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Pinellas Park LLC Building C  

ZBOA Project Variance Narrative 

 

June 3, 2026 

Dear Board Members: 

Thank you for taking the time hear this appeal for a parking variance at 8249 Pinellas Drive, 

Bluffton, SC 29910.  The following is the history, status and request for a parking variance 

as discussed with the Town. 

Project/Site History: 

In 2024, Pinellas Park LLC sought and obtained a Land Development Permit for a 1.49 acre 

parcel located on Pinellas Drive described as parcel C2-F.  The initial permit request 

included the construction of 3 buildings to include a full-service restaurant & rooftop bar 

which was a permitted use under the current zoning.  The restaurant was a conceptual idea 

that did not materialize for various reasons.  The LD permit application was amended to 

exclude the request for a full-service restaurant & bar and an LD permit was issued for 3 

buildings designated for office/retail and associated parking. 

In 2025, the parcel was subdivided into two separate lots: C2-F1, consisting of 0.49 acres, 

and C2-F2, consisting of 1.045 acres. The parcels share the common areas and parking as 

originally designed. In February 2025, Parcel C2-F2 was conveyed to a new owner for 

office/retail and warehouse use. Pinellas Park, LLC remains the owner of the 0.49-acre 

parcel. 

Current Status: 

As of today, both parcels have been developed per the original development site plans and 

approved LD permit.  All underground utilities/BJWSA requirements have been met and the 

parking lot is complete.  2 of the 3 approved buildings have been constructed.   

Request for Variance: 

In February of 2026, Pinellas Park, LLC was approached by a client who wished to purchase 

the remaining parcel and shell building identified as Pinellas Building C.  The proposed use 

is a counter service pizza eatery and adjacent New York style counter deli.  Under the 

current Buckwalter PUD, these businesses would be considered full-service restaurants 

and subject to the parking requirements of 12 spaces per 1000sf of building.  Due the 

nature of the proposed use not being a traditional restaurant, Pinellas Park, LLC is 
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requesting a variance to the Buckwalter PUD parking requirements under Section 3.7.3 of 

the Town of Bluffton UDO as follows: 

1.  The current Buckwalter PUD parking requirement creates a current hardship for the 

existing and potential businesses located on Parcel C2-F. 

a) As compared to the neighboring parcels on Pinellas Drive, the size and shape of 

parcel C2-F is unique and does not allow for traditional parking lot design due to 

irregular boundaries, depth, setbacks, easements and other property anomalies 

such as no rear access for vehicular traffic. The parcel is very limited in the size 

and type of businesses that can be located on the site.  Please see attached plat. 

b) Generally, the conditions would not apply to similar types of uses located 

elsewhere within the Town of Bluffton.  As approved, designed and constructed, 

the site currently meets or exceeds the number of parking spaces for the 

proposed use as required under the Town of Bluffton UDO. 

c) The Buckwalter PUD parking requirement of 12 spaces per 1000 sf applies to 

restaurants as a general and all-inclusive category.  Because of the non-specific 

definition of “restaurants” in the Buckwalter PD, applying the same standard to 

the proposed use vs. a full-scale restaurant and bar unreasonably restricts the 

utilization of the parcel for the proposed use. 

d) The need for the variance is to allow a use that would otherwise be approved in 

the Town of Bluffton and the variance is not a result of the Applicant’s actions. 

e) Authorizing a variance for the reasons stated does not conflict with the 

Comprehensive Plan as it meets or exceeds the Town of Bluffton UDO. 

f) Granting the variance will not result in detriment to the surrounding property 

owners, create a detriment to the public, harm or alter the character of the 

Pinellas Drive area.   

g) The variance is requested to accommodate a viable and needed business within 

the existing approved building.  The applicant’s profitability does not increase if 

the variance is allowed as the approved density for the building is not increasing. 

For further consideration in allowing the variance, Pinellas Park has sought and received 

approval from the Pinellas Drive POA to install 8 additional spaces along Pinellas Drive 

(private road) ROW located on the parcel for the exclusive use of Parcel C2-F1 & C2-F2.  

This would increase the total number of available on-site spaces to 7 per 1000sf.   

Sincerely, 

Jen Tosky 

Pinellas Park, LLC 
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