
BEAUFORT 
PLANNING COMMISSION 

AGENDA 
1911 Boundary Street, Beaufort, SC  29902 
Phone:  843-525-7011 ~ Fax:  843-986-5606 
Monday, September 16, 2024, 5:00 P.M. 

City Hall, Council Chambers, 2nd Floor – 1911 Boundary Street, Beaufort, SC 
 
Please click the link below to join the webinar: 
https://us02web.zoom.us/j/83279481289?pwd=gPZkF94r4suij3mOucwxSfR76HVVaO.1 
Password:  660616       Meeting ID:  832 7948 1289      Call in Phone #:  1+929 205 6099 
 
STATEMENT OF MEDIA NOTIFICATION:  "In accordance with South Carolina Code of Laws, 
1976, Section 30-4-80(d), as amended, all local media were duly notified of the time, date, place and agenda of 
this meeting." 

 
 
I. Call to Order 
 
II. Pledge of Allegiance 

 
III. Review Commission Meeting Minutes: 

 
A. August 19, 2024 Meeting Minutes 

 
IV. Questions Relating to Military Operations 
 
V. Old Business: 

  
A. 1140 Ribaut Road.  The applicant, Doc & Andy Burris, Gutterball, LLC, are requesting to 

convert the old bowling alley into a self-storage facility that will include a site manager’s 
dwelling, and two private upstairs dwellings located at 1140 Ribaut Road.  The property is 
further identified as R120 007 000 0019 0000. 
 

B.       Beaufort Development Code Changes:  Amendments to the open space, land     
      Development and subdivision requirements of Section 7 and Section 9 of the Beaufort  
      Development Code. 

i.  
       

VI. New Business: 
 
A. Annexation.  The applicant, EDP Holdings, LLC, is requesting annexation of 

approximately 14.6 acres located at 40 County Shed Road, into the junction of the City of 
Beaufort.  The property is further identified as R100 026 000 0158 0000. 
 

B. Rezoning.  The applicant, EDP Holdings, LLC, is requesting rezoning of approximately 
14.6 acres located at 40 County Shed Road t T4-Neighborhood-T4-N (City zoning) from 
Neighborhood Mixed-Use [CSNMU] (County zoning).  The property is further identified as 
R100 026 000 0158 0000 

 
VII. Adjournment 
 
Note:   If you have special needs due to a physical challenge, please call Julie Bachety at (843) 525-7011. 

https://us02web.zoom.us/j/83279481289?pwd=gPZkF94r4suij3mOucwxSfR76HVVaO.1


 

1 
 

 

Planning Commission 
Meeting Minutes – August 19, 2024 

CALL TO ORDER  0:41 
A meeting of the Planning Commission was called to order by Chairman, Benjie Morill, and was held in-person 
on August 19, 2024 at 5:00 PM. 

ATTENDEES          
Members in attendance:  Benjie Morillo, Chairman, Mike Tomy, Vice-Chairman Bill Bardenwerper, Clinton 
Hallman, Kim McFann, Bill Suter, Paul Trask. 
 
Staff in attendance:  Curt Freese, Community Development Department Director, and Nick Navia, Community 
Development Planner I.  

REVIEW OF MINUTES – JULY 15, 2024  1:13 
Motion:  Mr. Hallman made a motion to approve the July 15, 2024 minutes as submitted.  Mr. Suter seconded 
the motion.  The motion passed unanimously. 

All Planning Commission meeting minutes are recorded and can be found on the City’s website at 
http://www.cityofbeaufort.org/AgendaCenter.    

QUESTIONS RELATING TO MILITARY OPERATIONS  1:41 
None. 

NEW BUSINESS    1:50 
A. Annexation (Previously Tabled).  The applicant, Merritt Patterson, is requesting annexation of 

approximately 3.19 acres located at 23 Horton Drive, north of the intersection of Horton Drive and 
Horton Trail, into the City of Beaufort. The property is further identified as R100 029 000 0115 0000. 
The stated idea behind the annexation request was to enlarge the existing adjacent industrial park 
which is owned/controlled by the applicant and is currently within the Beaufort City Limits.  
 

http://www.cityofbeaufort.org/AgendaCenter
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Curt Freese presented the staff report for the project.  The applicant, Merritt Patterson, was present 
via zoom. 
 

B. Rezoning.  The applicant, Merritt Patterson is requesting rezoning of approximately 3.19 acres, located 
at 23 Horton Drive, north of the intersection of Horton Drive and Horton Trail, to Light Industrial-LI (City 
zoning, if annexation is granted. The property is currently County property and is zoned Regional 
Center Mixed-U5RCMU (County zoning). The property is further identified as R100 029 000 0115 0000.  
Curt Freese presented the staff report for the project.  The applicant, Merritt Patterson, was present 
via zoom. 
 
Chairman Morillo opened the public comment. 
 
Public Comment: 
 
Sandra Malonecon, 11 Horton Lane, a resident since 1965, spoke against the requests. She clarified 
that the specific issue was that if the request were approved including ingress/egress to the parcel  on 
Horton Road, increased and industrial traffic between that  access and Parris Island Gateway, an area 
used by residents of her neighborhood for access to their own neighborhood, especially the school 
children who must catch the bus on Parris Island Gateway after traversing that area on foot and the 
elderly. She presented a petition against the proposal signed by thirty area residents as well as a letter. 
Staff was provided copies and asked but the Commission to make these documents a part of the 
minutes.    
 
Denise Doe, of 7 Horton Court, also speaking on behalf of her parents and family expressed the 
family’s concerns about traffic impacts in the opposition to the annexation.  
 
Debra Doe  at 15 Horton Drive and has lived in the Beaufort area - all her  life.  Traffic is a concern.  
When we come out of our driveway and go to the road will be difficult.  We already have a hard time 
from the traffic from Parris Island and from Beaufort to go to Walmart.  This business will make it more 
difficult for us.  It would be better to have another access for our residents. 
 
 
Public comment closed.  
 
Mr. Trask provided three photographs to the commission depicting Horton Road near the area of the 
property proposed to be annexed.  
 
Upon inquiry by the Commission, Mr. Freese confirmed that the annexation request must be granted 
or denied “as is” and could not be conditioned in any way if granted by the commission. He also 
confirmed that there would be no further opportunity for review of the access or traffic issues if the 
annexation request were to be granted as under the current code industrial development is reviewed 
by staff only.  
 
The applicant affirmed that he was not interested in annexation by the City without the Horton Drive 
access point and volunteered that that access was important to him as a potential second access to the 
industrial park.  
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Ms. McFann stated she is not in favor of the approving the application because if the Commission were 
to approve it, it could not condition it or do anything to address the traffic concerns of the residents of 
the neighborhood.   
 
Motion:  Ms. McFann made a motion to deny the petition for annexation request. 
 
Mr. Freese said if you turn one down, you need to turn down the other. 
 
Motion:  Ms. McFann modified her motion to deny the petition for annexation and deny the rezoning 
request.  Mr. Suter seconded the motion.  The motion passed with a vote of 4:3 (Mr. Tomy, Mr. 
Bardenwerper, and Mr. Trask were opposed). 
 
Motion:  Ms. McFann made an additional motion based on the previous motion that she already did 
that the Planning Commission deny the zoning request as well.  Mr. Suter seconded the motion.  The 
motion passed with a vote of 4:3 (Mr. Tomy, Mr. Bardenwerper, and Mr. Trask were opposed). 

 

C. 1140 Ribaut Road.  The applicant, Doc & Andy Burris, Gutterball, LLC, are requesting 1:24:20 
to convert the old bowling alley into a self-storage facility that will include a site manager’s 
dwelling and two private upstairs dwellings located at 1140 Ribaut Road. The property is 
further identified as R120 007 000 0019 0000.  
 
Curt Freese presented the staff report for the project.  The applicant, Doc and Andy Burris were  
present. 
 
Public Comment: 
 
Diane Farrelly resides at 2415 Oak Haven Street is not concerned but is confused and referred to what 
Mr. Freese said about the 75% that needed to be built out. 
  
Public comment closed. 
 
Ms. McFann summarized the Commission’s requests for more information, specifically that the 
Commission would like to see the following recommedations: 
 

1. Include a clear landscape plan particularly with respect to the Ribaut Road area. 
2. That the actual boundaries of the site at issue  be clearly reflected. 
3. That general location of the future buildings elsewhere on the overall site be indicated (e.g. 

stamped footprint).  
4. That the types of  surfaces within the site  be clarified (i.e. Pavement, grass, etc.). 
5. That Placement of  trees against Ribaut Road on the eastern side of the overflow parking area 

be clearly shown. 
6. That the location of the drive be clearly indicated..  

 
Motion:  Mr. Tomy made a motion to table the application with the comments that were already made 
to the applicant.  Mr. Hallman seconded the motion.  The motion passed unanimously. 
 

The Commission took a brief break.       2:20:22 
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OLD BUSINESS    2:26:24 
A. Beaufort Development Code Changes:  Amendments to the open space, land development and 

subdivision requirements of Section 7 and Section 9 of the Beaufort Development Code.  
 
Mr. Freese recommended the Commission consider the creation of a 2-3 subcommittee to work on the 
code change and the Commission to consider one member who is an attorney, and one member who is 
an architect. The attorney provides a strong legal and code background, while the architect provides 
the design background.  The subcommittee should meet twice a month at a minimum with Staff, and 
review and revise the proposed drafts.  The subcommittee should then make a recommendation on a 
monthly or bi-monthly basis to the full Planning Commission on a proposed draft to be considered at 
the regular meeting.   
 
Mr. Freese is recommending this subcommittee because a small working group is a much more 
efficient model than a larger group which also has to hear development cases; there are some 200 
pages of revisions thus far; progress has been slow with the entire group; the entire group may still be 
fully part of the process, and also contribute ideas and suggestions on the monthly basis and the small 
group can meet on a regular convenient date and time during the workday.  

If acceptable, two or three members should either be nominated or volunteer, and a formal vote for 
the creation of the subcommittee should be made.  

Additional discussion ensued regarding possible methods other methods to organize the work and 
approach the remaining work regarding the code revisions.  

Motion:  summarizing the Commission consensus, Ms. McFann made a motion that the Commission 
handle the code revision work going forward as follows: 

1. A schedule will be established by Mr. Tomy working with Mr. Freese. 
2. Mr. Freese will share his schedule with Mr. Tomy, and they will put a schedule together and 

advise the Commission of the schedule. . 
3. The schedule will divide the code sections up for consideration and  pursuant to the schedule, 

each section will be first handled at a worksession and then taken up at the next scheduled 
regular meeting.   

4. The worksessions will be regular and will take place at 3:00 pm on the first Tuesday of each 
month until the Commission is done with the code revisions.  They will last 2 hours. 

5. At the worksessions, no verbal public comment will be entertained; however, the public will be  
welcome to submit written comments through city staff in advance prior to the worksession.  
Otherwise, the Public may comment on the revisions as usual when taken up at regular 
meetings. 

6. Once a section is through the worksession, it will be brought up at the next  regular meeting for 
public comment and action on the proposed revisions.  

7. Mr. Hallman will function as the appointed moderator  of the worksessions. 

Mr. Hallman seconded the motion.  The motion passed unanimously. 

Chairman moved the old business of tonight to the next worksession. 
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ADJOURNMENT 3:11:54  
Motion:  Mr. Hallman made a motion for adjournment at 8:12 pm seconded by Mr. Suter.  The motion passed 
unanimously. 















 

         STAFF REPORT: Development Design Review-1140 Ribaut 

DATE: September 16th, 2024 

GENERAL INFORMATION 
Applicant: Gutterball LLC/Doc & Andy Burris 
Address/Parcel Number: 1140 Ribaut Rd/R120 007 000 0019 0000 
Applicant's Request: To convert a bowling alley into a mixed use building with self-storage.  

ZONING DISTRICT INFORMATION  
T5-UC 

Lot Width at Setback: N/A 
Max Lot Coverage: 100% 
Min. Frontage Build Out Not applicable (3.8.2.A.2.c) 
Front Setback Not applicable (3.8.2.A.2.c) 
Side Setback 0 ft; 0-15 ft corner/alley  
Rear Setback 5 ft 
Building Height: 2 stories min; 5 stories max 

SURROUNDING ZONING, LAND USE AND REQUIRED BUFFERS 
Adjacent Zoning  Adjacent Land Uses   Adjacent Buffer Required 

North: T5-UC  Fire Station N/A 
South: T5-UC Medical Equipment Supplier N/A 
East: T1 Forested Parcels N/A 
West: T4-N Forested Parcels N/A 
 

Background: The applicants are seeking approval from the Planning Commission to redevelop the site 

into a mixed use building which includes a self-storage facility, two apartments on the second floor, a 

dwelling for the site manager, and commercial office space for rent. The site manager’s quarters will have 

4 bedrooms, a recreational room and private storage. The upstairs dwellings will have one bedroom each 

and will not have a shared access point to the self-storage facility.  The commercial office space acts as an 

attached liner building along Ribaut Road and Firehouse Lane.  The project has been renamed to Ribaut 

Station to reflect its mixed use character.  

Changes Since August 19th and July 15th PC meeting (tabled) 

The project was tabled at the August 19th and July 15th meeting for more information.  The applicant was 

asked to bring back plans to depict the following:  
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1) The future building plan with parking 

2) Landscaping to include the grass area which is now existing parking,  

3) Color Coded Mixed use plan with parking area for subdivision of the deed restricted parking area.  

The Applicant has produced said exhibits, which are included in the packet.  

Code Sections Part of Review  

Self-storage in T-5 UC is only allowed if it is within a mixed use building as per sections 3.8.2.A.2.c, 

Sections 4.5.9, and Section 4.5.10.  Please find the full requirements of each section below to assist in your 

understanding of the matter at hand. The crux of the issue is self-storage is allowed in the T-5 UC district 

if it is in a multi-story building 300’ behind the road, or if a liner building is built between it and the 

street.  As per Section 4.5.9, the liner building may be detached or attached, and must be 25-30 feet deep 

in either scenario.  The earlier submittal had proposed a multi-story building but had not provided liner 

buildings from either public street (Firehouse Lane and Ribaut Rd).  Moreover, due to the size of the 

proposed structure, it also must satisfy the large footprint requirements of 4.5.10.  

The new plans create an attached liner building to be used as commercial offices, wrapping the Ribaut 

Road and Firehouse Lane frontages. Each frontage is also now provided with 40% fenestration as 

required under Section 4.6.3 C.  These changes now make these sections of the building compliant with 

the code.  

List of Changes Since First PC Meeting:  

1. The applicant has added office uses along Ribaut Road Frontage and Firehouse Lane Frontage to 

create a liner element to screen the storage use for the building expansion section A2 (approx. 

6,000 SF). The depth of the liner elements is approx. 25 feet. 

2. The applicant has increased the depth of the office use along Ribaut Road Frontage at building 

expansion A1 (approx. 2,989 SF). The depth of the liner elements is approx. 25 feet. 

3. The applicant has planned the liners so that they comply with the 75% minimum frontage build-

out in section 4.5.9.B.2. The applicant shall clearly note these requirements on a plan as part of 

their final set. 
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4. The northeast corner of the property is part of a no-build easement. This area has been designated 

for parking, which will be screened by landscaping. 

Architecture: 

1. The applicant has removed the shutters from the project. The shutters have been replaced with 

window fenestration to comply with the 40% fenestration requirement of section 4.6.3.C.1. The 

actual percentage shall be placed on the drawing set for each elevation facing Ribaut Road and 

Firehouse Lane. This may be included on sheet A-4.0 but due to lack of clarity of the drawings, this 

cannot be confirmed. 

2. The applicant has simplified the residential stair entrance to the 2nd floor units per staff’s 

recommendation. 

3. The applicant is proposing gas lanterns on the exterior walls of the residence and the office 

portion lining building expansion A1. Staff recommends those be electric lights. 

4. Staff recommends the stucco finish be labeled as the fine finish per the Senerflex cutsheet. 

5. Brick selection and stucco finish color are supported by staff. 

6. Kolbe window selections are supported by staff. 

Compatibility with Adjacent Zoning: A self-storage facility is considered an industrial use and allowed 

in the T5-UC zone with the conditions outlined in 3.8.2.A, with the addition of conditions in the large 

footprint building (the building is over 20,000 sq. ft) Section 4.5.10, and Section 4.5.9 regarding liner 

buildings. The properties to the north and south are also zoned T-5-UC and will be compatible based on 

the zoning. The parcels to the west and east are forested, so a plethora of uses could be seen as 

compatible. The Beaufort Code does not call for any additional side or rear buffers with the adjacent uses 

or zones.   

Access: The plans show an entrance point on Ribaut Rd and on Bowling Ln with the exits being on 

Firehouse Ln and Bowling Ln. From what the maps show and what the applicants claim, Bowling Rd stops 

at the property line but continues onto the site. From what the applicants claim, the portion of Bowling 

Ln that is on the site belongs to them. Staff will check with Public Works to confirm this.       
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Parking: The site was developed as a bowling alley with traditional parking to the front of its façade.  As 

per Section 4.5.10, 7, “A minimum of 75% of all parking shall be located behind the primary building or a 

Liner Building. The section of the code is problematic as overflow parking is kept along the Ribaut Road 

and Firehouse Lane corner.  The applicant has provided a deed restriction in which only parking is 

allowed on this corner.  Staff has recommended separating out the lot with overflow parking, so it is not 

part of this request, as no variances are authorized for parking per the Development Code.  
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Code References for a Mixed Use Self Storage Building in T-5 UC  

Section 3.8.2 A 2 c (Self Storage in T-5 UC). 

Specific to T5-UC and RMX: Such use shall be setback a minimum of 300 feet from the public right-of-

way, with the following exceptions: 

i. Multi-Story: Multi-story structures, with two or more habitable floors, may comply with the 

standard setbacks if the ground floor contains an office and/or retail component and meets all 

of the design standards in Section 4.6. 

ii. Liner Building: If a Liner Building exists between the storage units and the right-of-way, these 

uses may be located less than 300 [feet] from the public right-of-way. See Section 4.5.9 for 

more requirements and standards for Liner Buildings. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://library.municode.com/sc/beaufort/codes/the_beaufort_development_code?nodeId=n4BUDEINST_4.5BUTY_4.5.9LIBU
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4.5.9 - LINER BUILDING 

 

A. Description: This is a shallow structure, typically 25—30 feet deep, which is placed close to the street 

frontage. It is typically used in conjunction with other Liner Buildings to conceal surface or structured 

parking, or large-scale commercial buildings. These buildings may contain a variety of uses, including 

ground floor commercial, and upper-level offices or residential. 

B. Special Requirements: 

1. Frontage Types: Balcony, Shopfront/Awning, Gallery/Colonnade, Arcade. 

2. Frontage Build-Out: 75% minimum. 

3. Height: The minimum height for Liner Buildings is 1 story; however, when attached to another structure, it must 

be tall enough to conceal the building it is screening. Where Liner Buildings conceal a parking structure, the Liner 

Building shall be a minimum of 1 story; however it is preferred that it be built to such a height that the structure 

cannot be seen from the right-of-way. 

4.Connection: Liner Buildings may either be detached from or attached to the building they are 

lining.  

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/17078/410431/4.5.9_01.png
https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/17078/410431/4.5.9_02.png
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Section 4.5.10 - LARGE FOOTPRINT BUILDING 

 

A. Description: This is a building that has a footprint greater than 20,000 square feet. It is a type often 

used by big-box, national retailers. In the T4 and T5 transect zones, they shall be integrated into the 

streetscape or screened with Liner Buildings (see Section 4.5.9). 

B. Special Requirements: 

1. Frontage Types: Shopfront/Awning, Gallery/Colonnade, Arcade — Balconies may be used if there is 

true habitable space on the upper floor(s). 

2.Liner Buildings: Liner Buildings (Section 4.5.9) are required in the T4 and T5 districts between 

the Large Footprint Building and the Primary Street frontage. They may be used in other districts 

to fulfill the requirements of this Code, such as height, entrances on the street, and parking 

location. 

a. Exceptions: When a Large Footprint building provides an entry on the primary street frontage, and a 

minimum of 40% clear and unobstructed glazing along that street, liners are not required. 

3.Height: Buildings may be 1 story in height on the interior of the block, but should be at least 2 stories in 

height along all Primary Street frontages (see Street Hierarchy Diagram in Appendix C). This may be 

accomplished with multi-story buildings, higher ceiling heights, parapets, and/or separate Liner 

Buildings. See Section 2.6.3 for more details on two-story building requirements. 

4. Entrances: See Section 2.5.1 D. 

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/17078/410431/4.5.10_01.png
https://library.municode.com/sc/beaufort/codes/the_beaufort_development_code?nodeId=n4BUDEINST_4.5BUTY_4.5.9LIBU
https://library.municode.com/sc/beaufort/codes/the_beaufort_development_code?nodeId=n4BUDEINST_4.5BUTY_4.5.9LIBU
https://library.municode.com/sc/beaufort/codes/the_beaufort_development_code?nodeId=n2MADI_2.6HE_2.6.3TORHERE
https://library.municode.com/sc/beaufort/codes/the_beaufort_development_code?nodeId=n2MADI_2.5GELOST_2.5.1BUPLOR
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5.Location: In the Historic District, except along Boundary Street, these are permitted by special 

exception only. 

 

6.Size: Building footprints shall not be larger than a single block. Floor area of buildings shall not 

cantilever over public rights-of-way. 

7.Parking Location: 

a. Specific to T4 and T5: A minimum of 75% of all parking shall be located behind the primary 

building or a Liner Building. 

b.All other districts: The majority of the parking spaces shall be located to the side or rear of the 

building, or behind a Liner Building. 

 

 

 

 

 

 

 

 

https://mcclibrary.blob.core.usgovcloudapi.net/codecontent/17078/410431/4.5.10_02.png
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Findings of Fact: 

9.8.2.I Finding of Fact Rationale 

Present 

(yes/no) 

Staff Analysis of Rationale 

a. The plan is consistent with the 
adopted plans and policies of the City. 

No 
 The plans do not seem to meet the 

adopted plans and policies of the city. 

b. The plan complies with all applicable 

requirements of this Code. 

No 
 The plans seem to comply with The 

Beaufort Code. 3.8.2.A.2.c calls for self-

storage facilities to be a minimum of 

300 feet from public Right-of-Way 

unless the building has a liner building 

or a Muli-story structure with a 

habitable floor with an office 

component on the ground floor.  

 

c. There exists adequate infrastructure 
(transportation and utilities) to support 
the plan as proposed. 

Yes  There are utilities, road access points and 
parking existing on the site to support the 
plan. 

d. The proposed plan conforms to the 
character of the neighborhood, 
considering the location, type and height 
of buildings or structures and the type 
and extent of landscaping on the site. 

Yes, with 
additional 
design 
reqs. 
proposed. 

 Staff has concerns that the use does not fit 
the overall neighborhood, but the use is 
allowed. 

 However, the proposed architecture is 
similar to the Fire Station and has been 
well-thought out to not detract from the 
existing neighborhood.  

 The landscaping proposed will screen the 
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site.  

 The proposal has two stories max, and is 
set back from Ribaut, allowing a future 
location of other commercial or 
residential uses abutting the street as 
called out in the Civic Master Plan and 
Development Code.    

e. The proposed plan conforms to the 
Building Design Standards in Article 4. 

Yes, with 
additional 
design 
reqs. 
proposed 

  The plans do not appear to conform to the 
design standards outlined in Article 4. 

 The proposed architecture is similar to the 
Fire Station and has been well-thought 
out to not detract from the existing 
neighborhood.  

 The landscaping proposed will screen the 
site.  

 The proposal has two stories max, and is 
set back from the street, allowing the 
future location of other commercial or 
residential uses abutting the street as 
called out in the Civic Master Plan and 
Development Code.   

f. The application will not substantially 
lessen the value of adjoining or abutting 
property and will not be detrimental to 
the use or development of adjacent 
properties or other neighborhood uses. 

Yes, with 
additional 
design 
reqs. 
proposed 

 While storage may produce negative 
externalities to adjoining properties, the 
applicant has provided the necessary 
architectural and design improvements, 
with the review of the City Architect and 
Staff, to create a project which fits into 
the neighborhood and should not lessen 
the value of the adjoining or abutting 
property. 

 

FINDINGS AND RECOMMENDATIONS    

Staff Recommendation:  Staff recommends approval, find the project satisfies the requirements of 

the Beaufort Development Code specifically Sections 3.8.2.A.2.c, Sections 4.5.9, and Section 4.5.10.   
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Tree Protection-Beaufort
1. All trees having a trunk diameter of 8-inches (dbh) or larger, and specimen trees must be preserved unless specifically approved for removal in

accordance with the City Beaufort zoning and development standards ordinance and indicated on the plans to be removed.
2. Prior to commencing any clearing or construction operations on the site, the contractor shall erect tree protection barriers around each tree or group

of trees designated for preservation in accordance with the details on the plans and the requirements contained in article 7, section 7.3, par. d.3 of
the City of Beaufort, South Carolina unified development ordinance.

3. A tree protection zone shall be established in accordance with the provisions contained in article 5, section 5.3.3 of the City of Beaufort, South
Carolina unified development ordinance for each existing tree or grouping of trees designated for preservation. The minimum tree protection zone as
defined in the ordinance is a circular area measured from the leading edge of the root flare and having a radius of the greater of 5-ft. or one-half foot
per inch dbh (diameter at breast height). The size or configuration of the tree protection zone may be adjusted at the discretion of the city's
administrator of the ordinance.

A. Placement or storage of any soil, debris, oils, fuel, paints, building materials or any other materials.
B. Burning
C. Vehicle parking
D. Paving
E. Trenching for utilities

4. Where utility lines must pass thru the tree protection zone, they shall be installed by horizontal boring beneath the roots of the tree.
5. Where it is necessary for machinery and equipment to pass within the tree protection zone, approval must be obtained from the zoning and

development administrator. Special measures will be required to protect the roots from excessive compaction.
6. The contractor is responsible for obtaining all tree removal permits and for coordinating all inspections required by Beaufort County in connection with

tree preservation and removal activities during construction.

Sequence of Construction Activities
Estimated Start Date: 09-01-24    Estimated Completion Date: 01-01-25

“I have placed my signature and seal on the design documents submitted signifying that I
accept responsibility for the design of the system. Further, I certify to the best of my
knowledge and belief that the design is consistent with the requirements of title 48, chapter 14
of the code of laws of SC, 1976 as amended, pursuant to regulation 72-300 et seq. (if
applicable), and in accordance with the terms and conditions of scr100000.”

SCDHEC-OCRM Certification:

Water and Sewer Line Construction:
1. All water and sewer line construction shall conform to applicable state and Beaufort Jasper Water and Sewer Authority (BJWSA) requirements, standards

and specifications.
2. BJWSA will be responsible for inspection and approval of all water and sewer system construction and for acceptance for operation and maintenance.
3. All utilities shown are approximate locations. The contractor is responsible for notification of all utility owners and for field verification of both

horizontal and vertical locations prior to commencing construction. Any damages to existing utilities due to this construction shall be the responsibility
of the contractor.

4. Notify the project engineer if conflicts with existing structures require that proposed utilities be relocated.
5. The contractor must notify BJWSA forty-eight (48) hours prior to any construction, inspection or testing of the water distribution system.
6. Pipe, fittings, valves and appurtenances for water and sewer lines shall all be in accordance with the requirements contained in the BJWSA technical

specifications.
7. Installation of water and sewer lines and appurtenances shall be in accordance with the BJWSA standard construction details and specifications.
8. Contractor shall install mechanical restraints on all bends, plugs and tees, 2" or larger, on waterlines and sanitary sewer force mains.
9. All water mains shall be sterilized and pressure tested in accordance with BJWSA specifications.
10. Separation of water mains and sewers:

A. Parallel installation:  unless otherwise specifically shown in a special detail on the plans, install water mains at least 10-ft. horizontally from any
existing or proposed sanitary sewer or sanitary sewer force main, the distance being measured in a horizontal plane between the outside surfaces of
the pipes.

B. Crossings:  unless otherwise specifically shown in a special detail on the plans, install water lines crossing sanitary sewers or sanitary sewer force
mains to provide a minimum vertical separation of 18-inches between the outside surfaces of the pipes. This shall be the case whether the water
line is above or below the sanitary sewer line. whenever possible locate the water line above the sewer line. Where a new water line crosses a new
sewer line, place a full length of ductile iron pipe for water line at the crossing with pipe positioned so that the joints are as far as possible from the
point of crossing. where a new water line crosses an existing sewer line, place one full length of ductile iron pipe water line so that the joints are as
far from the point of crossing as possible.

11. The contractor shall cut and patch existing pavement as required for the installation of utility lines.
12. Sanitary manhole rim grades shown are approximate.  Adjust rim elevations to be flush with finished grade.
13. The contractor under this contract shall not make any connections to the existing water or sanitary sewer systems unless expressly authorized to do so

by the BJWSA. All water and sewer improvements under this contract must be constructed complete, tested, inspected and approved by the BJWSA
before any authorization to connect will be given. Coordination of testing, inspection and connections with the bjwsa is the responsibility of the
contractor under this contract.

14. All water mains shall be installed with thirty-six inches (36") minimum cover (from finished grade).  Maximum depth shall be five feet (5').  Where water
mains may conflict with other utilities, the water main crossing shall be constructed with ductile iron pipe, mechanical joint 45-deg. bends and
mechanical restraints.

General Notes:
1. Boundary information provided by DRC, dated 06/04/20, by Cook Land Surveying.
2. Topographic data provided by Cook Land Surveying, dated 06/04/20.
3. Approximate location of certain existing underground utility lines and structures are shown on the plans for information only. Additional underground

lines or structures may exist that are not shown.  Call South Carolina 811 at 811 or 1-888-721-7877 between the hours of 7:00 am and 7:00 pm Monday
thru Friday at least three working days before commencing construction. Request underground utilities to be located and marked within and near the
construction site.

4. Comply with "South Carolina Underground Facility Damage Prevention Act (effective June 7, 2012). Notification of Intent to excavate may be given by
calling the toll free number: 1-800-922-0983.

5. Protect bench marks and property monuments from damage during construction operations. Replace any bench marks or monuments damaged or
destroyed as a result of contractor's operations, at no cost to the owner, by a licensed surveyor in the state of South Carolina.

6. Off-street parking for the contractor's employees and authorized visitors to the site must be provided and maintained throughout construction.
7. The contractor is responsible for adhering to weight limits prescribed for all public roads when hauling equipment and materials to and from the

project site. Damages to existing pavement due to the contractor's construction operations or improper transportation of materials and equipment
shall be the responsibility of the contractor.

8. At least one driving lane on public roads shall remain open to traffic at all times. Traffic lanes will only be closed with the express written consent of
the agency having jurisdiction over the roadway. Notify agency having jurisdiction at least 5 days before closing any driving lanes to traffic. Provide
traffic control devices, signs and flagmen as required to ensure public safety.

9. Contractor shall coordinate demolition, clearing and construction of improvements to minimize interference with vehicular and pedestrian traffic and
with operations of existing facilities.

Site Grading and Drainage:
1.  All utilities shown are approximate locations. The contractor shall be responsible for providing 72-hour notice to all respective utility companies for field

verification of existing utilities prior to construction. Any damages to existing utilities due to this construction shall be the responsibility of the contractor.
2.  Temporary control of storm water drainage shall be the responsibility of the contractor. Sequencing and construction techniques shall prevent obstruction of

storm sewers, ponding in traffic areas or rising of water levels which would enter adjacent buildings or structures.
3.  Full width of street and road rights-of-way must be cleared and graded as shown in the details on the drawings.
4.  Subgrade preparation: top soil shall be removed from paved areas to a minimum depth as recommended in the project's geotechnical report. All excavation

shall be to subgrade limits.
5.  All utility pipe lines, conduits and sleeves under paved areas must be in place prior to completion of the roadway subgrade compaction.
6.  Finish grading shall include the placement of topsoil over all unpaved areas not occupied by buildings or structures and fine grading around buildings, adjacent

to walks, curbs, gutters and structures to assure positive drainage.

Utility Contacts:
Palmetto Electric 843-208-5512 1 Cooperative Way, Hardeeville, SC 29927
Dominion Energy 800-251-7234 PO Box 100255 Columbia, SC 29202

BJWSA 843-987-9200 6 Snake Road, Okatie, SC  29909
Broad Creek PSD 843-785-7582 PO Box 5878, Hilton Head, SC 29938
South Island PSD 843-785-6224 PO Box 5148, Hilton Head, SC 29938
Hilton Head Island PSD 843-681-5525 PO Box 21264, Hilton Head, SC 29925

Hargray Communications 843-815-1675 PO Box 3380, Bluffton, SC 29910
Century Link 843-525-0044 2127 Boundary ST #16, Beaufort, SC 29902
Santee Cooper 843-761-8000 1 Riverwood Drive, Moncks Corner, SC 29461

Contractor Note:

Contractor to obtain and become familiar with geotechnical report
#01-26-24-8 prepared by Whitaker Lab & Engineering.

All work must conform to project technical specifications for Ribaut
Station prepared by Ward Edwards Engineering. The contractor is
responsible for obtaining a copy of the technical specifications if
not provided with the drawings.

Permits

Permit Permit # Issued Expires

BJWSA 2024-090 06/17/24 NA

Municipality Development

SEDES Auto Coverage NA NA NA

Project Information

Source of Title:
Beaufort county register of deeds,
deed book 4277 page 1

Use:
Existing: Commercial
Proposed: Mixed
1 buildings
33,289 sq ft

Required Setbacks:
Front: 0 Feet
Rear: 0 Feet
Side: 0 Feet
Street: 0 Feet

Surface Coverage:
Max impervious allowed: 100 %
Min open space required: exempt
Existing impervious: 74,226 sq. ft. (61.6%)
Proposed impervious: 74,533 sq. ft. (61.9 %)
Open space provided: 45,872 sq. ft. (38.1 %)
Wetlands/nat. resource: 0 sq. ft. (0 %)

Property Owner:
Skeet Burris
843.812.0062
cypressbay86@gmail.com

Flood Zone:
X (base flood elev:0)

Property Zoning:
T5-UC

Site Area:
Total: 2.76 acres
Disturbed: 0.494 acres

Required Buffers:
Front: 0 Feet
Rear: 5 Feet
Side: 5 Feet
Street: 0 Feet

Work on South Carolina Department of Transportation Right-of-Way:
1. Contractor shall review and comply with all conditions and special provisions contained in the SCDOT encroachment permit(s) issued for this project.
2. Contractor to refer to the most current edition of the SCDOT standard drawings.
3. Contractor is responsible for submitting construction notification form (48 hour minimum) and coordination of all work within SCDOT rights-of-way

with the local and/or district SCDOT engineering representative.
4. Contractor is responsible for preparing and submitting a traffic control plan to SCDOT for approval minimum 48 hours prior to conducting work in the

right-of-way. All traffic control plans shall conform to current MUTCD and current SCDOT guidelines and specifications.      
5. All signage, pavement markings, and markers shall conform to current MUTCD guidelines and current SCDOT standard specifications and drawings.
6. All paving and drainage construction shall conform to current SCDOT standard specifications and drawings.    
7. All pavement markings in SCDOT right-of-way shall be thermoplastic and conform to current MUTCD guidelines and current SCDOT standard

specifications and drawings.
8. Removal of pavement markings shall conform to current SCDOT standard specifications for highway construction section 609.4.1.2. 

ADA Accessible Route

NOTE:
The accessible route shall comply with the current version
of the ADA Standards for Accessible Design.
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Storm Sewer/Drainage Legend
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Limits of Disturbance:

Erosion Prevention

Land Grading:

Surface Roughening:

Topsoiling:

Temporary Seeding:

Mulching:

ECB or TRM:

FGM:

BFM:

Permanent Seeding:

Sodding:

Riprap:

Outlet Protection:

Dust Control:

Polyacrylamide (PAM):

Grading Legend

Proposed

Top of Pavement Elevation

Top of Walk Elevation
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Direction of Flow

Paving Hatch Legend

Proposed Concrete Paving
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Paving
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ECB OR TRM-Lined Channels:
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Temporary Diversion
Ditch or Swale:
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Subsurface Drain:

Sanitary Sewer Legend

Proposed
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Sanitary Sewer Cleanout

Sanitary Sewer Wye

Check Valve in Manhole

Plug Valve

Air Release Valve

Sewer Line

Force Main

Service Lateral

Reuse Main

Sediment Control

Sediment Basin:

Temporary Sediment Trap:

Rock Sediment Dike:

Rock Check Dam:

Sediment Tube:

Silt Fence:

Reinforced Silt Fence:

Type A-Fabric
Inlet Protection:

Type A-Sediment Tube
Inlet Protection:

Type B - Wire Mesh and
Stone Drop Inlet Protection:

Type C - Block and
Gravel Inlet Protection:

Type D -
Rigid Inlet Filters:

Type E - Surface Course
Curb Inlet Filter:

Type F - Inlet Tube:

Type FC - Filter Bag Curb Inlet
Protection:

Type FB - Filter Bag Grate
Inlet Protection:

Concrete Washout

Water System Legend

Proposed

Water Meter

Water Valve

Reducer

Post Indicator Valve

Fire Hydrant

Blowoff Hydrant

Yard Hydrant

Fire Depart. Connection (FDC)

Cap

Plug

Backflow Preventor

Butterfly Valve

Fittings

Water Line

Service Lateral

BJWSA Utility As-Built Survey Requirements
1. Contractor shall provide engineer with electronic file of surveyed utility as-built points. Point descriptions shall be clear and understandable.
2. Contractor shall also provide corresponding redline drawing to supplement or clarify electronic file content.
3. Contractor shall schedule surveyor to be present during installation in order to obtain accurate information on underground fittings and

sanitary/storm crossing elevations. multiple surveyor mobilizations may be needed. If surveyor is not present during installation, contractor shall
ensure surveyor has access to all utility components listed in these notes.

4. Contractor's surveyor shall be a professional land surveyor licensed in South Carolina. Contractor's surveyor will review and sign the BJWSA
certification on the utility as-built drawing prepared by engineer upon completion.

5. Utility as-built points shall be based upon the SC NAD83 coordinate system and the elevations shall be based upon the same vertical datum used in
the engineering plans.

6. As built survey shall include, but not necessarily be limited to, the following:
a. GRAVITY SEWER

i.   Manhole locations, frame elevation, all invert elevations
ii.  Cleanout locations, ground elevation, invert elevation
iii. Points for permanent visible structures nearby manholes and cleanouts for reference (pavement, buildings, manholes, catch basins,
power poles, or property corners)

b.FORCE MAIN
i.   Elevation on top of force main connection to manhole or force main manifold
ii.  Air release valves
iii. Simple force main alignments on 100 lf increments
iv. Arcs, bends on 50 lf increments

c. WATER
i.   Horizontal and vertical location of all valves, bends, tees, and storm/sanitary crossing points (for as-built separation calculations)
ii.  Fire hydrants
iii. Concrete markers, connections to existing lines, backflow preventors, air release valves
iv. Points for permanent visible structures near water system elements described above for reference (pavement, buildings, manholes,
catch basins, power poles, or property corners).  two surveyed reference point locations are required for each fitting.

d.PUMP STATIONS
i.    Complete layout of pump station
ii.   Manhole locations, frame elevation, all invert elevations
iii.  Fencing & gates, control panel
iv.  Top of slab (incl. brass benchmark) & bottom of wetwell
v.   Influent line invert
vi.  Float levels (pump off, pump on, lead/lag, both pumps on, high water)
vii. Property corners, yard hydrant, light pole, discharge piping/valves
viii.Bypass pump
ix.  Electrical power service from meter to transformer

Dry Utility Conduits for Electric, Telephone and Cable TV:
1.  All dry utility conduit ends shall be capped and marked with a steel rebar stake imbedded one (1) foot below ground surface.
2.  48" Minimum bury depth for all electrical conduits.
3.  Maintain minimum 12" vertical clearance when crossing water, sewer, and storm drain lines.
4.  Maintain minimum 18" horizontal clearance when paralleling water, sewer and storm drain lines.
5.  Extend conduit beyond pavement, curb, and sidewalks.
6.  The contractor shall be responsible for coordination of the installation of all utility service connections. Refer to approved building plans for the exact location of

all service connections. The contractor must install all conduits, as shown on the plans or as required by respective utility companies.  The contractor shall be
responsible to ensure strict compliance with all applicable codes and regulations with regards to the installation of utilities and conduit.

7.  Locations shown on the plans for proposed dry utility conduits are approximate only.  All dimensioning and staking should be based on economical and practical
construction. The contractor shall be responsible for coordination with the respective utility representatives, prior to any conduit installation.

8.  Transformer pads shall be located as directed by the respective utility representative. The contractor shall be responsible for compliance with applicable code
requirements.

9.  Notify the engineer if conflicts with existing or proposed structures require proposed utilities be relocated.

SCDHEC/OCRM Sediment and Erosion Control Standard Notes (Revised Dec-2012):
1. If necessary, slopes, which exceed eight (8) vertical feet should be stabilized with synthetic or vegetative mats, in addition to hydroseeding. It may be

necessary to install temporary slope drains during construction. Temporary berms may be needed until the slope is brought to grade.
2. Stabilization measures shall be initiated as soon as practicable in portions of the site where construction activities have temporarily or permanently ceased,

but in no case more than fourteen (14) days after work has ceased, except as stated below.
A.  Where stabilization by the 14th day is precluded by snow cover or frozen ground conditions stabilization measures must be initiated as soon as practicable.
B.  Where construction activity on a portion of the site is temporarily ceased, and earth-disturbing activities will be resumed within 14 days, temporary

stabilization measures do not have to be initiated on that portion of the site.
3. All sediment and erosion control devices shall be inspected once every calendar week. If periodic inspection or other information indicates that a BMP has been

inappropriately, or incorrectly installed, the permittee must address the necessary replacement or modification required to correct the BMP within 48 hours of
identification.

4. Provide silt fence and/or other control devices, as may be required, to control soil erosion during utility construction. All disturbed areas shall be cleaned,
graded, and stabilized with grassing immediately after the utility installation. Fill, cover, and temporary seeding at the end of each day are recommended. If
water is encountered while trenching, the water should be filtered to remove sediment before being pumped back into any waters of the state.

5. All erosion control devices shall be properly maintained during all phases of construction until the completion of all construction activities and all disturbed
areas have been stabilized. Additional control devices may be required during construction in order to control erosion and/or offsite sedimentation. All
temporary control devices shall be removed once construction is complete and the site is stabilized.

6. The contractor must take necessary action to minimize the tracking of mud onto paved roadway(s) from construction areas and the generation of dust. The
contractor shall daily remove mud/soil from pavement, as may be required.

7. Residential subdivisions require erosion control features for infrastructure as well as for individual lot construction. Individual property owners shall follow
these plans during construction or obtain approval of an individual plan in accordance with s.c reg. 72-300 et seq. and scr100000.

8. Temporary diversion berms and/or ditches will be provided as needed during construction to protect work areas from upslope runoff and/or to divert
sediment-laden water to appropriate traps or stable outlets.

9. All waters of the state (WOS), including wetlands, are to be flagged or otherwise clearly marked in the field. A double row of silt fence is to be installed in all
areas where a 50-foot buffer can't be maintained between the disturbed area and all WOS. A 10-foot buffer should be maintained between the last row of silt
fence and all WOS.

10. Litter, construction debris, oils, fuels, and building products with significant potential for impact (such as stockpiles of freshly treated lumber) and
construction chemicals that could be exposed to storm water must be prevented from becoming a pollutant source in storm water discharges.

11. A copy of the SWPPP, inspections records, and rainfall data must be retained at the construction site or a nearby location easily accessible during normal
business hours, from the date of commencement of construction activities to the date that final stabilization is reached.

12. Initiate stabilization measures on any exposed steep slope (3H:1V or greater) where land-disturbing activities have permanently or temporarily ceased, and will
not resume for a period of 7 calendar days.

13. Minimize soil compaction and, unless infeasible, preserve topsoil.
14. Minimize the discharge of pollutants from equipment and vehicle washing, wheel wash water, and other wash waters. Wash waters must be treated in a

sediment basin or alternative control that provides equivalent or better treatment prior to discharge.
15. Minimize the discharge of pollutants from dewatering of trenches and excavated areas. These discharges are to be routed through appropriate BMPs (sediment

basin, filter bag, etc.).
16. The following discharges from sites are prohibited:

A. Wastewater from washout of concrete, unless managed by an appropriate control.
B. Wastewater from washout and cleanout of stucco, paint, form release oils, curing compounds and other construction materials.
C. Fuels, oils, or other pollutants used in vehicle and equipment operation and maintenance.
D. Soaps or solvents used in vehicle and equipment washing.

17. After construction activities begin, inspections must be conducted at a minimum of at least once every calendar week and must be conducted until final
stabilization is reached on all areas of the construction site.

18. If existing BMPs need to be modified or if additional BMPs are necessary to comply with the requirements of this permit and/or SC's water quality standards,
implementation must be completed before the next storm event whenever practicable. If implementation before the next storm event is impracticable, the
situation must be documented in the SWPPP and alternative BMPS must be implemented as soon as reasonably possible.

19. A pre-construction conference must be held for each construction site with an approved on-site SWPPP prior to the implementation of construction activities.
For non-linear projects that disturb 10 acres or more this conference must be held on-site unless the department has approved otherwise.

Site Clearing and Demolition:
1.  No clearing shall occur within designated buffer zones, tree protection zones, outside of the property lines or beyond the clearing limits unless

otherwise specifically shown on the plans.
2. Only those trees designated on the drawings for removal are to be removed as part of the site clearing operations.
3. The contractor shall install a continuous line of flagging or fencing along the limits of clearing prior to commencing any clearing, demolition, or

construction work on the project.
4. Exercise caution during clearing operations to avoid felling trees into designated tree protection zones.
5. No burning will be allowed within 50 feet of a tree protection zone or tree drip line. Contractor shall coordinate any burning operations with local

jurisdiction and fire departments.
6. Selective clearing areas shall be cleared of all brush and understory growth.

Items must occur in the order listed; items cannot occur concurrently unless specifically noted.
Phase 1: (Initial)
1. Receive NPDES coverage from DHEC.
2. Hold pre-construction meeting.
3. Notify DHEC EQC regional office or OCRM office 48 hours prior to beginning land-disturbing activities.
4. Installation of construction entrance.
5. Clearing & grubbing only as necessary for installation of perimeter controls.
6. Installation of perimeter controls (e.g. silt fence).
7. Install tree protection.
8. Install inlet protection.
9. Install sediment tubes.
10. Clearing & grubbing only in areas of basin.

Phases 2 & 3: (Intermediate & Final)
11. Installation of basin and installation of diversions to those structures (outlet structures must be completely installed as shown on the details before

proceeding to next step; areas draining to these structures cannot be disturbed until the structures & diversions to the structures are completely
installed).  Install surface dewatering skimmer prior to moving to next step.

12. Clearing & grubbing of site or demolition (sediment & erosion control measures for these areas must already be installed).
13. Rough grading.
14. Installation of storm drain system and placement of inlet protection as each inlet is installed.
15. Install all required utilities and curbing.
16. Fine grading, paving, etc.
17. Place topsoil & establish finish grades.
18. Permeable pavers shall be laid when all heavy construction is completed.
19. Clean-out of detention basins that were used as sediment control structures and re-grading of detention pond bottoms; if necessary, modification of

sediment basin riser to convert to detention basin outlet structure.
20. Install permanent seeding.
21. Flush any sediment from storm sewer pipes and inlets.
22. Removal of temporary sediment & erosion control measures (including skimmer) after entire area draining to the structure is finally stabilized (the

department recommends that the project owner / operator have the SWPPP preparer or registration equivalent approve the removal of temporary
structures).

23. Perform as-built surveys of all detention structures and submit to DHEC or MS4 for acceptance.
24. Submit notice of termination (NOT) to DHEC as appropriate.

· NOTE: Perform weekly site inspections during land disturbing activities and make recommendations for additional BMPs or maintenance of existing
BMPs

· NOTE:   All pumped dewatering shall be performed using an appropriately sized pumped water filter bag.

NOTES:
1. Gate valves shown for graphical purposes only. Contractor

to place all valves at 18" from tee. see BJWSA detail G-15.
2. Contractor to provide 18" of separation between tapping

saddles for all water laterals.
3. See construction notes sheet for BJWSA as-built survey

requirements

Ac
ADT
ASPH
BEG
BL
BM
BOB
BOTT
BRG
BT
B/C
C
C & G
CATV
CB
CI
CL
CONST
CORR
CF
CY
DA
DBI
DBL
DHV
DI
DIA or D
DIP
DT
e
E
EGL
EL or ELEV
EMBK
ENGR
EQ
ESMT
EW
EXIST
F & I
FES
FFE
FH
FM
FT
FUT
GI
GRD
H or HT
HDPE
HDWL
HORIZ
HP
HW
HWY
HYD
ID
IE
IN
INSTL
JB
LF
LGTH
LOW
LP
LT
MES
MH
MHW

Acre
Average Daily Traffic
Asphalt
Begin
Baseline
Benchmark
Bottom Of Bank
Bottom
Bearing
Buried Telephone
Back of Curb
rate of Change in slope
Curb and Gutter
Cable Television
Catch Basin
Curb Inlet
Clearance or Centerline
Construction
Correction
Cubic Feet
Cubic Yard
Drainage Area
Ditch Bottom Inlet
Double
Design Hourly Volume
Drop Inlet
Diameter
Ductile Iron Pipe
Ditch
Superelevation
East or External distance
Existing Grade Line
Elevation
Embankment
Engineer
Equal
Easement
Endwall
Existing
Furnish and Install
Flared End SECTION
Finish Floor Elevation
Fire Hydrant
Force Main
Foot or feet
Future
Grate Inlet
Grade
Height
High Density Polyethylene
Headwall
Horizontal
High Point
HIghwater
Highway
Hydrant or hydraulic
Inside Diameter
Invert Elevation
Inch
Install
Junction Box
Linear Feet
Length
Limit Of Work
Low Point
Left
Mitred End Section
Manhole
Mean High Water

MJ
N
NBR
NC
NGVD
NIC
OD
OH
OHP
PAVT
PC
PCC
PERF
PG
PGE
PGL
PI
PL
PR
PRC
PRCST
PT
PVC
PVI
Q
R
R or RAD
RCP
RDWY
REQ or REQD
RT
R/W
S
SAHM
SAN
SF
SY
SBR
SD
SED
SHW
SS
SSMH
STA
SUBGR
SUR
SW or SWK
TC
TCE
TEL
TEMP
TG
TOB
TP
TW
TYP
UNDDR
UG
UE
UT
UTIL
VERT
W
WL
WM
WT
WV
WWF
YI

Mechanical Joint
North
North Bound Roadway
Normal Crown
National Geodetic Vertical Datum
Not In Contract
Outside Diameter
Overhead
Overhead Power
Pavement
Point of Curvature
Point of Compound Curvature
Perforated
Profile Grade
Profile Grade Elevation
Profile Grade Line
Point of Intersection
Property LINE

Point of Rotation
Point of Reverse Curvature
Precast
Point of Tangency
Polyvinyl Chloride
Point of Vertical Intersection
Peak discharge or flow volume (cfs)
Rate of change in elevation
Radius
Reinforced Concrete Pipe
Roadway
Required
Right
Right Of Way
Speed or South or Slope
Sand-asphalt hot mix
Sanitary
Square Foot or Silt Fence
Square Yard
South Bound Roadway
Storm sewer
Sediment
Seasonal High Water
Sanitary Sewer
Sanitary Sewer Manhole
Station
Subgrade
Survey
Sidewalk
Top of Curb
Temporary Construction Easement
Telephone
Temperature or temporary
Top of Grate
Top of Bank
Top of Pavement
Top of Sidewalk
Typical
Underdrain
Underground
Underground Electric
Underground Telephone
Utilities
Vertical
Width or West
Water Line
Water Main
Water Table or weight
Water Valve
Welded Wire Fabric
Yard Inlet

STANDARD
ABBREVIATIONS
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Limits of Disturbance:

Erosion Prevention

Land Grading:

Surface Roughening:

Topsoiling:

Temporary Seeding:

Mulching:

ECB or TRM:

FGM:

BFM:

Permanent Seeding:

Sodding:

Riprap:

Outlet Protection:

Dust Control:

Polyacrylamide (PAM):

Runoff Conveyance Measures

Vegetated Channels:

Riprap-Lined Channels:

ECB OR TRM-Lined Channels:

Paved Channels:

Pipe  Slope Drains:

Temporary Stream Crossing:

Temporary Diversion
Ditch or Swale:

Permanent Diversion Ditch:

Diversion Dike or Berm:

Level Spreader:

Subsurface Drain:

Sediment Control

Sediment Basin:

Temporary Sediment Trap:

Rock Sediment Dike:

Rock Check Dam:

Sediment Tube:

Silt Fence:

Reinforced Silt Fence:

Type A-Fabric
Inlet Protection:

Type A-Sediment Tube
Inlet Protection:

Type B - Wire Mesh and
Stone Drop Inlet Protection:

Type C - Block and
Gravel Inlet Protection:

Type D -
Rigid Inlet Filters:

Type E - Surface Course
Curb Inlet Filter:

Type F - Inlet Tube:

Type FC - Filter Bag Curb Inlet
Protection:

Type FB - Filter Bag Grate
Inlet Protection:

Concrete Washout
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AS-BUILT SURVEY REQUIREMENTS

Contractor is responsible for providing an as-built topographic survey of the constructed project site.  the survey shall
conform to scdhec and local government as-built requirements including, but not necessarily limited to the following:

The survey shall be prepared and signed by a south carolina licensed land surveyor.

A signed hard copy and autocad file shall be provided to the engineer.

Elevations shall be based upon the same vertical datum used in the engineering plans.

The drawing shall be on the sc nad83 state plane coordinate system.

The survey shall include the following as-built information to include location and elevations:

a. Property lines

b. Building(s) with finished floor elevations

c. Paving to include elevations along edges and internal ridges and valleys (i.e. road crowns, inverted crown flow
lines)

d. ADA-accessible ramps

e. Curb and gutter

f. Sidewalks

g. Signage

h. Storm inlets with pipe diameter(s), frame, and invert

i. Junction boxes with pipe diameter(s), frame, and invert

j. Sanitary sewer manholes with frame and invert

k. Pump stations to include fencing, controls, driveway, wetwell top/bottom elevations

l. Ditches to include top of bank, bottom of bank, and centerline

m. Ponds to include contours from top of bank to water surface and measured depth from water surface to pond
bottom

n. Weir elevations and dimensions

o. Outlet control structures to include elevations and dimensions of all risers, grates, orifices, weirs, and outlet
pipe inverts and diameters

p. Emergency spillway dimensions and elevations

q.Locations and inverts for all pipes discharging into the pond

r. All other visible site features to include valves, fdcs, hydrants, transformers, light poles, clean-outs, pedestals,
service yards, fencing, hvac/mechanical devices, and bollards.

CROSSWALK DETAILACCESSIBLE PARKING DETAIL

CONCRETE PAVING SECTION
DETAIL #03300-034

GRATE INLET
DETAIL 02630-027

TRENCH DETAIL- UNDER PAVED ROADWAY 
DETAIL 02630-043

HEAVY DUTY ASPHALT PAVING SECTION

LIGHT DUTY ASPHALT PAVING SECTION

AGGREGATE PAVING SECTION

TYPICAL PAVING SECTIONS
DETAIL 02740-016
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6" LATERAL

4" LATERAL

6" PVC PLUG COMMON PROPERTY LINE

S
E
W

E
R
 M

A
IN

R
/W

METER, BRASS NIPPLE, PVC BALL VALVE,
TURFF BOX, AND 1" BRASS NIPPLE. (TYP.)

4" PVC THREADED PLUG INSIDE SEWER LIDDED
VALVE BOX SORROUNDED BY CONCRETE COLLAR
TYPICAL ALL CLEAN OUTS

CLEANOUTS

HOUSE

HOUSE

70' MAX

TYPICAL PROPERTY LINE LOCATION

HOMEOWNER RESPONSIBILITYBJWSA OWNERSHIP

METER
BOX

FINISH GRADE

WATER LOCATOR TAPE

SEWER LOCATOR TAPE

VALVE BOX

18" MIN

POLYETHYLENE
WATER SERVICE TUBING

1% SLOPE

#57 STONE 12" THICK

TO HOUSE - (SL)

4' MIN

CLEANOUT

DUAL SWEEP CLEANOUT

PROFILE VIEW

PLAN VIEW

NOTES:
1.   CLEANOUTS NOT MORE THAN 70' APART.
2.  CLEANOUTS SHALL BE INSTALLED BY PLUMBER AT
    EACH SERVICE CONNECTION AND AS OTHERWISE REQUIRED.

FINISH GRADE

SEE NOTE 4

TRACER WIRE

VALVE BOX

MJ TAPPING
GATE VALVE

SEE NOTE 3

TAPPING
SLEEVE

SUPPORT VALVE ASSEMBLY
WITH #57 STONE.
(STONE TO EXTEND MINIMUM
OF 6" UNDER INVERT)

PIPE O.D.

FLANGE X MJ TAPPING
GATE VALVE

NOTES:
1.   ALL TAPPING SLEEVES GREATER THAN 2" SHALL BE
    HYDROSTATICALLY PRESSURE TESTED TO 150 PSI FOR 20
    MINUTES.
2.  ALL WET TAPS 12" AND UNDER SHALL BE PERFORMED BY BJWSA.
3.  TAP DIAMETER SHALL BE WITHIN 18" OF LINE DIAMETER.
4.  NOTCH TOP OF PVC PIPE TO AVOID PINCHING TRACER WIRE.

24"

LABEL WATER OR SEWER

GROUT AFTER FINAL SETTLING

2 PC #3 REBAR

CONCRETE COLLAR

3/4" CHAMFER AT
EACH CORNER

2" ROUND CAST BRASS SURVEY
MARKER PLATE W/ ANCHOR

STAMP DIRECTIONAL ARROW & DISTANCE TO
NEAREST FOOT IN PLATE. USE 1/4" DIE SET

BRASS MARKER PLATE
4"X4" SQUARE

1-#4 REBAR

EXISTING GROUND

PRECAST CONCRETE POST
(4,000 PSI)

30"

24"

URBAN CONCRETE MARKER

6"X6" 4000 PSI WITH
4 - #4 VERTICAL BARS

3/4" CHAMFER
ALL SIDES

1'

6'

4'

6" MIN

CONCRETE
FOOTING

RURAL CONCRETE MARKER

TRACER WIRE TO PROTRUDE
6" (MIN) FROM VALVE TOP

24" ROUND X 4" THICK REINFORCED
PRECAST CONCRETE COLLAR

2"

2"
COMPLETE STANDARD
VALVE BOX TOP

6" C900 PVC

BOTTOM SHOT ONLY
OF VALVE BOX

TRACER WIRE

6" MIN

12"

#57 STONE

VALVE AND VALVE BOX

NOTES:
1.   MARKERS

A.  VALVE MARKERS ARE REQUIRED FOR EACH VALVE
            (EXCEPT HYDRANT VALVES). PIPE LINE MARKERS
            ARE REQUIRED AT FITTINGS AND EACH 700' WHERE
            LINES RUN THROUGH AN UNDEVELOPED AREA. AR
            MANHOLE REQUIRES MANHOLE.

B.  MARKER PAINTING
WATER - PAINTING NOT REQUIRED
SEWER INFLUENT - TOP 4" GREEN
SEWER EFFLUENT - TOP 4" PURPLE

C.  MARK MARKERS AS FOLLOWS
MV - MAIN VALVE
AV - AIR RELEASE VALVE
PIPELINE - PIPELINE MARKER

D.  VALVE AND PIPELINE MARKERS IN MOWED AREAS TO
            BE SET TO AN EXPOSURE OF NOT MORE THAN 18" OR
            LESS THAN 6" ABOVE FINAL GRADE.

E.  IF SOILS ARE NOT STABLE ENOUGH TO MAINTAIN
           THE URBAN MARKERS VERTICAL, CONCRETE
           FOOTINGS ARE TO BE INSTALLED.

2.  VALVE BOX LID SHALL BE WITHIN 12" OF COLLAR TOP.
    COLLAR TOP IS TO BE NO MORE THAN 1" ABOVE FINAL
    GRADE AND NO LOWER THAN 1" BELOW FINAL GRADE.
3.  CONCRETE COLLAR NOT REQUIRED IN PAVEMENT. VALVE
    BOX TOP IS TO BE TRAFFIC RATED.

18"

18" 18"

SEE NOTE 3 SEE NOTE 3

SEE
NOTE 3

D.I.P. TEE

VALVE

NOTES:
1. MINIMUM OF 6" STONE BEDDING REQUIRED.
2. ALL FITTINGS ARE RESTRAINED.
3. SPOOL PIECES BETWEEN VALVE AND TEE SHALL BE DIP

EXCEPT FOR SEWER LESS THAN OR EQUAL TO 12".
4. ALL VALVES ON A TEE MUST BE INSTALLED NO MORE

THAN 18” FROM THE TEE.
5. VALVES IN THE CURB LINE, THE DISTANCE FROM THE

TEE MUST REMAIN 18” MAXIMUM, WITH CONCRETE
CURBING TO BE FORMED AROUND VALVE BOX, VALVE BOX
SHOULD BE INSTALLED AT THE GUTTER ELEVATION TO
ENSURE THE VALVE NUT IS ACCESSIBLE.
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TRACER WIRE

1" IPS PE SERVICE
TO MAIN (TYP.)

METER BOX

R
/W

TAPPING SADDLE WITH 1"
CORPORATION STOP (TYP.)
(SEE "WATER SERVICE PROFILE)

12" MAX

12" MAX

PROPERTY LINE

NOTES:
1.   WATER SERVICES SHALL BE INSTALLED TO
    COMMON PROPERTY LINES, WHERE POSSIBLE.
2.  ALL SERVICE PIPING SHALL BE WRAPPED WITH
    TRACER WIRE AND TERMINATED WITHIN METER BOX.
3.  INSTALL LOCATOR TAPE 1' BELOW SURFACE
    ABOVE SERVICE LINE.

TYPICAL WATER SERVICE CONNECTION (WITHOUT SEWER)

36" MIN
(42" IF SCDOT R/W)

CORPORATION
STOP

36" MIN
(42" IF SCDOT R/W)

TAPPING SADDLE

TRACER
WIRE

36" MIN
(42" IF SCDOT R/W)

12"

12"

12"

12"

2'

LOCATOR TAPE
BELOW SURFACE

1' MAX

36" IRON PIN (#5 REBAR) WITH
WHITE PVC SLEEVE

LIMIT OF
UTILITY

CONSTRUCTION

METER

BOX

3
4" HDPE

NORMALLY INSTALLED
BY BJWSA WITH METER
AFTER ACCEPTANCE

TYPICAL PROPERTY
LINE LOCATION

THREADED ADAPTER

1" POLYETHYLENE
WATER SERVICE TUBING

1X3/4 REDUCING
COUPLING

WWS S

V
M
A
IN

 W
A
T
E
R
 L

IN
E

R
/W

SEE DETAIL "A"

R
/W

PROPERTY LINE

3"

CURB VERTICAL FACE

DETAIL "A"

DETAIL "B"

PLAN VIEW

SECTION A-A

CURB

FLUSH BRASS DISC

2"

10"

CURB VERTICAL FACE

A

A

NOTES:
1.   CURB MARKING SHALL BE PERPENDICULAR WITH SERVICE LOCATION.
2.  CURB MARKING SHALL BE EMBOSSED INTO CURB FACE.

A. WATER SERVICES SHALL BE DENOTED WITH A "W".
B. SEWER SERVICES SHALL BE DENOTED WITH A "S".
C. VALVES SHALL BE DENOTED BY A "V".
D. BENDS SHALL BE DENOTED WITH A "B".

3.  VALVE AND PIPELINE MARKERS ARE NOT REQUIRED IF A SURVEYORS 2"Ø BRASS DISK IS
    EMBEDDED ADJACENT TO EMBOSSED LETTER AND MARKED TO INDICATE LOCATION OF
    REFERENCED ITEM.
4.  DISC MUST BE EMBEDDED, MAY NOT PROTRUDE PASS CONCRETE SURFACE OR EMBEDDED
    MORE THAN 3/8".
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18" - 1/2" GREENE PVC SLEEVE

36" - 1/2" REBAR
12"

LESS
THAN 2'

48" MIN

FINISH GRADE

1% SLOPE

BJWSA OWNERSHIP HOMEOWNER OWNERSHIP

12
" M

IN

4" - 45° ELL
CAP-(REFER TO NOTES)

45°MAX

STONE BEDDING

SEWER MAIN

SERVICE LATERAL
(SEE NOTES)

PLUG (TYP.)

BJWSA OWNERSHIP HOMEOWNER OWNERSHIP

P
R
O
P
E
R
T
Y
 L

IN
E

VALVE BOX (SEE NOTES)

FLOW HOUSE

CONCRETE COLLAR

PROFILE VIEW

PLAN VIEW

CLEAN OUT INSTALLATION - PROFILE VIEW

CLEAN OUT - PLAN VIEW

NOTES:
1.   SERVICE LATERAL SHALL BE INSTALLED 12" BELOW
    FINISHED GRADE AND CAPPED IN A MANNER SUITABLE
    FOR PRESSURE TESTING.
2.  CLEAN OUTS INSIDE GRASSED AREA SHALL CONSIST OF
    PVC PLUG IN SEWER LIDDED VALVE BOX SURROUNDED
    BY A CONCRETE COLLAR. COLLAR SHALL BE FLUSH
    WITH FINISHED GRADE. VALVE BOX LID SHALL NOT
    PROTRUDE ABOVE COLLAR TOP.
3.  ALL CLEAN OUTS ARE TO BE 4", INCLUDING CLEAN
    OUTS ON 6" SEWER LATERALS.

FINAL GRADEPRESSURE MAIN
OR STORM DRAIN

2' MIN.

STONE IS REQUIRED UP
THROUGH 18" SEPARATION

6" MIN.

6" MIN.

#57 STONE

SEE NOTE 1

GRAVITY MAIN CROSSING UNDER
STORM DRAIN / PRESSURE MAIN

PVC GRAVITY LINE

6" MIN.

#57 STONE

PRESSURE MAIN
OR STORM DRAIN

2'
MIN.

STONE IS REQUIRED UP
THROUGH 18" SEPARATION

SEE NOTE 1

GRAVITY MAIN CROSSING OVER
STORM DRAIN / PRESSURE MAIN

NOTE:
1.   SYSTEMS SHOULD NOT BE DESIGNED
    WITH LESS THAN 12" SEPARATION. IF
    LESS SEPARATION IS UNAVOIDABLE,
    WRITTEN AUTHORIZATION FROM BJWSA
    IS REQUIRED.

EXISTING ROAD SURFACE

TOP LAYER TO BE REPLACED
W/ APPROVED BACKFILL

6"

BACKFILL & TAMP IN 6" LIFTS
INCLUDE NO MATERIAL GREATER
THAN 2" DIA. (98% COMPACTION
PER STD. PROCTOR ASTM D 698)

PIPE IN STONE 6" OVER BARREL MIN.
FOR BELOW BARREL BEDDING SEE
TYPICAL BEDDING FOR GRAVITY
SEWER

#57 STONE
ABOVE PIPE

UNPAVED ROADWAY BEDDING DETAIL

COMPACTED BACKFILL

BC

3
6
" 
M
IN

PIPE ZONE

#57 STONE BEDDING
(STONE ABOVE PIPE IN ROADWAY

AND PAVED AREA DETAILS)
1/2 BC MIN

SPRING LINE

1/8 BC
4" MINIMUM
UNDER BARREL

TRENCH TO BE 18" WIDER
THAN PIPE DIAMETER (MIN)

TYPICAL BEDDING FOR
GRAVITY SEWER PIPE

NOTES:
1. PAVEMENT CUT TO EXTEND 12" BEYOND EDGES OF
TRENCH AS SHOWN.

2. MILL AND REPLACE OF ASPHALT TO EXTENTS SHOWN
SHALL BE BY SCDOT CERTIFIED PAVING CONTRACTOR.
MINIMUM THICKNESS OF ASPHALT REPLACEMENT SHALL BE
2".

3. FLOWABLE FILL SHALL BE PLACED FLUSH WITH BOTTOM
OF EXISTING PAVEMENT MILL. NO VOIDS OR FILL SHALL BE
EVIDENT BETWEEN FLOWABLE FILL AND NEW ASPHALT
PAVEMENT.

4. LANE STRIPING SHALL BE ONLY REPLACED ON NEW
ASPHALT PAVEMENT AND ANY AREAS OF EXISTING
ROADWAY DAMAGED BY CONSTRUCTION ACTIVITIES.

5. ALL INSTALLATIONS IN PUBLIC ROADWAYS SHALL
COMPLY WITH CONDITIONS OUTLINED ON THE APPLICABLE
ENCROACHMENT PERMIT.
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BEAUFORT CODE CHANGES 



 
 

 
 
 

SCOTT MARSHALL 
City Manager 

 
 
 

 
CITY OF BEAUFORT 

Community Development Department 
1911 BOUNDARY STREET 

BEAUFORT, SC 29902 
(843) 525-7011 

FAX (843) 986-5606 

 
CURT FREESE 

Community Development 
Director 

 
Date: August 28, 2024 

From: Curt Freese, Community Development Director  

To: Planning Commission 
 
Schedule Thus Far:  
 

1. Boards and Commissions  
 Summary: Created City only PC, disbanded DRB, HRB seat.   
 Code Edit Sessions: May-July 2023.  
 MPC: August-September 2023 
 City Council Action: Approved in October 2023 

 
2. Historic Preservation Changes:  
 Summary: Changes to COA’s, contributing and non-contributing structures, 

demolitions.  
 Code Edit Sessions: May-July 2023.  
 MPC: August-September (tabled) 
 PC: March-June, formal approval June 2024.  
 City Council: TBA.  

 
3. Zoning: Chapters 2-4:  
 Summary: Changes to zoning districts and requirements.  
 Code Edit Sessions: Sep.-Dec. 2023 Code Edit Session 
 PC: Submitted to PC at February 2024 meeting, no action taken.   
 City Council: N/A 
 

4. Design: Chapter 3-4,  
 Summary: Changes to design standards, window standards, etc.  
 Code Edit Sessions: December 2023-March 2024  
 PC: Not presented yet.  
 City Council: TBA.  
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City Manager 

 
 
 

 
CITY OF BEAUFORT 

Community Development Department 
1911 BOUNDARY STREET 

BEAUFORT, SC 29902 
(843) 525-7011 

FAX (843) 986-5606 

 
CURT FREESE 

Community Development 
Director 

 
5. Trees and Landscaping: Chap. 5 Landscaping Requirements/Appendix A; 

March-May 2024 at Code Edit Session. Not presented yet to PC.   
 Summary: Changes to tree standards, tree canopy and buffer requirements  
 Code Edit Sessions: March- May 2024  
 PC: Not presented yet.  
 City Council: N/A.  

 
6. Subdivision and Infrastructure: Chapters 7-8 and Appendix C,  
 Summary: Changes to tree standards, tree canopy and buffer requirements  
 Code Edit Sessions: March- May 2024  
 PC: Not presented yet  
 City Council: N/A. 
 

Proposed Schedule for PC:  
 

1. Subdivision and Infrastructure: Chapters 7-8 and Appendix C 
 PC Worksession: September and October Work-session 
 PC Meeting: Formal recommendation at October 2024 PC meeting.  

 
2. Trees and Landscaping: Chapter 5: Landscaping Requirements, Appendix A;  

 PC Worksession: November and December Work-session.  
 PC Meeting: January PC formal recommendation.  

 
3. Zoning: Chapters 2-4:  

 PC Worksession: January and February 2025 Work-session. 
 PC Meeting:  March 2025 formal recommendation.  

 
4. Design: Chapter 3-4:  

 PC Worksession: March and April Work-session,  
 PC Meeting: May 2025 formal recommendation.  

 
 



 
 

 
 
 

SCOTT MARSHALL 
City Manager 

 
 
 

 
CITY OF BEAUFORT 

Community Development Department 
1911 BOUNDARY STREET 

BEAUFORT, SC 29902 
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Community Development 
Director 

 
Date: July 15, 2024 

From: Curt Freese, Community Development Director 

To: Planning Commission 

ISSUE:  Beaufort Development Code Changes 

CURRENT STATUS: 

The changes proposed this month focus on land development/subdivision requirements.  This chapter includes 

streets, open space, public utilities, major and minor subdivisions. The major changes proposed are due to the 

lack of clear standards for major processes found in the code.  Staff believes these revisions will assist the 

Planning Commission in making good decisions on future development project.    

The Code changes from October-March were sent a few months ago to the PC but have not been discussed due 

to the thoroughness of the historic review board/COA requirements. Moreover, as these are not as pressing, 

Staff will instead send the Tree Canopy standards and other landscaping improvements, with the subtraction of 

changes to the 5% existing building requirement, to the August PC.   

PROPOSED AMENDMENTS 

SEE SECTION 7.1.6 

ADDING PUBLIC UTILITY EASEMENT REQUIREMENTS FOR NEW DEVELOPMENT/SUBDIVISIONS 

Analysis:  Staff recommends the dedication of public utility easements  with all new development to aid in 

efficiently providing public services to the community.  Utilities and government entities would no longer be 

forced to privately obtain easements independently of the development process.  Such a requirement is 

common around the country and would require the dedication of a public utility easement on the property 

agreed upon by all utility providers before the creation of any new lot or development.  

INCREASING OPEN SPACE REQUIREMENTS:  

SEE SECTION 7.4.2 
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City Manager 
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1911 BOUNDARY STREET 
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Director 

 
Analysis:  Staff recommends the increase of open space requirements to reflect the growing concern over the 

loss of greenspace and tree coverage with previously approved development. The Form based code allows 

urban forms, which can include coverage by buildings over the entire site.  To that end, many districts in the 

code, T-5 UC, RMX, etc. were exempted from any open space requirements.  This has resulted in the clear 

cutting and loss of green space on the majority of some development sites.  Staff proposes adding appropriate 

open space requirements in all districts to reflect the vision of the community, which will also have the added 

benefit of improved drainage and runoff. 

ADDING SUBDIVISON REGULATIONS TO THE LAND DEVELOPMENT STANDARDS 

See Section 7.5, Section 9.1.4, Section 9.8.1, Section 9.9.2 

General: Subdivision standards, that is the in depth technical and procedural requirements from everything 

from minor subdivisions to major subdivisions, which include sketch plan and site plans, are generally a major 

portion of any development code.  The current changes would include detailed requirements, and procedure for 

each process.  

Major Subdivisions:  Adding more in depth requirements to Sketch Plans such as open space/tree canopy, 

pedestrian layout, will assist the PC in properly considering and making decisions on major new development 

projects.  Staff would also recommend adding a public notice and hearing requirement for Sketch Plans and Site 

Plans.  The approvals already require a public meeting, and a common citizen complaint is they are deprived of 

the knowledge of such meetings and thus the agency to make their opinions on such projects heard.   

Minor Subdivisions:  Staff proposes to limit the ability to subdivide a property to just 6 lots cumulatively on any 

platted parcel of land.  Any subdivision over 5 new lots (with the 1 remainder lot for 6) would trigger a major 

subdivision and review by the Planning Commission.  Staff recommends this change from the current 10 for a 

few reasons:  

a) Minor subdivisions do not require drainage or infrastructure requirements, which potentially create 

future infrastructure issues when new development is built.  
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City Manager 
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CURT FREESE 

Community Development 
Director 

 
b) Neighboring property owners will not be impacted by major development on properties next to 

them without adequate infrastructure.  

c) The 6 lot standard is widely found and utilized around the country.  

 

 

  

















































































































 

                  STAFF REPORT: Annexation & Zoning-County Shed Road 

DATE: September 16th, 2024 

GENERAL INFORMATION 
Applicant: EDP Holdings LLC/Ashleigh Dane 
Address/Parcel Number: 40 County Shed Dr/R-100-026-0158-0000 
Applicant's Request: To annex the site into the City’s Jurisdiction and have the property zoned 

T4-N.  

ZONING DISTRICT INFORMATION  
Current County Zone-C3NMU                                                 Requested City Zone-T4-N 

Lot Width at Setback: 70’ N/A 

Max Lot Coverage: Floor Area Ratio 0.18 70% 
Min. Frontage Build Out None 60%-85% 
Front Setback 30’ 0’- 15’ max 
Side Setback 10’ 0’ 
Rear Setback 50’ 10’ 
Building Height: 2.5 stories 4 stories 

SURROUNDING ZONING, LAND USE AND REQUIRED BUFFERS 
Adjacent Zoning  Adjacent Land Uses  Setback & Buffer required if rezoned 

North: T-1; C3NMU Trail/Commercial N/A 
South: C3NMU Forested Lot/Undeveloped  N/A 
East:  T5-UC/RMX Hotels/Forested Lots N/A 
West: C3NMU (County)                                               Undeveloped/Homes N/A 
 

Background: The applicant is seeking to have the parcel in question annexed into the city and re-zoned 

to T-4 N.  The property is currently zoned C3NMU in the County, which is a conventional mixed use 

district.  The district allows all residential uses and most commercial uses. The district would cap multi-

family density as 80 units.  The Applicant has expressed a desire to develop the property as townhouses 

in the City.      

Site: The site is currently undeveloped and heavily forested.  It is currently bisected by County Shed Road 

(a portion of the property is to the South of County Shed Road, and the primary portion of the property is 

to the North of County Shed Road).  In addition, there is a wide utility easement which goes through both 

sections of the property as well.  The northern section of the property is bordered by the Spanish Moss 

Trail and does not reach HWY 21.   



 

2 

 

Access:  The property would be accessed from County Shed Road only.  There is no access from HWY 21.  

Moreover, there is a sharp curve on County Shed Road which runs along the majority of both sections of 

property.  The road itself is two lanes with no shoulder, and is classified as a local road, with no proposed 

improvements. The project did come to the TRC, and the County Traffic Engineer expressed concerns 

about the curve and the need for potentially a reclassification of the road and potential improvements on 

County Shed Road should development occur.   

Compatibility with Adjacent Zoning: As aforementioned, the property is currently zoned in a 

conventional mixed use district which allows all residential development and most commercial 

development. To the west of the site are C3NMU within the County’s jurisdiction which are largely 

undeveloped properties. To the south is another undeveloped property also zoned C3NMU. To the east of 

the site lies property within the City developed as hotels and a drainage area for said hotels directly 

adjacent to this request.   To the north of the site is the Spanish Moss Trail which is zoned T-1, and 

commercial properties in the County across from HWY 21.  There are no multi-family residential uses 

developed in the adjacent properties.  

TRC/Site Plan: The Applicant did attend a TRC meeting with City Staff, outside agencies including BJWSA 

and Beaufort County Traffic Engineering.  The applicant had a conceptual site plan which was not 

submitted with the annexation and rezoning.  Such a site plan cannot be required as part of the 

annexation and rezoning process.  The primary concerns involved the danger of the curve and access 

from the curve, the difficulties developing the two sections with a significant utility easement, as well as 

difficulties of development meeting the required street frontage in the proposed T-4 N district.      

Comprehensive Plan Compliance: Since the site is currently not within the City’s Jurisdiction, it does 

not have a city comprehensive plan designation. Moreover, in the 2021 Comprehensive Plan Future Land 

Use with Potential Annexation Areas, this property was not identified as a future annexation area.  

Annexation: Thie application is for property that is contiguous to the City, as required by State statute. 

Staff reminds the PC that Annexations are voluntary and can be denied for any cause. In addition, an 

agreement can be entered into with Annexation, but is not required.  There is no agreement with this 

request.  

Staff Analysis:  

a) The property was not identified as a property in the future land use annexation map.  
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b) The infrastructure on the site is not conducive to a high density form based code district 

(T4-N). Staff is unaware if there is water and sewer capacity, but the current road may 

require improvement should development be proposed.  

c) There is no adjacent City or County zoning which allows or has established high density 

residential development.  

d) There is no adjoining or nearby high density residential development or urban blocks 

consistent with the proposed T-4N district.  

e) Staff has concerns of establishing zero setbacks, and neighborhood blocks on County Shed 

Road, with the constraints of the  existing easements, existing capacity and sharp curve of 

County Shed Road.    

f) The conventional county zoning does not preclude future residential development.  

RECOMMENDATIONS    

Staff Recommendations:   

Staff recommends denial of the annexation to City Council.   

Staff recommends denial of the re-zoning to T-4-N to City Council, as per the Staff Analysis comments in 

this packet.   
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Map 5 Future Land Use 
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Map 7 Future Land Use with Potential Annexation Areas Map 6  Future Land Use and Potential Annexation Areas 
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