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Exhibit 1  
 



Note to file: 

Per the aƩached leƩer from Rob Wilson and Calvin Nester, the following uses are not allowed in the 

commercial porƟon (TMS 3010000034) of PD‐73E:  

‐ Repair and Maintenance Services (Vehicle Service, Limited, including AutomoƟve Oil Change or 

LubricaƟon Shops, or Car Washes);  

‐ Tobacconists; 

‐ Hotels or Motels; 

‐ Retail Liquor Stores; 

‐ Gas StaƟons; and 

‐ Convenience Stores. 

1/7/25 

Andrea N. Melocik‐White, AICP, Deputy Director 
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Joel H. Evans, PLA, AICP 

Director 

 
ZONING/PLANNING DEPARTMENT 

843.202.7200 
Fax: 843.202.7218 

Lonnie Hamilton, III  
Public Services Building 
4045 Bridge View Drive 

North Charleston, SC 29405-7464 

 

   
        MEMORANDUM 

 
TO:  File 
 
DATE:  March 15, 2023 
 
SUBJECT: PD-73C, Hunt Club Planned Development 

 
 
This memo serves as clarification for the following items in the approved Hunt Club Planned Development (PD-
73C): 
 

• The maximum height requirement for commercial buildings is 35’; 
 

• Accessory structures must meet the principal structure setbacks identified in the PD guidelines, provided, 
however, that accessory dwelling units, including accessory dwelling units located above detached 
garages, are not permitted; 
 

• Accessory dwelling units, including accessory dwelling units located above detached garages, are not 
permitted;  
 

• The front yard setback for Single Family Residential (detached) is 25 feet, provided, however, that 
unheated, covered porches may extend no more than 3 feet into the required 25 foot front yard setback; 
and 
 

• The Planning Director may approve the location of fences in wetland buffers provided that fences: 
o Do not exceed 4 feet in height or as approved by the HOA; and 
o Are not located more than 10 feet into the buffer. 

 
• Signage for the commercial areas shall comply with the sign regulations in effect at the time of application 

submittal. 
 

The current ZLDR in effect shall apply to all areas of this PD where not covered by the PD regulations and 
guidelines per County Council approval letter for PD-73A. 



Hunt Club Community

Planned Development PD 73-E Guidelines 

I. PURPOSE, INTENT AND OBJECTIVES

The following guidelines have been created to direct the proposed Planned Development of 
507.62 total acres (Approximately 265 Wetlands and 245 Uplands) along Bees Ferry Road in 
Charleston County (TMS # 301 - 00 - 00 - 034). This parcel is to be developed, as a single family 
residential and single family attached residential with front commercial acreage. 

The Charleston County Planning Department has requested that Rainbow Development Group, 
LLC submit the Hunt Club Community as a Planned Development District. Rainbow 
Development Group, LLC has employed Mr. Will Connor, Connor Engineering, Inc., to prepare 
the necessary surveys, site planning and engineering design to assure an attractive community for 
the West Ashley, St. 
Andrews District. 

II. EXISTING SITE INFORMATION

Existing Owners – Rainbow Development Group, LLC 
1901 Ashley River Road, 7-B  
Charleston, SC  29407 

Hunt Club Properties, LLC  
1901 Ashley River Road, 7-B 
Charleston, SC 29407 

Owners Representative – Mr. Calvin R. Nester 
1901 Ashley River Road, 7-B 
Charleston, SC  29407 

Existing zoning – Planned Development – 73 

Site Soils:  Mp    -   Mine pits and dumps 
Wa -   Wadmalaw fine sandy loam  
Yo - Yonges loamy fine sand 
HoA - Hockley loamy fine sand 0 to 2% slopes 
HoB - Hockley loamy fine sand 2 to 6% slopes 
WgB - Wagram loamy fine sand 

Final Approved 
9/28/2021

PD-73E



Sc      -    Santee clay loam 
 
Potable water and sanitary sewer will be provided by the Charleston CPW. A copy of the CPW 
commitment letter is included in these planned development guidelines. 
 
Water: 24” water main in Main Road and Bees Ferry Road R/W. New 16” water main in Bear 
Swamp Road R/W. 
 
Sewer: Gravity sanitary sewer in Bear Swamp Road R/W. 
 
Property is in flood zones A13 (Elev. 7), A15 (Elev.10), zone B and zone C as per community 
panel 455413 02256/455413 02866, dated July 15, 1988. 
 
Existing topography averages between elevations 15 and 5 with attractive slopes throughout the 
property. 

 

III. LAND USE/SITE DEVELOPMENT CONCEPT 
 
Our client, Rainbow Development Group, has worked with your staff to develop a 
comprehensive site plan for the Hunt Club Community that follows the recommendations from 
the Planning Department staff. Connor Engineering has prepared a plan for the zoning of 
approximately 245 acres of land that includes: 505 single family detached and attached 
residential units; Residential recreational facilities; 15 acres of Bees Ferry frontage property for 
light commercial properties: 34 acres of property adjoining the Bees Ferry Land fill for self 
storage facilites: and, an Assisted Living Facility fronting on Bear Swamp Road as previously 
approved. The resulting site plan sensitively responds to 265 acres of undisturbed wetlands and 
other site features in a way to maximize tree preservation and enhance the site’s natural beauty. 
The natural beauty of the wetlands with its magnificent trees and plant life are part of the overall 
nature theme of the Hunt Club. As noted in the Charleston County Ordinance “Trees enhance the 
Low country quality of life as a sacred and inseparable part of its historical legacy.” Both the 
residential and commercial lots of this new community will meet all zoning requirements 
necessary for compliance. 
  
There is a courtly entrance area from Bees Ferry Road, beautifully landscaped, leading through 
the commercial properties to the residential semi-private neighborhood. The Hunt Club 
Recreational Facility will allow residents joyful access to relaxation and group gatherings in a 
natural setting. Walking trails through the wetlands will allow a nice stroll or jog. The untouched 
wetlands will also maintain a sense of seclusion for the neighborhood setting. 
 
The commercial properties shall blend in with the natural habitat. The intent of the commercial 
development is to allow a harmonious and homogeneous transition into the residential 
development. Building design shall be of a commercial/residential village nature with the 
purpose of introducing the community and visitors to the natural beauty of the low country 
setting. 
 



1. Allowed Commercial /Office/Residential Uses:  
 

a. Small Animal Boarding (enclosed building)  
b. Financial Services 
c. Safety Services  
d. Food Sales  
e. Liquor Sales  
f. Offices  
g. Condominiums 
h. Personal Improvement Services  
i. Retail Services and Sales 
j. Self- Storage 
k. Single family attached and detached 
l. Allow residential use (condominiums) one or more floor levels above retail 

commercial uses. 
m. Allow for a borrow pit (excavating) only to create recreational lakes along the 

portion of the property (approximately 60 acres) adjoining the Bees Ferry 
Landfill. Dirt shall be removed offsite. 

n. All as defined in the Charleston County Zoning & Land Development 
Regulations except as noted. 

 
2. The following are additional allowed land uses for the commercial portion of TMS# 301-

00-00-034 and not for the other commercial properties in the PD or the residential portion 
of TMS# 301-00-00-034: 

 
a. DAY CARE SERVICES 

i. Adult Day Care Facilities 
ii. Child Day Care Facilities, including Group Day Care Home or Child Care 

Center 
b. EDUCATIONAL SERVICES 

i. Personal Improvement Education, Professional tutorial Education, 
including Fine Arts 

ii. Schools or Automobile Driving Schools 
c. HEALTH CARE SERVICES 

i. Medical Office or Outpatient Clinic, including Psychiatrist Offices, 
Chiropractic Facilities, or Ambulatory Surgical Facilities, orthodontia, 
dental 

ii. Health Care Laboratories, including Medical Diagnostic or Dental 
Laboratories 

d. ANIMAL SERVICES 
i. Kennel 

ii. Pet Stores or Grooming Salons 
iii. Veterinarian Services 

e. FINANCIAL SERVICES 
i. Banks 



ii. Financial Services 
f. FOOD SERVICES AND DRINKING PLACES 

i. Restaurant, Fast Food, including Snack or Nonalcoholic and alcoholic 
Beverage Bars 

ii. Restaurant, General, including Cafeterias, Diners, Delicatessens, or Full-
Service Restaurants 

g. OFFICES 
i. Administrative or Business Office, including Bookkeeping Services, 

Couriers, Insurance Offices, Personnel Offices, Real Estate Services, 
Secretarial Services or Travel Arrangement Services 

ii. Government Office 
iii. Professional Office, including Accounting, Tax Preparation, Architectural, 

Engineering, or Legal Services 
h. RENTAL AND LEASING SERVICES 

i. Consumer Goods Rental Centers 
ii. Consumer Goods Rental Service, including Electronics, Appliances, 

Formal Wear, Costume, Video or Disc, Home Health Equipment, 
Recreational Goods, or other Household Items 

i. RETAIL SALES 
i. Building Materials or Garden Equipment and Supplies Retailers 

ii. Hardware Stores 
iii. Home Improvement Centers 
iv. Garden Supplies Centers 
v. Outdoor Power Equipment Stores 

vi. Pain, Varnish, or Wallpaper Stores 
vii. Food Sales, including Grocery Stores, Meat Markets or Butchers, Retail 

Bakeries, or Candy Shops 
viii. Beer or Wine Sales 

ix. Retail Sales or Services, General 
x. Art, Hobby, Musical Instrument, Toy, Sporting Goods, or Related Products 

Store 
xi. Clothing, Piece Goods, Shoes, Jewelry, Luggage, Leather Goods or Related 

Products Store 
xii. Drug Stores or Pharmacies 

xiii. Duplicating or Quick Printing Services 
xiv. Electronics, Appliance, or  Related Products Store 
xv. Florist 

xvi. Furniture, Cabinet, Home Furnishings, or Related Products Store 
xvii. Private Postal or Mailing Service 

xviii. Retirement Housing 
xix. Independent & Assisted Living 
xx. Religious, Civic, Professional and Similar Organizations 

xxi. Business, Professional, Labor or Political Organizations 
xxii. Social or Civic Organizations 



xxiii. Religious Assembly 
 

3. The following are prohibited uses for TMS# 301-00-00-034: 
 

a. GAS Stations/Convenience Stores 
b. Retail Liquor Stores 

 

IV. SETBACK/LOT/HEIGHT/COVERAGE/WETLANDS AND WATERWAY 
CRITERIA 
 

1. The entire property shall comply with setback requirements as set forth in the Charleston 
County Zoning Ordinance except where noted. Any proposed change to the approved 
Planned Development Guidelines for the Hunt Club Planned Development (73) shall 
require an amendment to the Planned Development that shall be processed as a Planned 
Development amendment following the procedures prescribed in the Charleston County 
Zoning and Land Development Regulations Ordinance. 

 
2. Setbacks:      

 
Front yard  Rear yard Side yard   

 
Single Family Residential   22  25  5’/8’ 
Single Family Attached Residential 20  10  10* 
Commercial Lots    25  10  5 
 
* On all non-attached sides 

 
3. Building height for single family residential shall be 40' maximum. 
4. Maximum building coverage will be 35% for single family residential. 
5. Maximum building coverage will be 60% for single family attached. 
6. On lots having more than one side fronting on a street, one side shall be designated the 

front and one side shall be designated the side. The setbacks for the front and side yards 
shall then be applied. 

7. Maximum commercial building coverage will be 50%. 
8. Minimum lot width of 70’ for single family residential, except cul-de-sacs, and in 

roadway curves which shall have a minimum frontage of 30'. Minimum lot size of 8,000 
sq ft. unless otherwise noted. 

9. Minimum lot width of 18’ for single family attached residential. Minimum lot size of 
1,400 sq ft. unless otherwise noted. 

10. Attached single family residential shall contain no more that 8 units per building 
structure. 

11. Wetlands and Waterway standards are intended to provide an unobstructed, unoccupied 
open area between the furthermost projection of a structure and all waterways and salt 
water critical lines. The purpose of these required buffers is to provide a visual and 
spatial buffer between development and the County's salt water wetlands and waterways 



and to protect water quality and wildlife habitat. Buffers with a minimum depth of 35 feet 
shall be provided along all waterways (not drainage ditches) and saltwater critical lines. 
The minimum lot width standards of the underlying zoning district shall apply at the 
required buffer setback line. Vision corridors may be established within required 
waterway and wetland buffers, provided that they not exceed 33 percent of the total 
buffer length. Vision corridors may be free of vegetation, provided that the following 
shall never be removed: A. live oaks with a diameter breast height of 12 inches or 
greater; and, B. any tree (except a pine) with a diameter breast height of 18 inches or 
greater. All existing vegetation shall be preserved within required buffers, unless 
expressly approved by the Planning Director, and the Homeowners Association (HOA). 
When no vegetation exists within required buffers, the buffers shall be landscaped with a 
minimum of 4 canopy trees, 6 understory trees and 15 shrubs per 100 linear feet of buffer 
area. Plant material shall be selected from the List of Native and Naturalized Species or 
such other species that is expressly approved by the Planning Director and the HOA. 
Every part of a required waterway or wetland buffer must be open and unobstructed from 
the ground to the sky except for trees, shrubbery or other landscape features; bulkheads; 
docks; rip rap; and unpaved walkways. 

 
12. Buffering on Bees Ferry Road shall be in accordance with the Charleston County Unified 

Development Ordinance. 
 

V. OFF STREET PARKING 
 
1. Parking will meet residential requirements for residential areas and commercial 

requirements for commercial areas. 
 

VI. LANDSCAPING REQUIREMENTS 
 
1. Landscaping shall flow throughout the community and will follow or surpass the 

Charleston County standards unless other wise noted. 
 
2. The Hunt Club theme promotes tree protection and preservation. As described in the 

Charleston County Ordinance, “Trees play a critical role in purifying air and water, 
providing wildlife habitat, and enhancing natural drainage of storm water and sediment 
control.” Tree Protection shall be a priority for the community and shall follow 
Charleston County Standards. 
 

3. Where retail development areas utilize shared parking and shared access easements and 
parking area or drive aisle is adjacent to and internal to the commercial development 
area,  individual commercial parcels shall be exempt from the provisions of ZLDR 
9.5.3.A.   When perimeter parking is adjacent to a  non-retail use, perimeter landscaping 
shall be required pursuant to ZLDR 9.5.3.A. 

 
 



 

VII. SIGNAGE 
 
1. Entrance identification signage and landscaping will blend in with the nature theme 

and be allowed at the entrance into the residential area as shown on the plans and will 
adhere to guidelines set forth in the Charleston County Zoning Ordinance. 

 

VIII. STREET/STORM DRAINAGE 
 
1. The road system shall be asphalt with roadside ditches from the Bees Ferry entrance 

through the commercial property up to the residential entrance as shown on the site plans. 
All right of way widths shall be a minimum of 50 feet and roads shall be constructed to 
Charleston County Road Standards for Paved Streets. 

 
2. Paving of the road system shall be asphalt, must meet county approvals, and will be 

dedicated to the public unless other wise noted. 
 
3. Storm drainage must be approved by the Charleston County Public Works Department. 

Water runoff from buildings, drives and parking areas shall be managed and treated to 
meet the necessary agency approvals and preserve environmental standards. 

 
4. A comprehensive drainage study for the project will be submitted to and approved by the 

Charleston County Public Works Department prior to the approval of any phase of the 
proposed construction. The study will include upstream drainage areas as determined 
from aerial photos, USGS quadrangle maps, and ground investigation. Downstream 
drainage will also be addressed to US 17 and will continue as needed downstream to the 
marsh. Wetland hydrology will be determined, to include the 25-year crest elevation, the 
100- year flood zone (as shown on the FEMA flood maps), the normal water elevation in 
the wetlands, necessary pond outfall elevations, and the impact of lowland flooding. The 
FEMA flood map indicates a varying 100-year flood elevation of 7.00 MSL to 10.00 
MSL in the vicinity. Finished floor elevations will be mandated significantly higher than 
10.00 MSL. Any improvements to the existing drainage system called for by the drainage 
study must be identified and associated with a defined construction phase. 

 
5. Construction traffic will be handled to ensure construction vehicles will be routed away 

from newly approved roadways. The construction accesses (by phase) are shown on the 
planned development layout plan. 

 
6. We have met with the OCRM (Rob Mikell and Jeff Thompson) concerning the wetland 

master plan and the proposed plan is feasible. The road crossings as shown are typical for 
this type project. The Corps of Engineers typically permits these types of crossings based 
on compliance with state, federal, and local agencies comments. OCRM has indicated the 
standard requirements of undisturbed wetland buffers, crossing pipes, erosion control and 
Best Management practices. The wetlands have been delineated and the delineation has 



been approved by the Corps of Engineers. Wetland fill permits have also been approved 
for the required wetland crossings. 

 

IX. UTILITIES 
 
1. The appropriate utilities have been contacted and the utilities will be extended per the 

phasing of the project, as the project is constructed. Commitments have been made by 
Charleston CPW, SCE&G, and BellSouth for sewer, water, power, and phone. The 
SCDOT, St. Andrews Fire Department, and St. Andrews PSD have reviewed the 
development plan and have indicated no problems with the conceptual plan. 

 

X. DEVELOPMENT SCHEDULE 
  
1. Phase I construction is complete. This phase consisted of the build out of approximately 

3889 LF of road, water, and sewer to accommodate approximately 65 lots. 
 
2. Phase II construction is complete. This phase consisted of the build out of approximately 

3,700 LF of road, water, and sewer to accommodate approximately 77 lots. 
 
3. Phase III is currently under construction. This will encompass the build out of 

approximately 1668 LF of road, water and sewer to accommodate 33 lots. The estimated 
remaining build out time for Phase III is 3 months. 

 
4. The development of the remaining residual property will be phased as the market 

demands. This will allow the marketing trends to help guide the continuing build-out of 
Hunt Club. A maximum of 330 total single family residential and/or single family 
attached units will be developed. The total number of 505 dwelling units will remain 
unchanged from the previously approved Planned Development PD-73. 
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Hunt Club Community 

Planned Development PD 73-C Guidelines 

 

 

 

 

I.   PURPOSE, INTENT AND OBJECTIVES 

 

The following guidelines have been created to direct the proposed Planned         

Development of 507.62 total acres (Approximately 265 Wetlands and 245 Uplands) 

along Bees Ferry Road in Charleston County (TMS # 301 - 00 - 00 - 034).  This 

parcel is to be developed, as a single family residential and single family attached 

residential with front commercial acreage. 

 

The Charleston County Planning Department has requested that Rainbow 

Development Group, LLC submit the Hunt Club Community as a Planned 

Development District.  Rainbow Development Group, LLC has employed Mr. Will 

Connor, Connor Engineering, Inc., to prepare the necessary surveys, site planning and 

engineering design to assure an attractive community for the West Ashley, St. 

Andrews District. 

 

  

II.  EXISTING SITE INFORMATION 

 

 Existing Owners -  Rainbow Development Group, LLC 

                                    1901 Ashley River Road, 7-B 

                       Charleston, SC  29407 

 

          Hunt Club Properties, LLC 

                         1901 Ashley River Road, 7-B 

                         Charleston, SC 29407    

 

 Owners Representative – Mr. Calvin R. Nester 

                          1901 Ashley River Road, 7-B 

                                         Charleston, SC  29407 

 

 Applicant - Rainbow Development Group, LLC 

                    1901 Ashley River Road, 7-B 

                     Charleston, SC  29407 

 



 Existing zoning – Planned Development – 73  

 

 

 Site Soils:  Mp     -    Mine pits and dumps 

                   Wa     -    Wadmalaw fine sandy loam 

                   Yo      -    Yonges loamy fine sand 

                   HoA   -    Hockley loamy fine sand 0 to 2% slopes 

                   HoB   -    Hockley loamy fine sand 2 to 6% slopes 

                   WgB  -     Wagram loamy fine sand 

                   Sc       -     Santee clay loam 

 

 Potable water and sanitary sewer will be provided by the Charleston CPW.  A 

copy of the CPW commitment letter is included in these planned development 

guidelines. 

 

 Water:       24” water main in Main Road and Bees Ferry Road R/W.  New 16”            

water main in Bear Swamp Road R/W. 

 

 Sewer:       Gravity sanitary sewer in Bear Swamp Road R/W. 

 

 Property is in flood zones A13 (Elev. 7),  A15 (Elev.10), zone B and zone C as 

per community panel 455413 02256/455413 02866, dated July 15, 1988.  

 

 Existing topography averages between elevations 15 and 5 with attractive slopes 

throughout the property. 

 

 

III.  LAND USE/SITE DEVELOPMENT CONCEPT 

 

Our client, Rainbow Development Group, has worked with your staff to develop a 

comprehensive site plan for the Hunt Club Community that follows the 

recommendations from the Planning Department staff.  Connor Engineering has 

prepared a plan for the zoning of approximately 245 acres of land that includes: 505 

single family detached and attached residential units; Residential recreational 

facilities; 15 acres of Bees Ferry frontage property for light commercial properties:  

34 acres of property adjoining the Bees Ferry Land fill for self storage facilites: and, 

an Assisted Living Facility fronting on Bear Swamp Road as previously approved.  

The resulting site plan sensitively responds to 265 acres of undisturbed wetlands and 

other site features in a way to maximize tree preservation and enhance the site’s 

natural beauty.  The natural beauty of the wetlands with its magnificent trees and 

plant life are part of the overall nature theme of the Hunt Club.  As noted in the 

Charleston County Ordinance “Trees enhance the Low country quality of life as a 

sacred and inseparable part of its historical legacy.”  Both the residential and 

commercial lots of this new community will meet all zoning requirements necessary 

for compliance.   

 



There is a courtly entrance area from Bees Ferry Road, beautifully landscaped, 

leading through the commercial properties to the residential semi-private 

neighborhood.  The Hunt Club Recreational Facility will allow residents joyful 

access to relaxation and group gatherings in a natural setting.  Walking trails through 

the wetlands will allow a nice stroll or jog.  The untouched wetlands will also 

maintain a sense of seclusion for the neighborhood setting.   

 

The commercial properties shall blend in with the natural habitat.  The intent of the 

commercial development is to allow a harmonious and homogeneous transition into 

the residential development.  Building design shall be of a commercial/residential 

village nature with the purpose of introducing the community and visitors to the 

natural beauty of the low country setting.   

 

Allowed Commercial /Office/Residential Uses: 

 Small Animal Boarding (enclosed building) 

 Financial Services 

 Safety Services 

 Food Sales 

 Liquor Sales 

 Offices 

 Condominiums 

 Personal Improvement Services 

 Retail Services and Sales 

 Service Station 

     Self Storage 

     Single family attached and detached  

Allow residential use (condominiums) one or more floor levels above retail 

commercial uses. 

Allow for a borrow pit (excavating) only to create  recreational lakes along the 

portion of the property (approximately 60 acres) adjoining the Bees Ferry 

Landfill.  Dirt shall be removed offsite.  

All as defined in the Charleston County Zoning & Land Development Regulations 

except as noted.   

 

 

IV.   SETBACK/LOT/HEIGHT/COVERAGE/WETLANDS AND WATERWAY                

 CRITERIA 

 

A.  The entire property shall comply with setback requirements as set forth in the    

Charleston County Zoning Ordinance except where noted.  Any proposed 

change to the approved Planned Development Guidelines for the Hunt Club 

Planned Development (73) shall require an amendment to the Planned 

Development that shall be processed as a Planned Development amendment 

following the procedures prescribed in the Charleston County Zoning and 

Land Development Regulations Ordinance. 

 

JLilly
Text Box
See added uses on next page



JLilly
Text Box
Include the Following allowed uses:DAY CARE SERVICES   Adult Day Care Facilities   Child Day Care Facilities, including Group Day Care Home or Child Care CenterEDUCATIONAL SERVICES   Personal Improvement Education, Professional tutorial Education, including Fine Arts Schools or    Automobile Driving SchoolsHEALTH CARE SERVICES   Medical Office or Outpatient Clinic, including Psychiatrist Offices, Chiropractic Facilities, or Ambulatory    Surgical Facilities, orthodontia, dental   Health Care Laboratories, including Medical Diagnostic or Dental LaboratoriesANIMAL SERVICES   Kennel   Pet Stores or Grooming Salons   Veterinarian ServicesFINANCIAL SERVICES   Banks   Financial ServicesFOOD SERVICES AND DRINKING PLACES   Restaurant, Fast Food, including Snack or Nonalcoholic and alcohilic Beverage Bars   Restaurant, General, including Cafeterias, Diners, Delicatessens, or Full-Service RestaurantsOFFICES   Administrative or Business Office, including Bookkeeping Services, Couriers, Insurance Offices Personnel Offices, Real Estate Services, Secretarial Services or Travel Arrangement Services   Government Office   Professional Office, including Accounting, Tax Preparation, Architectural, Engineering, or Legal ServicesRENTAL AND LEASING SERVICES   Consumer Goods Rental Centers   Consumer Goods Rental Service, including Electronics, Appliances, Formal Wear, Costume, Video or     Disc, Home Health Equipment, Recreational Goods, or other Household ItemsREPAIR AND MAINTENANCE SERVICES   Vehicle Service, Limited, including Automotive Oil Change or Lubrication Shops, or Car WashesRETAIL SALES   Building Materials or Garden Equipment and Supplies Retailers   Hardware Stores   Home Improvement Centers   Garden Supplies Centers   Outdoor Power Equipment Stores   Pain, Varnish, or Wallpaper Stores   Food Sales, including Grocery Stores, Meat Markets or Butchers, Retail Bakeries, or Candy Shops   Liquor, Beer, or Wine Sales   Retail Sales or Services, General   Art, Hobby, Musical Instrument, Toy, Sporting Goods, or Related Products Store   Clothing, Piece Goods, Shoes, Jewelry, Luggage, Leather Goods or Related Products Store   Convenience Stores   Drug Stores or Pharmacies   Duplicating or Quick Printing Services   Electronics, Appliance, or Related Products Store   Florist   Furniture, Cabinet, Home Furnishings, or Related Products Store   Private Postal or Mailing Service   TobacconistRetirement Housing   Independent & Assisted LivingHotels or MotelsReligious, Civic, Professional and Similar Organizations  Business, Professional, Labor or Political Organizations  Social or Civic Organizations  Religious AssemblySpecific to Use:Service Station/Gas Stations Service stations •Service station/gas stations adjacent to Bees Ferry Road may be situated such that the pump canopy faces Bees Ferry Road.  A landscaper buffer type S4 shall be required in accordance with the ZLDR 9.5.4.    •ZLDR 9.6.3.E.6 shall not apply to service stations/gas stations within the Hunt Club Planned Development; however, all other requirements of ZLDR 9.6.3.E. shall apply.      



                  Setbacks:                                     Front yard   Rear yard   Side yard 

  

       Single Family Residential                 22               25            5’/8’ 

 

                  Single Family Attached Residential    20              10             10 (on all non- 

                      attached sides) 

                     

       Commercial Lots                                25               10              5 

 

B.  Building height for single family residential shall be 40' maximum. 

C.  Maximum building coverage will be 35% for single family residential. 

D.  Maximum building coverage will be 60% for single family attached. 

E.  On lots having more than one side fronting on a street, one side shall be 

designated the front and one side shall be designated the side.  The setbacks 

for the front and side yards shall then be applied. 

F.  Maximum commercial building coverage will be 50%. 

G.  Minimum lot width of 70’ for single family residential, except cul-de-sacs, 

and in roadway curves which shall have a minimum frontage of 30'.   

Minimum lot size of 8,000 sq ft. unless otherwise noted. 

H.  Minimum lot width of 18’ for single family attached residential.   Minimum 

lot size of 1,400 sq ft. unless otherwise noted. 

I.  Attached single family residential shall contain no more that 8 units per 

building structure. 

J.  Wetlands and Waterway standards are intended to provide an unobstructed, 

unoccupied open area between the furthermost projection of a structure and all 

waterways and salt water critical lines.  The purpose of these required buffers 

is to provide a visual and spatial buffer between development and the 

County's salt water wetlands and waterways and to protect water quality and 

wildlife habitat. Buffers with a minimum depth of 35 feet shall be provided 

along all waterways (not drainage ditches) and saltwater critical lines. The 

minimum lot width standards of the underlying zoning district shall apply at 

the required buffer setback line.  Vision corridors may be established within 

required waterway and wetland buffers, provided that they not exceed 33 

percent of the total buffer length. Vision corridors may be free of vegetation, 

provided that the following shall never be removed:  A. live oaks with a 

diameter breast height of 12 inches or greater; and, B. any tree (except a pine) 

with a diameter breast height of 18 inches or greater. All existing vegetation 

shall be preserved within required buffers, unless expressly approved by the 

Planning Director, and the Homeowners Association (HOA). When no 

vegetation exists within required buffers, the buffers shall be landscaped with 

a minimum of 4 canopy trees, 6 understory trees and 15 shrubs per 100 linear 

feet of buffer area.  Plant material shall be selected from the List of Native and 

Naturalized Species or such other species that is expressly approved by the 

Planning Director and the HOA. Every part of a required waterway or wetland 

buffer must be open and unobstructed from the ground to the sky except for 

trees, shrubbery or other landscape features; bulkheads; docks; rip rap; and 

unpaved walkways.  



K.  Buffering on Bees Ferry Road shall be in accordance with the Charleston 

County Unified Development Ordinance. 

 

 

V.   OFF STREET PARKING 

 

 A.  Parking will meet residential requirements for residential areas and         

commercial requirements for commercial areas. 

 

 

VI.   LANDSCAPING REQUIREMENTS 

 

A.  Landscaping shall flow throughout the community and will follow or surpass 

the Charleston County standards unless other wise noted. 

 

B.  The Hunt Club theme promotes tree protection and preservation.  As 

described in the Charleston County Ordinance, “Trees play a critical role in 

purifying air and water, providing wildlife habitat, and enhancing natural 

drainage of storm water and sediment control.”  Tree Protection shall be a 

priority for the community and shall follow Charleston County Standards. 

 

 

 

 

VII.  SIGNAGE 

 

A.  Entrance identification signage and landscaping will blend in with the nature 

theme and be allowed at the entrance into the residential area as shown on the 

plans and will adhere to guidelines set forth in the Charleston County Zoning 

Ordinance. 

 

 

VIII.   STREET/STORM DRAINAGE     

 

A.  The road system shall be asphalt with roadside ditches from the Bees Ferry 

entrance through the commercial property up to the residential entrance as 

shown on the site plans.  All right of way widths shall be a minimum of 50 

feet and roads shall be constructed to Charleston County Road Standards for 

Paved Streets. 

    

B.  Paving of the road system shall be asphalt, must meet county approvals, and 

will be dedicated to the public unless other wise noted. 

 

C.  Storm drainage must be approved by the Charleston County Public Works 

Department.  Water runoff from buildings, drives and parking areas shall be 

JLilly
Text Box
C.  Where retail development areas utilize shared parking and shared access easements and parking area or drive aisle is adjacent to and internal to the commercial development area,  individual commercial parcels shall be exempt from the provisions of ZLDR 9.5.3.A.   When perimeter parking is adjacent to a  non-retail use, perimeter landscaping shall be required pursuant to ZLDR 9.5.3.A.



managed and treated to meet the necessary agency approvals and preserve 

environmental standards. 

 

D.  A comprehensive drainage study for the project will be submitted to and 

approved by the Charleston County Public Works Department prior to the 

approval of any phase of the proposed construction.  The study will include 

upstream drainage areas as determined from aerial photos, USGS quadrangle 

maps, and ground investigation.  Downstream drainage will also be addressed 

to US 17 and will continue as needed downstream to the marsh.  Wetland 

hydrology will be determined, to include the 25-year crest elevation, the 100-

year flood zone (as shown on the FEMA flood maps), the normal water 

elevation in the wetlands, necessary pond outfall elevations, and the impact of 

lowland flooding.  The FEMA flood map indicates a varying 100-year flood 

elevation of 7.00 MSL to 10.00 MSL in the vicinity.  Finished floor elevations 

will be mandated significantly higher than 10.00 MSL.  Any improvements to 

the existing drainage system called for by the drainage study must be 

identified and associated with a defined construction phase. 

 

E.  Construction traffic will be handled to ensure construction vehicles will be 

routed away from newly approved roadways.  The construction accesses (by 

phase) are shown on the planned development layout plan. 

 

F.  We have met with the OCRM (Rob Mikell and Jeff Thompson) concerning 

the wetland master plan and the proposed plan is feasible.  The road crossings 

as shown are typical for this type project.  The Corps of Engineers typically 

permits these types of crossings based on compliance with state, federal, and 

local agencies comments.  OCRM has indicated the standard requirements of 

undisturbed wetland buffers, crossing pipes, erosion control and Best 

Management practices.  The wetlands have been delineated and the 

delineation has been approved by the Corps of Engineers.  Wetland fill 

permits have also been approved for the required wetland crossings.  

 

                                 

IX.  UTILITIES 

 

A.  The appropriate utilities have been contacted and the utilities will be extended 

per the phasing of the project, as the project is constructed.  Commitments 

have been made by Charleston CPW, SCE&G, and BellSouth for sewer, 

water, power, and phone.  The SCDOT, St. Andrews Fire Department, and St. 

Andrews PSD have reviewed the development plan and have indicated no 

problems with the conceptual plan.  

             

 

X.  DEVELOPMENT SCHEDULE 

 



A.  Phase I construction is complete. This phase consisted of the build out of 

approximately 3889 LF of road, water, and sewer to accommodate 

approximately 65 lots.   

 

B.  Phase II construction is complete.  This phase consisted of the build out of 

approximately 3,700 LF of road, water, and sewer to accommodate 

approximately 77 lots.   

 

C.  Phase III is currently under construction.  This will encompass the build out of 

approximately 1668 LF of road, water and sewer to accommodate 33 lots.  

The estimated remaining build out time for Phase III is 3 months. 

 

D.  The development of the remaining residual property will be phased as the 

market demands.  This will allow the marketing trends to help guide the 

continuing build-out of Hunt Club.  A maximum of 330 total single family 

residential and/or single family attached units will be developed. The total 

number of 505 dwelling units will remain unchanged from the previously 

approved Planned Development PD-73.   
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Permit4045 Bridge View Drive

North Charleston, SC 29405

Phone: (843) 202-7200

Fax: (843)202-7222

Permit #. ZONE-11-24-21013
Permit Type: Zoning Permit

Work Class: Bldg. - Commercial
Permit Status: ACTIVE

Expires: Issue Date: 11/13/2024

ZONING PERMIT APPLICATION:  ZonA-11-24-06920

Project Address Parcel Number District

30100008091184 BEES FERRY RD, 103 UNIT
JOHNS ISLAND, SC 29455

St. Andrews PSD/SAPP

Flood Zone: AE - 9 Tax District #: T.D. 6-2

Applicant Information

 

Address Phone Cell

MONTHER ALMADHRAHI (313) 564-9292

Contractor(s) Address Phone Contractor Type

Invoice # Paytype Total Fees Amount Paid Amount Due

$50.00Credit Card01208961

$0.00$50.00 $50.00

Proposed Construction / Details

Valuation:

 0.00Total Sq Ft:

$0.00ZONING APPROVAL FOR UPFIT OF SUITE 1043 "540 TOBACCO AND VAPE". A RETAIL 
ESTABLISHMENT ONLY. HOURS OF OPERATION 9AM-9 PM 7 DAYS A WEEK WITH ONE EMPLOYEE. 
AFTER UPFIT WORK IS COMPLETED. SEND COPY OF C.O. TO Z/P TO ESTABLISH THE BUSINESS. 
BUSINESS LICENSE REQUIRED. ANY NEW SIGNAGE WILL REQUIRE SEPARATE ZONING REVIEW AND 
APPROVAL.

_______________THIS WORK WILL BE DONE BY ME, THE OWNER, BY MEMBERS OF MY IMMEDIATE FAMILY OR BY A FULL TIME REGULAR EMPLOYEE NOT HIRED 

FOR THIS PARTICULAR JOB.  WORK DONE BY OTHER THAN ABOVE IS A VIOLATION OF THE LAW AND WOULD VOID THIS PERMIT AND COULD RESULT IN 

PROSECUTION.

IT IS UNDERSTOOD AND AGREED BY THE UNDERSIGNED THAT THE APPROVAL OF THIS APPLICATION DOES NOT CONSTITUTE A PRIVILEGE TO VIOLATE THE 

ORDINANCES OF THE COUNTY OF CHARLESTON; AND THAT ANY ALTERATION OR CHANGE FROM THIS APPLICATION WITHOUT THE APPROVAL OF THE BUILDING 

OFFICIAL SHALL CONSTITUTE SUFFICIENT GROUNDS FOR THE REVOCATION OF ANY PERMIT.  THIS PERMIT IS EXPRESSLY CONDITIONED UPON THE ACCURACY 

OF THE INFORMATION SUBMITTED BY THE APPLICANT.  PERMIT WORK WILL BE VOIDED IF WORK IS NOT STARTED WITHIN SIX (6) MONTHS OR IF WORK IS 

STOPPED FOR A PERIOD OF SIX (6) MONTHS.

DATE:  11/13/2024

SIGNATURE OF OWNER.  CONTRACTOR, AGENT

APPROVED BY:  PLANNING OFFICIAL

Wednesday, November 13, 2024
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Ross A. Appel 

Phone: (843) 937-9798 
Fax: (843) 937-0706 

         Ross@mklawsc.com 
 

 
 
 

 
January 31, 2025 

 
VIA E-MAIL ONLY 
Joel Evans 
Charleston County Planning and Zoning Director 
4045 Bridge View Dr.  
North Charleston, SC 29405-7464 
JEvans@charlestoncounty.org 
 

Re:  Hunt Club Planned Development  
Appeal of Zoning-Related Administrative Decision 

 
Dear Joel: 
 
 I hope this finds you well. My firm represents Hunt Club Medical, LLC (“HCM”), the 
owner of 1184 Bees Ferry Road, Johns Island, SC 29455 (TMS No. 301-00-00-809) (the 
“Property”).  
 

On November 11, 2024, HCM entered into a lease agreement (the “Lease”) with Chillaxe 
Tobacco and Vapor 3, LLC (the “Tenant”) for Unit 103 on the Property.1 On November 12, 2024, 
the Tenant submitted a Letter of Intent to the County for “a tobacco and vape shop” at the 
Premises.2 On November 13, 2024, the County issued the Tenant a Zoning Permit for the Premises 
bearing Permit No. ZONE-11-24-21013 (the “Permit”).3 The Permit states, in relevant part, as 
follows: “ZONING APPROVAL FOR UPFIT OF SUITE 1043 “540 TOBACCO AND VAPE. A 
RETAIL ESTABLISHMENT ONLY.”  

 
On January 7, 2025, Ms. Melocik-White, Deputy Director, Charleston County Zoning and 

Planning Department, e-mailed Jack Coupland, a representative of HCM, informing him that “per 
the Council approval of the most recent Hunt Club Planned Development Zoning District 
amendment, vape shops (considered tobacconists) are not allowed.”4 It is unclear at this time 
whether the Permit has been revoked. However, it appears that is a possibility given the January 
7, 2025 e-mail. 

 
 

1 Exhibit A 
2 Exhibit B 
3 Exhibit C 
4 Exhibit D 

mailto:Ross@mklawsc.com
mailto:JEvans@charlestoncounty.org
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Should the Permit be revoked based on the County’s new use interpretation, this will almost 
certainly force the Tenant to terminate the Lease. Should that occur, HCM will suffer severe 
financial damages. Specifically, HCM will lose $518,968 in total base rent over the Tenant’s 5-
year term, plus landlord recovery income of $16,618 per year. HCM is also obligated to pay 
$15,569.04 in leasing commissions and thousands of dollars in attorneys fees, which are still 
accruing. In this market, it will take a year or longer to locate and secure a replacement tenant.  

 
This letter serves as HCM’s timely appeal of the administrative zoning interpretation 

contained in the January 7, 2025 e-mail, pursuant to Article 3.13 of the ZLDR. HCM has standing 
to appeal pursuant to Section 3.13.2, ZLDR because it claims a “substantial interest” in the decision 
of the administrative official. Enclosed, please find a check in the amount of $250.00 for the filing 
fee. HCM’s grounds for appeal follow. 
 
 The Property is zoned Hunt Club Planned Development Zoning District (the “PD”). The 
most recent amendment to the PD was adopted on September 28, 2021 via Ordinance No. 2173 
(the “Amendment”).5 Section II.B of the Amendment reads as follows: 
 

The PD Development Plan submitted by the applicant and identified as the “Hunt 
Club Community Planned Development PD-73E Guidelines” submitted March 31, 
2021, including the conditions of approval attached thereto as Exhibit “A” and 
made part of this Ordinance by reference, approved by County Council as Planned 
Development 73E or PD-73E, is incorporated herein by reference, and shall 
constitute the PD Development Plan for the parcels identified above. 

 
The list of allowed uses in the March 2021 submittal, which Section II.B of the Amendment 
incorporates by reference, expressly allows “tobacconist” under the heading “Retail Sales.”6 This 
is the controlling law at the time of Permit issuance, and the use is vested under South Carolina 
law. 
 

This strict reading of the Amendment is supported by South Carolina’s special rule of 
statutory construction in the context of zoning and land use regulations, which provides as follows: 
 

It is a well-founded principle of law that “statutes or ordinances in derogation of 
natural rights of persons over their property are to be strictly construed as they are 
in derogation of the common law right to use private property so as to realize its 
highest utility and should not be impliedly extended to cases not clearly within their 
scope and purpose. It follows that the terms limiting the use of the property must 
be liberally construed for the benefit of the property owner.” 
 

Helicopter Solutions, Inc. v. Hinde, 414 S.C. 1, 13, 776 S.E.2d 753, 759 (Ct. App. 2015) (citing 
Purdy v. Moise, 223 S.C. 298, 302, 75 S.E.2d 605, 607 (1953)); Keane v. Hodge, 292 S.C. 459, 
465, 357 S.E.2d 193, 196 (Ct. App. 1987) (holding that while “[l]ocal governments have wide 
latitude to enact ordinances regulating what people can do with their property,” they “must draft 
their ordinances so that people can have a clear understanding as to what is permitted and what is 

 
5 Exhibit E 
6 Exhibit F, page 27 of the PDF. 
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not. Otherwise, we must construe such ordinances to allow people to use their property so as to 
realize its highest utility.”). 
 

The document titled “Exhibit ‘A’ – PD-73E Conditions of Approval” attached to the 
Amendment cannot be read to eliminate uses permitted in the March 2021 submittal. This 
document is not referenced anywhere in Section II.B of the Amendment or elsewhere in the 
Amendment. Moreover, by its express terms “Exhibit ‘A’ – PD-73E Conditions of Approval” 
states the uses listed therein “add the following uses” – not remove any uses previously approved. 
For these reasons, “tobacconist” remains a permitted, by-right use on the Property, and the Permit 
was properly issued. 
 
 Given the foregoing, HCM respectfully requests the Board of Zoning Appeals reverse the 
January 7, 2025 zoning interpretation and confirm the Permit for the Tenant remains valid under 
the Amendment and vested against future zoning amendments. 
 

This appeal was filed to ensure HCM’s rights are preserved. HCM remains hopeful a 
reasonable resolution can be reached with the County. We look forward to future positive 
collaboration. If you have any questions, please do not hesitate to contact me. 
 

      Respectfully, 
 
McCULLOUGH KHAN APPEL  

   

 

Ross A. Appel 

Enclosures 
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1

From: Andrea Melocik-White <AMWhite@charlestoncounty.org>  
Sent: Tuesday, January 7, 2025 3:24 PM 
To: Jack Coupland <jcoupland@adamspropgroup.com> 
Cc: Joel Evans <JEvans@charlestoncounty.org>; Ronda Williams <RWilliams@charlestoncounty.org> 
Subject: Proposed Vape Shop - Hunt Club Commercial Development 
  

Hi Mr. Coupland, 
  

 You don't often get email from amwhite@charlestoncounty.org. Learn why this is important   



2

It was nice speaking with you today.  As we discussed, per the Council approval of the most recent Hunt Club Planned 
Development Zoning District amendment, vape shops (considered tobacconists) are not allowed.  AƩached, please find 
the following documentaƟon: 
- LeƩer from Rob Wilson, applicant for the most recent Hunt Club PD amendment, and Calvin Nester requesƟng 

removal of several uses, including tobacconists, from their PD amendment applicaƟon; 
- AdopƟon ordinance for the most recent Hunt Club PD amendments (note it lists only allowed uses); and 
- The PD amendments submiƩed as part of the original applicaƟon for these amendments in March of 2021 (see the 

list of allowed uses on page 27 – it includes tobacconists, one of the uses which was ulƟmately removed upon 
Council approval of the applicaƟon). 

  
Please contact us with any quesƟons. 
  
Kind regards, 
  
Andrea N. Melocik-White 
Andrea N. Melocik-White, AICP 
  
Deputy Director, Charleston County Zoning & Planning Department 
4045 Bridge View Drive 
North Charleston, SC  29405 
(843) 202-7219/202-7218 (fax) 
amwhite@charlestoncounty.org 
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#2173                                      Adopted: 09/28/2021 
 

 AN ORDINANCE 
REZONING THE REAL PROPERTIES LOCATED AT 1200-1310 WHITE TAIL 
PATH, 1400-1570 GATOR TRAK, 600-1069 HUNT CLUB RUN, 1200-1224 
PALUSTRINE CT, 1200-1234 WALLEY CORNER, 1050-1080 SHIPTON CT, 
1400-1480 SAINT HUBERT WAY, 1100-1160 IDBURY LN, 1400-1460 
TEABERRY PATH, 1400-1559 BROCKENFELT DR, 2000-2110 SYREFORD CT, 
800-875 BIBURY CT, 1100-1199 QUICK RABBIT LOOP, 1260 & 1198 BEES 
FERRY RD, FROM HUNT CLUB PLANNED DEVELOPMENT ZONING 
DISTRICT (PD-73C), TO HUNT CLUB PLANNED DEVELOPMENT ZONING 
DISTRICT (PD-73E). 
 

WHEREAS, the properties located at 1200-1310 White Tail Path, 1400-1570 Gator Trak, 
600-1069 Hunt Club Run, 1200-1224 Palustrine Ct, 1200-1234 Walley Corner, 1050-1080 
Shipton Ct, 1400-1480 Saint Hubert Way, 1100-1160 Idbury Ln, 1400-1460 Teaberry Path, 1400-
1559 Brockenfelt Dr, 2000-2110 Syreford Ct, 800-875 Bibury Ct, 1100-1199 Quick Rabbit Loop, 
1260 & 1198 Bees Ferry Rd, identified as parcel identification number 286-00-00-043, 286-00-
00-001 through -068, 286-00-00-070 through -297, 286-00-00-299 through -381, 301-00-00-006, 
301-00-00-034, 301-00-00-544, 301-00-00-682, and 301-00-00-698, are currently zoned Hunt 
Club Planned Development Zoning District (PD-73C), Hunt Club PD; and 

WHEREAS, the applicant seeks to rezone to Hunt Club Planned Development Zoning 
District (PD-73E); and  

WHEREAS, the applicant has submitted a complete application for PD Development Plan 
approval pursuant to Article 4.23 of the Charleston County Zoning and Land Development 
Regulations (ZLDR); and 

WHEREAS, the Charleston County Planning Commission reviewed the proposed PD 
Development Plan and adopted a resolution, by majority vote of the entire membership, 
recommending that the Charleston County Council (“County Council”) disapprove the proposed 
development plan based on the Approval Criteria of Section 4.23.9.E.9 of the ZLDR; and  

WHEREAS, upon receipt of the recommendation of the Planning Commission, County 
Council held at least one public hearing, and after close of the public hearing, County Council 
approved with conditions the proposed PD Amendments based on the Approval Criteria of 
Section 4.23.9.E.9 of Article 4.23 of the ZLDR;  

WHEREAS, County Council has determined the PD Development Plan meets the 
following criteria:  

A.  The PD Development Plan complies with the standards contained in Article 4.23 
of the ZLDR; and 

B.  The development is consistent with the intent of the Charleston County 
Comprehensive Plan and other adopted policy documents; and 

C.  The County and other agencies will be able to provide necessary public services, 
facilities, and programs to serve the development proposed, at the time the 
property is developed.  

NOW, THEREFORE, be ordained it by Charleston County Council, in meeting duly 
assembled, finds as follows: 

SECTION I. FINDINGS INCORPORATED 



The above recitals and findings are incorporated herein by reference and made a part of 
this Ordinance. 

SECTION II.  REZONING OF PROPERTIES  

 A. Rezoning the real properties located at 1200-1310 White Tail Path, 1400-1570 
Gator Trak, 600-1069 Hunt Club Run, 1200-1224 Palustrine Ct, 1200-1234 Walley Corner, 1050-
1080 Shipton Ct, 1400-1480 Saint Hubert Way, 1100-1160 Idbury Ln, 1400-1460 Teaberry Path, 
1400-1559 Brockenfelt Dr, 2000-2110 Syreford Ct, 800-875 Bibury Ct, 1100-1199 Quick Rabbit 
Loop, 1260 & 1198 Bees Ferry Rd, from Hunt Club Planned Development Zoning District (PD-
73C), to Hunt Club Planned Development Zoning District (PD-73E); and 

 B.  The PD Development Plan submitted by the applicant and identified as the “Hunt 
Club Community Planned Development PD-73E Guidelines” submitted March 31, 2021, including 
the conditions of approval attached thereto as Exhibit “A” and made part of this Ordinance by 
reference, approved by County Council as Planned Development 73E or PD-73E, is incorporated 
herein by reference, and shall constitute the PD Development Plan for the parcels identified 
above; and  

C.  Any and all development of PD-73E must comply with the PD Development Plan, 
ZLDR, and all other applicable ordinances, rules, regulations, and laws; and 
 D. The zoning map for parcel identification numbers 286-00-00-043, 286-00-00-001 
through -068, 286-00-00-070 through -297, 286-00-00-299 through -381, 301-00-00-006, 301-00-
00-034, 301-00-00-544, 301-00-00-682, and 301-00-00-698 are amended to PD-73E in 
accordance with Section 4.23.10 of Article 4.23 of the ZLDR. 
 

SECTION III. SEVERABILITY 

 If, for any reason, any part of this Ordinance is invalidated by a court of competent 
jurisdiction, the remaining portions of this Ordinance shall remain in full force and effect. 

SECTION IV.  EFFECTIVE DATE 

 This Ordinance shall become effective immediately upon approval of County Council 
following third reading. 

ADOPTED and APPROVED in meeting duly assembled this September 28, 2021. 

 
 CHARLESTON COUNTY COUNCIL 

 
 

 By: ____________________________  
  Teddie E. Pryor, Sr. 
 Chairman of Charleston County Council 
 
ATTEST: 

By: ____________________________ 
 Kristen L. Salisbury 
 Clerk of Charleston County Council 
 
First Reading:  August 31, 2021 
Second Reading: September 14, 2021 
Third Reading: September 28, 2021 
 



EXHIBIT “A” 
PD-73E CONDITIONS OF APPROVAL  

 
Approval with the following conditions:  
1. Add the following land uses as allowed uses for the commercial portion of TMS# 301-00-00-

034 and not for the other commercial properties in the PD or the residential portion of TMS# 

301-00-00-034: 

a. DAY CARE SERVICES 

i. Adult Day Care Facilities 

ii. Child Day Care Facilities, including Group Day Care Home or Child Care Center 

b. EDUCATIONAL SERVICES 

i. Personal Improvement Education, Professional tutorial Education, including Fine Arts 

ii. Schools or Automobile Driving Schools 

c. HEALTH CARE SERVICES 

i. Medical Office or Outpatient Clinic, including Psychiatrist Offices, Chiropractic 

Facilities, or Ambulatory Surgical Facilities, orthodontia, dental 

ii. Health Care Laboratories, including Medical Diagnostic or Dental Laboratories 

d. ANIMAL SERVICES 

i. Kennel 

ii. Pet Stores or Grooming Salons 

iii. Veterinarian Services 

e. FINANCIAL SERVICES 

i. Banks 

ii. Financial Services 

f. FOOD SERVICES AND DRINKING PLACES 

i. Restaurant, Fast Food, including Snack or Nonalcoholic and alcoholic Beverage Bars 

ii. Restaurant, General, including Cafeterias, Diners, Delicatessens, or Full-Service 

Restaurants 

g. OFFICES 

i. Administrative or Business Office, including Bookkeeping Services, Couriers, 

Insurance Offices, Personnel Offices, Real Estate Services, Secretarial Services or 

Travel Arrangement Services 

ii. Government Office 



iii. Professional Office, including Accounting, Tax Preparation, Architectural, 

Engineering, or Legal Services 

h. RENTAL AND LEASING SERVICES 

i. Consumer Goods Rental Centers 

ii. Consumer Goods Rental Service, including Electronics, Appliances, Formal Wear, 

Costume, Video or Disc, Home Health Equipment, Recreational Goods, or other 

Household Items 

i. RETAIL SALES 

i. Building Materials or Garden Equipment and Supplies Retailers 

ii. Hardware Stores 

iii. Home Improvement Centers 

iv. Garden Supplies Centers 

v. Outdoor Power Equipment Stores 

vi. Pain, Varnish, or Wallpaper Stores 

vii. Food Sales, including Grocery Stores, Meat Markets or Butchers, Retail Bakeries, or 

Candy Shops 

viii. Beer or Wine Sales 

ix. Retail Sales or Services, General 

x. Art, Hobby, Musical Instrument, Toy, Sporting Goods, or Related Products Store 

xi. Clothing, Piece Goods, Shoes, Jewelry, Luggage, Leather Goods or Related 

Products Store 

xii. Drug Stores or Pharmacies 

xiii. Duplicating or Quick Printing Services 

xiv. Electronics, Appliance, or  Related Products Store 

xv. Florist 

xvi. Furniture, Cabinet, Home Furnishings, or Related Products Store 

xvii. Private Postal or Mailing Service 

xviii. Retirement Housing 

xix. Independent & Assisted Living 

xx. Religious, Civic, Professional and Similar Organizations 

xxi. Business, Professional, Labor or Political Organizations 

xxii. Social or Civic Organizations 



xxiii. Religious Assembly 

2. Prohibit gas stations/convenience stores on TMS# 301-00-00-034. 

3. For the commercial portion of TMS# 301-00-00-034: Where retail development areas utilize 

shared parking and shared access easements and parking area or drive aisle is adjacent to 

and internal to the commercial development area, individual commercial parcels shall be 

exempt from the provisions of ZLDR 9.5.3.A (requires buffers around drives and parking and 

other vehicular use areas). When perimeter parking is adjacent to a non-retail use, perimeter 

landscaping shall be required pursuant to ZLDR 9.5.3.A. 

4. No other amendments apply. 
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Stantec Consulting Services Inc. 
4969 Centre Pointe Drive Suite 200, North Charleston SC  29418-6952 

 

      

  

March 24, 2021 
File: 178421002  

Andrea Melocik  
Charleston County Planning Department 
4045 Bridge View Drive 
North Charleston, South Carolina 29405 

Reference: Hunt Club Planned Development – Amendment Submittal 

Dear Ms. Melocik,  

On behalf of our client, Verus Development Partners, and the owner of the parcel, Hunt Club Properties, 
Stantec is pleased to submit the enclosed documentation and request placement on the May 10th Planning 
Commission Meeting for the Planned Development (PD) Amendment for the Hunt Club PD (PD-73-C) 
located at the intersection of Bees Ferry Road and Hunt Club Run.  Included with this submittal are the 
following items: 

1. Project narrative – this cover letter 
2. Original Signed Rezoning Application 
3. Copy of the Recorded Plat 
4. Current, recorded deed  
5. Authorization from the Property Owner  
6. Restrictive Covenant Affidavit 
7. Hold Harmless Agreement 
8. Official HOA Meeting documentation 
9. Application Fee 
10. One digital and one paper Copy of the PD Amendment requests 
11. Sketch Plan for Commercial Development  
12. Aerial with Sketch Plan overlay 

The requested amendment is needed to allow additional uses to the commercial portions of the 
development.  This PD does not intend on changing or modifying the residential part of the 
development plan, however the uses in the PD for commercial development.  The list of uses is to 
limited from what is typical for a commercial development at the entrance to a 505 single family 
community in West Ashley.   

Typical commercial uses that help supply goods and services to residential neighborhoods are small 
restaurants, day care facilities, medical clinics, dentists, veterinarian, to name a few.  All these uses 
are currently not allowed per the current PD. The purpose of this PD amendment is to provide 
commercial services and retail needs that support the residents of Hunt Club and the surrounding area. 

A complete list of proposed uses that the client and property owner has been included within the red 
lines copy of the PD, submitted with this package, see page 4 of the .pdf document.  The wording here 



March 24, 2021 
Andrea Melocik 
Page 2 of 2  

Reference: Hunt Club Planned Development – Amendment Submittal 

  

 

is straight from the current ZRLD in an effort to avoid any confusion or misinterpretation in the future.  
This is the first and most significant amendment to the PD that is requested. 

The second amendment would be to allow the developer of the commercial properties to subdivide the 
commercial development while not having to provide the required exterior parking lot planting buffer 
along these property lines.  The concept of the commercial development would be to design a 
homogeneous development with share parking, drive aisle and pedestrian access, while allowing 
separate ownership of the buildings.  If the exterior parking lot landscaping were to remain, this would 
put a hardship on the development and would result in a loss of parking.  Exterior landscaping is still 
proposed and would be implemented, in addition, interior landscaping will be provided to create a 
welcoming retail complex. 

The last Amendment request would be to allow service stations/gas stations to be situated such that 
the pump along canopy faces Bees Ferry Road.  This is a common practice and is more desirable for 
potential clients.  Buffering along Bees Ferry road would remain and would improve with supplemental 
plantings.  If requested by the County, short masonry walls could be included in the design.  
Additional, greater detail in the architecture of the station building and canopy will be incorporated to 
enhance the street corner. 

On behalf of our client and the property owner, your review of this application is greatly appreciated.  If 
you should have any further questions, need additional information, or would like to set up a meeting 
to discuss, please do not hesitate to call.  Thank you in advance for your time. 

Regards,  

Stantec Consulting Services Inc. 

Josh Lilly, P.E.  
Project Manager 
 
Phone: 843-740-6357  
Josh.lilly@stantec.com 













































 

 

 

 

Hunt Club Community 

Planned Development PD 73-C Guidelines 

 

 

 

 

I.   PURPOSE, INTENT AND OBJECTIVES 

 

The following guidelines have been created to direct the proposed Planned         

Development of 507.62 total acres (Approximately 265 Wetlands and 245 Uplands) 

along Bees Ferry Road in Charleston County (TMS # 301 - 00 - 00 - 034).  This 

parcel is to be developed, as a single family residential and single family attached 

residential with front commercial acreage. 

 

The Charleston County Planning Department has requested that Rainbow 

Development Group, LLC submit the Hunt Club Community as a Planned 

Development District.  Rainbow Development Group, LLC has employed Mr. Will 

Connor, Connor Engineering, Inc., to prepare the necessary surveys, site planning and 

engineering design to assure an attractive community for the West Ashley, St. 

Andrews District. 

 

  

II.  EXISTING SITE INFORMATION 

 

 Existing Owners -  Rainbow Development Group, LLC 

                                    1901 Ashley River Road, 7-B 

                       Charleston, SC  29407 

 

          Hunt Club Properties, LLC 

                         1901 Ashley River Road, 7-B 

                         Charleston, SC 29407    

 

 Owners Representative – Mr. Calvin R. Nester 

                          1901 Ashley River Road, 7-B 

                                         Charleston, SC  29407 

 

 Applicant - Rainbow Development Group, LLC 

                    1901 Ashley River Road, 7-B 

                     Charleston, SC  29407 

 



 Existing zoning – Planned Development – 73  

 

 

 Site Soils:  Mp     -    Mine pits and dumps 

                   Wa     -    Wadmalaw fine sandy loam 

                   Yo      -    Yonges loamy fine sand 

                   HoA   -    Hockley loamy fine sand 0 to 2% slopes 

                   HoB   -    Hockley loamy fine sand 2 to 6% slopes 

                   WgB  -     Wagram loamy fine sand 

                   Sc       -     Santee clay loam 

 

 Potable water and sanitary sewer will be provided by the Charleston CPW.  A 

copy of the CPW commitment letter is included in these planned development 

guidelines. 

 

 Water:       24” water main in Main Road and Bees Ferry Road R/W.  New 16”            

water main in Bear Swamp Road R/W. 

 

 Sewer:       Gravity sanitary sewer in Bear Swamp Road R/W. 

 

 Property is in flood zones A13 (Elev. 7),  A15 (Elev.10), zone B and zone C as 

per community panel 455413 02256/455413 02866, dated July 15, 1988.  

 

 Existing topography averages between elevations 15 and 5 with attractive slopes 

throughout the property. 

 

 

III.  LAND USE/SITE DEVELOPMENT CONCEPT 

 

Our client, Rainbow Development Group, has worked with your staff to develop a 

comprehensive site plan for the Hunt Club Community that follows the 

recommendations from the Planning Department staff.  Connor Engineering has 

prepared a plan for the zoning of approximately 245 acres of land that includes: 505 

single family detached and attached residential units; Residential recreational 

facilities; 15 acres of Bees Ferry frontage property for light commercial properties:  

34 acres of property adjoining the Bees Ferry Land fill for self storage facilites: and, 

an Assisted Living Facility fronting on Bear Swamp Road as previously approved.  

The resulting site plan sensitively responds to 265 acres of undisturbed wetlands and 

other site features in a way to maximize tree preservation and enhance the site’s 

natural beauty.  The natural beauty of the wetlands with its magnificent trees and 

plant life are part of the overall nature theme of the Hunt Club.  As noted in the 

Charleston County Ordinance “Trees enhance the Low country quality of life as a 

sacred and inseparable part of its historical legacy.”  Both the residential and 

commercial lots of this new community will meet all zoning requirements necessary 

for compliance.   

 



There is a courtly entrance area from Bees Ferry Road, beautifully landscaped, 

leading through the commercial properties to the residential semi-private 

neighborhood.  The Hunt Club Recreational Facility will allow residents joyful 

access to relaxation and group gatherings in a natural setting.  Walking trails through 

the wetlands will allow a nice stroll or jog.  The untouched wetlands will also 

maintain a sense of seclusion for the neighborhood setting.   

 

The commercial properties shall blend in with the natural habitat.  The intent of the 

commercial development is to allow a harmonious and homogeneous transition into 

the residential development.  Building design shall be of a commercial/residential 

village nature with the purpose of introducing the community and visitors to the 

natural beauty of the low country setting.   

 

Allowed Commercial /Office/Residential Uses: 

 Small Animal Boarding (enclosed building) 

 Financial Services 

 Safety Services 

 Food Sales 

 Liquor Sales 

 Offices 

 Condominiums 

 Personal Improvement Services 

 Retail Services and Sales 

 Service Station 

     Self Storage 

     Single family attached and detached  

Allow residential use (condominiums) one or more floor levels above retail 

commercial uses. 

Allow for a borrow pit (excavating) only to create  recreational lakes along the 

portion of the property (approximately 60 acres) adjoining the Bees Ferry 

Landfill.  Dirt shall be removed offsite.  

All as defined in the Charleston County Zoning & Land Development Regulations 

except as noted.   

 

 

IV.   SETBACK/LOT/HEIGHT/COVERAGE/WETLANDS AND WATERWAY                

 CRITERIA 

 

A.  The entire property shall comply with setback requirements as set forth in the    

Charleston County Zoning Ordinance except where noted.  Any proposed 

change to the approved Planned Development Guidelines for the Hunt Club 

Planned Development (73) shall require an amendment to the Planned 

Development that shall be processed as a Planned Development amendment 

following the procedures prescribed in the Charleston County Zoning and 

Land Development Regulations Ordinance. 
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Include the Following allowed uses:DAY CARE SERVICES   Adult Day Care Facilities   Child Day Care Facilities, including Group Day Care Home or Child Care CenterEDUCATIONAL SERVICES   Personal Improvement Education, Professional tutorial Education, including Fine Arts Schools or    Automobile Driving SchoolsHEALTH CARE SERVICES   Medical Office or Outpatient Clinic, including Psychiatrist Offices, Chiropractic Facilities, or Ambulatory    Surgical Facilities, orthodontia, dental   Health Care Laboratories, including Medical Diagnostic or Dental LaboratoriesANIMAL SERVICES   Kennel   Pet Stores or Grooming Salons   Veterinarian ServicesFINANCIAL SERVICES   Banks   Financial ServicesFOOD SERVICES AND DRINKING PLACES   Restaurant, Fast Food, including Snack or Nonalcoholic and alcohilic Beverage Bars   Restaurant, General, including Cafeterias, Diners, Delicatessens, or Full-Service RestaurantsOFFICES   Administrative or Business Office, including Bookkeeping Services, Couriers, Insurance Offices Personnel Offices, Real Estate Services, Secretarial Services or Travel Arrangement Services   Government Office   Professional Office, including Accounting, Tax Preparation, Architectural, Engineering, or Legal ServicesRENTAL AND LEASING SERVICES   Consumer Goods Rental Centers   Consumer Goods Rental Service, including Electronics, Appliances, Formal Wear, Costume, Video or     Disc, Home Health Equipment, Recreational Goods, or other Household ItemsREPAIR AND MAINTENANCE SERVICES   Vehicle Service, Limited, including Automotive Oil Change or Lubrication Shops, or Car WashesRETAIL SALES   Building Materials or Garden Equipment and Supplies Retailers   Hardware Stores   Home Improvement Centers   Garden Supplies Centers   Outdoor Power Equipment Stores   Pain, Varnish, or Wallpaper Stores   Food Sales, including Grocery Stores, Meat Markets or Butchers, Retail Bakeries, or Candy Shops   Liquor, Beer, or Wine Sales   Retail Sales or Services, General   Art, Hobby, Musical Instrument, Toy, Sporting Goods, or Related Products Store   Clothing, Piece Goods, Shoes, Jewelry, Luggage, Leather Goods or Related Products Store   Convenience Stores   Drug Stores or Pharmacies   Duplicating or Quick Printing Services   Electronics, Appliance, or Related Products Store   Florist   Furniture, Cabinet, Home Furnishings, or Related Products Store   Private Postal or Mailing Service   TobacconistRetirement Housing   Independent & Assisted LivingHotels or MotelsReligious, Civic, Professional and Similar Organizations  Business, Professional, Labor or Political Organizations  Social or Civic Organizations  Religious AssemblySpecific to Use:Service Station/Gas Stations Service stations •Service station/gas stations adjacent to Bees Ferry Road may be situated such that the pump canopy faces Bees Ferry Road.  A landscaper buffer type S4 shall be required in accordance with the ZLDR 9.5.4.    •ZLDR 9.6.3.E.6 shall not apply to service stations/gas stations within the Hunt Club Planned Development; however, all other requirements of ZLDR 9.6.3.E. shall apply.      



                  Setbacks:                                     Front yard   Rear yard   Side yard 

  

       Single Family Residential                 22               25            5’/8’ 

 

                  Single Family Attached Residential    20              10             10 (on all non- 

                      attached sides) 

                     

       Commercial Lots                                25               10              5 

 

B.  Building height for single family residential shall be 40' maximum. 

C.  Maximum building coverage will be 35% for single family residential. 

D.  Maximum building coverage will be 60% for single family attached. 

E.  On lots having more than one side fronting on a street, one side shall be 

designated the front and one side shall be designated the side.  The setbacks 

for the front and side yards shall then be applied. 

F.  Maximum commercial building coverage will be 50%. 

G.  Minimum lot width of 70’ for single family residential, except cul-de-sacs, 

and in roadway curves which shall have a minimum frontage of 30'.   

Minimum lot size of 8,000 sq ft. unless otherwise noted. 

H.  Minimum lot width of 18’ for single family attached residential.   Minimum 

lot size of 1,400 sq ft. unless otherwise noted. 

I.  Attached single family residential shall contain no more that 8 units per 

building structure. 

J.  Wetlands and Waterway standards are intended to provide an unobstructed, 

unoccupied open area between the furthermost projection of a structure and all 

waterways and salt water critical lines.  The purpose of these required buffers 

is to provide a visual and spatial buffer between development and the 

County's salt water wetlands and waterways and to protect water quality and 

wildlife habitat. Buffers with a minimum depth of 35 feet shall be provided 

along all waterways (not drainage ditches) and saltwater critical lines. The 

minimum lot width standards of the underlying zoning district shall apply at 

the required buffer setback line.  Vision corridors may be established within 

required waterway and wetland buffers, provided that they not exceed 33 

percent of the total buffer length. Vision corridors may be free of vegetation, 

provided that the following shall never be removed:  A. live oaks with a 

diameter breast height of 12 inches or greater; and, B. any tree (except a pine) 

with a diameter breast height of 18 inches or greater. All existing vegetation 

shall be preserved within required buffers, unless expressly approved by the 

Planning Director, and the Homeowners Association (HOA). When no 

vegetation exists within required buffers, the buffers shall be landscaped with 

a minimum of 4 canopy trees, 6 understory trees and 15 shrubs per 100 linear 

feet of buffer area.  Plant material shall be selected from the List of Native and 

Naturalized Species or such other species that is expressly approved by the 

Planning Director and the HOA. Every part of a required waterway or wetland 

buffer must be open and unobstructed from the ground to the sky except for 

trees, shrubbery or other landscape features; bulkheads; docks; rip rap; and 

unpaved walkways.  



K.  Buffering on Bees Ferry Road shall be in accordance with the Charleston 

County Unified Development Ordinance. 

 

 

V.   OFF STREET PARKING 

 

 A.  Parking will meet residential requirements for residential areas and         

commercial requirements for commercial areas. 

 

 

VI.   LANDSCAPING REQUIREMENTS 

 

A.  Landscaping shall flow throughout the community and will follow or surpass 

the Charleston County standards unless other wise noted. 

 

B.  The Hunt Club theme promotes tree protection and preservation.  As 

described in the Charleston County Ordinance, “Trees play a critical role in 

purifying air and water, providing wildlife habitat, and enhancing natural 

drainage of storm water and sediment control.”  Tree Protection shall be a 

priority for the community and shall follow Charleston County Standards. 

 

 

 

 

VII.  SIGNAGE 

 

A.  Entrance identification signage and landscaping will blend in with the nature 

theme and be allowed at the entrance into the residential area as shown on the 

plans and will adhere to guidelines set forth in the Charleston County Zoning 

Ordinance. 

 

 

VIII.   STREET/STORM DRAINAGE     

 

A.  The road system shall be asphalt with roadside ditches from the Bees Ferry 

entrance through the commercial property up to the residential entrance as 

shown on the site plans.  All right of way widths shall be a minimum of 50 

feet and roads shall be constructed to Charleston County Road Standards for 

Paved Streets. 

    

B.  Paving of the road system shall be asphalt, must meet county approvals, and 

will be dedicated to the public unless other wise noted. 

 

C.  Storm drainage must be approved by the Charleston County Public Works 

Department.  Water runoff from buildings, drives and parking areas shall be 

JLilly
Text Box
C.  Where retail development areas utilize shared parking and shared access easements and parking area or drive aisle is adjacent to and internal to the commercial development area,  individual commercial parcels shall be exempt from the provisions of ZLDR 9.5.3.A.   When perimeter parking is adjacent to a  non-retail use, perimeter landscaping shall be required pursuant to ZLDR 9.5.3.A.



managed and treated to meet the necessary agency approvals and preserve 

environmental standards. 

 

D.  A comprehensive drainage study for the project will be submitted to and 

approved by the Charleston County Public Works Department prior to the 

approval of any phase of the proposed construction.  The study will include 

upstream drainage areas as determined from aerial photos, USGS quadrangle 

maps, and ground investigation.  Downstream drainage will also be addressed 

to US 17 and will continue as needed downstream to the marsh.  Wetland 

hydrology will be determined, to include the 25-year crest elevation, the 100-

year flood zone (as shown on the FEMA flood maps), the normal water 

elevation in the wetlands, necessary pond outfall elevations, and the impact of 

lowland flooding.  The FEMA flood map indicates a varying 100-year flood 

elevation of 7.00 MSL to 10.00 MSL in the vicinity.  Finished floor elevations 

will be mandated significantly higher than 10.00 MSL.  Any improvements to 

the existing drainage system called for by the drainage study must be 

identified and associated with a defined construction phase. 

 

E.  Construction traffic will be handled to ensure construction vehicles will be 

routed away from newly approved roadways.  The construction accesses (by 

phase) are shown on the planned development layout plan. 

 

F.  We have met with the OCRM (Rob Mikell and Jeff Thompson) concerning 

the wetland master plan and the proposed plan is feasible.  The road crossings 

as shown are typical for this type project.  The Corps of Engineers typically 

permits these types of crossings based on compliance with state, federal, and 

local agencies comments.  OCRM has indicated the standard requirements of 

undisturbed wetland buffers, crossing pipes, erosion control and Best 

Management practices.  The wetlands have been delineated and the 

delineation has been approved by the Corps of Engineers.  Wetland fill 

permits have also been approved for the required wetland crossings.  

 

                                 

IX.  UTILITIES 

 

A.  The appropriate utilities have been contacted and the utilities will be extended 

per the phasing of the project, as the project is constructed.  Commitments 

have been made by Charleston CPW, SCE&G, and BellSouth for sewer, 

water, power, and phone.  The SCDOT, St. Andrews Fire Department, and St. 

Andrews PSD have reviewed the development plan and have indicated no 

problems with the conceptual plan.  

             

 

X.  DEVELOPMENT SCHEDULE 

 



A.  Phase I construction is complete. This phase consisted of the build out of 

approximately 3889 LF of road, water, and sewer to accommodate 

approximately 65 lots.   

 

B.  Phase II construction is complete.  This phase consisted of the build out of 

approximately 3,700 LF of road, water, and sewer to accommodate 

approximately 77 lots.   

 

C.  Phase III is currently under construction.  This will encompass the build out of 

approximately 1668 LF of road, water and sewer to accommodate 33 lots.  

The estimated remaining build out time for Phase III is 3 months. 

 

D.  The development of the remaining residual property will be phased as the 

market demands.  This will allow the marketing trends to help guide the 

continuing build-out of Hunt Club.  A maximum of 330 total single family 

residential and/or single family attached units will be developed. The total 

number of 505 dwelling units will remain unchanged from the previously 

approved Planned Development PD-73.   
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01/2025 

Zoning and Planning Department 
Joel H. Evans, AICP, PLA, Director 

Lonnie Hamilton III Public Services Building 
4045 Bridge View Drive 

North Charleston, SC 29405 
843.202.7200 

 
 

     Letter of Intent 
(Non-Residential) 

 
Applicant Information 
 

 

First Name: Last Name: 

Your Address:  

Home/Cell Phone #:  

Email Address:  

Property Information 

Business Address:  
Is this your residence? 
Name of Business and/or Project: 
Tax Map #: 
Days of Operation:  Hours of Operation: 
Number of Employees: Zoning District: 

 

 

 
Please provide a detailed explanation of your proposed use: 

 
 
 
 
 
 
 
 
Signature:                                                                                 Date: 

OFFICIAL USE ONLY 
Zoning District:                                                                              Taken in by: 
TMS#: Flood Zone: 
Home Occupation:    ☐  Yes      ☐   No                                Vacant for more than 2 years:  ☐  Yes   ☐     No 
Overlay District:       ☐  Yes      ☐   No                                 Ingress/Egress:  ☐  Private  ☐  Muni  ☐  County  ☐  State 
Name of Overlay District: Drainage Easements:  ☐  Yes     ☐  No 
Approved use?          ☐  Yes      ☐   No  

Approved:                 ☐   Yes     ☐    No        By:                                                       Date: 
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Ross A. Appel 

Phone: (843) 937-9798 

Fax: (843) 937-0706 

         Ross@mklawsc.com 

 

 

 

 

 

March 7, 2025 

 

VIA E-MAIL ONLY 

Joel Evans 

Charleston County Planning and Zoning Director 

4045 Bridge View Dr.  

North Charleston, SC 29405-7464 

JEvans@charlestoncounty.org 

 

Re:  1184 Bees Ferry Road, Suite 103 / Johns Island, SC 29455 

 Legal Support for Letter of Intent Submitted on February 21, 2025 

 

Dear Joel: 

 

 I hope this finds you well. My firm represents Hunt Club Medical, LLC (“HCM”), the 

owner of 1184 Bees Ferry Road, Johns Island, SC 29455 (TMS No. 301-00-00-809) (the 

“Property”). This letter supports the Letter of Intent submitted for the Property on February 21, 

2025 (the “LOI”).  

 

The LOI proposes a retail vape store that will not engage in any tobacco retail sales of any 

kind. Therefore, the use cannot be considered a “Tobacconist” use.1 Rather, it would fall under the 

“Retail Sales or Services, General” use category, which is permitted by-right under the Hunt Club 

PD, as amended. 

 

There is ample legal and factual support for staff to conclude that a vape store is a permitted 

use under the Hunt Club PD, as amended. Please consider the following: 

 

• Zoning ordinances must be strictly construed in favor of the free exercise of property. 

Helicopter Solutions, Inc. v. Hinde, 414 S.C. 1, 13, 776 S.E.2d 753, 759 (Ct. App. 

2015) (citing Purdy v. Moise, 223 S.C. 298, 302, 75 S.E.2d 605, 607 (1953). 

 

• Neither the Hunt Club PD nor the ZLDR specifically prohibit vape stores as a primary use.  

 

 
1 HCM does not concede that “Tobacconist” is a prohibited use under the Hunt Club, PD, as amended, and reserves 

all rights.  

mailto:Ross@mklawsc.com
mailto:JEvans@charlestoncounty.org
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• Tobacco and vape products are fundamentally different because the latter, by definition, 

contains no tobacco. Article 12.2 of the ZLDR provides that terms not specifically defined 

shall have their meaning governed by the Merrian-Webster’s Collegiate Dictionary, 11th 

Edition. 

o The dictionary defines “tobacconist” as “a dealer in tobacco especially at retail.” 

https://www.merriam-webster.com/dictionary/tobacconist  

o E-cigarettes, also known as “vapes,” sometimes contain nicotine, but never contain 

tobacco. https://www.cancer.org/cancer/risk-prevention/tobacco/e-cigarettes-

vaping.html 

 

Since vapes are not tobacco, a “Tobacconist” should be read to apply to tobacco products 

exclusively – not vapes.  

 

• There are several jurisdictions in SC that either specifically address vape stores as a distinct 

use or explicitly distinguish vaping from tobacco. Please consider the enclosed authorities 

from other jurisdictions in South Carolina. 

 

o Myrtle Beach 

▪ TOBACCO AND TOBACCO RELATED PRODUCTS. Items, including 

but not limited to cigarettes and any product containing, made, or derived 

from nicotine or tobacco that is intended for human consumption, whether 

chewed, smoked, absorbed, dissolved, inhaled, snorted, sniffed, or ingested 

by any other means, including by vaping, or any component, part, or 

accessory of a tobacco product; cigars; pipe tobacco, cheroots; stogies; 

perique; granulated, plug cut, crimp cut, ready rubbed, and other smoking 

tobacco; snuff; snuff flour; cavendish; plug and twist tobacco; fine cut and 

other chewing tobaccos; shorts; refuse scraps, clippings, cuttings and 

sweepings of tobacco; dipping tobaccos; and other kinds and forms of 

tobacco. Tobacco excludes any tobacco product that has been approved by 

the United States Food and Drug Administration for sale as a tobacco 

cessation product, as a tobacco dependence product, or for other medical 

purposes, and is being marketed and sold solely for such an approved 

purpose. 

 

o City of Columbia: 

▪ SMOKE OR VAPE SHOP. Any retail store located within the City of 

Columbia, with more than an incidental or ancillary use, that displays, sells, 

distributes, delivers, offers, furnishes or markets one or more of the 

following: 1) alternative nicotine products; 2) vape products; 3) tobacco 

products; 4) cigarettes, cigars, dried or shredded plant material, flowers, 

smoking blends, and similar products that are smoked or inhaled and 

contain Cannabis or Synthetic Cannabinoids; or 5) smoking paraphernalia. 

 

o Goose Creek 

▪ Tobacco/Hookah/Vaping Establishments. An establishment whose 

primary business, in terms of gross floor area or sales, is related to the sale 

https://www.merriam-webster.com/dictionary/tobacconist
https://www.cancer.org/cancer/risk-prevention/tobacco/e-cigarettes-vaping.html
https://www.cancer.org/cancer/risk-prevention/tobacco/e-cigarettes-vaping.html
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of tobacco products or related accessories, hookah products or related 

accessories, other smoking products or related accessories, CBD, or 

electronic nicotine delivery systems or related accessories, for on- or off-

premise use. 

 

o Seneca 

▪ Section 531.4(a) (prohibiting “Vape/alternative tobacco, CBD shops” in the 

Downtown Overlay District) 

 

• Since neither the Hunt Club PD nor the ZLDR specifically address vapes – one way or the 

other – under the rule of strict construction in Helicopter Solutions, Inc. v. Hinde, our 

position is a vape store primary use would be allowed under the Hunt Club PD, as amended, 

as a “Retail Sales or Services, General” use. 

 

HCM reserves all rights. If you have any questions, please do not hesitate to contact me. 

 

      Respectfully, 

 

McCULLOUGH KHAN APPEL  

   

 

Ross A. Appel 

Enclosures 
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