South Carolina General Assembly
126th Session, 2025-2026

H. 5113

STATUS INFORMATION

General Bill
Sponsors: Reps. Brewer, M.M. Smith, Guffey, B. Newton, Lawson, Sessions, Robbins, Gatch, Neese, Kirby, Waters, C. Mitchell, Yow, Atkinson, Forrest, Gagnon, Guest, Hayes, Herbkersman, Hiott, J.L. Johnson and Wooten
Document Path: LC-0401DG26.docx

Introduced in the House on February 5, 2026
Currently residing in the House Committee on Labor, Commerce and Industry

Summary: Modular Homes


HISTORY OF LEGISLATIVE ACTIONS

	Date	Body	Action Description with journal page number	
	2/5/2026	House	Introduced and read first time
 
	2/5/2026	House	Referred to Committee on Labor, Commerce and Industry

View the latest  legislative information  at the website


VERSIONS OF THIS BILL

02/05/2026




[bookmark: open_doc_here]







A bill

TO AMEND THE SOUTH CAROLINA CODE OF LAWS BY ADDING SECTION 6‑29‑735 SO AS TO PROHIBIT LOCAL GOVERNMENTS FROM PREVENTING THE CONTINUANCE OF LAWFUL NONCONFORMING USE OF PROPERTY WHEN A PREEXISTING MANUFACTURED HOME OR MOBILE HOME IS REPLACED WITH A NEW MANUFACTURED HOME OR MOBILE HOME, TO PROVIDE EXCEPTIONS, AND TO PROVIDE DEFINITIONS; AND BY AMENDING SECTION 23‑43‑85, RELATING TO STANDARDS FOR PLACEMENT OF MODULAR HOMES; DISPLAY MODELS, SO AS TO PROVIDE THAT THE SECTION APPLIES TO ON‑FRAME MODULAR HOMES AND TO REMOVE A FIVE‑YEAR RESTRICTION ON DISPLAY MODELS BEING USED FOR RESIDENTIAL USE.

[bookmark: ew_2180d0299]Be it enacted by the General Assembly of the State of South Carolina:

[bookmark: bs_num_1_e848e0966][bookmark: dl_f65c4a620]SECTION 1.	Article 5, Chapter 29, Title 6 of the S.C. Code is amended by adding:

[bookmark: ns_T6C29N735_71534b3e2][bookmark: up_94d87425d]	Section 6‑29‑735. (A) As used in this section, the term:
[bookmark: ss_T6C29N735S1_lv1_a253af101]		(1) “Manufactured home” or “mobile home” means a structure, not including a modular home, designed for temporary or permanent habitation and constructed to permit its transport on wheels, temporarily or permanently attached to its frame, from its place of construction or sale to a location where it is intended to be a housing unit or a storage unit.
[bookmark: ss_T6C29N735S2_lv1_d8f6b31c9]		(2) “New home” means a manufactured home purchased from either the original manufacturer or a dealer in the ordinary course of the dealer’s business and has never been titled or previously occupied.
[bookmark: ss_T6C29N735S3_lv1_a4676b92d]		(3) “Single‑family dwelling” means a manufactured home or mobile home used as a single‑family residence.
[bookmark: ss_T6C29N735SB_lv2_3944e62bb]	(B) Notwithstanding the provisions of Section 6‑29‑730 or another provision of law, when there is a replacement of a preexisting manufactured home or mobile home with a new home within a manufactured home community or mobile home park, or on any other residential land, a local government may not adopt or enforce any zoning decision or zoning ordinance, or any other regulation or restriction, or impose any conditions on the new home, the property upon which the home sits, or the owner’s property that were not required of the preexisting home, home site, or property, that would prevent the continuance of the property owner’s lawful nonconforming use that had existed relating to the preexisting home, the property upon which the home sat, or the owner’s property.
[bookmark: ss_T6C29N735SC_lv2_b7aa74f73]	(C) The provisions of subsection (B) do not apply if:
[bookmark: ss_T6C29N735S1_lv1_c8091eed7]		(1) a discontinuance is necessary for the safety of life or property;
[bookmark: ss_T6C29N735S2_lv1_068ec1c77]		(2) the nonconforming use has been discontinued for the period of time established by ordinance which may not be less than twelve months, unless the discontinuance is caused by circumstances outside the control of the property owner;
[bookmark: ss_T6C29N735S3_lv1_987a53c77]		(3) the replacement home would result in a change from the lawful nonconforming use as a single‑family dwelling to another type of dwelling; or
[bookmark: ss_T6C29N735S4_lv1_305fe35a7]		(4) the replacement home results in an obstruction to a shared driveway or shared sidewalk providing vehicular or pedestrian access to other homes and uses, unless the property owner makes modifications to the shared driveway or shared sidewalk that extinguishes the obstruction or the effects of the obstruction.

[bookmark: bs_num_2_2ffad2ee1][bookmark: dl_0b8f0ea8b]SECTION 2.	Section 23‑43‑85 of the S.C. Code is amended to read:

[bookmark: cs_T23C43N85_a2d720ff7][bookmark: ss_T23C43N85SA_lv1_84dbc9bde]	Section 23‑43‑85.	(A) A single‑family on‑frame modular home manufactured after January 1, 2005, must meet the following standards to be certified for placement in this State:
[bookmark: ss_T23C43N85S1_lv2_9f54f29e5]		(1) Roof pitch. For homes with a single predominant roofline, the pitch of the roof must be at least five feet rise for every twelve feet of run;
[bookmark: ss_T23C43N85S2_lv2_d2f948d55]		(2) Eave projections. The eave projections of the roof must be at least ten inches, not including a gutter around the perimeter of the home unless the roof pitch is at least seven feet rise for every twelve feet of run;
[bookmark: ss_T23C43N85S3_lv2_38de28734]		(3) Exterior wall. The height of the exterior wall must be at least seven feet six inches for the first story;
[bookmark: ss_T23C43N85S4_lv2_f58fffaf3]		(4) Siding and roofing materials. The materials and texture of the exterior materials must be compatible in composition, appearance, and durability to the exterior materials commonly used in standard residential construction.
[bookmark: ss_T23C43N85SB_lv1_a4c1f0bc3]	(B) A single‑family modular home placed in the State after January 1, 2005, must meet the foundation requirements provided by the State in this subsection:
[bookmark: ss_T23C43N85S1_lv2_026b1c7f6]		(1) A perimeter wall located under the exterior walls of the home, whether load‑bearing or nonload‑bearing, must be constructed of brick, masonry, or other permanent material commonly used in standard residential construction, consistent with surrounding residential structures, and in accordance with the International Residential Code as adopted by the South Carolina Department of Labor, Licensing and Regulation. All modular manufacturers shall submit with the plan set for each building to the department’s Modular Buildings Program a minimum foundation design.
[bookmark: ss_T23C43N85S2_lv2_bae83aaae]		(2) A home located in a coastal or flood plain area may require piling or other special foundation designs. These foundations must be designed by a registered professional engineer or architect and are subject to review and approval by the local jurisdiction and not by the Modular Buildings Program. A perimeter wall constructed of brick, masonry, or other materials to enclose the foundation of the home may be a requirement of the design.
[bookmark: ss_T23C43N85SC_lv1_0e96d926d]	(C) An appeal for a variance from a certification standard or a foundation requirement described in this section may be taken in the same manner as provided in Section 23‑43‑120.
[bookmark: ss_T23C43N85SD_lv1_608a09c68]	(D) A single‑family modular home used as a display model may be placed for its first residential use in this State if:
[bookmark: ss_T23C43N85S1_lv2_a761f3810]		(1) it bears a valid modular home label issued pursuant to this chapter;
[bookmark: ss_T23C43N85S2_lv2_d8cb8127e]		(2) it meets the appropriate wind and seismic requirements in effect when the label was issued;
[bookmark: ss_T23C43N85S3_lv2_2990217bf]		(3) it has not been altered from its original design; and
[bookmark: up_96da70b09]		(4) it was manufactured within five years before the placement for first residential use;  and
[bookmark: ss_T23C43N85S4_lv2_04dd5b246]		(5)(4) the seller provides the purchaser with written notice that the home meets the appropriate code requirements in effect at the time of manufacture, and may or may not meet the code requirements in effect at the time of placement for residential use.

[bookmark: bs_num_3_lastsection][bookmark: eff_date_section]SECTION 3.	This act takes effect upon approval by the Governor.
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