Case # BZA-05-24-00788
Charleston County BZA Meeting of July 1, 2024

Applicant: Hank Walpole

Property Owner: Guerry Glover of Long Hill Farms Limited Partnership, L.P.

Property Location: 3621 Bonche Road - Johns Island

TMS#: 215-00-00-190

Zoning District: Rural Agricultural (AG-8) Zoning District

Request: Special Exception request for the establishment of a Resource
Extraction/Mining use in the Rural Agricultural (AG-8) Zoning
District.

Requirement:

The Charleston County Zoning and Land Development Regulations Ordinance (ZLDR), Chapter 6 Use
Regulations, Article 6.1 Use Types and Use Table, Sec. 6.1.3 Special Exception Uses, states, “An “S”
indicates that a use type is allowed only if reviewed and approved in accordance with the Special Exception
procedures of this Ordinance, subject to compliance with use-specific conditions and all other applicable
regulations of this Ordinance.”

Sec. 6.1.6 Table 6.1-1, Use Table, indicates Resource Extraction/Mining in the AG-8 Zoning District is a use
type allowed only if it complies with use-specific conditions of Sec. 6.4.14, all other applicable regulations of
this Ordinance and is approved by the BZA as a Special Exception.

Article 6.4 Use Conditions, Sec. 6.4.14 Resource Extraction, A. Applications: “All uses involving Resource
Extraction shall complete the Site Plan Review process and obtain a Zoning Permit. Prior to Site Plan Review
approval, the applicant shall receive approval or written documentation of exemption from the South Carolina
Department of Health and Environmental Control (SCDHEC).”

C. Special Exceptions: “Resource Extraction uses that do not meet the conditions of Sec. 6.4.14.D below shall
comply with the Special Exception procedures of this Ordinance and all requirements of sub-sections A. and B.
above. The applicant shall receive Special Exception approval and approval from SCDHEC, prior to Site Plan
Review approval. The Board of Zoning Appeals may, on a case-by-case basis, also require conditions of
approval, including but not limited to: restricting days and hours of operation; requiring documentation from a
South Carolina Registered Professional Geologist regarding potential impacts on wells, groundwater, and
surface water; and requiring that the excavation area be screened and that a drainage plan be submitted and
approved for the restoration of the site when excavation has been completed.”
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BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00788

Staff Review:

The applicant, Hank Walpole, and the property owner, Guerry Glover of Long Hill Farms
Limited Partnership, L.P. are requesting a Special Exception for the establishment of a
Resource Extraction/Mining use in the Rural Agricultural (AG-8) Zoning District at 3621
Bonche Road (TMS # 215-00-00-190) on Johns Island in Charleston County.

The subject property and properties to the east, west, and southwest are located in the
Rural Agricultural (AG-8) Zoning District. The property to the north is zoned Planned
Development and the property to the south is located in the Agricultural Residential
(AGR) Zoning District.

Currently, the 33.67-acre subject property (Lot A2 for agricultural use only on the
approved and recorded plat) is in the Site Plan Review process (ZSPR-11-23-00956) to
retroactively permit an irrigation pond. The proposed finished pond will be 6.63 acres.

The applicant’s letter of intent explains, “In July of 2017, we received a permit from
SCDHEC to construct an irrigation pond to serve our farms, including irrigating a tree
nursery and 28 acres of crops. Material was used on site to build farm access roads and
remaining was proved to various builders and landscapers on the Sea Islands. Pond
excavation is complete, and we are requesting a permit to finish sloping and seeding the
bank.”

The Charleston County Zoning and Land Development Regulations Ordinance (ZLDR),
Chapter 6 Use Regulations, Article 6.1 Use Types and Use Table, Sec. 6.1.3 Special
Exception Uses, states, “An “S” indicates that a use type is allowed only if reviewed and
approved in accordance with the Special Exception procedures of this Ordinance,
subject to compliance with use-specific conditions and all other applicable regulations
of this Ordinance.”

Sec. 6.1.6 Table 6.1-1, Use Table, indicates Resource Extraction/Mining in the AG-8 Zoning
District is a use type allowed only if it complies with use-specific conditions of Sec. 6.4.14,
all other applicable regulations of this Ordinance and is approved by the BZA as a Special
Exception.

Article 6.4 Use Conditions, Sec. 6.4.14 Resource Exfraction, A. Applications: “All uses
involving Resource Extraction shall complete the Site Plan Review process and obtain a
Zoning Permit. Prior to Site Plan Review approval, the applicant shall receive approval or
written documentation of exemption from the South Carolina Department of Health and
Environmental Control (SCDHEC).”

C. Special Exceptions: “Resource Extraction uses that do not meet the conditions of Sec.
6.4.14.D below shall comply with the Special Exception procedures of this Ordinance and
all requirements of sub-sections A. and B. above. The applicant shall receive Special
Exception approval and approval from SCDHEC, prior to Site Plan Review approval. The
Board of Zoning Appeals may, on a case-by-case basis, also require conditions of
approval, including but not limited to: restricting days and hours of operation; requiring
documentation from a South Carolina Registered Professional Geologist regarding
potential impacts on wells, groundwater, and surface water; and requiring that the
excavation area be screened and that a drainage plan be submitted and approved for
the restoration of the site when excavation has been completed.”
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BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00788

Staff conducted a site visit on June 12, 2024. Please review the attachments for further
information regarding this request.

Planning Director Review and Report regarding Approval Criteria of §3.6.5:

83.6.5(2): Is consistent with the recommendations contained in the Charleston
County Comprehensive Plan and the character of the underlying zoning
district, as indicated in the zoning district “Description”.

Response: The subject property is located in the Rural Area and implements the Rural
Area policies and Rural Agriculture future land use category of the
Charleston County Comprehensive Plan. Per the Plan, “The intent for this
area is to retain the viability of agriculture while accommodating low levels
of population growth. Density is one dwelling per eight acres. Incentive
provisions should be made to encourage conservation design to retain
acreage suitable for maintaining agriculture, protection of natural, historic,
and cultural resources, and provision of open space. Specific regulatory
techniques may include flexible site planning guidelines, minimum lot sizes,
or conservation or clustered design with retention of open space. Such
provisions will maintain the agricultural land base, while enhancing
development values, particularly along waterfront properties. Appropriate
public services and facilities that are consistent with the goals and
strategies of this Plan should be permitted to ensure sufficient provision of
services.” In addition, the applicant’s letter of intent states, “Yes, we are in
a zoned agriculture district and the irrigation farm should fit this use.”
Therefore, the completed irrigation pond will be consistent with the
recommendations contained in the Comprehensive Plan and the character
of the AG-8 Zoning District. Thus, the request meets this criterion.

83.6.5(2): Is compatible with existing uses in the vicinity and will not adversely affect
the general welfare or character of the immediate community;

Response: The proposed resource extraction use is compatible with the existing uses
in the vicinity and may not adversely affect the general welfare or
character of the immediate community. The applicant’s letter of intent
states, “We are requesting to finish sloping and seeding the irrigation pond
which is being used primarily to serve the crops and farming on the property
as commonly present throughout the Lowcountry. The benefits of this pond
are multi factorial and in no way adversely affects the immediate
community. As noted by the arborist all trees have been preserved, buffers
and setbacks are met, it has already become a haven for more wildlife. The
area is a conserved and beautiful green space amidst a developing Johns
Island. In addition, the pond will provide benefit to the crops and tree
nursery. Currently our main concern is that not finishing the sloping is an
endangerment to others.” Therefore, the request meets this criterion.

83.6.5(3): Adequate provision is made for such items as: setbacks, buffering (including
fences and/or landscaping) to protect adjacent properties from the
possible adverse influence of the proposed use, such as noise, vibration,
dust, glare, odor, traffic congestion and similar factors;
Response: The project is currently in the Site Plan Review process to ensure
compliance with the Ordinance. The applicant’s letter of intent states,
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§3.6.5(4);

Response:

§3.6.5(5):

Response:

§3.6.5(6):

Response:

BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00788

“As seen in the Site Plan and approved in our meeting with the arborist all
setbacks and buffering requirements have been met. The two grand oaks
are across the pond from the requested work needed and have tree
protection in place. The irrigation pond sits on a 30-acre farm and is
enriching the space around. Work will be done in the business hours noted
by the city to avoid additional noise. We have great relationships with the
properties adjacent and they are aware and in support of our request.”
Therefore, the request meets this criterion.

Where applicable, will be developed in a way that will preserve and
incorporate any important natural features;

The proposed plan preserves and incorporates important natural features.
The applicant’s letter of intent states, “Yes, the pond was designed to
enhance and serve the beauty of the surrounding farm while maintaining
the integrity and benefits of wildlife and land. We have preserved trees in
the process of completing work.” Therefore, the request meets this criterion.

Complies with all applicable rules, regulations, laws and standards of this
Ordinance, including but not limited to any use conditions, zoning district
standards, or Site Plan Review requirements of this Ordinance; and

The applicant is currently in the Site Plan Review process to ensure
compliance with the applicable requirements of this Ordinance and to
coordinate with other pertinent regulatory agencies. The applicant’s letter
of intent states, “Pond was designed and constructed using best
management practices. All setbacks and protection measures have been
met and it is our desire to meet the City Ordinances needed. Please advise
so that we can complete the final work on the pond.” Therefore, the request
meets this criterion.

Vehicular traffic and pedestrian movement on adjacent roads shall not be
hindered or endangered.

Vehicular traffic and pedestrian movement on adjacent roads should not
be hindered or endangered. The applicant’s letter of intent states, “No, the
irrigation pond sits back on the farm and does not impact vehicular or
pedestrian traffic. There will be very little equipment or traffic to complete
the requested proposal.” Therefore, the request may meet this criterion.

Board of Zoning Appeals’ Action:

According to Article 3.6 Special Exceptions, Section 83.6.5 Approval Criteria of the
Charleston County Zoning and Land Development Regulations Ordinance (ZLDR),
(adopted July 18, 2006), Special Exceptions may be approved only if the Board of Zoning
Appeals finds that the proposed use meets all of the Approval Criteria of 83.6.5A.

In granting a Special Exception, 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

(83.6.5B).
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BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00788

The Board of Zoning Appeals may approve, approve with conditions or deny Case # BZA-
05-24-00788, [Special Exception for the establishment of a Resource Extraction/Mining use
in the Rural Agricultural (AG-8) Zoning District at 3621 Bonche Road (TMS # 215-00-00-190)
on Johns Island in Charleston County], based on the BZA's “Findings of Fact”, unless
additional information is deemed necessary to make an informed decision. In the event
the Board decides to approve the application, the Board should consider the following
conditions recommended by Staff:

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

2. The days and hours of operation for this project shall not exceed Monday
through Friday, 7:00 am to 5:00 pm.
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