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DATE:  October 8, 2018 
 
TO:  John Taylor 
 
CC:              Ray Pantlik 
      
FROM: Mark Permar     
           
RE: Preliminary Plat    Parcel 13 
 
John….To assist in your review of the Preliminary Plat for Parcel 13, as identified in 
the 2013 Amended and Restated Development Agreement (DA) between the Town 
of Kiawah Island (TOKI) and Kiawah Resort Associates, L. P. (KRA), we provide the 
following summary: 
 
Background 
KRA has conducted a series of internal planning studies for Parcel 13 over the past 5 
years assessing alternative land use and circulation patterns. These alternatives 
tested various uses as permitted in the DA, but have generally focused on an 
integrated residential and amenity neighborhood located at the western limit of the 
West Beach resort community. Development of the first phase of this area was 
initiated by Timbers Resort, approximately 2 years ago, with the introduction of a 21 
unit fractional project that will be available for occupancy late this year.  
 
This parcel has been consistently a part of the vision for West Beach Village since 
original Planned Development District (PDD) entitlements for Kiawah Island were 
approved by Charleston County in 1975. Specifically, this parcel allowed for a broad 
range of uses consistent with the early concept of an island strongly influenced by 
resort activities. One of my first assignments as a new employee of the company in 
1979 was to test various residential types in order to meet a growing market for 
people interested in an intimate resort village where everything a guest would need 
is within a short 5 minute walk. These alternative studies included additional 
Shipwatch, Duneside and/or Seascape Villas that provided a mix of 1, 2 and 3 
bedroom units that were accessed from an extended Duneside Road. Studies in this 
area were ended when the focus for future development shifted to the development 
of East Beach Village in 1980; however, the plan for Parcel 13 remained flexible for 
prompt development if needed by not terminating Duneside Road with a cul-de-sac. 
The only building that was executed within Parcel 13 was relocation of an employee 
beach facility from east of Oceanwoods Homes to a site immediately east of the PRC 
parking area, in order to make way for Mariners Watch Villas. This building burned 
down sometime in the 1980s, but the parking area remains and is now used for 
Kiawah Island Club Member beach access. 
 



   
  

permar inc.  

Parcel 13 remained an important part of the business modeling conducted in a multi-
year assessment for the Kuwaiti owners in 1980-81, in a document known as Plan-
to-Completion, by including over 150 residential units and beachside amenities all 
accessed from Duneside Road; however, company focus remained down island with 
subsequent phases of East Beach Village and Vanderhorst.  With passage of the 
Tax Reform Act in 1986, company development shifted away from intense multi-
family residential to low-density homesite development. Ultimately the original 
Kuwaiti owner sold all remaining assets to a new entity that was the precursor to 
KRA in 1988, the same year the TOKI was formed. One of the first acts of the newly 
formed jurisdiction was to confirm the PDD entitlements and vision for Kiawah Island 
as a “Seaside Resort Community”.  
 
In 1994, after over a year of intense negotiations, the TOKI and KRA entered into the 
first of what has become a series of DAs that clarify entitlements for all lands owned 
by KRA. At the time of the 1994 DA, KRA committed to elimination of a third resort 
village at Rhetts Bluff and substantial reduction of both overall residential counts and 
commercial allocations, to allow for resort focus on the remaining West Beach and 
East Beach villages. The community desired, and KRA agreed to, a more balanced 
approach to resort and residential uses. With that in mind, Parcel 13 was identified 
as an appropriate location for additional hotel rooms (325) and/or high density 
residential development as accessed from Duneside Road. In a subsequent update 
of the DA, KRA further agreed to elimination of the hotel room allowance on Parcel 
13 in exchange for potential low-density detached single family development on Capt 
Sams. All residential (R-3) and commercial (C) entitlements were retained for Parcel 
13 as presently described in the 2013 Amended and Restated DA. 
 
Over 4 years ago Timbers Resort approached KRA about the potential for 
developing a high-quality fractional residential development within Parcel 13. This 
lead to a renewed assessment of a master plan that balances 21st century residential 
development within an area formed in the late 1970s. Residential development 
patterns as permitted within the standards of the DA were evaluated and particular 
focus was given to primary vehicular access. At the time, it was not clear what if any 
KIGR redevelopment plans/timing were for the old resort core and there was little   
understanding of the potential impact of public traffic to the PRC parking would have 
on residences within Parcel 13. Based upon the evaluation at the time, it was 
determined the better vehicular access pattern would be to provide access from 
Beachwalker Drive.  A plat was submitted to allow for conveyance of the Timbers 
Resort parcel and subsequent building permit issuance. Since that early plat 
submittal there has been significant progress and initial implementation of the KIGR 
plans for West Beach and a much better assessment of the substantial negative 
impacts associated with public traffic accessing the PRC parking area. 
 
Over the past year, KRA has proposed an alternative vehicular circulation pattern to 
provide access to Timbers Resort and future residential development within Parcel 
13 by extending Duneside Road. This initially included potential connectivity to 
Beachwalker/Cape Charles and a second controlled security gate as well as 
localized improvements to trails and trail road crossings to enhance safety for both 
existing and future residents/guests within the immediate area. KICA registered their 
concerns about connectivity and forwarded notification of these concerns to the 
TOKI. Within the past 3 months there has been a concerted effort by both KICA and 
KRA to resolve particular areas of concern to balance entitlements allowed as a 
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matter of right, that permit the proposed development of Parcel 13, with concerns of 
owners within the immediate area. Based upon recent discussions, KICA and KRA 
are formulating a Memorandum of Understanding (MOU) that addresses these 
concerns. 
 
The proposed Preliminary Plat for Parcel 13 includes an extension of the Duneside 
Road (in the name of Southern Pines Lane) that ends in a cul-de-sac and does not 
connect to Cape Point. This would clearly preclude any vehicular traffic from a back 
entrance to Kiawah Island. In response to the concerns raised by KICA, KRA has 
agreed to enter into a MOU that provides the following assurances to minimizing 
future development impacts within the immediate area: 
 

• Define a specific area accessible by Duneside Road/Southern Pines 
Lane that is limited to no more than 120 future Residential Dwelling 
Units and related amenities 

• A specified area north of Southern Pines Lane is limited to no more 
than 4 residential buildings 

• Timbers Resort 21 Dwelling Units will have access from Duneside 
Road/Southern Pines Lane 

• All other residential Dwelling Units within Parcel 13 will have vehicular 
access from Beachwalker Drive and shall not have direct vehicular 
access to Duneside Road/Southern Pines Lane 

• Member parking for a potential western Kiawah Island Beach Club 
accessed from Duneside Road/Southern Pines Lane shall be limited to 
30 spaces from within Parcel 13 and shall be in addition to off-street 
parking requirements for residential Dwelling Units 

• Additional Member parking, commercial deliveries, service and 
employees for a potential western Kiawah Island Beach Club access 
shall be from Cape Point 

• All commercial traffic associated with construction of residential and 
amenity structures shall be accessed from Beachwalker Drive/Cape 
Point if at all feasible 

• KRA proposes to participate in a collaborative effort to improve nearby 
existing trails and pedestrian circulation safety and beach access 

 
John, the above content is an attempt by KRA to provide a brief summary of the 
consistency of entitlements and intent of development for Parcel 13 over the 40 plus 
year history of this area of Kiawah Island. Additionally, recognizing the nearby owner 
concerns of potential development within an area of the island that has not seen any 
substantial new development since the late 1970’s, we have listed the commitments 
by KRA to self-impose restrictions to minimize the impact during construction and 
ultimate occupancy of residential dwellings that are substantially below the 234 
Dwelling Units permitted as a matter of right within Parcel 13. Although we are still in 
the process of evolving a master plan for the entirety of the parcel, we will be ready 
to present to the planning commission members select examples, with normal 
disclaimers, of the type of studies we are doing in order to give them a sense of 
development pattern.Contact me at your convenience if you have any questions 
about this summary. 
 
Thanks….mark   
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