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Throughout the Plan, you will see the following symbols. These are being used to indicate which of
the nine required Plan elements the various sections of the Plan relate to. The background data for
these elements is in the Data and Resources Section at the end of the Plan
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1.1 PURPOSE

In the state of South Carolina, all jurisdictions with zoning and land development regulations are
required to prepare comprehensive plans to ensure that they are addressing the full range of
community issues in their decision-making processes. These plans are updated every 10 years to
ensure that they remain relevant and reflect the values of the community.

This 2018 Comprehensive Plan (the Plan) is intended to guide land use development, community
projects, and capital improvement decisions in the Mount Pleasant planning area over the next
decade.

1.2 REQUIRED PLAN ELEMENTS

Comprehensive plans must cover a number of "elements," including an inventory of existing
conditions, a statement of needs and goals, and implementation strategies related to each.

The required elements of a comprehensive plan include:
•

•
•
•
•

Population

•

Community Facilities

•

Natural Resources

•

Land Use

•

Priority Investment

Economic Development
Cultural Resources
Housing

Transportation

Often, comprehensive plans are organized by the various required elements. This plan, however, is
organized around established goals, objectives and major issues identified through the public
engagement process. This includes an overview of the issues and the strategies developed to
achieve these. The background data collected around each of these required elements is included in
supplemental information to this Plan, and the various recommendations are linked by these
symbols to the elements they address.

1.3 HOW TO USE THE PLAN

A comprehensive plan is used to help guide capital improvement planning and local government
programming as well as land use decision-making. This includes decisions about how land is used,
preserved, or developed. This also includes public facility investments related to those planned land
uses or developments to support a desired quality of life or levels of service for public services.

The comprehensive plan is the sum of many parts. Frequently, the focus is on the land use
component of The Plan, but this is only a portion of the document. A substantial public engagement
and public volunteer effort went into forming The Plan vision, goals, recommendations and action
PAGE 1-2 | INTRODUCTION
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items. These are perhaps more important in guiding the future development of the town, as these
can address qualitative issues beyond the scope of an individual land use. It has been clearly spoken
throughout this process that the citizens of Mount Pleasant are greatly concerned about the
qualitative aspects of development, and about the need for the Town to be proactive in protecting
local quality of life.

To these ends, it is important that land use, capital decisions and programming utilize all parts of
the comprehensive plan to help in the prioritizing, designing, and evaluating of projects of all types.
Any given project may meet some of the Plan goals and recommendations but not others. In such
cases, it will be up to Council to decide whether or not a project, on balance, meets the intent of the
comprehensive plan.

1.4 PLANNING PROCESS

The current planning process was initiated in the summer of 2017 as an effort to prepare both a
new comprehensive plan for Mount Pleasant, and a new Long-Range Transportation Plan, referred
to as the Mobility Plan. This was ahead of schedule for the update of the comprehensive plan, but in
response to the growing concerns for the rate of development and the increase in traffic congestion
in the town, Town leadership made the decision to support this integrated planning effort. The
Planning Commission and Town Council felt very strongly that these plans needed to be the
product of the residents of the Town.
The planning area, as illustrated in Figure 1-1, includes the Town of Mount Pleasant and
unincorporated areas of Charleston County.
Figure 1-1: The Planning Area

In August of 2017, the Planning Commission met to select a working group of Mount Pleasant area
residents to serve on the Plan Forum. The intent of the Planning Commission was to have "the
collection of individuals serving on the Plan Forum be representative of the Mount Pleasant
community in terms of demographics, professional background, and geographic area of residence."
10/5/2020 DRAFT
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To initiate this process, the Town placed an open solicitation, a call for applicants, to collect
applications from interested citizens to participate on the Plan Forum. To accomplish this, they
went to great lengths to blind-select a body that was representative of the Mount Pleasant
community out of a pool of 275 applicants who responded to the solicitation. The Planning
Commission selected a Forum of 34 residents, to which Town Council added another seven, for a
body of 41. (Two of whom ultimately had to step down for personal reasons early in the process.)

The Plan Forum members met for the first time in September 2017 and participated in an exercise
to identify the strengths and challenges of Mount Pleasant, as well as areas of opportunity and
transportation hotspots. This was done verbally, as well as graphically on maps. This initial Plan
Forum meeting was followed by a Public Open House in October 2017 addressing the same topics.
This Open House drew 138 attendees, with an additional 933 residents responding to an online
survey (Figure 1-2).
Figure 1-2: Public Feedback: Areas of Opportunity

The results from these initial meetings were tabulated and reviewed. To assist the planning team in
organizing and addressing the concerns of the community and apply them to the required planning
elements, the comments were categorized and grouped into four themes:
1.
2.
3.
4.

Quality of the Built Environment/Place
Quality of Life/Community Character
Safe & Efficient Mobility
Taking the Long View (long-term sustainability & resilience)

PAGE 1-4 | INTRODUCTION
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These themes were then used as cornerstones for establishing the framework of The Plan,
reinforcing the intent of the Town to root The Plan in citizen feedback. The Plan Forum members
organized themselves into four subcommittees to then focus their work on each of these identified
themes. The subcommittees met multiple times between the Plan Forum meeting on December 5,
2017, and the second Public Open House on January 30, 2018. In these work sessions, the
subcommittees drafted goals, objectives and initial recommendations related to their specific
themes. These goals and objectives were presented to the public for their feedback at the January
30, 2018 Open House. Approximately 275 people attended this second Open House, and about
1,000 survey responses were received in the weeks following.

Through discussion of the various themes, along with the consideration of feedback from the Open
Houses, the planning team identified several recurrent topics that drew concern or support. The
Plan Forum subcommittees then shifted their focus to delve into the specifics of these issues.
The Community Issues identified for further discussion and review were:
•
•
•
•
•
•
•

The Urban Corridor Overlay District
Housing Diversity & Affordability
Settlement Communities
The Cultural Core
The Mount Pleasant Way bicycle and pedestrian network
Financial Health/Resilience
Open Space Network

The Plan Forum began discussing some of these issues at their Plan Forum meeting on March 6,
2018. Discussions continued in the subcommittees and resulted in a summary document of the
recommendations of each group, which were presented to the Plan Forum at their meeting on May
1, 2018.

In addition to the Plan Forum subcommittee work on the goals and Community Issues, the Plan
Forum also began studying land use information at their meeting in March 2018. What was
apparent to the Plan Forum was the relatively small amount of developable land available in the
portion of the Planning Area within the Urban Growth Boundary line. This information, along with
the desire of the public and the Plan Forum to allow different sections of the Town to develop or
redevelop with their own localized character, led to the creation of District Plans for various parts
of Town.

These District Plans, along with draft recommendations for the Mobility Plan, were presented to
both the Plan Forum and the public at separate meetings on June 5, 2018 – to the Plan Forum in the
afternoon, and to the public at an Open House that evening. About 125 members of the public
attended this meeting, and 596 responded to online surveys over the following month. The
comments and feedback gathered from this round of input were used to refine the District Plans
and the various other recommendations.
The information produced from this public process has formed the basis of this comprehensive
plan.

10/5/2020 DRAFT
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The information produced from this broad and inclusive public process has formed the basis of this
comprehensive plan. All information from the Plan Forum and Open Houses is included in the
Appendix to this Plan.
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2.1 THE VISION

This comprehensive planning process began with a public conversation about what citizens want
for, and from, their Town. A strong desire to protect Mount Pleasant’s family-friendly, small-town,
suburban feel is an overriding theme that came from these conversations. To further expand on
that idea, four ancillary themes were identified which further define the wishes of the Town’s
citizens. These themes include the desire for:
• Quality of the Built Environment/Place
• Quality of Life/Community Character
• Safe & Efficient Mobility
• Taking the Long View
The Plan Forum divided up into four subcommittees to discuss and address each theme. Out of
these subcommittee meetings came a series of goals and objectives that related to each. Taken
together, these goals express the Vision for Mount Pleasant.

The Town of Mount Pleasant will be a sustainable, resilient, and high-quality suburban
community which continues to reflect its family-friendly attitudes and embrace its smalltown roots, and . . .
. . . where the built environment honors the town’s coastal village heritage, while
recognizing that different parts of Town have their own unique character;
. . . where the natural features and historic coastal character of Mount Pleasant can be
found in every aspect of daily life, and the friendly, small-Town feel is embraced and
strengthened through interaction with each other and the environment;
. . . that adapts to evolving conditions while enhancing and maintaining the high
standards and quality of life that residents expect; and
. . .that is supported by a reliable, sustainable and accessible 21st Century transportation
system with multiple travel options which safely connect our communities, businesses,
and cultural areas.

2.2 GOALS

To help the Town achieve this Vision, the Plan Forum Subcommittees also identified a number of
individual goals. These goals should be considered as an umbrella – as overarching guides for steps
to be taken to achieve the Vision of this Comprehensive Plan. (Includes % agreement from Open
House #2 Survey Results)

Quality of the Built Environment/Place

A) Balance the rate of development with the provision of public infrastructure, so that the
demands of growth are met in as timely a manner as possible. (90%)

B) Draw businesses to Town to create higher-paying employment opportunities and diversify
the tax base. (68%)
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C) Identify and develop the unique characteristics of each residential, commercial and mixeduse area of Town. (75%)

D) Provide a variety of housing types to meet the needs of the town’s changing demographics,
while also providing affordable housing for residents of all incomes. (58%*) *2 statements
from survey combined into one. Percentages averaged.

Quality of Life/Community Character

E) Ensure that residents and visitors know they are in Mount Pleasant by the coastal style and
scale of development, protection of existing trees, and provision of abundant wooded
buffers and landscaping. (94%)

F) Create a system of interconnected, protected open spaces to provide opportunities to
interact with nature, as well as to accommodate multi-use trails, wildlife corridors, and lowimpact drainage strategies that enhance the natural hydrologic characteristics of the area.
(95%)
G) Recognize the importance of
historic sites, natural areas and
scenic views by proactively
facilitating permanent protection
for key properties that enhance the
character of the town. (95%)

H) Diversify recreational opportunities
to provide an outlet and foster
community engagement among all
segments of the Mount Pleasant
population. (87%)

Local Historic Cultures (Communities) – groups of
people sharing a common history in the community. In
this context, specifically refers to members of the
shrimping/fishing industry, Gullah settlement
communities, and farmers
Traditional Industries –productive enterprises in a
field of historical import to the community. In this
context, specifically refers to shrimping/fishing,
crabbing, oyster harvesting, agriculture, sweetgrass
basket production, and preparation of Gullah foods

I) Identify community common areas
and promote community events to build trust and town-wide relationships among
residents. (83%)

J) Champion locally-owned businesses, especially traditional industries and local historic
cultures, to bolster their competitiveness in a changing economic environment and to
ensure sustainability. (87%)

K) Enhance, elevate, and protect the surviving local historic communities and expand local
appreciation and understanding through comprehensive outreach and educational efforts.
(81%*) *3 statements from survey combined into one. Percentages averaged.
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Safe & Efficient Mobility

L) Implement modern safety features
into new and existing
transportation facilities, and
Transportation Facilities (System) - a facility
establish support programs
consisting of the means and equipment
involving education, enforcement
necessary for the movement of passengers or goods
and emergency response so that
user safety is a foundational and
overarching objective in transportation system design and operations. (84%)

M) Provide a highly connected road network designed to respond to changing demand and
utilizing innovative technology. (89%)
N) Integrate bike and pedestrian
facilities and programs into the
Town’s road network, linking
various destinations within the
planning area. (82%)

O) Build a world-class, family-friendly
bicycle and pedestrian connector
path that links the Town’s citizens
and visitors to natural, cultural and
historic resources and provides
travel, exercise, recreational and
educational opportunities. (79%)

Bike and Pedestrian Facilities – pathways built,
installed, or established for use by bicycles and
pedestrians
Congestion – the state of being overcrowded with
traffic
Transit -Conveyance of people or goods from one place
to another, especially on a local public transportation
system

P) Coordinate transportation and land use planning by aligning the Mobility Plan
recommendations with comprehensive plan goals to proactively manage congestion and
travel demand. (91%)

Q) Create inviting transit opportunities that serve the needs of residents, tourists, and the
work force. (79%)

R) Move port-related traffic efficiently to minimize the impact to local roadways and
communities. (89%)

Taking the Long View

S) Ensure adequate long-term revenue to support the financial health of the Town through
fiscally sustainable practices. (93%)

T) Provide services and infrastructure required to support anticipated future conditions in the
town. (94%)
U) Protect the integrity of the natural environment for its value as habitat, floodplain and
water quality management, buffers, and recreation. (97%)
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V) Enhance the Town’s ability to anticipate, mitigate and adapt to changing conditions to
better withstand and rapidly recover from large-scale emergencies and disasters. (92%*) *
Question reworded from survey, but similar intent.
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3.1 OVERVIEW

Beyond the umbrella of goals to be accomplished, citizen input and the Plan Forum's discussion led
to the identification of several specific issues that must be addressed to protect and enhance the
character of the Town in the future. For several of these, the Town is in a position where lack of
attention will inevitably lead to lost opportunities; however, immediate attention and commitment
to addressing these issues will yield benefits for years to come. These issues address many of the
preceding goals and are wide-reaching in their potential impacts on the community.
These Community Issues are:

1. The Urban Corridor Overlay District
2. Housing Diversity & Affordability
3. Settlement Communities
4. The Cultural Core

5. The Mount Pleasant Way

6. Financial Health/Resilience
7. Open Space Network

In this section, each of these community issues are detailed in description of the issue, including an
overview of comments received from the public. Also presented is a series of Plan
recommendations to address these issues.
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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
anticipates preservation where they operate well and 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,
called hubs or redevelopment centers.
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)
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.
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Mixed-Use Centers – 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.
Please see explanation of Mixed-Use Centers in the
Appendix, p. A-23, for more information.

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.
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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, PC1-2, PC15)

Related Sections:
Johnnie Dodds District – p 5-22
Coleman District – p 5-25
Priority Action – Hubs – p 6-3
Action Work Plan - beginning p 6-11
Hubs, Activity Centers and Corridors – p A-23

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, PC1-2, PC15-16, PI16)
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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 detached
homes in the community.

The desirability of Mount Pleasant has also attributed
to relatively high median household incomes and
home values. Housing is generally unaffordable for
single people either starting their careers or living
alone as a senior because there are not many units
designed for single person households and housing
costs are high.

Lifecycle Housing – housing opportunities for
persons and families at various points in their
lives, including young professionals, traditional
nuclear families, extended families, empty
nesters and retirees.
Attainable Housing – housing that costs no
more than 30% of a household’s gross, pre-tax
income.

Workforce Housing – housing that is
affordable by those earning up to 120% of the
Charleston/North Charleston MSA’s median
income.

For seniors, properly designed housing is needed in areas with nearby grocery, health care, and
daily living needs that can be accessed without a car. For young professionals or single person
households, a supply of 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, while not materially changing the
character of our neighborhoods – 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
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the 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.

The recommendations that follow are not intended to cause a material increase in our residential
population or create material changes to the character or density of existing neighborhoods.

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, PC1-4, 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, PC4, PI15)

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)

Missing Middle Housing - consists of multiunit 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.

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, PC2, 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 multi-family units in mixed-use
buildings. (RG2-4, PC1, 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, PC1, PC4,
PC10)
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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.
Source: Open House #2 Survey
Now they are distinctive 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
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Figure 3-1: Settlement Communities

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, PC4, PC10-12, PC26, CI3)

2. Protect the integrity of settlement communities by limiting further encroachment and
deterioration of the original development patterns and ensuring any redevelopment is
compatible with community standards. (AO11, RG19-21, CE1, CE5-6, PC7-8, PC26)

3. Work with settlement communities, Charleston County, and Mount Pleasant Waterworks to
identify and provide opportunities to connect residents to public sewer. (CE7, PC4, PC22)
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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, CE12, CE5-6, PC11-12, PI25, CI3)
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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) (RG20-21PC9, PC11-12, PC26, 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.
(PC12-13, 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
Source: Open House #2 Survey
community. The 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.
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Figure 3-2: Cultural Core

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 a few plantation properties
and the settlement communities remain.

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.
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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.

Source: Open House #2 Survey

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. By engaging in a separate, focused planning
process with cultural core property owners and local officials, specific recommendations and
guidelines can be tailored to address
development pressures in this area, along with
strategies to guide and protect the traditional
historic areas and open space. The creation of
this Special Area Plan would ultimately amend
the general policy direction contained in this
Plan and augment and refine plans and future
development requirements for this part of town.

Recommendations (cross reference to

Source: Open House #2 Survey

sample Action Items)

1. Undertake a joint study with
Charleston County and
Related Sections:
representatives of landowners
Settlement Communities – p 3-9
in the area to create a Special
Highway 17 District – p 5-32
Area Plan (SAP) for the future
Priority Action – Cultural Core – p 6-3
of the of the cultural core. This
Priority Action – Settlement communities – p 6-4
SAP will address future land
Action Work Plan - beginning p 6-11
use needs, property owner
Settlement Community Land Use – p A-9
concerns, opportunities for
open space and other civic
uses, and other development
considerations in this part of town. (AO11, RG19, RG21, CE1-2, CE6, PC8, PC11, PC12)

2. Support establishment of 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, PC12-13, PI25, CI1)
10/5/2020 DRAFT
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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, PC6, PC9, PC12-13, PC26, 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
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near a trail of this sort 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, PC26, PC32-33, PC41)
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, PC20, PC26, PC33-34, 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, PC32-33, PC35, PI2,
PI18, CI5)

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

4. Coordinate with other public
and private entities to build
support for the funding and
creation of the Mount Pleasant Way. (PC30-31, PC33, PI2-3, PI18, CI8)

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
Table 3-1: Town of Mount Pleasant Fees
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 one-third of the Town ‘s General
Fund is currently derived from business license
and permit fees (see Table 3-1). 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 in Table 3-2.

REVENUE
CATEGORY

Property & Other
Taxes
Licenses
Permits
State & Federal
Grants
Intergovernmental
Charges for Services
Fines & Forfeitures
Investment Earnings

BUDGET
FY 2019

% OF
FUND
TOTAL

36,086,616

41.8%

310,000

0.4%

29,454,746
1,969,188
2,076,192
4,298,517
520,080
286,543

34.1%
2.3%
2.4%
5.0%
0.6%
0.3%

The direction of this Plan is to slow outward
Rents & Royalties
430,000
0.5%
expansion of the Town limits and focus on
Other Revenues
95,500
0.1%
making improvements within the current Town
Transfers In
6,049,611
7.0%
limits. As the Town transitions to slower
Sale
of
Capital
Assets
100,000
0.1%
growth rates under this Plan, these revenue
Fund Balance
streams are likely to shrink. The Town will
4,610,959
5.3%
Appropriation
need to make a choice between adjusting levels
Total General Fund
of service in providing public services or
86,287,952
100%
Revenue
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
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instance, of the Town’s property tax revenues, 57% comes from residential properties taxed at 4%,
while 43% is derived from properties taxed at 6%. A typical dwelling unit ($413,600 median home
value) in the Town
Table 3-2: Consolidated Financial Schedule
receives
approximately
$1,300 in services
from the Town each
year yet pays only
$573 in Town taxes.
Encouraging land
uses of appropriate
design and scale 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. (Table 3-3)

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.
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Table 3-3: Current Revenue Projections
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

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
Source: Town Council Retreat, January 31, 2019

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, PC14)

2. Protect long-term revenue and the
financial health of the Town through
fiscally sustainable practices. (AO1, RG8,
RG42, PC15-16)

Source: Open House #2 Survey

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, PC17)

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

drawing new businesses to
Town to create higherpaying employment and
diversify the tax base, (AO4, RG7, RG8, PC14, PC17)
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annexation of unincorporated properties within and around the area of town, with a
focus on the “doughnut holes,” (RG7-8)

promoting the local business community, to help these businesses thrive and prosper,
(AO2, PC7, PC15, PC17)

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, PC15)
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, PC16-17)

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, PC16, 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)

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
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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
Source: Open House #2 Survey
foundation for this in its “green network”
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. Prepare a parks, recreation, and open space master plan to identify programming and
maintenance of Town owned green spaces, active parks, and recreation facilities as well as
to identify areas to maintain as permanently-protected natural open spaces throughout
Town, particularly in yet-to-be-developed areas. (RG38, CE3-4, PC25, CI9-10)

2. 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, PC25, PI1, PI17, CI10)
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3. 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 lowimpact drainage strategies that
enhance the natural hydrologic
characteristics of the area. (AO8-9,
RG27-32, RG38, PC25, PI17, CI9-10)
4. Enhance recreational opportunities
throughout town, by connecting
passive and active recreational
facilities to create a larger, townwide public network, referred to as
the Mount Pleasant Way. (RG38,
PC25, PC31, PI1, CI6)

5. Pursue permanent protection of
strategically located sites in order to
address long-term open space needs.
(AO8-9, RG31, PC26, PI16)
6. Expand the green network to the
local waterways through additional
water access points and designated
paddling trails. (PC27, CI10)
7. Investigate opportunities to
purchase repetitive loss properties
for use as open space and to flood
control issues. (RG24)
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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.

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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3.9 SUMMARY

The basis of this comprehensive plan is formed by adherence to the vision and goals and addressing
the community issues identified in this section. These are the directions for action that were
supported by the public through multiple input opportunities. The defined goals are the criteria
which should provide a framework for Council's decision-making on any topic. The community
issues provide priorities for focusing the capital improvement of the Town and work plan
development in the coming years. The actual steps and action items recommended to begin
addressing these issues are included in the Community Action Chapter, p 6-1.
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4 MOBILITY ELEMENT
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4.1 2040 MOBILITY PLAN

As identified in public opinion throughout this planning process, the overarching issue in Mount
Pleasant is traffic. To address these concerns, the Town has undertaken the creation of a new
mobility plan as part of this comprehensive planning process. This Town of Mount Pleasant 2040
Mobility Plan is a comprehensive update building on previous transportation studies and plans
completed by the Town. The plan establishes the long-range vision for the multimodal
transportation system connecting the Town and presents the transportation policies, programs and
improvements that are needed to help move people and goods safely and conveniently around the
community.
Local planning efforts such as this plan are also important as they form the foundation on which
larger regional and state planning initiatives are developed. The analysis and projects identified
here will inform and be incorporated into regional transportation plans developed by the
Charleston Area Regional Transportation Study (CHATS).

This integrated land use and transportation planning effort provides the unique opportunity to
ensure that land use and transportation goals, objectives and strategies are not only consistent with
each other but also supportive and coordinated to better realize desired future outcomes. The
coordination of land use and transportation with priority investment planning is one of the key
associations that needs to be considered for local governments to meet the demands of future
growth.

4.2 MULTIMODAL NEEDS ANALYSIS

The Multimodal Needs Analysis is the basis for the Mobility Plan. This analysis identifies land use
and demographic growth patterns and the demand or potential impacts they place on the
transportation system. The baseline conditions or existing network is measured against these
demands under current year and the future buildout year of the plan to determine if the
transportation infrastructure is adequate to meet demand. In areas where the analysis shows
infrastructure is not adequate to meet demand, new projects and necessary improvements are
identified and proposed for implementation. This process of analyzing demand, capacity and
proposing new improvements is the backbone of long range transportation planning and attempts
to balance the demand for infrastructure with its availability in timing, location and mode.

4.3 COORDINATION WITH PARTNER AGENCIES

Coordination with partner agencies is vitally important in the transportation planning process. This
coordination is necessary to ensure a shared mutual vision for the transportation system that often
crosses over multiple jurisdictions and ownership responsibilities. Intergovernmental coordination
reflects the needs of the larger community, identifies planning approaches and assumptions, allows
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for the sharing of data, and is a requirement for federal transportation funding. By coordinating
efforts among partner agencies, efficiencies can be realized, and duplication of efforts avoided to
make the best use of the available transportation funding available to our region.

For the Town of Mount Pleasant, key partners in this effort include the Berkeley-CharlestonDorchester Council of Governments (BCDCOG) which manages the metropolitan planning process
for the region through the Charleston Area Transportation Study (CHATS), Charleston County, and
the South Carolina Department of Transportation (SCDOT) which has responsibility for maintaining
many of the roads in the Town limits.
Organization

Charleston Area
Transportation Study
(CHATS)

Charleston County

South Carolina
Department of
Transportation (SCDOT)
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Responsibility
CHATS is the Metropolitan Planning
Organization (MPO) with responsibility for
regional transportation planning for the
Charleston metropolitan region and is an
important source of transportation data and
coordination for the regions local governments.
CHATS uses this data in the development of the
CHATS Regional Travel Demand Model which
estimates traffic patterns on a regional basis due
to projected increases in population and
economic growth.
The planning area for this mobility plan includes
unincorporated areas subject to the plans and
local ordinances of Charleston County. These
areas include most of the few remaining
sparsely developed areas, including Boone Hall
Plantation, Hamlin Farms and the Phillips
Community. Any future changes in these areas
will have implications for the Town requiring
close coordination between the Town and
County in planning for these areas. In addition
to land use coordination, Charleston County is
also very relative to funding through large CIP
projects, annual allocation projects, pavement
management and bicycle/pedestrian
improvements funding.
SCDOT is one of the most important partners in
the provision of transportation infrastructure
for the Town and is an important source of
funding as it serves as a conduit for federal
funding. SCDOT also provides statewide policy
and program direction through its 2040
Statewide Multimodal Transportation Plan
(MTP) and Statewide Transportation
Improvement Program (STIP). SCDOT
permanent traffic count stations located
throughout the Town provide a detailed
understanding of traffic volumes and patterns
and are used in the needs analysis process.

MOBILITY ELEMENT | PAGE 4-27

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
Organization

Charleston Area Regional
Transportation Authority
(CARTA)
&
TriCounty Link
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Responsibility
CARTA is the transit agency that provides
transit for the urban areas within the Charleston
Metro region, including Mount Pleasant. As the
state’s largest and the region’s transit provider,
CARTA is an important partner providing
multimodal options to residents and visitors of
Mount Pleasant. CARTA is funded in part by
both federal FTA funds and SCDOT. It also
receives funding from the Charleston County ½
cent sales tax and farebox revenue from
ridership. CARTA has several routes providing
service to Mount Pleasant and connections to
Charleston and is currently partnering with
BCDCOG and the Town on a town-wide transit
study. Additional details on CARTA plans and
service is provided in Section 4.5.
TriCounty Link operates nine regular fixed
routes and six commuter routes. Two of the
current routes provide service to Mount
Pleasant. The B105 route provides service
between Moncks Corner and Mount Pleasant
and the C203 provides service between
McClellanville and Mount Pleasant, with a stop
in Awendaw.

4.4 COORDINATION WITH LAND USE

The transportation system is designed to move people and goods from one place to another. In
doing so, transportation systems affect community character, the natural and built environment,
and economic development patterns. By ensuring that anticipated and recommended
transportation projects complement adjacent land uses, and vice versa, the transportation system
and land use recommendations can work together to improve the economy, shape development
patterns, and influence quality of life and the natural environment.

Land use is the way in which, and the purpose
for which, land and its resources are employed.
Fundamentally, the relationship and historical
cycle between land use and transportation is
reciprocal: increased land use intensities in a
community typically increase demand for
transportation facilities and services; and
transportation facilities and services typically
are catalysts for land development. This cycle is
continuous and repeats itself as land use
activities grow to demand increased
transportation capacities.
The importance of integrating land use and
transportation cannot be overstated. Thinking

PAGE 4-28 | MOBILITY ELEMENT

10/5/2020 DRAFT

10/5/2020 DRAFT

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

more strategically about land use-transportation relationships can lead to: reduced vehicle miles of
travel; improvements in air quality; increased levels of walking, bicycling and transit use; economic
and community revitalization; and the preservation of neighborhood character – not to mention a
more visually appealing landscape.

The joint planning study to combine long term land use and transportation planning into a single
effort allowed for public input on all issues related to and impacting transportation choices and
project prioritization.

4.5 EXISTING TRANSPORTATION NETWORK, FACILITIES
AND PROGRAMS

The roadway network is comprised of a variety of roadway types, with each serving a primary
purpose along the continuum of the access and mobility function spectrum. Under the Functional
Classification system, streets and highways are grouped into classes, or systems, according to the
character of service they are intended to provide 1. The roadway network is designed to serve two
roles in 1) providing access to property or land and 2) providing travel mobility. Each category of
roadway is designed to serve both roles, but in varying degrees. For example, high speed limited
access roadways such as interstates are designed to provide long distance mobility, while local
roads with slower speeds and multiple network connections are designed to provide access to
property through driveways and parking lots. Arterial and collector roadways also serve functions
in between interstates and local roads and are also found in the Town of Mount Pleasant. Figure
4-1 shows the roadways in Mount Pleasant with their functional classification identified.

1

https://www.fhwa.dot.gov/planning/processes/statewide/related/functional_classification/fc02.cfm
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Figure 4-1: Mount Pleasant Roadways with Functional Classification

Source: South Carolina Department of Transportation
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Roadway Traffic Volumes

As a basic measure, traffic volumes are a key indication of the levels of demand for roadway use.
Often collected through permanent count stations or temporary count studies traffic volumes are
used to determine whether a roadway is operating at or over capacity and to identify areas of
growth or declining traffic. Traffic counts are one of many measures that are used to help determine
the need, location and timing of transportation improvements. A roadways capacity is a value based
on the roadways characteristics such as its functional classification, number of lanes, speed limit,
and others. The capacities used in this plan are those developed by SCDOT for use in travel demand
models. The detailed tables are provided in the Appendix. Traffic growth has a high
interdependence with land development. Understanding the relationship with development
activities and the resulting impacts to the roadway network is a key connection between land use
and transportation planning and often accomplished through conducting transportation impact
analyses during the land development approval process. Table 4-1 shows the traffic count data of
key roadways in Mount Pleasant from 2012 – 2017. The data allows a calculation of the compound
annual growth rate for that period showing roadways that are experiencing growth or declining
traffic volumes. An understanding of these trends is useful when planning for future needs of the
system. The traffic count data allows the identification of areas experiencing traffic growth over the
5-year period. These roadways include US 17, SC 41, I-526, Long Point Rd, Bowman Rd, and Hungry
Neck Blvd. This information is useful in identifying areas that may warrant additional focus during
modeling scenarios and the future conditions analysis.
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Table 4-1: Traffic Data of Key Roadways
Road Name

Ben Sawyer Blvd

Bowman Rd (at Mathis Ferry Rd)

Bowman Rd (US 17 and Chuck Dawley)
Bowman Rd (East of Chuck Dawley)
Center St

Chuck Dawley Blvd

Coleman Blvd (US 17 to Vincent Dr)
Coleman Blvd (Vincent Dr to Chuck Dawley
Blvd)
Hamlin Rd
Houston Northcutt Blvd

2012

2013

2014

2015

2016

2017

Compound
Annual
Growth Rate
2012-2017

33,200

34,000

30,400

31,000

32,500

32,900

-0.18%
0.25%

5,200

5,300

4,500

5,600

6,000

5,800

11,200

11,400

10,300

13,400

15,000

14,600

8,100

8,200

7,400

7,200

7,600

8,200

2,000

2,000

1,750

2,100

2,500

-1.02%

22,600

23,000

22,700

23,100

23,900

23,800

33,200

34,000

30,400

31,000

32,500

32,900

-0.18%

12,900

3.62%

31,400
4,300

10,800

32,100
4,400

11,000

28,800
4,100

10,000

26,700
5,100

13,200

34,400
5,200

12,700

35,200
3,900

12,900

13,100

11,800

16,000

18,000

20,400

I-526

44,600

48,800

51,500

52,500

57,300

58,500

17,600

17,800

25,300

24,900

16,700

Long Point Rd (SPA to Wando Park Blvd)

10,500

10,700

Long Point Rd (Wando Park Blvd to I-526)

25,100

25,700

Long Point Rd (I-526 to Whipple Rd)

Long Point Rd (Whipple Rd to US 17)

Mathis Ferry Rd (US 17 to Bowman Rd)
Mathis Ferry Rd (Bowman Rd to Von Kolnitz
Rd)
Mathis Ferry Rd (Von Kolnitz Rd to US 17)
McCants Dr

Rifle Range Rd (Bowman Rd to Venning Rd)
Rifle Range Rd (Six Mile Rd to Hamlin Rd)
Royall Ave

Six Mile Rd

5.45%

1,900

Hungry Neck Blvd (Phase I)
Isle of Palms Connector

2.21%

24,900
16,200
13,200
16,200
14,700
5,000

14,700
11,800
2,800

3,000

16,500
13,400
16,500
15,000
5,100

15,000
12,000
2,800

3,100

18,300

18,500

18,900

1.04%
2.31%

-1.93%
9.60%
5.58%
2.51%

9,700

18,600

18,600

23,100

17.08%

23,500

29,400

29,400

28,100

2.28%

16,400
12,200
14,600
13,300
4,600

13,400
11,000
2,500

23,400
16,600
11,800
13,100
11,400
4,500

12,700
9,400
2,400

2,800

5,200

25,400
17,500
12,000
13,700
12,500
4,600

12,700
10,900
2,700

5,900

24,900
18,100

0.00%
2.24%

12,300

-1.40%

12,600

-3.04%

14,200
4,700

13,400
10,600

-2.60%
-1.23%
-1.83%
-2.12%

2,100

-5.59%

6,000

14.87%
5.14%
2.81%

State Highway 41 (US 17 to Joe Rouse Rd)
State Highway 41 (Joe Rouse Rd to Berkeley
Co. Line)
US 17 (Ravenel Bridge)

19,300

19,700

19,400

22,400

23,400

24,800

12,100

75,500

12,300

82,600

11,400

83,800

13,100

92,700

14,400

94,300

13,900

96,800

5.10%

US 17 (Mathis Ferry Rd to I-526)

42,400
46,100

43,400

37,100

47,800

47,800

47,800

2.43%

US 17 (Coleman Blvd to Mathis Ferry Rd)

47,400

41,800

46,700

45,800

51,100

2.08%

US 17 (Isle of Palms Con to SC 41)

35,400

36,200

32,500

44,500

55,900

50,900

7.53%

US 17 (SC 41 to Fifteen Mile Landing)

28,900

29,600

26,300

37,300

38,600

39,700

6.56%

9,200

9,400

7,800

9,200

9,500

10,500

Venning Rd
Whilden St

Whipple Rd

Source: South Carolina Department of Transportation
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5,100

14,300

5,200

14,600

5,000

14,900

5,000

12,600

4,900

12,400

4,100

13,000

2.68%

-4.27%
-1.89%
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Safety

An overarching goal of all public transportation efforts is the safety of system users. To better
understand the locations and causes of crashes in Mount Pleasant crash data obtained from SCDPS
was obtained and analyzed along with comments provided by the public during plan development.
One of the primary findings is that the great majority of crashes were caused by driver error
through action or inaction. The portions of crashed attributable to roadway conditions with
potential for improvement through public agency action is very small. The data in Table 4-2 shows
that for the time period between 2012-2017 approximately 90% of crashes in Mount Pleasant were
attributed to driver error. This is consistent with statewide trends as the SCDPS 2016 Traffic
Collision Fact Book reports that 94% of crashes statewide in 2016 were attributable to driver
action or inaction 2.
Table 4-2: Causes of Automotive Crashes in Mount Pleasant, 2012-2017
Classification
Obstruction in Roadway
Vehicle Defect
Driver Under Influence
Vision Obscured (Within Unit)

Medical Related
Non-Motorist Factors
Other Factors
Road Surface Conditions
Work Zone (Constr/Maintenance/Util)
Driver Error
Total

Count
150
60
361
45

68
27
401
10
4
9,208
10,334

Percentage
1.45%
0.58%
3.49%
0.44%
0.66%
0.26%
3.88%
0.10%
0.04%
89.10%

While the majority of crashes are caused by driver error, there can be environmental factors that
contribute to driver error. These may include conditions such as busy multi-lane intersections, line
of sight limitations where drivers have difficulty seeing oncoming traffic and general congestion
related incidents where drivers partially block opposing lanes or run red lights. Figure 4-2 shows
the locations of all crashes throughout Town while Figure 4-3 shows crashes with those caused by
driver error removed. This information was used to identify areas during this plan update for
potential safety improvements.

2

http://www.scdps.gov/ohsjp/fact%20book/2016%20Fact%20Book.pdf
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Figure 4-2: Vehicle Crash Locations

Source: South Carolina Department of Public Safety
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Figure 4-3: Vehicle Crash with Driver Error Removed

Source: South Carolina Department of Public Safety
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Both public comments and crash data were used to identify areas where there are concerns for
safety. The following areas have been identified as areas for potential safety improvements:
•
•
•
•
•
•
•

The US 17 corridor
The intersection of US 17 and Anna Knapp Blvd
The intersection of US 17 and Houston Northcutt Blvd/Mathis Ferry Rd
The intersection of Coleman Blvd, Chuck Dawley Blvd, and Ben Sawyer Blvd
The intersection of US 17 and Mathis Ferry Rd/Venning Rd
The intersection of US 17 and Long Point Rd
The intersection of US 17 and Brickyard Pkwy/Hamlin Rd

In addition to automotive crashes the SCDPS data also provides details on crashes involving
bicyclists and pedestrians as shown in Figure 4-4. Bicyclists and pedestrians are particularly
vulnerable to the potential for injury and fatality when involved in collisions with motor vehicles.

Origin Destination Based Travel Patterns

Understanding travel patterns is an integral part of ensuring transportation infrastructure is
appropriate and adequate to serve community needs. They demonstrate the direct relationship
between land use and the roadway network providing mobility and access to these land uses. The
CHATS regional travel demand model was used to identify current and future travel patterns both
within and in and out of Mount Pleasant. The regional model assigns traffic to roadways based on
population and employment data assigned to Traffic Analysis Zones (TAZ) or small geographic
areas covering the study area. The model uses this information to match trips between dwelling
units where people live and employment locations where they work. These trips comprise the Daily
Work Person Trip category with the remaining trips categorized as All Other Person Trips. Table
4-3 provides the projected change in travel patterns for work and non-work trips from 2015 to
2040. Several takeaways from the model results include the fact that less than half of trips within
the study area begin and end in Mount Pleasant. This relates to the regional nature of travel
patterns in the Charleston Metropolitan Area. The daily work person trips beginning outside of
Mount Pleasant and ending in Mount Pleasant is projected to decrease while the number of daily
work person trips beginning in Mount Pleasant and ending outside the town is expected to increase.
These numbers suggest a lack of employment opportunities in Mount Pleasant and growing
employment opportunities outside of Mount Pleasant but within the region.
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Figure 4-4: Bicycle and Pedestrian Accident Locations

Source: South Carolina Department of Public Safety
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Table 4-3: Projected Change in Travel Patterns
Total Daily Estimates
Trips Beginning and Ending within
Mount Pleasant
Trips Beginning Outside of Mount
Pleasant and End in Mount Pleasant
Trips Beginning in Mount Pleasant and
End Outside the Town

Source: CHATS Regional Travel Demand Model

Daily Work Person Trips
2015: 85,000
2040: 125,000
45%

42%

29%

38%

24%

18%

All Other Person Trips
2015: 400,000
2040: 600,000
50%

48%

28%

31%

21%

20%

To better understand local traffic patterns in Mount Pleasant and the demands placed on the
roadway network an origin destination survey was conducted throughout the town. Thirteen
locations were selected for the placing of Bluetooth scanners. These scanners identify cell phone
Bluetooth signals as they pass by. Using the unique address of each Bluetooth signal, the scanners
can identify the timing and sequencing of how a unique Bluetooth address passes by the identified
locations. This data is then compiled to map travel patterns.
The findings show multiple patterns of traffic flow in and out of Mount Pleasant, including:
•

•
•
•
•
•
•

•

During the week, I-526 is a critical route for commuters coming into Mount Pleasant.

On both weekdays and weekends, I-526 is the destination for at least 9% of trips of any
given origin within the Town.

In general, more traffic leaves Mount Pleasant via I-526 towards Berkeley and Dorchester
counties than the Ravenel bridge towards Charleston.

Most count stations reported around 10% of trips leave Mount Pleasant to the north of US
17.
Travelers coming from outside the town typically travel through using I-526 or US 17 or
travel to the commercial areas within the Town.
Approximately 77% of trips from Long Point Road travel to I-526 during the week and
about 70% on the weekend.

Of the trips originating at US 17 South on the weekend, approximately 63% stay in the US
17 corridor area, with 53% going to its commercial destinations and 10% through town to
the north.
During the week, 16.5% of trips from I-526 travel to Long Point Road.

Transit

Both regional transit agencies CARTA and TriCounty Link offer service to residents and commuters
in Mount Pleasant, and those current service areas are illustrated in Figure 4-5.
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Figure 4-5: Existing Transit Service Routes

Source: CARTA, Tri County Link, and the Town of Mount Pleasant
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As the population and number of vehicles on the road continue to increase transit will be an
integral part in providing mobility in Mount Pleasant. While the Town itself is not a transit
provider, it has an important role to play in helping to create viable and successful mobility
alternatives. As a mode, transit is dependent on supportive land uses. Areas of concentrated
populations or activity are ideal for transit stops as they provide the potential ridership levels
necessary for successful transit. In contrast, low density areas are not supportive of transit as the
cost-benefit ratio is much lower due to limited ridership. The land use plan completed as part of the
companion comprehensive plan plays an important role in identifying and supporting areas of the
Town suitable for transit service.

The hubs proposed in the land use plan would be ideal starting locations for initiating transit
service as they allow for a mix of uses that would benefit from having park and ride lots or bus
rapid transit stops. Areas with a variety of uses are beneficial for transit service because people are
moving in and out for multiple reasons, whether they live, work, or shop in those locations. The hub
locations identified in the land use plan are in the Houston Northcutt, I-526, Belle Hall, SC 41 and US
17, the Republic Tract, Carolina Park Business Industrial center, and Old Town areas.

Findings show that the optimal density for Bus Rapid Transit is approximately 17 residents and
jobs per gross acre. For bus service, the recommended density is between 4-15 dwelling units per
net acre depending on the level of service.

In conjunction with their joint regional planning efforts, strategic plan goals, and this Mobility Plan,
the Town partnered with BCDCOG on a Town-wide transit study. The first phase of the study is
identifying the transit needs in Mount Pleasant, with follow up phases identifying specific transit
goals and objectives developed based on the needs analysis.

BCDCOG is also conducting a Regional Transit Framework Plan. The Regional Transit Framework
Plan is designed to identify travel patterns across the region and understand through future
development potential what patterns are favorable for high capacity transit services. The plan will
identify high capacity transit corridors. The identification of potential service to Mount Pleasant is a
likely outcome and would provide mobility benefits to the Town well into the future. The study has
identified US 17 as a potential route for Bus Rapid Transit.
BCDCOG has also initiated a Park and Ride study with the intention to identify suitable sites for
satellite parking locations throughout the region. The study recommended two park and ride sites
in Mount Pleasant, one near the intersection of I-526 and Hungryneck Boulevard and the other at
Roper St. Francis Hospital.
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Bicycle and Pedestrian Facilities

The Town has many miles of bicycle and pedestrian paths for use by its residents and visitors.
These include in-road marked bicycle lanes, sidewalks, and separated multiuse paths. An inventory
of existing facilities as well as potential enhancement projects is illustrated in Figure 4-6
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Figure 4-6: Existing Bicycle and Pedestrian Facilities

Source: Town of Mount Pleasant
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4.6 MOUNT PLEASANT IN 2040

The data on demographic trends, existing and committed roadway facilities, traffic volumes and
travel patterns are all used to inform the projection of future conditions. The primary tool used to
incorporate the data and project future conditions is the CHATS Travel Demand Model (CHATS
TDM). In general, the regional model assigns traffic to the area roadways based on projected
population and employment growth in a given area and the ability of the roadways to accommodate
the traffic. The process of estimating traffic conditions based on a TDM is also known as the Four
Step Model and follows the following four steps:

1) Trip Generation – The number of person trips are estimated based on socioeconomic data of
land use zones adjacent to the roadways (population, employment, etc.)
2) Trip Distribution – The origins of trips (typically dwelling units) are matched with likely
destinations such as employment, retail and service areas.
3) Mode Choice – Person trips are proportionally assigned a mode of travel based on
household travel survey data (car, transit, walking, biking)

4) Trip Assignment – Trips are connected between an origin and destination along the shortest
path. As roadways become congested, a trip may divert to the next shortest path.

Projected Population and Travel Demand Growth 2040

Increases in population and employment are signs of a successful community, one where people
and businesses want to be located. Along with these successes, however, come the associated
increases in traffic and congestion, as the community’s transportation system experiences the
additional travel demand. In order to estimate the impact of this growth on roadway network, the
additional future population and employment growth is estimated and evaluated.

To provide an understanding of the
impacts land use decisions may have
Existing plus Committed (E+C) – The existing plus
with regards to transportation network
committed network is the roadway network as it
conditions, five land use scenarios were
currently is with the addition of any committed projects.
identified and modeled. These scenarios
were modeled for impacts at the horizon
year of 2040 and on the existing plus
committed (funded/assumed constructed) network. The scenarios were created to aide in long
term planning for two areas with the greatest potential for major development impact to the town,
Boone Hall and Hamlin Farms. These scenarios are not recommendations of this plan, but rather
potential scenarios for long term planning and due diligence to guide decision making for those
areas of potential development.
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The five land use scenarios included for analysis are:
Land Use Scenario

Base

County

Town Old
Town New
High Growth

Description
The existing land use assumptions included in the CHATS regional travel demand
model in consultation with the Town. This scenario considers current and future
known development activity and growth.
The base scenario with the maximum development added to Boone Hall and Hamlin
farms as allowed by the current Charleston County Comprehensive Plan.
The base scenario with the maximum development added to Boone Hall and Hamlin
farms as allowed by the current Town Comprehensive Plan.
The base scenario with the maximum development added to Boone Hall and Hamlin
farms as allowed by the new Town Comprehensive Plan. This scenario assumes all
recommendations for land uses included in this Comprehensive Plan. This scenario
is used for the needs analysis of this Mobility Plan, providing the most conservative
growth estimates and their estimated impact on forecast traffic patterns.
The base scenario with hypothetical commercial and residential development
assumed for the Boone Hall and Hamlin Farm areas. This scenario is not a
recommendation or proposal of this plan, but rather a “what if” scenario to
understand potential transportation impacts of development in those areas.

The base land use scenario includes known existing and approved development activity. Figure 4-7
shows the pipeline development that has already received development approval but has not yet
been built.
With regard to improvements considered “committed”, the following projects are included in the
2040 existing plus committed network:
1. SC 41 widening – Widen from 2 lane to 4 lane divided between US 17 and Wando River
Bridge
2. Grade-separated interchange at US 17 and SC 41

3. Gregory Ferry Road Connector – New 2 lane road connecting Colonnade Drive at SC 41 to
Winnowing Way

4. Billy Swails Boulevard Phase 4B – New 2 lane divided section connecting Six Mile Road and
Hamlin Road

5. All American Boulevard – New 2 lane road connecting Park West Boulevard and Winnowing
Way
6. Park West Boulevard – Widen from 2 lane to 4 lane divided between Bessemer Road and
existing 4 lane section

7. I-526 – Widen from 4 lane to 6-8 lane between Rivers Avenue and US 17
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Figure 4-7: Pipeline Development

Source: Town of Mount Pleasant
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4.7 TRANSPORTATION SYSTEM PERFORMANCE
METRICS

To determine whether the anticipated transportation system of 2040 will meet the future needs of
the Town, it is important to evaluate the system based on a number of criteria. These include the
goals for the system, as well as the physical characteristics of the infrastructure itself along with
quantitative measures used to evaluate the safety, efficiency and performance of the system.
Reviewing the performance of the existing system provides an indication of how well the system is
performing and identifies potential areas for future analysis and needed improvement.

Some of the key quantitative measures used to understand system performance include safety data,
traffic volumes, levels of service, travel times, and the provision or existence of transit and other
modal options. In addition to quantitative measures qualitative evaluations obtained through
stakeholder outreach also provide information and increased understanding of system
performance opportunities and challenges.

Performance Measures

Performance measures are used to make investment and policy decisions and monitor progress
towards meeting identified goals and objectives. Utilizing transportation performance measures
allows the Town to take a strategic and data driven approach when prioritizing and selecting
projects and infrastructure improvements. Ideally, those performance measures can continue to be
used to evaluate the ongoing system performance for regular re-evaluation of how those
improvements worked and if additional improvements are needed to reach mobility goals. An
added benefit of utilizing performance measures is that they also improve communication between
decision makers, stakeholders and the traveling public. Key considerations that must be considered
in developing performance measures include:
•

•
•
•

Data availability and cost to maintain and track performance of the transportation network
If the performance measure is appropriate and related to the goal or objective

If Town policies and programs have the potential to effect change in the measure
If staff capability exists to collect, analyze and apply the data

Recent trends in performance measurement include a focus on multi-modal mobility options,
sustainability, resiliency, and attempts to better measure roadway operations and travel time
reliability in congested developed areas. Table 4-4 provides the transportations goals developed
for this plan along with appropriate performance measures. These performance measures are
grouped into two categories, those that apply on a project basis and those that apply on a system or
plan basis. The performance measures applicable on a project basis are useful when considering
how and when to prioritize project selection and implementation. These measures identify whether
a project advances the identified goals of adopted plans. In like manner, performance measures
developed on a plan or town wide basis are used to measure the overall progress of the plans in
accomplishing identified goals. The town wide measures are particularly useful in measuring
progress towards goals on a periodic basis as during the update of the mobility plan every five
PAGE 4-46 | MOBILITY ELEMENT

10/5/2020 DRAFT

10/5/2020 DRAFT

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

years. The table also provides the baseline measurements from 2018 with a column to track
progress made in 2040.
Table 4-4: Transportation Goals and Performance Measures

Goals

Goal L - Safety

Goal M - Roads

Goal N – Bikes and
Pedestrians
Goal O – Mount Pleasant Way
Goal P – Land Use
Goal Q – Transit and
Transportation Demand
Management
Goal R – Port Traffic

Performance Measure [potential data source]

• Does project evaluate or improve safety? Yes or No

• Travel Time Reliability Index [Travel Demand Model]

• Number of lane miles of bicycle lanes and sidewalks
[TOMP]
• Percent of population within ½ mile of bicycle facility
connecting to regional activity centers [TOMP]
• Completion of Mount Pleasant Way Conceptual Study
[TOMP]
• Number of lane miles of Mount Pleasant Way completed
[TOMP]
• Alignment of recommendations with other elements of
comprehensive plan. [ TOMP Comprehensive and Mobility
Plans]
• Percent increase in transit ridership on routes serving
Mount Pleasant. The 2018 value is the base number that
future volumes will be compared against to calculate a
percent increase. [CARTA]
• Percent of population within ½ mile of transit route or
facility connecting to regional activity centers [TOMP]
• Does the project support the minimization of freight traffic
impacts on local communities? Yes or No

* Performance measures to be applied on a project basis as new projects are identified or prioritized.

2018

2040

TBD*

TBD*

152 mi

TBD

1.70

TBD

19.64%

TBD

New

TBD

New

TBD

Yes

TBD

110,998

TBD

50.15%

TBD

TBD*

TBD*

4.8 2040 ROADWAY SYSTEM PERFORMANCE

Using the recently developed Mount Pleasant travel demand model, as a subarea model to the
CHATS TDM, the land use scenarios described in Section 4.6 were applied to estimate the resulting
roadway network performance for plan year 2040. The following metrics are presented to illustrate
the performance of the roadway network based on land use decisions.

Total Demand represents the total number of automobile trips generated based on the population,
household, and employment data for each scenario. This provides information to planners about
the total number of trips being made and eventually traversing the roadway network.
Vehicle Miles of Travel (VMT) is the calculation of the number of miles each vehicle makes across
the roadway network on an average day on the Mount Pleasant roadway network. An example of
this calculation is: if an auto travels 5 miles from a place of residence to a place of business, and
then makes a return trip home, the total VMT for that trip is 10 miles.
Vehicle Hours of Travel (VHT) is the calculation of the number of hours vehicles are driving
across the roadway network in Mount Pleasant on a daily basis. An example of this calculation is: if
the same auto trip described above drives the 5 mile trip to work, taking 15 minutes to make the
trip, and about 15 minutes for the return trip home, the total VHT for that trip is 30 minutes or 0.5
VHT. The value below represents the total VHT for all auto trips on the Mount Pleasant roadway
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network for an average day. This value is used for performance evaluation of the roadway network,
demonstrating to planners to what extent traffic congestion results in more VHT for the same
number of VMT.

Total Delay is a calculation of the difference between free flow speed (based on the posted speed
limit) and the estimated congested speed (estimated by the travel demand model). Planners use the
delay estimation to identify segments of the roadway network that are not performing as designed.
This total delay value provides an estimated amount of time drivers can expect to be delayed due to
traffic congestion. Time lost in traffic delay is a performance measure communities plan to
minimize as delay presents challenges to the local economic productivity, safety and access to
services, and overall energy consumption due to lost efficiency.
This comparison of roadway network performance provides planners the summary statistics to
evaluate the impacts, both positive and negative, of land use decision making. (Table 4-5) This also
provides a baseline of roadway network performance to then conduct an iterative planning process
to weigh the potential impacts of land use and transportation system recommendations. As
described above, the base scenario is the land use scenario used against which plan roadway
improvements recommended in this Mobility Plan are being measured.
Table 4-5: 2040 Average Daily System Performance Metrics by Land Use Scenario

Land Use Scenario

Base
County
Town Old
Town New
High Growth

Total Demand
(Trips)
669,393
673,652
677,428
669,506
680,834

Total VMT

4,512,722
4,526,209
4,539,381
4,513,036
4,568,899

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)

Total VHT

169,200
169,862
170,822
169,214
172,887

Total Delay

117,666
118,160
118,938
117,677
120,638

Travel Time Reliability

In transportation planning, roadways must be evaluated in a more refined way – beyond the system
wide performance metrics described above. Once regional goals are evaluated, corridor and
roadway specific performance must be examined for the identification of needs and infrastructure
improvement recommendations. Traditionally, level of service (LOS) was used to grade roadways
based on a ratio of estimated volume to capacity ratio. LOS is also measured by different variables
depending on facility type. For instance, intersection LOS is measured by average vehicle control
delay in seconds and can be measured for the overall intersection, by approach or individual
movement. For roadways arterial roadway LOS is measured by average speed in mph and
interstate LOS is measured by vehicle density as calculated in the volume to capacity ratio. LOS can
be misunderstood and can vary in engineering and planning applications – resulting in confusion
and potential misinterpretation by plan stakeholders.
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Measures designed to provide an indication of travel time reliability are becoming increasingly
popular in developed areas where peak period LOS is no longer as useful for long range planning.
These reliability measures attempt to provide the traveling public with an understanding and
predictability of congestion and roadway conditions. Drivers in urbanized areas expect a certain
level of congestion and plan for delays.
However, they still expect these delays to be
somewhat predictable and uniform
Travel Time Reliability – measures the extent of
throughout the work week. Extreme cases of
unexpected delay and is defined as: the consistency or
delay may cause commercial deliveries to be
dependability in travel times, as measured from day-tolate, appointments to be missed and even
day and/or across different times of the day.
impact child care expenses and school
activities of families with children. Travel
Time Index is one of the simplest measures
of travel time reliability. Simply put the Travel Time Index is the ratio of travel time in the peak
period to the travel time at free flow conditions. This measurement is more relevant to drivers than
LOS as it allows them to greater plan for travel time during congested conditions. For example, if a
driver knows that a trip typically takes them 20 minutes under normal conditions and those
roadways have a TTI of 1.5, they should plan for the trip to take 30 minutes during peak travel
times.

2040 Travel Time Reliability

The travel time index values on the existing plus committed roadway network based on the
demand generated by the land use recommendations in this plan are provided in Figure 4-8. This
model run identified several areas that are projected to experience delay in 2040. Many of these are
already areas of known congestion and concern. These include:
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Figure 4-8: 2040 Travel Time Reliability on the Existing + Committed Network

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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I-526 west of the Long Point Road interchange. This area experiences delay caused by a high
percentage of freight traffic entering and exiting I-526 from the Wando Port Terminal via
Long Point Road. It is also the first interchange available when entering the Town from the
West on I-526 and allows connection to the cultural core area of Town and US 17 via Long
Point Road.
The Ravenel Bridge and approaches on US 17 and Coleman Boulevard. This area
experiences delay due to the high volumes of traffic entering and leaving Mount Pleasant via
the Ravenel Bridge. As these heavy volumes of limited access traffic arrive into Mount
Pleasant on US 17 and Coleman Boulevard they encounter local traffic, intersections and
traffic signals causing congestion and delay.

Segments of US 17 and I-526 near the US 17 and I-526 interchanges show segments of
slower speeds and delay. This is due to the convergence of two heavily trafficked areas.

Long Point Road east of Whipple Road shows an area of delay due to Long Point Road
transitioning from 4 lanes to 2 immediately after Whipple Road. Therefore, cars must funnel
from a four-lane to a two-lane road creating delay.

A final area of projected delay is Carolina Park Boulevard as it approaches Park Avenue
Boulevard. As the main entrance into Carolina Park Carolina Park Boulevard experiences
high levels of residential traffic entering and leaving the development. As this traffic
approaches the roundabout speeds slow causing delay until the traffic exits the roundabout
onto roads of 4 lanes and additional capacity.
Other than the previously identified areas of significant delay the overall network it
projected to operate with moderate or light congestion. The areas of moderate congestion
include corridors such as US 17, SC 41 and segments of Coleman Boulevard. These three
roadways are all Arterials and provide mobility for heavy volumes of long distance trips in
the Town.

4.9 MOBILITY POLICY RECOMMENDATIONS

While projects or infrastructure improvements are often the first thing that comes to mind when
thinking of improving transportation, Policies and Programs are also very important for attaining
mobility goals. Policies provide high level guidance and promote or require actions towards a goal
or priority. In a related function, programs provide specific direction to conduct additional data
collection, analysis and better define future actions.

The outreach efforts and analysis conducted during this plan update identified several policies and
programs that would advance the goals of the plan. The proposed policies and program actions may
include the following:
1. Define a policy to address traffic, parking, and safety concerns during special events and
develop a plan for the Town to implement during their occurrence.

2. Refine Town policies to identify potential regional transportation incidents and emergency
scenarios that may require routing preference and evacuation route identification.
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3. Develop a program to monitor emerging technologies (autonomous vehicles, SMART
infrastructure, etc.) and develop implementation strategies as determined appropriate.

4. Define a policy to identify strategies and opportunities for maximizing the efficiency of
existing infrastructure, including traffic operational improvement studies.

5. Support, plan for, and provide multimodal mobility options in Town policies and criteria
established in zoning and land development regulations.

6. Define a policy to further integrate land use and transportation planning throughout the
development approval process, supporting recommendations in the network and district
plans within the comprehensive plan.
7. Plan for infrastructure resiliency particularly as it relates to evacuations, flooding, and
storm water management.

8. Incorporate green infrastructure design guidelines to improve stormwater management
and water quality techniques when modifying a transportation right of way, reinforcing the
guiding principles of the green network.
9. Create new interconnections within the public road system to allow for a better flow of
traffic Town-wide.

10. Bicycle and pedestrian facilities should be improved to allow a viable safe alternative to
vehicular travel, particularly for access to area schools and businesses.
11. Public transportation plans should be incorporated into future redevelopment plans to
build a framework for transportation alternatives.

4.10 POTENTIAL PROJECTS AND SCENARIO TESTING

Similar to the process of comparing the five land use scenarios for impacts to the transportation
network, a series of potential projects have been analyzed to determine their impacts and benefits
to the network. A total of seven test projects/scenarios have been identified through the plan
development process. The projects are in addition to those already included in the existing plus
committed network. An iterative testing process has been conducted using the travel demand
model to analyze scenarios and project combinations. The end goal of project testing is to identify
those projects recommended for inclusion in the plan due to their feasibility, need and projected
benefits. As such, not all of the projects will be included as final 2040 Mobility Plan projects. It
should also be noted that not all of the projects recommended by this plan were included in these
scenario testing efforts. Many of the projects are validations or continuations of projects previously
identified and recommended to improve mobility in the Town. These projects are combined with
the recommended test projects and are found in section 4.11.
The following “potential” test projects were included in scenario testing:

1. SC 41 Extension – New 2 lane roadway connecting US 17/SC 41 interchange to Billy Swails
Boulevard
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2. Billy Swails Boulevard Widening – Widen from 2 lanes to 4 lane divided between the Isle of
Palms Connector and Porcher’s Bluff Road
3. Long Point Road Realignment and Extension 1 – Realign existing Long Point Road and
extend new 2 lane roadway to Billy Swails Boulevard
4. Long Point Road Realignment and Extension 2 – Realign existing Long Point Road and
extend new 2 lane roadway to Rifle Range Road

5. Long Point Road Extension Offset – Extend new 2 lane roadway from US 17 to Rifle Range
Road without realigning existing Long Point Road.
6. Long Point Road Widening – Widen from 2 to 4 lane divided section

7. New Parallel Road (West of US 17) – New 2 lane roadway from Long Point Road to SC 41

An understanding of project impacts and benefits is used to inform final plan recommendations and
decision making. The seven projects and their overall benefit to the transportation network are
provided in Table 4-6.
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Table 4-6: Identified Test Projects and Their Overall Network Benefit
Project
ID
NA6
P1
NA2a
NA2b

NA2c

Project

SC 41 Extension

Overall Project Benefit
This project would increase connectivity and allow traffic to distribute
on/off of SC 41 to Billy Swails Boulevard, as opposed to US 17. This will
allow Billy Swails Boulevard to serve as a greater parallel reliever to
segments of US 17 for north and southbound traffic.

This widening would allow for additional capacity on Billy Swails
Boulevard and relieve congestion on surrounding roads such as Rifle
Range Road and US 17.
This project would increase connectivity and help distribute traffic
Long Point Road
on/off Long Point Road to Billy Swails Boulevard, as opposed to US 17.
Realignment and Extension
This will allow Billy Swails Boulevard to serve as a greater parallel
1
reliever to segments of US 17 for north and southbound traffic.
Long Point Road
This project would continue the Long Point Road Extension to Rifle
Realignment and Extension Range Road, thereby increasing connectivity and relieving traffic
2
demand off US 17 and Six Mile Road.

Billy Swails Boulevard
Widening

This version of the Long Point Road project extends the road from US
17 to Rifle Range Road without the realignment of the intersection at
Long Point Road Extension US 17. The project would increase connectivity between US 17 and
offset (No Realignment)
Rifle Range Road. However, without the realignment, traffic benefits to
US 17 may not be realized and operational constraints related to offset
intersections on US 17 would need to be addressed.
This project would allow for additional capacity on Long Point Road,
providing connection between I-526 and US 17.

W4

Long Point Road Widening

NA4

This potential route would allow for additional capacity and network
New Parallel Road (West of connectivity to serve a developing Boone Hall Plantation. The new
US 17)
road would connect with the potential local street network and relieve
traffic pressure on US 17.

Project Scenario Testing

The individual test projects were tested in six scenarios to identify their impacts and potential
benefit to the network. These scenarios were developed based on the anticipated combined
benefits of each project and their relationship with each other. The projects in the scenarios
implement several of the strategies identified in this plan used to improve mobility in a growing
area. These include, increasing connectivity, providing parallel relievers and maximizing the
capacity of existing roadways. As with the land use scenarios, the project scenarios were compared
by using the travel demand model to estimate the resulting network conditions when the projects
associated with each scenario were implemented. It should be noted that project scenario testing is
a dynamic process where the impacts of a single project within a group are not easily isolated. This
is due to the fact that traffic generally follows the path of least delay. When projects are added to
the network, traffic patterns adjust accordingly, and the path of least delay can change depending
on the impact of the combined projects. Table 4-7 provides the six test project scenarios, the
projects included in each, and the resulting network performance.
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Table 4-7: Project Test Scenarios with Resulting Network Performance
Project
Scenarios
1
2
3
4
5
6

Test Projects included in addition to E+C
Long Point Road Widening
SC 41 Extension
SC 41 Extension, Long Point Road Realignment and
Extension 2
SC 41 Extension, Long Point Road Extension with no
Realignment (left turns prohibited)
SC 41 Extension, Long Point Road Realignment and
Extension 2, New Parallel Road
SC 41 Extension, Long Point Road Realignment and
Extension 2, New Parallel Road, Billy Swails
Boulevard Widening

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)

•

•

•

Overall
VMT
(Miles)
4,504,559
4,518,377

Overall
VHT
(Hours)
168,233
169,239

Total
Delay
(Hours)
116,674
117,630

4,521,398

169,398

117,755

4,517,105
4,512,458

4,502,568

169,136
168,824
134,413

117,535
117,241
82,936

The model analysis shows that Scenarios 1-5 have similar network performance, while
Scenario 6 shows significant reductions in vehicle hours traveled and total delay. Scenario
6 includes the widening of the soon-to-be-completed Billy Swails Boulevard corridor. While
the Billy Swails Boulevard widening shows positive network benefits, it is not
recommended for inclusion in the 2040 Mobility Plan since current analyses indicate
reasonable network mobility can be achieved without it. However, it should be evaluated
for inclusion in future plan updates since land use, travel patterns and recommended
projects change over time.

For Scenarios 1-5, Scenario 1 achieved the optimal model results with only the single
project of widening Long Point Road. However, when considering project feasibility, the
Long Point Road widening would be an expensive project due to its State Scenic Highway
designation and proximity to wetlands, making it highly vulnerable to flooding and likely
requiring significant drainage and bridge improvements. For these reasons it was not
recommended for inclusion in the 2040 Mobility Plan.

Of the remaining scenarios, Scenario 5 performed the best and is the preferred scenario for
this plan. The combined projects in Scenario 5 serve to increase connectivity and decrease
delay on US 17, the primary corridor providing north and south mobility in the Town. As the
preferred scenario, scenario 5 is the basis for the 2040 Mobility Plan.

While they are included in the preferred scenario, two projects should be noted as unique and
considered apart from the others. These are the Long Point Road Realignment and the New Parallel
Road west of US 17 (NA4). These two projects are included in this plan and were analyzed along
with the other potential projects. They were analyzed to determine project solutions for enhanced
connectivity as well as in the event the cultural core area experiences more intense development.
Both projects realize benefits to US 17 by offering alternative routing. Specifically, the Long Point
Realignment works in conjunction with the Extension to allow Billy Swails Boulevard corridor to
more effectively serve as a parallel reliever to US 17. As analyzed in project scenario 4, the
extension of Long Point Road without the realignment also realizes travel benefits though not as
significant as when combined with the realignment. Due to concerns regarding effects on the Boone
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Hall Plantation property, implementation of each project should consider the timing of future
development plans as well as any future Cultural Core Special Area Plan.

The inclusion of projects into the 2040 Mobility Plan also allows for their continued consideration
and refinement as part of the Town’s efforts to satisfy mobility needs. This is completed through
updates to this plan and the advancement of projects into the Town’s Capital Improvement Plan.

Figure 4-9 shows the changes in Travel Time Reliability with the 2040 Mobility Plan projects when
compared to the 2040 E+C network. The results show that delay improves on US 17 in several areas
as well as Porchers Bluff and Hamlin Roads. These improvements are due to the increased
connectivity and capacity provided by the New Parallel Rd West of US 17 and the Long Point Road
and SC 41 extension projects. These projects provide additional options to travelers taking trips
that would otherwise be forced to use US 17, Porchers Bluff and Hamlin Roads. However, other
impacts could be realized, primarily as it relates to the New Parallel Road, including an increase in
delay on Long Point Road and SC 41 north of the New Parallel Road. This is due to the increased
attractiveness of these corridors increasing traffic volumes and delay at the new intersections with
the New Parallel Road. In the event these projects move forward in the project development
process, additional subarea analysis on these intersections should be completed as that is a more
appropriate tool for detailed intersection analysis over the daily travel demand model used for this
town wide long-range planning effort. The subarea analysis should include traffic engineering and
signal design analysis at new connections. This project also draws some traffic off I-526 at the Long
Point Road intersection that would otherwise continue to exit at US 17. This is evidenced by the
decrease in delay on the segments of I-526 exiting to US 17 and the increase in delay on the off
ramps at the Long Point Road interchange. This shift also contributes to the increased delay on
Long Point Road north of the Whipple Road intersection where it drops from 4 to 2 lanes.
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Figure 4-9: 2040 Travel Time Reliability Changes With the 2040 Mobility Plan projects

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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4.11 INFRASTRUCTURE PROJECT RECOMMENDATIONS

The following projects were identified and developed through public input, the plan process, known
areas of needed improvement and analysis conducted by the plan update team. The projects are
organized into categories by type of improvement and include cost estimates. It is anticipated that
the specifics of these projects will be refined as the projects advance closer to the Capital
Improvements Plan (CIP). Project costs are estimated in present day cost in the thousands (000’s).
The project status column indicates their funding status if in an existing plan.

New Alignments

New alignments are new roadways that are either completely new alignments or extensions of
existing roadways. New alignments are an effective strategy for providing mobility, as they increase
connectivity within the roadway network and provide additional route options for the traveling
public. They are an effective project type for implementing the planning strategies of providing
parallel reliever facilities and increasing connectivity. In developed areas such as Mount Pleasant,
however, the opportunities for new alignments area often limited by land development,
environmental concerns and the considerable cost of mitigating these concerns (Table 4-8).
Table 4-8: Infrastructure Project Recommendations: New Alignment

Project
ID
NA1

NA2b
NA3
NA4
NA5
NA6

Facility

All American
Boulevard

Long Point Road
Realignment (1)
and Extension (2)
Gregorie Ferry
Connector

New Parallel
Road (West of US
17)
Billy Swails
Boulevard
SC 41 Extension

Project
Status
CIP Portion
Committed
CIP Portion
Committed
Committed
Unfunded

Committed
Unfunded

Improvement
Type

Limit From

Limit To

Length

Rifle Range Road

1.05

2 lane
undivided

Winnowing
Way

Park West
Boulevard
roundabout

2 lane
undivided

Winnowing
Way

Colonnade Drive
at SC 41

2 lane
undivided/
divided
2 lane
undivided

2 lane divided
2 lane divided

Silent Harbor
Court

Long Point
Road

Six Mile Road
US 17

1.2

.25

Winnowing Way

1.5

Hamlin Road

1.3

Billy Swails
Boulevard

0.53

Cost

$5,365

$6,350
$10,460
$16,810
Included
in SC 41
Project
$19,702

$14,020
$1,598

Widenings

Widening projects are improvements to existing facilities where additional roadway capacity is
needed to accommodate additional traffic. They serve vehicular mobility by adding to the capacity
of a roadway to accommodate additional vehicles. As with new alignment projects, widenings must
consider the available right-of-way, environmental and other considerations when determining
feasibility (Table 4-9).
Table 4-9: Infrastructure Project Recommendations: Widenings

Project
ID
W1

US 17

Facility

Project
Status
CIP Unfunded
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Improvement
Type
6 lane divided

Limit From

Bowman Road
Interchange

Limit To

I-526 Interchange

Length
0.51

Cost

$32,600
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W3

Ravenel Bridge Off
Ramp to US 17
US 17 Ravenel
Bridge Approach

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
CIP Unfunded
CIP Unfunded
SCDOT –
Portion
Committed

3 lane ramp
3 lane ramp
6/8 lane
divided

W5

I-526

W6

SC 41

Committed

4 lane divided

W7

Park West
Boulevard

Committed

4 lane divided

W8

Porcher's Bluff Road

CIP Unfunded

3 lane divided
2L east

Coleman BlvdUS 17 Split
Magrath Darby
Boulevard
Rivers Avenue
Wando River
Bridge
Town
Recreation
Complex
US 17

Sessions Way

0.55

$6,500

Wingo Way On-Ramp

0.27

$6,500

US 17

12

$437,749

US 17

5.5

$129,000

Bessemer Road
Billy Swails Boulevard

1

$9,941

0.55

$4,000

The TTI of town roadways when accounting for existing, committed and the plan projects found in
Tables 4-8 and 4-9 is provided in Figure 4-10 on the following page.
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Figure 4-10: 2040 Travel Time Reliability on the Existing + Committed and Plan Projects
Network
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Intersection Improvements

Intersection improvements improve the mobility of a corridor by moving vehicles through the
intersections more effectively. Improvements may also be suggested to address a safety concern.
They may range from minor improvements such as installing traffic control devices or signals to
more significant redesign and reconstruction of an entire intersection (Table 4-10).
Table 4-10: Infrastructure Project Recommendations: Intersection Improvements

Project
ID

Facility

I1

US 17 @ Houston Northcutt Boulevard
Interchange

I2

SC 41 @ US 17 Interchange

I3

US 17 @ Mathis Ferry Road/Lauda Drive

I4

Coleman Boulevard @ Magrath Darby
Boulevard

I5

US 17 @ South Shelmore Boulevard

I6
I7

Chuck Dawley Boulevard @ Ben Sawyer
Boulevard
Mathis Ferry Road @ Anna Knapp
Boulevard

Project Status

CIP - Unfunded
Committed

Improvement
Type

Grade Separated

Length
1.63

Cost

$44,000

Included
in SC 41
project

Portion Committed

$2,576

Committed

$8,744

CIP - Unfunded
Unfunded

$104,100
$6,000

CIP - Unfunded

$500

I8

US 17 @ Anna Knapp Boulevard

CIP - Unfunded

$1,500

I9

Bowman Road @ Chuck Dawley
Boulevard (I-526)

CIP - Unfunded

$2,000

I10

Bowman Road @ Watermark Boulevard

CIP - Unfunded

$200

I11

Rifle Range Road @ IOP Connector

CIP - Unfunded

$2,000

I12

Park West Boulevard @ Stockdale Street

CIP - Unfunded

$4,417

I13

South Shelmore Boulevard @ Frontage
Road

CIP - Unfunded

$700

I14

Mathis Ferry Road @ Von Kolnitz Road

Committed

$50

I15

US 17 @ Snee Farm Parkway

Unfunded

$250

I16

SC 41 @ Bessemer Road

Committed

I17

Long Point Road @ Belle Point Drive

Unfunded

Included
in SC 41
project
$1,200

I18

Ben Sawyer Boulevard @ Center Street

Committed

$300
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Corridor Improvements

In some cases, large capacity improvements such as widenings are not feasible in a roadway
corridor. Constraints such as lack of right-of-way, environmentally sensitive land, community
impacts, or other considerations may eliminate certain improvement options. In these cases,
maximizing the traffic operations within the existing corridor is an appropriate strategy for
maximizing mobility. In Mount Pleasant, US 17 is a good example of a primary corridor where the
ability to conduct large capacity projects such as widenings is limited. The combination of
continued intersection improvements and projects aimed at improving the efficiency of the
corridor are recommended. The primary recommendation for the US 17 corridor is to continue
intersection improvements and expand, when appropriate, the use of Active Traffic Management
Strategies. Four potential strategies are detailed in Table 4-11 with guidance on their benefits and
cost of implementation. Some of these, such as adaptive signal control, are currently being used in
Mount Pleasant. These may be considered for expansion or further implementation as found
appropriate or successful. A second corridor recommended for these operational type
improvements is Long Point Road between I-526 and the Wando Terminal. The Town has recently
started this project called the “Maritime Port District Improvements “study. This study is examining
the corridor to identify and recommend operational, intersection, design and other improvements
to increase the safety and efficient movement of freight and passenger traffic in the study area.
These two projects are identified on the Recommended Project Map (Figure 4-8) as projects O1 and
O2 respectively.
The complete set of the Town of Mount Pleasant 2040 Mobility Plan Recommended Infrastructure
Projects is provided in Figure 4-10.
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Table 4-11: Active Traffic Management Strategies for US 17 Corridor
Recommendation

Description

Pros

Cons

Ease of
Implementation

Cost

Adaptive Signal
Control

Uses current
traffic demand
data to adjust
traffic signal
timing to
optimize flow in
a coordinated
signal system

Dynamically
adjustable, can be
implemented on an
individual,
corridor, or areawide basis, can be
used in Travel
Demand Strategies,

Ineffective if
congestion is not
due in part to
signal timing
(i.e., incidents or
off-route
effects);
multimodal
detection can
create difficulty

Moderate - may
require some
education/
awareness
campaigns and
training

High software,
controller
upgrades,
maintenance,
training

Queue Warning

Displays warning
signs to inform
travelers of the
presence of
downstream
queues or
slowdowns
(based on realtime traffic
detection)

Drivers anticipate
conditions and
avoid erratic
behavior and
queue-related
collisions

Initial
deployment is
reactive;
intiative is a
crash prevention
solution; crashes
can still happen
with strategy in
place

Moderate - may
require some
education/
awareness
campaigns

Low - sign
infrastructure,
detection
equipment

Dynamic Rerouting &
Diversion
Information

Provides
comparable
travel time
estimates (given
real-time data)
when normal
routes are
severely
congested due to
abnormal traffic
conditions

Speed
Harmonization,
or Variable
Speed Limit
Control

Uses changeable
speed limit signs
to alert drivers
when traffic
congestion is
imminent
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Shorter travel
time; decreases
congestion on
corridor;
collaboration
among
neighboring
communities
Reduces collisions
related to stopand-go or heavily
congested
conditions; delay
of congestion
allows traffic to
flow smoothly

Requires a
viable detour
route; requires
operational
knowledge of
the road
network through
ITS and/or TMC;
adequate sensor
and sign
infrastructure
needed
Drivers must
understand why
the speed is
being reduced
and how it will
affect their
travel times;
may take years
to initiate

Moderate requires a
monitoring
system for ITS
deployment;
information is
typically
displayed
through various
outlets
Moderate requires
support from
administrators,
policy makers,
and law
enforcement

High monitoring
system,
communication

Medium - sign
infrastructure,
sensors
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Effectiveness

Provides
upgrade to
signal
operations and
travel
performance
metrics; shifts
to a more
proactive
operations
practice;
creates an
active
monitoring of
operations
Can be
implemented
with speed
harmonization;
long-term
evaluations can
lead to
adjustments in
speed
thresholds or
other operating
strategies

Creates
collaboration
among
adjoining traffic
management
centers and
communities to
minimize
impacts to
alternate
routes
Can be
implemented
with queue
warning; can
lead to possible
changes in laws
and ordinances
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Figure 4-10: Town of Mount Pleasant 2040 Mobility Plan
Recommended Infrastructure Projects

Source: Town of Mount Pleasant
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Bicycle and Pedestrian Improvements - Mount Pleasant Way

One of the early issues or goals that originated out of the Mobility Subcommittee work was the
desire to establish a Town wide multiuse path. This early idea evolved into the Mount Pleasant Way
with a proposed alignment and characteristics. The proposed alignment builds on previous work
conducted by the Town for providing bicycle and pedestrian facilities. It is envisioned that the
Mount Pleasant Way will connect residential, commercial, recreational and culturally significant
destinations throughout the Town of Mount Pleasant. Additional engineering and field studies will
need to be conducted to better estimate the construction costs for a complete network, and
planners will engage the community to best plan for amenities along the route. The route is
conceptualized as both a transportation system as well as a recreation and education resource. It is
likely to include in-road marked and shared lanes, sidewalk features, and separated multiuse paths,
within a connected system.
The Mount Pleasant Way is not a typical infrastructure project recommendation. (Figure 4-11)
Currently, it represents the initial concept of a Town-wide multiuse path. It will be a series of
gradual improvements, stemming from the projects recommended above and future projects, that
progress toward full completion of the Mount Pleasant Way.
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Figure 4-11: Mount Pleasant Way

Source: Town of Mount Pleasant
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Estimated 2040 Transportation Funding

The identification of anticipated funding is an integral part of determining what projects within a
plan are financially feasible and allows for the prioritization of projects given limited funding. The
potential transportation funding available for transportation projects through the year 2040 is
provided in Table 4-12. Detailed explanations of the various funding sources and their applications
are provided in the mobility section of the Appendix. It should be noted that projecting funding in
the long term is an inexact exercise and must rely on assumptions based on historical levels and
anticipated future sources of funding.
As detailed below the Town expects to have approximately $453M in funding available for
transportation improvements through the plan horizon year of 2040. An understanding of funding
levels and timing is necessary to balance the delivery of projects throughout the planning period.
The total project cost of the recommended projects in this plan is $425M. This total does not
include the $437M in funding set aside by SCDOT for I-526 improvements. The $453M in available
funding is broken down by funding source as follows:
•
•
•

Federal - $60.3 million
State/County - $149.5 million
Local - $243.8 million

Table 4-12: Potential Estimated Transportation Funding (2018-2040)

Federal

State / County

Sales Tax
Sales Tax
Annual
CTC Funds
Annual
Period
Guide
Featured
Allocatio
Pavement Total State/
Allocatio
C-Funds
Share
Projects
ns
Manageme
County
ns
Pavemen
nt
Projects
t Mgt
Short $10,300,0
$1,200,0
$2,700,000
$900,000 $785,000 $1,050,000 $5,585,000
2020
00
00
Mid $25,000,0 $125,900,0 $4,000,0 $3,000,0 $2,000,0
$134,900,0
$3,500,000
2030
00
00
00
00
00
00
Long $25,000,0
$4,000,0 $3,000,0 $2,000,0
$0
$3,500,000 $9,000,000
2040
00
00
00
00
Source: Town of Mount Pleasant and Charleston County

Local

Impact
Fees
$15,000,0
00
$50,000,0
00
$50,000,0
00

Other
Town
Funds

$16,800,0
00
$56,000,0
00
$56,000,0
00

Total Local
$31,800,00
0
$106,000,0
00
$106,000,0
00

4.12 AREAS OF INTEREST

In addition to the projects and policies included in this plan there are several other areas of interest
the Town incorporates into their efforts at providing and improving mobility. These areas of
interest are the result of past and existing efforts, the state of professional practice and inputs
received through the public outreach process.

Roadway Connectivity

Increasing roadway connectivity is a strategy that seeks to improve the efficiency of the local
roadway network by increasing the number of potential routes a motorist may take. Connectivity
relates to the density of intersections and how direct paths are between places. A well-connected
transportation network reduces the distances traveled to reach destinations, increases the options
for routes of travel, and can facilitate walking and bicycling. Well-connected, multimodal networks
are characterized by seamless bicycle and pedestrian infrastructure, direct routing, accessibility,
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few dead-ends, and few physical barriers. Increased levels of connectivity are associated with
higher levels of physical activity and reductions in congestion due to increased options. Figure
4-12 compares and area of high connectivity to one with lower levels of connectivity.
Figure 4-12: Roadway Connectivity

An Area of High Connectivity

An Area of Low Connectivity

The Town has identified opportunities to develop roadway connections and increase mobility
throughout the Town limits. These potential connections may be considered as standalone projects
or included in larger network improvements. Figure 4-13 shows the potential connectivity projects
identified through the planning process.
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Figure 4-13: Connectivity Projects

Source: Town of Mount Pleasant
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Technology

In the last few years, the automobile and technology
industry have undergone dramatic innovations in vehicle
technology, smart infrastructure advancement, and shared
mobility concepts. These trends are anticipated to continue.
Several major automakers are working towards fully
autonomous vehicles (AVs) available to the public within the
next decade. While current opinion suggests the anticipated
increase in autonomous and connected vehicles will
enhance safety and efficiency; changes in mode, ridesharing, parking, and number of vehicle trips
are not fully understood. Examples of emerging technologies and their implications for cities
include:
•

Autonomous and Connected Vehicles. Vehicles partially or fully automated to navigate

•

with less human input, improving roadway performance and safety.

•

autonomous vehicles that provide local mobility or connections to the regional
transportation network and electric vehicles that are environmentally friendly but require
new infrastructure and charging stations.

•

Speed limits vary in real time to respond to
congestion levels and road conditions to
maintain smooth and consistent traffic flow.

•

and parking information, available on-the-fly,
to influence how people choose to get around,
what route they take, and when they travel.

•

flying robots that use GPS and sensors to fly autonomously. Companies, such as Amazon,
have taken interest in them to transport goods.

First Mile-Last Mile, Car Sharing and Electric Vehicles. Car sharing programs with
Variable Speed Limits on Freeway Network.

Real-Time Traveler Information via
Personal Devices. Provide real-time traveler
Delivery Robots and Drones. Drones are

Smart Cities and Transportation Systems. A smart city is a municipality that uses

information and communication technologies to increase operational efficiency, share
information with the public and improve both the quality of government services and
citizen welfare.

To prepare and support emerging trends the Town should investigate and consider the following
strategies as appropriate:
•

Plan for mixed-use, car-light neighborhoods. AVs can unlock demand for living and

working in mixed-use neighborhoods. To shape this demand, localities need to plan for and
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•

incentivize mixed-use development, overhaul parking requirements, and reevaluate new
public transit projects.

•

centers. Parking garages need to be built with housing or office conversion in mind and
include level floors, higher ceiling heights and centralized ramps.

•

populations, cities must encourage public and private operators to provide alternative
payment methods, access via dial-a-ride and equitable service coverage. Cities and private
partners must also create new employment and training opportunities for drivers and
others in legacy occupations.

•

companies to adopt smartcards, open data, and universal apps to allow riders to compare,
book and pay for trips that combine buses, trains, bikes and ridesharing vehicles. This will
match customers with the most efficient travel choice.

•

mobility become widespread. Transit agencies should focus on high-frequency, highcapacity services in dense urban corridors (such as rail or bus rapid transit), provide first
and last-mile connections through driverless shuttles, and expand kiss-and-rides/mobility
hubs.

Encourage adaptable parking. Fewer cars means fewer parking spaces, especially in town
Promote equitable access to new jobs and services. To support disadvantaged

Leverage technology to enhance mobility. Partner with transit agencies and private

Prioritize and modernize public transit. The role of transit will evolve as AVs and shared

Implement dynamic pricing. To ensure that AV use supports public objectives and

complements public transit, localities may consider a dynamic road pricing plan that varies
by origin, destination, number of passengers, congestion, and household income. This can
be done through a combination of proven policy tools such as congestion pricing, zone
pricing, variable tolls and vehicle miles traveled fee.
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5.1 COMMUNITY CHARACTER

The treatment of the various issues discussed already within this comprehensive plan have
implications for the future character of the town. The understanding of the established community
issues will inform and guide the recommendations made in this section to address the community
character of the town.

The overall planning area can be divided up for discussion any number of ways. Properties could be
grouped by type of land use, or by location, or by unique properties that distinguish it from others
in the area. Each way of looking at the Town’s character has its merits, and this Plan will consider
things from a couple of different perspectives – by looking at the Town from a network level, and
from a district level.

5.2 NETWORK PLANS

The network level refers to categories of land uses, infrastructure, or facilities that stretch
throughout the Town and form a set of networks for the support of our Town and its residents.
While there may be district-specific components to these overall networks, their character,
functionality and performance are best understood when considered from a town-wide
perspective.
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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, PC31,
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, PC28, 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
and waterfront access 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, PC28)

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, PC25-27, PI20-21)
9. Maintain natural roadside buffers to serve multiple functions, including creating
opportunities for linear parks and
wildlife habitats, screening
Related Sections:
development, improving water quality
Open Space Issue- p 3-20
in roadway stormwater runoff, and
connecting larger green spaces. (RG34, Mount Pleasant Way – 4-39
Priority Action – Mount Pleasant Way – p 6-3
RG37, RG39)

Action Work Plan - beginning p 6-11

10. Make appropriate public access to
Open Space Character Area – p A-39
natural resources and open spaces a
priority through acquisition of feesimple rights or public easements
along waterways/protected resources. (RG28-30)

11. Create design standards for land development to preserve natural vistas and extending
viewing corridors through better design and structure placement. (RG28-30)
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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, PC31, 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, PC31, 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, PC31, 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, PC30-31, 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
Related Sections:
presently unincorporated.
Cultural Core – p 3-11
(RG45)
8. Continue to seek locations
for additional public
facilities as needed in areas
with lower access to specific
services. (CE4, PC33, PI24,
CI2-3)

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, Berkeley-Charleston-Dorchester Council of Governments (BCDCOG), and
the Town of Awendaw on provision of regionally important services and public facilities.
(PC33, PC44-45, 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. (PC6, PC19, PC33, PC44,
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, PC33, 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.
(PC37)
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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)

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
10/5/2020 DRAFT
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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 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.

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, noncontiguous 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 an 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, they are
suspected causes of water quality problems.

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, PC22)
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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,
PC7-8, PC10)

4. Incorporate anticipated long-term
environmental conditions (such as sea
level rise) into the design and
planning for capital projects. (PC42,
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. (PC14, PC18, PC20-21, PI7-8)

6. Enhance focus on innovation and emerging technologies to manage existing assets and
protect the environment. (AO13, PC20, 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, PC7-8,
PC22)

8. Coordinate closely with MPW to efficiently and effectively serve the local public and plan for
capital improvements. (RG41, PC14, PC24, 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
Critical Infrastructure – properties providing
jobs, schools, and daily commutes by 5
essential services to the area, including daycares,
bridges for which there is no 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

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, PC23, 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, PC20-21, PC23, 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, PC20-1, PC24, PI10)

4. Proactively plan for evacuation and recovery efforts, particularly in flood hazard areas.
(CE13-14, PC23, 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,
CE11-12, PC23, PI5, PI10)
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Water Management Network

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 sea-level 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
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the project. Looking long range, older 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 natural resources or implement green
Action Work Plan - beginning p 6-11
infrastructure solutions that will improve and support
Community Facilities – p A-37
the green network within the Town. The identified
practices can be incorporated into new developments
or into implementation plans by the town.

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 non-structural 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, PC28, 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,
PC28)

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 "bigpicture" 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. It is important that infill development not
materially change the existing character of the area in which it occurs. 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.

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.
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Recommendations

1. Maintain the character of
individual neighborhoods
throughout Town to the
greatest extent possible.
(RG17-18, CE1, PI14, AO11)

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

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

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. (PC34, PI5)

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,
PC16)

Context-sensitive – taking into consideration the
5. Protect existing historic
characteristics of the surrounding land uses in the
buildings and landscapes by
design process
limiting change and
maintaining traditional and
historic features as they have
been. (Preservation) (RG1-2, RG14, PC8, PC11, 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) (RG1-2)
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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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5.3 LAND USE & DISTRICT PLANS
District Plans

For discussion of issues at the district level, the planning area has been divided into 8 sub areas
based upon geographic proximity and traffic patterns. Community character and issues are felt
most keenly at this local level. These districts were created to best address the local needs of the
individual parts of town.

The district plans illustrate recommended future land use, transportation features, landmarks and
areas of interest or concepts important to that district. The recommendations are derived directly
from the public input gathered in the first two public open houses and through the continued work
of the Plan Forum to address these topics.

The base layer of information on the District Plan maps is the recommended future land use. For
much of the town, the future land use is directly reflective of the existing development pattern. For
some areas, particularly the hubs and many of the commercial areas, future land use
recommendations suggest evolution for these locations as market conditions and community needs
change. These future land use categories, which are briefly explained in Table 5-1, are explained in
detail in the Land Use and Community Design section, Chapter 7, and used on the following maps.
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Table 5-1: Future Land Use Categories
Land Use Category
Neighborhood Character Areas

Conventional Residential Neighborhoods
Traditional Residential Neighborhoods
Settlement Communities
Mixed Neighborhoods
Hubs, Activity Centers and Corridors
Neighborhood Scale Commercial
Community Scale Commercial
Town Scale Commercial
Hubs (Overlay)
Business & Industry
Waterfront
Community Facilities
Open Spaces Character Area
Conservation Open Space
Recreation Open Space
Gateways & Corridors (Overlay)
Rural Community Character Area
Rural Neighborhoods

Agricultural & Forest Character Area
Agricultural/Forested
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Basic Description

Residential subdivisions consisting of detached singlefamily residential housing.
Residential subdivisions consisting of single-family
residential housing that includes detached styles, as well as
duplexes and townhomes.
Historically African-American communities that are
predominantly single family residential.
Compact residential development with a full range of
housing types that can range from single-family to multifamily in style.

Small concentrations of small-scale commercial uses
designed to serve a local neighborhood.
Moderate concentrations of small to medium-scale
commercial uses designed to serve a broader community.
Larger concentrations of moderate scale commercial
providing service to the entire Town.
Mixed-use destinations that serve as centers for common
life, providing shopping, working, residential and civic
purposes for local residents.
Supports warehousing, light manufacturing, distribution,
and office uses.
Specific publicly accessible areas designated for a variety of
uses, including maritime-based commercial/industrial,
marinas, offices and tourism-related uses.
Areas used for public and institutional support of the Town
and its residents, including government agencies, churches,
hospitals, schools, etc.
Protected lands without significant structures for natural
and passive uses.
Lands for parks and structured recreational activities in
pubic or private ownership.
Areas that define the initial impressions and perceptions of
the Town through design and landscaping along major
thoroughfares.
Traditional rural low country landscape that includes large
residential lots, agriculture, neighborhood stores and
markets.
Properties utilized for activities associated with
agricultural and forestry operations.
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Johnnie Dodds District
Description

Centered on Route 17, the Johnnie Dodds District serves as a commercial corridor for Mount
Pleasant. The commercial buildings along Johnnie Dodds Boulevard range from medium to large in
scale and cater to through traffic, as well as the adjoining neighborhoods. The West Coleman
Boulevard part of this district has a distinctly smaller scale than Johnnie Dodds, serving more of a
local market niche. Any redevelopment along this corridor should blend architecturally with the
development along Coleman, as opposed to Johnnie Dodds. Patriot’s Point marks an important
gateway into the town, providing economic and tourism opportunities, while the Shem Creek area
contains an interesting amalgam of recreational, residential, commercial, and industrial uses that
create a unique vibrant hub for the town.

The residential neighborhoods surrounding the commercial areas throughout the district range
from tight-knit homes to larger lots that share the grid street pattern of traditional development
common before the 1970s. Except for the new apartments and condominiums near the bridges,
many of the multi-family complexes in the area tend to be older, with potential for refurbishment or
redevelopment.

Recommendations

1. Require development along Johnnie
Dodds Boulevard to be primarily
community focused and of a medium
scale (2-3 story) to complement
existing businesses and structures
along this route.

2. Redevelopment opportunities along
Johnnie Dodds Boulevard should
incorporate a mix of uses to allow for
greater diversity and
employment/shopping opportunities
for residents.

3. Require development along Coleman
Boulevard to be of a community focus, but of a small-medium scale to relate to existing
development. This should be typically 2 story, possibly stepping back to 3, depending on
design and location. Walkability, local business support and activity areas along Coleman
are key to the character of this part of town.

4. Develop plans for the Houston Northcutt hub where the focus of any redevelopment should
be on planning for a mix of uses in a design that would promote walkability and vibrancy in
this part of town, while improving the tax base and employment opportunities.
5. Create a special area plan for development at Patriot’s Point to ensure a cohesive design
scheme, mix of uses, addressing of traffic concerns, access to recreational resources, and
public access to the entire waterfront.
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6. Create roadway connections between subdivisions to improve overall network connectivity
and create new connections
between Mathis Ferry Road
Related Sections:
and the Frontage Road along
Urban Corridor Overlay District – p 3-3
Johnnie Dodds Boulevard.
7. Manage the Shem Creek area to
protect its iconic mixture of
recreational, commercial and
industrial uses. Proactive
planning for the continuation of
traditional water-dependent
uses and management of
visitors is vital to the balance
and character of the area.

Housing Diversity & Affordability – 3-7
Financial Resilience – p 3-16
Infrastructure Project Recommendations – p 4-33
Priority Action – Hubs – p 6-3
Priority Action – Public Facilities – p 6-4
Action Work Plan - beginning p 6-11
Neighborhood Character Areas – p A-5
Hubs, Activity Centers & Corridors – p A-23

8. Continue to pursue opportunities for increased public access (including possible water taxi)
to Shem Creek.
9. Actively coordinate with MPW to connect septic-served properties to public sewer within
the Shem Creek drainage area.6

10/5/2020 DRAFT

COMMUNITY CHARACTER | PAGE 5-25

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

10/5/2020 DRAFT

PAGE 5-26 | COMMUNITY CHARACTER

10/5/2020 DRAFT

10/5/2020 DRAFT

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

Coleman District
Description

Largely a residential part of Mount Pleasant, the Coleman District has a selection of traditional style
homes that are arranged on a grid street pattern. This area includes the National Register Historic
District, as well as the historic Pitt Street commercial area. Coleman Boulevard offers commercial
businesses that are slightly smaller in scale than those found along Johnnie Dodds Boulevard. Shem
Creek is the iconic heart of Mount Pleasant, and its associated businesses and industries play an
important role in the commercial activity of this area.

Neighborhoods in this area are long established, with predominantly single-family homes, but more
mixed with a larger share of duplexes and townhouses than some other areas. This diversity has
been challenged with a proliferation of tear-downs, followed by construction of larger homes.
Any development or redevelopment along this corridor should be typically 2-story, with the
possibility of 3 as part of an overall design scheme. Walkability, local business support and activity
areas along Coleman are key to the character of this part of town.

RECOMMENDATIONS

1. Develop Coleman Boulevard (and
adjoining commercial areas,
including Chuck Dawley) with
businesses that have a community
focus, with buildings of a smallmedium scale to relate to existing
development (2 story, possibly
stepping back to 3, depending on
design).

2. Designate Ben Sawyer Boulevard as
a transitional “gateway” to and from
the area beaches, with requirements
supporting its “coastal lowcountry
character”, to include substantial
landscaping, generous building
setbacks, and development
appropriately scaled and designed for the area (2 story, possibly stepping back to 3,
depending on design), as determined through the creation of a special area plan.

3. Manage the Shem Creek area, in coordination with the work of the Shem Creek Task Force,
to protect its iconic mixture of recreational, commercial and industrial uses. Proactive
planning for the continuation of traditional water-dependent uses and management of
visitors is vital to the balance and character of the area.

4. Continue to pursue opportunities for increased public access (including possible water taxi)
to Shem Creek.
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5. Create a hub focused on the Sea
Island Shopping Center to create
additional social and employment
opportunities nearby for local
residents while improving pedestrian
and vehicular safety in the area
6. Expand the Old Village Historic
District to provide protection to
additional parts of the Old Village to
preserve its historic character and
integrity.
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Related Sections:
Urban Corridor Overlay District – p 3-3
Housing Diversity & Affordability – 3-7
Financial Resilience – p 3-16
Infrastructure Project Recommendations – p 4-33
Priority Action – Hubs – p 6-3
Action Work Plan - beginning p 6-11
Neighborhood Character Areas – p A-5
Hubs, Activity Centers & Corridors – p A-23

7. Study impacts of commercial parking
on adjoining neighborhoods and
create parking plans to address these concerns.

8. Create roadway connections between subdivisions and a new connection between Center
Street Extension and Rifle Range Road.
9. Actively coordinate with MPW to connect septic-served properties to public sewer within
the Shem Creek drainage area.
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Towne Centre District
Description

The heart of the Towne Centre District contains a
commercial hub that is surrounded by suburban
style housing development, as well as historic
settlement communities. Towne Centre itself is
established as a shopping destination and is not
considered ripe for redevelopment during the life of
this Plan.

This area has seen tremendous growth in recent
years and has been the focus of extensive
transportation projects designed to ameliorate the
congestion caused by local and regional growth.
These projects have greatly improved traffic flow throughout the area, however, in some areas,
historic land uses patterns have been altered. Protecting the integrity of area neighborhoods is a
priority throughout this area.

Recommendations
1.
2.

3.

4.
5.

Commercial development along US Highway 17 should be primarily community focused
and of a medium scale (max 2-3 story) to complement existing businesses along this
route.
Redevelop the area near the
terminus of I-526. This area
encompasses many uses and could
be a prime candidate for mixed
use redevelopment to tie in with
retail, hotel, and health care uses
in the vicinity, as well as the
ongoing MidTown development.

Related Sections:
Housing Diversity & Affordability – p 3-7
Settlement Communities – p 3-9
Financial Resilience – p 3-16
Infrastructure Project Recommendations – p 4-33
Priority Action – Hubs – p 6-3
Action Work Plan - beginning p 6-11
Neighborhood Character Areas – p A-5
Hubs, Activity Centers & Corridors – p A-23

Pay particular attention to the
management of traffic in the
vicinity of Lucy Beckham High
School. Improve bicycle and
pedestrian facilities in the area to
facilitate viable, safe alternatives to vehicular travel to the school.

Create roadway connections between subdivisions, complete Billy Swails Boulevard,
and connect Wando Crossing to Watermark/Midtown Ave.

Designate portions of the Venning Road corridor as community commercial, given
recent commercial rezonings in the area, while protecting the integrity of the remaining
Settlement Community that abuts Venning Road.
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Long Point District
Description

Suburban homes, townhouses and apartments, as well as traditional homes on larger lots make up
the neighborhoods within this district. Protecting the character of these neighborhoods is an
important consideration as the impact of the Port and other places of employment grows. Palmetto
Islands County Park is also a regional draw, providing residents with opportunities to enjoy the
beautiful Lowcountry environment.

Recommendations
1.

2.

3.

4.

5.
6.

Focus on recruiting State Ports
Authority-related industries to locate
near the Port to provide employment
and private investment to support the
tax base of the town, pursuant to
recommendations of a Special Area
Plan

Future mixed-use redevelopment of
lands within the Belle Hall area should
be designed to create a neighborhood
hub for this area that could provide a
gathering place for local residents.

Protect the integrity of the Snowden
neighborhood by working closely
with Charleston County and local
residents to determine the best
methods to meet the
neighborhood’s needs including
limiting rezonings, supporting
residents’ traditional businesses,
and considering creation of an
historic district.
Create connections between
subdivisions and within the
business-industrial area near the
Port.

Related Sections:
Housing Diversity & Affordability – p 3-7
Settlement Communities – p 3-9
Financial Resilience – p 3-16
Infrastructure Project Recommendations – p 4-33
Priority Action – Hubs – p 6-3
Action Work Plan - beginning p 6-11
Neighborhood Character Areas – p A-5
Hubs, Activity Centers & Corridors – p A-23

Work closely with the SPA and SCDOT to accommodate and mitigate effects of port
truck traffic.

Refine ED zoning to better meet the needs of business prospects for areas by the Port.
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Route 17 North District
Description

This part of Mount Pleasant is truly unique – especially today. The general area from Boone Hall
through Six Mile and Seven Mile, down to Hamlin and Hamlin Farms (historic Copahee and
Contentment Cottage Plantations) reflects the essence of historic Mount Pleasant. The land patterns
in this core are little changed from 50-100 years ago, so they provide the best remaining
opportunity to understand the forces that shaped Mount Pleasant history over the past 150 years.
Given this fact, however, this cultural core also contains the largest concentration of
underdeveloped land in the suburban Mount Pleasant area. Without careful planning, the future
development of this area could have serious repercussions on the future character of the town.
Given the central location of this district in the
heart of town, it has borne the brunt of
impacts from surrounding development.
Transportation projects have been in the
works for years through this area to help
create alternate routes to alleviate congestion.
Completion of these projects is vital to the
town’s traffic management program by
providing parallel routes and connectivity to
disperse traffic across multiple available
routes. Residential neighborhoods in the area
range from historic settlement communities to
conventional single family to townhouses and
apartments. Protecting the character of each
of these neighborhoods is important. In
particular, the integrity of the settlement communities has been challenged by recent
developments, so there is interest in creating a broader plan for this part of Town to address
current residents’ needs.

Recommendations
1.

2.
3.

Create a cultural core Special Area Plan, coordinating and planning with local property
owners, communities, and the county regarding the future of the cultural core area
embodied by the Six Mile, Seven Mile, and Hamlin Communities, as well as the new Rifle
Range Park, Boone Hall, Hamlin Farms and vicinity. The goal is to protect historic and
traditional interests within the area, while providing opportunity to meet property
owner and community goals and needs. A detailed master plan for this entire area, to
include substantial open space and civic uses, is vital to the future health of this part of
town.

Follow through on opportunities to create interconnectivity and parallel facilities within
the transportation network, to provide effective transportation relief. Design additional
opportunities for connectivity if and when land use developments are planned.
Focus on creating roadway connections between subdivisions and the completion of
Billy Swails Parkway and All American Boulevards.
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4.
5.
6.

7.

8.
9.
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Proceed with planning and construction of the new Rifle Range Park, considering the
incorporation of recommendations of this Plan.
Connect Rifle Range Park
with the future plans for
the Mount Pleasant Way.

Protect the integrity of the
Four Mile, Six Mile, Seven
Mile, and Hamlin
neighborhoods by limiting
rezonings to allow
subdivision development
and improving support for
the residents’ traditional
businesses and ways of
life.

Related Sections:
Housing Diversity & Affordability – p 3-7
Settlement Communities – p 3-9
Cultural Core – p 3-11
Mount Pleasant Way – p 3-14
Financial Resilience – p 3-16
Open Space – p 3-20
Infrastructure Project Recommendations – p 4-33
Infrastructure Project – Mount Pleasant Way – p 4-39
Priority Action – Hubs – p 6-3
Priority Action – Recreation Plan – p 6-3
Action Work Plan - beginning p 6-11
Neighborhood Character Areas – p A-5
Hubs, Activity Centers & Corridors – p A-23
Open Spaces Character Areas – p A-39

Design development in the
area surrounding the SC
Highway 41 and US
Highway 17 intersection
as a mixed-use community
to provide a needed opportunity for improved shopping, living, working and gathering
in this part of town. Future redevelopment of this area will be likely with the
construction and realignment of the intersection of Highways 41 and 17. Development
should be coordinated and master planned to ensure consistency and connectivity
throughout the area.

Investigate opportunities to create a cultural center which would be an inclusive arts
and learning facility to blend the history and culture of Mount Pleasant with the
contemporary arts for the enrichment and education of the Mount Pleasant community.
Create a new agricultural zoning district to better implement the intended rural
characteristics of portions of this area.
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SC Highway 41 District
Description

The SC Highway 41 District has absorbed immense changes and impact over the years with the
continued development of numerous master-planned communities along its length. This corridor is
also home to the historic Phillips Community which has been surrounded over recent years by
these large planned developments. Much of the development along this corridor has been single
family, with some isolated higher density areas and small neighborhood scale commercial.
The planned widening of SC Highway 41 to accommodate the increased traffic is one tangible
attempt to address the impacts of this growth. Meanwhile, however, neighborhood character
should be maintained, and neighborhood centers should be created to provide local public
gathering places and services.

In addition, the undeveloped Republic Tract provides a remarkable opportunity to create a
neighborhood hub and public access to the Wando River, as well as a potential water taxi
connection to other waterfront sites in the greater area.

Recommendations
1.

2.

3.

4.
5.

Complete SC Highway 41
widening in partnership
with Charleston County to
ameliorate traffic in this
corridor.

Focus on creating roadway
connections between
subdivisions and the
widened SC Highway 41.

Related Sections:
Housing Diversity & Affordability – p 3-7
Settlement Communities – p 3-9
Mount Pleasant Way – p 3-14
Open Space – p 3-20
Infrastructure Project Recommendations – p 4-33
Priority Action – Hubs – p 6-3
Priority Action – Mount Pleasant Way – p 6-3
Action Work Plan - beginning p 6-11
Neighborhood Character Areas – p A-5
Hubs, Activity Centers & Corridors – p A-23
Open Spaces Character Areas – p A-39

Protect the integrity of the
Phillips Community by
working closely with
Charleston County and
community members to
determine the best
methods to meet the neighborhood’s needs, including limiting rezonings, supporting
residents’ traditional businesses, and considering creation of a historic district.

Consider approving neighborhood scale commercial development in this area to
provide convenient access for residents to everyday needs.

Coordinate planning and development of the Republic Tract through a Special Area
Plan. This property has the potential to be a huge asset to the local community,
providing public water access and neighborhood hub that are lacking in this area.
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6.
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Develop lands along the approach to this corridor from the Wando River as a “gateway”
entrance to the town, with development of a scale and design intended to respect the
forested character of the corridor.
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Carolina Park/Ten Mile District
DESCRIPTION

This area also contains a large amount of land that is planned but is as yet undeveloped. It includes
a wide range of uses, from rural residential to commercial, business and industry, and the regional
airport. It is important that the mix of uses is maintained, so that the anticipated commercial and
business industrial lands are developed as such – allowing for commercial and employment
opportunities in this area.

This part of Town straddles the Urban Growth
Boundary line that has been jointly adopted with
Charleston County. As a result, this is a very important
and vulnerable area for consideration of future
development. Patterns of residential development shift
in this area, from conventional single-family
subdivisions to rural residential. This shift is important
as this area defines the edge of suburban style
development, and the beginning of a more rural pattern
that will be continued in the rural district.

Recommendations
1.

2.

3.

4.

5.

Develop the area of the Carolina Park
Business Industrial hub with a master plan to tie together the various uses in a cohesive,
mixed use pattern to provide opportunities for employment, interconnectivity, and
creation of local public gathering places.
The lands designated for business and
industrial uses provide a much-needed
opportunity for an employment base and
should be developed as such.

Small scale neighborhood commercial
uses should be developed to meet local
residents’ everyday needs in areas close
to home

As areas develop, ensure that
neighborhoods and commercial areas are
interconnected with roadways to provide
alternate routes.

Related Sections:
Housing Diversity & Affordability – p 3-7
Settlement Communities – p 3-9
Mount Pleasant Way – p 3-14
Priority Action – Hubs – p 6-3
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

Protect the integrity of the Ten Mile Community by working closely with Charleston
County and community members to determine the best methods to meet the
neighborhood’s needs, including limiting rezonings, supporting residents’ traditional
businesses, and considering creation of a historic district.
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Areas outside of the Urban Growth Boundary should meet standards, scale, and
development patterns associated with rural development. (See Rural Neighborhood, p
7-38)
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Rural District
Description

This area is outside the Town and county’s Urban Growth Boundary line. As a result, the land uses
are more rural in intensity and design than elsewhere in the town’s Planning Area. Much of this
district is either part of the Francis Marion National Forest or the Town of Awendaw. The town’s
recommendations focus on lands outside of these two entities (except to the extent that we
promote the continued protection of the
National Forest as forestland).

Agricultural and forest uses are the primary
activities in this part of the area. Any other
development should follow communityspecific plans, in particular in the Woodville,
Paradise Island, Cat Island, and the Guerins
Bridge Road areas. These areas are
recommended for Rural Neighborhood
development patterns, which would allow
very low densities of residential development,
along with neighborhood-scale, rural
commercial uses to meet immediate needs of
the population. Further extension of sewer
service is not anticipated. Appropriate future
development patterns in these areas will be vital to ensuring the smooth transition from suburban
Mount Pleasant to the rural Francis Marion Forest and Cape Romain.

Recommendations

1. Support agriculture and forestry uses throughout the area.
2. Maintain rural development
patterns in this part of the
Planning Area, with densities of
development in the ranges of:
a. Woodville/Paradise
Island – 1 unit per 3
acres
b.

Related Sections:
Open Space – p 3-20
Infrastructure Project Recommendations – p 4-33
Priority Action – Open Space – p 6-3
Action Work Plan - beginning p 6-11
Rural Community Character Area – p A-45

Cat Island – 1 unit per
10 acres

c. Guerin’s Bridge and beyond – 1 unit per 25 acres.

3. Low intensity uses are necessary in this area to protect its rural nature, as well as the
Francis Marion National Forest and Cape Romain National Wildlife Refuge.

4. Interconnect the public road system as development occurs, taking every opportunity to
create alternatives for traffic flow throughout the District.
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5. Link bicycle and pedestrian facilities through the District to expand recreational
opportunities through the area.

6. Revise criteria for RC-1 and RC-2 zoning classifications and/or create new zoning districts
(larger lot residential and agricultural) to better implement the intended rural
characteristics of this area.
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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. The Plan has been the result of extensive public input and
should not be changed on a whim or without careful forethought. Whether the locality actually
moves in the direction defined by the Plan 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:
•
•

•

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.
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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 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
•

•

•

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.
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.
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.

•

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.

•

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
•

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.

•

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.

•

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.

•

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.

•

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
•

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.

•

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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•

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.

•

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.

•

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

•

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 in-house, with citizen interest groups, while others may require
support from a consultant team.

•

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.

Long-Range Efforts

Timeframe: Varies by project, typically more than three years from
adoption of the plan.
•

•
•

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

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

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
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Pleasant. When projects are proposed that cannot be found consistent with the adopted plan,
amendments may be necessary to the project or, if justified, to the Plan itself. The Plan is only as
effective as its implementation, so if the goals are to be achieved, it is important to enforce the
recommendations of the Plan in the way they have been written or to consider and address the
broad impacts an amendment may have on other parts of the plan and the community. Thus, it is
important to ensure broad support and necessity of any potential changes to the Plan. The Plan
deliberately integrates land use, transportation and mobility, facilities, and resource preservation in
a consistent manner based on our vision statement. The recommendations for these elements are
based on a comprehensive set of considerations and values established in this process by the
general public and the members of the Plan Forum.

Implementation Committee

This comprehensive plan was created by a citizen committee, the Plan Forum, with substantial
input from a series of open public meetings, and supporting online surveys, that were highly
publicized to draw participation in the planning process. Over the year-long planning process,
hundreds of people from Mount Pleasant’s neighborhoods and business community provided
insight and input that coalesced into the vision and goals. They then worked in subcommittees to
develop actions and reviewed the draft plan maps and recommendations.
A significant component of this Plan is focused on engaging the public in the activities. A Plan
Implementation Committee should be formed by Town Council to assist in oversight and
prioritization of Plan recommendations for implementation.
•

•

•

Membership: The implementation committee should include ten to twenty council

appointed community members that represent the diverse neighborhoods and interest
groups of Mount Pleasant, Plan Forum members, Town department staff, a member of
Planning Commission, and a Town Council liaison. The community members should be
blind selected from self-nominated individuals based on neighborhoods and interest groups
represented, age, gender, and ethnic diversity to ensure all portions of the community have
a voice on the committee.

Forming the Committee: A call for nominations should be widely published to assemble
candidates for citizen representatives on the committee. The contact lists assembled during
the plan should be used to spread the request. A self-nomination form should be prepared
with criteria to seek participants from diverse neighborhoods and backgrounds. The
members should be selected in a blind panel by either Planning Commission or Town
Council.
Role and Responsibilities: The Implementation Committee would be charged to work in

collaboration with Planning Commission and other Town departments to:
o provide oversight and accountability for implementation of the plan
o prioritize plan strategies and tactics over the life of the plan
o serve as a steering committee to assist with plan maintenance as described below
o use their personal and professional networks to extend the awareness of plan
activities in their neighborhoods and professional communities
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Activities: The initiation of the committee would involve a kick-off retreat to review the

initial implementation work plan and establish communications and operational protocols.
After initiation the committee could meet on a quarterly or twice a year cycle. The
committee should provide an annual report for Planning Commission and Council on the
status of implementation using an Implementation Matrix as a guide. The committee may
also participate in special events and planning projects and serve as liaisons for pilot
projects.

Document Maintenance

There are guidelines for review of comprehensive plans set out in the South Carolina Local
Government Comprehensive Planning Enabling Act of 1994. Pursuant to this law, municipalities are
required to re-evaluate elements of their comprehensive plans at least every 5 years. The
comprehensive plan, and all elements, must be updated at least every 10 years.

Once adopted, the Plan serves as the official guide for redevelopment, economic development, and
provision of community infrastructure and services. It is a long-term document and the official policy
of the Town in these matters. Because of its long-term visionary purpose, the goals, policies, and
priorities may change as they are achieved, or trends may change beyond what is anticipated during
the planning process.

Annual Review

The recommendations of this plan create an effective checklist for monitoring the Plan. Each year,
Town staff, administration, and officials should meet to determine which recommendations to work
on over the upcoming year. At the same time, the Town should look back over the previous year and
evaluate what the community accomplished and where there is a need for improvement or focus. An
annual review allows for flexibility in determining the tasks the Town will undertake based on
budgetary constraints or changing community priority and input. This annual review would be well
timed with the annual budgeting cycle to coordinate capital improvements and other programs with
the goals of the Plan.
8/11/2020 DRAFT
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Five-year Review and Update

Major changes can occur in a very short time, including changes in infrastructure funding availability,
the transportation system, development methods, and even changes in elected officials, state law, or
other regulations that can have a significant impact on the recommendations and relevance of this
Plan.

Ten-Year Update

The purpose of this Plan is to set a long-range vision for Mount Pleasant. It is also intended to be a
flexible and dynamic document that responds to the changing needs of the Town over time to achieve
its vision. Over the next decade, the Town should continue to work toward the overall vision and
goals of the plan. If it does so, many of the specific recommendations will have been accomplished in
time for a ten-year update. For this reason, Mount Pleasant should go through an extensive
comprehensive planning process, similar to the one that led to this plan and its predecessors, every
ten years.

6.5 ACTION TYPE AND RESPONSIBILITY

Throughout the Plan, actions and tools are classified into typologies to help define the level of effort
it will require to complete them or integrate them into operations. The following sections define the
various classifications used in the Plan.

Action or Tool Type

The implementation tools are classified into the following typologies:

Administrative/Organizational:

Administrative or organizational policies, practices, and actions that are used to implement
regulations, initiatives, or other actions or tools. This is the upper level approach to assigning both
human and hard resources to executing the vision of the Town and plan. These changes can often
be addressed within current staffing or resources just through modification in daily actions, making
them potentially low or no-cost actions for implementation. Examples of
Administrative/Organizational Tools include: "Support existing businesses and incentivize the use
of local businesses..." and "Consider the transportation implications of all land development
decisions," etc.

Regulatory/Guidelines

Adopted standards or guidelines that are either formally enforced as a law or may provide guidance
for practices and actions that are not as enforceable as law but still represent official positions of
the town. Examples of Regulatory/Guideline Tools include: amendments to the zoning code and
development impact fee ordinance, modifications to the design of storm water management, etc.

Civic Engagement Opportunities

Civic Engagement Opportunities denote situations where the Town should work with citizen
groups to lay out a course of action that would entail the use of other types of tools or actions. Most
initiatives or capital improvements would use a plan, study, or strategy process to execute their
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mission. Recommendations considered Civic Engagement Opportunities will provide a process for
improvement and suggested changes to implement. Examples of Civic Engagement Opportunities
include: creation of cultural core Special Area Plan, writing of other special area plans, settlement
community visioning and planning, etc.

Partnership/Collaboration

Partnership/Collaborations are actions or tools that combine resources and efforts across
departments, agencies, and jurisdictions to make the most of limited resources. These are critical in
decision making and in capital projects or programs that impact the Town across specialties or
systems. Examples of Partnership/Collaboration efforts include: workforce housing initiatives,
planning and construction of the Mount Pleasant Way, sharing of emergency/safety information,
etc.

Initiative/Program:

An activity or event that is designed to have a tangible set of results and may involve a spectrum of
tools or mechanisms to achieve those results. Initiatives/Programs may be long-standing, and the
mission or vision of these efforts may evolve over time. These tools are multi-faceted and complex
and are the core of the recommendations of the Plan. Often an Initiative or Program can implement
many of the strategies and recommendations of the Plan. Examples of Initiative/Program Tools
include: creating support for attainable housing through creative methods, studying the effect of
impact fees on the local business community, incorporating environmental conditions into the
planning for the capital improvement program, etc.

Capital Improvement:

A capital improvement is a tangible building or structure that is required for infrastructure,
utilities, and the provision of services to the community. Capital improvements are the most
tangible of all the actions or implementation tools. A capital improvement likely has an initial cost
associated with acquiring or constructing the item and then an ongoing maintenance cost to keep
the improvement in service. Examples of capital improvements include installation of road
improvements, building new recreation facilities, etc.

Priority

Within this Plan, the intent is to establish priorities for the various action items, to facilitate the
creation of a work plan. Priority recommends the scheduling of items within a given time frame.

High

Tasks that need to be completed as soon as possible.

Medium

Tasks that are less crucial than the high priority tasks but are still important to complete in a timely
manner.
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Low

Tasks that should be accomplished but do not have the same level of urgency as those in the
medium to high priority category.

Time Frame

The Time Frame for a proposed action indicates the intended start date for the item. Not everything
can be accomplished at once, and some items need to be accomplished before others can
realistically be started.

Ongoing

Tasks that are continuous and likely already underway. They are customary practices that are
typically administrative in nature. There is no set start or completion date.

Short Term

Tasks that are high-or medium priority that should be started as soon as possible and take less than
2 years to complete. The completion of these tasks may be necessary before beginning some of the
Mid-or Long-Term tasks. These projects should begin and be completed within six to twenty-four
months from the adoption of this plan.

Mid-Term

Tasks that are of a medium priority are somewhat complex and may require completion of other
tasks before commencement. These projects should begin within two to five years from the
adoption of the plan. They may have a completion date of six months to five years from
commencement.

Long Term

Tasks that are of a medium to low priority because conditions may change making these tasks less
relevant over time. These projects are usually sought to be accomplished five or more years after
adoption of the plan and will likely be reassessed in either the five-year update or the ten-year
update of the comprehensive plan. Capital Improvements with a long-term timeframe are unlikely
to show up in the five-year Capital Improvement Program.
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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
AO15

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 down-sizing, 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.
Monitor Town services to determine continued need and
appropriateness of individual programs.
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Priorit
y

Time
frame

Goal
s

High

Ongoing

S

High

ShortTerm

B, J

ShortTerm

B

Mediu
m

Ongoing

High

Ongoing

A

Mediu
m

MidTerm

D

High

Mediu
m
Mediu
m
Mediu
m
Mediu
m
High

Mediu
m
Mediu
m
Mediu
m
High

ShortTerm
LongTerm
LongTerm

S

P
F
F

Ongoing

K

Ongoing

U

MidTerm

V

Ongoing
MidTerm

Ongoing

Elemen
t

K

U

T
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Ref

AO16
AO17
AO18
AO19

Action

RG1
RG2
RG3

RG4

RG5

RG6
RG7
RG8

Priorit
y

Time
frame

Goal
s

High

Ongoing

S

High

Ongoing

T

High

Ongoing

T

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.
Consider revisions to town codes that would require a
supermajority of Council to approve changes to the
Comprehensive Plan.

Regulatory/Guidelines
Ref
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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

ShortTerm

Time
frame

T

Goals

ShortTerm

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

High
High

Medium

MidTerm

MidTerm

Elemen
t

Element

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

B,C,S
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RG9

RG10

RG11
RG12
RG13
RG14
RG15
RG16
RG17

RG18

RG19
RG20
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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 lower-cost 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

MidTerm

D

ShortTerm

G,K

High

MidTerm

Medium

MidTerm

D

High

ShortTerm

C

High

ShortTerm

G,K

High

ShortTerm

G,J,K,

High

MidTerm

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

Medium
Low
Medium

MidTerm

Element

D

D,J
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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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10/5/2020 DRAFT
Priority

Time
frame

Goals

Medium

MidTerm

U,V

Medium

MidTerm

T,V

MidTerm

U,V

Medium

MidTerm

U,V

High

ShortTerm

C,E,F,M
,T,V

High

ShortTerm

E, F, U,
V

Medium

MidTerm

F,G,U

Medium

MidTerm

F,G,U

Medium

MidTerm

E, F, U,
V

Medium

MidTerm

E, F, U,
V

Medium
Medium

Medium

MidTerm

MidTerm

Element

T,V

F,G,U

10/5/2020 DRAFT

10/5/2020 DRAFT
Ref
RG33

RG34
RG35
RG36

RG37
RG38
RG39
RG40

RG41

RG42

RG43
RG44

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
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.

8/11/2020 DRAFT

Priority

Time
frame

Goals

High

ShortTerm

E, F, U,
V

High

ShortTerm

E

High

ShortTerm

E

Medium

MidTerm

E, U

ShortTerm

E, F

High

High
High

ShortTerm
ShortTerm

Element

E

E, U

High

ShortTerm

E, F,U

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.

Civic Engagement
Ref

CE1

CE2

CE3

CE4

CE5

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.

PAGE 6-16 | COMMUNITY ACTION

10/5/2020 DRAFT

ShortTerm

Goals

High

Time
frame

Medium

MidTerm

A, L, M,
T, V

Priority

Responsible
Department

Priority

Planning

Element

A, S

Goals

High

Time
frame

Mid-Term

C

Planning/
Transportatio
n

High

Short-Term

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

Planning

Medium

Mid-Term

E,F,U

Planning and
Recreation

Medium

Mid-Term

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

New
Community
Development
position

Low

Mid-Term

D,K

Element

10/5/2020 DRAFT

10/5/2020 DRAFT
Ref
CE6

CE7
CE8

CE9

CE10

CE11

CE12

CE13

CE14
CE15

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
Action

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.
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

8/11/2020 DRAFT

Responsible
Department

Priority

Time
frame

Goals

Planning

Medium

Mid-Term

C,K

Planning

Medium

Ongoing

S,T,V

Transportatio
n

Medium

Short-Term

M,P,T,
V

Transportatio
n w/ Planning

High

Short-Term

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

Finance

Medium

Mid-Term

S,T

Planning &
Public
Services

Medium

Ongoing

D,F,L,
Q,U,V

Public
Services

Medium

Ongoing

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

Emergency
Management
w/ Police,
Fire

High

Short-Term

H,V

High

Short-Term

V

High

Mid-Term

G,K

Emergency
Management
w/ Police,
Fire
Planning

Element
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Partnership/Collaboration
Ref

PC1

PC2

PC3
PC4

PC5

PC6

Action

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.
Investigate opportunities and
provide incentives to encourage
the rehabilitation of existing
multi-family complexes into
designated workforce/senior
housing units.
Facilitate the redevelopment of
the Edmund Jenkins Homes.

Work with homeowners to retain
the existing housing stock as an
avenue to creating lifecycle
housing.

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
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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.

10/5/2020 DRAFT

Priority

Time
frame

Goals

Medium

MidTerm

D,K

Medium

MidTerm

D

Low

LongTerm

D,K

Medium

MidTerm

D

Local
employers

Medium

MidTerm

D

African
American
Settlement
Community
Historical
Commission
(AASCHC),
Town
Historical
Commission

Medium

MidTerm

H,I,J,K

Element

10/5/2020 DRAFT

10/5/2020 DRAFT
Ref

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
Action

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

PC11

PC12

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

8/11/2020 DRAFT

In
Partnership
with
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
Charleston
County,
property
owners and
community
members

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

Priority

Time
frame

Goals

High

Ongoing

J,K

High

ShortTerm

J,K

Medium

MidTerm

I,J,K

Medium

LongTerm

K

High

ShortTerm

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

Medium

Ongoing

K

Element
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Ref

PC13

PC14

PC15

Action

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.
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.
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10/5/2020 DRAFT

In
Partnership
with

Priority

Time
frame

Goals

AASCHC,
GGCHC,
SCDNR, Shem
Creek
Fisheries

High

Ongoing

J,K

Charleston
County
Economic
Development
office;
Regional
Development
Alliance

High

MidTerm

B,S

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

High

Ongoing

B,S

Element

10/5/2020 DRAFT

10/5/2020 DRAFT
Ref

PC16

PC17

PC18
PC19
PC20
PC21

PC22

PC23

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
Action

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.
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.

8/11/2020 DRAFT

In
Partnership
with

Priority

Time
frame

Goals

High

MidTerm

B,S

Medium

MidTerm

B,S

CCSD, MPW,
SCDOT,
Charleston
County

Medium

Ongoing

T,V

Various

Low

Ongoing

I,K

Medium

V

Various other
public safety
agencies

MidTerm

Medium

Ongoing

T,V

MPW, DHEC,
local
residents

Medium

Ongoing

U,V

Low

MidTerm

U,V

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

Various other
public safety
agencies

Charleston
Regional
Project
Impact, local
partners

Element
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Ref
PC24

PC25

PC26

PC27

PC28

PC29

Action

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.
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.
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10/5/2020 DRAFT

In
Partnership
with

Priority
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

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

Medium

MidTerm

G,H

Clemson’s
Carolina
Clear, local
partners

Low

Ongoing

F,U

Local
partners

Low

Ongoing

U

Various other
public safety
agencies

Time
frame

Goals

Element

10/5/2020 DRAFT

10/5/2020 DRAFT
Ref

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
Action

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
PC33

PC34
PC35
PC36

PC37

PC38

Connect existing bike lanes to
improve their functionality.

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

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.

8/11/2020 DRAFT

In
Partnership
with

Priority

Time
frame

Goals

Medium

MidTerm

H,L,N,O

High

ShortTerm

H,L,N,O

High

ShortTerm

L,N

Medium

ShortTerm

N,O,P

Medium

MidTerm

A,Q,T

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

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
CARTA,
SCDOT, local
businesses &
developers

Local
businesses,
hotel industry

Element
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Ref

PC39

PC40

PC41
PC42
PC43

PC44
PC45

Action

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.
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.

Programs/Initiatives

Ref
PI1

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.
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10/5/2020 DRAFT

In
Partnership
with

Priority

Time
frame

Goals

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

Wando Welch
Terminal and
SCDOT
SCDOT,
Charleston
County

Medium

MidTerm

Element

S,T

SCDOT,
Charleston
County

Medium

MidTerm

L,M,N,P

CCSD

Medium

Ongoing

H,S,T

Various
service
districts

High

Ongoing

S,T,V

Responsible
Department
General
Government

Priority

Time
frame

Goals

High

Ongoing

A,S,T,V

Element

10/5/2020 DRAFT

10/5/2020 DRAFT
Ref
PI2

PI3
PI4
PI5
PI6
PI7

PI8

PI9
PI10
PI11
PI12
PI13

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
Action

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.
Model watersheds for rainfall and water rise
impacts.
Review areas by watershed for area specific
needs for flood control and water quality,
considering implementing low impact
development design.
Map existing required buffers for analysis/
tracking.

8/11/2020 DRAFT

Responsible
Department

Priority

Goals

General
Government

Time
frame

High

Ongoing

A,S,T,V

General
Government

Medium

MidTerm

S,T,V

Transportatio
n

Medium

Ongoing

Medium

General
Government,
Emergency
Management

MidTerm

L,M,Q,S
,T,V

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

Transportatio
n

Public
Services

Public
Services,
Planning
Public
Services,
Planning

High
High
Medium

MidTerm
MidTerm
MidTerm

Element

L,S,T,V

T,U,V
T,U,V
T,U,V
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Ref
PI14

PI15
PI16

PI17

PI18

PI19
PI20
PI21
PI22
PI23

Action

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.
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.
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Responsible
Department

10/5/2020 DRAFT
Priority

Time
frame

Goals

General
Government

Medium

MidTerm

T,U,V

Future
Community
Development

Medium

MidTerm

D

High

ShortTerm

A,D,S,T

General
Government,
Planning,
Transportatio
n

High

ShortTerm

A,B,S,T

Planning

High

MidTerm

C,E

High

MidTerm

I,J,K,O

Medium

MidTerm

F,G,S,U

General
Government,
Planning,
Transportatio
n

General
Government,
Recreation,
Planning,
Transportatio
n
Planning

Planning,
Public
Services

High

F,U,V

Planning
(Building
Inspection)

MidTerm

Medium

LongTerm

T,V

General
Government

Medium

MidTerm

C,D,K,T

Element

10/5/2020 DRAFT

10/5/2020 DRAFT
Ref
PI24
PI25

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
Action

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.

Capital Improvement

Ref
CI1

CI2
CI3
CI4
CI5
CI6
CI7
CI8
CI9

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.
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Responsible
Department

Priority

Time
frame

Goals

Recreation

High

Ongoing

H,T

General
Government,
Recreation

High

Ongoing

H,I,T

Responsible
Department

Priority

Time
frame

Goals

High

Mid-Term

A,H,I,J,K
,T

High

Mid-Term

A,H,I,T

High

Mid-Term

H,I,T

Medium

LongTerm

H,I,T

High

Mid-Term

High

Mid-Term

High

LongTerm

General
Governmen
t,
Recreation
Recreation
General
Governmen
t,
Recreation
General
Governmen
t,
Recreation

Transportat
ion
Transportat
ion,
Recreation
Transportat
ion,
Recreation
Transportat
ion
Recreation

High

Ongoing

Medium

Mid-Term

Element

Elemen
t

H,L,N,O,
T

F,H,N,O,
T
F,H,L,N,
P,T

L,M,N,O
,P,Q,R,T
,V
F,G,H,I,
N,O,T,U
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Ref

CI10
CI11

Action

Implement recommendations of Park,
Recreation and Open Space Plan.

Implement capital needs identified in the
CIP to maintain Town’s level-of-service
standards.
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High

Ongoing

Medium

LongTerm

Goals

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

Elemen
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A,F,H,T,
V
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LAND USE AND COMMUNITY DESIGN

Land Use and Community Design is one of the most tangible elements of a comprehensive plan. This
is where the Town sets the policies and guidelines for what the Town will look like and, to a
significant extent, how the land uses within the community will function.

The Town is at a very unique place in its evolution from a small waterfront Town to a significant
suburban community of 85,000 people. For the last 30 years, the Town has been growing at an
exceptional pace. While elements of the older and historic Town remain, the character of much of
the community is now predominantly suburban. As expressed in this new plan, the vision for the
future of Mount Pleasant is not expansion and outward growth, but a focus instead on protecting
the character of the existing Town and improving livability within this unique, Lowcountry, familyfriendly community.

The general land use and development pattern is largely set for Mount Pleasant, and the following
future land use recommendations reflect this by recommending the continuation of many existing
land uses and character traits for the future. The challenge for the Town is to appropriately plan for
the few remaining areas that have not yet developed (e.g. the cultural core) and the locations where
the development patterns and uses are becoming obsolete and no longer efficiently serve the
community.

The future focus will involve permanently protecting unique landscapes, building and
interconnecting vibrant communities, infilling neighborhoods and commercial corridors with
context appropriate development, and redeveloping targeted commercial and existing mixed-use
hubs to better serve the needs of the community. For the first time in the history of Mount Pleasant,
the Plan is looking toward redevelopment and targeted infill as a major component of its future
managed growth. The importance of context sensitivity is more important than ever.

In response to public concern over the changing character of the community, the following land use
classifications have been modified from previous plans for Mount Pleasant. For example, residential
classifications rely more on the type of development and zoning code requirements, rather than on
an arbitrary density designation. Developed neighborhoods have been classified according to their
existing zoning and development patterns. Similarly, in previous plans, commercial land uses were
grouped all together under one category. In this Plan, commercial classifications have been
presented in multiple categories to better reflect differences in the style and scale of development
appropriate for given areas.
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Neighborhood Character Areas

Conventional Residential Neighborhoods
Description

Conventional Residential Neighborhoods consist of low-density single-family subdivisions, which
are a significant portion of the town’s existing development. Continuation of this development type
is appropriate on remaining large lots in these areas, in compliance with the requirements of
existing compatible zoning districts. These neighborhoods do not generally continue the grid and
block pattern found in the traditional core of Mount Pleasant but do tend to have internal networks
of cul-de-sacs and wide curvilinear streets. Accessory dwelling units are an appropriate use where
allowed by Town codes and neighborhood covenants.
Table 7-1: Belle Hall Neighborhood

Source: Google Street View 2017.

Recommendations
1. These areas allow for single-family detached residential development

2. Most homes sit in the middle of the lot with generous front yards and slightly deeper rear
yards. Side yards are typically consistent along a street so there is significant open space
between adjacent buildings.

3. Homes of a similar size, style, and value tend to be built in clusters within the subdivision.
Most homes are 1-2 inhabitable stories in height with more than 2,000 square feet of livable
space.

10/5/2020 DRAFT
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Source: Google Street View 2015.

4. Parking is provided on private driveways and in garages or car ports. Front and side loaded
garages are typical.
5. Open or green spaces are included in individual properties, retention or detention areas, or
in common features like golf
courses or neighborhood parks.
Passive green spaces - green spaces not
Passive green spaces and
intended for active recreation (area around a
additional park land equal to 30%
pond, for example)
of the site should be included in
Park Land – land designated for active or
new developments of this type.
6. Sidewalks are often absent in older
neighborhoods of this type, while
newer subdivisions may have
extensive sidewalk and trail
systems.

passive recreational use in the development of a
subdivision (playground)

7. Pedestrian and vehicular connectivity to other neighborhoods is typically limited and
should be improved where possible, including in future (re)development, to provide
alternate access to reduce congestion on collectors and major thoroughfares.
Figure 7-1: Typical Cross Section of a 25' wide neighborhood street.

8. Applicable Zoning Districts:
• Rural Residential (RR),
• Low-Density Residential (R-1 & R-2),
• Planned Development (PD)
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Traditional Residential Neighborhoods
Description

Traditional Residential Neighborhoods include a range of single-family housing types. Single-family
detached homes and attached townhouses or duplexes with individual external entrances are
appropriate in these areas. This development type is suitable where existing or as redevelopment
and infill, or as a transitional land use between commercial properties and Conventional Residential
Neighborhoods. Accessory dwelling units are an appropriate use where allowed by Town codes and
neighborhood covenants. Existing mobile home parks are included in this category. Regular lot
sizes, setbacks, and sidewalk connectivity are important elements in design of these neighborhoods.
Parking should be provided on private driveways and in garages.
Figure 7-2: Barquentine Dr.

Source: Google Street View 2015

Recommendations
1. These areas allow for mixed-residential neighborhoods containing single family detached,
single family attached (townhouses), patio homes, duplexes, and mobile home parks.
2. Houses are typically positioned in the center of the lot, with an equal front and back yard.
Yards and lots are typically smaller than in Conventional Residential Neighborhoods.

3. Most homes have dedicated parking areas on driveways or in side- or rear-loaded garages,
which may be attached to or detached from the house.

4. Building sizes may vary slightly within each block but most are 1-2 inhabitable stories with
about 2,000 square feet of livable space.
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Source: Google Street View 2015.

5. Parking should be provided on private driveways and in garages and is rarely
accommodated on street.

6. Open or green spaces should be included in retention or detention areas for the subdivision,
or in small-scale (1-5 acre) neighborhood parks. 30% of a new subdivision should be
dedicated to common passive green spaces or parks.

7. Sidewalks are often absent in older neighborhoods of this type, while newer subdivisions
may have extensive sidewalk and trail systems. Sidewalks should be provided by the
developer in new developments of this type, and retrofitted through Town programs in
older neighborhoods, as feasible.

8. Pedestrian and vehicular connectivity to other neighborhoods has been limited in the past
but should be improved wherever possible to provide alternate access and to reduce
congestion on collectors and major thoroughfares. New developments of this type shall be
interconnected with adjoining properties where possible.
Figure 7-3: Typical Cross Section of a 20’ wide neighborhood street.

9. Applicable Zoning Districts:
• Low-Density Residential (R-1 & R-2),
• Medium -Density Residential (R-3 & R-4),
• Townhouse (TH),
• Planned Development (PD)
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Settlement Community
Description

The primary purpose of the Settlement Community land use designation is to protect and recognize
the importance of the unique development characteristics of historic African-American settlements
and sustain their strong sense of place and community. These areas currently contain low-density
residential uses with few to no commercial uses, depending on the community. They exhibit a semirural character, often with significant tree cover. A hallmark of these areas is a subdivision pattern
and site plan features which are more organic and unique to each community. Future development
in these areas should be compatible with the existing land uses and development patterns within
the community.
Figure 7-4: Oliver Brown Rd.

Source: Google Street View 2015.

Recommendations
1. These areas allow for single-family detached homes, occasionally clustered in family
compounds. Lot sizes vary between communities and are not standard even within a unique
community.
2. There is usually no formal block or subdivision pattern, but internal private streets may be
present to provide access to some or all lots.
3. Houses are irregularly positioned on lots, having been developed and sited based on site
conditions rather than strict dimensional and setback standards.

Source: Google Street View 2015.
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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 7-5: Typical Cross Section of a 20’ wide neighborhood street.

10. Applicable Zoning District:
• Community Conservation (CC) (Inside Urban Growth Boundary)
• 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 communities are appropriate in these areas. Building heights must be context sensitive
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and provide transitions so as not to overwhelm adjacent existing developments of smaller scale
buildings.

Illustrated in Figure 5-7 in Midtown Mount Pleasant shows an excellent example of mixed housing
transitioning to single-family detached.
Figure 7-6: Midtown Mount Pleasant

Source: Google Street View 2018.

Recommendations
1. At present, many of these areas are primarily single use multi-family, but opportunities
should be taken to increase diversity of housing types within these areas, during any future
redevelopment, including an allowance for limited neighborhood commercial uses within
the development (to encourage creation of future new neighborhood hubs).
2. These areas allow for a mix of housing types within a single development, or area. Building
scale and design style of housing along a street or in a block should generally be consistent
with some variation to avoid monotony.
4. Houses are often positioned towards the front of the lot, with shallow front yards and a
deeper back yard. Different housing types should be intermingled throughout the
development.
5. Front porches and balconies are common along the main street.

6. This housing may have dedicated parking areas on driveways or in rear-loaded garages
which may be attached or detached to the house and accessed from alleys.
10/5/2020 DRAFT
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Source: Google Street View 2015.

7. Streets typically accommodate some on-street parking and many lots do not have
driveways or vehicular access from the local street, increasing the available parking on
street.

8. Open spaces should be provided throughout developments in an informal and passive
manner as well as through neighborhood recreation facilities and clubhouses, squares and
greens. These open spaces should be designed to be functional for the neighborhood,
protecting trees and providing public gathering places for local residents, potentially in
conjunction with a small commercial venue.

9. Sidewalks are standard in these areas and should be provided in any new developments of
this type. Walking trails should be designed to connect open spaces within a development,
as well as to connect with adjoining developments.

10. The loose grid-like street network, with a hierarchy and frequent connections creates open
connection for pedestrians and vehicle traffic to other neighborhoods.
11. Public transportation plans should be incorporated into future (re)development plans to
build a framework for transportation alternatives.
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Figure 7-7: Typical Cross Section of a 40’ wide neighborhood street

12.

Applicable Zoning Districts:
•
Low-Density Residential (R-1 & R-2),
•
Medium -Density Residential (R-3 & R-4),
•
Townhouse (TH),
•
Planned Development (PD), and
•
Multi-Family Residential (MF)
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Hubs, Activity Centers and Corridors
Character Area
Neighborhood Scale Commercial
Description

Neighborhood Scale Commercial allows for small concentrations of small-scale commercial uses
designed to serve a neighborhood area of approximately a quarter mile-radius. These areas are
within walking or bicycling distance from neighborhoods, so they may only need to accommodate
small amounts of parking for quick stops. Retail, office, services, and restaurant uses are
appropriate in these areas. Buildings should generally be smaller scale structures that fit in with a
single-family residential character.
This use corresponds with the location of many existing Hubs and is an appropriate use to
transition from more intense commercial uses to surrounding neighborhoods.

Recommendations

1. The commercial uses in these areas typically occupy only a quarter or half of the block.

2. Buildings are typically set to the sidewalk edge or may have a small lawn in front. Entrances
should be located on the main facade.
3. Architectural detailing shares many characteristics with residential architecture and
proportions including frequent windows, front entrances, porches, stoops, and/or
balconies. Most of buildings are 1-2 stories.
Figure 7-8: Pitt Street Business District

Google Street View 2018
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Source: Google Street View 2015.

4. Structures should have small parking areas behind the building; district parking may be
shared in small lots. Street parking is also an option for this type of development.

5. Open spaces in the form of neighborhood parks, plazas, linear parks, and greens are also
contributing uses in a neighborhood scale activity center. Protection of existing trees in the
site development process is expected.
6. Sidewalks are a necessity in these areas to promote walkability and ease of access to
commercial businesses.
7. Curb space for ride share or public transportation drop-offs should be considered.

8. These areas are intended to be pedestrian focused, with minimal automobile demand.
Figure 7-9: Typical Cross Section in a Neighborhood Scale Commercial Area.

9. Applicable Zoning Districts:
• Limited Office (LO),
• Neighborhood Commercial (NC) (as may be revised)
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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 mediumscale structures that complement the residential architecture of the town.

This use corresponds with many of the hubs identified in this plan. The community scale
commercial use is a suitable transition between town scale commercial and surrounding
neighborhoods.
Figure 7-10: 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.
5. Structures may just use on-street parking or may have small parking areas behind the
building - district parking may be shared in small lots and in some rare cases structured
parking may be required.
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Source: Google Street View 2015.

6. Open spaces in the form of neighborhood parks, plazas, linear parks, and greens should also
be part of the site deign to contribute public activity areas to the overall design. Protection
of existing trees in the site development process is expected.
7. Sidewalks are important in these areas to allow mobility to and from commercial
businesses.

8. Connection is typically good in these areas and pedestrian and vehicle traffic have no
problem reaching their destination. Every effort shall be made to enhance vehicular and
pedestrian connectivity to adjoining properties at the time of development or
redevelopment of a site.

9. The site design accommodates vehicular traffic, but well-designed pedestrian access to and
throughout the site and to adjoining areas is essential.

10. Public transportation plans should be incorporated into future (re)development plans to
build a framework for transportation alternatives.
Figure 7-11: Typical Cross Section of an Internal Street in a Community Scale
Commercial Development.

11. Applicable Zoning Districts:
– Neighborhood Commercial (NC),
– Office Professional (OP),
– Areawide Business (AB),
– Areawide Business-2 (AB-2), and
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Planned Development (PD)

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 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.

This use corresponds in many cases with defined redevelopment centers, to better accommodate
the evolving needs of the community as retail markets change in the coming years.
Figure 7-12: Johnnie Dodds at I-526.

Source: Google Street View 2019.

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.
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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 10-20foot setbacks. Entrances should be located on the main façade and accessible from the
sidewalk.

4. Architectural scale variesMid-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.
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Figure 7-13: Typical Cross Section of a 32’ wide street

10. Applicable Zoning Districts:
– Areawide Business (AB),
– Areawide Business-2 (AB-2),
– Office Professional (OP),
– Economic Development (ED), and
– Planned Development (PD)
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Mixed Use Centers (Boulevard Overlay District)

In the past, the town has encouraged redevelopment of long stretches of roadway corridors into
high-intensity, mixed-use development of an urban style to allow opportunities for growth
throughout the suburban area. This approach, however, has lost its appeal in the face of concerns
about overdevelopment along roadway corridors and the associated loss of community character.
This Plan shifts the direction away from this wholesale, linear high-intensity redevelopment and
focuses instead on supporting the creation of more compact community-building centers of activity.

Description

This concept is not new to Mount Pleasant. Mixed-use centers exist already throughout the town,
ranging from small neighborhood-serving locations, such as the Pitt Street commercial area or the
I'On commercial district, to larger community-scale centers, such as Seaside Farms or Six Mile
Marketplace. The concept is also called for in the 2014 Comprehensive Plan where they are
designated as mixed use “nodes.” Such centers are intended to be 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. These places could include uses ranging from a place of
employment or office, to grocery stores, restaurants or cafes, childcare facilities, barber shops,
parks, and the like, depending upon the scale of the mixed-use center and the type of existing
development nearby.

Mixed-use centers are valuable assets to a community for a number of reasons. They provide an
opportunity to strengthen the local community through social interaction while also capturing a
portion of household daily trips within the area, minimizing town-wide traffic impact on major
roadways. These can become vibrant centers because of the synergy created among compatible
commercial uses with comfortable public spaces near housing, with safe, walkable connections
between them.

Defining Hubs and Redevelopment Centers
Within this document, mixed-use centers are defined by their location, situation, and function
within the Town. The term “hub” is used to describe local mixed-use centers at the neighborhood
and community scale (as hereinafter described). Their main purpose is the support of the
surrounding neighborhoods and creation of community space.

The term “redevelopment centers” is utilized to define what are (typically) older commercial and
multi-family areas that may be approaching the end of the development cycle. By defining these as
redevelopment centers, the town is establishing a goal that the future redevelopment in these areas
is to capture the essence of the community hubs, providing community spaces along with business,
workforce/senior housing, and employment opportunities in any redevelopment scenario.

Given that the different areas may require different standards, the site-specific purpose, scale,
development criteria, and general design of new hubs and redevelopment centers will be
determined by future special area plans or mixed-use planned developments for the properties in
question. These plans will be completed with community engagement and input; will incorporate
zoning, design, market, fiscal and transportation analyses; and will identify uses that are desired
within the center. In addition, the plan should include identification of opportunities to improve
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connectivity throughout the site, and with adjoining areas, improving vehicular access and
walkability. The land uses for individual parcels in these redevelopment center areas will initially
be as shown on the District Maps; however, these could be modified in the future as special area
plans and mixed-use planned developments are completed.

Neighborhood Scale Hub

The most common and frequent scale for hubs should be the neighborhood scale hub. These
locations are small concentrations of destination uses like retail shops, small markets, delis,
cafés, places of worship, ballfields, playgrounds not to exceed approximately 6 acres in total
with individual buildings not exceeding a footprint of 3,000 square feet. Parking is included
in small well-landscaped lots and on street as either parallel or angled spaces.

In large neighborhoods, neighborhood scale hubs could occur as frequently as every quarter
mile. Existing neighborhood hubs are indicated on the District maps. However, designation
and creation of new neighborhood hubs should be considered in parts of town without
access to these local gathering places.

The buildings in a neighborhood scale hub should share site design and architectural
character, scale, height, and massing with the adjacent residential development.

Appropriate Land Use Types for Neighborhood Hubs include Neighborhood Scale
Commercial, Open Spaces, Community Facilities, and Mixed Residential. See the District
Maps for details.

Community Scale Hub

The second most common and frequent scale for hubs should be the community scale hub.
These locations include moderate concentrations of destination uses like retail shops,
restaurants, grocery stores, larger parks or places of worship, as well as a residential
component. A community scale hub should be less than 100 acres with most individual
buildings having 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 on street and in medium sized
well-landscaped lots shared between the uses with small parking decks being appropriate
to increase useable open space for recreation.

Community scale hubs typically occur about every 3-5 miles within the community and are
typically located along secondary arterials.
The buildings in a community scale hub are larger than most residential architecture but
should still exhibit quality materials and an appropriate scale. Neighborhood scale
commercial uses and workforce/senior housing are encouraged at the perimeter of
community scale hubs to improve connectivity and walkability while providing transition
from nearby single-family homes to the larger structures at the core of a such a center.

Redesign of these areas is encouraged, where necessary, to include an interconnected,
gridded street network and blocks to improve the walkability and reduce conflicts between
adjacent uses.
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Appropriate Land Use Types for community scale hubs include all the land uses considered
appropriate in neighborhood scale hubs, plus Community Scale Commercial. See the District
Maps for details.

Redevelopment Center

The least frequent scale for mixed use centers should be the redevelopment center
designation. These areas identified in the District plans are already developed (or planned
for development) as (primarily) commercial centers. Growth management tools such as
building permit allocation and related policy measures should be used to limit residential
growth within any redevelopment areas. The primary focus shall be placed on enhancement of
commercial centers and continued pursuit of economic development opportunities. The
purpose of this designation is to guide any future redevelopment to more fully consider and
meet the various needs of the community, providing community spaces along with business,
workforce/senior housing, and employment opportunities in any redevelopment scenario.

These locations include concentrations of employment and destination uses like offices,
large employers, hospitals, hotels, retail shops, restaurants, grocery stores, large parks,
event centers, or places of worship. A redevelopment center may overall be more than 100
acres, but could appropriately be broken into smaller portions (comparable to community
hubs) out of necessity by existing infrastructure. Some individual buildings may exceed
100,000 square feet in total square footage (not footprint). Parking required for this scale of
center should be provided in large well-landscaped lots shared between the uses when
necessary, with parking decks being preferred to decrease the need for extensive parking
lots and increase useable open space for recreation and character retention.

Ideally, redevelopment centers would be 3-5 miles apart, but given the already -developed
nature of much of the Town, they may be closer, depending upon the location of major
transportation infrastructure. They are always located along primary arterial roadways
and highways. The two redevelopment centers designated in this plan exist at the
intersection of I-526 and Highway 17 (approx. 277 acres) and in the vicinity of Houston
Northcutt Blvd (approx. 175 acres).

The redevelopment center should be understood as a cluster of community and
neighborhood scale hubs. There may be opportunities for larger scale buildings under
closely defined circumstances (aggregating smaller parcels into one with greater acreage,
for instance), but the general building scale will compare with community scale hubs.
Pedestrian and vehicular connectivity with adjoining residential areas is vital to provide
transportation alternatives for nearby residents. Although redevelopment centers will be
designed as transit stops, it is also assumed that many uses within the center will likely rely
on access by car.

Neighborhood scale commercial uses and limited housing are encouraged at the perimeter
of redevelopment centers to provide a transition from nearby single-family homes to the
more intense activities at the core of a mixed-use redevelopment center. Corresponding
Land Use Types for redevelopment centers include all the uses in a community or
neighborhood center and Town Commercial. See the District Maps for details.
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General Mixed-Use Design Guidelines:
While all scales of centers would meet these basic criteria, the specifics should be determined by
the land uses, its location, and the type of roadways located within or adjacent to the activity center.
(Specific criteria are intended to be determined during the process of writing the codes and design
guidelines implementing these changes and through the special area plans created with the
community.) In all cases, the larger centers would also include the opportunities available in the
smaller ones, but not vice versa, since the type of center designation is determined by the
classification of commercial lands within it.
Guidelines and a generalized illustration are provided to be used during future special area
planning to ensure 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 residential
opportunities (to include minimum 30% workforce/senior housing) that enhance the
vibrancy of a center as a destination for existing neighborhoods.

2. Interconnectivity, both vehicular & bicycle/pedestrian, as appropriate, 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.

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 scale of center.

6. Individual buildings of varying scale that address the street with parking at the side or rear,
not a continuous façade.

7. Coordinated parking facilities that downplay use of the car within the center. Parking
should largely be hidden from view in structures, for larger centers, or behind buildings.
Significant landscaping should be included in surface lots.

8. Transit connections should be part of larger community hubs and redevelopment centers
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.
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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 structures (those with larger footprints) shall be
concentrated away from the edges of a hub or center and the scale of buildings will step
down to match any adjoining residential uses approaching the edge. At the edge, the
building height should match adjoining properties, while the height at the center would be
legally established and 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
any taller buildings are adequately set back from adjoining residential neighborhoods. For
example, a transition zone could be established where the allowed height of the buildings
would match the height of adjoining properties:

Or, another technique that could be used would be to set a standard based upon the extent
of the shadow that a taller building could produce:
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Techniques like these, and others, will be considered in the creation of the special area plans to
determine the most appropriate criteria and design guidelines for ensuring that taller buildings
are stepped back and more intense uses are situated away from the perimeter of the designated
center.
Table 7-2: Classification Criteria for Hubs and Redevelopment Centers
Neighborhood
Community
Redevelopment Centers

Purpose

Service Area

Serves daily
convenience needs of
surrounding area

Possible social and
recreational focal point
Primary service area is
½ mile – walking
distance
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Serves shopping needs of
community sub-area
Typically anchored by
grocery store

Potential for employment
and civic uses
Primary service area is 3
mile radius

Serves employment, shopping,
and social needs of area.
May include grocery store or
large format retail

Intended to primarily serve
employment uses, as well as
supporting commercial, civic,
service, and limited residential
uses
Serves entire community
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Access and
location

Typical Nonresidential
Uses

Typical
Residential
Uses

Typical Open
Space
Guidelines

Designed to encourage
walking & biking access
directly to and from
adjacent neighborhood
May be 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 attached housing
in mixed use buildings.

Subject to all site design
criteria and height
limits.

Public pocket park for
each 2 acres included in
the hub

Designed to facilitate
walking & biking access
directly to and from nearby
neighborhoods
Located along arterials
and/or collectors to
accommodate auto access
Transit and trail access
where available

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

Housing may account for
20% of the square footage of
the development and may be
either single family attached
or multifamily in mixed use
buildings. . Workforce or
senior housing will be
required to be 30% of the
total residential units.
Subject to all required site
design criteria and height
limits.

Activity zone adjacent to
retail and restaurants; public
plaza for informal gathering
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Designed to facilitate walking
& biking access directly to and
from nearby neighborhoods.

Located along arterials to
accommodate easy auto access
Transit accommodation

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

Housing may be single family
attached or multifamily in
mixed use buildings. The
maximum number of units will
be 1 unit per developable acre
for the total area of each of the
two redevelopment centers.
Workforce or senior housing
will be required to be 30% of
the total residential units. This
residential
development only be allowed
within these two centers as
part of Council-approved,
mixed use
planned developments (likely
including an associated Impact
Assessment)
Subject to all required site
design criteria and height
limits.

Activity zone adjacent to retail
and restaurants; public plaza
for informal gathering;
designated stage/gathering
area/mobile vendor
destination
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Development
Guidelines
Include

Blends with
surrounding context

On street parking, or
small shared lots

Attractive functional
pedestrian circulation

Should include place for
neighborhood activities

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029
Blends with surrounding
context

On-site surface parking,
shared lots where possible,
extensive internal
landscaping
Attractive functional
pedestrian circulation

Public plaza/gathering space
should be provided within
“core”
3 stories along public streets
and along any adjoining
single-use residential areas.

Height
Guidelines

1-2 stories

Recommendations

Where allowed by the
Height Map, “Step-back”
Building Design Required
Above Three Stories. For
any buildings within 50’ of a
public street which exceed
three (3) stories in height, the
façade of such additional
floors facing the street shall
be designed to be “stepped
back” behind the façade of
any story below at a ratio of
two (2) feet of building
setback for every one (1) foot
of additional building height
(i.e., in a “wedding cake”
fashion).

Addresses surrounding context
by transitioning from lower
intensity near the perimeter to
higher intensity near the
center of the site.
On-site shared parking in
surface lots and structures
Attractive, functional
pedestrian circulation

Larger scale plazas and paths
High-quality architecture

3 stories along public streets
and along any adjoining singleuse residential areas.
Where allowed by the Height
Map, “Step-back” Building
Design Required Above Three
Stories. For any buildings
within 50’ of a public street
which exceed three (3) stories
in height, the façade of such
additional floors facing the
street shall be designed to be
“stepped back” behind the
façade of any story below at a
ratio of two (2) feet of building
setback for every one (1) foot of
additional building height (i.e.,
in a “wedding cake” fashion).

1. Create special area plans for each of the redevelopment centers designated in this Plan that
will address character, uses, design criteria and context of development.

2. Create commensurate zoning in the town's codes and design guidelines to guide
redevelopment of these areas, involving the public to identify specific criteria and
requirements.

3. Work with landowners and developers or properties in proposed mixed-use centers to
design projects meeting the intent of this land use classification.

4. Work with adjacent landowners and communities to identify and create appropriate
linkages to all mixed-use centers to increase accessibility and tie neighborhoods together.
5. Provide incentives to encourage redevelopment, 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 these mixed-use areas with
accommodations for public transit, bicyclists, and pedestrians.
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7. Prioritize the development of a special area plan for the Republic Tract community scale hub
on Highway 41 at the Wando River, given its underdeveloped nature and the likely potential
for substantial future development.

Business & Industry
Description

The business & industry character area type supports the continued operation of the State Ports
Authority (SPA) and creation of a business hub near the East Cooper airport with warehousing,
light manufacturing, office, and distribution facilities. Campus or site planning is recommended in
these areas to ensure proper screening and transition from adjacent uses
Figure 5-16: Long Point Rd.

Google Street View 2015

Recommendations

1. Business and industrial areas are typically near lines of transit or ports and include
warehouses, manufacturing and production facilities, laboratories, and high-tech uses.

2. Industrial parks or campuses are potential development forms for industrial districts or
large lots.
3. Most industrial districts required significant land area to accommodate large format
buildings and sufficient buffers from adjacent non-compatible uses.

Google Street View 2015
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4. Streets are designed to adequately accommodate semi-truck and trailer traffic, including
pavement design that has efficient life-cycle costs for maintenance.

5. Sites are typically configured to meet the specific needs of the uses, but large format sites
maintain significant flexibility for reuse.

6. Office parks with auxiliary support uses (restaurants, gym, daycare) can also be appropriate
in economic development areas.
7. Public transportation plans should be incorporated into future development and
redevelopment plans to build a framework for transportation alternatives for workers
accessing commercial properties.
Figure 7-14: Typical Cross Section of a 100' industrial access right-of-way

8. Applicable Zoning Districts:
• Areawide Business-2 (AB-2),
• Economic Development (ED),
• Light Industrial (LI), and
• Planned Development (PD)

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 multifamily 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 areas, Patriot’s Point and Shem Creek, that serve as both
recreational and entertainment destinations. A third waterfront area is proposed for the Republic
Tract on the Wando River in the SC 41 Corridor
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Figure 7-15: 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,
mixed-use, 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, given the traffic and mobility challenges extant in this area,
particular attention to traffic amelioration is warranted to ensure minimum adverse impact
on area residents.

4. Shem Creek and the surrounding area serve as the heart of Mount Pleasant. Protection of
the “local” character of this area is paramount. In order to maintain this character, support
of local fishing industries is vital, and the continued operation of commercial docks and
land-side support services must be ensured. Local restaurants create opportunities for
residents and visitors to enjoy the lowcountry setting. Given the limited availability of
“waterfront”-designated property in this area, it should be utilized specifically to support
these water-based operations, and not for mixed-use or residential uses. Continuing
improvements to the Shem Creek Park will further enhance the public’s enjoyment and
appreciation of this unique resource.
5. The Republic Tract should be envisioned as a future community scale hub. Consideration
should be given to creating pedestrian linkages to adjoining properties, creating public
access to the waterfront, and construction of a possible public boat landing, as well as
commercial uses to meet nearby residents’ needs.
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Source: Google Street View 2015.

6. Multimodal transit should also be factored into the design of all waterfront areas with
accommodations for public transit (including water taxi services), ride-sharing services,
bicyclists, and pedestrians.
Figure 7-16: Typical Cross Section of waterfront street

7. Applicable Zoning Districts:
• Marine District (MD),
• Office Professional (OP),
• Areawide Business (AB),
• Light Industrial (LI), and
• Planned Development (PD)
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Community Facilities
Description

Community Facilities provide public and institutional support to the residents of the town. This
land use designates areas that are intended for use by federal, state, and local government agencies,
houses of worship, hospitals, schools, recreational and educational facilities. These uses are
included under the Activity Center Character Area because they are major destinations within the
community and require the same consideration as shopping or entertainment destinations related
to their impact on traffic generation and demand for parking. While it is valuable to designate lands
for Community Facilities, it can be difficult to determine in advance the locations of many public
and institutional facilities; until the land has been acquired by the agency involved, the land use
cannot be assured. Some public or institutional facilities are less compatible with residential areas
by nature – facilities such as water treatment facilities, outdoor storage (e.g., DOT lay-down yards),
and so forth need either remote locations or significant bufferting to reduce impacts on
surrounding homes.
The more community oriented gathering places are appropriate uses in the existing and proposed
Hubs.

Google Street View 2015.

Recommendations
1. These areas usually have buildings set back from the street and appropriately screened and
buffered from adjoining uses. Protection of existing trees in the site development process is
important.
2. Parking should be provided in the least environmentally sensitive areas and designed to be
adequate to accommodate parking on average days.

3. Public transportation plans should be incorporated into future development plans to build a
framework for transportation alternatives.
4. The primary function of these spaces is for support of the local community through the
various functions allowed. There should be minimal disturbance to natural features, and
structures should be designed to respect the adjoining properties, and the natural
conditions of the site.

5. Sidewalks and trails are appropriate in these areas. Internal networks should be designed to
connect to other regional trails or networks to provide safe access by bicycles or on foot.
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6. Permanent protection of properties for recreational uses should be prioritized to allow for
continued use by the residents of Mount Pleasant.
7. Applicable Zoning Districts:
• Public Institutional-1 (PI-1), and
• Public Institutional-2 (PI-2)
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Open Spaces Character Area
Conservation Open Space
Description

Conservation open space supports the protection of land without structures for the preservation of
natural areas and buffers between development. Wildlife preserves, trail networks, marsh and
wetlands, forests, buffers, ponds, and other passive recreation which are under public or private
ownership are appropriate in this category.

Source: Google Street View 2015.

Recommendations
1. Buildings should be historical in nature or designed to leave a minimal footprint on the
ecology of the site.

2. These areas usually have buildings set back from the street and hidden within the foliage.

3. Building style varies in these areas but usually have a historical appearance or are designed
to fit into their surroundings.
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4. Parking should be provided in the least environmentally sensitive areas and designed to be
adequate to accommodate parking on average days.
5. The primary function of these spaces is passive recreation and preservation of open space.
There should be minimal disturbance to natural features and recreation facilities or other
manmade structures should be designed to respect the natural conditions of the site.

6. Sidewalks and trails are appropriate in these areas. Internal networks should be designed to
connect to the Mount Pleasant Way, other regional trails or networks, and adjacent
neighborhoods.
7. Efforts should be made to connect parks, private buffer lands, and public open spaces into a
larger green network for the Town of Mount Pleasant.
8. Permanent protection of these properties for recreational or open space uses should be
prioritized to allow for continued use by the residents of Mount Pleasant.

9. Applicable Zoning Districts:
• Public Institutional-1 (PI-1),
• Conservation-Recreation-Open Space (CR-O), and
• Conservation-Open Space (CO)

Recreational Open Space
Description

Recreational open space supports the use of land for parks and structured recreational activities in
private or public ownership. Golf courses, recreation facilities, ball fields, athletic facilities, as well
as boat landings are appropriate in these areas. Nature Centers or interpretive landscapes with
structures are included in this category.
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Source: Google Street View 2015.

Recommendations
1. Building style varies in these areas but usually are designed to fit into their surroundings.

2. Parking should be provided in the least environmentally sensitive areas and designed to be
adequate to accommodate parking on the busiest days.

3. The primary function of these spaces is recreation and structured recreational activities.

4. Sidewalks and trails are appropriate in these areas. Internal networks should be designed to
connect to the Mount Pleasant Way, other regional trails or networks, and adjacent
neighborhoods.
5. Efforts should be made to connect parks, private buffer lands, and public open spaces into a
larger green network for the Town of Mount Pleasant.
6. Permanent protection of these properties for recreational or open space uses should be
prioritized to allow for continued use by the residents of Mount Pleasant.

7. Applicable Zoning Districts:
• Public Institutional-1 (PI-1),
• Conservation-Recreation-Open Space (CR-O)
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Gateways and Corridors (Overlay District)

Description
Design criteria for gateways and corridors are crucial to defining the outward appearance of Mount
Pleasant. The Gateways are the entryways to town, and as such define the visitor’s first impressions
of Mount Pleasant. Development along the corridors throughout Town has received a great deal of
attention recently due to the desire for improved landscaping and buffer requirements, as well as
the need to address setbacks and site-design standards. As a result, the landscaping, signage, design
of public spaces, and quality of development in these areas should reflect the commitment of the
Town to high-quality design, public spaces, and integration of the built with the natural
environment.

Recommendations
1.
2.
3.
4.
5.

Establish parameters for development within defined Gateways to ensure that the
development occurring in these areas projects the desired image for the Town.

Define streetscapes according to the primary function of the adjoining development, and
the functional classification of the streets serving the development.

Design developments at gateways and along corridors to minimize the removal of existing
mature trees from streetscape areas.

Site and space tree plantings to avoid conflicts with overhead and underground utilities or
lighting fixtures.
Coordinate efforts to locate utility lines underground when undertaking improvements to
the right-of-way to reduce the impact on views.
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6.
7.
8.
9.
10.
11.
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Retain and plant streetscape landscaping directly adjacent to sidewalks to help maintain a
pedestrian-friendly atmosphere wherever possible.

Screen parking areas from off-site views through a mixture of plant types, heights, and
shapes in cases where off-street parking is located adjacent to the right-of-way of an
arterial or collector street.

Ensure specialized design standards for both private signs and public wayfinding signs
are in place in the zoning ordinance.

Review existing corridor overlay districts, to determine if the codes can be streamlined
into one, also incorporating these recommendations.

Create a prioritized list of improvements so gateways and corridors capture opportunities
when redevelopment occurs.
Incorporate green infrastructure such as rain gardens, green roofs, bio swales, and
permeable pavements into public spaces within gateways and corridors.
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Rural Community Character Area
Rural Neighborhoods
Description

Rural Neighborhood supports the preservation of the traditional rural Lowcountry landscape.
Agriculture, forest, marsh, and rural estate residential on large lots, and small rural neighborhood
commercial such as general stores, farm markets, feed stores, or service/convenience stations,
institutional uses like schools, places of worship, or public facilities are appropriate uses in these
areas. These areas should respect the natural and agricultural heritage of the Lowcountry, and
minimal disturbance to existing landscapes should be prioritized.
Figure 7-17: Causey Pond Road

Google Maps 2015

Recommendations
1. Given the desired rural character of these areas, and lack of appropriate infrastructure, the
maximum residential density in Woodville & Paradise Island should be 1 home per 3 acres,
1 home per 10 acres on Cat Island, or 1 home per 25 acres at Guerins Bridge and beyond. In
any case, the minimum lot size should be one acre. (Note: Paradise Island is presently
served with public sewer.)
2. New buildings should be set back as far as possible from existing roadways and fields,
marsh, and forest should dominate views along existing corridors.
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Source: Google Street View 2015.

3. Off-street parking is available to residents in the form of driveways, parking lots, garages, or
car ports. On-street parking is typically not acceptable.
4. Open space should be preserved in these areas. There should be minimal disturbance to
natural features.

5. Sidewalks in these areas are rare however off-road trails or paths may be found and should
be encouraged.
6. These areas are connected to other neighborhoods via long roads that are typically not
pedestrian friendly and geared more towards vehicular traffic.

7. Applicable Zoning Districts:
• Rural Conservation-1 (RC-1) (as may be revised),
• Rural Conservation-2 (RC-2) (as may be revised),
• Planned Development (PD),
• Possible new Zoning Classifications, and
• Neighborhood Commercial (NC) (as may be revised)
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Agricultural & Forest Character Area
Agricultural/Forested
Description

Agricultural/Forested land is property that is utilized for normal activities associated with
agricultural and forestry operations- to include being actively farmed, managed for timber, or
utilized for related natural-resource based land uses. Buildings on the property would be those
related to the agricultural or forestry operations, to support sale of agricultural goods, or storage of
equipment. This land may be located in either the suburban or rural area and may be privately or
publicly owned.
Figure 7-18: Agricultural Forested Land

Within the suburban area, it is possible that these areas will not remain agricultural forever.
However, these lands are vital to the character of Mount Pleasant and help to define our
community. Future development plans should be carefully considered and defined within the
Cultural Core Special Area Plan, with an eye toward protecting the historical and cultural values of
the town’s agricultural past.
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Recommendations
1. Building style varies in these areas but usually are designed to fit into their surroundings.
2. Parking should be minimal and provided in the least environmentally sensitive areas.

3. The primary function of these spaces is continuation of agricultural and forestry practices.
4. Sidewalks are not appropriate in these areas, but internal pedestrian trails may be
appropriate to provide connection to adjoining properties.

5. Efforts should be made to prevent encroachment of development upon these areas, to
facilitate agricultural and forestry uses, and appropriate land management practices.

6. Given the existing and desired rural character of these areas where they are designated
outside the Urban Growth Boundary line, the density of development should be 1 unit per
25 acres. Within the Urban Growth Boundary line, future development patterns should be
based upon the standards established within the upcoming Cultural Core Special Area Plan.
7. Applicable Zoning Districts:
–
–
–

–

Community Conservation (Within UGB, if compatible with SAP recommendations)
Conservation-Open (CO)
new Agricultural District(s), and

Planned Development (PD)

PAGE 7-42 | LAND USE AND COMMUNITY DESIGN

10/5/2020 DRAFT

10/5/2020 DRAFT

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

8 MOBILITY ELEMENT

10/5/2020 DRAFT

MOBILITY ELEMENT | PAGE 8-43

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

10/5/2020 DRAFT

8.1 2006 TRANSPORTATION PLAN PROGRESS UPDATE
2006 Transportation Plan Projects and Improvements

A variety of projects have been completed since the 2006 Transportation Plan Update. These
include new roads, widening of existing roads, intersection improvements and roundabouts. These
projects all serve to meet the goals of improving system capacity and efficiency. Figure B-1 shows
the locations of these projects within the town’s transportation network.
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Figure 8-1: Project Locations

Source: Town of Mount Pleasant
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8.2 2018 EXISTING TRANSPORTATION SYSTEM DATA
Traffic Volumes

Road Name

2012

2013

20122013
Growth
Rate

Ben Sawyer Blvd
Bowman Rd (at
Mathis Ferry Rd)
Bowman Rd (US
17 and Chuck
Dawley)
Bowman Rd (East
of Chuck Dawley)
Center St
Chuck Dawley
Blvd
Coleman Blvd (US
17 to Vincent Dr)
Coleman Blvd
(Vincent Dr to
Chuck Dawley
Blvd)
Hamlin Rd
Houston Northcutt
Blvd
Hungry Neck Blvd
(Phase I)
I-526
Isle of Palms
Connector
Long Point Rd
(SPA to Wando
Park Blvd)
Long Point Rd
(Wando Park Blvd
to I-526)
Long Point Rd (I526 to Whipple
Rd)
Long Point Rd
(Whipple Rd to US
17)
Mathis Ferry Rd
(US 17 to Bowman
Rd)
Mathis Ferry Rd
(Bowman Rd to
Von Kolnitz Rd)
Mathis Ferry Rd
(Von Kolnitz Rd to
US 17)
McCants Dr
Rifle Range Rd
(Bowman Rd to
Venning Rd)
Rifle Range Rd (Six
Mile Rd to Hamlin
Rd)
Royall Ave
Six Mile Rd
State Highway 41
(US 17 to Joe
Rouse Rd)
State Highway 41
(Joe Rouse Rd to
Berkeley Co. Line)
US 17 (Ravenel
Bridge)
US 17 (Coleman
Blvd to Mathis
Ferry Rd)

33,200

34,000

2%

30,400

-11%

31,000

11,200

11,400

2%

10,300

-10%

13,400

2,000

2,000

0%

1,750

-13%

2,100

20%

26,700

-7%

5,100

24%

16,000

36%

5,200
8,100

5,300
8,200

22,600

23,000

33,200

34,000

31,400
4,300

32,100
4,400

10,800

11,000

44,600

48,800

12,900
16,700
10,500

25,100
24,900
16,200
13,200
16,200
14,700
5,000

13,100
17,600
10,700
25,700
25,300
16,500
13,400
16,500
15,000
5,100

14,700

15,000

2,800
3,000

2,800
3,100

11,800

12,000

19,300

19,700

75,500

82,600

12,100
42,400

12,300
43,400

2%
1%

2014

20132014
Growth
Rate

2015

4,500
7,400

2%

22,700

2%

30,400

2%
2%

2%

2%

-2%

12,200

-1%
-9%

4,600

-10%

13,300

-11%

18,300

2,400
5,200

11,400

-7%

19,400

9%

83,800
37,100

30%

15,000

12%

14,600

2,500

19%

1,900

-24%

34,400

29%

35,200

2%

-3%

2%

32,500
12,700

2%

57,300

3%

25%

1%

-3%

-14%

7%
6%

23,800

5%

32,900

2%

25,400
17,500
12,000
13,700

0%
9%
5%
2%
5%

1%

2.21%
5.45%
0.25%

0.5%

-1.02%

3.2%

2.31%

1.1%

1.04%

0.0%

-0.18%

4.5%

3.62%

20,400

13%

10.6%

23,100

24%

21.7%

17.08%

24,900

-2%

0.1%

0.00%

58,500

0%

0%

0.4%

-0.18%

-0.6%

9%

18,600

8%

3.0%

-25%

12,900

1%

-3%

3,900

-4%

13%

29,400

8,200

3%

18,000
18,500

5,800

Compound
Annual
Growth
Rate
20122017

18,900
28,100

18,100
12,300
14,200

2%
2%

-4%

3%

5.6%
2.5%
2.9%

2.3%

-1.93%
9.60%
5.58%
2.51%
2.28%

2.24%

3%

-1.3%

-1.40%

1%

-2.6%

-3.04%

4%

-2.3%

-2.60%

10%

-5%

12,700

0%

13,400

-4%
86%

2,700
5,900

13%
13%

2,100
6,000

-22%
2%

-4.9%
18.9%

-5.59%
14.87%

13,900

-3%

3.1%

2.81%

47,800

0%

22,400

1%

92,700

4,600

2%

12,600

2%

12,500

-2%

47,800

5,200

32%

-15%

-15%

7,600

23,900

9,400

13,100

6,000

2%

-2%

-11%
-10%

-8%

32,900

4,500

2,500
2,800

11,000

6.3%

5%

-10%

12,700

-3%

32,500

13,100
11,400

0.0%

2%

24%

-6%

11,800

1%

2017

23,400
16,600

Average
Annual
Growth
20122017

2016

92%

29,400

20162017
Growth
Rate

20152016
Growth
Rate

18,600

-11%

2%
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-9%

-12%

0%
3%

2%

1%

14,600

13,400

2%

52,500

24,900

2%
2%

6%

-9%

16,400

2%

13,200

9,700

17,800

2%

2%

-9%

-10%

23,500

2%

31,000

11,800

2%
2%

-11%
-7%

51,500

7,200

23,100

4,100

9%

5,600

-1%

-10%

10,000

5%

-10%

28,800

2%
2%

-15%

20142015
Growth
Rate

4,700

10,900

16%

15%

23,400

4%

24,800

11%

94,300

2%

96,800

15%
29%

14,400

10%

47,800

0%

10,600

2%
6%

-3%
6%
3%

-1.1%
-1.7%
-1.6%
5.3%
5.2%
3.3%
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-1.23%
-1.83%
-2.12%
5.14%
5.10%
2.43%
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US 17 (Mathis
46,100 47,400
3%
41,800
Ferry Rd to I-526)
US 17 (Isle of
Palms Con to SC
35,400 36,200
2%
32,500
41)
US 17 (SC 41 to
Fifteen Mile
28,900 29,600
2%
26,300
Landing)
Venning Rd
9,200
9,400
2%
7,800
Whilden St
5,100
5,200
2%
5,000
Whipple Rd
14,300 14,600
2%
14,900
Source: South Carolina Department of Transportation
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-12%

46,700

12%

45,800

-11%

37,300

42%

38,600

-10%
-17%
-4%
2%

44,500
9,200
5,000
12,600

37%
18%
0%
-15%

-2%

51,100

12%

2.5%

2.08%

3%

39,700

3%

7.9%

6.56%

55,900

26%

9,500
4,900
12,400

3%
-2%
-2%

50,900
10,500
4,100
13,000

-9%

11%
-16%
5%

9.1%
3.4%
-4.0%
-1.6%
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Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2015)
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2020 Level of Service (LOS)

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2020)
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2030 Level of Service (LOS)

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2030)
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2040 Level of Service (LOS)

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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2015 Travel Time Index for Commuters

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2015)
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Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2015)
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Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2015)
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2040 Travel Time Reliability

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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2040 Level of Service

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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8.3 ALTERNATIVE FUTURE SCENARIOS

Mobility Element Travel Demand Model Land Use Scenarios
2040

Boone Hall Traffic Analysis Zone

Land Use Scenarios

LU1

LU2

LU3

LU4a

LU4b

LU5

E+C using current SE
data set
2040 Needs Plan
(Scenario LU1 with
additional projects
required to attain
acceptable network
performance)
Scenario LU2 with
Current/Existing
County Comp Plan
Recommendations for
TAZs 503 and 550.
Scenario LU2 with
Current/Existing Town
Comp Plan
Recommendations for
TAZs 503 and 550.
Scenario LU2 with
New Town Comp Plan
Recommendations for
TAZs 503 and 550.
Scenario LU2 with
Compromise/Other
Scenario for TAZs 503
and 550
(Conservation, SFDU,
Mixed Use,
Special/New)
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Hamlin Farms Traffic Analysis Zone

Households

Population

Employment

Students

Households

Population

Employment

Students

0

0

118

1

1,052

2,415

113

514

0

0

118

1

1,052

2,415

113

514

24

66

118

1

2,628

6,044

113

514

1,800

4,950

118

1

2,234

5,138

113

514

24

66

118

1

1,067

2,454

113

514

380

1,045

187

1

1,391

3,199

127

514
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Assumptions

Average Household Size

Boone Hall Traffic
Analysis Zone
Hamlin Farms
Traffic Analysis
Zone

Calculations
Area

Boone Hall

Assumptions
Boone Hall is 600 acres
Average Household size is obtained from the neighboring
traffic analysis zones, since there is no household data for
the Boone Hall traffic analysis zone in the CHATS base SE
data set
Hamlin Farms is 394 acres
Average Household size based on CHATS SE data set.

Land Use Scenario

Calculation

County Comprehensive Plan: 1 unit/25 acres
Existing Town Comprehensive Plan: 3
units/acre
New Town Comprehensive Plan: 1 unit/25
acres
LU5 Scenario:

100,000 sq ft commercial

County Comprehensive Plan: 1-4DU/Acre
Existing Town Comp Plan: 3 DU /1 Acre
New Town Comp Plan: 1 DU / 25 Acres
LU5 Scenario:

20,000 sq ft commercial

1DU/1 Acres on 339 acres
Source:

2.3

*Average household size is multiplied by dwelling units to calculation population

1DU/1 Acres on 380 acres

Hamlin
Farms

2.75

Commercial Employment Calculation
US Energy Information Administration
Avg Sq Ft per Employee in Retail other than
Mall

43, 560 sq ft = 1 acre

PAGE 8-58 | MOBILITY ELEMENT

Notes

600/25= 24
600*3=
1,800
600/25= 24

* Scenario LU5 is the "what if" scenario. These
Land Use intensities and densities could be
anything the group decides most likely or viable.

69
Employees
380/1= 380

200 acres out of 600 set aside for conservation

14
Employees
339/1= 339

5 acres set aside for commercial development

394x4=1,576
394*3=
1,182
394/25= 15

200 acres out of 600 set aside for conservation
Use max dev potential of 4/1

50 acres set aside for conservation

Calculation
https://www.eia.gov/consumption/commercial/data/2012/bc/cfm/b2.php
1,450
20,000 / 1,450 = 14 additional employees in Hamlin Farms Traffic Analysis
Zone
100,000 / 1,450 = 69 additional employees in Boone Hall Traffic Analysis
Zone
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Model Scenario Results
Scenario 1

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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Scenario 2

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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Scenario 3

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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Scenario 4 (With Left Turns on Long Point Rd)

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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Scenario 4 (Without Left Turns on Long Point Rd)

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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Scenario 6

Source: Mount Pleasant Subarea Travel Demand Model (Analysis Year 2040)
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8.4 TRANSIT

The Figure below shows the existing and proposed hubs with the existing and proposed park and
ride lots overlaid on top. This shows where there is already established transit hubs and where new
ones can potentially be placed. Having park and ride lots in denser areas is beneficial because it
means that people can park in one area and take transit elsewhere as opposed to each driver
driving individually. From the map, it can be inferred where future park and ride lots should be
located should the proposed hubs develop. It can also be used to find where there are existing areas
that could benefit from park and ride lots as well.
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Source: Town of Mount Pleasant and CARTA
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8.5 ORIGIN DESTINATION PATTERNS

In order to better understand the travel patterns of motorists in Mount Pleasant an Origin Destination Survey was conducted in November 10th and 13-17th, 2017. The survey used
Bluetooth detectors placed in 13 strategic locations throughout the town to collect data on traffic
patterns. The application of Bluetooth to obtain traffic data is a rapidly growing method that allows
for safer and more efficient collection of data when compared to traditional methods of data
collection. Under this technology Bluetooth detectors placed along the roadways detect Bluetooth
signals as they pass by. The Bluetooth device is identified by its unique MAC address which is
truncated to six digits to protect privacy of the owner. When multiple Bluetooth detection sensors
detect a unique MAC address the location and times of those detections helps us to understand
travel patterns around town. While the exact route taken by the vehicle is not known the data still
provides greater understanding on what proportion of the traveling public is going to and from
certain areas and at what times of the day and week.

The results of the origin – destination survey provide key insights into the travel pattern of Mount
Pleasant residents and visitors. These patterns provide insight into how many people live and work
in mount pleasant, how many mount pleasant residents leave for work elsewhere in the region and
how many people come in to Mount Pleasant to work who live elsewhere in the region. Table XX
provides details on these patterns as identified through the survey data.
Figure following figures show the results of the survey as collected on weekdays. The dots on the
map represent the location of a data collection unit and the corresponding arrows provide an
indication of the percentage of vehicles registered at other collection locations.
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8.6 FUNDING SOURCES

Financial Feasibility of the 2040 Mobility Plan

An underlying principle in the development of the LRTP is to review the status of transportation
funding before finalizing the plan so that the plan is developed with the full knowledge of financial
resources. In the past, long-range plans were not required to be financially constrained, yielding
wish lists as opposed to realistic blueprints for the future. The current requirement of fiscallyconstrained plans requires that the costs of the projects be compared with estimates of anticipated
revenues to determine what can be funded in the year of expenditure dollars. A well-developed
LRTP considers the amount of funding available before lists are developed so that fiscal constraint
is not just a matter of how far down a list of projects the plan can go, but what projects yield the
best return for funds available. The LRTP has followed a process of fiscal constraint from the
beginning, with the early recognition of limited future financial resources.
The overall project costs for the proposed plan total approximately $425 Million and the total
estimated funding for the plan is $453 Million. The available funding by source is broken down as
follows:
•
•
•

Federal - $60.3 million
State/County - $149.5 million
Local - $243.8 million

This section details the funding sources and assumptions used in estimating the available funding
levels for the 2040 Mobility Plan. The various funding sources and their projected amounts are
providing the table below with detailed information on each finding source and key assumptions
following.
Table 8-1: Potential Estimated Transportation Funding (2018-2040)

Period

Federal
Guide
Share

Short -2020

$10,300,000

Long - 2040

$25,000,000

Mid - 2030

Featured
Projects

State / County

Sales Tax
Sales Tax
Annual
Annual
Allocations
Allocations
Pavement
Projects
Mgt

$2,700,000 $1,200,000

$900,000

C-Funds
$785,000

$25,000,000 $125,900,000 $4,000,000 $3,000,000 $2,000,000
$0 $4,000,000 $3,000,000 $2,000,000

Source: Town of Mount Pleasant and Charleston County
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CTC Funds
Pavement
Management

$1,050,000

Total State/
County

Impact
Fees

Local

Other Town
Funds

$5,585,000 $15,000,000 $16,800,000

$3,500,000 $134,900,000 $50,000,000 $56,000,000
$3,500,000

$9,000,000 $50,000,000 $56,000,000
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Total Local
$31,800,000

$106,000,000
$106,000,000
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Federal/Regional Funding Sources
Guideshare Funding

The Guideshare is the dedicated funding source for the Charleston Area Transportation Study
(CHATS) transportation projects. A set aside from this source is the enhancement funds. Other
federal, state, and local funds pass through SCDOT to CHATS on a project basis, but the only
constant, reliable funding sources are the Guideshare, Enhancement, and FTA transit funds.

Key Assumption

The CHATS Guideshare to Mount Pleasant has averaged $3,433,333 over the last five years.
A conservative approach was taken to reduce this amount to $2.5M a year taking into
consideration that the SC 41 project will soon be completed.

County Funding Sources

Local Option Sales Tax (Featured Projects)
Charleston county has enacted a local option sales tax dedicated to transportation improvements.
In November 2004, voters in Charleston County passed a referendum establishing a dedicated ½cent sales tax for transportation projects. The majority of (83%) of the receipts is earmarked to
maintaining and expanding transportation services in the county. A second ½-cent local option
sales tax was passed by Charleston County voters in 2016 and began in 2017 continuing for 25
years or until $2.1 billion is collected. This local county sales tax is the primary funding source of
the county for transportation projects of local significance.
Key Assumption

It was assumed that the Mount Pleasant portion of this local option sales tax would be used
to fund the SC 41 widening in Mount Pleasant a locally significant project for the Town.
Charleston County shows the SC 41 project as using 2nd half cent funds from 2018 to
completion in 2026.

Local Option Sales Tax (Annual Allocations)
Collected from the same Local Option Sales Tax Charleston County has enacted an Annual
Allocation Program that has historically set aside $10.5 million for six types of projects:
•
•
•
•
•
•

Resurfacing - $4 Million
Bike/Pedestrian - $1 Million
Local Paving - $2 Million
Intersection Improvements - $0.5 Million
Drainage Improvements - $0.5 Million
County Council/Public Works - $1 Million

The first Annual Allocation program began in 2005 and runs for 25 years until 2030. The second
program will begin in 2031 and run until 2042. Allocation project requests come from
municipalities within Charleston County, the South Carolina Department of Transportation
PAGE 8-102 | MOBILITY ELEMENT
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(SCDOT), Charleston County Parks and Recreation Committee (CCPRC), Charleston County Aviation
Authority, Charleston County Public Works Department, Berkeley-Charleston-Dorchester Council of
Governments (BCDCOG), and the Charleston County School District. Transportation Development
staff conducts a cost/benefit analysis of the requested projects and then make a recommendation of
funding to County Council. All TST Annual Allocation Projects must be approved by Council.
Key Assumption

Based on historical amounts and discussions with Town staff it was assumed that the Town
would receive $400,000 annually in Annual Project Allocations and $300,000 a year in
Annual Allocations for paving projects.

C-Funds Funds allocated to each county by South Carolina Department of Transportation (SCDOT)

to each County Transportation Committee for transportation improvements. The formula for
distribution of the funds that accrue from state user fees (e.g., fuel tax, licenses, or registration fees)
has not changed since 1946 and is based 1/3 on population, 1/3 on rural road miles, and 1/3 on
physical size of the communities. The funds must be used for transportation purposes, and 25
percent must be used on state highways. Each County Transportation Committee selects the
projects and the money is typically used for intersection improvements, small capital projects, and
maintenance.
Key Assumption

Since 2010 C-Funds to the Town of Mount Pleasant have averaged $211,811. A conservative
estimate of $200,000 per year was used for future estimates.

Local Town Funding Sources

The primary source of revenue for the Town to use in delivering transportation projects are impact
fees specifically the Transportation Impact Fee Program. This impact fee is collected from new
development based on a schedule adopted in the Town Ordinances and used to fund a number of
the projects identified in the 2040 Mobility Plan.
Key Assumption

It was assumed that the Town would receive $5M in Transportation Impact Fees on an
annual basis throughout the life of the plan.
Other sources of funds the Town receives include, approximately $1.5M a year from its Hospitality
Tax, $0.5M a year from it’s Accommodations Tax, and $1.3M a year from millage and $2.3M a year
from the fund balance into its General Fund. These funds and other sources comprise the Other
Town funds column available for use on transportation projects.
Key Assumption

Other local funds available for transportation projects are projected to be $10.6M a year
through the life of the plan.
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The following pages include data pertaining to the nine elements of the Plan. This information
forms the underlying basis for the conversations and discussions that were held throughout the
development of this Plan.
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10.1 ACCESS MANAGEMENT PRACTICES

Access management balances access to property with the safe and efficient flow of traffic. Access
management is a coordinated process that controls the location, spacing, design, and operation of
driveways and street connections. Corridors with poor access management often have higher crash
rates, greater congestion, and more spillover cut-through traffic on adjacent residential streets.
Access management is not a one-size fits all solution, and the availability of techniques include
limiting the number of driveways, installing medians with adequately spaced openings, improving
intersections, and deploying transportation technologies such as signal systems, dynamic message
signs, and emergency vehicle preemption. Access management is especially useful as a lower-cost
solution to improving operations in corridors with limited rights-of-way, as solutions generally
work within the existing cross-section. These practices should be considered on Mount Pleasant’s
wide boulevards and regional connections to preserve mobility and travel efficiency.

Level of Effort: Moderate
Status: Currently in Use

For more information:
Federal Highway Administration – Access Management
https://ops.fhwa.dot.gov/access_mgmt/
Federal Highway Administration – Proven Safety Countermeasures
https://safety.fhwa.dot.gov/provencountermeasures/corridor_access_mgmt/

10.2 CAPITAL IMPROVEMENT PROGRAM (CIP)

The Town of Mount Pleasant’s definition of their Capital Improvement Program (CIP) is: “A 5-year
or longer plan for investment in assets (property owned by the Town of Mount Pleasant) with a long
service life, such as buildings and machinery, typically including a list of projects, priorities, estimated
costs, identification of resources, and a time schedule for completion.” A CIP provides a mechanism to
connect a locality’s Comprehensive Plan to tangible capital investment. The Government Finance
Officers Association provides a simple and effective overview of a typical CIP process at
http://www.gfoa.org/capital-improvement-planning-budgeting-resource-center.
A CIP is an implementation tool—namely, a short-term plan to implement long-term vision that is
linked to City Council policies, plans, and goals. The document itself provides a written accounting
of current, ongoing, and planned construction and/or purchase of capital projects and
improvements, allows for tracking of projects, and identifies funding sources. A CIP provides a
mechanism to communicate the tangible benefits of public investment in capital facilities to the
public.
The CIP typically includes:
•

•
•

A definition of a Capital Improvement Project (non-recurring expense, useful life over “x”
years, cost over “x” dollars)
Often developed by a multi-disciplinary technical team/process
Sometimes involves an external stakeholder group, particularly when a bond election is
necessary
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•

•
•
•

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

CIPs come in a variety of forms:
o One-year plan – i.e., capital budget
o Multi-year capital improvement plan/program
o Long-term Public Facilities Plan approach that can feed into a CIP
All major costs are identified: land, design, construction, contingencies/post-construction.
Occasionally includes operating cost impacts.
Timing of projects are indicated: current fiscal year, near term (5-year), long term (10year), and phased projects
Prioritization can be articulated using criteria

The connection between the CIP, the Comprehensive Plan, other related Mount Pleasant plans, and
long-term facility planning can be strengthened. Capital investment takes the form of maintenance
and replacement as the Town builds out, but it can also be used strategically for catalytic projects
that promote specific objectives.

The Town of Mount Pleasant publishes a 5-year Capital Improvement Program. Per the Town’s CIP:
“The CIP's first year, the capital budget, is the only appropriated year and subsequent years provide a
plan for addressing future infrastructure needs with projected expenditures and resources.” The
Town utilizes a CIP Development Team to review and analyze capital improvement requests and
needs. The Team evaluates projects according to ten criteria:
1. Quality of Service
2. Consistency with Comprehensive Plan and Town Council Vision
3. Availability of Alternative Financing Sources
4. Mandates or Other Legal Requirements
5. Documented Community Environmental Quality (External)
6. Extent of Impact
7. Project Readiness
8. Operational Budget Impact
9. Health and Safety (Internal)
10. Project Linkage
Level of Effort: Easy
Status: Currently in Use

For more information:
2017 Capital Improvements 5-year Plan
Mount Pleasant 2018 Adopted Operating Budget & Capital Improvement Program
GFOA resource center
http://www.gfoa.org/capital-improvement-planning-budgeting-resource-center
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10.3 COMMUNITY DEVELOPMENT BLOCK GRANT
PROGRAM (CDBG)

The Community Development Block Grant (CDBG) program is a flexible program that provides
communities with resources to address a wide range of unique community development needs.
Beginning in 1974, the CDBG program is one of the longest continuously run programs at HUD. The
CDBG program provides annual grants on a formula basis to 1209 general units of local government
and States.
•

•

•

•

CDBG Entitlement Program provides annual grants on a formula basis to entitled cities and
counties to develop viable urban communities by providing decent housing and a suitable
living environment, and by expanding economic opportunities, principally for low- and
moderate-income persons.

CDBG State Program allows States to award grants to smaller units of general local
government that develop and preserve decent affordable housing, to provide services to the
most vulnerable in our communities, and to create and retain jobs.
Section 108 Loan Guarantee Program is the loan guarantee provision of the CDBG Program
and provides communities with a source of financing for economic development, housing
rehabilitation, public facilities, and large-scale physical development projects.

The Neighborhood Stabilization Program provided grants to communities that suffered
from foreclosures and abandonment to purchase and redevelop foreclosed and abandoned
homes and residential properties. Congress authorized NSP grants between 2008 and 2011;
no new funds are available.

The CDBG program works to ensure decent affordable housing, to provide services to the most
vulnerable in our communities, and to create jobs through the expansion and retention of
businesses. CDBG is an important tool for helping local governments tackle serious challenges
facing their communities. The CDBG program has made a difference in the lives of millions of
people and their communities across the Nation.

The annual CDBG appropriation is allocated between States and local jurisdictions called "nonentitlement" and "entitlement" communities respectively. Entitlement communities are comprised
of central cities of Metropolitan Statistical Areas (MSAs); metropolitan cities with populations of at
least 50,000; and qualified urban counties with a population of 200,000 or more (excluding the
populations of entitlement cities). States distribute CDBG funds to non-entitlement localities not
qualified as entitlement communities.

HUD determines the amount of each grant by using a formula comprised of several measures of
community need, including the extent of poverty, population, housing overcrowding, age of
housing, and population growth lag in relationship to other metropolitan areas.

A grantee must develop and follow a detailed plan that provides for and encourages citizen
participation. This integral process emphasizes participation by persons of low or moderate
income, particularly residents of predominantly low- and moderate-income neighborhoods, slum or
blighted areas, and areas in which the grantee proposes to use CDBG funds. The plan must provide
citizens with the following: reasonable and timely access to local meetings; an opportunity to
review proposed activities and program performance; provide for timely written answers to
RESOURCES FOR MORE INFORMATION | PAGE 10-4
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written complaints and grievances; and identify how the needs of non-English speaking residents
will be met in the case of public hearings where a significant number of non-English speaking
residents can be reasonably expected to participate.

Over a 1, 2, or 3-year period, as selected by the grantee, not less than 70 percent of CDBG funds
must be used for activities that benefit low- and moderate-income persons. In addition, each
activity must meet one of the following national objectives for the program: benefit low- and
moderate-income persons, prevention or elimination of slums or blight, or address community
development needs having a urgency because existing conditions pose a serious and immediate
threat to the health or welfare of the community for which other funding is not available.

Type of Tool: Funding

Level of Effort: Moderate
Status: Previously Used and Enabled/Currently in Use

For More Information
U.S. Department of Housing and Urban Development CDBG Program
https://www.hud.gov/program_offices/comm_planning/communitydevelopment/programs
HUD Exchange | CDBG Tools
https://www.hudexchange.info/programs/cdbg/cdbg-ta-products/#all-products

10.4 COMMUNITY RATING SYSTEM

The Community Rating System (CRS) is a voluntary program managed by the Federal Emergency
Management Agency’s (FEMA) National Flood Insurance Program (NFIP) and implemented at the
community level. The program incentivizes reducing the risk of damage from floods in the
community.

When a participating community undertakes activities from a CRS approved list of nineteen actions
designed to reduce flood damage to insurable properties, the community receives several credits.
The nineteen activities are thematically grouped in four categories: Public Information, Mapping
and Regulation, Flood Damage Reduction, and Warning and Response.

Accumulating credits leads to a community designation as one of 10 CRS Classes. Achievement of
each CRS Class designation results in a specific reduction of NFIP premiums for individual property
owners. There is a premium reduction both in Special Flood Hazard Areas (SFHAs), which includes
all the various FEMA categories of floodplains, as well as for the rest of the community. In 2009,
Mount Pleasant achieved a CRS Class 6, entitling NFIP SFHA premiums to a 20% discount, and NFIP
Non-SFHA premiums to a 10% discount.
Table 10-1: CRS-Based NFIP Premium Reduction

10/5/2020 DRAFT

Class

Points

1
2
3
4
5
6

4,500
4,000
3,500
3,000
2,500
2,000

SFHA Premium
Reduction
45%
40%
35%
30%
25%
20%

Non-SFHA Premium
Reduction
10%
10%
10%
10%
10%
10%
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7
8
9
10

1,500
1,000
500
0

15%
10%
5%
0

10/5/2020 DRAFT
5%
5%
5%
0

The CRS Class rating can be a competitive advantage for the community when marketed to
developers, businesses that own or insure their own lands, and homebuyers. The activities required
to achieve the rating can also save the town money by reducing the risk to town-owned assets or
the cost of emergency services in recovery after a flood. Many of the activities also serve community
goals, from environmental protection and resiliency to fiscal responsibility. They also help achieve
state requirements for the protection of the Chesapeake Bay.
Level of Effort: Moderate for individual actions, Challenging for overall effort.
Status: Currently in Use

For more information:
FEMA: Community Rating System Fact Sheet (June 2017)
https://www.fema.gov/media-library-data/1507029324530082938e6607d4d9eba4004890dbad39c/NFIP_CRS_Fact_Sheet_2017_508OK.pdf
FEMA: Document including October 2017 CRS Classes for all communities (October 1 2017)
https://www.fema.gov/media-library-data/150324036068330b35cc754f462fe2c15d857519a71ec/20_crs_508_oct2017.pdf
FEMA: Master list of activities and possible points from the CRS Manager’s Handbook:
https://static1.squarespace.com/static/5644e871e4b0ab88c6bd74c8/t/5914ab63bebafb1e933da
88e/1494526819358/CRS+Master+List+of+Elements+2017+Manual.pdf

10.5 COMPLETE STREET DESIGN MANUAL

Complete Streets are streets that safely accommodate all users, whether they are in a vehicle, riding
transit, on foot, or riding a bike. They should be comfortable and enjoyable to use for people of all
ages and abilities, and the focus should be placed on transporting people, rather than moving as
many cars through the corridor as quickly as possible. The first step toward achieving a balanced
townwide transportation system is to adopt a complete streets policy that requires all future
roadway construction and improvement projects to accommodate bike and pedestrian travel.
Implementing this policy often requires the creation of a design manual that lays out guidelines and
examples of ways to integrate multimodal facilities on the town’s streets in an appropriate local
context.

While many cities create their own design guide, it is possible to adapt standards from the National
Association of City Transportation Officials (NACTO) or American Association of State Highway and
Transportation Officials (AASHTO) existing guidelines as appropriate. The City of Norfolk took this
approach when it adopted its complete streets policy in 2016**.
Level of Effort: Easy
Status: Previously Used and Implemented
For more information see:
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Complete Streets Resources from Smart Growth America
https://smartgrowthamerica.org/resources?resource_type=presentation&authors=&category_nam
e=complete-streets&s=
North Carolina Complete Streets Planning and Design Guidelines
http://www.pedbikeinfo.org/pdf/PlanDesign_SamplePlans_CS_NCDOT2012.pdf

10.6 COMPREHENSIVE FACILITIES MANAGEMENT
PROGRAM/ASSET MANAGEMENT SYSTEM

A Comprehensive Facilities Management Program or Asset Management System would address the
needs of municipal departments by identifying the quantity and quality of fixed assets owned and
operated by the City. Documentation would include conditions of roadways, utilities, vehicles,
buildings, and other related facilities. A program or system would include the following
components:
•
•

•
•
•

An inventory of assets, including amount and current conditions
Maintenance standards by asset class for comparisons between the current condition of the
asset and an objective standard, thus allowing for identification of need
An evaluation of current conditions relative to standards and priorities
Identification and development of funding policies and appropriate revenue sources
Connection with the Capital Improvement Program (CIP)

The primary purpose of the CMP is to:
•
•

•

Protect investments in capital facilities
Provide for continued, uninterrupted, usable facilities that support the provision of public
services to ensure public health, safety, and welfare
Establish the connection between maintenance of capital assets and long-term capital
funding priorities articulated in the CIP

An asset management system provides an objective mechanism to identify and schedule funding
needs. It typically involves a numeric rating scale, oftentimes an index. One commonly used
example is a Pavement CIP. Asset management programs in general benefit public infrastructure
systems by improving decision making due to better information about capital assets, and by
improving relationships with governing bodies, ratepayers/tax payers, and other stakeholders
because of the defensible information available on infrastructure needs and need for
improvements.

Examples: The Town’s Comprehensive Maintenance Plan (CMP) highlights the importance of
capital maintenance and replacement so these needs can be addressed in a timely and coordinated
manner.
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Specific examples of using comprehensive asset management systems are provided below 3:
Sacramento Regional County Sanitation District (482,000 customers):

In implementing its asset management approach, managers at the Sacramento
Regional County Sanitation District reassessed a proposed investment in new
wastewater treatment tanks and decided on a less expensive option, thereby saving the
utility approximately $12 million. During this reassessment, managers found that
increasing preventive maintenance on existing tanks would lower the risk of shutdown
more cost-effectively than adding a new set of tanks. Utility officials commented that
their implementation of asset management helped change their decision-making
process by, among other things, bringing together staff from different departments to
ensure more complete information, and more effectively using the data to understand
investment options.

Orange County Sanitation District (2.3 million customers):

The Orange County Sanitation District estimated the overall savings it will achieve
using comprehensive asset management. Specifically, an engineering firm projected
that asset management would reduce life-cycle costs for the Sanitation District by
about $350 million over a 25-year period. Among other data, the engineering firm used
the utility’s available operating expenditure information (operations, maintenance,
administration, and depreciation data) and capital improvement program
expenditures (growth/capacity, renewal/replacement, and level of support data) to
model the projected life-cycle cost savings.

Level of Effort: Challenging: Requires a comprehensive analysis of all facilities. Typically
conducted by an outside consultant.
Status: Ongoing
For more information:
See GFOA for a summary and best practices of Capital Asset Management
http://www.gfoa.org/capital-asset-maintenance-resource-center

10.7 CONSERVATION EASEMENT

A Conservation Easement restricts the use and development of a piece of property to protect the
natural or cultural resources it contains. The property rights are transferred to a public agency or
private entity that has the legal authority to manage and oversee compliance with the conservation
easement, which can include preservation or repair of the condition of the land. The entity, often a
community land trust, is said to “hold” the conservation easement. A conservation easement
remains attached to the affected property even if the property is sold to a new owner.

An easement conserving wild habitat may require protection of native vegetation and prohibit
development of the property. An easement conserving farmland may require good stewardship of

U.S. General Accounting Office (GAO), Water Infrastructure: Comprehensive Asset Management Has Potential
to Help Utilities Better Identify Needs and Plan Future Investments, March 2004.
(http://www.gao.gov/new.items/d04461.pdf.)

3
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soil quality and prohibit subdivision of the land for sale to homebuilders. An easement protecting
water quality may prohibit the use of fertilizers, pesticides, or impermeable surfaces.

Property owners receive an incentive for placing conservation easements on their property
through tax credits. The benefit can also alleviate the pressure to sell to developers of more intense
uses as regional property values rise.
Level of Effort: Easy
Status: Currently in Use

For more information see:
Land Trust Alliance
https://www.landtrustalliance.org/what-you-can-do/conserve-your-land/questions

Conservation Tools.org – The Pennsylvania Land Trust Association
https://conservationtools.org/guides/19-conservation-easement

10.8 COST-BENEFIT ANALYSIS

A Cost-Benefit Analysis monetizes the benefits and costs in a common unit of measurement
(typically dollars) in present-day value. This process of comparing expected benefits and costs
allows decision-makers to evaluate trade-offs between alternative investments or between a
“build” and “no build” situation and is typically used to evaluate the trade-offs of specific capital
investments. Benefits can include direct job creation, spin-off job creation, effects on income and
spending power, public revenues, additional private investment, increased land value, and the
magnitude of the catalytic effect of the investment. Benefits are typically quantified using different
methodologies, such as economic impact analyses and comparative analysis of costs savings of
build/no-build scenarios. Costs in the cost-benefit equation are more easily quantified as direct,
one-time capital investments, as well as ongoing operating impacts with attention paid to funding
sources. Cost-Benefit analyses typically do not include the same type of public cost and revenue
analysis as a fiscal impact analysis.
The primary purpose of a cost-benefit analysis is to provide objective data to assist in decision
making particularly for investments. Often used for evaluation of capital investments, a CBA can
also be used to evaluate the implementation of a new program or to evaluate the continuation of
one.
The analysis includes quantifiable results, with a comparison between a scenario with the
investment or program, and a scenario without.

With a moderate level of effort, a CBA can be conducted in-house with internal resources. Or, when
more complex analysis is required, a consultant can be useful. Use of a consultant typically provides
a level of objectivity that may be perceived as not present with a staff-conducted study.

Mount Pleasant anticipates embarking on a related economic and fiscal impact analysis of
downtown redevelopment that includes the potential relocation of public facilities. While this is
different from a true Cost-Benefit Analysis, this effort will provide decision makers additional data
to consider when debating investment of public funds.
10/5/2020 DRAFT
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Level of Effort: Moderate
Status: Currently in Use

For more information:
http://www.evidencecollaborative.org/toolkits/cost-benefit-analysis
http://www.wsipp.wa.gov/BenefitCost (program evaluation)

10.9 DEED RESTRICTION

A deed restriction often considered a “restrictive covenant,” is a private sector tool that sets
additional rules on the use and improvement of a property. The restriction is attached to the deed
or title and generally cannot be removed by a new owner. Some other entity, often a neighborhood
or a homeowner’s association, holds the right to enforce the restriction. Restrictions may be
explicit, or, especially in the case of a homeowner’s association, may refer to a master list on
another recorded legal document. Restrictions may require or prohibit action on the property.
Level of Effort: Easy - Moderate
Current Status: In Use

For more information:
https://definitions.uslegal.com/d/deed-restrictions/

10.10

DESIGN GUIDELINES OR REGULATIONS

Design Guidelines are voluntary standards that describe the preferred form and characteristics of
different types of development. The guidelines themselves may include building materials,
architectural styles, placement of buildings, and site design. They also may include preferred but
not required standards, like street lights, paint colors, signage, and any other.

Local governments use guidelines to inform developers and residents of the style they envision for
the community. Guidelines may be directed at new development or at maintaining a certain
character in existing development. Design guidelines are a stand-alone document, separate from
the zoning and development ordinance. They are non-regulatory and are usually implemented
through a board or commission who uses the guidelines as a review tool for submitted plans.

To be effective, design guidelines should be compatible with the required regulations that are in
effect on any given site. Greater conformity can be achieved if the guidelines are clearly set out
through descriptions and visual examples. Design guidelines are useful in areas where aesthetic
considerations matter. Historic areas and traditional downtowns or “Main Streets” may benefit
from having the preferences of the town explicitly set out in this way. Design Guidelines are also
very useful in residential areas where binding architectural standards have not been allowed by the
Commonwealth.
Level of Effort: Moderate
Status: Currently in Use (Historic District Design Guidelines)

For more information see:
Mount Pleasant Historic District Guidelines
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DESIGN REGULATIONS

Design regulations are like design guidelines, except they are binding standards for development. They
are tools to regulate form and character and should be carefully considered to ensure the community
has legal authority. Design regulations are typically in a stand-alone document outside of the zoning and
development ordinance.
Mount Pleasant has used Design Regulations in throughout its commercial areas for a number of years.
The lesson learned from implementing these regulations for a few years is the importance of flexibility
to respond to the market while maintaining design quality.
Level of Effort: Challenging
Status: Currently in Use

For more information see:
Mount Pleasant Design Review Board regulations

10.12

DEVELOPMENT STANDARDS

Development Standards help regulate the specific design of a development and are typically
included as part of a zoning ordinance or unified development ordinance. Where a subdivision
ordinance regulates the dividing of land into smaller parcels, and a zoning ordinance regulates use
and density, the development standards provide more detailed design regulations for particular
development components, including:
•
•
•
•
•
•
•
•
•

Parking
Landscaping
Open Space
Neighborhood Compatibility
Signs
Fences and Walls
Exterior Lighting
Building Form
Sustainable Development Incentives

Any specific regulation within the development standards may be:
•

•
•
•

Universal (e.g. all development may need to protect or replace certain types of trees),

Differentiated by type of development (e.g. a movie theater may have a higher parking
requirement than a storage warehouse),

Differentiated by zoning district (e.g. exterior lighting may be more tightly controlled in a
residential zoning district), or

Differentiated by the surrounding built context (e.g. commercial loading bays may need to
be screened from view from adjacent residential buildings).

Some of the design character differences between zoning districts may actually be set out in
development standards.
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Level of Effort: Moderate
Status: Currently in Use

For more information:
Mount Pleasant Zoning Ordinance

10.13

ECONOMIC INCENTIVE PROGRAM

Economic incentives are often employed to stimulate economic development. Incentives are
typically thought of as financial incentives, where the private sector is subsidized at some level to
stimulate economic development activity. This is the standard definition; there are other incentives
that may be more in-kind than direct financial subsidy but still provide a financial or economic
benefit. A range of incentives include:
•
•
•
•
•
•

•
•
•
•

Control, use, and pricing of utilities and utility hook-ups
Expedited processing for desired projects
A “one stop” ombudsman process
Cost sharing for off-site and on-site improvements
Provision or assistance with parking
Mechanisms to pay or contribute to infrastructure costs, such as special benefit or taxing
districts or reallocation of resources to an area
Expediting capital budgeted projects
Cooperative training of a labor force for individual operations
Property tax incentives, including tax abatement and phasing of investment in
improvements
Land assembly and provision of property at reduced cost or through long-term lease
arrangements

The purpose for economic incentives is to spur economic investment activity to increase value and
wealth in a manner that eventually exceeds the public subsidy or investment. One of the most
common forms of economic incentive is tax abatement. This is the practice of either agreeing to
reduce tax obligations (more commonly real estate tax, but occasionally sales tax) to provide cost
savings for the property owner.

A related incentive is Tax Increment Financing. Instead of a locality fully forgoing tax revenue, the
increase in tax revenue from the improved value of the property is redirected to help pay for
infrastructure improvements that enabled the project to occur in the first place.
Incentive programs come in all shapes and sizes. Many programs establish threshold requirements
for applicants, such as specific locations or minimum job creation targets. Other programs go
further to establish criteria that more critically evaluate projects to ensure a certain return on
investment (ROI) to the town, or a “but for” test for the project—that is, the specific project would
not occur “but for” the incentive. These programs involve analysis that requires a level of
understanding of private sector real estate development, specifically financial Proformas.
Incentives are widely used for specific types of real estate projects. There is often criticism leveled
against incentives, especially at the state level, and this criticism often makes for major news and
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sensational headlines. A few entities have emerged to study the outcomes of incentives to provide
policy recommendations (http://www.pewtrusts.org/en/projects/economic-development-taxincentives).

Incentives are already available in the Town. The challenging aspect is targeting and marketing
incentives as an implementation tool of the Comprehensive Plan while also building on existing local
and regional economic development strategies to catalyze the right type(s) of projects with a unified
town and regional effort.
Level of Effort: Easy
Status: Currently in Use

For more information:
South Carolina Economic Development Incentives
https://blsstrategies.com/content.asp?id=165

10.14 ECONOMIC SITE INVENTORY/INVENTORY OF
AVAILABLE SITES

An economic site inventory is a compilation of available sites—buildings and land—available for
economic development purposes. The intent is to provide information in one place for prospective
developers, businesses, and site selection consultants. The first step for site selection efforts is
online. Economic development entities at all levels—local, regional, state—provide online
interfaces with the goal of providing the level of detail needed for a prospective developer,
business, or site selection consultant to “short-list” a locality.

While localities of all sizes have approached site databases in different ways, identifying and
articulating detailed information on what is available should be relatively straightforward.

Inventories are web-based and in a user-friendly GIS format. Basic information that needs to be
included to be effective is:
•
•
•
•
•
•
•
•

Location of sites (at various scales): locality, region, state, nation
Demographics: Workforce, wages/incomes, consumer spending, population characteristics
Local/regional economy: major existing and targeted industries, support industries
Transportation network/access
Education/training opportunities
Tax structure
Available incentives
Community/quality of life characteristics: schools and ratings, crime data, weather, other
pertinent positive qualities

Level of Effort: Moderate
Status: New Effort, currently using the state’s site
Mount Pleasant site inventory . . . .
For more information:
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Private firms specialize in presenting site inventories along with other elements of a full economic
development program. Examples include:
http://www.gisplanning.com/.
https://www.locationone.com/
http://atlas-advertising.com/home.aspx
http://www.fastgis.biz/

10.15

EXPOSURE ANALYSIS

An Exposure Analysis is the starting point of a quantified resilience assessment. Exposure is the
presence of people, assets, and ecosystems in places where they could be adversely affected by
hazards. A detailed exposure analysis looks at the relationship between each key asset in the
community and how it is affected by each identified hazard.

Flooding as a primary hazard is a focus of this report; however, the cause of the flooding must be
considered in more detail. As an example, in a scenario where Mount Pleasant experiences up to
two feet of flooding, there could be four different causes:
•
•
•
•

Intense rainfall (heavy precipitation) events that overwhelm the stormwater system
Nuisance flooding from tidal events and/or wind (short term)
Storm surge linked to a tropical storm/hurricane
Sea level rise (long term)

Although each of these events can yield two feet of flooding, each hazard requires different options
to build resilience. In addition, if any of these hazards are combined (i.e., hurricane occurring at
high tide), local flooding will exceed two feet.
Affected assets can be quantified at a parcel, structure, or point scale using geographic information
systems (GIS).

Sea level rise will contribute to future flooding, but the current problems of nuisance flooding,
recurrent flooding, and coastal flooding due to storm surge and storm events will be more
important to analyze and invest resources in to reduce vulnerability in the short term.

An exposure analysis must include key community assets identified during the comprehensive
planning process so that they can also be included in an assessment of vulnerability and risk. Based
on the information contained in this comprehensive plan and other work done by community
partners, it will require very little effort to complete the exposure analysis for Mount Pleasant.

Level of Effort: Easy
Status: Previously Used and Implemented
For more information see:
U.S. Climate Resilience Toolkit

https://toolkit.climate.gov/content/glossary#Exposure

RESOURCES FOR MORE INFORMATION | PAGE 10-14

10/5/2020 DRAFT

10/5/2020 DRAFT

10.16

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

FIVE CONTEXTS

A major focus of the future will involve permanently protecting unique landscapes, building and
interconnecting vibrant communities, infilling neighborhoods and commercial corridors, and
redeveloping targeted commercial and mixed-use hubs/nodes. For the first time in Mount
Pleasant’s history, the plan is looking toward redevelopment and infill as a major component of its
future growth. The importance of context sensitive is more important than ever.

PRESERVATION

This is the maintenance through special protection of existing significant landscapes, buildings, or
features. Examples include protection of wetlands and marsh, preservation and maintenance of
historic structures, restoration of landmarks in the Rifle Range Park, and protection of the unique
subdivision and community cultures in the settlement communities.
•

•

Benefits: The special man made and natural environmental features that contribute to Mt.
Pleasants sense of place, character, and quality of life are protected for current and future
generations. Protection and endurance of these facilities contributes strongly to the quality
of life, culture of place, and ongoing sustainability for Mt. Pleasant.
Challenges: Property in private ownership may have greater economic value to the
individual owner to convert or develop the site, building, or landscape for other uses
permitted by existing regulations. The town must evaluate the value of protecting these
places and landmarks relative to how much it will cost to do so.

Guidelines

The following guidelines should be considered for all preservation of existing landscapes, features,
or structures:
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•
•
•
•
•
•
•
•
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Evaluate the cultural, environmental, and social value of maintaining the site/feature in an
unaltered condition.
Assess any existing protective measures that apply to the area.
Perform a cost benefit analysis of maintaining the site in an unaltered condition.
Work with partner organizations to purchase, protect, and restore important built and
natural features.
Adopt local standards to protect key features from destruction, removal, or loss when
appropriate.
Consider incorporating key features or landmarks into public projects when feasible to
ensure long-term protection.
Use crowd funding or other creative funding programs to raise resources for permanent
conservation or protection of critical sites.
Encourage the use of historic tax credits for projects in historic districts.

ADAPTIVE REUSE

This is the reuse of existing occupied or vacant structures for uses other than those for which they
were originally built. Examples include modifications or conversions of old large homes for use as
office or retail space, the conversion of old big box retail stores for places of worship, conversion of
automotive uses or industrial buildings for residential use.
•

•

Benefits: The existing pattern of subdivision and urban fabric as well as existing buildings
are maintained and resources are conserved.
Challenges: The new use may have different site demands than the original use, increased
parking demand for example, or may not be as compatible with the surrounding uses, such
as residential next to manufacturing. Additional, the existing pattern of subdivision may be
problematic and adaptive reuse may extend the period of time before wholesale
redevelopment could occur. Especially if an industrial or commercial use is replaced with
residential uses.

Guidelines

The following guidelines should be considered for all adaptive reuse of structures:
•

•
•
•
•

Parking for the proposed use must be accommodated on the existing lot or through a shared
parking agreement with other uses in the area. A portion of the necessary parking may be
accommodated in on-street parking or in public parking lots and garages, provided an area
parking study reveals adequate capacity for the new development.
The adaptive reuse should not significantly alter the exterior appearance, footprint or scale
of the existing structures.
Any adaptive reuse which exceeds a 20% increase in floor area should be evaluated as a
redevelopment.
The adaptive reuse should not interfere with the continued use of adjacent properties if
significantly different from the existing use pattern in the area.
The adaptive reuse should not significantly alter the site configuration or require accessory
structures which are not consistent with the surrounding neighborhood context.
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All parking, dumpsters, or mechanical equipment associated with retrofitting for the
adaptive reuse should be screened to reduce impacts from noise, order, and light to
adjacent properties.
A utility demand analysis should be submitted for consideration with all adaptive reuse
applications.
A vehicular trip generation study and local road capacity assessment should be submitted
for consideration with all adaptive reuse 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 adaptive reuse to promote connectivity
and accessibility to other areas.

INFILL

This is the simple redevelopment of a single lot or property within an existing subdivision or
neighborhood. The infill project may be a demolition and new construction or construction on a
previously vacant lot. Examples of infill would be where a new home is built between two older
homes or a new building is constructed on an empty lot in a commercial district—usually where a
new building is constructed between two existing structures. Infill will usually occur in areas with
an established housing or business base that is experiencing an increased demand and has a supply
of available lots or underutilized lots. Infill requires the most context sensitive design guidance of
the five development approaches, and clear objectives at the neighborhood level for what the
desired vision is.
•

•

Benefits: Infill projects increase development intensity in areas with existing infrastructure
and public services and provide additional housing options or retail/services to the existing
neighborhoods.
Challenges: Infill projects are surrounded by established development. Larger scale
buildings and an increased level of activity can be viewed as encroaching on established
lifestyles and character.

Guidelines

The following guidelines should be considered for all infill development.
•

•

•

When new construction takes place as infill, the new buildings 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 land use
development type.
If infill takes place on lots at the edge or transition between a more intense land use
development type (existing or as recommended in this plan), buildings may be in between
the scale of the two types to provide a transition. Uses and housing types may also intensify
on these lots.
All features of the rights-of-way, including sidewalks, curbs and gutters, curb cuts, and
access should be consistent with the existing context or regulating streetscaping plan if one
exists.
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REDEVELOPMENT

Redevelopment is a large-scale project where the existing subdivision pattern is modified through
lot consolidations or subdivisions, and multiple new buildings are constructed. This could occur
where most of a city block is purchased, subdivided, and new internal streets are designed or where
a larger property, like a school or golf course, is developed for housing.
•

•

Benefits: Redevelopment projects offer the greatest potential to meet significant demand
for densification in the existing town limits. These projects are usually limited to targeted
areas 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.
•

•
•

•
•

•

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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• Benefits: Greenfield developments start with a “clean slate” and can accommodate large format
uses and significant housing development. The initial cost of land can be slightly less expensive than
in the other instances.
• Challenges: Establishing connectivity to existing road networks through adjacent development
can be 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.

Guidelines

The following guidelines should be considered for all greenfield development proposals.
•
•

•
•
•

•

Design of greenfield developments should emphasize more “connectivity” to adjacent
areas to avoid the creation of isolated islands of development, and to distribute vehicular
traffic across alternative routes.
Greenfield development should be designed to include protected and accessible open
spaces and connections to established or planned open space networks.
New roads should be built to accommodate multimodal travel and include sidewalks, bike
lanes, and on-street parking consistent with the town’s Bike and Pedestrian Plan.
New development should be coordinated and timed relative to infrastructure availability.
Infrastructure, particularly sewer and water services, should be available concurrently with
new development.
When greenfield development occurs adjacent to existing subdivided land, the first two lots
adjacent to the existing development should be consistent in use and size to the existing
development. Smaller lots or more intense uses may be located in the interior of the
development.

10.17

FLOODING VULNERABILITY ANALYSIS

Flooding is one of Mount Pleasant’s primary hazards/threats. Following an Exposure Analysis, the
next phase of the resilience process involves using the identified climate-related threats paired with
identified community assets—or “asset/threat pairs”—to develop a vulnerability and risk
assessment.

To build on exposure, the National Environmental Modeling and Analysis Center at UNC-Asheville
developed the criteria for sensitivity (the degree to which a system, population, or resource is or
might be affected by hazards) and adaptive capacity (the ability of a person, asset, or system to
adjust to a hazard, take advantage of new opportunities, or cope with change), along with critical
thresholds (or tipping points) for the asset/threat pairs.

The criteria are defined for each asset/threat pair. The identified criteria and thresholds are then
used to define areas of vulnerability (the propensity or predisposition of assets to be adversely
affected by hazards, encompassing exposure, sensitivity, potential impacts, and adaptive capacity).

After vulnerability is determined, an initial suite of risk-scoping maps are constructed. Risk is the
chance of a loss and the negative consequence of that loss. During this phase, the risk is scoped to

10/5/2020 DRAFT

RESOURCES FOR MORE INFORMATION | PAGE 10-19

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

10/5/2020 DRAFT

determine an estimate of its magnitude, rather than performing a detailed (and costly) risk
assessment.

These criteria are used to create spatial maps of sensitivity, adaptive capacity, vulnerability, and
risk scoping. Once mapped, vulnerability and risk cross-plots are generated.

Mapping is typically performed at the parcel level, and then aggregated to census tracts. This is
important, as social vulnerability metrics are also integrated at this stage and are only available at
census tract and census block group scales.

Finally, a summary of the analysis results is generated. Due to the large number of asset/threat
pairs applicable to many cities comparable in size to Mount Pleasant, it is important to have
summary graphics to enable a better understanding of which assets are the most vulnerable and atrisk. Equally important is the location of those vulnerable assets within the town.
Only with this quantified analysis can a town truly understand where it is most important to assign
its limited resources to effectively build resilience.

To link the quantitative exposure analysis generated in this Comprehensive Plan to the Town of
Mount Pleasant’s GIS data would require only a moderate level of time and effort. This level of effort
would, however, increase significantly if the analysis had to be re-created in the future. Specialized
modeling tools like CommunityViz ® can be employed to help with these efforts; however, even
these tools require a competent professional to supply assumptions and data that must be updated
as circumstances change and are not automated user-friendly tools.

Level of Effort: Moderate
Status: New Effort

For more information see:
U.S. Climate Resilience Toolkit
https://toolkit.climate.gov/content/glossary#Sensitivity
https://toolkit.climate.gov/content/glossary#AdaptiveCapacity
https://toolkit.climate.gov/content/glossary#Vulnerability
https://toolkit.climate.gov/content/glossary#Risk
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FLOODPLAIN ORDINANCE

A floodplain ordinance includes development standards for the purpose of reducing flooding, flood
damage, and health and safety risks to property owners. Typically, this is completed by limiting
development or requiring specific standards for development in floodplain areas. In practice, the
ordinance must also include specific criteria for minimum enforcement standards from the Federal
Emergency Management Agency’s (FEMA) National Flood Insurance Program (NFIP) in order to
grant the community access to flood insurance benefits backed by the federal system.

The NFIP uses the “base flood” as a regulatory measuring tool. A base flood, or 100-year flood, has a
1% chance of occurring in any given year. The area of base flood is the Special Flood Hazard Area
(SFHA), where home-owners with federally backed mortgages are required to purchase insurance
due to the extreme risk of flooding. The SFHA is carved into different flood zones based on other
criteria. Additional flood zones are based on a 500-year flood. All of these zones are identified on
local Flood Insurance Rate Maps (FIRMs) that are prepared by FEMA.
Level of Effort: Moderate
Status: Currently in Use

For more information see:
Mount Pleasant Code of Ordinances – Ch 152: Flood Damage Prevention
http://library.amlegal.com/nxt/gateway.dll/South%20Carolina/pleasant/townofmountpleasantsout
hcarolinacodeofor?f=templates$fn=default.htm$3.0$vid=amlegal:mtpleasant_sc

10.19 GOVERNMENT FINANCE OFFICERS
ASSOCIATION (GFOA) BEST PRACTICES
The GFOA Best Practices web page provides the following description:

“GFOA Best Practices identify specific policies and procedures that contribute to improved
government management. They aim to promote and facilitate positive change or recognize
excellence rather than merely to codify current accepted practice. GFOA emphasized that these
practices be proactive steps that a government should be taking. Best practices are applicable to all
governments (both large and small). Best practices are approved by the GFOA executive board and
represent the official position of the organization.”
The site (http://www.gfoa.org/best-practices) provides a link of the complete list of official GFOA
Best Practices from “A” (Accurately Displaying Total Expenditures in Budget Presentations) to “Z”
(Working Capital Targets for Enterprise Funds). All include links to further resources.

The compendium of best practices allows local government finance and budget officials to identify
specific approaches to address finance and budgeting challenges. Best practices provide guidelines
for specific questions, issues, or situations. They are general approaches often with additional
resources identified.

GFOA Best Practices provide a good resource for town staff and decision makers on budget and
finance related situations and practical methods on which to respond.
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Level of Effort: Best Practices is easy. Implementing them will range from easy to complex.
Status: Currently in Use
For more information:
Government Finance Officers Association
http://www.gfoa.org/best-practices-z

10.20

HAZARD MITIGATION PLAN

The Federal Emergency Management Agency defines hazard mitigation as “[[a]ny sustained action
taken to reduce or eliminate the long-term risk to human life and property from hazards.”

The Plan identified several regional mitigation actions as priorities to improve the area’s resiliency,
as well as priority actions specific to improving Mount Pleasant’s hazard mitigation operations.
Major recommendations included:
•

•
•
•
•

Implement green infrastructure for flood and stormwater abatement

Advocate for improved and increased state and federal grants for mitigation activities
Implement town wide drainage improvement projects

Systematically track and map areas that sustain non-tidal flooding

Continue hurricane and flood outreach and education efforts to residents and businesses.

The Town of Mount Pleasant should fully implement these and other recommendations from the
Hazard Mitigation Plan, as well as fully participate in all regional planning and coordination efforts
moving forward.
Level of Effort: Moderate-for the Plan, Challenging for actions
Status: Currently in Use

For more information see:
FEMA - Hazard Mitigation Planning
https://www.fema.gov/hazard-mitigation-planning
FEMA - Principles of Emergency Management
https://www.fema.gov/media-library-data/20130726-1822-250457625/principles_of_emergency_management.pdf

10.21

LAND DEVELOPMENT REGULATIONS

Land Development Regulations control the dividing of a parcel of land into smaller parcels for sale
and development, and the additional layout features that may be required for certain subdivisions.
These features may include the layout of streets and blocks; the rights-of-way and easements on
properties; the specifics of the drainage system, waterlines, sewer lines, power lines, other utility
lines; and the placement of the physical markers, called monuments, of the subdivision. Each of
these features may be subject to specific standards.

Land Development Regulations may include standards that address the size of neighborhood
blocks, location of sidewalks, the grade and curve of streets, and the size and orientation of lots. The
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product of a subdivision ordinance is a subdivision plat filed with the local court or clerk recording
the boundaries of the new parcels and required features. The subdivision ordinance regulations can
have a major impact on the achievement of community goals, such as resilience and flood hazard
readiness, by imposing requirements that achieve community objectives.
Level of Effort: Moderate
Status: Currently in Use

For more information see:
Mount Pleasant Land Development Regulations
http://library.amlegal.com/nxt/gateway.dll/South%20Carolina/pleasant/townofmountpleasantsout
hcarolinacodeofor?f=templates$fn=default.htm$3.0$vid=amlegal:mtpleasant_sc

10.22

MISSING MIDDLE HOUSING

Missing Middle is a range of multi-unit or clustered housing types compatible in scale with singlefamily homes that help meet the growing demand for walkable urban living. These types provide
diverse housing options along a spectrum of affordability, including duplexes, fourplexes, and
bungalow courts, to support walkable communities, locally-serving retail, and public transportation
options. Missing Middle Housing provides a solution to the mismatch between the available U.S.
housing stock and shifting demographics combined with the growing demand for walkability.

Level of Effort: Moderate
Status: Currently in Use

For more information see:
Missing Middle Housing
http://missingmiddlehousing.com/

10.23

ORIGIN/DESTINATION STUDY

An origin/destination study is completed to understand typical daily transportation patterns in a
determined region. They are usually completed through surveying transportation users to gain a
better understanding of demographic trends and typical movement patterns. They may be used to
study ridership trends on a regional transit system, or to identify vehicle traffic patterns through a
city or region. In light of the major recent projects that have potentially impacted the town’s traffic
patterns, the Town of Mount Pleasant should work to complete an origin/destination study to gain
a full understanding of the effects of the recently completed projects. The outcomes of these studies,
10/5/2020 DRAFT
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along with updated traffic counts and observations, might help to inform the need for future road
improvements and capacity projects.
Level of Effort: Easy
Status: Previously Used and Implemented

For more information see:
Origin-Destination Survey – Definition, Objective & Methodology
https://www.slideshare.net/kezangkl11/orgin-destination-survey

10.24

OPERATING AND CAPITAL BUDGETS

The Town of Mount Pleasant’s definition of budget is: “a financial plan for a specific period of time
(i.e., fiscal year) matching all planned revenues with various municipal services. The Town of Mount
Pleasant prepares an Annual Operating Budget and a Capital Improvement Program. (CIP).”
Operating budgets reflect prioritizations and decisions that lead to the allocation of scarce
resources to local governmental programs and services. Operating budgets include all sources of
revenue available to local governments to fund ongoing public services and short-term
maintenance of capital assets. Capital budgets typically reflect the funding allocated and
appropriated for the first year of Capital Improvement Program (CIP). Capital expenditures are
defined by the Town of Mount Pleasant as: “the money expended to buy, improve or maintain an
asset (property owned by the Town of Mount Pleasant). It must be for physical objects like equipment,
infrastructure or buildings.”
The budgeting process is to help decision makers decide on the allocation of scarce resources to, at a
minimum, protect the health, safety, and welfare of the community. The purpose of the budget itself
is to be a guide for spending on daily governmental services; to identify the specific amount of
funding for personnel, operating, and capital needs; estimate the amount of revenue available to
provide services and capital improvements; and set appropriate tax rates, where applicable. It can
also often be used as a public outreach tool to communicate service and infrastructure priorities to
the community at large. In sum, a budget is the most straightforward representation of a local
government’s plan to provide public services.

At a minimum, budgets contain the current fiscal year’s revenue estimate and spending allocations.
Budget documents occasionally include multi-year past actual collections and expenditures, as well
as future revenue and expenditure projections. Many localities include performance measures or
indicators in budget documents. The Town of Mount Pleasant produces an Operating Budget for
each fiscal year and a Capital Improvement Program that covers a five-year period. The Town’s
budget clearly articulates a vision and guiding principles for decision making.
Level of Effort: Easy
Status: Currently In Use

For more information:
2018 Operating Budget and Capital Improvement Program

RESOURCES FOR MORE INFORMATION | PAGE 10-24

10/5/2020 DRAFT

10/5/2020 DRAFT

MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

10.25 PROPERTY ACQUISITION MANUAL; PUBLIC
ACQUISITION/LAND ASSEMBLY

Property Acquisition can be a tool used by local governments to assemble property. A frequent use
for property acquisition is for hazard mitigation. Land assembly/property acquisition is also
addressed in the Land Bank section.

Property acquisition manuals typically set forth the rules, regulations, and guidelines for a public
entity to purchase private property. The state and federal governments tend to centralize and
produce these manuals, while localities are less likely to do so.

Often the acquisition of property by local governments is in the context of a specific and limited
public purpose: right of way acquisition for transportation or utility projects, open space for parks
and recreation, greenfield sites for public facilities such as schools, brownfield properties for
cleanup/environmental purposes. Guidelines at the state and federal levels are often available for
these activities. It’s less common for land acquisition guidelines to be adopted for economic
development purposes at a local level.

The town has many land assets it must manage as part of its public infrastructure and town
facilities. Additionally, the town may, through economic development efforts, wish to strategically
acquire land to prepare for economic development opportunities, or to return vacant land to
private use to contribute to the tax revenue generated for the town. The town, led by the Economic
Development and Planning Departments, in collaboration with the Engineering and Finance
Departments, should establish a policy or manual to help guide the land acquisition and
dispensation process. This manual may be completed as part of a comprehensive and strategic
economic development plan or policy. The Comprehensive Plan already includes a general
analysis of vacant and underutilized land in the town and identified reinvestment Focus Areas
for the prioritization of implementation efforts. The Property Acquisitions Manual or Policy should
continue to support the strategies in this Plan and increase the decision-making support for the
Town Council and Town Administrator. This property acquisition manual would apply to market
value acquisitions and not the use of Eminent Domain.
The Property Acquisition Manual or Policy should include standards or guidelines to:
•

•
•
•
•
•
•
•
•

Evaluate and identify property acquisition opportunities or priorities

Identify and maintain an active inventory of vacant and underutilized properties
Prioritize acquisition based on a cost/benefit analysis

Update the acquisition priorities on a regular basis based on completed acquisitions, market
changes, or new opportunities
Identify land dispensation priorities and procedures
Set standards for land swaps or trades

Identify administrative actions and regulatory actions
Establish review and process protocols

Communication and confidentiality protocols
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Land acquisition for economic development purposes would likely lead to debate on approaches
and policies surrounding public sector involvement in land acquisition for future private
development. However, setting policies and guidelines ahead of time allows for quick action when
opportunities are available.

Level of Effort: Easy - Moderate
Current Status: New Effort

For more information:
“Property Acquisition Handbook for Local Communities” https://www.fema.gov/medialibrary/assets/documents/3117
“Real Property Acquisition Handbook: How the U.S. General Services Administration Acquires Real
Property for Programs and Projects”
https://www.gsa.gov/cdnstatic/FINAL_EstateAcqHndbk_508Cmp.pdf

10.26

PUBLIC AWARENESS CAMPAIGNS

Public awareness campaigns are strategically planned to reach a target audience and to
communicate a specific message tailored to that group. They raise awareness to alert the public that
a certain issue exists. Public awareness campaigns are often seen in the form of large, attentiongrabbing images.

Mount Pleasant has recently used a public awareness campaign - Be.Flood.Ready – to educate and
raise awareness of flooding issues in the town.
Level of Effort: Easy
Status: Currently in Use

For more information see:
Advocacy unleashed:
https://advocacyunleashed.kontribune.com/articles/1371

10.27 PURCHASE OF DEVELOPMENT
RIGHTS/TRANSFER OF DEVELOPMENT RIGHTS

Land development rights are purchased in order to protect landscapes while preserving private
ownership and management. The owner makes an agreement and gives up his or her land
development rights to a public agency in return for a conservation easement on the property. This
limits development on that property. Some common uses of purchasing development rights include
farmland preservation and natural resource protection. In Mount Pleasant, this tool could help
preserve land within the town that contains valuable, important, or essential resources.

Transferring development rights allows landowners to sell their development rights to a developer.
The developer can use these rights to increase the density of their development in another location.
Some common uses for transferring development rights include farmland preservation, natural
resource protection and new urban development. TDRs are relatively new to the state of Virginia.
Legislation which allowed the enactment of zoning ordinances permitting TDRs was adopted in
2006. In Mount Pleasant, this tool could allow further development in the urban core while
retaining the landscape outside of the urban center.
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As of now, Mount Pleasant does not utilize either of these tools in the Zoning Ordinance.
Level of Effort: Moderate
Status: New Effort (Enabled in Virginia)

For more information see:
Purchase of Development Rights: Preserving Farmland and Open Space
http://plannersweb.com/2004/01/purchase-of-development-rights-preserving-farmland-and-openspace/
Purchase Options – Conservation Tools.org
https://conservationtools.org/glossary/225
Transfer of Development Rights – Conservation Tools.org
https://conservationtools.org/guides/12-transfer-of-development-rights

10.28

RISK ASSESSMENT

A risk assessment is the process of evaluating the potential risks that may be involved in a
projected activity, undertaking, or natural disaster. They are important for preparation on how to
properly react during a risk or hazard of any kind. There are many risks to consider during a
hazard, including injuries to people or other physical assets like buildings, information technology,
utility systems, machinery, raw materials, or finished products.

While conducting risk assessments, it is important to look for vulnerabilities that would make an
asset more susceptible to damage from a hazard. These vulnerabilities may include deficiencies in
the building’s infrastructure, process systems, security, protection systems, and loss prevention
programs. There are natural, human-caused, and technological hazards, and each type of hazard has
a mitigation strategy.
Risk assessments should be conducted throughout the communities, companies and other public
and private places throughout the Town of Mount Pleasant to protect the families, individuals, and
assets of the Town from potential risks.
Level of Effort: Easy
Status: New Effort

For more information see:
Ready.gov Risk Assessment
https://www.ready.gov/risk-assessment

10.29

SPECIAL AREA PLANS

Special Area Plans are action plans that focus specifically on the defined topic or area to provide a
greater level of detail and create specific recommendations and guidelines. These are
opportunities for local officials and planners to gather opinions and suggestions from people and
groups within a neighborhood and create a framework that will create plans that have the support
of the local community. Strong neighborhood planning is not top down; it involves direct input from
the people living in the area: residents, businesses, civic groups, and institutions.
10/5/2020 DRAFT
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Special Area Plans can include area plans, business revitalization plans, preservation plans, and
traffic plans. Special Area Plans can be beneficial in parts of Mount Pleasant where specific local
conditions need to be addressed. These Plans can recommend specific development standards or
procedures, if appropriate, to achieve the goals of the Plan. This process allows the Town to address
problems and formulate solutions on a more local level.

In some cases a Special Area Plan might focus on a particular commercial area, called hubs in this
Plan. Hubs have traditionally served as concentrations of commercial activity because of their
ability to handle large volumes of daily traffic. As land and transportation trends change, these
areas undergo cycles of redevelopment and use. A redevelopment study and/or plan involves
developing a focused strategy to improve a hub by making it a more inviting gateway and a more
comfortable place to live, work, play, and shop. A plan would present a long-term vision for future
infrastructure, land uses, building heights, design standards, and other urban developments.

As with the comprehensive plan, these plans should be revisited regularly and updated as needed.
New plans are recommended for specific areas identified in this plan.
Level of Effort: Moderate - Challenging
Status: Previously Used

For more information see:
APA Policy Guide on Neighborhood Collaborative Planning
https://www.planning.org/policy/guides/adopted/neighborhoodcollaborative.htm

10.30 TIDAL AND NON-TIDAL WETLANDS
REGULATORY PROGRAMS

Wetlands are important natural options for resilience, especially in tidal zones. They provide
buffers against storm surge and can bounce back quickly from a serious event without the need for
additional investment from humans. Communities would do well to recognize their high value and
ensure that the benefits of their ecosystem services are properly valued in cost/benefit studies. In
short, if communities allow natural systems to provide resilience solutions, they can focus their
resilience budgets in other areas. The implementation of resilience options linked to tidal and nontidal wetlands is supported by state regulatory programs. The State of New York has a strong
regulatory program, as does Virginia.

Mount Pleasant recognizes the importance of these systems, which were highlighted in its 2015
Floodplain Management Plan update. The plan states that these wetlands help “protect local areas
from flooding,” but also indicates that coastal wetlands are being heavily impacted by rising sea
levels and that communities also need to provide “retreat corridors” for these wetlands to migrate
onshore as the sea rises. This is a major challenge for Mount Pleasant, as much of the town is
already built out to either the shoreline or to the edge of these rapidly disappearing natural
barriers. Town staff needs to work with the local Wetlands Board and to more stringently require
the use of “living shoreline” techniques in projects impacting tidal and non-tidal wetland areas.

Level of Effort: Complex
Status: New Effort
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For more information see:

SCDHEC – Critical Area & Wetlands Permitting- Overview
https://www.scdhec.gov/environment/your-water-coast/ocean-coastal-management-ocrm/beachmanagement/coastal-permits-2

10.31

TREE CITY USA PROGRAM

The Arbor Day Foundation created the Tree City USA movement in order to give communities the
framework to protect and expand public forestry. To become a Tree City USA community, four
standards must be met. In the community, there must be: a tree board/department, a tree care
ordinance, a community forestry program with an annual budget of at least $2 per capita, and an
Arbor Day observance and proclamation.
Mount Pleasant continues to meet these standards and maintains the Tree City USA title.
Level of Effort: Easy
Status: Currently in Use

For more information see:
The Arbor Day Foundation
https://www.arborday.org/programs/treecityusa

10.32

UNIVERSAL DESIGN

Universal design is an approach to design that works to ensure products and buildings can be used
by virtually everyone, regardless of their level of ability or disability. The term "universal design"
was coined by the late Ronald L. Mace, a fellow of the American Institute of Architects. "The
universal design concept increases the supply of usable housing by including universal features in
as many houses as possible," he said, "and allows people to remain in their homes as long as they
like."
Some examples of "universal design" include:
•

•
•
•
•

Installing standard electrical receptacles higher than usual above the floor so they are in
easy reach of everyone;
Selecting wider doors,
Making flat entrances

Installing handles for doors and drawers that require no gripping or twisting to operate -such as louver or loop handles;
storage spaces within reach of both short and tall people.

Universal design means simply designing all products, buildings and exterior spaces to be usable by
all people to the greatest extent possible.
Level of Effort: Easy - Moderate
Status: Currently in Use

For more information see:
The Center for an Accessible Society
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http://www.accessiblesociety.org/topics/universaldesign/

10.33 WATER QUALITY AND GREEN
INFRASTRUCTURE

As a tidal and waterfront community water quality and green infrastructure are important
elements for Mount Pleasant. Many of the strategies in this plan focus on improving the town’s
resiliency to environmental changes, especially to sea level rise or flooding events. There are many
established practices in the town’s stormwater management policies.
Level of Effort: Easy - Moderate
Status: Currently in Use

For more information see:
Low-Impact Development in Coastal South Carolina
http://www.northinlet.sc.edu/LID/

10.34 ZONING AND DEVELOPMENT
ORDINANCE/CODES

Zoning and development codes are the section of local government ordinances that set out what
can be built in a community and how it should be built. Zoning and development codes are often
used to implement community visions expressed in comprehensive plans.

Successful Zoning and Development Ordinances are clear, comprehensive, and tailored to the
jurisdiction. A clear code uses concise language to provide certainty to developers, landowners,
town officials, and the public. A comprehensive code protects elected officials and staff from
inconsistency that may result from case-by-case decisions over time.

By organizing development in different zoning districts, a zoning and development code allows the
town to target regulation to different geographic areas based on existing conditions and plans for
the future. A traditional, or “Euclidian,” zoning ordinance divides land uses into separate zones so
that residential, commercial, and industrial uses area separated. A more recent alternative is the
“form-based” zoning code that regulates building type, form, and design rather than the uses within
the buildings. Increasingly, the newest, most innovative codes are hybrids that address land use and
building form.
Level of Effort: Complex
Status: Currently in Use

For more information see:
Mount Pleasant Zoning Ordinance – Chapter 156
http://library.amlegal.com/nxt/gateway.dll/South%20Carolina/pleasant/townofmountpleasantsout
hcarolinacodeofor?f=templates$fn=default.htm$3.0$vid=amlegal:mtpleasant_sc
Mount Pleasant Land Development Regulations – Chapter 155
http://library.amlegal.com/nxt/gateway.dll/South%20Carolina/pleasant/townofmountpleasantsout
hcarolinacodeofor?f=templates$fn=default.htm$3.0$vid=amlegal:mtpleasant_sc
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MOUNT PLEASANT, SC COMPREHENSIVE PLAN 2019-2029

South Carolina Comprehensive Planning Enabling Act
https://www.scstatehouse.gov/code/t06c029.php
More on form-based codes
https://formbasedcodes.org
Rocky Mountain Land Use Institute’s Sustainable Community Development Code model
http://www.ucdenver.edu/academics/colleges/ArchitecturePlanning/AboutCAP/ResearchCenters
/CCSU/Sustainable_Community_Development_Code_Framework/Pages/Code-Framework.aspx
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