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Project Overview
Haywood Road has been a primary retail and service area within the
City of Greenville and the surrounding region for almost 30 years.
Fostered by Haywood Mall’s opening in 1980, Haywood quickly
emerged as a premier commercial destination, attracting a range of
retailers and service providers. With a Haywood Road exit from I385, residents near and far could easily access the mall and other
national, regional and local merchants, service providers and
attractions located along Haywood Road.
Haywood Road’s retail and commercial boom was supported by
existing and newly created non-retail development in close
proximity to the corridor and mall. Fluor, Bon Secours St. Francis
Health System, Greenville Memorial Hospital System and various
apartment complexes are just a few examples of the other
development types located within the Haywood Road Area.
Despite its many strengths and assets, this area has not attracted
significant new commercial investment since its hey day in the
1980s and 1990s. The bulk of more recent development in
Greenville has been located in areas along Woodruff Road and in
Downtown Greenville. During that time, there were only limited
public and/or private improvements along Haywood Road and its
connector roadways. As a result, questions about Haywood’s future
viability emerged.
Why were retailers relocating away from Haywood Road? Will
Haywood Road be able to meet future retail and service needs of the
growing community? What should Haywood Road and surrounding

areas look like in the next 10 to 20 years? How can Haywood Road
capitalize on planned development projects, such as Verdae?
City leaders and area stakeholders, including merchants and land
owners, realized that answering these questions effectively would
require a detailed examination of current conditions and a
coordinated, reality-based plan for future development of the
corridor and its surrounding area. The Haywood Road Area Master
Plan was born.

Key Objectives
Like all good master plans, Haywood’s plan was initiated to
understand the existing assets and constraints, identify the
appropriate mix of future land uses and development styles, and
recommend short-, medium-, and long-range solutions to enhance
public improvements and private development throughout the area.
This plan accomplishes that by outlining principles, policies and
practices to ensure that the Haywood Road Area is transformed into
an appealing destination for residents and visitors. The master
plan’s success will be measured by its ability to encourage:
•

Vibrant street life. Activity along the street (within limits) adds
to the liveliness and interest of an area — and contributes to an
ambiance of vitality and safety.

•

Manageable traffic. With jobs and stores close to homes and
apartments, people need to use their car less, helping to reduce
traffic. Comfortable urban areas are designed to ensure
reasonable traffic speeds and a pedestrian-friendly environment.

Haywood Road—More Than a
Corridor
Initially, the project was named the
Haywood Road Corridor Master Plan.
Although the intended focus on
Haywood Road was understandable, the
linear context did not adequately
describe the broader area encompassed
by this study. There is a network of
streets, a myriad of uses and building
types and styles and an opportunity to
create a much needed identity for the
entire area.
Early on, the project’s name officially
changed to the Haywood Road Area
Master Plan to reflect the broadness of
the study’s boundary and to highlight the
connectivity and shared sense of place
that is needed throughout the area.
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Community stakeholders, city staff and project team members on a two-hour tour of the
study area in a city trolley.

•

Connectivity. Successful urban areas create pedestrian linkages
to nearby destinations, parking, commercial areas, public transit,
and neighborhoods, and they are easy to get to and get through.

improve the physical connections to existing public facilities, and
incorporate signature design elements that create and reinforce the
area’s visual identity.

•

Activity. Activities and attractions, including public art,
fountains, outdoor cafes and parks spaces, are the basic
building blocks of successful public spaces. People come to a
place, and return, when there is something to do. When there is
nothing to do, a space will remain empty.

Timing is Everything

•

Flexibility. Places must accommodate change, a variety of
different uses, and varying seasonal activities.

•

Quality design. Use of durable materials and regular
maintenance enhance long-term value and investment. The area
appears and feels like a place people care about and take pride
in.

The Haywood Road area has suffered the common fate of suburbanpatterned development: lack of identity and limited sense of place.
Consequently, city leaders and community stakeholders wanted to
utilize the planning process to create a distinct, positive image and
identity for the area that can be used for future marketing and
development. Community members developed the selected identity
concept: “Uptown Greenville.” The concept is reflected in the
master plan and in its recommendation for future improvements.

Members of a charrette breakout group discuss their ideas for the future of the
Haywood Road Area.
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The corridor and surrounding area must be transformed into a
public space that attracts people. Creating a pedestrian-oriented
public realm along the corridor and throughout the study area,
where possible, will strengthen the setting of key resources,

The mall’s occupancy is very high (98%). The area still makes the
largest contribution to the City’s business license retail tax revenue,
and there are not that many empty storefronts. These conditions
beg the question, “why?” Why plan for Haywood’s revitalization
now?
Although the “don’t fix it if it ain’t broke” adage may come to
mind, it has no place in successful community planning. Timing
really is everything. In order for sustainable community
development to be successful, revitalizing and repositioning an area
must be initiated when the signs of disinvestment first emerge. In
light of the future planned development of Verdae and the eminent
build-out of newer development on Woodruff, now is the time to
plan the Haywood Road Area’s strategy for redevelopment and
branding.

Community Driven Process
Public participation is a requirement for any community planning
effort. However, the extent of involvement and methods utilized
vary considerably from place to place. For the Haywood Road
Area, community input started before the process officially kicked
off. Haywood Road business owners and land owners not only
contributed their time to the planning effort, they contributed
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funding to offset the consultant team fees associated with the plan’s
preparation.
That was just the beginning of this plan’s community-driven spirit.
A Steering Committee, convened before the City selected its
consultant team, represented diverse perspectives and interests
within the study area. They met regularly during the process and
served as a planning bell weather, providing initial input and
ongoing feedback as ideas and potential directions emerged.
Extensive efforts were made to ensure that everyone’s voice was
heard. The process included several general public meetings to
gather input and ideas about the broad range of issues and needs, as
well as solicit opinions and feedback on the recommendations.
Focus group meetings were conducted with key stakeholder groups,
including residents and representatives from the hospitality/
restaurant industry, institutions and retail, to encourage targeted
discussions about these groups’ specific issues.
The process also included an intensive seven-day charrette in which
the community was engaged in a series of meetings and hands-on
activities to help identify the physical and programmatic future of
the project area.
Community members from all walks of life participated. Their
commitment, enthusiasm, ideas and vision are embodied in this
document. Some of the words and pictures may have changed
slightly as the process evolved, but the spirit remained consistent
throughout.

Organization of the Plan
The Haywood Road Area Master Plan describes, in narrative and
graphic forms, the current conditions in the study area and outlines
recommendations and potential design solutions to address the
needs and priorities identified by the City of Greenville and its
community members.
The plan contains four key sections:
•

Opportunities and Constraints: A summary of community issues
and a review of existing conditions.

•

Understanding the Market: A summary of the current market
conditions, which provides a framework for potential
redevelopment opportunities.

•

Principles and Concepts: An overview of the traditional
neighborhood and urban design principals that should be
incorporated into future revitalization efforts along with design
concepts that the City should encourage as investment and
reinvestment occurs.

•

Recommendations: A phased outline of critical steps needed to
achieve the vision established by the plan.

A great deal of quantitative and qualitative data were collected and
analyzed as part of this planning effort. The reports and summaries
associated with those efforts are provided in the appendices
document provided under separate cover.

Community members’ ideas and words—the building blocks of successful
(implemented) plans.
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STRE1GTHS

Although big ideas and grand plans are important elements of
proactive community development, realistic action plans must
factor in observed opportunities and constraints. Through analysis
the community must determine which opportunities can be
capitalized and which constraints can be overcome. Only then can
the course for future action be effectively charted.

• Improve the streetscape, character and/or appearance of the

corridor
• Attract high-quality, well-designed redevelopment that will

compete with newer development occurring elsewhere.

• Establish unified streetscape elements.

•
•
•
•
•
•
•

• Create Signage and wayfinding systems for motorists and

•

• Improve (allow) walking along the corridor and throughout the

In this section, we examine existing opportunities that were
identified through public participation and data. Throughout the
plan, existing conditions mapping is provided for graphic display.
Full sized conditions mapping is contained Appendix C, which is
provided under separate cover.

study area.

pedestrians.

The initial ideas and potential solutions that were identified through
brainstorming sessions and interactive audience surveys were
repeated consistently throughout the process. As the process
unfolded, these issues were explored in more detail through the
collective involvement and efforts of members of the Steering
Committee, the community at large and the City’s Management
Team.
From the community-generated list of strengths, weaknesses,
opportunities and threats (provided in the call-out box on the right)
and the summary of key issues identified through a public
presentation survey below, the needs of the study area were known
early on.

Manageable traffic
Haywood Mall
Diversity of corridor
(different types of uses/
development)
Eastside Medical Campus
Central location
Easy access
Parking
Fluor campus
View at top near Pelham
Proximity to downtown airport
All needs (retail, service, etc)
are met close by
Verdae Development
Revenue for city
Many routes to/from
Haywood Road

• Develop more retail, restaurants and entertainment venues.

•
•
•

Socio-Economic Conditions

WEAK1ESSES

Unfiltered Community Input
Early in the process, community members provided their input
about the critical issues to be addressed in the plan. Summaries of
the survey results are included in Appendix B. The community’s
initial input provided a framework for subsequent data collection
and analysis and for the charrette process in which many of the
proposed design concepts emerged.

•
•
•

Understanding the socio-economic trends within the study area, the
city, the county and the region help us better determine future
development priorities and needs. The information presented here
summarizes the more detailed analysis included in the Market
Analysis for the Haywood Road Corridor Master Plan (see
Appendix A).
Population
Although the City of Greenville experienced a 4.5% decline in
population between 1990 and 2000, population in the Haywood
Road Area increased by 20.2%. Population estimates in 2007
indicate that the City of Greenville recovered much of the losses
experienced in the 1990s, as evidenced by a 4.2% increase since
2000. An estimated population growth of 7.9% occurred in the
Haywood Road Area as its population was estimated at 15,022
persons, which accounted for 26% of the city’s population base in
2007. Greenville County experienced an 18.6% increase in

•
•

•
•
•
•
•
•
•
•
•
•

Empty storefronts – attrition
Equity of city focus
(Haywood doesn’t get as
much focus as other areas)
Not pedestrian friendly
Lack of landscaping along
corridor
Lack of identity
Focus has shifted away from
Haywood
Accessibility to Haywood
mall
Underutilized space around
mall
South Haywood an eyesore
Excessive asphalt parking
Age of area
Haywood Road not marketed

•
•
•
•
•
•
•

Increased crime
Perception of safety
Overhead utilities
No streetscaping
Lack of organized marketing
Excessive driveways
Fluor campus isolated

OPPORTU1ITIES
•
•
•
•
•
•
•
•
•
•
•

Festivals
More residential development
– townhomes/apartments
Modern/updated retail
Make it a destination
Increase walkability
Create a brand/name for the
area
Big population close by
Traffic control optimization
Ancillary healthcare development
Bridge the old to the new
Don’t be like Woodruff Road

THREATS
•
•

•

•
•
•

•

Increased crime
No sense of urgency/
immediacy to tackling the
problem
Not taking advantage of the
entire Haywood Road Corridor
Potential of knee-jerk decisions to address the problem
Increased vacancy
Other newer developments
competing with Haywood
Road
City/County tax inequity
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Study Area - Estimated 2007 Population by Age
Study Area - Estimated 2007 Population by Age
(Percent)
(Percent)
11.4
11.4

population in the 1990s, and another 10.1% gain between 2000 and
2007. In the region, a similar growth pattern was evident but at a
slightly lower pace than in the county.

17.3
17.3

10.1
10.1

Five-year forecasts indicate population growth in all market areas
will occur but at varying rates. In the Haywood Road Corridor, the
population is forecasted to increase by 4.9%, which is higher than
the 2.7% increase forecasted for the city. Greenville County is
anticipated to experience a 6.1% gain over the next five years,
which is a slightly higher rate than forecasted for the region (5.1%).

12.8
12.8

35.4
35.4
13.1
13.1
less than 20
less than 20

20 to 34
20 to 34

35 to 44
35 to 44

45 to 54
45 to 54

55 to 64
55 to 64

64 and older
64 and older

The study area’s predicted increase in population mirrors the
community’s identified need for more residential living
opportunities. With undeveloped and underutilized land in the area,
residential development can easily be accommodated and provide a
much needed critical mass for future retail and commercial
development in the area.
Age

Average Household Income
Average Household Income
2007-2012
2007-2012

$66,000
$66,000
$64,000
$64,000
$62,000
$62,000
$60,000
$60,000

$50,000
$50,000
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2007 Estimate
2007 Estimate
Haywood Corridor
City of Greenville
Haywood Corridor
City of Greenville

$60,113
$60,113

$65,223
$65,223

$62,207
$62,207

$59,171
$59,171

$56,213
$56,213

$52,000
$52,000

$60,865
$60,865

$54,000
$54,000

$56,117
$56,117

$56,000
$56,000

$58,360
$58,360

$58,000
$58,000

2012 Projection
2012 Projection
Greenville County
Region
Greenville County
Region

Opportunities and Constraints

In 2007, the median age of the population in the Haywood Road
Area (33.4 years) was 9.5% younger than indicated citywide (36.9
years). The median age in Greenville County (37.5 years) was
slightly older than in the City of Greenville but similar to that in the
region (37.4 years). Five-year forecasts indicated marginal
differences in median ages between the city (38.3 years), the county
(38.7 years) and region (38.5 years), while the median age in the
Haywood Road Area (34.2 years) would be about 11% younger
than the city.
In 2007, the highest concentration of population in the Haywood
Road Area was in the 20-to-34-year age cohort (35.4%), as
compared to the city (24.5%) or the county (19.9%) or the region
(20.7%). The Haywood Road Area also had the lowest
concentration of persons less than age 20 (17.3%) and the lowest
concentration (11.4%) of elderly persons (65 and older). The five-

year forecast indicates that the population base in the study area
would have a higher concentration of persons in the 20-to-34-year
age group, and a lower concentration of persons less than age 20 or
65 years and older. The City of Greenville would have the highest
concentration of persons 65 years and older in 2012, while the
county and region would have the highest concentration of persons
under age 20.
Income
The Haywood Road Area has a slightly lower average household
income level in comparison to the city and county, but a smaller
concentration of lower income households (under $35,000) than the
other market areas. The Haywood Road Area has a stronger
representation of middle income households ($35,000 to $74,999)
in comparison to the other market areas. Five-year forecasts
indicate the Haywood Road Area would have a stronger
representation of upper income households by 2012 ($75,000 and
up) and more in line with the City of Greenville, although
Greenville County would still have the highest concentration of
upper income households.
The data suggest a high concentration of fairly affluent, young
professional households. It appears that the businesses in the
Haywood Road Area do not provide sufficient neighborhood retail
and services, or alternative shopping/entertainment venues to reach
this younger audience.
Households
In 2007, the Haywood Road Area had 7,552 households
representing 12.9% of the households in the City of Greenville
(24,739), and the city represented 15.5% of Greenville County
(159,792). Since 2007, the city experienced a 1.4% increase in
households, while the gain in the County was 6.8%. The data
suggest that Haywood Road Area captured all the increase in the
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city. Five-year forecasts indicate that the Haywood Road Area
would capture 81% of the projected increase citywide.
Average Households Size
The average household size in the Haywood Road Area (1.96) is
smaller than indicated in the City of Greenville (2.18). In
comparison, the average household size in Greenville County (2.55)
is 17% larger than the city, and similar to that of the region (2.53).
Five-year forecasts indicate slightly larger average household sizes
across all market areas, however, the Haywood Road Area would
still have the smallest average size (1.98) while Greenville County
would have the largest (2.59) of the market areas in 2012.

Much of the job growth was concentrated in those sectors that use
office buildings. In addition, employment growth occurred in the
retail and accommodation/food services sectors, such that in 2007,
employment in these two sectors accounted for nearly 25% of
private sector jobs in Greenville County, while employment in the
manufacturing sector represented less than 15% of the base.
The economic base of Greenville County has strength in various
professional and business services sectors in comparison to the
region and the state as a whole. Greenville County’s weaknesses
are only in a few sectors such as government and accommodation/
food service, but overall Greenville County economy ranks on par if
not slightly ahead of that in the region or the state.

Employment

Physical Landscape and 1atural Features

The unemployment rate in Greenville, the region and the state,
experienced a rapid increase during the first half of 2008, and this
may be a harbinger of softening economic conditions due in part to
a national credit crisis and financial turmoil occurring on Wall
Street. Historically, the unemployment rate in Greenville County
was lower than indicated statewide or in the region suggesting that
Greenville County weathered statewide and national economic
downturns fairly well in the past, and may also benefit well when
conditions recover.

The Haywood Road Area is located on the northeast side of the
City. The study area encompasses approximately 750 acres. With
an exit off of I-385 at Haywood Road and located within a 10minute drive to downtown and 15 minutes to the regional airport,
access to this area is excellent.

Greenville County was an importer of workers as businesses within
Greenville County provide more jobs (237,500) than the local labor
force (220,200). Greenville County has a diversified economic base
that is approximately 17.5% larger in 2007 than it was in 1995, and
accounted for approximately half of total employment in the region
in 2007.
Between 2002 and 2007, employment growth (17,400 jobs) was
evident in nearly all industry sectors except manufacturing,
transportation and warehousing, and information.

Located in the foothills of the Blue Ridge Mountains, the elevation
of the city ranges between 750 and 1,365 feet above sea level. The
project area’s landscape slopes gently with isolated areas of steep
terrain. With a large portion of the project area ranging from 0 to
15% slope, this area is developable. Generally speaking, slopes
greater than 15% are not suitable for development. The city’s
highest elevation is located within the project area near the
intersection of Haywood Road and Pelham Road. The soils in the
eastern part of the city have a diverse mix of soil types.
Nineteen percent of the land area is outside the city limits in
Greenville County. Future redevelopment of several key
intersections within the study area will require either annexation by
the City of Greenville and/or collaboration with Greenville County
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to encourage future development that would be beneficial to both
jurisdictions. Access to the City’s water system will require
annexation.

I-385 on which traffic has steadily increased with only one slight
decrease in 2006, traffic volumes in the Haywood study area have
stabilized.

Roadway Conditions

Since the construction of Haywood Mall and the extension and
widening of Haywood Road in the early 1980s, many roadway
improvements have occurred in the area:

As noted in the strengths of the study area, several routes lead
directly or indirectly to the Haywood Road area:
•
•
•
•
•
•
•

Table A—Average Annual Daily Traffic (AADT) counts. Source: South Carolina Department of Transportation (SCDOT).

Haywood Road/Howell Road/
Pelham Road
I-385
Congaree Road
Woods Lake Road
Airport Road
Laurens Road (via the southern end
of Haywood)
Woodruff Road (via Mall
Connector and Rocky Slope Road)

The South Carolina Department of
Transportation (SCDOT) conducts daily
traffic counts annually at specific
locations throughout the state. The
Greenville County website contains 1994
through 2007 counts for each station.
The counts for the stations in and
adjacent to the study are shown in
Haywood Road Area Traffic Counts
Table on the left.

Because construction was underway on I-385 early in the 2000s and
probably resulted in temporary changes in traffic patterns, it is
difficult to detect trends in traffic volumes in the study area. In
addition, traffic volumes on many streets and roads in Greenville
County have decreased recently. In general, with the exception of

8
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•

Widening of I-385 from four lanes to six lanes.

•

Widening of Woodruff Road from two lanes to four lanes with a
center turn lane from Laurens Road to Roper Mountain Road.

•

Construction of Mall Connector Road, Woodruff Road to
Halton Road.

•

Geometric improvements to Rocky Slope Road from Woodruff
Road to Verdae Blvd.

•

Widening of Congaree Road to include a center turn lane.

Despite these improvements and the stabilization of traffic volumes,
capacity issues still exist in the study area, most notably at the
following intersections:
•

Haywood Road and Pelham Road

•

Pelham Road, Patewood Road and Hudson Road

•

Congaree Road, Patewood Road and Halton Road

There are opportunities for additions of some turn lanes at these
intersections. The intersections of Haywood Road, Orchard Park
and Congaree Road and Patewood Road have some movements
with capacity issues, and the spacing of signals along Haywood

City of Greenville - Haywood Road Area Master Plan

from I-385 to Pelham Road is insufficient to serve the volumes in
that segment.

A recent traffic study for the proposed Crescent Place development
on Airport Road at Woods Crossing Road suggested:

The close spacing of the intersections along Haywood from the mall
entrance to Pelham coupled with the high side street volumes at
these intersections create queues along Haywood that extend for
most of the distance between intersections. These queues limit the
effectiveness of the signal system on this segment of Haywood
although the City has made many efforts to maximize its
effectiveness.

•

A roundabout at the intersection of Airport/Woods Crossing to
accommodate an entrance to the Crescent Place site and
reduction of the cross section on Woods Crossing between
Haywood and Airport from five lanes to three lanes. This
reduction will require the outside lanes of Woods Lake/Woods
Crossing to become right turn lanes at Haywood.

•

Consideration of a northbound right turn lane from Haywood
Road onto Airport Road.

•

Consideration of a northbound right turn lane from Haywood
Road onto Orchard Park Road (physical constraints).

•

Consideration of an eastbound right turn lane on Pelham Road
at Haywood Road and additional southbound left turn lane on
Haywood Road at Pelham Road.

•

Continual refinements of signal timing and enhancing signal
connections throughout the area.

In the Greenville-Pickens Area Transportation Study Long-Range
Development of 2006, the intersection of Haywood Road, Woods
Lake Road and Woods Crossing Road was identified as a highaccident intersection. Potential enhancements to the intersection
were identified:
•

Upgrade pedestrian facilities.

•

Relocate westbound lane drop on west side of intersection.

•

Install additional overhead street name markers for change in
street name.

•

Work with BB&T to improve sight distance at Woods Lake
exit.

•

Work with Haywood Mall on relocation/reconfiguration of
Woods Crossing driveway near Haywood.

Plans for improvements to pedestrian facilities include a long-term
plan for the Laurel Creek Greenway and sidewalk and bike
improvements as shown in the concepts and recommendations
sections of the plan.

The adopted long-range plan does not include any roadway projects
in the study area, but pedestrian, bike, and transit upgrades are
included.

Existing road network.
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Overview of Study Area Characteristics
The Haywood Road Corridor Area has excellent locational
attributes and is conveniently accessible to various parts of the city.
Traffic counts on Haywood Road exceed 25,000 vehicles per day,
and the study area is improved with key target destinations such as
the Haywood Mall, Fluor and two major hospitals. The study area is
also directly adjacent to the Greenville Downtown Airport, which is
the busiest general aviation airport in the state and home to more
than 25 aviation-related businesses.
Since 2000, nearly all the development activity in the study area
was associated with the two medical facilities. Most of the retail
development occurred during the 1980s with some in the 1990s.
However, no major retail development has occurred within the
study area for the last fifteen years. As a result, the design/style of
nearly all the retail buildings on Haywood Road is of a prior
generation and less inviting to retail consumers than the more
contemporary style found on Woodruff Road, where most of the
City’s retail development over the last 10 years has occurred.
The study area contains
St ud y A rea' s M unicip al C o mp o sit io n
nearly 750 acres.
However, nearly 19%
19 %
of the acreage is
outside the city limits.
Real estate taxes totaled
$7.61 million and 92%
was generated from
8 1%
parcels within the city
City of Greenville
Greenville County
limits. The average fair
market value (land and
building) per acre was nearly $652,000/acre.
Retail uses account for 22% of the land area and generate 45% of
the real estate taxes in the study area. Almost 29% of total real

estate taxes generated in the study area came from that portion
improved with the Haywood Mall. This portion also had higher
average values per acre than elsewhere in the study area.
Office use accounts for 24% of the acreage, and it generates 21% of
the real estate taxes. Office use also ranks at the higher end of the
value per acre range. Apartment use accounts for 13% of the land
area and generates 12% of the taxes, while hotel/motel use
represents 4% of the acreage and generates 6% of the taxes. Hotel
use had the highest value per acre of any land use. The average
value per acre for apartment use was 5% lower than indicated
overall. Restaurants account for 6% of the total acreage, and
generated 7% of the real estate taxes.
Approximately 21% of the acreage was classified as undeveloped
commercial land, although some were being used as parking lots.
Taxes generated from undeveloped land represented only 4% of the
total. Another 5% of the study area was improved with industrial
uses/buildings, which generated 2% of the total taxes. A similar
mismatch was exhibited with residential/agriculture use which
accounted for 4% of the land area and contributed less than 0.5% of
the total taxes. The average values per acre for each of these uses
were well below the average indicated by the others, suggesting
future opportunity may be available.
In short, a relatively large portion of the Haywood Road Corridor is
underutilized and/or undeveloped and could potentially support
future development provided economic conditions improve that
would make such development feasible and financeable.

Retail Demand Analysis
The City of Greenville has had a strong “push-pull” factor for
nearly all retail types. The City of Greenville “pulls” sales away
from the county, the region and the state, as the push-pull factor
averaged 2.8 in comparison to the county, and 3.1 in comparison to
the region and state. Between 1997 and 2002, the push-pull factor

Land Use
Study Area
Type
Percent
Office
24%
Retail
22%
Apartment
13%
Restaurants
6%
Industrial
5%
Hotel
4%
Residential/Agricultural 4%
Undeveloped
21%

Tax Revenue
Generated
21%
45%
12%
7%
2%
6%
0.5%
4%
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for nearly all store types declined in the city in relationship to the
county, region and the state. This suggests that the city had lost
some of its strength in retail, due in part to retail expansion in other
parts of Greenville County.
A review of business license data issued by the City of Greenville
between 2001 and 2007 indicated that Haywood Road generated a
smaller share of retail sales in 2007 than it did in 2001, as sales
from Haywood Road declined by 9% (-$40 million) during that
period, while citywide retail sales increased by 10%, which can be
attributed to a $242 million increase in sales from retail stores on
Woodruff Road. The number of retailers on Haywood Road
declined by 6% in the last seven years, as the number of retailers on
Woodruff Road within the city increased (48).
In spite of these changes, retail productivity on Haywood Road
declined by -3%, as compared to a 21% decline in productivity on
Woodruff Road. In other words, new retail development was
occurring at a faster pace on Woodruff Road than the increase in
retail sales, suggesting that the new development benefitted more
from transferred sales from existing businesses than from new
demand/growth.
Were it not for the Haywood Mall, market conditions in the
Haywood Road submarket may be more problematic than they are
currently perceived, since most of the retail development is much
older in terms of architecture and land use, and in many cases
lacking landscape buffers and pedestrian access. The development
activity along Woodruff Road over the past five years is more in
keeping with national trends, which suggest retail consumers are
shying away from older, internally oriented malls and going to
modern, open air life-style/power-centers.
Example of newer development located on Woodruff Road.
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The Haywood Road corridor is a very important asset for the City
of Greenville, as retail businesses on Haywood Road accounted for
25% of retail licenses in the City, and retail businesses on Haywood

Road generate 37% of citywide retail sales in 2007 despite the retail
build-up on Woodruff Road. Combined, these two areas in 2007
generated 62% of the gross retail sales in the City of Greenville and
have 31% of its retail establishments. Sales at restaurants on
Haywood Road ($52.6 million) accounted for 22% of restaurant
sales in the City of Greenville and another 17% were generated at
restaurants on Woodruff Road. In effect, nearly 39% of the
restaurant sales in the City of Greenville were generated by 25% of
the restaurants in the city.
The retail demand analysis indicates Greenville County is an
importer of retail sales for nearly all store types. In fact, Greenville
County has approximately 74 square feet (SF) of retail space per
person, which is nearly twice the national average. In 2008, the
estimated household demand for retail goods and services is
estimated to be $5.6 billion, or approximately $35,000 per
household. With estimated total retail sales at $7.3 billion,
Greenville County is drawing customers from outside to shop there.
The County captures an estimated 130% of the market demand for
all retail goods and services. In some categories, notably clothing
and apparel, the retail base in the county captures more than 200%
of the consumer potential, indicating that Greenville County is a
“draw” for clothing and apparel shopping. As such, there may be
an opportunity to further strengthen this market share through the
addition and broader diversification of clothing and apparel stores.
Some merchandise lines are under performing its market potential,
notably $26 million in hardware store sales potential; $25 million in
nursery and garden stores sales potential; and, nearly $21 million in
sales potential for drinking establishments and alcoholic beverages.
As such, the potential for increased capture of sales in these
merchandise categories, either by an expansion of the retail base or
a re-positioning of the existing retail base, is a possibility.

City of Greenville - Haywood Road Area Master Plan

The ability of existing Greenville merchants, especially in the
clothing and apparel sector, to over-penetrate their market indicates
the strength of these store types and may suggest an opportunity for
additional stores as a means of further shoring up a competitive
advantage against retailers outside of the county. In many instances
it is likely that additional retail development would result in sales
transfer from existing merchants as much, and in some instances
perhaps more, than from meeting any new demand.

Regional Real Estate Market Analysis
Retail Sector
The region had a diverse supply of retail properties totaling
69.5 million SF, and 45% of the supply was in Greenville County,
including 8% in the Haywood Road submarket. The Haywood Mall
accounted for nearly 90% of the mall supply in Greenville County,
and its relatively full occupancy contributed to the 5.7% vacancy
rate in the Haywood Road submarket.
Combined, the supply in the four submarkets on the Eastside
contained 25% of the retail supply in Greenville County, including
8% in the Haywood Road corridor. These submarkets included
Haywood Road Corridor; Congaree Road Corridor; Pelham Road
Corridor; and East Butler Road, according to CoStar Group.
The vacancy rate in the Haywood Road submarket was 5.7%, which
was lower than indicated in the county (6.6%). However, the
vacancy rate in the Haywood Road submarket would increase to
11.2%, if the Haywood Mall was excluded, which would be much
higher than indicated in the Congaree Road (3.6%) or the East
Butler Road (4.4%) submarket. The latter two submarkets
experienced much of the retail growth along Woodruff Road over
the last ten years or so, and evolved into another major retail
destination for the region.

New retail construction in the region has averaged 0.81 million SF
per year since 2006, and in Greenville County annual growth
averaged around 0.47 million SF per year. Absorption in Greenville
County averaged 0.58 million SF per year during the same period,
suggesting that only 20% of absorption went to existing buildings,
while 80% went to new construction.
Values for retail properties in the Haywood Road Area remain
relatively strong in comparison to other areas in Greenville. Retail
rental rates (excluding at the Haywood Mall) in the Haywood Road
submarket are similar to other areas in eastern Greenville County,
although lower than at the recently-built properties along Woodruff
Road.
Office Sector
Greenville has a very dynamic office market that continues to
expand, and premium pricing is attainable at only a few select
properties and most of these were in downtown. The regional
market had over 29.8 million SF of office space, and had more
Class C (23%) inventory than Class A (20%). The vacancy rate in
2008 (3rd quarter) ranged from 10% to 14% , depending on the
survey, indicating an available supply in excess of 2.3 million SF
throughout a broad region.
Fortunately, the Haywood Road Corridor is within (and adjacent to)
three more modern, and better performing suburban submarkets of
Greenville County. These include the CU-ICAR submarket, the
Pelham Road submarket; and the I-385/Woodruff Road submarket,
according to the Costar Group.
These three submarkets had 45% of the Class A office market in
Greenville County, and the vacancy rate was below 7%, with rents
averaging $16/SF to $20/SF. These submarkets also had 45% of the
available Class B office supply in Greenville County, and rents for
Class B space ranged from $14 to $16/SF, slightly higher than the

Retail Sub-Markets—Excerpt from Market Analysis for the Haywood Road Corridor Master Plan, Appendix A.
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countywide rate ($13.50/SF) for this type of space. Patewood Office
Park, adjacent to Greenville Hospital System and Bon Secours St.
Francis Hospital is one of the premier office parks in the region, and
its occupancy was reported at 95%. New office development
including medical offices has been occurring in and adjacent to the
Haywood Road corridor, primarily on Pelham/Roper Mountain
Roads or Halton Road.

Multi-Family Sector
Greenville County has a diverse inventory of conventional
apartment properties, and 52% was located in the Eastside including
14% in the Haywood Road corridor. The occupancy rate was
reported in the mid-90% range, and average rents in the Haywood
Road Corridor were 17% higher than indicated in Greenville
County. New construction in the county averaged about 265 units
per year since 1999, and absorption kept pace with new
development due to consolidation, conversion and demolition of
some existing stock. The area surrounding Haywood Road is
primarily renter households (76%) and turnover was reported in the
20% to 30% range.

Photos of existing development and CU-ICAR campus. Existing and future
development at CU-ICAR may have spill over effects on redevelopment
opportunities in the Uptown Greenville Area, including expanded residential
living opportunities and office development.

New condominium development in Greenville County averaged at
more than 610 units per year during the five years between 2003
and 2007. This equated to 14.7% of new housing production,
whereas new conventional apartment construction averaged 265
units per year, or 6.5% new housing New flat-style development in
mid-rise construction also occurred but on a more limited basis and
mostly concentrated in downtown Greenville and in close proximity
to natural settings and/or parks. Nine mid-rise type projects that
were built since 2004 contained less than 300 units representing
about 10% of the new condominium production (3,058 units) in
Greenville County between 2003 and 2007.

$500,000+) than typical townhouse type projects ($125,000 to
$300,000), and much higher than the average condominium sale
price in the neighborhoods adjacent to the Haywood Road Corridor
($100,000).
In comparison, average rents at apartment projects in the Haywood
Road Corridor ($723/month) were higher than in the adjacent
neighborhoods ($667/month), suggesting that a premium may be
associated with this neighborhood for potential mid-rise
condominium development provided some natural setting/public
parks amenity could be created to complement any existing or
future projects. The future potential of a transit link along the old
railroad line would also enhance the probability of high-density
residential on that side of the Haywood Road Corridor.

Major Projects in Pipeline
Three projects (The Point, Millennium Campus and CU-ICAR
Campus) located on the southern side of I-85 contain over 370 acres
for future office and research and development related uses in a
business park environment that is easily accessible to downtown
Greenville or suburban areas of Greenville County. In addition,
another 130 acres is available for additional development just a few
miles farther south, suggesting a total of almost 500 acres for future
office/commercial development in Greenville County, not counting
any potential for the Haywood Road Corridor.
The continued redevelopment of the Greenville Mall (now called
Magnolia Park) would also provide competition for any potential
projects planned in the Haywood Road corridor, from a retail,
residential and office perspective. In addition, the planned reuse of
the Crescent Center would also place additional competitive
pressures on the office and retail market.

Pricing for condominium flats was also much higher ($175,000 to
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Verdae Master Plan depicts a phased mixed-use development with dense residential
development. This area will create a critical mass that nearby commercial areas will
capitalize on. Uptown Greenville must develop physical connections to ensure easy access
to and from this new development area. Additionally, Uptown Greenville will need to identify
new attractions and destinations to draw new residents.

Photographs of new development along Woodruff Road. This is just one of
the newer retail centers that Uptown Greenville will be competing with.
How will Uptown’s development styles and retail niches be different from
what’s already offered in other places?

Photographs of Rocky Slope Road which will connect the new Verdae development to
the Haywood Road Area. This well designed , recently constructed corridor includes
pedestrian scaled lighting, bike lanes, a well-buffered sidewalk, a round-about and
public park space. Enhanced connections to Uptown Greenville will need to include
similar streetscape amenities.
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Preferred Development
Development preferences help us understand and communicate the
design elements that communities want to encourage or avoid. To
gauge preferences for Uptown Greenville, the planning process
included a visual preference survey.
The results of the survey help illustrate Greenville’s preferences for
future area enhancements and understand the conditions that should
be avoided now and in the future. We have provided some of the
highest and lowest rated images from the visual preference survey.
The images provide a framework for the guiding principles upon
which the plan’s recommendations and development concepts are
based. The following symbols indicate the general consensus.

Preferred Development —Demonstrates positive impact of landscaping, scale, and
walkability.

Yellow check marks indicate a preferred development.
Preferred Development —Curbed and planted medians calm
traffic, provide a safe place for pedestrians crossing the street
and enhance the visual appeal of the corridor. They also create a
sense of place.

Red “X’s” indicate development styles to be avoided.

It is often said that a picture is worth a thousand words. In
community planning and design, the “worth” is far greater. Although
some of the features included in the preferred images may not be
feasible in Uptown Greenville, these images help us identify the
general elements and themes that should be addressed in future
development and redevelopment of the area.
Development to Avoid—Lack of adequate pedestrian accommodations, visual
clutter, unattractive structures create a less than inviting corridor.

Development to Avoid—Disorganized patterns of development, lack of
landscaping or streetscaping create bleak corridors.
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Preferred Development — Sidewalks, green space, civic
art and attractive pedestrian amenities draw people.

Development to Avoid—Unmanaged development and haphazard signage create
unwelcoming spaces.

Preferred Development —Attractive store fronts, pedestrian-scaled streetscape
and amenities and ample sidewalks.

Development to Avoid—Blank walls, unattractive facades and outdated development models detract from an area and limit
investment potential.
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Multi-Modal Access

Whether in the context of a single structure, a corridor, a
development node, or an entire community, successful urban design
is based on a keen understanding and implementation of careful
urban design and traditional neighborhood development practices.

Successful communities easily accommodate multiple modes of
transportation and their related accommodations. Transportation
facilities and networks must connect a wide variety of uses and
provide safe and secure passage for motorists, bicyclists and
pedestrians.

Successful redevelopment of and investment in the Haywood Road
Area will require careful incorporation of the following new
urbanism design principles and sustainable development strategies.
Respecting Human Scale
Buildings and public space must relate to one another in a way
that respects the human scale. Building size in relationship to scale
of development is one consideration. But creating human-scaled
development depends more on how structures are sited on a lot,
their relationship to the public realm and the use of open space,
landscaping and streetscaping. Ultimately, designs must allow
places to perform their respective functions while inspiring
movement and connectivity.
Sustainable Patterns of Development

People = Activity

inviting

Vibrant streets are ones that attract activity throughout the day and
evening. It is no surprise then that businesses thrive in places where
residential development is closely located. Infusing residential
living opportunities not currently available directly within the study
area will be a critical consideration. Whether revitalizing existing
residential areas or creating new ones, their impact on the
surrounding community’s vitality and future sustainability is
significant.

vibrant

The pattern of development, which is the footprint of a community,
greatly impacts long-term success and viability. How and where
land uses, transportation and community resources are located and
connected significantly impacts how people live their lives and
meet their daily needs. Sustainable development patterns maximize
available land, minimize sprawl and utilize existing infrastructure.
Creating close connections and developing plans and designs that
maximize community resources, encourage inter-relationships
among people and places and ensure that all elements of community
are adequately addressed.

From street patterns and roadway design to pedestrian and bicycle
accommodations, the recommendations in this plan define
reasonable and attractive spaces for movement to and through the
study area. In its current condition, the Haywood Road Area is
largely auto-oriented. The recommendations of this plan will
expand opportunities for other modes of travel, creating a
connected, walkable place that encourages people to drive, walk
and ride. With jobs and stores close to homes and apartments,
people need to use their cars less, helping to reduce traffic.

connectivity

Guiding Principles

Balancing 1eeds
Effective community design achieves a balance between traditional
neighborhood design and modern day needs. Multi-modal
transportation, parking, big-box development, modern office
buildings and industrial facilities all need to be accommodated as
communities are built. Applying New Urbanism techniques allows

19
Creating the Vision for Uptown Greenville

Principles and Concepts

transparent
walkable

those needs to be addressed in a way that preserves the integrity
of the community and creates inviting public and private spaces that
are attractive and functional.

wayfinding to building styles and materials, a recognizable theme
should be incorporated.

Site Planning

Landscaping

How a corridor or an area performs is often affected by the way that
individual parcels are developed. Are buildings located close to the
street edge or set back from the right-of-way? How do vehicles and
pedestrians move into and through a site? Is the site well
landscaped with pedestrian-scaled lighting and amenities? These
are the types of questions that must be addressed effectively to
ensure developed sites enhance the area and encourage additional
investment.

Often overlooked or undervalued, the physical and natural
landscape of communities greatly impacts the perceived quality,
viability and sustainability. Landscaping includes the many types
of foliage such as street trees, planters, vines, and ground cover. It
includes the hardscapes that create the edges and focal points of our
landscaped areas. Combined they create lush environments, shade
our streets and enhance our physical surroundings.

The internal organization and development patterns of individual
parcels directly and indirectly impact the vibrancy, function,
attractiveness and performance of corridors and urban areas.

Attention to Detail
Addressing the details, both public and private realm, will enhance
how the area looks, feels and flows. In community planning and
design, details take many forms.

Mixed Use
The traditional urban model for development incorporates multiple
uses into a single area or structure. Development in these areas is
dictated by form, not use. The result is an active area where people
can live, work and play within a walkable distance. Activity along
the street (within limits) adds to the liveliness and interest of an area
and contributes to an ambiance of vitality and safety.

Urban furnishings—lighting, benches, trash receptacles, public art,
fountains—help determine the level of engagement and interest in
public and private spaces. They provide continuity and unity and
help establish a sense of place.

lush

Context Sensitive Design and Aesthetic Enhancement
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Community character, whether already well established or just
being newly defined, should be evident in the physical and
programmatic enhancements made over time. The area’s sense of
place should be reflected in its design. From signage and
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Establishing Area Identity

iden·ti·ty
sameness of character in
different instances

Creating a positive sense of place requires a clearly defined
identity. In many ways the Haywood Road Area has
experienced a unique identity crisis in that there is not much
of a discernable identity.
Identity is reinforced in physical ways—through the
incorporation of signage, banners, particular architectural
style(s) and distinctive streetscape elements. It is also
achieved through more programmatic measures—advertising,
business names, themed collateral (e.g. menus, mailers, etc.).
These strategies will only be successful if the Haywood Road
Area has a recognizable name. Building the identity of
Uptown Greenville should begin on the outer edge of the area
and continue inward.
Destination signage on I-385 will let travelers from near and
far know they have entered a defined area. The theme
established at this entry point should be promoted throughout
Uptown Greenville.

Potential Gateway
Signage Locations
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Model Intersection
The concept on the right demonstrates the importance of
creating signature intersections in Uptown Greenville.
Intersections are natural gateways of an area where both
motorists and pedestrians are engaged. Specific intersection
improvements are discussed in more detail in the
Recommendations section of the master plan. The graphic
here is provided to demonstrate key elements of successful,
attractive intersections:
•

Highly visible and well-designed cross walks create safer
passage for pedestrians.

•

Consistent, attractive public realm furnishings create a
unique identity.

•

Landscaping (plantings, street trees) helps establish a
gateway and sense of arrival.

•

High-quality materials (stamped concrete, pavers, brick)
add value and indicate an area worth investment.

•

Sidewalks and pedestrian ways provide linkages to and
through development.

The extent to which these recommended improvements can be
implemented at intersections throughout the study area will
depend on rights-of-way at each intersection and existing
development on adjacent parcels.
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Signage and Wayfinding
The concept on the left demonstrates the importance of
creating signature intersections in Uptown Greenville. The
extent to which these recommended improvements can be
implemented will depend on rights-of-way at each
intersection and development on adjacent parcels.
Destination Signage
•

Identify the key assets, destinations and points of
interest—for residents and visitors.

•

Complete uniformity is not required. However, signage
should contain consistent themes and design elements.

Wayfinding
•

Consider connections from points outside the area as well
as internal movement (how people get to and through)

•

Use signage to encourage preferred routes through
Uptown Greenville

•

Creativity and appeal cannot trump function—signage
height and font size and type style matter.
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Corridor Redevelopment
Urban Scale
The area’s suburban pattern of development may change over
time to reflect a more urban scale. Mixed use buildings located
closer together with parking located to the rear or side of
structures will maximize use of developable or redevelopable
land.
Walkability
Providing sidewalks and attractive, visible cross walks will
enhance the pedestrian environment. Making this area more
walkable is a community priority.
Continuity of Public Spaces
Street trees, planted medians (where feasible), planting strips
between public and private spaces and other streetscape design
elements will help create an identifiable signature for Uptown
Greenville.
Linkages
Establish connections to adjacent residential areas to increase
walking opportunities for residents in the area.
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Parcel Redevelopment
Defined Edges
Reduced or zero setbacks will help define the edges of
corridors, creating the “outdoor living room” that makes a
place feel comfortable.
Street Trees & Landscaping
Greening corridors enhances visual appeal, enhances
pedestrian experience (shade), reduces environmental impacts
and indicates high value.
Transparency
Street-level facades should have high level of transparency
(glass) to connect interior and exterior spaces, improve safety
and make activity more visible.
Durability
Designs must incorporate high-quality building materials.
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Multi-Grade
Redevelopment
Consider the Landscape
Haywood Road’s sloping and ridged landscape presents
challenges in certain places that could benefit from creative
engineering and design approaches. The conceptual design on
the right illustrates how development along the corridor could
be designed to maximize road frontage, reduce the “sea of
asphalt” and create activity at both the street and parking lot
levels.
Create a “Front Door”
Development should be sufficiently massed to establish a
two-story height minimum at street grade. Buildings that
incorporated this approach, would have to be a minimum of
three stories to ensure ample height above street grade to
maintain consistency in scale with existing and/or future
development.
Ideally, buildings would have two entrances (2nd floor facing
the street and 1st floor at lower level). In cases where that is
not feasible or desirable, structures should be designed with
larger windows facing the street.
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Gathering Places
Public Greenspace
Active, interactive communities gather and celebrate. They
spend time outdoors, they gather and play and they enjoy
festivals and concerts, both large and small.
A public park, with greenspace, active and passive
recreational activities, multi-use pathways would fill a void in
the area, which lacks any facilities where community
members can gather outdoors. The community envisions a
space for outdoor concerts and festivals, including an
amphitheater.
1eighborhood Amenities
Residential development located in close proximity to parks,
multi-use paths, recreation facilities and green space are
sought after and maintain their high value. New residential
development should be developed in areas where these types
of amenities exist and/or where they could be developed in
the future.

The concept of an amphitheater and public green space developed through charrette process. The graphic above depicts a conceptual idea for potential public park space that could be located in
the study area. The conceptual design was developed with the property in mind. However, how this concept will require further exploration and analysis to determine specific logistics and
detailed design.
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Conceptual Haywood Road
Reconfiguration
The preferred configuration for Haywood Road includes two
travel lanes in either direction with either a planted median or
two-way-turn-lane, planting strips and sidewalks on both
sides of the roads. This configuration addresses many of the
corridor’s needs and will improve its redevelopment potential.
•

The narrower lane widths will keep traffic moving at a
safe, reasonable pace. The width is comfortable without
encouraging excessive speeds.

•

The planting strip (also referred to as a tree lawn) will
provide a buffer between pedestrian and vehicular
movement. If treed, as shown here, the area will provide
shade for pedestrians. The strip, when well landscaped
and maintained over time, will improve the corridor’s
appearance, mitigate the environmental impacts of paved
surfaces, and indicate a high level of community
investment and interest.

•

Sidewalks along this corridor will provide the muchneeded pedestrian linkage to connect area residents and
visitors to existing and future development located here.

•

In areas where the traffic conditions and/or ample rightof-way allow it, a planted median would be the preferred
option in the proposed roadway design. Planted medians
will provide additional traffic calming benefits and give
pedestrians safe refuge when crossing long distances.

The conceptual configuration demonstrates ideal preferences.
However, some elements of the preferred configuration may
be difficult to achieve along the entire length of the corridor
given right-of-way limitations and SCDOT standards.
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Conceptual Two-Lane Roadway
Reconfigurations
The proposed two-lane configurations show options for onstreet parking, planting strips and sidewalks on both sides of
the roads.
•

The narrower lane widths keep traffic moving at a safe,
reasonable pace. The width is comfortable without
encouraging excessive speeds.

•

The planting strip (also referred to as a tree lawn) provides
shade and safety from nearby vehicular traffic, improves
the corridor’s appearance, mitigates the environmental
impacts of paved surfaces, and signifies a high level of
community investment and interest.

•

Sidewalks along the area corridors will provide the muchneeded pedestrian linkage to connect area residents and
visitors to existing and future development located here.

•

Pedestrian connections to the mall and other nearby retail
centers will expand opportunities for local employees and
residents to walk to meet their service and retail needs.

•

Enhancements to area corridors will help establish an
important gateway into the area from the Verdae
development.
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Transit-Oriented Development
(TOD)
Transit-oriented development is a condensed mixed use area
designed to maximize access to public transit systems. With a
train station, light rail station, or tram/trolley/bus stop at the
center, TOD areas feature a dense mix of residential and
commercial development that decreases in intensity as you
move away from the center.
TOD neighborhoods are vibrant, livable places that
encourage:
Walkable design—located with a quarter or half-mile radius
of the transit stop/destination, with pedestrian as the highest
priority
High density—high-quality residential development within a
10-minute walk circle maximizes potential users and ensures
ridership.
Local and regional amenities—A TOD area offers services
and amenities that nearby residents and transit users desire
most.
Multi-modal access—TOD areas easily accommodate
bicycles, pedestrians, scooters and other modes of movement
to and through the area.
The future development of a light rail system in the region,
with an anticipated stop at the southern end of the Uptown
Greenville area, TOD strategies will need to be incorporated
in the future development of that area.
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Bicycle 1etwork
Alternative Travel Modes
Given current conditions, it is difficult to imagine safely
bicycling through the Uptown area. However, urban areas
should provide multi-modal access, especially in areas where
there is a lot to do and see. Creating a bicycle network will
connect various uses and destinations for nearby residents as
well as visitors to the City.
Design for Bicycles
Created as part of the Charrette process, the graphic above depicts potential
long-term trail linkage development opportunities (purple dotted line). The
proposed network would include on– and off-road facilities.

Where would people ride? How and where would bicycle
storage be accommodated? These are the questions
developers and community leaders must begin asking as new
development and redevelopment occurs in the area. In
roadways with ample rights-of-way, bike lanes should be
clearly marked to improve safety for riders. Multi-use trails
and pathways should be developed to link bike-friendly
roadways, creating an on– and off-road system.
Additionally, as public transit systems expand to this area so
too should the ability to accommodate bicycle transport.

Healthy Communities
Biking instead of driving increases people's level of daily
physical activity, which may reduce traffic and make the area
more sustainable over time.
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The Strategy for Successful
Implementation—Timing and Focus
Transforming urban places requires action and investment. This
section of the plan outlines the series of steps—small and large—
that will need to be taken to revitalize Uptown Greenville. The
recommended actions are organized at two key levels: timing and
focus.
Timing
The actions, programs and policies have been organized according
to the time anticipated to initiate and/or complete them.
Immediate—Actions will be initiated and/or completed in less
than two years.
Mid-Term—Actions will be initiated and/or completed within
two to five years.
Long-Term—Actions will be initiated and/or completed more
than 5 years from plan adoption.

Focus
Viewing a large area and understanding how components are
interrelated requires a wide focus, while studying the finer details
requires a more narrowed look. Similar to a camera’s lens,
envisioning the future of Uptown Greenville will require flexibility
in focus.
Big picture planning for the entire study area will help ensure
thematic consistency as redevelopment occurs over time. The
master plan outlines general recommendations that when applied
within the entire study area will enhance the streetscape, improve
transportation systems and encourage economic development. The
general recommendations are universal and apply to most places
within the study area.
Detailed area planning will allow the community to target
investment and capitalize on assets that may be unique to certain
portions of the study area. To better organize those area-specific
recommendations, the study area was divided into four sub-areas,
shown on the map on the right. The sub-areas were created based on
existing development patterns, lots sizes and land uses as well as
future redevelopment potential.

In each category, some actions will require ongoing effort and/or
monitoring to sustain the desired outcomes. In those instances, the
designated timeframe reflects task initiation.

•
•
•

The proposed timeframes were established with flexibility and were
determined based on the recommendations’ physical or
programmatic complexities, existing conditions, status of property
ownership, funding constraints and other relevant factors. However,
the community will need to adjust scheduling priorities to reflect
changes in conditions, programming, or funding that may occur
over time.

•

Sub-Area A: - Hospitals and Hospitality
Sub-Area B: Regional Retail Center
Sub-Area C: Specialty Retail, Multi-use or Mixed Use, and
Professional Offices
Sub-Area D: Transit-Oriented Development and Residential
Living

While the actions in this section stand alone, they were conceived as
part of a larger plan for future vitality. As implementation occurs,
Uptown Greenville will transition from reactionary decision-making
to proactive place making. Let the transformation begin today.

Indicates boundaries of Sub-Areas A through D.
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Recommendations: Immediate
Identify the Champion(s)
Every success story features at least one
hero, but usually more, who championed
the effort.

General Recommendations
1. Brand the area as Uptown Greenville and comprehensively
market the new identity.
•

These individuals display unwavering
devotion to their cause and often fulfill
multiple roles in the process: leader,
follower, coach, cheerleader, laborer,
lobbyist, and the list goes on.
Several champions emerged through the
master planning process. The Steering
Committee, which guided the process
from beginning to end, is a group of
dedicated people who have the area’s
best interests at heart.
The plan’s completion should not be the
end of this group’s work. The Steering
Committee should evolve into a standing
advisory committee to guide the plan’s
implementation. Although the specific
participants may change over time, the
group’s charge will remain the same:
ensure the master plan’s
recommendations are completed as
funding and opportunities present
themselves.
The Steering Committee charted the
course; the Uptown Greenville Advisory
Committee needs to help sail the ship!
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•

•
•

•

•

Hire consultant to develop the Uptown brand and means to
promote it.
Install destination signage on I-385, depicted on page 21 in the
previous section. This effort is estimated to range from $100,000
to $150,000 per sign location. The exact costs will depend on the
sign’s design, size and configuration, the required site and utility
work and landscaping features associated with the signage.
Implement private fundraising efforts for Uptown Greenville.
Consider the creation of Business Improvement District(s) to
provide dedicated funds that can supplement the costs of
streetscape enhancements and property maintenance.
Hire a signage consultant to develop a signage system and series
of templates that can be used to dictate wayfinding and
destination signage in the rights-of-way and guide the design of
private development signs.
Promote Uptown Greenville events, such as festivals, carnivals,
outdoor concert series, community yard sales and other activities
that will attract local and regional visitors and build the area’s
name and identity.

Illustrative example of cross access and inter-parcel circulation to reduce curb
cuts for individual parcels. (Source: Access Management Manual, 2003)

2.Work with SCDOT to create a progressive access management
plan and implement its high-priority recommendations.
•

•

The access management plan should identify land use and
transportation design elements that when combined will improve
multi-modal access and safety, enhance the pedestrian experience
and create a welcoming environment that is easy to move to and
through.
Increase driveway spacing standards and corner clearance
requirements where possible to improve traffic flow and safety.

Illustrative example of shared parking and access that reduces curb cuts and minimizes potential
conflict points. (Source: Access Management Manual, 2003)

City of Greenville - Haywood Road Area Master Plan

•

•
•

•

Fewer curb cuts yield fewer conflict points and lessen sudden
changes in speed, which often creates an accident-prone driving
environment.
Require shared access and cross access drives in development
and redevelopment along the area’s corridors to reduce curb
cuts and limit the amount of traffic on the adjacent corridor.
Increase lot frontage requirements, where practical, to allow for
greater spacing between driveways along suburban Corridors.
Encourage more stringent thresholds for variance requests and
avoid zoning and land use decisions that will negatively impact
roadway safety.
Establish pedestrian linkages between sidewalks and the “front
lawns” of adjacent properties to establish safe, pedestrian zones
that are free from vehicular access

3. Expand pedestrian and bicycle access throughout the study
area.
•

•

•

•

Require the provision of pedestrian facilities (e.g. sidewalks) in
the right-of-way with all new development or major
redevelopment projects to enhance pedestrian access. Although
the sidewalk facilities may be fragmented and isolated at first,
overtime they will create complete systems that will enhance the
entire area’s walkability and provide a meaningful alternative
for area residents.
Ensure that streetscape enhancements include the provision of
crosswalk signals. Consider systems that feature digital
countdowns or audible cues to adequately alert pedestrians
about crossing safety.
Work with involved agencies and groups to expand multi-use
trail facilities that link this area to local and regional trail
systems. The multi-use paths will provide alternative pedestrian
and bicycle routes for area residents as well as visitors.
Study and implement bike routes within Uptown Greenville.

4. Establish niche markets and retail opportunities that set
Uptown Greenville apart from other areas in the City and
Region
•
•

•

•
•

Identify regional entertainment destinations within Uptown
Greenville.
Create a master plan for a large public greenspace, to be
developed in phases, that will provide a central location for
community festivals.
With public and business community input, create and maintain
a retailer wish-list that City and County economic development
leaders can use to proactively promote development and
investment in Uptown Greenville.
Work with existing merchants to identify potential business
expansion opportunities.
Ensure future development complements existing development
and avoids “cannibalizing” existing Uptown Greenville markets
and retailers.

5. Establish a model intersection and/or block to demonstrate
the direction of future investment in Uptown Greenville.
•

•

Collaboratively review high priority intersections and roadways
with SCDOT, City staff and other involved agencies and
stakeholders to identify the specific location where immediate
improvements should be made first. This decision should be
determined based on each location’s visibility, land owners’
willingness to support proposed improvements and whether
there are already proposed redevelopment projects adjacent to
the area.
Select urban furnishings that reflect Uptown Greenville’s
unique character. Initially developed in the 1980s, the
vernacular of the area is more modern than traditional or
historic. The furniture and lighting selections should reflect
this. Metal finishes, smooth lines and subtle curves will
establish a clear identity for the area.

As the major corridor through the area, improvements along Haywood Road has a high
impact on the image and function of the entire area. High priority intersections were
identified based on their function as key gateways into and through the area.
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Design Matters!

•

Creating vibrant places requires careful consideration of
design elements – from streetscaping and site planning to
building facades and landscaping. Design matters!
Attractive design is appealing. Well-designed development
increases property values and serves as a catalyst for
additional investment and redevelopment. It ensures
sustainability and long-term vitality within the community.
Although beauty is often in the eye of the beholder, there
are some common development factors that should be
weighed when reviewing proposed development:
Scale—does the scale of the project (building and/or site)
fit within the context of surrounding development. This
consideration becomes more or less important based on
when adjacent development was constructed and how soon
the nearby properties may themselves be subject to
rehabilitation or significant upgrades.

Enhance the selected intersection using high-quality, attractive
off-setting paving materials and striping to clearly define the
cross-walk area. Options may include stamped concrete, pavers
or other suitable (SCDOT-approved) materials. The City should
consider whether the proposed model intersection could be a
location for raised speed tables. When used in appropriate
locations, speed tables slow through traffic and create a visible
area for safe pedestrian movement.

6. Encourage land use practices and site design that incorporate
traditional neighborhood design principles.
•

•

On-site Circulation—Is the proposed circulation pattern
conducive for the safe passage of cars, pedestrians and
bicyclists? Is the path into and through the site intuitive
and comfortable?
•

Review existing city design standards to determine whether
separate standards are needed to guide future development and
redevelopment in Uptown Greenville.
Update the city’s zoning code to encourage development and
redevelopment projects that meet form-based performance criteria
and/or provides incentives for preferred site development
practices. Initially this may be achieved through an Uptown
Greenville overlay zone or the establishment of area-specific
design standards. Either approach should provide narrative and
illustrative descriptions of design preferences for building, site
development and buildings, including building orientation, on-site
access and circulation, shared parking and cross access, parking
location and quantity, building location, front façade
transparency, building materials, pedestrian access and other key
design elements.
Explore ways to incentivize redevelopment and annexation to
ensure that that high-quality development is located and
maintained within the project area.
Above: Diagram illustrates the importance of ample driveway entrance length to ensure
movements off the corridor can be easily accommodated. Bottom: Illustrative example of
share parking facilities and edge of parcel landscaping.
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Considerations for Effective Site Design
Shared Parking and Cross Access
Development should be sited to encourage shared parking and
cross access, which will improve corridor safety and
performance (less traffic in and out onto the main roads) and
increase pedestrian activity to and through nearby properties.
Whenever possible, parking lots should be located behind
buildings or to the side with ample buffering (via landscaping,
decorative fencing, brick knee wall or other appropriate
treatment).
Street Trees & Landscaping
Greening corridors and adjacent parcels enhances visual
appeal, enhances pedestrian experience (shade), reduces
environmental impacts and increases investment and value.
Slip Road Access
On high-volume roadways, slip roads provide a place for
vehicles to safely access adjacent properties without having to
re-enter the main roadway. This reduces traffic congestion
and improves safety for motorists and pedestrians moving
through the area.

Front Lawn
Uptown Greenville’s land use and development pattern has
been more suburban in scale. Although that may change over
time with expanded street grids and more dense development
patterns, an early improvement to site development will
include the provision of front lawns that feature pedestrian
access and front doors along the main roads throughout the
area.
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Streetscape Enhancements—
Enhancements—Samples and Options

The planning-level cost estimate above was developed to demonstrate the order of magnitude involved
with developing the model intersection depicted in the master plan.
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Potential Lighting Scheme
The street lighting by Hubbell Lighting shown here
features attractive fixtures that would not distract
attention from the enhanced architecture envisioned
for new development and redeveloped properties in
Uptown Greenville.
LED lights allow for 1.5 to 2.0 times the spacing of
regular street lights which would reduce the number
of light poles in the study area.
Additionally, both pedestrian-scaled and streetscaled lighting can share the same fixture, which
would help maintain the proposed character of
Uptown Greenville.
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Bury Overhead Utility Lines

CURRENT

Throughout the planning process, the call for buried
overhead utility lines was loud and clear. The strong
desire for buried lines was also communicated
subliminally through the public’s development preference
rankings: no power lines in the highest ranked images;
poorly rated images contained overhead lines.

Overhead lines create excessive visual
clutter in a heavily developed
commercial corridor like Haywood
Road. Removing the lines would provide
immediate visual relief and reduce
interference with signage located on
individual properties.

Although the aesthetic impacts are obvious, burying
power lines also presents several life safety benefits.
Overhead lines can be severely damaged by inclement
weather, especially ice storms.
Downed lines and poles, and the resulting power outages,
pose many threats:
•
•

•

increased chance of loss of life or property;
area hospital facilities’ may not be able to deliver
adequate medical services during weather
emergencies; and
Businesses suffer financial losses as a result of closed
businesses (no power) or limited access (downed
line).

Although the cost of burying power lines is a significant
factor (estimated to be in the range of $3 million per
mile), the City should develop a prioritized list of
intersections and blocks where lines should be buried as
opportunities arise. Obviously, improvements along
Haywood Road would have the largest, most visible
impact on the larger area and should be at the top of the
list. However, if significant redevelopment occurs along
other corridors in Uptown Greenville, every effort to bury
lines should be made.
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These photo-simulations, provided by
the City of Greenville Planning
Department, clearly demonstrate the
significant aesthetic enhancement that
could be achieved if the overhead utility
lines were buried along Haywood Road.

CURRENT

FUTURE

FUTURE

CURRENT

FUTURE
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Sub-Area B Recommendation:
Enhanced Mall Entrance and
Facade
Although Haywood Mall continues to be a successful regional
draw, reinvestment and repositioning will be needed to ensure
the mall’s long-term viability. Similar to other transformed
1980s era malls across the country, we propose site
improvements and façade enhancements that would transform
Haywood Mall—both in look and function. Although this effort
would likely take 5-10 years to implement, we believe initial
steps should be taken immediately.
Improved Entrance—Designed to improve traffic flow and
safety, the extended entrance is well landscaped and provides
attractive pedestrian access to the mall property.
Attractive Front Door—The mall’s current configuration lacks
a clearly defined “front door.” The various mall entrances and
the department store anchors are mismatched and unattractive.
The proposed entryway would provide an attractive, inviting
front door. We propose that future complementary façade
improvements be considered for the other primary (and
secondary and tertiary) mall entrances.
Street-level Activity—Creating well landscaped, pedestrianfriendly outdoor spaces on the mall’s perimeter will provide
opportunities for “street life” through outdoor seating,
pedestrian ways, street-facing retail and other amenities.
Additionally, outparcel development along Haywood Road
would maximize regional retail opportunities and provide
attractive outdoor spaces near the mall property.
Durable Materials and Transparency—Redesigned mall
facades or additions will present opportunities to incorporate
attractive, durable materials and improve transparency, which
will enhance visual appeal and safety.
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Life-Style Center Development —
Key Elements
The images from life-style centers in the eastern U.S.
demonstrate several key elements of successful lifestyle
center development. Whether applied to existing enclosed
mall structures, open air plazas or new Greenfield
developments, there are several best practices that should
be considered in Uptown Greenville.
Greening Outdoor Spaces. Tree canopies, shrubs, grassy
lawns and flowers abound in life-style center
developments. They beautify the area, provide
environmental benefits and denote high-valued investment.
Pedestrian Amenities and Connections. Well defined
cross walks, benches, sidewalks and pathways ensure that
pedestrians can safely move from one space to another.
Providing pedestrian facilities through parking areas
improves parking lots’ safety and appearance.
High-quality Building Design. New and refaced buildings
create interesting edges for outdoor spaces. The street-level
facades feature significant amounts of transparent glass
which increases visibility into and out of interior spaces.
The building designs and materials are complementary
without being too uniform. Interesting architectural features
on buildings and gateways help create a sense of place and
unique style.
Focal points. Public art, bricked promenades, fountains
centralized landscaping, well detailed entrances and
prominent gateways are just a few examples that focal
points are created. They promote identity, provide visual
cues to guide people to entrances and they are natural
centers of activity and gathering.
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Recommendations: Mid-Term
General Recommendations

3. Implement transportation improvements as area corridors
undergo rehabilitation and reconstruction.

1. Redevelop available properties in Uptown Greenville,
especially high visibility locations.

•

•

•

Coordinate with the County to identify prime development
opportunities of properties located in or bordering on County
land. In cases where proposed development would require
connection to the City’s water system, the property/properties in
question would need to be annexed by the City. In cases where
annexation would not be required, the County and City should
work together to ensure that compatible development practices
and standards are achieved in order to maintain consistency
within Uptown Greenville.
Work with local property owners, developers, and retailers to
determine a priority list for redevelopment

2. Create a public art program for Uptown Greenville to
enhance public spaces and creates points of interest.
•

Identify key locations for public art within the area. Locations
should include public and private lands where visual impact will
be highest. Public art would enhance gateway entrances into
Uptown Greenville. Work as well to establish dramatic focal
points at key interior points.

•

Work with local artists, community designers, and other
interested agencies and stakeholders to determine parameters for
the public arts program.

•

Consider utilizing public art as the focus of local competitions
or community fundraisers to engage a wide range of local and
regional artisans and businesses.

•

•

•
•

As area roadways are slated for improvements—whether minor
rehabilitation or significant streetscape reconstruction—the City
should work with SCDOT to implement any feasible access
management improvements identified for the given roadway.
Improvements may include:
• Installation of sidewalks or as redevelopment allows,
relocation of sidewalks to create a buffered tree lawn to
separate pedestrian and vehicular traffic;
• Replacement of street lighting fixtures;
• Installation of urban furnishings;
• Improved landscaping and street tree planting;
• Installation of medians where feasible (entire roadway
lengths would be preferable, but may not be possible
given rights-of-way limitations in some areas);
• Reduction of curb cuts and/or consolidation of
driveways; and
• Use of right-in/right-out only turn lanes at unsignalized
entrances to limit turning movements and improve traffic
flow.
Work with SCDOT to identify and implement non-construction
improvements that could be made to enhance transportation
performance and safety. Improvements may include adjustments
to signal timing, roadway restriping to provide bike lines, onstreet parking and/or other enhancements to multi-modal access.
Increase driver awareness of speed zones and high pedestrian
traffic areas through the installation of permanent signage or the
use of temporary signage.
Install lighted cross-walks at high traffic intersections to
improve driver visibility of marked crosswalks.
Work with the Greenville Police Department to increase
enforcement along high-speed roadways in the area to
encourage safer driving speeds.

These roadway sections and intersections are recommended for mid-term
improvements. However, as development pressures and/or available funding shifts, the
City should reexamine the transportation improvement priorities.
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•

Consider educational campaigns to increase area residents’ and
motorists’ awareness of safe access strategies to ensure that
motorists, pedestrians and bicyclists safely share the roadways.

5. Continue to encourage multi-modal transportation
throughout Uptown Greenville.
•

4. Encourage high quality development and redevelopment
practices that promote Uptown Greenville’s image.
•

•

•
•

•

•

•

Amphitheaters and large urban park spaces attract activity. They often encourage
spending, whether by local residents who are seeking entertainment or by day and
weekend travelers who are visiting from out town. The physical design of these
structures and spaces should reflect the surrounding development.
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Revise the City’s Zoning Code to incorporate form-based
standards, ensuring that specific guidelines for Uptown
Greenville are included.
Ensure that new development or significant redevelopment
projects establish cross connections to adjacent parcels,
including high-density residential development.
Locate structures in a way that minimizes distance between
street edge and front door.
Consider innovative site planning techniques to minimize
negative impacts associated with intensive auto-oriented uses,
such as gas stations, banks, fast food and other drive-through
establishments. The graphic on the right provides an alternative
gas station placement that orients the building to the corner,
instead of the gas pump canopy.
Consider prohibiting drive-through structures in certain
locations of Uptown Greenville or limiting their location based
on traffic and access performance thresholds.
Maintain and improve code enforcement to ensure that the
City’s building and property maintenance codes are adhered to
by all properties within the area.
Encourage mixed-use development that includes vertical or
horizontal mixing of retail, office and residential development,
with an emphasis on owner-occupied housing opportunities.
Please refer to the transect map and description outlined on
page 52 in the long-range recommendations.

•

Work with city and regional trails organizations to identify
opportunities for trail expansions, enhanced linkages and
upgrades to existing facilities within the Uptown Greenville
area.
Ensure that new development and major redevelopment projects
accommodate pedestrians and bicycles, through pedestrian
passageways and on-site crosswalks and ample bicycle storage
facilities.

6. Establish and promote unique attractions in the Uptown
Greenville Area.
•

•

Design and build early phases of the completed Parks Master
Plan, including public green space, multi-use paths and a
amphitheater.
Encourage local and regional economic development agencies
to work with local and national developers to identify and solicit
entertainment venues in the Uptown Greenville area. Although
the specific types of development may vary with market
demand, the Uptown Greenville Area could accommodate a
wide range of music venues and family-oriented

This concept locates a
corner-lot gas station
in a way that allows
the building to engage
the street and site
access points to be
located at the farthest
point from the nearby
intersection.
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Sub-Area A Recommendations:
•

Expand sidewalk system to provide linkages near and
between critical area attractions, including hotels, retail
centers and the hospital campuses. Despite limited
pedestrian accommodations in most of Sub-Area A, there is
visible evidence of extensive pedestrian movement in the
form of “goat paths” (visibly worn dirt paths through grass
areas where people walk a lot). An example of a goat path is
provided in the image to the left.

•

Improve cross walks at all intersections, especially near the
sub-area A hospitals and hotels to provide well-defined,
clearly visible spaces for pedestrian movement. Ensure that
intersections with high pedestrian traffic are equipped with
signal push buttons, audible/visible signal aids and/or other
signal enhancements that will increase walkability and
safety. In the planning process, Haywood Road crossings
were identified as problematic. Special attention should be
focused on improving existing intersection crossings and
studying the potential for mid-block crossings in this area to
improve safety.

•

Maintain consistent landscaping and gateway treatments to
promote design continuity and attractive public spaces.

•

Explore opportunities for residential development, with
specific emphasis on condominiums and/or town homes to
expand ownership opportunities in the area.

•

Identify park and public greenspaces that could expand
passive and active recreation opportunities in the area. This
would benefit nearby residents as well as staff of major
employers in the Sub-Area.

>ewly installed sidewalks in the vicinity of Greenville Memorial Hospital
System and Bon Secours St. Frances Hospital System campuses provide
opportunities for linkages to adjacent areas and developments.

Field investigation observations, reported anecdotes and existing goat paths, like the
one pictured above, suggest that more pedestrian facilities are needed throughout the
Sub-Area A, particularly along Haywood Road and other major connecting
roadways.

Haywood Road’s width and high traffic volumes near the I-385
interchange create challenges for safe pedestrian crossings.
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Sub-Area B Development and
Land Use Recommendations:
•

Reduce setbacks along roadways to bring development
closer to the street edge. At zero set-back, buildings are
brought to the sidewalk’s edge to create active street life.
With shallow setbacks, development maintains a front
lawn that allows ample landscaping and still encourages
pedestrian access from the public right-of-way.

•

Reduce parking requirements to encourage shared parking
and cross access among adjacent developments.

•

Upgrade the rear entrance of Haywood Mall from Woods
Crossing Road to establish a more attractive and
prominent entrance to the mall’s food-court area and
provide ample pedestrian access so that nearby office
workers (i.e., Fluor) can easily access the mall on foot. If
the improvements significantly change site access (e.g.
number of lanes entering/exiting the property), a traffic
study may be warranted to determine impacts.

•

Improve the intersection of Mall Connector Road and
Woods Crossing Road consistent with the
recommendations identified for the model intersection
outlined on pages 22 and 38 of the master plan.

•

Ensure parking lots feature landscaped islands. The
parking lot landscaping should include shade trees to
reduce the negative visual and environmental impacts
associated with large paved areas. Minimum parking
space requirements should dictate that landscaped islands
be installed every 10 to 15 spaces. The islands may be
designed with pathways to provide save passageway to
nearby buildings.
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Sub-Area B Transportation
Recommendations
•

As redevelopment and/or roadway reconstruction projects
are planned, sidewalks should be included as part of the
design. The photo simulation on the left illustrates how
sidewalks along Haywood Road within Sub-Area B might
be accommodated. Where ample frontage is available, the
City and SCDOT should work with property owners to
acquire the land (via purchase or easement) to install
sidewalks that are a minimum of five feet wide. Wider
sidewalks should be considered where feasible.

•

Along some corridors, sidewalks on both sides of the road
may not be feasible. In those cases, sidewalks should be
installed on the side with the highest potential for
pedestrian access, based on current/future development
density, location of residential development and potential
linkages to existing or future sidewalk systems.

•

Given this area’s intensity of development, high traffic
volumes along Haywood Road and connecting corridors,
this portion of Uptown Greenville should focus on
transportation improvements that will increase safety and
maintain existing levels of service. Improvements may
include: corner and/or mid-block bulb-outs,; signal timing
changes to allow phased left turns and pedestrian only
movements; and landscaped medians at intersections or
for entire road sections where right-of-way widths can
accommodate them.

Current Conditions

Future Possibilities

The photo-simulation demonstrates how sidewalks could be accommodated
on Haywood Road. Given the limited right-of-way, it’s likely that only narrow
planting strips could be accommodated.

Bulb-outs—either at intersections or at mid-block crossings reduce
pedestrian travel distances, calm traffic speeds and provide additional
opportunities for streetscape enhancements and landscaping.
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Sub-Area C Development and Land
Use Recommendations:
Potential for Professional Offices. Given the sub-area’s
proximity to major regional commercial development and
healthcare providers, professional offices are a prime
opportunity in Sub-Area C. Whether in the context of offices
above first floor retail space or as stand alone campuses like
Fluor, office space in this area would increase investment in the
area and increase the area’s critical mass needed to support
nearby retail and service areas. Additionally, existing and future
housing would provide opportunities for people to live within
walking and/or biking distance of their employer.
Retail Development Opportunities. Rehabilitate older and/or
vacant retail plazas to create attractive, new developments that
will attract high-quality retailers and service providers. In this
area, retail development should meet the needs of nearby
employers as well as local residents. Retail development
should be neighborhood oriented with a walkable scale of
development, attractive pathways, pedestrian-scaled street
lighting and urban furnishings as well as outdoor seating and
gathering spaces. As demonstrated in the conceptual design on
the right, buildings should address the street with limited
setbacks and shared parking should be located to the rear of
new buildings that front the main road. Access to sites should
be limited to maintain ample distances between curb cuts.
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Sub-Area C Design Considerations:
Attention to Architectural Details. This master plan does not
propose a particular architectural style or vernacular. Instead,
the City should ensure that proposed architecture is attractive,
consistent with nearby development and incorporates enough
design details to achieve a higher standard of commercial
development.
Critical elements that should be reviewed in detail include:
•
•
•
•
•
•
•

Attractive and durable building materials
Exterior lighting;
Landscaping and plantings;
Transparency (windows, doors, etc.);
Location of entryways;
Building orientation;
Outdoor/pedestrian amenities (e.g. benches, seating, tables)

Ensure Highest Quality Franchise Architecture. A
significant portion of the project area features local, regional
and national chain stores and restaurants. Although these
businesses often have a range of architectural design options,
communities are often first presented with the most basic design
option.
The City of Greenville should work closely with developers to
ensure that proposed buildings, whether new construction or
rehabilitation, adequately address the City’s architectural
preferences and standards.
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Recommendations: Long-Term
General Recommendations
1. Utilize land use and zoning regulations to manage
development and redevelopment of Uptown Greenville.
•

•

•
Prominent gateways into large-scale developments may take time to achieve.
Encouraging developers to invest in more mature trees and plantings will have
immediate positive impact as new development is constructed in phases.

•

Review and modify as needed the City’s land use regulations
to ensure that resulting development styles and patterns
promote the area’s vision.
Design standards for this area should be reviewed by City
Planning Staff every two to three years to evaluate
effectiveness and identify potential improvements to promote
compliance and well-designed public and private spaces.
Calibrate “T-zones” specifically for Greenville’s Uptown to
achieve maximum, sustainable densities and the desired mix
of uses.
Establish a joint review process for developments that are
located on a city-county border to ensure consistency and
compatibility of proposed projects.

2. Continue to encourage sustainable, traditional
neighborhood development practices.
•

•

High density housing can be effectively located in close proximity to existing
or future commercial development. Ample pedestrian passageways and
consistent architectural themes help create meaningful connections.
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Require new development and significant redevelopment
projects to meet LEED certification requirements, regardless
of whether a developer/owner decides to pursue the U.S.
Green Building Council designation. The redevelopment
threshold that would trigger the LEED based requirements
would be based on the percentage of renovation costs
compared to fair market value.
Adopt sustainability policies that feature more stringent
building requirements to reduce greenhouse gas emissions and
the Greenville’s carbon footprint. Although the City’s effort in
this area would have far-reaching benefits, the City should
consider making Uptown Greenville a sustainable design and
development demonstration site.

Developed during the Charrette, this conceptual future street grid shows
existing roadways in blue and possible new roads are illustrated in red.

•

•

Continue to promote high density, mixed-use development
that makes Uptown a vibrant and attractive destination for
residents and visitors.
Work with energy providers to identify alternative energy
resources that area businesses can utilize to reduce energy
costs and reduce environmental impacts associated with
development.

City of Greenville - Haywood Road Area Master Plan

3. Expand multi-modal access throughout the area.
•

•

•

Work with regional employers and retailers to promote the light
rail system, support its development, encourage local and
regional ridership and work to increase ridership annually.
Encourage businesses to provide incentives for employees to
walk and/or bike to work in an effort to increase the number of
area residents who report alternative transportation modes.
Provide zoning or tax incentives to projects that promote
alternative modes of transportation, include ride sharing, biking/
walking, designated parking for carpools and/or bio-fuel
vehicles, etc.

and marketing materials.
6. Continue to improve the physical design and operation of
existing roadways.
•

•

4. Continue to increase housing opportunities within Uptown
Greenville.
•

•

•

Actively solicit developers to consider available parcels in the
area for a mix of residential housing development, ranging from
single-family to high-density residential development.
Ensure that future residential development includes affordable
housing to ensure that residents of all incomes have living and
ownership opportunities within Uptown Greenville.
Explore adaptive re-use opportunities to convert vacant,
underutilized or undesirable industrial buildings into housing or
mixed-use space.

7. Explore opportunities to expand Uptown Greenville’s
existing road network to achieve a more urban street grid.
•

5. Expand tourism efforts to attract visitors to Uptown
Greenville.
•

•

Create and promote the wide range of events that are scheduled
in Uptown Greenville throughout the year. The events could
include public park activities, concert series, outdoor festivals,
parades and celebrations, conferences, city-sponsored events as
well as private venue events.
Work with City and County tourism promoters to ensure that
Uptown Greenville is sufficiently represented in all promotional

Work with SCDOT to enhance the corridors and intersections
designated as long-term. These areas are located toward the
outer perimeter of Uptown Greenville. Their designation as
long-term does not diminish their importance because they are
gateways into Uptown Greenville. The same principles
employed in previously implemented roadway and intersection
improvements will need to be made in these areas.
The less developed roadways targeted in this timeframe may
have fewer rights-of-way limitations to accommodate more of
the preferred streetscape elements outlined in previous sections
of the master plan.

•

Develop a Connectivity Expansion Plan that identifies and
prioritizes opportunities to extend existing roadways and
develop new roads to make the current street pattern more
dense. New and expanded roadways should enhance
connectivity and improve access to and through Uptown
Greenville. The proposed streets should be prioritized based on
the land availability and/or the likelihood there of, proposed
land use and transportation systems impacts and anticipated
construction costs.
Work with land owners to purchase land or obtain right-of-way
easements needed to create new roadways in accordance with
the Connectivity Expansion Plan. The new blocks will provide
additional frontage, pedestrian connections and development
opportunities.

These roadway sections and intersections are recommended for improvements in the
long-term. However, as development pressures and/or available funding shift, the City
should reexamine the transportation improvement priorities.
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T1

T2

T3

T4

T5

T6

Special
District

The Transect
The Transect is a land use categorization
system that organizes all elements of the
urban environment on a scale from rural to
urban (see diagram on the right). Transect
Zones 3 and higher would apply in Uptown
Greenville. These transects could be the
basis for a future zoning code revision,
similar to other communities across the
county.
T-3 Zone—Low Intensity Zone

•
•
•
•
•

multi-family
live-work
office (limited to1 per block)
commercial (limited to 1 per block)
parks and trails

Other Considerations
• medium setbacks
• shared parking required
• buildings must address primary streets
• alleys and rear access drives
encouraged
•

T-5 Zone—High Intensity Zone
Building Heights
• 1-3 stories
Land Uses
• single family
• low density multi-family
• home office
• corner store (by warrant)
• parks and trails
Other Considerations
• larger setbacks
• buildings must address primary streets
• alleys and rear access drives
encouraged
T-4 Zone—Medium Intensity Zone
Building Heights
1-3 stories

Building Heights
• 2-4 stories
• 1 story by warrant
Land Uses
• multi-family
• live-work
• office (open)
• commercial (open)
• Parks and trails

T-6 Zone—Highest Intensity Zone
Building Heights
• 3 or more stories
• 2 stories by warrant
Land Uses
• multi-family
• office (open)
• commercial (open)
• Parks and trails
Other Considerations
• activity zones /plazas encouraged
• tight setbacks / build to lines
• shared parking required
Special Districts
The Medical Facilities Area and Haywood
Mall area are classified as special districts
and will need to be examined in more detail
to determine specific land uses and massing
guidelines.

Other Considerations
• mixed use buildings encouraged
• decks encouraged
• activity zones encouraged
• tightest setbacks / build to lines
• shared parking required
• buildings must address primary streets

Land Uses
• high density single-family
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Sub-Area D Recommendations:
Encourage Transit Oriented Development. The proposed
light rail system would feature a stop at the southern end of
Uptown Greenville. This linkage will present significant
opportunities to create transit oriented development that will
encourage high-density mixed use development that includes a
range of multi-family housing, neighborhood services and retail
as well as attractions that would serve light rail riders.

Expand Residential Living. This sub-area presents ample
opportunities to expand residential living. The concentration of
undeveloped land, coupled with the future light rail station,
make this a prime location for a mix of housing. Residential
living options should include apartments, condominiums, and
town-homes. High density residential living should be strongly
encouraged in this area. Additionally, current industrial
development may present opportunities for creative
redevelopment, including lofts and work-live developments.
Establish 1eighborhood 1iche. Residential living will only
expand if goods and services are located in reasonable
proximity to future development. The intersection of Transit
Road and Haywood Road should be developed as mixed-use
neighborhood commercial node. Small restaurants and
convenience shopping and local services would attract residents
who are seeking housing that is in walking distance to these
amenities.

The photo-simulation demonstrates
how sidewalks could be
accommodated on Haywood Road
in Sub-Area D. In this area, a
wider planting strip and street trees
may be more easily accommodated.

Pedestrian Connection. The photo simulation on the left
demonstrates what sidewalks would look like along Haywood
Road in Sub-Area D. Sidewalks will be integral to create
linkages among the proposed developments slated for this area.
Future Possibilities

Current Conditions
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Conclusions and Acknowledgments
Progress Begins Where the
Process Ends
The master plan’s completion is the culmination of
extensive public outreach, ongoing community dialogue,
and months worth of inventory, analysis and strategizing.
Although the plan’s completion is a milestone in itself, it is
not the end. It is a tool for success that must be actively
utilized by the City of Greenville and Uptown Greenville
stakeholders
The master plan sets forth a diverse collection of actions
that will help ensure the future success of this area. With
this plan, City leaders and stakeholders can work to
transform the Uptown Greenville area and create a climate
of investment and revitalization.
Although significant effort went into completing this plan,
the real work begins with implementation.
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