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 TOWN OF BLUFFTON 
 

STAFF REPORT 

Department of Growth Management 
  

MEETING DATE: October 26, 2016 

PROJECT: 
May River Road Streetscape, Phase 2 – Highway 

Corridor Overlay 

PROJECT MANAGER: 
Erin Schumacher, AICP,  

Senior Planner 
 

APPLICATION REQUEST:  The Applicant, John Hutchison, on behalf of the Town of 

Bluffton, requests that the Planning Commission approve the following application: 

 

COFA-09-16-10165.  A Certificate of Appropriateness for the approval of 

phase 2 of the streetscape improvements to May River Road from Pin Oak 

Street west to Jennifer Court with parcels zoned Neighborhood Core-HD, 

Neighborhood Genera-HD, and Neighborhood Core. 

 

INTRODUCTION: The May River Road Streetscape Project, Phase 1 began in 2008 

and the site furniture was approved by the Historic Preservation Commission (HPC) 

at the June 4, 2008 meeting (See Attachment 3 & 4).  The project was proposed as 

a multi-phase public project to include improvements to the road bed, installation of 

curb/gutter, on-street parking, lighting, sidewalks, and landscaping.  Phase 1 

spanned from Burnt Church Road to Pin Oak and was completed in 2012.  The work 

proposed in Phase 2 will extend the improvement west to Jennifer Court on the 

north side of the road and to the Cemetery and JCs Cove on the south side of the 

road. 

                

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. 
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PROJECT LOCATION MAP 

MRR Streetscape  - PHASE 1 

MRR Streetscape – Phase 2  

Zoning District: Neighborhood Core (HCOD) 

Zoning District: Neighborhood General-HD 

                          Neighborhood Core-HD 
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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. 

 

a) Finding.  The project is partially located in the Old Town Bluffton 

Historic District and partially located in the Highway Corridor Overlay 

District (HCOD).  There are specific design standards established in 

Article 5 of the Unified Development Ordinance (UDO) for properties 

located within the Old Town Bluffton Historic District and the HCOD.  

The May River Road Streetscape site furniture was reviewed and 

approved by the HPC on June 4, 2008 with the caveat that the projects 

approval would not expire due to the fact that this would be an 

ongoing phased project. As such, the approval of the site furniture in 

Phase 2 is approved.  The portion of this project under review in this 

application is that portion in the HCOD zoning district noted in the map 

above.       

 

A. Architecture 

 

1) Finding – Architecture. Section 5.14.3. of the UDO states that all 

structures including habitable structures, walls, fences, light fixtures, and 

accessory and appurtenant structures shall be unobtrusive and of a 

design, material, and color that blend harmoniously with the natural 

surroundings, and the scale of the neighboring architecture. As the site 

furniture was previously approved by the HPC, it is determined to be 

appropriate for the corridor.  There are some additions to the portion 

proposed in the HCOD district.  These include a backless bench and some 

living fence options. The proposed bench and living fence options are 

similar in style and design as those previously approved and as such are 

appropriate within the corridor.  

 
B. Lighting 

 



October 26, 2016 Page 4 of 6 

 

 

May River Road Streetscape - Phase 2  Planning Commission 

 

1) Finding – Lighting. Section 5.12.3.D of the UDO provides illumination 

levels for streets and walkways.  A lighting plan with a photometric grid is 

a requirement of the HCOD application.  One was not submitted with the 

application materials so the illumination levels were not reviewed for 

conformance.  A lighting plan with the photometric grid must be 

submitted for review to ensure compliance is achieved for the required 

illumination levels. 

 

C. Landscaping 

 

1) Finding – Landscaping. Section 5.3 of the UDO provides standards for 

tree conservation, planting and landscaping.  Staff finds that the 

landscaping plan proposed meets the requirements set forth in the UDO. 

 

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 within the boundary of the Old Town Master Plan.  As 

a result, the proposal must be in conformance with the principles set forth in 

the plan. The project also includes property which lies along a State of South 

Carolina designated Scenic Byway (Highway 46).  A Corridor Management 

Plan for Highway 46 was developed in 2005 and provides goals and 

objectives for the management of the corridor. As a result, the proposal must 

be in conformance with those established goals.  

 

A. OLD TOWN MASTER PLAN 

The property is noted in the Old Town Master Plan, at the western edge of 

the Old Town boundary. The intent for development is to serve as an 

important gateway into the Town of Bluffton that can become a mixed-use 

center serving local and regional needs.  The Old Town Master Plan 

specifically calls for the restoration and transformation of May River 

Road/Bruin Road to include on-street parking improvements, providing 

pedestrian amenities, and investing in the tree canopy.  Staff finds that 

this proposal is in accordance to the recommendations provided in the Old 

Town Master Plan and that the completion of this project will be the next 

step in the implementation of the overall plan.  

 

B. HIGHWAY 46 CORRIDOR MANAGEMENT PLAN 

The property is included as part of the overall Corridor Management Plan 

for SC 46.  The plan lays out five goals for the management of the 

corridor to include: conserving and enhancing the natural and scenic 

resources; preserving and protecting the archaeological, cultural, and 

historic qualities of the region; maintaining and improving services and 

facilities for residents and visitors; improving safety; and continuing to 

build partnerships and foster cooperation among agency and 

organizations to ensure that the goals of the Scenic Byway are in 

harmony with existing programs. Staff finds that this proposal is in 

accordance to the goals provided in the Corridor Management Plan and 
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that the completion of this project will further the implementation of the 

overall plan.  

 

C. DEVELOPMENT PLAN 

The Development Plan – Public Project was reviewed and approved by the 

Development Review Committee (DRC) on July 5, 2016 and provided 

comments (See Attachment 5).   

   

1) Finding. Development Plan – Public Project. 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 July 5, 2016 where comments 

were provided. As such, these comments must be addressed prior to 

this COA-HCOD approval. 

 

D. DECLARATION OF COVENANTS, CONDITIONS, AND RESTRICTIONS 

 

1)  Finding.  There are no specific covenants, conditions and restrictions 

that are associated with the property associated with this project.  

Temporary easements have been granted to the Town for the initial 

construction of the project and permanent easements are in place for 

the future maintenance of any portion of the project on private 

property.  

 

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 incomplete and that it meets all requirements 

of the Applications Manual. A lighting plan with the photometric grid 

was not submitted so the proposed lighting levels could not be 

reviewed for conformance with the standards in Article 5.  A lighting 

plan with the photometric grid must be submitted for review.  

 

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. Lighting 

a. Per Section 5.12.3.D. of the UDO, provide a lighting plan with the 

photometric grid and illumination levels to show that they comply with 

the foot-candle requirements of UDO.  

 

2. Additional Requirements 

a. All comments provided by the DRC for the Development Plans – Public 

Project must be addressed to be compliant with this COA-HCOD 

approval. 
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ATTACHMENTS: 

1. Narrative 

2. Landscape, Lighting, and Architecture Plan Package 

3. June 4, 2008 HPC Staff Report with Attachments 

4. June 4, 2008 Certificate of Appropriateness Approval  

5. DRC Report 
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ATTACHMENT 4



PLAN REVIEW COMMENTS FOR DP-06-16-009827
Town of Bluffton

Department of Growth Management

20 Bridge Street   P.O. Box 386   Bluffton, South Carolina 29910

Telephone 843-706-4522

OLD TOWN

Plan Type: Apply Date:

Plan Status: Plan Address:  

Public Project

Active

06/23/2016

Plan PIN #:Case Manager: Pat Rooney

Plan Description: The applicant is requesting approval of a public project which consists of overlay and widening of existing 

May River Road (SC Highway 46), installation of curb, gutters, storm water systems and sidewalks 

associated with development. The property is in Highway Corridor Overlay and historic district. 

Status:  Awaiting Final Application Submittal responding to comments from 07/05/16 DRC hearing.

 Technical Review

 Submission #: 1  Recieved: 06/23/2016 Completed: 07/08/2016

Reviewing Dept. Complete Date StatusReviewer

Revisions Required07/08/2016Watershed Management Review 

DRC

Sam Connor

Comments:

Provide clarification on drainage plan and stormwater report.

Approved07/08/2016Beaufort Jasper Water and Sewer 

Review

Dick Deuel

Comments:

No comment by reviewer

Approved07/08/2016Building Safety Review George Owens

Comments:

No comment by reviewer

Approved07/08/2016Fire Department Review Dan Wiltse

Comments:

No comment by reviewer

Approved07/07/2016Planning Commission Review Pat Rooney

Approved07/08/2016Planning Review - SR Ryan Coleman

Comments:

Recommendations - Rick Gammon:

1.  Staff recommends providing sleeves for disturbed driveways to accommodate future irrigation and lighting.

2. Staff recommends incorporating pavers along sections of sidewalk that are in close proximity to large trees.

3.  Staff recommends saving (2)-13" Pines and (1)-16" Pine at the Southeast corner of Red Cedar Street

3.  Any additional landscape and lighting will have to be approved by the Highway Corridor Overlay District

Approved07/07/2016Transportation Department Review Pat Rooney

Comments:

No comment by reviewer

Approved06/28/2016Police Department Review Jonathan Garcia
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Approved06/24/2016Planning Review - Address Theresa Thorsen

Plan Review Case Notes:
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