
 

Case # BZA-05-25-00866 

Charleston County BZA Meeting of July 7, 2025 

 

Applicant:    Celina Goins of Master Home Builder LLC 
 

Property Owner:   Jose de Jesus Navarro  
      

          Property Location:   2944 Bluff Lane – East Area  
 

TMS#:     578-00-00-240  
 

          Zoning District: Mount Pleasant Overlay (Residential Area)  
 Zoning District 

 

Request: Special Exception request for a private stable in the 
Mount Pleasant Overlay (Residential Area) Zoning 
District.  

    

Requirement:     
The Charleston County Zoning and Land Development Regulations Ordinance, Chapter 5 
Overlay and Special Purpose Zoning Districts, Article 5.4 MP-O, Mount Pleasant Overlay 
Zoning District, Sec. 5.4.15 Sweetgrass Basket Stand Special Consideration Area 
D.1. Residential Area. The Residential Area, as shown on the map entitled “Sweetgrass 
Basket Stand Special Consideration Area,” is intended to promote development consistent with 
the rural residential character of the Special Consideration Area. All properties within the 
Residential Area shall comply with the following standards: 

1. Permitted uses shall include those allowed in the Special Management (S-3) Zoning 
District, as described in Table 6.1.1, Use Table. 

Chapter 6 Use Regulations, Article 6.1 Use Types and Use Table, Sec. 6.1.3 Special 
Exception Uses, Sec. 6.1.6 Table 6.1-1 Use Table, indicates a private stable in the Special 
Management (S-3) Zoning District is a use type allowed only if it complies with use-specific 
conditions of Sec. 6.4.20 Stable, Commercial; Stable, Private; Stable, Boarding, all other 
applicable regulations of this Ordinance, and is approved by the BZA as a Special Exception. 
Article 6.4 Use Conditions 
ZLDR defines “Stable, Private” as, “Buildings or land where horse(s) or other members of the 
horse family are kept for the private use of the owner(s) or resident(s) of the property.” 

https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3412
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3589
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3289
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3289
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-viewer.aspx#secid-4124
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3136


Charleston County Zoning and Land Development Regulations (ZLDR) 2

CHAPTER 5 │ OVERLAY AND SPECIAL PURPOSE ZONING DISTRICTS
 

 

ARTICLE 5.4 MP-O, MOUNT PLEASANT OVERLAY ZONING DISTRICT
 

Sec. 5.4.15 Sweetgrass Basket Stand Special Consideration Area
 

The Sweetgrass Basket Stand Special Consideration Area encompasses the area bounded by Highway 17 North, Porchers Bluff 
Road, Rifle Range Road, and the Isle of Palms Connector as shown on the maps entitled “Mount Pleasant Overlay Zoning 
District” and “Sweetgrass Basket Stand Special Consideration Area.” These maps also indicate the zoning for each property 
within the MP-O.

A. Sweetgrass Basket Stands within the Special Consideration Area. Charleston County and the Town of Mount 
Pleasant recognize the importance of Sweetgrass Basket Stands. It is the intent of this Special Consideration Area to 
preserve and enhance their existence. All Development shall encourage this use along Highway 17 North. The following 
standards shall apply to Sweetgrass Basket Stands within the special consideration area:
1. Sweetgrass Basket Stands shall be allowed within all buffers and Rights-of-Way (to the extent the entity having 

jurisdiction over Encroachments to the Right-of-Way extends permission);
2. All Sweetgrass Basket Stands shall utilize safe ingress/egress; and
3. Parking for Sweetgrass Basket Stands shall be located beyond the side of the stand that is furthest from the 

Roadway.

B. Stormwater Drainage. A Stormwater Management Plan shall be required. The Stormwater Management Plan shall 
address the following stormwater drainage issues, including, but not limited to:
1. A shared system;
2. The recommendations from the Isaac German Watershed study;
3. Piped systems; and
4. Incorporation of access along stormwater drainage areas for maintenance and pedestrian access.

C. All requirements of Article 4.24, Waterfront Development Standards, of this Ordinance shall apply.
D. Residential Area. The Residential Area, as shown on the map entitled “Sweetgrass Basket Stand Special Consideration 

Area,” is intended to promote development consistent with the rural residential character of the Special Consideration 
Area. All properties within the Residential Area shall comply with the following standards:
1. Permitted uses shall include those allowed in the Special Management (S-3) Zoning District, as described 

in Table 6.1.1, Use Table.
2. The Density/Intensity and Dimensional Standards in the following table shall apply to all properties in the 

Residential Area.
RESIDENTIAL AREA

Density/Intensity and DIMENSIONAL STANDARDS [1]
MAXIMUM DENSITY 3 Principal Dwelling Units per acre
MINIMUM LOT AREA 12,500 square feet
MINIMUM LOT WIDTH 70 feet [2]
MINIMUM SETBACKS

Front/Street Side [3] 25 feet
Interior Side 15 feet

Rear 25 feet
OCRM CRITICAL LINE 50 feet
MAXIMUM BUILDING COVERAGE 30% of Lot

MAXIMUM BUILDING HEIGHT 35 feet as measured from base flood elevation to the peak of the 
roof
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Charleston County Zoning and Land Development Regulations (ZLDR) 2

CHAPTER 6 │ USE REGULATIONS
 

 

ARTICLE 6.1 USE TYPES AND USE TABLE
 

This Article explains how to interpret Table 6.1-1, Use Table. The top of Table 6.1-1, Use Table, contains the Zoning Districts 
and left side of the table contains the use types. Under the hierarchy established by this Ordinance, the NR district is the least 
intensive base Zoning District, while the IN Zoning District is the most intensive base Zoning District. The uses listed in Table 
6.1-1, Use Table, are permitted or not permitted in each Zoning District according to the letter coding described in Sections 
6.1.1 through 6.1.5 below.

Sec. 6.1.1 A Uses Allowed by Right
 

An "A" indicates that a use type is allowed by right in the respective Zoning District, subject to compliance with all other 
applicable regulations of this Ordinance. A Use Allowed by Right is defined in CHAPTER 12, Definitions, of this Ordinance as a 
Principal Use allowed without the requirement of a Special Exception.

Sec. 6.1.2 C Uses Subject to Conditions
 

A "C" indicates that a use type is allowed in the respective Zoning District only if it complies with use-specific conditions and 
all other applicable regulations of this Ordinance. A cross-reference to the applicable conditions can be found in the 
"Condition" column of Table 6.1-1, Use Table. The number provides a cross-reference to the use-specific conditions contained 
in this Chapter.

Sec. 6.1.3 S Special Exception Uses
 

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. A 
cross- reference to the applicable conditions can be found in the "Condition" column of Table 6.1-1, Use Table. The number 
provides a cross-reference to the use-specific conditions contained in this Chapter.

Any use that was legally established before April 21, 1999 without Special Exception approval and which after April 21, 1999 
is located in a Zoning District that requires Special Exception approval for the subject use and which presently continues as an 
allowable use, shall not be considered a nonconforming use and shall not require a Special Exception. Such uses shall be 
deemed Uses Permitted by Right, as defined in CHAPTER 12, Definitions, of this Ordinance.

Any use that was legally established before April 21, 1999 with a Conditional Use Permit and which after April 21, 1999 is 
located in a Zoning District that requires Special Exception approval for the subject use and which presently continues as an 
allowable use, shall not be considered a nonconforming use and shall not require a Special Exception. Such uses shall be 
deemed Uses Permitted by Right, as defined in CHAPTER 12, Definitions, of this Ordinance.

Sec. 6.1.4 Uses Not Allowed
 

A blank cell indicates that a use type is not allowed in the respective Zoning District, unless it is otherwise expressly allowed 
by other regulations of this Ordinance.

Sec. 6.1.5 New or Unlisted Uses and Use Interpretation
 

The Zoning and Planning Director shall be authorized to make use determination whenever there is a question regarding the 
category of use based on the definitions contained in CHAPTER 12, Definitions, of this Ordinance or may require that the use be 
processed in accordance with the Planned Development (PD) procedures of this Ordinance.

Sec. 6.1.6 Table 6.1-1, Use Table
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Charleston County Zoning and Land Development Regulations (ZLDR) 6

Table 6.1-1 Use Table
A=Use Allowed By Right; C=Use Subject to Conditions; S=Special Exception Use (must also comply with applicable conditions); Blank cells 

indicated prohibited land uses
Land Uses ZONING DISTRICTS Condition

NR OS RM AG
-15

AG
-10

AG
-8 AGR RR S-

3
R
-4 UR MHS MHP CI RO GO NC RC CC RI IN

Recreation and 
Entertainment, Outdoor C C C C C C Sec. 

6.4.11

Drive-In Theater C C C C
Sec. 6.4.6

Sec. 
6.4.11

Golf Driving Range S S S S S C C Sec. 
6.4.11

Outdoor Shooting Range S S S S S S S Sec. 
6.4.11

Special Events C C C C Art. 6.7
RELIGIOUS, CIVIC, PROFESSIONAL, AND SIMILAR ORGANIZATIONS

Business, Professional, 
Labor, Political 
Organization; Social or 
Civic Organization; Social 
Club or Lodge

S S S S S S S A A A A A A A A Sec. 6.4.4

Religious Assembly A A A A A A A A A A A A A A A A A A A A
UTILITIES AND WASTE-RELATED USES

Utility Service, Major S S S S S S S C C C C C C C C C C C C Sec. 
6.4.17

Utility Service, Minor A A A A A A A A A A A A A A A A A A A A A

Solar Farm S S S S S S S S S S S S S S S S S S S S Sec. 
6.4.46

Waste-Related Uses S
Septic Tank Installation, 
Cleaning, or Related 
Service

S S S

Solid Waste Disposal 
Facility (Public or 
Private)

C C Sec. 
6.4.51

COMMERCIAL
ACCOMMODATIONS

Short-Term Rental 
Property: Commercial 
Guest House (CGH)

C C C C C Art. 6.8

Hotel or Motel S S C C Sec. 
6.4.31

RV (Recreational Vehicle) 
Park S S S S S Sec. 

6.4.12
Campground S S S S S

ANIMAL SERVICES

Stable, Commercial C C C C C C A A A Sec. 
6.4.20

Stable, Private A A A A C C S C A A A Sec. 
6.4.20

Stable, Boarding C C C C C C C A A A Sec. 
6.4.20
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Charleston County Zoning and Land Development Regulations (ZLDR) 2

CHAPTER 6 │ USE REGULATIONS
 

 

ARTICLE 6.4 USE CONDITIONS
 

The following use conditions shall apply to Principal Uses in any Zoning District where these uses are allowed as "Conditional 
Uses" or "Special Exceptions" as shown in Table 6.1-1, Use Table.

Sec. 6.4.20 Stable, Commercial; Stable, Private; Stable, Boarding 
 

Stables (Commercial, Boarding, or Private) may be established as primary or accessory uses provided they meet all applicable 
standards of this Ordinance and the following requirements. The term horse shall include horse(s) or other members of the 
horse family. Horses shall be boarded at a maximum ratio of one horse per one-half acre.

A. Commercial Stables:
1. A minimum Lot Area of five acres shall be required; otherwise, this use shall comply with the Special Exception 

procedures contained in this Ordinance.
2. Riding areas and trails shall be limited to the subject Parcel upon which the stable is located unless documentation is 

provided granting access onto other lands. Such documentation shall be provided through written and recorded 
documents.

3. If the subject site is less than or equal to five acres, a 25-foot vegetated buffer from any equestrian activity areas is 
required to adjoining Parcels. In lieu of a 25-foot vegetated buffer, a 75-foot Setback to equestrian activity areas from the 
side and rear property boundaries shall be provided.

4. If the subject site is greater than five acres, a 50-foot vegetated buffer from any equestrian activity areas is required to 
adjoining Parcels. In lieu of a 50-foot vegetated buffer, a 150-foot Setback to equestrian activity areas from the side and 
rear property boundaries shall be provided.

B. Private Stables in Zoning Districts subject to conditions shall require a minimum Lot Area of one acre; otherwise, this use 
shall comply with the Special Exception procedures contained in this Ordinance.

C. Boarding Stables:
1. A minimum Lot Area of five acres shall be required; otherwise, this use shall comply with the Special Exception 

procedures contained in this Ordinance.
2. Riding areas and trails shall be limited to the subject Parcel upon which the stable is located unless documentation is 

provided granting access onto other lands. Such documentation shall be provided through written and recorded 
documents.

3. Activities and access shall be limited to horses, their owners and caregivers, residents, and supporting services for 
maintenance of the property.

4. Boarding Stables shall be exempt from Art. 9.3, Off-Street Parking and Loading, with the exception of Sec. 9.3.6, Accessible 
Parking, and from Article 9.4, Landscaping, Screening, and Buffers.

5. The Limited Site Plan Review procedures of this Ordinance shall apply.
6. All Special Events shall follow Article 6.7, Special Events Use.

 
Effective on: 12/21/2023, as amended
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Proposal:  Special Exception request for a private stable in the Mount Pleasant Overlay 

(Residential Area) Zoning District.

Case # BZA-05-25-00866  

BZA Meeting of July 7, 2025 

Subject Property: 2944 Bluff Lane – East Area 



Subject Property



Subject Property 



Subject Property 



BZA Meeting of July 7, 2025 

Staff Review, Case # BZA-05-25-00866 
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Staff Review: 

 

The applicant, Celina Goins of Master Home Builder LLC, and the property owner, Jose 

de Jesus Navarro, are requesting a Special Exception for a private stable in the Mount 

Pleasant Overlay (Residential Area) Zoning District at 2944 Bluff Lane (TMS # 578-00-00-

240) in the East Area of Charleston County.  

 

The subject property and properties to the northeast and northwest are located in the 

Mount Pleasant Overlay (Residential Area) Zoning District within the Sweetgrass Basket 

Stand Special Consideration Area. The underlaying zoning of property is Special 

Management (S-3). Properties to the south are located in the Town of Mount Pleasant’s 

jurisdiction.  

 

The applicant’s letter of intent states, “During the process of applying for a new 

residential permit, we were instructed to bring this building under compliance. The 

property already had a stable when it was purchased, and it was assumed that it was 

okay to add another one. When the owner bought this property 2 years ago, the 

previous owner had horses onsite. The stable is for private use and will continue to be 

used as such. The maximum number of horses would be six.”  

 

Applicable ZLDR requirements:  

 

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

Chapter 5 Overlay and Special Purpose Zoning Districts, Article 5.4 MP-O, Mount 

Pleasant Overlay Zoning District, Sec. 5.4.15 Sweetgrass Basket Stand Special 

Consideration Area 

D.1. Residential Area. The Residential Area, as shown on the map entitled “Sweetgrass 

Basket Stand Special Consideration Area,” is intended to 

promote development consistent with the rural residential character of the Special 

Consideration Area. All properties within the Residential Area shall comply with the 

following standards: 

1. Permitted uses shall include those allowed in the Special Management (S-

3) Zoning District, as described in Table 6.1.1, Use Table. 

Chapter 6 Use Regulations, Article 6.1 Use Types and Use Table, Sec. 6.1.3 Special 

Exception Uses, Sec. 6.1.6 Table 6.1-1 Use Table, indicates a private stable in the Special 

Management (S-3) Zoning District is a use type allowed only if it complies with use-

specific conditions of Sec. 6.4.20 Stable, Commercial; Stable, Private; Stable, Boarding, 

all other applicable regulations of this Ordinance, and is approved by the BZA as a 

Special Exception. Article 6.4 Use Conditions 

ZLDR defines “Stable, Private” as, “Buildings or land where horse(s) or other members of 

the horse family are kept for the private use of the owner(s) or resident(s) of the 

property.” 

 

https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3412
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3589
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3289
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-viewer.aspx#secid-4124
https://online.encodeplus.com/regs/charlestoncounty-sc/doc-view.aspx?pn=0&ajax=0&secid=3136
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Please review the attachments for further details regarding this request. Staff 

conducted a site visit on June 16, 2025. 

 

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

 

§3.6.5(1): 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 Mount Pleasant Overlay (Residential 

Area) Zoning District within the Sweetgrass Basket Stand Special 

Consideration Area. The underlaying zoning of property is Special 

Management (S-3). The Special Management Zoning District implements 

the Urban/Suburban Cultural Community Protection (U/SCCP) policies, 

goals, and future land use guidelines of the Comprehensive Plan. The 

proposed use may be consistent with recommendations of the U/SCCP 

future land use designation which states, 

 “This future land use designation is intended to protect and 

promote the culture and unique development patterns of existing 

communities and sustain their strong sense of community. The 

communities in this designation are located in the Urban/Suburban Area 

and are characterized by low density single-family residential 

development, limited commercial activity, and some agricultural uses. 

Many of the roads are paved with connections to county or state 

maintained roads; however, earthen roads still exist. Many of these 

communities were recognized in the 2016 Charleston County Historic 

Resources Survey Update as eligible or potentially eligible for the National 

Register of Historic Places (NRHP) due to their unique development 

patterns and significance to post-Reconstruction Era and Civil Rights 

history. Future development should be compatible with the existing land 

uses and development patterns and the residential density should be a 

maximum of four dwellings per acre…Zoning and land development 

regulations in these areas should be customized to meet the needs of the 

individual communities.”  

The Ordinance states that “The Residential Area, as shown on the 

map entitled “Sweetgrass Basket Stand Special Consideration Area,” is 

intended to promote development consistent with the rural residential 

character of the Special Consideration Area…Permitted uses shall include 

those allowed in the Special Management (S-3) Zoning District.”  

Therefore, the proposed use of a private stable at 2944 Bluff Lane is 

consistent with the recommendations contained in the Charleston County 

Comprehensive Plan and the character of the underlying, S-3 Zoning 

District. In addition, the applicant’s letter of intent states, “Yes, because we 

are not asking to rezone any part of the parcel, which is an almost 6-acre 

parcel. We want to keep the entire parcel as one residential area and 
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have no intention of subdividing/increasing density in the area.” Thus, the 

request meets this criterion. 

 

§3.6.5(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 use may be compatible with the existing uses in the vicinity. 

While the area is primarily comprised of residential uses, there are 

agricultural uses and open space in the immediate community. A zoning 

permit for a horse barn was issued in 1988, however the purpose of the 

Special Exception request is to establish the private stable use on the 

property and to obtain retroactive permits where needed. The applicant’s 

letter of intent states, “We are keeping the same use, single residential. 

This is one of the few parcels that kept their size and rural characteristics in 

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

 

§3.6.5(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: Adequate provisions have been made and/or exist for such items as: 

setbacks, buffering (including fences and/or landscaping) to protect 

adjacent properties from the possible adverse influence of the proposed 

private stable use, such as noise, vibration, glare, odor, traffic congestion, 

and similar factors. The applicant’s letter of intent states, “No setbacks will 

need to be changed. The metal stable building is inside of the current 

setbacks and property lines. There is already an existing fence and 

landscape around the entire property.” Therefore, the request meets this 

criterion. 

 

§3.6.5(4): Where applicable, will be developed in a way that will preserve and 

incorporate any important natural features; 

Response: The private stable will preserve and incorporate important nature features. 

The applicant’s letter of intent states, “This property will not be subdivided 

or developed. We just applied for a permit to build a new residential 

single-family house to replace the currently existing house. The demolition 

permit has already been approved and issued.” Therefore, the request 

meets this criterion. 

 

§3.6.5(5):  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 

Response: The subject property contains approximately 5 acres. The private stable 

complies with Section 6.4.20 that states, “Private Stables in Zoning Districts 

subject to conditions shall require a minimum Lot Area of one acre…” 
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Following Special Exception approval, Limited Site Plan Review will be 

required to confirm grand trees will be protected and for the Stormwater 

Staff to review a fecal management plan. The applicant’s letter of intent 

states, “The proposed building meets the required setbacks and will 

comply with all applicable rules, regulations, laws and standards of this 

Ordinance.” Therefore, the request meets this criterion.  

 

§3.6.5(6): Vehicular traffic and pedestrian movement on adjacent roads shall not 

be hindered or endangered. 

Response: The private stable should not hinder or endanger vehicular traffic and 

pedestrian movement on adjacent roads. The applicant’s letter of intent 

states, “No. The property is a single family residential on a 6-acre parcel.” 

Therefore, the request meets this criterion. 

 

Board of Zoning Appeals’ Action: 

 

According to Article 3.6 Special Exceptions, Section §3.6.5 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 

§3.6.5A. 

 

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 

(§3.6.5B). 

 

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

BZA-05-25-00866, [Special Exception for a private stable in the Mount Pleasant Overlay 

(Residential Area) Zoning District at 2944 Bluff Lane (TMS # 578-00-00-240) in the East 

Area of 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 Limited Site Plan 

Review process for the private stable. 

 




















