
Lafayette Street Property Redevelopment  
Request for Proposals (RFP) 
 
Redevelopment Commission 
City of Beaufort, South Carolina 
 
SCOPE OF WORK 
 
GENERAL DESCRIPTION 
The City of Beaufort is seeking to select the most responsive, responsible, and creative 
development team for the acquisition and redevelopment of that certain land referred to as 
the Lafayette Street Property (1403 Lafayette Street, Beaufort, South Carolina, 29902), which 
is located within the City of Beaufort near Basil Green Park. (See Exhibit A: Vicinity Area 
Map).  
 
The Lafayette Street Property presents a wonderful opportunity for a developer to redevelop 
a vacant parcel and construct affordable/workforce and/or market-rate residential housing 
that will provide spacious, affordable, and attractive homes for owner occupancy.  
 
Beaufort is known for having well-designed and aesthetically-pleasing neighborhoods, while 
preserving the historic character of its homes.  It is expected that the redevelopment of this 
parcel will complement the community and enhance its beauty and livability.  
 
The City of Beaufort’s Redevelopment Commission (“RDC”) will administer the 
development of the Lafayette Street Property.  The redevelopment will be comprised of one 
0.895-acre vacant parcel of land located on Lafayette Street, which parcel will be conveyed 
by the City of Beaufort (See Exhibit B: Deed, Plat, and Title Work of 1403 Lafayette Street). 
 
The property address is 1403 Lafayette Street and the TMS Number is R120 002 000 0093 
0000.  This property is located outside of the Beaufort National Landmark Historic District.   
 
This unique urban setting presents an unparalleled opportunity to participate in Beaufort’s 
growing housing industry by blending housing with various designs, sensitive urban 
development, preservation strategies, and the creation of affordable opportunities for home 
ownership. 
 
PROJECT DESCRIPTION 
The RDC’s goal is to achieve a residential development of high quality design, materials, and 
workmanship.  The scale, massing, and design of the project are of the utmost concern to 
the RDC.  The project shall exemplify high regard for the immediate and surrounding 
neighborhood and give attention to the context of the sites, as well as the challenge and 
opportunity of designing architecture that is complementary both to the neighborhood and 
to the structures to be constructed on the above-described property.  
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From a housing perspective, it will expand homeownership residential opportunities in the 
area, and may introduce new housing types that currently do not exist but can blend 
seamlessly into the surrounding neighborhood fabric.  The City also encourages Proposers 
to utilize the recently adopted Development Design Exceptions Ordinance Amendment 
(Exhibit E) to the City’s Unified Development Ordinance (UDO). 
 
The two important design components of this project are the Site Plan and the Conceptual 
Unit Designs of the proposed structures.  Site details that may be appropriate for this site 
include rear lane access, on-site parking, individual lots, sidewalks and on-street parking, as 
well as the preservation of existing significant trees.  For the individual residences, a range of 
building and unit types may be proposed.  These may range from single-family detached 
units to small multi-family buildings with up to four (4) units per building.  The unit sizes 
may vary as well and can include plans for one-, two-, and three-bedroom units.  
 
All utility services including street lighting within the project perimeter shall be placed 
underground at the expense of the successful Proposer.  The cost of the street light 
underground conduit, poles, lamps and other lighting equipment required for this Project 
shall also be the responsibility of the successful Proposer.  Moreover, the Proposer will be 
responsible for the construction of the planned streetscape improvements for the northern 
side of Lafayette Street along the frontage of the subject property (between Von Harten and 
Rodgers Streets) outlined in the Sector One Civic Master Plan (Exhibit C), generally 
including sidewalk, planting strip, and on-street parking.  Lafayette Street is scheduled to be 
resurfaced in the Spring of 2012 by the South Carolina Department of Transportation.   
 
The City of Beaufort has recently partnered with the Lowcountry Housing Trust (LHT) in 
an effort to stimulate construction of workforce housing in the City.  LHT is a Charelston-
based regional housing advocate and financial institution that works with local governments, 
developers, community leaders, non-profit organizations and for-profit businesses to address 
the housing affordability issues facing the local communities.  Serving as the model for 
housing trusts throughout the state, LHT bridges the gap between governments and 
developers; developers and nonprofits; and families.  The Lafayette Street RFP presents an 
opportunity to partner with LHT to provide a portion of the financing for site acquisition, 
site development and home construction.  Please visit LHT’s website, 
www.lowcountryhousingtrust.org, for more information.  
 
Proposers should also be aware of the mortgage loan programs and special credit initiatives 
offered by the South Carolina Housing Finance and Development Authority (SCHFDA) to 
qualified low and moderate income homebuyers to enhance the affordability of home 
purchasing and ownership.  Please visit the SCHFDA’s website, www.sha.state.sc.us, for 
more information. 
 
Exhibit D illustrates the Beaufort County 2011 Area Median Incomes (AMI) and guidelines 
as to maximum affordable mortgages by household size.  Please note that the inclusion of 
this information is not intended to impose rigid restrictions on homebuyer income and/or 
home sale price limits, but rather to provide information which may be useful to prospective 
Proposers in gaining a better understanding of the Beaufort market and the availability of 
special financing to expand the market for the housing units to be constructed. 
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The affordable/workforce units will remain affordable for people within the respective 
income range via deed restrictions, but that the term and other provisions of the restriction 
shall be drafted in such as way as to be acceptable to the lender involved in the project (i.e. 
LHT, SCHFDA, etc).   
 
The proposal shall clearly state the number of residential units, unit sizes, construction costs, 
amenities, proposed sales prices, and regime fees, if applicable, as well as any special design 
or construction features that the Proposer expects will enhance the marketability and/or 
affordability of the units.   
 
 Please note that Proposers are permitted to obtain their own financing for this project. 
 
SITE CHARACTERISTICS 
Development of the above-described property shall be undertaken within the limits of 
current land use and zoning regulations. 
 

• ZONING:  The property is currently zoned General Residential (GR).  For the 
proposals in response to this RFP, please assume the design will generally follow the 
guidelines set out in the City of Beaufort Unified Development Ordinance (UDO) 
for zoning district GR.  While GR permits higher densities, the City will be 
contractually restricting the development to single family detached and attached units 
and small multi-family buildings of up to four (4) units per building. 

 
• HEIGHT DISTRICT:  Subject to GR zoning height regulations; see the UDO for 

specific requirements.  “Maximum height 35 feet for single-family structures, 50 feet for 
multifamily.” (Article 6, Section 6.1) 

 
 
SUBMISSION REQUIREMENTS 
The basis for selection shall be in accordance with the evaluation criteria listed herein.  The 
format for submissions shall be 8.5” X 11.0” bound proposals.  One (1) bound proposal and 
one (1) unbound original shall be submitted.  Financial information noted below with an 
asterisk (*) shall be excluded from the bound proposal with one (1) copy submitted in a 
separate envelope noting the Proposer’s team name on the exterior marked as 
CONFIDENTIAL.  All proposals must be submitted to the Office of Civic Investment at 
the address below no later than 5:00PM, Eastern Standard Time, on Monday, March 26, 
2012: 
 
            City of Beaufort 

Office of Civic Investment 
1911 Boundary Street 
Beaufort, SC  29902 
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All proposals shall contain the following information: 
 

• LETTER OF PROPOSAL: Proposers shall include a Letter of Proposal that shall 
specify the nature and content of the development plan. 

 
• EXECUTIVE SUMMARY: Proposers shall include an Executive Summary that 

outlines the development team and the scope of the Project. 
 

• SITE PLAN: Proposers shall submit a site plan that details the number of homes 
that will be constructed in the redevelopment area to include their relationship to 
adjacent buildings. 

 
• CONCEPTUAL DESIGN: Proposers shall submit a conceptual design of the 

vacant lot in the redevelopment area. These drawings shall illustrate the design 
capability of the project team. 

 
• PRELIMINARY COST ESTIMATE: Proposers shall submit a cost estimate for the 

design and construction for the proposed Project.  The cost estimate shall include a 
proposed purchase price for the 1403 Lafayette Street property and reflect that as an 
itemized component of the source of funds schedule together with site development 
costs, materials/labor costs, builder overhead, and profit. 

 
• PARTICIPANT LIST: Proposers shall include a statement identifying all parties that 

will be participating in the project, including developer, architect, engineer, and 
financing entities. This information shall include: 

o Information relative to the firms and their capabilities to complete the 
project; and 

o List of previous similar projects, especially those relating to the infill 
development. 

 
• FINANCIAL STATEMENT: Proposers shall include a certified financial statement 

indicating financial capability to complete the Project.  This financial statement shall 
include equity available to the Proposer, sources and amounts of financing and a 
statement from a lender or other such entity establishing the Proposer’s ability to 
obtain such financing.  At its sole discretion, the City reserves the right to require 
additional documentation demonstrating Proposer’s ability to meet the requirements 
of this RFP.  

 
• SCHEDULE: Proposers shall include a detailed schedule for the planning, design, 

construction, and marketing of the proposed Project. 
 

• BID PROPOSAL: Proposers shall include the purchase price and all requested terms 
and conditions; to include the number of market rate and affordable units, unit sizes, 
and construction costs. 
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PRE-BID CONFERENCE 
An optional pre-bid conference will be held on Monday, February 13, 2012 at 2:00PM in the 
City Council Chambers at Beaufort City Hall (1911 Boundary Street, Beaufort, SC).  
Proposers interested in responding to this RFP are encouraged to attend but attendance is 
not mandatory.  Proposers may send their written questions ahead of this meeting to allow 
the City time to research their issues so that a response can be provided at the meeting.   
Written questions will still be taken after February 13, 2012, but not later than February 21, 
2012.  
 
SELECTION PROCESS 
To select the most qualified Proposer, a selection committee appointed by the RDC will 
review and evaluate all responses.  The selection shall be made based on the criteria included 
in this solicitation.  An award will be made to the most responsive, responsible, and creative 
Proposer whose proposal is most advantageous to the City.  The responses will be awarded 
based on how well the proposal addresses the following criteria: 
 

• Conceptual design (sensitivity of the design to the context of the Project site and 
consistency with the Sector One Civic Master Plan); 

• Number and type of units; 
• Architectural design considerations; 
• Affordability by designated income segments; 
• Proposed unit sale prices and/or rent levels; 
• Demonstrated ability to execute the development plan based on track record and 

ability to obtain necessary financing; and 
• Price offered to the City for the subject property. 

 
Each proposal shall be subject to the same review and evaluation process. Final approval 
rests with the members of the City Council of the City of Beaufort at their sole discretion, 
including the option to reject any and all bids. 
 
Following the initial review of proposals, the RDC will select a number of finalists who will 
be asked to attend an interview with the selection committee.  Such interviews will be 
conducted within the City of Beaufort at a location determined by the RDC.  At this time, 
respondents may be asked to: 
 

• Respond to specific questions arising from the review of initial proposals; 
• Submit refined development cost budgets; 
• Submit a conditional commitment letter from a lender acceptable to the City, and 

with conditions acceptable to the City; and 
• Submit a bid bond (if deemed necessary and appropriate). 

 
The target schedule for this project includes approval by the Beaufort Redevelopment 
Commission and City Council in May 2012 with the real estate closing and transfer of 
properties to occur by June 2012. 
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TERMS OF SALE 
The City shall convey by limited warranty deed all of its rights, title and interest in and to the 
property in accordance with a contract purchase agreement with only the terms accepted by 
the City from the Proposer’s response to this RFP and the requirements of this RFP 
incorporated therein (the “Contract”).  The Proposer should submit a price for the subject 
property that will allow the Proposer to meet the proposed target income sales price range 
and provide for reasonable builder profit.  Please note that no minimum land price is 
necessarily required and the proposals will be evaluated on a case-by-case basis subject to the 
guiding principles stated in the Selection Process section of this RFP. 
 
During the Due Diligence Period, the Purchaser shall take whatever actions it deems 
necessary to inspect the Property, including environmental testing and a wetlands study or 
determination, examine the title to the Property, conduct archeological, structural, 
geotechnical or such other investigations and studies as Purchaser shall determine are 
necessary or desirable to satisfy itself of the condition of the Property.  Purchaser shall 
indemnify and hold the City harmless from liability arising from any archeological or 
environmental conditions on the Property, claims of right of ingress and egress to the 
Property by third parties, or exceptions to the title to the Property other than permitted 
exceptions. 
 
CONTACT 
If you have any questions concerning this RFP, please contact Josh Martin at the Office of 
Civic Investment, Beaufort City Hall, 1911 Boundary Street, Beaufort, SC 29902, at 
jmartin@cityofbeaufort.org or 843-986-5618. 
 



EXHIBIT A 
Vicinity Area Map 
 

 



EXHIBIT B 
Deed, Plat, & Title Work of 1403 Lafayette Street 
 
 





































  
EXHIBIT C 
Sector One Civic Master Plan:  1403 Lafayette Street 
 





EXHIBIT D 
Beaufort County 2011 Area Median Incomes (AMI) and Maximum Affordable 
Mortgages by Household Size 
 



2011 AREA MEDIAN INCOMES (AMI) BY HOUSEHOLD SIZE
BEAUFORT COUNTY

# Occupants 1 2 3 4 5 6 7 8
120% of AMI 57,960 66,240 74,520 82,680 89,400 96,000 102,600 109,200
100% of AMI 48,300 55,200 62,100 68,900 74,500 80,000 85,500 91,000
80% of AMI 38,600 44,100 49,600 55,100 59,550 63,950 68,350 72,750
50% of AMI 24,150 27,600 31,050 34,450 37,250 40,000 42,750 45,500
30% of AMI 14,500 16,550 18,600 20,650 22,350 24,000 25,650 27,300

** MAXIMUM AFFORDABLE MORTGAGES BY HOUSEHOLD SIZE
BEAUFORT COUNTY

# Occupants 1 2 3 4 5 6 7 8
120% of AMI 173,880 198,720 223,560 248,040 268,200 288,000 307,800 327,600
100% of AMI 144,900 165,600 186,300 206,700 223,500 240,000 256,500 273,000
80% of AMI 115,800 132,300 148,800 165,300 178,650 191,850 205,050 218,250
50% of AMI 72,450 82,800 93,150 103,350 111,750 120,000 128,250 136,500
30% of AMI 43,500 49,650 55,800 61,950 67,050 72,000 76,950 81,900

** MAXIMUM AFFORDABLE RENTS BY HOUSEHOLD SIZE
BEAUFORT COUNTY

# Occupants 1 2 3 4 5 6 7 8
120% of AMI 1,449 1,656 1,863 2,067 2,235 2,400 2,565 2,730
100% of AMI 1,208 1,380 1,553 1,723 1,863 2,000 2,138 2,275
80% of AMI 965 1,103 1,240 1,378 1,489 1,599 1,709 1,819
50% of AMI 604 690 776 861 931 1,000 1,069 1,138
30% of AMI 363 414 465 516 559 600 641 683

2011 FAIR MARKET RENTS BY UNIT SIZE
BEAUFORT COUNTY

Unit Size Efficiency One-Bedroom Two-Bedroom Three-Bedroom Four-Bedroom
Fair Market Rents $667 $803 $908 $1,107 $1,176

“Area Median Income” (AMI) shall mean the income point at which one half of the incomes in a designated area fall below and one half falls
above. The U. S. Department of Housing and Urban Development (HUD) uses the area median income to calculate household eligibility for
a variety of housing programs. HUD estimates the median family income for metropolitan and non-metropolitan areas and adjusts that
amount for different family sizes so that family incomes may be expressed as a percentage of the area median income. For example, a
family's income may equal 80 percent of the area median income, a common maximum income level for participation in HUD programs.
HUD periodically updates the area median income estimates.

** MAXIMUM AFFORDABLE MORTGAGE = income limit * 3.  In the United States, a commonly accepted rule of thumb for housing 
affordability is that the maximum mortgage should not exceed three times a household's gross anuual income.

** MAXIMUM AFFORDABLE MONTHLY HOUSING COSTS = income limit / 12 * .30.  In the United States, a commonly accepted guideline for 
housing affordability is a housing cost that does not exceed 30% of a household's gross income. Housing costs considered in this guideline 
generally include taxes and insurance for homeowners and utility costs for renters.

Fair Market Rents (FMRs) are gross rent estimates.  They include the shelter rent plus the cost of all tenant-paid utilities, except telephones, 
cable or satellite television service, and internet service. HUD sets FMRs to assure that a sufficient supply of rental housing is available to 
program participants.                                       

FMRs are primarily used to determine payment standard amounts for the Housing Choice Voucher program, to determine initial renewal 
rents for some expiring project-based Section 8 contracts, to determine initial rents for housing assistance payment (HAP) contracts in the 
Moderate Rehabilitation Single Room Occupancy program (Mod Rehab), and to serve as a rent ceiling in the HOME rental assistance 
program.



EXHIBIT E 
Development Design Exceptions Ordinance Amendment 
 



 1 

O R D I N A N C E 
 
AMENDING THE CITY OF BEAUFORT UNIFIED DEVELOPMENT ORDINANCE TO 
ADD A NEW SECTION 3.17 PERTAINING TO DEVELOPMENT DESIGN EXCEPTIONS, 
AND TO DELETE SECTION 9.4.E PERTAINING TO NONCONFORMING LOTS OF 
RECORD 
 
WHEREAS, waivers to the Unified Development Ordinance are currently obtained through an 
Administrative Adjustment or a variance; and 
 
WHEREAS, Administrative Adjustments only permit variations of up to 10% of certain 
development standards; and 
 
WHEREAS, variances can only be granted when certain findings are made by the Zoning Board 
of Appeals; and 
 
WHEREAS, state law has set a fairly high standard for the determination of these variance 
findings; and 
 
WHEREAS, the current ordinance does not permit the creation of new lots that do not meet the 
lot area and lot width standards set out in the ordinance, whether through an Administrative 
Adjustment or a variance; and 
 
WHEREAS, staff has developed an ordinance that establishes a new process for permitting 
exceptions to certain development standards in the ordinance; and 
 
WHEREAS, staff has recommended that the restriction of the creation of nonconforming lots be 
removed from the ordinance; and 
 
WHEREAS, this amendment has been presented to the Beaufort--Port Royal Metropolitan 
Planning Commission and the Commission recommended approval; and 
 
WHEREAS, a public hearing before the Beaufort City Council was held regarding this ordinance 
amendment on September 13, 2011, with notice of the hearing published in The Beaufort Gazette 
on August 29, 2011; 
 
NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Beaufort, South 
Carolina, duly assembled and by authority of same, pursuant to the power vested in the Council 
by Section 6-29-760, Code of Laws of South Carolina, 1976, that The Unified Development 
Ordinance of the City of Beaufort, South Carolina be amended as follows: 
 

1. Add a new Section 3,17, “Development Design Exceptions,” renumbering the existing 
sections as appropriate: 
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Section 3.17     DEVELOPMENT DESIGN EXCEPTIONS 
 
A.      Purpose 
Development Design Review Exceptions shall be used to modify certain dimensional 
standards or design requirements set forth in this UDO for sites or development proposals 
that have unique characteristics that justify a deviation from the underlying standards. 
Such deviations are intended to provide for the relaxation of certain standards so as to 
permit a compatible development pattern to occur using an innovative approach or 
technique. This process is intended to provide for the minimum relief necessary to create 
a more innovative and more context-sensitive development consistent with the City’s 
goals and plans. This tool is not intended to circumvent the map amendment (rezoning) 
where that tool would provide a similar modification of standards. 
 
B.     Applicability 
The Historic District Review Board or the Design Review Board, as appropriate, shall 
have the authority to authorize variance of up to 35 percent from any numerical standard 
set forth in Article 6 of this UDO, except for any standards in Section 6.7, Air Installation 
Compatibility Use Zone. This procedure shall apply to development projects that are no 
greater than two acres in size.  
 
C. Application 
A development design exception application form as published by the Administrator and 
appropriate fee as required by Section 3.1 shall be required, along with such 
accompanying material as is required to ensure compliance with the criteria listed below. 
 

D. Approval Process 
1. Staff Review and Report 

The Administrator shall prepare a staff report that reviews the proposed 
development in light of the Comprehensive Plan, the review criteria listed below, 
and the requirements of this UDO.  A copy of the report shall be provided to the 
Design Review Board or Historic District Review Board as appropriate, and the 
applicant before the scheduled hearing. 

2. Mailed Notice 
A courtesy notice of any Special Exception Application shall be provided by US 
Mail to all property owners within 200 feet of the subject property. Failure to 
provide such notice shall not be considered a jurisdictional defect, provided that 
published notice in accordance with Section 3.1 has been provided. 

3. Action by Review Board 
a. Following posted and mailed notice in accordance with Section 3.1 

Approval Procedures, the appropriate review board shall hold a public 
hearing on the Development Design Exception application. 
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b. After review of the application and the public hearing, the review board 
shall make a written finding and approve, approve with modifications or 
conditions, or disapprove the request. 

c. If approval, or approval with modifications or conditions is granted, the 
decision shall be communicated in writing within 15 days to the applicant, 
and the applicant shall then be authorized to submit a development permit 
application consistent with this ordinance. 

 
E.  Development Design Exception Review Criteria 

The Design Review Board or Historic District Review Board as appropriate, may 
approve an application for a Development Design Exception where it reasonably 
determines that there will be no significant negative impact upon residents of surrounding 
property or upon the general public. The Board shall consider the following criteria in its 
review: 

 
(a) Compatibility. The proposed exception is appropriate for its location and 
compatible with the character of surrounding lands and the development permitted in the 
zoning district(s) of surrounding lands, and will not reduce property values of 
surrounding lands.  
 
(b)     Design does not have substantial adverse impact. The design of the proposed 
exception minimizes adverse effects including visual impacts of the proposed use on 
adjacent lands; furthermore, the proposed special exception does not impose significant 
adverse impact on surrounding lands regarding service delivery, parking and loading, 
odors, noise, glare, vibration, and does not create a nuisance.  
 
(c)     Consistency with Adopted Plans. The proposed development is in general 
conformity with the City’s Comprehensive Plan and other plans officially adopted by the 
City. 
 

F. Conditions 
The review board may impose such conditions and restrictions upon the application as 
may be necessary to minimize or mitigate any potential adverse impacts of the proposed 
use. 

 
G. Appeal 

Any party aggrieved by the review board’s decision may appeal such determination to the 
Circuit Court of Beaufort County by filing with the Clerk of the Court a written petition 
within 30 days after the decision of the Board is postmarked, in accordance with the 
procedures found in Section 3.18 of this UDO. 

 
2. Delete the current Section 9.4.E, “Nonconforming Lots of Record.” 

 
This ordinance shall become effective immediately upon adoption. 
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                                    __________________________________ 
                                                  BILLY KEYSERLING, MAYOR 
(SEAL)                  Attest: 
                                              ___________________________________ 
                                                           IVETTE BURGESS, CITY CLERK 
 
1st Reading       _______________                                            
 
2nd Reading & Adoption  _______________ 
 
           
Reviewed by:  _________________________________________ 
                        WILLIAM B. HARVEY, III, CITY ATTORNEY      
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