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Introduction to the Comprehensive Plan
According to South Carolina law, the purpose of the Comprehensive Plan is to help manage
“the physical, social, and economic growth, development, and redevelopment of the area
within its jurisdiction. The plans and programs must be designed to promote public health,
safety, morals, convenience, prosperity, or the general welfare as well as the efficiency and
economy of its area of jurisdiction. Specific planning elements must be based upon careful
and comprehensive surveys and studies of existing conditions and probable future
development and include recommended means of implementation.”
This Comprehensive Plan for the Town of Mount Pleasant covers the planning horizon of
2009-2019.
South Carolina state law Section 6-29-380, Article 3 addresses the
Comprehensive Plan process and contents. The law says that:
“The basic planning process for all planning elements must include, but not be limited to:
(1) inventory of existing conditions;
(2) a statement of needs and goals; and
(3) implementation strategies with time frames.”
The document is organized into three sections that respond to these requirements. The
Vision and Goals statement (statement of needs and goals) outlines the desired future
direction for the Town, sets the stage for the later sections, and best summarizes the intent of
the plan. The Strategies, Future Land Use, and Action Plan (implementation strategies with
time frames) together comprise the approach to plan implementation. These sections include
a series of maps for guiding the Town’s growth and development. The Community Profile
(inventory of existing conditions) provides a survey of existing conditions and current trends,
and constitutes the background research upon which the plan is based.

Also, as directed by South Carolina law, this Comprehensive Plan covers the nine planning
elements. These elements are covered in both the Strategies and the Community Profile
sections of the plan. The Strategies section covers recommended strategies for each
planning element, while the Community Profile section reviews relevant existing conditions for
each planning element. The Priority Investment Element is a new element introduced by the
2006 Priority Investment Act, which also required a Transportation Element separate from
Community Facilities.
South Carolina Planning Elements:
•
•
•
•
•
•
•
•
•

Population
Housing
Natural Resources
Cultural Resources
Economics
Community Facilities
Transportation
Land Use
Priority Investment
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Planning Process
The Comprehensive Plan has been developed through an open and interactive dialogue with
various Town of Mount Pleasant stakeholders. The Public Involvement Strategy, posted on
the Town website, summarizes the overall approach to public and stakeholder involvement.
During the planning process, the plan proceeded from broad visioning to general strategies to
specific policies and implementation ideas.
Primary issues and community vision were
obtained from the general public, with a greater degree of refinement provided by the Steering
Committee as they met over nine sessions at various stages in the development of the plan.
The Planning Commission provided the most detailed level of oversight and feedback into the
Comprehensive Plan document.
Key milestones in the development of the Comprehensive Plan include the Town-wide
Visioning Workshop held in October 2008, the release of the draft Community Profile
Summary in December 2008, the development of a draft Vision Statement in January 2009,
and the area-specific planning charrettes held in January 2009. Based upon this input, a
Framework Map for guiding future development and general strategies was developed.
Strategies were prioritized and evaluated by the Steering Committee and the Planning
Commission. Finally, a specific Action Plan was put together to add another level of detail to
the recommended strategies.
As the comprehensive planning process moved toward adoption, the Plan was discussed at a
public Open House in June 2009. The Planning Commission held a series of workshops to
review the Comprehensive Plan document. On July 22, 2009 the Planning Commission
unanimously recommended adoption of the 2009-2019 Comprehensive Plan to Town Council.
Town Council held a special meeting in August 2009 to review the Plan. Town Council then
held a public hearing and approved first reading of the Comprehensive Plan on October 13,
2009. The 2009-2019 Comprehensive Plan received final reading and was adopted on
October 22, 2009.
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Comprehensive Plan 2009 Vision

Visioning Images

Introduction
The Town of Mount Pleasant comprehensive planning process began by establishing a vision
for the Town. This vision is broken down into general themes and then into more detailed
goals. As the planning process has continued, these goals have served as the foundation for
specific policies and implementation strategies.
The vision statement provides a unifying overall direction for the Comprehensive Plan and its
implementation efforts.
The vision statement is intended to be brief and easily
understandable to the average reader and lays out a clear direction for the future of the Town
of Mount Pleasant.
The visioning images on this page are an illustrative accompaniment to the vision statement.
The diversity of the Town cannot be summarized by just a few images; however, these
images set a tone and enhance the meaning of the vision statement.
Major influences upon the vision and goals came from the Town-wide Public Visioning
Workshop, stakeholder interviews, the Comprehensive Plan Steering Committee, the
Planning Commission, and direction provided by Town of Mount Pleasant management and
staff. This vision statement evolved over many revisions based upon feedback provided by
these various stakeholder groups.
The major themes of the vision – Livability, Level of Service, Sustainability, Community and
Neighborhood Recognition, Maturation and Revitalization, Economic Development
Placemaking, and Harmony with Nature – all can be sourced directly from the input and
guidance of the public, the Steering Committee, and the Planning Commission.

Comprehensive Plan 2009 Vision
We will balance community preservation with redevelopment and the establishment of new
gathering places.
For the Town of Mount Pleasant, community preservation means maintaining the character of
the Town’s historic, rural, and newly planned residential and business communities, while
maintaining a high level of public services and efficient infrastructure.
Redevelopment will bring quality economic growth, diversify residential and employment
options for current and future residents, create a series of gathering places, and make Mount
Pleasant a community that appeals to all ages.
We will protect and enhance the sustainability of our natural resources and our civic
institutions. We will strive to reduce our environmental impacts and enjoy and preserve our
surrounding natural beauty.
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Themes:
Livability
The livability of Mount Pleasant is supported by the ability of residents to conveniently meet
their everyday needs; destinations for working, education, shopping, and playing should be
located nearby and easily accessible. The livability of Mount Pleasant is also enhanced by
the quality of the natural and built environments, well maintained and designed
neighborhoods, attractive landscaping, and views of the surrounding water. Supporting the
convenience and amenity of everyday life is key to maintaining quality of life for the Mount
Pleasant community.

Sustainability
Sustainability means leaving things better than they were found for the next generation. This
suggests that the people of Mount Pleasant need to be stewards of the natural environment,
maintain the quality of the Town’s infrastructure, and continue to build the economic and civic
institutions that make the community thrive. In particular, the Town of Mount Pleasant strives
to foster and support excellent educational and recreational opportunities and facilities for all,
young and old. A sustainable community plans into the future, thinking in longer timelines of
20, 30, or even 50 years, and puts those plans into action.
In order to maintain quality of life, the Town of Mount Pleasant needs an adequate, diverse,
and ongoing fiscal plan for funding public services. This means ensuring reliable sources for
public funding and developing fair mechanisms for distributing the costs of public services to
those who benefit from such services.

Level of Service
A vital component of the high quality of life in Mount Pleasant are the top-rate public facilities
and services provided by the Town. While it is relatively easy to value the parks, roads, and
schools that we make use of on a daily basis, an important part of the quality of life is the
invisible infrastructure – dedicated public safety officials, stormwater drainage infrastructure,
waste management – that protects our health, safety, and welfare. The Town will seek to
maintain, and where feasible enhance, the high level of public services currently enjoyed by
Town residents. The Town will continue to plan for the expansion and annexation of areas
into Mount Pleasant where growth can be served in a sustainable manner.

Community and Neighborhood Recognition
Mount Pleasant is known as a great place to live, and recognizing the character of the Town’s
residential areas and historic and natural features is an important goal. There are many
different types of residential development and each one merits protection. This includes the
mixed residential and business communities in the Town’s historic core, traditional AfricanAmerican cultural communities found in the planning area, and newer planned communities
designed to protect residential quality of life. The Town benefits from a number of historic and
cultural landmarks, such as Shem Creek, the Pickett Bridge Recreation Area, and the
traditional Sweetgrass Basket areas. The recognition and enhancement of historic and
cultural landmarks is vital to preserving the charm of the Mount Pleasant community.
Agriculture played an important role in the Town’s early history, so preserving the remaining
agricultural features is another important goal. Remaining agricultural tracts such as Boone
Hall and Hamlin Farm preserve the historic cultural landscapes of the Mount Pleasant area,
linking the present community with its past roots. Promoting local food production and
traditional food culture also enhances the community’s links to its agricultural past.

Maturation and Revitalization
The Town is transitioning out of a period of fast-paced growth and entering a phase of more
refined growth and redevelopment that should be guided to meet the changing needs of
residents. This phase of growth should include a wider variety of housing types to adapt to
the Town’s changing demographics and workforce needs; a variety of nodes that enable
Town residents to meet their needs locally and lessen the need for long-distance regional
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trips; and the revitalization of older or underutilized commercial areas to allow for economic
growth. At the same time, new types and patterns of development should not disturb the
Town’s existing, stable residential communities. A more mature development pattern can
bolster the Town’s sustainability by fostering greater use of transportation alternatives, like
biking, walking, and transit.

Economic Development
The Town’s residential and business communities are interdependent. The business
community provides services and employment opportunities, and supports the Town’s tax
base. Without these businesses, residential property taxes would have to be significantly
higher to support the Town’s current level of service. Residences provide customers and
employees that support area businesses while also contributing to the tax base.
The Town should continue to pursue quality economic development by supporting the existing
small business community and fostering the growth and relocation of new businesses within
the Town of Mount Pleasant. Quality economic development means new and growing
businesses should develop in a manner compatible with the Town’s vision for a high quality of
life and high levels of protection for the natural environment. The Town is particularly
interested in fostering tourism, locally based businesses, and professional offices as
compatible types of economic development.

Placemaking
The Town of Mount Pleasant is known for its great residential communities, but stakeholders
have expressed a strong interest in creating special places or destinations within the Town.
There is a need for a variety of gathering places – from a potential “downtown” Mount
Pleasant to a variety of distributed, small-scale neighborhood nodes that would bring vitality
and sustainability to Mount Pleasant’s residential communities. New nodes should not
infringe upon the quality of life for Mount Pleasant’s existing, stable residential communities.
There is broad interest in placemaking, including increasing all of the amenities that come
with special places, such as cultural destinations, public art, and event facilities. There are
opportunities in the Town of Mount Pleasant to develop or enhance destinations that are
integrated with the surrounding natural environment – much in the manner of Shem Creek.

Harmony with Nature
Harmony with nature is about being a steward for the natural environment by appreciating the
natural environment as well as taking excellent care of it. Stewardship implies that
environmental impacts will be considered and minimized. Protecting the natural environment
means taking proactive steps to reduce impacts to environmentally sensitive areas and
preserve the beauty of marshes and wetlands. Stewardship also means providing better
access to nature through trails, a connected system of parks, waterfront facilities, and a
balance of active and passive recreation opportunities.
The unique beauty of the South Carolina Lowcountry is part of what makes Mount Pleasant
special. This beauty includes not only the rivers, creeks, wetlands, and native species, but
also the appeal of the traditional built environment, with historically compact, walkable
settlements and architecture native to the region. Mount Pleasant has maintained its beauty
through forward thinking planning, historic preservation, and design guidelines, and these
efforts will continue into the future.

Goals
Introduction
As with the vision statement, the goals were derived from various sources of stakeholder
input, including the Town-wide Visioning Workshop, stakeholder interviews, and ongoing
conversations with Town of Mount Pleasant staff and management. Also, many of the goals
were adapted from the 2003 Comprehensive Plan.
The goals provide the big picture direction for the development and implementation of the
Comprehensive Plan. Strategies, incentives, and regulations are continuously updated and
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necessarily adapt to changing circumstances, but goals should endure and provide stability
and direction over time. Consensus on the goals sets the stage to implement the measures
necessary for their realization.
These goals are reiterated with a further level of detail in the Strategies section of the
Comprehensive Plan.

Livability
1.

Keep the Town of Mount Pleasant a place where families want to live.

2.

Develop a series of nodes of activity that include a wide variety of land uses and public
spaces. Ensure that all Town residents live within close proximity to a public gathering
space.

3.

Promote alternative transportation options and increase connectivity to reduce traffic
congestion and enhance quality of life.

4.

Increase the community’s involvement in crime prevention efforts.

5.

Promote Harmony with Nature (see goals under that theme).

Level of Service
1.

Maintain effective, efficient public services in the areas of public safety, transportation,
schools, parks, water, wastewater, and stormwater.

2.

Take a leadership role in intergovernmental cooperation whenever multiple jurisdictions
have overlapping interests in the Town of Mount Pleasant, such as with Charleston
County and Mount Pleasant Waterworks.

3.

Plan for safe and effective traffic flow throughout Mount Pleasant, as well as between
Mount Pleasant and the rest of the Metro Area.

4.

Increase the community’s understanding of and engagement in key issues facing the
Town of Mount Pleasant.

Sustainability
1.

Focus future growth in the Town of Mount Pleasant on areas that have sufficient
transportation infrastructure and are located near existing centers of employment and
activity.

2.

Guide annexation policies to promote efficient service provision, to foster an inclusive and
diverse community, and to consider the strategic implications regarding the growth of
other nearby municipalities.

3.

Foster and support excellent educational and recreational opportunities and facilities for
all ages.

4.

Adopt a “complete streets” policy for new transportation projects. A complete streets
policy requires that all new transportation projects provide facilities for pedestrians,
bicyclists, and transit, as well as private vehicles.

Community and Neighborhood Recognition
1.

Recognize the significance of historic, traditional, rural, and planned neighborhoods,
maintaining their desirable characteristics such as their prevailing densities, building
types, and quiet streets.
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2.

Recognize the importance of the physical and cultural aspects of traditional AfricanAmerican communities found in the planning area.

3.

Continue to promote high-quality landscaping on public and private properties in Mount
Pleasant.

4.

Guide development in rural areas to reflect rural characteristics and densities.

Economic Development
1.

Recruit a higher education institution or satellite campus to the Town of Mount Pleasant
in order to promote economic development, professional education, and enhance cultural
and quality of life options for residents of all ages.

2.

Promote the growth of existing businesses and the recruitment of new businesses that
are compatible with the Town’s future vision.

3.

Ensure that fiscal resources are available to provide targeted levels of public services,
such as desired capital improvements and necessary staff.

4.

Continue to develop and implement redevelopment plans for older and underdeveloped
areas of Mount Pleasant that are well served by public infrastructure.

Maturation/Revitalization
1.

Focus redevelopment and revitalization efforts on older commercial areas which are
served by existing infrastructure and are underutilized; ensure any redevelopment is
compatible with existing residential neighborhoods.

2.

Increase the flexibility of the zoning code to accommodate new types of development,
including mixed use, so long as they are compatible with their surrounding context and
sensitive to nearby neighborhoods.

3.

Encourage a diverse and inclusive Mount Pleasant where people of all ages and
backgrounds are welcomed and invited to participate in the community.

4.

Provide a mix of housing types in a variety of price ranges, including rental housing
options, to meet the needs of the wide range of Town residents and workforce and to
promote Mount Pleasant as a lifelong community.

Placemaking
1.

Develop a series of nodes which include a wide variety of land uses and public spaces.
Nodes should include a wide variety of commercial, civic, and residential land uses and
should not intrude upon existing residential neighborhoods.

2.

Develop one or more destinations for tourism, business conventions, events, culture, and
arts for Mount Pleasant to increase the attractiveness of the community for all ages.

3.

Maintain and expand the quality and location of public spaces throughout Mount
Pleasant, including the introduction of pocket parks in infill areas to serve as accessible
gathering places within nodes of activity.

Harmony with Nature
1.

Protect environmentally sensitive lands and increase access to open space and rural
landscapes.
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2.

Encourage the use of alternative transportation options to decrease congestion, promote
health, and enhance quality of life.

3.

Increase public access to and views of natural waterways.

4.

Protect the water quality in Mount Pleasant’s surrounding marshes and waterways to
provide natural habitats, promote the local shrimping industry, and to maintain water
suitable for various forms of recreation.

5.

Ensure a long term sustainable supply of potable water by making efficient use of our
existing water supply.

6.

Promote green building practices to reduce the consumption and increase the reuse of
raw materials, energy, water, and wastewater discharge.

7.

Practice green Town operations and management to reduce the use of energy, water,
and raw materials and benefit from reduced operating costs.
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Strategies
Introduction
This section of the Comprehensive Plan includes a variety of implementation strategies that
provide general, as well as specific, guidance for the actions and policies of the Town of
Mount Pleasant. Time frames are provided in a separate Action Plan that details activities for
short term (five year) implementation.
Strategies have been developed to address each of the eight planning elements: Population,
Housing, Economics, Community Facilities, Natural Resources, Cultural Resources, Land
Use, and Transportation. Each section begins with a review of goals relevant to that planning
element. A discussion of general strategy for each element sets the stage for specific
strategies discussed afterwards.
Target Strategies are those strategies that received significant public support during the
development of the Comprehensive Plan. They are not intended to be an inclusive listing, but
rather those that have broad based support and are often linked with other goals and
strategies in the plan. These strategies can be used to help guide the prioritization of plan
implementation efforts. Many of the Target Strategies are complex and multifaceted and may
require collaboration between Town departments or between Town staff and outside
organizations.

Major Themes from the Plan Vision
The strategies reference the major themes from the Comprehensive Plan Vision. These
themes are overarching concepts that cut across multiple plan elements. The themes from
the Plan Vision are:
•

Livability

•

Sustainability

•

Level of Service

•

Community and Neighborhood Recognition

•

Maturation and Revitalization

•

Economic Development

•

Placemaking

•

Harmony with Nature

Target Strategies
Nine Target Strategies were identified during the Comprehensive Planning process and have
been highlighted below. These Target Strategies were widely supported in public meetings
held throughout the update process. They are not intended to be the primary focus of the
plan, but should be recognized as those strategies which garnered the most interest and
support. These Target strategies, along with other identified strategies, appear within various
plan elements and provide a means of achieving the goals of this plan.
•

Increase the number of workforce and life cycle housing units.

•

Recruit a higher education campus or satellite campus to the Town of Mount
Pleasant.

•

Maintain established levels of service for all public services and develop fiscal
projections necessary to support these levels.

•

Take a flexible and opportunistic approach to expanding water access for the
Town. Identify a variety of potential sites and pursue favorable opportunities
as they arise.
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•

Create and promote access to a Cultural Landscape District in the center of
Mount Pleasant that recognizes the area’s traditional landscapes, serves to
draw residents and tourists, and connects the Town with its agricultural roots.

•

Promote appropriate infill and redevelopment.

•

Create Waterfront Gateway Districts at the Ravenel Bridge that capitalizes on
the Town’s waterfront as a tourism, entertainment, and cultural district and at
the Wando River Bridge along Highway 41 that is sensitive to the surrounding
area.

•

Develop a pedestrian and bicycle connectivity plan that links to all of the
Town’s existing and planned nodes as well as parks and schools.

•

Implement the Long Range Transportation Plan.

Population
Goals Relevant to the Population Element
1.

Keep the Town of Mount Pleasant a place where families want to live.

2.

Encourage a diverse and inclusive Mount Pleasant where people of all ages and
backgrounds are welcomed and invited to participate in the community.
2.1. Ensure that the Town of Mount Pleasant can meet the needs of older residents.
2.2. Increase the attractiveness of the Mount Pleasant community to young adults by
providing urban lifestyle options, educational opportunities, and cultural amenities.

3.

Develop one or more destinations for tourism, business conventions, events, culture, and
arts for Mount Pleasant to increase the attractiveness of the community for all ages.

4.

Increase the community’s involvement in crime prevention efforts.

5.

Guide annexation policy to promote efficient service provision, to foster an inclusive and
diverse community, and to consider the strategic implications regarding the growth of
other nearby municipalities.

6.

Foster and support excellent educational and recreational opportunities and facilities for
all ages.

7.

Recognize the importance of the physical and cultural aspects of traditional AfricanAmerican communities found in the planning area.
7.1. Coordinate with Charleston County on planning issues involving communities
located in unincorporated areas.
7.2. Encourage the annexation of unincorporated communities to provide enhanced
neighborhood services.

General Strategy
Under the Maturation/Revitalization theme, the Comprehensive Plan has set a goal to
encourage a diverse and inclusive Mount Pleasant where people of all ages are welcomed
and invited to participate in the community. This goal speaks to the challenges that the Mount
Pleasant community will face over the next twenty years. One challenge is adapting to the
projected rapid growth in the over-65 population, which is expected to triple in the next twenty
years. A second challenge is to increase the attractiveness of the community to young adults,
especially adults under 30 years old, who will be an increasingly important economic
development resource in the coming decades. Finally, a third challenge and opportunity is to
better integrate traditional African-American communities into the Town of Mount Pleasant. It
is clear from the visioning process that all of these distinct demographic segments are valued
by the Mount Pleasant community.
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Recommended Implementation Strategies:
•

Increase the attractiveness of the Mount Pleasant community to young adults
by providing urban lifestyle options, educational opportunities, and cultural
amenities.

Young adults (adults between the ages of 18-30) display a different set of preferences
than older adults, some of which are generational in nature. Currently, many young
adults show a strong interest in urban living environments that emphasize walkability,
activity, and diversity. Mount Pleasant has an opportunity to create such places through
its existing redevelopment efforts. In addition, redevelopment has emerged as a major
part of the Town’s Maturation and Revitalization theme, and is discussed in some detail
in the Land Use section of this document.
Educational opportunities and cultural offerings are desirable quality of life amenities in
their own right, and were often mentioned as goals in the Comprehensive Planning
process. However, these amenities also have the benefit of attracting young adults, who
particularly value arts and entertainment as an aspect of their social life. The Town is
large enough to support a range of distinctive cultural offerings and to create an
environment that is attractive to the young talent that will help build the economy of the
future.
•

Ensure that the Town of Mount Pleasant plans for and meets the needs of
older residents.

The over-65 population is very diverse in its capabilities, needs, and interests. Seniors
may have different housing and transportation needs, with a desire for lower
maintenance housing options and off-peak travel patterns, and will also create increased
demands for health care and support services. The Town of Mount Pleasant should
remain on the forefront of planning for the changing needs of its aging community, taking
into account demographic shifts in its approach to housing, transportation, recreation,
health, and other services.
•

Review the Town’s marketing strategy annually.

The Town’s Office of Community Development and Tourism is currently working on a
marketing strategy to promote the Town to potential residents interested in relocating.
The Town offers a high quality of life and relatively low taxes and would be attractive to
many residents of other parts of the Charleston area as well as to residents of other
metropolitan areas.
•

Continue to seek the annexation of unincorporated areas within the Mount
Pleasant planning area.

The Town seeks to recognize those traditional African-American communities within the
planning area, as is shown by recent efforts to preserve the practice of making and
selling Sweetgrass baskets along the US 17 corridor. It is hoped that through continued
positive outreach to traditionally African-American communities in unincorporated areas,
these communities will want to be annexed into the Town and benefit from the full range
of quality services the Town provides.

Housing
Goals Relevant to the Housing Element
1.

Provide a mix of housing types in a variety of price ranges, including rental housing
options, to meet the needs of the wide range of Town residents and workforce and to
promote Mount Pleasant as a lifelong community.
1.1. Provide greater housing options that promote universal design and aging in place to
ensure residential options for the entire life cycle.
1.2. Identify desirable locations for future housing development within the Town of Mount
Pleasant, with a focus on locating workforce housing within walking distance of
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existing or planned centers of employment and with a focus on locating senior
housing near everyday services and medical facilities.

General Strategies
Two primary themes address Mount Pleasant’s housing strategies: Community and
Neighborhood Recognition and Maturation/Revitalization. On one hand, the Town wishes to
conserve the character of its existing residential communities, which generally provide a high
quality of life and a desirable residential environment. On the other hand, the Town wishes to
promote a greater diversity in its housing stock, to attract young families, support the local
workforce, and promote lifecycle housing.
The Town acknowledges the important links between housing, transportation, and economic
development. When workers must travel long distances between jobs and affordable
housing, the entire region suffers from increased traffic congestion. The goal of the Town is
to place workforce housing options close to centers of employment. Also, workforce housing
supports economic development efforts, as employees are more reliable and more dedicated
to their employers when their home-to-work commute is a reasonable distance; in the best
case, workers such as teachers and firefighters serve the communities in which they live.
The character of existing residential areas should be conserved and potential locations for
more diverse and denser housing types are limited. Two of the most promising locations for
more diverse and denser housing types are in designated redevelopment areas and in
Community Nodes. Another promising location for additional housing types is as accessory
units to existing single family homes. Both of these new housing opportunity areas are
discussed in more detail below.

Recommended Implementation Strategies:
•

TARGET STRATEGY: Increase the number of workforce and life cycle housing
units.

Support for increased workforce and life cycle housing was one of the most consistently
voiced themes during the Comprehensive Plan. As discussed in other sections of the
Comprehensive Plan, workforce housing is connected with other important goals for the
Town – attracting an increasingly diverse population, promoting and supporting a stable
local workforce, and reducing traffic congestion.
The overall strategy for increasing workforce housing is to encourage workforce housing
to be distributed and integrated throughout the Town in all types of residential districts.
This means that workforce housing is appropriate in low density, medium density, and
high density residential land uses, so long as the overall density ranges and character of
each of these land uses is preserved. Workforce housing is also particularly appropriate
for locations within Community Nodes, including upper story residential housing above
commercial development. Where possible, Community Nodes should link workforce
housing and commercial land uses with pedestrian connections and streetscapes. The
Core Redevelopment Corridors are also appropriate locations for concentrations of
workforce and life cycle housing in mixed use developments. Higher density housing
options for those with ongoing or imminent health care concerns should be located near
medical facilities.
The Town of Mount Pleasant should explore a range of incentives and programs to
promote workforce housing. It is important to note that every incentive may also have
drawbacks or unintended consequences, so each incentive should be evaluated carefully
before being implemented. Recommended incentives include density bonuses and
expedited permitting processes.
Density bonuses are an incentive method for encouraging workforce housing by
permitting increased densities for developers who set aside a certain percentage of their
units as affordable. The affordability criteria will be clearly defined by the Town of Mount
Pleasant based on median family incomes for the Charleston-North CharlestonSummerville Metropolitan Statistical Area. Two major concerns about density bonuses
should be considered. One concern is that density bonuses create excessive densities
that erode the character of surrounding residential areas. The other major concern is that
density bonuses do not provide enough incentive for workforce housing, and so often go
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unused. Both of these concerns should be evaluated before implementing a density
bonus program.
The Town promotes the development of workforce housing in residential areas across
the range of densities. Small increases in density (i.e. density bonuses) may be
permitted to promote the development of workforce housing, however the density of any
workforce housing development should not vary greatly from that of adjacent residential
areas.
Traditional Neighborhood Development is another method for promoting workforce
housing, usually including some denser and more affordable housing types mixed in with
less dense and more expensive housing types. It is recommended that the Town
continue to permit Traditional Neighborhood Development in all residential land uses,
except within the Rural Conservation and Community Conservation designations, and
that the Town reform its Planned Development-Traditional Neighborhood Development
zoning district to make the use of this provision more appealing to developers.
•

Recognize the character of Mount
neighborhoods and communities.

Pleasant’s

existing

residential

Recognizing the character of existing historic, traditional, rural, and planned communities,
involves maintaining their desirable characteristics such as prevailing densities, building
types, and quiet streets. The Town should ensure that new development in residential
districts is compatible in scale and character and conserves important neighborhood
characteristics. In some areas that are seeing high rates of infill housing, the Town may
need to revisit existing regulations and revise them to ensure that neighborhood
character continues to be conserved.
•

Increase residential densities in appropriate areas. Focus the development of
higher density housing (condominiums and apartments) in the Core
Redevelopment Corridors of Coleman, Johnnie Dodds, and Ben Sawyer
Boulevards.

There are areas where the Town can accommodate increased residential densities
including multifamily and condominium housing types. These types of housing are
already mentioned in the Town’s Coleman Boulevard Revitalization Master Plan and in
the draft Johnnie Dodds Boulevard Master Plan. On undeveloped parcels south of the
Isle of Palms Connector, medium density residential development should be considered.
•

Permit accessory dwelling units that adhere to appropriate design criteria.

Permitting accessory dwelling units promotes a potential source of affordable housing for
young adults, seniors, and workers. It also creates a mechanism for multi-generational
families to live together with some degree of privacy. A variety of types of accessory
dwelling units are possible, including in-law suites, apartments over garages, and standalone units. There is a need to regulate accessory dwelling units to limit potential
physical and other impacts on neighboring properties. Some issues of concern may
include the provision of adequate parking, the massing of the accessory unit so that it
remains accessory in nature and does not obscure light and air to neighboring yards, and
the limitation of the number of persons or families permitted on an individual property.
The Town of Mount Pleasant is currently investigating these issues and is expected to
develop recommendations regarding accessory units in 2009.
•

Rewrite the
requirements.

Town’s

Traditional

Neighborhood

Development

(TND)

Traditional Neighborhood Development (TND) is a strategy for developing neighborhoods
with a variety of housing types and mixed uses. Compatibility and quality of life are
protected primarily by a focus on strong urban design rather than the separation of land
uses. The Town of Mount Pleasant currently permits TND style development in all of its
residential districts, however the Town’s TND requirements have proven to be unwieldy
and have been little used. However TND has been very successful nationally and in the
Charleston region, and the Town could streamline its current TND provisions to promote
greater use.
•

Promote employer-assisted housing programs.
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Employer-assisted housing programs are housing incentive programs provided by public
or private employers. Employees are provided a housing stipend which they must use to
purchase a home that is within a certain distance of their employer in order to promote a
short and convenient commute. The employee benefits from assistance in their housing
purchase, while the employer benefits from greater employee loyalty. Housing stipends
generally come in the form of a loan that is automatically paid off by the employer over
several years, ensuring a long term commitment from the employee. Typically, major
employers who may have trouble finding or retaining skilled labor, such as hospitals,
universities, and local governments, use such programs,. While employer assisted
housing programs are voluntary for employers, the Town can provide information and
analysis to support such programs.
•

Promote housing options that provide universal design and foster aging in
place to ensure residential options for the entire life cycle.

Universal design is the concept that most buildings can be designed to accommodate all
types of users with no or minimal additional cost. Buildings that feature universal design
are more usable to a variety of people – including wheelchair-bound, sight impaired, the
young, and the old. Universal design makes housing more adaptable to changes
throughout a person’s life cycle and ensures that housing accommodates visitors and
relatives of all ages. Traditional building practices and housing development may not
incorporate universal design principles. The Town of Mount Pleasant should promote
and encourage the use of universal housing design wherever possible, to help the Town
meet its goal of promoting life cycle housing options.

Economics
Goals Relevant to the Economics Element
1.

Recruit a higher education institution or satellite campus to the Town of Mount Pleasant
in order to promote economic development, professional education, and enhance cultural
and quality of life options for residents of all ages.

2.

Promote the growth of existing businesses and the recruitment of new businesses that
are compatible with the Town’s future vision.
2.1. Attract professional and management related businesses and offices that draw
heavily upon the Town’s resident workforce in order to provide convenient work
options and shorten commutes.
2.2. Ensure economic development efforts support the Town’s goal of promoting tourism
and tourism-related industries and services.
2.3. Ensure that economic development efforts align with the Town’s goals for protecting
and enhancing quality of life by protecting the environment, increasing conveniently
located work options, providing housing in a variety of prices ranges, and
contributing to high quality gathering places located throughout the Town.
2.4. Coordinate economic development efforts with the regional efforts on target
industries. Focus recruitment on the professional and management industries, such
as advanced security, bioscience, digital media and design, and urban design and
restoration.

3.

Continue to develop and implement redevelopment plans for older and underdeveloped
areas of Mount Pleasant that are well served by public infrastructure.
3.1. Develop a greater downtown vision that builds upon existing redevelopment efforts in
the Coleman Boulevard and Johnnie Dodds Boulevard areas.
3.2. Encourage the development of high-quality, mixed use concentrations of
professional and management employment in select locations.
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General Strategy
The Town of Mount Pleasant recognizes the important role that continued economic
development plays in the sustainability of the Town, which is why it has emerged as one of
the key themes in the Town’s Vision Statement. Economic development is important for
providing the Town with jobs, services, and support for the Town’s tax base. At the same
time, economic development is a means of supporting the Town’s quality of life, and so
economic development efforts should support the Town’s other goals of protecting the
environment, increasing conveniently located work options, providing housing in a variety of
prices ranges, contributing to high quality gathering places throughout the Town, and
supporting the sustainability of Town services. Many of the features that make the Town an
attractive place to live also should make it an attractive place to work and to run a business.
In particular, the Town’s highly educated and skilled workforce serves as a significant attractor
to businesses considering relocation to the Town of Mount Pleasant.
One economic development resource that seems to be lacking in the Town of Mount Pleasant
is the availability of higher and continuing education options associated with a college or
university. With an increasingly close link between education and economic development, a
key component of the Town’s economic development strategy should include seeking a
satellite higher education campus within the Town of Mount Pleasant.

Recommended Implementation Strategies:
•

TARGET STRATEGY: Recruit a higher education campus or satellite campus
to the Town of Mount Pleasant to support economic development.

One of the Town of Mount Pleasant’s economic strengths is its highly educated
population, with a high percentage of people with Bachelor’s and Master’s degrees, yet
continuing education options within the Town are limited. The Town could capitalize on
the many higher education institutions nearby, such as the College of Charleston, the
Medical University of South Carolina, and Trident Technical College to attract a satellite
campus within the Town’s boundaries. With the spread of information technologies such
as broadband, webcasts, and web conferencing, there is also an opportunity to create a
hub for distance learning that could potentially draw on resources from around the globe.
Attracting a higher education satellite campus could also help the Town expand its
cultural offerings, as an arts or conference center could be developed in conjunction with
the campus.
A number of potential sites for a satellite campus were discussed during the
Comprehensive Planning process. The Town of Mount Pleasant will soon have two new
hospitals, and a continuing education facility near one of these hospitals could prove
useful. The Laurel Hill site could possibly be developed as a sensitively landscaped
educational campus, which would be in keeping with the spirit of the will that governs the
site. Another appropriate location for a satellite campus would be near Wando High
School, which currently offers some joint enrollment opportunities to its students with
nearby colleges. A higher education campus near Wando High School could offer a
number of opportunities to the high school students enrolled there.
It is recommended that the Town of Mount Pleasant form an advisory committee to
explore the feasibility of recruiting a higher education campus to Mount Pleasant. The
committee could help to: define the mission and goals of such an institution; look at case
studies of similar efforts elsewhere across the country; investigate potential sites and
define locational requirements; and start to identify potential funding sources for campus
development. Members of the advisory committee should include representatives from
local colleges, the school district and Wando High School, local hospitals, Town
representatives, local professionals, and others with an interest in establishing a higher
education presence within the Town of Mount Pleasant.
•

Revisit the Town’s economic development strategy.

Over the past two years, the Town of Mount Pleasant has seen a decrease in new
construction and the revenues associated with it, as has the rest of the nation. The Town
established some sound principles in its previous economic development efforts, such as
focusing on businesses that draw revenue into the Town from outside and promoting a
diverse economic base. The Town has also engaged in an aggressive tourism promotion
strategy, which takes advantage of the strong tourist market in nearby Charleston and the
beaches. However, tourism can only be one part of a much broader economic
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development strategy for the Town. The Town should seek to promote a diverse
economy and to create an overall business-friendly environment.
There is an opportunity to develop a broader based economic development strategy that
offers greater long-term opportunity and capitalizes upon the region’s existing economic
development efforts. This strategy should be multi-faceted and include both the
recruitment of new businesses as well as the retention of existing businesses. The Town
can take advantage of its highly educated workforce and recent economic trends to
promote small business entrepreneurship and cottage industries. The Town’s strategy
should build on the Town’s existing strengths of a skilled professional and management
workforce, existing medical institutions, and a high quality of life. The Town should also
coordinate with regional economic development efforts and strategies to benefit from the
increased national and international profile of the Charleston region. The Town should
continue to develop a comprehensive economic development strategy for the Town and
bolster its local business growth and business recruitment efforts.
•

Attract professional and management businesses that draw heavily upon the
Town’s resident workforce.

Residents of the Town of Mount Pleasant are highly skilled and educated, and there is a
strong concentration of employees in the Professional, Scientific, and Management
industries. Currently, the Town of Mount Pleasant has approximately 22 percent of the
region’s retail development but only about 12 percent of the region’s office development,
while approximately 50 percent of Mount Pleasant’s workforce commutes to the City of
Charleston for employment. Recruiting office-based professional and management
employers offers the opportunity for a three-fold benefit for the Town of Mount Pleasant.
These relocated employers would: 1) enhance the tax base of the Town of Mount
Pleasant; 2) benefit from a new location that would be closer to Mount Pleasant’s skilled
workforce; and 3) provide shorter commutes to the residents of Mount Pleasant. A biannual survey of Mount Pleasant’s workforce would provide valuable data on potential
industries and businesses to recruit into the Town of Mount Pleasant.
•

Implement the Town’s Tourism Plan.

The Office of Community Development and Tourism has developed a plan for promoting
increased tourism in the Town of Mount Pleasant. The Town is strategically located
close to downtown Charleston, Isle of Palms, and Sullivan’s Island and has the
opportunity to attract traffic from each of these destinations. The Town has a number of
historic and cultural offerings and is well positioned to capitalize on and improve the flow
of tourists and their dollars into the Town.
In conjunction with the implementation of this plan, the Town should identify areas where
hotel and lodging uses are most appropriate.
•

Create a cultural, arts, and tourism district in the core of Mount Pleasant.

One of the goals of the Comprehensive Plan is to develop one or more destinations for
tourism, business conventions, and cultural or arts events for Mount Pleasant to increase
the attractiveness of the community for all ages. Cultural and arts events have been
successfully used to promote economic development and revitalization in a number of
communities across the country. Many communities have employed the strategy of
designating specific cultural or arts districts, supported with coordinated marketing efforts,
infrastructure investments, and subsidies. The Town of Mount Pleasant has a number of
cultural offerings and distinctive districts that have the potential to be tied together into a
larger and more cohesive cultural district. A cluster of distinctive cultural offerings are
found within the more historic portions of the Town of Mount Pleasant, including Historic
Old Village/Pitt Street, Shem Creek, and Patriot’s Point. In addition to these offerings,
new amenities include Memorial Waterfront Park and the Farmer’s Market. While the
Town has been successful in promoting these offerings and holding special events, there
is an opportunity to build upon these successes and create a true critical mass of cultural
and arts activity that could serve as a destination for tourists and locals alike.
•

Promote the purchase of local products and the patronage of locally-owned
businesses.

Some local communities have successfully promoted economic development by
encouraging residents to buy locally and support local businesses. Governments and
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businesses can work together to develop “buy local” campaigns and to market the
advantages of supporting local businesses to Town residents. The Town of Mount
Pleasant already has a policy in place to procure products and services locally first where
competitive choices are available. The Town already holds a regular Farmer’s Market
that supports local farmers, and Shem Creek also offers a source of locally provided
seafood that is in strong need of additional support.
•

Develop a policy on the regulation and location of street side vendors and
temporary businesses.

Permitting street side vendors is in keeping with the Town’s policies for promoting local
business and fostering economic development. Street side vendors are also in keeping
with the Town’s tradition of permitting the sale of Sweetgrass baskets from roadside
stands. At the same time, there are a number of concerns with permitting street side
vendors, including impacts to safe vehicular and pedestrian circulation and maintaining a
high quality image for the Town’s commercial districts. Vendors seem particularly
appropriate for areas where the Town is promoting pedestrian traffic, especially in the
Core Redevelopment Corridors. Taking into account these various factors, Town staff
should initiate a study on an appropriate regulatory policy for street side vendors.

Community Facilities
Goals Relevant to the Community Facilities Element
1.

Maintain and expand the quality and location of public spaces throughout Mount
Pleasant, including the introduction of pocket parks in infill areas to serve as accessible
gathering places within nodes of activity.
1.1. Ensure that public gathering spaces are available within close proximity of all Town
residents.
1.2. Develop new and improved public parks and gathering places along waterfront
locations.
1.3. Increase the presence of public art at key destinations in the community.

2.

Maintain effective, efficient public services in the areas of public safety, transportation,
schools, parks, water, wastewater, and stormwater.
2.1. Identify specific levels of service for public service providers and develop strategies
to maintain those levels of service through anticipated future growth.
2.2. Continue planning to meet the needs of the future population with forward-looking
planning efforts for all community facilities.
2.3. Promote regional service provisions where operational efficiencies can be gained
through these means.
2.4. Maintain Mount Pleasant as a “water rich” community with a sustainable water
supply that meets the quality of life expectations of the Town’s residents and
businesses, while cleaning wastewater to a pristine level.

3.

Ensure that fiscal resources are available to provide targeted levels of public services,
such as desired capital improvements and necessary staff.
3.1. Encourage appropriate commercial development to increase the property tax base
and minimize the tax burden on homeowners.

4.

Take a leadership role in intergovernmental cooperation whenever multiple jurisdictions
have overlapping interests in the Town of Mount Pleasant, such as with Charleston
County and Mount Pleasant Waterworks.
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4.1. Coordinate land use designations at jurisdictional boundaries to ensure land use
compatibility and coordinated service delivery.
4.2. Continue to work with state, county, and local partners to enhance emergency
preparedness and maximize resiliency in response to all types of disasters, natural
and manmade.
5.

Increase the community’s understanding of and engagement in key issues facing the
Town of Mount Pleasant.

General Strategy
Residents of the Town of Mount Pleasant benefit from a variety of high quality services,
including water and wastewater services, fire and emergency medical response, police,
recreation, stormwater drainage services and facilities, and general public works and
maintenance. Many of the services provided by the Town of Mount Pleasant have been
awarded or accredited as confirmation of their proven high quality. The current challenge for
the Town of Mount Pleasant is how to maintain these high quality services to the greatest
extent possible in a challenging fiscal environment. Town revenues are down as a result of
reduced development, which has resulted in reduced fee revenue. The Town must explore
options for modifying services in the areas of least impact, finding efficiencies in service
delivery and promoting new and growing sources of revenue. Much of the Town’s current
economic development efforts are targeted at growing revenue sources for the Town to
maintain accustomed levels of service.
Continuing to work towards a compact and contiguous area for urban services is one area
where additional efficiencies can be gained. The Town has been working on annexing
unincorporated areas within the planning area, which will increase the efficiencies of service
provision and add to the tax base for the Town. Annexations on the edge of Town should be
considered carefully for their potential impacts on public services provided. The Town is
currently planning for some areas that are intended to stay rural in nature, and consideration
may be given to providing a different level of service to these areas than to the rest of the
Town.
The Town is interested in pursuing and promoting more sustainable business practices, which
can be incorporated into the Town’s effort to run more efficiently. Increased energy efficiency
and decreased water usage can support a more environmentally friendly Town as well as
decrease operational expenses. Efficiencies are also being gained from the increased use of
technology and management software to identify public works activities, calculate the most
efficient routes for sanitation trucks, and determine locations of future public safety facilities.
There are areas where the Town’s residents are interested in additional services and facilities.
The top two demands for additional services and facilities discussed during the
Comprehensive Planning process were the desire for additional water access and in
increased pedestrian and bicycle facilities for both recreation and transportation.

Recommended Implementation Strategies:
•

TARGET STRATEGY: Maintain established levels of service for all public
services and develop fiscal projections necessary to support these levels.

Town of Mount Pleasant residents enjoy a high level of service with high quality
recreational facilities programming, accredited fire and police services, and a high level of
maintenance of public rights-of-way and drainage areas, and efficient solid waste
services. Town residents would like to preserve their current level of service to the extent
feasible.
The Town has defined levels of service for its major services. Level of service standards
fulfill several purposes. First, they serve as a benchmark against which Town residents
can evaluate the quality of the services they receive. Second, level of service standards
are useful for establishing Town budgets, as the operating expenses the Town incurs are
a direct result of the level of service it provides. Third, level of service standards are
useful for growth management, as they help the Town forecast how much its expenses
will grow as the boundaries or the population of the Town grows.
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The Town has developed a special citizens committee to look at levels of service and
recommend areas for cost savings and/or modifications where possible. The results of
this committee will come after the conclusion of the Comprehensive Plan.
•

TARGET STRATEGY: Take a flexible and opportunistic approach to expanding
water access for the Town. Identify a variety of potential sites and pursue
favorable opportunities as they arise.

Although Mount Pleasant has a great deal of waterfront properties, there are only a
handful of points of public access to that waterfront. Increased public water access was
one of the major desires voiced during the preparation of the Comprehensive Plan. It
should be noted that water access is desired in many forms. Water access could include
boat launches, short term dockage, marsh boardwalks, parks adjacent to water, picnic
pavilions, fishing piers, or even just views to the water from local streets. What is desired
are not necessarily major new facilities but more locations and easier access to the
abundant water, marsh, and wildlife that surround the Town on nearly all sides. Every
sector of the Town should have access to a nearby water-related recreational amenity.
It is not necessarily helpful to identify specific tracts for water access, because identifying
specific tracts may hinder negotiations for the sale of the property. Therefore, it is usually
more helpful to identify a general strategy for what types of facilities and/or locations are
desired, and then to acquire them as the opportunity arises. This is the approach taken
in many open space planning efforts.
In addition to requiring private development along the waterfront to provide some kind of
public access (see next strategy below), the Town should seek out new opportunities for
public water access, particularly in areas that are currently underserved, such as the
northern side of town, and improve opportunities where the Town currently controls
property adjacent to the waterfront. One opportunity is along Shem Creek where the
Town has acquired a key parcel, with plans to enhance it as a water access opportunity.
Another opportunity is to take better advantage of the existing and planned drainage
ponds formed by development. These drainage ponds can be a functional but
sometimes unattractive feature, or they can be a recreational amenity surrounded by
walking trails and supporting local wildlife. Where possible, these ponds should be
developed into water access amenities.
•

Incentivize the provision of public access for waterfront developments.

Although Mount Pleasant has a great deal of waterfront, there are only a handful of points
of public access to that waterfront. Unfortunately, in past patterns of development,
private docks have taken priority over public access. With so few opportunities for water
access left, developers of property along waterfront areas should be offered incentives to
make some provision for public access, whether through a boat launch, a boardwalk, or a
pier.
•

Create incentives to encourage developers to contribute land for schools,
recreation, and other public facilities.

The Town recognizes the importance of siting public facilities in proximity to commercial,
and especially residential, developments and should consider establishing incentives
and/or requirements in this regard. For example, in lieu of payment of recreation impact
fees, developments including Belle Hall and Dunes West/Park West donated land for
recreation facilities.
•

Encourage the annexation of unincorporated areas within the Town’s Planning
Area to provide better coordinated and enhanced public services.

The Town has been promoting the annexation of incorporated areas for several years.
The primary focus of the Town’s efforts has been on commercial properties. The Town
should continue exploring options and incentives that may encourage annexation of
unincorporated tracts. Also, it should be noted that the annexation of traditionally AfricanAmerican areas is in keeping with the Town’s goal of promoting a diverse and inclusive
community.
•

Adopt and implement the Recreation Master Plan.

Considerable effort and public involvement went into the development of the draft
Recreation Master Plan, submitted in March 2008. This document is the best
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representation of the Town’s aspirations for its recreational facilities and services, which
are widely admired and praised by town residents. The Recreation Master Plan lays out
logical steps for recreational improvements; however, there is not currently full funding
identified to pay for these recommended improvements.
•

Promote green building practices to reduce energy and water consumption,
and wastewater discharges and increase the reuse of raw materials.

Green building techniques have rapidly been catching on nationwide, as governments,
businesses, and developers have come to understand the many benefits of green
building. Although there are many standards for green building, the US Green Building
Council’s Leadership in Energy and Environmental Design (LEED) standards have
become the national norm, and have even been adopted as a target by local institutions
such as the Charleston County School District. Green buildings reduce operating costs,
lower environmental impacts, and create a better living and working environment for end
users.
The Town can promote the use of LEED standards through educational and outreach
efforts and explore incentives for the development community and the broader Mount
Pleasant community.
•

Develop a more integrated approach to water management throughout the
Town by increasing the use of captured rainwater, increasing the use of
reclaimed water, and reducing average and peak water demand.

The conventional approach to water management has been to treat water as three
separate problems: the problem of producing clean potable water for human use and
landscaping; the problem of conveying and treating wastewater; and the problem of
rapidly conveying stormwater away to prevent flooding. A new paradigm is emerging
where water is managed in a more holistic manner, with a focus on retaining water locally
and finding opportunities for creative reuse where possible. Stormwater can be captured
in rain barrels or other devices and used for landscaping – both reducing the amount of
stormwater runoff and reducing the need for treated potable water. While Mount
Pleasant’s water system is quite effective and no problems are anticipated in the near
term, it would be wise to begin to pursuing water efficient practices to promote flexibility
and sustainability in the long term. Integrating the various aspects of the water problem
creates the opportunity for more efficient water use, cleaner stormwater, and reduced
capital costs for major water and wastewater treatment infrastructure.
•

Use technology to increase citizen participation and awareness of local
government issues.

Citizens today have busy lives and although they are highly impacted by local
government performance, they may be more aware of national and state government
activity than local issues. With new forms of electronic communication available, it is
easier than ever to get the message from a local government out to its constituents.
Over the course of the Comprehensive Planning process, several residents were
interested in learning more about what the Town was doing. It is recommended that the
Town consider ways to increase citizen awareness of Town activities through its website,
cable television public access channels, and other means, including a monthly electronic
Town newsletter with a calendar of meetings, events, and other major activities.
•

Continue to work with state, county, and local partners to enhance emergency
preparedness and maximize resiliency in response to all types of disasters,
natural, and manmade.

The Town of Mount Pleasant has developed a Hurricane Action Plan, and maintains
information about Emergency Preparedness on its website. These are very important
initiatives for any coastal town to take to protect its citizens. It is recommended that the
Town continue to engage in emergency preparedness activities including periodic
reviews of its Hurricane Action Plan, to coordinate with other government agencies, and
to pursue other identified follow up activities enumerated in the Hurricane Action Plan.

10/22/2009

STRATEGIES

/

18

Comprehensive Plan 2009

Natural Resources
Goals Relevant to the Natural Resources Element
1.

Protect environmentally sensitive lands and increase access to open space and rural
landscapes.
1.1. Limit the development of environmentally sensitive lands, such as floodplains and
wetlands.

Encourage developers to preserve vacant floodplain lands as open

space and leave them in their natural state wherever possible.
1.2. Protect priority open spaces land acquisition and the use of conservation easements.
1.3. Create a greenbelt at the Town’s edge and maintain rural properties in the Town
boundaries to ensure that all Town residents have access to rural areas nearby.
2.

Increase public access to and views of natural waterways.
2.1. Create opportunities for boating, fishing, and other recreation and integrate first-class
public spaces near natural waterways.
2.2. Preserve existing view corridors of surrounding water and marsh from public streets
and other public places.

3.

Protect the water quality in Mount Pleasant’s surrounding marshes and waterways to
provide natural habitats, promote the local shrimping industry, and to maintain water
suitable for various forms of recreation.
3.1. Encourage landscaping that is the most beneficial to the environment. Discourage
landscaping that has a high demand for fertilizers, pesticides, and maintenance.
3.2. Increase natural infiltration, detention, and retention of stormwater through the use of
Water Sensitive Urban Design and Low Impact Development techniques.

4.

Ensure a long term sustainable supply of potable water by making efficient use of our
existing water supply.
4.1. Develop a more integrated approach to water management by increasing the use of
captured rainwater, increasing the use of reclaimed water, and reducing average
and peak water demand.

5.

Promote green building practices to reduce the consumption and increase the reuse of
raw materials, energy, water, and wastewater discharge.

6.

Practice green Town operations and management to reduce the environmental footprint
of the Town by decreasing the use of energy, water, and raw materials and to benefit
from reduced operating costs.

7.

Continue to promote high-quality landscaping on public and private properties in Mount
Pleasant.

General Strategy
Mount Pleasant benefits from the quality of its natural environment and natural resources,
including clean water, clean air, and surrounding natural beauty. In some cases, such as in
its shrimping and agricultural activities, the Town finds a direct connection between the quality
of the natural environment and its economic well being.
The Town has a compelling interest in maintaining the current high quality of its surrounding
natural resources, and seeks to preserve and enhance those resources where possible. The
Town should seek to enhance and preserve its natural environment through better
management practices of its natural resources, in particular its water resources, and through
promoting the continued economic viability of its resource lands and waters.
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Recommended Implementation Strategies:
•

TARGET STRATEGY: Create and promote access to a Cultural Landscape
District in the center of Mount Pleasant that recognizes the area’s traditional
landscapes, serves to draw residents and tourists, and connects the Town
with its agricultural roots.

See description under the Land Use section below.
•

Increase the natural infiltration, detention, and retention of stormwater through
the use of Low Impact Development techniques.

Low Impact Development techniques are land development techniques designed to
improve water quality and preserve natural drainage patterns. These techniques seek to
mimic the natural drainage patterns of a site after development by slowing down runoff to
reduce erosion, increasing infiltration, using vegetation to serve as a natural stormwater
filter, and protecting natural drainage channels. A wide number of new design
techniques can be employed to promote Low Impact Development, including both
structural systems and naturally constructed systems such as bioretention, stormwater
ponds, constructed wetlands, infiltration, and conveyance and open channels. The Town
is particularly interested in promoting stormwater designs that promote native vegetation,
add to the attractiveness of the site design, and serve as amenities to nearby
development. Low Impact Development is promoted through the stormwater ordinance,
stormwater impact fees, and staff feedback on site design.
•

Develop programs in cooperation with Charleston County to encourage
recycling in order to minimize waste management costs.

Charleston County has recently considered closing its solid waste incinerator, which may
cause solid waste disposal costs to rise for the Town of Mount Pleasant. However, the
Town can mitigate some of these increased costs by raising its participation in the
recycling program. Increased recycling would also reduce the volume of waste produced
by the Town and increase its environmental sustainability. It is recommended that the
Town work with the County to promote and track recycling participation in the Town.
•

Figure 2: Low Impact
Development – Retention
Pond with Plants

Provide incentives, such as density transfers, to developers to encourage
development to be located outside the regulatory floodplain.

Preserving floodplains as open space reduces the risks of property damage and threats
to human safety due to flooding. Also, floodplains are generally environmentally sensitive
lands and keeping them in their natural state promotes clean and natural stormwater
drainage patterns.
Guiding development outside of the floodplain can be done by providing density
incentives for locating structures outside the floodplain, by decreasing permitted densities
within the floodplain, and by encouraging smart site design that clusters residential units
on land outside the floodplain.
•

Promote local agricultural and food culture, particularly the local seafood
industry.

The Town already seeks to promote local agriculture through its weekly Farmer’s Market
and also seeks to promote the protection of the local shrimping industry at Shem Creek.
This plan recommends that these efforts continue and be extended, as connections to
local food production can promote healthy working landscapes, reduce carbon emissions
associated with food transport, connect people to their traditional local food cultures, and
support the local economy and businesses.
•

Figure 3: Green Gateway
example image

Plan and design a series of Green Gateways into the Town.

The Town of Mount Pleasant takes pride in its natural setting and natural and historic
landscapes. One way of maintaining and enhancing this image is to design and maintain
a series of Green Gateways at key entry points into the Town, including the Ravenel
Bridge, US 17 North, US 41, and Isle of Palms Connector. Each Green Gateway could
include sign features, public art, and a distinctive landscape design that highlights plants
native to the region. This could serve as a clear symbol for those visiting about the
distinctive and natural character of the Town. This will be accomplished at the Ravenel
Bridge with Memorial Waterfront Park.
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Land Use
Goals Relevant to the Land Use Element
1.

Focus future growth in the Town of Mount Pleasant on areas that have sufficient
transportation infrastructure and are located near existing centers of employment and
activity.
1.1. Higher density development should occur on the southern side of the Town (i.e.
closer to Johnnie Dodds Boulevard and Coleman Boulevard), with densities
gradually decreasing northwards. The Town of Mount Pleasant should have an
“edge” where there is a transition to rural densities at Mount Pleasant’s Urban
Growth Boundary.
1.2. Denser development should occur closer to the US 17 corridor where there is
greater transportation infrastructure.

Development adjacent to waterways and

marshes that edge the Town should take measures to incorporate low impact
development design principles such as maintaining undisturbed buffers to promote
excellent water quality.
1.3. Encourage development of infill properties with appropriately scaled redevelopment
to utilize infrastructure already in place.
2.

Focus redevelopment and revitalization on older commercial areas which are served by
existing infrastructure and are underutilized; ensure any redevelopment is compatible
with existing residential neighborhoods.

3.

Recognize the significance of historic, traditional, rural, and planned communities, and
maintain their desirable characteristics such as prevailing densities, building types, and
quiet streets.
3.1. Preserve key historic properties through acquisition or easements, enacted either by
the Town or an appropriate non-profit entity.
3.2. Ensure that new development in residential districts is compatible in scale and
character and conserves important neighborhood characteristics.
3.3. Maintain the character of business communities of particular value to the Town, such
as Shem Creek and Pitt Street.
3.4. Recognize remaining agricultural areas in the Town as cultural landscapes linking
the Town with its agricultural roots.
3.5. Encourage the production, purchase, and consumption of locally grown or harvested
foods and the preservation of local food heritage.

4.

Increase the flexibility of the zoning code to accommodate new types of development,
including mixed use, so long as they are compatible with their surrounding context and
sensitive to nearby neighborhoods.

5.

Develop a series of nodes of activity which include a wide variety of land uses and public
spaces. Ensure that all Town residents live within close proximity to public gathering
space.
5.1. Encourage the location of workplaces and educational facilities in close proximity to
concentrations of residential development to provide convenient access from home
to work.
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5.2. Continue to work on a variety of Placemaking initiatives to create gathering places
for the residents and workforce of Mount Pleasant and to enhance quality of life.
5.3. Locate small parks and other passive recreational facilities in close proximity to
residential areas to improve accessibility to the facilities for residents of all ages.
6.

Guide development in rural areas to reflect rural characteristics and densities.

General Strategy
The overall land use strategy for Mount Pleasant has three basic approaches. First, protect
the character of existing residential areas of all types, because the quality of life in Mount
Pleasant is in large part due to the quality of its neighborhoods; second, promote more
intense, mixed use development in targeted corridors and nodes where there is sufficient
infrastructure to support it; and third, conserve the character and nature of the Town’s rural
areas, particularly along the new northern planning area boundary. These proposed
strategies will protect the quality of life of the Town’s current residents while promoting a more
diverse and sustainable land use pattern for the future. Conserving rural lands at the Town’s
edge serves the dual purpose of maintaining a connection to rural heritage, while also limiting
the potential impact of development on these rural areas. The Town’s policy of establishing
an edge to future urban growth is also supported by Charleston County.

Recommended Implementation Strategies:
•

TARGET STRATEGY: Promote appropriate infill and redevelopment.
The future land use map designates appropriate areas for infill and redevelopment –
the Core Redevelopment Corridors of Johnnie Dodds Boulevard, Coleman
Boulevard, Ben Sawyer Boulevard, and Chuck Dawley Boulevard, and the
designated Community Nodes. Within these areas, infill and redevelopment must be
appropriate to the local context and sensitive to surrounding residential areas.
The Town of Mount Pleasant has adopted the Coleman Boulevard Revitalization
Master Plan and developed a draft for the Johnnie Dodds Boulevard Master Plan.
The Town should continue to develop area specific redevelopment plans in areas
designated for redevelopment and infill. The Town should adopt and implement the
Johnnie Dodds Boulevard Master Plan, recognizing the importance of moving traffic
to destinations throughout the region. The Town should also develop a plan for
Chuck Dawley Boulevard, recognizing it as a designated evacuation route and as the
third link in creating a connected loop with Johnnie Dodds Boulevard and
Coleman/Ben Sawyer Boulevards. Development on Chuck Dawley Boulevard,
however, should not be the same as that on Coleman and Johnnie Dodds
Boulevards, considering the residential areas that abut this road, except as Chuck
Dawley joins Coleman and Johnnie Dodds.
In order to coordinate redevelopment with existing development and to coordinate
land use and transportation, it is necessary to define an area of focus. The analysis
and recommendations that result from such an effort are usually achieved through
detailed redevelopment plans. Special attention should be paid to land uses,
transportation, and the design of the public realm.
Redevelopment has both public and private benefits. When quality redevelopment
occurs, properties can increase in value. From the public side, redevelopment takes
advantage of existing infrastructure and promotes the mixing of uses to reduce traffic
congestion. Redevelopment is often more difficult than greenfield development
because of numerous obstacles. Redevelopment often requires a very site-specific
design that takes into consideration surrounding uses and activities. Redevelopment
sites may be too small to fit in a workable product. Mixed use development also has
its own challenges, as it is more difficult to design and finance. As a result,
successful redevelopment usually occurs when the public sector provides incentives
or support through zoning incentives and public improvements, as the Town has
done on Coleman Boulevard. It is recommended that the Town continue to explore
policies to promote redevelopment. Some cities support redevelopment through the
establishment of a redevelopment authority, while others use financing mechanisms
such as municipal improvement districts to help finance infrastructure improvements
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to support redevelopment. In any case, redevelopment is most likely to occur when
there is staff and/or financial resources dedicated to making redevelopment happen.
Another key to successful redevelopment is quality urban design. The Town has
given appropriate attention to quality urban design in its recent redevelopment
efforts, both of which focus on the quality of the public realm and the need for more
public gathering spaces in redevelopment areas. Urban plazas and other types of
gathering spaces are essential to making mixed use redevelopment districts truly
appealing and effective. The Town must take a proactive role in fostering the
inclusion and design of these plazas and public spaces.
•

TARGET STRATEGY: Create and promote access to a Cultural Landscape
District in the center of Mount Pleasant (in the Rifle Range Road, Six Mile
Road, Long Point Road, and Hamlin Road areas) that recognizes the area’s
traditional landscapes, serves to draw residents and tourists, and connects
the Town with its agricultural roots.
One of the consistent themes that emerged from conversations with Mount Pleasant
stakeholders was a strong connection with an affinity for Mount Pleasant’s
agricultural roots. Residents do not want to see the entire landscape developed;
they want to see existing rural and agricultural areas conserved where possible. The
passion of the people of Mount Pleasant for the Town’s open spaces goes beyond
the need for recreation. There is also a need to view and be connected to traditional
cultural landscapes, such as farms and fields. Specific landscapes mentioned for
conservation include Boone Hall, Hamlin Farms, and Palmetto Fort. These
landscapes reflect the past of the Town of Mount Pleasant. Conserving these
landscapes is one way that the Town can maintain its distinctive character.
The Cultural Landscape District capitalizes upon and connects the various rural and
traditional landscapes that currently compose the center of the Town – Boone Hall,
Hamlin Farms, Palmetto Fort, and the Sweetgrass Basket Overlay District area. The
purpose of the Cultural Landscape District is to conserve the character of traditional
landscapes in their present form and to connect people – Mount Pleasant residents
and tourists – with those landscapes and history. Landscape conservation does not
necessarily exclude development – development can occur in a sensitive way that
minimizes the visual impact on traditional landscapes and is compatible with low
intensity development forms. Commercial, residential, institutional, and touristoriented developments can be designed and sited in such a way as to minimize
visual impact on traditional landscapes while allowing greater public access to these
landscapes.
Open space conservation for large areas of these landscapes should be explored,
including the acquisition of conservation easements that permit the properties to
continue to be used for agricultural purposes. Conservation easements can be
obtained as a donation and an associated tax write-off, or public and non-profit funds
can be raised to adequately compensate landowners for the value of their land.
The Cultural Landscape District can continue to be a focus of low-impact tourist
activity for the Town. Boone Hall Plantation and the Charles Pinckney Historic Site
serve as some of the Town’s well known tourist destinations. Also included in this
area are two significant historical sites, Christ Church and Palmetto Fort with its
associated fortification line, which currently is not available for public access. The
area is also known for the sale of Sweetgrass baskets, as indicated by the
Sweetgrass Basket Overlay District. This area is also part of the larger nationallydesignated Gullah-Geechee Cultural Heritage Corridor.
More interpretive
information, such as historic markers, guided tours, and connected pathways is
needed to link the various sites together and tell a broader story of the history of the
Mount Pleasant area. Bed and breakfasts or inns could be tucked into select sites
within or adjacent to the Cultural Landscape District to encourage tourists to stay in
this area as well. In addition, it is recommended that access be increased for Town
of Mount Pleasant residents by working with property owners to create a connected
system of trails throughout the Cultural Landscape District. There is also a potential
for creating water access along the edge of the Hamlin Farm property, in a way that
is in keeping with the quiet, rural surroundings. An interpretive boardwalk could be
provided along the edge of the Intracoastal Waterway.
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•

TARGET STRATEGY: Create Waterfront Gateway Districts at the Ravenel
Bridge that capitalizes on the Town’s waterfront as a tourism, entertainment,
and cultural district and at the Wando River Bridge along Highway 41 that is
sensitive to the surrounding area.
Tying in with the Town’s goals of increasing tourism and local cultural destinations,
and capitalizing upon the Memorial Waterfront Park dedicated in July 2009, this
strategy seeks to take optimum advantage of the Town’s waterfront as a
placemaking, tourist destination, and cultural district opportunity. This district will
better connect Memorial Waterfront Park with Patriot’s Point and its attractions, as
well as connecting back into the Core Redevelopment Corridors of Johnnie Dodds
Boulevard and Coleman Boulevard. The Waterfront Gateway District should be an
integrated district with a network of pedestrian paths and streetscapes, including
walks along the waterfront. Land uses should be mixed, including hotels and lodging
facilities, tourist attractions, recreational and marine facilities, restaurants, and
entertainment venues.
The creation of public spaces and outdoor retail
environments should be encouraged, and events should be programmed to help
keep the district active and lively. This area provides an opportunity for local public
transit, possibly a shuttle, to transport residents and visitors throughout the
Waterfront Gateway District, as well as the Core Redevelopment Corridors.
It is recommended that a Master Plan be developed for the Waterfront Gateway
District, engaging all of the major stakeholders and the Patriot’s Point Development
Authority.
In addition, a Waterfront Gateway District should also be established for those
properties located on the Wando River at the entrance to the Town on Highway 41.
This Waterfront Gateway District should be less intense that the one at the Ravenel
Bridge, with development that is sensitive to the residential development on Highway
41 and sensitive to this pristine area of the Wando River. Development should
include opportunities for deep water access.

•

Higher density development should occur on the southern side of town, with
densities gradually decreasing northwards. The Town of Mount Pleasant
should have an edge where there is a transition to rural densities and
character at the Town’s Urban Growth Boundary.
As reflected on the future land use map, most of the intensely developed areas in
Mount Pleasant should be on the southern end of town, south of the Isle of Palms
Connector. North-south transportation is a major constraint for the Town, with a
limited number of major north-south routes. Even with the widening of Highway 17
North and construction of Hungryneck Boulevard, congestion on roads running
north-south will continue to be a challenge, simply because the Town is on a
peninsula. The transportation infrastructure and commercial services to support
development are strongest on the southern end of Town, and therefore this is the
best location to support higher density types of development. Major employment
centers are located in downtown Charleston and North Charleston, and are most
accessible from this end of Town.
Densities should gradually transition to lower densities moving northwards through
the Town. The Town should seek to support its already substantial residential
population on the northern side with additional services and jobs to create a more
balanced land use mix and decrease the need for north-south travel. However, the
northern side of town does not have the regional location and infrastructure
advantages of the southern side of town and therefore should generally support
lower densities. The Town also wishes to retain its rural edge, and supports
coordination between the Town’s and Charleston County’s Urban Growth Boundary.

•

Limit the extension of infrastructure and public services outside the Urban
Growth Boundary; promote more rural development patterns outside the
Urban Growth Boundary.
One of the best ways to limit the extent of urbanized growth is to limit the extension
of urban services and infrastructure, especially infrastructure such as roads, water,
and sewer. Limiting the extension of infrastructure and services also is sound fiscal
policy, as it is expensive to provide urban services to a large, sprawling, and
sparsely populated area. By defining an Urban Growth Boundary, and limiting the
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extension of major infrastructure outside of this boundary, the service provision of
the Town will be more efficient and the growth in cost of public service provision can
be limited.
•

Promote a nodal development pattern for commercial and higher density
housing development.
The Town will seek to include most of its future commercial development and most
of its higher density housing into a series of Community or Neighborhood Nodes.
Nodes are intended to serve as gathering places for the larger residential areas
surrounding them and to promote new housing opportunities, especially workforce
housing. Nodes are also intended to link diverse uses together into a closely knit
pedestrian and bicycle fabric, so that most travel within a node can occur without the
use of an automobile. The Town should plan for integrated land use, transportation,
and urban design of the nodes, across multiple ownerships.
The Town is planning for two types of nodes, distinct in scale and character:
Community Nodes and Neighborhood Nodes.
Community Nodes are intended to include a full mix of land uses, including
employment, residential, retail, institutional, and open space. A concentration of
retail development alone is not an adequate Community Node, although retail
development can play an important part. The nodes are intended as significant
destinations for residential communities within 3-5 miles or beyond. Community
Nodes should be located and designed to maximize pedestrian access throughout
the node. Ideally, this means that nodes should be sited on one side of a major
arterial, to limit the need for pedestrian crossings. If a Community Node is located
on both sides of an arterial, high quality signalized pedestrian crossings should be
built to facilitate safe crossing.
Neighborhood Nodes are primarily intended to include open space, institutional,
small scale commercial, and some diverse residential housing types. In some
cases, neighborhood nodes may be just institutional and may include no commercial
development. Commercial development should be limited, both in terms of the
overall amount of development and the footprint of any individual commercial
building.
Commercial development along lengthy corridors will be discouraged (except in the
Core Redevelopment Corridors).
Continuous commercial developments can
degrade the appearance of the community’s corridors and lead to a monotonous
character. On the Core Redevelopment Corridors, commercial development is
pulsed into a series of nodes that serve as concentrations of activity.
[See Future Land Use chapter for more detail on Community and Neighborhood
Nodes.]

•

Rewrite the zoning ordinance to reflect the recommendations of the
Comprehensive Plan, to promote Traditional Neighborhood Developments,
and to consolidate the type and number of special districts.
The Comprehensive Plan is introducing a number of land use changes that call for
changes to the Zoning Code. New zoning types are needed to promote the
Community Node and Core Redevelopment Corridor concepts. Although the Town
currently has a Public/Institutional land use designation, there is no corresponding
zoning district, so the Zoning Code should be updated to include Public Institutional
districts for these uses. Also, the Town’s existing Traditional Neighborhood
Development Planned Development standards need to be rewritten in order to
promote this desired type of development in the Town. There are also a high
number of special districts in the Town which could be consolidated or simplified.
Generally, the Zoning Code needs to be updated to reflect the recommendations of
the Comprehensive Plan.

•

Consider utilizing a form-based zoning code rather than a conventional,
Euclidean zoning code.
Form-based zoning is a method of regulating development to achieve a specific
physical appearance. Form-based codes create a predictable public realm primarily
by controlling physical form, with a lesser focus on land use. Form-based codes
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address the relationship between building facades and the public realm, the form
and mass of buildings in relation to one another, and the scale and types of streets
and blocks. This is in contrast to conventional zoning's focus on the segregation of
land uses. Form-based codes are different from design guidelines, but may include
architectural and design standards much like conventional codes. While the
Coleman Boulevard – Ben Sawyer Boulevard Overlay District is not strictly formbased, it does contain many elements of this type of zoning code. Form-based
codes provide more flexibility in developing or redeveloping property, which would
serve to make the Town more competitive from an economic development
standpoint.
•

Protect the character of Mount Pleasant’s existing neighborhoods.
Mount Pleasant should ensure that new development in residential districts is
compatible in scale and character with existing residences and that it conserves
important neighborhood characteristics.
In areas where large amounts of
incompatible infill housing is occurring or is planned, the Town should establish
neighborhood protection districts that set specific standards for setback, massing,
and design.

•

Recognize the importance of the traditional land use patterns of historic
African-American communities in the planning area.
The historic African-American communities within the Mount Pleasant planning area
have distinctive settlement patterns that should be considered by the Town. These
settlement patterns foster a sense of community and family belonging, reflect pride in
land and home ownership, and create a sense of rural character, even when their
surroundings are predominantly urbanized. The Town should recognize the
character and culture of these historic African-American communities.

•

Incentivize the provision of public access for waterfront developments.
Although Mount Pleasant has a great deal of waterfront, there are only a handful of
points of public access to that waterfront. Unfortunately, in past patterns of
development, private docks have taken priority over public access. With so few
opportunities for water access left, developers of property along waterfront areas
should be offered incentives to make some provision for public access, whether
through a boat launch, a boardwalk, or a pier.

•

Encourage the location of work places and education facilities close to
concentrations of residential development to provide convenient access.
In order to reduce the need for long distance vehicle travel and to support resident
quality of life, the Town of Mount Pleasant will seek to produce a balance of land
uses throughout the Town. Ideally, a Town resident could find convenient locations
to work and shop within a few miles of where they live. The Town’s northern side
currently has a large amount of residential development but relatively few built
locations for employment and shopping, resulting in high numbers of lengthy northsouth trips. The Town will seek to promote a jobs center on the northern side of the
Town of Mount Pleasant, within developments such as Carolina Park, to encourage
a better land use balance in this area.
The location of educational facilities is an important land use decision. Where
possible, schools should be sited within or adjacent to the neighborhoods they serve,
promoting convenient access for parents and even permitting children to walk or bike
to school where possible. A poorly sited school is likely to lead to intensive
residential development in locations that it is not desired.

•

Play an active role in regional and Charleston County planning efforts to
coordinate land use, transportation, and environmental decision making.
The Town of Mount Pleasant is affected by the land use, transportation, and
environmental decisions made by other municipalities in the area. A significant
number of properties within the planning area are under Charleston County
jurisdiction. Development to the north and west of the Town is controlled by other
jurisdictions, such as the City of Charleston, Town of Awendaw, Charleston County,
and Berkeley County. Development in these areas may create traffic and other
impacts on the Town of Mount Pleasant, and may change the currently rural nature
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of its surroundings. In order to have an influence on the development of these
areas, the Town must engage in regional and County-wide planning efforts. The
Berkeley-Charleston-Dorchester Council of Governments is currently embarking on a
regional land use planning effort, one in which the Town should continue to take an
active role.
The Town’s land use planning efforts are most closely tied to those of Charleston
County. The Town and the County have a history of collaborating on planning efforts
such as the Sweetgrass Basket Overlay District, which is to be applauded. The
Town and the County regularly share information on development proposals within
the Town’s planning area. The Town and the County should continue to share
information on development proposals of interest and seek to coordinate land use
policy in the Town’s planning area. This strategy is consistent with the Priority
Investment Element.

Transportation
Goals Relevant to the Transportation Element
1.

Adopt a “complete streets” policy for new transportation projects. A complete streets
policy requires that all new transportation projects plan for and provide facilities for
pedestrians, bicyclists, and transit as well as private vehicles.

2.

Encourage the use of alternative transportation options to decrease congestion, promote
health, and enhance quality of life.
2.1. Reduce average vehicle miles traveled for Town residents and the Town workforce
by encouraging connected, compact, mixed use land use patterns and
transportation alternatives.
2.2. Provide greater access to and promote the convenience of transit options, including
both water taxis and smaller, fixed-route buses to accommodate seniors.
2.3. Plan for future mass transit to serve and connect existing and future commercial and
mixed use nodes.

3.

Promote alternative transportation options and increase connectivity to reduce traffic
congestion and enhance quality of life.
3.1. Aggressively expand the internal road network and increase roadway and pedestrian
interconnectivity to reduce congestion and promote bicycle and pedestrian access.
3.2. Connect residential and employment areas with multi-use paths to encourage
alternative commuting.
3.3. Increase the availability and quality of bicycling and pedestrian infrastructure,
including greenways, streetscapes, bike routes, and sidewalks.
3.4. Recognize Coleman Boulevard as a special transportation enhancement area where
the accommodation of alternative modes of transportation associated with gathering
places would be beneficial.

4.

Plan for safe and effective traffic flow throughout Mount Pleasant, as well as between
Mount Pleasant and the rest of the Metro Area.
4.1. Continue to implement the Long Range Transportation Plan, which promotes the
development of a safe and efficient transportation network.

Recognize the

important role this plan plays in supporting economic development opportunities in
the Town.
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4.2. Focus attention on the long-term impacts of growth relative to transportation, traffic
congestion,

and

motorist/pedestrian

safety.

Ensure

that

transportation

improvements are considered within the context of land use planning.
4.3. Promote street connectivity and alternate routes to limit congestion on the Town’s
major roadways and shorten trip lengths.
4.4. Promote safe and efficient access to commercial properties and educational
institutions.
4.5. Promote the development of an adequate public transportation network supported by
transit-supportive development patterns along public transportation corridors.

General Strategies
The Town has done an admirable job in its forward-looking transportation planning. It must
continue to explore a variety of methods to reduce traffic congestion including expansion of
roadway capacity as well as requiring interconnectivity and increasing the availability of
alternative transportation options. The Town’s Long Range Transportation Plan forecasts that
over one-third of the regionally-significant roadways within the Town of Mount Pleasant will be
congested by 2030. The Town’s transportation challenges are complicated by the fact that it
is located on a peninsula, and that the most rapidly growing areas of the Town and of the East
Cooper area generally are on the northern fringe – the area where new residents must drive
the most to reach employment, shopping, and services. Adding new or expanded roadways
may also change the character or desirability of existing land use patterns, and usually
involves a variety of stakeholders with competing interests.
As a result, the Town must also focus on a variety of other strategies to manage its
transportation challenges. In addition to expanding roadway capacity, the Town must seek to
create more balanced land uses and employment centers throughout the Town and preserve
and enhance roadway capacity by creating interconnected networks of streets and employing
access management along key corridors. The Town must promote alternative means of
transportation, including walking, biking, and transit where feasible; and it must endeavor to
conduct more integrated land use and transportation planning, so that the effects of each
activity on the other can be better planned and accounted for. By applying a variety of land
use and transportation planning strategies, more people will have conveniently located work,
shop, and play destinations and they will have more alternatives for accessing these
locations.

Recommended Implementation Strategies:
•

TARGET STRATEGY: Develop a pedestrian and bicycle connectivity plan that
links to all of the Town’s existing and planned nodes as well as parks and
schools.
Interest in increased bicycle and pedestrian facilities has been strongly voiced
throughout the entire Comprehensive Planning effort. It should be noted that interest
in bicycle and pedestrian facilities comes from two primary sources – interest in
these facilities to promote recreational options and interest in these facilities to
promote transportation options. While both of these reasons were often cited,
interest in promoting bicycling and walking as transportation options was the
dominant reason for widespread support of these facilities.
The Long Range Transportation Plan evaluates proposed bicycle and pedestrian
facilities as an adjunct to roadways. Pedestrians, bicyclists, and motorists use the
transportation system very differently and have very different patterns of need in
terms of facilities. For pedestrians, most trips are ¼ mile to ½ mile in length.
Therefore facilities for pedestrians should center on a variety of destinations, such as
parks, schools, and nodes, and are not necessarily equally important along the entire
length of a major roadway corridor. The pedestrian environment, important for
promoting walkability, is created by such amenities as street trees, benches, lighting,
planted buffers from street traffic, street crossings, and varied textures. The needs
of bicyclists are very different than the needs of motorists, and are generally
classified as either “off-road” or “on-road.” Recreational cyclists and children
traveling to schools and parks prefer off-road bicycle lanes that are distinct from
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sidewalks or at least of adequate width to allow bicyclists to pass pedestrians
comfortably. Commuting and competitive training cyclists generally prefer on-road
bike lanes, or even biking on the edge of the lane. In order to plan for cyclists,
Mount Pleasant must evaluate the nature and needs of its existing and potential
cycling community.
Another key component of pedestrian infrastructure is street crossings.
Stakeholders often expressed their frustrations with trying to cross major streets
such as US 17 and Coleman Boulevard. Current plans to improve these corridors
include provisions for additional pedestrian crossings. The Town should establish a
design for priority street crossings and identify the most important locations for these
crossings. A high quality pedestrian street crossing can include many features, such
as textured or raised crosswalks, pedestrian signals, signal delays, and pedestrian
button actuators. By establishing a clear standard, the Town can ensure the safety
and efficacy of street crossings wherever they are sited and so support pedestrian
travel.
The Long Range Transportation Plan and Charleston County call for “Complete
Streets,” i.e., streets that serve the entire range of travel modes, but Mount Pleasant
should specify in a greater degree of detail its vision for “Complete Streets.” As part
of a pedestrian and bicycle connectivity plan, the Town should develop a typology of
streets, with the design of each street type, including pedestrian and bicycle facilities,
defined in detail. For example, one type might be an “Avenue,” with two 12-foot
travel lanes, two 4-foot bicycle lanes, a 6-foot landscaped area with street trees
every 40 feet, and 8-foot wide sidewalks. By defining a street typology with design
standards, and assigning all streets to this typology, the Town will set out clear
expectations of what the level of pedestrian and bicycle infrastructure should be for
all streets, and also how streets will interact with their land use context.

Figure 5: Sample Streetscape
Section

One area of particular attention should be the East Coast Greenway, which connects
the Town to Sullivan’s Island and Isle of Palms with the provision of recreational
trails that lead to the area’s beaches, as well as to downtown Charleston via the
Ravenel Bridge.
There are many potential sources of funding for pedestrian and bicycle
infrastructure, including local transportation funds and grants, such as the Charleston
County Half Cent Sales Tax. The Charleston County Greenbelt Plan contains an
Urban and Rural Grants Program to distribute the Greenbelt portion of the
Transportation Half-Cent Sales Tax proceeds. These funds may be used for the
acquisition of land and construction of minor improvements, such as unpaved trails,
that provide public access to the conserved land. The Town may require developers
to construct pedestrian and bicycle infrastructure as part of their developments.
Pedestrian and bicycle infrastructure should also be incorporated in the proposed
Recreation Master Plan, as this is another source of potential funding that can be
part of a broader comprehensive infrastructure plan for such infrastructure.
•

TARGET STRATEGY: Implement the Long Range Transportation Plan.
The Town’s 2006 Long Range Transportation Plan identifies a series of
transportation projects that will best address existing and anticipated traffic
congestion and are financially feasible with existing transportation funding resources.
The Town should continue to make the implementation of projects recommended in
the Long Range Transportation Plan a priority.

•

Promote access management on all major corridors to preserve roadway
capacity and limit congestion.
The Town’s treatment of the Johnnie Dodds Boulevard/US 17 corridor is an excellent
example of effective access management. By limiting the number of driveways
connecting to a corridor and by encouraging access through frontage or backage
roads, the capacity of the corridor is increased and traffic flows more smoothly. In
addition, the use of medians which limit left turn movements also improves traffic
flow and provides an aesthetic enhancement as well. The Town should practice
access management on all of its key corridors. This policy is also reflected in the
Long Range Transportation Plan.
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•

Enforce and enhance standards for street and pedestrian connectivity for all
large and planned developments.
Connectivity provides flexibility for the transportation system. Greater roadway
connectivity promotes more direct routes, shorter drive times, and provides
alternative routes when one route is congested. There is a national trend away from
dead end roads and cul-de-sacs and towards connected street systems, street grids,
and modified grids, because these systems have proven more robust in handling
and distributing traffic.
The Town has strong standards for roadway connectivity, but mechanisms should be
explored for more consistently enforcing these standards. Existing neighborhoods
often do not want to be connected to new neighborhoods, but without a connected
street system, everyone ends up spending more time stuck in traffic. There are
methods of traffic calming and street design that can permit connected street
systems while slowing down traffic to neighborhood-friendly speeds.
Small block sizes are a particularly important feature for pedestrian friendly locations,
such as the proposed Community Nodes. Because pedestrians have shorter travel
ranges than vehicles, more direct routes are even more important for them.
Pedestrian-oriented areas should have their own, more stringent requirements for
connectivity and maximum block sizes.

•

Focus attention on the long-term impacts of growth relative to transportation
planning and traffic congestion.
Mount Pleasant’s next Long Range Transportation Plan and next Comprehensive
Plan should be integrated into a single effort per the guidance of the Priority
Investment Act. A combined plan will provide clear connections between future land
use and transportation planning, including the impact of future land use on
transportation demand and the impacts of proposed transportation projects on
adjacent land uses. In the interim, proposed transportation projects should be
considered within the context of land use planning.
Future land use and
development decisions should be better coordinated with anticipated transportation
enhancements. The Town of Mount Pleasant may wish to engage in a scenariobased planning effort, where alternative future land use patterns and their impacts to
the transportation system are explored.

•

Promote a “Park Once” policy in the Core Redevelopment Corridors and
Community Nodes.
In concentrated, mixed use areas of activity, such as the Town’s nodes and Core
Redevelopment Corridors, circulation within the area should be primarily on foot.
While the vast majority of people will arrive at the nodes and corridors by car, once
they arrive they should be able to park their vehicles and leave them in one location.
Another advantage of a “Park Once” policy is that it encourages shared parking
arrangements, reducing the amount of land needed for parking and freeing up land
for quality mixed use development.
In order to promote a “Park Once” policy, the Town should provide centralized
parking facilities in these nodes and corridors and also encourage shared parking.
Local circulators or shuttles also can be useful, particularly in the Core
Redevelopment Corridors.

•

Plan for the integration of transit and land use by developing design standards
that relate to the access and provision of transit in all Community Nodes.
Primary transit corridors have been identified in the Framework Plan Map linking
together most of the existing and proposed Community Nodes. Therefore,
Community Nodes should be planned to incorporate transit service where possible.
The Town should coordinate with CARTA in identifying specific locations for bus
stops within each Community Node. Developers should be encouraged to build bus
stops in these designated locations that meet design standards set by CARTA. Bus
stops should be well connected with surrounding development by high quality
pedestrian paths. Bus pullout lanes can also be incorporated into the design to
minimize the impact of transit on through traffic.

10/22/2009

STRATEGIES

/

30

Comprehensive Plan 2009
•

Encourage the provision and promote the use of alternative modes of
transportation.
The use of alternative modes of transportation, such as bicycles, water taxis, and
public transit, reduces the number of automobiles on roads, thereby decreasing
congestion and improving the efficiency of the road network. In order for the public
to take advantage of them, such modes must be safe, efficient, and reliable. The
availability of safe and convenient pedestrian and bicycle facilities can provide public
health benefits by encouraging active lifestyles. The Town’s coastal location
provides unique opportunities for water-based modes of transportation, such as
water taxis.
Particularly when considered in the context of demographic changes, public transit is
an important component of an efficient and effective transportation network as well
as a significant factor in maintaining a high quality of life for all residents. The Town
should explore opportunities to expand transit routes and should consider the value
to seniors of providing a variety of fixed transit routes within the Town, as well as
smaller buses.
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Future Land Use
Introduction
This section of the Comprehensive Plan discusses in detail the plan’s land use
recommendations. This section should be read in conjunction with the Land Use section in
the Strategies chapter, the Framework Map, and the Future Land Use Map to create a
complete picture of land use recommendations for the Town of Mount Pleasant.
There are two major maps in this Future Land Use section: the Framework Plan and the
Future Land Use Map. The Framework Plan provides a conceptual diagram for the overall
desired land use pattern for Mount Pleasant’s future through the 2019 planning time horizon.
This diagram is intended to show how all of the pieces fit together into a cohesive community
and provide a broad, overall strategy for land use planning for the Town. The Future Land
Use map is a parcel-specific map that helps guide day-to-day decision-making regarding the
Town’s land use and land use changes. Specifically, each Future Land Use category is
associated with a menu of recommended zoning districts that are suggested for that category.
The Planning Commission and Town Council will consult the Future Land Use map as a
reference in making decisions.
Future Land Use represents the desired land use pattern of the Town and as such, Future
Land Use is not necessarily the same as current or existing land use. The Future Land Use
map should not be updated to reflect existing land use patterns, unless those land use
patterns are desired and supported by the Town.

Framework Plan
The Framework Plan, which provides a broad, overall strategy for land use planning for the
Town, responds to the Comprehensive Plan’s vision and goals. Specific goals reflected in the
Framework Plan include:
•

Develop a series of nodes, or concentrations of activity and density limited in size,
that include a wide variety of land uses

•

Encourage location of work places in proximity to residential development

•

Promote alternative transportation options

•

Focus future growth in areas of adequate transportation infrastructure

•

Recognize the importance of historic, traditional, rural, and planned communities

•

Focus redevelopment and revitalization on older commercial areas

•

Encourage a diverse and inclusive Mount Pleasant for all ages

•

Encourage a mix of housing types in a variety of price ranges

•

Connect nodes with mass transit

•

Protect environmentally sensitive areas

•

Increase access to open space and rural landscapes

•

Encourage the use of alternative transportation options

•

Increase public access to and views of waterways
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The Framework Plan features a series of Community Nodes distributed along the length of
Mount Pleasant, primarily on the US 17 corridor, that would serve as the centers of activity for
the Mount Pleasant community. Smaller neighborhood nodes are scattered throughout,
including at key intersections in or between existing neighborhoods. These nodes are
connected with networks of transit routes and pedestrian and bicycle corridors. The older,
southern area in Mount Pleasant includes a series of Core Redevelopment Corridors to focus
these redevelopment efforts. Several of the southern neighborhoods are identified as
Neighborhood Character Districts whose objective is to preserve the character of these
residential areas. Major open space or recreational features are highlighted, including a
Cultural Landscape District at the heart of Mount Pleasant, existing and proposed open
spaces, and existing and proposed Water Access Opportunities.
Each of the major features of the Framework Plan is described below:

Community Nodes
Community Nodes are intended to be compact, integrated, mixed use centers of activity for
Mount Pleasant. As the term “Community” implies, these nodes are intended to attract users
from beyond the immediate area, serving residents from several miles around. Most of the
Town’s commercial development, including much of its employment, should be located within
the Community Nodes. Community Nodes should also be home to a variety of other land
uses, including higher density residential, institutional, and open space. Community Nodes
should be pedestrian friendly, so that most of the trips within the node can be accommodated
on foot.

Neighborhood Nodes
Neighborhood Nodes are intended to be small gathering spaces or destinations which
primarily draw from the neighborhood immediately surrounding the node. Neighborhood
Nodes may include some commercial, civic, open space, and medium density housing, but
commercial development is not a requirement for a Neighborhood Node. A Neighborhood
Node could just consist of a park or a school, so long as the area is geared toward public
access and gathering. Moreover, any commercial development in a Neighborhood Node
should be scaled so as to draw little traffic from beyond the immediate surrounding
neighborhoods.
Neighborhood Nodes are meant to be sited in the middle of existing neighborhoods, but
scaled so as to be compatible with existing neighborhood fabric. Pitt Street exemplifies the
way that a Neighborhood Node can be compatible with a surrounding residential area.

Green Gateways
Green Gateways are naturally landscaped and signed entrances into the Town of Mount
Pleasant or key destinations with the Town. The purpose of the Green Gateways is to
provide a distinctive sense of entering the Town of Mount Pleasant by preserving and
highlighting elements of the Town’s surrounding natural environment. Green Gateways might
include parks, landscape features, sign features, or public art. Green Gateways do not
necessarily imply an absence of any buildings, but rather a focus on natural features over built
features at these key Town gateways.

Neighborhood Character Districts
Some older neighborhoods are experiencing high rates of infill housing. Infill housing often
accelerates when the housing stock is relatively old but the location is favorable. While infill
housing is not necessarily a problem in itself, when the new housing stock is substantially
different in style and massing than the existing stock, it can disrupt the character of the
neighborhood. When new housing varies substantially in setback, height, massing, front yard
treatment, parking and garage treatment, and architectural style from the existing housing,
valued neighborhood characteristics can be lost. For this reason, certain neighborhoods have
been identified as Neighborhood Character Districts in the Framework Plan, with the intent
that the character of these single family residential areas should be protected. The goal of
Neighborhood Character Districts is not to prevent infill housing, but to provide adequate
design standards to ensure that infill housing is compatible with the existing neighborhood
context.
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Existing Historic District
This reflects the Town’s existing Old Village Historic District, which enjoys a certain level of
protection due to the design review that all new construction, demolition, or renovation must
undergo in this area.

Core Redevelopment Corridors
The Core Redevelopment Corridors are areas within the Town of Mount Pleasant that have
been identified as most suitable for mixed use, urban redevelopment. These corridors include
Johnnie Dodds Boulevard, Coleman Boulevard, Ben Sawyer Boulevard, and Chuck Dawley
Boulevard. As with the Coleman Boulevard Revitalization Master Plan, special area plans for
redevelopment are recommended for each of these areas. Redevelopment plans should
recognize the need for transition zones and buffers between the Core Redevelopment
Corridors and adjacent residential areas.

Cultural Landscape District
Public sentiment was especially strong about conserving existing agricultural land uses,
natural landscapes, and areas of historic significance at key locations. The Cultural
Landscape District is a proposal to preserve and increase access to a series of highly valued
agricultural and natural landscapes in a highly visible location at the center of the Town. The
Cultural Landscape District seeks to preserve and connect Boone Hall, Hamlin Farms, and
Palmetto Fort with a link through the Sweetgrass Basket Overlay to make these areas more
accessible to both local residents and tourists. The most important landscape features of
these areas should be preserved, while permitting limited development in a few areas and in a
manner that is in keeping with the area’s overall character. Interpretive and tourist facilities
should be increased, and if possible a series of linked pedestrian pathways should be
developed to permit increased public access to these landscapes.

Proposed Open Space
These green areas reflect some of the other opportunities to increase open space for
recreation, environmental preservation, or community enhancement that were discussed
during the Comprehensive Plan process.

Job Centers
These locations include existing and proposed locations for economic development, including
light industrial, business, and research and development type activities. Currently, one center
is the Wando Welch Terminal area and one is proposed in the Mount Pleasant Regional
Airport area. Having multiple job centers distributed throughout the Town, like having multiple
Community Nodes, helps to achieve greater land use balance and reduce peak hour traffic
congestion.

Primary Transit Corridors
While transit lines are planned by CARTA and US 17 is currently served by transit, the
Primary Transit Corridors identify the corridors that the Town feels are most appropriate for
high frequency transit. The Town can shape its future land use and transportation planning
based upon these corridors, planning, for example, the locations of future Community Nodes
and Job Centers based upon these corridors and planning for transit shelters, park-and-rides,
and transit stops along these corridors. It is also important to consider the implications of the
demographic shifts the Town is beginning to experience on the need for increased access to
public transit. In general, expanded transit services, when frequent and reliable, can provide
benefits to all segments of the population and serve to reduce congestion on Town roads.
Small, fixed-route buses serving a variety of locations within the Town would be particularly
beneficial to an aging population.

Bike and Pedestrian Corridors
The needs of bicyclists and pedestrians are very different than that of motorists, as discussed
in the Transportation section of the Strategies. The most important location for pedestrian
facilities is actually within the Community Nodes themselves. However there was strong
interest in connecting and linking the nodes (and other key destinations, such as schools and
parks) together with a series of pedestrian and/or bicycle paths, to provide greater access to
the nodes for people who live in nearby neighborhoods. A series of potential and planned
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bicycle and pedestrian corridors have been identified that could link these nodes and other
key destinations together in a connected framework that would maximize pedestrian and
bicycle mobility. Included in these pedestrian and bicycle corridors are the routes
recommended in the East Coast Greenway, running along Coleman and Ben Sawyer
Boulevards and connecting to the Isle of Palms and Sullivan’s Island. Therefore the Mount
Pleasant plan will support regional and national efforts for a connected greenway network.

Urban Growth Boundary
The Urban Growth Boundary is the Town’s statement of its intended physical limit on
urbanized development over the planning horizon of 2019. The Town will seek to limit
development outside the Urban Growth Boundary to natural and rural land use categories,
and will not necessarily provide the same level of service to properties outside of the Urban
Growth Boundary versus inside.

Water Access Opportunities
Mount Pleasant residents were extremely interested in creating a series of new water access
opportunities throughout the Town. These icons represent both existing water access
locations – which may have the opportunity to be improved through additional facilities – as
well as potential new locations for water access. Although the feasibility of these locations
varies, these locations represent the range of possible opportunities for increasing water
access for Town of Mount Pleasant residents. The northern end of Town and the Intracoastal
Waterway are particularly lacking in public water access points. The Town should also look
for opportunities to promote water-based transportation, particularly water taxis.

Community and Neighborhood Nodes
Both Community Nodes and Neighborhood Nodes need to be managed to govern their size,
scale, mix of uses, connectivity, and land use transitions and/or buffers to surrounding areas.
Where possible, both Community Nodes and Neighborhood Nodes should be master
planned, either by the Town or by private developers. In the case of Neighborhood Nodes,
master plans should involve substantial opportunity for public input by surrounding
neighborhoods. The Planned Development zoning district can be used to implement master
planned, mixed use, and highly connected Community and Neighborhood Nodes where
possible. It should be noted that the Framework Map shows several existing community and
neighborhood nodes. These nodes can be enhanced or further developed as described
below.
It is recommended that Community Nodes be no greater than ½ mile in radius (1 mile in
diameter) from a designated location that serves as the center of the node. The ½ mile radius
supports a walking distance of twenty minutes or less for a healthy adult, which is key to
promoting walking and bicycling trips within the node. Community Nodes should generally be
less than 300 acres in size overall. In order to prevent a continuous sprawl from one
Community Node to the next, it is recommended that Community Nodes be spaced at least ½
mile apart and ideally 1 mile apart, that is; the edge of one Community Node is 1 mile from the
edge of the next.
It is recommended that intensity within the Community Nodes primarily be regulated by
building height and side and rear building setbacks. Nodes in more urban and infill areas can
have increased height at the core of the node, with heights decreasing on the fringes. Core
and transition districts can be defined for each node to regulate permitted heights and
required setbacks, with particular attention to required setbacks from adjoining single family
residential areas.
Community Nodes should present the full range of mixed uses. Since commercial uses tend
to be higher in value than residential uses, there is a tendency for commercial uses to
dominate within Community Nodes. It is recommended that at least 20% of land use within
Community Nodes be dedicated to residential uses and at least 10% of land use be dedicated
to either public open space or institutional uses. This requirement does not need to apply to
each parcel but to the node overall.
Community Nodes should have a number of features that promote pedestrian and bicycle
circulation throughout the node and connect the node to nearby areas. Features should
include standard streetscape requirements, maximum block sizes, driveway consolidation,
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shared parking, pedestrian-oriented design guidelines, limited driveway widths, bicycle
parking requirements, on-street parking, and consolidated parking facilities where possible.
Neighborhood Nodes are already permitted in accordance with the Neighborhood Commercial
zoning district, which limits the total size of a neighborhood commercial district to 4 acres and
limits the size of any particular building to 6,000 square feet. While these standards are
adequate to protect the character of neighborhoods, they may be overly restrictive to actually
capture desired types of neighborhood commercial development. It is recommended that
Neighborhood Nodes of up to 20 acres and up to 40,000 square feet per building be
considered if local neighborhood residents have been notified and provided an opportunity for
involvement in the review of the proposed plan for the node. As with Community Nodes,
Neighborhood Nodes should be limited in size to no greater than ¼ mile in radius (1/2 mile in
diameter) and should be spaced at least ½ mile apart from edge to edge. Also, as
Neighborhood Nodes do not necessarily have any commercial component, but may consist of
parks, schools, and other civic facilities, the Town should encourage and support
neighborhoods that wish to plan for their own Neighborhood Nodes and assist with any land
use changes that result from these neighborhood planning efforts. It is also recommended
that any Neighborhood Nodes have at least 10% of the land dedicated to public open space
or institutional uses.

Future Land Use Map
The Future Land Use Map establishes the desired land use pattern of the Town of Mount
Pleasant for all parcels in the planning area. The major features of the Future Land Use Map
include:
•

A large area of Rural Conservation land, covering all of the planning area outside the
Urban Growth Boundary including the new areas of Cat Island, Paradise Island, and
Woodville

•

Large areas of low-density residential, which reflects the existing patterns of
residential development in the Town

•

Large areas of recreation and natural open space, which represent areas of open
space set aside in many of the Town’s planned residential developments, major
parks, and wetland areas

•

A Waterfront Gateway district at the southern tip of the Town on the Cooper River at
Johnnie Dodds Boulevard and also on the Wando River at Highway 41

•

A series of connected Urban Corridors at the southern end of the Town

•

Two large economic development/light industrial areas, one surrounding the Wando
Welch Terminal and the other adjacent to Mount Pleasant Regional Airport

•

A series of Community Conservation areas scattered throughout the Town, reflecting
historic areas of African-American settlement

•

A Cultural Landscape District, located approximately between Six Mile and Hamlin
Roads

•

Commercial areas clustered in a series of nodes, primarily along US 17

•

High density residential areas, clustered nearby commercial areas, primarily along
US 17

Future Land Use Categories
Community Conservation
The primary purpose of the Community Conservation land use is to protect and recognize the
importance of the unique development characteristics of historic African-American areas in
the planning area and sustain the strong sense of community found therein. Generally, these
communities currently contain low density residential uses with few to no commercial uses.
Densities may vary based on existing development patterns and low intensity commercial
uses may be permitted if compatible with the character and scale of the community, or as
defined in any community-specific plan. This would include permitting family compounds and
minor subdivisions and the continued use of these areas for residential as well as agricultural
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uses, including farm animals. Traditional economic activity such as the sale of Sweetgrass
baskets should also be recognized and promoted. Future development in these areas should
be compatible with the existing land uses and development patterns, with residential density
limited to three units per acre. Community-specific plans should be developed for areas
designated as Community Conservation; such plans are envisioned to be similar to the
Town’s existing Sweetgrass Basket Overlay and Hungryneck Boulevard/Venning Road
Overlay Districts. The boundaries of these overlay districts are illustrated on the Overlay
Districts Map, found in the Land Use section of the Community Profile.
•

The intent of the Hungryneck Boulevard/Venning Road Overlay District is to provide
for low impact commercial or mixed use development that is sensitive to existing
residents and to the access management plan for Hungryneck Boulevard.

•

The intent of the Sweetgrass Basket Overlay District is to allow office and light
commercial uses within the Old Georgetown Road Loop and Village Commercial
areas, and to allow residential density of up to three dwelling units per acre, provided
that all developments meets the intent and development guidelines of the Overlay
District, which implements the recommendations in the Executive Summary of the
2006 Highway 17 Task Force Final Report.

Rural Conservation
This is land intended for either agricultural or rural residential uses, with very low densities
and limited access to urban services provided by the Town. Community-specific plans should
be developed for areas with this land use designation; in particular, Woodville, Paradise
Island, Cat Island, and the Guerins Bridge area. Permitted densities in Rural Conservation
areas vary depending upon location. These areas are currently unincorporated so in order to
provide consistency with the Charleston County Comprehensive Plan and current County
zoning designations, densities will not exceed what is already permitted or recommended by
the County. The Woodville and Paradise Island areas are permitted to have one unit per
three acres; Cat Island is permitted to have one unit per ten acres; and the Guerins Bridge
area is permitted to have one unit per twenty-five acres. As with Charleston County
regulations, densities in the Woodville, Paradise Island, and Cat Island areas may be
increased with an approved planned development.

Low Density Neighborhood
The intent of this land use designation is to provide for and/or sustain low density
neighborhoods. This designation is for low density, single family residential development
patterns that range between suburban and rural densities, limited to three units per acre.
Cluster developments and Traditional Neighborhood Developments that accommodate a
range of densities but are still within three units per acre for the development as a whole are
compatible with this designation.

Medium Density Neighborhood
The intent of this land use designation is to provide for and/or sustain medium density
neighborhoods. This designation is for medium density, single family residential areas typical
of urban neighborhoods with small lots, or attached residential structures like duplexes and
townhomes, limited to six units per acre. Cluster developments and Traditional Neighborhood
Developments that accommodate a range of densities but are still within six units per acre for
the development as a whole are compatible with this designation.

High Density Neighborhood
The intent of this land use designation is to provide for and/or sustain high density
neighborhoods. This designation is for high density, attached housing such as townhouses,
row houses, or apartments in the two to three-story range, limited to nine units per acre.
Cluster developments and Traditional Neighborhood Developments that accommodate a
range of densities but are still within nine units per acre for the development as a whole are
compatible with this designation.

Commercial
This is an inclusive economic or business land use designation involving retail, service, and
office uses. The objective is to concentrate general commercial development and economic
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activity in these areas and to minimize the impact of such uses on neighboring properties, the
transportation network, and environmental resources. Commercial uses can take the shape
of a variety of scales and designs depending upon the intended purposes. Areas designated
as Commercial but located within planned Community Nodes are intended for mixed use
development, rather than exclusively commercial development.

Economic Development/Business/Light Industrial
These land uses include a range of activities intended to promote business development,
economic development, job growth, and increased tax base to the Mount Pleasant
community. Permitted land uses include corporate headquarters, banks, offices, hotels,
research and development facilities, warehouses, light industry, and similar activities. The
nature of the development proposed will determine whether or not a particular location is
appropriate for such development.
The primary purpose of properties zoned Economic Development is to bring revenues into the
Town from outside. Therefore, retail and wholesale developments are inappropriate for these
areas. Permitted uses include corporate headquarters, research and development facilities,
light industry, tourist-related uses, educational and finance related uses, and radio and
television studios.
The primary purpose for properties zoned Business/Light Industrial is to permit activities
related to manufacturing, processing, and assembly that have little or no associated nuisance
in terms of noise, air pollution, or other hazards. Light Industrial land uses generally will not
be approved in areas directly adjacent to existing or planned residential development.

Urban Corridor
The Urban Corridor land use is intended to foster an active, pedestrian-oriented commercial
environment with a variety of uses, activities, and scales. Form is as important as use within
Urban Corridors, with buildings and primary entrances near the public realm and high quality
pedestrian streetscapes in front. There should be a high degree of design quality for the
building façade and a strong interaction between buildings and the public realm. Public
spaces such as plazas should be integrated with surrounding development. Mixed use, multistory development is encouraged, generally with the most public uses, such as retail, on the
first floor, and more private uses, such as residences or offices, on upper floors.
This designation provides for the redevelopment of Johnnie Dodds, Coleman, Ben Sawyer,
and Chuck Dawley Boulevards as a vibrant, sustainable, and pedestrian-friendly urban core.
Chuck Dawley Boulevard is included in this designation primarily to provide connectivity
between the Johnnie Dodds Boulevard and Coleman/Ben Sawyer Boulevard corridors;
therefore, redevelopment along Chuck Dawley Boulevard must be sensitive to existing
residential neighborhoods and provide for less intense land uses than other areas of the
Urban Corridor. Residential densities are provided in the Zoning Code text for adopted
overlay districts.

Public/Institutional
The Public/Institutional land use is used to designate lands that are intended for use by
federal, state, and local government agencies, houses of worship, and schools and
educational facilities. While it is valuable to designate lands as Public/Institutional, it can be
difficult to determine in advance the locations of many public and institutional facilities, as until
the land has been acquired by the agency involved, the land use cannot be assured.
Some public/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. Similar to light industrial facilities, these facilities may require additional buffering.

Natural Open Space
This category depicts areas of the Town that are intended to remain in a natural state. These
lands include floodplains and salt water marshes which are habitat to much of the area’s
wildlife and marine resources.
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Recreation Open Space
This category depicts areas intended for public or private recreation, including parks and
Town recreational facilities.

Cultural Landscape
This is a new future land use category intended to recognize existing agricultural and other
traditional landscapes in their historic form and/or their historic uses. A Cultural Landscape is
one that has particular historic or cultural meaning to the people of Mount Pleasant. The goal
of the Cultural Landscape future land use designation is to preserve the landscape in its
current or to restore it to its historic form, as well as to increase access and interpretation of
the landscape to Town residents and the general public. Development in the Cultural
Landscape area should complement and be compatible with existing land uses. Where
residential development occurs, density will be limited to three units per acre, consistent with
the adjacent Community Conservation areas, but should be designed in a manner that
preserves and enhances the traditional landscapes found in this area.

Waterfront Gateway
This new land use category identifies two areas highlighted for special consideration due to
the importance of waterfront access opportunities. Waterfront Gateway Districts have been
designated at the Ravenel Bridge to capitalize on the Town’s “front door” and also at the
Wando River Bridge along Highway 41. These two areas are very different from each other.
For the Ravenel Bridge area, it is recommended that a Master Plan be developed to engage
all of the major stakeholders, including the Patriot’s Point Development Authority. This plan
should seek to take optimum advantage of the Town’s waterfront as a placemaking, tourist
destination, and cultural district opportunity. This district will better connect Memorial
Waterfront Park with Patriot’s Point and its attractions, as well as connecting back into the
Core Redevelopment Corridors of Johnnie Dodds Boulevard and Coleman Boulevard.
The Waterfront Gateway District should be an integrated district with a network of pedestrian
paths and streetscapes, including walks along the waterfront. Land uses should be mixed,
including hotels and lodging facilities, tourist attractions, recreational and marine facilities,
restaurants, and entertainment venues. The creation of public spaces and outdoor retail
environments should be encouraged, and events should be programmed to help keep the
district active and lively. Land use in this Waterfront Gateway District will be evaluated based
upon transportation impacts, as this area has limited transportation access. Developments
should promote internal trip capture and alternative means of transportation. Also, as the
term “Gateway” implies, the appearance of the Waterfront Gateway District must present an
attractive image for the Mount Pleasant community and avoid any monolithic or out-of-scale
structures.
The second and far less intense Waterfront Gateway District has been designated at the
Wando River Bridge at the entrance to the Town on Highway 41. Development in this area,
which includes the Republic tract, should be sensitive to the residential development on
Highway 41 and to the pristine area of the Wando River while providing opportunities for deep
water access.
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Future Land Use and Zoning
Every future land use has zoning districts associated with it that are appropriate for its
implementation. It is generally recommended that applicable zoning districts be used for each
future land use category. On the other hand, just because a zoning category is applicable to
a specific future land use does not necessarily mean it is appropriate for all parcels with a
given future land use designation. For example, some Economic Development/ Business/
Light Industrial parcels are appropriate for industrial zoning, while others are not due to the
nature of surrounding land uses. Both the Future Land Use category and the surrounding
land use context must be taken into account to determine appropriate zoning districts for any
given parcel.
A table that reviews future land use by acreage and by percentage of the total planning area
is included below.

Table 1: Future Land Use Acreage
Land Use Category

Acres

Percentage

Business / Light Industrial / ED

1,296

3.5%

Commercial

1,281

3.5%

Community Conservation

2,749

7.4%

Cultural Landscape

1,455

3.9%

High Density Residential

727

2.0%

Low Density Residential

9,167

24.8%

665

1.8%

Natural Open Space

3,935

10.7%

Public-Institutional

1,264

3.4%

Recreation Open Space

5,952

16.1%

Rural Conservation

6,626

17.9%

Urban Corridor

991

2.7%

Waterfront Gateway

824

2.2%

36,932

100.0%

Medium Density Residential

Total

It is important to note that, as the Zoning Code is updated in order to implement the
recommendations of the Comprehensive Plan, some zoning categories will be modified,
added, or removed to provide consistency with this plan. The following tables are based on
current zoning categories and are intended to provide general guidance.
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Table 2A: Recommended Zoning Districts for Future Land Use Categories
Community
Conservation
RR
ARC
R1
R2
R3
RPH
RTH
MF
PD
LO
OP
NC
AB
AB2
ED
MD
LI
CO
CRO

x
x
x

Low Density
Residential

Med.
Density
Residential

Economic
Development/
Light
Industrial

x

x

x
x
x

x
x

x
x

Commercial

x
x
x
x
x

x

High Density
Residential

x
x

x
x

x
x

x
x
x
x
x
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Table 2B: Recommended Zoning Districts for Future Land Use Categories
Urban
Corridor
RR
ARC
R1
R2
R3
RPH
RTH
MF
PD
LO
OP
NC
AB
AB2
ED
MD
LI
CO
CRO

x
x
x

PublicInstitutional

Natural
Open Space

Recreational
Open Space

x

Rural
Conservation

Cultural
Landscape

x
x

x
x

x

x
x
x

x
x
x

x

x
x

Waterfront
Gateway

x
x
x
x
x
x
x
x
x
x
x
x

x
x

x
x

x
x

x
x
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Priority Investment
Introduction
The 2007 South Carolina Priority Investment Act requires that local Comprehensive Plans
include a Priority Investment Element. The Priority Investment Element addresses the
coordination of major capital improvements as well as intergovernmental coordination, and
provides direction for implementing many of the recommended strategies described in other
elements of this plan . The Priority Investment Act encourages local jurisdictions to examine
their future need for capital improvements and public facilities and their likely ability to finance
those public facilities over a 10-year horizon. The purpose of the Priority Investment Element
is to encourage more long-term thinking about public facility needs and financing and to
encourage greater intergovernmental planning and coordination.

Intergovernmental Coordination
Charleston County
The Town of Mount Pleasant coordinates with Charleston County across a range of critical
issues. The Town is located entirely within Charleston County boundaries and so there is a
strong need for coordination on both land use and public service provision. Because of the
patchwork of incorporated and unincorporated areas within the Town’s planning area, it is
particularly important to ensure a continuity of land use policy and avoid land use conflicts
across jurisdictional boundaries. The Town and the County have a history of close
collaboration and have a policy of consulting each other on land use issues. Recent land use
coordination efforts include the joint development of the Sweetgrass Basket Overlay District
and the County’s current effort to plan for land use along the US 17 North corridor. The Town
and the County have also consulted each other on the establishment of an Urban Growth
Boundary, although there is slight variation between the Town’s and the County’s boundaries.
Service coordination is also an important objective for the Town and the County. For
example, recycling in Mount Pleasant is provided by Charleston County, and the County is
currently working with the Mount Pleasant Police and Fire departments on a joint dispatch
center which should streamline the emergency dispatch process.

Mount Pleasant Waterworks
Mount Pleasant Waterworks is an independent public utility that provides water and
wastewater services in the Town of Mount Pleasant. Coordination between the Town and
Mount Pleasant Waterworks is crucial for a number of reasons. Annexation into the Town of
properties that are contiguous to Town boundaries is required as a condition prior to
Waterworks providing sewer service. Also, the Town’s land use planning efforts are vital
information for the Waterworks to assist in its planning for the development of major water
and wastewater infrastructure and in anticipating future demand for its services. Mount
Pleasant Waterworks is currently updating its Master Plan and is planning on building upon
the results of this Comprehensive Plan update.

Charleston County School District
Schools are one of the most expensive public facilities investments there are and investment
in public schools has an important effect on land use and transportation patterns. The
location of new schools can often drive nearby residential growth.
Charleston County School District (CCSD) develops a 5-year Capital Improvements Program
every five years. This Capital Improvements Program takes a detailed look at necessary
renovations, new school construction, and other capital improvements over the next five
years, and also includes a broader look at anticipated needs over an additional five years.
The most recent CCSD Capital Improvements Program is for the years 2005-2009.
Coordination between the Charleston County School District and the Town of Mount Pleasant
is a two-way street. The School District needs assistance from the Town in identifying areas
where there may be population growth and a need for new and/or expanded schools. Also
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the School District must coordinate with the Town in identifying suitable locations for the siting
of new schools. The Town, on the other hand, is interested in input on preferred school
locations in order to guide development into desired patterns. For example, the Town has a
land use strategy of encouraging the location of education facilities close to concentrations of
residential development to provide convenient access. The Town is furthermore interested in
locating schools within neighborhoods to promote walking and bicycling to school where
possible.
Another key area of coordination between the Town and the School District is the location,
use, and design of recreational facilities. Recreational facilities on school campuses can be
designed to permit access by the general population after school hours, or recreational
facilities can be designed to have dual school/community use. This opportunity was
discussed in the Town’s latest Recreation Master Plan (which is not adopted as of this
publication). The School District already permits the Town to use some of its recreational
fields and also to use a portion of the Moultrie Middle campus for the Farmers Market.

Berkeley-Charleston-Dorchester Council of Governments/CHATS
The BCDCOG is the primary regional planning body that addresses a wide range of issues,
including transportation, environmental planning, economic development, community
development, GIS, and planning research. One very important area of regional coordination
is transportation, where the BCDCOG serves as the official Metropolitan Planning
Organization for the Charleston region, under the name CHATS or Charleston Area
Transportation Study. CHATS develops a regional transportation plan and helps qualify
projects in the regional transportation plan for federal funding, therefore Mount Pleasant’s
participation in CHATS is very important to funding regionally important transportation
projects, including some projects within Town of Mount Pleasant boundaries. CHATS
planning efforts also covers transit service and transit route alignments provided by CARTA.
CHATS also conducts related studies and plans to support regional transportation planning
efforts. Currently, the BCDCOG is working on its first regional land use planning effort, known
as “Our Region, Our Plan.”

Other Jurisdictions
Other adjoining jurisdictions include the City of Charleston, located across most of the Wando
River from the Town of Mount Pleasant; the Town of Awendaw, located to the north of the
Town of Mount Pleasant along US 17; and the City of Isle of Palms and the Town of Sullivan’s
Island, both of which are located across the Intracoastal Waterway from the Town. Land use
coordination with these jurisdictions is also of interest. For example, development in
Awendaw is likely to have potential traffic impacts along the US 17 corridor and beyond.

Capital Improvements Program (CIP)
Town of Mount Pleasant Capital Improvements Program
The Town develops a Capital Improvements Program annually that plans out both major and
minor capital improvements over a 7-year fiscal horizon. The Capital Improvements Program
includes a brief project description, the requesting department, estimated cost, potential
funding source, and whether the project is related to a facility, replacing existing equipment, or
the purchase of new equipment.
The Town of Mount Pleasant’s current Capital Improvement Plan calls for $35.4 million to be
spent on capital improvements over the next seven fiscal years. The top four departments for
capital improvement spending are Recreation with $9.1 million, Police with $7.3 million, Fire
with $7.3 million, and Public Services with $6.9 million.
Some of the planned major projects include:
•
Coleman Boulevard Revitalization
•
Design and construction of Carolina Park Recreation Complex, Phase I
•
Design and construction of Judicial Center and expansion of Police Department
•
Mount Pleasant Senior Center, Phase II
•
Construction of Fire Station #6 in the Carolina Park area
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The Capital Improvements Program by Year table reflects planned spending on capital
improvements by year for each of the next seven fiscal years.

Table 1: Capital Improvements Program by Year
Fiscal Year

Planned Capital Expenditure

2008/2009

$

656,000

2009/2010

$

5,229,250

2010/2011

$

6,986,000

2011/2012

$

7,975,000

2012/2013

$

6,799,000

2013/2014

$

3,505,000

2014/2015

$

4,280,000

Grand Total
Source: Town of Mount Pleasant, 2009.

$ 35,430,250

Capital Improvements for Recreation Projects
The Town of Mount Pleasant received a proposed ten-year Recreation Master Plan from
Seamon Whiteside + Associates in 2006 (covering the years of 2007-2017). This Recreation
Master Plan reviews the state of current recreational facilities, evaluates current and projected
recreational needs, and recommends improvements and new recreational facilities. A citizen
committee, the Recreation Master Plan Study Committee, evaluated the Recreation Master
Plan and its recommendations for recreational facility improvements. The Recreation
Committee issued its report in February 2009, largely validating the results of the Recreation
Master Plan and adding some of its own additional recommended recreational improvements.
Total recommended recreational facility improvements are estimated at $24.3 million. These
projects are recommended to be implemented over the ten-year time horizon of the
Recreation Master Plan. This plan has not yet been adopted.
Recommended Recreation projects include projects such as:
•
construction of Carolina Park Recreation Complex
•
expansion of Mount Pleasant Senior Services Center
•
facility upgrades
•
purchase of Whitesides Elementary School
Funding options have been discussed, but funding sources have not yet been identified for
most of these proposed recreational projects, as well as new operational costs that would
accompany the addition of these recreational facilities.

Funding Sources - Current
The primary Town revenue sources to fund capital improvements are as follows:
•

General Fund – The Town’s general fund comes from tax revenues that are not
designated for any particular purpose, such as property tax revenues. Most of the
general fund pays for personnel and operations, but a percentage of General Funds
may be used for capital improvements.

•

Impact Fees – Fees the Town charges in association with development to help pay
for infrastructure that supports new development. Impact fees are directly tied to the
amount of new development occurring in the Town.

•

Tax Increment Financing – This is a special revenue fund that finances
infrastructure within a particular district based upon the increase in property values
occurring within that district. Tax Increment Financing is often used to build
infrastructure to support redevelopment.

•

Hospitality Tax – This is a tax on dining and beverages that helps fund special
Town projects and general Town operations.
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•

Accommodations Tax – This is a tax on lodging that is restricted by state statute
and may only be used for tourism-related projects.

With use of the above-noted funding sources, the Town will likely be able to complete most of
its Capital Improvements Program above; however, new projects will need revenue
enhancement in order to go forward.

Funding Sources – Transportation Projects
The Town’s Long Range Transportation Plan (LRTP) analyzes local, state, and federal
sources of funding and estimates the availability of these various sources of funding for the
Town’s transportation projects over the plan’s time horizon of 2006-2030.
Major funding sources for supporting transportation projects identified in the LRTP are defined
below:
•

Guide Share – Federal funding for transportation projects guided through the
regional metropolitan planning organization (MPO), CHATS.

•

Enhancements – Federal funding for transportation enhancements, such as bicycle
and pedestrian treatments, guided through CHATS.

•

C-Funds – State gas tax funds allocated to counties for transportation
improvements.

•

CHATS Bonding Program – A transportation funding program operated through
CHATS for major improvements.

•

South Carolina Infrastructure Bank – The State bank assists in loans and
financing for major infrastructure and transportation facilities.

•

Charleston County Half Cent Sales Tax – A 25-year half-cent sales tax which will
fund $847 million for roads and $235 million for public transit countywide.

•

Various Local Funding Sources – These include the various funding sources the
Town has for capital improvements listed above.

Funding Sources – Potential
While it is anticipated that the majority of the Town’s funding sources for capital improvements
will continue to be the same as in the past, the Town of Mount Pleasant, along with other local
governments, will need to be innovative and proactive in seeking new funding opportunities.
Much of the Town’s economic development program focuses on enhancing the Town’s
existing funding sources, especially those funding sources that bring in revenues from outside
the Town..
Some potential sources of new funding or funding growth include:
•

American Recovery and Reinvestment Act – The American Recovery and
Reinvestment Act contains a number of competitive grants to State and local
governments that could help fund Town projects. For example, the purchase of
wetlands or conservation easements to protect the Mount Pleasant watershed could
be funded by the Watershed Infrastructure grant administered by the National
Resources Conservation Service; and a variety of grants are available to local
governments to promote energy efficiency and reduce fossil fuel emissions, such as
the Energy Efficiency and Conservation Block Grant.

•

Charleston County Half Cent Sales Tax - This County tax is set aside to fund
transportation improvements and open space acquisition – both important priorities
to Mount Pleasant. Funding may be available to assist with priorities such as multimodal roadway expansions, the conservation of land, pedestrian/bicycle greenways,
boat landings, and wetland preservation.

•

Hospitality Tax & Accommodations Tax Revenues – It is anticipated that
additional revenues from these sources will become available as the Town continues
to implement its Tourism Plan and as the Town works on the development of its
Waterfront Gateway districts, which should help to increase tourism and
accommodations traffic in the Town.
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•

Impact Fee Revenues – As the US gradually comes out of the current real estatebased recession, development activity and impact fee revenues should increase,
although they will not reach former peak levels.

•

Municipal Improvement Districts – Already in use by the Town to fund capital
improvements, a municipal improvement district could be used as a means to pay for
additional capital improvements. Municipal Improvement District assessments can
be applied by the Town to commercial properties and can potentially be used in
redevelopment areas. Municipal Improvement Districts may be used on residential
parcels as well, with the consent of the property owner.

Priority Investment Policy and Implementation
Coordination of Capital Improvements
The Town will seek to coordinate major capital improvements with other nearby governmental
jurisdictions where possible. Coordination may include techniques such as joint funding of
capital improvements, shared use agreements, or shared maintenance or operations
agreements. Coordination should also include consultation with relevant local government
jurisdictions during the development of each Comprehensive Plan update and during the
development of the annual Capital Improvements Program. The Recreation Master Plan
points out the value of shared recreational facilities with the Charleston County School District
where possible. Other facilities may also benefit from shared use, for example, public works
vehicle yards, public safety facilities, and administrative facilities. Opportunities for co-location
of facilities and/or land swaps between governmental entities should also be explored, for
example, the co-location of a school and library facility or the co-location of a fire department
and a police station. In some cases, public facilities should be sited near planned transit
stops or park-and-ride lots for CARTA. Other relevant governmental agencies will be
consulted in the planning stages as Mount Pleasant implements specific capital
improvements, and the Town will assist other local governmental agencies in the
implementation of their Capital Improvements Programs so long as these are consistent with
the Town’s Comprehensive Plan.
Some of the major capital improvements likely to involve coordination that are currently
underway or expected to go forward during the timeframe of the Comprehensive Plan include:
•

Widening of US Highway 17 North

•

Improvements to Johnnie Dodds Boulevard

•

Construction of interchange at I-526/ US Highway 17N

•

Widening of Bowman Road

•

Potential addition of one elementary school in Mount Pleasant

•

Coordination on use of Whitesides Elementary for Town of Mount Pleasant
recreation purposes

•

Development of a consolidated 911 dispatch center in coordination with Charleston
County and other municipalities

•

Development of a Master Pedestrian and Bicycle Plan linking existing and planned
nodes, parks, and schools

•

Development of a shuttle system to connect the various Core Redevelopment
Corridors in Mount Pleasant

Seek Service Efficiencies and Coordination
The Town will seek to coordinate the provision of public services with other local government
jurisdictions where such coordination will provide cost savings and/or quality improvements.
The Town will also seek to coordinate the provision of public services and operations amongst
its various departments. An example of this is the planned provision of a consolidated
dispatch center for emergency response with Charleston County; another example is the joint
training center for the Police and Fire Departments that is currently under development. One
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area of greater potential coordination is between the Town’s Stormwater Division and Mount
Pleasant Waterworks, as stormwater is also a potential source of water supply, particularly for
irrigation purposes (see the discussion of an integrated approach to water management under
the Community Facilities section of the Strategies chapter).
Economic development is one area where the Town can benefit from increased coordination
with regional entities. Businesses look primarily at the regional level in selecting desired
business locations, and so the Town stands to benefit from the success of regional marketing
and business development efforts. While the Town should continue to develop its own
identity and competitive advantages, the Town should also coordinate its economic
development efforts with the regional efforts on target industries.
In other cases, such as for emergency response, coordination of local government with state
agencies is essential to effective action. The Town will continue to work with state, county,
and local partners to enhance emergency preparedness and maximize resiliency in response
to all types of disasters, natural, and manmade.

Consideration of Operations/Maintenance for Capital Expenditures
Before the Town develops a major capital improvement, the Town will estimate the impacts of
the continued operations and maintenance of the proposed facility to its annual budget.
Expansion of capital improvements is often associated with increased operations and
maintenance costs. In addition, some public facilities need to be staffed on a part time or full
time basis. The Town intends to engage in forward-looking planning efforts to understand the
long-term budgetary impacts of its planned capital improvements.

Land Use Coordination
As stated in the Land Use section of the Strategies chapter, the Town will take an active role
in regional and Charleston County planning efforts to coordinate land use, transportation, and
environmental decision making. The Town of Mount Pleasant is affected by the land use,
transportation, and environmental decisions made by other municipalities in the area. A
significant number of properties within the Town’s planning area are under Charleston County
jurisdiction. The Town should coordinate land use designations at jurisdictional boundaries to
ensure land use compatibility and coordinated service delivery.
The Town’s land use planning efforts are most closely tied to those of Charleston County. The
Town and County have a history of collaborating on planning efforts such as the Sweetgrass
Basket Overlay District. The Town and County should continue to share information on
development proposals of interest and seek to coordinate land use policy in the Town’s
planning area.
Specific issues of land use coordination with nearby jurisdictions should include:
•

Land use policy for unincorporated areas within the Town of Mount Pleasant
planning area

•

Annexation policy

•

Small area planning across jurisdictions, such as the US 17 North planning effort by
Charleston County

•

The establishment and enforcement of the Urban Growth Boundary

•

Service provision for areas outside of the Urban Growth Boundary
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Action Plan
Introduction
The Action Plan builds upon the recommended strategies to create a specific, five year plan
for implementation. The Action Plan identifies a series of specific projects that help advance
the recommended strategies. As with the Strategies, the Action Plan is organized by plan
element.
Each project has a brief project description, a suggested timeframe for
implementation, responsible entities, estimated order of magnitude cost (low, medium, high),
and potential funding sources to aid implementation. It is intended that those who use the
Action Plan will refer to other sections of the Comprehensive Plan as necessary for additional
information.
The Action Plan is intended to be a living document to aid in plan implementation. Each year,
every project on the Action Plan should be reviewed and its status updated. It is also
appropriate to add additional projects or subtract projects from the Action Plan on an annual
basis, as opportunities arise or projects that were previously a priority become less feasible.
The Action Plan becomes useful through its continual use and regular updates by Town of
Mount Pleasant staff.
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ID

Project

Project Type

Project
Priority

2009

2010

2011

2012

2013

2014

Ongoing

Current Status

Responsible Entity

Estimated
Capital Cost

Estimated
Annual
Operational
Costs

Funding Sources

Land Use
Encourage the donation of easements as a tax deduction
1 for the proposed Cultural Landscape District. Pursue
funding for conservation easements.
Research incentives to promote redevelopment, including
parking reductions, public funding for infrastructure and
2 public spaces, and other funding mechanisms. Determine
which obstacles exist in the Town that hinder
redevelopment.
Implement a Green Building outreach program to
3 promote energy efficiency and environmentally sensitive
construction techniques.

4

Develop Master Plans for the Waterfront Gateway
Districts.

Land Use

Land Use

X

X

X

X

Land Use

Land Use

Rewrite the appropriate sections of the Zoning Code to
implement the changes in the Comprehensive Plan,
5 including specific criteria governing development and
redevelopment in designated Community Nodes,
Neighborhood Nodes, and Core Redeveloment Corridors.

Land Use

Revise land use protections for areas designated as
6 Community Conservation. Can be incorporated with
Zoning Code update.

Land Use

Develop a Redevelopment Plan for Chuck Dawley
7
Boulevard.

X

X

X

X

Plan and design a series of Green Gateways into the
Town.

Land Use

9

Commence integrated Comprehensive Plan and Long
Range Transportation Plan Update.

Land Use

X

X

X

X

X

High

Planning Department

Staff costs

Town Administrator;
Planning Department

Staff costs

Planning Department;
Adjacent Property
Owners;
Office of Community
Development & Tourism

Medium

TIF Funds;
General Revenues

Planning Department

Medium

General Revenues

Planning Department

Staff costs

Planning Department;
Office of Community
Development & Tourism

Medium

TIF Funds;
General Revenues

Planning Department

Medium

TE Funds

Planning Department;
Transportation
Department
Planning Department;
Office of Community
Development & Tourism

Medium

TE Funds

Charleston County
Greenbelt Funds;
American Farmland Trust

X

X

X

X

X

Land Use

8

X

Planning Department;
Mount Pleasant Land
Conservancy

X

X

X

X

X

X

X

X
X

Adopt and implement the Johnnie Dodds Boulevard
10
Master Plan.

Land Use

X

X

Continue to coordinate with Charleston County on land
11 use issues for unincorporated areas within the Town's
planning area.

Land Use

X

X

X
X

Planning Department
X

X

X

X
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ID

Project

Project Type

Project
Priority

2009

2010

2011

2012

2013

2014

Ongoing

Current Status

Responsible Entity

Estimated
Capital Cost

Estimated
Annual
Operational
Costs

Funding Sources

Housing
Continue to research workforce housing incentives such
12 as expedited permit review and density bonuses, and
monitor the effectiveness of existing incentives.

Housing

Develop accessory dwelling regulations to permit more of
13 these types of units and ensure they are constructed in a
manner consistent with surrounding development.

Housing

Revise Traditional Neighborhood Development
14 regulations. This may be done during the Zoning Code
revision.

Housing

15

Provide incentives to development community to include
universal design elements in new residential construction.

X

X

X

X

X

X

X

X

Town Administrator;
Planning Department

Staff costs

Planning Department

Staff costs

Planning Department

Medium

Planning Department;
Building Inspections
Division

Staff costs

Office of Community
Development & Tourism

Medium

Office of Community
Development & Tourism

Low/ Staff
Costs

Office of Community
Development & Tourism

Medium/ Staff
Costs

Office of Community
Development & Tourism

Staff costs

Office of Community
Development & Tourism

Staff costs

Planning Department;
Office of Community
Development & Tourism

Low/ Staff
Costs

X

X

Housing

X

X

X

X

X

Economics
16

Continue developing and implementing the Town
Tourism Plan.

Conduct a bi-annual survey of Mount Pleasant’s
17 workforce. Use data to attract professional and
management businesses to the Town.
Review and continue to develop the Town's economic
development strategy to promote a diverse economic
18
base and to expand business friendly policies. Review
and revise every 5 years.
Support 'buy local' campaigns to market the advantages
of supporting local businesses to Town residents.
19
Leverage the Farmer’s Market and Shem Creek to
promote local goods and foods.
Establish an advisory committee to study recruiting a
20 higher-education campus or satellite campus to Mount
Pleasant.
Initiate a mobile and temporary vendor permitting study.
21
Adopt regulatons as appropriate based on study.

Economic
Development

X

Economic
Development

X

Economic
Development

Economic
Development
Economic
Development
Economic
Development

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X
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Action Plan 2009‐2014
ID

Project

Project Type

Project
Priority

2009

2010

2011

2012

2013

2014

Ongoing

Current Status

Responsible Entity

Estimated
Capital Cost

Estimated
Annual
Operational
Costs

Funding Sources

Community Facilities
Develop a Memorandum of Understanding with the
Charleston County School District to coordinate new
22
school site locations, facility sharing agreements, and reuse of existing sites and buildings.

Community
Facilities

X

X

X

X

X

X

X

23

Continue to develop an annual Capital Improvements
Program with forecasts for captial costs and revenues.

Community
Facilities

X

X

X

X

X

X

X

24

Implement recommendations developed by the special
citizens' committee on level of service.

Community
Facilities

X

X

X

X

X

X

X

Continue to perform an annual review of the Hurricane
25
Action Plan.

Community
Facilities

26 Adopt and implement the Recreation Master Plan.

Community
Facilities

27

Integrate water access goals into the Recreation Master
Plan.

Redesign Mount Pleasant's website to further encourage
citizen participation and awareness of key issues facing
28
the Town, and develop a monthly electronic newsletter for
the Town of Mount Pleasant.

29

Continue to pursue and promote the annexation of
existing unincorporated areas.

Coordinate with Charleston County Recycling to track and
encourage recycling in the Town.
Develop and adopt Low Impact Design elements in the
31
stormwater management plan.

30

Community
Facilities

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

Community
Facilities

Community
Facilities
Community
Facilities
Community
Facilities

X

X

X

X

X

X

X

X

X

X

X

X

X

Town Administrator;
Planning Department;
Charleston County
School District
Administrative Services

Staff costs

All Town Departments

Staff costs

Police Department; Fire
Department; Public
Services Department

Staff costs

Recreation Department

High - $24
Million
estimated.
High

Staff costs

Planning Department;
Recreation Department
Public Information Office Low/ Staff
Costs

Annexation Committee of Staff costs
Council; MPW; Public
Services Department;
Planning Department
Public Services
Department
Public Services
Department

Staff costs

Planning Department;
Mount Pleasant Land
Conservancy

Staff costs

Planning Department

Staff costs

Planning Department;
Public Services
Department

Staff costs

Medium; Staff
Costs

Stormwater Impact Fees

Natural and Cultural Resources
Update the floodplain ordinance, subdivision ordinance
and zoning ordinance to protect undeveloped floodplain
32 from future development. Work with Mount Pleasant
Open Space Foundation to target these lands for
conservation easements.
Require waterfront developments to include provisions for
33 public access and create design and policy guidance for
water access.
34

Develop design standards for retention/detention ponds
to function as community amenities.

Natural
Resources

Natural
Resources
Natural
Resources

X

X

X

X

X

X

X
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Action Plan 2009‐2014
ID

Project

Continue to support efforts of National Park Service and
the Gullah/Geechee Cultural Heritage Corridor
35
Commission with respect to the Gullah/Geechee Cultural
Heritage Corridor.
Develop a Cultural Landscape District Plan to preserve
argicultural roots of the community. Plan should include a
trail system, an interpretive sign plan, and implementation
36
efforts to create a cohesive system; work with Office of
Community Development & Tourism to continue
promoting tourism.

Project Type

Cultural
Resources;
Land Use
Cultural
Resources;
Natural
Resources;
Land Use

Project
Priority

2009

X

2010

X

2011

2012

2013

2014

Ongoing

X

X

X

X

X

X

X

X

Current Status

Responsible Entity

Estimated
Capital Cost

Planning Department;
Mount Pleasant Open
Space Foundation

Staff costs

Planning Department;
Recreation Department;
Office of Community
Development & Tourism

Medium

Transportation
Department; Public
Services Department
Transportation
Department; Planning
Department; Recreation
Department; local
advocates

High

Estimated
Annual
Operational
Costs

Funding Sources
National Park Service

Transportation
37 Continue implementing Long Range Transportation Plan. Transportation

X

Develop a Master Pedestrian and Bicycle Plan linking
existing and planned nodes, parks and schools. Consult
38
the results of the Recreation Master Plan and the Long
Range Transportation Plan.

Transportation

X

X

X

Develop design standards for pedestrian and bicycle
facilities and block sizes within Community Nodes.

Transportation

X

X

X

X

X

X

X

X

39

Create 'complete street' design standards for new streets
and improved roadways to include bike lanes and
40 primary pedestrian street crossings. Update Long Range Transportation
Transportation Study to include roadway classification
map.
Promote the 'Park-Once' concept. Research techniques
41 such as shared parking requirements, municipal parking
decks and pedestrian-only zones.

Research the demand and cost of operating a shuttle
42
system connecting the Core Redevelopment Corridors.

Transportation

Transportation

Develop design standards for provide bus shelters and
43 other transit infrastructure in Community Nodes and Core Transportation
Redevelopment Corridors.

X

X

Medium

See Long Range
Transportation Plan for
funding sources.
TE Funds; Transportation
Impact Fees

Transportation
Staff costs
Department; Planning
Department
Transportation
Medium
Department; Planning
Department; Public
Services Department;
SCDOT
Transportation
Staff costs
Department; Planning
Department; Office of
Community Development
& Tourism

X

X

X

X

X

X

Transportation
Department

Medium

Transportation
Department; CARTA

Medium

Cost Estimate Ranges
Low - Under $50,000
Medium - Over $50,000 but below $300,000
High - Over $300,000
Acronyms
SCDOT - South Carolina Departmetn of Transportation
TIF - Tax Increment Financing Fund
TE - Transportation Enhancements Funds
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Introduction to the Community Profile
This Community Profile consists of a review of the current conditions for the Town of Mount
Pleasant and is a key element in the Town’s Comprehensive Plan. The review is organized
according to South Carolina’s planning elements and covers the following topics:
•

Population

•

Housing

•

Natural Resources

•

Cultural Resources

•

Economics

•

Community Facilities

•

Transportation

•

Land Use

•

Priority Investment

The purpose of the Community Profile is to provide a baseline inventory and analysis of the
Town’s current conditions to establish the knowledge needed to develop the rest of the
Comprehensive Plan. Planning for the future is based upon a thorough understanding of
current conditions. Much of the Community Profile was shaped by recent planning efforts
conducted by the Town of Mount Pleasant, such as the Coleman Boulevard Revitalization
Master Plan and the recently completed Long Range Transportation Plan.
The Community Profile sets the stage for the policy portions of the Comprehensive Plan by
creating a picture of the Town today, including its current challenges and opportunities. The
Community Profile is not a policy document and does not contain recommendations per se.
However, the Community Profile is also more than a mere listing of data and information. It
contains interpretation and analysis of what the data and information means for the Town and
its many stakeholders, including residents, businesses, property owners, and public agencies.
This interpretation of the most pressing issues for the Town was shaped by stakeholder
feedback provided through a number of venues, as described in detail in the Public
Involvement Strategy completed in December 2008. The Community Profile contains both an
assortment of information relevant to the Town of Mount Pleasant and interpretation regarding
what this information says about the challenges and opportunities the Town will face over the
ten year planning horizon.
The map on the following page depicts the planning area. The 2009 planning area was
extended beyond the 2003 planning area to reflect the Town’s concern about the potential
impacts of urbanization along its current rural fringe. The Town of Mount Pleasant is
concerned about its ability to control or influence the development pattern along its northern
boundary. Annexation by the adjoining communities of the City of Charleston and the Town
of Awendaw may affect the Town of Mount Pleasant’s ability to influence development
patterns along its northern boundary.
The planning area contains many areas that are not currently incorporated. Unincorporated
areas are included in the planning area to ensure continuity of land use policy between
unincorporated and incorporated areas, and likewise, between the Town of Mount Pleasant
and Charleston County. One of the goals reflected throughout this plan is the intent for
increased land use coordination with adjacent public entities.
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Population
Overview
This section of the Community Profile reviews the demographics of Mount Pleasant, including
population growth, households, age, race, education levels, and income. Currently, Mount
Pleasant is home to a higher percentage of young families and a lower percentage of seniors
than adjoining jurisdictions. Mount Pleasant can expect to transition from a period of fast
growth into a period of more moderate growth, and the greatest change in the composition of
the population is expected to be a gradual aging-in-place of the Mount Pleasant population
over time.

The McKibben Report
The Town of Mount Pleasant recently commissioned Dr. Jerome N. McKibben to forecast its
population through the year 2025. This report was published in 2007 and outlines the primary
demographic trends the Town will face over the next twenty years. Dr. McKibben’s report is
deemed a “forecast” rather than a “projection” because it examined the underlying forces that
shape demographic change and made educated determinations on how these inputs might
evolve in the future based upon this analysis.
The primary findings of the McKibben report are that the rate of the Town’s population growth
will decrease and that the average age of the population will increase. Although the Town’s
population will continue to grow, it will start to grow less rapidly and possibly even level off by
the horizon year of 2025. Although the Town will continue to see in-migration among adults
aged 30-50, this will be offset by high out-migration rates among young adults aged 18-24.
Dr. McKibben estimates that 75% of high school graduates leave the Town of Mount Pleasant
within three years. The Town’s population is also expected to see a rising median age. Aging
will result from natural aging, as well as from the high rate of out-migration among young
adults. Dr. McKibben expects an increase in the number of empty nesters who decide to
remain in the Town as they move into retirement. Over time, the report forecasts that median
age will rise from 36.6 in 2005 to 47.5 in 2025. The percent of the population over 65 is
expected to grow rapidly over the time horizon of the forecast. As a result, the population
under 19 is expected to be relatively constant over the next twenty years, whereas the over65 population is expected to roughly triple over the next twenty years.

Population Growth
Looking back to 1980 from 2005, it is clear that the Town saw rapid population growth for at
least twenty-five years. The average annual change in population was actually increasing
during this time. On a percent basis, from 1980 to 2005 population growth was 316% in
Mount Pleasant and just 14% for Charleston County. However, over the decades, the percent
growth rate has been decreasing. It should be noted that the growth of dwelling units was
capped at 3% by the Building Permit Allocation Program, which was put in place in 2001 and
suspended in 2008. This is a sign of a maturing community, where growth is finally starting to
catch up with rampant demand. The greatest struggles to keep up with rapid growth for the
Town of Mount Pleasant may now be in the past.
In comparison to Charleston County and the State of South Carolina, it is clear that Mount
Pleasant’s history of rapid growth is exceptional. For example, during the period from 20002005, Mount Pleasant grew at a rate of 4.3% annually, in comparison with just 0.5% growth in
Charleston County. The Town of Mount Pleasant’s growth may have accounted for a majority
of Charleston County’s population growth during this twenty-five year high growth period.
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Table 1: Mount Pleasant Total Population
Town of Mount Pleasant
1980
1990
2000
2005

14,209
30,108
47,609
59,104

Charleston County

South Carolina

276,712
295,039
309,969
317,770

3,121,833
3,486,703
4,012,012
4,113,961

Table 2: Average Annual Change in Population, 1980-2005
Town of Mount Pleasant
1980-1990
1990-2000
2000-2005

1,590
1,750
2,299

Charleston County

South Carolina

1,833
1,493
1,560

36,487
52,531
20,390

Table 3: Average Annual Percent Growth, 1980-2005
Town of Mount Pleasant
1980-1990
1990-2000
2000-2005
Source: Demographics for Town of
2000.

Charleston County

South Carolina

7.5%
0.6%
1.1%
4.6%
0.5%
1.4%
4.3%
0.5%
0.5%
Mount Pleasant, 2009, Town of Mount Pleasant; US Census

A population projection for the planning area was developed based upon the McKibben
report’s population forecast. It is estimated that 6% of the population of the planning area is
currently outside Town boundaries. This population projection assumes that this proportion
will remain constant, i.e. that in future years the planning area will have 6% more population
than the current Town boundaries.
This population projection shows that the Town’s population will continue to grow but at a
slower rate than in the past. Annual percent growth for the upcoming decade is estimated to
be about 1.0%, much lower than recent growth rates of 4% and higher.

Table 4: Population Projections for the Town of Mount Pleasant
Planning Area
Town of Mount Pleasant
Planning Area
1980
1990
2000
2005
2010
2015
2020

14,209
30,108
47,609
62,646
67,914
71,932
75,281

Table 5: Average Annual Change in Projected Future Population
Town of Mount
Pleasant Planning Area
1980-1990
1990-2000
2000-2005
2005-2010
2010-2015
2015-2020

1,590
1,750
3,007
1,054
803
670
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Table 6: Average Annual Percent Growth in Projected Future
Population
Town of Mount
Pleasant Planning Area
1980-1990
7.5%
1990-2000
4.6%
2000-2005
5.5%
2005-2010
1.6%
2010-2015
1.1%
2015-2020
0.9%
Source: EDAW Analysis based upon McKibben Report, 2007.
N.B.: Population figures from 2005 forward are for the Planning Area; 2000 and previous are for
the actual Town of Mount Pleasant boundaries

Household Growth and Size
Household growth usually tracks population growth, but it is also influenced by household
size. Over the period from 1990-2005, Mount Pleasant saw rapid growth in households,
similar to its rapid growth in population. In fact, households grew slightly faster than
population as average household sizes slightly decreased in the Town. Average household
size declined to 2.46 per household in 2005, down from 2.52 per household in 1990. In
comparison with Charleston County, Mount Pleasant has larger household sizes, whereas in
comparison with the State of South Carolina, Mount Pleasant has smaller household sizes.
However all geographies saw household sizes decrease in the 1990-2005 period. According
to the McKibben report, average household sizes are expected to be fairly stable over the
next twenty years.

Table 7: Mount Pleasant Household Growth
Town of Mount
Pleasant
1990
2000
2005

11,788
19,025
23,724

Charleston
County
107,069
123,326
136,818

South
Carolina
1,258,044
1,533,854
1,656,978

Table 8: Change in Average Household Size, 1990-2005
Town of Mount
Pleasant

Charleston
County

South
Carolina

1990
2.52
2.6
2.7
2000
2.47
2.4
2.5
2005
2.46
2.33
2.52
Source: Demographics for Town of Mount Pleasant, 2009, Town of Mount Pleasant; Special
Census of Mount Pleasant, South Carolina: 2005, US Census; South Carolina Statistical Abstract

Age
The most recent Census data available on Mount Pleasant at the time this report was
compiled was from 2005. Based upon this data, it is apparent that Mount Pleasant’s current
age profile is fairly comparable to Charleston County and the State of South Carolina as a
whole. There are a few minor differences. The Town of Mount Pleasant is home to a higher
proportion of young families, as is apparent from higher percentages of people in the age
ranges 25-44 and 5-9. At the same time, Mount Pleasant has a lower percentage of people in
the 15-24 year old age range, indicating that many young adults move out of the community.
Although the senior population is forecast to grow rapidly in coming years, currently the Town
of Mount Pleasant actually has a smaller proportion of seniors (10.2%) than either Charleston
County (12.2%) or the State (12.6%).
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Table 9: Age Distribution in the Town of Mount Pleasant, 2005
Age in 2005
(2006 for Charleston
County)
Under 5 years
5-9 years
10-14 years
15-19 years
20-24 years
25-34 years
35-44 years
45-54 years
55-59 years
60-64 years
65-74 years
75-84 years
85 years +
Total

Charleston
County
Percent

Town of Mount Pleasant
Number
Percent
3,976
4,264
4,086
3,481
3,168
8,892
10,250
8,816
3,550
2,592
3,115
2,118
814
59,122

6.7%
7.2%
6.9%
5.9%
5.4%
15.0%
17.3%
14.9%
6.0%
4.4%
5.3%
3.6%
1.4%
100.0%

7.2%
5.9%
6.5%
7.3%
7.6%
13.6%
13.9%
14.1%
6.3%
5.4%
6.5%
3.9%
1.8%
100.0%

Charleston
County

Town of Mount Pleasant
Under 20 years
21-64 years
Over 65 years

15,807
37,268
6,047

South
Carolina
Percent

26.7%
63.0%
10.2%

6.7%
6.4%
6.9%
7.3%
7.0%
13.2%
14.3%
14.3%
6.3%
4.9%
6.8%
4.3%
1.5%
100.0%

South
Carolina

27.0%
60.8%
12.2%

27.3%
60.0%
12.6%

Sources: Special Census of Mount Pleasant, South Carolina: 2005, US Census; South Carolina
Statistical Abstract; 2006 American Community Survey, US Census
N.B.: Orange = Higher proportion than comparison geography; Blue = Lower proportion than
comparison geography

Race and Ethnicity
The Town of Mount Pleasant has fewer minorities than either Charleston County or the State,
with over 90% of the population identifying as white. It should be noted that this count
includes only those in the official Town boundaries and does not include enclaves of
unincorporated areas within the planning area. The largest minority group in the Town of
Mount Pleasant is African-Americans, who comprise 5.5% of the population. In Charleston
County, African-Americans comprise about one-third of the population. There are also fewer
Hispanics proportionally in Mount Pleasant than in the State as a whole.

Table 10: Racial Distribution of Mount Pleasant Population, 2005
Town of Mount Pleasant
White Alone
African American Alone
Asian Alone

Charleston County

53,888
3,250
884

Other
1,082
Total
59,104
Source: South Carolina Statistical Abstract, July 1, 2005 Estimates
N.B: “Other” includes two or more races and American Indians.

South
Carolina

213,124
108,002
4,357

2,910,506
1,244,582
45,959

4,885
330,368

54,036
4,255,083

10/22/2009

COMMUNITY PROFILE - POPULATION

/

6

Comprehensive Plan 2009

Table 11: Persons of Hispanic or Latino Ethnicity in Mount Pleasant,
2005
Town of Mount Pleasant

Charleston County

Hispanic/Latino
1,179
Source: South Carolina Statistical Abstract, July 1, 2005 Estimates

South
Carolina

10,174

139,801

Educational Levels
The Town of Mount Pleasant’s population is well educated in comparison with the rest of
Charleston County and the State of South Carolina. Few adults in the Town of Mount
Pleasant have less than a high school education (about 6.0%). There is a high percentage of
adults with Bachelor’s degrees (about 34%), and a high percentage with advanced degrees
(about 19% with Masters, professional, and doctorate degrees). This highly educated
population can be an attractive resource for high technology and professional employers
seeking a skilled labor pool.

Table 12: Educational Attainment for Persons over 25, 2000 (percent)
Town of Mount
Pleasant

Charleston
County

South Carolina

Less than High School
5.9%
18.5%
23.7%
High School Graduate
33.8%
44.2%
49.2%
Associates Degree
7.7%
6.6%
6.7%
Bachelors Degree
33.7%
19.7%
13.5%
Masters Degree
11.3%
11.0%
4.8%
Professional Degree
5.3%
NA
1.4%
Doctorate Degree
2.3%
NA
0.7%
Total
100.0%
100.0%
100.0%
Source: South Carolina Statistical Abstract
N.B: Masters, Professional, and Doctoral degrees are combined for Charleston County

Income
The Town of Mount Pleasant is a solidly middle and upper middle class community with 77%
of households having incomes between $25,000 and $150,000 in 1999. The Town has a
higher proportion of high-income households and a lower proportion of low-income
households than either Charleston County or the State of South Carolina. The Town’s
median household income was 60% greater than the State’s in 1999. The Town also had a
very low poverty rate among households with just 3.2% of households with incomes below the
poverty level.
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Table 13: Distribution of Household Income for Mount Pleasant, 1999
(percent)
Town of
Mount
Pleasant

Charleston
County

South
Carolina

Less than $10,000

4.1%

12.5%

$10,000 to $14,999

2.3%

6.5%

11.8%
7.0%

$15,000 to $24,999

7.5%

13.9%

14.3%

$25,000 to $34,999

10.4%

13.6%

13.9%

$35,000 to $49,999

13.3%

15.6%

17.6%

$50,000 to $74,999

25.7%

18.1%

18.8%

$75,000 to $99,999

14.9%

8.8%

8.4%

$100,000 to $149,999

12.9%

6.6%

5.3%

$150,000 to $199,999

4.2%

1.9%

1.3%

$200,000 or more
4.8%
2.5%
1.5%
Source: Census 2000 Summary File 3, US Census
N.B.: Orange = Higher proportion than comparison geography; Blue = Lower proportion than
comparison geography

Table 14: Median Household Income for Mount Pleasant, 1999
Town of
Mount
Pleasant

Charleston
County

Dollars
61,054
Source: Census 2000 Summary File 3, US Census

37,810

South
Carolina
37,082

Household Types
The three most common household types in the Town of Mount Pleasant in 2000 were
married couple, no children households (29%); married couples with children (27%); and
single person households (25%). A majority of households in Mount Pleasant do not have
any children (67%), but Mount Pleasant has a higher percentage of married couples with
children (33%) than either Charleston County or the State of South Carolina. Mount Pleasant
also has lower percentage of single parent families (6%) than these comparison geographies.
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Table 15: Household Types for Mount Pleasant, 2005 (percent)
Household Type - Estimates/Counts
2005 (Percent)
Family households (families)
With own children under 18
years

Town of Mount
Pleasant
66.8%

Charleston
County
60.3%

South Carolina
67.7%

33.0%

25.3%

29.6%

55.9%

40.9%

48.5%

Without own children under 18
years

72.9%

84.8%

81.1%

With own children under 18
years

27.1%

15.2%

18.9%

Male householder, no wife present

NA

3.5%

4.2%

With own children under 18
years

NA

1.4%

2.0%

7.8%

15.9%

15.1%

Married-couple families

Female householder, no husband
present
With own children under 18
years
Nonfamily households
Householder living alone

4.5%

8.7%

8.8%

33.2%

39.7%

32.3%

25.1%

31.9%

27.3%

65 years and over
6.0%
8.4%
9.0%
Source: Special Census of Mount Pleasant, South Carolina: 2005, US Census; 2005-2007
American Community Survey 3-Year Estimates, US Census
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Housing
Housing Inventory
The number of housing units in the Town of Mount Pleasant has grown alongside population
growth. The fastest growth was during the period from 2000-2005 when approximately 1,200
dwelling units were added annually to the Town’s housing stock, resulting in a total of 26,524
dwelling units in 2005. In the years since 2005, the rate of new housing production has been
in decline.

Table 16: Town of Mount Pleasant Dwelling Units, 1980-2005
Dwelling Units
1980
5,283
1990
12,869
2000
20,197
2005
26,524
Source: Demographics for Town of Mount Pleasant, 2009, Town of Mount Pleasant.

The housing stock in the Town of Mount Pleasant is dominated by single family homes.
Approximately 70% of the Town’s housing stock consisted of single family units in 2005. Most
of the Town’s attached and multifamily stock consists of small complexes of less than ten
units. These housing types comprise 22% of the Town’s housing stock. The Town has few
mobile homes, reflecting the relative prosperity of the community.
Looking back at the distribution of Mount Pleasant’s housing stock in past years, it is apparent
that the percentage of multifamily units peaked in 1991 at 35%. Since that time, the
percentage of single family units has generally been increasing, up from a low of 65% of
housing stock in 1991 to 72% in 2008.

Table 17: Dwelling Units Types, 2000
Dwelling Unit
Types
1 unit, detached
1 unit, attached
2 to 4 units
5 to 9 units
10 or more units

Town of Mount Pleasant
Number
Percent
14,204
70.6%
1,411
7.0%
1,393
6.9%
1,646
8.2%
1,207
6.0%

Mobile home,
trailer, other
268
1.3%
Total
20,129
100.0%
Source: Demographics for Town of Mount Pleasant, 2009, Town of Mount Pleasant.

Table 18: Single Family vs. Multifamily in Mount Pleasant, 1970-2008
Total Dwelling
Year
Single-Family
Multi-Family
Units
%SF
1970
1,490
446
1,936
77.0%
1980
3,379
1,797
5,176
65.3%
1991
8,404
4,615
13,019
64.6%
2000
15,716
5,958
21,674
72.5%
2005
19,923
7,207
27,130
73.4%
2008
21,370
8,159
29,529
72.4%
Source: Demographics for Town of Mount Pleasant, 2009, Town of Mount Pleasant.
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Considering that over 60% of Mount Pleasant’s households do not have children, and that this
percentage is likely to rise in the future with an increasing number of empty-nester homes, a
greater variety of housing types may be suitable for Mount Pleasant’s future, especially
increased senior housing. In addition, a greater variety of housing types may facilitate the
provision of workforce housing in the community.

Housing Permits and Construction
Housing permits peaked in 1999 with over 1,700 permits issued in that year. Since then, the
number of permits issued annually has declined with just 511 permits issued in 2008.
The actual number of net new units built has been steady, with between 700 and 1,200 new
single family dwelling units added to the housing stock each year between 2001 and 2006.
Multifamily units under construction have been much more variable, with some years seeing
few units built and other years seeing 400-600 units built. Figure 2 demonstrates that
multifamily housing production has consistently been lower than single family production in
recent years.
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Housing Tenure and Occupancy
Housing tenure in the Town of Mount Pleasant is predominantly owner-occupied with 75.9%
of homes being owner-occupied in 2005. This is a higher figure than in many other urban
area communities. The high rate of owner occupancy reflects the higher than average
incomes among Town of Mount Pleasant residents. While high home ownership is generally
a community strength, providing adequate rental housing options is important for retaining
young adults in the community and for providing workforce housing options.

Table 19: Housing Tenure in Mount Pleasant, 2005
Dwelling Units
Housing Tenure

Number

Percent

Owner Occupied

17,996

75.9%

Renter Occupied

5,728

24.1%

Total
23,724
100.0%
Source: Demographics for Town of Mount Pleasant, 2009, Town of Mount Pleasant.

From 1990 to 2005, overall vacancy rates have risen, with a particularly steep rise in vacancy
for rentals and seasonal units. Rental vacancies were as high as 11.0% in 2005, in
comparison with just 2.8% in 1990. Although seasonally vacant units increased during this
time period, vacancies rose to just 2.1% in 2005. Rental vacancies peaked around the height
of the national housing market bubble.

Table 20: Vacancy Trends in Mount Pleasant, 1990-2005
Vacant

Seasonally
Vacant

Rental
Vacancy
Percent

Homeowner
Vacancy
Percent

Year

Total

1990

12,869

655

51

2.8%

2.4%

2000

20,197

1,172

157

8.7%

1.5%

2005
26,524
2,800
556
11.0%
3.2%
Source: Demographics for Town of Mount Pleasant, 2009, Town of Mount Pleasant.

Housing Prices
Housing prices in the Town of Mount Pleasant are high in comparison with other metropolitan
areas in the southeast, and high in comparison with the US average. The median home price
for the Town of Mount Pleasant was $365,000 in 2007 (Lowcountry Housing Trust).
To examine housing affordability for the Town of Mount Pleasant, the Housing Affordability
Index was employed as developed by the National Association of Realtors. The Housing
Affordability Index compares median incomes with the income necessary to afford a mortgage
payment on a median-priced home in the area. Even with Mount Pleasant’s higher than
average household incomes, the Town scores below average in housing affordability, both in
comparison with the US as a whole and with the southeastern US region.
A higher Housing Affordability Index suggests a greater degree of affordability. Mount
Pleasant’s Housing Affordability Index was 91.0 in 2006, whereas a Housing Affordability
Index of 100 suggests that the average household can afford a median-priced home in the
area.
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Table 21: Housing Prices and Affordability for Owner-Occupied Homes
in Mount Pleasant, 2006
Average Home Price

$405,607

Median Home Price

$319,000

Mortgage Rate

6.58%

Qualifying Income

$78,820

Median Household Income

$71,721

Housing Affordability Index
91.0
Housing Affordability Index
(Nation)
105.7
Housing Affordability Index
(South)
127.6
Source: 2008 National Association of REALTORS

Rents in Mount Pleasant are more affordable than for-sale housing prices, with the median
monthly rent in 2000 being $838. According to the report, “Housing in the Charleston Region”
by the Charleston Chamber of Commerce and the Lowcountry Housing Trust, the average
monthly rent for Mount Pleasant zip codes was $933 for zip code 29464 and $1002 for zip
code 29466 in 2006.

Table 22: Rents for Renter-Occupied Homes in Mount Pleasant, 2000
Rent

Number

less than $200

47

$200 to $299

6

$300 to $499

284

$500 to $749

1,324

$750 to $999

1,720

$1,000 or more

1,349

Median Value
Source: US Census 2000.

$838

Housing Policy and Barriers to Affordable Housing
South Carolina state law mandates that the Comprehensive Plan review barriers to affordable
housing, with a particular focus on possible regulatory barriers to affordable housing.

Regulatory Constraints on the Production of Affordable Housing
The Town of Mount Pleasant is typical of most communities in that its regulatory processes
may pose some constraint on the production of affordable housing. Major regulatory
constraints include:
•

A lack of land that is designated for denser housing types

•

A lengthy development review process

•

Impact fees applied by the Town of Mount Pleasant and Mount Pleasant Waterworks

•

Standard zoning massing requirements, including minimum lot size, minimum setback,
and maximum height requirements

As the table below shows, only 6% of residential land is currently designated for higher
density housing types, in comparison with 70% of land which is designated for low density
housing.
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Table 23: Recommended Land Use by Acreage and Percent, 2003
Land Use Categories
Residential
Low Density Residential
Medium Density Residential
High Density Residential
Agricultural Residential

9,588
722
784

Percent of
Subcategory

34.9%
2.6%
2.9%

70.2%
5.3%
5.7%
18.7%

2,556

9.3%

13,650

49.7%

Urban Conservation
Rural Conservation
Natural/Undisturbed

1,722
3,825
316

6.3%
13.9%
1.2%

18.8%
41.7%
3.4%

Open Space & Recreation

3,318

12.1%

36.1%

9,181

33.5%

1,740
1,921
302

6.3%
7.0%
1.1%

37.7%
41.7%
6.5%

649

2.4%

14.1%

4,612

16.8%

Subtotal
Conservation

Subtotal
Economic Areas
Commercial
Business/Light Industrial
Economic Development
Existing Public & Institutional
Subtotal

Percent of
Total

Total

Total
27,443
Source: Town of Mount Pleasant Comprehensive Plan, 2003.

100%

Impact fees are important in that they help to finance critical infrastructure which helps the
Town to efficiently and effectively function. They are also a mechanism for ensuring that new
development pays its fair share of infrastructure costs. At the same time, impact fees do add
to the costs of development and may affect the supply of affordable housing in the
community.
The development review process in the Town of Mount Pleasant can require the following
steps: amendments to the Comprehensive Plan; impact analyses; rezonings with hearings
before the Planning Commission; preliminary plat review with the Planning Commission; and
the issuance of final plats. While all of these steps in the development review process exist
for important reasons, with several required by the state of South Carolina, taken as a whole
this process can make housing development lengthier and more expensive.
Standard massing requirements found in zoning codes ensure a consistency of form, scale,
and massing in residential areas. These massing requirements enhance quality of life in
residential areas by ensuring similar yard sizes and access to light and air. At the same time,
massing requirements can reduce the amount of land available for development and limit the
number of configurations for new housing development. This can unintentionally drive up
housing prices and make the development process more expensive.

Workforce Housing Ordinance (PD-WFH)
The Town’s new Workforce Housing Ordinance (PD-WFH) is intended to encourage the
development of affordable workforce housing. The preamble to the ordinance points out the
connections between the availability of workforce housing and reduced traffic congestion,
greater community identity, and increased economic development.
The ordinance
encourages planned developments with a variety of housing types and a mix of uses. At least
30% of housing units must be affordable, which means that for-sale units are affordable for
households earning up to 120% of the Charleston-North Charleston-Summerville Metropolitan
Statistical Area’s median income, and rental units are affordable for households making up to
80% of the area median income. The ordinance requires that workforce units are largely
similar in materials and design to market rate units and encourages that different housing unit
types are integrated throughout the development. These provisions ensure that any
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workforce housing units are integrated into the broader community. This new Workforce
Housing Ordinance is solidly grounded in proven principals of mixed income development.
Currently, the primary concern with respect to the Workforce Housing Planned Development
ordinance is that it is not clear which locations are suitable for its application. Also, as a
planned development section of the Zoning Code, a development must go through the
rezoning process to apply the PD-WFH zoning designation to a particular property. The need
for a rezoning may add time and expense. Also, nearby residents may oppose and prevent
the rezoning of properties to the PD-WFH designation. Therefore, even though the Workforce
Housing Planned Development ordinance provides for a great deal of flexibility, additional
changes in regulatory and administrative policies may be necessary to facilitate its
implementation.

Workforce Housing Advisory Committee
A Workforce Housing Advisory Committee has been working on the issue of affordable
housing for the Town of Mount Pleasant since 2006. Their mission statement is as follows:
The Workforce Housing Advisory Committee will provide recommendations and
suggest strategies for the promotion and development of safe, decent, and affordable
housing for workers who reside and/or are employed in the Town of Mount Pleasant.
The Workforce Housing Advisory Committee has also developed a list of goals and potential
policies for promoting workforce housing in the Town. These goals include:
•

Creating regulatory incentives and/or relaxing regulations for workforce housing

•

Changing the zoning ordinance to encourage workforce housing

•

Identifying funding opportunities to subsidize workforce housing

One of the results of the ongoing work of this committee is the recently adopted Workforce
Housing Planned Development ordinance.

Housing in the Charleston, SC Region Report (2007)
This report, co-sponsored by the Charleston Metro Chamber of Commerce and the
Lowcountry Housing Trust, makes the case for increased attention to affordable housing in
the Charleston region. The report reviews demographic trends, workforce trends, and
housing trends and how these have increased the need for affordable housing in recent
years. The report also discusses a variety of the policy implications of a lack of affordable
housing, including increased traffic congestion, difficulty recruiting and retaining workforce,
and financial strain on working families.
The report concludes with a number of
recommendations for public, non-profit, and private sectors to help address the affordable
housing issue in the Charleston region.
Regionally, the primary challenge in the Charleston area is that housing prices have escalated
much faster than household incomes. The Charleston area has seen strong employment
growth in recent years, and this growth is expected to continue in coming years. As a result,
many employees find themselves in a situation where they “drive till they qualify” – choosing
to live in locations long distances from where they work. This results in increased traffic
congestion and a decreased sense of community for those who work far from where they live.
For Mount Pleasant, the issues are much the same as in the rest of the region. Mount
Pleasant has some of the most expensive housing in the region and so housing affordability is
an even more serious issue for the Town than it is elsewhere in the region. Also, Mount
Pleasant has been one of the top job growth areas in the Charleston region in recent years;
however the wages of many of those Mount Pleasant jobs would not pay for typical Mount
Pleasant housing, resulting in long commutes for many who work in the Town.
The report concludes with a series of policy recommendations for various local, regional, and
private sector entities. There is a call for a regional approach to affordable housing, with both
demand side and supply side strategies. Demand side strategies include increased subsidies
for affordable housing through tools such as housing trust funds. Housing trust funds are
distinct funds or revenues set aside by local or state governments to support the production
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and preservation of the affordable housing supply. Supply side strategies include increased
production of affordable housing through approaches such as regulatory flexibility. For local
governments, the report suggests such approaches as developing local housing trust funds,
incorporating affordable housing goals in Comprehensive Plans, varying impact fees based
on the type and location of housing, adopting density bonuses, expediting permitting
processes, and broadening the flexibility of various zoning code provisions.
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Natural Resources
Coastal Resources
Water Quality
The South Carolina Department of Health and Environmental Control (DHEC) Bureau of
Water and Bureau of Environmental Services ensures that the water in South Carolina is safe
for drinking and recreation, and that it is suitable to support and maintain aquatic flora and
fauna. Water quality data are used to describe the condition of a water body, to help
understand why that condition exists, and to provide some clues as to how it may be
improved. Water quality indicators include physical, chemical, and biological measurements.
DHEC has published Water Classifications and Standards (SC Code of Regulations 61-68)
that define the water quality standards. DHEC recently amended its regulations to strengthen
and improve standards to meet federal maximum limits and the Clean Water Act standards.
The Town of Mount Pleasant is located in the Santee River/ Cooper River/ Ashley River
Basin, and the Charleston Harbor Estuary sub-basin. DHEC published its most recent
Watershed Water Quality Assessment for this basin in December 2005. The vast majority of
classified waterways in the Mount Pleasant area are considered Shellfish Harvesting Waters
(SFH). This designation indicates that the quality of the waters should be appropriate for
recreational uses, crabbing, fishing, and shellfish harvesting. Exceptions to this are portions of
the Wando River north of its confluence with the Cooper River, Charleston Harbor, Shem
Creek and the Intracoastal Waterway between the Harbor and the Ben Sawyer Bridge, which
are not suitable for the harvesting of clams, mussels, or oysters for human consumption. The
Assessment found that an adequate oxygen balance for plant and aquatic life has not been
achieved for many water bodies.
Regular monitoring of the surrounding natural water bodies’ water quality is an important part
of maintaining and achieving a high level of water quality.

Watershed Quality and Stormwater
The Town of Mount Pleasant has local authority and responsibility to ensure that water quality
is maintained to State standards. The activities of the Stormwater Management Division of
the Public Services Department are discussed in the Community Facilities chapter of this
report.
Stormwater runoff is unfiltered water that reaches streams, lakes, sounds, and oceans by
means of flowing across various surfaces. These surfaces include roads, parking lots,
driveways, and roofs. Stormwater runoff from construction or industrial activities can have a
significant impact on water quality. As stormwater flows over these sites, it picks up pollutants
that can affect water quality, like sediment, debris, and chemicals. Polluted stormwater runoff
can lower water quality, and harm or kill fish and other wildlife. Sedimentation can destroy
aquatic habitat and high volumes of runoff can cause stream bank erosion. Regulating
stormwater runoff through measures such as the Town’s Stormwater Management and Water
Quality Ordinance, adopted in 2007, is a key step to maintaining and improving water quality.

Soil Types: Prime Agricultural and Forest Lands
Soil types in the Mount Pleasant area were classified by the U.S. Department of Agriculture’s
Soil Conservation Service in the “Soil Survey: Charleston County South Carolina” issued in
March 1971. This survey identifies a number of soil types considered to be soils of statewide
importance in the Mount Pleasant area. Hockley loamy find sand is the only soil type
considered to be “prime farmland” in the Mount Pleasant Planning Area. It is scattered in
pockets throughout the area, and not concentrated in any particular part of the Town. (Source:
Soil Conservation Service, 1971)
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Property Elevation and Slope Characteristics
The Mount Pleasant area is typical of the South Carolina Coastal Zone in that it is mostly flat
with small grade changes. The elevation of the area gradually slopes up from six feet mean
sea level near the area’s marshes to between 25 and 30 feet mean sea level at several
locations throughout the Town, mostly along the Highway 17 corridor.
Because of its proximity to the coast, much of Mount Pleasant lies within the 100 year flood
plain. Properties in this flood hazard area are prone to flooding during heavy rains and during
the storm surge associated with tropical storms. Properties near the area’s waterways and
along the Highway 41 corridor fall within the 100-Year Floodplain, defined as Flood Zone “A”
or “V” by the Federal Emergency Management Agency (FEMA). Zones A and V are the flood
insurance rate zone that corresponds to the 1-percent annual chance of flooding as
determined in FEMA’s Flood Insurance Study by approximate methods of analysis. V Zones
are coastal areas with a one percent annual chance of flooding and an additional hazard
associated with storm waves.

Plant and Animal Habitats
Natural Habitats
The number and geographic extent of plant and animal species is directly related to the
quality of their habitats. These natural habitat areas can be impacted by natural disasters,
climate change, and human activities such as agriculture, forestry, and urban expansion.
South Carolina is composed of thirty-six geographic ecoregions, whose boundaries roughly
parallel the northeast/southwest Atlantic coastline. The lowest part of the state, including the
area around Mount Pleasant, is in the Coastal Zone. The coastline contains many salt
marshes, coastal lagoons, swampy lowlands and estuaries, as well as natural ports such as
Charleston. Once covered by a variety of forest communities such as longleaf pine, slash
pine, southern magnolia, white oak, and laurel oak, the land is currently mostly covered with
slash and loblolly pine. (Source: U.S. Environmental Protection Agency)
The Sea Islands/Coastal Marsh region contains the lowest elevations in South Carolina and is
a highly dynamic environment affected by ocean wave, wind, and river action. Mostly sandy
soils are found on the barrier islands, while organic and clayey soils often occur in the
freshwater, brackish, and salt marshes. Maritime forests of live oak, red cedar, slash pine,
and cabbage palmetto grow on parts of the sea islands, and various species of cordgrass,
saltgrass, and rushes are dominant in the marshes. The coastal marshes are important
nursery areas for fish, crab, shrimp, and other marine species.
The second ecoregion inland is the Coastal Plains, also known as the Lowcountry, and the
northeast portions of Mount Pleasant fall in this region. The Lowcountry is nearly flat and
composed entirely of recent sediments such as sand, silt, and clay. Areas with better drainage
make excellent farmland, though some land is swampy.

Endangered Species
There are over 100 species of plants and animals considered to be exemplary, rare,
threatened or endangered in Charleston County. Data on endangered species is rarely
available on a site-specific level unless studies have been conducted, so the Charleston
County list of endangered species is the most relevant data source for Mount Pleasant. Many
of these can be expected to exist in the Coastal Plain. Near Mount Pleasant, the only known
location identified as being associated with an endangered species is the Buzzard Island
Heritage Preserve site. This site is known to be a roosting site for the endangered wood
stork. There are a wide variety of rare, threatened, and endangered species inventoried in
Charleston County as of January 2006 by the South Carolina Department of Natural
Resources.
Specified federally endangered or threatened species found in Charleston County include:
Federally Endangered or Threatened Animals
•

Shortnose Sturgeon

•

Loggerhead Turtle

Wood Stork
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•

Flatwoods Salamander

•

Red-Cockaded Woodpecker

•

Bald Eagle

Federally Endangered or Threatened Plants
•

Seabeach Amaranth

•

Canby's Dropwort

•

American Chaffseed

Protected Lands
There are several protected properties that provide natural habitat, open space, and passive
recreation amenities for residents of the Mount Pleasant and broader East Cooper areas.
These properties are protected either by public ownership, conservation easement, or other
methods to preserve the land.
The Mount Pleasant Land Conservancy accepts and manages public donations of funds and
open space. Charleston County Park and Recreation Commission also manages Greenbelt
funds from the Half Cent Sales Tax Revenue. The maximum total funds that can be collected
from the Half Cent Sales Tax and spent on Greenbelt projects over the next twenty-five years
is over $221 million. The Comprehensive Greenbelt Plan adopted by the County in 2005
allows 30% of total funding to be spent within urban areas, as Mount Pleasant is categorized.
In 2007, the most recent data available, over $270,000 was spent on protecting fifteen acres
on Grey Marsh Road, Oliver Brown Road in the unincorporated Phillips community, and in the
unincorporated community of Snowden.
The Town of Mount Pleasant is also home to the Buzzard’s Island Heritage Preserve,
managed by the South Carolina Department of Natural Resources. This preserve, which is
not open to the public, contains a shell ring that is an archeological resource reflecting the
lives of early coastal dwellers in South Carolina. It is one of only twenty such rings in the
State that date between 4,500 and 3,000 B.C.
Mount Pleasant residents are fortunate to have regional and national-scale wildlife preserves
within a short distance. The Francis Marion National Forest is located just outside the current
Town boundaries to the northeast. These protected lands encompass more than 629,000
acres managed by the U.S. Department of Agriculture Forest Service for multiple uses
including watershed protection, timber, wildlife and fish habitats, and recreation.
The Cape Romain National Wildlife Refuge is also located to the northeast of Mount Pleasant
along the Intracoastal Waterway. This refuge is a 64,000-acre barrier island and salt marsh
habitat that extends twenty-two miles along the Atlantic coast. It is the largest nesting rookery
for loggerhead sea turtles outside of Florida, and is home to many endangered species,
including the American alligator, bald eagle, glossy ibis, osprey, peregrine falcon, and wood
stork. On nearby Bulls Island, efforts are being made to assist in the recovery of the red wolf
population.
The Capers Island Heritage Preserve, managed by the South Carolina Department of Natural
Resources, is an undeveloped barrier island located east of Mount Pleasant between Dewees
Island and the Cape Romain National Wildlife Refuge. The island’s landscape includes 850
acres of maritime uplands, 214 acres of front beach, 1,090 acres of salt marsh and over 100
acres of salt water ponds. The preserve helps to protect habitat for a variety of animal, bird,
and sea wildlife, including endangered species such as loggerhead sea turtles and prized
local shellfish such as oysters, shrimp, hard clams, and crabs.
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Cultural Resources
Historic Buildings and Structures
For the most part, historic structures and archeological sites remain the same from planning
period to planning period. Occasionally, old historic structures may be lost and new
structures added to the official state or national lists of historic properties. The following
historic buildings and their descriptions are transcribed from the 1999 Comprehensive Plan:

Historic Homes and Plantations
Boone Hall Plantation (Unincorporated Area): Nineteenth century plantation site which is now
an area tourist attraction. While the main house was built in the 1930s, the plantation’s brick
slave cabins remain intact and form one of the state’s largest and oldest slave ‘streets.’
Charles Pinckney National Historic Site: Eighteenth century plantation which was home to
Charles Pinckney, President of the Continental Congress and framer of the United States
Constitution.
Hibben House: Built by Jacob Motte as the principal structure on the plantation “Mount
Pleasant” in 1753. The original house burned in 1774 and was rebuilt in 1775. The structure
was enlarged circa 1850 with the addition of a large portico. The plantation was subdivided
into the village of Mount Pleasant from which the Town derives its name. In 1781, Colonel
William Moultrie was quartered here after the British captured Charleston.

Historic Civic Buildings and Structures
Darby Building: Berkeley County Courthouse from 1884 to 1895 when Mount Pleasant was
the County seat of Berkeley County. This site was used as the Mount Pleasant Town Hall
until Hurricane Hugo struck in 1989. Since that time, it has been used by the Mount Pleasant
Recreation Department for fine arts programs.
Alhambra Hall: Originally part of the public grounds of HIlliardsville and known for its canopy
of live oaks, this site remains a public park. Alhambra Hall was first constructed in 1847 and
the current building was erected in 1937. Events such as the Blessing of the Fleet are held
here annually and the building is maintained for social events.
Pickett Bridge Recreation Area: The Pitt Street Bridge was built circa 1898 as a trolley bridge
which carried passengers from the ferry docks of Mount Pleasant to the resorts of Sullivan’s
Island and the Isle of Palms. Improved to accommodate auto traffic, the bridge was replaced
in the 1950s by the Ben Sawyer Bridge. Today the bridge serves as a linear park, boardwalk,
and fishing pier.

Historic Churches
Christ Church: This parish church was built as the principal seat of ecclesiastical and political
power in Christ Church Parish (1706) during the Anglican domination of colonial religion and
politics.
Mount Pleasant Presbyterian Church: The original church was built in 1827 as a chapel to
Old Wappetaw Church and still stands at 226 Bennett Street but now serves as a private
residence. The church erected its current sanctuary at the corner of Hibben and Church
Streets in 1847. The congregation is the oldest in the Town.
Old Hibben Methodist Episcopal Church (Seventh Day Adventist): The church at the corner
of Hibben and Bennett Streets was built in 1901 to serve the Hibben Methodist Episcopal
congregation. In 2007, the church and adjacent building were converted into a private
residence.
St. Andrew’s Episcopal Church: Established as a Chapel of Ease in 1833, the current chapel
dates from 1857 with an adjoining sanctuary completed in 1995. In 1954, the chapel received
full parish status.
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St. Paul’s Lutheran Church: The old sanctuary was erected in 1884 under the dedication of
ten German families living in the village and meeting at the Presbyterian Church.
th
Friendship A.M.E. Church: The congregation was established during the early 19 century
and is one of the oldest in the Town. The current sanctuary was built circa 1890 of balloonframing construction. The siding was replaced at a later date with brick veneer with the
exception of the steeple. After being damaged by Hurricane Hugo, the steeple was restored
to its original appearance in 1997.

Historic Cemeteries
There are numerous old cemeteries located throughout Mount Pleasant. Many were
associated with plantations or families, while others, like the Confederate Cemetery in the Old
Village, were associated with a particular period in the Town’s history. Some of these sites
have been identified and protected, but many other smaller family plots have yet to be
formally identified. Several of the cemeteries are:
Confederate Cemetery: Confederate Cemetery was established by Town Ordinance in 1854
as a public burying ground. A rare monument to the soldiers of the War of 1812 is located
here.
Ocean Grove Cemetery: Ocean Grove Cemetery was established by Town Ordinance in
1883 as a public burying ground. In 1889, the Lutheran Church purchased a portion of the
cemetery.
Lucas Family Cemetery: The Lucas Family Cemetery is an excellent example of nineteenth
century family burying grounds. Established in 1825, the earliest marked grave dates from
1826; eleven marked graves remain. The Lucas family established tidal rice mills along Shem
Creek and also established Lucasville, one of the original four villages which later formed the
Town of Mount Pleasant.
Other Cemeteries:
•

Christ Church Cemetery

•

Hobcaw Plantation Cemetery

•

Oakland Plantation Cemetery

•

Cooks Old Field Cemetery (Hamlin Family)

•

William Hamlin Family Cemetery

•

Palmetto Grove Cemetery

•

Myrtle Grove (Venning Cemetery)

•

Pritchard Cemetery (Hobcaw Point)

Historic Sites
Palmetto Fort: The easternmost terminus of a Civil War era fortification line that once
extended north to Horlbeck Creek, though it currently ends near Christ Church on Highway 17
North. This fortification was the northernmost line of Confederate defenses of Charleston and
was constructed circa 1863. The fortification line is listed on the National Register of Historic
Places as part of a multiple resource noncontiguous district.

Archaeological Sites
Mount Pleasant has a variety of archeological sites, mostly dating from the colonial and
antebellum periods. Most of the descriptions of archaeological sites are transcribed from the
1999 Comprehensive Plan.
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Prehistoric Sites
Buzzard Island Heritage Preserve: This site contains a shell ring, or a preserved waste area
(midden) from a settlement from the Late Archaic Period, about 3,000 to 5,000 years ago.
Shell rings contain the accumulated waste of a prehistoric settlement, including large volumes
of shells discarded after their contained shellfish was eaten as food, small amounts of food
remains, and various discarded or lost artifacts. Because the accumulation of shells
preserves the waste from decomposition, shell rings are a valuable source of archeological
information that allow scientists to reconstruct the human activities of this earlier generation of
native inhabitants.

Colonial/Early Federal Sites
Pritchard’s Shipyard (Hobcaw Point): Colonial shipyard dating from 1681. The shipyard was
one of the most prolific and enduring in Charleston. Of great interest is the use of this
shipyard by the South Carolina Navy during the Revolutionary War.
John Whitesides’ Plantation (Seaside Farms): Small plantation located at Seaside Farms.
Typical of Christ Church Parish plantations – small, primarily subsistence farms – which did
not yield the wealth of cash crops typical of other Lowcountry areas.
Charles Pinckney National Historic Site (Snee Farm): An eighteenth century plantation site,
Snee Farm, home of Charles Pinckney, President of the Continental Congress and framer of
the United States Constitution.
Long Point Plantation (Belle Hall Subdivision): Successful large scale plantation operation
typical of Wando River plantations which were not noted for cash crop cultivation but a variety
of crops and subsistence farming. Seat of the Venning family for over 100 years.
Egypt Plantation (Belle Hall Elementary School): Another Wando River plantation dating from
1677. Little information has been discovered, but the plantation was probably used for cotton
and foodstuffs cultivation.
Christ Church Parsonage (Dunes West): A 116-acre tract purchased in the 1730s to serve as
a parsonage for the newly created Christ Church Parish (1706). Poverty of the area posed
problems in retaining clergy for the parish.
Old Settlement Site (Dunes West): Mid- to late-eighteenth century site of Euro-American or
African-American habitation. Also noted for Middle Woodland habitation of Native Americans
with waddle and daub hut remnants and shell rings.
Starve Gut Hall (Dunes West): An eighteenth century brickyard site and antebellum
plantation that extended from Wagner Creek to the Wando River. The site is noted for the
prehistoric Wagner Creek site, the antebellum Starve Gut Hall, and the post-bellum Hopton
cabins.
Four Men’s Ramble (Dunes West): The name derives from the property’s ownership by a
conglomerate of four prominent Lowcountry men who developed the property in the early
eighteenth century. Five archeological sites are situated on the tract: the prehistoric
Wagner’s Point and Dam sites; colonial period Magnolia site; Lexington brickyard; and Wando
Plantation.
Thomas Lynch’s Plantation (River Towne Subdivision): Primary plantation of one of the
state’s most prominent eighteenth century families and indigo planters.
River Tract: Early eighteenth century Huguenot plantation site noted for its extensive yield of
artifacts from wealthy planters to rare Colonoware forms (slave-made pottery).

Antebellum Sites
Milton’s Ferry (Patriot’s Point): Nineteenth century (1821) ferry site located on present day
Patriot’s Point. Owned by William Matthews, Milton’s Ferry is probably a corruption of this
name. Milton’s Ferry was the shortest ferry route from East Cooper to the City of Charleston.
Remley Plantation/Scanlonville (Remley’s Point). African American burial ground site dating
from 1840-1870. Remains of slaves were studied to yield a histiography and anthropological
study of slavery and its impact on African-Americans.
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Underwater Sites
Colonial/Early Federal Period: Hobcaw Creek Plantation Vessel (1780-1850); H.M.S Acteon;
H.M.S. Thetis; Aolius; Friendship; Jamaica; Lord North
Civil War Era Blockade Runners: Georgianna; Mary Bowers; Minho; Stono; Constance

Commercial Districts
Previous Comprehensive Plans identified several commercial and residential districts that
have unique and cherished value to the community. During the planning process, the
community was asked to affirm these districts and identify others that may have been
previously overlooked.

Coleman Boulevard
Coleman Boulevard is a 2.5 mile commercial corridor near the historic core of Mount Pleasant
that is considered to be Mount Pleasant’s main street or downtown. A revitalization master
plan was completed for Coleman Boulevard in February 2008 that focused on mixed use
redevelopment, increased pedestrian orientation, pocket parks, and maintaining the eclectic
nature of the area. Coleman Boulevard also links two of the Town’s cultural resources, the
historic district and Shem Creek. Building heights and setbacks are governed by a special
Coleman Boulevard-Ben Sawyer Boulevard Overlay District, which also addresses urban
design issues such as the relationship of the building to the street and the streetscape design.
Specific sites have been identified for redevelopment opportunities and for pocket parks to
enhance the corridor.

Shem Creek
Shem Creek is a special natural, historic, and visual asset for the Mount Pleasant community.
It is one of the few areas where a natural water body – Shem Creek – comes into close
contact with the everyday commercial, industrial, and tourist-oriented activities of the Town.
Shem Creek has long been the home to the shrimping industry in Mount Pleasant, although
the shrimping industry has been in decline in recent years due to overseas competition.
There is a strong sentiment in the Town that the traditional shrimping fleet should be
supported and maintained in the Shem Creek area if possible. Also, Shem Creek has
become a destination for tourists and locals, who enjoy the series of restaurants fronting the
creek. These restaurants and their patrons benefit from the distinctive atmosphere provided
by the Creek and the boardwalks and boats located along the Creek. Shem Creek is among
the most distinctive destinations within the Town of Mount Pleasant.
The character of Shem Creek is eclectic, mixed use, and small scale. While there is a variety
of industrial and commercial activity, there are no large scale activities or buildings that
dominate the character. Public access is currently limited, but a new public park along Shem
Creek is under design. It will provide public access to approximately 1,000 feet of pier along
Shem Creek.

Pitt Street
Pitt Street is a one-block long commercial district located in the heart of the Old Village area
of Mount Pleasant. The commercial district is inhabited by small scale commercial tenants
such as restaurants, a pharmacy, and boutiques. The Pitt Street commercial district
demonstrates how commercial development can be compatible with a residential district when
it is of the appropriate size and scale.

Residential Districts
The following is a list of residential districts with distinct historic or cultural values located
within Mount Pleasant:

Old Mount Pleasant
Settlement in the Mount Pleasant area originally occurred in four villages located on lands
near Charleston Harbor: Hilliardsville to the east, Greenwich and Mount Pleasant in the
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center, and Lucasville along Shem Creek. These original four hamlets later combined to form
the Town of Mount Pleasant. This area was bounded on the northwest by Shem Creek; and
on the northeast by Simmons Street as far as McCants Drive, and by Royall Avenue from
McCants Drive to the Waterway; and on the south by the marshes and Charleston Harbor.
Within this area lies the Town’s designated Historic District.

Historic District
The Town Conservation-Historic District is a 37-block area between Whilden/Royall Avenue
and Charleston Harbor. Within the Conservation-Historic District is a thirty-block National
Register Historic District (1973) west of McCants Drive. There are approximately 155
buildings constructed before 1940 in the district. Eighty-two homes have been built in the
district since 1985. The National Register district contains 274 buildings with 126 pre-dating
1940. The oldest building in the district is the Hibben House, which was the principal
residence of Mount Pleasant Plantation, from which the Town derives its name. Within the
district, the small commercial block along Pitt Street remains.

Agricultural Residential Communities
Located throughout the planning area, agricultural residential communities are long-standing
rural residential communities of primarily African-American residents. Many of these
communities date back to the end of the Civil War when a few black freedmen were able to
establish homesteads. Since that time, descendants of these freedmen have put down deep
roots, keeping many generations of family in close proximity in a network of informal
compounds. Land use patterns in these communities are oriented towards multi-generational
complexes of owner occupied homes and some shared communal spaces. The primary
agricultural residential communities in the study area include: Phillips, Four Mile, Six Mile,
Seven Mile, Ten Mile, Hamlin, Hamlin Beach, Scanlonville, Green Hill, and Snowden.
Mount Pleasant’s agricultural residential communities face a number of competing desires
and pressures, both internal and external. Externally, they are pressured by rising land
values and the desire of developers to purchase and develop land. Internally, there is a
desire to preserve a long held way of life that emphasizes family, but also a desire to improve
quality of life with basic land improvements such as drainage and access improvements.
The Six Mile, Seven Mile, Hamlin, and Hamlin Beach communities participated in a task force,
convened in order to coordinate land use policy between the Town of Mount Pleasant and
Charleston County. Recognizing that these areas are affected by development along US 17,
as well as the extension of Hungryneck Boulevard, the task force also discussed ways to
preserve the integrity of historic African American communities in the US 17 corridor area
while achieving greater traffic relief along US 17. Members of the task force identified a need
for public improvements, such as drainage improvements and sidewalks. The task force
assembled a series of recommendations to protect these communities while also promoting
alternate transportation routes to US 17, including limiting zoning to low density in most of the
project area, preserving the sweetgrass basket areas along US 17, and creating pedestrian
crosswalks at all new intersections in the project area.
The agricultural residential communities of Mount Pleasant are valued as a distinct pattern of
residential settlement with deep cultural and historic links. Protecting these communities from
incompatible and inappropriate development will continue to be a challenge in the future.

Unique Resources
Sweetgrass Basket Stands
The art of making sweetgrass baskets is a cultural resource closely associated with the
African American community and Mount Pleasant in general. The workmanship and design of
the baskets find their origins in African art traditions. To this day, the design of sweetgrass
baskets is highly prized, both within the local African-American community and nationwide. A
local sweetgrass basket maker, Mary Jackson, was awarded the 2008 MacArthur Fellowship
for her work.
Development along the US 17 corridor has threatened many of the traditional locations for
selling sweetgrass baskets in the Town of Mount Pleasant. The Sweetgrass Basket Overlay
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District was adopted in 2007 in part to protect the sweetgrass basket-making culture by
allowing their sale through traditional roadside stands. This district, located in the center
portion of the Town of Mount Pleasant, protects the location for the purpose of selling
sweetgrass baskets while limiting the size and location of any commercial development so as
to prevent displacement of existing sweetgrass basket sales locations.

Patriots Point Complex
The Patriots Point Naval and Maritime Museum serves as a concrete link to the history of the
US Navy and those who served their country through the Navy. The centerpiece of the
museum is the USS Yorktown, also known as “the Fighting Lady,” an aircraft carrier over 800
feet long that served through World War II and in Vietnam before being decommissioned in
1970. The Naval and Maritime Museum has a number of other vessels on display including
the USS Laffey, the USS Ingraham, and the USS Clamagore. On the deck of the USS
Yorktown, visitors can view a variety of retired military aircraft. Tours and special programs
for youth are available. Other exhibits associated with the museum include the Congressional
Medal of Honor Museum and the Cold War Memorial.
Patriots Point is managed by the Patriots Point Development Authority. In addition to the
museum, there are several other related amenities including a College of Charleston
recreational complex and a golf course. The Patriots Point Nature Trail is a recreational trail
built in partnership with the Town of Mount Pleasant. A privately managed hotel and marina
is also located on the point. Tours to the Fort Sumter National Monument are available from
the Museum.

10/22/2009

COMMUNITY PROFILE - CULTURAL RESOURCES

/

27

F

"
"

Site
Boone Hall Plantation
Christ Church Parish
Charles Pinckney Site
USS Yorktown
Darby Building
Alhambra Hall
Pitt Street Bridge
Hibben House
Mt. Pleasant Presbyterian
Old Hibben Methodist Episcopal
St. Andrews Episcopal Church
St. Paul's Lutheran Church
Frienship A.M. E.

1

Lo
n

g

P oin

"
3

t R o ad

Wan
do
Welc
Term h
inal

US

17

"

ipp
Wh
oad

ck

le R

Ro

ad

d
Blv

Hungry

rry R
is Fe
h
t
a
M

ne

Rif

e
ang

US 1 7
A r th
u
Rave r
ne
Bridg l
e

an

al m
sC

Patri
ot
Poin s
t

em

k
uc
h
C

k

"
"
" "
""
"
10

8

y
le

vd
Bl

or

Sh

Cr e e

w
Da

ect
onn

4

Bo
wm

Blv
d

of P

"

Isle

Cole man

9

11

13

B en S

5

awye

12

r Blvd

"
6

Legend

"
7

"
2,000

1,000

0

Historical Sites

2,000 Feet

Town of Mount Pleasant
Historical Sites

2

le R
o ad

ID
1
2
3
4
5
6
7
8
9
10
11
12
13

Site
Milton's Ferry
Remley Plantation
Pritchards Shipyard
John Whitesides Plantation
Charles Pinckney National Historic Site
Long Point Plantation
Egypt Plantation
Christ Church Parsonage
Old Settlement Site
Starve Gut Hall
Four Men's Ramble
River Tract
Thomas Lynch Plantation
Underwater Sites
203 King St
Hobcaw Plantation
Rice Mill
Palmetto Fort

F

"
"
"
10

11

"
12

"
13

Mount Pleasant
Regional Airport

"
9

1

Town of Mount Pleasant
Archeological Sites

US 4

"
8

Palmetto Islands
County Park

"

Wando
High
School

6

US

17

I5
26

"

Po
r

7

5

U

Ferr

y

Road

Hun g

is
Math

ry n

e ck

B

l vd

Rif

le

e
ng
Ra

"

ee

"
"

he m

Cr

k
k
uc
h
C

ey
wl
Da

Bo
wm

an

ect
onn
or

S

l vd

vd
Bl

sC

an
B

al m

Patri
ot
Poin s
t

Colem

18

of P

1

ad

Isle

"
"

Ro

"
"

4

US 1 7

14

B l uf f R d

7
S1

le R
o ad

2

"
"

"

g P oint Road

i pp

3

16

A r th
u
Rave r
nel
Bridg
e

ers

" "
"
"
"
"
14

ch

Lo
n

Wan
do
Welc
Term h
inal

Wh

ID
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18

15

14

awye
r Blvd

"
"

B en S

"

Legend

"
4,500 2,250

0

Archaeological Sites

4,500 Feet

Comprehensive Plan 2009

Economics
Commercial Development
Commercial development is important to the Town of Mount Pleasant for several reasons.
Commercial development provides convenient locations for Mount Pleasant residents to work
and to shop. In addition, commercial and industrial development helps to increase the
property tax base and shifts some of the property tax burden away from homeowners.
The Town of Mount Pleasant and its surrounding area (referred to as East Cooper) is one of
several major markets for commercial development within the Berkeley-CharlestonDorchester region. The Charleston Metro Chamber of Commerce, Center for Business
Research, regularly compiles data on commercial (i.e. retail and office) development in the
Charleston region. Commercial development in the Town of Mount Pleasant is concentrated
south of the Isle of Palms Connector.
Regionally, there was approximately 15 million square feet of retail development in centers
over 30,000 square feet in size in the Charleston region in 2008. The Charleston Metro
Chamber of Commerce counted 128 retail shopping centers in this category, and found that
average vacancy rates across the region were 8.1%. Vacancy rates are currently lower than
in many recent years, when 10% and higher vacancy rates were not uncommon.
The Town of Mount Pleasant contains twenty-six retail centers over 30,000 square feet in size
for a total of about 3.3 million square feet. Based on these figures, it can be determined that
the Town of Mount Pleasant has about 22% of the region’s retail square footage, whereas the
Town only has about 10% of the region’s population. Therefore, it appears that the Town has
captured a significant share of the retail activity generated by local household incomes.
Vacancies in Mount Pleasant’s retail centers were just 3.1% in 2008, much lower than
average for the region, attesting to the success of the Town’s retail developments. Rents for
retail space in the Town of Mount Pleasant vary from $14 to $32 per square foot, with a
median of around $21 per square foot. The largest retail developments in the Town of Mount
Pleasant (those over 200,000 square feet in size) include Belle Hall Shopping Center, Mount
Pleasant Towne Centre, The Plaza at East Cooper, and The Shoppes at Seaside Farms.
In a 2008 survey of office developments over 10,000 square feet in size, the Chamber found
that the region contains approximately 9.9 million square feet of office development in 250
office properties. In 2008, vacancy rates were 17.7%. Over the past ten years, office
vacancies have varied widely, from as high as 20% to as low as 10%. Average rents for 2008
were $18.84 per square foot. The average size for an office development in the region is
39,600 square feet.
In comparison to the region, the Town of Mount Pleasant has fifty office buildings containing
1.23 million square feet of space, or 12% of the region’s total. This makes an interesting
comparison with the Town’s capture of retail development at 22% - obviously the Town has
been more successful in attracting retail developments than it has been in attracting office
developments. Also, the average size of an office development in the Town of Mount
Pleasant is 24,600 square feet, in comparison with the regional average of 39,600, so it is
also apparent that the Town’s office developments tend to be smaller in size. Only two of the
Town’s fifty office buildings are over 50,000 square feet in size. Office vacancies in the Town
of Mount Pleasant stand at 18.0%, which is near the average for the region. Office rents are
currently at $20.56, which is higher than the regional average but lower than the office rents in
the downtown Charleston area.
Based upon the developments that were under construction or planned at the time of the
Chamber’s survey, it is apparent that Mount Pleasant’s office development is continuing to
grow at a moderate pace.

Economic Base and Major Industries
Major Industries
To see the importance of different industries to the Town of Mount Pleasant, it is most helpful
to compare the percent of employment with comparison areas. The Town of Mount Pleasant
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has a strong concentration of employment in the Professional, Scientific, and Management
industries in comparison with the State of South Carolina. The Town also has a concentration
of employment in the Finance, Insurance, Real Estate, and Education, Health, and Social
Services industries. On the other hand, the Town has relatively less employment in
Manufacturing than the State of South Carolina.
The tourism industry – indicated by the Arts, Entertainment, Recreation, Accommodation, and
Food Services – while significant in Mount Pleasant at 10.1% of employment, is not as
dominant as might be expected. However, the tourism industry plays a special role for the
Town of Mount Pleasant. Tourism helps shape the Town’s identity and helps sustain the
Town’s fiscal base through the Hospitality Tax. The Town has recently launched an Office of
Community Development and Tourism, both to increase tourism dollars and to market the
image of the Mount Pleasant community. The goal is to put the Town of Mount Pleasant on
the map when people think of visiting the Charleston region or when thinking of places to
relocate their business or residence. In addition to projecting a distinct and memorable image
for Mount Pleasant, the Office of Community Development and Tourism organizes a number
of well-attended events that highlight the Town’s history and heritage.
The overall picture of employment in the Town of Mount Pleasant that emerges is an
attractive environment for the professional, management, tourism, and health-related
industries. It should specifically be noted that over one-quarter of Mount Pleasant
employment in 2000 was in the Education, Health, and Social Service industries. This is due
to employment in hospitals, other medical employment, local schools, and industries providing
support services for the retiree population.

Table 24: Employment for Persons 16+ in the Town of Mount Pleasant,
2000 (Percent)
Industry
Agriculture, Forestry, Fishing, Hunting, and
Mining

Town of
Mount
Pleasant
0.3%

City of
Charleston
0.4%

South
Carolina
1.1%

Construction

6.3%

6.2%

8.3%

Manufacturing

7.4%

5.2%

19.4%

Wholesale Trade

3.5%

2.4%

3.3%

11.2%

12.6%

11.9%

Transportation, Warehousing, and Utilities

4.7%

3.8%

5.0%

Information

2.1%

2.5%

2.1%

Finance, Insurance, Real Estate, Rental, and
Leasing

8.2%

6.3%

5.6%

Professional, Scientific, Mgmt.,
Administrative, and Waste Mgmt. Services

11.6%

10.4%

6.9%

Educational, Health, and Social Services

26.0%

25.7%

18.6%

Arts, Entertainment, Recreation,
Accommodation, and Food Services

10.1%

14.9%

8.3%

4.5%

4.9%

4.7%

Retail Trade

Public Administration
Other Services
Total

4.2%

4.7%

4.7%

100.0%

100.0%

100.0%

Source: US Census, 2000.

Top Employers
The following table includes a list of employers who reported 100 or more employees in 2008.
The list of employers is quite diverse and reflects a wide variety of industry employment in the
Town. From this list, the Town appears to have strengths in the professional and
management industries, particularly in the legal profession, health and social services, retail,
and tourism. Among these major employers, a broad grouping can be made into those that
provide primarily higher wage professional and management employment versus those that

10/22/2009

COMMUNITY PROFILE - ECONOMICS

/

31

Comprehensive Plan 2009
provide primarily lower wage service employment. For those service employment industries,
many of the employees of these industries may not be able to find affordable housing locally
and therefore may be driving relatively long distances to work in Mount Pleasant.

Table 25: Major Employers for the Town of Mount Pleasant, 2008
Rank
1

Employer
East Cooper Regional
Medical Center

Jobs
672

Description
Hospital

Industry Sector
Educational, Health,
and Social Services

2

Town of Mount Pleasant

600

Local government

Public Administration

3

Wild Wing Café

350

Casual dining

4

Sticky Fingers

300

4 Area Restaurants,
Barbecue sauce and
related retail

Entertainment,
Accommodation, and
Food Services
Entertainment,
Accommodation, and
Food Services

5

Motley Rice LLC

286

Attorneys

6

Wal-Mart Supercenter Mt.
Pleasant

254

Retail merchandise

7

Franke at Seaside

230

Social services

Educational, Health,
and Social Services

8

Sandpiper Retirement
Community

225

Health services

Educational, Health,
and Social Services

9

Mediterranean Shipping Co.
(USA) Inc.

210

Shipping container mfg;
steamship line

Transportation,
Warehousing, and
Utilities

10
11

Whole Foods
Wal-Mart Hwy 17 N

186
181

Grocery store
Retail merchandise

Retail Trade
Retail Trade

12

The Agent Owned Realty
Co.

172

Residential real estate

Finance, Insurance,
Real Estate

13

Lowe's Mt. Pleasant

170

Building materials and
home/garden products

Retail Trade

14

Charleston Harbor Resort
and Marina

150

Lodging

15

Kohl’s

150

Department store

Entertainment,
Accommodation, and
Food Services
Retail Trade

16

Charleston Nursing And
Rehabilitation Center

150

Nursing and rehabilitation
center

Educational, Health,
and Social Services

17

150

Retail groceries

Retail Trade

18

Publix Supermarket Johnnie Dodds
GenPhar

140

Developing bio-defense
vaccines

19

Automated Trading Desk

140

Custom computer
programming services

20

Patriots Point Development
Authority

135

Museums, attractions,
entertainment

21

Richardson Patrick
Westbrook and Brickman
LLC

135

Attorneys

Professional,
Scientific,
Management
Professional,
Scientific,
Management
Entertainment,
Accommodation, and
Food Services
Professional,
Scientific,
Management

Professional,
Scientific,
Management
Retail Trade
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Rank
22

23
24

25

Employer
Maersk Sealand

Publix Supermarket - Park
West
Water's Edge

Clear Channel
Communications

Jobs
114

Description
Steamship agency

101

Retail groceries

100

Restaurant

100

Communications,
broadcast

Industry Sector
Transportation,
Warehousing, and
Utilities
Retail Trade
Entertainment,
Accommodation, and
Food Services
Information

Source: Charleston Chamber of Commerce, 2008.

Economic Development District
The Town of Mount Pleasant Zoning Code includes an Economic Development District (ED)
designated for the purpose of promoting economic development in the Town. The Economic
Development District is intended to attract businesses and operations which meet the
following criteria:
•

Are minimally dependent on local economy for sources of revenue;

•

Promote the diversity of the economic base in the town;

•

Support a healthy and sustainable economic environment; and

•

Discourage the encroachment by unrestricted retail and/or wholesale business
establishments and residential development that would adversely affect the
specialized economic development character of the district.

Businesses and operations specifically permitted in the ED District include corporate
headquarters, research and development facilities, non-polluting industry, tourist lodging,
higher education institutions, and financial businesses.
Given the recent changes to the Town’s economic development strategy and efforts, as well
as the new set of community goals emerging from this Comprehensive Planning process, it
may be appropriate to further evaluate the Economic Development District and update it to
meet the Town’s evolving needs.

Regional Target Industries
The Charleston Regional Development Alliance is a professional economic development
organization representing the three county Berkeley, Charleston, and Dorchester region. The
organization promotes the Charleston region worldwide as a top location for business
investment, and assists companies with relocation or expansion projects and the creation of
new, quality jobs in the region.
The Charleston Regional Development Alliance has adopted a cluster strategy for its
economic development efforts. The cluster strategy focuses economic development efforts
on a series of six target industries determined to be the most suitable for the Charleston
region based on extensive analysis. These industries have been selected because they
capitalize upon the competitive advantages of the region and because they provide high
quality, high wage employment and entrepreneurship opportunities. The six regional target
industry sectors are:
•

Advanced Security - Advanced security is an industry sector that has seen rapid
growth due to increased concern with a wide variety of threats to homeland security
and private industry.

•

Aerospace and Aviation - Aerospace and Aviation industry sectors are suitable for
the Charleston region due to its competitive container port and collection of local
defense contractors.

•

Automotive – The Automotive industry sector is suitable for the Charleston region
due to its competitive container port and collection of local defense contractors.
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•

Bioscience - The Bioscience industry finds strong support clusters in the medical,
marine, and environmental science industries in the Charleston region.

•

Digital Media and Design - Companies in digital media and design are attracted to
the Charleston area for its arts and culture and its growing cadre of creative
professionals.

•

Urban Design and Restoration - The Charleston area’s substantial reputation as a
center for the preservation of the built environment and for urban revitalization
makes it a suitable base for companies in the Urban Design and Restoration industry
sector.

It is appropriate for the Town of Mount Pleasant to build upon the region’s economic
development efforts. The Town can benefit from the work of regional organizations, and the
Town’s economy is inherently integrated into the larger regional economy in terms of major
employers, workforce, infrastructure, and other key economic features. A healthy regional
economy will provide strong support for a healthy local economy for Mount Pleasant.
When considering the unique conditions of the Town of Mount Pleasant, some of the
preferred regional target industries are more suitable than others. Manufacturing industries,
such as Automotive and Aerospace, which require large areas of land, are probably
economically unfeasible for the Town of Mount Pleasant. Industries that focus on creative
talent and professionals and that favor a high quality environment are most suitable for the
Town of Mount Pleasant. Therefore, appropriate high wage target industries for the Town of
Mount Pleasant would include advanced security, bioscience, digital media and design, and
urban design and restoration.

Labor Force and Employment
Whereas an industry analysis focuses on employers in the Town of Mount Pleasant, a labor
force analysis focuses on the residents in the Town and their current occupations and skills.
Residents in the Town of Mount Pleasant are predominantly employed in Management,
Professional, and Related occupations, with 51% in these occupations as compared with just
29% statewide. Likewise, a smaller proportion of Town residents find employment in
Production, Transportation, and Moving occupations than in South Carolina as a whole. The
Town also has a lower percentage of residents in Service occupations than the State of South
Carolina. This again suggests that many employees in the Town’s service industries (retail,
tourism, etc.) are commuting into the Town from outside locations.

Table 26: Town of Mount Pleasant Occupations, 2000, Employed
Persons Aged 16+ (percent)
Occupation
Management, Professional, and Related Jobs
Service Occupations
Sales and Office Occupations
Farming, Fishing, and Forestry
Construction, Extraction, and Maintenance
Production, Transportation, and Moving
Total Employed
Source: US Census, 2000.

Town of
Mount
Pleasant
51%
12%
26%
0%
6%
6%
100%

City of
Charleston
40%
19%
26%
0%
7%
7%
100%

South
Carolina
29%
15%
25%
1%
11%
19%
100%

Commuting Patterns
Looking at commuting patterns, about one-third of local residents had jobs located in the
Town of Mount Pleasant in 2000. This compares with about 50% of workers who commuted
into the City of Charleston, which would make this by far the dominant commuting pattern.
The balance of employees – about 17% - worked elsewhere in the Charleston region. It
should be noted that commutes to other parts of the Charleston region are likely to be
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considerably lengthier in both time and distance than the Mount Pleasant to City of Charleston
commute.

Table 27: Employment Location for Workers 16+ Years Old, 2000
Employment Location
Worked in state of residence:
Worked in county of residence
City of Charleston
Town of Mount Pleasant
Worked outside county of residence
Worked outside state of residence
Total:
Source: US Census 2000 SF3

Workers
24,184
22,236
12,220
8,229
1,948
501
24,685

Percent
98.0%
90.1%
49.5%
33.3%
7.9%
2.0%

Unemployment Rates
The following chart displays unemployment rates for the Town of Mount Pleasant and the
State of South Carolina from 1995 to 2006. Unemployment rates have long been very low in
the Town of Mount Pleasant, i.e. below 2.5% for the last ten years. This reflects the skilled
nature of the workforce residing in the Town. This data suggests that the Town does not have
a major employment issue – residents in the Town have virtually full employment. This would
imply that economic development efforts in the Town could serve other objectives – such as
an improved fiscal standing for the Town or a focus on quality of life amenities – rather than
focusing on traditional job-based economic development objectives.

Table 28: Unemployment Rates for the Town of Mount Pleasant,
1996-2006
Town of
Mount
State of South
Year
Pleasant
Carolina
1995
2.0%
5.1%
1996
2.5%
5.6%
1997
1.5%
4.5%
1998
1.0%
3.8%
1999
1.1%
4.5%
2000
1.3%
3.9%
2001
1.7%
4.7%
2002
1.9%
5.6%
2003
2.2%
6.4%
2004
2.3%
6.5%
2005
2.3%
8.0%
2006
2.2%
6.4%
Source: Demographics for Town of Mount Pleasant, 2009, Town of Mount Pleasant.
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Community Facilities
Introduction
The Community Facilities element reviews the current inventory and state of major publicly
owned facilities in the Town of Mount Pleasant. This element has been organized into the
following major categories: Potable Water, Wastewater, and Stormwater; Public Safety; and
Educational, Recreational, and Cultural Facilities. Some of the community facilities in the
Town are maintained by independent and/or autonomous public entities, such as the
Charleston County School District, Mount Pleasant Waterworks, and Charleston County Park
and Recreation Commission, so intergovernmental coordination is an important aspect of the
Community Facilities element. Issues related to the current state of community facilities are
discussed. Future plans for community facilities are addressed in a separate element – the
Priority Investment element – of the Comprehensive Plan. Facilities specific to transportation
are covered in the Transportation element.

Mount Pleasant Waterworks
Introduction
The Commissioners of Public Works for the Town of Mount Pleasant, Mount Pleasant
Waterworks (MPW) an independent entity from the Town, was established as a body politic to
acquire and distribute water for domestic and commercial use and to construct, operate and
maintain wastewater treatment and collection facilities within its service area. MPW’s
operating revenues are derived from three principal sources: water system revenues,
wastewater system revenues, and miscellaneous fees and charges.
MPW was originally designated to provide water and wastewater services within the corporate
limits of the Town of Mount Pleasant. In accordance with the Water Quality Management
Plan required by PL92-500, Section 208, MPW’s wastewater service area, as designated by
the local Council of Governments, was expanded in 1985 to include all areas within
Charleston County bounded by the Wando River, the Intracoastal Waterway, the Cooper
River, and the Town of Awendaw, which includes the Town of Mount Pleasant. With the
merger of the Bulls Bay Rural Community Water District in March 1990, the water service
area was extended from the Santee River to the Cooper River.

Water System
MPW began formal operation of a water distribution system from shallow wells in December
1935. With the Safe Drinking Water Act amendments of 1986 and concern for drinking water
quality, MPW became the first municipal water system in the State of South Carolina to
provide reverse osmosis (RO) treated water to its customers in August 1991.
The water system has the capacity to deliver groundwater up to 10.72 million gallons per day
(mgd) from six deep wells in the Middendorf Aquifer. MPW currently operates four RO plants
with a total daily treatment capacity of 7.5 mgd. MPW also has an agreement with Charleston
Water System (CWS) to purchase capacity in increments of 100,000 up to 12 mgd as needed
to serve the East Cooper population over the next twenty years. CWS currently supplies 5.5
mgd, through two connections from Daniel Island. The first connection crossing under the
Wando River near I-526 and the second connection crosses the Wando River near Highway
41.
In addition, MPW has eight ground storage tanks and one elevated tank with a total capacity
of 12.3 million gallons, and aquifer storage and recovery facilities with a total stored capacity
of 130 million gallons. MPW owns and operates a water system that consists of over 505
miles of waterlines ranging in diameter from one to thirty inches. During fiscal year 2008,
MPW supplied 3.08 billion gallons of water to approximately 32,700 customer accounts.
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Wastewater System
Wastewater collection was first provided in the early 1940’s through a gravity collection
system which discharged to the Charleston Harbor. Construction began on the first
wastewater treatment facility located off Center Street in 1969, with operations initiated in
1971. In the 1980’s, MPW expanded the Center Street Wastewater Treatment Facility to its
present permitted capacity of 3.7 mgd. In 1993, construction was completed on a second
wastewater treatment facility, Rifle Range Road Wastewater Treatment Plant, designed for a
capacity of 6 mgd. The permitted treatment capability of both plants is 9.7 mgd.
The
combined outfall for these two plants which discharges into the Charleston Harbor has a
hydraulic capacity of 16 mgd. Serving over 28,000 customers, MPW presently treats 2.34
billion gallons of wastewater and 1,659 dry tons of bio-solids annually.
The elevation of Mount Pleasant ranges from zero feet above mean sea level (MSL) to
approximately twenty-five feet above MSL. Due to the relatively flat terrain, the existing MPW
wastewater collection system consists of a network of over 154 pump stations, 105 miles of
force main, and 330 miles of gravity sewer. The system is divided into pump station service
areas ranging in size from five acres to over 500 acres. Most of the developed areas within
the Town of Mount Pleasant are currently sewered by MPW. However, some properties
within the town limits and within unincorporated areas of Charleston County are still served by
septic systems.

Current Planning Reports
The following list of planning reports provides a through engineering review of the current
system elements and projected future water and wastewater infrastructure needs for the
Town and surrounding areas.
•

Water System Master Plan – January 2005 (currently being updated in conjunction
with the Town’s Comprehensive Plan Update)

•

Aquifer Storage and Recovery (ASR) Master Plan – March 2008

•

Wastewater Collection System Master Plan – February 2006 (currently being
updated in conjunction with the Town’s Comprehensive Plan Update)

•

East Cooper Wastewater Management Study - September 2008

•

Wastewater Treatment System Master Plan – February 2009

•

Reuse Study Update – April 2009

Recommendations resulting from these planning reports have been incorporated in MPW’s
10-Year Capital Improvement Plan. The current FY2009 - 2018 Capital Plan results in a
budget of nearly $130,000,000.
More information, including maps of MPW’s service area and major facilities, can be found on
MPW’s website: www.mountpleasantwaterworks.com.

Public Services
Overview
The Town of Mount Pleasant Public Services Department provides many tangible services to
the residents of Mount Pleasant. This department consists of 131 employees and 15
contractual laborers and is divided into five divisions: Administration, Sanitation, Streets and
Drainage, Facilities and Grounds, and Stormwater Management. The Administrative offices
and Stormwater program operate out of the Municipal Complex, but the other divisions
operate mainly out of the 22-acre facility on Six Mile Road. This facility houses offices, Fleet
Maintenance, material storage areas, and a washing area to maintain the Town’s fleet of
vehicles and equipment.
Presently, the Sanitation, Streets and Drainage, and Facilities and Grounds Division (to
include Stormwater) provide specific levels of services.
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Sanitation
The Sanitation Division provides once per week garbage and trash collection to approximately
26,000 Town properties. Recently, this division implemented a GPS system to identify
households that require trash removal in order to cut down on unnecessary trips, therefore
saving time and costs. This division also operates and maintains a working transfer station at
the Six Mile Road Complex.

Facilities and Grounds
The Facilities and Grounds Division is responsible for maintaining all public buildings (total
25), including but not limited to landscape maintenance, janitorial services, and building
maintenance. The Facilities and Grounds Division maintains all public recreation athletic
complexes and passive parks (total 27). This division also supports the logistical setup and
cleanup of all special events (Bridge Run, Blessing of the Fleet, Christmas Parade, Farmers’
Market, etc.) for the Town.

Streets and Drainage
The Streets and Drainage Division maintains approximately 195 miles of road system within
the Town, including but not limited to pothole repair, sign repair, and removal of debris
obstructing traffic. This division maintains approximately 73 miles of Town owned sidewalks.
This division makes necessary repairs to existing drainage infrastructure and, at times, installs
new drainage infrastructure.

Stormwater
The Stormwater Division is tasked with managing the Town’s public drainage systems and
generally dealing with stormwater impacts, such as localized flooding and water quality from
public drainage ways. Community Rating System compliance activities and National Pollutant
Discharge Elimination systems (NPDES) compliance are the guiding federal and state
programs that influence the level of service for these activities.
The goals of the Stormwater Division are to reduce flooding and improve water quality in local
waterways through a proactive maintenance program. Flooding can damage private property
and infrastructure. Water pollution damages local ecosystems and impacts quality of life
issues related to the public and private uses of these waterways such as economic,
recreation, and health.
The Town’s drainage system includes over 100 miles of storm drain pipes, 6,000 storm drain
inlets, and 20 miles of drainage ditch systems. Day-to-day operations consist of a
combination of system maintenance, inspections, and other regulatory activities to mitigate
flooding and reduce water pollution.
Day-to-day operations for NPDES programs consist of the administration, development, and
implementation of the Town’s Public Education and Participations Programs, Illicit-Discharge
and system mapping program, Construction Program, Post-Construction Program, and GoodHousekeeping activities. Staff performs site inspections, provides education and outreach,
training, and public participation programs as well as code enforcement for non-compliance.
These activities are specifically targeted at reducing the transportation of pollutants from
public and private areas through the Town’s drainage system to local waterways.

Public Safety
Mount Pleasant Police Department
The Mount Pleasant Police Department currently employs 183 personnel, of which 147 are
sworn officers and 44 are civilian personnel. The command structure is comprised of a Chief,
Major, and three Captains. The department is organized into three bureaus: Field Operations,
Criminal Investigations, and Support Services. A Captain commands each Bureau and the
Captains report to the Major. The Town is divided into seven patrol districts and at least one
officer is assigned to each district on a 24-hour basis.
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The Mount Pleasant Police Department is a full service law enforcement agency and the Field
Operations Bureau consists of Uniform Patrol, Traffic Services, Animal Control, Crime
Prevention, Marine Patrol, Special Weapons and Tactics, K-9, and School Resource Officers.
The Criminal Investigative Bureau includes Criminal Detectives, Vice and Narcotic Detectives,
Crime Scene Investigators, Crime Analysis, Computer Crime Analysis, Crime Prevention, and
Victim and Senior Advocates.
The Support Services Bureau includes Records Management, Telecommunications, Budget
and Property Management, Career Development, and Technology Management.
In 1992, the Mount Pleasant Police Department became the third law enforcement agency in
the State to become internationally accredited. The department successfully completed
required on-site inspections in 1997, 2000, 2003, 2006, and most recently in 2009 to maintain
its international status of accreditation.
Mount Pleasant Police Headquarters is located at Town Hall at 100 Ann Edwards Lane.
Current substations can be visited at Towne Centre, Bank Street, Park West, and Cario
Middle School.
Recently, a new 38-acre site in Awendaw was acquired for training exercises by the Fire and
Police Departments. The facility will eventually include a smoke tower, an indoor firing range,
classroom space, a driving course, and a practical problems range. The site will be used as a
joint training center for other law enforcement and fire departments.
The Mount Pleasant Police Department takes great pride in working cooperatively with other
agencies. For example, the School Resource Officer Program at Wando High School and
middle schools is partially funded by the Charleston County School District and the Police
Department has a Memorandum of Understanding on file showing each agency’s
responsibilities in the partnership. In addition, Mount Pleasant has law enforcement
responsibilities in unincorporated areas in Mount Pleasant from Venning Road to Hamlin
Road. This area, through an agreement with the Charleston County Sheriff’s Office, gives
Mount Pleasant Police authority to enforce state law in these areas.
Mount Pleasant is one of the largest communities in the state and has grown at a fast rate
since 1990. Growth, of course, will create or amplify challenges. One challenge is the new
Memorial Waterfront Park which is slated to open in July 2009. This will create a whole host
of challenges, not to mention a new patrol district that must be staffed 24 hours a day. Traffic
issues and juvenile crimes are among the most pressing law enforcement issues facing the
Mount Pleasant community. However, this community is one of the safest in the state and
nation.

Mount Pleasant Fire Department
The Mount Pleasant Fire Department is a top-performing fire department which currently has
accreditation from the Commission on Fire Accreditation International and Insurance Service
Office (ISO) Fire Protection Class 2. The ISO rating is a measure of fire risk to a community
with Protection Class 1 being the best and 10 being the worst. The department strives
diligently to maintain first class facilities and well trained personnel. Also, the Fire Department
keeps excellent records on its performance and issues annual strategic master plans to
maintain its level of service.
The Fire Department operates out of five stations and is staffed by 118 paid staff and 14
volunteer staff. There are 19 firefighters trained as paramedics, 47 trained as emergency
medical technicians, 46 trained as first responders, and 2 physicians as Medical Directors.
The services of the Fire Department span an array of public safety tasks beyond firefighting
and fire prevention. The largest call volume for the Fire Department is actually emergency
medical calls, which constituted 62% of the call volume for the department in 2008. The Fire
Department is also trained in general disaster response, including during natural disasters.
The Fire Department engages in regular building and plan inspections to ensure that buildings
meet required fire codes. Also, the department engages in continuous public education
efforts to raise awareness about fire safety in the community, with 3,011 fire prevention and
public relations activities in 2008. Regular training is also essential to maintain a high level of
preparedness and professionalism among the firefighting staff.
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As with other departments, the Fire Department has struggled to keep pace with the fast
growth of the Town of Mount Pleasant. One of the primary goals of the department is to
maintain low response times, which are made more difficult by the need to serve a growing
area with increased traffic congestion. The department is continually evaluating the adequacy
of its service and has a capital improvements program to plan to meet the needs of the
Town’s anticipated growth.
The Fire Department’s Capital Improvements Program contains a variety of proposed projects
to enhance performance and extend service, including:
•

Design and construction of a new training Facility in coordination with Police
Department

•

A new fire station (#6) in north Mount Pleasant with a new fire truck

•

Potential renovation or expansion of one existing fire station

•

Regular replacement of firefighting equipment and vehicles

The Fire Department faces other issues, such as serving unincorporated portions of the
planning area. For example, the East Cooper Fire District is a separate first response service
area that covers some of the unincorporated areas within the Mount Pleasant planning area.
The Town of Mount Pleasant Fire Department is the first responder to calls that occur within
the East Cooper Fire District. However, there are areas in the unincorporated portions of the
planning area that are not in East Cooper Fire District where the Mount Pleasant Fire
Department cannot respond first even though they may be closest to the incident. Another
concern of the department is that new “traditional neighborhood developments” with narrow
roadways and small distances between buildings may hamper firefighting efforts and increase
the spread of fire between buildings.
The performance and changing demands on the Fire Department are evaluated through its
regular strategic master plans, the latest of which was issued in 2008. The Strategic Master
Plan covers the department’s vision, mission, and goals. The plan also includes a thorough
review of emergency response data and data on other activities. This data is analyzed over
time to ensure that the department maintains adequate performance and continues to
upgrade its capabilities. The Strategic Master Plan also contains an annual budget and a
capital improvements plan. The department also delegates the evaluation of various
specialized activities to subcommittees, whose input is integrated into the Strategic Master
Plan.
Several initiatives currently underway should ensure continued enhancement to fire protection
service provided by the department. A joint fire and police training facility is currently under
development, and will include the opportunity for hands-on experience with fire-fighting and
HAZMAT incidents. Also, the Fire Department is working on a joint dispatch center with the
Police Department and Charleston County for all of Charleston County, which should
streamline and economize the dispatch process. There are also plans for a new fire station in
the Carolina Park development in the near future (currently in 2011 in the Capital
Improvements Plan).

Emergency Preparedness and Floodplain Management
The Town participates in the FEMA Community Rating System to reduce the required flood
insurance premiums that Town residents must purchase. More than 1,000 municipalities
receive flood insurance premium discounts based on the Community Rating System, whose
activities are aimed at saving lives and reducing property damage. The Town recently
improved its rating, thereby affording residents a reduced insurance rate.
The Town of Mount Pleasant has developed a Hurricane Action Plan, most recently updated
in 2006. The plan provides for the staging of personnel, equipment, and supplies at key
locations during and after a storm event in order to ensure public safety and the basic
functioning of public services. The plan is based upon various data, including a map of the
areas most likely impacted by storm surge during a hurricane. The plan organizes the Town
into five response zones and stages response by three operational levels during, immediately
after, and post-storm events. The plan also details major tasks and responsibilities for the
team and for each department during each operational phase. Finally, the Hurricane Action
Plan identifies future tasks for enabling the smooth functioning of the plan, such as
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establishing mutual aid agreements with other jurisdictions and evaluating potential shelter
locations to determine their adequacy.
The Town also maintains an Emergency Preparedness webpage which provides basic
guidance to residents on how to prepare for hurricanes, tornadoes, and floods.
The Town conducts an annual emergency preparedness drill with Charleston County to
maintain a high level of preparedness in case of an actual emergency.

Educational, Recreational, and Other Public Use
Facilities
Charleston County Public Schools
Public schools in Mount Pleasant are provided by the Charleston County School District
(CCSD). Mount Pleasant sits within CCSD District 2. In the planning area, District 2 includes
the following schools, including seven elementary schools, three middle schools, one high
school, and one charter school:
•

Belle Hall Elementary

•

James B. Edwards Elementary

•

Jennie Moore Elementary

•

Laurel Hill Primary

•

Mount Pleasant Academy Elementary

•

Charles Pinckney Elementary

•

Mamie P. Whitesides Elementary

•

Thomas Cario Middle

•

Laing Middle

•

Moultrie Middle

•

Wando High

•

East Cooper Montessori of Mount Pleasant (Charter)

CCSD puts together a Master Plan every five years, the most recent of which covers the
years 2005 to 2009. The Master Plan includes a review of the capacity and the adequacy of
all existing schools and anticipates growth-related capital needs for the Master Planning
period. When evaluating existing schools with respect to condition, capacity, education
specifications, campus needs, and state requirements, the Master Plan found that Laing
Middle, Moultrie Middle, Mount Pleasant Academy, and Whitesides Elementary were not
“Mission Capable” and that their replacement and/or renovation should be a high priority.
In general, the CCSD Master Plan identifies three major challenges for District 2: continuing to
keep up with population growth, particularly on the northern end of Mount Pleasant; dealing
with District 2’s old and inadequate elementary and middle schools; and building a second
high school in order to limit the enrollment of Wando High School to near or under 3,000
students. Each of these issues is discussed and prioritized in the Master Plan. The Master
Plan notes the urgency of acquiring land in high growth areas, such as northern Mount
Pleasant, in order to be able to build new schools to keep up with anticipated enrollment
growth in these areas. The Master Plan outlines three options for capital improvements in
District 2 over the plan horizon and discusses staff and community input on these options.
The Master Plan concludes with an option that is recommended by CCSD staff.
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Parks, Recreational, and Public Use Facilities
Parks and Recreation
The Town of Mount Pleasant completed a Recreation Needs Assessment - 2017 Master Plan
in March 2008. In addition, a committee appointed by the Mayor in November 2008 to study
and recommend changes to this Master Plan presented their recommendations in a report
dated February 12, 2009. Both the March 2008 Master Plan and the Committee’s February
2009 Report include an inventory of current recreational facilities and programs and an
evaluation of current and anticipated demand for recreational facilities and programs. Both
the Master Plan and Committee Report conclude with specific recommendations for new
facilities, renovations to existing facilities, and potential programming modifications or
additions. A recreational Capital Improvements Program is provided through the year 2017.
In addition to Town facilities, the Town benefits from park facilities provided by multiple
entities, most notably the Charleston County School District (CCSD) and Charleston County
Park and Recreation Commission (CCPRC). CCSD provides access and use of facilities at
their schools, with limited access to the multiple school gyms, and CCPRC provides the
Palmetto Islands County Park. The Master Plan suggests that the Town continue in its effort
to partner with CCSD and area churches/businesses/private schools to augment basketball
and volleyball floor space as well as working with PRC to acquire new park land.
In the Mount Pleasant/East Cooper area, there are a total of 1,349 acres of park/recreation
land. This includes 378 acres of park/recreation land owned by the Town of Mount Pleasant;
27.6 acres co-owned by the Town, CCSD, a private school, and a local business; and 943
acres owned by CCPRC.
The Town’s current assets include one mini-park, five
neighborhood parks, five sports field parks, three civic parks/facilities, two recreation
complexes, five passive natural parks, and two special purpose parks. Future plans for
existing land includes one recreation complex, one passive natural park, and two special
purpose parks. CCPRC’s existing assets within the Town include one regional park and two
special purpose parks/boat landings. Partnered facilities include eight neighborhood parks
and two sports field parks. The Existing Parks and Facilities Map identifies existing and
proposed trails.
The first tables below lists the recreational facilities provided by the Town of Mount Pleasant
Recreation Department, while the second table lists recreational facilities available to the
public but managed by other entities.
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Table 29: Town of Mount Pleasant Recreational Facilities
Recreational Facility
Alhambra Hall

Size (Acres)
4.0

Types of Facilities
Playground, picnic tables, multi-purpose building,
picnic shelter, shuffleboard and horseshoes.

Duffy Complex

5.0

3 lighted ball fields, playground and batting
tunnel.

G.M. Darby Building

0.5

Theatre, multi-purpose rooms and administrative
offices.

Green Hill Community Center

1.1

Playground, basketball courts, picnic tables and
community center building.

James B. Edwards Park
R.L. Jones Center

Julian Weston Tennis Center
Miriam Brown Community Center

3.2
23.0

Multi-purpose field and police substation.
5 lighted fields, gymnasium, swimming pool,
multi-purpose rooms, administrative offices,
playground, 2 lighted batting tunnels and
skatepark.

0.5
0.8

3 lighted tennis courts
Lighted basketball courts, playground, computer
room and community center building.

Park West Recreation Complex

59.0

7 lighted fields, multipurpose room, 8 lane track,
dance room, playground, administrative office,
police sub-station, batting tunnel, trail, lake
pavilion, 3 picnic shelters, indoor pool, ponds and
dog park.

Patriots Point Soccer Complex
Pickett Bridge Recreation Area
Remley’s Point Community Center

15.0
3.0
1.9

5 lighted soccer fields, playground and shelter.
Fishing pier and bike path.
Lighted basketball courts, playground and
community center building.

Gawrych Baseball Complex

11.0

3 lighted ball fields, playground, picnic tables,
picnic shelter and batting tunnel.

Speight’s/Reid Street Fields
Town Hall Gym/Track

2.3
4.0

2 ball fields
Gymnasium and lighted track and football/ soccer
field.

Mugsy Kerr Tennis Complex

15.0

15 lighted tennis courts, picnic tables,
playground, tennis center building, 1 picnic
shelter 1 lighted baseball field and 1 lighted multipurpose field.

Dorothy B. Kearns Park
Wando South
Thomasena Stokes-Marshall
Senior Services Center

10.0
3.0
1.0

Passive Park.
1 Baseball field and 2 batting tunnels.
Exercise machine room, aerobics room, card
room, multipurpose room, horseshoe pit and
passive garden.

Carolina Park
Memorial Waterfront Park

77.0
27.0

(Under development)
Fishing pier, visitor’s center, pavilion and passive
park.

Patriots Point Nature Trail
Hamlin Interpretative Trail
Mathis Ferry Road Passive Park
Blue Line Kayak Trail
Shem Creek Park

2.5
60.0
4.9
N/A
43.5

Nature trail and overlook.
Nature trail.
Passive park and pond.
(Under development)
(Under development)

TOTAL ACREAGE
378.2
Source: Town of Mount Pleasant Recreation Department, May 2009.
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Table 30: Other Recreational Facilities Available to Town of Mount
Pleasant Residents
Recreational Facility
James B. Edwards Elementary
Whitesides Elementary
Laing Middle

Size (Acres)
2.0
2.0
3.0

Type of Facilities
Multipurpose field, baseball field.
Multipurpose field, baseball field.
Multipurpose field, gymnasium.*
Football field, practice field, softball field,
gymnasium.*

Moultrie Middle
3.0
Cario Middle
3.0 Baseball field, gymnasium*, multi- purpose field.
Trident Academy
3.0 Soccer field, gymnasium.
Wando South
2.1 Track, gymnasium.*
Wando High
7.5 Track, baseball and softball field, gymnasium.*
Longpoint
2.0 Soccer field.
Velocity Sports
N/A Gymnasium.
TOTAL ACREAGE
27.6
Source: Town of Mount Pleasant Recreation Department, May 2009.
* Please note that the Recreation Department has limited access to all Charleston County Schools
gymnasiums east of the Cooper due to increased school programming.

Anticipated demographic changes over the next ten years, namely the leveling off of growth in
the youth (0-19 years of age) and adult (20-59 years of age) populations and the accelerated
growth of the senior (60-85+ years of age) population, suggest a possible need for greater
monitoring of the recreational needs of the changing demographics. It is incumbent for the
Recreation Department to be aware of this change and have the capability to tailor existing
programs to meet this challenge. In addition, the ability and foresight to create new programs
to maximize the participation of all user groups will be of upmost priority for the Recreation
Department over the next ten years to continue to fulfill its mission statement. High utilization
of all current facilities, especially athletic fields, both pools, tennis courts, and the recently
opened Senior Services Center, also indicate areas of high demand for future facility
construction/renovations in order to maintain the levels of service at the current expectations.
The Master Plan also identifies the need for increased room-based facilities and
programming, increased pre-school programming, and improved teen programming. Also,
there is strong interest in the community for more jogging, walking, and bicycle trails. A
master plan for trails development is recommended by the Master Plan.
The major capital projects proposed by the March 2008 Master Plan and the February 2009
Committee Report are as follows:
•

Develop the Carolina Park Tract

•

Convert the 25-meter pool at the R.L. Jones Center to a warm water therapy pool
and construct a new 50-meter pool at the Jones Center

•

Construct a three basketball court gymnasium

•

Construct an additional seven tennis courts and expand the Mugsy Kerr Tennis
Center/Whipple Road Complex

•

Design and Construct Phase Two of the Senior Services Center

Other recommendations include:
•

Purchase a minimum 30-acre park along Rifle Range Road using Half Cent Sales
Tax revenue

•

Work with schools and churches to augment facility use

•

Upgrade existing facilities

•

Improve drainage at both the Woods-Flowers Soccer Complex (formerly known as
the Patriots Point Soccer Complex) and the Park West Complex

•

Design and construct the Shem Creek Small Craft Center

•

Develop a master trails plan and implement using Half Cent Sales Tax revenue
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•

Work with the Charleston County School Board to acquire Whitesides Elementary
School, located at the intersection of Rifle Range and Myrick Roads, and expand
pre-school programming

•

Update the Recreation Master Plan every five years

•

Consider long-range
improvement planning

maintenance

and

programming

costs

during

capital

Both the 2008 Master Plan and the 2009 Committee Report note that these proposed
additional facilities could not be funded with current revenues, so a new revenue stream
would be necessary to fund these recreational improvements.
Public Use Facilities
Alhambra Hall, maintained by Public Services, is a much sought after location for various
functions such as weddings and banquets. It is located in the Old Village and overlooks the
Charleston Harbor. Available space in Alhambra Hall is 3,280 square feet and it can
accommodate a maximum of 350 people.
Most of the Town’s recreation facilities are available for public use outside of scheduled
Recreation Department and Town sponsored events. Guidelines and rental fees are
established by Town Council for each type of facility available for public use.
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Transportation
Background
The Priority Investment Act (PIA), signed into law in May 2007, requires that a
Comprehensive Plan include a stand-alone transportation element. The PIA includes a list of
core requirements including an existing conditions analysis, a future conditions analysis, land
use considerations, and coordination with transportation plans and projects implemented by
other jurisdictions or agencies. The Town’s Long Range Transportation Plan was adopted in
late 2006 prior to the creation of the PIA standards and meets most of these standards.
Most of the regional comprehensive and long-range transportation plans were adopted in
2005 and 2006 prior to the 2007 Priority Investment Act. A summary of these previous
planning efforts follows.

CHATS Long Range Transportation Plan, 2005
The Berkley-Charleston-Dorchester Council of Governments hosts the region’s Metropolitan
Planning Organization (MPO), which is responsible for transportation planning in urban areas.
The CHATS (Charleston Area Transportation Study) is the name for the MPO and is the
organizational body overseeing the long range transportation planning process. The planning
area for CHATS covers over 800 square miles, including the Town of Mount Pleasant.
CHATS maintains and regularly updates a Long Range Transportation Plan (LRTP) with a
planning horizon of twenty-five years; the most recent plan update was in 2005. This plan
identifies long-term transportation needs.
Because the funding sources vary by project type, roadway projects, bike/pedestrian projects,
freight, and transit projects are all considered separately. The plan lists major projects that are
prioritized and highlights recommended policy improvements. The Implementation Plan
includes policy recommendations for each topic area subdivided into short-term (3-5 years)
and mid-term goals (5-10 years). Major recommendations that could affect the Town of Mount
Pleasant include pursuing funding for a regional greenway system, improving coordination
with regional partners, and adopting “complete street” standards on all transportation projects,
which is current Town policy.

Charleston County Comprehensive Transportation Plan, 2006
Charleston County’s plan follows many of the same processes as the CHATS plan by
identifying current deficiencies in the roadway network and modeling future deficiencies. The
plan identifies the projects requested by the local municipalities and screens them for mobility
benefit and constructability. The interchange at the intersection of I-526/ Johnnie Dodds
Boulevard/ Hungryneck Boulevard is a listed project. The County plan also identifies funding
sources for the projects and makes a list of policy recommendations for the municipalities.
These recommendations include:
•

Require traffic impact studies (minimum size to be determined by local jurisdiction)

•

Require adequate transportation infrastructure for new developments including sidewalks
and bike paths

•

Adopt an access management policy

•

Adopt a “complete streets” policy

Town of Mount Pleasant Long Range Transportation Plan, 2006
The 2006 plan is an update to the 2000 Long Range Transportation Plan and is highly
coordinated with regional efforts. The model is based on the CHATS model and updated with
the Town’s population and employment estimates. Recommendations from regional plans
and corridor plans are also considered and incorporated.
A great deal of effort was spent aligning the goals and objectives from the previous
transportation plan and the Town’s Comprehensive Plan. Transportation planning elements
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are aligned with planning goals, and then enhanced with specific performance measures to
allow planners to track the Town’s success in implementing the plan.
The plan follows traditional transportation planning techniques by assessing the current
condition of the transportation network, identifying current deficiencies, and projecting future
deficiencies based on approved and planned developments.
Although the plan was adopted prior to the Priority Investment Act (PIA), the planning team
compared it against the new standards. Except for a few notable instances, the plan meets
all of the PIA requirements. Additional items that could be addressed are:
•

•

Additional maps:
o

Map of activity nodes. Activity nodes can include bicycle and pedestrian
attractors such as schools, parks, major retail, major employment centers,
event centers, or major residential developments.

o

Map of hurricane evacuation routes

o

Map of railroad, airport, or seaport facilities

o

Map of roads by number of lanes and functional classification

The general intent of the PIA is that land use and transportation planning be
conducted simultaneously in an integrated fashion. This would mean considering
land use and transportation alternatives at the same time and evaluating the impacts
of each on the other.

Existing Conditions
Much of the Town’s assessment of the existing transportation network is garnered from the
recent Long Range Transportation Plan (LRTP). Please refer to this document for specific
performance measures. The LRTP is summarized below.

Roadway
Travel patterns within Mount Pleasant are predominantly north-south, using Johnnie Dodds
Boulevard and US 17 as the primary spine within the Town. Other major north-south roads
are Mathis Ferry Road, Coleman Boulevard/Chuck Dawley Boulevard, Rifle Range Road and
Hungryneck Boulevard. The majority of work-related travel occurs at peak times during the
morning and evening commute periods. Over 66% of Mount Pleasant residents work outside
of Mount Pleasant.
Increasingly, the transportation network within Mount Pleasant will serve through-trips
generated outside the Town. These trips will serve employment located in downtown
Charleston and the North Charleston area. All indications show a continuing trend for new
development in the northern section of the Town and redevelopment within the southern part.
This growth will affect the transportation network with respect to providing mobility at a level of
service expected by Town residents. The plan notes roadway segments that are deficient in
terms of their ability to handle congestion, defined as level of service E or F (with the highest
level of service being A and the lowest being F).
Roadway segments deficient as of 2003 include:
•

Johnnie Dodds Boulevard from the Cooper River Bridge to Houston Northcutt

•

Johnnie Dodds Boulevard from Bowman Road to I-526

•

Long Point Road from Whipple Road to Rice Planters Drive

•

US 17 from I-526 to Isle of Palms Connector

•

US 17 from Long Point Road to SC 41

•

Rifle Range Road from Myrick Road to Ben Sawyer Boulevard

•

Rifle Range Road from Bowman Road to Appling Drive

Roadway segments projected to be deficient in 2030 with only committed projects funded are:
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•

Johnnie Dodds Boulevard from Ravenel Bridge to I-526

•

US 17 from I-526 to SC 41

•

Mathis Ferry Road from Anna Knapp Boulevard to Whipple Road

•

Rifle Range Road from Appling Drive to Bowman Road

•

Hungryneck Boulevard Phase I

•

Ben Sawyer Boulevard from Center Street to Palm Boulevard

•

Isle of Palm Connector from Rifle Range Road to the Town line

•

Long Point Road from Whipple Road to US 17

•

Rifle Range Road from Isle of Palms Connector to James Jefferson Road

•

US 17 from Porchers Bluff Road to Darrell Creek Trail

•

SC 41 from US 17 to Parker’s Island Road

These deficiencies are projected to occur even after the construction of new roadway
improvements in the local and regional plans. The completion of these committed
improvements will facilitate transportation operations, but the projected growth in population
will affect the roadway network. The travel demand model shows that over one-third of the
regionally-significant roadways within the Town of Mount Pleasant will be congested in 2030.

Transit
CARTA operates two fixed routes in Mount Pleasant:
1)

2)

#2 Mount Pleasant-West Ashley Express
o

Runs weekdays during peak AM and PM travel times

o

Park and ride lots located at Super Wal-Mart and K-Mart

o

Fourstops downtown, but only West Ashley stop is Citadel Mall

o

Experienced a 221% increase in ridership from July 2007 to July 2008

#40 Mount Pleasant
o

Runs daily

o

Experienced a 29% increase in ridership from July 2007 to July 2008

CARTA also operates two FLEX/DEMAND routes in Mount Pleasant:
1)

2)

#4N Mount Pleasant Late Night
o

Runs weekdays and Saturdays from 9pm to 1am

o

Riders going to Mount Pleasant can board as late as midnight downtown
and go anywhere in Mount Pleasant for $2

o

The only designated stop is Meeting Street/Mary Street. Riders can board
there without a reservation and simply tell the driver where they want to go
in Mount Pleasant zone (as far as the Super Wal-Mart on Highway 17
North; also provides service to Isle of Palms, Wild Dunes, and Sullivan’s
Island)

o

Reservation required ahead of time if not boarding at Meeting/Mary Street

#401 Mount Pleasant Flex
o

Runs daily, but operates as demand-response route so the route varies

o

Flex routes transport riders within a designated zone to any other point
within the zone
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o

Mount Pleasant zone is south of Highway 17 up to Hamlin Road, including
Isle of Palms, Wild Dunes, and Sullivan’s Island

Of all CARTA routes, only one is self-sufficient – #203 Medical University Shuttle. As of July
2008, this route recovers 108.30% of its costs to operate. No other route recoups more than
44% of its costs. On average (and not including the Medical University Shuttle), a route
recoups 20% of its costs to operate.

Bicycle and Pedestrian System
Sidewalks and bicycle facility locations were identified in the 2006 Long Range Transportation
Plan. Recent expansions to the Town’s bicycle and pedestrian system include the
multipurpose lane along the new Ravenel Bridge and the Patriot’s Point Nature Trail. Existing
pedestrian facilities along major roadways within the Town include:
•

Coleman Boulevard

•

Chuck Dawley Boulevard

•

Ben Sawyer Boulevard

•

Hungryneck Boulevard

•

Isle of Palms Connector

•

Rifle Range Road

•

Long Point Road

•

Venning Road

•

Six Mile Road

•

Hamlin Road

•

Park West/Dunes West Boulevard

•

SC 41 in the Phillips Community

•

Mathis Ferry Road

•

Whipple Road

Bicycle facilities within the Town include the Coleman Boulevard bicycle lanes and a
multipurpose lane along the new Ravenel Bridge. All new and future residential developments
will include sidewalk construction based on the current Mount Pleasant Land Development
Regulations.
The South Carolina State Trails Plan (2002) identifies several trails within the vicinity of Mount
Pleasant. The East Coast Greenway hiking/mountain biking trail that connects Florida to
Maine, running through Mount Pleasant and Charleston County. A specific route within Mount
Pleasant has been identified and runs along Coleman Boulevard through the Old Village area
to Sullivan’s Island. It then runs along Jasper Boulevard and Palm Boulevard, returning to
Mount Pleasant along the Isle of Palms Connector. From there, two proposed alignments are
suggested, one running northeast along US 17, the other running northwest along SC 41. A
map is included below:
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Figure 3: Proposed East Coast Greenway Route (Red)

Source: CHATS Long Range Transportation Plan, 2005.

The Charleston County Comprehensive Greenbelt Plan, adopted in 2006, identifies an
estimated 200 miles of bicycle, pedestrian, and greenway trails that could be implemented by
the Charleston County Greenbelt Bank and the Charleston County Park and Recreation
Commission. Although a specific location for this Greenbelt is only drawn through Mount
Pleasant in concept, the intent is to connect Francis Marion National Forest to regional parks
with a multi-use path.

Freight and Ports
The Wando Welch Terminal, located in the southwestern section of town, is designated as
one of thirteen Official National Highway System Intermodal Connectors within South Carolina
by the Federal Highway Administration. The projections for intermodal traffic and the positive
prospectus for international trade connected to the ports ensure that truck traffic will continue
to be a substantial portion of traffic traveling through the Town.

Planned and Funded Projects
Projects Planned in the Town’s LRTP
In its Implementation Plan chapter, the LRTP identifies recommended transportation projects
based upon the goals and measures developed during the LRTP process. The LRTP
employed a Town-specific travel demand model to evaluate the effectiveness of various
proposed projects for meeting the Town’s goals. Projects were advanced based upon their
effectiveness as well their inclusion in other major planning efforts, such as the previous
LRTP. The transportation projects in the Implementation Plan will help mitigate many of the
transportation issues and maintain an acceptable level of network mobility.

Projects with Identified Funding
Transportation projects are mostly funded through the expenditure of federal dollars allocated
to each state. While the Long Range Transportation Plan contains a list of desired long range
transportation projects for the region, projects must graduate to the short term list, or
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Transportation Improvement Plan (TIP), before they can access state and federal funding.
The TIP is a five year list of funded transportation projects. The TIP includes those
transportation projects identified by the region as having the greatest importance which
should be constructed within that five year planning horizon. An updated list of funded
transportation projects, including those from the 2009 CHATS TIP, is included below:
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Table 31: Summary of Committed Funds and Project Costs by 2006 Long Range
Transportation Plan Update Recommended Projects1
Committed Funds
LRTP
Project ID
Project Description
Phase I (2006-2011)
1
2

US 17 widening (COMPLETED)
IOP widening (COMPLETED)2

PE, ROW,
and/or CONST
26,357,000

4
5
6
7
8
9
10
11
T13
T14
T15
T16
T17

HNB III4
Whipple Road (COMPLETED)
Wingo Way extension (COMPLETED)
Bowman Road widening (Mathis Ferry to
US 17)
Bowman Road widening (US 17 to HNB II)
Porchers Bluff (COMPLETED)
S. Morgan's Point Road extension
(COMPLETED)
Park Blvd (COMPLETED)
Rifle Range Road / Ben Sawyer
Rifle Range Road / Bowman Road
Rifle Range Road / IOP
Rifle Range Road / Hamlin Road
Rifle Range Road / Six Mile

Source
CHATS Guide Share

$

Uncommitted
Cost
Remaining

26,357,000

CHATS Guide Share

HNB II3 (TOWN PORTION COMPLETED)
3

Project Cost
Estimate

$

-

$

-

5,942,000

Town of Mount Pleasant and
Developer Commitment

$

5,942,000

$

-

3,553,000
3,285,000
1,194,000

Town of Mount Pleasant
Town of Mount Pleasant
TOMP/SCDOT

$
$
$

3,553,000
3,285,000
1,194,000

$
$
$

-

3,000,000
9,100,000
1,000,000

TOMP/Fed Earmark
TOMP/Fed Earmark
Developer Committed

$
$
$

3,000,000
9,100,000
1,000,000

$
$
$

-

1,629,000
1,900,000

Developer Committed
Developer Committed

$
$
$
$
$
$
$

1,629,000
1,900,000
600,000
600,000
600,000
600,000
576,000

$
$

600,000
600,000
600,000
600,000
200,000

376,000
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LRTP
Project ID

Committed Funds
PE, ROW,
and/or CONST
Source

Project Description

Phase II (2012-2030)
I-526/US 17 Interchange
12
Park West Boulevard Widening
13
US 17 Widening (IOP to Darrell Creek Trail)

15
17
20
21
T3A
T5
T9
T10B
T12

Project Cost
Estimate

51,400,000

State Infrastructure Bank

14,375,000

Town of Mount Pleasant,
Charleston County, Federal
Earmark, Developer
Commitment

SC 41 Widening (US 17 to Bessemer Rd)
IOP Widening
IOP Bridge Restriping Study
5
HNB III and IV to 5L

3,214,000

JDB Widening to 6-lanes With 4-lane Urban
Interchange at Bowman Road

70,000,000

Charleston County 1/2 cent
sales tax

$
$

51,400,000
1,800,000

$
$

1,800,000

$
$
$
$

28,000,000
9,220,000
1,500,000
15,000

$
$
$
$

13,625,000
9,220,000
1,500,000
15,000

$

16,380,000

$

13,166,000

$

82,000,000

$
$

3,500,000
12,500,000

$
$
$

3,500,000
12,500,000

$

266,251,000

$

69,926,000

US 17 I-526 to HNB6
SC 41 Widening (Bessemer to DWB)
SC 41 to Porcher and frontage road

TOTAL

196,325,000

Uncommitted
Cost
Remaining

12,000,000

Source: Town of Mount Pleasant Transportation Department, 2009.
Notes:
1 Costs in 2009 Dollars
2 Funds and costs included as part of Project 1
3 Funds and costs reflect Town completing entire portion of Hungryneck Phase II with potential to reduce this cost through a
development agreement
4 Cost reflects 3L improvement based on Town Council decision
5 Cost reflects maintaining Hungryneck Phase III as 3L and Hungryneck Phase IV as 3L improvement based on Town Council
decision
6 Funds and costs included as part of Project 12
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Other Initiatives
Department

of

the

Mount

Pleasant

Transportation

The Town of Mount Pleasant’s Transportation Department is engaged in a number of other
initiatives to improve mobility, increase the efficiency of the transportation system, and offer
greater transportation alternatives. Some of the primary initiatives currently under way are as
follows:
•

Expansion of bicycle and pedestrian facilities, both along existing roadways and by
developing new facilities along their own alignments

•

Integrating better transit design into roadway improvement projects

•

Developing enhanced pedestrian crossing treatments for safer roadway crossings

•

Developing a Town-wide wayfinding sign program

•

Implementing an adaptive traffic control synchronization system for arterial roadways
to reduce congestion, delays, and energy consumption
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Land Use
Background
New development will continue to come to the Town of Mount Pleasant as the population
grows, new households are formed, and new businesses are opened. The pace of
development over the next ten years is expected to moderate in comparison with the fastpaced development Mount Pleasant experienced before 2005. From 2010 to 2020, the
population is expected to grow from 67,914 to 75,281, an increase of 7,367 persons or a
population growth of 10.8%. Household growth is expected to come in at about the same
pace, with a 10.8% increase in the number of households, served by the construction of an
estimated 3,000 new homes in the Mount Pleasant area. At low densities (about 3 units per
acre), new housing development would consume an estimated 1,000 acres of additional
undeveloped lands; at medium densities (about 6 units per acre), new housing development
would consume an estimated 500 acres of undeveloped lands; and at high densities (about 9
units per acre), new housing development would consume an estimated 330 acres of
undeveloped land.
If commercial development keeps pace with residential development, the Town of Mount
Pleasant can also expect at least 356,000 square feet of retail development and 133,000
square feet of office development. For comparison, Mount Pleasant Towne Centre contains
456,728 square feet of retail space. At typical suburban densities, this amount of commercial
development (office and retail) could fit on 56 acres of developed land.

Existing Land Use Inventory
This section explores the Town’s current land use patterns and consumption. Land Use
categories from the 2003 Comprehensive Plan are carried forward for consistency. These
land use categories describe in broad terms how land is currently being used.
It is important to distinguish the difference between these land use categories and zoning.
Zoning is regulatory language that prescribes what types of development and uses are
permitted on a specific property. In many cases, the property is used as it is currently zoned,
but in some instances, zoning may permit a different use or a greater intensity than what is
currently on the parcel. The Current Land Use Map, Figure 8.1, shows how land in the Town
is used.

Current Land Use Categories
Natural/ Undisturbed Areas: This category depicts areas of the Town that are
undevelopable or environmentally sensitive. These lands include salt water marshes, which
are habitat to much of the area’s wildlife and marine resources.
Open Space Recreation Areas: This category depicts existing public parks and recreation
opportunities.
Urban and Rural Conservation Areas: The desire for natural conservation rests at the heart
of this land use designation, both in established urban areas of the Town and in outlying rural
areas. This land is currently predominately undeveloped or in agricultural use at this time.
Agricultural Residential Communities: This land use designation preserves and protects
the unique development characteristics of early African American and other settlements and
sustains the sense of community present herein. Although these settlements generally fall into
the low-density land use category (see below), historic subdivision patterns have resulted in
clusters of denser development.
Low Density Residential Areas: This land use designation is for low density single family
residential development patterns that range between suburban and rural densities.
Medium Density Residential Areas: This land use designation is for medium density, single
family residential areas typical of most suburban communities.
High Density Residential Areas: This land use designation is for small footprint single family
homes in close configurations and two or three story apartments and multifamily
developments.
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Commercial Areas: This is an inclusive economic or business designation involving retail
and office uses.
Business/ Light Industrial Areas: This category depicts existing industrial uses.
Economic Development Areas: This land use designation is dedicated to commercial
activities that bring revenues into Mount Pleasant from outside the community to strengthen
the Town’s economy and tax base. Permitted land uses include corporate headquarters,
research and development facilities, and tourism, education, and finance-related uses.
Public/Institutional Areas: This land use designation is for government-related land uses
and institutions, such as schools and religious facilities.

Current Land Use Patterns
The current land use summary table provides an overview of land use patterns for the 2003
planning area. Although from its main roadways it may appear that Mount Pleasant has seen
substantial development, current land use is dominated by Conservation lands (some of
which are not developable), followed closely by Low Density Residential. The largest land
use category within the planning area is Conservation, which includes a total of 13,938 acres
or 42% of land in the planning area in Natural/Undisturbed, Open Space/Recreation, Rural
Conservation, and Urban Conservation land uses. The second largest land use category is
Residential, with 12,492 acres or 38% of the area. The largest subcategory within Residential
is Low Density Residential, which includes 9,248 acres. The next major categories of land
use include Commercial/Institutional with 4,604 acres or 14% and Special Consideration with
1,899 acres. Within Special Consideration, the largest land use category is Special
Consideration Sweetgrass, which constitutes about half of all Special Consideration areas.
Only 3.8% of land is developed for Commercial land uses, with an additional 2.3% developed
for Business/Light Industrial.
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Table 32: Current Land Use Summary Table, Total Acres
Current Land Use

Developable

Developed

Restricted

Undevelopable

Agricultural Residential
Communities
Low Density Residential

826
1,747

1,000
7,042

0
0

13
459

1,839
9,248

Medium Density
Residential
High Density Residential
Residential Subtotal

139
111
2,823

462
629
9,133

0
0
0

27
37
536

628
777
12,492

Business/Light Industrial
Commercial
Economic Development
Public-Institutional

381
519
256
48

752
1,262
52
1,248

0
0
0
0

1
75
2
9

1,134
1,856
310
1,305

Commercial/Institutional
Subtotal

1,204

3,314

0

87

4,605

Natural/Undisturbed
Open Space-Recreation
Rural Conservation
Urban Conservation
Conservation Subtotal

82
202
1,515
387
2,186

197
1,543
938
1,138
3,816

265
910
907
232
2,314

3,709
1,624
287
1
5,621

4,253
4,279
3,647
1,758
13,937

Special Consideration
Coleman

32

194

0

0

226

Special Consideration
Commercial

15

18

0

0

33

Special Consideration
HDR

24

10

0

1

35

Special Consideration
LDR

3

2

0

0

5

Special Consideration
MDR

7

1

0

0

8

Special Consideration
Rural Developable

664

0

0

0

664

Special Consideration
Sweetgrass

373

549

0

6

928

Special Consideration
Subtotal

1,118

774

0

7

1,899

Total

7,331

17,037

2,314

6,251

32,933

Total

Source: Town of Mount Pleasant Current Land Use data
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Table 33: Current Land Use Summary Table, Percentage Acres
Current Land Use

Developable

Developed

Restricted

Undevelopable

Agricultural Residential
Communities
Low Density Residential

2.5%
5.3%

3.0%
21.4%

0.0%
0.0%

0.0%
1.4%

5.5%
28.1%

Medium Density
Residential
High Density Residential
Residential Subtotal

0.4%
0.3%
8.5%

1.4%
1.9%
27.7%

0.0%
0.0%
0.0%

0.1%
0.1%
1.6%

1.9%
2.3%
37.8%

Business/Light Industrial
Commercial
Economic Development
Public-Institutional

1.2%
1.6%
0.8%
0.1%

2.3%
3.8%
0.2%
3.8%

0.0%
0.0%
0.0%
0.0%

0.0%
0.2%
0.0%
0.0%

3.5%
5.6%
1.0%
3.9%

Commercial/Institutional
Subtotal

3.7%

10.1%

0.0%

0.2%

14.0%

Natural/Undisturbed

0.3%

0.6%

0.8%

11.3%

13.0%

Open Space-Recreation
Rural Conservation
Urban Conservation
Conservation Subtotal

0.6%
4.6%
1.2%
6.7%

4.7%
2.8%
3.5%
11.6%

2.8%
2.8%
0.7%
7.1%

4.9%
0.9%
0.0%
17.1%

13.0%
11.1%
5.3%
42.5%

Special Consideration
Coleman

0.1%

0.6%

0.0%

0.0%

0.7%

Special Consideration
Commercial

0.0%

0.1%

0.0%

0.0%

0.1%

Special Consideration
HDR

0.1%

0.0%

0.0%

0.0%

0.1%

Special Consideration
LDR

0.0%

0.0%

0.0%

0.0%

0.0%

Special Consideration
MDR

0.0%

0.0%

0.0%

0.0%

0.0%

Special Consideration
Rural Developable

2.0%

0.0%

0.0%

0.0%

2.0%

Special Consideration
Sweetgrass

1.1%

1.7%

0.0%

0.0%

2.8%

Special Consideration
Subtotal

3.3%

2.4%

0.0%

0.0%

5.7%

22.2%

51.8%

7.1%

18.9%

100.0%

Total

Total

Source: Town of Mount Pleasant Current Land Use data
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This land use summary includes developed acreage, as well as land which has a designated
future land use but is as yet undeveloped. By comparing developed and undeveloped
acreage, one can estimate whether the Town has set aside adequate land to accommodate
future growth. Estimates for population growth over the next ten years vary from a 10% to
18% increase. Estimates for employment growth vary from a 5% to 25% increase. An
aggressive estimate (i.e. ensuring adequate land for growth) would assume a 20% increase in
each; undeveloped land must be set aside for future population and employment growth.
However, it is not sufficient to set aside just 20% of existing land for future growth because
this could increase the cost of limited land. Usually an additional buffer is added in by
multiplying the expected demand for land by 1.5 or 2.0. If we multiply by 1.5, we find that the
Town should budget at least 30% of its current land use acreage in each land use category
for future land development. Table 34 shows, for each land use category, whether there is
current developable land adequate to meet this 30% threshold for future land use demand.
Given the continuation of current land use patterns, there may not adequate land set aside for
Low Density Residential, High Density Residential, and Public/Institutional land uses. The
Public/Institutional category is particularly low on land with only 4% of land designated
Public/Institutional available for development (developable).
Twenty-five percent of Low Density Residential land is developable, which is slightly lower
than the 30% threshold. If there continues to be a strong demand for low density residential
housing types and this is not met in the planning area, potential future residents may be
diverted to more dense housing types or to elsewhere in the region. High Density Residential
has only 18% of its land developable, which means there may not be adequate land currently
designated for high density housing, particularly in light of the lack of workforce housing in the
Mount Pleasant area. In general, all residential land has about 30% of land developable,
which suggests that the Town of Mount Pleasant may need to take a closer look at its supply
of developable residential land within a ten or twenty year horizon. Some options for
increasing the availability of land for residences are to annex more land into the Town,
increase permitted densities on developable land, or promote residential development in
redevelopment areas.
Commercial categories generally have adequate land for the ten year growth horizon, with the
exception of Public/Institutional. The Economic Development category has room for 495%
growth on its developable lands, suggesting that ample land is set aside in this land use
category.
The Special Consideration Coleman land use category does not need developable land for
the ten year horizon, as this area is planned for primarily infill and redevelopment.
It should be noted that these are rough estimates of the demand for future land uses, and that
changes to development patterns could alter the amount of land needed to accommodate
development. For example, if the Town of Mount Pleasant encourages redevelopment in
focused areas, a substantial proportion of new development could be accommodated with
little in the way of additional developed acreage.
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Table 34: Developable Land Available for Growth for Select Land Use
Categories
Low Density Residential

25%

Medium Density Residential

30%

High Density Residential

18%

Residential Subtotal

31%

Business/Light Industrial

51%

Commercial

41%
495%

Economic Development

4%

Public-Institutional
Commercial/Institutional Subtotal

36%

Subtotal

43%

Source: EDAW AECOM, 2009; Categories that may lack adequate land for the ten year planning
horizon are highlighted in red.

Special Land Use Areas
Agricultural Residential Communities
Mount Pleasant’s agricultural residential communities are primarily areas of historic AfricanAmerican settlement and family compounds often dating back to the immediate post-Civil War
era. These areas are characterized by disorganized parcelization patterns and a lack of
infrastructure, including a lack of streets for access. Though the lack of infrastructure is a
concern for these communities, the lack of improved roadways does keep the area safe for
pedestrians by limiting through traffic. And while the scattered parcelization pattern may pose
an obstacle to urban development, it often supports the valued patterns of family settlement,
with many generations living together on nearby parcels that have been split off over the
years. The challenges of Mount Pleasant’s agricultural residential communities are many,
including maintaining their character amidst urbanizing land use patterns, providing public
services in a continuous and effective manner, providing adequate drainage and other basic
infrastructure, and balancing the competing demands of private property ownership and
community preservation.
The planning area’s agricultural residential communities include Phillips, Four Mile, Six Mile,
Seven Mile, Ten Mile, Hamlin, Hamlin Beach, Scanlonville, Green Hill, and Snowden.

Coleman Boulevard - Ben Sawyer Boulevard
The Coleman Boulevard Revitalization Master Plan was adopted in 2008. This plan covers
242 acres along Coleman and Ben Sawyer Boulevards from Magrath Darby Boulevard to the
Town’s marsh edge. The Coleman Boulevard Revitalization Master Plan calls for a “vibrant
Lowcountry downtown corridor.” The plan emphasizes placemaking through a unified,
pedestrian friendly, streetscape design and a series of public spaces along the corridor. The
plan also recommends specific parcels for redevelopment and increased residential densities
in select locations.

Johnnie Dodds Boulevard
A redevelopment and revitalization study was completed in March 2008 for Johnnie Dodds
Boulevard, but it has not been adopted by the Town Council to date. The study area runs
along Johnnie Dodds from the Ravenel Bridge to I-526 and is approximately 850 acres in
size. The plan calls for four districts: a Hospitality District; a Neighborhood Commercial
District; a Neighborhood Office District; and a Health and Wellness/Economic Development
District. The most intense development, tallest heights, and greatest redevelopment
opportunities are at either end of the study area. Architectural and landscape controls are
also an important part of this proposed redevelopment plan.
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Patriots Point
Patriots Point includes a large and well situated area immediately south of the Ravenel Bridge
landing, with excellent views and access of Charleston Harbor. Much of the land at Patriots
Point is owned and managed by the Patriots Point Development Authority which is governed
by a Board of Directors, but there are also a variety of other private landowners. The Board’s
primary responsibility is managing the Naval and Maritime Museum located on the site.
Besides the museum, the primary land use on Patriots Point is recreational, including a golf
course and the College of Charleston recreational complex. Patriots Point is also home to a
resort and a marina. Some high-rise residential development is located along the northern
edge of the point.

Wando Welch Terminal
The South Carolina State Ports Authority operates the Wando Welch Terminal, a port
container terminal, in the southwestern part of the planning area outside of incorporated
Mount Pleasant. The terminal is located off of Long Point Road, just west of I-526 and north
of Hobcaw Creek. Due to its proximity to the interstate, most truck traffic to the terminal can
be routed along the interstate and avoid local roads. Hobcaw Creek provides a nice buffer
from neighborhoods to the south, and the terminal is screened along its southern edge by a
small forested area. There are some land use conflicts between the Wando Terminal and
adjacent neighborhoods, which is located east of the terminal and south of Long Point Road.

Palmetto Islands County Park
Palmetto Islands County Park is a 943-acre park operated by Charleston County Park and
Recreation Commission, located west of US 17 and on the southern banks of the Wando
River and its tributaries. The park is largely in a natural state with predominantly passive
recreational facilities, and is one of few parks in the planning area that provides public access
to a water body. Access to the park is provided by Needlerush Parkway, which runs through
a single family residential neighborhood.

Laurel Hill Plantation
Laurel Hill Plantation is a 781-acre tract of undeveloped land at the northern corner of the
intersection of US 17 and US 41. The plantation presently consists primarily of forests and
wetlands and contains only a single residential structure for those who maintain the property.
The plantation is governed by John Muller’s will, who requested that the property remain in a
predominantly natural state and be used for religious, charitable, scientific, literary, and/or
educational purposes.

Planned Communities
A large proportion of land in the Town of Mount Pleasant has been developed in planned
communities under one of the Town’s planned development district designations. Planned
developments have many benefits, especially for residents of these communities. Recently
planned communities have also been successful in including commercial, civic, and economic
development elements as well as residential, resulting in more successful mixed use
communities. In some cases, school sites and public parks have been dedicated for use of
the general public.

Overlay Districts
A number of special land use areas are governed by Overlay Districts that protect their
distinctive character or manage unique land use situations.

Coleman Boulevard - Ben Sawyer Boulevard Overlay District
The purpose of this zoning district is to implement the Coleman Boulevard Revitalization
Master Plan. The district governs land use, density bonuses, permitted outdoor uses, height
and bulk requirements, buffers, the relationship of buildings to the street, sidewalks and
activity zones, plazas, and various other requirements towards guiding development to be
compatible with the plan vision.
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Old Village Historic Overlay District
The Old Village Historic District ordinance establishes the Old Village Historic District
Commission as a review body for protecting the historic structures and overall character of the
Old Village area of Mount Pleasant. The overlay defines the boundaries of the district and
provides general regulations pertaining to yards, buffers, and house size.

Shem Creek Waterfront Overlay District
The Shem Creek area is a unique cultural and historical resource for the community, and it
has been used for water dependent uses, such as shrimping, for decades. The Shem Creek
Overlay was developed in order to protect water dependent uses in the area and to permit
small-scale mixed use development that is compatible with the marine industry and adjacent
neighborhoods. Residential and retail uses are permitted, but only as a conditional use.

Hungryneck Boulevard - Venning Road Overlay District
The purpose of the Hungryneck Boulevard-Venning Road Overlay district is to protect the
historic African-American settlement known as the Four Mile community, which was affected
by the extension of Hungryneck Boulevard. The overlay protects the existing and historical
uses native to the Four Mile community and also limits the impacts of proposed new
developments to the overlay area. Specifically, new development is limited in size and must
be buffered from adjacent existing residential properties. The overlay also requires
compliance with Hungryneck’s access management plan.

Sweetgrass Basket Overlay District
The purpose of the Sweetgrass Basket Overlay District is to create consistency between the
Town of Mount Pleasant and Charleston County on land use and planning matters for this
area. Properties in this area are mostly unincorporated. This district also protects the
tradition of selling sweetgrass baskets in roadside stands also in addition to protecting the
general rural character of this particular community. The overlay permits minor subdivisions
and accessory dwelling units to foster historic settlement patterns for this community.
Commercial development is permitted areas along Highway 17 North only, but is limited in
type and/or intensity, and buffers are required.
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Major Land Use Issues
The following is a brief summary of the major land use issues currently facing the Town of
Mount Pleasant.

Level of Service
One of the primary purposes of land use planning is to provide coordinated and efficient
government services. Service provision is more efficient when the incorporated area is
compact and connected, without service gaps or leapfrogged areas. Mount Pleasant faces
level of service issues on two fronts. The unincorporated areas within Mount Pleasant can
make service provision less efficient. Having multiple service providers - sometimes the
Town, sometimes the County, sometimes other entities - serve a single connected area is
less efficient than establishing the Town as the primary serve provider for the entire planning
area. This issue has led to the Town’s current policy that seeks annexation of unincorporated
areas within the current planning area.
The second issue is how far to extend Town boundaries in order to plan for future growth and
development and how to plan for the extension of services in an efficient manner. The Town
is also considering expanding its planning area and annexing areas in order to preserve their
rural character. Consideration must be given to the level of service provided to these areas.

Infill and Redevelopment
Most of the Town’s growth in recent years has been outwards or northwards along US 17 and
SC 41. For a number of reasons, infill and redevelopment have become more compelling as
a policy issue for the Town. As traffic congestion has grown in the Town with new
development, and as gas prices have risen, market demand has increased for living in more
accessible locations closer to employment, services, and other major destinations. There is a
great deal of interest among Town stakeholders in creating more pedestrian-oriented
destinations within the Town, as is reflected in the Coleman Boulevard Revitalization Master
Plan. In addition, the Town is looking to bolster its tax base by replacing underutilized land
with more intensively developed, higher value, mixed use developments. All of these forces
suggest a greater need for the Town to promote infill development and redevelopment in
targeted areas. At the same time, quality of life in the Town’s residential areas is generally
prized, therefore infill and redevelopment should occur in such a way as to preserve the
character of nearby residential areas, with buffers and transition zones where appropriate.
The Town’s redevelopment studies so far have incorporated transition zones to scale down
from higher density redevelopment to nearby residential areas.

Economic Development
Business and employment growth requires that sufficient land in suitable locations is set aside
for these purposes. Business and employment growth are in the interest of the Town, as
businesses provide significant revenues to the Town through business license fees, property
taxes, sales taxes, and hospitality revenues.
Businesses also provide employment
opportunities for Town residents. In addition to other commercial zoning districts, the Town
also includes an Economic Development District in order to promote business development in
suitable locations. The Town is interested in continuing to provide suitable locations for
existing and new business growth. One area of focus for these efforts is to promote suitable
locations for tourism in the Town, building upon the Town’s existing cultural and tourist
amenities, such as Patriot’s Point, Shem Creek, and Boone Hall (unincorporated).

Transportation - Land Use Connection
Although historically transportation and land use plans have been developed separately,
planners have long known that transportation and land use planning efforts strongly influence
each other and should ideally be linked. The South Carolina Priority Investment Act requires
that future planning efforts integrate transportation and land use planning.
While all population growth brings increased traffic, traffic increases most rapidly when new
development occurs primarily on the fringe of the urbanized area. New residents at the edge
of the urban area drive the longest distances to work and shop and contribute the most to
added traffic congestion. Oftentimes when transportation improvements add capacity, they
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incidentally make the most outlying land more suitable for development, thereby attracting
more development and greater congestion. Ironically, transportation improvements can often
induce additional development and traffic, and therefore it is very difficult to improve
congestion through road improvement projects alone.
The best way to combat congestion is to link transportation investments with land use
planning. If road capacity is widened, densities on the outer edge of the urban area must be
reduced at the same time to prevent congestion-producing sprawl. Also, new residential
development should be targeted in those areas closest to major destinations, such as
employment centers and shopping centers, and in areas with the most existing transportation
infrastructure. A strategy that both improves transportation infrastructure and shortens trip
lengths through land use planning is most likely to be effective.

Water Quality
As US environmental standards have improved, water pollution from point sources – i.e. from
industrial plants or other major facilities – has decreased dramatically. In today’s world, the
main source of water pollution is nonpoint sources located on developed and agricultural
lands. Water running off rooftops, roads, parking lots, and other impervious surfaces
eventually makes it way into natural waterways such as the Wando River. As the water runs
over various impervious surfaces, the water temperature rises, the volume and speed
increases, and the water picks up pollutants and debris. As this stormwater flows into natural
waterways, the waterways become polluted and their normal ecological function becomes
disturbed. Some types of wildlife may have trouble surviving, and the number of undesirable
bacteria may increase. In short, the greatest threat to water quality today is the sheer
amount, type, and location of developed and disturbed land.
To comply with federal water quality standards, the Town has taken several measures,
including enacting a Stormwater Management and Water Quality ordinance. In addition, land
use planning can contribute to or detract from water quality. General land use strategies used
to promote water quality include protecting undisturbed, natural areas adjacent to bodies of
water and designing sites to retain water on site and to slow the flow of water off-site. There
is a considerable volume of knowledge about how to develop land in a water-friendly manner;
these techniques are often referred to collectively as “Low Impact Development.” The Town
also operates a Stormwater Utility to construct stormwater improvements that prevent flooding
and reduce water pollution. For more on the Town’s Stormwater Utility, please see the
Community Facilities chapter of this Community Profile.
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