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• Mechanism to learn, so ask questions.

• Respect opinions.

• Allow others to speak and have the 
opportunity to learn.

• Turn off cell phone ringers. 

Ground Rules
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Foundations of Zoning
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• 1867 - San Francisco enacted the first 
zoning ordinance in America, restricting 
the placement of slaughter houses, hog 
storage facilities, and hide curing in 
certain areas of the city. 

• 1908 – Los Angeles becomes first 
municipality to apply zoning to 
undeveloped land, separating 
residential and industrial uses. 

• 1916 – New York City adopts nation’s 
first comprehensive zoning ordinance 
containing regulations for land use, 
density, and building bulk.

• 1929 – Wisconsin adopts the first 
instance of rural zoning to identify and 
regulate areas where agriculture, 
forestry, and recreation may occur.



Role of Zoning
• Guide development in accordance with existing and future 

needs and promoting the public health, safety, morals, 
convenience, order, appearance, prosperity, and general 
welfare (SC § 6-29-710), considering the following:
• Provide for adequate light, air, and open space;

• Prevent overcrowding of land and congestion in streets 

• Facilitate the creation of a convenient, attractive, and harmonious 
community; 

• Protect and preserve scenic, historic, or ecologically sensitive areas;

• Regulate the density and distribution of populations and the uses of 
buildings, structures and land; 

• Facilitate the adequate provision or availability of transportation, 
police and fire protection, water, sewage, parks, schools, etc

• Secure safety from fire, flood, and other dangers; and

• Further the public welfare in any other regard specified by the local 
governing body. 

[SC Comprehensive Planning Guide I-15]



Zoning Authorities

• Land use;

• Size, location, height, bulk, orientation, 
construction, reconstruction, alteration, 
demolition, or removal in whole or in part of 
buildings and other structures, including 
signage;

• Density/occupancy

• Lot coverage, impervious surfaces, open 
spaces

• Off-street parking and loading;

• Tree preservation, landscaping, buffers, 
lighting, curb cuts;

Implementation of a comprehensive plan through zoning regulations:

[SC Comprehensive Planning Guide I-16]



History of Planning in Horry County
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• 1983 - Subdivision Regulations

• 1987 –Urban Areas Zoned

• 1996 – Corridors Zoned

• 1999 –Mt. Vernon and Red Bluff Zoned 

Land Development Regulations Adopted 

• 2001 – Remaining Rural Areas Zoned                                        
Landscape and Tree Preservation Adopted 
Access Management Standards Adopted

• 2009 – Land Development Regulations Revised



Euclidian Zoning
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•Primarily intended for 
separation of uses

•Zoning upheld in 1926 in Village 
of Euclid, OH v Amber Realty as 
extension of police power

•Horry County has 60+ districts, 
result of two merged zoning 
ordinances and incremental 
adoption of zoning. 
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Market determines tenants

• Land use;

• Square footage of commercial;

• Design standards

Zoning does not determine the tenant; however, it can regulate:



PDD Zoning

12

•Project with mixture of housing, 
commercial uses, or shopping 
centers, office parks and mixed 
use development.

•Unified site design that must 
have a mixture of uses.

• Intended to encourage 
innovative site design.

•Unique set of regulations for 
entire project.

[SC Comprehensive Planning Guide I-18]

Saybrooke West PDD Example



Overlays
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•Additional regulatory 
standards unique to area.
• Building height

• Building materials

• Landscaping

• Signage

•Can relax requirements as well.



Form-Based Code
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• Focuses more on design and 
scale, as opposed to use.

Source: Opticos Design, Inc

Example of Hamlet – Residential
Beaufort County Code



• Why approve rezonings before the 
infrastructure is in place?

• How is this going to affect my home 
value?

• You should work with …… agency or 
department.

Rezoning Process



• Have you done a wetlands study?

• Have you completed a traffic study?

• Have you done an environmental 
analysis?

• Development is creating the all of the 
flooding.

Rezoning Process



Current Planning & Zoning



Image: Post and Courier
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45,000+ Single Family Since 2001

53,000

63,160
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54,000 Units Allowed

FY 2019 

Additional 2,262 SF

Reduction of 410 MF

2,967 Units 

Constructed 



• Applicant submits application and 
pays fee

• Fee varies from $250 for most up to 
many thousands for larger Planned 
Developments

• Property is posted
• Neighbors are notified
• Public Hearing notice is placed in the 

paper

CURRENT PLANNING & ZONING
rezoning process



• Planning Commission public 
hearing the first Thursday of 
each month 

• PC makes a recommendation; 
recommendation forwarded 
to Horry County Council

• Must receive 3 readings from 
County Council including 
another Public Hearing

CURRENT PLANNING & ZONING
rezoning process



• Would the change be 
contrary to the Future 
Land Use Map and the 
Comprehensive 
Plan(Area Plan)?

FUTURE LAND USE MAP



Zoning Adoption

• Is the difficult or impossible to 
find adequate sites to 
accommodate the uses?

• Why don’t they develop under 
the current zoning?



• Is the change contrary to 
existing established land 
uses? 

EXISTING ZONING



• How will the change alter demand for 
public facilities?

• Is the area within a flood zone?

• How will the change alter demand for 
public facilities?

• Will the change meet the requirements 
for of the Land Development 
Regulations and other Zoning 
Ordinances?

REZONING STAFF SHEET







CURRENT PLANNING & ZONING
Proposed Future Land Use Map
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Land Development



Types of Reviews
• Major Development

• Minor Developments and Platting Actions

• Commercial Development

• Road construction (new, widening, improving)

• Mass grading

• Utility lines

• Signs

• 540 Review

• Telecommunication Towers and Mines



Development Review Sequence
Digital Submittal

Preliminary Plat
Construction Plans
NOI
SWPPP
Stormwater Report
Army Corps SAC letter
Street names

Approved

Pre-construction Meeting 
& Stormwater Permit

Digital Submittal
Final Plat
Water/Sewer Permits
SCDOT Encroachment Permit

Signed Final Plat
Cost Estimate
Financial Guarantee

Revisions Needed

Recording Addressing
Building 
Permits

Approved

Approved

Revisions Needed

Revisions Needed
Construction

&
Inspections

Design Modifications







EngineeringStormwater Code

Construction Plans, 
Preliminary Plans & 

Final Plats

Area, Yard and 
Height (AYH)

Access 
Management

Road Names 
& Addressing

Stormwater
Report

Fire Access & 
Hydrants

Cost Estimates
Construction
Inspections

Notice of 
Intent (NOI)

Open Space

Platting
Road 

Construction

Floodzone

Planning & 
Zoning

Stormwater
Pollution 

Prevention 
Plan (SWPPP)

Access 
Management

Sediment & 
Erosion Control

Grading & 
Drainage

Road 
Dedication 

Financial 
Guarantees

Construction 
Inspections



PLANNING & ZONING REVIEW
What Development Review uses

Zoning Ordinance

Land Development Regulations

Grandfathering

Design Modifications

Variances/Appeals/Special Exceptions

Recorded Deeds & Plats

Court Orders

GIS and aerial imagery

Minimum Standards for Surveying SC

What is reviewed

Use (Residential, Commercial, Industrial, etc)
Intensity (single-family vs apartments)
Phasing
Area, Yard & Height 
Distances and bearings
Street names and suffixes
Open space 
Landscaping
Protected and Specimen trees
Parking
Façade
Lighting
Right-of-way & Easements
Existing improvements
Access management
Minimum standards for surveys in SC











Horry County Engineering Department 

• Regulations / Standards
• Horry County Land Development 

Regulations
• Design and construction standards

• SCDOT standard details / MUTCD

• Items reviewed (examples)
• Road design details and geometry

• Subdivision plat (easements & r/w)

• Access (internal / external)

• Traffic impacts (turn lanes, etc.)



Horry County Engineering Department-
Roadway Improvements



Horry County Engineering Department-
Road Construction Inspections
• Engineering and stormwater major s/d 

inspections (stages of construction)

• Engineer’s cost estimate (developer)
• Record final subdivision plat prior to final 

inspection approval

• Financial guarantee = 125% of cost est.

• Can be reduced during inspection process

• Road dedication process (public roads)
• Final inspection approval

• Three-year warranty ($15 / LF)

• Right-of-way and drainage easements





Horry County Stormwater

• Department and Ordinance Established in 2000

• Responsible for Urbanized and Un-Urbanized areas

• Responsible for Drainage outside the right of way

• Total of 35 Employees

• Includes Mosquito Program

• Six Project Managers and one Inspector

• Field maintenance 20 employees

• Funded by Stormwater Utility Fee

• Supported by Consortium for Education and Outreach



Horry County SW Permitting Process



Plan Reviews



Stormwater Plan Reviews

• Stormwater Report

• Erosion and Sediment Control Plans

• Grading Plans

• Drainage Plans

• Plat (Easement Requirements)

• DHEC NOI

• SWPPP 

• Checklist (DHEC and Horry County)



• Drainage Areas and Drainage patterns both offsite and downstream

• Soil types and Rainfall amount (NOAA Atlas 14)

• Pre Development (2,10,25 and 100 yr storm events)
– Basin and time of concentration

– Existing stormwater conveyance and storage

– Existing runoff (cfs)

– Existing outfalls (boundary)

• Post Development (2, 10, 25 and 100 yr storm events)
– Basins and time of concentration

– Proposed runoff (20% reduction for 25yr storm and pre and post for 100 yr)

– Proposed outfalls (boundary)

• Water Quality

• Sedimentology

• Pipe calculations

Stormwater Report



Construction Plans

• Erosion and Sediment Control Plans
– Include details

• Grading Plans
– Contours for both onsite and offsite

– Cross sections for infills

• Drainage Plans

• Plat (Easement Requirements)
– For maintenance

• Minimum 20 ft

• Pipes (depth * 3 + size of pipe )

• Ditches (width of Ditch + 25 ft top of bank)

• DHEC NOI (Application)

• SWPPP (Stormwater Pollution Prevention Plan)



Inspections



Initial E & S

•Within first week of project start

Routine

•Completed at any time

•Completed at least once every 30 days

Final 
Inspection

•Issued prior to CO for the Building 
Permit (stand alone projects

•On multi family projects issued prior to 
75% CO’s issued

•Code Enforcement inspections on-
going and include E&S

Initial E 
& S

•Completed within first week of project start

•Can not complete next inspection without E & S 
approved

Open 
Trench

•E & S part of inspection

•Inspecting installation of pipes

PAB 
Inspection

•Preliminary as-built inspection (PAB) required

•Must be approved for Proof roll

Proof 
Roll

•E & S part of Inspection

•Completed by Engineering

Final 
Inspection

•Must have site stabilized, as-builts, Infra-structure 
and E&S approved

•Must be passed to reduce Letter of Credit

Warranty 
Inspection

•Completed for Public Subdivisions only

•Warranty is for 3 years inspected yearly

Code 
Enforcement 
Inspections

•Completed during Home building process E&S 
required to pass for each inspection for the home 
building

Inspection Process

Subdivisions Commercial



http://stormwater.horrycounty.org/


Enforcement and 
Complaints

What we don’t enforce.

• Unregistered Vehicles

• General Junk, Trash and 
Debris 

What we do enforce.

• Campers

• Vehicles for Sale in the 
ROW

• Illegal Signs

• Landscape Violations

• Illegal Uses
• Buildings
• Animals
• Commercial Businesses



Enforcement and 
Complaints



Enforcement and 
Complaints



Public Input and 
Involvement

Horry County 
Citizen Planning Academy

November 14, 2019



Staying Informed
Starts with knowing your representatives on Council and within 
appointed boards and commissions. 

• Planning Commission

• Zoning Board of Appeals

• Board of Architectural Review 
and Historic Preservation

• Parks and Open Space Board

• Stormwater Advisory Board

https://www.horrycounty.org/Boards

https://www.horrycounty.org/Boards


Staying Informed
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Knowing when they meet and where to access agendas.
https://www.horrycounty.org/Calendar

https://www.horrycounty.org/Calendar


Staying Informed
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Accessing Recorded Meetings and Minutes https://www.horrycounty.org/Video

https://www.horrycounty.org/Video


Staying Informed
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Accessing Rezoning and Building Permit Information, along 
with Community Events, Recreation Opportunities and Press 
Releases

https://www.horrycounty.org/hcconnect

https://www.horrycounty.org/Calendar
https://www.horrycounty.org/hcconnect


Staying Informed
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Understanding Government 
Structure



Public Input

Regarding issues not included in 
Public Hearing or even necessarily 
on the agenda. Sign up in advance 
at 843-915-5340 for Planning 
Commission and 843-915-5120 for 
County Council Meetings

Public Hearing on each item. 
Comments also accepted in writing 
in advance of meeting.

Always encourage people to call if 
they have questions.

Don’t be afraid to offer alternative 
solutions!



Plan Development
Get involved at the forefront! Call our office to be added to 
communications regarding future plan development.        
843-915-5340


