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Part 1: Introduction and Background
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“If there is a time for you to 
understand and appreciate the 
necessity of your involvement—the 
time is now. It is critically important 
for the citizens of Charleston County 
to have an opportunity to have input 
into this plan. This plan will be the 
guide that we use between now and 
2020. Many changes will happen 
and without your involvement we 
will not have done our jobs as good 
as they could have been done.”
		  – U.S. Rep. Tim Scott

	 Former Charleston County 
	 Council Chairman
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OVERVIEW

The Charleston County Comprehensive Plan (the Plan) 
is the future vision for preservation and development 
in Charleston County (the County) for the next five 
to ten years.  The Plan establishes strategies for the 
County to pursue to maintain and enhance its high 
quality, unique landscapes with a focus on strategies 
that the County government can directly influence and 
achieve.  

The comprehensive planning process identified a 
series of over arching themes that serve as the primary 
guidance for the recommended strategies and imple-
mentation initiatives.  These themes are: 

1.	The major policies and direction of the 1999 
Comprehensive Plan, the subsequent 2003/2004 
Comprehensive Plan Review, 2008 Comprehensive 
Plan Update, and 2013-2014 Comprehensive Plan 
Review are still largely valid and accurate. All future 
Plan updates and reviews should stay the course and 
build on the past success of the Plan.

2.	Rural preservation is very important.  The Plan needs 
to place emphasis on the protection of the unique 
Lowcountry character.  The Urban Growth Boundary 
needs to be institutionalized though intergovern-

mental agreements and/or working relationships in 
order to direct higher intensity growth to the Urban/
Suburban Area where adequate infrastructure and 
services are in place, allowing for preservation of the 
rural character of the majority of the County.

3.	Fiscal responsibility is essential to success for the 
County.  New development needs to generate rev-
enue equal to the cost of providing new services and 
infrastructure so that existing residents and busi-
nesses do not pay a disproportionate share of the 
cost of growth.

4.	The broad nature of comprehensive planning is im-
portant for a successful future, however, there are ar-
eas in the County where more detailed land use study 
and planning will be necessary. 

5.	The County is but one of many players in the region 
that can influence the preservation of resources, 
form of development, and provision of services and 
infrastructure. It is vitally important that the County 
recognize its ability to manage its destiny and estab-
lish working relationships and/or formal agreements 
with other jurisdictions and agencies that contribute 
to the quality of life. 

6.	The Plan places an emphasis for growth to occur 
within the Urban Growth Boundary (UGB) where 
public infrastructure and services exist. Additionally, 
the Plan recognizes the need for mixed-use develop-
ment and a diversity of housing types that are afford-
able to County residents and located near existing 
infrastructure while preserving and protecting the 
Rural Area for future generations. A commitment 
to balance social, economic and environmental con-
siderations is required to achieve the objectives set 
forth in the Plan. The integration of these three ba-
sic areas of concern into all development processes 
with broad public participation in decision making 
is important for achieving sustainable development 
in Charleston County.

The following purpose and intent statement de-
fines the broad role of the Comprehensive Plan. 

Purpose and Intent
The County of Charleston Comprehensive Plan will 
guide public decision-making affecting the quality of 
life in Charleston County through the year 2020. The 
Plan identifies the community’s Vision for the future. 
The Vision articulates the essential components of the 

Chapter 1.1 Introduction
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quality of life in Charleston County, as identified by 
the community, and serves as the touchstone for the 
Comprehensive Plan.  The various elements of the Plan 
are designed to accomplish this Vision by articulating 
goals for the future regarding the pattern, quality, and 
intensity of land uses, the provision of public facilities 
and services, economic development, availability of 
housing, and preservation of natural and cultural 
resources.  The Plan also establishes strategies or actions 
and implementation tools to enable the County to 
achieve the Vision set out in this Plan.  The components 
of the Plan focus on real actions the County can achieve 
given the appropriate time and resources. The strategies 
of the Plan elements are tied together in a comprehensive 
manner and are executed through both the land use and 
priority investment strategies. 

The following section provides guidance on the struc-
ture of the Plan and the various elements. 

GUIDE TO THE COMPREHENSIVE PLAN

Using the Plan
As stated in the Purpose and Intent, the Plan is a guide 
for public decision-making.  Specifically, the County’s 
elected and appointed officials should use the Plan to 
evaluate future proposals or policy changes to ensure 
consistent decisions are made. Furthermore, the Plan 
should provide guidance to land owners and developers 
on what is appropriate in the County.  

This Plan contains a few terms that will be used to 
describe the various policy recommendations:  
•	 Vision: the comprehensive, over arching statement 

of the desired future of the County.  The ultimate set 
of ideals to which the County should aspire. 

•	 Goal: a statement of desired end-state or target.  Tied 
very closely to the vision statement and focused on 
a specific element of the Plan.  Provides particular 
guidance for where the County should be in the fu-
ture, and sets the tone for the individual strategies 

for each element. 

•	 Strategy: a recommended course of action or task 
the County or its designated agency could undertake 
in pursuit of a Goal and the Vision.  Provides focused 
and achievable guidance on specific topics under the 
Plan element headings.  Ties the implementation of 
the Plan to the Goals and Vision.  

•	 Initiative: a specific set of tasks or a coordinated ef-
fort to be undertaken in the pursuit of implementa-
tion of the Plan. 

While all of the various recommendations of the Plan 
are intentionally interwoven, it is possible to glean in-
formation from a particular section or set of recom-
mendations within the individual elements of the Plan. 
The Plan is provided as a comprehensive guide for the 
County but specific recommendations may apply more 
in one circumstance than another. The elements of the 
Plan are listed below. The Plan dedicates a chapter sec-
tion to each element that includes background and 
strategies/recommendations for that element of the 
Plan. 

Plan Structure
Following these introductory chapters, the Plan is 
divided into the Vision (Part 2), Comprehensive 
Plan Elements (Part 3), and Additional Resources & 
References (Part 4).  The following lists the various 
sections of each chapter and provides a brief overview 
of the contents. 

Part 2: Vision 
•	 Chapter 2.1 Vision Statement is the articulation of 

the components of the quality of life in Charleston 
County, as identified by the community.  This is the 

The scenic views along many of the County’s roads are a key 
component to the vision and character of the County. 

Coordination with both the large and small municipalities in the 
County is important in the long-term success of this Plan. 
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over arching statement of what is important and 
what the County desires now and in the future. 

•	 Chapter 2.2 Goals is the ten specific targets for the 
elements of the Plan, which tie the specific strategies 
for each element to the Vision Statement. 

Part 3: Comprehensive Plan Elements
•	 Chapter 3.1 Land Use Element is the history of land 

use development and strategies to shape the future 
of the Charleston County landscape and geographic 
distribution of preservation and development. This 
element includes strategies for location, quality, and 
quantity of land uses. 

•	 Chapter 3.2 Economic Development Element is the 
overview of the economic environment and strate-
gies to influence employment and business growth 
in the County to support the population. 

•	 Chapter 3.3 Natural Resources Element is the rec-
ognition of the diverse natural assets in the County 
and additional strategies beyond those in the Land 
Use Element to protect and preserve these features.  
This Element includes, through reference, the strat-
egies and information in the Charleston County 
Comprehensive Greenbelt Plan.  

•	 Chapter 3.4 Cultural Resources Element is the rec-
ognition of the diverse historical and cultural assets 
in the County and additional strategies beyond those 
in the Land Use Element to protect and preserve 
these features. 

•	 Chapter 3.5 Population Element is the assessment 
and inventory of population and demographic data 
to establish existing conditions, forecasts for plan-
ning purposes, and strategies to stay apprised of the 
continually changing needs and preferences of the 
population. 

•	 Chapter 3.6 Housing Element is the assessment of 
housing conditions and needs in the County and 
strategies to ensure adequate and affordable housing 
supply is available in the future.  

•	 Chapter 3.7 Transportation Element is the over-
view of transportation data and efforts in the County 
and region as well as a list of necessary and bonded 
improvements to the road network.  This Element 
includes, through reference, the strategies and in-
formation in the Charleston County Comprehensive 
Transportation Plan. 

•	 Chapter 3.8 Community Facilities Element is the 
inventory and status of the various facilities serving 
the population of Charleston County, and strategies 
to ensure continued quality service provision in the 
future. 

•	 Chapter 3.9 Priority Investment, Implementation 
and Coordination Element is the element that pri-
oritizes the investment of County resources into the 
various strategies of the Plan and lists the major ini-
tiatives the County should undertake in pursuit of 
the Plan strategies/recommendations. 

•	 Chapter 3.10 Energy Element identifies steps that need 
to be taken to prepare for a changing style of living 
through conservation and renewable energy.

Part 4: Additional Resources & References
•	 Chapter 4.1 Definitions is the glossary of specific 

terminology used in the Plan.  

•	 Chapter 4.2 Index of References is the index of data 
sources, and documents influencing the creation of 
this Plan which are not included as part of the Plan 
and a listing of the Appendix Documents included 
through reference as part of this Plan. 

Charleston County has established communities, areas where development will take place, and areas that will remain in a natural state. 



6 Charleston County, South Carolina: Comprehensive Plan     

Intentionally Blank



Chapter 1.2 Planning Background 7

Chapter 1.2 Planning Background

AUTHORITY FOR THE COMPREHENSIVE PLAN

In 1994, the County was granted the authority to pre-
pare and maintain a comprehensive plan through the 
South Carolina Government Comprehensive Planning 
Enabling Act (S.C. Code Title 6, Chapter 29). The Act 
consolidated formerly separate legislative acts regard-
ing the local authority to create comprehensive plans.  
Chapter 29 has since been updated to include addi-
tional sections regarding educational requirements for 
local planning officials, vested rights, and the Federal 
Defense Facilities Utilization Integrity Protection Act.   
In 2007, The General Assembly enacted the The South 
Carolina Priority Investment Act thereby amending 
sections of the Comprehensive Planning Enabling Act 
to require local jurisdictions to include discrete trans-
portation and priority investment elements in their 
plans and enhancing the requirements for the housing 
element of plans and zoning codes. 

PLANNING IN CHARLESTON COUNTY

The Comprehensive Plan is adopted by County Council 
as an ordinance.  Before adoption, the Planning 
Commission must make a recommendation and 
County Council must hold a public hearing, giving the 
public a minimum of thirty days public notice of the 
hearing.  The Plan must be reviewed once at least ev-
ery five years to determine if changes are needed which 
require additions or amendments.  The Plan must be 
updated at least every ten years. 

History of Planning in the County

Charleston County adopted its first Comprehensive 
Plan in 1999 after a two year long planning process.  
The 1999 plan was the first prepared under the 1994 
Comprehensive Plan Enabling Act.  The Plan was sub-
sequently reviewed in 2003, updated in 2008, and re-
viewed again in 2013-2014.   The 1999 Comprehensive 
Plan process was overseen by the Planning Commission 
and the Council-appointed Joint Planning Policy 
Committee composed of 25 individuals.  Prior to the 
1999 Comprehensive Plan, planning in the County had 
been done based on geographic subareas of the County.   
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The adopted 1999 County of Charleston Comprehensive 
Plan superseded the area plans and replaced them as 
the effective planning document for the unincorporat-
ed portions of Charleston County.  Although no longer 
in effect, the legacy of these area plans is carried for-
ward through the vision and direction of this updated 
Plan.  The area plans included: 

•	 61 Corridor Growth Management Plan (City of 
Charleston and Charleston County 1986);

•	 James Island Land Use Policy Recommendations 
(James Island Study Committee 1988);

•	 Johns Island Plan 1995 Land Use Update (Charleston 
County 1995);

•	 Edisto Island Land Use Plan (Edisto Island Land 
Use Committee 1993); and

•	Wadmalaw Island  Land Use Plan/Planned 
Development Guidelines (Wadmalaw Island 
Planning Committee 1988).

		
Updating the Plan
This Comprehensive Plan is the result of the state man-
dated five year review and ten year update cycle, the 
need for the County to conform to the new state stat-
utes (The Priority Investment Act) requiring additional 
elements in the Comprehensive Plan, and a response to 
changing economic and growth trends.  The County 
took a very comprehensive approach to updating, 
amending, and reviewing the Plan including exten-
sive public participation, full Planning Commission 
involvement, and a team of consultants who assisted 
in evaluation of trends, and creation of the 2008 Plan 
Update. 

The County’s Role & Other Players
On the surface it may appear that the County should 
be able to manage growth and provide services as an 

independent and wholly functioning entity.  However, 
the truth is that Charleston County is but one major 
player in a dynamic regional context.  The County is 
responsible for several functions and services deliv-
ered through the County such as Emergency Medical 
Services (EMS), the Consolidated 9-1-1 Center, Public 
Safety (Sheriff ’s Office and Detention Center) and 
Environmental Management.  Services that Charleston 
County Government does not directly manage include: 

•	 Schools – Charleston County School District;

•	 Parks – Charleston County Park and Recreation 
Commission (CCPRC);

•	 Bus system – Charleston Area Regional 
Transportation Authority (CARTA);

•	Water resource management and water access per-
mitting – Office of Ocean & Coastal Resource 
Management (OCRM);

•	Municipal garbage and trash pickup;

•	 Sanitary sewer services; and

•	Water services. 

The division of responsibility requires the Charleston 
County Government to work in coordination with 
agencies to provide services.  It also compounds the 
importance of inter-jurisdictional and inter-agency 
cooperation to achieve the growth management intent 
of this Plan.  

The County has the primary role in the prepara-
tion of the Plan. The implementation of this Plan lies 
with County Council, the Planning Commission, 
the Planning Department, the Zoning and Land 
Development Regulations Ordinance, the Half Cent 
Sales Tax Programs including the Greenbelt Plan 
and the Transportation Comprehensive Plan, the 
Public Works Department, the Office of Economic 
Development and other County departments. The 

Priority Investment and Land Use Elements are the 
pivotal components for the Plan, tying together the 
various recommendations into a form that the County 
can and should implement.  

The County must focus on coordination and agree-
ments with other agencies to implement the Plan.  
Because the County does not have the ultimate poli-
cy-making authority or management abilities of such 
services as sanitary sewer, water, and water resource 
management, the County must defer to the respective 
agency.  While this Plan outlines a vision for the future, 
it is necessary to also recognize the importance of the 
other agencies outside the direct control of the County.  
The County can not autonomously manage growth 
without the cooperation of these other agencies which 
provide vital services to the community. 

INFLUENCING TRENDS

The 2008 Comprehensive Plan Update planning process 
started with a set of technical research documents that 
focused on the historic and anticipated future trends 
in population, housing, and non-residential growth.  
The analyses were split into: 1) a demand based analy-
sis (The Demand Analysis) which looks at the poten-
tial growth of the population and the demand for 
new housing and businesses that would be generated 
by that growth; and 2) a supply side analysis (The 
Capacity Analysis) which reviews the available land 
in the County and the potential buildout capacity of 
that land under current zoning and land use policies1. 
Together these analyses provide a guide for where the 
County is headed under current policy and trends the 
discussion of what may need to be adjusted in the 2008 
Plan Update.   

The following sections describe the findings of the 
Demand and Capacity Analyses performed as part of 

1 Both documents are available in their entirety at the Charleston 
County Planning Department. 
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the 2008 Plan Update; however, more up to date demographic trend data from the 2010 
U.S. Census,  2007 - 2011 American Community Survey, and other sources, is included 
in Part 3, Comprehensive Plan Elements, as part of the 2013 - 2014 Comprehensive Plan 
Five-Year Review.

The Demand Analysis
The Demand Analysis conducted as part of the 2008 Plan Update looks at local, regional, 
and national trends to attempt and calibrate a local projection that is truly reflective of 
the economic climate in which the County is operating.  The Capacity Analysis conducted 
as part of the 2008 Plan Update looks at the natural constraints to development and the 
development regulations and policies that protect or permit development to create an 

Figure 1.1.1: Charleston County, Historic and Projected Population Growth

estimate of just how much growth can be accommodated.  
Figure 1.1.1. shows the historic and projected population growth for the County 

from the 2008 Plan Update Demand and Capacity Analyses.  The data is split between 
the unincorporated portion of the County, and the areas within municipal boundar-
ies.  These projections were based on the assumption that annexation trends would 
continue in a similar manner to the historic pattern.  The assumption is that munici-
palities would continue to annex to a certain degree thereby increasing the land area 
of municipalities and decreasing that which is in the unincorporated County.  The 
summary findings of the 2008 Plan Update Demand Analysis include:
•	 Assuming an annual growth rate of 1.7 percent, Charleston County can reason-

ably expect 85,000 new residents during the projection period resulting in a 2020 

Note: 2007 population estimated based on analysis of available recent population estimates. 2010 and 2020 population forecasts are 
based on 1.7 percent annual growth rate. Sources: U.S. Census Bureau, 1970-2000; Miley, Gallo, & Associates, LLC, 2007. Public participation was key in the 2008 update for the 

Comprehensive Plan. 
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population of 425,000.  

•	 Based on the municipal population capture analy-
sis, 70 percent, or 60,000 people, will live in the in-
corporated areas of the County, and 30 percent, or 
25,000, will live in the unincorporated areas.  

•	 Population growth of 1.54 percent a year is expected 
for the municipalities and a relatively higher rate of 
2.24 percent a year is projected for the unincorporat-
ed areas.  However, if annexation activity increased 
significantly, these estimates will shift accordingly. 

•	 Population growth will stimulate housing demand in 
Charleston County.  In total, the County will need 
approximately 42,000 new housing units by 2020. 
Growth in the municipalities will drive housing de-
mand for 30,000 units.  In the unincorporated areas, 
12,000 new housing units are anticipated through 
2020.

•	 Assuming product-type preferences are consistent 
with recent County trends, the majority of the new 
units, 30,000 or 70 percent, will be single-family res-
idences.  Within the municipalities approximately 
21,000, or 69 percent, are expected to be single-fam-
ily units. However, in the unincorporated areas, ap-

proximately 9,000, or 77 percent, are expected to be 
single-family homes, with five percent multi-family, 
and 18 percent mobile homes.

•	 Although Charleston County’s annual employment 
growth rate is projected to be 1.9 percent, our re-
search indicated that the majority of the demand for 
new commercial space is likely to occur within the 
municipalities.  However, special land assemblages 
along with targeted economic development efforts 
could directly affect employment estimates for the 
unincorporated areas.

Capacity Analysis
The companion, supply-side analysis (The 2008 Plan 
Update Capacity Analysis) looks at the capacity of the 
unincorporated land area to support new develop-
ment under current policies.  The unincorporated ar-
eas were targeted because these are the areas in which 
the County is responsible for planning.  This analysis 
started with a current update of existing land use.  The 
land identified as vacant, large residential lots, and 
agricultural land was assumed to have some potential 
development capacity.  Any land with environmental 
constraints or protections was removed from the pool 
of land.  The development densities from 1999 Future 

Land Use Plan and the subsequent 2003/2004 Review 
and existing zoning were applied to the available acre-
age to yield the number of potential homes that could 
be built on the land.  The summary findings of the  
2008 Plan Update Capacity Analysis included:

•	 Zoning provided for a mid-range buildout closer to 
the high density recommendations of the 1999 Future 
Land Use Plan which was reviewed in 2003/2004.  At 
these densities there is capacity for 50,000-58,000 
new homes in the unincorporated parts of the 
County.  

•	The estimated buildout of 50,000-58,000 new homes 
does not account for any future annexations or 
changes to existing zoning designations. The way 
cities annex land will alter the capacity for growth 
and the unincorporated capture rate. If land were 
rezoned to a higher density the capacity would also 
increase. 

•	 In addition to the capacity in large parcels of land 
there is that capacity in currently approved Planned 
Developments, which is approximately 3,360 acres. 

•	 Between 30 and 50 percent of the residential capacity 
is located within the Urban/Suburban Area, based 
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Figure 1.1.2: Residential Capacity Compared to Demand 
(Unincorporated County)

12,ooo Residential Dwelling
Unit Demand in 
Unincorporated County. 

Demand for housing in the unincorporated County is mostly for 
single-family homes.  However, accessory units like the one shown 
here offer affordable options in the more Rural Areas of the County. 

The County has adequate capacity to accommodate growth while 
still preserving much of the rural character.  Current regulations go 
a long way to set appropriate development densities. 

on municipal boundaries existing at the time of the study 
and depending on the density scenario used.

•	The unincorporated County has adequate capacity under 
current zoning regulations to accommodate anticipated 
growth through 2020 and beyond, even while maintaining a 
density of 1 home per 25 acres in large portions of the County.  
Figure 1.1.2 shows the relationship between the demand for 
12,000 units and the capacity under the three density sce-
narios examined. 

•	The unincorporated County has adequate capacity under ex-
isting zoning to absorb projected non-residential economic 
development.  However, with a special sites/land assemblag-
es and proper marketing, additional demand and capacity 
could open up. 

The findings of these two reports, in addition to the pub-
lic comments on the Plan, support the theme that the existing 
policies are on track and the County should stay the course 
during the 2008 Update.  The planning process and public out-
reach are outlined in the following section. 
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THE PLANNING PROCESS

Overview of the Planning Process
The County and consultant team completed the 2008 
Update to the Comprehensive Plan over a period of one 
year starting in September of 2007.  The process includ-
ed four key phases with a public participation element 
between each phase: 1) Data Collection and Analysis; 
2) Policy Development; 3) Draft Plan Document; and 
4) Adoption. 

 Phase one included data gathering and technical 
research.  The planning team collected extensive data, 
prepared the demand and capacity analyses, and con-
ducted interviews with various agencies, departments, 
and stakeholders to evaluate the planning climate and 
assess key data. The first round of public workshops 
was held in October 2007.  An additional workshop was 
held with the Charleston County Citizens Academy in 
November 2007. This first set of workshops was struc-
tured as a fact finding effort.  Four separate workshops 
were held in different locations throughout the county 
to introduce the public to the planning process and so-
licit opinions and concerns regarding strengths, weak-
nesses, and opportunities in the County that should be 
addressed in the Plan update.  The information gath-
ered at these workshops was evaluated by the Planning 
Commission and the consultants and influenced the 
early development of policies in phase two.  The docu-
mentation on both the technical analysis and public in-
put is included in appendices to the Plan. 

In Phase two, the planning team combined input 
from Planning Commission, the public, and the tech-
nical analysis to begin shaping the goals for the Plan.  
These goals along with the existing land use objectives 
and a draft land use plan were presented to the public in 
a second round of public workshops held on February 
25-26, 2008 for comment and discussion.  The com-
ments from Planning Commission and the public led 
to a reworking of the land use approach, the goal state-

ments and the existing land use strategies included 
in this Plan. Following the approval of the goals by 
Planning Commission and additional work on the 
Land Use Element, the planning team began drafting 
the other elements of the Plan.  The materials present-
ed at these workshops and the public input gathered 
are available in the appendices to the Plan.

In Phase three, the draft of the updated Plan stays 
the course of the 1999 Plan and 2003/2004 Plan Review 
by carrying forward many of the original plan objec-
tives and policies. The intent of the updated Plan is 
to strengthen those recommendations by focusing on 
the quality of growth in the County, increasing inter-
jurisdictional coordination, and ensuring that future 
development contributes its fair share to the costs 
associated with growth and does not negatively im-
pact current residents. The elements of the Plan were 
drafted using input from the various departments 
and agencies engaged in the provision of facilities 
and services.  Following the review of the strategies 
of the various elements by Planning Commission, the 
Draft Plan was presented to the public on July 14-15, 
2008.  This series of workshops was intended to pres-
ent a relatively complete version of the Plan to the 
public and solicit another round of comments before 
the final review by Planning Commission and before 
the Planning Commission recommended the Plan to 
County Council.  The comments from the public at 
these workshops are included as an appendix to the 
Plan. 

In Phase four, following the recommendation 
by Planning Commission, through a resolution, 
the Plan was forwarded to County Council, which 
held a public hearing.  County Council considered 
public comments on the Plan and then adopted the 
updated Charleston County Comprehensive Plan by 
ordinance. 

Phase 1
Data Collection & Analysis

Phase 2
Policy Development

Phase 3
Draft Plan Document

Phase 4
Adoption

Public Input Round 1

Public Input Round 2

Public Input Round 3

2008 Comprehensive Plan Update Process



Chapter 1.2 Planning Background 13

Plan Amendments, Reviews, and Updates
In accordance with the provisions of the South Carolina Local Government Comprehensive 
Planning Enabling Act, the Planning Commission must review the Comprehensive Plan 
at least every five years, and update the Plan when appropriate, or at least every ten 
years. The Planning Commission adopted a resolution on October 14, 2013 complet-
ing the Five-Year Review of the Charleston County Comprehensive Plan pursuant to the 
Planning Act.  The resolution stated that the Planing Commission would implement 
the findings of the Five-Year Review through amendments to the Comprehensive Plan 
and Zoning and Land Development Regulations Ordinance to be completed as part of 
the annual work program. The findings of the 2013/2014 Five-Year Review, which are 
incorporated into this document, were subsequently vetted by the public, recommend-
ed for adoption by the Planning Commission on October 13, 2014, and adopted by 
County Council.  This process included five public workshops held in different areas 

of the County to gather public input.  The information presented at the workshops was 
also posted on the County’s web site for citizens to view and provide feedback.  All public 
comments were provided to the Planning Commission and Council and were considered 
in the adoption process.   

As this document is intended to be a proactive policy document for the future develop-
ment of the County based on sound technical merit and extensive public participation, 
amendments to the Plan should not be viewed lightly.  Any amendment to the Plan, even 
those recommended in the future work plans for specific areas, should be held to the same 
high standard and comprehensiveness as the creation of the 2008 Update and 2013/2014 
Five-Year Review.    Because of the coordinated intent of the elements of the Plan, deviation 
from one element in an amendment should be weighed against potential impacts on the 
achievement of other goals, strategies, and implementation measures.  Each amendment 
should be evaluated comprehensively to ensure that proposed changes are consistent with 

Public workshops were set up to provide locations within each of the planning areas for each round of meetings.  

The public work sessions included as part of the 2008 Plan Update 
and 2013/2014 Five-Year Review were designed to provide locations 
for participation that were convenient to the various planning areas 
of the County.   In each round of public input, meetings were held 
in four location over two nights.  The map to the right shows the 
planning areas of the County.  A meeting location was chosen in 
each area.  The turn-out for the meetings was consistent and the 
input from the participants contributed strongly to the resulting 
Plan. 
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the spirit of this Plan, can be supported by public facili-
ties and services, and are supported by all elements of the 
Plan; amendments should not be considered solely as an 
amendment to the Future Land Use Map. The overarch-
ing Vision and Goals for the Plan are presented in Part 
2 and should be interpreted as the “Spirit” of the Plan. 

As part of the 2013/2014 Five-Year Review, five public 
workshops were held in five different areas of the 
county.  Over 160 citizens attended the workshops. 



 15

Part 2: Vision
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Chapter 2.1 Vision Statement

Our vision for the future of Charleston County is tempered by its history.  Charleston County is characterized by its natural scenic beauty, 
active waterways and port, extensive history, truly diverse culture, and vibrant business climate.  However, our greatest asset is our people.  
All of these attributes contribute to its accelerating growth and development.  As this growth continues, it is essential that the people embrace 
a true vision for the County which respects the natural environment and traditional lifestyles, allows for responsible growth and quality 
development with an emphasis on regional cooperation.  While striving to enhance our quality of life, a balance must be maintained be-
tween fostering growth and development and preserving our natural and cultural resources always respecting the rights of the individual, 
including private property rights.  

Historically an agrarian community, vast expanses of land remain in some form of agricultural use.  We should make every effort to support 
these activities for cultural economic and scenic reasons.  This is in keeping with the vision of Thomas Heyward, Jr., a Charleston signer of 
the Declaration of Independence who said “. . .Agriculture is the parent of commerce; and both together form the great sources from which 
the wants of individuals are supplied. . .”

Today many of our recreation activities, quality of life, and tourist attractions are derived from our beaches, waterways, scenic beauty, 
historic preservation, and abundant natural resources.  These should be preserved and protected for future generations.  Additionally, any 
visionary transition into the 21st Century mandates quality education. 

The economic base of the County is shifting; as a community we should encourage this diversification and growth while providing for a va-
riety of opportunities without compromising traditional values and settlement patterns.  Regionally, major employers are the port, tourism, 
the medical industry, the government and military, agriculture, and increasingly manufacturing, specifically high-tech sophisticated manu-
facturing.  As we support these economic activities and quality growth, coordination and cooperation among the various governmental 
entities must occur resulting in improved service delivery, high quality development, and unity. This health vibrant community must look to 
the past, consider the present, and plan for the future in order to remain a superior place to live, work, and play. 
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The Angel Oak on Johns Island. 
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The following statements have been carefully crafted to reflect the Vision and establish specific goals for the various elements of the Plan. These goals are reiterated later in 
the Plan as part of the policies and as capstones for each element.   

2.2.1: Land Use Element Goal
Accommodate quality growth in a way that respects the unique character of different 
parts of the County, promotes economic opportunity where appropriate, respects 
private property rights, is coordinated with the provision of community and public 
facilities, and protects cultural and natural resources. 

2.2.2: Economic Development Element Goal
Charleston County will be an integral part of a strong, diverse, and growing regional 
economy, providing economic opportunities for its citizens and fostering fiscal 
health for county government services and facilities. 

2.2.3: Natural Resources Element Goal
Unique Lowcountry natural resources, such as rivers, creeks, wetlands, aquatic and 
wildlife habitat, beaches and dunes, groundwater, forests, farmland soils, and air 
quality will be preserved, and actions will be taken to mitigate any potential negative 
impacts of growth and development, and enhanced, where appropriate. 

2.2.4: Cultural Resources Element Goal
Cultural, historic and archaeological resources, unique settlement patterns of 
traditional Lowcountry communities (such as historically African-American 
communities and family settlements), and traditional activities (such as Sweetgrass 
Basket Making) should be preserved and protected from potential negative impacts 
of growth and development. 

2.2.5: Population Element Goal
A socioeconomically diverse and growing population will be accommodated by 
Charleston County in an environmentally and fiscally sustainable manner with 
particular attention to low to moderate income residents.

2.2.6: Housing Element Goal
Quality housing that is affordable will be encouraged for people of all ages, incomes, 
and physical abilities.

2.2.7: Transportation Element Goal
A transportation system that is coordinated with land use patterns, community 
character, and promotes alternative ways to move people and goods with an acceptable 
level of service that supports economic development and maintains a high quality of 
life. 

2.2.8: Community Facilities Element Goal
Community facilities and services will be provided in a fiscally responsible manner 
with adequate levels of service and will be coordinated with surrounding jurisdictions 
and will be linked to land use planning and development decisions so that community 
facilities and services have capacity for expected growth and are in place when needed. 

2.2.9: Priority Investment, Implementation, and Coordination Element Goal
Public infrastructure projects will be prioritized through coordination with adjacent 
and relevant jurisdictions and agencies.

2.2.10: Energy Element Goal
Promote use of alternative energy sources and energy conservation measures that 
benefit our communities.

Chapter 2.2 Goals
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Part 3: Comprehensive Plan Elements
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Chapter 3.1 Land Use Element

3.1.1: OVERVIEW

The Land Use Element tells the history of land development in the County and 
presents recommendations and strategies to shape the future of the County.  This 
element provides direction for both the intensity and quality of development and 
specifically addresses aspects of growth management intended to protect the valued 
rural character of the Lowcountry. Charleston County is a unique coastal county 
in South Carolina with a vast array of high quality natural resources, a wide range 
of communities and neighborhoods, and a variety of land uses ranging from un-
touched natural habitats to highly developed urban centers. In some parts of the 
County, these divergent land uses are located in close proximity to one another, 
while in other areas more of a gradual change in the landscape exists as one moves 
outward from the urban centers of the Cities of Charleston and North Charleston, 
and the Town of Mount Pleasant.

Updating and reviewing the County’s Comprehensive Plan provides an opportu-
nity to not only address the intensity of future development, but to truly focus on 
maintaining the features of the unique Lowcountry landscape that make Charleston 
County a cherished place to live, work, and play. The land use pattern and the qual-
ity of the built and natural environments define the character that makes Charleston 
County different from other places in South Carolina and the country.  

The Land Use Element is designed to tell the story of where the County is and 
where it desires to be in regard to the utilization of its land resources.  This is ac-
complished through a detailed existing land use inventory and establishment of over 
arching goals supported by a series of strategies and recommendations to promote 
implementation and action.  

Purpose and Intent
The following land use information, recommendations, and strategies reinforce the 
Urban Growth Boundary, help manage growth, and strengthen the rural and urban/
suburban character of areas of the County.  The recommendations and strategies, 
particularly those contained in the Future Land Use portion of the Plan, are intended 
to provide guidance for the location and intensity of land uses to support the County 
in its review and update of the Zoning and Land Development Regulations Ordinance. 
The Growth Management portion of the Plan provides qualitative strategies to shape 
the character of preserved and developed land areas in the County and further 
distinguish the Rural and Urban/Suburban Areas. Combined, the associated aspects of 
the Land Use Element establish a flexible yet predictable method for determining the 
appropriateness of proposed development to shape the future of the County. 

The Land Use Element strives to provide a balance between 
protection of natural landscapes and logical and sustainable 
development patterns that support economic development and job 
growth. 
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Land Use Background
The history of land use planning in Charleston County 
has evolved over the last few decades.  Prior to the 
adoption of the 1999 Comprehensive Plan, various enti-
ties in the County prepared individual land use plans 
to reflect their visions for their portion of the County.  
Starting in 1997, the County undertook their first com-
prehensive planning effort to bring these community 
level plans together into a consolidated vision for the 
County.  One of the key themes that was relevant then 
and which carries forward today is the distinction be-
tween the characteristics of the rural landscape and the 
more urban character of the developed portions of the 
County. 

Urban Growth Boundary
In the 1999 Plan, a Suburban/Rural Area Edge 

was established as a tool to delineate the Rural Area 
from the Urban/Suburban Area.  During the Five-Year 
Review of the Plan in 2003, the Suburban/Rural Area 
Edge was moved from Brownswood Road to Main 
Road on Johns Island, placing more of the County in 
the Urban/Suburban Area.  An application to move  
the Suburban/Rural Area Edge back to its original 
location was approved in 2004.  Over the years, the 
Suburban/Rural Area Edge came to be thought of as 
an Urban Growth Boundary (UGB), recognized by 
the public, the municipalities in the County, and other 
service providers.  The 2008 Plan Update reflected this 
change in thinking, identifying the delineating line as 
the Urban Growth Boundary.   Section 3.1.5, Growth 
Management, discusses the Urban Growth Boundary 
in more detail.

The Urban/Suburban Area is located within the 
Urban Growth Boundary and is characterized by 
a diverse mix of residential neighborhoods, busi-
ness/industrial uses, road frontage development, 
and undeveloped areas. High levels of infrastruc-

ture and services and medium to high intensity de-
velopment exist within the Urban/Suburban Area.

The Rural Area is located outside of the Urban 
Growth Boundary and is identified by agricultural 
uses, forests, tidal marshes and freshwater wetlands, 
which dominate the landscape. It is traversed by sce-
nic rural roads, and dotted with historic buildings and 
archaeological sites indigenous to the Lowcountry.  
Low levels of infrastructure and services and low in-
tensity development exist within the Rural Area.

The challenge the County faces with the Urban 
Growth Boundary is that it requires cooperation from 
jurisdictions such as the Cities of Charleston and North 
Charleston and the Town of Mount Pleasant and other 
service providers for it to be implemented effectively. 
Some jurisdictions do recognize the boundary; how-
ever, there is no inter-jurisdictional agreement regard-
ing the location of the Urban Growth Boundary or 
the criteria to change its location.  The municipalities 
in the County have the power to establish their own 
boundary and to adopt amendments to it by approv-
ing annexations and development which may be in 
conflict with the County established Urban Growth 
Boundary.  The only municipalities in the County that 
have adopted Urban Growth Boundaries are the City 
of Charleston and the Town of Mount Pleasant.

One of the main focuses of the Five-Year Review 
was to review and revise the location of the County’s 
Urban Growth Boundary (as appropriate) for consis-
tency with the Urban Growth Boundaries adopted by 
the City of Charleston and Town of Mount Pleasant 
and to better follow parcel boundaries and geograph-
ic features.  County staff coordinated with staff from 
the City of Charleston and Town of Mount Pleasant 
when reviewing the location of the Urban Growth 
Boundaries adopted by each jurisdiction.  In some in-
stances where differences between the Urban Growth 
Boundaries existed, the County found it appropriate 

to revise its Urban Growth Boundary to match those 
adopted by the other jurisdictions, as described in 
more detailed below.  In other instances, the County 
found the location of its Urban Growth Boundary to 
be appropriate even when differences with the Urban 
Growth Boundaries adopted by other jurisdictions ex-
isted.  In such cases, the County requested that those 
jurisdictions examine their Urban Growth Boundaries 
for consistency with the County’s Urban Growth 
Boundary during the five-year reviews of their respec-
tive comprehensive plans.  

The County’s Urban Growth Boundary was re-
vised to match the City of Charleston’s Urban Growth 
Boundary in several locations in the St. Andrews and 
Johns Island areas; however, a few differences still re-
main between the locations of the two Urban Growth 
Boundaries. The main difference is that the City of 
Charleston’s Urban Growth Boundary places the Sol 
Legare Community on James Island in the Rural Area 
while the County’s Urban Growth Boundary places 
that community in the Urban/Suburban Area.  This 
difference has existed since 2003, when the County 
moved its Urban Growth Boundary in order to place 
all of James Island in the Urban/Suburban Area.  This 
change was made because high levels of infrastructure 
and public services that define the Urban/Suburban 
area existed across the entire island, including within 
the Sol Legare Community.

Slight differences between the Urban Growth 
Boundaries adopted by the County and Town of 
Mount Pleasant exist in the East Cooper Area.  The 
County reviewed these differences and found the loca-
tion of its Urban Growth Boundary to be appropriate 
and requested the Town examine their Urban Growth 
Boundary location for consistency with the County’s 
during the five-year review of their comprehensive 
plan.
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Figure 3.1.1: Existing Land Use Pie Chart
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Sources: Charleston County Tax Assessor data, GIS data, and oblique aerial images (Pictometry, 2012).

*Other includes single-family attached, 
mobile homes, commercial, industrial, and 
utilities/transportation.

The changes in the Urban Growth Boundary proposed as part of the Five-Year 
Review can be seen on Map 3.1.2.A.  The Urban Growth Boundary changes re-
sulted in the movement of approximately 1,759 acres from the Urban/Suburban 
Area to the Rural Area.  Of this total, approximately 510 acres were in the City of 
Charleston and approximately 1,249 acres were unincorporated.  The changes also 
resulted in the movement of approximately 1,212 acres from the Rural Area to the 
Urban/Suburban Area.  Of this total, approximately 1,209 acres were located in the 
City of Charleston and just under three acres were unincorporated.  This data is 
based on Charleston County Assessor’s Office data available on May 29, 2014. 

 
3.1.2: EXISTING LAND USE

Inventory of Existing Conditions
The County completed its first comprehensive inventory of the existing land uses 
in the unincorporated portions of the County in 2007.  A second existing land use 
inventory was conducted in 2013 utilizing Geographic Information Systems (GIS) 
technology, current County records, and 2012 oblique aerial images (Pictometry). 
The existing land use categories, statistics, and map are illustrated in Figure 3.1.1: 
Existing Land Use Pie Chart and on the following pages. 

It is important to note that approximately 30 percent of the land area of the 
County is incorporated and that the majority of the incorporated area is located in 
the Urban/Suburban Area.  Almost 50 percent of the land area in the unincorpo-
rated County contains wetlands, marsh, and other water features, and an additional 
18 percent is forestland or in agricultural or silvicultural use. 
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Map 3.1.1: Existing Land Use Map

Dorchester County

Co
lle

ton Coun

ty

Be
rk

ele
y C

ou
nt

y

At
la

nt
ic 

Oce
an

TOWN OF EDISTO BEACH

TOWN OF SEABROOK ISLAND

TOWN OF KIAWAH ISLAND

CITY OF FOLLY BEACH

CITY OF ISLE OF PALMS

TOWN OF SULLIVANS ISLAND

TOWN OF MT. PLEASANT

TOWN OF AWENDAW

TOWN OF MCCLELLANVILLE

CITY OF NORTH CHARLESTON

TOWN OF LINCOLNVILLE

TOWN OF SUMMERVILLE

CITY OF CHARLESTON

TOWN OF JAMES ISLAND

TOWN OF ROCKVILLE

TOWN OF RAVENEL

TOWN OF HOLLYWOOD

TOWN OF MEGGETT

Georgetown County

§̈¦526

")174

§̈¦526

§̈¦26

")17

")165

")17

")162

")700

")700

")171

")61

")642

")517

")703

")17

")41

")45

®
0 6 123

Miles

Legend

EXISTING LAND USE

LAND USE

URBAN GROWTH BOUNDARY

INCORPORATED AREAS

LAKE

OTHER

FORESTED/WOODED

AGRICULTURE

SINGLE-FAMILY DETACHED

SINGLE-FAMILY ATTACHED

MULTI-FAMILY

MOBILE HOMES

PARKS/RECREATION/OPEN SPACE

PUBLIC/INSTITUTIONAL

UTILITIES/TRANSPORTATION

COMMERCIAL

INDUSTRIAL

VACANT/UNDEVELOPED

FRESHWATER WETLANDS AND PONDS

ESTUARINE AND MARINE WETLANDS AND 
DEEPWATER 

Note: Municipal boundaries shown are as of Feb. 25, 2014



Chapter 3.1 Land Use Element 27

3.1.3: GENERAL LAND USE POLICIES

Overview
The Land Use Element Goal and Strategies provide 
direction regarding the overall approach to land use 
planning in the County.  They address the long-term 
vision for land use and establish strategic actions that 
County Council can take to carry out the recommen-
dations contained in the Future Land Use and Growth 
Management sections that follow. 

Land Use Element Goal

Accommodate quality growth in a 
way that respects the unique character 
of different parts of the County, 
promotes economic opportunity 
where appropriate, respects private 
property rights, is coordinated with 
the provision of community and 
public facilities, and protects cultural 
and natural resources. 

Land Use Element Needs
Land Use Element needs include, but are not limited 
to, the following:
•	Reinforcing the significance of the Urban Growth 

Boundary through interjurisdictional coordination;

•	 Preserving the rural character of the County; 

•	 Encouraging compact growth where infrastructure 
already exists; 

•	 Providing guidance for the location, character, and 
intensity of land uses in the County; and

•	Authorizing innovative planning strategies that re-
spond to emerging land use policy needs, with fo-
cus on the form and mix of land uses in land use 
plans.

Land Use Element Strategies and Time Frames
The following strategic actions should be undertaken 
by the County in support of the purpose and intent of 
the Land Use Element. These implementation strate-
gies will be reviewed a minimum of every five years 
and updated every ten years from the date of adop-
tion of this Plan.

LU 1.	 Protect and enhance the environmental 
quality of: freshwater and saltwater wetlands 
and recharge areas; creek, marsh and river 
front lands; beaches; and access to beaches 
and waterways.

LU 2.	 Implement design character that enhances 
the quality of development along commercial 
corridors and establish scenic corridors 
and areas of environmental and cultural 
significance.

LU 3.	 Foster the rural character of land outside the 
Urban Growth Boundary, encouraging lower 
density development.

LU 4.	 Coordinate land use patterns with 
transportation, housing, employment and 
retail development to provide communities 
and neighborhoods where people can live and 
work.

LU 5.	 Reinforce the location of the Urban Growth 
Boundary and the criteria to change its 
location through coordination with the Cities 
of Charleston and North Charleston, the Town 
of Mount Pleasant, and service providers.

LU 6.	 Encourage compact growth in already 
developed areas, redevelopment, and infill 

of existing vacant sites inside the Urban Growth 
Boundary over development in low growth areas, 
giving high priority to areas of greatest employment 
and residential density.

LU 7.	 Continue the Comprehensive Plan implementation 
initiatives adopted by County Council.  

LU 8.	 Establish programs and policies which ensure 
new growth contributes its fair share to the costs 
associated with growth.

LU 9.	 Require that any application affecting County 
resources be reviewed by the County for consistency 
with the adopted Future Land Use Plan.

LU 10. Adopt innovative planning and zoning techniques 
such as: (1) Clustering or Conservation Design 
and (2) Form-based Zoning District regulations 
to authorize a combination of land uses within 
communities, including residential, service, and 
employment land uses.

LU 11. Density bonuses beyond the maximum density 
of the recommended future land use designation 
may be approved when affordable and/or 
workforce housing units are included in proposed 
developments in the Urban/Suburban Area, 
provided there is no negative effect on the existing 
community.

LU 12. Continue to work with the City of Charleston, 
residents, and stakeholders in the DuPont | Wappoo 
Community to execute the DuPont | Wappoo 
Memorandum of Understanding to implement 
the DuPont | Wappoo Community Plan, which is 
adopted as part of this Plan by reference.

LU 13. Continue to work with the residents and 
stakeholders in the Parkers Ferry community to 
implement the Parkers Ferry Community Plan, 
which is adopted as part of this Plan by reference.
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Map 3.1.2: Growth Management Areas

Note: Municipal boundaries shown are as of Feb. 25, 2014
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Map 3.1.2.a: Urban Growth Boundary Changes 
Proposed in the Five-Year Review
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3.1.4: FUTURE LAND USE PLAN APPROACH

The approach to future land use includes a multi-
tiered effort that incorporates recommendations for 
growth management, treatment of major planning ef-
forts, specific land uses and densities within the Future 
Land Use Plan, and development quality and character 
through a series of guidelines for the Rural and Urban/
Suburban Areas of the County.  Combined, these rec-
ommendations and the other elements of the Plan 
are the criteria against which all development pro-
posals should be evaluated for conformance with the 
Comprehensive Plan. 

3.1.5: GROWTH MANAGEMENT

One of the growth management tools implemented in 
this plan is the Urban Growth Boundary, which clearly 
defines two distinct Growth Management Areas - the 
Rural Area and the Urban/Suburban Area.  The Urban 
Growth Boundary implements the desired County 
policy to promote higher intensity growth in the 
Urban/Suburban Area where adequate infrastructure 
and services are in place, at the same time allowing 
for preservation of the rural character of the majority 
of the County. Map 3.1.2: Growth Management Areas 
shows the geographic boundaries of these two Growth 
Management Areas.  All future land use and develop-
ment quality recommendations are tied to these ar-
eas.  Map 3.1.2.A illustrates the changes in the Urban 
Growth Boundary proposed as part of the Five-Year 
Review, which are described in detail in Section 3.1.1. 

The City of Charleston and the Town of Mount 
Pleasant have both adopted Urban Growth Boundaries, 
as well; however, the locations of those Urban Growth 
Boundaries vary slightly from the location of the Urban 
Growth Boundary adopted by Charleston County.  To 
be implemented effectively, cooperation with juris-

dictions such as the Cities of Charleston and North 
Charleston, the Town of Mount Pleasant, and other 
service providers is needed.  Cooperation regarding 
the location of the Urban Growth Boundary and cri-
teria to change its location should be pursued.  More 
information regarding institutionalizing the Urban 
Growth Boundary is described in detail in Chapter 3.9 
Priority Investment, Implementation, and Coordination 
Element.

3.1.6: SPECIAL PLANNING AREAS

A. Major Planning Efforts 
Major Planning Efforts include specialized initiatives 
in both the Rural and Urban/Suburban Areas of the 
County where multi-jurisdictional planning is re-
quired to ensure that the goals and strategies of this 
Plan are met. The Major Planning Efforts adopted 
as part of the 2008 Plan Update, which included ad-
dressing the southern portion of Johns Island and the 
Highway 17 North corridor, as well as implementing 
Developments of County Significance, were accom-
plished in 2009, 2011 and 2012, respectively.

The Major Planning Efforts identified during the 
2013/2014 Five-Year Review of the Plan include re-
inforcing the Urban Growth Boundary through in-
terjurisdictional coordination and addressing the 
proposed Spring Grove development, which en-
compasses approximately 14,500 acres in western 
Charleston County, as identified on Map 3.1.3: Special 
Planning Areas. Chapter 3.9 Priority Investment, 
Implementation, and Coordination Element describes 
each Major Planning Effort and the recommended 
implementation strategies.

B. Urban/Suburban Area Review
Map 3.1.3: Special Planning Areas identifies areas in the 
Urban/Suburban Area of Charleston County that  re-

quire further study regarding land use, zoning, and site 
design consistency with adjacent jurisdictions.  These 
areas are located in Johns Island, James Island, West 
Ashley, East Cooper, and the North Area. In some in-
stances, the future land use recommendations in these 
areas are inconsistent with the zoning and/or existing 
land uses.  In other cases, existing land uses and/or 
future land use recommendations are not consistent 
and/or are not compatible with land uses and form of 
development on adjacent parcels located both within 
the unincorporated County and within other jurisdic-
tions.  

Chapter 3.9 Priority Investment, Implementation, 
and Coordination Element describes the recommended 
implementation strategies to address these issues.

Chapter 3.9 Priority Investment, Implementation, 
and Coordination Element  also describes the process 
for reviewing the Urban/Suburban Area zoning dis-
tricts for consistency with Comprehensive Plan poli-
cies regarding uses, densities, intensities, dimensional 
standards, and provision of housing types that are de-
sired and can be afforded by new and future County 
residents.

C. Rural Area Review
Map 3.1.3: Special Planning Areas identifies areas in 
the Rural Area of Charleston County where there are 
inconsistencies between the future land use designa-
tions, zoning, and/or existing land uses.  Chapter 3.9 
Priority Investment, Implementation, and Coordination 
Element describes the recommended implementation 
strategies to address these issues and also describes 
the process for reviewing the Rural Residential (RR-
3) zoning district to allow development to occur at a 
maximum density of one dwelling per acre, consistent 
with the density recommendation of this Plan.
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Map 3.1.3: Special Planning Areas
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D. Overlay Zoning Districts
Map 3.1.3: Special Planning Areas identifies both 
currently adopted overlay zoning districts that need 
to be reviewed and areas of the County where new 
overlay zoning districts should be created including:
•	Maybank Highway Corridor including James Island;

•	Main Road Corridor;

•	 Sweetgrass Basket Stand Special Consideration Area;

•	Customized overlay zoning districts for the ar-
eas in the Urban/Suburban Cultural Community 
Protection future land use category; 

•	Customized overlay zoning districts for the areas in 
the Rural Cultural Community Protection future 
land use category; and

•	Aircraft Accident Potential Zones and high noise 
zones surrounding Joint Base Charleston.
The purpose of these overlay zoning districts is to 

ensure that land use and design standards implement 
the desires of the community and are coordinated 
among relevant jurisdictions. Descriptions of each 
overlay zoning district, along with the recommended 
strategies and processes, can be found in Chapter 3.9 
Priority Investment, Implementation, and Coordination 
Element.

3.1.7: FUTURE LAND USE RECOMMENDATIONS
The following are the descriptions and density recom-
mendations for the future land use categories identi-
fied on the Future Land Use Map (Map 3.1.4). Map 3.1.5 
provides a detail of the Urban/Suburban Area, fol-
lowed by a series of maps showing the existing overlay 
zoning districts with their respective land use recom-
mendations. 

A. Rural Area Future Land Use Categories
The following future land use categories apply in the 
Rural Area of the County. 

Conservation Management 
These are areas consisting of various natural resources 
located in the County.  They typically include highland 
areas surrounded by marsh or water, small islands, 
fragile natural land, or other areas as determined by 
their changing nature.  Residential development in 
these areas should be very low intensity and may be 
in the form of Planned Development Zoning Districts.  
Densities will be based upon criteria such as FEMA 
designations, historical erosion patterns, nature of 
plants and wildlife, soils, ability to provide services, 
and other pertinent information.

Resource Management
Resource Management areas generally encompass un-
developed lands within the Rural Area that are used 
principally for timber production, wildlife habitat, 
recreational and commercial fishing, and limited agri-
culture.  These areas encompass significant acreage of 
fresh, brackish, and saltwater tidal marshes, as well as 
important habitat for non-game and endangered spe-
cies. 

Designation of Resource Management areas recog-
nizes the importance of a coordinated effort to protect 
and conserve natural resources while allowing for the 
continued economic use of private property and pub-
lic lands.  The type and intensity of development in 
Resource Management areas should support the needs 
of timber production, wildlife habitat management, 
recreation, agriculture, and areas of environmental 
sensitivity.  

Developed uses should not constitute a threat to the 
resource base through either physical encroachment or 
indirect impacts.  Development should also be compat-

ible with the land management requirements essential 
to maintenance of the resource base.  Accordingly, resi-
dential development should be limited to very low den-
sity, with a maximum density of one dwelling unit per 25 
acres.  Clustering and other techniques may be used to 
ensure compatibility with Best Management Practices.

Wadmalaw Agricultural Preservation
The uses recommended for this future land use category 
are similar to those recommended for the Agricultural 
Preservation use category; however, the recommended 
density is lower and this designation applies specifically 
to Wadmalaw Island.  The incorporation of this des-
ignation is also consistent with the Wadmalaw Island 
Planned Development Guidelines adopted by the County 
in 1988.  

Agricultural Preservation
The majority of land within the Rural Area contains soil 
types recognized by the U.S. Department of Agriculture 
as the best farmland for agricultural production.  These 
include areas characterized by soils classified as prime 
farmland, unique soils, and soils of statewide impor-
tance.  Designation of farmland preservation areas 
recognizes the importance of preserving Charleston 
County’s farming resources, including individual farms 
and areas of productive soils, as well as a way of life val-
ued by the community.  Changes brought on by higher 
energy costs should result in more demand for agricul-
tural products that are locally grown and harvested for 
local markets.  

The types and intensities of development in the 
Agricultural Preservation Area should primarily sup-
port the needs of the farming industry, secondarily 
allowing for compatible residential development. 
Residential density of one dwelling per five acres to one 
dwelling per ten acres applies, except on Edisto Island 
which has a residential density of one dwelling per ten 
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Map 3.1.4: Future Land Use
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acres. The residential density is coupled with develop-
ment guidelines and incentives to retain significant acre-
age available for farming.  Specific regulatory techniques 
may include flexible site planning guidelines, minimum 
lot sizes, or conservation or clustered design with reten-
tion of open space. Such provisions will maintain the 
agricultural land base, while enhancing development 
values particularly along waterfront properties.

Agricultural Residential
This land use category consists of rural residential 
Settlement Areas that have been subdivided into small 
properties.  Proposed densities generally range from one 
dwelling per acre to one dwelling per five acres. “By-
right” uses include residential development, agriculture, 
and other uses necessary to support the viability of ag-
riculture.

Agricultural Residential includes Settlement Areas, 
which are small older crossroads communities, family 
lands, typical suburban-style subdivisions, frontage lots 
along local roads, waterfront developments, and vacant 
land that has been subdivided for residential use that 
may or may not yet be built upon. The criteria for addi-
tional parcels to qualify for inclusion into a “Settlement 

Area” are as follows:

1.	Parcel size of 30 acres or less (including highland areas 
and freshwater wetlands) on parcels existing prior to April 
21, 1999; and

2.	Parcel must be located in an AG-8, AG-10, or RM Zoning 
District or adjacent to lands currently zoned AGR; and

3.	Parcel must be either within 1,000 feet of an existing AGR 
Zoning District or show the same obvious spatial char-
acteristics of other existing AGR Zoning Districts in the 
agricultural area; and

4.	Parcels are not located on Wadmalaw Island or Edisto 
Island.

Rural Agriculture
The intent for this area is to retain the viability of agricul-
ture while accommodating low levels of population growth.  
Densities range from one dwelling per four acres to one 
dwelling per eight acres.  Incentive provisions should be 
made to encourage conservation design to retain acreage 
suitable for maintaining agriculture, protection of natural, 
historic, and cultural resources, and provision of open space.  

Specific regulatory techniques may include flexible site 
planning guidelines, minimum lot sizes, or conservation 
or clustered design with retention of open space. Such 
provisions will maintain the agricultural land base, while 
enhancing development values particularly along water-
front properties.

Rural Residential
In this designation, densities range from one dwelling 
per acre to one dwelling per three acres. Where appro-
priate, provisions should be made for clustered develop-
ment to retain open space and preserve natural features. 
The intent of this area is to accommodate modest popu-
lation growth to reduce demand for public services and 
facilities while retaining rural community character.

Rural Cultural Community Protection
This future land use designation is intended to protect 
and promote the culture and unique development pat-
terns of existing communities and sustain their strong 
sense of community.  The communities in this category 
are located in the Rural Area and are typically less de-
veloped than other areas due to the lack of off-site water 
and sewer utilities.  Much of the development is single-
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family residential with many churches.  Historically, 
many small neighborhood businesses existed in these 
communities; however, there are very few neighbor-
hood businesses existing today.  The communities have 
a strong tie to the natural resources in the area and 
have many earthen roads that connect to state roads.

Future development should be compatible with the 
existing community and the residential density should 
not exceed one dwelling per acre.  Residences, agri-
culture, forestry, churches, cemeteries, cultural and 
historic buildings, schools, post offices, etc. should be 
allowed.  Compatible businesses and offices should be 
allowed to offer services and employment opportuni-
ties for local residents, provided the building scale and 
coverage fits with existing structures.  This designation 
should not be located on Wadmalaw Island or Edisto 
Island, or within Planned Development or Form-Based 
Zoning Districts.  Zoning and land development regu-
lations in these areas should be customized to meet the 
needs of the individual communities.

Parks, Recreation, and Open Space
This category provides for lands intended to remain 
in a predominantly natural state; lands that have been 

protected through permanent conservation easements 
or are publicly owned that significantly restrict devel-
opment; and open spaces, green spaces, and parks and 
recreation, as defined in this Plan.

Civic/Institutional
Civic and institutional uses such as churches, schools, 
and community centers make up a large portion of 
the “sense of community” that is Charleston County. 
Appropriate locations for these uses include promi-
nent locations within communities, such as key inter-
sections, within Settlement Areas, or within nodes that 
have safe access and visibility from major roads.

Rural Commercial
Commercial development in the Rural Area is limit-
ed to retail and service uses that serve the residential 
population and agricultural activities, provide employ-
ment opportunities, and do not negatively impact the 
surrounding community.

Rural Industrial
The Rural Industrial areas are designated to accom-
modate low impact industrial uses. Activities that are 

noxious are prohibited. High-tech industrial uses are 
encouraged over traditional smokestack or manufac-
turing industries. Industries that support the rural 
economy and provide employment opportunities for 
rural residents, such as warehousing, agricultural pro-
cessing, agricultural manufacturing, farm equipment 
sales, repair and rental services, welding services and 
other services to support the rural population, are en-
couraged.

Rural Economic Development Area
Rural Economic Development areas are designated 
to accommodate regional business parks that contain 
professional office, wholesale, warehousing and high 
technology industrial uses that support the local rural 
economy and provide employment opportunities for 
residents in the Rural Area.

B. Urban/Suburban Area Future Land Use Categories
The following future land use categories apply in the 
Urban/Suburban Area of the County. 

Urban/Suburban Cultural Community Protection
This future land use designation is intended to protect 
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and promote the culture and unique development pat-
terns of existing communities and sustain their strong 
sense of community.  The communities in this designa-
tion are located in the Urban/Suburban Area and are 
characterized by low density single-family residential 
development, limited commercial activity, and some 
agricultural uses.  Many of the roads are paved with 
connections to county or state maintained roads; how-
ever, earthen roads still exist.

Future development should be compatible with 
the existing land uses and development patterns and 
the residential density should be a maximum of four 
dwellings per acre.  Compatible institutional, office, 
and low intensity commercial uses should be allowed 
to offer services and employment opportunities for lo-
cal residents, provided the building scale and coverage 
fits with existing structures.  Sweetgrass Basket mak-
ing, including sales, should be recognized and pro-
moted.  Zoning and land development regulations in 
these areas should be customized to meet the needs of 
the individual communities.

Urban/Suburban Mixed Use
This designation encourages compatible mixed use de-
velopment and a general land use pattern that includes 
a variety of housing types, retail, service, employment, 
civic and compatible industrial uses, as well as pub-
lic and open spaces and linkages to public transit in 
a walkable environment.  This category is intended to 
allow for growth to occur within the Urban Growth 
Boundary by allowing urban mixed uses and afford-
able housing in the Urban/Suburban Area while pre-
serving and protecting the Rural Area for future gen-
erations.  Densities of four or more dwellings per acre 
should be allowed.  Urban agriculture should also be 
permitted.

Parks, Recreation, and Open Space
This category provides for lands intended to remain 
in a predominantly natural state; lands that have been 
protected through permanent conservation easements 
or are publicly owned that significantly restrict devel-
opment; and open spaces, green spaces, and parks and 
recreation, as defined in this Plan.

Civic/Institutional
Civic and institutional uses such as churches, schools, 
and community centers make up a large portion of 
the “sense of community” that is Charleston County. 
Appropriate locations for these uses include promi-
nent locations in communities, such as key intersec-
tions or within neighborhoods that have safe access 
and visibility from major roads.

Office
This land use category provides for a range of profes-
sional and other office uses including: administra-
tive, professional, business, government, and medical. 
The scale and intensity of office development should 
complement the surrounding area and provide em-
ployment opportunities for the residents of Charleston 
County. This designation encourages compatible 
mixed use development and a general land use pattern 
that includes a variety of housing types, retail, service, 
employment, and civic uses, as well as public and open 
spaces and linkages to public transit in a walkable envi-
ronment.  Residential densities of four or more dwell-
ings per acre should be allowed.  Urban agriculture 
should also be permitted.

Future Land Use Categories Residential Density Guidelines

The Rural Area Conservation Management Consistent with the Natural Resource Management (NRM) 
District contained in the Zoning and Land Development Regula-
tions Ordinance

Resource Management 1 dwelling per 25 acres

Wadmalaw Island Agricultural Preservation 1 dwelling per 15 acres to 1 dwelling per 7 acres*
Agricultural Preservation 1 dwelling per 10 acres to 1 dwelling per 5 acres

1 dwelling per 10 acres on Edisto Island

Rural Agriculture 1 dwelling per 8 acres to 1 dwelling per 4 acres

Rural Residential 1 dwelling per 3 acres to 1 dwelling per acre

Agricultural Residential 1 dwelling per 5 acres to 1 dwelling per acre

Rural Cultural Community Protection 1 dwelling per 25 acres to 1 dwelling per acre
Not permitted on Wadmalaw or Edisto Islands

Planned Development Zoning Districts All Future Land Use Categories See Chapter 3.1.7.C, Planned Developments, of this Plan

Form-Based Zoning Districts All Future Land Use Categories See Chapter 3.1.7.D, Form-Based Zoning District

Urban/Suburban Area Urban/Suburban Cultural Community 
Protection

1 to 4 dwellings per acre

Urban/Suburban Mixed Use 4 or more dwellings per acre

* The area of a parcel in the Wadmalaw Agricultural Preservation designation within 1,000 feet of the OCRM Critical Line has a maximum density of 1 
dwelling unit per 3 acres.

Table 3.1.1: Future Land Use Residential Densities
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Map 3.1.5: Urban/Suburban Future Land Use Detail
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Commercial
This designation encourages compatible mixed use de-
velopment and a general land use pattern that includes 
a variety of housing types, retail, service, employment, 
civic and compatible industrial uses, as well as pub-
lic and open spaces and linkages to public transit in 
a walkable environment.  Residential densities of four 
or more dwellings per acre should be allowed.  Urban 
agriculture should also be permitted.

Industrial
Major industrial uses and industrial parks are included 
within this land use designation.  High-tech industrial 
uses are encouraged.  Industries that support econom-
ic development goals and strategies should be given 
priority. Appropriate uses include manufacturing, 
distribution facilities, flex space, industrial support ac-
tivities, ports and transportation related facilities. This 
designation also encourages compatible mixed use de-
velopment and a general land use pattern that includes 
a variety of housing types, retail, service, employment, 
civic and compatible industrial uses, as well as pub-
lic and open spaces and linkages to public transit in 
a walkable environment.  Residential densities of four 
or more dwellings per acre should be allowed.  Urban 
agriculture should also be permitted.

C. Planned Developments Zoning Districts
Planned Development Zoning Districts (Planned 
Developments) are a type of zoning district and plan-
ning tool intended to promote innovative site plan-
ning, mixing of uses, conservation of natural and 
cultural resources, and efficient use and provision of 
public facilities and services in order to accomplish 
the Purpose and Intent of the Comprehensive Plan.  
Planned Developments ensure the orderly develop-
ment of projects that do not fit the typical future land 
use or zoning prototypes by allowing flexibility in fu-

ture land use recommendations and zoning restric-
tions as trade-offs for improved design amenities, in-
frastructure provision, and mixed use.

While Planned Developments may permit flex-
ibility in future land use recommendations and zon-
ing restrictions, they still must comply with the over-
all Purpose and Intent of this Plan.  Additionally, 
Conservation Design may be used in Planned 
Developments to offset the provision of significant 
amounts of permanently protected open spaces or ag-
ricultural land. (See Conservation Design Toolbox in 
Appendix A).

This Plan places a strong emphasis on balancing so-
cial, economic, and environmental considerations and 
recognizes the need for incentives to promote mixed 
-use development, conservation of open space and ag-
ricultural lands, and the provision of affordable hous-
ing.  Some of the incentives include, but are not limited 
to:

•	Density bonuses, as described in sub-sections “a” and 
“b” below, may be allowed for Planned Developments 
that include at least fifty percent (50%) permanently 
protected Common Open Space and comply with all 
other requirements of this Plan and the Zoning and 
Land Development Regulations Ordinance.  These 
density bonuses shall not be applicable to areas in 
(1) the Conservation Management and Resource 
Management Future Land Use designations, as 
identified in this Plan; and (2) the Agricultural 
Preservation Future Land Use designation on Edisto 
Island, as identified in this Plan.  

a.	An increase of up to 20 percent more than the 
number of dwelling units permitted under the 
maximum density identified in this Plan for the 
Rural Residential and Agricultural Residential 
Future Land Use designations (example cal-
culation: number of dwelling units permitted 
under the maximum density multiplied by 1.2). 

Parcel Size 10 acres

Future Land Use Designation Agricultural Residential

Maximum Density of the Future Land Use Designation 1 dwelling unit per acre

Number of Dwelling Units Permitted (Maximum Density) 10 dwelling units

Number of Dwelling Units Permitted with 50% Permanently 
Protected Common Open Space: [# of Dwelling Units Permitted 
Under Maximum Density X 120%]

[10 dwelling units X 1.2] = 12 dwelling units

Parcel Size 80 acres

Future Land Use Designation Rural Agriculture

Base Density of Future Land Use Designation 1 dwelling unit per 8 acres

Number of Dwelling Units Permitted (Base Density) [80 acres / 8] = 10 dwelling units

Number of Dwelling Units Permitted (PD Maximum Density) [80 acres / 4] = 20 dwelling units

Number of Dwelling Units Permitted with 50% Permanently 
Protected Common Open Space: [# of Dwelling Units Permitted 
Under Base Density X 220%]

[10 dwelling units X 2.2] = 22 dwelling units

Table 3.1.2: Example of an Increase of Up To 20% Density Bonus

Table 3.1.3: Example of an Increase of Up To 120% Density Bonus
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Table 3.1.2 illustrates a detailed example of this 
calculation.

b.	An increase of up to 120 percent more than the 
number of dwelling units permitted under the 
base density of the Future Land Use designa-
tion identified in this Plan for all other appli-
cable Comprehensive Plan Future Land Use 
designations in the Rural Area (excludes (1) “a” 
above; (2) the Conservation Management and 
Resource Management Future Land Use desig-
nations; and (3) the Agricultural Preservation 
Future Land Use designation on Edisto Island) 
(example calculation: number of dwelling units 
permitted under the base density multiplied by  
2.2). Table 3.1.3 illustrates a detailed example of 
this calculation.

•	Density bonuses beyond the maximum density of 
the recommended future land use designation may 
be approved when affordable housing units are in-
cluded.

•	 Planned Developments that include a parcel or par-
cels of land that have varying future land use desig-
nations and/or varying zoning classifications  may 
be deemed consistent with the Comprehensive Plan 
if the total density proposed does not exceed the 
maximum combined density permitted in the future 
land use designations and/or zoning districts.

D. Form-Based Zoning Districts
A Form-Based Zoning District is a zoning district cat-
egory and a planning tool that guides the form and 
character of the built environment to create develop-
ment patterns that coordinate the location of a variety 
of land uses with a connected transportation network 
in a manner that accommodates pedestrian mobility 
and controls sprawl.

These development patterns further the Land 
Use, Economic Development, Population, Housing, 
Transportation, Community Facilities, Natural 
Resources, Cultural Resources, Priority Investment, 
Implementation, and Coordination, and Energy 
Element strategies contained in this Plan by address-
ing the County’s emerging land use policy concerns 
with innovative planning concepts.  Increased resi-
dential and commercial sprawl and automobile-dom-
inated transportation networks have created demand 
for innovative planning and zoning techniques such as 
Form-Based Zoning District regulations that enable 
the combination of land uses at densities that are suffi-
cient to support walkability and land use diversity, and 
that facilitate coordinated and integrated infrastruc-
ture planning strategies.

Form-Based Zoning District regulations create 
predictability in the community planning process 
by directing the intended form and character of the 
specific Form-Based Zoning District, while allowing 
such District to naturally grow over time in response 
to market conditions.  The Comprehensive Plan recog-
nizes that the projected build-out time frame of any 
specific Form-Based Zoning District may far exceed 
the time frame of the current Comprehensive Plan 
update, and that the goal of predictability in the long-
term community planning process may require the 
consideration of land use planning strategies not envi-
sioned in the current Plan.  Therefore, the Form-Based 
Zoning District provisions of the Comprehensive Plan 
are intended to complement the future land use rec-
ommendations incorporated in Sections 3.1.4 and 
3.1.7, the growth management provisions of Section 
3.1.5, and the guidelines set forth in Section 3.1.8.

E. Developments of County Significance
Developments of County Significance are defined as 
proposed developments that (1) have a gross acreage 

equal to or exceeding 1,000 acres, (2) are located in 
the Rural Area of the County, and (3) may be con-
sidered consistent with the recommendations of the 
Comprehensive Plan if they comply with the criteria 
and requirements of the Developments of County 
Significance provisions contained in the Comprehensive 
Plan and Zoning and Land Development Regulations 
Ordinance.   The Plan recognizes that there are Rural 
Areas throughout the County which may at some time 
meet this definition and that they should be addressed 
through appropriate procedural requirements.  The 
Zoning and Land Development Regulations Ordinance 
should be amended to establish protocol for submis-
sion requirements and review of Developments of 
County Significance.  The following outlines an appli-
cation, process, and criteria which shall be addressed 
in the Zoning and Land Development Regulations 
Ordinance.

Application
All applications for Developments of County 
Significance shall include a Comprehensive Plan 
amendment request(s) and Development Agreement 
request(s).  Additionally, a Rezoning application may be 
submitted as part of the application for Developments 
of County Significance.  An application to amend the 
Comprehensive Plan pursuant to the Developments of 
County Significance process may be approved by the 
County Council if it determines that the proposed 
amendment is consistent with the overall purpose 
and intent of the Comprehensive Plan and the require-
ments of the Developments of County Significance 
provisions contained in the Comprehensive Plan and 
Zoning and Land Development Regulations Ordinance.

Process
The process shall follow the procedure required by 
the Charleston County Zoning and Land Development 
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Figure 3.1.2: Future Land Use Pie Chart Regulations Ordinance and South Carolina State Law 
in terms of public hearings, notifications, time-lim-
its, and final determinations for Comprehensive Plan 
amendment requests, Development Agreement re-
quests, Rezoning requests, and for any change on the 
Zoning Map.  Extensive public outreach should be re-
quired prior to the submission of an application for a 
Development of County Significance. 

Criteria
All applications shall include documentation ad-
dressing each element of the Charleston County 
Comprehensive Plan and shall at a minimum include 
the following:
•	 Seventy-five percent (75%)  of the land included in 

the application shall be either private land perma-
nently restricted by deed restriction or conservation 
easement to clustered or unclustered rural densities, 
or other areas proposed for private and/or public 
ownership (e.g., parks, lakes, greenways, parkways, 
buffer zones, agricultural and silvicultural areas, rec-
reational areas, preserved historic and/or cultural 
areas, preserved areas of biological significance), or 
areas to be purchased by the County’s Green Belt 
Bank or other open space preservation organiza-
tions.  The application shall identify the amount of 
acreage available for clustered rural density; said 
acreage shall be excluded from the seventy-five per-
cent (75%) calculation.

•	A historic and archaeological resource study;

•	 Preservation, mitigation and/or management of sig-
nificant cultural, historic and archaeological sites, 
resources and landscapes;

•	 Information regarding the location, density and in-
tensity of proposed land uses for the first five years of 
the proposed project and projections for each subse-
quent five year time period until buildout;

*Other includes Industrial, Commercial, 
Rural Industrial, Rural Commercial, 
Rural Economic Development, Civic, 
and Office.  These Future Land Use 
categories equate to less than 1% of the 
total unincorporated acreage.
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•	 Interconnected and complete transportation net-
work; 

•	Analysis of public transit alternatives; 

•	 Provision of transportation alternatives; and 

•	 Emergency evacuation plans.

3.1.8: DEVELOPMENT QUALITY

The following guidelines for the Rural and Urban/
Suburban Areas are included to help manage growth 
in a manner that is consistent with the desired char-
acter and quality unique to the communities within 
Charleston County. The guidelines provide a set of 
expectations that should be used to evaluate the con-
formance of applicable development applications with 
this Comprehensive Plan.  

A. Rural Area
Purpose and Intent
The Rural Area is located outside of the Urban Growth 
Boundary and is identified by forests, tidal marshes 
and freshwater wetlands, which dominate the land-
scape. They are traversed by scenic rural roads, and 

dotted with historic buildings and archaeological sites 
indigenous to the Lowcountry.  

Agricultural and forestry activities and geographical-
ly dispersed Settlement Areas with homes are secondary 
to the natural and historic landscapes in the Rural Area. 
A small number of service and agriculturally oriented 
businesses are sited along major highways. 

The Rural Area is not targeted for public wastewater 
treatment except when approved by County Council for 
the general health, safety, and welfare of the communi-
ty. A significant amount of land is in public ownership, 
open space easements, agricultural use, timber manage-
ment, and wildlife habitat uses, contributing to the rural 
character of Charleston County.  

The purpose of establishing the following guidelines 
for preservation and development in the Rural Area of 
the County is to:

1.	Protect and maintain the natural environment; 

2.	Promote agri-business and agri-tourism;

3.	Designate prominent locations with good access and 
visibility from major roads for civic or community ori-
ented uses such as churches or schools; 

4.	Establish and maintain a rural network of roads that 

•	An analysis of how the proposed form and character 
of development is compatible with the intent of the 
Rural Area guidelines;

•	An analysis of how proposed residential land use 
patterns are coordinated with employment and ser-
vice opportunities in the area of the proposed devel-
opment and adjacent areas of the County or other 
jurisdictions;

•	 Inclusion of a variety of housing ownership types 
and affordability;

•	 Economic development information such as eco-
nomic feasibility analysis (e.g.,  estimates of average 
annual ad valorem tax yields, economic develop-
ment analysis) of the impact on the local economy 
and employment market;

•	 Fiscal impact analysis of the public infrastructure 
needs;

•	 List needed and/or required public improvements 
including but not limited to transportation improve-
ments, educational facilities, public safety services, 
and government facilities; 

•	Traffic impact study;
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Rural Guideline 4.
Develop gross densities at or above the maximum 
densities recommended in the future land use cat-
egories when Planned Development Zoning Districts, 
Form-Based Zoning Districts, and/or Developments 
of County Significance are found to be consistent 
with the Elements contained in this Plan and the re-
quirements of the Zoning and Land Development 
Regulations Ordinance.

Rural Guideline 5.	
Establish a pattern of roads and buildings which por-
trays a traditional rural quality of life with large areas 
dedicated to agriculture or silviculture, or protected in 
a natural state to provide habitat for native species. 
 
Rural Guideline 6.	
Preserve cultural and historic sites. 

Rural Guideline 7.	
Designate prominent locations with good access and 
visibility from major roads for civic or community ori-
ented uses such as churches or schools. 

Rural Guideline  8.	
Maintain or enhance the visual identity of existing sce-
nic roads. 

Rural Guideline 9.	
Provide vegetated buffers of fifty feet or more between 
roads and structures where development occurs along 
or near designated scenic roads.

Rural Guideline 10.	
Maintain rural and agriculturally oriented commercial 
uses in a dispersed pattern or in low concentrations in 
nodes at major intersections to support and contribute 
to the rural quality of life.

Rural Guideline 11.	
Locate new rural and agriculturally oriented commer-
cial uses at nodes with access to major roads and buffer 
from any adjacent residential or agricultural uses. 

Rural Guideline 12.	
Maintain the overall pattern of very low levels of hu-
man influence.  

Rural Guideline 13.	
Preserve and protect natural areas such as marshes, 
forests, and vegetative or wildlife habitats. 

Rural Guideline 14.	
Preserve areas with soils recognized by the U.S. 
Department of Agriculture as the best land for agri-
cultural production or agricultural activities.

Rural Guideline 15.	
Preserve and protect agriculture and timber land.  

Rural Guideline 16.	
Comply with the Settlement Area criteria in the Zoning 
and Land Development Regulations Ordinance for the 
establishment of all new Settlement Areas. No new 
Settlement Areas shall be established on Wadmalaw 
Island or Edisto Island. 

Rural Guideline 17.	
Respect the scale, configuration, building orientation, 
density, pattern, materials, building relationship to  
street, and general character of existing settlements 
and the surrounding Rural Area.  

Rural Guideline 18.	
Provide pedestrian and bicycle trail linkages as well 
as access to public transportation routes in Settlement 
Area developments.

enhances the rural character and does not encourage 
rural growth; 

5.	Promote infill of undeveloped portions of existing 
Settlement Areas to continue to define the edge be-
tween the Settlement Areas and the surrounding ru-
ral landscape; and

6.	Maintain the rural low-density qualities of large por-
tions of the County to preserve the character and 
culture of the Lowcountry.

Rural Guidelines
The following Rural Guidelines describe the features 
of preservation or development that are important to 
maintain the rural qualities of the County.  These state-
ments provide guidance for the location, quality and 
character of future development which are appropri-
ate in the Rural Area and should be considered in the 
composition of development applications in the Rural 
Area.  

Rural Guideline 1.	
Prioritize the protection of agricultural activities, nat-
ural landscapes, and cultural resources balanced with 
low-intensity residential, agricultural, and supportive 
commercial uses.

Rural Guideline 2.	
Develop very low density residential uses to maintain 
the rural character.  
Rural Guideline 3.	
Develop gross densities at the higher range of the 
recommended future land use when Clustering or 
Conservation Design is used, as exhibited in Figure 
3.1.3, to offset the provision of significant amounts of 
preserved land, especially in the Rural Residential and 
Rural Agriculture Future Land Use categories. (See 
Conservation Design Toolbox in Appendix A).
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Rural Guideline 19.	
Protect water quality, wildlife habitat, and scenic vistas 
by meeting or exceeding the minimum lot widths, buf-
fers and setbacks required for developments along the 
OCRM Critical Line, as contained in the Zoning and Land 
Development Regulations Ordinance.

Rural Guideline 20.	
Ensure adequate soil conditions and land area is present to 
support on-site wastewater disposal systems and potable 
water/well systems. 

Rural Guideline 21.	
Obtain approval of a Comprehensive Plan amendment 
for the purposes of amending the Community Facilities 
Element and the County’s 208 Wastewater Service Areas 
Map and a 208 Water Quality Management Plan amend-
ment to allow any wastewater treatment systems other 
than individual on-site systems prior to submitting appli-
cations for development approval. Wastewater treatment 
systems that are approved as part of Planned Development 
Zoning Districts, Form-Based Zoning Districts, and/or 
Development Agreements do not require amendments to 
the Comprehensive Plan; however, they may require amend-
ments to the Charleston County and BCDCOG 208 Water 
Quality Management Plans (Charleston County became a 
Designated Management Agency in 2010).  

Rural Guideline 22.	
Design new publicly owned and maintained roadways to be 
in character with the Rural Area and ensure that they will 
not promote additional growth out of character with the 
rural landscape.

Rural Guideline 23.	
Where appropriate, meet the requirements for 
Developments of County Significance, as contained in 
Chapter 3.9 Priority Investment, Implementation, and 
Coordination Element. 

Figure 3.1.3: Clustering or Conservation Design

The illustrations show how 
a rural site can be creatively 
developed with the by-
right number of units while 
permanently protecting 
cultural and natural resources.  
By building homes on smaller 
lots clustered in the buildable 
or highland areas, the wooded 
areas, wetlands, marshes and 
historic structures can be 
preserved for generations to 
come. 

This concept is an innovative 
way to develop land in the 
Rural Area that applies many 
of the Rural Guidelines in this 
Element. 
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6.	Designate prominent locations with safe access and vis-
ibility from major roads for civic or community oriented 
uses such as churches or schools; and 

7.	Protect natural resources. 

Urban/Suburban Guidelines

The following Urban/Suburban Guidelines describe the 
features of preservation or development that are impor-
tant to maintain the character within the Urban/Suburban 
Area.  These statements provide guidance for the appropri-
ate location, quality and character of future development in 
the Urban/Suburban Area and should be considered in the 
composition of development applications for the Urban/
Suburban Area.  

Urban/Suburban Guideline 1.	
Provide compatible mixed use development and a general 
land use pattern that includes a variety of housing types, 
retail, service, employment, civic and compatible industrial 
uses, as well as public and open spaces and linkages to pub-
lic transit in a walkable environment.  Urban agriculture 
should also be permitted.

Urban/Suburban Guideline 2.	
Provide an interconnected network of sidewalks, pedes-
trian ways, bike ways, and streetscaping in all new residen-
tial and nonresidential developments to establish linkages 
to parks, open space, schools, and public transportation as 
well as retail and service uses.

Urban/Suburban Guideline 3.	
Respect the scale and site placement of adjacent existing 
development to maintain established community charac-
teristics where appropriate. 

Urban/Suburban Guideline 4.	
Provide a variety of type, size, affordability and creativ-
ity in housing design.

Urban/Suburban Guideline 5.	
Minimize the visual impact of garages and parking 
structures, as shown in Figure 3.1.4: Minimizing the 
Visual Impact of Garages. 

Urban/Suburban Guideline 6.	
Utilize locations in close proximity to existing neigh-
borhoods for mixed use infill development.  

Urban/Suburban Guideline 7.	
Minimize the effect of industrial/commercial uses on 
local street systems and land use patterns through qual-
ity site design, provision of public transit access, and the 
design of local road connections.

Urban/Suburban Guideline 8.	
Provide transitional areas from residential uses to 
non-residential uses through similar scale of building, 
architectural styles, and orientation of buildings and 
parking lots.

Urban/Suburban Guideline 9.	
Provide a transitional area in developments near the 
outer edge of the Urban Growth Boundary consisting 
of lower intensity uses to step down to the adjacent ru-
ral intensities.

Urban/Suburban Guideline 10.	
Preserve cultural and historic sites. 

Urban/Suburban Guideline 11.	
Include parks, recreational uses, greenspace, and water 
access in urban/suburban neighborhood design.

B. Urban/Suburban Area

Purpose and Intent
The Urban/Suburban Area is located within the Urban 
Growth Boundary and is characterized by a diverse 
mix of residential neighborhoods, business/industrial 
uses, road frontage development, and undeveloped ar-
eas. High levels of infrastructure and services and me-
dium to high intensity development exist within the 
Urban/Suburban Area.  

The land development pattern in the Urban/
Suburban Area ranges from older traditional neigh-
borhood patterns with a grid street systems to sub-
urban style subdivisions which draw on the natural 
landscape of marshes and waterways to help delineate 
neighborhoods, but which only allow for limited pe-
destrian ways and street connectivity.  The purpose of 
the Urban/Suburban Guidelines is to:

1.	Provide locations for concentrated mixed use growth 
patterns on land environmentally suitable for devel-
opment where services can be provided in an effi-
cient and cost effective manner;

2.	Focus development activities on infill, redevelop-
ment, and intensification of existing and surround-
ing uses; 

3.	Promote mixed use developments and a general land 
use pattern that includes a variety of housing types, 
retail, service, employment, civic, and compatible 
industrial uses, as well as open space and includes 
linkages to public transit in a walkable environment;

4.	Promote alternative forms of transportation;

5.	Establish a transitional area between the Rural Area 
and the Urban/Suburban Area consisting of lower 
intensity uses at the outer edge of the Urban Growth 
Boundary;
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Urban/Suburban Guideline 12.	
Maintain areas occupied by marshes and unique vegeta-
tive and wildlife habitats.

Urban/Suburban Guideline 13.	
Protect water quality, wildlife habitat, and scenic vistas 
by meeting or exceeding the minimum lot widths, buf-
fers, and setbacks required for developments along the 
OCRM Critical Line, as contained in the  Zoning and 
Land Development Regulations Ordinance.

Setting garages back from the front facade of a home de-emphasizes the elements of the home related to the car 
and increases the focus on the  human-scale elements of the house.  

Figure 3.1.4: Minimizing the Visual Impact of Garages
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Map 3.1.6: Dorchester Road Corridor and Ashley River Scenic Corridor Overlay Zoning District

ASHLEY RIVER ROAD

DORCHESTER ROAD

DORCHESTER RD

M
ARK CLARK EXPW

Y

W
 M

ONTA
GUE 

AV

INTERSTATE 26

RIVERS AV

LE
ED

S 
AV

LAMBS RD

S AVIATIO
N AV

INTERNATIONAL BLVD

TA
YL

OR S
T

ASHLEY RIVER RD

OLIVIA DR

MICHAUX PKWY

MALL DR

FRICK AV

AV
IA

TI
O

N
 A

V

JAMES AV

TRAILW
OOD DR

FLYNN DR

MARILYN DR

DORSEY AV

BREAM RD

ARCO LN

HILL BLVD

G
O

ER
 D

R

WITHERS DR

HELENE DR

O
R

C
H

ID
 A

V

NAPOLEON D
R

AI
R

FR
AM

E 
D

R

PACIFIC ST

BE
N

N
ET

T 
YA

R
D

 R
D

LEE ST

KA
Y 

ST

REE
 S

T

TE
E 

ST

MICHIGAN AV

WAE ST

OAKRIDGE DR

OTT
 S

T

EDITH ST

BAN
C

O
 R

D

GLENN ST

EVA ST

TA
N

G
E

R
 O

U
TL

E
T 

B
LV

D
N

 A
R

C
O

 L
N

NELSON ST

DELTA ST

LACROSS RD

DAVIS DR

APPLE ST

ANN ST O
ZA

R
K

 S
T

HUTCHINSON AV

DEIDRICH ST

E 
MONTA

GUE AV

WETLAND CRSG

SA
IN

T 
A

N
G

E
LA

 D
R

ELDER AV

COLISEUM DR

LI
LA

C
 A

V

W
ATERVIEW

 DR WATKINS RD

BUFFALO AV

BOUNDARY ST

HARLEY ST

NORDEN ST

DR
EA

M
LI

NE
R 

DRAPARTMENT BLVDBROSSY CIR RO
CKING

HAM
 ST

LELA DR

VAN BUREN AV

E AD
A AV

DEW
SBURY LN

MARK CLARK EXPWY

0 0.2 0.4 0.60.1
Miles

®

LAND USE RECOMMENDATIONS
NATURAL RESOURCES

MODERATE DENSITY RESIDENTIAL

OFFICE/CIVIC/INSTITUTIONAL

COMMERCIAL LIGHT

COMMERCIAL

GENERAL FEATURES
INCORPORATED AREAS

MARSH

WATER RESOURCES

AREAS OUTSIDE OF OVERLAY

Legend
URBAN GROWTH BOUNDARY

ASHLEY RIVER SCENIC CORRIDOR
OVERLAY ZONING DISTRICT

DORCHESTER ROAD CORRIDOR OVERLAY
ZONING DISTRICT BOUNDARY

Note: Municipal boundaries shown are as of Feb. 25, 2014



Chapter 3.1 Land Use Element 47

Map: 3.1.7: Folly Road Corridor Overlay Zoning District

FO
LLY RD

CAMP RD

R
IV

E
R

LA
N

D
 D

R

FORT JOHNSON RD

HARBOR VIEW
 RD

E ASHLEY AV

SOL LEGARE RD

E ARCTIC AV

FL
EM

IN
G

 R
D

E COOPER AV

D
IL

LS
 B

LU
FF

 R
D

GRIM
BALL

 R
D

PA
U

LI
N

E 
AV

E ERIE AV

FORT LAMAR RD

S
TE

FA
N

 D
R

ST
IL

ES
 D

R

M
IK

E
LL D

R

S GRIMBALL RD

H
O

W
LE

 A
V

JAMES ISLAND EXPWY

BATTALION DR

BRADHAM RD

TEA
L AV

MAYBANK HWY

SEASIDE LN

YO
R

KTO
W

N
 D

R

C
LE

AR
VIEW

 D
R

QUAIL 
DR

HOUGHTON DR

CENTRAL P
ARK RD

WAPPOO DR

SCHOONER RD

E HUDSON AV

TRAPIER DR

WAMPLER DR

ROPER RD

LI
TT

LE
 O

AK
 D

R

R
ILEY R

D

W
O

O
D

LA
N

D
 S

H
O

R
E

S
 R

D

TERRABROOK LN

W
EIR ST

APEX LN

CONDO
N DR

OAK ISLAND DR

SANTEE ST

O
C

E
AN

VIEW
 R

D

M
AR

TELLO
 D

R

SHRIM
P ST

TE
RN

S 
NE

ST
 R

D

LUCKY RD

GREENHILL RD

H
AZ

ZA
R

D
 L

N

YALE D
R

SEA AIR
E

 D
R

ST
E

R
LI

N
G

 D
R

JO
R

D
A

N
 S

T

AVENUE B

H
ALE ST

MIDVALE AV

C
H

EVES
 D

R

O
LD

 M
ILITAR

Y R
D

STO
N

E PO
ST R

D

RAINBOW RD

TEAL M
ARSH R

D

TABBY DR

E
A

G
LE

W
O

O
D

 TR

D
IL

L 
AV

KE
N

TW
O

O
D

 C
IR

W
AY

FA
R

ER
 LN

SC
O

TT H
ILL R

D

BRUCE ST

LYNNE AV

WESTWOOD DR

H
EL

D
 C

IR

HOLLIN
GS RD

CARLIN AV

BUR CLARE DR

GRIMBALL RD EXT

WESTWAY DR

BLAZE LN

JU
LI

A 
S

T

YANKEE DR

W
O

O
D

SI
D

E
 D

R

SW
AN

S
O

N
 A

V

M
AR

IN
ER

 D
R

BEN
 R

D

ELIA
S LN

WICKS AV

CANAL ST

ARTHUR D
R

D
EEK LN

FRED ST

ARUBA CIR

AVENUE A

BER
M

U
D

A ST

LE
EW

A
R

D
 A

V

TALIAFERRO AV

H
O

N
E

Y H
ILL R

D

GARRISON ST

HERMITAGE AV

DO
W

NE
R 

DR

C
AR

O
L 

S
T

SALLIE ST
LA

RKW
O

OD R
D

BR
AD

FO
R

D
 A

V

CARMEL DR

RAFEAL LN

DELANEY DR

S
E

M
A

H
T 

S
T

LO
TUS LN

D
EEN

E ST

WHITE POINT BLVD

LI
G

H
TH

O
U

SE
 B

LV
DBR

AD
FO

R
D

 AV

/

Folly Road Corridor
Overlay Zoning District

0 0.3 0.6 0.9 1.20.15
Miles

North Village 
Area

South Village
Area

Commercial 
Area

Neighborhood
Preservation Area

Conservation Area

Legend
Overlay District Boundary

Overlay District Areas

Future Land Use
Neighborhood Commercial

Residential

Office Residential

General Office

Water-Dependent Commercial

Municipal Boundaries
Counnty of Charleston

City of Charleston

Town of James Island

City of Folly Beach

Water Features
Water

Marsh

Adopted: May 20, 2014 Note: Municipal boundaries shown are as of Feb. 25, 2014



48 Charleston County, South Carolina: Comprehensive Plan

Map: 3.1.8: Maybank Highway Corridor Overlay Zoning District
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Map: 3.1.9: Mount Pleasant Overlay Zoning District
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Map: 3.1.10: University Boulevard Overlay Zoning District
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Map: 3.1.11: Highway 17 North Corridor Overlay Zoning District
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Map: 3.1.13: DuPont-Wappoo Area Overlay Zoning District

BETSY RD

BURRISRD

SAVAGE RD

GRECH ST

ASHLEY RIVER RD

M
A

RK CLARK EXPW
Y

G
A

R
D

N
ER

 R
D

PEARLOTT ST

FAIRFIELD AV

W
IS

TE
R

IA
 R

D

WEST ROBINHOOD DR

C
A

M
EL

LI
A 

R
D

PINEVIEW RD

STINSO
N DR

O
AKST

RICE CT

PALMETTO

PARK DR

SEQ
UO

IA ST

CRO
SS

ST

W
ES

TO
VE

R
D

R

FLORENCE

LN

ALCOTT LN

PEBBLE RD

JUNIPER ST

W
OO

DL
EA

F 
CT

ELSEY DR

BELGRADE AV

DULSEY RD

ASHLEY HALL RD

M
A

RK CLARK EXPW
Y

CASHEW
 ST

LA
SA

LL
E 

AV

R
IC

E D
R

 EXT

A
R

LIN
G

TO
N

 D
R

R
IC

E D
R

W
A

PP
O

O
 R

D

B
LI

TC
H

R
ID

G
E 

R
D

B
R

O
O

K
W

O
O

D
C

IR

PRYO
R

C
T

LO
C

K
SLEY D

R

N
O

TT
IN

G
H

A
M

 D
R

TAM
ARACK ST

CARVERWOOD

LN

DUPO
NT RD

ASHLEY TO
W

N

CENTER DR

LO
CUST ST

EX
EC

U
TI

VE
 C

IR

SEQ
UO

IA

ST

YEW
 ST

LO
CUST

ST

THREEOAKS AV

HARMONY ST

JESSAMINE RD

BRITTANY

ST

B
R

A
XT

O
N

 A
V

CRULL DR

B
R

A
XT

O
N

AV

AMYELSEY DR

STAFFORDSHIRE DR

END DR

R
IS

H
ER

 S
T

KE
NY

O
N

ST

RO
C

HELLE AV

PL
EA

SA
NT

GR
OV

E 
LN

ENDO DR

SAM R
ITTENBERG B

LV
D

BRIAN RD

M
A

N
SF

IE
LD

ST

TIM
BERLEAF CT

W
A

LK
EA

SY
 L

N

SA
R

A
H

 S
T

SAN

M
IG

UEL RD

C
A

R
R

IL
LO

ST

WEST
GLOW DR

LA
M

A
R

 S
T

SANFORD RD

1ST DR

SAMUEL

GRANT PL

ROTHERWOOD DR

DUNBAR ST

MULBERRY ST

ACACIA ST

HARRISON AVPIPER DR

BALSAM ST

2ND DR

STR
A

IG
H

T ST

W
 SH

ER
W

O
O

D
 D

R

RONDO ST

PR
IN

CE
JO

HN
 D

R

TAH
O

E ST

WHITE DR

TOMOKA DR

W
HITE O

AK DR

EVERGREEN ST

HA
ZE

LW
O

O
D 

DR

C
A

ST
LE

 A
V

H
EATH

W
O

O
D

 D
R

BOSSIS DR

JESSAMINE RD

PINECREST RD

DELMAR ST

CESSNA AV

TA
BE

RW
OO

D
CI

R

LITTLE

JOHN DR

N DALLERTON CIR

MARTIN

LUTHER

KING BLVD

KINGRICHARD DR

PR
AT

T 
ST

KIRKLEES ABBEY DR

PINCKNEY
PARK DR

SAVANNAH HWY

GARDENIA RD

JA
YW

OOD C
IR

SK
YLA

R
K

 R
D

HERITAGE
PARK RD

MEADOWLAWN DR

O
RLEA

NS R
D

JE
NKINS RD

SO
U

TH

PA
R

K
 C

IR

W
ALL

AC
E 

SC
HO

OL 
RD

S DALLERTON CIR

CITADEL

HAVEN DR

PARNELL LN

BETSY RD

BURRISRD

SAVAGE RD

GRECH ST

ASHLEY RIVER RD

M
A

RK CLARK EXPW
Y

G
A

R
D

N
ER

 R
D

PEARLOTT ST

FAIRFIELD AV

W
IS

TE
R

IA
 R

D

WEST ROBINHOOD DR

C
A

M
EL

LI
A 

R
D

PINEVIEW RD

STINSO
N DR

O
AKST

RICE CT

PALMETTO

PARK DR

SEQ
UO

IA ST

CRO
SS

ST

W
ES

TO
VE

R
D

R

FLORENCE

LN

ALCOTT LN

PEBBLE RD

JUNIPER ST

W
OO

DL
EA

F 
CT

ELSEY DR

BELGRADE AV

DULSEY RD

ASHLEY HALL RD

M
A

RK CLARK EXPW
Y

CASHEW
 ST

LA
SA

LL
E 

AV

R
IC

E D
R

 EXT

A
R

LIN
G

TO
N

 D
R

R
IC

E D
R

W
A

PP
O

O
 R

D

B
LI

TC
H

R
ID

G
E 

R
D

B
R

O
O

K
W

O
O

D
C

IR

PRYO
R

C
T

LO
C

K
SLEY D

R

N
O

TT
IN

G
H

A
M

 D
R

TAM
ARACK ST

CARVERWOOD

LN

DUPO
NT RD

ASHLEY TO
W

N

CENTER DR

LO
CUST ST

EX
EC

U
TI

VE
 C

IR

SEQ
UO

IA

ST

YEW
 ST

LO
CUST

ST

THREEOAKS AV

HARMONY ST

JESSAMINE RD

BRITTANY

ST

B
R

A
XT

O
N

 A
V

CRULL DR

B
R

A
XT

O
N

AV

AMYELSEY DR

STAFFORDSHIRE DR

END DR

R
IS

H
ER

 S
T

KE
NY

O
N

ST

RO
C

HELLE AV

PL
EA

SA
NT

GR
OV

E 
LN

ENDO DR

SAM R
ITTENBERG B

LV
D

BRIAN RD

M
A

N
SF

IE
LD

ST

TIM
BERLEAF CT

W
A

LK
EA

SY
 L

N

SA
R

A
H

 S
T

SAN

M
IG

UEL RD

C
A

R
R

IL
LO

ST

WEST
GLOW DR

LA
M

A
R

 S
T

SANFORD RD

1ST DR

SAMUEL

GRANT PL

ROTHERWOOD DR

DUNBAR ST

MULBERRY ST

ACACIA ST

HARRISON AVPIPER DR

BALSAM ST

2ND DR

STR
A

IG
H

T ST

W
 SH

ER
W

O
O

D
 D

R

RONDO ST

PR
IN

CE
JO

HN
 D

R

TAH
O

E ST

WHITE DR

TOMOKA DR

W
HITE O

AK DR

EVERGREEN ST

HA
ZE

LW
O

O
D 

DR

C
A

ST
LE

 A
V

H
EATH

W
O

O
D

 D
R

BOSSIS DR

JESSAMINE RD

PINECREST RD

DELMAR ST

CESSNA AV

TA
BE

RW
OO

D
CI

R

LITTLE

JOHN DR

N DALLERTON CIR

MARTIN

LUTHER

KING BLVD

KINGRICHARD DR

PR
AT

T 
ST

KIRKLEES ABBEY DR

PINCKNEY
PARK DR

SAVANNAH HWY

GARDENIA RD

JA
YW

OOD C
IR

SK
YLA

R
K

 R
D

HERITAGE
PARK RD

MEADOWLAWN DR

O
RLEA

NS R
D

JE
NKINS RD

SO
U

TH

PA
R

K
 C

IR

W
ALL

AC
E 

SC
HO

OL 
RD

S DALLERTON CIR

CITADEL

HAVEN DR

PARNELL LN

DUPONT-WAPPOO AREA OVERLAY ZONING DISTRICT
Adopted November 1, 2016

.
0 520 1,040 1,560 2,080260

Feet

Legend

Zoning Designations

City of Charleston

Residential Areas

Light Commercial District

Conservation/Park District (C)

Mixed Style Residential (M-12)

Residential Office (OR)

Single Family Residential (R-4)

Outside of Overlay Zoning District &/or Study Area

Study Area

Commercial Transition (CT)

General Office (OG)

Community Commercial District (CC)
Job Center District (JC)



54 Charleston County, South Carolina: Comprehensive Plan

Intentionally Blank



3.2 Economic Development Element 55

Chapter 3.2 Economic Development Element

3.2.1: OVERVIEW

The County includes Economic Development as an Element to help balance busi-
ness and employment growth with that of population, housing, transportation, and 
land use. A balance is necessary to ensure the community continues to thrive. The 
County should act and has acted to correct imbalances as they occur or are antici-
pated. The County has an active Economic Development Department which liaise 
with the State, surrounding counties, and numerous other entities. It has played a 
large role in attracting industries and commerce to the County.

Purpose and Intent 
Economic development is an important component of the Comprehensive Plan 
to tie recommendations for business and employment growth with the land use, 
transportation, and housing recommendations.  The purpose and intent of this chapter 
is to provide strategies that allow Charleston County to be a key player in the support 
of a unified economic development vision for the Charleston Region. The strategies 
for economic development should foster a stable and competitive business climate to 
draw business to the region and should support and strengthen the economic viability 
of existing industries. The strategies contained in this Element are also intended to 
encourage business start-ups, including small business enterprises, minority owned 
businesses, and high-technology and knowledge-based businesses and attract 
new targeted industry sectors to Charleston County. The Economic Development 
Department should continue to promote the development of a trained quality workforce, 
evaluate new economic development opportunities as they arise, and support the other 
recommendations of this Plan as part of the comprehensive strategy for the future of 
the County.

3.2.2: BACKGROUND AND INVENTORY OF EXISTING CONDITIONS

Introduction
In 2013, the Charleston regional economy can aptly be described as ‘transcen-
dent.’  Following the recent recession, all local economic indicators indicate a re-
bound, but more importantly, developments over the past five years have elevated 
Charleston to international prominence.

The new-found global stature of Charleston is the culmination of two decades 
of focused effort, as well as a sound pro-business environment, and plenty of good 
fortune.  Beginning with the closure of the Naval Complex in Charleston by the 
1993 Base Realignment and Closure (BRAC) Commission, tri-county government 
and business leaders have mounted a robust campaign of economic recruitment, 
tourism promotion, and growth of the federal government presence.  

Several major milestones over the past five years have included:
•	 Establishment of the second Boeing Final Assembly site for the 787, its sub-

sequent expansion, and the 787-related Interiors Responsibility Center.  Most 
recently, the company announced that significant IT and Engineering Centers 
would be established here, as well as a 737 Max Inlet production facility;  

•	Growth of the Space and Air Warfare Systems (SPAWAR) presence, along with 
various other Navy and Air Force commands attached to Joint Base Charleston; 

•	 Port-related growth;

•	Growth of the medical sector;

•	Growth of the information technology / software sector;

•	Additional air service from Southwest and Jet Blue;
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•	Addition of the Clemson University Drive Train Test 
Facility, an anchor for the wind energy and power 
systems sector; and

•	Growth of the Charleston tourism sector, anchored 
by a burgeoning culinary scene, year-round arts and 
cultural festivals such as Spoleto Festival USA, out-
door recreation, and signature athletic events like the 
2012 PGA Championship at Kiawah Island and the 
Family Circle Cup.        
The unprecedented economic diversity now evident 

in the Charleston economy has proven a hedge against 
the recession, with the region’s unemployment rate 
remaining favorable in comparison with state and na-
tional trends, as depicted in Figure 3.2.1.  International 
and domestic companies eyeing the eastern United 
States continue to find the Port of Charleston, the 
competitive business cost structure, a highly produc-
tive workforce, the state’s ‘right-to-work’ environment, 
the ease of attracting talent, the unrivaled quality of 
life, and pro-business state and local government part-
nership as alluring calling cards.

Charleston County Economic Development 
Mission
The Charleston County Economic Development 
Department was created in 1994 and crafted a strategic 
plan in that inaugural year.  The three-pronged mis-
sion includes:
•	Recruitment of ‘primary’ employers;

•	Retention and expansion of ‘primary’ employers; 
and 

•	The safeguarding and improvement of the local busi-
ness climate.  
‘Primary’ employers include manufacturers, re-

search and development operations, corporate head-
quarters, large distribution facilities, defense contrac-
tors, biotechnology firms, and information technology 

companies.  The basic premise is that when recruiting 
or facilitating an expansion by these types of opera-
tions, more payroll is introduced into the community, 
creating a multiplier effect as dollars are re-spent in re-
tail, service, and other smaller businesses.  Among the 
other advantages offered by this strategy is the attrac-
tion of large levels of capital investment, which trans-
late into an enhanced level of public revenues available 
to provide public services. Lastly, the creation of large 
numbers of new jobs reduces unemployment and bol-
sters the standard of living for area residents.

The Charleston County Economic Development 
Department pursues its three-pronged mission with 
a relatively small staff of five, but Charleston County 
supports many other aspects of economic develop-
ment through its other direct County functions, as well 

as its financial partnerships with several key non-profit 
entities.

Business in Charleston County
Doing business in Charleston County is a value 

proposition, because excellent public services enhance 
“the bottom line.”  The County is a recognized leader in 
many areas and enjoys a stellar reputation for financial 
stability and integrity.  Amidst the turbulence of the 
recent recession, at a time when so many state and lo-
cal governments were in distress, Charleston County 
retained its AAA credit rating with all three of the ma-
jor rating agencies.  

In addition to the Economic Development 
Department mission, Charleston County influences 
the economy on several other fronts:

Figure 3.2.1: Regional (MSA), State, and National Unemployment Rates (2000 - 2012)

Source: S.C. Department of Employment and Workforce.
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•	Tourism Promotion – as a major funder of the 
Charleston Area Convention and Visitors Bureau, 
and through funding (with its accommodations fee) 
the North Charleston Convention Center, Joseph P. 
Riley Park, Mt. Pleasant Soccer Complex, Family 
Circle Stadium, and beach re-nourishment at the 
Isle of Palms.  These efforts have paid big dividends 
in the attraction of convention business, festivals 
and attractions in a city which was recently named 
“The #1 U.S. destination” by Conde Nast magazine. 

•	Transportation Infrastructure and Workforce 
Mobility – as a major funder and manager of lo-
cal road improvements, utilizing the locally enacted 
“Half Cent Sales Tax,” major funding for the public 
transportation system operated by the Charleston 
Area Regional Transit Authority (CARTA), and as 
a major funder of regional transportation planning 
undertaken by the Berkeley-Charleston-Dorchester 
Council of Governments (BCDCOG).  Roads con-
structed by the County continue to relieve traffic 
congestion, and create more efficient access and 
connectivity between residential and business cen-
ters.  

•	 Education and Workforce Training – as a ma-
jor funder of BCDCOG, which administers the 
Workforce Investment Act-affiliated workforce ini-
tiatives, the Metro Chamber of Commerce and its 
Education Foundation initiative, as well as financial 
support for major training facilities for aerospace 
and nursing at Trident Technical College.   

•	 Public Safety – as a provider of EMS, Enhanced 9-1-
1, law enforcement, fire protection, hazardous ma-
terials management, and Emergency Preparedness 
services, which protect residents, employees, and 
business and residential property, and result in low-
er insurance rates.  Award-winning public safety 

programs such as the state-of-the-art Consolidated 
Dispatch Center, create the quickest possible emer-
gency response, and the well-developed Charleston 
County Emergency Management Plan offers a solid 
foundation for business continuity planning.    

•	 Environmental Stewardship – as a careful planner 
of sustainability, a provider of solid waste and recy-
cling services, and a preserver of “green belts.”  The 
Charleston quality of life, a major magnet for busi-
ness growth, hinges on a careful balance between 
progress and preservation, and these renowned 
County programs help sustain that balance. 

Key Economic Development Allies
Beyond the Economic Development Department 
mission and the activities of various sister county de-
partments, several local and state agencies and non-
profit entities round out the overall regional service 
offering to businesses.  These include:
•	The S.C. Department of Commerce – serving the 

State of South Carolina, this agency joins forces 
with the County throughout the corporate recruit-
ment process, as well as in initiatives designed to 
retain and expand manufacturing, corporate head-
quarters, research and development, and other sig-
nificant business operations.  The state offers finan-
cial incentives which can include offsets to the state 
corporate income tax, grants and cash rebates to 
underwrite some business project costs, and work-
force training programs designed to deliver a “turn-
key” workforce at little to no cost to the employer.

•	Area municipalities – business sites often ex-
ist within the major municipalities of Charleston 
County – namely, Charleston, North Charleston, 
and Mt. Pleasant.   These cities are valuable allies 
to Charleston County in the recruitment, retention, 

and expansion of businesses as their mayors set 
the pro-business tone with their assistance in ex-
peditious plan reviews and permitting.   

•	The Charleston Regional Development Alliance 
– this 501-c organization was founded in 1995 by 
Berkeley, Charleston, and Dorchester counties, 
along with the three area chambers of commerce, 
to market and recruit industry on behalf of the 
tri-county region.  The three counties work hand-
in-hand on a daily basis with the Alliance as it 
attracts business prospects to the area for visits, 
which in many cases lead to the establishment of 
new business enterprises here.

•	The Berkeley, Charleston, Dorchester Council 
of Governments – this tri-county organization 
by law exists to act as a regional facilitator on all 
federally funded transportation, water, and sew-
er projects.  It is also administers the Workforce 
Investment Act (WIA) programs designed to 
strategically funnel federal dollars into workforce 
training in relevant in-demand occupations.  
Beyond these roles, the BCDCOG also acts as the 
clearinghouse on a variety of federal statistics, in-
cluding the U.S. Census and transportation data.

•	The Metro Chamber of Commerce – the oldest 
municipal chamber in the United States exists in 
Charleston, and this organization pursues nu-
merous initiatives designed to advocate for good 
public policy which will safeguard and improve 
the area’s business climate.  The Chamber is active 
in areas such as public education, higher educa-
tion, highway infrastructure, and air travel. The 
Chamber also offers programs to assist entrepre-
neurs and small business owners (SCORE) and 
maintains a full-service business data center (the 
Center for Business Research).
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•	Area utilities – The County enjoys productive working relationships with the elec-
tric, natural gas, water, sewer, and telecommunications utilities, with whom it works 
hand-in-hand to recruit, retain, and expand businesses.  The utilities also play a valu-
able role in extending, upgrading or relocating needed infrastructure for business 
facilities, as well as in their provision of grants to offset some of the costs associated 
with the establishment or expansion of a facility. 

Economic Diversification

Growth of the Charleston Area
In the decade from 2000-2010, the population within the Charleston region increased 
from 549,033 to 664,607 persons, according to the U.S. Census Bureau.  The addition of 
115,574 new residents represented a 21 percent increase, which outpaced both the U.S. 
(10 percent), and S.C. (15 percent) averages, as shown in Figure 3.2.2.  Similar to the 
general population growth, the area workforce grew at a 20 percent rate, outpacing the 
S.C. (nine percent) and U.S. (six percent) rates. (see Figure 3.2.3).   

Overall Economic Performance
Since the inception of its economic development mission in 1993, business recruit-
ment, retention, and expansion results within Charleston County have been phenom-
enal.  Many of its largest feats have occurred within the past five years, which marked 
the arrival and early expansion by The Boeing Company. 

According to the S.C. Department of Commerce, from 1993 through the close of 

The Port of Charleston Boeing The Market, Downtown Charleston

Figure 3.2.2: Regional (MSA), State, and National Population Increases (2000 - 2012)

Source: U.S.Census Bureau.
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Figure 3.2.2: Regional (MSA), State, and National Population Increases (2000 - 2012)
Figure 3.2.3: Regional (MSA), State, and NationalWorkforce Growth Rates (2000 - 2012)

Source: U.S. Department of Labor - Bureau of Labor Statistics.

2012, businesses in Charleston County had invested some $4.2 billion and 
created over 24,000 new jobs within its boundaries.  In 2012 Charleston 
County placed among the ‘Top Ten’ counties in South Carolina for capital 
investment and job creation for the 16th time in 18 years.  Those figures 
have climbed yet higher in 2013, with the record-breaking $1 billion ex-
pansion by Boeing which will create an additional 2,000 new jobs.

The past decade (2000-2010) was a roller-coaster ride for those em-
ployed in most of Charleston’s economic sectors, particularly construc-
tion, manufacturing, and retail.   From 2000 through 2005, all sectors 
expanded, with the exception of manufacturing, as shown in Figure 3.2.4.  
Once the Great Recession set in, contraction occurred in financial ac-
tivities, information, manufacturing, retail trade, wholesale trade, and 
trade, transportation, and utilities.  The most spectacular contraction 
(34 percent) occurred in construction, due to the nationwide collapse of 
the housing bubble, and the near collapse of the nation’s banking and 
financial sector.  Within the region, only education and health services, 
government, leisure and hospitality, and professional and business ser-
vices registered employment growth during that period.  During 2011 and 
2012, with the recovery struggling to find its legs, most sectors had re-
gained ground and had begun rehiring.  Contraction continued to plague 
the construction sector, which registered another 2.2 percent loss in jobs.  
Amidst new multi-family and single-family housing starts and increased 
commercial demand in 2012-2013, however, many economists believe 
that the sector has stabilized and will begin to grow modestly.  
    
Unemployment Rates, Average Wages, and Per Capita Income
From 1995, shortly after the inception of the county economic develop-
ment mission, through 2010, the average wage in the Charleston region 
rose 76 percent -  from $22,568 to $39,661.  By 2005 the Charleston re-
gional average wage had surpassed that of South Carolina, and by 2010 it 
had further grown the gap to be about six percent higher.  Regional wages 
continue to trail average U.S. wages, but have narrowed the gap - having 
represented 79 percent  of U.S. wages in 2000, and growing to represent 
85 percent in 2010, as shown in Figure 3.2.5. 

Per capita income is a different and more inclusive measure than av-
erage wages; it includes not only wages, but also revenues derived from 
sources as diverse as investment portfolios, rent, unemployment com-
pensation, and transfer payments.   Per capita income in Charleston 
County ranked sixth among the state’s 46 counties in 1995, at $21,118.  By 

Figure 3.2.4: Growth in Charleston’s Economic Sectors (2000 - 2012)

Source: S.C. Department of Employment and Workforce.
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2003, it had improved to second in the state, growing to $31,333.  Charleston County 
remained in second place in 2011, but improved to $41,656, narrowly behind Beaufort 
County (see Figure 3.2.6).  Recent growth trends suggest that Charleston County will 
soon rise to number one.     

In the year 2000, unemployment in the Charleston region averaged 3.1 percent, 
which is widely defined as full employment.  In 2005, immediately prior to the Great 
Recession, unemployment ticked up to 5.4 percent - similar to the national trend, but 
much lower than the S.C. rate of 6.8 percent.  At the height of the recession in 2010, 
the Charleston region spiked to 9.3 percent - again similar to the national trend (9.6 
percent), but much lower than S.C. (11.2 percent).  In 2012, amidst a still tepid recovery, 
the Charleston region had improved to 7.1 percent, while the U.S. (8.1 percent) and 
S.C. (9.1 percent) rates were slower to improve.   During 2013, the Charleston region 
averaged 6.4 percent.  Figure 3.2.7 shows the exact unemployment rates for Charleston 
County and comparative cities.   During its 2013 annual event, the forecast by the Metro 
Chamber of Commerce Outlook Advisory Board was for unemployment to drop to 5.8 
percent by the end of 2014.

Economic Sector Composition
As the economy began its gradual rebound over the past several years, several new 
trends began to emerge:
•	The Services sector accounted for 59 percent of new jobs created – mainly in the 

Professional and Business Services and Education and Health Services catego-
ries.   Many of these new jobs reflect the growth of the Medical University of South 
Carolina (MUSC) and the many hospital systems within the Charleston region, 
in addition to growth at the local universities.  They also reflect the growth of 
the Space and Air Warfare Systems (SPAWAR) center, along with its numerous 
defense contractors.   Some of these jobs are also accounted for by the dramatic 
growth of the creative knowledge-based tech companies within the region.

•	The Leisure and Hospitality sector grew by 13.1 percent from 2010 to 2013, a marked 
improvement over the 4.6 percent increase that occurred between 2004 and 2009.  
This is a testament to the economic significance of some 4 million annual visitors 
to the Charleston area.  Charleston was recently ranked as the number one des-
tination in the world by Conde Nast magazine and played host to the 2012 PGA 
National Championship at Kiawah Island’s Ocean Course.  

Figure 3.2.5: Wage Growth in the Region, State, and Nation (2000 - 2010)

Source: U.S. Department of Labor, Bureau of Labor Statistics.

Figure 3.2.6: Per Capita Income Ranking of Charleston County compared to Other SC 
Counties (2000 - 2011)

Source:s S.C. Department of Commerce and US Department of Labor, Bureau of Labor Statistics.
Note: The orange circles on the chart illustrate Charleston County’s per capita income for each indicated year; the number 
below each orange cirle indicates Charleston County’s per capita income ranking among SC Counties for that year.
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•	 Several large new hotels are under way in downtown Charleston, as well as a growing convention trade at 
the Convention Center in North Charleston.   

Recent Economic Indicators
The recent economic indicators for the Charleston region shine light on some economic engines that con-
tinue to struggle post-recession, and others that have barely missed a beat.  The Port of Charleston continues 
to trend in a positive direction, increasing its annual tonnage during 2012 to 1.5 million twenty-foot equivalent 
units (TEUs).  The progress is welcome, considering that it has a way to go yet to regain its pre-recession vol-
ume (1.9 million TEUs).   The same is true of the local housing market, where the annual number of homes 
sold and their values continue to climb.  The 10,946 sales registered during 2012 represented steady post-
recession progress, but fell 30 percent short of the pre-recession mark of 15,700.  Likewise, the median value 
of a home during 2012 was $261,065.  This figure represented improvement over the 2009-2011 period, but 
remained well short of the $299,720 value posted in 2008.

Retail sales in the Charleston region have barely missed a beat, along with the visitor industry and air 

Figure 3.2.7: Unemployment Rates in Charleston County and Comparative Cities (2013)

Source: U.S. Bureau of Labor Statistics, October 2013. Not seasonally adjusted.

travel.  Retail sales grew by 58 percent during the past decade, 
from $12.9 billion in 2001 to $20.3 billion in 2012.  Steady progress 
occurred up until 2009, when the effects of the recession on con-
sumer confidence began to take hold, and spending plummeted 
13 percent - from the previous year total of $18.7 billion to $16.3 
billion.  This setback was a one year ‘blip,’ however, and by 2010, 
retail sales regained the lost ground and exceeded 2008 levels.   
 
Priority Industries and Local Advantages  --
The Four Traditional Economic Engines
The Charleston region has for many years been anchored by four 
economic engines, including: the Port of Charleston; the military; 
MUSC and the medical sector; and the tourism industry.  These 
engines remain very viable today, but are now augmented by sev-
eral recent ‘game changers.’

The Port
The Port of Charleston opens doors for its customers across the 
globe, with every key ocean carrier present and offering service 
to about 150 countries spread across every continent.  This is a 
huge draw for exporting manufacturers, and many of those lo-
cated across the Southeast utilize the Port of Charleston, which is 
recognized for its world-class intermodal facilities and industry-
leading efficiency.  

Manufacturing is alive and well and flourishing in the 
Charleston region, characterized by household corporate names 
such as The Boeing Company, DuPont, Alcoa, Nucor Steel, 
Cummins, Daimler, Kapstone Pulp & Paper, MeadWestvaco 
Speciality Chemicals, Robert Bosch Corporation, and many oth-
ers.

The Port of Charleston continues to trend in a good direc-
tion, increasing its annual tonnage during 2012 to 1.5 million 
TEUs.  The South Carolina Port Authority (SCPA) priority proj-
ect is Charleston’s Post -45 Harbor Deepening.  According to 
the SCPA, “Charleston currently has the deepest channels in the 
region and can handle ships drafting up to 48 feet on high tide. 
Deepening Charleston Harbor to 50 feet will open the port to han-
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dling larger post-Panamax container ships 24 hours a 
day.”  The deepening is projected to be completed by 
2020 and is estimated to cost $300 million; a share 
between state and federal governments.  Nonetheless, 
the S.C. General Assembly has made provisions to 
fund the entire project if federal government fund-
ing falls through.  Now under construction, the Navy 
Base Terminal (NBT) is slated for completion by 2019. 
This facility is design specifically to host the larger Post 
Panamax ships and is projected to increase the con-
tainer cargo capacity of the SCPA by 50 percent.   

The Port has created a growing source of business 
focusing on non-containerized cargo and break bulk.  
The cruise industry is another facet that is in demand 
as noted in the SCPA’s strategic plan.  According to the 
Port of Charleston, “in CY2012 Charleston handled 14 
port-of-call vessels and 70 turnport vessel calls for an 
annual total of 84.”  Between port of call and embarka-
tions, passenger counts exceeded 189,000 in CY2012.  
The Carnival Fantasy has made Charleston a homeport 
operation since spring of 2010.  The ship offers five- 
and seven-day cruises to the Caribbean.  

The Medical University of South Carolina       
The Medical University of South Carolina (MUSC) 
is a major employer in Charleston County, and along 
with the Roper/St. Francis, Columbia/HCA, and 
Tenet Healthcare hospital systems, drives the growing 
Charleston medical sector.  Added to that list are phar-
maceutical operations such as aaiPharma and Charles 
River Labs, and medical device companies such as 
Berchtold, BeliMed, and Getinge.  With its grow-
ing medical research activity, MUSC is a catalyst for 
medical discoveries, and the recently erected Research 
Innovation Center in downtown Charleston provides 
space for entrepreneurs to develop their science for 
commercial application.  

Along with patient care and academics, research 
is at the heart of MUSC.  With core facilities, state 
of the art centers and institutes, and the latest clini-
cal trials, MUSC is poised to be a leader in medical 
research and development.  MUSC’s current strategic 
plan allows for the creation of the Center for Medical 
Innovation and Entrepreneurialism.  The Center will 
serve as a gateway for partner engagement as well as 
a resource for entrepreneurial health and biomedical 
scientists. The South Carolina Clinical and Translation 
Research Institute is bringing positive change to bio-
medical research and creating an avenue for shared 
expertise and resources.  Furthermore, the Foundation 
for Research Development is paving the way for in-
ventors, industry, and entrepreneurs to collaborate.  
In patient care, for 2013-14, MUSC was ranked as the 
#1 hospital in South Carolina by U.S. News & World 
Report.  In addition, MUSC received national rankings 
in Ear, Nose, and Throat (#27), Nephrology (#40), and 
Rheumatology (#17).  The Hollings Cancer Center, re-
nowned Children’s Hospital, and numerous specialties 
make MUSC a fixture in healthcare excellence.   

The Military
Despite the 1993 Base and Realignment Commission 
(BRAC) decision to close the Charleston Naval 
Complex, the U.S. military still accounts for a large 
portion of area employment.  Over 20,000 local jobs 
are provided by the 457th Airlift Command adjacent to 
Charleston Airport, the Nuclear Submarine Training 
School and the U.S. Army Combat Asia facility at the 
Naval Weapons Station at Goose Creek, and a host of 
other federal agencies located at the former naval base 
including the U.S. Border Patrol, Department of State, 
and U.S. EPA.

Space and Naval Warfare (SPAWAR) Systems 
Center Atlantic is a high technology, engineering fa-

cility that designs, builds, tests, fields, and supports 
the Navy as well as other federal customers.  SPAWAR 
Atlantic is responsible for integrating the Mine 
Resistant Ambush Protected (MRAP) vehicles used to 
protect the war fighters on the ground in Afghanistan.  
The facility employs over 3,100 Civil Service employees 
with an average salary of $87,000 and supports an esti-
mated 80 defense contractors operating in the region, 
which employ an estimated 12,000 employees.  Overall, 
SPAWAR supports over 25,000 jobs in South Carolina 
who contribute over $1.3 billion in annual labor income. 
SPAWAR’s estimated impact on South Carolina’s econo-
my is estimated at $3.1 billion.

The Tourism Industry
The tourism industry has fared well through the reces-
sion, with the number of visitors to the area steadily in-
creasing annually.  Economic uncertainty resulted in a 
drop in occupancy and average daily room rates during 
2009-10, but this was a ‘blip’ on an otherwise favorable 
radar.  Hoteliers have seen the occupancy rate bounce 
back and in 2012 the average room rate of $122.74 was 
the highest ever recorded.  

The forecast by the College of Charleston Office of 
Tourism Management is for continued growth in oc-
cupancy and average daily rates during 2013 and 2014.  
Confidence in the industry is riding high, with several 
major new hotels under way in downtown Charleston, 
North Charleston, and Mt. Pleasant, which will add 
over 1,500 new rooms.  The only cloud on the horizon, 
as reported by the Metro Chamber of Commerce, could 
be the downturn in defense spending and the impact 
it might have on military related business travel to 
Charleston. 

The “Holy City” received numerous accolades in 
2013 that continue to impress tourists and residents 
alike year after year:
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October 2012 with customer Air India.  Earlier in 2010 
Boeing had announced the location of the Interiors 
Responsibility Center in Palmetto Commerce Park, 
about 10 miles north of the Final Assembly complex.  
This facility fabricates and supplies internal compo-
nents of the 787 such as the restrooms, galleys, and 
overhead bins.  Since the 2011 plant opening, some 
6,100 employees have come on board.  This figure is 
sure to increase in the near future with the news in late 
2013 that the longer 787-9 will soon be produced here 
as well.   

In the spring of 2013, Boeing again gave its vote of 
confidence in the Charleston area as it announced a 
$1 billion expansion that would promise an additional 
2,000 employees.  As part of this expansion, Boeing 
committed to bring information technology and en-
gineering capabilities to its campus, along with addi-
tional production workers.  Later in the year, it also 
moved to acquire an additional 460 acres in and 
around the Final Assembly complex and announced a 
new paint facility that would shift that task here from 
San Antonio, TX.  The company also announced that 
a second aircraft program, the 737-Max, would be sup-
ported from North Charleston with an engine inlet 
(nacelles) production plant to be located in Palmetto 
Commerce Park. 

The economic magnitude of building the 787 is 
breathtaking in and of itself, but is made all the more 
impressive when one considers the further impact of 
business visitors to the area.  The multitude of busi-
ness visitors to the North Charleston campus that oc-
curs just in the normal daily course of business cre-
ates a massive spin-off effect in area restaurants, hotels, 
shops, and tourist venues.   In addition, the delivery of 
aircraft is a prestigious ceremonial event that is preced-
ed by the hosting of large entourages of airline owners, 
their families and staff over extended periods of time. 

As Boeing increases its workforce to 8,000 employ-

•	 #1 U.S. City by Condé Nast Traveler Readers’ Choice 
Awards (2011, 2012, and 2013);

•	 #1 Top City in the U.S. and Canada by Travel + 
Leisure World’s Best Awards (2013);

•	 #1 Friendliest City by Condé Nast Traveler Readers’ 
Choice Awards (2012);

•	 #1 Best Weekend Getaway by U.S. News & World 
Report (2013);

•	 #11 Top 25 Parks in the U.S.  - Waterfront Park by 
TripAdvisor Travelers’ Choice Awards (2013);

•	 #11 Best Minor League Network in America in 2013 
by Sportsbusiness Journal; 

•	 #15 Top 25 Destinations in the U.S. by TripAdvisor 
Travelers’ Choice Awards (2013); and

•	Arthur Ravenel, Jr. Bridge -  Most Beautiful Bridges 
Around the World by CNN (2013).

Recent Economic ‘Game Changers’
Several developments occurring in the Charleston 
economy during the past five years have created de-
cided business advantages for the region. 

Discount Air Carriers
Air traffic at the Charleston International Airport 
has increased 63 percent during the past decade, en-
ergized in recent years by the introduction of dis-
count air carriers Southwest and JetBlue.  JetBlue 
began serving passengers earlier in 2013 with flights 
to New York’s JFK International and Boston’s Logan 
International airports.   Since 2011, the addition of 
Southwest and JetBlue has added over 500,000 new 
flight seats at Charleston International.  Passenger ac-
tivity grew steadily until 2006, when the onset of the 
recession discouraged many business and leisure fliers.  
Regaining its momentum temporarily, the passenger 
growth trend was interrupted again by the economic 
uncertainty during 2009 and 2010.  The years 2011 and 
2012 have been marked by robust growth, with the cur-
rent flier volume eight percent above the previous high 
water mark of 2008.  The forecast by the Charleston 
County Aviation Authority is for a steady three percent 
growth during 2013 and 2014. 

The Boeing Company and a Bourgeoning Aerospace 
Sector
The economic landscape of Charleston was trans-
formed by the arrival of Boeing in 2009, which an-
nounced that it had chosen North Charleston and the 
Charleston International Airport as its second 787 
Assembly site.  Here the $250 million aircraft would 
be assembled, and the site would assume responsibil-
ity for the production of all aft fuselage sections serv-
ing both the west-coast and east-coast assembly lines.  
With this announcement, the Charleston area joined 
the elite ranks of Everett, WA and Toulouse, France as 
one of only three places in the world where wide-body 
commercial aircraft are assembled and delivered.  

The final assembly of the Boeing 787-8 began in 2011 
in North Charleston on the massive 240-acre multi-
building complex, and the first delivery occurred in 

Medical University of South Carolina (MUSC)
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ees during 2014, it will also be making a new imprint 
in the Charleston technology sector.  The company an-
nounced that it will create engineering and IT centers 
of excellence, as well as a new Boeing research  and 
technology center. Over 1,500 positions will be staffed 
by high tech knowledge workers, further complement-
ing the home-grown technology sector growth the 
Charleston area has been experiencing.     

Clemson University Energy Innovation Facility
The Clemson University Research Institute (CURI) 
Campus is home to the nation’s newest and world’s most 
advanced capacity wind-turbine drive train testing fa-
cility.  The $100 million Clemson University SCE&G 
Energy Innovation Center opened in November 2013.  
The center is capable of full-scale highly accelerated 
mechanical and electrical testing of advanced drive-
train systems for wind turbines with 7.5 MW and a 15 
MW test bay.  This technology will pave the way for 
future energy innovation.  

By 2030, the U.S. Department of Energy has set 
a goal to generate 20 percent of the nation’s power 
needs through wind.  The South Carolina coast of-
fers strong winds in shallow water, access to the ports 

of Charleston and Georgetown, and a large demand 
which drives development of offshore wind farms.  In 
addition, ship-building and manufacturing facilities 
enhance the potential to become an industrial hub 
as larger turbines are created.  Through the efforts of 
CURI, South Carolina can benefit from the wind en-
ergy industry that is coming to the forefront.

Technology Sector Growth
Organic growth by the Charleston technology sec-
tor has been astounding.  Charleston’s technology 
sector has been dubbed “Silicon Harbor” by Nate 
DaPore, President and CEO of PeopleMatter and the 
Charleston County nominee as 2013 South Carolina 
Department of Commerce Economic Development 
Ambassador.  “Home-grown” information technol-
ogy and high tech firms such as PeopleMatter, SPARC, 
Benefitfocus, and Blackbaud have experienced expo-
nential growth which is continuing into 2014.  The re-
cent Google data center expansion, in Berkeley County 
and the Boeing IT Center of Excellence showcase the 
pinnacle of which has reached.  The Charleston area 
also hosts three firms included in the Inc. 500 list of 
fastest-growing companies.  Benefitfocus went public 
during 2013, and several Charleston firms successfully 
acquired venture capital. 

Through the efforts of the Charleston Digital 
Corridor, the Charleston region is on the cusp of be-
ing a technology center.  Knowledge-based compa-
nies and emerging companies have the convenience 
of utilizing one of two incubator facilities, dubbed 
‘Flagships,’ to grow and incubate their companies and 
host a co-working space.  The 40,000 sq. ft. Flagship 
3 has just been announced and will continue to foster 
Charleston’s development of its knowledge economy.   
In addition to the Digital Corridor initiatives, the 
Harbor Accelerator is an independent recently found-
ed business accelerator program for entrepreneurs 

with scalable business concepts.  Their 14-week pro-
gram caps off with introductions to potential capital 
sourcing to grow a start-up.  

Numerous other platforms are geared to the 
tech and knowledge-based creative sector such as 
Parliament, a coalition of businesses and entrepre-
neurs dedicated to support the creative community.  
Parliament hosts Pecha Kucha Nights sporadically to 
bring the community together and showcase the vast 
creative talent. DIG South, “the Southeast’s Interactive 
Festival,” is a similar effort which began in the spring 
of 2013.  This multi-day event features a conference of 
over 100 presenters from various companies such as 
Samsung, LinkedIn, Inc. Magazine, Google, and lo-
cal tech firms such as PeopleMatter and SPARC.  The 
2-day tech and creative industry expo presents oppor-
tunities for entrepreneurs to interact and start-ups to 
get noticed.  The efforts of both Parliament and DIG 
South have continued to grow each year to adapt to the 
changing tide of Charleston’s “Silicon Harbor.”

Recent Accolades 
The number and diversity of accolades garnered by 
Charleston are a continuing testament to its status as 
a “boom town.”  These include everything from manu-
facturing growth to entrepreneurial success, and from 
leading visitor destination to award-winning culinary 
town. 
2008 rankings include:	
•	 7th – Job Creation in the State;

•	 9th – Capital Investment in the State;

•	 2008 Best Performing Cities (2nd year in a row) – 
Miliken Institute; and

•	Top U.S. Cities for Doing Business (2nd year in a 
row) – Inc.com.

2009 rankings include:
•	 1st – Job Creation in the State;

General Dynamics Land Systems - Force Protection Fac-
tory, Ladson, SC
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•	 1st – Capital Investment in the State;

•	 50 Best Places to Live: The Next Great Adventure 
Towns – National Geographic Adventure;

•	Best Small Cities for Startups – Businessweek;

•	Next Cities: Best Places to Live & Work for Young 
Professionals – Next Generation Consulting;

•	Best Cities for Technology Jobs – Forbes;

•	 Progressive Environmental Stewardship & 
Sustainable Growth – National Resource Defense 
Council;

•	America’s Best Colleges – Forbes;

•	The World’s Smartest Cities – Forbes; and

•	Best Cities for Business – Marketwatch.
2010 rankings include:
•	 9th – Job Creation in the State;

•	 7th – Capital Investment in the State;

•	 #1 for Noteworthy Neighborhoods & Friendly People 
– Travel & Leisure Magazine; and

•	 #1 Coolest Small City in America – G.Q.
2011 rankings include:	
•	 7th – Job Creation in the State;

•	 13th – Capital Investment in the State;

•	 #1 Top City in the United States – Condé Nast;

•	A Top 20 Best Performing Large City – Miliken 
Institute;

•	 #4 Small Business Vitality Score in the Nation – 
Portfolio Magazine;

•	 #1 Brain Gainer Metro – Wall Street Journal;

•	 #8 Best City for Job Growth – New Geography; 
and

•	A Top 50 best Place for Business & Careers – 
Forbes.

2012 rankings include:	
•	 6th – Job Creation in the State;

•	 8th – Capital Investment in the State;

•	 #1 in the U.S. for Growth in Manufacturing Jobs – 
Brookings Institute;

•	 South Carolina Ranks in the Top 10 best Places for 
Business – Chief Executive;

•	Charleston is the #1 Tourist City in the World – 
Condé Nast;

•	 #2 for Economic Growth – Area Development;

•	A Top 10 Best Places for Jobs in the U.S. – Forbes;

•	Charleston Ranks #9 for Job Recovery Amongst 
U.S. Metros – Brookings Institute; and

•	 South Carolina Ranked #4 for Exports; Set New 
record $25B in total exports – U.S. Chamber of 
Commerce.

Comparative Business Cost Advantages
The cost of doing business in Charleston County has 
long received a reputation as being favorable and af-
fordable.  Whether a company is looking to start a 
business, relocate a business, or simply expand, the 
start-up costs (construction), ongoing operating 

costs (lease, electricity, wages) state and local tax cli-
mate, and available business incentives and support 
programs are very attractive.  These advantages in-
clude:
•	Wage rates - the Charleston area offers features a 

salary structure which is competitive with other 
leading business cities.  In fact, Charleston finishes 
third among a list of 14 competitor cities for sal-
ary affordability from the perspective of a busi-
ness looking to locate in Charleston.  This creates a 
competitive advantage in various industry niches in 
which the Charleston region competes (see Figures 
3.2.8 and 3.2.9).   

•	 Facility establishment costs - The Charleston re-
gion features below average land and building costs 
based on U.S. National averages according the 
ACCRA Cost of Living Index (see Figure 3.2.10).  
Nationally competitive industrial and office space 
lease rates vary favorably within the region (see 
Figures 3.2.11, 3.2.12, and 3.2.13).

•	Ongoing operating costs – A variety of ongoing op-
erating costs, including competitively priced utili-
ties, and lower than average state and local taxes 
represent business advantages (see Figure 3.2.14). 

The Boeing Company, North Charleston, SC Clemson University Energy Innovation Facility
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Figure 3.2.9: Wage Comparisons (2012)

Source: U.S. Department of Labor, Bureau of Labor Statistics.
*Note: Annual wages have been calculated by multiplying thr hourly mean wage by 2,080 hours; 
where an hourly mean wage is not published, the annual wage has been directly calculated from the 
reported survey data.

Figure 3.2.8: Wages in the Charleston Region (2012)

Source: U.S. Department of Labor, Bureau of Labor Statistics, May 2012.

Figure 3.2.10: Cost of Living Comparison (2013)

Sources: ACCRA Cost of Living Index, 3rd Quarter 2013 and C2ER.org.

Figure 3.2.11: Industrial Space Lease Rates (2013)

Source: Avison and Young.



3.2 Economic Development Element 67

Source: Avison and Young.

Figure 3.2.12: Office Space Lease Rates (2013)
Figure 3.2.13: Average Construction Costs by City (2012)

Figure 3.2.13 shows the average construc-
tion costs in various cities with 100 being 
the base.  A score of more than 100 indi-
cates above average costs and a score of less 
than 100 indicates below average costs.

Sources: Chamber of Commerce and the RS 
Means Group.

Figure 3.2.14: Utility Rates in SC and the US (2013 and 2010)

(2013 data)

(2010 data)

State and Local Taxes
The State of South Carolina features one of the lowest corporate income taxes in the nation 
(five percent before credits and incentives) and Charleston features a below average sales 
and use tax (8.5 percent) when compared to communities across the U.S., according to 
TaxFoundation.org.  Local property taxes are levied according to a state statutory formula 
which derives an assessed value from the appraised value of real and business personal 
property multiplied by an assessment value (10.5 percent for manufacturers; six percent for 
other business) and then multiples that assessed value by a local millage rate factor.  This 
local millage rate factor is determined by the cost of delivering local services and the value 
of the local tax base. 

Financial Incentives
The State of South Carolina has enacted a variety of financial incentives for businesses over 
more than two decades.  These incentives are intended to promote the creation of new 
jobs and leverage new capital investment, and they generally consist of credits against the 
state corporate income tax, local property tax relief, grants for infrastructure, site prepara-
tion, or facility construction, and turn-key customized workforce training during facility 
ramp-up.  

During the 1980s and 1990s, the S.C. General Assembly enacted incentives legislation 
for manufacturing plants, corporate headquarters, research and development facilities, 
and large distribution facilities employing more than 75 employees.  Since 2000 these in-
centives have been further revised or expanded, and new legislation has been enacted for 
technologically intensive facilities, some high-paying service sector facilities, and compa-
nies who are incrementally increasing their cargo volumes through the Port of Charleston. 
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Statutory Incentives    
Statutory incentives require no negotiation with state or local governments,and are 
claimed automatically by a company which meets the statutory requirements.  The pro-
cess is an administrative one governed by the filing of proper forms, schedules, and other 
required documentation with the S.C. Department of Revenue.        

Statutory Incentives include:
•	 Five-year property tax abatement – an eligible company enjoys exemption from county 

portion of property taxes in each of the five years following its expenditure of $50,000 
or more;

•	 Sales tax exemptions – many of the cost items associated with a company’s means of 
production are exempt from the state sales tax, including, but not limited to:  electricity, 
pollution control equipment, rolling stock, inventory;   

•	 Jobs tax credit – a company receives $1,500 in each of the five years following the cre-
ation of a ‘net new job’ (jobs exceeding the previous year benchmark).  These job tax 
credits can be used to offset up to one half of state corporate income tax liability, with 
unused credits carried forward and applied over the next 15 years;   

•	Corporate headquarters credit – credits against the state corporate income liability are 
automatically available to corporate headquarters; and

•	Research and development credit - credits against the state corporate income liability 
are automatically available to research and development facilities.

Discretionary Incentives
Discretionary incentives require negotiation with state or local governments and involve 
an application process followed by public approval.  These incentives are offered to a com-
pany at the discretion of state and local officials and are typically driven by the meet-
ing of certain capital investment, job creation, and average annual salary benchmarks.  
Discretionary incentives include:
•	 Fee-in-lieu of taxes (FILOT) – a company investing more than $2.5 million can negoti-

ate with the county to have its investment taxed at a six percent assessment, rather than 
the 10.5 percent which typically applies to all business personal property (e.g. machin-
ery & equipment, computers, etc.) and to all manufacturing property (including land 
and building).  This incentive also ‘fixes’ the local millage rate at its current level for the 
next 20-30 years.   A company investing more than $150 million and hiring 200 or more 
employees is eligible to negotiate with the county for an enhanced FILOT (“super-fee”) 
featuring a four percent assessment rate. 

•	 Job development credit (JDC) – a company which proposes substantial hiring of em-
ployees at salary rates meeting or exceeding the county’s average per capita income 
can negotiate with the State of South Carolina to receive JDC, an incentive which 
derives from a portion of the state’s employee tax withholding.  After its application 
is approved by the S.C. Coordinating Council for Economic Development, the com-
pany enters into a Revitalization Agreement with the S.C. Commerce Department 
wherein it guarantees its hiring schedule, as well as the specific cost items (site prep-
aration, facility construction, etc.) towards which the JDC will be placed.  Once hir-
ing targets are achieved, the reimbursement JDC payments flow to the company on 
a quarterly basis over a ten year period. 

Grants
Grants require negotiation with state or local governments and involve an application 
process followed by public approval.  Grants typically are offered to address public 
infrastructure needs or to help a company offset site preparation costs.  These grants 
are offered to a company at the discretion of state and local officials and are typically 
driven by the meeting of certain capital investment, job creation, and average annual 
salary benchmarks.  Grants include:  
•	 Set-Aside grants – The State of South Carolina typically offers Set-Aside grants 

to companies which are requiring public infrastructure (water, sewer, roads, rail) 
improvements to the sites where they intend to locate.  A company applies for a 
Set-Aside grant, and the decision is made by the S.C. Coordinating Council for 
Economic Development.   

•	Closing Fund grants – The State of South Carolina in some cases will offer a grant 
from its Closing Fund in cases where such assistance can address an impediment 
and be a deal closer.

•	 ED Fund grants – Charleston County utilizes its ED Fund on occasion to address 
public infrastructure improvements (water, sewer, road improvements) in response 
to the expansion needs of existing companies within the county.

•	Utility tax credit (UTC) grants – UTC grants are occasionally offered by electri-
cal and telecommunication utilities within South Carolina to address public infra-
structure needs at a development site.  The enabling legislation requires that such 
improvements occur within a public right-of-way, and limits the range of cost items 
to an approved list.  

Productive Workforce and ‘Best of Class’ Training Programs
As noted earlier, the Charleston region has exceeded the state and national average 
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for growth of its workforce over the past decade and is projected to do so going for-
ward.  The in-migration rate, coupled with graduation rates from its higher education 
institutions, will position the area workforce for the future.  Alongside this accumulat-
ing critical mass of talent are the considerable state-supported workforce training and 
continuing education resources of the Charleston area. 
•	Turn-key customized workforce training – The State of South Carolina was the first 

in the nation to develop a workforce training program geared to relocating indus-
try during the 1960s.  Its agency known as readySC offers customized recruitment, 
assessment, training development, management, and implementation services.  It 
essentially fields the turn-key workforce for a relocating or expanding operation at 
state cost and does so to the precise specifications of the company.  Since its incep-
tion, readySC has trained well over 40,000 employees for blue-chip domestic and 
international companies as diverse as The Boeing Company, BMW, Michelin, and 
Hoffman-LaRoche.  

•	Technical training, continuing education, and re-training – Federal, state, and lo-
cal programs address the full spectrum of workforce needs: from the start-up of an 
operation through its maturation, encompassing all of the changing training and 
education needs along the way.  

•	The Federal Workforce Investment Act (WIA) - enables the SC Works Trident sys-
tem to offer services such as: facilities and meeting spaces for training sessions, re-
cruitment events, business seminars, conferences, career fairs, and employee testing; 
On-the-job and classroom training programs; WorkKeys skill assessment tests; and 
Incumbent worker training (IWT) grants.

•	 Employee retraining funds are available as a discretionary incentive administered 
by the S.C. Coordinating Council for Economic Development.  They are available to 
manufacturing, processing, and technology- intensive companies.

•	 ‘Right-to-Work’ environment with low unionization -  S.C. state laws allowed under 
provisions of the Taft-Hartley Act prohibit agreements between labor unions and 
employers that make payment of union dues, membership, or fees a condition of 
employment prior to or following hiring.  

•	 Pro-business State and Local Partnership with Business - The State of South Carolina 
is consistently ranked by national publications as among the nation’s ‘Top Five’ states 
to do business.  Being ‘business-friendly’ is a philosophy, and it requires consistent 
leadership and a vast degree of intergovernmental teamwork from the federal level 
down to the city hall.  

The Charleston area has risen to the top of the list in the Southeast among site selectors 

due to its solid business fundamentals, as well as renowned business-friendly practices.  In 
Charleston County, a relocating company seeking to construct a new facility benefits from 
coordinated federal/state environmental permitting, as well as expedited local plan reviews 
and construction permitting.  

One amazing example of this can be found in the experience of The Boeing Company 
when it constructed its 1.2 million Final Assembly facility for the 787 in 2010-11.  The State 
of South Carolina took the lead in 2004 in devising and funding a wetlands mitigation plan 
which allowed Vought Aircraft to lose no time as it began site clearing for its fuselage fabri-
cation and integration facility.  When it announced the second 787 Final Assembly Facility 
in 2009, with no wetlands concerns to hamper progress, Boeing then benefitted from the 
assistance of state government agencies such as DHEC to expedite air permitting.  At the 
local level, the City of North Charleston stationed building officials on-site on a seven-
days-a-week basis in order to keep building inspections and permitting on track with the 
aggressive schedule for facility completion.  The end result was the completion, ahead of 
schedule, of a massive, technically complex and state-of-the art aerospace assembly build-
ing in 12 months.      

Value-added public services bolster “bottom line” – In a business-friendly communi-
ty, local government has to deliver value for the tax dollar, rather than eroding a bottom 
line through inefficiency in its service-delivery or time-consuming and costly regulations.  
Charleston County is noteworthy as a recognized leader among the 46 counties in South 
Carolina when judged by several criteria:    
•	 Fiscal Management: A legacy of fiscal integrity provides a firm foundation for the cost 

effective provision of high quality public services.

•	 Planning and Environmental Stewardship: Careful land planning, extensive green-
belt acquisition, and a far-reaching solid waste program act to safeguard the cherished 
Charleston County landscape and preserve its natural resources.

•	 EMS and Public Safety: Excellent emergency medical service providers, along with our 
Sheriff ’s well-trained and highly capable law enforcement officers, give our businesses 
and residents great peace of mind.

•	Consolidated 9-1-1 and Emergency Preparedness: The County’s award-winning program 
has a new state-of-the-art facility to better serve the public, which opened in 2013.

•	 Public Transportation Infrastructure: Strategic investment in highway infrastructure and 
public transportation within its business corridors creates exciting new business and job 
creation opportunities.

•	 Small Business Procurement and Mentoring: The County also targets much of its pro-
curement at local businesses, mentoring and encouraging them to bid on County con-
tracts.
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•	 Economic Development: Charleston County Council creates value in the business 
climate through balancing preservation with growth and progress. The County has a 
unique ‘sense of place’ that beckons to an earlier time, but enthusiastically embraces a 
culture of economic innovation.

•	The Business Retention & Expansion (BRE) program offered by the Charleston County 
Economic Development Department provides “service after the sale” by cementing the 
relationship with the company through the cost-free offering of a vast array of business 
assistance which begins with start-up and progresses through the business establishment 
stage, and continues on an ongoing basis indefinitely.
During the start-up phase, the BRE program assists a business with permitting, acting 

as a liaison with OCRM, DHEC, and area municipalities.  It addresses workforce needs, 
acting as a liaison with ReadySC and SC Works, as well as infrastructure needs at the site.  

As the business gets established, the BRE program assists the company with commu-
nity introductions and business networking, helping it make important early connections.  
During this phase the BRE program is positioned to assist with personal relocation, con-
tacting realtors, and providing community and school info to help facilitate the relocation 
of key employees.  It is during this phase that the BRE program can also help a company 
address its supply chain needs, identifying local, in-state, or recruited companies that it will 
need as suppliers.

As the company matures, the BRE program provides ongoing support.  The staff will 
visit the company on a periodic basis, assisting with business challenges, and striving to 
position the company for expansion.  The BRE program also promotes initiatives (such 
as roundtables) designed to support the automotive, aerospace, and technology sectors.  
The BRE program also utilizes networking events, such as the annual Charleston County 
Council Industry Appreciation Luncheon event, to showcase local companies and call at-
tention to their achievements.
•	Quality of Life: The Charleston area enjoys a coveted quality of life which is characterized 

by the breathtaking physical beauty of the area, the moderate year-round climate (see 
Figure 3.2.15), the vast  offering  of leisure/outdoor recreation,  and its extensive cultural 
and social opportunities.

•	 “Sense of place”: Charleston County offers numerous unique communities with differ-
ing personalities offering diverse residential options: from grand, historic homes to sleek 
condominiums outfitted with the latest amenities.  Comfort abounds for every taste. 
Whether it is the beach or a golf course view or a sustainable community to a downtown 
pied-a-terre, footsteps from the best dining and shopping.  There are countless lifestyles 
to choose from. 

•	 “Mid-sized city” with “big-city” amenities: Charleston County offers robust year-round 
cultural, arts, and entertainment offerings, a plethora of world-class restaurants, first-rate 
shopping, and exciting minor league and college sports. 

Figure 3.2.15: Temperature, Precipitation, and Hurricanes

Sources: Southeast Regional Climate Center and National Hurricane Center - National Weather Service
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3.2.3: ECONOMIC DEVELOPMENT ELEMENT GOAL

Charleston County will be an integral part of a strong, 
diverse, and growing regional economy, providing 
economic opportunities for its citizens and fostering fiscal 
health for County government services and facilities. 

Economic Development Element Needs
Economic Development Element needs include, but are not limited to, the following:
•	A unified economic development vision for the Charleston Region;

•	 Fostering a stable and competitive business climate; and 

•	 Supporting existing industries, encouraging new business start-ups, including 
small business enterprises and minority-owned businesses, and attracting new 
targeted sectors to Charleston County.

3.2.4: ECONOMIC DEVELOPMENT ELEMENT STRATEGIES AND TIME 
FRAMES

The following strategic actions should be undertaken by the County in support of 
the objectives of the various economic development agencies that promote and serve 
the County and in support of the strategies of the other elements of this Plan. These 
implementation strategies will be reviewed a minimum of every five years and up-
dated every ten years from the date of adoption of this Plan. 

ED 1.	 Encourage and support initiatives and strategies (such as those described 
in efforts such as Opportunity Next and Accelerate Charleston) to maintain 
and improve the business climate through property tax relief, stream-lined 
regulatory processes, and addition of infrastructure critical to business.

ED 2.	 Encourage mixed-use developments in proximity to neighborhoods to 
provide for business growth and development and to provide retail and 
personal services to local residents. 

ED 3.	 Support incentives for underutilized commercial centers for redevelopment 
and re-use that allow for mixtures of residential and non-residential uses.  

ED 4.	 Designate land with regional access and access to services and amenities for 
business uses to support growth of new and existing sectors of employment.  

ED 5.	 Support economic development objectives of the Berkeley-Charleston-Dorchester 
Council of Governments.

ED 6.	 Encourage Rural Area economic development efforts on agri-tourism and 
other employment opportunities that provide jobs for the local population and 
promote community sustainability. 

ED 7.	 Promote and enhance agricultural activities in the Rural Area by providing 
incentives to keep land in active agricultural production. 

ED 8.	 Support economic development objectives through land use regulations that 
encourage the provision of high quality and affordable housing. 

ED 9.	 Support tourism by continuing to protect valuable historic, natural, and cultural 
resources through adequate land development regulations. 

ED 10.	Continue to highlight the natural and agricultural heritage of the Lowcountry 
in promotional materials for economic development.

ED 11.	Continue to promote the development and maintenance of all infrastructure 
including: services, amenities, and transportation networks that support 
economic development activities. This would include capital improvement 
plans and coordinated priority investment.

ED 12.	Utilize Intergovernmental Agreements with other municipalities, agencies, 
and jurisdictions to strategically focus regional resources on prime economic 
development sites within the County. 

ED 13.	Support the enhancement of existing and new businesses through infrastructure 
funding initiatives, code enforcement, and beautification programs.

ED 14.	Support the efforts of the Charleston County Economic Development 
Department and supporting agencies.

ED 15. Adopt innovative planning and zoning techniques such as Form-Based 
Zoning District regulations to authorize the combination of land uses within 
communities, including land uses that facilitate economic development 
opportunities within and in close proximity to such communities.

ED 16. Support the initiatives in regional plans to educate the local workforce  (e.g., 
Our Region, Our Plan).

ED 17. Support those other entities in the community that are promoting economic 
development.
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Chapter 3.3 Natural Resources Element

3.3.1: OVERVIEW

Natural resources are included in this Plan because 
of: their significant contribution to the character and 
quality of life in Charleston County; their local value 
expressed through the public input process of this 
Plan; their ability to attract new residents; and be-
cause South Carolina State Law requires that a Natural 
Resources Element be included in the Comprehensive 
Plan. As a steward of natural resources, the County has 
a responsibility to coordinate with other jurisdictions 
and agencies to minimize the impacts of growth on the 
natural environment.  

A key component in protecting natural resources 
is the promotion of sustainable development practices 
and patterns.   The concept of “sustainability” involves 
the ability of a community and society to meet the 
needs of the present population while ensuring that fu-
ture generations have the same or better opportunities.  

There are increasing concerns that, as a culture, we 
are using resources at a faster rate than we are replen-
ishing them and are creating communities that are 
not sustainable in the long run.  Charleston County 
seeks to progress in a manner that conserves natural 

resources and minimizes degradation of the natural 
environment.

One of the challenges in addressing sustainability 
in a community comprehensive plan is that many of 
the issues are global in nature – air quality, biodiver-
sity, ozone and climate depletion, food production, 
and others - and it is often difficult to identify how lo-
cal planning policies can address these issues.  It can 
be overwhelming for community leaders to address 
these issues, particularly when the community has its 
hands full with local development issues.  However, 
the County believes it is important to act responsibly 
through the implementation of strategies to address 
these issues.  The County aspires to “think globally, act 
locally,” while also recognizing that these efforts must 
be balanced with other local demands on government 
time and resources. To supplement the strategies of 
this Element, the County adopted an Energy Element 
in 2012, which includes additional strategies to pro-
mote sustainable development practices.

Purpose and Intent
The purpose and intent of the Natural Resources Element 
is to: promote protection and enhancement of natural 
resources in the County; sustain natural environments, 
habitats, and wildlife for the general health, safety and 
welfare of current and future generations; promote 
sustainable development practices in conjunction with 
the other elements of this Plan; protect and enhance 
the unique natural characteristics of the County that 
contribute to the County’s identity and quality of life of 
its residents; and support the recommendations of the 
Charleston County Greenbelt Plan.
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3.3.2: BACKGROUND AND INVENTORY OF EX-
ISTING CONDITIONS

Numerous agencies are involved in the protection 
of natural resources including but not limited to the 
Environmental Protection Agency (EPA), the South 
Carolina Department of Health and Environmental 
Control (SCDHEC), the Department of Natural 
Resources (DNR), the Office of Ocean and Coastal 
Resource Management (OCRM), the U.S. Army 
Corps of Engineers (USACE), and non-profit agen-
cies such as the Coastal Conservation League, the 
Sierra Club, Ducks Unlimited, the Lowcountry Open 
Land Trust, the Trust for Public Land, and The Nature 
Conservancy.  

Charleston County’s regulatory power regarding 
natural resource protection is limited to land-side is-
sues related to the impacts of growth and development 
on the natural environment.  For example, Charleston 
County can and does require larger lot sizes, lot widths, 
and buffers for development along the OCRM Critical 
Line and protects greenspace through the Charleston 
County Greenbelt Program.  The County also is re-
sponsible for the impacts of non-point sources of pollu-
tion, or runoff, on water quality through its Stormwater 
Management Program, an implementation of Phase 
II of the Environmental Protection Agency’s National 
Pollution Discharge Elimination System (NPDES).  In 
contrast, Charleston County is not responsible for per-
mitting development activities such as docks or wetland 
filling or crossings; however, the County does regulate 
the land-side effects of these water dependent uses.  

Water Resources
Charleston County has extensive water resources in-
cluding the Atlantic Ocean, tidal rivers, creeks, lakes, 
tributaries, marshes, and freshwater wetlands.  The 
Environmental Protection Agency, the South Carolina 

Department of Health and Environmental Control, 
and the Berkeley-Charleston-Dorchester Council 
of Governments (BCDCOG) hold the main re-
sponsibilities for establishing and enforcing water 
quality goals through utilization of the 208 Water 
Quality Management Plan.  These agencies monitor 
water quality to determine permit limits for treated 
wastewater dischargers and any other activities that 
may impact water quality.  The U.S. Army Corps of 
Engineers has the authority to regulate certain ac-
tivities in navigable waters and to protect freshwater 
wetlands.  As stated above, the County has enacted 
regulations on land-side development activities to 
minimize the impact on water resources.  

Floodplains are another important natural re-
source in Charleston County.  Flooding in the County 
is principally due to hurricanes, tropical storms, and 
extra-tropical storms; however, it can also occur due 
to intense severe thunderstorm activity.  Flooding also 
occurs from storm surge when storm tides are higher 
than the normal high tide.  The Federal Emergency 
Management Agency (FEMA) has determined areas 
subject to flooding in the County.  

Approximately 60 to 65 percent of the County 
is in a FEMA flood hazard area. Within Charleston 
County, the storm surge area encompasses most of 
the major rivers and adjoining estuarine marsh ar-
eas.  Much of the remaining area that is not subject 
to storm surge is within the 100-year floodplain as 
designated by FEMA.  The County’s flood zones are 
shown on Map 3.3.1: Charleston County Flood Hazard 
Zones.

In July 2012, the United States Congress passed 
the Biggert-Waters Flood Reform Act of 2012, which 
mandated changes to FEMA policies, as well as the 
National Flood Insurance Program (NFIP).  These 
changes most significantly impact local flood insur-

ance rates. To attempt to mitigate not only high flood 
insurance costs but also the impacts of future hazards 
due to climate change, Charleston County continuous-
ly works with local government entities to create and 
implement the Charleston Regional Hazard Mitigation 
Plan. The plan was originally adopted in 1999, and an-
nual updates occur each year to ensure the plan is rele-
vant.  On November 7, 2013, the latest plan was adopted 
by County Council. Thirty other government enti-
ties in Charleston County have adopted the Regional 
Hazard Mitigation Plan, and this collaboration en-
sures that all communities within Charleston County 
agree to implement the strategies set forth in the plan.

Critical Areas
SCDHEC defines “critical area” as coastal waters, tide-
lands, beaches, and beach/dune systems. State law 
mandates that SCDHEC permit all activity occurring 
in critical areas, which could include building docks, 
bulkheads, boat ramps, dredging, or filling.  With 
the abundance of water resources in the County, sev-
eral critical areas exist and permits are issued regu-
larly. Map 3.3.2: Office of Ocean and Coastal Resource 
Management Critical Area Permits demonstrates the 
permits that have been issued as of March 2014.  The 
Charleston County Zoning and Land Development 
Regulations Ordinance (ZLDR) includes waterfront de-
velopment standards to protect these important areas.

Aquatic Habitat
The aquatic habitats of Charleston County include 
coastal marine, estuarine, and freshwater ecosystems.  
The coastal marine ecosystem consists of tidal ocean 
beaches and sand bars, as well as coastal waters that 
extend seaward to the limit of low tide.  The estuarine 
ecosystem extends from the ocean inland to the limit of 
tidal influence and the point where saltwater is measur-
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Map 3.3.1: Charleston County Flood Hazard  Zones, 2014
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Map 3.3.2: Office of Ocean and Coastal Resource Management Critical Area Permits, 2014
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ably diluted by freshwater drainage.  Freshwater ecosystems include swamps, bays, 
savannahs, floodplains, marshes, lakes, ponds, creeks, reservoirs, and rivers with cer-
tain average salinity levels.  

Each of the aquatic habitats in Charleston County is characterized by unique hy-
drologic and water quality conditions, as well as biological communities adapted to 
survive and reproduce in those environments.  Meandering shallow tidal creeks and 
salt marshes are dominant features of the estuaries of Charleston County, providing 
nursery habitat for many species of fish, crabs, mollusks, oysters, clams and shrimp.  
Pollutant loading from upland areas draining into tidal creeks is a water quality con-
cern because these creeks function as direct conduits, receiving stormwater from 
the adjacent upland and conveying it to the larger estuarine system.  Potentially tox-
ic chemicals carried in stormwater also typically accumulate in bottom sediments, 
and depending upon the chemical conditions of the water, such as pH, salinity, or 
dissolved oxygen levels, can be released to cause unacceptable levels of some pol-
lutants such as zinc, copper, lead and mercury.  Malfunctioning septic tanks create 
another water quality concern.  Fecal coliform and bacteria leaching into waterways 
can devastate aquatic systems and create unsafe drinking water and swimming con-
ditions. SCDHEC gathers water quality data to develop South Carolina’s 303(d) list 
of impaired waterbodies as required by the Clean Water Act.  This list can be found 
by visiting the SCDHEC website (www.scdhec.gov). The sources for impairment of 
waters are identified, as well as recommended corrective actions to improve water 
quality. In Charleston County, the leading pollutant resulting in water impairments 
is fecal coliform bacteria.

There are generally three types of impacts on aquatic habitats associated with hu-

man activities: physical destruction or alteration of habitat, changes to water quality, 
and general disruption of normal feeding and breeding behavior caused by human 
disturbance.  In addition to activities that affect habitat conditions, human impacts 
include, but are not limited to, direct harvesting of species through commercial and 
recreational fishing and hunting.

Terrestrial Wildlife Habitat and Designated Species
Charleston County is one of the most biologically rich and diverse habitat areas on 
the Atlantic Coast of the United States, containing many thousands of acres of tidal 
marsh and freshwater swamps.  Interspersed with natural wetlands are thousands of 
acres of impoundments created during the nineteenth century when upland areas 
were altered and flooded for rice cultivation. Uplands in the eastern portion of the 
County are dominated by the fire-dependent Longleaf pine ecosystem - one of the 
most diverse ecosystems in the Country.  

The wetlands and impoundments of Charleston County provide migration and 
wintering habitat for huge numbers of shorebirds and wading birds.  The forested 
wetlands provide extensive breeding, migration, and wintering habitat for signifi-
cant resident and migratory duck and geese populations.  The region also provides 
important foraging and nesting habitat for a diversity of non-game species and spe-
cies designated as endangered or threatened at the federal or state levels.

Farmland Soils
Productive soils generally predominate over large areas in Charleston County, pro-
viding expansive areas suitable for agriculture.  At the time of the Charleston County 

Conservation programs involving public-private partnerships and citizens in the 
County include:

•	The Ashepoo, Combahee and Edisto (ACE) Basin Project:
•	The ACE Basin National Wildlife Refuge;
•	The Cooper, Ashley, Wando, and Stono (CAWS) Basin Project;
•	The Santee Basin Habitat Protection Project;
•	The Francis Marion National Forest;
•	The Cape Romain National Wildlife Refuge;
•	The Santee and Washo Coastal Reserve Wildlife Management Area;

•	The Santee Delta-Cape Romain Unit of the Carolinian-South Atlantic Biosphere 
Reserve;

•	The Edisto River Basin Project;
•	The South Carolina Heritage Preserves; and
•	The Charleston Harbor Project.

Public-private partnerships, along with the work of programs such as the County 
Greenbelt Program, ensure that land is conserved for green space and recreational 
purposes.  Map 3.3.3: Protected Lands demonstrates conserved lands that are part of 
the County parks system, Greenbelt Program, or protected privately or by federal or 
state government.
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Map 3.3.3: Protected Lands, 2014
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Soil Survey (USDA 1971), almost three-quarters of Charleston 
County’s land area outside of the City of Charleston (exclusive 
of tidal marsh) was farmland soils, categorized by the United 
States Department of Agriculture as prime farmland, state-
wide significant soils, or unique soils.

Farm and Forest Resources
Charleston County’s vision for the future clearly establishes 
a need to preserve and protect the community’s agricultural 
tradition and its farm economy.  The agricultural lifestyle is 
considered a vital element of the community’s rural character 
and historic heritage.  Today, this lifestyle and the rural coun-
tryside that supports it in Charleston County are threatened 
by a number of forces.  The County is losing irreplaceable ag-
ricultural resources to urban sprawl at an alarming rate, with 
much of the new development in the County since 1982 oc-
curring on prime farmland previously used by many genera-
tions of farmers for production of crops and livestock.  

With the adoption of the 1999 Comprehensive Plan and 
subsequent updates, the County has shifted significant focus 
on the preservation of farmland resources both through the 
land use plan recommendations and the current Zoning and 
Land Development Regulations Ordinance.  Agriculture and 
timbering activities have also been reinforced through the 
provision of preferential tax assessments for such activities.  

While the County has done much to manage growth 
through this Plan, the conversion of farmland to residential 
use still increases pressures on the farming community, not 
merely by taking land out of production but by creating a per-
ception of rising property values for uses other than agricul-
ture.  With development, and the gradual dispersal of popula-
tion into the suburbs and rural areas, come conflicts between 
farming activities and the interests of new residents unhappy 
with the noise, dust, and smells of routine farm activities.  As 
farms are sold and converted, the remaining operations be-
come separated by new development.  Additionally, as the 
farming community shrinks, so does its local political voice, 

and the chances increase that local planning and zoning de-
cisions can be incompatible with agricultural activities.  

However, sustainability initiatives, rising energy costs, 
and climate change predictions have resulted in a return to 
more local production of agricultural products.  With its 
climate, quality soils, and access to the unique resources of 
the coastal environment, Charleston County has witnessed 
a renaissance of agricultural production, particularly in the 
fields of viniculture, organic farming, artisanal meat and 
cheese production, and other niche markets that are sup-
ported by the sustainability movement of thinking globally 
and buying locally.  Several organizations exist in Charleston 
County that focus on access and production of local food. 

Other issues affecting the agricultural economy include 
rising land values that adversely affect the viability of farm-
ing by making it increasingly difficult for new farmers to 
enter agriculture or for existing producers to buy or rent 
land to expand operations.  Additionally, state and federal 
inheritance taxes make it extremely difficult for farming 
families to transfer ownership of the family farm from one 
generation to the next, particularly in locations where land 
has acquired significant value due to its development po-
tential.  

Charleston County also has extensive forest resources 
that benefit the County’s economy, its natural resource base, 
and its rural character.  A portion of the Francis Marion 
National Forest is within the County, and this immense 
natural resource is beneficial to the County in a variety of 
ways from enhancing the quality of life and providing recre-
ational opportunities to preserving a unique ecosystem that 
has been present for hundreds of years in the Lowcountry. 
The manner in which forest land is managed has a direct in-
fluence on water quality, the way wetlands function, wildlife 
habitat, air quality, and scenic resources, as well as the land’s 
long-term productive capabilities.  In 2012, the Francis 
Marion National Forest began updating their National 
Forest Land and Resource Management Plan to comply with 

Note:  The 2006 Charleston County Comprehensive  
Greenbelt Plan is incorporated into this 
Comprehensive Plan. 
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recent changes in federal regulations.  This plan re-
vision includes several community workshops and 
incorporates strategies to address challenges facing 
National Forests such as forest restoration, watershed 
and habitat protection, and effects of climate change, 
among other issues. A number of initiatives and state 
programs are in place in South Carolina today that 
encourage forest stewardship and the long-term sus-
tainability of forest resources.

Charleston County Council, recognizing the im-
portance and plight of agriculture and forestry, estab-
lished the Agricultural Issues Advisory Committee 
(the Committee) in November 2009.  The Committee 
is a joint effort of municipal, county, state, and federal 
governmental agencies, non-profit organizations, and 
private sector agricultural and forestry operations 
whose mission is to identify ways to foster agricul-
ture and agri-business in both Charleston County 
and across the state.  The Committee is an extremely 
effective advocate for preservation of agriculture and 
forestry in South Carolina, facilitating the flow of in-
formation and ideas between farmers, foresters, non-
profit groups, private entities, government agencies, 

and elected and appointed officials; bringing together 
agricultural preservation efforts from around the state; 
and providing links between local producers and con-
sumers. 

In November 2011, the Town of Mount Pleasant, 
in partnership with the Appalachian Sustainable 
Agriculture Project (ASAP), completed a Local Food 
and Farm Assessment, which provided insight on 
the importance of agriculture in Charleston County.  
Reference Box 3.3.1 summarizes this study.  Continued 
attention to the importance of agriculture to Charleston 
County’s economy and history will help ensure that 
this sector of the local economy is preserved and en-
hanced for years to come.

Groundwater Resources
Many residents and businesses of Charleston County 
and neighboring Dorchester and Berkeley Counties 
are and will be dependent upon groundwater to meet  
their water needs.  Mount Pleasant Water Works re-
lies in large part on water drawn from wells to meet 
the potable water needs of its residents.  In the Rural 
Area, residents are completely dependent upon indi-
vidual wells to provide for their water needs. As de-
mand for groundwater grows in coming years, users 
will be forced to compete for a shrinking portion of the 
groundwater resource.  Because the groundwater re-
sources are part of a much larger interrelated system of 
aquifers underlying 28 counties from Columbia to the 
coast, planning for use and protection of groundwater 
resources is an issue that must be addressed collective-
ly by many communities in the State.  Both the South 
Carolina Department of Health and Environmental 
Control and the South Carolina Department of 
Natural Resources (SCDNR) are involved in the de-
velopment of a coordinated groundwater protection 
program. The BCDCOG is the agency designated to 
coordinate a groundwater management Plan for the 

Reference Box 3.3.1: Local Food and 
Farm Assessment (2011)

In 2011, the Town of Mount Pleasant consult-
ed with the Appalachian Sustainable Agriculture 
Project (ASAP) to provide a Local Food and Farm 
Assessment. The study resulted in an emphasis on 
the relevance of the agriculture and timber indus-
tries across Charleston County.   

According to the 2012 USDA Census of 
Agriculture, the County has 359 farms and nearly 
35,436 acres of farmland.  The average farm size is 
99 acres.  Using 2007 data, the Assessment deter-
mined the value of agricultural products sold from 
Charleston County farms was approximately $24 
million.  Charleston is the number one aquaculture 
(farming of fish, crustaceans, mollusks, etc.) pro-
ducer in the state.  A comparison of 2007 and 2012 
data indicates that the number of farms increased 
however, the total acres of farmland decreased.

To understand the food market, ASAP consult-
ed market research, restaurants, and grocers; all re-
search indicated that locally grown food has more 
appeal with customers.  Survey results from County 
residents indicate that there is strong support for 
having locally grown food available for purchase, 
conserving the region’s farmland, and enjoying the 
recreational aspects associated with agriculture.

The report includes policy recommendations, 
many of which the County already practices includ-
ing tax incentives for agricultural uses and creating 
an agricultural preservation board. Additional rec-
ommendations include promoting agri-tourism, 
creating a comprehensive farmland plan, and cre-
ating new zoning districts or regulations that en-
courage agriculture or urban gardening.

To read the complete report, please visit
www.tompsc.com.

http://www.tompsc.com/
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Berkeley-Charleston-Dorchester Region. A coordinated 
effort is needed to ensure that the quantity and quality of 
our groundwater resources is protected.

Air Quality
Air quality is monitored and regulated by several agen-
cies including the U.S. Environmental Protection Agency 
(EPA) and the SCDHEC Bureau of Air Quality (BAQ). 
The Clean Air Act, which was last amended in 1990, re-
quires EPA to set National Ambient Air Quality Standards 
(NAAQS) for wide-spread pollutants from numerous and 
diverse sources considered harmful to public health and 
the environment. 

The Clean Air Act established two types of national 
air quality standards. Primary standards set limits to 
protect public health, including the health of “sensi-
tive” populations such as asthmatics, children, and the 
elderly. Secondary standards set limits to protect public 
welfare, including protection against visibility impair-
ment and damage to animals, crops, vegetation, and 
buildings. EPA has set NAAQS for six principal pollut-
ants, which are called “criteria” pollutants.  The Clean Air 
Act requires EPA to review scientific information and 
standards for each pollutant every five years.  In 2008, 
EPA set new standards for ozone pollution, called pri-
mary 8-hour ozone standards, that reflect new scientific 
evidence regarding ozone and its effects on public health 
and the environment.  The new standards set the ozone 
limit at a maximum of 0.075 parts per million1.  

The BAQ is responsible for the conservation and en-
hancement of air resources in South Carolina in accor-
dance with regulations pursuant to the Pollution Control 
Act, the Asbestos Licensing Act, and the Clean Air Act.  
The EPA and the BAQ have implemented an air qual-
ity monitoring program throughout South Carolina 
that measures concentrations of major pollutants in the 

1  Information obtained from EPA.

ambient air.  The effectiveness of the State’s air quality 
program is measured in part by the rate of compliance 
with applicable statutes and regulations, and in part by 
the State’s attainment status for the NAAQS.

From 1999 to 2008, Charleston County experienced 
a degradation of air quality; however, from 2008 to 
2012, the ozone level improved from 0.074 parts per 
million to 0.065 parts per million. In 2008, when the 
County had an ozone level of 0.074 parts per million, 
this was extremely close to the EPA limit of 0.075 parts 
per million.  Nonattainment of NAAQS has serious 
implications including:

•	 Public health impacts such as asthmas and lung is-
sues;

•	New stringent air pollution control regulatory stan-
dards such as requirements to develop traffic restric-
tions to reduce nitrogen oxides and volatile organic 
compounds from automobiles, mandated use of low 
sulfur fuels, carpooling or busing requirements, and 
reduced driving days (failure to comply with such 
regulations can result in withholding of federal high-
way construction funds); and

•	 Impacts to industry and economic development due 
to required air pollution controls resulting in in-
creased costs for goods and/or reduced employment 
opportunities.  

The improved ozone level in 2012 could have resulted 
from the Early Action Plan (EAP), a collaboration of 
the County, BCDCOG, SCDHEC, and EPA. The EAP 
was created in 2004, and it determines what actions 
must be taken at state and local levels to ensure com-
pliance with recently adopted federal regulations re-
garding ozone emissions.  The EAP contains a “List 
of Emission Reduction Strategies” that facilitate the 

County’s efforts to reduce harmful emissions through a se-
ries of suggested actions items.2  

2  Information obtained from BCDCOG.
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NR 1.	 Maintain the Zoning and Land Development 
Regulations Ordinance to ensure that natural 
resources are protected prior to, during, and after 
development activities.  

NR 2.	 Continue protecting critical and natural resource 
areas by designating them for very low intensity 
uses in the future land use recommendations and 
the Zoning and Land Development Regulations 
Ordinance. 

NR 3.	 Promote sustainable, low impact development 
practices including but not limited to stormwater 
management, maintenance of vegetative cover, 
Critical Line buffers and setbacks, and conservation 
set-asides in development plans and the Zoning and 
Land Development Regulations Ordinance.

NR 4.	 Promote sustainable development patterns by 
concentrating high intensity development in the 
Urban/Suburban Area where public facilities and 
infrastructure exist and encouraging low intensity 
development in the Rural Area to protect sensitive 
and unique natural resources.

NR 5.	 Work with the Charleston County Greenbelt 
Program and participating non-profit agencies 
to implement the Comprehensive Greenbelt Plan 
and provide incentives for protection of natural 
resources using methods such as conservation 
easements to place land into permanent protection 
and provide development incentives such as 
density bonuses for land set-asides through land 
development regulations. 

NR 6.	 Explore the feasibility of establishing a public/
private/multi-jurisdictional transfer of development 
rights program. 

NR 7.	 Investigate the Firewise guidelines and Wild 
Land Interface Building Code and use these tools 
to evaluate the Zoning and Land Development 
Regulations Ordinance for possible amendments 
to incorporate standards to protect rural residents 
from the danger of wildfires. 

3.3.3: NATURAL RESOURCES ELEMENT GOAL

Unique Lowcountry natural resources, 
such as rivers, creeks, wetlands, 
aquatic and wildlife habitat, beaches 
and dunes, groundwater, forests, 
farmland soils, and air quality will be 
preserved, and actions will be taken 
to mitigate any potential negative 
impacts of growth and development, 
and enhanced, where appropriate.

Natural Resources Element Needs
Natural Resources Element needs include, but are not 
limited to, the following:
•	 Protecting and enhancing natural resources;

•	 Sustaining natural environments, habitats and wildlife;

•	 Promoting sustainable development practices; 

•	 Promoting and protecting scenic corridors; and

•	Allowing compact land use patterns to help minimize 
the fragmentation of natural resources.

3.3.4: NATURAL RESOURCES ELEMENT STRATE-
GIES AND TIME FRAMES

The following strategic actions should be undertaken by 
Charleston County and cooperating agencies that pro-
mote and protect natural resources in the County. These 
implementation strategies will be reviewed a minimum 
of every five years and updated every ten years from the 
date of adoption of this Plan. 
 

NR 8.	 Continue to promote best management practices, 
including prescribed burning where appropriate, 
in forest maintenance, timber harvesting and 
agricultural production.

NR 9.	 Continue to support local agricultural and 
timber operations through incentives such as 
tax relief initiatives to owners who keep their 
property in agricultural or timber production 
and voluntary agricultural and forestal areas/
communities. 

NR 10.	Continue protecting water quality through 
implementation of the NPDES Phase II 
Stormwater Management Program.

NR 11.	Work with applicable jurisdictions in the region, 
the BCDCOG and SCDHEC to adopt and 
implement a regional groundwater management 
plan. 

NR 12.	Encourage sustainable landscaping that includes 
attractive environments that are in balance with 
the local climate and require minimal use of 
fertilizers and pesticides, while at the same time 
conserving water.

NR 13.	Adopt innovative planning and zoning 
techniques such as Form-Based Zoning 
and Multiple-Use Overlay Zoning District 
regulations to authorize the combination of land 
uses in compact development patterns.

NR 14. Continue the efforts of the Charleston 
County Council Agricultural Issues Advisory 
Committee to identify ways to foster agriculture, 
agri-business, and forestry in the County and 
across South Carolina including but not limited 
to supporting state and local enabling legislation 
such as the Tourist Oriented Directional Signage 
Program and voluntary agricultural and forestal 
areas/communities.
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NR 15.  Administer and implement the Charleston County Local 
Comprehensive Beach Management Plan as approved by 
Charleston County Council (through adoption of this 
Plan) and SC DHEC-OCRM.

NR 16. As recommended in the Charleston Regional Hazard 
Mitigation Plan, prepare and adopt a county-wide 
Community Wildfire Protection Plan (CWPP) with 
the assistance of local and locally represented land 
management agencies and organizations and local 
hazard mitigation officials, including fire departments.

NR 17. Investigate programs such as Septic Maintenance 
Programs to protect water quality and provide clean 
and safe sewage systems to communities in the Rural 
Area.

NR 18. Support agriculture and agribusiness by: (1) recognizing 
these operations as the important economic engines 
they are; and (2) completing a detailed food and 
farm assessment that maps the local food shed and 
the farmland required to support it and that makes 
recommendations regarding planning for a more 
resilient food supply by protecting adequate land and 
farms in the surrounding region.

NR 19. Continue to coordinate with the BCDCOG, SCDHEC, 
and other jurisdictions and agencies to implement the 
Early Action Plan and its Emission Reduction Strategies 
and continue working to meet federal air quality 
standards.
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3.4.1: OVERVIEW

Charleston County encompasses an area richly endowed with a history that is re-
vealed to its residents through a legacy of historic properties, scenic roadways, and 
historic rural landscapes.  In recent years, citizens, as well as many historic preserva-
tion professionals, have increasingly raised concerns that these resources are threat-
ened by the changing character of the community.  Public-private partnerships, 
such as recent efforts to preserve the Morris Island Light House, are important in 
the effort to protect the County’s cultural resources.  Today, there is a recognized 
need for more public awareness of the importance of history and natural beauty to 
the quality of life in Charleston County, appreciated by both residents and visitors.   
In this sense, recognition and appreciation of the County’s historic legacy is not just 
an issue of historic preservation, but is a key contributor to the local economy. It is 
at the heart of the vision for Charleston County which calls for preservation of rural 
community character, cultural resources, and traditional lifestyles.

Purpose and Intent
The purpose and intent of the Cultural Resources Element is to protect and preserve 
the County’s significant historic and archaeological resources and cultural heritage, to 
recognize and increase public awareness of the historic character of Charleston County 
and the efforts to preserve that heritage and the associated economic benefits, and 
to promote mechanisms for public and private partnerships to preserve and protect 
historic and/or culturally significant heritage, properties, or landscapes.

Chapter 3.4 Cultural Resources Element

3.4.2: BACKGROUND AND INVENTORY OF EXISTING CONDITIONS

There is a strong preservation community composed of a number of organizations 
that have made a commitment to preserve cultural and historic resources in the 
County.  Much of the responsibility for protecting cultural resources lies outside the 
purview of Charleston County Government.  Some of the agencies involved in the 
protection of cultural resources include:

•	The State Historic Preservation Office; 

•	The Office of Ocean and Coastal Resource Management; 

•	The Edisto Island Open Land Trust;

•	The East Cooper and Mount Pleasant Preservation Society;

•	The Mount Pleasant Open Space Foundation;

•	The Lowcountry Open Land Trust;

•	The South Carolina Institute of Archaeology and Anthropology;

•	The National Trust for Historic Preservation;

•	The Trust for Public Land;

•	The Preservation Society of Charleston;

•	The Historic Charleston Foundation; and 

•	The Edisto Island Historic Preservation Society.  
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Charleston County has incorporated regulations to 
protect cultural resources through the Zoning and 
Land Development Regulations Ordinance and coor-
dinates with other agencies responsible for protecting 
these resources.  However, the County is not solely re-
sponsible for their protection. 

Historic and Architectural Resource Inventories in 
Charleston County
Between 1989 and 1992, two historical and architec-
tural surveys were conducted to identify historical and 
cultural resources in parts of Charleston County.  In 
1989, a historical survey, funded by the South Carolina 
Department of Archives and History, Charleston 
County Government, and the City of Charleston, 
was conducted on James Island and Johns Island.  A 
total of 85.5 square miles was surveyed, and 330 sites 
were identified.  201 sites were located on James Island 
and 129 sites were located on Johns Island.  In 1992, 
Charleston County Council organized a public-private 
partnership to conduct an additional historic and ar-
chitectural survey designed to include surveys of areas 
not previously surveyed, and to consolidate findings 
of prior studies that had looked at specific sites within 

those areas.  Concurrent with the 1992 historical and 
architectural survey, the County partnered to con-
duct an archeological inventory of Charleston County.  
The South Carolina State Historic Preservation 
Office (SHPO) granted funding for both projects, 
with matching funds provided by the Charleston 
County Council, the City of Charleston, the Historic 
Charleston Foundation, and the municipalities of 
Ravenel, Seabrook Island, and Kiawah Island.  In order 
to raise public awareness, foster public support of pres-
ervation, and reach consensus as to how best to protect 
historic resources, the survey sponsors incorporated 
broad-based community participation throughout the 
survey process.  These surveys remain the most recent 
historical and archaeological surveys produced by 
Charleston County; however, the County is pursuing 
a federal historic preservation grant to fund an update 
to the historical and architectural survey, as the 1992 
survey is now over 20 years old.  

Based on the results of both the 1989 and 1992 sur-
veys, approximately 1,170 historic and architectural 
sites have been surveyed within Charleston County, 
exclusive of the City of North Charleston, the Town of 
Mount Pleasant, and the City of Charleston (except for 

James Island areas within the City which are included 
in the 1,170 total).1  Surveyed sites include properties 
built prior to 1942 whose level of significance is con-
sidered to be local as well as those that are nationally 
significant.  A few sites that retain little integrity or set-
ting are included in the surveys pending assessment of 
their level of importance with regard to local history.

Table 3.4.1: Type Distribution of Historic and 
Architectural Sites in Charleston County presents a 
summary of the type distribution of the surveyed sites 
within Charleston County.  These indicate that almost 
two-thirds of the historic sites are residences, includ-
ing houses, slave cabins and tenant or employee cot-
tages.  Cemeteries compose the second most common 
site type, including approximately 12 percent of the to-
tal.  Approximately three-quarters of the sites surveyed 
contained structures built between 1878 and 1940. Few 
structures survive that were built before 1800.

The surveyed sites are spread throughout Charleston 
County (Table 3.4.2).  Approximately one-half of the 
sites are located on Edisto Island, Wadmalaw Island, 
James Island, and Johns Island.  Approximately 15 per-
cent are within the vicinities of Hollywood, Meggett 

1  Preservation Consultants 1988, 1989, 1992. 
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and Ravenel.  The incorporated area of McClellanville 
has the highest concentration of sites, with 87 sites lo-
cated within the corporate limits, composing 11 per-
cent of the countywide total sites surveyed.

Of the surveyed sites identified in the 1992 survey 
in Charleston County, 133 sites located within the un-
incorporated areas of Charleston County are either 
nominated to the National Register of Historic Places, 
considered eligible for the National Register, or clas-
sified as potential historic districts.  One-half of these 
sites are located on Edisto Island.  These 133 sites in-
clude the more significant historic properties in the 
County.  Additional sites are likely to meet criteria for 
inclusion on the National Register, but were not in-
cluded in the survey due to the lack of resources need-
ed to compile documentation required for review by 
the State Historic Preservation Office. 

In 2014, the County utilized improved mapping 
technology to spatially display many of the 1992 survey 
sites.  Not all sites can be mapped due to some survey 
cards lacking accurate parcel identification numbers.  
Some parcels also no longer exist due to subdivisions; 
therefore, only 623 of the sites (81 percent of the total 
sites included in the 1992 survey) can be mapped.  Of 
the 623 sites, 412 sites (66 percent) are located in unin-
corporated Charleston County, as shown on Map 3.4.1.

National Register of Historic Places
Listing a property in the National Register recognizes that it is of significance to the Country, the State, and the local 

community. It qualifies property owners for certain federal tax benefits and federal assistance for historic preservation 
(when funds are available). It also mandates consideration of potential impacts on the historic properties that result 
from federal or federally-assisted projects. As of 2014, 183 National Register of Historic Places (NRHP) listings (includ-
ing 167 sites and 16 historic districts) exist in Charleston County (including incorporated and unincorporated areas).  
Map 3.4.2 indicates the NRHP sites located in unincorporated Charleston County as of 2008.  In 2013, one of the unin-
corporated NRHP sites, Point of Pines Plantation Slave Cabin on Edisto Island, was delisted from the National Register 
of Historic Places when it was dismantled and sent to Washington, D.C. The slave cabin will be reassembled and featured 
in the future National Museum of African American History and Culture in the nation’s capital.   

Type Number of Sites Percent Total
Residences 753 64.4%

Cemeteries 135 11.5%

Roads and Landings 36 3.1%

Church Buildings 37 3.2%

Stores and Commercial Buildings 36 3.1%

Barns, Stables and Agricultural Outbuildings 28 2.5%

Railroad Lines and Structures 19 1.6%

Domestic Outbuildings 28 2.5%

Designed Landscapes 20 1.7%

Ruins and Building Sites 16 1.4%

Schools 14 1.2%

Bridges and Bridge Sites 11 0.9%

Canals 7 0.6%

Pecan Orchards and Groves 7 0.6%

Windmills 3 0.3%

Oyster Factories 3 0.3%

Cotton Gins 4 0.3%

Fire Towers 3 0.3%

Other 17 1.4%

Total 1,170 100.0%

Note: Exclusive of the City of Charleston, the Town of Mount Pleasant, and the City of Charleston (except for James Island, which is 
included in the numbers shown)
Source: Preservation Consultants 1988, 1989 and 1992

Table 3.4.1. Type Distribution of Historic and Architectural Sites in Charleston County
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Map 3.4.1: Unincorporated Sites on the 1992 Charleston County Historical and Architectural Survey
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Map 3.4.2: Unincorporated Sites on the National Register of Historic Places, 2008
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Area Number of Sites Percentage of 
Countywide TotalIncorporated Unincorporated

McClellanville and Vicinity 87 41 10.9%

Awendaw and Vicinity 2 18 1.7%

Mt. Pleasant and Vicinity 2 75 6.6%

Lincolnville and Vicinity 2 1 0.2%

Highway 61 Corridor - 43 3.7%

Ravenel and Vicinity 29 22 4.4%

Charleston Area - 5 0.4%

Hollywood and Vicinity 19 20 3.3%

Meggett and Vicinity 45 33 6.7%

Adams Run/Osborne and Vicinity - 76 6.5%

Edisto Island - 151 12.9%

James Island/Johns Island (not determined) 330 (total) 28.2%

Kiawah Island 2 - 0.2%

Wadmalaw Island - 167 14.3%

Note: Exclusive of the City of North Charleston, the Town of Mount Pleasant, and the City of Charleston (except for James Island 
which is included in the numbers shown)
Source: Preservation Consultants 1988, 1989 and 1992

Table 3.4.2: Geographic Distribution of Historic and Architectural Sites in Charleston County

Historic Preservation Committee
In April 2014, the Charleston County Planning Commission established a Historic Preservation Committee 

to assist in updating the Zoning and Land Development Regulations Ordinance to better enhance and protect 
the County’s natural resources.  The Committee will also assist planning staff with drafting the grant ap-
plication to receive a federal historic preservation grant to update the County’s Historic and Architectural 
Survey.  If a grant is awarded, the Committee will be instrumental in administering the grant.  The Historic 
Preservation Committee was formed to carry out the strategies set forth in this Element and identify new 
ways to promote historic preservation in the unincorporated parts of Charleston County.
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3.4.3: CULTURAL RESOURCES ELEMENT GOAL

Cultural, historic and archaeological resources, 
unique settlement patterns of traditional Lowcountry 
communities (such as historically African-American 
communities and family settlements), and traditional 
activities (such as Sweetgrass Basket Making) should 
be preserved and protected from potential negative 
impacts of growth and development.
 
Cultural Resources Element Needs
Cultural Resources Element needs include, but are not limited to, the following:
•	 Preserving the County’s significant historic and archaeological resources and 

cultural heritage;

•	 Increasing public awareness of the historic character of the County; and 

•	 Promoting public and private partnerships to preserve and protect cultural 
resources.

3.4.4: CULTURAL RESOURCES ELEMENT STRATEGIES AND TIME 
FRAMES

Charleston County should take the following actions to promote and protect 
cultural resources in the County. These implementation strategies will be re-
viewed a minimum of every five years and updated every ten years from the date 
of adoption of this Plan.

CR 1. Continue to promote historic preservation in Charleston County and 
enhance the County’s historic preservation ordinance. 

CR 2.	 Pursue grant opportunities to update the historical/architectural survey 
for Charleston County, with emphasis on areas not previously surveyed, 
and promote continued preservation of local historic sites and structures, 

including applying for federal historic preservation grants, as administered by the 
South Carolina State Historic Preservation Office.

CR 3.	 Support policies, incentives, and plans that encourage historic preservation and 
protection of cultural and archaeological resources such as the Gullah Geechee 
Cultural Heritage Corridor. 

CR 4.	 Maintain a database of archaeological resources, heritage corridors, and historic 
properties, roads, and landscapes.

CR 5.	 Require a historic and archaeological survey for all Planned Development and 
Form-Based Zoning District requests.

CR 6.	 Monitor inventories and studies conducted by other agencies which identify new 
or recently discovered historic or cultural resources.

CR 7.	 Protect rural historic landscapes from development that may be out of character 
with their inherent rural attributes.

CR 8.	 Maintain and update development standards that preserve scenic and historic 
roadways and vistas. 

CR 9.	 Utilize planning and zoning techniques to protect historic communities and 
neighborhoods and other areas of cultural significance. 

CR 10.	Consider possible tax relief initiatives to owners who rehabilitate historically 
significant property.

CR 11. Encourage adaptive reuse and rehabilitation of older buildings that complement 
historic development patterns.

CR 12. Adopt innovative planning and zoning techniques such as Form-Based Zoning 
District regulations to promote and protect cultural and archaeological resources.

CR 13. Explore options to create a local program to protect locally significant historic and 
cultural resources.
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Chapter 3.5 Population Element

3.5.1: OVERVIEW

Purpose and Intent
Analysis of historic, current, and future population 
trends included in this Element identifies the changing 
needs and preferences of residents of the County.  This 
information is intended to help shape the Future 
Land Use Plan, and identify future service needs of 
the population which can be addressed through the 
Comprehensive Plan.

3.5.2: BACKGROUND AND INVENTORY OF 
EXISTING CONDITIONS

As part of the 2008 Comprehensive Plan Update, Miley, 
Gallo, and Associates prepared a Demand Analysis that 
addressed population and growth forecasts, municipal 
boundaries and annexations in regards to population, 
and growth variables.  The Demand Analysis was an 
adequate substitution for the lack of available, current 
U.S. Census Bureau data at the time and was also help-
ful in planning for future years.  The  findings of the 
Demand Analysis included:

•	Based on an assumed annual growth rate of 1.7 per-
cent, Charleston County could expect a population 

of 425,000 residents by 2020 (approximately 85,000 
new residents).

•	Based on the municipal population capture analy-
sis, 70 percent of new residents, or 60,000 people, 
were expected to live in the incorporated areas of the 
County, and 30 percent of new residents, or 25,000 
people, were expected to live in the unincorporated 
areas.  Municipalities were expected to grow an-
nually by 1.54 percent, while unincorporated areas 
would grow at a higher annual rate, 2.24 percent.  If 
annexation activity increased significantly, the esti-
mates would shift accordingly.

•	The expected population growth was anticipated to 
stimulate the housing demand in Charleston County, 
resulting in the need for approximately 42,000 new 
housing units by 2020 - 30,000 new units in munici-
palities and 12,000 new units in unincorporated ar-
eas. 

•	Assuming no change in housing preferences, 70 per-
cent of the new units (30,000 units) were expected to 
be single-family residences. 

•	Although Charleston County’s annual employment 
growth rate was projected to be 1.9 percent, the ma-

jority of the demand for new commercial square 
footage was expected to likely occur within the mu-
nicipalities.  
Since the adoption of the Comprehensive Plan 

Update in 2008, changing conditions have greatly 
impacted the nation and made the findings of the 
Demand Analysis somewhat outdated.  In late 2008,  
some financial institutions collapsed, and the housing 
market was drastically affected as home foreclosure 
and eviction rates skyrocketed.  Unemployment rates 
and poverty levels increased due to prolonged uncer-
tainty in the market.  The effects of the financial crisis 
affected all groups of people, as evidenced by the data 
available in this Element.  After six long years, in 2014, 
the economy is slowly recovering. 

In addition, the release of the 2010 Dicennial 
Census data and 2007-2011 Five-Year Estimates from 
the American Community Survey indicate large shifts 
in racial diversity and age trends at local, state, and 
national levels that need to be examined to better ac-
commodate and plan for the needs and impacts of our 
current and future residents.
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Population Estimates, Trends, and Forecasts
Of all the regions in the United States, the South has 
consistently seen the most growth in recent decades.  
By 2030, over half of the American population (ap-
proximately 52 percent) is expected to live in the 
South, according to the U.S. Census Bureau popula-
tion projections. Figure 3.5.1: Countywide Population 
Trends and Projections illustrates the County’s grow-
ing population.  From 2000 to 2010, the population 
increased by 13 percent (40,240 new residents).  From 
2010 to 2025, the County’s population is projected to 
increase by 9.6 percent to 383,800 residents (33,591 new 
residents).  Similar to Charleston County, Berkeley 
and Dorchester Counties’ populations have continued 
to increase and are projected to increase into 2025, as 
demonstrated in Figure 3.5.2: Tri-County Populations, 
1990-2025.

Municipal Capture Rates
Since the 1970s, municipalities within Charleston 
County have experienced not only natural population 
growth but also substantial growth from the expansion 
of municipal boundaries by annexation.

Figure 3.5.3: Charleston County Land Area demon-
strates the proportions of unincorporated and incor-
porated land in the County. As evidenced, 68 percent 
of the County’s land area (approximately 715 square 
miles) is unincorporated, and the majority of the 
unincorporated portion is located in the Rural Area.   
Figure 3.5.4: Municipal Growth indicates the growth of 
municipalities as a result of annexation in recent years. 
The Cities of Charleston and North Charleston, as well 
as the Town of Mount Pleasant are illustrated as they 
are the largest municipalities in the County with more 
vigorous annexation policies. Historical data implies 
annexation activity peaked in the 1990s with incorpo-
rated/unincorporated capture ratios of 298 / - 198 per-
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Figure 3.5.1: Countywide Population Trends and Projections, 1970-2025

Sources: U.S. Census Bureau, 1970, 1980, 1990, 2000, 2010; BCDCOG via South Carolina Office of Research 
and Statistics, 2012. Note: 2025 projection provided by BCDCOG utilizing data from the South Carolina Of-
fice of Research and Statistics.

Figure 3.5.2: Tri-County Populations, 1990-2025

Sources: U.S. Census Bureau, 1990, 2000, 2010; BCDCOG via South Carolina Office of Research and 
Statistics, 2012. Note: 2025 projection provided by BCDCOG utilizing data from the South Carolina Office 
of Research and Statistics. 

0

50,000

100,000

150,000

200,000

250,000

300,000

350,000

400,000

450,000

Charleston County Dorchester
County

Berkeley County

Po
pu

lat
io

n 1990

2000

2010

2025



Chapter 3.5 Population Element 95

cent (1990 – 2000).  From 2000 to 2007, the capture ratio dramatically declined to 66/34 
percent indicating population growth via annexation slowed considerably.  Accordingly, 
net population gains resulted in the unincorporated areas of the County.  It is important 
to note the ratio for 2000 through 2007 is based on the actual municipal boundaries 
in place during 2007, a distinct advantage of a spatial projection model.  Based on the 
uploaded 2007 boundary files, the ESRI model predicted the capture ratio to settle at 
70/30 percent during 2007 to 2012.  This projection was fairly accurate, as actual munici-
pal boundaries in place in January 2014 indicate a capture ratio of approximately 68/32 
percent, as illustrated in Figure 3.5.3.

Population Composition
Recent Census Bureau data revealed that the United States population is diversifying 
in many ways.  Racial and ethnic groups are increasing; generational gaps are more 
prominent; and lifestyle changes are resulting in more heterogeneous households.  The 
County’s population continues to diversify as well, and the shifting demographics will 
affect County policies and change the provision of services.  The following sections il-
lustrate the County’s changing population.

Age Distribution
Charleston County’s population is aging, a trend also seen in other parts of the country, 
as illustrated in Figure 3.5.5: Charleston County Age Profile. From 2000 to 2011, the per-

Figure 3.5.3: Charleston County Land Area, 2013

Source: Charleston County GIS data, 2013
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centage of residents age 45 years and older increased from 34 percent in 
2000 to 39 percent in 2011 (by 28,391 residents).  To plan for an increasing 
proportion of older residents, the County should be aware of changing 
transportation and housing needs.  Access to public transportation and 
housing that is affordable to those on a fixed income and close to services 
will be crucial to serving this age group.

In 2011, 37 percent (129,402 residents) of the County’s population 
was between the ages of 20 and 44 years.  This younger group, mostly 
Millenials (those born between the early 1980s and early 2000s) and 
Generation Xers (those born between the early 1960s and early 1980s), 
contains more college-educated residents.  Charleston County’s growth 
in knowledge-based industries will continue to draw younger genera-
tions to the Lowcountry. Lifestyle preferences are distinct among younger 
residents, as many prefer dense urban and suburban settings with op-
portunities for walkable communities and public transportation, which 
has implications for land use planning. Younger generations also pre-
fer to communicate in different ways. The County should identify new 
mechanisms (such as social media outlets and innovative community 
workshops) to engage its younger population in the community planning 
process.

In 2011, 24 percent (84,110 residents) of the County’s population was 
under the age of 19. Educational and employment opportunities should 
continue to be available for the County’s youth, as the County strives to 
retain its young residents.

Racial Composition
Between 1990 and 2000, the total population in all race categories in 
Charleston County increased. Figure 3.5.6 displays the historic racial 
composition of the County.  From 2000 to 2011, the African-American 
population decreased five percent, while the Asian, American Indian, 
Native Hawaiian, or other Pacific Islander population increased two per-
cent.  Surprisingly, the White population increased three percent from 
2000 to 2011, which does not parallel national trends.  Figure 3.5.7 depicts 
the increases in the Hispanic population.  Minority populations, specifi-
cally the Hispanic population, are expected to increase more rapidly in 
future years due to higher birth rates among this group and declining 
birth rates among the White population.  The U.S. Census Bureau pre-
dicts that by 2043 there will actually be no majority race in the United 

Figure 3.5.6: Charleston County Racial Profile, 1990-2011

Sources: U.S. Census Bureau, 1990, 2000; American Community Survey Five-Year Estimate, 2007-2011
*Note: Identification as multiracial was not an option for citizens during the 1990 Decennial Census.
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Figure 3.5.7: Hispanic Population in Charleston County, 1990-2011

Sources: U.S. Census Bureau, 1990, 2000; American Community Survey Five-Year Estimate, 2007-2011
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States.  The older population will continue to be predominately non-Hispanic 
white; however, the under-18 population is projected to be approximately 33 per-
cent non-Hispanic white, resulting in a non-majority population.   

Gender
Between 1970 and 1990, there was a 1.7 percent increase in the percentage of fe-
males who compose the total County population and a corresponding increase 
in the percentage of males.  In 2011 females outnumbered males in the County, 
comprising approximately 52 percent of the population.  

Education
The Charleston County population has generally achieved a higher level of edu-
cation when compared to other counties in South Carolina.  In 2011, approxi-
mately 12 percent of the population in the County over 25 years of age was not 
a high school graduate while approximately 38 percent of the population in the 
County over 25 years of age held a bachelor’s degree or higher, as illustrated in 
Figure 3.5.8. The larger population of educated residents could be attributed to 
the influx of new residents drawn to knowledge-based career opportunities as 
well as the many higher educational institutions that are located in region.  A 
significant proportion of the County’s population is actively working towards 
meeting educational goals. In 2013, the total enrollment for all  higher education 
institutions in the region was over 40,000 students.  In addition, in 2013, the 
Charleston County School District enrolled just over 43,000 students in public 
schools.  For more enrollment figures, please see Table 3.8.1 in the Community 
Facilities Element. 

Household Size & Composition
Figures 3.5.9 and 3.5.10 illustrate the continued trends of decreasing household 
sizes and changing household composition in Charleston County. In 2011, the 
average household size had decreased to 2.41 persons per household from 2.42 
persons per household in 2000.  Family households (defined as a married cou-
ple or single parent and at least one child) comprised approximately 59 percent 
of the total households.  The remaining 41 percent were non-family households, 
defined as single-person households or households of multiple unrelated indi-
viduals.  The U.S. Census Bureau estimates that by 2025, single-person house-
holds will equal family households nationally, and by 2050, they will exceed the 
number of family households. Changing household sizes will have long-term 
implications on housing unit size, type, and location. Smaller, more energy-effi-
cient homes may be more preferential.

Figure 3.5.8: Charleston County Educational Attainment, 2011

Source: American Community Survey Five-Year Estimate, 2007-2011
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Figure 3.5.9: Average Household Size, 1970-2011

Sources: U.S. Census Bureau, 1970-2000; American Community Survey Five-Year Estimate, 2007-2011
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Figure 3.5.10: Household Composition, 2011

Source: American Community Survey Five-Year Estimate, 2007-2011
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Income Levels 
Since 2008, the local economy has been recovering from one of the worst re-
cessions in recent years when unemployment rates increased nationwide, and 
the housing and financial markets collapsed.  Charleston County experienced 
a slowing of the local economy; however, employment growth remained some-
what steady compared to other parts of the state and nation, as illustrated in 
the Economic Development Element. To better understand the income levels of 
the County’s residents, Figure 3.5.11 illustrates the Median Household Income, 
Median Family Income, and Per Capita Personal Income. Figures have not been 
adjusted for inflation.  Figure 3.5.12 illustrates the inflation-adjusted figures for 
change in Median Household Income from 1990 to 2011.  

Figure 3.5.12: Median Household Income, 1990-2011

Sources: U.S. Census Bureau, 1990, 2000; American Community Survey Five-Year Estimate, 2007-2011 
Note: Figures have not been adjusted for inflation. Table 3.5.1 below indicates the median household 
income for Charleston County adjusted for inflation and shown in 2011 dollars.
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Table 3.5.1: Median Household Income, Charleston County, 1990-2011

1990 2000 2011
Median Household Income 26,875$        37,810$      50,133$     
Inflation Adjusted (2011) 46,253$        49,253$      50,133$     

Sources: U.S. Census Bureau, 1990, 2000; American Community Survey Five-Year Estimate, 2007-2011 
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Figure 3.5.11: Charleston County Income Characteristics, 1970-2011

Sources: U.S. Census Bureau, 1970, 1979, 1990, 2000; American Community Survey Five-Year Esti-
mate, 2007-2011. Note: Household income includes the incomes of everyone in the household 15 years 
and older. Family income includes the income of all members of a family 15 years and older. Per capita 
personal income is the mean money received over 12 months for every individual over 15 years of age in 
an area.  These figures have not been adjusted for inflation.

Poverty Levels
In 2013, the poverty guideline for a family of three was $19,530, as determined by the 
U.S. Department of Health and Human Services.  Based on the 2011 poverty guideline 
for a family of three ($18,530), nearly 12 percent of families in Charleston County (ap-
proximately 9,762 families) had incomes below the poverty level.  Nearly 17 percent 
of all people in Charleston County (approximately 58,293 people) had incomes below 
the poverty level. The majority of the poorest residents in Charleston County live in 
the unincorporated areas of the County.  Figure 3.5.13 illustrates the income ranges of 
households in the County in 1993, 2000, and 2011 and indicates that wages are grow-
ing in the County. The Charleston Regional Development Alliance (CRDA) reported 
in the 2013 Economic Scorecard that the region’s wages grew 11.5 percent from 2005 



Chapter 3.5 Population Element 99

Figure 3.5.13: Distribution of Household income, Charleston County, 1993-2011

Sources: U.S. Census Bureau, 1993, 2000; American Community Survey Five-Year Estimate, 2007-2011
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to 2012; however, the region’s wages are only 85 percent of the national average wage, 
making it difficult for the County’s residents to afford to rent or buy homes. Figure 
3.5.14: Poverty Levels by Geographic Area compares the percentage of individuals and 
families with incomes below the poverty level in Charleston County to both the state 
and nation.  As illustrated, Charleston County has slightly fewer families with incomes 
below poverty level than South Carolina as a whole; however, poverty levels are higher 
for all individuals in Charleston County than the United States.

Commuter-Adjusted Population
Because the County not only serves residents, but also visitors (both daily commut-
ers and tourists), it is crucial to understand the commuter-adjusted population.  As 
a major employment center for the region, Charleston County’s daytime population 
increased by about 53,000 people or approximately 16 percent in 2010, as depicted 
in Figure 3.5.15: Commuter-Adjusted Population.  This  important  statistic is useful 
for transportation planning, emergency planning, and other policy-making. A large 
commuting population also indicates that many residents do not live near employ-
ment centers, resulting in high transportation costs and overburdened transportation 
infrastructure.

Source: American Community Survey Five-Year Estimate, 2007-2011

Figure 3.5.14: Poverty Levels by Geographic Area, 2011
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Population Element Needs
Population Element needs include, but are not limited to, the following:
•	Monitoring population and cultural shifts and national trends;

•	Developing policies to meet the needs of the County’s population; and

•	 Encouraging diversity within communities.

3.5.4: POPULATION ELEMENT STRATEGIES AND TIME FRAMES
The County should undertake the following strategic actions in support of the Vision and Goals of this Plan. These implementation strategies will be reviewed a minimum 
of every five years and updated every ten years from the date of adoption of this Plan.
 
P 1.	 Monitor population growth trends and demographic shifts as indicators of population change and use this information to guide future updates to the Comprehensive 

Plan.

P 2.	 Develop land use strategies and implementation measures that address the needs of the population.

P 3.	 Support a diverse population through land development regulations which accommodate a range of housing, transportation, and employment opportunities.

P 4.	 Continue to monitor and evaluate population, cultural shifts, and national trends for their potential impacts on land use and development patterns.

P 5.	 Adopt innovative planning and zoning techniques such as Form-Based Zoning and Multiple Use Overlay Zoning District regulations that encourage diverse 
communities and respect culture and history.

P 6..	 Identify new mechanisms (such as social media outlets and innovative community workshops) to engage the County’s younger population in the community 
planning process.

3.5.3: POPULATION ELEMENT GOAL

A socioeconomically diverse and growing population 
will be accommodated by Charleston County in an 
environmentally and fiscally sustainable manner 
with particular attention to low to moderate income 
residents.
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Chapter 3.6 Housing Element

3.6.1: OVERVIEW

Housing is included in the Comprehensive Plan to ensure policies are in place to 
promote safe and affordable housing in the County and provide housing options 
for residents of various demographic and economic backgrounds.  As a desirable 
place to live, the demand for housing is high in Charleston County.  The County’s 
population increased 13 percent (40,240 residents) from 309,969 residents in 2000 
to 350,209 residents in 2010.  By 2025, the BCDCOG predicts that the County will 
reach a population of 383,300.  This continual growth will require additional hous-
ing units that are diverse in type, size, and affordability. 

Purpose and Intent
Charleston County includes the housing element in the Comprehensive Plan in 
compliance with South Carolina State Law.  Furthermore, the intent of this chapter is 
to promote a sufficient, diverse supply of housing with access to facilities and services 
and promote housing alternatives for low and moderate income households.  The 
strategies for housing are meant to preserve existing housing stock and encourage 
community revitalization while promoting a supply of safe and structurally sound 
homes.  To further enhance the quality of life of County residents, the strategies 
encourage attractive land uses that promote community identity and support a wide 
range of housing needs with particular emphasis on promoting diverse and affordable 
housing opportunities.

3.6.2: BACKGROUND AND INVENTORY OF EXISTING CONDITIONS

The primary role of the County in provision of affordable and safe housing is guided 
by South Carolina State Law which endows the County with certain regulatory pow-
ers over development activity.  The County Government does not have a housing 

department dedicated to directly providing affordable housing opportunities; how-
ever, the Charleston County Community Development Department works to fund 
affordable housing and community revitalization projects through Community 
Development Block Grants and other funding sources.  This Department prepares 
the Five-Year Consolidated Plan, which outlines the County’s priorities for housing 
and community development projects.  In creating this plan, the County consults 
with agencies and organizations actively involved in public assisted housing, afford-
able housing development, and homelessness to ensure the strategies included in 
the plan align with community needs.  In addition to creating and implementing the 
Consolidated Plan,  the County provides regulatory incentives for the provision of 
affordable units and monitors building standards and quality through the Building 
Code and the Beautification Section of the Charleston County Code of Ordinances 
(Ordinance #1227).  The County also periodically reviews the development process 
for any hindrances to the provision of affordable housing and seeks out ways to 
streamline processes.  Furthermore, the recommendations of this Plan, including 
the Future Land Use Plan, promote mixed-use growth with a variety of housing 
types to help further the provision of affordable housing units in the County. 

The County can also increase the supply of affordable housing through  coor-
dination with other agencies such as the South Carolina Community Loan Fund 
(CLF) (formerly the Lowcountry Housing Trust), which is a regional advocate for 
affordable housing and sustainable communities.  CLF is a non-profit organization 
established to provide a dedicated ongoing source of funding for the production 
and preservation of affordable housing, as well as healthy food retail, community 
facilities, and community businesses.  Charleston County has long partnered with 
CLF to promote the implementation of policies that reduce unnecessary barriers to 
affordable housing. 

In May 2013, CLF hosted the first annual Tri-County Housing Summit.  The 
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Like many other communities, the majority of the 
housing units in Charleston County (59 percent or 
98,653 homes) are in the form of single-family de-
tached homes.  As shown in Figure 3.6.2, Charleston 
County has a slightly more diverse housing stock than 
South Carolina, with 25 percent of the housing units in 
the form of apartments and nearly ten percent of units 
in the form of townhouses, rowhouses, or duplexes.  
The housing stock in Charleston County is fairly com-
parable to that of the nation.

Figure 3.6.3 demonstrates the changing housing ten-
ure in Charleston County.  Between 1990 and 2011, the 
percent of owner-occupied housing units remained 
relatively constant; however, the percent of renter-oc-
cupied housing units decreased slightly over the same 

County Planning Commission’s Affordable Housing 
Committee along with partners from other jurisdic-
tions and non-profits were instrumental in the plan-
ning of the event.  This day-long conference brought 
together professionals from the private, public, and 
non-profit sectors to discuss housing trends and issues 
and how housing matters to various fields from bank-
ing to education to government.  The Summit focused 
on identifying possible solutions to housing problems 
in the region.   

Regional Housing Needs
In 2011, County Council requested that the BCDCOG 
conduct a regional housing needs report to: identify 
current and emerging housing needs and trends in 
the region; generate a greater understanding of local 
housing issues; and provide direction for addressing 
housing-related issues.  The BCDCOG report consists 
of three sections: 

•	 Issues and Trends; 
•	 Community Profile; and 
•	 Housing Market Analysis. 

The Community Profile highlights the region’s demo-
graphics.  The Housing Market Analysis includes data 
on the existing housing inventory, housing market, fu-
ture needs, and housing issues.  Analysis of these two 
sections, as well as national and state demographic 
trends, was utilized to create the Issues and Trends sec-
tion, which highlights the top five most pressing issues 
facing the region.  

Two groups - an Advisory Committee and a 
Focus Group - oversaw the creation of the report.  
Stakeholders from the private, public, and non-profit 
sectors partnered to provide valuable feedback in iden-
tifying the top issues, as well as the goals and strategies 
to address the issues. 

Housing in Charleston County
Charleston County contains 57 percent (168,768 

housing units) of the total housing units in the re-
gion (294,958 housing units).  While the majority of 
the regional housing stock is in Charleston County, 
more development has been occurring in Berkeley 
and Dorchester Counties in recent years as housing 
prices in Charleston County have become out of reach 
for many residents.  Figure 3.6.1 indicates the growing 
number of housing units in the tri-county region. 

Understanding the existing housing conditions 
in the County is crucial to planning for the needs of 
current and future residents.  The following sections 
closely examine the existing housing stock by assessing 
housing characteristics, tenure, and costs.

Figure 3.6.1: Total Housing Units by County, 1980-2011

Sources: U.S. Census Bureau, 1980-2000; American Community Survey, 2007-2011
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period of time and the percent of vacant units, which include seasonal homes 
(second homes and vacation rentals), increased slightly. 

Figure 3.6.4 compares the County’s housing tenure to state and national 
trends.  In 2011, Charleston County had a lower percentage of owner-occupied 
units than both South Carolina and the United States, but the percentages of 
both renter-occupied units and vacant units were higher in Charleston County 
than either the state or nation. 

The age of the local housing stock can be used as an indicator of local hous-
ing quality.  Data from the American Community Survey 2007-2011 Five-
Year Estimates indicates that 53 percent (89,538 units) of the housing stock  in 
Charleston County was built after 1980, which means that the majority of the 
housing stock is relatively new. While this information provides some indica-
tion of the quality  and age of housing, the true measure of quality is dependent 
on more factors than are reported in Census data. The County’s Building Code 
and the Beautification Section of the Charleston County Code of Ordinances 
(Ordinance #1227, as amended) help sustain quality housing in the County. 

Home values and median gross rent both tend to be higher in Charleston 
County, when compared to state and national figures.  In 2011, the median 
home value of owner-occupied homes (as reported to the Census) was 
$242,000.  This is much higher than the state median ($137,000) and national 

Figure 3.6.2: Housing Type, 2011

Source: American Community Survey, 2007-2011
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Figure 3.6.3: Housing Tenure in Charleston County, 1990-2011
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median ($186,200). Map 3.6.1 demonstrates the median home value by Census block group for Charleston 
County.  The map demonstrates median home value in two categories: homes that are affordable to households 
earning up to 120 percent of the Median Household Income ($60,159) and homes that are not affordable to the 
same households.  As demonstrated, many areas in the County are unaffordable to households earning less 
than $60,159.  Median gross rent in Charleston County was $895, again higher than the state median ($728) 
and national median ($871).  Housing affordability is a critical issue in the region as housing costs are consis-
tently higher than surrounding areas and comparable metros.

Housing Affordability
The affordability of homes in Charleston County is an area of concern, particularly for service workers, low- to 
moderate-income earners, seniors, and entry-level professionals.  Figure 3.6.5 demonstrates the annual house-
hold income needed to afford to purchase a home in Charleston County ($80,667) compared to the actual 
median household incomes of all residents, homeowners, and renters in Charleston County ($50,133, $66,528, 
and $31,284, respectively).  As illustrated, the income necessary to afford to purchase a home in Charleston 
County is 38 percent ($30,534) higher than the median household income earned in 2011. According to Census 
data, renter-occupied households earn significantly less than owner-occupied households, which indicates a 
greater affordability issue for the renting population.
   Housing is considered affordable when occupants pay less than 30 percent of their monthly income on 
monthly housing costs.  In 2011, slightly more than one-third of homeowners and one-half of renters in 
Charleston County, a total of 56,882 households, were paying more than 30 percent of income on housing costs 
(see Figure 3.6.6).  In the region, a total of 92,830 households reported that they spend more than 30 percent of 

$31,284 
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$50,133 

$80,667 
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Figure 3.6.5: Household Income Relative to Median Home Value, 2011

Note: Home Price is based on the Median Home Value in Charleston County is $242,000.
Source: American Community Survey, 2007-2011
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income on housing costs.
As shown in Figure 3.6.7, Charleston County consistently 

had the highest median sales prices of homes in the region 
between 2007 and 2012, based on data from the Charleston 
Trident Association of Realtors (CTAR). 
   Table 3.6.1 demonstrates the average sales prices of homes 
in the region in 2012, according to CTAR data.  To account 
for possible outliers in the data, Charleston County was as-
sessed with and without home sales in the beach communi-
ties, due to the higher priced homes located in these commu-
nities.  Berkeley County was also assessed with and without 
home sales on Daniel Island, as the homes in that community 
tend to be much higher priced than in other areas of Berkeley 
County.  The income necessary to afford the average-priced 
home in any area of the region is higher than both the re-
gional median household income ($51,332) and the median 
household income in Charleston County ($50,133).   It should 
be noted that Table 3.6.1 compares average sales data to medi-
an household income data because neither median sales data 
nor average household income was available for comparison. 

As stated in the 2013 Economic Scorecard, published by the 
Charleston Regional Development Alliance (CRDA), while 
average wages in the Charleston region have grown almost 20 
percent since 2005, the region’s average wages are only 85 per-
cent of the national average.  Figure 3.6.8 provides an example 

Housing Issues and Trends

1.	 Lack of affordability
2.	 Housing located far from employment    

centers and public facilities
3.	 Lack of diverse housing options
4.	 Regulatory barriers
5.	 Lack of an active partnership

of how residents employed as firefighters, teachers, and service workers are not earning enough to afford 
housing in the region. 

Figure 3.6.6: Proportion of Homeowners and Renters spending more than 30% of Monthly Income on 
Housing Costs by County, 2011 
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Location of Housing that is Affordable
Much of the most affordably-priced housing is located in the rural parts of region, far from 
employments centers.  This results in residents driving further to find housing they can afford, 
which can increase living expenses by up to 15 percent, increase traffic congestion, excessively 
burden transportation infrastructure, and negatively impact economic development and the 
quality of the environment.  

Transportation costs can increase overall living costs by up to 15 percent, which can make 
housing more or less affordable based on its location and proximity to services, employment, 
and alternative transportation modes.  The BCDCOG report looked at public transportation 
accessibility in the region and found that only 31 percent of residents (206,745 residents) live 
within one-quarter mile of a public transit stop (see Figure 3.6.9).  When residents live further 
than one-quarter mile from transit, they are much less likely to utilize the service, which means 
that nearly 70 percent of residents in the region are not likely to use public transportation.  
Looking at public transportation use as reported by the Census, it is even more evident that 
public transportation is severely underutilized in the Charleston area - only two percent of the 
County’s population reported using public transportation to commute to and from work.  The 
dependency on automobiles in the region is resulting in traffic congestion, high costs for local 

Average 
Sales Price

Income Necessary 
to Afford

Necessary Income 
as % of MHI

Region $265,806 $88,804 173% of MHI

Berkeley County $214,334 $71,351 139% of MHI

Berkeley County (without 
Daniel Island)

$173,000 $58,005 113% of MHI

Charleston County $314,207 $104,717 204% of MHI
Charleston County 
(without Beach 
Communities)

$278,003 $92,911 181% of MHI

Dorchester County $176,931 $59,032 115% of MHI

Table 3.6.1: Income Necessary to Afford Average-Priced Homes, 2012

Note: MHI is an acronym for Median Household Income. The regional MHI in 2011 was $51,332.
Source: Multiple Listing Service (MLS) Closed Sales, Charleston Trident Association of Realtors, 2012.

governments and taxpayers to maintain the extensive road infrastructure 
system, and sprawling development.

Housing that is affordable to residents should be encouraged in the 
Urban/Suburban Area of Charleston County where public infrastruc-
ture, facilities, and employment exist.  Encouraging infill development 
will increase the concentration of residents near existing public transpor-
tation stops, which could increase utilization of the routes and decrease 
reliance on automobiles.

Diverse Housing Options
Changing demographics and lifestyle preferences are resulting in chang-
ing housing preferences.  Nationally, household sizes have been decreas-
ing for years, and Charleston County is no different.  From 1990 to 2011, 

Figure 3.6.8: Wage versus Home Price Comparison

Source: Graphic published in 2013 Economic Scorecard, Charleston Re-
gional Development Alliance (CRDA).
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the average number of persons per household decreased from 2.61 to 2.41 in the 
County.  Additionally, the number of single-person households are on the rise, as 
shown in Figure 3.6.10. In 2010, single-person households in Charleston County 
comprised 39 percent (56,035 households) of the total households.  Additionally, al-
most a quarter of those households were individuals over 65 years of age.  The num-
ber of single-person households is expected to continually increase in future years.  
By 2025, nationally, single-person households are expected to equal family house-
holds; by 2050, single-person households are expected to exceed family households.  
   Decreasing household sizes will impact the types of housing units that need to be 
provided. As mentioned previously, the majority (59 percent) of the housing stock in 
the County is in the form of single-family detached units.  Figure 3.6.11 demonstrates 
the size of existing homes in the County, South Carolina, and United States based on 
the number of bedrooms.  In the County, 63 percent of housing units have three or 
more bedrooms.  The existing housing stock and size of units might not be compat-
ible for current and future residents in the County as household sizes continue to 
decrease and more people live alone.  
   Lifestyle changes are also already impacting local housing markets.  Two genera-

31%

69%

Population
within 1/4 mile
of Transit

Population
NOT within 1/4
mile of Transit

Figure 3.6.9: Public Transportation Accessibility in Region,2010

Source: ESRI Business Analyst via U.S. Census Bureau, 2010

(457,862 residents)

(206,745 residents)

tions, the Millennials and Baby Boomers, have very distinct needs and preferences 
when choosing where and how they want to live.  Baby Boomers have traditionally 
lived in large, single-family detached homes, often in suburban settings; however, as 
they age, they may prefer smaller homes located closer to services.  Some may not 
want the onus that comes with home maintenance and as they stop driving, walkable 
environments with access to public transportation will be important. 
   Millennials, the largest generation in the United States at around 86 million people, 
have very different preferences than the generations before them.  Millennials tend to 
move more, desire more urban or dense suburban settings with access to public trans-
portation, are less likely to marry at a young age, and are better educated.  Renting is 
often more prevalent in this generation.  The mobility afforded by renting is attractive 
to many Millennials and changes to mortgage lending practices combined with large 
amounts of student loan debt may make homeownership unattainable for many in 
this younger generation.
  Overall, people of all ages are finding renting more appealing than homeowner-
ship.  In recent years, the perception of renting has changed (see Reference Box 3.6.1).  
According to the American Community Survey 2007-2011 Five Year Estimates, ap-

Sources: U.S. Census Bureau, 2000, 2010
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proximately 38 percent of the housing units in Charleston County (53,151 units) are 
renter-occupied, which is higher than the proportions of renters in both South Carolina 
(30 percent) and the United States (34 percent).

Not all residents live in individual privately-owned or rented homes.  A small pro-
portion of the County’s population (3 percent or 11,379 residents) resided in group 
quarters in 2011, which can be categorized into two general groups - institutional and 
non-institutional.  The instititutionalized group quarters population includes but is 
not limited to people living in adult correctional facilities, juvenile facilities, nursing 
facilities/skilled nursing facilities, in-patient hospice facilities, residential schools for 
people with disabilities, and hospitals with patients who have no usual home elsewhere. 
The non-institutionalized group quarters population includes people living in college/
university student housing, military barracks, emergency and transitional shelters, and 
group homes.1 Residents living in group quarters will most likely increase as the popula-
tion ages and as the educational institutions in the region expand.  The types of group 
quarters, such as assisted living facilities, nursing homes, and dormitories may need to 
be expanded to accommodate these groups of residents. 

1  Information from Census Website. 

ties and other incentives to encourage the development of affordable or workforce housing 
located near employment centers, services and public transportation.

Federal regulations can also unintentially create hardships to housing affordability.  Most 
recently, the Biggert-Waters Flood Insurance Reform Act of 2012 has the potential to nega-
tively impact housing affordability in Charleston County.  As a coastal community, changes 
to FEMA and the National Flood Insurance Program (NFIP) will result in increased rates 
for many homes located in flood zones.  

Lack of Active, Collaborative Housing Partnership
The final housing issue that was identified in the BCDCOG report is the lack of an active 
partnership among regional stakeholders.  Several separate organizations with some stake 
in housing exist throughout the region; however, there is little collaboration occurring.  
One of the goals of the annual Housing Summits is to create an active partnership to ad-
dress the housing and related issues. 

Figure 3.6.11: Housing Size by Bedroom Count, 2011

Source: American Community Survey, 2007-2011
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Attitudes Transformed by the Housing Crisis & Changing 
Lifestyles (2013)
Conducted on behalf of The MacArthur Foundation

A national survey was conducted among adults from Novem-
ber 2012 to March 2013 that focused on the role of housing 
and changing preferences.  Overall, the appeal of renting ver-
sus owning is changing.  Fifty-seven (57) percent of adults be-
lieve that “buying has become less appealing”, while nearly the 
same amount (54 percent) believe “renting has become more 
appealing.”  However, the study did find that many Americans 
still aspire to one day own their home (greater than seven in 
ten renters aspired to own one day).  

The perception of renting is changing due to both lifestyle 
changes and less apparent benefits of homeownership.  Fi-
nally, the survey pointed out that as a nation, we are becoming 
more mobile, increasing the appeal of renting.

To read the full report, visit www.macfound.org/programs/
how-housing-matters/.

Regulatory Barriers to 
Affordable Housing
The BCDCOG report iden-
tified regulatory barriers as 
a prominent housing issue.  
Most specifically, local zon-
ing regulations can often un-
intentionally encourage low-
density, single family/single 
lot development resulting in 
higher priced housing and 
environments where resi-
dents are forced to drive to 
services, offices, employment 
centers, and parks.  Local 
zoning regulations should 
instead encourage a variety 
of housing types and sizes, 
as well as offer bonus densi-

http://www.macfound.org/programs/how-housing-matters/
http://www.macfound.org/programs/how-housing-matters/
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Addressing Housing Issues
The BCDCOG report suggests the following goals to ad-
dress housing issues in the region:

1.	 Increase the proportions of both owner- and rent-
er-occupied homes in the region that are afford-
able to households earning below 120 percent of 
the regional median household income ($61,598) 
and are located in close proximity to employment 
centers and existing public infrastructure by at 
least ten percent by 2020.  Diverse housing types 
should be encouraged.

2.	 Increase the average hourly wages and salaries in 
the region paid by existing industries, encourage 
the recruitment of businesses and industries that 
pay the wages necessary to afford housing ($32.37/
hour), and train residents to obtain higher paying 
jobs through coordination with the Charleston 
Regional Development Alliance (CRDA) and lo-
cal Economic Development departments. This will 
also require collaboration with local Chambers of 
Commerce.

Several strategies are included within the BCDCOG 
report to begin working towards accomplishing the 
above goals.  The County should continue to participate 
in regional Housing Summits and continue to serve on 
the regional housing task force.  

3.6.3: HOUSING ELEMENT GOAL

Quality housing that is affordable will be 
encouraged for people of all ages, incomes, 
and physical abilities. 

Housing Element Needs
Housing Element needs include, but are not limited to, the 
following:
•	Meeting the projected demand for a diversifying popula-

tion;
•	 Promoting housing that is affordable to all residents; and
•	 Ensuring a supply of safe and structurally sound homes. 

3.6.4: HOUSING ELEMENT STRATEGIES AND TIME 
FRAMES

The County should undertake the following action strategies 
in support of the Housing Goal and the other elements of 
this Plan. These implementation strategies will be reviewed 
a minimum of every five years and updated every ten years 
from the date of adoption of this Plan.

H 1.	 Coordinate with adjacent jurisdictions, the SC 
Community Loan Fund, and other affordable 
housing agencies in pursuit of supplying housing 
that is affordable to all residents.

H 2.	 Continue to support funding for affordable 
and workforce housing agencies such as the SC 
Community Loan Fund and local housing authorities 
that provide subsidized housing.

H 3.	 Maintain and develop incentives in the Zoning and 
Land Development Regulations Ordinance, such as 
density bonuses, transfers of density, and mixed-
use development provisions to promote diverse 
housing options that are affordable to all residents 
and are located within walking distance to services, 
retail, employment opportunities, and public 
transportation, particularly in the Urban/Suburban 
Area.

H 4.	 Continue to allow density bonuses in planned 
developments and the use of accessory dwelling units 
to promote housing that is affordable to all residents, 
including but not limited to low and moderate 
income households.

H 5.	 Support existing communities and maintain existing 
housing stock.

H 6.	 Continue to enforce the Building Code and 
Beautification Section of the Charleston County Code 
of Ordinances (Ordinance #1227) and coordinate 
with other jurisdictions to maintain housing stock 
in a safe and habitable condition that meet all FEMA 
requirements.

H 7.	 Adopt innovative planning and zoning 
techniques such as Form-Based Zoning 
District regulations to promote mixed-use 
developments with diverse housing options 
in walking distance to services, retail, and 
employment opportunities. 

H 8.	 Continue to encourage provision of housing 
that is affordable to all residents and meets the 
needs of the diversifying population (e.g., rental 
apartments, townhouses, duplexes, and first 
time home buyer initiatives). 

H 9. 	 Charleston County should be proactive in 
promoting housing that is affordable to all 
residents through incentives and removal of 
regulatory barriers. 

H 10.  Support the findings of local and regional housing 
studies and implement applicable strategies 
by adopting amendments to the Zoning and 
Land Development Regulations Ordinance and 
coordinating with other County departments, 
outside agencies, non-profit organizations, and 
private businesses/industries.  

H 11.   Ensure that infill development preserves and 
enhances the character of surrounding existing 
communities.
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Chapter 3.7 Transportation Element

3.7.1: OVERVIEW

Transportation is an important Comprehensive Plan 
Element because it provides the strategies tying the 
movement of people and goods with the strategies of 
economic development and land use.  Because roads 
are capital facilities maintained in part by the County, 
they are linked to the strategies for capital facility im-
provements and the provision of adequate public facil-
ities.  The impact of new development on the roadways 
is often felt on a countywide level.  As development in 
areas of the County intensifies, one of the first things 
long time residents and new residents notice is an in-
crease in traffic and traffic congestion.  Furthermore, 
the general health, safety, and welfare of the citizens 
and visitors to Charleston County are strongly influ-
enced by the road network’s ability to handle evacu-
ations during severe weather and other emergencies. 

A transportation system that offers a complete net-
work of transportation choices, including, but not lim-
ited to, pedestrian and bicycle facilities as well as pub-
lic transportation and mass transit options, is key to 
developing a sustainable community.  The provision of 
transportation in the County should reflect the unique 
characteristics of the landscape and adhere to the char-
acter outlined in the development quality strategies of 
the Comprehensive Plan.  Safe and adequate transpor-
tation options should maintain and enhance the rural 

system by managing its supply and demand; encourage 
the provision of safe, convenient pedestrian and bicycle 
systems; encourage public transit options in the County; 
promote intermodal transportation systems such as 
park and ride, pedestrian and bike ways, and commuter 
rail; and support and improve the existing emergency 
evacuation and transportation planning policies.

3.7.2: BACKGROUND AND INVENTORY OF EX-
ISTING CONDITIONS

The County’s primary function in relationship to 
transportation is through improvements of road-
ways and drainage.  The Transportation Development 
Department is responsible for these improvements, 
while the Public Works Department is responsible for 
drainage and maintaining county roads.  In 2006, the 
County completed a Comprehensive Transportation 
Plan as part of the Charleston County Transportation 
Sales Tax Program, which is administered by the 
County’s Transportation Development Department.  
The Plan includes a forecast of Charleston County 
road projects over the next 25 years, a review of fund-
ing sources and leverage options, and a review of mass 
transit systems.  A Transportation Advisory Board 
(TAB) was created by the Charleston County Council 

character throughout the County.
Transportation systems are not confined solely to 

roads. In Charleston County, the transportation sys-
tem includes: a large port system; the Intercoastal 
Waterway, along with the Atlantic Ocean and various 
rivers used for shipping purposes; several airports, 
both public and private; Joint Base Charleston; pub-
lic transportation systems; and a network of local 
roads, collector roads, arterial roads, and highways.  
The economy of the Berkeley-Charleston-Dorchester 
region is dependent upon the viability and success of 
these diverse transportation systems.  Therefore, a key 
strategy in this Element is to support these systems 
and ensure that they are balanced with land use rec-
ommendations.    

Purpose and Intent
The purpose of the Transportation Element of the 
Comprehensive Plan is to: present information and 
strategies that respect the scenic beauty, community 
character, natural resources, and cultural heritage 
of Charleston County in the provision and use of any 
transportation system; consider the impacts of proposed 
new development in the existing transportation systems 
during review of proposed developments; improve 
efficiency of the existing and planned transportation 
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to make recommendations on transportation sales tax expenditures for transporta-
tion projects.

In Charleston County, transportation planning is a combined effort of Charleston 
County, adjacent counties and municipalities, the South Carolina Department 
of Transportation (SCDOT), and the Berkeley-Charleston-Dorchester Council 
of Governments (BCDCOG), which is the Metropolitan Planning Organization 
(MPO) for the region as designated by the Federal Highway Administration 
(FHWA).  Public transportation is provided by the Charleston Area Regional 
Transportation Authority (CARTA) and the Rural Transportation Management 
Agency (RTMA). Together, these agencies analyze the short- and long-range trans-
portation needs of the region and offer a public forum for transportation decision 
making.  The BCDCOG prepares a five year plan which is included in the biannual 
SCDOT Statewide Transportation Improvement Program (STIP). 

South Carolina Department of Transportation
The SCDOT is responsible for transportation planning for federal and state high-
ways.  Its focus is on providing statewide regional networks of transportation.  
Plans from SCDOT allocate federal and state funds toward projects.  The SCDOT 
Commission determines the funding priorities for the federal-aid program fol-
lowing each new federal highway bill and annual appropriations act which in-
cludes the funding level allocated to the BCDCOG through the Charleston Area 
Transportation Study (CHATS). Since the mid 1990s, the allocation between urban 
and rural federal-aid funds for MPOs and COGs, called Guideshare, has been based 
on study area population.  Since the metropolitan population of the BCDCOG 
Region exceeds 200,000, CHATS is entitled to specific allocations of federal funds 
called Urban Attributable Funds.  

Charleston Area Transportation Study 
In 1977, the BCDCOG was appointed to perform the planning and programming 
functions of the Charleston Area Transportation Study (CHATS), in cooperation 
with the SCDOT, the Federal Highway Administration (FHWA) and the Federal 
Transit Administration (FTA).  CHATS currently serves approximately 800 square 
miles comprised of the region’s most urbanized areas.  CHATS is governed by a 
47-member board representing governmental and transportation-related organiza-
tions from throughout the CHATS region.  There are many ongoing planning efforts 
associated with CHATS.  The CHATS Transportation improvement plan lists three 
primary documents which encompass the regional transportation efforts.1    

1  Information from BCDCOG. 2008. 

1.	The Unified Planning Work Program lists the transportation studies and tasks to be 
performed by the MPO staff, which is the BCDCOG staff, on an annual basis.

2.	 The Long-Range Transportation Plan (LRTP) is used as a guide for region plans to 
invest in the transportation system over a 25 year period.  The plan includes envi-
ronmental, social, and intermodal considerations.  The vision of the LRTP is guided 
by estimated available financial resources. The LRTP was adopted in April of 2005 
and must be updated every five years to reflect changing conditions.  The plan was 
most recently updated in 2010.

3.	The Transportation Improvement Program (TIP) is a short-range five year capital im-
provement program prioritizing projects for federal funding.  The current five year 
transportation improvements program was adopted in June 2009 and last amended 
on September 23, 2013.  The current program spans from fiscal years 2010-2015.   A 
project must have available funding and be included in the LRTP to be included in 
the TIP.  CHATS also prepares an annual rural planning work program.

Public Transportation
Charleston Area Regional 
Transportation Authority (CARTA) 
provides local, express, and neighbor-
hood bus service within the urban 
and suburban areas of the Berkeley-
Charleston-Dorchester region. In 
Charleston County, CARTA pro-
vides service in and between North 
Charleston, Charleston, Mount 
Pleasant, West Ashley, and James 
Island.  CARTA’s services (other than 
fixed route services) include express 
routes, DASH service, and Tel-A-Ride 
vehicles all of which are described as 
follows. 

Express Routes
Eight express service routes run between 
James Island and North Charleston, be-
tween West Ashley and Mount Pleasant, 
between Summerville and downtown 
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Charleston, and between downtown Charleston and Charleston International Airport 
in North Charleston.  All routes include stops in downtown Charleston.  

DASH Service
Rubber-wheeled trolleys provide bus service in downtown Charleston.  This service is 
often utilized by downtown workers and tourists.

Tel-A-Ride Vehicles
This service provides curb-to-curb service for residents who meet the Americans with 
Disabilities Act Certification Requirements.  

TriCounty Link provides rural bus service to Berkeley, Charleston, and Dorchester 
Counties.  In Charleston County, three bus routes serve the western portion of the 
County, including Johns Island, Kiawah Island, Seabrook Island, and Edisto Island, 
as well as the Towns of Meggett, Hollywood, and Ravenel. Two routes serve the east-
ern part of the County and extend into the Towns of Awendaw and McClellanville.  
Commuter routes are also available through TriCounty Link.

Charleston County Transportation Committee
The Charleston County Transportation Committee (CTC) is a group of professionals 
appointed by the Legislative Delegation from all legislative bodies within the County.  
Charleston County appoints two of the ten members of the CTC.  The main objective 
of the CTC is to distribute gas tax funding, which is 2.66 cents derived from the State 
Gas Tax of 16 cents, for small construction and resurfacing projects.  The Charleston 
County Transportation Development Department acts as program manager for the 
CTC.  

The Charleston County Comprehensive Transportation Plan 
The Charleston County Comprehensive Transportation Plan (The Transportation Plan) 
as proposed by the Transportation Advisory Board in May 2006 is hereby included 
as the Transportation Element of the Charleston County Comprehensive Plan. The 
Transportation Plan is an initiative of the RoadWise Program, created through the 
Charleston County Half Cent Transportation Sales Tax Program (Half Cent Sales Tax).  
The Transportation Plan was developed through a process that included participation 
from the regional planning organizations, local jurisdictions and the public. The plan 
includes reviews of the various transportation plans established by local municipalities, 
CTC, CHATS, BCDCOG, and SCDOT.  The existing plans and priorities encompass 
roadways and greenways, bike and pedestrian paths, drainage and construction plans, 

intersection improvements and signalization, as well as mass transportation options. 
The Transportation Plan, which is funded by the Half Cent Sales Tax and required by 

Ordinance No. 1343 Sales Tax Spending Plan, is to develop structured, yet flexible, short-
term and long-term strategies that can be implemented systematically to take advantage 
of available funding and improve the transportation network throughout Charleston 
County.  

To guide the development of the Comprehensive Transportation Plan, Ordinance No. 
1343 also created the Transportation Advisory Board (TAB) and tasked the Board with 
commenting on the plan and its recommendations, as well as receiving input from the 
public through the Public Information Meeting process.  The County TAB developed a 
list of values to be considered in evaluating the projects and developing recommenda-
tions.  Those value statements include: 

1.	Maintaining and completing existing infrastructure;

2.	Environmental Impact;

3.	Projects that include interconnects between communities;

4.	Projects with regional benefits;

5.	Projects that provide the greatest significance to the most people;

6.	Projects with the capacity to leverage other funding sources; and

7.	Projects that are multi-modal and/or multipurpose. 

These values were used to generally evaluate projects for prioritization; however, they 
do not have universal applicability to all projects under consideration.  Therefore, it was 
necessary to selectively apply them to the various categories.  Staff completed a thorough 
analysis of projected resources and expenditures for the 25 year program and developed 
recommendations to improve the County’s transportation network.  The Transportation 
Plan reflects comments from the public and extensive financial analysis. 
 
Bonding and Recommended Projects
Revenue Projections
The Charleston County voters approved the Sales Tax Referendum in 2004 which will 
provide funding to the recommended improvements.  The revenue projections from the 
Half-Cent Sales Tax are shown in Table 3.7.1: Transportation Sales Tax Revenue Projections. 
The Transportation Plan recommends the allocations of $234,604,800 (18 percent of the 
sales tax revenues) to mass transit.
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Table 3.7.1: Transportation Sales Tax Revenue Projections, 2014
Year Fiscal Year 4% 

Receipts
17% Green 

Space
18% 

Transit
65% 

Roads

1 2005 5.870 0.998 1.057 3.816

2 2006 37.116 6.310 6.681 24.125

3 2007 39.521 6.719 7.114 25.689

4 2008 40.097 6.816 7.217 26.063

5 2009 37.470 6.370 6.745 24.356

6 2010 36.293 6.170 6.533 23.590

7 2011 37.931 6.448 6.828 24.655

8 2012 40.673 6.914 7.321 26.437

9 2013 42.527 7.230 7.655 27.643

10 2014 46.000 7.820 8.280 29.900

11 2015 48.250 8.203 8.685 31.363

12 2016 50.180 8.531 9.032 32.617

13 2017 52.187 8.872 9.394 33.922

14 2018 54.274 9.227 9.769 35.278

15 2019 56.445 9.596 10.160 36.689

16 2020 58.703 9.980 10.567 38.157

17 2021 61.051 10.379 10.989 39.683

18 2022 63.493 10.794 11.429 41.270

19 2023 66.033 11.226 11.886 42.921

20 2024 68.674 11.675 12.361 44.638

21 2025 71.421 12.142 12.856 46.424

22 2026 74.278 12.627 13.370 48.281

23 2027 77.249 13.132 13.905 50.212

24 2028 80.339 13.658 14.461 52.220

25 2029 56.925 9.677 10.247 37.001

26 2030 - - - -

Totals 1,303.000 221.510 234.540 846.950

FY 2005 includes 2 months of revenue, and FY 2030 includes no more than 10 months of revenue 
to reflect start of collection in May 2005.  All amounts shown on the schedule are in thousands and 
are subject to annual budget submission to County Council and annual appropriation by County 
Council.  FY 2005 - 2013 are actual amounts.
Source: Charleston County Transportation Development Department, 2014.

Bonding Approved in Referendum
Bonding approved in the referendum includes $113 million in general obligation 
bonds sales that are payable from the proceeds of the Half-Cent Sales Tax. The 
Initial Bond Program, which consisted of $36 million for greenbelts and $77 mil-
lion for roadways, allowed the County to finance portions of the following highway 
projects, all which are complete or near completion:
•	 $25 million to complete the right-of-way acquisition and engineering process 

for widening and improvement of Johnnie Dodds Boulevard from the Arthur 
Ravenel, Jr. Bridge to the I-526 overpass (completed);

•	 $7 million for the Glenn McConnell/Bees Ferry Road Intersection improvements, 
for which construction is scheduled to begin in May 2014;

•	 $10 million for the road improvements on James Island, which included the Folly 
Road and Maybank Highway intersection improvements (completed), Harbor 
View Road improvements (future project), and loop-ramp interchange from the 
James Island Connector to Folly Road (deferred);

•	 $6 million for the improvements to Folly Road from south of Windermere 
Boulevard to US Highway 61 (completed); and

•	 $29 million for acquisition and construction of the Palmetto Commerce Parkway, 
the roadway connecting Ashley Phosphate Road and Ladson Road (completed). 

Commitment to Fund the Arthur Ravenel, Jr. Bridge
The County has also committed funds in the amount of $72 million for the State 
Infrastructure Bank as the County’s matching funds for the construction of the 
Arthur Ravenel, Jr. Bridge. 

Recommended Funding Allocations
Considering the commitments already made for a portion of the tax revenues, and 
in response to the comments received from the public on the need for funding in 
certain program areas, the Transportation Development Department recommends 
annual allocations to the following programs: 
Local Paving Program		  $ 2.0 Million
Resurfacing Program		  $ 4.0 Million 
Annual Drainage Projects		  $ 1.0 Million
Council/Public Works Projects	 $ 1.0 Million
Pedestrian/Bike Projects		  $ 0.5 Million
Annual Intersection Projects	 $ 2.0 Million

Recommended Bonding
County Council approved the sale of three tranches of general obligation bonds of 

$77 million, $42 million, and $142 million.  The proceeds from the bond issuance pro-
vide funding availability during the accelerated construction period.  Table 3.7.2 shows 
the project recommendations.



Chapter 3.7 Transportation Element 115

 Table 3.7.2: Projects Recommended for Funding 

Project

Amount 
Authorized by 

Nov. 2004 
Referendum

Amount 
Authorized by 
Referendum

Additional 
Bonded 

Funding GOB

Current 
Estimated 

Cost

Additional Sales 
Tax Funding 

Recommended

Recommended 
Other Funding

A. Completion of Limited Scope of Initial Bond Projects -                    
Palmetto Parkway/Ashley Phosphate Rd. Acquisition 
and Construction $28.5 M $7.5 M -                       $36.0 M

Johnnie Dodds Blvd. $37.0 M -                         $45.7 M $82.7 M
Glenn McConnell/Bees Ferry Rd. Intersection 
Improvements -                        -                         $7.8 M $7.8 M

Road Improvements on James Island -                    

   Loop Ramp from James Island Connector to Folly Rd. -                        -                         $0.3 M $0.3 M

   Folly Rd./Maybank Hwy Intersection Improvements $5.0 M -                         $5.0 M
   Harbor View Road $3.0 M $1.0 M $3.5 M $16.3 M $8.8 M SCDOT
U.S. 17/Hwy. 61 Connector near Wesley Dr. $3.5 M $3.5 M
Total Initial Bond Projects $77.0 M $8.5 M $57.3 M $151.6 M $8.8 M 
B. High Priority Regional Projects
Completion of the Mark Clark Exwy. $556.0 M $556.0 M SIB
Port Access Road and Railroad Overcrossing $300.0 M $300.0 M SIB

Interchange at I-526/Hungry Neck Blvd. $40.0 M
$32.0 M SIB          

$8.0 M Federal 
Earmark

Total High Priority Regional Projects $896.0 M $896.0 M
C. High Priority Local Projects
Glenn McConnell/I-526 Loop $7.5 M $7.5 M

Bees Ferry Road Widening from Savannah Hwy. (Hwy 
17) to Ashley River Rd. (Hwy. 61)

$11.0 M $12.5 M $43.3 M
$12.8 M SCDOT 
$7.0 M Federal 

Earmark

Folly/Camp Rd. Intersection $2.5 M $13.2 M $25.1 M
$6.5 M SCDOT $2.9 
M Federal Earmark 

Future Dr. Loop to Ladson Rd. and Northside Dr. 
Extension

$9.0 M $34.0 M $43.0 M

Maybank Hwy. Widening (Johns Island - I-526 to Main 
Rd.)

$1.0 M $14.0 M $15.0 M

Medical University Roadway Infrastructure 
Improvement Project (Phase I)

$2.5 M $4.8 M $2.3 M SCDOT

Allocation Projects $11.0 M $11.0 M
Total High Priority Local Projects $33.5 M $84.7 M $149.7 M $31.5 M
Grand Total $77.0 M $42.0 M $142.0 M $1,197.3 M $936.3 M

Source: Charleston County Transportation Development Department, 2014.
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Other Transportation Initiatives

Mark Clark Expressway
In 2006 and 2012, the South Carolina State Infrastructure 
Bank (SIB) voted to commit a total of $556 million of ad-
ditional funding to Charleston County for the completion 
of I-526 (Mark Clark Expressway).  Of the $556 million, 
the SIB awarded the County $99 million for preliminary 
design, environmental impact studies, engineering, and 
right-of-way acquisition. The SIB made a commitment to 
fund the Mark Clark Expressway’s complete construction, 
from its current terminus at US Highway 17 South to the 
James Island Connector, as funding becomes available to 
the Bank. Charleston County Council directed the County’s 
greenbelt consultant to conduct a study of the likely impacts 
of the proposed I-526 Mark Clark Expressway on the com-
munity of Johns Island.  

The study, called the Mark Clark Community Impact 
Assessment, found that Johns Island will experience signifi-
cant increases in the number of households and residential 
serving uses in the years ahead.  Although regional growth 
patterns will bring more people to Johns Island with or 
without the Mark Clark, the completion of this road could 
shift land and development patterns in the region.  

More growth occurs in areas with improved interstate 
access at the expense of other parts of the region; therefore, 
Johns Island can expect to capture a higher share of future 
regional growth than communities without enhanced in-
terstate connections.  An accelerated rate of development 
and change poses physical, social, and economic challenges 
for any community.  The study also included recommen-
dations to preserve the qualities most valued by commu-
nity stakeholders and to lessen the impacts of development 
and land use and socioeconomic change resulting from the 
Mark Clark such as community design of corridors, green 
infrastructure, customized rural development standards, 
community design of interchanges, and promoting oppor-
tunities for affordable housing.  

Widening of Maybank Highway
As noted above, the widening of Maybank Highway on 

Johns Island, from the Stono River Bridge to Main Road, is 
a project that is recommended for funding through the Half 
Cent Sales Tax. This project was included as part of the 2004 
bond referendum for the Half Cent Sales Tax.  In June of 
2007, the City of Charleston conducted a community plan-
ning effort for the area of Johns Island within the Urban 
Growth Boundary.  The transportation objectives for the 
Maybank Highway Corridor that resulted from this effort 
were vastly different than the widening project included in 
the 2004 referendum.  

Charleston County Council subsequently directed 
County staff to coordinate with the City of Charleston staff 
to evaluate the merits of both transportation improvement 
plans for the Maybank Highway Corridor to determine the 
most feasible route.  Council also directed staff to include 
coordination of land use and transportation in the resulting 
study in order to ensure that the recommended transporta-
tion alternative does not negatively impact land use in the 
Corridor. 

Commuter Rail 
Commuter rail transit systems are short-distance transpor-
tation modes that primarily serve persons traveling to and 
from employment centers; therefore, ridership is generally 
confined to the morning and evening peak hours.  These 
systems are often used to provide transportation choices, 
mitigate air quality impacts, effectuate urban form, or re-
lieve overcrowded highways during peak travel times.  

In response to increasing traffic congestion in the I-26 
corridor, the BCDCOG, in partnership with CARTA, ex-
amined the potential success of a commuter rail system in 
the Charleston Metropolitan Area Commuter Rail Feasibility 
Study, completed in 2006.  This study was an update of a 1990 
study entitled Study of Potential Commuter Rail Services in 
the Charleston Urban Area.  The 1990 study found that it was 
not appropriate for the Metropolitan Charleston Area to 
support a commuter rail project at that time; however, the 
study recommended that the potential for future commuter 
rail projects be revisited by the year 2000.  The population 
increases and growth of the urban area since 1990 provides 
evidence that the region is ripe for a transit option that fo-

cus on commuters.   
The 2006 study focused on a 22 mile corridor, the 

Norfolk Southern Line from the Charleston Peninsula to 
Summerville, running parallel to I-26.  Capital costs for 
this project were estimated to be a total of $45.8 million, 
with $27 million for fixed facilities and $18.8 million for 
equipment. These estimates did not include the cost of 
land acquisition, demolition, utility modifications, cor-
ridor clean-up, or track reconstruction.  The study esti-
mated annual operating costs to be approximately $3.96 
million with operating revenue, based on estimated rid-
ership levels, to be $2.55 million, making the operating 
deficit $1.41 million.

Past studies coupled with continual population 
growth have indicated to regional leaders that a need  ex-
ists for enhanced transit to alleviate traffic demands on 
the I-26 corridor.  To obtain financial assistance from the 
Federal Transit Administration (FTA) in constructing a 
Fixed Guideway system (such as commuter rail), FTA 
requires detailed analyses of current and projected de-
mand, based on current and projected populations with-
in a defined service area, and various transit mode al-
ternatives that could potentially serve the corridor.  The 
region’s Metropolitan Planning Organization (MPO), 
Charleston Area Transportation Study (CHATS), initiat-
ed a Fixed Guideway Analysis for the I-26 corridor under 
a previous federal transportation bill.  Referred to as an 
Alternatives Analysis, FTA had a predefined methodol-
ogy and submission requirements for conducting these 
analyses.  With transition to a new federal transportation 
bill (MAP-21), concurrent with the region’s submission 
to FTA to initiate the project, the requirements for such 
the defined Alternatives Analysis were integrated into a 
later stage of the project development process.

Working with FTA, a subcommittee of CHATS is now 
moving forward with performing an in-depth analysis of 
current transit service options, current and projected 
demands for public transportation within the corridor, 
potential alignments and transit modes to meet those 
demands, and a preliminary fiscal assessment to deter-
mine a locally preferred alternative for establishing a 
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Fixed Guideway system along the corridor.  The study is 
expected to be completed by June 20152.

Future development can have a direct impact on the 
success of a commuter rail service.  Creating an urban 
form that supports transit service should be pursued in 
conjunction with the municipalities of Charleston County.  
Transit Oriented Development (TOD) is designed to max-
imize access by transit and non-motorized transportation, 
with other features, to encourage transit ridership. TOD 
does more than simply shift car trips to transit; it also in-
creases accessibility and transportation options through 
land use clustering and the mix of residential and com-
mercial facilities.  It reduces the need for automobile use 
and parking. By reducing the distance required for car 
trips, it encourages walking and cycling, and allows some 
households to reduce their car ownership, which together 
can result in large reductions in vehicle travel.  TOD strat-
egies address how development on a “greenfield” site can 
be adjusted to incorporate transit strategies early on, and 
continue to be transit-accessible as the community grows.

Rail
Rail transport is an important component in the move-
ment of freight in the region.  Highway facilities are ca-
pacity constrained and coupled with limited funding for 
improvement, rail transport shows the potential to allevi-
ate the demand on the entire transportation network.  A 
multi-modal approach to the movement of goods and peo-

2  BCDCOG, 2014

ple will be necessary to accommodate the growth in trans-
portation demand.

To serve passenger transportation, an inter-modal trans-
portation facility was originally planned for the intersection 
of West Montague Avenue and Dorchester Road in North 
Charleston; however, CARTA requested to relocate the in-
ter-modal facility to the current AMTRAK site on Rivers 
Avenue and the Federal Transit Administration (FTA) ap-
proved the relocation.  CARTA intends to sell the original 
site located at the intersection of West Montague Road and 
Dorchester Road.  Proceeds from the sale, along with FTA 
funding, will enable a new inter-modal transportation center 
to be constructed for $14.5 million.  The inter-modal facility 
is scheduled to be constructed by the fall of 2016.  The facil-
ity is planned to be interconnected with AMTRAK, CARTA, 
Greyhound/Southeastern Stages Bus Lines, and taxi-ground 
transportation services2. Updates on this ongoing project 
can be found by contacting the BCDCOG. 

Airports
Charleston County contains three airports including 
the Charleston International Airport located in North 
Charleston, the Charleston Executive Airport located on 
Johns Island, and the Mount Pleasant Regional Airport lo-
cated in Mount Pleasant.  

Charleston International Airport 
The Charleston International Airport terminal complex 
includes approximately 270,000 square feet.    In 2013, 1.5 

million passengers enplaned and 1.4 million deplaned. 
Freight traffic increased in 2013 to 12.1 million pounds en-
planed and 28.4 million pounds deplaned at Charleston 
International Airport.

Million Air, a new facility that opened in August 2007, 
is incorporated within the Charleston International 
Airport and the Air Force Base (AFB).  Million Air in-
cludes a 22,000 square foot hangar and provides such 
services as luxury rental cars and limousine and catering 
services. It serves both private and corporate aircraft as 
well as charters.

Since 2011 when Boeing completed their facilities lo-
cated in North Charleston, the Charleston International 
Airport has increased in service and significance to the 
local economy.  The addition of Southwest Airlines and 
JetBlue Airlines led to increased passenger service.  The 
expansion of aerospace industries has also been success-
ful, partly due to the success of this local airport.

Charleston Executive Airport
The Charleston Executive Airport is located on the east-
ern edge of Johns Island next to the Stono River.  The 
majority of the air traffic, 50 percent, is local general avi-
ation.  Approximately 41 percent is transient general avi-
ation, five percent is military, and four percent is air taxi 
aviation.  Between January 2012 and December 2012, the 
airport saw approximately 151 daily aircraft operations.

A new General Aviation Terminal was opened in 
May 2007 under the Atlantic Aviation banner, which is a 

Passenger airlines available at the Charleston International Airport in 2014.
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modern 5,900 square foot facility and includes additional 
ramp parking for aircraft.

Mount Pleasant Regional Airport
The Mount Pleasant Regional Airport is located in the 
Town of Mount Pleasant.  The majority of the air traf-
fic at this airport, 60 percent, is local general aviation.  
Approximately 36 percent is transient general aviation, 
three percent is air taxi, and less than one percent is 
military air traffic. Between January 2007 and December 
2007, the airport saw approximately eighty daily aircraft 
operations.  An addition completed in 2009 added 2,400 
square feet in support of general aviation activities.

Joint Base Charleston
A Joint Land Use Study (JLUS) was initiated in December 
2006 and completed in 2008.  The study goals and ob-
jectives are to encourage cooperative land use planning 
between the Charleston Air Force Base (AFB) – Naval 
Weapons Station (NWS) Charleston, which together form 
Joint Base Charleston, and the surrounding communities 
within the Berkeley-Charleston-Dorchester region to en-
sure future civilian growth and development is compatible 
with the operational mission objectives of these installa-
tions and to seek ways to reduce the operational impacts 
on adjacent civilian land.  The 2008 JLUS provides an 
overview of existing land use issues and reviews relations 
between the military operations and civilian growth sur-
rounding Joint Base Charleston.  It also provides recom-
mendations such as a Transfer of Development Rights 
Program (TDR), zoning overlay districts, land acquisi-
tion programs, noise and sound abatement measures and 
real estate disclosures. In the fall of 2013, the BCDCOG 
began implementing tasks from the 2008 JLUS includ-
ing a TDR Feasibility Study and Maritime Traffic Study.  
The BCDCOG is also drafting model ordinances for an 
Air Installation Compatible Use Zone (AICUZ) Overlay 
Zoning District and Sound Attenuation and Noise 
Abatement Standards.  A Communications Plan will also 

be established to enhance coordination among the 
many jurisdictions.

Ports
The South Carolina State Ports Authority (SCSPA) 
owns and operates five marine terminals in the 
Port of Charleston: Union Pier, Wando Welch 
Terminal, North Charleston Terminal, Columbus 
Street Terminal, and Veterans Terminal.  The Wando 
Welch Terminal is the only terminal located in unin-
corporated Charleston County.  In 2013, the Port of 
Charleston handled approximately 1.56 million twen-
ty-foot equivalent units (TEUs).  The SCSPA has an 
approximate capacity of 2.6 million TEUs at its three 
existing container facilities, encompassing 450 acres 
of land designated for container operations.  Union 
Pier, Columbus Street, and Veterans Terminals han-
dle non-containerized cargoes such as vehicles and 
breakbulk goods.

Currently, the SCSPA is developing a new con-
tainer facility at the former Navy Base.  Permitted in 
April 2007, the new facility is proposed to have a ca-
pacity of 1.4 million TEUs, increasing the Port’s con-
tainer capacity by about 50 percent.  Extensive site 
preparation to stabilize the expansion site began in 
late 2007 and construction of the storage yard and 
berth was projected to begin around 2010.  Phase I 
of the new terminal, which encompasses 170 acres, 
is expected to open by 2014.  An SCDOT access road 
is proposed for ingress/egress between I-26 and this 
Terminal with funding from the State Infrastructure 
Bank.

Aside from the public marine terminals operated 
by the SCSPA, there are several private terminals in 
the Port of Charleston that handle commodities such 
as bulk coal and fuel. 
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3.7.3: TRANSPORTATION ELEMENT GOAL

A transportation system that is 
coordinated with land use patterns, 
community character, and promotes 
alternative ways to move people 
and goods with an acceptable level 
of service that supports economic 
development and maintains a high 
quality of life. 

Transportation Element Needs
Transportation Element needs include, but are not 
limited to, the following;
•	Tying transportation with the strategies of housing, 

economic development, and land use;

•	 Encouraging transportation options such as public 
transit and pedestrian and bicycle systems;

•	 Improving the efficiency of the existing and planned 
transportation system, with particular attention to 
connectivity and evacuation planning; and

•	 Ensuring that transportation planning is a coordi-
nated effort of all jurisdictions.

3.7.4: TRANSPORTATION ELEMENT STRATEGIES 
AND TIME FRAMES   

The County should undertake the following action 
strategies to support the transportation Goal and the 
Vision for this Plan. These implementation strategies 
will be reviewed a minimum of every five years and 
updated every ten years from the date of adoption of 
this Plan.

T 1.	 Administer and implement the approved 
roadway improvements detailed in Charleston 
County Ordinance No. 1324, the Charleston 
County Half Cent Sales Tax Referendum, 
adopted in 2004. 

T 2.	 Continue to require traffic impact studies 
consistent with the Zoning and Land 
Development Regulations Ordinance.

T 3.	 Adopt and administer standards requiring 
provision of adequate transportation 
infrastructure including but not limited to:

•	 Connecting existing sidewalk and bicycle 
facilities to proposed road facilities;

•	 Adding turn lanes at driveways and 
intersections;

•	 Installing traffic signals; and 

•	 Widening roads and bridges.

	 These types of proposed improvements should 
be made in accordance with the appropriate 
transportation agency based on traffic impact 
studies and should be made as a condition of 
approval for all proposed developments, zoning 
changes, or special use approvals. Incentives 
or fee-based programs should also be used to 
promote transportation improvements.

 T 4.	 Create and adopt a major thoroughfare 
plan including functional classifications as 
defined by the South Carolina Department of 
Transportation (SCDOT) and the Charleston 
County Zoning and Land Development 
Regulations Ordinance and identify planned 
right-of-way to be set aside for future roadways, 
sidewalks, and bicycle paths. The Zoning and 
Land Development Regulations Ordinance 
should provide incentives to  dedicate 
thoroughfares during the development 
approval process.

T 5.	 Create and adopt a set of access management 
standards to regulate levels of access depending 
on the function of the roadway.

T 6.	 Adopt “Complete Streets” policies for publicly 
owned and maintained streets, which are 
transportation policies that incorporate 
aesthetics as well as alternative modes of 
transportation such as bike lanes, sidewalks 
and mass transit into the transportation 
system.

T 7.	 Preserve future transportation corridors and 
other rights-of-way to reduce future acquisition 
costs.

T 8.	 Coordinate with all communities throughout 
the County to develop traffic impact studies. 

Note: The 2006 Charleston County 
Comprehensive  Transportation 
Plan is incorporated into this 
Comprehensive Plan. 
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T 9.	 Mandate that adequate transportation 
infrastructure be in place prior to, or 
concurrent with, additional development. 

T 10.	 Coordinate transportation strategies with 
growth management and land use strategies.

T 11.	 Promote increased traffic safety along roadways 
including but not limited to separation of 
pedestrian and bicycle traffic from motorized 
traffic, intersection improvements, access 
management plans such as curb cuts, and lower 
speed limits.

T 12.	 Support and participate in Metropolitan 
Planning Organization functions, as designated 
by the Federal Highway Administration and 
SCDOT.  

T 13.	 Continue to monitor the status of population 
evacuation for emergency preparedness for 
natural or man made disasters.

T 14.	 Continue to identify additional ways of 
financing transportation improvements 
including the Transportation Half-Cent Sales 
Tax Program and public/private partnerships.

T 15.	 Support the functions of the Charleston 
County Transportation Committee (CTC).

T 16.	 Promote multi-transit opportunities 
including the improvements at the Charleston 
International Airport/Air Force Base, State 
Ports Authority, and  maintaining the 
Intracoastal Waterway.

T 17.	 Support initiatives and plans to expand and 
enhance public transportation networks in 
the Urban/Suburban Area, as this will benefit 
residents by possibly decreasing transportation 
costs and providing more transportation 
options.

T 18. 	 Promote a transportation network and systems 
that contribute to a sustainable development 
pattern for long-term success of Charleston 
County. 

T 19.	 Base transportation plan approvals on 
the projected capacity of various types of 
transportation facilities to accommodate 
development of a mix of land uses over time in 
response to market conditions.

T 20.	 Adopt innovative planning and zoning 
techniques such as Form-Based Zoning District 
regulations to encourage flexible street design 
that is context-sensitive and reflects adjacent 
land uses.

T 21.   Support the comprehensive trails plan 
developed by the Charleston County Park 
and Recreation Commission (CCPRC), to be 
implemented through the Charleston County 
Transportation Development Department, 
and recognize that some municipalities have 
developed their own bike and pedestrian plans 
to be implemented through coordination with 
the County’s Transportation Development 
Department.

T 22.  Encourage pedestrian and bike access be 
incorporated on all public roadways, including 
bridges, and explore potential funding sources 
for additional pedestrian and bike access 
projects.

T 23.  Coordinate with the City of Charleston, 
Dorchester County, Town of Summerville, and 
the SC Department of Transportation on the 
potential extension of the Glenn McConnell 
Parkway.

3.7.4: TRANSPORTATION ELEMENT STRATEGIES AND TIME FRAMES  CONTINUED
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Chapter 3.8 Community Facilities Element

3.8.1: OVERVIEW

The County includes community facilities as a com-
ponent of the Comprehensive Plan to ensure that land 
use planning is balanced with the availability of public 
services and infrastructure.  Coordinating land use de-
cisions with the provision of public facilities and ser-
vices protects the quality of life for existing residents 
and ensures the ability to provide for future residents.  
There are many agencies involved in the provision of 
public facilities and services making interjurisdiction-
al coordination a key component in managing them.  
Additional information on coordination efforts to en-
sure efficient provision of public services can be found 
in Chapter 3.7, Transportation Element, as well as in 
Chapter 3.9, Priority Investment, Implementation, and 
Coordination Element. 

Purpose and Intent
The strategies contained in this Element are intended 
to ensure that essential facilities and services necessary 
for the growth, development, or redevelopment of the 
County are provided.  They are also meant to ensure 
coordination with the various providers of public 
facilities and services, including, but not limited to:

•	Water and sewer service, such as Charleston Water 
Systems, Mount Pleasant Water Works, and North 
Charleston Public Service District;

•	 Parks and recreation, such as the Charleston County 
Park and Recreation Commission;

•	 Fire departments, such as the St. Johns Fire 
Department;

•	Consolidated 9-1-1 Center;

•	 Public safety services including Emergency Medical 
Services (EMS), the Charleston County Sheriff ’s 
Office, and the Charleston County Emergency 
Management Department;

•	 Solid waste collection and disposal;

•	 School District;

•	 Public libraries and other cultural facilities; and

•	Government facilities.

3.8.2: BACKGROUND AND INVENTORY OF EX-
ISTING CONDITIONS

Numerous agencies are involved in the provision of 
public facilities and services.  Many of these agencies 
are outside the purview of Charleston County requir-
ing interjurisdictional agreements to ensure the co-
ordinated provision of public facilities and services. 
While this Plan can establish general strategies for the 
County to follow, the actual provision of most services 
and facilities is managed by outside agencies.  

Water Supply
Charleston County is not a water service provider.  
Water service is provided by various agencies including, 
but not limited to Charleston Water Systems, Mount 
Pleasant Water Works, St. Johns Water Company, 
Kiawah Island Utility, Seabrook Island, Isle of Palms 
Water and Sewer, Sullivan’s Island, Lincolnville, and 
Dewees Island.  Each provider has a specific service 
area.  Residents in areas located within water service 
areas where water lines do not exist or in areas located 
outside of service areas rely on wells to provide water 
supply. Areas within service areas generally have mod-
erate residential densities while the Rural Area where 
service is not available is recommended for agricul-
tural, natural, and very low density residential to make 
on-site wells a practical approach to potable water.  See 
Map 3.8.1. for Water Service Areas. 

Wastewater
Charleston County does not provide wastewater treat-
ment services.  Wastewater treatment service provid-
ers within the County include, but are not limited 
to, Charleston Water Systems, Mount Pleasant Water 
Works, North Charleston Public Service District, 
James Island Public Service District, Kiawah Island 
Utility, Seabrook Island, Sullivan’s Island, Isle of Palms, 
and Dewees Island.  Individual on-site wastewater dis-
posal systems are in use throughout much of the Rural 
Area and in some of the Urban/Suburban Area where 
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Map 3.8.1: Water Service Areas

Francis Marion Forest

Bulls Bay

Cape Romain

At
lan

tic
 O

cea
n

Be
rk

ele
y C

ou
nt

y

Dorchester County

Colle
ton Coun

ty

TOWN OF EDISTO BEACH

")165

")162
")174

M
AI

N
 R

O
A

D

MAYBANK HIGHWAY

BOHICKET ROAD

RIVER ROAD

RIVER ROAD

ASHLEY RIVER ROAD

DORCHESTER ROAD

")61

")642

")52

")20

")700

")171

")78

")7

")17

")703

")517

")41

")17

")584

")45

STEED CREEK ROAD

")17

")174

")700

CITY OF CHARLESTON

TOWN OF MT PLEASANT

CITY OF NORTH CHARLESTON

TOWN OF MEGGETT

TOWN OF HOLLYWOOD

TOWN OF RAVENEL

TOWN OF KIAWAH ISLAND

CITY OF FOLLY BEACH

TOWN OF AWENDAW

TOWN OF SEABROOK ISLAND

CITY OF ISLE OF PALMS

TOWN OF SULLIVANS ISLAND

TOWN OF JAMES ISLAND

TOWN OF MCCLELLANVILLE

TOWN OF LINCOLNVILLE

TOWN OF SUMMERVILLE

TOWN OF ROCKVILLE

§̈¦526

§̈¦526

§̈¦26

®
0 3 61.5

Miles

Legend
Urban Growth Boundary

Water Service Jurisdiction

Berkeley County WSA

Charleston Water System

City of Goose Creek

Dorchester County Public Works

Isle of Palms

Mount Pleasant Waterworks

St Johns Water Company

Summerville CPW

Town of Folly Beach

Town of Sullivan's Island

Incorporated Areas



Chapter 3.8 Community Facilities Element 123

centralized wastewater treatment is not available.  
SCDHEC is responsible for permitting individual on-
site wastewater disposal systems.  

The Section 208 Water Quality Management 
Plan (WQM Plan), administered by the Berkeley-
Charleston-Dorchester Council of Governments 
(BCDCOG), guides the provision of wastewater treat-
ment services by various agencies within the Berkeley-
Charleston-Dorchester Region.  The goal of the WQM 
Plan is to preserve and enhance water quality and to 
meet the water quality requirements of the Federal 
Clean Water Act and the South Carolina Pollution 
Control Act.

Designated Management Agencies assist the 
BCDCOG with managing and carrying out the provi-
sions of the WQM Plan.  There are several Designated 
Management Agencies within the Region, including 
Charleston County.  See Map 3.8.2. for Wastewater/
Sewer Service Areas.  

Environmental Management
The Charleston County Environmental Management 
Department provides solid waste disposal and re-
cycling services to all residents (incorporated and 
unincorporated areas) of Charleston County.  The 
Environmental Management Department’s responsi-
bilities encompass solid waste collection, processing, 
disposal, and recycling in order to provide citizens 
with a clean and healthy environment in which to live.  
Services include municipal solid waste (MSW) dis-
posal, construction and demolition debris (C&D) dis-
posal, and composting at the Bees Ferry Landfill.  The 
Bees Ferry Landfill tract’s continued use as a public 
solid waste landfill without “use-specific conditions” 
is consistent with the Comprehensive Plan and the 
Zoning and Land Development Regulations  Ordinance.  
Other services include waste-to-energy, curb-side 
recycling, drop-site recycling, convenience centers, 
metals and white goods recycling, tire recycling, ma-

terials recovery facility, household hazardous waste, 
enforcement of litter codes, and public education. The 
Environmental Management Department operates 
in accordance with a long-range solid waste plan to 
identify how to best serve the citizens of Charleston 
County through the year 2030. The Environmental 
Management Department focuses on public outreach 
and education regarding recycling, composting, and 
disposing of solid waste in proper ways that do not 
harm the environment.

Public Safety Services

Fire Protection
Fourteen fire departments, as shown on Map 3.8.3: 
Fire Service Districts, provide fire protection servic-
es to the residents of Charleston County.  One (St. 
Andrews) serves only unincorporated areas of the 
County. Four (James Island PSD, St. John’s, St. Paul’s 
and Awendaw Consolidated Fire District) are fire dis-
tricts that serve a combination of municipalities and 
unincorporated areas.  Two (North Charleston and 
Mount Pleasant) are municipal fire departments that 
have service agreements with Charleston County to 
provide fire protection to nearby unincorporated ar-
eas.  Charleston, Lincolnville, Isle of Palms, Sullivans 
Island, and Dewees Island serve only the municipality 
in which they are located.  The Joint Base Charleston 
has its own fire department which is federally main-
tained.  One (C&B) is a volunteer department serving 
unincorporated areas of Charleston County located 
north of Ladson Road (as well as some unincorporated 
areas in Berkeley County). 

The City of Charleston, the Joint Base Charleston, 
the City of North Charleston, the St. Johns, and the St. 
Andrews fire departments are staffed by paid firefight-
ers.  The C&B Volunteer Fire Department is staffed 
only by volunteers.  The remaining eight departments 
have both paid and volunteer firefighters in differing 
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Map 3.8.2: Wastewater/Sewer Service Areas
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ratios, with the majority of these fire departments rely-
ing almost exclusively on paid firefighters.

The standards by which fire protection services are 
evaluated are a function of the distances between fire 
stations and structures served, water availability, and 
the numbers and types of fire fighting equipment, fire 
stations, and personnel.  The most widely used indi-
cator of a fire department’s ability to provide fire pro-
tection services is its rating assigned by the Insurance 
Services Organization (ISO).  The lower the ISO rating 
the higher the level of protection and the lower the fire 
insurance premiums for insured properties within the 
service area.

Emergency Medical Services
Charleston County Emergency Medical Services (EMS) 
provides emergency medical assistance to residents of 
the urban and rural communities of Charleston County, 
including both incorporated and unincorporated areas.  
Its mission is to provide pre-hospital, advance life sup-
port, and paramedic services to residents and visitors.  
Services are administered from EMS Headquarters 
in North Charleston where the EMS Director main-
tains offices and directs administrative functions, and 
dispatching operations occur at the Consolidated 9-1-
1 Center on Palmetto Commerce Parkway in North 
Charleston.  A board certified emergency medical phy-
sician directs the medical aspects of the services, and 
a professional staff of emergency medical dispatch cer-
tified dispatchers and emergency medical technicians 
perform the services.  Emergency medical services are 
decentralized, provided by medic units located in 14 
EMS districts.  Eight of the EMS districts are classified 
as urban and six of the EMS districts are classified as 
rural.

Charleston County EMS utilizes nationally recog-
nized goals for response time in order to assess its ser-
vice delivery, as well as to routinely evaluate the need for 
upgrading or re-distributing facilities, equipment, and 

personnel. Response time goals adopted by Charleston 
County EMS are as follows:

In Urban/Suburban Area
•	Acceptable – Response time less than eight minutes 

80 percent of the time.
•	Marginal – Response time between eight and 15 min-

utes.
•	Unacceptable – Response time greater than 15 min-

utes.

In Rural Area
•	Acceptable – Response times less than 15 minutes 80 

percent of the time.
•	Marginal – Response time between 15 and 30 minutes.
•	Unacceptable – Response times greater than 30 min-

utes.

Charleston County EMS includes special units and 
programs including, but not limited to the Special 
Operations Emergency Medical Support Team, the 
Hazardous Materials (HazMat) Medical Support Team, 
the Tactical Emergency Medical Services Support 
Team, the Technical Emergency Medical Support Team, 
a Motorcycle Team, and a Bicycle Team. EMS locations 
are shown on Map 3.8.4: EMS Locations.

Law Enforcement
The Charleston County Sheriff ’s Office is the primary 
provider of law enforcement services for all unincorpo-
rated areas of the County.  As the Sheriff is the Chief 
Law Enforcement Officer in the County, the agency may 
provide services to citizens living within a municipality.  
These services may be delivered directly to the citizen in 
need, or indirectly in the form of support for the police 
department of the respective municipality.  The Sheriff ’s 
Office also maintains the County Detention Center, 
which is comprised of a jail facility for adults, a Juvenile 
Detention Center, and two post-conviction housing fa-
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Map 3.8.3: Fire Service Districts, 2014
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cilities for adults.  The agency is also responsible for all 
civil and criminal process issued by Magistrate Courts and 
courts of record, as well as prisoner transport, therapeu-
tic mental health transport, courtroom security, school 
crossing guards, and animal control.  The Sheriff ’s Office 
contains several units with specialized purposes and func-
tions, such as SWAT and K-9.  The Charleston County 
Detention Center, which was most recently expanded in 
May 2010, has a capacity for 1,917 inmates.  In 2014, the 
yearly average daily population was 1,266 inmates. 

Consolidated 9-1-1 Center
Provision of the public safety services discussed above in-
volves the coordinated efforts of many agencies.  Critical 
time can be lost when a citizen or visitor who has dialed 
9-1-1 is transferred and/or asked several times for the 
same information. Additionally, dependency on cellu-
lar phones and other communications devices continues 
to increase, impacting  the efficiency of operations of 
emergency communications centers.  Charleston County 
recognized the need to address these issues and success-
fully created a Consolidated 9-1-1 Center, which opened 
in spring 2013.  The Consolidated 9-1-1 Center is housed 
with the Emergency Operations Center (EOC) in a newly 
constructed facility in North Charleston.  The new facil-
ity is approximately 38,000 square feet and received the 
Leadership in Energy and Environmental Design (LEED) 
silver certification goal.  As of 2014, the Consolidated 9-1-1 
Center dispatches for:

•	 Charleston County Sheriff’s Office;
•	 Charleston County Emergency Medical 

Services;
•	 Charleston County Volunteer Rescue Squad;
•	 Awendaw Fire Department;
•	 City of Charleston Police and Fire 

Departments;
•	 Dewees Island Fire Department;
•	 Isle of Palms Police and Fire Departments;
•	 James Island Fire Department;

•	 Lincolnville Police and Fire Departments;
•	 Mount Pleasant Police and Fire Departments;
•	 St. Andrews Public Service District Fire 

Department;
•	 St. Johns Fire District;
•	 St. Pauls Fire Department; and
•	 Sullivan’s Island Police and Fire Departments.

Government Facilities
General operations of the Charleston County Government 
are based in numerous county-owned or leased facilities 
located throughout the County.  The County has expand-
ed these facilities to keep pace with growth and to provide 
its citizens with social, legal, health, and other necessary 
services. Currently, the inventory of Charleston County’s 
Real Property assets, which consists of facilities and land 
owned and leased by the County, includes 142 facilities 
totaling approximately 8 million square feet and approxi-
mately 1,600 acres of land.  This property is divided into 
19 sections based on function such as administration, boat 
landings, EMS stations, fire stations, fleet operations, pub-
lic works sites, tower sites, libraries, service centers, park-
ing, and vacant land/buildings/offices.

The Lonnie Hamilton III, Public Services Building 
is the County’s main administrative office building.  It 
houses the offices of the County Administrator, County 
Council, the Budget Office, the Controller, the Planning 
Department, the Building Services Department, 
the Human Resources Department, the Geographic 
Information Systems Department, and other County de-
partments.  The O.T. Wallace County Office Building and 
Annex, located in downtown Charleston, houses the main 
offices of the Assessor and the Treasurer, although repre-
sentatives from these departments are available to assist 
the public at the main County building.  Complimenting 
the County Office Building are two satellite service cen-
ters located in St. Paul’s (Ravenel) and East Cooper (Mt. 
Pleasant).  These centers offer residents access to county 
services at locations closer to home.  The Ravenel Service 

Center has been limited to the Magistrate’s Court 
and the EMS station.  Satellite offices of the Auditor, 
Treasurer, Planning Department, and Building Services 
Department no longer provide services at this location.  

The Judicial Center, located Downtown, is the 
County’s main judicial office building housing Circuit 
Judges, the Clerk of the Court, the Probate Court, Small 
Claims Court, the 9th Circuit Solicitor, the General 
Sessions Court, and State Probation and Parole Court 
Services.  Offices of the County Attorney as well as the 
Magistrate’s Summary Courts are located at the Lonnie 
Hamilton III site.  Magistrate’s Courts and Small Claims 
Court are dispersed at 14 locations throughout the 
County.

The Public Works Headquarters central office is lo-
cated at the Lonnie Hamilton III site; however, various 
support facilities are clustered along Azalea Drive in 
North Charleston.  These include various facilities that 
support fleet operations and mosquito control, and 
warehouse and storage facilities. In addition, the Public 
Works Department has six Public Works camps located 
in the following areas: Edisto Island, St. Paul’s, Johns 
Island, James Island, Ladson, and McClellanville.

The Department of Alcohol and Other Drug Abuse 
Services (DAODAS) is headquartered at the Charleston 
Center.  The various functions of DAODAS include 
Adult Residential Services, Community and Prevention 
Services, Criminal Justice Services, Detoxification 
Services, Women’s and Children’s Outpatient Services, 
and Youth Services.  Community-based outreach fa-
cilities are located throughout the County, the larger of 
which include the McClennan-Banks Ambulatory Care 
Center on Ashley Avenue, which is an extension of the 
Medical University of South Carolina (MUSC), and the 
DAODAS Sojourner Center for Women and Women’s 
Intensive Outpatient Center located on Hanover Street 
in Charleston.

The Charleston County Perimeter Center, located 
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Map 3.8.5: General County Managed Facilities, 2014
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on Bridge View Drive in North Charleston, includes the County’s General Services 
Department, the State Health Department, and the County Coroner’s facilities.

Other locations used for Charleston County government functions include:
•	Consolidated 9-1-1 Center and Emergency Management Department, located at 

the Emergency Operations Center (EOC), Palmetto Commerce Parkway;

•	Radio Communications and Telecommunications, Lonnie Hamilton III site;

•	North Charleston Housing Authority, Goodman Boulevard;

•	Charleston County Records Center, Leeds Avenue;

•	Offices of Veterans’ Affairs are located at The Chicora Center; and  

•	Offices of the Board of Election and Voter Registration, Headquarters Road.  
The locations of the Government Facilities are shown on Map 3.8.5: General County 
Managed Facilities. 

Emergency Preparedness
The Charleston County Emergency Management Department (EMD) is responsible 
for setting up measures that assist the public in the event of a natural or man-made 
disaster, providing land and water search operations, and recording hazardous 
materials in the community.  These measures include fire protection, educational 
services, and rescue operations.  The Emergency Management Department sets 
up the Emergency Operations Center (EOC) with other County departments and 
agencies.  Coordination with the various municipalities, adjacent counties, South 
Carolina Emergency Preparedness Division, and other agencies to ensure public 
safety in the event of a disaster also falls under the purview of EMD.

Public Libraries
The Charleston County Library is an independent authority established by the 
State of South Carolina Legislature to provide library services to the residents of 
Charleston County.  A Board of Trustees, appointed by County Council, directs the 
activities of the Library.  

The Charleston County Library System is organized to provide three tiers of ser-
vice, including a main library, regional branch libraries, and local branch libraries.  
Currently the County operates the new Main Library in downtown Charleston, five 
regional branch libraries, and ten local branch libraries.  In addition, the Charleston 
County Library operates one bookmobile that provides library services to the 
County.  

The Charleston County Main Library is the focus of the library system.  Its pri-

mary function is to act as the principal information center for Charleston County.  
As the hub of the system, information is distributed from the main library through-
out the community via the network of branch libraries.  The flow of information of 
a more specialized nature is from the main library through the regional branches to 
the local branches for distribution.  Both the regional branch libraries and the lo-
cal branch libraries serve the informational, educational, cultural, and recreational 
needs of the community in which they are located. Map 3.8.6 shows the library loca-
tions. 

As the County’s population has grown, the Charleston County Library has not 
necessarily kept pace in increasing its public services.  When compared to the public 
library standards adopted by the SC State Library, Charleston County Public Library 
failed to meet several standards.  This resulted in a thorough analysis of the existing 
libraries and services, which included surveying the public and gathering commu-
nity input.  The research was compiled, and a proposal, which calls for construc-
tion and renovation measures, was created to improve the overall operations of the 
Library.

In April 2013, the Charleston County Library board members, along with mem-
bers of Charleston County Council plus library and County staff, held a series of 
ten community meetings to introduce the new proposal to local residents and ask 
for feedback. The proposal calls for constructing four new buildings, renovating 12 
existing branches, and moving library support services out of the Main Library to 
free up that space for public use.  The estimated cost to construct, renovate, and relo-
cate the 17 buildings is $103.8 million.  In January 2014, Charleston County Council 
agreed to put the building referendum on the ballot in November 2014.  If approved 
by voters, officials estimate the four new libraries could open by late 2017 or early 
2018. The renovation of existing branches would be staggered, with most of it com-
pleted in 2018-2019.

Parks and Recreation Services
Established as a Special Purpose District in 1968, the Charleston County Park and 
Recreation Commission (PRC) has specific areas of responsibility defined by state 
legislation.  PRC’s area of responsibility encompasses the entire County, with the 
exception of Francis Marion National Forest, Capers Island, and Dewees Island.  Its 
mission is to improve the quality of life in Charleston County by offering a diverse 
system of park facilities, programs, and services.  In 1995, County Council increased 
the responsibilities of PRC by turning over responsibility for improving and manag-
ing the County’s public boat landings.

PRC’s operations are overseen by a seven-member board that is appointed 
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by the Governor upon the recommendation of the 
Charleston Legislative Delegation. PRC’s orienta-
tion is toward resource-based passive recreation with 
income-producing activities. Charleston County has 
established public policy that its mission with respect 
to parks is to provide special purpose facilities (such as 
beach and water access), and large regional parks, typi-
cally greater than 300 acres in size within reasonable 
accessibility of all County residents.  

It is a goal of the PRC to provide at least one County 
park within reasonable access of each population cen-
ter in the County.  The abundant waterways create 
physical barriers that in many cases greatly increase 
travel time from one area to another.  It is therefore 
important that all areas are provided with recreation 
facilities. It is also a goal to acquire undeveloped lands 
while they are still available, in order to preserve and 
protect the land for future generations.

PRC is involved in providing public recreation 
programs, primarily through its various County park 
facilities and through the Community Education 
Program.  PRC’s Recreation Division offers a variety of 
environmental education and interpretive programs, 
land- and water-based activities, special events, expe-
riential education, and park-related programs, most of 
which center around PRC’s various County parks.  

There are many other entities involved in the provi-
sion of or purchase of land for parks and recreation-
al areas including, but not limited to the Charleston 
County Greenbelt Program, the Town of Mount 
Pleasant, and the Cities of Charleston and North 
Charleston. Map 3.8.7 shows the parks and public boat 
landings in Charleston County.

Educational Facilities
Public educational facilities are the only education-
al facilities that fall under the purview of the South 
Carolina Department of Education and the Charleston 

County School District.  This section is broken down 
into two sections, one regarding public educational 
facilities and another regarding private educational 
facilities.  

In addition, information on schools in Charleston 
County that offer opportunities for continuing educa-
tion such as associate degrees, bachelor’s degrees, mas-
ter’s degrees and doctorates, is included.

Public Educational Facilities
Charleston County School District is divided into 
eight constituent districts educating a combined to-
tal of over 47,000 students in 46 elementary schools, 
13 middle schools, 14 high schools, four alternative 
schools, and eight charter schools.  There are also 53 
Childhood Development (CD)/Head Start facilities. 
The school facility locations are shown on Map 3.8.8.

A nine-member Board of Trustees governs the 
School District.  The Trustees are elected by the regis-
tered voters of the County for a four-year term of of-
fice.  Planning, decision-making, and policy are deter-
mined by the Board of Trustees.  The County School 
Superintendent is responsible for administrative man-
agement of the School District. 

The eight constituent districts are special districts 
that are responsible for a variety of administrative 
functions.  Each has its own elected board, known as 
the Constituent Area Board of Trustees.  These boards 
determine the attendance zones of individual schools, 
make decisions regarding discipline referrals, and gen-
erally make recommendations to the Board of Trustees 
relative to the individual districts.  

The overall mission of the School District includes 
public education excellence for kindergarten through 
12th grade.  However, the School District is offering 
some pre-kindergarten programs.  The School District 
provides early childhood education and is merging the 
Head Start Programs with pre-kindergarten education, 

which will provide a good opportunity for change in 
low-income areas. 

There is a high correlation between the standardized 
test scores and the socioeconomic status of the students 
attending the District’s schools.  The students living in 
the more affluent communities in the County have 
tested higher and the schools serving those communi-
ties have been rated Good-Excellent. Approximately 53 
percent of students attending District schools receive 
free or reduced price lunches, which indicates that they 
are from families earning below poverty level incomes. 
Additionally, the School District has seen an influx of 
students that speak Spanish as their primary language, 
especially on Johns Island, which increases the need 
for bilingual teachers. In the 2013-2014 academic year, 
the School District had nearly 3,000 English Language 
Learners, and eight percent of the entire student body 
was Hispanic.

The County School District’s strategic plan, 
Charleston Achieving Excellence, is focused on raising 
the academic performance of all schools and closing 
the achievement gap.

Historically, the District has seen a decrease in stu-
dents enrolled in public schools; however, in recent 
years, enrollment in the public school system has in-
creased.  The percentage of school-age children has 
declined over the County, as noted in the Population 
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Map 3.8.7: Charleston County Parks & Recreation Commission Parks and Public Boat Landings, 2014
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Element, is not uniform and some areas are experiencing a growing number of students.  
Furthermore, some growing areas are not located close to existing schools and require 
the District to seek new school sites.  Meanwhile, some Rural Area schools have extra 
capacity due to the declining school age population.  Opportunities exist for shared fa-
cilities in underutilized schools incorporating Sheriff ’s and EMS stations, administrative 
offices, and use of playgrounds as community recreation areas.  The School District is 
partners with the various municipal and county authorities to increase recreational op-
portunities for all County residents1.  

Private Educational Facilities
Private Educational Facilities are not regulated by the South Carolina Department of 
Education or by the Charleston County School District.  The South Carolina Independent 
School Association (SCISA) provides accreditation standards for private schools, al-
though private schools are not required to be accredited.  There are a total of 46 pri-
vate schools in Charleston County educating approximately 10,000 students.  Sixteen of 
these schools meet the accreditation criteria of the South Carolina Independent School 
Association (SCISA). 

SCISA Accreditation Standards 
An accredited independent elementary school must employ qualified (defined II, B) 
teachers and other necessary staff personnel, maintain a proper pupil-teacher ratio (de-
fined II, G) use a course of study appropriate to its pupils, adopt adequate textbooks ap-
proved by appropriate personnel or by a committee on standards representing the SCISA, 
provide adequate library services and adequate guidance services including annual use 
of nationally recognized tests to validate local evaluation and to determine proper place-
ment. 

An accredited independent secondary school must meet the minimum standards set 
by the SCISA. To be accredited, an independent secondary school must: 
•	 Employ a school administrator with at least a bachelor’s degree who does not teach 

more than two of the following: Two periods a day or coach two varsity athletic teams, 
or one of each. An assistant administrator, who teaches less than a full load, is required 
in schools over 250 students enrolled. 

•	 Employ teachers in grades K5 (hired after January 1994) through 12 whose academic 
training, experience, or combination of same, fully indicate the professional ability, 
insight, and enthusiasm necessary to complete classroom assignments satisfactorily. 
Each teacher in grades K5 through 12 must have a minimum of a state certificate and/
or bachelor’s degree.2  
Once accredited, the school is recognized as a corporate body and is inspected every 

1      Source: Charleston County School District. 2014.
2      Source: The South Carolina Independent School Association website. 

five years to maintain accreditation standards.  The school must also establish its code/
means of governing and maintaining conduct, which is overseen by SCISA.  Some of 
the SCISA schools in Charleston County include Addlestone Hebrew Academy, Ashley 
Hall, Northwood Academy, Charleston Collegiate School, Palmetto Christian Academy, 
Montessori School of Mt. Pleasant, and Trident Academy.  

Continuing Education
There are 26 schools in the tri-county region that offer continuing education opportuni-
ties.  This number includes schools that do not have main campuses located in Charleston 
County, but that do have branches or school programs located in Charleston County.  
Table 3.8.1 lists these schools, along with location information and brief descriptions. The 
table does not list all institutes of higher learning; however, it does include the instititu-
tions with the highest enrollments in the region.
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Table 3.8.1: Continuing Education Institutions
School Location Type of School Enrollment* Brief Description

Art Institute of Charleston Market Street, Downtown Charleston 4-Year, Private 700 A branch of the Art Institute of Atlanta, GA. 2- and 4-year. programs consist of Photography, 
Graphic Design and Interactive Media, Fashion and Retail Management, among others

Charleston School of Law Mary Street, Downtown Charleston Graduate, 
Private

700 Originated with the Forensic Club in 1825, is the oldest Law school in the South and effectively 
prepares students for the passing of the Bar as well as becoming positive civic leaders

Charleston Southern 
University

University Blvd, North Charleston 4-Year, Private 3,300 33 majors are available for study as well as an array of minor programs.  The school features 
masters programs in Business Administration, Criminal Justice and Education as well

The Citadel Moultrie Street, Downtown Charles-
ton

4-Year, Public 3,206 Consisting of nearly 3,300 students and 19 programs of study, civilian evening graduate/un-
dergraduate classes are available as well

Clemson Architecture 
Center, Charleston

20 Franklin Street, Downtown 
Charleston

4-Year, Public 22 3rd & 4th year Undergraduates can take Urban Design and Fabrication studios to learn to 
solve issues pending the Lowcountry.  Graduate Architecture students can study here during 
their M.Arch degree

Clemson Restoration 
Institution

1360 Truxtun Ave, North Charleston 4-Year, Public N/A Established in 2004, students study in six fields including Renewable Energy, Resilient Infra-
structure, among others, to create new technology that is both restorative and environmen-
tally efficient

The College of Charleston George Street, Downtown Charleston 4-Year, Public 11,466 Founded in 1770, now caters to nearly 10,000 students and 1,500 graduate students seeking a 
liberal arts education, 7 programs of study as well as 17 masters programs are available

ECPI College of 
Technology

Northside Drive, North Charleston 2-Year, Private 300 Associates and Diploma programs in Network Security, Electronics Engineering, Medical 
Administration as well as Medical Assistant are available programs of study

Limestone College Leeds Ave, North Charleston Evening, 
Private

120 Associates and Bachelors Degrees in Business Management/Administration, Liberal Studies, 
Social Work as well as an array of online classes are available for study

Lowcountry Graduate 
Center

International Blvd, North Charleston Graduate, 
Public

300 13 graduate programs administered in conjunction with The Citadel, The College of Charles-
ton, Medical University of South Carolina, Clemson and the University of South Carolina

Medical University of 
South Carolina

Ashley Ave, Downtown Charleston 4-Year, Public 2,593 Chartered in 1823, was the first medical school in the south, now caters to nearly 2,600 
students with its Colleges of Dental Medicine, Medicine, Graduate Studies, Health Professions, 
Nursing, and Pharmacy

Miller-Motte Technical 
College

Rivers Ave, North Charleston 2-Year, Public 667 9 degree or certificate programs are offered in fields such as, Cosmetology, Criminal Justice, 
Medical Assisting, Management-International Trade, among others

Springfield College, 
Charleston Campus

Belle Oaks Drive, North Charleston Weekend, 
Private

185 Masters and Bachelors degrees in Science, an Executive Masters Program in Human Services, 
and a YMCA Professional Directors Program for students working with the YMCA are available 
for study

Strayer University Wetland Crossing, North Charleston 2,4-Year, 
Private

N/A Undergraduate/graduate programs available for study such as Accounting, Business, General 
Studies, Health Services Administration, Information Systems, and Public Administration

Trident Technical College Rivers Ave, North Charleston 2-Year, Public 16,195 The main campus in conjunction with the Two Downtown branches, Palmer Campus and 
the Culinary Institute of Charleston, offer 2 and 4 year specialized programs to students in 12 
areas of study

Webster University International Blvd, North Charleston 2,4-Year, 
Private

400 Located off of International Blvd and the Air Force Base, graduate/undergraduate programs 
of study are offered in fields such as Behavioral and Social Sciences, Business Management, 
among others

*From the Charleston Regional Development Alliance, updated May 2013.
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3.8.3: COMMUNITY FACILITIES ELEMENT GOAL

Community facilities and services will be provided in a 
fiscally responsible manner with adequate levels of service 
and will be coordinated with surrounding jurisdictions and 
will be linked to land use planning and development decisions 
so that community facilities and services have capacity for 
expected growth and are in place when needed. 

Community Facilities Element Needs
Community Facilities Element needs include, but are not limited to, the following:
•	Continuing to evaluate and plan for additional community facilities and services;

•	Coordinating with the various service providers in the County; 

•	Creating a stronger link between capital improvements programming and land use 
planning;

•	Maintaining existing community facilities to ensure long-lasting, efficient use; and

•	 Encouraging the cost-effective provision of public facilities and services by promoting 
compact and mixed use development. 

3.8.4: COMMUNITY FACILITIES ELEMENT STRATEGIES AND TIME FRAMES

The County should undertake the following action strategies to support the Community 
Facility Goal and the Vision for this Plan. These implementation strategies will be re-
viewed a minimum of every five years and updated every ten years from the date of adop-
tion of this Plan.
 
CF 1.	 Ensure that new development contributes its fair share to the costs associated with 

growth with regard to community facilities and services. 

CF 2.	 Create a stronger link between capital improvements programming and land use 
planning. 

CF 3.	 Take the lead in establishing intergovernmental agreements for the provision of 
services to the residents of the County consistent with the land use and growth 
management strategies of this Plan.

CF 4.	 Support efforts to provide safe, high-quality, adequate supplies of potable water to 
meet the needs of present and future residents.

CF 5.	 Coordinate with the Berkeley-Charleston-Dorchester Council of Governments 
to carry out water quality planning responsibilities under Section 208 of the 
Clean Water Act designating the Rural Area to have primarily individual on-site 
wastewater disposal and the Urban/Suburban Area to have primarily public sewer 
service.  

CF 6.	 Any proposed community based wastewater treatment systems proposed for the 
Rural Area should be approved by County Council and should be publicly owned.

CF 7.	 Continue to implement the Charleston County Environmental Management 
Plan to provide for adequate collection, processing, disposal of solid waste ,and 
recycling efforts in an environmentally sound and economically feasible manner 
to meet the needs of present and future residents. Plan for new and expanded solid 

waste management facilities and changing technologies including coordinating 
with adjacent counties.

CF 8.	 Support coordination efforts to provide adequate fire protection to all residents 
and visitors of Charleston County through efforts of the Charleston County Fire 
Chiefs Association, and shared service agreements, and the Consolidated 9-1-1 
Center.

CF 9.	 Plan for and provide adequate emergency medical care to all residents and 
visitors of Charleston County as provided by Charleston County Emergency 
Medical Services and the Consolidated 9-1-1 Center.

CF 10.	Continue to support and provide quality public safety services to all residents 
and visitors of Charleston County.

CF 11.	 Continue to encourage efforts of the Charleston County School District to 
coordinate their facilities planning with land use planning.

CF 12.	Continue to support public library facilities and services throughout the County. 

CF 13.	Continue to provide government facilities to support County government 
functions and responsibilities.

CF 14.	Explore opportunities for sharing/consolidating government facilities and 
services to lower the cost to all residents.

CF 15.	Continue to coordinate and promote Countywide emergency preparedness to 
handle any emergency.

CF 16.	Continue efforts to provide parks and recreational facilities and services in 
coordination with the Charleston County Greenbelt Program and the Charleston 
County Park and Recreation Commission.  

CF 17.	 Maintain legislative mandates of the County such as judicial operations and 
property record maintenance. 
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CF 18.	Support efforts of fire departments to educate the public on the dangers of 
wildfires and the benefits of controlled burning in forested areas to reduce 
the chances of uncontrolled wildfires.  

CF 19.	Encourage alternative energy sources such as wind and solar energy 
systems, where appropriate.

CF 20.	Encourage public-private partnerships in infrastructure planning.

CF 21.	Adopt innovative planning and zoning techniques such as Form-Based 
Zoning District regulations to authorize coordinated and integrated 
infrastructure planning based on compact and mixed use land use patterns.

CF 22. As recommended in the Charleston Regional Hazard Mitigation Plan, 
prepare and adopt a county-wide Community Wildfire Protection 
Plan (CWPP) with the assistance of local and locally represented land 
management agencies and organizations and local hazard mitigation 
officials, including fire departments.

CF 23. Investigate programs such as Septic Maintenance Programs to protect 
water quality and provide clean and safe sewage systems to communities 
in the Rural Area.

3.8.4: COMMUNITY FACILITIES ELEMENT STRATEGIES AND TIME FRAMES  
CONTINUED
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Chapter 3.9 Priority Investment, Implementation, and Coordination Element

3.9.1: OVERVIEW

In 2007, the South Carolina Priority Investment Act (The Act) 
was passed by The General Assembly to address affordable 
housing and transportation issues and to create a formal pro-
cess for interjurisdictional coordination.  The Act requires 
two new elements be included in Comprehensive Plans, the 
Transportation Element and the Priority Investment Element.  
It also expands the Housing Element to require counties (1) 
to analyze regulatory barriers that may impede the provision 
of affordable housing; and (2) to utilize market-based incen-
tives to encourage development of affordable housing.  The 
primary intent of the Priority Investment Act is to better coor-
dinate the funding of necessary public facilities with available 
resources and adjacent jurisdictions through implementation 
strategies.  The significant challenge in meeting the require-
ments of The Act is the multi-jurisdictional nature of plan-
ning and public service provision in the County.  As detailed 
throughout this Plan, many jurisdictions and agencies are in-
volved in the provision of services and growth management 
in Charleston County.  The multitude of service entities oper-
ating in the County requires extensive coordination.  

Since its adoption in 1999, the Charleston County 
Comprehensive Plan has included an Intergovernmental 
Coordination Element with the goal of promoting regional 
cooperation and coordination in areas of mutual concern for 
Charleston County, internal municipalities, and its neigh-
bors.  The Intergovernmental Coordination Element has been 
expanded and included in this Plan update as the Priority 

Investment, Implementation, and Coordination 
Element.  The approach to priority investment in 
Charleston County includes: 

1.	Strategies for ongoing coordination with adjacent 
jurisdictions, service providers, and other agencies; 

2.	Four major implementation initiatives; and

3.	An implementation toolbox.

The four major initiatives for implementing this Plan 
prioritize the actions the County will take in an effort 
to coordinate land use, transportation, community fa-
cilities, and economic development.  The primary com-
ponents of these initiatives include the development 
of a Capital Improvements Plan and the coordinated 
provision of public services and facilities.  The Priority 
Investment, Implementation, and Coordination 
Element will be an ongoing annual endeavor directed 
by County Council with adequate resources.  As re-
sources permit, the implementation should include a 
work program for land planning/growth management 
projects with a focus on coordinating with appropri-
ate agencies and departments, strategies to consolidate 
services where appropriate, and maintenance strate-
gies for County-provided services that protect the 
general health, safety, and welfare of the public such 

as 9-1-1 dispatch, EMS, fire, sheriff, detention center, 
drainage, stormwater, roads, and mosquito abatement.  

Purpose and Intent
The Priority Investment, Implementation, and 
Coordination Element prioritizes the implementation 
actions for the County over the next ten years 
through strategies, implementation initiatives and 
an implementation toolbox.  This Element provides 
guidance for implementation of strategies contained 
in the other Plan Elements by analyzing the potential 
federal, state, and local funds available for public 
infrastructure and facilities during the next ten years 
and prioritizing projects recommended for that funding.  
The strategies and implementation measures contained 
in this element: identify service providers, organizations 
and municipalities with which the County should 
coordinate provision of services; reference elements of this 
Plan which identify locations for improvements to public 
facilities; support the prioritization of County funds; 
lay groundwork for intergovernmental coordination; 
and provide the implementation tools to accomplish the 
strategies of the Plan elements. 
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3.9.2: BACKGROUND AND INVENTORY OF EXISTING CONDITIONS
The elements of this Comprehensive Plan identify where and how growth in 
Charleston County should take place over the next ten years.  The strategies con-
tained in those elements are carried forward through the Priority Investment, 
Implementation, and Coordination Element.  The County intends to continue to 
maintain the public facilities and services that are in place today. Likely federal, 
state, and local funds available for public infrastructure and facilities during the next 
ten years include, but are not limited to:
•	The Charleston County General Fund;

•	The Half-Cent Sales Tax Transportation Program; 

•	The Half-Cent Sales Tax Greenbelt Program;

•	The Charleston County Grants Department (Community Development Block 
Grants); and

•	The Charleston Area Transportation Study (CHATS) Program. 
An example of projects recommended for expenditures of these funds are included 
in the Half-Cent Sales Tax Transportation Program and Greenbelt Program.

The strategies and implementation measures contained in this element are intend-
ed to work in concert with and support current County initiatives, such as the Half 
Cent Sales Tax Transportation Program, the Greenbelt Program, and Consolidated 
Dispatch to ensure that these efforts continue in the future.  Summaries of the main 
focuses of the other Plan elements are listed below.

1. Land Use Element
Contains specific recommendations on the location, type, form, and intensity of 
growth which should occur in the County and coordinates these recommendations 
with the Urban Growth Boundary which delineates the Urban/Suburban Area and 
the Rural Area of the County.  The Land Use Element contains specific guidelines for 
each of these areas which reference the provision of services appropriate to maintain 
and enhance their respective character.  The character of the Rural Area has been 
identified in this Plan as a unique and valuable resource in the County.  There are 
limited public facilities and services in the Rural Area.  Moreover, there is an expec-
tation that any new development will not negatively impact the rural character and 
will contribute its fair share to the costs associated with growth, such as provision of 
public facilities and services.  The Plan includes guidelines for preservation of agri-
cultural and rural landscapes, and makes it clear that roads and services should be of 
a high quality while maintaining and enhancing the rural character. Strategies and 
implementation measures for the Rural Area focus on improvement of quality with-

out significant expansion of capacity which may encourage more suburban style growth.  
Conversely, the Vision for this Plan encourages intensification and infill within the 

Urban/Suburban Area of the County.  This area of the County includes the highest levels 
of public facilities and services giving it the greatest potential to support future growth.  
The prioritization of investment in the Urban/Suburban Area should be focused on en-
suring that the capacity of roads, water and sewer service, public safety services, open 
space and recreational areas, and other community facilities meet the needs of the exist-
ing population and that appropriate levels of service are planned for future residents. 

2. Economic Development Element 
Includes strategies to balance business and employment growth with population growth.  

3. Natural Resources Element and Cultural Resources Element 
Focuses on strategies to preserve, protect, and enhance the County’s significant natural 
and cultural resources that contribute to the quality of life of its residents. 

4. Population Element 
Identifies demographic trends to help guide policy decisions that will meet the needs of 
current and future residents.  

5. Housing Element 
Includes strategies to ensure a sufficient supply of diverse,  safe, and affordable housing 
types.  

6. Transportation Element 
Identifies the locations and types of improvements planned for the County’s transpor-
tation systems for the next 20 years.  The Transportation Element also references the 
Comprehensive Transportation Plan completed by the Transportation Advisory Board in 
2006 which coordinates the recommended transportation improvements with the un-
derlying land use recommendations carried forward in this Plan and provides recom-
mendations for allocation of state and federal funding as well as the local Half Cent Sales 
Tax Program.  

7. Community Facilities Element 
Focuses on strategies to balance land use planning with the availability of public facilities 
and services.

8. Energy Element 
Identifies strategies to promote the use of alternative energy sources and energy conser-
vation measures that benefit our communities.



Chapter 3.9 Priority Investment, Implementation, and Coordination Element 141

3.9.3: PRIORITY INVESTMENT, IMPLEMENTATION, AND COORDINATION 
ELEMENT GOAL

Public infrastructure projects will be prioritized 
through coordination with adjacent and 
relevant jurisdictions and agencies. 

Priority Investment, Implementation, and Coordination Element Needs
Priority Investment, Implementation, and Coordination Element needs include, but 
are not limited to, the following:
•	 Interjurisdictional coordination;

•	Annual planning work program for implementation of this Plan;

•	Capital Improvements Programming, Fiscal Impact Assessment, and funding op-
tions; 

•	 Encouraging intensification and infill within the Urban/Suburban Area while 
maintaining the character of the Rural Area; and

•	Responding to changes by authorizing alternatives to conventional land use and 
development patterns.

3.9.4: PRIORITY INVESTMENT, IMPLEMENTATION, AND COORDINATION 
STRATEGIES AND TIME FRAMES

The Priority Investment, Implementation, and Coordination Element prioritizes 
the actions for the County over the next ten years.  The strategies contained in this 
Element together with the implementation initiatives that follow, are intended to lay 
the groundwork to meet the goals of this Plan.  All of the strategies contain elements 
of the implementation initiatives.  Those initiatives are explained in detail following 
the strategies listed below.  Some of the strategies come from other elements of this 
Plan to be carried forward through implementation actions described in this ele-
ment.  Other strategies are aimed at interjurisdictional coordination and coopera-
tion, which is another implementation action the County will take to meet the goals 
of this Comprehensive Plan.  Additional tools the County can use to carry out the 
strategies of this Plan are included in the implementation toolbox, which is located 
in the appendix to the Comprehensive Plan. These implementation strategies will be 
reviewed a minimum of every five years and updated every ten years from the date 
of adoption of this Plan.

PI 1.	 Prepare a Fiscal Impact Analysis to evaluate the cost of providing public 
services and infrastructure to serve new growth in the unincorporated 
County and across jurisdictions where the County is a major service 
provider. 

PI 2.	 Prepare and update a five to ten year Capital Improvement Plan that includes 
funding options and coordinates with the Land Use, Community Facilities,  
and Transportation Elements of the Comprehensive Plan.

PI 3.	 Review and update the Zoning and Land Development Regulations Ordinance 
to ensure these regulations reflect the recommendations of the Comprehensive 
Plan elements including but not limited to infill development within the 
Urban Growth Boundary, rural preservation, development quality, resource 
protection, housing affordability, and economic development. 

PI 4.	 Coordinate efforts to address specific planning issues involving Charleston 
County including, but not limited to:
•	 Consistent land use plans and architectural standards among adjacent 

jurisdictions;
•	 Consistent overlay zoning districts among adjacent jurisdictions; 
•	 Implementing the goals and strategies contained in the Berkeley-

Charleston-Dorchester Housing Needs Assessment; and
•	 Provision of transportation alternatives among jurisdictions.

PI 5.	 Seek agreements with water providers, Designated Wastewater Management 
Agencies, and agencies providing wastewater treatment that will:
•	 Establish service area limits in support of the regional land use pattern 

adopted in the Charleston County Comprehensive Plan; and
•	 Require that any wastewater treatment systems other than individual 

on-site systems in the Rural Area be approved by County Council as 
a Comprehensive Plan amendment and be approved by the BCDCOG 
as an amendment to the Section 208 Water Quality Management Plan.    
Wastewater treatment systems that are approved as part of Planned 
Development or Form-Based Zoning Districts, or Development 
Agreements do not require amendments to the Comprehensive Plan; 
however, they may require amendments to the 208 Water Quality 
Management Plan.  
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PI 6.	 Reinforce the location of the Urban Growth Boundary and the process and 
criteria to change its location through interjurisdictional coordination with 
the Cities of Charleston and North Charleston, the Town of Mount Pleasant, 
and other service providers in support of the this Plan.

PI 7.	 Continue the Comprehensive Plan implementation initiatives included in 
this Element and adopted by County Council.

PI 8.	 Continue to coordinate with municipalities in the County to achieve 
consensus on regional issues and strategies to address regional issues in an 
effort to ensure long-term consistency and compatibility between County 
and municipal plans.

PI 9.	 Continue regional coordination with Berkeley County, Dorchester County, 
and Colleton County to plan concurrently and compatibly, with particular 
attention to the regional implications of decisions regarding transportation 
system improvements, solid waste disposal, detention centers, and the 
extension of public sewer and water services.

PI 10.	 Advocate for coordinated public facilities and services necessary to support 
the regional land use pattern adopted in Charleston County.

PI 11.	 Continue coordinating with SCDOT and BCDCOG to enhance 
transportation planning in Charleston County, focused upon the following:
•	 Identification of roadway improvements in future updates of the 

CHATS Plan and the Five-Year Transportation Improvement Plan 
(TIP) that support the development pattern in the Charleston County 
Comprehensive Plan;

•	 Long-term planning for state highways that supports the goals of the 
Charleston County Comprehensive Plan;

•	 Design of state highways that supports the goals of the Charleston 
County Comprehensive Plan; and

•	 Funding implementation of the adopted CHATS Plan Actions to 
enhance transit use and funding implementation of the CHATS Long-
Range Public Transportation Plan.

PI 12.	 Continue Emergency Planning coordination with Berkeley County, 
Dorchester County, and the South Carolina Emergency Preparedness 
Division to adequately plan for natural and man-made disasters.

PI 13.	 Coordinate land use planning with the Charleston County School District.

PI 14.	 Continue efforts to develop a regional database sharing Geographic 
Information System (GIS) data among municipalities, counties, the 
BCDCOG, state and federal resource management agencies, and other 
relevant stakeholders.

PI 15.	 Provide for allowances in the Zoning and Land Development Regulations 
Ordinance for potential new energy and sustainability endeavors. 

PI 16.	 Encourage long-term public-private partnerships in land use, housing, 
economic development, and infrastructure planning.

PI 17.	 Adopt innovative planning and zoning techniques such as Form-Based 
Zoning District regulations to implement the Form-Based Zoning District 
strategies for each Element of this Comprehensive Plan.

PI 18.  Continue to work with the City of Charleston, residents, and stakeholders 
in the DuPont | Wappoo Community to execute the DuPont | Wappoo 
Memorandum of Understanding and implement the DuPont | Wappoo 
Community Plan, which is adopted as part of this Plan by reference.

PI 19. Continue to work with the residents and stakeholders in the Parkers Ferry 
community to implement the Parkers Ferry Community Plan, which is 
adopted as part of this Plan by reference.

3.9.5: IMPLEMENTATION INITIATIVES

The following are the four Major Implementation Initiatives for the County to 
carry out some of the strategies recommended in this Plan.  These specific work 
tasks should be reviewed annually and, based on available resources, the County 
Council should create an annual work plan for implementing the Comprehensive 
Plan through these initiatives.  These recommendations include the general tasks to 
be completed and an overview of what would be required. A full description includ-
ing case studies is included in the appendix document titled The Charleston County 
Comprehensive Plan Implementation Toolbox. The four initiatives are: 

A. Area Specific Strategic Planning;
B. Capital Facility Program, Fiscal Impact Analysis, and Funding Options;
C. Interjurisdictional Coordination; and
D. Rural Preservation.

		

3.9.4: PRIORITY INVESTMENT, IMPLEMENTATION, AND COORDINATION STRAT-
EGIES AND TIME FRAMES CONTINUED
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A. Area Specific Strategic Planning
The following tasks are a strategic component of a work plan to implement the 
Comprehensive Plan.  The prioritization is detailed for each action.  A Council-
directed work program for the Planning Department should be established annually 
based on available resources.

These tasks will help implement this Plan by coordinating land use with the 
provision of public facilities and transportation initiatives.  Many of them will re-
quire intergovernmental coordination to ensure development is consistent across 
jurisdictional lines.  They can also be used to further the land use, population, and 
housing goals of the County.  Future planning efforts should be approached to af-
firmatively answer as many of the following questions as possible:  
•	Does the proposed plan coordinate land use with the Urban Growth Boundary 

policies including Rural Preservation?

•	Does the proposed plan include mixed use centers?

•	Does the proposed plan encourage affordable and workforce housing?

•	Does the proposed plan promote sustainable development practices?

•	Does the proposed plan follow community form and quality standards?

•	Does the proposed plan integrate transitional standards?

Major Planning Efforts
The intent of the County in identifying major planning efforts is to establish a pro-
cess by which multi-jurisdictional agreements can be made to ensure coordinated 
land use planning and provision of public services.  To achieve coordination, the 
County may enlist a third party to facilitate the process, which would involve exten-
sive participation of the public. 

Table 3.9.1: Priority Recommendations for Major Planning Efforts
Area Recommended 

Time Frame*
Intergovernmental  
Coordination

Reinforce the location of the Urban Growth 
Boundary

1-2 Years City of Charleston, City of North 
Charleston, Town of Mount Pleas-
ant, and relevant service providers

Proposed Spring Grove Development (for-
merly East Edisto)

1-2 Years Towns of Hollywood, Meggett, 
and Ravenel

*Time frame conditional based on availability of adequate resources, to be directed and reviewed 
annually by County Council. 
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Urban Growth Boundary
As discussed in the Land Use Element, the Urban Growth Boundary is a growth 
management tool that is used by the County to create a regional approach to growth.  
For the Urban Growth Boundary to be effective, jurisdictions such as the Cities of 
Charleston and North Charleston, the Town of Mount Pleasant, and relevant service 
providers must collaborate regarding the location of the Urban Growth Boundary 
and the criteria and process to change its location.  

The City of North Charleston has not adopted an Urban Growth Boundary.  
Therefore, the Urban Growth Boundaries adopted by the City of Charleston, Town 
of Mount Pleasant, and Charleston County should be located in a coordinated 
manner.  During the 2013/2014 Five-Year Review of the County’s Plan, the County 
reviewed the location of its Urban Growth Boundary relative to the locations of 
those adopted by the City of Charleston and Town of Mount Pleasant.  The County’s 
Urban Growth Boundary was revised in specific locations to match those adopted 
by the other jurisdictions, as appropriate; however, there are still slight variations.  
These variations should be rectified and the necessary adjustments adopted by each 
jurisdiction.  The jurisdictions should also coordinate to draft and adopt the criteria 
and process to move the Urban Growth Boundary and approach service providers 
regarding provision of services such as public water and sewer outside the Urban 
Growth Boundary.

Proposed Spring Grove Development
The proposed Spring Grove development (formerly East Edisto) encompasses ap-
proximately 14,500 acres in western Charleston County, spanning from south of 
Savannah Highway almost to the County boundary.  For this property to be devel-
oped under the Development of County Significance provisions of this Plan and the 
Zoning and Land Development Regulations Ordinance, the following applications 
must be submitted to Charleston County for review and determination:
•	Development Agreement;

•	Development of County Significance;

•	 Comprehensive Plan Amendment; and

•	 Form-Based Zoning District (or other zoning map amendment application).

Urban/Suburban Area Review
 
Implementation of the Urban/Suburban Future Land Use Designation
The Land Use Element includes a new Urban/Suburban Future Land Use designa-
tion, Urban/Suburban Mixed Use, that takes the place of the former low and me-
dium/high density residential future land use designations.  The Urban/Suburban 

Mixed Use designation allows for mixed use, higher density development in the 
Urban/Suburban Area of the County where public infrastructure and services ex-
ist, implementing the County’s policy to direct growth to the Urban/Suburban 
Area.  This new future land use designation must be implemented in the Zoning 
and Land Development Regulations Ordinance.  Such implementation must be co-
ordinated with adjacent jurisdictions and may take the form of new zoning dis-
tricts that include new or revised density, intensity, and dimensional standards, as 
well as changes to the uses allowed in various Urban/Suburban Area zoning dis-
tricts.  The character of existing development should be taken into account when 
implementing this initiative.

Consistency Review
The map entitled “Special Planning Areas” (Map 3.1.3) identifies areas in the 
Urban/Suburban Area of Charleston County that require further study regard-
ing land use, zoning, and site design consistency with adjacent jurisdictions.  The 
recommended implementation strategy for these areas is to review the consistency 
between the existing land uses, future land use recommendations, and zoning of 
these properties and coordinate with adjacent jurisdictions, affected agencies, and 
the public to make any necessary adjustments.  This could result in amendments 
to the Comprehensive Plan and/or the Zoning and Land Development Regulations 
Ordinance. 

Table 3.9.2: Priority Recommendations for the Urban/Suburban Area review
Area Recommended Time Frame Intergovernmental 

Coordination

Implementation of the Urban/
Suburban Future Land Use 
Designation

1-2 Years All municipalities within the 
Urban Growth Boundary

Consistency Review 1-2 Years All applicable jurisdictions

Time frame conditional based on availability of adequate resources, to be directed and reviewed 
annually by County Council.

Rural Area Review

Table 3.9.3: Priority Recommendations for the Rural Area review
Area Recommended Time Frame Intergovernmental 

Coordination

Implementation of the Rural 
Residential Future Land Use 
Designation

1-2 Years City of Charleston and Town of 
Mount Pleasant

Consistency Review 1-2 Years All applicable jurisdictions

Time frame conditional based on availability of adequate resources, to be directed and reviewed 
annually by County Council.
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Implementation of the Rural Residential Future Land Use 
Designation
Properties in the Rural Residential Future Land Use cat-
egory are located in the Rural Area of the County along the 
eastern and western edges of the Urban Growth Boundary.  
This Future Land Use designation is currently implemented 
in the Zoning and Land Development Regulations Ordinance 
through the Rural Residential (RR-3) zoning district.  This 
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zoning district allows a maximum density of one dwell-
ing per three acres, which is the base density recom-
mended by this Future Land Use category.  The Zoning 
and Land Development Regulations Ordinance should 
be amended to allow development on properties in the 
Rural Residential (RR-3) zoning district to occur at one 
dwelling per acre, consistent with the Comprehensive Plan 
future land use density recommendation, when specific 

criteria are met.  Such criteria should include distance 
from the Urban Growth Boundary, frontage along ma-
jor roads, and buffers from lower intensity uses.  These 
amendments should be coordinated with the City of 
Charleston and Town of Mount Pleasant as they have 
similar future land use recommendations and zoning 
for adjacent properties.
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Consistency Review
The map entitled “Special Planning Areas” (Map 3.1.3) also identifies areas in the 
Rural Area of Charleston County that require further study regarding land use, 
zoning, and site design consistency with adjacent jurisdictions. The recommended 
implementation strategy for these areas is to review the consistency between the 
existing land uses, future land use recommendations, and zoning of these properties 
and coordinate with adjacent jurisdictions, affected agencies, and the public to make 
any necessary adjustments.  This could result in amendments to the Comprehensive 
Plan and/or the Zoning and Land Development Regulations Ordinance.

Overlay Zoning Districts
Map 3.1.3: Special Planning Areas identifies both currently adopted overlay zoning 
districts that need to be reviewed and areas of the County where new overlay zoning 
districts should be created.  The purpose of these overlay zoning districts is to ensure 
that land use and design standards implement the desires of the community and are 
coordinated among relevant jurisdictions.  Each overlay zoning district is described 
below.
 Table 3.9.4: Priority Recommendations Overlay Zoning Districts

Area Recommended Time Frame Intergovernmental 
Coordination

Maybank Highway Corridor 
Overlay Zoning District (con-
sistency with the Johns Island 
Plan and extension onto James 
Island)

1-2 Years City of Charleston

Main Road (River Road to May-
bank Highway including Kitford 
Road)

1-2 Years City of Charleston

Mount Pleasant Overlay Zoning 
District - Sweetgrass Basket 
Stand Special Consideration 
Area

1-2 Years Town of Mount Pleasant

Urban/Suburban Area Cultural 
Community Protection Overlay 
Zoning District

1-2 Years Applicable jurisdictions and 
service providers

Rural Area Cultural Commu-
nity Protection Overlay Zoning 
District

1-2 Years Applicable jurisdictions and 
service providers

Aircraft Accident Potential Zones 
and high noise zones surround-
ing Joint Base Charleston

3-5 Years BCDCOG and City of North 
Charleston

Time frame conditional based on availability of adequate resources, to be directed and reviewed 
annually by County Council.

Maybank Highway Corridor Overlay Zoning District
Map 3.1.8, Maybank Highway Corridor Overlay Zoning District in the Land Use Element 
illustrates the existing Maybank Highway Corridor Overlay Zoning District located on Johns 
Island.  This overlay zoning district was developed in coordination with the residents of 
Johns Island and the City of Charleston in the late 1980s/early 1990s.  Since that time, many 
changes affecting this corridor have taken place, including:

•	The City of Charleston revised their Maybank Highway Corridor Overlay Zoning District, 
adopting land use, density, and site design standards that differ from those adopted by 
Charleston County;

•	Charleston County Council approved the construction of the final leg of Interstate 526 
from West Ashley, across Johns Island, and onto James Island; and  

•	 Properties located along the James Island portion of Maybank Highway that were formerly 
part of the previous Town of James Island are now in the unincorporated County.  The land 
use plan for these properties has not been addressed in several years due to their incorpo-
ration in the previous Town.
The recommended implementation strategy is to review this overlay zoning district in 

light of the changes described above, work with the public and the City of Charleston to make 
revisions as appropriate, and extend the overlay zoning district along Maybank Highway on 
James Island. 

Main Road Corridor Overlay Zoning District
Land uses along Main Road, also located on Johns Island, vary from rural and agricultural 
residential uses to intensive commercial and industrial development.  The recommended 
strategy to ensure a cohesive land use pattern for this area is to work with the public and the 
City of Charleston to create an overlay zoning district along Main Road from its intersection 
with River Road to Maybank Highway, including Kitford Road.  

Mount Pleasant Overlay Zoning District - Sweetgrass Basket Stand Special Consideration 
Area
In 2007, Charleston County worked with the public, the Coastal Communities Foundation, 
and the Town of Mount Pleasant to incorporate the Sweetgrass Basket Stand Special 
Consideration Area into the Mount Pleasant Overlay Zoning District.  The purpose of the 
Sweetgrass Basket Stand Special Consideration Area is to implement cohesive land use pat-
terns, zoning, and site design requirements.  Since that time, Highway 17 North has been 
widened, plans for the extension of Hungry Neck Boulevard have been drafted, and the Town 
of Mount Pleasant has amended their overlay zoning district for this area.  Additionally, there 
are plans to re-align Long Point Road with Old Georgetown Road at its intersection with 
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Highway 17 North.  The recommended strategy is to review this overlay zoning district in 
light of the changes described above, and work with the public and the Town of Mount 
Pleasant to make revisions as appropriate.

Urban/Suburban Area Cultural Community Protection Overlay Zoning District
The Land Use Element replaces the former Residential/Special Management Future Land 
Use designation with the Urban/Suburban Area Cultural Community Protection Future 
Land Use designation.  This future land use category is intended to protect and promote the 
culture and unique development patterns of historic communities in the Urban/Suburban 
Area.  Because it is a new future land use category, it must be implemented in the Zoning 
and Land Development Regulations Ordinance.  The recommended strategy is to work with 
the residents of these communities and relevant jurisdictions and service providers to cre-
ate overlay zoning districts customized to meet the needs of each individual community.

Rural Area Cultural Community Protection Overlay Zoning District
The Land Use Element includes a new future land use category called the Rural Area 
Cultural Community Protection Future Land Use designation, which is intended to pro-
tect and promote the culture and unique development patterns of historic communities in 
the Rural Area.  Because it is a new future land use category, it must be implemented in the 
Zoning and Land Development Regulations Ordinance.  The recommended strategy is to 
work with the residents of the communities that have been designated for this future land 
use category in the Plan, as well as with relevant jurisdictions and service providers, to cre-
ate overlay zoning districts customized to meet the needs of each individual community.  

Additional communities that meet the description of this future land use category 
should be identified in the future and corresponding amendments to the Comprehensive 
Plan and Zoning and Land Development Regulations Ordinance should be drafted in coor-
dination with residents, relevant jurisdictions, and service providers.

Joint Base Charleston Overlay Zoning District
The relationship between a military installation and the surrounding communities is 
closely interconnected, where decisions made by leadership on both sides may have se-
rious consequences for their respective installations and jurisdictions. Military installa-
tions are often critical to regional, state, and local economies, attracting jobs and workers 
and generating billions of dollars in economic activity and tax revenue (in Charleston, 
the annual impact is $3.3 billion). This economic driver in turn increases the demand for 
housing, public services, and infrastructure. However, as growth occurs and communi-
ties develop and expand, they often move closer to military lands, resulting in conflicting 
development types.

Incompatible residential and commercial development patterns are encroach-
ing on Joint Base Charleston. Accident Potential Zones were identified in the Air 
Installation Compatibility Use Zone (AICUZ) Study, prepared by the Air Force in 
2004. The AICUZ Study report offers guidelines and recommendations for zoning 
and regulatory changes in an effort to promote compatible land uses in areas subject 
to high aircraft noise levels and potential accidents around the base. Since local and 
county governments have responsibility for managing growth and protecting the 
health and safety of their citizens, they are encouraged to adopt and implement 
the recommendations in these guidelines.  The recommended strategy is to develop 
an overlay zoning district in coordination with the public, Joint Base Charleston, 
the City of North Charleston, and the BCDCOG to identify appropriate land uses, 
residential densities, dimensional standards, site design standards, and review pro-
cesses for properties surrounding Joint Base Charleston.

Zoning and Land Development Regulations Ordinance Updates
As a general implementation strategy, the County should review the Zoning and Land 
Development Regulations Ordinance to ensure conformance with the Comprehensive 
Plan goals and strategies.  Updates may be needed to address modifications to the 
Plan and include design standards to support the character of the Rural Area and 
Urban/Suburban Area of the County.  The time frame for completion of this initia-
tive should be ongoing to stay up to date with current planning in the County. 

B.  Capital Improvement Plan, Fiscal Impact Assessment, and Funding Options
A Capital Improvements Plan (CIP) is a five- to six-year schedule of capital projects 
for public facilities including funding options which will be used to finance im-
provements. A strong CIP directs where development and redevelopment could be 
supported through infrastructure improvements. The types of public facilities in a 
CIP for Charleston County might include transportation, parks, public safety, and 
public buildings.  A properly funded CIP is a fiscal business plan to meet the needs 
of the County.  It takes stock of current levels of service for the included facilities, 
identifies deficiencies, and makes recommendations for needed improvements. To 
be successful, the CIP should take cues from the land use and development goals 
and strategies contained in this Plan that direct where and how growth should oc-
cur. 

In addition to the creation of a CIP, the County should conduct a Fiscal Impact 
Analysis to determine the cost of providing services and infrastructure to new de-
velopment. A Fiscal Impact Analysis evaluates the revenue and costs associated with 



148 Charleston County, South Carolina: Comprehensive Plan

new development either on a per unit basis or as a marginal increase to the County’s 
overall operations.  A Fiscal Impact Analysis can help the County in the prepara-
tion of a CIP by determining the costs of additional facilities to service housing and 
business growth. It will also allow the County to prepare funding to ensure high 
levels of service are maintained and keep pace with growth.  Understanding the fis-
cal impact is the first step in ensuring that new growth will contribute its fair share 
to the costs with which it is associated. Funding options that may be used to fund 
capital improvements include: 
•	 Impact Fees - a one-time fee based on the cost associated with providing capital 

improvements to new homes or businesses. This fee is a per unit exaction paid at 
the time property is developed or purchased. 

•	 Property Tax - a tax collected by the County based on the appraised value of a real 
asset. 

•	Capital Project Sales Tax - a sales tax collected for the express purpose of funding 
capital projects.  The County is currently using a one-half cent sales tax to fund 
road, transit, drainage, and open space projects. 

In considering any funding option, the following items should be addressed:
1. Identify the needed capital improvement(s);

2. Identify the costs of the capital improvement(s); and

3. Identify funding support for the improvement(s).

Any approval of a plan for development and/or application for services, whether 
within or without the unincorporated areas of the County, that relies on the use of 
County services or County capital improvements, should have a financial mitigation 
plan.

C. Interjurisdictional Coordination
The unique circumstances of the jurisdictional boundaries and service provision in 
the Charleston region make coordination necessary in order to have successful im-

plementation of this Plan.  Interjurisdictional coordination can be informal such as regular 
meetings between staff and open sharing of information, or formal, when an official contract, 
such as a Memorandum of Agreement, is enacted between jurisdictions.  There are many 
topics in the Comprehensive Plan that would benefit from increased coordination including: 

1. Formalize the Urban Growth Boundary (UGB)
•	Coordinate the location of the UGB with municipalities in the County; and

•	Work with municipalities to develop a mutually agreed-to process and criteria for amend-
ing the UGB including interjurisdictional communication and justification regarding pro-
posed changes.

2. Continue the County’s role as a Designated Management Agency under the Section 208 
Water Quality Management Plan administered by the BCDCOG.  The benefits of being a 
Designated Management Agency include: 
•	 Provides the County with a seat at the decision-making table;

•	Gives the County a critical role in determining how wastewater disposal needs are ad-
dressed in the unincorporated areas of the County;

•	 Provides greater assurance of compliance with the County’s Comprehensive Plan and over-
all goals and objectives;

•	 Encourages development review process to look at wastewater treatment first;

•	 Provides a means for coordination with the County’s National Pollutant Discharge 
Elimination System (NPDES) Phase II stormwater management planning and implemen-
tation;

•	Allows the County to determine its level of participation in water quality planning.

3. Coordinate County policy governing County services regarding developments that do not 
comply with the Comprehensive Plan, whether they are located in the unincorporated area 
of the County or within a municipality that relies on County services. 

4. Continue to coordinate with adjacent jurisdictions to achieve consensus on local and 
regional issues and strategies in an effort to ensure long-term consistency and compatibility 
between County and municipal plans. 

5. Consider increasing property tax incentives for lands used for bona fide agricultural 
and/or forestry and rehabilitated historic buildings as defined by State Law.

DuPont | Wappoo Community Plan
A collaborative planning effort of the residents of the DuPont | Wappoo Community, 
area business owners, stakeholders, the City of Charleston, and Charleston County

Draft - April 22, 2016 - Draft

Draft

The DuPont | Wappoo Community 
Plan is incorporated into this 
Comprehensive Plan.
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D. Rural Preservation
Preservation of the natural and cultivated rural character of the Lowcountry landscape is 
among one of the highest priorities of this Plan, particularly in regard to its contribution 
to the character and quality of life for residents of the County and region.  The unique 
Lowcountry rural landscape and the historic properties and landmarks benefit the local 
economy through their contributions to production, tourism, and recreation. In order 
to effectively protect the Rural Area, the County should continue to undertake efforts to 
promote traditional rural uses, preserve natural resources, and maintain the Lowcountry 
landscapes.  The County should institute programs to support the preservation of rural 
character.  The County has already taken many steps in this direction by having a future 
land use plan and zoning regulations that protect the Rural Area and creating the County 
Council Agricultural Issues Advisory Committee, which is focused on fostering agri-busi-
ness in Charleston County and South Carolina.  This Plan carries forward the Rural Area 
designation and strengthens the strategies to protect and preserve the unique features of 
the Lowcountry rural landscape.  Further efforts the County may explore to build on past 
successes include: 

1. Formalizing the Urban Growth Boundary (UGB):
•	Coordinate the location of the UGB with municipalities in the County; and

•	Work with municipalities to develop a mutually agreed to process and criteria for amend-
ing the UGB including interjurisdictional communication and justification regarding 
proposed changes.

2. Exploring ways, through zoning, to encourage and allow rural and agricultural busi-
nesses to prosper through farm and agricultural related activities.  Such methods could 
include:
•	 Expanding agriculture and agricultural uses in districts;

•	Allowing niche farming, agri-tourism, and agri-tainment uses such as hay rides and corn 
mazes; and

•	Creating a rural industrial district to provide services and employment opportunities for 
rural residents.

3. Providing for conservation subdivisions as a development option to preserve open 
space; and

4. Exploring programs that promote local food production and consumption. 

3.9.6. IMPLEMENTATION TOOLBOX

The following list includes additional tools the County can use to carry out the 
goals and strategies of this Plan.  Some of these tools are already utilized by 
Charleston County, such as the Charleston County Greenbelt Program and the 
Zoning and Land Development Regulations Ordinance.  Some of these tools have 
been mentioned previously in this document, while others are listed to ensure 
their inclusion should the County decide to use them. Each of these tools is ex-
plained in more detail including case studies and technical information in the 
appendix document Charleston County Implementation Toolbox. 

•	 The Zoning and Land Development Regulations Ordinance; 
•	 The Charleston County Greenbelt Plan;
•	 The Charleston County Comprehensive Transportation Plan;
•	 Design Standards;
•	 Conservation Subdivisions;
•	 Property Maintenance Standards;
•	 Solid Waste Management Plan;
•	 Stormwater Program;
•	 Public Private Partnerships;
•	 Capital Improvement Plans;
•	 Fiscal Impact Analysis;
•	 Development Agreements;
•	 Intergovernmental/Interjurisdictional Agreements;
•	 Impact Assessment Studies;
•	 Adequate Public Facilities Program;
•	 Transfer of Development Rights/Purchase of Development Rights;
•	 Funding Options;
•	 Impact Fees;
•	 Property Tax;
•	 Capital Project Sales Tax;
•	 Transportation Authority Sales Tax;
•	 Real Estate Transfer Fee;
•	 Local Option Gas Tax; and
•	 Tax Increment Finance District.

The Parkers Ferry Community 
Plan is incorporated into this 
Comprehensive Plan.
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Chapter 3.10: Energy Element

3.10.1: OVERVIEW

The Energy Element includes information about energy use, available energy sourc-
es, and recommendations to help Charleston County become more energy indepen-
dent. Energy independence is vitally important for national security and economic 
stability because of our reliance on imported fuel and sources of energy that have 
become increasingly scarce and costly to obtain. Ways to achieve energy indepen-
dence include:
•	Conservation;

•	 Efficiency;

•	Utilizing Renewable and Alternative Energy Sources; and

•	Utilizing Local Resources.
Energy plays an important role in the development of civilization.  For centuries, 

the primary source of energy came from human labor, domesticated animals, and 
biomass (wood related products).  However, the primary source of energy over the 
past 150 years has increasingly shifted to fossil fuels.  This shift has brought unprec-
edented growth and prosperity, changing every facet of human endeavor including 
transportation, medicine, agriculture, etc.  In all levels of government, especially at a 
local level, energy consumption and conservation is a growing concern as demand is 
predicted to exceed the supply of accessible and inexpensive fossil fuels in the com-
ing years.  Integration of sustainable development into the comprehensive planning 
process at the local level is vital to achieving sensible growth in South Carolina. 

When energy expenses are reduced, there is more disposable income to spend 
on other priorities.  Reducing energy use and investing in efficiency measures keeps 
more dollars circulating in the local economy as well.  Energy efficiency, demand-
side management, and conservation need to be promoted, publicized, and encour-

Purpose and Intent
The purpose and intent of the Energy Element is to promote conservation and 
renewable energy.  Additionally, Charleston County intends to lead by example. 
The strategies for energy conservation and renewability will aid in maintaining the 
character of scenic Charleston County without hindering business and employment 
growth of future generations. 

aged. Conserving energy and using energy efficiently is far easier and less costly 
than developing new energy sources, and is the first and most important step to-
ward adopting renewable energy and developing resilient communities.  Energy 
efficiency allows us to do the same things we are doing today while consum-
ing less energy.  Examples include energy efficient appliances, construction and 
development techniques, and fuel efficient vehicles.  By improving our energy 
efficiency, we reduce the size and cost of renewable and alternative energy sys-
tems needed to power our homes and businesses.  Conservation saves energy by 
changing attitudes and behavior to stop wasteful activities.  The Energy Element 
underscores the significance of energy through a detailed analysis of energy use 
and its sources and presents a series of strategies to promote alternative sourc-
es and conservation measures that can benefit our communities. The Energy 
Element is vital in this Plan as it both “sets the stage” and “reinforces” the con-
cepts of most other Elements in the Plan.

Chapter 3.10 Energy Element
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3.10.2: BACKGROUND AND INVENTORY OF 
EXISTING CONDITIONS

In order to understand the significance of energy at the 
local level it is important to understand energy con-
sumption and available sources at all levels. This sec-
tion provides detailed information about global, na-
tional, state, and county energy consumption. This will 
help guide the County to be more energy independent 
in the future. 

Energy is the vital force powering business, manu-
facturing, and the transportation of goods and servic-
es.  Energy supply and demand plays a vital role in our 
national security and the economy.  In 2007, the U.S. 
Energy Information Administration (EIA) reported 
that the U.S. spends over $1.2 trillion annually on en-
ergy, which was 8.8 percent of Gross Domestic Product 
(nominal GDP).  Additionally, in 2009, the EIA re-
ported that the U.S. consumes 94.6 quadrillion British 
Thermal Units (BTUs) annually.  On a per capita basis, 
U.S. citizens use an average of 308 million BTUs annu-
ally as compared to the 152 million BTUs utilized an-
nually by European citizens.  In order to understand 
energy consumption and the dynamic energy crisis, it 
is important to recognize that the era of abundant and 
inexpensive energy is coming to an end due to expo-
nentially growing demand and the increased difficulty 
in finding and extracting the finite resources of fossil 
fuels. 

The United States accounts for five percent of the 
world’s population yet consumes 25 percent of the 
global oil production, the majority of which is import-
ed from other nations.

In November 2010, the International Energy 
Agency (IEA) released a report indicating that conven-
tional world oil production peaked in 2006 and was 
not expected to increase based upon known oil pro-
duction data, yet the demand for oil is expected to in-

crease.  Peak Oil is the point in time that the world’s oil 
production rate will reach a maximum and then de-
cline because it is a finite resource.  It is in this decline 
that the costs and energy required to extract or devel-
op oil from unconventional methods approaches the 
amount of energy produced.  This is known as Energy 
Returned on Energy Invested (EROEI).  When the ra-
tio of usable acquired energy to energy expended is 
one or lower, the source has lost its ability to be used as 
a primary source. All potential forms of energy must 
be evaluated for their individual EROEI. For example, 
wind power has a ratio of 18:1 and solar photovoltaic 
(solar panels) has a ratio of approximately 7:1. Early 
oil extraction ratios had an EROEI of 100:1, current 
oil extraction ratios range between 4:1 and 18:1. This 
means that for decades, one barrel of oil (in energy) 
was required to extract 100 barrels, while current pro-
duction from tar sands yields only four barrels of oil 
per barrel of equivalent energy. EROEI ratios for all 
finite (non renewable) resources will eventually follow 

a similar trend.
All economic activity requires energy. According 

to the EIA, as of 2009 roughly 37 percent of America’s 
total energy demands and approximately 94 percent 
of the fuel we use for transportation is met by pe-
troleum (crude oil and its multifarious derivatives). 
Petrochemicals are key components to all aspects of 
life including transportation, agriculture, modern 
medicine, water distribution, economic growth and 
national defense.  For instance, a refrigerator, which is 
designed to preserve food grown and transported in 
fossil fuel-powered vehicles is primarily manufactured 
in fossil fuel-powered plants. It is then distributed us-
ing hydrocarbon-powered transportation networks 
and usually run on electricity, which most often comes 
from natural gas or coal. The gas and coal requires oil-
based machinery to mine and transport.  Like oil, natu-
ral gas and coal are finite resources that are likely to 
“peak” in the future as well.

According to the United Nations Population 
Division, the world population reached 7 billion people 
in October of 2011 and is expected to exceed 9 billion 
people before 2050.  As seen in Figure 3.10.2, in 2012 
approximately 82 percent of the U.S. energy consump-
tion came from fossil fuels (petroleum, natural gas, 
and coal).  Of that, about 37 percent was provided by 
petroleum, 28 percent from natural gas and 18 percent 
came from coal.  Renewable resources provided the 
remaining 18 percent: nuclear-derived electric power 
provided nine percent of the nation’s energy; biomass 
served four percent; hydroelectric powered three per-
cent; and two percent came from alternative energy 
sources (geothermal, solar, and wind power). 

According to 2010 U.S. Census data, South Carolina 
had a population of approximately 4.6 million people. 
Between 2000 and 2030, South Carolina’s population 
is projected by the Census Bureau to increase 28.3 per-

■ Unconventional Oil    
■ Natural Gas Liquids    
■ Crude Oil:  Fields Yet to Be Found         
■ Crude Oil: Fields Yet to Be Developed             
■ Crude Oil: Current Producing Fields
Source: International Energy Agency, 2010.

Figure 3.10.1: World Oil Production
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cent, adding over one million people to the state. As 
seen in Figure 3.10.3, in 2012, approximately 61 percent 
of South Carolina’s energy consumption came from 
fossil fuels (petroleum, natural gas, and coal), which is 
below the national average, as shown in the 2012 U.S. 
Energy Consumption chart (Figure 3.10.2).  Of that, 
28 percent was provided by petroleum, 18 percent was 
provided by coal (although there are no coal mines in 
South Carolina) and 15 percent was provided by natu-
ral gas.  Nuclear electric power provided 32 percent of 
South Carolina’s energy. This is over three times the 
national average for this source due to the number of 
nuclear power plants in the state. Alternative energy 
sources (geotherman, solar, and wind power) account-
ed for seven percent of the state’s energy consumption.

In 2012, the industrial sector in South Carolina ac-
counted for the largest portion of the state’s energy 
consumption by demand at approximately 34 percent 

(Figure 3.10.4).  This was followed by transportation at 
28 percent, residential at 22 percent, and commercial 
at 16 percent. 

In 2010, South Carolina was ranked sixth highest in 
electricity use per capita in the nation with a consump-
tion of 82,809 million kWh per capita, according to 
the California Energy Commission, which used data 
from the U.S. Energy Information Administration and 
U.S. Census Bureau American FactFinder.  This high 
ranking can be primarily attributed to high electric-
ity use associated with air conditioning. According to 
the EIA, South Carolina ranked 13th highest in the na-
tion in total net electricity generation in 2011.  Sixty-
one percent (61%) of South Carolina residents use 
electricity as their primary energy source compared 
to 32.5 percent national use.  As seen in Figure 3.10.5, 
as of March 2014 South Carolina electricity generation 
came from nuclear (57 percent), coal (27 percent), nat-

ural gas (11 percent), hydroelectric (three percent), and 
other miscellaneous sources and technologies includ-
ing wind, solar, biomass and petroleum (two percent).  

According to the 2012 data from the U.S. Census 
Bureau,  Charleston County has a population of 365,162 
people. As seen in Figure 3.10.6, in 2013, coal and nu-
clear power provided over 75 percent of the County’s 
electric energy. Coal accounted for 60 percent and nu-
clear power provided 15 percent of the County’s electric 
energy. Proportionally, the County uses approximately 
twice the coal and a third of the nuclear power as com-
pared to electricity generation energy sources for other 
areas of the state. This can be attributed to the location 
of coal burning and nuclear power plants statewide and 
the method of electricity transmission. Hydroelectric 
power provided approximately 21 percent and natural 
gas/oil provided three percent of the County’s electric 
energy consumption. Approximately one percent came 

Figure 3.10.2: U.S. Energy Consumption

Sources: U.S. Energy Information Administration (EIA) and 
Department of Energy (DOE), 2012.

Figure 3.10.3: SC Energy Consumption

Sources: U.S. Energy Information Administration (EIA) and 
Department of Energy (DOE), 2012.

Figure 3.10.4: SC Energy Demand

Sources: U.S. Energy Information Administration (EIA) and 
Department of Energy (DOE), 2012.
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from other sources such as wind, solar, biomass, and 
petroleum.

A.  Alternative Energy
The following is a discussion of alternative energy 
sources and their current and/or potential use in 
Charleston County and South Carolina:
•	Nuclear energy is America’s largest source of clean-

air and carbon-free electricity, producing no green-
house gases or air pollutants.  Nuclear energy con-
tributes 30 percent of the total energy consumption 
in the state. South Carolina is among the top nuclear 
power producers in the United States with four active 
reactors, which accounted for 57 percent of South 
Carolina’s electricity generation as of March 2014.  

With seven nuclear plants, South Carolina is ranked 
third in the nation for installed nuclear power. 

•	 Solar energy requires no additional fuel to run and 
is pollution-free.  Photovoltaic systems and solar 
thermal power systems convert sunlight into energy. 
Photovoltaic (PV) cells absorb sunlight and convert 
it directly to electricity.  There are three types of 
proven solar thermal power systems on the market, 
but they have limited use:  the central receiver solar 
collector (a.k.a. power tower), the parabolic reflec-
tor, and parabolic trough system. PV solar energy 
has been in use for decades but manufacturing costs 
have prevented it from becoming a major source of 
energy in the past. However, recent improvements 
in manufacturing and technology have dramatically 

reduced the costs and improved the efficiency of PV so-
lar panels. According to the U.S. Department of Energy 
(USDOE), the cost to install solar power in the United 
States fell by 17 percent in 2010 from 2009 and by an ad-
ditional 11 percent within the first six months of 2011. 
Demand for solar power has increased 30 percent per an-
num over the past 15 years with over 7.3 GW of PV in-
stallations globally. The Department of Energy supports 
development of low-cost, high-efficiency PV technologies 
through the SunShot Initiative, which seeks to make so-
lar electricity cost-competitive with other sources of en-
ergy by 2020. Currently, there is only about one MW of 
installed solar energy capacity in South Carolina. In 2010, 
IMO USA Corp. unveiled the state’s single largest solar 
tracker solar panel located in Summerville, SC. The so-
lar panel generates 22 kW, enough to power almost four 
homes. The assembly plant for the Boeing Company in 
North Charleston has a rooftop solar farm installation, 
which is the sixth largest solar farm in the United States 
and the largest in the southeast. 

Figure 3.10.5: SC Electricity Generation

Note: ‘Other’ includes wind, solar, biomass, and petroleum.
Sources: U.S. Energy Information Administration (EIA) and 
Department of Energy (DOE), 2014.

Note: ‘Other’ includes wind, solar, biomass, and petroleum. 
Sources: South Carolina Electric and Gas (SCE&G), Berkeley 
Electric Cooperative (BEC) and Santee Cooper, 2013.

Figure 3.10.6: Charleston County Electricity 
Consumption

Map 3.10.1: Solar Energy Resource Map

Source: National Renewable Energy Laboratory (NREL), 2010.
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•	Biomass energy and biofuels are energy sources 
from organic matter.  They involve releasing the 
chemical energy stored in organic matter including 
trees, farm crops, manure, plants, and landfill gas.  
These materials are either burned directly to produce 
heat or refined to create fuels like ethanol and bio-
diesel. Biofuel can be used by itself or blended with 
traditional diesel fuel to fuel vehicles and equipment 
that have been modified to accept biofuel. There are 
currently several facilities in South Carolina that 
manufacture biofuel with one facility operating in 
North Charleston.

•	Hydroelectricity is created when water from a river 
or stream flows through a turbine, which operates an 
electric generator.  These plants have been in use in 
the U.S. since the late 1800s.  In 1900, hydroelectric-
ity comprised 57 percent of the electricity generated 
in the U.S; currently, hydroelectricity comprises 11 
percent of the electricity generated in the nation and 
three percent of the electricity generated in South 
Carolina.  Researchers are working on advanced tur-
bine technologies that will maximize the use of hy-
dropower while minimizing adverse environmental 
effects.

•	Geothermal energy is the heat from the earth, both 
clean and sustainable.  Geothermal heat pumps are 
among the most efficient and comfortable heat-

ing and cooling technologies available, requiring 
no supplemental heat source because of the mod-
erate temperature of the ground even in winter.  
Geothermal heat pumps are used in South Carolina 
for residential and commercial purposes.  These 
pumps require only the Earth’s moderate, relatively 
constant ground temperatures to provide heating 
and cooling year round.

•	Wind power has emerged as the world’s fastest grow-
ing renewable energy market.  The Department of 
Energy estimates that 20 percent of our national en-
ergy demand can be met with wind power by 2030.  
An estimated 1-5 GW of electricity from offshore 
wind can be produced in South Carolina alone, ac-
cording to the Department of Energy.  A 2009 study 
by Clemson University, Santee Cooper, Coastal 
Carolina University, and the South Carolina Energy 
Office determined that offshore wind resources in 

South Carolina could generate enough electricity to 
power one million homes more cost-effectively, due 
to the presence of sustained wind speeds of 12.5 miles 
per hour or more.  In 2013, SCE&G and Clemson 
University partnered to dedicate a state-of-the-art 
wind turbine drivetrain test facility, named SCE&G 
Energy Innovation Center, in Charleston.   The test 
facility is capable of full-scale highly accelerated me-
chanical and electrical testing of advanced drivetrain 
systems for wind turbines in the 7.5 to 15 megawatt 
range.  South Carolina meets three important cost 
drivers for developing offshore wind farms: strong 
winds in shallow waters, access to commercial port 
facilities, and a large coastal demand.  Building upon 
the offshore wind industry in South Carolina would 
offer economic development as the manufacturing 
of wind turbines and associated components could 
generate up to 20,000 jobs in the state.

Map 3.10.2: Wind Energy Resource Map

Sources: U.S. Department of Energy (DOE) and National 
Renewable Energy Laboratory (NREL), 2010.

Chapter 3.10 Energy Element

B.  Land Use
According to 2010 Census data approximately 
8 percent (350,209) of the state’s population re-
sides in Charleston County.  Charleston County is 
1,358 square miles in size, with approximately 358 
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square miles of water and 1,000 square miles of land 
and marsh. Preservation of the County’s natural re-
sources and rural areas is one of the main goals of this 
Plan.  One way the County protects these resources 
is through the Greenbelt Program, which aims to 
preserve 30 percent of the land in the County. Of the 
669,440 acres of land within the County, 161,348 acres 
were under some sort of public private sector protec-
tion before the Greenbelt Plan started in 2006. In or-
der to achieve 30 percent open space, the County set 
a target of acquiring 40,000 additional acres through 
the Greenbelt Program. As of March 2014, 19,908 acres 
of land have been protected through the Greenbelt 
Program. Another effective tool the County uses to 
protect open space is its Urban Growth Boundary Line 
(UGB).  The area included within the UGB is consid-
ered urban/suburban and is designated for higher 
intensity infill development with homes, businesses, 
and industries that are contiguous to or near existing 
development to prevent premature and costly over 
extension of public services such as water and sewer.  
Everything outside of the UGB is considered rural, 
designated for less intense purposes such as agricul-

ture, forestry, open space and preservation.
In 1987, the World Commission on Environment 

and Development (the Brundtland Commission) de-
fined sustainable development as “development that 
meets the needs of the present without compromis-
ing the ability of future generations to meet their own 
needs.” This is achieved by balancing social, economic, 
and environmental objectives or needs (Figure 3.10.7).

By promoting mixed use development within the 
Urban/Suburban Area and preserving land outside 
the Urban Growth Boundary for other activities such 
as agriculture, recreation, and open space, we begin 
to achieve sustainable development. Compact mixed 
use development within the Urban/Suburban Area 
requires less infrastructure (roads, water, sewer, etc.) 
because most of the required services already exist or 
are located nearby. This type of development gener-
ally uses less energy to install, maintain, and use while 
promoting alternative forms of transportation such as 
walking, biking, and mass transportation. Less intense 
modes of transportation are conducive to lowering en-
ergy and infrastructure costs and preserving the rural 
landscape. Planning and Zoning techniques such as an 
Urban Growth Boundary, Infill Development, Transit 
Oriented Development, and Form Based Code devel-
opment can all be used to help promote sustainable 
development.

C.  Transportation
Driving habits are a direct result of development pat-
terns.  The national transportation sector accounted 
for 28.5 percent of total energy use in 2009.  Nationally, 
the average vehicle miles traveled (VMT) increased 
by 150 percent from approximately 2 trillion VMT in 
1970 to approximately 5 trillion VMT in 2007, while 
population only increased by 50 percent from ap-
proximately 200 million people to 300 million people, 
according to the US Department of Transportation 

and US Census Bureau.  Therefore, the increase in VMT 
is attributed primarily to auto-oriented development. 
According to the American Community Survey, 2007-
2011 Five Year Estimates, the average travel time to work 
in Charleston County was 22 minutes with nearly 79 per-
cent of the population commuting alone by car, truck, or 
van.  To assist in reducing vehicle miles traveled by single 
occupancy vehicles, the BCDCOG has initiated a travel 
demand management program which includes the pro-
motion of Trident Rideshare, a free and convenient web-
based service that connects commuters looking to share 
cars, bicycles, taxis, and transit or walking trips in Berkeley, 
Charleston, and Dorchester Counties. Public transit in 
Charleston County is offered through the Charleston 
Area Regional Transportation Authority (CARTA) for the 
Urban/Suburban Area and TriCounty Link for the Rural 
Area. CARTA is composed of 115 buses for transit in the 
Charleston area including 14 trolleys, 27 express buses, and 
neighborhood buses.  Recently, CARTA upgraded its fleet 
by replacing outdated buses that only met the 1994 stan-
dards for exhausts and emissions with 11 buses that meet 
2004 Air Standards. 

Figure 3.10.7: Sustainable Development

Source: World Conservation Union, 2006.
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Ways to reduce VMT include: improved intercon-
nectivity with existing and proposed roadways and re-
thinking community design so that it is easier and safer 
to bike, walk, or use public transit. Charleston County 
transportation plans therefore no longer focus solely 
on roadway solutions. In the quest for an improved 
quality of life, Charleston County supports promot-
ing livable communities with Complete Streets Policies 
that accommodate all modes of transportation includ-
ing pedestrians and bicyclists. Besides reducing costs, 
the advantages of these latter modes of transportation 
include improved public health and environmental 
benefits from reduced air and noise pollution and im-
proved water quality from fewer parking lots.

Over the next 25 years, the most growth in Charleston 
County is projected to occur within the Urban Growth 
Boundary (UGB).  Future neighborhoods in these 
areas should be planned in close proximity to transit 
facilities with options that encourage future develop-
ment of a mixed use land use pattern. In some areas 
of Charleston County, roadway capacity improvements 
on major thoroughfares help to relieve the congestion 
on existing roadway corridors.  An example of regional 
traffic congestion is the Interstate 26 corridor.  This 
corridor serves as the region’s spine and in several ar-
eas, such as near the Charleston International Airport 
and through the Neck area northwest of downtown 
Charleston, existing development constrains future 
expansions of the roadway. Moving forward, it is im-
portant to more efficiently utilize existing transporta-
tion corridors for all modes of transportation.  Transit 
options currently being considered for the area’s major 
transportation corridors include the following: 

•	Commuter Rail Service refers to passenger trains 
operated on main line railroad tracks to carry riders 
to and from city centers. Commuter rail lines nor-

mally extend an average of 10 to 50 miles from their 
downtown terminus. The primary purpose for com-
muter rail in the Charleston region would be to im-
prove overall capacity along the congested transporta-
tion network adjacent to the rail corridors, particularly 
during peak travel hours.  Many of the primary road-
way corridors connecting Summerville, Goose Creek 
and the northern sections of North Charleston to the 
Neck area and the Charleston peninsula are currently 
operating at a Level of Service (LOS) of F, or will be by 
2035. LOS describes the effectiveness of infrastructure 
regarding traffic flow and safe driving conditions with 
F being the lowest category.   Because there is limited 
right of way available for additional roadway improve-
ments within the Neck Area and along the Interstate 
26 corridor, the Charleston region has begun to take a 
look at reviving passenger rail travel along this corridor 
through a variety of means.

•	 Light Rail Service provides more frequent service 
than commuter rail with a shorter space between stops 
(approximately one mile apart in suburban areas and 
one-half mile within urbanized areas). The primary 
purpose for light rail service in the Charleston region 
would be to improve capacity along the congested 
transportation network adjacent to the rail corridors, 
particularly during peak travel hours.

•	Bus Rapid Transit (BRT) is similar to Light Rail in 
that it provides relatively high speed, high frequency 
service from dedicated stops along a fixed route.  The 
difference between the two are in the type of vehicle 
used and in the ability to utilize existing roadway facili-
ties as part of a BRT system instead of requiring new 
rail lines.  There are several options for transit provid-
ers in designing a BRT system that balance cost con-
straints with the ability to provide high-speed service.

•	 Electric and Partially-Electric Vehicles provide an 
emerging alternative source of powering vehicles.  
These cleaner, domestically-fueled vehicles offer en-
vironmental, economic, and national security ben-
efits to our county and nation.  According the U.S. 
Environmental Protection Agency (EPA), Electric ve-
hicles can reduce emissions between 30 percent and 60 
percent over traditionally-fueled vehicles depending 
on the source of generation.  A study performed by the 
Pacific Northwest Laboratory found that our nation 
has enough off-peak electricity to power 73 percent of 
our nation’s passenger and light duty truck fleet.  That 
means if we limit our charging to off-peak hours and 
implement smart charging during peak hours, elec-
tric vehicles should not strain our electric grid at all.  
Already, South Carolina is leading the way with electri-
cal vehicle (EV) charging stations.  The South Carolina 
non-profit, Plug In Carolina, predicts at least 100 EV 
charging stations in ten South Carolina cities will be 
operational by the end of 2011.  With these 100 EV sta-
tions, South Carolina will have one of the largest de-
ployments per capita in the United States.  
In the future, high-technology transportation equip-

ment will result in usable advance information available 
to motorists. For example, Intelligent Transportation 
Systems (ITS) along major corridors will save time and 
energy costs by alerting travelers to alternate routes when 
main thoroughfares become congested. 

D.  Landfill/Recycling
Landfill gas emitted by the nation’s 750 landfills has the 
potential to power three million homes if captured and 
converted into pure methane gas. Nationwide there are 
518 operational methane capture projects and 520 can-
didate landfills that could remove and purify landfill gas 
into clean methane gas. South Carolina has 11 operational 
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methane capture projects and seven candidate landfills 
including the Bees Ferry Landfill, which was opened 
in 1977 in the St. Andrews area of Charleston County. 
A portion of the site was formerly an unlined munici-
pal solid waste landfill that closed in 2006.  This closed 
portion of the landfill has approximately 2.9 million 
tons of waste in place and is recognized as a potential 
methane capture project.  The current 80-acre lined 
municipal solid waste site at the Bees Ferry Landfill 
was opened in 2006 and is also recognized as a poten-
tial methane capture project.  With a life expectancy 
of approximately 30 years, this site had approximately 
575,000 tons of waste in place as of July 2010.

The recycling of household and commercial waste 
is much more energy efficient than disposing solid 
waste and producing new materials.  The process of 
supplying recycled materials uses less energy than sup-
plying virgin materials to industry.  Additional savings 
are gained in the manufacturing process itself, which 
recyclables have already undergone.  In addition to 
recycling white goods, scrap metal, and tires that are 
collected at Bees Ferry Landfill, Charleston County has 
a voluntary curbside recycling collection program for 
the more populated areas of the County and numerous 
drop sites throughout the County for collecting the fol-
lowing: 
•	Glass bottles and jars;

•	Aluminum;

•	 Steel cans;

•	Aerosols;

•	 Plastics 1 - 7 (except plastic bags, plastic wrap, ex-
panded polystyrene); and

•	 Paper, paperboard and cardboard.
The Bees Ferry Landfill also houses a 40 acre 

Compost Facility, where yard waste that is brought to 
the facility is composted. The compost is then sold to 
customers for $10 a ton or $2 a bag. The landfill also 

has a paint remix program which offers customers the 
opportunity to buy paint for $4 for a five-gallon bucket 
at the Bees Ferry Landfill Convenience Center. 

E.  Building Codes
Currently,  Charleston County  enforces the 
International Building Code (IBC) and the International 
Residential Code (IRC) of 2006 as adopted by the State 
of South Carolina.  The exception to the IBC is that the 
State does not adhere to the Energy Element within 
the IBC, but rather a second document known as the 
International Energy Conservation Code (IECC) of  
2009. Charleston County encourages developers and 
homeowners alike to build based upon Leadership 
in Energy and Environmental Design (LEED), which 
is the most well known green building rating system.  
South Carolina was ranked sixth in 2010 for LEED-
certified buildings from the U.S. Green Building 
Council. However, LEED certification is voluntary. 

F.  County Facilities & Fleet
The County currently has 710 active vehicles in its fleet 
with an average age of 5.2 years. The County has 107 
vehicles that fall into the class of truck with an average 
age of 6.9 years old, 22 ambulances with an average of 
3.9 years old, 6 hybrid vehicles with an average of 4.4 
years old, 319 vehicles in the car class with an average 
age of 4.7 years old, 207 vehicles of the pickup truck 
type with an average age of 5.4 years old, and 49 ve-
hicles of the van class with an average age of 7.3 years 
old.  As a whole, the County’s fleet of vehicles has an 
average age of 5.2 years.

Charleston County is providing leadership in the 
production of sustainable energy in the region. In 2011, 
the County installed a solar power system on the roof 
of the Sheriff Al Cannon Detention Center. Power 
generated by the system is fed directly into the build-
ing power system and used as it is produced to offset 
energy from the power company. Because the power 

generated is fed directly into the power system, an 
energy storage system is not required, further reduc-
ing the effect on the environment, as batteries require 
replacement and disposal.  In addition, the County’s 
Consolidated 9-1-1 Center and Emergency Operations 
Center was designed to achieve the LEED silver certi-
fication by collecting rainwater, planting water efficient 
landscaping and using recycled materials.

Charleston County has 142 facilities encom-
passing approximately 2.8 million square feet.  The 
Charleston County Facilities Department has adopted 
the Charleston County Energy Conservation Program, 
which has resulted in reduced electrical consumption 
through conservation measures such as installing pro-
grammable thermostats, automatic switches, and en-
ergy efficient fixtures.  The County reduced electrical 
consumption by 9.3 percent in FY 10 based on an FY 
08 baseline, resulting in a savings of over $200,000. In 
FY 11, the County saved over $500,000 from the FY 
08 baseline by utilizing energy conservation and effi-
ciency measures.

G.  Workforce/Affordable Housing
Housing is affordable when no more than 30 percent 
of monthly income is spent on housing costs (mort-
gage, rent, insurance, HOA fees, etc.) according to 
the United States Department of Housing and Urban 
Development.  As illustrated in the Housing Element, 
housing costs in Charleston County are very high and 
wages have not kept pace with national averages.  Many 
of the more affordable homes are often not very energy 
efficient, meaning residents have higher utility costs.  
Additionally, many of the more affordable homes are 
located far from employment centers, requiring resi-
dents to drive long distances to and from their jobs.  
This results in increased vehicle miles travled (VMTs) 
and higher energy costs for  both residents and local 
governments. 
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H.  Food
In the United States, the average unit of food is trans-
ported almost 1,500 miles before it is consumed.  In 
addition, one calorie of food produced requires ten 
calories of fossil fuels.  This not only makes food more 
expensive for consumers, but also consumes an enor-
mous amount of energy resources.  

In September 2008, the Palmetto Agribusiness 
Council released a report, “The Economic Impact of 
the Agribusiness Industry in South Carolina,” which 
showed that the agriculture and forestry industry is 
the largest economic cluster in South Carolina, with a 
direct and indirect impact of almost $33.9 billion per 
year and nearly 200,000 jobs.  The availability of lo-
cally grown products affords our state and county the 
ability to provide food that is more fresh, costs less to 
transport, and reduces energy costs.

The County encourages agricultural uses through 
the goals and strategies of this Plan, the require-
ments of the Zoning & Land Development Regulations 
Ordinance, and through the Greenbelt Program, which 
has protected approximately 4,400 acres of farmland 
to date. 

Other efforts to promote local living include two 
strong privately funded campaigns:  the Lowcountry 
Local First campaign, which is part of the Business 
Alliance for Local Living Economics (BALLE) and 
Buy Local, a grassroots campaign to think, buy, and 

Chapter 3.10 Energy Element

be local.  The Buy Local campaign focuses on the 
need to re-circulate more money in our community 
to promote a strong local economy, to support and 
strengthen locally-owned, independent businesses 
and local jobs, to preserve and enhance our unique 
neighborhoods, and to establish economic justice in 
all communities.  

Other local opportunities include Community 
Supported Agriculture (CSA), a program that pro-
vides a direct connection between the farmer and the 
consumer, the Sustainable Seafood Initiative, a pro-
gram designed to promote the use of local and sus-
tainable seafood in South Carolina’s restaurants, and 
GrowFood Carolina, a program that provides distri-
bution and marketing services for small- and mid-
sized farms.  

I.   Education
South Carolina has a very high illiteracy rate.  Twenty- 
five percent (25%) of adults fall in a level 1 category, 
in that they cannot read a simple story to a child or 
fill out a job application. Thirty-one percent (31%) of 
adults fall in a level 2 category, in that they cannot 
perform higher level reading and problem-solving 
skills.  South Carolina has the fourth highest percent-
age (56 percent) of adults that fall within the level 1 or 
2 categories.  In Charleston County, approximately 25 
percent of adults experience extreme literacy issues.  

If residents do not have basic reading and comprehen-
sion skills, the concept, implementation, and benefits 
of energy efficiency are much more difficult to convey 
and understand.  
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3.10.3: ENERGY ELEMENT GOAL

Promote use of alternative energy sources and energy 
conservation measures that benefit our communities.

Energy Element Needs
Energy Element needs include, but are not limited to, the following:
•	 Promoting conservation of resources;

•	 Investing in renewable energies;

•	 Educating the public on alternative energy sources and energy conservation; and

•	 Encouraging public and private partnerships to facilitate alternative energy sources and 
energy conservation.

The following strategic actions should be undertaken by Charleston County and 
cooperating agencies in support of the Energy Element Goal and the other ele-
ments of this Plan.  These implementation strategies will be reviewed a minimum 
of every five years and updated every ten years from the date of adoption of this 
Plan.

ES 1. 	 Support recommendations of other elements in this Plan that reduce 
energy demand and promote energy efficiency by adopting policies and 
regulations that encourage more efficient and cost-effective uses of existing 
energy sources. 

ES 2. 	 Facilitate educational outreach, training, and technical assistance to 
promote energy efficiency and the use of alternative energy sources.

ES 3. 	 Utilize existing state, federal, and non-profit resources such as the South 
Carolina Energy Office and ENERGY STAR to promote energy efficiency 
and renewable energy sources. 

ES 4. 	 Conduct an energy audit for all County facilities (existing, undergoing 
renovation, and under design) and implement the recommended cost 
effective improvements.

ES 5. 	 Evaluate all County operations to promote energy efficiency and reduce 
energy consumption.

ES 6. 	 Convert the County fleet to more fuel-efficient vehicles over time.

ES  7.  	Evaluate the impact on vehicle miles traveled (VMTs) for both County 
residents and employees.  Consider performing a cost/benefit analysis of 
having County facilities and services in centralized areas as compared to 
having more satellite facilities to bring services closer to residents.

3.10.4: ENERGY ELEMENT STRATEGIES AND TIME FRAMES

ES 8.  	Expand the provision of online services, where practical, to reduce or eliminate 
the need for the public to travel to County facilities.

ES  9.  	Develop a County policy on telecommuting when it is a viable management 
work option to reduce VMTs by employees commuting to and from work.

ES 10. 	Provide support facilities at County buildings to promote walking and cycling 
to work. Support facilities may include, but are not limited to, bike racks, 
lockers, changing areas, and showers.

ES 11. 	Streamline and reduce government barriers to facilitate green building design.

ES 12. Adopt a voluntary approach to promoting green building code standards.

ES 13. 	Adopt a voluntary approach to promoting sustainable landscaping that aids in 
energy conservation such as strategically planting trees around buildings and 
parking lots for shade and as windbreaks to help reduce cooling and heating 
costs.

ES 14. Support weatherization programs, such as the Weatherization Assistance 
Program offered throughout the U.S. Department of Energy, and local agencies 
who are implementing these programs. Weatherization techniques such as 
those listed below can lower utility bills in existing older homes and in new 
construction:

	 - Adding insulation to attics/walls;

	 - Weather stripping doors and windows; and

	 - Using insulating foam on pipes and electric outlets.  

ES 15. 	Analyze development regulations to remove any unnecessary regulatory 
barriers that deter local renewable energy generation.
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3.10.4: ENERGY ELEMENT STRATEGIES AND TIME FRAMES CONTINUED

ES 16. Provide standards for solar collectors and wind generators as accessory uses 
in the Zoning and Land Development Regulations Ordinance.

ES 17. Monitor state and federal legislation that promotes energy efficiency and 
renewable or alternative energy sources such as net metering legislation 
that would allow those that produce alternative energy (e.g. wind and solar) 
to sell excess generated electricity back to the grid.

ES 18. 	Support individuals, farmers, and organizations involved with local food 
production and implement the strategies developed by the Charleston 
County Council Agriculture Issues Advisory Committee to promote 
agriculture in the area. Examples include but are not limited to supporting 
the following:

	 - Agricultural education (all levels);
	 - Food to School programs;
	 - Agri-business incentives;
	 - Local farmers markets;
	 - Community gardens; and
	 - Food Co-ops.

ES 19. Explore the feasibility of commuter rail service, light rail service, and bus 
rapid transit service within the Urban/Suburban Area of the County.

ES 20. Adopt land use regulations that allow clustered development, 
interconnectivity, and walkable communities at higher densities near 
accessible transportation corridors and nodes.

ES 21. Adopt land use regulations that allow the establishment of electric vehicle 
charging stations where feasible.

ES 22. Support tax incentives for properties that install/utilize alternative energy 
sources, such as solar power.



162 Charleston County, South Carolina: Comprehensive Plan

Intentionally Blank



 163

Part 4: Additional Resources & References
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Chapter 4.1 Definitions

Affordable Housing 
‘Affordable housing’ means in the case of dwelling 
units for sale, housing in which mortgage, amortiza-
tion, taxes, insurance, and condominium or associa-
tion fees, if any, constitute no more than 28 percent of 
the annual household income for a household earning 
no more than 80 percent of the area median income, 
by household size, for the metropolitan statistical area 
as published from time to time by the U.S. Department 
of Housing and Community Development (HUD) 
and, in the case of dwelling units for rent, housing 
for which the rent and utilities constitute no more 
than 30 percent of the annual household income for 
a household earning no more than 80 percent of the 
area median income, by household size for the met-
ropolitan statistical area as published from time to 
time by HUD. (SC Priority Investment Act Section 4.)

Agricultural Conservation Easement
A legal agreement restricting development on farmland.  
Land subjected to an agricultural conservation ease-
ment is generally restricted to farming, forestry, and/
or open space use.  (See also Conservation Easement.)

Agri-tourism
In general, agri-tourism is the practice of attracting 
travelers or visitors to an area or areas used primar-
ily for agricultural purposes. Very often, the idea of 
tourism stimulates images of mass-produced travel 

that attracts a large number of travelers. These im-
ages may discourage small business owners from 
considering tourism as an option for enhancing 
their agriculture revenues. However, agri-tour-
ism can be viewed much like eco-tourism in that 
it is small-scale, low-impact, and, in most cases, 
education-focused. (Va. Tech/VSU Cooperative).

Bulk and Area Regulations
The combination of land development regulations that 
establishes the maximum size of a building and its loca-
tion on a parcel of land.  Components of bulk regulations 
include: size and height of building; location of exterior 
walls at all levels with respect to lot lines, streets, or other 
buildings, building coverage, gross floor area of build-
ings in relation to lot area; open space requirements; 
and amount of lot area provided per dwelling unit.

Clustering
A form of development where houses are built 
close together in areas.  By grouping houses on a 
small section of a large parcel of land, clustering is 
a technique that can be used to protect open space.

Complete Streets
Transportation policies that incorporate aesthetics as 
well as alternative modes of transportation such as 
bike lanes, sidewalks, and mass transit into the trans-
portation system.

Conservation Easement
A legally recorded, voluntary agreement that lim-
its land to specific uses.  Easements may apply to 
entire parcels of land or to specific parts of a prop-
erty.  Most are permanent; term easements impose 
restrictions for a limited number of years.  Land 
protected by conservation easements remains on 
the tax rolls and is privately-owned and managed.

Density
The number of housing units per unit of land.  
The density of a development of 100 units oc-
cupying 50 acres is 2 units per acre.  The control 
of density is one of the basic purposes of zoning.

Development Rights
Development rights entitle property owners to develop 
land in accordance with local land use regulations.

Farmland Soils
Soils that are determined by the Natural Resources 
Conservation Service (NCRS) to be prime farm-
land, as well as soils that are considered unique 
farmland, and farmland of statewide importance 
capable of producing crops.  NCRS has established 
criteria that are used to assign soils to each catego-
ry of farmland soils.  Farmland soils are identified 
and mapped on a countywide basis by the NCRS.
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Geographic Information System (GIS)
A method of storing geographic information on 
computers.  Geographic information can be ob-
tained from a variety of sources, including topo-
graphic maps, soil maps, aerial and satellite imagery, 
and many others.  Using GIS software, the computer 
can create special maps for presentation, can ana-
lyze spatial data from different sources simultane-
ously, and can generate interpretive maps. Among 
the many benefits of GIS are easily updated digital 
databases that can be used to print maps easily and 
efficiently, that can be easily shared by many users, 
and that can be used to analyze spatial relationships 
among the physical, social and natural environments.

Greenbelt
The native Lowcountry landscapes, greenway and 
trail corridors, undeveloped landscapes and habitat 
for plants and animals that have been defined, both 
through public opinion and by the passage of the 
Transportation Sales Tax, as highly desirable landscapes 
for conservation and protection. The Greenbelt System 
for Charleston County is designed to protect and con-
serve these resources and further to connect residents 
and visitors to these cherished landscapes.  There are 
two distinctly important types of greenspace types 
that add value and function for the Charleston County 
community. The first is non programmed natural open 
space, which consists of wetlands, marshes, streams, 
native forests, meadows, and other Lowcountry land-
scapes. These lands serve to protect the fragile ecology, 
native plants and animals that inhabit the Lowcountry. 
The second type is programmed open space that con-
sists of productive lands (managed forest and farm), 
parks, trails and lands that the County, PRC, munici-
pal, State and Federal governments, and private sec-
tor land conservation organizations own and manage. 

Green (Space)
An open space available for unstructured recreation, 
its landscaping consisting of grassy areas and trees.  
May or may not be associated with the Greenbelt. 

Infill (Development)
Development or redevelopment of land that has 
been bypassed, remained vacant, and/or is under 
used as a result of the continuing urban develop-
ment process.  Generally, the areas and/or sites 
are not particularly of prime quality; however, 
they are usually served by or are readily accessible 
to the infrastructure (services and facilities) pro-
vided by the applicable local governmental entity.  

Land Development Regulations
Regulations regarding the development of land within 
the County including development review procedures, 
zoning, subdivision, and development standards.

Ombudsman
A government official working in an advocacy capacity. 

Open Space
 Any parcel of land or portion thereof, water feature,  es-
sentially unimproved (net of impervious surfaces) and 
set aside, dedicated, designated, or reserved for either 
public or private use or enjoyment or for the use and 
enjoyment of owners, occupants, and/or their guests 
of land adjoining or neighboring such open space.

Parks and Recreation
Parks, playgrounds, swimming pools, recreation facili-
ties, and open spaces available to the general public, ei-
ther without a fee or under the management or control 
of a public agency.

Public Infrastructure
Transportation systems or facilities, water systems 
or facilities, wastewater systems or facilities, storm 
drainage systems or facilities, fire, police and emer-
gency systems or facilities, school systems or fa-
cilities, open space/park and recreation systems 
and facilities, government systems or facilities, elec-
tric utilities, gas utilities, cable facilities, or other 
capital facilities providing services to the public.  

Sustainable Development
A development practice or type of development 
that maintains or enhances economic opportunity 
and community well-being and protects and/or re-
stores the natural environment upon which people 
and economies depend.  Also development or build-
ing practices and products that meet the needs of the 
present without compromising the ability of future 
generations to meet their own needs. Durable low 
maintenance materials, recycled or renewable raw 
materials used in construction are often referred to 
as sustainable materials. Neighborhood configura-
tion that reduces energy dependence and individual 
carbon-foot prints through incorporated pedestrian, 
bike, and mass transit transportation alternatives. Or 
Architectural design that reduces energy and resource 
consumption through innovative “green” systems. 

Workforce Housing
Housing affordable to low and moderate income 
families (those earning up to 120% of the Charleston-
North Charleston Metropolitan Statistical Area 
(MSA) median family income, as defined in 
the schedule published annually by the U.S. 
Department of Housing and Urban Development).
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Chapter 4.2 Index of Resources
Support and Related Documents 

The following documents are integral 
parts of the creation and implementa-
tion of this Comprehensive Plan.  They 
are available from the County Plan-
ning Department and are included 
here for reference purposes. 

•	 Data and documents provided by the 
Berkeley-Charleston-Dorchester Council 
of Governments

•	 Charleston County Plan Implementation 
Toolbox

•	 Charleston County Demand Analysis 2007

•	 Charleston County Capacity Analysis 
2008

•	 Charleston County Greenbelt Plan 2006

•	 Charleston County Comprehensive 
Transportation Plan 2006

•	 DuPont | Wappoo Community Plan

•	 Parkers Ferry Community Plan

•	 Summary of Public Comments October 
2007

•	 Summary of Public Comments February 
2008

•	 Summary of Public Comments July 2008

•	 Summary of Public Comments 2014

Berkeley-Charleston-Dorchester Council of Governments. 2004. Berkeley 
County Comprehensive Plan Update 2004. Charleston: Berkeley-
Charleston-Dorchester Council of Governments. 

Berkeley-Charleston-Dorchester Council of Governments. 2004. 
Dorchester County Comprehensive Plan Update 2004. Charleston: 
Berkeley-Charleston-Dorchester Council of Governments.

Berkeley-Charleston-Dorchester Council of Governments. 2005. Growth 
Indicators in the Berkeley Charleston Dorchester Region. Charleston: 
Berkeley-Charleston-Dorchester Council of Governments.

Berkeley-Charleston-Dorchester Council of Governments. 2004. Town of 
Awendaw. Charleston: Berkeley-Charleston-Dorchester Council of 
Governments.

Berkeley-Charleston-Dorchester Council of Governments. 1999 and 2006. 
Town of McClellanville Comprehensive Plan. Charleston: Berkeley-
Charleston-Dorchester Council of Governments.

Berkeley-Charleston-Dorchester Council of Governments and Toole 
Design Group. 2005. Berkeley Charleston Dorchester Regional 
Pedestrian and Bicycle Action Plan. College Park: Toole Design 
Group.



Chapter 4.2 Index of Resources 167

Berkeley Charleston Dorchester Council of Governments. 2000. Berkley-
Charleston-Dorchester Water Quality Management Plan 1996 
Update. North Charleston: Berkeley Charleston Dorchester 
Council of Governments.

Charleston County, EDAW, AECOM, Greenways Incorporated. 2006. Mark 
Clark Community Impact Assessment. Unknown.

Charleston County Administrator. Fiscal Year 2007 Charleston County 
Annual Report. North Charleston: Charleston County.

Charleston Business Journal. http://www.charlestonbusiness.com/ 
(accessed July 23, 2008)

Charleston County Council. 2007. Capital Improvement Plan (CIP). North 
Charleston: Charleston County. 

Charleston County Economic Development Department. 2006. 2006 in 
Review. North Charleston: Charleston County. 

Charleston County Park and Recreation Commission. 2007. Golf Course 
Inventory. Charleston: Charleston County Park and Recreation 
Commission.

Charleston County Planning Department. 2001. Charleston County 
Settlement Areas Study. North Charleston: Charleston County. 

Charleston County School District. 2006. School Capacity Study. North 
Charleston: Department of Facilities Improvements. 

“Charleston County School District” (Unknown). < http://www.
ccsdschools.com/> (accessed 23 July 2008).

Charleston Metro Chamber of Commerce. 2007.  Economic Forecast 
Charleston Region, South Carolina. Charleston: Charleston Metro 
Chamber of Commerce.
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net/ (accessed July 23, 2008)
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City of Charleston. Unknown. City of Charleston Century V City Plan. 
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City of North Charleston. 1996. Comprehensive Plan. North Charleston: 
City of North Charleston.

City of Charleston. 2007. Johns Island Community Plan Draft. Charleston: 
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Edisto Island Study Committee. 1985. Edisto Island Land Use Policy 
Recommendations. Edisto Island: Town of Edisto Island.  
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Isle of Palms Planning Commission. 2004. Comprehensive Plan for the City 
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INTRODUCTION/PREFACE

This document is an appendix to the Charleston County Comprehensive Plan, and is 
designed to assist in accomplishing the adopted goals and strategies.  The following is 
a “toolbox” of actions and strategies Charleston County might consider undertaking to 
achieve the Plan’s vision for the future.  The strategies are organized around five “core” 
elements or themes:

1.	 The Planning and Land Use Regulation Strategies Section includes an overarching 
set of planning tools that the County can use, and in some cases already uses, to en-
able many of the action strategies of the Plan.  Updating these tools for consistency 
with the Comprehensive Plan is the first step in achieving the Vision of the Plan.  

2.	 The Land Use and Public Facilities Linkages, and Fiscal Sustainability Section fo-
cuses on tools that allow the County to proactively manage growth by recognizing 
the connection between growth and the provision of services.  The tools include 
methods to prepare facility needs assessments, to estimate timing and cost of pro-
viding facilities and services to new development, and alternative models to increase 
revenue to fund infrastructure improvements.   

3.	 The Intergovernmental Coordination Section focuses on the issues of implement-
ing the Plan in an environment influenced by multiple jurisdictions, various plans, 
diverse interests, and ever-changing jurisdictional boundaries. These tools provide 
guidance on the types of agreements and efforts the County could pursue to ensure 
coordination amongst the various jurisdictions to successfully implement the Plan. 

4.	 The Rural Preservation Section focuses on regulatory and administrative 
actions the County could pursue to further the efforts to protect the unique 
Lowcountry rural landscapes.  Rural preservation is aided by other key themes 
of the Plan such as directing growth to areas with available infrastructure and 
services.  Protection of the rural character is interconnected with most of the 
other implementation tools in this document. 

5.	 The final section is Design Quality and Character.  The tools in this section fo-
cus on guidelines (non-regulatory) or standards (regulatory) the County could 
include in the development review process to influence the quality and charac-
ter of growth rather than just how much and where development takes place.  

The following tools may be mixed and matched to meet the resources and needs 
of the County in the coming years.  This document attempts to provide a strong 
foundation and understanding regarding approaches available for implementation.  
The information within the following sections should provide the County decision-
makers with the tools necessary to manage the County’s growth in a spirit consistent 
with the vision of the Charleston County Comprehensive Plan. 
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A SPECIAL NOTE ON THE ANNUAL WORK PLAN FOR IMPLEMENTATION

Through the 2008 update of the Plan, Planning Commission recognized that there are geographic areas of the County, which due to location along major roadways, close 
proximity to the municipal jurisdictions, or perceived impact if the area is developed warrant additional study and planning. These areas were identified in the plan as 
“Special Planning Areas.”  The Implementation of the recommendation for further planning can be carried out in the short to mid-term.  Each of the nine areas will require 
a customized planning approach.  The County’s Planning Department can head these efforts based on an annual directive from County Council with adequate resources.

The Zoning and Land Development Regulations Ordinance will be used to implement many of the strategies overlay districts for the area plans and special corridors identi-
fied in the Annual Work Plan for Implementation in combination with service and transportation land use planning. However, one of the unique topics in the Annual Work 
Plan for Implementation is in regard to Developments of County Significance.  These geographic locations are identified as large areas in a rural context, where there is 
expressed desire to develop.  If development occurs in these locations there will be a change to the landscape, thereby impacting the established way of life in potentially 
dramatic ways.  Because of their location in relatively rural areas, access to services like sanitary sewer, roads, and to some extent schools, and EMS/fire services are cur-
rently unavailable or severely limited.  Providing these services will be a challenge for such large areas and require extensive financial resources to complete.  To ensure the 
agency approving the development is the one responsible for providing services and that a comprehensive approach is taken to evaluate the impacts of the development, 
it is recommended in the Plan that the County establish Intergovernmental Agreements with relevant jurisdictions.

It is impractical to guess what the impacts of such large developments will be, so it is the intent of the Annual Work Plan for Implementation to tackle each area specifi-
cally to complete detailed area studies.  One of the first steps the County should take to address Developments of County Significance is to enter into Intergovernmental 
Agreements with the other jurisdictions to make sure the impact of such a development is not unfairly shifted to a jurisdiction with little or no regulatory control.  It is 
essential that the development approval jurisdiction be able to ensure proper services without undue hardship to existing residents and landowners.  Intergovernmental 
Agreements are explained under separate heading below.

The second layer of concern for the County in regard to Developments of County Significance is the proper treatment of the application and development approval process 
when and if it is not consistent with the current Comprehensive Plan recommendations but could be in keeping with the overall vision and the criteria established in the 
Plan.  This second tier utilizes Plan Amendments, Development Agreements, and Planned Development and Form-Based Zoning Districts applications as well as criteria 
for such developments.  Development Agreements and Planned Developments are also explained in more detail in the following sections.
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1. PLANNING AND LAND USE STRATEGIES

The Planning and Land Use Strategies reflect the approach most commonly used by com-
munities in the pursuit of planning goals.  This list represents the basic tools the County 
has used to update and implement the Comprehensive Plan.  These are options that are 
not novel and provide familiar foundation for effective management of County growth.  
These tools include:

A.	 The Zoning and Land Development Regulations Ordinance
		  i.      Overlay and Special Use Zoning Districts
		  ii.     Planned Development Zoning Districts

B.	 Development Agreements

C.	 Developments of County Significance

D.	 Coordination with Other Planning Efforts

Each of these tools is explained below. 

A. The Zoning and Land Development Regulations Ordinance

The Zoning and Land Development Regulations Ordinance is the predominate regulatory 
tool the County has to implement the Comprehensive Plan.  This ordinance provides 
standards that development must meet and therefore is the link between the recommen-
dations of the Plan and the resulting development in the County. It will be important 
that the Zoning and Land Development Regulations Ordinance be evaluated to determine 
where updates are needed to be consistent with the vision of the Plan. 

i. Overlay and Special Purpose Zoning Districts
As established in the Zoning and Land Development Regulations Ordinance the County 

can put into effect an overlay or special purpose zoning district to create development 
controls for a particular area.  These districts can be used to focus regulations that are 
customized for a specific geographic area which can vary from the underlying zoning.  
This tool can be effective as follow up implementation for strategic land use plans and in 
the case of infill development to ensure new infill matches the character of existing devel-
opment.  They are also particularly useful in areas along jurisdictional boundaries to pro-
vide consistent regulations between the County and municipalities.  Overlay and Special 
Purpose Zoning Districts are most appropriate in cases where a number of properties are 

owned by various parties but share some common characteristic or feature that should 
be protected or enhanced rather than modified by base zoning standards that may not 
be consistent with the features unique to the area.  Examples include modified setbacks, 
design standards, or standards to address a unique natural feature. 

ii. Planned Development Zoning Districts
Planned Development Zoning Districts (PD), which are provided for in the Zoning 

and Land Development Regulations Ordinance, are intended to promote innovative site 
planning through flexible development standards.  There can be mutual benefit to both 
developer and County from a PD because in exchange for flexibility the development 
typically includes open spaces, affordable homes, and other amenities. 

The PD is a good companion to a Development Agreement because it provides a tie 
to the development standards that can be customized for a particular site and develop-
ment. 

In trying to achieve the Plan’s core elements, County baseline standards for future 
planned developments should address or continue to address the topics listed below.  
Following establishment of the minimum standards, the County should adopt the base-
line standards as part of its development code.
•	 Open space.   It is common for developments to require some open space (see 

Open Space definition, page 126).  Current PD regulations call for the provision of 
open space if the PD includes a request to increase residential density to the maxi-
mum density recommended for the property by the Comprehensive Plan.  When 
this is the case, a minimum of 0.2 acres of common open space per dwelling unit 
is required in the Rural Area and 0.05 acres of common open space is required in 
the Urban/Suburban Area.  Ten percent of the land area designated for office, com-
mercial, and/or industrial uses is required for any PD requesting density increases 
as described above, regardless of its location in the County.

•	 Environmental protection.  As under current regulations, PDs should continue 
to protect any resources determined significant by the Planning Director.  These 
include but are not limited to: agricultural soils and active farmland, buffer ar-
eas between active farmland and existing/planned future non-farm development, 
wetlands, mature trees, land adjacent to preserved farmland on neighboring 
properties, scenic views, water access and shoreline buffers, and habitat of spe-
cies designated as of federal, state and local concern.  PDs also must comply with 
all provisions of tree protection and preservation regulations and must adhere 
to the waterfront development standards of the underlying base zoning district.  
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Additionally, as part of the review process, coordination with other applicable agen-
cies regarding environmental impacts and cultural/historic/archaeological resources 
may be performed to better inform the planning staff, public, and policymakers of the 
effects of a given development.  

•	 Transportation and public facilities.  PDs should comply with transportation de-
mand management, traffic impact assessment, and any public facility mitigation re-
quirements, and should not be allowed to waive or modify those requirements.

•	 Connectivity and access management.  PDs should comply with all local connectiv-
ity and access management rules and should not be allowed to waive or modify those 
requirements. 

•	 Design Character and Quality.  PDs should meet or exceed all mixed-use, transi-
tional, and community form standards and guidelines and should not be allowed to 
waive or modify those requirements.  

B. Development Agreements

A Development Agreement is a somewhat unique tool in South Carolina that allows both 
local governments and a developer or land holder to enter in to an agreement that grants 
development rights and ties them to adequate public facilities through a public process.  
Development Agreements can be useful in cases that involve review and action by multiple 
governmental agencies.  The South Carolina Local Government Development Agreement 
Act requires a detailed submission for any Development Agreement. 

 
Under South Carolina state law, Development Agreements must conform to local devel-

opment standards, and so they often are combined with a planned development ordinance 
(PD) to establish a negotiated approval for development over an extended period of time. 
The requirement for conformance to the local comprehensive plan influences the decision 
to require Developments of County Significance (described in the next section) to request 
a Plan Amendment when located in the Rural Areas.   In Charleston County, Planned 
Developments are governed by the Charleston County Zoning and Land Development 
Regulations Ordinance. Development Agreements are allowed under Chapter 3 if they are 
in accordance with South Carolina Code of Law, Title 6, Chapter 31.  

Any future Development Agreements should be required to meet or exceed the min-
imum standards outlined below (as stated in the Plan): 
•	 Preservation of a portion of the land for open spaces, natural features and/or rec-

reational areas (see Open Space definition, page 165);

•	 A historic and archeological resource study;

•	 Preservation, mitigation and/or management of significant cultural, historic and 
archaeological sites, resources and landscapes;

•	 Information regarding the location, density and intensity of proposed land uses;

•	 Proof that the proposed form and character of development is compatible with 
the intent of the Rural Area guidelines;

•	 Proof that residential land use patterns are coordinated with employment and 
service opportunities in the area of the proposed development;

•	 Inclusion of a variety of housing ownership types and affordability;

•	 Economic development information such as economic feasibility analysis, esti-
mates of average annual ad valorem tax yields, economic development analysis of 
the impact on the economy and employment market;

•	 Fiscal impact analysis of the public infrastructure needs;

•	 List of required public improvements including, but not limited to transporta-
tion improvements; educational facilities, public safety services, and government 
facilities; 

•	 Traffic impact study;

•	 Interconnected and complete transportation network; 

•	 Analysis of public transit alternatives;

•	 Provision of transportation alternatives; and 

•	 Emergency evacuation plans.

In addition, existing Development Agreements that are re-opened should be re-
quired to meet these minimum standards, to the extent permitted by law.  Further, 
all future Development Agreements should contain language and criteria to establish 
when an agreement can be re-opened based on a set of defined conditions.  These con-
ditions should include:
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•	 A phasing schedule that requires phases to be completed within a specified period 
of time, or the Development Agreement will be re-opened (something the statute 
does not require, but allows); 

•	 A schedule that requires the transportation analysis component and mitigation re-
quirements to be re-evaluated after certain thresholds are reached, to ensure trans-
portation impact and mitigation issues are addressed; 

•	 Recognition that subsequently adopted laws are not in conflict with the Development 
Agreement and can be applied, if at a public hearing the County Council deter-
mines: 

•	 There are substantial changes that have occurred within the County 
which, if  not addressed by the County, would pose a serious threat to 
the health, safety, and welfare; 

•	 The new laws address these problems and are essential to addressing 
them; and

•	 The laws expressly state they are to apply to the Development Agreement; 

•	 Recognition that subsequently adopted laws can apply to the Development 
Agreement if it is found that the Development Agreement was based on substan-
tially and materially inaccurate information supplied by the developer.

The County could adopt these standards as part of its local code for Development 
Agreements.

C. Developments of County Significance

Generally the first time the concept of defining and regulating projects of county or re-
gional significance was seriously considered occurred in the late 1960s when the American 
Law Institute (ALI) of the American Bar Association decided to prepare a Model Land 
Development Code. The Model Code embraced two forms of the concept: the develop-
ment of regional impact (DRI) and development of regional benefit (DRB) process, which 
served two different purposes; under the Model Code, the DRI process allowed for extra 
local review of development projects of a certain size to ensure any extra-local or regional 
impacts were addressed; the DRB process allowed for extra local review and preemptive 
decision making to ensure projects of regional benefit were not rejected at the local level 
because regional benefits were not considered (American Law Institute of the American 
Bar Association, 1976; Pelham, 1979; Bollens, 1992). 

These proposals about projects of regional significance in the Model Code came in 
response to several problems identified with the traditional framework of local plan-
ning and zoning. First was the incapacity or unwillingness of local governments to 
address the issues of extra-local impacts when they considered development propos-
als. Second was the incapacity or unwillingness for local governments to consider the 
positive regional benefits of certain types of development proposals that would clearly 
have negative local impacts, like prisons or solid waste sites (LULUs, or locally unwant-
ed land uses). It was suggested that unless these problems were addressed, the results 
would lead to environmental degradation, the inefficient siting of public facilities and 
regional inequality (Babcock, 1966; Bosselman and Callies, 1971; Reilly, 1973; Healy and 
Rosenberg, 1979; Plotkin, 1988). The Model Code recommendation was to allow limited 
state regulatory preemption into local decision making to address these problems. 

Since that time this concept has been recognized as a legitimate and much needed 
planning tool to ensure extra-local impacts and regional benefits are addressed in the 
land use regulatory process, and a hand full of states have embraced the concept in a 
variety of forms. The broad-based and oldest state initiative where the project of re-
gional significance concept has been adopted and implemented is in Florida, where in 
1972, the Florida Environmental Land and Water Management Act (1972) was adopted, 
establishing the development of regional impact (DRI) review process. It has been in 
place now for over 25 years. 

The lessons learned from the practice experience in implementing and administer-
ing a project of regional impact type review are multiple. However, one clear lesson 
learned is that translating the concept of “regional significance” into a clear and work-
able definition that is “implementable” with some degree of efficiency is challenging 
-- requiring consideration of multiple policy and technical issues. They include fun-
damental matters like what resources in the region are truly regional in nature and 
therefore require the evaluation of extra-jurisdictional impacts (e.g., potable water 
sources, roads, wastewater treatment facilities, water quality issues, wildlife impacts, the 
economy and housing); what methods are acceptable in evaluating regional impacts; 
and at what threshold is the size of a proposed project development going to generate 
significantly substantial impacts on regional resources.

There are a number of different ways to define “projects of regional significance.” 
They include numerical thresholds by land use type; numerical thresholds based on 
public facility impact; numerical thresholds based on employment generation; thresh-
olds based on impacts to natural, historic, archeological or cultural resources; thresh-
olds based on extra-local impacts; and thresholds based on public facility type.

Beyond the pure definition, but relevant to the workability of the definition to the 
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overall program initiative are structural issues about process and intergovernmental rela-
tions (e.g., procedurally, how will the program work, and how is intergovernmental review 
considered), and general implementation.  This is the case in Charleston County.  South 
Carolina has not adopted a system like Florida’s or the Model Code’s.  Just as clear as a 
practical matter, Charleston County, the municipalities within its borders, and neighbor-
ing counties and municipalities are faced with potential Development of Regional/County 
significance whatever definition is agreed upon.  It is important that the municipalities 
communicate and coordinate their processes with one another.  The same underlying ra-
tionale applies as with other tools.  For physical and fiscal reasons, and for their own eco-
nomic welfare and quality of life, these governments need to communicate and coordinate.  
Developments of County Significance are governed by Chapter 3 of the Zoning and Land 
Development Regulations Ordinance.

D. Coordination with Other Planning Efforts

One of the most basic approaches the County can take in pursuit of implementation is 
more focused or strategic planning efforts to develop recommendations or policies related 
to a particular area of County management or a geographically specific area.  The general 
goals and strategies in the Comprehensive Plan are broad based and apply countywide.  
However, there are areas where more detailed and specific recommendations could be 
beneficial.  The Plan identifies geographic areas where further planning will be needed; the 
approach for those Area Plans is detailed in the “Annual Work Plan for Implementation.”  

Coordination with other jurisdictions as well as other County departments that are re-
sponsible for ordinances that further the strategies of the Comprehensive Plan is discussed 
in the Comprehensive Plan, as well.  Listed below are some general items regarding strate-
gic land use plans and information on County plans and programs currently in place that 
further the goals of the Comprehensive Plan.  

i. Strategic Land Use Plans
The County has the ability to undertake area specific land use plans that can focus on 

the context and conditions of a specific area.  There are several locations identified in the 
Comprehensive Plan for further study. 

These recommendations include coordination with adjacent jurisdictions to make sure 
the plan for the area is consistent across jurisdictional boundaries.  These plans should 
focus on assessment of: 

•	 The physical character of surrounding land uses and buildings;

•	 Road and transportation impacts;

•	 Availability of services; and 

•	 Public input. 

Following the example established in locations such as The Mount Pleasant Overlay 
District, Sweetgrass Basket Special Consideration Area, the County and impacted ju-
risdictions should establish coordinated regulatory overlay zoning districts to provide 
consistent guidance and standards for development in these areas. 

ii. The Charleston County Greenbelt Plan
Charleston County voters initiated two strategic plans in 2004 when they voted in 

a countywide referendum to raise funds for transportation related improvements us-
ing a Half-Cent Sales Tax. The referendum includes requirements for acquisition and 
protection of green spaces called “greenbelts.”  The County prepared a Comprehensive 
Greenbelt Plan to provide an open public process to identify key resources and pre-
pare a strategy for the best way to achieve the intent of the referendum.  The Greenbelt 
Plan provides the County with the direction and tools necessary to allocate funds from 
the One Half-Cent Sales Tax toward Greenbelts.  The County has since established the 
Greenbelt Program to administer the day-to-day activities and acquisition of land into 
in the County’s Greenbelt Plan.

iii. The Charleston County Comprehensive Transportation Plan
As a result of the 2004 referendum, the County established RoadWise, a division un-

der the Deputy County Administrator for the Half-Cent Sales Tax Program, to manage 
and oversee transportation related improvements.  The Transportation Advisory Board 
prepared the Charleston County Comprehensive Transportation Plan that identifies a 25 
year (through 2030) allocation of resources to transportation improvement projects.  
The Comprehensive Transportation Plan is a key resource in the achievement of Plan 
related strategies for improvements to the County’s transportation networks and road 
conditions.

iv. Solid Waste Management Plan
The County operates solid waste management services and facilities through the 

Solid Waste Division.  The Division maintains a Master Plan which considers the vari-
ous costs and benefits associated with solid waste management options.  The plan was 
updated concurrent with the Comprehensive Plan and details the approach the County 
will take in management of recycling and solid waste disposal facilities. 
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v. Stormwater Management Program
In October of 2007, the County put into effect the Charleston County Stormwater 

Program Permitting Standards and Procedures Manual to “protect, maintain, and enhance 
water quality and the environment of Charleston County and the short-term and long-
term public health, safety, and general welfare of the citizens of the Charleston County.”  
The program is intended to minimize property and environmental damage caused by 
development.  This is a significant implementation tool for many of the strategies dealing 
with sustainable and environmentally sensitive development. The County is in the pro-
cess of preparing a County Stormwater Management Plan.

vi. Public Private Partnerships
There are some elements of the Plan for which the County has the most control over 

implementation.  However, there are elements where partnerships with other agencies 
particularly private agencies can be a benefit in implementation.  Agencies such as the 
South Carolina Community Loan Fund (formerly Lowcountry Housing Trust) that can 
provide a unique resource to determine best practices the County could use to further 
many of its goals.  A public private partnership can be useful for initiatives such as afford-
able housing initiatives, when the County may not have in-house resources. 
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2. LAND USE AND PUBLIC FACILITIES LINKAGE AND 
FISCAL SUSTAINABILITY

One of the major themes in the Comprehensive Plan is the need to link land use decisions 
to the availability of public facilities and services in a fiscally sustainable manner.  The goals 
and strategies of the Comprehensive Plan establish a policy for the County to ensure that 
future growth is balanced with adequate provision of public facilities and services.  However, 
the following tools could be used to further strengthen this effort.  As discussed below, tools 
such as a Capital Improvements Program (CIP) and an Adequate Public Facilities Ordinance 
(APFO) can be effective in shaping, directing, and accommodating growth when land use as-
sumptions and projections are taken into account in facilities planning.  The state mandated 
Priority Investment Act is essentially a requirement for a Capital Improvements Program for 
certain public facilities that requires intergovernmental communication.  Communication is 
the first step to coordination, and in Charleston County, intergovernmental coordination is 
essential to success.  Investments in infrastructure and service provision should be directed 
to the Urban/Suburban Area of the County, located within the Urban Growth Boundary, to 
alleviate development pressure in the Rural Area of the County.  Properly funded facilities 
plans that reinforce and facilitate compact growth in defined areas while working to meet 
needs elsewhere will result in less development pressure in the Rural Area of the County.   

To address these goals, the County should consider focusing its efforts on the following 
planning, regulatory, and funding actions:

•	 Prepare a Capital Improvements Program (CIP) for transportation, parks, public safety, 
stormwater management, and public buildings in accordance with the South Carolina 
Priority Investment Act as well as the County’s Future Land Use Plan. 

•	 Establish Adequate Public Facilities Ordinances (APFOs), polices that only allow new 
development where adequate public infrastructure, such as transportation, potable wa-
ter, and wastewater, to serve the development is in place at the time of impact of the 
proposed development.  Establishing APFOs will require extensive coordination with 
other local jurisdictions to set up agreements regarding these policies.

•	 Establish financial feasibility for CIPs and APFOs through a fiscal impact assessment.

The following tools are included to support these efforts:

A.	 Capital Improvement Program
B.	 Impact Assessments 
C.	 Adequate Public Facilities Ordinance
D.	 Funding Tools

A. Capital Improvement Program(s)

A CIP is a five- or six- year schedule of capital projects for public facilities.  Types of 
public facilities in a CIP might include transportation, public water and sewer, parks, 
stormwater, public safety, public buildings, and schools.  Many communities prioritize 
these facilities and develop a CIP for three or four public facilities.  Chief among these 
are transportation, potable water, wastewater, and public safety.  

A CIP is most effective when coordinated with assumptions and goals in the com-
prehensive plan.  A CIP is effectively a business plan for the County both fiscally and 
physically:  
•	 Fiscally:  A properly funded CIP is a fiscal business plan for meeting the infra-

structure needs of the County.  It takes stock of where the County is presently with 
regards to service provision.  It identifies present deficiencies and future needs.  It 
then pairs these needs with funding sources in a fiscally feasible manner.

•	 Physically:  The CIP is also a part of a larger business plan for guiding growth.  
Infrastructure improvements facilitate development.  A CIP that takes the land 
use and development goals of the community into account can influence the 
shape and location of development.  A strong CIP directs where development 
and redevelopment will be supported through public infrastructure investments.  

Currently, Charleston County is using an annual CIP/budget process for the follow-
ing facilities: Detention Center, Radio Communications, Judicial Center, Consolidated 
Dispatch, and other County facilities. These expenditures are not well coordinated 
with assumptions in the Land Use Plan and are not based on an extended time hori-
zon. 

On May 23, 2007, Governor Sanford signed into law the South Carolina Priority 
Investment Act. The Act amends the Local Government Comprehensive Planning 
Enabling Act of 1994 requiring two new CIP-like elements to the comprehensive plan-
ning process. The Act provides for a specific transportation element requiring local 
governments to consider all transportation facilities (i.e., roads, transit projects, pe-
destrian and bicycle projects) as part of a comprehensive transportation network. 

The Act also added a new Priority Investment Element, which requires local gov-
ernments to coordinate and analyze available public funding for public infrastructure 
and facilities over the next ten years and to recommend projects for expenditures of 
those funds for needed public infrastructure. 
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Additionally, the Priority Investment Element requires a basic level of coordination 
between local governments. The Act requires that the Priority Investment Element be 
developed through coordination with “adjacent and relevant jurisdictions and agencies.” 
All governmental entities and utilities - counties, municipalities, public service districts, 
school districts, public and private utilities, transportation agencies and other public enti-
ties - that are affected by or have any planning authority over public projects identified in 
the Priority Investment Element must be consulted in the coordination process. The Act 
provides for a basic level of coordination requiring written notification to the other agen-
cies and an opportunity for comment on the proposed projects.

The recommended process for establishing a CIP for a given facility is: 
•	 Establish a Level of Service  (LOS)1 for the facility;

•	 Identify existing conditions of the facility, based on the established LOS;

•	 Identify deficiencies (if they exist), and costs to correct;

•	 Identify and utilize appropriate land use assumptions from the Comprehensive 
Plan;

•	 Estimate demand for the facility over the planning horizon, based on land use as-
sumptions and the established LOS;

•	 Estimate capital improvement needs to accommodate new growth and develop-
ment over the planning horizon in order to maintain the established LOS;

•	 Estimate costs over the next five (5) years (Five Year CIP), to provide needed im-
provements;

•	 Develop a financially feasible program to fund the capital improvements identi-
fied in the Five-Year CIP; and 

•	 Update annually.

Specifically, the CIPs for transportation facilities will include, at a minimum, the follow-
ing elements:

•	 Establishment of a Level of Service (LOS) standard that gives the expectation of 
having rural transportation service and roads in the Rural Area of the County;

•	 Establishment of a LOS standard that gives the expectation of having a higher 
level of services in the Urban/Suburban Area of the County;

•	 Identification of the existing conditions of the public facilities, based on the estab-
lished LOS, any deficiencies in service conditions (if they exist), and the costs to 
correct the deficiencies;

•	 Estimates of the capital improvement needs to accommodate new growth and 
development and their costs over a five (5) year planning horizon;

•	 Preparation of a specific list of capital improvements to be provided by the County 
to accommodate new development over the next five (5) years (Five Year CIP), 
which shall be updated annually; and 

•	 A financially feasible program to fund the capital improvements identified in the 
Five-Year CIP. 

Establish financial feasibility for CIPs and APFOs
Financial feasibility is the key element in CIPs and APFOs.  Once needs and goals are 
identified, the County must have a feasible financial structure to bring about the infra-
structure improvements.  If the County hinges approval on the provision of services, it 
needs to have service provision plan.  This is especially true in the case of APFOs where 
the County can risk legal challenges if it ties development approval to public facilities that 
it does not plan to fund feasibly.  

It is also important to note that APFOs cannot be used to correct current infrastructure 
deficiencies.    

B. Impact Assessment Studies

Impact Assessments are tools that can be used on a countywide or project specific basis.  
An impact assessment is a numeric analysis of the anticipated impact of growth on one 
or more systems and recommendations for necessary improvements and the cost of those 
improvements.  Impact Assessment Studies often involve the use of geographic and math-
ematical models that can run growth or development scenarios to measure their impact 
on the facility, services, or system of choice. The County could choose to use an Impact 

1 Level of Service is a term used to describe a benchmark or standards against which the provision of a 
service can be measures.  For example, a roads level of service may be established by how many cars it is car-
rying in relation to the number of cars it is designed to carry, or how much congestion there is.  In the case 
of water the Level of Service may be related to the capacity of the pipes carrying the water, or the pressure 
of water in the home, or the capacity to treat drinkable water in millions of gallons per day.  The important 
thing with a Level of Service is that it can be established in many ways but is then used as a way to measure 
continued performance.  If a goal Level of Service is set it can be used to assess need for new facilities to 
maintain the desired Level of Service.
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Assessment Study in one of two ways:

•	 Scenario one would be initiated by the County and would use land development 
regulations and growth projections associated with the Comprehensive Plan to 
generate demand for various services and systems in the County. The results of 
this type of assessment would offer a comprehensive picture of what improve-
ments would be needed under a list of assumptions.  This scenario would yield 
general results that would provide a long-term picture of the impacts of growth 
if it follows the guidance of the Plan.  The results could serve as a basis for a 
Capital Improvements Program. It would also establish a baseline to assess the 
impacts of individual developments.  This first scenario would be beneficial if 
the County decided to purse a countywide Impact Fee

•	 Scenario two allows the County to require an Impact Assessment for services 
or facilities as part of development approval for a specific development.  This 
alternative provides the County with information how necessary improvements 
to support growth in a specific geographic location and analyze the cost of those 
improvements to determine how those improvements will be funded.  The 
County could choose to require the developer to submit impact assessments or 
could require application fees to obtain an expert of the County’s choice. 

Fiscal Impact Assessments specifically look at the relationships between costs and rev-
enues associated with new development; however, a service specific assessment could 
be prepared such as water or sewer services, schools, or transportation. 

Fiscal Impact Assessment2

A fiscal impact model will compare County costs against County revenues associated 
with land use policies and specific development projects, thereby indicating the short- 
and long-term fiscal sustainability of land use decisions.  The County could then weigh 
land use policy decisions, acceptable levels of public services provided, plans for capital 
investments, and long-term borrowing needs, in addition to prompting local officials to 
evaluate current and future revenue sources.  

There are two primary methodologies utilized in Fiscal Impact Analyses.  These are 
the average cost and case study-marginal methodologies.  The average cost approach 
is the simplest method and the most popular.  Costs and revenues are calculated on 
the average cost per unit of service (often per capita or per employee).  This method 
assumes the current average cost of serving existing residents, workers, students, etc. 

is the best estimate of the cost to serve new residents, workers and students.  The major 
weaknesses of this methodology include: (1) it does not reflect the fact that both costs and 
revenues generated by new development can differ significantly from those of the existing 
development base; (2) it does not consider available public service and capital capacities; 
and (3) it usually does not consider the geographic location of new development. 

The case study-marginal methodology is the most realistic method for evaluating fis-
cal impacts.  This methodology takes site or geographic-specific information into consid-
eration.  Therefore, any unique demographic or locational characteristics of new develop-
ment are accounted for, as well as the extent to which a particular infrastructure or service 
operates under, over or close to capacity.  This methodology is more labor intensive than 
the average cost method due to its more specific data needs.

If the County simply wants to estimate the fiscal impact of a project or development 
scenario at a point in time in the longer term future, say twenty years, then the average 
cost approach may generate somewhat similar results to the case study-marginal cost 
approach for that year.  As discussed previously, the weakness of the average cost ap-
proach is its inability to adequately reflect fiscal realities pertaining to timing and spatial 
distribution.  

Advantages:
•	 Fiscal Impact Analysis can bring a realistic sense of the costs of growth into the 

public discussion.  The County can benefit from the “objective screen” that the 
analysis provides, which can lead to a better understanding-both for the public and 
for County Officials-of the relationships among the various factors contributing to 
growth and development.   

•	 Encourages the integration of land use and budget decisions.
•	 Can provide an understanding of the fiscal/service delivery implications of differ-

ent land use scenarios or specific development projects.
•	 Encourages “what-if ” questions related to acceptable levels of service and land use 

and financial policy.    
•	 From a planning perspective, a Fiscal Impact Analysis directly links proposed zon-

ing and land uses with projected population and employment growth related to 
residential and nonresidential development.

Disadvantages:
•	 The most frequently mentioned criticism of fiscal analyses is the “inherent limita-

tions” associated with any methodology or approach.  In other words, “outputs 

2 Description of Fiscal Impact Analysis provided by TischlerBise Associates, Inc.
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are only as good as the inputs” and their specific relevance and application to the 
County and analysis.  Consequently, a model developed using a methodology inap-
propriate to the situation, faulty assumptions, or a “black-box” approach, can sig-
nificantly erode the public’s trust and confidence in the model’s output.   

•	 Assumptions and data should be reviewed on a regular basis to ensure that they con-
tinue to accurately reflect current trends, thereby placing an administrative burden 
on the jurisdiction. 

•	 A Fiscal Impact Analysis will not provide the “answer” to policy questions.  It can be 
a useful tool, but it can also be a source of contention if there are substantial tensions 
regarding the costs of growth, which could lead to the practice of “fiscal zoning,” ap-
proving only those development projects that generate a net surplus.   

C. Adequate Public Facilities Ordinance

In an effort to encourage fiscally and physically responsible growth, the County should also 
consider coordinating land use permitting with public facilities.  A chief tool local govern-
ments have used to this end is an Adequate Public Facilities Ordinance (APFO).

An APFO requires new development show adequate public facilities and services will 
be available at the time development impacts occur.  The goal is to reduce lag time between 
project impact and service delivery.  

One of the traditional roles of local government is the provision and management of 
capital facilities -- roads, potable water and wastewater infrastructure, solid waste facilities, 
drainage facilities, parks, police facilities, and fire and emergency medical service (EMS) 
facilities.  In the majority of communities throughout the nation, these responsibilities are 
carried out either on an ad hoc basis (with local governments considering capital facility 
needs and their funding as they arise, usually on an annual basis), or more systematically, 
through the development of five- or ten-year capital improvement programs (CIPs) that 
are sometimes integrated into long-term infrastructure funding strategies for the local gov-
ernment. 

Over the past 15 years, a growth management technique has emerged  that embraces the 
idea that local government’s provision and management of capital public facilities is more 
effective if the public facility planning and funding program is coordinated with the land 
use regulatory process so that the approval of development is coordinated with the provi-
sion of capital public facilities.  This technique has been used primarily in rapidly growing 
communities in the sunbelt and in several fast-growing states (Maryland3,  Florida4,  and 
Washington5) where local governments have struggled to keep pace with the public facil-

ity demands created by new development.  In the planning profession and literature, the 
concept is characterized as adequate public facilities or “concurrency.”

At its most basic level, the concept of adequate public facilities is simple and straight-
forward.  It is a growth management tool used by local government that coordinates the 
provision of capital public facilities, through a CIP, with the timing of development.  It 
requires that adequate public facilities be available to accommodate new growth and de-
velopment at or about the time it occurs.  Experiences in the implementation of the APFO 
concept, however, especially for roads, teaches that it can be a complex growth manage-
ment technique that must be carefully crafted and based upon a sound management and 
funding program to be effective. 

3 Montgomery County, Maryland, operates the longest running APF program in the country.  Since 1973, 
when the county added an APF requirement to its subdivision ordinance, subdivision approval has been 
linked to the adequacy of public facilities.  Since the inception of Montgomery County’s APF program, 
over 18 local governments in Maryland have initiated APF programs. They include Anne Arundel County, 
Baltimore County, Prince Georges County, Frederick County, the City of Gaithersburg and others.
4 One of the centerpieces of Florida’s 1985 growth management legislation is a concurrency mandate. The 
legislation requires that all local governments in the state (400 +) prepare a comprehensive plan that includes 
a “financially feasible” five -year capital improvement element (CIE) for a minimum of six public facilities 
(roads, potable water, wastewater treatment, parks and recreation, solid wastes, and drainage), that the CIE 
identify the public facilities needed to serve the expected population at locally established LOS standards for 
each public facility, that a concurrency management system (CMS) is designed as part of the implementation 
section of the comprehensive plan, and that the CIE, and the other portions of the local comprehensive plan 
be implemented in part through concurrency regulations that provide that public facilities and services meet 
or exceed the standards established in the capital improvements element “and are available when needed for 
the development, or that development orders and permits are conditioned on the availability of these public 
facilities and services necessary to serve the proposed development.” Sec. 163.3202(2)(g), Fla. Stat.
5 Washington established mandatory planning and implementation standards which include concurrency 
requirements for the local governments around Puget Sound and for the other fast-growing counties and 
cities in the state in 1990.  Like Florida’s concurrency mandate, the Washington legislation follows the tra-
ditional approach to APF or concurrency management: to establish a management framework for the coor-
dination of infrastructure with new growth and development so that adequate public facilities are available 
(or concurrent) at or about the time new growth and development needs the infrastructure. Washington’s 
concurrency requirements, however, provide local governments broader latitude than Florida local govern-
ments to locally determine which local public facilities should be subject to concurrency.  The one exception 
is roads, which are required to be included in the concurrency management program, and potable water and 
sanitary sewer systems, which are strongly encouraged to be included in the program.
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In any initial discussion of the APFO concept, it is first important to dispel any 
misconceptions about what an APFO is or should be.  The traditional and appropriate 
definition of APFO emphasizes planning/management/funding as the key and most 
important components of any APFO program.  Under this view the focus of APFO is 
on government’s responsibilities to establish sound planning and funding programs 
for infrastructure; while important, the regulatory aspects of the program are not as 
important, and are used only to ensure that adequate facilities are available -- which 
they should be if the planning and funding parts of the program are well managed.  
Thus, under the traditional and appropriate application of APFO, the focus is on the 
management of infrastructure so that the community’s desired levels of growth and 
development are coordinated with the provision of infrastructure in an efficient and 
orderly way.   

A second and inappropriate view perceives APFO as a purely regulatory and “no 
growth” measure, with no governmental responsibilities to manage and coordinate 
the provision of infrastructure.  Under this perspective, County may impose an ade-
quate public facilities requirement (e.g., that adequate road facilities shall be available 
prior to the approval of development) without planning, management, and funding 
efforts to ensure the adequate provision of infrastructure in an orderly fashion. 

Given that the planning and management of infrastructure is at the heart of an 
APFO initiative, the key to a sound APFO program is the design and implementation 
of a financially feasible capital improvements program (CIP) for the public facility for 
which the APFO program is being established.  Consequently, it is key that a sound 
APFO program be based upon a CIP and funding program that:

•	 Establishes a LOS to evaluate the conditions of existing infrastructure, identi-
fying deficiencies, and capital costs to correct deficiencies;

•	 Projects needed capital improvements to provide adequate capacity for new 
growth and development;

•	 Is financially feasible so that there is funding to provide the needed capital 
facilities to accommodate new growth and development and correct deficien-
cies within reasonable time frames; and

•	 Annually monitors facility conditions so that the CIP can be updated to ad-
dress changed conditions.

Types of public facilities for which an APFO could be applied include transporta-
tion, parks, potable water, sewage, drainage, solid waste, and schools.  

The County should consider developing an APFO for transportation, sewer, water, EMS, 
stormwater, and fire systems.   If established, the APFO shall require a CIP that:

•	 Establishes a LOS to evaluate the conditions of existing infrastructure, identifies de-
ficiencies, and the capital costs to correct deficiencies within reasonable time frames;

•	 Identifies the capital improvements to provide adequate capacity for new growth and 
development;

•	 Is financially feasible so there is funding to provide the needed capital improvements 
to accommodate new growth and development and to correct deficiencies;

•	 A monitoring program that annually monitors/measures capacity and demand con-
ditions on the system(s) subject to the APFO; and

•	 An ordinance that evaluates development and ensures development is not approved 
unless adequate capacity is available to accommodate it.  

There are some challenges associated with implementing an APFO in Charleston County.  
The first is that water and sewer are two of the facilities/services that influence the placement 
and rate of growth. However, the County is not currently in the business of providing or 
regulating public sewer and water provisions.  If an APFO were to include those services or 
transportation, a great deal of coordination between the County and the service providing 
agencies would be required.  The second challenge, or reality of an APFO, is that they can 
not be used to address existing or current infrastructure deficiencies.  

D. Funding Tools

The Capital Facility Plan, Fiscal Impact Assessment and the Adequate Public Facility 
Ordinance all include reference or components related to funding.  The County has several 
options for funding capital improvements/infrastructure improvements.  The following are 
the primary sources of funding for these facilities.  All of the options except Impact Fees and 
Tax Increment Finance Districts can be used to correct existing deviancies.

i. Property Tax
The property tax is administered and collected by Charleston County with assistance from 
the South Carolina Department of Revenue. Real and personal property are subject to the 
tax. Approximately two-thirds of County-levied property taxes are used for support of pub-
lic education. Municipalities levy a tax on property situated within the limits of the munici-
pality for services provided by the municipality. The tax is paid by individuals, corporations, 
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partnerships, etc. owning property within the state.
Each class of property is assessed at a ratio unique to that type of property. Primary 

residences and privately-owned agricultural lands are assessed at four (4) percent of fair 
market value; rental properties are assessed at six (6) percent of fair market value. Other 
classes such as utility property and manufacturing property are taxed at higher rates.  The 
assessment ratio is applied to the market value of the property to determine the assessed 
value of the property. Each county and municipality then applies its millage rate to the as-
sessed value to determine the tax due. The millage rate is equivalent to the tax per $1,000 
of assessed value. For example, if the millage rate is 200 mills and the assessed value of 
the property is $1,000, the tax on that property is $200.  Charleston County’s millage rate 
currently stands at 168 mills.  The County itself charges 46.8 mills (32% of the county-wide 
millage).  This rate has not been raised in the last thirteen years.  On top of the County 
millage, the School Board charges 113.6 mills (68% of the county-wide millage).  

ii. Sales Tax (Capital Projects, Local Option, Transportation Authority)
The State of South Carolina allows for three taxes to provide a dedicated funding source 
for infrastructure.  They include the following:

1.	 The first is a voter approved Capital Project Sales Tax (S. C. Code of Laws 4-10-310), 
which must be used for capital projects such as bridges, highways, streets.  This 1% tax 
has a duration period of seven years.  

2.	 The second is a Local Option Sales Tax (S. C. Code of Laws 4-10-20), which if ap-
proved by the voters, must then issue a property tax credit to County taxpayers total-
ing the amount of revenue raised.  This 1% tax has no duration limit. 

3.	 The third is a Transportation Authority Sales Tax (South Carolina Code of Laws 4-37-
10).  This 1% tax has a duration limit of 25 years.

Charleston County is not currently using a Capital Projects Sales Tax.  The County does 
currently use a Local Option Sales Tax to “roll back” property taxes.  

Additionally, Charleston County is using a Transportation Authority Sales Tax.  The 
Half Cent Transportation Sales Tax was approved by almost sixty percent of the voters 
in a countywide referendum on November 2, 2004. It was implemented in Charleston 
County business establishments on May 1, 2005 and is expected to raise $1.3 billion for 
Charleston County over twenty-five years.  This tax is used to fund transportation proj-
ects, transit and the greenbelt program.

Advantages:
•	 A Capital Projects Sales Tax is often one of the most convenient forms of infra-

structure financing, and can result in the generation of substantial amounts of 
revenue.

•	 A sales tax is generally easy to administer and relatively invisible when it is “pig-
gybacked” onto state taxes.

•	 A sales tax broadens the tax base to include non-residents. 
•	 A sales tax can be used to back revenue bonds, which will not impact the County’s 

debt capacity. 
•	 A sales tax is applied across the Region and County. 

Disadvantages:
•	 A sales tax can be considered a regressive tax, especially if it is applied to gro-

ceries, since lower income households spend a greater share of their income on 
groceries than upper income households.  

•	 Sales tax revenue varies with spending trends, and so is less reliable than property 
tax revenue.

•	 The Capital Projects Sales Tax must be approved by a vote of the voters.

iii. Impact Fees
An impact fee is a land use regulatory tool used by a local government that exacts a fair 
share fee on new development based on the costs the local government will incur to fund 
capital infrastructure (such as roads and parks) to accommodate new development.  In 
determining the reasonableness of these one-time fees, the analysis that supports the 
fee should demonstrate that: 1) needed capital facilities are a consequence of new de-
velopment; 2) the fees exacted are a proportionate share of the government’s cost; and 
3) revenues are managed and expended in such a way that new development receives a 
sufficient benefit. 

Impact fees cannot be imposed on new development to pay for or provide public 
capital improvements needed by the existing development base. Capital improvements 
funded by impact fees must enable the jurisdiction to accommodate new development 
by adding capital facility capacity.  To be proportionate, new development should pay for 
the capital cost of infrastructure according to its “fair” share of impact on the particular 
public facility for which it is imposed.  To ensure impact fees are proportionate, the cost 
allocation methodology should consider variations by type of development and type of 
public facility.  As appropriate, capital cost assumptions must consider the net cost of fa-



Appendix A - Implementation Toolbox A-15

cilities after accounting for grants, intergovernmental revenues and other funding sources.  
The reasonable connection between the impact fees and the benefit requires that funds be 
earmarked for use in acquiring capital facilities to benefit the new development.  Sufficient 
benefit also requires consideration of when the fees are spent.  This benefit test generally 
leads communities to set up collection and expenditure zones for public facilities that have 
general geographic service areas.

South Carolina enables local government entities with comprehensive plans to impose 
certain types of development impact fees for transportation, public safety (Police, Fire, 
EMS), potable water, wastewater, solid waste, and stormwater facilities.)  However, impact 
fees in South Carolina cannot be charged for schools.  See South Carolina Code of Laws § 
6-1-910, et. seq.  

The impact fee ordinance must include an explanation of the calculation of the impact 
fee and specify the system improvements for which the impact fee is intended to be used.  
The ordinance must also establish a procedure for timely determinations of applicable im-
pact fees and developer credits, include a description of acceptable levels of service for sys-
tem improvements and provide for the termination of the impact fee.  As described above, 
the amount of additional impact fees is limited to the amount attributable to the additional 
service units or change in scope of the development.  A government entity imposing an 
impact fee is required to prepare and publish an annual report describing the amount of 
all impact fees collected, appropriated, or spent during the preceding year by category of 
public facility and service area.  

Charleston County does not currently utilize impact fees. 

Advantages:
•	 Impact fees can help meet capital infrastructure needs due to new growth with less 

pressure on the tax rate.  
•	 Impact fees can generate substantial sums of revenue.
•	 Impact fees are politically attractive, since they pass on specific capital costs to future 

development.  
•	 Impact fees coordinate new growth with the facilities demanded.  
•	 Impact fees can be applied across the region.
•	 Impact fees are more predictable and equitable than informal systems of negotiated 

exactions and are likely to generate considerably more revenue. 

Disadvantages:
•	 Impact fees are typically not due until development occurs. As a result, this makes it 

difficult for the jurisdiction to use the fees to construct capital improvements prior 
to or in conjunction with new development.   

•	 In the context of funding growth-related facilities, impact fees cannot be assessed 
on the existing development base.  

•	 Rational nexus requirements impose a set of earmarking and accounting controls 
that limit the use of impact fee revenue.  

•	 Technical studies are required to develop and justify the adopted impact fee 
amount.    

•	 A good impact fee program requires regular updating.

iv. Real Estate Transfer Fee
Also known as a deed transfer tax or documentary stamp taxes, a real estate transfer fee 
is a fee on the transfer, sale or conveyance of real property.  The rate is applied against 
the purchase price of the property.  The use of revenue raised can be restricted to certain 
capital expenditures.  For example, the State of Maryland authorizes a real estate trans-
fer tax with a specific percentage set aside for the purchase of parkland.  

The State Legislature has not authorized Charleston County to utilize a real estate 
transfer fee at this time.  At least one other local government, Town of Hilton Head, has 
received authorization for a real estate transfer fee.     

Advantages:
•	 A real estate transfer fee has the potential to generate a substantial amount of rev-

enue since it is based on all real estate transfers. 
•	 A real estate transfer fee can be used to back revenue bonds, which will not impact 

the County’s debt capacity. 
•	 A real estate transfer fee is generally easy to administer and relatively invisible 

when it is paid at time of closing on real property. 
•	 A real estate transfer fee is applied across the County. 
•	 Does not affect residents who remain on their property or do not sell or buy real 

estate.

Disadvantages:
•	 Since revenue from the fee fluctuates with the real estate market, the revenue 

stream can be difficult to predict.
•	 It can be argued that real estate transfer fees are regressive since the burden is 

higher for lower income households.
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v. Tax Increment Finance Districts
The South Carolina Tax Increment Financing Act enables the County to establish special 
districts for improvement or redevelopment; wherein in the incremental revenue gener-
ated from the improvements is used to fund the capital facilities for public good within 
that district.  The use of incremental tax revenues derived from the tax rates of various 
taxing districts in redevelopment project areas for the payment of redevelopment project 
costs is of benefit to the taxing districts because taxing districts located in redevelopment 
project areas would not derive the benefits of an increased assessment base without the 
benefits of tax increment financing, all surplus tax revenues are turned over to the taxing 
districts in redevelopment project areas. 
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3. INTERJURISDICTIONAL COOPERATION

Given the patchwork of municipal and county governments and service providers, as 
well as the overlap of local, state, and federal jurisdictions in Charleston County, inter-
jurisdictional cooperation is a key to achieving any of the planning goals or strategies 
recommended in the County’s Comprehensive Plan.  It is important because it touches 
each of the Plan’s other goals: Land Use and Public Facilities Linkage, Compact Growth 
in a Well-Defined Area, Rural Preservation, and Design Quality and Character through-
out all of the County.

This is especially true in South Carolina where annexation statutes allow munici-
palities to annex willing landowners into their jurisdictions without coordination from 
counties.  This annexation puts the landowner beyond the reach of the County’s land use 
policies and development regulations.  Municipal plans and goals can be at odds with the 
County’s policies and vision for rural preservation, compact growth, and design quality, 
and can be in conflict with the County’s Urban Growth Boundary.  

The same issues exist regarding service provision.  First, as noted earlier, service 
provision increases development pressures.  Service provision through municipalities 
and other entities may increase development pressures in ways not congruent with the 
County’s policies and vision.  Annexation into a municipality bypasses these County 
regulations, thwarting the County’s vision.  Again, in South Carolina, annexation into a 
municipality willing to take advantage of development pressures is an easy process for 
landowners.  Second, the County provides many public services.  Decisions by munici-
palities within and outside the County can and will have effects on the County’s bottom 
budget line.  Mutually agreed upon and mutually beneficial agreements are needed to 
ensure the County, municipalities, and service providers achieve coordinated physical 
and fiscal goals.    

To address these goals, the County should consider focusing its efforts on the follow-
ing actions:

1.	 Establish a mutually agreed to Urban Growth Boundary (UGB) with the City 
of Charleston, the Town of Mount Pleasant and the City of North Charleston.

2.	 Enter into interjurisdictional agreements regarding service provision.

3.	 Enter into interjurisdictional agreements regarding Developments of County 
Significance.  

4.	 Become a Designated Management Agency under the Section 208 Water 
Quality Management Plan.

A. Urban Growth Boundary
Through its 1999 Comprehensive Plan, Charleston County established an informal UGB 
with its Suburban/Rural Area Edge.  Since that time, the idea has remained important 
within the County, but the ease of municipal annexation has left the Boundary with-
out teeth. Intergovernmental agreements should solidify the rationale and formalize the 
process for moving the boundary.  As an example, in North Beaufort County, South 
Carolina, the county and municipalities identified a boundary, agreed to jointly develop 
CIPs for infrastructure to serve the area, and agreed on how to address urban develop-
ment issues and annexation at the edges.   

Where cities designate areas for urban growth, growth management policies can 
guide new development patterns by directing urban service extensions to such desig-
nated areas and withholding them from others.  The basic idea is to designate land for 
new development contiguous to or near existing development to encourage preservation 
of open space and resource lands, prevent the premature or costly over-extension of 
public services such as water and sewer, and discourage the development of stand-alone, 
isolated developments.  Land within the growth boundary is targeted for growth.  Land 
outside the boundary can continue to be used for agricultural, forestry, or other less-in-
tensive purposes, but cannot be developed at urban densities.  Most recent state growth 
management initiatives have required localities to establish urban growth boundaries 
within which new development is to be targeted and accommodated.

Advantages:
•	 When used in combination with appropriate capital improvement policies, ad-

equate public facilities ordinances, intergovernmental agreements, and policies 
limiting annexations to delineated urban growth areas, growth boundaries can 
help steer development toward these areas and prevent the costly overextension 
of public services.

•	 Growth boundaries can influence growth patterns in a simple understandable 
fashion.

•	 Creation of urban growth boundaries has proven to be an effective tool to protect 
open space and agricultural and forest lands. 

Disadvantages:
•	 Urban growth policies requirements guidance and planning for development 

patterns within the growth boundary. 
•	 Urban growth policies alone do not address development quality issues.
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•	 If urban growth policies are strictly local in effect; where local governments compete 
for new areas in which to expand, one jurisdiction’s refusal to provide urban services 
can be undermined by others.

•	 If not enough land area is provided to accommodate development within the urban 
growth boundary, overly strict delineations may drive up the cost of land, and limit 
feasibility to a market based economy.

B. Service Provision Agreements
It is being increasingly recognized as an important planning and development tool in 
South Carolina due to annexation laws and fragmentation of service providers as com-
munities urbanize.  The reason is that many of the public problems caused by urban 
growth know no political boundaries and consequently development decisions made by 
one municipality will affect the County and other municipalities.  

Cooperation must be voluntary
Various methods and procedures may be utilized to formalize cooperation.  
Intergovernmental cooperation may take any agreed arrangement. It may be horizontal, 
as between municipalities, or vertical, as between counties and the state, as between a 
municipality and a county, or as between a municipality and a state.  It is important to 
note, though, that any intergovernmental cooperation on the local level must be volun-
tary. Essential control of the cooperative action or arrangement must be vested in the 
elected governing bodies of the units involved and the identities of the existing units of 
government must be preserved.  It is fundamentally a legislative task to define intergov-
ernmental relationships between municipalities and counties. (1 McQuillin Mun. Corp. 
§ 3A.05 (3rd ed.))  

Cooperation through contracts/agreements
The most effective approach to inter-jurisdictional cooperation may be through intergov-
ernmental contracts or agreements.  This approach is a flexible, yet predictable method 
of inter-jurisdictional cooperation. Such contracts or agreements can be used to accom-
modate program needs to desirable service areas without affecting basic structure and 
organization. (1 McQuillin Mun. Corp. § 3A.05 (3rd ed.))

Contracts are perhaps the most common form of interjurisdictional cooperation. 
The contract defines the terms of each local entity’s respective rights and obligations. 
Ordinarily, contracts are used when one local entity undertakes to supply something, 
usually services or facilities, to another that agrees to pay for whatever is supplied; or the 

contract may cover reciprocal service or supply obligations. The Advisory Commission 
on Intergovernmental Relations has described interjurisdictional arrangements as being 
of two major types: (1) the provision of governmental services on a contractual basis by 
one unit of government to one or more additional units, and (2) the joint conduct by two 
or more units of government of a particular function, or the joint operation of a particu-
lar governmental facility. (1 McQuillin Mun. Corp. § 3A.05 (3rd ed.))

Per the South Carolina Joint Agency Act, Title 6, Chapter 24, a governmental entity 
may: jointly plan, finance, develop, acquire, purchase, construct, reconstruct, improve, 
enlarge, own, operate, and maintain an undivided interest in a project with one or more 
governmental entities in South Carolina; undertake the exercise of any administrative 
function or power jointly with one or more governmental entities in South Carolina; 
enter into, amend, and terminate agreements in the nature of forward supply agreements, 
agreements for the management of interest rate risks or risks posed by the fluctuation of 
the cost of gas supplies, agreements for the management of cash flow, and other similar 
agreements; and agree to share the costs of a like undertaking with another governmental 
entity.  Even when agreeing to act jointly, each governmental entity agreeing to act jointly 
shall have the legal capacity, power, and authority, by charter, act, constitution, or other 
law, to so act on its own.  Additionally, a joint agency can be created by agreement if its 
creation advances the best interests of the government entity and those it serves.

Establishment of joint agencies would advance a number of County goals.  First, it 
is by definition interjurisdictional coordination.  Beyond this formality, it gets parties 
to the table to discuss a range of other goals such as preservation, compact growth, etc.  
Just as with a CIP within a jurisdiction, joint agencies allow members to effectuate their 
other goals through their agency decisions, expenditures, and investments in infrastruc-
ture.  Second, it allows for economies of scale in service provision.  Local governments 
are interested in fiscally responsible growth as much as they are interested in physically 
responsible growth.   
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4. RURAL PRESERVATION

In previous plans, Charleston County has recognized the importance of rural preservation 
to the future character and quality of life to the residents of the County and Region.  This 
recognition is important because rural preservation as a goal advances related goals rang-
ing from historic character preservation to environmental stewardship to growth manage-
ment to economic development to quality of life:

Historic Character Preservation
For three centuries, agriculture along with shipping dominated the regional economy of 
Charleston County.  Whether cultivated by large antebellum plantations, post-Civil War 
freedman settlements, or more modern 20th Century farms, Charleston County’s agri-
cultural production left the economy firmly rooted in the County’s rich soils.  While ag-
riculture has yielded its historic dominance to shipping, the medical industry, and others, 
much of the land of Charleston County remains essentially unchanged despite extensive 
urbanization in and around the Cities of Charleston, North Charleston, and the Town 
of Mount Pleasant.  A rural preservation program works to protect this landscape that 
longtime residents have come to love and which continues to draw newcomers.  Rural 
preservation is being augmented by the Charleston County Greenbelt Plan.

Environmental Stewardship
Rural preservation seeks to preserve both an agricultural and natural rural landscape.  
While agriculture can have its own deleterious effects on the environment, these effects are 
not as great as suburban sprawl and its earthmoving site plans, impervious surfaces, fertil-
ized lawns, and auto-centered lifestyle.  Additionally, rural preservation not only focuses 
on agriculture.  It should also encourage through incentives and regulations the protection 
of natural resources like forests and wetlands.  Such environmental stewardship is not only 
a good idea for broad, global ideas but also for local reasons.  Most notably, these include 
local air and water quality.  

Growth Management
Rural preservation is the flipside of any county “business plan” for managing growth.  If 
not managed and anticipated properly, physical development can cost the County fiscally.  
Costs include service provision and infrastructure development.  A strong rural preserva-
tion program that limits development in rural areas reinforces County plans to manage 
and control growth.  

Economic Development
A comprehensive rural preservation plan empowers farmers and other landowners to 
develop rural and agricultural support uses.  As discussed below, uses might include 
corporate retreats and agri-tourism.  In an attractive area that is already a tourist desti-
nation, such as Charleston County, these expanded uses have the potential to unlock a 
great deal of economic development.  Furthermore, as also discussed below, as fuel and 
food prices continue to rise, niche farming and general agriculture itself has the poten-
tial to bring tremendous economic development to the County.  These rural economic 
development engines need rural preservation to foster their growth.  

Quality of Life
Rural Preservation adds to the quality of life of a community.  It protects and enhances 
natural resources.  It also protects and enhances economic opportunities for farmers 
and other rural landowners.  It allows for economic growth and physical development 
while protecting private rights and the public’s real past and present connections to the 
landscape.  It encourages economic viability for rural endeavors as well as environmental 
stewardship.  

The County of Charleston Comprehensive Plan (“The 1999 Plan”) as adopted by 
Charleston County Council on April 20, 1999 and as updated and adopted for the state 
mandated five-year review by Charleston County Council November 18, 2003 and 
October 5, 2004 recognized these public goods. 

To these ends, the County has made a number of policy and regulatory decisions.  
These have included the establishment of the Rural Area, developing supportive zoning 
provisions, and implementing a greenbelt program.

A. Zoning to Encourage and Allow Rural Business

One tool to achieve Rural Preservation is to explore ways, through zoning, to encourage 
and allow rural and agricultural businesses to prosper through farm and agricultural 
related activities. The County could: 

Expand Rural Commercial and Rural Industrial Categories
In the Agricultural Preservation districts, the basic agricultural uses like agriculture, 
horticulture, animal husbandry and equestrian activities should be expanded to include 
more agricultural support uses.  Agricultural support uses are support businesses (re-
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pair, service, retail, and related uses) related to the basic agricultural uses and activities.  
The support businesses are further divided into those that are directly associated with an 
on-going basic agricultural activity, and located on the same property, versus a support 
business that is off-site.  Off-site support businesses should be small-scale in nature, and 
may include such uses as farm product sales, farm machinery repair and leasing.  

As needed, performance standards should be used to address potential external im-
pacts as well as ensure the maintenance and preservation of the agricultural and rural 
character of the area.  The types of potential impacts identified that might need to be 
addressed include: access/traffic, location of the use on the land (setbacks); the size/bulk 
of the bulk of the use in relation to other uses; impact on rural character (e.g., height, 
visibility); and environmental impacts (such as noise and lighting).

Allow agri-tainment uses, by right
Examples of such uses could include new equestrian centers and boarding facilities, 
event facilities, nurseries, heritage and rural tourism destinations, farmer’s markets, and 
bed and breakfasts.

Allow corporate retreats, subject to performance standards
Conferences centers, corporate retreats, and corporate training facilities should be al-
lowed subject to access/traffic, setback, size/bulk, impact on rural character, and envi-
ronmental impacts.

B. Conservation Subdivisions

Conservation subdivisions permit single-family residential development in rural areas 
with reductions in lot area and setback standards, in return for the landowner setting 
aside a large portion of the site in open space. Generally, a conservation subdivision has 
three primary characteristics:  smaller building lots; more open space; and protection 
of natural features and agricultural lands.  The rules for site development emphasize 
setting aside and conserving the most sensitive areas of a site, with the development 
of building lots on the remaining less sensitive areas. In most cases, by locating devel-
opment on smaller lots and maintaining open space, a landowner can achieve similar 
densities as with a conventional subdivision.  The additional open space, the protection 
of natural features, and a more compact development form benefit both the residents 
and the greater public.  Conservation subdivisions implement Charleston County’s land 
use planning goals by helping residential development in the Rural Areas maintain rural 

character and open space, encourage compact development form, and preserve natural 
features.  The actual process of designing a conservation subdivision typically involves the 
following four basic steps:

Step 1: Resource Analysis/Mapping 
The applicant identifies significant natural and cultural resources on the site.  These are 
two basic categories of resources: (1) Primary conservation areas and (2) secondary con-
servation areas.  Primary conservation areas include lakes, wetlands, floodplains, streams, 
rivers, wildlife habitat, significant vegetation, historic buildings, and archeological sites.  
Secondary conservation areas include areas of active agricultural activity, land with scenic 
vistas, and lands with recreation opportunities.  The applicant also produces mapping 
showing resources and open space on neighboring parcels.

Step 2: Site Visit 
Next, County staff and the applicant visit the development site to see first hand where 
resources exist and to understand the lay of the land and what areas might be suitable for 
development sites.  The relationship to surrounding parcels is also examined.

Step 3:  Delineation of Conservation and Development Areas
In Step 3, the applicant produces a map that depicts primary and secondary conservation 
areas and open space as well as areas suitable for development (the development delinea-
tion area or the yield plan).

Step 4: Submission of Conservation Design Plan
In Step 4, the applicant submits a conservation subdivision plat showing primary and 
secondary conservation areas and open space on the site, along with the development area 
where the single family cluster lots would be located.  Areas suitable for development are 
specifically delineated as well as other areas that will be disturbed for accessory structures 
and uses, septic fields, roads, trails, and utilities.  Where applicable, lot lines would be 
shown on the conservation subdivision plat.  The full development density permitted by 
the zoning district for the entire site would be allowed within the development delinea-
tion area.

C. Purchase of Development Rights

The Purchase of Development Rights (PDR) concept is an approach to preserving and 
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protecting agricultural lands, environmentally sensitive areas, and other open spac-
es through the purchase of a portion of the property rights associated with the land.  
Typically, the ownership of land includes the possession of a bundle of property rights 
associated with the land, including surface, mineral, air: possession, use, modification, 
development, lease, or sale of the land (or a portion thereof).  

In most cases, the County or other agency seeking to purchase the development 
rights acquires a legal easement from the landowner that is often referred to as a con-
servation easement, or an obstacle to future development that is placed on the deed and 
referred to as a restrictive covenant or deed restriction.  These easements or restrictions 
can work to limit all, some, or a portion of the allowable development based upon the 
objectives of the purchaser.  For example, a conservation easement might be designed to 
allow a farmer to continue farming, and even construct and sell an additional dwelling 
provided such activity does not impede the ability to successfully farm the land. 

The County is currently operating a PDR program through the Greenbelt Program. 

How the system works
After obtaining enabling legislation, the County then appoints a board or other body to 
manage the system.  The primary functions of the board include reviewing applications 
from those seeking to sell property rights, obtaining appraisals, prioritizing lands for 
acquisition, negotiating agreements for selected lands, and ensuring enforcement of the 
easement terms.  Appraisals are used to determine the value of the development rights 
being purchased.  The value of development rights represents the difference between the 
land’s value with and without the easement.  For example, a 100 acre farm may be worth 
$10,000 per acre if sold for a residential subdivision, but only $3,000 per acre with the 
restrictive easement.  This means that the development rights cost 7,000 per acre, or 
$700,000 for the entire farm.  Actual purchases by the community or agency should take 
place under the guidelines of an established plan, and often work best when crafted to 
create large uninterrupted areas of agriculture or open space instead of smaller sites in a 
scattered arrangement.

Advantages:
The key benefit to the PDR system is that it is voluntary, and the property owner is com-
pensated for the development rights.  From the perspective of a County, a PDR system is 
a very cost-effective way to control the future of the land since it does not require expen-
ditures for fee simple interest or maintenance costs.  In addition, the system is flexible and 
allows the County to control types of subsequent development, and how or when devel-

opment can occur (if at all).  It is also a technique that allows a landowner to obtain equity 
value from the land while keeping it in its productive or natural state. The PDR system 
also helps ensure continued agricultural use by lowering the taxable value of the land.

Disadvantages:
One major disadvantage of the program is that the County must typically provide the 
money for purchases “up front,” which can be a strain on budgetary resources. The pro-
grams can be funded through a bond referendum or another tax.  Often, such programs 
must be established in an area before explosive development potential drives up land 
values; thus timing is a key issue.  Additionally, the program is almost always funded by 
some form of tax (property taxes, excises taxes, sales taxes, etc.) which can be unpopular 
with constituents.  In the case of the Charleston County Greenbelt Program it is funded 
through the Half-Cent Sales Tax established by referendum. Since the program is volun-
tary, the County has little means of controlling which lands are brought into the system.  
Since the PDR system relies on easements or other controls, it has little control over the 
landowner’s ultimate disposition of the land.  Finally, while the PDR system does avoid 
many of the long-term maintenance costs associated with fee simple acquisition, the local 
jurisdiction must still assure enforcement of the easement’s terms, and unenforced ease-
ment rights may be forfeited through neglect.

D. Transfer of Development Rights

Transfer of Development Rights (TDR) programs are attracting increasing attention 
throughout the United States.  Many once-rural communities are growing rapidly and are 
looking for ways to balance resource and open space protection with concern over prop-
erty rights.  When designed correctly, TDR programs, which seek to shift permissible 
development densities from unsuitable development areas to more appropriate sites, can 
be an effective growth management tool.  By creating “receiving area” markets for the sale 
of unused development rights, TDR programs encourage the maintenance of low-density 
land uses, open spaces, historical features, critical environmental resources, and other 
sensitive features of designated “sending areas.”  Where a landowner in a sending area 
sells development rights to another landowner in a receiving area, the purchaser thereby 
augments the latter’s development rights in excess of the otherwise permissible limits.  In 
this manner, the County could protect a variety of sensitive features while providing a 
mechanism to help offset any perceived diminution in land development potential.  
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A successful TDR program incorporates the following three essential elements:  

Sending Areas:  Resources for Protection 
The first step in creating a TDR program is the identification of valued resources and the 
designation of an area for the protection of such resources.  This is the “sending area.”  
Where development pressures threaten resources in the sending area, the TDR program 
enables landowners to transfer development rights to other locations, thus directing 
growth pressures away from the sending area.  Where TDR programs are mandatory, the 
program restricts the landowner’s development rights, allowing landowners to realize land 
value only through transfers.  In voluntary TDR programs, sending area landowners par-
ticipate in density transfers at their option; where they do not undertake density transfers, 
they retain their land development rights. In Charleston County, the sending areas could 
be the Rural Area. 

Receiving Areas:  Density Incentives
In a strong market, the developer seeks to maximize the intensity of development projects, 
and thus possesses an incentive to purchase additional development rights.  Capitalizing 
on this incentive, a TDR program identifies those areas in which development can occur 
at relatively high densities without threatening valued resources or community character.  
In these designated “receiving areas,” the program awards developers increased density 
allowances in exchange for their purchase of TDRs from landowners in sending areas.  In 
Charleston County, the receiving areas could be the Urban/Suburban Area. 

Allocation of Transferable Rights in Sending Areas and Receiving Areas
The TDR program must set forth formulas for allocating the amount of development rights 
that will be available to sending area landowners and receiving area projects.  In order 
to negotiate a TDR transaction, the sending area landowner must understand how many 
development rights can be conveyed.  Similarly, the receiving area purchaser must un-
derstand how much each purchased TDR will increase permissible development densi-
ties.  Simple ratios setting forth TDRs/acre for sending areas and density bonus/TDR for 
receiving areas satisfy the basic program requirement.  These ratios will be essential to the 
participants’ basic understanding of how TDR transactions will benefit them; without this 
understanding, all parties will be reluctant to participate in TDR transactions.  

The core elements set forth above provide the framework for a basic TDR program.  Sending 
area landowners sell TDRs on the open market to receiving area developers, or to a govern-

ment-administered TDR “bank” or clearinghouse.  Where such transactions occur, the 
seller records a permanent easement on the property deed, permanently reducing devel-
opment rights in the amount transferred.  Upon application for development approvals, 
the developer then submits evidence of the TDR transaction to the approving agency, 
and thereby obtains permission to increase the density of the development accordingly.

E. Local Food Consumption

In a time of rising transportation costs, producers and consumers are increasingly look-
ing locally for each other.  The County should encourage this through public education.  
Local food consumption increases the viability of agriculture for farms of all sizes.  It also 
enhances the public’s connection to the landscapes immediately around them.  Support 
of programs such as farmers markets, support of roadside produce stands and encour-
agement of supportive businesses that use local resources can all further support this 
goal.  The County would probably need to address these issues through rural zoning that 
continues to allow road side stands, and through economic development activities that 
promote business growth that utilizes local food resources.
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5. DEVELOPMENT QUALITY, TRANSITIONAL, MIXED USE

The Comprehensive Plan includes a section of guidelines to influence the quality of de-
velopment.  The guidelines are organized by the Rural and Urban/Suburban Areas of the 
County.  These guidelines in the Plan serve as general recommendations, however, if the 
County desires to use them in a regulatory capacity they could be adopted into the Zoning 
and Land Development Regulations, and or as a separate ordinance to serve as a regula-
tory tool.  

To achieve these goals, in addition to including clauses in Development Agreements 
with individual developers, the County should consider developing general design stan-
dards focused in the following areas for other developments:

A.	 Mixed Use

B.	 Big Box

C.	 Transitional

D.	 Community Form

While addressing the location, amount, timing, and cost of growth are often key el-
ements of growth management systems, there is an increasing recognition at the local 
level that the quality, appearance, and environmental impacts of development must also 
be dealt with.  Only then can a community be assured that its distinctive character will 
be protected and that development will be attractive, consistent, and sustainable from an 
environmental perspective.  The other issue in the Charleston County environment is the 
need for consistency along jurisdictional boundaries.  Adoption of consistent standards 
for areas that include multiple jurisdictions can improve the quality of development in 
those areas. 

A. Mixed Use

In recent years, many jurisdictions have become dissatisfied with development under 
their traditional “Euclidean” or single-use/separated-use zoning.  These schemes are seen 
to promote “sprawl”, automobile dependency, and unattractive, undesirable development.  

In an effort to create more dynamic, aesthetically pleasing, sustainable compact com-
munities, many local governments are now allowing mixed use development.  If designed 
properly, having a mix of uses in close proximity encourages walking and other non-auto 
modes of transportation, fosters community, and creates a lively, safe environment at all 
times of the day.  

In order to ensure a desired degree of quality, while forgoing stricter use controls, these 
governments are retaining development controls through mixed use design standards.

Issues to consider in developing mixed-use standards include:
•	 Vehicular Connectivity/Cross Access;
•	 Block Length and Width;
•	 Traffic Calming;
•	 Calibrated Streetscapes;
•	 Variety of Street Types;
•	 Unified Character;
•	 Signage;
•	 Gathering Spaces;
•	 Vertical Mixed-use;
•	 Horizontal Mixed-use;
•	 Mandated Use Mix;
•	 Lot Size Mix;
•	 Housing Mix;
•	 Architectural Character;
•	 Massing & Articulation;
•	 Connected Open Space;
•	 Building Organization:

•	 Build “to the sidewalk”;
•	 Frame street intersections with building walls; and
•	 Use buildings to enclose gathering spaces and create a rhythm of built 

and empty space along the street frontage.
•	 Building Orientation:

•	 Primary entrances should face streets not internal site areas or parking 
lots.

B. Big Box

Large retail developments depend on high visibility from major public streets.  In turn, 
their design determines much of the character and attractiveness of major streetscapes.  
The marketing interests of many corporations, even with strong image-making design 
by professional designers, can be detrimental to community aspirations and sense of 
place when they result in massive individual developments that are not compatible 
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with a community’s existing physical features.  To address these concerns, an increasing 
number of communities throughout the nation have adopted development and design 
standards for large retail developments to ensure they contribute to the community as a 
unique place by reflecting its physical character, and are compatible with existing resi-
dential neighborhoods and streets.

Generally, this is done either through development standards or guidelines for large 
retail development, or as a combination of minimum requirements together with guide-
lines.  The standards apply to all new retail development that exceeds a certain size 
threshold – for example, 25,000 square feet or more of gross floor area.  

If the County decides to include Large Retail Development Standards in its regula-
tions, consideration should be given to the following types of standards, some of which 
are already required by the Zoning and Land Development Regulations Ordinance: 

•	 Facades/Exterior Walls and Detail Features – Facades of a certain length incorpo-
rate wall plane projections or recesses to break up building mass.

•	 Roofs – Require parapets to conceal flat roofs and rooftop equipment such as HVAC 
units be concealed from public view.

•	 Building Materials and Façade Colors – Metal siding and concrete block be pro-
hibited for all building elevation; establish limitations on use of synthetic stucco 
near ground level and around doors; establish standards for the use and type of vinyl 
siding (exposure width, detailing, graining).  Explore standards related to color.

•	 Customer Entrances – Require each principal building to have a clearly defined, 
highly visible customer entrance with features such as canopies or porticos; over-
hangs; recesses/projections; arcades; etc.  These features can be presented as a menu, 
allowing the applicant to choose a few from a longer list. Some regulations also re-
quire, to the maximum extent feasible, the primary customer entrance be located on 
the side of the building that is closest in distance to the majority of off-street parking 
spaces and be located in the center of that building side.

•	 Parking Lot Orientation – Require a limited amount of the off-street parking area 
for the entire property be located between the principal building(s) and the primary 
abutting street.

•	 Screening Outdoor Storage, Trash Collection, and Loading Areas – Require 
screening of outdoor storage, trash collection, and loading areas.

•	 Pedestrian Flows – Require sidewalks on all sides of the lot that abut a public street, 
and continuous internal pedestrian walkways of a certain width connect parking 
areas and the primary entrance.

C. Transitional Standards in the Urban/Suburban Area

In the Urban/Suburban Area, the County’s site plan review program should be imple-
mented, including design review boards and architectural review boards and coordinate 
with design review boards, architectural review boards and planning staffs of adjacent 
municipalities that address issues such as:

•	 Building Facades;
•	 Building Dimensions;
•	 Site Design;
•	 Parking and Driveway Areas;
•	 Loading and Refuse Storage Areas;
•	 Lighting;
•	 Signage;
•	 Open Space;
•	 Alternatives for Shallow Lots of 150 Feet or Less in Depth; and
•	 Operational Standards.

D. Form Based Code

The most fundamental features of form based codes include blocks; streets and 
streetscapes; and alleys and parking.  To address these issues, Charleston County could 
consider developing a form-based code with a basic set of community design standards. 
The following types of standards might be included:
•	 Block Design; 
•	 Street Design;
•	 On-Street Parking;
•	 Off-Street Parking;
•	 Access to Lots; 
•	 Street Connectivity; 
•	 Sidewalks; 
•	 Street Trees; and 
•	 Traffic Calming. 
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E. Traditional Neighborhood Developments (TND)

Traditional Neighborhood Development (TND) is modeled after the pattern of develop-
ment popular up through the mid-1900s. The traditional neighborhood concept reflected 
human scale, walkable communities with a mix of uses and densities and mixed-use cores. 
The TND Design Concept is a modern adaptation of that historic pattern is a viable and 
desirable option for some areas of Charleston County.  This design is typically charac-
terized by a “grid”—or frequently interconnected—street network, typically with alleys, 
mixed-housing types and some mixed-uses. These mixed-uses, with basic architectural 
consideration, can be integrated into a neighborhood, even if the neighborhood is es-
tablished. Accessory residential units are also easily accommodated. This type of devel-
opment requires a different set of physical standards, including maximum setbacks or 
“build-to” lines, porches and rear-facing or detached garages. These developments typi-
cally have a higher density than what is common in most parts of the County, which can 
be appropriate for many reasons, including efficiency of infrastructure, efficient use of 
land and more potential pedestrian opportunities. In this sort of development, appearance 
and size of the structure are often more important than use.

Most TND include open or recreational areas and a Neighborhood Center with vary-
ing amounts of retail, office, and civic uses depending on context and magnitude of the 
TND. A Neighborhood is a physical entity and is the fundamental building block of urban 
form–perhaps best described as an area in which most residents are within walking dis-
tance of its center. This distance is approximately one-quarter mile (1,320 feet), which is 
equivalent to a five minute walk.

Blocks in a TND are typically no more than 300 feet in width and 600 feet long. Larger 
blocks should include interior pedestrian paths or alleys or other features such as parks. 
Street networks in Neighborhoods may be either rectilinear or curvilinear but should be 
interconnected to form a block

system. 
The County could adopt a TND zoning district or promote them through the use of a 

Planned Development (PD). 
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DuPont |  Wappoo Community Plan
1. Plan Overview

The DuPont | Wappoo Community Plan project area generally includes the area bounded by Sam Rittenberg Boulevard, Wappoo Road, and Savannah 
Highway, as shown in more detail on the map on the next page.  Approximately half of the properties in the project area are in the City of Charleston 
and the other half are in unincorporated Charleston County.  The DuPont | Wappoo Community originally contained plantations, which became truck 
farms in the early 1900s, and then developed as suburbs following World War II.  Many of the land uses and structures that have developed over time are 
becoming, or will soon become, obsolete making the area ripe for redevelopment.  

Both Charleston County Council and the City of Charleston Council recognized the issues facing the community and directed their respective staff 
members to collaborate with each other and the community to address the fragmented land use and zoning designations, deteriorating traffic conditions 
and aging transportation infrastructure, severe drainage issues, the desire of residents to create a neighborhood center that is cohesive with the greater 
West Ashley Area, and the need to create predictable development patterns for the growth and redevelopment that will occur in the future.

The DuPont | Wappoo Community Plan is the outcome of those objectives and is the result of a year-long collaborative planning process including input 
from hundreds of residents, business owners, stakeholders, and representatives from non-profit organizations and governmental agencies.  The Plan 
describes the public participation process and includes a series of recommended implementation strategies formulated to address the issues identified 
by the community and achieve their vision for the area.  A summary of the public comments gathered during the public participation process can be 
found in the Appendix. 
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2. Public Participation

The project began with a three-day public workshop (June 9 - 11, 
2015) hosted by Charleston County and the City of Charleston 
at St. Andrews Middle School (see the flier pictured to the right).  
A project kick-off meeting was held on June 9, at which time the 
public was invited to share their concerns and ideas for the area.  On 
June 10 and 11, the public was invited to attend open house sessions 
to share ideas and see the planning work in progress.  Attendees 
gave input on land use, multi-modal transportation improvements, 
drainage and stormwater issues, economic development and 
community needs, as well as design and development standards. 
County and City planning staff also met with stakeholders (drainage 
and transportation experts, business leaders, etc.) to gather input 
to present to the community during the workshop process, and 
conducted windshield surveys of the area. 

On June 23, 2015, the public was invited to attend a wrap-up 
meeting where the results of the workshop were presented along 
with planning recommendations and next steps; and additional 
public input was also gathered.

Following the June 23 meeting, County and City representatives 
coordinated to draft a new overlay/zoning district that addresses 
the land use, zoning, and design needs identified by the public.  
They also worked with other agencies and organizations to identify 
potential solutions to transportation, drainage, and community 
issues.  On January 27, 2016, Charleston County and the City of 
Charleston hosted another community meeting to present the 
proposed new overlay/zoning district for the DuPont | Wappoo 
Community; give updates regarding traffic and transportation, 
drainage and stormwater, economic development, revitalization, 
and other community elements; discuss proposed implementation 
strategies and next steps; and gather additional feedback from the 
public.
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DUPONT|WAPPOO AREA  
 
COMMUNITY MEETING 
January 27, 6:00 PM 
St. Andrews Middle School Auditorium (721 Wappoo Rd) 

For more information contact Andrea Pietras apietras@charlestoncounty.org or Mandi Herring 
herringa@charleston-sc.gov or visit www.charleston-sc.gov/projects. 

St. Andrews School 

The public is invited to this follow-up community meeting co-hosted by the City of 
Charleston and Charleston County.  City and County representatives will present 
a  proposed new zoning overlay for the area as well as updates regarding traffic and 
transportation, drainage, land use, design standards and other community elements 
identified during the June 2015 workshops.     

Notifications for all public meetings and workshops were sent to all area 
property owners, residents, businesses, stakeholders, and interested parties 
and press releases were sent to all media outlets.  Almost 650 people attended 
one or more of the public workshops/input sessions.  The information 
gathered from the public is summarized in the Appendix and is organized by 
topic, including:

•	 Community Elements;
•	 Land Use, Zoning, and Design Standards;
•	 Economic Development and Revitalization;
•	 Traffic and Transportation;
•	 Drainage and Stormwater; and
•	 Streetscape/Beautification.
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3. Plan Implementation Strategies

Listed below are the recommended implementation strategies to address the issues identified by the community and achieve their vision for the area.  

1. Adopt the DuPont | Wappoo Community Plan, corresponding Memorandum of Understanding (MOU), and amendments to comprehensive 
plans and zoning and land development regulations ordinances, including but not limited to overlay zoning districts and zoning district changes, as 
applicable (timeframe: complete adoption process within 6 to 12 months). *See page 7 for the draft Overlay Zoning District map as of April 8, 2016 and 
page 8 for examples of development currently existing in the area that the community would like to see emulated and that the Overlay Zoning District 
regulations are intended to encourage. 

2. Prioritize the projects included in numbers 3 through 8 below (timeframe: begin within 6 to 12 months).

3. Community Elements Strategies
•	 Work with property owners and applicable agencies to revitalize and beautify the intersection of Wappoo Road and Savannah Highway (see page 

9 for an example of how the area could be redeveloped to implement this strategy).  This strategy includes, but is not limited to:
	 -  Pulling the buildings up to the roads to give the area a unique and memorable character;        
	 -  Planting street trees;
	 -  Adding a median;
	 -  Connecting the West Ashley Greenway and West Ashley Bikeway; and
	 -  Ensuring the safety of pedestrians and bicyclists.
•	 Work with local non-profit organizations and area residents to host community events.
•	 Create a DuPont | Wappoo Community brand through a community driven visioning process to enhance West Ashley’s image, and highlight 

pride points such as West Ashley’s strong sense of community, great neighborhoods, local businesses, and unique parks and public spaces.
•	 Identify a location and launch a West Ashley Farmers Market.
•	 Construct a West Ashley Senior’s Center.
•	 Provide greater citizen support through staff availability, outreach, etc. 

4. Land Use, Zoning, and Design Standards Strategies
•	 Monitor and evaluate updated zoning ordinances and amend as needed.
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5. Economic Development and Revitalization Strategies

•	 Investigate methods to incentivize existing businesses to revitalize the exteriors of their buildings.
•	 Increase outreach efforts to commercial real estate brokers to share West Ashley plans and revitalization efforts.
•	 Increase business development and retail recruitment efforts.
•	 Encourage infill redevelopment by:
	 -  Supporting local businesses;
	 -  Assisting businesses in finding great locations in West Ashley and navigating city/county permitting processes; and
	 -  Facilitating professional connections and helping to identify financial resources.

6. Traffic and Transportation Strategies
•	 Conduct a comprehensive transportation study for West Ashley.
•	 Continue to actively pursue traffic and transportation improvements such as intersection improvements for Savannah Highway/Wappoo Road, 

Savannah Highway/DuPont Road, and Savannah Highway/Orleans Road.
•	 Optimize traffic signal timing and continue to monitor, evaluate, and adjust as needed.
•	 Approach the BCDCOG about a multi-modal study for Savannah Highway.
•	 Coordinate with CARTA to upgrade existing bus stops to include shelters, sitting areas, etc., and add new bus stops with the same amenities.
•	 Begin implementation of the City of Charleston’s Bicycle and Pedestrian Plan for the area. *The City’s Bicycle and Pedestrian Plan can be found on 

page 12.
•	 Coordinate with the appropriate transportation authority to address pedestrian safety issues, including but not limited to the lack of a crosswalk 

at the DuPont Rd/Stinson Rd and Savannah Hwy intersection.
•	 Work with area residents to pursue scenic road designations for Wappoo Road (south of Savannah Hwy) and Betsy Road.

7. Drainage and Stormwater Strategies
•	 City of Charleston and Charleston County coordinate to conduct a joint drainage study.
•	 City and County prioritize and create an action plan to address the strategies recommended by the drainage study.
•	 Clean drains and gutter/bike lanes, and institute regular street sweeping.

8. Streetscape/Beautification Strategies
•	 Plant trees in the Savannah Highway right-of-way from Orleans Road to Betsy Road.   *See pages 10 - 11 for examples of how this strategy could 

improve the character of the community.
•	 Coordinate with the appropriate transportation authority to address maintenance of vegetation in rights-of-way.

9. Manage and maintain the Plan, and keep the community updated on progress (timeframe: on-going).  

10. Evaluate and update the Plan at least once every five years with community input (timeframe: on-going).
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Dupont|Wappoo Planning Area - Proposed City & County Zoning 
0 500 1,000100 200 300 400

Feet

The City of Charleston shall assume no 
liability for any errors, omissions, or inac-
curies in the information provided.  Data
represented herein reflect varying stages
of development, and varying dates of
acquisition. Date: 4/18/2016

I

Document Path: H:\GIS PROJECTS AND DATA\Dupont Wappoo Area\DupontWappooProposedZoning03252016.mxd

LEGEND
Dupont|Wappoo Planning Area

DuWap Overlay Zone (City)

Proposed City Zoning 
Conservation (C)
Single Family (SR-1)
Single Family (SR-2)
Single and Two Family (STR)
Diverse Residential (DR-1)
Diverse Residential (DR-1F)
Commercial Transitional (CT)
Residential Office (RO)
General Office (GO)
Limited Business (LB)
General Business (GB)
Business Park (BP)
Job Center (JC)

Proposed County Zoning
Conservation/Park (C)
Single Family (R-4)
Multi-Family (M-12)
Commercial Transitional (CT)
Office Residential (OR)
Office General (OG)
Community Commercial (CC)
Job Center (JC)

Note: Not all properties shown have 
a change of zoning. A list of specific
properties with proposed zoning changes
may be found in supplemental 
information. 

The map above shows the proposed zoning for both the incorporated and unincorporated properties within the project area.  This map was created on April 18, 2016.
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The pictures above are examples of development currently existing in the area that the community would like to see emulated.
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Wappoo Rd/Savannah Hwy Intersection
The picture on the left shows the current condition of the 
intersection of Wappoo Rd and Savannah Highway.  The 
picture below shows a vision plan for how the area could 
be redeveloped to address many of the public’s concerns 
including beautifying the intersection, connecting the 
Greenway and Bikeway, ensuring the safety of pedestrians 
and bicyclists, and pulling the buildings up to the roads to 
give the area a unique and memorable character.

Existing conditions at the Wappoo Rd/Savannah Hwy intersection.
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Savannah Highway Possibilities
The picture on the left shows the current conditions 
along Savannah Highway (Google Map image from 
April 2015).  The picture below shows how the area 
could be redeveloped to address the public’s desire 
to improve this streetscape and create community 
character through the planting of Palmetto trees in 
the right-of-way.  
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Savannah Highway Street Tree Possibilities

The picture below shows the potential locations for street trees in the Savannah Hwy right-of-way (stars indicate potential locations).
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Bike and Pedestrian Plan

The map below shows the City of Charleston’s plan for improvements to bike and pedestrian facilities.
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A-1. Community Elements

The following community element needs were identified by the public during the 
public workshops/input sessions: 

•	 Increase coordination/consistency between City & County;
•	 Improve safety and livability through increased police, livability, and code 

enforcement, and by offering additional citizen support and neighborhood 
services;

•	 Improve the West Ashley Greenway, West Ashley Bikeway, Randolph 
Park, and duck pond and provide additional public spaces and park 
improvements;

•	 Provide fiber optic conduit to create a digitally connected community;
•	 Provide more community places for residents such as a senior center, fun, 

safe places for teenagers, community events, farmers markets, etc.; and
•	 Improve the sense of place and strengthen the community identity.

In addition to the community element input gathered at the DuPont | Wappoo 
Community Plan workshops, the City of Charleston conducted a West Ashley 
Community Perceptions Survey to better understand perceptions of West Ashley 
and the qualities that make West Ashley unique.  The survey took place during the 
month of August 2015 and yielded 3200+ unique survey responses.  The survey was 
made available to West Ashley community members via email, the City’s website, 
and social media; paper copies were available at local libraries, recreation sites, 
and community meetings.  The City will coordinate with the County to utilize this 
important citizen input to create a community driven visioning process to enhance 
West Ashley’s image, and highlight pride points such as West Ashley’s strong sense 
of community, great neighborhoods, local businesses, and unique parks and public 
spaces.

Page A-1
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A-2. Land Use, Zoning, and Design Standards

The public identified the following land use, zoning, and design standard 
needs during the public workshops/input sessions: 

•	 Adopt consistent land use, zoning, and design standards between the 
City and County that facilitate more authentic development;

•	 Create livable communities through enhanced pedestrian circulation 
and access service (restaurants, small businesses, stores);

•	 Create safe and connected pedestrian/bicycle accesses;
•	 Improve architectural requirements, but allow for cost effective 

building materials;
•	 Prohibit metal buildings on Savannah Highway;
•	 Limit building height to three stories with height increases allowed 

near I-526;
•	 Require buffers and landscaping;
•	 Require that development be low impact and pay special attention to 

buffer zones and storm water runoff;
•	 Require buildings to address the street;
•	 Require that parking be located at the back of buildings to create a 

more pedestrian friendly environment;
•	 Address public realm/right-of-way elements (street trees and street 

lights); 
•	 Allow flexibility of uses in Wappoo/DuPont Wedge, Flex Business/

Trades/Small Business Park uses; and
•	 Prohibit large apartment developments and car dealerships.
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A-3. Economic Development and Revitalization

The major items the community identified regarding economic development and revitalization 
included:

•	 Recruit businesses that serve residents’ needs (personal services, natural/organic food 
stores, coffee shops, etc.);

•	 Support and encourage local/small businesses (local hardware stores and restaurants);
•	 Upgrade/utilize old shopping centers and the mall;
•	 Provide incentives for redevelopment of commercial properties;
•	 Create centers/hubs for less vehicle travel;
•	 Provide a Farmer’s Market;
•	 Ensure the safety of area businesses;
•	 Provide incentives for redevelopment of commercial properties;
•	 Limit the expansion of large car dealerships within the community; and
•	 Link the West Ashley Greenway to nearby neighborhood commercial areas through 

wayfinding signage.
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A-4. Traffic and Transportation

The community identified the following regarding traffic and transportation:

•	 Reduce traffic congestion on Savannah Highway;
•	 Provide street lights, street trees, and medians on Savannah Highway;
•	 Trim and prune trees along the streets;
•	 Improve pedestrian safety by installing crosswalks at intersections and by providing more sidewalks (Wappoo Rd to Edgewater Bridge, and 

Pebble, Elsey, Dulsey, DuPont, Stinson, and Orleans Rd);
•	 Beautify the Wappoo Road/Savannah Highway intersection; 
•	 Provide a park and ride location in the area;
•	 Provide safe bus stop locations and safe routes to bus stops (sidewalks) located on DuPont Rd for childrens’ safety; 
•	 Connect the West Ashley Bikeway and West Ashley Greenway; and
•	 Improve signal synchronization along Savannah Highway.

Intersection of Wappoo Road and Savannah Highway
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A-5. Drainage and Stormwater

The major items the community identified regarding drainage and stormwater included:

•	 Conduct an area-wide drainage study;
•	 Turn stormwater facilities into amenities; 
•	 Provide incentives for green infrastructure/stormwater facilities; 
•	 Create stormwater demonstration projects; 
•	 Use the Half Cent Sales Tax to fund regional stormwater improvements; and
•	 Require on-site drainage improvements or fee-in-lieu-of options.
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A-6. Streetscape/Beautification

The community identified the following regarding streetscape/beautification needs:

•	 Bury power lines;
•	 Request SCDOT to maintain the right-of-way, especially near I-526;
•	 Install safe pedestrian-scale lighting;
•	 Create safe, handicap accessible pedestrian/bicycle access (sidewalks) and crossings; and
•	 Add landscaping and trees along streets.
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A collaborative planning effort to preserve the cultural and 
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1. Plan Overview

Charleston County as a whole is currently experiencing unprecedented growth.  
Areas long defined as rural are increasingly being subjected to development pressure 
as this growth continues.  This is especially true of the westernmost reaches of the 
County, an area that is currently characterized by large undeveloped tracts of land and 
small, historic rural communities, some of which are Parkers Ferry, Wiltown, Jericho, 
Osborne, and Adams Run.  

Historically, many small neighborhood businesses existed in the Parkers Ferry 
Community. There are very few neighborhood businesses existing today partially due 
to current zoning regulations that prohibit them; however, the community wants to 
see small neighborhood businesses and employment opportunities established in the 
area.

Over the past decade, WestRock (formerly MeadWestvaco) completed a master 
planned development for approximately 14,500 acres of land in the western part of 
Charleston County (known as the Spring Grove Development).  As part of this effort, 
a community meeting was held in December 2012 at the Wiltown Community Center.  
At this meeting, representatives from WestRock presented the proposed plans for the 
Spring Grove Development, which included large amounts of residential, commercial, 
and industrial uses (to be developed over a fifty-year timeframe).  Local residents at 
the meeting were concerned about the development’s potential negative impacts on the 
existing communities; however, they also viewed the development as an opportunity 
to bring more services and employment to the area.

As a result of these issues, County Council Member Anna Johnson coordinated with 
area residents and the Charleston County Zoning and Planning Department to embark 
on a planning process to establish a community plan for the Parkers Ferry area. 

When contemplating the Parkers Ferry Community Plan (the Plan) initially, a few 
of the primary objectives identified by the community were to preserve and enhance 
the cultural and community heritage of the area and provide flexibility in zoning 
regulations to allow for a more efficient rural land use pattern that would allow new 
development to occur in similar ways as it had historically in the community. 

U.S. Post Office, Adams Run, SC  (July 2016)

Wiltown Community Center, Adams Run, SC (July 2016)
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The Community Plan Area

During a community workshop in February 2013, residents of the 
community, Charleston County representatives, and other stakeholders 
worked together to identify the community boundaries.  The community 
plan area was ultimately defined by a focus on settlement areas and pockets 
of small lots, purposefully excluding properties in conservation easements 
and large forestry and timber company land holdings (see the project area 
maps below and at right). 

Map of Charleston County

Parkers Ferry
Rural Cultural Community 
Protection Area
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2. The Planning Process

The Plan is the culmination of an extended project timeline that can be described in three distinct phases (as shown below).  Phase 1 of the project included 
three community meetings held in 2013 to identify the needs and visions of the community and discuss potential solutions.  These meetings coincided 
with the Five-Year Review of the Charleston County Comprehensive Plan. In early 2015, Charleston County Council adopted the Comprehensive 
Plan Review, and it included a new future land use category called Rural Cultural Community Protection which was a result of the 2013 Parkers 
Ferry community meetings. Phase 2 of the project began once the Comprehensive Plan Review had been adopted, as these changes set the stage for 
creating the Plan and subsequent zoning ordinance changes.  The focus of Phase 2 was on the development and adoption of the Plan and Zoning and 
Land Development Regulations Ordinance (ZLDR) amendments addressing the needs of the community. Phase 3 is the process of implementing the 
strategies included in the Plan, and this phase begins once County Council adopts the Plan.  Each phase of the planning process is further described 
in the following pages.

Figure A: Project Timeline
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Phase 1 - Identification of Community Needs and Visions

The Plan began in 2013 with a series of three community meetings.  During the first 
meeting in February, County Planning staff worked with community residents to 
identify geographic community boundaries and complete a community needs survey. 
The second meeting, held in April, included a discussion of the community needs 
survey results, emphasizing potential solutions, and also further refinement of the 
community boundaries.  The complete results of the community needs survey are 
provided in Appendix A.

In October 2013, planning staff met with the community again to discuss solutions 
to the community needs identified in the previous meetings.  At that time, staff also 
proposed a new future land use designation, Rural Cultural Community Protection, 
and educated the community about the Comprehensive Plan process to implement 
this new future land use designation that would set the groundwork for establishing 
customized zoning in the Parkers Ferry area to meet the needs of the residents.

Concurrent with these 2013 community meetings was the Five-Year Review 
of the Charleston County Comprehensive Plan.  One primary purpose of the 
Comprehensive Plan Review was to update the future land use designations to reflect 
current demographic trends and community needs and desires.  As a result of the 
meetings with the Parkers Ferry community, the new future land use designation, 
Rural Cultural Community Protection, was adopted by Charleston County Council as 
part of the Five-Year Review in January 2015.  The Review also identified the Parkers 
Ferry Community Plan as a priority planning project, with the goal of implementing 
the new future land use designation by creating an overlay zoning district that is 
customized to meet the needs of the community.

Early in the planning process, three 
Focus Areas were identified to address 
the community’s issues, concerns and 
vision:

1.  Preservation of the Cultural Heritage 
of the Community;

2.  Increased flexibility to subdivide and 
develop property; and

3.  Improved access to public services 
and employment/training opportunities.

Parkers Ferry Community Meeting, February 27, 2013
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Phase 2 - Community Plan Development and Adoption

Parkers Ferry Community meetings resumed after County Council’s 
adoption of the Comprehensive Plan Five-Year Review.  In 2015, meetings 
were held in April and June.  The primary task during the April meeting 
was a review and update of the list of community needs and desires, and 
a discussion on how the creation of a community plan can address these 
needs.  Each community need fell under one of five broad categories:

	 •	 Planning and zoning;
	 •	 Employment and economic development;
	 •	 Public services;
	 •	 Public facilities; and
	 •	 Community needs.  

During the June 2015 meeting, planning staff gathered feedback from the 
community regarding the types and locations of uses (residential, office, 
business, etc.) desired within the community, as well as subdivision 
options.  This feedback was critical for understanding the planning 
and zoning needs.  Representatives from the Charleston County Public 
Works Department also attended the meeting to give updates on road 
and drainage projects in the community.  

In March 2016, a community meeting was held to provide updates 
on County projects in the area administered by the Public Works and 
Transportation Development Departments (see Figure B).  Planning 
updates included information on the recently approved Spring Grove 
Development and proposed zoning solutions, which included a 
discussion of a new overlay zoning district.  

In August 2016, another community meeting was held to present the 
Plan to the residents and gather feedback.  (Note: the plan adoption 
process, which will require a recommendation of approval by the planning 
commission, at least one public hearing, and adoption by county council 
will be incorporated upon final approval.) Figure B: Public Works and Transportation Development Projects, 2016
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Phase 3 - Community Plan Implementation

Once the Parkers Ferry Community Plan is adopted 
by  County Council, the next step is to implement the 
strategies contained in the Plan.  The strategies included 
on pages 9 and 10 were developed in coordination with 
area residents to address the issues identified in the 
Community Needs Survey and assist the community 
in achieving its vision for the future.

The  first strategies are to evaluate and update the 
Community Plan on a consistent basis and work with the 
community to develop amendments to the Charleston 
County Zoning and Land Development Regulations 
Ordinance (ZLDR) to address the planning and zoning 
needs of the community.  Once the ZLDR is amended, 
the remaining strategies should be prioritized and the 
community should engage the appropriate parties to 
address those strategies. Charleston County 

 
 
 

Adopted November 20, 2001 (Ordinance # 1202) as amended 
 

Zoning and Land Development 
Regulations Ordinance (ZLDR) 
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3. Plan Implementation Strategies

Listed below are the recommended implementation strategies to address the issues identified by the community and achieve their vision for the area.   

1.	 Evaluate and update the Community Plan, as needed, with community input. 

2.	 Planning and Zoning Strategies to allow more flexibility to subdivide property; allow commercial uses and preserve natural and cultural resources.

	 Strategy 2.1: Adopt amendments to the Charleston County Zoning and Land Development Regulations Ordinance (ZLDR), including but 
               not limited to an overlay zoning district, as applicable (a draft overlay zoning district map is included on page 11).
	 Strategy 2.2: Monitor and evaluate the updated zoning ordinance and amend as needed.

3.	 Employment and Economic Development Strategies to increase employment opportunities for local residents; encourage local retail and personal 
services; and improve educational and/or workforce training opportunities to build a local employment base.

	 Strategy 3.1: Investigate methods to incentivize new development or redevelopment in identified commercial nodes.
	 Strategy 3.2: Identify and pursue grant opportunities that encourage economic investment in the area.
	 Strategy 3.3: Collaborate with SCWorks, Trident Technical College, and local satellite campuses to expand educational and workforce training 	
	  programs in the area.
	 Strategy 3.4: Coordinate with the Charleston County Procurement Department, SCORE, Charleston Metro Chamber of 
              Commerce, and similar organizations to find ways to support entrepreneurs and small businesses establishing in the community.
	 Strategy 3.5: Explore options for establishing a business incubator to support local entrepreneurs and small business start-ups.

4.	 Public Works and Transportation Strategies to address drainage issues; road and ditch maintenance; and improved transportation options.	
	
	 Strategy 4.1: Explore the possibility and need of a drainage study of the Parkers Ferry Community Plan area, including implementing any 		
              strategies recommended for drainage improvements in the area.
	 Strategy 4.2: Work with TriCounty Link in their review of the rural transit system.
	 Strategy 4.3: Coordinate with Charleston County Transportion Development Department, Charleston County Public Works Department, 
               and the South Carolina Department of Transportation (SCDOT) to receive updates on Parkers Ferry Area projects.
	 Strategy 4.4: Investigate potential funding sources such as the Rural Transportation Alternatives Program (RTAP) grants for future public 	
	 works and transportation projects.
	 Strategy 4.5: Coordinate with Berkeley Charleston Dorchester Council of Governments (BCDCOG) regarding the Regional Bicycle Pedestrian 	
	  Plan Update to continue expanding transportation and recreational options for residents.
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5.	 Public Service Strategies to improve public safety services; address inadequate well and septic systems; increase public community facilities 
(parks, libraries, schools, recreational facilities, etc.); and improve street lighting.

	 Strategy 5.1: Pursue funding opportunities to improve the 21-acre property purchased by the Wiltown Improvement Organization using 
	  Greenbelt funds (located near the intersection of Old Jacksonboro Road and Parkers Ferry Road).  
	 Strategy 5.2: Invite government agencies to the Wiltown Community Center to discuss expansion of services in the area (e.g., Charleston 
	  County School District; Charleston County Public Library; Charleston County Park and Recreation Commission; Charleston 
              County Sheriff ’s Office; etc.).   
	 Strategy 5.3: Explore opportunities for street beautification such as additional street lights.
	 Strategy 5.4: Coordinate with South Carolina Department of Health and Environmental Control (SCDHEC) and Charleston County 
	  Community Services Department to assist citizens with maintaining and upgrading well and septic systems.

6.	 Community Specific Strategies addressing housing affordability and Heirs’ property preservation; improving services for senior citizens and 
youth; implementing community-driven crime watch programs; and mitigating potential tax implications from the Spring Grove Development.

	 Strategy 6.1: Coordinate with Trident Habitat for Humanity, SC Community Loan Fund, and similar organizations to address housing 	
	  affordability and rehabilitation of existing housing.
	 Strategy 6.2: Coordinate with roadway beautification organizations such as Palmetto Pride/Adopt-a-Highway and SC Scenic Byway. 
	 Strategy 6.3: Explore partnerships with local non-profits such as Lowcountry Local First, Charleston County School District Office of Adult 	
	  Education/High School Diploma and GED Program, Charleston Area Senior Citizens (CASC), Inc., and Lowcountry Senior Center to expand 	
	  services for residents, particularly senior citizens and area youth.
	 Strategy 6.4: Continue building a relationship with The Center for Heirs’ Property Preservation to educate area residents on the issue.
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Total number of meeting attendees:  53 
Total number of completed questionnaires: 53 
Completion rate:    100% 
 
*Note: Respondents often selected more than one answer, resulting in over 100% of responses. 
 
Question 1: What community do you represent?* No. of responses 
Parkers Ferry 64.2% 34 
Adams Run/Wiltown 35.9% 19 
Osborne 9.4% 5 
*53 citizens responded to this question. 
 
 
 
Question 2: How long have you lived in this community?* No. of responses 
41+ years 52.8% 28 
0-5 years 13.2% 7 
21-30 years 13.2% 7 
11-20 years 7.5% 4 
31-40 years 7.5% 4 
6-10 years 5.7% 3 
Average length of time based on responses: 36 years 
*53 citizens responded to this question. 
 
 
 
Question 3: What do you think is most important about your 
community?* 

No. of responses 

History and culture 82.6% 38 
Community character 34.8% 16 
Other responses: 

• Potential for development, parks/recreation, public services 
• Small town (country appeal), peacefulness of country-settings 
• Hunting, fishing, church, community 
• Environment and playgrounds 
• Family 
• Small family-oriented area 
• Natural resources/wildlife 

*46 citizens responded to this question. 
 
 
 
 
 
 

At the February 2013 community meeting, a community needs survey was 
distributed to meeting attendees.  All 53 attendees completed the survey.  
The results have been summarized on the following pages.
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Question 4: What issues are you most concerned about regarding 
your community?* 

No. of responses 

Road and drainage issues 84.6% 44 
Ability to subdivide property 78.9% 41 
Access to public services 77.0% 40 
Access to retail services 75.0% 39 
Access to medical services 73.1% 38 
Land ownership and heirs’ property issues 69.2% 36 
Lack of water and sewer service 67.3% 35 
Local employment opportunities 59.6% 31 
Other responses: 

• Faster internet service 
• DHEC rules and regulations regarding well/septic tanks, soil testing 
• Additional mobile homes (Charleston County rules and regulations) 
• Increase historic settlement patterns 
• History 
• Lack of community involvement 
• Lack of drainage from property 
• Difficult to get property approval to build home 
• Taxes 
• Fire house 
• Hang out places 
• Ditch drainage 
• Environment 
• More streetlights on all roads to churches 

*52 citizens responded to this question. 
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Question 5: What would you like to see occur in your community in 
the future?* 

No. of responses 

Public services such as parks, libraries, etc. 83.0% 44 
Medical facilities 77.4% 41 
General stores 71.7% 38 
Gas stations, banks, etc. 67.9% 36 
Day care facilities 54.7% 29 
Farmers’ markets 41.5% 22 
Agriculture/forestry 20.8% 11 
No change; community remains as is 7.6% 4 
Other responses: 

• Police station 
• Water & sewer 
• Public transportation (bus system) 
• Senior citizen center 
• Open up more along Hwy 17 for commercial development 
• Fire station 
• Streetlights 
• Post office 
• Jobs 
• Educational facilities 
• Recreational facilities 
• Special events 
• Environmental management (litter control, ditch maintenance, etc.) 
• Community meeting with DHEC 
• Playground for kids 

*53 citizens responded to this question. 
 
 
 
 
Question 6: Would you like to see more employment opportunities 
in your community?* 

No. of responses 

Yes  96.2% 50 
No 3.9% 2 
*52 citizens responded to this question. 
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Question 7: If yes, what types of employment opportunities would 
you prefer?* 

No. of responses 

Professional services 71.7% 33 
Trades 63.0% 29 
Light manufacturing 56.5% 26 
Technology 54.4% 25 
Retail 54.4% 25 
Hospitality and tourism 30.4% 14 
Agriculture and forestry 23.9% 11 
Other responses: 

• Social lounge 
• General store 
• Gas station 

*46 citizens responded to this question. 
 
 
 
Question 8: What planning solutions do you think would be most 
beneficial to your community?* 

No. of responses 

Village-style development based on historic settlement 
patterns 

51.1% 24 

Regulations that promote the establishment of services 
and employment opportunities for local residents 

74.5% 35 

Other responses: 
• Water and sewer services 
• Public transportation 
• One-stop/general center/a combination of stores, movie theater, gas station, etc., 

fast food or restaurant, central location 
*47 citizens responded to this question. 
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Question 9: Additional comments and questions* 
Please find grants so we can get water and sewer into the Parkers Ferry area, if not the sewer, please 
help us with the water system 
I would like to see a safe playground equipped with sports activities for children, swings, basketball 
court, swimming pools, etc. 
Why don’t we have internet service yet? 
Better maintenance of highway, grass cutting, ditch grass cutting, last 4-5 years ditch cutting has 
stopped 
Zoning, internet, cable services, etc. Soil testing, putting septic system in, rules, etc. 
I would like to have a copy of this 
Get East Edisto going ASAP 
How do you plan to achieve these goals that are being suggested? Yes, I think Parkers Ferry is 
wonderful, but we do need more resources here. I remember when we had three stores on Hwy 17. 
Yes, I would like a copy of presentation. 
I would like to have a copy of the presentation along with the maps. 
Folks out here need jobs, put PowerPoint online 
I want to know more about heirs’ property issues 
I’d like a copy of the maps 
Please give me the ability to subdivide your property for more than 80 acres and 2 years 
Please give the ability to subdivide your other property 
Desire a hard copy of map 
When things come, will taxes go up? I would like to have a copy, will you send me contact information? 
Social lounge, special events, somewhere to have social club gathering. I would like to have a copy of 
the two maps at this meeting. 
We need a change in the zoning law. It will give the community more right to their land. 
Can we start a litter group or club that goes around picking up trash? 
About trading, will you please send the information so I can take to my church? Will you please send 
me a copy of the map? Mail anything that you have contact information. 
The zoning of the area changed 
I would like to see our community zoned so that businesses may become a part of our community.  In 
its present state as zoned, we are unable to open or bring any new businesses to the area. I would like 
to open up my own health agency, but I would have to do it in another area. 
I would like to see the 21 acres of land the community has acquired developed into a recreational park. 
More activities for our youth. 
Septic tank system 
Septic tank system 
Will taxes go up with all the changes that will be made? 
What about a 24 hour gas station with a McDonald’s with grocery store? Caution light at 17S and 
Parkers Ferry Road. At night it’s so dark. 
I would like to see more of the tax dollars working for the community. 
I would like the community to grow but without the cost of taxes increasing. Most people can’t pay the 
taxes they have now. And to add water and sewer bills to it will not help the community. Yes, I would 
like a copy of this map and presentation. Soil testing land that’s no good won’t pass DHEC. 
I want to see these issues brought up and walk on in the not too distant future by County Council. 
*30 citizens provided additional comments and questions. 
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The following community needs were identified by the public during 
community meetings and as a result of the Community Needs Survey:

Planning, Zoning and Subdivision

•  Preservation of the cultural heritage of the community
•  Increased flexibility to subdivide and develop property
•  Continue agriculture and forestry uses
•  Protection of natural resources

Employment and Economic Development

•  Allow retail services such as general stores, gas stations, 
    restaurants, banks, pharmacies, farmers’ markets, 
    social lounges, special events, etc.
•  Medical and hospital services
•  More local employment opportunities:
     - Find ways to encourage economic development to 
         increase local tax base 
     - Emphasize hiring locally (a % of new hires should be from
         the community and training programs should be offered)
     - Recruit manufacturing businesses to the community
     - Support the establishment of more local businesses
•  Explore grant opportunities for rural communities

Grace Chapel Baptist Church, Adams Run, SC

Scenic View on Parkers Ferry Road

BJ’s 99 Cent Store (Closed), Adams Run, SC

L. Jay’s Barbershop and Convenience 
Store (Closed), Adams Run, SC
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The following community needs were identified by the public during 
community meetings and as a result of the Community Needs Survey:

Public Services

•  Increased police patrols to reduce crime
•  Improved roads and drainage, including maintenance and sidewalks
     - More street lights
     - Drainage Maintenance including Penny Creek drainage
     - Future meeting with Public Works
•  Improved technology (cell, internet, power, natural gas, etc.)
•  Improved public transportation
•  Police/Fire/EMS station 

Public Facilities

•  Community recreation center/senior’s center
•  Schools/training centers/educational programs
•  Library
•  Post office
•  Improved drinking water quality
•  Septic tank maintenance assistance

Parkers Ferry Road Improvements

Wiltown Community Center, 
Adams Run, SC (July 2016)

Minnie Hughes Elementary School, Hollywood, SC
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The following community needs were identified by the public during 
community meetings and as a result of the Community Needs Survey:

General Community Needs

•  Homes that are affordable to community residents
      - Consider Habitat for Humanity as an opportunity
•  Resolutions for land ownership and Heirs’ property issues  
•  Protection against potential impacts of the Spring Grove Development 
such as increasing property taxes and traffic
•  Consider tax/financial impacts of improvements/changes in the
     community on property owners

Residence on Sugar Hill Road

Residence on Parkers Ferry Road

Residence on SC 174
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