential Dwelling Units to Town.  If following the completion of the 
Project any number of RDUs are unused, then BMH shall automatically 
convey said RDUs to the Town.  Any failure by BMH, or its successors 
or assigns, to adhere to any terms, conditions, requirements herein or any 
future covenants or restrictions as it relates to the use of the RDUs for 
affordable housing for the Project shall result in BMH automatically 
conveying any and all remaining RDUs not already used at the time of the 
non-compliance to the Town. 

3. Reaffirmation of Buckwalter Development Agreement, Concept Plan and 
Amendments Thereto. The Development Agreement, Concept Plan and all prior 
amendments thereto as modified by this Fourteenth Amendment are hereby ratified and 
reaffirmed as if set forth verbatim herein. 

4. Binding Effect. This Fourteenth Amendment to the Development Agreement and Concept 
Plan shall inure to the benefit of and be binding upon the respective Parties hereto, their 
successors and assigns. 

5. Consistency with the Comprehensive Plan. The Town confirms that the matters 
contained herein are consistent with the Town’s Comprehensive Plan and consistent with 
long range planning for the Town. 

[SIGNATURES ON FOLLOWING PAGES] 
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IN WITNESS WHEREOF, the parties hereto, in and through their authorized 
representatives, have caused this instrument to be executed on their behalf effective the date first 
above written. 

TOWN OF BLUFFTON, 
WITNESSES: SOUTH CAROLINA 

By: ________________________________  

Its:  ________________________________  

SOUTH CAROLINA 
ACKNOWLEDGEMENT 

COUNTY OF BEAUFORT 

 ___________________ , Notary Public for South Carolina do hereby certify that 
 ___________ on behalf of the Town of Bluffton, South Carolina, personally appeared before me 
this day and acknowledged the due execution of the foregoing instrument. 

Witness my hand and seal this  day of _________________ , 
2025    

Notary Public for South Carolina 
My Commission Expires: ________  
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WITNESSES: BEAUFORT MEMORIAL HOSPITAL 

By:  ________________________________  

Its:  _________________________________  

SOUTH CAROLINA 
ACKNOWLEDGEMENT 

COUNTY OF _________________  

 _____________________ , Notary Public for South Carolina do hereby 
certify that 

 __________________ on behalf of Beaufort Memorial Hospital personally appeared before me 
this day and acknowledged the due execution of the foregoing instrument. 

Witness my hand and seal this  day of __________________ , 
2025   

 

Notary Public for South Carolina 
My Commission Expires: _________  

6 
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EXHIBIT "A" 

Legal Description 

ALL that certain piece, parcel and tract of land, situate lying and being in the Town of Bluffton, 
Beaufort County, South Carolina, said parcel generally known and described as Parcel C6-B, the said 
parcel containing a total of 10.09 acres, said Parcel C6-B more specifically shown and described on a 
boundary survey (the "Plat") thereof entitled "A ALTA/ACSM LAND TITLE SURVEY OF PARCEL 
C6-B BUCKWALTER PARKWAY", said Plat dated January 14, 2003 as prepared by T-Square 
Group, Inc. and certified by Forrest Baughman SCRLS #4922, with said Plat recorded in the Office of 
the Register of Deeds for Beaufort County, South Carolina, in Plat Book 91 at Page 147. For a more 
specific reference to Parcel C6-B by metes and bounds, reference is herewith made to the plat of record. 

SAID PROPERTY is conveyed subject to all applicable covenants, conditions, restrictions and 
easements filed of record in the Office of the Register of Deeds for Beaufort County, South 
Carolina. 

TMS# R610 030 000 0712 0000 
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EXHIBIT B 

Town of Bluffton Resolution 
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ATTACHMENT 1

RESOLUTION

TOWN OF BLUFFI'ON, SOUTH CAROLINA

A RESOLUTION OF SUPPORT FOR BEAUFORT MEMORIAL 120

RESIDENTIAL DWELLING UNIT AFFORDABLE HOUSING AND MEDICAL FACILITY PROJECT AT 

335 BUCKWALTER PARKWAY AND ACQUISITION OF NECESSARY 

RESIDENTIAL DEVELOPMENT RIGHTS

WHEREAS, the Town of Bluffton recognizes the need for additional affordable housing within

the Bluffton area; and

WHEREAS, throughout Beaufort County and, in particular, southern Beaufort County, a shortage of

affordable housing remains a pressing issue for local businesses, residents, and governmental

organizations. Both the Town and BMH sufferdue to thedifficulties caused bya lack of reasonable housing

options in attracting and retaining and highly qualified employees; and

WHEREAS, the Town of Bluffton Comprehensive Plan ("Blueprint adopted by Town Council on

November 8, 2022, as amended, identifies affordable housing as an Objective for the focus per

Section H1.4 Foster relationships with non-profit groups and developers to assist in the development,

construction, and/ or purchase of affordable housing units; and Section HZ.4 Incentivize private sector

partners to develop diverse housing options within existing development agreements; and

WHEREAS, BeaufortCounty purchased certain property located at 335 Buckwalter Parkway consisting of

10.09 acres, bearing Beaufort CountyTax Map No. R610 030 000 0712 0000 is within

the BuckwalterDevelopmentAgreement and Concept Plan, for the purpose of affordable housing; and

WHEREAS, in addition to the Property, the County received an Assignment of Development Rights and 

Obligations Under Development Agreement for 10.09 acres of general commercial development rights;

and

WHEREAS, Beaufort County and Beaufort Memorial Hospital are currently in the process of

finalizing an agreement for acquisition of the property for the construction of a 120 RDU multi-

family development providing affordable housing as well as up to 6,000 square feet of medical facilities

and

WHEREAS, in order to construct the 120 multi-family unit portion of the Project, BMH must acquire 120

residential development rights; and

WHEREAS, BMH has submitted a requestto the Town to acquire 60 RDUs owned bythe Town which are

associated with Buckwalterfrom the Development Rights Bank via approval ofa Transferof Development

Rights Ordinance and conveyance of the 60 RDUs via a purchase and sale agreement approved by

Ordinance; and
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WHEREAS, BMH also intends to request a 100% density bonus of 60 RDUs as 100% of the RDUs will be

designated for affordable housing via an amendment to the Buckwalter Development Agreement and 

Concept Plan to add the 60 RDUs to the total RDUs allowed within Buckwalter as well as incorporate

additionalterms as deemed necessary; and

WHEREAS, the Buckwalter Development Agreement allows density bonuses pursuantto Section X|I|.30f

the Buckwalter Development Agreement as an incentive for affordable housing as follows:

Housing. Owner and the Town recognize the increasing need for affordable housing in the Bluffton area.

Own er will encourage an d use best efforts to prom ote affordable housing within Buckwalter Tract and in

consideration therefore, the Town will define affordable housing and develop reasonable incentives to

encourage the development of affordable housing within Bluffton. Reason able incentives may include but

not be limited to the elimination of DevelopmentFees on housing, and density increases within

any given tract to allo w developers to offset anyn egative economic impacts as a result of the development

of affordable homes. Own er will consult with Town regarding incentives to encourage and promote

affordable housing which would include but not be limited to price discounts, and land and density

WHEREAS, as the Buckwalter Development Agreementdoes not provide guidance on the approval of

density bonuses, the Unified Development Ordinance, Section 6.5.4.C identifies the incentive ranges for

a qualified project which allows a 100% density bonus to projects providing 100% affordable housing,

amounting to 60 RDUs for the Project, as follows:

Table 6.5.4: Density Bonus Incentive

Percentage of Workforce/Affordable Housing Density Bonus

Units

Minimum 25%

26602: 

5 l 75%

76+% 1 00%
;and

WHEREAS, the Town of Bluffton Town Council desires to support the Project.

NOW, THEREFORE, BE IT RESOLVED BY THE TOWN COUNCIL OF THE TOWN OF BLUFFTON,

SOUTH CAROLINA AS FOLLOWS:

Town Council will support the Project and Beaufort Memorial Hospital's acquisition of 120 RDUs

subject to the following conditions:

1. The 60 RDUs (60 RDUs plus 60 density bonus RDUs for a total of 120 RDUs) will be held in the

Town of Development Rights Bank until such time as their release and assignment from

the Town to BMH as necessary to construct affordable housing up to 80% of the current Area

Median Income

2. The release of RDUs will occur at time of Building Permit Application for each

Structure in the Amount equal to the number of units in said Structure. The RDUs will be

transferred byAssignment of Rights and Obligations Under DevelopmentAgreementwhich shall

be recorded with the Beaufort County Register of Deeds.
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3. Affordable Housing Covenantsshall be drafted and upon review and approval by the Town, will 

be recorded with the Beaufort County Register of Deeds and any future revisions will require

approval by the Town Manager.

4. Use of the 120 RDUs, once assigned to BMH, shall be limited to the 10.09 acre property located 

at 335 Buckwalter Parkway and may not be transferred or utilized anywhere else within 

Buckwalter or the Town.

5. BMH shall transferto the Town via an Assignment of Rights and Obligations Under Development

Agreement recorded with the Beaufort County Registerof Deeds, the residual general commercial

development rights after it is determined how many of their 10.09 acre holdings are necessary

for the medical facilities on the Property

A public meeting was held on this Resolution on the JAE: day of _\_Amm%[__, 2025.

idol/m
Larry C. Too er, mayor

Marcia Hunter, Town Clerk

Town of Bluffton, South Carolina
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Exhibit C 

Buckwalter Concept Plan  

Conceptual Master Plan 
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ATTACHMENT 3 
ORDINANCE NO. 2025-_____ 

 
AN ORDINANCE PROVIDING FOR AN AMENDMENT OF THE BUCKWALTER CONCEPT 
PLAN TO INCORPERATE CERTAIN PROPERTIES OWNED BY BEAUFORT MEMORIAL 
HOSPITAL, CONSISTING OF 10.9 ACRES, MORE OR LESS, LOCATED AT 333 AND 
335 BUCKWALTER PARKWAY, AND BEARING BEAUFORT COUNTY TAX MAP NO. 

R610 030 000 0712 0000, TO PROVIDE FOR AN AFFORDABLE HOUSING DENSITY 
BONUS INCREASING THE TOTAL PERMITTED DEVELOPMENT RIGHTS BY 60 

RESIDENTIAL DWELLING UNITS AND INCORPORATE CERTAIN TERMS TO THE 
BUCKWALTER CONCEPT PLAN 

 

 WHEREAS, on April 19, 2000, the Town of Bluffton (“Town”) enacted 
Ordinance No. 2000-03 adopting the Buckwalter Development Agreement 
(“Development Agreement”) and Ordinance No. 2000-04 adopting the Buckwalter 
Concept Plan (“Concept Plan”); and 

 WHEREAS, concurrent with the entering into the Development Agreement on 
April 19, 2000, the Town annexed the Buckwalter Tract into the Town’s corporate 
boundaries and approved Planned Unit Development (“PUD”) zoning for the tract 
and the Concept Plan; and 

 WHEREAS, the Town has previously approved thirteen amendments to the 
Tract Development Agreement and Concept Plan to add and/or reallocate additional 
property and density thereto; and 

 WHEREAS, Beaufort County (“County”) conveyed certain property located at 
333 and 335 Buckwalter Parkway consisting of 10.09 acres, bearing Beaufort County 
Tax Map No. R610 030 000 0712 0000 (“Property”) and assigned the associated 
10.09 acres of general commercial development rights to Beaufort Memorial Hospital 
(“BMH”) for the construction of a 120 unit multi-family development providing 
affordable housing as well as up to 6,000 square feet of medical facilities (collectively 
hereinafter the “Project”) pursuant to certain terms as set forth in County Ordinance 
2024-36, as amended by County Ordinance 2025-08; and 
 
 WHEREAS, in order to construct the 120 multi-family unit portion of the 
Project, BMH must acquire 120 residential development rights (“RDUs”); and  
 
 WHEREAS, BMH has submitted a request to the Town to acquire 60 RDUs 
owned by the Town which are associated with Buckwalter from the Development 
Rights Bank via approval of a Transfer of Development Rights Ordinance and 
conveyance of the 60 RDUs via a purchase and sale agreement approved by 
Ordinance; and  
 
 WHEREAS, BMH also requests a 100% density bonus of 60 RDUs as 100% of 
the RDUs will be designated for affordable housing for households which qualify at 
up to 80% of the current Area Median Income (“AMI”) requiring an amendment to 
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Buckwalter Concept Plan Amendment – First 

the Development Agreement and Concept Plan to add the 60 RDUs to the total RDUs 
allowed within Buckwalter PUD as well as incorporate additional terms as deemed 
necessary; and 
  
 WHEREAS, the Town recognizes the need for additional affordable housing 
within the Town; and 
 
 WHEREAS, throughout the County and, in particular, southern Beaufort 
County, a shortage of affordable housing remains a pressing issue for local 
businesses, residents, and governmental organizations. Both the Town and BMH 
suffer due to the difficulties caused by a lack of reasonable housing options in 
attracting and retaining well-trained and highly qualified employees; and 
 
 WHEREAS, the Town of Bluffton Comprehensive Plan (“Blueprint Bluffton”) 
adopted by Bluffton Town Council (“Town Council”) on November 8, 2022, as 
amended, identifies affordable housing as an Objective for the Town’s focus per 
Sections H1.4 and Sections H2.4; and 
 
 WHEREAS, Section XIII.3 of the Development Agreement allows density 
bonuses as an incentive for affordable housing; and 
 
 WHEREAS, on ____________, the Town of Bluffton Planning Commission held 
a Public Hearing and voted to forward to Town Council a recommendation of approval 
for the 14th Amendment of the Concept Plan (“14th Amendment) request; and 
 
 WHEREAS, the Town Council concurs with Planning Commission’s 
recommendation; and 

 WHEREAS, the Town Council finds it to be in the Town’s best interest to 
approve the 14th Amendment as shown in Exhibit A attached hereto and 
incorporated herein by reference and as further described herein. 

 NOW, THEREFORE, BE IT ORDERED AND ORDAINED BY THE TOWN COUNCIL 
OF THE TOWN OF BLUFFTON, SOUTH CAROLINA, in accordance with the foregoing, 
the Town hereby amends the Buckwalter Concept Plan in the following particulars: 

1. The Concept Plan shall be amended in accordance with the terms and 
conditions of the Fourteenth Amendment to Development Agreement And 
Concept Plan  attached hereto and incorporated herein as Exhibit A. 

2. In the event of any conflict between the terms and conditions of the Concept 
Plan and the 14th Amendment, the terms and conditions of this 14th 
Amendment to the Development Agreement and Concept Plan shall control 
and the Development Agreement shall be deemed amended to that extent. 

3. All other terms and conditions of the Concept Plan, as amended, shall not be 
changed or otherwise modified herein and are reaffirmed and remain 
unchanged. 
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Buckwalter Concept Plan Amendment – First 

4. This Ordinance shall take full force and effect upon final adoption by Town 
Council. 

  
DONE, RATIFIED AND ENACTED this _______ day of ____________, 2025. 

 
This Ordinance was read and passed at first reading on ______________, 2025. 
 
       ____________________________ 
       Larry Toomer, Mayor 
       Town of Bluffton, South Carolina 
 
 
_________________________________ 
Marcia Hunter 
Town of Bluffton, South Carolina 
 
 
A public hearing was held on this Ordinance on _____________, 2025. 
 
 
 
       ____________________________ 
       Larry Toomer, Mayor 
       Town of Bluffton, South Carolina 
 
 
_________________________________ 
Marcia Hunter, Town Clerk 
Town of Bluffton, South Carolina 
 
 
 This Ordinance was passed at second reading held on _____________, 2025. 
 
 
       ____________________________ 
       Larry Toomer, Mayor 
       Town of Bluffton, South Carolina 
 
 
_________________________________ 
Marcia Hunter, Town Clerk 
Town of Bluffton, South Carolina 
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Buckwalter Concept Plan Amendment – First 

Exhibit A 
 

14th Amendment To Development Agreement And Concept Plan - Buckwalter Tract 
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Prepared By and After 
Recording Return to: 
Burr & Forman LLP 
Attn: Walter I Nester, III 
23-B Shelter Cove Lane 
Hilton Head Island, SC 29928 
843-785-2171 

STATE OF SOUTH CAROLINA ) 
)
)
)
)

COUNTY OF BEAUFORT

FOURTEENTH AMENDMENT TO 
DEVELOPMENT AGREEMENT 

AND CONCEPT PLAN 
BUCKWALTER TRACT 

THIS FOURTEENTH AMENDMENT ("Fourteenth Amendment") to Development 
Agreement and Concept Plan is made and entered into this _________day of __________, 2025 
by and between the Town of Bluffton, South Carolina ("Town"), and Beaufort Memorial Hospital, 
a hospital organized and governed by the laws of the state of South Carolina, its successors and 
assigns ("BMH"); collectively hereinafter the “Parties”. 

RECITALS 

WHEREAS, the Town and The Branigar Organization, Inc. executed and approved the 
Buckwalter Development Agreement ("Development Agreement"), dated April 19, 2000, and as 
recorded in the Office of the Register of Deeds ("ROD") for Beaufort County, South Carolina in 
Book 1288 at Page 1, which Development Agreement, as amended, governs the use and 
development of a tract of land known as the Buckwalter Tract, originally containing approximately 
5,680 acres of land, establishes the available residential development units (“RDUs”) more 
particularly described in the Development Agreement and amendments thereto (the "Buckwalter 
PUD"); and, 

WHEREAS, concurrently with the execution of the Development Agreement, the Town 
annexed the Buckwalter Tract and granted Concept Plan zoning to the Buckwalter Tract, all as more 
particularly described in the Annexation Petition and Concept Plan ("Concept Plan") for 
Buckwalter Tract, adopted April 19, 2000; and, 

WHEREAS, subsequent to the execution and approval of the Development Agreement and 
Concept Plan, the Town approved Thirteen (13) Amendments to the Development Agreement and 
Concept Plan, each hereinafter identified as follows: 
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1. First Amendment. Addition of 11.721 acres known as the Robertson Tract with 
additional Density to the Development Agreement and Concept Plan executed on 
June 21, 2002, and recorded in the ROD in Book 1599 at Page 1149; and 

2. Second Amendment. Addition of 43.38 acres known as the Johnson Tracts together 
with 55 RDUs to the Development Agreement and Concept Plan executed on 
February 4, 2003, and recorded in the ROD in Book 1709 at Page 440; and 

3. Third Amendment. Addition of 173.62 acres known as the Cypress Lake Tract 
from the Jones Estate Development Agreement and Concept Plan together with 600 
RDUs and 90 acres of General Commercial Density to the Development Agreement 
and Concept Plan executed on October 10, 2005, and recorded in the ROD in Book 
2256 at Page 189; and 

4. Fourth Amendment. Addition of 59.91 acres known as the Rose Dhu Creek Phase 
III Tract together with 18 RDUs to the Development Agreement and Concept Plan 
executed on October 10, 2005, and recorded in the ROD in Book 2256 at Page 204; 
and 

5. Fifth Amendment. Addition of 58.85 acres known as the Graves Tract together 
with 58.85 acres of General Commercial Density to the Development Agreement 
and Concept Plan executed on November 2, 2005, and recorded in the ROD in Book 
2305 at Page 410; and 

6. Sixth Amendment. Addition of 2.687 acres known as the Jacoby Tract with no 
additional Density to the Development Agreement and Concept Plan executed on 
May 10, 2006, and recorded in the ROD in Book 2816 at Page 1746; and 

7. Seventh Amendment. Addition of 6.5 acres known as the University Investments 
Tract with no additional Density to the Development Agreement and Concept Plan 
executed on January 7, 2008, and recorded in the ROD in Book 2671 at Page 2250; 
and 

8. Eighth Amendment. Addition of 324 RDUs through Transfer of Development 
Rights Permit for Buckwalter Place Initial Master Plan to the Development 
Agreement and Concept Plan executed on November 6, 2007, and recorded in the 
ROD in Book 2823 at Page 384; and 

9. Ninth Amendment. Addition of 163 acres known as the Willow Run Tract, 
together with the reallocation of Land Uses for the Northern Tract, as well as 260 
RDUs and 162 acres of General Commercial Density to the Development 
Agreement and Concept Master Plan executed on February 25, 2008, and recorded 
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in the ROD in Book 2724 at Page 1787; and 

10. Tenth Amendment. Approved certain changes in use to the 9.18 acre Robertson 
site, and related conditions executed on February 10, 2012, and recorded in the ROD 
in Book 3119 at Page 2458; and 

11. Eleventh Amendment. Approved changes in permitted use for the Buckwalter 
Commons Connector Tract and redesignated a portion of the Sandhill Tract as 
Buckwalter Commons Tract and added an additional 70 acres of Commercial 
Density executed on April 10, 2013, and recorded in the ROD in Book 3231 at 
Page 3176; and 

12. Twelfth Amendment. Addition of 61.093 acres known as Saint Gregory the 
Great, executed on June 14, 2022, and recorded in the Beaufort County Register of 
Deeds in Book 4157 at Page 250; and 

13. Thirteenth Amendment. Addition of 65.592 acres known as Grande Oaks 
Commons, executed on January 17, 2025, and recorded in the Beaufort County 
Register of Deeds in Book 4401 at Page 800; and 

WHEREAS, the Town of Bluffton (“Town”) recognizes the need for additional affordable 
housing within the Bluffton area; and 

WHEREAS, BMH has a goal to provide workforce and affordable housing for both 
healthcare employees and the public, and provide additional medical services throughout Beaufort 
County; and the Town has expressed a desire to support the goal of establishing affordable and 
workforce housing within the Town; and 

WHEREAS, throughout Beaufort County (“County”) and, in particular, southern Beaufort 
County, a shortage of affordable housing remains a pressing issue for local businesses, residents, 
and governmental organizations. Both the Town and BMH suffer due to the difficulties caused by 
a lack of reasonable housing options in attracting and retaining well-trained and highly qualified 
employees; and 

WHEREAS, the Town of Bluffton Comprehensive Plan (“Blueprint Bluffton”) adopted by 
Bluffton Town Council (“Town Council”) on November 8, 2022, as amended, identifies affordable 
housing as an Objective for the Town’s focus per Section H1.4 Foster relationships with non-profit 
groups and developers to assist in the development, construction, and/ or purchase of affordable 
housing units; and Section H2.4 Incentivize private sector partners to develop diverse housing 
options within existing development agreements; and 

WHEREAS, the County purchased certain property located at 335 Buckwalter Parkway 
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consisting of 10.09 acres, bearing Beaufort County Tax Map No. R610 030 000 0712 0000 
(“Property”), which is within the Buckwalter PUD and subject to the Development Agreement and 
Concept Plan, for the purpose of affordable housing ,said Property is more particularly described in 
Exhibit "A" attached hereto and made a part hereof; and 

WHEREAS, in addition to the Property, the County received an Assignment of 
Development Rights and Obligations Under Development Agreement for 10.09 acres of general 
commercial development rights; and 

WHEREAS, On April 17, 2025, the County conveyed the Property to BMH for the 
construction of a 120 unit multi-family development providing affordable housing as well as up to 
6,000 square feet of medical facilities (collectively the “Project”) pursuant to certain terms as set 
forth in Beaufort County Ordinance 2024-36, as amended by County Ordinance 2025-08; and 

WHEREAS, in order to construct the 120 multi-family unit portion of the Project, BMH 
must acquire 120 RDUs; and  

WHEREAS, BMH has submitted a request to the Town to acquire 60 RDUs owned by the 
Town which are associated with Buckwalter PUD from the Development Rights Bank via approval 
of a Transfer of Development Rights Ordinance and conveyance of the 60 RDUs via a purchase and 
sale agreement approved by Ordinance; and  

WHEREAS, BMH also requests a 100% density bonus of 60 RDUs as 100% of the RDUs 
will be designated for affordable housing for households which qualify up to 80% of the current 
Area Median Income (“AMI”) via an amendment to the Buckwalter Development Agreement and 
Concept Plan to add the 60 RDUs to the total RDUs allowed within Buckwalter PUD as well as 
incorporate additional terms as deemed necessary; and 

WHEREAS, pursuant to Sec. XIII.3 of the Development Agreement density bonuses are 
allowed as an incentive for affordable housing as follows: “Affordable Housing. Owner and the 
Town recognize the increasing need for affordable housing in the Bluffton area. Owner will 
encourage and use best efforts to promote affordable housing within Buckwalter Tract and in 
consideration therefore, the Town will define affordable housing and develop reasonable incentives 
to encourage the development of affordable housing within Bluffton. Reasonable incentives may 
include but not be limited to the elimination of Development Fees on affordable housing, and density 
increases within any given tract to allow developers to offset any negative economic impacts as a 
result of the development of affordable homes. Owner will consult with Town regarding incentives 
to encourage and promote affordable housing which would include but not be limited to price 
discounts, and land and density adjustments.”; and 

WHEREAS, as the Development Agreement does not provide guidance on the approval of 
density bonuses, the Town’s Unified Development Ordinance (“UDO”), Section 6.5.4.C identifies 

Page 56

Section 4. Item # 1.



 5 
60555178 vl 

the incentive ranges for a qualified project which allows a 100% density bonus to projects providing 
100% affordable housing, amounting to 60 RDUs for the Project, as follows: 

“:and 

WHEREAS, pursuant to that certain resolution by the Town attached hereto as Exhibit "B" 
and made a part hereof, the Town has agreed to support the assignment of sixty (60) RDUs from 
the Town's Development Rights Bank for use on the Property; and 

WHEREAS, it is the desire and intention of the Parties to enter into this Fourteenth 
Amendment to amend the Concept Plan to update the Density Summary Tables to reflect the 
additional RDUs contemplated herein. 

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency 
of which is hereby acknowledged, Parties agree as follows: 

1. Recitals. The above recitals are incorporated herein by this reference thereto. 

2. Amendment of Development Agreement and Concept Plan. The 
Development Agreement and Concept Plan are hereby further amended to 
provide: 

A. Amendment to Development Agreement and Concept Plan. The 
Development Agreement and Concept Plan, as amended, is hereby further 
amended to add an additional sixty (60RDUs to the overall residential 
density for the Buckwalter PUD only for use on the Property which result 
from a one hundred percent (100%) affordable housing density bonus 
pursuant to Section 6.5.4 of the UDO and Section XIII.3 of the 
Development Agreement. Notwithstanding anything otherwise contained 
in the Development Agreement or Concept Plan, the RDUs 
aforementioned allocated to the Property may not be transferred to any 
other piece, parcel or tract of land within the Buckwalter Tract or 
otherwise, and shall not be used for any other purpose than to construct 
affordable housing on the Property. This prohibition shall not apply to the 
transfer of RDUs development rights to the Town. The Conceptual Master 
Plan’s Density Summary Table is hereby amended to incorporate these 
additional RDUs which is provided as Exhibit "C" attached hereto and 
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incorporated herein. 

B. Affordable Housing Provisions. The residential component of the Property 
shall be restricted to use for Affordable Housing for thirty (30) years from 
the execution of this Fourteenth Amendment and memorialized through 
Affordable Housing Restrictive Covenants which shall be drafted prior to 
the issuance of any building permit, and upon review and approval by the 
Town Council, will be recorded with the in the ROD Bluffton prior to the 
issuance of any Certificate of Occupancy. Further, any future revisions to 
the said Affordable Housing Restrictive Covenants will require approval by 
the Town Council. 

C. Undeveloped General Commercial Development Rights. BMH shall 
transfer to the Town via an Assignment of Rights and Obligations Under 
Development Agreement recorded in the ROD, the residual general 
commercial development rights after it is determined how many of their 
10.09 acre holdings are necessary for the medical facilities on the Property 
upon the application for any building permit for said facility. 

D. Residential Dwelling Units to Town.  If following the completion of the 
Project any number of RDUs are unused, then BMH shall automatically 
convey said RDUs to the Town.  Any failure by BMH, or its successors 
or assigns, to adhere to any terms, conditions, requirements herein or any 
future covenants or restrictions as it relates to the use of the RDUs for 
affordable housing for the Project shall result in BMH automatically 
conveying any and all remaining RDUs not already used at the time of the 
non-compliance to the Town. 

3. Reaffirmation of Buckwalter Development Agreement, Concept Plan and 
Amendments Thereto. The Development Agreement, Concept Plan and all prior 
amendments thereto as modified by this Fourteenth Amendment are hereby ratified and 
reaffirmed as if set forth verbatim herein. 

4. Binding Effect. This Fourteenth Amendment to the Development Agreement and Concept 
Plan shall inure to the benefit of and be binding upon the respective Parties hereto, their 
successors and assigns. 

5. Consistency with the Comprehensive Plan. The Town confirms that the matters 
contained herein are consistent with the Town’s Comprehensive Plan and consistent with 
long range planning for the Town. 

[SIGNATURES ON FOLLOWING PAGES] 
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IN WITNESS WHEREOF, the parties hereto, in and through their authorized 
representatives, have caused this instrument to be executed on their behalf effective the date first 
above written. 

TOWN OF BLUFFTON, 
WITNESSES: SOUTH CAROLINA 

By: ________________________________  

Its:  ________________________________  

SOUTH CAROLINA 
ACKNOWLEDGEMENT 

COUNTY OF BEAUFORT 

 ___________________ , Notary Public for South Carolina do hereby certify that 
 ___________ on behalf of the Town of Bluffton, South Carolina, personally appeared before me 
this day and acknowledged the due execution of the foregoing instrument. 

Witness my hand and seal this  day of _________________ , 
2025    

Notary Public for South Carolina 
My Commission Expires: ________  

Page 59

Section 4. Item # 1.



60555178 vl 

WITNESSES: BEAUFORT MEMORIAL HOSPITAL 

By:  ________________________________  

Its:  _________________________________  

SOUTH CAROLINA 
ACKNOWLEDGEMENT 

COUNTY OF _________________  

 _____________________ , Notary Public for South Carolina do hereby 
certify that 

 __________________ on behalf of Beaufort Memorial Hospital personally appeared before me 
this day and acknowledged the due execution of the foregoing instrument. 

Witness my hand and seal this  day of __________________ , 
2025   

 

Notary Public for South Carolina 
My Commission Expires: _________  

6 
Page 60

Section 4. Item # 1.



60555178 vl 

EXHIBIT "A" 

Legal Description 

ALL that certain piece, parcel and tract of land, situate lying and being in the Town of Bluffton, 
Beaufort County, South Carolina, said parcel generally known and described as Parcel C6-B, the said 
parcel containing a total of 10.09 acres, said Parcel C6-B more specifically shown and described on a 
boundary survey (the "Plat") thereof entitled "A ALTA/ACSM LAND TITLE SURVEY OF PARCEL 
C6-B BUCKWALTER PARKWAY", said Plat dated January 14, 2003 as prepared by T-Square 
Group, Inc. and certified by Forrest Baughman SCRLS #4922, with said Plat recorded in the Office of 
the Register of Deeds for Beaufort County, South Carolina, in Plat Book 91 at Page 147. For a more 
specific reference to Parcel C6-B by metes and bounds, reference is herewith made to the plat of record. 

SAID PROPERTY is conveyed subject to all applicable covenants, conditions, restrictions and 
easements filed of record in the Office of the Register of Deeds for Beaufort County, South 
Carolina. 

TMS# R610 030 000 0712 0000 
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EXHIBIT B 

Town of Bluffton Resolution 
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ATTACHMENT 1

RESOLUTION

TOWN OF BLUFFI'ON, SOUTH CAROLINA

A RESOLUTION OF SUPPORT FOR BEAUFORT MEMORIAL 120

RESIDENTIAL DWELLING UNIT AFFORDABLE HOUSING AND MEDICAL FACILITY PROJECT AT 

335 BUCKWALTER PARKWAY AND ACQUISITION OF NECESSARY 

RESIDENTIAL DEVELOPMENT RIGHTS

WHEREAS, the Town of Bluffton recognizes the need for additional affordable housing within

the Bluffton area; and

WHEREAS, throughout Beaufort County and, in particular, southern Beaufort County, a shortage of

affordable housing remains a pressing issue for local businesses, residents, and governmental

organizations. Both the Town and BMH sufferdue to thedifficulties caused bya lack of reasonable housing

options in attracting and retaining and highly qualified employees; and

WHEREAS, the Town of Bluffton Comprehensive Plan ("Blueprint adopted by Town Council on

November 8, 2022, as amended, identifies affordable housing as an Objective for the focus per

Section H1.4 Foster relationships with non-profit groups and developers to assist in the development,

construction, and/ or purchase of affordable housing units; and Section HZ.4 Incentivize private sector

partners to develop diverse housing options within existing development agreements; and

WHEREAS, BeaufortCounty purchased certain property located at 335 Buckwalter Parkway consisting of

10.09 acres, bearing Beaufort CountyTax Map No. R610 030 000 0712 0000 is within

the BuckwalterDevelopmentAgreement and Concept Plan, for the purpose of affordable housing; and

WHEREAS, in addition to the Property, the County received an Assignment of Development Rights and 

Obligations Under Development Agreement for 10.09 acres of general commercial development rights;

and

WHEREAS, Beaufort County and Beaufort Memorial Hospital are currently in the process of

finalizing an agreement for acquisition of the property for the construction of a 120 RDU multi-

family development providing affordable housing as well as up to 6,000 square feet of medical facilities

and

WHEREAS, in order to construct the 120 multi-family unit portion of the Project, BMH must acquire 120

residential development rights; and

WHEREAS, BMH has submitted a requestto the Town to acquire 60 RDUs owned bythe Town which are

associated with Buckwalterfrom the Development Rights Bank via approval ofa Transferof Development

Rights Ordinance and conveyance of the 60 RDUs via a purchase and sale agreement approved by

Ordinance; and
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WHEREAS, BMH also intends to request a 100% density bonus of 60 RDUs as 100% of the RDUs will be

designated for affordable housing via an amendment to the Buckwalter Development Agreement and 

Concept Plan to add the 60 RDUs to the total RDUs allowed within Buckwalter as well as incorporate

additionalterms as deemed necessary; and

WHEREAS, the Buckwalter Development Agreement allows density bonuses pursuantto Section X|I|.30f

the Buckwalter Development Agreement as an incentive for affordable housing as follows:

Housing. Owner and the Town recognize the increasing need for affordable housing in the Bluffton area.

Own er will encourage an d use best efforts to prom ote affordable housing within Buckwalter Tract and in

consideration therefore, the Town will define affordable housing and develop reasonable incentives to

encourage the development of affordable housing within Bluffton. Reason able incentives may include but

not be limited to the elimination of DevelopmentFees on housing, and density increases within

any given tract to allo w developers to offset anyn egative economic impacts as a result of the development

of affordable homes. Own er will consult with Town regarding incentives to encourage and promote

affordable housing which would include but not be limited to price discounts, and land and density

WHEREAS, as the Buckwalter Development Agreementdoes not provide guidance on the approval of

density bonuses, the Unified Development Ordinance, Section 6.5.4.C identifies the incentive ranges for

a qualified project which allows a 100% density bonus to projects providing 100% affordable housing,

amounting to 60 RDUs for the Project, as follows:

Table 6.5.4: Density Bonus Incentive

Percentage of Workforce/Affordable Housing Density Bonus

Units

Minimum 25%

26602: 

5 l 75%

76+% 1 00%
;and

WHEREAS, the Town of Bluffton Town Council desires to support the Project.

NOW, THEREFORE, BE IT RESOLVED BY THE TOWN COUNCIL OF THE TOWN OF BLUFFTON,

SOUTH CAROLINA AS FOLLOWS:

Town Council will support the Project and Beaufort Memorial Hospital's acquisition of 120 RDUs

subject to the following conditions:

1. The 60 RDUs (60 RDUs plus 60 density bonus RDUs for a total of 120 RDUs) will be held in the

Town of Development Rights Bank until such time as their release and assignment from

the Town to BMH as necessary to construct affordable housing up to 80% of the current Area

Median Income

2. The release of RDUs will occur at time of Building Permit Application for each

Structure in the Amount equal to the number of units in said Structure. The RDUs will be

transferred byAssignment of Rights and Obligations Under DevelopmentAgreementwhich shall

be recorded with the Beaufort County Register of Deeds.
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3. Affordable Housing Covenantsshall be drafted and upon review and approval by the Town, will 

be recorded with the Beaufort County Register of Deeds and any future revisions will require

approval by the Town Manager.

4. Use of the 120 RDUs, once assigned to BMH, shall be limited to the 10.09 acre property located 

at 335 Buckwalter Parkway and may not be transferred or utilized anywhere else within 

Buckwalter or the Town.

5. BMH shall transferto the Town via an Assignment of Rights and Obligations Under Development

Agreement recorded with the Beaufort County Registerof Deeds, the residual general commercial

development rights after it is determined how many of their 10.09 acre holdings are necessary

for the medical facilities on the Property

A public meeting was held on this Resolution on the JAE: day of _\_Amm%[__, 2025.

idol/m
Larry C. Too er, mayor

Marcia Hunter, Town Clerk

Town of Bluffton, South Carolina
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Exhibit C 

Buckwalter Concept Plan  

Conceptual Master Plan 
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Town of Bluffton
Development Rights Bank Summary of Holdings

Method of Acquisition / Sale / Deposit / 
Withdrawal

Assignor/ Depositor
Assignee/ Authorized 
Deposit Withdrawal 

Entity(s)

Date of Assignment/ 
Deposit/ Withdrawal

Associated 
Development 

Agreement
Notes

Purchase of Bluffton Park Tract B-11 Trust for Public Land
Beaufort County/ Town 
of Bluffton

87 DU December 4, 2007 Shultz Tract
Purchase of Bluffton Park Parcel B-11: Quinnco-D'Amico Shults, LLC assigned 87 DU for Parcel B-11 to the Trust for Public Land through an Assignment of Rights dated December 4, 2007 and recorded in Book 2660 
Page 555.  The Trust for Public Land then transferred Parcel B-11 and the 87 DU to Beaufort County and the Town of Bluffton.  The 87 DU plus 100 DU Quinnco-D'Amico Shults, LLC assigned to the County were 
then extinguished by an Extinguishment, Termination, and Release of Development Rights on 12/11/2007 and recorded in Book 2660 Page 568.

Extinguishment of Density from Purchase of 
Bluffton Park Tract B-11

Beaufort County / Town 
of Bluffton

Beaufort County/ Town 
of Bluffton

               (87) DU December 5, 2007 Shultz Tract
Purchase of Bluffton Park Parcel B-11: Quinnco-D'Amico Shults, LLC assigned 87 DU for Parcel B-11 to the Trust for Public Land through an Assignment of Rights dated December 4, 2007 and recorded in Book 2660 
Page 555.  The Trust for Public Land then transferred Parcel B-11 and the 87 DU to Beaufort County and the Town of Bluffton.  The 87 DU plus 100 DU Quinnco-D'Amico Shults, LLC assigned to the County were 
then extinguished by an Extinguishment, Termination, and Release of Development Rights on 12/11/2007 and recorded in Book 2660 Page 568.

Donation per Transfer of Development Rights 
Permit & Buckwalter Development 
Agreement 8th Amendment

Quinnco-D'Amico Shults, 
LLC

Town of Bluffton 81 DU December 10, 2007 Shultz Tract
Donation per Transfer of Development Rights Permit & Buckwalter Development Agreement 8th Amendment: Quinnco-D'Amico Shults, LLC assigned 81 DU to the Town of Bluffton per the conditions of their 
Transfer of Development Rights Permit # TD.07.10.001 and the corresponding Buckwalter Development Agreement 8th Amendment which transferred density from the Shultz Tract PUD to the Buckwalter PUD.

Donation through Buckwalter Development 
Agreement 9th Amendment

Indian Hill Associates, 
LLC

Town of Bluffton 240 DU February 25, 2008 None
Buckwalter Development Agreement 9th Amendment: The former Willow Run PUD Development Agreement allowed for 500 DUs with 260 transferring to Buckwalter upon approval of the Buckwalter 
Development Agreement 9th Amendment.  The residual 240 Dus from the Willow Run DA were donated to the Town and are no longer associated with Buckwalter, Willow Run, or any other Town Development 
Agreement.

Donation through Buckwalter Development 
Agreement 9th Amendment

University Investments, 
LLC

Town of Bluffton 90 DU February 25, 2008 Buckwalter Buckwalter Development Agreement 9th Amendment: University Investments, LLC donated 90 DU to the Town's Density Bank per the terms of the Buckwalter Development Agreement 9th Amendment.

Donation per Transfer of Development Rights 
Permit & Buckwalter Development 
Agreement 8th Amendment

Quinnco-D'Amico Shults, 
LLC

Town of Bluffton 108 DU October 21, 2008 Shultz Tract
Donation per Transfer of Development Rights Permit & Buckwalter Development Agreement 8th Amendment: Quinnco-D'Amico Shults, LLC assigned 108 DU to the Town of Bluffton per the conditions of their 
Transfer of Development Rights Permit # TD.07.10.001 and the corresponding Buckwalter Development Agreement 8th Amendment which transferred density from the Shultz Tract PUD to the Buckwalter PUD.

Donation through the Village at Verdier 
Development Agreement 1st Amendment

Security Bank of Kansas 
City

Town of Bluffton 83 DU April 12, 2011 None
Village at Verdier Development Agreement 1st Amendment: The original Village at Verdier Development Agreement allowed 510 Dus which was reduced to 404 Dus as part of the 1st Amendment. Security Bank of
Kansas City donated 83 Dus from the original DA to the Town's Development Rights Bank as part of the 1st Amendment. These Dus are no longer associated with the Village at Verdier or any other Town
Development Agreement.

Donation per the Buckwalter Development 
Agreement 10th Amendment

Grandee Oaks, LLC Town of Bluffton 12 DU February 10, 2012 Buckwalter
Buckwalter Development Agreement 10th Amendment: Upon approval, execution and recording of the Buckwalter Development Agreement 10th Amendment, 12 DU will be transferred to the Density Bank per the
terms of the Agreement. 

Deposit Agreement with the Town of Bluffton New Riverside, LLC
New Riverside, LLC / 
Palmetto Bluff, LLC

            1,300 DU January 16, 2013 New Riverside
Deposit Agreement with the Town of Bluffton: Allows for the transfer, deposit and withdrawal of 1,300 residential development units into the Town of Bluffton Development Rights Bank for future allocation to
any areas within the New Riverside Land Use Master Plan most recently revised on September 4, 2012, the Concept Land Use Plan for Palmetto Bluff most recently revised on September 4, 2012, or in any other
areas of the Town of Bluffton provided they are not transferred back into the Restricted Area, and such transfers are consistent with any other zoning or concept plan for such areas, if applicable.

Town purchase of property within Buckwalter 
Place 

Parcel 6, LLC Town of Bluffton 10
Acres General 
Commercial

March 25, 2013 Buckwalter
Purchase of 7.12 Acres Within Buckwalter Place: Parcel 6, LLC assigned 10 acres of general commercial development rights to the Town of Bluffton in conjunction with the Town's purchase of 7.12 acres within 
Buckwalter Place.  Deed reference:  Recorded in Book 3225 at Page 1673. Plat reference:  Recorded in Plat Book 136 at Page 106.

Assignment accompanying sale of Town 
owned property within Buckwalter Place

Town of Bluffton
CareCore National, LLC 
d/b/a eviCore 
healthcare

            (2.35)
Acres General 
Commercial

May 11, 2016 Buckwalter
Assignment of Development Rights: upon eviCore Healthcare's purchase of Town owned property, the Town executed an Assignment of Development Rights transferring 2.35 acres of General Commercial for the
undeveloped portion of the purchase area.

         50,000 
Sq Feet 
Commercial

               457 DU

National Healthcare          69,000 
Sq Feet 
Commercial

Donation of Development Rights per Master 
Plan Amendment Approval

Shell Hall Land 
Acquisition, LLC

Town of Bluffton                  13 DU July 19, 2016 Buckwalter
Shell Hall Master Plan Amendment: Per the Shell Hall Master Plan Amendment approved September 8, 2015 the owners agreed to donate the 13 DUs which will not be developed to the Town.  These Development 
Rights 

Withdrawal from Development Rights Bank by 
Palmetto Bluff, LLC for the Palmetto Bluff 
Concept Plan per the Deposit Agreement

Palmetto Bluff, LLC
New Riverside, LLC / 
Palmetto Bluff, LLC

          (1,080) DU December 20, 2016 Palmetto Bluff
Deposit Agreement with the Town of Bluffton, Palmetto Bluff Development Agreement 4th amendment, Palmetto Bluff Concept Plan 1st Amendment, Palmetto Bluff Concept Plan 2nd Amendment, New Riverside
Concept Plan 5th Amendment, & Assignment of Development Rights and Obligations Under Concept Plan (Book 3538 Page 3257): Palmetto Bluff withdrew and transfered 1,080 DUs owned and deposited by New
Riverside, LLC into the Town's Development Rights Bank into the Palmetto Bluff Concept Plan pursuant to the aforementioned documents. 

Withdrawal from Development Rights Bank by 
New Riverside, LLC for Parcel 4A-1 of New 
Riverside

New Riverside, LLC Pritchard Farm, LLC              (113) DU December 20, 2018 New Riverside New Riverside, LLC withdrew and assigned 113 RDUs to Pritchard Farms, LLC for New Riverside Parcel 4A-1 on April 23, 2018 which was recorded on May 3, 2018 in Book 3664 at Page 1505.

Assignment accompanying previous sale of 
Town owned property within Buckwalter 
Place

Town of Bluffton
CareCore Properties, 
LLC

            (6.44)
Acres General 
Commercial

TBD Buckwalter
Reserved for future Assignment of Development Rights: As part of the sale of Town owned property to eviCore, an assignment of 6.44 acres of General Commercial to CareCore Properties, LLC for their previous
purchase of property, which was developed, was approved by Town Council. The allocation of these development rights are Parcel 1B1 - 1.66 acres General Commercial and Parcel 2 - 4.78 acres of General
Commercial.   

Withdrawal from Development Rights Bank by 
New Riverside, LLC for Parcel 4B-2 of New 
Riverside

New Riverside, LLC Pritchard Farm, LLC              (107) DU December 20, 2018 New Riverside New Riverside, LLC withdrew and assigned 107 RDUs to MFH Land, LLC for New Riverside Parcel 4B-2 on December 19, 2018 which was recorded on December 20, 2018 in Book 3723 at Page 676.

Town purchase of property within Buckwalter 
Place 

eviCore healthcare MSI, 
LLC

Town of Bluffton 2.35
Acres General 
Commercial

September 28, 2022 Buckwalter Reacquisition of property and development rights previously sold to eviCore Healthcare MSI, LLC May 11, 2016.

        1,084 DU 1

               -   DU

    119,000 Square Feet 2

3.56          
Acres General 
Commercial

1 The breakdown of these 1,084 DUs owned by the Town associated with Development Agreements are as follows: Shultz Tract Development Agreement - 189 DUs; and Buckwalter Development Agreement - 115 DUs.  The remaining 780 DUs originated from a Development Agreement, but were removed from the respective Development Agreement's total approved development rights upon transfer to the Town. 
2 The 119,000 Square Feet originated from the Kent Estates Development Agreement which was later terminated and its associated development rights were donated to the Town. 

TOTAL Town of Bluffton Owned Commercial Acres/Square Feet (SF) Available in 
the Town of Bluffton Density Bank:

Termination of Kent Estates Development Agreement (Book 3465 Page 1300) & Donation of Development Rights Agreement (Book 3465 Page 1319): The Town of Bluffton, Colony Bank (successors of New Leaf, LLC 
& Lowcountry Evergreen, LLC), & National Healthcare agreed to terminate the Kent Estates Development Agreement.  In lieu of New Leaf, LLC & Lowcountry Evergreen, LLC's outstanding fees, Colony Bank agreed 
to donate the Development Rights previously owned by the former owners.  As the property National Healthcare owned did not meet the minimum requirements for a Development Agreement, they agreed to the 
termination and donation of their development rights to the Town of Bluffton.   

February 9, 2016 None

Development Rights 
Transferred/ Deposited in 

Bank

TOTAL Town of Bluffton Owned Residential Dwelling Units (DU) Available in the 
Town of Bluffton Development Rights Bank:

TOTAL Residential Dwelling Units (DU) Deposited in the Town of Bluffton 
Development Rights Bank for future withdrawal by New Riverside, LLC:

Donation of Development Rights Agreement 
Under Kent Estates Development Agreement

Colony Bank
Town of Bluffton

Updated October 18, 2023
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ORDINANCE 2024/36

AN ORDINANCE AUTHORIZING THE COUNTY ADMINISTRATOR TO EXECUTE THE

NECESSARY DOCUMENTS TO CONVEY REAL PROPERTY LOCATED AT 333 & 335

BUCKWALTER PARKWAY FOR DEVELOPMENT OF WORKFORCE AND AFFORDABLE

HOUSING AND MEDICAL FACILITIES; AND OTHER MATTERS RELATED THERETO

WHEREAS, Beaufort County recognizes that workforce and affordable housing is a

serious public health and safety concern throughout the County, which places stress on individual families

and communities at large from a lack of diversity in neighborhoods, a separation of the workforce from

workplaces, imbalances in educational opportunities and community amenities, adverse impacts on child

development, and a higher incidence ofviolent crime that affect low-income neighborhoods; and

WHEREAS, Beaufort Memorial Hospital has a goal to provide workforce and affordable

housing for both healthcare employees and the public, and provide additional medical services throughout
the County; and the Town of Bluffton has expressed a desire to support the goal of establishing
affordable and workforce housing in the Town; and

WHEREAS, the County has two parcels ofreal property, owned by the County, located

in southern Beaufort County in the Town, the parcels collectively consist of approximately 10.1 acres with

TMS No. R610 030 000 0712 0000, and with addresses of 333 and 335 Buckwalter Parkway; collectively
hereinafter referred to as the The Property is conveniently located near grocery options, retail

shopping, medical services, and multiple employment options, as well as public transit, which will further

promote the goal of providing citizens with much needed workforce and affordable housing and

improved access to healthcare; and

WHEREAS, the County desires to support BMH and the goals by conveying the Property
to BMH for One and 00/100 ($1.00) Dollars for the purpose of developing workforce and affordable

housing, and developing medical facilities to increase access to healthcare and medical in the area; and

WHEREAS, the County will 1) ensure the conveyance of the Property is contingent on the Town

approving the issuing of the necessary approvals and the residential dwelling units for the development of

workforce and affordable housing on the Property; 2) place contractual obligations on BMH to ensure that

the residential housing constructed on the Property is dedicated to workforce and affordable housing; 3)
place contractual obligations on BMH to ensure that a maximum of6,000 sq ft ofmedical facilities will be

constructed on the Property and the maximum number of residential housing units will be constructed on

the remaining Property; 4) place contractual obligations on BMH to ensure that development ofthe Property
commences within three (3) years ofthe conveyance of the property; and 5) ensure the conveying deed for

the Property shall include terms restricting the use of the Property to the purposes stated herein otherwise

the Property, including all infrastructure thereon, shall revert back to the County; and

WHEREAS, Beaufort County Council that it is in the best interest of the citizens and

residents ofBeaufort County to convey the Property to BMH to develop workforce and affordable housing
as well as improved access to healthcare.

NOW, THEREFORE, BE IT ORDAINED by Beaufort County Council, duly assembled,
authorizes the County Administrator to execute the necessary documents to convey the real property located

at 333 & 335 Buckwalter Parkway for development of workforce and affordable housing and medical

facilities pursuant to the terms and conditions described above.
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Sarah W. Brock, Clerk to Council

First Reading: August 26, 2024 / 11:0

Second Reading: September 9, 2024 / 11:0

Public Hearing: September 9, 2024

Third and Final Reading: September 23, 2024 / 11:0

COUNTY COUNCIL OF BEAUFORT COUNTY

DONE this 23rd day of September 2024.

Jo eph Passiment, Chai an

JAM/A w.

ATTEST:

BY'
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ORDINANCE 2025/08

AN ORDINANCE TO AMEND ORDINANCE 2024/36 AUTHORIZING THE COUNTY

ADIVIINISTRATOR TO EXECUTE THE NECESSARY DOCUMENTS TO CONVEY REAL

PROPERTY LOCATED AT 333 & 335 BUCKWALTER PARKWAY FOR DEVELOPMENT OF

WORKFORCE AND AFFORDABLE HOUSING AND MEDICAL FACILITIES; AND OTHER 

MATTERS RELATED THERETO

WHEREAS, Beaufort County recognizes that workforce and affordable housing is a

serious public health and safety concern throughout the County, which places stress on individual families

and communities at large from a lack of diversity in neighborhoods, a separation of the workforce from 

workplaces, imbalances in educational opportunities and community amenities, adverse impacts on child

development, and a higher incidence of violent crime that affect neighborhoods; and

WHEREAS, Beaufort Memorial Hospital has a goal to provide workforce and affordable

housing for both healthcare employees and the public, and provide additional medical services throughout
the County; and the Town of has expressed a desire to support the goal of establishing
affordable and workforce housing in the Town; and

WHEREAS, the County has two parcels of real property, owned by the County, located

in southern Beaufort County in the Town, the parcels collectively consist of approximately 10.1 acres with

TMS No. R610 030 000 0712 0000, and with addresses of 333 and 335 Buckwalter Parkway; collectively
hereinafter referred to as the The Property is conveniently located near grocery options, retail

shopping, medical services, and multiple employment options, as well as public transit, which will further

promote the goal of providing citizens with much needed workforce and affordable housing and

improved access to healthcare; and

WHEREAS, the County desires to support BMH and the goals by conveying the Property
to BMH for One and 00/100 ($1.00) Dollars for the purpose of developing workforce and affordable 

housing, and developing medical facilities to increase access to healthcare and medical in the area; and

WHEREAS, the County will 1) ensure the conveyance of the Property is contingent on the Town

approving the issuing of the necessary approvals and the residential dwelling units for the development of

workforce and affordable housing on the Property; 2) place contractual obligations on BMH to ensure that 

the residential housing constructed on the Property is dedicated to workforce and affordable housing; 3) 

WHEREAS, Beaufort County Council that it is in the best interest of the citizens and

residents of Beaufort County to convey the Property to BMH to develop workforce and affordable housing 
as well as improved access to healthcare.

place contractual obligations on BMH to ensure that a maximum of 6,000 sq ft of medical facilities will be

constructed on the Property and the maximum number of residential housing units will be constructed on

the remaining Property; 4) place contractual obligations on BMH to ensure that development of the Property

commences within three (3) years of the conveyance of the property; WWW
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NOW, THEREFORE, BE IT ORDAINED by Beaufort County Council, duly assembled,
authorizes the County Administrator to execute the necessary documents to convey the real property located 

at 333 & 335 Buckwalter Parkway for development of workforce and affordable housing and medical 

facilities pursuant to the terms and conditions described above.

DONE this 10th day of March 2025.

COUNTY COUNCIL OF BEAUFORT COUNTY

Sarah W. Brock, Clerk to Council

First Reading: January 27, 2025 / 10:0

Second Reading: February 10, 2025 / 920

Public Hearing: March 10, 2025

Third Reading: March 10, 2025 / 11:0

Alice Howard, Chairman

M22214 WM

ATTEST:

BY:
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Town of Bluffton Unified Development Ordinance

6-1

Article 6
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Town of Bluffton Unified Development Ordinance6-2

6.1 Introduction and the Growth Framework Map 

6.1.1 Intent
The Town strives to provide a sustainable, environmentally conscious, and business friendly 
community. In this regard, the intent of this Article is to provide applicants options and 
incentives to integrate sustainable growth principles for neighborhood development and 
building construction, as well as promote workforce/affordable housing goals.
A portion of this Section is facilitated through the use of a Growth Framework Map which 
sets forth a land use vision that assumes that growth should be sustainable as stated in the 
Town of Bluffton Comprehensive Plan.  The Growth Framework Map is structured to suggest 
patterns of growth into “place types” that are intended to result in a growth pattern that 
respects the Town’s natural resources, historic fabric, diverse housing, access to nature, 
mixed-use activity centers, street network and neighborhood structure.  Place types are 
made up of centers and edges with varying degrees of residential and non-residential 
intensity.  Centers consist of locations where a range of uses and density establishes 
context and character.  Edges are either natural (such as a wetland, lake, or coastal 
marsh) or man-made such as a highway, parkway, or utility easements.  
The Town of Bluffton recognizes that a growth framework is necessary to prepare for a 
more compact and sustainable future. The Town further recognizes that certain areas are 
best suited for a more intense land development scenario while other areas are more 
suited for a lower intensity of land use. To effectively and efficiently provide public services, 
attract desired investment, protect property values, and protect key natural resources, this 
growth framework is vital as the Town of Bluffton increases in population. 

6.1.2 Applicability
This Article shall apply to all development or redevelopment located within a Place Type 
as designated on the Growth Framework Map, as adopted herein, and/or located within 
an already existing neighborhood as defined in the Town’s Comprehensive Plan.  Each 
application shall be judged on its own merit and the request for approval of Sustainable 
Development Incentives defined herein, shall be made at the time the applicable 
application is submitted. 
The Growth Framework Map shall serve as a guiding document to facilitate preferred 
growth scenarios and is composed of the following Place Types: 

A. Rural Crossroads: Located at the intersection of two or more rural roads, the 
Rural Crossroads provide a small amount of locally serving retail in a rural 
context.  Generally, rural crossroads should have a distinct boundary from 
nearby agricultural uses or the natural environment;

B. Hamlet: Located in less urbanized areas, Hamlets typically exist at the edge 
of rural and developed areas.  A Hamlet is made up on a single center with a 
small retail area and is surrounded by sparsely developed residential areas and 
rural businesses. The retail area and surrounding residential area of the hamlet 
transitions into agricultural areas or natural settings; 

C. Village: Located in highly developed areas or those areas to be developed, 
a Village consists of a single center surrounded by compact, complete and 
connected neighborhoods providing support for a mixed-use area with 
moderate intensity. The mixed-use development occurs at the intersection of 
larger neighborhoods and along corridor connecting multiple neighborhoods; 
and9
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Town of Bluffton Unified Development Ordinance 6-3

D. Town Center: Located in the most intensely developed areas or those areas 
to be intensely developed, Town Centers consist of compact, complete, and 
highly connected neighborhoods that support a larger, most intense mixed-use 
development condition.  Buildings within the Town Center are usually larger, 
attached, and may be up to five stories in height. 

6.1.3 Approval Authority
Sustainable Development Incentives, as described herein, shall be determined and 
approved by Town Council, unless approval authority is delegated to Town Manager 
through Town Council Resolution.

6.1.4 Calculation of Fee(s), Refund(s), Waiver(s)
Sustainable Development Incentives shall be calculated as described in this Article using 
the Master Fee Schedule and/or applicable Development Agreement in effect at the time 
the application requesting Sustainable Development Incentives is determined complete 
by the UDO Administrator.  Refund(s), as described in this Article, refer to fees paid by 
the applicant for the application requested prior to approval of incentives.  Waiver(s), as 
described in this Article, refer to future fees applicable to the application that the approval 
authority has determined are no longer due as part of the overall approved incentives.  

6.2 Design Parameters

The following land use scenarios and development characteristics shall apply to 
development and/or redevelopment within the place type designations as illustrated on 
the Growth Framework Map. Further, as applicable per the below Table, Article 4, Zoning 
Districts shall serve as a baseline for implementation.

Table 6.2: Design Parameters
Rural Crossroads Hamlet Village Town Center

Activity Mix

Retail, Service, 
Agricultural, 

Community/Civic 
Use

Retail, Service, 
Residential, 
Agricultural, 

Community/Civic 
Use

Retail, Service, 
Residential, 

Community/Civic 
Use

Retail, Service, 
Residential, 

Community/Civic 
Use

Mix of Uses
Horizontal Mixed 

Use
Horizontal Mixed 

Use Horizontal  and 
Vertical Mixed Use

Horizontal and 
Vertical Mixed Use

Character of 
Buildings

Detached 
Residential, 
Agricultural 

Buildings, Other 
Detached Buildings

Detached 
Residential, 
Agricultural 

Buildings, Other 
Detached Buildings

Attached and 
Detached 
Residential 

Buildings, Attached 
and Detached 
Non-Residential 

Buildings

Mostly Attached 
Buildings

Place Type 
Scale Size:  0.5-5 acres Size:  6-80 acres Size:  160+ acres Size:  200+ acres

Zoning 
District 
Allocation

0-10% AG
20-50% RG

30-80% RMU

0-20% RMU
20-50% RG
30-70% NC

10-30% RG, NG-HD
20-60% NC, NCE-HD

10-30% GM

5-10% RG, NG-HD
30-70% NC, NCE-HD

30-70% GM
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Town of Bluffton Unified Development Ordinance6-4

6.3 Sustainable Neighborhood Design

6.3.1 Intent
The intent of this Section is to incentivize sustainable neighborhood design and 
development through the implementation of Smart Growth Principles within in the Town of 
Bluffton.

6.3.2 Applicability
This Section shall apply to applicable applications for development and/or redevelopment 
within the Place Types identified on the Growth Framework Map. The application shall 
meet the criteria identified herein. 

6.3.3 Standards
In order to meet the minimum threshold for qualification for incentives as described in 
Section 6.3.4, a development and/or redevelopment project must score a minimum of 15 
out of a total of 20 points from the following criteria:

A. Redevelopment Site (Total 3 Points)
1. Redevelopment Site: Reuse of previously developed site results in a reduction 

of more than 15% of impervious surface coverage (1 points).
2. Historic Buildings: Preservation, renovation and / or adaptive reuse of a 

Contributing Structure (1 point)
3. Infill Development: Small infill development that meets all of the following 

requirements (1 point):  
a. Project is located within an area of Bluffton with existing infrastructure and 

utilities;  
b. Project is not part of five or more contiguous vacant lots in a subdivision;  
c. Project’s residential density is in accordance with the base zoning 

specifications, and is at a gross density not less than four units per gross 
acre; and 

d. Project does not exceed two thousand five hundred (2,750) square feet 
in any residential unit, excluding space allocated to porches, carports, 
garages, and other accessory structures. 

B. Compact, Complete, and Connected Development (Total 3 Points)
1. Diversity of Uses Planned within an Integrated Access System: Diversification 

of land use that meets all of the following requirements (1 point):   
a. Diversity of non-residential land use types (retail, office, institutional, civic) 

in addition to residential; and
b. Diversity of residential building types.

2. Pedestrian System: A connected pedestrian system that meets all of the 
following requirements (1 point):  
a. Dedicated off-street paths / trail system and/or bikeways are provided in 

addition to required sidewalks to abutting neighborhoods; and
b. Provision of pedestrian amenities such as street trees, wider sidewalks, 

pedestrian-scale lighting, special paving, benches, etc.
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Town of Bluffton Unified Development Ordinance 6-5

3. Lowcountry Architecture Vernacular:  All proposed structures meet the Old 
Town architectural requirements of Article 5, Design Standards (1 point).

C. Environmental Sustainability (Total 6 Points)
1. Dedicated Stream Restoration or Wetland Creation or Restoration:  

Restoration or creation of a dedicated stream or wetland (1 point).
2. Native Plants: Utilize at least 80% of native plants (1 point).
3. Tree Mitigation:  Provide tree replanting plan that provides 120% of minimum 

required plantings.  If property cannot sustainably support the tree planting 
a fee in lieu shall be paid into the Town of Bluffton Tree Bank as prescribed in 
Article 5, Design Standards (1 point).

4. Save Trees above 20 inches Minimum Caliper: Protect 50% of all hardwood 
trees 20 inches minimum caliper DBH (1 point).

5. Exceed Minimum Riparian Buffer Requirements: Provide an additional 25 feet 
of dedicated buffer in excess of minimum requirements provided in Article 5, 
Design Standards. (1 point).

6. Exceed Minimum Wetland Buffer Requirements: Provide an additional 25 feet 
of dedicated wetland buffer in excess of minimum standards as defined by 
the South Carolina Department of Health and Environmental Control – Office 
of Critical Resource Management  (1 point).

D. Water Conservation / Efficiency / Management (Total 3 Points)
1. Installation of Greywater System: Provide a greywater system (1 point).
2. Rainwater Harvesting System:  Provide a rainwater harvesting system that 

meet all of the following requirements (1 point): 
a. Collect and make use of water runoff from minimum 50% of roof area; 

and 
b. Provide storage system and monitoring device and maintenance / 

management program.

3. Water-Permeable Walkways: Provide water-permeable walkways that meet 
all of the following requirements (1 point): 
a. Use water-permeable materials in 50% or more of pathways; and
b. Provide maintenance program.

E. Energy Efficiency (Total 3 Points)
1. Light Pollution Reduction: install sensors or timers on all exterior site lighting 

fixtures including signage (1 point).
2. Solar Orientation:  Orient at least 50% of structures in a manner to make 

available solar strategies (1 point)  
3. Reduce Heat-Island Effect of Paving: Use light-colored or high albedo 

materials and/or porous paving with a minimum Solar Reflective Index of 0.6 
or over for at least 50% of the site hardscape (1 point).

F. Operations and Maintenance Education (Total 2 Points)
1. Home Owner Association (HOA) Documents:  Require sustainability of green 

site features and long-term maintenance requirements in HOA documents 
as recorded with the Office of the Register of Deeds of Beaufort County. (1 
point).
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Town of Bluffton Unified Development Ordinance6-6

2. Maintenance Manual for Owner / HOA / Manager:  Provide a manual 
that includes information on how to maintain the green features of the 
site, including paving materials, landscaping maintenance,  stormwater 
management maintenance, and encourages additional green activities 
such as recycling, gardening, etc. This Manual shall be recorded with the 
Office of the Register of Deeds of Beaufort County. (1 point)

6.3.4  Incentives
A. Upon Town of Bluffton approval, any new development and/or redevelopment 

application is eligible for the incentives described herein. Incentives may be 
provided for the following application and/or development agreement fee 
types:
1. Master Plan Application;
2. Development Plan Application;
3. Subdivision Plan Application;
4. Development Agreement Application; and
5. Development Agreement Fees:

a. Interim Development Agreement Fee; and/or
b. Boat Ramp Repair Fund Fee.

B. As applicable, the Town of Bluffton may issue an application and/or 
development agreement fee reduction for the application types identified in 
Section 6.3.4.A, based upon the following schedule:
1. 15-19 points:  Town of Bluffton shall provide a 25% fee reduction; or
2. 20 points:  Town of Bluffton may provide a 50% fee reduction. 

6.4 Sustainable Building Design

6.4.1  Intent
The intent of this Section is to incentivize sustainable building design and construction 
through the implementation of Smart Growth principles within the Town of Bluffton.

6.4.2  Applicability
This Section shall apply to applicable applications for building construction that is located 
within a place type or existing neighborhood as designated on the Growth Framework 
Map or specified in the Town’s Comprehensive Plan.  The application shall meet the criteria 
identified herein. 

6.4.3  Standards
The most recent standards of the United States Green Building Council Leadership in Energy 
and Environmental Design (LEED) program LEED program or other similar national or state 
program as approved by the UDO Administrator for buildings shall serve as the standards of 
this Section.

6.4.4  Incentives
Upon Town of Bluffton approval, any habitable building demonstrating LEED or similarly 
approved certification may be eligible for a Building Permit/Plan Check rebate based 
upon the following schedule, except that any third party plan check review fees shall be 
exempt from this Section:9
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Town of Bluffton Unified Development Ordinance 6-7

A. LEED Certified or similar rating:  Town of Bluffton shall provide a 20% fee rebate;
B. LEED Silver Certified or similar rating:  Town of Bluffton may provide a 30% fee 

rebate;
C. LEED Gold Certified or similar rating:  Town of Bluffton may provide a 40% fee 

rebate; or
D. LEED Platinum Certified or similar rating:  Town of Bluffton may provide a 50% fee 

rebate.

6.5 Workforce/Affordable Housing

6.5.1 Intent 
The intent of this Section is to implement the Town’s Workforce/Affordable Housing Goals as 
identified in the Comprehensive Plan by providing incentives that will result in the provision 
of housing that is affordable to low and moderate-income families. 

6.5.2 Applicability 
This Section shall apply to applicable applications for the development of workforce/ 
affordable housing units that are located within a place type and/or existing 
neighborhood as designated on the Growth Framework Map specified in the Town’s 
Comprehensive Plan, or having an approved Neighborhood Plan. The application shall 
meet the criteria identified herein. 

6.5.3 Standards 
A. General Standards. 

1. The development must contain residential uses, of which at least 20% of 
the total number of dwelling units shall qualify as workforce/affordable 
housing pursuant to this Section. A mixture of housing types as well as uses is 
encouraged to be integrated throughout the development.

2. If market rate units are included in the project, workforce/affordable housing 
units shall be mixed with and not clustered together or segregated in any 
way from the market-rate units.

3. If the Development Plan contains a phasing plan,  the phasing plan shall 
provide for the development of a proportion of the workforce/affordable 
housing units equal to the market rate units being developed as part of the 
phase.  No phasing plan shall provide that the affordable housing units built 
are the last units in the project.

4. The exterior appearance of the affordable housing units in the project shall 
be made similar to the market-rate units by the provision of exterior building 
materials and finishes substantially the same in type and quality.

B. Specific Standards. 
1. Prior to the submittal of the applicable application for incentive described 

in Section 6.5.4, a workforce/affordable housing plan must be submitted to 
the Town of Bluffton for approval. The plan shall contain, at a minimum, the 
following information:
a.  A general description of the entire development, including whether the 

development will contain owner-occupied or rental units, or both; 
b. The total number and type of market-rate units and workforce/affordable 

housing units in the development;
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Town of Bluffton Unified Development Ordinance6-8

c. The number of bedrooms in each market-rate unit and each workforce/ 
affordable unit; 

d. The square footage of each market-rate unit and each workforce/ 
affordable housing unit; 

e. The location within any multi-family residential structure and any single-
family residential development of each workforce/affordable housing 
unit; 

f. The proposed ownership of workforce/affordable housing units shall be 
described in detail; and 

g. Any commitment by local, state, or federal entity shall be identified. 

2. The provisions of this Ordinance shall apply to the development and use of 
the property. 

3. All workforce/affordable housing units shall be marketed to the public in the 
same manner as the market-rate units. 

4. Owner-occupied workforce/affordable housing shall meet the following 
criteria: 
a. Eligibility. Sale of owner-occupied workforce/affordable housing units is 

limited to individuals and families earning no more than 100% of the gross 
Area Median Income (AMI) for Beaufort County, as published annually by 
the U.S. Department of Housing and Urban Development and adjusted for 
household size. The workforce/affordable housing unit shall serve as the 
owner’s primary residence for the duration of ownership or until the deed 
restrictions required by this Section have expired. 

b. Eligibility determination process. Prospective buyers of new workforce/ 
affordable housing units shall be screened and determined eligible 
by an individual or agency approved by the Town of Bluffton to make 
such eligibility determinations prior to closing. Prior to closing on a new 
workforce/affordable housing unit, the approved individual or agency 
determining eligibility shall submit an affidavit to the Town of Bluffton that 
sets forth the sale price and verifies the unit will be occupied by persons 
qualified pursuant to the requirements of this Section, in addition to 
any other information deemed appropriate and necessary by the UDO 
Administrator. 

c. Maximum housing cost. The monthly mortgage payments shall include 
principal, interest, property taxes, homeowner insurance, private 
mortgage insurance, maintenance costs, and condominium or 
homeowners association fees, and shall total no more than 35% of the 
buyer’s gross monthly household income.

d. Closing costs and related fees. The buyer of a workforce/affordable 
housing unit shall not pay more in closing costs than is reasonable and 
customary as approved by the Town of Bluffton. Buyer and seller, in 
accordance with their contractual obligations, shall pay reasonable and 
customary real estate commissions. It is reasonable and customary that 
the seller pays a commission to his/her real estate broker, who then shares 
the commission with the cooperating real estate broker representing the 
buyer. 9
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Town of Bluffton Unified Development Ordinance 6-9

e. Term of affordability. Resale of workforce/affordable housing units shall be 
limited by deed restriction to the original sales price, adjusted for inflation, 
and to a purchaser eligible, as described above, for a period of not less 
than thirty (30) years after issuance of the certificate of occupancy. The 
increase permitted for inflation shall be based upon the increase in the 
Consumer Price Index (CPI). The deed restrictions shall include but not be 
limited to the following: 
(1) A copy of such executed deed restrictions shall be submitted to the 

Town of Bluffton for approval prior to issuance of a Certificate of 
Occupancy for any portion of the development. 

(2) The deed restrictions shall require notice to the Town of Bluffton of any 
conveyance of the workforce/affordable housing unit, and verification 
by an individual or agency approved by the Town of Bluffton to 
make such eligibility determinations that the purchaser is qualified 
pursuant to the requirements of this Section. Prior to closing on a 
resale workforce/affordable housing unit, the approved individual or 
agency determining eligibility shall submit an affidavit to the Town of 
Bluffton that sets forth the sale price, verifies the purchase price is in 
accordance with permitted inflationary adjustments, and verifies the 
unit will be occupied by persons qualified pursuant to the requirements 
of this Section, in addition to any other information deemed 
appropriate and necessary by the UDO Administrator. 

f. Increase in household income during occupancy. Should a household’s 
income increase to an amount above 120% of the Area Median Income 
while occupying a workforce/affordable housing unit, the household shall 
not be required to vacate the unit. 

g. Vacation of housing unit. Upon vacating the premises, the unit shall be 
sold, or made publically available for sale, to a qualifying household 
pursuant to the requirements of this Section. 

5. Renter-occupied workforce/affordable housing shall meet the following 
criteria: 
a. Eligibility. Rental of workforce/affordable housing units is limited 

to individuals and families earning no more than 80% of the Area 
Median Income for Beaufort County, as published annually by the U.S. 
Department of Housing and Urban Development and adjusted for 
household size. The workforce/affordable housing unit shall serve as the 
renter’s primary residence for the duration of the lease.

b. Eligibility determination process. Prospective renters of workforce/ 
affordable housing units shall be screened and determined eligible by 
an individual or agency approved by the Town of Bluffton to make such 
eligibility determinations prior to closing. Prior to executing a lease on 
a new workforce/affordable housing unit, the approved individual or 
agency determining eligibility shall submit an affidavit to the Town of 
Bluffton that sets forth the lease price and verifies the unit will be occupied 
by persons qualified pursuant to the requirements of this Section, in 
addition to any other information deemed appropriate and necessary by 
the UDO Administrator. 9
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Town of Bluffton Unified Development Ordinance6-10

c. Rent levels. The maximum rent level for workforce/affordable housing 
units is based on the schedule of Fair Market Rents for Beaufort County, 
as published annually by the U.S. Department of Housing and Urban 
Development. 

d. Lease terms. A minimum lease term of six months is required for all 
workforce/affordable housing units so as to avoid short-term rentals. 

e. Term of affordability. Rental workforce housing units shall be limited by 
deed restriction to remain affordable, as defined herein, for a period 
of not less than thirty (30) years after issuance of the certificate of 
occupancy. 
(1) A copy of such executed deed restrictions shall be submitted to the 

Town of Bluffton for approval prior to issuance of a Certificate of 
Occupancy for any portion of the development.

(2) The deed restrictions shall require notice to the Town of Bluffton of any 
lease renewal or new rental contract for the workforce/affordable 
housing unit, and verification by an individual or agency approved by 
the Town of Bluffton to make such eligibility determinations that the 
tenant is qualified pursuant to the requirements of this Section. Prior 
to execution of a new or renewal lease on a workforce/affordable 
housing unit, the approved individual or agency determining eligibility 
shall submit an affidavit to the Town of Bluffton that sets forth the lease 
price, verifies the lease price is in accordance with the applicable 
Fair Market Rent, and verifies the unit will be occupied by persons 
qualified pursuant to the requirements of this Section, in addition to 
any other information deemed appropriate and necessary by the 
UDO Administrator.

f. Increase in household income during occupancy. Should a household’s 
income increase to an amount above 80% of the median family 
income while occupying a rental workforce/affordable housing unit, 
the household shall not be required to vacate the unit immediately. The 
tenant may renew the lease for one additional term, not to exceed one 
year. Upon vacating the premises, the rental unit shall be rented or made 
available for rent to a qualifying household pursuant to the requirements 
of this Section. 

6. Deed restrictions are required to achieve the following:
a. Standard deed restrictions for all workforce/affordable housing units 

produced pursuant to the requirements of this Section are required and 
subject to approval by the Town of Bluffton. 

b. Such restrictions shall include, at a minimum, the following elements in 
conformance with this Section: 
(1) Duration.
(2) Occupancy requirement and restrictions against leasing/subleasing. 
(3) Restriction on resale. 
(4) Requirement to notify the Town of Bluffton in the case of conveyance, 

lease renewal, or establishment of a new rental contract.9
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Town of Bluffton Unified Development Ordinance 6-11

 6.5.4 Incentives 
A. Upon Town of Bluffton approval, any workforce/affordable housing development 

application is eligible for the incentives described herein. Incentives may be 
provided for the following application and/or development agreement fee 
types: 
1. Master Plan Application; 
2. Development Plan Application; 
3. Subdivision Plan Application; 
4. Building Permit Application; 
5. Development Agreement Fees: 

a. Interim Development Agreement Fee; and/or 
b. Boat Ramp Repair Fund Fee. 

B. Application/Permit Fee Reduction.  As applicable, the Town of Bluffton may issue 
an application and/or development agreement fee rebate for the application 
types identified in Section 6.5.4.A, based upon the following schedule: 
1. 20%-30% of total project dwelling units are determined to be workforce/ 

affordable housing units: Town of Bluffton shall provide a 25% fee reduction 
for all applicable applications. The Building Permit Application and 
Development Agreement Fee rebates shall be limited to those dwelling units 
that qualify as workforce/affordable.

C. Density Bonus.  Any development providing workforce/affordable housing within 
a Zoning District that explicitly provides for a permitted base density shall receive 
a density bonus as provided below:

Table 6.5.4:  Density Bonus Incentive
Percentage of Workforce/Affordable Housing 
Units

Density Bonus

Minimum 25% 25%
26-50% 50%
51-75% 75%
76+% 100%

1. All market-rate units shall be provided on site, except that, in a development 
undertaken in phases, stages, or otherwise developed in distinct sections, 
such units may be located in other phases, stages, or section, subject to the 
terms of the Development Plan.

2. Design guidelines.  The project shall at a minimum meet the applicable 
design requirements in Article 5.  The UDO Administrator shall review the 
project and determine if additional community features such as but not 
limited to additional open space, parking, lighting, streetscape elements 
(bike racks, street trees, sidewalks, multi-use paths), buffer plantings, tree 
preservation and architectural enhancements are appropriate based upon 
the ultimate density of the project.  
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Town of Bluffton Unified Development Ordinance6-12

6.6 Development Agreement Transfer of Development Rights

6.6.1   Intent 
The intent of this Section is to provide incentives for those properties within the Town of 
Bluffton and under the purview of a Development Agreement to develop or redevelop 
in a manner that is in accordance with this Unified Development Ordinance, the Growth 
Framework Map, and the Town of Bluffton Comprehensive Plan.  

6.6.2   Applicability 
This Section shall apply to all development or redevelopment of property that is under the 
purview of a Development Agreement in the Town of Bluffton and within the Place Types 
identified on the Growth Framework Map. The application shall meet the criteria identified 
herein.  

6.6.3   Standards
In order to qualify for the incentives described herein, development or redevelopment of 
property that is under the purview of a development agreement in the Town of Bluffton 
shall utilize the Town of Bluffton’s Transfer of Development Rights Program and/or transfer of 
Assignment of Rights and Assumptions within the purview of the respective Development 
Agreement to facilitate growth within the respective place type as illustrated on the 
Growth Framework Map. 

6.6.4   Incentives
A. Upon Town of Bluffton approval, any Development Agreement Transfer of 

Development Rights proposal is eligible for the incentives described in herein. 
Incentives may be provided for both the sending zone and receiving zone for 
the following application and development agreement fee types:
1. Development Agreement Application;
2. Concept Plan Application;
3. Master Plan Application;
4. Development Plan Application;
5. Subdivision Plan Application;
6. Building Permit/Plan Check Application;
7. Transfer of Development Rights Application; and/or
8. Development Agreement Fees:

a. Interim Development Agreement Fee; and/or
b. Boat Ramp Repair Fund Fee.

B. The Town of Bluffton may issue application and/or Development Agreement fee 
reductions for the applications and/or development agreement fees identified in 
Section 6.6.4.A which are determined by the Town of Bluffton to comply with this 
Unified Development Ordinance, the Growth Framework Map, and the Town of 
Bluffton Comprehensive Plan.
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ATTACHMENT 1

RESOLUTION

TOWN OF BLUFFI'ON, SOUTH CAROLINA

A RESOLUTION OF SUPPORT FOR BEAUFORT MEMORIAL 120

RESIDENTIAL DWELLING UNIT AFFORDABLE HOUSING AND MEDICAL FACILITY PROJECT AT 

335 BUCKWALTER PARKWAY AND ACQUISITION OF NECESSARY 

RESIDENTIAL DEVELOPMENT RIGHTS

WHEREAS, the Town of Bluffton recognizes the need for additional affordable housing within

the Bluffton area; and

WHEREAS, throughout Beaufort County and, in particular, southern Beaufort County, a shortage of

affordable housing remains a pressing issue for local businesses, residents, and governmental

organizations. Both the Town and BMH sufferdue to thedifficulties caused bya lack of reasonable housing

options in attracting and retaining and highly qualified employees; and

WHEREAS, the Town of Bluffton Comprehensive Plan ("Blueprint adopted by Town Council on

November 8, 2022, as amended, identifies affordable housing as an Objective for the focus per

Section H1.4 Foster relationships with non-profit groups and developers to assist in the development,

construction, and/ or purchase of affordable housing units; and Section HZ.4 Incentivize private sector

partners to develop diverse housing options within existing development agreements; and

WHEREAS, BeaufortCounty purchased certain property located at 335 Buckwalter Parkway consisting of

10.09 acres, bearing Beaufort CountyTax Map No. R610 030 000 0712 0000 is within

the BuckwalterDevelopmentAgreement and Concept Plan, for the purpose of affordable housing; and

WHEREAS, in addition to the Property, the County received an Assignment of Development Rights and 

Obligations Under Development Agreement for 10.09 acres of general commercial development rights;

and

WHEREAS, Beaufort County and Beaufort Memorial Hospital are currently in the process of

finalizing an agreement for acquisition of the property for the construction of a 120 RDU multi-

family development providing affordable housing as well as up to 6,000 square feet of medical facilities

and

WHEREAS, in order to construct the 120 multi-family unit portion of the Project, BMH must acquire 120

residential development rights; and

WHEREAS, BMH has submitted a requestto the Town to acquire 60 RDUs owned bythe Town which are

associated with Buckwalterfrom the Development Rights Bank via approval ofa Transferof Development

Rights Ordinance and conveyance of the 60 RDUs via a purchase and sale agreement approved by

Ordinance; and

Attachment 12
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WHEREAS, BMH also intends to request a 100% density bonus of 60 RDUs as 100% of the RDUs will be

designated for affordable housing via an amendment to the Buckwalter Development Agreement and 

Concept Plan to add the 60 RDUs to the total RDUs allowed within Buckwalter as well as incorporate

additionalterms as deemed necessary; and

WHEREAS, the Buckwalter Development Agreement allows density bonuses pursuantto Section X|I|.30f

the Buckwalter Development Agreement as an incentive for affordable housing as follows:

Housing. Owner and the Town recognize the increasing need for affordable housing in the Bluffton area.

Own er will encourage an d use best efforts to prom ote affordable housing within Buckwalter Tract and in

consideration therefore, the Town will define affordable housing and develop reasonable incentives to

encourage the development of affordable housing within Bluffton. Reason able incentives may include but

not be limited to the elimination of DevelopmentFees on housing, and density increases within

any given tract to allo w developers to offset anyn egative economic impacts as a result of the development

of affordable homes. Own er will consult with Town regarding incentives to encourage and promote

affordable housing which would include but not be limited to price discounts, and land and density

WHEREAS, as the Buckwalter Development Agreementdoes not provide guidance on the approval of

density bonuses, the Unified Development Ordinance, Section 6.5.4.C identifies the incentive ranges for

a qualified project which allows a 100% density bonus to projects providing 100% affordable housing,

amounting to 60 RDUs for the Project, as follows:

Table 6.5.4: Density Bonus Incentive

Percentage of Workforce/Affordable Housing Density Bonus

Units

Minimum 25%

26602: 

5 l 75%

76+% 1 00%
;and

WHEREAS, the Town of Bluffton Town Council desires to support the Project.

NOW, THEREFORE, BE IT RESOLVED BY THE TOWN COUNCIL OF THE TOWN OF BLUFFTON,

SOUTH CAROLINA AS FOLLOWS:

Town Council will support the Project and Beaufort Memorial Hospital's acquisition of 120 RDUs

subject to the following conditions:

1. The 60 RDUs (60 RDUs plus 60 density bonus RDUs for a total of 120 RDUs) will be held in the

Town of Development Rights Bank until such time as their release and assignment from

the Town to BMH as necessary to construct affordable housing up to 80% of the current Area

Median Income

2. The release of RDUs will occur at time of Building Permit Application for each

Structure in the Amount equal to the number of units in said Structure. The RDUs will be

transferred byAssignment of Rights and Obligations Under DevelopmentAgreementwhich shall

be recorded with the Beaufort County Register of Deeds.
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3. Affordable Housing Covenantsshall be drafted and upon review and approval by the Town, will 

be recorded with the Beaufort County Register of Deeds and any future revisions will require

approval by the Town Manager.

4. Use of the 120 RDUs, once assigned to BMH, shall be limited to the 10.09 acre property located 

at 335 Buckwalter Parkway and may not be transferred or utilized anywhere else within 

Buckwalter or the Town.

5. BMH shall transferto the Town via an Assignment of Rights and Obligations Under Development

Agreement recorded with the Beaufort County Registerof Deeds, the residual general commercial

development rights after it is determined how many of their 10.09 acre holdings are necessary

for the medical facilities on the Property

A public meeting was held on this Resolution on the JAE: day of _\_Amm%[__, 2025.

idol/m
Larry C. Too er, mayor

Marcia Hunter, Town Clerk

Town of Bluffton, South Carolina
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 2025 Beaufort County, South Carolina
Area Median Income (AMI) Limits

One (1) Two (2) Three (3) Four (4) Five (5) Six (6) Seven (7) Eight (8)

30%
Extremely Low

23,150$         26,450$         29,750$         33,050$         37,650$         43,150$         48,650$         54,150$         

50%
Very Low

38,600$         44,100$         49,600$         55,100$         59,500$         63,950$         68,350$         72,700$         

60%
Moderately Low

 $         46,320  $         52,920  $         59,520  $         66,120  $         71,400  $         76,740  $         82,020  $         87,240 

80%
Low

61,700$         70,500$         79,300$         88,100$         95,150$         102,200$       109,250$       116,300$       

100%
Median

78,750$         90,000$         101,250$       112,500$       121,500$       130,500$       139,500$       148,500$       

120%
Moderate

94,500$         108,000$       121,500$       135,000$       145,800$       156,600$       167,400$       178,200$       

150%
High

118,130$       135,000$       151,880$       168,750$       182,250$       195,750$       209,250$       222,750$       

Income Limits
Number of Persons in Household

Created April 16, 2025
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IMPORTANT 
DATES

COMPLETED 
DATE

Transfer of Development Rights 
(TDR-05-25-019740)

Letter for Support 12/18/2024 12/18/2024

Town Council Executive Session and 
Resolution of Support

1/14/2025 1/14/2025

Application Submittal 5/8/2025 5/8/2025

Planning Commission Workshop Meeting 6/25/2025 6/25

Public Notice for PC Meeting 7/6/2025 7/6

Planning Commission Meeting (Public 
Hearing)

7/23/2025 7/23

Town Council First Reading 7/15/2025 7/15

Public Notice for TC 2nd Reading 7/27/2025 7/27

Town Council Second and Final Reading 8/12/2025 8/12

IMPORTANT 
DATES

COMPLETED 
DATE

Buckwalter Development Agreement and 
Concept Plan Amendment(s) 
(DAA-05-25-019739) & (CPA-05-25-019741)

Application Submittals 5/8/2025 5/8/2025

Planning Commission Workshop N/A N/A

Public Notice for PC Meeting 7/6/2025 7/6

Planning Commission Meeting 
(Public Hearing)

7/23/2025 7/23

Town Council First Reading 7/15/2025 7/15

Public Notice for TC Meeting 7/27/2025 7/27

Town Council Second and Final Reading 8/12/2025 8/12

*All dates are subject to meeting deadlines and receiving intial approvals
**Can be applied for concurrently

DECEMBER

DECEMBERJUNE JULY AUGUST

JULY

SEPTEMBER OCTOBER NOVEMBER

NOVEMBER

BEAUFORT MEMORIAL HEALTH &
WODA COOPER - AFFORDABLE/WORKFORCE HOUSING

SCHEDULE* (As of 6/5/2025 )

AUGUST SEPTEMBER OCTOBERJUNE

Attachment 14

Page 195

Section 4. Item # 1.



IMPORTANT 
DATES

COMPLETED 
DATE

Preliminary Development Plan (PDP) Submittal 6/10 6/10
Review (Typ. 20 business days)

Design Review Committee 
(Every Wednesday, 1 pm) 7/9

Revisions and Resubmittal 
Planning Commission Submittal 
(Typ. 4 weeks prior to PC Mtg) 7/23

Planning Commission Meeting (PDP Approval) 8/27 8/27

IMPORTANT 
DATES

COMPLETED 
DATE

Stormwater Permit (SWP) 6/10 6/10
Preliminary Stormwater Submittal 
(concurrent with PDP)
Final Stormwater Submittal 
(submit after approved PDP)

9/2

Review (Typ. 20 business days)
Revisions and Resubmittal (if applicable)

SWP Approval & SW Surety

IMPORTANT 
DATES

COMPLETED 
DATE

Final Development Plan (FDP) Submittal** 9/2 9/2
Review (20 business days)

Design Review Committee (FDP Approval) 9/24
Revisions and Resubmittal 
(Typ. 15 days - if applicable)

IMPORTANT 
DATES

COMPLETED 
DATE

Schedule Pre-Construction Meeting
   (Schedule anytime after FDP Approval)
Schedule Pre-Clearing Meeting
   (Schedule anytime after FDP Approval)

IMPORTANT 
DATES

COMPLETED 
DATE

Submit for Building Permit
Review (Typ. 20 business days)

NOVEMBER DECEMBER

DEVELOPMENT PLAN PROJECT SCHEDULE*

JUNE JULY AUGUST SEPTEMBER OCTOBER NOVEMBER DECEMBER

NOVEMBER DECEMBER

JUNE JULY AUGUST SEPTEMBER OCTOBER

JUNE JULY AUGUST SEPTEMBER OCTOBER

DECEMBER

JUNE JULY AUGUST SEPTEMBER OCTOBER NOVEMBER DECEMBER

JULY AUGUST SEPTEMBER OCTOBER NOVEMBERJUNE
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*All dates are subject to meeting deadlines and 
receiving intial approvals

**Can be applied for concurrently
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Attachment 15 

 

Beaufort Memorial Hospital Applications 

Town Council Ordinances First Reading 

Proposed Motions 

Consideration of First Reading of the Ordinances Related to Consideration of requests by Livewell Terrace L.P. 

(Woda Cooper Group), with authorization from the Property Owner Beaufort Memorial Hospital, for the 

100% affordable/workforce housing project to be known as Livewell Terrace located at 335 Buckwalter 

Parkway and identified as Beaufort County Tax Map No. R610 030 000 0712 0000 for the following for the 

Following Applications: 

1. Ordinance approving the acquisition of residential development rights in the amount of sixty (60) 

Residential Dwelling Units (“RDUs”) owned by the Town of Bluffton and held in the Town’s Development 

Rights Bank pursuant to the Transfer of Development Rights Ordinance 

“I move to (approve/approve with conditions/postpone/deny) First Reading of the Ordinance 

Authorizing The Conveyance Of Sixty (60) Residential Development Rights Within The Buckwalter 

Planned Unit Development Owned By The Town Of Bluffton And Held In The Town’s Development 

Rights Bank To Beaufort Memorial Hospital For The Affordable Housing Project To Be Developed On 

That Certain Property Located At 335 Buckwalter Parkway And Consisting Of 10.09 Acres, More Or 

Less, And Identified As Beaufort County Tax Map No. R610 030 000 0712 0000; And, Authorizing The 

Execution And Recording Of Associated Documents.” 

2. Ordinance approving an amendment to the Buckwalter Planned Unit Development (“PUD”) Development 

Agreement to increase the number of residential development rights by 60 RDUs associated with the 

100% density bonus. 

“I move to (approve/approve with conditions/postpone/deny) First Reading of the Ordinance 

Providing For An Amendment Of The Buckwalter Development Agreement To Incorporate Certain 

Properties Owned By Beaufort Memorial Hospital, Consisting Of 10.9 Acres, More Or Less, Located At 

333 And 335 Buckwalter Parkway, And Bearing Beaufort County Tax Map No. R610 030 000 0712 

0000, To Provide For An Affordable Housing Density Bonus Increasing The Total Permitted 

Development Rights By 60 Residential Dwelling Units And Incorporate Certain Terms To The 

Buckwalter Development Agreement.” 

3. Ordinance to approve an amendment to the Buckwalter Planned Unit Development (“PUD”) Concept 

Plan to increase the number of residential development rights by 60 RDUs associated with the 100% 

density bonus  

“I move to (approve/approve with conditions/postpone/deny) First Reading of the Ordinance 

Providing For An Amendment Of The Buckwalter Concept Plan To Incorporate Certain Properties 

Owned By Beaufort Memorial Hospital, Consisting Of 10.9 Acres, More Or Less, Located At 333 And 

335 Buckwalter Parkway, And Bearing Beaufort County Tax Map No. R610 030 000 0712 0000, To 

Provide For An Affordable Housing Density Bonus Increasing The Total Permitted Development Rights 

By 60 Residential Dwelling Units And Incorporate Certain Terms To The Buckwalter Concept Plan” 
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