
263 C i t y  o f  B e a u f o r t ,  S C

A P P E n d I x  B :  m A R k E T  d E m o G R A P h I C S



264V i s i o n  B e a u f o r t  |  2 0 2 0  C o m p r e h e n s i v e  P l a n

b.1 quality of life assessment

The City of Beaufort describes itself as a city of choice, and 
the county seat of Beaufort County in the Lowcountry 

of South Carolina. It is located well off the primary Interstates 
and Highways in the coastal Lowcountry. It is most notably a coastal city with its waterways 
providing its primary identity. Beaufort is currently best known for its southern charm, 
rich history, arts scene and picturesque quality of life — as identified by its downtown and 
waterfront park. 

Beaufort has enjoyed a strong tourism industry that is supported by military visitors, local 
arts and culture. There is a strong artist community here, conferred by the Beaufort County 
Arts Council, making it a top artist destination. Tourism also includes the natural beauty 
of its intra-coastal waterways and the centerpiece of a string of barrier islands. Efforts by 
the Chamber of Commerce include studies to expand conferences, meetings and facilities. 
Nationally, trends in travel and tourism have shown a decline, including a significant drop in 
roadway travel in August 2008, according to the Federal Highway Administration. This trend 
bears watching carefully, particularly in the short term, largely due to the changing global 
economy and shifts in gas and energy use.       

Much of Beaufort’s economy is dependent upon its area military installations. The US Naval 
Reserve & Marine Corps Air Station, Parris Island, and the Laurel Bay Area (highlighted 
in yellow on the map). These bases not only drive local employment but also tourism with 
frequent military graduations. Data from the Marine Corps Air Station (MCAS) suggests 
that the MCAS facilities have a direct economic impact of $509.2 million dollars. Results 
from the Base Realignment And Closure Act (BRAC) indicate no significant increase in base 
population in the coming years, but rather reallocation of personnel to accommodate new 
equipment and technologies. 

According to MCAS Beaufort, the Base population includes 4,210 Military personnel, 1,118 
civilians and 5,327 Military family members — totalling 10,655 persons. It is estimated that 
approximately 60% of the employed personnel and their families live off base. This translates 
into a population of approximately 8,525, or some 3,674 households, many of which are 
reported to live outside the City of Beaufort. This is reportedly due to the issue of affordability 
of housing and housing choices in Beaufort. While the number of families living outside of 
Beaufort is not clear, it is likely that there is limited connection between those base employees 
and enlisted personnel living elsewhere and the City of Beaufort. Therefore, the primary 
impact to Beaufort currently includes the base daytime employment population to support 
retail uses, restaurants and services in and around the base along Boundary Street. 
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Note on the Population Figures and 
Estimates:

The demographic and population 
information that is presented in 
this Appendix differs from the 
population estimates that are 
found in Section 3.2. This slight 
difference exists because the source 
data for the Census Bureau and 
that used by ESRI (the source of the 
demographic information shown in 
this Appendix) are slightly different. 
The table on page 20 illustrates the 
various population trends depicted 
by the three predominate sources of 
information - the Regional Plan, 
the Census Bureau, and the ESRI 
Market Snapshot.

The information presented in this 
Appendix is geared primarily for 
use by real estate professionals in 
determining the market conditions 
for various development activities. 
This data is much more important 
as a regional aggregation because 
of the regional travel patterns and 
the often large disconnect between 
the urbanized areas and the actual  
corporate limits of the various 
municipal boundaries (e.g., most of 
Lady’s Island).
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Micropolitan Area:
United States Micropolitan Statistical Areas , as defined by the Census Bureau and the Office of Management and Budget, are urban areas in the United States 
based around a core city or town with a population of 10,000 to 49,999. The micropolitan area designation was created in 2003. Like the better-known 
metropolitan area, a micropolitan area is a geographic entity used for statistical purposes based on counties and county-equivalents.
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b.2 quality of life assessment

The factors that define quality of life are subjective. After discussing which are important to the community, we provide an 
assessment of ten key factors which determine the quality of life in the market, which is how those choosing to live or locate 
a business in the community will view it. How a community views itself — its image and communications both internally 
and externally assist in defining its culture, which impacts its competitive advantages as a place to live, work and play.  In all 
ten factors, the indicators suggest that Beaufort  places its quality of life high as its competitive advantage. Beaufort’s current 
message both internally and externally is one of change. Therefore it should place its focus on renewed investment and the 
potential for a vibrant future. 

Quality of Life Factor Study Area Status
Beaufort, SC 

Report Card Indicators
A-Excellent; B-Good; C-Fair; D-Needs
Attention/Improvement

Public Open Space & Recreation; Preservation of 
Eco-Systems

Multiple parks including its most notable: 
Waterfront Park. New Rails to Trails & Southside 
park pending. High value on area Ecosystem. 

A Review park programming and connectivity. 

Arts & Culture Strong arts sector; active Arts Council; galleries 
and arts in the downtown. A Review connectivity; target this sector - 

expand public participation.

Historic Preservation Active program for Historic Preservation for 
housing in neighborhoods surrounding downtown. B Review incentives for Historic Preservation; 

balance costs to preserve to facilitate further 
renovation/preservation in downtown. 

Health Care Beaufort Memorial Hospital  -quality health 
care with strong heart and cancer program as 
Duke affiliate; non-profit; Naval Hospital on the 
waterfront. 

B Communicate success stories and relationship 
to the community. 

Education University & Technical colleges in the region 
- a strong component for Higher Education & 
workforce (re)training; 
Elementary education in public districts appear 
stable.
 

B Actively collaborate between public system 
(K-12) and university/colleges. Expand 

relationships between public educational 
organizations to expand on workforce training 
efforts by Chamber/Economic Development 
Council.

Accessibility & Transportation Interstates (1) ; Air (1) ; Water/Port; Active effort 
for Port expansion C Review connectivity and quality of 

transportation options; assess parking in 
downtown areas.  

Labor & Employment 
Opportunities

Commerce Park; relocation of government 
facilities to Boundary Street area. C Diversify economy & job training. Focus on 

adding employment in downtown and around 
base. 

Goods & Services Emerging retail and restaurants; hospital & 
medical nearby; expanding churches. B Identify, connect and cluster uses in key 

priority areas; such as downtown & Boundary 
St. town centre.

Housing Challenged with affordability; preservation and 
new development costs. C Implement recommendations of Workforce 

Housing study; continue workgroups discuss-
ing this issue. 

Crime Stable. Challenged in some areas but improving. B Public safety assessment; implement 
neighborhood watch.
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L o o k I n G  B A C k :  2 0 0 4

    

Lowcountry

Joint Land Use Study (JLUS)

Plan

Lowcountry Council of Governments
 September 2004

lowCountry Joint 
land use study 
(Jlus) Plan
 
The JLUS planning process 
began officially in April, 1999, 
when the councils of Beaufort 
County, the City of Beaufort 
and the Town of Port Royal 
passed uniform resolutions 
recognizing “that continued 
operation of the Marine Corps 
Air Station (MCAS) Beaufort 
is important to the local 
economy and the Lowcountry 
regional economy and that its 
future operational capacity 
should be protected.” 

The JLUS process requires a 
valid noise and safety study to 
serve as the foundation for and 
a reference point for making 
planning decisions. In the mid-
1970’s, the DoD established 
programs in response to 
existing and potential 
threats of incompatible 
land developments that 
were compromising the 
defense missions at military 
installations. The AICUZ 
studies are based on 
sophisticated, computer-based 
noise models, Federal Aviation 
Administration guidelines, 
DoD Directives, and 
community land use planning 
principals and practices. 
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The South Carolina Comprehensive Planning Act of 1994 states that the local 
Comprehensive Plan must include, but not be limited to, the following planning 

elements:

A 1.	 population element which considers historic trends and projections, household 
numbers and sizes, educational levels, and income characteristics;

An 2.	 economic development element which considers labor force and labor force 
characteristics, employment by place of work and residence, and analysis of the economic 
base;

A 3.	 natural resources element which considers coastal resources, slope characteristics, prime 
agricultural and forest land, plant and animal habitats, parks and recreation areas, scenic 
views and sites, wetlands, and soil types; 

A 4.	 cultural resources element which considers historic buildings and structures, 
commercial districts, residential districts, unique, natural, or scenic resources, 
archaeological, and other cultural resources; 

A 5.	 community facilities element which considers water supply, treatment, and 
distribution; sewage system and wastewater treatment; solid waste collection and disposal, 
fire protection, emergency medical services, and general government facilities; education 
facilities; and libraries and other cultural facilities;

A 6.	 housing element which considers location, types, age, and condition of housing, owner 
and renter occupancy, and affordability of housing. This element includes an analysis to 
ascertain nonessential housing regulatory requirements, as defined in this chapter, that 
add to the cost of developing affordable housing but are not necessary to protect the 
public health, safety, or welfare and an analysis of market-based incentives that may be 
made available to encourage development of affordable housing, which incentives may 
include density bonuses, design flexibility, and streamlined permitting processes;

A 7.	 land use element which considers existing and future land use by categories, including 
residential, commercial, industrial, agricultural, forestry, mining, public and quasi-public, 
recreation, parks, open space, and vacant or undeveloped;

A 8.	 transportation element that considers transportation facilities, including major road 
improvements, new road construction, transit projects, pedestrian and bicycle projects, 
and other elements of a transportation network. This element must be developed in 
coordination with the land use element, to ensure transportation efficiency for existing 

C SC CodE-REQuIREd 
ELEmEnTS
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and planned development;

A 9.	 priority investment element that analyzes the likely federal, state, and local 
funds available for public infrastructure and facilities during the next ten years, and 
recommends the projects for expenditure of those funds during the next ten years for 
needed public infrastructure and facilities such as water, sewer, roads, and schools. 

Because of the unique approach undertaken by the City of Beaufort in the adoption of 
this Comprehensive Plan, the standard elements listed above are not segregated. Rather, 
they are packaged in more integrative Chapters that better articulate Beaufort’s priorities 
for achieving economic, social, and environmental sustainability. The matrix below is 
intended for use by state and local office to find all required elements throughout this 
Plan.

Required Element Location of Information Page
Population 3.2 Who We Are: Population and Demographics 

3.3 Our Environment Today
B.1 Market Assessment Data

20
27
264

Economic 
Development

SI 2.0  Continue Reinvestment in our Neighborhoods
SI 3.0 Provide Housing for a Diverse Population
SI 6.0 Encourage Local Food Systems
EP 1.0 Aggressively Promote Economic Development in 

all Sectors
EP 2.0 Prioritize Infill and Redevelopment
CS 1.0 Regeneration of Lafayette Street
CS 2.0 Downtown Infill and Parking
CS 3.0 Regeneration of the Northwest Quadrant
CS 4.0 Lady’s Island Gateway Village Center
CS 5.0 Battery Creek High School Area
CS 6.0 US 21 Realignment
CS 7.0 Robert Smalls Village Center
CS 8.0 Southside Park Neighborhood
B.1 Market Assessment Data

119
124
138
176

179
209
213
219
221
223
225
227
229
264

Natural 
Resources

NI 1.0 Protect and Improve Water Quality
NI 2.0 Conserve Water
NI 3.0 Conserve Open Lands
NI 4.0 Protect and Expand the Urban Tree Canopy
CE 1.0 Reduce Greenhouse Gas Emissions 
CE 3.0 Promote Energy Efficiency and Renewable 

Energy
CE 4.0 Reduce the Solid Waste Stream
CE 5.0 Implement Sustainable Development Practices
SI 6.0 Encourage Local Food Systems

83
88
90
94
99
102

109
110
140

Cultural 
Resources

SI 4.0 Protect and Preserve Our Historic Resources
SI 5.0 Expand the Arts and other Cultural Resources

131
138
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Required Element Location of Information Page
Community 
Facilities

FG 2.0 Urban Services Area Expansion and Annexation
CE 2.0 Enhance Resiliency to Natural Hazards
CE 3.0 Promote Energy Efficiency and Renewable 

Energy
CE 4.0 Reduce the Solid Waste Stream
SI 1.0 Enhance and Expand our Park System
SI 6.0 Encourage Local Food Systems
11.1 The Economic Context of City Government
11.2 Current City Facilities and Services
11.3 Utilities
11.4 Emergency Medical Services and Health Facilities
SC 1.0 Ensure a Healthy Financial Position
SC 2.0 Provide Efficient City Services
SC 3.0 Maintain and Expand our Physical Assets

73
102
106

109
115
140
185
189
192
194
197
202
204

Housing CE 5.0 Implement Sustainable Development Practices
SI 2.0  Continue Reinvestment in our Neighborhoods
SI 3.0 Provide Housing for a Diverse Population
CS 1.0 Regeneration of Lafayette Street
CS 2.0 Downtown Infill and Parking
CS 3.0 Regeneration of the Northwest Quadrant
CS 4.0 Lady’s Island Gateway Village Center
CS 5.0 Battery Creek High School Area
CS 7.0 Robert Smalls Village Center
CS 8.0 Southside Park Neighborhood
B.1 Market Assessment Data

110
119
124
209
213
219
221
223
227
229
264

Land Use 5.1 Northern Beaufort County Regional Plan 
5.2 A Transect Approach to Community Planning 
FG 1.0 The Framework Map
FG 3.0 Incremental Growth Using the Neighborhood 

Unit
FG 4.0 Update the UDO
FG 5.0 Make the Development Process Predictable 
CE 2.0 Enhance Resiliency to Natural Hazards
CE 5.0 Implement Sustainable Development Practices
CS 1.0 Regeneration of Lafayette Street
CS 2.0 Downtown Infill and Parking
CS 3.0 Regeneration of the Northwest Quadrant
CS 4.0 Lady’s Island Gateway Village Center
CS 5.0 Battery Creek High School Area
CS 6.0 US 21 Realignment
CS 7.0 Robert Smalls Village Center
CS 8.0 Southside Park Neighborhood

47
49
55
75

77
78
102
110
209
213
219
221
223
225
227
229
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Required Element Location of Information Page
Transportation 5.1 Northern Beaufort County Regional Plan

CE 5.0 Implement Sustainable Development Practices
AM 1.0 Improve the Road Network
AM 2.0 Prioritize Pedestrian and Bicycle Improvements
AM 3.0 Expand Transit Opportunities
AM 4.0 Maximize Blueways for Recreation and 

Transportation
AM 5.0 Update Regulations to Improve Access, Mobility 

& Safety
CS 6.0 US 21 Realignment

47
110
145
161
166
168

169

225

Priority 
Investment

5.1 Northern Beaufort County Regional Plan
Chapter 13 Setting Priorities for Implementation

47
233


