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 lllumination
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

1WC

1 LAV

Service Sink Not Required (footnote €)
Drinking Fountain Not Required [P] 2902.6
Separate Facilities Not Required [P] 2902.2

DATE :7/24/25
8/28/25

MANUEL STUDIO, LLC

Ansley Hester Manuel, Architect
104 Pritchard Street, Bluffton, South Carolina 29910

843.338.8932 cell manuel.studio@aol.com

C-2

C-3

A-2

A-3

A-4

INDEX
CODE ANALYSIS, INDEX

PROPOSED SITE PLAN
LIFE SAFETY PLAN

FIRST & SECOND FLOOR PLANS,
SCHEDULES & DETAILS

BUILDING ELEVATIONS
WALL & PORCH SECTIONS

ROOF PLAN & ANSI ILLUSTRATIONS

Jeffcoat's Commercial Carriage House

=
: R
;N
ZU
7]
o .
= Z
= O
< K
— @
=
—
M

CODE ANALYSIS AND INDEX

SHEET

C-1




LEGEND

CMS — CONCRETE MONUMENT SET
CMF — CONCRETE MONUMENT FOUND
IPS — IRON PIN SET

IPF — IRON PIN FOUND
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PROPOSED
SITE PLAN

-
James & Michele Jeffcoat Rev. Trust

5 Lawton Street
Bluffton, SC

Revised Aug. 26, 2025

(Per COFA comments received Aug. 18, 2025)
Revised May 1, 2025
(Per Development Plan Review comments received 042525)

5 LAWTON ST.

~— . 4 2 g P 3°x3”
T CMF
T 4
-

Jeffcoat's Commercial Carriage House
BLUFFTON, SC 29910
PROPOSED SITE PLAN

Prepared By:
Maria Drawdy, PLA
County: Beaufort

Municipality: Town of Bluffton SHEET
Project Location: 5 Lawton Street

Parcel ID: 93 MARIA GHYS DESIGNS I_I_C

Date of Original Design: April 22, 2024

Plan Information:

1st Pre Application Submittal: April 22, 2024 (Meeting - May 9. 2024) 0 5 10 20 40 P-O-. Box 3523/ BlUffth/ SC 2
2nd Pre Application Submittal: June 11, 2024 (Meeting - July 25, 2024) mariaghysdesigns@gmail.com ( :

3rd Pre Application Submittal (Switching to Commercial Edotprint): September 27, 2025 . ’

LS PP IcaIon SUPMIa (oitehing fo Gommercia) fotprind: Sep Scale: 17 =10 (843) 816-2565




ALLOWABLE OPENING
PERCENTAGE IS 10% If
UNSPRINKLERED AND
UNPROTECTED AND
25% IF SPRINKLERED
AND UNPROTECTED.

ACTUAL PERCENTAGE
ONE HOUR FIRE RATED IS 6.8%

WALLS @ NORTH AND
EAST EXTERIOR WALL- 1 HR. RATED
SEE DETAILS E/C3 & F/C3 WALL EXHAUST

7 EXIT ACCESS TRAVEL

— |
DISTANCE (21'-6") IS
R \ 7/ LESS THAN ALLOWED
estroom

DISTANCE (23'-6") IS 7/
o GROUP B WITHOUT
LESS THAN ALLOWED N N l / SPRINKLERS (200 FT.)
orage

GROUP B WITHOUT
SPRINKLERS (200 FT.) N / 7/ GROUP B WITH

GROUP B WITH | IZI — Flex S SPRINKLERS (300 FT.)

SPRINKLERS (300 FT.) / AND GROUP M WITH
: SPRINKLERS (250 FT)

AND GROUP M WITH 7

SPRINKLERS (250 FT) L /

N
EXIT ACCESS TRAVEL N/ D : /

~§~~ )

ALLOWABLE OPENING N 7
PERCENTAGE IS 10% If \ 7
UNSPRINKLERED AND
UNPROTECTED AND
25% IF SPRINKLERED Office %PR
AND UNPROTECTED. -

ACTUAL PERCENTAGE|
IS 5% L I

Lower Porch \

HH\H\HHH\HHHHMHHHHHHHHHHHM [T

m FIRST FLOOR LIFE SAFETY PLAN

@ SCALE: 1/8'=1-0'

WS6-1.3 One-Hour Fire-Resistive Wood-Frame Wall Assembly

2x6 Wood Stud Wall - 100% Design Load - ASTM E 119/NFPA 251

N\

1. Framing - Nominal 2x6 wood studs, spaced 16 in. o.c., double top plates, single bottom plate

2. Interior Sheathing - 5/8 in. Type X gypsum wallboard, 4 ft. wide, applied horizontally. Horizontal joints are un-
blocked. Horizontal application of wallboard represents the direction of least fire resistance as opposed to vertical
application.

3. Exterior Sheathing - 7/16 in. wood structural panels (oriented strand board), applied vertically, horizontal joints
blocked

Gypsum Fasteners - 2-1/4 in. #6 Type S drywall screws, spaced 12 in. o.c.
Panel Fasteners - 6d common nails (bright) - 12 in. o.c. in the field, 6 in. o.c. panel edges

Insulation - 5-1/2 in. thick mineral wool insulation (2.5 pcf, nominal)

NS

Joints and Fastener Heads - Wallboard joints covered with paper tape and joint compound, fastener heads covered
with joint compound

Tests conducted at the Fire Test Laboratory of National Gypsum Research Center
Test No:  WP-1244 (Fire Endurance & Hose Stream)  February 25, 2000

Third Party Witness: Intertek Testing Services
Report J99-27259.2

This assembly was tested at 100% design load, calculated in accordance with the 2005 National Design
Specification® for Wood Construction. The authority having jurisdiction should be consulted to assure
acceptance of this report.

ONE HOUR FIRE RATED
C "\ EXTERIOR WALL DETAIL

C3 / scale:NTS.

8o

ONE HOUR FIRE RATED
WALLS @ NORTH AND
EAST EXTERIOR WALL-
SEE DETAILS E/C3 & F/C3

1N —
EXIT ACCESS TRAVEL / \
DISTANCE (23-6") IS Restroom
LESS THAN ALLOWED °
GROUP B WITHOUT Stora!e /
SPRINKLERS (200 FT.) [ .
GROUP B WITH El
SPRINKLERS (300 FT.)
AND GROUP M WITH
SPRINKLERS (250 FT) L

ALLOWABLE OPENING
PERCENTAGE IS 10% IF;
UNSPRINKLERED AND
UNPROTECTED AND
25% IF SPRINKLERED Office
AND UNPROTECTED. -
ACTUAL PERCENTAGE
IS 5%

ALLOWABLE OPENING

PERCENTAGE IS 10% IF

UNSPRINKLERED AND
UNPROTECTED AND
25% IF SPRINKLERED
AND UNPROTECTED.
ACTUAL PERCENTAGE|
IS 6.8%

Upper Porch

1 HR. RATED
WALL EXHAUST

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)

:

/é\ SECOND FLOOR LIFE SAFETY PLAN

DATE :7/24/25

8/28/25

@ SCALE: 1/8'=1-0

EXTERIOR WOOD-FRAMED WALL

TEOOBA N IICIEN O LDEOONA SCTN N WSO X DEOOR A OO MO 00N

Hourly Rating: 1-hour

STC Rating: 30-34 STC

Fire Test Reference: UL U305,ULC W3011and 3 cUL U305
Sound Test Reference: OR 64-8

Exterior Side: 5/8” (15.9 mm) DensGlass® Fireguard® Sheathing or ToughRock® Fireguard X®

Sheathing applied vertically or horizontally to 2"x 4" wood studs 16" (406 mm) o.c. with 1-3/4" (45 mm)

galvanized roofing nails 7” (178 mm) o.c. Exterior surface covered with weather exposed cladding or

finish system. Interior Side: One layer 5/8" (15.9 mm) ToughRock® Fireguard X™ Products or 5/8" (15.9
mm) DensArmor Plus® Fireguard® gypsum board applied vertically or horizontally to studs with 1-7/8"

(48 mm) &d coated 7" (178 mm) o.c. Stagger joints each side. ULC W301 allows vertical application only.

Approved for Assembly:

DensArmor Plus® Fireguard C® Products,DensArmor Plus® Fireguard® Products,DensElement™

Barrier Sheathing,DensGlass® Fireguard® Sheathing,DensShield® Fireguard® Tile Backer,ToughRock®

Fireguard C® Products,ToughRock® Fireguard X™ Mold-Guard™ Products,ToughRock® Fireguard X™

Products,ToughRock® Lite-Weight Fire-Rated Products

ALTERNATE ONE HOUR FIRE
D \ RATED EXTERIOR WALL DETAIL

D
@ SCALE: N.T.S.

MANUEL STUDIO, LLC

843.338.8932 cell manuel.studio@aol.com

Ansley Hester Manuel, Architect
104 Pritchard Street, Bluffton, South Carolina 29910

Jeffcoat's Commercial Carriage House
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340" 34'-0"
¢ ¢
NORTH AND WEST ——— 11'-4" 5'-8" 5'-8" 11'-4" NORTH AND WEST —— 11'-4" 58" 58" 114"
WALLS TO BE ONE HOUR WALLS TO BE ONE HOUR
RATED. SEE WALL 1 HR. RATED RATED. SEE WALL 1 HR. RATED
SECTION A/A3 AND WALL EXHAUST SECTION A/A3 AND WALL EXHAUST
DETAIL C/C3 AND D/C3 DETAIL C/C3 AND D/C3
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FLASHING 7 = 23
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R-30 INSULATION \

TOP OF PLATE

9'_0"

2X8 @ 16" O.C:
CEILIING JOISTS

1/2" SHEETROCK @
CEILING

1/2" SHEETROCK @
WALLS, EXCEPT
NORTH AND EAST
WALLS TO BE ONE
HOUR FIRE RATED
WITH 5/8" TYPE "X"
SHEETROCK

COMMERCIAL

3/4" T&G PLYWOOD
OVER 16" OPEN
WEB JOISTS @ 16"
0.C. |

TOP OF 2ND FLR SUBFLR - AL

16 3/4"

2" SOUND BATT
INSULATION

\

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

HARDIE LAP SIDING OVER HOUSEWRAP
OVER 1/2" CDX SHEATHING

2X6'S @ 16" O.C. STUD WALL WITH R-13
VALUE INSULATION (MINIMUM)

2X6 HORIZONTAL BLOCKING BEHIND ALL
PLYWOOD SEAMS, FULL PLYWOQOD
SHEET (48") @ TOP & BOTTOM OF WALL)

FLASHING @ P.T. 2X
DRIPCAP/THRESHOLD

9'-0" (N.T.S.)

]
71

\

Vi

BOTTOM OF JOIST

] 2
|
|
=
2

1/2" SHEETROCK @
CEILING

1/2" SHEETROCK @/

WALLS, EXCEPT
NORTH AND EAST COMMERCIAL
WALLS TO BE ONE '
HOUR FIRE RATED
WITH 5/8" TYPE "X"
SHEETROCK

4" CONCRETE SLAB WITH 6X6
W1.4XW1.4 WWF OVER 6 MIL VAPOR
BARRIER, DOUBLE 3' @ EDGE

TOP OF SLAB - - - - A

8"

GRADE

/~A WALL SECTION i

P.T. 2X12 BANDBOARD

AT NORTH AND EAST FIRE RATED

WALLS SEE C/C3, D/C3 AND
STRUCTURAL DRAWINGS FOR SHEAR
AND SHEATHING SPECIFICATIONS.

2X6 HORIZONTAL BLOCKING BEHIND
ALL PLYWOOD SEAMS, FULL PLYWOOD
SHEET (48") @ TOP & BOTTOM OF
WALL)

HARDIE LAP SIDING OVER HOUSEWRAP
OVER 1/2" CDX SHEATHING

2X6'S @ 16" O.C. STUD WALL WITH R-13
VALUE INSULATION (MINIMUM)

TABBY STUCCO (MIXED SHELL SIZE
ONLY) FINISH ON EXPOSED SLAB

CONCRETE FOOTING WITH (4)

#5'S REBAR EA. WAY
PITCH SOIL
T

==

2_814

v
e L —

A3/

SCALE: 1"=1"-0"

- CLEAN, COMPACT AND
TREATED SOIL

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

2X8 BOX BEAM, WRAP IN 1X

~————— P.T. 8X8 DOUBLE CHAMFERED

HOLLOW CORE COLUMN WITH
CONTINUOUS TIEDOWN FROM
SLAB EMBEDMENT TO TOP
PLATE

5/4"X4 P.T. PORCH DECK OVER
P.T.2X8'S @ 16" O.C.

- 1X8 HARDIEBOARD BANDBOARD

TOP OF PLATE
2X6'S @ 16" O.C. PORCH CEILING JOIST
. g\ 1+
HARDIESOFFIT
& |
w
o
¥ 4/‘
PITCH DECK %
TOP OF PORCH DECK T ,
I | — | | | e | Il i E | |
®
Sl
-
z \/\
¥ .
o
<
=] .
TABBY FINISHED (MIXED SHELL SIZE
ONLY) 4" CONCRETE SLAB WITH 6X6 !
W1.4XW1.4 WWF OVER 6 MIL VAPOR
BARRIER, DOUBLE 3' @ EDGE !
PITCH SLAB
TOP OF SLAB — -
cg)l \_V;_\\\ \_T\ \_\\ _\ I{/{
N4 s

PORCH SECTION

PITCH SOIL
T

(2) P.T. 2X8'S DOUBLE BOLTED
TO NOTCHED COLUMN

- 1X WRAP, EA. SIDE

-~ P.T. 8X8 DOUBLE CHAMFERED

HOLLOW CORE COLUMN WITH
CONTINUOUS TIEDOWN FROM
SLAB EMBEDMENT TO TOP
PLATE

BRICK EDGE WITH
CURVED NOSING

TABBY STUCCO (MIXED SHELL
SIZE ONLY) FINISH ON EXPOSED
SLAB
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— P.T. 2X8'S

— P.T. 2X8'S PORCH
JOISTS @ 16" O.C.

P.T. 8"X8" WD COLUMN

1X8 BANDBOARD

NG @

\ A3 /DECK IN PLAN

1X WRAP BEAM

SCALE: 1"=1"-0"

P.T. 8X8 DOUBLE CHAMFERED
HOLLOW CORE COLUMN WITH
CONTINUOUS TIEDOWN FROM SLAB

EMBEDMENT TO TOP PLATE

P.T 2X8'S

—1 N

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

[ —

(o]

BOLTED TO NOTCHED
COLUMN

P.T. 8X8 DOUBLE CHAMFERED
HOLLOW CORE COLUMN WITH
CONTINUOUS TIEDOWN FROM SLAB
EMBEDMENT TO TOP PLATE

/D \PORCH SECTION @

&A\_gj STA' I:%V\/E I_I_ SCALE: 1"=1"-0"
L P.T. 2X8'S
+ P.T 2X8'S PORCH
JOISTS @ 16" O.C.
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MANUEL STUDIO, LLC

Ansley Hester Manuel, Architect
104 Pritchard Street, Bluffton, South Carolina 29910

843.338.8932 cell manuel.studio@aol.com
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Examples of Accessible Door Hardware
A e
Handle Pull Bar Lever Z I I
= | |
5% | |
— S |
™ )
qb— A FRONT APPROACH,
P PULL SIDE
.---""""‘l
Q_‘ FRONT APPROACH,
2 PUSH SIDE

‘ |
CLEAR SPACE \ FRONT APPROACH,
% Q@ LAVATORY PUSH SIDE DOOR PROVIDED HINGE APPROACH, PULL SIDE
o Z 2 = WITH BOTH CLOSER AND LATCH )
22 % % 22" MIN. DATE :7/24/25
) o gy & N 8/28/25
= = Z | |
3 Yoo = &l
g toe . | 42" MIN. g | |
S 8" MIN. clearance é SN h
k "
clr:aﬁ;ﬁ'anceE MIN. =<|.
Lo o
RIDGE 17" MIN. depth " R U —
48" MIN. )4 g
A
IR
NOTE: equipment permitted in dashed area HINGE APPROACH, PULL SIDE HINGE APPROACH, PUSH SIDE A > g S
@ o = <
2 O 8¢
< 54" MIN. - o
© 39.41" DOOR APPROACH Q — = 'g
QL O
.. D %3
36" MIN. § g 9
36" MIN. H 2 Eo =
: N 5 E
® k a _
] [] [] L] 12" MIN. 12" MIN. A 2 i Td
“» o
e-m€ S EEE b e x 67" MIN. (1] &’ = §
12"|\A>:( 42" MIN. = N %
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o o | 5 SE=l
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R & ] Z Ny = @
SEE WALL & PORCH = & 2 —+
SECTIONS FOR EAVE AND —

% 7
A O\ ROOF PLAN RAKE OVERHANGS (a) Back Wall

Fig. 12a Seat Height and Grab Bar Locations

w SCALE: 1/4'=1-0' i ‘ -

Fig. 2a 60 inch (1525 mm) Diameter Turning Space
18 18" a
, :
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Fig. 12d Surface Mounted Dispensers Fig. 12e Recessed Dispensers k? — ?-ﬁ':, ® o B ~ ; 8 —
) = CS —
LEGEND E SURFACE MOUNTED TOILET SEAT : o ’ 8 8 Z" A~
A 18" VERTICAL GRAB BAR COVER DISPENSER (MOUNTS S O U)
B 36" HORIZONTAL GRAB BAR BELOW GRAB BAR) 2" MIN 6" MAX QO B = Z
C  42"HORIZONTAL GRAB BAR F  SURFACE MOUNTED MULTI-ROLL 24" MAX E < (L, <E
D  RECESSED TOILET SEAT TOILET TISSUE DISPENSER | ‘ — @
DISPENSER, SANITARY NAPKIN (MOUNTS BELOW GRAB BAR) ‘ 32" MIN. NOTE: equipment permitted in shaded area \ E v D 06
DISPOSAL, TOILET TISSUE G  SURFACE MOUNTED SANITARY | (a) (b) @) ]
DISPENSER NAPKIN DISPOSAL (MOUNTS .
BELOW GRAB BAR) Spout Height and Clear Floor Space Lm) - Z
Knee Clearance — 5
not to exceed fountain depth S
o an
30" MIN. 30" MIN. 2 LL
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Free Standing Fountain or Built-In Fountain or Cooler

Cooler
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