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Article 5:  Use Regulations  
Section 5.3: Specific Use Standards 
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9. Entertainment 
Indoor and Outdoor Entertainment are permitted in residential districts zoning 
subject to the following standards: 
 

a. In the TR, RE, R-1, R-2, R-3, R-4, and GR districts, the use is owned and 
managed by the neighborhood association or property owners’ 
association in which the use is located. 

 
b. In the NC zoning district, the building footprint of such use shall be no 

more than 2,500 square feet.  Larger facilities shall be permitted as part 
of a mixed-use development. 

10.   Fuel Sales 
In the GC District, Fuel Sales are permitted as a conditional use in the SC 170 
Design District and the US 21 District outside the Boundary Street 
Redevelopment District.  In all other GC Districts, Fuel Sales are permitted by 
special exception.  Fuel Sales in all districts where permitted by this UDO, are 
permitted subject to the following standards: 

a. Parking and/or service areas shall be separated from adjoining residential 
properties by a suitable planting screen, fence or wall at least six feet in 
height; 

b. No open storage of any type, including the overnight storage of vehicles, 
shall occur in conjunction with the operation. 

c. No more than two Fuel Sales facilities are permitted at an intersection of 
any Arterial Street (Section 7.2.B).  Nor more than one Fuel Sales facility 
is permitted at the intersection of other streets. 

d. In new development, pumps should not be located between the building 
and the adjacent street, but instead be placed behind the building, 
although the Design Review Board may permit pumps to be located to 
one side of the building based on unique site conditions including the 
presence of wide buffers.  In such cases, the pumps, including the 
canopy, shall not project further toward the street than the front line of 
the building. 

e. No signs shall be located on any canopy over the pumps. 

f. Any freestanding light fixtures shall be reduced in height to fifteen feet if 
the use adjoins a residential district or residential use. 

g. Any service bay doors shall not be oriented toward any public right-of-
way. 

h. Fuel sales are subject to the general Design District standards set out in 
Section 6.6 and the specific Gas Station Design Guidelines set out in the 
Appendix.  

11.   Housing, Short Term Rental 

Short term rentals are permitted in all residential zoning districts with the 
exception of the Traditional Beaufort Residential District, The Point, or where 
prohibited by covenants.  Short term rental of the primary dwelling, or rental 
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M. Gas Design Guidelines 
 

GAS STATION DESIGN GUIDELINES 
October 20, 2010 

 
These standards are in addition to standards set out in the main body of the Unified 
Development Ordinance. If there is a conflict between these standards, and the Design 
District standards set out in Section 6.8 of the Unified Development Ordinance, these 
Gas Station Design Guidelines shall apply. 

 
Key Objectives 
 
• Protect and enhance the character and quality of commercial districts and adjacent 

neighborhoods where gas station and convenience stores are located. 
• Create a high level of expectation in the quality of gas station and convenience 

store architecture. 
• Provide needed flexibility to respond to unique conditions and constraints inherent 

to specific areas within the community. 
• Minimize negative impacts to adjacent uses resulting from on-site activities. 
• Maintain and strengthen the city’s identity and character. 
 
Character/Context 
 
A variety of character/contextual settings exists in Beaufort ranging from historic urban 
settings in downtown, to suburban settings in outlying areas.  Each setting warrants 
differing responses in terms of site development and design.  Gas station and 
convenience store design should contribute to the established or desired character and 
identity of the community and neighborhood. 
 
Site Design 
 
1. All development proposals should show evidence of coordination with the site plan, 

arrangement of buildings and planning elements of neighboring properties: 
 

• Seek shared-access with adjoining commercial uses where feasible to minimize 
curb cuts and enhance pedestrian and vehicular areas. 

• Minimize cross traffic conflicts within parking areas. 
 

2. Mitigate the negative impacts from site activities on adjoining uses: 
 

• Service areas, storage areas, and refuse enclosures should be oriented away 
from public view and screened from adjacent sites. 

 
3. ATMs and other vending machines should be located within the primary retail 

building.   
 
4. Sidewalks shall be provided from the primary entrance to the public sidewalk. 
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5. Vacuum stations and similar equipment are prohibited on the sides of the principle 
structure abutting a residential use. 

 
6. When pumps are proposed at existing facilities which do not meet the design 

standards for gas stations in this UDO, a decorative wall not less than three feet in 
height shall be required along any side of the property adjoining a street. 

 
7. Provide significant architectural or landscape features at the corner on corner sites in 

order to address the public realm and enhance the streetscape. 
 
Architecture 

 
The intent of the following architectural guidelines is to encourage creative architecture 
that is responsive to local and regional context and contributes to the aesthetic identity 
of the community. 

 
1. The building should be appropriately sized and scaled for the site and the overall 

context. “Kiosk”-type fuel sales are not permitted. A kiosk in this context is defined 
as an ancillary building from which an attendant sells sundries and monitors the 
pump; customers are generally not allowed into the building. 

 
2. Buildings should not derive their image from applied treatments that express 

corporate identity. 
 
3. The primary building should be at least 50% as long (measured parallel to the 

street) as the distance along the longest line of pumps parallel to the street. 
 
4. The design of stand-alone gas stations and convenience stores should conform to 

the dominant existing or planned character of the surrounding neighborhood.  This 
can be accomplished through the use of similar forms, materials and colors. 

 
5. All sides of a building should express consistent architecture detail and character.  All 

site walls, screen walls and pump island canopies and other outdoor covered areas 
should be architecturally integrated with the building by using similar material, color 
and detailing. 

 
6. Building colors should emphasize earth tones.  The use of highly reflective or glossy 

materials should be limited and will not be appropriate in all contexts. 
 
7. Canopy: 
 

• Canopy should relate to the building in architectural design and materials.  
• Canopies with a pitched roof are encouraged. Multiple canopies or canopies that 

express differing architectural masses are encouraged. 
• Canopy support columns should be entirely encased with materials that 

complement the primary building. 
• Canopy fascia should be compatible in scale with building fascia. 
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• Canopy band face should be of a color consistent with the main structure or an 
accent color. 

• Canopy ceiling should be recessed. 
• Outlining of canopies with light bands or tubes is prohibited. 

 
Pump Island 
 
The intent of this section is to encourage pump island designs that are well organized and 
consolidated to minimize visual clutter.  Pump island components consist of: fuel dispensers, 
refuse containers, automated payment points, safety bollards, and other appurtenances. 

 
1. The design of pump islands should be architecturally integrated with other structures 

on-site using similar colors, materials and architectural detailing. 
 

2. The color of the various components of the pump island, including dispensers, 
bollards and all appurtenances, are encouraged to be muted. 

 
3. All elements of the pump island or canopy that are not operational should be 

architecturally integrated by use of color, material, and architectural detailing. 
 
4. The use of translucent materials and internally lighted cabinets are discouraged as 

finishes or as applied treatments at the pump island or on the canopy. 
 
5. Either a pump island curb or bollard is recommended for the protection of dispensing 

units. 
 
Lighting 
 

1. Light fixtures mounted under canopies should be completely recessed into the canopy 
with flat lenses that are translucent and completely flush with the bottom surface 
(ceiling) of the canopy. 
 

2. The sides (fascias) of the canopy should extend below the lens of the fixture 12 inches 
to block the direct view of the light sources and lenses from property line. 
 

3. Lights should not be mounted on the top or sides (fascias) of the canopy and the sides 
(fascias) should not be illuminated. 

 
Landscaping 
 

1. A solid screening structure made of wood or finished masonry shall be installed along 
the property line when the facility adjoins land in residential use or zoned for single-
family development. When the facility adjoins undeveloped property zoned for mixed 
use, the approval body has the authority to waive or revise this requirement. 
 

2.  Provide ample landscaping and or a decorative wall to enhance the streetscape and 
define the street edge when setting building structures back from the street is 
unavoidable. 
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See Section 7.3. for specific landscaping requirements. 
 
Signs 
 
See Section 7.2 for specific signage requirements. The following provision supersedes the 
reader board requirements in Section 7.2.G.1.g: 
 

Gas stations in any district where permitted by this UDO may be approved to have a 
reader board included in a freestanding sign. The reader board shall be no more that 
40% of the size of the sign face. 
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CITY OF BEAUFORT 
DESIGN REVIEW BOARD 

Staff Report 
Meeting of January 15, 2015 

 
 

Case Number:  15-01 DRB.1 
Project: Parker’s Convenience Store & Gas Station 
Property Address: 3462 Trask Parkway 
Parcel #: R120-025-000-0012-0000 & R120-025-000-012C-0000 
Zoning:   Highway Commercial 
Design District: S.C. Highway 170 District 
Type of Review:  Conceptual Review – New Construction 
 

 
Request: 
The applicant is requesting to construct a new 4,480 SF Parker’s Convenience Store with an 
associated 16 pump gas station and canopy. The applicant is preparing to go before the Zoning 
Board of Appeals (ZBOA) to request a variance to the Conditions of Fuel Sales (attached and 
listed below) that state that gas pumps must be located in the side or the rear of the building, as 
they desire to have the pumps in the front with the building towards the rear of the site. The 
applicant is seeking a conceptual recommendation from the DRB that they can take to the ZBOA. 
 
Background: 
This project has not appeared before the DRB before.  
 
Zoning Issues: 
This property was recently rezoned to Highway Commercial (HC) and is in the Area-wide 
Commercial Design District. 
 Setbacks: 
  Front Setback  25’ 
  Side:   10’ 
  Rear:   15’ 
  Percent Impervious 75% as it is a redevelopment site 
 
Applicable Guidelines: 

• UDO Section 5.3.10 (attached) addresses specific conditions of Fuel Sales. Item d. states: 
In new development, pumps should not be located between the building and the adjacent street, but 
instead be placed behind the building, although the Design Review Board may permit pumps to be 
located to one side of the building based on unique site conditions including the presence of wide 
buffers. In such cases, the pumps, including the canopy, shall not project further toward the street 
than the front line of the building. 

• The Design District Standards in Section 6.6 of the UDO apply to this project 
• The Gas Station Design Guidelines in the Appendix of the UDO apply to this project 

o With regards to pump islands, these standards state that “the primary building 
should be at least 50% as long as the distance along the longest line of pumps 
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parallel to the street. 
• This property is on the periphery of city limits. The 2009 Comprehensive Plan depicts this 

area as O-2 Rural Conservation Land and states that: “this sector consists of lands that 
should be off-limits to development except occasional…urban service factors, and 
proximity to the MCAS operations. 

• This area is not addressed in the 2014 Civic Master Plan. 
 

Staff Comments & Suggestions: 
Site: 

• This site plan does not meet the intent of the UDO. However, given the rural location, 
surrounded mostly by low-density unincorporated Beaufort County property, it is worth 
considering an alternative site design if it is appropriate. 

• The location of the building closer to the Spanish Moss Trail has a positive benefit to trail 
users. Adding more seating/plaza area closer to the trail, perhaps under the 38” Live Oak, 
could strengthen this connection. 

• Trees: The location of the fuel pumps and structure to avoid the existing large trees on the 
north and eastern portion of the property is appreciated. 

o An arborist report will be required for all trees, both saved and removed, that will be 
impacted by development. Upon inspection by the city arborist she determined the 
following: 
 38” Live oak nearest Hwy. 21 entry to station is a Laurel oak.  Its co-

dominant, in moderate health.  Arborist assessment is required.  Could not 
see if cavity exists at juncture of co-dominant stems.  Also too much 
undergrowth to assess base of trunk.  Distance to edge of canopy on south 
and east side is 30’; west side of tree 18’;  very little canopy on north side.  In 
my opinion, effectiveness of screening for pumps is minimal.  

 45” Live oak shown to right side of pumps:  tree leans to the south; canopy 
spread to south/southeast is 40 to 50’ but pruning of lower limbs most likely 
will be needed for vehicular clearance over drive.  Not a lot of canopy on 
north side of tree.  Tree in good health but again, screening may not be very 
effective. 

 Both of the above trees will be significantly affected by installation of 
underground tanks in location as currently shown.  Can they be relocated 
beneath pavement on interior of drive area? 

 The three trees shown along  Roseida are Live oaks in good health (54”, 50” 
and 48”).  Canopy spread extends over Roseida.  Raising of canopy on south 
side of these trees (pump area) will most likely be required for vehicular 
clearance.  Could not get close to trees due to underbrush.  All require 
significant deadwood pruning. 

 All trees should be assessed by certified arborist.  All will require root 
pruning and fertilization.  Distance of curb to leading edge of root flare to be 
a minimum of 3 times the caliper.  In the case of the 54” Live oak, this 
distance is probably 15 and 20 feet. 

o Given the lack of effective screening by these trees, staff recommends the DRB 
consider asking the applicant install a low wall or fence along the Highway 21, and 
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Roseida Rd. property lines. This is suggested in the Gas Station Design Guidelines 
for existing properties where pumps are located in front of the buildings. 

• The location of the underground tanks should be rethought as per landscaping comments 
above, as well as to screen them from US 21. 

• The shared access point on US 21 along the future property subdivision line is appreciated 
and complies with the recommendations of the UDO. 

• With regards to the Future Building, the configuration of this structure should be rethought 
to minimize the amount of parking in the front, as per the UDO Section 6.6 requirements. 

• Given the location of the stormwater pond and the visibility from the rail trail which is a 
public right of way, this pond should be treated as an amenity as per the UDO Section 6.6. 

• Is it possible to move the pump station internal to the property so it is not located on the 
corner? Understanding that BJWSA access is an issue, it appears that it could be moved 
where the Storm BMP is shown and accessed via the paved parking area. 

• All mechanical equipment and trash/recycling receptacles must be screened from view. 
• Vending machines must be screened from view. 
• A lighting plan, showing building and site lighting, will be required 

 
Building: 

• Staff appreciates the lowcountry vernacular detailing that has been applied to this project 
and feels that it is appropriate for this area of the city. 

• Staff appreciates the pitched canopy proposed for the pump station. 
 

Staff Recommendation 
Staff recommends that the DRB give conceptual approval to the plans as submitted, and 
recommends that the ZBOA grand a variance contingent on some of the site-related items 
discussed above namely: relocating the pump station and better integrating into the trail; installing 
a low wall or fence around the perimeter; location of the storage tanks; and an arborist report 
listing that the trees proposed to be retained are the species indicated and in good health as they 
provide a buffer between the pump station and the street. 
 



PARKER'S CONVENIENCE  

CITY OF BEAUFORT, SOUTH CAROLINA 

 

Project Narrative 

J – 24234.0010 

December 30, 2014 
 

 Gregory M. Parker, Inc. (Applicant) proposes the development of a 

Parker's Convenience Store in the southwest quadrant of the intersection of U.S. 

Highway 21 and Roseida Road newly annexed into the City of Beaufort, South Carolina.  

The proposed convenience store will include a food service component and is 

approximately 4,480 square feet in size.  Site components include 8 fuel dispensers with 

a covered canopy, underground fuel tanks, a dumpster enclosure, stormwater BMPs, a 

sewer pump station, associated parking, and an outdoor patio seating area  with a 

walkway connection to serve the Rails-to-Trails path.  A total of two full access points 

are proposed along U.S. Highway 21 and Roseida Road. 

 

 The subject site consists of two parcels.  Parcel 1 is approximately 0.20 acres, 

located within the municipal limits of Beaufort County, with a tax map number of R100-

025-000-012C-0000.  Parcel 1 is presently zoned Light Industrial and will need to be 

annexed into the City of Beaufort and rezoned to the Highway Commercial zoning 

designation.  Parcel 2 is approximately 3.54 acres, is zoned Highway Commercial, with a 

tax map number of R120-025-000-0012-0000 and is located within the City of Beaufort.  

Both properties are under contract for purchase by the applicant. 

 

 The property is bounded to the north by Roseida Road, to the east by U.S. 

Highway 21, to the south by Six L’s Packing Company and to the west by the Rails-to-

Trails right-of-way.  Existing conditions on this site consist of a partially wooded lot with a 

mixture of hardwoods and underbrush.  A portion of the site contains existing 

pavement, previous building foundation remains with existing concrete to be removed 

prior to construction.  The existing elevations on the subject site range from elevation 25 

to 30 (NAVD 88).   

 

 The stormwater system is anticipated to include BMPs and a wet detention 

component designed to treat and attenuate runoff for the Parker’s site as well as the 

future development parcel.  Existing soil conditions on the site are predominately 

hydrologic soil group C with a small area of soil group A in the southeast corner.  The 

subject site is located within Zone C based upon the FEMA Flood Area designation 

(areas with minimal flooding).  Water and sewer service shall Installed by the applicant 

and will be owned and maintained by Beaufort Jasper Water and Sewer Authority 

(BJWSA). 

 

Article 5 of the City of Beaufort Unified Development Ordinance (UDO) does not 

allow for the pumps to be located between the building and the adjacent street, but 

instead to be placed behind or in line with the building.  This orientation causes a 

hardship to the Owner for the proposed use.  In order for the business to function 



properly, the applicant proposes to orient the pumps between the building and U.S. 

Highway 21 for the following reasons: 

 

• Meeting the design standard in the ordinance without the variance would 

require the removal of several Live Oak Trees of significant size. 

• The subject property was annexed into the City of Beaufort and is not 

located in an urban center of the community. 

• There are not any existing sidewalks or pedestrian friendly destinations in 

the immediate vicinity of the property. 

• Sight lines and view corridors for approaching traffic cause decreased 

visibility. 

• Business models have shown this orientation decreases sales. 

• Parcel 2 may be difficult to sell future businesses due to decreased  

visibility, which will hurt not spur additional economic development. 

• Pumps need to be visible at all times for security and in case of 

emergencies.  This is not possible without creating a two-front sided 

building and decreasing the retail space available. 

 

The applicant intends to apply for a variance from the Board of Zoning Appeals 

to allow for the pumps to be located between the building and U.S. Highway 21 and 

requests the support of the Design Review Board toward that effort. 

 

In order to offset the need for this variance, the applicant has made substantial 

efforts to improve the store facade and incorporate additional site features to enhance 

the City’s identity and character.  A few examples are listed below: 

 

• Outdoor seating area and patio as an added amenity for all customers, 

and is being designed so that can easily be expanded if it is widely 

accepted by patrons  

• Connecting pathway and bicycle racks for patrons of the Rails to Trails to 

promote connectivity 

• Enhanced site landscaping and side trellis on building to soften the 

appearance of the structure 

• Concessions on building materials away from current prototypes which will 

feature Hardi-siding and wood brackets with metal roofing over doorways 

to promote lowcountry feel 

• Decorative dumpster enclosure 

• Storm design for multiple commercial sites in one location to decrease 

future impact 

• Shared access onto each street for future commercial development to 

decrease future impact and enhance vehicular circulation 

• Ability to save large live oaks, located adjacent to U.S. Highway 21 and 

Roseida Road 

 

Buffer/Setback Requirements 

 From our review of City of Beaufort UDO, we understand the following 

setbacks/buffers apply to the site: 

 



Side setback to the south – 10’ 

Side setback to the north – 15’ 

Front setback/buffer – 20’ 

Rear setback – 15’ 

  

Parking Requirements 

Pursuant to our review of the UDO, parking required appears to be a minimum of 

3 parking space/300 SF which is equivalent to 15 spaces.  The proposed plan provides 

25 spaces, one of which will be ADA van accessible.  The parking proposed is consistent 

with historical demands of Parker’s Convenience stores in the area and meets the UDO 

parking requirements.  
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fast, fresh & friendly.
Bluffton, SC




