CITY OF GREENVILLE COMPREHENSIVE PLAN UPDATE i
2014 Review of Communitywide Data

DiscoverGreenville wa an initial stage of the comprehensive planning process, producing an inventory
of the <cityods The 2014 wdate allovesu® ta refeehis informationand determine
whet her the <city is on track .tThe data isedetos update the p |
inventory comes from a variety of sources, including the 2010 Census, building permit activity and other
departmental irdrmation, and projects from the annual Capital Improvement Program.

This document highlights the eight elements that make up a comprehensive Ptenelements are
population, housing, economic development, natural resources, cultural resourcesnitpriaailities,
transportation, and land us@he population section outlines the demographics of the city: who lives in
the city and how that has changed. The housing and ecodermgtpmensectionsdescribevhere the
people live and work. The natual resources, cultural resources, and community facilgexgions
define the quality of life in Greenville. The transportation and land use eledetatsnine how people
move from place to place and how land is developed.
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Population

The Cty of Greenville is located in the Upstate region of South Carolina, along-8Becbrridor
between Charlotte, NC and Atlanta, GA. According to predictions, this corridor will continue to be a
magnet for growth over the next few decades. As the county seat for Greenville,Gberyy of
Greenville is positioned within the Carolina Piedmonfgapolitan area which extends throughout the
Carolinas along-85 and around the growth of Raleigh and Charlotte. Fudbath on thel-85
corridor, the Georgia Piedmont megapolitan area emanates out from the Atlantpaiiteimarea.

Regional Map Showhg Megapolitan Areas
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The 20 megapolitan areas, located throughout the country, are designed to capture the major U.S.
metropolitan areas and their corresponding growth corridors and are thought to represent the major
growth areas for the United Stats. Although these megapolitan areas make up only 12% of the

nationdés | and area, in 2005 these megapolita
St ateb6s popul ation and nearly 70% of the U.S.
areascould add as many as 60 million new residents.
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The two megpolitan areas surrounding th&yCof Greenville, the Carolina Piedmont and the Georgia
Piedmont, are slated for a population growth rate of 44.6% and 54.9% respectively from 2000 to 2030.
Population growth within the region can create an array of challenges in the future. The need for more
housing will put strains on some of our natural areas and beckon the need for infill development, higher
densities, and affordable housing in areas deemppdopriate. The growth in population will create a
demand for goods and services from both the private sector and local government. Management of
development into areas that can provide the appropriate infrastructure and services while preserving the
character of existing communities will be an important decision for local governments. A review of the
existing population and the patterns of past development will aid in predicting the level of population
growth that will occur to ensure that the CityGfeenville will be prepared for future challenges.

Growth through Annexation

City of Greenville Annexation (1930- 2014
The City of Greenville has
expanded from its 1920«
urban core, as decades
piecemeal annexations hav
added to its incorporated lan
area. During th€0s and 30s,
the Gty existed within a /
central core emanating fron
downtown with Main Street

and the Reedy River at it (1 tss0ciy Lim
center. The largest period c 1940 City Limit
growth occurred in the 1940: 1950 & 1960 City Limit
when the City annexedver AS3 0GRy Eimik

10 square miles of landAs a N 1980 city Limit
ring of neighborhoods was N o0 city Limit
built in this newly-annexed ‘:z‘:zz':yt':':
area, a period of populatiol wEm
growth extended throughou | F20t ety Limi
the 1950s culminating in ar Rivers and Streams
all-time high population of
66,188residentsas recorded
by the 1960 decennial census.

Since that time, the city limits have continued to expand, mainljodie southeast, and as ofl2@he
city was nearly 29 square miles in size.

Lakes and Ponds
\/\/ Roadways

J
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Patterns of Growth

As the city expanded in area, the patterns for its development changed as well. The original growth
around the urban core reflected a need to live neamathieity of the city, principally around the
downtown area. Residents were able to walk or ride the streetcar to their jobs, their schools, the market
or other points of interest. The rapid period of expansion and growth occurring in HWqridtVar |

1940s andl950s resulted in a transitional pattern, where many city residents had the ability to move just
outside of the urban core because of the extension of streetcar lines and bus. In the latter half of the 20
century, the automobile became comnmplace in American households and people and businesses were
able to move farther out from the urban core. Since there was no longer a need for proximity,
development began following a suburban pattern that put less focus on sidewalks and a greatsr emphas
on parking, supporting the automobile over the pedestrian.

The map below shows a thematic representation of the pattegnevath represented within thatZ of
Greenville. The shapes of these patterns resemble a ball and glove. The ball, tleeirddueircle,
represents the urban core of the city; the glove, the estdlped green polygon, wraps around the urban
core and represents the suburban pattern of development; and the area where these two shapes overlap
an area of transition. This band glove thematic is overlaid on a map showing the sidewalk and
parking infrastructure within the city.

Ball and Glove- Patterns of Growth in the City of Greenville

The city has 3 major patterns
of development:

*Urban Core
—Pedestrian Network
—Small Parcel Size
—Mixed Uses
—Higher Density

«Suburban Transition
—Auto Dominated Network
—Large Parcel Size
—Isolated Uses

—Lower Density
*Transition

—Areas show characteristics
of both Urban Core and
Suburban Pattern
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Population Changes

Despite a steady increase in populati
growth leading up to 1960, the cit
followed this with two decades o
declines. From1960 to 1980 the
recorded population for the city
declined nearly 20%. This decline we
likely a result of declining householc
sizes and the era of suibanization
that led many cityesidents throughou
the country to move out into th
suburbs. Since #&t peri od
population has remained relativel
stable with a total 2010 population o
58,409.

Comparisons with other nearby citie
show that most have had patterns
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uneven growth rates since the 196
With the exception of Charlotte, all
other nearby cities evaluated had

either low or negative rates of population growth in either the 1960s or the 1970s.

S.

City of Greenville Population History (U.S. Census Bureau)

In the 1990s, the

nearby cities either remained relatively stable or sagetgpopulation increases. Théyof Greenville
declined Bghtly during the 1990s, possibly as a result of some of the redevelopment projects that were
ongoing during the 2000 census, which may have shifted some of the population. With projections of
large population growth within éregion, growth rates fohé¢ Gty of Greenville and nearby cities are

expected to increase by the next census in 2020.

Asheville, NC -3.9% -7.3% 15.0% 11.8% 21.1%
Atlanta, GA 2.0% -14.5% -7.3% 5.7% 0.8%
Charleston, SC 1.5% 3.8% 26.6% 9.8% 19.5%
Charlotte, NC 19.7% 30.4% 25.9% 36.6% 35.2%
Chattanooga, TN -8.4% 42.4% -10.1% 2.0% 7.8%
Columbia, SC 16.5% -10.9% 9.4% 4.6% 11.1%
Greenville, SC -7.2% -5.2% 0.1% -3.9% 4.3%
Spartanburg, SC 0.4% -1.3% -1.1% -8.8% -7.2%

Rates of Population Growth by Decade for Regional Cities (U.S. Census Bureau)
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Current Demographics (2010 U.S. Census)

Population:

A In 2010, the @y of Greenville had a population of 58,409 living in 25,599 households.
A The averagedusehold size was 2.08 for th@yCof Greenville and 2.49 for Greenville County.

Age:

A The median age for cityesidents was 34.6

A The residents of Greenville are younger in comparison to the state and country as a whole. The
median age in South Carolina was 37.9 years and 37.2 for the U.S.

65 Years And
Qver
13%

6% 5-19 Years
17%

45-64 Years

Oy
2 20-24 Years

25-44Years 10%
30%

City of Greenville Population by Age (U.S. Census
Bureau)

Race and Ethnicity

A Greenville has a diverse racial mix, including ¥&#H64%), African American (30%), Asian (1.4%),
~ American Indian (0.3%), and Pacific Islander (0.1%)

A 5.9% were Hispanic in 2010.

Asioan Others
o 5%

u White
B African American
= Asian

m Others

City of Greenville Population by Race (U.S.
Census Bureau)
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Education

A At 85.7%, the city is on par with the nation for high school graduates.

A With 39.

2% of

citizens than does the county, the state, or the country as a whole.

t hledicng ya sb gpopalll art @ 0 nd ehpr e e
gradude or professional degree, th&yCof Greenville has a higher proportion of colleggucated

Educational Attainment | Gty of Greenville State of South | United
Greenville, SC County, SC Carolina States

High School Diploma or | 85.7% 84.0% 83.9% 85.4%

Higher

"AAEAT T 060 ¢39.2% 30.0% 24.3% 28.2%

Higher

Graduate Degree or 14.9% 9.9% 8.6% 10.5%

Higher

Educational Attainment Comparison (U.S. Census Bureau)

Population Projections

Planning for the next generation requires a certain understandimgyvothe population within theity

of Greenville will change throughout the next few decades. However, projecting population for the city
can be difficult because of the incstent rates of growth that have occurmar the last several
decades Many of the methods typically utilized to project population are based around the extension of
previous growt h r astagrmntpophlationeverethe,last tfetv elecad cah gréate
estimates that fail to reflect the ongoinfux of people and development within the city.

New development patterns have brought growth back into the urban core of the city. The downtown
area has seen several infill projects, many of Wwieature a mixedise form of development, mixing
commercial and office uses with residential. The redevelopment of many of the older neighborhoods
within the city has helped revitalize other areas in the urban core. Further growth will likely be seen
from the development of previously annexed areas over the past decade, inaledm@ground the

Cl emson Universityds I CAR Campus and the next

Greenville added just 2,407 people3%. growthrate from 2000 to 2010, much ledsain the estimated

6,440 (11.5%growth rat@ established originally in this comprehensive plan. The lower rate of growth
was likely a result of the economic crisis, which caused high levels of foreclosures and slowed housing
starts and financial lendingrttughout the country.
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I n order to estimate popul ation over the next |
along with the latest Censu _ )

estimates. The latest estimat City of Greenville

from the U.S. Census Bureau fc Building Permits

the City of Greenville are 61,39 _

residents for 2013. Thes 2010 - 2012
numbers reflect a growth rate th:
is consistent with an analysis ¢
building permits since the 201!
Census, as shown in Map 4.

Using the 2013 estimate as ~ ° 2012 Demolitions
baseline, the building permit dat * 2011 Demolitions
for the City was used to projeeh ~ * 2010 Demolitions
average population increase p * 2012Permits
year to estimate populatiol 2011 Permits
numbers for 2020 and 2030. 2010 Permits
Interstate
Utilizing the building permit data, [__] Greenville City Limits
calculations were made to get

tally of new residential unitsof the
previous ten years spanning 2004 to
2013 Demolished nits were subtracted from this tally to create a net number of new residential units
per year. The vacancy rate for the City (13%) was utilized to estimate how many of those units would
be empty at any given time, perhaps while the units are for salebetween leases, in order to estimate

the number of new, occupied units. The average household size (2.17 persons per household) was take
into consideration, in order to estimate the population increase that these new units represent. On
average the i/ grew an estimated 585 residents per year over the last ten years and this per yer
increase was used to forecast the population for 2020 (65,500) and 2030 (71,360).

City of Greenville Growth Since 2010

2000 2010 220 230
56,002 58409 6,500 71,360
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City of Greenville Population Projections Through 203 (U.S. Census Bureau)
Summary:
Population rates within th@ity are expected to rise through30due to increased downtown mixasde
devel opment, wurban infill, and redevel ocgowmiagnt

pr

megapdtan area. Despite the relatively flat growth rates experienced over the past few decades, the

City of Greenville is currently experiencing a period of steady grow@fensus projections and building
permit analysis suggest the City is growing; and ¢ginasvth will likely continue as long as the city can

provide ample housing opportunities and maintain a healthy economic climate for this new population
while maintainingthe many other elements that contribate tt h e

This populatim boom will present many challenges and opportunities over the next few decades.

cityos

qgual ity

of

In

order to meet these challenges, the City of Greenville will need to engage the public and begin to create

a vision for the future of the city. Establishing mutual linésceammunication for education and
di al ogue

bet ween
objectives. This element of public participation will be vital to ensuring that the City meets the needs of
its citizens today, while preparing for the citizens of tomorrow.
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Housing
The condition of housing within a clihtand,ecommicant vy,
vitality. Thed ty of Greenvill eds housi ng sngmwthkthabthee d s

city will experience over the next 20 years. The availability of housing options can be a major factor for
people looking to relocate to the city. The following are current hgusata and statistics for thetyC
of Greenville.

2010 City of Greenville Housing Profile

The U.S. Census Bureau defines a housina
unit as a house, an apartment, a group
rooms, or a single room occupied or intend
for occupancy as separateitig quarters. As

of 2010, the Qy of Greenville had a total of
29, 418 housing uni ts
housing stock, 45% of the units were owne
occupied housing and the remaining 553
were rental units. The adjacent map sho
housing unit density per ee for each block
group in the City of Greenville

Thehousinginit density me

and gloveo pattern he
population section. Housing density decrea: Housing Density
the further away t h BBl <tuiperare tyos

center, especially on the southeast side -2 units per acre
Greenville, as the southeastern sidi¢he city 23 unis peracre
. - > 3 units per acre
has developed in a more suburban style.
Part of this growth pattern can be explained by a housing boom in the 1950s that led to a trend of
residents moving away from the city center in search of more space and newer housing units. Most
recenly, there has been a nationwide trend for individuals to move back to the urban core. This trend
has also beeseen in the City of Greenville. Theitf of Greenville has experienced an influx of
residential condominiums and apartments in the CentralnBssi District and the urban core.
Approximately 2920 residential units currently exist in the downtown caber 1,000 new units are
currentlyplanned ounder constructioas part oimixeduse developmenfsor t he ci,tandés u
several otheprojects are also slated to be started in the coming y€hisrepresentsa significant
increase in downtown devel opment and wil/l i ncr e

Housing Statistics and Data

Currentl y, ouingestock\consistsedapprokimately 29,418 units and 25,599 households.
More of Greenvillebs current housing stock was
there are 4,883 units in thecibuilt between 1950 and 195Many of thee houses were built in the
area annexed i n tAtera 3lightidctease ib the 1940% theCamouyt.of new units


http://www.epodunk.com/
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built in the city has seen a steady rise and fall since the 1950s, with one of its largest upswings in
construction from 200Q010.

Housing Built by Decade

3
8

S
8

4000

3000
2000
1000

Pre 1940 1940-1949 1950-1959 1960-1969 1970-1979 1980-1989 1990-2000 2000-2010

Number of Units

City of Greenville Housing Construction by DecadgU.S. Census Bureau)

There has been new residential development within the remaining undeveloped areas of the city, but
many of thenew residents expected for thayCof Greenville will likely find homes in existing units or

infill developments. Therefore, an important indicator for the City to consider is inmaisimexisting

housing stock.City of Greenville building permit data inghted that from 2010 to 2012,it¢ of
Greenville residents have spent $50.2 million in residential renovations on 908faimdieunits, with

an average investment of $55,286 per home. This is a nearly $20,000 average increase per investmen
over the 2008 analysisreflecting asignificant investment in theity of Greenville on existing housing

stock through additions or alterations.

10
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Housing Affordability

Housing can be classified as fnaffordabl e housir
does not exceed 30% of thentbbined gross income of all household members and when the home is
adequately sized for the househol d. According
National Housing Conference and Center for Housing Policy, the median sales price foe anho
Greenville was $145,000 in thé' fluarter of 2013. The annual income needed to afford a median
priced home was $38,473. This study selected 76 occupations and of these occupations, 47% could
afford to become homeowners and 53% of these occupatmuidnot afford to become homeowners.
According to the study, the Fair Market Rent for-ae2lroom apartments in Greenville was $715/month

in the F'quarter of ®13. This shows a 19% increase in the price for a 2 bedroom apartment since 2006
which was$599/month. The hourly wage to afford @@droom apartment was $13.75/hour. Of the 63
occupations studied, 73% of these occupations could afford to rebedr@om apartment and 27% of

the occupations couldot afford to rent a Zbedroom apartment.

Inaddition to affordabl e wo-2HF AnnualeActitnoPlas lookg at  t
households classified as the fAworst case need
live in substandard homes and spend over 30% of their incomkoasing. Of these families,
approximately 29.2% spend over 50% of their income on housing. This classification also takes into
account renters. Of the total rentarcupied households, 32% reported gross rents that exceeded 30%
of their 1999 income ah16% reported housing costs which exceeded 50% of their income.

h
S

The 20162015 Consolidated Plan also reviewed the supply of housing and determined that the housing
supply has followed the pace of demand and there is not an excess or deficiency of hdosieger,

the monthly cost of the available rental property is out of reach for low and very low income
households. In addition, the condition of these units is often dilapidated and in need of extensive
repairs. Housing costs are too excessive foetancome families to consider homeownership.

Through the Comprehensive Planning process, staff has looked at the current coodlitifordable
housing in the @y of Greenville and future nesdof affordable housing in theit¢ of Greenville.
Through a close analysis of data from HUD, census, and City data, staff has determined that the
following chart displays the current units of affordable housing broken out by income level. This
information helps staff by determining a baseline of affordableihgssock.

Existing Quality Affordable Housing
MFI = Median Family Income

Household Income 2008
Less than 30% of MFI 1347
31%- 50% of MFI 1536
51%- 80% of MFI 3015

Existing homes and homes that are currently being constructed
and marketed at these pice points. (July 3, 2008)

11
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Staff took a closer look at the affordable housing levels and determined the projected need for affordable
housing based on the citydéds population project
income. The talel below outlines the projected need forafable housing in theity of Greenville

over the planning horizon. I't is important to
climate. These projections could change based on the econamatecbver the next 20 years.

Projected Future Needs Based on HUD Projections

Household Income 2010 2020 2030
Less than 30% of MFI 4613 5138 5728
31%- 50% of MFI 3839 4275 4767
51%- 80% of MFI 5059 5634 6282

Staff has also reviewed historical d&adetermine just how many affordable housing units are being
constructed. From 2000 to 2008 there were 714 affordable units constructed. These units are defined a:
homes that target individuals that make less than 80% of the median family incomed83%28,less)

per year. Staff has projected that approximately 50 new units will be built each year over the planning
forecast.

Projected Supply Based on Historical Supply Growth Rates and Existing Funding Sources

Household Income 2010 2020 2030
Less han 30% of MFI 1380 1546 1712
31% to 50% of MFI 1569 1735 1901
51% to 80% of MFI 3048 3214 3380

This projection also assumes that the economic climate will remain the same over the planning forecast.
However, this analysis does give staff a tool &phidentify the income brackets that need the most
attention.

Projected Deficit Based on Need and Supply
Household Income 2010 2020 2030
Less than 30% of MF| 3233 3592 4016
31% to 50% of MFI 2270 2540 2866
51% to 80% of MFI 2011 2420 2902

12
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It is important to understand that this deficit represents the number of affordable homes in good
condition. It is difficult to calculate the number of homes that meet the criteria of affordability but are
substandard. Like many communities, Greenville expeeemegligent landlords. It is important for

the City to encourage that all homes be brought up to current standards, particularly homes marketed as
affordable. Total operating and maintenance costs should be considered in the affordability of the home.

In addition, families earning below 80% of the median family income may need supportive services
including mental health, substance abuse, job skill development, and other services in order to live
independently. Job training and placement programs lIHKEARE 6 s LADDER Progr ar
Advancement through Diligent Determination and Employment Resources) are necessary to increase
household incomes which ease cost burden, overcrowding, living in substandard conditions, and other
problems.

Based on the 2012012 CAPER report, the wealth impact during the 22023 year was $104,593
with 29 participants served. In partnership with the Greenville County Human Relations Commission,
the city provided a total of $25,000 to support the KEY (Comprehensive Housings€ling) Program
initiative.
1 A total of 127 persons were served in the program.
1 Processing credit reports for a prospective homebuyer is part of the homeownership process. Several
credit reports were generated to provide potential homebuyers guidgnoehiasing a home as part
of the KEY program.

The creation of affordable and workforce housing has been a priority for the City of Greenville. In
support of the development and creation of affordable workforce housing for both rental and
homeownership ggortunities, the City of Greenville provides the following assistance:

1 Property acquisition, including:
o0 Assembling key properties and packaging them into larger tracts
0 Addressing property issues including title work, liens and environmental issues
o Providing these properties for redevelopment
1 Public improvements
1 Down payment and closing cost assistance to homebuyers
1 Assistance with prelevelopment and construction costs
1 Technical assistance through the development process
There are also several programattthe City has initiated to keep individuals in their homes. These
programs are geared to individuals that earn below 80% of the median income. Approximately 30
applications are received each year and approximateli51@Qrants are issued and another205
homeowners receive assistance through the Citybo

Community Improvement ProgramThe City grants approved applicants $24,500 to rehabilitate an
owneroccupied dwelling. The City also oversees the rehabilitatidgheohome. For example, in 2012
nine rehabs were completed utilizing the Commun
(Cl P) fund during the program year. The projec
emphasis neighborhoods.

13
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Volurteer Programs The City works with various groups and organizations to provide volunteers to
assist with repairs and maintenance of homes.

Grant Assistance PrografGAP) - Community Development will allocate $15,000 for the 202@13
program year. Th&AP program is a joint effort witthe United Way of Greenville County and the
Greenville County Redevelopment Authority poovide small grants, up to $2,500, to neighborhood
associations to undertakeighborhood revitalization activities. Funding paed by the City will be
used to suppoBpecial Emphasis Neighborhoods in the City.

14
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Special Emphasis Neighborhoods

In order to ensure that its housin~ "W Grutontown

infrastructure is able to provide for th

current and future population, the City worl

to restore  Ad redevelop  older Viola Creshline-
Street Spartanburg

neighborhoods. Currently, the City hds8
Special EmphasisNeighborhoods where S WU
efforts are made to help eliminate blight a1«
substandard conditions as well as incree
homeownership ratesMany of the special
emphasis neighborhoods lawnaster plans
in place. The neighborhood master plar
have been initiated by the City of Greenvil Avenue Haynie-
to engage community input into developing
vision for theredevelopment of a particula
area or nei ghbor ho ¢

Special Emphasis Neighborbas are shown /

on the adjacent map. The-going plans for

these Special Emphasis Neighborhoods v /

be incorporated into this Comprehensi\(

Plan.

The redevelopment efforts of the City a \ gy

designed to ensure that the residents of\

neighborhoods are d@tuded in the process

and that the redevelopment projects ¢ Greenvil eds Special Emphasi
designed to improve their quality of life.

Descriptions of the neighborhood efforts that have taken place in the Green Avenue, Nicholtown,
GreenlineSpartanburg, West Greenville, and SouthideSpecial Emphasis Areas are given below.

Arcadia
Hills

West
Greenville

Sterling

Green Avenue

Along with the redevelopment of housing, this project also includes improvements to sidewalks,
curbing, and vehicular/pedestrian mobility. Phase | of the Master Plan was completeeli@omidith

the completion of Genesis Court, a@2it subdivision for firstime home buyers. The second phase,

also known as Washington Heights, includes 40 sifeglely residential units and is currently
underway. The public infrastructure improvements on QWgd,eod, Nelson, and Jenkins Streets have
been completed and improvements to Lincoln, Lafayette, and Casey Streets were completed in 2008.
The City has also completed pubic improvements in the Liintaliayette, Nelson, and Casey Streets of

the Green Avenel neighborhood in 2012. These public improvements also included the construction of
two new parks. The City utilized its Capital Improvement Program funds for the improvements.

15
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Greenline-Spartanburg

Improvements to the Greenli8partanburg Street communibegan in the summer of 2007 with the
Hollywood Circle area. Greenville Housing Futures developed Phoenix Traceuait 12ffordable

rental development for senior citizens while the City in turn completed infrastructure improvements in
Hollywood Circle; Phoenix Trace, Phase Il added an additional 6 units. The Upstate Homeless
Coalition also constructed five affordable rental units along Spartanburg and Mt. Eustis Streets. In 2012
the City partnered with Genesis Homes to complete Phase | infrastrucprnev@ments on Mt. Eustis

and Mt. Zion Streets in the Greenli@artanburg neighborhood. Construction on the improvements is
underway and will support the development of 21 new units known dsutis Corners.

Nicholtown

The creation of the Nicholtown Mger Plan was completed through a joint partnership of the City of
Greenville and the Greenville Housing Authority. A primary component of the initial Master Plan was
the redevelopment of the Jesse Jackson Townhomes. In 2005, the Greenville HousingyAutho
received a $20 million HOPE VI grant to redevelop the Townhomes into a development now known as
Heritage Hills, including the construction of 627 new units; 131iséde units and 496 public housing

and affordable rental units. The redevelopmenuoles new homes as well as many more throughout
the Nicholtown neighborod and other areas within thetyCof Greenville. Sixteen homeownership
units were rehabilitated within the neighborhood in 2008 alone. Recently, four properties were
demolished byth Ci t yés Building Code Enforcement depa
reducing blight ad unsafe housing conditions @he Nicholtown Master Plan. Genesis Homes
completed four units for senior citizens on Nichol and Ackley Streets and PakhiSt2122013

Southernside

Soutnerside is the largest neighborhood within the west side of the city. In 2012, Two owner occupied
homes wererehabilitated within the neighborhood and three demolitions were completed to help
revitalize the area. Thirteeproperties were acquired during the year. The Community Challenge/
TIGER Il grant projecfocusedon creatinga comprehensive plan for the west side of the City including

the Southernside neighborhood. Clemson University, in partnership with the Soukheessiients and

the City completed a master plan in the neighborhood in 2011. Recent construction projects include
Al len Temple Community Economic Devel opment Col
It includes six homes leased to families earfiatpw 80% of the area median income

West Greenville

Several developers partnered with the City to implement the West Greenville Master Plan, including
Homes of Hope, Habitat for Humanity, BGM (Azah Shrine Temple), Antioch Housing Corporation, and
SHARE. Over 130 units of affordable workforce rental units andskle dwellings have been
constructed in the neighborhood. The City of Greenville has completed improvements Joe Louis Street
that will support the new housing units constructed by Habitat fonatity and Homes of Hope. The
Gower Place development was completed in 2013 while Homes of Hope completed Gower Park and its
four affordable rental units in 2012. Homes of Hope also completed construction on six new homes,
known as Bethel Place; these h@meere made available to senior citizemsthe fall of 2013the west

side Comprehensive Planning process begganconducting weekong workshops and stakeholder
interviewsinvolving the Southernside, West Greenville and the West iigighborhoods.
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Areas of Opportunity

The City of Greenville has remained a partner
campus, Millennium Campus, and the phased construction of Verdae for several years. These
developments, all surrounding th&% corridor, & located in the southeastern portion of the city. The
Verdae development includes both commercial and residential components to its master plan.
Ultimately, projections call for up to 10,000 residents, 550 businesses and 15,000 jobsh&hen
developments completeda project estimated to take 15 to 20 years at a cost of $2.2 billion, primarily

in private investment

Beyond the large tracts beidgvelopedas CU CAR and Ver dae, most of th
scattered on small sitesThe FutureLand .

Use map will determine the appropriat
land use for the vacant land so that it ¢
be developed in a way that is most helpt
for the lesidents and businesses in ttigy C City of Greg ‘""‘-‘
of Greenville. There are approximately z /
acres withinthe Gty of Greenville that
have been determined undevelopable eit
because of steep slope, flood plain, or otl
topographical  constraints. Furthe
environmental review may find other arei”
that are inappropriate for development.

Vacant Parcels

- Vacant Parcels

- Undevelopable Places

City of Greenville Vacant Parcels
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Summary

Housing wihin the Gty of Greenvile plays a crucial role in the health and vitality of the city and its
citizenry. The Special Emphasis Neighborhoods are a major strength for the city and gifovetible
housing and encourage redevelopmertdditionally, the identified areas of oppunity discussed
above are a major strength for the city and will provide another opportunity to increase the housing
stock in the city limits. After these areas are built out, the majority of housing stock increases will again
result from investment arenovation in existing housing stoakd infill development Because of this,

it will become important to address the character of existing neighborhoods and supply citizens with
guidelines and tools to help preserve the character of existing andchistighborhoods.

Overall, Greenvill edbs housing mar ket is stable

exist to improve our housing market in ways that will continue to make Greenville attractive as a place
to live for current and futureesidents.
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Economic

Greenville South Carolinas locatedalong thelnterstate 851¢85) corridor and serves
as the economic center for the Upstaggionof South Carolina. Since its completi
in the early 1960s,-85 hasattractedoffices and indusiles The economic growth EEFEEE
along this corridor has led to concentrations of population and business that ha
revitalized major cities and expanded out into the suburban areas. This pat
growth has resulted in the identification of a megapolitagion along the -85
corridor: the Piedmont Atlantic Megaregion. There have I2Z8amegapolitan regions
identified throughout the country and combined they account for néayof the U.S. Gross Domestic
Product and cont ai n ffiiceand hightéch indostriesn Breédictmms are forrthe@ge o r
areas to see continued growth over the next few decades. As growth &d&% tborridor continues,

the Aty of Greenville will likely see business and industry gains as well.

Connections

Interstate 85 is not the onlyatrisportation advantage f@reenville. Connected with other highways
and interstates, all major markets on the eastern seaboard and most of the markets east of the Mississipj
Ri ver are within two deanyiked TheUWpstatemlsovbenafd ftom the k f r
GreenvnleSpartanburg International Alrport Allowing office executives to fly in for business meetings
- and industries to ship in parts and materials, the
GSP airport has created a market in the region
for international businesses to set up their
headquarters and manufacturing centers. With
more than245 international firms, the Upstate
boasts the highest international investment per
capita in the nation. The Greenville Downtown
Airport also serves the area a base for many
corporate aircraft, flight schools/aircraft
rentals, and helicopter service, and the South
Carolina Technology and Aviation Center
(SCTAC) supports 95 companies and
organizations, and in 2010 reported a total
economic impact of 4 billion. The city is
Greenville Spartanburg International Airport also within a thrego-four hour reach of three
major South Carolina ports: the Port of
Charleston, Georgetown Port, and Port Royal. Not&skithern and CSX railroads provide freight and
cargo service to the Port of Charleston, whigtithe fourth busiest container port in the natidrne
inland port in Greeppened in 2013 andill bring even more freight and subsequent business to the
Upstate. These transportation connections have helped Greenville compete internationally fos busines
and industry investment.
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Greenville County Trends

Between 200 and 2038, Greenville County had more th&a.2billion invested in businesses within the
county. Over a 2year period (from 19Bto 2012) more than @4,000 fulttime and partime jobs wee
created, making Greenville number one in job creation for the state and accounting for 14% of all new
jobs in the state during this period.

Historically, manufacturing was the
main employer in Greenville County ...
however, declines in textiles and oth{ _ ., | 8 Manufacturing @ Senvices |
manufacturing jobs resulted in th
industryodos decr ea
employment. From 1970 to 2010, th
percentage employment in th
manufacturing sector waned fror
35.7% to 9.5% within Greenville
County. As the manufacturing industr
began to ddme, the service secto |
began to grow_ The percentage 1970 1975 1980 1985 1990 1995 2000 2005 2010
employment for the service sectq Year

increased from 17.0% to 39.9% durin
the same periadThis transition from a
manufacturing economy to a larger reliance on the service sector has occurred thtrthggbountry as

the globalized economy has allowed many businesses to move overseas in search of cheap labor.

Percentage of Total Employment

Major Industries

Since 2005, manufacturing has continued to decline, accounting for9d@y o f the count
employment in 202. Thesectors (in the NAICS classification) that make up the service industry (in the
SIC classification) include: informatipmprofessional, scientific, anéchnical services; administrative

and waste management services; educational services; health carso@ald assistance; arts,
entertainment, and recreation; and other services (except public administration).2,Ith28& service
sectors combine to represetl. %6 of total employment in the countyl'he importance of commerce

and tourism in Greenville @inty are represented by the retail trade sector and the accommodation and
food services sector, which combinethploy 17.36 of all employees. Government also held high
shares of total employment in the county, wit®.(®%. The figure below shows the majBIAICS

defined industries in Greenville County for 201
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Greenville County Employment by NAICS Industry 2012

Administrative/Waste Management 12.4%

Retail Trade 10.1%
Government/Government Enterprise 10.0%
Manufacturing 9.8%

Health Care/Social Assistan
Accomodations/Food Service
Professional/Scientific/Technic
Other Services Except Public Ad

Wholesale Trade 4.9%
Construction 4.8%
Finance/lnsurance 4.4%
Real Estate/Rental/Leasin 4.1%

Transportation/Warehousing

Educational Service 2.6%
Information 2.39
Arts/Entertainment/Recreation 2.0%
Management of Companie 1.5%
Farm Employment @ 0.4%
Utilities | 0.1%
Forestry/Fishing/Related Activities 0.1%
Mining | 0.0%

0% 2% 4% 6% 8% 10% 12% 14%

Source: Regional Economic Information System, Bureau of Economic Analysis, U.S. Department of Commerce

City Employers

With approximately 11,000 employees, Greenville Health Systeheitatgest employer in th@ity of
Greenville GreenvilleHealthSystem isthetsat e6s most comprehensive he
the Southeastodés | eading medical facilities. E
employer for the community witmore thard, 50 0 e mp | oy ee s . St . Frtednci s
within the city along withts Millennium Campusdnstitute for Chronic Health

Education and government are two other magonployment sectorsn the City of Greenville
Greenville Countyoffices arelocated in County Square downtown. he centrabffice for Greenville

County Schoddi s al so | ocated in the city, along with
high schools. Bob Jones University and Greenville Technical Collegesréwoo f t he ci t y o
employers. This clusterf diigher education is complemented by the University CeatdvicAlister
Squareand Furman University, Clemson University, and other Upstate universities located nearby.
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Clemson University now has a downtown campus with its Masters in Business Admonsaradi other
programs located at ONE on North Main Street.

Although, by virtue of their size, small businesses are not repiegsas a major employer in théyCof
Greenville, collectively they represent a huge creator of employment opportunitiesl b8sinesses
are found among many sectors of the economy, including the retail trade and service industries.

Workforce and Income

The City of Greenville is centrally located within Greenville County and attracts workers from the
county and the surroundj area Greenville County hashe largest workforce in the state of South
Carolina. Approximately55% of GreenvilleC o u n waork@rs actually reside in Greenville County
while anothe27% reside in Pickens, Anderson, Spartanburg, and Laurens Cowi€ensus Bureau,
2011) The remainingl8% of workers reside in the counties adjacent to those & elsewhete
making Greenville an excellent regional job center forltpstate.

According to 2013 ESRI projected data and US Census DaaCity of Grenville has a very
competitive workforce, with a significantly hi
higher (38.6%) compared to the stat@4.3%)and the nation(28.9%) The cityds h
workforce is a huge asset in ternfeeconomic development.

The 2010 census indicated that the median household (HH) income for the City of Greenville was
$40,291 - much less than the median HH income for the state, which was $43,939. In the 2010 census,
the largest cities in the regidhad a higher median HH income than the rest of the cities in the region.
Comparisons with otheintees showtheCt y of Greenvill eds median HH
the region.Charlotte, NC provides an example of the high level of median HHmadhat could be
achieved by cities in this rapidly growing region.

According to the 2010 census, the percentage of those living under the poverty level in the city (17.2%)
was higher than Greenvill€ounty (14.1%), South Carolina (16.4%), and the U.8.8%). The
proportion of African Americans livingnder the poverty level in theit¢ of Greenville was 33.9%

much higher than that for whites (8.2%).

The annual averagenemployment rate for the city has followed national trends and fallen and risen
with the rest of the county, but as 2013the unemployment rate w&s9% as compared to 6.2% for
Greenville County7.9% forthe state of South Carolinand 7.5% for the United States (data compiled
by Infomentum)

City of Greenville South United

Greenville County Carolina States

2008 8.5% 5.6% 6.9% 5.8%
2009 15.3% 10.0% 11.6% 9.3%
2010 14.5% 9.6% 11.3% 9.6%
2011 7.9% 8.3% 10.4% 9.0%
2013 5.9% 6.2% 7.9% 7.5%
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Unemployment Rate Comparison
Sources: SCACOG; SCDEW; U.S. BLS

However, wien compared to othéipstate areaities, Greenvillé s 2013 annual aver a
rate is lower than the cities of Anderson (8.5%), Greer (6.1%) and Spartanburg (9.3%).

Data from the South Carolina Department of Employment and Workforce for Jidyi@0icates that

the unemployment rate for the Greenville Metropolitan Statistical Area (MSA) is relatively stable as
compared to the City of Greenville at the end of last year. The Greenville area also continues to have the
lowest rate statevide.

MSA Rate
Anderson 5.7%
Charleston 5.6%
Columbia 6.0%
Florence 7.4%
Greenville 5.5%
Myrtle Beach 5.8%
Spartanburg 6.3%
Sumter 7.3%

Unemployment Rate Comparison forStateMS A 6 s

Commercial Investment and Sales

Since the 2008 recession, investments in both new commercial construction and commercial renovations
and additions have struggled to return to-2008 levels. 2010 had the lowest spending on commercial
buildings over thdast seven years. From Z0@b 2013, there wasover $912 million in commercial
investment in new construction and renovations withenCity ofGreenville.While there was a decline

in the number of permits and the total value of construction and rémowdtom 2008/ 2010, new
commercial construction activity has been increasing over the last three years.
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New Commercial Renovations and Additions Total Commercial
Construction Permits Commercial Permits Investment
2007 54 $148,198,059 320 $91,869,379 374 $240,067,438
2008 28 $81,170,828 279 $82,056,991 307 $163,227,819
2009 28 $28,230,730 206 $32,250,119 234 $60,480,849
2010 26 $15,868,997 250 $31,477,038 276 $47,346,035
2011 31 $44,101,022 271 $93,250,407 302 $137,351,429
2012 35 $44,252,023 314 $67,536,628 349 $111,788,651
2013 25 $53,238,076 330 $98,794,785 355 $152,032,861
Totals 227 $415,059,735 1,970 $497,235,347 2,197 $912,295,082

Commercial Investment in the City of Greenville

An analysis of businesses that are loca _ ]

within the City of Greenville shows tha Resident Business Total Sales
the total number of resident businesses Licenses

remainedrelatively stablewith an average| 5gg7 5,128 $5,550,900,855
of 4,700 businesses between 20Gnd

2013. Total sales from these resideht 2008 5,098 $5,705,463,492

businesses have reflected that of the ovelall 2009 4,450 $4,829,851,722

economy. Since 2008, total sales dropped 2010 4,437 $4,958,057,280

under $ bllllqn and as of 201_1, sales hz_;we 2011 4,499 $5.693.073,497

been exceedinthe level seen in 2007 prio

to the recessionary downturn. 2012 4,602 $6,001,247,108
2013 4,789 $6,610,135,168

Count and Sales of Resident Businesses

Commercial Corridors

There are seven defined commercial corridors in the city. In each corriddCjtyhef Greenvilleis
partnering with business and property owners to help develop tlketwdrile reflecting the variety and
uniqueness of each area. Each of these corridors is in a separate stage of implementation.

Augusta Road
Located less than a mile from Downtown Greenville, this unique shopping district is

surrounded by some of the ma®veted neighborhoods in Greenville. While housing a
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large variety of higkend specialty shops, it has also been able to preserve its history and
character with the presence of an-tddhioned hardware store, a neighborhood soda
shop, as well as Greetwvi e6s very first shopping cent
Association (ARBA) is a coalition of businesses established to work together for the
betterment of the whole corridor. There are currently 70 members and membership is
open to any business haviag interest in Augusta Road.

Church Street
Providing a direct connection betwee
Augusta Street anddowntown while [E255
providing easy access te8b and 4385,
work is also being done on Church Strg?
to continue the implaentation of the|!
HaynieSirrine  Neighborhood Master| "
Plan. This plan, which was completed
2002, called for Church Street tobe
converted toa fourlane, mediardivided
boulevard with street trees, bicycle lanes and wider sidewnik&ing he area more
pedestriarfriendly. Streetscape impvements have been completed and a large mixed
use project with retail and residential units will be completed at the corner of Church
Street and University Ridge Way in 2015.

Haywood Road
Haywood Road s one of the Cityds msasdtis made bprof nt
a mix of residentialises restaurants, retail, and office developments. Besides shops of
every description, Haywood Road is also home to the Haywood Mall, one of the
Upstateds | argest regi onal maghops and five i c h
department stores. Haywood Roadézond to Woodruff Road iretail sales geneiian
in the city ands the third largest imestaurant salesln 2012, the City began a phased
project to underground utilities and replace traffic poles glblaywood Road, which
should be completed in 2014. The City also partnered with the SC Department of
Transportation to beautify the Haywood Road interchang&85.

Laurens Road
Laurens Road is one of Greenvi Ilgtirecdbaccessar g e
to downtown from Maul di n. Home to the |
International Center for Automotive Research ([@AR) and Millennium Campuses,
Laurens Road also remains attractive for small independent businesses.

Pete Hollis Giteway & West Washington Street
A $24 million dollar roadway expansion projdws reshapethe Pete HollisBoulevard
commercial distrigtwhich includedhe widening of Buncombe Street and the extension
of Stone Avenue to Buncombe StreEhe Pete HollisGateway Plan (2006), developed
in collaboration with a community task force, recommends a series of redevelopment
concepts centered around the intersections of Rutherford Road and Mulberry Street/Stone
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Avenue. In addition, West Washington Street was toamsed by a city streetscape
project. Rezoning ofboth area has taken place to encourage appropriate development
and revitalization In 2013, the City acquired the shopping center at the corner of
Rutherford Road and Mulberry Street and is currentlyuesting proposals for
redevelopment.

Pleasantburg Drive
Pleasantburg Drive is Greenville's principle north/south corridor running through the
geographic heart of the city. The corridor is home to some of the City's most significant
institutions, includingGreenville Technical College, the Greenville Downtown Airport,
Carolina First Center and the University Center. A 2001 Market Study identified the area
as a potential higkechnology corridor. The Pleasantburg Drive Master Plan, completed
in 2004, providd specific recommendations for redevelopment and has helped guide the
revitalization of the corridor.

Wade Hampton Boulevard
Wade Hampton Boulevard is a highly visible gateway into downtown Greenville and
connects directly to Taylors and Greer. Wade HamBoulevard is home to Bob Jones
University, a nondenominational Christian liberal arts institution founded in 1927. The
i nst it u4iadreocarpsis I2#&sé home to Bob Jones Seminary and Bob Jones
Academy, one of the largest privatel®R schools in tb Carolinas. In 2009, the City
received a South Carolina Community Forestry Financial Assistance Grant to help bring
the Wade Hampton Boulevard Tree Canopy Project to fruition. The project, implemented
in 2012, included the installation afodernstreetligits and over 280 trees along Wade
Hampton Boulevard and supports the Cityo
area students, residents and entrepreneurs.

Business License Abatement Incentive

Some of the major commercial corridors receive helatiracting new businesses through the Business
License Abatement Incentive. Through this program, new qualifying businesses will receive a tax
abatement of 100% for the first taxable ye&€odor the second year, and 33% for the third year. Any
qualified business that is issued a business license for less thamarghx period in its first year of
operation may elect to extend its 100% reduction to the second year provided it pays 50% of the tax
otherwise due in the third year. The qualifications/\@a geographical area as they are arranged

around corridor overlays, specific zoning designations, and Tax Increment Finance (TIF) districts. The
eligibility requirements for businesses are listed below:
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Abatement Areas for New Businesses

1 City Wide
Corporate Headquarters,
Manufacturing, Research and
Development, and High
Technology Growth Businesses

i CBD TIF District
Retail

1 West End TIF District
Retail, Artists

1 Pleasantburg Overlay District
Professional Services

1 Pendleton Street Commercial Zone
Retal, Artists, Professional
Services

1 Annexed Property
All categories except Nightclubs,
Taverns, Bars and related clubs,

& Bingo Operators Business License Abatement Areas in the city of Greenville

Public-Private Partnerships

The City has successfully encouraged economic development by partnering with the gctate s
Through these publiprivate partnerships the City has stimulated private investment throughout the
downtown area, many of ti@ecialEmphasidNeighborhoodgas discussed in the housing section), and
newer areas of development such as the poweidoo in the southeast end of the city. The City
assumesnany different roles within these partnerships, but mostly focuses on public infrastructure
improvements anthndacquisition which will aid development projects

Much of the public infrastruate in the downtown area is paid for by Tax Increment Financing (TIF).
Within the TIF districts, tax dollars are accumulated from the increased property treltibae been
achieved through new private investments anelused to help fund future publinvestments in the
districts and adjacent areas. These funds have been used for a variety of projects including streetscap
improvements, sewer and storm water updates, and the construction of parking decks. The 2%
hospitality tax, placed on prepared ateeand beveragesty-wide, is used for public investment that
encourages touristlated activity. Funds from the hospitality tax were userenovateFalls Park on

the Reedy antb build the Liberty Bridge, 845foot pedestrian suspension bridge whigives access

to views of the Reedy River falls and draws attention to the Falls Park area and the rest of downtown
Greenville.

Downtown Revitalization

The many projects spurred by pubftidvate partnerships were essential to the revitalizatiothef
Cityds downtiowy afr e@Gr edmei IC|]l eds ditspvime avea for retadl.s o n
Beginning in the 196QsGreenville experienced disinvestment in its urban core as a consequence of an
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