
WELCOME TO THE CITY PLAN  
WANDO & DANIEL ISLAND FEEDBACK SESSION!

AS YOU JOIN…
Open chat and share:

- your name & pronouns (she/her, he/him, 

they/them)

- your neighborhood/community, and 

- Complete this sentence in a few words: 

- “I am here because… 

_________________________”

Chat
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CITY PLAN WANDO & DANIEL ISLAND FEEDBACK SESSION



VIRTUAL GATHERING REMINDERS
The following reminders help to minimize disruption and ensure a more positive experience for all.

BE PATIENT WITH EACH OTHER AND THE TECHNOLOGY.

KEEP YOURSELF MUTED UNLESS SPEAKING TO MINIMIZE BACKGROUND NOISE.

SINCE WE CAN’T BE TOGETHER IN PERSON, WE ENCOURAGE PARTICIPANTS TO SHARE THEIR 
VIDEO IF THEY FEEL COMFORTABLE.

FOR THOSE ON THE PHONE – DIAL *9 TO RAISE YOUR HAND AND *6 TO UNMUTE.

FEEL FREE TO USE THE CHAT BOX TO SHARE IDEAS, COMMENTS AND QUESTIONS – ESPECIALLY 
IF YOU ARE MORE COMFORTABLE WRITING THAN SPEAKING.

WE WANT TO HEAR FROM AS MANY OF YOU AS POSSIBLE. PLEASE BE MINDFUL OF HOW 
MUCH TIME YOU ARE SPEAKING. 

2021 3CHARLESTON CITY PLAN COMMUNITY FEEDBACK SESSION



TODAY’S AGENDA

WELCOME: WHY WE’RE HERE 

QUESTIONS/THOUGHTS 

WANDO & DANIEL ISLAND KEY FINDINGS

QUESTIONS/THOUGHTS

SELECT DRAFT RECOMMENDATIONS

DISCUSSION

QUESTIONS/THOUGHTS

CLOSING & UPCOMING ENGAGEMENT ACTIVITIES
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COMMUNITY 
ENGAGEMENT, 
ROUND I

In the first round of 
engagement that took 
place 
August-November 
2020, over 3,000 
residents participated 
directly in efforts to 
define existing 
conditions and 
establish a shared 
vision.

We met virtually in 
sessions focused on 
each area of the city 
and on subjects such as 
water/land use and 
housing.

DRAFTING 
RECOMMENDATIONS

After the first round of 
engagement, we read thousands 
of survey responses and 
comments made during 
community meetings and 
combined those responses with 
data analysis from staff and our 
consultants to create draft 
recommendations. 

FINALIZING THE PLAN 
(We are here)

Now, we need your feedback on the draft 
recommendations. We’ll revise the 
recommendations based on community 
feedback before sending to Planning 
Commission and City Council.
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QUESTIONS/THOUGHTS?



WANDO & DANIEL ISLAND 
KEY FINDINGS



WHAT WE HEARD



Preserve and restore local ecosystems for recreation and flood mitigation. Increase 
access citywide to clean and healthy green space and water.

Increase collaboration and coordination among the many jurisdictions. Improve 
regular maintenance of existing drainage infrastructure and ditches in addition to 
pursuing projects to improve infrastructure; especially in older communities.

Protect the Urban Growth Boundary and improve the transitional area along the 
boundary.

Protect, preserve and celebrate the region’s Gullah-Geechee culture and history.

Support more mom and pop local businesses and increase availability of affordable 
commercial space.

Support a mixture of housing that meets the needs of all income levels, life stages 
and household size; and locate more housing close to where people work.

Increase connections across the city - via safe walkable and bikeable streets and 
greenways; and a quality transit system.

Increase opportunities for residents to engage beyond the comprehensive plan. 
Improve transparency and communication (and more Spanish-language materials) 
from all departments and on an ongoing basis.

Community 
members told us...



The most beloved qualities of Wando and Daniel Island are the country 
environment, connection with the land and nature, and sense of 
community.

This area is rich in cultural and natural resources: historic settlement 
communities, the Francis Marion National Forest, longleaf pine forests 
and wetlands. These are important to protect and reflect in future development. 

With the increased development and Clements Ferry Rd expansion, attention to 
bike and pedestrian safety and connectivity between the various 
communities is paramount. Residents would like more connectivity through 
linear trails, safe pedestrian-friendly streets, and water taxis/ferries.

Daniel Island successfully achieved a connected community with ample access to 
parks, recreation and green space. These amenities are needed in the upper 
part of Cainhoy Peninsula, especially free access to water.

Community 
members told us...



WHAT WE LEARNED:
HOUSING ANALYSIS



AFFORDABLE TO WHOM?

“Affordability” is usually categorized by percentage of 
the Area Median Income or (AMI). 
(Calculated using incomes from across the region, not just the 
City of Charleston).

30% AMI = $17,050
60% AMI = $34,020
80% AMI = $45,400
Area Median Income (AMI) = 56,700
120%% AMI= $68,040

These numbers reflect annual incomes for a single-person 
household and are based on the numbers published by the 
Department of Housing and Urban Development (HUD) for the 
2020-2021 fiscal year.

WHAT IS AFFORDABLE HOUSING?
The standard definition for affordable 

housing is when housing expenses add up 
to 30% or less of a household’s annual 

income (BEFORE TAXES).

$ $$

For  the purposes of the housing 
analysis, when we use the term 
“affordable housing”, we are 

including all housing affordable to 
households making from 0% to 

120% of the AMI. 
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Our current housing stock does not provide sufficient affordable 
housing options for all income levels

Today, 42% of Charleston 
households are cost burdened 
(paying more than 30% of income 
on housing costs). Neighborhoods 
with a majority of Black residents 
are more than twice as likely to 
be cost-burdened as those with a 
majority of White residents. 
(We classify a cost-burdened 
neighborhood as one where more 
than 50% of the households are 
cost-burdened).
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Housing costs are only one part of the puzzle.

Other factors contribute to 
housing choice such as 
proximity to work, age, family 
size. Housing choice can be 
further constrained by 
considerations such as sea 
level rise and transportation 
needs. When cost of 
transportation is factored into 
cost of living, more affordable 
housing costs can be offset by 
a more expensive commute.
6% of residential parcels will be vulnerable to tidal flooding with 3 feet of sea level rise, further constraining the 
ability to preserve and build housing. 2020 City of Charleston All Hazards Vulnerability and Risk Assessment, City of Charleston OREM
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To eliminate affordability gaps by 
2030*, we need affordable units 
for all income levels in all areas of 
the city.

*Assuming wages and housing costs increase 
proportionately.

** We’re using the term “affordability gap” to refer to 
the difference between # of projected households 
earning below 120% AMI and the # of housing units in 
existence that are priced below 120% AMI.

The greatest need is for housing affordable 
to those making 30% or less than the AMI. 
Based on the incomes of our current 
population, we need more than 7,000 
low-income housing units just to meet 
the existing need.

2021 15
CHARLESTON CITY PLAN COMMUNITY FEEDBACK SESSION



WHAT WE LEARNED:
WATER & LAND ANALYSIS



LAND & WATER ANALYSIS
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The City Plan will guide development and 
planning decisions for the next 10 years, 
primarily through recommendations for land 
use (inhabitation) and guiding priority 
investments for improved drainage and 
transportation networks (infrastructure).

The piece we were missing was the Land and 
Water Analysis. which provides a technical 
understanding of the relationship between 
Charleston’s landscape and its current and 
future flooding challenges related to sea level 
rise and climate change.

The Land & Water Analysis was completed by 
Waggonner & Ball, the Water Institute of the 
Gulf, Robinson Design Engineers and 
Surculus Design. 
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HIGH GROUND
High ground is defined as land outside of the FEMA 100 year 
floodplain and above the NOAA max category 3 storm surge. High 
ground has the lowest flood risk and stormwater detention 
here has the greatest watershed benefit.

ADAPT ZONE
The adapt zone consists of land outside of the FEMA 100 year 
floodplain that is still within the NOAA maximum storm surge of a 
category 3 hurricane. Rain and storm surge flooding in this zone 
is infrequent but not impossible.

COMPOUND FLOOD RISK ZONE
This zone encompasses areas within the floodplain above the tidal 
flood risk zone where flood risk comes from a mixture of rainfall, 
runoff and tidal conditions.

TIDAL FLOOD RISK ZONE
This zone encompasses the lowest land in Charleston. Nearly 100% of 
this zone is in the 100 year floodplain. Flooding is frequent and 
can come solely from tidal events independent of precipitation. 
Sea level rise driven marsh migration occurs in this dynamic 
zone.

ELEVATION RISK ZONES TO GUIDE LAND USE PLANNING
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A combination of planning 
strategies should be applied in 
all land use categories to 
reduce impacts of flooding and 
sea level rise and increase 
resilience. 

Site-specific conditions such as 
watershed type, soils and 
vegetation, infrastructure and 
vulnerability should inform 
which combination of planning 
strategies is most appropriate. 

These strategies can be primarily 
implemented through zoning, 
stormwater regulations and 
other policy tools.

PLANNING STRATEGIES
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WHAT WE LEARNED:
SETTLEMENT COMMUNITY 

RESEARCH PROJECT



AFRICAN-AMERICAN HISTORIC SETTLEMENT COMMUNITIES 

WHAT IS A SETTLEMENT COMMUNITY?
During the Reconstruction years (1865-1877) and through the early 20th Century, the majority of 
freed Gullah-Geechee people and their descendants settled in communities throughout the 
Lowcountry. Though their origins and physical landscape vary, their common defining features are 
their shared history, identity, connection to the land and cultural institutions (schools, 
churches and businesses).

PROJECT SCOPE: 
1. Include maps of both historic and existing African-American settlement communities, 

and information about their history and cultural importance, in the City Plan.

2. Include recommendations in the City Plan that the existing communities and their unique 
character be considered first when reviewing plans for future development near/around 
them.

3. Include recommendations in the City Plan to continue working with existing communities to 
develop and support their preservation goals.

4. Share research with Charleston and Berkeley counties.
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WANDO HISTORIC SETTLEMENT COMMUNITIES (CONFIRMED)
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QUESTIONS/THOUGHTS?



SELECT DRAFT RECOMMENDATIONS



WHAT IS A FUTURE LAND USE MAP?

It brings together various aspects of the plan into a visual 
guide for land use and development in Charleston. 

It is an articulation of the community’s vision of how the 
City develops, where it is appropriate to expand, where we 
should scale back.

While not a zoning map, it helps the community make land use 
and growth management decisions now and into the future. 

Intended as a general guide rather than a regulatory tool, 
the map is not parcel-specific and boundaries are not exact.
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WATER ANALYSIS IMPLICATIONS FOR LAND USE
Future Land Use maps follow the below guideposts, based on the results of 
the Water & Land Analysis:

Reserve higher intensity land use categories for the High Ground zones.

Assign lowest-impact land use categories such as conservation and parks to the 
majority of areas within the Tidal Flood Risk zone.*

Everywhere in between these two zones can accommodate all mid- to low-intensity 
land use categories, with the appropriate site-specific planning and 
mitigation strategies. 

*The peninsula of Charleston is unique due to its existing and future barrier 
protections under study; requiring a tailored approach to elevation-based land use 
recommendations for the peninsular area. 
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RURAL

Areas outside of the designated Urban Growth Boundary, where 
densities would not exceed one unit per acre, and in general 
would be much lower. Development in these areas include low 
density residential, agricultural areas, forestry areas, and 
recreational areas.  Blocks do not follow a pattern and lots vary 
widely in size.

SUBURBAN EDGE

Generally suburban in character, but lower densities than typical 
suburban residential areas. Suburban Edge occurs mainly inside and 
next to the Urban Growth Boundary and often adjacent to 
neighborhoods in low-lying areas. Uses are almost exclusively 
residential and densities range from one to four dwelling units per acre 
(1 du/a to 4 du/a). Examples include: Sandhurst, Shadowmoss, and 
Stiles Point neighborhoods.

SUBURBAN

Low intensity, suburban-style areas, adjacent to higher-intensity 
areas that include a mix of uses. Limited mixed-use occurs at key 
cross roads. Densities range from four to eight dwelling units per 
acre (4 du/a to 8 du/a). Examples include: Wagener Terrace, 
Riverland Terrace, Avondale, and St. Johns Woods 
neighborhoods.

NEIGHBORHOOD EDGE 

The neighborhood edge designation is found on the periphery of 
existing neighborhoods and future neighborhoods. Uses vary 
widely but are mainly those things that residents need such as 
offices, stores and restaurants but they are typically found along 
roads and transit routes forming the edges of neighborhoods 
rather than the centers.  While traditionally threaded along major 
roads, over time, these areas could transition to more urban 
compact design patterns and contain more residential uses; 
especially along major transit routes. Examples include: many 
portions of Folly Road and some portions of Savannah Highway, 
Sam Rittenberg Boulevard and Bees Ferry Road.

NEIGHBORHOOD

These areas include a mix of uses, but primarily residential areas with 
regular block patterns and a wide range of building types and 
setbacks. Often next to more urban areas, uses can include a variety 
of neighborhood compatible services and densities range from six to 
twelve dwelling units per acre (6 du/a to 12 du/a). Examples include: 
Ansonborough, and Hampton Park Terrace neighborhoods.

CITY CENTER 

The neighborhood edge designation is found on the periphery of 
existing neighborhoods and future neighborhoods. Uses vary widely 
but are mainly those things that residents need such as offices, stores 
and restaurants but they are typically found along roads and transit 
routes forming the edges of neighborhoods rather than the centers.  
While traditionally threaded along major roads, over time, these areas 
could transition to more urban compact design patterns and contain 
more residential uses; especially along major transit routes. Examples 
include: many portions of Folly Road and some portions of Savannah 
Highway, Sam Rittenberg Boulevard and Bees Ferry Road.



CAMPUS The City's campus areas primarily encompass significant 
education, medical or office uses that do not conform to 
traditional urban block patterns. No residential uses occur here 
other than those associated with a school or large senior living 
campus. Examples include: College of Charleston, Charleston 
area high schools and the St. Francis hospital area.

JOB CENTER The job center areas primarily contain light 
manufacturing, warehousing, office/warehousing, and some 
commercial and office uses that cannot conform to traditional 
urban block patterns. These areas serve as incubators for small 
and entrepreneurial businesses. Residential are very limited in 
order to help reserve these areas for business expansion and job 
generation. Examples include: areas along Clements Ferry Road, 
around the Dupont-Wappoo area, the Fort Johnson research 
area, and around the Charleston Executive Airport on Johns 
Island.

INDUSTRIAL The City's industrial areas primarily include more 
intensive manufacturing, warehousing and distribution uses 
involving heavy truck traffic and potential emissions not found 
with lighter manufacturing operations. Residential uses are not 
typically allowed in an effort to preserve these areas for job 
generation and reduce conflicts from industrial traffic, emissions, 
and noise. Examples include: the east side of the Charleston 
Neck area and the Columbus Street Terminal

NATURAL/WETLAND Marsh, wetlands, small water bodies or other lands 
that cannot be developed due to their geography or topography.

LOW IMPACT & CONSERVED This designation encompasses two types of 
land area.  1) Low-elevation lands in potential tidal flood-risk areas and 
future marsh migration areas.  Some of these areas may see limited 
development, but structures are likely to be elevated so as not to impair 
natural intertidal systems.  Uses are limited and residential densities 
limited to less than one unit per acre.   2) Lands preserved via public 
ownership (not necessarily open to the general population) or private 
ownership with preservation or conservation easements that 
significantly restrict development.

PARK Publicly or privately owned lands open to the general population 
for all types of recreational purposes, active or passive, or designated 
for future such uses.

SPECIAL LAND USE CATEGORIES



WANDO FUTURE LAND USE (DRAFT)



DANIEL ISLAND FUTURE LAND USE (DRAFT)



KEY CHANGES IN THE FUTURE LAND USE MAP (CITYWIDE)
Areas for future growth are determined by elevation considerations (high ground) and 
current/future transit infrastructure first; followed by existing development and opportunities for infill 
and redevelopment. 

The Neighborhood Edge designation views the periphery of neighborhoods as a place of connection 
between the nearby residential area and major multi-modal transportation routes. It replaces the 
Highway land use designation, which viewed transportation routes as primarily destinations for 
automobiles, separate and distinct from neighborhoods. 

The Low-Impact/Preserved designation is a new land use category that was developed in response to the 
Land & Water Analysis, which identified areas in the city that are not appropriate for certain types of 
future development due to flooding, sea level rise and marsh migration.

The City Center designation includes what was previously Urban Core, Urban Center and Neighborhood 
Center; to encompass a wider variety of urban-scale development that will vary in density and 
intensity; to be determined by the specific context of the area. 

The Neighborhood designation encompasses most of what was previously designated as Urban. The 
change was made to be more reflective of the variety of contexts in which higher density residential 
may be appropriate. 

African-American Settlement Communities are identified on the map to denote areas that should 
require special consideration for land use recommendations.
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KEY CHANGES IN THE FUTURE LAND USE MAP 
(WANDO & DANIEL ISLAND)

The Town Center designation on Daniel Island has been changed to City Center. 
(The Town Center category is no longer being used). 

The area along Clements Ferry Rd is some of the highest elevation in the entire city 
and therefore is a priority area for future growth and development. However, this 
area of the City is also home to large tracts of undisturbed longleaf pine ecosystem. 
In an attempt to balance the need for high ground areas to locate future 
development and to protect our valuable natural resources, the current 
proposed land use map concentrates City Center along Clements Ferry Rd, 
shifting quickly to lower intensity categories moving away from the road. 
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PARKS & CONSERVED LANDS
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GROUP DISCUSSION



DISCUSSION SHARE OUT
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STOP BY IN PERSON TO PROVIDE 
FEEDBACK

WANDO AND DANIEL ISLAND
Pop-up: Monday, April 12, 3:30 p.m. to 6:30 p.m.
Keith School Museum, 1509 Clements Ferry Rd

WEST ASHLEY
Pop-up: Saturday, April 17, 11:00 a.m. – 2:00 p.m.
St. Andrews Middle School, 721 Wappoo Rd 
JAMES ISLAND
Pop-up: Tuesday, April 20, 3:30 p.m. – 6:30 p.m.
Baxter Patrick James Island Library, 1858 S 
Grimball Rd 
JOHNS ISLAND
Pop-up: Saturday, April 24, 11:00 a.m. – 2:00 p.m.
Haut Gap Middle School, 1861 Bohicket Rd 
PENINSULA
Pop-up: Wednesday, April 28, 3:30 p.m. – 6:30 
p.m.
Arthur Christopher Community Center, 265 
Fishburne St

CITY PLAN POP-UPS

EVERY FRIDAY IN APRIL 9:00 AM TO 
5:00 PM.
2 George St, in the public meeting 
room (across from the Permit Center)
(The April 23rd open house will end 
early at 3:00 pm for the Commission 
on Disability Issues)

OPEN HOUSE FRIDAYS

FIND OUT MORE AT: 
CHARLESTONCITYPLAN.COM/CALENDAR



38

JOIN VIRTUALLY TO GIVE FEEDBACK

WANDO AND DANIEL ISLAND
Wednesday, April 14, 6:00 p.m. to 7:30 p.m.
WEST ASHLEY
Monday, April 19, 6:00 p.m. – 7:30 p.m.
JAMES ISLAND
Thursday, April 22, 6:00 p.m. – 7:30 p.m.
JOHNS ISLAND
Monday, April 26, 6:00 p.m. – 7:30 p.m.
PENINSULA
Thursday, April 29, 6:00 p.m. – 7:30 p.m.

BY AREA

HOUSING ANALYSIS
Monday, March 29, 6:00 p.m. to 7:30 
p.m.

WATER & LAND  ANALYSIS
Wednesday, March 31, 6:00 p.m. to 
7:30 p.m.

SPECIAL TOPIC

REGISTER ON ZOOM AT: 
CHARLESTONCITYPLAN.COM/CALENDAR



QUESTIONS?



THANK YOU FOR YOUR PARTICIPATION!

LET US KNOW HOW WE’RE DOING! 
TAKE 1-MINUTE ANONYMOUS SURVEY BEFORE YOU 

LEAVE. LINK IN CHAT.


