
FALL 2022  |  MODern TIMES  |  1

FALL 2022 VOL. 20,  NO. 2SOUTH CAROLINA MODULAR HOUSING INSTITUTE

The South Carolina modular industry enjoys an over-
sight agency that is receptive to feedback on improving 
and adapting processes to match emerging trends in the 
industry.

These include online processing of shipment labels, 
quick approvals on new plan designs, and a mechanism 
for obtaining variances for new types of construction, all 
things which Maggie Smith had a hand in implementing. 

Smith serves as the Program Coordinator for the SC 
Building Codes Council (SCBCC) under administrator 
Molly Price.

In addition to supervising staff, Smith oversees the 
Modular Building Program. This involves the licensing 
of modular building manufacturers, representatives, and 
third-party inspection agencies, and the review of all 
modular plans submitted to the State for approval.

Smith started her career with the Department of Labor, 
Licensing & Regulation (SCLLR) in the SC Residential 
Builders Commission where she worked for two years 
before moving into her current position with the Building 
Codes Council. Prior to that she graduated from the 
University of South Carolina with a degree in Spanish.

MODULAR LABELS
One major internal change that Smith has seen is the 

way the board handles modular home labels.

In South Carolina, all modular homes must receive a 
label from the SCBCC’s Modular Program certifying that 
the plans have been reviewed and approved. The Modu-
lar Building Program is the agency group that certifies all 
modular home models meet SC building codes.

Industry veterans who have been in the business for over 
a decade will remember that the process of applying for 

and receiving these 
labels could take 
weeks and slow 
down a deal.

Smith and her 
predecessor have 
worked closely 
with the agency’s 
IT department to 
build an online 
portal where 
manufacturers can 
quickly apply for 
and receive approval 

Agency Program Coordinator Maggie Smith
Works to Keep Board Practices Up to Date

of these labels.

“The portal allows licensed manufacturers to submit 
applications and pay fees all online,” Smith says. “Label 
applications are usually approved within one business 
day, and the manufacturer can simply log back into the 
database to print the label.”

ADVICE FOR MEMBERS
One piece of advice that Smith has for all members is to 

keep their contact information on file with the agency up 
to date.

SCLLR regularly sends out important, time-sensitive 
email blasts that include information about code updates 
and license requirements.

Missing these notices can hang up production and delay 
home shipments, especially during years when a new 
code goes into effect.

Smith also invites industry members to reach out to her 
through llr.sc.gov/bcc with any suggestions on how the 
agency can streamline the approval and labeling process.  

Maggie Smith
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State and County Officials Begin Cracking Down on
Unauthorized Tiny Homes

The South Carolina Department of Labor, Licensing & 
Regulation (SCLLR) and the Building Officials Associa-
tion of South Carolina (BOASC) have started a joint 
effort to address the sale of illegal structures being sold 
as tiny homes in the state.

According to BOASC officials, county and local inspec-
tors are seeing an increase in prefabricated structures that 
do not adhere to any state or federal building code 
popping up on private properties across the state.

MODIFIED STORAGE SHEDS
These buildings are created by taking prefabricated 

storage sheds, similar to the ones that are on display 
outside of Lowes or Home Depot, and illegally modify-
ing them to be used as homes.

Storage sheds under 200 square feet are exempt from 
building codes and inspection, so long as they only serve 
the purpose of storage. Modifications such as installing 
plumbing and running electricity change the intent of the 
building and nullify the exemption. As a result, the 
structure is now required by law to follow the SC Resi-
dential Building Code.

CIRCUMVENTING INSPECTIONS
Shawn Brashear, Director of Florence County Planning 

and Zoning and the President of BOASC, says that these 
illegally-modified sheds are being placed without the 
proper inspections.

“Many of these sellers are setting these sheds without 
any kind of inspection,” says Brashear. “They will try to 
run water and electricity from other structures on the 
property to get around the process of working with the 

county to run utilities.”

Once these buildings are set, it is costly, if not impossi-
ble, to get them in compliance with the proper building 
codes.

SALUDA COUNTY ISSUE
The recent experiences of a Saluda County resident 

illustrates how buying one of the uncertified “homes” 
can cause problems for buyers. The homeseller connect-
ed plumbing and electricity from another home on the 
property to completely circumvent the county’s inspec-
tion mechanisms.

People who buy the units will be stuck with a building 
that is too expensive to upgrade to meet the residential 
code. Counties may require them to demolish the modi-
fied shed at their own expense. 

NO CONSUMER PROTECTIONS
The retailers selling these scam homes do not hold any 

licenses from the SC Department of Labor, Licensing & 
Regulation. Because of this, buyers do not have any of 
the consumer protections that they would normally have 
when buying from a traditional modular retailer.

In nearly all cases, the homebuyer will be forced into 
paying for massive renovations of the structure to get it 
up to code, or will pay for the demolition of the structure.

Members are encouraged to report any unlicensed 
practice to the SC Residential Builders Commission 
through their website at llr.sc.gov. 
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211 Prefabricated storage sheds like these are being 
illegally modified and sold as tiny homes.
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The homes ship in dozens of interlocking pieces which 
need to be glued together when assembled.

The modular housing industry has constantly pushed to 
make home production as streamlined and simple as 
possible for the homebuyer, but one international compa-
ny is pushing the limits (legal and otherwise) of this 
concept.

A company titled Shenyang Modern Gardening Engi-
neering Co. out of China is building modular pod struc-
tures and shipping them internationally.

The buildings are sold through AliExpress, a website 
known for discount bulk products, and are broken down 
into pieces to be shipped anywhere in the world.

Shenyang advertises dozens of modular pod homes on 
their page on AliExpress, which currently has no ratings 
or buyer feedback. The buildings vary greatly from unit 
to unit, and the company offers themed homes, such as a 
space station or a hobbit house. The dome or pod is 
broken down into shards that are glued together on site.

The page stays intentionally ambiguous on what they 
refer to these structures as. They switch between “shed,” 
“yurt,” “cabin,” and “modular home.”

SAME STORY, DIFFERENT PAGE
Much like the fake tiny homes discussed on page two, 

these structures are built to no standardized code and are 
illegal to place for residential purposes here in South 
Carolina.

Each pod is delivered with all of the pieces needed and 
includes instructions on how the buyer can build it 
themselves and connect to utilities from existing homes 
on the property.

The installation instructions encourage the homebuyer 
to completely circumvent the inspection process that 

would typically be required with adding a structure like 
this to the property.

These buildings also lack the required ventilation 
needed to safely support kitchens and bathrooms.

A CONTROVERSY IN CODES
Inadequate building codes have always been a point of 

controversy in China. In the early 1990s, an economic 
boom drove up the need for dense housing in urban 
areas, and hundreds of high-rise apartment building 
projects were contracted out to the lowest bidder.

Since then, the country has experienced dozens of major 
structural collapses killing hundreds of people. The most 
recent incident was an apartment building collapse in 
Changsha, a city in eastern China, in April of this year 
that killed 53 people. 

The Strange World of Online Pod Houses
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