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Design Review Board 

Meeting Agenda 

 

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.” 

 

To ensure that all interested persons are given the opportunity to speak on every case, a 

three (3) minute time limit on public comment will be in effect.  Individuals wishing to 

speak during the hearing will be asked to sign up in advance and will be recognized by the 

Chairman during the public comment section of the hearing. 

 

To:   Design Review Board 

From:   Noah Krepps, Planning Director 

Meeting Time: Thursday, March 5, 2026 - 5:00 P.M.                                                       

700 Paris Ave. – Port Royal Town Hall 

 

Note: Public comment will be heard after staff and applicant have introduced the agenda item. 

 

A. Approve minutes of February 5, 2025. 

 

B. Review of a Landmark Tree Removal at 5 Cotteneye Court 

The property is also described as: 

District 112, Map 32, Parcel 420 

Manorhouse Builders – Applicant 

Allison Ramsey Architects / Chau Wall + Associates – Design 

 

C. Preliminary Review of an Office/Warehouse Development at 738 Robert Smalls 

Parkway 

The property is also described as: 

District 112, Map 30, Parcel 230 

Randy Mikals – Applicant 

J.K. Tiller Associates – Design 



D. Preliminary Review of a Mixed-Use Development at 1677 Ribaut Road 

The property is also described as: 

District 110, Map 11, Parcel 441 

Port Royal Investments LLC – Applicant 

J.K Tiller Associates – Design  
 

 

The Town of Port Royal does not discriminate on the basis of disability in the admission to, access to, or operations of programs, services, or 

activities. Qualified individuals who need accessible communication aids and services or other accommodations to participate in programs 

and activities are invited to make your needs and preferences known to the Civil Rights Coordinator. If at all possible, please give us at least 

a three to five day advance notice so we can adequately meet your needs. Civil Rights Coordinator at 843-986-2211. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



MINUTES 

DESIGN REVIEW BOARD  

700 Paris Ave. – Town Hall 

 February 5, 2025 5:00 PM 

 

MEMBERS PRESENT: Gary Freeman, Christopher Klement, Tom Rhodes, Marcy Roy 

STAFF PRESENT: Noah Krepps, Joseph Ethem 

 

The meeting was called to order at 5:00 PM. 

 

A. Approve minutes of November 6, 2025. 

 

Tom Rhodes made a motion to approve the minutes. Gary Freeman seconded the motion. All 

voted yes. 

 

B. Preliminary Review of a Mixed-Use Development at 1607 West Paris Avenue 

The property is also described as: 

District 110, Map 10, Parcel 130 

Port Royal Investments LLC – Applicant 

Josh K. Tiller, PLA, ASLA / Cooter Ramsey, Architect – Design 
 

Staff presented their report for the proposed development, highlighting the need for sidewalk 

connections across alleyways, consideration of masonry walls vs. landscaping for 

engagement with the build-to-line, clarification on the parking counts on and off site, and 

confirmation of health of the landmark live oak trees proposed for retention and removal.  

 

The applicant gave additional background on the forthcoming certified arborist report and 

responded to the board’s questions regarding parking for the Phase 2 buildings, use of the 

Phase 2 buildings, maneuverability for waste collection and fire apparatus, civic space set 

asides in lieu of private open space for each building, canopy height adjacent to proposed 

buildings, roof overhang of the Phase 1 buildings, lowcountry vernacular elements on the 

Phase 1 buildings, landscaping the build-to-line rather than constructing a masonry wall 

along the entire frontage, and rear buffer requirements.  

 

During public comment, Patty Clark (Citizen) asked about the accessibility of the floor plan. 

Scot Clark (Citizen) asked for clarification on the number of floors within each unit. 

 

Gary Freeman made a motion to grant preliminary approval. Tom Rhodes mentioned the 

possibility that additional trees may need to be removed based on final design. Staff stated 

that this would need to appear before the board with the Final Review application. 

Christopher Klement then seconded the motion. Gary Freeman, Christopher Klement, and 

Tom Rhodes voted yes. Marcy Roy abstained.  

 

The meeting adjourned at 5:43 PM. 
 

 

 



Town of Port Royal 

DESIGN REVIEW BOARD 

Staff Report 

Meeting of March 5, 2026 

  
Project:  Review of a Landmark Tree Removal 

Property Address:  5 Cotteneye Court 

Tax Map/Parcel #:  R112 032 000 0420 0000 

Zoning:  T4 Neighborhood Center (T4NC) 

Type of Review:  Final Review  
 

Background and Zoning 

• The property is in Pinckney Retreat and is zoned T4NC. 

• A single-family home is proposed on the property.  

• The proposed site plan includes removal of a 25” DBH landmark magnolia. 

• The certified arborist for the applicant notes that the tree is co-dominant with evidence of 

included bark between the two main stems, presenting a risk of failure in high winds. The 

arborist recommends removal due to the proximity of proposed construction. 

• The Pinckney Retreat ARC has approved the proposed plans, including planting of 2 

southern live oaks and retention of a 25” turkey oak and 17” water oak. 

 

Staff Analysis 

• The site plan and architectural elevations conform to the Port Royal Code. 

• The tree in question is located in the proposed footprint of the front porch stairs. 

• The adjacent home is set back substantially from the front property line with trees 

retained in the front yard, so setback uniformity should not be of major concern. 

• Shifting the footprint of the proposed home farther from the front property line may be 

possible if the footpath to the front porch is meandered around the tree. 

• The home has been designed with a wrap-around porch oriented to the Cotteneye Ct 

frontage and Cotteneye Ln (alley) side.  

• A “flip” of the floorplan to avoid the tree would result in a largely blank façade and 

service yard fronting Cotteneye Ln. 

• The proposed landscape plan includes retention of two overstory trees and planting of 

two overstory trees to replace the canopy. 

• The applicant has expressed willingness to add a replacement magnolia planting to the 

proposed landscape plan. 

 

Staff Recommendation: Staff recommends approval with condition that applicant add a 

magnolia to the landscape plan to maintain canopy diversity. 

 

Included in your packet: 

Certified Arborist Letter 

Tree and Topo Survey 

Site / Landscape/ Architectural Plans 

Contextual Photo 
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Town of Port Royal 

DESIGN REVIEW BOARD 

Staff Report 

Meeting of March 5, 2026 

  
Project:  Review of an Office/Warehouse Development 

Property Address:  738 Robert Smalls Parkway 

Tax Map/Parcel #:  R112 030 000 0230 0000 

Zoning:  T4 Neighborhood Center - Open (T4NC-O) 

Type of Review:  Preliminary Review  
 

Background and Zoning 

• The property is zoned T4NC-O. 

• The proposed development includes two 1-story Flex Buildings in Phase 1 and one 1-

story Flex Building in Phase 2. 

 

Staff Analysis 

• Staff has performed Development Design Review and offered comments to the applicant 

prior to this meeting. Those comments have not yet been incorporated into the site plan 

and should be addressed prior to DRB Final Review. Particularly: 

o The internal street network includes perpendicular parking accessed directly from 

travel lanes, which does not conform to code. Angled parking would conflict with 

circulation around the rear of the building, where the warehouse loading and 

service area is located. 

o Two landmark trees are proposed for removal – a 24” live oak and a 25” live oak 

and require approval by the board. Eight landmark trees are proposed for 

retention, live oaks ranging from 24” to 75” and a 59” red oak. 

o Foundation plantings should be incorporated on the plan west side adjacent to the 

building. 

o Sidewalk should be extended to provide for future connection along Robert 

Smalls Parkway. 

o Full architectural elevations should be required prior to Final Review, specifically 

identifying the Private Frontage Type to be used. 

• All other standards for site design and architectural design appear to conform to code. 

 

Staff Recommendation: Staff recommends Preliminary Approval with condition that applicant 

address staff comments and any additional board comments prior to submitting for DRB Final 

Review. 

 

Included in your packet: 

Project Narrative 

Tree and Topo Survey 

Site Images 

Conceptual Site and Planting Plans 

Proposed Building Elevation Photos 

Staff Development Design Review Comments 



 

181 Bluffton Road    Suite B104   Bluffton, South Carolina 29910 
Voice: 843.815.4800  jktiller@jktiller.com   Fax: 843.815.4802 

 
 Comprehensive Land Planning ■  Landscape Architecture  

 

 
 

Development Design Review Narrative 
 
Applicant: Mr. Randy Mikals 
Development Name: 738 Robert Smalls Parkway Office Warehouses 
738 Robert Smalls Parkway, Port Royal, SC 
Parcel ID: R112 030 000 0230 0000 
Prepared for the Town of Port Royal Planning Department 

 
 
 

I. Project Overview 
 

 
Mr. Randy Mikals (Property Owner and Applicant) respectfully submits this 
zoning application for his proposed office warehouse development at 738 Robert 
Smalls Parkway, strategically located along the four-lane highway of Robert 
Smalls Parkway and zoned T4 Neighborhood Center Open (T4-NCO) zoning 
district. The development embraces the Town’s vision of a need for a regional 
economic attraction that office warehouses provide for the Town’s vision of a 
diverse economic tax base. According to the comprehensive plan, the Town has 
a focus on economic development that creates opportunities for citizens of all 
ages, backgrounds, and income levels to succeed and prosper. This type of 
development supports growth and development of quality jobs and businesses. 

 
The 3.51-acre site will feature: 
 
• Two (2) one-story Flex Buildings (10,000 SF each, per Section 5.1.130 of 

the Development Code)- PHASE 1  
• One (1) one-story Flex Building (11,600 SF)- PHASE 2  
 

Total Flex Building Square Feet:  31,600 SF 
Office Square Feet:   +/-8,475 SF 
Warehouse Square Feet:  +/-23,125 SF  

 
Total Parking Provided: 34 spaces (meeting T4-NCO requirement of 2.5 spaces 
per 1000 SF of Office Space and 1 space per 2000 SF of Warehouse Space per 
table 5.6.30.A) 
 
The development has been designed in full conformance with the T4 
Neighborhood Center Open (T4-NCO) transect standards (Section 3.2.70) and 
the Flex Building type standards (Section 5.1.130), as well as the Town’s 
stormwater, tree protection, and architectural design guidelines. 
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II. Site Design & Conformance with T4-NCO Standards 
 

 
The proposed Flex Building responds directly to the T4-NCO zone’s intent to 
provide neighborhoods with a broader amount of retail and service uses in the 
scale and character of the T4NC zone.  

 
Key design features include: 
 
• Building placement along central drive.  
• Building placement to allow screening from Rober Smalls Parkway.  
• Well screened service access/yards.  
• On-street parking along the central drive with potential connectivity to the 

property to the north.  
• Ample open space preservation and stormwater BMPs. 

 
(Please see the enclosed Concept Plan for further details.) 
 

 
 

III. Tree Protection & Environmental Stewardship 
 
Preservation of Port Royal’s natural character is a cornerstone of this proposed 
development. Through careful site planning, the design team has prioritized 
retention of mature tree canopy: 
 
Tree Category Removed (caliper inches) Required Mitigation (caliper inches) 
Landmark 
Trees 49 24.5 

Specimen 
Trees 119 39.27 

 
 

• Landmark Tree provided mitigation: 24.5 of 35 ACI 
• Specimen Tree provided mitigation: 10.5 of 35 ACI 
• All other trees mitigation cost: None 
• Deficit Cost of Specimen Tree mitigation: $1,439 ($50/Inch) per table 20-12: 

Tree Mitigation Schedule for exceptions in Sec 20-10 
• Sum of existing Category Trees to remain: 30 total Category 1 Trees to 

remain and 14 Proposed Category 1 Trees —minimized through strategic 
building footprints and circulation routing.  

• All tree protection measures comply with Chapter 20, Section 20-8 of the 
Town’s Tree Ordinance. 
 

New canopy trees and understory plantings will be added per T4-NCO landscape 
standards, ensuring long-term ecological and aesthetic benefits. 
 
(Please see the enclosed Conceptual Planting Plan for further details.) 
 

 
 

IV. Stormwater Management 
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The development meets and exceeds the Town’s stormwater standards (Section 
5.11.30) through a robust, low-impact design (Design by Carolina Engineering 
Consultants): 
 
• Permeable pavers in parking spaces if needed to meet stormwater 

standards 
• Detention Pond integrated into the site 
• Underground detention if needed will be designed to meet the Town of 

Port Royal and SCDES stormwater regulations 
• Full compliance with SCDES and Town of Port Royal stormwater 

regulations 
 

Post-development runoff will not exceed pre-development rates, and water 
quality treatment will achieve 85% TSS removal. 
 

 
 

V. Parking & Access 
 
The development provides exactly 34 parking spaces—meeting the T4-NCO 
requirement without excess: 
 
• Surface parking screened and buffered with landscaping  
• Shared access drives minimize impervious surface  
• On-street parking along the main access drive; this drive also provides 

future connectivity to the adjacent parcel to the north 
 

 
VI. Architecture & Lowcountry Character 

 
All buildings in the development will reflect Port Royal’s Lowcountry vernacular 
tradition for the Flex Building type: 
 
• Front porches/stoops at main entry points 
• Metal roofing and/or architectural shingles, front facing walls with siding 

with appropriate accents and details 
• Human-scaled detailing and varied building placement to avoid monotony 

and impacting existing trees 
 

The architecture honors the Town’s coastal maritime heritage while meeting 
modern sustainability standards. 

 
 

VII. Community Benefit & Alignment with Town Goals 
 
The development advances multiple objectives of the Port Royal Comprehensive 
Plan and T4-NCO zoning intent: 
 
• Increases economic opportunity and provides a needed building type 
• Supports growth and development of quality jobs and businesses 
• Activates the Robert Smalls Parkway corridor 
• Preserves and enhances existing landmark and specimen trees 



   

4 
 

 
 

VIII. Conclusion 
 
The development at 738 Robert Smalls Parkway is a high-quality Flex Building 
project that fully complies with the Town of Port Royal’s Development Code, T4-
NCO standards, and community vision. It delivers commercial vitality and public 
realm enhancements while preserving trees, managing stormwater responsibly, 
and celebrating Lowcountry architectural traditions. We respectfully request 
approval of this zoning application and look forward to partnering with the Town 
to bring the this development to life. 

 
 

Submitted by: 
Mr. Randy Mikals 
 

In association with:  
• J.K. Tiller Associates, Inc. (Landscape Architecture)  
• Carolina Engineering Consultants (Civil Engineering)  
 
Date: February 4, 2026 
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SYMBOL CODE BOTANICAL / COMMON NAME

TREES

QUSH Quercus shumardii / Shumard Red Oak

QUVI Quercus virginiana / Southern Live Oak

TADI Taxodium distichum / Bald Cypress

SHRUBS

ACSE Acca sellowiana / Pineapple Guava, Feijoa

AZEN Azalea Encore TM / Encore Azalea

CALI Callistemon citrinus `Little John` / Dwarf Bottle Brush

CHHU Chamaerops humilis / Mediterranean Fan Palm

ILVO Ilex vomitoria / Yaupon Holly

ILVN Ilex vomitoria `Nana` / Dwarf Yaupon

LORC Loropetalum chinense `Ruby` / Ruby Loropetalum

MYCE Myrica cerifera / Wax Myrtle

SERE Serenoa repens / Saw Palmetto

VISU Viburnum suspensum / Sandankwa Viburnum

GROUND COVERS
LIMU Liriope muscari / Lily Turf

MUFI Muhlenbergia filipes / Muhly

SOD/SEED
SOD Eremochloa ophiuroides / Centipede Sod
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Development Design Review 
To:   Josh Tiller, PLA, ASLA 

From:  Noah Krepps, AICP, Planning Director 

Date:   2/26/2026 

Subject:  738 Robert Smalls Parkway – 1st Review 

 

We have received your Development Design Review submission for three 1-story Flex Buildings 

at 738 Robert Smalls Parkway and offer the following comments: 

 

Code Section Brief Description of 

Design Criteria 

Comments 

Division 2.2 General 

to All Development 

General standards for 

laying out blocks, lots, 

civic spaces, and 

thoroughfares. 

 

The proposed blocks (length and perimeter) 

appear to conform to code. 

 

No civic space set asides are required, 

however outdoor seating/recreational space 

for tenants are encouraged along building 

frontages and/or adjacent to the detention 

pond if appropriate. 

 

Sidewalk on east side of entry drive should 

extend to SC-170 curb cut for future 

pedestrian connections along the existing 

roadway. 

 

   

Division 2.3 

Thoroughfare 

Standards 

 

These standards are 

applicable for the 

 

The internal street with perpendicular 

parking does not conform to code, although 



transformation of 

existing thoroughfares 

[…]. 

 

staff recognizes the need to keep the rear 

warehouse loading area free of circulating 

traffic and vehicle parking. Angled parking 

on this street would require customers/clients 

drive behind the buildings through the 

loading area for egress. This will need to be 

discussed at DRB. 

   

Article 3 – Specific 

to Zones 

 

3.2.70 T4 

Neighborhood Center 

(T4NC) Standards 

 

Ground floor finish level for non-residential 

buildings is 6” max. 

 

Proposed building footprints appear to 

conform to setbacks from existing property 

boundaries and proposed internal streets. 

 

   

Division 5.1 Building 

Types 
5.1.130 Flex Building 

 

This building type is inspired by the large 

vernacular prototypes of the lowcountry, 

including packing sheds, barns, warehouses, 

and maritime structures. The façade is 

typically flat with a Shopfront or Gallery 

frontage. It is typically located along 

significant thoroughfares. The photo 

elevations provided appear to fit the packing 

shed/warehouse prototype, however full 

architectural elevations will be required with 

future submittal. The private frontage 

treatment will need to conform to one of the 

permissible Private Frontage Types for this 

Building Type. 

 

   

Division 5.3 Private 

Frontage Types 
 

 

Please identify the proposed Private Frontage 

Type with next submittal. 

 

   

Division 5.4 

Architectural 

Standards and 

Guidelines 

 

 

Please provide full architectural elevations 

with materials and dimensions labeled with 

next submittal. 

 

   



Division 5.6 Off-

Street Parking 
 

 

Off-street parking calculations for warehouse 

space vs. office space appear to conform to 

code. 

 

 

   

Division 5.7 

Landscaping and 

Screening 

 

 

Preservation of existing specimen and 

landmark trees is of highest priority. It 

appears that the largest landmark live oak 

trees on site have been prioritized in site 

design. Landmark trees proposed for removal 

are clearly identified on preliminary 

landscape plan for DRB consideration. 

 

Tree islands appear to conform to 1 island 

per 8 spaces requirement.  

 

Please incorporate private frontage 

(foundation) plantings on the west side of 

Buildilng 1, as the internal street is 

considered a side street. 

 

Please note that all new development is now 

required to be irrigated. 

 

   

Division 5.8 Exterior 

Lighting 
 

 

Please provide an Exterior Lighting Plan 

when Site Development Review application 

is submitted. See Divisions 5.8 and 2.3 for 

lighting standards. 

 

   

Code of Ordinances 

Chapter 20 
Trees 

 

Red Oak, Southern Live Oak, and Bald 

Cypress conform with the Tree Equvalency 

Table in this code section for acceptable 

replacement planting species.  

 

 

At this time, staff recommends DRB review of site planning, landscaping, and architectural 

elevations for preliminary approval. 

 

Please let me know if you need clarification or have questions – nkrepps@portroyal.org 



Town of Port Royal 

DESIGN REVIEW BOARD 

Staff Report 

Meeting of March 5, 2026 

  
Project:  Review of a Mixed-Use Development 

Property Address:  1677 Ribaut Road 

Tax Map/Parcel #:  R110 010 000 0130 0000 

Zoning:  T5 Main Street (T5MS) 

Type of Review:  Preliminary Review  
 

Background and Zoning 

• The property is zoned T5MS. 

• The proposed development includes seven 3-story 4-6 Plex buildings in Phase 1, and two 

2-story Main Street Mixed Use Building in Phase 2. There are 42 residential units and 

approximately 10,000 SF of flex/retail space proposed in total. 

 

Staff Analysis 

• Staff has performed Development Design Review and offered comments to the applicant 

prior to this meeting. Those comments have not yet been incorporated into the site plan 

and should be addressed prior to DRB Final Review. Particularly: 

o Provide a cross section of the entry drive to determine if the proposed width is 

acceptable. If travel lanes can be narrowed, revise to incorporate sidewalk 

connection adjacent to building closest to entry drive. 

o Confirm the thoroughfare type of the internal street with perpendicular parking 

(not a pre-approved assembly by code). 

o Consider additional civic space furnishings in smaller open areas due to the lack 

of private open space for individual buildings. 

o Provide bicycle racks equaling 5% of the minimum parking requirement or more. 

These buildings would be well served by ample bicycle parking. 

o Special attention should be given to the rear of the building that abuts the civic 

green on the internal street corner. Should narrow, conical plantings which are 

taller at maturity be used? Is this an opportunity for a public art partnership (wall 

mural)?  

• All other standards for site design and architectural design appear to conform to code. 

 

Staff Recommendation: Staff recommends Preliminary Approval with condition that applicant 

address staff comments and any additional board comments prior to submitting for DRB Final 

Review. 

 

Included in your packet: 

Project Narrative 

Tree and Topo Survey 

Conceptual Site and Planting Plans 

Conceptual Architectural Plans for 4-6 Plex buildings 

Staff Development Design Review Comments 



 

181 Bluffton Road    Suite B104   Bluffton, South Carolina 29910 
Voice: 843.815.4800  jktiller@jktiller.com   Fax: 843.815.4802 

 
 Comprehensive Land Planning ■  Landscape Architecture  

 

 
 

Development Design Review Narrative 
 
Applicant: Port Royal Investments LLC 
Development Name: Richmond Court 
1677 Ribaut Rd., Port Royal, SC 
Parcel ID: R110-010-000-0441-0000 
Prepared for the Town of Port Royal Planning Department 

 
 
 

I. Project Overview 
 

 
Port Royal Investments LLC respectfully submits this zoning application for 
Richmond Court, a mixed-use development at 1677 Ribaut Road, fronting both 
Ribaut Road and Richmond Avenue in the heart of Port Royal’s T5 Main Street 
(T5MS) zoning district. Richmond Court embraces the Town’s vision for a vibrant, 
walkable, and character-rich urban core by delivering a thoughtfully scaled, 
pedestrian-oriented project that integrates residential, commercial, and civic 
spaces.The 2.19-acre site will feature: 
 
• Seven (7) three-story Apartment House buildings (6,660 SF each, per 

Section 5.1.120 of the Development Code)- PHASE 1  
• Two (2) two-story Main Street Mixed Use building (5,000 SF each)- PHASE 

2  
 
Total Residential Units: 42 
 
Total Commercial Space: Approximately 10,000 SF (retail/flex) 
 
Total Parking Provided: 62 spaces (meeting T5MS requirement of 1 space 
1500 SF Residential + 2.5 Min/4 Max spaces 1000 SF Commercial) 
 
Richmond Court has been designed in full conformance with the T5 Main 
Street (T5MS) transect standards (Section 3.2.90), Apartment House 
building type standards (Section 5.1.120), and Main Street Mixed Use 
standards (Section 5.1.140), as well as the Town’s stormwater, tree 
protection, and architectural design guidelines. 
 

 
 

II. Site Design & Conformance with T5MS Standards 
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Richmond Court responds directly to the T5MS zone’s intent to create a 
compact, mixed-use, pedestrian-scaled environment along Port Royal’s primary 
commercial corridor.  

 
Key design features include: 
 
• Building placement along Ribaut Road and Richmond Avenue to define 

the public realm with active frontages, stoops, and storefronts.  
• Commercial uses in both Main Street Mixed Use buildings, with potential 

residential above, activating the street and supporting local 
entrepreneurship. (Phase 2)  

• Apartment House buildings thoughtfully massed and oriented to frame 
internal courtyards and civic spaces while preserving significant tree 
canopy.  

• On-street parking along Richmond Avenue, enhancing accessibility and 
calming traffic.  

• Internal civic spaces and pocket parks, providing public amenity and green 
relief within the urban fabric. 
 
(Please see the enclosed Concept Plan for further details.) 
 

 
 

III. Tree Protection & Environmental Stewardship 
 
Preservation of Port Royal’s natural character is a cornerstone of Richmond 
Court. Through careful site planning, the design team has prioritized retention of 
mature tree canopy: 
 
Tree Category Removed (caliper inches) Retained (caliper inches) 
Landmark Trees 0 71 
Specimen Trees 182 156 

 
 

• No landmark and 182 specimen total caliper inches proposed for removal—
minimized through strategic building footprints and circulation routing.  

• 227 caliper inches of protected trees preserved, including multiple 
Landmark trees that anchor the site’s identity and provide shade to public 
spaces.  

• All tree protection measures comply with Chapter 20, Section 20-8 of the 
Town’s Tree Ordinance. 
 

New canopy trees and understory plantings will be added per T5MS landscape 
standards, ensuring long-term ecological and aesthetic benefits. 
 
(Please see the enclosed Conceptual Planting Plan for further details.) 
 

 
 

IV. Stormwater Management 
 
Richmond Court meets and exceeds the Town’s stormwater standards (Section 
5.11.30) through a robust, low-impact design (Design by Carolina Engineering 
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Consultants): 
 
• Permeable pavers in courtyards and pedestrian areas  
• Bioretention basins integrated into pocket parks 
• Underground detention designed to meet the Town of Port Royal and 

SCDES stormwater regulations  
• Full compliance with SCDES and Town of Port Royal stormwater 

regulations 
 

Post-development runoff will not exceed pre-development rates, and water 
quality treatment will achieve 85% TSS removal. 
 

 
 

V. Parking & Access 
 
Richmond Court provides exactly 62 parking spaces—meeting the T5MS 
requirement with 2 additional required spaces: 
 
• Surface parking screened behind buildings and buffered with landscaping  
• Shared access drives minimize impervious surface  
• On-street parking along Richmond Avenue supplements private supply  
• Bicycle parking and pedestrian connections promote multi-modal access 

 
 

VI. Architecture & Lowcountry Character 
 
Designed by Allison Ramsey Architects, all buildings in Richmond Court will 
reflect Port Royal’s Lowcountry vernacular tradition: 
 
• Raised foundations with front porches and stoops  
• Metal roofing and stucco siding with appropriate accents and details 
• Operable shutters, deep overhangs, and articulated facades  
• Human-scaled detailing and varied massing to avoid monotony 

 
The architecture honors the Town’s coastal maritime heritage while meeting 
modern sustainability and livability standards. 

 
 

VII. Community Benefit & Alignment with Town Goals 
 
Richmond Court advances multiple objectives of the Port Royal Comprehensive 
Plan and T5MS zoning intent: 
 
• Increases housing supply with 42 walkable, attainable units  
• Activates Ribaut Road with retail and civic spaces  
• Protects significant tree canopy and natural character  
• Supports economic vitality through new residents and commercial tenants 

 
 

VIII. Conclusion 
 
Richmond Court at 1677 Ribaut Road is a context-sensitive, high-quality project 
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that fully complies with the Town of Port Royal’s Development Code, T5MS 
standards, and community vision. It delivers residential density, commercial 
vitality, and public realm enhancements while preserving trees, managing 
stormwater responsibly, and celebrating Lowcountry architectural traditions.We 
respectfully request approval of this zoning application and look forward to 
partnering with the Town to bring the Richmond Court development to life. 

 
 

Submitted by: 
Port Royal Investments LLC 
 

In association with:  
• J.K. Tiller Associates, Inc. (Landscape Architecture)  
• Carolina Engineering Consultants (Civil Engineering)  
• Allison Ramsey Architects (Architecture) 
 
Date: December 23, 2025 
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PO Drawer 9 • Port Royal, SC 29935-0009 • Telephone (843) 986-2200• Fax (843) 986-2210 
www.portroyal.org 

Development Design Review 
To:   Josh Tiller, PLA, ASLA 

From:  Noah Krepps, AICP, Planning Director 

Date:   2/26/2026 

Subject:  Richmond Court – 1st Review 

 

We have received your Development Design Review submission for seven 3-story 4-6 Unit 

Buildings and two 2-story Main Street Mixed-Use Buildings at 1677 Ribaut Road and offer the 

following comments: 

 

Code Section Brief Description of 

Design Criteria 

Comments 

Division 2.2 General 

to All Development 

General standards for 

laying out blocks, lots, 

civic spaces, and 

thoroughfares. 

 

The proposed blocks (length and perimeter) 

appear to conform to code. 

 

No civic space set asides are required, 

however the proposed civic greens and 

internal courtyards are necessary to 

supplement the lack of private open space 

assigned to individual buildings. 

 

Entry drive to serve as cross access between 

proposed development and existing Dollar 

General is wider than typical. Please provide 

cross section for entry drive, and if found that 

the travel lanes can be narrowed, revise to 

incorporate sidewalk connection adjacent to 

building closest to entry drive. 

 



Two 4-6 Plex buildings appear to front civic 

space, which is permitted by code. 

 

   

Division 2.3 

Thoroughfare 

Standards 

 

These standards are 

applicable for the 

transformation of 

existing thoroughfares 

[…]. 

 

 

Please confirm if the internal street with 

perpendicular parking is intended as a rear 

lane and provide cross section. The proposed 

assembly is not pre-approved in the code. 

 

Public Frontage plantings on preliminary 

landscape plan appear to conform to code. 

 

Please identify Civic Space Types per the 

updated ordinance provided with this review 

letter. This site does not require any Civic 

Space Set Asides, so this is just to 

memorialize the Civic Space Types on the 

site plan. 

   

Article 3 – Specific 

to Zones 

 

3.1.50 How Building 

Height is Measured 

 

3.2.90 T5 Main Street 

(T5MS) Standards 

 

Building Heights and Ground Floor Finish 

Levels appear to conform to code. 

Residential buildings are now required to be 

min. 12” above grade in this district, rather 

than 18”, so could be reduced from past 

comments if you choose. Staff recommends 

maintaining or increasing GFFL due to 0’ 

setback. Note that GFFL for the residential 

buildings shall be achieved with a raised 

foundation rather than a podium created with 

fill and on-grade foundation. 

 

 

   

Division 5.1 Building 

Types 

5.1.110 4-6 Plex 

 

5.1.140 Main Street 

Mixed-Use 

 

4-6 Plex elevations appear to conform to 

code.  

 

While each individual building plot does not 

incorporate a required courtyard space, there 

are areas where this is achieved by shared 

civic green or hardscaped courtyard. What is 

the width of pedestrian alley between the 

buildings fronting Richmond Ave? Maybe 

the small areas shown as turf to behind and 



beside the building on plan southeast are also 

useable? Could these areas incorporate 

furnishings to serve as additional outdoor 

space? If not, please provide total area of 

functional civic spaces for staff to review in 

comparison to the typically required private 

open space. 

 

Main Street Mixed Use elevations not 

provided at this time. Understanding the 

residential portion of the development will be 

implemented first, will there be phasing at 

site development plan submittal? Otherwise, 

we still need to review elevations for the 

future MSMU buildings. 

 

   

Division 5.3 Private 

Frontage Types 
 

 

Appear to conform to code. 

 

   

Division 5.4 

Architectural 

Standards and 

Guidelines 

 

 

4-6 Plex elevations appear to conform to 

code. 

 

   

Division 5.6 Off-

Street Parking 
 

 

Off-street vehicular parking appears to 

conform to code. 

 

Please provide bicycle racks where 

appropriate to serve a minimum of 5% of the 

required vehicular parking. 

 

Trash collection areas shall be screened to 

the maximum extent practicable.  

 

   

Division 5.7 

Landscaping and 

Screening 

 

 

Preservation of existing specimen and 

landmark trees is of highest priority. It 

appears that the largest landmark live oak 

trees on site have been prioritized in site 

design. Landmark trees proposed for removal 

are clearly identified on preliminary 

landscape plan for DRB consideration. 



 

Tree islands appear to conform to 1 island 

per 8 spaces requirement or equivalent for 

the overall site.  

 

The civic green on the corner of the rear lane 

will abut the rear of a 4-6 Plex building. This 

can be done tastefully, but I don’t see the 

foundation planting’s symbol on the concept 

planting palette. The rear of this building 

would be well served with a mix of 

landscaping and potentially a wall mural or 

other art installation. 

 

Please note that all new development is now 

required to be irrigated. 

 

   

Division 5.8 Exterior 

Lighting 
 

 

Please provide an Exterior Lighting Plan 

when Site Development Review application 

is submitted. See Divisions 5.8 and 2.3 for 

lighting standards. 

 

   

Code of Ordinances 

Chapter 20 
Trees 

 

Southern Live Oak, Sweet Bay, and Cabbage 

Palmetto conform with the Tree Equvalency 

Table in this code section for acceptable 

replacement planting species. White 

Fringetree is not in the Table, but it is native 

to SE USA. 

 

 

At this time, staff recommends DRB review of site planning, landscaping, and architectural 

elevations for preliminary approval. 

 

Please let me know if you need clarification or have questions – nkrepps@portroyal.org 
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