
 

 

Historic Preservation Commission Meeting 

Wednesday, October 07, 2026 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 417 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 2, 2026 Minutes 

V. PUBLIC COMMENT 

VI. OLD BUSINESS 

VII. NEW BUSINESS 

1. 36 Tabby Shell, Lot 19 (Certificate of Appropriateness-HD): A request by Steven G. Stowers of 
Architecture 101 (Applicant), on behalf of John and Ashley Gering (Owners), for the approval 
of a Certificate of Appropriateness-HD to allow the construction of a new 2.5-story Single 
Family Residential Structure of approximately 4,391 SF and a Carriage House structure of 
approximately 938 SF, located at 36 Tabby Shell Road, Lot 19 in the Tabby Roads 
Development, in the Old Town Bluffton Historic District, within the Neighborhood General - 
HD zoning district. (COFA-10-25-019985) (Staff - Charlotte Moore) 

VIII. DISCUSSION 

1. Historic District Monthly Update. (Staff) 

IX. ADJOURNMENT 

NEXT MEETING DATE: Wednesday, November 4, 2026 
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Town of Bluffton, SC Historic Preservation Commission Meeting Agenda October 07, 2026 
 

 

 

 

“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 02, 2026 

I. CALL TO ORDER

Chairman DePauw called the meeting to order at 6pm. 

II. ROLL CALL

PRESENT 
Chairman Joseph DePauw 
Vice Chair Carletha Frazier 
Commissioner Jim Hess 
Commissioner Tim Probst 
Commissioner Debbie Wunder 
Commissioner Lisa Sulka 

ABSENT 
Commissioner Michael Sutcliffe 

III. ADOPTION OF MINUTES

1. August 5, 2026 Minutes 

Commissioner Sulka made a motion to approve the minutes as written. 

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

All were in favor and the motion passed.  

IV. PUBLIC COMMENT

V. OLD BUSINESS

VI. NEW BUSINESS

1. Certificate of Appropriateness (36 Bruin Road): A request by James Atkins of Court Atkins 
Group (Applicant) on behalf of ABPAL LLC (Owner) for an amended Certificate of 
Appropriateness-HD to add an elevator shaft within a chimney structure and make related 
alterations for a commercial building under construction of approximately 3,130 SF at 36 
Bruin Road in Old Town Bluffton Historic District within the Neighborhood General - HD 
zoning district. (COFA-05-25-019766) (Staff – Charlotte Moore) 

Staff presented. The applicant was present. There were questions regarding the area beneath 
the stairs following the relocation of the service yard. The Commission questioned why the 
elevator was not proposed in the initial submittal. Discussion also included the proposed 
materials, dimensions of the faux chimney, and the architectural elements shown on the 
plans. 
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Town of Bluffton, SC Historic Preservation Commission Meeting Minutes September 02, 2026 

Commissioner Probst made a motion to approve the application with the following 
conditions: 

1. Increase the recess in the chimney structure from 1.5-inches to 2-inches. 
2. Reduce the width of the 10-inch stucco trim to match the 6-inch trim surrounding  
the chimney recess. 

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

The motion passed, 5-1. 

VII. DISCUSSION

1. Historic District Monthly Update. (Staff) 

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

VIII. ADJOURNMENT

Commissioner Hess made a motion to adjourn. 

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

All were in favor and the motion passed. The meeting adjourned at 6:24 pm. 
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36 Tabby Shell Road (Lot 19) – Certificate of Appropriateness  Historic Preservation Commission 

HISTORIC PRESERVATION 
COMMISSION 

 STAFF REPORT 
Department of Growth Management  

MEETING DATE: October 7, 2026 

PROJECT: 

COFA-10-25-019985 
36 Tabby Shell, Lot 19 
New Construction: Single-Family Residence  
and Carriage House 

APPLICANT: Steven G. Stowers, AIA (Architecture 101) 

PROPERTY OWNERS: Ashley and John Gering 

PROJECT MANAGER: Charlotte Moore, AICP, Principal Planner  

 
APPLICATION REQUEST: The Applicant, Steven Stowers, on behalf of owners, Ashley and 
John Gering, requests Historic Preservation Commission approval of the following 
application:   
 

A Certificate of Appropriateness to allow the construction of a 2.5-story main 
residence of approximately 4,391 heated square feet (SF) and an attached 2-
story Carriage House of approximately 938 SF located at 36 Tabby Shell Road, 
Lot 19, in the Tabby Roads development in Old Town Bluffton Historic District 
and zoned Neighborhood General-Historic District (NG-HD). 

 
INTRODUCTION: The Applicant proposes construction of a 2.5-story single-family structure 
with an attached 2-story carriage house on an irregularly shaped 0.10-acre lot (4,516 SF) in 
the Tabby Roads development.  
 
The proposed primary structure/house will have a 1,618 SF footprint, not including porches, 
and an overall 4,391 heated square feet. The carriage house, with a footprint of 469 SF, is 
connected to the main house with a 2-story partially enclosed breezeway that is located 
almost entirely under the same roof mass as the carriage house. Vehicular access to the 
property and carriage house will be via Pluff Mud Lane, an unpaved private alley at the rear 
of the property.  
 
As the subject property is in the Tabby Roads development, building setbacks (except for 
accessory structures), the main structure footprint size, and required parking must comply 
with the Covenants, Conditions and Restrictions (CCRs) for Tabby Roads.  
 
The approved Tabby Roads development plan identifies the following standards for Lot 19: 
a front minimum setback of six (6) feet, a left side yard minimum setback of five (5) feet, a 
right minimum side yard setback of 7.5 feet, and a rear yard minimum setback for the 
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36 Tabby Shell Road (Lot 19) – Certificate of Appropriateness  Historic Preservation Commission 

primary structure of 10.5 feet. Compliance with these standards, as well as the off-street 
parking requirement, is shown. 
 
As indicated in the letter from the Tabby Roads Architectural Review Board (ARB), a variance 
was granted by the ARB to allow the first-floor footprint (i.e., the heated square footage) to 
be increased from 28% to no more than 40% of the total lot square footage (Attachment 8). 
 
Per the UDO, the house is architecturally characteristic of a Center Hall House but is 
classified as an Additional Building Type as the main house footprint exceeds the front build-
to zone (15-25 feet), side yard (15 feet) and rear yard (30 feet) setback requirements of the 
NG-HD District. The carriage house encroaches four feet-six inches (4’-6”) into the five-foot 
(5’-0”) setback required by UDO Sec. 5.15.5.C.; a variance for the encroachment was 
approved by the Board of Zoning Appeals (BZA) on September 1, 2026.  
 
The main structure will be constructed on a raised slab clad with brick veneer and will 
include a full-façade front porch underneath a hip roof. The main mass of the house will be 
under a side-facing gable roof that includes a central dormer with a row of five windows 
underneath a shed roof. In the rear, three individual shed dormers with two windows each 
will be provided. A brick chimney is proposed on the left elevation. In the southwest corner 
of the rear elevation, a 2.5-story building recess is proposed to avoid encroachment into the 
side yard setback; the recess will provide an area for a service yard.  
 
The attached carriage house will be constructed on a slab with the main mass underneath 
a rear-facing gable. An exterior staircase on the left elevation will provide access to the 
second-floor residence. Unless the area underneath the staircase is sprinkled, a service 
yard cannot be in this location as a fire would cut off the only access to/from the second 
story. 
 
Materials for both buildings will include standing seam metal roofs, fiber cementitious 
lap/board and batten siding, columns, wood doors and shutters, fiberglass windows, and a 
Savannah Grey brick foundation and chimney. 
 
This project was presented to the Historic Preservation Review Committee for Concept Plan 
review on June 22, 2026. The HPRC comments are provided in Attachment 9. 
 
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, New Construction and 
Alterations), 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 predictable and compatible development and architecture 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: 
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36 Tabby Shell Road (Lot 19) – Certificate of Appropriateness  Historic Preservation Commission 

1. Consistency with applicable principles set forth in the Old Town Bluffton Master 
Plan and Town of Bluffton Comprehensive Plan; 

 
a. Finding.  The Old Town Master Plan initiatives also include the adoption of a form-

based code that includes 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. Conformance with the approved Final Development Plan, Subdivision Plan, and 
any other agreements or plans that are applicable. 
 
Compliance with the Tabby Roads development plan/plat and the Tabby Roads CCRs 
is demonstrated.  
 

3. Conformance with applicable provisions in Article 5, Design Standards. 
 
a. Findings.  Town Staff finds that if the following conditions are met, the proposed 

construction will be in conformance with applicable architectural design 
provisions provided in Article 5. The conditions follow the format of UDO Sec. 5.15 
(Old Town Bluffton Historic District).   

 
1) First Floor Height: Sheet A501 in Attachment 6 shows a 36-inch minimum 

porch and first floor height. Sheet A201 shows a 2’-2” first floor height. The 
first finished floor height must be a minimum of three (3) feet above the 
average adjacent sidewalk grade per UDO Sec. 5.15.6.F.1.c. and the porch 
height must be a minimum of 30-inches from grade to top of stairs (UDO Sec. 
5.15.6.E.5.c.). 
 

2) Service Yard: A service yard for HVAC equipment is provided in the rear of the 
main structure; the service area for waste receptacles for the main structure 
and carriage house, as well as the HVAC area for the carriage house, is not 
shown. These areas must be shown on the plan and comply with Sec. 
5.15.5.F.9. The area underneath the carriage house stairs cannot be used for 
equipment or storage unless sprinkled, per the Bluffton Township Fire District. 
Meters must also be screened and be located in the rear yard or side yard not 
facing a street (UDO Sec. 5.15.6.F.2.). The screening detail, including 
screening material proposed, must be shown on Sheet A201. 

 

3) Porch Screening: It is unclear if the breezeway screen will have all 
“architectural expression” on the outside of the screen as required by UDO 
Sec. 5.15.6.E.5.f. The screen detail on Sheet A002 is unclear. 
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36 Tabby Shell Road (Lot 19) – Certificate of Appropriateness  Historic Preservation Commission 

4) Columns. Front porch columns are proposed to be fiber cement, which is not 
a column material permitted by the UDO (Sec. 5.15.6.H.2.a.). The HPC can 
determine if fiber cement is an appropriate alternate material. 

 

5) Railings: A custom wrought iron rail system is proposed at the front porch 
stairs that includes curved balusters that are not traditional balusters in Old 
Town. The UDO does not specify baluster shape. The UDO is intended to 
provide a set of “relatively simple principles” to ensure that Old Town’s 
architectural character is continued and is “not…intended to discourage 
creativity” (UDO Sec. 5.15.1.C.and D.). The HPC must determine if the 
proposed balusters are an appropriate design. Show the dimension of the top 
rail, which must be a minimum of 2 ¾” per UDO Sec. 5.15.6.H. 3.d. 

 

6) Windows: The project analysis sheet states that all windows will be fiberglass 
double-hung and casement in the front dormer, but the window grid system 
has not been identified. Simulated divided lites are most appropriate for new 
construction and are encouraged. Additionally, the carriage house windows 
on the right and left elevations have a square orientation, which differs from 
the vertical orientation used elsewhere on the carriage and main house. UDO 
Sec. 5.15.6.I.1.a. requires opens to be vertical, which would match the other 
windows. 

 

7) Doors: Sliding doors are proposed for the back porch and would not be visible 
from the exterior. The door material has not been identified (wood is shown on 
the project analysis sheet but this may not be correct). Per UDO Sec. 
5.15.6.I.3.c., doors are required to have a French or casement operation. The 
HPC must determine if a sliding door system is appropriate. 

 

8) Roofs: A standing seam metal roof is proposed but the type of metal has not 
been identified. Acceptable materials include galvanized, copper, aluminum 
and zinc-alum and must be identified. (UDO 5.15.6.J.). 

 
9) Gutters: Half-round gutters are proposed but the material has not been 

identified. UDO Sec. 5.15.6.J.2.c. requires copper, galvanized steel, or 
aluminum, 14-18 gauge. 

 

10) Trim: All trim work must be shown in compliance with the UDO unless 
otherwise approved by the HPC. Not all trim materials and configurations 
have been identified, including cornerboards (see UDO Sec. 5.15.6.N.) and 
soffits (UDO Sec. 5.15.6.P.). PVC material, which is not permitted by the UDO, 
is proposed for the water table and drip cap. The HPC may consider 
alternative materials but has not approved PVC in the past. Soffits should be 
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36 Tabby Shell Road (Lot 19) – Certificate of Appropriateness  Historic Preservation Commission 

beaded, v-groove or tongue and groove; rough sawn wood, plywood and 
aluminum are not permitted per UDO Sec. 5.15.6.P.10. 

 

4. Demonstration of a compatible visual relationship between new 
construction or alterations and existing buildings, streetscapes and open 
spaces. A compatible visual relationship must be generally of a similar 
structural mass, scale, height, proportion, directional expression of the 
principal elevation and rhythm of spacing, as applicable. 

 
Finding. If the conditions noted in #2 of this report are met, a compatible visual 
relationship will be demonstrated with surrounding properties, streetscapes and 
open spaces. 

 
5. Compliance 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 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. The first finished floor height must be a minimum of three (3) feet above the average 
adjacent sidewalk grade per UDO Sec. 5.15.6.F.1.c. and the porch height must be a 
minimum of 30-inches from grade to top of stairs per UDO Sec. 5.15.6.E.5.c. 
 

2. Show the service yard for the carriage house HVAC and waste receptacles. Service 
yards must be screened in compliance with UDO Sec. 5.15.5.F. and a complete 
screening detail provided. 

 
3. Provide a detail to clearly show the architectural expression (columns, railings, etc.), 

on the outside of the screen. 
 

4. Provide windows that are simulated divided lites and revise carriage house windows 
on the right and left elevations to have a vertical orientation. 
 

5. Provide gutter material that complies with the UDO Sec. 5.15.6.J.2.c. 
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36 Tabby Shell Road (Lot 19) – Certificate of Appropriateness  Historic Preservation Commission 

6. Show all trim, including dimensions and configurations, to be in compliance with the 
UDO unless otherwise approved by the HPC. 
 

7. For the railings at the main house front porch and carriage house, show the top rail 
dimension. 

 
Further, Town Staff requests a determination by the Historic Preservation 
Commission regarding the following: 
 
1. The use of fiber cementitious material for the front porch columns. 

 
2. The baluster design for the railing proposed at the front porch steps. 

 

3. The use of a sliding door system at the back porch. (Note: Door material must be 
identified.) 

 

4. The use of PVC material for the water table and drip cap trim. 
 

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. 

 
 
 
 

ATTACHMENTS: 
1. Location Map & Aerial View 
2. Application 
3. Narrative 
4. Photos 
5. Survey 
6. Site Plan & Architectural Plan 
7. Landscape Plan 
8. Tabby Roads ARB Approval Letter 
9. HPRC Comments 06.22.2026 
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Aerial View ATTACHMENT 1
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Growth Management Customer Service Center
20 Bridge Street

Bluffton, SC 29910
(843)706-4500

www.townofbluffton.sc.gov

TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS-  
OLD TOWN BLUFFTON 
HISTORIC DISTRICT (HD) APPLICATION applicationfeedback@townofbluffton.com

Applicant Property Owner
Name: Name:

Phone:  Phone:

Mailing Address:  Mailing Address:

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

Project Information (tax map info available at http://www.townofbluffton.us/map/) 

Project Name: Conceptual:    Final:    Amendment:

Project Address: 

Zoning District:

Acreage:

Application for: 
New Construction 
Renovation/Rehabilitation/Addition 
Relocation Tax Map Number(s):

Project Description:

Minimum Requirements for Submittal
1. Mandatory Check In Meeting to administratively review all items required for conceptual submittal must take  
    place prior to formal submittal. 
2. Digital files drawn to scale of the Site Plan(s).   
3. Digital files of the Architectural Plan(s).  
4. 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 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:

Applicant Signature: Date:

For Office Use

Application Number: Date Received:

Received By:  Date Approved:

Town of Bluffton Certificate of Appropriateness - HD Application Updated Date:  11/10/2022 

ATTACHMENT 2

Steven G. Stowers, AIA

843.790.4101
23A Market, Suite 1
Beaufort, SC 29906

Steve@a101.design

John Gering and Ashley Gering

843.708.4915
N/A

geringemail@gmail.com
501949 (Architecture 101)

Gering Residence ✔

36 Tabby Shell Road, Bluffton, SC

Neighborhood General
0.10

R610 039 000 1199 0000

✔

The project is located within the Historic District and is zoned Neighborhood General. The project includes the development of a main 
residence and a garage with a living unit above to the rear of the property.  The longest facade of the house, which includes a front porch 
running the entire length, addresses Tabby Shell Road  with the narrow facades facing the adjacent property and Burnt Church Road. 

✔

✔

✔

✔

✔

✔

08/05/2026
08/05/2026
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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 

TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS - OLD TOWN BLUFFTON 

HISTORIC DISTRICT (HD) APPLICATION 
PROCESS NARRATIVE 

The  following  Process  Narrative  is  intended  to  provide  Applicants  with  an  understanding  of  the  respective  application  process, 

the Town of Bluffton’s UDO. 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 as
sure expeditious application review. 

Step 1.  Pre-Application Meeting Applicant & Staff 
Prior to the filing of a Certificate of Appropriateness - HD 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 2.  Application Check-In Meeting – Concept Review Submission Applicant & Staff 
Upon receiving input from Staff at the Pre-Application Meeting, the Applicant may submit a Concept Review Submission of the 
Certificate of Appropriateness - HD Application with the required submittal materials during an mandatory Application Check-In  
Meeting where the UDO Administrator or designee will review the submission for completeness. Call 843-706-4500 to schedule. 

Step 3.  Review by UDO Administrator or designee and HPRC Staff 
If the UDO Administrator or desginee, determines that the Concept Review Submission of the Certificate of Appropriateness - HD  
Application is complete, it shall be forwarded to the Historic Preservation Review Committee. The Review Committee shall review   
the application and prepare written comment for review with the Applicant. 

Step 4.  Historic Preservation Review Committee Applicant, Staff & Historic Preservation 
Review Committee 

A public meeting shall be held with the Applicant to review Committee’s Staff Report and discuss the application. The Review  
Committee shall review the Concept Review Submission for compliance with the criteria and provisions in the UDO. The Applicant  
will be given the opportunity to address comments, if any, and resubmit the application materials to proceed to the Final  
Review Submission. 

Step 5.  Application Check-In Meeting - Final Review Submission Applicant & Staff 
The Applicant shall submit the completed Final Review Submission of the Certificate of Appropriateness Application with the required 
submittal materials during a mandatory Application Check-In Meeting where the UDO Administrator or designee will review the         
submission for completeness. 

Step 6.  Historic Preservation Commission Meeting Applicant, Staff & Historic Preservation 
Commission 

A public meeting shall be held with the Applicant where the HPC shall review the Final Application materials of the Certificate of   
Appropriateness - HD Application for compliance with the criteria and provisions in the UDO.  The HPC may approve, approve with 
conditions, or deny the application. 

Step 7. Issue Certificate of Appropriateness Staff 
If the HPC approves the Certificate of Appropriateness - HD Application, the UDO Administrator or designee shall issue the Certificate 
of Appropriateness - HD. 

ATTACHMENT 2
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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 waiver of any requirement contained in the UDO. 

1. DESIGN REVIEW PHASE CONCEPTUAL REVIEW   FINAL REVIEW
2. SITE DATA
Identification of Proposed Building Type (as defined in Article 5):

Building Setbacks Front: Rear: Rt. Side: Lt. Side:
3. BUILDING DATA

Description
Building (Main House, Garage, Carriage

Existing Square 
Footage 

Proposed Square 
Footage House, etc.)

Main Structure

Ancillary

Ancillary
4. SITE COVERAGE

Impervious Coverage Coverage (SF)

Building Footprint(s)

Impervious Drive, Walks & Paths

Open/Covered Patios

A. TOTAL IMPERVIOUS COVERAGE
B. TOTAL SF OF LOT

% COVERAGE OF LOT (A/B= %)

5. BUILDING MATERIALS
Materials, Dimensions, Materials, Dimensions,Building Element Building Elementand Operation and Operation

Foundation  Columns 

Walls  Windows

Roof  Doors

Chimney  Shutters

Trim  Skirting/Underpinning

Water table  Cornice, Soffit, Frieze

Corner board  Gutters

Railings  Garage Doors

Balusters
Green/Recycled Materials

Handrails

Updated Date: 11/10/2022 Town of Bluffton Certificate of Appropriateness - HD Application 

ATTACHMENT 2

✔

Center Hall House
7.5' 10' 7.5' 5'

Main House 4,426
Carriage House 492

2,654 (including porches and steps)
80
160
2,894
4,518
64%

Elevated Slab Fiber Cement (Smooth)

Fiber Cement (Smooth) Fiberglass (Painted)
Standing Seam Metal Panel Wood (Mahogany)
Savannah Gray Brick Wood (Painted)
Fiber Cement (Smooth) N/A
Savannah Gray Thin Brick Fiber Cement (Smooth)

Fiber Cement (Smooth) Metal (Match Roof)
Wrought Iron Steel (Painted)
Wrought Iron
Wrought Iron
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS – OLD TOWN BLUFFTON 

HISTORIC DISTRICT (HD) 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 to 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 number(s); 
•  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 footprint(s) with finish floor  
     elevations, setbacks and build-to lines, building location(s), building orientation(s); 
•  Overall lot configuration depicting  ingress/egress, circulation, driveways, parking areas, 

patios, decks, pools, hardscape, service yards and all other site amenities; 
•    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. 

Updated Date: 11/10/2022 Town of Bluffton Certificate of Appropriateness - HD Application 

ATTACHMENT 2

✔

✔

✔

✔

✔

✔

✔

✔
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TOWN OF BLUFFTON 
CERTIFICATE OF APPROPRIATENESS – OLD TOWN BLUFFTON 

HISTORIC DISTRICT (HD) APPLICATION CHECKLIST 

PHOTOS:  Labeled comprehensive  color  photograph documentation  of  the  property,  all  
exterior facades, and the features impacted by the proposed work.  If digital, images  
should be at a minimum of 300 dpi resolution. 

Concept Final 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  dimensioned  drawings  to  illustrate  the  exterior 
appearance of all sides of the building(s).  Describe all exterior materials and finishes and 
include all building height(s) 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.Concept Final
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. 

ADDITIONAL REQUIRED INFORMATION (Single-Family Residential Excluded).Concept Final
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 I 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 delay
of processing my application(s).
______________________________________________________  _______________________
Signature of Property Owner or Authorized Agent    Date

______________________________________________________
Printed Name of Property Owner or Authorized Agent 

Updated Date: 11/10/2022 Town of Bluffton Certificate of Appropriateness - HD Application 

 
_______________________

 

______________________________________________________ 
Signature of Applicant 

 
 

Date

_____________________________________________________
Printed Name of Applicant 

Steven G. Stowers, AIA

5/26/2026

Steven G. Stowers, AIA

5/26/2026

N/A

8/5/2026

8/5/2026

ATTACHMENT 2
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✔

✔

✔

✔

✔

✔
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August 4, 2026 

Bluffton Histor ic Preservation Committee 

Town of Bluffton  

20 Bridge Street                                                                                                                                                   

Bluffton, SC 29910 

Project: Gering Residence, 36 Tabby Shell Road  (Lot 19) 

Thank you for considering our  final HPC Submittal  for the new single-family residence with 

a carriage house at Lot 19, 36 Tabby Shell Road at Tabby Roads.  

DESIGN NARRATIVE 

This project proposes a single-family residence and carriage house situated at the intersection 

of 36 Tabby Shell Road and Burnt Church Road .  The proposed residential structure is wood 

framed with fiber cement siding, a metal roof, and a Savannah Gray brick watertable.   

The lot is irregular when compared to it’s neighboring lots within the Tabby Roads 

development and the odd shape has forced the proposed residence to conform to the 

trapezoidal shape.  It has also resulted in the carriage house being located closer to Pluff Road 

Lane than the 5-foot accessory structure setback required by the current Bluffton Unified 

Development Ordinance permits.  The Tabby Roads Architectural Review Committee has 

approved the current design and also granted this project a variance for the rear accessory 

structure setback and we are pursuing the same variance from the Bluffton Zoning Board of 

Appeals. 

Lot 19 is the last lot on Pluff Road Lane, which dead ends at the rear of the lot and shares the 

right-of-way with a large Santee Cooper overhead electrical transmission line that feeds the 

electrical substation across Burnt Church Road from Lot 19.  Along Pluff Road Lane there is 

no consistent façade line created by the carriage houses at the rear of the residences.  The 

carriage houses along Pluff Road Lane step back and forth in a manner that creates a lively 

rear streetscape and which will make the proposed encroachment feel very natural and not at 

all out of place. 
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PLUFF MUD LANE  

 
CARRIAGE HOUSE AT 34 TABBY SHELL ROAD (ADJACENT)  
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EXISTING DEAD END AT PLUFF MUD LANE  

 
CURRENT LOT FROM TABBY S HELL ROAD  
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Architecture 101  

23A Market, Suite 1 

Beaufort, South Carolina 29906 

 

www.A101.Design 
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RENDERING OF CARRIAGE HOUSE FROM DEAD END OF PLUFF ROAD LANE  

 

Sincerely, 

 

 

Steven G. Stowers, AIA, LEED AP  
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Architectural Review Board  

Tabby Roads 

Bluffton, SC 

July 2, 2026 

Variance APPROVAL 

John and Ashley Gering 

Lot 19, 36 Tabby Shell Road, Bluffton, South Carolina 29910 

 

Dear Mr. and Mrs. Gering, 

 

This letter shall serve as approval for a variance by the Tabby Roads Architectural Review Board as 

outlined in Tabby Roads CC&Rs Article IV 4.5 for the following: 

• Applicant is permitted to encroach on the rear setback (as shown in the Site Development Plan 

Rev4 Aug 2015) for Lot 19 with an ancillary structure provided said structure remains within the 

property boundaries and is fully approved by the Tabby Roads ARB. 

• Applicant is permitted a heated square footage footprint up to but not to exceed 40% of the square 

footage of Lot 19.  This deviation from the Site Development Plan (Rev4 Aug 2015) and the 

Covenants as shown in the current plans (COFA 10-25-019985) is granted as a variance as 

outlined in the Tabby Roads CC&Rs Article XX 20.3.  The heated square footage footprint is 

calculated based on the first floor heated square footage of all structures built upon the lot.  

Heated square footage above an unconditioned garage space does not count towards this 

requirement.  

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

satisfactory for your needs.  If you have any questions concerning any item contained herein, please contact 

us at your convenience. 

 

Thank you for your understanding. 

Best regards, 

   

James Ogden, AIA, NCARB 

Chairman of the Tabby Roads ARB  

ATTACHMENT 8
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Habitat Architectural Review Board  

Tabby Roads 

Bluffton, SC 

Feb 2, 2022 

Variance APPROVAL 
John and Ashley Gering 
Lot 19, 36 Tabby Shell Road, Bluffton, South Carolina 29910 
 
Dear Mr. and Mrs. Gering, 
 

This letter shall serve as approval for a variance by the Tabby Roads Habitat Architectural Review Board 
as outlined in Tabby Roads CC&Rs Article IV 4.5 for the following: 

• Applicant is permitted to encroach on the rear setback (as shown in the Site Development Plan 
Rev4 Aug 2015) for Lot 19 with an ancillary structure provided said structure remains within the 
property boundaries and is fully approved by Tabby Roads HARB and the Town of Bluffton. 

• Applicant is permitted a heated square footage footprint up to but not to exceed 40% of the square 
footage of Lot 19.  This deviation from the Site Development Plan (Rev4 Aug 2015) and the 
Covenants is granted as a variance as outlined in the Tabby Roads CC&Rs Article XX 20.3.  The 
heated square footage footprint is calculated based on the first floor heated square footage of all 
structures built upon the lot.  Heated square footage above an unconditioned garage space does 
not count towards this requirement.  

Please be informed that this variance by no means constitutes an approval of the submitted site plan or any 
other architectural design or feature for structures that are proposed to be built on Lot 19.  Approval must 
be obtained through a separate submission as outlined in Tabby Roads CC&Rs Article IV 4.3(b). 
 
I am sending a copy of this variance to the Town of Bluffton for their file.  I trust this variance will be 
satisfactory for your needs.  If you have any questions concerning any item contained herein, please contact 
us at your convenience. 
 
Sincerely, 

 

Robert Nurnberg      
On behalf of Tabby Roads HARB   
Cc:  Katie Peterson,    Town of Bluffton 
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PLAN REVIEW COMMENTS FOR COFA-10-25-019985
Town of Bluffton

Department of Growth Management

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

Telephone 843-706-4522

Plan Type: Apply Date:

Plan Status: Plan Address: 36 Tabby Shell Road
BLUFFTON, SC  29910

Historic District

Pending

10/22/2025

Plan PIN #:Case Manager: R610 039 000 1199 0000Charlotte Moore

Plan Description: A request by Steven G. Stowers, on behalf of the owners, John Gering and Ashley Gering, for the review of a 
Certificate of Appropriateness-HD to allow the construction of a new 3-story Single Family Residential 
Structure of approximately 4,556 SF and a Carriage House structure of approximately 425 SF, located at 36 
Tabby Shell Road, Lot 19 in the Tabby Roads Development, in the Old Town Bluffton Historic District, within the 
Neighborhood General - HD zoning district. STATUS (10.23.2025): Concept Plan submission not complete. 
Email sent to applicant requesting additional information. (STATUS 06.08.2026): Concept Plan to be reviewed 
by HPRC on June 22, 2026.

 Staff Review (HD)

 Submission #: 1  Recieved: 05/26/2026 Completed: 06/19/2026

Reviewing Dept. Complete Date StatusReviewer

Revisions Required06/19/2026Growth Management Dept Review 
(HD)

Charlotte Moore

Comments:

1. As the variance approvals from Tabby Roads HARB relative to the heated first floor space percentage and rear yard setback 
encroachment reference a 2015 plan, an updated variance letter specific to the current plan has been requested. 
2. The Tabby Roads required setbacks do not acknowledge building types and are already small for a proposed Center Hall 
House type on a 0.10-acre lot relative to the UDO requirements (15-25’ front yard build-to, 30’ rear yard and 15’ side yard). If 
variances approved in 2015 for another plan are applied to this project, the concern is further exacerbated. 
3. Provide diagrams of each floor and the attic space to show the areas of heated square footage. UDO Sec. 5.15.5.F.1.e. states 
that “If the possible floor area with head room of 5 feet or more occupies more than 70 percent of the total floor area of the story 
directly beneath, then that space shall be considered a full story.”
4. The Building Section (Sheet A501) does not include the dormer at the front of the house.
5. The Fire Marshal will not allow storage underneath the carriage house stairs. Show where the service area will be located on 
the site plan.
6. The front porch is shown with a depth of 5’-10”; the requirement is 6’-0” (UDO Sec. 5.15.6.E.5.a.) Porch height must be 30” 
from grade to top of stairs (UDO Sec. 5.15.6.E.5.c.).; 2’-2” is shown. The first-floor finished floor height must be 36” above the 
average adjacent sidewalk grade (Sec. 5.15.5.F.1.c.).
7. The UDO Administrator will not require tree mitigation for pine trees that are ≥8-inches, but all other trees must be mitigated 
as required by UDO Sec. 5.3. and include 75% tree canopy coverage at time of maturity. Effort should be made to retain the 20” live 
oak in the left side yard.
8. Provide the north elevation for the garage wall.
9. Provide a site plan that includes the service areas and brick wall.
10. Provide a building section for the connector/hyphen and the carriage house.
11. Relocation of the utility box will require proof of approval from the utility provider.
12. Other comments, such as materials and dimensions, are not included at this time as HPRC discussion will be focused on 
building size.

Revisions Required06/19/2026HPRC Review Charlotte Moore

Comments:

06/19/2026 Page 1 of 2
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1. The recorded plan for Tabby Roads shows that heated square footage of the first floor cannot be more than 28% of the total 
lot size (4,516 SF), which is 1,264 SF. The square footage shown on Sheet A101 is 1,618 SF (approximately 36%). Why should 
this lot be an exception? 18 Tabby Shell (Lot 10) is also an irregular lot, but it complies with the square footage and has a building 
type that is appropriate for the lot size (4,696 SF). Because the permitted heated square footage of the first floor has been 
exceeded, it seems premature to address other details.
2. A more appropriate residential building type for this lot would be a Medium House or Village House.
3. The building setbacks shown on the Project Analysis sheet for the front (7.5 ft) and rear (10 ft) yards do not match the 
recorded plan (6 and 10.5 feet, respectively).

Approved with Conditions06/19/2026Beaufort Jasper Water and Sewer 
Review

Matthew Michaels

Comments:

Comments may be provided at time of building permit.

Approved with Conditions06/19/2026Watershed Management Review Andrea Moreno

Comments:

Comments may be provided at time of Final Plan.

Approved05/26/2026Transportation Department 
Review - HD

Mark Maxwell

Comments:

No comments

Plan Review Case Notes:

06/19/2026 Page 2 of 2
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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, 2026, to September 16, 2026 

DATE: October 1, 2026 

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 Church St Reconfiguration of Windows Caroline Luke Approved 

6 Church St Replacing exterior doors Caroline Luke Approved

20 Bridge St Light Poles + Bases Glen Umberger Approved

41 Calhoun St Post and Courier Signage Caroline Luke Applied

1267 May River Rd The Executive Barber Lounge 
Signage 

Caroline Luke Approved

1250 May River Rd Serhant Signage Caroline Luke Applied

34 Thomas Heyward St Demo of Garage Glen Umberger Applied 

20 Calhoun St Reroof Glen Umberger Approved

20 Calhoun St Mural + 2 awnings Glen Umberger Applied

45 Calhoun St Howard Hanna - Agent on Duty 
Signage 

Caroline Luke Applied

14 Promenade St Unit 303 Maison & Cambren Signage Caroline Luke Approved
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