
 

Case # BZA-01-26-00935 

Charleston County BZA Meeting of March 2, 2026 

 

Applicant/Property Owner: Sean McDonnell of SFG Hoopstick Island 

LLC      

 

Representative:     Navada Waterman of Seamon Whiteside  

 

Property Location:       2058 Bohicket Road – Johns Island 

 

TMS#:      277-00-00-049  

 

Zoning District:  Planned Development (Hoopstick Island 

PD-134) Zoning District 

 

Request:  

Variance request to replace and relocate an existing gate located within the required 50-foot 
Critical Line buffer at the entrance to the Hoopstick Island Planned Development.  

    

Requirement:    

The Charleston County Zoning and Land Development Regulations Ordinance (ZLDR), Chapter 
4 Base Zoning Districts, Article 4.25 PD, Planned Development Zoning District, Sec. 4.25.10 
Variances and Other Modifications to Approved PD Development Plans, C. Variances states, 
“Upon adoption of this Ordinance, the provisions of Article 3.10 of the ZLDR, relating to 
Variances, shall apply to all approved PD Development Plans with respect to zoning-related, 
dimensional, design, or performance standards on individual Lots. Variance applications for 
Trees, Setbacks, Buffers, height, and maximum Impervious Surface/Building Coverage on 
individual Lots shall be processed pursuant to Article 3.10, Zoning Variances, of this Ordinance 
and all requirements of Art. 3.10, Zoning Variances, shall apply. All other proposed modifications, 
except minor modifications as described above, require an amendment to the PD Planned 
Development Plan, in accordance with the procedure specified in this Article.”  
 
Hoopstick Island Planned Development (PD-134), II. Land Uses and Development Criteria, C. 
Development Requirements/Lot Standards requires a minimum 50’ Critical Line buffer.   
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CHAPTER 4 │BASE ZONING DISTRICTS
 

 

ARTICLE 4.25 PD, PLANNED DEVELOPMENT ZONING DISTRICT
 

Sec. 4.25.10 Variances and Other Modifications to Approved PD Development Plans
 

The Zoning and Planning Director shall determine whether a proposed modification affecting one or more Parcels in a 
previously approved PD Development Plan is considered a minor or major modification, or requires a Variance, pursuant to 
the criteria in this section. Modifications of approved PD Development Plans are categorized as major or minor depending on 
the type and extent of proposed changes, as described below:

A. Minor Modifications.
1. Increase in Common Open Space area;
2. Decrease in residential Density or number of Dwelling Units;
3. Increase in Setbacks;
4. Increase in the area, dimensions, and/or Density of Landscape Buffers;
5. Decrease in Building Floor Area;
6. Decrease in the number or size of Signs;
7. Minor shifts in the layout of the land uses in the Sketch Plan; and
8. Minor shifts in the location of access points or internal Roadways necessary to resolve regulatory (e.g., SCDOT) 

permitting issues.

The Zoning and Planning Director is authorized to approve minor modifications to an approved PD Development Plan.

B. Major Modifications.
1. Any modification not considered “minor” pursuant to paragraph A, above, is considered a major modification.
2. Major modifications require an amendment to the PD Development Plan, in accordance with the procedure 

specified in this Article.
3. Any PD Amendment must comply with all requirements of this Article.

C. Variances.
1. Upon adoption of this Ordinance, the provisions of Article 3.10 of the ZLDR, relating to Variances, shall apply to all 

approved PD Development Plans with respect to zoning-related dimensional, design, or performance standards on 
individual Lots. Variance applications for Trees, Setbacks, Buffers, height, and maximum Impervious 
Surface/Building Coverage on individual Lots shall be processed pursuant to Article 3.10, Zoning Variances, of this 
Ordinance and all requirements of Art. 3.10, Zoning Variances, shall apply. All other proposed modifications, 
except minor modifications as described above, require an amendment to the PD Development Plan, in accordance 
with the procedure specified in this Article.

2. The Director’s determination does not bind the Board of Zoning Appeals to a particular decision.
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Proposal: Variance request to replace and relocate an existing gate located within the required 

50-foot Critical Line buffer at the entrance to the Hoopstick Island Planned Development.

Case # BZA-01-26-00935

BZA Meeting of March 2, 2026

Subject Property: 2058 Bohicket Road – Johns Island



Subject Property



Existing Gate



Bohicket Road



BZA Meeting of March 2, 2026 

Staff Review, Case # BZA-01-26-00935  
 

Page 1 of 4 

Staff Review: 

 

The applicant and property owner, Sean McDonnell of SFG Hoopstick Island LLC, 

represented by Navada Waterman of Seamon Whiteside, is requesting a variance to 

replace and relocate an existing gate located with the required 50-foot Critical Line 

buffer at the entrance to the Hoopstick Island Planned Development at 2058 Bohicket 

Road (TMS # 277-00-00-049) on Johns Island in Charleston County. The subject property 

and adjacent parcels are located within the Planned Development (Hoopstick Island 

PD-134) Zoning District.  

 

The applicant is currently in the site plan review process (ZSPR-07-25-01172) for the gate 

relocation. The applicant’s letter of intent explains, “We are requesting a variance to 

allow encroachment into the critical line buffer. The project proposes to remove and 

replace an existing gate at the entrance of the island. The existing gate is currently in the 

critical line buffer and would be replaced with an updated, mechanical entrance gate.”  

The Critical Line location was established by the South Carolina Department of 

Environmental Sciences (SCDES), Bureau of Coastal Management (BCM) formerly 

SCDHEC-OCRM).   

 

Applicable ZLDR requirement:  

 

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

Chapter 4 Base Zoning Districts, Article 4.25 PD, Planned Development Zoning District, Sec. 

4.25.10 Variances and Other Modifications to Approved PD Development Plans, C. 

Variances states, “Upon adoption of this Ordinance, the provisions of Article 3.10 of the 

ZLDR, relating to Variances, shall apply to all approved PD Development Plans with 

respect to zoning-related, dimensional, design, or performance standards on individual 

Lots. Variance applications for Trees, Setbacks, Buffers, height, and maximum Impervious 

Surface/Building Coverage on individual Lots shall be processed pursuant to Article 3.10, 

Zoning Variances, of this Ordinance and all requirements of Art. 3.10, Zoning Variances, 

shall apply. All other proposed modifications, except minor modifications as described 

above, require an amendment to the PD Planned Development Plan, in accordance with 

the procedure specified in this Article.”  

 

Hoopstick Island Planned Development (PD-134), II. Land Uses and Development Criteria, 

C. Development Requirements/Lot Standards requires a minimum 50’ Critical Line buffer.   

 

A site visit was conducted by staff on February 10, 2026. Additional information pertaining 

to this request is provided in the attached materials. 

 

Planning Director Review and Report regarding Approval Criteria of §3.10.6: 

 

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

particular piece of property; 
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Response: There may be extraordinary and exceptional conditions pertaining to the 

property because the existing island entrance drive and gate are already 

located within the Critical Line buffer, and the site’s configuration provides 

no alternative location for a new gate outside the buffer. The applicant’s 

letter of intent states, “The existing island entrance drive and gate are 

currently in the critical line buffer. There is no other location for a new gate.” 

Therefore, the request meets this criterion.  

 

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

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

The subject property is unique because it is an island with a single point of 

access through the existing entrance drive and gate, which are located 

within the Critical Line buffer. The applicant’s letter of intent states, “This 

condition is unique to the subject property. The property is an island and is 

only accessible through the existing drive and gate.” Therefore, the request 

meets this criterion.  

   

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

particular piece of property would effectively prohibit or unreasonably 

restrict the utilization of the property; 

Response: The application of this Ordinance would unreasonably restrict the utilization 

of the property. The existing gate is outdated and secured only by a chain, 

lock, and key, which does not provide adequate security or emergency 

access. A new mechanical gate is necessary to ensure safe and efficient 

emergency vehicular access to the island, which is currently being 

developed to include up to ten (10) single-family parcels. The applicant’s 

letter of intent states, “Yes, the existing gate is old and secured by use of a 

chain, lock and key. A new, mechanical gate is necessary to provide 

emergency vehicular access to the island, which is currently being 

developed to include up to 10 separate single-family parcels.” Therefore, 

the request meets this criterion.  

 

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

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

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

Response: Authorization of this request may not be of substantial detriment to adjacent 

properties or to the public good. The proposed gate is located 

approximately 200 feet from Bohicket Road, minimizing visibility and 

potential impacts on surrounding properties. The applicant’s letter of intent 

states, “No, a new gate will have no impact to surrounding properties as the 

gate is setback approx. 200’ from Bohicket Road. The aesthetic of the gate 

is in keeping with the existing character of the island.” Based on this 

information, the character of the Planned Development (PD-134) Zoning 

District will not be harmed by granting the variance. Therefore, the request 
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may meet this criterion.  

 

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

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

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

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

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

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

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

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

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

 

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

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

actions. The applicant’s letter of intent states, “No, the island is currently 

secured by an older, existing manual-operated gate.” Therefore, the 

request may meet this criterion.  

 

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

Comprehensive Plan or the purposes of the Ordinance; 

Response:   Granting the variance does not appear to substantially conflict with the 

Comprehensive Plan or the purposes of the Ordinance, provided the Board 

finds that strict application of the Ordinance results in an unnecessary 

hardship. Additionally, the applicant’s letter of intent states: “No, the 

requested variance will have no impact on current or future land usage.” 

Therefore, the request may meet this criterion. 

 

Board of Zoning Appeals’ Action: 

 

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

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

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

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

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

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

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

 

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

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

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

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

 

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

01-26-00935 [Variance to replace and relocate an existing gate located with the 
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required 50-foot Critical Line buffer at the entrance to the Hoopstick Island Planned 

Development at 2058 Bohicket Road (TMS # 277-00-00-049) 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. The new gate must be installed in the location and configuration shown on the 

approved site plan. The relocated gate and any associated construction must not 

result in additional encroachment into the Critical Line buffer beyond what is 

approved. 

 

2. All work must comply with applicable state and federal environmental regulations.  

 

3. Erosion and sediment control measures shall be implemented during construction 

to prevent runoff into the marsh. 

 

Staff Recommendation: 

 

Based on the analysis of the seven criteria in §3.10.6, staff concludes: 

• The request meets Criterion 1, 2, 3, and 5. 

• The request may meet Criteria 4, 6, and 7. 
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