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BOARD OF ZONING APPEALS 
CASE SUMMARY FOR 

APPLICATION FOR SPECIAL EXCEPTION 
 

500 Huger Street 
 

March 11, 2014 at 10:00 A.M. 
City Council Chambers, 1737 Main Street, 3rd Floor 

Columbia, South Carolina 
 
Case Number: 14-008-SE 

Subject Property: 500 Huger Street (TMS# 08914-16-01 and -02) 

Zoning District: MX-2, -ID (Mixed-Use Urban district in the Innovista Design overlay)  

Applicant: Ben D. Arnold, Arnold Companies 

Property Owner: Arnold Realty Company, Norman Realty Company 

Council District: 2 

Summary Prepared: 24 February 2014 
 
 
 

Requested Action:  Special Exception to exceed maximum density per acre for a student housing 
development 

Applicable Sections  
of Zoning Ordinance: §17-321(a)(3) A private dormitory shall have a maximum density of 150 bedrooms per 

acre; however the board of zoning appeals may grant a special exception 
to exceed this density in C-4, C-5, and MX-2 districts (see comments). 

 §17-112 Standard criteria for special exceptions 
  
Case History:  None. 
 
Staff Comments:   This application for Special Exception is to allow a student housing development to 

exceed the maximum allowed density of 150 beds per acre. Private dormitories are 
allowed within the MX-2 district, but are limited to 150 beds per acre unless the Board 
grants a special exception to exceed this density.  As proposed, the applicant is 
requesting 640 beds (237 units) on +/- 4 acres, which would translate to approximately 
160 beds/acre.  As of right, 600 beds would be allowed on 4 acres.  

 
 The parking requirements for this development are 480 off-street parking spaces and 160 

bicycle parking spaces, 120 of which must be within an enclosed and secured area.  The 
applicant proposes to provide all of the above mentioned parking spaces within a parking 
garage to be constructed just to the east of the dormitory.  In addition to the required 
parking, there will be 15 parking spaces on Wheat Street, and 20 spaces along Pulaski.   

 
 In addition to the standard criteria listed in §17-112 for a special exception, per §17-321, 

the board must consider the applicant’s operation and maintenance plan:  
 

 §17-312(a)(3): 

 A private dormitory shall have a maximum density of 150 bedrooms per acre; however the 
board of zoning appeals may grant a special exception to exceed this density in C-4, C-5, and 
MX-2 districts. In considering the criteria for special exceptions set forth in section 17-
112(2); the applicant shall provide to the board of zoning appeals an operation and 
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management plan that shall describe the programs of operation and management including, 
but not limited to:  

a. Use and activity that will occur in conjunction with the dormitory use; 

b. Hours and operation of non-residential services; 

c. Security plan including provisions for common and parking areas; 

d. Noise control; 

e. Provisions for transportation including location for loading/unloading of shuttles or 
buses, if applicable;  

f. Location of entrances and exits; 

g. Location and management of parking for residents and visitors; 

h. Location of amenities and their relationship and compatibility with adjacent uses.  

 
 The applicant has provided a copy of this plan, which is included in this packet for your 

review.  Even if not approved for this special exception to increase density, the private 
dormitory will be required to provide an on-site manager available 24 hours a day, seven 
days a week. 

 
 The Design/Development Review Commission (D/DRC) will review the proposal for 

site and design approvals at the Thursday, March 13, 2014 meeting.   
 
       
Persons expressing support or concern about this application submitted the documents outlined below to staff.  
All documents are attached hereto and made a part of the record of the public hearing. 
-None. 
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Park7 Operation and Management Plan 
 

a.) Use and activity that will occur in conjunction with dormitory use:  Park7’s property 
management and leasing offices will be located at the main entrance to the building in proximity to 
the property’s amenities.  Amenities serving the tenants of the property will be located both inside 
and outside the building.  The amenities inside the building will include a fitness center, computer 
room, game room (pool, ping pong, etc), media room (video gaming), conference/study room, 
lounge/club room, tanning pods, kitchen, golf simulator and a theater. Amenities outside the 
building will include a swimming pool, spa and a passive courtyard.  These amenities will be 
completely enclosed within two courtyards. 
 

b.) Hours of operation of non-residential services:  The indoor amenity space will be open from 
9:00AM to midnight with the exception of the fitness center.  Residents will have 24-hour access to 
the fitness area through the use of electronic key fobs.  The swimming pool will open at 9:00AM and 
close at sunset.  The property management offices will be open from 9:00AM until 8:00PM. 
 

c.) Security plan including provisions for common parking: 
 
Introduction 
 
The security and safety of the Residents, Staff and Guests at 500 Huger are of the utmost 
importance. Park7 Group has devoted considerable time and resources insuring that the property 
meets or exceeds the industry security standards in every category. The security detail considerations 
will be built into the design of the building from the start, enabling a comprehensive security plan 
which will address the well being of all individuals while on the property. Cameras, access control 
and emergency call box systems, as well as the adoption of crime prevention through environmental 
design (CEPTED) and pedestrian safety will be thoroughly considered in the design and architecture 
meetings and incorporated into the security plan. 
 
 
Perimeter of the Property 
 
500 Huger’s security initiative will begin as individuals approach the property, whether as a pedestrian 
or as a motorist. Through the use of CEPTED, natural barriers will be utilized in areas where 
pedestrian traffic is not allowed or where additional preventive measures are required for various 
reasons. While aesthetic to the eyes, these natural barriers are very effective in their use. Lighting 
along the four streets which frame the property will be enhanced to ensure those who are entering or 
exiting will have complete visual access to the area, as well as serving as a deterrent to those who may 
seek the darkness in the furtherance of their nefarious activities. An IP based digital CCTV system 
will support numerous cameras on the exterior of the property, providing crystal clear images for 
both live and recorded viewing of the activities in these areas. The secure network, on which the 
cameras will be located, provides a fiber backbone infrastructure and managed network switches. All 
images will be stored on video servers with hard drive storage. The Video Management Software 
(VMS) will be advanced surveillance software. The VMS software supports the latest IP camera 
technology using compression and advanced video analytics. The VMS software will allow for fast 
interface and export of recorded images both locally and remotely, if desired. The system offers both 
staff and security a robust monitoring client that is compatible with multi-monitor display and a 
multitude of mapping and split-screen display options. The software also provides the capability to 
email messages with thumbnail images attached on event driven alarms, such as an after hour motion 
in a secured or closed area. Video clips which are required to be saved permanently or exported for 
law enforcement use can easily be accomplished with a basic USB jump drive. The video is then self 
– starting, watermarked and compatible with all computer operating systems and PC formats. To 



insure the security and integrity of the system, it will be housed in a secure communications room 
Data Rooms throughout the building thru “point to point” multi-mode fiber to network switches.  
CCTV IP based cameras will be strategically positioned to cover the entire perimeter of the property. 
 
 
Interior of The Property 
 
An Access Control System will be the primary method of controlling egress and ingress onto the 
property. The electronic card access control system will secure all entry and exit points of the 
building, parking garage, common areas and will be used to secure amenity areas after closing hours. 
The system will consist of readers, cards and key fobs with smart card technologies. All State and 
local building and fire codes on access control devices and egress paths will be taken into 
consideration during the system design. Each card reader point will be installed with a door position 
switch and a “request to exit” device that will indicate forced door and door held open alarms. The 
access system has been designed with commercial grade hardware and software. The access control 
panels with the control software and database will provide interface administration for the system. 
The access control panels will be located in secure data rooms located throughout the building. All 
cabling will be securely located within conduit to each door and location and access device. 
 
Key fobs will be issued to all residents of 500 Huger. The fobs will be used to gain access to the 
property on a twenty-four (24) hour a day basis. Any fob reported lost or stolen will be deactivated 
immediately upon notification. 
 
Non-resident entry will be achieved through the use of a telephone entry system installed outside the 
first floor primary entrance lobby double doors. The visitor can dial residents phone lines to verify 
their identity and obtain access into the building. A camera will be placed in the main lobby to view 
this entry system as well as the primary double doors. 
 
CCTV IP based cameras will be strategically positioned on each entry and exit point on the first 
floor, common areas and amenity areas. Additionally, all residential corridors, elevators and stairwells 
will have CCTV coverage as well. 
 
 
Parking Garage Security 
 
The parking garage facility will contain enhanced lighting in order to illuminate the parking areas for 
all residents. The garage will be equipped with CCTV IP based cameras, which will be strategically 
positioned to allow the maximum coverage of all activities in the garage. Emergency Call Boxes will 
be installed, allowing for the immediate connection to the City of Columbia’s 911 Emergency 
Notification System. These emergency call boxes will also be equipped with emergency lighting, 
which will be activated upon initiation of an emergency call, thereby ensuring those in the vicinity 
and first responders of the exact location where assistance in required. 
 
 
On Site Law Enforcement 
 
Park7 Group intends to evaluate the use of an on-site law enforcement officer, who would be a 
resident of the property and would be provided his or her residence at a reduced rate, in return for 
their performing security checks of the area and responding to needs as the situation may dictate. 
Another option under consideration as an alternative would be to engage the services of an off duty 
police officer through the City of Columbia during Weekends or other peak activity times to be 
present on the property and respond if needed. 



 
Increased Pedestrian Traffic 
 
Discussions have been held with representatives of the Columbia Police Department regarding this 
project and the potential of increased pedestrian traffic in the area, particularly during the home 
games of the University of South Carolina Baseball Program. It is the desire of Park7 Group to work 
in partnership with the Columbia Police Department wherever possible to assure the safety of the 
residents, guests and staff of 500 Huger. Park7 Group will also be evaluating the potential of 
providing a shuttle service to the University area. 
 
 
Security Consulting 
 
Park7 Group intends to contract the services of The Johnson Group LLC to participate in the 
management of the selection, installation and management of the security services described in this 
security plan and to be available to serve as an advisor on other security related matters which may 
arise. Mr. Johnson has an extensive background in law Enforcement and Security and is uniquely 
qualified to assist on this project. 
 
 
Property Staffing / Management Experience 
 
Park7 Group provides services across the full spectrum of real estate activities by serving as 
developer, general contractor, equity owner and property manager for student housing assets across 
the country.  Over the past 15 years, Park7’s management team has developed, constructed, owned 
and managed over 7,000 units.  Park7 does not contract third party property management.  The on 
site staff will include a property manager and an assistant property manager.  The property manager 
will report to a regional property manager who resides in Columbia as well as to one of Park7’s 
managing partners who serves as EVP of Property Operations.  The property manager will direct all 
on site staff and manage day-to-day operations of the property.  The property will also have a full 
time assistant property manager who will manage leasing and tenant affairs and a full time 
bookkeeper.  The property will be staffed with several part time community assistants that will assist 
with leasing and the management of tenant relations and will reside at the property.  Community 
assistants will staff the reception and amenity areas during hours of operation and monitor activity 
throughout the building’s common areas to ensure that residents have full enjoyment of the property 
and that the rules of conduct outlined in each lease are being observed.  When the property 
management and amenity areas are closed, community assistants will be on call to address any issues 
that may arise.  All employees will learn and follow guidelines outlined in Park7’s employee 
handbook.  They will also receive training on operational procedures and safety and have a thorough 
knowledge of the property.  Three evenings per week, common areas of the building will be 
monitored by a contracted third party security firm or a resident law enforcement professional.  The 
property will employ a full time maintenance manager and a full and part time porter.  The 
maintenance team will coordinate maintenance and repairs with local contractors. 
 

d.) Noise Control:  Park7 employs a strong on site management team of a property manager, assistant 
property manager and several community assistants to manage the needs and activity of its residents.  
The staff’s responsibility is to ensure a safe and quiet environment for all residents and that the 
provisions for conduct outlined in each lease are observed.  Park7 will supplement its management 
with services provided by a third party security company or will provide housing to law enforcement 
in return for security services.  The property’s outdoor amenity spaces are located within enclosed 
courtyards so any noise will be contained.  In addition, all ingress/egress points to the building will 



be monitored and access will be electronically controlled to assist in the management of residents and 
their guests. 
 

e.) Provisions for transportation including location for loading/unloading of shuttles or buses, if 
applicable:  An exhibit has been attached that illustrates a location for shuttle bus loading and 
unloading.  Park7 will provide private shuttle service directly to campus and/or to a location where 
residents can utilize the university bus system. 
 

f.) Location of entrances and exits: See attached exhibit for location of all entrances and exits. 
 

g.) Location and management of parking for residents and visitors:  Parking for residents will be 
located within the attached parking structure and will satisfy the parking requirement for a private 
dormitory.  Additional parking stalls will be located on both Wheat Street and Pulaski Street that can 
be utilized by visitors.  The parking structure will be monitored and access will be electronically 
controlled. 
 

h.) Location of amenities and their relationship and compatibility with adjacent uses:  Amenities 
for the property will be located both inside and outside the building.  The amenities inside the 
building will be located on the ground floor and will include a fitness center, computer room, game 
room (pool, ping pong, etc), media room (video gaming), conference/study room, lounge/club 
room, tanning pods, kitchen, golf simulator and a theater.  These indoor spaces will only be 
accessible to the buildings residents and are compatible with adjacent uses.  Amenities outside the 
building will include a ground floor swimming pool, spa and a passive courtyard.  These amenities 
will be completely enclosed within two courtyards and will not be visible by or impact neighboring 
properties and thus are compatible with adjacent uses. 
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