
 

 

Planning Commission 

Wednesday, October 25, 2023 at 6:00 PM  

Theodore D. Washington Municipal Building, 20 Bridge Street, Henry “Emmett” McCracken Jr. 
Council Chambers 

AGENDA 

This meeting can be viewed live on Beaufort County Channel, on Hargray Channel 9 and 113 or on 
Spectrum Channel 1304. 

I. CALL TO ORDER 

II. ROLL CALL 

III. NOTICE REGARDING ADJOURNMENT 

The Planning Commission will not hear new items after 9:30 p.m. unless authorized by a majority 
vote of the Commission Members present. Items which have not been heard before 9:30 p.m. may 
be continued to the next regular meeting or a special meeting date as determined by the 
Commission Members. 

IV. NOTICE REGARDING PUBLIC COMMENTS* 

Every member of the public who is recognized to speak shall address the Chairman and in 
speaking, avoid disrespect to Commission, Staff, or other members of the Meeting. State your 
name and address when speaking for the record. COMMENTS ARE LIMITED TO THREE (3) 
MINUTES. 

V. ADOPTION OF THE AGENDA 

VI. ADOPTION OF MINUTES 

1. September 27, 2023 Minutes 

VII. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA* 

VIII. OLD BUSINESS 

1. Big Blue Marble Academy (Certificate of Appropriateness- Highway Corridor Overlay): A 
request by Samantha Kozlowski, Development Manager, on behalf of the parcel owners 
EIG14T BBMA SC BLUFFFTON, LLC, for approval of a Certificate of Appropriates – Highway 
Corridor Overlay. The project consists of the landscape, lighting and architecture for Big Blue 
Marble Academy, a 11,293 SF one-story square foot childcare facility including an outdoor 
child play area and associated parking, located at the intersection of Mill Creek Boulevard and 
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Okatie Highway (SC HWY 170) off Slater Street in the Jones Estate PUD, within the Cypress 
Ridge Master Plan. (COFA-03-23-017836) (Staff - Katie Peterson) 

IX. NEW BUSINESS 

X. DISCUSSION 

XI. ADJOURNMENT 
 

 
 

“FOIA Compliance – Public notification of this meeting has been published and posted in compliance 
with the Freedom of Information Act and the Town of Bluffton policies.” 

In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), 
the Town of Bluffton will not discriminate against qualified individuals with disabilities on the basis of 

disability in its services, programs, or activities. The Town of Bluffton Council Chambers are ADA 
compatible. Auditory accommodations are available. Any person requiring further accommodation 

should contact the Town of Bluffton ADA Coordinator at 843.706.4500 or 
adacoordinator@townofbluffton.com as soon as possible but no later than 48 hours before the 

scheduled event. 

*Please note that each member of the public may speak at one public comment session and a form 
must be filled out and given to the Town Clerk. Public comment is limited to 3 minutes per speaker. 

Executive Session - The public body may vote to go into executive session for any item identified for 
action on the agenda. 
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Planning Commission 

Theodore D. Washington Municipal Building, 20 Bridge Street, Henry “Emmett” McCracken Jr. 
Council Chambers 

September 27, 2023 

I. CALL TO ORDER 

Chairwoman Denmark called the meeting at 6:02pm. There was a delay due to technical issues.  

II. ROLL CALL 

PRESENT 
Chairwoman Amanda Jackson Denmark 
Vice Chairman Charlie Wetmore 
Commissioner Rich Delcore 
Commissioner Jason Stewart 
Commissioner Jim Flynn 
Commissioner Michael Brock 
 
ABSENT 
Commissioner Lydia DePauw 

III. ADOPTION OF THE AGENDA 

Vice Chairman Wetmore made a motion to adopt the agenda as written.  

Seconded by Commissioner Flynn. 
Voting Yea: Chairwoman Jackson Denmark, Vice Chairman Wetmore, Commissioner Delcore, 
Commissioner Stewart, Commissioner Flynn, Commissioner Brock 

All were in favor and the motion passed. 

IV. ADOPTION OF MINUTES 

1. August 23, 2023 Minutes 

Commissioner Flynn made a motion to adopt the minutes as written.  

Seconded by Commissioner Brock. 
Voting Yea: Chairwoman Jackson Denmark, Vice Chairman Wetmore, Commissioner Delcore, 
Commissioner Stewart, Commissioner Flynn, Commissioner Brock 

All were in favor and the motion passed.  

V. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA* 

VI. OLD BUSINESS 

VII. NEW BUSINESS 

1. JC’s Cove Recreation Center (Development Plan): A request by Nathan Sturre of Sturre 
Engineering on behalf of the property owner James Saba, for approval of a preliminary 
development plan application. The project proposes the construction of a 2,786 SF recreation 
building to serve the six (6) single family residences at JC’s Cove.  The property is zoned 
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Agriculture (AG) and consists of 1.53 acres identified by tax map number R610 039 000 1129 
0000 located on the south side of May River Road approximately 1,200 feet east of Buck 
Island Road. (DP-08-23-018338) (Staff – Dan Frazier) 

Chairwoman Denmark recused herself. 

Staff presented. The applicant was in attendance. The Commission asked about the 
dimensions of the ADA parking. The applicant verified that the space was compliant. There 
was further discussion about the use of the building. The applicant responded that there were 
no offices and was strictly a recreation center for the six homes in the neighborhood. 

Commissioner Brock made a motion to approve the application as submitted.  

Seconded by Commissioner Delcore. 
Voting Yea: Vice Chairman Wetmore, Commissioner Delcore, Commissioner Stewart, 
Commissioner Flynn, Commissioner Brock 

All were in favor and the motion passed.  

2. Magnolia Square (Development Plan): A request by Willy Powell of Ward Edwards 
Engineering on behalf of Ed Goeas of ERB Enterprises LLC and Trever Wells for approval of a 
preliminary development plan application. The applicant proposes to construct site 
infrastructure, including an internal streetscape, drives, parking, walks, utilities, drainage, and 
stormwater to serve four mixed-use lots, two commercial lots and four residential lots.  The 
subject property contains three lots zoned Neighborhood General – HD (NG-HD), two lots 
zoned Neighborhood Core (NC), and two lots zoned Residential General (RG) and consists of 
3.86 acres identified by tax map numbers R610 039 000 0114 0000, R610 039 000 0093 0000, 
R610 039 000 0094 0000, R610 039 000 0095 0000, R610 039 000 0096 0000, R610 039 000 
0107 0000 and R610 039 000 107B 0000 located at 1195 – 1217 May River Road and 15-19 
Jason Street. (DP-02-23-017662) (Staff – Dan Frazier) 

Chairwoman Denmark recused herself. 

Staff presented. The applicant was in attendance. The Commission discussed the trash 
receptacle locations, the need for extra care of the trees on the property and to save as many 
trees as possible and the parcel located near the easement (1195 May River Rd). The 
Commission requested the applicant install as much pervious parking as possible and 
discussed the phasing plans for the property. 

Commissioner Delcore made a motion to approve with the following condition:  

1. At the time of final development plan submittal, provide a construction sequencing plan 
that demonstrates the proposed phased construction of the development. 

Seconded by Commissioner Flynn. 
Voting Yea: Vice Chairman Wetmore, Commissioner Delcore, Commissioner Stewart, 
Commissioner Flynn, Commissioner Brock 

All were in favor and the motion passed. 

3. Lowcountry Pickleball Club (Certificate of Appropriateness-Highway Corridor Overlay 
District): A request by Court Atkins Group, on behalf of the Owner Rick Maggin, with Palmetto 
Land Associates, for approval of a Certificate of Appropriates – Highway Corridor Overlay. The 
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project consists of a commercial pickleball facility of approximately 28,188 SF including 
clubhouse, event space, future tenant space and indoor courts, a concession building of 
approximately 1,197 SF, 19 outdoor courts, and associated landscaping and lighting on three 
existing lots within the Palmetto Pointe Business Park, identified by tax map numbers R610 36 
000 0462 0000, R610 036 000 0461 0000, and R610 036 000 0460 0000, and is located at 60 
Estate Drive within the Palmetto Pointe Commercial Master Plan. (COFA-12-22-017507) (Staff 
- Katie Peterson) 

Chairwoman Denmark returned to the dais. 

Staff presented. The applicant was in attendance. There was discussion about the octagonal 
roof, the bay doors and the service yard location. 

Josh Tiller, landscape architect, provided pictures to the Commission of the Highway 170 
buffer as it is currently. He discussed the opacity of the buffer and sidewalk requirements. 

There was discussion about the heights of the light poles on the courts and illumination 
levels.  

Commissioner Delcore made a motion to approve with the following conditions:  

1. Per Section 5.15.9.E.2. of the ZDSO, the rear elevation must be revised to incorporate 
articulation, specifically in the roofline, at the center similar to the front elevation, and the 
parapet revised to be taller than the rear of the roof. 

2. The Planning Commission determined that in accordance with Sectio 5.15.9.D.1. of the 
ZDSO, the Board and Batten Style Metal Panel siding was determined to be an appropriate 
siding on the rear elevation as shown. 

3. The “domed” roof area be altered to be a hip roof, as discussed by the Applicant, 
straightening out the center ridge line. 

4. The service yard label on the Highway 170 elevation of the Concession Building be 
removed.  

5. The roof material on the Concession Building be clarified as either standing seam or 
asphalt shingles and drawn as the same. 

6. Work with Staff on the location and design of permanent bleachers on the Estate Drive 
side of the Championship Court.  

7. A note be added to the plans indicating Staff shall meet on site to assess the buffer to 
ensure it meets the requirements of Section 5.15.8.C.2. of the ZDSO.  

8. The Planning Commission determined the use of LED lighting was an acceptable substitute 
for those listed in Section 5.15.11. of the BZDSO. 

9. The average illumination level for the parking area be reduced to meet the requirements 
of Section 5.15.11(E)(4)(b) of the BZDSO. 

10. The Planning Commission determined the illumination levels for the Courts Area were 
appropriate as submitted as recreation facilities are not considered in Section 
5.15.11(E)(4)(b) of the BZDSO. 

11. The sidewalk on along Estate Drive be shown on the Development Plan and be in place 
prior to occupancy or public/private access to the site for use. 

12. Designated shuttle/bus pull out locations must be shown on the landscape and site plans 
for the COFA, as they are a requirement of the Development, as was a condition of the 
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Preliminary Development Plan approval by Planning Commission at their September 28, 
2022 meeting. 

13. All comments provided by the DRC and Planning Commission for the Development Plan 
must be addressed to be compliant with this COA-HCOD approval and should this plan be 
changed based on the requirements of the Development Plan Review, a New Certificate of 
Appropriateness may be required. 

14. Per the Applications Manual, a Town of Bluffton Sign Permit must be submitted to for 
review and approval.  

Seconded by Commissioner Brock. 

During discussion, Commissioner Wetmore stated he thought the application should be tabled 
with the amount of conditions. 

Voting Yea: Chairwoman Jackson Denmark, Commissioner Delcore, Commissioner Stewart, 
Commissioner Brock 
Voting Nay: Vice Chairman Wetmore, Commissioner Flynn 

The motion passed 4-2 and the application was approved.  

VIII. DISCUSSION 

IX. ADJOURNMENT 
Vice Chairman Wetmore made a motion to adjourn.  

Seconded by Commissioner Flynn. 
Voting Yea: Chairwoman Jackson Denmark, Vice Chairman Wetmore, Commissioner Delcore, 
Commissioner Stewart, Commissioner Flynn, Commissioner Brock 

All were in favor and the motion passed.  

The meeting was adjourned at 7:54pm. 
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MEMORANDUM 

TO: Planning Commissioners  

FROM: Katie Peterson, AICP, Senior Planner  

RE: Review of Revised Plans to COFA-03-23-017836  

DATE: 10/25/2023 

CC: Kevin Icard, AICP, Director of Growth Management  

 
BACKGROUND - On June 28, 2023, the Town of Bluffton Planning Commission tabled 
COFA-03-23-017836, a Certificate of Appropriateness to permit the landscape, 
lighting and architecture for Big Blue Marble Academy, an 11,293 SF one-story 
childcare facility including an outdoor child play area and associated parking, located 
at the intersection of Mill Creek Boulevard and Okatie Highway (SC HWY 170) off 
Slater Street in the Jones Estate PUD, within the Cypress Ridge Master Plan 
(Attachment 1).   
 
In response to the Planning Commission’s request, the Applicant provided revised 
drawings (See Attachment 2).  Upon review of the resubmitted documents, Town 
Staff has identified in underlined red (8,19,20,21,24,26) the items which either 
administratively should carry forward with the approval or have not yet been 
completed/addressed.  The full list of areas identified by the Planning Commission at 
their June 28, 2023 meeting are as follows:   
 
Landscape 
1. Per Section 4.24.2.2.E. of the ZDSO, Landscape Plan must be revised to include a 

broad-leaf tree in each peninsula.   
2. Per Section 4.16.3.A of the ZDSO, the shrubs screening the Transformer at the 

southern corner of the building must be increased in height to fully screen it from 
view of Highway 170. 

3. Per Section 5.3.7.C. of the UDO, additional landscape screening must be added to 
the area between the parking lot and Slater Street.  This should be a continuous 
planting area, as it is the street buffer.   

4. Reconsider the shrub choices – especially at the sidewalk near the accessible 
parking space as they are sharp and/or potentially irritating to skin/problematic if 
consumed.  

5. Double check planting heights vs. gallon sizes as they conflict.  Please note the 
height minimums must be met – the gallon sizes should be updated to be 
reflective of those heights. 

6. Revisit the locations of some of the overstory trees filling in the buffer as they 
relate to the existing large trees – specifically near the SE corner as there is a 
large oak there which proposes another large canopy tree planted very close to 
it.  

7. Plantings should be added around the dumpster enclosure to screen it better. 
 

 
Architecture  
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8. Per Section 4.16.2.A. all roof mechanicals are shown on the front elevation, 
facing Highway 170, and must be revised.  While the hood system is shown as 
screened on the front elevation, building code requires the exhaust to be no less 
than 10 feet horizontally from parts of the same building, and the intake, if 
vented at an angle away from the wall(s). It could be 5 feet of clearance from the 
wall(s) if angled away, but still requires 10 feet of clearance from the intake.  
This is not able to be met in the space provided and will need to be redesigned.  

9. Per Section 4.16.3.A. the electric meter is shown on front elevation, facing 
Highway 170 and must be revised or be fully screened with an architectural 
feature. 

10. Per Section 4.24.3.A.3. of the ZDSO the dumpster enclosure must be revised 
from unfinished Split Face CMU to a permitted material. 

11. The Applicant should consider revising the pedestrian door operation on the 
dumpster enclosure to minimize conflict with pedestrians entering from the 
building. 

12. Information on the proposed metal fence must be provided for review as not 
enough information has been to complete the review. Ensure gate locations are 
shown on the landscape and site plans.  

13. The fence location at the southeast corner of the building must be revised to 
remain passable when the door is open. 

14. Per Section 4.23.3.A., the dormers should be relocated to be centered over the 
elements beneath them. Roofs need to have a minimum 4:12 pitch. – Might 
consider increasing the pitch of the primary mass to 6:12 (recommendation not 
requirement, but the dormers will need to feel appropriate on the main mass) 

15. Per Section 4.23.3.A., the Front (Highway 170 facing) elevation should be 
reconsidered to better address the street.  

16. Reconsider the main entrance location as the entrance is at the dead-end portion 
of the parking lot.  Even with kids being walked in, parents are more likely to 
enter and turn that direction, which will cause challenges with circulation. 

17. Revise door lite pattern on rear elevation to match for consistency. Also take a 
look at the doors for the electric rooms on the front if they are to remain on that 
elevation as they appear as service doors – on the front elevation, which is 
problematic. 

18. Consider revising the muntin patterns on windows to be square or vertical rather 
than creating horizontal lites as vertical/square lite patterns are more typical of 
the Lowcountry Vernacular.  

19. Pull the fence away from the columns on the front elevation. 
 
Lighting  
 
Note: No changes have been made to the light plan, however, the landscape plan 
has been revised to eliminate conflict.  
 
20. Per Section 4.23.3.C.2.a.2. of the ZDSO, the Planning Commission must 

determine the appropriateness of the use of LEDs as a substitute lighting type for 
those listed in the Ordinance.   

21. Per Section 4.23.3.C.2.a.2.1. of the ZDSO, additional information is required to 
ensure all fixtures will be cutoff luminaires. 

22. Light poles need to be relocated to eliminate conflict with required Landscape 
Island overstory trees.  

23. Photometric exhibit must be revised to ensure it remains in compliance with the 
revised pole locations.   

 
Additional Requirements 
24. All comments must be addressed, and a Final Development Plan must be 

approved prior to issuance of the Certificate of Appropriateness – HCO. 
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25. Per the Applications Manual, a letter of approval from the Cypress Ridge 
Declarant for the Covenants, Conditions and Restrictions must be provided.  

26. 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. 
 

PLANNING COMMISSION ACTIONS:  As granted by the powers and duties set forth in 
Section 2.2.6.C.6. of the Unified Development Ordinance (UDO), 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. 

 
STAFF RECOMMENDATION:  It is the charge of the Planning Commission to assess 
and interpret the standards and guidelines set forth in the UDO as they pertain to 
applications using the review criteria established in the UDO and to take appropriate 
action as granted by the powers and duties set forth in Section 2.2.6.C.   
 
Town Staff requests that the Planning Commission consider the requirements of 
Section 3.17.3. of the Unified Development Ordinance as they review the application.  

 
ATTACHMENTS: 

1. Previously Submitted Plans 
2. Revised Submittal 
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 TOWN OF BLUFFTON 
 

STAFF REPORT 
Department of Growth Management 
  

MEETING DATE: June 28, 2023 

PROJECT: 

Big Blue Marble Academy: Landscaping, Lighting 

and Architecture 
Certificate of Appropriateness 

Highway Corridor Overlay 

PROJECT MANAGER: 
Katie Peterson, AICP 

Senior Planner 
 

APPLICATION REQUEST:  The Applicant, Samantha Kozlowski, Development 
Manager, on behalf of the parcel owners EIG14T BBMA SC BLUFFFTON, LLC, 
requests that the Planning Commission approve the following application: 

 
1. COFA-03-23-017836.  A Certificate of Appropriateness to permit the 

landscape, lighting and architecture for Big Blue Marble Academy, an 
11,293 SF one-story childcare facility including an outdoor child play 

area and associated parking, located at the intersection of Mill Creek 
Boulevard and Okatie Highway (SC HWY 170) off Slater Street in the 

Jones Estate PUD, within the 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, and last revised in June 2020.   

 
 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

PARCEL LOCATION MAP 

ATTACHMENT 1 - JUNE 28, 2023 PACKET 
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Big Blue Marble Academy  Planning Commission 

The Final Development Plan (DP-07-22-016969) was heard at the May 10, 2023 
meeting of the Development Review Committee where comments were provided 

to the Applicant (Attachment 5).  Town Staff is currently working with the 
Applicant to provide comments on resubmitted materials and ensure all 
comments have been addressed.  

 
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. 
 

a) Finding.  The project is 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 Town of Bluffton 

Highway Corridor Overlay District (HCOD) within of the 2000 Town 
of Beaufort Zoning and Development Standards Ordinance (ZDSO) 
which are attached to the PUD.  In addition to these standards, as a 

result of the adoption the Town of Bluffton's Stormwater Design Manual 

(SWDM) in September of 2021, the landscaping design criteria of Article 
5 of the current Unified Development Ordinance are applicable to 

review of this application.     
 

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 commercial land use.  As a result, the 

ATTACHMENT 1 - JUNE 28, 2023 PACKET 
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Big Blue Marble Academy  Planning Commission 

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 – Site Design Standards. Section 4.16.3.A. requires the site of 

service yards, utility meters, above-ground tanks, and other such 
equipment be landscaped so that such facilities are not visible from 

the highway and shall not be located less than ten (10’) feet from the 
side and rear property lines. While landscaping is shown around the 
transformer near the southern corner of the building, shrubs are 

shown as 30 inches in height, which will not screen a standard 
transformer.  Due to the location, it will be highly visible from 

Highway 170 and the shrubs must be increased in height at this 
location to screen the transformer. 

   
2) Finding – Parking Lot Requirements. Section 4.24.2.2.E. of the ZDSO 

requires that each landscape peninsula contain one (1) broad-leafed 
overstory tree with a minimum size of two and one half (2 ½) caliper 

inches at DBH and a minimum height of ten (10) feet.  The Landscape 
Plan indicates Crepe Myrtles, which are understory trees, are 

proposed in the landscape peninsulas.  The Landscape Plan must be 
revised to include a broad-leaf tree in each peninsula. 

  
3) Finding – Parking and Loading Area Landscaping.  Per Section 5.3.7.C. 

of the UDO, all parking and loading areas that are visible from the 
public right-of way shall be buffered to minimize the visual impact of 
parked vehicles by landscaped areas that include a mixture of trees 

and shrubs.  Additional screening must be provided in the area 
between the Parking Lot and Slater Street, as the screening provided 

does not meet the screening requirements as indicated in DRC 
Review.  

 
Architecture 

 
1) Finding – Standards and Guidelines. Section 4.16.2.A. states that 

heating, ventilating and air conditioning equipment, duct work, air 
compressor, and other fixed operating machinery shall be either 

screened from view or located so that such items are not visible from 

ATTACHMENT 1 - JUNE 28, 2023 PACKET 
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Big Blue Marble Academy  Planning Commission 

the highway.  All roof mechanicals are shown on the front elevation, 
facing Highway 170, and must be revised.  

 
2) Finding – Site Design Standards. Section 4.16.3.A. requires the site of 

service yards, utility meters, above-ground tanks, and other such 

equipment shall be landscaped so that such facilities are not visible 
from the highway and shall not be located less than ten (10’) feet 

from the side and rear property lines.  The electric meter is shown on 
front elevation, facing Highway 170 and must be revised or be fully 

screened with an architectural feature. 
 

3) Finding – Inappropriate Exterior Materials and Architectural Elements.  
Section 4.24.3.A.3. of the ZDSO notes that cinder block and unfaced 

concrete block are considered incompatible and inappropriate for 
primary and accessory structures.  The dumpster enclosure is 

identified as Split Face CMU but does not identify a finish material.  
The dumpster enclosure must be revised to a permitted material. 

Further, the Applicant should consider revising the door operation on 
the dumpster enclosure to minimize conflict with pedestrians entering 
from the building.  

  
4) Finding – Information on the proposed metal fence has not been 

provided with the COFA materials.  Additional information is required 
to ensure the proposed metal fence meets the material requirements.  

Further, there is a conflict with the fence at the southeast corner of 
the building.  When the door is open, the sidewalk will become 

impassable.  The fence location must be revised to be passable while 
the door is open.  

 
5) Finding – Per Section 4.23.3.A. of the ZDSO, the Planning 

Commission, as the Corridor Review Board, shall review elements of 
design, including form, mass, scale, proportion, height, texture, color, 

architectural style, individual architectural elements, or orientation or 
specific location upon the site.   The Front Elevation, facing Highway 

170, appears unbalanced.  The dormers proposed do not align with 
the elements beneath them, and while there is articulation, the 
highway fronting side of the building is less composed than the rear 

(facing the parking area).  The Front elevation should be reconsidered 
to have dormers align with elements beneath them and ensure the 

Front (Highway 170 facing side) is appropriately designed. 
 

Lighting 
 

1) Finding – Lighting.  Section 4.23.3.C.2.a.2. of the ZDSO allows for 
incandescent, fluorescent, metal halide, mercury, vapor or color 

corrected high-pressure sodium lights.  As LEDs are not permitted by 
the ordinance, the Planning Commission must determine the 

appropriateness of the use of LEDs as a substitute lighting type for 

ATTACHMENT 1 - JUNE 28, 2023 PACKET 
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Big Blue Marble Academy  Planning Commission 

those listed in the Ordinance.  Staff finds they are an appropriate 
substitution.  

2) Finding – Lighting.  Section 4.23.3.C.2.a.2.1. of the ZDSO requires 
light fixtures to be a cutoff luminaire whose source is completely 
concealed with opaque housing and shall not be visible from any 

street.  This provision includes lights on mounted poles as well as 
architectural display and decorative lighting visible from the corridor. 

While the light specs include options for cutoff, it is not indicated 
which options have been selected and additional information is 

required to ensure all fixtures will be cutoff luminaires.   
3) Finding – Lighting.  Light poles have been proposed in each of the 

Landscape Islands.  The Landscape Islands require large canopy 
overstory trees in each.  As this creates a conflict with the proposed 

light positions, the light poles must be relocated, and an updated 
Photometric exhibit provided to ensure it remains in compliance with 

the revised pole locations.   
 

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.  As there are no design 
guidelines established in the Cypress Ridge Master Plan for the site, 

no additional design review was performed.  
 

 
C. DEVELOPMENT PLAN 

The Final Development Plan was heard at the DRC meeting.  Revised 
documents have been submitted; however, comments have not yet been 

provided to the Applicant.   
   

1) Finding. Final 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 May 10, 2023.  Staff is working 
with the Applicant to finalize comments and ensure all conditions 

have been met.  Once complete, a Final Development Plan will be 
approved.    

 
D. 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 

Cypress Ridge.  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.   
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Big Blue Marble Academy  Planning Commission 

 
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.  It should be noted that any proposed 

signage is reviewed through a Sign Permit process separate from 
this review.  Any proposed signage will need to submit Sign Permits 

for review and approval prior to installation. 
 

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 4.24.2.2.E. of the ZDSO, Landscape Plan must be 
revised to include a broad-leaf tree in each peninsula.   

b. Per Section 4.16.3.A of the ZDSO, the shrubs screening the 

Transformer at the southern corner of the building must be 
increased in height to fully screen it from view of Highway 170. 

c. Per Section 5.3.7.C. of the UDO, additional landscape screening 
must be added to the area between the parking lot and Slater 

Street.   
 

2. Architecture 
a. Per Section 4.16.2.A. all roof mechanicals are shown on the front 

elevation, facing Highway 170, and must be revised. 
b. Per Section 4.16.3.A. the electric meter is shown on front elevation, 

facing Highway 170 and must be revised or be fully screened with 
an architectural feature. 

c. Per Section 4.24.3.A.3. of the ZDSO the dumpster enclosure must 
be revised from unfinished Split Face CMU to a permitted material. 

d. The Applicant should consider revising the door operation on the 
dumpster enclosure to minimize conflict with pedestrians entering 
from the building. 

e. Information on the proposed metal fence must be provided for 
review as not enough information has been to complete the review.  

f. The fence location at the southeast corner of the building must be 
revised to remain passable when the door is open. 

g. Per Section 4.23.3.A., the dormers should be relocated to be 
centered over the elements beneath them.  

h. Per Section 4.23.3.A., the Front (Highway 170 facing) elevation 
should be reconsidered to better address the street.  

 
3. Lighting 
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Big Blue Marble Academy  Planning Commission 

a. Per Section 4.23.3.C.2.a.2. of the ZDSO, the Planning Commission 
must determine the appropriateness of the use of LEDs as a 

substitute lighting type for those listed in the Ordinance.   
b. Per Section 4.23.3.C.2.a.2.1. of the ZDSO, additional information is 

required to ensure all fixtures will be cutoff luminaires. 

c. Light poles need to be relocated to eliminate conflict with required 
Landscape Island overstory trees.  

d. Photometric exhibit must be revised to ensure it remains in 
compliance with the revised pole locations.   

 
4. Other 

a. All comments must be addressed, and a Final Development Plan 
must be approved prior to issuance of the Certificate of 

Appropriateness – HCO. 
b. Per the Applications Manual, a letter of approval from the Cypress 

Ridge Declarant for the Covenants, Conditions and Restrictions 
must be provided.  

c. 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. Application and Narrative 
2. Site Plan, Elevations and Materials 

3. Landscape Plans 
4. Lighting Plan and Details 

5. DRC Comments 5.10.23 
 

 
 
 

 
 

 
 

ATTACHMENT 1 - JUNE 28, 2023 PACKET 

Page 16

Section VIII. Item #1.



 

Growth Management Customer Service CenterTOWN OF BLUFFTON 20 Bridge Street
Bluffton, SC 29910CERTIFICATE OF APPROPRIATENESS

(843)706-4500
www.townofbluffton.sc.govHIGHWAY CORRIDOR OVERLAY APPLICATION

applicationfeedback@townofbluffton.com

Applicant Signature: Date:

For Office Use

Town of Bluffton Certificate of Appropriateness- Highway Corridor Overlay Application Updated Date:     11/10/2022 

Applicant Property Owner
Name: Name:

Phone: Phone:
Mailing Address: Mailing Address:

E-mail: E-mail:
Town Business License # (if applicable):

Project Information
Project Name: Acreage:

Project Address: 

Zoning District:
Tax Map Number(s):

Project Description:

Minimum Requirements for Submittal
1. Mandatory Application Check-In meeting scheduled. 
2. Digital files drawn to scale of the Site Plan(s). 
3. Digital files drawn to scale of the Architectural Plan(s). 
4. Recorded deed and plat showing proof of property ownership. 
5. Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO. 
6. Material samples and color swatches for all proposed materials. 
7. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable 

to the Town of Bluffton. 
Note: A Pre-Application Meeting is required prior to Application submittal. 

Disclaimer: The Town of Bluffton assumes no legal or financial liability to the applicant or any
third party whatsoever by approving the plans associated with this application. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property.  As applicable, I authorize the subject property to be posted and inspected.

Property Owner Signature: Date:

Application Number: Date Received:

Received By: Date Approved:

EIG14T BBMA SC BLUFFTON, LLC

(248) 817-1691

Samantha Kozlowski, Development Manager

(248) 817-1691

1695 Twelve Mile Road, Suite 100, Berkley, MI 48072
samantha@814cre.com

1695 Twelve Mile Road, Suite 100, Berkley, MI 48072

reed@814cre.com
N/A

Big Blue Marble Academy +/- 1.276 Acres 

Mill Creek Blvd. & Okatie Hwy., Bluffton, SC 29909 

Cypress Ridge PUD
TBD 

New construction +/- 11,953 SF one-story building located in Cypress Ridge on Mill Creek Blvd. in 
Bluffton, SC. It will be a new child care building. Use Group "E" for day care facilities.  

X
X
X
X
X
X
X

3/24/2023

3/24/2023
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS- 

HIGHWAY CORRIDOR OVERLAY (HCO) APPLICATION 
PROCESS NARRATIVE 

The  following  Process  Narrative  is  intended  to  provide  Applicants  with  an  understanding  of  the  respective  application  process, 
procedures and Unified Development Ordinance (UDO) requirements for obtaining application approval in the Town of Bluffton.  While  
intended to explain the process, it is not intended to repeal, eliminate or otherwise limit any requirements, regulations or provisions of  
the Town of Bluffton’s Unified Development Ordinance. The Town of Bluffton's Mission and Vision Statements help navigate staff to  
ensure that the goals outlined by Town Council are being met. As each project is being reviewed, Town staff will use the Mission  
Statement, Vision Statement, The Covenant for Bluffton and the current Strategic Plan to guide their review. Compliance with these  
procedures will minimize delays and assure expeditious application review. 

Town of Bluffton Certificate of Appropriateness- Highway Corridor Overlay Application                                                       Updated Date:       11/10/2022 

Step 3.  Review by UDO Administrator Staff 

Staff Step 5.  Issue Certificate of Appropriateness 

The PC shall review the Certificate of Appropriateness - HCO Application for compliance with the criteria and provisions in the UDO. 
The PC may approve, approve with conditions, or deny the application. 

          Applicant, Staff & Planning Commission Step 4.  Planning Commission Meeting 

If the PC approves the Certificate of Appropriateness - HCO Application, the UDO Administrator or designee shall issue the 
Certificate of Appropriateness - HCO. 

If the UDO Administrator or designee determines that the Certificate of Appropriateness - HCO Application is complete, it shall be  
presented to the Planning Commission. 

Upon receiving input from Staff at the Pre-Application Meeting, the Applicant shall submit the Certificate of Appropriateness - HCO 
Application and required submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator or      
designee will review the submission for completeness. 

Step 1.  Pre-Application Meeting Applicant & Staff

Prior to the filing of a Certificate of Appropriateness - HCO Application, the Applicant is required to consult with the UDO Administrator 
or their designee at a Pre-Application Meeting for comments and advice on the appropriate application process and the required 
procedures, specifications, and applicable standards required by the UDO. 

Step 2.  Application Check-In Meeting Applicant & Staff
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Project Narrative  
Certificate of Appropriateness HCO 
Big Blue Marble Academy  
Cypress Ridge PUD  
[Mill Creek Blvd. & Okatie Hwy.] 

 

Page 1 
 

 

The subject property is a new construction +/- 11,953 SF Big Blue Marble child care facility to be 

located at the intersection of Mill Creek Boulevard and Okatie Highway in Bluffton, South Carolina.  

The subject property is situated on approximately +/- 1.276 acres of land. The subject property is 

currently comprised of undeveloped vacant land. It is located within the jurisdiction of the Town of 

Bluffton and is currently zoned “Commercial” within the Cypress Ridge PUD.  The parcel number and 

formal address for this property is to be determined. The Master Developer will be recording the lot 

split/subdivision. 

The childcare facility will have dual access points off a private drive, Slater Street. The dual access 

will allow for improved site traffic accessibility and connectivity.  There will be 33 parking spaces, 

including two (2) ADA compliant parking spaces, which will be enough parking to accommodate all 

staff members and parents/guardians. There will be no “drop-off lane” permitted for this facility. All 

parents/guardians will be required to park their vehicle and check their student in and out of the 

facility at the front desk.  

A Certificate of Appropriateness HCO is required to install landscaping, lighting, or architectural 

elements within the Highway Corridor Overlay district. The proposed application is in conformance 

with the architectural provisions provided in Article 5, Design Standards, the Cypress Ridge PUD 

Master Plan, and the requirements in the application manual. The proposed Big Blue Marble Academy 

building will blend harmoniously with the natural surroundings, and the scale of neighborhood 

architecture, complying with the intent of Section 5 (Design Guidelines for the HCO). The Developer 

& Architect have made extensive exterior changes to the prototypical BBMA building to adapt to the 

traditional Lowcountry Vernacular style preferred by the Town of Bluffton.  

The proposed childcare building will consist of primarily neutral colors that are compatible with 

Lowcountry or coastal vernacular palette, as mentioned in the Design criteria. There are 3 primary 

materials on the building façade- Siding, Brick, and Glass. Siding makes up 59%, Brick makes up 22%, 

and Glass makes up 18% of the overall façade. The building will consist of a “Savannah Grey” colored 

brick wainscot, “Monterey Taupe” colored James Hardie Siding, and white trim. The main roof will 

rise 4” in a length of 12” (4/12 pitch roof) with the porch roofs and bump outs having a rise of 6” in 

a length of 12” (6/12 pitch roof) and the materials will be multilayered asphalt shingles color “Oyster 

Grey” and white soffit panels to match the building and window trim. The building front entrance and 

back exit will include four (4) white fiberglass columns with a brick base to match the building 

exterior. The overall building façade will be broken up by many windows, doors, and mixed materials. 

The proposed building will have upgraded dormers and windows from the typical BBMA prototype 

to further breakup the roofline.  
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Project Narrative  
Certificate of Appropriateness HCO 
Big Blue Marble Academy  
Cypress Ridge PUD  
[Mill Creek Blvd. & Okatie Hwy.] 

 

Page 2 
 

The dumpster enclosure and monument sign base will consist of the same materials to match the 

exterior of the building. All HVAC units have been relocated to the west & east sides of the building 

and screened from the view of Slater Street & Okatie Highway. The grade level HVAC units will be 

thoroughly screened by a decorative, intentional screening structure comprised of composite vinyl-

based planks that provide a well-balanced contrasting look of architectural woods and a metal 

framework. The roof hood system & service platform facing the parking lot along Slater Street will 

have the same screening material to provide a balanced look.  
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ELEVATIONS

Cypress Ridge

Mill Creek Blvd.

Bluffton, South Carolina

814 Services, LLC

1695 Twelve Mile Road

Suite 100

Berkley, MI 48072

FormSurfaces

Design Group

DO NOT SCALE PRINTS.  USE FIGURED DIMENSIONS.   © 2023 FSDG

10913 Marcello Lane

Whitmore Lake, MI 48189

20211019
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Lansing, MI 48917
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1118 Joshua Drive
www.AEStructures.com

Michael Vernier

AEStructures@AEStructures.com
Telephone: 248.250.6166

Troy, Michigan 48098-6507

Structural Engineering Consultant

Site Plan Review    02/17/2023

Site Plan Review    03/29/2023

Site Plan Review    05/12/2023

ATTACHMENT 1 - JUNE 28, 2023 PACKET 

Page 22

Section VIII. Item #1.



A 101

FLOOR PLANS

Cypress Ridge

Mill Creek Blvd.

Bluffton, South Carolina

814 Services, LLC

1695 Twelve Mile Road

Suite 100
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FormSurfaces
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Site Plan Review    03/29/2023

Site Plan Review    05/12/2023
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DUMPSTER

ENCLOSURE

DETAILS

Cypress Ridge
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ASPHALT SHINGLES

PORCH COLUMNS

BLUFFTON, SOUTH CAROLINA

BRICK

SCREEN FENCE

DESCRIPTION AND COLORMATERIAL MANUFACTURER

EXTERIOR FINISH LEGEND
ROOF

WALL

STYLE:  HARDIEPLANK LAP SIDING, CEDARMILL
COLOR: MONTEREY TAUPE

ASPHALT SHINGLES

HORIZONTAL LAP SIDING

BRICK STYLE:  MODULAR BRICK, RUNNING BOND
COLOR: SAVANNAH GREY

STYLE:  TIMBERLINE HDZ
COLOR: OYSTER GREY

GAF

JAMES HARDIE

FIBERGLASS COLUMNS STYLE: CRAFTSMAN STYLE, TAPERED, RECESSED PANEL
COLOR: WHITEENDURA-CRAFT

GENERAL SHALE

LOUVER STYLE: 33" ROUND, POLYURETHANE
COLOR: WHITEFYPON

STYLE: HARDIESOFFIT PANELS, VENTED CEDARMILL
COLOR: WHITESOFFIT PANELS JAMES HARDIE

STYLE: SMOOTH
COLOR: WHITE
WINDOWS AND DOOR SURROUNDS, SOFFIT

JAMES HARDIESIDING TRIM

STYLE: MERCURY ECONOMIC STAGGERED  (ALUMINU
COLOR: GREY, HEIGHT: 4 FT.

SCREEN WALL
ROOF TOP UNITS

PALMSHIELD

STYLE: VINYL
COLOR: BEIGE, HEIGHT: 3'-2" (MIN)

SCREEN WALL
A/C UNITS AT GRADE
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814 Services, LLC
1695 Twelve Mile Road
Suite 100
Berkley, MI 48072

FormSurfaces
Design Group

DO NOT SCALE PRINTS.  USE FIGURED DIMENSIONS.   © 2022 FSDG

10913 Marcello Lane
Whitmore Lake, MI 48189

20211019

504 S. Creyts Road, Suite B
Lansing, MI 48917

STATISTICS

DESCRIPTION SYMBOL AVG MAX MIN MAX/MIN AVG/MIN

PARKING 2.4 FC 5.2 FC 0.5 FC 10.4:1 4.8:1

FIXTURE TYPE 2: DSX0LED-P4-40K-70CRI-T2M
COUNT: 4 FIXTURES

FIXTURE TYPE FT: DSX0LED-P4-70CRI-TFTM
COUNT: 1 FIXTURE

ALL FIXTURES ARE POLE MOUNTED AT 20'-0" ABOVE GRADE

SP 100

SITE PLAN -
PHOTOMETRICS

SITE PLAN - PHOTOMETRICS

SITE 0.8 FC 5.2 FC 0.0 FC N/A N/A
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PLAN REVIEW COMMENTS FOR DP-07-22-016969
Town of Bluffton

Department of Growth Management

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

Telephone 843-706-4522

Plan Type: Apply Date:

Plan Status: Plan Address:  

Development Plan

Active

07/14/2022

Plan PIN #:Case Manager: R614 028 000 5215 0000Dan Frazier

Plan Description: A request by 814 Services, LLC for approval of a preliminary development plan application. The project 
proposes the construction of a +/-12,130 sq. ft. childcare facility.   The property is zoned Jones Estate Planned 
Unit Development and consists of approximately a 1.50-acre portion of tax map number R614 028 000 5215 
0000 located at the intersection of Mill Creek Boulevard and Okatie Highway within the Cypress Ridge Master 
Plan.

STATUS 8-17-22: Comments on the Preliminary Development Plan were provided at the August 17, 2022, 
meeting of the DRC.  
STATUS: The preliminary development plan was approved with conditions at the November 16, 2022, Planning 
Commission meeting. 
STATUS: Comments on the Final Development Plan will be heard at the May 10, 2023, meeting of the DRC.

 Final Technical Review

 Submission #: 1  Received: 04/03/2023 Completed: 05/05/2023

Reviewing Dept. Complete Date StatusReviewer

Revisions Required05/05/2023Planning Commission Review Dan Frazier

Comments:

1. Photometrics do not extend to the property lines. All lights are shown DIRECTLY adjacent to the large canopy trees required in 
landscape islands. 
2. Sidewalk needs to extend to eastern property line beyond driveway apron.
3. No turnaround for vehicles is provided on the west side of the parking lot appears it will cause conflicting movement in the 
ADA space for pedestrians. 
4. Crosswalks are not provided at all locations where pedestrians will be entering the flow of traffic.  Dead end sidewalk at 
entrance closest to dumpster needs to be connected to somewhere.  

5. West side of both vehicle entrances do not have trees in the island at the end of the parking bays
6. Wheel stops are required in all parking spaces.
7. Provide additional information regarding how the parking and landscape areas will be separated. Curb/metal landscape 
edging etc. 
8. Site plan does not match the architectural drawings.
9.     Correct the proposed building area on Site Plan Sheet C400.

Revisions Required05/05/2023Planning Review - SR Jordan Holloway

Comments:

05/05/2023 Page 1 of 2
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1. Locations for transformers are required and proposed screening. 
2. Fencing needs to be reexamined.  It may not cut off entry and exit of the building, block parking spaces from being usable or 
impede sidewalk. 
3. A fence detail must be provided including the materials, dimensions and configurations. 
4. As the dumpster enclosure opens directly to the vehicle entrance and faces the townhomes, side access must be provided 
for pedestrian access to ensure the enclosure doors do not remain open.
5. Large canopy trees do not meet 2.5 Caliper and 12’ in height ordinance requirement.
6. The shrubs along Slater Street are not adequate screening for the parking area. A continuous row of shrubs needs to be 
provided.  
7. Shrubs do not show planting minimum height to ensure compliance with minimum height requirements.  Further, switch 
grass is not a shrub.
8. Tree protection areas need to be shown around all trees to remain.
9. While the Applicant may count some of the existing trees in the buffer area as a portion of the required buffer, which existing 
trees are being counted must be identified and the opacity of the buffer will need to be field verified to ensure compliance with 
HCOD buffer requirements prior to CofC.
10. Foundation Planting areas need to show quantities and species.

Not Required05/05/2023Planning Review - Address Diego Farias

Approved with Conditions05/01/2023Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

Currently under review in accordance with the February 2023 BJWSA Development Policy and Procedure Manual.

Approved with Conditions05/05/2023Fire Department Review Dan Wiltse

Comments:

1. Please verify if you are installing an automatic sprinkler system.

Approved with Conditions04/27/2023Watershed Management Review 
DRC

Samantha Crotty

Comments:

Pending receipt of NPDES approval letter.

Approved05/05/2023Police Department Review Adam Barberio

Approved04/03/2023Building Safety Review Richard Spruce

Approved04/03/2023Transportation Department 
Review

Megan James

Comments:

No comments

05/05/2023 Page 2 of 2
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1695 Twelve Mile Road, Suite 100 

Berkley, Michigan 48072 
O: 248-817-1691 

samantha@814cre.com  
 
 
September 27, 2023  
 
Town of Bluffton 
Planning Department 
ATTN: Katie Peterson, AICP 
Senior Planner 
20 Bridge Street 
P.O. Box 386 
Bluffton, SC 29910 

 
RE: COFA Submittal #3 – Big Blue Marble Academy Cypress Ridge 
 
Dear Katie,  
 
Enclosed with this letter is the COFA resubmittal application for Big Blue Marble Academy Cypress 
Ridge. Please find enclosed the following materials:  
 

• Revised Building, Civil & Landscaping Plans 
• Revised Dumpster Enclosure Detail  
• Planning Commission Comment Response Letter 
• 3D Isometric Views for Roof Massing (2) 
• Interior Material Board 
• Exterior Material Board 

 
Please contact me at (734) 260-6820 or via email at samantha@814cre.com with any questions. We are 
looking forward to reviewing this project with the Town of Bluffton’s Planning Commission again soon.   
 
Sincerely, 
 
 
 
 
 
Samantha Kozlowski 
Development Manager 
814 SERVICES, LLC 
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1695 Twelve Mile Road, Suite 100 

Berkley, Michigan 48072 

O: 248-817-1691 

samantha@814cre.com  

 
September 27, 2023  
 
Town of Bluffton 
Planning Department 
ATTN: Katie Peterson, AICP 
Senior Planner 
20 Bridge Street 
P.O. Box 386 
Bluffton, SC 29910 
 
RE: Big Blue Marble Cypress Ridge – Planning Commission Comment Responses 
 
Dear Katie,  
 
Thank you for sharing the comments from the previous Planning Commission Meeting. Please review 
our responses/plan revision comments below (in Blue):  
 
1. Landscape. 

a. Per Section 4.24.2.2.E. of the ZDSO, Landscape Plan must be revised to include a broad-
leaf tree in each peninsula.   

• Updated to have the Laurel Oaks in the peninsulas. 
b. Per Section 4.16.3.A of the ZDSO, the shrubs screening the Transformer at the southern 

corner of the building must be increased in height to fully screen it from view of Highway 
170. 

• The heights of the shrubs have increased as well additional shrubs around the 
area. 

c. Per Section 5.3.7.C. of the UDO, additional landscape screening must be added to the area 
between the parking lot and Slater Street. This should be a continuous planting area, as it 
is the street buffer.   

• Additional trees and shrubs were added between the parking lot and Slater 
Street. 

d. Reconsider the shrub choices – especially at the sidewalk near the HC parking space as 
they are sharp and/or potentially irritating to skin/problematic if consumed by the littles.  

• The shrubs are updated. 
e. Double check planting heights vs. gallon sizes as they conflict.  Please note the height 

minimums must be met – the gallon sizes should be updated to be reflective of those 
heights. 

• The height and gallon sizes have been updated. 
f. Revisit the locations of some of the overstory trees filling in the bugger as they relate to 

the existing large trees – specifically near the SE corner as there is a large oak there which 
proposes another large canopy tree planted very close to it.  
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1695 Twelve Mile Road, Suite 100 

Berkley, Michigan 48072 

O: 248-817-1691 

samantha@814cre.com  

 
• The locations of the overstory trees have been relocated from existing large 

canopy trees. 
 

g. Plantings should be added around the dumpster enclosure to screen it a little better 
• Shrubs and an overstory tree have been added to screen the dumpster area. 

 
 

2. Architecture 
a. Per Section 4.16.2.A. all roof mechanicals are shown on the front elevation, facing 

Highway 170, and must be revised. 
• Roof mechanicals have been inset into the roof line to provide screening from 

Highway 170. Review the 3D isometric view, “Roof Massing” to view the revised 
screening for the mechanical units.   

b. Per Section 4.16.3.A. the electric meter is shown on front elevation, facing Highway 170 
and must be revised or be fully screened with an architectural feature. 

• Electric meter relocated to the east elevation and fully screened from view 
within the mechanical unit fencing.  

c. Per Section 4.24.3.A.3. of the ZDSO the dumpster enclosure must be revised from 
unfinished Split Face CMU to a permitted material. 

• Dumpster enclosure revised to Savannah Grey brick to match building exterior.  
d. The Applicant should consider revising the pedestrian door operation on the dumpster 

enclosure to minimize conflict with pedestrians entering from the building. (switching 
the hinges so they don’t have to walk around the door they just opened) 

• The side door has been removed and now has front gate access instead.  
e. Information on the proposed metal fence must be provided for review as not enough 

information has been to complete the review. When you provide the fence detail – also 
ensure gate locations are shown on the landscape/site plan 

• Fence detail has been added to Sheet C800 (Detail Sheet). Gates have been 
added to the site plan.  

f. The fence location at the southeast corner of the building must be revised to remain 
passable when the door is open. 

• The fence location has been updated everywhere so the area is passable while 
a door is open. 

g. Per Section 4.23.3.A., the dormers should be relocated to be centered over the elements 
beneath them. Roofs need to have a minimum 4:12 pitch. – Might consider increasing the 
pitch of the primary mass to 6:12 (recommendation not requirement, but the dormers 
will need to feel appropriate on the main mass) 

• Accent roof pitches increased to 12:6. Main roof pitch increased to 12:4. Four 
dormers have been added.   

h. Per Section 4.23.3.A., the Front (Highway 170 facing) elevation should be reconsidered to 
better address the street.  
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1695 Twelve Mile Road, Suite 100 

Berkley, Michigan 48072 

O: 248-817-1691 

samantha@814cre.com  

 
• The south elevation has been revised to better address Highway 170. 

Additional dormers have been added and all mechanical units have been 
screened from the view of the highway. The south elevation (rear of building) 
has been designed to closely resemble the north elevation (entrance) of the 
building.  

i. Reconsider the main entrance location as the entrance is at the dead-end portion of the 
parking lot.  Even with kids being walked in, parents are more likely to enter and turn that 
direction, which will cause challenges with circulation. 

• The main entrance location has been mirrored/relocated to better 
accommodate the parking lot layout & improve circulation of the overall site.  

j. Revise door lite pattern on rear elevation to match for consistency. Also take a look at the 
doors for the electric rooms on the front if they are to remain on that elevation as they 
appear as service doors – on the front elevation, which is problematic. 

• Revised pattern & added additional door lights on rear elevation.  
• Revised the electric room doors on south elevation to match existing doors. 

Added spandrel glass to reduce visibility into the electric rooms.  
k. Consider revising the muntin patterns on windows to be square or vertical rather than 

creating horizontal lites as vertical/square lite patterns are more typical of the 
Lowcountry Vernacular.  

• The window shape for all dormer windows were revised to match the glass 
shape in the doors and windows located below.  

l. Pull the fence away from the columns on the front elevation 
• The fence location has been updated. 

 
3. Lighting 

a. Per Section 4.23.3.C.2.a.2. of the ZDSO, the Planning Commission must determine the 
appropriateness of the use of LEDs as a substitute lighting type for those listed in the 
Ordinance.    

• Noted.  
b. Per Section 4.23.3.C.2.a.2.1. of the ZDSO, additional information is required to ensure all 

fixtures will be cutoff luminaires. With fully concealed light source.  
• Revised photometric plan provided with additional information on fixtures.  

c. Light poles need to be relocated to eliminate conflict with required Landscape Island 
overstory trees.  

• Light poles have been relocated & recalculated. Please review revised 
photometric plan.  

d. Photometric exhibit must be revised to ensure it remains in compliance with the revised 
pole locations.   

• Noted and revised on the photometric plan.  
 

4. Other 
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1695 Twelve Mile Road, Suite 100 

Berkley, Michigan 48072 

O: 248-817-1691 

samantha@814cre.com  

 
a. All comments must be addressed, and a Final Development Plan must be approved prior 

to issuance of the Certificate of Appropriateness – HCO. Noted.  
b. Per the Applications Manual, a letter of approval from the Cypress Ridge Declarant for the 

Covenants, Conditions and Restrictions must be provided. 
• The Letter of Approval from the Cypress Ridge Declarant will be provided prior 

to the Planning Commission Meeting.  
c. 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.  
• Noted. All Signage Permits will be submitted to the Town of Bluffton for review 

prior to installation. The Sign Permit application will be submitted by the 
individual sign contractor.  

 
Thank you for your time reviewing our response letter and resubmittal materials. We are looking forward 
to reviewing this project with the Town of Bluffton’s Planning Commission again soon.  Please contact me 
at (734) 260-6820 or via email at  samantha@814cre.com with any questions.  
 
Thank you,  
 
 
 
Samantha Kozlowski 
Development Manager 
814 SERVICES, LLC  
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Cypress Ridge
Mill Creek Blvd.
Bluffton, South Carolina

814 Services, LLC
1695 Twelve Mile Road
Suite 100
Berkley, MI 48072

FormSurfaces
Design Group

DO NOT SCALE PRINTS.  USE FIGURED DIMENSIONS.   © 2022 FSDG

10913 Marcello Lane
Whitmore Lake, MI 48189

20211019

504 S. Creyts Road, Suite B
Lansing, MI 48917

STATISTICS

DESCRIPTION SYMBOL AVG MAX MIN MAX/MIN AVG/MIN

PARKING 2.4 FC 5.2 FC 0.5 FC 10.4:1 4.8:1

FIXTURE TYPE 2: DSX0LED-P4-40K-70CRI-T2M
COUNT: 4 FIXTURES

FIXTURE TYPE FT: DSX0LED-P4-70CRI-TFTM
COUNT: 1 FIXTURE

ALL FIXTURES ARE POLE MOUNTED AT 20'-0" ABOVE GRADE

SP 100

SITE PLAN -
PHOTOMETRICS

SITE PLAN - PHOTOMETRICS

SITE 0.8 FC 5.2 FC 0.0 FC N/A N/A
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D.R. Horton, Inc. 30 Silver Lake Road Bluffton, SC 29909 

 

 

 

 

 

 

 

 

September 27, 2023 

Ms. Samantha Kozlowski 
814 SERVICES, LLC 
1695 Twelve Mile Rd, Suite 100 
Berkley, Michigan 48072 

 
Re:  Cypress Ridge PUD – ARC Review and Approval 
 
Samantha, 
 
The Architectural Review Committee (ARC) has reviewed and approved your submittal for the proposed Big Blue 
Marble Academy project located at Mill Creek Boulevard and Okatie Highway providing the following conditions 
below are met: 

• Owner must meet all required County/City/Town building requirements, including any applicable permits.   
Please provide copy/copies of these permit to the Commercial Association Management Company office prior to 
commencing any work.  

• For any exterior commercial signage for the complex, please submit your proposed signage plan and their 
placement for the ARC’s approval prior to signage installation.   

• Any damage caused to any Commercial Association common area(s), landscaping, sod, shrubs, plant material, 
and/or irrigation, as a result of the owner's building installation, will be the financial responsibility of the owner 
to pay the Association for any said repairs or replacement(s).  

 
Please do not hesitate to contact me should you have any questions regarding the above conditional approval. 

 
Sincerely, 
 
 
Trisha Freeland, CMCA®, AMS®  
D.R. Horton HOA Manager 
Charleston, Hilton Head and Savannah 
Coastal Carolina Division 
D.R. Horton, Inc. 
Cell 843-718-5500 / tfreeland@drhorton.com 
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