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PRC}\{\E_S_,PI'IENDMEN&L GROWTH IS POSSIBLE
WHILE MAINTAINING AN AREAS RICH HISTORY

BY BEN YOUNG
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Bf'ffff l}'f (__.rfiq,ff‘_f;:.fn arguably e of the

moal  beautiful ooun-
ties on the'Enst Comst, The secretvnout and new resklents are
|::}|11i|i'[!"|_|1 droves. With an eye on how propery laxes ane hk}'-
mcketing in comsinl comamonities, leaders arg Working overtime
jov brace For the bount of the prowth, As the wagon tramns circle,

the easygoing pace they
nre irying o profect me-
muins intpct, thunks 10 &
number of inielligent ap-
promches (o planning new
development.

Former mavor of
Greenville Bill Workmin
wigs seduced by the chal-
lenge. The Charlesion
native Was AMONE Many
wondering how o main-
tuin the fmgile beauty of
the South Caroling coast
now thai if has suddenly
become so atiractive o
retirecs, commiders and
telecommuicrs  scarching
for a nice place o live,
when he ook the job as
Clry Manazger for the city
off Bluffron, popalation 3,500

Locpied just owiside Hilton Heasd
|eland, Bluffton has been o hoven for
artias and manners living in eccentric,
rura] hormony, with onrivaled beauty
along the unspoiled marshes. 'With the
recent ninexalion of Polmetio Bluff, &
¥ (MM)-acre 1l|.1.:l|-|J-.:l|J:IJ estile, thie -'il]. 'y
population will double to 7000, says
Workman, Eventually, 25 (00 people are
expecied 1o move here within 15 years,
ard theai mumbser miy double before i1 (s
11:"..'1.'!|1F:|J ol ODine would never et ]
that this is the fusicsl growing town in
the stale,

“ln our mam mothwest estuary,
you can still eal oysters right out of it,”
sayvs Workman, who resembles o larger,
grizzlier version of Pripp lsland's most
famous reshdent, Pai Conroy. "I we
can keep it pristing in the midst of the
growth, we'll be the only place in North
Amench where i can s thnt.”

The capes of Hibion Heod and Beaw-
fort are no less distinctive. This vear
marks the Seh annisersary of Sea Pines,

BEAUFORT COUNTY AT-A-GLANCE

Population:
Beaufort County, 135,725,
City of Baaufarl, 12.376;

Blufiian, 3.500:
Hilton Head lsland, 33 862

Median Family Incoma:
$52,704 (2002)

Unemployment rate:
4.5 parcent (January 2006)

Top five employers:
Hilton Head Medical Cenltar, 600;
Wal-Mart Storas, 530:
Hifton Haad Marriolt Gall and
Baach Resort, 520:

Tha Weetin Rasart, 450;
Crowne Plaza Rezart, 430

Soryy, v Crionfy Clammtes of Lot e

the smar-cool development by Charles Frazier that pui Hilion
Head on the map with firsi-rue residences and golf courses in
wilking disiance (o the white sund beach. Beasfort has pre-
served ong of the prettiest downiowns along the coast, and is
i cradle of the Cullah culiure so esseniial o the Low COETY
ulcntity,

And they are no bess
threptemed by sudden im-
pact. As Worknun puts i
“The whole Eastern Sea-
board iy umider pressure
from retiring Baby Boom:
ers by the millions, and
hundreds of thowsands of
half-backs moving back ap
from Florida x5 fer nomh
as Virginia Beach" Bad
wenller hoas chilled the
Chul [’ Consist real estale mar-
ket, and e carcfully pre-
served coasts of Georgia
and Soully Carolinn have
never looked beiier

Hilign Head Tslnnd
{pop. 13863 s also feel-

ing the pressure, but it is
primarily Bluffion, Beaw-
Port, ancd e ||||i||i.'|.rr|:~::u:|l|:v|]: Cistinty
.ﬂ|1'u|rl1mg the wowooimeers, |n addition
i retirees, nelghboring communitics
near Interstate 9% like Hardeevwille and
lakper Uounly ane booming with com-
maiers I:u;;u,l:n; 1o Savannash {just a T
i aweay ) el Charlestod {an b LTF]
the coast ), .:|n|J IJ||:. i.'llul.'lr}' = fl:l:lmF thic
over]low

Leaders are I.aLmF b app‘rllad't-
s ko dnll'utln; what could become a cri-
si5. With Sen Pines seiling the siandud
= the mroundabouts and off-road retmil
leashing to the commanty seemed for-
cign decades ago, RTT R ','Ill“'t-il]ﬂ' first
casler pon-pdoimobile  mascovering
= Hluffion s creating a similar “inker-
connecting s of self-sustaining wvil-
|.i|E:"\-,- LS Workman, and Beaufor s
surmmanding ity hisiore downbown dis-
et with mixed-uge urban (own cemlers
1o reduce irufhe congestson,

As iy & 4 0 residential unins
pre expected fo come onling in the pexi
two or three years in Beanfort, the
county seal af 12376 'Flr:tlplr. Whih o



beach along the marsh, historical ourism i the lifchlosd of
this economy {see sidebar), and protection is paramount. Ac-
commedniing pew residents wes o challenge that proved ir-
restatihle to would-be retiree Dick Stewart, a former Gwinnett
County entreprensir who sgw a chonce to pat infil] redevelop-
menk lessons lenrmed in the Georgia capital to good use here,

The resuli: Class A office space for the first fime in Beaw-
fert, mixed in with new condos ranging Trom $695 000 i 33
million near the city's historic district. A million plos squore
feet of retuil in the warks already includes classy names such
gt Talbot’s, ard an adjacent convention center may be jn the
works, Al Heaufort Town Center, 1211 Meweasile Stresi and
Jein Ribout Square, Stewart's 303 Associates s planning
ground foor retail with mid-rise condos in walking proximity
it the dovmntown, Government Center and Beaufort Memoral
Hapspital.

How did Stewart bring mixed wse o o “no-growih”
twown? Surpnsingly quickly. 1 retired in 1998, and began
consolidating property in 2000 says Stewarl "It went
relalively Fast. From Adlanta, | broughit the impact of sprawl,
and the effect of having shopping centers on the ouiskins of
a community, The county was inferesied in bringing in more
quality jobes And in the post-Katrina climate, we'ne negotinting
hard to mix in affordable howsing o bring prices down. There
are already savings, however, in the live-work-ploy mocdel = at
inday's prices, it tikes 5408 o month bo operde o vehicke. 1T
vl eliminate one car, that’s signdican,”

The redevelopment also resulted in the clean-up of a
brownfield site caused by hatteries left by the South Carolina
Department of Transportation, “That led o o bot of positive
feedback from surmonnding neighbors,”™ says Stewart, “By the
time ii's all over, we'll see about $ 100 million in revenue from
property that was producing very linle.”

An emphasis on preservition will benefit both Beanfort
and Bluffion in atwracting quality office sobs, “11% nice 1o be
abie 1 build on history withou! endermining i1, says Stevart.
“Hilien Head may be the most developed, but we™ve leamed
most from Savannah and Chareston, in 2rms of ryving 1o be
sensitive o our history,”

But the fourth, unincorporsted community massing in the
porthend of the county near 1-95 may be harder (o manage.
“There is o swurm of development in the outlying wren that
muny be rouble,” says Stewart, “There is u big risk if we don't
diversily our economy, A million new residents wre expected in
South Caroling over the next 15 veors,”

“Is et @ pew song,” says the former exccutive dimee-
o of Greater Beawfort-Hilton Hesd Economic Parnership,
Inc.,, Heather Simmons Jones, “When | worked as on odmin-
Biralor in o neighboring county, there was bots of lk aboys
service jobs and the need Lo improve wages. Then when the
Properly lax reassessment cume, some saw a 400 percent in-
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Providig Persomslized Financiel Solurions Themogfmes The Sourkeas?

crease. Besidents wint 0 know whit the county is going o
do. The answer is, beefl up your local iy bise 1o offsel the
burden on reskdential propery owners.”

Both Bloffion and Beaufor require stringem impact fees
om residentiul development, bat anly jobs cin absorb the im-
st of nonincorporated commer growth, The county may
have less than two percent of its tax base im minufacturing,
bt that muy be abous 10 change.



