COUNTY COUNCIL OF BEAUFORT COUNTY

BEAUFORT COUNTY PLANNING DIVISION

Beaufort County Government Robert Smalls Complex
Administration Building, 100 Ribaut Road, Room 115
Mailing: Post Office Drawer 1228, Beaufort SC 29901-1228
Phone: (843) 255-2140 * FAX: (843) 255-9432

PLANNING COMMISSION
THURSDAY, January 7, 2016
6:00 p.m.
Council Chambers, Administration Building
100 Ribaut Road, Beaufort, South Carolina

In accordance with South Carolina Code of Laws, 1976, Section 30-4-80(d), as amended, all local media was duly
notified of the time, date, place and agenda of this meeting.

1. COMMISSIONER’S WORKSHOP - 5:30 P.M.
Planning Office, Room 115, County Administration Building

2. REGULAR MEETING —6:00 P.M.
Council Chambers

3. CALL TO ORDER - 6:00 P.M.

4. PLEDGE OF ALLEGIANCE

5. CHAIRMAN’S REPORT

6. PUBLIC COMMENT ON NON-AGENDA ITEMS

7. SOUTHERN BEAUFORT COUNTY/DAUFUSKIE ISLAND PLANNED UNIT
DEVELOPMENT (PUD) MASTER PLAN CHANGE REQUEST FOR R800 027 00A 0076
0000, R800 027 00A 0076 0000, R800 027 00A 0076 0000, AND R800 027 00A 0076 0000
(179.99 ACRES KNOWN AS BLOODY POINT PLANNED UNIT DEVELOPMENT
(PUD); OWNER/APPLICANT: BLOODY POINT PROPERTIES LLC / AGENT: MARK
BAKER, WOOD+PARTNERS INC. (backup)

8. OTHER BUSINESS
A. Next Meeting — Monday, February 1, 2016, at 6:00 p.m.

9. ADJOURNMENT
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MEMORANDUM

TO: Beaufort County Planning Commission
FROM: Tony Criscitiello, Planning Director
DATE: January 4, 2016

SUBJECT: Request to Amend the Bloody Point PUD, Daufuskie Island

A. BACKGROUND:

Case No. ZMA-2015-15

Applicant/Owner: Bloody Point Properties, LLC/ Mark Baker

Property Location: Daufuskie Island

District/Map/Parcel: R800-027-00A-0076, 0078, 0085, and 0092

Property Size: 180 acres (includes golf course and supporting community

amenities) within a 337-acre PUD
Future Land Use Map: Neighborhood/Mixed-Use
Current Zoning District: ~ Planned Unit Development (PUD)
Proposed Zoning District: PUD — Amended

B. SUMMARY OF REQUEST:

The Bloody Point (Daufuskie Island Club) PUD was approved by Beaufort County in 1989.
Through subsequent amendments, this PUD is currently approved as shown on the attached
Master Plan, dated July 23, 2007, for 199 single-family dwelling units (0.6 du/ac gross), 7,500
sg. ft. of commercial space, a cemetery, and an 18-hole golf course and supporting club facilities.

The owner of 180 acres of this PUD, which includes the golf course and amenities, would like to
amend the Master Plan to redevelop the golf course and club area into two districts: (1) an “Inn
District” that would include a 120-room inn and 50,000 sg. ft. of commercial space, and (2) a
“Residential/Hospitality District” that would permit 150 single-family, duplex, and triplex units
scattered throughout the current golf course. These units may also be converted to hospitality
units for use with the inn.

C. ANALYSIS: Section 7.3.40 of the Community Development Code states that a zoning
map amendment may be approved if the proposed amendment:

1. Is consistent with and furthers the goals and policies of the Comprehensive Plan and the
purposes of this Development Code.
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The Bloody Point PUD is designated Neighborhood/Mixed Use on the Beaufort County
Future Land Use Map (2010). This category is primarily intended for residential
development at modest densities with supporting neighborhood retail establishments. It
includes all of the existing PUDs on Daufuskie Island.

In the Daufuskie Island Plan (2011), which is an appendix of the Comprehensive Plan,
Bloody Point, Melrose and Haig Point PUDs (see attached Sector Analysis Zone map), are
identified as being within a G5 Conventional Infill / Retrofit Sector. This sector is intended
over time to retrofit conventional residential and commercial developments into transect-
zoned, pedestrian-friendly developments that blend into the rest of the island.

The Island’s vision as it is established in the Plan is attached. It essentially calls for
traditional settlement patterns and architecture in keeping with a rural coastal island and
National Historic District. Development is to be concentrated around two ferry embarkation
sites. To have the proposed residential units spread out along the golf course area in a
meandering fashion instead of a rigid lot pattern will give the new development a semi-rural,
village-like character, which is more in keeping with the spirit of the Daufuskie Island Plan.
The proposed residential density for these 180 acres is one unit per acre (gross), which is
consistent with the rural-zoned areas of the Island.

2. Is not in conflict with any provision of this Development Code, or the Code of Ordinances.
The proposal does not conflict with the CDC or Code of Ordinances.

3. Addresses a demonstrated community need.
The proposal does not address a demonstrated community need.

4. s required by changing conditions.

The application states that the golf course is currently “under-performing,” and that the
proposed amendment will “help enhance [property] values.” The application does not make
the case that this proposal is required by changing conditions.

5. Is compatible with existing and proposed uses surrounding the land subject to the
application, and is the appropriate zone and uses for the land.

The property subject to this request is located in the center of the Bloody Point PUD. It is
bounded on the west by Mungen Creek, on the north by Pappy’s Landing Road and
residential lots along River Road (typically ¥2-ac), on the east by Beach Road, and on the
southeast by residential lots along Fuskie Lane (typically ¥%2-ac) and ocean-front lots
(typically 1 ¥2-ac). The proposed development would consist of a 120-room inn, and single-
family, duplex, and triplex units on minimum 3,000 sg. ft. lots, which is a substantial change
from what is currently platted and developed. The applicant mitigates some of these
incompatibilities by providing “generous internal open spaces,” which includes greenways,
lagoons, and tidal marshes separating existing single-family lots from the proposed
development. The applicant has agreed to follow the existing Architectural Review Board
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D.

Guidelines for Bloody Point with the exception of building sizes and amount of open space.
The application includes a letter from the Bloody Point Club Property Owners Association in
support of the proposed amendment to the PUD.

Would not adversely impact nearby land.
See response to item #5.
Would result in a logical and orderly development pattern.

The proposed changes to the development plan are in keeping with the “resort” character of
the Bloody Point development. The proposed clustering of small units throughout the golf

course property will enhance the eventual conversion of this development to transect zones

and a pedestrian-friendly environment as envisioned in the Daufuskie Island Plan.

Would not result in adverse impacts on the natural environment — including, but not
limited to, water, air, noise, storm water management, wildlife, vegetation, wetlands, and
the natural functioning of the environment.

Per Section 1.6.60 of the CDC, any development within Bloody Point PUD will be required
to comply with all current County stormwater and resource protection standards. Based on
the information presented in the application, the proposed development is determined not to
have adverse impacts on the environment.

A traffic impact analysis (TIA) indicates that the rezoning request to a higher intensity will
not adversely impact the affected street network and infrastructure in the higher zoning
classification.

The County Traffic and Transportation Engineer determined that a TIA is not necessary as
the development is self-contained and will generate very little traffic of consequence. The
application states that boat and ferry access to Bloody Point are provided at the Bloody Point
Dock and Landing located on Mungen Creek. Transportation within Bloody Point is largely
via golf carts, bicycles, and walking paths.

RECOMMENDATION:

After review of the guidelines set forth in Section 7.3.40 of the Community Development Code,
staff recommends approval of the requested amendment to the Bloody Point PUD with the
following conditions:

E.

1.
2.

ATTACHMENTS:

Rezoning Application
Zoning Map
Bloody Point PUD Master Plan
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Amendment to the Bloody Point Planned Unit Development (PUD)
to include R800 027 00A 0076 0000, R800 027 00A 0078 0000, - e P
R800 027 00A 0085 0000, and R800 027 O0A 0092 0000 (a s e e e
179.99-acre portion of the 337.1-acre tract)

Amendment Parcels

R800 027 00A 0076 0000

R800 027 00A 0076 0000

R800 027 00A 0076 0000

a8
e

R800 02

1,000 1,500 2,000
Feet




MBINED PUD Proposed i . . . - i o
CO DP ZONE "Pl',’{}’[‘)’"' e vs. Q&‘:‘e‘ "‘,’;:i‘l‘f" Through a separate zoning action and the creation of two new districts(zoning districts
FOR Aproyed 9&10), 165 units have been transferred from the Eigleberger Tract to the Melrose Tract and 2
DAUFUSKIE ISLAND RESORT SSS&’&% 659DUs | 824DUs | +165 | +6680 | 449DUs halve been Fansfen:ec! to the. Bloody Point Tract. In addi.tion, l_nodiﬁcation of the Melrose and
PLANNING DISTRICT T e Bloody Point PUD's is contingent upon the following stipulations:
BLOODY POINT s | 199 DUs +2 +337.1 | 166 DUs o o ) . )
BEAURORT COUNTY. 1)Non-Residential resort facilities, including the inn(s), shall count towards the commercial square footage of the
SOUTH CAROLINA TOTAL 856 1023 167 £1005.1 615 development. Inn rooms shall also count towards the residential density at a rate of 2.5 rooms equal 1 dwelling unit.
P — DUs DUs DUs DUs The maximum height of the inn shall be 55 feet.
DAUFUSKIE ISLAND PROPERTIES 2)Institutional residential shall count ds the residential density at a rate of 2.5 beds equal 1 dwelling unit. MELROSE
o IRECOREREVE. 3)Perimeter buffers shall be increased to 50 feet for multi-family, mixed use development or commercial Dauﬁxskiemnnd
WoodPartners Inc. A& development. CP Ordinance Section 10
e avers
4)Building height shall be din d: with the Standard Building Code as adopted by Beaufort County g
(RPN =) it (i.e., measured from the vertical distance from grade plan to the average height tof the hlghut roof surface). " Sl g, K. “
fis L 4 s ""’“"
JULY 23,2007 5)For idential uses, the gross floor area ration (FAR) shall be 0.50, the minimum landscaped o 4?‘ P'L"‘ Bl
surface ratio (LSR) shall be 0.10. THERE IS NO LONGER A
6)Zone 14 (Bloody Point) shall be used for single-family detached development only. ZONE 1 (ML). ALL NUMBERING
7)Zone 15 (cemetery site) shall not be used for residential devel The devel agrees to to provide OF PARCELS BEGINS WITH
previously agreed to access for visitors to the cemetery, and to maintain the cemetery including, where necessary, the ZONE 2(M) INTENTIONALLY.
construction of erosion control devices.
8)All development shall meet the Resource Protection Levels of the ZDSO Table 106-1814 for "All Other Districts” ZONE 2 M) 21.2ac
(Column 5). The developer shall abide by all local, state, and federal standards with regard to setbacks, protection of APPROVED PUD:
wetlands, river buffers, beach/dunes, and other provisions of Article VII such as Barrier Island Beach-Dune Lighting * A portion of Parcel D Future Developm
Standards. Maintenance Area, Staff Housing;-Solid W

Site, Commercial

9)Development within Zone 8-(M) shall be in accordance with the attached Conceptual Master Plan dated June 22, * 34 DUs Approved
2007, provided that all P gar tacks, buffers, tree ion, etc., can be PROPOSED PUD:
achieved without harm to ﬁ'agxle h/d of Daufuskie Island, as d ined by the County’s * 40 DUs; 20,000 SF Commercial

o All uses allowed by PUD, plus Institutional

Residential and Multi-Family

ZONE 3 (M) 16.0ac
APPROVED PUD:

* A portion of Parcel D Future Development

e 18 DUs Approved

PROPOSED PUD:

* 18DUs

Single Family

ZONE 4 (M)

Development Review Team and OCRM.

10)Zone 3 M shall be limited to single-family residential development.

28.6ac

APPROVED PUD:

o Parcel D Future Development
e 25 DUs Approved
PROPOSED PUD: unchanged
ZONE 5 (M)

9.8ac

APPROVED PUD:

e Parcel C Future Development
e 14 DUs Approved
PROPOSED PUD: unchanged
ZONE 6 (M)

‘APPROVED PUD:

e Parcel B Future Development
e 18 DUs Approved
PROPOSED PUD: unchanged
ZONE 7 (M)
APPROVED PUD:

e Parcel A Future Development
e 14 DUs Approved
PROPOSED PUD: unchanged
ZONE 8 (M)
APPROVED PUD:
* Melrose Club
e 152 DUs Approved

PROPOSED PUD:

341 DUs; 300,000 SF Commercial

10.8ac

EIGELBERGER TRACT
Daufuskie Island
CP Ordinance Section 9

ZONE 13 (B) 1.7ac
APPROVED PUD:

o Lighthouse (Multi-Family)

e 12 DUs Approved

PROPOSED PUD: unchanged

ZONE 12 (B)
APPROVED PUD:

e Ocean Village

e 15 DUs Approved: Cottages

ZONE 14 1.9ac
APPROVED PUD:

e Boat Dock (Multi-Family)
e 5DUs Approved
PROPOSED PUD:

e 5DUs

Single Family

6.7ac

7.9ac 125.2ac

ZONE 15 (B),~ 1.0ac
APPROVED PUD:
o Cemetery Site (Multi-Family)

PROPOSED PUD:

20 DUs; 7,500 SF Commercial

3 DUs‘Approved . Siqglc Family, Multi-Family: Cgp?mercial. . S, T B e
PROPOSED PUD: 0 DUs Mixed Use, Ancillary Uses/Facilities Riorsation, hash OIb: Coriroial
» . =
3.0ac Conference Center, Single Family,
ZONE 16 (B) 1.3ac %P(lZRNOEVElDlP Multi-Family, Ancillary Uses/Facilities
:‘P {l;g‘lltl;:gll:gD: e Lots 70-75 Attached (Multi-Family)
e 2DUs Approved e 12 DUs Approved
PROPOSED PUD: unchanged PROPOSED PUD: unchanged
» ZONE 10 (B) 8.3ac
/' APPROVED PUD:

e Lots 1-4 Attached (Multi-Family)
e 16 DUs Approved

ZONE 17 (B)
APPROVED PUD:

o The Point BLOODY POINT MELROSE i g (SRARGSCATS ~\ZONE 8-III (M) 58.2ac
e 6 DUs Approved 337.1 AC 668.0 AC PROPOSED PUD:

PROPOSED PUD: unchanged

& &

PROPOSED PUD: unchanged ZONE 8-1 (M) 20.0ac
PROPOSED PUD:
ONE 9 (B) e 56DUs
APPROVED PUD: o Single Family, Multi-Family
é) o Sandy Lane Side (Multi-Family) ZONE 8-11 (M) 47.0ac
2 e 36 DUs Approved PROPOSED PUD:
PROPOSED PUD: unchanged e 130 DUs

Single Family, Multi-Faimly, Ancillary Uses/Facilities

155 DUs (includes 300 Inn rooms at 2.5 rooms per DU)
All proposes PUD uses within Zone 8-M

. Composite Map taken from digital data provided by Thomas & Hutton Engineering (file name: Daufuskie Planning Exhibit (05-10-06).dwg, dated: 05-10-06). 2. Composite Map b
Beaufort County 11-25-98. 4. Bloody Point PUD approved land use and DUs taken from the Daufuskie Island Club Conceptual Master Plan, dated 03-16-89 and revised by Beaufort

7 L daval

ased on sketch of existi and not from as built surveys. 3. Melrose PUD approved land use and DUs taken from Melrose Master Plan, dated 11-01-98 and approved by
county Council 03-27-95. 5. Zone 13 (B) appmved and permitted DUs per 1/10/07 meeting with Beaufort County Planning Staff and DRT.




BLOODY POINT

PLANNED UNIT DEVELOPMENT
ZONING MAP AMENDMENT

DAUFUSKIE ISLAND, SOUTH CAROLINA
Submitted: November 24, 2015

REVISIONS
for Planning Department Binders
Submitted: December 9, 2015
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BLOODY POINT
PLANNED UNIT DEVELOPMENT

ZONING MAP AMENDMENT
DAUFUSKIE ISLAND, SOUTH CAROLINA
Submitted: November 24, 2015

Revisions List

November 30, 2015
e Narrative
o Section 17, ARB Guidelines, Building Setbacks & Height Restrictions table
= Single Family Detached and Attached Minimum Lot Width changed to 50-feet from 75-
feet.
=  Single Family Detached and Attached Maximum Density changed to 1 DU/Acre from
2DU/Acre.
*  Exhibit A, Bloody Point Existing Conditions Map
o Key: No changes.
o Map: Delineations for flood zones were updated per FEMA FIRM
map # 450025-0138-D, revised 9/29/1986.
o Map Labels: Verified for correct base flood elevations per FEMA FIRM
map # 450025-0138-D, revised 9/29/1986.
=  Exhibit C, Bloody Point Proposed Land Use Map
o Key: Density revised to 1 DU/Acre from 2DU/Acre.
o Map: No changes.
o Map Labels: No changes.

December 3, 2015
e Table of Contents
o Application added
o Application Attachments added
* Narrative
o Section 17, ARB Guidelines, Building Setbacks & Height Restrictions table
= Single Family Detached and Attached Maximum Height changed to 36-feet from 44-feet.

December 8, 2015
= Narrative
=  Exhibit B, Bloody Point Conceptual Master Plan

o Key: Bike Trails added to Open Space label.

o Map: Open space envelfope adjacent to River Road lots expanded to add 5-acres. The proposed
road through this area of the plan was re-routed and cottage units were shuffled to
accommodate the increased area for open space.

o Map Labels: Bike Trails added to Open Space labels.

e Exhibit C, Bloody Point Proposed Land Use Map
o Key: Land Use Type acreage adjusted.
=  Res/ Hospitality, Inn and ROW updated to 112 acres from 117 acres.
=  Tidal marsh Lagoons and Open Space updated to 68 acres from 63 acres.
o Map: Land Use areas updated to reflect changes noted above in the Conceptual Master Plan.
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BLOODY POINT
PLANNED UNIT DEVELOPMENT

ZONING MAP AMENDMENT
DAUFUSKIE ISLAND, SOUTH CAROLINA
Submitted: November 24, 2015
Revised: December 3, 2015

NARRATIVE STATEMENT

A. The Property

Daufuskie Island is one of a series of Atlantic Sea Islands along the eastern seaboard of the United
States. The Island, comprising of a total of approximately 5,000 acres is located in Beaufort County,
South Carolina. The Island is endowed with nearly 11 miles of ocean, sound and Intracoastal
Waterway frontage. Daufuskie has evidence of habitation four or five thousand years ago. While
Spanish sailed near the Island in 1520, it was not until 1740 that King George Il of England bestowed
on David Mongin an Island in the area known as “Daufuskie”. The Island, smaller than Hilton Head,
is located less than a mile to the south across Calibogue Sound. Much like its larger neighbor to the
north, Daufuskie Island has enjoyed a rich history as an active plantation and farming community
during the Nineteenth Century and into the early Twentieth Century. Beaufort County and Daufuskie
Island are located within The Gullah/Geechee Cultural Heritage Corridor, adding cultural richness to
the island. The unique location of Daufuskie in this histaric corridor, its position between Hilton
Head and Savannah, and the lack of a bridge have all been factors in the preservation of its historic
and rural qualities. These qualities have allowed the Istand to serve as an alternative to the more
developed destinations nearby.

The Bloody Point Planned Unit Development is a +/-337.1 acre tract located on the southern tip of
Daufuskie Island with frontage on the Atlantic Ocean and the Mungen Creek. Bloody Point
Properties, LLC owns and operates community amenities, dock and ferry service, golf facilities and
parcels within Bloody Point PUD totaling +/-180 acres. These parcels, owned by Bloody Point
Properties, LLC, are located in the center of the Bloody Point PUD and is bounded on the west by
Mungen Creek, on the north by River Road residential lots and Pappy’s Landing Road, on the east by
Beach Road, and on the southeast by Fuskie Lane and residential lots. Pappy’s Landing Road
provides vehicular access to Bloody Point and the community entrance, which is located at the
intersection of Bloody Point Drive and Pappy’s Landing Road. There are three roads within Bloody
Paint including Bloody Foint Drive, River Road and Fuskie Lane. All three roads are owned and
maintained by the Bloody Point Club Property Owners Association. Boat and ferry access to Bloody
Point are provided at the Bloody Point Dock and Landing located on Mungen Creek. This landing has
internal vehicular access to Fuskie Lane. Transportation within Bloody Point is largely
accommodated by golf carts, bicycles and walking paths. Gasoline vehicles are generally limited to
service vehicles and community transportation vehicles, shuttles, vans and busses.

For additional information on the Planning District refer to Exhibit A, Existing Conditions.



intent of the Planned Unit Development Zaning Map Amendment
For this section, please refer to documents in Exhibit 8, Site Plans.

The intent of this Zoning Map Amendment for the Bloody Point Planned Unit Development is to
modify development rights for the central portion of the PUD for parcels currently owned by Bloody
Point Properties, LLC to allow hospitality uses, commercial uses, single family attached and detached
uses and recreational uses. As indicated above, the PUD designation already exists for Bloody Point.
The parcels owned by Bloody Point Properties, LLC are located within the Bloody Point PUD and are
primarily used as an existing golf course, including an eighteen-hole golf course, golf clubhouse, cart
barn, inn, associated amenities, boat dock and ferry landing, beach access, swimming pool and other
supporting club facilities. The current golf course operation is under-performing, as such the
proposed alternate land uses can help enhance values. The proposed conceptual master plan,
Exhibit B, allows for single family detached and attached dwelling units including single units, duplex
units and triplex units totaling up to 150 dwelling units. Consideration may be taken to convert
these to hospitality units for use with the inn. The proposal also includes an inn/hotel with up to 120
rooms and up to 50,000 sf of commercial space, open spaces with linear park, leisure trails,
boardwalks, fishing docks and overlooks, a ferry landing and dock and pier, a nature center and a
local food production farm and vineyard.

In order to accommodate a flexible mix of land uses in traditional village-like settlement patterns
reflecting the planning principles native to the low country as outlined in the Daufuskie Island Code,
this application is being submitted to provide for suitable and responsible planning and
development of the property. Infill dwelling units are carefully placed in a relaxed, low density
manner overlooking internal and external natural assets including tidal marshes, existing and
proposed lakes, open space and greenways. Connectivity is an essential component of this plan
which includes a comprehensive greenways and trails system linking both existing and proposed
dwelling units across the community with the centrally located inn district and village core.
Generous internal open spaces including greenways, lakes and tidal marshes separate existing home
sites from proposed development while providing key pedestrian and bicycle connections to the
village core while enhancing value.

This plan proposes a relaxed village-like setting drawing from Daufuskie Island’s unique qualities and
characteristics while offering an alternative to conventional golf oriented amenity communities and
resorts across the region. This plan supports the development of a viable and successful community
with an emphasis on creating an alternative destination that builds on active, nature based
recreation and protection and sustainment of the Property’s cultural and natural resources.

It is intended that the plan will allow for flexibility to accommodate specific site conditions,
environmental assets, physical constraints, market conditions and design parameters. Accordingly,
the exact location of boundary lines within tracts, the location of land uses indicated within planning
areas and preliminary design concepts for tracts described herein shall be subject to change.
Development phases within the planned area will be submitted for final plan review over the life of
the development and minor changes are allowed, provided that maximum densities and land use
quantities are not exceeded within the overall development plan. Major changes in the plan
including increases in overall density or land uses, will require additional PUD Zoning Map
Amendments.



C. Master Plan

1

Proposed Arrangement of Land Uses

Refer to Exhibit B, Bloody Point Conceptual Master Plan.

Boundary Survey

Owner will be required to complete boundary survey prior to developing parcels.
Refer to Exhibit O, Boundary Survey for supporting documents.

Adjacent Parcel Land Uses

Refer to Exhibit E, Existing Lot, Roads, Rights-of-Way and Land Uses.

Site Plan

Refer to Exhibit B, Bloody Point Conceptual Master Plan.

Topographic Survey

Refer to documents in Exhibit F, Topographic Survey.

Existing & Recorded Streets

Beach Road is owned by Bloody Point Properties, LLC, and no changes will be made to this road.
Bloody Point Drive, River Road and Fuskie Lane are owned by Bloody Point Club Property
Owners Association. Bloody Point Drive will have minor modifications made to it to
accommodate proposed improvements.

Refer to Exhibit E, Existing Lot, Roads, Rights-of-Way and Land Uses and Exhibit K, Number 8,

letter from Bloody Point Club Property Owners Association, and Exhibit B, Bloody Point
Conceptual Master Plan.

Existing & Recorded Lots

Refer to documents in Exhibit E, Existing Lot, Roads, Rights-of-Way and Land Uses.
Proposed Land for Public Facilities
N/A.

Proposed Street Layout

Refer to Exhibit B, Bloody Point Conceptual Master Plan.



10. Traffic Impact Analysis

Traffic studies are not warranted nor necessary for this application since the majority of traffic in
the community is limited and via golf cart. There is limited motor vehicle traffic on Daufuskie
Island and the primary mode of transportation for residents within Bloody Point is now, and will
be in the future, by golf cart or shuttle system. Off-island traffic is not impacted by the
proposed PUD zoning map amendment. The current ownership provides ferry service.

11. Stormwater Management, Water & Sewer Plans

a) Stormwater Management Plan

The existing storm water management system for Bloody Point includes a combination
of interconnected wet detention ponds, grassed swales, and gently sloping open spaces
to filter and attenuate storm water runoff from the existing development. Final
discharge of storm water runoff from Bloody Point is conveyed through the
interconnected wet detention ponds before reaching the adjacent critical area.

As additional development is introduced to Bloody Point, the existing system will be
supplemented with additional facilities and BMPs meeting current OCRM and Beaufort
County storm water management standards.

Refer to Exhibit G, Bloody Point Drainage Master Plan.
b) Potable Water Plan

Daufuskie Island Utility Company, Inc. provides potable water and fire flow to the
existing development at Bloody Paint. The water supply and distribution system is
comprised of four deep wells_with a total pumping capacity of 2,600 gallons per minute.
Each well site includes a 10,000 gallon hydropneumatic storage tank. The distribution
system is comprised of 107, 8”, and 6” diameter water mains located generally within
road right-of-ways.

Refer to Exhibit H, Bloody Paint Water Master Plan.
c) Wastewater Collection, Treatment and Disposal

Daufuskie Island Utility Company, Inc. manages wastewater collection, treatment, and
disposal for Bloody Point. The collection system is comprised of gravity sewer, pump
stations and manifolded force mains. The system was designed with multiple pump
stations to limit the depth of gravity sewer mains. A series of pump stations collects
wastewater flows from their respective services areas. A manifolded force main
network conveys wastewater from Bloody Point to the Bloody Point {f/k/a Daufuskie
Island Club) Wastewater Treatment Facility {the "BP WWTF") located in the northwest
corner of the Eigelberger tract. The proposed redevelopment of the golf course will
extend gravity sewer form an existing pump station and proposes the addition of on\e



new pump station to manifold into the existing forcemain within Bloody Point Drive
right-of-way.

At the BP WWTF, the wastewater is treated and routed through an aeration lagoon and
seven day holding pond. To meet the demand of the proposed development an
upgrade to the existing treatment plant is proposed to include additional aeration.

When treatment is completed, the effluent is conveyed back to Bloody Point for spray
disposal on the Bloody Point Golf Course. Redeveloping the golf course will eliminate
the effluent spray field while increasing the demand for effluent disposal. A
combination of surface spray disposal within the Grand Lawn and underground drip
disposal throughout the community is proposed to address the effluent demand.

Refer to Exhibit |, Wastewater Master Plan.

12. Overlay District Boundary

13.

14.

N/A

Comments from Affected Agencies

Comments from affected agencies, if any, will be addressed when received.

If required, the Owner will be responsible for conducting necessary archeology and
environmental studies prior to beginning development.

Refer to Exhibit K, Agency Letters.

Proposed Ownership and Maintenance

a)

b}

Rights-of-Way

Rights-of-way now existing, or to be constructed or improved shall be owned and
maintained by the Owner and/or an affiliate or property owners association now existing or
hereafter established in the area containing such rights-of-way. Except as otherwise herein
described, all public roads used by the Owner shall continue to be the property and
responsibility of the County.

Drainage Systems

Drainage systems now existing, or to be constructed or improved shall be owned and
maintained by the Owner and/or an affiliate or property owners association now existing or
hereafter established in the area containing the drainage systems, Except as otherwise
herein described, ail public drainage systems used by the Owner shall continue to be the
property and responsibility of the County.



15,

16.

17.

c) Water & Sewer Systems

Water and sewer service is provided by Daufuskie Island Utility Company, Inc. Water and
sewer infrastructure now existing or hereafter constructed or approved by the Owner
and/or the Resort shall be either retained and maintained by the Owner or an affiliate or
turned over to the utility company.

d) Open Space Systems

Open space shail be owned and maintained by the Owner and/or an affiliate or property
owners association now existing or hereafter established in the area containing such open
space.

e) Amenities

All amenities now existing, or to be constructed or improved shall be owned and maintained
by the Owner and/or an affiliate. There is currently no plan to turn over any amenity to any
property owners association existing or proposed to be created.

f) Covenants, Conditions and Restrictions

The Owner will work with the Bloody Point Club Property Owners Assaciation (POA) to
amend the Bloody Point Covenants, Conditions and Restrictions (CCR) to include the new
owners in the POA and make available memberships to new amenities if offered such as a
beach club and/or a ferry boat service.

Proposed Phasing and Schedule of Development

To be provided by the Owner prior to development.

Proposed Phasing & Time Schedule for Lands to be Dedicated for Public Facilities

N/A.
ARB Guidelines
The existing Bloody Point ARB Guidelines generally apply, with the following exceptions.

Site planning standards for new development within the Bloody Point PUD Amendment are
proposed as follows:
a. Building sizes for single family detached and attached dwelling units shall be minimum
850 square feet per unit.
b. Freestanding hospitality units, cabins or casita square footages will be provided by the
Owner prior to development, but could range between 300 SF and 850 SF.
c. Inn or hotel room sizes will be provided by the Owner prior to development.
d. Total open space shall be a minimum of 35% of total acreage (35% of 180 acres equals
63 acres minimum). Open space includes internal greenways, lakes, ponds, internal tidal
marshes and wetlands.



Building Setbacks & Height Restrictions:

Min. Min. Min. Min. | Min. | Min. Max Max
Site Lot Lot Street | Side | Rear Hei h-t Densi-
Area Area Width { Yard | Yard | Yard g ty
Single Family Detached/ 3,000 ) ) ) ' ‘ 1
Attached n/a SF 50 15 10 15 36 DU/Acre
(Single, Duplex, Triplex)
2
I r 4 ’
nn/Hotel Acre nfa nfa 15 nfa | 15 48 n/a
Commercial n/a n/a 50° 10 10 15’ 44’ n/a

Nate: Building heights are to be measured from the finished floor elevation of the first floor
level which shall not exceed five feet above the minimum FEMA base flood elevation.

18. Letters of Utility Capability and Intent to Serve

Refer to Exhibit J, Letters of Utility Capability and Intent to Serve.

19. Statement Describing Character of and Rationale for PUD

Refer to Narrative Section B, intent of the Planned Unit Development Zoning Map Amendment.

20. Letter in Support of PUD Zoning Map Amendment from Bloody Point Club Property Owners

Association

Refer to Exhibit K, Number 8, letter from Bloody Point Club Property Owners Association.

END OF NARRATIVE




EXHIBIT A
Existing Conditions Exhibits:

1. Bloody Point Existing Conditions Plan
Dated: November 30, 2015
Full size copy has been submitted separately.

2, Stormwater Master Plan
for Daufuskie Island Resort Planning District
Prepared by: Thomas & Hutton
Dated: November, 2006
Has remained unchanged.
Full size copy has been submitted separately.

3. Water Distribution Master Plan
for Daufuskie Island Resort Planning District
Prepared by: Thomas & Hutton
Dated: November, 2006
Has remained unchanged.
Full size copy has been submitted separately.

4, Wastewater Master Plan
for Daufuskie Island Resort Planning District
Prepared by: Thomas & Hutton
Dated: November, 2006
Has remained unchanged.
Full size copy has been submitted separately.
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EXHIBIT B
Site Plan Exhibits:

1. Bloody Point Conceptual Master Plan
Dated: December 8, 2015
Full size copy has been submitted separately.

2. Aerial with Proposed Roads Overlay
Prepared by: Thomas & Hutton
Dated: November 16, 2015
Full size copy has been submitted separately.
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EXHIBIT C

Proposed Land Use Plan
Dated: December 8, 2015
Full size copy has been submitted separately.
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EXHIBIT D
Boundary Survey Exhibits:

1. Bloody Point Boundary Survey
Prepared by: Southeastern Surveying, Inc.
Dated: 1988
Has remained unchanged.

Full size copy has been submitted separately.

2. Bloody Point Project Parcels Map
Dated: November 24, 2015
Full size copy has been submitted separately.

3. Deed for Bloody Point Properties, LLC
Dated: July, 2011
Deed Book 3082, Page 1981.
Has remained unchanged.

(6 pages)
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Project Parcels
RBOO 027 00A 0076 0000

Bloody Point Properties LLC
176.30 Acres

R800 027 00A 0078 0000
Bloody Point Properties LLC
Approx. 2.0 Acres

R80O 027 00A 0085 0000

Bloody Point Properties LLC
0.75 Acres

R800 (27 00A 0092 0000

Bloody Point Properties LLC
0.949 Acres

TOTAL AREA: +/- 180 ACRES
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BEAUFORT COUNTY SC - ROD

RECORDED BK 03882 PGS 1981-1985
2011 Sep -14 09:31 AM FILE NUM 2011245875
Mrpere &P Brvus @9/07/2011 11:905:83 AM
BEAUFORT COUNTY AUDITOR REC’D BY P BAXLEY RCPT# 655747

RECORDING FEES 11. 0@

STATE OF SOUTH CAROLINA )
) TITLE TO REAL ESTATE
COUNTY OF BEAUFORT } TMS: R800-027-000-0022-0000,
R800-027-00A-0076-0000,
R800-027-00A-0078-0000,
R800-027-00A-0085-0000,
R800-027-00A-0087-0000,
H800-027-00A-0092-0000
KNOW ALL MEN BY THESE PRESENTS, THAT I, BRIAN J. McCARTHY,
(hereafter the “Grantor’) in the State aforesaid, for and in consideration of the sum of
TEN AND 00/100, ($10.00) DOLLARS AND NO OTHER CONSIDERATION, to me in
hand paid at and before the sealing of these Presents by BLOODY POINT
PROPERTIES, LLC (hereinafter the "Grantee”) whose address is c/o Brian J.
McCarthy, 9390 Old Southwick Pass, Alpharetta, GA 30022, in the State aforesaid, the
receipt whereof is hereby acknowledged, have granted, bargained, sold and released,
and by these Presents do grant, bargain, sell and release, subject to the easements,
restrictions, reservations, and conditions set forth in the legat description below, unto
the said BLOODY POINT PROPERTIES, LLC, its successors and/or assigns, forever,
in fee simple, the following described real property, to-wit:
SEE EXHIBIT “A” attached hereto and incorporated herein.
SAID properties are conveyed subject to all applicable covenants,
conditions, restrictions and easements of record in the ROD Office for

Beaufort County, South Carolina, and to the Beach Act Disclosures
contained in Exhibit “B” attached hereto.
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The properties conveyed herein are the same properties conveyed to

Brian J. McCarthy by Deed from Daufuskie Island Properties, LLC, dated

June 17, 2011 and recorded on June 22, 2011 in Book 3066 at Page 3364

in the Office of the Register of Deeds for Beaufort County, South Carolina.

THE within Deed was prepared in the Law Offices of Ruth, MacNeilie &

Knudsen, P.A., P.O. Box 5706, Hilton Head Isiand, South Carolina 29938,

by Michael K. Knudsen, Esquire.

TOGETHER with ali and singular, the Rights, Members, Hereditaments and
Appurtenances to the said Premises belonging or in anywise incident or appertaining.

TO HAVE AND TO HOLD, afl and singular, the said Premises unto the said
BLOODY POINT PROPERTIES, LLC, its successors and assigns, forever, in fee
simple.

AND |, the within Grantor, do hereby bind myself, and my heirs, executors and
administrators to warrant and forever defend, all and singular, the said Premises unto
the said BLOODY POINT PROPERTIES, LLC, its successors and Assigns, against me

and my Heirs and against every person whomsoever lawifully claiming, or to claim, the

same or any part thereof.

Book3082/Page1982



WITNESS our hands and seals this‘z"'“‘ day of 4“% , 2011,

SIGNED, SEALED AND DELIVERED
IN THE PRESENCE OF:

FtdiP RSt ﬁ«

itness 2 Brian J. McCarthy

IR ew g

/N‘étary Witness

STATE OF G(ﬂ-«n “

COUNTY OF _é«_.‘%

=

ACKNOWLEDGMENT

e ot

l, the undersigned notary public, do hereby certify that the within named Brian J.
McCarthy, personally appeared before me this day and acknowledged the due
execution of the foregeoing instrument.
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EXHIBIT “A”

Parcel 1. HB00-027-000-0022-0000 (1.98 acres, Tract A, Bloody Point)

All that certain piece, parcet or tract of land sltuate, lying and being on Daufuskie Island, Beaufort County,
South Caralina, containing 1.98 acres, more or less, known and described as Tract “A", Bloody Point on a
plat of the Lands of the Estate of Morton Deutsch and Surfside Deveiopment Company prepared by
Matthew M. Crawford, SCRLS #9756, dated March 25, 1988, last revised July 21, 1988, and recorded
July 28, 1988 in the ROD Office for Beaufort County, South Caralina, in Plat Book 35 at Page 223. Fora
more detailed description as to courses, metes and bounds, etc., reference may be had to said plat of
record.

Parcel II: R800-027-00A-0076-0000 (176.30 acres, Bloody Point Golf Coulse)

All that certain piece, parcel or tract of land situate, lying and being on Daufuskie Island, Beaufort County,
South Carolina, containing 176.30 acres, more or less, and being more particularly shown and desctibed
as the "Golf Area" on a plat of Bloody Point Golf Course & Facillities, prepared by Boyce L. Young,
SCRLS #11079, dated May 16, 1990 and revised on March 27, 1997, recorded i the ROD Office for
Beaufort Counly, South Carolina in Plat Book 61 at Page 5A. For a more detailed description as to
courses, metes and bounds, etc., reference may be had to said plat of record.

Parcel Il R800-027-00A-0078-0000 (Riverfront Lot and Cemetery Access)

All that certain piece, parce! or tract of iand situate, lying and being on Daufugkie Island, Beaufort County,
South Carolina, shown and described as the "Riverfront Lot lIl, Cemetery Access and Parking Easement”
and Lot Il on a plat of Bloody Point Goif Course & Facilities, prepared by Boyce L. Young, SCRLS
#11079, dated May 16, 1990 and revised on March 27, 1997, recorded in the ROD Oftice for Beaufort
County, South Carolina in Plat Book 61 at Page 5A. For a more detailed description as to courses, metes
and bounds, etc., reference may be had to said plat of record.

Parcel iV: R800-027-00A-0085-0000 (0.75 acres, Parcel H, Bloody Point)

All that certain piece, parcel or tract of land situate, lying and being on Daufuskie Island, Beaufort County,
South Carolina, being shown and designated as Parcel "H" containing 0.75 acres and a portion of the
right-of-way for Bioody Point Road located to the southwest of Parcel "H" on a plat entiled A Plat of
Bloody Point Golf Course & Facilities, prepared by Thomas and Hutton Engineering Co., certified by
Boyce L. Young, SCRLS #11079, recorded in the ROD Office for Beaufort County, South Carolina in Plat
Book 39 at Page 40. For a more detailed description as to courses, metes and bounds, etc., reference
may be had to said plat of record.

Parcet V: RB00-027-00A-0087-0000 (5.83 acres Future Development, River Rd. R/W)

All that certain piece, parcel or tract of land situate, lying and being on Daufuskie Island, Beaufort County,
South Carolina, containing 5.63 acres, more or less, designated as FUTURE DEVELOPMENT and being
more particularly shown and described on a plat of Bloody Point Golf Course & Facilities, prepared by
Boyce L. Young, SCRLS #11079, dated May 16. 1990, revised March 27, 1997, and recorded in the ROD
Office for Beaufort County, South Carolina, in Plat Book 61 at Page 5. For 2 more detalled description as
to courses, metes and bounds, efe., reference may be had to said plat of record.

Parcel VI: R800-027-00A-0092-0000 (Lot A-2, Founders Cottage Tract)

All that certain plece, parcel or tract of land situate, lying and being on Daufuskie isiand, Beaufort County,
South Carolina, containing 0.949 acres, more or less, and being more particularly shown and described
as Lot A-2 Founders Cottage Tract, a portion of Daufuskie Island Club property on a plat prepared by
Boyce L. Young, SCRLS #11079, dated January 31, 1997, and recorded in the ROD Office for Beaufort
County, South Carclina in Plat Book 61 at Page 6. For a more detailed description as to courses, metes
and bounds, etc., reference may be had to said plat of record.
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EXHIBIT “B”
BEACH ACT DISCLOSURE STATEMENT

Pursuant to S.C. Code Ann. §48-39-330 (1976), as amended, the Seller discloses to the
Purchaser that the Property or a portion thereof if or may be subject to statutory
regulation imposed by The South Carolina Coastal Zone Act of 1977, 5.C. Code Ann.
§48-39-10 et seq. (1976), as amended by the South Carolina Beach Management Act,
S.C. Code Ann. §48-39-270 et seq. (1976) (hereinafter collectively called “the Acts”).
The Acts involve, and may subject the Property to, the creation and existence of interim
and final baselines, setback lines, the velocity zone and an erosion rate, all as is more
fully defined in the Acts. Part or zll of the Property is or may be located seaward of the
setback line, the minimum setback line or interim baseline, and has an eroslon rate, all
as determined by the Office of Ocean and Coastal Resource Management of the South
Carolina Department of Health and Environmental Control, formarly the South Garolina
Coastal Council (hereinafter, “OCRM"). All or part of the Property is or may be within
the velocity zone as determined by the Federal Emergency Management Agency. The
Acts may also restrict the Purchasers’ rights to build, repair or rebuild structures con the
Property. No structure may be constructed seaward of the setback lines without a
permit issued by OCRM. Pursuant to the Acts, the locations of the baselines and
interim and final setback lines are subject to change. The methodology utilized in
determining the exact location of the setback lines and baselines on the Property and
the current applicable erosion rate may be obtained from OCRM. The methodology
described above must be utilized in a case-by-case, property-by-property manner in
order for an exact, surveyed determination to be