
 

Case # BZA-12-23-00741 

Charleston County BZA Meeting of April 1, 2024 

 

Applicant/Property Owner: Andrew Greenspan of GHP Main LLC  
 

Representative:   Jake Serrano of Live Oak Consultants, LLC 
 

Property Location:     860 Main Road – Johns Island 
 

TMS#:    250-00-00-002 

 

Zoning District: Main Road Corridor Overlay (Belvedere-Main Commercial 
[BMC]) Zoning District 

 

Request: Variance request to exceed the maximum seventy percent 
(70%) impervious surface coverage for proposed 
commercial flex space use.    

  
Requirement:    

The Charleston County Zoning and Land Development Regulations Ordinance (ZLDR), Chapter 
9 Development Standards, Article 9.3 Off-Street Parking and Loading, Sec. 9.3.7 Design, D. 
Markings and Surface Treatment, 2. Each parking space must be identified by surface markings 
at least four inches in width, which must be visible at all times. Such markings shall be arranged 
to provide for orderly and safe loading, unloading, parking, maneuvering, queuing, and storage of 
vehicles. a. No more than 70 percent of all developable land within Parcels may be impervious, 
unless approved by the Zoning and Planning Director.” 















Proposal: Variance request to exceed the maximum 70% impervious surface coverage for 

proposed commercial flex space use. 
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Staff Review: 

 

The applicant and the property owner, Andrew Greenspan of GHP Main LLC, 

represented by Jake Serrano of Live Oak Consultants, LLC, are requesting a variance to 

exceed the maximum seventy percent (70%) impervious surface coverage for proposed 

commercial flex space use at 860 Main Road on (TMS # 250-00-00-002) on Johns Island.  

 

The 16.27-acre subject property is located in the Main Road Corridor Overlay (Belvedere-

Main Commercial [BMC]) Zoning District. Surrounding properties to the northeast, east, 

and south are also located in the overlay’s BMC Zoning District. There is a property to the 

north located in the Industrial (IN) Zoning District. Adjacent properties to the north and 

east are located in the Agricultural Residential (AGR) Zoning District.  

 

The project is currently in the Site Plan Review process (ZSPR-05-23-00889). The applicant’s 

letter of intent explains, “The Owner is requesting a variance to exceed 70% impervious 

surface in accordance with ZLDR Section 9.3.7.D. The existing site is a fully developed 

16.27-acre site with existing abandoned Building Structures A, B, and C that have been 

present for many years. The site is fully paved with a mixture of asphalt and concrete 

pavements, with the exception of open ditches and grass strips on the perimeter of the 

site that we plan to enhance with vegetated filter strips to improve the stormwater water 

quality runoff off from the site. The site was previously home to the tomato packaging 

facility, which began operating in the 1960s until sometime after the turn of the century. 

Our client, the current owner, purchased the site to re-purpose the property for 

commercial and light industrial flex use. As much as possible, the owner plans to salvage 

the foundation and superstructure of the three (3) existing buildings and the existing 

concrete and asphalt paved areas that are still in usable condition. Within approximately 

75’ of Main Road and 50’ of Belvedere Road, the existing concrete and asphalt paved 

areas will be demolished to allow for planting and installation of landscaping materials 

to establish the required 75’ Right-of-Way Buffer along Main Road and the 50’ Right-of-

Way Buffer along Belvedere Road. A new 10’ wide multi-use path will be constructed 

along Main Road and a 5’ wide sidewalk will be constructed along Belvedere Road. 

Because of the required turn lane improvements on Belvedere Road, the owner will 

provide SCDOT with 10’ of additional Right-of-Way.” 

 

Applicable ZLDR requirement Case # BZA-12-23-00741:  

The Charleston County Zoning and Land Development Regulations Ordinance (ZLDR), 

Chapter 9 Development Standards, Article 9.3 Off-Street Parking and Loading, Sec. 9.3.7 

Design, D. Markings and Surface Treatment, 2. Each parking space must be identified by 

surface markings at least four inches in width, which must be visible at all times. Such 

markings shall be arranged to provide for orderly and safe loading, unloading, parking, 

maneuvering, queuing, and storage of vehicles. a. No more than 70 percent of all 

developable land within Parcels may be impervious, unless approved by the Zoning and 

Planning Director.” 
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History: 

 

The applicant originally requested four (4) variances for proposed commercial flex space 

use. Please see below. These variance requests were heard then deferred by the BZA at 

the February 5, 2024 BZA public hearing.  

 

1. Case # BZA-12-23-00740: Variance request to reduce the required DBH/number of 

trees per acre;  

 

2. Case # BZA-12-23-00741: Variance request to reduce the required minimum thirty 

percent (30%) of parking spaces that must have a pervious surface and to exceed the 

maximum seventy percent (70%) impervious surface coverage;  

 

3. Case # BZA-12-23-00742: Variance request to omit or to reduce the required 8’ 

perimeter landscape area, tree islands, and land use buffers for proposed commercial 

flex space use; and   

 

4. Case # BZA-12-23-00743: Variance request to reduce open space and omit 

foundation plantings for proposed commercial flex space use.    

 

Revised Variance Requests: 

 

The applicant is now requesting a total of two (2) revised variances for proposed 

commercial flex space use:  

 

1. Case # BZA-12-23-00741 (formerly variance # 2): Variance request to exceed the 

maximum seventy percent (70%) impervious surface coverage; and  

 

2. Case # BZA-12-23-00742 (formerly variance # 3): Variance request to omit or to reduce 

the required 8’ perimeter vehicular use landscape area adjacent to other 

commercial/industrial type use, and land use buffers 50’ Type G at AGR parcel (- 036) 

and 60’ Type H where adjacent to AGR parcel with dwelling on site (-135). 

 

Staff conducted site visits on the subject property on January 17 and March 13, 2024. 

Please review the attachments for further information regarding this request. 

 

BZA-12-23-00741: Planning Director Review and Report regarding Approval Criteria of 

§3.10.6: 

 

§3.10.6(1): There are extraordinary and exceptional conditions pertaining to the 

particular piece of property; 

Response: There are extraordinary and exceptional conditions pertaining to the 16.27-
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acre subject property. The applicant’s letter of intent states, “Yes, the 

subject property (currently vacant) was previously used as a tomato 

packaging facility and was abandoned sometime after the turn of the 

century. It was developed and has been in operation since the 1960s. The 

extraordinary and exceptional condition of the site is that it was developed 

with fully paved asphalt and concrete driveway and parking surfaces at a 

time when zoning ordinances did not exist, and it continues to remain in this 

condition today. The current Owner purchased the property in this 

condition. The Owner plans to refurbish the abandoned buildings and upfit 

them for commercial and light industrial flex space. Even though the 

majority of the site is fully paved, the plan is to demolish at least 75’ of the 

existing pavement fronting Main Road and at least 50’ of the existing 

pavement fronting Belvedere Road to allow for the planting of a 75’ 

landscape Right-of-Way Buffer on Main Road and 50’ landscape Right of 

Way Buffer on Belvedere Road The site currently has an impervious area of 

85.95%. After the proposed development has been constructed, the site will 

have an impervious area of 78.46%, a reduction of 7.49%. Please refer to 

Sheets C0-03 and C0-04 for existing and proposed area tabulations.” 

Therefore, the request may meet this criterion. 

 

§3.10.6(2): These conditions do not generally apply to other property in the vicinity; 

Response: These conditions do not generally apply to other property in the vicinity. The 

applicant’s letter of intent states, “No, these conditions do not generally 

apply to other properties in the vicinity. Most properties in the near vicinity 

are vacant commercial lots or much smaller commercial parcels. Due to 

the large existing building sizes, and available existing concrete and 

asphalt pavement, demolishing pavement to reduce the impervious area 

would significantly impact required parking spaces and maneuverability 

on required driveways. Again, the large building sizes and fully paved 

asphalt and concrete surfaces area unique to the subject property.” 

Therefore, the request may meet this criterion. 

 

§3.10.6(3): Because of these conditions, the application of this Ordinance to the 

particular piece of property would effectively prohibit or unreasonably 

restrict the utilization of the property; 

Response: The application of this Ordinance, Chapter 9 Development Standards, 

Article 9.3 Off-Street Parking and Loading, Sec. 9.3.7 Design, D.2. Markings 

and Surface Treatment to 860 Main Road may unreasonably restrict the 

utilization of the property. The applicant’s letter of intent states, “The 

requirement of limiting the impervious area to 70% usually works for 

undeveloped sites. Given that that the prior tomato packaging facility had 

large buildings with fully paved asphalt and concrete built out surfaces, 

currently comprising 85.95% impervious area, applying the strict 70% 
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requirement of the ordinance will effectively prohibit and restrict the 

utilization of the property.” Therefore, the request may meet this criterion. 

 

§3.10.6(4): The authorization of a variance will not be of substantial detriment to 

adjacent property or to the public good, and the character of the zoning 

district will not be harmed by the granting of the variance; 

Response: The authorization of this variance request may not be of substantial 

detriment to the adjacent properties and to the public good, and the 

character of the Main Road Corridor Overlay (Belvedere-Main Commercial 

[BMC]) Zoning District may not be harmed if the variance is granted. The 

applicant’s letter of intent states, “No, the authorization of the variance will 

not be a substantial detriment to adjacent properties or the public good. In 

fact, the site has been sitting idle for some time now and the authorization 

of the variance will result in the beautification of the existing building 

structures. Additionally, we are adding significant 75’ and 50’ landscape 

Right-of-Way Buffers along Main Road and Belvedere Road respectively, 

which will screen the proposed development from most of the public view. 

Granting of the variances will in no way harm the character of the zoning 

district.” Therefore, the request may meet this criterion.  

 

§3.10.6(5): The Board of Zoning Appeals shall not grant a variance the effect of which 

would be to allow the establishment of a use not otherwise permitted in a 

zoning district, to extend physically a nonconforming use of land, or to 

change the zoning district boundaries shown on the official zoning map.  

The fact that property may be utilized more profitably, should a variance 

be granted, may not be considered grounds for a variance; 

Response: The variance does not allow a use that is not permitted in this zoning district, 

nor does it extend physically a nonconforming use of land or change the 

zoning district boundaries. Therefore, the request meets this criterion.  

  

§3.10.6(6): The need for the variance is not the result of the applicant’s own actions; 

Response: The need for the variance may not be the result of the applicant’s own 

actions. The applicant’s letter of intent states, “The need for variance is not 

the result of the applicant’s actions. The Owner purchased the site with 

existing buildings and pavements. Our client is proposing to make 

improvements to the site that was developed by others at a time when no 

zoning ordinances existed.” Therefore, the request may meet this criterion. 

 

§3.10.6(7): Granting of the variance does not substantially conflict with the 

Comprehensive Plan or the purposes of the Ordinance; 

Response: Granting of the variance may not substantially conflict with the    

Comprehensive Plan or the purposes of the Ordinance if the Board finds that 

the strict application of the provisions of the Ordinance results in an 
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unnecessary hardship. In addition, the applicant’s letter of intent states, 

“Granting of the variance does not substantially conflict with the 

Comprehensive Plan. The variance to not exceed the 70% impervious area 

will allow the development to keep the existing building footprints. The 

proposed development to refurbish the existing Building Structures A, B and 

C and convert them to a commercial and light industrial flex space will 

preserve the historical value of the site and its economic value having 

served the community as a place for employment to many of its citizens in 

the past and the years to come.” Therefore, the request may meet this 

criterion.    

 

Board of Zoning Appeals’ Action: 

 

According to Article 3.10 Zoning Variances, Section §3.10.6 Approval Criteria of the 

Charleston County Zoning and Land Development Regulations Ordinance (ZLDR), 

(adopted July 18, 2006), The Board of Zoning Appeals has the authority to hear and 

decide appeals for a Zoning Variance when strict application of the provisions of this 

Ordinance would result in unnecessary hardship (§3.10.6A).  A Zoning Variance may be 

granted in an individual case of unnecessary hardship if the Board of Zoning Appeals 

makes and explains in writing their findings (§3.10.6B Approval Criteria). 

 

In granting a variance, the Board of Zoning Appeals may attach to it such conditions 

regarding the location, character, or other features of the proposed building or structure 

as the Board may consider advisable to protect established property values in the 

surrounding area or to promote the public health, safety, or general welfare (§3.10.6C). 

   

The Board of Zoning Appeals may approve, approve with conditions or deny Case BZA-

12-23-00741 [Variance request to exceed the maximum seventy percent (70%) 

impervious surface coverage for proposed commercial flex space use at 860 Main Road 

on (TMS # 250-00-00-002) on Johns Island] based on the BZA’s “Findings of Fact”, unless 

additional information is deemed necessary to make an informed decision. In the event 

the BZA decides to approve the application, Staff recommends the following condition: 

 

1. Prior to zoning permit approval, the applicant shall complete the Site Plan Review 

process. 
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