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3.2 THE URBAN CORRIDOR OVERLAY DISTRICT (NOW KNOWN
AS BOULEVARD OVERLAY DISTRICT)
Description
Following recommendations of the 2009 Comprehensive Plan, Town Council adopted an Urban Corridor
Overlay District (UCOD) to foster an active, pedestrian-oriented commercial environment with a variety
of uses, activities, and scales. This overlay was applied to the major roadways in the southern end of
town – US 17/Johnnie Dodds Boulevard, Coleman Boulevard, Chuck Dawley Boulevard, and Ben Sawyer
Boulevard. In subsequent years, the development that has occurred within this area has not met
expectations, which has led to interest in modifying the overlay. The current design standards
encourage compact, walkable, mixed-use buildings up to five stories in height with transitions in scale
and character from surrounding neighborhoods. However, the resultant development in parts of the
urban corridor is inconsistent with many residents’ vision for Mount Pleasant.
Some of the reactions to UCOD development are that
it is too tall, too dense, too large in scale, too “linear”,
and lacking in adequate landscaping and setbacks.
Further, the public is concerned that the UCOD
increases residential populations in areas already
hindered by inadequate transportation networks.
Residents believe that it has only exacerbated existing
congestion and delay issues on the town’s major
roadways, especially when combined with traffic
generated along Coleman Boulevard by through
traffic destined for the nearby beaches.

Source: Open House #2 Survey

Changes have been made to this Overlay District during the drafting of this Plan, including changing the
name. Collectively, the Johnnie Dodds, Chuck Dawley, and Coleman Boulevard Districts will now be
referred to as the Boulevard Overlay Districts.
The location, style, and quality of retail development has changed with the periods of growth in town.
Retail development has traditionally served as a destination for communities, originally accessed by
foot, then by car. Retail and commercial developments have followed the increase in number of
households as the town has grown. As recently as 2007/2008, national trends in retail and commercial
development seemed to be moving toward building larger stores, with fewer locations within a
community. However, since the market crash, conditions have changed, and big boxes are on the
decline as shoppers rely on Internet purchase and delivery. Simultaneously, small local retail,
restaurants and entertainment venues are on the rise. This trend provides an opportunity to again focus
on building commercial areas to a comfortable human scale, as opposed to focusing solely on
automotive convenience. As the retail markets continue to change and evolve, the town will need a
strategy to manage the redevelopment of the areas currently occupied by retail and commercial
development to best meet the needs of the community over the long-term.
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Survey results suggest that residents prefer
smaller-scale commercial development with
more park-like settings as the norm,
understanding that there may be limited areas of
greater concentration of development at specific
locations. These designated mixed-use hubs
should be not only shopping, working and living
areas, but also centers of community activity that
create a sense of place. By creating multiple such
hubs of varying sizes and character, the town can
create areas of community activity easily
accessible to all residents of Mount Pleasant.
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Source: Open House #2 Survey

This Plan approaches this concept by identifying existing and proposed hubs where conditions either
already exist or are desired to make them a destination. Among the existing hubs, the plan identifies
locations for preservation and protection and other hubs for redevelopment when the existing design
and layout of the development is anticipated to become obsolete in the next decade or has existing
problematic features.
Rather than encouraging wholesale
redevelopment of the entire existing
commercial corridors with high intensity
mixed-use development as the UCOD
did, the Plan focuses on concentrated
redevelopment and redesign at a few
selected locations, or hubs. The
remainder of the corridors is
recommended to remain at a much
lower intensity where any
redevelopment should restore open
space and improve access management
along our major corridors. In these areas,
there could be consideration of allowing
limited lifecycle housing opportunities in
appropriate areas. (definition page 3-6)

Hubs – Commercial and public-use destinations
where residents can easily have some of their daily
needs met, ideally within walking or bicycling
distance of where they live. May incorporate a
mixed-use or residential component. Design
guidelines should address transportation
connectivity, walkability, the scale and design of
architecture and the mix of uses.
Hubs can serve different intents (preservation,
redevelopment and proposed), as well as different
scales (neighborhood, community, town, and
waterfront). Please see explanation of Hubs in the
Appendix, p. A-23, for more information.

x

Recommendations for existing
hubs for preservation focus on
maintaining and protecting existing commercial destinations that already are of the appropriate
scale, style, and design for their context.

x

Recommendations for existing hubs for redevelopment focus on improving and redesigning
these areas with more suitable mixes, scales, styles, and green spaces as markets change.
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x

x

Recommendations for proposed hubs
focus on design criteria that will
promote context sensitive mixed-use
development that is integrated with
surrounding neighborhoods in both
function and character.
Recommendations for existing
commercial corridors focus on improved
access management and increased open
and green spaces to address
stormwater mitigation and
environmental restoration.

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2018-2028

Special Area Plan – Future study that focuses
specifically on the defined topic/area to provide a
greater level of detail and create specific
recommendations and guidelines. Typically includes
extensive public input. See Appendix Supplemental
Information for more details.

The objective is to create a sense of place that better reflects the desired character for Mount Pleasant
and the immediate context of the hub. This concept is further discussed in the Land Use section.

Recommendations (cross reference to sample Action Items)
1. Review the Boulevard Overlay Districts (Zoning) and other related zoning districts and standards
and consider embedding appropriate design criteria in the base districts, as an alternative to
continuing the Boulevards Overlay District. (AO4, AO6, RG1-2. RG4-5, RG8)
2. Review all existing corridor overlay districts to determine if the codes can be streamlined,
incorporating recommendations of this Plan. (Rg1, RG5, RG19, RG37, PI13)
3. Undertake a Special Area Plan to define specific criteria for each hub, to include character, uses,
design criteria, and context of development. (AO6, RG3, RG5, RG8-10, RG18, RG39, CE1, CE1515, CE29)
4. Designate hubs in select locations to be the focus of future commercial, mixed-use, and
community activity through new zoning based upon Special Area Plans (to include an analysis of
needs and impacts) created with the public for each hub for redevelopment or proposed hub.
(RG3, RG6, RG9-10, CE1-16, CE29-30, PI16)
5. Designate hubs for preservation where existing commercial or mixed-use development is
already of the correct scale, function,
and character for its context. (RG3,
Related Sections:
RG6)
6. Designate hubs for redevelopment
where existing commercial or mixeduse development is already
concentrated but is anticipated to
become obsolete in the next ten to
twenty years. (RG3, RG8, RG10, CE2930, PI17)
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Priority Action – Hubs – p 6-3
Action Work Plan - beginning p 6-11
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7. Designate proposed hubs in selected locations in greenfield sites within the Urban Growth
Boundary to provide better management of the design, function, scale, and character of
commercial/retail and mixed-use development to serve emerging neighborhoods. (RG3, CE2930)
8. Define existing commercial corridors in most of the strip commercial areas to encourage context
sensitive redevelopment (to potentially include limited lifecycle housing opportunities) with
significant open space for stormwater management and environmental restoration, and
improved access management. (RG1-3)
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3.3 HOUSING DIVERSITY & AFFORDABILITY
Description
In this planning process, availability of adequate, appropriate, and affordable housing was identified as
an important issue. A wide range of comments were received on the subjects of attainable housing and
workforce housing. There is general concern about the high cost and lack of housing diversity in Mount
Pleasant. Discussion revolved around two specific populations: downsizing seniors and members of the
local workforce, many of whom struggle to find convenient, affordable places to live in close proximity
to places of employment.
Part of the problem can be identified as cost of available housing, but also problematic is the lack of
variety in the housing products available in the Mount Pleasant area. Mount Pleasant is noted for its
quality schools and is attractive to families with children. In the region, Mount Pleasant has a higher
percentage of its population under 18 than other
communities. This has driven the market for single-family
Lifecycle Housing – housing opportunities for
detached homes in the community.
persons and families at various points in their
The desirability of Mount Pleasant has also attributed to
lives, including young professionals, traditional
relatively high median household incomes and home
nuclear families, extended families, empty nesters
values. Housing is generally unaffordable for single
and retirees.
people either starting their careers or living alone as a
senior because there are not many units designed for
Attainable Housing – housing that costs no more
single person households and housing costs are high.
than 30% of a household’s gross, pre-tax income.
For seniors, properly designed housing is needed in areas
Workforce Housing – housing that is affordable
with nearby grocery, health care, and daily living needs
by those earning up to 120% of the
that can be accessed without a car. For young
Charleston/North Charleston MSA’s median
professionals or single person households, a supply of
income.
smaller housing units could provide more attainable
options in town. For the workforce that provides services
to the community (teachers, firefighters, retail
employees, hospitality workers), housing costs in Mount Pleasant are likely prohibiting them from living
in the community where they work. This creates a need to commute which compounds traffic and
congestion problems, another concern of residents of the
town.
Focusing on the desired goal – more housing opportunities
for residents who currently have limited options in the
town – we can tailor our recommendations to addressing
the various components of our housing challenge –
attainable housing, workforce housing, and lifecycle
housing. Given the scope of the problem and land prices in
Mount Pleasant, no one solution is going to solve the
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issue. Flexible and adaptable approaches, such as subsidies or changes in development criteria, are vital
so as not to miss out on opportunities for appropriate projects.

Recommendations (cross reference to sample Action Items)
1. Support the provision of a variety of
housing types to meet the housing needs of
the town’s changing demographics. (AO1,
AO6, RG12, CE 15-19, PI15-16)
2. Facilitate the provision of lifecycle housing
through ordinance amendments that
provide opportunities for the construction
of missing middle housing types and
encourage accessory dwelling units where
allowed by covenants and deed
restrictions. (AO6, RG10, RG13, RG16,
CE24, PI15)

Missing Middle Housing - consists of multi-unit
housing types such as duplexes,
fourplexes, bungalow courts, and mansion
apartments that are not bigger than a large
house that provide diverse housing choices
Inclusionary zoning – is a housing tool that
links the production of attainable housing to
the production of market-rate housing. These
policies either require or encourage new
residential developments to make a certain
percentage of the housing units attainable by
low- or moderate-income residents.

3. Encourage the provision of lifecycle
housing through ordinance amendments
that require 20% of all new housing units
developed or redeveloped in the Town to fit lifecycle criteria. (RG1, RG9, RG12)

4. Investigate opportunities for ordinance amendments and incentives to promote inclusionary
zoning practices to increase the supply of housing units which meet the definition of workforce
housing. (RG1-2, RG9, RG16-17, CE15, PI15)
5. Incorporate a modest amount of
lifecycle, workforce, and/or attainable
housing in Town hubs as they redevelop
over time. Maximum of 20% of project
land area, or a small number of multifamily units in mixed-use buildings.
(RG2-4, CE15, PI15)

Related Sections:
Priority Action – Codes – p 6-3
Action Work Plan - beginning p 6-11
Neighborhood Character Area – p A-14
Hubs, Activity Centers & Corridors – p A-23

6. Investigate opportunities to allow all
neighborhoods and areas with allowed
residential uses to accommodate
lifecycle and workforce housing options as appropriate based on the development type and
zoning for the area. (RG11, RG13, RG16-18, CE15, CE24)
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3.4 SETTLEMENT COMMUNITIES
Description
The African American Settlement Communities
across the Mount Pleasant landscape are living
examples of the history of Mount Pleasant. These
communities came into existence in the period
following the Civil War. Residents are descendants of
enslaved people. Each settlement community has its
own unique origins, character and ways of life. These
unique neighborhoods were once compact
communities with an individual development pattern
in an agrarian landscape. Now they are distinctive
Source: Open House #2 Survey
enclaves surrounded by modern suburbia. As time
has passed, the influence of suburban development has crept into these communities, in some cases
changing their character and creating tension between preservation of an important cultural history of
both place and culture.
The locations of the settlement communities within the planning area are illustrated in Figure 3-1.
Many of these communities are not within the Town of Mount Pleasant, but rather unincorporated and
remain under the county's planning and zoning jurisdiction. Regardless of jurisdictional boundaries,
settlement communities are very much a part of the fabric, character, and culture of Mount Pleasant.
However, much of the remaining
"underdeveloped" land in the Mount Pleasant
area is within these settlement communities. As a
result, there is major development pressure on
these communities, which presents both
opportunities and challenges. There is a need for
dialog among residents, the town, Mount Pleasant
Waterworks and Charleston County about the
future health and vitality of these historic
communities.
Source: Open House #2 Survey

Recommendations
1. Coordinate with Charleston County on plans and ordinances designed to address needs and
concerns of these communities. (AO11, RG19-21, CE1-2, CE5-6, CE18, CE25, CE40, CI3)
2. Protect the integrity of settlement communities by limiting further encroachment and
deterioration of the original development patterns and ensuring any redevelopment is as
compatible as possible with community standards. (AO11, RG19-21, CE1, CE5-6, CE21-22, CE40)
3. Work with settlement communities, Charleston County, and Mount Pleasant Waterworks to
identify and provide opportunities to connect residents to public sewer. (CE7, CE18, CE36)
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Figure 3-1: Settlement Communities

4. Enhance and elevate the support and
economic viability of local historic
settlement communities by
coordinating with the Gullah Geechee
Cultural Heritage Corridor Commission,
the African American Settlement
Community Historical Commission, and
local settlement communities. (AO10,
RG20-21, CE1-2, CE5-6, CE23-26, PI25,
CI3)

Related Sections:
Cultural Core – p 3-11
Towne Centre District – p 5-28
Long Point District – p 5-30
Highway 17 District – p 5-32
Highway 41 District – p 5-35
Carolina Park/Ten Mile District – p 5-38
Priority Action – Settlement Communities – p 6-4
Action Work Plan - beginning p 6-11
Neighborhood Character Area – p A-5
Settlement Community Land Use – p A-9

5. Create a system of historical markers,
trails and an app to promote the
history of these communities (in
conjunction with the bicycle and
pedestrian network the Mount Pleasant Way) (RG20-21, CE20, CE23, CE25-26, CE40, PI25)

6. Establish a cultural/arts facility to blend the history and culture of Mount Pleasant with the
contemporary arts for the enrichment and education of the Mount Pleasant community. (CE2627, PI25, CI1, CI3)
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3.5 CULTURAL CORE
Description
The identification of the area now referred to as
the “Cultural Core” came out of discussions
about the plight of the settlement communities
and other historic and natural areas within
Mount Pleasant. The proximity of Boone Hall; the
Charles Pinckney National Historic Site; Christ
Church; the Six Mile, Seven Mile and Hamlin
Settlement Communities; and Hamlin Farms, and
their relative lack of development requires
attention in this rapidly growing community. The
Source: Open House #2 Survey
fact that this core of historic Mount Pleasant still
exists in the heart of Town is a testament to the
devotion that these landowners have to their land and to the strength of local culture.
The geographic location of the cultural core is illustrated in Figure 3-2.
Figure 3-2: Cultural Core
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The land patterns in this core are little changed
from 50-100 years ago, and as such, provide the
best remaining opportunity to understand the
forces that shaped Mount Pleasant history, and
possibly create a focal point for the community
that addresses our mutual needs. This core
embodies the history of Mount Pleasant which
was once a small rural community held together
by ties between the plantations and settlement
communities. However, most of the plantations
are now gone, having been developed into
residential subdivisions, but the settlement
communities remain.
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Source: Open House #2 Survey

Given its historic character, the cultural core is uniquely positioned to serve as a bridge within the
Mount Pleasant community, bridging our past and future and bringing the Town together across
differences in cultures and communities. This is an opportunity to build upon our shared legacy. Within
the cultural core, we should look deeper into the needs of the community and how that community can
be strengthened by what happens in this geographic and cultural heart of town.
It is important to note, however, that this core
contains the last remaining concentration of
agricultural land and activities in the suburban
Mount Pleasant area, so time is of the essence.
The area is also primarily unincorporated and
regulated by Charleston County zoning. Without
careful, thorough, creative planning, development
of this area could have serious repercussions on
the future character of the town.
The value of this area and the role it plays in the
cultural future of the Town is too great to leave to
chance or misinformed planning. Therefore, it is
vitally important, that the communities and
individuals with ties to this area work together to
carefully plan for the future of this cultural center.

Source: Open House #2 Survey

Many questions regarding the cultural core and its
characteristics were included in the online surveys
conducted after Public Open House #2, and the
responses are provided for review.
Source: Open House #2 Survey
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Recommendations (cross
reference to sample Action Items)
1. Undertake a joint study with
Charleston County and
representatives of landowners in
the area to create a Special Area
Plan for the future of the of the
cultural core, as well as to
address future land use needs,
opportunities, and concerns
about development in this part
of town. (AO11, RG19, RG21,
CE1-2, CE6, CE21, CE22, CE25)

Related Sections:
Settlement Communities – p 3-9
Highway 17 District – p 5-32
Priority Action – Cultural Core – p 6-3
Priority Action – Settlement communities – p 6-4
Action Work Plan - beginning p 6-11
Settlement Community Land Use – p A-9

2. Support a cultural center to tell the story of the whole Mount Pleasant area - past and present.
This should be an inclusive cultural arts facility to blend the history and culture of Mount
Pleasant with the contemporary arts for the enrichment and education of the Mount Pleasant
community. (AO10, CE26-27, PI25, CI1)
3. Design and construct, in conjunction with the Mount Pleasant Way, historic trails and markers to
tie these historic sites together, as well as to nearby parks and other recreation facilities. (AO10,
CE20, CE23, CE26-27, CE40, PI25)
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3.6 THE MOUNT PLEASANT WAY
Description
One of the major categories of comments received throughout this process relates to the inadequacy of
a connected bicycle/pedestrian network throughout the town. While the Town has required sidewalk
construction with new developments for years, and the number of on-the-road bike lanes has increased,
the resulting sections are often disconnected from one another and of varying utility. The result of this
disconnected network is limited use and functionality in providing non-auto access to residential,
commercial, historic and recreational sites.
A conceptual alignment of the town-wide network is illustrated in Figure 3-3.
Figure 3-3: Mount Pleasant Way

Given the interest in promoting a family-friendly healthy lifestyle, building community, and providing
transportation alternatives, the Mount Pleasant Way was conceived as an effort to create a safe, viable,
functional network that can serve our citizens and visitors as both a recreational amenity and a
transportation alternative. This facility would function as a linear park, expanding outdoor recreation
opportunities to the citizens and visitors, and connecting destinations throughout town.
In addition to its cultural, health, mobility and recreational benefits, there are also economic benefits to
be gained by implementing a town-wide system, as described in the 2015 Create, Connect, Thrive
Report produced in conjunction with East Cooper Land Trust. Property owners near a trail of this sort
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can expect a minimum 4% increase in property values, while nearby restaurants and businesses can
anticipate increased customer traffic and revenues.

Recommendations (cross reference to sample Action Items)
1. Initiate a Special Area Plan to include a feasibility study and engineering analysis to develop the
town-wide network. This study should include a public engagement program, establish a
planning and implementation task force, refine the alignment, and identify an engineering level
cost estimate to construct the system. (CE9, CE40, CE45-46, CE54)
2. Design and build the Mount Pleasant Way as a safe, viable, family-friendly bicycle and
pedestrian facility that links citizens and visitors to natural, cultural, recreational, commercial,
and historic resources and provides travel, exercise, recreational, and educational opportunities
throughout the town. (CE4, CE9, CE34, CE40, CE46-47, PI18, PI24-25, CI5-6)
3. Construct this system as a
multi-use path separated from
the roadway, wherever
possible, for non-motorized
bicycle and pedestrian use.
Improve the typical sections of
the road where the network
shares the roadway with autos
and other vehicles. (CE9, CE4546, CE48, PI2, PI18, CI5)
4. Coordinate with other public
and private entities to build
support for the funding and
creation of the Mount Pleasant
Way.(CE43-44, CE46, PI2-3,
PI18, CI8)

Related Sections:
Cultural Core – p 3-11
Open Space – p 3-20
Infrastructure Project – Mount Pleasant Way – p 4-39
Johnnie Dodds District – p 5-22
Coleman District – p 5-25
Towne Centre District – p 5-28
Highway 17 District – p 5-32
Highway 41 District – p 5-35
Priority Action – Mount Pleasant Way – p 6-3
Action Work Plan - beginning p 6-11

5. Require developers of new projects along the route to construct a portion of the system as part
of their infrastructure. (AO17, RG44, PI3)
6. Plan for continuous pedestrian pass-throughs (over or underpasses) at crossings of Highway 17.
(CI7)
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3.7 FINANCIAL HEALTH/RESILIENCE
Description
The Town of Mount Pleasant has a well-deserved reputation for providing outstanding public service
with a low tax rate. This has been made possible, in part, by the rapid growth that has occurred in Town
over the past 30 years. Currently, however, local opinion supports a slow-down in growth. This, coupled
with the practical fact that the remaining undeveloped land area is limited, raises the question: When
growth in Mount Pleasant slows, and revenues level off, how will the Town continue to provide the
outstanding public services its residents expect?
Today, the Town is well-positioned financially, in part due to the fees paid as part of the development
process. Those currently include business licenses, permit fees, and impact fees. Approximately onethird of the Town ‘s General
Fund is currently derived from
business license and permit
fees (see Table on right). The
General Fund is the general
operating fund of the Town
and accounts for all operating
revenues and expenditures.
Consolidated Financial
Schedule from 2019 Budget is
found on the next page.
The direction of this Plan is to
slow outward expansion of the
Town limits and focus on
making improvements within the current Town limits. As the Town transitions to slower growth rates
under this Plan, these revenue streams are likely to shrink. The Town will need to make a choice
between adjusting levels of service in providing public services or modifying fee and rate structures (to
include the possibility of raising taxes) to raise more revenue to maintain current financial health and
stability. The sustainability of the financial health
was a topic of inquiry through the public engagement
process, as illustrated in the survey results shown.
Another consideration is that the types of land uses
within the Town require different levels of support
and service, relative to the amount of revenues they
contribute to the Town’s budget. For instance, of the
Town’s property tax revenues, 57% comes from 4%
residential properties, while 43% is derived from
properties taxed at 6%. A typical dwelling unit ($413,600 median home
value) in the Town receives approximately $1,300 in services from the
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Town each year yet pays only $573 in Town taxes. Encouraging land uses that contribute more to the
Town than they require in services would be an important step toward achieving a sustainable tax base.
Related to financial health, overall resilience of the Town was of particular concern of the citizens of the
community, as communicated through the public engagement process. Current projections indicate the
revenue for the General Fund should continue to grow at a modest rate over the next five years.
(source: Town Council Retreat, January 31, 2019)

1/2019 DRAFT

COMMUNITY ISSUES | PAGE 3-17

Moved down [1]: It is also a concern that additional growth
may occur nearby, but outside of Town boundaries due to extreme
regional growth pressures. There is concern that this growth will
cause significant impacts on Town residents and provision of some
public services, such as mobility and safety services, without
producing the gains of increased revenues for the town. ¶

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2018-2028

Revenue Sources
Property and Other Taxes
Licenses & Permits
Grants
Intergovernmental
Charges for Services
Fines and Forfeitures
Investment Earnings
Rents and Royalties
Sale of Assets
Other Revenues
Total Revenues
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FY 2019
FY 2020
FY 2021
FY 2022
FY 2023
FY 2024
Budget
Forecast
Forecast
Forecast
Forecast
Forecast
$ 36,086,616 $ 37,809,663 $ 38,921,347 $ 40,066,326 $ 41,245,602 $ 42,460,203
31,423,934
30,985,413
31,302,822
31,654,199
32,079,124
32,514,704
310,000
300,000
300,000
300,000
300,000
300,000
2,076,192
2,323,457
2,329,976
2,334,266
2,337,369
2,339,197
4,303,772
4,476,309
4,567,525
4,655,066
4,750,339
4,848,478
520,080
448,337
448,337
448,337
448,337
448,337
286,543
303,598
288,418
273,997
260,297
247,282
430,000
399,525
399,525
399,525
399,525
399,525
100,000
75,000
75,000
75,000
75,000
75,000
141,000
120,000
120,000
120,000
120,000
120,000
$ 75,678,137 $ 77,241,302 $ 78,752,950 $ 80,326,716 $ 82,015,593 $ 83,752,726

Change Year Over Year

$ 1,563,165 $ 1,511,648 $ 1,573,766 $ 1,688,877 $ 1,737,133

It is also a concern that additional growth may occur nearby, but outside of Town boundaries due to
extreme regional growth pressures. There is concern that this growth will cause significant impacts on
Town residents and provision of some public services, such as mobility and safety services, without
producing the gains of increased revenues for the town.
The following recommendations reflect the interest of the citizenry to be prepared for changes in
development patterns within the Town as well as in surrounding jurisdictions.

Recommendations (cross
reference to sample Action Items)
1. Ensure that the Town revenues
are generated from a variety of
sources to minimize risk to the
town's financial stability from
changes in the economy. (AO1,
RG7, RG42, CE10, CE28)

Resilience - the capacity to survive, adapt and grow no
matter what kinds of chronic stresses and acute shocks
are experienced
Sustainability - the ability to be maintained at a certain
rate or level

2. Protect long-term revenue and the financial health of the Town through fiscally sustainable
practices.(AO1, RG8, RG42, CE30)
3. Pursue a diverse array of options for generating sustainable revenues to support current service
levels, including, but not be limited to:
–

strengthening the town's tax base with an appropriate mix (and intensity) of residential and
non-residential forms of development, (AO1, AO4, RG7-8, RG42, CE31)

–

drawing new businesses to Town to create higher-paying employment and diversify the tax
base, (AO4, RG7, RG8, CE28, CE31)

–

annexation of unincorporated properties within and around the area of town, with a focus
on the “doughnut holes,” (RG7-8)
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–

promoting the local business community, to help these businesses thrive and prosper,AO2,
CE21, CE29, CE31)

–

allowing residents to pursue
appropriate home-based
business opportunities, to
help offset the high costs of
housing in the area, while
producing business license
revenues for the town.
(RG16, CE29)

–

identifying and pursuing
opportunities for nonproperty-based revenue
sources. (CE10)

Related Sections:
Johnnie Dodds District – 5-22
Coleman District – 5-25
Towne Centre District – p 5-28
Long Point District – p 5-30
Highway 17 District – p 5-32
Carolina Park/Ten Mile District – p 5-38
Priority Action – Financial Resilience – p 6-3
Action Work Plan - beginning p 6-11
Hubs, Activity Centers & Corridors – p A-23

4. Work proactively with the
development community on redevelopment projects to create mutually beneficial situations for
the Town and property owners alike. (AO3, RG42, RG45, CE30-31)
5. Study the effect of impact fees on the local business community, and on the market for new
business development and make modifications to facilitate the development of desired uses in
desired locations to include the possible creation of impact fee zones or different categories.
(RG42-43, PI13)
6. Investigate opportunities to create incentives to facilitate preferred development types in
preferred locations. (AO3, RG41, PI13)
7. Amend the requirements of an impact assessment to include a financial impact analysis of the
proposed project, to determine if the project would have a net positive impact on town
finances. (AO3, RG45, CE30, PI13)
8. Construct revised Economic Development strategy that responds to the needs of the small
business community, to include addressing concerns of high impact fees. (RG41-42)
9. Consider lowering the impact fee rate on non-residential properties (which will have no effect
on the general fund) in order to spur more commercial development that will bring a stronger
tax base and higher business license fees to the Town. (RG42)

1/2019 DRAFT

COMMUNITY ISSUES | PAGE 3-19

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2018-2028

1/2019 DRAFT

3.8 OPEN SPACE NETWORK
Description
At the forefront of citizen concerns is the current and potential loss of open space within the
community. Residents have been alarmed by the clearing of many highly visible, previously undeveloped
tracts. While the Town is obligated to protect individual property rights, it is also incumbent upon the
Town to address the health and character
of our built environment. By identifying,
designating, and protecting an open space
network throughout the town, rights of
individual property owners can be
respected, while protecting the character
and health of the town.
The Town has established a good
foundation for this in its “green network”
Source: Open House #2 Survey
which includes Town recreation facilities,
bicycle and pedestrian paths, neighborhood parks, and permanently protected natural and historic
properties. (See Community Character Section) Building upon this base by protecting additional natural
open spaces will provide needed green connections between existing public spaces, creating the
foundation for a larger system of open spaces. These connections can provide aesthetically pleasing
recreational opportunities for residents, as well as maintaining corridors for local wildlife.
Preserving and enhancing ecologically important land, such as wetlands, buffer zones, riparian corridors,
and floodplains, is critical for regional water quality and a more resilient local ecosystem. Large,
continuous areas of undeveloped open space reduce and slow runoff by promoting natural absorption
and controlling sediment migration, resulting in improved flood control. This can also help maintain the
health of downstream aquatic communities. These wetland areas are an important part of a functioning
open space network but cannot be counted as the required open space within a development.

Recommendations (cross reference to sample Action Items)
1. Build the open space network upon the existing green network (defined in the Community
Character section). It should consist of permanently protected open spaces used for passive
recreational purposes, as well as natural open spaces which are essentially undisturbed. (RG23,
RG24, CE39, PI1, PI17, CI10)
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2. Create a system of interconnected,
protected open spaces to provide
opportunities for residents and
visitors to interact with nature, as well
as to accommodate multi-use trails,
wildlife corridors, and low-impact
drainage strategies that enhance the
natural hydrologic characteristics of
the area. (AO8-9, RG27-32, RG38,
CE39, PI17, CI9-10)
3. Prepare a parks, recreation, and open
space master plan to identify
programing and maintenance of Town
owned green spaces, as well as to
identify areas to maintain as natural
open spaces throughout Town,
particularly in yet-to-be-developed
areas. (RG38, CE3-4, CE39, CI9-10)

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2018-2028

Open Space – Land areas retained for use as active
or passive recreation areas, or for resource
protection in an essentially undeveloped state. Open
space areas should be contiguous or connected to
each other by a pedestrian and bicycle path or
sidewalk system. Open space areas intended for
active or passive recreation use shall be of sufficient
size so as to constitute meaningful and usable space.
Open Space, Natural – An essentially undisturbed
area not occupied by any structure or impervious
surface. Pervious pedestrian trails are permitted in
natural open space areas.

4. Enhance recreational opportunities throughout town, by connecting passive and active
recreational facilities to create a larger, town-wide public network, referred to as the Mount
Pleasant Way. (RG38, CE39, CE44, PI1, CI6)
5. Pursue permanent protection of strategically located sites in order to address long-term open
space needs. (AO8-9, RG31, CE40,
PI16)
6. Expand the green network to the local
waterways through additional water
access points and designated paddling
trails. (CE41, CI10)
7. Investigate opportunities to purchase
repetitive loss properties for use as
open space and to flood control
issues. (RG24)
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Related Sections:
Cultural Core – p 3-11
Mount Pleasant Way – p 3-14
Carolina Park/Ten Mile District – p 5-38
Priority Action – Open Space – p 6-3
Action Work Plan - beginning p 6-11
Open Spaces Character Area – p A-39
Rural Community – p A-45
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Green Network

Description
The green network is the system of public and private spaces which are maintained for both recreation
and as natural open spaces. These include golf courses and ball fields, as well as marsh, wetlands, ponds,
wooded areas, and buffers and open space associated with agricultural activities. Some of these areas
are permanently protected as county parks, or with permanent conservation easements, while others
are maintained by the nature of the Lowcountry ecosystems. All are important as they contribute to
both the visual character of the community and the local quality of life enhanced by access and
proximity to open spaces.
These properties do not, in and of themselves, constitute an interconnected network throughout the
Town, but can serve as a framework for building a larger outdoors network. This larger “Open Space
Network” (Section 3.8) could prioritize protecting natural areas for their own value while also
strategically linking recreational sites with pedestrian access opportunities. This could create a network
that prioritizes open spaces while also providing opportunity for residents to enjoy outdoor activities
throughout the Town. This could be designed in coordination with the Mount Pleasant Way (Section 3.6)
for maximum efficiency.

Recommendations (cross reference to sample Action Items)
1. Incorporate green infrastructure into public spaces along rights-of-ways to link existing spaces
for people and wildlife. (RG23, RG33, CI10, CI11)
2. Coordinate links in the green network with efforts on the Mount Pleasant Way. (CE9, CE44, CI6)
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3. Support creation of public open spaces and parks within subdivisions and redevelopment
projects. (RG27-32)
4. Expand the use of green infrastructure at all
public facilities. Explore opportunities to create
design guidelines for public facilities that
incorporate green infrastructure features to
mimic the natural water cycle on site. (CE11,
CE12, CE42, CI10)

Natural Roadside Buffer – a buffer on
properties abutting specified roadways
maintained in a close-to-natural vegetated
state, where only select clearing of trees
measuring less than 3 inches DBH is allowed

5. Provide a balance of active and passive green
spaces to maintain the character of the
community while providing adequate facilities for the population. (RG27-32, CI10)
6. Use native plants in all streetscaping and landscaping of Town properties to the greatest extent
possible, while avoiding invasive species. (RG38-40, CE11-12, CE42)
7. Require site sensitive design through subdivisions and development to create usable open
spaces that connect with the wider network. (RG27-32)
8. Pursue permanent protection of local open spaces, natural areas (meadows, creeks, forests, and
wetlands), and linkages between them to offer opportunities for passive recreation and
significant protection of habitat for plants and animals. (RG24, CE39-41, PI20-21)
9. Maintain natural roadside buffers to serve multiple functions, including creating opportunities
for linear parks and wildlife habitats, screening
development, improving water quality in
Related Sections:
roadway stormwater runoff, and connecting
Open Space Issue- p 3-20
larger green spaces. (RG34, RG37, RG39)
10. Make access to natural resources a priority
through public easements along
waterways/protected resources. (RG28-30)

Mount Pleasant Way – 4-39
Priority Action – Mount Pleasant Way – p 6-3
Action Work Plan - beginning p 6-11
Open Space Character Area – p A-39

11. Create design standards for land development to
preserve natural vistas and extending viewing
corridors through better design and structure
placement. (RG28-30)

PAGE 5-4 | COMMUNITY CHARACTER

1/2019 DRAFT

1/2019 DRAFT

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2018-2028

Community Facilities Network

Description
The community facilities network includes the spectrum of spaces which serve the citizens of Mount
Pleasant on a daily basis. They include public and private facilities where people gather regularly. The
presence of these types of facilities throughout town, in different types of settings, helps to define the
character of the community. While not necessarily provided by the Town itself, uses like schools,
libraries, recreation and community centers, Town hall, fire stations, hospitals, places of worship, and
cemeteries, are part of this network.

Recommendations (cross reference to sample Action Items)
1. Maintain level of service standards and operational plans for all facilities and services provided
by the Town. (AO15-17, PI1-2, CI9-11)
2. Maintain a Capital Improvements Plan (CIP) and a Capital Maintenance Plan (CMP) to ensure
public facilities are well maintained and services are provided in a fiscally responsible manner.
(AO16, CE4, CE44, PI1-2, CI9-11)
3. Develop individual facility master plans to ensure public facilities are designed to provide
modern and quality services and incorporate green infrastructure practices, where practical.
(CE4, CE44, PI1, CI4, CI10-11)
4. Incorporate anticipated long-term environmental conditions (such as sea level rise) into the
design and planning for capital projects. (RG46, CE44, PI5, CI10)
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5. Consider the use of traffic impact analysis for new proposed community facilities that will likely
draw substantial crowds or traffic to ensure minimal impact to existing neighborhoods and local
roads. (RG44)
6. Consider the provision of bicycle and pedestrian facilities connecting existing and proposed
facilities within the community facilities network to increase mobility options and access to
public facilities. (CE9, CE43-44, PI15, CI5-6)
7. Prepare a fiscal impact analysis to evaluate the potential cost of providing services and
infrastructure to new growth
in areas that are presently
Related Sections:
unincorporated.(RG45)
8. Continue to seek locations
for additional public facilities
as needed in areas with lower
access to specific services.
(CE4, CE46, PI24, CI2-3)

Cultural Core – p 3-11
Mount Pleasant Way – p 3-14
Infrastructure Project – Mount Pleasant Way – p 4-39
Water & Sewer Network – p 5-7
Route 17 North District – p 5-32
Priority Action – Mount Pleasant Way – p 6-3
Priority Action – Public Facilities – p 6-4
Action Work Plan - beginning p 6-11
Hubs, Activity Centers & Corridors – p A-23

9. Continue to coordinate with
Charleston County School
District, Charleston County,
City of Charleston, BerkeleyCharleston-Dorchester
Council of Governments (BCDCOG), and the Town of Awendaw on provision of regionally
important services and public facilities. (CE46, CE57-58, PI24)

10. Continue to collaborate with private partners and non-profit entities to provide safe and quality
spaces for the community to gather and promote a sense of community, while providing access
to recreation, community spaces, and facilities. (CE20, CE33, CE46, CE57, PI24, CI4)
11. Use the design of public facilities and buildings to set the bar for quality in private development.
(RG46, CE4, CE12, CI4)
12. Include green infrastructure design guidelines and systems within all public facilities. (RG46,
CE12, CE46, PI5, CI4)
13. Continue to coordinate with Charleston Area
Regional Transportation Authority (CARTA)
to serve facilities in the community facilities
network by public transit and Tel-A-Ride
services. (CE50)

Deleted: <#>Encourage collaboration between schools,
churches, libraries, and other public facilities to provide access to
recreation and community spaces and facilities.¶

14. Conduct a study to identify a location for a
new cultural and arts focused community
center, with specific consideration of the
Cultural Core area. (CE4, CI1)
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Water & Sewer Utilities Network

Description
The Commissioners of Public Works for the Town of Mount Pleasant (AKA Mount Pleasant Waterworks)
is a political body of five elected officials and two ex-officio members from Town Council. Mount
Pleasant Waterworks (MPW) provides water and wastewater service of exceptional quality, value and
reliability, while protecting public health, safety and the environment to nearly 40,000 customers
located in the Town of Mount Pleasant and surrounding areas of Charleston County. Currently,
approximately 10% of MPW’s customers are in the unincorporated parts of the of the Town’s planning
area.
The water system is comprised of four major components; supply, treatment, storage and distribution.
Water supply is provided by two sources, surface water and groundwater. Surface water is purchased at
6 million gallons a day from Charleston Water through two points of delivery. Groundwater withdrawal
from the Charleston Aquifer is presently permitted at a rate of just over 10 million gallons per day
through six deep wells nearly 2,000 feet underground. Treatment of the groundwater is provided by
four Reverse Osmosis plants with a combined capacity of approximately 8 million gallons per day.
Finished water is stored for fire flow and peak demand in seven ground storage and one elevated tank.
The distribution system consists of over 560 miles of pipeline ranging in size from 6 to 30-inches in
diameter.
The wastewater system is comprised of three major components; collection, treatment, and outfall
discharge. The collection system is a gravity system consisting of 380 miles of pipelines ranging in size
from 8 to 36-inches in diameter and 11,800 manhole access points. Due to relatively flat terrain, the
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collection system consists of 163 pumping stations and 100 miles of pressurized force main pipelines
ranging in size from 4 to 36-inchs in diameter. Treatment of the wastewater is provided by two activated
sludge treatment plants with a combined capacity of 9.7 million gallons per day. The treatment plant
located at Rifle Range Road is currently under expansion and upon completion will increase total
capacity to 12.7 million gallons. The treated effluent is discharged into Rebellion Reach of the Charleston
Harbor through a 30-inch outfall.

Deleted: conveyance
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Deleted: e
Deleted: result in a combined
Deleted: of

MPW works closely with the Town on many fronts including water quality initiatives, economic
development, ISO fire safety rating and general growth and development planning. One such initiative is
the Town’s ordinance which requires that if a property is contiguous to the Town, the owner must
request annexation before that can receive public wastewater service. In addition, non-contiguous
properties can receive wastewater service, if the property complies with the Town’s comprehensive
plan, provided they sign an affidavit they will annex when contiguous.
There are approximately 1,000 septic systems in use in this area that could be served by the public
wastewater system at some point in the future under the MPW 208 Water Quality Management Plan.
There has been as increase in the concern over aging septic systems and the potential public health and
environmental hazards they represent. Many of these may operate safely if they are inspected regularly
and maintained, but in some areas, such as the Shem Creek watershed, are suspected causes of water
quality problems.

Deleted: Also, there

Deleted: specifically around

Recommendations (cross reference to sample Action Items)
1. Enhance environmental protection by pursuing opportunities to connect properties presently
served by septic systems to public sewer, to protect public health and improve water quality in
local water bodies. (AO13, CE36)
2. Support research and evaluation of the feasibility of alternative water sources including use of
reclaimed water.(PI6)
3. Streamline the process for coordination
among Charleston County, Mount
Pleasant Waterworks, and the Town for
review of projects in unincorporated
areas requesting water and sewer
service. (RG1, RG2, CE21-2, CE24)
4. Incorporate anticipated long-term
environmental conditions (such as sea
level rise) into the design and planning
for capital projects. (CE55, PI5-7)

Related Sections:
Settlement Communities – p 3-9
Cultural Core – p 3-11
Johnnie Dodds District – p 5-22
Coleman District – p 5-25
Long Point District – p 5-30
Highway 17 District – p 5-32
Highway 41 District – p 5-35
Carolina Park/Ten Mile District – p 5-38
Priority Action – Settlement Communities – p 6-4
Action Work Plan - beginning p 6-11
Hubs, Activity Centers & Corridors – p A-23

5. Coordinate data sharing across agencies
to ensure the development and update
of the Utility Master Plan is consistent
with the Comprehensive Plan and
concurrent with capacity demand. (CE28, CE32, CE34-5, PI7-8)
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6. Enhance focus on innovation and emerging technologies to manage existing assets and protect
the environment. (AO13, CE34, PI7)
7. Actively coordinate with MPW to connect septic-served properties to public sewer within the
MPW 208 Water Quality Management Plan, wastewater service area. (CE5-7, CE21-22, CE36)
8. Coordinate closely with MPW to efficiently and effectively serve the local public and plan for
capital improvements. (RG41, CE28, CE30, CE38, PI1, PI3)
9. Ensure water and wastewater extension projects coordinate with land use recommendations to
improve the economy, shape development patterns, while also enhancing quality of life and the
natural environment through integration of water/wastewater service and land planning
activities. (AO18)
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Hazard Profile
Description
Being surrounded on three sides by water, the Town is in an enviable position – beautiful creeks, rivers,
and marshes in every direction. However, along with this beautiful Lowcountry setting, comes a distinct
challenge. Our physical place in the region is
tenuous – tied to our jobs, schools, and daily
Critical Infrastructure – properties providing
commutes by 5 bridges for which there is no
essential services to the area, including daycares,
substitute.
In May of 2018, we were reminded, due to a
bridge closure, that Mount Pleasant is a
critical part of a connected metropolitan
region, and most of its residents must travel
to other parts of the region daily for school
or work. Many Mount Pleasant businesses
are dependent on the mobility of workers
and customers from across the region and
freight deliveries on a daily basis. Without
reliable bridges, the Town would be isolated
from the region, which could make leave the
Town vulnerable in an emergency situation.

churches, medical / hospitals, hotels, nursing homes,
schools, water treatment and storage
Hazard – events or physical conditions that have the
potential to cause fatalities, injures, property
damage, infrastructure damage, agricultural loss,
damage to the environment, interruption of
business, or other types of harm or loss
Repetitive loss properties – have had 2 or more
claims paid by the National Flood Insurance Program
Areas of Repetitive Loss – areas containing one or
more repetitive loss properties

Deleted: Repetitive loss areas

Deleted: Risk demand zones – areas containing critical
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All places have their vulnerabilities – and
their strengths. While Mount Pleasant may
face threats from sea level rise, hurricanes, earthquakes, the Town has a strong, engaged community of
citizens and businesses who are motivated to support one another. This community, along with our
network of interjurisdictional connections form the basis of the town's preparedness efforts, first
equipping and educating residents to be individually prepared, while establishing plans, procedures and
protocols to follow in the event that a real challenge or emergency situation presents itself. Town
preparedness efforts will be particularly important for those vulnerable due to age, health, limited
mobility or poverty.
The Town utilizes an Emergency Operations Plan when needed that controls how the Town responds to
any emergency. Under the guidance of the Emergency Manager, the Town will begin the process of
identifying ways in which community systems are vulnerable to specific hazards. The Town will use that
information to drive a resilience strategy that is specifically tailored to address the identified levels of
vulnerability to specific hazards. An important part of this strategy will also be to identify mitigation and
preparedness measures that can be taken to minimize future vulnerability to hazards.

Recommendations (cross reference to sample Action Items)
1. Evaluate and assess the Town’s vulnerability to hazards. (RG46, CE37, PI5-9)
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2. Develop and institutionalize a resilience strategy that specifies Preparedness, Mitigation,
Response & Recovery requirements, to reduce vulnerability and increase capacity at every level
of Town government. (AO14, RG26, CE34-5, CE37, PI5-9)
3. Effectively communicate and coordinate internally with staff and decision makers, and
externally with partners and the community at large. (CE11, CE13-14, CE34-5, CE38, PI10)
4. Proactively plan for evacuation and recovery efforts, particularly in flood hazard areas. (CE13-14,
CE37, PI5-9)
5. Consider opportunities to address
repetitive loss flooding problems by
purchasing the properties for storm
water mitigation programs, in
coordination with ongoing
watershed basin planning. (RG22,
RG26, PI5-6, PI9)
6. Incorporate risk reduction and
adaptation strategies into the built
environment. AO14, RG43, CE1112, CE37, PI5, PI10)
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Water Management Network

Formatted: Heading 4

Description
Given our coastal location, fragile ecosystems, and the realities of climate change, issues relating to
stormwater and the health of local waterbodies are important to our citizens.
In 1996 the Town created a Stormwater Management Program to address the community’s critical
flooding issues, system maintenance needs, and water quality concerns. The programs are designed to
evolve over time, guided by regulations, improvements in technology, as well as changes within the
community and environment.
While related, water quality issues and drainage/flooding issues have different operational programs
and priorities. The root causes and solutions are often interconnected. For the sake of focus, the two
programs are described separately below.
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Drainage/Flooding
The initial mission of the Town’s Stormwater program was to address critical and chronic flooding of
homes. Nineteen capital projects were initially identified for completion. Over time, the program
tackled additional projects and implemented system maintenance programs for canal and pipe cleaning
and repairs. The town’s maintenance operations and higher development standards support the Town’s
FEMA Community Rating System flood insurance program. The town has a Class 6 rating equating to
flood insurance discounts for flood policy holders of up to 20%.
In 2013, the town initiated an Asset Management program to address age and material-based
infrastructure failures with an infrastructure rehabilitation program. Recent storm events have
highlighted concerns about climate change, specifically changes in rainfall amounts and rates as well as
elevated water levels in creeks and rivers from higher tides and storm surge. These events have had
impacts on the local community – particularly low-lying areas prone to flooding. Whether due to sealevel rise, changes in rainfall patterns, or older substandard infrastructure, some properties in the Town
are vulnerable to flooding during extreme storm events or high tides.
In response to these events, the Town, in 2016,
reactivated the Capital Improvements program to
address areas with substandard infrastructure.
The town has undertaken a number of drainage
studies and projects in recent years to address
some of these concerns. Projects that are of
significant impact are captured with the town’s
Hazard Mitigation Plan and with the Critical
Maintenance Program (CMP) project for
neighborhood studies. Once studies are
completed, Capital Improvement Projects are
developed to address critical needs based upon a
priority ranking system. At present, the Town is
working within the Snee Farm neighborhood to
address infrastructure improvements, system
rehabilitations, and water quality improvements.
Drainage studies of the Old Village area and Hobcaw Point are in in process. The Old Village study has
incorporated a sea level rise projection into the final design for the project. Looking long range, older
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neighborhoods, constructed prior to 1980, and newly annexed areas have been identified for future
study and prioritization.
The Stormwater program is supported by 14 staff positions located in Public Services and Planning
Departments. Overall program management and water quality operations are provided by the Public
Services Department’s Stormwater Division. Field Operations and maintenance work is provided by the
Infrastructure Division. The Engineering Section performs management of contracted Capital
Improvement and Asset Management Projects and the Planning Department’s Engineering staff
provides stormwater plan review for water quality and flood control in new developments.
The Town is currently in the process of developing watershed basin plans. This requires the
development of modeling tools to better understand the
natural and manmade drainage patterns and the
Related Sections:
watershed specific issues or needs. The tools help
Open Space Issue – p 3-20
identify how new and re-development can be best
Hazard Profile – p 5-11
situated within the watershed area. These basin plans
Priority Action – Public Facilities – p 6-4
will hopefully identify opportunities to protect existing
Action Work Plan - beginning p 6-11
natural resources or implement green infrastructure
solutions that will improve and support the green
Community Facilities – p A-37
network within the Town. The identified practices can be
incorporated into new developments or into
implementation plans by the town.
Formatted: Heading 5

Water Quality
In 2007, Town of Mount Pleasant became a National Pollution Discharge Elimination System (NPDES)
Phase II community under the 1972 Clean Water Act, when the State Department of Health and
Environmental Control (SCDHEC) issued a Municipal NPDES permit to the Town. The permit requires the
Town to operate (6) Six Programs: Public Education and Outreach, Public Participation, Detection and
Elimination of Illicit Discharges, Construction Water Quality Controls, Post-Construction Water Quality
Management, and Municipal Pollution Prevention-Housekeeping.
Managing pollutants generated by land development and improving the quality of storm water runoff is
the core mission of the Town’s water quality program. Pollutants generated by a community are
carried through and discharged from the stormwater system into local waterways. This effort highlights
the Town’s responsibility to work with its citizens to eliminate or manage pollution.
Local governments are encouraged to identify their local pollutants of concern as identified by water
quality monitoring data and to implement site specific solutions and programs. Pollutants can be
reduced by implementing these programs and by utilizing technical solutions to the maximum extent
practicable (MEP) where improvements are needed. These practices involve structural and nonstructural best management practices (BMPs). The practices are often a combination of operational
activities, education efforts, development standards, and infrastructure maintenance or enhancements.
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Recommendations: (cross reference to sample Action Items)
1. Investigate opportunities to improve water quality in waters of the State through refined land
use regulations, encouragement of green infrastructure principles, and environmentally sound
practices. (AO12, AO13, RG26, RG41)
2. Improve inter-departmental coordination for better stormwater management, land
developmental oversight, and service to Town citizens. (RG30, CE42, PI7)
3. Coordinate with Charleston County, DHEC, ACoE and other local entities to better manage
stormwater runoff. (AO17, RG41, PI9)
4. Evaluate the Town’s vulnerability to sea level rise and changes in rainfall patterns, and revise
stormwater design standards as appropriate. (RG24, RG26, PI5, PI6, PI9)
5. Correct existing flooding and water quality problems to the greatest extent practical; where
repetitive flood losses occur, however, consider implementation of a buy-out program to
prevent ongoing losses. (Rg22, RG25, PI6)
6. Consider improved stormwater and water quality standards, to include low impact development
and other technological advances, town wide or on a watershed basis. (RG23, CE42)
7. Ensure Capital Improvement Projects manage and treat stormwater runoff to the maximum
extent practical. (PI1, PI5)
8. Consider prioritizing treatment of ALL point-source discharges to improve local water quality.
(AO13)
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Character Areas
Description
To gain a broad understanding of the character and ways that different parts of the Town function,
character areas have been defined as areas of Town that have similar character. This is the "big-picture"
perspective on how the various parts of Town are anticipated to function in relation to one another.
Character areas provide context on how our neighborhoods, business districts, community facilities, and
open spaces fit together to create the identity and community character we associate with Mount
Pleasant.
Protecting that character is vitally important as this Plan is anticipating that redevelopment and infill will
constitute the bulk of the town's future growth. Thus, it will be important to consider the context of
(re)development, in the approval of future development plans.

Neighborhoods
Land developed primarily for housing with frequently connected local roads, maintained lawns, and
cultivated landscapes. Areas may include common recreational facilities and similar architecture may be
used within a specific neighborhood. Neighborhoods are the areas that people move from during the
day; they do not tend to attract activity on a large scale. This category includes Conventional Residential
Neighborhood, Traditional Residential Neighborhood, Settlement Community, and Mixed Neighborhood
land uses.

Hubs, Activity Centers and Corridors
Land developed with semi-permanent commercial uses which may change based on market conditions.
These are the destination uses and include retail, offices, entertainment, and community facilities like
schools or hospitals. These areas tend to attract activity during the course of a day. Most of the Hubs
correspond to Activity Centers and Corridors. This category includes Community Facilities,
Neighborhood Scale Commercial, Community Scale Commercial, Town Scale Commercial, Hubs, Business
& Industry, and Waterfront land uses.

Open Spaces
Undeveloped natural systems, public and private parks, common open spaces, and recreational areas
with trails, water access, and maintained native landscaping or cultivated botanical features. May be
passive or active. See the Green Network Recommendations. This category includes Conservation Open
Space, Recreation Open Space, and Gateways and Corridors land uses.

Rural Community
Land developed at a low density to support homes on large lots, and rural businesses and services.
There are fewer roads and the landscape is dominated by forests and fields. This category includes Rural
Neighborhood land use.
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Agriculture & Forest Character
Land developed for use as agriculture or forestry with active commercial potential based on production
of the land. Roads are infrequent, and the landscape is dominated by forests and fields. This category
includes Agricultural Forest land use.

Recommendations
1. Maintain the character of
individual neighborhoods
throughout Town to the greatest
extent possible. (RG17-18, CE1,
PI14, AO11)
2. Allow small scale neighborhood
commercial, townhouses, and
duplexes as a transitional land
use between old and new or
commercial and residential as
redevelopment opportunities
occur. (RG6, RG18, AO6)
3. Use the design of public facilities
and buildings to set the bar for
quality in private development.
(CE47, PI5)

Five Land Use Contexts
Preservation
Adaptive Reuse
Infill
Redevelopment
Greenfield
See complete explanation in Section 7.3 Supplemental Information

Context-sensitive – taking into consideration the
characteristics of the surrounding land uses in the
design process

4. Consider development proposals
in the appropriate land use
context and modify codes to provide context specific guidelines for preservation, adaptive
reuse, infill, redevelopment, as well as greenfield opportunities. (See Five Land Use Contexts in
Supplemental Information, p D-14) (RG1-2, RG17-18, CE30)
5. Protect existing historic buildings and landscapes by limiting change and maintaining traditional
and historic features as they have been. (Preservation) (RG1-2, RG14, CE22, CE25, AO11)
6. Encourage the reuse of vacant or obsolete structures no longer used for the intended/original
purpose with a new and context-compatible use. (Adaptive Reuse) (RG5, PI14)
7. Require context-sensitive development of individual vacant parcels with buildings, site design,
and architectural character that matches the existing scale and quality of surrounding uses.
(Infill) (RG1-2, RG5, RG17, PI14)
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8. Revitalize or recreate places
where whole blocks or areas of
older development have become
obsolete in function and use as
markets change.
(Redevelopment) (RG5, PI14)
9. Require any subdivision and
development with buildings and
infrastructure of tracts of
agricultural or vacant land to
connect with existing
neighborhoods and match the
quality and character of existing
development. (Greenfield) (RG12)
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Related Sections:
Johnnie Dodds District – 5-22
Coleman District – 5-25
Long Point District – p 5-30
Route 17 North District – p5-32
Highway 41 District – p 5-36
Priority Action – Codes – p 6-3
Priority Action – Cultural Core – p 6-3
Priority Action – Settlement Communities – p 6-4
Action Work Plan - beginning p 6-11
Neighborhood Character Areas – p A-5
Hubs, Activity Centers & Corridors – p A-23
Rural Community Character Area – p A-45
Five Contexts – p D-14
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6.1 IMPLEMENTATION
The goals and recommendations of any comprehensive plan are vital for setting expectations for the
future direction of the community. Whether the locality actually moves in that direction or not depends
on the willingness of the governing body to implement the recommendations of the Plan. This
implementation might be in the form of ordinance changes, capital improvement projects or new
initiatives, but it is the true test of the local commitment to the established plan.

6.2 PRIORITY INVESTMENT
One of the requirements of the State Comprehensive Planning Legislation is that the Town consider how
it will pay for needed capital investments. This includes an analysis of all funding sources for public
infrastructure and facilities, as well as coordination with other adjacent and relevant jurisdictions and
agencies.
Mount Pleasant has been engaged in capital planning for its infrastructure for many years and
understands the benefits of coordination with partner agencies. The Town works closely with SCDOT
and Charleston County, for instance, on planning and securing funding for construction of road projects.
Land for the future Rifle Range Park was purchased by the Town and the Charleston County Parks &
Recreation Commission, utilizing County greenbelt, sales tax revenues, and other sources.
The Administrative Services Division prepares the Town’s budget, a five-year Capital Improvements
Program (CIP), and a one-year Comprehensive Maintenance Plan (CMP) annually. For the first time this
year, the Town is also putting together a five-year operating plan to help staff and Council members
anticipate future operational costs and needs while better managing the Town’s financial resources. For
the fiscal year 2019 (July 2018-June 2019), the Town’s overall expenditures are anticipated to be:
x
x

x

Town of Mount Pleasant Budget 2019 – $158,091,718
Capital Improvements Program 2019-2023 -- $319,372,161*
– Expenditures in years 2019-2023 - $78,240,692 (funded)
– Expenditures beyond year 2023 - $241,131,469 (unfunded)
Comprehensive Maintenance Plan 2019-2023 -- $45,502,832
* Includes unfunded future needs.

Links to the Town’s current budget, CIP and CMP are included in Section 7.2 - Background Data. These
documents detail the expenditures of these revenues, revenue streams, and projections. It should be
noted that in years past, the Town has made ten-year revenue projections for all revenue streams, but
at the present time, only special sources are projected out 10 years. Plans are underway to return to
ten-year projections for all revenue sources in future budgeting processes.

6.3 PRIORITY ACTIONS
To make best use of projected funding opportunities, it is important to have a workplan that prioritizes
projects based upon need, form and function. There are some projects that logically need to be
undertaken first, in order to provide needed input or clarity for other, later projects. The following work
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plan highlights the initial priorities of the comprehensive plan. The Plan and its recommended strategies
are comprehensive and extensive. However, as Town resources are finite, it is necessary to prioritize the
plan recommendations to make efficient strides towards this established vision. As items on this list are
accomplished, priority should shift to other projects contained within the Action Plan. Progress should
be tracked in an interactive online implementation matrix to preserve transparency and accountability
for the success of the Plan.
Some of these actions can be undertaken easily and for little cost, but the majority of these priority
actions will be complicated undertakings. These will likely involve multiple staff and possibly
consultants, which will require careful scheduling and budgeting to ensure that projects are able to
proceed in a logical and efficient manner. These constraints demand that worthwhile projects are
staggered over the next several years in order to manage the workload and financial considerations.

Immediate Efforts
Time Frame: Ongoing – related to established Town processes
x

Establish a plan implementation committee, monitor plan implementation, and actively update
the matrix and plan as needed. This can be accomplished in-house, with participation by local
Town residents.

x

Utilize the recommendations of this comprehensive plan to develop and rank annual capital
improvement priorities. This can be accomplished in-house during the annual ranking of
CIP/CMP projects.

x

Identify and evaluate projects throughout all sectors of Town government needed to maintain
established levels of service and include these within the town’s annual budgeting processes.
This can be accomplished in-house, during program development and budget approval
processes.

x

Collaborate with Charleston County, Mount Pleasant Waterworks, and surrounding municipal
partners to ensure planning priorities and policies are aligned across jurisdictional boundaries.
This can be accomplished in-house, during regular project review meetings with associated staff,
and through Planning Commission, Waterworks, and Council action.

x

Actively explore opportunities to work with landowners to permanently protect lands and
valuable corridors (through conservation easements or other methods) for expansion of the
open space network in the Town. These projects may vary in complexity. Some may be able to be
accomplished in-house, with citizen interest groups, while others may require support from a
consultant team.
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Short-term Efforts
Timeframe: Start in the next six months and complete within twenty-four
months
x

Initiate a wholesale revision of Town ordinances to simplify, streamline, and clarify Town Codes,
while also implementing recommendations of this comprehensive plan. This is an involved
project that will require participation of multiple staff (Planning and Legal), and likely support
from a consultant team.

x

Undertake creating a Special Area Plan of the cultural core. This study should identify
opportunities within this area that would simultaneously protect the essential character of the
core, promote local history, and create economic and other opportunities to strengthen the
community. This is an involved project that will require participation of multiple staff (Planning,
Public Services, Legal), and likely support from a consultant team.

x

Initiate and complete the hubs Special Area Plan, and revise zoning ordinances and land
development regulations to define and develop standards for the development of hubs. This is
an involved project that will require participation of multiple staff (Planning and Legal), a citizen
interest group, and likely support from a consultant team.

x

Prepare the Mount Pleasant Way bicycle and pedestrian feasibility study, including an
evaluation of the feasibility of a bike share program, and conduct preliminary engineering and
cost estimation. This is an involved project that will require participation of multiple staff
(Transportation, Planning and Legal), a citizen interest group, and likely support from a
consultant team.

x

Study revenue sources, development patterns, and market conditions to determine the Town’s
overall financial health and resilience of the community and to identify challenges and
opportunities for assuring long-term financial resilience. This is an involved project that will
require participation of multiple staff (Administrative Services, Planning and Legal), a citizen
interest group, and likely support from a consultant team.

Mid-term Efforts
Timeframe: Start within eighteen months and complete within five years
x

Create a comprehensive parks, recreation, and open space master plan identifying future
recreation projects, as well as open space to be protected as natural areas. This project will
require participation of multiple staff (Recreation and Planning), a citizen interest group, and
possibly support from a consultant team.

x

Conduct or update special area or functional plans where needed (as identified in the District
Plan discussions). These projects may vary in complexity. Some may be able to be accomplished
in-house, with citizen interest groups, while others may require support from a consultant team.
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x

Begin planning and funding processes for a new community center focused on arts and culture.
This is an involved project that will require participation of multiple staff (Planning and
Recreation), a citizen interest group, and support from a consultant team.

x

Begin relocating or retrofitting public facilities and infrastructure in accordance with the mobility
and resilience focused recommendations of this Plan. These projects may vary in complexity.
Some may be able to be accomplished in-house, with citizen interest groups, while others may
require support from a consultant team.

x

Review the plan recommendations and create an updated annual work plan. This can be
accomplished in-house, during program development and budget approval processes.

x

Collaborate with the local communities, Mount Pleasant Waterworks, and Charleston County to
develop special area plans for each settlement community, to include consideration of historic
designation. These projects may vary in complexity. Some may be able to be accomplished inhouse, with citizen interest groups, while others may require support from a consultant team.

x

Prepare a resilience strategy that includes (at a minimum) an inventory of potential hazards, an
assessment of the vulnerability of community systems, and a plan for mitigation and community
preparedness. This is an involved process that will require the support of a consultant.

Deleted: can be accomplished in-house, during program
development and budget approval processes

Long-Range Efforts
Timeframe: Varies by project, typically more than three years from adoption
of the plan.
x

Revisit plan policies and assess for effectiveness. This can be accomplished in-house, during
program development and budget approval processes

x

Continue making lower priority capital improvements, as funding allows. This can be
accomplished in-house during the annual ranking of CIP/CMP projects.

x

Prepare for five-year update to the Comprehensive Plan. This is an involved project that will
require participation of multiple staff (Planning), a citizen interest group, and likely support from
a consultant team.

6.4 MAINTAINING THE PLAN
The goals and objectives must be monitored and updated as conditions evolve. This must involve not
only the elected and appointed officials responsible for preparing the comprehensive plan, but citizens
of the community. A wide range of perspectives is essential to developing creative and realistic
programs that will guide the Town successfully through both present and future challenges.
As a document that has been through a public vetting process and adopted by the Town Council, the
plan serves as the official policy guide for public and private interests in the Town of Mount Pleasant.
When projects are proposed that cannot be found consistent with the adopted plan, amendments may
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6.6 COMPLETE ACTION WORK PLAN
Scheduling will depend on both the item's priority as well as the recommended time frame for
completion. Something may be High Priority, but not recommended for action until a Mid-Term
timeframe. The Timeframe takes precedence, and the Priority controls the order of projects within that.
The goals referenced are coded to the list of goals on pages 2-1 through 2-3. The indicated
comprehensive plan element is the primary one that coincides with each action item, though there are
likely other related elements which are not indicated.

Administrative/Organizational
Ref
AO1

AO2
AO3
AO4

AO5

AO6

AO7
AO8
AO9
AO10
AO11
AO12
AO13
AO14

Action
Maintain an appropriate balance between residential and
non-residential development to provide a broad tax base and
protect the town’s AAA credit rating.
Support existing businesses and incentivize the use of local
businesses to maintain the economic health of our
community.
Consider the long-term economic benefit of a project as
criteria in the decision-making process.
Identify and rezone properties that would be appropriate for
targeted businesses, and refrain from rezoning commercial
properties for residential use.
Balance the rate of development with the provision of
infrastructure, so that the demands of growth are met in as
timely a manner as possible.
Encourage development of housing communities to address
the needs of first-time homebuyers, as well as those downsizing, with options such as patio homes, duplexes and
townhomes.
Consider the transportation implications of all land
development decisions within the approval process.
Encourage HOAs to permanently protect their open space to
maintain its availability.
Consider designating appropriate Town properties for
permanent protection as open space.
Understand and work to protect Gullah culture as a way of
life.
Avoid rezonings or recommendations that seriously harm
community and/or quality of life in the settlement areas.
Local families and communities should not be displaced.
Support State efforts to prevent off-shore drilling.
Pursue opportunities to improve water quality of all local
water bodies.
Design upgrades to local infrastructure, especially evacuation
routes, to maximize resilience and minimize potential
hazards.
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Priority

Time
frame

Goals

High

Ongoing

S

High

ShortTerm

B, J

Medium

Ongoing

S

High

ShortTerm

B

High

Ongoing

A

Medium

MidTerm

D

Medium
Medium
Medium

ShortTerm
LongTerm
LongTerm

Element

P
F
F

Medium

Ongoing

K

High

Ongoing

K

Medium

Ongoing

U

Medium

MidTerm

U

Medium

MidTerm

V
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Ref
AO15
AO16

AO17

AO18
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Action

Priority

Time
frame

Goals

High

Ongoing

T

High

Ongoing

S

High

Ongoing

T

High

Ongoing

T

Monitor Town services to determine continued need and
appropriateness of individual programs.
Continue to review opportunities within Town government
to identify operational efficiencies.
Continue to monitor the town’s other capital needs related
to storm water, fire, police, recreation, public services, etc.,
to ensure that the impacts of new development are also
being addressed through the development process.
Continue to support and balance Department specific plans
and goals that support this Plan through the budgeting and
implementation processes.

Element

Formatted Table

Regulatory/Guidelines
Ref

RG1

RG2

RG3

RG4

RG5

RG6

RG7
RG8

Action
Initiate a wholesale revision of Town ordinances to
simplify, streamline and clarify Town Codes, while also
implementing recommendations of this comprehensive
plan
Modify Town ordinances as needed to implement the
recommendations of any new special area plans.
Commercial Development
Revise zoning ordinances and land development
regulations to define and develop standards for the
development of Hubs.
Modify Boulevard Overlay Districts to address
scale/height/parking/layout etc. concerns, and
recommendations of this plan. (make single story a
special exception; codify max # floors & height not to
exceed; address single-use single family uses; parking
within structure). Consider embedding appropriate
elements within base zoning as an alternative to use of
the overlay district.
Modify Town ordinances to encourage and facilitate
the adaptive reuse of vacant or obsolete structures
with a context-sensitive use, to include grant programs
to reimburse impact fees for qualified businesses.
Modify NC zoning category (or create new category) to
create a zone appropriate for very small-scale
neighborhood hubs to allow for community gathering
places with walkable access to nearby neighborhoods.
Adopt changes to the Economic Development District
to appropriately plan for Port-related development
opportunities.
Identify and rezone properties that would be
appropriate for targeted businesses.
Residential Development
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Priority

Time
frame

Goals

High

ShortTerm

C,D,E,K,
P,S,T,U

High

MidTerm

C,D,E,K,
P,S,T,U

High

ShortTerm

B,D,P,Q
,S

High

ShortTerm

B,C,S

High

ShortTerm

A,B

Medium

MidTerm

I,J

High

ShortTerm

B,S

Medium

MidTerm

B,C,S

Element
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Ref
RG9

RG10

RG11

RG12
RG13

RG14

RG15

RG16

RG17

RG18

RG19

RG20

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2018-2028

Action
Establish zoning criteria that require developments of a
certain size to include at a minimum 20% of workforce
units that remain as such for 25 years.
Modify zoning and land development criteria to
facilitate the creation of workforce housing, in
designated areas, by potentially creating a new zoning
category, streamlining processes, and providing lowercost alternatives to certain development requirements,
or incentives to developers.
Modify restrictions on allowing unrelated people to live
in the same house, sharing cooking facilities, to provide
opportunities for individuals to share housing costs,
potentially linked to the number of bedrooms in the
structure.
Identify appropriate locations for future lifecycle and
missing middle housing.
Monitor Building Code changes related to “tiny house”
construction and modify codes to allow opportunities
for this style of development, in appropriate areas.
Expand the Old Village Historic District to include more
of the Old Village in order to preserve its historic
character and integrity.
Adopt regulations for ADUs and short-term rentals to
appropriately manage them and capitalize on their use
as revenue sources.
Consider allowing new special exceptions for
residentially zoned properties to create a process
where a variety of housing types (for example,
duplexes, big house multifamily) can be allowed in new
development, if certain criteria are met.
Revise existing zoning to ensure the compatibility of
future development with existing surrounding
communities and this plan in terms of lot size, uses,
road network and density.
Land Development Criteria/Compatibility
Revisit Sweetgrass Basket Overlay District to ensure the
compatibility of future development with the existing
community in terms of lot size, uses, road network and
density, and to prevent developers from removing land
from the district in order to protect the integrity of the
settlement communities.
Adopt historic preservation ordinance to match that
adopted by Charleston County for the protection of the
settlement communities, with members of the
settlement communities serving on the associated
historic preservation commission.
Consider creation of a Cultural Core Historic District or
other zoning classification to implement
recommendations of the Cultural Core Special Area
Plan.
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Priority

Time
frame

Goals

Medium

MidTerm

D

Medium

MidTerm

D

Medium

MidTerm

D

Medium

MidTerm

D

Low

MidTerm

D

Medium

MidTerm

G,K

High

ShortTerm

D,J

Medium

MidTerm

D

High

ShortTerm

C

High

ShortTerm

G,K

High

ShortTerm

G,J,K,

High

MidTerm

C,F,G,H
,I,J,K

Element
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Ref
RG21

RG22

RG23

RG24

RG25

RG26

RG27

RG28

RG29

RG30

RG31

RG32

Action
Focus on correcting specific problems within older
storm water systems with an objective to match or
exceed current storm water management standards.
Modify regulations to require the design of storm
water management programs to protect and augment
natural wetland systems whenever possible, to include
treatment of point source storm water discharges.
Require jurisdictional wetland surveys as part of the
land development process.
Institute a program to buy out repetitive loss properties
in areas outside FEMA Special Flood Hazard zones,
using the properties to address storm water, park, and
open space needs.
Modify regulations to require low impact and advanced
stormwater management practices for drainage system
directly discharging to marshlands or Waters of the
State
Evaluate Town land development regulations and
storm water management standards to ensure the
latest techniques, methods, and best management
practices are incorporated into future subdivision
design.
Open Space/Trees/Buffers
Modify land development regulations to better define
criteria for required open spaces, so that it is more
usable by nearby residents and provides opportunities
for connection with other nearby open spaces.
Improve or enhance current buffer ordinances to
protect environmentally sensitive areas such as
wetlands, marshes, and historical/ cultural resources
Require provisions for public easements along
waterways/ protected resources to ensure continued
public access.
Modify land development regulations to create criteria
for preserving natural vistas and extending viewing
corridors through better design and structure
placement
Consider the creation of an Open Space Bank that
developers can contribute to in lieu of the provision of
their open space requirement, under specified
conditions. Open Space Bank would use funds for the
provision of publicly accessible open spaces and trails.
Advocate open space development that incorporates
smaller lot sizes to minimize total impervious areas,
reduce total construction costs, conserve natural areas,
provide community recreational space, and promote
watershed protection.
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Priority

Time
frame

Goals

Medium

MidTerm

T,V

Medium

MidTerm

U,V

Medium

MidTerm

U,V

Medium

MidTerm

T,V

Medium

MidTerm

U,V

High

ShortTerm

C,E,F,M
,T,V

Element

Formatted Table

Formatted Table

High

ShortTerm

E, F, U,
V

Medium

MidTerm

F,G,U

Medium

MidTerm

F,G,U

Medium

MidTerm

F,G,U

Medium

MidTerm

E, F, U,
V

Medium

MidTerm

E, F, U,
V
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Ref

RG33

RG34

RG35
RG36
RG37
RG38

RG39

RG40

RG41

RG42

RG43

RG44
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Action
Require a pre-planning site analysis meeting of staff
(arborist and engineer) with the developer to ascertain
site conditions and valuable trees which need to be
taken into consideration and protected during the
design and development process.
Consider modifications to Town ordinances to further
protect trees in the development of residential lots.
This might include allowing the designation of a special
tree-protection setback on newly recorded plats, or a
prohibition of cutting any trees shown as protected on
a final plat, without BOZA approval.
Strengthen mitigation requirements for removal of
trees.
Modify regulations to prevent clear cutting of
development sites, while maintaining designated trees
on site and vegetation in buffer yards.
Create town-designated scenic corridors to protect
tree-lined character of specific local roadways.
Modify buffer yard requirements to retain smaller trees
and encourage a more natural style buffer along road
frontages, rather than replanting landscaping.
Require that landscape buffers contain greater than
50% native vegetation to help retain the lowcountry
character of the area.
Review all existing corridor and buffer overlay districts,
to determine if the codes can be simplified and
streamlined, also while incorporating
recommendations of this Plan.
Financial/Capital Considerations
Review and adopt appropriate incentives for attracting
desired economic development opportunities, and to
encourage development within Hubs, to include grant
programs to reimburse impact fees for qualified
businesses.
Amend the development impact fee ordinance to
modify fee structures to encourage business
development in areas with adequate infrastructure.
Also consider other ways to provide relief to small,
locally owned and run businesses seeking to redevelop
existing buildings.
Consider the adoption of a growth management
program to slow the rate of growth until transportation
infrastructure can meet acceptable standards (as
defined in the Mobility Plan).
Review the impact assessment program to ensure that
impacts of a development are mitigated in a timely
manner, and that storm water and transportation
infrastructure is in place to meet the needs of
approved development.
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Priority

Time
frame

Goals

High

ShortTerm

E, F, U,
V

High

ShortTerm

E

High

ShortTerm

E

High

ShortTerm

E

Medium

MidTerm

E, U

High

ShortTerm

E, U

High

ShortTerm

E, F

High

ShortTerm

E, F,U

Element

Formatted Table

Formatted Table

Medium

MidTerm

B, S, T

High

ShortTerm

B, S, T

Medium

MidTerm

A, T

High

ShortTerm

A, T
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Ref

RG45

RG46

Action
Amend the requirements of an impact assessment to
include a financial impact analysis of the proposed
project, to determine if the project would have a net
positive impact on town finances.
Identify resilience strategies appropriate for inclusion
within building and development standards and
regulations and amend ordinances to enact these
changes.
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Priority

Time
frame

Goals

High

ShortTerm

A, S

Medium

MidTerm

A, L, M,
T, V

Element
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Civic Engagement
Red
CE1

CE2

CE3

CE4

CE5

CE6

CE7

CE8

CE9

CE10

Action
Initiate a program of creating special area plans
to further refine development goals, standards
and needs for designated parts of town.
Undertake creating a special area plan of the
Cultural Core. This study should identify
opportunities within this area that would
simultaneously protect the essential character
of the Core, promote local history, and create
economic and other opportunities to strengthen
the community.
Engage the public to identify criteria by which
properties will be selected for protection as
open space, which will consider their scenic
value, their value for interconnecting open
space, their value for watershed protection and
their inherent value to the community.
Prepare a Parks, Recreation, and Open Space
Master Plan to identify programing and
maintenance of town-owned facilities and green
spaces, as well as to identify areas to maintain
as natural open spaces and opportunities for the
arts.
Work with settlement communities and others
to identify programs that would assist with
maintaining affordable home ownership, and to
provide opportunities for community members
to create workforce housing opportunities.
Work with settlement communities, Mount
Pleasant Waterworks, and Charleston County to
define a shared vision for the community to help
inform local plans and ordinances, including
provision of services such as water and sewer.
Coordinate with local communities to educate
residents about the costs, benefits, and process
of annexation.
Coordinate with local neighborhoods to create
and open new roadway connections to improve
overall traffic flow.
Coordinate with local neighborhoods to develop
a route recommendation for the Mount
Pleasant Way, including most feasible facility
type(s) (bike lanes, multi-use path, sidewalks,
etc.), beneficial neighborhood connections,
phasing and estimated cost.
Educate the public about the composition of the
town’s revenue stream, the various funding
options available, and how the Town balances
its various budgets.

1/2019 DRAFT

Responsible
Department

Priority

Time
frame

Goals

Planning

High

MidTerm

C

Planning/
Transportation

High

ShortTerm

C,F,G,H
,I,J,K

Planning

Medium

MidTerm

E,F,U

Planning and
Recreation

Medium

MidTerm

E,F,G,H,
I,K,U

Element

Formatted Table

Deleted: .

New
Community
Development
position

Low

MidTerm

D,K

Planning

Medium

MidTerm

C,K

Planning

Medium

Ongoin
g

S,T,V

Transportation

Medium

ShortTerm

M,P,T,V

Transportation
w/ Planning

High

ShortTerm

F,H,J,K,
L,N,O

Finance

Medium

MidTerm

S,T
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Red

Action
Continue to educate local businesses, the
construction industry, local engineering
community, and residents about the benefits of
adopting sustainable development practices.
Look for opportunities to create demonstration
projects at Town facilities, to help to educate
locals about sustainable development practices.
Develop a risk awareness and education
program for community members and
businesses to learn about their risk to hazards
and methods to reduce or eliminate risk, as well
as what to do in an emergency.
Establish emergency notification and
communication capabilities to keep citizens
informed prior to, during, and after
emergencies.
Update the Town’s 1988 Cultural Resource
Study

CE11

CE12

CE13

CE14

CE15

1/2019 DRAFT

Responsible
Department

Priority

Time
frame

Goals

Planning &
Public Services

Medium

Ongoin
g

D,F,L,Q,
U,V

Public Services

Medium

Ongoin
g

H,L,Q,S,
T,U,V

Emergency
Management
w/ Police, Fire

High

ShortTerm

H,V

Emergency
Management
w/ Police, Fire

High

ShortTerm

V

Planning

High

MidTerm

G,K

Element

Partnership/Collaboration
Ref

Action

PC1

Create opportunities within the
Mount Pleasant area for the
development of new workforce
housing by supporting the work of
local housing entities, to include
creation of a grant program to
offset costs of impact fees.

PC2

Investigate opportunities and
provide incentives to encourage the
rehabilitation of existing multifamily complexes into designated
workforce/senior housing units.

PC3

Facilitate the redevelopment of the
Edmund Jenkins Homes.

PC4

Work with homeowners to retain
the existing housing stock as an
avenue to creating lifecycle
housing.
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In Partnership
with
Housing for
All- Mt
Pleasant,
ECCO, Habitat
for Humanity,
Charleston
Area Justice
Ministry, etc.
Housing for
All, Mt
Pleasant,
ECCO, Habitat
for Humanity,
Charleston
Area Justice
Ministry, etc.
Charleston
Housing
Authority
Housing for
All- Mt
Pleasant,
ECCO, Habitat
for Humanity,
etc.

Priority

Time
frame

Goals

Medium

MidTerm

D,K

Medium

MidTerm

D

Low

LongTerm

D,K

Medium

MidTerm

D

Element

1/2019 DRAFT

Formatted Table

1/2019 DRAFT

Ref

PC5

PC6
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Action
Work with large employers to
create an equity share program to
help employees live in the Mount
Pleasant community.
Traditional Communities
Promote recognition of and
education about Mount Pleasant’s
various traditional communities, to
include placement of historical
markers and creation of an app to
promote and connect the sites
through promotion of historic
“trails” to tell the story of the
various traditional communities in
the Mount Pleasant area

PC7

Address development-related
issues in the settlement
communities and other traditional
communities, to include acquiring
permanent dock space along Shem
Creek to offload & sell catch and
ensuring the compatibility of future
development with the existing
traditional community.

PC8

Ensure that policies and zoning
ordinances serve to protect the
interests and character of the
settlement communities and other
traditional communities, while also
protecting the natural environment.

PC9

PC10

Identify & preserve Gullah-Geechee
sites and data for the benefit and
education of the public and to help
that community to be economically
sustainable.
Work with appropriate entities to
assist with resolving heir’s property
issues.

1/2019 DRAFT

In Partnership
with

Priority

Time
frame

Goals

Local
employers

Medium

MidTerm

D

Medium

MidTerm

H,I,J,K

High

Ongoing

J,K

High

ShortTerm

J,K

Medium

MidTerm

I,J,K

Medium

LongTerm

K

African
American
Settlement
Community
Historical
Commission
(AASCHC),
Town
Historical
Commission
AASCHC and
the Gullah
Geechee
Cultural
Heritage
Corridor
(GGCHC), East
Cooper Land
Trust, SCDNR,
Shem Creek
Fisheries, local
fishermen and
farmers
Charleston
County,
AASCHC, Shem
Creek
Fisheries, local
fishermen and
farmers
Gullah
Geechee
Cultural
Heritage
Corridor
Center for
Heirs Property

Element
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Action

In Partnership
with

Priority

Time
frame

Goals

PC11

Address the future of the Cultural
Core through creation of a study
that would look at opportunities
within this area that would
simultaneously protect the essential
character of the Core, promote
local history, and create economic
and other opportunities to
strengthen the community.

Charleston
County,
property
owners and
community
members

High

ShortTerm

C,F,G,H,I
,J,K

PC12

Create educational opportunities to
teach the public about the area’s
history and the ties between the
historical Mount Pleasant
communities.

Charles
Pinckney
National
Historic Site,
Boone Hall,
AASCHC, Town
Historical
Commission

Medium

Ongoing

K

AASCHC,
GGCHC,
SCDNR, Shem
Creek
Fisheries

High

Ongoing

J,K

Charleston
County
Economic
Development
office;
Regional
Development
Alliance

High

MidTerm

B,S

Ref

PC13

PC14

Improve public support for local
traditional communities and
promote educational, historical and
cultural efforts in the area,
including: promoting and protecting
the art of sweetgrass basket making
and selling; creating Gullah history,
culture and culinary programs in
local schools; promoting Gullah
cuisine; promoting and expanding
local Farmer’s and Seafood
Markets; and facilitating programs
to connect local farmers/fishermen
with local restaurants.
Community Development
Pursue targeted businesses, with a
goal of diversifying the town’s tax
base, to minimize the potential
effects of future economic
downturns.
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1/2019 DRAFT

1/2019 DRAFT

Ref

PC15

PC16

PC17

PC18

PC19

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2018-2028

Action
Continue to develop the local
business community to include:
promoting the development of
incubator buildings to provide
opportunities for start-up
businesses; identifying steps that
the Town can take to incentivize
local business development;
studying the effect of impact fees
on the local business community
and on the market for new business
development; and reviewing
ordinance requirements pertaining
to the redevelopment of existing
buildings, to encourage and create
opportunities for redevelopment.
Develop a long-term strategy to
focus economic
development/growth in identified
hubs through identifying
appropriate nodes/areas for
economic development focus;
properly zoning these properties to
allow for intended development;
possibly lowering impact fees; and
actively marketing these identified
areas through regional and local
contacts.

Create an Economic Development
task force of local business leaders
to act as emissaries, helping with
recruitment of priority businesses
and identifying opportunities.

Continue to provide demographic
information to other government
entities to ensure they have the
information needed for their
planning purposes.
Designate representatives of the
Town to participate with various
local cultural organizations to
improve coordination.

1/2019 DRAFT

In Partnership
with

Priority

Time
frame

Goals

Mount
Pleasant
Chamber of
Commerce;
Charleston
County
Economic
Development
office; local
business
leaders

High

Ongoing

B,S

High

MidTerm

B,S

Medium

MidTerm

B,S

CCSD, MPW,
SCDOT,
Charleston
County

Medium

Ongoing

T,V

Various

Low

Ongoing

I,K

Mount
Pleasant
Chamber of
Commerce;
Charleston
County
Economic
Development
office;
Regional
Development
Alliance
Mount
Pleasant
Chamber of
Commerce;
Charleston
County
Economic
Development
office; local
business
leaders

Element
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Ref
PC20

PC21

PC22

PC23

PC24

PC25

PC26

Action
Identify opportunities to coordinate
and share safety information.
Investigate and participate in the
development of regional incident
management teams with adjacent
local governments and service
providers.
Transition areas in the MPW 208
Water Quality Management Plan,
wastewater service area currently
served by septic to the public
wastewater system.
Develop and promote materials to
teach the benefits of sustainable
and resilient building practices.
Coordinate with appropriate
agencies to inform and prepare
citizens for emergencies and
hazards.
Open Space
Participate in initiatives to protect
an open space network in Mount
Pleasant, to include maintaining a
database of all lands permanently
protected from development;
identifying opportunities for
protection of additional spaces that
would further the objective of
interconnecting open spaces; and
pursuing grants and outside funding
opportunities for protection of
these lands and corridors
Actively explore opportunities to
work with landowners to
permanently protect lands and
corridors considered to be valuable
for expansion of the open space
network in the Town through
conservation easements or other
methods.
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In Partnership
with
Various other
public safety
agencies

1/2019 DRAFT

Priority

Time
frame

Goals

Medium

MidTerm

V

Various other
public safety
agencies

Medium

Ongoing

T,V

MPW, DHEC,
local residents

Medium

Ongoing

U,V

Charleston
Regional
Project
Impact, local
partners

Low

MidTerm

U,V

Various other
public safety
agencies

High

ShortTerm

V

East Cooper
Land Trust,
Nature
Conservancy,
SCCCL, others

Medium

ShortTerm

E,F,H,U

East Cooper
Land Trust,
Nature
Conservancy,
SCCCL, others

Medium

MidTerm

E,F,G,U

Element

1/2019 DRAFT

1/2019 DRAFT

Ref

PC27

PC28

PC29
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Action
Provide public access to open
spaces and local waterways by
identifying opportunities for new
public open spaces and water
access locations, creating an app to
publicize water-based trails
designed for non-motorized
watercraft, and pursuing funding
opportunities to purchase
properties/easements for
protection and creation of this
system.
Develop and promote educational
materials to teach the value of
native landscaping and undisturbed
buffers.
Work with local groups to create
awareness of pollution sources such
as automotive oil leaks, lawn
treatment products, pet waste,
trash and other potential hazards to
local natural resources.

In Partnership
with

Priority

Time
frame

Goals

East Cooper
Land Trust,
Nature
Conservancy,
SCCCL, CCPRC,
others

Medium

MidTerm

G,H

Clemson’s
Carolina Clear,
local partners

Low

Ongoing

F,U

Element

Formatted: Normal, No bullets or numbering

Local partners

Low

Ongoing

U

Medium

MidTerm

H,L,N,O

High

ShortTerm

H,L,N,O

High

ShortTerm

L,N

Medium

ShortTerm

N,O,P

Transportation

PC30

Partner with local and national
bikeways to expand opportunities
for cycling throughout the region.

PC31

Plan, promote and create the
Mount Pleasant Way with partners
in order to maximize opportunities
and manage costs, while also
investigating creative methods of
building and financing the project.

PC32

Connect existing bike lanes to
improve their functionality.

PC33

Determine the feasibility for multiuse paths within MPW, SCE&G,
Berkeley Electric and other rightsof-way to provide alternate linkages
between areas.

1/2019 DRAFT

East Coast
Greenway,
CCPRC,
Battery 2
Beach, and
East Cooper
Trail
East Coast
Greenway,
Charleston
County Parks,
Battery 2
Beach, and
East Cooper
Trail
SCDOT, local
businesses &
developers
MPW, SCE&G,
Berkeley
Electric

COMMUNITY ACTION | PAGE 6-23

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2018-2028

Ref

PC34

PC35

PC36

PC37

PC38

PC39

PC40

PC41

PC42

Action
Require new developments and
future redevelopment plans to
include accommodations for future
transit stops/opportunities.
Support a bike share program to
allow citizens and visitors to utilize
bicycle facilities.
Review transit stops to enhance
sidewalk connections and develop
more prominent roadway crossings
between transfer/shelter locations.
Partner with CARTA and
interregional entities to improve
the area’s transit network, to
include park & ride facilities, ride
share opportunities, human
services coordination, and the
consideration of a Mount Pleasant
circulator route.
Review feasibility of providing
regular water taxi service to the
Cities of Charleston and North
Charleston.
Coordinate with I-526 East project
to investigate the feasibility of
interchange improvements,
including dedicated truck facilities
at the Wando Welch Terminal, to
remove freight traffic from the local
traffic system.
Review impacts of the Intermodal
Container Transfer Facility and work
with appropriate agencies to define
mitigation efforts, to include
investigation of a barging program
to move containers from the
Wando Terminal to other local
facilities.
Identify opportunities for safety
enhancement projects and
programs on Long Point Road.
Identify and adopt creative
methods for paying for additional
infrastructure.
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In Partnership
with
CARTA,
SCDOT, local
businesses &
developers

1/2019 DRAFT

Priority

Time
frame

Goals

Medium

MidTerm

A,Q,T

Local
businesses,
hotel industry

Low

LongTerm

N,Q

CARTA, SCDOT

Medium

MidTerm

L,N,P,Q,
T

CARTA, local
businesses,
senior living
facilities

Medium

MidTerm

A,B,L,P,
Q,T

CARTA,
Charleston,
North
Charleston,
private
entities

Low

LongTerm

Q,T

Wando Welch
Terminal and
SCDOT

Medium

MidTerm

L,P,R

Wando Welch
Terminal and
SCDOT

Medium

LongTerm

L,P,R

High

ShortTerm

L,P,R

Medium

MidTerm

S,T

Wando Welch
Terminal and
SCDOT
SCDOT,
Charleston
County

Element

1/2019 DRAFT

1/2019 DRAFT

Ref

PC43

PC44

PC45
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Action
Undertake traditional capacity
improvement projects as warranted
to improve or maintain the
functionality of the roadway
network.
Community Facilities
Continue to coordinate use of
athletic and arts facilities with local
schools, to allow for shared use and
construction efficiencies.
Continue to coordinate fire and
police protection services with
nearby districts to improve levels of
service.

1/2019 DRAFT

In Partnership
with

Priority

Time
frame

Goals

SCDOT,
Charleston
County

Medium

MidTerm

L,M,N,P

CCSD

Medium

Ongoing

H,S,T

Various
service
districts

High

Ongoing

S,T,V

Element
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Programs/Initiatives
Ref

PI1

PI2

PI3

PI4

PI5

PI6

PI7

PI8

PI9

PI10

Action
Identify projects throughout all sectors of
Town government needed to maintain
established levels of service, and include these
within the town’s Capital Improvement Plan,
Capital Maintenance Plan and annual
revisions.
Focus implementation of the town’s Capital
Improvement Program on ensuring timely
provision of needed infrastructure for fire,
police, public services, recreation and
transportation needs.
Pursue opportunities, such as tax increment
financing, municipal improvement districts,
public/private partnerships, to leverage
funding to facilitate construction of projects
within the Capital Improvement Program.
Monitor advances in transportation industry
technology and when appropriate invest in
new technology.
Develop programs that include strategies for
traditional and active transportation demand
management.
Resilience
Incorporate anticipated long-term
environmental conditions (including sea level
rise) into the design and planning for Capital
Improvement Projects.
Identify mitigation projects to reduce system
vulnerability such as flood mitigation
infrastructure and drainage improvements, to
be constructed as Capital Improvement
Projects.
Build a GIS database for modeling hazard,
prevention, and development scenarios that
includes current infrastructure, critical
resources, road and property elevations,
repetitive loss properties, social vulnerability,
and other relevant data points.
Prepare an assessment (to be updated
annually) that considers the town’s
vulnerability to specific hazards, as well as
identifies critical systems, processes, and
infrastructure required to respond.
Invest in technology to identify, understand
and predict flooding hazards, integrating
roadway elevations into the model to identify
potential problem areas.
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Responsible
Department

Priority

Time
frame

Goals

General
Government

High

Ongoing

A,S,T,V

General
Government

High

Ongoing

A,S,T,V

General
Government

Medium

MidTerm

S,T,V

Transportation

Medium

Ongoing

L,M,Q,S
,T,V

Transportation

Medium

MidTerm

L,S,T,V

General
Government,
Emergency
Management

High

Ongoing

F,T,U,V

General
Government,
Emergency
Management

High

Ongoing

T,U,V

Emergency
Management,
Planning, IT

High

ShortTerm

S,T,U,V

Emergency
Management

High

ShortTerm

T,U,V

Emergency
Management

High

MidTerm

S,T,U,V

Element
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Formatted Table
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Ref
PI11
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Action
Model watersheds for rainfall and water rise
impacts.

Responsible
Department

Priority

Time
frame

Goals

Public Services

High

MidTerm

T,U,V

Review areas by watershed for area specific
needs for flood control and water quality,
considering implementing low impact
development design.

Public
Services,
Planning

High

MidTerm

T,U,V

PI13

Map existing required buffers for analysis/
tracking.

Public
Services,
Planning

Medium

MidTerm

T,U,V

General
Government

Medium

MidTerm

T,U,V

PI14

PI15

PI16

PI17

PI18

PI19

PI20

PI21

1/2019 DRAFT

Formatted Table
Formatted: Normal, No bullets or numbering

PI12

Improve Mount Pleasant’s Community Ratings
System score by 1 class within the next five
years. (The CRS recognizes and encourages
community floodplain management activities
that exceed the minimum National Flood
Insurance Program standards.)
Operational Initiatives
Investigate opportunities to create support for
attainable housing through creative methods,
possibly to include tax credits, grants, or
changes to capital gains law.
Study the effect of impact fees on the local
housing market, and if warranted, make
modifications to facilitate the development of
attainable/workforce/lifecycle residential
uses.
Study the effect of impact fees on the local
business community, and on the market for
new business development, and if warranted,
make modifications to facilitate the
development of desired uses in desired
locations, to include the possible creation of
impact fee zones or additional categories.
Investigate the use of a system such as City
Engine to enable 3D modeling of proposed
future development projects to determine
appropriate size and scale.
Create a Town app that provides information
on the Mount Pleasant Way and other
bicycle/pedestrian trails, along with
historic/cultural information about sites along
the trails, and other points of interest in the
community.
Investigate the possibility of establishing a
Transfer of Development Rights program to
protect desired open space.
Investigate creating an opportunity to
establish a wetlands mitigation program to
protect water quality and open space within
the Mount Pleasant community.

Element

Formatted Table

Future
Community
Development

Medium

MidTerm

D

General
Government,
Planning,
Transportation

High

ShortTerm

A,D,S,T

General
Government,
Planning,
Transportation

High

ShortTerm

A,B,S,T

Planning

High

MidTerm

C,E

General
Government,
Recreation,
Planning,
Transportation

High

MidTerm

I,J,K,O

Medium

MidTerm

F,G,S,U

High

MidTerm

F,U,V

Planning

Planning,
Public Services
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Ref

PI22

PI23

PI24

PI25

Action
Develop programs to encourage use of
universal design elements (as defined in the
International Housing Code) in new residential
construction.
Consider establishment of a Community
Development position within the Town
government to coordinate housing
affordability (and other) issues with local
partners.
Cultural/Recreational Initiatives
Continue to collaborate with other service
providers to broaden recreational
opportunities for residents of the town,
especially teenagers and seniors.
Continue to educate about local historic
cultures through events and programs such as
the Blessing of the Fleet, Sweetgrass Basket
Festival, recreation programs, and camps.
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Responsible
Department

1/2019 DRAFT

Priority

Time
frame

Goals

Planning
(Building
Inspection)

Medium

LongTerm

T,V

General
Government

Medium

MidTerm

C,D,K,T

Element

Formatted Table

Formatted Table

Recreation

High

Ongoing

H,T

General
Government,
Recreation

High

Ongoing

H,I,T
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Capital Improvement
Ref

CI1

CI2

CI3

CI4

CI5

CI6

CI7
CI8
CI9
CI10
CI11

Action
Create a Cultural/Arts Center which would blend
the history and culture of Mount Pleasant by
housing and supporting the local arts
community, and providing opportunities for
exhibits, studios, classes, and local
performances.
Design and build a new Community Recreation
Center to provide additional program space to
help the Town meet recreational needs of its
citizens, including Seniors.
Update and renovate outdated Community
Centers to improve their desirability as
neighborhood gathering places, and possibly
future neighborhood hubs.
Construct an outdoor amphitheater to provide a
venue for community gatherings and outdoor
performances.
Actively work to interconnect segments and
improve safety of bicycle and pedestrian
facilities.
Identify and target opportunities to
interconnect existing public spaces within
Mount Pleasant with bicycle/pedestrian
facilities.
Identify opportunities for a combination
pedestrian park/crossing over Highway 17.
Implement the recommendations of the
Mobility Plan within the CIP.
Designate funding for the new Rifle Range Park,
create a schedule, and proceed with
development according to the CIP.
Implement recommendations of Park,
Recreation and Open Space Plan.
Implement capital needs identified in the CIP to
maintain Town’s level-of-service standards.

1/2019 DRAFT

Responsible
Department

Priority

Time
frame

Goals

General
Government,
Recreation

High

MidTerm

A,H,I,J,K,
T

Recreation

High

MidTerm

A,H,I,T

General
Government,
Recreation

High

MidTerm

H,I,T

General
Government,
Recreation

Medium

LongTerm

H,I,T

Transportation

High

MidTerm

H,L,N,O,T

Transportation
, Recreation

High

MidTerm

F,H,N,O,T

Transportation
, Recreation

High

LongTerm

Transportation

High

Ongoing

Recreation

Medium

MidTerm

F,G,H,I,N,
O,T,U

Recreation

Medium

LongTerm

F,G,H,I,N,
O,T,U

High

Ongoing

A,F,H,T,V

All

Element

F,H,L,N,P,
T
L,M,N,O,
P,Q,R,T,V
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Source: Google Street View 2015.

4. Building sizes vary within a community with most being 1-2 inhabitable stories and ranging in
size from 600-2,000 square feet of livable space. Mobile homes are common. Out buildings or
accessory structures are typically located to the side or rear of primary structures.
5. Parking should be provided on private driveways and in garages.
6. Open or green spaces should be included in individual properties, retention or detention areas,
or neighborhood parks. Passive green spaces equal to 30% of the site should be included in new
developments.
7. Sidewalks are often absent in existing neighborhoods of this type, and people walk on the street
or use designated trails away from the roads.
8. Pedestrian and vehicular connectivity to other neighborhoods is typically limited and should be
improved to provide alternate access and to reduce congestion on collectors and major
thoroughfares. Any new developments in these areas should be required to provide vehicular
and pedestrian interconnections to adjoining properties.
9. Traditionally developed on septic systems, public sewer should be extended when feasible to
reduce negative public health and environmental impacts.

Figure A-6: Typical Cross Section of a 20’ wide neighborhood street.

10. Applicable Zoning District:
x Community Conservation (CC) (Inside Urban Growth Boundary)
x Rural Conservation-2 (RC-2) (Outside the Urban Growth Boundary)

Mixed Neighborhoods
Description
Mixed Neighborhoods support compact residential development with an opportunity for a variety of
housing types with similar scale and architectural character. Single-family detached homes, accessory
dwelling units, attached townhouses or duplexes, small scale multi-family buildings, and multi-family
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Community Scale Commercial
Description
Community scale commercial allows for moderate concentrations of small to medium-scale commercial
uses designed to serve a broader community area of approximately a 3-mile radius. This is the
predominant commercial classification within the town, including retail, office, services, grocery stores,
boutique hotels and restaurant uses. These uses should accommodate significant amounts of parking as
local destination uses for the town. Buildings should be small or medium-scale structures that
complement the residential architecture of the town.
This use corresponds with many of the existing hubs and all of the hubs for redesign identified in this
plan. The community scale commercial use is a suitable transition between town scale-commercial and
surrounding neighborhoods.
Figure A-11: Coleman Blvd.

Source: Google Street View 2015.

Recommendations
1. Individual buildings may be attached or built close to each other to establish a continuous
frontage.
2. The massing of buildings and parking lots should be broken up into blocks to create a more
walkable and interesting site design.
3. Building entrances should be located on the main facade. Front yard setbacks are typically
consistent along a block.
4. Architectural detailing is human scale but may include grander elements than found in
neighborhood commercial areas. The majority of buildings are 2-3 stories with single-story
buildings being common and acceptable.
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Town Scale Commercial
Description
Town Scale Commercial is identified for specific areas where location and access provide for service to
the entire community. These areas allow for larger concentrations of moderate to large scale
commercial, or business uses designed to serve as unique destinations of more than two anchors within
the Mount Pleasant region. Retail, office, services, hotel, and restaurant uses are appropriate in these
areas. Incorporation of a modest amount of mixed-use buildings, multi-family or lifecycle housing would
also be appropriate to promote pedestrian traffic. These areas should include significant amounts of
parking and integrate transit support into site design to accommodate multi-modal travel to reduce
commuter vehicular travel. A transition of building scale and uses should always be used in the design of
town scale commercial with smaller structures located near the perimeter of the development.

Deleted: Regional
Deleted: of Town

Deleted: regional

This use corresponds with the identification of some of the largest hubs for redesign, to better
accommodate the evolving needs of the community as retail markets change in the coming years.
Figure A-13: North Highway 17.

Source: Google Street View 2015.

Recommendations
1. The subdivision of lots is irregular within a block with parcels sized to accommodate the
footprint and scale of the buildings. Larger lots are used to accommodate larger buildings in
these areas.
2. Town commercial areas are the most appropriate for future hotel development, to concentrate
lodging opportunities in appropriate areas, with easy access to other complimentary uses that
visitors may enjoy.
3. Buildings are organized around internal parking lots and “streets”. They are set to the sidewalk
edge with plazas or outdoor dining possible when buildings have modest 10-20-foot setbacks.
Entrances should be located on the main façade and accessible from the sidewalk.
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4. Architectural scale varies with large buildings being prominent. Mid-rise (2-4 story) structures
are appropriate in these areas, except that this may be increased in areas designated for
additional height by the Building Height Plan.
5. Large compartmentalized parking lots are common, but some developments may have
structured parking. Several parking lots or structures may be shared by businesses and residents
within a development.

Source: Google Street View 2015.

6. Open spaces in the form of plazas, linear parks, and green spaces are also necessary
components. Pedestrian-oriented streetscape elements such as benches, street trees,
landscaping, and outdoor dining areas are required. Protection of existing trees in the site
development process is expected.
7. Sidewalks to guide visitors and residents from nearby residential areas and between commercial
businesses and parking areas are vital, and should be designed to provide comfortable, safe
pedestrian connections.
8. Multi-modal transit should also be factored into the design of Town-scale commercial centers
with accommodations for public transit, bicyclists, and pedestrians.
9. Site design accommodates primary accesses by people arriving by car, but once on site most
movement will be by foot. Site design should facilitate internal movement by pedestrians and
cars, with well-designed pedestrian linkages to adjoining residential areas.
Figure A-14: Typical Cross Section of a 32’ wide street

10. Applicable Zoning Districts:
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Hubs (Overlay District)
In the past, the town has focused on encouraging redevelopment of linear stretches of roadway
corridors with high-intensity urban style mixed-use development to allow opportunities for growth
throughout the suburban area. This approach, however, has lost its appeal in the face of concerns about
overdevelopment and loss of community character. This Plan shifts the focus away from this wholesale
high-intensity redevelopment and focuses instead on supporting the creation of community-building
hubs.

Description
Hubs are nothing new to Mount Pleasant. They exist already throughout the town, ranging from small
neighborhood hubs, such as the Pitt Street commercial area or the I'On commercial district, to larger
community scale hubs, such as Seaside Farms or Six Mile Marketplace. Hubs are commercial and publicuse destinations where residents can easily have some of their daily needs met, ideally within walking or
bicycling distance of where they live. The types of places meeting these daily needs could be anything
ranging from a place of employment or office, to grocery stores, restaurants or cafes, child care facilities,
barber shops, parks, etc.
Hubs are valuable assets to a community for a number of reasons. The main benefits are the
opportunity to strengthen the local community through social interaction and to capture a portion of
household daily trips within the local area, minimizing town-wide traffic impact on major roadways.
What makes a hub work is having a mix of uses with comfortable public spaces near housing, with safe,
walkable connections between the two.
To ensure that hubs meet the needs of the local areas, Special Area Plans should be completed for each
Hub for Redevelopment and Proposed Hub (as hereinafter defined). These Special Area Plans will be
completed with community engagement and input, and will include design, market, fiscal and
transportation analyses and identify uses that are desired to incentivize (if any) in the hub. The land uses
for individual parcels in these areas will be as shown on the District Maps; however, these could be
modified in the future by the Special Area Plans.

The Three Types of Hubs
Hubs for Preservation
There are areas within the town already functioning as hubs, that include a mixture of uses
within a pedestrian-friendly environment. The success of these areas provides incentive to try to
create other, similarly comfortable, pedestrian friendly destinations within Mount Pleasant. The
existing Hubs for Preservation are shown on the maps with a spoked symbol and are illustrated
in greater detail on the District Maps.
These areas are not expected to experience extensive change, but any opportunities to improve
the function and design of the hub should be seriously considered on a case-by-case basis.
Most of the Hubs for Preservation are neighborhood scale hubs that are found in the older parts
of town and are small, frequent, require minimal parking, and generate relatively little
automotive traffic.
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These areas typically consist of a desirable existing development pattern that the town wants to
protect from experiencing significant change.

Hubs for Redevelopment/Redesign
While many parts of town already have functional neighborhood or community scale hubs
nearby, other areas are dominated by single-purpose developments that were not designed to
accommodate or foster community activity. They were often developed incrementally and
individually without consideration about how the individual lots, buildings, or uses would relate
to the surrounding context. These areas are primarily accessible by car, are unfriendly to
pedestrian activity and difficult to walk to from a neighborhood and offer no features for
residents to linger or connect with one another. This Plan designates ”Hubs for Redevelopment”
in areas that could benefit from context sensitive redevelopment utilizing beneficial
characteristics of Hubs for Preservation and modern and traditional development forms.
The Hubs for Redevelopment are designated over older, primarily commercial areas . These
developments were originally designed to be auto-dependent and are intentionally isolated
from surrounding neighborhoods in function, scale, design, and character. Significant
retrofitting and redesign are necessary to better integrate these areas into the Mount Pleasant
character. These hubs are typically located at the intersections of major arterial roadways.

Deleted: Most of the
Deleted: existing
Deleted: Regional Scale Hubs, and some of the larger
Community Scale Hubs
Deleted: areas

These areas are expected to experience redevelopment pressure as retail trends change, and
the town wants to have these areas redesigned. The redevelopment should better match the
character of the town and meet the daily needs of the community, while reducing automotive
traffic issues and improving stormwater management and provision of open space. Some of
these hubs may be appropriate locations for carefully designed lifecycle housing to increase the
variety of housing choices. All redevelopment of these hubs will be regulated by Special Area
Plans to ensure context sensitivity and functionality.
Hubs for Redevelopment are outlined with a dotted line on the maps to indicate the appropriate
area for such redevelopment.
These locations tend to be obsolete and oversized auto-dependent developments that cause
significant transportation concerns but occupy critical crossroads or gateways in the community.
The town wants to promote redevelopment in these locations that improves the quality and
function of development.

Proposed Hubs
Proposed Hubs are identified to serve as future commercial and activity destinations for
emerging neighborhoods at the outer edges of the town. Ideally, multiple parcels within these
areas would be master planned and developed together as a functional core or destination for
the neighborhoods, to best accomplish the goals of this section. The design of Proposed Hubs in
Mount Pleasant should accommodate safe, easy access from nearby neighborhoods, while
providing uses that would be beneficial to residents living there. The architecture and site design
of these hubs should match the proposed residential styles of the surrounding subdivisions, and
a building transition plan should be established to manage the size, height, and use of adjacent
buildings. These Proposed Hubs are in the northern and outer areas of the community within
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the urban growth boundary. The “commercial strip” development patterns seen along Highway
17 should be strongly discouraged in these areas. Instead, thoughtfully-designed integrated
areas of mixed-use development similar to Seaside Farms and Belle Hall Commercial area are
encouraged.
Proposed Hubs are shown on the maps with an outline and crosshatching.
These hubs are typically greenfield sites (possibly within planned unit developments) that have
not yet submitted final development plans. The town wants to promote appropriately designed
developments that address transportation and mobility issues, while providing community
gathering places for the emerging and new neighborhoods. The designated Proposed Hubs are
the Republic Tract (SC 41 Corridor) and the Carolina Park Business Industrial hub near Costco.
Additional Proposed Hubs may be identified in the future at a neighborhood’s request.

The Scales of Hubs
The scale and general design of hubs will be determined by their location, situation, and function within
the town’s overall organization and pattern. For the existing hubs that have been identified for
preservation or redevelopment the scale is established by the existing function, zoning, design, and scale
of development. See Table 5-1 for additional information.

Neighborhood
The most common and frequent scale for hubs should be the neighborhood hub. These locations
are small concentrations of destination uses like retail shops, small markets, delis, cafés, places
of worship, ballfields, playgrounds not to exceed 6 acres in total with individual buildings not
exceeding 3,000 square feet of footprints. Parking is included in small well-landscaped lots of 18
or fewer spaces, and on street as either parallel or angled spaces.
In large neighborhoods, neighborhood hubs could occur as frequently as every quarter mile.
The buildings in a neighborhood hub should share site design and architectural character, scale,
height, and massing with the adjacent residential development.
Corresponding Land Use Types for Neighborhood Hubs included Neighborhood Scale
Commercial, Open Spaces, Community Facilities, and Traditional Residential, and Mixed
Residential. See the District Maps for details.

Community
The second most common and frequent scale for hubs should be the community hub. These
locations are moderate concentrations of destination uses like retail shops, restaurants, grocery
stores, larger parks or places of worship. A community hub should be less than 100 acres with
most individual buildings being 10,000 square feet footprints or smaller, with one or two
buildings as large as 40,000 square feet serving as anchors. Parking is included in medium sized
well-landscaped lots shared between the uses with small parking decks being appropriate to
increase useable open space for recreation.
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Community hubs typically occur about every 3-5 miles within the community and are located
along secondary arterials.
The buildings in a community hub are larger than most residential architecture but should still
exhibit quality materials appropriate for Mount Pleasant’s Lowcountry context. Neighborhood
scale commercial uses and missing middle housing types are encouraged at the perimeter of
community hubs to improve connectivity and walkability while providing transition from the
adjacent single-family homes to the larger structures at the core of a community hub.

Deleted: moderate density

Redesign of these areas is encouraged to include an interconnected gridded street network, and
blocks to improve the walkability and reduce conflicts between adjacent uses.
Corresponding Land Use Types for community hubs include Neighborhood Scale Commercial,
Community Scale Commercial, Community Facilities, Open Spaces, Traditional Residential, and
Mixed Residential. See the District Maps for details.

Town

Deleted: Regional

The least frequent scale for hubs should be the town hub. These locations are large
concentrations of destination uses like hospitals, hotels, retail shops, restaurants, grocery
stores, offices, very large employers, large parks, event centers, or places of worship that
accommodate 100s or 1000s in congregations. A town hub is typically more than 100 acres with
some individual buildings that may exceed 100,000 square feet. Parking required for these hubs
is extensive and should be provided in large well-landscaped lots shared between the uses when
feasible with large parking decks being preferred to increase useable open space for recreation
and character retention.

Deleted: regional

Ideally, town hubs would be more than 5 miles apart, but given the already developed nature of
much of the Town, they may be closer, dependent upon the location of major transportation
infrastructure. They are always located along primary arterials.

Deleted: Regional

The buildings in the center of a town hub are larger than single family architecture but should
still exhibit quality materials appropriate for Mount Pleasant’s Lowcountry context. Community
and neighborhood scale commercial uses and missing middle housing types are encouraged at
the perimeter of town hubs to improve connectivity and walkability while providing transition
from the adjacent single-family homes to the larger structures at the core of a town hub.
However, it is assumed that some uses within a town hub rely on access by car.

Deleted: regional

Redesign of these areas is encouraged to include an interconnected gridded street network, and
blocks to improve the walkability and reduce conflicts between adjacent uses and promote the
integration of community scale features within a larger more auto oriented destination so that
where these hubs occur there are improved features for the adjacent communities within the
area.
Corresponding Land Use Types for town hubs include all the uses in a community or
neighborhood hub and Town Commercial. See the District Maps for details.
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Waterfront
There are three hubs that are also designated “Waterfront” in conjunction with their
designation as either community or town scale, due to their location in key areas along Mount
Pleasant’s shoreline. This designation carries with it an added emphasis on an integrated
network of public open spaces and pedestrian access specifically to and along the waterfront.
While lands in these areas still should conform to either the community or town scale, they also
must meet the criteria established for waterfront hubs. Development within all waterfront
areas should emphasize resiliency.

Deleted: regional

Deleted: regional

Specifics for Waterfront lands in these three areas – Patriot’s Point, Shem Creek, and the
Republic Tract – are spelled out in the Waterfront District land use description. Because of the
desire to provide public access to the waterfront wherever possible, the developments in these
areas should serve to facilitate this need in their design. Also important, particularly in the
Shem Creek area, is the need to balance this public access with the ability for marine-based
industries to continue to have a viable area in which to operate. Dock space for shrimpers and
fishermen as well as land-side support is vital to the survival of these important industries in the
Mount Pleasant area and should be considered as a functional part of appropriate waterfront
hubs.

General Hub Design Guidelines:
While all hubs would meet these basic criteria, the specifics should be determined by the land uses
within the hub, its location in town, and the type of roadways located within the hub. (Hub specific
criteria will be determined during the process of writing the code implementing these changes and
through the Special Area Plans created with the community to guide preservation, redevelopment, or
design of new hubs.) In all cases, the larger hubs would also include the opportunities available in the
smaller hubs, but not vice versa. The type of hub designation is determined by the classification of
commercial lands within the hub.
Guidelines and a generalized illustration are provided to be used during future Special Area Planning to
address high levels of transportation connectivity, walkability, the subdivision and internal street
patterns, and the scale and design of the architecture, as well as the mix of uses which are suitable in
these areas. The intent is to influence future redevelopment of these destinations in a way that is highly
functional and has a better relation to the desired character of Mount Pleasant.
1. A mixture of commercial uses (both office, service and retail), with limited missing middle
residential opportunities that enhance the vibrancy of the hub as a destination from existing
neighborhoods.
2. Interconnectivity (both vehicular & bicycle/pedestrian) to adjoining areas.
3. Safe, efficient pedestrian facilities to ensure walkability – within individual developments,
between developments, and connecting to adjacent neighborhoods.
4. Design on a human scale with civic landscape, civic architecture, and a sense of place.
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5. Development within these areas will meet specific site design, architectural, height, and massing
criteria (as defined in the special area plan) to ensure appropriate development styles and
intensity for the specific hub.
6. Individual buildings of varying scale that address the street with parking at the side or rear, not a
continuous row of zero lot line buildings.
7. Coordinated parking facilities that downplay use of the car within the hub. Parking should
largely be hidden from view in structures, for larger hubs, or behind buildings. Significant
landscaping should be included in surface lots.
8. Transit connections for larger hubs along major corridors.
9. Abundant public park-like activity zones where visitors can gather, with plentiful landscaping
throughout.
10. Incorporation of green infrastructure design principles to support innovative and sustainable
stormwater management techniques, minimizing impacts of development on water
management and water quality.
11. Buildings of a scale to make efficient use of the property, yet not be imposing on adjoining uses.
In all cases, taller and bulkier (those with larger footprints) structures shall be concentrated
away from the hub's edges and the scale of buildings will step down to match any adjoining
residential uses approaching the edge. At the edge of a hub, the building height should match
adjoining properties, while the height at the center of the hub would be controlled by the
town's Building Height Plan.
There are a number of ways this could be addressed in the Special Area Plans to ensure that the
taller buildings are adequately set back from adjoining residential neighborhoods. A transition
zone could be established where the allowed height of the buildings would match the height of
adjoining properties:
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Another technique would be to set a standard based upon the extent of the shadow that a taller
building could produce:

These techniques, and others, for ensuring that taller buildings are stepped back from adjoining
residential areas will be considered in the creation of the Special Area Plan to determine the most
appropriate criteria and design guidelines for the Hubs.
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Table A-1: Classification Criteria for Hub Designation – for Hubs for Preservation, Hubs for
Redevelopment, and Proposed Hubs
Neighborhood
Serves daily convenience
needs of surrounding area
Purpose

Service Area

Access and
location

Typical Nonresidential
Uses

Typical
Residential
Uses

Possible social and
recreational focal point

Typically anchored by grocery
store

Primary service area is 3 miles
– may serve a larger area.

Designed to encourage
walking & biking access
directly to and from adjacent
neighborhood

Emphasis on pedestrian
connections to nearby
neighborhoods

Located along and/or with
access to minor arterials
and/or collectors

Convenience grocery, coffee
shop, insurance offices, deli,
public/quasi-public uses
(library), small parks or plazas

Only as mixed use above
commercial. Subject to all site
design criteria and height
limits.

on street parking, small
shared lots
Attractive pedestrian
circulation
May include place for
neighborhood activities

Townl

Serves town commercial,
service and employment uses

Potential for employment and
civic uses

Primary service area is ½ mile
– walking distance

Blends with surrounding
context

Development
Guidelines

Community
Serves shopping needs of
community sub-area

Serves entire community
Accessible by all modes of
travel

Waterfront*
Public access to the
waterfront

Deleted: regional

Mix of uses to create vibrant
community setting

Serves entire community

Emphasis on pedestrian
connections throughout, and
to nearby neighborhoods

Deleted: Primarily auto access¶

Accommodates auto access

Dependent on easy highway
access

Transit and trail access

Transit stops

Low-rise office, public/quasipublic uses, medium scale
parks or recreation
complexes, entertainment
(restaurants, theaters),
medical facilities, boutique
hotels, places of worship,
grocery/drug stores

Mid-rise office, hotels,
regional & corporate offices,
retail & service,
technology/light
manufacturing, transit facility,
major public/quasi-public,
very large parks or recreation
complexes

Single family attached or
multifamily – max 10% of land
area.

Single family attached or
multifamily – max 20% of land
area.

Single family attached or
multifamily – max 15% of land
area.

Mixed use above commercial
allowed.

Mixed use above commercial
allowed.

Mixed use above commercial
allowed.

Deleted: Must meet

All subject to required site
design criteria and height
limits.

All subject to required site
design criteria and height
limits.

All subject to required site
design criteria and height
limits.

Deleted: must meet

Blends with surrounding
context

Deleted: must meet all

Blends with surrounding
context
On-site surface parking, some
shared lots, extensive internal
landscaping
Attractive pedestrian
circulation
Public plaza/open space
should be provided within
“core”

Transitions from higher
intensity to lower intensity
near perimeter
-On-site parking in surface lots
and structures
Attractive pedestrian
circulation
Larger scale plazas and paths
High-quality architecture

Links to park/open space

Public/quasi-public uses,
parks, plazas, restaurants,
offices, hotels
Maritime industries such as
shrimping, fishing, crabbing,
and needed support services

Deleted: all

Deleted: must meet all

On-site surface parking, some
shared lots, extensive internal
landscaping
Attractive pedestrian
circulation
Public plaza/open space
should be provided within
“core”
Links to park/open space

*Criteria for the Waterfront District combines with community or town criteria for waterfront designated properties.
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Recommendations
1. Create Special Area Plans for each Hub for Redevelopment and Proposed Hub designated in this
Plan that will address character, uses, design criteria and context of development.
2. Create hub zoning in the town's codes and design guidelines to guide creation of these areas,
involving the public to identify specific criteria for individual proposed hubs.
3. Work with landowners and developers or properties in proposed hubs to design projects
meeting the intent of this hub classification.
4. Work with adjacent landowners and communities to identify and create appropriate linkages to
the hubs to increase accessibility and tie neighborhoods together.
5. Provide incentives to encourage redevelopment within the hubs, to include, but not be limited
to, grant programs to offset the cost of impact fees for qualified businesses.
6. Multi-modal transit should also be factored into the design of hubs with accommodations for
public transit, bicyclists, and pedestrians.
7. Prioritize the development of a special area plan for the Republic Tract proposed hub, given its
underdeveloped nature and the likely potential for substantial future development.
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Waterfront
Description
The waterfront district should be an integrated district with a network of parks, pedestrian paths and
streetscapes, including docks and public walks along the waterfront. Land uses should be focused on the
waterfront, including maritime-based commercial/industrial, marinas, offices, hotels and lodging
facilities, tourist attractions, recreational/event facilities, restaurants, parks, and multi-family
residences. Opportunities to protect traditional industries such as shrimping, fishing, crabbing,
oystering, boat building along Shem Creek are strongly supported. The creation of public spaces and
outdoor dining/retail environments is strongly encouraged. Development patterns should promote
resiliency, a mix of uses, internal trip capture, and alternative means of transportation.
Waterfront land uses include two existing hubs, Patriot’s Point and Shem Creek Boardwalk, that serve as
both recreational and entertainment destinations. A third waterfront hub is proposed for the Republic
Tract on the Wando River in the SC 41 Corridor
Figure A-16: Shem Creek Boardwalk

Google Street View 2015.

Recommendations
1. Density and lot size or floor plate size varies. Development can be very compact on land or
decking.
2. Access roads provide utility access for businesses, parking lots and potentially boat ramps. Turn
arounds or larger parking lots are common in accessory to waterfront development. Often
buildings may only be accessible by foot, bike, or boat.
3. Patriot’s Point area should have more town scale uses. This area is primarily a tourist, mixeduse, and business destination, as evidenced by the presence of the Yorktown, Charleston Harbor
Marina, and numerous office, hotel and multi-family uses. Continued provision of public access
to the waterfront and public amenities like the Waterfront Park is vitally important. In addition,
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where significant degradation of the original development patterns, uses, and context has
occurred.
Challenges: Redevelopment can dramatically change the subdivision pattern of an area unless
properly managed for context-appropriate design and intensification associated with
redevelopment.

GUIDELINES
The following guidelines should be considered for all redevelopment.
ͻ

ͻ
ͻ

ͻ
ͻ

ͻ

When new construction takes place as redevelopment, the established street and block network
should maintain dominance for building orientation. Reverse frontage on existing streets should
be avoided.
The use of alleyways or smaller secondary streets is encouraged to provide intensification of
development within a site.
New buildings may be of a considerably larger scale than adjacent existing buildings.
Redevelopment sites must be large enough to accommodate a gradual transition to avoid
overwhelming established development. They should be built with a similar scale and lot
configuration (setbacks and location of parking and outbuildings), as well as architectural
proportions in context with the block and street of the recommended development type.
A vehicular trip generation study and local road capacity assessment should be submitted for
consideration with all redevelopment applications.
A bike and pedestrian trip estimate should be submitted to help evaluate the need for
pedestrian and bike facilities in the vicinity of the redevelopment to promote connectivity and
accessibility to other areas.
A utility demand analysis should be submitted for consideration with all redevelopment
applications.

GREENFIELD
Greenfield development is when a large piece of land, usually more than 20 acres in size, previously
used for agriculture or forestry, and surrounded on at least two sides by other large parcels, is
subdivided and developed with a new street network, infrastructure, and buildings. This type of
development will be increasingly rare in Mount Pleasant. Most greenfield development will occur in
Richland County, an example of which is the Chestnut Hills planned development.
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and significant housing development. The initial cost of land can be slightly less expensive than in the
other instances.
ͻŚĂůůĞŶŐĞƐ͗ƐƚĂďůŝƐŚŝŶŐĐŽŶŶĞĐƚŝǀŝƚǇƚŽĞǆŝƐƚŝŶŐƌŽĂĚŶĞƚǁŽƌŬƐƚŚƌŽƵŐŚĂĚũĂĐĞŶƚĚĞǀĞůŽƉŵĞŶƚĐĂŶďĞ
difficult. There are very limited opportunities for this type of development in Mount Pleasant, and the
cost of improvements in the rights-of-way and infrastructure can outweigh the marginal cost difference
in the land.
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