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1. Relationship to the Official Zoning Ordinance 
 
 The Development Guidelines and Land Use Plan attached hereto and made a part hereof 

for the Sheppard Street Planned Unit Development (“Sheppard Street PUD”) are part of 
the PUD Conditional Use Master Plan Application submitted in accordance with the 
Zoning Ordinances of the City of Charleston, Article 2, Part 7, Sections 54-250, et seq.  
The Zoning Ordinance of the City of Charleston is incorporated herein by reference, except 
as amended herein. 

 
 No person shall erect or alter any building, structure or sign on any tract of land or use any 

tract of land within the Sheppard Street PUD except in conformance with these guidelines 
and regulations.  Unless modified herein, definitions of terms used in the Sheppard Street 
PUD Development Guidelines shall follow definitions listed in the Zoning Ordinances of 
the City of Charleston, as amended from time to time.  Administration and enforcement of 
the adopted The Sheppard Street PUD Development Guidelines shall follow Article 9 of 
the Zoning Ordinance of the City of Charleston. 

 
The Sheppard Street PUD was approved by Charleston City Council on _____________, 
2020, Ordinance Number ____________. 

 
 
2. Introduction  
 

2.1 Project Location 
 

The site is located in downtown Charleston bounded by Sheppard Street to the 
South, King Street to the East, and the Septima Clark Parkway to the North and 
West.  The property is located within areas designated as Urban and Urban Core 
under the Century V Update to the City’s Comprehensive Plan. 

 
2.2 Area 
 

The property contains in aggregate approximately 1.386 acres. 
 

2.3 TMS No.s 460-04-04-074 (known as 677 King Street, owned by King and Sheppard 
Partners, LLC), 460-04-04-078 and 460-04-04-080 (known as 82, 86, and 88 
Sheppard Street and 264 and 266 St. Philip Street, owned by Sheppard Parking 
LLC), 460-04-04-086 (known as 90, 92 and 94 Sheppard Street and 285 and 287 
St. Philip Street, owned by Lowcountry Marketing Group, LLC), and a portion of 
St. Philip Street. 

 
2.4 Owners and Developers are King and Sheppard Partners, LLC, Sheppard Parking 

LLC, and Lowcountry Marketing Group, LLC. 
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2.5 Current Zoning 
 

The current zoning is General Business (GB) District (other than one building site 
zoned Limited Business (LB) District), which is intended to permit a broad range 
of commercial uses and activities in urban areas of the city. 
 
The parcel identified as TMS No. 460-04-04-074 (known as 677 King Street, 
owned by King and Sheppard Partners, LLC) is also within the Accommodations 
Overlay Zone, A-1, allowing for a fifty (50) room hotel. 

 
2.6 Background Information 
 

The site is located in the middle of the junction of the Septima Clark Parkway 
(Highway 17) and the beginning of Interstate 26.  It is straddled on both sides by 
the ramps leading to the elevated highway and is effectively cut off from the 
neighborhoods to the south, north, and west. 
 
The City of Charleston (“City”) is nearing completion of its drainage system 
project at the western end of the site.  This drainage shaft area will remain open as 
an access point for maintenance of the drainage facilities. 
 
A half-block stub portion of St. Philip Street extends northwards from Sheppard 
Street within the site but does not connect to any other street. 
 
The buildings on the site have been vacant for the past two years.  They were most 
recently used for student rentals.  Some of the buildings are in need of extensive 
repair to be habitable again.  Several of the buildings date from the early 1900’s, 
when Sheppard Street was first developed.  The historic building at 94 Sheppard 
Street is in a severely deteriorated condition and will require a complete restoration. 

 
2.7 Development Summary 
 

The proposed initial redevelopment plan for the site includes (1) construction of a 
new mixed use building fronting on King Street with parking in the rear, and (2) 
restoration of the older residential buildings currently located along Sheppard Street 
and St. Philip Street.   
 
The proposed new building fronting on King Street is intended for office, retail, or 
other uses as allowed in the General Business (GB) zoning district.  This portion of 
the site is currently a vacant lot. 
 
The older buildings along Sheppard Street and St. Philip Street are in need of 
extensive repairs and restoration.  These older buildings are intended to be restored, 
and one of the existing buildings may be relocated on-site as part of a cluster of 
buildings with a central driveway alley and area for parking or private open space.  
These buildings are intended to be used for accommodations use with up to thirty 
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(30) units, or longer term residential or other permitted use.  To allow for this 
accommodations use, the portion of the site fronting on King Street which is 
currently within the Accommodations Overlay Zone permitting a fifty (50) room 
hotel would be removed from the Accommodations Overlay Zone, and the portion 
of the site at the west end would be permitted to have not more than thirty (30) 
accommodations units. 
 
In connection with re-orienting the existing buildings, property lines within the site 
would be adjusted, and the stub portion of St. Philip Street would be abandoned by 
the City (after the SC Department of Transportation conveys its interest to the City) 
as it would no longer be needed for access to individual lots and will allow for more 
efficient access and parking. 
 

2.8  Goals for the Project 
 

The Sheppard Street PUD is designed to re-establish a vibrant, mixed use 
development area within a block of the city that was effectively cut off from 
surrounding neighborhoods long ago by the interchange of Highway 17 and 
Interstate 26.  Among other benefits, the proposed project would restore historic 
buildings, add new office and other commercial space on a vacant portion of King 
Street, and reduce the allowed number of accommodations/hotel units on the 
overall site from fifty (50) to thirty (30) units.  Because of the location, surrounding 
highway ramps, size, shape, and other constraints of the site, the Sheppard Street 
PUD is an appropriate zoning designed to provide the flexibility to achieve these 
goals. 
 

 
3. Land Use 
 

3.1 Development Pods 
 
The Sheppard Street PUD consists of two development pods: (1) the Mixed Use 
Area and (2) the Accommodations/Residential Area, as set forth on the Land Use 
Plan attached hereto. 

 
3.2 Area Breakdown (approximate calculations) 

 
 Mixed Use Area    1.061 Ac 
 Accommodations/Residential Area  0.325 Ac 
 Gross Area      1.386 Ac 
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3.3 Net Density and Maximum Number of Units Allowed 

 
Mixed Use Area: 

 
Commercial Uses:  As allowed under General Business (GB) zoning. 
 
Maximum Residential Dwelling Units Allowed:  46 

(Approximate Density:  46,217 SF ÷ 46 = 1005 SF/unit) 
 
Accommodations/Residential Area: 

 
Maximum Accommodations Units Allowed:   30 
 
Maximum Residential Dwelling Units Allowed:  11 

(Approximate Density:  14,157SF ÷ 11 = 1,287 SF/unit) 
 

Any and all conveyances of any portion of the Mixed Use Area or 
Accommodations/Residential Area subject to the unit density limitations set forth 
above shall, within the deed of conveyance or other instrument running with the 
land, assign a precise whole number of permitted residential dwelling units and 
accommodations units.  The owner shall record the same in the office of the 
Charleston County Register of Deeds.   

 
4. Zoning Criteria  

 
All applicable regulations of the Zoning Ordinance for the base General Business (GB) 
zoning district shall remain in effect except as modified by these Development 
Guidelines. 

 
4.1 Permitted Uses: All uses permitted under the base General Business (GB) zoning 

district shall be permitted in the Sheppard Street PUD.  In addition, accommodations 
uses, not to exceed thirty (30) units in aggregate, shall be permitted within the 
Accommodations/Residential Area.  Sections 54-204.3 and 54-220 of the Zoning 
Ordinance of the City of Charleston shall not apply to the Accommodations/Resident ia l 
Area.  No accommodations use shall be permitted within the Mixed Use Area.  The 
primary intended uses within each area shall be as provided in the Land Use Plan 
attached hereto, provided that ancillary uses shall not be prohibited, and provided that 
all uses permitted under the base General Business (GB) zoning district shall be 
permitted in the Accommodations/Residential Area. 
 

4.2 Types of dwelling units allowed: Single-family detached, single-family attached, 
duplex, two-family, townhouse, or multi-family. 

 
4.3 Minimum lot size per dwelling unit: No minimum lot size per dwelling unit, but see 

maximum aggregate number of residential units above. 
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4.4 Minimum lot frontage requirements: No change to base General Business (GB) zoning 

district regulations. 
 

4.5 Minimum setbacks: None. 
 

4.6 Maximum lot occupancy: None. 
 

4.7 Maximum and minimum height (height district): No change to existing Old City Height 
Districts (Height District 5 and Height District 2.5) as applicable to respective portions 
of the site. 

 
4.8 Accessory buildings: No change to base General Business (GB) zoning district 

regulations. 
 

4.9 Parking requirements: 
 

i. Parking for commercial uses as provided under base General 
Business (GB) zoning district regulations. 

ii. One (1) off-street parking space per residential dwelling unit. 
iii. Two (2) off-street parking spaces per every three (3) 

accommodations units (rounded up to nearest whole number). 
 

4.10 Loading dock requirements for commercial uses: No change to base General 
Business (GB) zoning district requirements. 

 
 

5. Open Space  
 
The existing site does not include any dedicated open space and is less than ten (10) acres, 
therefore not required to include a percentage of open space. 

 
 

6. Buffers 
 

6.1 Required Landscape Buffers:  No change to base General Business (GB) zoning district 
regulations for any required landscape buffers. 

 
6.2 Critical Line Buffer:  There is no critical line on the property. 

 
6.3 Elective Buffers:  No elective landscape buffers are contemplated for this urban site. 

 
6.4 Ownership and Maintenance:  Any applicable landscape buffer areas will be owned 

and maintained by the owner of the applicable parcel. 
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7. Tree Summary 
 

7.1 Summary of existing conditions: 
 

There are a number of trees on the site as shown on the attached survey of existing 
conditions. 

 
7.2 Protection Standards / Plan: 

 
Development of the site will comply with City tree protection requirements or 
variances and any conditions imposed thereto.   

 
 

8. Right-of-Way 
 

8.1 Public Right-of-Way:   King Street and Sheppard Street, existing public rights of way, 
provide vehicular street access and pedestrian sidewalk access to all parcels within the 
site.  No new public or private streets are planned for the site. 

 
8.2 Driveways.  Internal driveways will be owned and maintained by the owner of the 

applicable parcel and, if applicable, will comply with any requirements to 
accommodate emergency vehicles and public service vehicles. 

 
 

9. Drainage Basin Analysis 
 

9.1 Flood Zone: 
 

Flood Zone X (per flood map # FM 45019C0512J).  [The preliminary FIRM 
proposes a Flood Zone X utilizing the NA VD88 datum as opposed to the currently 
utilized NGVD29 datum. Per FEMA, preliminary data, including new or revised 
FIRMs, are not final. Preliminary data are for review and guidance purposes only. 
Preliminary data and maps are subject to change.] 

 
9.2 Topography: 
 

Please see the Topographic Survey, attached hereto. 
 

9.3 Stormwater Drainage: 
 

Stormwater will drain from the site into the existing drainage system running along 
Sheppard Street and King Street.  Plans for internal stormwater detention systems 
for development of the initial proposed building and parking lot within the Mixed 
Use Area have been approved by the City for the building and submitted for the 
parking lot and will be implemented in accordance with applicable City of 
Charleston and DHEC/OCRM guidelines. 
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9.4 Wetlands Verification: 
 

  No wetlands are located on the property. 
 

10. Traffic Study: 
 

The Traffic Study for the property is attached hereto. 
 

11. Cultural Resources: 
 

11.1 Site History and Cultural Resources: 
 

This portion of Sheppard Street was originally developed in the early 1900’s, 
principally as rental housing.  The existing structures at 86, 90, and 94 Sheppard 
Street all date from this time period.  The portion of the site fronting on King Street 
was used at that time for commercial purposes, with stores, groceries, and the like.  
Construction of the surrounding highways began in the 1960’s, effectively isolating 
Sheppard Street from the adjacent neighborhoods from that point onward. 

 
11.2 Redevelopment Plan and Preservation: 

 
The proposed redevelopment of the site pursuant to the Sheppard Street PUD is 
intended to allow for the restoration of several older structures within the site and 
to re-establish a vibrant, mix of uses in the area. 

 
12. Utilities/Services/Letters of Coordination 

 
 Water & Sewer Water and sewer are presently available at the site boundaries, 

provided by Charleston Water System.  Please see letter attached. 
 Electricity & Gas Electric and gas service are presently available at the site 

boundaries, provided by Dominion Energy.  Please see letter 
attached. 

 Communications Telephone, cable, and internet service are presently available at the 
site boundaries, provided by AT&T.  Please see letter attached. 
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Exhibits: 
 

1. Aerial Photograph with tax map parcel boundaries 
2. Recorded Plats 
3. Topographic Survey 
4. Land Use Plan 
5. Traffic Study 
6. Utility Letters 

 
 
 
 



 

Exhibit 1 – Aerial Photograph 

 

 

 



 

Exhibit 2 – Recorded Plats 
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Exhibit 3 – Topographic Survey 

 



Exhibit 4 – Land Use Plan 

 



 

Exhibit 5 – Traffic Study 

 

Submitted under separate cover.  
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Exhibit 6 – Utility Letters 
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