
   
 

 

MEMORANDUM  

TO: Planning Commissioners  

FROM: Erin Schumacher, AICP, Senior Planner  

RE: Resubmission of COFA-8-16-9998 (7 Johnston Way) 

DATE: 9/6/16 

CC: Heather C. Colin, AICP, Director of Growth Management  

 Kevin P. Icard, AICP, Planning & Community Development Manager 

A request has been presented by Michael Kronimus, on behalf of the parcel owner 

B2K, LLC, for approval of the following application:  

 

COFA-08-16-9998.  A Certificate of Appropriateness to permit the 

construction of a two story mixed-use commercial structure of 

approximately 5,000 SF on the property located at 7 Johnston Way within 

the Bluffton Village Development, and zoned Bluffton Village PUD. 

 

This application was presented to the Planning Commission at the August 24, 2016 

meeting and with the recommendation by Town Staff for approval with several 

conditions.  The Commission expressed concern about the design of the structure 

and there was an extensive conversation regarding how the revisions to improve the 

appearance of the building to be in conformance with the regulating documents 

would impact that design. 

 

There was a consensus to hold a special meeting to give the applicant the 

opportunity to revise the plans. 

 

A motion was made to table the application to allow the Applicant to provide 

additional information or revisions to the following comments:  

 

1. Per Section 5.15.9.C.4. of the TOB-ZO, the Planning Commission must 

make a determination on the appropriateness of the architectural feature 

that exceeds the 45 foot maximum permitted height.  

2. Per Section 5.8.7.E.5. of the Bluffton Village Master Plan, Planning 

Commission must make a determination on the appropriateness of 

permitting deviations from the design standard outlined in the Bluffton 

Village Architectural Design Guidelines to permit the following: 

i. Exceeding the maximum building height allowance of 35 feet to 

allow for the proposed building of 43 feet in height. 

ii. A deviation from the minimum depth permitted for 

Porches/Colonnades/ Arcades of 8 feet clear to the proposed 6 

feet clear. 

iii. A deviation to allow the stucco surfaces to be tabby rather than 

the fine or medium sand float finish that is permitted. 

iv. A deviation to allow the columns spacing to exceed the 

standard of “no farther apart than they are tall” on the 

elevation noted as West Elevation. 
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3. Rotate the roof 

4. Add windows on the first floor 

5. Change out some trees 

6. Adjust the mullions 

The Applicant submitted updated plans to address the comments on Wednesday 

August 31, 2016.  Below is a brief review of the requested items: 

 

1. Overall building height was reduced from 43 feet to 38 feet; 

2. The height of the chimney was reduced from 49 feet to 42 feet;  

3. The roof was rotated; 

4. Windows on the first floor and dormers were revised; 

5. A dumpster enclosure was included; 

6. Porch columns were added on the West Elevation; 

7. The landscaping plan was not changed; 

8. The depth of the porch was not changed from the 6 feet as previous shown; 

9. The plans still notes the use of tabby stucco; and   

10. The applicant has stated that they have reached out to the POA/ARB to 

provide an updated approval based on the changes. Once received staff will 

forward to the Board immediately.   

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. Development Agreement. 

a. Per the First Amendment of the Bluffton Village Development 

Agreement, an assignment of rights allots this structure 5,000 SF of 

heated square footage. As such, the building may not have conditioned 

spaces in excess of the allocated 5,000 SF. 

  

2. Architecture 

a. Per Section 5.15.9.E.4. of the TOB-ZO, the Window D on the West 

Elevation must be revised to have a consistent window pane pattern.  

 

3. Lighting 

a. Per Section 5.15.11.B. and of the TOB-ZO, provide information on the 

illumination levels of the proposed fixtures to show that they comply 

with the foot-candle requirements of Section 5.15.11.E.b. of the TOB-

ZO.  

 

4. Other 

a. Per Section 5.8.7.E.5. of the Bluffton Village Master Plan, Planning 

Commission must make a determination on the appropriateness of 

permitting deviations from the design standard outlined in the Bluffton 

Village Architectural Design Guidelines to permit the following: 

 

i. Exceeding the maximum building height allowance of 35 

feet to allow for the proposed building of 38 feet in height. 

ii. A deviation from the minimum depth permitted for 

Porches/Colonnades/ Arcades of 8 feet clear to the proposed 

6 feet clear. 

iii. A deviation to allow the stucco surfaces to be tabby rather 

than the fine or medium sand float finish that is permitted. 
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iv. Allow for the use of LED fixtures.  

 

5. Additional Requirements. 

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

and approval for the signage proposed for each business located in the 

structure.  

b. A letter from the Architectural Standards Committed responsible for 

reviewing the plans for conformance with the Bluffton Village 

Architectural Design Guidelines stating that the proposed project is in 

accordance with the established design standards shall be provided to 

Town Staff before the Certificate of Appropriateness is issued.  
ATTACHMENTS: 

1. August 24, 2016 Staff Report 

2. Original Drawings 

3. Revised Drawings 
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 TOWN OF BLUFFTON 
 

STAFF REPORT 

Department of Growth Management 
  

MEETING DATE: August 24, 2016 

PROJECT: 
7 Johnston Way – Commercial Structure 

Certificate of Appropriateness 

Highway Corridor Overlay 

PROJECT MANAGER: 
Erin Schumacher, AICP,  

Senior Planner 
 

APPLICATION REQUEST:  The Applicant, Michael Kronimus, on behalf of the parcel 

owner B2K, LLC, requests that the Planning Commission approve the following 

application: 

 

COFA-08-16-9998.  A Certificate of Appropriateness to permit the 

construction of a two story mixed-use commercial structure of 

approximately 5,000 SF on the property located at 7 Johnston Way within 

the Bluffton Village Development, and zoned Bluffton Village PUD. 

 

INTRODUCTION: Bluffton Village is a 29.31 acre mixed-use development located on 

Bluffton Road (SC Hwy 46) which was approved by Town Council on October 18, 

2000 through the approval of a Development Agreement, Planned Unit 

Development (PUD), and Master Plan.  The Bluffton Village Development 

Agreement, PUD and Master Plan provide for the zoning regulations, arrangement 

of land uses, and maximum number of development rights for the development. Per 

the Development Agreement, the permitted development rights allow a maximum 

of 38 attached residential townhouse units, one dependency unit per townhouse 

unit (not to exceed 800 square feet), and 212,750 heated square feet for 

commercial, retail, civic, and/or multi-family use.  The Development Permit for the 

subject parcel was approved by Planning Commission on November 17, 2000.  On 

December 14, 2005, Town Council approved the Bluffton Village Development 

Agreement First Amendment which provided, among other things, the allocation of 

development rights to each of the lots within the development with the subject 

parcel receiving 5,000 SF 
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The Applicant is proposing the construction of a commercial building of 

approximately 5,000 SF, along with the associated lighting and landscaping 

improvements.  The subject development is located at the intersection of Johnston 

Way and Bluffton Road (SC 46). 

 

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.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PARCEL LOCATION MAP 

PROJECT LOCATION MAP 
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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 located in the Bluffton Village PUD and is part 

of the Bluffton Village Master Plan.  There are specific design standards 

established by the Development Agreement for the PUD.  Specifically, 

the development utilizes the 2000 Town of Bluffton Zoning Ordinance 

including the Highway Corridor Overlay District (HCOD), subject to 

certain modifications called out in the PUD and Master Plan.  As a 

result, the design criteria of Article 5 of the current Unified 

Development Ordinance does not apply to this proposal.   

 

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

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

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

 
The property is located in the Bluffton Village Development Agreement as 

amended, the Bluffton Village PUD and is identified on the Bluffton Village 

Master Plan as a building pad designated for a commercial building with a 

maximum footprint of 2,500 SF with an allocation of 5,000 SF of development 

rights.  As a result, the property is subject to the 2000 Town of Bluffton 

Zoning Ordinance, as modified, which contain architectural, landscaping, and 

lighting design standards for properties located in the Highway Corridor 

Overlay District (HCOD). 

 

A. DEVELOPMENT AGREEMENT 

The Bluffton Village Development Agreement, as amended, provides for the 

development rights, densities, and regulations for the development of the 

Bluffton Village for the duration of the Agreement.  The Agreement provides 

certain assurances to Developer and the Town regarding the maximum 

residential and mixed use structures which may be constructed at build-out, 
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the necessary public and private infrastructure is provided to support the 

development, and that the zoning regulations will not change for the duration 

of the Agreement’s term.  

 

Development Rights 

 

Finding – First Amendment (October 18, 2005).  Per the Development 

Agreement First amendment, this lot is allocated 5,000 SF of developable 

heated square footage.  The application for this project has shown a three 

story structure with the first floor shown as a restaurant, the second floor as 

a professional office, and the third floor as storage space.  Upon inquiry of 

the use of the third floor storage space, the Applicant indicated that intent is 

to utilize the area for document storage which will require it to be conditioned 

(heated/cooled).  This third floor conditioned area would put the proposed 

heated square footage significantly above the 5,000 SF allocated to the 

parcel in question.  Per the First Amendment of the Development Agreement,  

the total allowed square footage for the entire development may be 

designated by the Developer, with flexibility regarding assigned square 

footages to any particular building site, so long as the maximum square 

footage is not exceeded.    The Developer has since sold all of the lots and 

their allocated development rights to third parties.  As such, the Applicant will 

need to acquire the necessary additional square footage of development 

rights from another owner of an undeveloped lot within Bluffton Village to 

construct the building as proposed.  Once the Applicant negotiates the 

acquisition of development rights, an Assignment of Rights will need to be 

executed by the parties, acknowledged by the Town, and recorded in the 

Office of the Register of Deeds Official Records Book for the transfer to be 

complete.  

 

B. BLUFFTON VILLAGE PUD/MASTER PLAN 

The property is noted in the Bluffton Village Master Plan, at the north-eastern 

edge of the Town of Bluffton boundary. The intent for development is to 

serve as an important gateway into the Town of Bluffton with a friendly, 

neighborhood setting based on Traditional Neighborhood Design (TND) 

principles, and focused on strengthening the bonds of community through 

daily causal contact. The Bluffton Village Master Plan includes Exhibit K - 

preliminary architectural code-Bluffton Village and also refers to the Town of 

Bluffton Zoning Ordinance for development standards.  In particular, the 

Highway Corridor Overlay District (HCOD) provides design standards for the 

application at hand. 

 

Architecture 

 

1) Finding – General Principles. Section 5.15.9.C.3. and 5.15.9.F. of the 

Town of Bluffton Zoning Ordinance (TOB-ZO) states that accessory 

structures should be architecturally compatible with primary structures.  

Not enough information was provided regarding the site accessory 

structures (i.e. dumpster enclosure) to determine if they meet the 
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requirements.  Provide additional information on the typical dumpster 

enclosures. 

 

2) Finding – General Principles. Section 5.15.9.C.4. of the TOB-ZO states 

that the maximum building height is forty-five feet and that unoccupied 

architectural features shall be reviewed on a case-by-case basis and will 

require approval by the Bluffton Fire Marshall prior to CRB Review.  The 

proposal shows a chimney structure that exceeds the 45 foot maximum.  

The Planning Commission must review this architectural feature and find 

it to be appropriate. As well, Staff has contacted the Fire Marshall 

regarding approval of the appurtenance.      

 

3) Finding – Inappropriate Exterior Materials and Architectural Elements. 
Section 5.15.9.E.3. of the TOB-ZO states that long, unarticulated or blank 

facades are considered incompatible and inappropriate.  The right side of 

the first floor elevation labeled South Elevation (actually the North 

Elevation) on sheet A2.0 is blank and could benefit from the addition of 

an architectural feature or detailing that would articulate that portion of 

the structure.    

 

4) Finding – Inappropriate Exterior Materials and Architectural Elements. 
Section 5.15.9.E.4. of the TOB-ZO states that incongruity of architectural 

details resulting in a disturbing appearance are considered incompatible 

and inappropriate. The window pane pattern is incongruent from façade 

to façade.  Specifically, Window D and Window G noted on sheet A5.0 are 

both 3’-0” by 3’-0”; however, one has only a vertical muntin while the 

other has both a vertical and horizontal muntin.  For consistency between 

facades, the window pane pattern should be the same on these windows. 

 
Lighting 

 
1) Finding – Lighting. Section 5.15.11.B. and of the TOB-ZO permits lighting 

for exterior architectural, display and decorative lighting provided such 

lighting meets the foot-candle requirements for lighting as provided in 

Section 5.15.11.E.b. of the TOB-ZO.  No information was provided 

regarding the lighting fixtures or illumination levels.  This information 

must be submitted for review to ensure compliance is achieved for the 

required illumination levels. 

 

Other 

 
5) Finding –Other Requirements. Section 5.15.12. of the TOB-ZO states that 

all trash receptacles, dumpsters, ductwork, fixed operating machinery, 

and other such utility equipment shall be either screened from view or 

located so that they are not visible from the highway. There was a 

dumpster pad installed as part of the development plan. Not enough 

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

dumpster enclosures, grease traps, etc) to determine if they meet the 
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requirements.  Provide additional information showing how any outdoor 

equipment or trash receptacles will be screened.  

 

6) Finding – Concept/Plan Provisions.  Section 5.8.7.E.5. of the Bluffton 

Village Master Plan states the all architecture in Bluffton Village will 

comply with the stringent and regulated set of guidelines (Exhibit A and 

K).  These guidelines were later supplemented with more expansive 

Bluffton Villages Architectural Design Guidelines which were approved by 

the Bluffton Historic Preservation Commission and serve as the rules and 

regulations of architecture and construction practices.   It is further noted 

that the enforcement of the Guidelines and issuance of the building 

permit shall be the responsibility of the Town Manager, or designee, 

subject to submission approval of required plans complying with the 

Guidelines.  If there is a question as to whether or not the plan complies 

with the Guidelines it will be referred to the Bluffton Planning 

Commission.  During plan review, Town Staff noted several aspects of the 

proposed design that do not meet the design standards established in the 

document noted above.  The items of concern are the following: 

 

A. This building pad is denoted as a Street Front Building 

Type which has a maximum building height allowance of 

35 feet.  The proposed building is 43 feet tall which 

exceed that which is permitted by the design standards. 

B. The minimum depth permitted for Porches/Colonnades/ 

Arcades is 8 feet clear.  What has been proposed is 6 feet 

clear. 

C. Stucco surfaces shall be fine or medium sand float finish.  

What has been proposed is tabby.  

D. Columns shall be spaced no farther apart than they are 

tall.  The columns proposed on the elevation noted as 

West Elevation (actually East Elevation) do not meet this 

requirement.  

E. Columns shall be brick, wood, cast iron, cast stone or 

stucco over concrete with smooth finish.  Not enough 

information was provided to determine if this standard 

has been met.  

F. Shutters must be operable with all hardware, and made of 

wood or approved substitute.   Not enough information 

was presented to determine if this standard has been 

met.  

 

C. DEVELOPMENT PLAN 

The Final Development Plan was reviewed and approved by the Planning 

Commission on November 17, 2000.  

   

1) Finding. Preliminary Development Plan. This application is a property 

within the Bluffton Village development.  The development plan 

included designs for the infrastructure improvements, streetscape 
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landscaping, and site landscaping along with other development 

improvements.  This site in particular calls for street trees along 

Johnston Way and landscaping throughout the required highway 

corridor buffer area.  The required landscaping has been installed.      

 

D. DECLARATION OF COVENANTS, CONDITIONS, AND RESTRICTIONS 

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

Village Master Plan.  

 

1) Finding. Declaration of Covenants, Conditions, and Restrictions for 
Bluffton Village Town Center.  The Covenants, Conditions and 

Restrictions for Bluffton Village Town Center establishes a requirement 

for review by the Architectural Standards Committee for any building, 

improvement, structure or accompanying facility of any kind…shall be 

erected, placed, situated or altered unless it has been submitted and 

approved in writing by the Committee. The Architectural Standards 

Committee has adopted the Bluffton Village Town Center Design 

Standards which serve as a guide for Owners in the design of 

improvements in Bluffton Village.  The applicant has provided copy of an 

email exchange noting the approval of the proposed development by the 

Architectural Standards Committee.  The Applicant shall confirm 

conformance with the covenants and restriction which are recorded with 

the Bluffton Village Master Plan with a written final approval from the 

Declarant.   

 

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

in the Application Manual. 

 

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

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

the Applications Manual.  

 

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

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

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

with the following conditions: 

 

1. Development Agreement. 

a. Per the First Amendment of the Bluffton Village Development 

Agreement, an assignment of rights, transferring additional 

developable square footage to this parcel from another undeveloped 

site within the Bluffton Village Development, must be properly 

executed and recorded. 

 

2. Architecture 

a. Per Section 5.15.9.C.3. and 5.15.9.F. of the TOB-ZO, the design of the 

accessory structures must coordinate with the general style of 

architecture in the primary structure.  Provide additional drawings of 
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the dumpster enclosure so that they may be reviewed for 

conformance. 

b. Per Section 5.15.9.C.4. of the TOB-ZO, the Planning Commission must 

make a determination on the appropriateness of the architectural 

feature that exceeds the 45 foot maximum permitted height.  

c. Per Section 5.15.9.E.3. of the TOB-ZO, an architectural feature or 

detailing that would articulate the façade must be added to the right 

side of the first floor elevation labeled South Elevation (actually the 

North Elevation). 

d. Per Section 5.15.9.E.4. of the TOB-ZO, the Window D and Window G 

must be revised to have a consistent window pane pattern.  

 

3. Lighting 

a. Per Section 5.15.11.B. and of the TOB-ZO, provide information on the 

proposed lighting fixtures and illumination levels to show that they 

comply with the foot-candle requirements of Section 5.15.11.E.b. of 

the TOB-ZO.  

 

4. Other 

a. Per Section 5.15.12. of the TOB-ZO, provide information noting how 

any outdoor equipment or trash receptacles will be screened.  

b. Per Section 5.8.7.E.5. of the Bluffton Village Master Plan, Planning 

Commission must make a determination on the appropriateness of 

permitting deviations from the design standard outlined in the Bluffton 

Village Architectural Design Guidelines to permit the following: 

 

i. Exceeding the maximum building height allowance of 35 feet 

to allow for the proposed building of 43 feet in height. 

ii. A deviation from the minimum depth permitted for 

Porches/Colonnades/ Arcades of 8 feet clear to the proposed 

6 feet clear. 

iii. A deviation to allow the stucco surfaces to be tabby rather 

than the fine or medium sand float finish that is permitted. 

iv. A deviation to allow the columns spacing to exceed the 

standard of “no farther apart than they are tall” on the 

elevation noted as West Elevation.  

 

c. Per Section 5.8.7.E.5. of the Bluffton Village Master Plan, additional 

information must be provided for the following items so that they may 

be reviewed by the Planning Commission to ensure compliance with 

the standards set forth:  

 

i. The proposed shutter material and design and to show that they 

meet the permitted material and operable requirement with 

necessary hardware.  

ii. The proposed column material to show that those proposed 

meet a permitted material. 
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5. Additional Requirements. 

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

and approval for the signage proposed for each business located in the 

structure.  

b. A letter from the Architectural Standards Committed responsible for 

reviewing the plans for conformance with the Bluffton Village 

Architectural Design Guidelines stating that the proposed project is in 

accordance with the established design standards shall be provided to 

Town Staff before the Certificate of Appropriateness is issued.  

 

ATTACHMENTS: 

1. Narrative 

2. Landscape, Lighting, and Architecture Plan Package 

3. Correspondence with ARC 
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