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Future Land Use ¶ Snapshot 

Intent  

ñFuture land useò essentially means what will get built where.  

Land-use planning is designating appropriate future locations 

for different types of building and developments.  This chapter 

includes a schematic map with explanatory text that plans 

what will get built where in the next 22 years. 

Local governments accomplish three primary objectives 

through land-use planning.  Each objective guides 

development to promote ñpublic health, safety, morals, 

convenience, order, appearance, prosperity, and general 

welfareò (SCC Ä6-29-710). 

1. Land-use planning enables local governments to plan 

for and manage systems of public infrastructure.  By 

directing growth to expected locations, the County 

can plan roads and public buildings prior to growth in 

particular communities or areas, making expansion of 

infrastructure systems more timely and cost-effective. 

2. Land-use planning enables local governments to 

direct development to land and soils best suited to 

accommodate buildings and infrastructure.  As well 

as to constrain growth in sensitive environmental 

areas, reducing impacts to water quality and wildlife 

habitats. 

3. Land-use planning protects enjoyment of personal 

property, thereby enhancing property values.  Local 

government land-use planning pre-empts or reduces 

harm caused by incompatible land uses. 

Existing Land Use 

Dorchester County conducted a windshield survey of its 

existing land in 2006.  The results of this survey appear on the 

following map, Existing Land Use.  This data set is vitally 

important to future land-use planning and zoning and must be 

kept current in order for the Countyôs planning policies to be 

accurate and dynamic.   

The 2000 US Census reported the size of Dorchester County 

at 574 square miles.  Approximately 561 square miles are 

accounted for in the land-use survey.  The remaining land area 

is likely road and drainage rights-of-way.   

Farmland and forestland combine to occupy the vast majority 

of Dorchester County, as illustrated by the following pie chart.  

These two undeveloped land categories occupy 19 and 62 

percent, respectively, of the 561 square miles of land 

surveyed.   

 
 
Basic land uses in Dorchester County: 

 

Industrial (MeadWestvaco) 

 

Commercial (Dukes Barbecue) 

 

Institutional (Summerville High School)  

 

Residential 

 

Agricultural - forestry  

 



Plan Foundation 1: Future Land Use  

1-2 Dorchester County Comprehensive Plan ð Adopted 11/17/08   

Acreage by Land Use

Ag Forest Ag Industrial Agricultural Cemetery

Church Open Church Paved Commercial Governmental

Heavy Industrial Light Industrial Parks Open Space Private School

Public School Residential

 

Much of the developed land in Dorchester County is used for 

residential purposes: 14.54 percent.  This category, however, 

includes tracts of land up to 518 acres, much of which may be 

naturally vegetated.  Of the remaining land-use categories, 

only commercial land exceeds one percent.  This may be due 

to the inclusion of golf courses as commercial land.  The table 

in the sidebar reports the full results. 

Population Growth  

In the current decade, Dorchester County has grown faster 

than any other county in South Carolina, by rate of population 

increase.  The 2000 US Census counted a population of 

96,413.  The South Carolina Budget and Control Boardôs 

Office of Research and Statistics estimated 118,979 residents 

in Dorchester County in 2006.   

Research and Statistics projects a Dorchester County 

population of 160,640 in the year 2030, thirty-five percent 

greater than estimated in 2006.  The following chart illustrates 

the Stateôs projection to be a conservative one.  If the 

population increase trend of the 2000s continues in Dorchester 

County, it will exceed 200,000 residents by 2030.  

Population Projections
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Dorchester County government surveyed 
land use by parcel in 2006 throughout 
Dorchester County.  A summary of the 
results appears in the above table.  

The fastest growing county in the United 
States from 2000 to 2006 was Flagler 
County, Florida.  Its population increased 
66%, to about 83,000 residents.  Maricopa 
County, Arizona, added the most residents, 
about 700,000.  In comparison, Dorchester 
County population rose 22,566 ð an increase 
of 23.4% over the same time period.  

 

 

Dorchester County  

Acreage by Land Use 

Land Use Acreage Percentage  

Ag Forest  223,245  62.21% 

Ag Industrial 1,308  0.36% 

Agricultural  68,792  19.17% 

Cemetery 351  0.10% 

Church Open 334  0.09% 

Church Paved 314  0.09% 

Commercial 5,586  1.56% 

Governmental 988  0.28% 

Heavy 
Industrial  

3,166  0.88% 

Light Industrial  1,148  0.32% 

Parks Open 
Space 

429  0.12% 

Private School 65  0.02% 

Public School 960  0.27% 

Residential 52,172  14.54% 

Total Land 
Surveyed 

358,859  100.00% 
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Housing production can be expected to outpace population 

growth for two primary reasons.  First, some houses will 

become economically obsolete and cleared in favor of other 

land uses.  The residents will find shelter elsewhere, driving 

demand for new homes. 

Second, the average household size in Dorchester County, like 

the rest of the Charleston Metropolitan Area and the United 

States as a whole, is declining.  The ñbaby boomò generation 

is nearing retirement and its children are entering the market 

for housing.  Older and younger adults will significantly 

outnumber adults in child-rearing years.   

A local governmentôs future land-use plan must identify 

suitable areas to accommodate increased population to the 

horizon year, 2030.  It must also provide for the types of 

development demanded by the growing population.  In the 

interim, the local government ensures that adequate land is 

zoned to accommodate industrial, commercial, institutional, 

residential, and agricultural growth.   

Dorchester County Zoning  

Dorchester County administers land-use restrictions within the 

southern portion of Dorchester County, below Four Holes 

Swamp, as well as around interstate highway interchanges.  

An image of Dorchester Countyôs zoning map illustrating 

these areas is available on the website of the Department of 

Planning and Zoning.       

The geographic extent of these land-use restrictions is similar 

to that studied when the County prepared a Comprehensive 

Plan in 1998.  At that time, the areas were expected to 

assimilate the vast majority of projected growth in Dorchester 

County. 

The remainder of property in Dorchester County falls within a 

zoning district named ñAbsence of Controls.ò This zoning 

district places no prohibitions on land use.  Its restrictions 

include setback requirements and a minimum lot size of 

14,500 square feet.   

With a residential intensity limit of three housing units per 

acre, a suburban area will build out to a population density of 

roughly 1,200 persons per square mile.  A population density 

of 1,500 is the minimum necessary to support bus transit as a 

feasible transportation option.  A population density of 3,000 

typically supports walking and bicycling as regular options for 

local trips, provided communities are designed for them.  An 

urban density is 7,000 persons per square mile, which can be 

found on peninsular Charleston. 

 

 

 
The average household size in 1990 in 
Dorchester County was 2.87 persons per 
household.  That statistic declined to 2.72 
persons per household by the year 2000. 
(Source: 2000 US Census) 

òBuild-outó is an expression referring to full 
development of property, where urban land 
uses replace all previously forested and 
agricultural uses.  Only a small percentage 
of Dorchester Countyõs land area is 
developed.  It is many decades from being 
built out.  

Much of Dorchester County has a residential 
zoning density limit of three homes per 
acres.  If it built out at such density , the 
county would be home to more than half a 
million people.  

Areas in and around Summerville have a 
population density right around 3,000 
persons per square mile.  The map, 2003 
Population Density Map of BCD Region, 
shows how Dorchester County compares to 
the rest of the Charleston -North Charleston 
Metropolitan Area.  
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Future Land Use ¶ Shape 

Goal 1 
Communities in Dorchester County will  honor the character 

of the landscape, complement existing neighborhoods and 

commercial districts, and utilize public infrastructure where 

capacity exists or is planned while accommodating projected 

growth to the year 2030. 

Policy 1.1: The Future Land Use Map divides Dorchester 

County into four ñGrowth Areas,ò as listed in the table at 

right.  ñRestricted Growthò has been separated into two sub-

categories: ñRuralò and ñConservation.ò Each of these areas 

has been mapped on the Future Land Use Map with respect to 

existing natural and cultural resources, access to public 

facilities, proximity to population centers, and conditions of 

existing land use.  A target population density for each area is 

then set according to the constraints and the purpose of each 

Growth Area.  A distinct community includes all four of these 

Growth Areas such that jobs, shopping, schools, places of 

worship, open spaces, and a variety of housing choices are 

located in close proximity to one another for the benefit of 

commerce, residents, and public facilities.  Descriptions and 

components of each of the four Growth Areas appear herein.  

Employment Growt h Areas  

The purpose of an Employment Growth Area is to serve as an 

economic development district ï Dorchester Countyôs current 

and future job centers.  Areas so designated are suited to 

industry and wholesale trade due to their access to 

infrastructure, especially expressways and freight rail, and 

distance from cultural and natural resources.  Construction-

related businesses and large automobile-oriented businesses 

are also best suited to economic development districts, but 

their recruitment to such districts is less advantageous due to 

typically lower wages in these businesses.  

Tools to build Employment Growth Areas include these: 

¶ Infrastructure extensions planned to arrive at the 

outset of development or in advance of investment to 

attract employers; 

¶ Wide roads, designed for heavy truck mobility and 

busses transporting workers, provide circulation at 

moderate to high speeds (These routes will avoid 

school zones and other pedestrian zones.); 

¶ Land-use restrictions that utilize rural-density 

residential standards to reserve an adequate supply of 

industrial land; and 

¶ Deep buffering between Employment Growth Areas 

and adjoining communities. 

 

 

 

 

 

 

An example of an Employment Growth Area 
is New Century Industrial Park on US-78 in 
St. George. 

 

 

Growth Areas of the Future Land 
Use Map 

Growth Area  

Target 
Population 
Density 
(Persons per 
sq. mi.)  

Indication 
on Map  

Employment 100 Lavender  

Managed 1500-3000 Yellow  

Constrained 500 Beige 

Restricted - 
Rural 

100 White  

Restricted - 
Conservation 

100 
Light 
green 
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Managed Growth Areas  

As is their purpose, Managed Growth Areas define the 

existing towns and neighborhoods of Dorchester County and 

provide for their natural growth to the year 2030.  This 

designation also identifies appropriate areas for new towns.  

Most of the population increase of nearly 42,000 is expected 

to reside in these towns and neighborhoods.     

Land in a Managed Growth Area is typically suitable for 

development in that it has fair to good access to transportation 

infrastructure and occupies mostly high ground away from 

sensitive natural resources.  Towns and neighborhoods include 

moderate- to high-density residential development, shopping 

centers, and town centers, which are identified as ñNodesò on 

the Future Land Use Map (FLUM).  Circulation is provided 

by local streets, low-speed collector streets with bike lanes, 

low-speed mixed-use avenues with on-street parking and wide 

sidewalks, and moderate-speed boulevards with bike lanes.  

Aesthetics may be suburban ï with moderate setbacks and 

buffering of shopping centers and other higher-intensity land 

uses ï or town-like ï with shops and townhouses built close to 

the sidewalks. 

Tools to build Managed Growth Areas include the following: 

¶ Flexible land use regulations that mix uses and 

provide housing that can support commerce in an 

interconnected street system;   

¶ Prescriptive design standards to integrate commercial 

development into the community, especially in 

unincorporated ñdonut holesò near historic 

Summerville; 

¶ Civic Nodes sited at the center of neighborhoods and 

communities as gathering places for worship, 

learning, and recreation (To preempt unnecessary 

congestion, elementary and middle schools will not 

be sited on major thoroughfares, but rather in 

communities where they are safely and conveniently 

accessible to students by foot and bike.); 

¶ Multiple vehicle and pedestrian circulation 

connection points between neighborhoods and 

communities to promote transit service (Dorchester 

County will not accept street systems for 

maintenance that are laid out inefficiently.);   

¶ New collector streets that connect existing and 

planned arterials (Some of these collector streets are 

recommended on the FLUM, which must be 

translated to the Countyôs Official Map upon 

identification of a feasible right-of-way.  Developers 

of large projects will then build those road sections as 

a condition of land development approval.);  

 

 
Summervilleõs historic district and 
downtown are well loved places in 
Dorchester County (next 2 images).  New 
towns and neighborhoods will incorp orate 
successful aspects thereof.   

 

 

A ònew town,ó incorporating urban and 
suburban districts as well as an office park 
for economic development, is growing on 
Daniel Island (next 3 images).   
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¶ Street design that prioritizes pedestrian and cyclist 

access and safety over heavy truck mobility (This 

means well-marked crosswalks, tighter intersections, 

and narrower roadways that make drivers slow down.  

Only boulevards at neighborhood edges should 

prioritize 18-wheelers.); and 

¶ A ñtraditional neighborhood developmentò (TND) 

ordinance. (Dorchester County will adopt such an 

ordinance upon approval of the Plan.)    

Towns and Neighborhoods in Concept 

 

1. Civic uses are incorporated into the neighborhood, 

allowing better access by bike and foot, rather than 

locating on major arterials to reduce congestion. 

2. Commercial uses enjoy visibility from the adjacent 

major arterial, but are oriented onto a perpendicular 

minor arterial or collector road, which has on-street 

parking, slower traffic, and better pedestrian access. 

3. Homes occur in a variety of types and lot sizes to 

promote choice and affordability for residents. 

4. Residents enjoy proximity to common open space, 

which boosts nearby property values while using land 

more efficiently than large private yards.  

5. A well-connected street system ensures efficient 

access to commercial areas, civic uses, and open 

space for residents and emergency response and 

public transit vehicles, including school busses.  An 

irregular grid system offers more visual interest and 

neighborhood character than a rigid rectangular grid. 

 

 
Views of town and neighborhood concepts:  

 

Baptist church on Daniel Island 

 

Publix grocery store in Greenville  

 

Townhomes in Summerville 

 

An active park in the BCD Region 

 

A new neighborhood in Knightsville  
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