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CIVIL ENGINEERING & LAND DEVELOPMENT CONSULTING  

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

 
Project:    Indigo Cove Townhomes 
    Town of Bluffton, SC 

Coordinates: 32d15'55.7" N, 80d52'51.2"W 
 

Date:    April 12, 2022 
 
Applicant:   Winchester Homes  
    112A Pleasant Home Rd 
    Augusta, GA 30907 
    (706) 426-7734 
    Tj@winchesterhomebuilders.com 
 
Property Owner:  PKP Group LLC 
    112A Pleasant Home Road 
    Augusta, GA 30907 
       
Agent:    Ward Edwards, Inc. 
    Primary Contact: Willy Powell 

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

P: (843) 837-5250 
 

Parcel:    R610 031 000 0002 0000:  23.84 acres (12.8 ac uplands, 11.0 ac wetlands) 
     
Zoning:    RG – Residential General (Moderate-density residential 
 
Allowable Density:  4 dwelling units per acre (95 units allowed) 
 
Proposed Use: 83 single family attached units with amenity center 
     
Existing Conditions 
The project site is located at the northeast quadrant of the Buck Island Road intersection with Bluffton 
Parkway.  It is bordered to the west by Buck Island Road (SCDOT) and to the south by Bluffton Parkway 
(Beaufort County). The eastern half of the property is a jurisdictional wetland that has been verified by the US 
Army Corps of Engineers.  The northernmost portion 5.3 acres of the property is located within a 100-foot 
power line right-of-way and a 100-foot power line easement (200 feet total).  There are no existing trees in the 
power line easement and development is limited to only specific types of horizontal improvements (no 
buildings).  The balance of the site is wooded and generally slopes from west to east towards the wetland with 

10-foot differential in grade. 
 
Flood Zone 
According to FEMA FIRM panel 45013C0270G, the parcel is located in Zone X “areas determined to be 
outside the 0.2% annual chance floodplain.”   
 

https://www.google.com/maps/search/32.265464597986124,+-80.88090099595972?sa=X&ved=2ahUKEwi0u7rq0MvvAhXuSDABHfskAxkQ8gEwAHoECAIQAQ
mailto:Tj@winchesterhomebuilders.com
mailto:wpowell@wardedwards.com
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CIVIL ENGINEERING & LAND DEVELOPMENT CONSULTING  

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

 
Wetlands 
A US Army Corps of Engineers Jurisdictional Determination letter was issued on 11/14/2017 corresponding to 
a wetland survey dated 09/25/17.  Per the aforementioned documents, the eastern 11.0 acres of the parcel 
are wetlands under jurisdiction of the federal government. No impacts to the wetlands are proposed at this 
time. 
 
Proposed Site Development 
The townhomes architectural styling will be a balanced blend of modern building shapes and contemporary 
coastal design features. This design concept is achieved with a varied use of smooth paintable fiber cement 
products, metal roof accents, covered entries, cantilevers, parapet walls, textured masonry accents, and 
complimenting fenestration. Careful consideration in varying the placement of the design elements creates an 
identity for each individual townhome within a building and maintains congruity from building to building while 
achieving homogeneity for the community. The overall color palette will be light with contrasting accents. Each 
townhome will have a single car garage and single car driveway, allowing two (2) parked vehicles per unit.    
 
The 1.35 Acres of Common Open Space will allow residents to enjoy a variety of pocket parks, walks, nature 
trails, and outdoor recreation. The walks wind through the community’s parks and open spaces. The nature 
trail on the eastern end of the property presents residents with an opportunity to enjoy the beauty of a natural 
setting in a preserved freshwater wetland. Adjacent to the wetland is a large freshwater lagoon where 
residents will enjoy shoreline activities and fishing. Though not counted towards the open space requirement, 
there is additional open space located within the utility easement. Activities there may include, but are not 
limited to, a park, passive recreation, trails, disk golf, putting greens, community garden, or dog park.   
 
Construction phasing should not be required for this project. Upon project approval and permit issue, the 
goal will be to deliver lots for vertical construction as quickly as possible for all buildings.  In the same regard, 
vertical construction is to begin as soon as lots are available. 
 
Lighting 
Streetlights will be designed, installed, and maintained by Palmetto Electric through a lease agreement.  A 
photometric plan meeting the UDO requirements will be submitted for Town approval.  
 
Zoning 
The property is zoned RG-Residential General.  According to the UDO, this zoning classification allows 4 
dwelling units per acre. 
 
Tree Removal 
The land plan makes every effort to preserve the existing specimen trees located throughout the site. The 
specimen trees to be saved have been identified on the concept plan for the development. 
 
Access 
Two points of access will be provided from Buck Island Road with proper separation from the signalized 
intersection.  The concept site plan and traffic assessment have been approved by SCDOT in writing 
(enclosed with this application).  When available, the detailed engineering design of the two access points 
will be submitted to SCDOT with an encroachment permit application.    
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Parking 
UDO Table 5.11.3.C requires minimum 2 spaces per dwelling unit and 4 spaces per 1,000 sf of amenity 
center.  The developer intends to provide one single car garage space and one driveway space for a total of 
two spaces per unit.  Additionally, there are 6 on-street spaces and 15 spaces in an overflow lot under the 
powerline easement.  The amenity center has three adjacent parallel parking spaces and ADA-compliant 
access to the overflow parking lot. 
 
Parking Required 
83 units x 2/units   = 166 spaces 
(1500 sq ft amenity center) x (4/1000)  =    6 spaces 
Total Required:    = 172 spaces required (2.1 per unit) 
 
Parking Provided 
1 space per garage x 83 garages =   83 spaces 
1 space per driveway x 83 driveways =   83 spaces 
6 on-street spaces =     6 spaces 
15 overflow spaces =    15 spaces 
Total Provided:    187 spaces (2.3 per unit) 
 
 
Fire Protection 
Turning radii and drive aisle widths are designed to be consistent with Bluffton Fire District requirements and 
will be reviewed by the Fire Marshal.     
 
Recent flow test data was obtained from BJWSA for the nearest existing fire hydrants.  The test indicates 
static pressure of 54 psi and flow of 2,033 GPM at 20 psi and is reasonably representative of flow capabilities 
that will be available within the developed site.   
 
Utilities 
According to GIS information provided by Beaufort-Jasper Water & Sewer Authority (BJWSA), there is an 
existing 12” water main in the powerline easement and a 10” water main along the Buck Island Road 
frontage.  There is an existing 10” sewer force main in the powerline easement, 8” force main along Buck 
Island, and a gravity manhole located further east.  These existing lines will be evaluated and points of 
connection for new lines will be coordinated with BJWSA.     
 
Stormwater Management 
The stormwater management system will be designed to collect runoff from developed areas and route 
through a series of water quality and peak rate control devices such as wet ponds, bio-swales, vegetated 
channels, filter devices, and skimmers.  Although not yet detailed in the preliminary site plan, the final plans 
will include grading and drainage design information accompanied by calculations demonstrating state and 
local requirements have been met.  As verified previously with the Town MS4 representative, this project 
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CIVIL ENGINEERING & LAND DEVELOPMENT CONSULTING  

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

was submitted prior to adoption of the SoLoCo stormwater ordinance; therefore, the prior SWDM is the 
ruling document for this project. 
 
Compliance Option B – Reduction of [Wetland] Buffer Zone 
Applicant intends to request a reduction of the wetland buffer zone based on Compliance Option B as 
described in the SCDHEC Construction General Permit.  The justification for the reduction is that runoff no 
runoff will be discharged directly to the wetland from the proposed development.  Runoff will be directed 
inward (away from the wetland) and routed through a pond network for water quantity and quality control 
prior to discharging to the wetland.   
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