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23 Promenade Street, Suite 201 

Bluffton, SC 29910 

Tel: 843.757.7411 

ANNEXATION NARRATIVE 

 

NOTICE: The within  Annexation Application and Petition are expressly contingent upon 

the Applicant’s and Petitioners’ decisions to accept same, along with results acceptable, 

solely in the discretion of the Applicant and the Petitioners, to the Applicant and Petitioner, 

concerning same and all Concurrent Applications.  If such decisions are not hereafter made 

in writing by the Applicant and the Petitioners, then the written Application and Petition, 

and all concurrent Applications are withdrawn and void, nunc pro tunc. 

 

I. Contact Information for Property Owner(s), Applicant, Attorney, and any Other 

Appropriate Consultant/Firm 

 

1. Property Owner(s) 

 

A. Property Owners: Evelina Perry, James Bush, James Hamilton, and 

John Bush.  They may be contacted through their attorney, Darrell T. 

Johnson, Jr.. His contact information is as follows:  Law Offices of Darrell 

Thomas, Johnson, Jr.; P. O. Box 1125, Hardeeville, SC 29927; Phone: 

(843) 784-2142; Email: filing@johnsonlawoffice.com 

 

B. Applicant: Mosaic Development, LLC. It may be contacted through its 

Managing Member, Anthony V. Bastardi. His contact information is as 

follows:  12 Holly Grove Road, Bluffton, SC 29909; Phone:  (201) 213-

5750; Email:  abastardi@mosaicdevelopment.net 

 

C. Applicant’s Attorney:  Barry L. Johnson. His contact information is as 

follows: Johnson & Davis, PA, The Victoria Building, Suite 200, 10 

Pinckney Colony Road, Bluffton, SC 29909; Phone:  (843) 815-7121; 

Email: Barry@jd-pa.com  

 

D. Applicant’s Land Planning Consultant: Brian Witmer of Witmer-

Jones-Keefer Ltd..  His contact information is as follows:  23 Promenade 

Street, Suite 201, Bluffton, SC 29910; Phone: (8430 757-7411; Email: 

Brian@wjkltd.com  
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E. Applicant’s Engineering Consultant:  Willy Powell of Ward Edwards, Inc. 

His contact information is as follows: 119 Palmetto Way, Ste. C, Bluffton, 

SC 29910; Phone: (843) 837-5250; Email:  wpowell@wardedwards.com 

 

2. Agency Letter:  See attached Limited Power of Attorney, dated September 7, 

2023 signed by four owners of this parcel. 

 

3. Reason for Annexation Request and Anticipated Benefits 

 

The reason for annexation is to allow multi-family development, complementing and 

becoming an integral piece of the Buckwalter Crossroads Master Plan. According to the Town of 

Bluffton’s Comprehensive plan, multi-family only accounts for 5.7% of Bluffton’s housing type 

and is labeled as an immediate need. Of particular need in the Town of Bluffton is multi-family 

“workforce housing”, as defined by the Town to provide housing for residents having family 

incomes of up to 100% of the area median income (“AMI”). As such, workforce housing is 

targeted for teachers, police, firefighters, librarians, and other government workers. 

  

Accordingly, annexation of the property would be in the interest of the Town, as the 

development is proposed to include 20% of the dwelling units for workforce housing, which is 

estimated to provide approximately 20 workforce housing dwelling units.  Once annexed into the 

Town of Bluffton and incorporated into the Buckwalter Crossroads Master Plan, the 

development will be situated in an “Incentive Area” as such is defined in the Town’s Economic 

Development Incentives Program (the ”Program”), pursuant to the Town’s recently amended 

Code of Ordinances, Chapter 6, Article VI. 

 

It is anticipated that a combination of the various reimbursements, refunds, waivers, and 

grants available to the development under Section 144(c) of the Program along with income 

generated from the development’s market rate dwelling units, will make possible the inclusion of 

the proposed 20 workforce dwelling units.  It is important to note that the proposed workforce 

housing will in every way be identical to the market rate housing and homogeneously disbursed 

adjacent to market rate housing throughout the development.   

 

In addition to the workforce housing component, 60% of the dwelling units will be small 

square footage dwelling units (studios and 1 bedrooms). We estimate this to be 63 dwelling 

units. Smaller dwelling units are more affordable. Smaller does not mean less desirable - build 

quality and thoughtful use of space creates a desirable place to live. People in the Gen Z and the 

future Gen Alpha demographic are trending toward living in smaller homes. 

 

Directly to the south is Buckwalter Crossroads within the Buckwalter PUD. Inter-

connectivity from Hwy. 170 to Bluffton Parkway would be a part of this development if it is 

within the Buckwalter PUD. We would also plan this area so that it is an expansion of 

Buckwalter Crossroads Master Plan. This property is within an employment node in the 

comprehensive plan, so residents would be able to walk or have a short drive to potential 

employment opportunities, goods, and services. The property is contiguous to the Town of 

Bluffton Municipal Boundary and would not create a new enclave. 
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This property is consistent with the Comprehensive Plan and is in Buckwalter 

Crossroads study area which includes workforce housing, walkability, and a mix of uses. 

Annexation of the property would expand availability of housing types with small square-footage 

units, and consequently provide affordable housing. 

 

The property is within the future annexation limits for the town. The Future Land Use 

map shows this area as medium-density residential with medium-density commercial adjacent to 

the south. 

 

4. Parcel Numbers and Acreage of Each.   There is one parcel number (R600 

029 000 0002) and it contains 7.76 acres of land. 

 

5. Existing Structures.  4 

 

6. Current Special Districts.  None Known. Awaiting updated Beaufort County 

Zoning Letter.  See attached Beaufort County Zoning response concerning 

this parcel and others, dated January 12, 2023. 

 

7. Current Beaufort County Zoning Districts and Land Use(s).  T2R. See 

Land Uses in Item 9, below, Comparison.  Also, awaiting updated Beaufort 

County Zoning Letter.  See attached Beaufort County Zoning response 

concerning this parcel and others, dated January 12, 2023. 

 

8. Proposed Zoning District(s) and Land Use(s).  Buckwalter PUD 

 

9. Current versus Proposed Zoning District and Land Use Comparison.  See 

attached Zoning Comparison. 

 

10. Consistency with the Town of Bluffton Comprehensive Plan, Future 

Annexation Map and Future Land Use Map.  Some inconsistencies; see 

attached.  

 

11. Estimate of Population of Annexation Area.  TBD 

 

12. Current Utility Service Providers.  See attached Service Letters: Palmetto 

Electric Cooperative, Inc.; Dominion Energy (Gas Only); Hargray 

(telecommunication services) 

 
































































































































































































































































