
 

 

Historic Preservation Commission Meeting 

Wednesday, October 01, 2025 at 6:00 PM  

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

AGENDA 

This meeting can be viewed live on BCTV, on Sparklight Channel 9 and 113 or on Spectrum Channel 
1304. 

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. ADOPTION OF MINUTES 

1. September 3, 2025 Minutes 

V. PUBLIC COMMENT 

VI. OLD BUSINESS 

1. 36 Wharf Street: A request by Jamie Guscio (Kingfisher Construction), Applicant, on behalf of 
Kathy Barbina and Tim Harris, Owners, for approval of a Certificate of Appropriateness-HD to 
allow the construction of a new 2-story Carriage House of 1200 square feet. The property is in 
Old Town Bluffton Historic District, and zoned Neighborhood General-HD (NG-HD). (COFA-03-
25-019657) (Staff - Charlotte Moore) 

VII. NEW BUSINESS 

1. 5 Lawton Street: A request by Ansley Manuel (Manuel Studio), Applicant, on behalf James W. 
Jeffcoat Revocable Trust (Owner), for approval of a Certificate of Appropriateness-Historic 
District to allow construction of a detached Carriage House of approximately 1,180 SF located 
at 5 Lawton Street. The property is located in the Old Town Historic District and is zoned 
Neighborhood Center-Historic District (NC-HD). (COFA-09-25-019856)(Staff - Charlotte Moore) 

VIII. DISCUSSION 

1. Historic District Monthly Update. (Staff) 
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IX. ADJOURNMENT 

NEXT MEETING DATE: Wednesday, November 5, 2025 

 

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

In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the 
Town of Bluffton will not discriminate against qualified individuals with disabilities on the basis of 
disability in its services, programs, or activities. The Town of Bluffton Council Chambers are ADA 

compatible. Auditory accommodations are available. Any person requiring further accommodation 
should contact the Town of Bluffton ADA Coordinator at 843.706.4500 or 

adacoordinator@townofbluffton.com as soon as possible but no later than 48 hours before the 
scheduled event. 

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

*Please note that each member of the public may speak at one public comment session and a form must 
be filled out and given to the Town Clerk. To submit a public comment online, please click here: 

https://www.townofbluffton.sc.gov/FormCenter/Town-15/Public-Comment-60 
Public comment is limited to 3 minutes per speaker. 
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Historic Preservation Commission Meeting 
Theodore D. Washington Municipal Building, Henry “Emmett” McCracken Jr. Council Chambers, 20 

Bridge Street, Bluffton, SC 

September 03, 2025 

I. CALL TO ORDER 

Chairman Goodwin called the meeting to order at 6pm.  

II. ROLL CALL 

PRESENT 
Chairman Evan Goodwin 
Vice Chairman Joe DePauw 
Commissioner Carletha Frazier 
Commissioner Jim Hess 
Commissioner Tim Probst 
Commissioner Debbie Wunder 
Commissioner Lisa Sulka 

III. ADOPTION OF MINUTES 

1. August 6, 2025 Minutes 

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

Seconded by Commissioner Sulka. 
Voting Yea: Chairman Goodwin, Vice Chairman DePauw, Commissioner Frazier, Commissioner 
Hess, Commissioner Probst, Commissioner Wunder, Commissioner Sulka 

All were in favor and motion passed.  

IV. PUBLIC COMMENT 

Nicki Graziani, Historic Bluffton Foundation - Ms. Graziani spoke in favor of the demolition of 34 
Thomas Heyward St after the assessment showed the poor condition of the structure.  

V. PRESENTATIONS 

1. Discussion of Town of Bluffton Historic Resource Survey Update and Presentation by Stantec, 
Inc. (Staff - Glen Umberger) 

Sandy Shannon with Stantec, Inc. presented. The Commission questioned how many 
participants there are in the survey to date and who would be included in the interview 
portion. There were questions as to how this survey differed from surveys done in the past.   

VI. OLD BUSINESS 

1. 27 Bridge Street: A request by Jason Broene (Court Atkins Architects), Applicant, on behalf of 
Mike Nerhus and Jessical Foley, Owners, for approval of a Certificate of Appropriateness-HD 
to amend an approved COFA-HD to allow the installed brick foundation to remain for the 
house under construction at 27 Bridge Street in OId Town Bluffton Historic District, and zoned 
Neighborhood Conservation-HD. (COFA-05-25-011989) (Staff - Charlotte Moore) 
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Staff presented. The applicant was present. The commissioners asked for clarification on what 
was initially approved versus what was constructed. The Commission stated that what is being 
proposed is not conforming. The Commission clarified that the foundation was installed 
incorrectly prior to asking for the amendments. There was discussion if the material being 
used is allowed.  

Vice Chairman DePauw to approve the application with the following conditions: 

1. The height of the privacy fence must be no taller than 6’-0” and shown as the  
maximum height on the Landscape Plan.  
2. The Town’s Stormwater and Watershed Management Division must approve the  
revised Landscape Plan.  

and the following determination, 

1. The reconfigured brick foundation as discussed at the meeting, as well as the brick  
type (the same or similar to the previously installed brick) are appropriate.  

Seconded by Chairman Goodwin. 
Voting Yea: Chairman Goodwin, Vice Chairman DePauw, Commissioner Hess, Commissioner 
Probst 
Voting Nay: Commissioner Frazier, Commissioner Wunder, Commissioner Sulka 

The vote was 4-3 and the motion passed. 

2. 34 Thomas Heyward Street: A request by Jason Alexander, Applicant and Property Owner, for 
review of a Certificate of Appropriateness-Historic District (Demolition), to allow the 
demolition of an existing house located at 34 Thomas Heyward Street (Parcel R610 039 00A 
0023 0000) in the Old Town Bluffton Historic District.  The house, known as the Nellie and 
Leroy Brown Cottage, is a Contributing Resource to the Old Town Bluffton Historic District and 
is zoned Neighborhood Conservation-Historic District (NCV-HD). (COFA-04-25-019719) (Staff-
Glen Umberger) 

Staff presented. The applicant was present. There was discussion regarding the possibility of 
reconstruction of the structure and what materials were salvageable. The commissioners 
emphasized the importance of preserving Bluffton's history.  

Richardson LaBruce, attorney to the Commission, clarified that the application the 
Commission would be voting on at this time, was only for the demolition of the structure.  

Commissioner Sulka made a motion to enter executive session for Legal Matters Relating 
to the Receipt of Legal Advice Covered by the Attorney-Client Privilege.  

Seconded by Commissioner Frazier. 
Voting Yea: Chairman Goodwin, Vice Chairman DePauw, Commissioner Frazier, 
Commissioner Hess, Commissioner Probst, Commissioner Wunder, Commissioner Sulka 

The Commission returned to the dais. No action was taken in executive session.  

Chairman Goodwin made a motion to deny the application as submitted.  
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Seconded by Commissioner Frazier. 
Voting Yea: Chairman Goodwin, Vice Chairman DePauw, Commissioner Frazier, Commissioner 
Hess, Commissioner Probst, Commissioner Wunder 

All were in favor and the motion passed.  

VII. NEW BUSINESS 

1. 215 Goethe Road: A request by Phil Madhere, Applicant, on behalf of Miguel Loarca (Leonex 
Construction Group), Owner, for approval of a Certificate of Appropriateness-HD to allow 
construction of a three-story mixed use Main Street Building (approximately 2,775 SF) and 
detached Carriage House (approximately 528 SF) located at 215 Goethe Road, Lot 7. The 
property is within the Old Town Historic District and is zoned Neighborhood Core-Historic 
District (NC-HD). (COFA-04-25-019686) (Staff -Charlotte Moore) 

Staff presented. The applicant was present. The commissioners questioned if the ARB 
approval was given and what point that would be needed. There were questions regarding 
the height of the building in relation to the buildings on the adjacent properties. The 
Commission asked for clarification on the  material being used for the first floor. There was 
discussion regarding the pitch of the porch shed roof and the windows on the north side 
elevation of the building. 

Vice Chairman DePauw made a motion to approve the application with the following 
conditions: 

1. All service yards, as well as meters visible from the public right-of-way must be 
screened in compliance with UDO Sec. 5.15.5.F. The screen detail must be revised to 
show a height no taller than 6’-0”.  

2. Revise all plans (site, landscape and elevations) to be consistent.  

3. Revise applicable plan sheets to show the main structure porch shed roof with a 3/12 
pitch.  

4. Remove the brackets on the rear elevation of the carriage house to prevent 
encroachment into the access easement. The scale of this elevation should be re-studied 
and submitted to HPRC for final approval.  

5. Per the Applications Manual, written approval from the Board of Directors of the 
Goethe Road Association.  

6. Per Section 3.19 of the UDO, a Site Feature-HD is required for any signs proposed on 
the site.  

and the following determinations: 

1. The use of galvanized wire for the balusters is an acceptable material.  

2. The windows on the north elevation of the main structure should have vertical 
proportionality.  

3. At the lower level of the main structure, the wall section detailing must show board 
and batten instead of brick, where applicable.  
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Seconded by Commissioner Hess. 
Voting Yea: Chairman Goodwin, Vice Chairman DePauw, Commissioner Frazier, Commissioner 
Hess, Commissioner Probst, Commissioner Wunder, Commissioner Sulka 

All were in favor and the motion passed. 

VIII. DISCUSSION 

1. Carport UDO Amendments (WORKSHOP - NO ACTION): Discussion, Consideration and 
Direction on Potential Amendments to the Town of Bluffton Code of Ordinances, Chapter 23, 
Unified Development Ordinance, Article 5 – Design Standards - Accessory Buildings (Staff - 
Angie Castrillon) 

Staff presented. The Commission shared their concerns with allowing more structures on a lot 
and how scale and size should be addressed. There was discussion regarding what kind of 
height restrictions should be included. 

This was a workshop. No action was taken.  

2. Historic District Monthly Update. (Staff) 

Staff reviewed the monthly report. The Commissioners had no questions. 

IX. ADJOURNMENT 

Commissioner Frazier made a motion to adjourn.  

Seconded by Vice Chairman DePauw. 
Voting Yea: Chairman Goodwin, Vice Chairman DePauw, Commissioner Frazier, Commissioner 
Hess, Commissioner Probst, Commissioner Wunder, Commissioner Sulka  

All were in favor and the motion passed. The meeting adjourned at 8:18pm. 
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36 Wharf Street – Certificate of Appropriateness  Historic Preservation Commission 

HISTORIC PRESERVATION 
COMMISSION 
STAFF REPORT 
Department of Growth Management 
  

MEETING DATE: October 1, 2025 

PROJECT: 
COFA-03-25-019657 
36 Wharf Street 
Two-story Carriage House – New Construction 

APPLICANT: Jamie Guscio (Kingfisher Construction) 

PROPERTY OWNERS: Kathy Barbina and Tim Harris 

PROJECT MANAGER: Charlotte Moore, AICP, Principal Planner  

 
APPLICATION REQUEST: The Applicant, Jamie Guscio (Kingfisher Construction), on behalf 
of Kathy Barbina and Tim Harris, Owners, requests that the Historic Preservation 
Commission approve the following: 
 

A Certificate of Appropriateness-HD (COFA-HD) to allow the construction of 
a new 2-story carriage house of 1200 square feet. The property is in Old Town 
Bluffton Historic District, and zoned Neighborhood General-HD (NG-HD). 
 
Note: This application was heard at the August 6, 2025 HPC meeting and 
tabled by the Applicant to allow for the preparation of a revised Final Plan to 
address the concerns of the HPC, including but not limited to building height, 
eave width, post width, window placement, expression line size and 
placement, ceiling height and tree removal.   
 

INTRODUCTION: The proposed carriage house is a 2-story structure under a side-facing 
gable roof with two shed dormers and will include a second-story residence over a one-bay 
garage. The ground floor will serve as a combination of garage, and home office and gym 
with a full bathroom. As one accessory dwelling is permitted per lot, the ground floor space 
would not be able to serve as an additional residence or short-term rental in the future. 
 
The carriage house features cementitious lap and board and batten siding, cementitious 
trim, a 5-V crimp roof, vinyl single-hung windows, metal doors and a turned down slab that 
will include a tabby finish to match the foundation of the main house.  
 
The height of the 2-story carriage house from finished grade was reduced from 30’-5” to 
28’-5” and the main roof continues to be a combination 5:12 and 10:12 pitches. The 
carriage house is proposed to be constructed on a slab foundation of 8-inches, but the 
porch foundation is unclear. The height of the 1.5-story main structure from finished grade 
is 31’-3/8” with an 8:12 roof pitch. Per UDO Sec. 4.4.1.A.3., the maximum height of an 
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accessory dwelling is two stories or the height of the primary structure, whichever is less.  
UDO Sec. 5.15.8.F. requires carriage houses to be “clearly incidental to, smaller than, and 
distinguished from the principal building form.” The reduced height of the carriage house 
conforms with this requirement. 
 
Most concerns raised at the August 6 HPC meeting have been addressed, including: 1) 
eaves have been reduced from 2’-0” to 1’-4” and are similar to the main house; 2) 6-inch 
porch posts have been redesigned as 8-inch columns; 3) two windows have been added to 
the right/south second story elevation, which was previously blank; 4) the expression line 
between the first and second floors is better distinguished with a greater width; and, 5) the 
ceilings for the first and second stories have both been lowered by one foot. 
 
The porch foundation remains unclear. The front elevation suggests an 8-inch slab, but the 
right and left elevations show only a partial slab or step that is less than 8-inches. The 
porch columns appear to be located at grade and are spaced farther apart than they are 
tall. 
 
Concern was expressed at the August 6 HPC meeting that two trees (a 12” DBH gum and 
40” water oak) would be removed. It was mentioned that the water oak exhibited cracks. A 
Tree Removal Permit has been submitted for both these trees and third tree (a 15” DBH 
laurel oak) in the side yard of the main house. The permit has not yet been approved as 
additional information is needed and the COFA is not yet approved. The submission 
includes the applications and photos only—an arborist’s report was not provided to verify 
the health of the 40” water oak. A tree removal plan and landscape plan were not provided 
with the COFA as is required. 
 
This project was presented to the HPRC for conceptual review at the April 14, 2025 
meeting. (Attachment 8).  
 
REVIEW CRITERIA & ANALYSIS: In its review of this COFA-HD application, Town Staff and 
the Historic Preservation Commission are required to consider the criteria set forth in 
Unified Development Ordinance (UDO) Section 3.18.3 (COFA-HD, Application Review 
Criteria), applying the standards and guidelines of UDO Sec. 5.15, Old Town Bluffton 
Historic District. The intent of the standards and guidelines is, in part, to provide guidance 
and ensure consistent development without discouraging creativity or forcing the 
replication of historic models.  
 
The applicable criteria of UDO Sec. 3.18.3 are provided below followed by a Staff Finding 
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 Old Town Master Plan states that “The built environment, in 

particular the historic structures scattered throughout Old Town, should be 
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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.”   
 
Old Town Bluffton Historic District is a locally designated historic district. To 
ensure that the proposed carriage house has been designed to be sympathetic 
to the architectural character of the district, the porch foundation must be 
clarified and a landscape plan provided as noted in #2. 

 
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 UDO.  The new construction proposed as part of this request will 
be in conformance with those standards if the conditions noted in #2 of this 
Section are met. 
 

2. Section 3.18.3.C.  The application must be in conformance with applicable 
provisions provided in Article 5, Design Standards. 
  
a. Findings.  Town Staff finds that if the conditions noted below are met, the 

proposed carriage house will be in conformance with applicable provisions 
provided in Article 5.  

 
1) Porch Foundation and Columns: The porch foundation must be 

correctly shown, and columns must not overhang the porch (UDO Sec. 
5.15.6.H.3.f.). Additionally, the spacing of the columns cannot be farther 
apart than they are tall as measured from the centerline of the columns 
(UDO Sec. 5.15.6.H.1.a.). The column height is approximately 9’-3” and 
the spacing between columns is more than 12’-0”. 
 

2) Doors and Windows: A door and window schedule is not provided with 
the plans, but the Project Analysis Sheet states that windows will be 
vinyl and all doors metal. A door and window schedule must be provided 
with the plan. 

 
3) Landscape Plan: With the carriage house addition, it must be 

demonstrated that the lot will continue to have a minimum of 75% tree 
canopy coverage at time of maturity (excluding rooftops). A landscape 
plan must be provided to demonstrate compliance (UDO Sec. 
5.3.3.G.1.). 

 

3. Section 3.18.3.D.  Consistency with the nature and character of the surrounding 
area and consistency of the structure with the scale, form and building 
proportions of the surrounding neighborhood. 
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 Finding.  Town Staff finds the nature and character of the new construction to be 
consistent and harmonious with that of the surrounding neighborhood if revisions 
are made to address the applicable items in #2. 

 
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.  If the conditions #2 of this report are met, the proposed plans would be 
sympathetic in design to the neighboring historic and non-historic resources; 
therefore, the carriage house with the recommended revisions would appear to not 
adversely affect the public interest. 

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

the Applications Manual. 
 
Finding. The Certificate of Appropriateness Application has been reviewed by Town 
Staff and has been determined to be complete except for the applicable items in #2. 
 

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. Correct the porch foundation and design the porch columns to be no farther apart 
than they are tall and to not overhang the porch foundation (UDO Sec. 5.15.6.H.). 
 

2. Provide a door and window schedule on the plans. 
 

3. Show that a minimum of 75% tree canopy coverage at maturity will be provided for 
the entire lot, not to include roofs (UDO Sec.5.3.3.G.1.). 
 

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. 
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ATTACHMENTS: 
1. Location and Zoning Map  
2. Application 
3. Narrative 
4. As-Built Survey and Site Plan 
5. Photos-Existing House 
6. Drawings (Revised 08.14.2025) 
7. Photos-Trees to be Removed 
8. Tree Permit (with additional photos) 
9. HPRC Comments 04.14.2025 
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LOCATION & ZONING MAP 
36 Wharf Street 

Neighborhood General-HD District 
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Proposed Construction 36 Wharf Carriage
A Thoughtful Design for Multi-Generational Living

We are excited to propose the construction of a 1200 square foot carriage house, a 

versatile and functional space designed to meet the needs of a growing and multi-

generational family. This thoughtfully planned structure will offer a perfect blend of 

practicality and comfort, providing ample space for both daily activities and leisure 

pursuits.

Ground Floor Design
The ground floor of the carriage house will serve multiple purposes, combining essential 

facilities into a cohesive and efficient layout. Upon entering, you will find a spacious 

garage, ideal for vehicle storage and additional storage needs. The garage area is designed 

to accommodate contemporary vehicles while also providing space for bicycles, tools, and 

other miscellaneous items.

Home Office

Adjacent to the garage, a dedicated home office will be created, offering a serene and 

focused environment for work or study. In today's fast-paced world, the importance of a 

quiet and well-equipped workspace cannot be overstated. This office will be equipped with 

modern amenities, including high-speed internet access, adequate lighting, and 

ergonomic furniture to ensure productivity and comfort.

Gym

For those who value health and fitness, the carriage house will include a home gym. This 

space will be tailored to meet various exercise needs, featuring equipment such as 

treadmills, weights, and yoga mats. The inclusion of a gym within the home ensures that 

fitness can be seamlessly integrated into daily routines, promoting a healthy lifestyle for all 

family members.

Bathroom

Convenience is a priority, and the ground floor will also house a fully functional bathroom. 

This ensures that whether you're working in the office, exercising in the gym, or simply 

spending time in the garage, you have easy access to necessary facilities. The bathroom 

will be designed with modern fixtures, ensuring both comfort and style.

ATTACHMENT 3
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Second Floor Design
The second floor of the carriage house will be dedicated to creating a cozy and self-

sufficient living space. This one-bedroom apartment will serve as an ideal residence for a 

family member or guest, providing privacy while still being connected to the main 

household.

Living Area

The living area will be an open-plan space, integrating the kitchen, dining, and lounging 

areas. This design promotes a sense of openness and community, making it perfect for 

small gatherings and daily interactions. The kitchen will be equipped with modern 

appliances, ample counter space, and storage solutions to meet the needs of any home 

cook.

Bedroom

A comfortable bedroom will be the highlight of the second floor, offering a tranquil retreat 

for rest and relaxation. The room will be designed with attention to detail, featuring 

adequate closet space, large windows for natural light, and a calming color palette to 

enhance the sense of peace and comfort.

Bathroom

In addition to the bedroom, the apartment will include a separate bathroom, ensuring 

convenience and privacy for its occupants. The bathroom will be equipped with 

contemporary fixtures, providing a luxurious experience in a compact space.

The Versatility of Multi-Generational Living
The combination of two families necessitates thoughtful and efficient use of space. The 

construction of this carriage house addresses the need for additional living areas while 

fostering a sense of togetherness. The proposed design ensures that all members of the 

family have access to the facilities they need, while also allowing for personal space and 

privacy.

Benefits of the Carriage House

 Enhanced family bonding through shared spaces and activities

 Increased property value with the addition of versatile living quarters

 Flexibility to adapt the space for future needs, such as guest accommodations or 

rental opportunities

ATTACHMENT 3
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 Improved quality of life with dedicated areas for work, exercise, and relaxation

Conclusion

The proposed construction of a 1200 square foot carriage house is a forward-thinking 

solution to the challenges of multi-generational living. By providing functional spaces for 

work, fitness, and living, this carriage house will meet the needs of all family members, 

enhancing their quality of life and fostering a harmonious living environment. We look 

forward to seeing this vision come to fruition and to the many benefits it will bring to the 

family.

ATTACHMENT 3
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Growth Management Customer Service CenterTOWN OF BLUFFTON 20 Bridge Street
Bluffton, SC 29910TREE REMOVAL APPLICATI ON

(843)706-4500
www.townofbluffton.sc.gov

applicationfeedback@townofbluffton.com

Applicant Signature: Date:

For Office Use

Town of Bluffton Tree Removal Application   Updated Date:     11/16/2022 

Applicant Property Owner

Name: Name:

Phone: Phone:

Mailing Address: Mailing Address:

E-mail: E-mail:

Town Business License #  (if applicable):

Project I nformation

Project Address:

Zoning District: Acreage:

Tax Map Number(s):

Tree Species and Diameter:

Location of Tree to be Removed:

Reason for Tree Removal:

Minimum Requirements for Submittal

1. Recorded deed and plat showing proof of property ownership. 
2. Project Narrative describing reason for application and compliance with the criteria in Article 3 of the UDO,  
    which may include mitigation  
3. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable 

to the Town of Bluffton. 

Note: A Pre-Application Meeting is required prior to Application submittal.

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

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

Property Owner Signature: Date:

Application Number: Date Received:

Received By: Date Approved:

ATTACHMENT 8

24-04-2864

36 Wharf St

.1910

10-11-24

10-11-24

2 water oak, 1 gumtree

Left side of house(1 leaning towards house), Back right side of
house(1 gumtree, removal for future space), right side of house(1)

Dangerous to house, leaning over, and for future precautions

Barragan Tree and Stump

8433681618

46 Fish Haul Rd

jonathanb12588@gmail.com

Tim Harris

8036730810

36 Wharf St

Timharris03@yahoo.com
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TOWN OF BLUFFTON 
TREE REMOVAL APPLICATI ON 

PROCESS NARRATIVE 

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

Town of Bluffton Tree Removal Application  Updated Date:      11/16/2022 

Step 1.  Pre-Application Meeting Applicant & Staff 
Prior to the filing of a Tree Removal Application, the Applicant is required to consult with the UDO Administrator or designee at a  
Pre-Application Meeting for comments and advice on the appropriate application process and the required procedures, specifications,  
and applicable standards required by the UDO. 

Step 3.  Review by UDO Administrator or designee Staff
If the UDO Administrator or designee determines that the Tree Removal Application is complete, it shall be reviewed for compliance 
with the criteria and provisions in the UDO. The UDO Administrator or designee may approve, approve with conditions, or deny the 
application. 
Step 4. Issue Tree Removal Permit Staff

If the Tree Removal Application is in compliance with the criteria and provisions in the UDO, the UDO Administrator or designee     
shall issue the Tree Removal Permit. 

Step 2.  Application Submittal Applicant 
The Applicant shall submit the Tree Removal Application and required submittal materials. 

ATTACHMENT 8
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PLAN REVIEW COMMENTS FOR COFA-03-25-019657
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: 36 Wharf Street
BLUFFTON, SC  29910

Historic District

Active

03/19/2025

Plan PIN #:Case Manager: R610 039 00A 0417 0000Charlotte Moore

Plan Description: A request by Jaime Guscio (Kingfisher Construction), on behalf of owners, Kathy Barbina and Tim Harris, for 
review of a Certificate of Appropriateness-Historic District, to allow construction of a detached Carriage 
House of approximately 1200 SF located at 36 Wharf Street (Parcel R610 039 00A 0417 0000). The property is 
within the Old Town Historic District and is zoned Neighborhood General-Historic District (NG-HD).
STATUS (04.01.2025): Scheduled for April 14 HPRC meeting.

 Staff Review (HD)

 Submission #: 1  Recieved: 04/10/2025 Completed: 04/10/2025

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions04/10/2025Growth Management Dept Review 
(HD)

Charlotte Moore

Comments:

1. These items were not provided as required by the Concept Plan submission: letter of agency from the property owner, survey 
to scale with all required information mentioned on the application, and photos. Revise project narrative to address the 
information required by the application.   (Applications Manual).
2. The site plan is not consistent with the survey, which includes a missing service yard in the rear of the Carriage House. 
Please correct on the Final Plan submission.
3. For the ground floor office and gym, there is no internal connection to the second-floor residence and, therefore, cannot be 
considered as part of that residence. If there is a future desire to convert this space into a dwelling (or a Short Term Rental Unit), it 
would be a second accessory dwelling unit for the lot and would not be permitted.
4. Height: Provide the height of the carriage house to the roof ridge. The height cannot be taller than the main residence per 
UDO Sec. 4.4.1.A.3. The maximum allowed height is two stories. It’s unclear if there may be a possible half story. A half-story is a 
“space under a sloping roof that has the line of intersection of the roof and the exterior wall supporting the roof not more than 3 
feet above the floor level, and in which space the possible floor area with head room of 5 feet or more occupies between 30 and 
70 percent of the total floor area of the story directly beneath.” (UDO Sec. 9.3.E.5.).
5. Setbacks (UDO Sec. 9.3.D.4.): A service yard shows on the site plan but is not shown in the plan set. The service yard and 
stairs must be at least three (3) feet from the property line.
6. Service Yard (UDO Sec. 5.15.5.F.10.): A service yard detail is missing. Service yards may be enclosed by louvers, lattice, 
vertical board or board-onboard panels, or such other styles typical of earlier styling. The height of the service yard enclosure shall 
be sufficient to screen equipment from public vantages; however, may not exceed six (6’) feet in height. The service yard location 
is shown on the site plan, but there is not a detail of the screening material. Provide a detail showing the material and 
configuration of the proposed service yard.
7. Windows (UDO Sec. 5.15.5.F.4.E.): The rear elevation lacks window verticality. Consider moving the lower windows for a left 
alignment with the above second-story window.
8. Landscape Plan (UDO Sec. 5.3.3.G.): Provide a Landscape Plan with the Final Plan. The proximity of the large tree in the side 
yard is of concern, as well as a tree in the rear yard. We are aware that a Tree Permit request has already been submitted (10-24-
2342). A residential lot must contain sufficient landscaping, either existing or planted, to have a minimum of 75 percent lot 
coverage with tree canopy measured as the mature canopy, not including building rooftops. Replace the dead tree that was 
required as part of the main structure COFA approval.
9. For the Final Plan, provide a project analysis sheet that shows all the applicable information, including information for 
proposed materials, dimensions and operation (this will need to be shown on Final Plan). Provide all required items indicated in 
the COFA-HD applications, including the details (foundation, doors, windows, columns, water table, railings, materials, detailed 
wall section through eave, etc). The Final Plan will not be scheduled for the HPC until all applicable items are received.

04/10/2025 Page 1 of 2
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Approved with Conditions04/10/2025HPRC Review Charlotte Moore

Comments:

1. The structure appears very tall, especially the second floor. Consider reducing the plate for the roof by at least one (1) foot or 
so.
2. Provide a drawing of the existing house and the proposed carriage to view the mass.
3. Provide the detailing of the roof over the garage door, including soffit detail.  The header should be wrapped.
4. The windows in the dormer appear too small in the mass. Consider moving the roof down to change this.
5. The left side elevation appears too blank on the second floor.

Approved04/10/2025Beaufort Jasper Water and Sewer 
Review

Matthew Michaels

Comments:

No comments at this time.

Approved04/10/2025Transportation Department 
Review - HD

Mark Maxwell

Comments:

No comments.

Approved04/10/2025Watershed Management Review Samantha Crotty

Comments:

Comments may be provided at time of Final submission.

Plan Review Case Notes:

04/10/2025 Page 2 of 2
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5 Lawton Street – Certificate of Appropriateness  Historic Preservation Commission 

HISTORIC PRESERVATION 
COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: October 1, 2025 

PROJECT: 
COFA-07-25-019856 
5 Lawton Street  
Construction of a New Carriage House 

APPLICANT: Ansley H. Manuel (Manuel Studio) 

PROPERTY OWNERS: James W. Jeffcoat Revocable Trust 

PROJECT MANAGER: Charlotte Moore, AICP, Principal Planner  

 
APPLICATION REQUEST:  The Applicant requests that the Historic Preservation 
Commission approve the following: 
 

A Certificate of Appropriateness-HD (COFA-HD) to allow the construction of 
a new detached 2-story commercial Carriage House of approximately 1,180 
SF located at 5 Lawton Street. The property is located in the Old Town Historic 
District and is zoned Neighborhood Center-Historic District (NG-HD). 
 

BACKGROUND: The proposed carriage house is a two-story structure under a side-facing 
gable with a footprint of approximately 775 square feet (which includes a porch and exterior 
wood staircase) and approximately 1,180 total square feet. The carriage house will be built 
on a slab and will feature Hardie lap siding, a standing seam metal roof, aluminum clad 
windows, metal doors, pressure treated wood trim, columns and shutters. The location of 
the structure complies with the 5-foot side and rear yard setbacks required for carriage 
houses. The building height from grade to the roof ridge is 26’-3”. 
 
In July 2025 the HPC approved the demolition (COFA-03-25-019646) of a shed in the same 
location. As the carriage house will be used for commercial purposes and is in the rear yard 
of the 2-story Eggs‘n’tricities business, a development plan amendment was required and 
approved by the Development Review Committee (DPA-11-24-019439). The existing main 
structure appears to be a mid-20th century building that has been remodeled in a style that 
would classify it as an Additional Building Type. An elevation of the two buildings was not 
provided to show the relationship in scale; however, a photo of the rear main structure was 
provided (Attachment 3). 
 
This project was presented to the Historic Preservation Review Committee (HPRC) for 
conceptual review at the August 18, 2025 meeting. HPRC comments are provided as 
Attachment 6.  
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October 1, 2025 Page 2 

 

 
5 Lawton Street - Certificate of Appropriateness  Historic Preservation Commission 

REVIEW CRITERIA & ANALYSIS: In its review of this COFA-HD application, Town Staff and 
the Historic Preservation Commission are required to consider the criteria set forth in 
Unified Development Ordinance (UDO) Section 3.18.3 (COFA-HD, Application Review 
Criteria), applying the standards and guidelines of UDO Sec. 5.15, Old Town Bluffton 
Historic District. The intent of the standards and guidelines is, in part, to provide guidance 
and ensure consistent development without discouraging creativity or forcing the 
replication of historic models.  
 
The applicable criteria of UDO Sec.3.18.3 are provided below followed by a Staff Finding 
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.”   
 
Old Town Bluffton Historic District is a locally designated historic district. The 
carriage house has been designed to be sympathetic to the architectural 
character of the neighboring structures and will 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 UDO.  The proposed alterations as part of this request will be in 
conformance with those standards if the conditions noted in #2 of this Section 
are met. 
 

c. Finding.  The Old Town Master Plan initiatives also promote preservation and 
protection of the legacy of the Old Town Bluffton Historic District through 
additions to the built environment which make Old Town more complete.  The 
new carriage house would meet this criterion. 
 

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 if the conditions noted below are met, the proposed 

addition will be in conformance with applicable provisions provided in Article 5:   
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October 1, 2025 Page 3 

 

 
5 Lawton Street - Certificate of Appropriateness  Historic Preservation Commission 

1) Shutterdogs: The shutterdog style proposed is not evident on the 
drawings. Provide a shutterdog detail that shows compliance with UDO 
Sec. 5.15.6.M.1.d. (“S” hook, rat-tail hook, iron butterfly or other style that 
would be typical of the “era of significance” of Old Town). 
 

2) Windows: The row of windows on the first and second floor on the 
east/rear elevation appear small in relation to the wall space and the 
windows sizes on the other building elevations. A determination regarding 
the proposed proportions is requested from the HPC. 

 
3. Section 3.18.3.D.  Consistency with the nature and character of the surrounding 

area and consistency of the structure with the scale, form and building 
proportions of the surrounding neighborhood. 

 
 Finding.  Town Staff finds the 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, with revisions to address the items in #2 above, will be 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.  If the conditions #2 of this report are met, the proposed plans are 
sympathetic in design to the neighboring historic and non-historic resources; 
therefore, the structure, with the recommended revisions, 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 Certificate of Appropriateness Application has been reviewed by Town 
Staff and has been determined to be complete except for the applicable items in #2. 
 

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. 
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October 1, 2025 Page 4 

 

 
5 Lawton Street - Certificate of Appropriateness  Historic Preservation Commission 

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. Provide a shutterdog detail to demonstrate compliance with UDO Sec. 5.15.6.M.1.d. 

 
2. A Site Feature-HD permit will be required for future signage (UDO Sec. 3.19 and 

5.15.6.Q.). 
 

Further, Staff requests a determination regarding the appropriateness of the proposed 
windows on the east/rear elevation of the carriage house. 

 
 
ATTACHMENTS: 

1. Location and Zoning Map  
2. Application and Narrative 
3. Site Photos 
4. Site and Landscape Plans 
5. Final Plan 
6. HPRC Comments (08.18.2025) 
 

 
 
 

Page 49

Section VII. Item #1.



 

LOCATION & ZONING MAP 
5 Lawton Street 

Neighborhood Center-HD District 
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS- 
OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION 

Growth Management Cus tomer Service Center 
20 Bridge Street 

Bluff ton , S C 29910 
( 8 4 3 ) 7 0 6 - 4 6 0 0 

www.townofbluffton.sc.gov 
applicationfeedback@townofbluffton.com 

Applicant Property Owner 
Name: Ansey H.Manvel, Architect A Name:Vames W vettuat Atvocable Trus t 
Phone: 843. Phone: 443.562.1064 
Mailing Address: 1 0 4 P r i t c h a r d S t r e e t Mailing Address: 6 0 5 Lakeland Road South 

Bluffton, S6 29910 Severna Park, MD 21144 
E-mail: m a n u e l . s t u d i o e d o l . c o m E-mail: mrjeffcoatl@gmail.com 
Town Business License # (if applicable): 2 5 - 0 4 - 9 4 l 6 

Project Information (tax map info available at http://www.townofbluffton.us/map/) 
Project Name: 5 L a w t o n S t ree t Conceptual: F i n a l : Amendment: 

Project Address: 5 Lawton S t r e e t 

Zoning District: Neighborhood Center 
Acreage: . 2 7 

Application for: 
New Construction 

Renovation/Rehabilitation/Addition 

Relocation Tax Map Number jad Dist 610 Parcel 93 M a p 
Project Description: P r o p e r t u o w n e r wishes t o a d a a c o m m e r c i a l 
accessory building • t o l l e t t - r e a r o f l o t b e h i n d Eggs'NTricities. 

M i n i m u m R e q u i r e m e n t s f o r S u b m i t t a l 
1 . Mandatory Check In Meeting to administratively review all items required for conceptual submittal must take 

place prior to formal submittal. 
Digital files drawn to scale of the Site Plan (s)- 
Digital files of the Architectural Plan (s). 
Project Narrative describing reason for application and compliance with the criteria In Article 3 of the UDO. 

5. All information required on the attached Application Checklist. 
6. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable 

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

The Town of Bluffton assumes no legal or financial liability to the applicant or any Disclaimer: third party whatsoever by approving the plans associated with this permit. 
I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property. As applicable, I authorize the subject property to be posted and inspected. 

Property Owner Signature: Date: 8/27/22 
Applicant Signature: Date: August 29, 2025 

For Office Use 

Application Number: 

Recelved By: 

Town of Bluffton Certificate of Appropriateness - HD Application 

Date Recelved: 

Date Approved: 

1 of 5 Updated Date: 11/10/2022 
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS - OLD TOWN BLUFFTON 

HISTORIC DISTRICT (HD) PROJECT ANALYSIS 

In accordance with the Town of Bluffton Unified Development Ordinance (UDO), the following Information shall 
be included as part of a Certificate of Appropriateness application submitted for review by the Historic 
Preservation Commission (HPC) and the Historic Preservation Review Committee. The use of this checklist by 
Town Staff or the Applicant shall not constitute a walver of any requirement contained in the UDO. 

1 . DESIGN REVIEW PHASE CONCEPTUAL REVIEW 
2 . S I T E D ATA 

Identification of Proposed Building Type (as defined In Article 5): 
Building Setbacks Front: Rear: 5 ' Rt. Side: 5 ' 
3. BUILDING DATA 

FINAL REVIEW 

Lt. Side: 5 ' 

Building 

Main Structure 

Ancillary 
Ancillary 

Description 
(Main House, Garage, Carrlage 

House, etc.) 

Eggs'N•Tricities 
Storage Shed 

Commercial Rental 
4 . SITE COVERAGE 

Impervious Coverage 
Bullding Footprints) 

Impervious Drive, Walks & Paths 
Open/Covered Patios 

A. TOTAL IMPERVIOUS COVERAGE 
B. TOTAL SF OF LOT 

% COVERAGE OF LOT (A/B= %) 
5. BUILDING MATERIALS 
Building Element Materials, Dimensions, 

and Operation 
Foundation 

Walls 

Roof 

Chimney 
Trim 

Water table 

Corner board 

Railings 
Balusters 

Handrails 

Tabby Stucso over Conciete Slab 
Hardie Lap Siding 

Standing Seam Mctal 
N A 

P. T 2X PINE 
P.T. 2x12 PINE 
P.T. 2K4 PINE 
P.T2X PINE 
P.T 2X2 PINE 
P.T. 2X PINE 

Existing Square Proposed Square 
Footage Footage 

2984 heated 312 porch 2984 heated 312 porch 
demolished 

1180 heated 360 porch 
Coverage (SF) 

2 9 3 9 
4 8 2 1 

7 7 6 0 
11973 

6 5 % 

Building Element 

Columns 

Windows 
Doors 
Shutters 

Skirting/Underpinning 

Cornice, Soffit, Frieze 
Gutters 

Garage Doors 

Materials, Dimensions, 
and Operation 

P.1.8x9 ANE 
Alum l a d Ext/ Wood Int 

M e t a l 
P.T. Wood 
P.T. Wood 
P.Т. wood 

N A 
N A 

Green/Recycled Materials N A 

Town of Bluffton Certificate of Appropriateness - HD Application 3 of 5 Updated Date: 11/10/2022 
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS - OLD TOWN BLUFFTON 

HISTORIC DISTRICT H D ) APPLICATION CHECKLIST 

Note : Certificate of Appropriateness application information will vary depending on the activities proposed. 
At a minimum, the following items (signified by a grayed checkbox) are required, as applicable t o the 
proposed project. 
Concept Final BACKGROUND INFORMATION. 

COMPLETED CERTIFICATE OF APPROPRIATENESS - HD APPLICATION: A 
competed and signed application providing general project and contact information. 
PROPERTY OWNER CONSENT: If the applicant is not the property owner, a letter of 
agency from the property owner is required to authorize the applicant to act on behalf of 
the property owner. 
PROJECT NARRATIVE: A detailed narrative describing the existing site conditions and 
use, the proposed development Intent with proposed uses and activities that will be 
conducted on the site. Include a description of the proposed building type and proposed 
building materials as permitted in Article 5. 
DEED COVENANTS/RESTRICTIONS: A copy of any existing deed covenants, 
conditions and restrictions, Including any design or architectural standards that apply to 
the site. 
ADDITIONAL APPROVALS: A written statement from the Declarant of any deed 
covenants, conditions, or restrictions and/or the Review Body of any design or 
architectural standards that the current design has been reviewed for consistency with the 
established restrictions/design principles and approved. 

Concept Final SITE ASSESSMENT. 
LOCATION MAP: Indicating the location of the lot and/or building within the Old Town 
Bluffton Historic District with a vicinity map. 
PROPERTY SURVEY: Prepared and sealed by a Registered Land Surveyor indicating 
the following, but not limited to: 
• All property boundaries, acreage, location of property markers, name of county, municipality, 

project location, and parcel identification numbers); 
• Municipal limits or county lines, zoning, overlay or special district boundaries, If they traverse 

the tract, form a part of the boundary of the tract, or are contiguous to such boundary; 
• All easements of record, existing utilities, other legal encumbrances, public and private 

rights-of-way, recorded roadways, alleys, reservations, and railways; 
• Existing watercourses, drainage structures, ditches, one-hundred (100) year flood elevation, 

OCRM critical line, wetlands or riparian corridors top of bank locations, and protected lands 
on or adjacent to the property; 

• Location of existing buildings, structures, parking lots, impervious areas, public and private 
infrastructure, or other man-made objects located on the development property; and 

• North arrow, graphic scale, and legend identifying all symbology. 
SITE PLAN: Showing layout and design indicating, but not limited to: 
• All property survey Information showing all building footprints) with finish floor 

elevations, setbacks and build-to lines, building locations), building orientation(s); 
• Overall lot configuration depicting Ingress/egress, circulation, driveways, parking areas, 

patios, decks, pools, hardscape, service yards and all other site amenitles; 
Pedestrian circulation elements and ensuring design shows ADA accessibility compliance. 
Location, layout, and number of vehicular and bicycle parking spaces bicycle parking, 
and ensuring design shows ADA accessibility compliance; and 

• Include detailed dimensions as necessary and appropriate to demonstrate compliance 
with all applicable standards and requirements. 

Town of Bluffton Certificate of Appropriateness - HD Application 4 of 5 Updated Date: 11/10/2022 
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EST 
TOWN OF BLUFFTON 

CERTIFICATE OF APPROPRIATENESS - OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION CHECKLIST 

Concept Final 

Concept Final 

PHOTOS: Labeled comprehensive color photograph documentation of the property, all exterior facades, and the features impacted by the proposed work. If digital, images 
should b e a t a minimum of 300 dpi resolution. 
ARCHITECTURAL INFORMATION. 
CONCEPTUAL ARCHITECTURAL SKETCHES: Sketch of plans, elevations, details, 
renderings, and/or additional product information to relay design intent. 
FLOOR/ROOF PLANS: Illustrate the roof and floor plan configurations. Include all 
proposed uses, walls, door & window locations, overall dimensions and square footage(s). 
ELEVATIONS: Provide scaled and dimensloned drawings t o illustrate the exterior 
appearance of all sides of the bullding(s). Describe all exterior materials and finishes and 
Include all building heights) and heights of appurtenance(s) as they relates to adjacent 
grade, first floor finished floor elevations, floor to ceiling height for all stories, existing and finish grades for each elevation. 

ARCHITECTURAL DETAILS: Provide scaled and dimensioned drawings to show the 
configuration and operation of all doors, windows, shutters as well as the configuration 
and dimensional information for columns and porch posts, corner boards, water tables, 
cupolas and roof appurtenances, gutters and downspouts, awnings, marquees, balconies, 
colonnades, arcades, stairs, porches, stoops and railings. 
MANUFACTURER'S CUT SHEET/SPECIFICATIONS: Include for all atypical building 
elements and materials not expressly permitted by Article 5 of the UDO with sizes and 
finishes noted. 
LANDSCAPE INFORMATION. 
TREE REMOVAL PLAN: A site plan indicating location, species, and caliper of existing 
trees and trees to be removed. 
LANDSCAPE PLAN: Plan must include proposed plant materials including names, 
quantities, sizes and location, trees to be removed/preserved/relocated, areas of planting, 
water features, extent of lawns, and areas to be vegetated. Plant key and list to be shown 
on the landscape plan as well as existing and proposed canopy coverage calculations. 

Concept Final ADDITIONAL REQUIRED INFORMATION (Single-Family Residential Excluded). 
FINAL DEVELOPMENT PLAN APPLICATION: A Final Development Plan Application, 
along with all required submittal items as depicted on the application checklist, must be 
submitted prior to a Final Certificate of Appropriateness submittal and approved prior to the 
application being heard by the Historic Preservation Commission. 

SIGN AND RETURN THIS CHECKLIST WITH THE APPLICATION SUBMITTAL 
By signature below ! certify that I have reviewed and provided the submittal items listed above. Further, I understand that failure to provide a complete, quality application or erroneous information may result in the dela 

or progs a calong to a m e s 8129/25 
Signature of Property Owner or Authorized Agent 

l a m e s v e G o a 
Owner or Authorized Agen t 

O n d 
Signature of Applicant 

Ansley 
Printed Name of Applicant 

M a u v e August 29,2025 
H Manuel 

Town of Bluffton Certificate of Appropriateness - HD Application 5 of 5 Updated Date: 11/10/2022 
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PROJECT NARRATIVE FOR 5 LAWTON STREET 

The property owner, James W Jeffcoat, wishes to add a commercial ancillary building to the left, 
rear corner of his property. The retail store Eggs'N'Tricities is located on front of the property. 

The project received final approval for the development plan with the approval letter dated May 5, 
2025. Two additional parking spaces will serve the proposed building. A lawn area will replace an 
existing brick patio. Landscaping will soften the building perimeter and buffer the neighboring lot 
line. 

The project received final permission to demolish an existing shed with the approval letter dated 
July 3, 2025. The proposed commercial ancillary building will be sited in the current location of the 
existing shed slated for demolition. This location is ideal for minimum vegetation removal and 
affords privacy from Lawton Street as it is tucked behind the much larger building of 
Eggs'N'Tricities. 

Within the Neighborhood Center Historic District, the proposed improvements fit the criteria of a 
mixed use commercial district. The proposed building fits the criteria of the Carriage House 
Building Type. It conforms to placement requirements as it is behind the main building and within 
the 5 foot setbacks. It conforms to sizing requirements a s the footprint excluding the porch is 590 

square feet, overall area excluding porches is 1,180 square feet and the height is two stories. 

The building form is vernacular as a simple gabled rectangular shape which includes a double story 
porch. The porch is 2/3rds of the primary elevation with the appropriate column size and spacing. 

The physical features conform the Architectural Standards. 
All windows are vertically oriented and have operable wood louvered shutters. Roof type is a gable 
with standing seam metal. Wall cladding is beveled horizontal fiber cemen t boards. The wall story 
is delineated by a separating band board at the second floor level and with a pronounced cornice at 
upper termination. 

The building will lend itself well to the overall context of the neighborhood adding to the vibrant 
small commercial scene. We respectfully ask the board to grant us conceptual approval. 

Ansley Hester Manuel, Architect 
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EXISTING CONDITIONS 
PLAN

For

Revised Aug. 26, 2025
(Per COFA comments received Aug. 18, 2025)

Revised May 1, 2025 
(Per Development Plan Review comments received 042525)

SITE IMAGERY
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5 Lawton Street Zoning Overlay

Parcel Property Lines
Bluffton Zoning Districts

RESIDENTIAL GENERAL

NEIGHBORHOOD CORE

PLANNED UNIT DEVELOPMENT

RIVERFRONT EDGE-HD

NEIGHBORHOOD CONSERVATION-HD

NEIGHBORHOOD GENERAL-HD

NEIGHBORHOOD CENTER-HD

NEIGHBORHOOD CORE-HD
Beaufort County Zoning

Community Center Mixed-Use

Hamlet Center Open

Hamlet Center

Hamlet Neighborhood

May River Community Preservation [MRCP]

Neighborhood Mixed-Use

Neighborhood

Rural Center [T2RC]

Rural [T2R]

T3 Edge [T3Edge]

10/3/2024, 1:45:24 PM
0 925 1,850462.5 ft

0 280 560140 m

1:8,112

Plan Information:

County: Beaufort
Municipality: Town of Bluffton
Project Location: 5 Lawton Street
Parcel ID: 93
Date of Original Design: April 22, 2024
1st Pre Application Submittal: April 22, 2024 (Meeting -  May 9. 2024)
2nd Pre Application Submittal: June 11, 2024 (Meeting - July 25, 2024)
3rd Pre Application Submittal (Switching to Commercial Footprint): September 27, 2025 
4th Pre Application Submittal (Ammendment):March 19, 2025
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For

Revised Aug. 26, 2025
(Per COFA comments received Aug. 18, 2025)

Revised May 1, 2025 
(Per Development Plan Review comments received 042525)

Plan Information:

County: Beaufort
Municipality: Town of Bluffton
Project Location: 5 Lawton Street
Parcel ID: 93
Date of Original Design: April 22, 2024
1st Pre Application Submittal: April 22, 2024 (Meeting -  May 9. 2024)
2nd Pre Application Submittal: June 11, 2024 (Meeting - July 25, 2024)
3rd Pre Application Submittal (Switching to Commercial Footprint): September 27, 2025 
4th Pre Application Submittal (Ammendment):March 19, 2025
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SITE DATA TABLE:

PARCEL 93 - 5 LAWTON STREET
TOWN OF BLUFFTON, BEAUFORT COUNTY, SOUTH CAROLINA
DISTRICT: 610
TAX MAP: 39A
TOTAL ACREAGE: .27 ACRE  (11,873 SF)

EXISTING IMPERVIOUS FOOTPRINT RETAIL: 2,168 SF
EXISTING IMPERVIOUS FOOTPRINT WOOD SHED: 505 SF
EXISTING IMPERVIOUS FOOTPRINT TOTAL: 2,673 SF
deduct demolished wood shed footprint: 2,673-505= 2,168 sf

EXISTING IMPERVIOUS DRIVEWAY COMMON: 1,090 SF
EXISTING IMPERVIOUS PARKING: 1,072 SF
EXISTING IMPERVIOUS S/Y, LANDINGS: 1,185 SF
EXISTING IMPERVIOUS PATIO (TO BE REmoved): 755 SF
EXISTING IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 4,102 SF
deduct demolished patio footprint 4,102-755= 3,347 sf

PROPOSED IMPERVIOUS FOOTPRINT ACCESSORY DWELLING UNIT: 771 SF

PROPOSED IMPERVIOUS service yard, BRICK landings & SIDEWALK: 227 SF

proposed impervious drive aisle & parking: 1,247 sf
PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 1,474 SF

EXISTING & PROPOSED IMPERVIOUS FOOTPRINT: 2,939 SF

EXISTING & PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT: 4,821 SF

EXISTING & PROPOSED IMPERVIOUS INCLUDING FOOTPRINT TOTAL: 7,760 SF (65%)

required min. open space for all development: 20% (2,375 SF)

EXISTING & PROPOSED pervious/open space total: 35% (4,112 sf)

parking analysis:
existing retail: 5 standard spaces 1 ada space (EXISTING)
REQUIRED PARKING: 2 SPACEs PER 1,000 SF
PROPOSED PARKING: 2 spaces (1 per 1,000 sf = 1.542)

 + 1 space for vehicle turn around

zoning district: neighborhood CENTER hd
primary structure: EXISTING RETAIL: 1 story
EXISTING COMMERCIAL FOOTPRINT: 2,168 SF
EXISTING first floor RETAIL - conditioned: 1,837 sf
EXISTING first floor RETAIL - UNconditioned: 331 sf

PROPOSED building type: ACCESSORY DWELLING UNIT - CARRIAGE HOUSE
BUILDING FOOTPRINT: 771 SF
OVERALL ENCLOSED: 1,542 SF
first floor COMMERCIAL - conditioned: 589 sf
first floor COMMERCIAL- unconditioned: 182 sf
2nd floor COMMERCIAL - conditioned: 589 sf
2ND floor COMMERCIAL- unconditioned: 182 sf
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Revised May 1, 2025 
(Per Development Plan Review comments received 042525)
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SITE DATA TABLE:

PARCEL 93 - 5 LAWTON STREET
TOWN OF BLUFFTON, BEAUFORT COUNTY, SOUTH CAROLINA
DISTRICT: 610
TAX MAP: 39A
TOTAL ACREAGE: .27 ACRE  (11,873 SF)

EXISTING IMPERVIOUS FOOTPRINT RETAIL: 2,168 SF
EXISTING IMPERVIOUS FOOTPRINT WOOD SHED: 505 SF
EXISTING IMPERVIOUS FOOTPRINT TOTAL: 2,673 SF
deduct demolished wood shed footprint: 2,673-505= 2,168 sf

EXISTING IMPERVIOUS DRIVEWAY COMMON: 1,090 SF
EXISTING IMPERVIOUS PARKING: 1,072 SF
EXISTING IMPERVIOUS S/Y, LANDINGS: 1,185 SF
EXISTING IMPERVIOUS PATIO (TO BE REmoved): 755 SF
EXISTING IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 4,102 SF
deduct demolished patio footprint 4,102-755= 3,347 sf

PROPOSED IMPERVIOUS FOOTPRINT ACCESSORY DWELLING UNIT: 771 SF

PROPOSED IMPERVIOUS service yard, BRICK landings & SIDEWALK: 227 SF

proposed impervious drive aisle & parking: 1,247 sf
PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 1,474 SF

EXISTING & PROPOSED IMPERVIOUS FOOTPRINT: 2,939 SF

EXISTING & PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT: 4,821 SF

EXISTING & PROPOSED IMPERVIOUS INCLUDING FOOTPRINT TOTAL: 7,760 SF (65%)

required min. open space for all development: 20% (2,375 SF)

EXISTING & PROPOSED pervious/open space total: 35% (4,112 sf)

parking analysis:
existing retail: 5 standard spaces 1 ada space (EXISTING)
REQUIRED PARKING: 2 SPACEs PER 1,000 SF
PROPOSED PARKING: 2 spaces (1 per 1,000 sf = 1.542)

 + 1 space for vehicle turn around

zoning district: neighborhood CENTER hd
primary structure: EXISTING RETAIL: 1 story
EXISTING COMMERCIAL FOOTPRINT: 2,168 SF
EXISTING first floor RETAIL - conditioned: 1,837 sf
EXISTING first floor RETAIL - UNconditioned: 331 sf

PROPOSED building type: ACCESSORY DWELLING UNIT - CARRIAGE HOUSE
BUILDING FOOTPRINT: 771 SF
OVERALL ENCLOSED: 1,542 SF
first floor COMMERCIAL - conditioned: 589 sf
first floor COMMERCIAL- unconditioned: 182 sf
2nd floor COMMERCIAL - conditioned: 589 sf
2ND floor COMMERCIAL- unconditioned: 182 sf
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Plan Information:

County: Beaufort
Municipality: Town of Bluffton
Project Location: 5 Lawton Street
Parcel ID: 93
Date of Original Design: April 22, 2024
1st Pre Application Submittal: April 22, 2024 (Meeting -  May 9. 2024)
2nd Pre Application Submittal: June 11, 2024 (Meeting - July 25, 2024)
3rd Pre Application Submittal (Switching to Commercial Footprint): September 27, 2025 
4th Pre Application Submittal (Ammendment):March 19, 2025
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SITE DATA TABLE:

PARCEL 93 - 5 LAWTON STREET
TOWN OF BLUFFTON, BEAUFORT COUNTY, SOUTH CAROLINA
DISTRICT: 610
TAX MAP: 39A
TOTAL ACREAGE: .27 ACRE  (11,873 SF)

EXISTING IMPERVIOUS FOOTPRINT RETAIL: 2,168 SF
EXISTING IMPERVIOUS FOOTPRINT WOOD SHED: 505 SF
EXISTING IMPERVIOUS FOOTPRINT TOTAL: 2,673 SF
deduct demolished wood shed footprint: 2,673-505= 2,168 sf

EXISTING IMPERVIOUS DRIVEWAY COMMON: 1,090 SF
EXISTING IMPERVIOUS PARKING: 1,072 SF
EXISTING IMPERVIOUS S/Y, LANDINGS: 1,185 SF
EXISTING IMPERVIOUS PATIO (TO BE REmoved): 755 SF
EXISTING IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 4,102 SF
deduct demolished patio footprint 4,102-755= 3,347 sf

PROPOSED IMPERVIOUS FOOTPRINT ACCESSORY DWELLING UNIT: 771 SF

PROPOSED IMPERVIOUS service yard, BRICK landings & SIDEWALK: 227 SF

proposed impervious drive aisle & parking: 1,247 sf
PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 1,474 SF

EXISTING & PROPOSED IMPERVIOUS FOOTPRINT: 2,939 SF

EXISTING & PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT: 4,821 SF

EXISTING & PROPOSED IMPERVIOUS INCLUDING FOOTPRINT TOTAL: 7,760 SF (65%)

required min. open space for all development: 20% (2,375 SF)

EXISTING & PROPOSED pervious/open space total: 35% (4,112 sf)

parking analysis:
existing retail: 5 standard spaces 1 ada space (EXISTING)
REQUIRED PARKING: 2 SPACEs PER 1,000 SF
PROPOSED PARKING: 2 spaces (1 per 1,000 sf = 1.542)

 + 1 space for vehicle turn around

zoning district: neighborhood CENTER hd
primary structure: EXISTING RETAIL: 1 story
EXISTING COMMERCIAL FOOTPRINT: 2,168 SF
EXISTING first floor RETAIL - conditioned: 1,837 sf
EXISTING first floor RETAIL - UNconditioned: 331 sf

PROPOSED building type: ACCESSORY DWELLING UNIT - CARRIAGE HOUSE
BUILDING FOOTPRINT: 771 SF
OVERALL ENCLOSED: 1,542 SF
first floor COMMERCIAL - conditioned: 589 sf
first floor COMMERCIAL- unconditioned: 182 sf
2nd floor COMMERCIAL - conditioned: 589 sf
2ND floor COMMERCIAL- unconditioned: 182 sf
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Revised Aug. 26, 2025
(Per COFA comments received Aug. 18, 2025)

Revised May 1, 2025 
(Per Development Plan Review comments received 042525)
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Plan Information:

County: Beaufort
Municipality: Town of Bluffton
Project Location: 5 Lawton Street
Parcel ID: 93
Date of Original Design: April 22, 2024
1st Pre Application Submittal: April 22, 2024 (Meeting -  May 9. 2024)
2nd Pre Application Submittal: June 11, 2024 (Meeting - July 25, 2024)
3rd Pre Application Submittal (Switching to Commercial Footprint): September 27, 2025 
4th Pre Application Submittal (Ammendment):March 19, 2025
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SITE DATA TABLE:

PARCEL 93 - 5 LAWTON STREET
TOWN OF BLUFFTON, BEAUFORT COUNTY, SOUTH CAROLINA
DISTRICT: 610
TAX MAP: 39A
TOTAL ACREAGE: .27 ACRE  (11,873 SF)

EXISTING IMPERVIOUS FOOTPRINT RETAIL: 2,168 SF
EXISTING IMPERVIOUS FOOTPRINT WOOD SHED: 505 SF
EXISTING IMPERVIOUS FOOTPRINT TOTAL: 2,673 SF
deduct demolished wood shed footprint: 2,673-505= 2,168 sf

EXISTING IMPERVIOUS DRIVEWAY COMMON: 1,090 SF
EXISTING IMPERVIOUS PARKING: 1,072 SF
EXISTING IMPERVIOUS S/Y, LANDINGS: 1,185 SF
EXISTING IMPERVIOUS PATIO (TO BE REmoved): 755 SF
EXISTING IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 4,102 SF
deduct demolished patio footprint 4,102-755= 3,347 sf

PROPOSED IMPERVIOUS FOOTPRINT ACCESSORY DWELLING UNIT: 771 SF

PROPOSED IMPERVIOUS service yard, BRICK landings & SIDEWALK: 227 SF

proposed impervious drive aisle & parking: 1,247 sf
PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 1,474 SF

EXISTING & PROPOSED IMPERVIOUS FOOTPRINT: 2,939 SF

EXISTING & PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT: 4,821 SF

EXISTING & PROPOSED IMPERVIOUS INCLUDING FOOTPRINT TOTAL: 7,760 SF (65%)

required min. open space for all development: 20% (2,375 SF)

EXISTING & PROPOSED pervious/open space total: 35% (4,112 sf)

parking analysis:
existing retail: 5 standard spaces 1 ada space (EXISTING)
REQUIRED PARKING: 2 SPACEs PER 1,000 SF
PROPOSED PARKING: 2 spaces (1 per 1,000 sf = 1.542)

 + 1 space for vehicle turn around

zoning district: neighborhood CENTER hd
primary structure: EXISTING RETAIL: 1 story
EXISTING COMMERCIAL FOOTPRINT: 2,168 SF
EXISTING first floor RETAIL - conditioned: 1,837 sf
EXISTING first floor RETAIL - UNconditioned: 331 sf

PROPOSED building type: ACCESSORY DWELLING UNIT - CARRIAGE HOUSE
BUILDING FOOTPRINT: 771 SF
OVERALL ENCLOSED: 1,542 SF
first floor COMMERCIAL - conditioned: 589 sf
first floor COMMERCIAL- unconditioned: 182 sf
2nd floor COMMERCIAL - conditioned: 589 sf
2ND floor COMMERCIAL- unconditioned: 182 sf

LEGEND

imPERVIOUS drive aisle,
parking, sidewalks

IMPERVIOUS
footprint

OPEN SPACE

proposed
2 story

COMMERCIAL
carriage

house
771 SF

PROPOSED
24' GRAVEL
 DRIVE AISLE

PROPOSEDGRAVELPARKING #1

PROPOSEDGRAVELPARKING #2
EXISTING TREE TO
BE REMOVED

TREE PROTECTION
FENCE TYP. (SEE DETAIL)

existing tree
to remain, typ.

PROPOSEDGRAVELTURN AROUND
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10-Sweet Viburnum
screen adjacent
property

Tree Protection Zone (TPZ): Each tree or group of trees to be retained
shall have a designated TPZ around the drip line of the tree(s). The UDO
Administrator has the authority to modify the TPZ based on site-specific
conditions that warrant a modification, which can include increasing the TPZ
area.
2. Tree Protection Fencing: Tree protection fencing shall consist of 4 to 6 feet
high orange laminated plastic or chain link fence and be mounted on sturdy
posts (wooden or metal) spaced no more than 10 feet apart. Tree protection
fencing shall be erected before demolition, grading, or construction begins
and remain in place until final inspection and approval of the project by the
UDO Administrator. Tree protection signage shall be placed no more than
40 feet apart stating “Warning- Tree Protection Zone- No activity is to occur
within this area.” The UDO Administrator may approve alternative methods
for delineating tree protection zones.
3. Any damage to preserved trees during construction shall be mitigated using
industry accepted standards for limb pruning, root pruning, wound cleaning,
watering, fertilizing, and any other applicable mitigation needed. Any
damage that is determined to be lethal to preserved trees shall cause the
tree to be removed and replaced in accordance with the requirements in
this Section.

existing screening
to remain, typ.

existing screening to
remain, typ.
REMOVE UNDERBRUSH TO
AVOID CONFLICTS WITH
PARKING AND SIDEWALK
CIRCULATION AREAS

proposed
2 story

COMMERCIAL
carriage

house
771 SF

existing tree to
remain, typ.

EXISTING
CONCRETE

PAD

2-Sasanqua camellia

2-Dwarf Encore
Azalea

2-DWARF Sasanqua
camellia

2-DWARF Sasanqua camellia

5-Dwarf Encore
Azalea

2-DWARF Sasanqua camellia

3-Dwarf Encore
Azalea

1-Sasanqua camellia

6-Japanese yew

2-Dwarf Encore
Azalea

1-Sasanqua camellia

3-Dwarf Encore
Azalea

±140 sf st. augustine sod

±580 sf st. augustine sod

lawn

PROPOSED
GRAVEL

 DRIVE AISLE

PROPOSEDGRAVELPARKING #1

PROPOSEDGRAVELPARKING #2

PROPOSED BRICK
SIDEWALK AND LANDING

PROPOSED
BRICK

LANDING

TREE PROTECTION
FENCE TYP. (SEE DETAIL)

legend

trees to be removed

silt fence

tree protection fence

SYMBOL DESCRIPTION
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James & Michele Jeffcoat Rev. Trust
5 Lawton Street

Bluffton, SC

Prepared By:

Maria Drawdy, PLA

MARIA GHYS DESIGNS LLC
P.O. Box 3523, Bluffton, SC
mariaghysdesigns@gmail.com

(843) 816-2565

LANDSCAPE DEVELOPMENT
PLAN

For

Revised Aug. 26, 2025
(Per COFA comments received Aug. 18, 2025)

Revised May 1, 2025 
(Per Development Plan Review comments received 042525)
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SITE DATA TABLE:

PARCEL 93 - 5 LAWTON STREET
TOWN OF BLUFFTON, BEAUFORT COUNTY, SOUTH CAROLINA
DISTRICT: 610
TAX MAP: 39A
TOTAL ACREAGE: .27 ACRE  (11,873 SF)

EXISTING IMPERVIOUS FOOTPRINT RETAIL: 2,168 SF
EXISTING IMPERVIOUS FOOTPRINT WOOD SHED: 505 SF
EXISTING IMPERVIOUS FOOTPRINT TOTAL: 2,673 SF
deduct demolished wood shed footprint: 2,673-505= 2,168 sf

EXISTING IMPERVIOUS DRIVEWAY COMMON: 1,090 SF
EXISTING IMPERVIOUS PARKING: 1,072 SF
EXISTING IMPERVIOUS S/Y, LANDINGS: 1,185 SF
EXISTING IMPERVIOUS PATIO (TO BE REmoved): 755 SF
EXISTING IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 4,102 SF
deduct demolished patio footprint 4,102-755= 3,347 sf

PROPOSED IMPERVIOUS FOOTPRINT ACCESSORY DWELLING UNIT: 771 SF

PROPOSED IMPERVIOUS service yard, BRICK landings & SIDEWALK: 227 SF

proposed impervious drive aisle & parking: 1,247 sf
PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT TOTAL: 1,474 SF

EXISTING & PROPOSED IMPERVIOUS FOOTPRINT: 2,939 SF

EXISTING & PROPOSED IMPERVIOUS NOT INCLUDING FOOTPRINT: 4,821 SF

EXISTING & PROPOSED IMPERVIOUS INCLUDING FOOTPRINT TOTAL: 7,760 SF (65%)

required min. open space for all development: 20% (2,375 SF)

EXISTING & PROPOSED pervious/open space total: 35% (4,112 sf)

parking analysis:
existing retail: 5 standard spaces 1 ada space (EXISTING)
REQUIRED PARKING: 2 SPACEs PER 1,000 SF
PROPOSED PARKING: 2 spaces (1 per 1,000 sf = 1.542)

 + 1 space for vehicle turn around

zoning district: neighborhood CENTER hd
primary structure: EXISTING RETAIL: 1 story
EXISTING COMMERCIAL FOOTPRINT: 2,168 SF
EXISTING first floor RETAIL - conditioned: 1,837 sf
EXISTING first floor RETAIL - UNconditioned: 331 sf

PROPOSED building type: ACCESSORY DWELLING UNIT - CARRIAGE HOUSE
BUILDING FOOTPRINT: 771 SF
OVERALL ENCLOSED: 1,542 SF
first floor COMMERCIAL - conditioned: 589 sf
first floor COMMERCIAL- unconditioned: 182 sf
2nd floor COMMERCIAL - conditioned: 589 sf
2ND floor COMMERCIAL- unconditioned: 182 sf

LEGEND

imPERVIOUS drive aisle,
parking, sidewalks

IMPERVIOUS
footprint

OPEN SPACE

proposed
2 story

COMMERCIAL
carriage

house
771 SF

PROPOSED
24' GRAVEL
 DRIVE AISLE

PROPOSEDGRAVELPARKING #1

PROPOSEDGRAVELPARKING #2
EXISTING TREE TO
BE REMOVED

TREE PROTECTION
FENCE TYP. (SEE DETAIL)

existing tree
to remain, typ.
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Plan Information:

County: Beaufort
Municipality: Town of Bluffton
Project Location: 5 Lawton Street
Parcel ID: 93
Date of Original Design: April 22, 2024
1st Pre Application Submittal: April 22, 2024 (Meeting -  May 9. 2024)
2nd Pre Application Submittal: June 11, 2024 (Meeting - July 25, 2024)
3rd Pre Application Submittal (Switching to Commercial Footprint): September 27, 2025 
4th Pre Application Submittal (Ammendment):March 19, 2025

PLANT SCHEDULE

Aerial Image of Site: 11,873 SF 

Site Analysis:  
Existing Tree Canopies: 5,764 SF

TREE CANOPY SUMMARY
TOTAL LOT ACREAGE: 11,271 SF
TOTAL ROOF SF: 2,939 SF
11,873 - 2,939 = 5,105 SF
5,105 SF X 75% = +/- 3,829 SF
TOTAL REQUIRED TREE CANOPY COVERAGE @ 75% = +/- 3,829 SF 
TOTAL EXISTING ON SITE & ADJACENT TREE CANOPY: +/- 5,764 SF
TOTAL PROPOSED TREE CANOPY: +/- 0 SF
TOTAL EXISTING & ADJACENT TREE & PROPOSED TREE CANOPY: +/- 5,764 SF

SCALE: 1"= 50'

SCALE: 1"= 50'

Page 64

Section VII. Item #1.



0
Scale: 1” = 10’

5 10 20 40

James & Michele Jeffcoat Rev. Trust
5 Lawton Street

Bluffton, SC

Prepared By:

Maria Drawdy, PLA

MARIA GHYS DESIGNS LLC
P.O. Box 3523, Bluffton, SC
mariaghysdesigns@gmail.com

(843) 816-2565

PLANTING, HARDSCAPE & 
SITE PROTECTION  DETAILS

For

Revised Aug. 26, 2025
(Per COFA comments received Aug. 18, 2025)

Revised May 1, 2025 
(Per Development Plan Review comments received 042525)

Plan Information:

County: Beaufort
Municipality: Town of Bluffton
Project Location: 5 Lawton Street
Parcel ID: 93
Date of Original Design: April 22, 2024
1st Pre Application Submittal: April 22, 2024 (Meeting -  May 9. 2024)
2nd Pre Application Submittal: June 11, 2024 (Meeting - July 25, 2024)
3rd Pre Application Submittal (Switching to Commercial Footprint): September 27, 2025 
4th Pre Application Submittal (Ammendment): March 19, 2025

Scale 1" =1'-0"
Pedestrian Brick Paving on Slab7

D1

6" Gravel Drive
Scale NTS

finish gradefinish grade

1/2" thick layer of grey pea gravel

compacted
subgrade (95%)

5" Border Guard metal edging (1/4")

metal edge 1/4" above granite Note: Provide sample to be approved by owner

6" compacted #789 limestone screening base

8
D1

Note: Amended backfill to consist of builders sand,
compost, and screened topsoil as necessary.

twice the diameter of the root ball

Loosen burlap, cut wire,or
remove container

Note: Where shrubs are planted in
bedsmulch to cover entire bed.

Contractor shall remove excess fill from
crown of shrub.  Set crown of rootball
1"-2" higher than finished grade.
Gently separate rootball before
planting.

Undisturbed subgrade
Replace amended backfill in 3-4" lifts.
Tamp and water between lifts.

3" mulch

Finish Grade

Not to Scale
Shrub Planting

D = dimension of plant spacing
(shrub, ground cover or perennial) as
indicated on plans.

D

DD

Not to Scale
Typical Plant Spacing

Not to Scale
Groundcover Planting

Spacing varies.
See plant list.

Finish Grade

Note: Amended backfill to consist
ofbuilders sand, compost, and
screenedtopsoil as necessary.

Remove container

Set crown of rootball
slightly higher than finished
grade.  Gently scarify
rootball before planting.

Undisturbed
subgrade

Replace the amended
backfill.

3" mulch

Metal Edge

finish grade

soil
5" Border Guard metal edging (1/4")

metal edge 1/4" above grade

Scale NTS

2
D1

1
D1

3
D1

5
D1

93'-7 3/16"

15'-7 3/16" 15'-7 3/16"

13'-0"13'-0" 67'-7 3/16"

15'-7 3/16"15'-7 3/16"31'-2 3/8"

11'-0 5/8"

1'-3 5/8" 1'-3 5/8"

5'-2 3/8"

4'
-6

 5
/8

"

6'
-6

"

6'
-6

"

11 11/16"

Concrete Wheel Stop
Scale NTS

Crown drip line or other limit of Tree Protection area. See
tree preservation plan for fence alignment.

4'
-0

"

Maintain existing
grade with the tree
protection fence
unless otherwise
indicated on the
plans.

2" x 6' steel posts
or approved equal.

Tree Protection
fence: High density
polyethylene fencing
with 3.5" x 1.5"
openings; Color-
orange. Steel posts
installed at 8' o.c.

5" thick
layer of mulch.

Notes:
1- See specifications for additional tree
protection requirements.

2- If there is no existing irrigation, see
specifications for watering requirements.

3- No pruning shall be performed except
by approved arborist.

4- No equipment shall operate inside the
protective fencing including during fence
installation and removal.

5- See site preparation plan for any
modifications with the Tree Protection
area.

SECTION VIEW

KEEP OUT
TREE

PROTECTION
AREA

8.5" x 11"
sign

laminated in
plastic spaced

every 50'
along the

fence.

FLAT-BOTTOM TRENCH DETAIL

V-SHAPED TRENCH DETAIL

SILT FENCE INSTALLATION

STANDARD DRAWING NO.

South Carolina Department of
Health and Environmental Control

SILT FENCE - GENERAL NOTES

PLAN SYMBOL

SF SF

DATE

Tree Protection Fence
Scale NTS

4
D1

Silt Fence
Scale NTS

9
D1

6
D1

CONSTRUCTION ENTRANCE

South Carolina Department of
Health and Environmental Control

SIZESPECIFICATION

PLAN SYMBOL

DATE

Stabilized Construction Entrance
Scale NTS

10
D1

Note:  Width indicated on layout plan shall be considered
+/-to accomodate brick size to minimize cuts.

Note: When brick border
not present set last
stretcher coarse (both
sides if applicable) with 3/8"
raked mortar joint to hold
pattern.compacted

subgrade (95%)

4" concrete slab (3000 psi)

Brick pavers in right angle herringbone
pattern, laid flat with max vertical
tolerance 1/8". No joints,  max gap 1/8",
sweep with sand/mortar (3:1) to fill all
voids.  Repeat as necessary until gaps
fill.

Brick pavers in right angle herringbone pattern, laid flat with
max vertical tolerance 1/8".Butt joints with max. gap 1/8".
Sweep with sand/mortar (3:1) until all voids are filled.

Brick sailor border (if present) on 4" mortar
bed with 3/8" raked joint with Ivory Buff
mortar at plant beds.  See layout plan.

Brick stretcher border with 3/8" raked joint with Ivory Buff
mortar.  Miter all corners.
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Plan Information:

County: Beaufort
Municipality: Town of Bluffton
Project Location: 5 Lawton Street
Parcel ID: 93
Date of Original Design: April 22, 2024
1st Pre Application Submittal: April 22, 2024 (Meeting -  May 9. 2024)
2nd Pre Application Submittal: June 11, 2024 (Meeting - July 25, 2024)
3rd Pre Application Submittal (Switching to Commercial Footprint): September 27, 2025 
4th Pre Application Submittal (Ammendment): March 19, 2025

James & Michele Jeffcoat Rev. Trust
5 Lawton Street

Bluffton, SC

Proposed Floor Plans and Elevations 
for 2 Story Commercial Accessory Unit

For

Revised Aug. 26, 2025
(Per COFA comments received Aug. 18, 2025)

Revised May 1, 2025 
(Per Development Plan Review comments received 042525)

Architect: Ansley Manuel

Page 66

Section VII. Item #1.



Page 67

Section VII. Item #1.



C-1

C
O

D
E

 A
N

A
LY

S
IS

 A
N

D
 IN

D
E

X

INDEX

C-1  CODE ANALYSIS, INDEX

C-2 PROPOSED SITE PLAN

C-3 LIFE SAFETY PLAN

A-1 FIRST & SECOND FLOOR PLANS,

SCHEDULES & DETAILS

A-2 BUILDING ELEVATIONS

A-3   WALL & PORCH SECTIONS

A-4 ROOF PLAN & ANSI ILLUSTRATIONS

DATE :

M
A

N
U

EL
 S

TU
D

IO
, L

LC
An

sl
ey

 H
es

te
r M

an
ue

l, 
Ar

ch
ite

ct
10

4 
Pr

itc
ha

rd
 S

tre
et

, B
lu

ff
to

n,
 S

ou
th

 C
ar

ol
in

a 
29

91
0

84
3.

33
8.

89
32

 c
el

l  
m

an
ue

l.s
tu

di
o@

ao
l.c

om

SHEET

Je
ff

co
at

's
 C

om
m

er
ci

al
 C

ar
ri

ag
e 

H
ou

se
5 

L
A

W
T

O
N

 S
T

.
B

L
U

FF
T

O
N

, S
C

 2
99

10

7/24/25

Physical Address

5 Lawton St.

Bluffton, South Carolina 29910

Property Owner

James W. Jeffcoat Revocable Trust

Applicable Codes

2021 International Building Code w/ SC Modifications

2021 International Fire Code w/ SC Modifications

2021 International Mechanical Code w/ SC Modifications

2021 International Plumbing Code w/ SC Modifications

2020 National Electrical Code (NFPA70) w/ SC Modifications

2009 IECC

2017 ICC / ANSI A11.7

Project Description

New construction for an ancillary building with commercial on both floors.

Building located behind an existing retail shop known as Eggs 'n' Tricities.

Square Footage

Overall

Heated Square Footage= 1,180 square feet

Porches = 360 square feet

Each Floor

Heated Square Footage= 590 square feet

Porches = 180 square feet

Each Floor Individual Rooms

Office = 150 square feet

Restroom = 60 square feet

Storage = 43 square feet

Flex Space = 264 square feet

Construction Makeup

Wood-framed walls, floors and roof with concrete slab foundation.

Occupancy Classification

Section 304.1

Business Group B

Section 309.1

Mercantile Group M (only allowed if building has sprinklers)

Type of Construction

Section 602.5

Type VB

Allowable Building Height

Table 504.3

without sprinklers = 40 feet

with sprinklers = 60 feet

Allowable Numbers of Stories

Table 504.4

Type VB Group B

Without sprinklers is limited to two stories.

With sprinklers is limited to three stories.

Type VB Group M

With sprinklers is limited to two stories.

(Group M only allowed with sprinklers)

Allowable Building Area

Table 506.2

Type VB Group B

Without sprinklers is allowed 9,000 square feet.

With sprinklers is allowed 27,000 square feet.

Type VB Group M

With sprinklers is allowed 27,000 square feet.

Fire Resistance Rating Requirements for Building Elements

Table 601

Type VB construction requires zero hours for the structural frame, exterior and

interior bearing walls, exterior and interior nonbearing walls, floor construction

and roof construction.

Minimum Number of Exits or Access to Exits per Story

Table 1006.3.3

Two Exits Required

Table 1006.2.1

Spaces with one exit or exit Access doorway

Group B

Without sprinklers 100 feet

With sprinklers 100 feet

Group M

With sprinklers 75 feet

Maximum Exit Access Travel Distance

Table 1017.2

Group B

Without sprinklers = 200 feet

 With sprinklers = 300 feet

Group M

With sprinklers = 250 feet

Maximum Floor Area per Occupant

Table 1004.5

Group B per floor

Office/Flex Space/Restrooms

474 square feet/150 gross = 3.16

Storage

43 square feet/300 gross = .14

Occupants = 3

Group M per floor

Office/Flex Space/Restrooms

474 square feet/60 gross = 7.9

Storage

43 square feet/300 gross = .14

Occupants = 8

Maximum Occupant Load

For all Group B = 6 Occupants

For mix of Group B and Group M = 11 Occupants

For all Group M = 16 Occupants

Required Separation of Occupancies

Table 508.4

No Separation Requirement

Horizontal Assemblies

Section 711.2.4.1

No Separation Requirement

Manual Fire Alarm System

[F] 907.2.2 Group B

Not Required

[F] 907.2.7 Group M

Not Required

Smoke Alarms

[F] 907.2.11

Not Required

Sprinklers

Section [F] 903

Not Required for Group B

Required for Group M

Portable Fire Extinguishers

[F] 906.1

Required

Fire Marshal to determine number, location and type

Fire Resistance Rating Requirements foe Exterior Walls Based on Fire

Separation Distance

Table 705.5

Exterior Walls at 5' setback required to be One Hour Fire Rated

Maximum Area of Exterior Wall Opening Based on Fire Separation

Distance and Degree of Opening Protection

Table 705.8

Without Sprinkler and Unprotected 10%

With Sprinkler and Unprotected 25%

Protected 25%

Means of Egress Illumination

Section 1008

Exit Signs

Section 1013

Doors

Section 1010

Stairways

Section 1011

Minimum Width 36"

Minimum Headroom 80"

Maximum Riser 7"

Minimum Tread 11"

Handrails

Section 1014

Guards

Section 1015

Interior Finishes

Table 803.13

Fire Safety

Section 502

Accessibility

Chapter 11

Plumbing

[P] Table 2902.1

1 WC

1 LAV

Service Sink Not Required (footnote e)

Drinking Fountain Not Required [P] 2902.6

Separate Facilities Not Required [P] 2902.2

8/28/25
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ONE HOUR FIRE RATED
EXTERIOR WALL DETAIL
SCALE: N.T.S.

C
C3

ALTERNATE ONE HOUR FIRE
RATED EXTERIOR WALL DETAIL
SCALE: N.T.S.

D
C3

7/24/25

FIRST FLOOR LIFE SAFETY PLAN
SCALE: 1/8"=1'-0"

A
C3

ONE HOUR FIRE RATED

WALLS @ NORTH AND

EAST EXTERIOR WALL-

SEE DETAILS E/C3 & F/C3

ALLOWABLE OPENING

PERCENTAGE IS 10% IF

UNSPRINKLERED AND

UNPROTECTED AND

25% IF SPRINKLERED

AND UNPROTECTED.

ACTUAL PERCENTAGE

IS 6.8%

ALLOWABLE OPENING

PERCENTAGE IS 10% IF

UNSPRINKLERED AND

UNPROTECTED AND

25% IF SPRINKLERED

AND UNPROTECTED.

ACTUAL PERCENTAGE

IS 5%

Lower Porch

Flex Space

Office

Restroom

Storage

EXIT ACCESS TRAVEL

DISTANCE (21'-6") IS

LESS THAN ALLOWED

GROUP B WITHOUT

SPRINKLERS (200 FT.),

GROUP B WITH

SPRINKLERS (300 FT.),

AND GROUP M WITH

SPRINKLERS (250 FT)

EXIT ACCESS TRAVEL

DISTANCE (23'-6") IS

LESS THAN ALLOWED

GROUP B WITHOUT

SPRINKLERS (200 FT.),

GROUP B WITH

SPRINKLERS (300 FT.),

AND GROUP M WITH

SPRINKLERS (250 FT)

1 HR. RATED

WALL EXHAUST

SECOND FLOOR LIFE SAFETY PLAN
SCALE: 1/8"=1'-0"

B
C3

ONE HOUR FIRE RATED

WALLS @ NORTH AND

EAST EXTERIOR WALL-

SEE DETAILS E/C3 & F/C3

ALLOWABLE OPENING

PERCENTAGE IS 10% IF

UNSPRINKLERED AND

UNPROTECTED AND

25% IF SPRINKLERED

AND UNPROTECTED.

ACTUAL PERCENTAGE

IS 6.8%

ALLOWABLE OPENING

PERCENTAGE IS 10% IF

UNSPRINKLERED AND

UNPROTECTED AND

25% IF SPRINKLERED

AND UNPROTECTED.

ACTUAL PERCENTAGE

IS 5%

Upper Porch

Flex Space

Office

Restroom

Storage

EXIT ACCESS TRAVEL

DISTANCE (21'-6") IS

LESS THAN ALLOWED

GROUP B WITHOUT

SPRINKLERS (200 FT.),

GROUP B WITH

SPRINKLERS (300 FT.),

AND GROUP M WITH

SPRINKLERS (250 FT)

EXIT ACCESS TRAVEL

DISTANCE (23'-6") IS

LESS THAN ALLOWED

GROUP B WITHOUT

SPRINKLERS (200 FT.),

GROUP B WITH

SPRINKLERS (300 FT.),

AND GROUP M WITH

SPRINKLERS (250 FT)

1 HR. RATED

WALL EXHAUST
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SCALE: 1/4"=1'-0"
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SECOND FLOOR PLAN
SCALE: 1/4"=1'-0"
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21'-4"

A

DP45

1 HR. RATED

WALL EXHAUST

1 HR. RATED

WALL EXHAUST

WINDOW SCHEDULE

WINDOW WIDTH & HEIGHT STYLE REMARKS

A 3'-0" X 5'-0" DOUBLE HUNG

B 2'-0" X 3'-8" DOUBLEHUNG

ALL WINDOWS ARE ALUMINUM CLAD EXTERIOR / WOOD INTERIOR.

ALL GLASS TO BE IMPACT RESISTANT.

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

7/8" MUNTIN WIDTH AND SIMULATED DIVIDED LITE.

LITES

4/4

4/4

DOOR # WIDTH & HEIGHT STYLE REMARKS

1 3'-0" X 7'-0" HALF GLASS OUTSWING

DOOR SCHEDULE

ALL EXTERIOR DOORS TO BE METAL UNLESS OTHERWISE NOTED.

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

OTHERWISE NOTED.

ALL GLASS TO BE IMPACT RESISTANT.

LITES

4

NORTH AND WEST

WALLS TO BE ONE HOUR

RATED.  SEE WALL

SECTION  A/A3 AND

DETAIL C/C3 AND D/C3

NORTH AND WEST

WALLS TO BE ONE HOUR

RATED.  SEE WALL

SECTION  A/A3 AND

DETAIL C/C3 AND D/C3
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SCALE: 1"=1'-0"

D
A1

62

62

2

6

2

6

2

6

2

6

2X6 @ 16" O.C. (OR 2X4
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WINDOW TRIM DETAIL
SCALE: 3"=1'-0"
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PEAL AND SEAL AROUND

OPENING

FLASHING

2X DRIP CAP

2X6 HEAD CASE

2X4 CASE

2X4 SILL

GUARD RAIL DETAIL
SCALE: 1"=1'-0"

F
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GUARD RAIL ELEVATION
SCALE: 1"=1'-0"
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SEE

THRESHOLD

PAGE A4

1/2" MAX

SEE

THRESHOLD

PAGE A4

1/2" MAX

COMP

COMP

 LOUVERED SERVICE YARD
SCALE: 3"=1'-0"
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1X4 P.T. TRIM

1X4 P.T. LOUVERS

2 4
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2X4

6X6 P.T. POST W/ CAP

6" P.T. CAP

2 4
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SOUTH ELEVATION
SCALE: 1/4"=1'-0"

A
A2

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

C
A2

STANDING SEAM
METAL ROOF

8" DBL. CHAMFERED
WOOD COLUMN

P.T. LOUVERED
SCREEN @ STAIRS

HARDIE LAP SIDING

BRICK EDGED TABBY
FINISHED PORCH SLAB
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TOP OF BLDG SLAB
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TOP OF 2ND FLR SUBFLR
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TOP OF SLAB
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BOT. OF TRUSS

TOP OF PLATE

WEST ELEVATION
SCALE: 1/4"=1'-0"
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TOP OF BLDG SLAB
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TOP OF 2ND FLR SUBFLR

EAST ELEVATION
SCALE: 1/4"=1'-0"
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TOP OF BLDG SLAB

HEADER

TOP OF 2ND FLR SUBFLR

ONE HOUR RATED
WALL EXHAUST
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1 4

"

TOP OF PLATE

TOP OF PORCH DECK

TOP OF PORCH SLAB

GRADE

ALLOWABLE OPENING

PERCENTAGE IS 10% IF

UNSPRINKLERED AND

UNPROTECTED AND

25% IF SPRINKLERED

AND UNPROTECTED.

ACTUAL PERCENTAGE

IS 6.8%

ALLOWABLE OPENING

PERCENTAGE IS 10% IF

UNSPRINKLERED AND

UNPROTECTED AND

25% IF SPRINKLERED

AND UNPROTECTED.

ACTUAL PERCENTAGE

IS 3%

2
6

'
-
3

"

TABBY STUCCO
FINISH @ EXPOSED
SLAB (TYP.)
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WALL SECTION
SCALE: 1"=1'-0"
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2 6

2 6

2 6

2 6

2 6

2 6

2 6

2 6

2 6

2 6

STANDING SEAM METAL ROOF

OVER 30# FELT OVER 1/2" CDX

PLYWOOD OVER 2X8'S @ 16"

O.C. RAFTERS

HURRICANE STRAPS OR CLIPS  @

EACH RAFTER. SIMPSON OPTIONS

1: (2) H2.5, 2: MTS20 OR 3: H10

METAL DRIP

10" PVC COVE MOULD

2X12 P.T. CORNICE

R-30 INSULATION

2X6'S @ 16" O.C. STUD WALL WITH R-13

VALUE INSULATION (MINIMUM)

HARDIE LAP SIDING OVER HOUSEWRAP

OVER 1/2" CDX SHEATHING

2X8 @ 16" O.C.

CEILIING JOISTS

1/2" SHEETROCK @

CEILING

P.T. 2X12 BANDBOARD

3/4" T&G PLYWOOD

OVER 16" OPEN

WEB JOISTS @ 16"

O.C.

1/2" SHEETROCK @

WALLS, EXCEPT

NORTH AND EAST

WALLS TO BE ONE

HOUR FIRE RATED

WITH 5/8" TYPE "X"

SHEETROCK

2X6'S @ 16" O.C. STUD WALL WITH R-13

VALUE INSULATION (MINIMUM)

HARDIE LAP SIDING OVER HOUSEWRAP

OVER 1/2" CDX SHEATHING

2X6 HORIZONTAL BLOCKING BEHIND

ALL PLYWOOD SEAMS, FULL PLYWOOD

SHEET (48") @ TOP & BOTTOM OF

WALL)

2X6 HORIZONTAL BLOCKING BEHIND ALL

PLYWOOD SEAMS, FULL PLYWOOD

SHEET (48") @ TOP & BOTTOM OF WALL)

CONCRETE FOOTING WITH (4)

#5'S REBAR EA. WAY

2
8

"

16"

8
"

9
'
-
0

"
 
(
N

.
T

.
S

.
)

9
'
-
0

"

TOP OF SLAB

GRADE

TOP OF 2ND FLR SUBFLR

TOP OF PLATE

4" CONCRETE SLAB WITH 6X6

W1.4XW1.4 WWF OVER 6 MIL VAPOR

BARRIER, DOUBLE 3' @ EDGE

 PORCH SECTIONB
A3

12

6

STANDING SEAM METAL ROOF

OVER 30# FELT OVER 1/2" CDX

PLYWOOD OVER 2X8'S @ 16"

O.C. RAFTERS

HURRICANE STRAPS OR CLIPS  @

EACH RAFTER. SIMPSON OPTIONS

1: (2) H2.5, 2: MTS20 OR 3: H10

METAL DRIP

10" PVC COVE MOULD

P.T. 2X12 CORNICE WITH BLOCKING

BEHIND

HARDIESOFFIT

2

8

2

8

2

8

2

8

2

6

2

8

2

8

2 6

1X8 HARDIEBOARD BANDBOARD

1X WRAP, EA. SIDE

16"

1
8

"

CLEAN, COMPACT AND

TREATED SOIL

CONCRETE FOOTING WITH (4)

#5'S REBAR EA. WAY

CLEAN, COMPACT AND

TREATED SOIL

TABBY FINISHED (MIXED SHELL SIZE

ONLY) 4" CONCRETE SLAB WITH 6X6

W1.4XW1.4 WWF OVER 6 MIL VAPOR

BARRIER, DOUBLE 3' @ EDGE

7
-
3

/
4

"

PITCH SLAB

PITCH SOIL

1
0

'
-
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/
4

"
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.
S

.
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+
/
-
 
9

'
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3
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/
4

"

TOP OF PLATE

TOP OF PORCH DECK

TOP OF SLAB

GRADE

SCALE: 1"=1'-0"

PORCH FRAMING @
DECK IN PLAN SCALE: 1"=1'-0"

C
A3

PORCH SECTION @
STAIRWELL SCALE: 1"=1'-0"

D
A3

PORCH FRAMING @
STAIRWELL IN PLAN SCALE: 1"=1'-0"

E
A3

P.T. 2X8'S

P.T. 2X8'S PORCH

JOISTS @ 16" O.C.

2X8 BOX BEAM, WRAP IN 1X

(2) P.T. 2X8'S DOUBLE BOLTED

TO NOTCHED COLUMN

BRICK EDGE WITH

CURVED NOSING

1X WRAP BEAM
P.T 2X8'S

2

8

2

8

2

8

2

8

(2) P.T. 2X8'S DOUBLE

BOLTED TO NOTCHED

COLUMN

P.T. 8"X8" WD COLUMN

P.T 2X8'S PORCH

JOISTS @ 16" O.C.

P.T. 2X8'S

P.T. 8"X8" WD COLUMN

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

5/4"X4 P.T. PORCH DECK OVER

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

P.T. 8X8 DOUBLE CHAMFERED

HOLLOW CORE COLUMN WITH

CONTINUOUS TIEDOWN FROM SLAB

EMBEDMENT TO TOP PLATE

P.T. 8X8 DOUBLE CHAMFERED

HOLLOW CORE COLUMN WITH

CONTINUOUS TIEDOWN FROM

SLAB EMBEDMENT TO TOP

PLATE

FLASHING @ P.T. 2X

DRIPCAP/THRESHOLD

1/2" SHEETROCK @

CEILING

2" SOUND BATT

INSULATION

PITCH SOIL

PITCH DECK

7/24/25

AT NORTH AND EAST FIRE RATED

WALLS SEE C/C3, D/C3 AND

STRUCTURAL DRAWINGS FOR SHEAR

AND SHEATHING SPECIFICATIONS.

1/2" SHEETROCK @

WALLS, EXCEPT

NORTH AND EAST

WALLS TO BE ONE

HOUR FIRE RATED

WITH 5/8" TYPE "X"

SHEETROCK

COMMERCIAL

COMMERCIAL

BOTTOM OF JOIST

1
6

 
3

/
4

"

P.T. 8X8 DOUBLE CHAMFERED

HOLLOW CORE COLUMN WITH

CONTINUOUS TIEDOWN FROM

SLAB EMBEDMENT TO TOP

PLATE

P.T. 8X8 DOUBLE CHAMFERED

HOLLOW CORE COLUMN WITH

CONTINUOUS TIEDOWN FROM SLAB

EMBEDMENT TO TOP PLATE

1X WRAP

1X8 BANDBOARD

TABBY STUCCO (MIXED SHELL

SIZE ONLY) FINISH ON EXPOSED

SLAB

TABBY STUCCO (MIXED SHELL SIZE

ONLY) FINISH ON EXPOSED SLAB
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PLAN REVIEW COMMENTS FOR COFA-07-25-019856
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: 5 Lawton St Street
BLUFFTON, SC  29910

Historic District

Active

07/25/2025

Plan PIN #:Case Manager: R610 039 00A 0093 0000Charlotte Moore

Plan Description: A request by Ansley Manuel (Manuel Studio), Applicant, on behalf James W. Jeffcoat Revocable Trust (Owner), 
for review of a Certificate of Appropriateness-Historic District, to allow construction of a detached Carriage 
House of approximately 1,180 SF located at 5 Lawton Street (ParcelR610 039 00A 0093 0000  ). The property 
is located in the Old Town Historic District and is zoned Neighborhood Center-Historic District (NG-HD).
STATUS (08.04.2025): Concept Plan to be reviewed by HPRC on August 18, 2025.

 Staff Review (HD)

 Submission #: 1  Recieved: 07/25/2025 Completed: 08/15/2025

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions08/15/2025Growth Management Dept Review 
(HD)

Charlotte Moore

Comments:

1. Service Yard: The two compressors on the north side of the building are the service yard, which must be screened and be 
located no closer than 3’-0” from the property line. Provide a detail to show compliance with UDO Sec. 5.15.5.F.9.

2. Building Height: Show the building height as measured from grade to roof ridge.

3. Foundation: Exposed foundation walls must be finished with brick (bond pattern), tabby stucco (mixed shell size only), or 
stucco over block or concrete (sand-finished or steel trowel only) per UDO Sec. 5.15.6.G.1.a.

4. Shutterdogs: Provide a shutterdog detail to show compliance with UDO Sec. 5.15.6.M.1.d.

5. Trim Material: Identify the material to be used for the cove mould and the porch bandboard.

6. ADA Compliance: The ADA accessible parking space is located on Lawrence Street—how will ADA access to the Carriage 
House be provided? Can that space be moved to a more central location on the property for access to the main building and 
Carriage House?

7. Future Signage: A Site Feature-HD permit will be required for signage (UDO Sec. 3.19 and 5.15.6.Q.)

Approved with Conditions08/15/2025HPRC Review Charlotte Moore

Comments:

1. Without photos or drawings of the existing main building, it is difficult to ascertain the scale of the new building.
2. The windows on the north and east side appear very small in comparison to the windows on the south and west elevations.
3. The south elevation louver should have a vertical divide like the west elevation.

Approved08/15/2025Beaufort Jasper Water and Sewer 
Review

Matthew Michaels

Comments:

Comments may be provided with submission of the building permit.

Approved08/15/2025Watershed Management Review Andrea Moreno
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Comments:

Comments may be provided at time of Final Plan.

Approved07/25/2025Transportation Department 
Review - HD

Mark Maxwell

Comments:

No comments

Plan Review Case Notes:
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M E M O R A N D U M  

TO: Historic Preservation Commissioners  

FROM: Town of Bluffton Growth Management Staff 

RE: Site Feature Permits from August 17, 2025 to September 16, 2025 

DATE: October 1, 2025 

 

 

SUMMARY: Town Staff will be updating the Historic Preservation Commission (HPC) monthly on all site 

feature permits that have been applied for, approved, denied, withdrawn, put on hold, or issued. These 

permits are reviewed at Staff level.  

 

Address Description of Application Staff Status 

6 Promenade St 
Unit 1005 

Doma Architecture & Tribus Interior 
Design - Signage 

Angie Castrillon Approved 

116 Bridge St Residential Remodel  Charlotte Moore Applied 

1250 May River Rd Howard Hanna – Signage  Angie Castrillon Withdrawn 

113 Bridge St Residential - Brick Wall Angie Castrillon Applied 

6 Promenade St 
Unit 202 

Dillard Jones – Signage  Angie Castrillon Applied 

14 Promenade St 
Unit 307 

Jean Pierre Kilfa – Signage  Angie Castrillon Applied 

48 Lawrence St Residential Remodel  Angie Castrillon Approved 

216 Bluffton Rd Hilton Head – Bluffton Chamber of 
Commerce - Signage 

Angie Castrillon Applied 
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