
 

August 11, 2022 
6:35 PM 

NOTICE OF THIS MEETING WAS POSTED IN ACCORDANCE WITH THE FREEDOM OF INFORMATION ACT 
 

This meeting will be live streamed on the Town’s YouTube channel: 
https://www.youtube.com/channel/UCm9sFR-ivmaAT3wyHdAYZqw/featured 

 
Public Comments need to be received via email by noon on Thursday 8/11/2022 to 

kcrane@jamesislandsc.us  
 

I. CALL TO ORDER 

II. COMPLIANCE WITH THE FREEDOM OF INFORMATION ACT 

III. INTRODUCTIONS  

IV. APPROVAL OF FEBRUARY 10, 2022 MINUTES 

V. PUBLIC COMMENTS 

VI. STAFF COMMENTS 

VII. PROPOSED AMENDMENTS TO THE TOWN OF JAMES ISLAND ZONING AND LAND 
DEVELOPMENT REGULATIONS ORDINANCE (ZLDR) INCLUDING: 
a. Off-Street Parking Schedule A (153.332): Amending Civic/Institutional and Pre-school or 

Educational Nursery Requirements.   
b. Off-Site Parking (153.332 D 2): Amending Off-Site parking requirements for 

Civic/Institutional Uses 
c. Use Table (Table 153.110): Changing Use Allowance for Nonalcoholic Beverage Bars from 

a Special Exception Use to a Conditional Use in the OG, CN, CC, and I Zoning Districts. 
Planning Commission will vote on a recommendation to Town Council  
 

VIII. DISCUSSION ON ADDITION OF RESILIENCE ELEMENT TO COMPRHENSIVE PLAN 
a. Planning Commission will discuss the potential content and timeline of adding the 

required Resilience Element to the Town of James Island Comprehensive Plan.  
       No votes will be taken 

 
IX. CHAIR'S COMMENTS 

X. COMMISSIONERS COMMENTS 

XI. NEXT SCHEDULED MEETING DATE: SEPTEMBER 8, 2022 

XII. ADJOURN 

 

 

JAMES ISLAND PLANNING COMMISSION  
MEETING AGENDA 

1122 Dills Bluff Road, James Island, SC 29412 

https://www.youtube.com/channel/UCm9sFR-ivmaAT3wyHdAYZqw/featured
mailto:kcrane@jamesislandsc.us
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The Planning Commission of the Town of James Island met on Thursday, February 10, 2022, at 6:35 p.m. 

in person at the James Island Town Hall, 1122 Dills Bluff Road, James Island, SC  29412. 

Commissioners present: Ed Steers, Vice Chair, Deborah Bidwell, Zennie Quinn, Mark Maher, and Bill 

Lyon, Chairman, who presided. A quorum was present to conduct business. Also present: Kristen Crane, 

Planning Director, Flannery Wood, Planner II, Councilwoman Cynthia Mignano, Liaison to the Planning 

Commission, and Frances Simmons, Town Clerk and Secretary to the Planning Commission.  

Call to Order: Chairman Lyon called the meeting to order at 6:35 p.m. and lead the Planning Commission 

in prayer. He asked Commissioners to take down their masks when speaking to be heard clearly on the 

recording.  

Compliance with the Freedom of Information Act: Chairman Lyon announced that the meeting was duly 

noticed in compliance with the SC Freedom of Information Act. The meeting was also live-streamed on the 

Town’s YouTube Channel and the public was provided information to participate.  

Introductions: Chairman Lyon introduced the members of the Planning Commissioners and Town staff. 

Approval of October 14, 2021 Meeting Minutes: The minutes of the October 14, 2021 meeting were 

approved upon a motion by Commissioner Quinn, seconded by Commissioner Bidwell and passed 

unanimously.  

Public Comments: No members of the public present. 

Staff Comments: Planning Director, Kristen Crane, informed the Commission that the date for its next 

meeting is March 10, not the 17th.  She also informed the Commission that Town Council will hear a 

proposal at its February 17th meeting for Small Cell Consulting work by Johnson, Laschober & Associates 

(JLA). If the proposal is accepted by Town Council it would result in the creation of an ordinance that 

would be approved by Town Council.  

Proposed Amendments to the Town of James Island Zoning and Land Development Regulations Ordinance 

(ZLDR) Including: 

a. Table 153.110: Removing Apiculture (beekeeping) from the Use Table, allowing apiculture in any 

zoning district with no regulation or enforcement by the Town’s Zoning and Land Development 

Regulations Ordinance. (Planning Commission will vote on a recommendation to Town Council) 

Mrs. Crane explained that Council at its December 16, 2021 meeting held discussion regarding the keeping 

of bees which resulted in a vote of 3-2 to strike all reference to apiculture (beekeeping) from the Zoning 

and Land Use Regulations Ordinance and Use Table. A copy of the meeting minutes was provided to the 

Planning Commission.  

Commissioner Quinn asked if there were strong reasons why beekeeping should be stricken. Councilwoman 

Mignano responded that beekeeping should be a self-regulation; if the hives are not  maintained, the bees 

would not stay and this should be a neighbor to neighbor relationship. She added that Councilman Boles 

felt there should be less government and regulations. 

Commissioner Quinn asked if consideration was given to commercial businesses that would bring hives to 

their residence and if a business license would be required for that.  Ms. Wood responded that business 

licenses are only required for Home Occupations that use their home as their business address, therefore it 

this amendment passes, the situation he described would not be able to be regulated through Home 

Occupations or Business License rules.  
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Commissioner Quinn talked about neighbor disputes and Councilwoman Mignano noted that law 

enforcement should be contacted to handle should there be a dispute(s). 

Chairman Lyon called for a motion in order to have further discussion. Commissioner Steers moved, 

seconded by Commissioner Bidwell.  

Commissioner Bidwell commented on neighbor disputes, allergies, and the fear that people have about 

bees. She commented that the current plan is that the Town doesn’t have to approve the number of hives so 

then people could have any amount on their property. Chairman Lyon said he spoke to a neighbor who has 

hives that said if you have too many they will crash and not be productive  

After further discussion, Chairman Lyon brought the motion to a vote. 

Vote 

Commissioner Maher  aye 

Commissioner Steers  aye 

Chairman Lyon   aye 

Commissioner Bidwell  nay 

Commissioner Quinn  nay 

 

Motion passed: 3-2 

 

Chairman Lyon announced that Town Council will hold a First Reading and Public Hearing at its March 

17 meeting and a Second Reading on April 21. 

 

Proposed Planning Commission Time Change: Chairman Lyon moved to change the time for the Planning 

Commission meetings to 6:30 p.m., seconded by Commissioner Bidwell. Chairman Lyon shared that 

meeting at 6:30 p.m. poses an issue for Councilwoman Mignano, (Planning Commission’s liaison), because 

she sees patients until 6:30 p.m. and desires to attend the meetings. Mrs. Crane explained that Zoom 

meetings are scheduled on the hour and half-hour. There was discussion about waiting an extra five minutes 

for the meeting to begin and that perhaps some sort of screen saver or post could be displayed that the 

meeting would begin at 6:35 could be done. After the discussion, Chairman Lyon called for the vote. He 

said an “aye” vote would change the meeting time to 6:30 p.m. and a “nay” vote would keep it at 6:35 p.m. 

 

Vote 

Aye: None 

 

Nay:  

Commissioner Maher 

Commissioner Steers 

Commissioner Bidwell 

Commissioner Quinn 

Chairman Lyon 

Passed unanimously to retain the meeting time to 6:35 p.m. 

 

Vote for Chair and Vice Chair 

Chairman: Commissioner Steers brought forth the nomination of Bill Lyon to serve as Chair; seconded by 

Commissioner Bidwell. There were no other nominations and the vote carried unanimously. 

 

Vice Chair: Commissioner Steers brought forth the nomination of Deborah Bidwell to serve as Vice Chair, 

seconded by Chairman Lyon. There were no other nominations and the vote carried unanimously. 
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Terms for Chair and Vice Chair will be to December 31, 2022. 

Chair’s Comments:  None 

 

Commissioners Comments: Commissioner Quinn expressed appreciation for receiving the minutes from 

the December Town Council meeting and would like to have that done more. 

 

Next Meeting Date: The next meeting of the Planning Commission will be held on Thursday, March 10 at 

6:35 p.m.  

 

Adjourn: There being no further business to come before the body, the meeting adjourned at 6:57 p.m.  

 

 

 

Respectfully submitted: 

 

 

 

Frances Simmons 

Town Clerk and Secretary to the Planning Commission  



 

§ 153.332  OFF-STREET PARKING AND LOADING. 

   (A)   General. 

      (1)   Applicability. 

         (a)   New development.  The off-street parking and loading standards of this section 
apply to any new building constructed and to any new use established. 

         (b)   Expansions and alterations.  The off-street parking and loading standards of this 
section apply when an existing structure or use is expanded or enlarged. Additional off-
street parking and loading spaces will be required only to serve the enlarged or expanded 
area, not the entire building or use, provided that, in all cases, the number of off-street 
parking and loading spaces provided for the entire use (pre-existing + expansion) must 
equal at least 75% of minimum ratio established in Off-Street Parking Schedule A in this 
section. 

      (2)   Timing of installation.  Required parking spaces and drives shall be ready for use 
and approved by the Zoning Administrator prior to issuance of a certificate of occupancy. 

      (3)   Reduction below minimums. 

         (a)   The Zoning Administrator shall be authorized to reduce the number of required 
parking spaces by no more than 10% when more than ten spaces are required with the 
following conditions: 

            1.   The site can support the minimum required number of parking spaces and meet 
all development standards in this chapter including buffers and landscaping requirements; 
or 

            2.   The reduction is necessary to meet the tree protection and preservation 
regulations contained in § 153.334 of this code. 

         (b)   This allowable reduction excludes medical offices and restaurant uses. Any 
change in use that increases applicable off-street parking or loading requirements will be 
deemed a violation of this chapter unless parking and loading spaces are provided in 
accordance with the provisions of this section. 

   (B)   Off-Street Parking Schedule A.  Unless otherwise expressly allowed, off-street 
parking spaces shall be provided in accordance with the following table: 

Use Table Number of Off-Street Parking Spaces Required (Minimum) 

Use Table 

Number of Off-Street Parking Spaces Required (Minimum) 

RESIDENTIAL 

Adult/child group home or residential care facility 

1 per 3 beds, plus 1 per employee in single shift 

Congregate living 

1 per 3 beds 

Farm labor housing (dormitory) 

0.5 per bed 

Multi-family 

1.5 per 1-bedroom unit; 2 per 2-bedroom unit; 2.5 per 3-bedroom and larger units 



Retirement housing 

0.75 per 1-bedroom unit; 1 per 2-bedroom unit; 1.5 per 3-bedroom and larger units 

Single-family:  

Detached and attached, including dwelling groups, duplexes, and manufactured housing 
units 

2 per dwelling unit 

CIVIC/INSTITUTIONAL 

Adult or child day care facilities 

1 per employee plus 1 per 5 children/adults 

Cemetery 

1 per full time employee 

College or university facility 

1 per 100  square feet classroom plus 1 per 300 square feet office/administrative plus 1 
per 3 beds 

Community recreation 

1 per 250 square feet of gross floor area 

Convalescent services 

1 per 5 beds 

Counseling service 

1 per 150 square feet 

Court of law 

1 per employee plus 1 per every 3 seats of seating available to the public in the courtroom 

Health care related services: 
Including home health agency, laboratory, outpatient services and rehabilitation facilities 

1 per 200 square feet of gross floor area with a minimum of 4 spaces 

Historical sites, libraries 

1 per 300 square feet   

Archives or museums 

1 per 300 square feet  1 per 500 square feet of display area 

Hospital 

1 per 2 beds plus 1 per 300 square feet of floor area of administrative and medical offices 

Intermediate care facility for the mentally handicapped 

1 per bed plus 1 per employee in single shift 

Nature exhibition or botanical gardens 

1 per employee in single shift plus 2 spaces per acre 

Parks and recreation 

1 per 5,000 square feet of land area plus outdoor recreation requirements 

Personal improvement education 

1 per every 3 students plus 1 per employee 

Postal Service, United States 

1 per 150 square feet of floor area 



Pre-school or educational nursery 

1 space per 6 students for which the facility is licensed plus 1 per employee 1 per 
employee in single shift plus 1 per 1000 sf of classroom area 

Public assembly: 
Including conference centers, concert halls, religious assemblies, professional, labor or 
political organizations and social clubs or lodges 

1 per 5 fixed seats or 1 per every 3 persons in structures with non-fixed seating of the 
maximum occupancy load as established by building code. The number of spaces required 
may be reduced a maximum of 50% if the assembly area is located within 500 feet of any 
public or commercial parking lot where sufficient spaces are available by parking 
agreement. 

Railroad freight depot 

1 per 2,400 square feet 

Recycling collection, drop-off 

1 per recycle collection container 

Safety services 

1 per 2 employees 

School, primary 

1 space for each vehicle owned and operated by the school plus two per employee 
(including faculty, administrative, and the like) 

School, secondary 

1 space for each vehicle owned and operated by the school plus two per employee 
(including faculty, administrative, and the like) plus 1 per 8 students 

Utility service, major 

1 space per employee plus 1 per stored vehicle 

Utility service, minor 

None 

Zoo 

10 plus 1 per employee in single shift 

COMMERCIAL 

Agricultural sales/service 

1 per 500 square feet of floor area plus 4 per acre outdoor sales/display/storage area 

Banks and financial services 

1 per 300 square feet of floor area, also see drive-through requirements 

Bar or lounge 

1 per 75 square feet indoor seating area plus 1 per 200 square feet outdoor seating area 

Bed and breakfast 

1 per guest room 

Boat yard 

1 per employee 

Building materials or garden equipment and supplies retailers 



1 per 200 square feet of floor area not including storage plus 1 per employee 

Business or trade school 

1 per 100 square feet classroom plus 1 per 300 square feet business/administrative office 

Catering service 

1 per 400 square feet of floor area 

Charter boat or other recreational watercraft rental services 

1 per rental boat or watercraft plus 1 per employee 

Communication:  

Including data processing and publishing services 

1 per 300 square feet of floor area 

Construction tools, commercial or industrial equipment rental 

1 per 250 square feet of floor area not including storage areas 

Convenience store 

1 per 200 square feet of floor area 

Convention center or visitors bureau 

4 per 1,000 square feet of floor area 

Fishing or hunting guide service 

5 per employee 

Fishing or hunting lodge (commercial) 

1 per visitor plus 1 per 5 members 

Food sales and grocery stores 

1 per 175 square feet 

Funeral services 

1 per 4 seats or 1 per employee, whichever is greater 

Gasoline service station 

1 per 200 square feet of gross floor area plus vehicle stacking spaces per division (H) of this 
section 

Golf courses or country clubs 

1 per employee plus 4 per golf green, plus 1 per 4 seats for accessory restaurant or bar use 

Hair, nail, or skin care service 

2 per employee or work station, whichever is greater 

Heavy construction service, general contractor, or special trade contractors 

1 per 400 square feet indoor floor area plus 4 spaces per acre outdoor 
storage/display/sales area 

Heavy duty truck or commercial vehicle rental or leasing 

1 per rental vehicle plus 1 per employee in single shift 

Hotel-motel 

1 per room plus spaces as required for associated restaurants, bars, and offices 

Kennel 

1 plus 1 per employee 

Liquor sales, beer or wine sales 



1 per 200 square feet of floor area 

Marina 

1 space per 200 square feet of office area plus 1 per 3 wet slips and 1 per 5 dry stack 
storage 

Nonstore retailers 

1 per employee plus 2 spaces for deliveries 

Office, business/professional/administrative 

1 per 300 square feet of floor area 

Office, medical 

1 per 150 square feet of floor area 

Office, parole or probation 

1 per employee plus 1 per 200 square feet of floor area 

Office, resort real estate 

1 per 200 square feet of floor area 

Office/warehouse complex 

1 per employee in shift plus 1 per 2000 square feet of office space 

Outpatient clinic 

1 per 200 square feet of floor area with a minimum of 4 spaces 

Parking, lot or garage 

1 per employee 

Pawn shop 

1 per 200 square feet of floor area 

Personal improvement service 

1 per 200 square feet of floor area 

Pet stores, grooming salons, or small animal boarding 

1 per 300 square feet of floor area 

Recreational vehicle park or campground 

1 per employee plus 1 per recreational vehicle and camp site 

Recreation and entertainment, indoor 

1 per 3 seats or 1 per 200 square feet of floor area, whichever is greater 

Recreation and entertainment, outdoor 

1 per 200 square feet of public activity area, plus: 

  

Athletic field: 15 spaces per diamond or field 

  

Basketball: 5 spaces per court 

  

Swimming pool: 1 per 200 square feet of water surface area 

  

Tennis: 2 spaces per court 

Recreation or vacation camp 



1 per employee plus 1 per camp vehicle or camp site 

Repair service, consumer 

1 per 300 square feet of floor area 

Restaurant, fast-food 

1 per 75 square feet indoor seating area plus 1 per 200 square feet outdoor seating area 
plus vehicle stacking spaces per division (H) of this section 

Restaurant, fast-food (no inside seating) 

1 per employee plus 1 per 200 square feet outdoor seating area plus vehicle stacking 
spaces per division (H) of this section 

Restaurant, general 

1 per 75 square feet indoor seating area plus 1 per 200 square feet outdoor seating area 

Retail sales and service, general 

1 per 300 square feet indoor floor area plus 5 spaces per acre outdoor 
storage/display/sales area 

Rooming or boarding house 

1 per guest room 

Scrap and salvage service 

1 per employee plus 2 per acre 

Self-service storage/mini warehouse 

3 spaces plus 1 space per employee and 1 space per 100 units 

Services to buildings and dwellings 

1 per employee plus 1 space for deliveries 

Shopping center (mixed retail, office, food sales, restaurant) 

1 space per 200 square feet 

Stable (boarding or commercial for hire) 

1 per 2 stalls 

Truck stop 

1 per employee plus truck space parking plus any parking required in this table when 
restaurant or motel is included 

Vehicle parts, accessories, or tire stores 

1 per 300 square feet of floor area (10 space minimum) 

Vehicle repair, consumer 

2 per employee or service bay 

Vehicle sales or vehicle rental or leasing 

1 per 2,500 square feet of display, 1 per 250 square feet indoor enclosed floor space 

Vehicle storage 

1 per 2 employees 

Veterinary services 

3 spaces per each veterinarian or allied professional 

INDUSTRIAL 

Dry cleaning plant, carpet cleaning plant, or commercial laundry 



1 per employee plus 1 per 3 washing/drying machines if provided for customer use 

Manufacturing and production 

1 per 400 square feet of office area plus 1 per 2 employees 

Photo finishing laboratory 

1 per 200 square feet of floor area 

Repair service, commercial 

1 per 400 square feet office area plus1 per 2 employees 

Warehouse and distribution facilities 

1 per 300 square feet office area plus 1 per 600 square feet for first 12,000 square feet 
warehouse/storage area plus 1 per 900 square feet for remaining warehouse/storage area 
(over 12,000 square feet) 

Wholesale sales 

1 per 600 square feet for first 12,000 square feet plus 1 per 900 square feet for remaining 
area (over 12,000 square feet) 

AGRICULTURAL AND OTHER USES 

Agricultural processing 

1 per employee 

Animal production 

None 

Aviation 

1 space per 5 aircraft tie down or storage plus 1 space per 4 seats in waiting room areas 

Commercial timber operations 

None 

Communications towers 

None 

Crop production 

None 

Horticulture, greenhouse or hydroponics production 

1 per employee 

Lumber mills, planing or saw mills 

1 per employee plus 1 per commercial vehicle plus 1 per 400 square feet of floor area 

Recycling center or waste related use 

1 per employee 

Resource extraction 

1 per 2 employees 

Roadside stands 

3 per stand 

Sightseeing transportation, land or water 

1 per 2 seats of sightseeing vehicle 

Taxi or limousine service 

1 per employee plus one per vehicle that provides service 



Urban transit service 

1 per 100 square feet of public waiting area plus 1 per two employees and 1 per transit 
vehicle 

Water transportation 

1 per two seats of transportation vehicle plus 1 per employee 

  

   (C)   Rules for computing parking and loading requirements.  The following rules apply 
when computing off-street parking and loading requirements. 

      (1)   Multiple uses.  Lots containing more than one use must provide parking and 
loading in an amount equal to the total of the requirement for all use. 

      (2)   Fractions.  When measurements of the number of required spaces result in a 
fractional number, any fraction of one-half or less will be rounded down to the next lower 
whole number and any fraction of more than one-half will be rounded up to the next higher 
whole number. 

      (3)   Area measurements.  Unless otherwise expressly stated, all square-footage-based 
parking and loading standards must be computed on the basis of gross floor area. Storage 
areas or common areas incidental to the principal use shall be exempt from this 
measurement when the following conditions are met. 

         (a)   The storage area or common area is a minimum of 250 square feet. 

         (b)   The applicant has provided documentation that such areas will not be used as 
space for employees, customers, or residents. 

      (4)   Occupancy-based standards.  For the purpose of computing parking requirements 
based on employees, students, residents, or occupants, calculations shall be based on the 
largest number of persons working on any single shift, the maximum enrollment, or the 
maximum fire-rated capacity, whichever is applicable and whichever results in the greater 
number of spaces. 

      (5)   Unlisted uses.  Upon receiving a development application for a use not specifically 
listed in an off-street parking schedule, the Zoning Administrator shall apply the off-street 
parking standard specified for the listed use that is deemed most similar to the proposed 
use or require parking spaced in accordance with a parking study prepared by the 
applicant. 

   (D)   Location of required parking. 

      (1)   On-site parking. 

         (a)   Except as expressly stated in this division (D), all required off-street parking 
spaces must be located on the same lot as the principal use and shall be arranged and laid 
out so as to ensure that no parked or maneuvering vehicle will encroach upon a sidewalk, 
public right-of-way, or property line. 

         (b)   Parking lots in office (O) and commercial (C) districts containing more than 
ten  parking spaces shall be located to the side or rear of the principal structure’s front 
facade or within a courtyard surrounded by a structure on at least three sides. 

      (2)   Off-site parking. 

         (a)   OFF-SITE PARKING is defined as the required parking not located on the parcel 
which the principal use is located. SHARED PARKING is parking for uses with different 



operating hours or peak business periods that share required off-street parking spaces. 
Shared parking may or may not be off-site parking. Off-site and shared parking are allowed 
provided they meet the following standards. If any one of the following applicable 
standards cannot be met, special exception approval shall be required. 

         (b)   A maximum of 50% of the required parking spaces may be off-site, except for 
Civic/Institutional Uses that may have a maximum of 75% of the required parking 
spaces off-site; however, off-site parking may not be used to satisfy the off-street parking 
standards for residential uses (except for guest parking), restaurants, convenience stores, 
or other convenience-oriented uses unless approved as part of a mixed use development. 
Required parking spaces reserved for persons with disabilities shall not be located off site. 

            1.   Shared or off-site parking must be located within 600 feet from the primary 
entrance of the use served, unless shuttle bus service is provided to the remote parking 
area. Shared or off-site parking spaces may not be separated from the use that it serves 
they serve by a street right-of-way with a width of more than 80 feet, unless a grade-
separated pedestrian walkway is provided, or other traffic control or shuttle bus service is 
provided to the remote parking area. 

            2.   An applicant requesting shared parking shall submit a shared parking analysis to 
the Zoning Administrator that clearly demonstrates the feasibility of shared parking. The 
shared parking analysis must be approved by the Zoning Administrator and made available 
to the public. It must address, at a minimum, the size and type of the proposed 
development, the composition of tenants, the anticipated rate of parking turnover, and the 
anticipated peak parking and traffic loads for all uses that will be sharing off-street parking 
spaces. Approvals will only pertain to the specific uses addressed in the analysis and any 
change in use(s) will require a new shared parking analysis. 

            3.   Off-site parking areas serving uses located in nonresidential zoning districts must 
be located in nonresidential zoning districts. Off-site parking areas serving uses located in 
residential or agricultural zoning districts may be located in residential, agricultural, or 
nonresidential zoning districts. 

            4.   In the event that an off-site parking area is not under the same ownership as the 
principal use served, a written agreement will be required. An attested copy of the 
agreement between the owners of record must be submitted to the Zoning Administrator 
for recording on forms made available in the Planning/Zoning Department. Recording of 
the agreement with the Register of Mesne Conveyance must take place before issuance of a 
zoning permit, building permit, or certificate of occupancy for any use to be served by the 
off-site parking area. An off-site parking agreement may be revoked only if all required off-
site parking spaces will be provided in accordance with this section. 

            5.   Shared parking areas must be connected by a continuous network of sidewalks 
and pedestrian crosswalks. 

    



Table 153.110
Zoning Districts

Condition
NRM-25 AG-5 AGR RSL RSM MHS OR OG CN CC I

FINANCIAL SERVICES

Banks C C C A A § 153.153

Financial services, including loan or
lending services, savings and loan
institutions, or stock and bond brokers

C C C A A § 153.153

FOOD SERVICES AND DRINKING PLACES

Bar or lounge (alcoholic beverages),
including taverns, cocktail lounges, or
member exclusive bars or lounges

S S S

Catering service S S S S S S C C A A A § 153.154

Nonalcoholic beverage bars including
coffee shops and smoothie bars

S S S S S

Restaurant, fast-food, including snack
bars

S S C § 153.135

Restaurant, general, including cafeterias,
diners, delicatessens, or full-service
restaurants

C C C C § 153.135

Sexually oriented business C § 153.138

INFORMATION INDUSTRIES

Communication services, including radio
or television broadcasting studios, news
syndicates, film or sound recording
studios, telecommunication service
centers, or telegraph service offices

S S A A

Communications towers C C C C C C § 153.125 

Data processing services A A A A

Publishing industries, including
newspaper, periodical, book, database, or
software publishers

S A A A A

EXISTING



Table 153.110
Zoning Districts

Condition
NRM-25 AG-5 AGR RSL RSM MHS OR OG CN CC I

FINANCIAL SERVICES

Banks C C C A A § 153.153

Financial services, including loan or
lending services, savings and loan
institutions, or stock and bond brokers

C C C A A § 153.153

FOOD SERVICES AND DRINKING PLACES

Bar or lounge (alcoholic beverages),
including taverns, cocktail lounges, or
member exclusive bars or lounges

S S S

Catering service S S S S S S C C A A A § 153.154

Nonalcoholic beverage bars including
coffee shops and smoothie bars

S S S S S

Restaurant, fast-food, including snack
bars

S S C § 153.135

Restaurant, general, including cafeterias,
diners, delicatessens, or full-service
restaurants

C C C C § 153.135

Sexually oriented business C § 153.138

INFORMATION INDUSTRIES

Communication services, including radio
or television broadcasting studios, news
syndicates, film or sound recording
studios, telecommunication service
centers, or telegraph service offices

S S A A

Communications towers C C C C C C § 153.125 

Data processing services A A A A

Publishing industries, including
newspaper, periodical, book, database, or
software publishers

S A A A A

C C C C 153.154

PROPOSED



Code of Laws  

TITLE 6. LOCAL GOVERNMENT -PROVISIONS APPLICABLE TO SPECIAL PURPOSE DISTRICTS AND 
OTHER POLITICAL SUBDIVISIONS  

 
CHAPTER 29. South Carolina Local Government Comprehensive Planning Enabling Act of 1994   

ARTICLE 3. Local Planning - The Comprehensive Planning Process  

 

SECTION 6-29-510. Planning process; elements; comprehensive plan. 

(A) The local planning commission shall develop and maintain a planning process which will result in the 
systematic preparation and continual re-evaluation and updating of those elements considered critical, 
necessary, and desirable to guide the development and redevelopment of its area of jurisdiction. 
 
(B) Surveys and studies on which planning elements are based must include consideration of potential 
conflicts with adjacent jurisdictions and regional plans or issues. 
 
(C) The basic planning process for all planning elements must include, but not be limited to: 
 
(1) inventory of existing conditions; 
 
(2) a statement of needs and goals; and 
 
(3) implementation strategies with time frames. 
 
(D) A local comprehensive plan must include, but not be limited to, the following planning elements: 

(10) a resiliency element that considers the impacts of flooding, high water, and natural hazards 
on individuals, communities, institutions, businesses, economic development, public 
infrastructure and facilities, and public health, safety and welfare. This element includes an 
inventory of existing resiliency conditions, promotes resilient planning, design and development, 
and is coordinated with adjacent and relevant jurisdictions and agencies. For the purposes of 
this item, "adjacent and relevant jurisdictions and agencies" means those counties, 
municipalities, public service districts, school districts, public and private utilities, transportation 
agencies, and other public entities that are affected by or have planning authority over the public 
project. For the purposes of this item, "coordination" means written notification by the local 
planning commission or its staff to adjacent and relevant jurisdictions and agencies of the 
proposed projects and the opportunity for adjacent and relevant jurisdictions and agencies to 
provide comment to the planning commission or its staff concerning the proposed projects. 
Failure of the planning commission or its staff to identify or notify an adjacent or relevant 
jurisdiction or agency does not invalidate the local comprehensive plan and does not give rise to 
a civil cause of action. This element shall be developed in coordination with all preceding 
elements and integrated into the goals and strategies of each of the other plan elements. 
 
(E) All planning elements must be an expression of the planning commission recommendations to the appropriate 
governing bodies with regard to the wise and efficient use of public funds, the future growth, development, and 
redevelopment of its area of jurisdiction, and consideration of the fiscal impact on property owners. The planning 
elements whether done as a package or in separate increments together comprise the comprehensive plan for the 
jurisdiction at any one point in time. The local planning commission shall review the comprehensive plan or elements 
of it as often as necessary, but not less than once every five years, to determine whether changes in the amount, 
kind, or direction of development of the area or other reasons make it desirable to make additions or amendments to 
the plan. The comprehensive plan, including all elements of it, must be updated at least every ten years. 
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Chapter 3.11 Resilience Element

3.11.1: OVerVIeW

Resilience is the ability of a community to respond, 
adapt, and thrive under changing conditions, including, 
but not limited to, recurrent burdens and sudden 
disasters.

In light of �ooding events over the past three years, 
along with annual hurricane threats, the existence 
of a major fault line, and unprecedented growth 
creating stresses on essential services, infrastructure, 
development, and the environment, it has become 
overwhelmingly apparent that Charleston County 
and surrounding areas need to plan and proactively 
approach resilience now to be prepared for changes in 
the future.  By committing time, e�ort, and funding 
now we can research, assess, and implement projects 
to protect our citizens and community for future 
generations.

�e need for a Resilience Element (Element) to be added 
to the Comprehensive Plan was identi�ed a�er the 
2015 �ood event when Planning Commission saw the 
need for study and action, and wrote a letter to County 
Council about their concerns.  �is need was further 
demonstrated a�er �ood events in 2016 and again in 
2017.  Planning Commission then determined that it 
would form a subcommittee containing di�erent faces 
of the community so that several perspectives could 
sit at the same table.  �e end result is the formation 
of this Element, which contains goals and strategies 
to improve Charleston County's resilience, including, 
but not limited to, coordinated e�orts with the 

jurisdictions within the County.  �e subcommittee 
worked for nine months to develop this Element, and 
then recommended it to the Planning Commission for 
approval.  �e Planning Commission reviewed it and 
recommended it to County Council for approval on 
October 14, 2019, and County Council adopted it as 
part of the Comprehensive Plan on March 10, 2020.

P����: C��� C����� P����� I���������� O�����

Purpose and Intent

�e primary purpose of the Resilience Element is to 
identify strategies to make the County more resilient. 
Although �ooding is a major concern and addressed 
throughout the Element, other areas of concern are 

also discussed, and Charleston County is dedicated to 
taking an all-hazards approach to resilience planning. 
�is means when planning for resilience, the County is 
not planning around speci�c events, but rather taking a 
big-picture approach towards risk mitigation. Another 
purpose of the Resilience Element is to clarify the roles 
that government, the private sector, and individuals 
hold in regards to improving resilience. 

3.11.2: BAcKGroUND AND INVeNTorY oF 
eXISTING coNDITIoNS

T��������� ��� G��������

Charleston County’s geography is �rst and foremost 
de�ned by water. Here, the Cooper River, Ashley 
River, Edisto River, Wadmalaw River, Stono River, and 
Wando River converge and meet the Atlantic Ocean. 

In 1972, the United States Government began granting 
states funding to better manage its water quality. �e 
Federal Water Pollution Control Act Amendments 
(US Public Law 92-500) prompted the state of South 
Carolina to launch its �rst watershed planning activities, 
and statewide planning activities were completed in 
the 1970s. Managed by the SC Department of Health 
and Environment Control (DHEC), the state created 
eight major regions, along hydrologic lines, known 
as river basins (Broad, Catawba, Edisto, Salkahatchie, 
Saluda, Santee, Savannah and Pee Dee). �e majority 

Charleston County will prioritize 
resilience in all County plans, policies, 
and regulations.

Element Goal
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of Charleston County falls within the Santee River Basin; however, a portion of the 
southern/western County is located in the Edisto River Basin (see Map 3.11.1).

�e Santee River Basin encompasses 11 watersheds and 1,280 square miles.  �e Santee 
River originates in the Upper Coastal Plain region, giving way to the Lower Coastal 
Plain and Coastal Zone regions.  �e Santee River Basin includes nearly one million 
acres.  �ere are a total of 976 stream miles, 94,668 acres of lake waters, and 5,276 
acres of estuarine areas in the Santee River Basin.  �e Santee River is formed from the 
con�uence of the Congaree and Wateree Rivers and �ows through Lake Marion.  It is 
diverted in lower Lake Marion, and either �ows out of the Santee Dam to eventually 
drain into the Atlantic Ocean via the South Santee River and the North Santee River, 
or is channeled along a 7.5-mile diversion canal to �ll Lake Moultrie. 

�e Edisto River Basin originates in the South Carolina Sandhills region and �ows 
through the Upper and Lower Coastal Plain Regions and into the Coastal Zone region. 
It encompasses 30 watersheds and some two million acres of the State. �ere are a 
total of 2,780 stream miles, 8,402 acres of lake waters, and 20,284 acres (31.7 square 
miles) of estuarine areas in the Edisto River Basin.  �e con�uence of Chinquapin 

Creek and Lightwood Knot Creek form the North Fork Edisto River, which is joined 
downstream by Black Creek, Bull Swamp Creek, and Caw Caw Swamp.  �e South 
Fork Edisto River accepts drainage from Shaw Creek, Dean Swamp Creek, Goodland 
Creek, and Roberts Swamp before merging with the North Fork Edisto River to form 
the Edisto River.  Downstream from the con�uence, the Edisto River is joined by 
Cattle Creek, Indian Field Swamp, and Four Hole Swamp. Prior to joining the Edisto 
River, Four Hole Swamp accepts drainage from Cow Castle Creek, Providence Swamp, 
Horse Range Swamp, and Dean Swamp.  Downstream from the Four Hole Swamp, 
the Dawho River enters the Edisto River, and their con�uence forms the South Edisto 
River and the North Edisto River, which both drain to the Atlantic Ocean.

Each of these river basins are further subdivided into speci�c regional watersheds, which 
are geographic areas into which the surrounding waters, sediments, and dissolved 
materials drain, and whose boundaries extend along surrounding topographic ridges.  
Each watershed or "unit" has a unique hydrologic unit code (HUC).  Hydrologic unit 
codes are a United States Geological Survey (USGS) cataloging system that arranges 
watersheds from the largest area or region (2 digits - 03) to the smallest (12 digits - 
030502020101).  Charleston County includes �ve HUC-8 watersheds: Edisto River, 
Santee River, Cooper River, Bulls Bay, and South Carolina Coastal as shown on Map 
3.11.2.  HUC-8 maps show us the sub-basin level, which corresponds to medium-sized 
river basins.  �ese watersheds can be even further divided into HUC-10 watersheds, 
of which Charleston County has eight: Edisto River, North Edisto River, Rantowles 
Creek, Stono River, Ashley River, Cooper River, Wando River, and Bulls Bay. DHEC 
produces a Watershed Water Quality Assessment (WWQA) for each watershed every 
�ve years.  

�e Cooper River Basin spans 843 square miles and the Ashley River Basin covers 
894 square miles.  �e Charleston Harbor Watershed, a combined area also known 
as the Ashley/Cooper River Basin, continues inland 45 miles, and incorporates three 
freshwater lakes: Lake Moultrie, Bushy Park Reservoir, and Goose Creek Reservoir. 
�e watersheds in Charleston County have been greatly in�uenced by time and 
increasing human interaction.  Rice cultivation changed the shape of tidal rivers as 
farmers learned to control the water.  Later, the practice of �lling in wetlands added 
more land area, and as industry grew, pollutants entered the watershed.  In 1939, as 
population and industry grew, the Santee-Cooper Hydroelectric Project formed Lake 
Moultrie, by damming the headwaters of the Cooper River.  Because Lake Moultrie 
is connected to Lake Marion, on the Santee River, drainage from the Santee River 
Basin combined with the Ashley/Cooper River Basin, which increased the size of the 
watershed to 15,600 square miles.   

M�� �.
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Flooding
According to NOAA, �ooding is an over�owing of water onto land that is normally 
dry.  Flooding can be further classi�ed, de�ned, and forecasted depending on several 
factors including cause, duration, and extent.  Flooding is the most frequent and costly 
natural hazard in the United States.  In Charleston County, the most common types of 
�ooding are rain events, tidal �ooding, and storm surges.  Other issues that enhance 
the e�ects and extent of �ooding are sea level rise and climate change.  Because about 
68% of the County lies within the �oodplain, a proactive approach to �ooding is 
necessary to protect the community and make it more resilient.

Sea Level Rise
Sea level rise is the result of two major causes: the thermal expansion caused by 
warming of the ocean and increased melting of land-based ice (NOAA).  �e current 
global rate of rise is about one-eighth of an inch per year, but could be measured at a 
rate higher or lower depending on other factors locally.  Scientists are con�dent that 
the global mean sea level will rise 8 inches to 6.6 feet by the year 2100 (NOAA, Climate.
gov).  Global sea level trends and local sea level trends are di�erent measurements. Just 
as the surface of the Earth is not �at, the surface of the ocean is also not �at—in other 
words, the sea level is not changing at the same rate globally. Sea level rise at speci�c 
locations may be more or less than the global average due to many local factors such 
as land subsidence from natural processes and withdrawal of groundwater and fossil 
fuels, upstream �ood control, erosion, changes in regional ocean currents, variations 
in land height, and whether the land is still rebounding from the compressive weight 
of Ice Age glaciers.  

�ere has been a more than one foot rise in sea level in the Charleston Harbor over the 
past 80 years.  NOAA estimates the rate at which sea level is rising in South Carolina 
has been increasing, and is now around one inch of rise every two years.  NOAA’s 
predictions for sea level rise in Charleston can be seen in Figure 3.11.1, and includes 
six potential scenarios.  �e intermediate scenario suggests Charleston could see a 
four foot increase in sea level by 2100.  �e City of Charleston currently plans their Sea 
Level Rise Strategy around a 2 to 3-foot increase in sea level over the next ��y years.

In urban settings, rising seas threaten infrastructure necessary for local jobs and 
regional industries.  Roads, bridges, subways, water supplies, oil and gas wells, power 
plants, sewage treatment plants, land�lls—virtually all human infrastructure—is at 
risk from sea level rise.

Rain Event Flooding
Rain event �ooding can be classi�ed by severe rain events, whether associated with 
tropical weather or not, that cause major �ooding in areas that may not have experienced 
�ooding in prior years. Like tidal �ooding, these big rain events are exacerbated by 
a combination of several factors that result in widespread �ooding, including king 
tides, sea level rise, drainage issues and storm surges. Charleston County experienced 
�ooding as a result of continual rain lasting several days in 2015 that caused extensive 
damage and shut down the County for days.  �e storm drainage systems could not 
handle the amount of rain that fell in the area during those days, and because there was 
no break in the rain, the drainage systems had no time to recover.  In addition, high 
tides peaked which added more struggle to the already aggravated system.  

In 2016, the area was hit by Hurricane Matthew which made landfall near McClellanville, 
SC as a Category 1 Hurricane. �e storm dumped nearly a foot of rain on parts of the 
County, and the combination of a six-foot storm surge and strong winds led to extensive 
damage along the coast, despite hitting the area during a relatively low tide. Matthew 
resulted in water levels three to �ve feet higher than normal astronomical tides. In 
2017, Charleston County felt the e�ects of Hurricane Irma, which had weakened to 
a tropical storm before Charleston felt its e�ects. Tropical Storm Irma swept through 
Charleston during an extremely high tide, resulting in a peak storm tide recorded at 
almost 10 feet, the third highest on record in Charleston County. �e greatest storm 
surge during Tropical Storm Irma was recorded at just under �ve feet. Additionally, 
four tornados were con�rmed in Charleston County in association with this storm.
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Overall, rain events that have impacted the Charleston area since 2015 have brought 
the issue of �ooding to the forefront.  �e purpose of this Element is to address these 
issues and pave the way for future planning to combat the problem.

Hurricanes
Records dating back to the 1600s indicate there were about 43 tropical cyclones before 
o�cial records were kept in 1851.  Since then, there have been an additional 41 tropical 
systems (25 hurricanes, 10 tropical storms and six tropical depressions) that have hit 
or a�ected the Charleston region (NOAA).  �e region will remain vulnerable to 
hurricanes and tropical weather and this threat may increase with climate change and 
warming seas. Hurricanes pose many threats to the area, including wind, rainfall, and 
storm surge.  In addition, tides can also have a major e�ect on the extent of hurricane-
related �ooding. 

Storm Surge
Storm surge is the rise of water level that occurs as a result of high winds pushing 
onto the coast due to tropical conditions.  In combination with regular tides, storm 
surge can cause signi�cant �ooding in coastal areas, and is exasperated depending 
on the intensity of the storm.  Some problems that storm surges cause include inland 
�ooding, �ooding in advance of a storm, dangerous debris carried by waves, severe 
beach erosion, and signi�cant property damage.

Advancements in mapping have provided �ood inundation maps to inform citizens 
of potential �ood impacts during di�erent categories of storm events where a citizen 
can simply type in their address on a web page and have a visual reference of where 
�ooding can occur around them (NOAA).  �ese tools are very helpful when planning 
and preparing for an event and determining the amount of storm preparation that 
would be required in advance.

Map 3.11.3 shows storm surge projections for Charleston County.  �e Sea, Lake, 
and Overland Surges from Hurricanes (SLOSH) Model was used to generate Map 
3.11.3 and estimates storm surge heights, considering atmospheric pressure, size, 
forward speed, and track data to model the wind �eld, which generates storm surge.  
�e model was developed by the National Weather Service and is a computerized 
numerical model that can be applied to a speci�c region’s coastline.  �e SLOSH Model 
can be used to predict storm surge heights resulting from historical, hypothetical, or 
forecasted hurricanes.  �e SLOSH model does not include breaking waves/wave 
run-up, astronomical tide, or normal river �ow and rain.  However, the model does 
consider coastal re�ection; overtopping of barrier systems, levees, and roads; inland 
inundation; deep passes between bodies of water; and �ow through barriers, gaps, 
and passes.  �e SLOSH Model, like most storm surge models, is heavily reliant on 
the accuracy of meteorological input.  Additionally, it is important to note that storm 

surge is merely one element of total water level rise, with tides, waves, and freshwater 
�ow making up the other components.

Tidal Flooding
�e beauty and character of Charleston County lies in its breadth of winding tidal 
creeks and hidden reaches of waterfront property.  With this beauty comes the 
risks associated with tidal �ooding, also called nuisance �ooding, because of the 
inconveniences caused during unusually high tides.  Many factors contribute to this 
“perfect storm” of problems that can shutdown areas of Charleston County for hours 
or days.

Sea level rise is one contributing problem to tidal �ooding in many areas within the 
County.  Rising seas means higher tides, and more frequent king tides, which are now 
an issue to formerly non-�ood-prone areas.  In areas like Downtown Charleston that 
were built centuries ago on �ll dirt, the land has subsided over time and is simply not 
high enough to avoid this �ooding.  Also because it was built on �ll dirt, areas have 
further settled over time, leaving some parts of the City lower, and more a�ected than 
others. 

Frequent road closures, property damage, loss of business, and potentially hazardous 
conditions leave areas a�ected by tidal �ooding in a state of uncertainty.   Sea level 
rise will continue to be a more frequent issue for all coastal areas within the County.  
Time is of the essence to study and make modi�cations to alleviate some of the e�ects 
that sea level rise will have on communities in the County.  �is not only a�ects area 
residents from being able to get to and from their homes, but also has a large impact 
on continuity of services for business operations, safety services, including access to 
area hospitals, and the general functioning of the area and its residents on a normal 
day-to-day level.

A recent example of how king tides can majorly a�ect Charleston occurred in 
November 2018 when the County was a�ected by the sixth highest record tide.  �is 
resulted in several road closures and �ooding on a perfectly sunny day.  Instances like 
these are becoming more and more common, and the County needs to plan for ways 
to protect and prepare the community.

Impacts to Groundwater
Groundwater aquifers are sponge-like, interconnected layers saturated slowly over 
time with water that comes from the surface water supply.  Groundwater resources 
are of concern when considering resilience because when aquifers are depleted of 
groundwater, surface water sinks to replace it.  �e surface water supply is where most 
residents obtain drinking water, thus the depletion of this resource is of great concern. 
Additionally, due to its very dynamic nature beneath the earth’s surface, 
























