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WHY?

 The Supreme Court’s 2023 Sackett v. EPA decision changed how

wetlands are regulated under the federal Clean Water Act, removing

federal protection from many wetlands previously covered. As a

result, these wetlands are now only protected if state or local

laws apply.

 In South Carolina, specifically within the eight (8) coastal

counties, development is subject to the purview of the State’s

Bureau of Coastal Management (SCDES-BCM), however following the

Sackett decision, there are concerns over wetland permitting

authority, gaps in permitting itself, and enforcement.

 As a result, the Town worked to establish our own wetland

protection ordinance, which was adopted in June of 2025 and then

amended in August of 2026.



KEY TAKEAWAYS

 No wetlands or wetland buffers 

are to be disturbed unless it’s 

an allowed activity, per the 

ordinance. 

 A 50ft. undisturbed buffer is 

imposed along the perimeter of 

all wetlands.

 While the ordinance itself is 

applicable Town-wide, the 50ft. 

buffer is not subject to 

development within a Planned 

Unit Development (PUD). 

Development within a PUD is 

subject to the buffers and 
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Note: This table is for illustrative 

purposes only. Consult the recorded PUD 

document for official determination.



KEY TAKEAWAYS

4

 Projects with a valid US 

Army Corps of Engineers 

(USACE) permit to impact 

jurisdictional wetlands 

are exempt. These projects 

require an accompanying 

approved jurisdictional 

determination to ensure 

impacts are, in fact, for 

jurisdictional wetlands 

and, therefore, an 

exemption to the 

ordinance.



WETLAND MAPPING

 Wetland mapping layer developed by a consultant using

several factors to show potential (low, medium, or high) of

wetland being present in particular location across the

Town.

 Meant to be used a more accurate tool than National Wetland

Inventory (which is largely based on aerial information and

hasn’t been updated for our area since 2006).

Picture Source: Explore Beaufort, SC



KEY TAKEAWAYS

 Wetland delineations will be required for any project 

indicating “medium” or “high” potential for the presence of 

wetlands, as shown in the Town’s wetland mapping tool at 

Bluffton Explorer. 

 The wetland delineation report, meeting the requirements of 

UDO Section 5.10.7.B, shall include a boundary survey, 

showing all wetland buffer areas on the site.
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THANK YOU!

Andrea Moreno

amoreno@townofbluffton.co
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