
 

 

1301 May River Road – Certificate of Appropriateness Historic Preservation Commission 

HISTORIC PRESERVATION 

COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

 

MEETING DATE: December 1, 2021 

PROJECT: 
1301 May River Road- Renovation/Addition- 
Commercial   

APPLICANT: James Atkins, Court Atkins Architects  

PROJECT MANAGER: Katie Peterson, AICP, Senior Planner  

 

APPLICATION REQUEST:  The Applicant, James Atkins, on behalf of the owner, 
Ryan Williamson, requests that the Historic Preservation Commission approve the 

following application: 
 

1. COFA-09-21-015852.  A Certificate of Appropriateness to allow the addition 

of a standing seam metal roof over two existing stairways on the building 
identified as The Farm located at 1301 May River Road, identified as Building 

11A in the Promenade development, in the Old Town Bluffton Historic District 

and zoned Neighborhood Core-HD.  
 
INTRODUCTION:  The Applicant has proposed a covered roof over the rear and side 

exterior stairs on the existing commercial structure located in the Old Town Bluffton 
Historic District. The proposed addition includes a flat standing seam metal roof 

supported by 3-inch hollow metal posts connecting to the existing stair’s support.  
The roof over the side stairways extends beyond the bottom stair to align with the 
colonnade.   

 
This project was presented to the Historic Preservation Review Committee for 

conceptual review at the October 11, 2021 meeting and comments were provided 
to the Applicant (See Attachment 6).   
 

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

authority to take the following actions with respect to this application: 
 

1. Approve the application as submitted by the Applicant; 

2. Approve the application with conditions; or 
3. Deny the application as submitted by the Applicant. 

 
It is important to note that the intent of Section 5.15 Old Town Bluffton Historic 
District of the Unified Development Ordinance (UDO) is that the Section be user 

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

materials similar to that used on structures within the Old Town Bluffton Historic 
District, and it is the charge of the HPC to assess the interpretation of these 

guidelines as they pertain to applications using the established review criteria. 
 
REVIEW CRITERIA & ANALYSIS:  Town Staff and the Historic Preservation 

Commission are required to consider the criteria set forth in Section 3.18.3 of the 
UDO in assessing an application for a Certificate of Appropriateness – Historic 

District (HD).  The applicable criteria are provided below followed by a Staff 
Finding(s) based upon review of the application submittals to date. 
 

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

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

Old Town Master Plan.  The Old Town Master Plan states that, “The built 

environment, in particular the historic structures scattered throughout Old 
Town, should be protected and enhanced.  While it is of great importance 

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

 

The Applicant proposes an addition to the existing commercial structure 
within the Old Town Bluffton Historic District, a locally and nationally 

designated historic district.  The building has been designed to be 
sympathetic to the architectural character of the neighboring historic 
structures, so if the conditions noted in item 2 of this Section are met, the 

addition to the architectural diorama will both protect the integrity of the 
existing historic structures and enhance the neighborhood by adding 

architectural variety. 
 

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

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

are included in Article 5 of the UDO.  The addition proposed as part of this 
request will be in conformance with those standards if the conditions 

noted in item 2 of this Section are met. 
 

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:   

 
1) Section 5.15.6.H. Columns, Arches and Piers.  Columns are 

permitted to be square (6” minimum, with or without capitals and 
bases) or round (6” minimum, with or without capitals and bases).  
The proposed columns supporting the stair and roof structure are 

3” square metal tube.  The columns supporting the structure must 
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be revised to meet the minimum size requirement. 
 

2) Section 5.15.5.F.2.b. and 5.15.6.J. General Standards and Roofs 
and Gutters.  Rooflines shall be simple, utilizing gables, hips, and 

sheds or combinations of these basic forms.  Roofs shall 
correspond to the major massing of the building.  Flat roofs shall 
be concealed on all sides with parapets.  As proposed, the roofs 

over the stairs and landing are flat roofs.  The roof must be 
revised to a permitted configuration. 

 
3) Section 5.15.5.F.4. Building Composition (Proportion, Alignment, 

Rhythm, and Spacing).  Overall building proportions and 

individual features shall have a proportional relationship with one 
another. The columns, as proposed, are undersized and are not 

proportionate to the existing structure.  This is specifically 
challenging on the front and left side elevations where the stairs 
terminate near the front colonnade. The roof structure should be 

studied to create a more proportional relationship with the 
existing structure.   

 
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 that nature and character of the addition to the 
existing structure is consistent and harmonious with that of the surrounding 
neighborhood, with exception of the items listed in Section 2 of this report. 

The mass and scale of the addition is appropriate for its location and, with 
the revisions in Section 2 of this report, the architectural detailing would 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.  The Applicant seeks approval for the construction of an addition to 

an existing structure in the Old Town Bluffton Historic District.  If the 
conditions Section 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 revisions noted, 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.  
 
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 
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the review criteria established in the UDO and to take appropriate action as granted 
by the powers and duties set forth in Section 2.2.6.E.2.  Town Staff finds that with 

the conditions noted below, the requirements of Section 3.18.3 of the Unified 
Development Ordinance have been met and recommends that the Historic 

Preservation Commission approve the application with the following conditions: 
 

1. Per Section 5.15.6.H. of the UDO, the columns must be increased to be a 

minimum of 6 inches in width.  
 

2. Per Section 5.15.5.F.2.b. and 5.15.6.J. of the UDO, the roof must be 
revised to be simple, utilizing gables, hips, and sheds or combinations of 
these basic forms.  

 
3. Per Section 5.15.5.F.4. of the UDO, the proposed roof addition must be 

restudied to create a more proportional relationship with the existing 
structure, specifically the area adjacent to the colonnade.   

 

ATTACHMENTS: 
1. Location Map 

2. Zoning Map 
3. Application and Narrative 
4. Site Plan & Elevations 

5. HPRC Report 
6. Supplemental Images  
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From: mfdusa@aol.com
To: Zenos Morris
Subject: Re: FARM STAIR ROOF HOA SUBMISSION
Date: Friday, September 3, 2021 4:06:05 PM
Attachments: image002.png

image004.png
image003.png

Hello Zenos,
I don't see an issue with it. I am in Europe until Friday but i can give you a written approval via this email.
If you need anything further it will have to wait until I return.

To the Town of Bluffton,

The submission for a set of metal roofs is approved as submitted to me Sept. 3, 2021.

If you have any questions or concerns, please don't hesitate to contact me.

Sincerely,

Bill Herbkersman, ARB member for the Calhoun Street Promenade.

-----Original Message-----
From: Zenos Morris <Zenos.morris@courtatkins.com>
To: mfdusa@aol.com <mfdusa@aol.com>
Cc: James Atkins <James.Atkins@courtatkins.com>; Jason Broene <jason.broene@courtatkins.com>;
Ryan Williamson <farmbluffton@gmail.com>
Sent: Fri, Sep 3, 2021 3:31 pm
Subject: FARM STAIR ROOF HOA SUBMISSION

Good Afternoon Mr. Herbkerman,
 
My name is Zenos Morris with  Court Atkins Group.  We are preparing a submittal to the Town of
Bluffton for the addition of a standing seam roof over each of the existing two exterior stairs at the
FARM restaurant.  One of the requirements is to provide a letter from the “Calhoun Street
Promenade Architectural Standards Committee”, stating that the design has been reviewed and
approved.  Please see the attached plan and metal fabrication drawing for your review.  The Town
will require us to turn in a written statement that the current design has been reviewed for
consistency with the established restrictions/design principles and approved.
 
Thanks for your time and effort in your review.  If you have any questions please feel free to give me
a call.
 
 
Zenos Morris
Project Manager
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PLAN REVIEW COMMENTS FOR COFA-09-21-015852
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: 1301 May River Rd Road
BLUFFTON, SC  29910

Historic District

Active

09/15/2021

Plan PIN #:Case Manager: R614 039 00A 0345 0000Katie Peterson

Plan Description: Constructing a new standing seam metal roof over two existing exterior stairs

 Staff Review (HD)

 Submission #: 1  Recieved: 09/15/2021 Completed: 10/06/2021

Reviewing Dept. Complete Date StatusReviewer

Approved with Conditions10/06/2021Growth Management Dept Review 
(HD)

Katie Peterson

Comments:

1. Columns are permitted to be Square, 6” minimum, with or without capitals and bases or Round, 6” minimum outer diameter, with 
or without capitals and bases; Classical orders. The proposed columns supporting the stair and roof structure are 3" square metal 
tube.  Revise the columns and stair supports to meet the minimum size requirement. (UDO 5.15.6.H.)  
2. Roofs are permitted to be gabled, hipped, and shed.  Flat roofs shall be concealed on all sides with parapets.  As proposed, the 
roof over the landing is a flat roof.  Revise the roof shape to be a permitted configuration. (UDO 5.15.F. and 5.15.6.J.)

Approved with Conditions09/15/2021Building Safety Review Richard Spruce

Comments:

15 Sep 21 - RAS
Building permit is required. Plans shall show all construction details and the wind uplift calculations are required per the International 
Building Code, 2018 edition.

Approved10/06/2021Beaufort Jasper Water and Sewer 
Review

James Clardy

Comments:

1. No comment.

Approved10/06/2021HPRC Review Katie Peterson

Comments:

1. No comments provided.

Approved10/06/2021Transportation Department Review 
- HD

Constance Clarkson

Comments:

1.  No comment provided by reviewer.

Approved10/04/2021Watershed Management Review Bridgette Noonan

Approved09/27/2021Addressing Review Nick Walton

Plan Review Case Notes:

10/06/2021 Page 1 of 1
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