MEMORANDUM
TO:

Shem Creek Study Advisory Committee

FROM:

Cranston Planning Team

DATE:

May 16, 2019

SUBJ:

Proposed Regulatory Revision Drafts

Proposed Shem Creek Waterfront Overlay District Revision. The attached pages
outline draft changes to the Waterfront Overlay District regulations that consider the visual and
community character of Shem Creek, as well as public access along and adjacent to the
waterway.
Proposed Off-Street Parking Space Requirements Changes. The attached pages also
outline a draft of more precise off-street parking space requirements for new restaurants/bars,
office, and lodging businesses. It also proposes new requirements for parking spaces serving
outfitters and excursion vessel activities. Taken together, these changes will support the
continued success of the existing businesses, while limiting intensified new development in the
planning area.

Proposed Shem Creek Waterfront Overlay District Revision

May 16, 2019

The chart below presents the draft recommended approach for revision to the Shem Creek
Waterfront Overlay District (SCW-OD). This revision would enlarge the overlay zone east of
Coleman Boulevard and would define a series of sub-areas within the overlay zone, each with
particular conditions. The current conditions of the overlay zone would remain and would be
supplemented by the proposed conditions below. The modification to the SCW-OD is proposed in
order to achieve the following objectives:
•

•
•
•

Adhere to requirements consistent with best practices of coastal zone protection and
guidelines of the South Carolina Office of Ocean and Coastal Resource Management (OCRM).
Maintain and support the working waterfront and commercial fishing activities of Shem
Creek.
Increase public access along and adjacent to Shem Creek.

Maintain the visual and community character of existing and future development adjoining
Shem Creek.

Recognizing that the Town of Mount Pleasant (TOMP) has a sophisticated and complex zoning
ordinance, the description of the draft recommended approach is limited to major concepts;
preparation of detailed text for suggested changes should be done by entities with detailed
knowledge of the current ordinance and specialized expertise in ordinance amendment codification
and legal preparation.

Sub-Areas
SCW-OD
Overall

SCW-OD
Sub-Area 1
Frontage
on North
side of
Shem
Creek

Existing Uses
and Conditions

Proposed Zoning Revisions

Currently allows
permitted and
conditional uses in
underlying zoning
categories as well as
those allowed in
Marine District.

The SCW-OD should be divided into sub-areas as shown on the
accompanying map. (Refer to attached Figure 1. Revised Shem
Creek Waterfront Overlay District.) Special provisions and
conditions associated within each sub-district are amplified in the
remainder of this chart.
Existing conditions of the SCW-OD shall be retained, except that
throughout the SCW-OD, notwithstanding any other zoning
provisions, all Residential Use shall be prohibited. N.B. –
Prohibition of residential conflicts with recent zoning changes
made by the TOMP which allows residential over a permitted use in
many zones, including light industrial and marine district.

Uses: Existing
restaurants and
mostly marinerelated business and
related parking and
access

Purpose:
Preserve and improve public access along the edge of Shem
Creek and marsh areas and along primary entry areas to
waterfront properties.
Incorporate setback and flood protection provisions appropriate
to OCRM guidelines and future environmental conditions.
Define building location and form guidelines in the event of
major addition to or replacement of existing structures.

Current Zoning:
Marine District,
allowing most marine
uses, restaurant,
boutique hotel.
Conditional uses
include other types of

Key Provisions:
(Refer to attached Figure 2. Waterfront Building Envelope &
Setbacks.)
Building Location:
1. The minimum building setback along Shem Creek areas shall
be the greater of 10 feet from the parcel edge closest to the
water or 15 feet from the OCRM Critical Line.
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Sub-Areas

Existing Uses
and Conditions

food service and retail
sales activities.

Proposed Zoning Revisions
2.

Primary building along Shem Creek frontage shall be set
back no greater than 15 feet beyond the minimum building
setback, as defined in “1” above, and the building edge shall
be maintained for at least 75% of its frontage on Shem
Creek.

Public Access:
3. Public access along Shem Creek and on the parking lot entry
side of buildings shall be determined during the design
review process with the TOMP.
4. Development plans shall include a continuous public access
of at least 10 feet wide on the parking or entry side of the
buildings, enabling pedestrian connection to the entry side
of adjoining properties along Shem Creek.
5. Development plans shall include provision of continuous
pedestrian access open to the public along the edge of Shem
Creek, with a minimum width of 10 feet.

Building Envelope and Design:
6. First occupied floor shall be at least 1 foot above defined
flood levels. N.B. – In this Sub-Area this will be 11 to 13 feet
above MHW level.
7. Building vertical facades facing Shem Creek and other
exposures shall have a maximum height of 25’, as measured
from existing grade.
8. A Shem Creek view plane shall be defined, beyond which no
building element shall penetrate, determined by the
maximum facade height (“7”, above) at the minimum
building setback line (“1”, above), starting at the height of
25’ along this line, at an angle of 30 degrees upward from the
horizontal.
9. Maximum building height as measured from existing grade
shall be 50’, as limited by other provisions of these and other
zoning requirements.
10. Flat roof areas shall be limited to areas at the center of the
building that may be required for mechanical equipment or
small service areas not typically used by the public.
11. Building form and massing shall be designed to achieve the
following principles: (a) avoid monolithic massing and
create visual variety, particularly along Shem Creek; (b)
variation in cornice and/or eave height along the Creek,
consistent with provisions above; (c) variation in building
elevation, with step-backs or other changes in building
massing to limit continuous repetitive facades to 50 feet in
length; (d) variation of building height and roof details, and
(e) Incorporation of sloped and/or gabled roof for 100% of
the creek and other exterior façades.

Parking:
12. Specific parking requirements are to be negotiated as part of
the Design Review process, but in no case will be less that
the minimum existing requirements as defined by current
zoning for the proposed use. N.B. - We are considering
proposing changing the minimum parking requirement to
12.5 spaces per 1,000 sf, and other appropriate ratios,
depending upon the use.
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Sub-Areas

SCW-OD
Sub-Area 2

Marshfront
and
interior
north of
Shem
Creek

SCW-OD
Sub-Area 3
Geechie
Dock area
of frontage
on south
side of
Shem
Creek.

SCW-OD
Sub-Area 4
Wando
Dock area

Existing Uses
and Conditions

Uses: This sub-area
includes Shrimp Boat
Lane as well as public
and private parking
that serves buildings
to the north of Shem
Creek.
Current Zoning: The
underlying zoning in
this sub-area is
Areawide Business,
where permitted uses
include office and
many types of retail.
Additionally, this subarea contains close to
one-third of the offstreet parking spaces
serving the north side
of the Central Shem
Creek Waterfront.
Uses: This area
includes the Geechie
fishing and shrimping
operations, including
some adjoining
parcels that are
wetlands and not
developable. Due to
wetland restrictions,
much of this site is
not buildable.
Current Zoning: The
underlying zoning for
the Geechie
properties is Light
Industrial, which
permits fishing
operations and
related uses
consistent with
current use.

Uses: This sub-area,
at the western end of
the overlay district,
includes the Wando
Dock properties, the
Wreck restaurant, and

Proposed Zoning Revisions
13. Any development on land that now includes parking for
adjoining properties must include provisions to include
replacement for such parking.

Purpose:
Preserve and improve public access along the edge of marsh
areas.
Incorporate setback and flood protection provisions appropriate
to OCRM guidelines and future environmental conditions.
Define building location and form guidelines for new
construction, with particular concern for structures adjoining
critical line and facing the marsh.
Key Provisions:
All provisions for SCW-OD Sub-Area 2 for Building Location,
Public Access, Building Envelope and Design, and Parking to
be comparable to SCW-OD Sub-Area 1, excepting that reference to
“Shem Creek” to be replaced by reference to “marsh.”

Purpose:
Incorporate setback and flood protection provisions appropriate
to OCRM guidelines and future environmental conditions. N.B. –
several buildings that support water dependent uses on this
property are on or over the Critical Line, but would not need to be
removed unless the property were to be significantly redeveloped.
Retain existing maritime activities within this sub-area.
Provide public access along the edge of Shem Creek to the extent
that such public access can safely and feasibly be maintained with
active loading and unloading from shrimping and fishing vessels.

Key Provisions:
1. The minimum building setback along Shem Creek areas shall
be the greater of 10 feet from the parcel edge closest to the
water or 15 feet from the OCRM Critical Line.
2. All other height and dimensional standards shall be those that
currently apply as part of the Light Industrial zone.
3. Retail sales, without outdoor storage, is a conditional use
within the Light Industrial zone. A further condition might
include that such retail sales deal with products of maritime
activities on the property.
Purpose:
Incorporate setback and flood protection provisions appropriate
to OCRM guidelines and future environmental conditions. N.B. –
several buildings that support water dependent uses on this
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Sub-Areas
of frontage
on south
side of
Shem
Creek.

SCW-OD
Sub-Area 5

Existing Uses
and Conditions

Proposed Zoning Revisions

Current Zoning:
Current underlying
zoning for the Wando
Dock and Magwood
properties is Light
Industrial, while the
Wreck is zoned as
Marine District.

Key Provisions:
1. The minimum building setback along Shem Creek shall be the
greater of 10 feet from the parcel edge closest to the water or
15 feet from the OCRM Critical Line.
2. All other height and dimensional standards shall be those that
currently apply as part of the Light Industrial or Marine
District zones.
3. Retail sales, without outdoor storage, is a conditional use
within the Light Industrial zone. A condition of such use
within the revised Waterfront Overlay Zone should be that
such retail sales deal with products of maritime activities on
the property.
4. Restaurant uses, which are otherwise permitted in the Shem
Waterfront Overlay zone, should be prohibited in parts of this
sub-area that are zoned Light Industrial. Where Light
Industrial zones within this sub-area adjoin residential
properties, suitable noise and visual buffers should be
required.
Purpose:
Protect wetlands.

the Magwood Dry
Stack and seafood
outlet.

Uses: Most of this
sub-area includes
wetland and nonbuildable area.
Current Zoning: The
area is mostly zoned
R-1 residential with
an area immediately
to the east of the
Boatyard is zoned R-2
residential

Residential
Frontage
on south
side of
Shem
Creek and
marsh land
Uses: This sub-area
SCW-OD
Sub-Area 6 includes all parts of
Frontage
on south
side of
Shem
Creek east
of Coleman
Boulevard

the existing Shem
Creek Waterfront
Overlay zone east of
the Coleman
Boulevard bridge,
including marshland
areas in front of
existing buildings
facing the Creek and
the office of Coastal
Expeditions and the
Shem Creek Marina.
This proposal
recommends
extending the Shem
Creek Waterfront
Overlay Zone

property are on or over the Critical Line, but would not need to be
removed unless the property was to be significantly redeveloped.
Retain existing maritime and fishing activities within this subarea.

Key Provisions:
No change required to existing provisions of current Shem Creek
Waterfront Overlay Zone in this Sub-Area.

Purpose:
Preserve and improve public access along the edge of Shem Creek
and marsh areas and along primary entry areas to waterfront
properties.
Incorporate setback and flood protection provisions appropriate
to OCRM guidelines and future environmental conditions
Define building location and form guidelines in the event of major
addition to or replacement of existing structures
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Sub-Areas

Existing Uses
and Conditions

landward to Mill
Street.
Current Zoning: The
underlying zoning of
Coastal Expeditions
and the Shem Creek
Marina is Marine
District, whereas the
remainder of this
proposed sub-area is
zoned for Areawide
Business. The
buildings and
properties along Mill
Street are also part of
the Boulevard Overlay
Zone and are not
currently in the
Waterfront Overlay
District, although all
these buildings face
directly on and
benefit from their
proximity to Shem
Creek.

Proposed Zoning Revisions

Key Provisions:
Within SCW-OD Sub-Area 6, key provisions will include all items
specified within Sub-Area 1, with the following exceptions:
• Items 4 and 5, regarding public access ways, shall not apply.
• The maximum height of building facades as defined in item 7
will only apply to the Shem Creek side of structures.
• Maximum building height in item 9 will be 45’.
N.B. – The reason for excepting Items 4 and 5 is that most buildings
in this Sub-Area are significantly set back from the edge of Shem
Creek because of wetland areas. If public access is provided, it is
likely to occur through a boardwalk similar to that in Shem Creek
Park, which would not necessarily be immediately adjoining edges
of current or proposed buildings. The reason the maximum
building height in this Sub-Area is specified as 45’ is two-fold: first,
flood elevations east of Coleman Boulevard are somewhat lower
without risk of wave action; second, 45’ is the current maximum
height in the Boulevard Overlay Zone.
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Proposed Off-Street Parking Space Requirements Changes

May 16, 2019

The chart below presents the draft recommended approach for revision to the schedule of
off-street parking space requirements ( § 156.17), as applicable to the Shem Creek
Waterfront Overlay District:
Use
Description

Spaces
Required,
Existing

Unit of
Measure

Proposed Spaces
Required1

Restaurant, bar,
nightclub, lounge,
including associated
decks or plazas

Min. – 1
Max – 2.0

100 ft2

Minimum throughout – 1.25
per 100 ft²

Office

1

1 per 200 ft²

Lodging

1-2

200 ft2 to
300 ft2

Per user
and
employee

Excursion/Sport
Fishing Vessels

No current
requirement

1 space per 4 individual
watercrafts (kayaks,
paddleboards, etc.), plus
1 per 2 employees;
or provide offsite shuttle

Outfitters
Kayaks/paddleboards

No current
requirement

Per room

1 per room

Per user
and
employee

1 space per 4 passengers,
plus 1 per 2 employees;
or provide offsite shuttle

N.B. Non-conforming Parking and Loading in the Shem Creek Area. All current land
uses are exempt from new parking space regulations as long as continuously occupied,
unless enlarged or rebuilt.
1. All required parking spaces may be surfaced with pervious materials. All
parking spaces provided in excess of the minimum number shall be surfaced
with pervious materials. All pervious surfaces must be regularly maintained.
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