





Narrative in Support of Annexation Petition
regrading The Bush Family Properties, LL.C
[TIN: R600 029 000 0006 0000]

1. Contact information for property owner(s), applicant, attorney and any other
applicable consultant/firm:

Property Owner:

The Bush Family Properties, LLC
Attn: James Bush
P.O. Box 2864, Bluffton, SC 29910

Applicant:

MARIAN DEVELOPMENT GROUP, LLC

Attn: Jarrod Burgess

11701 Commonwealth Drive, Louisville, KY 40299
(502) 297-8130

Attorney:

Barry L. Johnson

JOHNSON & DAvIS, P.A.

The Victoria Building, Suite 200

10 Pinckney Colony Rd, Bluffton, SC 29909
(843) 815-7121

Civil Engineer:

Casey Warfield, P.E.

KIMLEY-HORN ENGINEERS

1080 Morrison Dr, Suite 240, Charleston, SC 29403
(843) 737-6390

2. If the applicant is not the property owner, a letter of agency from the property owner

authorizing the applicant to act on behalf of the property owner:
e See attached.
3. Reason for annexation request and anticipated benefits:

Reason for Annexation

The proposed annexation of the property located at 3053 Okatie Highway into the
corporate limits of the Bluffton is requested by Marian Development Group to facilitate the
development of a 144-unit multifamily affordable housing community utilizing financing
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resources issued through the South Carolina State Housing State Housing Finance and
Development Authority (SC Housing). Annexation will allow the property to be governed by the
Town’s planning framework, development regulations, and service systems, ensuring that the
project is designed and constructed in a manner consistent with the Town’s long-term vision for
managed growth and sustainable community development.

The Town’s Annexation Policy & Procedures Manual identifies orderly growth,
cohesive municipal boundaries, and the efficient provision of services as guiding principles for
annexation requests. Annexation of this property will support these principles by incorporating the
parcel into the Town’s jurisdiction where adjacent development patterns, transportation corridors,
and public services are already oriented toward the Town of Bluffton. Incorporating the property
into the municipal boundary will promote a more logical and contiguous town boundary and
reduce fragmented jurisdictional patterns that can complicate infrastructure planning and land use
management.

Additionally, annexation is necessary to allow the proposed development to proceed under
the Town’s Unified Development Ordinance (UDO) and land use policies rather than solely
under Beaufort County jurisdiction. This ensures that the project will be subject to Bluffton’s
design standards, environmental protections, and development review processes, thereby
supporting the Town’s commitment to high-quality development and protection of community
character.

The proposed development also supports the goals of the Town’s Comprehensive Plan,
which encourages the provision of diverse housing opportunities for residents of varying
incomes and household types. As Bluffton continues to experience significant population and
employment growth, demand for affordable housing has increased substantially. The proposed
LIHTC development will help address this need by providing quality housing options for residents
who contribute to the Town’s workforce, including employees in service, hospitality, healthcare,
education, and retail sectors.

By bringing the property into the municipal limits, the Town will have the opportunity to
guide the development in a manner that supports the Comprehensive Plan’s objectives for
coordinated land use, responsible density, and efficient infrastructure utilization along major
corridors such as Okatie Highway.

*For Information on the Low Income Housing Tax Credit (LIHTC) program, see:
https.//taxpolicycenter.org/briefing-book/what-low-income-housing-tax-credit-and-how-does-it-
work




Anticipated Benefits of Annexation

Annexation of the subject property will provide multiple benefits to both the Town and the
surrounding community, consistent with the evaluation criteria outlined in the Town’s annexation
policies.

1. Advancement of Comprehensive Plan Goals

The proposed development contributes to the Comprehensive Plan’s goal of expanding
housing choice within Bluffton. The introduction of affordable multifamily housing will help
address the region’s housing affordability challenges by providing high-quality residences that are
attainable for residents. Increasing the availability of affordable housing helps support a balanced
community by allowing employees who work in Bluffton to live closer to their place of
employment, thereby strengthening the local economy and reducing regional commuting
pressures.

2. Orderly and Coordinated Growth

Annexation will allow development of the property to occur under the Town’s planning
and regulatory framework, ensuring consistency with Bluffton’s land use policies, infrastructure
planning, and design standards. Incorporating the parcel into the municipal limits supports the
Town’s objective of achieving orderly growth and cohesive municipal boundaries, a key
consideration identified in the Annexation Policy & Procedures Manual.

Municipal jurisdiction will enable coordinated review of infrastructure improvements,
transportation access, and site design in conjunction with adjacent properties and planned growth
areas.

3. Efficient Provision of Municipal Services

Annexation allows the development to be served by municipal services including planning
oversight, public safety coordination, and other Town services available to residents within
Bluffton’s corporate limits. Integrating the property into the Town ensures that service delivery,
infrastructure planning, and development review occur under a single municipal authority,
promoting efficiency and long-term service sustainability.

4. Support for the Local Workforce and Economy

The proposed LIHTC development will provide affordable housing opportunities for
individuals and families employed within Bluffton and the greater Beaufort County region. By
expanding access to affordable housing, the project will support local employers who depend on a
stable workforce and help maintain economic vitality within the community.

5. Expansion of the Town’s Residential Base

The annexation and subsequent development will contribute to the Town’s residential
population and strengthen its long-term tax base. While affordable housing developments typically



prioritize community benefit over short-term fiscal returns, the addition of new residents, and the
improvement in affordable housing resources within the Town, contributes to the vitality and
diversity of the Town through increased local spending, community engagement, and long-term
economic participation.

6. High-Quality, Regulated Development

Because the property will be developed under the Town of Bluffton’s regulatory
framework, the project will be subject to the Town’s development standards, including
architectural design, landscaping, stormwater management, and environmental protection
requirements. The Town is well-known for the rigor of its regulatory framework and project
oversight. This ensures the project will be constructed in a manner consistent with the Town’s
expectations for quality development and community character. Additionally, with the Period of
Affordability requirements regulating the property’s market status for up to 50 years, the
community will find confidence in the affordability of the project for years to come, helping ease
the cost burden on residents.

4. Parcel numbers and acreage of each:

Parcel #: R600 029 000 0006 0000
Acres: 8.94

5. Current Existing Structures: 5

6. Current Special District(s) (Overlay, Tax, and/or Conservation): Awaiting report from
Beaufort County Assessor.

7. Current Beaufort County Zoning District(s) and Land Use(s): T2- Rural

8. Proposed Zoning District(s) and Land Use(s):- Proposed Amendment to be included in the
Buckwalter Planned Unit Development District, with special designation as Bush Land Use
Tract, where the rights to 72 Residential Dwelling Units will be requested with an additional
100% density bonus. Proposed Land Use to be amended from Suburban Living to
Neighborhood Center.

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

Current

The Property’s current zoning is T2- Rural (T2-R) under the Community Development
Code of Beaufort County, South Carolina.

The County’s zoning classification T2-R permits, by right, these land uses: Agriculture
and Crop Harvesting, Agricultural Support Services, Forestry Services, Single Family
Detached Dwellings, Group Home Dwellings, Day Care: Family Home (up to 8 clients),



Community Public Safety Facility, Park-Playground-Outdoor Recreation areas and Recreation
Facility: Golf Course.

The County’s zoning classification T2-R permits, upon grant of special exception
approval, these land uses: Aquaponics, Animal Production: Factory Farming, Gas Station: Fuel
Sales, Lodging: Short-Term Housing Rental (STHR), Lodging: Inn (up to 24 rooms), Detention
Facility, Meeting Facility/Place of Worship (15,000 or greater), Recreation Facility:
Commercial Outdoor, Waste Management: Regional Waste Disposal and Resource Recovery,
Waste Management: Regional Waste Transfer and Recycling, Wireless Communications
Facility, and Mining and Resource Extraction.

The County’s zoning classification T2-R permits, upon grant of conditional use
approval, these land uses: Animal Production, Seasonal Farmworker Housing, Commercial
Stables, Dwelling: Family Compound, Home Office, Home Business, Cottage Industry,
General Retail 3,500 square feet or less, Meeting Facility/Place of Worship (Less than 15,000
square feet), Recreation Facility: Primitive Campground, Recreational Facility: Semi-
Developed Campground, Ecotourism, Infrastructure and Utilities: Regional (Major) Utility,
and Waste Management: Community Waste Collection and Recycling.

Proposed

The proposed Town of Bluffton’s zoning classification is Planned Unit Development
(PUD, Buckwalter PUD).

The proposed is to amend the Buckwalter PUD to include the subject property for 144
apartment units (mix of bedrooms), for Affording Housing and a clubhouse.

10. Consistency with the Town of Bluffton Comprehensive Plan, Future Annexation Area
Map, and Future Land Use Map

The proposed annexation and development of the property located at 3053 Okatie
Highway in Bluffton is consistent with the policies and guiding principles outlined in the Town
of Bluffton Comprehensive Plan. The project advances several key goals of the
Comprehensive Plan related to housing availability, coordinated growth, and responsible land
use planning.

Housing Diversity

The Comprehensive Plan emphasizes the importance of expanding housing
opportunities for residents across a range of income levels in order to maintain a balanced and
sustainable community. The proposed 144-unit multifamily affordable housing development
utilizing financing resources issued through South Carolina Housing directly supports this
objective by providing high-quality, income-restricted housing options for working
households.

As Bluffton continues to experience rapid population and employment growth, the
demand for affordable housing has increased substantially. Many employees working within
the Bluffton area—including those in hospitality, healthcare, retail, public service, and



education—face increasing challenges in finding housing that is affordable within reasonable
commuting distance of their workplace. The proposed development will help address this need
by expanding the supply of affordable housing within the Town’s jurisdiction.

Providing affordable housing within the Town limits supports the Comprehensive
Plan’s objective of ensuring that Bluffton remains an inclusive community where residents of
varying income levels can live and work. The project will contribute to the Town’s long-term
housing strategy by increasing housing diversity and helping to stabilize the local workforce.

The proposed development will be requesting the amendment of the Future Land Use
Map within the Town of Bluffton’s “Blueprint Bluffton” Comprehensive Plan to establish the
designated Future Land Use as a Neighborhood Center from its current status of Suburban
Living. This amendment will provide consistency within the zoning of adjacent parcels, most
particularly that of the nearby NHC Rehabilitation Center.

Managed and Orderly Growth

The Comprehensive Plan encourages development patterns that promote orderly
growth, logical municipal boundaries, and coordinated land use planning. Annexation of
the subject property allows the Town to guide development through its planning processes and
regulatory framework, ensuring that growth occurs in a manner consistent with the Town’s
long-term vision.

Bringing the property into the municipal limits of the Town of Bluffton allows the
project to be reviewed under the Town’s development standards and design guidelines. This
promotes high-quality development and ensures that site design, architecture, landscaping, and
infrastructure improvements are consistent with the Town’s expectations for community
character and quality of life.

Annexation also supports efficient municipal service delivery by allowing the property
to be integrated into the Town’s long-range planning efforts for infrastructure, transportation,
and public services.

Land Use Compatibility and Corridor Development

The subject property is located along the Okatie Highway corridor, which serves as a
key transportation route within the greater Bluffton area. Development of a multifamily
residential community in this location supports the Comprehensive Plan’s goal of directing
appropriate residential density to areas with access to major transportation corridors and
existing development patterns.

Locating affordable housing along an established corridor provides residents with
improved connectivity to employment centers, services, and regional transportation routes.
This type of development pattern helps reduce commuting distances and supports a more
efficient land use pattern across the Bluffton area. The Town’s Affordable Housing Committee



has recognized this site as an excellent site for affordable housing along an established corridor
and near existing development patterns. Additionally, at its March 12, 2026 meeting, the
Town’s Affordable Housing Committee voted unanimously to recommend to the Town Council
its approval of this site and proposed project.

The project will be designed in accordance with the Town’s development standards and
will incorporate site planning elements such as landscaping, open space, stormwater
management, and pedestrian connectivity, ensuring compatibility with surrounding land uses
and contributing positively to the corridor’s long-term character.

Being that the site is well-treed, our plans will be worked in accordance with local
regulations to ensure that we have minimal negative affect on key trees on the property while
simultaneously maintaining the needs of the project. Additionally, with identified wetlands on
the proposed site, we are working to maintain and mitigate, where possible, in accordance with
local, state and federal guidelines in a manner that will achieve the desired outcome for all
parties.

Community Sustainability and Economic Vitality

The Comprehensive Plan recognizes that housing availability is a critical component
of economic sustainability. Providing affordable housing within the community helps maintain
a stable workforce, supports local businesses, and enhances the overall resilience of the local
economy.

The proposed development will provide housing opportunities for individuals and
families who contribute to the local economy but may otherwise be priced out of the housing
market. By allowing workers to live closer to their place of employment, the project supports
the Town’s goals of reducing commuting burdens, strengthening the workforce, and promoting
long-term community sustainability.

Conclusion

The proposed annexation and development of the property at 3053 Okatie Highway is
consistent with the guiding principles and policy objectives of the Town of Bluffton
Comprehensive Plan. The project advances the Plan’s goals by:

o Expanding affordable and workforce housing opportunities

e Supporting orderly and coordinated municipal growth

o Promoting efficient land use along established transportation corridors
o Strengthening economic sustainability and workforce stability

Through annexation into Bluffton, the Town will have the opportunity to guide the
development under its established planning and development framework, ensuring the project
contributes positively to the community and aligns with the Town’s long-term vision for
growth.



11. Estimate of current population of Annexation Area: 13
12. Current utility service providers:- Casey to confirm tomorrow 3/13
e Water & Sewer: Beaufort Jasper Water & Sewer Authority

e Telecom: Sparklight
e Electric: Palmetto Electric Cooperative Inc.



TOWN OF BLUFFTON
ANNEXATION
APPLICATION CHECKLIST

In accordance with the Town of Bluffton Annexation Policies & Procedures Manual, the following information shall be
included as part of an Annexation application submitted for review. This checklist is intended to assist in the provision
of the minimum documentation necessary to demonstrate compliance with Town of Bluffton policies and procedures.
Upon review of the submitted application by Town Staff, additional information may be required. The use of this
checklist by Town Staff or the Applicant shall not constitute a waiver of any requirement contained in the Annexation
Policies & Procedures Manual. Applicants are encouraged to work closely with Town Staff in preparing any application
prior to submittal.

Narrative.

1. Contact information for property owner(s), applicant, attorney and any other applicable consultant/firm.

2. If the applicant is not the property owner, a letter of agency from the property owner authorizing the applicant
to act on behalf of the property owner.

Reason for annexation request and anticipated benefits.

Parcel numbers and acreage of each.

Existing structure(s).

Current Special Districts (overlay, tax, and/or conservation).

Current Beaufort County Zoning District(s) and Land Use(s).

Proposed Zoning District(s) and Land Use(s).

Current versus Proposed Zoning District and Land Use Comparison.

e R I I L Pl i

0. Consistency with the Town of Bluffton Comprehensive Plan, Future Annexation Area Map, and Future Land Use
Map.

11. Estimate of current population of Annexation Area.

12. Current utility service providers.

Parcel Information.

Deed(s) recorded with the Beaufort County Register of Deeds.

Plat(s) recorded with the Beaufort County Register of Deeds.

Covenants and Restriction(s) recorded with the Beaufort County Register of Deeds.

Easement(s) recorded with the Beaufort County Register of Deeds.

Agreement(s) recorded with the Beaufort County Register of Deeds.

Any other Document(s) recorded with the Beaufort County Register of Deeds.

N AW I =

Location Map of proposed Annexation Area showing:
a) Existing Structures;

b) Current Beaufort County Zoning District(s); and
¢) Adjacent Property Owners.

8.  Zoning verification letter from Beaufort County providing:
a) Current Beaufort County Zoning; and
b) Special Districts such as Overlays.

9. Parcel History letter from Beaufort County providing:
a) Special Districts such as, but not limited to, Tax Increment Finance District, Assessment District, and Multi-
County Industrial Park;
b) Any application(s) submitted for the past 10 years and the current status of the application; and
c) Any zoning, land development, building, or county code violation(s) for the past 10 years and the current
status of the violation.

10. Photographs of:
a) Existing Structures and Land Use; and
b) Adjacent Property.

Town of Bluffton Applications Manual 10of2 Effective 11/10/2011



TOWN OF BLUFFTON
ANNEXATION
APPLICATION CHECKLIST

Concurrent Applications.

1. Zoning Map Amendment application and required submittal items.

2.  Other concurrent applications, as applicable:
a) Comprehensive Plan Amendment application and required submittal items;
b) Development Agreement application and required submittal items;
c) Concept Plan application and required submittal items; and/or
d) Master Plan application and required submittal items.

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL
ALL SUBMITTALS MUST BE COLLATED AND FOLDED TO 8-1/2" X 11"

By signature below I certify that I have reviewed and provided the minimum submittal requirements listed above,
including any additional items requested by the Town of Bluffton Staff. Any items not provided have been listed in the
project narrative with an explanation as to why the required submittal item has not been provided or is not applicable.
Further, I understand that failure to provide a complete, quality application or erroneous information may result in the
delay of processing my application(s).

Signature of Property Owner or Authorized Agent Date

Printed Name

Town of Bluffton Applications Manual 20f 2 Effective 11/10/2011
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COUNTY COUNCIL OF BEAUFORT COUNTY
Beaufort County Planning & Zoning
Multi Government Center ¢ 100 Ribaut Road
Post Office Drawer 1228, Beaufort, SC 29901-1228
OFFICE (843) 255-2170
FAX (843) 255-9446

March 9, 2026

Mr. Barry Johnson
10 Pinckney Colony Road, Suite 200
Bluffton, SC 29909

Re: Zoning Certification — R600 029 000 0006 0000
3055 & 3057 Okatie Highway, and 12 & 16 Davis Court, Bluffton

Dear Mr. Johnson:

This is to certify that the referenced property, located at various addresses, and further defined as
being in Bluffton Township is zoned T2-Rural (T2R). Please refer to the Community
Development Code for all other use information/development parameters at

www.beaufortcoun sc. ov -Planning — Community Development Code.

Zoning designations of abutting Properties: North — Davis Road, South — T2-Rural, East — T2-
Rural, West — Hwy 170. The property is subject to the Design Review Board.

To the best of my knowledge there are no known zoning code violations. Please confirm with the
Beaufort County Codes Enforcement Office.

Please contact the Tax Assessor’s office for information regarding Special Districts.

To the best of my knowledge special conditions (Family Compound Approval) were granted to
this site in 2023.

Zoning Permits 003700-2023 was issued for a Family Cluster Unit, and 003691-2023 was issued
for a mobile home replacement. (See Attached) Please refer to Division 2.7.40.1 Family
Compound Standards, Violations and Enforcement if the property is sold or leased to a
nonfamily member within five years of approval.

If I may be of further assistance, please do not hesitate to call me at 843.255.2173 or email me at
hillarva@bcgov.net

Sincerel ,

Hi A. Austin
Zoning & Development Administrator



Permit Number

Beaufort County, South Carolina ZONE-003700-2023

ZONING PERMIT

Community Development Administration Issue Date
08/10/2023
GPER IT
o St eet dd ess Dist ict
R600 029 000 0006 0000 12 DAVIS RD 600-BLUFFTON OUTSIDE
Development oning Dis ict
JAMES BUSH'S FAMILY COMPOUND CLUSTER UNIT T2R - RURAL
oved se
MOBILE HOME PLACEMENT
pplicant a e(s)
KYJUAN BUSH OR ANGELA JAMES
O ner Name(s)
BUSH JAMES
Conditions of Permit pp ¢ al
Approved By: ‘ Date: 08/10/2023

THIS PERMIT CERTIFIES THAT THE ABOVE NAMED HAS MET AND IS IN ACCORDANCE
WITH THE BEAUFORT COUNTY COMMUNITY DEVELOPMENT CODE.



Permit Number

Beaufort County, South Carolina ZONE-003691-2023

ZONING PERMIT

Community Development Administration Issue Date
08/07/2023
(0 I | PER IT
Pl St eet dd ess Dis ict
R600 029 000 0006 0000 16 DAVIS CT 600-BLUFFTON OUTSIDE
Develo ment me oning District
JAMES BUSH'S RESIDENCE T2R - RURAL
ppro ed Use
RESIDENCE (MOBILE HOME REPLACEMENT)
pplicant *'- "'
BUSH JAMES
O (s)
BUSH JAMES
Conditions of Permit pp o al
Approved By: Date: 08/07/2023

THIS PERMIT CERTIFIES THAT THE ABOVE NAMED HAS MET AND IS IN ACCORDANCE
WITH THE BEAUFORT COUNTY COMMUNITY DEVELOPMENT CODE.



Parcel Information in Support of Annexation Petition
regrading The Bush Family Properties, LL.C
[TIN: R600 029 000 0006 0000]

Parcel Information

1.

2.

Deed — 33 deeds — Please see attachments.
Plat — No recorded plats. See attached, unrecorded, Preliminary Plat of Survey of Subject
Property (8.94 +/- Acres), prepared by GeoPoint, Job No. 1004153, by Matthews
Johannessen, S.C. P.L.S. No. 42357.
Covenants & Restrictions: None
Easements: To Palmetto Electric Cooperative, Inc., dated 10/11/2011 and recorded
03/29//2012 in Book 3130 at Page 1963 (Beaufort County, Register of Deeds).
Agreements: None
Other Documents: None
Location Map of Proposed Annexation Area showing:

a) Existing Structures: TBD - will come from surveyor

b) Current Beaufort County Zoning: T2 Rural (T2R)

c) Adjacent Property Owners (now/formerly):

David A. Dominguez
R600 029 000 0027 0000

Juan Ramon Cruz Soriano & Judy Eloisa Bravo Aguilar
R600 029 000 008B 0000

Marion T. Davis, Jr.
R600 029 000 008C 0000

TGF Properties LLC
R600 029 000 0143 0000

William Reynolds Stewart
R600 029 000 0005 0000



The Palmettos of Bluffton LLC
R610 029 000 1925 0000

8. Zoning verification letter from Beaufort County:

a) Current Beaufort County Zoning — March 9, 2026 Zoning Certification letter from
Hillary Austin.

b) Special Districts such as Overlays — March 12, 2026 Barry Johnson letter to Assessor
— No response as of yet.

9. Parcel History letter from Beaufort County providing:

a) Special Districts such as, but not limited to, Tax Increment Finance District,
Assessment District, and Multi-County Industrial Park: - See above 8. b).

b) Any application(s) submitted for the past 10 years and the current status of the
application: - See above 8.a).

¢) Any zoning, land development, building, or county case violation(s) for the past 10
years and the current status of the violation: - See attached Report from Beaufort
County Codes Enforcement Office.
10. Photographs of:
a) Existing Structures and Land Use: To be provided
b) Adjacent Property: To be provided.
11. Other documents provide by Kimley Horn
a) Site Vicinity — 3/11/26
b) USGS Topography — 3/11/26
c) Aerial Imagery —3/11/26
d) USDA — NCRS Web Soil Survey — 3/11/26
e) NWI Features — 3/11/26
f) FEMA Flood — 3/11/26
g) LIDAR Imagery —3/11/26
h) Aquatic Resource Delineation (Lidar) — 3/13/26

i) Aquatic Resource Delineation — 3/13/26
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