
 
  
 

 
 

TOWN OF BLUFFTON 
HISTORIC PRESERVATION COMMISSION 

 
ELECTRONIC MEETING 

 
SPECIAL MEETING Wednesday, June 10, 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. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA* 
 
VII. OLD BUSINESS  

 
VIII. NEW BUSINESS 

 
IX. DISCUSSION (NO ACTION) 

 
A. Discussion on 71 Calhoun Street, Building 1: A request by Court 

Atkins, Inc., on behalf of Cunningham, LLC, for review of a 
Certificate of Appropriateness-HD to allow the construction of a new 
two and a half-story mixed-use structure of approximately 8,000 
SF, identified as Building 1 and located at 71 Calhoun Street in the 
Old Town Bluffton Historic District, and zoned Neighborhood 
Center-HD. (COFA-10-19-013647)(Staff – Katie Peterson) 

https://www.facebook.com/TownBlufftonSC/
https://www.townofbluffton.sc.gov/Boards,%20Commissions,%20and%20Committees/HPC/6-10-2020/staff-report-71-calhoun.pdf
https://www.townofbluffton.sc.gov/Boards,%20Commissions,%20and%20Committees/HPC/6-10-2020/staff-report-71-calhoun.pdf
https://www.townofbluffton.sc.gov/Boards,%20Commissions,%20and%20Committees/HPC/6-10-2020/staff-report-71-calhoun.pdf
https://www.townofbluffton.sc.gov/Boards,%20Commissions,%20and%20Committees/HPC/6-10-2020/staff-report-71-calhoun.pdf
https://www.townofbluffton.sc.gov/Boards,%20Commissions,%20and%20Committees/HPC/6-10-2020/staff-report-71-calhoun.pdf
https://www.townofbluffton.sc.gov/Boards,%20Commissions,%20and%20Committees/HPC/6-10-2020/staff-report-71-calhoun.pdf
https://www.townofbluffton.sc.gov/Boards,%20Commissions,%20and%20Committees/HPC/6-10-2020/staff-report-71-calhoun.pdf
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B. Discussion on 71 Calhoun Street, Building 2: A request by Court 

Atkins, Inc., on behalf of Cunningham, LLC, for review of a 
Certificate of Appropriateness to allow the construction of a new 
two and a half-story mixed-use structure of approximately 8,000 
SF, identified as Building 2 and located at 71 Calhoun Street in the 
Old Town Bluffton Historic District, and zoned Neighborhood 
Center-HD. (COFA-12-19-013784)(Staff – Katie Peterson) 
 

C. Discussion on 71 Calhoun Street, Building 3: A request by Court 
Atkins, Inc., on behalf of Cunningham, LLC, for review of a 
Certificate of Appropriateness to allow the construction of a new 
two and a half-story mixed-use structure of approximately 8,000 
SF, identified as Building 3 and located at 71 Calhoun Street in the 
Old Town Bluffton Historic District, and zoned Neighborhood 
Center-HD. (COFA-12-19-013785)(Staff – Katie Peterson) 
 

X. 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 
vsmalls@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. 

 
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:vsmalls@townofbluffton.com
mailto:adacoordinator@townofbluffton.com


  
 
 

MEMORANDUM 

TO: Historic Preservation Commissioners  

FROM: Katie Peterson, AICP, Senior Planner  

RE: Comments on Conceptual Review for COFA-10-19-013647, COFA-12-19-
013784, COFA-12-19-013785 

DATE: 6/10/2020 

CC: Heather Colin, AICP, Director of Growth Management  

 Kevin Icard, AICP, Planning & Community Development Manager 

Charlotte Moore, AICP, Principal Planner 

 
REQUEST: The Applicant, Court Atkins Group, on behalf of Cunningham, LLC, is 
requesting a workshop review of the construction of three new commercial buildings 
proposed at 71 Calhoun Street in the Old Town Bluffton Historic District, and zoned 
Neighborhood Center – HD. 

 
BACKGROUND:  The site, located at 71 Calhoun Street, is located within the 
Neighborhood Center – HD Zoning District.  The proposed development consists of 
three buildings: Building 1 (COFA-10-19-01367) located at the corner of Green 
Street and Calhoun Street, Building 2 (COFA-12-19-013784) located at the northeast 
corner of the Bridge Street and Calhoun Street intersection, and Building 3 (COFA-
12-19-013785) located on Bridge Street between Building 2 and the Heyward House 
Property.  
 
On November 18, 2019, Building 1 was reviewed by the Historic Preservation Review 
Committee (HPRC) where comments were provided by the Applicant.  The Applicant 
took the comments, made revisions and resubmitted a new conceptual application.   
 
On January 13, 2020, the HPRC reviewed conceptual applications for Buildings 1, 2, 
and 3 and provided comments to the Applicant. The Applicant revised the plans and 
submitted Final Certificate of Appropriateness – Historic District (COFA) applications 
for the three buildings.  As the changes were expansive, the Unified Development 
Ordinance (UDO) Administrator determined the applications be brought back before 
the HPRC for review prior to being heard by the full Historic preservation 
Commission.   
 
On May 4, 2020, the Town of Bluffton Historic Preservation Review Committee  
reviewed the final applications for the three COFA applications for the construction of 
three (3), two and a half story buildings of approximately 8,000 SF each on the 
property identified by tax map number R610 039 00A 0099 0000 (COFA-10-19-
013647, COFA-12-19-013784, COFA-12-19-013785).   
 
At the HPRC meeting on May 4, after a lengthy discussion by Staff and the HPRC, the 
Applicant requested the applications be brought before the full HPC as a workshop 
item to help provide direction on the design of the buildings prior to formal review.  
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The Attachments, which have been provided by the Applicant, have not been 
reviewed for conformance with the review criteria found in Section 3.18 of the 
Unified Development Ordinance at this time.  

 
Once comments are provided to the applicant at the June 10th workshop, they may 
move forward with a submittal of a Final Certificate of Appropriateness Application to 
be reviewed by Staff for comment and presented to the HPC for action at a future 
meeting.    
  
 
ATTACHMENTS: 

1. Project Summary Narrative and Elevation Timelines 
2. 71 Calhoun St Comments Buildings 1 2 3 Response 
3. 2018 14 and 16 Church Street COFA Main St Bldg Type Precedent 

a. Approved 14 Church Street Plans (Provided by Town Staff) 
4. 71 Calhoun Street Building 1 Elevations 05-14-2020 
5. 71 Calhoun St Building 2 Elevations 05-14-2020 
6. 71 Calhoun St Building 3 Elevations 05-14-2020 
7. 71 Calhoun St Civil, Landscape Site Plan & Photos 
8. 71 Calhoun St Streetscape Elevations 05-14-2020 
9. Calhoun St, Bridge St, & Green St Street View 



 

June 2, 2020 

 

 

 

Katie Peterson, Senior Planner 

Town of Bluffton 

20 Bridge Street 

P.O. Box 386 

Bluffton, SC 29910 

 

 

Project: 71 Calhoun Street 

 

Re: Project Summary Narrative 

 

 

Please find the documents enclosed for this submission to the HPC workshop as discussed in the HPRC meeting 

on May 4, 2020.  Based upon the enormous amount of constructive feedback from the HPRC, staff, and public 

comments, all three buildings have been redesigned to have a more “residential” character, reduce the scale and 

massing, and add a level of refined detail.  Each building typology is outlined below: 

 

 

Building 1: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 95’ 

Rear Setback: 25’ 

Side Setbacks: 5’ 

Square Footage: 

 3,500 SF - 1
st
 Floor  

 3,500 SF - 2
nd

 Floor  

 1,000 SF - Loft  

 8,000 SF - Total:  

Floor to Floor Heights: 

 First to Second – 12’-0” 

 Second to Loft – 10’-0” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Calhoun St and a limited amount along Green St (modulation request to maintain a 

more residential character along Green St – additional building type) 

 

Building 2: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 89’ 
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Rear Setback: Varies 

Side Setbacks: 8’+ 

Square Footage: 

 3,500 SF - 1
st
 Floor  

 3,500 SF - 2
nd

 Floor  

 1,000 SF - Loft  

 8,000 SF - Total:  

Floor to Floor Heights: 

 First to Second – 14’-0” 

 Second to Loft – 11’-6” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Calhoun St and Bridge St 

 

Building 3: 

 

District: Neighborhood Center Historic District (NCE-HD) 

Use: Mixed-Use Commercial and Residential 

Building Type: Additional Building Type with Main Street Building Typology 

Height: 2 ½ stories 

Front Build-to Zone: 0’-10’ 

Lot Width: 95’ 

Rear Setback: Varies 

Side Setbacks: 8’+ 

Square Footage: 

 3,300 SF - 1
st
 Floor  

 3,300 SF - 2
nd

 Floor  

 1,000 SF - Loft  

 7,600 SF - Total:  

Floor to Floor Heights: 

 First to Second – 12’-0” 

 Second to Loft – 10’-0” 

Special Building Elements and Appurtenances: Colonnade and Awning 

Materials: Painted cementitious Siding and Cherokee Moss Town Brick 

Railings: Painted Wood 

Roof: Standing seam metal roof 

Columns: Painted wood 

Shopfront: Along Bridge St 

 

 

Kind regards, 

 

 

 

James C. Atkins 

Court Atkins Group 
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May 4, 2020 
May 15, 2020_updated 
 
 
Katie Peterson, Senior Planner 
Town of Bluffton 
Growth Management 
Bluffton, SC 29910 
 
 
Project: 71 Calhoun Street COFA-10-19-013647 
 
Response to Review of Certificate of Appropriateness Comments 
 
 
 
Katie, 
 
Please see the assembly of responses from the 71 Calhoun team to the Certificate of Appropriateness comments 
below.  In addition to the comments provided to the Town on 5/4/2020 at noon EST, the following responses have 
been updated based upon the HPRC on 5/4/2020. 
 
 
Building 1 
1. Reconsider the placement of the bedroom windows opening directly onto a rated stair.  Openings not permitted 
through this wall. The windows may open to an exterior walkway but not the stair.  This window has been 
removed. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. At time of final submittal, a site plan showing the placement of the structure is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan has been provided. 
 
3. While the applicant has provided precedent images from Old Town of louvers being used on building exteriors, 
the uses depicted in the provided photographs, as secondary or utilitarian elements are not directly analogous to 
their use on the facades of this building, as the louvers are being proposed as a primary character defining feature 
on the main street facade. This is a novel use that is without precedent in the vernacular architecture of Bluffton. 
The composition of porches should be straightforward, clear and legible and should incorporate the vernacular 
conventions of symmetry, proportion and detailing.  A determination must be made by the HPC on the 
appropriateness of the use of the louver enclosing/wall material the balconies.  Balconies may have roofs by are 
required to be open. (UDO Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) Although we believe a creative use 
of a traditional louver detail is appropriate, the louver details have been revised to a more traditional usage at 
service yards, unusable stair areas, and railings as in the provided images. 
 
4. Windows openings shall be oriented vertically.  It appears that the two small windows in Unit 200, in the 
stairwell, may be horizontal in orientation.  Provide additional information on the window dimensions as it is 
unclear if they meet this requirement. (UDO Section 5.15.6.I.1 .b.) This window will be removed 
 
5. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
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landscaping proposed for buffering; as well provide architectural details of the shutter dog style and water table. 
(Applications Manual)  A landscape plan is provided by Witmer Jones Keefer. 
 
 6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is 
both wider and taller than almost anything within the immediate vicinity.  While the they have not exceeded the 
maximum SF or height for the Main Street Building type, they have not taken into account the mass and scale of 
the buildings in the immediate context as required by the ordinance. The building must be reduced in size or the 
mass and scale mitigated through alternate design solutions. Alternate design solutions may include breaking the 
main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. and 5.15.5.F.1.c.) As a preliminary matter, 
Section 5.15.5.F.1.a provides that “[b]uilding heights and widths shall be visually similar to those in the 
neighboring vicinity.“  This is not a requirement to be the same or even similar – it is a requirement to be 
“visually similar”. Section 5.15.4 requires that “[a] new buildings in the Old Town Bluffton Historic District must 
meet the criteria of a designated building type outlined in this Section, and therefore must follow the prescribed 
Urban Standards set forth for that type, within the respective Zoning Districts.” The Applicant believes it has 
done so with these designs.  Furthermore, even if there was a requirement to be the same as those in the 
vicinity, these buildings are in visual similar proportion to Gigi’s, Pearls, Seven Oaks, May River Montessori, 
Bluffton UMC, Church of the Cross, 14 Church Street, Planter’s Mercantile, Patz Brothers House, Fripp House. 
Specifically, the building height is visually similar to Seven Oak (nearly identical) and the building width is less 
that the May River Montessori.  The building footprint of this project is 3,500 SF.  The Montessori school main 
building has a building footprint of over 5,600 SF. Finally, the buildings are in visually similar and in proportion to 
the recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled 
buildings in the neighborhood.   On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.   
 
7. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard). Building 1’s massing approach currently does just that, by bringing all of the 
building’s mass together under one large roof. Note: Once the masses are divided, porches should serve as singular 
unifying elements on each mass rather than being repetitive facade features on a single consolidated mass.  (UDO 
Section  5.15.5.F.2.a) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no 
reference to roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall 
be simple, utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This 
building certainly follows this guidance.  (Clarification note associated with the right illustration of the standard).  
Specific to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  In addition, this comment is the opposite of the later 
comment by Sottile and Sottile, which notes the building and roofs are “overly complex.”  In an analysis of the 
recently approved Church Street buildings in this district, these buildings have a similar composition and 
hierarchy.  In response to the architecture, the building has been completely redesigned to have a more 
residential character and detail.  The overall floor to floor height has been reduced to the minimum required. 
 
8. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, 
provide additional information on the massing next to neighboring residential structures on Green Street. The 
perspective images showing the relationship between the three proposed buildings and each other, as well as the 
relationship between Building 2, the Montessori School, and 55 Bridge Street are successful in providing 
information on how the street will look with Building 2 in place. As the major concern for mass and scale for 
Building 1 are with the relationship of the proposed structure and the neighboring residential structure at 57 
Calhoun Street, a perspective similar to the ones provided for building 2 is requested. (UDO Section 3.2.2.E.) 
Additional illustrations have been provided to provide street level perspectives with the existing landscape in 
context.  In an analysis of the recently approved Church Street buildings in this district, these buildings have a 
similar composition and hierarchy.  In response to the architecture, the building has been completely redesigned 
to have a more residential character and detail.  The overall floor to floor height has been reduced to the 
minimum required. 
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Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular 
buildings in Bluffton, and would benefit from broader overhangs. In terms of more prescriptive standards, porch 
roof overhangs are required to be a minimum of 2 feet (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1).   Overhangs 
have been extended and modified to a more residential character. 
 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze 
and soffit intersect; also, the soffit should be finished with a beaded or v-groove tongue and groove. (UDO Section 
5.15.6.P.3.6).   Soffits have been modified and in certain areas proposed as exposed rafter tails. 
 
Recommendations: While main street buildings are permitted in the Neighborhood Center Historic District, it 
should be noted that they are required in the blocks to the north (the red lines referenced on the UDO map on 5-
56), those requirements do not extend to this block, indicating the change in context as Calhoun Street extends 
toward the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above 
relating to contextual scale. Main Street buildings are permitted in this district and the provisions to ensure they 
are in scale and context are provided.  These buildings meet the guidance for Main Street Buildings.  Further, the 
recently approved Church Street buildings have been analyzed.  This building has been revised to have a more 
residential character and similar scale and proportion to this example.   
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
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gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
 
Comments: 1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred).  Arcades / colonnades 
are required to have a minimum depth of 8 ft. from the build-to-line to the inside column face.  While the 
colonnade is 8' deep for much of the length, it narrows to 6 feet in depth at each column and louvered area where 
the building projects out. (UDO Section 5.15.6.E.3.) The colonnade has be redesigned, as well as composition of 
the front façade along Calhoun st. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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Building 2 
 
1. Addresses will be provided at time of subdivision. Acknowledged 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged 
1. HVAC units may not be located under the stairs (South Elevation) per IBC section 1011.7.4. HVAC units have 
been relocated. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan is provided by Witmer Jones Keefer 
 
3. Air Conditioning compressors and utility meters shall be located in rear yards or side yards not facing side 
streets.  A service yard containing Air Conditioning units is proposed on the Birdge Street Elevation.  This service 
yard must be relocated to be in a rear or side yard not facing a street. (UDO Section 5.15.6.F.2.) The service yard 
has been removed and relocated to the rear. 
 
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall 
material the balconies.  Balconies may have roofs by are required to be open. (UDO Section 5.15.5.E.2.d. and UDO 
Section 5.15.6.G.3.) Although we believe a creative use of a traditional louver detail is appropriate, the louvering 
details have been revised to a more traditional usage at service yards, unusable stair areas, and railings as in the 
provided images. 
 
5. Windows openings shall be oriented vertically.  It appears that the three windows on the East elevation, in Unit 
202, are horizontal in orientation.  Provide additional information on the window dimensions as it is unclear if they 
meet this requirement. (UDO Section 5.15.6.I.1.b.) This window will be removed. 
 
6. In keeping with masonry building technology, metal spark arrestors, exposed metal flues, or pre-fabricated 
chimney caps are not permitted.  The proposed chimney shows a metal spark arrestor.  The spark arrestor must be 
revised to a permitted configuration. (UDO Section 5.15.6.E.8.d.) The drawing denotes a traditional chimney pot, 
not a spark arrestor; however, the detail has been modified to a traditional brick cap, commonly referred to as a 
“bishops cap” or “prayer hands.” 
 
7. Doors are permitted to have a French or Casement operation. The doors on the second story south elevation are 
proposed as sliding in operation.  Additionally, the Marvin Windows quote for this site indicates the use of a Bifold 
door. (Line# 14 - Bifold, Line#17 - Sliding).  Door operations must be revised to be Casement or French in operation. 
(5.15.6.I.3.c.) The door has been changed to a traditional French operation and the unit has been revised to have 
a more residential proportion and detail.   
 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard). The massing of Building 2 appears to be the most articulate of the three proposed 
buildings; however, further differentiation of the massing is needed in order to divide the building into smaller 
scale, architecturally distinct components and bring its scale into closer alignment with the buildings in the 
immediate neighborhood context in order to address the requirements of sections (UDO Sections 5.15.5.F.1.a. and 
5.15.5.F.1.c. ) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no reference to 
roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall be simple, 
utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This building 
certainly follows this guidance.  (Clarification note associated with the right illustration of the standard).  Specific 
to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
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rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  In addition, this comment is the opposite of the later 
comment by Sottile and Sottile, which notes the building and roofs are “overly complex.”  In an analysis of the 
recently approved Church Street buildings in this district, these buildings have a similar composition and 
hierarchy.  In response to the architecture, the building has been completely redesigned to have a more 
residential character and detail.   
 
9. Fixed frame windows are limited to a maximum size of 36 square feet.  The second floor is shown with a large 
scale patio door, and the gable (level 3) is shown with an +/- 80 square foot triangular fixed-frame window. 
Fenestration on upper levels should be restudied to reflect a traditional Bluffton residential character with legible 
rhythms of vertical openings of a similar size. The inclusion of operable shutters is encouraged. (UDO Sections 
5.15.6 .I.3. b & c) This door unit and windows have been revised to comply. 
 
10. For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
landscaping proposed for buffering; as well provide architectural details pf tje service yard showing material and 
height, the shutter dog style. (Applications Manual) A landscape plan is provided by Witmer Jones Keefer  
 
Recommendation: Commercial uses on this portion of Calhoun Street have a much more residential character. 
Many are converted homes. Corner storefronts directly on the street are more appropriate to blocks to the north 
and May River Road. Creating a true wrapping porch rather than a covered balcony, bringing the posts down to the 
first floor would serve to soften the more urban commercial feel currently exhibited by the building. Porches are 
not associated with Main Street buildings as stated in Section 5.15.8.A; however, the colonnade and balcony 
have been revised.  We have studied the columns extending to the ground, as well as modifying the brackets to 
be more residential.  Both ideas have been supplied.  Our recommendation would be to maintain the balcony 
concept.   
 
Recommendation: Consider recessing the mass of the transverse gable portion running down Calhoun Street to the 
north, so that the porch along this portion is recessed behind the plane of the main facade wall of the corner mass. 
This will allow the corner mass to read as a more modestly scaled structure comparable to the Main Street building 
across Bridge Street, and allow the mid-block portion to recede as a secondary mass. The roof over this transverse 
gable has been modified to minimize its scale and be subservient to the mass at the corner as recommended.  In 
addition, the left side porch has been modified to be a single story shed room to minimize the overall scale.   
 
Recommendation: Consider a strategy to articulate the roofline of the porch to step back after the popped up 
gabble portion of the building on the Bridge Street elevation, so that the eave line of the porch does not continue 
unbroken down the entire length of the building frontage.  This portion has been removed to more closely relate 
to the gable above. 
 
Recommendation: Eaves are detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding and frieze should be added at the 
top of the siding. Also, the soffit should be finished with a beaded or v-groove tongue and groove (UDO Sections 
5.15.6.P. 3-6).   Soffits have been modified and in certain areas proposed as exposed rafter tails. 
 
Recommendation: While main street buildings are permitted in the Neighborhood Center Historic District, it should 
be noted that they are required in the blocks to the north (the red lines referenced on the UDO map on 5-56), 
those requirements do not extend to this block, indicating the change in context as Calhoun Street extends toward 
the May River. The scale of such buildings in this district is regulated by both the half story lower height 
requirement (as compared with the Neighborhood Core Historic District), and the scale provisions listed above 
relating to contextual scale. Main Street buildings are permitted in this district and the provisions to ensure they 
are in scale and context are provided.  These buildings meet the guidance for Main Street Buildings.  Further, the 
recently approved Church Street buildings have been analyzed.  This building has been revised to have a more 
residential character and similar scale and proportion to this example.  . 
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
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speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
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Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
1. Additional information on the use of louvered screen on the balconies on the west and east elevations are 
required.  It is challenging to view this as a traditional configuration of genuine materials for a balcony design. 
Photo examples of this application may assist in clarifying intent. This is an older comment from the previous 
HPRC.  See above. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
 
1. See Development Plan for Stormwater Comments. Acknowledged. 
1. Proposed Addresses for Resubmittal The apartments addresses will stay the same, but the office spaces could 
change depending on if the units could be subdivided again. - 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 
200, Unit 201, Unit 202 and Unit 300 Acknowledged. 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged. 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. Removed as noted above. 
 
The below comments appear to be a copy of the previous comments from the submission on 1/13/2020 and 
were resolved in the current submission as noted in the application.  These comments have been addressed 
above. 

1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the 
Approved Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) 
must be reviewed and approved by the Development Review Committee prior to issuance of this COFA.  
A DPA has been submitted, however, all conditions must be satisfied, and an approval issued prior to the 
issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved 
prior to approval of the COFA.  
2. Main Street Building Types are required to be shop front buildings.   Per Section 5.15.6.L. of the UDO, 
in order to provide clear views of merchandise in stores and to provided natural surveillance of exterior 
street spaces, the ground-floor along the building frontage shall have untinted transparent shopfront 
windows and/or doors covering no less than 75% of the wall area. ... Bottoms of the shopfront window 
shall be between 1 and 3 feet above sidewalk grade.  The louvering details along the front elevation do 
not provide clear views of shopfront windows.  First floor elevation must be revised in order to provide 
clear views.  (UDO 5.15.6.L.2.)  
3. At time of final submittal, a site plan showing the placement of the structures is required in order to 
ensure compliance with the applicable lot standards including setbacks and building orientation. 
(Application Manual)  
4. The Application notes storefront windows on the second floor.  Provide additional information the 
windows. (5.15.6.I.)  
5. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)  
6. A determination must be made by the HPC on the appropriateness of the use of the louvering 
enclosing/wall material the balconies.  Balconies may have roofs by are required to be open. (UDO 
Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.)  
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. In order to 
ensure the buildings within the project and neighboring sites are visually simmilar, provide additional 
information on the street scape proposed. (5.15.5.F.4.)  
8. For the final application provide a landscape plan noting foundation plantings, street tree locations, 
and any landscaping proposed for buffering; as well provide architectural details of the railing and 
baluster, gutter profile, shutters, a typical window detail, corner board/pilaster trim detail, water table 
detail and sections through the eave and wall depicting the material configuration and dimensions. 
(Applications Manual)  
1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred).  Arcades / 
colonnades are required to have a minimum depth of 8 ft. from the build-to-line to the inside column 
face.  The proposed colonnade is under 8 ft. in depth and dead ends in the corner piece of the building 
prohibiting pedestrians to use as intended. Modify the elevation to include the use of one of the above 
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referenced architectural features required on a Main Street Building. (UDO Section 5.15.6.E.3.) The 
colonnade is 8 ft in depth. 
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to 
view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this 
application may assist in clarifying intent.  

 
1. See Development Plan Amendment for Transportation Comments. Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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Building 3 
 
 
1. Final Addressing will be provided at time of Subdivision Application. Acknowledge. 
 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledge. 
 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. HVAC units have been 
removed/relocated. 
 
1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the Approved 
Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) must be reviewed and 
approved by the Development Review Committee prior to issuance of this COFA.  A DPA has been submitted, 
however, all conditions must be satisfied, and an approval issued prior to the issuance of the COFA. Additionally, a 
subdivision application must be submitted, reviewed and approved prior to approval of the COFA. Acknowledged.  
The process is being led by Witmer Jones Keefer and Ward Edwards. 
 
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be spaced no 
farther apart than they are tall.  Columns must be reconfigured or additional columns added to meet the spacing 
requirements found above.  (UDO Section 5.15.6.H.) Additional columns have been added to ensure the required 
proportions.  The entire composition has been restudied to have a more residential character. 
 
3. At time of final submittal, a site plan showing the placement of the structures is required in order to ensure 
compliance with the applicable lot standards including setbacks and building orientation. (Application Manual) A 
site plan is provided by Witmer Jones Keefer  
 
4. A determination must be made by the HPC on the appropriateness of the use of the louvering enclosing/wall 
material at the balconies and stairwells.  Balconies may have roofs by are required to be open. (UDO Section 
5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) Although we believe a creative use of a traditional louver detail is 
appropriate, the louvering details have been revised to a more traditional usage at service yards, unusable stair 
areas, and railings as in the provided images. 
 
5.For the final application provide a landscape plan noting foundation plantings, street tree locations, and any 
landscaping proposed for buffering; as well provide the shutter dog profile. (Applications Manual) A landscape plan 
is provided by Witmer Jones Keefer  
 
6. Building heights and widths shall be visually similar to those in the neighboring vicinity.  The proposed building is 
both wider and taller than almost anything within the immediate vicinity.  While the they have not exceeded the 
maximum SF or height for the Main Street Building type, they have not taken into account the mass and scale of 
the buildings in the immediate context as required by the ordinance, most specifically the Heyward House , Slave 
Quarters and Summer Kitchen (c. 1840) located directly behind the proposed structure. The intent of the Old Town 
Bluffton Historic District is to promote the educational, cultural, and general welfare of the public through the 
preservation, protection, and enhancement of the old, historic, and/or architecturally-worthy structures and areas 
of the Town; and to maintain such structures as visible reminders of the history and heritage of the Town.  The 
building must be reduced in size or the mass and scale mitigated through alternate design solutions. Alternate 
design solutions may include breaking the main mass into smaller scaled components.   (UDO Section 5.15.5.F.1.a. 
and 5.15.5.F.1.c., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan). Within this section 5.15.5.F.2.a of the UDO it 
references simple compositions and no reference to roofs.  The more relevant massing roof section is Section 
5.15.5.F.2.b, which states Rooflines shall be simple, utilizing gables, hips, and sheds and should correspond to 
the massing of the building below.  This building certainly follows this guidance.  (clarification note associated 
with the right illustration of the standard).  Specific to Section 5.15.5.F.2.a, the building mass shall consist of a 
simple composition.  This building is a simple rectangular volume with hierarchy around the entries – very 
simple.  In addition Sections 5.15.5.F.2.a,c,d are massing techniques that are successful in large footprint 
buildings.  This is NOT a large format building, because they are only allowed in the Neighborhood Core HD 
Zoning District per section 5.15.5.F.11.a-2.  This project is located in the Neighborhood Center HD Zoning District.  
Long unarticulated masses are not present.  Forms and roofs are continuous front to back as illustrated and 
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relate to the building geometry below.  Roofs are hips, gables, and sheds as instructed.  As a preliminary matter, 
Section 5.15.5.F.1.a provides that “[b]uilding heights and widths shall be visually similar to those in the 
neighboring vicinity.“  This is not a requirement to be the same or even similar – it is a requirement to be 
“visually similar”. Section 5.15.4 requires that “[a] new buildings in the Old Town Bluffton Historic District must 
meet the criteria of a designated building type outlined in this Section, and therefore must follow the prescribed 
Urban Standards set forth for that type, within the respective Zoning Districts.” The Applicant believes it has 
done so with these designs.  Furthermore, even if there was a requirement to be the same as those in the 
vicinity, these buildings are in visual similar proportion to Gigi’s, Pearls, Seven Oaks, May River Montessori, 
Bluffton UMC, Church of the Cross, 14 Church Street, Planter’s Mercantile, Patz Brothers House, Fripp House. 
Specifically, the building height is visually similar to Seven Oak (nearly identical) and the building width is less 
that the May River Montessori.  The building footprint of this project is 3,500 SF.  The Montessori school main 
building has a building footprint of over 5,600 SF. The buildings are visually similar and in proportion to the 
recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled buildings in 
the neighborhood.   Finally, an additional breakdown of scale and height has been introduced as the building 
extends towards the Heyward House property.  An existing dense landscape buffer exists to preserve the 
character of the neighboring structures.  On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.   
 
7. Building heights and widths shall be visually similar to those in the neighboring vicinity. They shall incorporate 
elements that give the building perceptible scale.  Large buildings in particular shall be designed to reduce their 
perceived height and mass by dividing the building into smaller scale components. The applicant should re-study 
the articulation of the massing of Building 3 by dividing the building into smaller scale, distinct components. The 
building’s floor plan and internal program is naturally divided into three sections on all floors, allowing it to be 
divided into three architecturally distinct elements. Alternatively it could be divided into two distinct elements, 
with one element combining two of the bays into a 2 storied mass and the second element consisting of the 
remaining taller 2.5 storied bay, which could be located on the side of the building adjacent to Building 2 rather 
than in its center, which would allow the scale to increase as it moves toward the corner.(UDO Sections 5.15.5.F.1.a 
& 5.15.5-F.2.) Within this section 5.15.5.F.2.a of the UDO it references simple compositions and no reference to 
roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which states Rooflines shall be simple, 
utilizing gables, hips, and sheds and should correspond to the massing of the building below.  This building 
certainly follows this guidance.  (clarification note associated with the right illustration of the standard).  Specific 
to Section 5.15.5.F.2.a, the building mass shall consist of a simple composition.  This building is a simple 
rectangular volume with hierarchy around the entries – very simple.  In addition Sections 5.15.5.F.2.a,c,d are 
massing techniques that are successful in large footprint buildings.  This is NOT a large format building, because 
they are only allowed in the Neighborhood Core HD Zoning District per section 5.15.5.F.11.a-2.  This project is 
located in the Neighborhood Center HD Zoning District.  The buildings are visually similar and in proportion to 
the recently approved Main Street buildings on Church Street, which are also adjacent to similarly scaled 
buildings in the neighborhood.   On a SF/acre (density) basis, the proposed development is less than the 
precedent Church St project.  Finally, an additional breakdown of scale and height has been introduced as the 
building extends towards the Heyward House property.   
 
8. Building mass shall consist of a simple composition of basic building forms that follow a clear hierarchy. 
Furthermore, do not clump everything equally under one enormous roof” (clarification note associated with the 
left illustration of the standard).  Building 3’s massing approach currently does just that, by bringing all of the 
building’s mass together under one large roof.  Within this section 5.15.5.F.2.a of the UDO it references simple 
compositions and no reference to roofs.  The more relevant massing roof section is Section 5.15.5.F.2.b, which 
states Rooflines shall be simple, utilizing gables, hips, and sheds and should correspond to the massing of the 
building below.  This building certainly follows this guidance.  (clarification note associated with the right 
illustration of the standard).  Specific to Section 5.15.5.F.2.a, the building mass shall consist of a simple 
composition.  This building is a simple rectangular volume with hierarchy around the entries – very simple.  In 
addition Sections 5.15.5.F.2.a,c,d are massing techniques that are successful in large footprint buildings.  This is 
NOT a large format building, because they are only allowed in the Neighborhood Core HD Zoning District per 
section 5.15.5.F.11.a-2.  This project is located in the Neighborhood Center HD Zoning District.  The buildings are 
visually similar and in proportion to the recently approved Main Street buildings on Church Street, which are 
also adjacent to similarly scaled buildings in the neighborhood.   Finally, an additional breakdown of scale and 
height has been introduced as the building extends towards the Heyward House property.   
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9. In order to provide additional context for the impact of the proposed buildings and the neighboring sites, 
provide additional information on the massing next to neighboring residential structures on Green Street. The 
perspective images showing the relationship between the three proposed buildings and each other, as well as the 
relationship between Building 2, the Montessori School, and 55 Bridge Street are successful in providing 
information on how the street will look with Building 2 in place. As the major concern for mass and scale for 
Building 3 is with the relationship of the proposed structure and the neighboring Heyward House and outbuildings 
which are Contributing Structures, perspectives similar to the ones provided for Building 2 is requested. (UDO 
Section 3.2.2.E.) Additional illustrations have been provided to provide street level perspectives with the existing 
landscape in context.  In an analysis of the recently approved Church Street buildings in this district, these 
buildings have a similar composition and hierarchy.  In response to the architecture, the building has been 
completely redesigned to have a more residential character and detail.  The overall floor to floor height has been 
reduced to the minimum required. 
 
Recommendation: The roof overhangs seem somewhat timid and under-scaled relative to similar vernacular 
buildings in Bluffton, and would benefit from broader overhangs. In terms of more prescriptive standards, porch 
roof overhangs are required to be a minimum of 2 feet. It is unclear whether this standard is met on the two 
flanking porches.   (UDO Section 5.15.6.E.5.d. and 5.15.6.P.1.).   Overhangs have been extended and modified to a 
more residential character. 
 
Recommendation: Eaves are also detailed as enclosed eaves with a smooth Hardie Panel soffit and a crown at the 
fascia. Consider using exposed rafter tails or, if enclosing the eave, a bed molding should be added where the frieze 
and soffit intersect; also, the soffit should be finished with a beaded or v-groove tongue and groove (UDO Section 
5.15.6.P. 3-6).   Soffits have been modified and in certain areas proposed as exposed rafter tails. 
 
Recommendation: Fenestration should draw from the Bluffton vernacular pattern as stated earlier, with a more 
transparent street level and more traditional residential character on upper levels with legible rhythms of vertical 
openings of a similar size. The inclusion of operable shutters is encouraged.   The building has been completely 
redesigned to have a more residential character. 
 
Recommendation: The large blank wall composed of fiber cement panels on the south façade does not contribute 
to the architectural character of the elevation and should be reconsidered. Recommendation: While main street 
buildings are permitted in the Neighborhood Center Historic District, it should be noted that they are required in 
the blocks to the north (the red lines referenced on the UDO map on 5-56), those requirements do not extend to 
this block, indicating the change in context as Calhoun Street extends toward the May River. The scale of such 
buildings in this district is regulated by both the half story lower height requirement (as compared with the 
Neighborhood Core Historic District), and the scale provisions listed above relating to contextual scale. Main Street 
buildings are permitted in this district and the provisions to ensure they are in scale and context are provided.  
These buildings meet the guidance for Main Street Buildings.  As noted in previous submittals, the intent of the 
fiber cement panel detail is to provide a “canvas” for local artists to apply mural to.  This particular mural is 
intended to be landscape oriented to blend with the already established landscape buffer. 
 
In addition to review by staff, The Town of Bluffton contracted Sottile and Sottile to provide additional review to 
speak to the architectural design, because of their background in HP and involvement in the adoption of the Old 
Town Master Plan. Additional suggestions include: UDO Section 5.15.6. states “A primary goal of this section is 
authenticity.” The standards encourage “Bluffton vernacular architecture and construction, and which draws its 
ornament and variety from the traditional assembly of genuine materials.”  The level of detailing on the proposed 
facades, when viewed from a close proximity is minimal, failing to draw significantly from local precedent, while 
the composition of the facades themselves is often overly complex [note staff comment 7 in contrast], relying on a 
variety of novel assemblies and juxtapositions while failing to achieve the very straightforward compositional 
legibility inherent in the Bluffton vernacular.   The scale and character of much of the fenestration also fails to draw 
adequately from local precedents. [the building has been completely redesigned to have a more residential scale 
and character] The best examples of traditional Bluffton Main Street Buildings incorporate a storefront and a 
higher level of transparency at the street level, while upper level residential and other non-retail uses incorporate 
more conventional residential fenestration patterns, with single or narrow double doors and vertically 
proportioned windows forming a legible rhythm of voids that are generally similar in size.  [utilizing similar design 
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techniques approved at the Church St. project, this building has been restudied] This is indicated by the sample 
illustration on 5-85 of the UDO, as well as in all of the Main Street Building precedents shown in this section [note 
per the UDO, *Precedent images are for illustrative purposes only, with no regulatory effect.  They are provided 
as examples, and shall not imply that every element in the photograph is permitted.].  This residential character 
is particularly important on this portion of Calhoun Street, on which the overall character is considerably more 
residential than portions further north toward May River Road.  The fenestration on a number of the facades 
proposed lack the clarity and hierarchy of these traditional examples, introducing a wide variety of glazing types 
and patterns and creating large expanses of transparency on upper residential levels, giving the upper levels more 
of a commercial feel.   This dilutes the traditional contrast in fenestration between a lower commercial level and an 
upper residential level that is inherent in the Lowcountry vernacular; resulting in facades that lack the clarity and 
legibility found in Bluffton’s best traditional Main Street Buildings. [the building has been redesigned to have more 
residential character and patterns] A viable solution for this site should be achievable within the parameters 
outlined above. The fundamental issue with the current proposal is that it lacks relatable scale within this specific 
context. While the UDO does set maximum footprint and height limits within this district, these upper limits should 
not be considered blanket entitlements that supersede other relevant and applicable standards that are also a part 
of the UDO, such as those requiring buildings to be visually similar in scale to those in the neighboring vicinity.  [the 
height has been reduced and the massing has been restudied to have a more residential character] A refinement 
of this project that addresses issues of fenestration, finishes, and secondary details, while failing to address the 
fundamental issue of building format and massing will not adequately address the most critical standards that the 
current proposal does not meet.   The project should be re-studied to address the issues above in order to meet 
the requirements and intent of the Bluffton UDO standards and the Old Town Master Plan principles. As 
documented, during the 1/13/2020 HPRC meeting, Ms. Heyward and several other members from the public 
gathered around the table and provided input on the project.  In order to understand her objections, a meeting 
took place at the Pine House on 3/4/2020.  Heather Colin was in attendance as a representative of the Town.  
During that meeting, Ms. Heyward suggested we meet with Christian Sottile of Sottile and Sottile.  Upon the 
urging of Heather Colin, on 3/19/2020, Ryan Hughes, Matt Cunningham, and James Atkins met with Mr. Sottile 
at his Savannah office.  We appreciated his personal opinions on the project and adjustments were explored.  
Mr. Sottile provide his meeting notes to the meeting participants as well as Ms. Heyward shortly after the 
meeting on 3/20/2020.  These meeting notes closely parallel the comments above.  While we certainly respect 
Mr. Sottile’s personal opinions on this project, it is disturbing that the Town retained Mr. Sottile after the 
Applicant, at the recommendation of UDO Administrator, undertook the additional time and expense to meet 
together with its consultants with Mr. Sottile in his Savannah office to discuss this project.  However, Mr. 
Sottile’s recommendations after that meeting misstated the availability to construct a Main Street Building type 
on this property and that mistake now carries over into the Staff comments.  It is our understanding that Mr. 
Sottile has not been retained by the Town in such a capacity since the adoption of the UDO and the Old Town 
Master Plan and we question his insertion in this process at this late stage. The Applicant has retained local 
consultants with considerable experience and the requisite skill and knowledge for this project.  At considerable 
expense the Applicant has strived to design a development respective of the site and Town goals set forth in the 
UDO and the Old Town Master Plan.  It is the UDO and the Old Town Master Plan that govern development of 
this site and not the subjective views of a third party. The insertion of a new consultant to the Staff and the HPC 
this late in the process with the statement that the project be “re-studied in order to meet the intent of the UDO 
and the Old Town Master Plan” is overly broad, not reflective of comments made previously by Staff to the 
application and not consistent with the UDO and the Old Town Master Plan.  Furthermore, the insertion of Mr. 
Sottile at this stage and the treatment of this Application is not consistent with the UDO nor the manner in 
which other projects in the Historic District have been treated and therefore unfair to the Applicant and we 
believe arbitrary.   
 
1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, colonnade, 
marquee or awning along the front facade (arcades/colonnades are preferred). The proposed structure does not 
have one of the above referenced architectural features, but proposes the use of bracketed balconies along the 
front elevation.  A determination by the full HPC must be made on the appropriateness of the use of bracketed 
balconies as an appropriate alternative to those features listed in the UDO.  (UDO Section 5.15.6.E.3.) Main Street 
buildings are permitted in this district and the provisions to ensure they are in scale and context are provided.  
These buildings meet the guidance for Main Street Buildings.  Within the redesign, the introduction of an 8 ft 
colonnade has been achieved.   
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2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to view this 
as a traditional configuration of genuine materials for a balcony design. Photo examples of this application may 
assist in clarifying intent. This appears to be a duplicated from the previous HPRC Town comments, but have been 
addressed in this submission.  Additionally, as noted above, the louver details have been modified. 
 
1. See Development Plan for Transportation Comments. Acknowledged. 
1. See Development Plan for Watershed Comments. Acknowledged. 
 
1. Proposed Addresses for Resubmittal The apartments addresses will stay the same, but the office spaces could 
change depending on if the units could be subdivided again. - 71# Calhoun Street Unit 100, Unit 101, Unit 102, Unit 
200, Unit 201, Unit 202 and Unit 300 Acknowledged. 
 
1. Pending formal submittal of site plans showing the connectivity to BJWSA’s System. Acknowledged. 
 
1. HVAC units may not be located under the stairs per IBC section 1011.7.4. The HVAC units have been 
removed/relocated. 
 
The below comments appear to be a copy of the previous comments from the submission on 1/13/2020 and 
were resolved in the current submission as noted in the application.  These comments have been addressed 
above. 

1. As the work proposed in this Certificate of Appropriateness (COFA) Application differs from the 
Approved Development Plan for this site (DP-11-17-011473), a Development Plan Amendment (DPA) 
must be reviewed and approved by the Development Review Committee prior to issuance of this COFA.  
A DPA has been submitted, however, all conditions must be satisfied, and an approval issued prior to the 
issuance of the COFA. Additionally, a subdivision application must be submitted, reviewed and approved 
prior to approval of the COFA.  
2. The columns on the stairs and balconies are spaced further apart than they are tall.  Columns shall be 
spaced no farther apart than they are tall.  Columns must be reconfigured or additional columns added to 
meet the spacing requirements found above.  (UDO Section 5.15.6.H.)  
3. At time of final submittal, a site plan showing the placement of the structures is required in order to 
ensure compliance with the applicable lot standards including setbacks and building orientation. 
(Application Manual)  
4. Provide additional information on the massing next to neighboring residential structures on Bridge 
Street.  The structure will be located directly next to the Slave House and Summer Kitchen at the rear of 
the Heyward House property.  Both of these outbuildings are Contributing Structures within the Old 
Town Bluffton Historic District.  The intent of the Old Town Bluffton Historic District is to promote the 
educational, cultural, and general welfare of the public through the preservation, protection, and 
enhancement of the old, historic, and/or architecturally-worthy structures and areas of the Town; and to 
maintain such structures as visible reminders of the history and heritage of the Town.  Building heights 
and widths shall be visually similar to those in the neighboring vicinity.  Provide additional information on 
the massing of the proposed new construction next to the existing neighboring structures.  (UDO Sections 
5.15.5.F.1., 5.15.5.F.4., 5.15.1.C., 5.15.1.E. and the Old Town Master Plan).  
5. The Application notes storefront windows on the second floor.  Provide additional information the 
windows. (5.15.6.I.)  
6. Provide additional information on service yard materials and configuration . (UDO Section 5.15.6.F.)  
7. A determination must be made by the HPC on the appropriateness of the use of the louvering 
enclosing/wall material the balconies.  Balconies may have roofs by are required to be open. (UDO 
Section 5.15.5.E.2.d. and UDO Section 5.15.6.G.3.) 
8. The stucco paneling along the side elevations changes materials on mid plane.  Material changes in the 
same plane or at exterior corners is not permitted.  The material or configuration of the material change 
must be modified to meet the above standard (UDO Section 5.15.6.N.)  
9. For the final application provide a landscape plan noting foundation plantings, street tree locations, 
and any landscaping proposed for buffering; as well provide architectural details of the railing and 
baluster, gutter profile, shutters, a typical window detail, corner board/pilaster trim detail, water table 
detail and sections through the eave and wall depicting the material configuration and dimensions. 
(Applications Manual)  
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1. The proposed building is a Main Street Building.  Main Street buildings must have an arcade, 
colonnade, marquee or awning along the front facade (arcades/colonnades are preferred). The proposed 
structure does not have one of the above referenced architectural features, but proposes the use of 
bracketed balconies along the front elevation.  A determination by the full HPC must be made on the 
appropriateness of the use of bracketed balconies as an appropriate alternative to those features listed in 
the UDO.  (UDO Section 5.15.6.E.3.)  
2. Additional information on the use of louvered screen on the balconies is required.  It is challenging to 
view this as a traditional configuration of genuine materials for a balcony design. Photo examples of this 
application may assist in clarifying intent.  
3. While shutters are not required, when they are proposed they must be applied in a consistent manner. 
Add shutters to the all windows that can accept them. (UDO Section 5.15.6.A. and Section 5.15.5.F.4.c.)  
4. On the West Elevation, consider adding a bracket to the extended roof over the stairs to provide a 
similar feature to the bracket used on the lower east elevation roofs.  
5. The Application notes the chimney as being brick, but the plans do not show a chimney.  Provide 
additional information to clarify if a chimney is proposed.  

 
1. See Development Plan Amendment for Transportation Comments.  Acknowledged. 
1. See Development Plan Amendment for Stormwater comments. Acknowledged. 
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14 Church Street  – Certificate of Appropriateness  Historic Preservation Commission 

HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: December 5, 2018 

PROJECT: 14 Church Street – New Construction  

APPLICANT: Ansley Manuel 

PROJECT MANAGER: Erin Schumacher, AICP, Principal Planner 

 

APPLICATION REQUEST:  The Applicant, Ansley Manuel on behalf of James Jeffcoat, 

requests that the Historic Preservation Commission approve the following 

application: 

 

1. COFA-04-18-11936.  A Certificate of Appropriateness to construct a mixed-

use building of approximately 4,745 SF at 14 Church Street, in the Old Town 

Bluffton Historic District and zoned as Neighborhood Center – HD. 

 

INTRODUCTION: In March of 2017 a Subdivision Application was approved by the 

Town of Bluffton creating a three lot subdivision accessed off of Church Street near 

the intersection of Boundary Street.  The construction in this application is proposed 

on one of these newly created lots.  A Final Development Plan was reviewed by the 

Development Review Committee (DRC) at the October 9, 2018 meeting and the 

Planning Commission at the October 24, 2018 meeting. All DRC and Planning 

Commission comments and conditions must be satisfied, and the Final Development 

Plan approved prior to the issuance of a Certificate of Appropriateness.  

 

The Applicant is proposing the construction of a 2½-story mixed-use structure of 

approximately 4,745 SF located in the Old Town Bluffton Historic District.  The 

Applicant has indicated that there will be approximately 2,000 SF of commercial 

space on the first floor with 2 residential units on the upper floors. The structure is 

designed as a Main Street Building Type which is an allowable building type within 

the Neighborhood Center-HD zoning district.  

 

The Applicant has proposed a building that reflects the vernacular characteristics of 

Bluffton by proposing a combined side-gable and hip roof a forward-facing shed 

dormer, and colonnade.  Additional materials that are in keeping with the 

vernacular of Bluffton include the use of chamfered columns, a combination of 

horizontal lap siding and stucco, corner board trim, and the use of stucco on the 

first floor columns.  

 

This project was presented to the Historic Preservation Review Committee for 

conceptual review at the May 7, 2018 meeting where comments were provided to 

the Applicant (See Attachment 5).   
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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 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 mixed-use structure 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 to the architectural diorama 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 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 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 mixed-use building adds to the 

district and 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 a Main Street Building Type and, with the exception 

of the front build-to, meets the setbacks and dimensional requirements 

for that building type. As there is an existing over-head power line located 

at the front of the property, the Applicant is requesting the building be 

placed 17 feet from the property line, which exceeds the required front 

build-to by 7 feet, be approved as submitted.  Per UDO Section 

5.15.5.F.6., exceptions to Build-to Lines may be granted where existing 

significant natural features are present, to preserve protected trees and to 

preserve the integrity of neighboring historic resources. Exceptions may 

also be granted to accommodate outdoor design features such as dining 

areas, open-air markets and public art features. Staff is requesting a 

determination if an exception to the build-to should be granted in this 

case.      

 

b. Finding.  Town Staff finds that if the conditions noted below are met, the 

proposed building will be in conformance with applicable provisions 

provided in Article 5:   

 

1) Section 5.15.6.G.3. Building Walls.  The UDO states that stucco 

over concrete masonry units or reinforced concrete is a permitted 

building wall material. The proposed plans show stucco at the first 

floor level over typical wood framing. This configuration is not 

permitted and must be revised to be over concrete masonry units 

or reinforced concrete to meet the requirements of the UDO.  

 

2) Section 5.15.6.E.3.a. Colonnades/Arcades. The UDO states that 

colonnade depth is required to be a minimum of 8 feet from the 

build-to-line to the inside column face.  As proposed, the 

colonnade is 6 feet deep along the front of the building to the 

outside of the column face. To meet the requirements of the UDO 

the colonnade depth would need to be increased to 8 feet.  

 

3) Section 5.15.6.H. Columns, Piers, Railings, Balustrades.  The UDO 

provides design standards for railings and balustrades; however, 

an architectural detail was not provided. A detail of the railing and 

balustrade must be provided to ensure that the design meets the 

standards set forth in the UDO.  
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4) Section 5.15.6.A and 5.15.5.F.4.c. Architectural Standards and 

Building Composition. The Applicant has proposed a building with 

louvered shutters on the Left, Right, and Rear elevation. While 

shutters are not required, when they are proposed they must be 

applied in a consistent manner.  As such, shutters should also be 

added to the front elevation and to any other windows that will 

accept them.  

 

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 the construction of a new mixed-

use 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. 

 

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 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 5.15.5.F.6. of the UDO, the HPC must determine that the 

proposed placement due to the existing power lines, which exceeds the 

allowed front build-to, is an appropriate purpose for an exception to be 

granted. 

 

2. Per Section 5.15.6.G.3. of the UDO, the proposed stucco at the first floor 

must be revised to be over concrete masonry units or reinforced concrete 

to meet the requirements of the UDO.  
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3. Per Section 5.15.6.E.3.a. of the UDO, the depth of the colonnade along 

the front of the building must be increased to a minimum of 8 feet.  

 

4. Per Section 5.15.6.H. of the UDO and the Applications Manual, provide an 

architectural detail of the railing and balustrade to ensure that the design 

meets the standards set forth in the UDO.  

 

5. Per Sections 5.15.6.A and 5.15.5.F.4.c. of the UDO, shutters should be 

added to the front elevation and to any other windows that will accept 

them.  

 

6. Per Section 3.6 of the UDO, all DRC and Planning Commission comments 

and conditions must be satisfied, and the Final Development Plan 

approved prior to the issuance of a Certificate of Appropriateness. 

 

ATTACHMENTS: 

1. Location Map 

2. Zoning Map 

3. Applicant Narrative 

4. Site Plan & Elevations 

5. HPRC Report 

6. DRC Comments 
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Jim Jeffcoat
14 & 16 Church Street

Bluffton, SC

FINAL LANDSCAPE 
DEVELOPMENT PLANS

For

Prepared By:

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

mariaghysdesigns@gmail.com

October 16, 2018
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PLAN REVIEW COMMENTS FOR COFA-04-18-011936
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: 12 Church St

BLUFFTON, SC  29910

Historic District

Active

04/24/2018

Plan PIN #:Case Manager: R610 039 00A 0384 0000Erin Schumacher

Plan Description: The Applicant is proposing to construct two mixed use building with similar floor plans, but different 

elevations, details and finish materials. 

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 7th meeting.

 Staff Review (HD)

 Submission #: 1  Recieved: 04/24/2018 Completed: 05/04/2018

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions05/04/2018Growth Management Dept Review 

(HD)

Erin Schumacher

Comments:

1. For the final application provide a landscape plan noting foundation plantings, street tree locations, proposed tree removal, and 

any landscaping proposed for buffering. (Applications Manual)

2. Regardless of the health or condition, a Town of Bluffton tree removal permit is required for the removal of any tree , 8 inches in 

diameter at breast height (DBH). (UDO Section 3.22.2.A.)

3. For the final application provide architectural details of the railing and baluster, a typical window detail, corner board and water 

table trim detail and sections through the eave and wall depicting the material configuration and dimensions. (Applications Manual)

4. Provide additional information to clarify the proposed type of metal roofing material (5V and standing seam are permitted).  (UDO 

Section 5.15.6.) 

5. Colonnade depth is required to be 8 ft. minimum from the build-to-line to the inside column face and 18” from the outside column 

face to the curb..  As proposed, the colonnade is less than 6 ft. deep from build-to-line to inside of column face.  Revise colonnade 

to meet the minimal depth requirements. (UDO Section 5.15.6.E.3.a.)

6. The proposed building placement is 16' from the front property line.  This does not meet the front build-to requirement of 0'-10' for 

the Main Street Building Type and must be revised to meet the dimensional standards of the UDO. (UDO Section 5.15.5.F.6.)

7. As this proposed activities constitute development, it requires a development plan to be submitted to the Development Review 

Committee (DRC).  All comments from the DRC review must be addressed prior to the issuance of a Certificate of Appropriateness. 

(UDO Section 3.10.2.A.)

Recommendation: Per the UDO, building heights and widths shall be visually similar to those in the neighboring vicinity and be 

consistent with the scale, form, and building proportion of the surrounding neighborhood. To better relate to the smaller scaled 

structure on Lot 1, consider revising the roofline/massing of the structure to appear less bulky and more responsive the surrounding 

structures. As well, please provide a streetview massing study with your final application to assist the HPC in understanding the 

spatial relationships/interplay of the 3 building. (UDO Section 5.15.F.1.a. and Section 3.18.3.D.)

Approved with Conditions04/24/2018Addressing Review Carl Norris

Comments:

1. Address for parcel/structure is 14 CHURCH ST.

2. Address for individual units:

1st Floor Commercial - 14 CHURCH ST., UNIT-1A & UNIT-1B

2nd Floor 2-Story Residential - 14 CHURCH ST., UNIT-2A & UNIT-2B

Approved05/04/2018Transportation Department Review 

- HD

Kevin Icard

Comments:

1.Comments will be provided during the Development Plan Review process regarding parking, access, and circulation.

05/04/2018 Page 1 of 2
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Approved05/04/2018Watershed Management Review William Baugher

Comments:

1. Comments will be provided during the Development Plan Review process.

Approved04/26/2018Beaufort Jasper Water and Sewer 

Review

Dick Deuel

Comments:

1.Water/sewer design under review by BJWSA.

Approved04/26/2018HPRC Review Erin Schumacher

Comments:

1. For final application, provide material call-outs and additional architectural details. (Applications Manual)

Plan Review Case Notes:

05/04/2018 Page 2 of 2
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16 Church Street  – Certificate of Appropriateness  Historic Preservation Commission 

HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: December 5, 2018 

PROJECT: 16 Church Street – New Construction  

APPLICANT: Ansley Manuel 

PROJECT MANAGER: Erin Schumacher, AICP, Principal Planner 

 

APPLICATION REQUEST:  The Applicant, Ansley Manuel on behalf of James Jeffcoat, 

requests that the Historic Preservation Commission approve the following 

application: 

 

1. COFA-04-18-11938.  A Certificate of Appropriateness to construct a mixed-

use building of approximately 5,015 SF at 16 Church Street, in the Old Town 

Bluffton Historic District and zoned as Neighborhood Center – HD. 

 

INTRODUCTION: In March of 2017 a Subdivision Application was approved by the 

Town of Bluffton creating a three lot subdivision accessed off of Church Street near 

the intersection of Boundary Street.  The construction in this application is proposed 

on one of these newly created lots.  A Final Development Plan was reviewed by the 

Development Review Committee (DRC) at the October 9, 2018 meeting and the 

Planning Commission at the October 24, 2018 meeting. All DRC and Planning 

Commission comments and conditions must be satisfied, and the Final Development 

Plan approved prior to the issuance of a Certificate of Appropriateness.  

 

The Applicant is proposing the construction of a 2½-story mixed-use structure of 

approximately 5,015 SF located in the Old Town Bluffton Historic District.  The first 

floor is proposed for commercial use while the upper floors are proposed for 

residential use. The structure is designed as a Main Street Building Type which is an 

allowable building type within the Neighborhood Center-HD zoning district.  

 

The Applicant has proposed a building that reflects the vernacular characteristics of 

Bluffton by proposing a side-gabled structure with a wide forward-facing gable 

dormer, colonnade, and exposed rafter tails.  Additional materials that are in 

keeping with the vernacular of Bluffton include the use of chamfered columns, a 

combination of horizontal lap and shingle siding, corner board trim, and the use of 

brick on the first floor columns.  

 

This project was presented to the Historic Preservation Review Committee for 

conceptual review at the May 7, 2018 meeting where comments were provided to 

the Applicant (See Attachment 5).   
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16 Church Street – Certificate of Appropriateness  Historic Preservation Commission 

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 mixed-use structure 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 to the architectural diorama 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 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 will be in conformance with 

those standards if the conditions noted in item 2 of this Section are met. 
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16 Church Street – Certificate of Appropriateness  Historic Preservation Commission 

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 mixed-use building adds to the 

district and 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 a Main Street Building Type and, with the exception 

of the front build-to, meets the setbacks and dimensional requirements 

for that building type. As there is an existing over-head power line located 

at the front of the property, the Applicant is requesting the building be 

placed at 17 feet from the property line, which exceeds the required front 

build-to by 7 feet, be approved as submitted.  Per UDO Section 

5.15.5.F.6., exceptions to Build-to Lines may be granted where existing 

significant natural features are present, to preserve protected trees and to 

preserve the integrity of neighboring historic resources. Exceptions may 

also be granted to accommodate outdoor design features such as dining 

areas, open-air markets and public art features. Staff is requesting a 

determination if an exception to the build-to should be granted in this 

case.      

 

b. Finding.  Town Staff finds that if the conditions noted below are met, the 

proposed building will be in conformance with applicable provisions 

provided in Article 5:   

 

1) Section 5.15.6.E.3.a. Colonnades/Arcades. The UDO states that 

colonnade depth is required to be a minimum of 8 feet from the 

build-to-line to the inside column face.  As proposed, the 

colonnade is 6 feet deep along the front of the building to the 

outside of the column face. To meet the requirements of the UDO 

the colonnade depth would need to be increased to 8 feet.  

 

2) Section 5.15.6.H. Columns, Piers, Railings, Balustrades.  The UDO 

provides design standards for railings and balustrades; however, 

an architectural detail was not provided. A detail of the railing and 

balustrade must be provided to ensure that the design meets the 

standards set forth in the UDO.  

 

3) Section 5.15.6.F.2.c. Architectural Elements. The site planning of 

the building currently shows 3 HVAC compressors flanking the rear 

corners of each side of the building. The UDO states that air 

conditioner compressors shall only be located in rear yards or 

sideyards not facing side streets. As such, the compressors on the 

Boundary St. Elevation must be relocated to the rear or side yard 

not facing the street.  
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4) Section 5.15.6.A and 5.15.5.F.4.c. Architectural Standards and 

Building Composition. The Applicant has proposed a building with 

louvered shutters on the Rear Elevation only. While shutters are 

not required, when they are proposed they must be applied in a 

consistent manner.  As such, shutters should also be added to the 

front elevation and to any other windows that will accept them.  

 

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 the construction of a new mixed-

use 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. 

 

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 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 5.15.5.F.6. of the UDO, the HPC must determine that the 

proposed placement due to the existing power lines, which exceeds the 

allowed front build-to, is an appropriate purpose for an exception to be 

granted. 

 

2. Per Section 5.15.6.E.3.a. of the UDO, the depth of the colonnade along 

the front of the building must be increased to a minimum of 8 feet.  
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3. Per Section 5.15.6.H. of the UDO and the Applications Manual, provide an 

architectural detail of the railing and balustrade to ensure that the design 

meets the standards set forth in the UDO.  

 

4. Per Section 5.15.6.F.2.c. of the UDO, the three A/C compressors on the 

Boundary St. side of the building must be relocated to the rear or side 

yard not facing the street. 

 

5. Per Sections 5.15.6.A and 5.15.5.F.4.c. of the UDO, shutters should be 

added to all windows that will accept them.  

 

6. Per Section 3.6 of the UDO, all DRC and Planning Commission comments 

and conditions must be satisfied, and the Final Development Plan 

approved prior to the issuance of a Certificate of Appropriateness. 

 

ATTACHMENTS: 

1. Location Map 

2. Zoning Map 

3. Applicant Narrative 

4. Site Plan & Elevations 

5. HPRC Report 

6. DRC Comments 
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PLAN REVIEW COMMENTS FOR COFA-04-18-011938
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: 12 Church St

BLUFFTON, SC  29910

Historic District

Active

04/24/2018

Plan PIN #:Case Manager: R610 039 00A 0384 0000Erin Schumacher

Plan Description: The Applicant is proposing to construct two mixed use buildings with similar floor plans but different 

elevations, details, and finish materials. 

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 7th meeting.

 Staff Review (HD)

 Submission #: 1  Recieved: 04/24/2018 Completed: 05/04/2018

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions05/04/2018Growth Management Dept Review 

(HD)

Erin Schumacher

Comments:

1. For the final application provide a landscape plan noting foundation plantings, street tree locations, proposed tree removal, and 

any landscaping proposed for buffering. (Applications Manual)

2. Regardless of the health or condition, a Town of Bluffton tree removal permit is required for the removal of any tree , 8 inches in 

diameter at breast height (DBH). (UDO Section 3.22.2.A.)

3. For the final application provide architectural details of the railing and baluster, a typical window detail, corner board and water 

table trim detail and sections through the eave and wall depicting the material configuration and dimensions. (Applications Manual)

4. Provide additional information to clarify the proposed type of metal roofing material (5V and standing seam are permitted).  (UDO 

Section 5.15.6.) 

5. Colonnade depth is required to be 8 ft. minimum from the build-to-line to the inside column face and 18” from the outside column 

face to the curb..  As proposed, the colonnade is less than 6 ft. deep from build-to-line to inside of column face.  Revise colonnade 

to meet the minimal depth requirements. (UDO Section 5.15.6.E.3.a.)

6. The proposed building placement is 16' from the front property line.  This does not meet the front build-to requirement of 0'-10' for 

the Main Street Building Type and must be revised to meet the dimensional standards of the UDO. (UDO Section 5.15.5.F.6.)

7. As this proposed activities constitute development, it requires a development plan to be submitted to the Development Review 

Committee (DRC).  All comments from the DRC review must be addressed prior to the issuance of a Certificate of Appropriateness. 

(UDO Section 3.10.2.A.)

Approved with Conditions04/24/2018Addressing Review Carl Norris

Comments:

1. Address for parcel/structure is 16 CHURCH ST.

2. Address for individual units:

1st Floor Commercial - 16 CHURCH ST., UNIT-1A & UNIT-1B

2nd Floor 2-Story Residential - 16 CHURCH ST., UNIT-2A & UNIT-2B

Approved05/04/2018Transportation Department Review 

- HD

Kevin Icard

Comments:

1.Comments will be provided during the Development Plan Review process regarding parking, access, and circulation.

Approved05/04/2018Watershed Management Review William Baugher

Comments:

1. Comments will be provided during the Development Plan Review process.

05/04/2018 Page 1 of 2
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Approved04/26/2018Beaufort Jasper Water and Sewer 

Review

Dick Deuel

Comments:

1. Water/sewer design under review by BJWSA.

Approved04/26/2018HPRC Review Erin Schumacher

Comments:

1. For final application, provide material call-outs and additional architectural details. (Applications Manual)

Plan Review Case Notes:

05/04/2018 Page 2 of 2
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TOWN OF BLUFFTON HISTORIC PRESERVATION COMMISSION 
Rotary Community Center / Oscar Frazier Park, 11 Recreation Court 
Wednesday, December 5, 2018 Minutes 
 

Present: Hank McCracken, Chairperson; Will Guenther; Marge Blair; Bruce Trimbur; Joe 

Mascetti 

Absent:          Chris Epps, Vice Chairperson; Chuck Dulcie  

Staff: Erin Schumacher, Principal Planner - Historical Preservation & Urban Design; 

Katie Peterson, Senior Planner; Kevin Icard, Planning & Community 

Development Manager; Victoria Smalls, Growth Management Coordinator; 

Richardson LaBruce, Town Attorney 

  

 

I. CALL TO ORDER 

 

McCracken called the meeting to order at 6:04 p.m. 

 

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 

 

Commissioner Trimbur made a motion to adopt the December 5, 2018, Historic 

Preservation Commission meeting agenda.  Commissioner Guenther seconded the 

motion. All were in favor and the motion passed.  

 

VI. ADOPTION OF MINUTES 

 

Commissioner Guenther made a motion to adopt the October 3, 2018, Historic 

Preservation Commission meeting minutes.  Commissioner Trimbur seconded the 

motion. All were in favor and the motion passed. 

 

VII. PUBLIC COMMENTS FOR ITEMS NOT ON THE AGENDA 

  

There was no public comment for items not on the agenda.   

  

VIII. OLD BUSINESS 

 

No old business. 
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IX. NEW BUSINESS 

 

1. FOR ACTION 

 

A.  Removal of Contributing Structure Status: A request by Jamie Guscio on behalf 

of Elizabeth Guscio (Elizabeth Fund LLC.) for the subject property, which is 

identified by Beaufort County Tax Map Number R610 039 00A 161D 0000 at 75 

Bridge Street and zoned as Neighborhood Conservation-HD, for a 

recommendation to remove the existing structure from the 2008 Historic 

Resources Survey as a Contributing Structure. The recommendation will be 

forwarded to Town Council. 

 

Erin Schumacher presented the information to the Commission, which is 

incorporated into these minutes. 

 

Commissioner Trimbur made a motion to keep the existing structure on the 2008 

Historic Resources Survey as a Contributing Structure.  Commissioner Guenther 

seconded the motion, and the motion passed with a vote of 3 to 2 with 

Commissioner Blair and Commissioner Mascetti not in favor.  

 

B. Certificate of Appropriateness: A request by Ansley H. Manuel on behalf of 

James W. Jeffcoat, for approval of a Certificate of Appropriateness to allow the 

construction of a mixed-use building of approximately 5,015 SF at 16 Church 

Street, in the Old Town Bluffton Historic District and zoned as Neighborhood 

Center – HD. (COFA-4-18-11938) (Staff – Erin Schumacher) 

 

Erin Schumacher presented the information to the Commission, which is 

incorporated into these minutes.  

 

Commissioner Guenther made a motion that the request for approval of the 

construction of a mixed-use building of approximately 5,015 SF on the property 

identified as 16 Church Street (COFA-4-18-11938) be approved with the following 

conditions:  

 

1. Per Section 5.15.5.F.6. of the UDO, the HPC determined that the proposed 

placement, which exceeds the allowed front build-to, is an appropriate 

purpose for an exception to be granted due to the existing power lines and 

recommends that it be approved by the UDO Administrator. 

 

2. Per Section 5.15.6.E.3.a. of the UDO, the depth of the colonnade along the 

front of the building must be increased to a minimum of 8 feet.  

 

3. Per Section 5.15.6.H. of the UDO and the Applications Manual, provide an 

architectural detail of the railing and balustrade to ensure that the design 

meets the standards set forth in the UDO.  

 

4. Per Section 5.15.6.F.2.c. of the UDO, the three A/C compressors and utilities, 

meters and service apparatus proposed on the Boundary St. side of the 

building must be relocated to the side yard not facing the street. 
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5. Per Sections 5.15.6.A and 5.15.5.F.4.c. of the UDO, shutters should be added 

to all windows that will accept them or removed from all windows for 

consistency.  

 

6. Per Section 3.6 of the UDO, all DRC and Planning Commission comments and 

conditions must be satisfied, and the Final Development Plan approved prior 

to the issuance of a Certificate of Appropriateness. 

 

7. A massing study to revise the scale of the structure shall be provided for the 

Historic Preservation Review Committee (HPRC) to review. 

 

Commissioner Blair seconded the motion.  All were in favor and the motion 

passed.  

 

C. Certificate of Appropriateness:  A request by Ansley H. Manuel on behalf of 

James W. Jeffcoat, for approval of a Certificate of Appropriateness to allow the 

construction of a mixed-use building of approximately 4,745 SF at 14 Church 

Street, in the Old Town Bluffton Historic District and zoned as Neighborhood 

Center – HD. (COFA-4-18-11936) (Staff – Erin Schumacher) 

 

Erin Schumacher presented the information to the Commission, which is 

incorporated into these minutes.  

 

Commissioner Guenther made a motion that the request for the construction of a 

mixed-use building of approximately 4,745 SF on the property identified as 14 

Church Street (COFA -4-18-11936) be approved with the following conditions:  

 

1. Per Section 5.15.5.F.6. of the UDO, the HPC determined that the proposed 

placement, which exceeds the allowed front build-to, is an appropriate 

purpose for an exception to be granted due to the existing power lines and 

recommends that it be approved by the UDO Administrator. 

 

2. Per Section 5.15.6.G.3. of the UDO, the proposed stucco at the first floor be 

revised to be over concrete masonry units/reinforced concrete or to revised to 

a permitted material and submitted for the Historic Preservation Review 

Committee (HPRC) to review.  

 

3. Per Section 5.15.6.E.3.a. of the UDO, the depth of the colonnade along the 

front of the building must be increased to a minimum of 8 feet.  

 

4. Per Section 5.15.6.H. of the UDO and the Applications Manual, provide an 

architectural detail of the railing and balustrade to ensure that the design 

meets the standards set forth in the UDO.  

 

5. Per Section 5.15.6.F.2.c. of the UDO, the three A/C compressors and utilities, 

meters and service apparatus proposed on the Boundary St. side of the 

building must be relocated to the side yard not facing the street. 

 

6. Per Sections 5.15.6.A and 5.15.5.F.4.c. of the UDO, shutters should be added 

to all windows that will accept them or removed from all windows for 

consistency.  
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7. Per Section 3.6 of the UDO, all DRC and Planning Commission comments and 

conditions must be satisfied, and the Final Development Plan approved prior 

to the issuance of a Certificate of Appropriateness. 

 

Commissioner Trimbur seconded the motion.  All were in favor and the motion 

passed.  

 

D. Certificate of Appropriateness: A request by Pearce Scott Architects on behalf 

of Eugene Marks, for approval of a Certificate of Appropriateness to allow the 

development of a 2-story commercial building of approximately 3,090 SF located 

at 5766 Guildford Place (Lot 6) in the Stock Farm Development, in the Old Town 

Bluffton Historic District and zoned Neighborhood General – HD.  (COFA-08-18-

12348) (Staff – Erin Schumacher) 

 

 Chairman Hank McCracken recused himself from this agenda item. 

 

Erin Schumacher presented the information to the Commission, which is 

incorporated into these minutes.  

 

Commissioner Trimbur made a motion that the request for approval for 

construction of a 2-story commercial building of approximately 3,090 SF on the 

property identified as 5766 Guildford Place (Lot 6) (COFA-8-18-12348) be 

approved with the following conditions:  

 

1. Per the Applications Manual, a landscape plan, noting foundation plantings, 

street tree locations, and other landscaping must be provided for review.  

 

2. Per Section 3.22.2.A. of the UDO, a Town of Bluffton Tree Removal Permit 

must be submitted and approved for the removal of any tree, 8” (DBH) or 

greater, located on a commercially developed lot.   

 

Commissioner Mascetti seconded the motion.  All were in favor and the motion 

passed. 

 

E. Certificate of Appropriateness. A request by Southern Coastal Homes, LLC., for 

approval of a Certificate of Appropriateness to allow the development of a 2-story 

single-family residential structure of approximately 2,580 SF with a detached 

Carriage House of approximately 515 SF located at 5774 Yaupon Road in the 

Stock Farm Development in the Old Town Bluffton Historic District and zoned 

Neighborhood General – HD.  (COFA-10-18-12461) (Staff – Katie Peterson) 

 

Chairman Hank McCracken recused himself from this agenda item due to the fact 

that he has an economic interest in this matter. 

 

Katie Peterson presented the information to the Commission, which is 

incorporated into these minutes.  

 

Commissioner Trimbur made a motion to approve the request for a Certificate of 

Appropriateness to allow the development of a 2-story single-family residential 

structure of approximately 2,580 SF with a detached Carriage House of 

approximately 515 SF located at 5774 Yaupon Road be approved with the 

following conditions:  
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1. Per Section 5.3.3.A.1. of the UDO, a Town of Bluffton tree removal permit is 

required for the removal of any trees over 14” in DBH.   

 

Commissioner Blair seconded the motion.  All were in favor and the motion 

passed.  

 

F. Certificate of Appropriateness:  A request by Kevin Quat, for approval of a 

Certificate of Appropriateness to allow for the development of a Bungalow Court 

consisting of 5 residential cottages of approximately 615 SF each located at 42 

and 44 Wharf Street in the Old Town Bluffton Historic District and zoned 

Neighborhood General – HD.  (COFA-06-18-12081) (Staff – Erin Schumacher) 

 

Erin Schumacher presented the information to the Commission, which is 

incorporated into these minutes.  

 

Public Comments for 42 & 44 Wharf Street 

 

a) Vicky Foster, 40 Wharf Street. Stated that there is a 68-member signed 

petition against this development and that the use of hotel/motel in this 

setting is not permitted. 

b) Don Davis, 5764 Yaupon Road.  Stated that he is new to these types of 

meetings, but he does not agree with the proposed plans for 42 & 44 

Wharf Street 

 

Commissioner Guenther made a motion to approve the Certificate of 

Appropriateness to allow the development of a Bungalow Court consisting of 5 

residential cottages approximately 615 SF each located at 42 & 44 Wharf Street 

be approved with the following conditions: 

 

1. Per Section 3.6 of the UDO, all Development Review Committee and Planning 

Commission comments and conditions must be satisfied, and the Final 

Development Plan approved prior to the issuance of a Certificate of 

Appropriateness. 

 

2. Per UDO Section 5.15.5.F.3.a., provide revised elevations with architectural 

variation to differentiate the structures from one another for the Historic 

Preservation Review Committee (HPRC) to review. 

 

Commissioner Blair seconded the motion and the motion passed with a vote 

of 4 to 1 with Commissioner Mascetti not in favor. 

 

G. Adoption of 2019 Historic Preservation Commission Meeting Dates. (Staff 

Presenting – Erin Schumacher) 

 

Erin Schumacher presented the information to the Commission, which is           

incorporated into these minutes. 

 

Commissioner Trimbur made the motion to approve the 2019 Historic 

Preservation Commission Meeting Dates as submitted.  Commissioner Blair 

seconded the motion.  The Board approved the 2019 dates.  

  

X. DISCUSSION 
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     NONE 

  

XI. ADJOURNMENT 

The December 5, 2018, Historic Preservation Commission meeting was adjourned at 

8:33 p.m. 
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