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____________________________________________________________________________ 
 
Case Number:  HR15-41 
Property Address:  1100 Boundary Street 
Applicant:  The FWA Group for Bridges Charter School 
Type of Request:  Alterations & Additions - Conceptual 
Zoning:  GC – General Commercial – NWQ 
______________________________________________________________________________  
 
Historical: This parcel on Boundary Street is located in the Northwest Quadrant 

Neighborhood. Bridges Charter School, formerly the 
Boys and Girls Club of Beaufort, owns the entire block. 
Currently, their building occupies the eastern portion of 
the block, parking and circulation is in the northwest 
corner, and the southwest corner is grassed. There is a 
large tree as indicated on the site plan. The 1958 
Sanborn map (left), which is the only one to show this 
parcel, shows an auto body shop on the eastern portion 
of the lot, and small dwelling units fronting Congress 
Street on the southern portion. 
 

Request: The applicant wishes to add a two-story addition in front of their 
current building, and a minor addition on the interior (west) elevation 
of the existing building. The existing building would also be renovated 
so that the site will accommodate students from Kindergarten 
through 8th grade. 

 
Background:  This project has not appeared before the HRB. The HRB did approve 

temporary classrooms for this site, and most recently granted Bridges an 
extension to get final HRB approval for their new building; they have until 
May 2016 to do so. This is the first step in that process. 

 
Size: The current building is 1-story, 21,178SF footprint. The new additions 

will have a 19,412 SF building footprint, and a total of 35,307 SF new 
building construction. This will result in a total building square footage of 
59,485 SF with a 42,590 SF building footprint. 

    
Zoning:   GC – General Commercial 

• Setbacks – 
o Front: 7’-12’ build-to line; shown at 7-9’ 
o Side: corner: 3.5’; shown at 8-11’ 
o Rear: 10’; shown greater than 100’ 

• Maximum Height: 50’; shown at 33’ to average mean roof height 
• Impervious Surface Coverage, Max: 75% (redevelopment site); showing 77%. This % 
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should be reduced or will require an administrative adjustment. 
• Zoning Issues: there is one minor zoning issue, related to % of impervious surface 

coverage, that will need to be addressed. 
 
Synopsis of Applicable Guidelines: 

• The Preservation Manual Supplement, p. 13-15 discusses new construction. The 
following items to be considered: Scale, Elevation of First Floor, Floor-to-floor 
heights, Bays, windows and doors, Absolute size, Massing, Orientation, Proportions 
(Volumes and Openings), Materials, Forms and Siting.  

• With regards to scale, the supplement states “In cases where the street does not have a 
dominant or discernible rhythm of cornice 
heights, the decisions of the [HRB] should 
be more affected by the considerations of 
absolute height and massing described [at 
right].”  

• The Northwest Quadrant Design Principles, p.45, discusses non-residential buildings 
in the NWQ. 

 
Staff Questions, Comments & Suggestions: 

• General: This project has evolved into one that is addressing the contexts of the 
historic district combined with significant commercial corridor. The intricacies of the 
interior planning are beginning to mesh with the exterior composition. Staff is 
appreciative of this effort and feels it’s moving in the right direction. 

• Site:  
o Parking & Circulation:  

 Assuming 540 students (27 classrooms, 20/class) 54 parking spaces 
would be required. The administrator, with a recommendation from 
the HRB, can reduce this requirement under certain conditions. The 
site is showing 14 parking spaces. Staff evaluated the site on a 
Wednesday around 12pm and there were 33 vehicles parked – 29 on 
site and 4 (including the Bridges bus) in the grass right-of-way. Please 
provide actual data to demonstrate the parking need (e.g. number of 
staff plus a certain number per classroom for visitors, parents, etc…) if 
the 54 spaces are not able to be accommodated on site and/or on-street. 

 On-street parking has been discussed, particularly on Congress and 
Newcastle Streets. Sidewalks have also been discussed on all streets 
that don’t currently contain a sidewalk (Newcastle, Congress and 
Church). Staff recommends incorporating streetscape design – 
sidewalk, street trees, on-street parking - into the next submission. 

 Head-in parking is not typically permitted to front public rights-of-way 
in permanent parking applications. Could the parking along Congress 
and Church be modified to be diagonal? It will need to be screened 
from view by a fence and/or landscaping. 

 A traffic study is required to address the larger traffic, stacking and 
parking strategy for this school. This will be reviewed by the city’s 
Technical Review Committee to ensure that there is minimal negative 
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impact to the surrounding neighborhoods. 
o In general, some of the dimensions of the drive aisles, and parking stalls seem 

to vary, or be oversized.  
 The two curb cuts are 24’ (Church) and 28’ (Congress). Could these 

both be reduced to 24’?  
 The curb radii appear to be about 20’. Can these be reduced to 5-10’ to 

be more compatible with the historic district? If additional room is 
needed to maneuver busses, design techniques such as adding pavers 
to narrow the appearance of the curb radius while maintaining a larger 
maneuverable area, should be explored. 

 The parking stalls are shown at 20’ deep. These could be reduced to 
18’. 

o Landscaping Comments from Liza Hill: 
 Don’t know what CA for trees in parking area represents.  These 

appear to be live oaks. 
 30 and 19 LO near Boundary in excellent health. Is it possible to shift 

or modify the bldg. configuration to be modified to at least preserve 30 
LO? It can be root pruned and needs a minimum clearance from edge 
of root flare to building foundation of 8’.  This tree is fairly low 
branching so we’d need to look at what tree form would be following 
necessary pruning for building clearance. 

 The 29 LRO on Church St. should be removed.  
 The 34 LO at rear on Congress is also in excellent health.  Don’t see 

solution for its preservation aside from removing a parking space and 
reconfiguring the drive to avoid it. 

 The 68 LO and sidewalk encroachment is problematic.  Trunk and root 
flare need to be drawn to scale and design re-evaluated.  Minimum 
radius for area of non-disturbance to be 17’ from leading edge of root 
flare. This may need to be staked out or specially surveyed to ensure 
that this tree is preserved in a way that it will remain healthy. An 
arborist will be required to root prune at this minimum 17’ mark and 
perform root invigoration at least one year prior to site disturbance. 

• Buildings: note that a conceptual review just takes into consideration size, mass and 
scale. However due to the level of drawings provided, staff provided more detailed 
building comments for board discussion. 

o Staff appreciates the rhythm created by the building fenestration, and variety 
of forms that break up the mass, while keeping it harmonious and not too 
“busy.” 

o Hierarchy – the building hierarchy is well defined on the Church and 
Newcastle Street elevations in that the brick archway frames the entry and 
circulation area. This breaks down somewhat on the front (Boundary Street) 
where the arch has a different proportion and does not contain the building 
entry. The entry is a small door located right next to the archway. The idea of 
having a classroom in this accentuated area is not a bad one, but typically 
these accentuated building elements are focal points that contain entry 
features. Consider incorporating the building entry into the arch on Boundary 
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Street. 
o Roof – staff appreciates the effort to incorporate the pitched roof on this 

building. However, staff believes that authenticity in detailing for a building 
like this is more important than having a pitched roof. Partial hip/mansard 
roofs are not compatible with this district. Could you consider a true pitched 
roof – perhaps a shallow (5:12) hipped roof on the main body of the building. 
The bump outs could be flat/parapet and house mechanical equipment. A 
parapet on the whole thing may also be considered. 
 The hipped roofs are shown with a 4’ overhang. Typically larger 

overhangs such as this are supported with brackets and many times, 
are treated with a shallower roof pitch at the end. Consider these detail 
adjustments if you plan to retain such a large overhang. 

 In areas where the ground floor extends out from the second story and 
has a hipped or roof, consider pinching those areas in so that they can 
have a roof that does not project out past the edges of the building, as 
this creates a detail that is somewhat difficult to resolve.  

 Are the cupolas on the existing structure proposed to be redone? They 
seem to be drawn differently than the existing condition. 

o Windows: 
 Window head trim – should be larger than side trim. Typically these 

would be 6” with a ½-1” flashed cap. 
 Details should be consistent throughout. A couple areas where the 

details seem to differ are:  
• the windows in the new, smaller addition on the Church Street 

elevation. These look more like shopfront-style windows while 
on the rest of the building the windows are trimmed out and 
more traditionally detailed and proportioned. 

• The treatment of the windows and paneling in the arches are 
different on Boundary Street and Church Street 

 Church Street Elevation – windows should be added in the classrooms 
on this elevation to alleviate the long, blank façades on either side of 
the arched entry. 

o Tower in the small addition. The notion of introducing something to tie the 
project together and accentuate a building entry on the interior of this site is a 
good one. Consider using the arch motif in lieu of the cupola. These cupolas 
on the existing structure, while unique, are a fairly odd detail.  

• Additional Requirements: 
o In addition to the requirements for a Preliminary HRB review, a 3-D colored 

rendering or model with multiple streetscape views will be required for this 
project.  
 

• Staff Recommendation:  
Staff recommends conceptual approval to the site plan, size mass and scale of this 
building on the condition that the applicant consider and resolve, with Board input, 
the issues listed above on both the site (including existing trees), and architecture. 
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View from Boundary Street – Main entry at north elevation of existing building. 

View from Congress Street – South elevation of existing building. 
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View of west elevation and side yard of existing building.  Significant live oak tree (left side of photograph) is to be 
saved. 

View looking south down Newcastle Street at the existing building east elevation. 
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Adjacent property west of the project site across Church Street – looking south at the Boundary Street frontage.  Project 
site is seen at the far left of this photograph. 

Retail showroom northwest of the project site at the corner of Boundary and Church Streets.  Located north across 
Boundary Street from the shop above. 
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Bank building immediately across Boundary Street (north) from the project site as viewed from Church Street.  (Located 
at the northeast corner of Boundary Street and Church Street.) 

Retail shops immediately across Boundary Street (north) from the project site.  Adjacent (east) to the bank building above. 
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Retail shop and parking lot immediately across Boundary Street (north) from the project site at the northwest corner of 
Boundary and Newcastle Streets.  Adjacent (east) of the retail shops shown on page 4, bottom photo. 

Talbots retail store across Boundary Street from the project site at the northeast corner of Boundary and Newcastle 
Streets. 
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Print shop located immediately east of the project site and south of retail store shown on page 5, bottom photo.  Located at 
the southeast corner of Boundary and Newcastle Streets. 

Property immediately east of the project site at the northeast corner of Newcastle and Congress Streets. 
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Looking southeast of the project site – Southeast corner of Newcastle and Congress Streets. 

Property located immediately south across Congress Street from the project site – Southwest corner of Newcastle and 
Congress Streets. 
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Residential area immediately south of the project site across from Congress Street. 

Residential area southwest of the project site at the southwest corner of Congress and Church Streets. 
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Residential area directly west of the project site at the northwest corner of Church and Congress Streets. 
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