
 

Case # BZA-08-25-00893 

Charleston County BZA Meeting of October 6, 2025 

 

Applicant/Property Owner:  Carol A. Webb 

 

Property Location:      1455 Stuart Engals Boulevard – East Area 
 
TMS#:                             559-14-00-014  
 

Zoning District: Mount Pleasant Overlay (Commercial) Zoning District 
 

Request: 

Special Exception request for the sale of alcoholic beverages onsite (beer and wine) in a restaurant in the 
Mount Pleasant Overlay (Commercial) 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. 6.1.2 Uses Subject to Conditions, Sec. 6.1.6 Table 
6.1-1 Use Table, a Restaurant is a use subject to conditions (Sec. 6.4.15).   
 
Article 6.4 Use Conditions, Sec. 6.4.15 Restaurants, Bar or Lounge states, “All proposed Bars, Lounges and 
Restaurants serving beer or alcoholic beverages located within 500 feet of the property line of a Lot in a 
residential Zoning District or a Lot containing a residential use shall require review and approval in accordance 
with the Special Exception procedures of this Ordinance. Distances shall be measured from the nearest 
property line of the subject Parcel to the nearest property line of a lot containing a residential use or located in 
a residential Zoning District.”  
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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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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

Kennel C C C C S S S A A A Sec. 
6.4.54

Pet Store or Grooming 
Salon C C A A A Sec. 

6.4.32

Small Animal Boarding A A A A C C S C A A A Sec. 
6.4.32

Veterinary Service A A A A S S C C C A A A Sec. 
6.4.32

FINANCIAL SERVICES
Banks and Financial 
Services C C C C C A A A Sec. 

6.4.26

Short-Term Lender C C

Sec. 
6.4.28
Sec. 

6.4.31
FOOD SERVICES AND DRINKING PLACES

Bar or Lounge S S S S S Sec. 
6.4.15

Catering Service S S S S S S S S S C C C C A A A Sec. 
6.4.34

Restaurant, Fast Food C C C C

Sec. 
6.4.15
Sec. 

6.4.31

Restaurant, General C C C C C C Sec. 
6.4.15

Sexually Oriented 
Business C

Sec. 
6.4.18
Sec. 

6.4.31
INFORMATION INDUSTRIES

Communication Services; 
Data Processing Services; 
Publishing Industries

A A A A A A

Communications Tower C C C C C C C C C C C Sec. 6.4.5
OFFICES

Administrative or 
Business Office; 
Government Office; 
Professional Office

C C C C C A A A Sec. 
6.4.26

OTHER NONRESIDENTIAL DEVELOPMENT
Convention Center or 
Visitors Bureau S S S A C C Sec. 

6.4.31
Heavy Construction 
Services or General 
Contractor

A A A

Billboard C Sec. 9.8.6
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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. 6.4.15 Restaurant; Bar or Lounge
 

All proposed Bars, Lounges and Restaurants serving beer or alcoholic beverages located within 500 feet of the property line of 
a Lot in a residential Zoning District or a Lot containing a residential use shall require review and approval in accordance with 
the Special Exception procedures of this Ordinance. Distances shall be measured from the nearest property line of the subject 
Parcel to the nearest property line of a lot containing a residential use or located in a residential Zoning District.
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CHAPTER 5 │ OVERLAY AND SPECIAL PURPOSE ZONING DISTRICTS
 

 

ARTICLE 5.4 MP-O, MOUNT PLEASANT OVERLAY ZONING DISTRICT
 

Map 5.4
 











Case # BZA-08-25-00893

BZA Meeting of October 6, 2025

Subject Property: 1455 Stuart Engals Boulevard – East Area

Proposal: Special Exception request for the sale of alcoholic beverages onsite (beer and wine) 

in a restaurant in the Mount Pleasant Overlay (Commercial) Zoning District. 
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Subject Property Parking & 
Adjacent Building 

Across from subject property 
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Staff Review: 

 

The applicant and property owner, Carol A. Webb, requests a Special Exception for the 

on-site sale of alcoholic beverages (beer and wine) in association with a proposed 

restaurant use on the property located at 1455 Stuart Engals Boulevard (TMS #559-14-

00-014) in the East Area of Charleston County. The subject property is located within the 

Mount Pleasant Overlay (Commercial) Zoning District at the corner of Stuart Engals 

Boulevard and Louise Terrace. Adjacent properties to the north are also within the 

Mount Pleasant Overlay (Commercial) Zoning District, while properties to the east are 

designated as Suburban Residential within the Mount Pleasant Overlay. Properties to 

the south fall under the jurisdiction of the Town of Mount Pleasant. 

 

The 0.39-acre subject property contains a vacant commercial building that was 

formerly used as a restaurant. The applicant’s letter of intent explains, “We want to 

resume operation as a casual café that serves locally sourced and high end imported 

food in a warm and family friendly atmosphere. We specifically request to also offer 

BEER and WINE ON PEMISES as we previously did in 2016 to the Mt. Pleasant 

community.” 

 

Applicable ZLDR requirement:  

 

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

Chapter 6 Use Regulations, Article 6.1 Use Types and Use Table, Sec. 6.1.2 Uses Subject 

to Conditions, Sec. 6.1.6 Table 6.1-1 Use Table, a Restaurant is a use subject to 

conditions (Sec. 6.4.15).   

 

Article 6.4 Use Conditions, Sec. 6.4.15 Restaurants, Bar or Lounge states, “All proposed 

Bars, Lounges and Restaurants serving beer or alcoholic beverages located within 500 

feet of the property line of a Lot in a residential Zoning District or a Lot containing a 

residential use shall require review and approval in accordance with the Special 

Exception procedures of this Ordinance. Distances shall be measured from the nearest 

property line of the subject Parcel to the nearest property line of a lot containing a 

residential use or located in a residential Zoning District.”  

 

Staff conducted a site visit of the subject property on September 16, 2025. Please 

review the attachments for further details regarding this request. 

 

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 Commercial designation in the Comprehensive Plan encourages 

compatible mixed-use development characterized by a general land use 
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pattern that includes a variety of housing types, retail, service, 

employment, civic, and compatible industrial uses. It also promotes the 

inclusion of public and open spaces, as well as linkages to public transit 

within a walkable environment. 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. 5.4.2 Intent, states, “The regulations of this Article are 

intended to promote traffic safety measures, to improve the visual 

character of the corridor, and to create consistence between the County 

of Charleston and the Town of Mount Pleasant concerning Land 

Development regulations.” In addition, the applicant’s letter of intent 

states, “The immediate area is multi use and extremely varied. Our café 

directly faces both highway 17 and 526 on Stuart Engals Blvd. On the 

same road there are two large hotels (alcohol sales), light industrial, office 

condos and numerous business parks, a VFW (alcohol sales), auto repair 

shops and a medical out-patient facility all within walking distance. The 

Walmart complex (Wando Crossing) is at the end our street that has a 

variety of businesses, banks and restaurants (Chipotle w/ alcohol sales) 

built directly adjacent to the County neighborhood behind our Café. The 

‘neighborhood’ includes small residential lots (15) and a multifamily 

condo facility (131) that was originally approved as low-income housing. 

Additionally, there are large scale apartment complexes, condos, town 

homes and medical facilities in the general area but in Mt. Pleasant 

jurisdiction.” 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 on-site sale of alcoholic beverages (beer and wine) in 

association with a proposed restaurant use is generally compatible with 

the existing commercial uses in the vicinity. While the adjacent property 

to the east is designated as Suburban Residential on the overlay map, the 

property owner at 1125 Louise Terrace was one of twelve (12) individuals 

who signed a petition in support of the proposed use. Additionally, the 

applicant has provided two (2) letters of support from residents living 

within walking distance of the proposed restaurant, at 1173 and 1147 

Carter Avenue. Furthermore, the applicant’s letter of intent states, “As 

previously discussed, the proposed use of the café is directly in line with the 

current commercial establishments in the vicinity. We believe that our 

proposed concept compliments current businesses and facilitates a healthy 

balance of work, live and enjoyment for the residents.” Therefore, the 

request may meet this criterion. 
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§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: The project is currently under review to ensure compliance with all 

applicable provisions of the Charleston County Zoning and Land 

Development Regulations Ordinance. Adequate provisions have been 

made for required setbacks and buffering—including fences and 

landscaping—to protect adjacent properties from any potential adverse 

impacts of the proposed use. The applicant’s letter of intent states, “A 

large residential style fence was constructed in 2014 (recently 

maintained) to shield the adjacent neighborhood. Abundant mature 

landscape was planted on the fence line and around the entire property 

to diffuse noise and present a welcoming atmosphere. A professional 

hood system (recently serviced) mitigates unpleasant odors. Ample traffic 

signage is currently in place on County Roads to help with traffic 

congestion. Recently built sidewalks currently assist with pedestrian and 

bike movement up and down Stuart Engals Blvd. There are numerous 

parking spaces on the property and also in the ‘right of way’ across the 

street from the café. Those spaces are currently in use and help with 

overflow parking.” 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 site has been developed to preserve and incorporate existing natural 

features. The applicant’s letter of intent states, “A large grand oak at the 

rear of the property, in the right of way, was taken into consideration in 

2014 during the initial approval of the site plan and is still thriving.” 

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 proposed use complies with all applicable provisions of the 

Charleston County Zoning and Land Development Regulations Ordinance 

(ZLDR), including zoning district standards, use conditions, and site plan 

requirements. The applicant must provide proof of State approval for the 

sale of alcoholic beverages to Zoning and Planning Staff prior to issuance 

of the Zoning Permit, if this Special Exception is approved. The applicant’s 

letter of intent states, “DHEC gave approval and guidance on BEER and 

WINE sales and onsite consumption in 2015. Those guidelines were and 

continue to be followed with regular maintenance of the septic system 

(2025).” Therefore, the request meets this criterion. 
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§3.6.5(6): Vehicular traffic and pedestrian movement on adjacent roads shall not 

be hindered or endangered. 

Response: The proposed use at 1455 Stuart Engals Boulevard is not anticipated to 

hinder or endanger vehicular traffic or pedestrian movement on adjacent 

roads, as the site was previously operated as a restaurant. The applicant’s 

letter of intent states, “The proposed use actually helps with traffic and 

congestion by allowing the immediate ‘neighborhood’ a respite to enjoy 

great food and socializing within walking distance.” Therefore, the request 

may meet 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-08-25-00893, [Special Exception for the on-site sale of alcoholic beverages (beer 

and wine) in association with a proposed restaurant use on the property located at 

1455 Stuart Engals Boulevard (TMS #559-14-00-014) 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 condition recommended by 

Staff: 

 

1. The applicant shall comply with all applicable requirements of the State of South 

Carolina for alcoholic beverage sales and shall provide proof of State approval 

to Zoning and Planning Staff prior to the issuance of the Zoning Permit. 

 

 

 












































