
 

 

Planning Commission Meeting 

Wednesday, September 24, 2025 at 6:00 PM  

Theodore D. Washington Municipal Building, Henry “Emmett” McCracken Jr. Council Chambers, 
20 Bridge Street, Bluffton, SC 

AGENDA 

This meeting can be viewed live on BCTV, on Sparklight Channel 9 and 113 or on Spectrum Channel 
1304. 

I. CALL TO ORDER 

II. ROLL CALL 

III. NOTICE REGARDING ADJOURNMENT 

The Planning Commission will not hear new items after 9:30 p.m. unless authorized by a majority 
vote of the Commission Members present. Items which have not been heard before 9:30 p.m. may 
be continued to the next regular meeting or a special meeting date as determined by the 
Commission Members. 

IV. ADOPTION OF MINUTES 

1. August 27, 2025 Minutes 

V. PUBLIC COMMENT 

VI. OLD BUSINESS 

1. 67-69 Green Street (Development Plan): A request by Nathan Sturre of Sturre Engineering, on 
behalf of Olympia Rymko for approval of a Preliminary Development Plan application. The 
project consists of two (2) mixed use buildings and one carriage house with associated 
infrastructure. The property is zoned Neighborhood Center - Historic District and consists of 
approximately 0.29 acres identified by tax map numbers R610 039 00A 0254 0000 and R610 
039 00A 0385 0000 located on the northeast corner of Boundary Street and Green Street. (DP-
01-25-019535) (Staff - Dan Frazier) 

VII. NEW BUSINESS 

VIII. DISCUSSION 

1. Carport UDO Amendments (WORKSHOP - NO ACTION): Discussion, Consideration and 
Direction on Potential Amendments to the Town of Bluffton Code of Ordinances, Chapter 23, 
Unified Development Ordinance, Article 5 – Design Standards - Accessory Buildings (Staff - 
Angie Castrillon) 
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Town of Bluffton, SC Planning Commission Meeting Agenda September 24, 2025 
 

 

 

IX. ADJOURNMENT 
 

NEXT MEETING DATE: Wednesday, October 22, 2025 

 

“FOIA Compliance – Public notification of this meeting has been published and posted in compliance 
with the Freedom of Information Act and the Town of Bluffton policies.” 

In accordance with the requirements of Title II of the Americans with Disabilities Act of 1990 ("ADA"), the 
Town of Bluffton will not discriminate against qualified individuals with disabilities on the basis of 
disability in its services, programs, or activities. The Town of Bluffton Council Chambers are ADA 

compatible. Auditory accommodations are available. Any person requiring further accommodation 
should contact the Town of Bluffton ADA Coordinator at 843.706.4500 or 

adacoordinator@townofbluffton.com as soon as possible but no later than 48 hours before the 
scheduled event. 

Executive Session – The public body may vote to go into executive session for any item identified for 
action on the agenda. 

*Please note that each member of the public may speak at one public comment session and a form must 
be filled out and given to the Town Clerk. To submit a public comment online, please click here: 

https://www.townofbluffton.sc.gov/FormCenter/Town-15/Public-Comment-60 
Public comment is limited to 3 minutes per speaker. 
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Planning Commission Meeting 
Theodore D. Washington Municipal Building, Henry “Emmett” McCracken Jr. Council Chambers, 20 

Bridge Street, Bluffton, SC 

August 27, 2025 

I. CALL TO ORDER

Chairman Wetmore called the meeting to order at 6pm.  

II. ROLL CALL

PRESENT 
Chairman Charlie Wetmore 
Vice Chairman Jim Flynn 
Commissioner Michael Brock 
Commissioner Rich Delcore 
Commissioner Will Howard 

ABSENT 
Commissioner Lydia DePauw 
Commissioner Daniel Grove 

III. ADOPTION OF MINUTES

1. July 23, 2025 Minutes 

Commissioner Brock made a motion to adopt the minutes as written. 

Seconded by Vice Chairman Flynn. 
Voting Yea: Chairman Wetmore, Vice Chairman Flynn, Commissioner Brock, Commissioner 
Delcore, Commissioner Howard 

All were in favor and the motion passed.  

IV. PUBLIC COMMENT

Bill McCollam, 7 Lincoln Ct , Bluffton - Mr. McCollam spoke about his concern regarding the Tanker 
Truck traffic that would be added by the Seagrass Station C-Store.  

Britni Hendrickson, 62 Augustine Rd, Bluffton - Mrs. Hendrickson spoke in opposition of the 
Seagrass Station C-Store development plan.  

Evan Bromley, Bromley Law Firm - Mr. Bromley spoke of the Seagrass Station C-Store being 
subject to the covenants of the Master Property Owners Association and development would 
require approval from the association.  

Matthew Hendrickson, 62 Augustine Rd, Bluffton - Mr. Hendrickson shared concerns regarding the 
Seagrass Station C-Store proximity to the homes in the development.  

Joy Coe, 5 Cottingham Rd, Bluffton - Ms. Coe shared her concerns regarding the wetlands being 
affected by the Livewell Terrace Development.  

V. OLD BUSINESS
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Town of Bluffton, SC Planning Commission Meeting Minutes August 27, 2025 

1. 121 Burnt Church Road (Development Plan): A request by Anthony Morse on behalf of the 
property owner, My-Nash Realty Corp, for approval of a Preliminary Development Plan 
application. The project consists of a 4,464 SF commercial building with associated 
infrastructure. The property is zoned Neighborhood Core (NC) and consists of approximately 
0.83 acres identified by tax map number R610 040 000 0164 0000 and located within the 
Highway Corridor Overlay District. (DP-03-25-019673) (Staff - Dan Frazier) 

Staff presented. The applicant was present. The commissioners emphasized the need to 
preserve the trees on the site. There was discussion regarding the stormwater pond size and 
location. 

Commissioner Brock made a motion to approve the application as submitted.  

Seconded by Commissioner Delcore. 
Voting Yea: Chairman Wetmore, Vice Chairman Flynn, Commissioner Brock, Commissioner 
Delcore, Commissioner Howard 

All were in favor and the motion passed.  

VI. NEW BUSINESS

1. The Goddard School (Development Plan): A request by Kathleen Duncan of J.K. Tiller 
Associates, Inc. on behalf of David Johnson of Speyside Partners LLC for approval of a 
Preliminary Development Plan application. The project consists of the construction of a two-
story day care building with associated infrastructure. The property is zoned Buckwalter 
Planned Unit Development (PUD) and consists of approximately 1.6 acres identified by tax 
map number R614 022 000 1128 0000 within the Washington Square Master Plan. (DP-06-25-
019796) (Staff - Dan Frazier) 

Staff presented. The applicant was present. The commissioners shared concerns about the 
traffic from this development leading to traffic being added to Buckwalter Parkway. There was 
discussion regarding how the parking spaces will be used and if there has been coordination 
with emergency services to ensure the traffic will be manageable.  

Commissioner Brock made a motion to approve the application with the following condition: 

1. Provide an exhibit at time of final development plan submittal illustrating the off-site 
queuing extending down Bleeker Street North to be reviewed by Staff, including the 
Bluffton Police Department and Bluffton Township Fire District. 

Seconded by Commissioner Delcore. 
Voting Yea: Chairman Wetmore, Vice Chairman Flynn, Commissioner Brock, Commissioner 
Delcore, Commissioner Howard 

All were in favor and the motion passed.  

2. Livewell Terrace (Development Plan): A request by Livewell Terrace LP on behalf of property 
owner Beaufort County for approval of a Preliminary Development Plan application. The 
project consists of the construction of a 120-unit apartment complex with a leasing office, 
future medical building and associated infrastructure. The property is zoned Buckwalter 
Planned Unit Development (PUD) and consists of approximately 10.09 acres identified by tax 
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map number R610 030 000 0712 0000 within the Buckwalter Commons Phase 1 Master Plan. 
(DP-02-25-019581) (Staff - Dan Frazier) 

Staff presented. The applicant was present. There was discussion regarding the possibility of 
wetlands being prominent on the site. Richardson LaBruce, attorney to the Commission, 
clarified that the delineation done by the U.S Army Corps of Engineers, which specifies the 
location of wetlands, cannot be overruled by the Commission. The commissioners shared 
their concerns regarding the number of parking spots being proposed. There were questions 
about how compliance with affordable housing requirements would be enforced.  

Vice Chairman Flynn made a motion to approve the application with the following condition: 

1.  The Applicant will coordinate with Town Staff to meet the parking requirement 
(Buckwalter PUD, ZDSO 90/3 Modifications Section 5.2.1.1). 

Seconded by Commissioner Brock. 
Voting Yea: Chairman Wetmore, Vice Chairman Flynn, Commissioner Brock, Commissioner 
Delcore, Commissioner Howard 

All were in favor and the motion passed.  

3. Seagrass Station Convenience Store (Development Plan): A request by Girishkumar Patel for 
approval of a Preliminary Development Plan application. The project consists of the 
construction of a 6,000 SF convenience store, fueling station with associated infrastructure. 
The property is within the Village at Verdier Planned Unit Development (PUD) consists of 5.46 
acres identified by tax map numbers R610 021 000 0652 0000 and R610 021 000 0824 0000 at 
the intersection of HWY 170 and Seagrass Station Road. (DP-06-25-019799) (Staff - Dan 
Frazier) 

Staff presented. The applicant was present. The commissioners expressed concerns regarding 
the weight of the trucks and how the main entrance to the development will be maintained 
with the added traffic. There were questions about the driveway connection being proposed 
and the process for a permit from the South Carolina Department of Transportation. The 
Commission asked for clarification on what aspects of the development will need to be 
reviewed and approved by the Master POA. 

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

1.  Provide an updated Landscape Plan demonstrating the planting screen, fence or wall 
at 
least six feet in height along the parking and/or service areas adjacent to residential 
properties at time of Final Development Plan review. 
2.  Provide an updated site plan demonstrating eight (8) fuel pumps at time of Final 
Development Plan review. 
3.  Provide a truck circulation exhibit at time of Final Development Plan review. 
4.  Provide an updated Traffic Impact Analysis (TIA), including a Signal Warrant Analysis, 
at 
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time of Final Development Plan review.  If a traffic signal is warranted, a financial 
commitment to the installation and maintenance of the signal will be required. 

Seconded by Commissioner Delcore. 
Voting Yea: Chairman Wetmore, Vice Chairman Flynn, Commissioner Brock, Commissioner 
Delcore, Commissioner Howard 

All were in favor and the motion passed.  

4. 1271 May River Road (Development Plan): A request by Kathleen Duncan of J.K. Tiller 
Associates, Inc. on behalf of property owner Sharan Pyari Patel for approval of a Preliminary 
Development Plan application. The project consists of the construction of a 5,259 SF mixed 
use building and a 1,200 SF carriage house with associated infrastructure. The property is 
zoned Neighborhood General - Historic District (NG-HD) consists of 0.34 acres identified by tax 
map numbers R610 039 000 0557 0000 within the Old Town Bluffton Historic District. (DP-06-
25-019806) (Staff - Dan Frazier) 

Staff presented. The applicant was present. The commissioners shared their concerns about 
the number of parking spots being proposed for this development. There was discussion 
regarding the use of a shared driveway with the adjacent property.  

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

1.  The UDO Administrator will review and adjust the parking requirements and 
regulations for the 
subject and adjacent properties, as needed, to address Staff concerns. 

2.  Provide an updated Landscape Plan providing a visual buffer between public right-of-
way and off-street parking area a minimum of 42 inches in height and 50% opacity at 
time of Final Development Plan Review. 

Seconded by Commissioner Howard. 
Voting Yea: Chairman Wetmore, Vice Chairman Flynn, Commissioner Brock, Commissioner 
Delcore, Commissioner Howard 

All were in favor and the motion passed.  

VII. DISCUSSION

VIII. ADJOURNMENT

Commissioner Howard made a motion to adjourn.  

Seconded by Commissioner Delcore. 
Voting Yea: Chairman Wetmore, Vice Chairman Flynn, Commissioner Brock, Commissioner 
Delcore, Commissioner Howard 

All were in favor and the motion passed. The meeting adjourned at 7:54pm. 
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PLANNING COMMISSION 

STAFF REPORT 
Department of Growth Management 
 

MEETING DATE: September 24, 2025 

PROJECT: 
67-69 Green Street 
Preliminary Development Plan  

APPLICANT: Nathan Sturre, P.E., Sturre Engineering 

PROJECT NUMBER: DP-01-25-019535 

PROJECT MANAGER:  
Dan Frazier 
Planning Manager 
Department of Growth Management 

 
REQUEST: The Applicant, Nathan Sturre of Sturre Engineering, on behalf of property 
owner, Olympia Rymko, is requesting approval of a Preliminary Development Plan 
application. The project proposes two (2) mixed use buildings and one carriage house 
with associated infrastructure (Attachment 1).  
 
INTRODUCTION: The property is zoned Neighborhood Center – Historic District (NC-HD) 
and consist of approximately 0.29 acres identified by tax map numbers R610 039 00A 
0254 0000 and R610 039 00A 0385 0000 located on the northeast corner of Boundary 
Street and Green Street (Attachment 2).  
 
BACKGROUND: This application is for a Preliminary Development Plan located within the 
Neighborhood Center – Historic District (NC-HD) and as such is subject to the standards 
set forth in the Unified Development Ordinance (UDO). The subject properties are 
currently vacant. 
 
As reflected in the revised site plan, the Applicant proposes two (2) two-story mixed-use 
buildings, totaling approximately 1,373 SF commercial and 1535 residential each, and 
one (1) carriage house, totaling approximately 918 SF, with associated parking, utilities, 
and stormwater infrastructure. The site will be accessible from Green Street, an unpaved 
road, with pedestrian access across Boundary Street. The Applicant is proposing a 
concrete apron and paver sidewalk within Green Street right-of-way (Attachment 3). 
 
On May 28, 2025, the Applicant requested to withdraw their application at the Planning 
Commission (PC) meeting and no action was taken. On June 13, 2025, the Applicant met 
with two Commission members to discuss PC concerns. The Applicant provided a 
resubmittal on August 27, 2025, with revised development plans (Attachment 4), 
addressing Staff comments and PC concerns (Attachment 5).  
 
The revised plans remove one of the previously proposed Carriage Houses. Per UDO 
Section 5.15.7, based on the proposed site plan, eleven (11) parking spaces are required, 
which includes four (4) total spaces for residential dwelling units, one (1) total space for 
the accessory dwelling unit and six (6) total spaces for the commercial units. The 
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67-69 Green Street – Preliminary Development Plan  Planning Commission 

Applicant is proposing eleven (11) parking spaces. PER UDO “along secondary frontages, 
off-street surface parking lots shall be set back a minimum of 10 feet from property lines 
along public rights-of-way,” (UDO Section 5.15.7.D.1) A twenty-two (22) foot access 
easement is being proposed, providing a twenty (20) foot drive lane (Attachment 4, pg. 
C-4). 
 
The Applicant has also included an updated automobile turn exhibit, which includes 
dedicated loading space to assist visiting vehicles to execute a turnaround without 
encroaching outside of the drive lane (Attachment 4, pg. C-8). Additionally, the dumpster 
has been replaced with roll away dumpsters. 
 
Staff had concerns regarding the consideration that was given to the existing tree canopy 
and whether every reasonable effort was made to maximize the preservation of the 
existing canopy (UDO 5.3.3.C). In response, the Applicant proposes to preserve the 30” 
Live Oak located in the front of the property. However, the 8” Magnolia removal is still 
required to accommodate the proposed development. The Applicant proposes the 
mitigation of this tree with a 4” Little Gem Magnolia (Attachment 4). 
 
The Town is finalizing the Boundary Street Streetscape Public Project. The proposed 
crosswalk at Hickory Trace and Boundary Street previously proposed has been removed. 
Coordination with the Town regarding curbing, stormwater drainage, underground power, 
sewer, and encroachment permits will be required at time of Final Development Plan 
submittal.  
 
The Applicant is also proposing off-site improvements within the Green Street right-of-
way, which will require approval of an encroachment permit from the Town. It should be 
noted that the Applicant is proposing a 2-inch water line to serve the site, while the 
Town’s Public Project provides only a 1-inch line (Attachment 5). The Applicant must 
coordinate with the Beaufort Jasper Water and Sewer Authority (BJWSA) to resolve this 
discrepancy. 
 
The subject property is within the Old Town Historic District and will require a Certificate 
of Appropriateness – Historic District (COFA-HD) reviewing landscaping, lighting, and 
architecture at time of Final Development Plan approval.  
 
REVIEW CRITERIA & ANALYSIS: The Planning Commission shall consider the criteria set 
forth in Section 3.10.3.A of the Unified Development Ordinance in assessing an 
application for a Preliminary Development Plan. The applicable criteria are provided below 
followed by Staff Finding(s) based upon review of the application submittals to date. 
 

1. Section 3.10.3.A.1.  Conformance with the applicable provisions provided in Article 
5, Design Standards.   

 
Finding. The subject property is located within the Old Town Bluffton Historic 

District and therefore is subject to the standards set forth in the Town’s Unified 

Development Ordinance (UDO).  

 

Finding. Along secondary frontages, off-street surface parking lots shall be set 

back a minimum of 10 feet from property lines along public rights-of-way (UDO 

5.15.7.D.1). 
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67-69 Green Street – Preliminary Development Plan  Planning Commission 

 

Finding. The proposed development will undergo further review as part of the 

Stormwater Permitting process. 

 
2. Section 3.10.3.A.2. The proposed development shall be in conformance with any 

approved Development Agreement, PUD Concept Plan, PUD Master Plan, 
Subdivision Plan, or any other agreements or plans that are applicable.  
 

Finding. The proposed development is not within any PUD, Development 

Agreement, or Subdivision Plan.  

 
3. Section 3.10.3.A.3. If the proposed development is associated with a previously 

approved Master Plan, then the traffic and access plans shall adhere to the 
previously approved traffic impact analysis or assessment, where applicable.  If an 
application is not associated with a previously approved PUD Master Plan, then a 
traffic impact analysis shall be required at final development plan submittal.  
 

Finding. The proposed development is not within any approved Master Plan or 

PUD.  

 

4. Section 3.10.3.A.4. The proposed development must be able to be served by 
adequate public services, including, but not limited to, water, sanitary sewer, 
roads, police, fire, and school services. For developments that have the potential 
for significant impact on infrastructure and services, the applicant shall be required 
to provide an analysis and mitigation of the impact on transportation, utilities, and 
community services. 

 

Finding. The proposed development will utilize existing water main located on 

Boundary Street. Sewer will be provided by connecting to the Boundary sewer 

main and future Green Street sewer. The Applicant will coordinate with BJWSA 

and Bluffton Township Fire District to ensure adequate water and sanitary sewer 

services in support of the project. 

 

Finding. Letters from the agencies providing public services will be required at 

time of Final Development Plan submittal per the Applications Manual. 

 
5. Section 3.10.3.A.5. The phasing plan, if applicable, is logical and is designed in a 

manner that allows each phase to fully function independently regarding services, 
utilities, circulation, facilities, and open space, irrespective of the completion of 
other proposed phases.  
 

Finding. The project is proposed to be completed in one phase.  

 

6. Section 3.10.3.A.6. The application must comply with the applicable requirements 
in the Applications Manual. 
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67-69 Green Street – Preliminary Development Plan  Planning Commission 

Finding. The application has been reviewed by the Town Staff and has been 

determined to be complete.  

 
PLANNING COMMISSION ACTIONS: The Planning Commission has the authority to take 
the following actions with respect to the application as authorized by Section 2.2.6.C.5 
of the UDO: 
 

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

 
RECOMMENDATION: Should the Planning Commission choose to approve the application 
with conditions, Town Staff finds that the following conditions should be met prior to final 
development plan approval to be in conformance with UDO Section 3.10.3.A:  
 

1. Provide minimum of 10 feet between the parking lot and property lines along 

secondary frontages (Green Street and Hickory Trace). 

2. Coordinate all utility connections with the Town and utility providers to ensure 

consistency with ongoing capital improvement projects. 

 
ATTACHMENTS: 
 

1. Application and Project Narrative 
2. Vicinity Map 
3. Civil and Landscape Plan Set 02 19 2025 
4. Revised Civil and Landscape Plan Set 08 27 2025 
5. Response to DRC Comments and Staff Concerns 
6. Boundary Street Streetscape Public Project Utility Exhibit 
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TOWN OF BLUFFTON 

DEVELOPMENT PLAN APPLICATION 

Applicant 

Growth Management Customer Service Center 
20 Bridge Street 

Bluffton, SC 29910 
(843)706-4522 

www.townofbluffton.sc.gov 
applicationfeedback@townofbluffton.com 

Property Owner 

Name: Randolph Stewart Name: Olympia Rymko 

Phone:843-8164005 Phone: 516-512-0953 

Mailing Address: PobOX1813 Mailing Address: 5 York Circle 
Bluffton SC,29910 Bluffton SC,29910 

E-mail: randolph@rstewartdesigns.com E-mail: olimpia.81@hotmail.com

Town Business License # (if applicable):

Project Information 

Project Name: Lot 1 A � Preliminary D Final 

Project Location: 67 Green Street D New D Amendment 

Zoning District: Neighborhood Center-Hd Acreage: 

Tax Map Number(s): 
R610 03900A 0385 0000 

Project Description: 
See Narrative 

Minimum Requirements for Submittal 

□ 1. Two (2) full sized copies and digital files of the Preliminary or Final Development Plans.
□ 2. Project Narrative and digital file describing reason for application and compliance with the criteria in Article 3

of the UDO. 
□ 3. All information required on the attached Application Checklist.

4. An Application Review Fee as determined by the Town of Bluffton Master Fee Schedule. Checks made payable
to the Town of Bluffton.

Note: A Pre-Application Meeting is required prior to Application submittal. 

Disclaimer: 
The Town of Bluffton assumes no legal or financial liability to the applicant or any 
third party whatsoever by approving the plans associated with this permit. 

I hereby acknowledge by my signature below that the foregoing application is complete and accurate and that I am 
the owner of the subject property. As applicable, I authorize the subject property to be posted and inspected. 

Property Owner Signature: Cut/47 /Jt,, � �f??Jeo Date: !:>-/3 /2 Z 
/ 

Applicant Signature: Date: 

For Office Use 

Application Number: Date Received: 

Received By: Date Approved: 

Town of Bluffton Development Plan Application Effective Date: 07/28/2014 

X
X

X
X

ATTACHMENT 1
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67-69 Green Street 

Prepared by: R. Stewart Design, LLC 
 

 

LOT 1A AND LOT 1B 67GREEN ST.   

PRELIMINARY DEVELOPMENT PLAN 

  NARRATIVE 
 

     The proposed project is located at lot 1A and 1B Parcel 254 67 Green Street.  The 

legal address is Tax District R610, Map 039 Parcel 254.  Both lots are vacant. 

The Lot 1A is .145 acre and 6300 Square Feet. To the West is Boundary Street 

to the North is Hickory Trace (a ghost road) and to the South Lot 1B and Green 

Street. To the East is an existing structure on neighboring property. 

Lot 1B is .145 acre and 6300 Square Feet.  To the West is Boundary Street, to the 

North is Lot 1 A, to the South is Green Street and to the East is an existing a 

neighboring lot. 

The Zoning District is Neighborhood Center HD.  The Owner of the property Lot A 

and Lot B is Olympia Rymko.  A current deed to Lot 1A and Lot 1B is attached. 

There is currently a 12 foot easement off Green Street running South to North thru 

Lot 1B to  the property line of Lot 1A.  This easement is being vacated legally.  No 

other deed restrictions or covenants are known at this time.  See the survey and site 

plan for the Green Street easement and present Property Lines. The new access 

easement thru Lot 1B and to the Northern property edge of Lot 1A will be 22’ wide 

for two way traffic and made of concrete and oyster shell.  The 22’ easement will be 

used legally and maintained  by both Lots 1A and 1B.     

The schematic site plans are submitted in this proposal. There are two separate lots 

but are presented together and will continue  to be that way.  

Both buildings on Lot 1A and Lot 1B will be a Main Street Building types.  There will 

be a front porch a minimum of 6’ deep and the front estern building face is 10’ 

behind the Western  property line for both lots as required by the UDO.  The 

side setbacks are a minimum of 8’.   

ATTACHMENT 1
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67-69 Green Street 

Prepared by: R. Stewart Design, LLC 
 

The first floor of  LOT 1B is 1333 Square feet with Commercial Use requiring 3 

Parking Spaces.. The second and third floor will be a single Residential Use with 1535 

quare Feet. The Residential Apartment requires 2 Parking Spaces.     

In addition, there will be a Carriage House with a short term rental apartment. Each 

floor will be 459 square feet for a total of 918 square feet.  The Carriage house has a 5’ 

rear yard setback  and the side yard exceeds the 5’ setback to provide landscaped 

open space aesthetic and the structure also blocks the view of parked cars from  

Green Street as encouraged in the UDO as well as create an architectural esthetic for 

the street and neighborhood.   

The first floor of  LOT 1A is 1333 Square feet with Commercial Use requiring 3 

Parking Spaces.. The second and third floor will be a single Residential Use with 1535 

Square Feet. The Residential Apartment requires 2 Parking Spaces.   

  

In addition, there will be a Carriage House on Lot 1A with a short term rental 

apartment. Each floor will be 459 square feet  for a total of 918 square feet.  The 

Carriage house has a 5’ rear yard setback and the side yard exceeds the 5’ setback to 

provide landscaped open space aesthetic.  The structure also blocks the view of 

parked cars from Hickory Trace  as well as driving South on Boundary Street. 

As Hickory Trace is a ghost street, with vehicle access not permitted, the entrance will 

be a shared perpetual common ingress/egress easement from Green Street. The 

North side of the easement is landscaped and  has open space.   

The first floor of  LOT 1B is 1333 Square feet with Commercial Use requiring 3 

Parking Spaces.. The second and third floor will be a single Residential Use with 1535 

Square Feet. The Residential Apartment requires 2 Parking Spaces.   

  

In addition, there will be a Carriage House with a short term rental apartment. Each 

floor will be 459 square feet for a total of 918 square feet.  The Carriage house has a 5’ 

rear yard setback  and the side yard exceeds the 5’ setback to provide landscaped 

open space aesthetic and.  The structure also blocks the view of parked cars from  

Green Street as encouraged in the UDO as well as create an architectural esthetic for 

the street and neighborhood. The majority of the lane will be an impervious material, 

tabby concrete as will the handicap parking. As there will be shared driveway, sidewalk 

and parking there will be a POA agreement that will be designed to provide for 

common maintenance and use. 

ATTACHMENT 1
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67-69 Green Street 

Prepared by: R. Stewart Design, LLC 
 

 

 

 

The parking requirement for Lot A is 3 cars for the commercial space and 2 parking 

spaces for the Residential floors and 1 car for the Carriage House for a total of 5.   

The street name, 911 address and legal descriptions will be provided for final approval 

on the final Plat to be submitted upon site approval. 

The attached exhibit of the Preliminary Site Plan shows pervious vs. impervious and 

open space metrics, setbacks, service yard and required open space and indicates 

walkways for circulation and foundation planting area. There will be access signage as 

is appropriate at the entrance to Green street, lighting plan and photometrics, Town 

stormwater ordinance requirements, and landscaping plans, and indication of all 

utilities as required for final approval. 

We confirm that to our knowledge that this project will meet all requirements of the 

UDO. 

 

 

 

 

ATTACHMENT 1
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VICINITY MAP 

67-69 GREEN STREET 

DEVELOPMENT PLAN 

 

 
 

 

ATTACHMENT 2
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C-1

DEMOLITION & SWPP PLAN

HORIZONTAL SCALE 1" = 10'
PLAN

SHEET NO.

SHEET NAME

DATE

ENGINEER OF RECORD

NATHAN STURRE, P.E.
SC PE# 40266
PO Box 2227

Bluffton, SC 29910
843.929.9432

HORIZ. DATUM:
STATE PLANE, NAD83

VERT. DATUM: NAVD88

PREPARED FOR:

OLYMPIA RYMKO

PROJECT:

67 & 69 GREEN STREET
SITE IMPROVEMENTS

SURVEYOR

WILLIAM SMITH, PLS
SC PLS# 26960

PO DRAWER 330
BLUFFTON, SC 29910

TEL: 843.757.2650

4/09/2025

04/09/2025
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SWPPP DETAILS
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NOTES
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COMPLIANCE PLAN
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UTILITY PLAN
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AUTO-TURN EXHIBIT

HORIZONTAL SCALE 1" = 10'
PLAN

SHEET NO.

SHEET NAME

DATE

ENGINEER OF RECORD

NATHAN STURRE, P.E.
SC PE# 40266
PO Box 2227

Bluffton, SC 29910
843.929.9432

HORIZ. DATUM:
STATE PLANE, NAD83

VERT. DATUM: NAVD88

PREPARED FOR:

OLYMPIA RYMKO

PROJECT:

67 & 69 GREEN STREET
SITE IMPROVEMENTS

SURVEYOR

WILLIAM SMITH, PLS
SC PLS# 26960

PO DRAWER 330
BLUFFTON, SC 29910

TEL: 843.757.2650

4/09/2025

04/09/2025

ATTACHMENT 3

Page 27

Section VI. Item #1.



C-7

CIVIL DETAILS
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A

A

WHEEL STOP
N.T.S.

ISOMETRIC PLAN VIEW SECTION A-A

LIGHT-DUTY ASPHALT PAVING DETAIL
N.T.S.

CONCRETE DETAIL
N.T.S.

N.T.S.
Pedestrian Brick Paving Plan

Note:  Width indicated on layout plan shall be considered
+/-to accomodate brick size to minimize cuts.

Note: When brick border
not present set last
stretcher coarse (both
sides if applicable) in 4"
sand bed with 3/8" sand
joint to hold pattern.

compacted
subgrade (95%)

2" sand base

Brick pavers in right angle herringbone
pattern, laid flat with max. vertical
tolerance 1/8". No joints max. gap 1/8",
sweep with sand to fill all voids.

N.T.S.
Pedestrian Brick Paving Detail

Brick pavers in right angle herringbone pattern, laid flat with
max vertical tolerance 1/8".Butt joints with max. gap 1/8".
Sweep with sand until all voids are filled.

Brick sailor border on 4" sand bed with
3/8" raked joint with sand at plant beds.
See layout plan.

Brick stretcher border on 4" sand bed with 3/8" raked joint
with sand.  Miter all corners.

GRAVEL PARKING DETAIL
N.T.S.
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UTILITY PLAN
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COMPLIANCE PLAN
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A

A

WHEEL STOP
N.T.S.

ISOMETRIC PLAN VIEW SECTION A-A

CONCRETE DETAIL
N.T.S.

N.T.S.
Pedestrian Brick Paving Plan

Note:  Width indicated on layout plan shall be considered
+/-to accomodate brick size to minimize cuts.

Note: When brick border
not present set last
stretcher coarse (both
sides if applicable) in 4"
sand bed with 3/8" sand
joint to hold pattern.

compacted
subgrade (95%)

2" sand base

Brick pavers in right angle herringbone
pattern, laid flat with max. vertical
tolerance 1/8". No joints max. gap 1/8",
sweep with sand to fill all voids.

N.T.S.
Pedestrian Brick Paving Detail

Brick pavers in right angle herringbone pattern, laid flat with
max vertical tolerance 1/8".Butt joints with max. gap 1/8".
Sweep with sand until all voids are filled.

Brick sailor border on 4" sand bed with
3/8" raked joint with sand at plant beds.
See layout plan.

Brick stretcher border on 4" sand bed with 3/8" raked joint
with sand.  Miter all corners.

PERVIOUS PARKING DETAIL
N.T.S.

8/26/2025

concrete footing
(3,000 p.s.i.)

compacted
subgrade (95%)

4.25" x 4.25" x 72" Treated Lumber or
Wood of a Natural Resistance to Decay

3" x 4" x 11' Treated Lumber or Wood of a
Natural Resistance to Decay

finished grade

Wood Split Rail Fence

8/26/2025
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Aerial Image of Site: 12,600 SF 

Site Analysis:  
Existing Tree Canopies: +/- 4,167 SF

Site Analysis: 
Proposed Tree Canopies: +/- 2,794 SF

TREE CANOPY SUMMARY
TOTAL LOT ACREAGE: 12,600 SF
TOTAL ROOF SF: 3,768 +/-  SF
12,600 - 3,768=8,613 SF
8832 SF X 75% = 6,624 SF
TOTAL REQUIRED TREE CANOPY COVERAGE @ 75% = +/- 6,624 SF 
TOTAL EXISTING ON SITE & ADJACENT TREE CANOPY: +/- 4,167
TOTAL PROPOSED TREE CANOPY: +/- 2,794 SF
TOTAL EXISTING & ADJ. TREE & PROPOSED TREE CANOPY: +/- 6,961 SF

existing

aerial

proposed

0

Scale: 1” = 10’

5 10 20 40

SCALE: 1"= 50'

SCALE: 1"= 50'

SCALE: 1"= 50'

Architect: 
Randolph Stewart Designs LLC

Bluffton, SC 29910
(843) 816-4005

Survey Provided by: 
T-Square Surveying

142 Burnt Church Road
Bluffton, SC 29910

(843) 757-2650

PLANT SCHEDULE

PROPOSED
2-STORY
BUILDING

PROPOSED
CARRIAGE

HOUSE

LOT 1B
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s
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e
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b
o
c

PROPOSED
2-STORY
BUILDING

1-Shi Shi™ Camellia

3-Dwarf Encore
Azalea

1-Cabbage Palm

3-Liriope

1-Cabbage Palm

3-Liriope

2-Dwarf Encore
Azalea

PARKING

7-Pringle's
Dwarf'
Podocarpus

1-red maple

7-Japanese yew

1-Cabbage Palm

3-Dwarf Encore
Azalea

12-Liriope

7-Pringle's Dwarf'
Podocarpus

3-Cabbage
Palm

LOT 1A

existing tree to remain, typ.

TREE PROTECTION FENCING, TYP.
(SEE DETAIL)

existing tree to
remain, typ.

1-red maple

4-Cabbage Palm
7-Pringle's Dwarf'
Podocarpus

13-Japanese yew

1-Cabbage Palm

1-Shi Shi™ Camellia

4-Dwarf Encore
Azalea

1-Cabbage Palm

3-Liriope

1-Cabbage Palm

3-Liriope

3-Dwarf Encore
Azalea

1-Shi Shi™ Camellia

25-Sweet Viburnum

tree to be removed, typ.

±250 sf sod

±165 sf sod

8-Liriope

25-Asiatic jasmine

TREE PROTECTION
FENCING (SEE DETAIL)

3-Cabbage Palm

c
o
v
e
r
e
d

 w
a
lk

w
a
y

c
o
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r
e
d

 w
a
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w
a
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PARKING

16-Liriope

38-Liriope

29-Liriope

23-Liriope

14-Liriope

1-swamp bay

7-Japanese yew

6-Liriope

±200 sf sod

1-Little Gem' Magnolia

1-Little Gem' Magnolia-1

1-swamp bay

1-swamp bay

1-swamp bay

25-Asiatic
jasmine

6-Pringle's
Dwarf'
Podocarpus

11-Liriope

5-Pringle's
Dwarf'

Podocarpus

bench

bike
rack

bike
rack

lawn ±325 sf

bench

±245 sf sod

3-Liriope

14-Liriope

20-Liriope

1-LIVE OAK

1-LIVE OAK

SPLIT RAIL WOOD FENCE
3' HT - 2 RAILS

Eric & Olympia Friedlander
67 Green Street Lot 1A & Lot 1B

Bluffton, SC

FINAL LANDSCAPE 
DEVELOPMENT PLANS

For

Prepared By:

Maria Drawdy, PLA

MARIA GHYS DESIGNS LLC
P.O. Box 3523, Bluffton, SC
mariaghysdesigns@gmail.com

(843) 816-2565

Revised Aug. 26, 2025
Revised July 29, 2025
Revised: April 1, 2025

Revised: March 24, 2025
Revised: August 12, 2024  
Original: March 16, 2023
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Architect: 
Randolph Stewart Designs LLC

Bluffton, SC 29910
(843) 816-4005

Survey Provided by: 
T-Square Surveying

142 Burnt Church Road
Bluffton, SC 29910

(843) 757-2650

Note: Amended backfill to consist of builders sand,
compost, and screened topsoil as necessary.

twice the diameter of the root ball

Loosen burlap, cut wire,or
remove container

Note: Where shrubs are planted in
bedsmulch to cover entire bed.

Contractor shall remove excess fill from
crown of shrub.  Set crown of rootball
1"-2" higher than finished grade.
Gently separate rootball before
planting.

Undisturbed subgrade
Replace amended backfill in 3-4" lifts.
Tamp and water between lifts.

3" mulch

Finish Grade

Not to Scale
Shrub Planting

D = dimension of plant spacing
(shrub, ground cover or perennial) as
indicated on plans.

D

DD

Not to Scale
Typical Plant Spacing

Not to Scale
Groundcover Planting

Spacing varies.
See plant list.

Finish Grade

Note: Amended backfill to consist
ofbuilders sand, compost, and
screenedtopsoil as necessary.

Remove container

Set crown of rootball
slightly higher than finished
grade.  Gently scarify
rootball before planting.

Undisturbed
subgrade

Replace the amended
backfill.

3" mulch

Metal Edge

finish grade

soil
5" Border Guard metal edging (1/4")

metal edge 1/4" above grade

Scale NTS

2
D1

1
D1

3
D1

5
D1

7'-9 5/8"

1'-3 5/8" 1'-3 5/8"

1'-1"1'-1" 5'-7 5/8"

1'-3 5/8"1'-3 5/8"2'-7 3/16"

11 1/16"

1 5/16" 1 5/16"

5 3/16"

4 
9/

16
"

6 
1/

2"

6 
1/

2"

1"

Concrete Wheel Stop
Scale NTS

Crown drip line or other limit of Tree Protection area. See
tree preservation plan for fence alignment.

4'
-0

"

Maintain existing
grade with the tree
protection fence
unless otherwise
indicated on the
plans.

2" x 6' steel posts
or approved equal.

Tree Protection
fence: High density
polyethylene fencing
with 3.5" x 1.5"
openings; Color-
orange. Steel posts
installed at 8' o.c.

5" thick
layer of mulch.

Notes:
1- See specifications for additional tree
protection requirements.

2- If there is no existing irrigation, see
specifications for watering requirements.

3- No pruning shall be performed except
by approved arborist.

4- No equipment shall operate inside the
protective fencing including during fence
installation and removal.

5- See site preparation plan for any
modifications with the Tree Protection
area.

SECTION VIEW

KEEP OUT
TREE

PROTECTION
AREA

8.5" x 11"
sign

laminated in
plastic spaced

every 50'
along the

fence.

FLAT-BOTTOM TRENCH DETAIL

V-SHAPED TRENCH DETAIL

SILT FENCE INSTALLATION

STANDARD DRAWING NO.

South Carolina Department of
Health and Environmental Control

SILT FENCE - GENERAL NOTES

PLAN SYMBOL

SF SF

DATE

Tree Protection Fence
Scale NTS

4
D1

Silt Fence
Scale NTS

9
D1

6
D1

1. DEPTH OF SUBBASE SUBJECT TO SITE SPECIFIC HYDRAULIC AND STRUCTURAL REQUIREMENTS.

CONTACT BELGARD COMMERCIAL FOR DESIGN ASSISTANCE.

2. PAVER DIMENSIONS SUBJECT TO ASPECT AND PLAN RATIO REQUIREMENTS BASED ON TRAFFIC

LOADING.

3. GEOTECHNICCAL ENGINEER NEEDS TO BALANCE STRUCTURAL STABILITY AND SOIL INFILTRATION WHEN

RECOMMENDING SUBGRADE CONDITIONS.

4. WHERE FILTRATION GEOTEXTILE IS USED, VERIFY WITH THE MANUFACTURER THAT THE MATERIAL IS

NOT SUBJECT TO CLOGGING AND MEETS THE REQUIREMENTS OF AASHTO-M-288.

5. ASTM NO. 2 STONE MAY BE SUBSITUTED FOR NO. 3 OR NO. 4 STONE.

6. STRICTLY PEDESTRIAL APPLICATIONS MAY SUBSTITUTE BASE/SUBBASE LAYERS WITH ONE 6" BASE

LAYER OF ASTM NO. 57.

7. THIS DRAWING IS FOR ILLUSTRATIVE PURPOSES ONLY AND SHOULD NOT BE USED FOR CONSTRUCTION

WITHOUT THE SIGNATURE OF A REGISTERED PROFESSIONAL ENGINEER.

8"

16"

TRAFFIC RATEDLCP WATERSHED
PERMEABLE PAVER WITH 80 MM
THICKNESS WITH TYP. NO. 89 STONE IN
OPENINGS.

1.5" TO 2" OF NO. 89
STONE BEDDING COURSE

4" OF NO. 57 STONE OPEN
GRADED BASE

10" OF NO. 2 ,3 OR 4
STONE SUB-BASE

GEO-TEXTILE CLOTH (OPTIONAL)EXISTING
UNDISTERBED SOIL

MIN. 8" (MIN.) WIDE X 16" (MIN.)
DEEP FLUSH CONCRETE HEADER
CURB OR 6" X 16" GRANITE. IF
RAISED CURB CUTOUTS FOR
OVERFLOW AT 5' O.C.

OPENINGS SHALL BE 38" TO 14"
AND SHALL MAKE UP 8% TO
20% OF TOTAL AREA

LC PAVER "WATERSHED" PERMEABLE PAVER
Scale NTS

DESIGN NOTES:

Model: Hydrashed Classic Brick Style Permeable Pavers - 60mm
Finish: Tabby
Color: Battery Gray
Pattern: Running Bond
Size: 7 7/8” x 3 7/8”

Manufacturer Info:
Name: Lowcountry Paver
Address: 535 Stiney Road
Hardeeville, SC 29927
Phone: (888) 740-2534
Website: www.lowcountrypaver.com

Or Approved Equal

7
D1

4" concrete slab (3000 psi) with fiber - Color: Mortar Grey.
1/2" of #3 crushed oyster shell, evenly spread.  Float to minimum
depth of 1/2".  Apply surface retarder.  Hose clean to expose shell.
Landscape Architect requests 4'x4' sample on site prior to
installation.

compacted subgrade (95%)

Oyster Shell Tabby Landings & Pathway
Scale NTS

1/4" sawcut control joints (see layout plan for pattern) Expansion joints
every 16' min. (if needed) to be coordinated with control joint pattern.

8
D1 Eric & Olympia Friedlander

67 Green Street Lot 1A & Lot 1B
Bluffton, SC

PLANTING & 
HARDSCAPE DETAILS

For

Prepared By:

Maria Drawdy, PLA

MARIA GHYS DESIGNS LLC
P.O. Box 3523, Bluffton, SC
mariaghysdesigns@gmail.com

(843) 816-2565

Revised Aug. 26, 2025
Revised July 29, 2025
Revised: April 1, 2025

Revised: March 24, 2025
Revised: August 12, 2024  
Original: March 16, 2023
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Dan Frazier, AICP 

Planning Manager 

O�ice | 843-706-7802 

Mobile | 843-540-4582 

Town of Blu�ton 

PO Box 386 

20 Bridge Street 

Blu�ton, SC  29910 

www.townofblu�ton.sc.gov 

August 26, 2025 

 

Mr. Frazier,  

Please find a response to comments and concerns provided by Planning Commission and 

the public at the Town of Blu�ton Planning Commission Meeting on May 28, 2025. 

1. Provide fence along property line to limit light exposure to adjacent residential 

properties. 

SE Response: Split rail fencing and dense shrubbery provided along eastern and 

northern property boundaries to limit any adverse impacts to adjacent properties. 

2. Concern with dumpster location. 

SE Response: Community dumpster has been removed from plans. Roll away 

dumpsters are provided and will be stored in service yards. 

3. Concerns with ability to provide adequate internal turn-around movement in parking 

area.  

SE Response: Dedicated loading space has been provided to assist visiting vehicles 

attempting to turn around through the site. See Civil Plans Sheet C-8. 

4. Concerned with preservation of 30” Live Oak and 8” Magnolia.  

SE Response: The plan has been revised to save the 30” Live Oak. The 8” Magnolia 

removal is still required to accommodate the proposed development. See proposed 

Landscape Plan, a 4” Caliper Little Gem Magnolia is proposed to mitigate the 8” 

Magnolia removal. 
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5. Removal of crosswalk at Hickory Trace to avoid a mid-block crossing of Boundary St. 

SE Response: Crosswalk at Hickory Trace has been removed from the plan. 

6. Green Street Improvements. 

SE Response: Per the Town of Blu�ton, no improvements to Green Street are required at 

this time. The transition between the proposed parking lot drive aisle and Green Street 

has been revised from a 12” header curb to a full concrete apron to ensure a safe 

transition is maintained between the di�ering surface courses. 

Thank you and please do not hesitate to reach out with any questions or concerns.  

 

Sincerely, 

 

 

Nathan Sturre, P.E. 

Principal - Sturre Engineering 

O�ice: 843.705.4748 

Mobile: 843.929.9432 

Email: nathan@sturreengineering.com 
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02/07/2025 Page 1 of 3  

Technical Review 

PLAN REVIEW COMMENTS FOR DP-01-25-019535 
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: 

Plan Status: 

Case Manager: 

Development Plan 

Active 

Dan Frazier 

Apply Date: 

Plan Address: 

Plan PIN #: 

01/13/2025 

 
R610 039 00A 0385 0000 

Plan Description: A request by Randolph Stewart , on behalf of Olympia Rymko for approval of a Preliminary Development Plan 

application. The project consists of lots, each with one mixed use building and one carriage house with 

associated infrastructure. The property is zoned Neighborhood Center - Historic District and consists of 

approximately 0.29 acres identified by tax map numbers R610 039 00A 0254 0000 and R610 039 00A 0385 

0000 located on the northeast corner of Boundary Street and Green Street. 

STATUS: This item will be heard at the February 12, 2025 Development Review Committee meeting. 
 

 

Submission #: 1 Received: 01/13/2025 Completed: 02/07/2025 
 

Reviewing Dept. Complete Date Reviewer Status 

Planning Review - Principal 02/06/2025 Dan Frazier Revisions Required 

 
Comments: 

Preliminary Landscaping Plan Comments: 

1. Landscape plan does not reflect access to trash enclosure underneath stairs. 
SE Response: No trash enclosures are proposed under stairways. 

2. The plans are not sealed and signed by a registered engineer or landscape architect licensed to practice in South Carolina. 

SE Response: Revised plans are sealed and signed. 

3. Provide an automobile turn analysis demonstrating ability for vehicular movement in the parking lot. 

SE Response: See Civil Plan Sheet C-8. 

4. Clarify the edge of pavement adjacent to Green Street. The proposed plan shows the edge of pavement ends before reaching 

Green Street. 

 SE Response: Concrete apron expanded in ghost road to ensure successful transition to Green Street. 

5. Further review is required to determine if the developer will be responsible for offsite improvements to Green Street, such as 

paving, curb and gutter. 

 SE Response: No offsite improvements are proposed on Green Street per Town of Bluffton. 

6. A landscape plan identifying all proposed plantings and tree mitigation shall be required at time of final development plan 

submittal (UDO Section 5.3), however, it is recommended that the LS Plan substitutes narrow upright shade trees in place of 

standard Live Oaks. 

 SE Response: Revised Landscaping included with this submittal. 

7. Provide the location of existing tree canopy coverage including table summarizing canopy lot coverage area, lot area not covered 

by tree canopy, and tree canopy expressed as percentage of lot coverage. 

 SE Response: See revised landscape plan. 

8. Clarify location of the dumpster, if applicable. 
SE Response: No dumpster is proposed. 

9. Demonstrate that open space is true open space, not drainage. 10% functional, 20% overall. 

SE Response: See revised landscape plan and Civil Plan Sheet C-6. 28% Post development open space is proposed.  

10. The site plan shows the removal of nearly every tree. Demonstrate that during site planning, consideration was given to the 

existing tree canopy and every reasonable effort was made to maximize the preservation of the existing canopy (UDO 5.3.3.C). 

SE Response: Revised plan saved large diameter trees and preservation of existing canopy to the maximum extent 

practicable. 

11. the access easement shown on the survey needs to be shown on the site plan.  
SE Response: Access easement added to Civil Plans. 

12. Additional comments may be provided at time of Development Review Committee meeting. 
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Watershed Management Review DRC 02/07/2025 Samantha Crotty Revisions Required 

Comments:  

Planning Commission Review 02/07/2025 Angie Castrillon Approved with Conditions 

 
Comments: 

Additional comments may be provided at time of Development Review Committee meeting. 

Transportation Department 

Review 

02/07/2025 Pat Rooney Approved with Conditions 

Comments: 

1. The proposed sidewalk connection to Boundary Street is not recommended mid-block. Crosswalks should be located at 

intersections, Green Street and Boundary Street. 

2. The Town of Bluffton is currently working on the Boundary Street Streetscape Public Project. This project will include new 

curbing, stormwater drainage, underground power, etc. This project will likely require easements from the Applicant. These 

include: 

1) Temporary construction easement along Boundary Street frontage for the installation of drainage and the removal of a power 

pole. Potentially 2-5 feet. 

2) Permanent easement along Hickory Trace for underground power for lots east of the Applicant's property (Dominion Energy) 

3. The Town is currently bidding a project to install sewer down Green Street. This project proposes water & sewer taps for the 

subject property. Coordinate with TOB to determine preferred tap locations. (Project Manager: Charles Savino) 

Beaufort Jasper Water and Sewer 

Review 

02/06/2025 Matthew Michaels Approved 

Building Safety Review 02/06/2025 Marcus Noe Approved 

Fire Department Review 02/06/2025 Dan Wiltse Approved 

Planning Review - Address 02/06/2025 Diego Farias Approved 

Police Department Review 02/06/2025 Bill Bonhag Approved 

 
Plan Review Case Notes: 

   

1. Show the feasibility of meeting the current SoLoCo standards using the Compliance Calculator. The overall performance 

requirements for this area are located in the SWDM 3.5.5. Ensure the most recent version of the Compliance Calculator found on 

the Town's website is utilized. 

SE Response: See revised SoLoCo Spreadsheet. 

2. There is conflicting paving information in site plan and project narrative. On the site plans, the drive isles, walkways, and 

parking spaces are shown as pervious pavers per the legend. However, the text notes within those areas states tabby concrete 

driveway. The narrative states impervious tabby concrete. Clarify and revise. 

 SE Response: Plans revised to clarify. 

3. The "Preliminary Checklist Comments" state that stormwater will be treated by bioretention swales. Provide a BMP exhibit. 
SE Response: See Civil Details Sheet C-9. 

4. Revise narrative to state post-development peak discharge control for the 2, 10, 25, 50, and 100-year storm and discuss  

proposed BMPs. (SWDM 3.5.2) 

 SE Response: Detail drainage design to be provided during Watershed Submittal. 

5. All additional off-site improvements must be included in the LOD and Compliance Calculator. 
SE Response: No off-site improvements proposed. 

6. At time of final DP submittal, ensure the landscape plan is consistent with the site plans. 
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Approved
03/26/2025
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PLANNING COMMISSION 

STAFF REPORT 
Department of Growth Management 
 
 

MEETING DATE: September 24, 2025 

PROJECT: 

Consideration and Direction on Potential Amendments 
to the Town of Bluffton Code of Ordinances, Chapter 
23, Unified Development Ordinance (UDO), Article 5 – 
Design Standards - Accessory Buildings 

PROJECT MANAGER:  
Angie Castrillon 
Planner 
Department of Growth Management 

 
REQUEST: The Department of Growth Management seeks input and direction from the 
Planning Commission (PC) regarding the use of unenclosed carports within Old Town. 

PREVIOUS WORKSHOPS: On August 12, 2025, Town Council held a workshop to 
consider potential amendments to the Town of Bluffton Code of Ordinances, Chapter 
23, Unified Development Ordinance (UDO), Article 5 – Design Standards: Accessory 
Buildings. Council requested additional opportunities for the Planning Commission (PC) 
to review and provide feedback on the potential amendments prior to further action. 

Workshops on this topic were previously held with both the Planning Commission (PC) 
and the Historic Preservation Commission. However, no clear consensus or direction 
emerged due to varied perspectives. In April 2025, staff facilitated a workshop with Town 
Council, during which Council provided general direction to guide future standards. 
 
Overall Intent 

 Regulations should be guided by common sense and practicality, without creating 
undue burdens for residents, particularly long-term homeowners. 

 Carports should be classified separately from carriage houses or sheds. 
 Any new standards must be sensitive to and supportive of Historic District 

designation and character of Old Town. 
 

Design and Compatibility 
 Design guidelines should address scale, size, and height (measured in feet), 

ensuring carports do not overwhelm principal structures or disrupt the district’s 
character. 

 Visual diversity is encouraged; uniformity should be avoided. 
 Screening measures, such as louvers or landscaping, may be appropriate to 

reduce impacts on adjacent properties. 
 
Functionality and Use 

 Carports should be restricted to residential use only, with no commercial activity 
permitted. 

 Structures should be functional enough to accommodate typical resident needs, 
e.g., space for two vehicles, a boat, and/or a golf cart. 
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UDO Edits – Carports (WORKSHOP-NO ACTION)  Planning Commission 

 Limited utilities, such as lighting and exterior water spigots, may be permitted. 
 Access and orientation should be thoughtfully planned; for example, designs that 

require “sideways” parking may not be practical. 
 
Lot and Zoning Considerations 

 Standards should be flexible to address varying lot sizes and configurations, with 
potential to  

 Placement near property lines may be considered where appropriate. 
 Setbacks and existing non-conforming conditions should be carefully evaluated, 

with possible tailored approaches for unique or constrained sites. 
 Regulations should be flexible enough to accommodate various lot sizes and 

configurations, with potential allowances for carports near property lines in cases 
where space is limited. 

 
Construction Standards 

 Consider whether carports should be required to meet hurricane resistance 
standards. 

 Allow continued use of pre-fabricated structures where already in place, but 
establish minimum design standards for new installations. 

 Tree preservation and landscaping impacts should be addressed during planning 
and review. 

 All proposed structures must comply with relevant building codes, particularly 
regarding proximity to adjacent structures or property boundaries. 

 
Community Engagement and Next Steps 

 Additional public input is needed to ensure that regulations reflect community 
values and practical realities. 

 Council encourages Staff to develop regulatory options and design concepts for 
future review and discussion 

 

ITEMS FOR PC CONSIDERATION: 

 
Maximum Lot Coverage 

 Should carports be subject to maximum lot coverage requirements based on 
zoning district and building type? 

 Lot coverage would include all impervious structures or surfaces, ensuring 
sufficient open space, stormwater management, and preservation of 
neighborhood character. 
 

New Building Type – Carport 
 Staff seeks PC input on the following draft standards: 
 Allowed only on residential lots with an existing principal structure. 
 Maximum footprint of 600 sq. ft., subject to district-specific lot coverage limits. 
 Height not to exceed the height of the principal structure or 18 feet, whichever is 

less. 
 No solid walls permitted; a maximum of two sides may be enclosed with louvers 

or horizontal panels. 
 Limited electrical service permitted; no internal plumbing. 
 Placement at the rear of the lot, or at least 20 feet behind the front plane of the 
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UDO Edits – Carports (WORKSHOP-NO ACTION)  Planning Commission 

principal structure. 
 Limited to one carport per lot. 

 

NEXT STEPS: Feedback from the Planning Commission will be incorporated into a draft 
amendment, in addition to the feedback from Historic Preservation Commission. Staff 
anticipates returning to Town Council with a formal draft for first and second reading. 
Public engagement opportunities will be integrated throughout this process. Staff will 
also make every effort to receive public input during these workshops. 
 
ATTACHMENTS: 
 

1. Proposed UDO Edits 
2. August 2025 Town Council Workshop Packet 
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Section 5.15.8.R. Carports 

General: Residential Detached Accessory Structure 

Size Range: Maximum 600 SF, however, cannot exceed maximum lot coverage based on 

principal building type 

Maximum Footprint: 600 SF 

Height: No taller than the principal structure or 18’ whichever is less. 

Characteristics: 

 No solid walls 

 No more than 2 sides made be enclosed with louvered or horizontal panels or siding 

 Limited power is allowed 

 No internal plumbing 

 Placement in rear of lot or at a minimum of 20’ behind the front plane of the 

principal structure  

 Columns, Posts and Roof material to be consistent with residential character 

 Not allowed on commercial or mixed-use lots 

 Only one allowed per lot 

 Must have a principal structure to meet requirement 
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Section 5.15.5.A Neighborhood Core Historic District 

Neighborhood 
Core 
Building Type 
Requirements: 

Front 
Build-to 
Zone 

Lot 
Width 
Lot 
Width 

Frontage 
Requirement 

Setback (from 
rear property 
line) 

Side 
Setback (from 
side property 
lines) 

Height 
(in 
stories) 

Maximum 
Lot 
Coverage 

Main Street 
Building 

10'-20' 
50’-
100’ 

70% - 90% 25’ 5’ 2-3 80% 

Commercial 
Cottage 

10'-15' 50’-75’ 40% - 70% 25’ 8’ 1-1.5 80% 

Live-Work 
Sideyard 

10'-15' 50’-65’ 50% - 75% 25’ 5’ 2-2.5 80% 

Duplex 10'-15' 55’-70’ N/A 25’ 5’ 2-3 75% 

Triplex 
10'-15' 

70’-
100’ 

    75% 

Mansion 
Apartment House 

10'-25' 60’-80’ N/A 25’ 5’ 2-2.5 70% 

Civic Building 10'-25' N/A N/A N/A 5’ 2.5 80% 

Carriage House See Sec. 5.15.8.F. for placement 
and other requirements 

5’ 5’ 1-2  

Additional 
Building Types 

10’-25’ 
50’-
100’ 

TBD by UDO 
Admin. 

25’ 5’ 2-3 80% 
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Section 5.15.5.B Neighborhood Center Historic District 

Neighborhood 
Center 
Building Type 
Requirements: 

Front 
Build-
to 
Zone 

Lot 
Width 
 

Frontage 
Requirement 

Setback (from 
rear property 
line) 

Side 
Setback (from 
side property 
lines) 

Height 
(in 
stories) 

Maximum 
Lot 
Coverage 

Main Street 
Building 

10’-
25’ 

50’-
80’ 

75% - 90% 25’ 8’ 2-2.5 80% 

Commercial 
Cottage 

10'-
20' 

50’-
60’ 

50% - 70% 25’ 8’ 1-1.5 80% 

Live-Work 
Sideyard 

5'-10' 
50’-
60’ 

40% - 75% 25’ 8’ 1.5-2.5 80% 

Duplex 10'-
15' 

55’-
70’ 

N/A 25’ 8’ 1.5-2.5 75% 

Triplex 10'-
15' 

70’-
100’ 

    75% 

Mansion 
Apartment 
House 

10'-
25' 

60’-
80’ 

N/A 25’ 10’ 2-2.5 70% 

Main Street 
Building 

10’-
25’ 

50’-
80’ 

75% - 90% 25’ 8’ 2-2.5 65% 

Carriage 
House 

See Sec. 5.15.8.F. for 
placement and other 

requirements 
5’ 5’ 1-2 65% 

Cottage 10'-
15' 

50’-
60’ 

N/A 25’ 8’ 1-1.5 65% 

Medium 
House 

5'-15' 
50'-
60' 

N/A 25' 8' 1-2 65% 

Village House 10'-
15' 

50’-
60’ 

N/A 25’ 8’ 2-2.5 65% 

Sideyard 
House 

10'-
15' 

50’-
65’ 

N/A 25’ 8’ 2-2.5 65% 

Vernacular 
House 

10’-
20’ 

60’-
80’ 

N/A 25’ 10’ 1.5 65% 

Civic Building 10'-
25' 

N/A N/A N/A 8’ 2 80% 

Additional 
Building Types 

10’-
25’ 

50’- 
100’ 

TBD by the 
UDO Admin 

25’ 8’ 1-2.5 80% 

 

 

 

Page 52

Section VIII. Item #1.



Section 5.15.5.C Neighborhood General Historic District 

Neighborhood 
General 
Building Type 
Requirements: 

Front 
Build-to 
Zone 

Lot 
Width 
 

Frontage 
Require
ment 

Setback (
from rear 
property 
line) 

Side 
Setback (from 
side property 
lines) 

Height 
(in 
stories) 

Maximum 
Lot 
Coverage 

Carraige 
House 

See Sec. 5.15.8.F. for Placement 
and other requirements. 

5’ 5’ 1-2  

Live-Work 
Sideyard 

10’-20’ 50’-100’ N/A 25’ 10’ 1-2.5 60% 

Commercial 
Cottage 

10’-20 50’-100’ N/A 25’ 10’ 1-1.5 60% 

Bungalow 
Court 

10’-20’ 60’-100’ N/A 25’ 15’ 1-1.5 65% 

Cottage 10’-20’ 50’-60’ N/A 25’ 10’ 1-1.5 60% 

Medium 
House 

10'-20' 50'-60' N/A 25' 10' 1-2 60% 

Village House 10’-20’ 50’-65’ N/A 30’ 15’ 2-2.5 60% 

Sideyard 
House 

10’-15’ 50’-65’ N/A 30’ 5’ 2 60% 

Vernacular 
House 

10’-20’ 60’-100’ N/A 30’ 15’ 1.5 60% 

Center Hall 
House 

15’-25’ 70’-100’ N/A 30’ 15’ 2-2.5 60% 

Civic Building 10’-35’ N/A N/A N/A 10’ 2 80% 

Additional 
Building Types 

10’-20’ 50’-100’ N/A 25’ 10’ 1-2.5 70% 
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Section 5.15.5.D Neighborhood Conservation Historic District 

Neighborhood 
Conservation 
Building Type 
Requirements: 

Front 
Build-
to Zone 

Lot 
Width 
 

Frontage 
Require
ment 

Setback 
(from 
rear 
property 
line) 

Side 
Setback 
(from 
side 
property 
lines) 

Height 
(in 
stories) 

Maximum Lot 
Coverage 

Carriage 
House 

See. Sec. 5.15.8.F for 
placement and other 

requirements 
5’ 5’ 1-2  

Cottage 10’-20’ 50’-60’ N/A 30’ 10’ 1-1.5 60% 

Medium 
House 

10'-20' 50'-70' N/A 30' 10' 1-2 60% 

Village House 10’-20’ 50’-70’ N/A 30’ 10’ 2-2.5 60% 

Vernacular 
House 

15’-25’ 60’-100’ N/A 30’ 10’ 1.5 60% 

Center Hall 
House 

20’-35’ 80’-100’ N/A 30’ 15’ 2-2.5 60% 

Civic Building 15’-40’ N/A N/A N/A 10’ 1.5 80% 

Additional 
Building Types 

10’-35’ 50’-100’ N/A 30’ 10’ 1 - 2.5 70% 
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Section 5.15.5.E Riverfront Edge Historic District 

Riverfront 
Edge 
Building Type 
Requirements: 

Riverfront 
Build-to Zone 

Lot 
Width 
 

Frontage 
Requirement 

Setback
 (from 
rear 
propert
y line) 

Side 
Setback 
(from 
side 
property 
lines) 

Height 
(in 
stories) 

Maximum 
Lot 
Coverage 

Carriage 
House 

See Sec. 
5.15.8.F. for 

placement and 
other 

requirements 

N/A N/A 5’ 10 1-2  

Cottage ≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, the 
OCRM line 

≥60’ N/A 20’ 10’ 1-1.5 50% 

Vernacular 
House 

≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, the 
OCRM line 

≥75’ N/A 20’ 20’ 1.5 50% 

Center Hall 
House 

≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, the 
OCRM line 

≥75’ N/A 20’ 20’ 2-2.5 50% 

River House ≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, the 
OCRM line 

≥75’ N/A 20’ 20’ 1.5-2 50% 

Civic Building 15’-50’ ≥60’ N/A N/A 15’ 1.5 80% 

Additional 
Building Types 

≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, the 
OCRM line 

≥60’ N/A 20’ 20’ 1-2.5 50% 
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TOWN COUNCIL 

STAFF REPORT 
Growth Management 
 

 

  

MEETING DATE: August 12, 2025 

PROJECT: 

Consideration and Direction on Potential Amendments to the 
Town of Bluffton Code of Ordinances, Chapter 23, Unified 
Development Ordinance (UDO), Article 5 – Design Standards - 
Accessory Buildings  

PROJECT MANAGER: 
Kevin Icard, AICP 
Director of Growth Management 

 
REQUEST: The Department of Growth Management seeks input and direction from Town Council 
regarding the use of unenclosed carports within Old Town. 
 
PREVIOUS WORKSHOPS: Workshops have been held by both the Planning Commission (PC) and the 
Historic Preservation Commission (HPC) to discuss potential amendments. No clear direction was 
provided from either commission. Opinions varied, as well. 
 
In April 2025, Staff facilitated a workshop with Town Council to discuss and request direction on how 
to move forward. Council provided valuable insight and gave general directions for staff to move 
forward. A summary of the comments is listed below. 
 
Overall Intent 

 Regulations should be guided by common sense and practicality, ensuring they do not create 
unnecessary burdens for residents, particularly long-term homeowners. 

 There is broad agreement that carports should be treated as a separate building classification, 
distinct from Carriage Houses or sheds. 

 Any regulatory changes must be sensitive to and supportive of the Historic District 
designation and the character of Old Town. 

 
Design and Compatibility 

 Design guidelines should focus on appropriate scale, size, and height (measured in feet rather 
than stories), ensuring that carports do not overwhelm primary structures or disrupt the 
neighborhood aesthetic. 

 Council expressed a desire to maintain visual diversity and avoid uniformity by allowing 
carports that reflect the eclectic nature of the district. 

 Visual screening, such as louvers or buffer plantings, should be considered to reduce the 
visual impact on adjacent properties. 

 
Functionality and Use 

 Carports must be restricted to residential use only, with no commercial activity permitted. 
 Structures should be functional enough to accommodate typical resident needs—e.g., space 
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for two vehicles, a boat, and/or a golf cart. 
 The inclusion of utilities such as electrical outlets for golf carts and water spigots was 

generally supported. 
 Access and orientation should be thoughtfully planned; for example, designs that require 

“sideways” parking may not be practical. 
 
Lot and Zoning Considerations 

 Regulations should be flexible enough to accommodate various lot sizes and configurations, 
with potential allowances for carports near property lines in cases where space is limited. 

 Setbacks and existing non-conforming conditions should be carefully evaluated, with possible 
tailored approaches for unique or constrained sites. 

 
Construction Standards 

 Consider whether carports should be required to meet hurricane resistance standards. 
 Allow continued use of pre-fabricated structures where already in place, but establish 

minimum design standards for new installations. 
 Tree preservation and landscaping impacts should be addressed during planning and review. 
 All proposed structures must comply with relevant building codes, particularly regarding 

proximity to adjacent structures or property boundaries. 
 
Community Engagement and Next Steps 

 Additional public input is needed to ensure that regulations reflect community values and 
practical realities. 

 Council encourages Staff to develop regulatory options and design concepts for future review 
and discussion 

 
Based on the direction provided, staff is proposing the following amendments to the UDO to regulate 
these structures. 
 

 Does Town Council want to implement a “Maximum Lot Coverage” based in the Building Type 
and Zoning District that a property is located in? 
 

o Lot coverage. The portion of the lot covered by any structure or constructed element that 
impedes infiltration of stormwater into the ground or disrupts vegetated surfaces. For 
purposes of lot coverage standards, structures or constructed elements that allow some 
infiltration, such as decks, patios and driveways, porous pavers or concrete, or other elements 
that disturb ground cover shall be counted towards the total surface coverage unless they 
demonstrate they are a functional and integral part of a stormwater system and best 
management practice in Article 5, Design Standards. 
 

o Maximum lot coverage regulations are crucial for maintaining a balance between built and 
open spaces, promoting environmental sustainability, and preserving neighborhood 
character. They limit the percentage of a lot that can be covered by buildings and other 
impervious surfaces, thus ensuring adequate green space, managing stormwater runoff, and 
preventing overcrowding. 
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 Does Town Council want to create a new Building Type titled Carport? If so, below is a 
breakdown of the proposed regulations. 

 
o Regulated to Residential properties only and must have an existing principal structure 

on the lot. 
o Have a maximum 600 square foot footprint, however, it cannot exceed the maximum 

lot coverage based on the principal building type. 
o Carports can be no taller than the principal structure or 18’ whichever is less. 
o No solid walls would be allowed. 
o No more than 2 sides may be enclosed with louvered or horizontal panels or siding. 
o Limited power and no internal plumbing (external hose bib/spigot are acceptable). 
o Carport placement is at the rear of the lot or at a minimum 20’ behind the front plane 

of the principal structure.  
o No more than one carport allowed on a lot.  

 
NEXT STEPS: If Town Council agrees with the suggested changes, staff will present the proposed 
amendments to both the HPC and PC at workshops before returning to Town Council for a first 
reading and public hearing/second reading. While the HPC does not have the authority to make a 
formal recommendation on edits to the UDO, Town Staff finds it beneficial to received feedback from 
them. Staff will also make every effort to receive public input during these workshops.  
 
ATTACHMENTS: 
 

1. Proposed UDO Edits 
2. April 2025 Town Council Workshop Packet 
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Section 5.15.8.R. Carports 

General: Residential Detached Accessory Structure 

Size Range: Maximum 600 SF, however, cannot exceed maximum lot coverage based 

on principal building type 

Maximum Footprint: 600 SF 

Height: No taller than the principal structure or 18’ whichever is less. 

Characteristics: 

 No solid walls 

 No more than 2 sides made be enclosed with louvered or horizontal panels or 

siding 

 Limited power is allowed 

 No internal plumbing 

 Placement in rear of lot or at a minimum of 20’ behind the front plane of the 

principal structure  

 Columns, Posts and Roof material to be consistent with residential character 

 Not allowed on commercial or mixed-use lots 

 Only one allowed per lot 

 Must have a principal structure to meet requirement 
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Section 5.15.5.A Neighborhood Core Historic District 

Neighborhood 
Core 
Building Type 
Requirements: 

Front 
Build-to 
Zone 

Lot 
Width 
Lot 
Width 

Frontage 
Requirement 

Setback (from 
rear property 
line) 

Side 
Setback (from 
side property 
lines) 

Height 
(in 
stories) 

Maximum 
Lot 
Coverage 

Main Street 
Building 

10'-20' 
50’-
100’ 

70% - 90% 25’ 5’ 2-3 80% 

Commercial 
Cottage 

10'-15' 50’-75’ 40% - 70% 25’ 8’ 1-1.5 80% 

Live-Work 
Sideyard 

10'-15' 50’-65’ 50% - 75% 25’ 5’ 2-2.5 80% 

Duplex 10'-15' 55’-70’ N/A 25’ 5’ 2-3 75% 

Triplex 
10'-15' 

70’-
100’ 

    75% 

Mansion 
Apartment 
House 

10'-25' 60’-80’ N/A 25’ 5’ 2-2.5 70% 

Civic Building 10'-25' N/A N/A N/A 5’ 2.5 80% 

Carriage House See Sec. 5.15.8.F. for placement 
and other requirements 

5’ 5’ 1-2  

Additional 
Building Types 

10’-25’ 
50’-
100’ 

TBD by UDO 
Admin. 

25’ 5’ 2-3 80% 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Section 5.15.5.B Neighborhood Center Historic District 
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Neighborhood 
Center 
Building Type 
Requirements: 

Front 
Build-
to 
Zone 

Lot 
Width 
 

Frontage 
Requirement 

Setback (from 
rear property 
line) 

Side 
Setback (from 
side property 
lines) 

Height 
(in 
stories) 

Maximum 
Lot 
Coverage 

Main Street 
Building 

10’-
25’ 

50’-
80’ 

75% - 90% 25’ 8’ 2-2.5 80% 

Commercial 
Cottage 

10'-
20' 

50’-
60’ 

50% - 70% 25’ 8’ 1-1.5 80% 

Live-Work 
Sideyard 

5'-10' 
50’-
60’ 

40% - 75% 25’ 8’ 1.5-2.5 80% 

Duplex 10'-
15' 

55’-
70’ 

N/A 25’ 8’ 1.5-2.5 75% 

Triplex 10'-
15' 

70’-
100’ 

    75% 

Mansion 
Apartment 
House 

10'-
25' 

60’-
80’ 

N/A 25’ 10’ 2-2.5 70% 

Main Street 
Building 

10’-
25’ 

50’-
80’ 

75% - 90% 25’ 8’ 2-2.5 65% 

Carriage 
House 

See Sec. 5.15.8.F. for 
placement and other 

requirements 
5’ 5’ 1-2 65% 

Cottage 10'-
15' 

50’-
60’ 

N/A 25’ 8’ 1-1.5 65% 

Medium 
House 

5'-15' 
50'-
60' 

N/A 25' 8' 1-2 65% 

Village House 10'-
15' 

50’-
60’ 

N/A 25’ 8’ 2-2.5 65% 

Sideyard 
House 

10'-
15' 

50’-
65’ 

N/A 25’ 8’ 2-2.5 65% 

Vernacular 
House 

10’-
20’ 

60’-
80’ 

N/A 25’ 10’ 1.5 65% 

Civic Building 10'-
25' 

N/A N/A N/A 8’ 2 80% 

Additional 
Building 
Types 

10’-
25’ 

50’- 
100’ 

TBD by the 
UDO Admin 

25’ 8’ 1-2.5 80% 

 

 

 

Section 5.15.5.C Neighborhood General Historic District 
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Neighborhoo
d General 
Building Type 
Requirements
: 

Front 
Build-to 
Zone 

Lot 
Width 
 

Frontage 
Require
ment 

Setback 
(from 
rear 
property 
line) 

Side 
Setback (fro
m side 
property 
lines) 

Height 
(in 
stories
) 

Maximu
m Lot 
Coverag
e 

Carraige 
House 

See Sec. 5.15.8.F. for 
Placement and other 

requirements. 
5’ 5’ 1-2  

Live-Work 
Sideyard 

10’-20’ 50’-100’ N/A 25’ 10’ 1-2.5 60% 

Commercial 
Cottage 

10’-20 50’-100’ N/A 25’ 10’ 1-1.5 60% 

Bungalow 
Court 

10’-20’ 60’-100’ N/A 25’ 15’ 1-1.5 65% 

Cottage 10’-20’ 50’-60’ N/A 25’ 10’ 1-1.5 60% 

Medium 
House 

10'-20' 50'-60' N/A 25' 10' 1-2 60% 

Village House 10’-20’ 50’-65’ N/A 30’ 15’ 2-2.5 60% 

Sideyard 
House 

10’-15’ 50’-65’ N/A 30’ 5’ 2 60% 

Vernacular 
House 

10’-20’ 60’-100’ N/A 30’ 15’ 1.5 60% 

Center Hall 
House 

15’-25’ 70’-100’ N/A 30’ 15’ 2-2.5 60% 

Civic Building 10’-35’ N/A N/A N/A 10’ 2 80% 

Additional 
Building 
Types 

10’-20’ 50’-100’ N/A 25’ 10’ 1-2.5 70% 

 

 

 

 

 

 

 

 

 

 

Section 5.15.5.D Neighborhood Conservation Historic District 
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Neighborhoo
d 
Conservation 
Building Type 
Requirements
: 

Front 
Build-
to 
Zone 

Lot 
Width 
 

Frontage 
Require
ment 

Setback 
(from 
rear 
property 
line) 

Side 
Setback
 (from 
side 
property 
lines) 

Height 
(in 
stories
) 

Maximum 
Lot 
Coverage 

Carriage 
House 

See. Sec. 5.15.8.F for 
placement and other 

requirements 
5’ 5’ 1-2  

Cottage 10’-20’ 50’-60’ N/A 30’ 10’ 1-1.5 60% 

Medium 
House 

10'-20' 50'-70' N/A 30' 10' 1-2 60% 

Village House 10’-20’ 50’-70’ N/A 30’ 10’ 2-2.5 60% 

Vernacular 
House 

15’-25’ 60’-100’ N/A 30’ 10’ 1.5 60% 

Center Hall 
House 

20’-35’ 80’-100’ N/A 30’ 15’ 2-2.5 60% 

Civic Building 15’-40’ N/A N/A N/A 10’ 1.5 80% 

Additional 
Building 
Types 

10’-35’ 50’-100’ N/A 30’ 10’ 1 - 2.5 70% 

 

 

 

 

 

 

 

 

 

 

 

 

 

Section 5.15.5.E Riverfront Edge Historic District 
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Riverfront 
Edge 
Building Type 
Requirements
: 

Riverfront 
Build-to Zone 

Lot 
Width 
 

Frontage 
Requiremen
t 

Setbac
k (from 
rear 
propert
y line) 

Side 
Setback
 (from 
side 
propert
y lines) 

Height 
(in 
stories
) 

Maximum 
Lot 
Coverage 

Carriage 
House 

See Sec. 
5.15.8.F. for 

placement and 
other 

requirements 

N/A N/A 5’ 10 1-2  

Cottage ≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, 
the OCRM line 

≥60’ N/A 20’ 10’ 1-1.5 50% 

Vernacular 
House 

≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, 
the OCRM line 

≥75’ N/A 20’ 20’ 1.5 50% 

Center Hall 
House 

≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, 
the OCRM line 

≥75’ N/A 20’ 20’ 2-2.5 50% 

River House ≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, 
the OCRM line 

≥75’ N/A 20’ 20’ 1.5-2 50% 

Civic Building 15’-50’ ≥60’ N/A N/A 15’ 1.5 80% 

Additional 
Building 
Types 

≥150’ 
Perpendicular 

to, and in a 
horizontal 

plane from, 
the OCRM line 

≥60’ N/A 20’ 20’ 1-2.5 50% 
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TOWN COUNCIL 

STAFF REPORT 
Growth Management 
 

 

  

MEETING DATE: April 8, 2025 

PROJECT: 

Consideration and Direction on Potential Amendments to the 
Town of Bluffton Code of Ordinances, Chapter 23, Unified 
Development Ordinance, Article 5 – Design Standards - Accessory 
Buildings  

PROJECT MANAGER: 
Kevin Icard, AICP 
Director of Growth Management 

 
REQUEST: The Department of Growth Management seeks input and direction from Town Council 
regarding the use of unenclosed carports within Old Town. 
 
HISTORY: A property owner within Old Town Bluffton Historic District was cited by the Town of 
Bluffton for erecting a stand-alone metal canopy/carport without an approved Certificate of 
Appropriateness-Historic District (COFA-HD) as required by the Unified Development Ordinance 
(UDO), and without an approved building permit (see below photo). The owner seeks to correct the 
UDO violation through a separate zoning text amendment as further explained in the Background 
section of this memo. 

 

PREVIOUS WORKSHOPS: Workshops have been held by both the Planning Commission and the 
Historic Preservation Commission (HPC) to discuss potential amendments. No clear direction was 
provided from either commission. Opinions varied, as well. 
 
BACKGROUND: The property receiving the violation includes an existing two-story single-family 
residence and an existing detached two-story Carriage House in the rear of the property. Over the 
years, as shown on Google Street View, the area adjacent to the south side of Carriage House and the 
property line has been used for unenclosed and uncovered storage of vehicles and watercraft. It is 
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within this area where a metal canopy/carport was installed without Town approval. Per the UDO, 
this structure requires an approved COFA-HD from the HPC and an approved building permit.  

A Notice of Violation by the Town of Bluffton was the impetus for a text amendment application by 
the property owner. While specific text language was not proposed, the owner would like for Town 
Council to “…include regulations and guidelines…” to allow carports. The owner provided additional 
information in a written narrative to support an amendment (Attachment 2). 

Photos of some existing metal canopies/carports located in Old Town are provided in Attachment 3. 
The first photo is the subject property and was provided by Town Staff. Without research on each 
canopy/carport, it is not possible to know their legal status, including those that are legally non-
conforming (i.e., grandfathered). Grandfathered metal carports are those that existed before the 
UDO was adopted on August 10, 2011. 

 

CARPORTS IN OLD TOWN PRIOR TO ADOPTION OF THE UDO: Throughout Old Town, carports exist 
that were erected prior to the adoption of the UDO. These carports typically cover passenger vehicles 
and small boats and size-wise, are small, low in height and unenclosed. They have been part of Old 
Town’s built environment for decades and are less expensive than stick-built fully enclosed structures 
to erect, especially prefabricated metal carports. The photos below are examples of long-time 
carports in Old Town provided by the property owner.  
 
When the UDO was adopted in 2011, architectural requirements in Old Town no longer allowed 
prefabricated structures as shown in the left photo, but the example in the right photo would be 
allowed. As a building form-based code was adopted for Old Town, the intent was to elevate 
architectural requirements for Old Town. All buildings are classified as a “building type” and must 
comply with the related architectural requirements. 

 
 
HOW THE UDO REGULATES “CARPORTS”: In Old Town Historic District, carports are regulated as a 
Carriage House building type. Within Old Town, a form-based code approach is used to regulate 
buildings by specified types that vary by zoning district (UDO Sec. 5.15.8). When located in an 
accessory structure that is 121 to 1,200 square feet, uses such as garages, carports, workshops, and 
accessory dwelling units (or some combination thereof) are classified as a Carriage House building 
type. Unenclosed carports with metal roofs would also be classified as a Carriage House and must 
comply with the design standards in UDO Sec. 5.15. Additionally, only one Carriage House is permitted 
on a lot that is not within the Riverfront Edge-Historic District zone (where two Carriage Houses are 
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allowed). The RV-HD zoning district includes most of the large, long, narrow properties on the May 
River. 
 

Because the property subject to the requested amendment is in the NG-HD district and has an existing 
Carriage House, a second Carriage House (i.e., the metal carport) is not permitted even if it complies 
with the applicable design standards of UDO Sec. 5.15.  
 

QUESTIONS FOR TOWN COUNCIL: For over 13 years, there have been established standards for 
Carriage Houses and compliance by property owners who have completed the application process. 
Amending the UDO to allow the property owner to maintain the unapproved carport (Carriage House) 
has policy implications that should be considered. Therefore, Town Staff seeks direction from Council 
to guide the preparation of possible UDO amendments. Among the questions to be considered: 
 

 Should the existing Carriage House requirements be retained and no action taken by Town 
Staff? 

 Should carports be classified as a separate building type (i.e., no longer subject to the Carriage 
House requirements)?  

 If carports are a separate building type, is it still acceptable to have a Carriage House on the 
same lot? Presently, a lot may include the main building, a Carriage House, and three other 
accessory structures (classified as “Garden Sheds” that are less than 121 square feet) on the 
same lot. 

 If carports are desired, are prefabricated structures permissible or must they be stick-built 
with some minimum design requirements (minimum roof pitch, specified roof materials and 
posts as shown in the below photo)? Should there be maximum footprint and height 
requirements? 

 Should carports be allowed only in certain zoning districts? Should there be a minimum lot 
size?  

 If prefabricated carports are to be allowed, should they be permitted for any property owner, 
or only for those who had an existing prefabricated structure that may have been damaged or 
destroyed or when an upgraded carport is desired? 
 

                             Source: architecturaldesigns.com 
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NEXT STEPS: If Town Council desires to allow carports within Old Town, Town Staff will draft UDO 
based on the guidance received. The amendments will be presented to the HPC and Planning 
Commission at workshops before returning to Town Council for a first reading and public 
hearing/second reading. It is anticipated that the first reading would occur in July.  

 

ATTACHMENTS: 

1. Narrative from Property Owner Requesting Amendment 

2. Photos 
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Subject Property 

ATTACHMENT 2
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Town Council

Workshop Regarding 

Accessory Structures (Carports) in 

Old Town Bluffton Historic District

April 8, 2025
Department of Growth Management

 Kevin Icard, AICP
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Issue
An Old Town Bluffton Historic District resident requested a text amendment to the Unified Development 

Ordinance (UDO) to allow an existing stand-alone metal canopy/carport that was erected without an 

approved Certificate of Appropriate-Historic District (COFA-HD) or an approved building permit. The 

resident did not provide proposed text but asks that the UDO “include regulations and guidelines.”

Since adoption of the UDO in 2011, carports that are at least 121 square feet are classified as Carriage 

Houses and must comply with the requirements of the Carriage House Building Type, including not 

exceeding the maximum size (1200 sf) and footprint (800 sf), as well as design requirements, which 

includes being smaller than the main structure.
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Town Council                                 

Carports Prior to UDO Adoption in 2011
• Typical carports were used to cover passenger vehicles and small boats, and often pre-fabricated.

• Size-wise, carports are typically smaller than the main residence, lower in height, and unenclosed.

• Most carports (now referred to as Carriage Houses) existing prior to the UDO adoption are 

nonconforming as to the design requirements of the UDO. 

• The UDO does not provide relief to allow in-kind replacement of pre-2011 carports due to damage or 

deterioration. 
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Town Council                                 

Carports Post UDO Adoption
• Carports referenced as a Carriage House building type (emphasis on design rather than use)

• In all zoning districts except the Riverfront Edge-HD, only one (1) Carriage House is permitted per lot. 

The subject property is zoned Neighborhood General-HD.

• The subject property already had an existing approved Carriage House (garage and accessory dwelling 

unit) before the carport was erected.

• A UDO amendment to allow the below scenario would affect the entirety of Old Town and 

implications must be considered.

Subject Property
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Town Council                                 

Historic Preservation Commission Workshop
November 6, 2024

• Concerns regarding pre-fabricated carports not meeting UDO regulations.

• Discussed that restrictions should be in place for size and materials used.

• Consideration for based details for columns and pitch of roof.

• Consideration is needed to differentiate Carriage House and Carports.

• Unintended consequence, commercial properties creating additional square footage.

• Concerns that the mass and scale will overpower the carriage house.
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Town Council                                 

Planning Commission Workshop
October 23, 2024

• Need to define what is a Carport and clearly state how it’s designed.

• Unenclosed Structure & Canopy Metal

• Consider restricting the maximum height (single story?), structure must be secondary in nature.

• Consideration of the location on the lot.

• Square Footage – less than the footprint of Carriage House, no more than 400 SF

• Concern that we are being overly restrictive.

• Need to limit the number to one, if enclosed, it’s a violation.

• Consider regulations that don’t allow power or plumbing.
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Town Council                                 

Considerations 
1. Compliance with the Carriage House requirements has been achieved by other property owners for 

over 13 years, should the existing standards be retained?

2.   Should unenclosed carports be classified as a separate building type and no longer subject to the 

Carriage House requirements?

3. How many structures are appropriate per lot? If carports are a separate building type, should it 

remain acceptable to have a Carriage House on the same lot (in addition to the main structure and 

up to three buildings (“garden sheds”) that are less than 121 square feet? Could this affect Old 

Town’s tree canopy?
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Town Council                                 

Considerations
4. Should carports be allowed only in certain zoning districts and on lots of a minimum size?

5. Would pre-fabricated carports be acceptable, or should there be some minimal design 

requirements?

6. If pre-fabricated carports are to be allowed, should they be permitted for any property owner, or 

only for those who had an existing, legally non-conforming prefabricated that may need replacement 

due to deterioration or damage?

7. Any other concerns of Town Council?

Source: architecturaldesigns.com
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Town Council                                 

QUESTIONS & 
DISCUSSION
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