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Executive Summar y
The City of Greenville has undertaken this current master plan
as a way to look forward and ensure the success of downtown
for the next twenty years.

Figure 1.1. The downtown Greenville Skyline.

Figure 1.2. Greenville is the hub of the Upstate region.



Downtown Greenville Master Plan Report

In each decade, Greenville has stepped
ahead of other cities, acting boldly to
reinvent and strengthen the downtown.
This proactive approach has served the
City well, making Greenville a model for
other cities to emulate. As the City well
realizes, the work of building and sustaining
downtowns is an ongoing endeavor. In this
light, the City of Greenville has undertaken
this current master plan as a way to look
forward and ensure the success of downtown
for the next twenty years. The plan faces
the realities of downtown today, building
on its strengths and confronting issues
that must be addressed to move forward.
The goals of this master plan are to:
.

Create a framework for future
development downtown

.

Reinforce the role of downtown as
an economic catalyst for the region

.

Leverage prior successes to
move to the next level

4.

Create a fully functional mixed use,
sustainable, urban environment.

Main Street is understood to be the center
of downtown but the definition of the outer
boundaries varies, especially as Main Street
has been extended (Figure 1.1). For the
purposes of this study, the downtown area
is defined by the Stone Avenue corridor on
the north, the Butler Street Corridor on the
west, the Church Street corridor on the east
and University Ridge and the Stadium on
the south. While the study focuses on the
area within these bounds, the immediate
and the larger context is just as important
in understanding the role of downtown.

Figure 1.3. Main Street defines the identity of downtown Greenville today.
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Figure 1.4. The Falls in Downtown Greenville.

With a combined population of over a million
people in the Greenville-Spartanbug MSA,
the area is a significant economic force.
A constellation of smaller cities and their
metropolitan areas compete for position in
the region, including Asheville, Augusta,
and Columbia. Greenville stands out for
the quality of its downtown, large corporate
headquarters and job opportunities, and its
position at the foothills of the Blue Ridge
Mountains. While significant universities
are located in the region, including Clemson,
Furman, and Bob Jones, none of these
are located proximate to downtown.

underutilized areas within the downtown,
each one complementing Main Street.
Since each corner is located at a key
downtown gateway, redevelopment
and placemaking will transform
the arrival sequence.
The Five Corners are:
.

Broad & River District: Church Street/
Route 29 gateway in the southeast

.

Gateway District: Interstate 385
gateway in the northeast

.

Heritage Green: Rutherford/Route
276 gateway in the northwest

4.

County Square: the south end between
Church Street and Augusta Street

5.

Warehouse District: between
Academy Street/Route 123 and
Main Street in the West End.

Looking Forward

Figure 1.5. The Peace Center is a major downtown
destination.

The geography of Greenville is such that
downtown anchors the western part of
the city and is complemented by two
other centers of economic activity.
The Pleasantburg corridor represents
an inner ring of suburban growth, with
primarily retail services along its length
as well as the newly renovated Carolina
First Center, the Downtown Airport, and
Greenville Technical College. On the eastern
end of the city, the emerging growth area
coalesces loosely around the intersection
of I-85 and I-385, with shopping malls,
nearby corporate headquarters, the new
Clemson University International Center
for Automotive Research (CU-ICAR), and
the proposed lifestyle center at Verdae.
Greenville is the hub of the Upstate in South
Carolina halfway between Charlotte and
Atlanta along the I-85 corridor (Figure 1.2).
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Looking forward, a strong Main Street
is essential to maintain the identity of
downtown Greenville (Figure 1.3). A
healthy green canopy of trees and active
storefronts and restaurants will engage
pedestrians whether they are visiting or
living in Greenville. Falls Park along the
Reedy River counterbalances Main Street
by offering an informal park experience,
with the dramatic Liberty Bridge, echoes of
the historic mill buildings, and the ability to
touch the water and the rocks below (Figure
1.4). The trend toward downtown housing in
The Bookends, Poinsett Corners, RiverPlace,
and McBee Station will strengthen the
constituency of residents that are more
committed to downtown and its services on
a day in and day out basis. The historic intown neighborhoods of Hampton/Pinckney,
McDaniel Avenue/Alta Vista, Earle Street/
North Main and Pettigru further complement
the residential base of downtown.
The goal of the current master plan
is to look beyond Main Street, however,
to achieve a more fully functioning
downtown. In the future, downtown
will offer a variety of distinct places that
expand the office and housing market
opportunities and allow people to stroll
easily throughout a larger area. The Five
Corners of Greenville are designed to
give distinctive identities to currently

Downtown today offers an incredible
range of cultural activities. In the heart of
downtown, the Peace Center is a striking
presence on Main Street overlooking
the river (Figure 1.5). Many of the other
destinations, however, are off Main
Street and sometimes difficult to get to,
especially on foot. The redevelopment
of the Five Corners will embrace many
of these destinations, creating more
lively activities to complement them.
The improvement of streetscape and
extension of park areas will make it easier
to connect to all of the downtown cultural
venues. Except for County Square, each
district is within a five to ten minute walk
of the heart of Main Street. In the future,
the BI-LO Center, Zoo, Museum of Art,
Library, Little Theatre, Bob Jones Museum
and Gallery, Imagine Nation Children’s
Museum, Upcountry History Museum, and
Greenville Drive Stadium will feel integrated
and connected within the downtown.
Building on the success of Falls Park and
Cleveland Park, an entire necklace of green
will encircle downtown (Figure 1.6).

Figure 1.6. Proposed downtown master plan.
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Every part of downtown will have direct
access to these parks, and from there will
connect to regional park systems along
foot paths and bicycle trails. Downtown and
the West End occupy high ground with the
Reedy River flowing between them. The
City has already planned for trail and park
extensions upstream and downstream on
the Reedy River (Figure 1.7). Extending this
park system up the Richland Creek tributary,
which flows near the Pettigru neighborhood,
and along the McPherson Park creek
between downtown and the NorthEnd, will
help provide more direct access for more
people. The final link of the Green Necklace
will cross the ridge along Academy Street,
which can be improved as a green parkway
passing through the many church campuses
on the western edge of downtown.
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Figure 1.7. City of Greenville Trails Master Plan

To Simpsonville &
Fountain Inn

The street network will provide the
structure to tie the downtown together,
complemented by an inter-modal transit
system. A finer grain of secondary streets
will help disperse traffic and make them
more walkable for pedestrians. Today
Church Street, Academy Street, and the
Beattie/North pair concentrate high-speed
traffic, setting up barriers that are difficult
for pedestrians to cross. Main Street is
the only truly walkable street with full
streetscape and many doors that open on
to the street. In the future, many streets
will serve this multi-functional role, and
the major arterials will become attractive.
To minimize vehicular traffic, the transit
system needs to work on many levels
from the regional to the local scale. On the
horizon, a proposed high speed rail will
connect Raleigh, Charlotte and Atlanta.
Two alignments are under consideration:
the current Amtrak route and a new route
parallel to the Interstate 85 corridor. The
secondary transit system is a proposed
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bus rapid transit (BRT) with stops at the
Amtrak Station, downtown, Laurens Road,
the Convention Center, Woodruff Road,
Verdae, CU-ICAR and Mauldin, effectively
connecting the primary economic centers in
the city. An expanded trolley system would
operate on the side streets of downtown
opening up connections to the new transit
oriented development in the Five Corners.
Finally the existing intra-city buses and
inter-city buses would continue with a
hub at McBee and Richardson, with fine
tuning to respond to the new systems.

Process
The master planning process began
in February of 2007 when the City of
Greenville Economic Development
Department engaged the Sasaki
team to develop a master plan for
downtown Greenville. Sasaki led the
team providing planning, urban design,
transportation planning, and public
engagement, and was joined by W-ZHA
for market and real estate advice, and
Craig Gaulden Davis for architecture.
The planning process was set up to have
ongoing engagement with key downtown
stakeholders and to complement this with
a series of community forums to gather
information and discuss possibilities
(Figures 1.8-1.9). The City was involved at
many levels, with several meetings with
the Mayor and City Council, as well as
regular meetings with the City Manager
and staff from Economic Development,
Parks and Recreation, and Public Works.
The downtown stakeholders were
wide ranging and encompassed key
partners, constituents, and investors.

The process began in March 2007 when
the Sasaki team engaged in conversations
with a number of focus groups, including
•

City Management and Economic
Development Staff

•

Real Estate Focus Group

•

City and County Council Members

•

Downtown Businesses/
Employers Focus Group

•

Downtown Retailers Focus Group

•

City Departments Focus Group

•

Downtown Residents Focus Group

•

Cultural and Arts Community Focus Group

•

•

Figure 1.8. Charrette discussions

Economic Development
Partners Focus Group
Design and Preservation
Commission Focus Group.

In May, the planning team returned to hold
a work session to review the analysis and
discuss alternatives for Downtown with
City Staff and additional stakeholders.
A community charrette was held in
June where a variety of topical group
discussions were organized around the
following topics: attributes of great cities,
positioning Greenville, making connections,
and beyond Main Street. In October, the
planning team returned to present a draft
master plan to the public to reflect the
community’s vision for future development
downtown. For approval, the plan is reviewed
by the City staff and presented to the
Planning Commission and City Council.

Figure 1.9. The charrette participants generated a
number of alternatives for downtown.

Executive Summary



Housing must be a viable component of downtown but needs a
broader range of housing types and price points to maintain
diversity and affordability.

Downtown retail should be interesting and
unique, developing a critical mass of shops
that attract people for a different experience
not found in suburban shopping malls.
The need for the study acknowledged
that market forces and real estate and
investment decisions were establishing
trends that concerned many.

Figure 1.10. Main Street offers a pedestrian friendly environment.

Goals and Issues
While downtown Greenville has many
positive attributes, this study is well timed
to address substantive issues affecting
downtown to set it on a better course for
the future. The stakeholder conversations
and the charrette provided insight into
many of these issues. Early in the process,
three main directives were established:
to position Greenville, move beyond
Main Street, and make connections.
The conversations with the stakeholders
made it clear that downtown could
complement other parts of the city and
region as the place for diverse young
urban downtown residents. Downtown
could clearly identify itself as the place
for edgy arts and educational venues
that create the seeds for emerging
businesses and economic development.
To accomplish these goals, the character and
identity of downtown needs to be continually
strengthened with a more distinguished
arrival sequence, better use of the transition
zones around downtown and the ability
to overcome the infrastructure barriers
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that currently ring downtown. With these
in place, the ability to move people within
the downtown and between downtown
and its metropolitan area is essential.

Positioning Greenville
Looking forward, there was a strong
sense that Greenville must establish
a strong position, with a healthy and
vibrant mix of uses. The resources in the
region are an incredible asset, including
natural resources, nearby mountains, and
outdoor adventure opportunities. Clemson
University, Furman University, and Bob
Jones University are all close by, while the
South Carolina Governor’s School for the
Arts and Humanities is downtown on the site
of the old Furman Campus. Housing must be
a viable component of downtown but needs
a broader range of housing types and price
points to maintain diversity and affordability.
Recognizing downtown’s unique attributes,
knowledge based firms that are locally
controlled and are looking for opportunities
to grow should become the target.

While many new housing units have been
built, they tend to be targeted toward
the wealthy and are not yet achieving
the diversity that makes a downtown
interesting. Many noted a need for entry
level housing, which would develop a
younger constituency for downtown. While
the West End was intended for artists, the
prices have become so high that many have
moved to West Greenville. Downtown today
is surrounded by gracious neighborhoods,
many of them historic, with mostly single
family homes that range in size. These
neighborhoods lie within a half mile to
a mile of downtown, yet walking is quite
difficult because of the highway barriers.
At the same time, many of the traditional
office tenants have downsized, merged,
and/or relocated to suburban areas where
parking is free, approvals tend to be faster,
and rents are comparable or lower. There
are several new start-up companies who
derive a benefit from being in downtown,
because of the character and life on the
street, but these tenants typically do not
want to be in high rise corporate office
buildings. As start-ups, they do not always
have the credit to underwrite new buildings
yet downtown does not offer many older
mill or warehouse buildings that would
be suitable for adaptive reuse. Much of
the downtown space is actually in the
Pettigru neighborhood, where residential
buildings have been converted into law
and other professional service offices.
While Main Street is viewed as the strongest
attribute of downtown (Figure 1.10), concern

was expressed that the retail was softening
as some of the unique shops were unable to
remain in business. The restaurants are a
strong draw for downtown, offering a wide
variety of choices, but most did not want
the restaurants to overwhelm the street.
The downtown hotels draw many visitors,
both professional and tourist, providing
both the opportunity but also the need for
strong retail. Many residents in the city and
region come to downtown for events at the
BI-LO Center, the Peace Center, Heritage
Green, and other venues, but most of these
are not walking distance from downtown
restaurants, limiting opportunities.
Many agreed on the need for better
marketing for downtown and debated
the merits of a Business Improvement
District. The design review process
was raised as an issue in that the lack
of predictability made developers
cautious about downtown projects.
A single entity, the Design and Preservation
Commission, reviews development
proposals in the five historic neighborhoods
around downtown, as well as downtown
development proposals. The current zoning
offers little guidance on use, height, parking,
or density so the Planning Commission
has a limited role in development review.

in the long term, a new city park upstream
on the Reedy River could serve this purpose.
A key concern, however, is that new
development off Main Street might shift
the focus too much. Already there was
the sense that the extension of the Main
Street concept deep into the West End
has detracted from the north end of the
street. The areas on the outer edge of
downtown, such as along Academy Street,
lack a cohesive sense of a district. The
cultural destinations on this outer edge,
such as the Heritage Green venues and
the BI-LO Center, feel disconnected from
each other and from Main Street (Figure
1.11). There is no clear sense of arrival into
downtown until Main Street is reached.

Making Connections
In the future, downtown should have more
distinguished gateways, and the wayfinding
within downtown should direct people
to more places than just Falls Park. In
particular, Heritage Green needs a major
connection to the heart of downtown. Open
space throughout the downtown area
should be connected into a system. From

a transit perspective, people recognized the
significance of the CU-ICAR investment out
on the interstate and identified the work
to date on the proposed bus rapid transit
in making this link. The existing trolley
system is very popular but only operates
on weekends and when there are baseball
games. The desire to have a more yearround system with connections to more
downtown destinations was expressed.
The current issues that were identified
focused on the physical barriers of Academy
Street and Church Street. Different parts of
downtown lack clear identity and a unifying
streetscape concept does not extend beyond
Main Street. Street improvements are
challenging in that the State has jurisdiction
over many of the downtown streets. Eastwest streets often have loading docks or
blank walls, making them less friendly for
pedestrians and difficult for retail uses to
turn the corner. The perception that parking
was difficult downtown was noted, with
the irony that the most desirable parking
on Main Street is free while the major
supply of available parking, which is in the
many city-owned garages, costs money.
While the expansion of transit is desirable,
dedicated funds for this are lacking.

Beyond Main Street
Downtown needs to be a destination that
is more than just Main Street. People
expressed a desire for a downtown movie
theater, a public city market, and other
new downtown anchors but noted that
Main Street itself did not have the capacity
for these large building footprints. Many
expressed the concern that the festivals
and events that are currently staged on
Main Street actually detract from the
retail and have an adverse impact on local
businesses. The riverfront is too fragile an
environment for large gatherings, although

Figure 1.11. Stronger connections are needed to bind the outer attractions into the center.
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Greenville Today – Ahead of the C ur ve
The favorable climate, a vibrant downtown, many cultural and arts
venues, recreational resources, and beautiful neighborhoods make
Greenville a pleasant place to visit and to live.

Figure 2.1. Greenville began on the banks of the Reedy
River near the falls.

Greenville is already ahead of its
peer cities with a downtown that is
an oasis in the city, offering many civic
attractions, a walkable Main Street, a
dynamic riverfront, and contemporary
urban design, and architecture. To the
credit of the city and its leadership, they
recognize that downtown revitalization
and investment is never finished, but
instead requires ongoing attention and
innovative ideas to stay ahead of the curve.

Evolution of the City

Figure 2.2. Industry dominated the riverfront near the
Main Street bridge.

Figure 2.3. Main Street in the heyday of the 1920s.
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Greenville began on the banks of the
Reedy River, where the falls served as
the impetus for a grist mill, saw mill
and a trading post (Figure 2.1). As the
town grew into a market center, roads
reached out to the hinterland extending to
Asheville and Augusta (Route 25) and to
the northeast to Greer, Spartanburg, and
Charlotte and the southwest to Anderson,
Athens, and Atlanta (Route 29), while
Route 123 connected the settlement
toward Clemson and the mountains.
From the earliest days, Greenville served
as a resort where people from the low
country could retreat from the summer
heat to hotels and private mansions.
By the 1880s, industry dominated the east
bank of the river, drawing power from
dams (Figure 2.2). The Markley Carriage
Factory and the Huguenot textile mills
were stationed upstream from the wooden
Main Street bridge, and the Camperdown
Cotton Mills were located downstream. The
West End included dwellings, associated
shops, and open fields. Furman University
had staked out the high hill south of
downtown and the Greenville Baptist Female
College (later the Greenville Woman’s
College) had begun on the hill north of
downtown. The railroads soon followed.

By the 1920s, much of the downtown and
the West End were built out (Figure 2.3).
Railroads penetrated from every direction
and passed under Main Street and across the
river. Cleveland Park was built, and Furman
University grew significantly on the hill. By
1961, Furman University and the Greenville
Woman’s College had merged and moved
out of downtown. The Church Street arterial
was beginning to cut a swath across the
east side of downtown. The Academy Street
corridor was soon to follow, and Main Street
fell on hard times. On University Ridge, a
shopping mall replaced the demolished
Furman Buildings, later to be replaced by
County offices. An additional retail corridor
grew along Pleasantburg Drive, as outward
expansion moved to the suburbs. The
Hammond Choice Bridge (Camperdown
Way) cut across the falls as a connector
between Main Street and Cleveland Street.
In the 1970s, downtown Greenville started
the climb back out of its economic woes
initiating the planning for the Greenville
Commons, an innovative public/private
partnership. Coupled with this project was
Lawrence Halprin’s design of Main Street,
which established the character that is
still in place today. The catalyst project, the
partnership, and the design of Main Street
were significant steps that put downtown
well ahead of its peers at the time. In the
subsequent years, Greenville has continued
to be ahead of the curve, with investment
in the downtown Peace Center, the intown
baseball stadium, public parking garages,
and the removal of excess highways
(Camperdown Way Bridge). The city has
led the way in reviving the riverfront and
creating Falls Park and the Liberty Bridge,
setting the stage for private investment.

Ahead of the Curve
Today, Greenville is well established as the
hub of the Upstate, and serves as a gateway
to the Blue Ridge Mountains. The presence
of major manufacturing plants such as BMW
and US headquarters such as Michelin North
America has gone a long way in creating

a strong and stable regional economy, with
many spin off industries. The favorable
climate, a vibrant downtown, many cultural
and arts venues, recreational resources, and
beautiful neighborhoods make it a pleasant
place to visit and to live (Figure 2.4).

Figure 2.4. The distinctive topography shaped settlement patterns and now defines the character of the downtown.
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The quality of life makes Greenville an
ideal candidate to attract businesses that
specialize in the “knowledge economy.”
The recent investment in CU-ICAR
exhibits elements of the knowledge
economy strategy where the university
and the private sector join together in
research and innovation (Figure 2.5).
Downtown remains a premier location for
most uses. As an office location, however,
the demand is vulnerable and start-up
companies are having difficulty finding
the more unconventional spaces favored
by such businesses. In the residential
market, the pace of housing has been
too slow and the diversity of type and
the price range is severely limited.

Figure 2.5. CU-ICAR represents an innovative economic development model.

Main Street is incredibly successful,
especially when compared with the state of
many downtowns nationwide. The abundant
tree canopy contains the space, and light
filters onto a variety of 19th and 20th century
facades, some more successful than others.
Property values are concentrated along
this desirable address. The retail, however,
stretches almost a mile from Beattie/College
Street to the Baseball Stadium in the West
End, a distance five times the length of
a typical mall or shopping street. With
this length and some speculation in retail
rents, vacancies are beginning to occur in
the heart of downtown. The opening of the
stadium, Falls Park, and recent development
at RiverPlace and in the West End may have
shifted the center of gravity, stretching
Main Street to its limit (Figure 2.6).
Falls Park gives downtown Greenville
a distinctive identity (Figure 2.7). Many
new developments are capitalizing on
the riverfront and the downtown location,
reflecting on the optimistic if somewhat
cautious private sector and the ongoing
investment and partnership of the City. The
new mixed use McBee Station opened in Fall
2007 and plans are underway for two new
hotels. A new federal courthouse is slated

13

Downtown Greenville Master Plan Report

to be built and several downtown sites are
currently being considered. RiverPlace has
several more phases in planning, design, and
construction, and infill development at the
old Woolworth site is being considered. New
churches and museums are underway. The
proposed Kroc Center will be a significant
new downtown development, home to the
Salvation Army’s Boys and Girls Club and
recreational space along the west bank of
the river. The Salvation Army and Greenville
County School District are partnering for a
new elementary school to be built alongside.
Just beyond Main Street, the distinctive
character of downtown falls off dramatically.
The fabric of downtown gives way to vacant
lots and surface parking lots. On the west
side of downtown, the churches control
significant properties on both sides of
Academy Street, and many of the surface
parking lots remain empty except on Sunday.
The traffic moves too fast on Academy Street
and Church Street, making it difficult for the
pedestrian to navigate the narrow sidewalks
and difficult to reach the surrounding
neighborhoods. Except at the falls on
Main Street, the connections between the
riverfront parks and downtown are not
always obvious or easy for pedestrians.
Greenville is already considering several
initiatives to improve connections within
downtown and between downtown and
other parts of the city and region. Downtown
has always been a transportation hub and
can become even more a part of a truly
multi-modal system. Integrated transit
opportunities with a more efficient local
bus system, complemented by expanded
downtown trolley service, bus rapid transit
connecting to CU-ICAR and in the long term,
a station on the regional high speed rail will
create a network of service that gives people
real alternatives to automobiles. At the same
time, the dominance of the automobile needs
to be tamed to bring it into harmony with
alternative modes of transportation, such
as walking and bicycling. This rebalancing

Figure 2.6. The success of Main Street needs to extend to other streets.

Figure 2.7. Falls Park has become part of downtown Greenville’s identity.

will go a long way to opening up real estate
that has previously been viewed as cut off
from downtown. By creating a stronger
network of streets serving downtown, the
concentration of traffic on Main Street can
also be dispersed. As downtown expands
outward along a system of great streets,
the gateways can be better defined,
announcing arrival into downtown.

Greenville Today
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Positioning Greenville

04

Downtown Greenville stands in an excellent
position for the future (Figure 3.1). From
an economic development perspective, the
role of the plan is to underscore the existing
strengths of downtown, while highlighting
the physical areas for growth as well as
the market opportunities. A master plan
with a broad base of support provides
confidence for investment. Having made
many strategic public investments, the focus
should now be on leveraging more fully the
private sector investment in downtown.

Figure 3.1. Downtown Greenville has many assets on which to build.

Table 3.1. Greenville’s job growth among peer metropolitan areas
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Building on the multi-faceted public
investment in cultural facilities, downtown
can strengthen its role as a super-regional
cultural entertainment and arts hub with
national renown. Greenville should continue
to develop its role as a visitor destination
recognized not only regionally but nationally
for excursions. Another important visitor
market is for conferences and meetings,
which expose various business sectors
to the merits of downtown. With CUICAR, BMW, and Michelin present in the
region, downtown needs to become more
visible as a super-regional and national
business and entrepreneur center.
With ongoing investment in residential
buildings, downtown also should become
a functional neighborhood of the city
with a committed constituency and round
the clock presence that makes a city
feel vibrant and safe for all users.

Economic Framework
With a 2005 population of almost 600,000
people, the Greenville Metropolitan
Area was within the top 85 United States
Metropolitan Areas in terms of population.
While Charleston Metropolitan Area is
slightly larger, the Greenville Metropolitan
Area grew at a much faster rate over the
last 15 years, similar to Asheville and
Greensboro-High Point, North Carolina.
Another peer metropolitan area in the
southeast is Chattanooga, but it has
experienced a relatively low growth rate.

Greenville should continue to develop its role as a visitor destination
recognized not only regionally but nationally for excursions.

As of 2006, the Greenville Metropolitan
Area had 308,300 jobs, more jobs than
any of the four peer metropolitan
areas except Greensboro (Table 3.1). In
addition there is a high concentration of
professional and business industries, but
a relatively low share of jobs in health and
education. The 2006 per capita income of
approximately $30,800 was lower than
the national average and comparable
to the Asheville Metropolitan Area.
With approximately 60,000 people, the City
of Greenville represents approximately ten
percent of the metropolitan population.
While the population declined somewhat
in the 1990s, it remained stable with slight
growth in the period between 2000 and 2006.
Downtown Greenville is one of the country’s
best kept secrets from a downtown
development perspective. Downtown
Greenville contains a mix of residential,
retail, office, cultural and recreational
uses. Many of these uses abut Main
Street, which is an attractive, pedestrianoriented downtown spine. Main Street
connects the City Center, Falls Park, the
NorthEnd, and the West End districts
of downtown Greenville (Figure 3.2).
While downtown offers many cultural
venues, there is not currently an institution
of higher education. Furman University,
Bob Jones University, Clemson University,
Greenville Technical College, and North
Greenville College are all within an easy
drive of downtown. Clemson University
does operate their Renaissance Center in
downtown Greenville. This unit of Clemson’s
College of Business and Behavioral
Science is a center for entrepreneurship,
experience-based graduate education.

Figure 3.2. Large parcels of land around the edge of downtown are controlled by the County, churches, and a few key
property owners.

Downtown Greenville is a premier location
for businesses and is emerging as a premier
residential location. Complementing
this aspect of the economy, downtown is
also a visitor destination with numerous
restaurants, cultural uses, and unique shops.
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Market Opportunities
The status, issues and future targets for
office, residential, and retail markets as they
relate to downtown are presented below.
residential

Figure 3.3. Several historic neighborhoods are within
walking distance of downtown.

Figure 3.4. In recent years, downtown has seen the
construction of new units in a variety of building types.

Within the last seven years, there has been
a considerable amount of residential activity
in and around downtown. In addition to the
historic neighborhoods that ring downtown
(Figures 3.3 - 3.4), approximately 550 new
units have been developed in recent years,
bringing the total number to approximately
4,000 housing units within a mile of
downtown. The new condominiums tend to
be at a relatively high price point and are
reaching to an over 45 year old population.
To achieve a better balance, the primary
target for the future should include young
singles and couples, empty nesters and
retirees, and small families and nontraditional families. Looking at demographic
characteristics of the metropolitan
population, it is estimated that downtown
is capturing only about ten percent of the
potential market for urban living. Since
many of the young households tend to
move frequently, downtown should be
well positioned to capture a share of this
housing demand. Over the next ten years,
the potential exists for approximately
1,400 residential units in downtown.
The cost of downtown land, new construction
and parking may require joint public/private
investment to achieve a diverse mix of
residential products in downtown. Creating
housing affordable to households earning
$35,000 to $75,000 may be difficult in the
downtown setting, yet these residents
(many of which are young) are a vital
ingredient to a vibrant downtown. Price
write-downs, public sector ownership of
key sites, public parking development and
other incentives may need to be considered.
Without a significant downtown population,
downtown runs the risk of simply being
a culture and employment center, which
will also further limit its retail potential.
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A key opportunity site for significant
new residential development is County
Square. This property is owned by the
public sector and adjacent to a full
complement of downtown amenities.
With land write-downs, there may be an
opportunity to develop housing on this site
affordable to middle income households.
office
Downtown Greenville accounts for 3.2
million square feet of multi-tenant office
space, which is approximately one third of
the Greater Greenville office supply (Figure
3.5). As of first-quarter 2007, office vacancy
in the Greenville market is relatively high
at 17 percent, although Class A buildings
have lower rates at 11 percent. In downtown,
the vacancy rates are 14 percent.
Downtown is the premier office location
in the region. Average rents among
downtown office buildings were $19.40
for Class A space and $16.80 for Class B
space. Downtown Class B rents were above
suburban Class A rents of $16.00 per foot.
An estimated 2.2 million square feet of
Class A space is located in twenty downtown
buildings. A little over a third of this space,
however, was built before 1980, another
third was built in the 1980s, and slightly
less than a third has been built since 1995.
Class A rents in these buildings range
from $16.50 to $22.50 per square foot.
Since 1995, the industries driving demand
for office were administrative and service
industries and professional, scientific,
and technical industries. Company
management or “headquarter operations,”
which typically consider a downtown
location attractive, lost employment in
Greenville during this timeframe.
Looking forward, the primary targets for
downtown office should be companies
in the following industries:
•

Information

•

Financial activities

•

Professional and business services.

Approximately 71,500 people in the
Greenville Metropolitan Area were employed
in these industries in 2006, and this number
is expected to increase to approximately
84,000 by 2016. If downtown Greenville
can capture between 15 and 20 percent
of the net new employment growth, the
demand for downtown office space over
the next ten years will be approximately
400,000 to 550,000 square feet.
An emerging trend nationally is the demand
for “cool space” serving new businesses that
prefer to locate in non-standard buildings in
mixed use settings (Figure 3.6). The defining
characteristics of “cool space” are as follows:
•

Location in a walkable neighborhood

•

Grid-based streets and sidewalks

•

•

Commercial uses, including
offices and retail

Figure 3.5. Downtown accounts for one third of the metropolitan area office and is still the premier location for office uses.

Class B and Class C space.

Many of the consumers of this space tend to
be small (from one to ten employees) and
prefer to rent, with average tenant size of
1,200 square feet. They are attracted to
space with ample natural light, walking
distance to restaurants, sidewalks in front
of the building, and interesting or historic
building features. Typically they are already
located in an urban area and desire to remain
proximate to a downtown. A good example
of “cool space” in Greenville is the Innovate
Building near the West End (Figure 3.6).
The targeted industries for “cool
space” include the following:
•
•

Fine arts and artists
Communications, advertising/
marketing, and media

•

Information technology

•

Entertainment

•

Health Services.

Figure 3.6 The Innovate Building near the river is an example of “cool space.”
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downtown may not justify such a premium.
As long as downtown has to compete for
local businesses on the basis of price, it
runs the risk of losing to the suburbs.
From a super-regional perspective, however,
downtown Greenville is an inexpensive
place to do business with far lower rents
than downtown Charlotte, Atlanta, or most
of the other 80 U.S. markets. A major
marketing and economic development
thrust to regional markets like Atlanta
and Charlotte should be considered.

Figure 3.7 The quality of downtown restaurants draws diners from throughout the region.

Very little of the existing office supply in
downtown Greenville meets the criteria
demanded by users of “cool space.” The
average Class-A tenant is 12,300 square
feet, typically located in buildings that are
in excess of seven stories with relatively
large floorplates. Given that information
industries alone are projected to demand
160,000 square feet of office space over the
next ten years, parts of downtown, such as
the proposed Warehouse District, should
be targeted for “cool space” to satisfy as
much as 30 to 40 percent of the downtown
office potential. “Cool space” tenants are a
natural fit for a downtown setting as they are
buying the urban lifestyle – a market niche
that is difficult to replicate in the suburbs.
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In addition to “cool space”, there is the
potential for headquarters office space
in downtown Greenville, with as many
as 870 new jobs. As the symbolic capital
of the Upstate and the premier office
location, Downtown should position itself
for this market by designating areas,
such as the River & Broad District, which
would allow for large floorplate office
buildings within an urban setting. Buildto-suit or headquarter buildings will
likely account for 30 to 40 percent of the
office demand over the next ten years.
To achieve a healthy office market,
downtown Greenville must recruit
businesses from outside of the metropolitan
area. Currently occupying space in downtown
Class A buildings cost more than occupying
suburban Class A buildings. Particularly
for service industries, the amenities of

The cost of downtown land, new
construction, and parking may require
joint public/private investment to achieve
a diverse mix of office products. There
is some concern that the downtown
premium is getting too high – forcing
existing and potential downtown tenants
to locate in the suburbs, where
development is less expensive.
The lack of any restrictions on height and
density leads to speculation in the value of
land. High land costs force developers to
increase the height and size of buildings
in order to make the project financially
feasible. The opportunities for newly
constructed “cool” space are scarce in
these conditions, especially with the lack
of buildings suitable for adaptive reuse.

retail
The mix of stores in downtown Greenville
is basically split between shopper’s goods
and eating and drinking establishments
(Figure 3.7). The new Publix at McBee
Station is an important new addition to the
convenience retail supply, while the new
Staples will greatly increase the amount of
shopper’s goods provided in downtown.
Downtown is recognized as a regional
dining destination (Figures 3.8-3.9). A
recent survey indicated that many of the
downtown retailers reported that the
weekends were the busiest times, which
perhaps reflects on the significance of
downtown festivals and other visitor
attractions. In general, downtowns
typically support a stronger weekday retail
business, drawing on foot traffic from office
workers and local downtown residents.
Of the estimated 177 storefronts in
downtown Greenville, 18 percent were vacant
in January 2007. The City Center, north of
the Falls, experienced higher vacancies than
the West End, an issue causing concern in
this highly visible stretch of Main Street.
Looking forward, target markets for
downtown retail are listed in Table 3.2
along with existing market penetration
and projected retail sales potential.

Figure 3.8 Downtown features many unique shops not found elsewhere in the region.

Table 3.2 Target for downtown retail

Downtown
Target Groups Existing
Spending Potential

Future New Downtown
Spending Potential

Total

Downtown
residents

$40.7 million

$14.2 million

$54.9
million

Downtown
employees

$36.2 million

$7.2 million

43.4
million

Visitors

$32.1 million

$3.4 million

35.5
million

Residents
within a tenminute drive

$70.2 million

$1.9 million

72.1
million

Total

$179.2 million

$26.7 million

205.9
million

Figure 3.9 One of many restaurants downtown.
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Much of the convenience spending potential
will be captured by the recently opened
McBee Station, a 93,000 square foot grocery
and retail/service center in the heart of
downtown (Figure 3.10). Exclusive of McBee
Station, the potential for additional retail
in the next ten years is projected to be:
•

Figure 3.10 The new Publix at McBee Station.

•

•

Figure 3.11 The Mast General Store in downtown Greenville.

10,000 to 11,000 square feet of
convenience goods, such as a drug
store
40,000 to 50,000 square feet
of shopper’s goods
25,000 to 35,000 square feet
of restaurant space.

From a retail and restaurant perspective,
downtown Greenville is a unique shopping
and cultural destination. Downtown
shopper’s goods, such as apparel, art, and
home accessory stores, should continue
to grow in this niche with one-of-a kind
boutiques attractive to Greenville area
residents as well as visitors. Credit tenants
that contribute to the downtown lifestyle
should be targeted. Examples of credit
tenants include the Mast General Store in
City Center and the Lilly Pulitzer “Pink Bee”
in the West End, as well as others such as:
•

Barnes & Noble or Borders books

•

Smith & Hawkins outdoor furniture

•

Urban Outfitters

•

Pier One Kids

•

Design within Reach.

Larger format retailers such as Borders
or Barnes & Noble will likely require
considerable incentives from the public
side due to downtown’s proximity to
suburban competition and projected
growth and wealth east of downtown.
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While a few key credit tenants will certainly
help anchor downtown, it is unlikely that
this type of retail will form a critical mass
in the short term. Instead, downtown needs
to adopt a retail recruitment strategy
targeting retailers that are attractive to
visitors and useful to residents following
the model of Mast General Store (Figure
3.11). The targeted retailers should support
downtown’s retail product—“unique and
boutique” as well as functional—a base that
can draw well beyond the residential market
to places like the upscale Cliffs communities,
a half hour drive from Greenville.
Downtown Greenville lies within the
primary trade area (ten minute drive of
several major suburban retail nodes).
While a “lifestyle center” was considered,
the analysis indicates that downtown is not
well-positioned for this type of retailing
due to the geography and demographics of
downtown in relation to the higher income
households and growth areas to the east.
Lifestyle centers contain a critical mass of
shopper’s goods stores and restaurants in
a pedestrian-oriented main street setting.
The intent is to balance convenience with
amenities that will intercept the highend shopper’s trip to the suburban mall
or retail node, a strategy being proposed
in Verdae. For downtown Greenville,
however, patrons would be more likely
to drive by a store closer to home.
The economic constraint that will threaten
the “unique and boutique” composition of
downtown retail is increasing rents and
the cost of occupancy in newly constructed
buildings. The average retail rental rate
is downtown is approximately $18.00 per
square foot, while new developed space
would need to charge rents of approximately
$24.00 to be financially feasible. Anticipation

Downtown needs to adopt a retail recruitment strategy targeting
retailers that are attractive to visitors and useful to residents
following the model of Mast General Store.

of higher rents from chain stores can
lead to speculation that will drive out
locally owned stores and reinforces the
current trend toward restaurants.
Both the public and the private sector may
need to intervene in order to maintain a
healthy and attractive mix of retail that is
an amenity for all. Private developments
may need to cross subsidize the ground
floor retail to attract prime tenants on
upper floors. The public sector may need
to participate as well with public sector
ownership of key retail locations to attract
high quality tenants that contribute to the
overall mix and dynamics of Main Street.
Retail typically follows other uses and
downtown retail typically thrives where
there is a healthy balance of residential,
office, and visitor customers (Figure 3.12).
Rather than focus too much energy on retail,
the key economic development strategy
should be targeted to a substantial increase
of downtown households and recruiting
both headquarters and “cool space” office
tenants. By continuing the investment in
the character and high quality of a walkable
downtown environment, the visitor market
will also continue to grow attracting both
leisure and business sectors. Those who do
come are bound to be surprised by what they
find and will contribute to getting the word
out about downtown Greenville’s success.

Figure 3.12 Mixed use projects bring residents and employees downtown to drive retail demand.
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In looking at the opportunities for growth in Greenville, five
distinct areas stand out in each of the corners of downtown.

Five key principles establish the foundation
for the downtown Greenville master plan.
These principles derive from conversations
with stakeholders, the diagnosis of
current issues, and an understanding
of the overwhelming potential that lies
ahead for downtown Greenville.

1. Expand to the five corners
of downtown
Vibrant downtown areas often are successful
because of their easy walkability within
a compact area. In downtown Greenville,
a five minute walk on Main Street takes
one from Court Street to the Falls or to
North Street. While it would also be a
short distance to reach Church Street or
Academy Street, there is little to draw
one in these east-west directions.

Figure 4.1. The Five Corners of downtown Greenville

Rather than dilute the strong identity of
Main Street Greenville by extending its
length, another approach is to create
new districts (Figure 4.1), each one with
a strong identity developed out of its own
geography and history. In looking at the
opportunities for growth in Greenville,
five distinct areas stand out in each of the
corners of downtown. Each of these corners
can develop into compact walkable areas
in their own right. With strong connections,
these distinct areas create new destinations
for visitors to downtown, opportunities to
explore a more richly varied and interesting
downtown, with Main Street at the center.

2. Create a green necklace
Parks are defining elements that give
downtowns unique identity while also
providing essential quality of life (Figure
4.2). Urban parks can become places of
quiet respite from the bustle of the street
and activities within buildings, or they
can become intense centers of activity
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Figure 4.2. The riverfront, regional parks, and parkways will join to form the Green Necklace.
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formal quality as the Academy parkway
passing through gracious green campuses
around the churches on the west side of
downtown. Continuous bicycle trails and
connected walking paths will make the park
system a recreational draw in its own right.
Investment in parks imparts value to the
surrounding real estate, conferring a better
address, open views, and access to recreation.
Since each of the Five Corners will touch
the Green Necklace system, the streets and
parks within each district must have strong
connections to this more regional system.
The arrival points into the downtown cross
the necklace creating dramatic opportunities
to announce Greenville as a “green” city.

3. Celebrate the points of arrival
Figure 4.3. Main Street balances vehicular and pedestrian movement.

themselves, places to meet other people and
participate in cultural events. Falls Park in
downtown Greenville is highly successful in
both these regards, offering quiet spaces
and intense activity within a dramatic
landscape. As downtown grows, a system
of parks will bring open spaces into each
corner, improving access for all and
creating opportunities to connect one place t
o another alongpedestrian and bicycle trails.
The Green Necklace expands the concept
of Falls Park and Cleveland Park and
integrates current plans to develop a
regional park upstream on the Reedy
River. The system of parks would also
extend upstream on Richland Creek and
the McPherson Park tributary to encircle
downtown. Across the highpoint of the ridge,
the Green Necklace would take on a more
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The Five Corners occupy the edges of
downtown where today the sense of
identity is the weakest. At these gateway
locations into the heart of downtown,
a visitor forms their first opinion of the
city and begins to find their bearings.
In each corner, a strong civic identity
needs to be coupled with distinctive
high quality architecture. A consistent
system of wayfinding and signage would
orient people to downtown, the different
districts, and the unique destinations. As
new development progresses, streetscape
improvements in these outer corners will
extend the notion of downtown and make
them pedestrian friendly zones. Some
elements of the streetscape palette may
be consistent throughout downtown, and
some elements could vary from district to
district. New development would frame
the streets creating the vibrancy and
active street life that defines downtown.

4. Tame the roads

5. Create a linked transit network

Cities have the unique challenge of trying to
move people and goods while maintaining a
high quality of life. Unless carefully thought
out, transportation routes can easily become
as much a barrier as a conduit. While
Greenville struggled with the barriers of
rail lines at the turn of the last century, the
current barriers are the arterial highways
that surround downtown, examples of how
the automobile took priority over all other
forms of movement in the last half century.
The premise today is that cities need to work
equally well for pedestrians as they do for
vehicles, especially as we come to appreciate
downtowns as residential neighborhoods,
visitor destinations, and places to recreate
(Figure 4.3). For businesses, access to the
office is counterbalanced by the quality
of life offered to employees experiencing
downtown as pedestrians on a daily
basis. The ability to bicycle through out
downtown for recreation and commuting
is another layer of consideration.

Well functioning transit systems can relieve
the streets of cars by offering reliable
alternatives (Figure 4.4, 4.5). Public transit
can never achieve the dispersed access
of automobiles but can carry significant
ridership along well traveled routes. The
imperative for transit lies in the increasing
environmental and economic cost of
automobile dependency. The demand for
expensive and space consumptive parking
on scarce urban land creates another basis
for encouraging use of public transit. A
true multi-modal system needs to consider
all forms of access, beginning with the
international and civil airports, Amtrak,
and the proposed high speed rail, and
their relationship to the proposed bus
rapid transit, expanded trolley service,
and existing GTA bus service, as well as
the interface with automobiles, parking,
bicycles and pedestrians. Greenville
is seizing the opportunity to improve
the existing systems and can carefully
craft the best possible alignments and
service of the new systems to maximize
ridership and connect key destinations.
With a cohesive system and focused goals,
the process of advocacy, funding and
implementation must begin as early as
possible and will require a sustained effort.

Taming the roads will be a cornerstone to
Greenville’s future and offers tremendous
opportunity for creating desirable new real
estate addresses as well as a walkable
urbanity in all parts of downtown. At their
inception, Academy Street and Church
Street were innovative in providing much
needed north-south links to complement
Main Street, creating more of a network.
Unfortunately they were designed as high
speed roadways rather than additional
city streets. Building on the strength of
the idea, however, the current concept
seeks to develop a much finer grain of
high quality downtown streets that all
carry traffic, dispersing the concentration
on any one street. While serving as traffic
conduits, these streets can be designed
to be pedestrian and bicycle friendly.
Academy Street and Church Street will
continue to serve as arterials, but with
appropriate speeds and considerably
more aesthetic appeal, they will allow
for better walking and crossing.

Figure 4.4. Downtown can become a hub of an interconnected transit system with trains, bus rapid transit,
buses, and trolleys.

Figure 4.5. The new Greenlink bus can be coordinated with
a proposed bus rapid transit and other transit systems.
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Five C orners
Like satellites around the spine of Main Street, the Five Corners
will complement Main Street, giving visitors, residents, employees,
and others, new places to explore and walk when they are downtown.

has struggled to find its identity, but with
the success of the stadium and appropriate
infill, it can become a center for start-up
businesses and entrepreneurs. At the top
of the hill exiting Interstate 385, the
Gateway District is the point of arrival for
most people, and the BI-LO Center is a key
destination, yet new infill development
and more walkable streets are needed to
make it feel like a part of downtown. The
Broad and River District has the greatest
potential for redevelopment into new
headquarters offices and research firms
due to large parcel size visibility of the area.
Figure 5.1. The Five Corners lie at the important
gateways into downtown.

The Downtown Greenville Master Plan
embraces several key entry points (Figure
5.1) into downtown that each has a unique
historic development, urban character, and
competitive advantage for new development.
Heritage Green has iconic architecture
and is a civic anchor of downtown, though
pedestrians struggle to make the connection
to and from Main Street. County Square
historically was the site of Furman University
but over the years has become a suburban
style employment center for hundreds of
county workers just minutes from downtown.
The Warehouse District in the West End

While the Main Street Corridor has a
gracious identity, the outskirts of downtown
are characterized by open parking lots and
largely underutilized urban land. In talking
to the many stakeholders, a reoccurring
theme is that there is little to do other than
activities along the length of Main Street.
Because Main Street has now stretched to
over a mile in length, any activities at one
end seem to compete with destinations at
the opposite end, rather than the sense
that more things agglomerate to everyone’s
benefit. The few activities that lie beyond
Main Street, such as Heritage Green or the
Zoo in Cleveland Park East, are a pedestrian
challenge because of lack of wayfinding

and paths or because of the dominance of
automobiles. At the same time, the riverfront
and Main Street are often overused, taxing
the very resources they have to offer.
The five new corners will have strong
individual identities and bring life to
otherwise desolate areas. Like satellites
around the spine of Main Street, they will
complement Main Street, giving visitors,
residents, employees, and others, new
places to explore and walk when they are
downtown. The definition of downtown
will grow to include these areas as
they are developed (Table 5.1, Figure
5.2). The Five Corners will reinforce
downtown’s identity and character by
expanding the notion of downtown.
Each corner lies at a critical gateway into
downtown, so the corners stand to influence
many people’s first time impression of
downtown Greenville. Although they are
underutilized land now, they were not
always so. The location, adjacencies and
competitive advantages of each varies
slightly. Distinctive attributes can be brought
forward through strategic placement of
program and creative placemaking within
the districts. Civic buildings and spaces and
iconic architecture are warranted given the
gateway locations of most of the corners.

Table 5.1 Development Program for each of the Five Corners

Development Area
(acres)

FAR*
Low

FAR*
High

Build-out Low
(gsf)

Build-out High
(gsf)

West End/Warehouse 26

0.7

1.3

823,000

1,500,000

County Square

23

1.2

1.6

1,144,000

1,550,000

Broad & River

27

1.5

1.6

1,759,000

1,950,000

Heritage Green

13

0.8

1.4

425,000

750,000

Gateway District

13

0

1.7

910,000

910,000

Total

101

1.2

1.5

5,061,000

6,660,000

*FAR (Floor Area Ratio) is a useful tool for comparing densities of different areas. It is a representation
of dividing the total building area by the total site area. A high FAR permits more buildable area on a
single site.
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Figure 5.2. Downtown Greenville has many opportunities for long term redevelopment and infill based on currently underutilized land.
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Heritage Green Neighborhood
The Heritage Green neighborhood could
become a family friendly place within the
downtown with attractive housing choices,
neighborhood shops, and places to stroll on
the way to and from the library, museums,
and theaters on the main Heritage Green
campus (Figures 5.3 - 5.5). The neighborhood
will transition between downtown and the
Hampton-Pinckney historic neighborhood.
By creating infill and shared parking on
what are currently surface parking lots,
the perceived distance between Main
Street and Heritage Green will be minimized.
The Academy Street parkway and the
green campuses of Heritage Green and
the churches will complete the Green
Necklace in this part of downtown.

Figure 5.3. Existing conditions.
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The cultural campus of Heritage Green
is a landmark for downtown and will be
the anchor for the emerging mixed-use
residential neighborhood. Townhouse
and other low rise housing types will be
similar to those around the corner on
Hampton Avenue and on Butler Avenue.
A system of quiet neighborhood streets
fronted by multiple doorways and stoops
will offer attractive and safe walking routes
for those moving between downtown and
the cultural venues at Heritage Green.
Buildings facing onto the busier Buncombe
Street and Academy Street may be midrise, transitioning in scale from the BB&T
office building and downtown buildings.
A few well placed corner shops and/or
cafes on the main streets could support
the neighborhood and complement the
events and activities at Heritage Green.

By creating infill and shared parking on what are currently
surface parking lots, the perceived distance between Main
Street and Heritage Green will be minimized.

Figure 5.4. Heritage Green institutions

For those arriving into downtown from
the north and west, Buncombe Street will
present a new face, lined with buildings that
face onto the street and across to the open
space of the Heritage Green campus. The
street itself will continue to be a one way pair
with College Street, but new streetscape on
both streets will ensure that traffic speeds
are reduced, sidewalks and street trees are
generous, and corners are easily crossed
by pedestrians through tighter intersection
radii and better timing of traffic signals.
Academy Street in this part of town will
have a completely new character as a tree
lined parkway within the larger Green
Necklace system. While continuing to carry
four lanes of traffic, improved geometry
will more clearly limit the automobile zone
and provide sufficient room for a generous
landscaped median with turn lanes and
wider sidewalks under a line of street trees.
Most of downtown Greenville’s religious
institutions are adjacent to this segment
of Academy Street. The current surface
parking lots can be transformed into more
gracious campuses, allocating parking
into structures that are financed by shared
use with downtown office and retail.

Figure 5.5. Heritage Green illustrative plan.
Note: Red buildings in this figure and those to follow represent potential future development.
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Gateway District
The Gateway District commands one of the
highest hills in the downtown and stands
to become a memorable corner of the
downtown (Figures 5.6 - 5.8). With a more
comprehensive approach to development
around the BI-LO Center, this destination
would feel more like a part of the city,
offering visitors a chance to get to know
Greenville in a more positive light. New
civic spaces, a mix of uses, distinctive
architecture, and better connections within
the district and back to Main Street will help
define a distinctive identity for the Gateway
District. The district is surprisingly close to
the Springwood Cemetery and McPherson
Park, which could become more accessible
with better pedestrian crossings, connecting
the district to the Green Necklace.
The 15,000 seat BI-LO Center represents a
significant downtown investment. Its events
attract people from the city, the region, and
the larger bi-state area. Yet because of the
highway setting, this important venue feels
completely isolated from downtown even
though it is less than a ten minute walk
to Main Street. The adjacent triangle site
was under consideration for the Federal
Courthouse, but was deemed too confined by
highways. A new high-rise hotel, condo, and
apartment development is now planned for
this land.

Figure 5.6. Existing conditions.

Figure 5.7. BI-LO Center.
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Infill buildings on the BI-LO Center block
and the adjacent triangle block would
add a more day to day population in this
part of town, activating the streets and
civic spaces in such a way that ground
floor retail in strategic locations could
become possible. With development,

displaced surface parking would be
integrated into the new development,
with tremendous opportunities for shared
parking between the complementary
office and entertainment uses.
Office development would derive a benefit
from the highway visibility and access, as
well as the proximity to legal offices and
courts in this part of the City. A hotel in this
area would also take advantage of visibility
and could serve overnight visitors coming
to shows or share conferencing ability with
the BI-LO Center. Because of direct access to
Interstate 385, higher density development
on the east side will minimize traffic
impacts to downtown. The architecture of a
prominent building in the Gateway District
must be of the highest quality and should
contribute to the skyline of Greenville.
In the center of the block, a new civic
space would provide a spine for access
between the garage and the two western
entrances to the BI-LO Center. This plaza
would be a gathering place for people
coming to see a show or game with active
uses along its edges. Outdoor events and
informal musical performances could
also happen in this new civic space. This
spine would continue across Beattie Street
via an improved pedestrian bridge.

Figure 5.8. Gateway District illustrative plan.

Development on the triangle block must
reinforce the ability of people to walk
between the BI-LO Center and the heart of
downtown. The intersection of North Street
and Church Street needs to be reconfigured
to be pedestrian friendly, in part by taming
the traffic on both streets similar to the
cross section of North Street further west.
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Broad & River District

The Broad & River District is the premier
redevelopment site in downtown Greenville
(Figures 5.9 - 5.13). This district is within an
easy five minute walk of Main Street, has
proximity to the beautiful Falls Park, and
has excellent access and visibility from
the Church Street viaduct. The opening
of McBee Station nearby invigorates

this side of downtown with new retail
and residential uses. The Broad & River
District opens out onto the strongest
link in the Green Necklace, where Falls
Park connects to Cleveland Park and
the Zoo as well as the regional trails
downstream on the Reedy River.

While a wide range of uses could be suitable
in this area, new headquarters offices and
research firms/companies would take
advantage of the large parcels and visibility
of the area. Height and density in this area
would be appropriate to relate better to
the Church Street viaduct and to generally
concentrate the commuter population on
the east side where access to Interstate 385
minimizes traffic impacts on downtown.
Historically this district was a low spot,
later dissected by rail lines and set behind
the riverfront mills. The Church Street
arterial cut a swath across the district
in the late 1950s, an engineering feat
that involved a low bridge across the
Reedy River, excavation of the knoll on
the east bank to pass under Cleveland
Street, cloverleaf access ramps, and
the high viaduct before touching ground
again near Washington Street.
While the Greenville News commands
the frontage on Main Street today, Broad
Street could become a major new address
for the area, with strong connections to
Butler Avenue on the west. Falls Street
provides a north-south route through
the district and its improvement would
further open up access to the riverfront.

Figure 5.9. Existing conditions.

Figure 5.10. Church Street meets grade just north of the Cleveland Street
overpass.
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Figure 5.11. Broad Street can become an
attractive new location for development.

Both Church Street and the more historic
Cleveland Street are gateway opportunities.
At the point where the grades meet,
the possibility of a simpler four way
connection from Church Street directly
onto the streets of the Broad & River
District should be investigated. Removing
at least some of the cloverleaf would
open up significant development parcels
at the gateway locations. A traffic signal
on Church Street would help tame this
roadway and make it feel more connected
to the city and the activities below.

Figure 5.12. Profile of Church Street showing points where it meets grade.

New streets complemented by improved
ones will create new addresses within the
tight knit Broad & River District. The few
remaining historic brick buildings along
Broad Street should be retained adding to
a distinctive identity. The corporate office
buildings that exist along the riverfront will
gain a new context, where new development,
active streets, and civic spaces connect
them back into the life of the city. Generally,
the new development will help swell the
downtown population using Main Street
retail, although a few neighborhood scaled
retail shops would help activate key corners.
A new visitor center would be well sited in
this district, helping to draw visitors off Main
Street. With a prominent location on the
Falls Street and Church Street gateway, the
visitor center would be close to the riverfront
parks and from this site could tell the story
of Greenville’s evolution from resort to
mills to railways and revival as a premier
21st century city. A new city park next to
the visitor center will connect directly to
the Liberty Bridge. This gateway civic space
will provide a respite for visitors, a space
for events and orientation, and a gathering
place for employees in the district. From
the bridge, a system of parks and streets
should lead up the hill to connect to new
development at McBee Station, improving
riverfront access for those on the east side.

Figure 5.13. Broad & River District illustrative plan.
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County Square
A redeveloped County Square on University
Ridge has the potential to become an
exciting new intown neighborhood
complemented by a complex of county
and other offices (Figures 5.14 - 5.15).
New development can take advantage of
the hilltop location and views of downtown,
while responding carefully to the context of
the Governor’s School for the Arts and the
small scale residential buildings on Howe
Street. Church Street gives the site visibility
and direct access out to Interstate 385.
Redevelopment of County Square can also
reinstate a stronger connection between
Church Street and the West End and down
to the Green Necklace along the river.

Figure 5.14. Existing conditions.

Located on a high hill overlooking the Reedy
River, this site was the historic campus of
Furman University before it moved out of
downtown in 1961. The gracious campus
was redeveloped into a one story shopping
mall and movie theater surrounded by
surface parking lots. The historic alignment
of University Ridge as it meandered from
Cleveland Street through the site to the
West End was changed. With the demise
of the shopping center, the buildings
were renovated into county offices and a
family court employing 683 workers and
providing services to many residents.
Encompassing approximately 30 acres,
County Square is large enough to feature
a range of housing types, meeting the
needs of different people who may want
to live downtown. On the western edge,
smaller scale townhouses will complete the
character of Howe Street. Four to six story
loft buildings could step up the hill from
Howe Street and the Governor’s School,
with greater heights and density along
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Encompassing approximately 30 acres, County Square is large
enough to feature a range of housing types, meeting the needs
of different people who may want to live downtown.

University Ridge and moving to the west
side of the site, where ten to twelve stories
would be appropriate. At a similar scale, the
County offices could command the corner
of Church Street and University Ridge.
The main street for this district will be
the realigned University Ridge extension
that connects to the existing rotary. Since
shared parking between the stadium and
the county offices will continue to be a
factor, a strong connection is warranted and
will help organize the district. A network
of new streets and smaller blocks will
open up development opportunities and
make the site permeable for walking.
As the buildings step up the hill, each will
take advantage of the striking views of
downtown and the riverfront parks in the
foreground. A series of civic spaces on
the hill will allow for more public views
opening to the north. If a civic building
is warranted, a prominent location
overlooking downtown and along the
main street should be considered.
This new residential and office development
will increase the population of people
shopping and dining in the West End and
on Main Street. The site is within walking
distance (5 to 15 minutes) but can also be
accessed easily by bicycle, an expanded
trolley route, or of course automobile.
As such, retail uses in County Square
should be limited so as to not compete
with the Main Street experience. A coffee
shop and other neighborhood scaled
retail will add convenience, especially
on the Church Street side. Big box retail
and “lifestyle centers” that would detract
from downtown should not be considered
for this prime redevelopment site.

Figure 5.15. County Square illustrative plan.
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Warehouse District
The Warehouse District provides an identity
for that part of the West End centered on
Rhett Street between Camperdown Way
and Markley Street (Figures 5.16 - 5.18).
Adaptive reuse of existing buildings and
new architecture can create the cool space
that is currently lacking in Greenville. These
spaces will be well suited for new startup companies, media, design, information
and other entrepreneurial businesses.
Although somewhat hidden, the district
actually lies at a crucial entry to downtown
on Route 123 and is surrounded by the
Green Necklace along the riverfront.

Figure 5.16. Existing Conditions.
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Some existing building stock is available
for smaller start-up tenants within the
Warehouse District. Within this existing
context, two to four story buildings will
be appropriate. The reinvigoration of
these properties will add a larger working
population in this part of downtown, helping
to support the West End shops on Main
Street and contributing to the local arts
flavor. Loft housing mixed into the district
will create a more 24/7 atmosphere.
Since most of the small sites and existing
buildings will not support structured
parking, a shared public parking facility
should be considered and may be suitable
on the interior of one of the larger blocks.

The reinvigoration of these properties will add a larger working
population in this part of downtown, helping to support the West
End shops on Main Street and contributing to the local arts flavor.

Figure 5.17. Historical Buildings in the Warehouse District.

Both Main Street and Academy Street
frame the edges of the Warehouse District,
allowing for excellent access. The district
can also build on the success of the adjacent
RiverPlace and extend the character of the
Innovate Building on River Street. The nearby
riverfront offers the recreational amenity
that is highly prized by many of the workers
in the knowledge economy. The proposed
Kroc Center will be a catalyst for the area,
facing onto Academy Street and improving
access to the riverfront and the future
regional city park along the Reedy River.

Figure 5.18. Warehouse District illustrative plan.
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Making C onnections
Looking forward, Greenville needs to be connected at all levels
from the regional to the local. The City can derive tremendous
benefit from balancing its role as a visitor destination.

Within the metropolitan area and in the
downtown, the role of the automobile must
be better balanced with transit services
and with pedestrian and bicycle mobility.
The deployment of parking is convenience
for visitors but also an important variable
in economic development downtown.

Figure 6.1. The proposed high speed rail will connect the
Upstate to the eastern seaboard.

Figure 6.2. Two alignments are under consideration for
the high speed rail.
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Regional Connections
Interstate 85 connects Atlanta and
Charlotte, two of the strongest economies
in the country. Close to the halfway point,
Greenville is the center of the Upstate, the
fastest growing part of the state. Greenville
is also well connected to Columbia and
Charleston via Interstate 385 to Interstate
26. In less than an hour, one can reach the
foothills of the Blue Ridge Mountains, the
new Cliff resort developments, and Clemson
University. The Greenville-Spartanburg
Airport, Furman University, and Bob Jones
University all are located within an easy
twenty minute drive from downtown.
The Greenville-Spartanburg airport is
complemented by the Charlotte-Douglas
International Airport, which is a national hub
for USAirways, only an hour and a half away.
The Amtrak station is close to downtown
on West Washington Street. The service
between New York and New Orleans is
limited to one trip in each direction per
day, moving at relatively slow speeds
(50 to 60 miles per hour) and stopping
in Greenville only late at night.
Recognizing the importance of connecting
Charlotte to Atlanta, a new high speed rail is
being discussed (Figure 6.1). The Southeast
High Speed Rail Corridor would relieve
congestion on the highways and provide a
realistic alternative for business and leisure
travelers. The current proposal suggests
six trips each way per day moving at speeds
of over 110 miles per hour, completing
the trip from Charlotte to Atlanta in about
four hours. The ridership on the line is
projected to be 378,000 to 930,000 annually.
Two alignments for dedicated routes are
under consideration (Figure 6.2). The

northern alignment follows the Amtrak
route, using existing rail lines, some of
which are outdated for the speeds being
considered. This alignment passes through
Greer and would stop at the current
Amtrak Station. The second alignment
passes south of downtown following the
Interstate 85 corridor close to CU-ICAR.
Along either route, stations will be limited
to achieve the fastest possible headways.
In the Upstate, the station locations that
are being considered are Spartanburg,
the Airport, Greenville,or Clemson. The
City should advocate for a dedicated
Greenville Station in the downtown.

Metropolitan Connections
Downtown Greenville is the center of the
Greenville Transit Authority’s bus service,
which follows a hub and spoke pattern.
The thirteen routes that serve downtown
converge on the Transfer Center on McBee
Avenue and lead out to destinations such
as the Saint Francis, Greenville, and VA
Hospitals, Bob Jones University, Carolina
First Convention Center, Greenville
Technical College and other destinations on
Pleasantburg Drive, and various shopping
centers and malls in the area. The recent
system was chronically under funded
and had too few vehicles, resulting in
low levels of service. Recently, the City
consolidated the GTA operation under the
aegis of the City, taking advantage of the
efficiencies of a combined vehicle fleet.
The City has taken a leadership role in
promoting a bus rapid transit (BRT) system
providing a more high speed cross town
connection (Figure 6.3). The BRT will
be an important means of connecting

Figure 6.3. In the future, Greenville is considering a bus rapid transit system connecting across the city.
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Figure 6.4. A network of streets disperses traffic more evenly while retaining a comfortable character.
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the downtown to the CU-ICAR area. The
proposed BRT alignment will be on a
dedicated right-of-way along former
rail lines for the most part, transitioning
to City streets near the intersection of
Washington Street and Laurens Road.
A loop through downtown on Washington
and McBee would serve the downtown well
as long as the BRT facilities are integrated
into the streetscape design. BRT systems
that share the roadway with traffic can
still take advantage of signal pre-emption
to reduce travel times. In addition to a
downtown stop, the proposed BRT would
stop at Laurens Road, the Convention
Center, Woodruff Road, and CU-ICAR.

Downtown Streets
As the perception of downtown grows
to encompass the Five Corners, the
streets need to function as a network
of gracious city streets carrying people
to various destinations and dispersing
traffic throughout the downtown (Figure
6.4). As a vital component of the city, the
streets need to accommodate multiple
modes of movement, balancing use by
automobiles, transit systems, bicycles and
pedestrians (Figure 6.5). Traffic cutting
through downtown will be tamed to move
at appropriate speeds, making them more
amenable to pedestrian use and crossing.

Figure 6.5. Bicycles should share the road on a network of downtown streets.

The amazing character of Main Street is set
by its scale and design that slows drivers
and makes them pay more attention to
storefronts and pedestrians (Figure 6.6).
A goal of the master plan is to bring forth
Richardson and Spring Street/Falls Street
(Figure 6.7) to have a similar character to
Main Street, with an easy walkability and
a beautiful streetscape. Improvement to
Butler Avenue over time should reinforce
its identity as an important city street
connecting downtown to the northwest.
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Figure 6.6. Cross section of Main Street, existing.

The more fully developed network of northsouth city streets will complement Academy
Street and Church Street. These two key
streets will continue to carry significant
traffic but with more appropriate city
speeds and improved character. Research
shows that the most effective street design
measure to abate vehicular speeds, aside
from vertical displacements such as raised
crosswalks and speed humps, is narrow
travel lanes. Academy Street is proposed
as a green parkway connecting through the
downtown, with a landscaped median, more
consistent lane geometry with two travel
lanes in each direction, wider sidewalks,
and a planting strip to accommodate a row
of street trees on either side (Figure 6.8).
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Figure 6.7. Proposed streetscape design for Richardson Street and
Spring Street.

Through signage on either side of downtown,
travelers passing through downtown should
be encouraged to use Academy Street rather
than North/College/Buncombe/Beattie.
On most of Church Street, street trees will
not be feasible, but the bridge section could
feature dramatic nighttime lighting, making
it a memorable approach into downtown.
Consideration should be given to removing
some or all of the ramps at the Church
Street/ Camperdown Way interchange,
taking advantage of the spot where Church
Street meets grade to create a more typical
city intersection. A signal in this location
will serve to calm traffic, slowing speeds
while still allowing considerable capacity
on this important north-south street.

A series of east-west streets, including
the Washington Street Corridor (Figure
6.9) will expand the notion of downtown.
With improved character on these side
streets, people will be more likely to
turn the corner off of Main and explore
other parts of downtown. Key streets that
connect across the downtown include:
•

College Street /Beattie Place

•

Buncombe Street/North Street

•

Washington Street

•

McBee Avenue

•

Broad Street

•

O’Neil Street to University Ridge

Figure 6.8. Proposed streetscape design for Academy Street.

These streets should have a consistent level
of quality and character, helping to orient
people. Although historic importance may
be attached to the combination of names,
consideration should be given to simplifying
the names of the one way pair, College
Street /Beattie Place and Buncombe Street/
North Street, in order to simplify wayfinding
at this important gateway to downtown.
In addition to these streets, Stone Avenue
and Academy Street will also be important
roadways carrying east-west traffic.
Priority should be given to redesigning
intersections to improve pedestrian
conditions throughout downtown,
but especially on the higher speed
roadways such as Academy, College/
Beattie and Buncombe/North.

Figure 6.9. Proposed streetscape design for Washington Street.

Crosswalk lengths can be shortened
by reducing corner radii and installing
neckdowns and traffic signals adjusted
to create more favorable timing. The
landscaped median on Academy Street will
also serve as a necessary pedestrian refuge
between traffic streams. Pedestrian-friendly
redesign of the Academy intersections is
especially important to make a stronger
connection between Main Street and
Heritage Green. Intersection redesign
and changes to signal timing are a more
realistic and economical strategy than
overhead bridges, and will help maintain
an active street level. The handicap
accessibility requirements for ramps
consume considerable space and make
such bridges aesthetically inappropriate

for city streets, while elevator service
is costly from a capital, operations,
maintenance, and safety perspective.
In Greenville, bicycles are growing in
popularity as both a highly visible recreation
activity as well as for commuting. Bicycle
accommodation in the downtown should
be accomplished through a comprehensive
approach, utilizing bike lanes on arterials
combined with ‘share the road’ integration
of bicycles into vehicular traffic on streets
having lower volumes, speeds and street
widths. In addition, a network of scenic
paths and routes can connect to the
emerging regional trail system to serve
both recreational and commuter cyclists.
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Downtown Transit
Transit connections within the immediate
downtown would best be served by an
expansion of the current trolley service,
which now operates primarily as a people
mover on baseball game days and a tourist
experience with weekend service. As the
downtown develops and other streets
besides Main Street become public/tourist
destinations, a downtown circulator trolley
(Figure 6.10) will be increasingly valuable,
particularly as a way to obviate the need
for intra-downtown auto use.

Transit Routes
Trolley
Bus Rapid Transit

Figure 6.10. Downtown will be an intermodal link between the high speed rail, bus rapid transit, expanded trolley
service, and existing buses.
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In the context of the Downtown Master Plan
and its goal of spreading the prosperity of
Main Street across a wider area, the options
for trolley service should consider alternative
routes to the Main Street spine. While at
present Main Street is the downtown’s major
draw, in the future there will be recreational
and retail destinations throughout the
downtown. Other downtown streets, such as
Richardson/River and Spring/Falls Streets,
will have a different character than that
of Main Street, most likely with a more
even balance between auto and pedestrian
traffic. Under these conditions, it will make
sense to run the trolley down those streets
rather than Main Street. A loop utilizing
Richardson and Spring/Falls Streets, and
taking in County Square via University
Ridge will provide efficient and targeted
service to all downtown destinations. While
it would not go down Main Street north
of Broad Street, the trolley would travel
parallel to Main at a remove of one block on
either side, giving good access to the entire
downtown and delivering people to the
streets where development is to be fostered.
As rubber wheeled vehicles, the route can
expand and adjust as new destinations
form and ridership potential shifts.

Parking Diagram
Private Parking
Public Lot
Public Garage

Figure 6.11. Downtown garages are in close proximity to the action on Main Street.
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Consolidating the operation of all modes
of transit - trolley, GTA, and bus rapid
transit - will provide the most efficient
service minimizing duplications and
emphasizing intermodal connections.
The downtown trolley and regular GTA
routes, both run by the City, are eligible
for federal and state transit funding.

Parking
Greenville is fortunate to have a significant
supply of parking, much of it supplied in
City-owned garages (Figure 6.11- 6.13).
This forward thinking investment in public
parking facilities provides capacity for
future development in the short term.
Over time, as public and private surface
lots are replaced with development,
new parking structures will need to be
integrated into the Five Corners.
Of the 16,000 downtown spaces, over 6,000
are in a series of public parking garages,
mostly in two rows, a block on either side
of Main Street. The garages are ideally
located for proximity to Main Street without
detracting from its character (Table 6.1).

Figure 6.12. Parking garages can be designed with active frontages that incorporate retail or, as at RiverPlace,
gallery space.
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The parking garages and lots near the
heart of downtown are not fully utilized,
however, with only 59 percent occupancy
at peak weekday times. The public parking
facilities north of North Street are typically
only 27 percent occupied. On-street parking
spaces in these same areas are near or
over capacity at 86 percent and 95 percent
occupancy respectively. South of Broad
Street and in the West End, both on-street
parking (42 percent occupancy) and offstreet parking (51 percent) were undercapacity (Walker Parking Consultants,
2006). The success of Main Street has
solved the problem that free on-street
parking was intended to address, namely
how to get people to come downtown.

Table 6.1 Public Parking Garage Space Inventory

Garage

No. of Spaces

Church Street

978

Liberty Square

926

South Spring Street

912

Richardson Street

909

Poinsett

843

Commons

817

RiverPlace

351

River Street

268

North Laurens/ Mall 200

184

W. Washington Street (GTA)

128

Bowater

333

Total

6649

Source: FY 2006-2007 Operating Budget, City of Greenville

Figure 6.13. Downtown garages are well placed around downtown and designed to be discrete.
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With a proven track record of getting things done, perhaps no other
city is as capable as Greenville in carrying out a vision.

roles and responsibilities of key entities to
ensure that each organization is focusing
on its primary mission and effectively
deploying the resources and capacity of the
institution. Recognizing that many people
and organizations will play a role, a sense
of overall priority is recommended to help
direct efforts to achieve visible results.
Two overarching Policy Initiatives
are recommended to move Greenville
forward. With a focus on policy changes,
these efforts can begin immediately.

Current Developments
Completed
Under Construction
Proposed

Figure 7.1. Recent, current and proposed projects in Downtown Greenville.

The master plan illustrates the potential
of downtown Greenville to reposition
itself for the future, moving beyond Main
Street to become a multi-dimensional city.
As a complex, vibrant place, downtown
Greenville will integrate multiple roles as
a business center, urban neighborhood,
and cultural and recreational destination.
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With a proven track record of getting things
done (Figure 7.1), perhaps no other city
is as capable as Greenville in carrying out
a vision. The section below sets forth the
strategy for accomplishing the master
plan goals and vision, identifying both
policy initiatives and project initiatives.
In both cases, the strategy addresses the

1.

Comprehensive Marketing and
Recruitment: Develop a consistent
and effective marketing campaign
to benefit the private, public,
and non profit sectors alike.

2.

Approval Processes: Adjust the
zoning and the design review process
to establish a clearer framework
for downtown development.

The Economic Development Initiatives are
real estate strategies that will strengthen
the downtown economy in the near and
long term. By protecting and diversifying
the downtown, they will also benefit the
entire region’s economic development
potential. The initiatives are sensitive
to market cycles and should be priming
the pump for likely private investment.
In many cases the investment vehicles
and structures can be established early
to be ready to respond to private sector
interest. These initiatives are as follows:
1.

Housing: Increase the number
of housing units Downtown and
offer a mix of housing types.

2.

Office: Strengthen and diversify
Downtown’s office supply and demand.

3.

Institutional: Position Greenville as the
urban campus for Clemson University.

4.

Retail: Target, recruit and incent anchor
retail uses to locate in the Downtown.

5.

Government: Preserve and attract
government uses Downtown.

To leverage private investment, the City
will need to continue to pursue a number of
Infrastructure Initiatives, improving streets
and parks, and advocating for transit system
improvements. These investments set the
stage for private development. Since these
are capital projects, their completion will
be phased over time, with some tasks
identified as higher priority than others.
1.

Streetscape: Invest in streetscape and
intersection improvements that will
change the perception and the pedestrian
experience on the edges of downtown
to connect better to the Five Corners.

2.

Green Necklace and District Parks:
Invest in an interconnected open
space system that is visible and
identifiable as part of a downtown’s
identity, as well as local parks
within each of the Five Corners.

3.

Transit: Establish the right-of-way
and funding for bus rapid transit;
seek corporate and public funding
to expand the trolley routes and
service; and advocate for Greenville’s
position on the High Speed Rail.

4.

Parking: Fine tune fees for curb
and structured parking and create
shared parking in key locations to
facilitate infill and appropriately
scaled downtown development.

While market and other conditions change
over time, these 11 initiatives set forth a
sense of priority and focus for the City and
all of the many involved stakeholders.

existing entities

5.

Part of a coordinated strategy is making
sure that all organizations are working
in a complementary manner. From an
economic development point of view, there
are at least nine entities now involved in
various aspects of this work ranging from
the regional to the very local level. No
entity is 100 percent focused on downtown
economic development, however.

Greenville Area Development
Corporation: GADC provides project
management and industrial recruitment
services in Greenville County. It is also
able to negotiate state incentives.

6.

Upstate Alliance: Upstate Alliance is
a public/private regional economic
development organization designed
to market the dynamic 10-county
Upstate region to the world.

City of Greenville Economic Development:
Economic Development is a department
located within the City administration that
promotes sustainable growth through
increased quality of life, job opportunities,
and commercial revitalization
throughout the City of Greenville.

7.

Greenville Local Development
Corporation: The GLDC was established
July 3, 1979 with the stated purpose
of furthering economic development
and assisting in addressing business
concerns, particularly small business
concerns, in the City of Greenville.

8.

Downtown Area Partnership: The
Downtown Area Partnership (DAP) is a
volunteer-based downtown organization
established in 2007, following the
Urban Land Institute’s model of
councils. The group is organized by
interests instead of geographic region
and works to improve communication
among downtown stakeholders and
to promote a viable downtown core.

9.

Downtown Owners Group: The
Downtown Owners Group is a voluntary
organization comprised of downtown
property owners. The group has several
committees dedicated to addressing
downtown issues, including marketing,
taxation policy, parking, regulatory
issues, and long range planning.

1.

2.

3.

4.

Greenville Convention and Visitors
Bureau: “The CVB’s primary goal is to
effectively position and sell Greenville as
a Preferred Destination in our competitive
regional tourism marketplace,” with a
focus on Greenville and the Upcountry.
Greenville Forward: Greenville Forward
was created in January 2006 to help
the Greenville region achieve its vision
understanding that all can help make the
vision become real to Greenville. While
many of the ideas of the vision would “just
happen” even if Greenville Forward didn’t
exist, an organization focused on the
vision will help programs happen more
quickly, logically, cheaper, and with fewer
duplications of efforts and energies. A
main purpose is to have a staff charged
with waking up “every morning thinking
about where the vision is headed.”
Greenville Chamber of Commerce:
The Greater Greenville Chamber at
its core is dedicated to promoting
quality development of Upstate South
Carolina through managed growth,
service to members and the public,
and a community-wide approach to
issues shaping the region’s future.
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•
•
•

Housing fund
City parking
Church campus and parking

•
•

•
•
•
•

Housing fund
City parking
Arts District housing
“Cool space” anchor

Recruit and fund
retail anchors

•
•
•

•
•
•

Government anchor
Mixed-use development

Office HQ anchor
City parking
Clemson University anchor

Joint County/ City
redevelopment
City parking
Government anchor

GREATER DOWNTOWN
INITIATIVES
• Marketing Campaign
• Approval Processes
• Live/ work program

•
•
•

Business License Tax Abatements
Recruit headquarters and knowledge-based 		
businesses
Retail support services/ BID

Figure 7.2. Proposed policy and economic development initiatives.
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Of all these organizations, it has been the
City of Greenville that has successfully
leveraged its resources to support
downtown revitalization over the years.
This effort acknowledges the importance
of a healthy downtown to all the residents
and businesses in the City, but in fact
the City does have a large geographic
area for which it is responsible. The
City invests in infrastructure to support
private investment and employs tax
increment financing, business license
tax abatements, and low interest loans
to realize downtown development goals.
There are not many more untapped tools
available to the City to support the next
phase of downtown revitalization.
Downtown property owners also have a
track record in assuming significant risk to
develop downtown projects with long term
economic development benefits (the Hyatt,
Peace Center, RiverPlace, etc.). However, as
the downtown has become more successful
and land prices and construction costs have
escalated, private investor development
options have narrowed to high priced
products. The individual property owners
face a great deal of risk acting independently.
Greenville’s downtown has reached a point
where it must obtain “civic” funding from
regional institutions and foundations. These
entities place a different value on risk and
return since they have a longer term horizon
and ultimately stand to benefit the most from
a strong, positive downtown identity. Through
personal outreach as well as more effective
marketing, area leaders must become aware
of the importance of downtown Greenville
to the Greenville Region’s economic
development potential. Regional leadership
and resources will be necessary to support
future downtown development efforts.

Policy Initiatives
The two Policy Initiatives underlie all other
public and private projects downtown
(Figure 7.2). They address the fundamental
issue of leadership, advocacy, and clarity of

direction. Downtowns are essentially complex
places with many different interests. A
central and focused entity
can become the cheerleader and the
advocate for all things related to the
geography of downtown, coordinating with
other entities and becoming a clearing
house for ideas and actions. Of all cities,
Greenville has much to market, but this
information must be broadcast both widely
and in a very targeted manner to attract
investment from outside the region. The
approval processes then become the tools
by which the downtown leaders attract,
direct, and shape the investment to achieve
the best long term goals of the community.
The project initiatives identify priority areas
and actions to encourage investment from
the private, institutional, and public sectors.

Policy Initiative #1:
Comprehensive Marketing
and Recruitment
positioning
Greenville’s downtown is extraordinary,
and it is being kept a secret. The national
market needs to be made aware of
downtown Greenville and all that it has
to offer. Downtown Greenville and the
region’s lifestyle are major economic
development assets that need to be branded
and effectively communicated to target
markets. Rather than targeting industrial
development, a downtown-centered, lifestyle
marketing campaign should be employed.
This marketing campaign should target a
broad audience - businesses, retirees and
tourists. Capturing any one of these markets
translates into economic development.
As experienced in Chattanooga, TN,
Providence, RI, and Cleveland, OH, a
marketing campaign can generate market
“buzz.” Downtown Greenville’s lifestyle
attributes such as a high amenity, “green”
environment and downtown’s role as the
cultural, entertainment, and business hub
for the region should be touted. The word

should be out that Greenville is a city on the
move to inspire confidence for investment. In
addition, Greenville’s stable and expanding
economic base, international business
prowess, and excellent air, rail and highway
access must be aggressively marketed.
target markets and recruiting
In developing the marketing campaign, the
target markets should be clearly identified,
expressly looking beyond Greenville and
the Upstate. The campaign should reach
out to businesses that might be interested
in relocating from larger, more expensive
cities and to potential residents who
might welcome the opportunity to live in a
culturally vibrant city with many recreational
activities close by. As a part of this picture,
credit retail tenants that would enhance
the retail mix downtown should be courted.
The strategy for reaching different target
markets should be clearly identified,
noting conferences, events, organizations,
and individuals that provide access.
For headquarter office and large business
recruitment, logical target markets are
businesses in the Atlanta and Charlotte
markets. Unchecked suburban growth,
traffic congestion and high costs of
living are degrading these metro areas’
quality of life. Greenville can offer many
of the same locational features as these
metropolitan areas at a lower price.
From a small business standpoint, the
Marketing Campaign must market downtown
as a place supportive of entrepreneurs and
small business. Downtown development
must embrace and reflect diversity. For
knowledge based industries, a downtown
that is the authentic, creative hub of Upstate
South Carolina is an appealing location.
As important as marketing downtown
Greenville to large and small businesses
is marketing Greenville for business
meetings. One of the most effective ways
to expose the City and the downtown to
outside companies is through trade shows
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and conventions. Recruiting trade shows
and conventions is primarily the role of the
Convention & Visitors Bureau. A coordinated
marketing campaign can support the
Convention & Visitors Bureau efforts.
message
The marketing message needs to work
on many levels including a main message
and several sub messages in recognition
of the different geographies, products,
and entities involved in marketing in the
Greenville area. At the same time, the
marketing campaign needs to synthesize
key facts about existing and future potential
that will attract new investment.
Each economic development entity in the
area has a slightly different focus, addressing
industrial development, events and tourism,
new development, and member services.
The Upstate Alliance, Greenville Convention
and Visitors Bureau, and the Chamber
of Commerce focus their marketing on
the broader Upstate area, but cover the
County, the City, and downtown as subsets
of the Upstate as well. The Greenville Area
Development Corporation is targeted to
the County, while the City and the Local
Development Corporation address the
entire municipality as well as the downtown.
Communication materials integrate
an understanding of the audience, the
format for engagement, and the message.
Communications, in every form, must be
graphically compelling, accessible, and
effective in getting the brand and the
message across. The various regional and
local entities, as well as private developers,
should be using consistent palette of
materials that reinforce the Greenville
brand when composing print material,
websites, letterhead, or presentations. In
all, the true qualities of Greenville must be
revealed to those who currently know little
or nothing about this tremendous city.
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roles and responsibilities
Currently, the City is the entity that is most
effectively marketing the downtown. They
have developed the “G” logo and promoted
it through signage, websites, and other
materials. The City’s website has extensive
information posted about downtown
including key data, real estate and business
opportunities, recent development projects
and planning initiatives, entertainment
guides, and parking and transit information.
A comprehensive marketing campaign,
however, will take these efforts to the next
level and will require coordination with
and the cooperation of all the regional
economic development entities. Each
economic development entity will need to
contribute financially to the development
and implementation of a comprehensive
marketing campaign. The City Economic
Development Department could manage
the process of working with regional
economic development entities to
develop and implement the campaign.
As a first step, a Task Force consisting of
representatives from the major economic
development entities needs to be formed.
The Task Force will be charged with
developing a Request for Proposals for
marketing services. The Task Force will
work with the consultant to develop
marketing objectives/benchmarks,
the identification of target markets,
outreach strategies, and a comprehensive
marketing and recruitment strategy.
•
•

Lead Organization: City of Greenville
Other Organizations Involved: Upstate
Alliance, Greenville Convention and
Visitors Bureau, Greenville Forward,
Greenville Chamber of Commerce,
Greenville Area Development Corporation,
Greenville Local Development
Corporation, Downtown Area Partnership,
and Downtown Owners Group

•

•

Capitalization: $250,000 to
$500,000 for Targeted Marketing
and Recruitment Strategy
Goal: Successfully recruit new
businesses from higher cost locales
that can afford the costs associated
with new construction downtown.

Policy Initiative #2:
Approval Processes
Zoning and design guidelines are powerful
tools to control development, although a
careful balance must be struck to encourage
investment while providing appropriate
oversight to achieve a civic outcome.
The move toward form based zoning is
a positive trend, in that the emphasis is
weighted toward good urban design rather
than a separation of land uses. In recent
years, however, many cities have come to
realize that a “one size fits all” approach
is difficult to codify in a complex urban
environment where every site is different,
the context is quite nuanced, and market
demands and economics are ever changing.
Over the last year, the City of Greenville has
been actively updating their zoning to make
it more user friendly and to incorporate form
based elements as evidenced in the Design
Standards and Guidelines section (19-6.5).
The new zoning code, which became effective
January 2008, maintains the existing zoning
districts and the key dimensional and use
requirements. In Greenville, development
in historic neighborhoods and in the
Central Business District is subject to
design guidelines and review by the Design
and Preservation Commission (DPC).
In further fine tuning zoning and guidelines,
the goals are to clarify expectations and
to support regulations with a transparent
and consistent development review process
that does not slow down investment. The
regulations and review process should:

A key strategy for achieving the goals of the master plan
will be to update the zoning and the design review process
for downtown Greenville.

•

•

•

Focus most on those issues that
affect the pedestrian and the
community, such as relationship to
the street, height, and density
Minimize detailed use and design
restrictions where possible
Encourage development that achieves
as many civic goals as possible.

Regulatory tools and their enforcement
affect the economics of land in a profound
way. Too little control or lack of enforcement
leads to speculation about potential
outcomes that can outstrip market realities,
with the result that no development occurs
– the exact opposite of the intended outcome.
High land values that result from speculation
require excessive densities on each
individual site to make a project feasible.
Yet when absorption is limited, a more even
density of program developed on many sites
throughout the downtown achieves a better
result from a city building and urban design
perspective. Regulatory controls that are too
precise make it difficult for the private sector
to respond in a nimble manner to inevitable
changes in market demand for certain uses
and products. Without clear expectations
at the outset, an exhaustive design review
process can slow down a project timetable,
working against the developer’s financing.
A key strategy for achieving the goals of the
master plan will be to update the zoning
and the design review process for downtown
Greenville. Consideration should be given
to revising the zoning to create a more
consistent set of height and use designations
for an expanded downtown area as well as
for the transition zones to the surrounding
neighborhoods. The Zoning Ordinance
also should be amended to include height
and density standards, density bonus
options, and key design standards. The

Figure 7.3. Existing Zoning.

Planning Commission or a newly designated
downtown design review entity would then
become the development review body for the
downtown area. The Design and Preservation
Commission would focus its design review
on the historic neighborhoods. In the
expanded downtown, the distinction between
the “pedestrian zone” and the “vehicular
zone” should be updated to achieve a
pedestrian environment throughout.

existing zoning districts and
design guidelines
The greater downtown area as defined
by this study currently encompasses 11
different zoning districts (Figure 7.3):
•

The core area between Academy
and Church Streets is zoned for
Central Business District (C-4)
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•

•

•

•

•

Other commercial districts (C-1, C2, C-3) line the traditional corridors
out of town: North Main Street, South
Main Street, Washington Street,
Augusta Street, and Stone Avenue
The Pettigru Neighborhood, the west end
of Stone Avenue, and other small areas
are designated as Office Institutional (OD)
Multifamily and single family residential
districts push toward downtown
on all sides (RM-2, RM-3, R-6)
A Service District (S-1) is zoned
for the area southwest of
Washington and Academy
Special redevelopment districts have
been created for the Pete Hollis/
Rutherford Corridors (RDV), McBee
Station (PD), and County Square (PD).

A number of overlay districts can be
designated in the downtown as well,
including Preservation (PO), Neighborhood
Revitalization (NRO), Special Sign
(SSO), and Special Flood Hazard (SFHA),
of which the Preservation Overlay
(PO) Districts are subject to design
guidelines [Section 19-322 (P3)].

Figure 7.4. Existing preservation overlay districts and the Downtown district.

The Design and Preservation Commission is
charged with reviewing projects within both
the Preservation Overlay Zones (the historic
neighborhoods of Pettigru, East Park and
the West End) and the core of the downtown
(C-4 District) (Figure 7.4). The Design
Guidelines for the Central Business District
differentiates between the Pedestrian
Zone, which includes approximately one to
two blocks on either side of Main Street,
and the Vehicular Zone, which is the
rest of the Central Business District not
including the West End Historic District.
In the Pedestrian Zone, the goal is to
maintain the “traditional mass, size, and
form of buildings seen along the street”
which is essentially two to four stories. In
the Vehicular Zone it states that “although
taller buildings are expected in this zone,
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they should be designed with human
scaled elements.” The guidelines establish
important urban design basics for all
areas of the Central Business District,
recommending setbacks that maintain or
enhance the alignment of buildings at the
sidewalk edge and techniques to minimize
the visual impacts of parking lots and
parking structures. The guidelines also
clarify expectations regarding signage and
façade and window treatments; however,
expectations regarding height and density
are less clear as described below.
density and height
In the core of downtown, the C-4 zoning
district carries no height, density, or
parking requirements and minimal use
restrictions. The intent is to promote
a “unique, high-intensity mix of office,
service, retail, entertainment, cultural,
government, civic, and residential uses”
and encourage pedestrian-friendly
development. The ordinance leaves many
of these requirements up to the Design
and Preservation Commission and their
interpretation of the Design Guidelines for
the Central Business District. The Guidelines
document only suggests standards for
height, setback, and other dimensions
rather than being definitive, which means
that it can change on a case-by-case basis.
Without specific restrictions, the City lacks
the power to provide possible incentives
such as extra height in exchange for more
amenities like open space. Complicating the
process further, the Design and Preservation
Commission deals with both the preservation
of historic neighborhoods and development
of downtown, which are two totally different
environments bringing quite different
issues to the table.
All other zones ringing the C-4 Central
Business District are limited to 40 feet in
height, which limits a building to three

stories or at most four. The only exceptions
are high rise apartments in the RM-3
Zone (primarily southeast of Broad and
Church) and in the OD Zone (primarily
Pettigru and Stone Avenue west).
a new approach to downtown
The delineation of zones in both the City
Ordinance and the Design Guidelines
should be revisited and updated with the
goal of creating consistent street corridors
and more appropriate heights throughout
the expanded downtown. Currently land
development is stymied by over-restrictive
heights outside the Academy/Church
boundary (Heritage Green, Warehouse
District and part of the Broad & River
Districts) and by speculation inside this
boundary (Broad & River and Gateway
Districts). Height and density should be
the same on both sides of a street, with
transitions between districts happening
mid-block. In this way, an important corridor
like Academy Street will have similar scale
buildings facing each other, rather than
a dramatic difference between a three
story building on one side of the street
and unlimited height on the other side.
Presently, the process by which developers
are granted considerable increases in
height or density is unpredictable and
potentially inequitable and is based on
the Design and Preservation Commission
recommendations. This process is ad hoc,
with each case taking on a life of its own
rather than having a standard by which to
measure. A defined density bonus program
would help to standardize and equalize
the development process in Greenville.
In their most basic form, density bonuses
are a means by which new development
is authorized to exceed a baseline level of
density in exchange for providing support for
community goals. A well defined, but flexible

density bonus program has the potential to
provide both a more predictable, efficient
and equitable process for development
interests and more direct and meaningful
benefits to the community. The density bonus
program should not discourage development
in downtown, but rather leverage it. A
program like this also allows for the ability
to balance a mix of services that support
growth and sustainable development.
Density bonus options allow greater height or
density in exchange for community benefits
such as affordable housing, public art, and
open space. Density bonuses are one of
several development policies that can be
used both to shape the growth of a city and
to realize community values and goals.
The City needs to recognize that granting
additional density above a baseline is one of
the most powerful tools a city can possess
to achieve community goals. The City needs
to adopt density or height maximums and
grant additional density or height only as
a development incentive tied to identified
community goals. Density bonus programs
create policies that standardize the process
for granting development entitlements while
providing support for community goals.
The primary purpose of the bonus program
will be to support community goals, which
have been outlined in the master plan.
With new construction raising the price
of living in the City, there is a need for
affordable and workforce housing. Public
open space becomes more important as
more people live in downtown high-rises.
Greenville already has a public art program,
but this program will enhance the support
for more public art and cultural facilities.
As development places pressure on the
fabric of the city, significant historic and
community features can be preserved.
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Figure 7.5. Proposed Downtown zoning districts.
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Density bonuses can encourage growth
and density in appropriate locations,
alleviate sprawl, and encourage transit
use. The density bonus program should
not be applied uniformly across Downtown
because community goals may vary by
location such as in the Five Corners of
downtown Greenville. The City should tailor
the districts and bonus programs since
affordable housing may be a high priority in
one area, while parks and open space may be
a priority in another. The community benefits
that could be achieved through a bonus
program include, but are not limited to:

•

•

Downtown Center – The core area
downtown extended outward to
include both sides of Academy Street,
Church Street, O’Neal/University
Street, and University Ridge
Downtown Transition – The area between
the Downtown Center and the Vardry/
Markley Street Corridor, Westfield Street/
Butler Avenue and Heritage Green.

The development standards in the zoning
would extract the most objective elements
of the design guidelines and incorporate
them into the zoning including the following:

•

Affordable and workforce housing

AP.1		

Build-to Lines

•

Child and elder care

AP.2		

Sidewalks

•

Open space

AP.3		

Open Space

Pedestrian connectivity

P.7			

Exterior Lighting

•

AP.9		

Parking Lots

•

Transit

AP.10		

Parking Structures

•

Green building

Ped.1/VEH.1	 Building Mass, Scale and Form

•

Historic preservation

•

Space for non-profits

•

Public art

•

Cultural amenities.

Guidelines about building character (AP.11,
AP.13, PED.1-6,VEH.2-3) become more
subjective and more difficult to regulate
through zoning. While some of these could
remain advisory, serious consideration
should be given to lifting some of the
requirements for traditional character
and specifics such as color to allow for
more creativity in design. An effort should
be made to identify all of the historically
significant buildings in the downtown area
according to consistent criteria rather
than on a case by case project basis. The
existing signage standards in the zoning
and in the design guidelines should become
a single document to make it easier for
developers to understand the expectations.
The guidelines for street furnishings,
street trees, street lighting (AP.4-6) are
addressed in the public right-of-way. The
other Zoning Districts and Overlay Zones
on the outer edges of the study area
would remain the same at this time.

Two different downtown zones are
recommended to reflect the vision of the
master plan (Figure 7.5). These would
adjust and update the boundaries of the
C-4 and surrounding districts and will be
accompanied by recommended heights
and development standards (Table 7.1).
The two proposed zones are as follows:
Table 7.1 Heights Permitted by Proposed Zoning

Downtown
Center

Downtown
Transition

Street Wall Height

4 stories

4 stories

Base Height

8 stories

4 stories

Bonus Height

20 stories

8 stories

Economic Development
Initiatives
Underlying any good plan is a comprehensive
approach to economic development. The
following five economic development
initiatives address strategies for building
the base of housing, office, institutional,
retail, and government uses in the
downtown. A number of different actions
support each of these broad initiatives.
To clarify responsibilities, each action
carries recommendations for the lead
organization, goal, and targeted location.

Development Initiative #1:
Housing
Resident households create 24-hour
vibrancy downtown. Households demand
goods and services and, as such, support
downtown retail and service establishments.
A mix of household types in terms of age,
income, and housing tenure enriches
the downtown environment and makes it
uniquely urban. As the urban center for
the Upstate Region, the downtown should
embody the environmental, social, and
economic values associated with in-town
living and working. A strong downtown
residential base enlivens the streets,
supports retail, and attracts office uses.
Downtown Greenville has recently
experienced considerable downtown
residential development. A majority of this
development, however, is high income
households of one and two people. Housing
opportunities for younger households, family
households, and middle income households
are limited to downtown’s surrounding older
neighborhoods. High land values downtown
coupled with high construction costs make
affordable housing development difficult.
To realize a mix of housing types of various
prices downtown will require subsidy such
as land write-downs, tax credits, home
buyer down payment assistance, etc.
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Increase the number of housing units downtown
and offer a mix of housing types

A number of strategies are identified
below to achieve the goal of increasing the
number and mix of housing downtown.

•

•

greenville housing fund
Greenville Housing Fund is a local housing
trust fund established by the United Way, the
City of Greenville and the Greenville County
Redevelopment Authority to support the
development of affordable rental and forsale housing in Greenville County. The Fund
is targeted to supporting the production of
housing affordable to households earning up
to 120 percent of the area median income.
Types of assistance include, but are not
limited to, deferred payment loans, low or
no-interest amortizing loans, assistance
with down payments and closing costs,
owner occupied rehabilitation loans and
emergency home repair support.
The Fund’s goal is to allocate $1.2 million
annually, over the next five years, to
affordable housing. Sources of funding
include the City of Greenville, Greenville
County, and other public and private sources.
Downtown affordable housing investment
should be a priority of the Greenville
Housing Fund. Not only does a mix
of housing downtown strengthen the
downtown economy, it makes sense from
a sustainability standpoint. There are
goods and services, access to region-wide
transit, and jobs in the Downtown. These
resources would be within walking distance
of downtown housing. Downtown housing
reduces a household’s dependence on
the automobile which has both economic
and environmental advantages.
•

•
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Housing Fund
Governance: 15-Member Board (3
members appointed by the City, 3
members appointed by the County and the
remainder appointed by the GHF Board)
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•

Capitalization: $1.2 million per year (City,
County, Greenville County Redevelopment
Authority, and private contributions)

.

City and County agree to solicit private
developers to redevelop County
Square as a mixed-use project with
residential and county offices. City
and County agree to development
and joint development principles as
well as proposal evaluation criteria

.

City & County draft developer solicitation

4.

Developer selection and development
agreement negotiation.

Goal: 1,000 additional units
downtown in the next 10 years with
25% affordable to households at
80% to 120% of median income
Target Locations: Heritage
Green, Warehouse District.

county square development
High land costs and the difficulties
associated with land acquisition in an urban
environment drive the cost of housing
up in urban centers. When the public
sector controls land, the public sector can
influence the character of development
on the land as well as land costs.
County Square, the 35-acre County office
complex on University Ridge, represents
a unique downtown redevelopment
opportunity. Through City and County
partnership, County Square has the potential
to be a major redevelopment project with a
mix of housing and office development. The
prospects for a significant infusion of mixedincome and mixed-tenure housing downtown
are greatest on this publicly owned site.
•

•
•

•

Lead Organizations: City of
Greenville and Greenville County

The City of Greenville has a track record
in leveraging private sector investment by
funding project infrastructure like parking.
At $22,000 to $25,000 a space for above
ground structured parking, parking alone
can add approximately $500 to a residential
unit’s monthly rent. City provision of public
parking encourages private investment
and contributes to housing affordability.
•

Lead Organization: City of Greenville

•

Governance: City Council

•

•
•

Capitalization: General fund or
tax increment financing
Goal: Downtown real estate development
Target Areas: County Square,
Warehouse District, Heritage Green.

Governance: City and County Councils
Capitalization: County land and
City public parking investment
Goal: Mixed-use residential project
on County Square by 2015.

Tasks:
.

city financing of parking

City agrees in principle to funding
public parking development to support
private investment on County Square

“arts district” housing
A proven approach to maintaining a stock
of affordable housing and live-work space
for artists is the use of Low Income Housing
Tax Credits (LIHTC). These tax credits can
be used for both new construction and
building renovation. The criteria for this
type of housing includes household size
and income qualifications as well as the
requirement that at least one member
of the household is a working artist.
Artspace Projects, Inc. of Minneapolis,

MN has developed Artist Housing using
low income tax credits in Mount Lanier,
Maryland; Pittsburgh, Pennsylvania;
St. Paul and Duluth, Minnesota.
•

•
•

Lead Organizations: City Community and
Economic Development Departments
Governance: City Council
Capitalization: Low Income
Housing Tax Credits

•

Goal: Increase supply of artist housing

•

Target Area: Warehouse District.

live / work program
In order to stimulate home ownership in
targeted areas like the downtown, many
cities have persuaded local businesses,
universities, and medical institutions to
create employer-assisted housing benefit
plans for employees. These initiatives
provide eligible employees down payment
assistance or forgivable low interest loans
for the purchase of housing in a specific
geographic area. This program has been
highly successful in Baltimore where more
than 90 employers participate. In Seattle,
the City and Washington State created the
House Key Plus Seattle program which
offers first time home buyers loans at below
market interest rates. The program has
generated 71 home buyers with incomes of
no more than 80 percent of median income.
•

•
•

•

Lead Organization: City of Greenville
in collaboration with the Greenville
Chamber of Commerce
Governance: Employers
Goal: Provide incentives for home
ownership in the downtown
Target Area: All districts.

academy church campuses
In other cities, religious institutions with
large surface parking areas in downtown
locations have successfully partnered with
the public and private sectors to develop
shared parking and mixed use projects on
these sites. The parking demand for church
activities complements office and retail uses.
Excess church properties can be developed
into housing or other uses just as the
Downtown Baptist Church accomplished with
the adaptive reuse of their religious school
building. The ongoing revenue stream from
ground leases helps support the operations
budget of the institution over the long term.
The City and/or the GLDC may need to
facilitate these development partnerships.
•

Lead Organization: City of Greenville

•

Governance: Private institutions

•

Capitalization: Private

•

Goal: Downtown real estate development

•

Target Areas: Heritage Green;
Academy Street area.

Development Initiative #2:
Office Uses
Like residential, downtown office acts as an
economic anchor for downtown. A strong
office core is critical to Downtown Greenville
maintaining its role as the business and
entertainment center for the Upstate Region.
Currently, the cost to occupy Class-A space
in downtown Greenville is approximately 20
percent more than occupying Class-A space
in the suburbs. Particularly among service
industries, the amenities of downtown
may not justify such a price premium.
As long as downtown has to compete for
local business on the basis of price, it
runs the risk of losing to the suburbs.
From a super-regional perspective, however,
Downtown Greenville is an inexpensive place

to do business. As of the 1st quarter of 2007,
average Class-A rent in Downtown Greenville
was $19.30 per square foot. In 2007, average
Class-A rents in downtown Charlotte were
$21.85 per square foot. In downtown Atlanta,
Class-A rents were $22.70 per square
foot. A national office market publication
by Grubb & Ellis lists the Greenville
market 76th among 80 U.S. markets in
terms of Class-A office rents in 2007.
Greenville must look beyond the
Metropolitan Area and the Upstate for
prospective downtown Headquarter office
users. A major marketing and economic
development thrust to regional markets like
Atlanta and Charlotte should be considered.
Currently, the average size of a Class-A
tenant in a downtown office building is
12,300 squarefeet. Most of the Class-A
multi-tenant office space downtown is
in buildings in excess of seven stories
with relatively large floorplates. Yet,
not all office tenants demand mid- to
high-rise Class-A configurations.
There is evidence that there is an office
sub-market that demands office space
in a mixed-use urban setting with ample
natural light and unique architectural
features – “cool” office space. An example of
“cool” office space is the Innovate Building
on River Street. “Cool” space tenants
tend to be small businesses (one to ten
employees) in the arts; communications,
advertising/marketing and media;
information technology; entertainment
and health services industries. These
industries employ knowledge-workers.
“Cool” office space tenants are a natural fit
for a downtown setting as they are buying
the urban lifestyle – a market niche hard to
replicate in the suburbs. The market analysis
recommends that 40 percent of the 500,000
to 600,000 square feet of office demand over
the next 10 years be offered in “cool” space.
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Strengthen and Diversify Downtown’s Office Space

There are a limited number of downtown
buildings available for adaptive re-use to
office space. Therefore, new construction
will be required to provide a sufficient
supply of “cool” office space. Because
downtown Greenville’s land values are
high, subsidies will be required to develop
this lower scale office product downtown.
The Comprehensive Marketing and
Recruitment Initiative is key to the success
of the office market. Other actions and tools
for specific projects are described below.
business license tax abatements
The City currently abates business
license taxes for three years on a
graduated scale for certain business
classifications. Uses eligible for business
license abatement include corporate
headquarters, manufacturers, research
and development companies, and high
technology growth businesses. Artists and
retail establishments are eligible for the
graduated business license tax abatement
in the West End and retail in the CBD.
Businesses relocating to downtown
Greenville that occupy in excess of 25,000
square feet in downtown should be offered
a five-year business license tax abatement.
Commercial lease terms are typically
five years and a longer business license
tax abatement term creates a greater
incentive. The lost revenue in business
license tax revenue should be partially
offset by public parking revenue, employee
spending and an increase in City property
tax revenues related to the new businesses.
The tax abatement would apply to businesses
that are new to the Downtown. An existing
business located in Greenville’s suburbs that
moves its office (of 25,000 square feet or
more) to Downtown would be eligible as well
as a new business from outside the region.

•
•

Lead Organization: City of Greenville
Goal: Successfully recruit large office
tenants by providing economic incentives.

headquarter office space
development in broad
and river district
There is valuable, under-utilized land
east and west of Main Street in Downtown
Greenville. A prime location for large
scale office development is immediately
east of Liberty Bridge on Falls Street.
Significant building scale could be developed
in this location without compromising
the character of the downtown. There
is currently a United States Post Office
distribution center occupying this land as
well as other small business operations.
Headquarter office development at this
location would serve as an extension of
RiverPlace, creating an activity hub east
of Main Street. West End and Main Street
restaurants and services are within easy
walking distance to this location. Vehicles
can access the site via Church Street.
Realizing large scale development
in this area will require coordination
and orchestration among the public
and private sectors. The process to
relocate the Post Office must begin
immediately. Private property owners
must be brought “on board.” Finally, an
incentive package must be developed to
entice significant private investment.
•

•
•

•

Lead Organization: City of Greenville
Economic Development Department
Governance: City Council
Goal: Facilitate target project
implementation
Location: Broad & River District.

Tasks:
•
•

•
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Identify potential roles of the
public/private/non-profit sectors
and develop incentive package
Identify relocation sites for Post
Office facilities and commence
negotiations with property owners

•

Recruit headquarters’ office use

•

Negotiate joint development agreement.

“cool” office development in
the warehouse district
To recruit and retain small knowledgebased businesses, a new 40,000 square foot
building offering loft office space should
be developed in downtown Greenville’s
Warehouse District. The building should
offer state-of-the-art phone and data
infrastructure, yet minimal tenant fitout. With ample natural light and high
ceilings, like a loft warehouse building,
the building should offer flexible space.
As a multi-tenant rental building, target
tenants would be small businesses with 1
to 20 employees. These tenants can afford
market rents ($22.00 per square foot).
However, with high land costs, this low
density building type will likely not generate
sufficient investment return to attract a
private developer — subsidy will be required.
This target project could be implemented by
the GLDC, which would option land, solicit
developers, and enter into a development
agreement with the private sector,
partnering with the City as necessary.
By writing-down the cost of the land,
the GLDC would likely become an equity
partner in the project, realizing investment
returns after the private developer’s
minimum return thresholds are met.
•
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Identify development objectives/criteria

Lead Organization: City of Greenville
Economic Development Department

Position Greenville as the Urban Campus for Clemson

•

Governance: City Council

•

Capital Required: $1,000,000 - $1,500,000

•

•

Goal: Develop “cool” office space for
small, knowledge-based companies
Location: Warehouse District.

Tasks:
•

•

Identify anchor tenants for
the office building
Identify potential Warehouse
District site and option parcels

•

Solicit developers

•

Negotiate development agreement.

city commitment to developing
the knowledge-based economy
A primary function of the City’s Economic
Development Department should be
to support the growth of knowledgebased industry in the downtown. Through
communication and strategic partnerships
with regional economic development
entities, the Economic Development
Department should target its efforts to
retaining existing downtown businesses,
growing existing small businesses and
recruiting both large employers and new
entrepreneurs to the downtown. In most
downtowns, office tenants generate more
economic benefit than any other land use.
•

•

Lead Organization: City of Greenville
Economic Development Department
Goal: Successfully retain and recruit
knowledge-based industries downtown.

Development Initiative #3:
University Presence
One way to solidify Downtown Greenville’s
role as the hub of the region’s knowledgebased economy is to increase Clemson
University’s role in the downtown. A

strong University presence is critical to
strengthen Downtown’s competitiveness
for knowledge-based industry.
A university presence Downtown in the
form of a graduate school or technical
school would significantly impact Downtown
Greenville’s economic development
potential. A strong Clemson University
presence in the form of a graduate
school or program would immediately
expose Downtown Greenville to a
national and international audience.
Most successful downtowns have a
university or college located in town or
nearby. Unlike Charleston, South Carolina,
Chattanooga, Tennessee, or Asheville,
North Carolina, Downtown Greenville does
not have an institution of higher learning
located in the downtown. Currently, Clemson
operates a unit of Clemson’s College of
Business and Behavioral Science, called
the Renaissance Center, in Downtown.
The following action is recommended
to develop a university presence.
clemson university
anchor recruitment
A stronger Clemson University presence
downtown should be an economic
development priority for the City. A notable
Clemson School or program in Downtown
Greenville would likely generate as much
marketing power (or downtown exposure)
as the Marketing Campaign itself. As
such, the City must engage Clemson
University to investigate whether a stronger
University presence downtown makes
sense. From a City perspective, a University
presence will not only give Downtown
national standing, but can help to grow a
knowledge-based economy and through
existing business networks potentially
reduce local and regional “brain drain.”

A Clemson University anchor Downtown
could move Greenville’s prospects from
the regional to the national market. Public
funding of parking and other infrastructure
to support the anchor should be considered
by the City. The new non-profit entity
may be required to help with land
assembly and land cost write-downs.
•
•

•

Lead Organization: City of Greenville
Goal: Facilitate the development of a
major Clemson University graduate
program or school in Downtown
Location: Broad and River District.

Development Initiative #4:
Retail Character
The caliber and character of downtown
retail is often used as the measure of
downtown vitality. A stable and dynamic
retail and restaurant mix downtown offers a
satisfying experience to the local residents
and downtown employees enhancing their
quality of life. A stable and dynamic retail
and restaurant mix downtown creates
a memorable experience to the visitor
and, as such, is an important economic
development asset. To leverage downtown
for economic development purposes
requires that lifestyle amenities like a
strong mix of unique retail and restaurant
establishments is sustained downtown.
There is concern that recent downtown
vacancies, high tenant turnover, and the
perceived predominance of restaurant space
are threatening downtown’s function as
a shopping destination and service center.
Inventory data from a Haddow & Company
survey suggest that, in fact, one-out-of-six
storefronts in the City Center area (Main
Street north of the Falls) were vacant
while only one-out-of-twelve storefronts
were vacant in the West End, at that time.
City Center vacancy is relatively high,
while the West End vacancy rate is low.
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Target, Recruit, and Incent Anchor Retail Uses to Locate
in the Downtown

The market analysis conducted for this
Master Plan concludes that there is a
market for 75,000 to 100,000 additional
square feet of retail downtown by 2016. The
retail market is driven by growth among the
economic “drivers” – employees, residents
and visitors. The retail development
opportunity is among select regional/
national tenants and small independently
operated boutique stores. The market
analysis concluded that a specialty retail
center comprised of high-end, national
chain stores is neither appropriate
nor supportable in the downtown.

identify key retail locations
for retail anchors and
provide incentives

Target tenants identified are independently
operated apparel and home accessory stores
as well as high end restaurants. Select “chain
stores” or credit tenants suggested include:

•

•

•

•

The northwest corner of the Washington
Street and Main Street intersection
(the Old Woolworth’s building)
The north and southeast corner
of the McBee Avenue and
Main Street intersection
The northeast corner of the Broad
Street and Main Street intersection
The northwest corner of the Augusta
Road and South Main Street intersection.

•

Barnes & Noble or Borders Books

•

Smith & Hawkin Outdoor Furniture

•

Urban Outfitters

Zoning should require a minimum of
5,000 square feet of retail facing Main
Street at these locations. As is already in
place, retail in these locations can take
advantage of the graduated business
license tax abatement for three years.

•

Coldstone Creamery

•

•

Pier One Kids

•

Design Within Reach.

The market analysis concludes attracting
an anchor tenant like Barnes & Noble/
Border’s Books will likely require subsidy.
The City has experience in supporting
anchor retail development through
public/private development. Through
City cooperation and subsidy, the
Economic Development Department
recruited Mast General Store to the City
Center. Mast has acted as a Main Street
anchor attracting visitor and resident
patronage to not only its benefit, but to
the benefit of neighboring retailers.
The actions and tools to increase retail
presence downtown are presented below.
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•

•

Lead Organization: City Economic
Development Department
Goal: Attract retail anchors to
key downtown locations
Location: Main Street.

anchor fund
A function of the City Economic Development
Department is to facilitate anchor use
development in the downtown. A national
and/or regional retailer like a Barnes
& Noble or Border’s would be such a
downtown anchor. An “Anchor Fund”
could be established that provides gap
financing to the anchor tenant over a five
year period. While such a fund would
typically be capitalized using Business
Improvement District proceeds, it is
unlikely that a Business Improvement
District can be created downtown in the
near term. Therefore, the City could
capitalize this fund in the near term.

The Anchor Fund could fund the difference
between market rent (cost of occupancy) and
10 percent of the anchor’s sales. Necessary
for this type of incentive are standard
accounting practices which credit tenants
employ. If 10 percent of the retailer’s sales
equate to or exceed the monthly rent, no
gap financing is required. Gap funding
would only extend for five years or the
term of the lease, whichever is shorter.
•

Lead Organization: City of Greenville

•

Capitalization: $250,000 to $500,000

•

•

Goal: Support retail anchors at
key downtown locations
Location: Main Street.

retailer support through downtown
area partnership and, ultimately,
a business improvement district
The Downtown Area Partnership (DAP) is a
volunteer organization whose mission is
to improve communication among downtown
stakeholders in order to strengthen
the downtown core. The Downtown Area
Partnership can provide non-financial
incentives to support retail and restaurant
development downtown such as:
•

•

•

•

Facilitating the process of obtaining
licenses, permits, zoning, etc.
Setting up a new retailer support
group to guide new retailers on
accounting, banking, buying,
customer service, promotion, etc.
Resource referral such as how to
obtain small business incentives
like low interest loans and design
assistance from architects
Public relations support through
“welcome” ads and posters, a mailer
to Downtown Area Partnership
members, and customer lists from
non-competing businesses

Preserve and Attract Government Uses Downtown

Ultimately, a Business Improvement
District (BID) should be considered. A
BID requires that property owners (and
tenants) each agree to pay an additional
tax to support marketing, management
and recruitment efforts in the downtown
district. A majority of the property
owners in the district must agree to the
additional tax. With the exception of
anchor recruitment, the typical city is
minimally involved in retail recruitment
and retention. The role of retail marketing
and management is typically undertaken
by a non-profit development entity.

work to retain existing government
office uses and recruit new
government office uses
A primary function of the City’s Economic
Development Department should be to
monitor government agency activities
and issues. The City should facilitate the
development of the Federal Courthouse in
the downtown and work with the County to
develop an acceptable redevelopment
plan for County Square while retaining
the County’s offices downtown.
•

Lead Organization: Downtown
Area Partnership/Business
Improvement District

•

•

Goal: Support downtown retail businesses

•

•

Location: Downtown

•

Lead Organization: City of Greenville
Economic Development Department
Goal: Preserve and grow
government presence downtown
Location: County Square, Gateway District.

Infrastructure Initiatives
Development Initiative #5:
Civic Presence
The purpose of this initiative is to keep
government uses in Downtown Greenville.
Government uses function as important
anchors drawing employees and visitors to
the downtown. Yet, downtowns across the
country have been ill prepared and surprised
to find government anchors leaving
downtown to locations more convenient
to suburban growth areas. Downtown
Greenville must retain and attract
government uses to protect its role as
the civic hub of the metropolitan area.
The City and County seats and the court
system are currently located in downtown
Greenville. The County has considered
proposals to redevelop County Square,
their office campus. A new Federal
Courthouse is proposed for the downtown.
The following action is recommended
to sustain civic presence downtown.

Infrastructure is the primary responsibility of
the public sector and can be used effectively
to leverage private development. The cost
of new streetscape, parks, transit, and
other civic infrastructure should be viewed
as an investment, which will bring a return
in the form of private investment that over
time generates a larger tax base for the
City. Some forms of public infrastructure
can generate direct revenues, such as
transit fares and park licensing fees. While
this offset is useful, it does not change the
fundamental role of infrastructure as a public
service that catalyzes private development.
Parking can be a form of infrastructure
developed in the form of a public/private
partnership. Typically, parking is the domain
of the private sector. In many downtowns,
however, the public sector takes a significant
role in funding and developing shared
parking, as in Greenville. Daily and monthly
parking fees become critical revenue
streams for paying back municipal bonds.

The section below identifies the key projects
and priorities organized under streetscape,
parking, open space and parks, and transit.

Infrastructure Initiative #1:
Streetscape
The investment in infrastructure is an
ongoing enterprise that improves and
maintains the civic spaces of downtown.
Gracious streets create value for adjacent
real estate and influence positive attributes
of certain “addresses” within a district or on
a street. With a focus on creating a network
of city streets, rather than downtown
highways, the pedestrian environment
can be extended from the heart of Main
Street out to each of the Five Corners.
Main Street is unparalleled in its character
and the quality of the environment.
Improvements to adjacent streets are
underway, with new streetscape on
Richardson and Spring Streets and the
extension of Main Street into the West
End. Many streets and intersections,
however, are dominated by vehicles,
which limits the extent of the pedestrian
environment and detracts from the real
estate address of these locations.
In order to connect the Five Corners
into the life of downtown and to
create positive “addresses” for new
investment, the following streetscape
priorities are proposed (Figure 7.6).
•

Academy Street: The creation of a green
parkway with a landscape median,
continuous street trees, and pedestrian
friendly crossings is a top priority.
This corridor is a key element in the
connected Green Necklace and shapes
people’s perception as they arrive and
move through Greenville. The redesign
of Academy Street will remove the
fundamental barrier between the cultural
resources at Heritage Green and Main
Street and establish a new address for
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Infrastructure Initiative #2:
Green Necklace and District Parks

Figure 7.7 Falls Park on the Reedy River.

investment on the west side of downtown.
•

•

•

College/Beattie/Buncombe/North:
While maintaining these streets as a
two way pair, a combination of narrowed
lane widths, on street parking, clear
signage, and continuous street trees will
tame traffic speeds. As visitors arrive
from I-385, the downtown experience
needs to begin immediately at the BILO Center. This investment will help
unite the existing Liberty Square office
development, all of North Main, the BILO Center and the new Gateway District
as part of an expanded downtown area.
North Main: Streetscape improvements
on North Main should create a
gracious pedestrian friendly entrance
connecting the activities along the
Stone Avenue corridor and the many
neighborhoods on this side of town.
Church Street: The primary investment
on the Church Street corridor should be

targeted toward new street lights that
dramatically mark this corridor high
above the downtown. The feasibility
of an at-grade intersection with
Broad & River should be tested.
•

•

•

County Square Street Network: As County
Square is redeveloped, a system of new
streets will be required. These should be
pedestrian friendly streets that allow for a
“main” street that connects Church Street/
University Ridge through to the West End.
Rhett Street: Streetscape improvements
along Rhett Street should be phased
to coordinate with new investment
in the Warehouse District.
Bicycles: Bicycle accommodation
should be accomplished through a
comprehensive approach, utilizing bike
lanes on arterials combined with ‘share
the road’ integration of bicycles into
vehicular traffic on streets having lower
volumes, speeds and street widths.

Parks and open space are another means
to create value for adjacent real estate,
while also providing a civic amenity for
all residents and appealing to visitors.
Falls Park on the Reedy River is a prime
example of public investment leveraging
private development (Figure 7.7). In
order to make this parkland even more
accessible, plans are underway to expand it
upstream and to connect better to regional
trails downstream and along tributaries.
Except at Main Street, access between
the Reedy River parks and Downtown and
its neighborhoods is limited. Downtown
lacks other significant open space. Piazza
Bergamo is a popular pocket park. The open
space at Heritage Green is more of a visual
setting for buildings than an active park
space. Festivals and events are concentrated
on Main Street, sometimes dampening
business downtown rather than enhancing it.
The master plan embraces the City’s
initiatives on riverfront parks and extends
this concept to create a Green Necklace
that follows the Reedy River, Richland
Creek, McPherson Park, and the proposed
Academy Parkway. As a connected open
space, development both inside and
outside of the Green Necklace would have
immediate access to a larger system. The
expanded parks would reinforce the identity
of Greenville as a “green” downtown. The
Green Necklace intersects with each of
the Five Corners and marks key gateways
into downtown. To complement this larger
system, each of the new districts should
have a civic space that creates focus and
identity, as described in the master plan.
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Priority projects are as follows (Figure 7.8):
•

•

•

•

Figure 7.9 Street festivals are popular in downtown Greenville.

Street Festivals and Events: One of the
key purposes of these temporal events
is to attract people to underutilized
areas. Since Main Street (Figure 7.9) and
Falls Park no longer meet this criterion,
consideration should be given to moving
these events on to the side streets that
are targeted for new investment, such
as Richardson Street, Spring Street, or
Broad Street. Use of adjacent surface
parking lots could provide additional area.
Existing businesses on Main Street would
then be able to benefit from the general
foot traffic without the direct impacts.
Reedy River West: The City will play a
key role in the acquisition of land and
relocation of key facilities such as the
Department of Public Works in order to
expand parkland upriver. The proposed
parks in this area will provide the best
possible festival area as an alternative
to Main Street and Falls Park.
McPherson Park: As improvements and
investment moves north on Main Street,
efforts should be made to integrate
McPherson Park with regional bicycle
trails, stream improvements and
daylighting and programmed activities.
District Parks: Within each district,
a combination of private and public
efforts need to focus on creating small
pocket parks and civic spaces that
provide an identity appropriate to the
district. Examples would be a more welldefined civic plaza at the BI-LO Center,
a Visitor Center Park at Broad & River,
an Overlook Park at University Ridge/
County Square, active programming of
Heritage Green parks, and an intense
urban pocket park in a key location along
Rhett Street in the Warehouse District.
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Infrastructure Initiative #3:
Transit
Well-run, efficient, and connected transit
systems provide a basic service to residents
and workers. The location of routes, and
in particular fixed rail, will influence
investment decisions. Transit stations
often become the focus of higher density
transit oriented development. The recent
restructuring of the City’s relationship with
the GTA creates the opportunity to better
access federal funding. With coordinated
effort, Greenville can create a state-ofthe art transit system that puts it well
ahead of its peers. The key elements of the
transit strategy are highlighted below.
high speed rail
While the high speed rail is only in the
early planning stages, it is critical for the
City to advocate for funding, alignment,
and most importantly a dedicated
Greenville station. Since the alignment
is in the planning and discussion phase,
the City can play an important role in
advocating for the alignment on the
existing AMTRAK corridor, which will
have a stronger benefit for downtown.
bus rapid transit
The City has taken a leadership role in
promoting a bus rapid transit (BRT) system
providing a more high-speed cross town
connection. The proposed BRT alignment will
be on a dedicated right-of-way along former
rail lines for the most part, transitioning
to City streets near the intersection of
Washington Street and Laurens Road.
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The key action for the BRT is to pursue
federal funding for the system. At the same
time, action should be taken to secure rights
to the rails and to acquire necessary land
to achieve a continuous linear right-of-way
between downtown and CU-ICAR. In the
segments where the BRT system will share
the roadway with traffic, streetscape plans
should account this future accommodation.
trolley
Transit connections within the immediate
downtown would best be served by an
expansion of the current trolley service,
which now operates primarily as a people
mover on baseball game days and a
tourist experience with intermittent
service. A loop utilizing Richardson
and Spring/ Falls Streets, and taking
in County Square via University Ridge
will provide efficient and targeted
service to all downtown destinations.
Recently, the City consolidated the GTA
operation in order to provide the most
efficient service, minimizing duplication,
emphasizing intermodal connections, and
sharing maintenance and operations with
the City’s vehicle fleet. Partnerships with
corporate and non-profit interests could
offer additional sources of funding.

Infrastructure Initiative #4:
Parking
The garages and decks arrayed along
Richardson / River and Spring/ Falls Streets
are well located to serve the next wave of
downtown revitalization. Efforts should be
made to encourage the public to use them,

and pricing should be part of that effort.
Other measures should be taken as well:
the City should seek to improve the image
of its public garages, through cosmetic
upgrades, advertising, and other promotion.
Consideration should be given to charging
for the most desirable curb spaces on
Main Street and providing an incentive for
short-term parking in the nearby garages.
While the parking supply is adequate for
near term development, the City should
anticipate the need to partner with the
private sector to provide parking for the
priority developments in the Five Corners. In
particular, public participation in structured
parking will help to make residential
development more feasible downtown.
Similarly, parking is a means to incent startup companies and other small businesses as
infill development in the Warehouse District.
In the River & Broad District, parking
structures are likely to be incorporated into
the development blocks given the size of
the parcels and the grade changes around
Church Street, but public participation
in the parking strategy will still be an
important catalyst for private investment.

Illustrative Master Plan of Downtown Greenville.
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Keith Monson, Womble Carlyle
Kenny Walker, Duke Energy
Kevin Hyslop, McMillan Smith
Kevin Mertens
Kip Wynne, Trio Brick Oven Café
Kristen Long, Venti
Kristin Feierabend, Upstate Forever
Kyle Pertuis, Larkin’s on the River
Lauren Briles, The Briles Company
Len Szemann, Coldwell Banker Caine
Lil Glenn, Lil Glenn Company and Design and
Preservation Commission Member
Lisa Lanni, Pazdan-Smith Group
Lisa Sabin, Hyatt Regency
Llyn Strong, downtown resident and retailer
Luke Hardaway, Croxton-Gray Real Estate
Lura Godfrey, LDG Design, LLC
Lynda Ham
Lynda Morrison
Maggie Kleger, Britt Peters Engineering
Marion Mann, SC Governor’s School
Mark Godfrey, Pazdan-Smith Group
Mark Hammond, Larkin’s on the River

Mark Timbes, Garvin Design Group
Mary Duckett, Southernside Neigbhborhood
President
Mary McCarthy, Greenville County Museum of Art
Mary Nase, Mast General Store
Matt Good, Professional Mortgage
May Sedran, Sedran Furs
Meg Hooper, Downtown Presbyterian Church
Megan Riegel, Peace Center
Meredith Kinsey, Postcard from Paris
Mike Calhoun, Maitland Realty Co.
Mike Coleman, Pazdan-Smith Group
Mike Cubelo, downtown resident
Mike Dymski, The South Financial Group
Mike Goll, Pazdan-Smith Group
Mike Harrison, Harrison|Kohn
Mike McNamara, Pinnacle Investment Group
Morgan Cronin, McMillan Smith
Murray Dodd, Greenville Water System
Nancy Gentry, Spinning Silk
Nathaniel Wooten, Pazdan-Smith Group
Norm Blore, Technigraphic
Pat Dilger, Overstreet Studio
Patrick Greer, Spinning Silk Multimedia
Patrick Riley, Clemson University
Paul Bryant, Pivotal Management Consulting
Paul Stone, TIC Properties
Pete Brett, Centennial American Properties
Phil Effron, Greenville Convention and Visitors
Bureau
Phil Hughes, Hughes Investments
Phillips Hungerford, Planning Resources Intl.
Price Cameron, Hughes Commercial
Randy Britton, Duke Energy
Rebecca Savage, Savage Art Studio
Rhonda Morris, The Painted House
Richard & Paula Truelove, downtown residents
Richard Howell, McMillan Smith
Richard Klukkert
Robert Martin, TIC Properties
Robert Sweetman, AJ’s
Robin Prince, Neal-Prince Architects and Design
and Preservation Commission Member
Ronnie McWhorter, Charter Communications
Russell Stall, Greenville Forward
Sandi Coan, Greenville Chamber of Commerce
Sandra Hamann, Council of Garden Club
Sara Conrad
Sarah Day Hurley, Brew & Ewe
Scott Evans, BB&T
Scott May, Neal-Prince Architects
Scott Taylor, BB&T
Scott Woods, City Tavern
Sean Celia, Southern Valet

Sharon Smith
Sherry Barnett, Site Design
Stephanie Wagner, Upstate Forever
Stephen J. Sartore, Agnew Rincon Architects
Steve Navarro, The Furman Company
Stu White, GTA
Stuart Wyeth, NAI Earle Furman
Susan Redi, Coldwell Banker Caine
Tad Mallory, West End Coffee Company
Tammy Latham
Tara Anthony, Lennar
Teresa Hedrick
Terry Farris, Clemson University
Tim Briles, The Furman Company
Tim Roberson, Gateway Development
Tim Taylor, Maitland Realty Co.
Tom Keith, Arbor Engineering
Tommy Hood, AT&T
Tony Harper, Timberland/Latone
Tracy McGee, Pazdan-Smith Group
Trey Cole, Trey Cole Designs
Trey Fouché
Walter Wylupek, The Marketing Project
Wes Whitesell, The Cliffs
Whitney Arnett
Yvonne Lockhart

Meeting Sponsors
Dana Lowie, Coffee Underground
Frampton Ash, Wild Wing Café
Joe Kennedy, Sassafras Southern Bistro
Thurman Evans, Jimmy John’s Gourmet Sandwiches

Sasaki Associates
Kathryn Madden
Janne Corneil
Lynn Hoffman Carlton
Scott D’Agostino
Andy McClurg
Hernan Schlosman
Brie Hensold
Tania Ostorga

W-ZHA
Sarah Woodworth

CGD
Ed Zeigler
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