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SECTION I. EXECUTIVE SUMMARY
1. Report Purpose
A. Background

The document is the initial inventory and base line report of the Shem Creek Area Management Plan, a
planning project by Cranston Engineering and its consultant team under the terms of a contract with the
Town of Mount Pleasant. The project resulted from a sustained effort by the Mount Pleasant Shem Creek
Task Force appointed by the Town during 2016-2017 to determine appropriate actions to deal with the
future of Shem Creek, an iconic working
creek that is an important cultural and
economic resource to the Town. The Task
Force report, completed in June 2017,
recommended that a Shem Creek Area
Management Plan be developed, which is
the purpose of the planning project.
As shown by Figure 1 - Regional
Location 1 (page 2) and Map 1 - Study
Area Context, Shem Creek is at the
westerly edge of Mount Pleasant; the
mouth of the Creek opens to Charleston
Harbor and the Creek extends to the
northeast into residential parts of the
town. Coleman Boulevard, which crosses
the Creek, to the west leads towards
Wando dock site.
the Ravenel Bridge connecting to the
Charleston peninsula and, to the east and south, to Sullivan’s Island and Isle of Palms.
Based on the report of the earlier Task Force, the Town has designated a ten-member Study Advisory
Committee (SAC) consisting of a range of stakeholders concerned with the Creek, many of whom were
part of the original citizens’ Task Force. The membership of the SAC is shown in Appendix 1 (page 31).
The consultant team is scheduled to have regular interactions with the Study Advisory Committee,
coupled with a series of public meetings and briefings for Town Council, leading to a recommended plan
by summer of 2019.

B. Study Area and Project Scope

The January 2017 Task Force report defined a Study Area, which encompassed approximately a 0.75mile length of the Creek from its mouth to the harbor plus land-side areas of influence to the northwest
and southeast. Map 2 - Study Area Map shows this Study Area, slightly modified by the consultant
team to include a few additional properties, plus its surrounding context. Key features include Coleman
Boulevard, which crosses the Creek at the midpoint of the Study Area, and is a traffic and commercial
corridor of importance, connecting to the Ravenel Bridge, the Town Hall, Patriot’s Point, Sullivan’s Island,
and Isle of Palms.

The scope of the current planning project is to develop final recommendations that can be adopted by
the Town Council, through a seven-month consultative process, moving through a series of steps to foster
broad understanding of existing conditions, opportunities, and potential alternatives. This Report 1 is
the initial product of the consultant team and is intended to provide base information for subsequent
steps of the planning effort, as well as to focus on initial issues and possible directions for the next
phases of work.
1

All base map materials presented in this report were derived from materials provided for use of the consultant team by the
Town of Mount Pleasant and County of Charleston, as modified and annotated by the consultant team.
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Figure 1 - Regional Location.

2. Major Findings
A. Mission
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The consultant team and the Study Area Committee have agreed that the mission of the project is to:

Preserve, promote, and protect the unique
history, nature, and economy of the Shem Creek Study Area
and maintain the character of its working creek.

B. Study Elements

The consultant team has organized its work around five study elements that, based on work of the Task
Force and experience of the consultant team, capture the key aspects that will have to be explored and
resolved to arrive at recommendations. These study elements are as follows:

Private Use and Development. This element includes existing private uses and future demand
pressures for new commercial and residential development, including expansion of existing businesses.
Identify potential sites that have potential for additional private development as well as possible
pressures on the Shem Creek area from adjoining zoning districts.
(See Section II. of this report, page 5).
Shem Creek Use and Protection. This element includes current and projected utilization of the Creek
by commercial and pleasure craft, including support facilities for these as well as suitability of existing
facilities (e.g. -Harry Hallman Jr. Boat Landing) and possible need for new facilities or services. Identify
problems, possible solutions, and possible types of impacts on water quality and boater safety.
(See Section III. of this report, page 13).
2
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Community Character and Amenities. This element includes size, location, and character of buildings
and streetscapes; including compatibility with adjoining uses and districts and desired image for Mount
Pleasant, including public walkways, boardwalks, and visitor facilities.
(See Section IV. of this report, page 16.)
Access and Parking. This element includes existing access and parking locations and adequacy relative
to existing and future demand, including possible steps to reduce or mitigate traffic and parking
pressures along sensitive areas of Shem Creek. (See Section V. of this report, page 20.)

Development and Use Regulations. This element includes existing regulations for current zoning and
special districts and corridors to determine existing regulations, as well as approaches to modify current
district boundaries or regulations to meet preferred directions of the Shem Creek plan.
(See Section VI. of this report, page 24.)
The diagram that follows, Figure 2 - Study Elements, shows the relationship of these Study Elements to
the Phases of work in the planning process.
Figure 2 - Study Elements.

C. Issues and Possibilities

Map 3 - Issues and Possibilities highlights some of the key areas and issues that have emerged from the
initial inventory. Annotations on Map 3 highlight the major concern about each area noted and are not
repeated here in the text.
Table 1 - Summary of Issues and Possibilities (page 4) is a brief summary of issues and directions that
have been identified relative to each of the Study Elements. It is related in part to Map 3 and includes
some items that are better described than mapped. Please refer to detailed text and Maps in Sections II.
through VI. (pages xx-xx) for an expanded discussion of these issues and directions.

3. Next Steps in the Process

Based on feedback from the Study Advisory Committee (SAC) at its scheduled meeting on January 16 and
any follow-up items resulting, the consultant team will incorporate such comments and advice into its
scheduled Report 2, dealing with Opportunities. That report is scheduled to be presented to at a public
meeting scheduled for March 19 and at a follow-up meeting with the SAC on March 20.
3

Table 1 - Summary of Issues and Possibilities.
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Study Elements

Issues and Possibilities

Private Use and
Development

• Support commercial fishing operations and encourage continued successful
product distribution
• Encourage additional collaborative efforts among local shrimpers and
fishermen to produce needed ice for operations

Shem Creek Use
and Protection

• Consider innovative ways to expand fishing product operations, including
possible retail markets for local catch

• Encourage effective redevelopment in the northeast triangle of the Study Area

• Retain and/or expand current dock space for the fishing fleet to support the
working creek
• Continue maintenance dredging of the channel, while enforcing
construction site siltation and erosion to protect water quality

• Investigate management and/or facility options to reduce conflicts between
motorized and non-motorized boats in the channel and enforce safe boating
practices within the channel
Community
Character and
Amenities

• Consider improvements to facilities and parking in the Harry Hallman Jr.
Boat Ramp area
• Increase public access to the edges of Shem Creek as well as connections
between the Creek edge and adjoining areas

• Consider new public facilities to interpret the history and operations of the
working creek and its fishing industry

• Retain the architectural character of the urban creek by encouraging
variation in building scales in the case of major expansion or redevelopment
of buildings at the Creek edge
• Anticipate future changes or additional development in parking areas
serving the urban creek
Access and
Parking

• Recognize that redevelopment of sites and smaller buildings along Coleman
Boulevard is likely
• Encourage shared parking and incentives to use ride services (Uber, Lyft,
etc.) to reduce parking pressures

• Consider resident parking permits and related enforcement to limit parking
spillover into adjoining residential districts
• Investigate potential for remote parking and shuttle service to Shem Creek
restaurants and businesses during peak season periods
• Consider additional mixed-use parking garages
Development and
Use Regulations

• Consider parking surface alternatives that are both vehicle, pedestrian and
environmentally friendly
• Place priority on water dependent uses at sites in the Shem Creek
Waterfront Overlay District (SCW-OD)

• Develop specific design standards for the SCW-OD to protect the quality of
the Shem Creek environment and for the entire district
• Anticipate and setback how to deal with contemporary waterfront
flood protection and setback standards along the Creek in the case of
redevelopment or substantial building replacement

4
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1. Goal

SECTION II. PRIVATE USE AND DEVELOPMENT

Support private use and development adjoining and nearby the Creek to the extent that such uses and
developments maintain and enhance the special character of working waterfront activity in the Shem Creek
area, encourage and expand access to and views of the Creek, can be supported by adequate access and
parking, preserve and enhance value for property owners, and contribute to the visual character of the
Study Area.

2. Existing Conditions

Business activity in the Shem Creek Study Area is extensive and quite diverse, though many businesses do relate to
the waterfront location (See Table 2 - Shem Creek Business
Summary , below). At least eleven commercial shrimp or
fishing boats are currently based in Shem Creek. Also located
within the Study Area are five retail or wholesale seafood
businesses (at least three directly related to specific shrimp
or long-liner fishing boats), four water-related recreation
businesses, and three boat storage and landing facilities
(including one community-based).
Table 2 - Shem Creek Business Summary.

Commercial Shrimp & Fishing Boats

11

Water-Related Recreation

4

Retail / Wholesale Seafood
Boat Storage / Landing
Restaurant / Bar
Lodging

Retail Shopping Center

Mixed Retail / Office Complex
Freestanding Retailers

Multi-Tenant Office Centers
Freestanding Offices
Other

5
3

16
1
1
2

10
6

13
6

Kayak rentals.

These twenty-three water-related businesses provide a
strong character to the Shem Creek area; however, they
utilize only a small fraction of Study Area land. The larger
business uses, at least in terms of space utilized, provide a
great variety of commercial activity:
• Sixteen restaurants and bars;
• Six multi-tenant office centers;
• One retail shopping center and two mixed retail/
office complexes;
• One hotel;
• Ten freestanding retailers; and
• Thirteen freestanding offices.

An inventory of Shem Creek Study Area businesses (other than commercial shrimp and fishing boats) is included as
Appendix 2 (page 32).
5

A. Maritime Uses

Shem Creek Area Management Plan: Inventory Report

As noted above, there are at least twenty-three maritime-related private uses in the Shem Creek area.
Relevant current conditions include:

Commercial fleet. There are currently eleven or twelve shrimp and fishing boats based in Shem
Creek. About two-thirds of these boats focus on shrimp; one-third (mostly long-liners) catch fish. Most
boats tie up at the Wando (five) or Geechie (four) Docks, though two or three are based along the docks
on the west side of the Creek.
While four boats currently tie up
at Geechie Dock, the owner reports
that he previously had as many as
eight or nine — 60% long-liners;
40% shrimp boats. The reduction is
due to dock reconstruction which
will be completed soon. This dock
reconstruction was triggered by
a boat sinking and ripping up 90’
feet of dock. One or two of the
boats previously tied up at Geechie
have relocated to the public dock
on the westside of the Creek (the
“orphans”). Others scattered to
other locations, but the dock owner
believes that as soon as the dock is
finished, many will return bringing
the number of commercial boats
tied up at Geechie back to eight or
Wando dock site.
nine (including the four there now). In addition to returnees, he also anticipates a number of fishing
boats (long-liners and shark) coming up from Yonges Island.
The capacity of Shem Creek to handle commercial boats will also be impacted by the ultimate
disposition of the Wando Dock. If dock space remains, the five boats currently tied up there will stay;
if not, they will need to find alternative dockage. Demand for dock space is further compounded by
Warren Rector’s current refurbishment of two additional shrimp boats which he intends to add to
the fleet.
If all of these events occur, the demand for commercial dock space may be as high as sixteen or
seventeen boats within a year—60% shrimp; 40% fishing boats. Assuming Wando remains available
for dockage, Wando and Geechie together can handle thirteen or fourteen boats—leaving two to four
that will continue to be tied up on the west side of the Creek.

This potential fleet size is similar to the fleet reported in 2011, in Comparative Ethnography in the
Development of Impact Assessment Methodologies: Profiling Two South Carolina Fishing Communities
completed in October 2011 by Frank C. Helies, Judy L. Jamison, and Dr. David Griffith for the Gulf &
South Atlantic Fisheries Foundation . That report profiled the fisheries of Little River and Mt. Pleasant
and found that
“Mt. Pleasant’s commercial fishing fleet, concentrated on Shem Creek…
consisted of around 10 to 15 shrimp vessels, two to three swordfish vessels,
one shark vessel, and one to two vessels that targeted multiple species,
including members of the snapper-grouper complex”—a total of 14 to 21 boats.

Frank C. Helies, Judy L. Jamison, David Griffith. Comparative Ethnography in the Development of Impact Assessment Methodologies:
Profiling Two South Carolina Fishing Communities, National Marine Fisheries Service, October 2011.

2
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Shem Creek-located wholesale/retail seafood
markets. There are currently five fresh seafood
markets along Shem Creek, three of which are
located on Wando and Geechie Docks and tied to
specific commercial shrimp/fishing operations—
Tarvin, Abundant Seafood, and Warren Rector.
Comparatively, the 2011 report found that
“Shem Creek had three active fish landing/fisher
gathering centers, two wholesale seafood outlets
[and] three seafood retail outlets.”
Overall market for Shem Creek seafood.
The general market climate for Shem Creek
commercial shrimpers/fishermen remains the
same as reported in the 2011 study:

Geechie dock.

“The overwhelming reality facing commercial fishing fleets along the South Atlantic
coast— including Little River’s and Mt. Pleasant’s—has been their vulnerability to four
developments: 1) increasing imports of foreign fish products, including wild caught
and farm raised seafood (especially shrimp), much of it from poor countries with
low labor and environmental standards; 2) coastal gentrification that has converted
commercial fishing infrastructure to leisure, recreational, and residential uses; 3)
increasingly restrictive U.S. fishing regulations, derived from both perceived threats to
fish stocks and environmentalists’ concerns over various coastal and marine species
(e.g. turtles, dolphins); and 4) increasing input costs, particularly the rising cost of fuel.”

Current Shem Creek commercial operations, however, have moved beyond these general conditions to
survive (and prosper in many cases) by “Going Local & Selling Direct.” As again reported in 2011:
“…some fishers in Mt. Pleasant have begun marketing their seafood directly to chefs
and consumers with the support of South Carolina Aquarium’s Sustainable Seafood
Initiative, using conservationists’ concerns over fish stocks as a way to enhance
markets for those species that are not currently overfished. …some residents always
take care to make certain that the shrimp they are served in local restaurants are
local, either refusing to eat imported shrimp or willing to pay more for local shrimp.
Among the most innovative responses…are those that add value to the catch either through
direct marketing to the public (e.g. shrimp sales from vessels or docks) or through educational
campaigns that advise consumers about eating sustainable local seafood, such as the South
Carolina Aquarium’s Sustainable Seafood Initiative… A particularly innovative method of
marketing has been Mark Marhefka’s direct marketing approach to local chefs, which is based,
in Mark’s words, on “honoring the whole fish.” Mark and his wife, Kerry O’Malley Marhefka,
also started the state’s first Community Supported Fishery (CSF), supplying consumers
directly from the boat on a regular basis; the CSF now has over 100 members and a waiting list.”

All these local and direct approaches continue. Depending on the scale of the commercial operation and
the product being caught, the Shem Creek fleet is enhancing the value of its product through a variety
of approaches to branding and direct marketing to consumers. Some shrimpers/fishermen emphasize
sales to local restaurants. Tarvin, for instance, sells and delivers 70% of its catch to restaurants
throughout the region; Abundant maintains an on-dock wholesale fish operation at Geechie Dock-selling and delivering to restaurants and retail fish markets. We should note, however, that only one
Shem Creek restaurant regularly utilizes local shrimp (i.e. Shem Creek based); one other has limited
availability.
Other shrimpers sell directly to consumers through on-dock retail shrimp markets. Smaller operations
maintain contact with consumers through texting and other social media—effectively pre-selling their
catch and delivering either at the dock, in the parking lot, or through delivery to consumers.
7
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Perceived Issues. The most critical perceived issue is the maintenance of adequate dock space for
the commercial fleet. Presumably, with the completion of the reconstruction of the Geechie Dock, there
will be sufficient dock space not only to tie up the current fleet, but also to handle the potential growth
to sixteen or seventeen boats. However, the sale of the Wando Dock could reduce capacity by onethird. This threat is directly tied to the value of waterfront/waterview residential real estate and the
premium views afforded from the two current docks—Wando and Geechie. Adjacent residential sites
have extraordinarily high land values—hence the pressure on these dock locations.
Other issues relate to maintenance or replacement of key fishing infrastructure—ice and fuel. The
fuel situation appears to be resolved with its availability on the west side of the Creek; the ice situation
remains critical, particularly with the anticipated closing of the ice plant at the Charleston Maritime
Center. Reported need for ice is about 1,000 lbs. per boat daily. Interviewed shrimpers/fishermen
indicated that on-board ice making equipment is not practical due to space shortages. Tarvin and
Abundant currently collaborate on a two-ton ice facility at Geechie Dock, which meets their needs. It
appears that similar collaborations will be essential and the most cost-effective way to meet on-going
ice requirements.
A final, but less serious, concern is an apparent short-term shortage of labor to work the fleet. The
general assumption is that this issue will quickly resolve itself; if it becomes more permanent, its
priority would rise.

B. Community and Economic Development

Commercial Space. There is a dense concentration of commercial uses in the Shem Creek Study
Area with minimal vacancy. Most office space is located along Coleman or in the Northeast Triangle
sector off Coleman Boulevard. There are three larger multi-tenant properties: the newest and highest
quality space is at 111 Coleman; 465 W. Coleman is a generally modern office condominium; and 410
Mill Street is an older property
with about 20,000 SF for lease. The
most recent sale of a unit in 465 W.
Coleman was in 2013 at about $175
per square foot. Sale prices of other
commercial buildings have risen
significantly since 2013, suggesting
a current sale at this facility would
likely be in the range of $325-$350
per SF. The older office space at
410 Mill is 90% filled—the little
available space has quoted rents
of $30 per square foot (modified
gross).
There are three smaller multitenant office buildings and thirteen
410 Mill Street.
freestanding offices in the Study
Area. Many of these freestanding office properties are in converted homes. A few condominium units
in the Historic Common of Old Mt. Pleasant at 217 Lucas are also used as offices. Nine freestanding
office buildings and three commercial condo units at the Historic Common have sold in the past seven
years—all located in the Northeast Triangle sector (east of the Creek; north of Coleman). Prices for
freestanding office buildings have escalated significantly during this seven-year period from an
average of $240 per square foot before 2015 to $335 per SF in 2015 and approaching $450 per SF
more recently. The pricing of condominium offices has also risen during this period, but generally
they have been about $100 per SF less than freestanding buildings.
8

Shem Creek Area Management Plan: Inventory Report

There have also been three sales of restaurants and one sale of a retail property. Pricing has generally
been similar to offices, though the prices for restaurants have varied widely, likely related to level of
fit-out, relationship to the Creek, and on-site parking. Prices as high as $700 to $800 per SF might be
expected today for creek-side restaurants with adequate parking. Two retail/restaurant spaces are
currently available in the Moultrie Plaza shopping center—a 7,200 SF retail space at $22 per square
foot (triple net) and the 6,444 SF former Wild Wing Café (plus 416 SF porch) at $26.50 per SF (triple
net). Based on a triple net arrangement, these rents are generally compatible with the $30 per SF
office rents on a modified
gross basis.

There have also been five sales of land for parking lots in the past five years—all located in the
Northeast Triangle sector of the Study Area. These sales have been in the range of $1.4 to $2.2 million
per acre. Similarly, a house at 119 Simmons in this same Northeast sector sold recently for $900,000—
a price apparently driven by the value of the large lot on which it was located (.54 acre). Based on the
land alone, this price is at $1.67 million per acre.
Residential Uses. Residential uses within the Study Area are generally owner-occupied singlefamily homes. There are six townhomes that appear to be rentals in the Historic Common property, a
couple of rental apartments near the public boat dock at Mill and Simmons, and a few homes that are
rented. However, at this point there are no residential rental listings anywhere within the Study Area
included on Craigslist and Apartments.com
More substantially, there are seventy-one single family homes in residential use within the Study
Area. These include twelve in the Northwest sector along Pelzer and Cottingham; fifteen in the
Northeast Triangle sector—four on Rue De Muckle and eleven in the area between Lucas and
Simmons near Live Oak; and, most importantly, forty-four in the Southeast sector, including eleven in
the Boatyard development bordering the Creek on the west side of Haddrell.

Of these seventy-one homes, thirty-eight have premium water & marsh views; thirty-three do not.
Twenty-eight of these seventy-one homes have sold in the past ten years—six of these two times.
Fifteen of these sales—involving thirteen properties—were for homes with premium water or marsh
views. As shown on Table 3 - Residential Site Values (below), sales prices for these homes have
escalated substantially in the past decade from about $300 per SF to the $500 to $600 per SF range.
The highest price paid for one of these homes was $4.9 million.
Table 3 - Residential Site Values.

Timeframe
Waterfront/Waterview

Number
of Sales

2009-2011

2

2015-2017

4

2012-2014
2018

6

Maximum
Price

Mean Price
per Sq.Ft.

$1,475,000

$291

$4,900,000

$576

$1,900,000

$325

3

$1,400,000

2009-2011

2

$925,000

$288

2015-2017

8

$1,650,000

$524

Other Southeast
2012-2014
2018

6
1

$680,000

$1,397,350

$514

$228

$536

9
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Two non-waterview homes sold in the past decade in the Northeast Triangle sector. One home on Live
Oak sold for $211 per SF in 2016; the second was the large lot 119 Simmons property mentioned above
that appears to have sold for the value of the land.
The remaining seventeen sales—involving thirteen properties—were for homes located in the
Southeast sector without water or marsh views. Also as shown on Table 3 (previous page), sales
prices for these homes have escalated substantially in the past decade from about $250 to $300 per
SF to the $500 to $550 per SF range. The highest price paid for one of these homes was $1.65 million.
These homes tend to have only modestly less value per SF than homes with water/marshview, but
typical home sizes are significantly smaller. The average size of the water/marshview homes is 4,000
SF; the average size of the non-waterview Southeast sector homes is 2,300 SF.

Four Southeast sector, non-waterview homes are currently or recently on the market at asking prices
from $649,000 to $1,649,000; or $450 to $580 per SF.

3. Issues and Potential Directions
A. Maritime Uses

Direction of the Shem Creek Commercial Fleet. For at least the next several years, it appears that
the efforts of local shrimpers and fishermen to establish a “Local” brand and to evolve their means
of distribution to increase their
return (direct sales to restaurants
& markets, on-dock sales, preselling for delivery to customers)
will provide the continued
opportunity to stabilize the fleet
or, perhaps, to grow it to sixteen or
seventeen vessels. This assumes
that the key issues below are
addressed successfully.

Key Issues. As noted above, the
most critical perceived issue is the
maintenance of adequate dock
space for the commercial fleet.
Presumably, with the completion of
the reconstruction of the Geechie
Dock, there will be sufficient
Shrimpers at Wando Dock.
dock space not only to tie up the
current fleet, but also to handle the potential growth to sixteen or seventeen boats. However, the
sale of the Wando Dock could reduce capacity by one-third. This threat is directly tied to the value of
waterfront/waterview residential real estate and the premium views afforded from Wando Dock (See
Table 3 - Residential Site Values, previous page).
A second issue relates to developing a stable approach to seafood ice production. As noted above,
Tarvin and Abundant currently collaborate on a 2-ton ice facility at Geechie Dock, which meets their
needs. It appears that similar collaborations will be essential and the most cost-effective way to meet
on-going ice requirements.

10
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Alternative Futures. The commercial seafood industry at Shem Creek essentially faces three
alternative futures:

Survival. If the Wando Dock closes with no compensating dock space created elsewhere, then the
five boats located there will need to relocate. Some may capture a share of the additional capacity
being opened by the reconstruction of the Geechie Dock; others may shift to the comparatively
unsupported west side of the Creek (additional orphans); some may leave the area. The scale of
the overall commercial fleet will likely stay at its current level of eleven or twelve boats, but given
the interest of some boats to relocate from Yonges Island and Warren Rector’s reported plans to
add to his fleet, it will be a bit of the “survival of the fittest” to capture the diminished dock space.
As a consequence of a Wando Dock closure, sales at Wando Dock will need to relocate. Whether
Geechie Dock has the capacity to handle such a relocation will need to be assessed. This also
assumes a successful resolution to the ice issue.

Modified Stability. A second alternative would involve maintaining the status quo, adjusted by
the additional dock capacity at Geechie Dock. This assumes Wando Dock remains in its current
use with five boats tied up there. This would allow the fleet to regrow to sixteen or seventeen
vessels, meeting all the identified fleet opportunities. Again, the ice issue would need to be
resolved.
		

Diversification and Growth. Several industry interviewees have suggested a variety of ways
to diversify and grow the commercial seafood activities at Shem Creek provided adequate dock
space is maintained and the ice situation is resolved:

○ add additional seafood product for sale wholesale and retail: crabs, oysters, farm-raised seafood
○ add government-approved facilities for processing shrimp and cutting fish
○ freezing and cooling space for rent
○ add sales stands for the smaller-operation shrimpers
○ perhaps incorporate retail sales into a multi-vendor market which would include shrimp, crabs,
oysters, and fish. This might be well-located at Geechie Dock if a pedestrian walkway were
constructed across the marsh land owned by the Geechie Dock owner from the Town-owned
property at the end of Mill Street.

Elaborating these alternatives and creating a policy framework for decision-making about them
would seem to be a key next step.

B. Lessons from Other Working Waterfronts

Appendix 3 (page 36) provides summaries of three other working waterfronts with experiences
applicable to Shem Creek: Gloucester, MA; Port Salerno, FL and Portland, ME. All three communities
faced the need to preserve their commercial fishing fleets and to respect the heritage of that industry
while also dealing with public access to the waterfront and the economic pressures of landside
growth and expensive infrastructure requirements.
Each community developed customized solutions to location-specific circumstances; however, all
solutions required:

• innovative thinking around the provision of dock space at economically-sustainable rates for the fleet,
• providing access to fishing industry-specific infrastructure,

• providing sites or facilities which celebrated the community’s maritime history,
• assuring public access to the waterfront, and

• developing zoning that maintained the waterfront character and that minimized development
incompatible with waterway activity.
11

C. Community Development

Shem Creek Area Management Plan: Inventory Report

Demand. The strongest real estate markets in the Shem Creek Study Area are for residential,
restaurant, and office uses, as well as for parking to support restaurants and offices. The need for
restaurant parking may decline over time as restauranteurs report increased use of ride-sharing
services (Uber, Lyft) by customers.

With these multiple strong markets and limited land in the Shem Creek area, we anticipate on-going
market pressures. As a bottom pricepoint, land values throughout the Study Area are approaching $2
million per usable acre—even for parcels with no water or marsh view. Shem Creek-fronting parcels
most attractive for restaurant use are likely worth $3.0 to $3.5 million per acre (or more), excluding
the in-place value of any improvements. Premium residential sites, with extraordinary water access
and/or views, may be worth as much as $2 million per homesite.
Given these on-going market dynamics, public policy does not need to stimulate the market, but
rather to focus on shaping these market forces to meet public/civic objectives.
Susceptibility to Change. Although there are some specific sites with apparent development
potential in the Southeast sector (Wando Dock, as a prime example), the area that exhibits the
greatest susceptibility to change is the Northeast Triangle sector, where vacant lots and more
modest smaller homes have been converting to commercial uses and/or selling for parking or,
perhaps, speculation.
A well thought-out strategy for the redevelopment of this area would seem to be a priority.

Fishing near inland docks.

Shem Creek harbor.
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1. goal

SECTION III. SHEM CREEK USE AND PROTECTION

Retain the existing scale of commercial fishing activities and related operations while supporting other
recreational water uses that are compatible with the environmental quality, public safety, and functions of the
working creek.

2. Existing Conditions

Shem Creek extends as a tidal estuary
through the heart of the Mount Pleasant
from its mouth at the Charleston harbor
to the upper extent of its watershed near
Mark Clark Expressway (Interstate 526).
The Creek serves differing functions
within the distinct reaches of its length, as
harbor, highway, recreational venue, storm
drainage way, and visual amenity. The
waterway is lined with water-dependent
and water-related uses associated with
these functions. While each of these
functions and uses contribute to the
“iconic” scene valued by the town citizenry,
they may in conflict with each other at
particular times and in key locations.

A. Waterfront Uses

The Creek as a harbor.

Water-dependent uses include commercial fishing boats and docks, seafood processing and cold
storage, charter and excursion boats, dry-stack marinas, power boat rentals, kayak and paddleboard
rentals, water taxi, docks (public and private), and boat ramps (public and private). Water-related
uses include seafood sales, waterfront boardwalks, restaurants and bars (some with dedicated
waterside dining and access via private docks). These facilities are more specifically illustrated on
Map 4 - Waterfront Uses. Other properties bordering the waterfront of Shem Creek are used for
the non-water-related purposes of residences and offices (although enhanced by the presence of
waterfront locations and views). Some of these have associated private docks.

B. Shem Creek as a Harbor

The reach of Shem Creek from its mouth upstream to the Coleman Boulevard bridge serves as a
linear harbor for larger commercial and recreational boats. This area has sufficient dredged depth to
accommodate vessels with deep drafts and tall masts. The height of the bridge limits dredging of the
channel further inland, and precludes tall vessel traffic inland of it.

This area is home port to approximately eleven commercial fishing vessels, with the opportunity for
this number to increase to sixteen or seventeen in the near term, as outlined in more detail in Section
II. Private Use and Development (page 5). The harbor reach is the base of operations for the diverse
commercial fleet of excursions vessels, water taxis, deep sea charter fishing boats, and smaller
motorized and non-motorized boats for rent. These latter businesses benefit from exposure to the
public within the urbanized waterfront area nearest Coleman Boulevard.

C. Shem Creek as a Highway

Shem Creek extends a total of approximately 2.5 miles from its mouth at the Hog Island Channel of
Charleston Harbor to the headwaters near Bowman Road and Johnnie Dodd Boulevard (U.S. Highway
17). The lower reach within the Study Area is 0.75 mile long, while the upper reach, up to the head of
shallow-draft navigation, extends for approximately 1.75 miles further.
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Origins and Access Points. All of the landside access points for launching boats on Shem Creek are
located within the Study Area. There are two boat ramps, including the Harry Hallman, Jr. boat ramp on
the south side of the Creek at Mill Street, and the
privately owned Madere’s Landing Ramp on the
north bank, as depicted on Map 4 - Waterfront
Uses. The Hallman launching facility is owned and
operated by Charleston County, and includes a twolane concrete ramp, a boarding and staging dock,
and an associated parking lot with twenty-eight
parking spaces for trailers and towing vehicles. The
ramp is well used, with boats often waiting in lines
at peak periods. The landside parking is insufficient
to handle the number of launches at the ramp, a
situation which may cause the volume of use of the
ramp to be self-limiting. The Madere’s Landing boat
Hallman boat ramp and Shem Creek Marina.
ramp is a second boat ramp on the other side of the
Creek, almost directly opposite the County ramp. This facility is privately owned for the benefit of the
residents of the nearby neighborhoods on the north side of the Creek. There are three dry stack marinas
in the Study Area, which provide mechanically assisted launching for boats stored on site.
Destinations. Shem Creek has numerous
destinations for boats along its length. There are
approximately fifty-nine private recreational docks
in the upper reach, landward of the Study Area,
and another seven within the Study Area landward
of the Coleman Boulevard bridge. There are also
private residential docks lining part of the south
bank of the Creek on the harbor side of the bridge,
serving at least twelve residences. A commercial
fuel dock is situated on the north bank of the
Creek, providing diesel fuel for larger boats and a
limited supply of ice for the shrimpers. A variety
Fuel dock.
of private commercial docks support the waterrelated businesses within the Study Area, providing access for customers arriving by water. These
transient boats are reportedly rafted along the docks at times, up to five abeam at peak hours during
the warm seasons. The rafting of the boats constricts the width of the channel for through traffic. Other
destinations for boat traffic are lie outside the mouth of the Creek, such as Crab Bank and other points in
Charleston harbor and beyond.

Traffic on the Creek. The functions of the Creek
as harbor and highway with the multiple origins
and destinations add up to considerable boating
traffic. Shrimping and fishing vessels, both homeported and transient, are the largest and least
maneuverable of the boats on the Creek. They are
generally single engine craft that move not only up
and down the channel, but also cross it to access the
fuel dock, which is on the north side of the Creek.
Fortunately, many of these movements occur in
the early morning hours and at other times when
Restaurants and bars contribute to high activity.
creek traffic is less busy. Recreational power boats
traverse the central creek in a nearly steady stream between diverse origins and destinations, generally
at speeds consistent with the regulatory no-wake zone. Many or all of these boat trips are associated
14
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with boating origins at the ramps, marinas, and
private docks within and landward of the Study Area,
or from launching spots seaward of the mouth of the
Shem Creek. Non-motorized vessel traffic has become
increasingly prevalent and popular in the past several
years. Mostly consisting of kayaks, paddleboards,
canoes, etc., many are rented on a short-term basis by
creek-side vendors to visitors and tourists, for their
use up and down the waterway and out to Crab Bank.
The paddling water traffic is concentrated at two main
locations, near the Harry Hallman, Jr. boat ramp and
the reach beginning at the Coleman Boulevard bridge
A mix of boat traffic.
and extending seaward. These areas are highlighted
by a dense stippling on the waterway on Map 4 - Waterfront Uses. Congestion occurs in the narrow
confines of this latter area within the urban creek, where the water is deep, the bridge limits navigation
upstream, the shrimp docks are close, rental vendors have launch sites, and a party atmosphere often
prevails. This concentration of factors has reportedly caused conflicts among the users, leading to
fears that the waterway may be unsafe for the travelling public. The Public Safety Department of Mount
Pleasant town has enforcement jurisdiction over water traffic on the Creek, and reports that few incidents
have occurred that have required their investigation or intervention. Nevertheless, the close physical
quarters and public opinion of a lack of safety may become a perceived reality.

3. Issues and Directions

Retention or Expansion of Dock Space for the Commercial Fleet. Adequate dock length is needed not only to
tie-up the existing fleet, but also to provide the berth capacity for potential growth of about 50%. This issue is
critical both toward protecting the working character of Shem Creek, in that it gives a beneficial effect of enabling
continued maintenance dredging of the channel, but also
toward maintaining to the “iconic” appearance of the
viewsheds along the Creek.
Continuance of Maintenance Dredging of the Channel.
The benefit/cost ratio of this ongoing dredging work is
positively affected by the presence of the commercial
fishing uses in Shem Creek. Also, the enforcement of
existing regulations covering construction site siltation
and erosion control upstream in the entre drainage basin
will limit discharges of materials that have the potential
to settle within the waterway and contribute to the need
for dredging. In turn, a deepened channel will result in a
Recreation or navigation hazard?
reliable harbor and provide a major reason for commercial
fishing vessels to call the Shem Creek port their home. The plan should also consider input from separate studies
by others of the possible effects of dredging in Charleston Harbor on the Crab Bank spoil area and possible
deleterious effects on the Shem Creek channel.
Review Impacts of Motorized and Non-motorized Boat Traffic Conflicts. The increasing popularity of kayaks,
paddleboards, and the like plays out daily within an already tight waterway, where renters are often the most
inexperienced at paddling and understanding and observing maritime rules of the road. These circumstances,
perceived or actual, may make parts of the Creek overly congested and perhaps unsafe for the public. The plan
should consider suggesting measures to mitigate the dangers and conflicts, such as possible separation of uses or
additional enforcement.
Consider Future Boat Access within the Study Area. Use of the current Harry Hallman, Jr. landing is selflimited by its small footprint, the absence of landside support (restrooms, utilities, and other facilities), and
the dearth of land-side trailer and tow vehicle parking capacity. Consideration should be given to measures
to enhance the usefulness of the landing through landside improvements, or to supplement its capacity by
constructing additional public ramps at remote locations. The plan should consider alternative means for solving
the major issues of parking scarcity and resulting neighborhood conflicts.
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1. goal

SECTION IV. COMMUNITY CHARACTER AND AMENITIES

Maintain a visual character for development and public uses along and adjoining the Creek that is appropriate
to Mount Pleasant and is enhanced by pedestrian access that supports public use, access, and enjoyment of its
working waterfront.

2. Existing Conditions
A. The Urban Creek

The Urban Creek is the area west of
Coleman Boulevard and including
the major restaurants on both sides
of the Creek up to Vickery’s on the
north side and Saltwater Cowboy on
the south side. In this area, buildings
are typically two-stories high with
their edges close to the Creek.
The resultant environment is closely
defined by these structures, whose
Looking north.
edges create a built setting that
frames the Creek, the docks, and boats. Although the Creek itself is not appreciably narrower than the
areas to the east and west, the overall effect is to create a sense of high activity. It is not coincidental
that this area feels like the most congested part of the Creek, as boats in this area – including the
Palmetto Breeze, charter boats, and rafted boats visiting the restaurants on either side – create a sense
of bustle. Within this area, there is some variety in building setbacks on the north side of the Creek,
whereas the restaurants on the south side all are sited very close to the Creek edge. In this segment, the
buildings on the north side have some modest variation in height and roofline, although the Shem Creek
Inn has a relatively uniform façade and regular
eave line along its length. On the south side there
is more variation in the building form, roof line,
and height, which presents a more characteristic
variety. On the north side the public boardwalk
ramps up from the west to meet Coleman
Boulevard providing an important place of public
access to view the Creek, although it somewhat
obstructs the view of the buildings behind. On the
south side, the access along the Creek has been
privatized and is associated with the individual
North side of the Creek - varied heights.
restaurants along its edge. The only public way
connecting to the south side is Church Street,
which now ends at the Creek, but does not include a
current public space on the Creek itself.

South side of the Creek - varied heights (above).
End of Church Street (right).
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B. The Working Creek

This area extends from the western edge of the
restaurants to the mouth of the Creek. This area
is characterized as the “working creek” because
it is the primary locus for the shrimp and fishing
vessels that, when docked, become very prominent
and important to the community visual features
of Shem Creek. As shown in Map 4 - Waterfront
Uses, the key environmental feature in this
segment is the extensive marsh on the north
side, with the boardwalk connection across it
to the park entry (off Shrimp Boat Lane) and its
Working Urban Creek.
connection to the viewing structure at the Creek
edge and walkway to the mouth of the Creek. Along the north edge of the Creek in this segment
the boardwalk provides public access and connects to its creek-side extension along the edge of the
restaurants to Coleman Boulevard. The environment is this segment is very strongly influenced by
the presence of the shrimp and fishing boats along the Wando and Geechie docks, as well as along
the docks along the marsh on the north side of the Creek. As in the Urban Creek, extensive public
access is provided to the north side, but almost no continuous public access along the south side. This
is because on the south side, the segment of the Creek associated with the Boathouse residential
development has been devoted to private boathouses and associated docks and the docks associated
with Wando and Geechie are necessarily the location of private activities associated with shrimp and
fishing boats offloading at these locations. Although there is a segment of marsh to the east of the
Geechie docks, this is not very visually prominent because the active fishing operations and docks on
its water-side block the view of the marsh.

C. The Natural Creek

This part of the study area, to the east of Coleman
Boulevard, is characterized by a marshland and
open feel, as buildings are either set back from
the Creek or, to the easterly part of the south side,
are shielded by trees on the water’s edge. This is
very different from the other creek segments and,
of course, is influenced by the water clearance
under the Coleman Boulevard bridge which makes
this segment impassable for the large boats that
characterize the area west of the bridge. In this
segment, the office building and restaurants along
the south side of the Creek are set back from the
Natural Creek.
marsh setting along water’s edge. On the north
side of the Creek in this segment, houses along Pelzer Drive are well set back from the Creek and are
shielded by trees, resulting in long walkways to private docks along the water, a continuous view
of the marsh along this edge, and relatively hidden residential structures from the Creek. A cluster
of waterfront activities (as noted in the previous section) are clustered at the end of Mill Street,
including the Coastal Adventures rental and associated docks, the Shem Creek Marina dry stack boat
storage and docks, and the Harry Hallman Jr. Boat Ramp.

D. Land Use Key Characteristics

As noted above, public access along the Creek is available on the north side west of the Coleman
Boulevard bridge; but almost no public access along the Creek is available to the south side across
the Study Area, except at the boat ramp and as part of private restaurant uses along this side. The
entrance to Shem Creek Park and its boardwalk is via Shrimp Boat Lane, immediately across from the
17
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Pelzer Drive intersection.
Shem Creek is the heart of the Study Area and includes three distinct environmental settings, as
shown in Map 5 - Visual Features, and amplified below:

Water dependent (marine). These uses are at the eastern end of Mill Street, north side of Shem
Creek next to the bridge, and at the Wando Dock, Magwood dry stack and fish sales, and Geechie dock.
Residential uses. These uses within the Study Area include the edge of the Cooper Estates
neighborhood beyond the marsh north of the Creek and east of the bridge, the perimeter of Bayview
Acres neighborhood beyond the marsh north of the Creek at the westerly edge of the Study Area, the
Boathouse development on the south side of the Creek north of Haddrell Street, a small part of the
northerly edge of the Old Village neighborhood south of Haddrell Street and along Live Oak Street,
larger houses along the south side of the Creek east of Simmons Street, and scattered residential
properties in the area between Mill Street, Simmons Street, and Coleman Boulevard. This latter area
includes many formerly residential properties converted to office use, many on small lots, and may be
subject to forces of change associated with development along Coleman Boulevard.

Retail, restaurant, and service. These uses tend to be clustered on the shores of Shem Creek and
along Coleman Boulevard. The major restaurants are within the Urban Creek, as described previously
in this section, although Page’s Okra Grille and a number of other restaurants are found along
Coleman Boulevard and within the Moultrie Plaza parcel.

Office uses. These uses include a series of larger recent buildings along Coleman Boulevard, such as
111 Coleman, 465 West Coleman, and the Kickin’
Chicken building just to the east of the Study
Area, as well as the older 410 Mill Street office
condominium building. Many other smaller offices
are scattered across the Study Area, many as
conversions of former residential structures.

Office building looms over Shem Creek.

Map 6 - Existing Land Use depicts uses throughout the Study Area.

3. Issues and Directions

Based upon the above analysis of existing conditions, supplemented by field observations and parallel work
on other study elements, the following issues may be important to consider in the subsequent phases of the
planning effort:

Retain and enhance marine activities along the working creek. As noted in Section II. of this report,
additional on-shore facilities to support fishing operations and local seafood sales and distribution may
be essential to enable the commercial seafood industry to diversify and grow. Such facilities may imply or
require new connections to maritime sites, new facilities on other sites, or cooperative approaches among the
fishing community.

Increase public access along Shem Creek and connections to the Creek from adjoining areas. Expansion
of public access to and along the south side of Shem Creek should be considered as part of the next steps of the
study, as well as better pedestrian connections to the Creek from the north and south sides.
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Expand public activities and facilities in Shem Creek Park. Shem Creek Park is an important resource to
the community which has seen numerous improvements. Additional interpretive facilities related to current
and former fishing industry might be considered, as well a better connection between the park and areas to
its north.
Protect view sheds and architectural character within the urban creek, particularly associated with
expansions or redevelopment of existing creek-side properties. There is a risk of uniformity of building
scale and character if substantial redevelopment occurs to the restaurant properties along the Creek edge in
response to current environmental and flood protection requirements. Consideration needs to be given to
how a variety of building scales can be encouraged to retain the existing character.

Anticipate larger-scale redevelopment along Coleman Boulevard. Based on recent developments, change
is already coming to Coleman Boulevard; not only its street design but also development along and adjacent to
it. The next phases of the study should be suggesting ways in which desirable outcomes can be encouraged.

Residences across the landscape.

Seafood, adventures, and kayaks.

Mill Street at Coleman Boulevard - potential redevelopment and densification.
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1. goal

SECTION V. ACCESS AND PARKING

Provide for parking and access to the creek and its adjoining uses that are adequate in scale to support these
uses and will not adversely affect the unique character of the Study Area.

2. Existing Conditions

Shem Creek is accessed primarily via Coleman Boulevard, a main thoroughfare of Mount Pleasant. Coleman
Boulevard connects downtown Charleston to Mount Pleasant and to Sullivan’s island and local beaches. Many
of the water dependent businesses on Shem Creek including many restaurants are accessed by boat via the
waterway of Shem Creek that outlets into Charleston Harbor. The Shem Creek Park provides public access
to Shem Creek including a public pier and floating dock.
The pier/boardwalk provides public accessible access to
the Creek between the existing businesses and private
docks from Shem Creek Park to Coleman Boulevard.
Phase 3 of the park will begin construction in 2019 and
provide a pedestrian crossing over the Creek adjacent to
the existing vehicular bridge. The south side of the Creek
can be reached by patrons of multiple private businesses,
including many bars and restaurants; however, public
access is currently limited. There is a public boat landing
owned and maintained by Charleston County at the
intersection of Simmons Street and Mill Street.
The Shem Creek Study Area contains parking for public
uses at Shem Creek Park and the county boat ramp, for a wide variety of private businesses including
restaurants, general office and hospitality businesses, as well as residential uses. For the purposes of general
analyses, the Study Area has been divided up into logical geographic parking zones within the study area, as
shown on Map 7 - Existing Parking.
Where do we park?

The remaining portion of the Study Area, outside the designated zones, consists of single family residences,
businesses on the southwest side of Coleman Boulevard, and an area on the northeast side of Coleman
Boulevard that includes a variety of retail and office uses,
a few single family residences, Pages Okra Grill, Moultrie
Plaza, the Shem Creek Marina, and the public boat landing.
The Harry Hallman, Jr. boat landing includes a two-lane
boat ramp and a new boat parking lot with twenty-eight
trailer parking spaces. Boat trailer parking is limited
in size with the current demand. A launch preparation
area is designated on Simmons Street and an agreement
is in place for additional trailer parking in a portion of
Moultrie Plaza, along with additional police enforcement
during peak demand periods. There is currently a public
concern that vehicles park in the residential zones during
peak times disrupting the residential uses. The town is
Overflow parking on streets.
currently studying a residential permit policy in these
areas. The Mount Pleasant Police Department stated that this issue has been addressed through enforcement.
During large events permits must be filed with the town requiring additional traffic/parking enforcement
during the event.
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In 2016, a Parking Demand Study for Coleman and Ben Sawyer Boulevard was completed by Kimley Horn
and Dennis Corporation for the Town of Mount Pleasant.3 The Parking Demand Study included a significant
portion of the Shem Creek Study Area, shown as Area D in the Coleman and Ben Sawyer Boulevard Study Area
Districts in Figure 3 - Parking Demand Study Districts (below).
Figure 3 - Parking Demand Study Districts.

The study shows a current parking count in the Shem Creek area of 1,261 spaces, which are 55% occupied
during the peak usage hour of 7:00 pm. The report states that although the Shem Creek Area overall has an
actual surplus of parking spaces of 570, this surplus is deceiving due to the lack of accessibility, attractiveness,
or walking distance (greater than 800 feet) to many of the spaces during the peak hour of demand (7:00 pm).
The lack of use of many available spaces in relation with the demand reportedly results in a latent demand, or
shortfall, of thirty-six parking spaces in the area. The study forecasts that by 2020 the deficit could grow to
almost 300 spaces. The study was completed prior to the opening of the office building and parking garage at
111 Coleman Boulevard. The report encourages shared parking and recommends a public private partnership
for a public parking structure. The following specific recommendations were also made and are shown on
Map 7 - Existing Parking:
A. Acquire and improve existing parking area at Coleman Blvd. / Mill Street or Coleman Blvd. / Live Oak
Drive. (Approximately 65 additional spaces)
B. Acquire and redesign parking lot at corner of Coleman Blvd. and Simmons Street.
(Approximately 39 additional spaces)
C. Implement on-street parking along Live Oak Drive, Lucas Street, and Scott Street. Provide either
parallel or angled parking on one side of the street and relocate streets to one-way traffic.
(Approximately 125 additional spaces)
D. Construct mixed-use parking garage at the edge of the Diner District and Shem Creek.
(Approximately 200 additional spaces)
E. Mixed-use parking garage at corner of Coleman Blvd. and Mill Street (completed).
(Approximately 200 additional spaces)
F. Construct mixed-use parking garage at corner of Coleman Blvd. and Simmons Street.
3

Kimley Horn and Dennis Corporation, Town of Mount Pleasant, Coleman and Ben Sawyer Boulevard Parking Demand Study, May 2016.
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The consultant team has made new parking counts on each parcel in the Study Area. These results are
generally similar to the Kimley Horn counts, considering that parking deck and some spaces have been added
since 2016.

A portion of the current Mount Pleasant Parking Code is shown in Figure 4 - Mount Pleasant Parking Code
Excerpt (below). Because there is a range of flexibility in the parking code for restaurant use required
parking, the discussions below have used the minimum requirement of 1 space per 100 square feet. Note,
however, that the parking demand study recommended a figure of 1.25, while the maximum ratio by the Town
regulations is 2.0. This is a wide range of design criteria that may have caused the legal number of parking
spaces in the Study Area not to meet the actual demands. Another contributing factor may the fact that
most restaurants within the Study Area have a significant amount of outdoor seating that may or may not be
accounted for in the building square footage for required parking. These circumstances will require further
analyses as the Shem Creek Area Management plan unfolds.
Figure 4 - Mount Pleasant Parking Code Excerpt.

Zone 1. This zone includes Shem Creek Park, Shem Creek Inn, Vickery’s Bar & Grill, Water’s Edge Restaurant
and a few other water-related businesses.

This zone includes approximately 323 parking spaces, the majority of which are dirt or gravel. Based on
signage there are 265 spaces are designated for a specific business with seventy-five shared parking spaces
between Water’s Edge and Vickery’s Restaurants. The remaining fifty-eight spaces are for public use located
at Shem Creek Park.

Zone 2. This zone includes Saltwater Cowboys Restaurant, R.B.’s Restaurant, Reds Icehouse Restaurant,
Tavern & Table Restaurant, 111 Coleman Office Building, NICO Restaurant, a law office and an animal hospital.
This zone includes approximately 647 parking spaces, about half of which are dirt or gravel. Based on signage
these are all designated for various specific businesses with 144 shared spaces between Tavern & Table &
Red’s, and twenty-three shared spaces between NICO and the Animal Hospital. There are approximately 234
spaces within the office building parking garage which are or become available to the public for a fee. The
parking garage spaces seem to be significantly underutilized.
Zone 3. This zone includes vacant law office at 122 Coleman, The Shelter Kitchen & Bar, Offices at 410 Mill
Street, A law office at 415 Mill Street and a retail store at 409 Mill Street.
This zone includes approximately 124 parking spaces. Based on signage all the spaces are designated for
specific businesses with approximately twenty-three spaces at 122 Coleman shared with Red’s Icehouse
across the street in Zone 2. There are multiple signs stating No Shelter Parking, indicating that parcel is
significantly under parked.
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Zone 4. This zone includes Shem Creek Bar & Grill and the offices at 514 Mill Street including Coastal
Expeditions and Bohemia Salon.

This zone includes approximately eighty-four parking spaces. Based on signage these are all designated for
a specific business with twenty-two shared parking spaces within the office building lot. Shem Creek Bar &
Grill has private agreements with nearby businesses to use their parking spaces during peak demand.

3. Issues and Directions

Based upon the above analysis of existing conditions, supplemented by field observations and parallel work
on other study elements, the following issues may be important to consider in the subsequent phases of the
planning effort:

Overall lack of parking spaces. Encourage shared
parking among businesses along the Creek, and possibly
introduction of customer incentives to use ride services
(Uber, Lyft, etc.) to reduce demand. Investigate potential
for remote parking and shuttle service to Shem Creek
restaurants and businesses during peak season periods to
increase parking supply. Look at adding another mixed-use
parking garage.

Parking here, there, and everywhere.

Overcrowded boat ramp and lack of boat trailer
parking. Explore additional sites for potential boat
trailer parking. Explore limiting use of boat ramp and/or
requiring a permit or paid pass.

Overflow parking into residential neighborhoods. Consider resident parking permits and related
enforcement to limit parking spillover into adjoining residential districts

Poor surface for parking area. Look at parking surface alternatives that are both vehicle, pedestrian and
environmentally friendly.

Lack of interconnectivity and pedestrian access on south side of Creek. Look at connecting the docks on
south side of creek with public access similar to the north side of the Creek, or other means of providing public
access parallel to the waterfront.

Cars and traffic line many streets.

Pelican gathering.
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SECTION VI. DEVELOPMENT AND USE REGULATIONS

1. goal

Enact regulations for the Study Area that will support the Mission for the Study Area, while recognizing current
property rights within existing zoning districts and areas.

2. Existing Conditions
A. Existing Zoning

Map 8 - Existing Zoning shows the existing Zoning Map for the land parcels within the Study Area and
its environs. The nonresidential use zoning districts are listed in Appendix 4 (page 47), as defined in §
156.304 of the Town of Mount Pleasant zoning code. § 156.325 of the code, also included in Appendix 4,
defines the allowable permitted, conditional, and special exception uses within each district type.
The principal zoning types within the Study Area include:
• Marine District (MD) along much of the Creek, allowing water-related uses as well as restaurants;
• Light Industrial (LI) typically in areas used by the fishing industry and for related sales;
• Areawide Business (AB) typically along Coleman Boulevard and its vicinity allowing a broad
range of business, offices, restaurants, and other nonresidential uses. Within this zoning district
are many properties that are still used for residential purposes as well as others that appear to
have been originally built for residential use that have been converted to office use.
• Scattered parcels in the vicinity of Mill, Simmons, and Scott streets are zoned for residential or
other nonresidential uses.
For each zoning district, the code also defines height limits and dimensional requirements. Within
the Study Area the underlying zoning is modified by a series of overlay districts that cover almost
the entirety of the Study Area, with the exception of the residential area north of the Creek and east
of Coleman Boulevard. These overlay districts can modify the allowable uses and can also change
dimensional and design requirements of the basic zoning.

B. Overlay Districts

Map 9 - Overlay Districts shows important overlay zones that are relevant to the Shem Creek Study.
These include the Shem Creek Waterfront Overlay District (which encourages inclusion of appropriate
marine uses along Shem Creek), the Boulevard Overlay District (which encourages a mix of uses and a
quality public environment along Coleman Boulevard), the Old Village Historic District (which includes
provisions to protect the historic community character of the Old Village neighborhood), and the
National Register Historic District (which encourages historic preservation). Each of these overlay
districts adds certain provisions to the underlying zoning requirements of the Town.

		

i. Shem Creek Waterfront Overlay District (SCW-OD)

The Shem Creek Waterfront Overlay District (SCW-OD) includes provisions allowing, in addition
to permitted uses in the underlying zoning categories, any permitted and conditional uses
allowed in the Marine District, which include a range of water-dependent uses. This overlay
also prohibits rental or sale of jet-propelled watercraft and allows (but does not require) use of
pervious materials for parking spaces. However, the Waterfront Overlay District specifies no
requirements or standards for the form and character of buildings along Shem Creek. This is a
particular concern, given the importance attached to Shem Creek by the community. The basic
design requirements within the Waterfront Overlay District would be those attached to the
underlying zoning for specific parcels within the Waterfront Overlay District:
• Marine District (MD) to north and south sides of the central area of the Creek as well
some properties to the east and west ends of the south side of the Study Area. Permitted
uses in the MD district include a range of marine-related or water dependent uses, as
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4

well as boutique hotel/inn and restaurant. Conditional uses include other types of food
service and retail sales activities.
• Light Industrial (LI) in areas supporting fishing operations and activities for Geechie
Shrimp, Wando Shrimp and Tarvin Seafood, and Magwood Seafood and adjoining Dry
Stack.
• Areawide Business (AB) in current parking areas north of Shrimp Boat Lane and south
side of the Creek east of Coleman Boulevard.
Proposed new non-residential development in any of the above areas or elsewhere in the Study
Area would typically be subject to the provisions of the Town’s Commercial Design Review
Overlay District (see excerpted provisions from § 156.310 CDR-OD of zoning ordinance, included
within Appendix 4, page 47). This overlay district establishes a Design Review Board to review
development proposals within most non-residential zoning districts, with the exception of
detached single-family residential uses.
Although the Commercial Design Review Overlay District establishes town-wide standards and
criteria for such review, these requirements are somewhat general and do not include specific
criteria that may be important to preserving the character of Shem Creek and its environs. The
lack of such criteria is particularly notable in contrast to the Boulevard Overlay District, where
very specific qualities of the public environment have been articulated that go beyond the
broader criteria in the Commercial Design Review Overlay District.
Development of design principles appropriate to the Waterfront Overlay District should be an
important part of the current study. Factors that should be considered are building height and
length, variation in building form, and provisions to include appropriate public access along
Shem Creek where possible. Although the new office building at 111 Coleman Boulevard south of
the Creek complies with local requirements, it is clear that the uniform height of this structure as
well as its dominance over the creek-side structures affect the viewsheds along the Creek.

ii. Boulevard Overlay District (B-OD)

The Boulevard Overlay District (B-OD) has been recently been enacted by the Town, as a
modification of the former Urban Corridor Overlay District. The Boulevard Overlay District
applies to properties on both sides of Coleman Boulevard, excluding the portions of the
Waterfront Overlay District on north and south sides of Shem Creek. The provisions of the
Boulevard Overlay District are highly
detailed and are defined for 19 separate
sub-districts within the overlay. The general
intent of the Boulevard Overlay District is “.
. . fostering an active, pedestrian-oriented
commercial environment with a variety
of uses, activities, and scales; where form
is as important as use, with buildings
and primary entrances located near the
public realm and high-quality pedestrian
streetscapes in front . . .” 4
The Boulevard District includes specific
Kickin’ Chicken.
measures to encourage a high-quality
pedestrian environment and, in some cases, modification of building requirements such as
setbacks, ground floor activities, and uses. The establishment of this overlay district is also
intended to encourage parcel assembly where such actions can contribute to the goals of the
overlay district. Generally speaking the permitted uses within the overlay district are those of
the underlying zoning district, as modified by the Boulevard Overlay District. Mixed uses are
generally encouraged along with ground floor active uses, and a range of residential uses and
densities are encouraged in areas where residential use is permitted.

Ordinance No. 18066 to amend Zoning Code Section 156.318.
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Places within the Boulevard District within the Shem Creek Study Area where significant
additional densities may possibly be encouraged include:
• North Corner of Mill Street and Coleman
• South side of Mill Street
• South side of Coleman between the 111 Coleman office building and Live Oak
• North side of Coleman from the Commons up to and including Moultrie Plaza. For Moultrie
Plaza, the allowable height within this large parcel is increased to 55’, although, any part of
buildings at that height must be set back from Coleman
• South side of Coleman east of the 465 West Coleman office building to the north of the Shem
Creek Park
For the above areas, achievement of density increases may be influenced by existing parcel size,
ability to consolidate adjoining parcels, and ability to provide required parking as specified
by current zoning. In many cases, the specifications of the Boulevard District may encourage
mixed use development, if the above circumstances are favorable.

		

iii. The Old Village Historic Overlay District (OVH-OD)

		

iv. National Register Historic Overlay District (NRH-OD)

Although this district has overlaps slightly with the Study Area boundary, the Old Village
Historic Overlay District (OVH-OD) is
significant because activities generated
within and adjacent to Shem Creek have the
potential to impact the Old Village District,
particularly regarding overflow parking for
restaurants and bars along the waterfront.
The Old Village Historic Overlay District is
a 37-block area with historically important
streetscapes and buildings. The Old Village
Historic Commission is a 5-member entity
that is responsible for Design Review of
development within the OCHD in accordance
Historic beauty.
with design guidelines that define the
essential historic and environmental characteristics on the district. This design review is
incorporated into the building permit process. The protections to historic and environmental
qualities included through design review within the Old Village Historic District are substantial
and should be sufficient to protect the character of the district, if parking and other spillover
encroachments can be managed as part of the Study Area plan.

The Old Village Historic Overlay District and the intervening lands between it and the Shem
Creek waterfront seaward of Coleman Boulevard are listed in the National Register of Historic
Places and make up the National Register Historic Overlay District (NRH-OD). While this
designation entails no restrictions on private property rights, preservation, nor demolition
resulting from private actions, there is a level of protection for contributing historic buildings
and sites in instances where federal expenditures or federal permits are involved. This fact may
afford a level of added significance for the waterfront features that would need to be considered
by approving agencies in cases of reviewing plans for rebuilding in-kind following some disaster
or other destruction of the features.

3. Constraints
A. Corps of Engineers Permits

Any development that involves docks, dredging, bulkheads, and works along the critical line
or wetland areas, will likely involve obtaining a permit from the U.S. Army Corps of Engineers,
Charleston District. Pursuant to Section 10 of Rivers and Harbors Act of 1899 and Section 404 of
the Clean Water Act, evaluations of applications are made by the Corps based upon factors affecting
the public interest, including conservation, economics, aesthetics, general environmental concerns,
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wetlands, historic properties, fish and wildlife values, flood hazards, flood plain values, land use,
water quality, energy needs, safety, food and fiber production, and in general the needs and welfare
of the people. In the case of wetlands, the permits range from Nationwide Permits to Pre-Discharge
Notifications to Individual permits. Typically, the preferred approach is to avoid wetlands, where
possible. If not, then encroachment on wetlands should be minimized or, finally, mitigated if
economically feasible.

B. United States Coast Guard

The United States Coast Guard Marine Safety Office regulates maritime traffic on the navigable
waterways of the United States, inspects vessels, maintains aids to navigation, and regulates marinas,
fuel facilities, and other waterfront facilities. Any proposed bridges over navigable waterways, changes
to aids in navigation, or obstructions near the navigational channel will require Coast Guard approval.

C. Storm Water Discharge Management

The amount and flow rates of storm water runoff will affect decisions related to development of
properties in the Shem Creek study area. New land uses may cause increases in the amount and rate
of runoff, which will flow through the town storm sewer system and streams to Shem Creek.
The Town of Mount Pleasant, acting as an Municipal Separate Storm Sewer Systems (MS4) review
agency for the Office of Coastal Resource Management (OCRM), a division of the South Carolina
Department of Health and Environmental Services (SCDHEC), will require storm water management
facilities, such as detention basins, ponds, treatment swales and other Best Management Practices
(BMPs) to be constructed as part of the development process to limit downstream flows to those
which existed before development and provide water quality control.

D. Flood Plain Management Regulations

The official Federal Emergency Management Agency (FEMA) flood plain has special significance to the
future development along the creek and its tributaries, because its elevations are used by the Town
of Mount Pleasant as the basis for establishing finished floor elevations for new development and
“substantial improvement”, [which] is any repair, reconstruction, alteration, or improvement to a structure,
the cumulative cost of which for a ten-year period equals or exceeds 50% of the fair market value of the
structure either before the start of construction of the improvement, or if the structure has been damaged or
is being restored, before the damage occurred. The town currently requires the finished floor elevation to
be one (1) foot above the base flood elevation (i.e., the one percent exceedance flood, formerly known as
the 100-year flood). The current flood zones within the study area taken from the 2004 Flood Insurance
Rate Map range from Zone VE Elevation 14 to Zone X.5 The majority of highland adjacent to the creek is
in Zone AE Elevation 12 & 13. The new, preliminary flood zones taken from the 2016 Flood Insurance
Rate Map, which will replace the 2004 zones, have been adjusted to bring the majority of highland
adjacent to the Creek into Zone AE Elevation 10 &11.6 The Line of Moderate Wave Action has been
located along the south edge of the Creek crossing near the Shem Creek Inn and park facilities.

E. Wetlands and Marshlands

The presence or absence of wetlands and coastal
marshlands is important to land use decisions,
because such areas are protected or highly limited
for most development by Section 404 of the United
States Clean Water Act. The enforcement of this law is
carried out by OCRM, the coastal division of SCDHEC,
which has delegated responsibility to the Secretary
of the Army through a permit program administered
by the Corps of Engineers as described above. Permits
are required if the discharge of dredged or fill
Area marshlands.
material into the waters of the United States, including
wetlands, is undertaken. Freshwater wetland areas within the study area are confined to relatively
5
6

Flood Insurance Rate Map Panel 517, Map Number 45019C0517J Effective Date: November 17, 2004.
Flood Insurance Rate Map Panel 517, Map Number 45019C0517J dated: September 9, 2016.
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small undeveloped sections of existing parcels. Saltwater marshlands are generally intermittently
inundated lands seaward of the “critical line,” a regulatory line defined primarily by vegetation types and
topography just above the high tide line. OCRM recommendations generally define a natural buffer with
a minimum average of 50 feet and a minimum width of 25 feet. The buffer is intended to be left “pristine
and forested” and should not be too fragmented with no more than 10% less than 33 feet wide. The
current Town of Mount Pleasant zoning requirements for critical line buffer between the Cooper River
Bridge and Ben Sawyer Bridge shall be a minimum width of 15 feet. There are some instances where
improvements that are water-dependent may be permitted within the setback, buffer, critical area and
over the marshlands and waters. These regulations should be further explored to determine the degree
of flexibility that could be applied to construction or reconstruction of waterfront facilities within the
Study Area.

F. Environmental Problem Sites

Prior land uses have sometimes resulted in soil or groundwater contamination that may render the land
limited for future use. Even if the residual material is not an actual health hazard, its presence can make
the property unfit for mortgage purposes, and hence unmarketable. The possibility of such sites is high
in industrial or former industrial areas, fuel service stations, and the like. The most significant sites have
been identified by the Environmental Protection Agency for remediation under the so-called Superfund.
In addition, SCDHEC maintains an inventory of problem sites, including underground storage tanks, nontank related incidents, and permits.

G. South Carolina Department of Health and Environmental Control

The state Department of Health and Environmental Control (SCDHEC) regulates public water systems,
wastewater collection and treatment systems, and wastewater discharges under the National
Pollutant Discharge Elimination System. Mount Pleasant Waterworks has delegated review authority
for review of specific water distribution and sanitary sewer collection. In addition, SCDHEC has
ultimate jurisdiction over stormwater discharges from construction sites and requires soil erosion
and sedimentation control plans for disturbed areas greater than one acre in size. The erosion and
sedimentation control program has been delegated to the local jurisdiction in the Town of Mount
Pleasant. SCDHEC also monitors and regulates environmental concerns resulting from underground
storage tanks and from groundwater contamination

H. South Carolina Department of Transportation

The South Carolina Department of Transportation (SCDOT) maintains policies on providing access
driveways to adjoining properties along roadways under its jurisdiction, including primary and
secondary routes, as well as for accommodating utilities on the public rights-of-way. In either of these
instances, the department requires an encroachment permit to be obtained.

4. Issues and Directions

Based on review of the current regulatory requirements in the context of development and other pressures in
the Study Area, the following issues should be addressed in subsequent phases of the planning effort:
Retention of Water-Dependent Uses Along Shem Creek.
As can be seen by the development of the large houses in
the Boatyard development along Haddrell Street, there
are significant pressures to use valuable land for high
income residential development that will have the effect
of privatizing portions of the Shem Creek Waterfront.
Although the Waterfront Overlay District has the purpose
of retention of water-dependent uses, some vigilance will be
required to retain the working waterfront uses and to also
incorporate measures to maintain public access.

Private residential docks.
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Modify Shem Creek Waterfront Overlay District to include its own Design Standards. Although it is
laudable that the Town has created the Commercial Design Review Overlay District and its associated Design
Review Board, it is clear that the guidance within this ordinance does not deal with the variety and character
that might be retained along Shem Creek; particularly if current restaurant or related uses need to be rebuilt
after a catastrophic event or are redeveloped. Particular design standards for the district would be helpful in
establishing a clearer community intention for this special area.

Strategy to Accommodate Contemporary Flood Protection Standards for Development Along Shem
Creek. If redevelopment or substantial rebuilding of current restaurants occurs, these buildings will likely be
required to have open areas below raised first floors and are likely to be required to set back further from the
Creek edge than current structures. Relief from this requirement does not seem likely from state and federal
regulatory agencies, and further consultation with those agencies should be held to explore consideration
of this Plan in their permit processes. Retention of current height limits will reduce active uses and place
pressures on owners and/or developers to maximize building envelope and build out of character.
Review Impact of Current Regulations on Areas to North and South of Current Restaurants. Additional
development would be allowable under current zoning on current parking parcels on the land side of the
Shem Creek restaurants on both sides of the Creek, although
this would require supplemental parking to replace surface
lots. The Plan can include some supplementary guidance on
the potentials and constraints of such development.

Waterfront eatery.

Consider Potential Impacts of More Intensive
Development and Possible Parcel Assemblies Along
Coleman Boulevard as a Response to the New Boulevard
Overlay District. As can be seen by the reaction to 111
Coleman Street, such development could have an impact on
Shem Creek and its environs. The plan should consider this,
in the context of the new Boulevard Overlay District.

Shem Creek Park with
boardwalk and art
display (above).

Panoramic view down
the Creek (right).
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Appendix 1. Study Participants
A. Study Advisory Committee
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Elizabeth Anderegg, Operator of excursion/rental business
Billy Barnwell, Real Estate Developer

Brett Bennett, Board Member of Save Shem Creek Corp and Resident of Old Village
Grace Edwards, Shem Creek Fisheries

Olivia Flynn, Water Quality Consultant

Randy Friedman, Resident and Advocate
Miles Martschink, Business Owner

Bubba Simmons, Property/Business Owner

Ellie Thomas, Accountant and Property Owner

Cheryll Woods-Flowers, Former Mayor and Member of Planning Commission

B. Town Staff Members

Lauren Sims, Community & Government Affairs Chief, Town of Mount Pleasant
Michele Canon, Principal Planner, Town of Mount Pleasant

C. Interviews to Date

Jimmy Bagwell, Chair, Save Shem Creek Corp.

Jeff Ball, Commercial Plans Examiner, Town of Mount Pleasant
Jordan Baxley, Assistant Manager of Shem Creek Inn

Christine Barrett, Clerk of Council, Mount Pleasant Town Council
Guang Ming Whitley, Member, Mount Pleasant Town Council
Joe Bustos, Member, Mount Pleasant Town Council

Kevin Cunnane, Member, Mount Pleasant Town Council
Grace Edwards, Member, Study Advisory Committee
Tommy Edwards, Shrimper

Stan Grass, Deputy Chief of Police, Mount Pleasant Police Department
Justin Hembree, Lieutenant, Mount Pleasant Police Department
Jacoby Marion, Wholesaler/Abundant Seafood

Tom O’Rourke, Member, Mount Pleasant Town Council
Jim Owens, Member, Mount Pleasant Town Council
Ray Rhodes, Fisheries Economics Expert

Michael Robertson and Michele Canon, Principal Planners, Town of Mount Pleasant
Will Salters, Senior Scientist, Terracon

Lauren Sims, Community & Government Affairs Chief and Principal Planner, Town of Mount Pleasant
Kevin Suggs, Geechie Seafood

Rives Sutherland, King & Society Real Estate
Anita Tankersley, Live Oak Center

Cindy Tarvin, Owner, Tarvin Seafood
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Appendix 2. Shem Creek Business List - By Category
Restaurant / Bar

Address

Vickery’s Bar & Grill

1313 Shrimp Boat Lane

Tavern & Table

100 Church Street

Water’s Edge

Red’s Ice House

RB’s Seafood Restaurant
Saltwater Cowboys

The Wreck (of the Richard & Charlene
Nico Oyster & Seafood

The Shelter Kitchen & Bar
The Mill St. Tavern

Shem Creek Bar & Grill
Vintage Coffee Cafe
Coastal Crust

Senor Tequila
JuJu

Page’s Okra Grill

Retail / Wholesale Seafood

1407 Shrimp Boat Lane
98 Church Street
97 Church Street
130 Mill Street

106 Haddrell Street

201 Coleman Boulevard

202 Coleman Boulevard
504 Mill Street
508 Mill Street

219 Simmons Street
219 Simmons Street

604 Coleman Boulevard
604 Coleman Boulevard
302 Coleman Boulevard
Address

Mt. Pleasant Seafood

1411 Shrimp Boat Lane

Magwood Dock Seafood / C.A.
Magwood Jr & Sons

110 Haddrell Street

Geechie Seafood
Tarvin Seafood

Abundant Seafood

Water-Related Recreation

248 Magwood Drive
102 Haddrell Street

248 Magwood Drive
Address

Daymaker Charters / Harbor Tours

1401 Shrimp Boat Lane

Shem Creek Boat Rentals

1 Seafood Drive

Nature’s Adventurers Kayak Tours &
Rentals
Coastal Expeditions

Boat Storage / Landing
Magwood Marine Dry Stack
Shem Creek Marina

1 Shrimp Boat Lane
514-B Mill Street
Address

110 Haddrell Street
526 Mill Street

Cooper Estates Civic Club Boat Landing 1097 Cottingham Drive
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(contd.) Appendix 2. Shem Creek Business List - By Category
Lodging

Address

Shem Creek Inn

1401 Shrimp Boat Lane
Address

Business Type

Up the Creek

4 Seafood Drive

Souvenirs / Apparel

Elizabeth Stuart Design

215 Coleman Boulevard

Home Furnishings

Retail / Services
Coastal Cushions & Canvas
The Red Dresser
The Scratch Pad

Bohemia Salon & Spa

Shem Salon & Massage
(and Short-Term Rental)
Salon Jolie

Foxworth Decorative Hardware
Candelabra Lighting & Decor
PPG Paints

John McClain Photography
Baby Bloomers

Southern Accent Design Showcase
Market
Steven Shell Living
Bottles

Prism Photos

Wild Birds Unlimited

Lowcountry Fly Shop
Henry & Eva Gifts

Mixed Retail / Services / Office
The Commons

4 Seafood Drive
510 Mill Street

409 Mill Street
510 Mill Street

506 Live Oak Street
215 Scott Street

304 Lucas Drive

414 Coleman Boulevard

604 Coleman Boulevard
604 Coleman Boulevard
604 Coleman Boulevard
604 Coleman Boulevard
604 Coleman Boulevard
604 Coleman Boulevard
604 Coleman Boulevard
604 Coleman Boulevard
604 Coleman Boulevard
604 Coleman Boulevard
Address

Other

Home Furnishings
Gifts & Stationary
Salon
Salon

Hair Salon
Hardware
Lighting

Paint Store

Photographer

Chilren’s Apparel

Home Furnishings
Home Furnishings
Beverage Store

Gifts & Framing

Animal Food & Products

Specialty Sporting Goods
Gifts

201 Coleman

Ragamuffin Children’s Boutique
Stride Rite Shoes
Hollipops Toys

Family Wellness Chiropractic
Radical Rags

Insurance Solutions
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(contd.) Appendix 2. Shem Creek Business List - By Category
Mixed Retail / Services / Office (contd.) Address

Historic Commons of Old Mt. Pleasant 217 Lucas Drive
Odyssey Board Shop

Richard Kasprak Financial
Charleston Therapy

Fifth Season Christmas Shop
Steven Jordan Gallery

Courtyard & Company
Source Consulting

Offices

Address

Shem Creek Executive Center

111 Coleman Boulevard

Hall Booth Smith Law Firm

Thompson Turner Contractors
MTAG Services

Tabula Rosa Healthcare

465 Coleman Boulevard Center

465 Coleman Boulevard

Mason Law Firm

Phillip W. Smith General Contractor
Employers Health Network

410 Mill Street Center

Unoccupied Executive Suite Property

220 Church Street Center
C3 Investment

410 Mill Street
220 Church Street

Drs. Hak, Hunt, & Lake
Loveland & Bastian

Live Oak Center

412-422 Live Oak Street

Pension Systems

Newport Construction
B. Pichy

Brown & Varnado Law Firm

103 Church Street

Lucey Law Firm

415 Mill Street

Renaissance South Construction
Shaw Law Firm
SAOs Capital

W.S. O’Shea Company

220 Coleman Boulevard
510 Mill Street

109 Simmons Street
119 Scott Street
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(contd.) Appendix 2. Shem Creek Business List - By Category
Offices (contd.)

Address

Unoccupied Office Building

122 Coleman Boulevard

Shem Creek Dental Associates

211 Simmons Street

Pinnacle Financial Services
Practice Place

Medical Office
(Deborah Milling, MD &
Michael Mithoefer, MD)

604 Coleman Boulevard
207 Simmons Street

122 Coleman Boulevard

Pelug Law

211 Scott Street

Other

Address

Montessori of Mt. Pleasant

208 Church Street

R.A. Smith Construction

100 Haddrell Street

Medical Office - Psychology
(Sharon Martin, PhD & Merle Troyler, PhD)
Pet Vet Animal Hospital /
Zen Dog Daycare

Mt. Pleasant Presbyterian Church
Zip’s Kar-Kare
Exxon

216 Scott Street

307 Mill Street

302 Hibben Street

412 Coleman Boulevard

301 Coleman Boulevard
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Appendix 3. Selected Case Studies
A. Waterfront Issues
		
i. Gloucester, Massachusetts

Gloucester, MA
 Location: 27 miles NE of Boston, MA

 Case Study Elements:

 Population: 30,000 residents

In 2009, the city and state adopted the
Gloucester Harbor Plan and Designated
Port Area Master Plan, which established
regulatory strategies to diversify the city's
marine economic base.

 Description of Waterfront: Gloucester
Harbor is the center of one of the
country’s most important commercial
fishing communities, but in recent
decades, as groundfish stocks have
declined and management measures
designed to rebuild the stocks have
reduced the size of the fleet, the
infrastructure has deteriorated and
groundfish businesses have struggled.
City/state regulations effectively protect
the waterfront for maritime industrial uses,
but contraction of the fishing industry and
consolidation of related shoreside
infrastructure has left portions of the
waterfront underutilized.

In 2011, the city had a Harbor Economic
Development Plan prepared to guide
future actions to retain the traditional
maritime use while attracting emerging
marine-based industries with growth
potential.
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Detailed Case Study – Gloucester, MA
 Actions Taken
In July 2009, the City of Gloucester adopted a Harbor Plan and Port Area Master Plan, which was
subsequently approved the Commonwealth’s Executive Office of Energy and Environmental
Affairs in accordance with the state’s regulations for Review and Approval of Municipal Harbor
Plans at 301 CMR 23.00 et seq. The planning process included a community-wide visioning
process that created the community values used to guide the city’s approach to harbor
planning and development. A Community Panel consisting of nine citizens was established. It
held five listening posts in different neighborhoods, then distilled the public comments into
common themes of:
• Making the harbor a hub of economic activity, being flexible while respecting the working
character of the port.
• Making the harbor a hub of community activity, providing access to, along, and across the
water.
• Ensuring that harbor development respects the heritage of Gloucester: fishing, arts, the
scale of the community, preservation.
Approaching harbor development recognizing that: 1) the city wants and needs investment in
the harbor; 2) the complex regulatory environment must be observed; 3) caution should be used
so as not to lose the community’s character; 4) diverse uses provide added economic stability;
and 5) a balance needs to be maintained between development and preservation.
 Approaches Used
• Support commercial fishing both directly, and by seeking to attract and expand the kind of
businesses and industries that might build upon the existing marine assets and knowledge
base of the community. Such commerce might include research, off-shore energy support
services, or training in the maritime trades. This is an effort to diversify on the waterfront in
ways that build upon and strengthen the fishing community.
• Provide greater flexibility for supporting commercial uses on waterfront property so that
waterfront properties have more mixed-use investment options.
• Promote public access along the waterfront in ways that do not interfere with industrial uses,
in order to create a more appealing environment for investment and to ensure the active
use of the water’s edge around the harbor.
• Promote change that will benefit the downtown and other areas of the city.
• Provide infrastructure and navigation improvements.
• Enhance and focus the administrative resources of the city to support and strengthen the
viability of the port.
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Detailed Case Study – Gloucester, MA
 Policy Framework
The Gloucester Harbor Plan and Designated Port Area Master Plan established as policies:
• Strengthen the commercial fishing industry.
• Expand and diversify the Maritime Economy.
• Bring additional commercial investment to the waterfront that is compatible with and
enhances the maritime economies in the port.
• Improve access and facilities for transient recreational boating and for public boating
access to the waterfront.
• Highlight and make more available the cultural and historical assets of the waterfront.
• Maintain navigational channels to support port industry.
• Promote facilities and operations to ease traffic congestion.
• Actively promote investment in key underutilized waterfront locations.
The Gloucester Harbor Economic Development Plan established as policies:
• Diversify the harbor’s economic base by attracting new industry and supporting commercial
uses while sustaining traditional industrial uses such as commercial fishing.
• Expand high-quality job and income opportunities for Gloucester residents.
• Stimulate property investment and minimize the number of vacant and underutilized
properties.
• Enhance the area’s role as a center of community life.
• Preserve the area’s heritage and character.
• Make the area more accessible to visitors and residents.
• Broaden the city’s tax base while also supporting non-profit property uses that provide a
foundation for economic growth and enhance the quality of life.
 Benefits
Harbor Plans and Designated Port Area (DPA) Master Plans prepared by municipalities and
adopted by municipal and state government form the basis for coordinated decision making
over capital investments and permitting of land and water uses. Through Harbor/DPA Master
Plans, municipalities can tailor the standards of the state’s Chapter 91 Waterways Regulation
(310 CMR 9.0) to local conditions and objectives. The plan’s provisions may substitute for or
amplify upon the state standards used by the Department of Environmental Protection in
granting licenses for activities along the waterfront.

38

		

ii. Port Salerno, Florida

Port Salerno, FL
 Location: 32 miles N of W. Palm Beach, FL

 Case Study Elements:

 Population: 10,800 residents

Collaborations with the county and the
State of Florida enabled the community
to find viable solutions to address local
goals, such as public access to its
waterfront, retention of commercial
fishing as a historic resource, and
revitalization of the local economy.

 Description of Waterfront: Port Salerno is a
quaint historic fishing village of
approximately 10,000 people, hidden
away on the east coast of Florida near
the mouth of the St. Lucie River and the
Atlantic Ocean. The Port Salerno area is
ideal for uses that include sport and
recreational fishing, offshore charters,
marinas, and commercial fishing.
Port Salerno was finding it difficult to
retain its "fisherman's paradise" identity.
The community was in need of
revitalization and the commercial
fishermen were at risk of losing their
docks.

The main components of success were
the will of the community and its desire to
come to equitable solutions, sprinkled
with a healthy dose of strong leadership.
Though some of the mechanisms and
policy tools used in Port Salerno may be
unique to Florida, such as Community
Redevelopment Areas and a Waterfronts
Florida designation, the overall goals and
outcomes likely could have been
achieved via other mechanisms.
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Detailed Case Study (Port Salerno, FL)
 Issues
For many years, the Port Salerno community has worked diligently on revitalizing its waterfront. In
2001, Port Salerno was one of the first Community Redevelopment Areas in Martin County. In
that same year, Port Salerno also was designated a Working Waterfronts Community by the
Florida Department of Community Affairs (currently, designations are made by the Florida
Department of Economic Opportunity). With extensive public participation and the assistance of
the Port Salerno Community Revitalization Committee, the community generated a vision plan
to address four goals: 1) public access to the waterfront; 2) retaining commercial fishing as a
historic resource; 3) revitalizing the local economy; and 4) mitigating the effects of natural
hazards. The local government adopted the vision plan and has implemented many of the
policies within the plan.
The Port Salerno revitalization effort came at an opportune time for the commercial fishing
industry. In 1994, Florida adopted a net ban on all Florida waters, which delivered a severe
economic blow to the commercial fishing community. Before the ban, there were 253 full-time
local commercial fishermen. Today there are only 40.
Furthermore, local commercial fishermen were suffering from a negative perception within the
community: some residents felt the commercial fishing industry was harmful to the environment,
was hurting the recreational fishing economy, and claimed that industry docks were an eyesore.
In addition, Port Salerno commercial fishermen were in a property dispute with Martin County.
The fishermen realized that they needed to breathe life into their industry, resolve the dispute
with the county, and improve their image.
 Approaches Used
The main method utilized by the Port Salerno community and the commercial fishermen was
simply getting organized. For example, in addition to the fishermen organizing, a Port Salerno
Neighborhood Advisory Committee was formed by the Martin County Community Development
Agency to advise them on redevelopment issues. By utilizing all these methods, the community
was able to achieve its goals. The first issue the community had to resolve was a challenge to
the commercial fishermen's claim of ownership regarding the dock area. Martin County had
discovered that the 15 commercial fishing docks were located on county
During dock ownership negotiations with the county, multiple interests surfaced amongst the
commercial fishermen, creating disharmony. Also, as noted earlier, the fishermen were struggling
with a negative image held by some in the community. In response, the fishermen organized
themselves into a non-profit: The Port Salerno Commercial Fishing Dock Authority, Inc.
With local support and legal negotiations, Martin County came to an amicable agreement
to lease the dock property to the fishermen. The county obtained a submerged land lease from
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the state that formally declared county ownership of the area. Then, in turn, the county created
a 10-year lease agreement with the newly formed Port Salerno Commercial Fishing Dock
Authority, including the option to renew for three additional 10-year increments. The lease cost
$8,055 per year: equal to the annual submerged land lease fee paid to the state by the county.
The lease agreement required the commercial fishermen keep their docks clean and well
maintained, and it stipulated the number of boat slips allowed. The solution proved positive for
the fishermen because it resolved the public’s concerns.
Greater public access to the waterfront was the second issue to resolve. The Port Salerno
Community Redevelopment Plan included construction of a public boardwalk. The vision plan
called for a "Pocket Walk" wrapping around the entire Manatee Pocket on the waterfront that
would be accessible to the public: pedestrians and boaters alike. The boardwalk also was an
integral part of the Waterfronts Florida designation and the Port Salerno Community
Redevelopment Agency utilized that state grant to construct the first phase of the boardwalk.
Although the Pocket Walk was initially supported by commercial fishermen, some had doubts
when the final construction drawings were made public. After a series of meetings with the
Commercial Fishing Dock Authority, the county mitigated the loss of some dock and slip space
by extending an existing commercial dock.
The first phase of the boardwalk was completed in 2003 and included several temporary
mooring slips, along with environmental signage describing the Manatee Pocket habitat. The
second phase was completed in 2006 and created an eight-foot wide boardwalk between all
the commercial fishing docks, as well as a loading station for the commercial fishermen. The
Community Redevelopment Agency also installed benches and solar lighting on the boardwalk
to increase its use. In 2006, the Community Redevelopment Agency designed the final phase of
the Manatee Pocket boardwalk, which included the last county owned properties and other
aesthetic improvements to the boardwalk area.
The third issue was to revitalize the local economy. The main street in Port Salerno was
redesigned to a more pedestrian friendly roadway, including a new fire station and a new civic
center. The community realized that this public infrastructure would help improve the local
economy. A new restaurant and a bed and breakfast were both constructed with the
assistance of a Community Development Economic Block Grant. Today, the Port Salerno
community has accomplished many of its community redevelopment area projects and the
economy is rebounding.
The final issue was to mitigate the effects of natural hazards. While fish and crabs are landed
in Manatee Pocket, the catch is then hauled to off-water facilities for processing. The waterfront
investment is limited to wooden docks and four tarp covered tube metal kiosks. The lowmaintenance, low-cost kiosks and the off-water processing help to reduce the need for
expensive public and private waterfront infrastructure in a high hazard area.
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 Benefits
By creating the Port Salerno Commercial Fishing Dock Authority, the commercial fishermen were
able to lease the dock property from the county, become a more unified group speaking with
one voice, actively work on a positive public relations campaign and establish an agreement
with several wholesale seafood distributors.
The Port Salerno Commercial Fishing Dock Authority has become active in their community,
therefore changing the negative perception of many within the community. For example, in
2006 the Dock Authority initiated, and continues to organize, the Port Salerno Annual Seafood
Festival, which has become an important cultural and economic event for the community. In
2011, over 35,000 people attended and proceeds were distributed to numerous community
organizations.
Port Salerno’s commercial fishermen have been financially successful with their new
organization and the Dock Authority has received state and national recognition for its
organization and innovative method of protecting the commercial fishing industry. Currently, the
Dock Authority annually harvests more than one million pounds of fish, with a wholesale value of
over $1.5 million.
The Manatee Pocket Walk provides the community with access to the waterfront day and night.
The Manatee Pocket area has benefited from the completion of a new Port Salerno Civic
Center, the Port Salerno Fire Station, the redesign of the main thoroughfare (A1A), and other
infrastructure projects. The community has been supportive of the community redevelopment
area and many members have been active participants in the process. Furthermore, Port
Salerno's economy has been growing, with the opening of new restaurants, a bed and breakfast
and the revitalization of several commercial buildings along the main street.
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iii. Portland, Maine

Portland, ME
 Location: 50 miles NE of NH border

 Case Study Elements:

 Population: 67,000 residents

Since 2008, the City has worked closely with
pier owners and the fishing community to
update the zoning ordinance to address
concerns about the mix and compatibility
of marine and non-marine uses. Economic
downturns, coupled with long-term declines
in fishing and maritime industries, continue
to challenge the feasibility of maintaining
the waterfront's aging marine-related
infrastructure. These issues are exacerbated
by sea level rise, which now must be
considered as part of the City's
infrastructure (including working waterfront
infrastructure) procurement process.
Portland's innovative application of mixeduse zoning is an important strategy to help
generate the funds needed to protect and
maintain that built infrastructure, while
protecting water-dependent uses.

 Description of Waterfront: Portland has 30+
years of experience in balancing maritime
and non-marine uses along its waterfront.
Compatibility between marine and nonmarine uses has always been important to
the City's approach to waterfront zoning.
Residential uses and hotels are not
allowed, while other uses are considered
compatible if performance standards
related to the working waterfront are met.
When non-marine uses are permitted,
these users are expected to reinvest in the
working waterfront infrastructure, and
some have done so by implementing
green infrastructure in the Central
Waterfront, including tree-box filters and
bioswales to address stormwater issues.
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 Background
Portland, Maine, began its waterfront planning effort by identifying a range of land uses
appropriate for its commercial harbor (water-dependent, marine-related, and compatible nonmarine) and then developing zoning approaches that allowed these uses to co-exist. The
community found that adopting a mixed-use zone that allows compatible non-marine uses to
be located above and, in certain areas, alongside water-dependent uses was more successful
(and flexible) than the previous zoning designation, which permitted water-dependent uses
only. This zoning change allowed pier and wharf owners to fill vacant properties and generate
income by leasing second-floor space and other commercial space, which helped pay for the
high costs of maintaining commercial marine infrastructure.
 History
The commercial fishing industry has long been an important part of Portland’s waterfront. Public
outcry over residential condominium development on working piers in the 1980’s led the city to
adopt zoning policies to protect those uses. Portland’s central waterfront has always included a
mix of uses. For example, retail and restaurant uses are concentrated along Commercial Street,
Portland’s waterfront drive, away from the working ends of piers and closest to downtown and
historic shopping areas.
 Challenges & Issues
The biggest challenge for Portland has been maintaining aging infrastructure for working
waterfront activities. Lobstering is stable in terms of vessels and landings, but ground fishing is
down dramatically in both vessels and landings. An overall goal has been to "maintain
authenticity and historic fabric of the waterfront, while allowing uses that generate revenue that
sustain marine infrastructure while assuring visual and physical public access." Marine
infrastructure needs investment and improvement to be safe, function, attractive, and "open for
business.“
Infrastructure is further threatened by sea level rise, but wholesale rebuilding is not financially
feasible. Instead, incremental improvements — aligned with what the City understands from its
vulnerability assessment — on a project basis are being made. For example, on the Western
Waterfront, a boatyard installed an engineered gravel surface rather than pavement to deal
with stormwater issues (both quality and quantity) and improve permeability; such a surface is
more easily adaptable as elevation changes are needed to keep pace with sea level rise. Also,
as mentioned above, Portland has integrated consideration of sea level rise as part of their
infrastructure procurement process to make sure that it is being addressed early in the design
phase.
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 Actions Taken
In 2008, prompted by a zoning amendment application from pier owners in the Central
Waterfront, the City initiated a new planning process. Both property owners and the City were
concerned about the lack of needed investment to repair and maintain piers. Even with
expanded non-marine development, the overall infrastructure investment needs were greater
than the revenues generated through rents alone. In 2009, an inventory of buildings, uses, and
vacancies provided a baseline of current conditions within the Central Waterfront. This inventory
identified 41% primarily marine use, 47% non-marine use, 8% mixed use and 4% primarily vacant.
 Approaches Used
In 2010, amendments to the zoning code established a "non-marine use overlay zone" along
Commercial Street that allows compatible non-marine uses (no residential or hotels). Projects
within the overlay zone must meet performance standards to facilitate marine uses on the piers
and must contribute to a marine investment fund to support infrastructure improvements in the
central waterfront. Outside of the overlay zone, ground floors must maintain 55% marine use,
while 45% is allowed for compatible non-marine uses. These non-marine uses must still meet
performance standards related to facilitating marine uses. When seeking tenants, pier owners
must provide first option to water dependent uses (marine uses) at reasonable rates before
leasing to non-marine uses.
 Transferability
Portland’s approach is to protect maritime uses through water dependent use zoning, while also
allowing a mix of compatible uses. Non-marine uses must respect the functional needs of higher
priority uses and provide needed revenue to invest in marine infrastructure. Such investment can
take the form of green infrastructure implementation to alleviate water quality or quantity
problems working waterfronts and their water-dependent uses may be facing. Portland is using
tools such as the marine investment fund and performance standards to help maintain the
working waterfront infrastructure. In addition, the City fostered a collaborative process, working
closely with pier owners and the fishing community through the waterfront inventory and
development of changes to the water dependent use zoning ordinance. This parallels the City's
receptivity to working with partners on sea level rise issues, which is unfunded but important to
the City to identify and implement adaptation strategies that build on their recent vulnerability
assessment and other resilience studies; other communities may also adopt an openness to
similar partnerships that help provide external technical and/or financial assistance.
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From:

Jon Lane

Case Study, Rockport (MA) Parking and Shuttle
based on phone interview with Bob Ryan (617-283-7916)
of Cape Ann
Transportation Authority (CATA)
B. Satellite
Parking

Subj:

Date: December
17, 2018
		
i. Rockport,
Massachusetts

Rockport is a small historic seacoast town at the tip of Cape Ann. Although a very small
community of approximately 5,000 permanent residents, it attracts large visitor volumes
to its beaches, historic setting, many restaurants, and a mix of specialty shops and artists’
studios on Bearskin Neck, a small peninsula at the edge of the town’s harbor. Motif #1,
an 1884 historic wooden building on the Neck, is the subject of countless artists and
photographers, and is alleged in Cape Ann tourist literature, to be the most
photographed building in the country. Parking within the town center is mostly limited
to on-street spaces, requiring the supplementary parking in order to limit traffic in this
fairly small area.
In 1993, the town, with help from the state, closed the old city dump and constructed a
transfer station, enabling conversion of the former dumpsite, located on one of the two
roads entering the heart of the town, to a satellite parking lot. By 1995, a 200-space lot
was created, including bathrooms, and the town contracted with the Cape Ann
Transportation Authority to operate a shuttle between the parking lot and sites in the
town center, a distance of approximately 1.5 miles.

Parking at the lot is free, but riders on the shuttle are charged a modest $0.50 shuttle fee
each way. The shuttle operates on weekends in June and September (from 11am – 7 pm)
and daily during July and August. (11am – 7pm on Sun-Wed and 11am – 9pm Th, Fri,
Sat), including extended schedules on a small number of special event days. During July
and August two bus-trolley vehicles are operated; while only one vehicle is required
during May and September. Each vehicle accommodates a maximum of 30 seated and 15
standing passengers.

Total passengers served were 30,000 in 2017 and 26,000 in 2018, with an annual total of
10-12,000 parked cars. These numbers are affected by weather and general tourism
trends. According to CATA, who operates the shuttle, the service operates at
approximately breakeven level. The town of Rockport contributes approximately
$15,600 per year to the operation, which covers the cost of a full-time lot attendant
during hours of operation.

Although the hours of peak demand for restaurants and other activities along Shem
Creek are not necessarily comparable to those at Rockport, a satellite parking location
with a relatively frequent shuttle might contribute to reduced congestion and parking
spillover into adjoining neighborhoods in the Shem Creek study area.
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Appendix 4. Excerpts from Town of Mount Pleasant Zoning Ordinance

This Appendix includes excerpts dealing with the following aspects of the town zoning code. References to the
segments below are found in the narrative of the report.
§ 156.304 NONRESIDENTIAL USE DISTRICTS.
§ 156.325 PRINCIPAL USE TABLE.

§ 156.314 SCW-OD; SHEM CREEK WATERFRONT OVERLAY DISTRICT.

§ 156.310 CDR-OD; COMMERCIAL DESIGN REVIEW OVERLAY DISTRICT.
§ 156.313 OV-HD; OLD VILLAGE HISTORIC DISTRICT.

§ 156.171 SCHEDULE OF OFF-STREET PARKING SPACE REQUIREMENTS.
N.B. – The text included in the sections below does not necessarily include the entirety of each section. Excerpts
have been provided as a reference to points made in the body of the report.
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§ 156.304 NONRESIDENTIAL USE DISTRICTS.
(A) Districts and purpose.

(1) LO, Limited Office District. It is the intent of this section that the LO District be developed allowing only
residential units or professional offices compatible with nearby residences. This district is designed to exclude
retail uses and other types of uses that would generate excessive traffic to the site, by limiting the amount of
square footage and lot coverage of buildings.

(2) OP, Office Professional District. It is the intent of this section that the OP District be developed and reserved
for business, office, specified public and semi-public purposes. The regulations that apply within this district
are designed to encourage the formation and continuance of a quiet, compatible, and uncongested environment
for office-type business or professional firms; and to discourage any encroachment by unrestricted retail and/
or wholesale business establishments, industrial concerns, or other uses capable of adversely affecting the
specialized commercial and housing character of the district.

(3) NC, Neighborhood Commercial District. It is the purpose of this section that the NC District be developed and
reserved for local or neighborhood oriented business purposes. The regulations that apply within this district are
designed to encourage the formation and continuance of a stable, healthy, and compatible environment for uses
that are located so as to provide nearby residential areas with convenient shopping and service facilities; reduce
traffic and parking congestion; to prevent the further development of strip commercial areas by restricting the
size of NC District areas and the size of buildings within the district; and to discourage industrial and other
encroachment capable of adversely affecting the localized commercial character of the district.
(4) AB, Areawide Business District. It is the purpose of this section that the AB District be utilized for certain
types of businesses, related to those in the NC and OP Districts, which need a location adjacent to arterial roads.
The regulations that apply within this district are designed to encourage an economically healthy environment,
particularly for those businesses that have a market area beyond just one or a few neighborhoods. They are
also designed to discourage the encroachment of other uses capable of adversely affecting the basic commercial
character of the district.

(5) AB-2, Areawide Business-2 District. It is the intent of this section that the AB-2 District be utilized to
encourage an economically healthy environment for high-impact commercial uses that need a location adjacent
to arterial roads, and to reduce traffic and parking congestion by providing locations for operations that provide
transportation- related goods and services. The regulations that apply within this district are designed to
protect residential neighborhoods from encroachment and impact of commercial uses by providing locations for
commercial operations that may have adverse impacts on the quality of residential areas.

(6) PI-1, Public Institutional-1 District. It is the purpose of this section to recognize that certain public, civic
and institutional support uses and activities of a generally low level of intensity are necessary and proper for
the conduct of a civilized society, such uses being schools, libraries, police and fire stations, churches, judicial
centers and governmental or public utility administration buildings and uses, and the like; and that in the proper
context such uses may coexist with little harm to other neighboring uses. It is likewise the intent of this district
to establish in a general sense the parameters in which these uses may operate in order to provide their benefits
with minimal burden upon surrounding properties and uses.
(7) PI-2, Public Institutional-2 District. It is the purpose of this section to recognize that certain public, civic and
institutional support uses and activities of a generally high level of intensity are necessary and proper for the
conduct of a civilized society, such uses being characterized as more industrial in nature and consisting of public
works and sanitation sites and facilities, treatment facilities, lay- down yards and open lot storage of materials,
heavy equipment and vehicles, and the like; and that in the proper context such uses may coexist with the least
amount of harm to other neighboring uses. It is likewise the intent of this district to establish, in a general sense,
the parameters in which these uses may operate in order to provide their benefits with as little burden upon
surrounding properties and uses as possible.

(8) ED, Economic Development District. It is the intent of this section that the Economic Development District be
developed and reserved for uses that are compatible with the town’s Economic Development Strategy 2013-2017.
The regulations that apply within this district are designed to encourage and foster operations that accomplish
the following: (1) Are minimally dependent on local economy for sources of revenue; (2) Promote the diversity of
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the economic base in the town; and (3) Support a healthy and sustainable economic environment.

(9) MD, Marine District. It is the intent of the Marine District to allow businesses closely related to waterfront
activity, which are compatible with existing marine industries. This district is further designed to allow retail
and service establishments that are compatible with the characteristics of the waterfront area to locate within
the zone.

(10) LI, Light Industrial District. It is the intent of this section that the LI District be developed and reserved
for basic or primary types of industrial uses that involve extensive manufacturing, processing, or assembly
operations, and/or serve as large employment centers. The regulations that apply within this district are
designed to: encourage the formation and continuance of a compatible environment for industries; protect
and reserve undeveloped areas in the town suitable for such industries; and discourage any encroachment by
residential, commercial, or other uses capable of adversely affecting the basic industrial character of the district.

(11) CO, Conservation-Open Space District. The purposes of this district are to provide for, and permit, an
appropriate valuation by the tax assessor and/or land appraiser that reflects the conservation and/or open space
use of land; to ensure the preservation of significant natural amenities against undesirable development; and to
lessen the hazards and loss of property, life, and the reduction of health and safety due to periodic inundation of
flood waters, by restricting or prohibiting uses in these areas. It is likewise the intent of the district to provide for
opportunities for improved public recreation activities; a community-wide recreational network of public paths,
watercourses, buffer zones, and recreation spaces; and a scenic easement where important views and vistas that
could preserve the community heritage could be maintained for the public good.
(12) CR-O, Conservation- Recreation-Open Space District. The purposes of this district are to provide for, and
permit, an appropriate valuation by the tax assessor and/or land appraiser that reflects the conservation,
recreation and/or open space use of land; to ensure the preservation of conservation, recreation and/or open
space use of land against undesirable development; and to lessen the hazards and loss of property, life, and the
reduction of health and safety due to periodic inundation of flood waters, by restricting or prohibiting uses in
these areas. It is likewise the intent of the district to provide opportunities for improved public and/or private
recreation activities; and to provide for a community- wide network of open space, buffer zones, and recreation
spaces.
(B) Uses. Permitted, conditional, and special exception uses for all Nonresidential Use Districts shall be in
accordance with the Use Table contained in this chapter, except as provided below.

(1) PI-1, General conditions of use. Such uses as allowed herein shall be limited to those uses of a generally
comparable level of intensity with respect to size, scale and vehicle-trip generation in relation to surrounding
uses, with the obvious exception to certain large-scale uses listed. These Public and Institutional-1 uses will be
characterized by a higher level of site and building design and materials, resulting in an orderly arrangement of
parking and storage in designated areas that are properly surfaced and landscaped with an integrated drainage
plan. Buildings and sites shall be designed and constructed in a manner that blends in with adjoining residential
character of the area, if applicable.

(2) PI-2, General conditions of use. Such uses as allowed herein may be those of a generally higher level of
intensity with respect to size, scale and vehicle-trip generation in relation to surrounding uses. These uses
may be characterized by higher level of service-vehicle-trip generation and conditions that result in a generally
more offensive visual display of site utilization. However, every effort shall be made to maintain an orderly
arrangement of parking and storage in designated areas that are properly surfaced and landscaped with an
integrated drainage plan. Buildings and sites shall be designed and constructed in a manner that blends in with
adjoining character of the area to the extent possible, utilizing such techniques as larger lots, and more intensive
screening and buffering requirements to shield unattractive elements from view. Lighting standards may reflect
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the need for security, but must also recognize the need to minimize sky glow and light pollution, and adverse
impact on adjoining properties.

(C) Lot, yard, height, and coverage requirements. Development standards for all Nonresidential Use Districts
shall be in accordance with the following Development Standards Table, except as provided in division (E) of this
section

(D) Bufferyard requirements. Minimum bufferyard requirements for, and between, permitted uses in all districts
and contiguous uses are set forth in § 156.201.
(E) Additional development provisions.

(1) PI-1 and PI-2 Districts - Site plan review.

(a) The appearance and form of improvements with respect to site and architectural design shall be consistent
with the general theme of the area in which the use is located. This requirement will be based upon a site-specific
analysis (site plan review) and may necessitate such reasonable additional requirements as may be judged
prudent to achieve the desired results of acceptable coexistence with neighboring uses.
(b) Special consideration may be given to such site-specific design elements as may be required to accommodate
particular operational or other unique characteristics of the individual uses, which may enhance or relax the
minimum standards prescribed herein, with specific written justification for the same noted on the plans.
(c) All lights or lighting arrangements used for purposes of advertising or night operations are directed away
from adjoining or nearby residential properties, and further meet the requirements of § 156.310(G).

(2) ED District - Provisions regarding applicable development standards. In general, all applicable off-street
parking, loading, sign, bufferyard, and supplemental regulations shall apply to uses within this district; provided,
however that variations may be made to such provisions during the Design Review Process as may be necessary
to accomplish unique operational requirements or characteristics inherent with individual businesses. An
example may be the allowance of additional paved parking for an office use with a significant number of cubicles,
sometimes referred to as a “cube farm,” that has higher parking demand on a daily basis, as opposed to a
shopping center’s desire for additional paved parking to accommodate sales on one or two days a year.
(a) Maximum height. Thirty-five feet, except as otherwise permitted in § 156.102; provided, however, increased
height may be allowed during the Design Review Process upon sufficient justification that whatever increase
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given is necessary to accommodate unique operational characteristics of the particular use.

(b) Setback. For those properties designated as Areas of Purview of the Commercial Design Review Overlay
District, the setback distances from lot lines shall be determined during the Design Review Process, including
those lots having street frontage which shall be determined in accordance with the provisions of § 156.106(A).
(c) Justification in the record of approval/notations on plans.

1. Justification for such variations from the normal development standards, if any, shall be noted on the approved
plans and/or elsewhere in the approval record.

2. Variations from the prescribed development standards shall only be allowed if the appearance, form and height
of improvements remain consistent, to the maximum extent possible, with the general context of the area in
which the use is located to ensure an acceptable coexistence with neighboring uses.
(d) Applicability. The above provisions shall apply to all parcels zoned ED District, including parcels that are
zoned for Economic

Development use within a Planned Development District; provided, however, that the provisions shall only apply
to the Economic Development use as specified in the Use Table when other permitted uses are also allowed on the
parcel.
(F) Reference to additional regulations. In addition to the above, all other applicable regulations of this chapter
shall apply to the development and use of property within all districts.
(Ord. 14047, passed 8-12-14) Penalty, see § 156.034
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§ 156.325 PRINCIPAL USE TABLE.
(A) Principal uses. Principal uses shall be allowed within the base zoning districts in accordance with
the Use Table in this section. Where multiple principal uses are proposed to be located on a single parcel, all
applicable conditions must be met for each proposed use. For example, if the proposed use is a gas station with a
convenience store and a car wash, all requirements and conditions for gas station, car wash, and retail sales uses
must be met.
(B) Explanation of Use Table. The top of the Use Table contains the zoning districts and left side of the table
contains various uses. The uses listed in the Use Table are permitted or not permitted in each zoning district
according to the letter coding described below.

(1) Permitted uses. A "P" indicates that a use is allowed by right in the respective zoning district, provided
the use complies with all other applicable provisions of this chapter.
(2) Conditional uses. A "C" indicates that a use is allowed only when it complies with the applicable
conditions found in § 156.326, Use Conditions, in addition to all other applicable provisions of this chapter. The
last column in the Use Table references the division containing the applicable use conditions.

(3) Special Exception uses. An "S" indicates that a use is allowed only if reviewed and approved in accordance
with the Special Exception procedures contained in this chapter, and complies with the applicable conditions
found in § 156.326, Use Conditions, and in § 156.411(A)(3), pertaining to the Board of Zoning Appeals, in addition
to all other applicable provisions of this chapter. The last column in the Use Table references the division
containing the applicable use conditions.
(4) Prohibited uses. A blank space indicates that a use is not allowed in the respective zoning district, unless
it is otherwise expressly allowed by other provisions of this chapter.
(5) Uses not listed. The Zoning Administrator shall make the final determination whenever there is a
question regarding a use not specifically listed in the Use Table. This determination shall be based on the
definitions contained in § 156.007 and the purpose and intent of the respective zoning district.

(6) Accessory and temporary uses. Accessory and temporary uses are allowed pursuant to Zoning Code §§
156.110 and 156.329, respectively.

(7) Pursuant to § 156.050, site plan approval shall be required prior to the clearing, excavation, or filling
of any lot for any site improvements; the construction of any building, other than a single-family dwelling; the
commencement of construction of any building, other than a single-family dwelling; or the moving or alteration
of any building, other than a single-family dwelling.
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P = Permitted Use
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P

AB
C

P

P

P

P

P

C

C

P

P

P

MD

ED

PI-2

PI-1

AB-2
C

P

P

P

P

P

C

C

P

P

P

C

P

C

P

C

P

P

C

P

P

C

S = Special Exception Use

LI
C

P

P

P

P

P

P

CO
C

P

CR-O
C

P

CL
C

P

C

P

C

C

P

C

C

C

P

P

S

P

C

P

C

C

WG-C
P

P

P

P

C

P

P

WG-W
P

P

P

C

P

C

P

P

P

C

156.326(C)(2)(g)

156.326(C)(2)(f)

156.326(C)(2)(e)

156.326(C)(2)(b)

156.411(A)(3)

156.326(C)(2)(d)

156.326(C)(2)(c)

156.326(C)(2)(a)

156.326(C)(1)(g)

156.326(C)(1)(f)

156.326(C)(1)(e)

156.326(C)(1)(d)

156.326(C)(1)(c)

156.326(C)(1)(b)

156.326(C)(1)(a)

Use Conditions
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C
C

Community Service Facility

Cultural Facility

Utilities

Government
Facilities

Funerary
Services

Educational
Facilities

P

RC-2
RR

CC
S

R-1
S

C

S

S

R-3

R-2
S

S

C

S

S

S

S

S

P

P

S

S

S

P

P

P

C

School, Primary or Secondary

P

S

S

P

S

S

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Water and wastewater treatment and
distribution systems and facilities

Telecommunication Tower

C

C

C

C

C

C

C

ED

C

C

C

P

P

P

P

C

P

P

C

C

P

P

REFER TO ZONING CODE SECTION 156.113 et seq.

C

P
C

C

C

Pump Station

C

Public Utility Substation
C

P

Transportation Terminal
C

P

Recycling and Waste-Related Facility

C

P

P

P

Police, Fire, or EMS Facility

Port

P

P

Lay-Down Yard, Maintenance
Facility with Open Lot Storage of
Materials, Vehicles, and Equipment

Law Enforcement or Firefighting
Training Facility

P

P

P

P

P

P

P

P

P

P

P

P

P

S

S

P

P

P

P

P

P

P

AB-2

Judicial Center

P

S

S

C

P

P

P

P

AB
P

PI-1
P

P

S

S

C

P

P

NC
P

MD

S = Special Exception Use

PI-2

Fuel Storage and Dispensing

Farmers Market

P

S

Interment uses, such as Cemetery,
Columbarium, or Mausoleum

Administrative Office

S

Funeral Home or Mortuary Chapel

Crematory

School, Trade / Vocational

C

Pre-School / Educational Nursery /
Day Care

P
C

C

C

S

P

R-4

Personal Improvement Education

C

C

C

S

P

MF

P

C

C

C

P

RTH

C = Conditional Use

OP

College / University

Cultural Festival or Event

P
P

Church, Synagogue, or other place of worship

RC-1

Club, Lodge, or Fraternal Organization

COMMUNITY AND CIVIC USES

P = Permitted Use

PRINCIPAL USE TABLE (continued)
LO

ZONING DISTRICT

LI
P

C

P

S

P

P

P

P

P

P

P

P

CO
C

P

C

CR-O
C

P

P

CL
C

P

P

P

P

P

P

P

C

C

P

P

P

WG-C
C

P

P

P

P

P

P

P

P

C

P

P

P

P

WG-W
C

P

P

P

P

P

P

P

P

P

P

156.326(C)(3)(f)

156.411(A)(3)

156.411(A)(3)

156.411(A)(3)

156.326(C)(3)(h)

156.326(C)(3)(g)

156.326(C)(3)(e)

156.326(C)(3)(d)

156.326(C)(3)(c)

156.326(C)(3)(b)

156.326(C)(3)(a)

156.411(A)(3)

156.411(A)(3)

Use Conditions
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P

Boat Launch or Dock, Personal

RC-2
RR

CC

R-1

R-4

R-3

R-2
P

P

P

Pedestrian Trails

P

P

P

P

P

S

P

P

P

P

P

C

P

P

P

Flex Space

P
P

Restaurant, with Drive-Thru

C

P
C

P

P

Restaurant, with Outdoor Dining

P

P

C

P

P

P

P

P

C

P

P

Restaurant, without Outdoor Dining

P

P

Mobile Food Vending

C

P

P

P

P

P

C

P

P

Bar, Nightclub, or Lounge

Without Retail Sales
P

P

Veterinary Clinic, without Boarding
Facility

With Retail Sales

C

Animal Boarding Facility, Day Care,
or Shelter

P

P

Event Venues

Eating &
Drinking
Establishme
nts

Artisan
Workshop
or Artist
Studio

Animal
Care
Services

Adult Uses

COMMERCIAL USES

Sports Complex

Shooting Range, Indoor

Recreational Vehicle Park

P

P

P

P

P

P

P

P

P

P

P

P

P

P

Open Space, Natural

P

P

P

P

P

P

P

P

P

P

P

C

Neighborhood Recreation

P

P

P

P

C

MF

S
P

P

P

P

P

OP

High-Impact Recreation
P

P

P

P

P

P

NC
S

P

P

P

P

P

RTH

C = Conditional Use

AB

High-Impact Entertainment

Golf Course

Community Recreation

Commercial Recreation & Entertainment

P

P

Boat Launch or Dock, Neighborhood

Campground or Campsite

Boating
Facilities

P

RC-1

Boat Launch or Dock

Amusement Center

RECREATION AND ENTERTAINMENT USES

P = Permitted Use

PRINCIPAL USE TABLE (continued)
LO

ZONING DISTRICT

MD

ED

PI-2

PI-1

AB-2
P

P

P

C

P

C

P

P

P

P

P

C

P

P

P

C

C

P

P

P

S

P

P

P

P

P

C

P

P

P

P

P

P

C

P

P

C

C

C

P

P

C

P

C

P

C

C

C

P

P

P

P

S = Special Exception Use

LI
P

P

P

P

C

C

P

P

CO
P

P

P

C

P

P

P

P

CR-O
P

P

P

P

P

P

P

P

CL
C

S

P

P

P

P

P

P

P

P

WG-C
P

P

P

C

P

P

P

P

P

P

P

P

P

P

P

P

P

P

WG-W
P

P

P

C

P

P

P

P

S

P

P

P

P

P

P

P

156.326(C)(5)(p)

156.326(C)(5)(o)

156.326(C)(5)(h)

156.326(C)(5)(d)

156.326(C)(5)(c)

156.326(C)(5)(b)

156.326(C)(5)(a)

156.326(C)(4)(g)

156.326(C)(4)(f)

156.326(C)(4)(e)

156.326(C)(4)(d)

156.326(C)(4)(c)

156.326(C)(4)(b)

156.326(C)(4)(a)

Use Conditions
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R-2
S

R-3

P

P

P

C

P

P
P

P

Hotel / Motel / Extended Stay

Boutique Hotel or Inn

Bed & Breakfast

Without Transmission Tower

With Transmission Tower

P

P

P

P
C

Tattoo or Body Piercing Studio

P

P

P

P

P

P

S

P

C

P

C

P

C

P

P

C

P

C

P

P

C

P

P

C

C

REFER TO ZONING CODE SECTION 156.113 et seq.

P

P

Retail Sale, without Outdoor Storage

C

Mobile Retail Vending

C

P

P

Watercraft Rental or Sales, without
Outdoor Storage
P

C

S

Watercraft or Marine Equipment
Service or Repair

P

P

P

P

Seafood Processing

Water Taxi or Other Chartered Boat
Loading Facility

P

P

P

P

P

P

P

Marina or Dry Stack Watercraft
Storage

C

P

AB-2

P

P

PI-1

P

S

P

PI-2

Marine Warehousing

Self-Service Storage Facility

Retail Sales

R-1
S

P

P

P

P

ED

S = Special Exception Use

MD

Marine Salvage Operation

Dock for Commercial Fishing
Vessel(s)

Research & Development Facility

Production
Studio

RR
C

CC
C

R-4

P

P

OP

Medical Office

Personal and Business Support Services

Overnight
Guest
Accommodation

RC-2
C

MF
P

P

NC
P

Outdoor Storage and/or Display

Office, General

RC-1
P

RTH

C = Conditional Use

AB

Hospital or Medical Campus

Hospice Care Facility

Neighborhood Gathering Place

MarineRelated &
WaterDependent
Uses

Healthcare
Uses

Convalescent Home or Physical
Rehabilitation Facility

COMMERCIAL USES (continued)

P = Permitted Use

PRINCIPAL USE TABLE (continued)
LO

ZONING DISTRICT

LI
S

P

C

P

P

C

P

P

P

P

P

P

P

CL
C

WG-C
P

C

P

P

P

P

P

P

P

P

P

WG-W
P

C

P

P

P

C

S

P

P

S

P

P

P

P

S

P

P

156.326(C)(5)(s)

156.326(C)(5)(r)

156.326(C)(5)(q)

156.326(C)(5)(i)

156.326(C)(5)(e)

156.326(C)(5)(n)

156.326(C)(5)(m)

156.326(C)(5)(l)

156.326(C)(5)(t)

156.411(A)(3)

Use Conditions

CR-O
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RC-2

R-3

R-2

R-1

CC

RR

RC-1

Motor Vehicle Service or Repair

C

C

ED

PI-1

AB-2
P

P
P

P

Resource Processing & Storage

Warehousing Facility

S

P

P
P
S

C

S

P

P

P

C

P

P

P

C

Recycling and Waste-Related Facility

C

P

C

C

C

P

LI

Resource Extraction

Manufacturing and Production

Fuel Storage and Dispensing Facility
S

P

Transportation Terminal

SPECIAL INDUSTRY USES

P

Port

C

P
C

C

C

Parking Lot or Structure

C

P

S

P

C

P
C

MD

S = Special Exception Use

PI-2

Distribution Terminal

Airport or Aviation Facility

C

P

S

R-4

Motor Vehicle Rental or Sales,
without Outdoor Storage

MF

S

LO

C

TRANSPORTATION USES

Wholesale Sales

VehicleRelated Uses

RTH

C = Conditional Use

NC

Gas Station

P = Permitted Use

AB

Car Wash

COMMERCIAL USES (continued)

PRINCIPAL USE TABLE (continued)
OP

ZONING DISTRICT

WG-C
C

S

WG-W
C

S

S

C

156.411(A)(3)

156.411(A)(3)

156.326(C)(7)(b)

156.326(C)(7)(a)

156.326(C)(6)(b)

156.326(C)(6)(a)

156.326(C)(5)(u)

156.326(C)(5)(k)

156.326(C)(5)(j)

156.326(C)(5)(g)

156.326(C)(5)(f)

Use Conditions

CL

CR-O

CO

§ 156.314 SCW-OD; SHEM CREEK WATERFRONT OVERLAY DISTRICT.
(A) Boundaries of the district. The boundaries of the SCW-OD are depicted on the official zoning map.

(B) Purpose. To foster and maintain the naturally water-dependent character of Shem Creek by allowing businesses
that are closely related to waterfront activity, and allowing small-scale mixed uses in the area that are compatible
with existing marine industries and adjacent neighborhoods.
(C) Permitted and conditional uses.

(1) As an overlay district, permitted uses shall be those of the underlying zoning district classification, as modified
herein.
(2) Additional permitted and conditional uses shall include those allowed in the MD, Marine District.

(D) Use limitation. The rental and sale of jet- propelled personal watercrafts shall be prohibited within the SCW-OD.
(E) Parking. Required parking spaces may be constructed of pervious materials.
§ 156.310 CDR-OD; COMMERCIAL DESIGN REVIEW OVERLAY DISTRICT.
(A) Purpose of district. The purpose of the district is to protect and provide for the desired character of the
commercial districts and development areas of the town. By establishing the Commercial Design Review Overlay
District, the town intends:
(1) To promote the appearance, character, and economic value of land located in commercial districts and
development areas;
(2) To protect the public from the impact of adverse visual nuisances;

(3) To assure respect for the character, integrity and quality of the built and natural environments of the town;
(4) To enhance public safety by defining spaces to influence traffic movement;

(5) To reduce the amount of storm runoff and provide an appropriate and attractive transition between neighboring
properties;
(6) To foster civic beauty; and

(7) To strengthen the local economy.

(B) Permitted uses/area of purview/hierarchy of authority.

(1) Permitted uses. This is an overlay district. As such, permitted uses are determined by the underlying or primary
zoning use district classifications in effect for each particular parcel located within the Commercial Design Review
Overlay District.
(2) Areas of purview. The following non-residential districts and development areas are subject to the design
review requirements provided herein.

(a) Property with non-residential district zoning classifications of LO, Limited Office District; OP, Office Professional
District; NC, Neighborhood Commercial District; AB, Areawide Business District; AB-2, Areawide Business-2
District; ED, Economic Development District; MD, Marine District; LI, Light Industrial District; and WG, Waterfront
Gateway District; provided, however, that where detached single-family residential uses are permitted, such uses
shall not be subject to the requirements of this section.
(b) Property with PD, Planned Development District, zoning classifications (including those zoned PD-MU-SU or
PD-MU-SR) containing a non-residential use component, for the non-residential use areas only, and specifically
including entire buildings containing a residential use located in conjunction with a non-residential use.
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(c) Overlay districts containing a commercial district zoning classification or commercial area; however, specifically
excluding the commercially zoned properties located in the OV-HD, Old Village Historic District.
(d) All properties located within the UC-OD, Urban Corridor Overlay District; however, detached single-family
residential uses are not subject to architectural review pursuant to the provisions of the UC-OD.

(3) Hierarchy of authority. Specific requirements adopted pursuant to Planned Development District zoning
classifications and specific requirements of adopted overlay districts shall take precedence over the procedures and
design requirements herein, when in conflict with the same.
§ 156.313 OV-HD; OLD VILLAGE HISTORIC DISTRICT.
(A) Purpose of district. The town created a local historic district in conjunction with its general zoning
ordinance adopted August 13, 1979. Administered by the Old Village Historic District Commission, the intent of the
district is to:
(1) To protect, preserve, and enhance the architecture of the Old Village;

(2) To promote the economic and general welfare of the people of the Old Village;
(3) To foster civic pride;

(4) To encourage harmonious growth and development within the Old Village Historic District; and

(5) To promote the use and preservation of the historic district for the education and welfare of the residents of
the town.
(B) Definition of boundaries.

(1) The boundaries encompassed by the historic district zoning are described as: on the north beginning at the
intersection of Whilden and Live Oak Streets and running generally southeasterly following the western side of
Whilden Street, however, including the property on the east side of Whilden Street located at 440 Whilden Street
know as St. Andrews Episcopal Church, and continuing on as Whilden Street becomes Royall Avenue to the common
corporate municipal limit line of the town and the Town of Sullivan’s Island, then running generally southwesterly
to the town corporate municipal boundary line in Charleston Harbor, then generally northwesterly to a point
at the centerline of the mouth of Shem Creek from the northern extended side property line of the residentially
zoned lot at the foot of Haddrell Street, following the same generally southwesterly and extending east back to the
intersection of Whilden and Live Oak Streets, including only the residentially zoned lots abutting Haddrell Street,
Magwood Lane, Live Oak Street, and Church Street, saving and excepting therefrom the residential house lots on the
south side of Shem Creek in the development known as The Boatyard.
(2) Within the boundaries of the locally designated historic district is a 30-block area listed on the National
Register of Historic Places on March 30, 1973; the boundaries of which are as follows: on the north by Shem Creek;
on the east by the western edge of Whilden Street and Royal Avenue (with the exception of the lot on the east side
of the street containing the Mount Pleasant (St. Andrews) Episcopal Church); on the south by McCants Drive; and on
the west by Charleston Harbor.
(C) Permitted uses.

(1) This is an overlay district. As such, permitted uses are determined by the underlying or primary zoning
classification in effect.

(2) Within the R-2 District, for example, only those uses permitted therein are permitted in the OV-HD, subject
to the additional requirements and standards of this section.
(3) Within the Old Village Historic District, short-term rental of any residentially-zoned parcel is prohibited. A
short-term rental is: (a) the rental or lease of a residential dwelling unit for a duration of less than 28 consecutive
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days; or (b) the use of a residential dwelling unit in return for valuable consideration for a duration of less than 28
consecutive days.
(4) Within the Old Village Historic District, the use of any residentially-zoned parcel as a Bed and Breakfast is
prohibited.

(D) Lot dimensional, frontage, coverage, yard and height requirements. Notwithstanding other provisions found
elsewhere in this chapter, these requirements shall apply to all properties located within the OVHD.

(1) Minimum requirements. The minimum requirements described in the underlying zoning district, shall apply
to all residential lots; except as otherwise expressly provided herein.
(2) Minimum lot frontage. However, lots are required to have a minimum lot frontage on a public street of 60
feet.

(3) Lot coverage. No more than 40% of the lot may be covered by impervious surfaces as defined in § 156.007.

(4) Yard requirements. For properties located within the Old Village Historic District, setback distances shall
be determined during the Certificate of Appropriateness review process, with consideration of existing conditions
and setbacks of adjacent lots. Consideration should be given to the established pattern on the block and adjacent lots
with respect to the overall character of the streetscape and district.
(5) Accessory building height limitation. The height of accessory structures buildings, including accessory
dwelling units, shall be limited to a maximum height of 20 feet and no more than one and one-half stories, and shall
be sited to the rear of the primary structure.
(E) Additional development requirements.
(1) Construction on public property.

(a) The Old Village Historic District Commission shall not approve any porches, steps, posts, fences, walks,
or other appurtenances extending over, on, or within a public sidewalk, alleyway, or street right-of-way, unless
the particular item is necessary for the authentic restoration or maintenance of the particular project, provided;
however, that the preceding shall not apply to on-street parking located in the public right-of-way, and unless such
proposed items including the on-street parking, will not impede pedestrian or vehicular traffic or constitute a
public safety hazard.

(b) Any of the aforesaid items restored or maintained on, over, or within a public sidewalk or public alley area
under the authority hereof shall be the responsibility of the owner.

(c) The owner’s restoration, reconstruction, or maintenance of any such item within such area shall constitute
the owner’s agreement to protect and hold the town harmless against any and all liability, cost, damage, or expense
suffered or sustained by the town, as a result of, or growing out of, the restoration, reconstruction or maintenance
thereof.
(2) Maintenance and repair.

(a) Nothing in this section shall be construed to prevent the ordinary maintenance or repair of any exterior
architectural feature in the Historic District that does not involve a change in design, material, color, or outer
appearance thereof.

(b) Nor shall it be construed to prevent the construction, reconstruction, alteration, restoration, or demolition
of any such feature that the Building Official or similar official shall certify is required by the public safety because
of an unsafe or dangerous condition.
(3) Building area ratio (BAR) requirement.

(a) New construction of residential dwellings, including additions thereto and their accessory use buildings,
shall be subject to a building area ratio (BAR).
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(b) The BAR shall be calculated by ascertaining the total of number of square feet of building areas taken on a
horizontal plane, specifically including any cantilevered areas, of the principal building and all accessory buildings
(except those less than 144 square feet in area), exclusive of uncovered porches (decks), terraces, and steps.
Building area in two-story rooms (i.e., cathedral ceilings) shall be counted twice. The building area in a crawl space
shall not be counted. Garage area shall be counted, regardless of whether it is located underneath a house or in an
accessory building.

(c) The BAR shall not comprise more than 50% of the lot size. However, a minimum house size of 2,500 square
feet shall be allowed regardless of lot size, provided that 40% lot coverage is not exceeded. The maximum building
area, including accessory structures, shall be 5,500 square feet regardless of lot size.
(d) At least 10% of the building must be comprised of porches.
(e) Exceptions.

1. The BAR shall not apply to garage space located under a house when the house is required to be elevated a
minimum of eight feet above finished grade in order to comply with FEMA regulations.
2. The BAR shall not apply to basement space where a sub-grade basement can be accommodated without
the use of fill.

3. The BAR shall not apply to alterations that do not change the massing of a structure. Examples include but
are not limited to: finishing space in an attic or under an elevated structure.
(4) Historic buildings. Historic buildings located on historic properties, as defined herein, may be considered
conforming with respect to any height, setback, yard, area, or other dimension found by the Old Village Historic
District Commission to be of historic significance. In this regard, these existing conditions may supersede any
conflicting standard set forth in the zoning district in which the building is located, and may be applied to the
building and the site in making future determinations of conformity as to the existing building or any changes
consistent with an approved Certificate of Appropriateness.
(5) Parking requirements. Notwithstanding other provisions found elsewhere in this chapter, these
parking requirements shall apply to all residential use properties located within the OVHD.
(a) A minimum of two off-street parking spaces is required per residence.

(b) Additional spaces for homes over 2,500 square feet of gross floor area (GFA) are required at the rate
of one space per every 1,000 square feet of GFA over 2,5000 square feet of GFA.
(c) On-street parking shall be limited to one space per residential lot subject to approvals from SCDOT
and OVHDC.

(Ord. 06052, passed 6-21-06; Am. Ord. 06088, passed 1-9-07; Am. Ord. 08037, passed 7-8-08; Am. Ord. 10080,
passed 1-11-11; Am. Ord. 12075, passed 11-13-12; Am. Ord. 13002, passed 2-12-13; Am. Ord. 13064, passed 1112-13; Am. Ord. 14047, passed 8-12-14; Am. Ord. 170
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§ 156.171 SCHEDULE OF OFF-STREET PARKING SPACE REQUIREMENTS.

(A) The minimum number of required parking spaces shall be calculated on the basis of the use of the land or
principal building on a lot, according to the requirements indicated in the following table, unless otherwise
specified in this chapter.

(B) However, in commercial zoning districts, all parking spaces provided above the minimum amount shall be surfaced with previous materials, as approved
by the Zoning Administrator.
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