
 TOWN OF BLUFFTON 
 

STAFF REPORT 

Department of Growth Management 
  

MEETING DATE: January 27, 2016 

PROJECT: 
Cypress Ridge Entrance Design 

Certificate of Appropriateness 

Highway Corridor Overlay 

PROJECT MANAGER: 
Kendra Lelie, AICP 

Director of Growth Management 
 

APPLICATION REQUEST:  The Applicant, Josh K. Tiller, on behalf of the parcel 

owner DR Horton, requests that the Planning Commission approve the following 

application: 

 

1. COFA-01-16-9477.  A Certificate of Appropriateness to permit the 

entrance design for the Cypress Ridge development including new 

landscaping, lighting and sign installation.  The Cypress Ridge entrance is 

located at the intersection of Highway 170 and Hulston Land Road, is 

zoned PUD and within the Jones Estate PUD and Cypress Ridge Master 

Plan. 

 

INTRODUCTION: The conceptual plan for the Jones Estate PUD was approved by 

Bluffton Town Council in June 21, 2000.  As approved, the plan organized the 4,400 

acre Jones tract into planning areas to provide for the regulation and arrangement 

of land uses as well as the allotment of densities.  The subject parcel is located 

within the Cypress Ridge Master Plan planning area which was approved by Town 

Council on February 23, 2005.   

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 PARCEL LOCATION MAP 



January 27, 2016 Page 2 of 5 

 

 

Cypress Ridge Entrance Design  Planning Commission 

 

The Applicant is proposing the improvement of one of three Cypress Ridge 

entrances with egress and ingress to Route 170.  The subject entrance is located at 

the intersection of Hulston Land Road and Route 170. 

 

The Applicant is requesting approval of a Certificate of Appropriateness – Highway 

Corridor Overlay application which is subject to review by the Planning Commission 

providing authority over the architectural, landscaping, and lighting design only.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PLANNING COMMISSION ACTIONS:  As granted by the powers and duties set forth 

in Section 2.2.6.C.6. of the Unified Development Ordinance, the Planning 

Commission has the authority to take the following actions with respect to this 

application: 

 

1. Approve the application as submitted by the Applicant; 

2. Approve the application with conditions; or 

3. Deny the application as submitted by the Applicant. 

 

REVIEW CRITERIA & ANALYSIS:  Town Staff and the Planning Commission are 

required to consider the criteria set forth in Section 3.17.3 of the Unified 

Development Ordinance in assessing an application for a Certificate of 

Appropriateness- HCO.  These criteria are provided below followed by a Staff 

Finding based upon review of the application submittals to date. 

 

1. Section 3.17.3.A.  The proposed development must be in conformance with 

applicable landscaping, lighting, and architectural provisions provided in 

Article 5, Design Standards. 
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a) Finding.  The project is located in the Jones Tract PUD and is part of 

the Cypress Ridge Master Plan.  There are specific design standards 

established by the PUD via the Beaufort County 1990/3 Zoning and 

Development Standards Ordinance and the Highway Corridor Overlay 

District (HCOD) within of the 2000 Town of Bluffton Zoning and 

Development Standards Ordinance (BZDSO) which are attached to the 

PUD.  As a result, the design criteria of Article 5 of the current Unified 

Development Ordinance does not apply to this proposal.   

 

2. Section 3.17.3.B.  The proposed development shall be in conformance with 

any approved Development Agreement, PUD Concept Plan, PUD Master Plan, 

Subdivision Plan, or any other agreements or plans that are applicable. 

 
The property is located in the Jones Tract PUD and is identified on the 

Cypress Ridge Master Plan as an open space land use.  As a result, the 

property is subject to the Beaufort County 1990/3 Zoning and Development 

Standards Ordinance and the Town of Bluffton Zoning and Development 

Standards Ordinance and Design Guidelines contain architectural, 

landscaping, and lighting design standards for properties located in the 

Highway Corridor Overlay District (HCOD). 

 

A. JONES ESTATE PUD/PUD CONCEPT PLAN 

The Jones Estate PUD refers to the Beaufort County 1990/3 Zoning and 

Development Standards Ordinance (ZDSO) and The Town of Bluffton Zoning 

and Development Standards Ordinance Highway Corridor Overlay District 

(HCOD) for development standards.  

 

Landscaping 

 

1) Finding – Highway Buffers.  Section 5.15.8(B) of the BZDSO requires a 

25’ wide landscaped buffer parallel to the entire front of the property 

along the highway right-of-way and contain vegetative landscaping 

materials.  While the applicant is proposing to preserve the existing Live 

Oaks (4) within the 50’ highway corridor buffer area, no additional 

plantings are proposed for the area along the highway right-of-way.  The 

applicant shall comply with the requirement to provide a landscape buffer 

plan that will achieve a semi-continuous and semi-opaque vertical plane 

of tree canopy, understory trees and shrubbery coverage. 

 

2) Finding – Landscaping.  Section 5.15.8 9(C.2) of the BZDSO requires a 

minimum of six (6) broad-leaved overstory trees, seven (7) understory 

trees, and thirty (30) shrubs for every 100 linear feet for frontage on the 

highway.  The applicant shall provide a planting plan that confirms 

compliance with this requirement.  Existing vegetation may be used in 

the calculation in meeting this requirement. 
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Lighting 

 
1) Finding – Lighting. Section 5.15.11 (D) of the BZDSO permits lighting for 

entrances to developments provided such lighting does not exceed the 

foot-candle requirements for lighting as provided in Section 4.23.3 

(C.2.4) of the BZDSO.  The lighting plan shall be revised to include foot-

candle information to ensure compliance is achieved. 

 

B. PUD MASTER PLAN 

 

The Cypress Ridge Master Plan document refers to the Jones Estate PUD for 

design standards.   

 

1) Finding. Cypress Ridge Master Plan.  The property is noted in the 

Cypress Ridge Master Plan, at the western edge of the Town of Bluffton 

boundary. The intent for development is to create a community that 

recognizes the basic character of the Low Country and the quality of life 

that makes Beaufort County both unique and appealing.   

 

As there are no the design guidelines established in the Cypress Ridge 

Master Plan for the site, no additional design review was performed.  

 

 

C. DECLARATION OF COVENANTS, CONDITIONS, AND RESTRICTIONS 

The Declaration of Covenants, Conditions, and Restrictions for the Cypress 

Ridge Master Plan.  

 

1) Finding. Declaration of Covenants, Conditions, and Restrictions for 
Buckwalter Crossroads.  The applicant shall confirm conformance with 

the covenants and restriction which are recorded with the Cypress Ridge 

Master Plan with an approval from the Declarant.   

 

3. Section 3.17.3.C.  The application must comply with applicable requirements 

in the Application Manual. 

 

a. Finding.  The application has been reviewed by Town Staff and has 

been determined to be complete and that it meets all requirements of 

the Applications Manual.  

 

TOWN STAFF RECOMMENDATION:  Town Staff finds that with the conditions noted 

below, the requirements of Section 3.17.3 of the Unified Development Ordinance 

will be met and recommends that the Planning Commission approve the application 

with the following conditions: 

 

1. Landscape. 

a. Per Section 5.15.8(B) of the BZDSO, provide the required plantings 

within the buffer area. 

b. Per Section 5.15.8 9(C.2) of the BZDSO indicate the required plantings 

per 100 linear feet are provided.   
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2. Lighting 

a. Per Section 5.15.11 (D) of the BZDSO, provide the foot-candle 

illumination information to ensure compliance with Section 4.23.3 

(C.2.4) of the BZDSO. 

 

3. Additional Requirements. 

a. Signage Permits must be submitted to the Town of Bluffton for review 

and approval for the signage proposed at each site in the proposed 

development.  

b. Approval from the Cypress Ridge Master Plan Declarant responsible for 

the covenants and restrictions for the community. 

 

ATTACHMENTS: 

1. Narrative 

2. Landscape Plan Package 
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