
 
  
 

 

 
TOWN OF BLUFFTON 

HISTORIC PRESERVATION COMMISSION 
 

ELECTRONIC MEETING 

 
Wednesday, June 3, 2020 6:00p.m. 

 

 

This meeting can be viewed on the Town of Bluffton’s Facebook page 

https://www.facebook.com/TownBlufftonSC/  

 
 

I. CALL TO ORDER 
 

II. ROLL CALL 
 

III. NOTICE REGARDING ADJOURNMENT 
The Historic Preservation 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 AGENDA 
 

VI. ADOPTION OF MINUTES – May 6, 2020 
 

VII. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA* 
 
VIII. OLD BUSINESS  

 
IX. NEW BUSINESS 

 
A. Certificate of Appropriateness: A request by Southern Coastal 

Homes, on behalf of Scott and Barbara Ready, for approval of a 
Certificate of Appropriateness to allow the construction of a new 

single-family residential structure of approximately 1,813 SF located at 
32 Tabby Shell Road (Lot 17) in the Old Town Bluffton Historic District, 

and zoned Neighborhood General-HD. (COFA-03-20-014097)(Staff – 
Katie Peterson) 

https://www.facebook.com/TownBlufftonSC/
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B. Certificate of Appropriateness: A request by Court Atkins Group, on 
behalf of Michael Bradley Holdings, for approval of a Certificate of 

Appropriateness to allow the construction of a new commercial 
building of approximately 3,200 SF and a Carriage House of 

approximately 1,200 SF, located at 5738 Guilford Place (Lot 2) in 
the Stock Farm Development in the Old Town Bluffton Historic 

District and zoned Neighborhood General – HD. (COFA-03-20-
014106)(Staff – Katie Peterson) 

 
C. Certificate of Appropriateness: A request by Manuel Studio, LLC, on 

behalf of Matthew Cunningham, for approval of a Certificate of 
Appropriateness to allow the construction of a new 2-story single-

family residential structure of approximately 3,260 SF and the 
renovation and addition to the existing 1,152 SF Carriage House, 
located at 51 Colcock Street Unit B in the Old Town Bluffton Historic 

District, and zoned as Riverfront Edge-HD. (COFA-03-20-
014120)(Staff – Katie Peterson) 

 
D. Certificate of Appropriateness (Demolition): A request by Jamie H. 

Guscio, on behalf of Jamie H. and Lori A. Guscio, for approval of a 
Certificate of Appropriateness to allow the demolition of an existing 

one-story single-family structure of approximately 900 SF at 75 

Bridge Street in the Old Town Bluffton Historic District, zoned 

Neighborhood Conservation–HD. (COFA-04-19-013053)(Staff – 
Charlotte Moore) 

 
 

X. DISCUSSION  

 
XI. ADJOURNMENT 

 
 

2. NEXT MEETING DATE– Wednesday, July 1, 2020 
3.  

 

* Public Comments may be submitted electronically via the Town’s website at 
(https://bit.ly/TOBPublicComment ) or by emailing your comments to the Growth Management Coordinator at 

dmclain@townofbluffton.com. Comments will be accepted up to 2 hours prior to the scheduled meeting start time. 
All comments will be read aloud for the record and will be provided to the Historic Preservation Committee. 

 
“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. 
 

EXECUTIVE SESSION - The public body may vote to go into executive session for any item identified for action on the agenda. 
 

mailto:dmclain@townofbluffton.com
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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. 

 
 

mailto:adacoordinator@townofbluffton.com
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HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: June 3, 2020 

PROJECT: 32 Tabby Shell Road, Lot 17 

APPLICANT: Southern Coastal Homes  

PROJECT MANAGER: Katie Peterson, AICP, Senior Planner 

 
APPLICATION REQUEST:  The Applicant, Southern Coastal Homes on behalf of Scott 

and Barbara Ready, requests that the Historic Preservation Commission approve 
the following application: 

 
1. COFA-03-20-014097.  A Certificate of Appropriateness to allow for the 

construction of a new single-family residential structure of approximately 

1,813 SF located at 32 Tabby Shell Road (Lot 17) in the Old Town Bluffton 
Historic District, and zoned Neighborhood General-HD. 

 
INTRODUCTION:  The Applicant is proposing the construction of a single-family 

residence located in the Tabby Roads Development in the Old Town Bluffton Historic 
District.  The proposed building of approximately 1,813 SF meets the spatial and 
placement requirements of an Additional Building Type in accordance with the 

allowable building types for the Neighborhood General-HD zoning district.  
  

The main structure features a side-facing gable roof with a rear-facing gabled 
addition.  It has a full-length front porch under a shed roof.  It features a gabled 
dormer in the front roofline and large back porch.  The proposed building reflects 

the vernacular characteristics of Bluffton by integrating a variety of typical 
architectural forms such as various roof types and front and rear porches.  

Additional materials that are in keeping with the vernacular of Bluffton are square 
columns, dormers, corner board trim, and water table trim.     
 

This project was presented to the Historic Preservation Review Committee for 
conceptual review at the February 3, 2020 meeting and comments were provided to 

the Applicant.  As meeting dates were rescheduled due to COVID-19, a second 
conceptual application addressing many of the February 3rd comments was 
presented to the Historic Preservation Review Committee at the May 4, 2020 

meeting (See Attachment 4).  
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HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 
duties set forth in Section 2.2.6.E.2, the Historic Preservation 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. 

 
It is important to note that the intent of Section 5.15 Old Town Bluffton Historic 

District of the UDO is that the Section be user friendly and informative to the 
residents and the members of HPC and is not intended to discourage creativity or 
force the replication of historic models.  Rather, it is to set forth a framework in 

which the diversity that has always characterized Bluffton can continue to grow.  
The Section also defines guidelines for design and materials similar to that used on 

structures within the Old Town, and it is the charge of the HPC to assess the 
interpretation of these guidelines as they pertain to applications using the 
established review criteria. 

 
REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 

Commission are required to consider the criteria set forth in Section 3.18.3 of the 
Unified Development Ordinance in assessing an application for a Certificate of 
Appropriateness – Historic District (HD).  The applicable criteria are provided below 

followed by a Staff Finding(s) based upon review of the application submittals to 
date. 

 
1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 

Master Plan.  

 
a. Finding.  The application is consistent with the principles set forth in the 

Old Town Master Plan.  The Master Plan states that, “The built 
environment, in particular the historic structures scattered throughout Old 
Town, should be protected and enhanced.  While it is of great importance 

to save and restore historic structures, it is just as important to add to the 
built environment in a way that makes Old Town more complete.”   

 
The Applicant proposes to construct a residential structure within the 

Tabby Roads development in the Old Town Bluffton Historic District, a 
locally and nationally designated historic district.  The building has been 
designed to be sympathetic to the architectural character of the 

neighboring historic structures, so its addition will both protect the 
integrity of the existing historic structures and enhance the neighborhood 

by adding architectural variety. 
 

b. Finding.  The Old Town Master Plan initiatives also included the adoption 

of a form-based code that included architectural standards for structures 
located within the Old Town Bluffton Historic District.  These standards 

are included in Article 5 of the Unified Development Ordinance.  The new 
construction proposed as part of this request will be in conformance with 
those standards if the conditions noted in item 2 of this Section are met. 
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c. Finding.  The Old Town Master Plan initiatives also promote preservation 
and protection of the legacy of the Old Town Bluffton Historic District 

through additions to the built environment which make Old Town more 
complete.  The addition of the proposed structures add to the district as 

well as helps provide completeness to the neighborhood and overall 
district.  

 

2. Section 3.18.3.C.  The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 

 
a. Finding.  Town Staff finds that the design of the primary structure falls 

within the category of the Additional Building Type as allowed in the 

Neighborhood General-HD zoning district per Section 5.15.5.C.   
 
As the project is located within the Tabby Roads Development, the site is 
required to meet the front, rear, and side setbacks prescribed by the 
Tabby Roads Development Plan.  The proposed site plan meets these 

established criteria.   
 

Additionally, it should be noted that the Tabby Roads Development 
establishes the permitted heated square-footage permitted by lot. Any 
future development on this site will need to take the existing square-

footage, as proposed in this application, into consideration. 
 

b. Finding.  Town Staff finds that the proposed construction is in 
conformance with applicable provisions provided in Article 5.  

 

3. Section 3.18.3.D.  The nature and character of the surrounding area and 
consistency of the structure with the harmony of the surrounding 

neighborhood. 
 

Finding.  Town Staff finds that nature and character of the new construction 

to be consistent and harmonious with that of the surrounding neighborhood.  
The mass and scale of the structure is appropriate for its location and the 

architectural detailing is sensitive to the neighboring properties.   
 

4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 
structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 

 
Finding.  The Applicant seeks approval for new construction in the Old Town 

Bluffton Historic District.  The proposed plans are sympathetic in design to 
the neighboring historic resources; therefore, the structures, as proposed, 
will have no adverse effect on the public interest. 

 
5. Section 3.18.3.H.  The application must comply with applicable requirements 

in the Applications Manual. 
 

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

determined to be complete. 
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STAFF RECOMMENDATION:  It is the charge of the HPC to assess and interpret the 

standards and guidelines set forth in the Unified Development Ordinance 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.E.2.  Town Staff finds that below the requirements of Section 3.18.3 of the 
Unified Development Ordinance have been met and recommends that the Historic 

Preservation Commission approve the application as submitted. 
 

ATTACHMENTS: 
1. Location Map 
2. Zoning Map 

3. Applicant Narrative  
4. Site Plan & Elevations 

5. HPRC Report 
6. Tabby Roads HARB Approval  

 



32 Tabby Shell Road, Lot 17 - Location Map
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32 Tabby Shell Road, Lot 17 - Zoning Map

5/28/2020

0 0.03 0.05 0.08 0.1 0.130.01
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Neighborhood General - HD 

Beaufort County Unincorporated 
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Project Narrative 
Tabby Roads 

32 Tabby Shell Road 

Southern Coastal Homes is seeking a Certificate of Appropriateness for the construction 
of a 2 story single family residence located in the Tabby Roads Neighborhood of Old 
Town Bluffton Historic District.  The structure does not have attributes of any one 
building type, so is requesting to be categorized and reviewed as an Additional Building 
Type.    

The architectural design of the home includes elements of the Old Town Bluffton 
Historic District Unified Development Ordinance and is proposed with the intent of 
enhancing and adding to the completeness of the Tabby Roads neighborhood and the 
Historic District.  The details for this home, including all construction materials, are 
included in the application.   

Attachment 3
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BOARD AND BATTEN SIDING

@ KNEE WALL (SCREEN PORCH)
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GROSS BUILDING AREA:

MAIN HOUSE:

HEATED & COOLED (MAIN LEVEL) ± 1,198 SF

HEATED & COOLED (SECOND LEVEL) ±    615 SF

UNHEATED:

COVERED PORCH ±    291 SF

SCREEN PORCH ±    478 SF

TOTAL HEATED AREA ± 1,813 SF

TOTAL UNHEATED AREA ±    769 SF
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OPEN RAFTER TAILS

(SEE ELEVATIONS)

2X RAFTERS

5/4X10 BASE TRIM

BEAM

5/4X6 TRIM

METAL DRIP EDGE

3/4" EXTERIOR ROOF SHEATHING

5/4X10 TRIM

5/4 TRIM

TABBY FINISH

2X RAFTERS

INSULATION

R-13

HORIZONTAL LAP SIDING

(7" SPACING, TYP)

HOUSE WRAP

7/16" WALL SHEATHING

2X6 EXT WALL
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DOUBLE TOP PLATE

2X10 TRIM

5/4X CEMENTITIOUS SOFFIT

METAL DRIP EDGE

3/4" EXTERIOR ROOF SHEATHING

TD2X BOTTOM PLATE

5

8

" X 12" A. BOLTS @ 48" O.C.

G

R

A
D

E

1'-8" CONT.

NOTE:

1. SEE DETAILS BY STRUCTURAL ENGINEER

R-13

7/16" WALL SHEATHING

TD2X BOTTOM PLATE

5

8

" X 12" A. BOLTS @ 48" O.C.

#3's @ 12" O.C.

G

R

A
D

E

#3's @ 24" O.C. WHERE FOOTING

HEIGHT IS GREATER THAN 28"

3 #4's OR 2 #5's CONT.

PROVIDE UPLIFT CONNECTORS

AT GIRDER TRUSSES WITH

PUBLISHED UPLIFT VALUES

GREATER THAN THE GIRDER

TRUSS UPLIFT REACTION.

NOTE:

1. SEE DETAILS BY STRUCTURAL ENGINEER

2X4'S @ 16" O.C., UNLESS REQ'D OTHERWISE

1
'
-
0
"
 
M

I
N

.

NOTE:

1. SEE DETAILS BY STRUCTURAL ENGINEER

SIMPSON LTT19 AT EACH ANCHOR BOLT FOR WALLS THAT SUPPORT

ROOF LOADS, AND AT EACH END OF EACH GIRDER TRUSS

TIMBER FRAMING PERMITTED BELOW

A FLOOD PLAIN SHALL BE OF TREATED

MATERIAL.

STRAP FLOOR TO FLOOR ABOVE W/

CS20X48" AT 48" O.C.

STRAP TOP OF WALL ABOVE W/

CS20X72" WRAPPED AND CENTERED ON

TOP PLATE, SPACE 48" O.C.

TD 2X4 PLATE CONT.,

 ATTACH TO SLAB WITH 

5

8

" X 10"

EPOXY ANCHORS AT 48" O.C.

HORIZONTAL LAP SIDING

(7" SPACING, TYP.)

HOUSE WRAP

7/16" WALL SHEATHING

TABBY FINISH

TD2X BOTTOM PLATE

FOUNDATION - SEE STRUCTURAL

CONT. FLASHING (TYP)

PT 2X4 RIPPED (SLOPE TO DRAIN)

CONT. DRIP EDGE ROUTED

IN BOTTOM (AS SHOWN)

2X8 TRIM BOARD

BLOCKING, AS REQ'D

TABBY FINISH

FOUNDATION - SEE STRUCTURAL

FOUNDATION - SEE STRUCTURAL

1'-8" CONT.

1'-8" CONT.

1

TYPICAL EXTERIOR WALL SECTION

3/4" = 1'-0"

2

TYPICAL INTERIOR THICKENED SLAB

3/4" = 1'-0"

3

TYPICAL MONOLITHIC SLAB SECTION

3/4" = 1'-0"

5

SKIRTBOARD DETAIL

3/4" = 1'-0"

7

RAIL AND BALUSTER DETAIL

1/2" = 1'-0"

6"

6
"

1/2" GYP. BOARD

BATT INSULATION

1/2" SHEATHING

INFILTRATION BARRIER

FULL MEMBER TO FACE

2X HARDI ARTISAN TRIM

BITUMEN SPLINE ON

SHEATHING - EXTEND 12"

EACH DIRECTION

SIDING (SEE ELEVATIONS)

4

TYPICAL CORNER BOARDS

3" = 1'-0"

30 YR ARCHITECTURAL

FIBERGLASS SHINGLES

STANDING SEAM METAL ROOF

OVER ICE & WATER SHIELD, TYP

SEE SKIRTBOARD DETAIL, TYP.

3" FASCIA BOARD,

SMOOTH SAWN

8" FASCIA BOARD,

SMOOTH SAWN

G
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D

E

TABBY FINISH

FOUNDATION - SEE STRUCTURAL

6

FRONT PORCH COLUMN DETAIL

3/4" = 1'-0"

10" PT WOOD COLUMN

PAINTED PT WOOD RAIL &

PICKETS (TYP)

6X6 PT POST W/ CAP

TABBY FOUNDATION (TYP)
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PLAN REVIEW COMMENTS FOR COFA-03-20-014097
Town of Bluffton

Department of Growth Management

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

Telephone 843-706-4522

TABBY ROADS PHASE 1

Plan Type: Apply Date:

Plan Status: Plan Address: 32 Tabby Shell Rd
BLUFFTON, SC  29910

Historic District

Active

03/09/2020

Plan PIN #:Case Manager: R610 039 000 1197 0000Katie Peterson

Plan Description: A request by Southern Coastal Homes, on behalf of the owner, Scott Ready,  for review of a Certificate of 
Appropriateness to allow the construction of a new 1 ½-story single-family residential structure of 
approximately 1,813 SF located at 32 Tabby Shell Road (Lot 17) in the Tabby Roads Development and is 
zoned Neighborhood General – HD.  
STATUS: The application is currently being reviewed by Staff for conformance with the Unified Development 
Ordinance (UDO), Traditional Construction Patterns, and any development plans associated with the parcel 
and is scheduled for review by the HPRC at the May 4, 2020 meeting.

 Staff Review (HD)

 Submission #: 2  Recieved: 05/01/2020 Completed: 05/01/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions05/01/2020Addressing Review Nick Walton

Comments:

1. No Comment.

Approved with Conditions05/01/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. No comments provided by reviewer.

Approved with Conditions05/01/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:

1. The window head casing of the second floor windows on both side elevations should be equal to or wider than the jamb casing. 
The current configuration appears to terminate in the expression board and the roofline and should be revised for consistency. 
(UDO Section 5.15.6.A. and Traditional Construction Patterns Section 38) 
2. Regardless of the health or condition, a Town of Bluffton tree removal permit is required for the removal of any tree , 14 inches in 
diameter at breast height (DBH). (UDO Section 3.22.2.A.)
3. As the project moves toward Final submittal, a letter of approval from the Tabby Roads HARB is required. (Applications Manual)

Approved with Conditions05/01/2020HPRC Review Katie Peterson

Comments:

1. The skirt board noted in the water table detail 2/A104 states the material is 5/4. The UDO requires that the water table be made of 
2X material. As such, the detail must be revised to meet this requirement. (UDO Section 5.15.6.N.7.)
2. The service yard detail shows the fencing to be 6' in height, but has a note that the height must be sufficient to screen all utilities 
from view outside of the service yard.  Please note the service yard height may not exceed 6'.
3. All lots, except active recreation areas requiring open area that are part of a school or public park, shall contain sufficient 
landscaping, either existing or planted, to have a minimum of 75 percent lot coverage with tree canopy measured as the mature 
canopy, not including building rooftops. The landscape plan does not include the canopy coverage calculations.  At time of final 
submittal, ensure the landscape plan provides the canopy coverage calculations for the site. (UDO Section 5.3.7.D.1.)
4. The landscape plan shows the installtion of a 6' living fence.  Additional information on the fence configuration must be provided 
to ensure it meets the standards found in the UDO. (UDO Section 5.15.6.K)

Approved with Conditions05/01/2020Watershed Management Review Bridgette Noonan

05/01/2020 Page 1 of 3

Attachment 5



Comments:

1. Small Construction Activities, The Town will require a Stormwater Affidavit with a SC DHEC IL-NOI form D-0342 and 
implementation of the Construction Site BMPs found in Chapter 9 of the Stormwater Design Manual and the SCDHEC Erosion and 
Sediment Reduction standards and other Stormwater Management regulations, where applicable before Building Permits will be 
issued.

Approved05/01/2020Transportation Department Review 
- HD

William Howard

Comments:

1. No Comment.

 Submission #: 1  Recieved: 03/27/2020 Completed: 05/01/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions04/02/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:

1. Permitted door configurations include casement and french.  An accordion door is proposed at the rear porch, which is not a 
permitted configuration.  Convert to french doors or another permitted configuration. (UDO Section 5.15.6.I. 1.3.c.) 
2. The first floor finish height must be 3 feet above the average adjacent sidewalk grade.  The proposed finished floor height is 32".  
Revise finished floor height to be a minimum of 36". (UDO Section 5.15.5.F.1.c.)
3. Porches are required to have a minimum height of 30 inches minimum from the adjacent grade to the top of stairs.  The proposed 
height to top of stairs is 28".  The height of the porch must be increased to meet this requirement. (UDO Section 5.15.6.E.5.c.)
4. The service yard located on the west elevation is approximately 2.5 feet from the property line.  Building appurtenances attached 
and projecting from the foundation or building are not restricted by the setback, except in no case will these appurtenances extend 
within 3 feet of adjacent properties. (UDO Section 9.3.D.4.)
5. Windows or vents shall occupy the majority of a dormer's surface area. The proposed dormer on the front elevation.  The 
shuttered windows on the dormer do not take up a majority of the surface area.  Dormer must be revised to meet the requirement of 
this section. (UDO Section 5.15.6.E.7.e.)
6. The window head casing of the second floor windows on both side elevations should be equal to or wider than the jamb casing. 
The current configuration appears to terminate in the expression board and the roofline and should be revised for consistency. 
(UDO Section 5.15.6.A. and Traditional Construction Patterns Section 38) 
7. Regardless of the health or condition, a Town of Bluffton tree removal permit is required for the removal of any tree , 14 inches in 
diameter at breast height (DBH). (UDO Section 3.22.2.A.)
8. As the project moves toward Final submittal, a letter of approval from the Tabby Roads HARB is required. (Applications Manual)

Approved with Conditions04/02/2020HPRC Review Katie Peterson

Comments:

1. As the project moves toward Final submittal, provide a landscape plan noting foundation plantings and street trees, provide 
architectural details of the railings and balusters, typical window detail, a corner board detail, water table detail, service yard details 
including the location of all exterior utility meters, a shutter detail, and a section through the exterior wall and eave as not enough 
information was provided in submittal to review these items for conformance with the UDO. (Applications Manual) 
2. The applicant might consider adding a band board on the front elevation at the eave. This would allow for a change of material 
and the vertical  board and batten could be added to the front gable.

Approved with Conditions03/31/2020Watershed Management Review William Baugher

Comments:

1. Small Construction Activities, The Town will require a Stormwater Affidavit with a SC DHEC IL-NOI form D-0342 and 
implementation of the Construction Site BMPs found in Chapter 9 of the Stormwater Design Manual and the SCDHEC Erosion and 
Sediment Reduction standards and other Stormwater Management regulations, where applicable before Building Permits will be 
issued.

Approved03/31/2020Addressing Review Nick Walton

Comments:

1. No comment.

Approved04/01/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. BJWSA no comments provided

Approved04/02/2020Transportation Department Review 
- HD

William Howard
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Comments:

1. No comments provided by reviewer.

Plan Review Case Notes:

05/01/2020 Page 3 of 3
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Habitat Architectural Review Board  

 Tabby Roads 

Bluffton, SC 

May 6, 2020 

Lot 17, Tabby Roads 

32 Tabby Shell Road 

Bluffton, South Carolina 29910 

 

Dear Scott: 

This letter shall serve as final approval, for your home to be constructed on Lot 17 in Tabby Roads 

(32 Tabby Shell Road).  Plans received by this committee titled as follows are the basis for this 

approval: 

• ReadyResidence_Preliminary-HPRC-SUBMISSION_2020-04-22.pdf 

• Ready 32 Tabby Shell 200422 REV Landscape Plan 4-22-20 (1).pdf 

• Ready 32 Tabby Shell-Drainage.pdf 

• Ready HARB Color Board (1).docx 

• Ready-32 Tabby Shell Tree Removal Project Narrative (1).docx 

 

This approval is subject to the following terms and conditions: 

• As you indicated in your 5/1/20 email to the board you intend to construct the spa 

as a built-in unit.  Your email indicated “It's hard to tell the difference on the plans 

but it is now built into the lanai rather than a freestanding spa.” 

• On the porch it is permissible to utilize louvered panels or a half wall as requested 

in your 5/4/20 email to mitigate the spa concerns raised in the HARB preliminary 

review. 

 

Be advised, no lot clearing shall commence until all proper tree removal and construction permits 

are pulled and posted.  Should lot clearing take place, and construction not proceed in a timely 

manner penalties may apply.  

 

I am sending a copy of this approval to the Town of Bluffton for their file.  I trust this approval 

will be satisfactory for your needs.  If you have any questions concerning any item contained 

herein, please contact us at your convenience. 

Sincerely, 

 

Robert Nurnberg      

On behalf of Tabby Roads HARB   

 

Cc:  Katie Peterson,    Town of Bluffton 

Attachment 6



5738 Guilford Place, Lot 2– Certificate of Appropriateness Historic Preservation Commission 

HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE:  June 3, 2020 

PROJECT: 
5738 Guilford Place, Lot 2– New Construction: 

Commercial  

APPLICANT: Court Atkins Group 

PROJECT MANAGER: Katie Peterson, AICP, Senior Planner 

 

APPLICATION REQUEST:  The Applicant, Court Atkins Group on behalf of Michael 

Bradley Holdings, LLC, requests that the Historic Preservation Commission approve 

the following application: 

 

1. COFA-03-20-014106.  A Certificate of Appropriateness to construct a new 
commercial building of approximately 3,200 SF and a Carriage House of 

approximately 1,200 SF, located at 5738 Guilford Place (Lot 2) in the Stock 
Farm Development in the Old Town Bluffton Historic District and zoned 

Neighborhood General – HD. 
 

INTRODUCTION:  The Applicant is proposing the construction of a commercial 

structure of approximately 3,200 SF and a Carriage House of approximately 1,200 

SF located in the Old Town Bluffton Historic District.  While the primary structure 

has characteristics of a Live-Work Sideyard, it is being proposed within the 

Neighborhood General-HD zoning district and thus meets the spatial and placement 

requirements of the Additional Building Type in accordance with the allowable 

building types for the Neighborhood General-HD zoning district. 

The 2-story primary structure has a forward-facing gable with a two-story, full-

length side porch under a shed roof.  The primary entrance is at the porch portion 

of the structure, with storefront windows along the primary façade. The proposed 

building reflects the vernacular characteristics of Bluffton by integrating a variety of 

typical architectural forms and features such as both gable and shed roofs and two-

story porches. Additional materials that are in keeping with the vernacular of 

Bluffton are metal roofs, horizontal hardi-siding, operable shutters, columns with 

capitals and bases, corner board trim, and water table trim.  The Carriage House 
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features similar characteristics including similar materials and window fenestration 

patterns.  

This project was presented to the Historic Preservation Review Committee for 

conceptual review at the May 4, 2020 meeting and comments were provided to the 

Applicant (See Attachment 5).   

 

HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 

duties set forth in Section 2.2.6.E.2, the Historic Preservation 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. 
 

It is important to note that the intent of Section 5.15 Old Town Bluffton Historic 

District of the Unified Development Ordinance (UDO), is that the Section be user 

friendly and informative to the residents and the members of HPC and is not 

intended to discourage creativity or force the replication of historic models.  Rather, 

it is to set forth a framework in which the diversity that has always characterized 

Bluffton can continue to grow.  The Section also defines guidelines for design and 

materials similar to that used on structures within the Old Town, and it is the 

charge of the HPC to assess the interpretation of these guidelines as they pertain to 

applications using the established review criteria. 

 

REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 

Commission are required to consider the criteria set forth in Section 3.18.3 of the 

UDO in assessing an application for a Certificate of Appropriateness – Historic 

District (HD).  The applicable criteria are provided below followed by a Staff 

Finding(s) based upon review of the application submittals to date. 

 

1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 
Master Plan.  

 
a. Finding.  The application is consistent with the principles set forth in the 

Old Town Master Plan.  The Old Town Master Plan states that, “The built 
environment, in particular the historic structures scattered throughout Old 
Town, should be protected and enhanced.  While it is of great importance 

to save and restore historic structures, it is just as important to add to the 
built environment in a way that makes Old Town more complete.”   

 
The Applicant proposes to construct a new commercial structure and 

carriage house in the Old Town Bluffton Historic District, a locally and 

nationally designated historic district.  The buildings have been designed 

to be sympathetic to the architectural character of the neighboring 

historic structures, so their addition to the architectural diorama will both 
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protect the integrity of the existing historic structures and enhance the 

neighborhood by adding architectural variety. 

 

b. Finding.  The Old Town Master Plan initiatives also include the adoption of 
a form-based code that included architectural standards for structures 
located within the Old Town Bluffton Historic District.  These standards 

are included in Article 5 of the Unified Development Ordinance.  The new 
construction proposed as part of this request is in conformance with those 

standards. 
 

c. Finding.  The Old Town Master Plan initiatives also promote preservation 
and protection of the legacy of the Old Town Bluffton Historic District 
through additions to the built environment which make Old Town more 

complete.  The addition of the proposed commercial structures will add to 
the district and help provide completeness to the neighborhood and 

overall district.  
 

1. Section 3.18.3.C. The application must be in conformance with applicable 

provisions provided in Article 5, Design Standards. 
 

a. Finding.  Town Staff finds that if the conditions noted below are met, the 
proposed addition will be in conformance with the applicable provisions 
provided in Article 5: 

 
1) Section 5.15.6.C.2. Special Building Elements & Appurtenances.  

Building fronts for commercial and mixed-use structures shall have 
at least one of the following: Arcade, Colonnade, Marquee, Porch, 
or awning.  As proposed, the structure does not have one of these 

elements, however, it is designed as a traditional Sideyard style 
building, which requires a porch along the side elevation.  The 

applicant is requesting a determination on the appropriateness of 
the side porch as a substitute for those elements listed above.  

 

2) Section 5.15.6.H.1.a. Columns, Arches, Piers, Railings, 
Balustrades. Columns and porch posts shall be spaced no farther 

apart than they are tall.  As proposed, the columns on the second 
story porch are spaced 9.5 feet apart and are 9 feet tall.  The 
columns must be reconfigured or additional columns added to 

meet this requirement. 
 

3) Section 5.15.6.K. Garden Walls, Fences and Hedges.  Permitted 
finish materials for fences and garden walls include wood, wrought 
iron, brick, stone, concrete masonry units with Stucco, reinforced 

Concrete with stucco, or wood posts with “Hog wire” infill and a 
board rail on top.  The proposed brick garden wall has metal 

gates, but not enough information was provided to ensure it meets 
the material requirements found in this section.  Additional 
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information must be provided to ensure it meets the standards of 
the ordinance.  

 
4) Section 5.15.8.F. Carriage House.  Carriage House building types 

are permitted a maximum footprint of 800 SF, with a maximum 
square footage of 1,200 SF. The proposed plans show the first 
story to be 814 SF and the second story to be 618 SF totaling 

1,432 SF. The Carriage House must be reduced in size to be no 
larger than the permitted 1,200 SF with a maximum footprint of 

800 SF.  
 

2. Section 3.18.3.D.  The nature and character of the surrounding area and 

consistency of the structure with the harmony of the surrounding 
neighborhood. 

 
Finding.  Town Staff finds that nature and character of the new construction 

to be consistent and harmonious with that of the surrounding 

neighborhood.  The mass and scale of the structure is appropriate for its 

location and the architectural detailing is sensitive to the neighboring 

properties.    

 

3. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 

structure including the extent to which its alteration or removal would be 
detrimental to the public interest. 

 

Finding.  The Applicant seeks approval for the construction of a new 

commercial structure in the Old Town Bluffton Historic District.  The proposed 

plans are sympathetic in design to the neighboring historic and non-historic 

resources; therefore, the structure, as proposed, will have no adverse effect 

on the public interest. 

 

4. Section 3.18.3.H.  The application must comply with applicable requirements 

in the Applications Manual.  
 
Finding.  The application has been reviewed by Town Staff and has been 

determined to be incomplete. As the property is located within the Stock 

Farm Development, a letter of approval from the Stock Farm ARB is required 

prior to approval of a Certificate of Appropriateness.  Additionally, there are a 

number of trees over 8” in diameter that are being proposed for removal.  A 

Town of Bluffton tree removal permit must be attained, and a grading plan 

provided prior to any site clearing.   

It should also be noted that a Site Feature – HD permit is required for any 

proposed signage at this location. 
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STAFF RECOMMENDATION:  It is the charge of the HPC 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.E.2.  Town Staff finds that with 

the conditions noted below the requirements of Section 3.18.3 of the Unified 

Development Ordinance have been met and recommends that the Historic 

Preservation Commission approve the application with the following conditions: 

1. Per Section 3.22.2. of the UDO, a Town of Bluffton tree removal permit is 
required for the removal of any trees over 8” in DBH.   

 
2. Per Section 3.2.1.C. of the UDO, a grading plan showing the proposed fill 

is required.  

 
3. Per the Applications Manual, a letter of approval from the Stock Farm ARB 

is required.  
 

4. Per Section 3.19 of the UDO, a Site Feature – HD permit is required for 

any proposed signage at this location. 
 

5. Per Section 5.15.6.H.1.a. of the UDO, columns on the second story porch 
shall be reconfigured or added to be no further apart than they are tall.  
 

6. Per Section 5.15.6.K. of the UDO, additional information on the metal 
gate in the fence must be provided to ensure it meets the material 

standards.  
 

7. Per UDO Section 5.15.6.C.2. a determination must be made on the 
appropriateness of the proposal without an arcade, colonnade, marquee, 
porch or awning along the primary frontage.  

 
8. Per Section 5.15.8.F. of the UDO, the Carriage House must be reduced to 

have a footprint of no more than 800 SF, with a maximum square footage 
of 1,200 SF.  
 

ATTACHMENTS: 

1. Location Map 
2. Zoning Map 

3. Applicant Narrative 
4. Site Plan & Elevations 

5. HPRC Comments  
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May 8, 2020 
 
 
Town of Bluffton  
Department of Planning and Community Development 
P.O. Box 386 
Bluffton, SC 29910  
 
Project:   Gray Office Building 
 
Applicant:   Michael Bradley Holdings, LLC (Dawna Gray) 
    103 Stallings Island St. 

Bluffton, Sc 29910 
 

Agent:    Court Atkins Architects, Inc. 
    Contact: James Atkins, Architect 
    P.O. Box 3978 
    Bluffton, SC  29910 
    Tel:  (843) 815-2557 
    Fax:  (843) 815-2547 
 
Parcel:    Lot #2 (Stock Farm)  
     
 
Zoning:   Neighborhood General-HD 
 
 
Approval sought:   Final HPC Review 
 
 
ARCHITECTURE NARRATIVE – “Main Street Building”  
 
The project scope includes designing and construction of a new Main Street building 
for Business/Office & a Carriage House at the rear for Residential located across May 
River Road from the Dollar General Out Parcel Building. The building is a two-story, 
Charleston Style building with a combination of Brick Watertable, Cementitious. 
Siding, Cementitious Trim Details and Standing Seam Metal Roof to complete the 
traditional Lowcountry Vernacular Architecture.  The Carriage House building is of 
similar detailing & materials to maintain an Architectural Theme within the project. 
 
 
SITE NARRATIVE/ANALYSIS 

 

The site will include minor Grading and Landscape Enhancements within the 
“Courtyard Style” side yard contained by a Brick Low Wall with Metal Gates & Cast 
Stone Accents to coordinate with the new building’s entry points.   
 
 
Regards, 
 
Court Atkins Architects, Inc. 
 
James C. Atkins, Architect  
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SYMBOL KEY

COLUMN GRID 

REFERENCE

A

ROOM

150 SF

Comments ROOM TAG

LEVEL 1
100' - 0"

LEVEL/ELEVATION

REFERENCE

EXTERIOR ELEVATION SYMBOLA3.0

1

INTERIOR ELEVATION 

SYMBOL
A7.0

1

A4.0

1
BUILDING SECTION

A5.0

1
WALL SECTION

A5.0

1
DETAIL SECTION 

CALLOUT

A5.0

1

ENLARGED PLAN/

DETAIL CALLOUT

1
REVISION CLOUD & TAG

WINDOW TAG

DOOR TAG101.1

NAME OF PROJECT: GRAY OFFICE BUILDING

ADDRESS: LOT 2 GUILFORD PLACE

BLUFFTON, SC 29910

PROPOSED USE: BUSINESS (B) RESIDENTIAL (R)

OWNER CONTACT: DAWNA GRAY

CODE ENFORCEMENT JURISDICTION: TOWN OF BLUFFTON

INTERNATIONAL BUILDING CODE (IBC): 2018

INTERNATIONAL MECHANICAL CODE: 2018

INTERNATIONAL PLUMBING CODE: 2018

THE NATIONAL ELECTRICAL CODE: 2017

INTERNATIONAL FUEL GAS CODE: 2018

INTERNATIONAL FIRE CODE: 2018

INTERNATIONAL ENERGY CONSERVATION CODE: 2009

ICC/ANSI A117.1: 2017

DESIGNER                         NAME                                           LICENSE NO.          TELEPHONE NO.  

ARCHITECTURAL              JAMES C. ATKINS                         SC #6743               (843) 815-2557                 

NOTE TO GENERAL CONTRACTORS: THESE DRAWINGS HAVE BEEN PRODUCED 

UNDER A LIMITED SERVICES AGREEMENT BETWEEN THE OWNER/OWNER'S 

REPRESENTATION AND COURT ATKINS ARCHITECTS, INC. THEY ARE TO BE USED FOR 

DESIGN INTENT AND IN COORDINATION WITH SUPPLEMENT ENGINEERING 

DOCUMENTS.

THE ARCHITECT'S DRAWINGS CANNOT STAND ALONE AS CONSTRUCTION 

DOCUMENTS.

SEE STRUCTURAL ENGINEERING DOCUMENTS FOR STRUCTURAL 

CONNECTION TECHNIQUES, CALCULATIONS REQUIRED BY CODE, CODE 

COMPLIANCE INSTRUCTIONS FOR WALL AND ROOF CONSTRUCTION, AND 

TIE DOWN REQUIREMENTS.

SEPARATE MECHANICAL, ELECTRICAL, AND PLUMBING ENGINEERING 

DOCUMENTS MAY BE PROVIDED, WHICH INDICATE REQUIRED SERVICE 

AND RISER DIAGRAMS, CALCULATIONS AND INSTALLATION 

SPECIFICATIONS BEYOND THE ARCHITECTS BASIC LAYOUT AND 

SELECTIONS SUGGESTIONS.

SEPARATE CIVIL ENGINEERING DOCUMENTS MAY BE PROVIDED, WHICH 

INDICATE ADDITIONAL SITE PLANNING, DRAINAGE, AND OTHER RELATED 

SITE WORK REQUIREMENTS.

SELECTIONS NOT INCLUDED IN THESE DOCUMENTS WILL BE COORDINATED 

BY THE OWNER/ OWNER'S REPRESENTATIVES.

BY APPLYING FOR A BUILDING PERMIT AND/OR CONSTRUCTING THE 

PROJECT REPRESENTED HEREIN, THE OWNER AGREES TO LIMIT THE LIABILITY 

OF THE ARCHITECT TO THE OWNER OF THE PROJECT FOR ALL AND ANY 

CLAIMS, LOSSES, DAMAGES OR ANY NATURE WHATSOEVER, OR CLAIMS 

OF EXPENSES FOR ANY SUCH ITEMS TO THE ARCHITECTS TOTAL 

COMPENSATION FOR SERVICES RENDERED HEREIN.

THESE DOCUMENTS ARE THE WORK INSTRUMENTS OF THE ARCHITECT AND 

HAVE BEEN PREPARED SPECIFICALLY AND SOLELY FOR THE PROJECT 

NAMED HEREIN. THEY ARE NOT SUITABLE FOR USE ON OTHER PROJECTS OR 

IN OTHER LOCATIONS WITHOUT THE PARTICIPATION OF THE ARCHITECT. 

REPRODUCTION IS STRICTLY PROHIBITED. THE ARCHITECT SHALL BE DEEMED 

THE AUTHOR AND OWNER OF THESE DOCUMENTS AND SHALL RETAIN 

COMMON LAW, STATUTORY AND OTHER RESERVED RIGHTS, INCLUDING 

THE COPYRIGHT.

THE ARCHITECT HAS NOT BEEN CONTRACTED TO PERFORM 

CONSTRUCTION ADMINISTRATION/ ON-SITE OBSERVATION FOR THIS 

PROJECT.

FOR DIMENSIONS NOT SHOWN OR IN QUESTION, THE CONTRACTOR WILL 

REQUEST CLARIFICATION FROM THE ARCHITECT BEFORE PROCEEDING.

CONTRACTOR WILL VERIFY ALL EXISTING CONDITIONS IN THE FIELD- ANY 

DISCREPANCIES WILL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT.

THE CONTRACTOR SHALL MAINTAIN AT THE SITE OF THE WORK, A SET OF 

RECORD DRAWINGS. THE CONTRACTOR SHALL RECORD ALL CHANGES 

AND DEVIATIONS FROM THE DRAWINGS ON THIS "AS-BUILT" SET, WHICH 

SHALL BE UPDATED AT LEAST EVERY OTHER WEEK. AT THE CLOSE OF THE 

JOB, THE CONTRACTOR SHALL PROVIDE ONE COMPLETE SET OF ALL AS-

BUILT INFORMATION TO THE ARCHITECT IN CLEAR AND LEGIBLE FORMAT.

SIGNS SHALL BE LIMITED TO THE PROJECT IDENTIFICATION SIGN. THE 

IDENTIFICATION SIGN SHALL IDENTIFY THE PROJECT, THE ARCHITECT AND 

THE CONTRACTOR.

INFORMATION CONTAINED ON THESE DRAWINGS IS PROVIDED FOR THE 

CONVENIENCE OF THE GENERAL CONTRACTOR IN EXECUTING THE WORK. 

EVERY ATTEMPT HAS BEEN MADE TO PROVIDE COMPLETE AND ACCURATE 

REPRESENTATIONS OF SUCH CONDITIONS.

WHEN ARCHITECTURAL DRAWINGS ARE IN CONFLICT WITH ENGINEERING 

DRAWINGS THE GENERAL CONTRACTOR SHALL REQUEST CLARIFICATION 

FROM THE ARCHITECT BEFORE PROCEEDING.

              

PROJECT DESCRIPTION:           

NEW CONSTRUCTION OF MAIN OFFICE BUILDING 

& A CARRIAGE HOUSE 

BUILDING CONSTRUCTION:

TYPE VB - NON-SPRINKLERED, CONVENTIONAL 

WOOD STUD FRAMING ON CONCRETE SLAB ON 

GRADE. 

GROSS BUILDING AREA:

OVERALL AREA (OUTSIDE OF EXTERIOR WALL):     

(MAIN OFFICE) 3,083 SQ. FT. 

(CARRIAGE HOUSE) 1,323 SQ. FT.  

TOTAL SQ.FT.: 4,406 SQ. FT.                                                

OCCUPANCY CLASSIFICATION:   BUSINESS (B) & RESIDENTIAL (R) 

MIXED OCCUPANCY: Yes _______       No _______     Separation __________ Hr. 

CONSTRUCTION TYPE: I-A           I-B            II-A          II-B                                                                

III-A          III-B          IV            V-A         V-B

MIXED CONSTRUCTION:Yes _______       No      X        Type ___________________ 

SPRINKLED: Yes _______       No      X     

FIRE DISTRICT: Yes _______       No      X     

BUILDING HEIGHT (FEET):             +/- 35'-0" AFF Number of Stories: 2 (TWO) 

MEZZANINE: Yes _______      No     X      

HIGH RISE: Yes _______      No     X      

FINAL HPC REVIEW FOR:

BLUFFTON, SC 29910

GRAY OFFICE BUILDING

N.T.S.

INDEX OF DRAWINGS
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THIS DRAWING IS THE PROPERTY OF THE  
ARCHITECT AND IS NOT TO BE REPRODUCED IN 
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WITHOUT THE EXPRESS WRITTEN CONSENT OF THE 

ARCHITECT. ANY UNAUTHORIZED 
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PROJECT INFORMATION GENERAL NOTES BUILDING CODE SUMMARY

A0.0 COVER 05/07/20 HPC

A1.0 SITE PLAN 05/07/20 HPC

A2.1 FIRST FLOOR PLAN 05/07/20 HPC

A2.2 SECOND FLOOR PLAN 05/07/20 HPC

A2.3 ROOF PLAN 05/07/20 HPC

A3.0 BUILDING ELEVATIONS 05/07/20 HPC

A3.1 BUILDING ELEVATIONS 05/07/20 HPC

A3.2 BUILDING MASSING 05/07/20 HPC

A3.3 BUILDING MASSING 05/07/20 HPC

A4.0 BUILDING SECTIONS 05/07/20 HPC

A5.0 WALL SECTIONS 05/07/20 HPC

A5.1 WALL SECTIONS 05/07/20 HPC

A5.2 SECTION DETAILS 05/07/20 HPC

A5.3 SECTION DETAILS 05/07/20 HPC

NO. REV. DATE DESCRIPTION
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PORCH ENTRY DOOR @ MAY RIVER ROAD
CAST-IN-PLACE CONCRETE STOOP

CAST STONE PIER CAP
DECORATIVE BRICK LOW WALL

BRICK WATERTABLE W/ CAST STONE CAP @ 

MAY RIVER ROAD

HERRINGBONE BRICK PORCH 

FLOOR @ ENTRY PATH

METAL ENTRY GATES

PROPOSED CONCRETE ACCESS PATH

DESIGNATED PARKING AREA (EXISTING)

HERRINGBONE BRICK PORCH 

FLOOR @ ENTRY PATH

METAL ENTRY GATES
CAST STONE PIER CAP
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CAST STONE PIER CAP

SERVICE YARD @ CARRIAGE HOUSE

SERVICE YARD @ MAIN BUILDING

HERRINGBONE BRICK PATIO / SERVICE YARD

EXISTING SIDEWALK / WALKWAY

FIRE-PIT FEATURE

30"x30" CONCRETE STEPPING STONE
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HVAC COMPRESSOR UNITS

ELEC. METERS & DISCONNECTS

HVAC COMPRESSOR UNITS

ELEC. METERS & DISCONNECTS

OWNER TO PROVIDE TREE AND TOPOGRAPHIC 

SURVEY W/ FLOOD PLAIN INFORMATION 

UNDER SEPARATE COVER.

GENERAL CONTRACTOR NOTE:

ADJUST TOP OF SLAB, WALL, AND ROOF 

BEARING PLATES AS REQUIRED FOR CHANGES 

IN STRUCTURAL MEMBER SIZES OR EXISTING SITE 

CONDITIONS.

GRADING INFORMATION IS INCLUDED FOR 

SCHEMATIC REFERENCE ONLY.  LANDSCAPE 

ARCHITECT TO PROVIDE GRADING AND 

DRAINAGE PLANS IN ACCORDANCE WITH 

NEIGHBORHOOD GUIDELINES.

SITE PLAN LOCATION AND DIMENSIONS ARE 

APPROXIMATE.  G.C. TO COORDINATE ACTUAL 

BUILDING LOCATION WITH FOUNDATION AND 

FRAMING PLANS.

SEE COVER PAGE FOR NOTES AND LIMITATIONS 

TO ARCHITECTURAL SCOPE OF SERVICES.

TREE BARRICADE PROCEDURES:

ALL TREES TO BE PROTECTED WITH A 5'-0" HIGH 

FENCE FRAMED WITH 2x4'S AND ORANGE 

PROTECTION MATERIAL (ALL TREES WHERE 

BARRICADING IS INDICATED). 

SEE LANDSCAPE PLANS FOR FINAL:

· SITE MOBILIZATION & TREE PROTECTION

· GRADING

· TREE REMOVAL

· DRIVE, WALK & TERRACE LAYOUTS

· HARDSCAPE DETAILS

SITE PLAN NOTES:

TOTAL LOT AREA

BUILDABLE AREA

BUILDING FOUNDATION FOOTPRINT

WALKS, DRIVES & DECKS(IMPERVIOUS)

OPEN/COVERED PATIOS

IMPERVIOUS COVER (LOT AREA)

% COVERAGE OF LOT

SITE PLAN CALCS:

7,612 SQ. FT.

4,937 SQ. FT.

2,261 SQ. FT.

814 SQ. FT.

434 SQ. FT.

3,509 SQ. FT.

46 %

SITE

NORTH

W
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E
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1 SITE PLAN
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UP

REF.

REF.REF.

SEE COVER PAGE FOR NOTES AND LIMITATIONS TO ARCHITECTURAL SCOPE 

OF SERVICES.

GENERAL CONTRACTOR NOTE:

ADJUST TOP OF SLAB, WALL, AND ROOF BEARING PLATES AS REQUIRED FOR 

CHANGES IN STRUCTURAL MEMBER SIZES OR EXISTING SITE CONDITIONS.

GC/OWNER TO COORDINATE ALL IN-SLAB ELECTRICAL AND PLUMBING 

REQUIREMENTS WITH APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO 
PLACING SLAB.

DIMENSION NOTES:

DIMENSIONS ARE TO THE EDGE OF FOUNDATION AND FRAMING, U.O.N..

DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT WITH ANY DISCREPANCIES.

CABINET & EQUIPMENT NOTES:

CABINET LAYOUTS ARE PROVIDED FOR DESIGN CONFIGURATION ONLY.  EXACT 

LAYOUT AND PLACEMENT OF FIXTURES, APPLIANCES, CABINETS,  AND 

COUNTERTOPS ARE TO BE DETERMINED IN COORDINATION WITH OWNER AND 

GENERAL CONTRACTOR.

FINISH NOTES:

FLOOR, WALL, CEILING, FINISHES AND INTERIOR TRIM ARE TO BE DETERMINED 

BY THE GENERAL CONTRACTOR AND OWNER.  GENERAL CONTRACTOR TO 

ADJUST SLAB, WALLS, AND CEILING TO ACCOMMODATE OWNER SPECIFIC 
FINISHES AND TRIM.

OR

FLOOR, WALL, CEILING, AND FINISHES ARE AS NOTED ON FINISH SCHEDULE -

SEE SHEET A8.0.  GENERAL CONTRACTOR TO ADJUST SLAB, WALLS, AND CEILING 

TO ACCOMMODATE OWNER SPECIFIC FINISHES AND TRIM.

PLUMBING NOTES:

G.C / OWNER TO COORDINATE LOCATION OF EXTERIOR HOSE BIBBS.

FRAMING NOTES:

STRUCTURAL ENGINEERING DOCUMENTS SUPERSEDE ARCHITECTURAL 
DOCUMENTS AND SCHEDULES WITH REGARD TO SIZE OF STRUCTURAL 

MEMBERS, PLACEMENT, AND CONNECTION DETAILS.

DOOR OPENINGS SET 6" OFF INTERSECTING WALL, UNLESS OTHERWISE 

DIMENSIONED.

UNLESS OTHERWISE NOTED BY TYPICAL WALL SECTIONS, STRUCTURAL 

ENGINEER,  OR STRUCTURAL DRAWINGS.

FRAMING IS TO BE AS FOLLOWS:

WALLS:

EXTERIOR: 5/8" PLYWOOD SHEATHING (EXTERIOR SIDE) ON 2x6'S AT 16" O.C. 

WITH BLOCKING AT MIDSPAN.  

INTERIOR:  2x4'S AND 2x6'S AT 16" O.C. WITH BLOCKING AT MIDSPAN.

FIRST FLOOR SYSTEM:

4" CONCRETE SLAB ON GRADE WITH TURN DOWN FOOTING AT THE PERIMETER.  

REINFORCING MESH AND REBAR SIZES AND LOCATIONS (SEE STRUCTURAL 

DRAWINGS)

SECOND FLOOR SYSTEM:

1 1/2" GYPCRETE TOPPING OVER 3/4" T&G PLYWOOD, GLUED AND NAILED ON 

14" OPEN WEB WOOD TRUSS SYSTEM (LAYOUT AND SPACING BY STRUCTURAL 

ENG).  SEE TYPICAL WALL SECTIONS AND DETAILS FOR VARIOUS CONNECTION 

DETAILS, NOTE: IF TRUSS JOISTS (OR SIM.) ARE USED IN LIEU OF SPECIFIED 
MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT 

AND CONNECTION DETAILS, AND BEAM SIZES FOR ARCHITECT/ENGINEER 

APPROVAL.

PORCH FLOOR SYSTEM:

5/4" x 6" P.T. T&G WOOD DECKING (OR SYNTHETIC EQUIVALENT), GLUED AND 
NAILED ON  2X12 P.T. WOOD JOIST SYSTEM AT 16" O.C. (OR SPECIFIED 

INTERVALS)  SEE TYPICAL WALL SECTIONS AND DETAILS FOR VARIOUS 

CONNECTION DETAILS.

ATTIC FLOOR SYSTEM: (ONLY EXTENT TO BE DETERMINED BY G.C.)

3/4" T&G PLYWOOD, GLUED AND NAILED ON 2x12'S AT 16" O.C. SEE TYPICAL 

WALL SECTIONS AND DETAILS FOR VARIOUS CONNECTION DETAILS.  NOTE: IF 

TRUSS JOISTS (OR SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS, TRUSS 

MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT AND 

CONNECTION DETAILS, AND BEAM SIZES FOR ARCHITECT/ENGINEER APPROVAL.

ATTIC CEILING JOISTS / PORCH CEILING:

2x8'S AT 16" O.C. (2x10'S FOR CERTAIN SPANS)

ROOF RAFTERS:

5/8" EXT SHEATHING, NAILED ON 2x10'S WITH SIMPSON HURRICANE CLIPS AT 
16" O.C.  SEE TYPICAL WALL SECTIONS FOR VARIOUS CONNECTION DETAILS. IF 

PRE-ENGINEERED WOOD ROOF TRUSSES ARE INSTALLED IN LIEU OF SPECIFIED 

MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT 

AND CONNECTION DETAILS, AND SIZES FOR ARCHITECT/ENGINEER APPROVAL.

OR

NOTE: SEE STRUCTURAL ENGINEERING DOCUMENTS FOR SIZE, LOCATION 
AND PLACEMENT OF ALL WORK DESCRIBED.

ALL DIMENSIONS ARE TO EDGE OF SLAB, BLOCK, AND FRAMING AND ARE 

INDEPENDENT FROM ALL BRICK LEDGES U.N.O.  G.C. TO COORDINATE SIZE 

AND LOCATIONS OF ADDITIONAL BRICK LEDGES WITH PLANS, ELEVATIONS, 

AND DETAILS.

SQUARE FOOTAGE CALCULATIONS

MAIN BUILDING FIRST FLOOR H/C:                                                        1,607 S.F.

MAIN BUILDING SECOND FLOOR H/C:                                                 1,476 S.F.
MAIN BUILDING TOTAL:                                                                            3,083 S.F.

CARRIAGE HOUSE FIRST FLOOR H/C:                                                       814 S.F.

CARRIAGE HOUSE SECOND FLOOR H/C:                                                618 S.F.
CARRIAGE HOUSE TOTAL:                                                                       1,323 S.F.

TOTAL CONSTRUCTED H/C:                                                                      4,406 S.F.

FLOOR PLAN - SYMBOL KEY            
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SEE COVER PAGE FOR NOTES AND LIMITATIONS TO ARCHITECTURAL SCOPE 

OF SERVICES.

GENERAL CONTRACTOR NOTE:

ADJUST TOP OF SLAB, WALL, AND ROOF BEARING PLATES AS REQUIRED FOR 

CHANGES IN STRUCTURAL MEMBER SIZES OR EXISTING SITE CONDITIONS.

GC/OWNER TO COORDINATE ALL IN-SLAB ELECTRICAL AND PLUMBING 

REQUIREMENTS WITH APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO 
PLACING SLAB.

DIMENSION NOTES:

DIMENSIONS ARE TO THE EDGE OF FOUNDATION AND FRAMING, U.O.N..

DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT WITH ANY DISCREPANCIES.

CABINET & EQUIPMENT NOTES:

CABINET LAYOUTS ARE PROVIDED FOR DESIGN CONFIGURATION ONLY.  EXACT 

LAYOUT AND PLACEMENT OF FIXTURES, APPLIANCES, CABINETS,  AND 

COUNTERTOPS ARE TO BE DETERMINED IN COORDINATION WITH OWNER AND 

GENERAL CONTRACTOR.

FINISH NOTES:

FLOOR, WALL, CEILING, FINISHES AND INTERIOR TRIM ARE TO BE DETERMINED 

BY THE GENERAL CONTRACTOR AND OWNER.  GENERAL CONTRACTOR TO 

ADJUST SLAB, WALLS, AND CEILING TO ACCOMMODATE OWNER SPECIFIC 
FINISHES AND TRIM.

OR

FLOOR, WALL, CEILING, AND FINISHES ARE AS NOTED ON FINISH SCHEDULE -

SEE SHEET A8.0.  GENERAL CONTRACTOR TO ADJUST SLAB, WALLS, AND CEILING 

TO ACCOMMODATE OWNER SPECIFIC FINISHES AND TRIM.

PLUMBING NOTES:

G.C / OWNER TO COORDINATE LOCATION OF EXTERIOR HOSE BIBBS.

FRAMING NOTES:

STRUCTURAL ENGINEERING DOCUMENTS SUPERSEDE ARCHITECTURAL 
DOCUMENTS AND SCHEDULES WITH REGARD TO SIZE OF STRUCTURAL 

MEMBERS, PLACEMENT, AND CONNECTION DETAILS.

DOOR OPENINGS SET 6" OFF INTERSECTING WALL, UNLESS OTHERWISE 

DIMENSIONED.

UNLESS OTHERWISE NOTED BY TYPICAL WALL SECTIONS, STRUCTURAL 

ENGINEER,  OR STRUCTURAL DRAWINGS.

FRAMING IS TO BE AS FOLLOWS:

WALLS:

EXTERIOR: 5/8" PLYWOOD SHEATHING (EXTERIOR SIDE) ON 2x6'S AT 16" O.C. 

WITH BLOCKING AT MIDSPAN.  

INTERIOR:  2x4'S AND 2x6'S AT 16" O.C. WITH BLOCKING AT MIDSPAN.

FIRST FLOOR SYSTEM:

4" CONCRETE SLAB ON GRADE WITH TURN DOWN FOOTING AT THE PERIMETER.  

REINFORCING MESH AND REBAR SIZES AND LOCATIONS (SEE STRUCTURAL 

DRAWINGS)

SECOND FLOOR SYSTEM:

1 1/2" GYPCRETE TOPPING OVER 3/4" T&G PLYWOOD, GLUED AND NAILED ON 

14" OPEN WEB WOOD TRUSS SYSTEM (LAYOUT AND SPACING BY STRUCTURAL 

ENG).  SEE TYPICAL WALL SECTIONS AND DETAILS FOR VARIOUS CONNECTION 

DETAILS, NOTE: IF TRUSS JOISTS (OR SIM.) ARE USED IN LIEU OF SPECIFIED 
MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT 

AND CONNECTION DETAILS, AND BEAM SIZES FOR ARCHITECT/ENGINEER 

APPROVAL.

PORCH FLOOR SYSTEM:

5/4" x 6" P.T. T&G WOOD DECKING (OR SYNTHETIC EQUIVALENT), GLUED AND 
NAILED ON  2X12 P.T. WOOD JOIST SYSTEM AT 16" O.C. (OR SPECIFIED 

INTERVALS)  SEE TYPICAL WALL SECTIONS AND DETAILS FOR VARIOUS 

CONNECTION DETAILS.

ATTIC FLOOR SYSTEM: (ONLY EXTENT TO BE DETERMINED BY G.C.)

3/4" T&G PLYWOOD, GLUED AND NAILED ON 2x12'S AT 16" O.C. SEE TYPICAL 

WALL SECTIONS AND DETAILS FOR VARIOUS CONNECTION DETAILS.  NOTE: IF 

TRUSS JOISTS (OR SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS, TRUSS 

MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT AND 

CONNECTION DETAILS, AND BEAM SIZES FOR ARCHITECT/ENGINEER APPROVAL.

ATTIC CEILING JOISTS / PORCH CEILING:

2x8'S AT 16" O.C. (2x10'S FOR CERTAIN SPANS)

ROOF RAFTERS:

5/8" EXT SHEATHING, NAILED ON 2x10'S WITH SIMPSON HURRICANE CLIPS AT 
16" O.C.  SEE TYPICAL WALL SECTIONS FOR VARIOUS CONNECTION DETAILS. IF 

PRE-ENGINEERED WOOD ROOF TRUSSES ARE INSTALLED IN LIEU OF SPECIFIED 

MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT 

AND CONNECTION DETAILS, AND SIZES FOR ARCHITECT/ENGINEER APPROVAL.

OR

NOTE: SEE STRUCTURAL ENGINEERING DOCUMENTS FOR SIZE, LOCATION 
AND PLACEMENT OF ALL WORK DESCRIBED.

ALL DIMENSIONS ARE TO EDGE OF SLAB, BLOCK, AND FRAMING AND ARE 

INDEPENDENT FROM ALL BRICK LEDGES U.N.O.  G.C. TO COORDINATE SIZE 

AND LOCATIONS OF ADDITIONAL BRICK LEDGES WITH PLANS, ELEVATIONS, 

AND DETAILS.

SQUARE FOOTAGE CALCULATIONS

MAIN BUILDING FIRST FLOOR H/C:                                                        1,607 S.F.

MAIN BUILDING SECOND FLOOR H/C:                                                 1,476 S.F.
MAIN BUILDING TOTAL:                                                                            3,083 S.F.

CARRIAGE HOUSE FIRST FLOOR H/C:                                                       814 S.F.

CARRIAGE HOUSE SECOND FLOOR H/C:                                                618 S.F.
CARRIAGE HOUSE TOTAL:                                                                       1,323 S.F.

TOTAL CONSTRUCTED H/C:                                                                      4,406 S.F.

FLOOR PLAN - SYMBOL KEY            

2 x 6 WALL WITH 5/8" GYPSUM WALLBOARD

2 x 4 WALL WITH 5/8" GYPSUM WALLBOARD

EXISTING WALL TO REMAIN
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SEE COVER PAGE FOR NOTES AND LIMITATIONS TO ARCHITECTURAL SCOPE 

OF SERVICES.

GENERAL CONTRACTOR NOTE:

ADJUST TOP OF SLAB, WALL, AND ROOF BEARING PLATES AS REQUIRED FOR 

CHANGES IN STRUCTURAL MEMBER SIZES OR EXISTING SITE CONDITIONS.

GC/OWNER TO COORDINATE ALL IN-SLAB ELECTRICAL AND PLUMBING 

REQUIREMENTS WITH APPROPRIATE SUBCONTRACTOR TRADES PRIOR TO 
PLACING SLAB.

DIMENSION NOTES:

DIMENSIONS ARE TO THE EDGE OF FOUNDATION AND FRAMING, U.O.N..

DO NOT SCALE DRAWINGS.  CONTACT ARCHITECT WITH ANY DISCREPANCIES.

FRAMING NOTES:

STRUCTURAL ENGINEERING DOCUMENTS SUPERSEDE ARCHITECTURAL 

DOCUMENTS AND SCHEDULES WITH REGARD TO SIZE OF STRUCTURAL 

MEMBERS, PLACEMENT, AND CONNECTION DETAILS.

DOOR OPENINGS SET 6" OFF INTERSECTING WALL, UNLESS OTHERWISE 

DIMENSIONED.

UNLESS OTHERWISE NOTED BY TYPICAL WALL SECTIONS, STRUCTURAL 
ENGINEER,  OR STRUCTURAL DRAWINGS.

FRAMING IS TO BE AS FOLLOWS:

WALLS:

EXTERIOR: 5/8" PLYWOOD SHEATHING (EXTERIOR SIDE) ON 2x6'S AT 16" O.C. 
WITH BLOCKING AT MIDSPAN.  

INTERIOR:  2x4'S AND 2x6'S AT 16" O.C. WITH BLOCKING AT MIDSPAN.

FIRST FLOOR SYSTEM:

4" CONCRETE SLAB ON GRADE WITH TURN DOWN FOOTING AT THE PERIMETER.  

REINFORCING MESH AND REBAR SIZES AND LOCATIONS (SEE STRUCTURAL 

DRAWINGS)

SECOND FLOOR SYSTEM:

1 1/2" GYPCRETE TOPPING OVER 3/4" T&G PLYWOOD, GLUED AND NAILED ON 

14" OPEN WEB WOOD TRUSS SYSTEM (LAYOUT AND SPACING BY STRUCTURAL 

ENG).  SEE TYPICAL WALL SECTIONS AND DETAILS FOR VARIOUS CONNECTION 

DETAILS, NOTE: IF TRUSS JOISTS (OR SIM.) ARE USED IN LIEU OF SPECIFIED 

MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT 
AND CONNECTION DETAILS, AND BEAM SIZES FOR ARCHITECT/ENGINEER 

APPROVAL.

PORCH FLOOR SYSTEM:

5/4" x 6" P.T. T&G WOOD DECKING (OR SYNTHETIC EQUIVALENT), GLUED AND 

NAILED ON  2X12 P.T. WOOD JOIST SYSTEM AT 16" O.C. (OR SPECIFIED 
INTERVALS)  SEE TYPICAL WALL SECTIONS AND DETAILS FOR VARIOUS 

CONNECTION DETAILS.

ATTIC FLOOR SYSTEM: (ONLY EXTENT TO BE DETERMINED BY G.C.)

3/4" T&G PLYWOOD, GLUED AND NAILED ON 2x12'S AT 16" O.C. SEE TYPICAL 
WALL SECTIONS AND DETAILS FOR VARIOUS CONNECTION DETAILS.  NOTE: IF 

TRUSS JOISTS (OR SIM.) ARE USED IN LIEU OF SPECIFIED MATERIALS, TRUSS 

MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT AND 

CONNECTION DETAILS, AND BEAM SIZES FOR ARCHITECT/ENGINEER APPROVAL.

ATTIC CEILING JOISTS / PORCH CEILING:

2x8'S AT 16" O.C. (2x10'S FOR CERTAIN SPANS)

ROOF RAFTERS:

5/8" EXT SHEATHING, NAILED ON 2x10'S WITH SIMPSON HURRICANE CLIPS AT 

16" O.C.  SEE TYPICAL WALL SECTIONS FOR VARIOUS CONNECTION DETAILS. IF 
PRE-ENGINEERED WOOD ROOF TRUSSES ARE INSTALLED IN LIEU OF SPECIFIED 

MATERIALS, TRUSS MANUFACTURER IS TO PROVIDE SHOP DRAWINGS, SUPPORT 

AND CONNECTION DETAILS, AND SIZES FOR ARCHITECT/ENGINEER APPROVAL.

OR

NOTE: SEE STRUCTURAL ENGINEERING DOCUMENTS FOR SIZE, LOCATION 
AND PLACEMENT OF ALL WORK DESCRIBED.

ALL DIMENSIONS ARE TO EDGE OF SLAB, BLOCK, AND FRAMING AND ARE 

INDEPENDENT FROM ALL BRICK LEDGES U.N.O.  G.C. TO COORDINATE SIZE 

AND LOCATIONS OF ADDITIONAL BRICK LEDGES WITH PLANS, ELEVATIONS, 

AND DETAILS.
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FIRST FLOOR HT.
27' - 0" AMSL

SECOND FLR. HT.

TRUSS BEARING

PORCH ROOF

1

A5.0

PTD. 1X CEMENTITIOUS FASCIA TRIM
PTD. CEMENTITIOUS HORIZ. SIDING W/ 6" EXPOSURE

PTD. WOOD "PANEL" SHUTTERS

PTD. 2X CEMEN. WINDOW HEAD TRIM

PTD. 2X CEMEN. CAP TRIM (CHAMFER TO DRAIN)

PTD. CEMEN. "FAUX" GABLE END VENT

1
3

'-
0

"
1

0
'-
0

"
3

'-
0

"
8

'-
1

1
 7

/8
"

PTD. CEMEN. CORNER BOARD

PTD. CEMEN. FASCIA CROWN

PTD. 1X CEMEN. FASCIA TRIM

LOW SLOPE STANDING SEAM METAL ROOF

PTD. CEMEN. BD. WRAPPED BEAM
PTD. CEMEN. COLUMN CAP TRIM
CEMEN. WRAPPED WD. COLUMN

3/4" PICKETS MAX. OPENING = 4"

PTD. WOOD GUARDRAIL & STILES

PTD. CEMEN. COLUMN CAP TRIM

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 

PTD. CEMENTITIOUS CORNER BOARD

PTD. CEMENTITIOUS HORIZ. SIDING W/ 6" EXPOSURE
STAINED WD. COURTYARD ENTRY DOOR

CAST STONE LOW WALL CAP
BRICK VENEER PIER

CAST STONE CAP @ LOW WALL
BRICK VENEER LOW WALL

ALUM. CLAD WD. DOUBLE HUNG WINDOW W/ TRANSOM
CAST STONE CAP @ BRICK WATERTABLE
BRICKVENEER WATERTABLE

PTD. SMOOTH CEMEN. PANEL
PTD. CEMEN. CORNER BD. / TRIM

PTD. CEMEN. TRIM @ WINDOW

PTD. SMOOTH CEMEN. PANEL

PTD. CEMEN. HORIZ. TRIM

PTD. CEMEN. WINDOW HEAD TRIM

PTD. CEMEN. VERTICAL TRIM 

PTD. CEMENTITIOUS "BUILT-UP" TRIM 

BAND 

PTD. CEMEN. SMOOTH PANEL

"SIGNAGE" LOCATION

PTD. CEMEN. TRIM @ SIGNAGE HEAD

PTD. WD. "PANEL" SHUTTERS

PTD. 2X CEMEN. WINDOW HEAD TRIM

PTD. 2X CEMEN. CAP TRIM 

(CHAMFER TO DRAIN)

"GOOSE NECK" LIGHT FIXTURE

6" 

12"

6" 

12"

1/2" 
12"

A3.0

3

PTD. CEMEN. ENTRY DOOR TRIM

FIRST FLOOR HT.
27' - 0" AMSL

SECOND FLR. HT.

TRUSS BEARING

PORCH ROOF

2

A5.0

1

A5.1

3

A5.0

1

A4.0

PTD. CEMENTITIOUS HORIZ. SIDING W/ 

6" EXPOSURE

PTD. WOOD "PANEL" SHUTTERS

PTD. 2X CEMEN. WINDOW HEAD TRIM

PTD. 2X CEMEN. CAP TRIM (CHAMFER TO DRAIN)

PTD. CEMEN. CORNER BOARD

PTD. 1X CEMEN. FASCIA TRIM

STANDING SEAM METAL ROOF

3/4" PICKETS MAX. OPENING = 4"

PTD. WOOD GUARDRAIL & STILES

PTD. CEMEN. BD. WRAPPED BALUSTER 

W/ CAP 

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 

PTD. CEMENTITIOUS CORNER BOARD

PTD. KILN DRIED WOOD BRACKET
PTD. CEMENTITIOUS HORIZ. SIDING W/ 

6" EXPOSURE

STAINED WD. CARRIAGE HOUSE ENTRY DOOR

CAST STONE PIER & LOW WALL CAP

BRICK VENEER PIER

ALUM. CLAD WD. DOUBLE HUNG WIN.

CAST STONE CAP @ BRICK WATERTABLE
BRICKVENEER WATERTABLE

PTD. CEMENTITIOUS CORNER BOARD

BRICK VENEER LOW WALL

PTD. SMOOTH CEMEN. PANEL

PTD. CEMEN. VERTICAL TRIM @ DOOR

PTD. CEMEN. HORIZ. TRIM @ SILL

ALUM. CLAD WD. DOUBLE HUNG WIN. 

W/ TRANSOM

PTD. 1X CEMENTITIOUS FASCIA TRIM

PTD. CEMENTITIOUS HORIZ. SIDING W/ 

6" EXPOSURE

PTD. CEMEN. CORNER BOARD

PTD. CEMEN. FASCIA CROWN

PTD. 1X CEMEN. FASCIA TRIM

LOW SLOPE STANDING SEAM MTL. RF.

PTD. CEMEN. BD. WRAPPED BEAM
PTD. CEMEN. COLUMN CAP TRIM
CEMEN. WRAPPED WD. COLUMN

3/4" PICKETS MAX. OPENING = 4"

PTD. WOOD GUARDRAIL & STILES

PTD. CEMEN. COLUMN BASE TRIM

PTD. CEMEN. "BUILT-UP" TRIM BAND 

PTD. CEMENTITIOUS CORNER BOARD

PTD. CEMENTITIOUS HORIZ. SIDING W/ 

6" EXPOSURE
STAINED WD. ENTRY DOOR

STANDING SEAM METAL ROOF

CEMEN. WRAPPED WD. COLUMN

PTD. CEMEN. COLUMN BASE TRIMSTAINED WD. MAIN ENTRY DOORPTD. SMOOTH CEMEN. PANEL

PTD. CEMEN. VERTICAL TRIM @ DOORPTD. CEMEN. HORIZ. TRIM @ SILL

ALUM. CLAD WD. DOUBLE HUNG WINDOW W/ TRANSOM

PTD. CEMENTITIOUS HORIZ. SIDING W/ 6" EXPOSURE

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 
BRICK VENEER FIRE PIT  W/ CAST STONE CAP

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND

STAINED WD. ENTRY DOOR

ALUM. CLAD WD. DOUBLE HUNG WIN.

8
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1

1
 7

/8
"

6
'-
1

1
 7
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"

1
1
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0

"
1

3
'-
0

"

3
 3
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"

1
'-
8

"

3
'-
0

"
1

0
'-
0

"
1

3
'-
0

"

6" 

12"

12"

6"

12"

6"

PTD. CEMEN. ENTRY DOOR HEAD TRIM

1 1/2" VARIES 1 1/2"

3 1/2" 3 1/2"

VARIES

1
 3

/4
"

V
A

R
IE

S
5

 1
/2

"
1

 1
/2

"

2 1/2" 3 1/2" VARIES 3 1/2" 2 1/2"

2"VARIES2"

2
"

E
.Q

.
2

"
E
.Q

.
2

"

PTD. 2X WD. HEAD CAP 

(SEE SECT. FOR MORE INFO.)

PTD. 2X CEMEN. HEAD TRIM

PTD. 1X CEMEN. TRIM

(SEE SECT. FOR MORE INFO.)

POWDERCOATED BLACK 

SHUTTER HARDWARE

PTD. WD. SHUTTER

PTD. 2X WOOD SILL 

(SEE SECT. FOR MORE INFO.)

PTD. CEMEN. HORIZ. SIDING
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1/4" = 1'-0"A3.0

1 MAY RIVER ROAD ELEVATION

1/4" = 1'-0"A3.0

2 HEYWARD STREET SIDE ELEVATION

1/2" = 1'-0"A3.0

3 TYPICAL WINDOW
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T.O. SERVICE YARD

FIRST FLOOR HT.
27' - 0" AMSL

SECOND FLR. HT.

TRUSS BEARING

2

A5.0

1

A5.1

3

A5.0

1

A4.0

CAST STONE CAP @ BRICK PIER

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 

BRICK VENEER PIER

DECORATIVE METAL GATES

PTD. 1X CEMEN. FASCIA TRIM

STANDING SEAM METAL ROOF

PTD. CEMEN. BD. WRAPPED BEAM
PTD. CEMEN. COLUMN CAP TRIM
CEMEN. WRAPPED WD. COLUMN
PTD. CEMEN. COLUMN BASE TRIM

PTD. CEMENTITIOUS CORNER BOARD

PTD. CEMENTITIOUS HORIZ. SIDING W/ 

6" EXPOSURE

PTD. WD. "PANEL" SHUTTERS
PTD. 2X CEMEN. WINDOW HEAD TRIM

PTD. 2X CEMEN. CAP TRIM 

(CHAMFER TO DRAIN)

PTD. 1X CEMENTITIOUS FASCIA TRIM

PTD. CEMEN. BD. WRAPPED WD. POSTS

PTD. WD. LOUVER INFILL 

PTD. CEMENTITIOUS HORIZ. SIDING W/ 6" EXPOSURE

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 

ALUM. CLAD WD. PICTURE WINDOW

STANDING SEAM METAL ROOF

PTD. CEMEN. BD. WRAPPED WD. POSTS

PTD. WD. LOUVER INFILL 

PTD. CEMENTITIOUS HORIZ. SIDING W/ 6" EXPOSURE

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND ALUM. CLAD WD. PICTURE WIN. W/ TRANSOM

ALUM. CLAD WD. DOUBLE HUNG WINDOW W/ TRANSOM

ALUM. CLAD WD. DOUBLE HUNG WIN.

CAST STONE CAP @ BRICK WATERTABLE
BRICKVENEER WATERTABLE

PTD. 1X CEMENTITIOUS FASCIA TRIM

PTD. CEMENTITIOUS HORIZ. SIDING W/ 

6" EXPOSURE

PTD. CEMEN. CORNER BOARD

PTD. CEMEN. "BUILT-UP" TRIM BAND 

PTD. CEMENTITIOUS CORNER BOARD

PTD. CEMENTITIOUS HORIZ. SIDING W/ 

6" EXPOSURE

STANDING SEAM METAL ROOF

PTD. WD. "PANEL" SHUTTERS

PTD. 2X CEMEN. WINDOW HEAD TRIM

PTD. 2X CEMEN. CAP TRIM 

(CHAMFER TO DRAIN)

"GOOSE NECK" LIGHT FIXTURE

8
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1

1
 7

/8
"

1
3

'-
0

"
1

3
'-
0

"

4
'-
0

 1
/4

"
4

'-
1

1
 5

/8
"

2
'-
0

"
1

1
'-
0

"
4

'-
0

"
9

'-
0

"

6" 

12"

12"

6"

12"

6"

PTD. CEMEN. BOARD PANEL

3

A3.1

FIRST FLOOR HT.
27' - 0" AMSL

SECOND FLR. HT.

TRUSS BEARING

PORCH ROOF

PTD. 1X CEMENTITIOUS FASCIA TRIM
PTD. CEMENTITIOUS HORIZ. SIDING W/ 6" EXPOSURE

PTD. WOOD "PANEL" SHUTTERS

PTD. 2X CEMEN. WINDOW HEAD TRIM

PTD. 2X CEMEN. CAP TRIM (CHAMFER TO DRAIN)

PTD. CEMEN. "FAUX" GABLE END VENT

PTD. CEMEN. CORNER BOARD

PTD. CEMEN. FASCIA CROWN

PTD. 1X CEMEN. FASCIA TRIM

LOW SLOPE STANDING SEAM METAL ROOF

PTD. CEMEN. BD. WRAPPED BEAM
PTD. CEMEN. COLUMN CAP TRIM
CEMEN. WRAPPED WD. COLUMN

3/4" PICKETS MAX. OPENING = 4"

PTD. WOOD GUARDRAIL & STILES

PTD. CEMEN. COLUMN CAP TRIM

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 

PTD. CEMENTITIOUS CORNER BOARD
PTD. CEMENTITIOUS HORIZ. SIDING W/ 6" EXPOSURE
STAINED WD. COURTYARD ENTRY DOOR

CAST STONE LOW WALL CAP
BRICK VENEER PIER

CAST STONE CAP @ LOW WALL
BRICK VENEER LOW WALL

ALUM. CLAD WD. DOUBLE HUNG WINDOW W/ TRANSOM

CAST STONE CAP @ BRICK PIER

PTD. CEMEN. WINDOW HEAD TRIM

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 

PTD. WD. "PANEL" SHUTTERS

PTD. 2X CEMEN. WINDOW HEAD TRIM

PTD. 2X CEMEN. CAP TRIM 

(CHAMFER TO DRAIN)

BRICK VENEER PIER

PTD. WD. "PANEL" SHUTTERS

DECORATIVE METAL GATES

PTD. 1X CEMEN. FASCIA TRIM

LOW SLOPE STANDING SEAM 

METAL ROOF

PTD. CEMEN. BD. WRAPPED BEAM
PTD. CEMEN. COLUMN CAP TRIM
CEMEN. WRAPPED WD. COLUMN

DECORATIVE METAL GATES
CAST STONE CAP @ BRICK PIER

BRICK VENEER PIER

STANDING SEAM METAL ROOF

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 

PTD. KILN DRIED WOOD BRACKET

PTD. CEMEN. BD. WRAPPED BEAM

3/4" PICKETS MAX. OPENING = 4"

PTD. WOOD GUARDRAIL & STILES

PTD. CEMEN. BD. WRAPPED BALUSTER W/ CAP 

PTD. CEMENTITIOUS HORIZ. SIDING 

W/ 6" EXPOSURE

12"

6"

12"

6"

6" 

12"

6" 

12"

1/2" 
12"

8
'-
1

1
 7

/8
"

3
'-
0

"
1

0
'-
0

"
1

3
'-
0

"

6
'-
1

1
 7

/8
"

1
1

'-
0

"
4

'-
0

"
9

'-
0

"

PTD. 1X CEMENTITIOUS FASCIA TRIM

PTD. CEMENTITIOUS "BUILT-UP" TRIM BAND 

FIRST FLOOR HT.
27' - 0" AMSL

1
/4

"

7
/8

"

4"

3
"

1
 1

/2
"

5 1/2"

3/4"
PTD. 2X6 WD. TOP CAP W/ 

CHAMFERED EDGE

PTD. 1X WD. STILE

2X WD. BLOCKING

PTD. 1X WD. LOUVER - TYP.

PTD. 1X BOTTOM RAIL

2X WD. BLOCKING

2
 3

/4
"

3/4"

PTD. 4X4 WD. POST

6
'-
1

 1
/2

"
TURN DOWN CONCRETE SLAB
REINFORCING (SEE STRUCT.)2" 2" 6"
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1/4" = 1'-0"A3.1

2 ADJACENT PROPERTY ELEVATION

1/4" = 1'-0"A3.1

1 GUILFORD PLACE ELEVATION
3/4" = 1'-0"A3.1

3 SERVICE YARD
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B.O. BEAM

TRUSS HEEL HT.

TRUSS BRG. HT.

PORCH BRG.

B.O. BEAM

ROOF RIDGE

1

A5.13

A5.0

FIRST FLOOR HT.
27' - 0" AMSL

SECOND FLR. HT.

8
'-
2

 3
/4

"
1

1
"

2
'-
1

1
 3

/8
"

1
'-
0

 3
/4

"
8

'-
1

1
 7

/8
"

2
'-
0

"
1

1
'-
0

"

195 SF

LOBBY /

RECEPTION
101

70 SF

WOMENS

RESTROOM
109

138 SF

CORRIDOR
105

98 SF

BREAKROOM
106

142 SF

OFFICE

#6
207

491 SF

OPEN

CONFERENCE
201
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1 MAIN BUILDING SECTION
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WINDOW HD. HT.

WINDOW SILL HT.

WINDOW HD. HT.

WINDOW SILL HT.

WINDOW HD. HT.

TRUSS HEEL HT.

TRUSS BRG. HT.TRUSS BRG. HT.

WINDOW SILL HT.

WINDOW HD. HT.

WINDOW HD. HT.

WINDOW SILL HT.

TRUSS BRG. HT.

TRUSS HEEL HT.

WINDOW HD. HT.

WINDOW SILL HT.

WINDOW HD. HT.

WINDOW SILL HT.

FIRST FLOOR HT.
27' - 0" AMSL

ROOF RIDGE

SECOND FLR. HT.

TRUSS BEARING

2
'-
0

"
8

'-
3

"
2

'-
9

"
2

'-
0

"
6

'-
0

"

1'-1 3/8"2 1/2"

1'-0 3/4" 6"3 5/8"

1" 5/8"

1
0

"
5

 3
/4

"
1

 3
/8

"

FOUNDATION REINCORCING 

(SEE STRUCT.)

FOUNDATION W/ BRICK LEDGE 

(SEE STRUCT.)

ANCHOR BOLT - TYP.

PT. 2x6 WD. SILL PLATE

R-13 MIN. BATT INSULATON

5/8" TYPE "X" GYP. BD. - TYP.

1x PTD. WD. SILL & STOOL

PRE-FIN. THRU WALL FLASHING 

W/ SEALANT

MORTAR NET - TYP.

BRICK TIE (SPACE PER STRUCT.)

AIR SPACE

PRE-FIN. THRU WALL FLASHING 

W/ SEALANT

CAST STONE SILL - CS1

STL. LINTEL @ CAST STONE

2X4 WD. BLOCKING @ FASTENER

8
"

1
'-
1

0
 3

/8
"

1
 5

/8
"

8
"

1
'-
1

0
 3

/8
"

1
 5

/8
"

BUILDING WRAP OVER 5/8" APA 

RATED PLYWD. SHEATHING 2X6 WD. SILL - TYP.

CONT. SEALANT & BACKER ROD

8
"

1
'-
1

0
 3

/8
"

1
 5

/8
"

8
"

1
'-
1

0
 3

/8
"

1
 5

/8
"

ALUM. CLAD WD. DOUBLE HUNG 

WINDOW (SEE SCHED.)

8
"

1
'-
1

0
 3

/8
"

1
 5

/8
"

W.W.F. (SEE STRUCT.)

ENGINEERED FILL

COMPACTED SUB-GRADE

CONCRETE FND. (SEE STRUCT.)

PTD. WD. CASING - TYP.

5/8" TYPE "X" GYP. BD. - TYP.

"BUILT-UP" BEAM (SEE STRUCT.)

PTD. WD. CROWN MOLD

PTD.  2x CEMEN. TRIM (CONT.)

ENTRY ROOF (BEYOND)

PRE-FIN. MTL. FLASHING W/ SEALANT

5/8" VERTICAL BATTEN NAILER

PTD. 5/16" CEMEN. BD. PANEL

PRE-FIN. MTL. FLASHING W/ 

SEALANT

PTD. 2X8 CEMEN. TRIM (CONT.)

PTD. 1X2 CEMEN. TRIM (CONT.)

PT. 2X2 WD. BLOCKING

2x CEMEN. SILL TRIM 

(CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

5/8" VERTICAL BATTEN NAILER

PTD. 5/16" CEMEN. BD. PANEL

3X3 CEMEN. TRIM @ PANEL HEAD

PRE-FIN. MTL. FLASHING W/ 

SEALANT

2x CEMEN. SILL TRIM 

(CHAMFER TO DRAIN)
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"
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"

2
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'-
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 1
/4

" 3
"

2
 3

/4
"

5
 3

/4
"

WD. OPEN WEB FLOOR JOIST

3/4" PLYWD. SUBFLOOR

1 1/2" CONCRETE TOPPING

PTD. WD. BASE & SHOE MOLD

2x WD. BLOCKING

2X6 WD. STUD SILL & BLOCKING

R-13 MIN. BATT INSUL.

1x PTD. WD. SILL & STOOL

2X6 WD. SILL - TYP.

ALUM. CLAD WD. DOUBLE HUNG 

WINDOW (SEE SCHED.)

PTD. WD. CASING - TYP.

5/8" TYPE "X" GYP. BD. - TYP.

"BUILT-UP" BEAM (SEE STRUCT.)

BUILDING WRAP (CONT.)

5/8" APA RATED PLYWD. SHEATHING

PTD. WD. CROWN MOLD

2x WD. BLOCKING

2X6 WD. STUDS @ 16" O.C. - TYP.

PTD. 2X CEMEN. SLOPED GABLE 

END TRIM 

2X4 WD. BLOCKING CONT.

T-111 STYLE CEMEN. SOFFIT BD.

PT. 2x WD . BLOCKING (CONT.)

PTD. 1X6 ON 1X10 CEMEN. TRIM

PRE-FIN. MTL. DRIP EDGE

STANDING SEAM METAL ROOF

3/4" PLYWD. ROOF SHEATHING

A5.3

2

A5.3

1

LEVEL 31

A5.3

3

PTD.  2x CEMEN. TRIM (CONT.)

2x CEMEN. SILL TRIM W/ DRIP EDGE 

(CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING 

W/ SEALANT

"GOOSE NECK" LIGHT FIXTURE

HORIZ. CEMEN. SIDING W/ 6" EXPOSURE

1
'-
2

"

A5.3

4

PRE-ENGINEERED WD. TRUSSES

(2) 2X6 WD. TOP PLATES

30# ROOFING FELT

R-13 MIN. BATT INSUL.

FIRST FLOOR HT.
27' - 0" AMSL

SECOND FLR. HT.

FOUNDATION REINCORCING 

(SEE STRUCT.)

W.W.F. (SEE STRUCT.)

ANCHOR BOLT - TYP.

3
"

2
'-
4

 1
/2

"
PTD. 1x4 CEMEN. TRIM (CONT.)

PTD. 1X10 CEMEN. TRIM (CONT.)

2x CEMEN. SILL TRIM 

(CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ 

SEALANT

1
1

 3
/4

"
3

/4
"

PT. 2X4 WD. BLOCKING

PT. 2x6 WD. SILL PLATE

R-13 MIN. BATT INSULATON

5/8" TYPE "X" GYP. BD. - TYP.

1x PTD. WD. SILL & STOOL

2X4 WD. BLOCKING 

CONCRETE FND. (SEE STRUCT.)

2x CEMEN. SILL TRIM 

(CHAMFER TO DRAIN)
2X6 WD. SILL - TYP.

ALUM. CLAD WD. PICTURE 

WINDOW (SEE SCHED.)

PTD. WD. CASING - TYP.

5/8" TYPE "X" GYP. BD. - TYP.

"BUILT-UP" BEAM (SEE STRUCT.)

PRE-FIN. MTL. FLASHING 

W/ SEALANT

RAFTER HANGER W/ 2x WD. LEDGER (SEE STRUCT.)

PRE-FIN. MTL. FLASHING W/ SEALANT

PTD. 1x4 CEMEN. TRIM (CONT.)

PTD. 1X10 CEMEN. TRIM (CONT.)

2x CEMEN. SILL TRIM (CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

WD. OPEN WEB FLOOR JOIST

3/4" PLYWD. SUBFLOOR

1 1/2" CONCRETE TOPPING

PTD. WD. BASE & SHOE MOLD

2X6 WD. STUD SILL & BLOCKING

R-13 MIN. BATT INSUL.

1x PTD. WD. SILL & STOOL

PTD. WD. CROWN MOLD

5/8" TYPE "X" GYP. BD. - TYP.

HORIZ. CEMEN. SIDING W/ 6"EXPOSURE

BUILDING WRAP (CONT.)

5/8" APA RATED PLYWD. SHEATHING

PTD. WD. CROWN MOLD

2x WD. BLOCKING

2X6 WD. STUDS @ 16" O.C. - TYP.

2x CEMEN. SILL TRIM W/ DRIP EDGE 

(CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

HORIZ. CEMEN. SIDING W/ 6" EXPOSURE

ALUM. CLAD WD. PICTURE 

WINDOW (SEE SCHED.)

5/8" TYPE "X" GYP. BD. - TYP.

5/8" TYPE "X" GYP. BD. - TYP.

PTD. WD. CASING - TYP.

"BUILT-UP" BEAM (SEE STRUCT.)

PTD.  1x CEMEN. TRIM @ FASCIA

T-111 STYLE CEMEN. SOFFIT BD.

PTD.  2x CEMEN. TRIM (CONT.)

FOUNDATION REINCORCING 

(SEE STRUCT.)

W.W.F. (SEE STRUCT.)

CONCRETE FND. (SEE STRUCT.)

PTD. CEMEN. TRIM WRAPPED WD. COL.

(2) TWO PIECE COLUMN CAPITAL

T-111 STYLE CEMEN. SOFFIT BD.

PT. 2x WD . BLOCKING (CONT.)

PTD. 1X6 ON 1X10 CEMEN. TRIM

PRE-FIN. MTL. DRIP EDGE

STANDING SEAM METAL ROOF

3/4" PLYWD. ROOF SHEATHING

S.S.M.R. CLIP (PER MANF.)

WD. 2X10 ROOF RAFTERS @ 16" O. C. 

- TYP.

T-111 STYLE CEMEN. SOFFIT BD.

PT. 2x WD . BLOCKING (CONT.)

PTD. 1X6 ON 1X10 CEMEN. TRIM

PRE-FIN. MTL. DRIP EDGE

STANDING SEAM METAL ROOF

3/4" PLYWD. ROOF SHEATHING

S.S.M.R. CLIP (PER MANF.)

PRE-ENGINEERED WD. ROOF TRUSSES

WD. 2x BLOCKING - CONT.

5/8" APA RATED PLYWD. SHEATHING

2x6 WD. RAFTER EXTENSION

2x WD. BLOCKING - CONT.

5/8" TYPE "X" GYP. BD. - TYP.

SERVICE YARD (BEYOND)
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2X6 WD. SILL - TYP.

1'-1 3/8" 6"

1/2"

8"4"2'-10 7/8"4"6 1/2"

2x CEMEN. SILL TRIM (CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

A5.2

10

A5.2

11

PTD.  2x CEMEN. TRIM (CONT.)

2x CEMEN. SILL TRIM W/ DRIP 

EDGE (CHAMFER TO DRAIN)

FIRST FLOOR HT.
27' - 0" AMSL

SECOND FLR. HT.
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2'-0"

PTD. 1X10 CEMEN. TRIM (CONT.)

PTD. 1x4 CEMEN. TRIM (CONT.)

2x CEMEN. SILL TRIM (CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

HORIZ. CEMEN. SIDING W/6" EXPOSURE

PRE-FIN. MTL. FLASHING W/ SEALANT

2x CEMEN. SILL TRIM (CHAMFER TO DRAIN)

CONCRETE FND. (SEE STRUCT.)

PT. 2x6 WD. SILL PLATE

PT. 2X4 WD. BLOCKING

R-13 MIN. BATT INSULATON

5/8" TYPE "X" GYP. BD. - TYP.

1x PTD. WD. SILL & STOOL

2X4 WD. BLOCKING 

2X6 WD. SILL - TYP.

ALUM. CLAD WD. PICTURE WINDOW 

(SEE SCHED.)

PTD. WD. CASING - TYP.

5/8" TYPE "X" GYP. BD. - TYP.

"BUILT-UP" BEAM (SEE STRUCT.)

PTD. WD. CROWN MOLD

5/8" TYPE "X" GYP. BD. - TYP.

WD. OPEN WEB FLOOR JOIST

3/4" PLYWD. SUBFLOOR

1 1/2" CONCRETE TOPPING

PTD. WD. BASE & SHOE MOLD

2X6 WD. STUD SILL & BLOCKING

R-13 MIN. BATT INSUL.

1x PTD. WD. SILL & STOOL

2X6 WD. SILL - TYP.

ALUM. CLAD WD. DOUBLE HUNG 

WINDOW (SEE SCHED.)

PTD. WD. CASING - TYP.

5/8" TYPE "X" GYP. BD. - TYP.

"BUILT-UP" BEAM (SEE STRUCT.)

PTD. WD. CROWN MOLD

2X6 WD. STUDS @ 16" O.C. - TYP.

2X6 WD. BLOCKING - CONT.

HORIZ. CEMEN. SIDING W/ 6"EXPOSURE

BUILDING WRAP (CONT.)

5/8" APA RATED PLYWD. SHEATHING

2x CEMEN. SILL TRIM W/ DRIP EDGE (CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

PTD.  2x CEMEN. TRIM

T-111 STYLE CEMEN. SOFFIT BD.

PT. 2x WD . BLOCKING (CONT.)

PTD. 1X6 ON 1X10 CEMEN. TRIM

PRE-FIN. MTL. DRIP EDGE

STANDING SEAM METAL ROOF

3/4" PLYWD. ROOF SHEATHING

S.S.M.R. CLIP (PER MANF.)

PRE-ENGINEERED WD. ROOF TRUSSES

WD. 2x BLOCKING - CONT.

5/8" APA RATED PLYWD. SHEATHING

2x6 WD. RAFTER EXTENSION

2x WD. BLOCKING - CONT.

PTD. 1x4 CEMEN. TRIM (CONT.)

PTD. 1X10 CEMEN. TRIM (CONT.)

2x CEMEN. SILL TRIM (CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

HORIZ. CEMEN. SIDING W/ 6" EXPOSURE

2x CEMEN. SILL TRIM (CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

2x CEMEN. SILL TRIM W/ DRIP EDGE (CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W/ SEALANT

PTD.  2x CEMEN. TRIM (CONT.)

FOUNDATION REINCORCING (SEE STRUCT.)

W.W.F. (SEE STRUCT.)

ANCHOR BOLT - TYP.
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NO. REV. DATE DESCRIPTION

3/4" = 1'-0"A5.0

1 GABLE END WALL SECTION
3/4" = 1'-0"A5.0

2 SHED ROOF & CARRIAGE HOUSE
3/4" = 1'-0"A5.0

3 TWO STORY TYPICAL
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DOOR HD. HT.

TRUSS HEEL HT.

TRUSS BRG. HT.

PORCH BRG.

DOOR HD. HT.

DOOR HD. HT.

FIRST FLOOR HT.
27' - 0" AMSL

SECOND FLR. HT.

8
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0

"
2

'-
9

"
2

'-
3

"
8

'-
0

"

FOUNDATION REINCORCING (SEE STRUCT.)

W.W.F. (SEE STRUCT.)

P.E.J.

FOUNDATION REINCORCING (SEE STRUCT.)

ADA "ROLL-IN" SILL ON A BED OF SEALANT

DOOR SWEEP - TYP.

PTD. 2X CEMEN.TRIM

PRE-FIN. MTL. FLASHING W. SEALANT

PTD. 5/16" CEMEN. BD. PANEL

5/8" VERTICAL BATTEN NAILER

PRE-FIN. MTL. FLASHING W. SEALANT

PTD. 2X CEMEN.TRIM

PTD. 1X6 T&G CEILING

PTD. 1X CEMEN.TRIM

PTD. 1X CEMEN. TRIM ON 

5/8" APA RATED PLYWD.

FOUNDATION REINCORCING 

(SEE STRUCT.)

W.W.F. (SEE STRUCT.)

CONCRETE PORCH SLAB

BRICK EDGE @ PERIM.

"THIN" BRICK PAVER ON BED OF GROUT - TYP.

BRICK EDGE @ PERIM.

SLOPE GRADE TO DRAIN

PTD. WD. QUARTER ROUND ON 

PT. 2X WD. COLUMN BASE

CEMEN. BD. WRAPPED PT. WD. COL.

2X WD. SOFFIT FRAMING

PTD. WD. QUARTER ROUND ON 

PT. 2X WD. COL. CAPITAL

PTD. 1X CEMEN. TRIM ON 5/8" APA 

RATED PLYWD.

PTD. 1X CEMEN. TRIM - CONT.

PTD. 2X CEMEN. TRIM (CHAMFER TO 

DRAIN)

JOIST HANGER - TYP.

PTD. 1X4 WD. BOTTOM RAIL

COMPOSITE DECK BOARDS

PT. 2X WD. SLEEPERS - TYP. PTD. WD. QUARTER ROUND ON 

PT. 2X WD. COLUMN BASE

PTD. 1X WD. STILES

PTD. 1X WD. STILES

PTD. 2X4 WD. TOP RAIL (CHAMFER 

TO DRAIN)

ADA "ROLL-IN" SILL ON 

A BED OF SEALANT

DOOR SWEEP - TYP.

EXTEND MEMBRANE 

OVER THRESHOLD

JOIST HANGER ON 

PT. 2X WD. LEDGER - CONT. 

ALUM. CLAD WD. COMMERCIAL FRENCH DOOR

HORIZ. CEMEN. SIDING W/ 

6"EXPOSURE

2x CEMEN. SILL TRIM W/ DRIP 

EDGE (CHAMFER TO DRAIN)

PRE-FIN. MTL. FLASHING W. SEALANT

PTD. 1X CEMEN.TRIM

PTD. 1X CEMEN. TRIM ON 

5/8" APA RATED PLYWD.

2X WD. SOFFIT FRAMING

PTD. 1X CEMEN. TRIM ON 5/8" APA 

RATED PLYWD.

PTD. 1X CEMEN. TRIM - CONT.

PTD. 3X CEMEN. TRIM

JOIST HANGER - TYP.

PTD. WD. QUARTER ROUND ON 

PT. 2X WD. COL. CAPITAL

T-111 STYLE CEMEN. SOFFIT BD.

PT. 2X WD. BLOCKING - CONT.

JOIST HANGER ON PT. 2X WD. LEDGER - CONT. 

PRE-FIN. MTL. FLASHING W. SEALANT

PTD. 2X CEMEN. TRIM - CONT.

PRE-FIN. MTL. FLASHING W. SEALANT

PTD. 1X6 T&G CEILING

PT. 2x WD . BLOCKING (CONT.)

PTD. 1X6 ON 1X10 CEMEN. TRIM

PRE-FIN. MTL. DRIP EDGE

STANDING SEAM METAL ROOF

3/4" PLYWD. ROOF SHEATHING

S.S.M.R. CLIP (PER MANF.)

PRE-ENGINEERED WD. ROOF TRUSSES

WD. 2x BLOCKING - CONT.

5/8" APA RATED PLYWD. SHEATHING

2x6 WD. RAFTER EXTENSION

2x WD. BLOCKING - CONT.

3/4" PLYWD. ROOF SHEATHING

PRE-FIN. MTL. DRIP EDGE

S.S.M.R. CLIP (PER MANF.)

STANDING SEAM METAL ROOF

2X8 WD. RAFTERS @ 16" O.C. - TYP.

"BUILT-UP" BEAM (SEE STRUCT.)
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PTD. WD. CASING - TYP.

5/8" TYPE "X" GYP. BD. - TYP.

"BUILT-UP" BEAM (SEE STRUCT.)

PTD. WD. CROWN MOLD

2X6 WD. STUDS @ 16" O.C. - TYP.

2X6 WD. BLOCKING - CONT.

PTD. 2X CEMEN.TRIM

PTD. WD. CASING - TYP.

5/8" TYPE "X" GYP. BD. - TYP.

LVL BEAM (SEE STRUCT.)

PTD. WD. CROWN MOLD

2X6 WD. BLOCKING - CONT.

WD. OPEN WEB FLOOR JOIST

3/4" PLYWD. SUBFLOOR

1 1/2" CONCRETE TOPPING

CONCRETE FND. (SEE STRUCT.)

WD. SHOE MOLD (BEYOND)
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1 TWO STORY W/ PORCH
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Barn Light Electric Co.  

Dino Gooseneck Light 

The Dino is among the easiest ways to add one-of-a-kind touches of character to any 

project. Ranging from our signature porcelain to sophisticated natural metals, a vast 

assortment of finish options and colors give the Dino its own personality. Capable of 

installation indoors and out, the Dino can become the defining feature of residential and 

commercial settings. 

• Hand built with an American made RLM warehouse shade, this quality 

industrial wall lighting is a lasting gooseneck option. 

• Dimensions: 14" Shade (W 14" x H 8 ½") 

• Backing Plate Dimensions: 4 ¾" Diameter 

• 14" Dino, 975-Galvanized, G26 Gooseneck Arm                                       

 

 

www.barnlight.com/lighting/barn-lights/goosenecks/dino-gooseneck-light/ 
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Hand Forged Iron Georgetown Shutter 

Holdbacks - Black Powder Coat 

These shutter holdbacks add curb appeal to your home while also holding your shutters 

in place. Made of durable, hand-forged iron with a rustic finish.  

• Made of hand-forged iron 

• Dimensions: 1-1/4" L x 5/8" W (front to back) x 6-5/8" H. 

• 1/2" W x 4" H lag screw. 

                                          
 

www.signaturehardware.com 
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PLAN REVIEW COMMENTS FOR COFA-03-20-014106
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: 5738 Guilford Pl
BLUFFTON, SC  29910

Historic District

Active

03/11/2020

Plan PIN #:Case Manager: R610 039 000 1526 0000Katie Peterson

Plan Description: A request by Court Atkins Architects, Inc., on behalf of the owner, Michael Bradley Holdings, LLC,  for 
review of a Certificate of Appropriateness to allow the construction of a new 2-story commercial structure of 
approximately 3,200 SF and a new Carriage House Structure of approximately 1,200 SF located at 5738 
Guilford Place (Lot 2) in the Stock Farm Development and is zoned Neighborhood General – HD.  
STATUS: The application is currently being reviewed by Staff for conformance with the Unified Development 
Ordinance (UDO), Traditional Construction Patterns, and any development plans associated with the parcel 
and is scheduled for review by the HPRC at the May 4, 2020 meeting.

 Staff Review (HD)

 Submission #: 1  Recieved: 03/11/2020 Completed: 05/01/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions05/01/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. Pending formal submittal of the water/sewer design for BJWSA review/comment/approval.
2. BJWSA will need evaluate water and sewer demands for the lot and potentially secure additional capacity fees . 
3. There is an existing fire line for the lot, if unutilized the line will need to be abandoned per BJWSA specifications.

Approved with Conditions05/01/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:

1. The project is located within the Stock Farm Development Planned Area.  As such, the setbacks are determined by the  
development plan in place.  5738 Guilford Place (Lot 2) has a front setback of 5 ft.  The site plan provided has a 0 ft. setback 
proposed.  The setback must be increased to no less than 5 ft from the front property line. 
2. Awning depth is required to be 5 ft. minimum.  As proposed, the awning is 2.5 ft.  Revise awning to meet the minimal depth 
requirements. (UDO Section 5.15.6.E.1.a.)
3. For the final submittal, a tree removal, grading plan and a landscape plan noting foundation plantings, street trees must be 
submitted as not enough information was provided to review with conformance with the UDO.  Note that a Town of Bluffton Tree 
Removal Permit is required for any tree 14” (DBH) or greater located on a single family lot and proposed for removal.  As there are 
several large canopy trees on this lot, site planning should be proposed to save as many trees as possible.  (Applications Manual 
and UDO Section 3.22.2.A.)
4. Building fronts for commercial and mixed use structures shall have at least one of the following: Arcade, Colonnade, Marquee, 
Porch, or awning.  As proposed, the structure does not have one of these elements.  An arcade, colonnade, marquee, porch or 
awning must be incorporated into the design to meet this standard. (UDO Section 5.15.6.C.2.)
5. As the project is located within the Stock Farm Development, a letter of approval from the Stock Farm ARB is required at time of 
final submittal.

Approved with Conditions05/01/2020HPRC Review Katie Peterson

Comments:

1. For the final application provide architectural details of the railings and balusters, window detail, corner board trim, water table 
detail, gutter profile, shutter detail including shutter dog profile,  a typical wall section, and a wall section through the eave depicting 
the material configuration and dimensions. (Applications Manual)

Approved with Conditions03/25/2020Watershed Management Review William Baugher

Comments:

05/01/2020 Page 1 of 2
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1. Small Construction Activities, The Town will require a Stormwater Affidavit and implementation of the Construction Site BMPs 
found in Chapter 9 of the Stormwater Design Manual and the SCDHEC Erosion and Sediment Reduction standards and other 
Stormwater Management regulations, where applicable before Building Permits will be issued.

Approved05/01/2020Transportation Department Review 
- HD

William Howard

Comments:

1. No comment.

Approved03/11/2020Addressing Review Nick Walton

Comments:

1. No comment.

Plan Review Case Notes:

05/01/2020 Page 2 of 2
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 HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: June 3, 2020 

PROJECT: 
51 B Colcock Street –New Single Family House and 
Carriage House Addition   

APPLICANT: Ansley Manuel - Manuel Studio, LLC 

PROJECT MANAGER: Katie Peterson, AICP, Senior Planner 

 

APPLICATION REQUEST:  The Applicant, Manuel Studio, LLC, on behalf of Matthew 
Cunningham requests that the Historic Preservation Commission approve the 

following application: 
 

1. COFA-03-20-014120.  A Certificate of Appropriateness to allow the 

construction a new 2-story single-family residential structure of 
approximately 3,260 SF and the renovation and addition to the existing 

1,152 SF Carriage House, located at 51 Colcock Street Unit B in the Old Town 
Bluffton Historic District, and zoned as Riverfront Edge-HD.  

 
INTRODUCTION:  The Applicant is proposing the construction of a new 2-story 
single-family residential structure of approximately 3,260 SF and the renovation 

and addition to the existing 1,152 SF Carriage House in the Old Town Bluffton 
Historic District.  The proposed primary structure has characteristics of a Vernacular 

house but exceeds the maximum footprint.  As such, the primary structure is 
reviewed as an Additional Building Type in accordance with the allowable building 
types for the Riverfront Edge-HD zoning district.  The renovations to the existing 

Carriage House, constructed in 2005 according to Beaufort County Records, include 
extending and louvering in the existing porch for storage, replacing the roof and 

windows, and adding a roof over the second story of the porch. 
  
The primary structure features a two-story main mass under a hip roof with a one-

story side addition under a shed roof.  It has a full front, Huger Cove side and rear 
porch on the first floor with a second-story balcony on the front façade.  The 

proposed structure reflects the vernacular characteristics of Bluffton by integrating 
a variety of typical architectural forms and features such as a variety of roof 
configurations and wall materials, piers and large porches. The Carriage House 

reflects features of the primary structure by using similar materials for the roof and 
window fenestration patterns.  
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This project was presented to the Historic Preservation Review Committee for 
conceptual review at the May 4, 2020 meeting and comments were provided to the 

Applicant (See Attachment 4).   
 

HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the powers and 
duties set forth in Section 2.2.6.E.2, the Historic Preservation 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. 

 

It is important to note that the intent of Section 5.15 Old Town Bluffton Historic 
District of the UDO is that the Section be user friendly and informative to the 

residents and the members of HPC and is not intended to discourage creativity or 
force the replication of historic models.  Rather, it is to set forth a framework in 
which the diversity that has always characterized Bluffton can continue to grow.  

The Section also defines guidelines for design and materials similar to that used on 
structures within the Old Town, and it is the charge of the HPC to assess the 

interpretation of these guidelines as they pertain to applications using the 
established review criteria. 
 

REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 
Commission are required to consider the criteria set forth in Section 3.18.3 of the 

Unified Development Ordinance in assessing an application for a Certificate of 
Appropriateness – Historic District (HD).  The applicable criteria are provided below 
followed by Staff Findings based upon review of the application submittals to date. 

 
1. Section 3.18.3.B.  Consistency with the principles set forth in the Old Town 

Master Plan.  
 

a. Finding.  The application is consistent with the principles set forth in the 

Old Town Master Plan.  The Master Plan states that, “The built 
environment, in particular the historic structures scattered throughout Old 

Town, should be protected and enhanced.  While it is of great importance 
to save and restore historic structures, it is just as important to add to the 

built environment in a way that makes Old Town more complete.”   
 

The Applicant proposes to construct a new single-family structure and an 

addition to the existing Carriage House within the Old Town Bluffton 
Historic District, a locally and nationally designated historic district.  The 

structures have been designed to be sympathetic to the architectural 
character of the neighboring historic structures, so their addition will both 
protect the integrity of the existing historic structures and enhance the 

neighborhood by adding architectural variety. 
 

b. Finding.  The Old Town Master Plan initiatives also included the adoption 
of a form-based code that included architectural standards for structures 
located within the Old Town Bluffton Historic District.  These standards 

are included in Article 5 of the Unified Development Ordinance.  The new 
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construction proposed as part of this request will be in conformance with 
those standards if the conditions noted in item 2 of this Section are met. 

 
c. Finding.  The Old Town Master Plan initiatives also promote preservation 

and protection of the legacy of the Old Town Bluffton Historic District 
through additions to the built environment which make Old Town more 
complete.  The construction of the residential structure and addition to 

the existing Carriage House adds to the district as well as helps to provide 
completeness to the neighborhood and overall district. 

  
2. Section 3.18.3.C.  The application must be in conformance with applicable 

provisions provided in Article 5, Design Standards. 

 
a. Finding.  Town Staff finds that the design of the structure falls within the 

category of the Additional Building Type as allowed in the Riverfront Edge 
Historic District per Section 5.15.5.E.  
 

b. Finding.  Town Staff finds that if the conditions noted below are met, the 
proposed addition will be in conformance with applicable provisions 

provided in Article 5:  
  

1) UDO Section 5.15.6.G. Building Walls.  Permitted materials for 

building walls include wood (termite resistant, 50-year siding 
product), cement fiber siding (50-year siding product), concrete 

masonry units with stucco (C.B.S.), reinforced concrete with 
stucco, shingle, vertical board and batten.  Wherever possible, 
green materials shall be used in the construction of building walls, 

including recycled-content, sheathing siding composed of 
reclaimed or recycled material, salvaged masonry brick or block, 

and locally-produced stone or brick.  The proposed plans have 
brick veneer on the piers and lower level siding, however not 
enough information was provided to ensure they are green 

materials. 
 

2) UDO Section 5.15.6.H.1.a. Columns, Arches, Piers, Railings, 
Balustrades. Porch posts shall be spaced no farther apart than 

they are tall.  Some of the columns on the Riverfront side and the 
Huger Cove are proposed farther apart than they are tall. The 
porch post placement must be revised to meet this requirement. 

The applicant has requested the HPC consider a deviation from this 
standard based on photos provided of historic Bluffton homes (See 

Attachment 6).   
 
3) UDO Section 5.15.6.H.2.d.. Columns, Arches, Piers, Railings, 

Balustrades. Railings and balustrades are permitted to be wood or 
natural Wrought Iron.  The proposed plans show the use of metal 

cable on the porches and balconies. The railing and balustrade 
material must be revised to meet this standard. 
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3. Section 3.18.3.D.  The nature and character of the surrounding area and 
consistency of the structure with the harmony of the surrounding 

neighborhood. 
 

Finding.  Town Staff finds that nature and character of the new construction 
to be consistent and harmonious with that of the surrounding 
neighborhood.  The mass and scale of the structures are appropriate for their 

location and the architectural detailing is sensitive to the neighboring 
properties.   

 
4. Section 3.18.3.F.  The historic, architectural, and aesthetic features of the 

structure including the extent to which its alteration or removal would be 

detrimental to the public interest. 
 

Finding.  The Applicant seeks approval for new construction and the 
renovation of a nonhistorical structure within the Old Town Bluffton Historic 
District.  The proposed plans are sympathetic in design to the neighboring 

historic resources; therefore, the structure, as proposed, will have no 
adverse effect on the public interest. 

 
5. Section 3.18.3.H.  The application must comply with applicable requirements 

in the Applications Manual. 

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

determined to be complete.  
  

 

STAFF RECOMMENDATION:  It is the charge of the HPC to assess and interpret the 
standards and guidelines set forth in the Unified Development Ordinance 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.E.2.  Town Staff finds that with the conditions noted below the requirements 

of Section 3.18.3 of the Unified Development Ordinance have been met and 
recommends that the Historic Preservation Commission approve the application 

with the following conditions: 
 

1. Per Section 5.15.6.G., additional information on the brick must be provided to 
ensure it is salvaged masonry brick or locally-produced.  

2. Per Section 5.15.6.H.1.a., a determination must be made on the 

appropriateness of the porch post placement being further apart than they are 
tall.  

3. Per Section 5.15.6.H.2.d., The railing and balustrade material must be revised to 
be wood or Wrought Iron. 

4. Note: No disturbance, including but not limited to under-brushing, or tree 

removal, may take place within the 100’ OCRM Setback line unless specifically 
permitted in Section 5.5 of the Unified Development Ordinance. 

 

ATTACHMENTS: 
1. Location Map 
2. Zoning Map 
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3. Applicant Narrative 
4. Site Plan & Elevations 

5. HPRC Report 
6. Bluffton Porch Spacing Photos 
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 WALL SECTION @ DEN AREA RIVER WALL

SCALE: 1"=1'-0"

B
A9

PORCH SECTION

SCALE: 1"=1'-0"
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1" STANDING SEAM GALVALUME METAL

ROOF OVER 30# FELT OVER 

1

2

" CDX

PLYWOOD OVER 2X8'S @ 16" O.C.

RAFTERS  WITH R-30 OPEN CELL SPRAY

FOAM INSULATION

SIMPSON HURRICANE STRAPS/ CLIPS

@ EA. RAFTER.  OPTIONS 1: (2) H2.5A,

2: MTS20, OR 3: H10

1X4 FASCIA TRIM

METAL DRIP EDGE

P.T. 2X8 RAFTER TAIL

1X6 V-GROOVE SOFFIT

2X12 CORNICE

2X8 BIRDBLOCK
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TOP OF PORCH DECK @ WALL
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8

2

10

2

12

2

HORIZONTAL SHIPLAP SIDING WITH 9"

EXPOSURE

FLASHING AT PORCH ROOF AND

WALL CONNECTION

2X6 HORIZONTAL BLOCKING @ PLYWOOD

SEAMS.  FULL 48" @ TOP AND BOTTOM OF

WALL & FLOOR LEVEL

WOOD FLOORS OVER 3/4" TONGUE

AND GROOVE SUBFLOOR OVER 2X10'S

@ 16" O.C. WITH R-19 INSULATION (2"

CLOSED CELL SPRAY FOAM)

SOLDIER COURSE

BRICK VENEER WITH BRICK TIES

EVERY 3RD COURSE OVER 1"

AIRSPACE

R-13 INSULATION (SPRAY OR BATT)

15# FELT OVER 1/2" CDX PLYWOOD

BRICK VENEER WITH BRICK TIES

EVERY 3RD COURSE @ BASE

8" CMU WALL WITH (1)#5 VERTICAL

REBAR, GROUT SOLID

WEEPHOLES WITH FLASHING AT BASE

GRADE, ABOVE OPENINGS, AND

BENEATH SILLS EVERY 24" O.C.

CONCRETE FOOTING WITH (3)#5'S

CLEAN, COMPACT AND TREATED SOIL
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1" STANDING SEAM GALVALUME METAL

ROOF OVER 30# FELT OVER 
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" CDX

PLYWOOD OVER 2X8'S @ 16" O.C.

RAFTERS  WITH R-30 OPEN CELL SPRAY

FOAM INSULATION

SIMPSON HURRICANE STRAPS/ CLIPS

@ EA. RAFTER.  OPTIONS 1: (2) H2.5A,

2: MTS20, OR 3: H10

1X4 FASCIA TRIM

METAL DRIP EDGE

P.T. 2X8 RAFTER TAIL

1X6 V-GROOVE SOFFIT

(3) 2X8'S BEAM DOUBLE BOLTED TO

NOTCHED COLUMN.  WRAP WITH 1X

2X8 BIRDBLOCK

P.T. "COX" 8X8 HOLLOW CORE

COLUMN WITH CONTINUOUS TIE ROD

FROM PIER EMBEDMENT TO TOP

PLATE

2X8'S @ 16" O.C. CEILING

JOISTS

1X6 V-GROOVE CEILING

FINISH

5/4X4 TREATED PINE

TONGUE AND GROOVE

PORCH DECKING

P.T. 2X8'S @ 16" O.C.

PORCH JOISTS WITH

JOIST HANGERS

QUARTER ROUND

1X12

BRICK CAP WITH FLASHING

BRICK VENEER WITH BRICK TIES

EVERY 3RD COURSE @ BASE

16"X16" CMU PIER WITH (2)#5

VERTICAL REBAR, GROUT SOLID

WEEPHOLES WITH FLASHING

AT BASE GRADE, ABOVE

OPENINGS, AND BENEATH

SILLS EVERY 24" O.C.

CONCRETE FOOTING WITH (3)#5'S

CLEAN, COMPACT AND TREATED SOIL

(3) 2X10'S PORCH

GIRDER

P.T. 2X12 SILL WITH

TERMITE SHIELD

122
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ROOF OVERHANG

2X6'S @ 16" O.C. STUD WALL WITH CONTINUOUS

TIE ROD FROM PIER EMBEDMENT TO TOP PLATE

@ ALL CORNERS, OPENINGS AND 6'-0" O.C.

PITCH DECK

PITCH GRADE

Attachment 4



A10

 
W

A
L
L
 
 
S
E

C
T
I
O

N
S

5/8/20

DATE :

M
A

N
U

EL
 S

TU
D

IO
, L

LC
An

sl
ey

 H
es

te
r M

an
ue

l, 
Ar

ch
ite

ct
10

4 
Pr

itc
ha

rd
 S

tre
et

, B
lu

ff
to

n,
 S

ou
th

 C
ar

ol
in

a 
29

91
0

84
3.

33
8.

89
32

 c
el

l  
m

an
ue

l.s
tu

di
o@

ao
l.c

om

SHEET

MANUEL

STUDIO, LLC

BLUFFTON, SC

100072

ANSLEY HESTER

MANUEL

BLUFFTON, SC

6887

A

N

I

L

O

R

A

C

H
TU

O

S

F

O

E

T

A

T

S

R

E

G

I

S

T

E

R

E

D

A

R

C

H

I

T

E

C

T

A

N

I

L

O

R

A

C

H
TU

O

S

F

O

E

T

A

T

S

R

E

G

I

S

T

E

R

E

D
A

R

C

H

I

T

E

C

T

 T
H

E
 C

U
N

N
IN

G
H

A
M

 R
E

SI
D

E
N

C
E

51
 C

O
L

C
O

C
K

 S
T

R
E

E
T

B
L

U
FF

T
O

N
, S

C
 2

99
10

S

A
A10

 SECTION @ MASTER/LIVING/BALCONY/PORCH

SCALE: 1"=1'-0"

1X4 FASCIA TRIM

METAL DRIP EDGE

P.T. 2X8 RAFTER TAIL

1X6 V-GROOVE SOFFIT

2X8 BIRDBLOCK

1" STANDING SEAM GALVALUME METAL

ROOF OVER 30# FELT OVER 

1

2

" CDX

PLYWOOD OVER 2X8'S @ 16" O.C.

RAFTERS  WITH R-30 OPEN CELL SPRAY

FOAM INSULATION

SIMPSON HURRICANE STRAPS/ CLIPS @

EA. RAFTER.  OPTIONS 1: (2) H2.5A, 2:

MTS20, OR 3: H10

2 4
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(2) 2X8'S BEAM DOUBLE BOLTED TO

NOTCHED COLUMN.  WRAP WITH 1X

2X6'S @ 16" O.C. CEILING

JOISTS

1X6 V-GROOVE CEILING

FINISH

BOTTOM OF BEAM

SET HEIGHT TO ALLOW

5:12 EAVE TO ABUTT

2X8'S @ 16" O.C. CEILING

JOISTS

1/2" SHEETROCK

HORIZONTAL SHIPLAP SIDING WITH 9"

EXPOSURE

P.T. "COX" 8X8 HOLLOW CORE

COLUMN

TEAK 2X2 HORIZONTAL BALUSTER

WITH MAXIMUM 4" BEWTWEEN

TEAK HANDRAIL

P.T. 2X8'S @ 16" O.C. HALF WALL WITH

1

2

" CDX PLYWOOD BOTH SIDES

5/4X6 COMPOSITE DECKINGWITH 

1

8

" DRAINAGE GAPS BETWEEN

ATTACHED TO CUT P.T. 2X4 SLEEPERS.  LAY DIRECTLY ON

WATERPROOF MEMBRANE WITH PENETRATION.  FOLLOW

WATERPROOFING MEMBRANE MANUFACTURER'S SPECIFICATIONS

AND INSTALLATION INSTRUCTION.  3/4" CDX OVER SLOPED SLEEPERS

ATTACHED WITH CLIPS TO P.T. 2X10'S @ 16" O.C. WITH P.T. 2X4'S @ 16"

O.C. FURRING FOR CEILING FINISH NAILER

FLASHING AT

PORCH ROOF AND

WALL

CONNECTION

15# FELT OVER 1/2" CDX PLYWOOD

2X6'S @ 16" O.C. STUD WALL WITH CONTINUOUS

TIE ROD FROM PIER EMBEDMENT TO TOP PLATE

@ ALL CORNERS, OPENINGS AND 6'-0" O.C. AND

2X6 HORIZONTAL BLOCKING @ PLYWOOD

SEAMS.  FULL 48" @ TOP AND BOTTOM OF WALL

& FLOOR LEVEL

R-13 INSULATION

CARPET OVER PAD OVER 3/4"

TONGUE AND GROOVE SUBFLOOR

OVER 16" T.J.I.'S @ 16" O.C. WITH

BATT. INSULATION FOR SOUND

BUFFERING

SOLDIER COURSE @ WINDOW AND

DOOR HEADER WITH STEEL ANGLE

SUPPORT

SOLDIER COURSE

222

(3) 2X12'S WITH (2) 

1

2

" PLYWOOD

HEADER BEAM

WOOD FLOORS OVER 3/4" TONGUE

AND GROOVE SUBFLOOR OVER 2X10'S

@ 16" O.C. WITH R-19 INSULATION (2"

CLOSED CELL SPRAY FOAM)

24"

1
2

"

32"

1
2

"

8

2

8

2

8

2

8

2

FRENCH DOOR (SEE MAN. SPECS FOR INSTALLATION).

FLASHING AND "PEEL AND SEAL" @ ALL OPENINGS.

FLASHING AT PORCH CONNECTION TO FLOOR

8" CMU WALL WITH (1)#5 VERTICAL

REBAR, GROUT SOLID

CONCRETE FOOTING WITH (3)#5'S

CLEAN, COMPACT AND TREATED SOIL

(2) 14" LVL'S HEADER

ATTACHED TO (2) 14"

LVL'S TRIMMERS FROM

SIMPSON CONNECTOR

AT WALL TO TOP OF

PORCH BEAM AND

COLUMN

1X4 FASCIA TRIM

METAL DRIP EDGE

P.T. 2X8 RAFTER TAIL

1X6 V-GROOVE SOFFIT

2X8 BIRDBLOCK

1" STANDING SEAM GALVALUME METAL

ROOF OVER 30# FELT OVER 

1

2

" CDX

PLYWOOD OVER 2X8'S @ 16" O.C.

RAFTERS  WITH R-30 OPEN CELL SPRAY

FOAM INSULATION

SIMPSON HURRICANE STRAPS/ CLIPS @

EA. RAFTER.  OPTIONS 1: (2) H2.5A, 2:

MTS20, OR 3: H10

2" PVC DRAIN PIPE WITH DECORATIVE

DOWNSPOUT

(2) 8" LVL'S WITH 1X WRAP DOUBLE

BOLTED TO NOTCHED COLUMN

QUARTER ROUND

1X12

BRICK CAP WITH FLASHING

BRICK VENEER WITH BRICK TIES

EVERY 3RD COURSE @ BASE

16"X16" CMU PIER WITH (2)#5

VERTICAL REBAR, GROUT SOLID

WEEPHOLES WITH FLASHING

AT BASE GRADE, ABOVE

OPENINGS, AND BENEATH

SILLS EVERY 24" O.C.

CONCRETE FOOTING WITH (3)#5'S

CLEAN, COMPACT AND TREATED SOIL

P.T. "COX" 8X8 HOLLOW CORE COLUMN WITH

CONTINUOUS TIE ROD FROM PIER EMBEDMENT

TO TOP PLATE

COMPOSITE TONGUE AND

GROOVE EXTERIOR FINISH

MATERIAL WITH 6" EXPOSURE AT

BALCONY SIDE WALLS

PITCH DECK

PITCH GRADE

5/4X4 TREATED PINE

TONGUE AND GROOVE

PORCH DECKING ON

2X8'S @ 16" O.C. PORCH

JOISTS WITH JOIST

HANGERS

(3) 2X10'S PORCH

GIRDER

P.T. 2X12 SILL WITH

TERMITE SHIELD
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TOP OF SECOND SUBFLOOR
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TOP OF FIRST SUBFLOOR
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18"

ROOF

OVERHANG

32"

ROOF OVERHANG
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 WALL SECTION @ DINING AREA AND LOFT

SCALE: 1"=1'-0"

B
A11

 WALL SECTION @ BEDROOM #3

SCALE: 1"=1'-0"
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ROOF OVER 30# FELT OVER 
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" CDX

PLYWOOD OVER 2X8'S @ 16" O.C.

RAFTERS  WITH R-30 OPEN CELL SPRAY

FOAM INSULATION

1X4 FASCIA TRIM

METAL DRIP EDGE

SIMPSON HURRICANE STRAPS/ CLIPS

@ EA. RAFTER.  OPTIONS 1: (2) H2.5A,

2: MTS20, OR 3: H10
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P.T. 2X8 RAFTER TAIL

1X6 V-GROOVE SOFFIT

2 6

2 6

2 6

2 6

2 6

2 6

2 6

2 6

2 8

10

2

TOP OF PLATE

TOP OF SECOND SUBFLOOR

BOTTOM OF T.J.I.'S

TOP OF FIRST SUBFLOOR

GRADE

24"

1
2

"

2X12 CORNICE

2X8 BIRDBLOCK

2X8'S @ 16" O.C. CEILING

JOISTS

1/2" SHEETROCK

2X6 HORIZONTAL BLOCKING @ PLYWOOD

SEAMS.  FULL 48" @ TOP AND BOTTOM OF

WALL & FLOOR LEVEL

HORIZONTAL SHIPLAP SIDING WITH 9"

EXPOSURE

5

12

3

12

ROOF OVERHANG

WOOD FLOORS OVER 3/4" TONGUE

AND GROOVE SUBFLOOR OVER 16"

T.J.I.'S @ 16" O.C. WITH BATT.

INSULATION FOR SOUND

BUFFERING

WOOD FLOORS OVER 3/4" TONGUE

AND GROOVE SUBFLOOR OVER 2X10'S

@ 16" O.C. WITH R-19 INSULATION (2"

CLOSED CELL SPRAY FOAM)

SOLDIER COURSE

BRICK VENEER WITH BRICK TIES

EVERY 3RD COURSE OVER 1"

AIRSPACE

R-13 INSULATION (SPRAY OR BATT)

2X6'S @ 16" O.C. STUD WALL WITH CONTINUOUS

TIE ROD FROM PIER EMBEDMENT TO TOP PLATE

@ ALL CORNERS, OPENINGS AND 6'-0" O.C.

15# FELT OVER 1/2" CDX PLYWOOD

BRICK VENEER WITH BRICK TIES

EVERY 3RD COURSE @ BASE

8" CMU WALL WITH (1)#5 VERTICAL

REBAR, GROUT SOLID

WEEPHOLES WITH FLASHING AT BASE

GRADE, ABOVE OPENINGS, AND

BENEATH SILLS EVERY 24" O.C.

CONCRETE FOOTING WITH (3)#5'S

CLEAN, COMPACT AND TREATED SOIL

1" STANDING SEAM GALVALUME METAL

ROOF OVER 30# FELT OVER 

1

2

" CDX

PLYWOOD OVER 2X8'S @ 16" O.C.

RAFTERS  WITH R-30 OPEN CELL SPRAY

FOAM INSULATION

1X4 FASCIA TRIM

METAL DRIP EDGE

SIMPSON HURRICANE STRAPS/ CLIPS

@ EA. RAFTER.  OPTIONS 1: (2) H2.5A,

2: MTS20, OR 3: H10

P.T. 2X8 RAFTER TAIL

1X6 V-GROOVE SOFFIT

2X12 CORNICE

2X8 BIRDBLOCK

2X6'S @ 16" O.C. STUD WALL WITH CONTINUOUS

TIE ROD FROM PIER EMBEDMENT TO TOP PLATE

@ ALL CORNERS, OPENINGS AND 6'-0" O.C. WITH

2X6 HORIZONTAL BLOCKING @ PLYWOOD

SEAMS.  FULL 48" @ TOP AND BOTTOM OF WALL

& FLOOR LEVEL

HORIZONTAL SHIPLAP SIDING WITH 9"

EXPOSURE

2X8'S @ 16" O.C. CEILING

JOISTS

1/2" SHEETROCK

CARPET  OVER PAD OVER 3/4" TONGUE

AND GROOVE SUBFLOOR OVER 2X10'S

@ 16" O.C. WITH R-19 INSULATION (2"

CLOSED CELL SPRAY FOAM)

2 6

2 6

2 6

2 8

10

2

24"

1
2

"

BRICK VENEER WITH BRICK TIES

EVERY 3RD COURSE @ BASE

8" CMU WALL WITH (1)#5 VERTICAL

REBAR, GROUT SOLID

WEEPHOLES WITH FLASHING AT BASE

GRADE, ABOVE OPENINGS, AND

BENEATH SILLS EVERY 24" O.C.

CONCRETE FOOTING WITH (3)#5'S

CLEAN, COMPACT AND TREATED SOIL

FLASHING @

DRIPCAP/THRESHOLD

1X12

BRICK CAP WITH FLASHING

+
/
-
4

'
-
0

"
1

0
'
-
0

"

TOP OF PLATE

TOP OF FIRST SUBFLOOR

GRADE

24"

ROOF OVERHANG

PITCH GRADE

PITCH GRADE
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B
A12

SCREEN PORCH SECTION

SCALE: 1"=1'-0"

+
/
-
 
4

'
-
1

0
 
3

/
4

"

1 1/4" BELOW FIRST FLOOR SUBFLOOR

1
0

'
-
3

1 4

"

TOP OF PLATE

TOP OF PORCH DECK @ WALL

GRADE

8

2

10

2

12

2

3

12

1" STANDING SEAM GALVALUME METAL

ROOF OVER 30# FELT OVER 

1

2

" CDX

PLYWOOD OVER 2X8'S @ 16" O.C.

RAFTERS  WITH R-30 OPEN CELL SPRAY

FOAM INSULATION

SIMPSON HURRICANE STRAPS/ CLIPS

@ EA. RAFTER.  OPTIONS 1: (2) H2.5A,

2: MTS20, OR 3: H10

1X4 FASCIA TRIM

METAL DRIP EDGE

P.T. 2X8 RAFTER TAIL

1X6 V-GROOVE SOFFIT

(3) 2X8'S BEAM DOUBLE BOLTED TO

NOTCHED COLUMN.  WRAP WITH 1X

2X8 BIRDBLOCK

P.T. "COX" 8X8 HOLLOW CORE

COLUMN WITH CONTINUOUS TIE ROD

FROM PIER EMBEDMENT TO TOP

PLATE

2X8'S @ 16" O.C. CEILING

JOISTS

1X6 V-GROOVE CEILING

FINISH

5/4X4 TREATED PINE

TONGUE AND GROOVE

PORCH DECKING

P.T. 2X8'S @ 16" O.C.

PORCH JOISTS WITH

JOIST HANGERS

QUARTER ROUND

1X12

BRICK CAP WITH FLASHING

BRICK VENEER WITH BRICK TIES

EVERY 3RD COURSE @ BASE

16"X16" CMU PIER WITH (2)#5

VERTICAL REBAR, GROUT SOLID

WEEPHOLES WITH FLASHING

AT BASE GRADE, ABOVE

OPENINGS, AND BENEATH

SILLS EVERY 24" O.C.

CONCRETE FOOTING WITH (3)#5'S

CLEAN, COMPACT AND TREATED SOIL

(3) 2X10'S PORCH

GIRDER

P.T. 2X12 SILL WITH

TERMITE SHIELD

122

32"

ROOF OVERHANG

8

2

8

2

8

2

8

2

8

2

2 6

2 4

2 4

2 4

2 4

P.T. 2X4 RAILS WITH

P.T. 1X1 SCREEN

STOPS

INSECT SCREEN WITH

WIRE CLOTH BACKING

BELOW 36" RAIL

GAP FOR DRAINAGE

2

1 4

"

3
3

 
3

/
4

"
+

/
-
3

'
-
8

"

HEIGHT

DETERMINED BY

SCREEN DOOR

+
/
-
 
2

'
=

4
"

B
A12

SECTION CUT AT LOFT OVERLOOK AND

 INTERIOR COLUMN
SCALE: 1"=1'-0"

32"

1
2

"

10

2

10

2

10

2

122

32"

1
2

"

+
/
-
 
4

'
-
0

"
1

0
'
-
0

"
1

6
 
3

/
4

"
3

8
"

GRADE

TOP OF FIRST SUBFLOOR

TOP OF SECOND SUBFLOOR

BOTTOM OF T.J.I.'S

TOP OF HANDRAIL

16"X16" CMU PIER WITH (2)#5

VERTICAL REBAR, GROUT SOLID

UNDER COLUMN

CONCRETE FOOTING WITH (3)#5'S

CLEAN, COMPACT AND TREATED SOIL

(3) 2X10'S GIRDER

2X10'S @ 16" O.C. FLOOR

JOISTS WITH JOIST

HANGERS

10X10 ANTIQUE RUSTIC

HANDHEWN OAK COLUMN

(CONFIRM WITH STRUCTURAL

ENGINEER SIZE & SPECIES)

10X14 ANTIQUE RUSTIC

HANDHEWN OAK BEAM

(CONFIRM WITH STRUCTURAL

ENGINEER SIZE & SPECIES)

1/2" SHEETROCK FINISH

@ CEILING

1/2" SHEETROCK FINISH

1 1/2" REVEAL @ TOP OF BEAM

FACE TO SHEETROCK FACE

QUARTER ROUND

GLASS GUARD WITH METAL

ATTACHMENT CLIPS

16" T.J.I.'S @ 16" O.C. WITH

BATT INSULATION FOR

SOUND BUFFERING

WOOD FLOOR FINISH

OVER 3/4" TONGUE AND

GROOVE SUBFLOOR

OUTLINE OF WALL

ANGLED CORNER

TEAK TOP HAND RAIL

PITCH GRADE

Attachment 4
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SHIPLAP SIDING  OVER

HOUSEWRAP OVER 1/2"

CDX PLYWOOD

3

1 2

"

3

1

2

"

1/2" SHEETROCK

CORNER DETAIL

SCALE: 1"=1'-0"

E
A13

WINDOW TRIM DETAIL @ SHIPLAP

SCALE: 3"=1'-0"

D

PEAL AND SEAL AROUND

OPENING

FLASHING @ DRIPCAP

2X P.T. DRIP CAP

2X4 P.T. HEAD CASE

2X4 P.T. CASE

2X4 P.T. SILL

A13

MARK WIDTH & HEIGHT TYPE REMARKS

1 6'-0"X8'-0" FRENCH OUTSWING

LITES

8/8

WIDTH & HEIGHT TYPE

A 3'-0" X 5'-0" CASEMENT

LITES

6

ALL EXTERIOR DOORS TO BE ALUMINUM CLAD (EXTERIOR),  WOOD (INTERIOR) UNLESS

OTHERWISE NOTED.

ALL INTERIOR DOORS TO BE 5 PANEL COMPOSITE MATERIAL, MDF PREFERRED, UNLESS

OTHERWISE NOTED.

ALL GLASS TO BE IMPACT RESISTANT.

ALL WINDOWS ARE WOOD INTERIOR AND CLAD EXTERIOR.

ALL GLASS TO BE IMPACT RESISTANT.

DP RATINGS ARE 35 IF MORE THAN 4' FROM CORNER & 45 IF WITHIN 4' FROM CORNER

B 2'-4" X 4'-4" CASEMENT 6

C 4'-0" X 7'-0" FIXED 6

QUANTITY

1 @ DP40

2 6'-0"X8'-0" FRENCH OUTSWING 1/1 1 @ DP50

2'-8"X8'-0" SITELITES 1/1

3 3'-0"X8'-0" PATIO OUTSWING 1 1 @ DP40

4 3'-0"X8'-0" PATIO INSWING 1 1 @ DP50

5 3'-0"X6'-8" SCREEN N/A 2

6 3'-0"X7'-0" PATIO INSWING 1 1 @ DP40

2'-8"X7'-0" SITELITES 1/1

DOOR SCHEDULE

WINDOW SCHEDULE

QUANTITY

8 (5@ DP40 / 3@DP50)

REMARKS

2 (1@ DP40 / 1@DP50)

6 (5@ DP40 / 1@DP50)

D 6'-0" X 4'-8" AWNING OR FIXED 6

1@ DP40

E 4'-0" X 5'-0" FIXED 4

6 (4@ DP40 / 2@DP50)

F 2'-8" X 4'-0" CASEMENT 4

2@ DP40

MARK

WINDOW TRIM DETAIL @ BRICKC
A13

BRICK SOLDIER (SEE ELEVATION)

2 6

2

8

STL LINTEL WITH

FLASHING

2

8

2 6

GENERIC DOUBLE HUNG

WINDOW (SEE

MANUFACTURER'S SPECS)

PEEL AND SEAL AT ALL

OPENINGS

BRICK BULLNOSE SILL

SEE F/A8 FOR HEADER SIZES

SCALE: 3"=1'-0"

2

8

2

10

2

10

2

10

WOOD FLOOR OVER 3/4"

TONGUE AND GROOVE

PLYWOOD GLUED AND

SCREWED

(3) 2X10'S

2X10'S @ 16" O.C.

HANGERS @ BEAM

P.T. 2X12 SILL ABOVE TERMITE

SHIELD

SIMPSON PA 28

12"X12" CMU PIER WITH (1)#5

VERTICAL GROUT SOLID

1
2

"

28"

CONCRETE FOOTING WITH (3)

#5'S REBAR EA. WAY

CLEAN, COMPACT AND

TREATED SOIL

INTERIOR PIER (TYPICAL)

SCALE: 1"=1'-0"

B
A13

R-19 INSULATION

HANDRAIL DETAIL (TYPICAL)

SCALE: 1"=1'-0"

A
A13

2 12

P.T. RAILING

3

3 4

"

3
'
-
0

"

CABLE

M
A

X

O
P

E
N

I
N

G

P.T. 2X4

BOTTOM RAIL

1
"
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SHEATHING NAILING PATTERN

SCALE: N.T.S.

F
A14

ROOF SHEATHING & CONSTRUCTION

SCALE: N.T.S.

A
A14

FRAMING SCHEDULE

SCALE: N.T.S.

H
A14

TYPICAL OPENING FRAME

SCALE: N.T.S.

C
A14

2X (P.T.) CONT. BASE

BALLOON FRAMED GABLE DETAIL (PREFERRED)

SCALE: N.T.S.

D
A14

1/2" CDX PLYWOOD

1/2" CDX PLYWOOD (NO OSB)

1/2" CDX PLYWOOD OR OSB

1/2" CDX PLYWOOD SHEATHING

PLATFORM FRAMED GABLE DETAIL (ALTERNATE)

SCALE: N.T.S.

G
A14

NOTE: 2 38" RING SHANK NAILS CAN BE USED AS ALTERNATE

1/2" CDX PLYWOOD WALL

SHEATHING PER IRC CH. R603.7

2X 'S WALL STUDS

GO-BOLT ANCHORING SYSTEM

(2) FULL LENGTH STUDS

1/2" CDX PLYWOOD ROOF SHEATHING

1/2" CDX PLYWOOD WALL SHEATHING

1/2" CDX PLYWOOD WALL SHEATHING

OR EQUIVALENT

OR EQUIVALENT

OR EQUIVALENT

1/2" CDX PLYWOOD SHEATHING

(OR EQUIVALENT)

PROVIDE GO-BOLT OR
EQUIVALENT TIE-DOWN AT
EVERY CORNER, OPENING AND
6'-0" O.C. WITH ANCHOR BOLTS
IN BETWEEN.

HURRICANE RAFTER STRAPS

SCALE: N.T.S.

B
A14

HURRICANE RAFTER STRAPS/CLIP
OPTIONS - MTS 30, H10 OR (2)H2.5

TYP. 2 STORY EXTERIOR WALL ASSEMBLY

SCALE: N.T.S.

E
A14
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42" GROUND FAULT INTERRUPT

TELEPHONE JACK

LIGHT SWITCH 

THERMOSTAT

TH

PANEL

METER

TELEVISION CABLE

OUTDOOR WALL SCONCE

INDOOR WALL SCONCE

ELECTRICAL LEGEND

RECESSED CAN LIGHT

FLUORESCENT

CLG FAN/LIGHT

SMOKE DETECTOR

SD

S

3-WAY LIGHT SWITCH 

3

S

4-WAY LIGHT SWITCH 

4

CLG FAN

ELECTRICAL OUTLET

GFI

VAPOR SEALED

VP

RECESSED CAN LIGHT

S

220 VOLT

220

HOSE BIBB

DIRECTIONAL

RECESSED CAN LIGHT

CHANDELIER

SECURITY SYSTEM PANEL

S

CHIME

CH

DOOR BELL

S LIGHT/EXHAUST FAN RECESSED

WATERSEAL GROUND FAULT INTERRUPT

WP

UNDER CABINET LIGHT / CLOSET

S RECESSED EXHAUST FAN

FLOOR OUTLET

PENDANT LIGHT

P

HALF SWITCH

1/2

DICONNECT

JUNCTION BOX

J

TV

L

C

Living Area

Den Area

Dining Area

Kitchen

Bedroom #2

Shower

Walk In

Bath #2

WIC

Powder

Pantry
Entry Porch

Wraparound

Stair Foyer

River Porch

Bedroom #3

W.I.C.

W.I.C.

Bath #3

Sinks

Bedroom #4

Laundry

Hall

Screened Porch

Closet

Cove Deck

 ELECTRICAL FIRST FLOOR PLAN

SCALE: 1/4"=1'-0"

A
A15

GFI

TO LAMP POST

SEE SECOND FLOOR

ELECTRICAL FOR CEILING

FIXTURES
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Tree Canopy Summary
TOTAL LOT ACREAGE: 36,086 SF
TOTAL ROOF SF: 4,126 SF
36,086 - 4,126 = 33,960 SF
33,960 SF X 75% = 25,470 SF
TOTAL REQUIRED TREE CANOPY COVERAGE @ 75% = +/- 25,470 SF 
TOTAL EXISTING ON SITE & ADJACENT TREE CANOPY: +/- 26,150 SF
TOTAL PROPOSED TREE CANOPY: +/- 0 SF
TOTAL EXISTING & ADJACENT TREE & PROPOSED TREE CANOPY: +/- 26,150 SF

MAY 8, 2020

0

Scale: 1” = 16’

8 16 32 64

Aerial Image of Site -  Total Site Acreage: +/- 36,086 SF 

Site Analysis -  Existing Tree Canopies: +/- 26,150 SF

Site Analysis -  Proposed Tree Canopies: +/- 0 SF

AERIAL

AERIAL
EXISTING
TREES

AERIAL
PROPOSED

TREES

SCALE: 1” = 100’

SCALE: 1” = 100’

SCALE: 1” = 100’

Plant Schedule

Final Landscape Plan & Tree Mitigation
for 

Matthew Cunningham
51 Colcock Ave.   

Bluffton, SC

Prepared By: 
Maria Ghys Drawdy
Landscape Designer

MARIA GHYS DESIGNS LLC
P.O. Box 3523, Bluffton, SC

mariaghysdesigns@gmail.com
(843) 816-2565
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PLAN REVIEW COMMENTS FOR COFA-03-20-014120
Town of Bluffton

Department of Growth Management

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

Telephone 843-706-4522

OLD TOWN

Plan Type: Apply Date:

Plan Status: Plan Address: 51 B Colcock St
BLUFFTON, SC  29910

Historic District

Active

03/16/2020

Plan PIN #:Case Manager: R610 039 00A 0162 0000Katie Peterson

Plan Description: A request by Ansley Manuel on behalf of Matthew Cunningham, for approval of a Certificate of 
Appropriateness - HD to allow the construction of a new 2-story single-family residential structure of 
approximately 3,260 SF and the renovation and addition to the existing 1,152 SF Carraige House, located at 
51 Colcock Street Unit B in the Old Town Bluffton Historic District, and zoned as Riverfront Edge-HD. 
STATUS 3-23-2020: The application is currently being reviewed by Staff for conformance with the Unified 
Development Ordinance (UDO), Traditional Construction Patterns, and any development plans associated 
with the parcel and is scheduled for review by the HPRC at the April 17, 2020 meeting.

 Staff Review (HD)

 Submission #: 1  Recieved: 03/23/2020 Completed: 04/13/2020

Reviewing Dept. Complete Date StatusReviewer

Revisions Required03/31/2020Watershed Management Review William Baugher

Comments:

1. Small Construction Activities, The Town will require a Stormwater Affidavit and implementation of the Construction Site BMPs 
found in Chapter 9 of the Stormwater Design Manual and the SCDHEC Erosion and Sediment Reduction standards and other 
Stormwater Management regulations, where applicable before Building Permits will be issued.
2. For single-family residential development lots, which are not part of a larger common plan of development, the person 
responsible for the land disturbing activity shall conform to the Residential Stormwater requirements as defined by the Stormwater 
Design manual 1.0.3. Residential Stormwater requirements are as follows:
a. Temporary vegetative and structural stormwater management control measures shall be in place prior to land disturbance 
activity and shall conform to the requirements of the Stormwater Design Manual and the SCDHEC Erosion and Sediment Reduction 
and Stormwater Management regulations (SWDM 1.0.3).
b. Permanent vegetative and structural stormwater management control measures shall be in place prior to receiving Certificate of 
Occupancy.  Runoff control measures and practices single-family residential development lots, which are not part of a larger 
common plan of development, shall include at a minimum:
i. Permeable pavement for driveways, patios and other impervious areas where suitable soils exist.  Excess runoff from 
permeable pavement areas should be routed to vegetated and/or landscaped areas prior to leaving the development.  
ii. Disconnection of roof drains and gutters vegetative areas for infiltration.
iii. Diversion of all runoff to vegetated and/or landscaped areas prior to leaving the development.

Approved with Conditions04/13/2020Growth Management Dept Review 
(HD)

Katie Peterson

Comments:

04/13/2020 Page 1 of 2
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1.  Permitted materials for building walls include wood (termite resistant, 50-year siding product), cement fiber siding (50-year siding 
product), concrete masonry units with stucco (C.B.S.), reinforced concrete with stucco, shingle, vertical board and batten.  Wherever 
possible, green materials shall be used in the construction of building walls, including recycled-content, sheathing siding composed 
of reclaimed or recycled material, salvaged masonry brick or block, and locally-produced stone or brick.  The proposed plans have 
brick veneer on the piers and lower level siding. Additional information is required to to ensure they are green materials if proposed 
as brick. (UDO Section 5.15.6.G.)
2. The UDO requires that porch posts shall be spaced no farther apart than they are tall.  Some of the columns on the Riverfront 
side and the Huger Cove are proposed further apart than they are tall. The porch post placement must be revised to meet this 
requirement. (UDO Section 5.15.6.H.1.a. and Traditional Construction Patterns Section 52) 
3. Window openings shall be oriented vertically.  One window on the second floor of the Huger Cove elevation is horizontally in 
orientation.  The window must be revised to meet this requirement (UDO Section 5.15.6.I.1.b.)
4. Doors are permitted to operate as either Casement or French.  Two sets of doors on the Riverfront elevation have a sliding 
configuration.  The door configuration must be revised to meet the operations permitted in the UDO. (UDO Section 5.15.6.3.c.)
5. No information was provided on the elevations for the Carriage House. Additional information including scaled architectural 
sketches are required for review. (Applications Manual)
6. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any landscaping 
proposed for buffering; as well provide floor plans/roof plans, architectural details of the railing and baluster, a typical window detail, 
corner board/pilaster trim detail, door material, and sections through the eave and wall depicting the material configuration and 
dimensions and all other items on the Application Checklist. (Applications Manual)

Approved04/13/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. No Comment.

Approved04/13/2020HPRC Review Katie Peterson

Comments:

1. No comments provided.

Approved04/13/2020Transportation Department Review 
- HD

William Howard

Comments:

1. No comment provided by reviewer.

Approved03/26/2020Addressing Review Nick Walton

Comments:

Are they going to use the old address ? if so, No Comment.

Plan Review Case Notes:

04/13/2020 Page 2 of 2
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75 Bridge Street– Certificate of Appropriateness-Demolition Historic Preservation Commission 

HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: June 3, 2020 

PROJECT: 
75 Bridge Street – Demolition of a Contributing 
Structure 

APPLICANT: Jaime H. Guscio 

PROJECT MANAGER: Charlotte Moore, AICP, Principal Planner 

 

APPLICATION REQUEST:  The Applicant, Jaime H. Guscio on behalf of the 

owners, Jaime H. and Lori A. Guscio, requests that the Historic Preservation 
Commission approve the following application: 

 

1. COFA-04-19-013053. A Certificate of Appropriateness (COFA)-
Demolition to allow the demolition of an existing single-family 

Contributing Structure of approximately 900 square feet 
located at 75 Bridge Street, in the Old Town Bluffton Historic 

District and zoned Neighborhood Conservation – HD.  
 

INTRODUCTION:  The subject property consists of .291 acres located at 75 
Bridge Street within the Neighborhood Conservation – HD Zoning District and 

the Old Town Bluffton Historic District (See Attachment 1). 
 

While the property has a Bridge Street address, it does not have frontage on 
Bridge Street. A 2016 survey of the property provided by the Applicant shows 

a driveway connection to an adjacent private property to the east (73 Bridge 
Street) and to a 10-foot wide access easement that extends approximately 

155 feet from the western boundary line of the subject property to Colcock 

Street, a private road that connects to Bridge Street approximately 120 feet 
to the north. A site visit by Town staff also revealed that a portion of the yard 

on the west side of the site has been used for vehicular access to the property 
to the south, 51B and 51C Colcock Street (See Attachment 2). 

 
The circa 1948 structure was relocated to the subject property in 1986 from 

a lot at the northwest corner of Bridge Street and Thomas Heyward Street. 
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75 Bridge Street – Certificate of Appropriateness-Demolition Historic Preservation Commission 

A pre-application meeting was held in April 2018. Afterwards, the Applicant 

filed an application for a text amendment to request removal of the 

contributing structure designation but was denied by Town Council on March 
12, 2019. A demolition of the structure is now sought. The Historic 

Preservation Review Committee conducted a conceptual review of the project 
on May 18, 2020, followed by the Development Review Committee on May 20, 

2020. The Applicant attended both review meetings and received comments 
(See Attachment 7). 

 
Structure Description: The contributing structure is a one-story, wood frame, 

rectangular plan, single-family residence, approximately 900 square feet in 
area with front-facing gable roof. The structure has an elevated foundation 

supported by concrete piers. Vinyl siding was placed over the original 
weatherboard siding and around window casings and door frames prior to its 

designation as a contributing structure. The roof is clad in composition 
shingles and features exposed rafter tails.  On the north, east and west 

elevations, the fenestration pattern appears to be original to the structure with 

original Craftsman-style windows and doors. On the southern elevation, the 
fenestration pattern has been altered with the addition of a pair of double 

sliding glass doors and a single-pane glass door. Based on a site visit by Town 
staff, the structure was unoccupied with portions of the building exposed to 

the elements (See Attachment 3). 
 

As provided in the Applicant’s narrative (See Attachment 4), the structure was 
purchased by the Guscio family from the Googe family and moved from the 

property at the northwest corner of Bridge Street and Thomas Heyward Street 
to its current location in 1980. The structure is commonly referred to as the 

“Guscio House” and has been used until recently as a rental property but is 
not presently occupied. At the time of COFA-Demolition application (April 9, 

2019), the property owner was The Elizabeth Fund, LLC. A Quit Claim deed 
recorded on May 24, 2019 transferred the property to the current owners, Lori 

and Jaime Guscio, who desire to demolish the structure to construct a new 

residential dwelling for their family. 
 

Contributing Structure Definition: As defined by the Town of Bluffton’s Unified 
Development Ordinance, a “Contributing Structure” is defined as “[a]ny 

property, structure or architectural resource which was designated as 
“contributing” in the Bluffton Historic District’s 1996 nomination to the 

National Register of Historic Places, or in the most recent Bluffton Historic 
Resource Survey, or any other structure designated as a Contributing 

Structure as provided in Section 3.25 [Designation of Contributing Structure]. 
The complete demolition of a “Contributing Structure” or removal of a 

“Contributing Structure” from the Bluffton Historic Resource Survey shall 
cause the structure to no longer be considered “contributing.” The structure 

was designated as a Contributing Structure on October 21, 2008 when the 
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2008 Town of Bluffton Historic Structures Survey was adopted by resolution 

of the Bluffton Town Council. 

 
Historic Resource Surveys and Assessments: The Town of Bluffton National 

Register Historic District was established in 1996, through a nomination 
approved by the National Park Service.  At that time, the structure subject to 

this application was not eligible for inclusion as it had not yet reached the 
minimum 50-year age requirement for inclusion. The structure was evaluated 

in Town historic resource surveys in 2001 and 2008. 
 

• 2001 Survey: The 2001 survey identifies the construction date of the 
Guscio House as circa 1930 (which is inconsistent with the 1948 date 

provided by the Applicant and the 2008 survey), with a relocation date 
of 1986 (which is inconsistent with the 1980 date provided by the 

Applicant). Modifications to the structure were noted as occurring in 
1986 and 1997. In 1986, the following alterations were undertaken: a 

new foundation with concrete piers; decks along the front and rear 

elevations, including wooden steps; the addition of a single pane glass 
door and double siding glass doors to the southern elevation; and, the 

original chimney was removed. In 1997, vinyl siding was placed over 
the original weatherboard siding, door frames, and window casings.  

 
• 2008 Survey: Architecturally, the Guscio House remained relatively 

unchanged from 2001 based on a 2008 re-survey of the structure. The 
survey sheet noted the addition of three window air-conditioning units. 

The date of construction identified on the 2008 survey is 1948, which 
matches the date provided by the Applicant and the Beaufort County tax 

records. It was at this time that Town Council added the Contributing 
Structure designation to the structure. 

 
The structure was the subject of an architectural survey and assessment by 

Brockington and Associates (Brockington), a private historic preservation 

consulting firm engaged by the Town in 2019. Brockington’s representative, a 
U.S. Secretary of the Interior-qualified architectural historian, conducted a site 

visit on February 19, 2019, recorded the site on a South Carolina Statewide 
Survey of Historic Properties form, took photographs and met with Lori and 

Jaime Guscio.  See Brockington report, Attachment 5, which also includes the 
2001 and 2008 property survey forms. The purpose of the survey and 

assessment report was to obtain an updated record of the structure relative 
to an application to the Town by the Applicant to remove it from listing as a 

contributing structure to the Old Town Bluffton Historic District. The staff 
report to Town Council and supporting items is provided with this report 

(Attachment 8). 
 

The application to remove the contributing structure designation was denied 
by Town Council at its March 12, 2019 meeting based on findings that the 
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structure possessed qualities to continue its listing as a contributing structure. 

Specifically, Town Council cited the following criteria as provided in UDO 

Section 3.25.3, Designation of a Contributing Structure, Application Review 
Criteria, used to evaluate whether a structure qualifies for designation as a 

contributing structure:  
 

1) UDO Section 3.25.3.A.5.: The structure individually, or as a collection of 
resources, embodies distinguishing characteristics of an architectural 

type, style, period or specimen in architecture or engineering; and,  
 

2) UDO Section 3.25.3.A.9.: The structure represents an established and 
familiar feature of the neighborhood or Town. 

 
The decision of Town Council is consistent with the findings identified by 

Brockington as noted below: 
 

“…when reviewed in accordance with the Old Town Bluffton 

Historic District Criteria for designation, the resource was found to 
contribute to the significance of the Old Town Bluffton Historic 

District under criteria 5 and 9 and may also qualify under criteria 
1, 2, 3, and 4 because it was relocated in order to save the 

resource form demolition and may with additional research be 
associated with local historic events. To be eligible for 

consideration as a contributing, the structure must be 50 years 
old and meet one or more of the applicable criteria. The specific 

criteria noted above are:  
 

5. The structure individually, or as a collection of resources, 
embodies distinguishing characteristics of an architectural 

type, style, period, or specimen in architecture or engineering; 
and  

 

9. The structure represents an established and familiar visual 
feature of the neighborhood or Town.” 

 
The criteria referenced above by Brockington are from UDO Section 3.25.3 

and are considered to determine if a structure qualifies for contributing status. 
The ten criteria include: 

 
1. The structure has significant inherent character, interest, or 

value as part of the development or heritage of the Town, 
Region, State, or Nation;  

 
2. The structure is the site of an event significant in history;  
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3. The structure is associated with a person or persons who 

contributed significantly to the culture and development of 

the Town, Region, State, or 
 

4. The structure exemplifies the cultural, political, economic, 
social, ethnic, or historic heritage of the Town, Region, 

State, or Nation;  
 

5. The structure individually, or as a collection of resources, 
embodies distinguishing characteristics of an architectural 

type, style, period, or specimen in architecture or 
engineering;  

 
6. The structure is the work of a designer whose work has 

influenced significantly the development of the Town, 
Region, State or Nation;  

 

7.  The structure contains elements of design, detail, materials, 
or craftsmanship which represent a significant innovation;  

 
8. The structure is part of or related to a cove or other 

distinctive element of the community; 
 

9.  The structure represents an established and familiar visual 
feature of the neighborhood or Town; or  

 
10. The structure has yielded, or may be likely to yield, 

information important in pre-history or history; 
 

Review by Preservation Groups: As has been past practice for demolition 
requests, Town Staff reached out to Bluffton Preservation groups (A Call to 

Action, Bluffton Historic Preservation Society, Bluffton Township Black History 

Historical Preservation Society and Celebrate Bluffton). As of May 29, 2020, 
no comments have been received.  

 
REVIEW CRITERIA:  Town Staff and the Historic Preservation Commission are 

required to consider the criteria set forth in Section 3.18.3 of the Unified 
Development Ordinance in assessing an application for a COFA–Historic 

District, which includes criteria for demolition. These criteria are provided 
below followed by a Staff Finding(s) based upon review of the application.  

 
1. Section 3.18.3.A.  Consistency with the Secretary of Interior’s Standards 

for Rehabilitation and Guidelines for Rehabilitating Historic Buildings. 
 

Finding. The Secretary of the Interior’s Standards for Rehabilitation 
(“Standards”) consist of ten standards for rehabilitation of historic 
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buildings that are supported by additional information provided in the 

Secretary of the Interior’s Guidelines for Rehabilitating Historic Buildings 

(“Guidelines”).  According to the National Park Service (NPS), the 
Standards for Rehabilitation are intended to support the long-term 

preservation of a property’s significance and provide “a series of 
concepts about maintaining, repairing, and replacing historic materials, 

as well as designing new additions or making alterations.” The 
Guidelines provide design and technical advice to aid in the application 

of the Standards. Because demolition is requested, this criterion is not 
applicable. 

 
2. Section 3.18.3.B.  Consistency with the principles set forth in the Old 

Town Bluffton Master Plan. 
 

Finding. Preservation and protection of the Town’s legacy, both the 
natural and built environment, is one of the principles identified in the 

Old Town Bluffton Master Plan. While appropriate additions to the built 

environment are viewed as helping Old Town to be “more complete,” 
the Master Plan states that saving and restoring historic structures is as 

important.  As such, alternatives to the proposed demolition should be 
explored in order to preserve the historic structure. 

 
3. Section 3.18.3.C.  The application must be in conformance with 

applicable provisions provided in Article 5, Design Standards. 
 

Finding.  This requirement is not applicable to this application as this 
standard is intended to regulate and guide new construction and not 

demolitions.  
  

4. Section 3.18.3.D.  The nature and character of the surrounding area and 
consistency of the structure with the scale, form and building proportion 

of the surrounding neighborhood. 

  
Finding.  This requirement is not applicable to this application as this 

standard is intended to regulate and guide new construction and 
renovations rather than demolitions.   

  
5. Section 3.18.3.E.  Preservation of the existing building’s historic 

character and architecture. 
 

Finding.  Demolition of the structure would remove the structure in its 
entirety, thus removing its character and architecture, which erodes the 

integrity of Old Town Bluffton Historic District. 
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6. Section 3.18.3.F.  The historic, architectural, and aesthetic features of 

the structure including the extent to which its alteration or removal 

would be detrimental to the public interest. 
 

Finding.  The structure is representative of Bluffton’s early 20th century 
vernacular architecture and its physical history. Its demolition would 

diminish the integrity of Old Town Bluffton Historic District, thus is 
detrimental to the public interest. 

 
7. Section 3.18.3.G.  For an application to demolish, either whole or in 

part, any Contributing Structure, the Historic Preservation Commission 
shall consider: 

 
a. The existing and historical ownership and use and reason for 

requesting demolition; and 
 

Finding.  As described in the 2019 report by Brockington, the 

structure appears to have been used as a residential dwelling 
since its construction and was relocated by the Guscio family from 

property owned by the Googe family at the northwest corner of 
Bridge Street and Thomas Heyward Street. Additional research 

would be necessary to determine if the Googe family or other 
possible previous owners were connected to persons who were 

significant to local, region, state or national history. The Applicant 
indicates that there is no connection and requests demolition to 

construct a new single-family residence. 
 

b. Information that establishes clear and convincing evidence that: 
 

i. The demolition of the structure is necessary to alleviate a 
threat to public health or public safety. 

 

Finding. The Applicant has not provided clear and convincing 
evidence that demolition of the structure is necessary to 

alleviate a threat to public health or safety. As required by 
the Applications Manual, a structural assessment report was 

submitted with the application for demolition (See 
Attachment 6). An inspection of the “general structural 

condition,” as outlined in the report, was conducted by a 
Professional Engineer (P.E.) licensed in the State of South 

Carolina on February 4, 2020. The P.E. noted that the 
structure is in a “dismal current condition, exhibiting roof 

leakage, significant water infiltration, and subsequentially 
[sic] structural degradation of the framing components.” On 

pages 2-4 of the report, the P.E. provides observations 
relating to the foundation, subfloor, walls and roof, noting 
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that the identified defects can be remediated. While the 

report indicates that the structure is not habitable in its 

current state, it does not state that the structure is a threat 
to public health and safety, nor does it state it should be 

demolished. 
 

ii. No other reasonable alternatives to demolition exist. 
 

Finding. Town staff has made past attempts to provide 
alternatives to demolition, including retention and reuse of 

the structure. The Applicant’s narrative (See Attachment 4) 
indicates that sufficient land area does not exist on the 

subject property to maintain the structure and construct a 
second dwelling; however, a site plan has not been provided 

to confirm this. Additionally, the narrative indicates that the 
Applicant offered the structure to the Googe family but an 

evaluation by one mover suggested the dwelling could not 

withstand a relocation because of its condition. No 
supporting documentation was provided. Re-use of original 

materials, to the extent possible, has been offered if the 
structure is approved for demolition. If a demolition is 

approved and re-use is a condition of approval, specific 
details would be necessary to determine what, if any, 

materials can be salvaged, where it will be stored and how 
it might be reused (which would require an approved COFA). 

Caution with such a condition should be exercised.  

 

iii. The denial of the application, as a result of the regulations 
and standards of this Section, deprive the Applicant of 

reasonable economic use of or return on the property. 
  

 Finding. Denial of the application for demolition would not 

deny the property owners reasonable economic use and 
return on the property. The structure was used as a 

residential rental when the COFA-Demolition application was 
filed in April 2018 and was occupied at least through 

February 14, 2019. The decision to no longer maintain and 
rent the dwelling is an economic decision by the property 

owners, of which the regulations and standards have no 
bearing. 

 
8. Section 3.18.3.H.  The application must comply with applicable 

requirements in the Applications Manual. 
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Finding.  The application has been reviewed by Town Staff and has been 

determined to be complete, meeting all requirements of the Applications 

Manual.  
 

ANALYSIS:  The photographs shown in Attachment 5 (dated February 14, 
2019) and Attachment 3 (dated May 28, 2020) show a structure that has 

deteriorated in 15 months. Occupied by residents in February 2019, the 
dwelling is not presently habitable according the structural assessment report 

provided by the Applicant (Attachment 6). Routine and preventative 
maintenance as undertaken by the previous owner, such as the roof 

“patching” in 2013, replacing the HVAC system in 2014 and repairing rotten 
flooring and walls in 2015, could have prevented the current condition of the 

structure. Deferred maintenance or a lack of routine maintenance appears to 
be jeopardizing the integrity of the structure; however, this is a choice and 

should not be grounds for demolition of the contributing structure. 
 

HISTORIC PRESERVATION COMMISSION ACTIONS:  As granted by the 

powers and duties set forth in Section 2.2.6.E.2 and Section 3.18.4, the 
Historic Preservation 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;  

3. Deny the application as submitted by the applicant. 
4. Postpone a decision on the application for no more than 180 days to 

determine if alternatives to demolition exist.*                                                                                                                                                                                                                                                                                                                                                                                                                                       
 

*Per UDO Section 3.18.4, Demolition of a Contributing Structure, the HPC may 
choose to postpone a decision on the demolition request for no more than 180 

days if it finds that it is in the public interest to preserve and protect the 
contributing structure, in whole or part. The purpose of the postponement is 

to consider whether alternatives to demolition exist (e.g., relocation of the 

structure elsewhere on property or off-site). During a postponement, the HPC 
would consult with interested civic groups, private citizens and other 

applicable boards and agencies. If alternatives are not available but 
preservation of the structure is the best interest and general welfare of the 

community, and the structure is of certain historic and architectural interest, 
the Town could consider acquisition of the structure. If the postponement 

expires and there is no recommended alternative, the HPC would be required 
to take action on the request at its next regularly scheduled HPC meeting. If 

one or more alternatives have been identified, the HPC would make a 
recommendation to Town Council and the Applicant. 

 
STAFF RECOMMENDATION:  Town Staff finds that clear and convincing 

evidence has not been provided that demonstrates: 1) demolition of the 
structure is necessary to alleviate a threat to public health or public safety; 2) 
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no other reasonable alternatives to demolition exist; and, 3) the denial of the 

application, as a result of the regulations and standards of UDO Section 

3.18.3, will deprive the Applicant of reasonable economic use of or return on 
the property. It is the recommendation of Town Staff that the application be 

denied. 
 

 
 

 
ATTACHMENTS: 

1. Location & Zoning Maps 
2. Survey 

3. Photos (May 28, 2020) 
4. Applicant’s Narrative & Photos 

5. Architectural Survey & Assessment (Brockington Report) 
6. Structural Assessment Report 

7. HPRC and DRC Comments 
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View upon entry to property. North Elevation. ATTACHMENT 3
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February 27, 2019

Town of Bluffton 
20 Bridge Street
Bluffton, SC 29910

RE: 75 Bridge Street Survey and Historic Assessment 

Ms. Schumacher,

Brockington and Associates, Inc. (Brockington) was contracted by the Town of Bluffton to perform an 
architectural survey and assessment of the historic resource at 75 Bridge Street in the town of Bluffton, 
Beaufort County, South Carolina (see Figure 1). Brockington’s Secretary of the Interior Standards-qualified 
architectural historian, Lannie E. Kittrell, performed an architectural resource survey of the property on 
February 14, 2019, to document the dwelling. She recorded the property on a South Carolina Statewide 
Survey of Historic Properties (SCSSHP) form (see Appendix A) and took photographs of the exterior of the 
resource. She also met with the current property owners, Lori and Jamie Guscio.  

1.0 Background Research 
Brockington performed pre-field archival research of the historic resource prior to the field visit. The prop-
erty was documented in two previous investigations in 2001 and 2008. This resource was included in the 
2001 Historic Architectural Resource Survey Report for Bluffton, South Carolina, Conservation District 
(PRESCON 2001) sponsored by the Town of Bluffton and the Bluffton Preservation Commission.  During 
this survey, the resource was recorded as 046-5005 at 4 Huger Cove by Margaret E. Martin, September 19, 
2001. The Common Name of the resource was Guscio House and it was recorded as a single dwelling from 
ca. 1930, with alterations in 1986 and 1997 (see Appendix A for 2001 SCSSHP Survey Form). The property 
was described as a one-story, wood frame, rectangular dwelling with end to front gable roof, over one bay 
but less than full façade gabled porch roof, and exposed rafters. The roof was clad in composition shingle 
roofing materials and the exterior walls in synthetic siding. Significant architectural features are described 
as original, early twentieth-century doors (3 vertical lights over 3 horizontal panels and a 5 horizontal panel 
door) and windows (single and paired double-hung, wood sash windows with 4 vertical lights over 1 light, 
and 4 and 6 light casement windows). 

 Significantly, the survey form noted information provided by the homeowner: that the building was 
moved from its original location at the corner of Heyward and Bridge Streets to this location by the Guscios 
in 1986 in order to preserve the building. This ca. 1930 building was also modified in 1986 with the following 
alterations: new foundation of concrete piers; addition of wooden steps and deck at front and rear entrances; 
the addition of a single pane glass door and double sliding glass doors on the south elevation; and removal 
of the original chimney. In 1997, synthetic siding was applied over the original weatherboard siding, door 
frames, and window casings. It is unclear if this report and SCSSHP Survey Forms were delivered to the 
South Carolina State Historic Preservation Office (SC SHPO) for recordation. There is not a SHPO final 
determination of National Register of Historic Places (NRHP) eligibility to accompany this report.

 The historic resource was also included in the 2008 Town of Bluffton Historic Structures Survey (Reso-
lution Concerning The 2008 Historic Resources Survey) which was officially adopted by Town Council 
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Figure 1. Location of 75 Bridge Street on a modern aerial.
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Figure 2. East elevation, facing west.

October 21, 2008. This resolution officially added this building into the Town of Bluffton’s local historic 
district list of contributing structures. The resource was recorded by Will Thompson and Maggie O’Brien 
on July 1, 2008, as 046-0055 at 77 Bridge Street, with a construction date of 1948 (see Appendix A for 2008 
SCSSHP Survey Form). The survey form was completed similarly to the 2001 survey form with the ad-
ditional detail of window air-conditioning units now installed in three windows of the house. It is unclear if 
this report and SCSSHP Survey Forms were delivered to the SC SHPO for recordation. There is not a SHPO 
final determination of NRHP eligibility to accompany this report.

2.0 Architectural Survey
Brockington visited the site on February 14, 2019, and recorded Resource 046-0055 in its current state. The 
house is a one-story, wood frame, rectangular plan, front-facing gabled residence that appears to have been 
moved to its current location. It is raised approximately one story above the ground on concrete piers. There 
are gable vents within the front and rear gables. Vinyl siding has been applied over the original weatherboard 
siding and around the window casing and door frames. The roof is clad in composition shingles and has 
exposed rafter tails. The partial-width, gabled front porch includes square wood porch supports and simple 
wood balustrade, as well as a non-original deck and wood staircase (see Figures 2 and 3). A non-original 
wooden staircase and deck have also been added at the rear entry door (see Figure 5). The north, east, and 
west elevations appear to have an original fenestration pattern with original Craftsman-style, 4-over-1 light, 
single and paired double-hung, wood-sash windows, 4- and 6-light casement windows, a 3-light-over-3 
panel wood front entry door, and a 5-panel wood rear entry door. The fenestration pattern has been altered 
on the south elevation by the addition of a single-pane glass door and a pair of double sliding glass doors (see 
Figure 6). A modern gutter has been added to the south elevation as well as a large wooden deck (see Figure 
6).  A modern air conditioning unit has been installed in the window on the north elevation (see Figure 4).
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Figure 4. North elevation, facing south.

Figure 3. Front oblique, facing southwest.
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Figure 6. South elevation, facing north.

Figure 5. Rear oblique, facing southeast.
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 Communication with the property owners confirmed that the Guscio family purchased the home from 
the Googe family and moved it from the northwest corner of Bridge and Thomas Heyward Streets to its 
present location in 1980 (Jamie Guscio, personal communication 2019). Per the Bluffton USGS topographic 
quadrangle there are two buildings at the northwest corner of Bridge and Thomas Heyward Streets and no 
building at the present location of 75 Bridge Street (see Figure 7). 

Figure 7. Bluffton, SC USGS topographic quadrangle 1956, photo revised 1971.
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3.0 Historic Assessment 

3.1 National Register of Historic Places Criteria 

3.1.1 Criteria for Evaluation
This historic resource was assessed based on the National Park Service’s NRHP Criteria for Evaluation. As 
per the NRHP Criteria for Evaluation, a historic resource (building, structure, site, object, or district) may 
be eligible for the NRHP if it retains integrity of location, design, setting, materials, workmanship, feeling, 
and association, and:

A. is associated with events that have made a significant contribution to the broad patterns of history;
or

B. is associated with the lives of significant persons in the past; or
C. embodies the distinctive characteristics of a type, period, or method of construction, or that

represents the work of a master, or that possesses high artistic value, or that represents a significant
and distinguishable entity whose components may lack individual distinction; or

D. has yielded, or is likely to yield, information important in history or prehistory.

 A resource may be eligible under one or more of these criteria. Criteria A, B, and C are most frequently 
applied to historic buildings, structures, objects, non-archaeological sites (e.g., battlefields, natural features, 
designed landscapes, or cemeteries), or districts. The eligibility of archaeological sites is most frequently 
considered with respect to Criterion D. Also, a general guide of 50 years of age is employed to define “his-
toric” in the NRHP evaluation process. However, more recent resources may be considered if they display 
“exceptional” significance (Sherfy and Luce 1998). Cemeteries, properties less than 50 years of age, and 
moved resources may also qualify for the NRHP under Criteria A, B, or C if they meet certain conditions 
known as Criteria Considerations A-G. In this situation, Brockington reviewed Criteria Consideration B: a 
building or structure removed from its original location, but which is primarily significant for architectural 
value, or which is the surviving structure most importantly associated with a historic person or event.

 Following National Register Bulletin: How to Apply the National Register Criteria for Evaluation (Savage 
and Pope 1998), evaluation of any resource requires a twofold process. First, the resource must be associated 
with an important historical context. If this association is demonstrated, the integrity of the resource must 
be evaluated to ensure that it conveys the significance of its context. Once the association with a historically 
significant context is demonstrated, one must consider the aspects of integrity applicable to a resource. 
Integrity is defined in seven aspects of a resource; one or more may be applicable depending on the nature of 
the resource under evaluation. These aspects are location, design, setting, materials, workmanship, feeling, 
and association. If a resource does not possess integrity with respect to these aspects, it cannot adequately re-
flect or represent its associated historically significant context. Therefore, it cannot be eligible for the NRHP. 
To be considered eligible under Criteria A and B, a resource must retain its essential physical characteristics 
that were present during the event(s) with which it is associated. Under Criterion C, a resource must retain 
enough of its physical characteristics to reflect the style, type, etc., or work of the artisan that it represents. 
Under Criterion D, a resource must be able to generate data that can address specific research questions that 
are important in reconstructing or interpreting the past.

3.1.2 Criteria Consideration B
Ordinarily cemeteries, birthplaces, graves of historical figures, properties owned by religious institutions or 
used for religious purposes, reconstructed historic buildings, resources primarily commemorative in nature, 
properties less than 50 years of age, and resources moved from their original location shall not be considered 
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eligible for the NRHP.  However, these properties can be eligible for listing, if they meet special require-
ments, called Criteria Considerations, in addition to meeting the regular requirements (being eligible under 
one or more of the four Criteria and possessing integrity). For this project, Brockington reviewed Criteria 
Consideration B: a building or structure removed from its original location, but which is primarily signifi-
cant for architectural value, or which is the surviving structure most importantly associated with a historic 
person or event.

3.2 National Register of Historic Places Evaluation 

3.2.1 Integrity 
This resource is not included in the NRHP-listed Bluffton Historic District. Brockington assessed the NRHP 
eligibility of this resource with respect to NRHP Criteria for Evaluation, beginning with the resource’s in-
tegrity of location, design, setting, materials, workmanship, feeling, and association. Resource 046-0055 
does not retain integrity of location or setting because it was moved from its original location in 1980. The 
resource lacks integrity of design and materials due to:

• Removal of original brick chimney
• Alteration of fenestration pattern on south elevation
• Addition of non-historic glass door and double sliding glass doors
• Addition of vinyl siding
• Placing house approximately one-story high on raised concrete piers

 The resource, however, still possesses a degree of integrity of design, materials, and workmanship. It 
maintains enough distinguishing characteristics to clearly convey its architectural type, style, period and 
method of construction.

3.2.2 NRHP Assessment 
After assessing the resource’s seven aspects of integrity, Brockington assessed the resource using NRHP 
Criteria for Evaluation A, B, C, and D. 

3.2.2.1 Criteria A
The house was relocated in 1980, during the beginnings of the historic preservation movement in Bluffton. 
A previous survey form (2001) states that the house was relocated in order to save it from demolition. Al-
though further research is required, it is possible the house was relocated as part of the Bluffton preservation 
movement. Further research could potentially qualify it under Criteria A, as being associated with events that 
contributed to the patterns of local history. The Bluffton preservation movement has affected the economy, 
culture, and development of the locality. However, no connection was revealed in the scope of this project.

3.2.2.2 Criteria B
Correspondence with the homeowner revealed that the house was moved from the northwest corner of 
Bridge Street and Thomas Heyward Street in 1980. The building was purchased by the Guscio family from 
the Googe family for $2,000. The Googe family was considering selling their property and sought to move 
and sell the house prior to sale (Jamie Guscio, personal communication 2019). Additional deed and prop-
erty research could confirm these details and potentially add more. Additional background research into the 
Googe and other previous owners could shed more light on the possible connect to persons associated with 
patterns in local, state, or national history. However, no connection was revealed in the scope of this project. 
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3.2.2.3 Criteria C   
Resource 046-0055 retains enough integrity of historic materials and workmanship to convey the method 
and period of its construction. It exhibits the distinctive characteristics of its type and period as an early-
twentieth century Craftsman-style bungalow and thus, qualifies as significant under Criterion C (architec-
ture). It is one of few examples of its’ type and style within the town.  However, the resource’s architectural 
value has been compromised by the addition of vinyl siding, alteration of fenestration pattern, addition of 
non-historic sliding glass doors and single pane glass door on the south elevation, placing the house on high 
concrete piers, and removal of the original brick chimney. 

3.2.2.4 Criteria D
There is no known potential for the resource to qualify under Criterion D (information potential).

3.2.2.5 Criteria Consideration B
Brockington reviewed Criteria Consideration B: a building or structure removed from its original loca-
tion, but which is primarily significant for architectural value, or which is the surviving structure most 
importantly associated with a historic person or event. Brockington finds that the resource lacks integrity of 
location, design, materials, setting, and feeling and does not clearly meet any of the main Criteria (A, B, C, 
or D) discussed above. 

3.2.3 NRHP Evaluation Conclusion 
Despite the possible significance of Resource 046-0055 under Criteria A (events), Criteria B (people), and 
the significance of the resource under Criteria C (architecture), the resource is not eligible for inclusion in 
the NRHP, individually or as a contributing resource to a district due to lack of integrity of location, design, 
materials, setting, and feeling. 

3.3 Bluffton Old Town Historic District Evaluation 

3.3.1 Bluffton Old Town Historic District Criteria
 The Town of Bluffton adopted the Old Town Bluffton Historic District as the local historic district, which 
included the 1996 NRHP Bluffton Historic District boundary, with Ordinance 2007-06 on June 19, 2007 
(https://library.municode.com/sc/bluffton/ordinances/code_of_ordinances?nodeId=504296). At that time, 
the local historic district contributing structures criteria was listed in the Old Town District code (Town of 
Bluffton Planning Department, Historic Preservation Commission Staff Report HP.08.08.409, September 3, 
2008) as detailed below:

To be listed as a contributing structure a structure must be at least fifty (50) years old and must meet one 
or more of the following conditions: 

A. It has significant character, interest, or value as part of the development or heritage of a community;
B. It is the site of an historic event with a significant effect upon society;
C. It exemplifies the cultural, political, economic, social, or historic heritage of the community;
D. It portrays the environment in an era of history characterized by a distinctive architectural style;
E. It embodies those distinguishing characteristics of an architectural type or engineering specimen;
F. It is the work of a designer whose individual work has significantly influenced the development

of Bluffton;
G. It contains elements of design, detail, materials, or craftsmanship which represent significant

innovation;
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H. By being a part of or related to a cove or other distinctive area, it should be developed or preserved
according to a plan based on an historic, cultural, or architectural motif;

I. Owing to its unique location or singular physical characteristic, it represents an established and
familiar feature of the neighborhood, community, or Town; or

J. It has yielded or may be likely to yield information important in pre-history or history.

The Town of Bluffton adopted the Bluffton Unified Development Ordinance (UDO), with updated local 
historic district contributing structures criteria, on November 10, 2011, as listed below:

A. The Historic Preservation Commission and Town Council shall consider the following criteria in
determining whether or not a structure should be designated as a Contributing Structure:

1. The structure has significant inherent character, interest, or value as part of the development or
heritage of the Town, Region, State, or Nation;

2. The structure is the site of an event significant in history;
3. The structure is associated with a person or persons who contributed significantly to the culture

and development of the Town, Region, State, or Nation;
4. The structure exemplifies the cultural, political, economic, social, ethnic, or historic heritage of

the Town, Region, State, or Nation;
5. The structure individually, or as a collection of resources, embodies distinguishing characteristics

of an architectural type, style, period, or specimen in architecture or engineering;
6. The structure is the work of a designer whose work has influenced significantly the development

of the Town, Region, State or Nation;
7. The structure contains elements of design, detail, materials, or craftsmanship which represent a

significant innovation;
8. The structure is part of or related to a cove or other distinctive element of the community;
9. The structure represents an established and familiar visual feature of the neighborhood or Town;
or
10. The structure has yielded, or may be likely to yield, information important in pre‐history or history;

B. For structures achieving significance less than 50 years ago, the Historic Preservation Commission
and Town Council must find that the structure is of exceptional importance to the Town, Region,
State, or Nation in meeting the criteria set forth above.

3.3.2 Bluffton Old Town Historic District Assessment
Brockington assessed the historic resource at 75 Bridge Street per Bluffton’s local Contributing Structures 
review criteria (Bluffton UDO Section 3.25). The scope of this project did not include archival or property 
research. However, based on the date of the house’s relocation (1980) it may be associated with the begin-
nings of the Bluffton historic preservation movement, epitomized by the establishment of the Bluffton His-
torical Preservation Society in 1981. This movement is a significant aspect of the Town of Bluffton’s political, 
cultural, economic, social and historical development. Additional research is required to definitively link the 
house to the nascent preservation movement. Resource 046-0055 (1) may have significant inherent charac-
ter, interest, or value as part of the development or heritage of the Town, Region, State, or Nation; (2) may 
be the site of an event significant in history; (3) may be associated with a person or persons who contributed 
significantly to the culture and development of the Town, Region, State, or Nation; (4) may exemplify the 
cultural, political, economic, social, ethnic, or historic heritage of the Town, Region, State, or Nation. 
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 Resource 046-0055 has several distinguishing characteristics of a Craftsman-style bungalow, including: 
a 3-light-over-3 panel wood front entry door; 4-over-1 light, single and paired double-hung, wood-sash 
windows; a front-facing gable with front gable partial width front porch; extant wood weatherboard siding 
under the vinyl siding; and exposed rafter tails. Therefore, Resource 046-0055 (5) does individually, or as 
a collection of resources, embody distinguishing characteristics of an architectural type, style, period, or 
specimen in architecture or engineering. 

 Under the scope of this project, no evidence was discovered that suggests the resource (6) is the work of 
a designer whose work has influenced significantly the development of the Town, Region, State, or Nation; 
(7) contains elements of design, detail, materials, or craftsmanship which represent a significant innovation;
(8) was originally part of or related to a cove or other distinctive element of the community.

The house was moved to its current location in 1980, before much of the development or redevelopment
of historic Bluffton. Therefore, Resource 046-0055 (9) represents an established and familiar visual feature 
of the neighborhood or Town. 

 There is no evidence this resource will (10) yield, or may be likely to yield, information important in 
prehistory or history.

3.3.3 Bluffton Old Town Historic District Evaluation Conclusion
Resource 046-0055 contributes to the significance of the Bluffton Old Town Historic District under criteria 5 
and 9 and also may qualify under criteria 1, 2, 3, and 4 because it was relocated in order to save the resource 
from demolition and may be associated with historic local events.  

4.0 Conclusions 
Brockington finds that Resource 046-0055 does not contribute to the NRHP-listed district because of lack of 
integrity of location, design, materials, setting, and feeling. However, 75 Bridge Street does contribute to the 
local Old Town Bluffton Historic District because of its likely association with the Bluffton historic preserva-
tion movement, under criteria 1, 2, 3, or 4. The resource also retains distinguishing characteristics of its type, 
style, period, and method of construction to contribute under criteria 5. The house has been in the same 
location since 1980 and thus represents a familiar and established visual feature, under criteria 9. The scope 
of this project did not include archival or property deed background research and no other evidence was 
discovered that would qualify the resource under criteria 6, 7, 8, or 10.

Please contact me regarding any questions or comments regarding the survey and assessment. 

Thank you,

Lannie Kittrell
Architectural Historian 
lanniekittrell@brockington.org 
Brockington and Associates 
498 Wando Park Blvd., Suite 700
Mt. Pleasant, SC 29464
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Appendix A
2001 and 2008 SCSSHP Survey Forms
2019 Brockington SCSSHP Survey Form (draft)
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Status Revisit 

Vicinity of 

Category: 

Site No. 

Quadrangle Name: 

Statewide Survey of Historic Properties 
State Historic Preservation Office 
South Carolina Department of Archives and History 
8301 Parklane Road 
Columbia, SC  29223-4905   (803) 896-6100 

SURVEY FORM

Identification

Tax Map No.

Historic Name: 

Common Name: 

Address/Location: 

City:

Ownership:

Historical Use:

Current Use:

SHPO National Register 
Determination of Eligibility:

Property Description
Other:

Other:

County:

Construction: 

Exterior Walls: 

Foundation: 

Roof Shape: 

Roof Material: 

Porch Shape: 

Porch Width:

Description/Significant Features:

Construction Date: 

Historic Core Shape: 

Other:

Commercial Form: 

Other:

Stories:

Other:

0460055 U ✔

Beaufort

R610 039 00A 161D 0000

Guscio House

75 Bridge Street

Bluffton Beaufort

Private Building

Domestic

Domestic

Not Eligible

ca. 1930 Frame

Rectangular Synthetic siding

Stuccoed masonry

Gable, end-to-front

Composition shingle

1 story Gable

Over 1 bay but less than full façade

Front gabled bungalow with exposed rafters. Gable front porch with square columns and balustrade. Gable vent in 
front and rear gables. Original Craftsman-style wood 4-over-1 light double hung sash windows (paired on front 
elevation and single on N and S elevations). Vinyl siding is over original weatherboard siding. Original Craftsman-style 
wood panel door with lights. 
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Page 2 Site No. 

View: 

Program Management

Recorded by: Organization: Date Recorded: 

Other:

Source(s) of Information:

Digital Photo ID(s)

File Name: 

Historical Information:

Architect(s)/Builder(s):

Historical Information

Alterations (include date(s), if known):

Statewide Survey of Historic Properties 0460055

Per 2001 Survey form: addition of concrete piers, single pane glass door and double sliding glass doors; orig. chimney 
removed -1986; synthetic siding added over orig. weatherboard-1997.

Building saved from demo (orig. location corner Bridge and Heyward); Guscio's moved it here in ca. 1986.

Infor. from homeowner per 2001 survey. 2001 Prescon (recorded as 046-5005, Guscio House, 4 Huger Cove). 2008 
Bluffton Survey (recorded as 046-0055, 77 Bridge St).

0460055001 Facing West E elevation

0460055002 Facing Southwest Front elevation oblique

0460055003 Facing South N elevation

0460055004 Facing Southeast Rear elevation oblique

0460055005 Facing North S elevation

L. Kittrell Brockington and Assoc. 02/14/2019
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Engineering Consultants, Inc.
Thomas & Reel FORENSICStrec

Thomas & Reel Engineering Consultants Inc.
trec | STRUCTURAL | MEP | FORENSICS

9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

March 10, 2020

Attention: Jamie Guscio
  75 Bridge St.,
  Bluffton, SC 29910

RE:   Structural Observation of Cottage

Location: Googe Cottage
  75 Bridge St.,

  Bluffton, SC 29910

Trec No.: 

Dear Mr. Guscio,

The enclosed report provides a summary of the findings and observations at the above-described 
property. Thomas & Reel Engineering Consultants, Inc. (TREC) performed a limited 
visual, nondestructive, observation of the subject property on several occasions and most recently 
on February 4, 2020 in your presence.  The purpose of the site visit was to determine the general 
structural condition of the existing structure.

Description of the Structure:

The structure is a wood framed building built circa 1948 and sometime afterward had 
additions added. It was than moved from the original property to the now current 
property.  Majority of the structure is in dismal current condition,  exhibiting roof leakage, 
significant, water infiltration, and subsequentially structural degradation of the framing 
components. 

Observations:

Foundation:

• Foundation has been constructed with CMU piers on approximately 12’ O.C. on shallow 
spot footings; (Reference Appendix B, Figures 5-10) 

• Subfloor framing system showed evidence of previous modifications apparently installed 
to remedy structural insufficiencies;  (Reference Appendix B, Figures 5-10)
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Engineering Consultants, Inc.
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Thomas & Reel Engineering Consultants Inc.
trec | STRUCTURAL | MEP | FORENSICS

9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

• CMU blocks have been added without proper mortar or steel reinforcement in an attempt 
to support weakened floor joists; (Reference Appendix B, Figures 5-10) 

• Wood blocking has been improperly installed in attempt to support weakened floor joists; 
(Reference Appendix B, Figures 5-10) 

Subfloor:

• Floor is framed with 2x6 Pine 24” O.C.; (Reference Appendix B, Figures 11-29) 
• Evidence of degradation due to moisture intrusion and possible mold; (Reference 

Appendix B, Figures 12, 13, 25, 27, and 29) 
• Floor framing has been previously improperly reinforced with dry stacked blocks without 

mortar, steel reinforcement, or proper foundations; (Reference Appendix B, Figure 
s5-10, 15, 16, 17, and 18) 

• Floor system has failed in several locations; (Reference Appendix B, Figures 14, 20, 
22, and 27-29) 

Walls:

• Exterior and interior walls are typically constructed with 2x4 Pine 24” O.C. ; (Reference 
Appendix B, Figures 30-36 ) 

• Exterior sheathing or other shear resisting membranes were not present on the structure; 
(Reference Appendix B, Figures 30, 34, and 36) 

• Necessary jack studs were not present surrounding window and door framing; (Reference 
Appendix B, Figures 31 and 32) 

• Black staining on interior walls indicating possible mold; (Reference Appendix B, 
Figure 33) 

Roof:

• Roof framing has been constructed with 2x4 Pine rafters 24” O.C. ; (Reference Appendix 
B, Figures 45-48) 

• The roof sheathing has been attached to a sleeper system and not directly to rafters; 
(Reference Appendix B, Figures 45-48) 

• Evidence of water infiltration into the roof system; (Reference Appendix B, Figures 
43-48)  
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Thomas & Reel Engineering Consultants Inc.
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9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

Comments & Recommendations:

Based on the observations at the time this site visit, the following are comments and 
recommendations offered by the engineer. These comments and/or recommendations 
are conceptual in nature and are based on a reasonable degree of professional certainty.                                                                                         
This report does not address any subsurface, mechanical, electrical, or plumbing issues. 

It was the opinion of the engineer that:

• The building has degraded to a condition that is unacceptable for occupancy .
• The foundation of the structure is not suitable to support the structure and has been 

improperly modified in the past.
• The floor framing system has degraded from water infiltration and should be secured to 

prevent personel from entering.
• The exterior walls have not been built to provide adequate shear or uplift.
• The roof framing system has not been built to withstand high winds and is considered to 

be unsafe.

It is the recommendation of this report that:

• The entire foundation and floor framing system is not viewed as being suitable to support 
the structure and should be demolished and replaced with a porperly designed and 
constructed sytem.

• The interior finish of the exterior walls shall be removed and additional studs be installed 
between existing studs to result in 2x4 12” O.C.

• Studs to be added adjacent to window and door openings to provide for a minimum of two 
king studs and jack studs at the end of each header

• To enable adequate shear and uplift, install 1/2” OSB on the entire inner surface of exterior 
walls.

• 1/2” rods to be installed from the foundation to top plate 4 ft. O.C.
• New roof rafters 2x4 to be installed between existing rafters and installed per approved 

engineering plan.
• Remove and replace water-damaged areas of plywood sheathing, drywall, wall finish and 

ceiling(s) throughout at the impacted area of structure, and examine components in the 
interstitial wall and ceiling cavities and/or attic space for damage or excessive moisture. 
Dry all components in the interstitial wall and ceiling cavities and/or attic space to a 
moisture content of approximately 14 percent or less.  Replace the drywall and wall finish.

• Install adequate moisture barrier for the entire structure.
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• If fungal growth such as mold is suspected and/or confirmed, it should be quantified, 
categorized and, if required, re-mediated at the direction of a certified industrial hygienist 
or mold remediation specialist.

• Perform all work by a licensed contractor in accordance with the applicable codes, 
ordinances and standard building practices.

• After the items cited above have been completed, address any remaining cosmetic/
aesthetic issues.

Limitations of Study:

The observations, comments, and/or recommendations contained herein are based upon 
information provided to us at the time of document preparation. The evaluation performed on 
the above date was a limited visual assessment. Areas hidden from view such as within walls, 
floors, or otherwise not accessible were not examined. No structural analysis has been performed 
on any portion of this structure to determine the load carrying capacity of the structural systems, 
components or elements. No exploratory demolition, in-situ or lab testing was authorized or 
performed. Any noted compass directions were provided for reference only. This document does 
not address any subsurface, mechanical, electrical, or plumbing issues. The recommendations 
are only intended to restore integrity to the affected systems and/or components. It is important 
to note that if significant modification and structural repairs are required, further structural 
evaluation should be conducted upon completion of the major work due to the additional stress 
that may be placed on the structure by the remedial measures.

Closing:

Please feel free to contact this office if you have any questions or need additional information. 
Please note that TREC reserves the right to revise these comments and/or recommendations as 
conditions change or additional information becomes available.

Sincerely,

Thomas & Reel Engineering Consultants, Inc.

Michael I. Thomas, P.E.       
Principal Engineer 
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Aerial Site Photo
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75 Bridge St.,
Bluffton, SC 29910

Attachment 6



8

Engineering Consultants, Inc.
Thomas & Reel FORENSICStrec

Thomas & Reel Engineering Consultants Inc.
trec | STRUCTURAL | MEP | FORENSICS

9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

Photographic Evidence

AppEnDIx B
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www.thomasreel.com

Damaged Floor System
Subfloor System
2x6 24” O.C.

Subfloor System
2x6 24” O.C.

23

2221

Airhandler in Crawl Space24
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Engineering Consultants, Inc.
Thomas & Reel FORENSICStrec

Thomas & Reel Engineering Consultants Inc.
trec | STRUCTURAL | MEP | FORENSICS

9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

Subfloor System
2x6 24” O.C.

Subfloor Rot and Possible Mold 
Formation

Rot/Structural Damage/Possible Mold 
Floor System

Floor Joist 
2x6 24” O.C.

27 28

2625
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Thomas & Reel FORENSICStrec

Thomas & Reel Engineering Consultants Inc.
trec | STRUCTURAL | MEP | FORENSICS

9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

Typical Exterior Wall
2x4 24” O.C.
No Applied Sheathing

Rot/Structural Damage/Possible Mold 
Floor System

Typical Exterior Wall
2x4 24” O.C.

Typical Framing Around Windows
No Jack Studs

31 32

3029
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Engineering Consultants, Inc.
Thomas & Reel FORENSICStrec

Thomas & Reel Engineering Consultants Inc.
trec | STRUCTURAL | MEP | FORENSICS

9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

Typical Interior Walls
2x4 24” O.C.Possible Mold

Existing Electrical Panel Typical Interior Walls
Damaged Ceiling Due to Water 
Infiltration

35 36

3433
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Thomas & Reel Engineering Consultants Inc.
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9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

Damaged Ceiling Due to Water 
Infiltration

Damaged Ceiling Due to Water 
Infiltration

Damaged Ceiling Due to Water 
Infiltration

Damaged Ceiling Due to Water 
Infiltration

4039

3837
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Thomas & Reel Engineering Consultants Inc.
trec | STRUCTURAL | MEP | FORENSICS

9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

Typical Roof

Deck on Left Side of StructureKitchen

Typical Roof 4443

4241
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Engineering Consultants, Inc.
Thomas & Reel FORENSICStrec

Thomas & Reel Engineering Consultants Inc.
trec | STRUCTURAL | MEP | FORENSICS

9100 White Bluff Rd, Ste. 306, Savannah, GA 31406
Post Office Box 15818, Savannah, GA  31416

Tel: 912-920-0950 | Fax: 912-920-0948
www.thomasreel.com

Typical Attic
2x4 Rafters 24” O.C. 

Typical Attic
2x4 Rafters 24” O.C. 

Typical Attic
Plywood Sheathing Not Attached 
Directly to Rafters

Typical Attic
2x4 Rafters 24” O.C. 

4847

4645
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PLAN REVIEW COMMENTS FOR COFA-04-19-013053
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: 75 Bridge St
BLUFFTON, SC  29910

Historic District - Demolition

Active

04/10/2019

Plan PIN #:Case Manager: R610 039 00A 161D 0000Charlotte Moore

Plan Description: (COFA-04-19-013053) A Certificate of Appropriateness-Demolition request to allow the demolition of the 
existing Contributing Structure known as the Guscio Cottage. It is a 1-story wood frame, single-family 
structure of approximately 900 SF, located on the property identified as 75 Bridge Street in the Old Town 
Bluffton Historic District, and zoned Neighborhood Conservation-HD.

 Staff Review (HD)

 Submission #: 1  Recieved: 05/15/2020 Completed: 05/15/2020

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions05/15/2020Growth Management Dept Review 
(HD)

Charlotte Moore

Comments:

05/15/2020 Page 1 of 3
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1. The Applicant proposes the demolition of the contributing structure at 75 Bridge Street located within the Old Town Bluffton 
Historic District. 

2. A Pre-application meeting held on April 19, 2018, the Applicant was advised of the COFA process. Staff encouraged relocation 
as an alternative. 

3. On March 12, 2019 Town Council denied request to remove designation as a Contributing Structure to the Old Town Bluffton 
Historic District based on the following criteria found in UDO Sec. 3.25.3: a) The structure, individually, or as a collection of 
resources, embodies distinguishing characteristics of an architectural type, style, period or specimen in architecture or engineering; 
and, b) the structure represents an established and familiar visual feature of the neighborhood or Town.

4. Through a charrette process during the creation of the Old Town Master Plan, the community and design consulting team 
arrived at a series of basic urban design and policy principles to guide appropriate infill development in Old Town. Shaped from 
input by Bluffton citizens during the charrette, the “First Principles” embody the citizenry’s vision for the future of Old Town. The 
principles summarize the results of the public planning process and promote responsible growth, planning, and development. While 
the specifics of each principle are reflective of Bluffton’s needs, overall, these principles are essentials for good planning in any 
historic town.  The first of three “First Principals” is to preserve and protect. The built environment, especially the historic structures 
scattered throughout Old Town, should be protected and enhanced.  The removal of this structure would be removing one of the 
historic contributing structures scattered throughout Old Town, which should be protected and enhanced. (UDO Section 3.18.3.B. 
and Old Town Master Plan).

5. While the structure has been found to be “degraded to a condition that is unacceptable for occupancy” by Thomas and Reel in 
the structural report dated March 10, 2020, the report includes a list of items which would need to be repaired or replaced, rather 
than demolished in whole.  As such, staff finds the structure does not pose a threat to public health or public safety. (UDO Section 
3.18.3.G.2.a.)

6. Staff requests the applicant to provide documentation that alternatives for the property including potential reuse have been 
explored. (UDO Section 3.18.3.G.2.b.)

7. This application will be reviewed by the Development Review Committee on Wednesday, May 20 at 1:00 p.m. Staff will prepare 
a recommendation to the HPC for its June 3, 2020 meeting. The criteria to be used in the review appears in Sec. 3.18.3 of the 
Unified Development Ordinance (UDO Application Manual). 

8. As has been past practice for demolition requests, Town Staff reached out to Bluffton Preservation groups (A Call to Action, 
Bluffton Historic Preservation Society, Bluffton Township Black History Historical Preservation Society and Celebrate Bluffton). Any 
comments provided from these groups will be included in the Staff Findings for the Final HPC meeting. (UDO Section 3.18.3.F & 
3.18.3.G.1)

9. The HPC may also choose to postpone a decision for 180 days if it finds that it is in the public interest to preserve and protect 
the contributing structure, in whole or part. The purpose of the postponement is to consider whether alternatives to demolition exist 
(e.g., relocation of the structure elsewhere on property or off-site). During a postponement, the HPC would consult with interested 
civic groups, private citizens and other applicable boards and agencies. If alternatives are not available but preservation of the 
structure is the best interest and general welfare of the community. If the postponement expires and there is no recommended 
alternative, the HPC would take action on the request at its next regularly scheduled HPC meeting. If one or more alternatives have 
been identified, the HPC would make a recommendation to Town Council and the Applicant. (UDO Section 3.18.4).

10. If demolition request is approved by the HPC, the applicant may apply for a building permit for the demolition. Prior to 
demolition, however, the applicant would be required to document the property according to the standards of the Historic Building 
Survey and the Historic Engineering record to be archived. The documentation would be reviewed by the UDO administrator for 
approval. (UDO Section 3.18.5).

11. Any future buildings on the property will require a Certificate of Appropriateness – Historic District approval prior to construction

12. UDO Section 3.18.3.E. states that the HPC shall consider the preservation of the existing building’s historic character and 
architecture. As this request is for the proposed demolition of the building, this criteria can not be met.

Approved with Conditions05/15/2020HPRC Review Charlotte Moore

Comments:

"In reviewing the letter submitted by the owner and the pest control, I would be fine approving their application for demolition."

Approved with Conditions05/15/2020Watershed Management Review William Baugher

Comments:

05/15/2020 Page 2 of 3
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The Town will require a Stormwater Affidavit and implementation of the Construction Site BMPs found in Chapter 9 of the 
Stormwater Design Manual and other Stormwater Management regulations, where applicable before demolition activities can begin 
(SWDM Chapter 9). 
The following demolition site Best Management Practices (BMPs) should be implemented for all demolition site activities. The Town 
will require as a minimum, implementation of the following Demolition Site BMPs:
1. Silt Fencing buried a minimum of 6 inches below disturbed grade, where applicable.
2. In areas where more than two feet of fill material has been placed or in areas adjacent to all wetlands, silt fencing meeting the 
requirements of SCDOT must be used.
3. Temporary gravel driveways a minimum of 15 feet by 10 feet, where applicable.
4. Sediment barriers surrounding all catch basins or drop inlets on site and sediment socks on all catch basins or drop inlets 
adjoining to the site, where applicable.
5. Temporary seeding shall be placed within 7 days of the end of a land disturbance activity

Approved05/15/2020Addressing Review Nick Walton

Comments:

No comment.

Approved05/15/2020Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

BJWSA provides no comments.

Approved05/15/2020Building Safety Review Richard Spruce

Comments:

No comments.

Approved05/15/2020Transportation Department Review 
- HD

William Howard

Comments:

No comments.

Plan Review Case Notes:

05/15/2020 Page 3 of 3

ATTACHMENT 7



 

 

75 Bridge Street  Town Council 

 

TOWN COUNCIL

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: March 12, 2019 

PROJECT: 
75 Bridge Street – Removal of Structure from the 
2008 Historic Resources Survey as a Contributing 

Structure in the Historic District 

APPLICANT: 
Jamie Guscio on behalf of Elizabeth Guscio 
(Elizabeth Fund LLC.) 

PROJECT MANAGER: 
Erin Schumacher, AICP, Principal Planner – Historic 
Preservation & Urban Design 

 

APPLICATION REQUEST:  The Applicant, Jamie Guscio on behalf of Elizabeth Guscio 
(Elizabeth Fund LLC.), requests that the Town Council approve the removal of 75 

Bridge Street from the 2008 Historic Resources Survey as a Contributing Structure 
to the Old Town Bluffton Historic District. The Historic Preservation Commission 
(HPC), at the December 5, 2018 meeting, provided a recommendation that Town 

Council retain the structure on the survey as a Contributing Structure. Town Staff is 
now requesting a decision from Town Council to retain or remove the structure from 

the survey as a Contributing Structure.  
 
The Applicant requests approval for the following, based on the letter provided 

dated October 2, 2018: 
 

1. Removing 75 Bridge Street from the 2008 Historic Resources Survey as a 
Contributing Structure. The property was added as a contributing structure in 
2008 (see page 7-9 of Attachment 2).  

 
BACKGROUND:  The decisions and actions of local governments and individuals 

often decide the fate of the irreplaceable historic and prehistoric properties that 
give South Carolina communities their special character and make them better 
places to live and visit.  As such, the SC Code of Law (Section 6-29-870 as 

amended) allows communities to adopt zoning ordinances to protect their historic 
and architecturally valuable districts and neighborhoods.  The Certified Local 

Government (CLG) program, of which the Town of Bluffton has participated in since 
2003, is a federal, state and local partnership that recognizes local government that 
have established preservation programs. Through the certification process, 

communities make a local commitment to historic preservation. The South Carolina 
Historic Preservation Office (SHPO) jointly administers the CLG program with the 

National Parks Service (NPS) to facilitate funding, technical assistance, and training 
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for local governments with historic preservation programs.  Some noteworthy 
benefits to the Town’s designation are: 

 
• $25,000 Grant funding for the roof replacement of the Heyward House 

(2011); 
• $6,000 in Scholarship funding for Staff and Commissioners to attend the 

National Alliance of Preservation Commissions bi-annual conference (2014, 

2016, and 2018);  
• $70,000 in Historic Preservation Fund Grants funding for the Garvin-Garvey 

House Rehabilitation (2015 and 2016); 
• $30,000 in Historic Preservation Fund Grant funding for the Squire Pope 

Carriage House Preservation Plan (2018); 

• Numerous opportunities throughout the year for training/education of Staff 
and Commissioners (continuous); and  

• The opportunity to comment on the nomination of the Campbell Chapel AME 
Church to the National Register of Historic Places (2019).  

 

To participate as a CLG, the municipality is required to: enforce appropriate state or 
local legislation for the designation and protection of historic properties, establish 

an adequate and qualified HPC, maintain a system for the survey and inventory of 
historic properties, and encourage public participation in the local historic 
preservation program.  

 
In order to satisfy the requirements for CLG designation, the Town of Bluffton has 

conducted Historic Resource Surveys in accordance with the Survey Manual for the 
South Carolina Statewide Survey of Historic Properties to maintain a system for the 
survey and inventory of historic places since 2001. The surveys conducted were in 

2001 and 2008 and Staff is in the process of conducting another one which should 
be completed Spring of 2019.  These surveys of historic resources build upon the 

initial survey conducted in 1994 which identified Eighty-four (84) sites and led to 
the nomination of the Bluffton Historic District to the National Register of Historic 
Places in 1996.  

 
2001 Historic Resource Survey 

During the 2001 Survey, thirty-three (33) structures were included on the survey 
list. The structure at 75 Bridge Street was one of the structures identified as a 

historic resource in the 2001 survey, although it was addressed as 4 Huger Cove at 
the time. It is important to note that over time, properties, such as this one, 
throughout Old Town and the Bluffton vicinity have been re-addressed for E-911 

purposes. (See pages 15-18 of Attachment 2). 
 

2008 Historic Resource Survey 
In 2008, the Town initiated a second update to the existing 1994 and 2001 Historic 
Resources Surveys. During this survey update, the Town was able to incorporate 

structures that met the minimum criteria and to remove structures that no longer 
met those criteria. 

 
There were five (5) structures listed on the 1994 survey that were demolished prior 
to the 2008 survey and were proposed for removal from the survey. Two (2) 
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buildings were in extreme disrepair and the HPC recommended their removal from 
the survey as well. Eleven (11) additional structures, which were not on the 1994 

survey, were included on the 2008 survey list as they had become eligible since the 
completion of the earlier surveys.  The building at 75 Bridge Street was one of the 

structures identified at this time, although it was listed as 77 Bridge Street. (See 
pages 26-27 of Attachment 2) 
  

During the 2008 survey, the minimum requirements, outlined by South Carolina 
Regulation §12-122 & 123 were that the structure be fifty or more years old and 

meet the local body’s criteria for designation.  It further states that those categories 
of significance may include, but are not limited to the following: Architecture, 
Culture, Engineering, or History.  Based on the Town of Bluffton Zoning Ordinance 

(Section 5.16.7.), the local ordinance in place at the time of the survey, the 
following criteria were used.  

 
Properties fifty or more years old and must meet one or more of the following 
conditions: 

 
1. It has significant character, interest, or value as part of the development or 

heritage of a community; 
2. It is the site of an historical event with a significant effect upon society; 
3. It exemplifies the cultural, political, economic, social, or historic heritage of 

the community; 
4. It portrays the environment in the era of history characterized by a 

distinctive architectural style; 
5. It embodies those distinguishing characteristics of an architectural type of 

engineering specimen; 

6. It is the work of a designer whose individual work has significantly influenced 
the development of Bluffton; 

7. It contains elements of design, detail, materials, or craftsmanship which 
represent significant innovation; 

8. By being part of or related to a cove or other distinctive area, it should be 

developed or preserved according to a plan based on an historic, cultural, or 
architectural motif; 

9. Owning to its unique location or singular physical characteristic, it represents 
an established and familiar feature of the neighborhood, community or Town; 

or,  
10.It has yielded or may be likely to yield information important in pre-history 

or history.  

 
75 Bridge Street 

The existing structure is approximately 900 square feet in area and was constructed 
in or around 1948 as a single-family residential dwelling located at the corner of 
Bridge and Heyward Street. The building was on property owned by the Googe 

family who still own the adjacent parcel and have two generations of family 
members interned in the Bluffton Cemetery.  Documents indicate that it was saved 

from demolition and moved to its current location in the 1980s and used 
periodically since as a rental property. The existing structure is a 1-story frame 
building set on a concrete pier foundation. It was modified when it was moved to 
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the current property and placed onto a raised pier foundation. An open deck and 
side entryway were also added, and synthetic vinyl siding was installed over the 

original weatherboard material in 1997.  No significant changes/modifications 
appear to have occurred since the 2001 and 2008 surveys.  

 
In 2008, the property was approximately sixty (60) years old (constructed in 
1948), meeting the first criteria for a structure to be considered contributing. The 

attached survey sheets and associated reports list significant architectural features 
that made this property noteworthy.  

 
Pages 26 and 27 of Attachment 2 is the 2008 Intensive Survey Form that was 
provided to HPC and Town Council to determine if the structure should be a part of 

the 2008 survey update conducted at that time. The property was recommended 
for inclusion unanimously by the HPC and Town Council passed a resolution on 

October 1, 2008 to include this site into the Historic Resource Survey. (See pages 
28-34 of Attachment 2) 
 

ANALYSIS:  As stated in the letter dated October 2, 2018 from Mr. Guscio, he 
claims that the structure was not eligible for inclusion in the survey. Below is an 

excerpt describing the Applicant’s rationale:   
 

Based on the fact that the house was moved from its original location and then 

placed on concrete piers and that the home is not in fact on the river, the mere 

presence of three window units is arguably of no architectural, cultural or 

engineering significance.  This leaves only history as one of the four criteria that 

could possibly apply.  For the reasons stated below, we believe that the building 

possesses no historical, architectural, cultural or engineering significance and 

should not have been placed on the contributing structures list.  

The dwelling at 75 Bridge Street does not meet any of the standards listed in 12-

123 other than being more than 50 years old. (see Attachment 1 for additional 

information) 

Further, a separate letter, dated July 24, 2018, authored by Robert S. Jones Jr., 
former Executive Director of the Bluffton Historical Preservation Society from 1998-

2008 supports razing the structure.  In the letter, he incorrectly states that the 
building was omitted from the 2001 Historic Resources Survey completed by 

Prescon and provides several reasons why the building was not included. (See 
pages 35 and 36 of Attachment 2) Instead of being omitted, the property was 
simply addressed differently (4 Huger Cove) from what it was in 2008 (77 Bridge 

Street) and what it is known as today (75 Bridge Street).  (See pages 35-36 of 
Attachment 2) 

 
A Contributing Structure is defined as follows per Section 9.2 of the UDO:  
 

Any property, structure, or architectural resource which was designated as 
“contributing” in the Bluffton Historic District’s 1996 nomination to the National 
Register of Historic Places, or in the most recent Bluffton Historic Resources Survey 
(2001 or 2008), or any other structure designated as a Contributing Structure as 
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provided for in Section 3.25 of the UDO. The removal of a “Contributing Structure” 
from the Bluffton Historic Resources Survey shall cause the structure to no longer 
be considered “contributing.”  
 

National Parks Service Criteria for Designation as a “Contributing Structure” 
National Parks Service’s (NRHP) Criteria for Evaluation. As per the NRHP Criteria for 
Evaluation, a historic resource (building, structure, site, object, or district) may be 

eligible for the NRHP if it retains integrity of location, design, setting, materials, 
workmanship, feeling, and association, and: 

 
A.  Is associated with events that have made a significant contribution to the 

broad patterns of history; or 

B.  Is associated with the lives of significant persons in the past; or 
C.  Embodies the distinctive characteristics of a type, period, or method of 

construction, or that represents the work of a master, or that possesses 
high artistic value, or that represents a significant and distinguishable 
entity whose components may lack individual distinction; or 

D.  Has yielded, or is likely to yield, information important in history or 
prehistory. 

 
 
Local Review Criteria Used for Designation as a “Contributing Structure” 

The UDO (Section 3.25.3) has ten criteria for determining if a structure is 
‘contributing’.  While there are no criteria for removing a structure, South Carolina 

Regulations §12-122 states that “a local governing body may remove the historic 
designation if the property no longer possesses the qualities that made it eligible for 
designation.”  Town Council should review SC Regulation §12-122 and the following 

criteria to determine if a structure should be removed.  
 

1.  The structure has significant inherent character, interest, or value as part 
of the development or heritage of the Town, Region, State, or Nation; 

2.  The structure is the site of an event significant in history; 

3.  The structure is associated with a person or persons who contributed 
significantly to the culture and development of the Town, Region, State, 

or Nation; 
4.  The structure exemplifies the cultural, political, economic, social, ethnic, 

or historic heritage of the Town, Region, State, or Nation; 
5.  The structure individually, or as a collection of resources, embodies 

distinguishing characteristics of an architectural type, style, period, or 

specimen in architecture or engineering; 
6.  The structure is the work of a designer whose work has influenced 

significantly the development of the Town, Region, State or Nation; 
7.  The structure contains elements of design, detail, materials, or 

craftsmanship which represent a significant innovation; 

8.  The structure is part of or related to a cove or other distinctive element of 
the community; 

9.  The structure represents an established and familiar visual feature of the 
neighborhood or Town; or 
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10.  The structure has yielded, or may be likely to yield, information important 
in pre-history or history. 

 
ASSESSMENT AND EVALUATION:  Town Staff has attempted to provide all possible 

options for retention, reuse, or proposed demolition of the structure to the 
Applicant and the associated review process; however, it is the wish of the 
Applicant to pursue the removal of Contributing Structure status and seek the 

future demolition of the structure (See Attachment 3).  
 

Due to the complex nature of application at hand, the Town contracted Brockington 
and Associates, Inc., to perform an architectural survey and assessment of the 
historic resource at 75 Bridge Street and evaluate it based on the National Parks 

Service’s National Register of Historic Places (NRHP) Criteria for Evaluation as well 
as the Old Town Bluffton Historic District Criteria.  The work was performed by 

Lannie E. Kittrell, a Secretary of Interior Standards qualified architectural historian.  
The assessment in full is included as Attachment 1.  
 

In summary, despite the structure having possible significance under three of the 
four National Register of Historic Places Criteria, the resource is not eligible for 

inclusion in the NRHP, individually or as a contributing resource to a district due to 
lack of integrity of location, design, materials, setting and feeling.  This is due in 
part to the scope of the project being limited to the architecture and not including 

addition research into the Googe family, modifications made to the structure and 
the fact that it was moved from its original site on the corner of Thomas Heyward 

Street and Bridge Street. Had the structure remained in its original location, the 
integrity may not have been compromised to the extent that it would be omitted 
from inclusion in an expanded NRHP district.    

 
Conversely, when reviewed in accordance with the Old Town Bluffton Historic 

District Criteria for designation, the resource was found to contribute to the 
significance of the Old Town Bluffton Historic District under criteria 5 and 9 and may 
also qualify under criteria 1, 2, 3, and 4 because it was relocated in order to save 

the resource form demolition and may with additional research be associated with 
local historic events.  

 
To be eligible for consideration as a contributing, the structure must be 50 years old 

and meet one or more of the applicable criteria.  The specific criteria noted above 
are: 

5. The structure individually, or as a collection of resources, embodies 

distinguishing characteristics of an architectural type, style, period, or 
specimen in architecture or engineering; and 

 
9. The structure represents an established and familiar visual feature of the 

neighborhood or Town. 

 
TOWN COUNCIL ACTIONS:  The Bluffton Town Council shall consider the request for 

the removal of the structure from the 2008 Historic Resources Survey and provide a 
decision on whether to retain or remove the designation of the structure as a 
Contributing Structure based on the information provided.  

ATTACHMENT 8



March 12, 2019 Page 7 

 

 

75 Bridge Street  Town Council 
 

 
ATTACHMENTS: 

1. Brockington and Associates Assessment of 75 Bridge Street 
2. December 5, 2018 HPC Staff Report and Attachments 

3. Pre-Application Meeting Notes from 4-19-2018 
4. Contributing Structures Map 
5. Resolution 

6. Proposed Motion 
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