DESIGN GUIDELINES
FOR
JASPER’S CROSSING

July 1, 2008

Notice:  All owners of property at Jasper’s Crossing are solely responsible for complying with all zoning ordinances of the City of Hardeeville, South Carolina, including the Jasper’s Crossing Planned Development District Concept Plan (“PDD”), together with the land use plan for Jasper’s Crossing (“Master Plan”), as such may be amended from time to time.  Compliance with these Design Guidelines in no way assures any Owner of compliance with such zoning ordinances and/or with the aforementioned PDD and Master Plan.

DESIGN GUIDELINES 

FOR 

JASPER’S CROSSING

I.    Introduction

In accordance with Article IX of the Declaration of Covenants, Conditions and Restrictions for Jasper’s Crossing (herein “Declaration”), these Design Guidelines have been established to provide an overall framework and comprehensive set of standards and procedures for site development and architectural guidelines for commercial development. 

These standards do not attempt to limit architectural styles or details but rather to set minimum requirements necessary to achieve a consistent and attractive design framework and to protect the long-term interest of property development.

The primary objectives in establishing these guidelines are:

· To ensure a harmonious relationship among structures and other improvements.

· To contribute to a favorable environment for the owners and occupants of these properties.

· To preserve confidence that the quality of the overall development will remain high and, therefore, that the environmental values of locating within the Jasper’s Crossing property will be permanently protected.

In order to achieve these objectives, all plans for building and site design will be subject to review and approval by the party responsible for reviewing the plans, as set forth in Section II prior to implementation.

Each proposal will be reviewed on its merits and will be evaluated according to its aesthetic standards, sympathy with the natural characteristics of the site, and compatibility with development on adjoining parcels.

The criteria and controls given in this manual provide a conceptual framework for the Declarant (as hereinafter defined), or if established by Declarant, the Architectural Review Committee (“ARC”) and applicants to follow in evolving a design for each site.  Each applicant is requested to familiarize himself with the procedures and requirements set forth herein.

The review and approval of plans and specifications shall not be a substitute for compliance with the permitting and approval requirements of the City of Hardeeville and any other governmental authority.  It is the responsibility of the applicant to obtain all necessary permits and approvals.

II.   Introduction to Design Review

A.  Purpose of Design Guidelines

These standards have been developed to assist in the planning, constructing, landscaping, and modifying of parcels within Jasper’s Crossing.  The standards set forth criteria for design, style, materials, colors, and location of site improvements, landscaping, signage, and lighting.  In addition, the Design Guidelines establish a process for review of proposed construction and modifications to parcels to ensure that all sites within Jasper’s Crossing are developed with the consistency and quality that attracted you to this development.

B.  Governmental Permits

To the extent that the City of Hardeeville ordinances, building codes, or regulations require a more restrictive standard than the standards set forth in these Design Guidelines or the Declaration, the local government standards shall prevail.  To the extent that any local government standard is less restrictive, the Declaration and these Design Guidelines (in that order) shall prevail.

C.  Preparer/Declarant

These initial Design Guidelines have been prepared by Jasper’s Crossing, LLC (the “Declarant” which term shall include any party assigned the rights of Declarant hereunder by Jasper’s Crossing, LLC), and adopted by the Declarant pursuant to the Declaration. These Design Guidelines may be changed and amended to serve the needs of an evolving community pursuant to the procedures set forth in the Declaration and in these Design Guidelines. Declarant may assign its rights as Declarant under these Design Guidelines in whole or in part to any party at any time without the consent of any other party.  Upon such assignment, the assignee shall also have all rights as Declarant except as otherwise limited in the assignment.  Without limiting the foregoing, the term “Declarant” shall include Jasper’s Crossing upon an assignment of the rights of Declarant to Jasper’s Crossing by Jasper’s Crossing, LLC.

D.  Applicability of Design Review

These Design Guidelines govern all property that is subject to the Declaration and any additional property that may be subject to the Declaration.  Unless otherwise specifically stated in the Declaration or in these Design Guidelines, all plans and materials for new construction or exterior modifications of improvements on a parcel must be approved before any construction activity begins.  Unless otherwise specifically stated in these Design Guidelines, no structure may be erected upon any parcel, and no improvements, including staking, clearing, excavation, grading and other site work, exterior alteration of existing improvements, and/or planting or removal of landscaping materials (“Work”) shall take place without receiving the prior written approval of the appropriate reviewer as described below.  Where these Design Guidelines specifically allow an Owner to proceed without advance approval, such allowance shall only be effective so long as the Owner complies with the requirements of these Design Guidelines.

Owners are responsible for ensuring compliance with all standards and procedures within these Design Guidelines.  Owners are also governed by the requirements and restrictions set forth in the Declaration and any applicable Supplemental Declaration.  In particular, parcel Owners should review and become familiar with the use restrictions applicable to Jasper’s Crossing set forth in Exhibit D of the Declaration, which provisions address restricted and prohibited activities and conditions within the community.

E.  Review Structure

Architectural control and design review for Jasper’s Crossing is handled by either (i) the Declarant or its designee or (ii) if established by Declarant, the ARC.  The term “reviewer” as used in these Design Guidelines shall refer to the appropriate reviewing entity.

1. Declarant: The Declarant has exclusive jurisdiction over all matters relating to architecture and landscaping, as set forth in the Declaration, for such period as set out in the Declaration (the period during which the Declarant exercises architectural control will hereinafter be referred to as the “Declarant Review Period”).  During the Declarant Review Period, the Declarant shall review plans and specifications for and shall have jurisdiction over all construction and landscaping on any parcel, shall be the conclusive interpreter of these Design Guidelines, shall monitor the effectiveness of these Design Guidelines, and may, but shall not be obligated to, promulgate additional design standards and review procedures as it deems appropriate.

The Declarant may from time to time, but shall not be obligated to, delegate in writing all or a portion of its rights to an ARC appointed by the Declarant.  The ARC may engage the assistance of architects, engineers, or other professionals.  In the event of such delegation, the designee’s jurisdiction shall be limited to such matters as are specifically delegated by the Declarant.  In addition, any such delegation shall be subject to (i) the right of the Declarant to revoke such delegation at any time and reassume jurisdiction over the matters previously delegated; and (ii) the right of the Declarant to veto any decision that Declarant determines, in it sole discretion, to be inappropriate or inadvisable for any reason.

2. Architectural Review Committee:  The ARC has jurisdiction over those responsibilities delegated to it by the Declarant during the Declarant Review Period.  Following the Declarant Review Period, the ARC as then established by the Jasper’s Crossing Owners Association, Inc. (“Association”) has jurisdiction over all matters relating to architecture and landscaping of properties, as set forth in the Declaration.  Following the Declarant Review Period, the ARC as appointed by the Association shall review plans and specifications for all construction and landscaping on any parcel, shall have jurisdiction over all construction and landscaping on any parcel, shall be the conclusive interpreter of these Design Guidelines, shall monitor the effectiveness of these Design Guidelines, and my promulgate additional design standards and review procedures consistent with these Design Guidelines.

F.  Review Fees

When an Owner (hereinafter sometimes referred to as “applicant’) submits plans to the reviewer for approval, the submission shall include a “Review Fee.”  The Review Fee shall be made payable, at the discretion of the Declarant, to Declarant or its assignee or designee, as follows:

1. New Construction: The original improvement of a parcel from a site into a structure

Review Fee: $500.00

2. Major Alteration or Addition: A structural or site modification significant enough to warrant the issuance of a building permit by a jurisdictional authority.

Review Fee: $250.00

3. Minor Architectural Modification or Addition: Any architectural changes that require architectural review and approval as set forth in the Declaration or these Design Guidelines but a governmental building permit is not required.  For example, changing the exterior color scheme of a structure or installing landscaping that deviates from the typical landscaping plan would be minor.

Review Fee: $100.00

4. Changes to or resubmission of approved or unapproved plans.

Review Fee: $250.00

III.  Design Review Process

While the Design Guidelines are intended to provide a framework for construction and modifications, the Design Guidelines are not all-inclusive.  In its review process, the reviewer may consider the quality of workmanship and design, harmony of external design with existing structures, and location in relation to surrounding structures, topography, and finish grade elevation, among other things.  Reviewer decisions may be based on purely aesthetic considerations.  However, no reviewer shall grant approval for proposed construction that is inconsistent with the Design Guidelines, unless such reviewer grants a variance.

A.  Non-Liability for Approval of Plans

Section 9.6 of the Declaration contains a disclaimer of liability or responsibility for the approval of plans and specifications contained in any request by an Owner.  PRIOR TO SUBMITTING PLANS OR INFORMATION FOR REVIEW, YOU SHOULD READ AND UNDERSTAND THIS DISCLAIMER.  IF YOU DO NOT UNDERSTAND IT, PLEASE ASK A REPRESENTATIVE OF THE DECLARANT OR THE ARC TO EXPLAIN IT TO YOU.

B.  Project Introduction and Concept Plan Review

Though not mandatory, applicants are strongly encouraged to review conceptual site plans and architectural sketches with the reviewer before designs are finalized. 

At this meeting, the applicant may present concept plans, sections, elevations, and other materials that indicate the placement, height, and massing of the building(s), the vertical and horizontal layout of on-site access roads, parking facilities, and service areas, the location of building entries, the intended treatment and preservation of natural landscape features, and the application of new landscape elements.  The reviewer will review and comment on plans and other aspects of the design materials submitted and follow up with written comments within 15 business days.

C.  Preliminary Plan Review & Approval

The applicant shall submit the Application for Design Approval (Exhibit B) and three full-size hardcopies of preliminary architectural and site plans, as follows:

1. Dimensional building plans, sections, and elevations at a scale of 1/8”=1’, with representations of exterior materials, textures, colors, fenestration, and other detailing necessary for accurately depicting the finished building and its site.

2. Samples of proposed exterior materials and colors.

3. Site plan(s) at a minimum scale of 1”=30’, showing:

· Layout of all roads, walks, fences, paved areas, and other elements that constitute modification of the materials, textures, and colors.

· Existing adjacent buildings.

· Planting plan, including quantity, size, placements, and species of proposed new plant materials and integration with existing planting.  New materials of sufficient maturity to be in scale with the architecture will be specified.  Use of indigenous plants is encouraged.  Planting plan must minimally meet the standards of the City of Hardeeville and the Jasper’s Crossing Planned Development District Concept Plan (“PDD”).

· Indication of all site lighting, with heights, spacing, design, and illumination characteristics.

4. Plans for all site signage and building/suite identification sign(s), if any, including dimensions, location, materials, lettering, color, and lighting (see Section VIII and approved Signage Criteria).

5. Detailing of proposed methods for protecting any existing trees affected by grading, paving, or other construction.

Upon receiving ARC’s written approval of preliminary design, Applicant may submit an Application for Certificate of Appropriateness to the City of Hardeeville Planning Commission.

D.  Final Plan Submittal

Upon receiving approval from the City of Hardeeville Planning Commission, the Applicant will submit an Application for Design Approval (Exhibit B) with working drawings (Construction Documents) and specifications for the building (architectural plan and elevations at a minimum scale of 1/8”=1’) and the site (site plans at a minimum scale of 1”=30’) for the ARC’s records and to ensure adherence to the approved design.

The applicant will submit two full-size hardcopies and a CD containing PDFs of the complete plans.  The ARC will return to the applicant one complete set of drawings marked “approved.”

E.  Review Period

Each application for review and plan submittal shall be approved or disapproved within 45 days of submission of all materials required by the ARC.  Within 45 days of receipt of a complete review request, the ARC shall respond to applicant.  One set of plans shall be returned to the applicant, accompanied by the ARC’s decision, and one set of plans shall be retained for the ARC’s records.  The ARC’s decision shall be rendered in one of the following forms:

1. “Approved” – The entire application as submitted is approved.

2. “Approved As Noted” – The application is not approved as submitted, but the ARC’s suggestions for curing objectionable features or segments are noted.  The applicant must correct the plans, objectionable features, or segments, and the applicant may be required to resubmit the application and receive approval prior to commencing the construction or alteration.

3. “Disapproved” – The entire application as submitted is rejected in total.  The ARC may provide comments but is not required to do so.

If the ARC fails to respond within 45 days, approval shall be deemed to have been given, subject to the Declarant’s right to veto.  No approval, whether expressly granted or deemed granted shall be inconsistent with the Declaration and/or these Design Guidelines unless a variance has been granted pursuant to Section 9.5 of the Declaration.  All variances must be in writing to be valid.

F.  Appeal

Any applicant shall have the right to appeal a decision of the ARC by resubmitting the information and documents to the Declarant.  Such appeal must be in writing and state why the submitting party believes the ARC should have approved the plans.  Such appeal must be submitted to Declarant no more than 10 days after the ARC has disapproved the plans.  The decision of the Declarant shall be final.  

G.  Implementation of Approved Plan

1. Compliance Deposit: After the ARC approves an Owner’s Final Plan Submittal as described in Section III.D above, and prior to commencing any Work, a Compliance Deposit shall be delivered to the Declarant, as security for the project’s full and faithful performance of its Work in accordance with its approved final plans.  The amount of the Compliance Deposit shall be determined by the Declarant.  The Declarant may use, apply, or retain any part of a Compliance Deposit to the extent required to reimburse the ARC or Declarant for any cost that the ARC or Declarant may incur on behalf of the project’s Work. Any monies shall be reimbursed to the Declarant or ARC for any fees incurred by the Declarant or ARC to restore the Compliance Deposit to its original amount. Work shall be halted until the Compliance Deposit is brought up to the original amount.  The Declarant shall return the Compliance Deposit to the Owner within fifteen (15) working days after the issuance of a Notice of Completion from the ARC.

2. Time to Commence: If construction does not commence on a project for which plans have been approved within six months of such approval, such approval shall be deemed withdrawn, and it shall be necessary for the applicant to resubmit the plans to the appropriate reviewer for reconsideration and to pay the current applicable review fee.

3. Time to Complete: Construction shall be completed within two years of its commencement except when, and for so long as, such completion is delayed due to causes beyond the reasonable control of the Owner, or the applicant has requested an extension of such maximum time period not less than thirty (30) days prior to the expiration of the maximum time period, which the reviewer may approve or disapprove, in its sole discretion.

If construction is not completed on a project within the two year time period, or within any extension approved by the reviewer, the approval shall be deemed withdrawn, and the incomplete construction shall be deemed to be in violation of the Declaration and these Design Guidelines.  In the event of such violation, the reviewer may notify the Association of such failure and the Association, at its option, in addition to all of its remedies at law or in equity and otherwise, may, at its sole discretion, either complete the exterior in accordance with the approved drawings, or remove the improvement and return the parcel to its natural state prior to the beginning of any work.  The Owner shall reimburse the Association for all expenses incurred in connection therewith.

Exceptions to time limits may be granted by the ARC, contingent upon the receipt of a written request for an extension with an acceptable justification, prior to the expiration of the time limit.

4. Notice of Completion: Upon completion of construction, the Owner and/or Contractor will submit to the ARC a Construction Observation Request letter for any Improvement(s) given final design approval by the ARC.  The ARC will make a final inspection of the property within seven (7) working days of notification. The ARC will issue in writing a Notice of Completion within seven (7) working days of observation.  The Owner, however, cannot take occupancy of any Improvement(s) until a Notice of Completion is issued or an appropriate bond is filed with the ARC.  

5. Notice to Comply:  All Work must conform to approved plans.  If it is determined by the ARC that Work completed or in progress on any parcel is not in compliance with these Design Guidelines or any approval issued by the ARC, the ARC shall issue a written Notice to Comply within three (3) working days, specifying in reasonable detail the particulars of noncompliance and shall require the Owner to remedy the same.  If the Owner fails to remedy such noncompliance or fails to commence and continue diligently towards achieving compliance within the time period stated in the notice, then such noncompliance shall be deemed to be in violation of the Declaration and these Design Guidelines.  Portions of the Compliance Deposit therefore may be used, applied, or retained as noted above, and other measures of Enforcement may be enacted.

H.  Changes After Approval

All proposed changes to plans, including changes that affect the exterior of any building, colors, windows, grading, paving, utilities, landscaping or signage, made after the approval of plans must be submitted to and approved in writing by the reviewer prior to implementation.  Close cooperation and coordination between the applicant and the reviewer will ensure that changes are approved in a timely manner. 

If the City of Hardeeville or any other authority having jurisdiction requires that changes be made to final construction plans previously approved by the reviewer, the applicant must notify the ARC of such changes and receive approval from the ARC prior to implementing such changes.

IV.  Master Plan/Phasing

A.  Master Plan

All development in Jasper’s Crossing will be based on any master plan developed by Declarant.  Master plans may be developed to assure the orderly and successful development of the Jasper’s Crossing property through build-out.  ALL MASTER PLANS DEVELOPED BY DECLARANT MAY BE REVISED OR CHANGED IN ANY MANNER AND AT ANY TIME, AND FROM TIME TO TIME, OR THE MASTER PLAN MAY BE DISCARDED ALTOGETHER, ALL AT THE SOLE AND ABSOLUTE DISCRETION OF THE DECLARANT.

As of June 2008, the prevailing Master Plan as defined in Section 1.4 of the Declaration is the land use plan for the development of Jasper’s Crossing developed by Atlantic International Design Studio, L.L.C. and approved by the City of Hardeeville.  It is the responsibility of the Owner/Applicant to ensure conformance with the prevailing Master Plan.  

B.  Phasing Plan

To eventually accommodate the entire Jasper’s Crossing with the necessary infrastructure, roadways and utilities may be constructed in phases.  The development of these phases will be based on property sales and facilities demand.  The proposed timetables for these improvements may vary, and the applicant may receive such timetables and the latest updates, if any, from Declarant.  Any contract between Declarant and Owner regarding phasing of infrastructure, roadways, and utilities shall prevail.

V.   Site Development Guidelines

It is the responsibility of the applicant to obtain a copy of the Stormwater Management Ordinance of the City of Hardeeville and to ensure compliance therewith.

A.  Setbacks

Subject to the requirements of the Master Plan, the setbacks of buildings and paved areas from street rights of way and property lines will be evaluated by the ARC on the basis of the special conditions presented by each site and the particular use of the site.  The ARC may require variations in setback if site lines, topography, vegetation, or road alignment dictate special conditions.

Minimum setbacks are designed for front, rear, and side yards for building placement and parking lot placement.  They are as follows:

Standard Road Setbacks from right-of-way

· Highway Corridors (SC 278 and I-95)

Setback of 10’ parallel to the highway right-of-way

· Primary Roads

As determined by ARC, subject to requirements of the Master Plan

· Internal Circulation Routes

Shall be flexible, based on the quality of the site design as approved by the ARC

· ARC may modify internal setbacks based on non-standard development as per ARC discretion.  All such variances must be in writing.

Development elements allowed within setback areas:

· Landscape plantings

· Irrigation

· Screening structures such as fencing

· Signage with appropriate lighting

· Driveway cut perpendicular to buffers

· Parking Spaces

B.  Buffers

Any property that forms a portion of the perimeter of Jasper’s Crossing or that is adjacent to SC 278 or I-95 must comply with the buffer requirements of the Master Plan and the PDD.

The following minimum buffer dimensions shall be observed, subject to the requirements of the PDD and the Master Plan:

· Highway Corridors (SC 278 and I-95)

Buffer of 50’ parallel to the highway right-of-way

· All other roads: as determined by reviewer on the basis of the special conditions presented by each site and the particular use of the site

· All other side yards and rear yards: as determined by reviewer on the basis of the special conditions presented by each site and the particular use of the site

In the event two adjoining properties or a property and an adjacent open space area/drainage easement area desire to construct lagoons or lakes over their contiguous property lines for aesthetic purposes the buffer requirement at the discretion of the ARC may be waived.

Development elements allowed within buffer areas:

· Landscape plantings

· Irrigation

· Screening structures such as fencing

· Signage with appropriate lighting

· Driveway cut perpendicular to buffers

C.  Open Space

The reviewer shall evaluate each application for its appropriateness in regard to the proposed building, mass, size of parking lot, and its relationship to the size of the parcel and the adjacent development.  Percentages of open space shall conform to the Master Plan.

D.  Parking

All parking areas must conform to the Master Plan.

All parking, loading, and unloading areas must be sufficient to serve the business being conducted on the parcel.  All parking lots, driveways, and walks will be surfaced with asphalt, concrete, brick pavers, or an approved equal material in a manner to integrate with the planned landscaping of the parcel, and in compliance with the Stormwater Management Ordinance pavers.

Car parking areas between building and road will be subdivided by islands containing trees or other landscaping materials so that no contiguous open parking area will be excessive.  The ARC shall limit a “run” or “cluster” of parking spaces to no more than ten (10) with a required installation of landscape buffer ten feet (10’) wide and eighteen feet (18’) long between runs or clusters.  If medians are desired in alternating bays, then the minimum is 15’ in width.  The end of each parking run or cluster shall be bounded by a landscaped island that is at least ten feet (10’) in width.

The requirement for landscape medians within a parking lot may be waived in whole or part by the ARC provided the applicant introduces increased landscape buffers or other visual screening methods to soften the impact of the parking areas.

The introduction of large shade trees for shadow/shade and comfort in these open areas is strongly recommended.

No parking or other vehicular surface will be closer than 8’ to a building line except in the case of an automobile drop-off, a loading area, or a vehicular entry into the building.  This is in consideration of a 5’ sidewalk/curb and gutter and 3’ landscape area (minimum).

E.  Access and Service Areas

All access and service areas must conform to the Master Plan.

No service access will be closer than 25 feet to any street right-of-way, or closer than 15 feet from any adjacent parcel unless adjoining parcel owner’s work together to share an access road centered on a common property line.

All exterior service, loading, storage, and utility areas (including transformers, cooling towers, etc.) shall be located at the side or rear of the building and will be screened or sheltered so as not to be visible from the street right-of-way or from adjacent parcels.

Notwithstanding any provision of these guidelines, access to any parcel from SC 278 or I-95 is subject to the restrictions as set forth in the Master Plan approved by the City of Hardeeville and to the approval of the Declarant.

F.  Sitework and Grading

Owners should obtain copies of the final approved Civil Drawings for Jasper’s Crossing.

Grading of each parcel must be undertaken in order to avoid adverse impact upon adjacent properties and to avoid excessive “cuts” of the natural terrain of the parcel.

A slope ratio of no greater than 3:1, with slope erosion protection, shall be generally allowed and no grading shall be permitted where existing vegetation is to be retained within the setbacks without the written approval of the reviewer.

Retaining walls shall be constructed of materials comparable with the exterior of structures and other improvements and the location and general description of these materials shall be included in the plans to be submitted to the ARC for approval.  All berms, channels or swales to be installed or located upon the parcel must be undertaken in a manner designed to integrate with the natural terrain and graded or paved portions of the parcel to the maximum extent possible.

G.  Drainage

Each parcel’s stormwater drainage will be collected on-site and released at a location or locations as approved by Declarant.  In cases where water drains onto the parcel from adjacent parcels, the drainage system will provide for the inflow, unless special arrangements are made to the contrary.  The storm drainage for each parcel or site must be in compliance with the final Civil Drawings.

Storm water detention areas may be necessary to insure adherence to the overall storm water management system.  Determination of this need will be made on the basis of topography, subsoil characteristics, ground coverage and existing and/or planned infrastructure systems.  The requirement of a detention area will be established after review of the site plan at the schematic design stage, at which time the coverage and grading can be properly determined.

Storm drainage regulations shall be designed by a professional engineer registered in the State of South Carolina and shall conform to federal, state and local standards.  All Owners must comply with the Stormwater Management Ordinance for the City of Hardeeville.

H.  General

· Utilities:  All utility lines, pipes and conduits within all portions of Jasper’s Crossing, utilized for the furnishing of water, sewage disposal, electricity, television and telephone service and other such facilities shall be located underground unless otherwise approved in writing by the reviewer.

· Service Areas:  All service areas, exterior utility equipment, loading docks, trash and garbage disposal containers and receptacles and other service areas shall be screened so as to not be visible from the ground level of any public or private right-of-way or any adjacent public or private properties.  All utility and mechanical equipment and roof embellishments shall be screened so as not to be visible from the ground level.

· Garbage Facilities:  Any waste, garbage or refuse materials produced or occurring as a result of permitted activities shall be stored, processed and transported away from the boundaries of the property in a legal, safe, neat, clean, efficient, and healthy manner.

· Fences:  Fences are subject to reviewer’s approval and will be approved only in limited cases.  Fences should be in keeping with and/or integral to the architecture of the building.  Chain-link and/or perimeter fencing will not be allowed unless approved in writing under special circumstances by the reviewer.  Additional landscape screening may be required where chain link fencing is approved.

I.  Site Lighting

See Site Lighting package approved by Declarant and City of Hardeeville.  The material and color of the fixtures and poles will be evaluated in terms of their compatibility with the architecture and natural site characteristics.  The recommended light levels for landscape and decorative lighting are 9.5fc average and 5.0fc maximum at source.  The lighting of pedestrian walkways may include either cut-off or exposed sources, and intensity of light shall be subdued.

VI.  Architectural Guidelines

Encouraged to Incorporate



Cautioned to Avoid









Colors

Historic colors/natural tones
Large expanse of bright/primary colors

Limited accent colors
Bright colored roofs

Darker colors on horizontal elements
Unpleasant contrast to neighbors

Lighter colors on flat vertical surfaces


Earth tone brick 


Common red or light color brick


Compatibility with neighbors


Design

Human scale
Large unbroken facades

Roof pitch/roof overhangs/dormers
Long, unarticulated or blank facades

Columns/porches/balconies
Flat roofs

Wood trellis / exposed structural elements
Minimal roof overhang

Traditional trim detail
Minimal trim detail

Building/site relationship


Materials

Stucco
Synthetic materials

Multi-layered asphalt shingles
Stone work

Metal standing seam roof
Reflective glass

Metal facades and accents 
Glass block

Wood siding and/or cementitious siding
Unfinished cast concrete

Brick
Vinyl siding

A.  Architectural Character

Jasper’s Crossing is envisioned as a traditional commercial village center that encourages pedestrian activity and interconnectedness.  Although the architecture of all of the buildings should be complementary and share aesthetic values, the intent is not homogenous design with buildings that appear to have been built simultaneously.  Each building should be distinctive and recognizable as a unique member of the community while relating pleasantly to the Commons as a whole.  Variation in colors, materials, rooflines, windows, and other exterior elements is encouraged.

Please see Exhibit A “Example Architecture” for examples of desirable architectural character and elements.  Examples of acceptable materials and colors are available from the Declarant.

To achieve the desired architectural character and design quality, the following guidelines shall be observed:

· Utilize registered professionals in the State of South Carolina, in the fields of planning, architecture, landscape architecture, engineering and/or surveying.

· Pursue building designs that utilize and complement the character of the site.

· Give attention to the overall site plan and landscape design.

B.  Exterior Elevations

Exterior elevations will be reviewed for architectural design/materials and for aesthetic appearance in terms of the overall building and the relationship of all other structures on the site.

Applicants are discouraged from submitting plans addressing front elevations only; include consideration of all elevations as part of the total design approach of the building.

Approval of exterior design will be based on the merits of the overall design concept, colors and finishes; continuity between primary design elements and secondary treatments; treatment of windows, doors, and openings; architectural lines; roof slopes and materials.

Preferred exterior features and materials are listed above.

The ARC must approve any proposed new construction or changes to existing buildings on aesthetic grounds, where, in its judgment, such an action is required to preserve the integrity of existing architecture.

C.  Exterior Materials

The selection of exterior materials shall be complementary with the architecture of each building and the development as a whole.  Traditional materials are preferred over synthetic material.  Depending on specific applications, the following materials have been approved:

· Wood or approved cementitious siding:  Board and batten lap siding; tongue and groove siding; beveled and beaded boarded siding.

· Stucco:  Sand finished; lightly textured.

· Masonry:  Brick of approved color and textures; complementary mortar colors.

· Windows & Storefronts:  Simulated wood appearance, PVC clad, or painted; divided lights when appropriate will be considered.

The following exterior materials are not approved for construction:  

· Simulated brick, fiberglass, vinyl, plastic or asphalt siding.

Exterior colors that, in the opinion of the ARC, would be incongruous with the overall appearance shall not be permitted.  The ARC shall have final approval of all exterior colors and each applicant must submit to the ARC as part of Preliminary Plan Review a color board showing the color of the roof, exterior walls, shutters, trims, etc.  The color board should include manufacturers’ names and catalog numbers, with color/material samples of sufficient size, and location of each material/color on the structure.

D.  Building Height

Subject to the provisions of the Master Plan, the PDD, and other applicable restrictions, no building shall be constructed which has a height of more than 45 feet.

E.  Building Size

Subject to the provisions of the PDD and the Master Plan, no minimum/maximum building square footage is stipulated; however, the ARC shall evaluate each application for its appropriateness in terms of building mass, size of parking lot in relationship to building, mass of building and parking lot in relationship to size of lot and adjacent development.

F.  Roof Characteristics

The roofline is an important element of building architecture.  Accordingly, the ARC intends to incorporate the rooflines of all structures into a pleasant overall appearance.  The following characteristics are essential to attain this objective:

· Roofs should be architecturally coherent, pleasing and balanced.

· Pitched roofs forms, (gable, hips, etc.) should complement the overall architectural design.

· Colors appropriate for the materials and architecture of the roof are encouraged.

G.  Exterior Equipment

Exterior equipment such as compressors, transformers, antennae, electronic receivers and other similar equipment and facilities, shall be allowed if screened from view from off-site.  Equipment shall be located, subject to the approval of the ARC, to eliminate visibility from adjacent parcels and streets.

The material used for screening shall be compatible in architectural design and aesthetics of building materials employed in construction of the primary building and other improvements to the parcel.

H.  Licensed Architect or Engineer

All final Construction Documents shall be prepared under seal by an architect, landscape architect, or engineer licensed to practice in the State of South Carolina.

VII.  Landscape Standards

All site and landscape improvements should be in conformance with the Stormwater Management Ordinance of the City of Hardeeville.

A.  General Landscape Requirements

It is the intent of these Design Guidelines to enhance existing plant material and natural terrain in order to provide a uniform and compatible appearance throughout Jasper’s Crossing.  Plans to be submitted to the reviewer for approval shall include landscaping and irrigation plans, including rain sensors, as well as proposals for grading for each parcel.

All projects must resolve erosion and sedimentation control, temporary drainage, sloping, the location of utilities, clearing of the parcels in conjunction with construction, and disturbance to the existing terrain, as required by state and town agencies.

All grounds, with the exception of walks, drives, parking facilities, and service areas, will be incorporated into the site and landscaped in a manner that is complementary to the architectural style of the structure, provides the required screening and forms an attractive transition to the natural landscape features of the site.

Trees designated to be preserved may not require additional landscape treatment, and the ARC will consider effective efforts to integrate these areas with the site and landscaping plans.  After the completion of construction on any Parcel, any additional landscaping site work desired to be undertaken by the Owner which is not contained within approved plans must be submitted to the reviewer for approval prior to the commencement of such work.

All owners shall be solely responsible for ensuring that their plans comply with all applicable tree ordinances.

Designers are encouraged to incorporate:

· Native vegetation

· Screening of cars, parking

· Building/site integration

· Water amenities

· Hidden light sources

Designers are cautioned to avoid or eliminate:

· Unimproved areas

· Large expanses of parking lots

· Exposed light sources

· Paving up to the base of the building is not allowed

B.  Preservation of Existing Features and Landscaping

To the greatest extent possible, preservation of the existing tree cover and other unique characteristics of the landscape within the buffer zones will distinguish Jasper’s Crossing as a unique and attractive setting for commercial development.

Special emphasis shall be placed on preserving clusters of trees on the site.

VIII.  Signage Guidelines

A.  Signage  

Per Section 9.2 (c) Signage of the Declaration, all signage must comply with the approved Signage Criteria, available from the Declarant.

B.  Temporary Signs

Temporary signs can be used during construction of any building or structure on a parcel.  Construction signs will conform to specified criteria in order to maintain a sense of overall continuity.  The sign will identify the name of the projected facility, the parties participating in the design and construction, and the anticipated date of occupancy.  The location of the sign will follow the same criteria as that for permanent signs.  The sign will be removed upon completion of the project.  The size, format, and location will be limited to that specified for the permanent major identification sign for each parcel.

C.  Regulatory Signs

Regulatory signs in accordance with all South Carolina Department of Transportation requirements will be used within Jasper’s Crossing and shall conform to approved signage package for Jasper’s Crossing.

D.  Rear Entry Signs

In multi-tenant buildings, signs may be required at the rear of buildings.  These signs are typically for buildings with truck access areas.  The location and size of this signage shall be approved by the ARC.

IX.  Environmental and Visual Protection During Construction

All site and landscape improvements should be in conformance with the Stormwater Management Ordinance of the City of Hardeeville.

A.  Purpose

Construction at Jasper’s Crossing is expected to take a number of years.  In order to assist in preventing damage and in order to maintain an attractive, nuisance-free setting during the extended period of construction, special criteria may be imposed in connection with environmental and visual protection.

B.  Equipment Access

Access to each construction site will be limited to one location along the public or common roadway subject to approval by the reviewer.  Mud, dirt, or surface debris deposited on the public or common roadway at the access point will be washed or removed daily by owner to avoid compaction and damage to the roadway and to minimize impact on the drainage system.  Owners shall be required to gravel (crushed stone) the access point and/or take such measures as required by reviewer to keep mud, dirt and surface debris to a minimum.

C.  Temporary Structures and Utilities

Temporary structures, portable offices, and other related facilities will be maintained in good repair and arranged in a compact and organized manner on the construction site.  The ARC may require certain facilities to be screened as they deem appropriate.  These facilities will be situated so as not to be obtrusive or unsightly when seen from the road or adjacent properties.  No temporary structure will be allowed within the dripline of any tree to be saved.

All temporary structures and portable facilities will be removed upon the completion of all construction activity and before occupancy of the building. 

All temporary utilities on the construction site will be contained in a single, unobtrusive alignment.  Distribution to the various areas of construction will be from an approved on-site location.

D.  Equipment and Materials Storage

The area designated for storage of equipment and materials will be at a location that will be visually unobtrusive from the roadway and adjacent properties.  Mobile equipment is to be aligned in an orderly manner at the end of each workday.  No equipment or materials of any kind shall be stored within any buffer zones or within the dripline of trees to be saved.

E.  Construction Debris

Construction trash and materials will be totally concealed during construction by locating it in a visually screened place and by removing such on a regular basis.  Open burning of debris will not be permitted.  On-site burial of debris will not be permitted.  After construction is completed, temporary barriers, surplus materials, and all trash, debris and rubbish will be legally removed from the site.  All backfill will be cleared of building material, stone, and rubbish.

F.  Soil Stockpiling

Both topsoil and fill material stockpiled on the site will be appropriately graded to avoid erosion.  No stockpiling shall be placed within the driplines of trees to be saved.

G.  Tree Protection During Construction

All trees and other plant materials designated in the approved design for preservation will be protected during construction and will be permanently protected in case of site modifications that alter the trees’ environment.  After the final site plan approval and before construction approval, those trees that are to remain shall be marked in the field by the builder and surrounded by a temporary fence or by an orange safety fence.  All paved areas will maintain a 3’ minimum distance from any preserved tree.  Damage or destruction of any tree will be the responsibility of the applicant whether caused by the applicant, its agents, employees, contractors, or licensees.

All trees that are not to be preserved are to be removed in a manner that will not damage the remaining trees.  Any trees to remain that have been damaged during the clearing operation must be repaired in an approved manner by a qualified arborist (tree expert) or replaced as soon as final clearing has been completed.

H.  Erosion Control

Methods of controlling erosion and sedimentation will be required during construction, in order to prevent irreversible ecological damage to fragile natural areas on and off roads and properties, and to avoid creating a visual nuisance.  The controls will be planned as an integral part of the construction operation.  Approval of erosion control measures will be based on their effectiveness in dissipating storm run-off and on the maintenance of soil-holding ability for the life of construction.  All control methods will be submitted to the reviewer for prior approval.

 X.  General Maintenance

See Article V of the Declaration.

XI.  Variances

See Section 9.5 of the Declaration.

XII.   Enforcement

See Section 4.3 of the Declaration.

XIII.
Changes and Amendments to the Design Guidelines

Per Section 9.3 of the Declaration:

The Declarant shall have sole and full authority to amend the Design Guidelines as long as it owns any portion of the Properties or has a right to expand the Properties pursuant to Section 7.1, notwithstanding a delegation of reviewing authority to the ARC, unless the Declarant also delegates the power to amend to the ARC.  Upon termination or delegation of Declarant's right to amend, the Board may amend the Design Guidelines with the Community Council's consent, which consent may not unreasonably be withheld, conditioned, or delayed.  Any amendments to the Design Guidelines shall be prospective only and shall not apply to require modifications to or removal of structures previously approved once the approved construction or modification has commenced.  There shall be no limitation on the scope of amendments to the Design Guidelines, and such amendments may remove requirements previously imposed or otherwise make the Design Guidelines less restrictive.

XIV.
Conflicts

To the extent of any conflict and/or ambiguity between these Design Guidelines and the Declaration, the Declaration shall control.

NEITHER THE DECLARANT NOR THE ARC SHALL HAVE ANY RESPONSIBILITY OR LIABILITY FOR ANY ACTIONS OR INACTIONS OF DECLARANT OR THE ARC UNDER THESE DESIGN GUIDELINES.  EACH OWNER SHALL HAVE SOLE RESPONSIBILITY FOR ENSURING THAT ANY IMPROVEMENTS APPROVED BY THE DECLARANT OR THE ARC OTHERWISE MEET ALL APPLICABLE FEDERAL, STATE, AND LOCAL LAWS, ORDINANCES, RULES, AND REGULATIONS, INCLUDING BUT NOT LIMITED TO APPLICABLE HEIGHT RESTRICTIONS, FRONT, REAR, AND SIDE SETBACKS, FLOOD RESTRICTIONS OR REQUIREMENTS, SQUARE FOOTAGE LIMITATIONS, LANDSCAPE REQUIREMENTS, BUFFERS, PARKING REQUIREMENTS, AND BUILDING CODES.  NO APPROVAL OF PLANS, OR SPECIFICATIONS OR IMPROVEMENT LOCATIONS, AND NO PUBLICATION OF THESE DESIGN GUIDELINES OR OTHER ARCHITECTURAL STANDARDS BY THE DECLARANT OR THE ARC SHALL EVER BY CONSTRUED AS REPRESENTING OR IMPLYING THAT ANY APPROVED PLANS OR SPECIFICATIONS OR IMPROVEMENT LOCATIONS WILL [OR THAT THESE DESIGN GUIDELINES OR OTHER SPECIFICATIONS OR STANDARDS WILL, IF FOLLOWED] RESULT IN A PROPERLY DESIGNED BUILDING OR THAT SUCH PLANS, SPECIFICATIONS, IMPROVEMENT LOCATIONS, OR STANDARDS COMPLY WITH APPLICABLE LAWS, ORDINANCES, BUILDING CODES OR OTHER GOVERNMENTAL OR LEGAL REQUIREMENTS.
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