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Plan Process

 The initial draft was put together over a period
of 16 months, based upon input of 39 appointed
Plan Forum members, with technical assistance
and support by Town consultants and staff.
 Plan Forum members met for over 26 hours in 8
full group meetings, and a combined 54 hours in
subcommittee meetings.
 Over 500 citizens attended 3 Open Houses, and
over 2,600 completed 3 online surveys at the
Plan Forum level.
 The Planning Commission held an additional
input session where 21 citizens spoke.
 All told, citizens spent over 2,700 hours of their
personal time giving input to the content of this
Plan (112.5 days)

Purpose of
Today's
Meeting

 Presentation of the major points of the Draft
Comprehensive Plan
 Happy to address points of clarification
 Taking notes of topics you may want to
thoroughly discuss, which will be handled at a
future meeting.
 Intend to schedule a public hearing in the very
near future to allow Council to hear directly
from citizens on the draft Plan, as you begin
your consideration

Points to Keep
in Mind

 Most of the "suburban" part of our planning
area is built or planned.
 Given the developed nature of our suburban
area, redevelopment and infill development will
be a major component of future growth.
 Planning Commission specifically directed your
attention to several topics: (as per 2/20/19
transmittal)






Fiscal Health & Resiliency
Hazard Management
Hubs
Unincorporated Areas
Special Area Plans
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Notable
Features

• Land Use & Transportation plans written
concurrently to ensure close coordination
• Focus on community-building opportunities
(mixed-use hubs, Mount Pleasant Way,
Cultural Core)
• Recognition of interconnectedness of
various components of the Plan
• Provision of infrastructure (beyond
roadways) to meet community goals
• Shift in approach for commercial corridors,
focusing on specific redevelopment areas
instead of widespread linear patterns

Notable
Features –
cont’d

• Consideration of fiscal implications of land
development patterns as it affects future
service provision.
• Focus on protecting character of
development and defining transitions to
neighboring areas
• Preservation and maintenance of character
of existing neighborhoods
• Creation of options and alternatives for a
changing community (transportation,
housing, employment)
• Intentional focus on improved
transportation connections
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The Town of Mount Pleasant will be a sustainable and resilient
community. . .
• . . . where the built environment honors the town’s coastal village
heritage, while recognizing that different parts of Town have their
own unique character; (Quality of the Built Environment)

Community
Vision

• . . . 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; (Quality of Life)
• . . . that adapts to evolving conditions while enhancing and
maintaining the high standards and quality of life that residents
expect; (Taking the Long View) and
• . . .that is supported by a reliable, sustainable and accessible
21st Century transportation system with multiple travel options
that safely connects our communities, businesses, and cultural
areas. (Safe & Efficient Mobility)

Goals
Quality of the
Built
Environment/
Place

• 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.
• Draw businesses to Town to create higherpaying employment opportunities and diversify
the tax base.
• Identify and develop the unique characteristics
of each residential, commercial and mixed-use
area of Town.
• 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.

• 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.

Goals
Quality of Life/
Community
Character

• 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 low-impact drainage strategies that
enhance the natural hydrologic characteristics of the
area.
• 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.
• Diversify recreational opportunities to provide an outlet
and foster community engagement among all segments
of the Mount Pleasant population.

Goals
Quality of Life/
Community
Character (cont’d)

• Identify community common areas and
promote community events to build trust and
town-wide relationships among residents
• Champion locally-owned businesses, especially
traditional industries and local historic cultures,
to bolster their competitiveness in a changing
economic environment and to ensure
sustainability.
• Enhance, elevate, and protect the surviving
local historic communities and expand local
appreciation and understanding through
comprehensive outreach and educational
efforts.

Goals
Safe & Efficient
Mobility

• Implement modern safety features into new
and existing transportation facilities, and
establish support programs involving education,
enforcement and emergency response so that
user safety is a foundational and overarching
objective in transportation system design and
operations.
• Provide a highly connected road network
designed to respond to changing demand and
utilizing innovative technology.
• Integrate bike and pedestrian facilities and
programs into the Town’s road network, linking
various destinations within the planning area.

Goals
Safe & Efficient
Mobility (cont’d)

• 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.
• Coordinate transportation and land use
planning by aligning the Mobility Plan
recommendations with comprehensive plan
goals to proactively manage congestion and
travel demand.
• Create inviting transit opportunities that serve
the needs of residents, tourists, and the work
force.
• Move port-related traffic efficiently to minimize
the impact to local roadways and communities.

Goals
Taking the Long
View

• Ensure adequate long-term revenue to support
the financial health of the Town through fiscally
sustainable practices.
• Provide services and infrastructure required to
support anticipated future conditions in the
town.
• Protect the integrity of the natural environment
for its value as habitat, floodplain and water
quality management, buffers, and recreation.
• Enhance the Town’s ability to anticipate,
mitigate and adapt to changing conditions to
better withstand and rapidly recover from largescale emergencies and disasters.

future
initiatives
Town Council presentation
4/23/2019

Community
Issues

The Urban Corridor
Overlay District
(Boulevards 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 Urban
Corridor Overlay
District
(Boulevards
Overlay District)

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.
Recommendations include:
• 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.
• Undertake a Special Area Plan to define specific criteria for
each hub, to include character, uses, design criteria, and
context of development. (Preservation, Redevelopment,
Proposed)
• Utilize hubs in select locations to be the focus of future
commercial, mixed-use and community activity through new
zoning based upon Special Area Plans created with the
public for each hub for redevelopment of proposed hub.

Housing
Diversity &
Affordability

In looking at our housing challenges, 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.
Recommendations include:
 Support the provision of a variety of housing types
to meet the housing needs of the town’s changing
demographics.
 Facilitate the provision of lifecycle housing units
through ordinance amendments that provide
opportunities for the construction of missing middle
housing types.
 Investigate opportunities for ordinance
amendments to require inclusionary zoning
practices.

Settlement
Communities

These unique neighborhoods were once compact communities
with an individual development pattern in an agrarian
landscape. 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. 
Recommendations include:
 Coordinate with Charleston County on plans and ordinances
designed to address needs and concerns of these
communities.
 Protect the integrity of settlement communities by limiting
further encroachment and deterioration of the original
development patterns and ensuring any redevelopment is as
compatible as possible with community standards.
 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.

Cultural Core

The identification of the area now referred to as the “Cultural
Core” came out of discussions about the plight of the
settlement communities, protecting open space and other
historic and natural areas within Mount Pleasant. 
Recommendations include:
 Undertake a joint study with Charleston County and
representatives of landowners in the area to create a Special
Area Plan for the future of the of the cultural core, as well as
to address future land use needs, opportunities, and
concerns about development in this part of town.
 Support a cultural center to tell the story of the whole
Mount Pleasant area - past and present. This should be an
inclusive cultural arts facility to blend the history and culture
of Mount Pleasant with the contemporary arts for the
enrichment and education of the Mount Pleasant
community.
 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.

The 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.
Recommendations include:
 Initiate a feasibility study and engineering analysis to develop the townwide 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.
 Design and build the Mount Pleasant Way as a safe, viable, familyfriendly 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.
 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.

The Town of Mount Pleasant has a well-deserved reputation
for providing outstanding public service with a low tax rate. …
When growth in Mount Pleasant slows, and revenues level off,
how will the Town continue to provide the outstanding public
services its residents expect?
Recommendations include:

Financial
Health/Resilience

 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.
 Protect long-term revenue and the financial health of the
Town through fiscally sustainable practices.
 Pursue a diverse array of options for generating sustainable
revenues to support current service levels…
 Work proactively with the development community on
redevelopment projects to create mutually beneficial
situations for the Town and property owners alike.

Open Space
Network

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.
Recommendations include:
 Build the open space network upon the existing green
network… It should consist of open spaces used for recreational
purposes, as well as natural open spaces which are essentially
undisturbed.
 Create a system of interconnected, protected open spaces to
provide opportunities for residents and visitors to interact with
nature, as well as to accommodate multi-use trails, wildlife
corridors, and low-impact drainage strategies that enhance the
natural hydrologic characteristics of the area.
 Prepare a parks, recreation, and open space master plan to
identify programing and maintenance of Town owned green
spaces, as well as to identify areas to maintain as natural open
spaces.
• Pursue permanent protection of these sites in order to address
long-term open space needs.
• Expand the green network to the local waterways through
additional water access points and designated paddling trails.
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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.

Character
Areas

To gain a broad understanding of the character and ways
that different parts of the Town function, character areas
have been defined as areas of Town that have similar
character. This is the "big-picture" perspective on how the
various parts of Town are anticipated to function in relation
to one another. Character areas provide context on how our
neighborhoods, business districts, community facilities, and
open spaces fit together to create the identity and
community character we associate with Mount Pleasant.
 Select Recommendations
 Maintain the character of individual neighborhoods
throughout Town to the greatest extent possible.
 Use the design of public facilities and buildings to set the bar
for quality in private development.
 Consider development proposals in the appropriate context
and modify codes to provide context specific guidelines for
preservation, adaptive reuse, infill, redevelopment, as well as
greenfield opportunities.
 Encourage the reuse of vacant or obsolete structures no
longer used for the intended/original purpose with a new and
context-compatible use..

Community
Facilities
Network

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.
 Select Recommendations

 Maintain level of service standards and operational plans for all
facilities and services provided by the Town.
 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.
 Continue to seek locations for additional public facilities as needed
in areas with lower access to specific services.
 Continue to coordinate with Charleston County School District,
Charleston County, City of Charleston, Berkeley-CharlestonDorchester Council of Governments (BCDCOG), and the Town of
Awendaw on provision of regionally important services and public
facilities.

Water & Sewer
Utilities
Network

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
Comprehensive Plan’s planning area.
 Select Recommendations
 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.
 Support research and evaluation of the feasibility of
alternative water sources including use of reclaimed water.
 Streamline the process for coordination between Charleston
County, Mount Pleasant Waterworks, and the Town for review
of projects in unincorporated areas requesting sewer service.
 Incorporate anticipated long-term environmental conditions
(such as sea level rise) into the design and planning for capital
projects.

Green Network

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.
 Select Recommendations

 Incorporate green infrastructure into public spaces along
rights-of-ways to link existing spaces for people and wildlife.
 Coordinate links in the green network with efforts on the
Mount Pleasant Way.
 Require site sensitive design through subdivisions and
development to create usable open spaces that connect with
the wider network.
 Maintain natural roadside buffers to serve multiple functions,
including creating opportunities for linear parks and wildlife
habitats, screening development, improving water quality in
roadway stormwater runoff, and connecting larger green
spaces.

Hazards Profile

Being surrounded on three sides by water, the Town is
in an enviable position – beautiful creeks, rivers, and
marshes in every direction. However, along with this
beautiful Lowcountry setting, comes a distinct
challenge. Our physical place in the region is tenuous –
tied to our jobs, schools, and daily commutes by 5
bridges for which there is no substitute.
 Select Recommendations
 Evaluate and assess the Town’s vulnerability to hazards.
 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.
 Effectively communicate and coordinate internally with staff and
decision makers, and externally with partners and the community
at large.
 Proactively plan for evacuation and recovery efforts, particularly in
flood hazard areas.
 Consider opportunities to address repetitive loss flooding
problems by purchasing the properties for storm water mitigation
programs, in coordination with ongoing watershed basin planning.

Water
Management

Recent concerns about stormwater management and sea
level rise prompted the inclusion of this network in the new
Plan. The two components of this water management
network relate to drainage and flooding conditions, along
with water quality concerns. The Plan recommends better
coordination with other local entities, as well as possible
improvements to regulations and design criteria to best
manage the functionality of the overall drainage system.
 Select Recommendations
• 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.
• Evaluate the Town’s vulnerability to sea level rise and changes in rainfall
patterns, and revise stormwater design standards as appropriate.
• 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.
• Consider improved stormwater and water quality standards, to include
low impact development and other technological advances, town wide
or on a watershed basis.
• Consider prioritizing treatment of ALL point-source discharges to
improve local water quality.
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District Plans

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.

Johnnie Dodds
District
Select Recommendations
•

Require development along Coleman Boulevard
to be of a community focus, but of a smallmedium 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.

•

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.

•

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.

Coleman
District
Select Recommendations

 Manage the Shem Creek area to protect its
iconic mixture of recreational, commercial
and industrial uses. Proactive planning for
the continuation of traditional waterdependent uses and management of visitors
is vital to the balance and character of the
area.
 Continue to pursue opportunities for
increased public access (including possible
water taxi) to Shem Creek.
 Expand the Old Village Historic District to
provide protection to additional parts of the
Old Village to preserve its historic character
and integrity.
 Study impacts of commercial parking on
adjoining neighborhoods and create parking
plans to address these concerns.

Towne Centre
District
Select Recommendations
 Redevelop the area near the terminus of I526. 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..
 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.

Long Point
District
Select Recommendations
 Focus on recruiting State Ports Authorityrelated 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
 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 a
historic district.
 Work closely with the SPA and SCDOT to
accommodate and mitigate effects of port
truck traffic.

Route 17 North
District
Select Recommendations

 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 would be to protect historic and traditional
interests within the area, while providing
opportunity to meet community goals and
needs. A detailed master plan for this entire
area is vital to the future health of this part of
town.
 Focus on creating roadway connections
between subdivisions and the completion of
Billy Swails Parkway and All American
Boulevards.
 Connect Rifle Range Park with the future plans
for the Mount Pleasant Way.

SC Highway 41
District
Select Recommendations
 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 every day
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.

Carolina Park/
Ten Mile District
Select Recommendations
 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 are
needed to meet local residents’ everyday needs
in an area close to home.
 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..
 Areas outside of the Urban Growth Boundary
should meet standards, scale, and development
patterns associated with rural development.

Rural District
Select Recommendations
 Support agriculture and forestry uses
throughout the area.
 Maintain rural development patterns in
this part of the Planning Area, with
densities of development in the ranges
of:
 Woodville/Paradise Island – 1 unit
per 3 acres
 Cat Island – 1 unit per 10 acres
 Guerin’s Bridge and beyond – 1 unit
per 25 acres.
 Link bicycle and pedestrian facilities
through the District to expand
recreational opportunities through the
area.
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Mobility
Element

Policy Recommendations:
 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.
 Develop a program to monitor emerging technologies
(autonomous vehicles, SMART infrastructure, etc.) and develop
implementation strategies as determined appropriate.
 Define a policy to identify strategies and opportunities for
maximizing the efficiency of existing infrastructure, including
traffic operational improvement studies.
 Plan for infrastructure resiliency particularly as it relates to
evacuations, flooding, and storm water management.
 Create new interconnections within the public road system to
allow for a better flow of traffic Town-wide.
 Bicycle and pedestrian facilities should be improved to allow a
viable safe alternative to vehicular travel, particularly for access
to area schools and businesses.
 Public transportation plans should be incorporated into future
redevelopment plans to build a framework for transportation
alternatives.

Mobility
Element

“Potential” test projects included in model scenario testing:
• SC 41 Extension – New 2 lane roadway connecting US 17/SC 41
interchange to Billy Swails Boulevard
• Billy Swails Boulevard Widening – Widen from 2 lanes to 4 lane
divided between the Isle of Palms Connector and Porcher’s Bluff
Road
• Long Point Road Realignment and Extension 1 – Realign existing
Long Point Road and extend new 2 lane roadway to Billy Swails
Boulevard
• Long Point Road Realignment and Extension 2 – Realign existing
Long Point Road and extend new 2 lane roadway to Rifle Range
Road
• Long Point Road Extension Offset – Extend new 2 lane roadway
from US 17 to Rifle Range Road without realigning existing Long
Point Road.
• Long Point Road Widening – Widen from 2 to 4 lane divided
section
• New Parallel Road (West of US 17) – New 2 lane roadway from
Long Point Road to SC 41

2040 Mobility Plan Cost
Estimated Funding Availability

•
•
•

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

$425M
$453M

Mobility
Element

Future Transit Focus:
• Attraction of choice riders to transit to achieve highest impact
on network mobility
• Expansion of limited stop, express bus service for work trips
• US 17 identified as potential route for Bus Rapid Transit
• Two park and ride locations identified to address commuter
demand
• Address last mile connectivity to fixed routes through demand
response services, van pool and enhanced bike/pedestrian
networks in areas not served by transit.
• Develop transportation hubs along major travel corridors (US
17, Coleman Boulevard, and SC 41) with enhanced transit
access and amenities that support multimodal connectivity
• Invest in transportation infrastructure along transit corridors to
increase transit access and travel time, such as transit signal
prioritization, bus queue jump lanes, pullouts,transit shelter and
bus stop amenities, and pedestrian/bicycle access.
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Action Plan

Action Plan - Having made recommendations
throughout about how to best address various
issues and concerns, the final chapter is an Action
Plan of steps the Town should take to implement
all the changes and programs recommended
throughout the Plan.

Priority Actions
Immediate
Efforts
Ongoing

• Establish a plan implementation committee, monitor plan
implementation, and actively update the matrix and plan
as needed.
• Utilize the recommendations of this comprehensive plan
to develop and rank annual capital improvement
priorities.
• 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.
• Collaborate with Charleston County and surrounding
municipal partners to ensure planning priorities and
policies are aligned across jurisdictional boundaries.
• 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.

Priority Actions
Short-Term
Efforts
6-24 months

• Initiate a wholesale revision of Town ordinances to
simplify, streamline, and clarify Town Codes, while also
implementing recommendations of this comprehensive
plan.
• 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.
• 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.
• 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.
• 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 longterm financial resilience.

Priority Actions
Mid-Term
Efforts
18 months5 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.
• Conduct or update special area or functional plans where needed
(as identified in the District Plan discussions).
• Begin planning and funding processes for a new community center
focused on arts and culture.
• Begin relocating or retrofitting public facilities and infrastructure in
accordance with the mobility and resilience focused
recommendations of this Plan.
• Review the plan recommendations and create an updated annual
work plan.
• Collaborate with the local communities and Charleston County to
develop special area plans for each settlement community, to
include consideration of historic designation.
• Prepare a resilience strategy to help coordinate efforts between
departments and agencies.

Priority Actions
Long-Term
Efforts
Varies…
> 3 years

• Revisit plan policies and assess for
effectiveness.
• Continue making lower priority capital
improvements, as funding allows.
• Prepare for five-year update to the
Comprehensive Plan.

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.

Implementation
Committee

• Forming the Committee: A call for nominations should be widely

published to assemble candidates for citizen representatives on the
committee. 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:
•
•
•
•

provide oversight and accountability for implementation of the plan
prioritize plan strategies and tactics over the life of the plan
serve as a steering committee to assist with plan maintenance as described below
use their personal and professional networks to extend the awareness of plan
activities in their neighborhoods and professional communities

• Activities: 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.

Individual
Action Items
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Land Use
Categories

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.

Neighborhood Character Areas

Conventional
Residential
Neighborhoods

Consist of low-density single-family
subdivisions, which are a significant portion of
the town’s existing development. 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.
Applicable Zoning Districts: Rural Residential
(RR), Low-Density Residential (R-1 & R-2),
Planned Development (PD)

Neighborhood Character Areas

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. Regular lot sizes, setbacks, and
sidewalk connectivity are important elements in
design of these neighborhoods.
Applicable Zoning Districts: Low-Density
Residential (R-1 & R-2), Medium Density
Residential (R-3 & R-4), Townhouse (TH), Planned
Development (PD)

Neighborhood Character Areas

Settlement
Community

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 semi-rural 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.
Applicable Zoning Districts: Community Conservation
(CC) inside the Urban Growth Boundary, Rural
Conservation-2 (RC-2) outside the Urban Growth
Boundary

Neighborhood Character Areas

Mixed
Neighborhoods

Support compact residential development with
an opportunity for a variety of housing types with
similar scale and architectural character. Singlefamily 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 and
provide transitions so as not to overwhelm
adjacent existing developments of smaller scale
buildings.
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)

Hubs, Activity Centers and
Corridors Character Areas

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 singlefamily 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.
Applicable Zoning Districts: Limited Office (LO),
Neighborhood Commercial (NC) (as may be revised)

Hubs, Activity Centers and
Corridors Character Areas

Community
Scale
Commercial

Allows for moderate concentrations of small to mediumscale commercial uses designed to serve a broader
community area of approximately a 3-mile radius. This is
the predominant commercial classification within the town,
including retail, office, services, grocery stores, boutique
hotels and restaurant uses. These uses should
accommodate significant amounts of parking as local
destination uses for the town. Buildings should be small or
medium-scale structures that complement the residential
architecture of the town.
This use corresponds with many of the existing hubs and
the hubs for redesign identified in this plan. The community
scale commercial use is a suitable transition between
regional scale-commercial and surrounding neighborhoods.
Applicable Zoning Districts: Neighborhood Commercial
(NC), Office Professional (OP), Areawide Business (AB),
Areawide Business-2 (AB-2), and Planned Development
(PD)

Hubs, Activity Centers and
Corridors Character Areas

Town Scale
Commercial

Identified for specific areas of Town where location and access
provide for service to the entire community. These areas allow for
larger concentrations of moderate to large scale commercial, or
business uses designed to serve as unique destinations of more
than two anchors within the Mount Pleasant region. Retail, office,
services, hotel, and restaurant uses are appropriate in these areas.
Incorporation of a modest amount of mixed-use buildings, multifamily 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 regional scale commercial with smaller
structures located near the perimeter of the development.
This use corresponds with the identification of some of the largest
hubs for redesign, to better accommodate the evolving needs of
the community as retail markets change in the coming years.
Applicable Zoning Districts: Office Professional (OP), Areawide
Business (AB), Areawide Business-2 (AB-2), Economic
Development (ED) and Planned Development (PD)

Hubs, Activity Centers and
Corridors Character Areas

Hubs

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

Hubs are 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. The types of
places meeting these daily needs could be anything ranging from a
place of employment or office, to grocery stores, restaurants or
cafes, child care facilities, barber shops, parks, etc.

Hubs, Activity Centers and
Corridors Character Areas

Hubs

Hubs are valuable assets to a community for a number of reasons.
The main benefits are the opportunity to strengthen the local
community through social interaction and to capture a portion of
household daily trips within the local area, minimizing town-wide
traffic impact on major roadways. What makes a hub work is
having a mix of uses with comfortable public spaces near housing,
with safe, walkable connections between the two.
To ensure that hubs meet the needs of the local areas, Special
Area Plans should be completed for each Hub for Redevelopment
and Proposed Hub (as hereinafter defined). These Special Area
Plans will be completed with community engagement and input,
and will include design, market, fiscal and transportation analyses
and identify uses that are desired to incentivize (if any) in the
hub.

Three Types of Hubs

Hubs, Activity Centers and
Corridors Character Areas

Hubs

• Hubs for Preservation
• Hubs for Redevelopment/Redesign
• Proposed Hubs

Scales of Hubs
•
•
•
•

Neighborhood
Community
Town
Waterfront

Applicable Zoning Districts: Potential
Overlay District

Hubs, Activity Centers and
Corridors Character Areas

Business &
Industry

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

Hubs, Activity Centers and
Corridors Character Areas

Waterfront

The waterfront district should be an integrated district with a
network of parks, pedestrian paths and streetscapes, including
docks and public walks along the waterfront. Land uses should be
focused on the waterfront, including maritime-based
commercial/industrial, marinas, offices, hotels and lodging
facilities, tourist attractions, recreational/event facilities,
restaurants, parks, and multi-family residences. Opportunities to
protect traditional industries such as shrimping, fishing, crabbing,
oystering, boat building along Shem Creek are strongly supported.
The creation of public spaces and outdoor dining/retail
environments is strongly encouraged. Development patterns
should promote a mix of uses, internal trip capture, and
alternative means of transportation.
Waterfront land uses include two existing hubs, Patriot’s Point and
Shem Creek Boardwalk, that serve as both recreational and
entertainment destinations. A third waterfront hub is proposed for
the Republic Tract on the Wando River in the SC 41 Corridor
Applicable Zoning Districts: Marine District (MD), Office
Professional (OP), Areawide Business (AB), Light Industrial (LI),
and Planned Development (PD)

Hubs, Activity Centers and
Corridors Character Areas

Community
Facilities

Provides 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.
The more community oriented gathering places
are appropriate uses in the existing and proposed
Hubs.
Applicable Zoning Districts: Public Institutional-1
(PI-1), and Public Institutional-2 (PI-2)

Open Spaces Character Area

Conservation
Open Space

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

Open Spaces Character Area

Recreation
Open Space

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.
Applicable Zoning Districts: Public
Institutional-1 (PI-1), and ConservationRecreation-Open Space (CR-O)

Open Spaces Character Area

Gateways and
Corridors

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 highquality design, public spaces, and integration of the
built with the natural environment.
Applicable Zoning Districts: Potential Overlay District

Rural Community Character
Area

Rural
Neighborhoods

Supports the preservation of the traditional rural
low country 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.
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)

Agricultural & Forest Character
Area

Agricultural/
Forested

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.
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. Any
future land development plans should be carefully
considered, with an eye toward protecting the
historical and cultural values of the town’s agricultural
past.
Applicable Zoning Districts: possible new Agricultural
District, Planned Development (PD)
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Supplemental
Information

• Mobility Data - This section includes additional
background data used in the analysis and
preparation of the Mobility Element.
• Community Profile - This section includes most
of the background demographic and other data
required by State law.
• Resources for More Information - This section
provides deeper explanations of some of the
terms and concepts contained in the Plan. This
is provided as an educational tool and is not
specific to application within this Plan in
particular.

• Following today’s review, Town Council will have
the opportunity to discuss all aspects of the Plan.

Upcoming
Process

• Intent is to hold 2 public hearings (1 is required) –
One soon to get public input prior to Council’s
discussions; a second at the end of the process
prior to adoption
• Town Council can make any adjustments or edits
as they see fit.
• Once the Plan is adopted by Town
Council, implementation could begin
immediately.
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