
Jasper County, South Carolina

POINT  SOUTH
County Improvement District Plan

November 2010





P o i n t  S o u t h  C o u n t y  I m p r o v e m e n t  D i s t r i c t  P l a n

1

J a s p e r  C o u n t y ,  S C

 

Financing Analysis  14

With assistance from:
            

                                                                       P. 678.738.7763
               Atlanta | Royal Oak | Grand Rapids | Indianapolis
               www.lslplanning.com

Contents

Acknowledgements

Community Planning Consultants

Introduction   2

 

Public Involvement  4

 

Infrastructure Evaluation 6

Redevelopment Plan 8
Land Use

Conceptual Development Layout

Implementation Measures

Infrastructure Improvements



2

P o i n t  S o u t h  C o u n t y  I m p r o v e m e n t  D i s t r i c t  P l a n

The Point South area of Jasper County South Carolina is where I-95, an interstate 
highway running the entire length of the U.S. Atlantic coast, meets Route 17, the 
main route for those traveling from the south to Charleston and from the north to 
Beaufort and Parris Island.  U.S. 17 is expected to receive increased traffic due to cur-
rent road expansions from Gardens Corner to Charleston, a creation of a more direct 
and freer flowing connection between I-95 and Charleston.  

To create a new vision for development and ensure present and future businesses 
to benefit from tourist-related travel, the County sought the expertise of a consult-
ing team of LSL Planning and Thomas and Hutton to create the Point South County 
Improvement District Plan. The goal of this effort was to develop the overall strategy 
by which the County may carry out improvements within the project area to increase 
tourism, enhance vitality, prevent deterioration and preserve the tax base at the Exit 
33 interchange.  Challenging aspects of the project - poor access to Route 17 and 
unsafe traffic conditions; lack of road, sidewalk and storm sewer infrastructure; a 
haphazard development pattern; and marginal aesthetic appeal – revealed a need 
for comprehensive strategic planning.

The task was to develop a subarea, or County Improvement District (CID), plan for the 
I-95/Route 17 interchange, an area that has struggled to develop in the fashion origi-
nally envisioned.  Originally designed by Charles Fraser, developer of the Sea Pines at 
Hilton Head Island, Point South holds tremendous potential for redevelopment and 
expansion of land uses. Drawing upon the many historic landmarks in the area, and 
acknowledging local maritime influences, Point South is being planned to accom-
modate both commercial and tourist traffic and provide a hub for future research, 
development and corporate offices that will support the regional economy, including 
the Parris Island and Charleston areas.

Introduction
Overview 

Opportunities and Constraints
Key Opportunities 

•	Centrally located in region with good access and high traffic counts
•	Tourism attractions -Frampton House, Carolina Cider Store, area his-

tory, campgrounds, etc.
•	Recreation opportunities (add regional attractions)
•	High visibility from adjacent highways/interchange (improve image)
•	Widening of Route 17 to four lanes near Charleston
•	Existing merchant’s association in place with land available to 

develop (establish improved standards for new development, joint 
promotion, operations and maintenance by business owners)
•	Excess capacity in utilities can support expansion/new development
•	Proximity to regional employers (defense facilities, shipping ports) 

Key Constraints 

•	Worn and uninviting signs, buildings & sites along highway frontage
•	Poor access into and between sites
•	Lack of coordinated parking for tractor trailers
•	Wetlands throughout study area
•	Road conditions and lack of recent public improvements
•	Natural features/vegetation limit visibility from northbound traffic on 

I-95/interchange
•	Lack of local population in area to support businesses
•	Not pedestrian-friendly
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Study Area 
Point South is comprised of 675 acres of 
land: 150 acres on the north side of U.S. 
17 and 525 acres on the south.  Hotels, 
mini-marts and drive-through restau-
rants are located on the north side of U.S. 
17.  Land uses on the south side include 
restaurants, motels, mini-marts, an of-
fice building and miscellaneous retail 
uses.  Point South also has potential for 
increased tourism activity with an historic 
attraction (the Frampton house which 
dates back to the 1700’s) beautiful natural 
amenities (the headwaters Pocotaligo 
River) and two camp grounds.  These 
attractions are supplemented by the 
Carolina Cider Company which is located 
just east of the study area on U.S. 17.

The consulting team worked with the 
County to reverse unsafe road condi-
tions through alternative road designs, 
access management and streetscape, 
and will assist them in the creation of 
a County Improvement District to help 
fund needed infrastructure, all the while 
maintaining a focus on the ever-present 
historical underpinnings and deep-root-
ed history that has made Jasper County 
what it is today.  Design guidelines will 
require high-quality building materials 
and design characteristic of the area, and 
a variety of land uses from senior housing 
to office to general commercial, will be 
encouraged to create an attractive and 
sustainable development.

Vision & Goals
Jasper County and the Point South CID Steering Committee established the fol-
lowing vision and goals for the Point South CID.  These resulted from an extensive 
public involvement process; please see page 4 for more details.

Vision Statement  

“To have an attractive, safe, well lit and landscaped interchange that is visually 
appealing, due to quality architecture and landscaping, and also attractive to 

business, residents and visitors due to the mixture of uses, local attractions and 
great accessibility from the highway.”   

Goals

•	Identify existing infrastructure deficiencies and capacities.
•	Develop a plan that promotes tourism and benefits local businesses, by creat-
ing a sense of place for Point South and establishing a common theme with 
architecture, landscaping, lighting, and signage.
•	Ensure that impacts of additional traffic on U.S. 17 are minimized through 
shared entry drives and cross-access between sites.
•	Provide guidance to prospective developers (and to the County who will review 
site plans) by adopting a set of development guidelines (and zoning regula-
tions) that address the above mentioned themes.
•	Identify financing mechanisms to implement plan & infrastructure improve-
ments.
•	Create a mixture of uses. 

Relation to Jasper County’s Comprehensive Plan
The 2007 Comprehensive Plan notes that tourism and economic development are 
priorities for Exit 33 as a large volume of tourists and thru travelers on I-95 repre-
sent an important tourist market to be developed. This request implements a key 
Economic Development Chapter goal of the Plan by:

•	Maintaining policies necessary to attract the identified businesses to Jasper Co.
•	Undertaking Tourism Development Planning. 

Point South is also an important “Development District” in the Comprehensive 
Plan that is anticipated to have “mixed uses that may include retail centers, busi-
ness parks and other uses related to tourism services.”  The Point South County 
Improvement District Plan is intended to be adopted as an appendix to the Jasper 
County Comprehensive Plan; this plan carries out the key objective:

“Designate areas that are under development pressure as special study areas and 
prepare a land use plan to guide and direct new development that meets the criteria 
set forth in this amendment to the Comprehensive Plan. Two of the districts that 
should be considered immediately are Point South and the Levy-Limehouse districts.” 

The Lowcountry and its citizens played an important role during the final years of the struggle for 
American independence.  The trailhead at the Frampton House in Point South is central to several 
historically significant sites in the Lowcountry Region:  

•	Skirmish sites and the temporary state capital in Colleton County
•	British army bivouacs and a battle site in Jasper County
•	Graveyards and encampment locations in Hampton County
•	Forts in Beaufort County
•	Key river crossings throughout the region

Lowcountry Revolutionary War Trail
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Looking to make the Point South Improvement District Planning process as open 
and inviting as possible, a multi-level public involvement effort was undertaken.  The 
goal was to keep the public involved throughout the process and obtain input for the 
consulting team and county officials during the improvement district planning effort. 

The Steering Committee was established of individuals representing several orga-
nizations that approached County Staff in the fall of 2009 with a request to plan for 
improvements in the Point South area and establish a special assessment district to 
finance the projects.

Steering Committee Kick-Off Meeting
The project began in January 2010 with a kick-off session with the Point South CID 
Steering Committee, which consists of business and property owners along with 
county and regional officials, and the general public.  They were first asked to identify 
the strengths and weaknesses of the district and then list possible improvements 
that would result from the plan.  The group was then asked to develop a “vision” for 
the future on the interchange, which is ideally what it will be like in 20 years.  

Some of the strengths of the interchange include: being centrally located in the re-
gion; the existence of mixed land uses; availability of vacant land for growth and a full 
range of utilities with future capacity; proximity to military installations; a cohesive 
steering committee; and great road access, including expansion of Highway 17 to 
Charleston.  Some of the weaknesses include: poor identity/branding, including the 
lack of a web site; traffic safety on Highway 17; a limited area residential population; 
and poor road and site maintenance in the district.  

Some of the improvements desired by the group include an upgrade of the roads, 
including public ownership and future maintenance; improved traffic control/
safety along Highway 17; better directional signage through a wayfinding program; 
improved landscaping, both for the roadway and individual sites; improved lighting; 
and better pedestrian access/circulation.  At the conclusion of the meeting, the Steer-
ing Committee had established the ultimate vision for the interchange (see Vision).

Focus Group Meetings 
A series of smaller focus groups meetings were also held in January 2010 with prop-
erty owners, developers and utility representatives to obtain more specific comments 
that might not be obtained at a larger public session.  These meeting confirmed 
some of the points made during the larger group session and also offered insight into 
additional development possibilities for the interchange.  Participants also stressed 
the numerous advantages for future development and the need to be flexible and 
accommodate a variety of land uses.

Steering Committee
Members: 
•	Member 1
•	
•	Member 2
•	
•	Member 3
•	
•	Member 4
•	
•	Member 5
•	

Public Involvement
Steering Committee

The Steering Committee Kick-Off included a 
vision and goals brainstorming session.

The Frampton House property was part of an original King’s Grant to the Frampton family in 
the 1700s.  In 1993, Wymann Boozer, a Columbia developer, donated the Frampton House 
to the Lowcountry Tourism Commission for the creation of the Lowcountry Visitor’s Center 
and Museum thereby assuring restoration of the old farmhouse and the preservation of the 
magnificent old oaks that frame the building and the Civil War earthworks in the backyard 
(erected by Robert E. Lee’s troops in defense of the important railroad supply line for the 
Confederacy from Savannah to Charleston). The Lowcountry & Resort Islands Tourism 
Commission has moved its offices into the upstairs of the Frampton House and the downstairs 
now serves as the Lowcountry Visitor’s Center and Museum.  Their mission is to promote the 
economic development of the Region through a formal program of tourism promotion in 
Beaufort, Colleton, Hampton and Jasper Counties.”

Frampton House | Lowcountry Visitors Center and Museum
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Tour of Interchanges
A mobile tour of various interchanges was held with steering committee members 
to review existing conditions at Point South, discuss preliminary consultant observa-
tions and identify the likes/dislikes of other interchanges off I95.  There was a general 
consensus of the participants that high-quality design standards were needed for 
future development along with better signage for highway entries and businesses in 
Point South.  

2nd Steering Committee Meeting/Public Open House
Based upon the information received at the previous meetings, a second steering 
committee meeting and public open house were held in March of 2010. Findings of 
the January kick-off sessions were presented to the steering committee along with 
the proposed format for the open house to be held later that evening.  The CID com-
mittee members were in agreement with the consultant findings from the previous 
meetings and found the open house presentation boards to be acceptable.  

Later that day a public open house on the project was held and the general public 
invited.  An Open House is an interactive drop-in session for the public that allows 
them to learn about the planning process, ask questions, and give comment. Infor-
mation is presented through graphic displays that give attendees an opportunity 
to evaluate solutions being considered and respond to specific questions at each 
station.  Those who attended the public open house provided valuable input to 
both the steering committee and consulting team as they looked to move forward 
with plan preparation.

Final Steering Committee Meeting
In June 2010 a final meeting was held with the steering committee and interested 
public. The consulting team presented preliminary findings for the study and 
discussed public improvements and possible phasing with the group.  Participants 
offered suggestions for the final report but were generally supportive and very en-
thusiastic about the work.

Planning Commission Presentation
At the televised June 2010 Jasper County Council meeting the consultants made a 
presentation on the Point South project that included an overview of the process, a 
re-cap of the public involvement efforts, a scope of the planning project, a detailed 
presentation of the draft plan along with project phasing and a discussion about the 
tax increment financing process.  Several questions and comments were presented 
by Planning Commission members and they were supportive of both the process 
and the direction the planning process was taking.     

YOUR TIME WILL HELP DETERMINE THE FUTURE OF POINT SOUTH!!!
Jasper County cordially invites you to the Point South public open house. 

Drop in anytime between 4:30 p.m. and 6:30 p.m. and stay as long as you like. 

Interactive stations will be set up for you to view the Point South Interchange Plan information, 

ask questions, and give input on land uses and redevelopment you would like to see. 

Your comments will be used by the consultant team and County as they prepare the

Point South Interchange Plan for Jasper County. Tuesday, March 23, 2010 County Administration Building 
Council Chambers Third Avenue Ridgeland, SC  29936 4:30-6:30pmDrop in any time andstay as long as you’d like!

For additional information please contact David Jirousek, AICP, Planning Director at 843-717-3661

or djirousek@jaspercountysc.gov 

     Public Involvement: Public Open House
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Early in the planning process, Thomas and Hutton was retained by the County to as-
sess infrastructure in the study area and evaluate the need for specific improvements 
to support new development plan (see Appendix for full report).  They reviewed the 
roads, drainage, sewer, water and other related utilities.

It should be noted that in general, existing infrastructure in the CID study area was 
designed and constructed (under in the early 1970s to the south and 1980s-1990s to 
the north.  Considering much of the infrastructure has reached or is nearing the end 
of its service life, the infrastructure is generally in fair condition.

Highways and Access
Kings Highway (U.S. Route 17), the primary means of access to the CID, connects the 
I-95 corridor (which borders the CID on the west) to coastal destinations including 
Charleston and Beaufort.  Under the jurisdiction (which effects access permits, main-
tenance, and design) of the South Carolina Department of Transportation (SCDOT), 
these key corridors have significant average daily traffic figures: I-95 serves 41,000 
vehicles and U.S. 17 serves over 10,000 (2008 SCDOT data). Generally, the pavement 
of U.S. 17 is in good condition, under maintenance by the SCDOT.  

It appears that adequate auxiliary lanes exist on US 17 for access into the Point South 
CID area at the intersections at Yemassee Drive and Tullifinny Lane.  There are cur-
rently seven access points providing access to the north of U.S. 17 and four accesses 
providing access to the south of U.S. 17 within the Point South CID study area.  Defi-
ciencies and needs noted for access management along U.S. 17 include:

•	Plan to retrofit properties with excess drives/no cross-access.
•	Potential signalization based on development patterns.
•	Cross-access between sites to reduce the need to drive onto a road or highway to 
access another nearby business, including a rear service drive for north commer-
cial (between U.S. 17 “frontage” and rear sites) and continue/connect frontage road 
south of U.S. 17 to connect properties.
•	Need for auxiliary lanes (left turn/u-turn lane) into driveways along U.S. 17.

 
Local Roads and Non-Motorized Facilities

While the local roads throughout the study area were found to be in fair to good con-
dition, most are in need of replacement and exhibit signs of cracking and have been 
patched or still have potholes.  The pavement edges are generally in poor condition, 
in large part due to the parking of tractor trailers at the edge of the road.  Some roads 
are not paved and would need to be upgraded to accommodate increased traffic 
volumes.  No bicycle or pedestrian facilities are located in the Point South CID study 
area.  Residents and visitors to this destination were observed using local streets and 
roadside shoulders along U.S.17 to travel between destinations.  

Natural Features
The natural features of the CID are typical of the Low Country: undeveloped areas are 
mostly a wet, densely wooded mixture of pines and hardwoods.  Some areas within 
the CID study area exhibit very mature tree growth that should be protected to the 
maximum extent practical.  The tract contains approximately 242 acres of wetland 
and 20 acres of lagoons. The Pocotaligo River is within close proximity to the project 
area and could provide a destination and future attraction to Point South visitors and 
residents.    There is also an existing pond between the campgrounds that should be 
preserved and perhaps retrofitted for storm water attenuation and treatment.

Infrastructure Evaluation
Current Amenities | Anticipated Needs

Existing pond between the campgrounds is 
an asset for a recreational/tourist district.

Highway signage geared to through traffic 
should be replcaed with Point South signage 
that includes local attractions and regional 
wayfinding.
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Drainage

The Point South CID study area is part of the Pocotaligo River Basin.  The Pocota-
ligo River discharges into the Broad River and ultimately into the Atlantic Ocean.  
All stormwater generated from the site ultimately flows into the Pocotaligo River 
located southeast of the CID.  The property’s primary conveyance for stormwa-
ter runoff consists of a network of roadside swales, larger man-made ditches 
and culverts, which flow into natural freshwater wetland systems and ultimately 
discharge into the Pocotaligo River.  Deficiencies in the system include lack of 
maintenance to drainage features (clogged pipes and swales), lack of a stormwa-
ter management and treatment system (i.e. detention, water quality, etc.) before 
discharge into freshwater wetlands.

Potable Water
Potable water service is currently provided to the Point South area by Beaufort-
Jasper Water and Sewer Authority (BJWSA).  The potable water system capacity 
appears to be easily expandable for future development.  Deficiencies noted for 
the potable water system include existing water mains are not “looped” to maxi-
mize water pressures, fire hydrants need to be adjusted to grade, and an upsize in 
water distribution mains may be warranted to maintain desired water pressure.

Wastewater
Sanitary Sewer service is currently provided to Point South by BJWSA.  There are 
two waste water pumping stations in Point South that transport wastewater to 
the Point South Wastewater Treatment Plant (WWTP) at the southernmost extent 
of the of the CID preliminary study area. The WWTP has a capacity of 600,000 Gal-
lons per Day (GPD) and presently receives an average daily inflow of 150,000 GPD.  
This data translates into a capacity to handle approximately 1,500 additional resi-
dential equivalency units (REU).  As future development occurs, the system may 
need an upsize in gravity main, force main, and pump size to handle excess flows.     

Electric and Natural Gas Service
South Carolina Electric & Gas (SCE&G) currently provides power to the Point South 
CID study area.  Natural Gas is not currently provided to Point South but could be 
extended by SCE&G from existing line one mile away as development occurs.

Telecommunications
There are two existing Fiber Optic Lines along U.S. 17.  One fiber optic line is 
operated by Palmettonet, and another is operated by Hargray Communications.  
Hargray Communications, Comcast, and CenturyLink provide a combination of 
voice, video, and data services to Point South.  See Exhibit J-“Existing Telecommu-
nications Exhibit” for utility locations provided by Hargray Communications. 

Lighting
Decorative street lighting, overhead pole lighting, and interstate interchange 
lightning are all present at various locations within the Point South CID prelimi-
nary study area.  Interchange lighting facilities were installed approximately 8 
years ago and are located adjacent to the northbound exit ramp from I-95.  This 
system of larger concrete pole-mounted overhead lighting is present along the 
majority of U.S. 17 frontage of the CID area.  On the local streets within the CID, a 
system of decorative and overhead power pole lighting is present.  The installa-
tion of the decorative lighting was a recent initiative of the Point South Merchant’s 
Association.  Each developed commercial parcel within the CID preliminary study 
area has its own lighting, but the disconnected development pattern still hinders 
the ability to exhibit a sense of “place.”

An REU is equivalent to 300 gallons 
per day which is the wastewater 
anticipated from a single family 
residential unit. 

Existing drainage pond and water tower in 
place on the south side of U.S. 17.

Interchange lighting facilities dominate the 
streetscape entering Point South from I-95.
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REDEVELOPMENT PLAN

Community Planning Consultants

MAP 1: LAND USE

DISTRICTS
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Based upon input received from the public involvement sessions and analysis by the consulting team, a multi-
step redevelopment plan was created for the district that identifies future land uses (see below and map on 
previous page), truck parking areas (see page 10), and infrastructure improvements (see page 12).  Together, 
these components comprise a road map that will guide future improvement efforts to realize the vision of this plan.  It is impor-
tant to stress that a key theme throughout this planning process was the need to provide flexibility in land uses to allow the plan 
to respond to market demands, especially for the larger tracts behind the U.S. 17 frontage properties.  Transformations in the 
regional and global economies make it difficult to predict practical development activity for the coming years.  

Redevelopment Plan

High-Tech/Office/Industrial
“Clean” research and development, manufacturing, assembly, warehous-
ing and distribution, other light industrial, offices, and supporting land 
uses; no “smokestack” uses.

Areas with highway visibility have highest importance to viability of 
interchange area as a node of high quality industrial and office develop-
ment.

Major Highway Commercial
Major businesses that serve regional community and highway users.

“Big Box” Retailers with complementary uses, including Supercenters 
(General Retail, Home Improvement, Electronics), ‘Destination’ Stores 
(Sporting Goods, Home Furnishings), and other regional draw stores.

High-quality building and site design of these areas key to Point South 
image.  Walkable design with access to pocket parks, hotels.

Corridor / Neighborhood Commercial
Corridor commercial uses such as restaurants, hotels, smaller scale retail, 
and strip malls, to serve highway traffic, including retail and service uses.  

Certain areas called out as optimal for hotels and restaurants; others 
for a mix of neighborhood-oriented retail such as grocery stores or dry 
cleaners to serve the nearby high intensity residential uses and hotels.

Walkable design and amenities, especially near residential and hotels. 

Public Destinations/Facilities
Public, government, or tourism uses.

Includes historic sites/attractions, Lowcountry Visitors Center, govern-
ment offices, and public park spaces.

All public areas should be accessible and connected to the greatest ex-
tent possible to all areas in and near Point South, especially residential, 
hotels, and neighborhood commercial uses.

Resort/Recreation/Open Space
Areas with potential for expansion/addition of resort facilities (camping/
RV sites, hotels, and motels) and construction of recreation attractions 
(golf course, nature preserve) that may serve tourists, regional commu-
nity, and/or local residential development. 

Design of sites should incorporate natural features and historical assets 
to support unique Point South identity.

High Intensity Residential
Higher density, multi-family residential with walkable design.  Could in-
clude a mix of attached single family, townhomes, lofts, and apartments 
for rent and to own. 

Public spaces within and adjacent to these areas should be given 
prominent, convenient locations for access by residents and Point South 
visitors.

Low Intensity Residential
Clusters of single family detached or attached homes designed to mini-
mize impacts to natural areas.

Future Land Use
As shown on Map 1 (see left), a series of seven future land use 
categories have been identified for the district.  The majority of 
the property fronting U.S. 17 is designated as Corridor Commer-
cial, which supports current retail commercial development.  An 
area designated on the map as “Restaurant Row” to the west of 
the existing hotels is identified as a prime location for future sit-
down eateries due to great visibility and access from I95.  Some 
of the property on the north side of the road to the rear of the 
U.S. 17 frontage is designated as Major Highway Commercial.  
The intent is to attract large retail operations such as a Cabella’s 
or Wal Mart to provide more shopping opportunities for both 
visitors and residents in the region.

A small amount of High-Tech Office Industrial is located on the 
southernmost edge of the district on Point South Road but the 
remainder is to the rear of the Corridor Commercial on both 
sides of U.S. 17. Since the district is intended to be a mixed-use 
development, a significant amount of high- and low- intensity 
residential is located on the south side of the road on property 
know as the Frampton Tract. The remaining land in the district 
is designated as either Public destinations/Facilities or Resort/
Open Space.  The goal is to build upon the tourist attractions that 
include the Frampton Plantation House and two different camp 
grounds.  These facilities draw visitors from the highway and will 
benefit from the addition of complimentary uses.

FLU | CATEGORIES

DISTRICTS
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Conceptual Redevelopment Layout
As part of this plan, the project team developed a map that indicates the location of 
future buildings and sites to better depict potential buildout of the district’s key rede-
velopment sites in the next  20 years (can be found in the Appendix).  It aided in the 
preparation of tax increment financing tables found later in this plan by approximat-
ing the square footage, and hence taxable value, for future development.  This plan 
also provides a vision to ensure future infill development is compatible with, and will 
enhance, current structures and sites.  Although some of the current buildings and 
sites are ripe for redevelopment, the plan focuses on development of primarily va-
cant sites.  The plan still lends itself to redevelopment of individual site as the market 
dictates regardless of new construction being shown.

Another important outcome of crafting a concept that shows building footprints is to 
establish a more accurate estimate of the amount of new development, by land use, 
at full buildout of the plan.  The ground-checked estimates for the key redevelop-
ment sites are listed in Table 2 (see next page) along with building cost estimates. 

This plan also took into account the general location of wetlands in the district and 
the resulting limitations on development.  Land on the north side of U.S. 17 is im-
pacted more by estimated wetlands than the south side because it limits the amount 
of High-Tech Office/Industrial Development possible.  Wetlands on the south side of 
U.S. 17 are more extensive but can be incorporated into the recreation theme of the 
neighboring campgrounds.  

Potential Sites for Truck Parking
As discussed in the Key Constraints section of this plan, the scattered and uncoor-
dinated parking of tractor trailers throughout the district has a negative impact on 
future improvements and development.  There is a tremendous need for attractive, 
organized and safe parking areas to preserve road surfaces and eliminate the visual 
impact of scattered truck parking; the Potential Truck Parking Map below shows pro-
posed locations and conceptual layout for two public truck parking lots of 20+ trucks, 
on either side of U.S. 17 located close to I-95 ramps.

 Mid-block crosswalks

Restaurant choices
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Implementation Measures
Design Guidelines

To facilitate an improvement in the appearance of South Point, a series of design 
guidelines were drafted that, when adopted, will govern both new development and 
redevelopment with substantial changes to existing sites. Quality development gen-
erally leads to new investment, so the goal is to gradually upgrade the image of the 
area with design guidelines that tie into zoning requirements. This manual will pro-
vide the County, design professionals, property owners and the business community 
with a comprehensive set of standards to consider when preparing, reviewing, and 
approving development proposals in Point South.  It also assures potential investors 
that new projects will be held to a uniform, consistent development standard.        

As the intent behind the Point South CID is to create a high-quality, mixed-use 
development that reflects positively on the image of the interchange, the goals and 
objectives on page 3 will be used as the basis for the design guidelines.

Zoning Ordinance Changes
To establish a regulatory framework for implementation, the project included draft-
ing a Point South Overlay District.  When enacted, the district will guarantee a stan-
dard of development consistent with the vision, goals, and objectives herein.  More 
specifically, the language includes specific standards for the following key factors:

•	An appropriate mix of uses within developments and the district as a whole.
•	Flexibility in application of the land use concept areas, but with careful consider-
ation of appropriate transition and buffering where appropriate.
•	Requirements for construction of needed infrastructure as part of developments.
•	Provision of high-quality, preservation-minded landscaping and site design.
•	Requirements for cross-access and service drives for safe, efficient access.

 
A Flexible, Dynamic Plan

The Point South County Improvement District Plan is a dynamic document that is 
intended to be amended by County Council from time to time based on recom-
mendations of the Steering Committee and Planning Commission. The plan can be 
revised based on: the County’s future ability to finance improvement; the need for 
further flexibility of land use and map amendments; incentives needed for prospects; 
or desire to re-prioritize and/or add projects.

Land Use Development Estimates
Land Use  Acres Square Feet Cost Per SF SF Est Bldg Cost
HiTech/Light Industrial/Office Park 60.3 603,000 SF 150$                   603,000       90,450,000$             
Highway Commercial 32.7 327,000 SF 110$                   327,000       35,970,000$             
General Corridor Commercial 57.2 -$                           

North Hotels Area 8.8 600 Rm 4 Hotels 140$                   360,000       50,400,000$             
Restaurant Row 5.4 4 Restaurants 170$                   20,000         3,400,000$                
Other 43 430,000 SF 110$                   430,000       47,300,000$             

Frampton Senior Housing 3 25,000 SF 133$                   25,000         3,325,000$                
Frampton High Intensity Residential 250 Units 145$                   300,000       43,500,000$             
Other High Intensity Residential (20 DU/AC) 9 180 Units 145$                   216,000       31,320,000$             
Frampton Single Family Residential 180 Homes - - 39,600,000$             
Hospitality Node 11.4 150 Rm 1 Hotel 140$                   90,000         12,600,000$             
Resort Expansion Area 11.3 300 Rm 2 Hotel 140$                   180,000       25,200,000$             
Golf Course/Destination Rec Areas 67.4 9 Hole GC 3k SF clubhs + 180$                   3,000           1,265,000$                

384,330,000$           

Table 2: Land Use Development and Building Cost Estimates
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Infrastructure Improvements
One of the primary goals of this plan is to identify needed infrastructure improve-
ments, primarily to the road network.  Existing roads need to be upgraded, new roads 
are needed to support future development, improvements are needed along U.S. 
17 to promote safe access to the sites and streetscape enhancements are needed to 
visually improve the district.  Map 2 (see below) depicts planned new roads along 
with streetscape and road improvements.  The numbering relates to Table 3.1, which 
phases and prioritizes the projects; detailed descriptions of the improvments and 
cost estimates can be found in Table 3.2 (see next page).  Top priority projects have 
a lower number, even though the ultimate implementation schedule will be based 
more on pending development projects.

One of the goals of this plan is to obtain ownership, or at least an easement, the I95 
interchange area (shown in pink) from the South Carolina Department of Transporta-
tion (SCDOT).  The Point South CID would like to take over beautification and main-
tenance of this area since it is the main entryway into the district.  Cutbacks in state 
funding have limited the ability of SCDOT to provide maintenance beyond the bare 
minimum so an alternate approach is being sought.      

REDEVELOPMENT PLAN

Community Planning Consultants

MAP 2: INFRASTRUCTURE

Short-Term

•	I-95 Interchange Area Improvements/Annual Upkeep 
 
Mid- and Long-Term  

Phase 1 
•	U.S. 17      Streetscape Improvements 
•	R1 Yemassee Rd + E Camp Rd
•	R2 Tullifinny Ln + Pt S Dr + W Camp
•	2      Pocket Parks (1/2 Acre w/ Play Area)

 
Phase 2
•	N1 Restaruant Row+Streetscp (C+G)
•	2 Pocket Parks (1/2 Acre w/ Play Area)
•	S1        North of US_17 Hotel Rear Svc Dr (C+G)
•	TP  Truck Parking Areas Along U.S. 17

 
Phase 3
•	S2   Camground Rd South to Intersect (C+G)
•	N4 New Frontage Rd South Side (C+G)
•	SW1.1 Regional Detntion/Retention Areas
•	SW1.2 Existing Culvert Upgrades (to Code)
•	SW1.3 Maintenance of Existing System

Phase 4
•	New  US-17 Entry Signalized Intersection 
•	S3 Campground Road I-95 to Tullifinny
•	S4 Campground Road South to WWTP 
•	N3 New Rear Service Dr North Side (C+G) 

Phase 5
•	N2.1 New N/S - North of US-17 (C+G)
•	N2.2 New N/S - South of US-17 (C+G)
•	Path Pathway Network (up to 3 Miles)

 
Phase 6
•	N2.3 New Loop - Connect US-17 to N2.2
•	N5 New N Service Street
•	N6 New Campground Rd Connection

 

Table 3.1: Infrastructure Phasing
Phasing and priorities should be revisited and adjusted regularly 
based on development and market conditions.

 Sidewalks and paths
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Street Design Concepts
Many of the improvements proposed by this plan are 
conceptual infrastructure improvements, which will 
have to go through more detailed engineering and 
design.  The plan used 3-D modeling to simulate what 
form many of the recommendations might take.

Themed intersection concept for new signalized 
access point along U.S.17.  Design features include tex-
tured pavement/pavers, decorative mast arm signals, 
high visibility crosswalks, and indirect left turns. 

A typical cross-section of a 3-lane urban road with 4’ 
bike lanes on each side.

Entry signage and themed streetscape elements 
should be installed and updated regularly to add to 
placemaking and high-quality development in the CID.

All Include 15% Contingency
Amount $/LF Costs Cost + 15 % Cont Rounded Cost

New Roads 7,487,389$           7,500,000$              
N1 Restaruant Row+Streetscp (C+G) 1200 ft 911,455$              1,048,173$           

3 Lane Urban Rd + 4' Bike Ln 1200 511$   613,636$              
Sidewalk 8' Wide (one side) 1200 36$     43,636$                
Ped Scale Streetlights 1200 182$   218,182$              
Cost for street trees per mile, 40' average spacing 1200 30$     36,000$                

N2.1 New N/S - North of US-17 (C+G) 1750 ft 1,329,205$           1,528,585$           
3 Lane Urban Rd + 4' Bike Ln 1750 511$   894,886$              
Sidewalk 8' Wide (one side) 1750 36$     63,636$                
Ped Scale Streetlights 1750 182$   318,182$              
Cost for street trees per mile, 40' average spacing 1750 30$     52,500$                

N2.2 New N/S - South of US-17 (C+G) 1800 ft 1,367,182$           1,572,259$           
3 Lane Urban Rd + 4' Bike Ln 1800 511$   920,455$              
Sidewalk 8' Wide (one side) 1800 36$     65,455$                
Ped Scale Streetlights 1800 182$   327,273$              
Cost for street trees per mile, 40' average spacing 1800 30$     54,000$                

N3 New Rear Service Dr North Side (C+G) 1200 ft 775,091$              891,355$              
3 Lane Rural Rd + 5' Shldr 1200 398$   477,273$              
Sidewalk 8' Wide (one side) 1200 36$     43,636$                
Ped Scale Streetlights 1200 182$   218,182$              
Cost for street trees per mile, 40' average spacing 1200 30$     36,000$                

N4 New Frontage Rd South Side (C+G) 1400 fr 298$   417,614$              480,256$              
2 Lane Rural Road 1400 298$   417,614$              

N5 New N Service Street 1900 ft 398$   755,682$              869,034$              
3 Lane Rural Rd + 5' Shldr 1900 398$   755,682$              

N6 New Campground Rd Connection 2400 ft 398$   954,545$              1,097,727$           
3 Lane Rural Rd + 5' Shldr 2400 398$   954,545$              

Reinforced Roads 2,410,644$           2,415,000$              
R1 Yemassee Rd + E Camp Rd 1400 ft 524$   733,674$              843,725$              

Reinforced Surface 1400 95$     132,576$              
2 Lane Rural Road 1400 298$   417,614$              
Curb and Gutter Per Mile 1400 95$     132,576$              
Sidewalk 8' Wide (one side) 1400 36$     50,909$                

R2 Tullifinny Ln + Pt S Dr + W Camp 2600 ft 524$   1,362,538$           1,566,919$           
Reinforced Surface 2600 95$     246,212$              
2 Lane Rural Road 2600 298$   775,568$              
Curb and Gutter Per Mile 2600 95$     246,212$              
Sidewalk 8' Wide (one side) 2600 36$     94,545$                

Signalized Entry Intersection 825,125$              830,000$                 
New US-17 Entry Signalized Intersection 825,125$              

Widen 300' Right Turn Lane 165,000$              
Widen 300' Right Turn Lane 165,000$              
Signals per intersection 240,000$              
Decorative Lighting, Pavers, Landscp 147,500$              

Existing Street Streetscape Improvements + (C+G) 2,168,708$           2,200,000$              
S1 North of US_17 Hotel Alley (C+G) 1000 ft 343$   342,879$              394,311$              

Pedestrian Scale Streetlights 1000 182$   181,818$              
Street Trees (40' Avg Spacing) 1000 30$     30,000$                
Curb and Gutter 1000 95$     94,697$                
Sidewalk 8' Wide (one side) 1000 36$     36,364$                

S2 Camground Rd South to WWTP (C+G) 1000 ft 343$   342,879$              394,311$              
Pedestrian Scale Streetlights 1000 182$   181,818$              
Street Trees (40' Avg Spacing) 1000 30$     30,000$                
Curb and Gutter 1000 95$     94,697$                
Sidewalk 8' Wide (one side) 1000 36$     36,364$                

S3 Campground Road I-95 to Tullifinny 2000 ft 343$   685,758$              788,621$              
Pedestrian Scale Streetlights 2000 182$   363,636$              
Street Trees (40' Avg Spacing) 2000 30$     60,000$                
Curb and Gutter 2000 95$     189,394$              
Sidewalk 8' Wide (one side) 2000 36$     72,727$                

S4 Campground Road South to WWTP (CG) 1500 ft 343$   514,318$              591,466$              
Pedestrian Scale Streetlights 1500 182$   272,727$              
Street Trees (40' Avg Spacing) 1500 30$     45,000$                
Curb and Gutter 1500 95$     142,045$              
Sidewalk 8' Wide (one side) 1500 36$     54,545$                

U.S. 17 Improvements 1,323,807$           1,350,000$              
Landscape Area in Median 75000 sf 0.50$  37,500$                
Pedestrian Scale Streelights 3000 ft 182$   545,455$              
Street Trees 3000 ft 30$     90,000$                
Median New Curb 6000 ft 10$     60,000$                
Sidewalk 8' Wide (two sides) 3000 ft 72$     218,182$              
Entry Signage/Feature Est 200,000$              

Parks and Pathways 1,291,128$           1,300,000$              
Pocket Parks (1/2 Acre w/ Play Area) 4 Parks Each 150,000$              
Pathway Network (3 Miles) 15840 ft 33$     522,720$              

I-95 Int. Area Improvements/Annual Upkeep Annual Cost (20 yrs) 50,000$                1,000,000$           1,000,000$              
Maintenance of Vegetation
Entry Signage/Feature
Select Landscaping

Truck Parking Areas (not including land acq.) 2 Each 500,000$              1,000,000$           1,000,000$              

Storm Water System Upgrades 2,012,500$           2,015,000$              
SW1.1 Regional Detntion/Retention Areas 750,000$              862,500$              
SW1.2 Existing Culvert Upgrades (to conform to Code) 500,000$              575,000$              
SW1.3 Maintenance of Existing System (Debris Removal, Ditch) 500,000$              575,000$              

Total Infrastructure 19,610,000$            
Anticipated Administrative, Planning, Surveying, Engineering and Legal Fees (20%) 3,922,000$              
Total Projected CID Budget 23,532,000$            

Table 3.2: Project Details and Projected Infrastructure 
Costs
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Financing Analysis
Tax Increment Finanacing (TIF) District

Once future projects and corresponding costs were 
identified in the plan, the goal was to identify funding 
mechanisms that would provide for implementation.  A 
total cost of approximately $22,000,000 was estimated 
to implement capital improvement recommendations 
for the entire plan. The project list includes: installation 
of pocket parks for visitors; regional detention improve-
ments; new road construction; existing road re-construc-
tion; utility system upgrades, streetscape improvements; 
and traffic safety improvements to US 17.  

Recognizing that these projects could not be funded all at once, a strategy was devel-
oped to fund short-term, entryway improvements as well as long-term infrastructure 
items.  Approximately $50,000 in highway entryway landscaping and signage im-
provements along US 17 would be funded using general revenue or some form of a 
Special Assessment District (SAD). An additional $12,000 would be budgeted annual-
ly from this fund to pay for ongoing maintenance of the improvements. The remain-
der of the projects would be funded using long-term financing mechanisms such as 
Tax Increment Financing (TIF) or bonding.  A TIF District provides for the capture by 
the County of new tax increment that is created through private investment, such as 
the construction of new buildings, building additions or equipment purchases.  The 
premise is that new investment will be encouraged with the public improvements 
identified above.  Also, tax increment financing does not increase the amount of tax 
paid by a property owner beyond normal taxing practices.  Other financing options 
may be considered depending on the project at hand.

Consultation with Bond Counsel

Since the current recession has caused lending institutions to be very conservative 
with lending, the County decided to consult with its bond counsel, Howell, Linkous 
and Nettles, P.C., as part of this planning process.  They indicated that diversity of 
uses and ownership in the district would be good for future borrowing because it 
spreads the risk out amongst several taxpayers as opposed to a single, large taxpayer.  
The bond attorneys also indicated that the best strategy would be to start making 
small improvements in the area using a Special Assessment District and then fol-
low up later with TIF financing for larger projects.  They also indicated that a phased 
approach to borrowing based upon prospective developments would be financially 
prudent.  The goal is to avoid borrowing money that the district might not be able to 
pay for, thereby negatively impacting the County general fund.
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Tax Increment Financing (TIF) Analysis

To better understand the potential tax capture ability of the proposed TIF District, the 
future taxable value of proposed development was estimated based upon the future 
development identified in the plan.  As shown on Table 4, the value of commercial 
improvements is estimated at nearly $796,000 per year and residential improvements 
at $235,490 annually. Based on these projections the total tax capture over a 20 year 
period is almost $56,000,000.  These estimates assume an even annual increase in 
taxable value and full buildout of all development during that same period.  It is 
obviously difficult to know with certainty how quickly development will take place; 
sometimes it occurs faster and other times it is slower.  Given the current economic 
climate, borrowing against potential tax increment capture is not advised until tax 
capture reserves have begun to accumulate.  When bonding is needed to pay for 
improvements, borrowing will need to be conservative and hopefully tied into actual 
projects.                 

Fiscal Year
 Improvement 

Assessment Net Taxable Tax Capture
Improvement 
Assessment Net Taxable Tax Capture Total Tax Capture

2012
2013 $795,960 $795,960 $212,521 $235,490 $235,490 $29,672 $242,193
2014 $795,960 $1,591,920 $425,043 $235,490 $470,980 $59,343 $484,386
2015 $795,960 $2,387,880 $637,564 $235,490 $706,470 $89,015 $726,579
2016 $795,960 $3,183,840 $850,085 $235,490 $941,960 $118,687 $968,772
2017 $795,960 $3,979,800 $1,062,607 $235,490 $1,177,450 $148,359 $1,210,965
2018 $795,960 $4,775,760 $1,275,128 $235,490 $1,412,940 $178,030 $1,453,158
2019 $795,960 $5,571,720 $1,487,649 $235,490 $1,648,430 $207,702 $1,695,351
2020 $795,960 $6,367,680 $1,700,171 $235,490 $1,883,920 $237,374 $1,937,544
2021 $795,960 $7,163,640 $1,912,692 $235,490 $2,119,410 $267,046 $2,179,738
2022 $795,960 $7,959,600 $2,125,213 $235,490 $2,354,900 $296,717 $2,421,931
2023 $795,960 $8,755,560 $2,337,735 $235,490 $2,590,390 $326,389 $2,664,124
2024 $795,960 $9,551,520 $2,550,256 $235,490 $2,825,880 $356,061 $2,906,317
2025 $795,960 $10,347,480 $2,762,777 $235,490 $3,061,370 $385,733 $3,148,510
2026 $795,960 $11,143,440 $2,975,298 $235,490 $3,296,860 $415,404 $3,390,703
2027 $795,960 $11,939,400 $3,187,820 $235,490 $3,532,350 $445,076 $3,632,896
2028 $795,960 $12,735,360 $3,400,341 $235,490 $3,767,840 $474,748 $3,875,089
2029 $795,960 $13,531,320 $3,612,862 $235,490 $4,003,330 $504,420 $4,117,282
2030 $795,960 $14,327,280 $3,825,384 $235,490 $4,238,820 $534,091 $4,359,475
2031 $795,960 $15,123,240 $4,037,905 $235,490 $4,474,310 $563,763 $4,601,668
2032 $795,960 $15,919,200 $4,250,426 $235,490 $4,709,800 $593,435 $4,843,861
2033 $795,960 $16,715,160 $4,462,948 $235,490 $4,945,290 $623,107 $5,086,054

$49,092,425 $6,854,172 $55,946,597

(1)

(2)

Commercial Tax Rate
Estimated Total 

Commercial Value
Commercial 

Assessment Rate
Yearly Commercial 

Value Increase
0.267 $265,320,000 0.06 $795,960

Residential Tax Rate 
(2)

Estimated Total 
Residential Value

Residential 
Assessment Rate

Yearly Residential 
Capture

0.126 $117,745,000 0.04 $235,490

Estimated TIF Capture (1)

2013 - 2033

Excerpt from SC State Law:  SECTION 31-7-80.(D) If the redevelopment plan includes residential development, then to the extent that the findings pursuant to subsection 
(A)(6) demonstrate increased public school enrollment because of this development, then an amount of the increment equal to the average property tax collected per pupil 
in the district multiplied by the estimated increased enrollment is not credited to the special tax allocation fund but is instead allocated to the affected school district as 
other school tax revenue. 

Methodology for this table:  The total value of commercial improvements and residential improvements were estimated, multiplied by the appropriate assessment rate, 
and divided by the term of the TIF plan (20 years) to establish the yearly increase in value.  Each year is allocated 1/20th of the total value, and the capture amount is 
calculated.
South Carolina TIF law (see excerpt below) requires that schools be compensated for potential loss of taxes from residential development.  Therefore, the school 
operating and debt millages were subtracted to create this rate.

Calculations for Residential Improvements (2)Calculations for Commercial Improvements

Table 4: Projected Infrastructure Costs(1): 2013 - 2033
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