
 TOWN OF BLUFFTON 
 

STAFF REPORT 

Department of Growth Management 
  

MEETING DATE: January 27, 2016 

PROJECT: 
Nissan & Infiniti Dealerships – Certificate of 

Appropriateness – Highway Corridor Overlay 

PROJECT MANAGER: Erin Schumacher, AICP, Senior Planner 

 

APPLICATION REQUEST:  The Applicant, JJL, Inc., requests that the Planning 

Commission approve the following application: 

 

1. COFA-12-15-9448.  A Certificate of Appropriateness to allow the 

development of two car dealerships consisting of two buildings ranging in size 

from 18,000 SF to 25,000 SF and associated site improvements on 

approximately 11 acres of property fronting US Highway Route 278, zoned 

Buckwalter PUD within the Buckwalter Business Park Master Plan. 

 

INTRODUCTION: The conceptual plan for the Buckwalter PUD was approved by 

Bluffton Town Council in April 19, 2000.  As approved, the plan organized the 

5,615-acre Buckwalter tract into planning areas to provide for the regulation and 

arrangement of land uses as well as the allotment of densities.  As such, the parcel 

in question is located within the Buckwalter Business Park Master Plan planning area 

which was approved by Town Council on July 11, 2001 with conditions.   

  

The Applicant is proposing the development of two car dealerships, Nissan and 

Infiniti, with buildings of 25,000 SF and 18,000 SF respectively and the associated 

site improvements.   

 

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.   

 

The Applicant is concurrently in the Preliminary Development Plan and (minor) 

Master Plan Amendment approval process subject to review and approval by the 

Town of Bluffton Development Review Committee (DRC).  The Preliminary 

Development Plan and Master Plan Amendment have been submitted and 

comments were provided to the applicant at the December 22nd DRC meeting.  The 

Applicant must fulfill any comments associated with the approval to complete the 

process.  

 

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: 
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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. 

 

a) Finding.  The project is located in the Buckwalter PUD and is part of 

the Buckwalter Business Park Master Plan.  There are specific design 

standards established by the PUD via the Beaufort County 1990/3 

Zoning and Development Standards Ordinance, 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 Buckwalter PUD and is identified on the 

Concept Plan as Commercial land use in an area noted as Buckwalter 

Commons. Further, the planning area is identified in the Buckwalter Business 

Park Master Plan. As a result, the property is subject to the Beaufort County 

1990/3 Zoning and Development Standards Ordinance. The 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. BUCKWALTER PUD/PUD CONCEPT PLAN 

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

Development Standards Ordinance (ZDSO) for development standards.  

 

Landscaping 

 
1) Finding – Highway Buffer. Section 4.23.2.C.5. of the Beaufort County 

1990/3 ZDSO states that installed shrubs used to meet the requirements 

shall be at least two and one half feet tall when planted.  While they are 

existing plantings, confirm that the dwarf yaupon hollies meet the two 

and a half foot minimum.  

 

2) Finding – Landscaped Medians. Section 4.23.2.2.E.1.a. of the Beaufort 

County 1990/3 ZDSO states that wheel stops shall be placed within all 

parking spaces at the standard distance from every landscaped median to 
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protect the plantings.  Further, this section states that shrubs and/or 

trees shall be installed in the median to provide for semi-continuous 

plantings along the median and that those shrubs shall be at least one 

foot in height at installation and reasonably projected to grow to at least 

2 feet in three years.  As proposed, the site does not have any wheel 

stops shown and the medians are planted with 4” x 8” Asiatic Jasmine at 

2.5’ spacing.  To meet the requirements wheel stops must be added and 

shrubs meeting the dimensional requirements must be added.  
 

3) Finding – Landscaped Peninsulas. Section 4.23.2.2.E.1.b. of the Beaufort 

County 1990/3 ZDSO states that a landscaped peninsula shall be installed 

parallel to the parking spaces every eight or fewer spaces and at the end 

of the parking aisle.  It also states each landscaped peninsula shall 

contain one broad-leaved overstory tree with a minimum size of two and 

one half inches at dbh and a minimum height of ten feet.  As shown, at 

the northern most row of parking east of the entrance of the Nissan 

Dealership the peninsula is placed after 9 spaces.  To remedy this, the 

peninsula must be moved over one space so that there are 8 spaces on 

each side.  Also, on both sites the overstory trees proposed in the 

peninsulas are Sabal Palms and Arnold Tulip Poplars. While the poplars 

are not noted in the list provided in the ZDSO, they are commonly 

recognized as an overstory tree.  To provide a more year round 

evergreen buffer to soften the proposed parking, Staff recommends 

substituting some of the proposed deciduous trees with evergreen trees 

such as Live Oaks.  
 

Architecture  

 

4) Finding – Architectural Design and Accessory Buildings. Section 

4.23.3.A.1.b., 4.23.3.A.1.c. and 4.23.4.A. of the Beaufort County 

1990/3 ZDSO states that multi-unit developments shall utilize a 

consistent or at least stylistically compatible palette of scale, forms, 

colors, materials, and textures and that accessory structures should be 

architecturally compatible with primary structures.  Not enough 

information was provided regarding the site accessory structures (i.e. 

dumpster enclosure) to determine if they meet the requirements.  

Provide additional information on the typical dumpster enclosures.  

 

5) Finding – Inappropriate Exterior Materials and Architectural Elements. 
Section 4.23.3.A.3.a. of the Beaufort County 1990/3 ZDSO states that 

plywood, cinderblock, unfinished poured concrete, unfaced concrete 

block and plastic or metal not closely resembling painted wood clapboard 

are considered incompatible and inappropriate for primary or accessory 

structures.  

 

As proposed, the design for the Nissan Dealership utilizes embossed 

aluminum sandwich panels at the side and rear of the building (ASP-1) 

and a corrugated steel siding (ARM-1) around the service entrances. 



January 27, 2016 Page 4 of 7 

 

 

Nissan & Infinity Dealerships  Planning Commission 

These materials do not resemble painted wood clapboard as required 

and must be revised to a more appropriate material.   

 

As proposed, the design for the Infiniti Dealership utilizes embossed 

aluminum sandwich panels at the side and rear of the building.  This 

materials does not resemble painted wood clapboard as required and 

must be revised to a more appropriate material.   

 

6) Finding – Signage. Section 4.23.3.B.1.g. of the Beaufort County 1990/3 

ZDSO states that an integrated sign system shall be required for all new 

PUDS, commercial and residential subdivisions, office complexes and 

shopping centers.  

 

Town Staff finds that because this development is proposed as a new 

commercial subdivision it is required to have an integrated sign system 

with review criteria for materials, colors, shapes, sizes, compatibility 

with architecture and establishment of unity of design for the 

development.  In addition to the integrated sign package, a Town of 

Bluffton sign permit will be required for each individual parcel/tenant as 

the site develops.  

 

 
Lighting 

 
1) Finding – Lighting. Section 4.23.3.C.2.a.2 of the Beaufort County 1990/3 

ZDSO provides information about appropriate light sources.  It states 

that light source should be incandescent, fluorescent, metal halide, 

mercury vapor or color corrected high-pressure sodium and does not 

mention LED lighting.  As LED has become increasingly popular for its 

sustainable properties, the proposed fixtures are to have a K4000 

temperature which is equivalent to a clear metal halide in color (see 

Attachment 6), and the LED fixture provides much sharper horizontal 

cut-off and far less light spill, it should be an acceptable light source.  

 

2) Finding – Lighting. Section 4.23.3.C.4. of the Beaufort County 1990/3 

ZDSO provides illumination levels for types of lighting. 

 

Town Staff finds that the average illumination levels for nearly all types 

of lighting exceed those levels noted in the ZDSO.  The proposed lighting 

does not meet the requirements and must be modified not to exceed the 

averages listed.    

 

B. PUD MASTER PLAN 

The Buckwalter Business Park Master Plan document mentions the creation of 

design guidelines, but none have been provided.   

 

1) Finding. Buckwalter Business Park Master Plan.  The property is noted in 

the Buckwalter Business Park Master Plan, at the northern edge of the 

Town of Bluffton adjacent to US 278. The intent for development is to 
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preserve and enhance the basic character of Bluffton and the quality of 

life that has made Bluffton both unique and appealing and to provide 

consistent, high quality development in keeping with the Bluffton 

community.  

 

As noted above, Town Staff finds that with minor revisions to the 

architecture and some additional information on the dumpster 

enclosures, this development can meet the requirements of the DZSO.  

 

As there are no the design guidelines established in the Bluffton 

Business Park Master Plan for the site, no additional architectural review 

was performed.  

 

C. DEVELOPMENT PLAN 

The Final Development Plan is being reviewed concurrently and was provided 

comment December 22, 2015.  

   

1) Finding. Preliminary Development Plan. This project requires 

development plan approval from the Town of Bluffton.  The Applicant 

has submitted the project for review and it was presented before the 

Development Review Committee on December 22, 2015.  At that time, 

it was reviewed and comments provided which the Applicant.  The 

Applicant is actively working with Town Staff to satisfy these conditions 

and move forward with the Final Development Plan application.    

 

D. DECLARATION OF COVENANTS, CONDITIONS, AND RESTRICTIONS 

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

Business Park Master Plan.  

 

1) Finding. Declaration of Covenants, Conditions, and Restrictions for 
Buckwalter Crossroads.  The project is not subject to the restrictive 

covenants as none are recorded with the Buckwalter Business Park 

Master Plan.   

 

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. 
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a. Per Section 4.23.2.C.5. of the ZDSO, confirm that the existing dwarf 

yaupon hollies on the Nissan site meet the two and a half foot height 

minimum.  

b. Per Section 4.23.2.2.E.1.a of the ZDSO, at both sites incorporate 

wheel shops within all parking spaces at the standard distance from 

every landscaped median to protect the plantings. 

c. Per Section 4.23.2.2.E.1.a of the ZDSO, shrubs of at least one foot in 

height at installation and reasonably projected to grow to at least 2 

feet in three years must be added to the median plantings at both 

sites.  

d. Per Section 4.23.2.2.E.1.b. of the ZDSO, the peninsula at the northern 

most row of parking east of the entrance at the Nissan site must be 

moved over one space so that there are 8 spaces on each side. 

e. Per Section 4.23.2.2.E.1.b. of the ZDSO, the Planning Commission 

permit the use of Arnold Tulip Poplars at both sites as an appropriate 

substitute for the overstory trees noted in the ZDSO. 

f. Recommendation – At both sites consider substituting some of the 

proposed deciduous trees with evergreen trees such as Live Oaks to 

provide a more year round evergreen buffer to soften the proposed 

parking.  

 

2. Architecture. 

a. Per Section 4.24.3.A.4. and 4.24.3.C.2.a.ii of the ZDSO, the design of 

the accessory structures must coordinate with the general style of 

architecture in the primary structure.  Provide additional drawings of 

the dumpster enclosures at both sites so that they may be reviewed 

for conformance. 

b. Per Section 4.23.3.A.3.a. of the Beaufort County ZDSO, the proposed 

embossed aluminum sandwich panels at the side and rear of the 

building (ASP-1) and a corrugated steel siding (ARM-1) around the 

service entrances at the Nissan site must be revised to a more 

appropriate material. 

c. Per Section 4.23.3.A.3.a. of the Beaufort County ZDSO, the proposed 

embossed aluminum sandwich panels at the side and rear of the 

building at the Infiniti site must be revised to a more appropriate 

material. 

d. Per Section 4.24.3.B.1.g. an integrated sign system with review 

criteria for materials, colors, shapes, sizes, compatibility with 

architecture and establishment of unity of design for the development 

must be submitted for review and approval. 

 

3. Lighting 

a. Per Section 4.23.3.C.2.a.2 of the Beaufort County ZDSO, the Planning 

Commission find the use of LED lighting to be an appropriate substitute 

for the permitted light source. 

b. Per Section 4.23.3.C.4. of the Beaufort County ZDSO, the average 

illumination levels for the proposed lighting must be modified not to 

exceed the averages permitted.  
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4. Additional Requirements. 

 

a. All comments provided by the DRC for the Preliminary and Final 

Development Plans must be addressed to be compliant with this COA-

HCOD approval. 

b. 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.  

 

ATTACHMENTS: 

1. Location Map 

2. Zoning Map 

3. Narrative 

4. Site Plan and Architectural Plans 

5. Landscape Plan 

6. Lighting Plan and Specifications 
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Luminaire Schedule

Symbol Qty Label Arrangement Lumens LLF Description Lum. Watts Lum. Lumens

4 J4 SINGLE N.A. 0.900 JUNO A2-B15-4K-UN-FT-A2HSS 172.7 11166

1 J3 SINGLE N.A. 0.900 JUNO A2-B15-4K-UN-3 173.1 12709

10 J5 SINGLE N.A. 0.900 JUNO A2-B15-4K-UN-5 171.7 13137

8 2J5 BACK-BACK N.A. 0.900 JUNO 2 A2-B15-4K-UN-5 171.7 13137

3 J2 SINGLE N.A. 0.900 JUNO A2-B15-4K-UN-2 171.9 14209

4 J5s SINGLE N.A. 0.900 JUNO A2-B06-4K-UN-5 72.07 5621

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

CUSTOMER PARKING Illuminance Fc 5.17 8.1 2.9 1.78 2.79

EMPLOYEE SERVICE  PARKING Illuminance Fc 3.10 6.2 1.2 2.58 5.17

ENTRANCE Illuminance Fc 2.26 2.5 2.0 1.13 1.25

INTERIOR DRIVE PATH Illuminance Fc 3.75 7.7 1.8 2.08 4.28

INVENTORY Illuminance Fc 4.17 9.1 1.8 2.32 5.06

SERVICE ENTRY Illuminance Fc 2.93 4.8 1.4 2.09 3.43

STREET Illuminance Fc 0.23 0.9 0.0 N.A. N.A.

1" = 20'-0"
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DIRECTIONAL

TILE AT ENTRY

CUSTOMER PARKING
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IREDI CUSTOMNER PARKING

 INVENTORY PARKING

TREES.

OR LESS REQUIRE

8 PARKING SPACES 

NO LIGHTS.  EVERY

AREAS WITH TREES. 

AT PERIMETERS OF SITE.

BASED ON A 10' GRID.  HOUSE SHIELDS/CUTOFFS

ADDITIONAL REQUIREMENTS POINT BY POINTS 
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BUILDING #8 31405

SAVANNAH, 

TEL 912-352-1505

FAX 912-352-3505

ROY V. HEITMANN

A R C H I T E C T S

GEORGIA

eitmannH

5102 PAULSEN ST.

Associates

GA. LIC. NO. 9272

dwg. no.

dwg. title

dwn: chk: comm. no.

revisions

scale: date:

3115

NEW CONSTRUCTION FOR:

CADD PLOT

23-DEC-2015

14:46

bmoye

E:\Vaden Nissan.15105.00\E-1.dgn

23-DEC-2015

NISSAN

VADEN

BLUFFTON

SOUTH CAROLINA
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PERSPECTIVE VIEW

END VIEW

XPT3
LED Crossover Area Light

SIDE VIEW

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

ALL CALCS @ 4' ABOVE GRADE Illuminance Fc 1.95 13.3 0.0 N.A. N.A.

COMMERCIAL PARK Illuminance Fc 2.45 6.7 0.8 3.06 8.38

DISPLAY INVENTORY Illuminance Fc 5.43 13.3 1.1 4.94 12.09

ENTRANCE DRIVE SUMMARY Illuminance Fc 2.50 7.9 0.2 12.50 39.50

FULL SITE SUMMARY Illuminance Fc 4.58 13.3 0.6 7.63 22.17

Luminaire Schedule

Symbol Qty Label Arrangement Description LLF Lumens/Lamp Arr. Lum. Lumens Arr. Watts

11 A D180° 2RTD XPT3-FT-LED-128-450-CW-UE-HSS-D180ROT 0.900 N.A. 19246 376

2 A1 SINGLE XPT3-FT-LED-128-450-CW-UE-HSS-SINGLE 0.900 N.A. 9623 188

19 B SINGLE XPT3-FT-LED-128-450-CW-UE-HSS-SINGLE-24' MH 0.900 N.A. 9623 188

5 C D180° XPT3-5-LED-128-450-CW-UE-D180-24' MH 0.900 N.A. 28756 374

19 C1 SINGLE XPT3-5-LED-128-450-CW-UE-SINGLE-24' MH 0.900 N.A. 14378 187

LIGHTING

SH WP

E-2

SCHEMATIC

SCHEDULE

SUMMARY AND 

BUILDING #8 31405

SAVANNAH, 
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