
  
 

Ordinance Approving JC’s Cove Annexation – First Reading Town Council 

TOWN COUNCIL 

STAFF REPORT 

Department of Growth Management 
 

MEETING DATE: May 12, 2015 

PROJECT: 

Ordinance Approving the Annexation of Certain 

Property Containing Approximately 18.79 Acres, 

More or Less, Located on JC’s Cove and Identified by 

Tax Map Numbers R600 039 000 1129 0000, R600 

0039 000 031D 0000, R600 039 000 1128 0000, 

and R600 0039 000 0847 0000 – First Reading 

PROJECT 

MANAGER: 
Kendra Lelie, AICP, Principal Planner 

 

REQUEST:  Town Staff requests that Town Council take action on First Reading of an 

Ordinance approving the annexation of certain property containing approximately 18.79 

acres, more or less, located on JC’s Cove and identified by Tax Map Numbers R600 039 

000 1129 0000, R600 039 000 031D 0000, R600 039 000 1128 0000, and R600 0039 

000 0847 0000. 

 

INTRODUCTION: In accordance with Section 5-3-150 of the Code of Laws of South 

Carolina, Jim Saba (Applicant), seeks to annex four (4) parcels totaling 18.79 acres into 

the corporate limits of the Town of Bluffton.  The Applicant submitted an Annexation 

Petition and related documents under the 100% freeholder method in May 2014 and an 

updated application in April 2015.  Separately, the Applicant also requests a zoning map 

amendment which designates the tract as an Agriculture (AG) district permitting the 

Applicant to subdivide Lot 4 into four (4) lots for residential use and utilize Lot 3, which 

fronts on May River Road, for common open space to include a multi-use building.  

Public sewer and water are proposed to service the existing and proposed lots.  If 

annexed, Lot 3 would be subject to the architecture, landscaping, and lighting 

standards of the Highway Corridor Overlay District. 

 

BACKGROUND:  An annexation petition was received from the Applicant for the 

annexation of four (4) parcels of land located at JC’s Cove Road and further described 

on the Beaufort County Tax Map as the following: 

 R600-039-000-1129-0000 (Lot 3):  1.53 acres owned by CBM Realty, LLC 

 R600-039-000-031D-0000 (Lot 4):  13.26 acres owned by CBM Realty, LLC 

 R600-039-000-1128-0000 (Lot 2):  1.0 acre owned by Randall & Brenda 

Jeffcoat 

 R600-039-000-0847-0000 (Lot A):  3.0 acres owned by James & Cynthia 

Saba 

Parcels A and 2 each contain an existing single-family detached dwelling unit.  Parcels 3 

and 4 are vacant.  With the exception of Lot 3, all lots have riverfront access to the May 
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River.  The overall tract is moderately wooded with approximately 1.28 acres of isolated 

wetlands and 1.28 acres of marsh land. 

Surrounding land uses include a cemetery to the northwest, mixed commercial use to 

the north, low density residential to the east, the May River to the southwest and 

vacant land to the west. 

 

  

  

As noted in the application materials, the Applicant has attempted to accomplish a 

similar subdivision through Beaufort County in July 2010.  A three (3) lot subdivision of 

Lot 4 was submitted for concept review at which time Beaufort County was in the 

process of implementing a new more restrictive zoning district for the parcels along the 

May River.  The May River Community Preservation (MRCP) ordinance went into effect 

in September 2010.  In March 2012, the same subdivision plan was submitted but the 

new MRCP zoning did not permit a three (3) lot subdivision of Lot 4.  The applicant is 

restricted to a subdivision of two (2) lots for Lot 4 under the current County zoning 

designation.   

 

Current Zoning.  The subject tract is located within unincorporated Beaufort County and 

is currently zoned MRCP under the Beaufort County Zoning and Development Standards 

Ordinance (ZDSO).  The adjacent properties to the east and west are also located in the 
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MRCP district.  The property to the north across May River Road is located in the 

Neighborhood Core (NC) district per the Town of Bluffton Zoning Ordinance.   

As stated in Division A.13 “May River Community Preservation District”, Section A.13.10 

of the ZDSO, the purpose of the MRCP district is intended to promote low intensity rural 

development patterns comprised primarily of residential uses while encouraging and 

allowing more urban development to locate outside the district at either end of the 

corridor.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The subject parcel is contiguous to the Town of Bluffton boundary as existing Lot 3 

shares a border with property across May River Road (1167 and 1169 May River Road) 

located in the Neighborhood Core (NC) zoning district and is located in the future 

annexation area as depicted on the Future Annexation Map below.   
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The subject parcel is located in a future land use designated as low density residential 

which describes the purpose of the area to maintain the existing rural character and 

decrease environmental and traffic impacts.  The low density residential land use 

includes estates and family compounds which range in density from one unit per three 

acres to one unit per acre. 

 

 
 



May 14, 2015 Page 5 

 

Ordinance Approving JC’s Cove Annexation – First Reading Town Council 

ANALYSIS:  

1. Annexation Principals:  The Annexation Policy & Procedures Manual provides 

guiding principles in the consideration of the merits of the annexation petition.  

As stated in the Manual, annexation should be of mutual benefit to the 

annexation petitioner(s) as well as the Town of Bluffton and its citizens.  The 

following guiding principles should be evaluated in determining whether the 

subject petition meets the overall intent of the annexation policies:  

Annexation Policy & Procedures Manual Guiding Principles  

 Meets the principals, policies and procedures set forth in the Annexation 

Manual: 

a. Achieve orderly growth; and 

b. Develop more cohesive and less fragmented Town Boundary. 

 Annexation of the property is in the best interest of the Town and its citizens: 

a. Feasibility Study and Cost/Benefit Analysis 

b. Citizen Participation  

 Contiguity to the Town of Bluffton Municipal Boundary; 

“The property is contiguous if it shares a continuous border with property 
currently in the Town of Bluffton jurisdiction.  Contiguity is not established by 
a road, waterway, right-of-way, easement, railroad track, marshland, or utility 
line which connects one property to another; however, if the connecting road, 
waterway, easement, railroad track, marshland or utility line intervenes 
between two properties, which but for the intervening connector, would be 
adjacent and share a continuous border, the intervening connector does not 
destroy contiguity.” 

 Avoids creating new enclaves (or donut holes) in the Town of Bluffton 

Municipal Boundary; 

 Consistency with the recommendations of the Town of Bluffton 

Comprehensive Plan including the Future Annexation Map; 

 Appropriateness of requested zoning district(s), land use regulations, 

development standards and environmental regulations; 

 Consideration of costs, benefits and estimated revenues for a proposed 

annexations before action is taken on the petition; 

 Annexation will not create a tax burden or measurably reduce the level of 

service(s) provided to existing citizens and property owners; 

 Fiscal impact of providing municipal services; 

 Consideration of the annexation area’s existing condition of utilities, 

transportation, infrastructure and future needs for expansion improvements; 

 Full impact that annexation will have on law enforcement; 

 Demonstrates potential for the diversification of the economic base and job 

opportunities; 
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 Consideration and utilization of Development Agreements for the proposed 

annexation area (when applicable); 

 Petitioners understanding of all potential costs/benefits associated with 

annexation; and 

 Input provided by the public and affected agencies during the review process. 

 

2. Proposed Zoning.  The applicant is proposing to subdivide Lot 4 into four (4) 

residential lots for a total of six (6) residential lots and designate Lot 3 (with 

frontage on May River Road) as common open space.  The proposed Agricultural 

zoning district will limit the allowed development intensity to the Applicant’s 

intended use and development pattern provided certain deed restrictions are 

placed on the property. 

 

Zoning Comparison Table 

 
 May River Community Preservation – 

County 
Proposed 

Agriculture with Deed Restrictions - Town 
Use  Single Family Residential – Y 

Open Space - Y 
Single-Family Residential- Y 

Open Space- Y 
Density Permitted .20 units per acre 

1 unit per 5 acres 
1 unit per acre 

Density Proposed  .32 units per acre 
1 unit per 3.1 acres 

Total Number of 
Permitted Lots 

5 
(All Residential) 

7 
(6 Residential / 1 Open Space) 

Open Space 60% 
(11.27 Acres) 

30% minimum 
72% proposed 
(13.53 Acres) 

Lot Width 250’ minimum 90’ minimum 
(Based on Estate House Lot) 

Front Setback 
1/3 of lot depth (measured from OCRM 
line) 

New Lot 4 (A):  115’ 
New Lot 4 (B):  89’ 

New Lot 4 (C):  115’ 
New Lot 4 (D):  66’ 

Existing Lot 3:  122’ from May River 
Road 

 
100’ from OCRM line 

 
 

 
Existing Lot 3:  50’ (May River Road – 
based on Highway Commercial Overlay 

District) 

Side and Rear Setback 

50’ 

 
Rear =  40’ minimum 
Side = 15’ minimum 

(Based on Estate House Lot 
 

 
 
Building Height 

 
2.5 stories/40 feet 

 
1-3 stories/42’ + roof 

(8.5’ min-14’ max per story + roof) 
 

Tree Planting 2 trees per lot 75% lot coverage 
Road Buffer ½ of setback distance 

Lot 3 = 61’ Lot 3 = 50’ 
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3. Additional Items:  At the first reading of the annexation request with Town 

Council on August 12, 2014, the following requirements were identified as 

conditions of the annexation request: 

a. Sewer/Water Connectivity.  Mr. Saba will be required to connect the 

proposed development to adequate public sewer and water service.  This 

connection must occur before or concurrent with the approval of any 

additional development or subdivision of the property. 

b. OCRM Setback Protection.  Protection of the OCRM Critical Line setback 

along the May River through conservation easements in addition to 

standard zoning setbacks will be required as part of the open space 

requirement.  The placement of the easement over the OCRM Critical Line 

setback provides an added layer of protection of this environmentally 

sensitive area to ensure it is protected from future variance requests. 

c. Cemetery Conservation Buffer Easement.  Establishment of a Conservation 

Easement Buffer to the south of the May River Road cemetery that is 

adjacent to the property will be required in order to provide an adequate 

buffer between a residential and institutional use. 

Due to the revision in the proposed zoning designation from a Planned Unit 

Development (PUD) to Agriculture (AG), deed restrictions are necessary to 

ensure the density proposed (0.32 units/acre) is not exceeded and the above 

requirements are set upon the property.  Town Staff and the Town Attorney are 

currently working with the applicant to devise appropriate deed restrictions. 

NEXT STEPS:  Based on the direction of Town Council, Town Staff will begin the 

following next steps to implement the suggested amendments: 

 

Annexation Procedure Step Completed 

Step 1.  Pre-Application Meeting  

Step 2.  Application Check-In Meeting  

Step 3.  Review by UDO Administrator  

Step 4.  Drafting of Annexation Map  

Step 5.  Town Council 1st Reading (May 12, 2015)  

Step 6.  Planning Commission Public Workshop (May 27, 2015)  

Step 7.  Drafting of Feasibility Study  

Step 8.  Negotiating Committee (at the discretion of Town Council)  

Step 9.  Public Notification (May 24, 2015)  

Step 10. Planning Commission Public Hearing and Recommendation 

(June 24, 2015) 

 

Step 11.  Town Council Public Hearing, 2nd and Final Reading (August 

11, 2015) 

 

Step 12.  Annexation Notification  

 

ATTACHMENTS: 

 

1. Annexation Ordinance 

2. Annexation Application 

 



ORDINANCE NO. 2015-_____ 
 
 

TOWN OF BLUFFTON, SOUTH CAROLINA 
 

AN ORDINANCE TO APPROVE THE ANNEXATION OF CERTAIN REAL PROPERTY 
OWNED BY CBM REALTY, LLC, RANDALL A. & BRENDA C. JEFFCOAT, AND JAMES B. 

& CYNTHIA W. SABA, THE SAME CONTAINING APPROXIMATELY 18.79 ACRES, 

MORE OR LESS, AND BEARING TAX MAP NUMBERS R600-039-000-1129-0000, 
R600-039-000-1128-0000, R600-039-000-031D-0000, AND R600-039-000-0847-

0000 
 
 

 WHEREAS, CBM Realty, LLC, Randall A. & Brenda C. Jeffcoat, and James B. & 
Cynthia W. Saba are One Hundred percent (100%) owners of certain real property 

contiguous to the Town of Bluffton’s corporate boundaries; and 
 
 WHEREAS, on May 8, 2014 and amended on April 7, 2015, CBM Realty, LLC, 

Randall A. & Brenda C. Jeffcoat, and James B. & Cynthia W. Saba submitted One 
Hundred Percent (100%) Annexation Petitions, executed January 15, 2014, to 

annex certain real property contiguous to the Town of Bluffton’s corporate 
boundaries in accordance with S.C. Code Ann. § 5-3-130(3); and 
 

 WHEREAS, the Town Council of the Town of Bluffton finds it to be in the 
Town’s best interest to annex into its corporate boundaries that certain property 

owned by CBM Realty, LLC, Randall A. & Brenda C. Jeffcoat, and James B. & 
Cynthia W. Saba. 
 

 NOW, THEREFORE, BE IT ENACTED BY THE TOWN COUNCIL OF THE TOWN 
OF BLUFFTON, SOUTH CAROLINA: 

  
 The Town of Bluffton, South Carolina, hereby annexes into its corporate 
boundaries all that certain property owned by CBM Realty, LLC, Randall A. & Brenda 

C. Jeffcoat, and James B. & Cynthia W. Saba, the same consisting of 18.79 acres, 
more or less, being described as Beaufort County Tax Map Numbers R600-039-000-

1129-0000, R600-039-000-1128-0000, R600-039-000-031D-0000, and R600-039-
000-0847-0000, including adjacent Right-of-Ways, and which is more fully 

described by the Petition for Annexation of Property and its Exhibits and 
Attachments, the same being attached hereto and incorporated herein as part of 
this Ordinance.  

 
 DONE, RATIFIED AND ENACTED this ______ day of _____________, 2015. 

 
 
This Ordinance was read and passed at First Reading on _______________, 2015. 

 
 

       ______________________________ 
       Lisa Sulka, Mayor 
       Town of Bluffton, South Carolina 

 
 

ATTACHMENT 1
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_________________________________ 
Sandra Lunceford 
Clerk, Town of Bluffton, South Carolina 

 
 

 
A Public Hearing was held on this Ordinance on _____________________, 2014. 
 

 
       ______________________________ 

       Lisa Sulka, Mayor 
       Town of Bluffton, South Carolina 
 

_________________________________ 
Sandra Lunceford 

Clerk, Town of Bluffton, South Carolina 
 
 

This Ordinance was passed at Second and Final Reading held 
on__________________, 2014. 

 
 
       ______________________________ 

       Lisa Sulka, Mayor 
       Town of Bluffton, South Carolina 

 
_________________________________ 
Sandra Lunceford 

Clerk, Town of Bluffton, South Carolina 
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