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1. Planned Development Name 

The Settlement at Johns Island 

 

2. Statement of Objectives 

 The subject property is located along Maybank Highway in Charleston County at 3005 
Maybank Highway.  The property consists of a total of 4.963 acres which will serve for this 
Development.  The intent of this application is to create a Planned Development for the entire 
4.963 acre Development.  The goal of this development is to allow for commercial uses that serve 
and are relevant to the citizens of Johns Island and its visitors. 
 
Current Condition: 
 
4.963 acres (Zoned R-4)   
TMS: 313-00-00-079  
 
Proposed Condition: 
 
4.963  acres (Zoned PD) 
TMS: 313-00-00-079 
 

 
 

(See Exhibit A for more detail) 
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These images represent single story and 2 story sample architectural styles that are compatible 
with the area and reflect a varied lowcountry style consistent with the greater Charleston area and 
the lowcountry of SC that is envisioned for this development. 
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3. Intent and Results of Proposed PD 
 
 The proposed and the intended style use are consistent with the land use and architectural 
style of existing buildings along Maybank Highway and throughout Johns Island.  The proposed 
use is consistent with the Charleston County Zoning and Land Development Regulations Section 
4.23.2 C&D.  This application meets the criteria of Section 4.23.2 C&D as it preserves much of 
the natural beauty of the land as possible, maintains ample open space, and provides pervious 
surface in lieu of paved surface where possible.  The Planned Development is consistent with the 
intent of the Comprehensive Plan and other adopted policy documents as much of the property 
will be preserved in a natural state retaining large trees and adjoining wetlands.  The proposed use 
provides for a low impact Development utilizing pervious parking in many areas and does not 
seek to maximize the total square feet that could be built on the property should a more intensive 
use and land plan be employed.  The current property is devoid of any structures and the 
accompany tree survey shows that there are minimal number of significant trees on this site.  
Following completion of the Development and construction of related buildings, new trees will be 
imported to the site to enhance the overall natural condition.  The trees will be selected based on 
their adaptation to soil conditions and other general conditions of the site.  Charleston County and 
various other agencies (including St. Johns Water, CWS, St. Johns Fire District, Berkeley 
Electric, and others as required or necessary) will provide the required public services, facilities 
and programs to serve this Development. 
 
 The intent of creating “The Settlement at Johns Island” is to provide local residents, 
visitors, and those working in the immediate area, quality dining, retail and service facilities 
conveniently located to their homes and places of business.   The proposed buildings have been 
designed to be primarily one, one and a half and possibly two story structures built under 
architectural standards requiring that all buildings adhere to a Lowcountry design utilizing high 
quality building materials and authentic Lowcountry architecture.  The site plan accommodates 
buildings around a central “park like” area. Should any special events take place at the Central 
Park, they will be limited to the temporary special events permitting procedures of ZLDR Chapter 
6.  The Development is designed from its basic land planning through final architectural, so that, 
the entire Development maintains a rural and relaxed feel consistent with Johns Island and the 
Lowcountry. 
 
  “The Settlement” is envisioned to be a destination facility not only for residents of Johns 
Island, but nearby West Ashley, James Island, Kiawah and Seabrook residents and visitors as 
well. 
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4. Site Information 
 
 

TOTAL ACREAGE = 4.963 
 

Highland Acreage = 4.748 
 

Freshwater Wetland Acreage = 0.215 
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5. Table of Proposed Land Uses 
 
The buildings in each Phase shall be flexible as to which ones are to be retail, restaurant, general 
store, and professional office space.  The project will allow a mixture of uses to be located within 
the buildings on the property.  Hours of operation for the Development may be from 7:00AM to 
12AM, 7 days a week.  Temporary special events will be allowed on all properties and must 
comply with ZLDR Article 6.7. 
 
The Development will allow the following uses: 
 
Restaurant and Bar:  Restaurant use will include full-service, sit-down, Restaurant 
accommodating approximately 150 guests, providing an extensive selection of wines and a full 
service bar.  The sale of beer, wine and liquor will not require any special exceptions.  Restaurant 
use may offer an outdoor patio providing immediate access to the Central Park area offering 
outdoor seating and dining choice for patrons.  Staff may be onsite before and after the 
development operating hours time frame, for preparation and cleanup.  Restaurant use will meet 
all building requirements including any Fire Marshall or other considerations of Charleston 
County.  
 
 
Central Park: A Central Park area will be created in the center of the development for patrons of 
each building in the development to use.  The ownership of the Central Park area will be under 
the same ownership as the Restaurant/Bar.  There will be no permanent structure in the central 
park.    
 
 
Retail: Retail Sales and Retail Services in the Development shall include uses as permitted under 
the CN Zoning District, provided, however, that Bar or Lounge uses; Liquor, Beer or Wine Sales; 
and alcohol sales, including but not limited to ABC package stores and the sale of alcohol at 
restaurants as defined in the ZLDR, shall be allowed on all properties and do not require special 
Exception approval .  The following uses shall be strictly prohibited: 
 
Pawn shop, vehicle rental or leasing, boat yard, motor or machinery repair, vehicle repair, truck 
stop, vehicle sales of any type (auto, boat, motorcycle, light duty, heavy duty), tattoo parlors, 
vehicle storage yard, service station, gasoline (with or without convenience stores), 
Accommodations uses, Landscaping and Horticultural services, direct selling establishments, E-
shopping or mail-order houses, warehouse clubs or superstores, coin operated laundries, any adult 
type novelty or bookstore or other use selling pornographic materials, and mobile home dealer or 
park. 
 
Drive thru windows are permitted, provided that: 
 

1. No more than two (2) drive-through lanes with sixty (60) feet or less of stacking 
space per lane shall be permitted for Bank and Financial Service uses. ATM drive-up 
facilities shall count as one (1) lane. 

2. No more than one (1) drive-through lane with 60 feet or less of stacking space per 
lane shall be permitted for Drug Store and Pharmacy uses. 

3. All drive-through facilities and access ways are integrally designed with the building 
and do not dominate its design. 
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4. Drive-through facilities do not face Maybank Highway.  

 
 
Professional Space:  Professional use in the Development shall include uses as permitted under 
Offices, Financial Services, Health Care Services, and Educational services for CN zoning. 
 
 
Accessory Uses:  An Oyster Shed shall be allowed as an accessory use to the restaurant/bar and 
shall be located on the same property as the restaurant/bar and shall comply with the principle 
structure setbacks contained in this PD.  No other accessory structures shall be allowed.  Outdoor 
storage is prohibited. 
 
 
 
 
Below is a summary of the proposed land uses and dimensional standards for the Development: 
 
Southeastern Family Homes, Inc “The Settlement at Johns Island” 
Land uses and Dimensional Standards 
Maximum Residential Density No Residence Allowed 
Minimum Lot Area The overall site may be divided into not more than 5 

parcels each having a minimum size of 21,780 s.f. 
Maximum Principal Buildings 4 
Maximum Accessory Structures 1 
Minimum Lot Width 50 feet 
Minimum Buffers*  
    Maybank Highway Frontage 75 feet 
    Sides 25 feet 
    Wetlands (rear property line) 10 feet 
Minimum Setbacks  
    Maybank Highway Frontage 75 feet 
    Sides 25 feet 
    Wetlands (rear property line) 10 feet 
Maximum Building Cover 30%, must comply with ZLDR 5.4.9.A 
Maximum Height 35 feet (2 story maximum) 
Max. Building Size* 10,000 sq. ft. 
Max. Accessory Building Size* 25% of area of principle structure (to comply with 

ZLDR Sec. 5.4.8) 
 
* Max. Building Size applies to Heated & Unheated square feet, including porches.  If there is a 
conflict between Maximum Building Cover and Max. Building Size, the more restrictive standard 
shall apply.  Applicant proposes to have up 4 separate principal structures and 1 accessory 
building located within the property.  The Accessory Building shall be an Outdoor Oyster and 
shall operate as described in this Section 5 above.  The Accessory Building may be attached to a 
Principal Structure subject to Charleston County planning staff review and approval.  Setbacks 
listed in the table above shall apply to principal structures as well as accessory buildings.  
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All development, including but not limited to the Central Park area, will comply with the Site 
Plan Review procedures and requirements.  Prior to zoning permit approval, the applicant shall 
complete the Site Plan Review process.   
 
Applicant will coordinate and with SCDOT and provide documentation from SCDOT that the 
access to Maybank Hwy is sufficient for the proposed uses. Charleston County EMS shall be 
required as part of the Site Plan Review application for all development with the exception of the 
building labeled “Phase I Building”.  Depending on the content of that letter, 
revisions/amendments to the Planned Development may be required. 
 
6. Impact Assessment/Analysis 
 
Public and private service providers that will serve the proposed development have been 
contracted and provided the conceptual site plan for their review.  Letters of coordination with 
these public and private service providers are attached in Exhibit “I”.  At the time of plan 
submittal to Charleston County, such plans will be submitted to the St. John’s Fire District for 
review and comment and proof of such submittal shall be included in the application to 
Charleston County. 
 
Water will be provided by St. Johns Water Company and sewage will be provided by Charleston 
Water System.  Electricity will be provided by Berkeley Electric Co-Op and shall be serviced by 
existing power lines along Maybank Highway. All new and relocated utility lines will be 
underground.  A utility sketch plan is provided in Exhibit “D”.  All utilities with in the PD will be 
underground and if necessary, utilities will be relocated to avoid damage to Grand Trees and 
Protected Trees. 
 
The proposed Restaurant and Mixed Use Development is located on Maybank Hwy in near 
proximity to Sailfish Drive.  Currently there are 3 existing driveways which provide access to the 
site, which are from 3 parcels that were combined into 1 larger parcel (3 former parcels - TMS 
313-00-00-079,080 and 081).  The conceptual master plan proposes to eliminate 1 of the existing 
driveways and relocate the other two to opposite ends of the proposed development.  Placing the 
driveways at the outer extents of the project will facilitate full circumferential flow of vehicles 
around the perimeter of the development.  Each of the two driveways will be a minimum of 24ft 
wide - (12ft. each lane).  Phase 1 of the proposed development consist of constructing a restaurant 
which will be served by the proposed driveway on the northwest corner of the project.  According 
to the ITE Trip Generation Manual, 7th Edition, the proposed Phase I restaurant (approx. 5,000 
sqft) is estimated to generate approximately 54 trips (32 entering and 22 existing) during Saturday 
peak hours of traffic generation.  Also, According to the ITE Trip Generation Manual, 7th Edition, 
the proposed uses in phase 2 are estimated to generate approximately 46 trips during the peak 
hour of operation (based upon Specialty Retail guidelines). 
 
Applicant will coordinate with SCDOT to obtain necessary approvals for access on Maybank 
Hwy. (including driveway separation) and will provide documentation from SCDOT that the 
access to Maybank Hwy is sufficient for the proposed uses. 
 
SCDOT has reviewed the conceptual layout and states that the property change in use is feasible 
in scope, however a detailed encroachment permit meeting all the criteria of the ARMS Manual 
will need to be submitted as part of the review process.  The project owner understands this 
requirement and fully intends to submit the referenced SCDOT encroachment permit as part of 
the design process.  
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7. Development Schedule 
 
The schedule of development is to commence with clearing and grading for Phase 1 after zoning 
approval and site plan approval for all required regulatory agencies.   
Phase 2 will commence once prospective users are identified to locate on the property, which 
could happen during or after Phase 1 construction. 
 
 
8. Compliance with the ZLDR 
 
A. Items not specifically addressed with this Planned Development shall comply with the 
 Charleston County Zoning and Land Development Regulations for the CN Zoning 
 District. 
 
B. Applicant shall proceed with the development in accordance with the provisions of 
 these zoning regulations, applicable provisions of the Charleston County Comprehensive 
 Plan, and with such conditions as may be attached to any rezoning to the applicable PD 
 district. 
 
C. The provisions of Article 3.10, Variances, of the ZLDR shall not apply to the Planned 
 Development and all major changes to the Planned Development must be approved by 
 County Council. Tree variances may be granted in accordance with Article 3.10 and all 
 other sections of the ZLDR. 
 
D. The proposed development complies with the approval criteria contained in Section 
 4.23.9(E)(9) as explained herein: 
 

1. This Planned Development complies with the standards contained in Article 4 of 
the ZLDR.  Specifically, the plan incorporates the requirements for commercial  
areas described in Article 4.23.6.F of the ZLDR. 

 2. The development is consistent with the intent of the Comprehensive Plan and  
  other adopted policy documents since the property will preserve the natural  
  resources, such as large trees and wetlands, while providing for the expansion  
  and growth of Charleston County. 
 
 3. The County and other agencies will be able to provide necessary public services,  
  facilities, and programs to serve this development at the time it is developed.   
  Please see Exhibit “I” for Letters of Coordination from the various public service 
  providers in support of this development. 
 
 
 
9. Historic and Archeological Information 
 
A Historic and Archeological Assessment was conducted on this site by Elizabeth Johnson with 
the South Carolina Archives & History Center.  According to his/her letter, there are no known 
significant historic or archeological sites at this location.  See Exhibit “J” for the attached letter. 
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10. Letters of Coordination 
 
SCDOT -   The South Carolina Department of Transportation has reviewed the  
   proposed site plan and its letter of coordination is attached in Exhibit “I”. 
 
FIRE DEPT. - St. John’s Fire Department has been contacted about the proposed 

development and their letter of coordination is attached as Exhibit “I”.  
At the time of plan submittal to Charleston County, such plans will be 
submitted to the St. Johns Fire District for review and comment and that 
proof of such submittal shall be included in the application to Charleston 
County. 

 
BERKELEY  Berkeley Electric Cooperative has been contacted about the proposed 
ELECTRIC –  development and its letter of coordination is attached as Exhibit “I”. 
CO-OP 
 
ST. JOHN’S  St. John’s Water has been contacted about the proposed development 
WATER –   and its letter of coordination is attached as Exhibit “I”. 
(Water) 
 
CHARLESTON Charleston Water System has been contacted about the proposed 
WATER SYS. - Development and its letter of coordination is attached as Exhibit “I”. 
(Septic) 
 
 
CHARLESTON The Charleston County Sheriff’s Department has been contacted about 
CO. SHERIFF - the proposed development and its letter of coordination is attached as   
   Exhibit “I”. 
 
CHARLESTON The Charleston County EMS has been contacted about the proposed 
CO. EMS -   development and its letter of coordination is attached as Exhibit “I”. 
 
CHARLESTON CO. The Charleston County Public Works Department has been contacted  
PUBLIC WORKS about the proposed development and its letter of coordination is attached 

as Exhibit “I”.   
 
CHARLESTON Charleston County Transportation Development has been contacted   
CO. TRANSP.  about the proposed development and its letter of coordination is attached  
DEVELOPMENT - as Exhibit “I”. 
 
US ARMY  US Army Corps of Engineers has been contacted   
CORPS OF.  about the proposed development and its letter of receipt is attached  
ENGINEERS -  as Exhibit “I”. 
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11. Architectural Guidelines 
 
The Architectural Guidelines of Article 9.6 of the ZLDR shall apply to this proposed Planned 
Development.  Furthermore, the following guidelines will apply: 
 

1. The roofs will be generally hip or gable type with slopes consistent with the rural 
Lowcountry designs.   
 

2. All structures will adhere to a rural village architectural theme utilizing the proper scale, 
proportion, detail, materials, colors and landscape that will be compatible to similar 
buildings located throughout the Lowcountry recognized as offering quality Lowcountry 
design. 
 

3. Glass facades will not exceed 50% of any buildings total exterior wall structure. 
 

4. Buildings will generally have a wood, brick, or cement type siding, (such as James 
Hardy), under a traditional architectural theme. 
 

5. Building Color Scheme – All buildings will utilize colors natural to the site that are 
generally compatible with surrounding plant life and natural elements of the site.  All 
roofs will be either metal, shingle or asphalt utilizing a subtle color pad with most 
buildings having a rural of galvalume appearance.  In general, no more than four different 
colors per building will be allowed. 
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12. Access 

The frontage on the subject property totals 450.6 linear ft.  The site will provide for two curb cuts 
with full access to the Development, which is a decrease in access points as the site currently has 
3 curb cuts.  Applicant has attempted to align the main entrance so as to properly respond to 
traffic conditions and provide the safest ingress and egress to the site.  One of the accesses to the 
site from Maybank Highway shall be aligned with Sailfish Drive (located directly across 
Maybank Highway), provided the alignment does not result in the removal of or damage to any 
Grand Trees. In addition, the developer will coordinate with the County and City of Charleston 
on an east-west road connection through the property.  Exhibit F depicts the potential access for 
neighboring parcels should they ever be developed, allowing for connectivity.  Plans for this 
Development have been provided to both the South Carolina Department of Transportation and 
the Charleston County Transportation Development.  The Development will require SCDOT 
Encroachment Permits for any work in the Maybank Highway right-of-way.  The driveway 
locations depicted on the Conceptual Site will be subject to SCDOT review and approval. 

Pedestrian safety and access has been carefully provided through sidewalks connecting the 
various buildings within the development, providing for pedestrian movement between buildings 
and common space without having to re-enter the parking lot.  Applicant will coordinate with 
Charleston County Engineering and Charleston County Transportation Development regarding 
pedestrian access.  All development will comply with ZLDR Section 5.4.10, Pedestrian Access. 

 

13.  Areas Designated for Future Use 

All areas designated for future expansion or not intended for immediate improvement or 
development shall remain in a natural state until such time as development permits are approved. 

 

14. Signage 

A monument style sign is proposed for the main entrance to the site which will recognize the 
Development as The Settlement at Johns Island.  The sign will also incorporate the names of the 
tenants occupying the site.  Signage will comply with Section 5.4.7 and Article 9.11 of the 
Charleston County ZLDR. 

 

15. Parking 

Parking shall be provided in accordance with Article 9.3 of the Charleston County ZLDR.  Any 
and all modifications to the parking layout set forth in the site plan shall be in accordance with 
Article 9.3 of the ZLDR. 
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16.  Tree Protection 

Included with this request is a tree survey prepared by a South Carolina registered engineer. 
Currently there are 2 Grand Trees located on the site not including those located in the wetland 
areas which will not be disturbed.  Any tree removals will comply with Article 9.4 of the 
Charleston County ZLDR regarding tree removal and retention. 

 

17. Landscape Requirements 

Landscaping and buffer requirements will comply with ZLDR Article 5.4 and Chapter 9. 

 

18.  Resource Areas 

The Planned Development property contains approximately 0.215 acres of freshwater wetlands.  
The wetlands have been delineated, and are being reviewed by the Army Corps of Engineers, 
with letter attached as Exhibit “I”.  Both the wetlands and the Grand Trees will be protected from 
Development and remain undisturbed to the greatest extent possible.   

 

19. Storm Water 

The planned Development will meet all local, state, and federal stormwater ordinance, 
requirements, and regulations. Charleston County Public Works Department has been notified of 
the project and their Letter of Coordination is attached as Exhibit “I”. During construction, 
temporary silt fencing will be installed around the limits of disturbance to reduce the potential of 
sediment leaving the site and will be maintained until the site is stabilized with buildings and/or 
permanent ground cover. A Stormwater Master Plan may also be required with your County 
submittal. The application will meet the current Charleston County Procedures Manual at the time 
of submittal as well as any future development approval not part of the Master Drainage Plan. 
Additional coordination and approval will be conducted by the Public Works Department during 
the County Stormwater Permitting process and plans will be provided for review and approval.   

 

20. Letters of Support 

Applicant has spoken with neighboring property owners and obtained supportive emails from the 
neighboring property owners attached as Exhibit “K”.   

Additionally, Applicant has made a presentation to the Johns Island Commission and spoke with 
the Coastal Conservation League, who had no objections to this site plan. 

 

21. Design Concept   

See Exhibit “L” for photos of design concepts.  The Phase I building is similar to a rural roadside 
farm stand or single story farmhouse.  It will have a deep L shaped porch (see Exhibit “A”) with 
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steps from grade to finish floor.  Accessory buildings will be similar to a roadside farm stand or 
re-purposed farm storage along with the styles shown in the Exhibit L.  Buildings will have large 
overhanging roof line(s).  All landscape in keeping with the surrounding area and the built 
typology will take cues from the vernacular of southern agrarian buildings. 

 

22.  Referenced ZLDR 

All references to any sections of the Charleston County zoning and Land Development 
Regulations located in this Planned Development application shall apply to the ZLDR as it is 
written as of the filing of this application.  Specifically, the following sections are referenced 
herein:  4.23; 5.4; Chapter 6; 6.7; 9.3; 9.4; 9.5; 9.6; 9.8; and 9.11.  A copy of the applicable 
sections of code shall be provided via CD along with this application. 
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Exhibit A 

Conceptual Site Plan 
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Exhibit B 

Landscape Plan 
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Exhibit C 

Tree Survey 
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Exhibit D 

Utility Sketch Plan 
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Exhibit E 

Construction Entrances 
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Exhibit F 

Vehicular Circulation Plan 

 

 
 

 

 

 

 

 

 

 

 

 



22 
 

Exhibit G 

Aerial with Site Plan overlay 
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Exhibit H 

Aerial Map Overview 
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Exhibit I 

Letters of Coordination 
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Exhibit J 

Historic and Archeological Letter 
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Exhibit L 

Sample pictures 
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Exhibit M 

Location Map 

 




