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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:  Magnolia Square 

1203-1217 May River Road 

15-19 Jason Street 

  Town of Bluffton, SC 

Coordinates: W 80° 51' 32" / N 32° 13' 57" 

 

Date:  September 7, 2023 

 

Applicant: ERB Enterprises LLC 

  Ed Goeas 

  201 N. Union Street, Suite 410 

  Alexandra, VA 22314 

  E: egoeas@tarrance.com  

  P: 703-684-6688 

 

Agent:  Ward Edwards, Inc. 

  Primary Contact: Willy Powell 

P.O. Box 381 

  Bluffton, SC  29910 

  E: wpowell@wardedwards.com  

P: 843.384.2944 

 

 

Description 

Magnolia Square is a proposed mixed-use development located between May River Road and Jason Street 

within the Town of Bluffton.  The development consists of six existing parcels, four of which front May River 

Road and two of which front Jason Street. Per current zoning designations and described on “Exhibit A by 

Witmer Jones Keefer,” the first three parcels fronting May River Road are zoned Neighborhood General-HD, 

the final parcel fronting May River Road is zoned Neighborhood General, and the two parcels fronting Jason 

Street are zoned Residential General.  

 

Prior to this proposed development, five of these parcels contained a mixture of existing structures, most of 

which were utilized for residential purposes. The fifth parcel, located along May River Road closest to May 

River Row was a commercial use (Plantation Iron, a local gun shop).  

 

Each of the existing parcels had at least one access to its street frontage, and following the recent May River 

Streetscape Project, the three driveways fronting May River Road were consolidated into two planned 

driveways.  

 

This project proposes a new internal streetscape connecting May River Road to the adjacent May River Row 

to the east and 1195 May River Road to the west. The May River Road connection will utilize the planned 

connection that opposes Stock Farm Road while three residential driveways are proposed to access Jason 

Street. A secondary shared access with 1195 May River Road is proposed for shared use and connectivity. 
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Existing Conditions 

The existing site was determined to include the existing residential structures, mobile homes, ancillary 

structures, gravel parking, and corresponding drives and decks.  The existing parcels are all relatively flat, with 

elevations ranging from just below 25 feet to nearly 27 feet.   

 

It should be noted the May River Streetscape is elevated upwards of 24 inches above site grades. 

 

Proposed Program 

The applicant proposes to construct site infrastructure, including the internal streetscape, drives, parking, 

walks, utilities, drainage, and stormwater BMPs in a single phase. 

 

Final building tenants are to be determined. Building plans for the commercial parcels will be submitted to 

the Town and HPC when finalized while building plans for the single family attached parcels will be submitted 

to the Town when finalized. Lots 6, 7, 8, and 9 will have single family lots.  

 

It is noted that only 1 short-term rental is permitted per parcel. 

 

Tree Removal / Preservation 

To support the proposed development, some minor tree removal will be necessary.  “Exhibit D by Witmer 

Jones Keefer” shows each tree to be removed and each tree to be preserved.  The final landscape plan will 

elaborate on all proposed plantings and/or mitigation and will show open space areas being planted in 

accordance with the UDO.  The final landscape plan will also include the required street trees and landscape 

island plantings. 

 

Access 

The site proposes to consolidate all existing vehicular access points from May River Road and Jason Street by 

utilizing the following points of ingress/egress: 

 

• Primary access on May River Road, opposite Stock Farm Road 

• Secondary shared access with 1195 May River Road 

• Secondary access to May River Row (Downtown Deli, Billy Wood Appliance, & Dollar General) 

o This access will result in the loss of approximately 4 spaces on the May River Row 

property which will be replaced along the access  

• Three residential drives along Jason Street 

 

Pedestrian access is proposed to connect to the May River Streetscape along both sides of the 

interconnection to May River Row, along with future connections from the proposed parcels fronting May 

River Road.  Presently, Jason Street does not contain existing sidewalks; however, the proximity of the 

internal sidewalks is such that they can easily be connected should sidewalks be proposed for Jason Street. 
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Parking 

The proposed project will provide 92 total parking spaces dispersed throughout the project, to include 3 

existing parallel spaces along May River Road and 8 golf cart spaces.  Other than the 3 spaces along May 

River Road, all other parking spaces will be accessed internal to the site.  This parking is separate from the 

residential parcels, which are self-sufficient by providing 11 spaces. 

 

A breakdown of proposed parking spaces and land uses can be found on “Exhibits B & C by Witmer Jones 

Keefer”. 

 

Drainage 

The project will fall under the Town’s SoLoCo Stormwater Ordinance and proposes to utilize multiple 

stormwater BMPs to meet local and state water quality and quantity regulations during the 02-year, 10-year, 

25-year, 50-year, and 100-year, 24-hour design storm events.  The site will utilize multiple aboveground 

infiltration and/or filtration BMPs plus the proposed parking areas are shown. These BMPs are bioretention 

ponds and permeable parking. Any additional water quality and flood control needs will be achieved through 

underground infiltration BMPs. The underground infiltration BMP will use an outlet control structure with a 

weir. The weir will only be used for an emergency spillway during 100-year storm events.  

 

Geotechnical testing reveals the site to be very sandy. The stormwater BMPs and sandy nature will promote 

infiltration and attenuation before ultimately discharging excess runoff along the existing flow-path at a rate 

less than that of existing conditions. 

 

Utilities 

An existing water main is located along the northern side (project side) of May River Road, along with a small 

diameter water line located along the southern side (project side) of Jason Street.  This project proposes to 

connect the two lines to create a looped system while also extending water mains internally as needed to 

provide domestic, irrigation, and fire protection services to each parcel.   

 

An existing fire hydrant is located approximately at the western boundary of the site along with one at the 

Pin Oak Street intersection.  Additional hydrants are expected internal to the project and will be located per 

BJWSA, Bluffton Township Fire District, and system requirements. 

 

BJWSA recently extended sewer to the 1195 May River Road parcel by way of these parcels.  As such, existing 

gravity sewer is located onsite, along the back of the parcels fronting May River Road.  Sewer will be 

extended from this existing main to each of the tenant spaces, and should any uses require grease traps or 

other special treatments, they will be placed between the building and the sewer main. 

 

Site Lighting 

The project proposes to utilize gas lighting as its predominant light fixture with electrical downlighting be 

used to supplement and ensure proper security.  Dominion Energy is the expected provider of both gas and 

electric site lighting. 

 

Phasing 

The project is proposed to be completed in multiple phases, with the majority of site infrastructure included 

within Phase 1. The proposed buildings will each be considered an individual phase and will be constructed 

based on market demands. 
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Site Maintenance 

The development will establish a Property Owners’ Association in order to provide operation and maintenance 

of the overall site infrastructure. Included in this will be the common space parcels created within the 

residential areas. 

 

Zoning Board of Appeals (ZBOA) request 

Following Preliminary DRC review comments; the applicant made application to the Zoning Board of Appeals 

for a zoning variance for Lot 5 (1203 May River Road) / Tax ID# R610 039 000 0114 0000 from Section 

5.3.7.B.2b of the Unified Development Ordinance, to allow encroachment into the 50-foot vegetative buffer 

along SC HWY 46 (May River Road). 

 

This application was heard, and ultimately approved, during the August 1, 2023 ZBOA meeting.  
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