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August 4, 2026 

Bluffton Zonin g Board of Appeals                                                                                                                                 

Town of Bluffton  

20 Bridge Street                                                                                                                                                   

Bluffton, SC 29910 

Project: Gering Residence, 36 Tabby Shell Road  

Thank you for considering our proposed variance request for the new single-family residence 

with a carriage house at Lot 19, 36 Tabby Shell Road at Tabby Roads.  

NARRATIVE 

This project proposes a single-family residence situated at the intersection of 36 Tabby Shell 

Road and Burnt Church Road .  The lot is irregular when compared to it’s neighboring lots 

within the Tabby Roads development and the odd shape has forced the proposed residence to 

conform to the trapezoidal shape.  It has also resulted in the carriage house being located 

closer to Pluff Road Lane than the 5-foot accessory structure setback required by the current 

Bluffton Unified Development Ordinance permits.  

The intent of this variance request is to permit an encroachment into the required 5-foot 

setback to allow for the reasonable development of the property. The variance would 

accommodate these site constraints and will allow the residence to be appropriately sited 

without adversely affecting neighboring properties, public safety, or the overall intent and 

purpose of the zoning ordinance. 

Lot 19 is the last lot on Pluff Road L ane, which dead ends at the rear of the lot and shares the 

right-of-way with a large Santee Cooper overhead electrical transmission line that feeds the 

electrical substation across Burnt Church Road from Lo t 19.  Along Pluff Ro ad Lane there is 

no consistent façade line created by the carriage houses at the rear of the residences.  The 

carriage houses along Pluff Road Lane step back and forth in a manner that creates a lively 

rear streetscape and which will make the proposed encroachment feel very natural and not at 

all out of place.  This is recognized in the encroachment variance already approved by the 

Tabby Roads Archi tectural Review C ommittee and included for your reference.   
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The encroachment is also not visible from Tabby Shell Road and does not meaningfully 

change the appearance of the proposed residence from Burnt Church Road.  The  only 

adjacent property, Lot 18 is unaffected by the encroachment and the view from the adjacent 

school is heavily wooded and not visible from their property.   

JUSTIFICATION 

Section 3.7.3 of the Bluffton Unified Development Ordinance list s the following 

Application Review Cri teria that the variance must comply with: 

 

a.  T here are extraordinary and exceptional conditions pertaining to the particular piece of 

property; 

• Lot 19 of the Tabby Roads Development is substandard by most if not all criteria and 

is set aside from its adjoining lots in si ze, orientation, and arrangement.  The acute 

quadrangle of the parcel unnaturally constricts the siting of a traditional vernacular 

Bluffton residence, forcing the house design to conform to the angled lot lines and 

pushing the carriage house beyond the 5’ rear setback. 

 

b.  These conditions do not generally apply to other property in the vicinity, particularly 

those in the same zoning district; 

• As shown in our attached exhibit, Lot 19 is the only lot within Tabby Roads  that 

contains this awkward geometry.  Lot 10 suffered a substantial intrusion into their lot 

to accommodate the community open space easement and was granted a variance to 

accommodate their carriage house. 

 

c.  Because of these conditions, the application of the Ordinance to the particular piece of 

property would effectively prohibit or unreasonably restrict the utilization of the property in 

a manner consistent with others in the zoning district; 

• All other lots along Pluff Mudd Lane have an accessory structure with the exception 

of Lot 17, and they have received approval of a plan to build a carriage house on their 

lot. 
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d.  The need for the Variance is not the result of the Applicant’s own actions; 

• The applicant did not have any role in creating the substandard lot and has worked 

tirelessly over the past four years to site a house that meets the strict requirements of 

the UDO and Tabby Roads AR C .  It is a very hard lot to build on. 

• The applicant first communicated with Tabby Roads’ ARC in late 2021. From that 

time, they have been in constant communication with the ARC to determine an 

appropriate way to develop this unique lot; with their first preliminary submission 

being in January 2023. There have been several renditions of the plans submitted to 

the ARC to comply with the  requirements, as well as several revisions to satisfy their 

comments and requests. At this time, the design has received full approval of the 

Tabby Roads ARC , including the variance. 

• The applicant has encountered several impactful setbacks on this project, including a 

proposed road widening of Burnt Church Road that delayed the project further by 

threatening to acquire their property through immanent domain.   

 

e.  The authorization of a Variance does not substantially conflict with the Comprehensive 

Plan and the purposes of this Ordinance; 

• Th is variance does not conflict with the Comprehensive Plan and the purpose of the 

ordinance as it merely facilitates a carriage house that is smaller than neighboring 

carriage houses and will not encroach on any neighbors.  Pluff Mudd Lane dead ends 

at this lot and is primarily occupied overhead by Santee Cooper transmission lines.   

 

f.  The authorization of a Variance will not result in a substantial detriment to adjacent 

property or the public good, and the character of the District will not be harmed by the 

granting of the Variance; and 

• Authorizing this variance will not result in a substantial detriment to the adjacent 

property or the public good, as no neighbors are encroached upon and the subject 

property is at the end of the lane.  No views or vistas are blocked by the 

encroachment, and the encroachment is not visible from Tabby Shell Road. 
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g.  The reason for the Variance is more than simply for convenience or to allow the property 

to be utilized more profitably. 

• The reason for the variance is to help the landowners better utilize the awkward lot 

shape.  The lots along Tabby Shell Road are consistently 93-feet plus deep.  Lot 19 is 

91-feet deep on the long end and only 56-feet deep at Burnt Chu rch Road.  This short 

end forces the development to take advantage of the deeper portion of the lot as much 

as possible to accommodate the principal  structure which forces the carriage house to 

encroach on the rear setback. 

 

 
PLUFF MUD LANE  

 
CARRIAGE HOUSE AT 34 TABBY SHELL ROAD (ADJACENT)  
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EX ISTING DEAD END AT PLUFF MUD LANE  

 
RENDERING OF CARRIAGE HOUSE FROM DEAD END OF PLU FF ROAD LANE  

 

Sincerely, 

 

 

Steven G. Stowers, AIA, LEED AP  
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