PLANNING COMMISSION

STAFF REPORT
Department of Growth Management

MEETING DATE: October 28, 2026

PROJECT: Village at Verdier (aka Seagrass Station) — Expiration of
Development Agreement and UDO Amendments to
Establish/Embed Planned Unit Development (PUD)
Standards (UDO Article 4, Article 5, and new Appendix B)

PROJECT MANAGER: | Dan Frazier, AICP, Planning Manager

INTRODUCTION: As set forth in Section 3.5.2 of the Unified Development Ordinance (UDO), “an
application for a UDO Text Amendment may be initiated by a Town of Bluffton property owner,
Town Council, Planning Commission, or the UDO Administrator when public necessity,
convenience, State or Federal law, general welfare, new research, or published recommendations
on zoning and land development justifies such action.”

REQUEST: The UDO Administrator requests that the Planning Commission recommend approval to
Town Council of a Text Amendment to the following UDO sections:

Article 4 - Zoning Districts, Article 5 - Design Standards, and to add Appendix B to include
any standards from the soon-to-expire Village at Verdier Development Agreement.

BACKGROUND: The General Assembly adopted the South Carolina Local Government
Development Agreement Act in 1993 S.C. Code Title 6, Chapter 31, § 6-31-10, et seq. The Act
authorizes binding agreements between local governments and developers for the long-term
development of large tracts of land. A development agreement gives a developer a vested right for
the term of the agreement to process according to land use regulations in existence on the
execution date of the agreement.

The original Village at Verdier Development Agreement was approved by Town Council on
December 18, 2002, and first amended on April 12, 2011, and then again for a second amendment
onJanuary 10, 2017.

Original Agreement: The Agreement (2002) established a mixed-use development with 510
residential dwelling units and 200,000 square feet of commercial space for 10 years.

First Amendment: The first amendment to the Agreement (2011) altered the entitlements
and dedications to the following.




e 404 residential dwelling units (RDUs).

e 404,000 square feet of commercial space.

e 30,000 square feet of civic use.

e Allocate five percent (5%) of the RDUs for affordable/workforce housing.
e Development standards governed by the UDO.

e Granted a Second Renewal Term for an additional five (5) years.

Second Amendment: The second amendment to the Agreement in 2017 amended the PUD Text
and Master Plan to incorporate Health/Human Care as a Planning Area.

Tolling: In 2010 & 2013, SC State Acts 297 & 112 (respectively) provided an additional nine (9)
years of tolling. With additional years, the Village at Verdier Development Agreement has been
extended to December 17, 2026.

Development Rights: The Development Rights outlined in the agreement (first
amendment) permitted 404 RDUs, 404,000 square feet of non-residential use, and 30,000
square feet of civic use. In 2018 (approximate), the Security Bank of Kansas City converted
108,000 SF of non-residential square footage to 54 RDUs. These RDUs were sold to ESA P
Portfolio, LLC and were used for the construction of the Extended Stay America hotel, in
conjunction with the 6 RDUs to create the 120-room hotel.

As the Development Agreement nears expiration, the remaining development rights include 9
RDUs to be dedicated to the workforce housing obligation and 30,582 SF of non-residential
use will be transferred to the Town of Bluffton’s Density Bank (See Attachment 1).

During the April 7, 2026 Town Council workshop, Town Staff requested direction on the process to
expire the Development Agreement and incorporate the PUD into the UDO, noting the Agreement
expiration date of December 17, 2026, and providing a tentative timeline for UDO amendments. A
workshop was held with Planning Commission on July 22, 2026 where a draft of the proposed UDO
amendments was presented.

Two community meetings were held to gather input from the residents and tenants of Village at
Verdier. The first meeting was held on August 20, 2026. Five community members attended the
meeting. The second meeting took place on September 3, 2026 and three residents participated in
the meeting. Town staff was present at both meetings to answer any questions regarding the
expiration of the Development Agreement and how the incorporation of Village at Verdier into the
Unified Development Ordinance would impact the properties.

Town Staff is proposing to incorporate language into the UDO to include the Village at Verdier PUD
description and allowed densities. Planning Commission is now asked to continue the public
process and assist in refining the ordinance prior to hearings and formal recommendations.

PROPOSED AMENDMENTS: See Attachment 1 for proposed amendments.




REVIEW CRITERIA & ANALYSIS: When assessing an application for UDO Text Amendments, Town
Councilis required to consider the criteria set forth in UDO Section 3.5.3, Application Review
Criteria. These criteria are provided below, followed by a Finding.

1. Section 3.5.3.A. Consistency with the Comprehensive Plan or, if conditions have changed

since the Comprehensive Plan was adopted, consistency with the overall intent of the Plan,
recent development trends and the general character of the area.

Finding. The proposed amendment is consistent with the Comprehensive Plan. There will
be no alterations to the intensity or density of future developments.

2. Section 3.5.3.B. Consistency with demographic changes, prevailing economic trends,

and/or newly recognized best planning practices.
Finding. The proposed amendment has no relationship to this criterion.

3. Section 3.5.3.C. Enhancement of the health, safety, and welfare of the Town of Bluffton.

Finding. The proposed amendment has no relationship to this criterion.

4. Section 3.5.3.D. Impact of the proposed amendment on the provision of public services.

Finding. Integrating the Village at Verdier PUD into the UDO before the expiration of the
Development Agreement will prevent a lapse in regulatory requirements.

5. Section 3.5.3.E. The application must comply with applicable requirements in the

Applications Manual.

Finding. The application complies with all applicable requirements of the Applications
Manual.

PLANNING COMMISSION ACTIONS: As granted by the powers and duties set forth
in Section 2.2.6.C.4 of the UDO, the Planning Commission has the authority to take the following
actions with respect to this application:

1. Approval of the application as submitted;
2. Approval of the application with amendments; or
3. Denial of the application as submitted by the Applicant.

STAFF RECOMMENDATION: As submitted, Growth Management staff recommends that the
Planning Commission recommend approval of the proposed Text Amendments to Town Council.

NEXT STEPS: If Planning Commission recommends approval to Town Council, Town Staff will
proceed with the following expiration schedule.

- Town Council Workshop: 04-07-2026



- Planning Commission Workshop: 07-22-2026

- Community Meeting #1: 08-20-2026

- Community Meeting #2: 09-03-2026

- Planning Commission Public Hearing and Recommendation: 10-28-2026
- Town Council 1°* Reading: 11-10-2026*

- Town Council 2" Reading: 12-08-2026*

ATTACHMENTS:

1. Proposed UDO Text Amendments
2. Verdier Development Rights Calculations 02.23.2026
3. Amended Master Plan 05.09.2023



