Big Issues Discussed in Subcommittees

• Urban Corridor Overlay District
• Housing Diversity
• Settlement Communities
• Cultural Core
• “Mount Pleasant Way”
• Financial Health/Resilience
• Open Space Network

For each subcommittee, there are 3 sections:
 Description of Issues (Current state/concerns about the issue)
 Future Direction (Intended path forward/changes to be made)
 Policies & Implementation Strategies (Possible steps to be
considered to advance toward the intended Future Direction)

This document is for internal work purposes ONLY. While the
subcommittees have individually seen this information, the group as a
whole has not yet reviewed, so it is not to be shared or relied upon.

Urban Corridor Overlay District- Description of Issues
•

Concern is that the idea of having an “urban corridor” does not match (some/many)
residents’ vision for the future of development in Mt Pleasant. Development as
currently defined within the Urban corridor is seen as incongruous with historical
precedence (too tall, too dense, too massive in scale, too “linear”, and lacking in
adequate landscaping and setbacks).

•

Survey results suggest that residents want smaller scale commercial development as the
norm, with more park-like settings, while accepting that there may be areas of greater
concentration of development at designated mixed-use “Nodes”.

•

Design standards need to be established for the development/redevelopment of Nodes,
which at a minimum should include: commercial to serve local area, a park like setting,
activity zones, wider pedestrian paths, and a blend of uses including residential to make
it viable. They should be predominantly commercial, with some housing, and easily
accessible from adjoining residential areas. Nodes should function as “mini-villages”
where many local needs can be met.

•

For example, Coleman should have a smaller scale “Coastal Town look” – need to
identify design/scale standards and nodes with specific defined uses,
architecture/height & density – Brookgreen was done well.

Urban Corridor Overlay District- Future Direction
•

Designated Nodes throughout Town should be the focus of future commercial activity.
Throughout town, Nodes would have different character and mixture of uses.

•

Residents of each district should be able to have input regarding the criteria for Nodes
in their part of Town, while meeting the basic criteria for Nodes already established.

•

The unique characteristics of each residential, commercial and mixed-use area of the
town will be identified and developed with citizen input.

Urban Corridor Overlay District- Policies & Implementation Strategies
•

Establish a process with citizen input and a timetable for identifying specific character
areas of town that should have further study and definition through the preparation of
special area plans and associated ordinance adjustments.

•

Revise the urban corridor concept to focus instead on the mixed-use development of
specific designated nodes in a manner in keeping with the unique characteristics of the
specific area.

•

Revise zoning ordinances to define and develop standards for the development of
nodes. Nodes should be designated throughout the town, with development standards

appropriate for their districts. (Nodes in different parts of town can have different
standards/requirements, based upon their location and the character of the area.)
•

Pursue necessary changes to the Zoning Code to address identified issues in the UC-OD.
This should include (but not be limited to) discussion of:
•

Modifications to UC-OD standards to address scale/height/parking/layout etc.
concerns. (eliminate 2 story height minimum; codify max # floors & height not to
exceed; address single-use single family uses; parking within structure)

•

Embedding appropriate UC-OD elements within base zoning as an alternative to
use of the overlay district.

•

Impacts of removing the UC-OD from the existing corridors.

•

Elimination of UC-OD in part or in its entirety.

•

Initiate a program of creating area master plans to further refine development
goals, standards and needs for each part of Town.

•

Investigate the use of a system such as City Engine to enable 3D modeling of
proposed future development projects to determine appropriate size and scale.

•

Align the Town’s impact fee structure to facilitate the development of non-residential
uses.

•

Investigate the use of a system such as City Engine to enable 3D modeling of proposed
future development projects to determine appropriate size and scale.

Housing Diversity – Description of Issues
•

There is general concern about the high cost of housing and lack of housing diversity in
Mount Pleasant. Many local workers and seniors struggle to find convenient, affordable
places to live.

•

Workforce housing will allow the opportunity for local workers to live in Mount
Pleasant, providing community and traffic benefits. The primary target would be those
earning 50%-80% of the Town’s median household income.

•

Senior housing is needed to provide housing with nearby grocery, health care, and daily
living needs that can be accessed without a car.

•

Given the scope of the problem, and the prices of land in Mount Pleasant, no one
solution thing is going to solve the issue.

•

Flexible and adaptable approaches are vital so as to not miss out on opportunities for
smaller projects.

•

Land is too expensive in Mt. Pleasant to do this without some sort of subsidy or change
in development criteria.

Housing Diversity – Future Direction
•

Provision of a variety of housing types to meet the needs of the Town’s changing
demographics.

•

Mount Pleasant workers and seniors will have increased housing options in the Town to
facilitate life-long residency and community building.

•

The Town needs to be an active player in the provision of workforce/senior housing to
make it happen.

Housing Diversity – Policies & Implementation Strategies
•

Encourage the development of housing communities that address the needs of firsttime homebuyers, as well as those down-sizing, with options such as patio homes,
duplexes and townhomes.

•

Create opportunities within the Mount Pleasant area for the development of new
workforce housing by supporting the work of local housing entities.

•

Investigate opportunities for the rehabilitation of existing multi-family complexes into
designated workforce/senior housing units.

•

Establish zoning criteria that require developments of a certain size to include a
percentage (20%?) of workforce/senior units that remain as such for a defined period of
time (25 years).

•

Consider modifications to development criteria to facilitate the creation of workforce
housing, by streamlining processes and providing lower-cost alternatives to certain
development requirements.

•

Determine opportunities for incentives for builders to create workforce/senior housing.

•

Modify zoning code to create a category that would specifically allow workforce/senior
housing

•

Require the provision of intermediate housing types in the standards developed for
mixed-use nodes.

•

Investigate opportunities to modify town code to allow additional unrelated people to
live in the same house, sharing cooking facilities, to provide opportunities for individuals
to share housing costs. (Perhaps tied to the number of bedrooms)

•

In new developments, consider creating a process where a variety of housing types (for
example, duplexes, big house multifamily) can be allowed, if certain criteria are met.

•

Monitor Building Code changes related to tiny house construction, and allow
opportunities for this style of development, as appropriate.

•

Develop programs to encourage use of universal design elements (as defined in the
International Housing Code) in new residential construction.

•

Partner with Housing for ALL to pursue opportunities for friendly condemnation of
appropriate multi-family communities for provision of workforce housing.

•

Coordinate with the Charleston Housing Authority to facilitate the redevelopment of the
Edmund Jenkins Homes.

•

Work with settlement communities to provide opportunities for community members
to create workforce housing opportunities within settlement areas, while building trust
in Town processes.

•

Coordinate with local organizations (for example, Housing for All-Mount Pleasant) to
establish housing programs that allow the organization to hold title to the land, while
selling the house affordably with restrictions/covenants that control future sales to keep
the property in the “affordable” range.

•

Work with homeowners to retain the existing housing stock as an avenue to maintaining
lower cost housing. Such could include programs to assist with rehabilitation, and could
require covenants requiring upkeep of property and/or restricting resale profits for a

period to time. Workforce housing units should have maintenance expectations clearly
spelled out and enforceable.
•

Pursue changes to the State Tax Code which could help create funding for housing
through changes to the residential assessment for these units and the potential for tax
relief from state capital gains.

•

Work with large employers to create an equity share program to help employees live in
local community.

Settlement Communities – Description of Issues
•

African American “settlement communities” can be found throughout the Mount
Pleasant area. These communities came into existence in the time period following the
Civil War. Residents are descendants of enslaved people. Each has its own unique
origins, character and way of life.

•

By and large, these communities are not within Town limits, never having chosen to
annex.

•

Much of the remaining land available for development in the Mount Pleasant area is
within settlement communities. As a result, there is a lot of development pressure on
these communities.

•

Unfortunately, there have been situations where would-be developers have exploited
the challenges of heirs’ properties to gain control of land, and made promises to the
communities that were not kept.

•

Need for dialog between residents, the Town and Charleston County about the future
health and protection of these historic communities.

Settlement Communities – Future Direction
•

Protect the integrity of settlement communities by limiting further encroachment and
redevelopment.

•

Enhance and elevate the support of local historic settlement communities.

•

Create a system of historical markers, trails and an app to promote the history of these
communities (in conjunction with the “Mount Pleasant Way”)

•

Creation of a cultural/arts facility to blend the history and culture of Mount Pleasant
with the contemporary arts for the enrichment and education of the Mount Pleasant
Community.

Settlement Communities – Policies & Implementation Strategies
•

Understand and work to protect Gullah culture as a way of life.

•

Partner with the recently created African American Settlement Community Historical
Commission and the Gullah Geechee Culture Heritage Corridor to help address
development-related issues in the settlement communities.

•

Continue to coordinate with Charleston County to ensure that policies and zoning
ordinances enacted serve to protect the interests of the settlement communities.

•

Promote recognition of and education about Mount Pleasant’s various settlement
communities

•

Continue to promote the art of sweetgrass basket making.

•

Revisit Sweetgrass Basket Overlay District – to prevent developers from removing land
from the district – to protect the integrity of the settlement communities

•

Revise existing zoning to ensure the compatibility of future development with the
existing community in terms of lot size, uses, road network and density.

•

Avoid rezonings which would be detrimental to the integrity of the settlement
community.

•

Adoption of historic preservation ordinance to match that adopted by Charleston
County for the protection of the settlement communities, with members of the
settlement communities serving on the historic preservation commission.

•

Support creation of Gullah history, culture and culinary programs in local schools.

•

Promote Gullah cuisine through support of authentic Gullah food trucks, roadside cafés,
restaurants, local festivals and the establishment of culinary programs.

•

Identify appropriate opportunities for the cultivation of sweetgrass for use by basket
weavers.

•

Continue to protect and enhance opportunities for creation of safe sweetgrass basket
stands.

•

Work with settlement communities to define a shared vision for the community.

•

Partner with the recently created African American Settlement Community Historical
Commission to help address development-related issues in the settlement communities.

•

Promote and utilize resources of the Gullah-Geechee Corridor to identify & preserve
sites and data for the benefit and education of the public and to help the GullahGeechee community to be economically sustainable.

•

Work with settlement communities to identify programs that would assist with
maintaining affordable home ownership.

•

Work with appropriate entities (Center for Heirs Property) to assist with resolving heir’s
property issues.

•

Coordinate with local communities to educate resident about the costs, benefits, and
process of annexation.

•

Cultural Core -Description of Issues
•

The general area from Boone Hall through Six Mile and Seven Mile, down to Hamlin and
Hamlin Farms presents a unique opportunity to capture the “essence” of historic Mount
Pleasant. The land patterns in this core are little changed from 50-100 years ago, so
provide the best remaining opportunity to understand the forces that shaped Mount
Pleasant history.

•

This core embodies the history of Mount Pleasant – agricultural based with ties between
plantations and settlement communities throughout town. Most of the plantations are
gone, having been developed into subdivisions, but the settlement communities remain.

•

Mount Pleasant/Hungryneck was a place where the local communities – black and white
– were very dependent on one another for their success, and lived in community
because of their reliance on one another.

•

Given the relative lack of “development” in this core, this historic corridor is largely
intact and provides a unique opportunity to tell the story of Mount Pleasant, and the
way that the (former) plantations and the settlement communities that grew up nearby
supported one another.

•

However, this Core also contains the largest concentration of underdeveloped land in
the suburban Mount Pleasant area. Without careful planning, the future development
of this area could have repercussions on the future character of the Town.

•

As we move forward, it is vitally important that the communities and individuals
involved be a part of the development of any plans in this area.

Cultural Core - Future Direction
•

Given its historic character, the Cultural Core is uniquely positioned to serve as a Bridge
within the Mount Pleasant community –Bridging our past and future, and bringing us
together despite our differences. This is an opportunity to “build” upon our shared
legacy by not building as expected. Within the Cultural Core, we should look deeper into
the needs of the community and how that community can be strengthened by what
happens in this heart of Town.

•

This cultural center should tell the story of the whole Mount Pleasant area. Tie in the
settlement communities to the area plantations and the fact that the plantations
became subdivisions, but the settlement communities remain. The Settlements retain
their sense of community in the face of encroaching development.

•

Creation of a cultural/arts facility to blend the history and culture of Mount Pleasant
with the contemporary arts for the enrichment and education of the Mount Pleasant
Community. This would expand appreciation and understanding of local historic cultures
and communities through comprehensive programs, outreach, and educational efforts.

•

Stories can be told through historic markers, construction of a trail system linking these
historic sites together, as well as to nearby parks. Tie the communities to the rest of the
planning area through trails.

•

By focusing on the unique character of this part of Town, we can address many goals:
•

Educate area residents about local history (Settlement communities, resource
based economy, and plantations which are now subdivisions)

•

Provide a template for building “community” across social and cultural lines

•

Identify opportunities for a centrally located arts/cultural center to focus on local
history, culture and arts

•

Address future land use needs, opportunities, and concerns about development
in this part of Town through the development of a joint study with Charleston
County.

Cultural Core – Policies & Implementation Strategies
•

The voice of the settlement communities needs to be heard from the beginning of the
process.

•

Educate policymakers and the community about the history of these communities and
the context of their formation, and the links to the greater Mt Pleasant community.

•

Continue to coordinate with Charleston County to ensure that policies and ordinances
enacted serve to protect the character of the area.

•

Don’t make recommendations that harm community and/or quality of life in the
settlement areas. Don’t want families/communities displaced.

•

Address the future of this area through creation of a joint study with Charleston County
that would look at opportunities within this area that would simultaneously protect the
essential character of the Core, promote local history, and create economic and other
opportunities to strengthen the community.

•

Adoption of historic preservation ordinance to match that adopted by Charleston
County for the protection of the settlement communities, with members of the
settlement communities serving on the historic preservation commission.

•

Creation of a cultural/arts facility in an appropriate location to blend the history and
culture of Mount Pleasant with the contemporary arts for the enrichment and education
of the Mount Pleasant Community.

•

Capitalize on tourism opportunities based on cultural aspects of the community.

•

Walking trail at Palmetto Fort should continue to Boone Hall.

•

Coordinate with the Charles Pinckney House, Boone Hall, and other local historic entities
to expand local knowledge about the area’s history and the ties between the historical
Mount Pleasant communities.

•

Create a program to record the oral histories of local residents.

“Mount Pleasant Way” – Description of Issues
•

The Town has many miles of bicycle and pedestrian paths for use by its residents and
visitors.

•

Unfortunately, these vary in style and quality, with interruptions in their connections to
one another.

•

Given the interest in promoting a family-friendly healthy lifestyle, building community
and providing transportation alternatives, the opportunity to designate and construct a
system to facilitate travel throughout Town without the use of motorized vehicles
should be promoted.

•

Based upon the 2015 Create, Connect, Thrive report produced in conjunction with East
Cooper Land Trust, there are also economic benefits to be gained by implementation of
a trail system.

“Mount Pleasant Way” – Future Direction
•

Build a safe, viable family-friendly bicycle and pedestrian connector path that links the
Town’s citizens and visitors to natural, cultural and historic resources and provides
travel, exercise, recreational and educational opportunities.

•

This facility would function as a linear park, expanding outdoor recreation opportunities
to the town’s citizens.

“Mount Pleasant Way” – Policies & Implementation Strategies
•

The multi-use path should be designated for pedestrian and bicycle use only (nonmotorized vehicles).

•

The path should be constructed with an asphalt or concrete surface be a minimum 10’
width where possible.

•

Where possible, the path should be separated from the roadway.

•

If a separate multi-use path is not possible, accommodation of pedestrians and bicycles
should be provided via separate facilities.

•

The trail should be named and include appropriate signage and wayfinding information.

•

The route should prioritize connections with other trails and the existing
bicycle/pedestrian system to maximize opportunities for use throughout the
community.

•

Develop a route recommendation, to include most feasible facility type for
implementation (bike lanes, multi-use path, sidewalks, etc.) as well as estimated cost.

•

Maximize use of existing multi-use paths, existing sidewalks and utility easements for
implementation.

•

Target secondary, lower speed roadways for path routing.

•

Partner with other local as well as national bikeways to expand opportunities for cycling
throughout the region.

•

Coordinate with local neighborhoods and communities to identify beneficial
connections to the path.

•

Create an app with map of the trail that would also provide information to riders about
destinations and points of interest in the community. (Potentially in coordination with
app recommended for historic education.)

•

Coordinate with the East Coast Greenway, Charleston County Parks, Battery 2 Beach,
and East Cooper Trail to plan and implement the route in order to maximize
opportunities and manage costs.

•

Pursue alternate funding and grant opportunities to expedite construction.

Financial Health/Resilience– Description of Issues
•

Today, the Town is well-positioned financially, in part due to the fees paid as part of the
development process (business licenses, permit fees & impact fees). Approximately 1/3
of the town’s budget is derived from business license and permit fees.

•

There is a concern about the potential impact on the Town’s finances of a slow down in
construction activities within the Town’s boundaries.

•

Growth in unincorporated areas surrounding the Town does not benefit Town residents,
and in fact causes impacts without the gains of increased revenues for the Town.

•

A community with a good balance of residential and non-residential uses is well situated
to respond to changes in the local or national economy.

Financial Health/Resilience– Future Direction
•

The Town’s revenues should derive from a variety of sources to minimize risk to the
Town’s financial stability from changes in the economy.

•

In anticipation of decreases in construction related business license fees, permit fees
and impact fees, the Town should pursue a diverse array of options for generating
sustainable revenues to support the Town’s current service levels. These options should
include, but not be limited to:
•

drawing new businesses to Town to create higher-paying employment and
diversify the tax base,

•

annexation of unincorporated properties within and around the area of Town,
with a focus on the “doughnut holes”,

•

promoting the local business community, in an effort to help these businesses
thrive and prosper,

•

allowing local residents to pursue appropriate home-based business
opportunities, to help offset the high costs of housing in the area, while
producing business license revenues for the Town.

•

Ensure adequate long-term revenue and the financial health of the Town through
fiscally sustainable practices.

•

Town will work proactively with the development community on redevelopment
projects to create win-win situations for the Town and property owners alike.

Financial Health/Resilience– Policies & Implementation Strategies
•

Maintain a good balance between residential and non-residential development to
protect the Town’s AAA credit rating.

•

Create a cohesive economic development plan to target businesses that would diversify
the Mount Pleasant business community, targeting those that draw related
suppliers/businesses, then pursue those through local connections and the regional
development alliance.

•

Support existing businesses, incentivize the use of local businesses to maintain the
health of our community.

•

Continue to manage the projects in the Capital Improvements Plan in a fiscally
sustainable manner, leveraging outside funding sources whenever possible to expedite
projects.

•

Identify efficiencies to be pursued in the provision of services to Town residents, and
review as part of ongoing strategic planning efforts.

•

The long-term economic benefit of a project should be considered as criteria in the
decision-making process.

•

Consider implementing alternative revenue sources on residential properties
•

ADUs

•

Regulate short term rentals

•

Review recommended land uses within the Town to ensure an appropriate balance of
residential and non-residential uses.

•

Identify and rezone properties that would be appropriate for targeted businesses, and
refrain from rezoning commercial properties for residential use.

•

Create opportunities in the zoning code for the development of concentrated mixed-use
development in designated areas.

•

Review and adopt appropriate incentives for attracting desired economic development
opportunities, including potential port and hotel districts.

•

Identify business sectors to pursue through the Town’s economic development policies.

•

Work with the regional development alliance to pursue targeted businesses, with a goal
of diversifying the Town’s tax base, to minimize the potential effects of future economic
downturns.

•

Educate the public about the composition of the Town’s revenue stream, the various
funding options available, and how the Town balances its various budgets.

•

Study the effect of impact fees on the local business community, and on the market for
new business development, and if warranted, make modifications, potentially granting
relief of impact fees for redevelopment projects by increasing the grace period from 2
years to 5 years.

•

Consider modifying development impact fees to reflect infrastructure zones, allowing
for different fee structures for redevelopment areas with adequate infrastructure.

•

Pursue opportunities, such as tax increment financing, municipal improvement districts,
and public/private partnerships to leverage funding to facilitate construction of projects
within the Capital Improvement Program.

•

Develop a review program to monitor Town services to determine continued need and
appropriateness of individual programs.

•

Identify projects throughout all sectors of Town government needed to maintain
established levels of service, and include these within the Town’s Capital Improvement
Plan, Capital Maintenance Plan and annual revisions.

•

Identify and pursue potential efficiencies to be gained by coordinating with other local
entities.

•

Continue to review opportunities within Town government to identify operational
efficiencies.

Open Space Network-Description of Issues
•

The Town already has established a good base for an Open Space Network which
includes Town recreation facilities, bicycle and pedestrian paths, neighborhood parks,
and permanently protected natural and historic properties.

•

Preserving open space is critical to maintaining water quality at the regional level. Large,
continuous areas of open space reduce and slow runoff, absorb sediments, serve as
flood control, and help maintain aquatic communities. Preserving ecologically important
land, such as wetlands, buffer zones, riparian corridors, and floodplains, is critical for
regional water quality.

•

Working together, Open Spaces protect qualities deemed important by the Town’s
residents:

•

•

Quality of life

•

Health & recreation

•

Non-motorized transportation

•

Floodplain management

•

Stormwater management/mitigation

•

Wildlife corridors

•

Connectivity

The Town’s bicycle and pedestrian facilities are an integral component of the existing
system, and provide opportunity for linkages between open spaces and enhance local
recreational opportunities throughout the Town.

Open Space Network- Future Direction
•

The town’s Open Space Network should consist of Open Spaces used for recreational
purposes, as well as natural Open Spaces which are essentially undisturbed. (See Town
Code for definitions)

•

The issues as we move forward include connecting and maximizing the use of these
existing opportunities for the residents’ use, as well as to proactively identify properties
that might be valuable for future protection as open space for any of these identified
needs.

•

Create a system of interconnected protected open spaces to provide opportunities to
interact with nature, as well as to accommodate multi-use trails, wildlife corridors, and
low-impact drainage strategies that enhance the natural hydrologic characteristics of
the area.

•

Protect the integrity of the natural environment for its value as habitat, floodplain and
water quality management, buffers, recreation, etc.

•

Enhance recreational opportunities throughout Town, by connecting passive and active
recreational facilities to create a larger, town-wide public network.

Open Space Network- Policies & Implementation Strategies
•

Proactively identify properties/linkages that might meet the needs of this growing
network. Priority should be given to properties that connect existing parts of the
network, and those which otherwise further the goals and objectives of this plan.

•

Work with landowners to permanently protect areas and corridors considered to be
valuable for expansion of the open space network in the Town.

•

Develop a town-wide initiative to protect an open space network in Mount Pleasant, in
coordination with local partners.
•

Partner with local entities to maintain a database of all lands permanently
protected from development.

•

Identify opportunities for protection of additional spaces that would further the
objective of interconnecting open spaces.

•

Pursue grants and outside funding opportunities for protection of these lands
and corridors.

•

Clearly specify how community open space will be managed and designate a sustainable
legal entity responsible for managing both natural and recreational open space.

•

Encourage HOAs to permanently protect their open space to maintain its availability.

•

Appropriate Town properties should be considered for permanent protection as open
space.

•

Identify properties and corridors that would be beneficial to protect from a hydrological
perspective to improve floodplain management and stormwater management/
mitigation opportunities.

•

Provide public access to open spaces and local waterways.

•

•

Identify opportunities for new public open spaces and water access locations.

•

Create and publicize water based trails designed for non-motorized watercraft to
increase recreational opportunities and build awareness of natural ecosystems.

•

Pursue funding opportunities to purchase properties/easements for protection
of open spaces and creation of walking trails and water access.

Establish a higher green space goal/standard, for individual properties, and the Town as
a whole, with criteria for guiding property selection/protection.

•

•

Modify land development regulations to better define criteria for required open
spaces, so that it is more usable by nearby residents and provides opportunities
for connection with other nearby open spaces.

•

Consider the creation of an Open Space Bank that developers can contribute to
in lieu of the provision of their open space requirement. (Perhaps for smaller
acreages that are less usable?) Open Space Bank would use funds for the
provision of publicly available open spaces and trails.

•

Investigate the possibility of establishing a Transfer of Development Rights
program.

Advocate open space development that incorporates smaller lot sizes to minimize total
impervious areas, reduce total construction costs, conserve natural areas, provide
community recreational space, and promote watershed protection.

