
Sumter City-County Planning Commission 
 

November 19, 2025 
 

MSP-25-55/HCPD-25-36 – 535 Brushwood Dr. (City) 
 
I. THE REQUEST 
 
Applicant: Joy Crowder  
  
Status of the Applicant: Property Owner  
  
Request: Request for Major Site Plan and Highway Corridor Protection 

District Design Review approval for 2 phases of development 
resulting in the establishment of a +/- 800 sq. ft. food/dining 
facility and associated site infrastructure. 

  
Ward Ward 5 
  
Location: 535 Brushwood Dr.   
  
Size of Development: +/- 0.55-acres 
  
Present Use/Zoning: Undeveloped/ Planned Development (PD)  
  
Proposed Use of Property: Phase 1(Food Pick-Up Location) – Phase 2 (Food/Dining Facility)  
  
Tax Map Reference: 185-00-01-103 
 
II. BACKGROUND 
 
The applicant is proposing a phased 
development plan, with the end goal of 
establishing a +/- 800 sq. ft. food/dining 
facility on the subject property. 
 
The property consists of a single 0.55-acre 
parcel located on the east side of 
Brushwood Dr. near the intersection of 
Brushwood Dr. and Declaration Blvd. The 
property is shown in red on the location 
map to the right.   
 
The subject property is within a Planned 
Development (PD) district. Specifically, it 
is part of the neighborhood commercial 
area of the Sumter West PD (PD-00-08 Rev 26). The designated neighborhood commercial 
area within this PD primarily reverts to Neighborhood Commercial (NC) zoning district 
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standards. However, all commercial site plans in this PD must receive major site plan approval 
from the Planning Commission. The uses proposed are permitted within the neighborhood 
commercial areas of this PD.  
 

 
Figure 1 – Sumter West PD Conceptual Plan  

 
Phase 1 Description 
The applicant is proposing to relocate a small, shed structure to the center of the property, to 
construct a gravel or crusher/run parking area with asphalt handicap accessible spaces, and to 
plant limited landscaping. The purpose of these improvements are for the site to serve as a 
food/product pick-up location for the applicant’s mobile vending business, The Sprouting Root, 
LLC. This business provides a variety of healthy plant-based foods and products such as salads, 
teas, fresh juices, bowls, and wellness shots. The existing small, shed structure is to be used for 
storage purposes only.  
 
The following items require additional consideration: 
 

1. Alternate Parking Area Surface Material – Applicant is proposing a gravel or 
crusher/run with a 10 ft. paved transition drive onto the property. This requires Planning 
Commission approval of an alternate parking area surface material. 
 

2. HCPD Alternate Exterior Material – Applicant is proposing to retain an existing small, 
shed structure on the property. This structure has a primarily wooden exterior. This 
requires Planning Commission approval for alternate exterior surface material.  
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3. Reduced Landscaping – The applicant is proposing an alternate landscaping plan with a 
reduced number of plantings than required by Article 9 of the City of Sumter Zoning & 
Development Standards Ordinance (the “Ordinance”). This requires submission of 
landscape waiver request pursuant to Article 9.d.6 of the Ordinance. Landscape waiver 
requests are reviewed/approved by the Zoning Administrator. Additional details in 
landscape section below.  

 
Phase 2 Description 
Phase 2 represents full build out of the site to be the permanent location of The Sprouting Root. 
This plan shows the construction of a +/- 800 sq. ft. food/dining facility where food prep and 
service will occur. Further, this phase upgrades the entire parking area to asphalt and relocates 
the small, shed structure to the rear of the parking area. Additional landscaping is proposed. 
However, landscape waiver request approval pursuant to Article 9.d.6. is still required. The 
applicant has stated that it is their goal to complete Phase 2 within 12 months of Phase 1 being 
operational.  
 
The following items require additional consideration: 
 

1. HCPD Alternate Exterior Material – Applicant is proposing to modify a house plan for 
commercial purposes. The proposed structure does not have an exterior material that is 
brick, stone, or stucco. As such, Planning Commission approval of an alternate surface 
material is required.  
 

2. Reduced Landscaping – The applicant is proposing additional landscaping as part of 
Phase 2. However, the submitted landscaping plan still shows a reduced number of 
plantings than is required by Article 9 of the City of Sumter Zoning & Development 
Standards Ordinance (the “Ordinance”). This requires submission of landscape waiver 
request pursuant to Article 9.d.6 of the Ordinance. Landscape waiver requests are 
reviewed/approved by the Zoning Administrator. Additional details in landscape section 
below.  

 
III. SITE PLAN REVIEW 
 
Site Layout: 
The applicant has submitted site plan and landscaping plans titled, “The Sprouting Root – 535 
Brushwood Dr, Sumter, SC 29150” prepared by Champion Designs, with date of last revision 
being November 5, 2025. 
 
The applicant has also submitted building elevation details for both the Phase 1 and Phase 2 
buildings.  
 
Copies of the Phase 1 Site Plan, Phase 2 Site Plan, Phase 1 Landscape Plan, Phase 2 Landscape 
Plan, and Building Exterior Elevations have been included in this packet for review as Exhibits 
3, 4, 5, 6, 7, & 8 respectively. 
 
Site development must adhere to the General Commercial (GC) zoning district standards of the 
City of Sumter Zoning and Development Standards Ordinance (the “Ordinance”) pursuant to 
PD-00-08 (Rev 26).  The proposed development meets the following minimum standards and 
development criteria: 
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Development Standard Minimum Ordinance 

Requirement Proposed 

Front Setback 
(Brushwood Dr. 35 ft Phase 1- +/- 70 ft.  

Phase 2 - +/- 55 ft.  

Side Setback 5 ft Phase 1 - +/- 45 ft. & +/- 24 ft.  
Phase 2 - +/- 32 ft. & +/- 5 ft.   

Rear Setback 
(Adjacent to residential zoning district) 20 ft Phase 1 - +/- 130 ft. 

Phase 2 - +/- 88 ft.  

Maximum Impervious Surface 75% Phase 1 - less than 75% 
Phase 2 – less than 75% 

Maximum Building Height 35 ft Phase 1 - Less than 35 ft. 
Phase 2 – Less than 35 ft. 

 
 
 
 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 – Phase 1 Site Plan  
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Figure 4 – Phase 2 Site Plan 
 
Parking Plan: 
Based upon the criteria found in Article 8, Exhibit 8-12: Off-street Parking Requirements for 
Non-Residential Land Uses of the Ordinance, minimum off-street parking requirements for 
eating places (which the proposed use is classified as) requires 1.2 spaces per 100 sq. ft. of gross 
floor area (GFA). The proposal includes a bank with +/- 800 sq. ft. of floor area.  9 off-street 
parking spaces with at least 1 space being ADA accessible are required.  
 
Submitted Phase 2 parking plans show the following: 

• 9 standard 9x19 ft. parking stalls 
• 1 designed ADA parking stalls 
• 25 ft. aisle widths to support proposed 90-degree angled parking stalls; 
• Landscaped edges of parking area with shade trees. 

 
Submitted Phase 1 parking plans show the same parking lot as described, albeit with a gravel 
and/or crusher/run surface material with a 10 ft. paved transition drive. Planning Commission 
approval for an alternate exterior surface material is required.  
 
Environmental: 
The property is located in Zone X, which is not a special flood hazard area (SFHA), as shown on 
FEMA FIRM Panel: 45085C0283F, with an effective date of October 27, 2022. National 
Wetland Inventory (NWI) data indicates that there are no wetlands on the property.  
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Landscape & Tree Protection Plan: 
The submitted landscape plan is based upon the requirements of Article 9 and makes 
accommodation for irrigated landscaping. 

 

 
 

Figure 3 – Phase 1 Landscaping Plan  
 

 
 

Figure 4 – Phase 2 Landscaping Plan  
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Figure 5 – Planting List  

 
Street Buffers: 
Street buffer landscaping consisting of 2 canopy trees, and 36 shrubs is required, based on the 
property’s 90 ft. of street frontage. The applicant is proposing 1 canopy tree, 2 understory trees, 
and 6 shrubs. This under the required amount and the applicant has submitted an alternate 
landscaping waiver request pursuant to Article 9.d.6. of the Ordinance. Staff finds that this level 
of landscaping is acceptable for Phase 1 due the limited impacts of this proposal. However, a 
compliant amount of plantings shall be installed for Phase 2.  
 
Rear Buffer: 
Type A landscape buffering (2 canopy trees, 2 understory trees, and 15 shrubs per 100 linear ft. 
within a 5 ft. wide buffer area) is required for the rear. The plan shows no rear landscaping. 
However, the rear of the site is wooded and the applicant intends preserve existing trees to serve 
as the required. Staff finds that this is an acceptable proposal.   
 
Side Buffer: 
A ‘Type A’ landscape buffer (2 canopy trees, 2 understory trees, and 15 shrubs per 100 linear ft. 
within a 5 ft. wide buffer area) is required for the side property line. The development limits on 
the north side line is 165 linear feet, requiring 3 canopy trees, 3 understory trees, and 27 shrubs. 
The applicant is proposing no side landscaping for Phase 1. The applicant is proposing 2 canopy 
trees, 2 understory trees, and 12 shrubs for Phase 2. Staff finds that this level of landscaping is 
acceptable for Phase 1 due the limited impacts of this proposal. However, a compliant amount of 
plantings shall be installed for Phase 2.  
 
Parking Lot Landscaping: 
The site is narrow and width. Due to the this, canopy trees that are part of the side buffers also 
serve as parking area shade trees. This proposal meets the intent of Article 9 of the Ordinance.  
 
Tree Protection:  
A tree survey has not been submitted. The applicant stated intent is to preserve trees on the 
property outside of the development area. Based on the site layout dimensions, staff in uncertain 
whether or not significant or historic trees will be removed as a result of the project. Submission 
of a Tree Survey for the area of disturbance is recommended condition of approval.  
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Transportation Review: 
The site has +/- 90 linear feet of frontage along Brushwood Dr.  This street is owned and 
maintained by the City of Sumter.  Mason Rd. is functionally classified as a minor arterial 
streets, with an estimated current AADT of 6,000. 
 
Multimodal Transportation Factors 

• Bicycle and Pedestrian: There are no sidewalks on the eastern side of Brushwood Dr.  
• Transit: No transit stops are in the general vicinity of the subject property. 
• Rail: The proposed project would not result in any utilization of or impact to rail 

lines. 
 
Analysis of Applicable Zoning & Development Standards Ordinance Transportation Provisions  

• Visual Clearance at Intersections: The proposed visual clearance at intersections 
conforms to Ordinance Requirements. 

• Traffic Impact Study Requirements: Based on the proposed development scope and 
scale, a TIS is not required. 

• Consideration of Existing Local and Regional Plans: The project has no impact on in 
existing local or regional transportation plans.  

• Circulation System Design: The circulation system conforms to Ordinance 
requirements. 

 
Stormwater Management: 
The proposed disturbed area on the site is less than 1-acre. Only local minor stormwater 
permitting is required. No stormwater detention/retention facility is proposed on plans. If a 
detention/retention facility is deemed necessary for Phase 2 build out, then a site plan revision 
will be required.  
 
Utilities: 
 
Fire: No technical review concerns that impact plan approval have been identified. Development 
on the site must conform to International Fire Code requirements.  
 
Sewer & Water: No technical review concerns that impact plan approval have been identified. 
Current scope of food prep activities associated with Phase 2 will not require grease trap 
installation. However, increases in the scope beyond salad, bowl, juice, etc. prep. Will require 
full commercial evaluation.  
 
Solid Waste: The applicant intends to use city roll cart service. Based on the scale of this 
proposal, this is acceptable. Roll carts must be  
 
Highway Corridor Protection District Design Review: 
Proposed designs must conform to Article 3.t. of the City of Sumter Zoning & Development 
Standards Ordinance. 
 

3.t.4. Architectural Standards: All commercial projects in the Highway Corridor Protection District shall 
submit architectural plans to the Sumter City-County Planning Commission which shows elevations of all 
portions of buildings with important relationships to public views and vistas, indications as the 
construction materials, photographs or perspective drawings indicating visual relationships to adjoining 
properties and spaces, paint and color schemes, and other exhibits and reports the Sumter City-County 
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Planning Commission may require.  Applicant shall also submit a landscaping plan and signage plan for 
the project site. In addition, all commercial projects shall meet the following standards: 
 
a. If a new commercial building is proposed, not more than 60% of the facade facing a street may be 

glass or reflective materials; 
 

Staff Review: The proposed Phase 1 and Phase 2 buildings meet the above criteria.  
 

c. A minimum of 80% of the surface materials, excluding doors and windows, shall be brick, stucco, or 
stone masonry or materials approved by the Sumter City-County Planning Commission.  Roof pitch 
should be compatible with the building structures in the surrounding neighborhood. 

 
Staff Review: The applicant is proposing to use a small, shed structure for Phase 1 of 
the proposed development. The primary exterior material of this structure is wood. 
Planning Commission approval for an alternate exterior material is required.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

                      Figure 5 – Phase 1 Building Elevation 
 

The roof line of the Phase 1 structure is similar to other small accessory structures on 
nearby residentially used property within Sumter West.  
 
The Phase 2 building will be a modification of a house plan into a commercial 
building. The proposed building is similar to a shipping container building style, with 
either metal or composite siding. Planning Commission approval for an alternate 
exterior surface material is required. Information on the specific exterior material 
proposed is not available at the writing of this report. Further, plans submitted will 
require modifying a residential house plan for commercial use. This will architectural 
or structural professional to certify an/or submit plans for building code compliance. 
As such, there is a possibility that the plans submitted may not match up with what is 
ultimately proposed for permitting. Staff recommends that HCPD approval for Phase 
2 be deferred until more concreate commercial building plans are available.  
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                   Figure 6 – Phase 2 Front Building Elevation  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                Figure 7 – Phase 2 Front & Side Building Elevation 
 

d. Signs including billboards shall be fully illustrated through photographs or graphic designs showing 
the relationship of off-premise and on-premise signs to the specific site and the surrounding locations 
within 1,000 feet. The signage plan shall consist of all freestanding and building signage. (Shall meet 
development standards for the underlying zoning district.). 

 
Staff Review: Exterior signage must comply with Article 8.h. of the Ordinance. The 
applicant has not submitted detailed signage plans at this time. 

 
IV. TECHNICAL REVIEW 
 
The technical review committee was given the opportunity to review and comment on the 
project.  Outstanding technical review items are identified in Exhibit 2.   
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V. STAFF RECOMMENDATION 
 
Staff has reviewed the major site plan application, shared the proposed plans with the technical 
review committee, and recommends approval of this request subject to the staff recommended 
Conditions of Approval as outlined in Exhibit 1. 
 
VI. DRAFT MOTION 
 

1. I move the Planning Commission approve MSP-25-55/HCPD-25-36 subject to 
conditions of approval outlined in Exhibit 1, the site and landscaping plans titled “The 
Sprouting Root – 535 Brushwood Dr, Sumter, SC 29150” prepared by Champion 
Designs, with date of last revision being November 5, 2025, and the building elevation 
details submitted by the applicant for Phase 1. Phase 2 building elevation shall be 
referred back to the Planning Commission once more detailed commercial building plans 
are available.  
 

2. I move the Planning Commission deny MSP-25-21/HCPD-25-15. 
 

3. I move an alternate motion. 
 
VII. PLANNING COMMISSION – November 19, 2025 
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Exhibit 1: 
MSP-25-51/HCPD-25-32, 2831 Broad St. (City) 

Proposed Conditions of Approval 
 

 
1. The project shall be developed in substantial conformance with the site and landscaping 

plans titled, “The Sprouting Root – 535 Brushwood Dr, Sumter, SC 29150” prepared by 
Champion Designs, with date of last revision being November 5, 2025. 
 

2. Phase 1 of the project shall use the existing small, shed building that is existing on the 
property in accordance with the alternate exterior information presented to the Sumter 
City-County Planning Commission. The Sumter City-County Planning Commission may 
deny or request amendments to the proposed elevations. 
 

3. HCPD for Phase 2 shall be referred back to the Planning Commission once more concrete 
commercial building plans are available. 
 

4. Prior to issuance of Land Disturbance permit(s), the following must be received by the 
Sumter City-County Planning Department: 

a. Resolution of all outstanding technical review items referenced in Exhibit 2 of 
the case staff report. 

b. Stormwater permit approval must be submitted to the Sumter City-County 
Planning Department. 
 

5. Prior to issuance of Building Permit(s), the following item must be completed: 
a. Emergency fire suppression capacity to support building construction must be in 

place and approved by the Fire Marshall.  
 

6. Prior to zoning final inspection approval: 
a. Completion of all site developments as depicted on final civil engineered plans. 
b. Copy of approved SCDOT encroachment permit. 

 
7. Separate sign permits are required for all exterior signage.  All signage must be in full 

compliance with Article 8.i: Sign Regulations of the City of Sumter Zoning & 
Development Standards Ordinance prior to permit approval, issuance, and installation. 
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Exhibit 2: 
MSP-25-51/HCPD-25-32, 2831 Broad St. (City) 

Outstanding Technical Review Items 
 

1. Submit revised Phase 2 landscaping plans showing compliant amount of landscaping for 
street and side buffers. Revised plans shall include updated species lists with specific 
plantings proposed referenced on the planting schedule. Staff is not supportive landscape 
waiver requests for Phase 2 full build-out of the property.  
 
Existing vegetation being retained within these buffers may be counted towards meeting 
this requirement. However, such existing vegetation must be detailed on the landscaping 
plan.  

 
2. Submit Tree indicated all significant/historic trees that will be removed as part of this 

project.  
 

3. Submit mitigation planting plan (typically 2 for 1 replacement) for an significant/historic 
trees being removed from the property as part of this project.  
 

4. Submit details on proposed on the type of exterior material proposed for the Phase 2 
building.  
 
 

 
 
 

 
 



Champion
Designs, LLC

2730 Mohican Dr.
Sumter, SC 29150
Ph: 803-934-6256
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PHASE ONE

SITE PLAN

CALL 811

810 Dutch Square Blvd, Suite 320 Columbia, South Carolina 29210 (803) 939-1117
The Palmetto Utility Protection Service, Inc.

3 DAYS BEFORE DIGGING IN SOUTH CAROLINA

CONTRACTOR SHALL CONTACT THE UNDERGROUND LOCATORS EVERY

10 DAYS FOR AN UPDATE TO UTILITY LOCATIONS.

Exhibit 3
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PHASE TWO

SITE PLAN

CALL 811

810 Dutch Square Blvd, Suite 320 Columbia, South Carolina 29210 (803) 939-1117
The Palmetto Utility Protection Service, Inc.

3 DAYS BEFORE DIGGING IN SOUTH CAROLINA

CONTRACTOR SHALL CONTACT THE UNDERGROUND LOCATORS EVERY

10 DAYS FOR AN UPDATE TO UTILITY LOCATIONS.
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