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1.0 Introduction 
 

1.1 Background and Purpose 
 
In the fall of 2003, the Partnership Alliance retained Arnett 
Muldrow & Associates to conduct a master plan for 
Greenwood’s downtown and its environs.  The Partnership 
Alliance, through its Quality of Life Committee, recognizes the 
importance of a vibrant city center to the overall economic 
health of the community, as well as the lives of the city’s 
residents. 

City Center Greenwood is identified generally as the Main 
Street corridor from Lander University to the north, through 
Uptown Greenwood, and down to Self Regional Healthcare to 
the South.   

City Center is truly the heart and soul of the Greenwood 
community.  It retains most of its governmental services 
including the County Courthouse, Municipal Building, and 
other various public service agencies.  It exists as the cultural 
hub of a seven county region with the Arts Council of 
Greenwood County, the Museum, and the Greenwood 
Community Theatre, among others.  City Center institutions 
such as Lander University and the Greenwood County Library 
provide educational services to the county, region, and state.  
Finally, with Self Regional Healthcare and a vast amount of 
private office space, City Center is the employment and 
professional center of a growing community.   

The City Center also enjoys most of the community’s 
significant architecture.  Laura Lander Hall, the Federal 
Building, the old Greenwood High School, and the numerous 
churches within the core represent Greenwood’s most 
important historic resources.  Even the arcade built along the 
commercial portions of Uptown complements the historic 
commercial architecture and provides an image that is 
uniquely Greenwood. 

All of these amenities beg the question then, why create a 
master plan after all?   City Center Greenwood is at a very 
important crossroad.  As the by-pass has prospered, the city’s 
core has seen a decline in the number and variety of business 
establishments.  The vast amount of vacant office space hints 
to a market that is oversaturated, or perhaps, exists within a 
core that no longer has a healthy mix of complementary 
commercial and residential uses.  The community as a whole 
continues to grow while the City Center exists in a holding 
pattern, waiting to capitalize on the further economic 
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development of the area, or continue to become less relevant 
to its citizen’s daily lives. 

Many of the City Center institutions are currently undergoing 
master planning processes at this time including, most notably, 
Lander University, Self Regional Healthcare, the Arts Council, 
the Museum, Greenwood Community Theatre, and the 
Greenwood County Library.  By simultaneously working with 
these agencies and the business community to help construct 
a complementary plan for the City Center, economic 
development opportunities can be identified and a revitalized 
urban core can ultimately be accomplished. 

This plan helps provide a picture of the future of downtown 
Greenwood, it presents compelling economic reasons why it 
can succeed and provides physical, financial, and 
organizational strategies to realize that success.   The goal is 
to create a guide for the future for the citizens of Greenwood to 
enhance and revitalize their downtown…  City Center 
Greenwood. 

 

1.2 Process 
 
In the fall of 2003, the Partnership Alliance commissioned this 
study and formed a steering committee made up of key 
stakeholders to guide the master planning process.  With the 
consulting team of Arnett Muldrow & Associates, Mahan Rykiel 
Associates, and Irene Dumas-Tyson secured, the master plan 
was kicked off in October of 2003 with a four-day charrette.  
During these four days, the team met individually with a 
number of community stakeholders and conducted group 
sessions with merchants, realtors, church leaders, high school 
students, and Lander students.  The first of a series of public 
meetings was also held during this time. 
 
The purpose of these meetings was to learn as much as 
possible about any factors related to economic development in 
the City Center, determine the strengths and weaknesses of 
the study area, and look for opportunities and themes to focus 
on during the remainder of the master plan.  The team also 
conducted a physical analysis of the City Center.  The 
charrette, and subsequent stakeholder interviews, resulted in a 
strategic assessment (Appendix A) that ultimately served as 
the foundation for the remainder of the planning process. 
 
Working with the local business community, the team then 
conducted a detailed market analysis of the City Center 
including a zip code survey, definition of retail trade areas, an 
analysis of competitive retail markets, a demographic profile, a 
complete retail leakage analysis, and capture scenarios.  The 
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resulting market assessment (Appendix B) provided an 
economic basis for physical and marketing recommendations 
within the master plan. 
Next, the team performed a physical analysis to determine key 
development opportunities, constraints to future development, 
and potential phasing strategies.  This analysis serves as the 
background behind the urban design portion of this plan. 
 
Finally, the team worked with the steering committee to 
identify five key strategic areas, formulate visions associated 
with each strategy, and outline phased task items for each 
area.   The remainder of the process was spent acquiring 
additional public input from the community and stakeholders, 
and further refining the strategies and outcomes of the plan. 
 
At this point, projects were prioritized, responsibilities 
assigned, and time frames were created in order to develop an 
implementation strategy and action plan for City Center 
Greenwood. 
 
 

1.3 Report Format 
 
This plan report is designed to present the findings of the 
Master Plan in a brief and easy to understand format.  It 
relates all of the Master Plan recommendations to five 
strategies for the future, each of which contains important 
steps in implementing the Plan.  These implementation steps 
are presented as short, medium and, where necessary, long-
term improvements.  Many of the recommendations relate to 
the illustrative Master Plan shown in Exhibit 1.1.  Throughout 
the document, the Master Plan will be referenced and 
examples given in exhibits.   
 
The report concludes with an implementation strategy and 
financing plan designed to outline the steps needed to begin 
implementation, and ultimately to fund the improvements 
prescribed in the plan.  All five strategic areas are summarized 
in a “Strategy Board” which distills all of the recommendations 
of the Master Plan into a one-sheet document.   
 
 

1.4 Acknowledgments 
 
This plan could not have been completed without the help of 
many groups and individuals.  The City Center Steering 
Committee made up of community stakeholders directed this 
process from beginning to end.  Their dedication to the 
Greenwood Community was evident through their willingness 
to serve and tireless efforts to guide the consultant team 
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through the process.  Lori Hajost and the Partnership Alliance 
were critical in garnering support for the plan, bringing key 
players to the same table to participate in the planning 
process, and ultimately facilitating the process with the 
consultant team.  The Uptown Greenwood Development 
Corporation was particularly helpful in bringing the business 
community into the process and, most notably, helping the 
consultant team with the market assessment portion of the 
plan.  The City of Greenwood and the Greenwood City/County 
Planning Department were also extremely helpful throughout 
the process.  Finally, the concerned citizens of Greenwood 
and Greenwood County who actively participated in the 
stakeholder interviews, town meetings, and other 
presentations are the heart and soul of the community and will 
ultimately make this planning effort successful for years to 
come.



 

City Center Master Plan • Page 5 

   

Exhibit 1:  The City Center Master 

Plan – 11x17 
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2.0 Five Strategies for City Center 
Greenwood 

 
The recommendations of the City Center Master Plan are 
organized into five strategic areas, each with phased tasks to 
achieve the vision.  For each strategy below, the strategic 
vision is presented, followed by background issues, and finally 
a description of each phased task item.  All the task items for 
each individual strategy are reflected on the strategy board. 
 
 

2.1 Creating a Catalyst: The Emerald Triangle 
 

2.1.1 Vision 
 
City Center Greenwood will become the cultural hub of a 
seven county region while also creating opportunities for new 
economic development and investment through public and 
private partnerships. 
 
 

2.1.2 Background 
 
City Center Greenwood has experienced little new growth over 
the last twenty years since the relocation of the railroad and 
the construction of the arcades.  These improvements 
certainly enhanced the Uptown area during their time, but 
economic forces such as changes in the textile industry and 
the commercial growth along the by-pass have resulted in a 
downtown core that is in a state of decline.  New development 
within the core will not occur without some sort of economic 
catalyst that will spark new investment.  The keystone of the 
City Center Master Plan is the Emerald Triangle – a cultural 
center that will create a catalyst not only for cultural expansion, 
but also new economic development.  The “Emerald Triangle” 
is generally the area bounded by the railroad to the north and 
west, Main Street to the east, and Maxwell Avenue to the 
South. 
 
With the Arts Council of Greenwood County, the Museum, the 
Greenwood Community Theatre, the Railroad Museum, and 
the Greenwood County Library, City Center Greenwood has a 
concentration of cultural resources that is unrivaled in the 
seven county region that it serves.   Each of these agencies 
already draws from the surrounding region, but severe facility 
constraints are preventing them from reaching their full 
potential. 
 

Federal Building 
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Due to this lack of adequate facilities, each of these agencies 
have recently completed or our currently undergoing master 
planning processes in an effort to increase their individual 
missions of providing a cultural amenity to the largest number 
of Greenwood citizens.  When looked at individually, each 
organization will certainly contribute to the future development 
of the community.  However, when combined, they can have 
tremendous impacts to increased regional visits, tourism, 
industrial recruitment, and population increases – not to 
mention the community’s overall quality of life.  Perhaps the 
most tangible impact would be these public sector 
improvements providing an incentive to private sector 
development.   The City Center Master Plan is the vehicle that 
will coordinate the individual efforts of these agencies with 
public infrastructure improvements, as well as private 
economic development. 
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 Exhibit 2:  The Emerald Triangle 

Plan – 8 ½ x 11 
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2.1.3 Action Strategies 

Short Term – 2004 - 2005 

• Federal Building Arts Council facility opens.   

The cornerstone of the Emerald Triangle, and the first 
project to commence, is the Arts Council of Greenwood 
County’s renovation and relocation into the historic Federal 
Building.  Currently located on Waller Avenue, the Arts 
Council’s relocation to have frontage on Main Street and 
within the most historic and prominent building in Uptown, 
will restore activity in the currently vacant building.  
Ultimately, the Federal Building will have office and studio 
space, classrooms, gallery and exhibit space, and meeting 
rooms.  It will also house a visitor’s center that will be the 
first stop for visitors to the Emerald Triangle, as well as 
Greenwood as a whole. 

The Federal Building Arts Council facility will be the center 
of cultural life and education for the greater region, but 
perhaps just as important, will add an active face to Main 
Street and the City Center, and will be the first piece in the 
revitalization puzzle for downtown Greenwood.  This initial 
phase of the Emerald Triangle will be privately funded. 

 

• Immediate facilities needs of the Museum and 
Greenwood Community Theater are met.   

Phase I of the Emerald Triangle project also includes 
meeting the immediate facilities needs of the Museum and 
Theatre.  Both of these important cultural facilities have 
undergone strategic planning and will ultimately 
complement the Federal Building project within the 
Emerald Triangle.  Long term goals call for a renovated 
Theatre and new Museum facility, but short term 
improvements are needed to allow these agencies to meet 
their missions within their existing facilities.  Structural, 
electrical, plumbing, fire & safety, and ongoing 
maintenance are currently a priority on both of these 
facilities. 

Another short term goal in relation to the Museum is to 
continue dialogue and determine the location of the new 
Museum facility.  While the Museum currently has 
exposure on Main Street, its existing facility is too small.  
Relocation within the Emerald Triangle offers the 
opportunity to meet the Museum’s expansion needs, while 
also remaining in the cultural anchor of the City Center.  
Two key development sites currently exist within the 
Emerald Triangle that could meet the Museums needs:   
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Option 1: Constructing a new facility located at the 
terminus of Oregon at the opposite end from the Federal 
Building.  A new facility could be built to meet the long-term 
space needs of the Museum.  This site, however, would 
require a substantial amount of funds for new construction 
and perhaps would be better suited for private 
development or other alternative.  Any structure here 
should be of a signature architectural quality that 
complements the existing character of the Emerald 
Triangle and would be developed as part of “Emerald 
Place” as described later in this section. 

Option 2: The preferred location, however, would be the 
vacant Dixie Hardware Building in the center of the block.   
This location would be ideal in that it would allow a phased 
expansion to occur that would include a renovation of the 
existing warehouse building to serve the initial needs of the 
Museum.  As facility needs continue to grow, an infill site 
directly adjacent to the south of the warehouse would 
permit a multi-level structure that, along with the main 
building, could incorporate the ten-year space 
requirements projected to be 45,000 square feet.  As 
indicated on the master plan, this configuration could 
include a signature courtyard entrance and display space 
in the center of the facility. 

Early determination of a location is critical in order to 
secure development sites and begin a financing strategy 
for relocation and construction. 

 

• Maxwell Avenue Façade Grants Program  

While certainly unique to the Greenwood community, the 
addition of the arcades in Uptown has reduced the 
concentration of historic commercial architecture structures 
to a few locations.  Waller Avenue, Main Street south of 
the square, Main north of Maxwell, and Maxwell Avenue 
itself represent the few areas where this architecture has 
been retained.  Waller Avenue has seen a successful 
revitalization based on quality design whereby the 
architecture is returned to its historic framework. The 
commercial façades along Maxwell Avenue, while not quite 
as impressive architecturally as Waller, still retain enough 
of their historic character that they can be restored to their 
original configuration.  Design that is sensitive to this 
original historic character, coupled with an attractive 
streetscape program, can help make Maxwell Avenue a 
successful retail area much like Waller Avenue. 

Maxwell is an important part of the Emerald Triangle in that 
it provides an area suitable for new and enhanced retail 
development, but also because it is the link between the 

The Maxwell Avenue Façade Grants 
program will benefit local shop owners who 
wish to make exterior improvements to their 
buildings. 
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Emerald Triangle, the Square, and the governmental and 
office uses existing in Uptown. 

Based on the four-pronged Main Street approach to urban 
revitalization, the upgrading of the Maxwell Avenue 
streetscape was identified as a task item in Uptown 
Greenwood Development Corporation’s recently 
completed Strategic Plan.   In order to do this, the UGDC 
has created a Maxwell Avenue façade grant program to 
help property owners improve their façades with small, 
matching grant monies for painting, awnings, maintenance 
and repair.  These small subsidies for private property 
owners, will go a long way towards incenting private 
development in Uptown. 

  

• Public Infrastructure improvements  

While each of the task items above will be the result of 
privately funded projects, various public infrastructure 
improvements are needed in order to create an 
environment where private investment will be successful.  
An initial priority will be to improve pedestrian connections 
from the Emerald Triangle to other parts of the City Center 
and Uptown.  Of particular importance would be to create a 
safe pedestrian environment between Waller Avenue and 
the Emerald Triangle.  Waller Avenue already possesses 
the characteristics necessary for making it a successful 
retail and pedestrian friendly niche in Uptown.  
Unfortunately, being the “Widest Main Street in the World” 
effectively isolates Waller from half of the Uptown.  In order 
to safely get from Waller Avenue to the Emerald Triangle in 
the current configuration, a person must either use the 
existing pedestrian crossing one block away, or get in his 
or her car, drive across Main, park either behind the 
commercial buildings or along the streets, finally being able 
to walk to stores and amenities on the other side.  Simple 
improvements across Main Street from Waller to Maxwell 
Avenue can slow down traffic, create safe zones between 
north and southbound lanes, and improve access to both 
Waller Avenue as well as substantial parking resources 
located in the rear.  Removing the “landing strip” turn lanes 
while also keeping a dedicated left turn lane will allow for 
striped or bricked pedestrian ways across Main Street.  
While no lanes will be removed, the Main Street corridor 
will become slightly narrowed, slowing down traffic and 
making the intersection safer for the pedestrian. 

“Landing strip” lane divisions, broad 
intersections, and lack of crosswalks is 
unsafe for pedestrians and impairs 
walkability. 

The above images illustrate how 
extensions of the medians and delineated 
crosswalks create a walkable 
environment. 
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Streetscape improvements to Oregon and Maxwell 
Avenues will also be necessary public investments in the 
Emerald Triangle.  Pedestrian oriented improvements such 
as hardscaped walkways, street trees, and curb extensions 
will create a friendly environment for pedestrians, 
shopping, and will provide an incentive for new private 
investment.  Much of the private investment called for in 
this plan is dependent on various public improvements.  
Therefore, in the case of the Emerald Triangle, it is 
critically important that streetscape improvements occur 
early on in plan implementation. 

 

• National Register Designation and Design Standards 

Finally, certain policy changes need to be made within the 
City Center and Emerald Triangle.  The first of these would 
be pursuing National Register of Historic Preservations 
designation for Waller Avenue, the Emerald Triangle, and 
Maxwell Avenue.  The National Historic Preservation Act of 
1966 established the Register as a national program to 
coordinate efforts to identify, evaluate and protect valuable 
historic resources.  National Register status is first and 
foremost an honorary designation stating that the structure 
or district is an important historic resource to the 
community and deserves to be preserved.  Designation 
also carries with it significant income tax credits that the 
property owner can use to make renovations to his or her 
property.  This would be helpful to both the small business 
owner who wants to paint his façade and put up awnings, 
as well as the developer who may be restoring an entire 
building.  Coupled with other incentives like the Maxwell 
Avenue façade grants, these tax credits can be extremely 
beneficial to the property owner. 

The National Register program is administered through the 
US Department of the Interior through the South Carolina 
Department of Archives and History.  In City Center 
Greenwood, the nomination process should be initiated by 
the City/County Planning Department early in the plan’s 
implementation in order to have tax credits available to 
those historic properties that will ultimately be redeveloped. 

The second policy change would be creating design 
standards for new construction and redevelopment within 
the Emerald Triangle.  A substantial amount of private 
dollars will be used to renovate the Federal Building and 
make improvements to the Museum and Community 
Theatre.  Other property owners within the district have 
already undergone or will be making improvements to their 
property based on the district’s historic architectural 
qualities.  Design standards will protect the investments of 

Potential streetscape enhancements 
for Maxwell showing curb extensions 
for shade trees and pedestrian 
crossings. 

Potential streetscape 
enhancements to Oregon 
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those who have sensitively renovated buildings in Uptown 
while lending confidence to other investors that their 
expense in restoring Uptown buildings will not be wasted 
when adjacent properties are developed insensitively.  
These design standards could be in several forms.  First, in 
order for any project to receive a façade grant along 
Maxwell Avenue, the improvements should be approved 
based on the goals of the district.   Second, the City 
controls some of the property within the Emerald Triangle, 
particularly the triangular tract at the western end of 
Oregon adjacent to the railroad tracks.  The City should 
institute design standards tied to the development of the 
property in order to negotiate a development appropriate to 
the district. 

Perhaps the most effective way of ensuring good design in 
this developing district is to create a design review overlay 
district.  These overlay districts can be used in historic 
areas or others where design considerations are important 
to overall development.   With a design review district, any 
new development or exterior renovation would be 
approved by an architectural review board.  Like National 
Register designation, this needs to be done very early in 
the City Center plan implementation phase. Steps would 
include: 

1. Create a Design Review Task Force comprised 
of local property and business owners to help 
create the program.  It is critically important that 
there is substantial support from the private 
sector and that the process be driven by the 
citizens who will ultimately be affected by the 
guidelines.   The Greenwood City/County 
Planning Department will be responsible for 
facilitating this process. 

2. Establish a boundary by mapping an area for 
Design Review that includes the Emerald 
Triangle, adjacent properties, and any other 
significant historic areas within the Uptown, or 
those where design sensitivity is a priority.  

3. Write an Ordinance Declaring the District and 
the Creating the Review Process.  This final 
step will make the district official.  The Board of 
Architectural Review can then be appointed and 
the process can start taking place. 

4. Develop Design Review Guideline.  The 
process and the guidelines would include a 
level of staff review and a level of board review 
but should be clear and concise so that 
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investors in Uptown properties can easily use 
them. 

Mid Term – 2006 - 2009 

• Stores open along Oregon 

Once streetscape improvements have be made to Oregon 
Avenue, a more pedestrian friendly environment will exist 
allowing a more active streetscape.  The buildings on the 
south side of Oregon Avenue face Maxwell Avenue and 
back onto Oregon.  The rears of these buildings currently 
have interesting spaces and niches that, with 
improvements to Oregon, can be attractive and dynamic 
spaces that will allow both service access as well 
commercial activity.  

These spaces can be used simply as rear entrances to the 
stores fronting on Maxwell, or as more active space with 
outdoor dining or display of merchandise.  As the Emerald 
Triangle develops, retail market demands along Main and 
Maxwell should see new, downtown oriented businesses 
opening up complementing the cultural district. 

 

• Railroad Museum 

The Railroad Museum, like virtually every other cultural 
agency in Greenwood, is assessing its future role in the 
community.  At the present time, it exists on South Main 
Street away from the more active Uptown area.  It is 
accessible only by appointment, the railroad cars are in 
need of maintenance, and the owners are looking to turn 
the museum over to another organization who can better 
maintain the artifacts while also improving access to the 
facility. 

Until the mid 1980s, the railroad ran through the center of 
Main Street.  Even though it was ultimately relocated, it 
remains an important part of the rich industrial and textile 
history of Greenwood and is important to the community.   
A mid-term goal of the City Center Plan would be 
relocating the railroad museum and cars to the Emerald 
Triangle.  The cars can be oriented in a “roundhouse” 
format at the terminus of Oregon Avenue and create an 
active gathering space in the heart of the Emerald 
Triangle.  The artifacts and museum interpretation can be 
housed in the Museum nearby.  This solution creates 
activity in the district while also providing access to an 
underutilized community resource. 

 

 

This restaurant in Baltimore, MD 
converted an unused “back door” space 
into an active outdoor dining and events 
area 

Conceptual plan showing how railroad 
cars could be oriented to create a 
dynamic outdoor display and gathering 
area. 
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• Emerald Place 

The first entirely private development to occur in the 
Emerald Triangle, and the City Center for that matter, 
would be “Emerald Place” at the intersection of Maxwell 
and Oregon Avenues, the current site of a parking lot and 
open space.  This location is perhaps the most significant 
private development opportunity in the Emerald Triangle.  
Emerald Place would be a true mixed-use development 
that would incorporate ground level retail with residential or 
office on the upper floor.  The design could be 
contemporary, but should complement the existing historic 
architecture that exists in the district.   

Development of this and other properties will be coordinate 
through an Urban Economic Development Office.  This 
office will handle major investment projects in Uptown, will 
coordinate land acquisition and disposition, and will 
manage the incentive packages available in cooperation 
with the City and Uptown Greenwood.  The Urban 
Economic Development Office will be discussed in more 
detail in the plan implementation portion of this report. 

 

• Museum relocation 

During the early stages of plan implementation, the new 
location of the Museum will have been decided.  A mid-
range task in the Emerald Triangle will be to begin 
relocation of the Museum to an area within the district as 
identified from the options described earlier.  All of the 
early improvements to cultural facilities will have been 
accomplished through private investment.  Working with 
the Museum and its strategic plan, property acquisition, 
restoration, and actual relocation should occur through a 
public-private funding strategy with public monies used for 
much of the project.   

 

• Theater expansion 

Along with Museum relocation, the Greenwood Community 
Theatre expansion should occur during this phase.  Once 
the Museum has vacated its property on Main, a plan can 
be developed that will determine what needs the Theatre 
has off site that can be accommodated either in the 
adjacent vacant building, the Federal Building, or the 
existing site.  To whatever degree possible, incorporating 
street retail on Main in the former Museum building can 
help create activity while complementing the adjacent 
Theatre and Arts Council building. 

Layout showing how existing open 
space and parking lot could be 
developed and reorganized 
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Long Term – 2010 – 2015 

 
• Maxwell Commons 

A long term goal of the Emerald Triangle, and one that is 
critical to the success and implementation of other portions 
of the City Center Plan, is the development of “Maxwell 
Commons”.  Maxwell Commons will be a multi-level 
structured parking deck on the site of the existing surface 
parking lot bounded by Maxwell, Long and Monument 
Streets.  As the City Center develops, there will be 
increased demand for additional parking resources as well 
as new locations for retail space.  Maxwell Commons will 
be a publicly developed parking deck wrapped in private, 
mixed-use development.  These sorts of parking structures 
that have ground floor retail and residential wrapping 
decked parking have been successful in other 
communities, particularly since they involve public-private 
partnerships and funding.  Wrapping the deck with 
development is particularly important along Maxwell 
Avenue to complete the street wall and create an active 
streetscape. 

The parking deck would be centrally located to the 
Emerald Triangle, the businesses along Main Street, and 
Uptown Square described later in this report. 

 

• SC Museum of Science 

A signature project for the Emerald Triangle and the last 
one to develop, would be the South Carolina Museum of 
Science.  This Museum would be one unlike any others in 
the state and would draw visitors from all over South 
Carolina.  It will focus on Industrial, Biotechnical, and 
Environmental history and technology that are found in 
Greenwood County.  Its location at the terminus of Oregon 
Avenue would necessitate a building of unique 
architectural design that fits into the Emerald Triangle 
design environment. 

This prominent location is also a potential, but not 
preferred, location for the Museum.  If not developed as 
either museum, it would be a prime location for additional 
private investment to include live-work spaces for artisans.  
This could include gallery and retail opportunities that 
would complement the cultural resources found throughout 
the Emerald Triangle. 

 

Concept showing potential for Maxwell 
Commons – Development wrapped 
parking deck that provides for a continuity 
of active uses. 

Potential location for the SC Museum of 
Science, or other significant development. 
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• Parking deck 

As the market dictates the need for additional parking 
resources, the existing surface parking between the 
Federal Building and the Dixie Hardware building can be 
developed as structured parking with street retail.  This 
would develop only as parking demand requires, and only 
after Maxwell Commons has developed.  Located 
strategically between the Federal Building and relocated 
Museum, the deck could handle much of the parking 
demand of the various cultural, office, and retail uses that 
exist in the Emerald Triangle.  Like Maxwell Commons, the 
deck would be publicly developed with private 
development along the Oregon Street frontage. 
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2.2 Building the Market: A Retail Strategy 
 

2.2.1 Vision 
 
The City Center will become a specialty retail and dining 
destination for a diverse market base of Greenwood citizens, 
regional residents, students, retirees, professionals, and 
visitors. 
 
 

2.2.2 Background 
 
City Center Greenwood has experienced a decline in retail 
trade over the years since the By-pass and suburban retail 
opportunities have expanded and prospered.   Uptown 
transitioned during this time to more of an office environment 
ultimately resulting in an urban core with few retail 
establishments and an abundance of vacant buildings.  As a 
part of the City Center Master Plan, a comprehensive retail 
market analysis was conducted and is included in this report 
as Appendix B.  Based on this analysis, the following 
conclusions pertaining to retail have been made: 
 

1. Greenwood as a whole has a strong regional retail 
market.  The vast majority of this retail engine 
exists on the by-pass.   This is evident as City 
Center Greenwood has an overwhelmingly local-
oriented market.  In fact, only about one out of 
every ten City Center customers comes from the 
six counties surrounding Greenwood.  Regional 
customers ARE coming to the community, but they 
ARE NOT making it to the City Center. 

2. There is existing demand for specialty stores such 
as jewelry, hobby shops, antiques, home 
furnishings, and bookstores within Greenwood.  
These types of establishments do not currently 
exist on the by-pass and, by their nature, would 
have a better chance of success in the City Center 
environment. 

3. While Greenwood has a number of chain 
restaurants along the by-pass that attract from the 
region, there is a need for fine dining type 
restaurants in the community.  With all of the 
cultural facilities that currently exist in Uptown, the 
City Center is poised to become the region’s dining 
and cultural hub for the regional community. 

4. There is an opportunity for City Center to market to 
the region, retirees, students, and future downtown 
residents 
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5. Finally, a retail catalyst is needed to serve as the 
anchor to City Center revitalization.  There is 
currently no critical mass of retail within City 
Center. A comprehensive strategy to improve the 
amount and variety of City Center retail along with 
a targeted marketing campaign is necessary for 
City Center to become the specialty retail center of 
Greenwood and the larger region. 

 
 

2.2.3 Action Strategies 
 
• Develop an identity for the Emerald Triangle 

As the Emerald Triangle begins to develop as the City’s 
cultural district, a unique logo and identity package should 
be created.  This should be a simple, unique identity that 
establishes the Emerald Triangle as the “cultural district” of 
the Greenwood area.  It should be used on signage and 
banners, as well as within marketing pieces of the 
individual cultural and retail establishments.  A concept of 
a logo is shown in the figures to the left. 

 

• Develop a local and regional loyalty campaign   

The market analysis indicated that the retail currently 
existing in the City Center has a strong localized market 
but little regional penetration.  A cooperative advertising 
campaign coordinated through Uptown Greenwood should 
be created to target to regional shoppers while building on 
the strong local market.  A loyalty campaign that advertises 
to these markets while offering incentives to shop in City 
Center will be successful in bringing additional shoppers 
into the area. 

The concept presented on the following page is the 
“Emerald City Card”, a loyalty program whereby the 
cardholder would enjoy discounts at participating City 
Center merchants.  The card could be stamped or punched 
and, at the end of the year, card holders with enough 
stamps would be entered into a drawing for a prize or 
weekend getaway.  An advertisement concept is also 
shown describing the loyalty program and describing the 
shopping environment in the City Center. 
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• Create a City Center Shopping and Dining Guide 

A City Center shopping and dining guide identifying 
individual retail and dining establishments in the City 
Center and Uptown should be developed early on.  
Working with the City and local merchants, Uptown 
Greenwood would coordinate this shopping guide to be a 
categorized list of establishments with a map identifying 
each location and different districts (Uptown, Emerald 
Triangle, etc).  The guide should be developed in a manner 
that provides easy updates. 

 

• Amend codes to permit street activity and outdoor 
dining 

The code amendments that have been prepared for 
Council allow for upper floor residential should be adopted.  
Similarly, a “sidewalk amenities” code package should be 
prepared and adopted to allow for an active street 
environment with outdoor display of merchandise, outdoor 
dining, and if possible, outdoor sales of alcohol for 
restaurants and events.  These sorts of activities can 
create a dynamic environment in a downtown area that 
would support additional retail and complement the 
existing retail and cultural amenities.  The visible activity 
not only advertises businesses, but also advertises the City 
Center as a dynamic, vibrant place. 

Sidewalk encroachment codes that permit dining and sales 
are very detailed and have provisions for accessibility, fire 
safety, traffic, and indemnify the City from any liability 
issues within the public realm. 

 

• Continue Aggressive marketing of events 

During stakeholder interviews and public sessions, 
participants indicated the primary reason for coming to the 
City Center was for work, with shopping or dining a 
secondary motive.  However, the one common theme from 
all of these discussions was that the events coordinated by 
Uptown Greenwood consistently bring people into the core 
who otherwise never visit.  The Barbeque Cook-Off, Live 
After 5, Festival of Discovery, Upstate Cycling challenge, 
Boo Bash, and Christmas parade were all cited as 
tremendous assets to the Uptown and City Center.  
Uptown Greenwood should be commended for its 
coordination and marketing of events.  As the primary, 
non-work reason people come into the City Center, these 
events should be more aggressively marketed and in 
particular to regional residents as opposed to simply 
Greenwood citizens.  
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Medium Term – 2006-2009 

 
• Establish countywide marketing and tourism agency 

A countywide marketing and tourism agency should be 
created with the specific mission of increasing visits to the 
community from outside the region.  This agency would 
provide the ability to cooperatively market all of the 
community assets in Greenwood County, and by no means 
only the City Center.   Whether it be Uptown Greenwood, 
the Emerald Triangle, the Greenwood County Civic Center, 
Parks and Recreation, or the Greenwood Mall, all visitor 
and retail oriented businesses would benefit from this 
agency. 

The agency would be a partnership organization with the 
Partnership Alliance and the Chamber of Commerce 
sharing duties. 

 

• Identify and target other market sectors 

Targeted campaigns aimed at underrepresented, yet 
strong markets should be facilitated as a mid-term goal.  
Cooperative marketing campaigns with Wesley Commons 
and other retirement communities to market Greenwood as 
a whole to potential retirees could enhance the market 
base and bring in new residents that will ultimately enjoy 
the cultural and retail amenities that exist.  Working with 
Lander University and Self Regional Healthcare, the 
student and professional markets could be solidified as 
well.  

 

• Begin to build critical mass of retail  

The critical retail mass needed to support additional retail, 
dining, and residential, should be concentrated in those 
areas of the City Center where the environment currently 
exists to support specialty retail.  These areas include 
Waller Avenue, Maxwell Avenue, and Main Street north of 
Maxwell.  This retail node essentially surrounds the 
Emerald Triangle and would complement it with specialty 
retail common to an urban environment.  A concerted effort 
to have multiple buildings renovated, particularly along 
Maxwell and Main, should be conducted during this time 
frame. 

The market analysis, Appendix B, indicated that there is a 
demand both in the primary and secondary trade areas, as 
well as the surrounding six county region, for addition 
specialty retail establishments.  These types of retail do not 
currently exist on the By-pass and tend to be successful in 

Advertising concepts targeting specific 
new markets 
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a downtown environment.  Not coincidently, most of the 
successful retail establishments currently within the City 
Center and Uptown fall into this category.  An effort to 
enhance this mix and build a true retail and fine dining 
node in the City Center will open up the entire area to new 
markets. 

 

• Improve wayfinding program 

One of the main challenges identified in both the 
stakeholder interviews and physical analysis of the City 
Center, was poor wayfinding within the Uptown area.   
Similarly, the existing parking resources are confusing and 
difficult to navigate, partially because of a lack of effective 
signage and wayfinding.  This will be a tremendous 
problem as certain areas of the City Center begin to 
develop and new districts are created, the Emerald 
Triangle develops, and new parking resources emerge. 

As these areas begin to define themselves, a 
comprehensive wayfinding program should be established 
directing shoppers, workers, and residents to the different 
districts (retail, cultural, governmental), institutions (Lander, 
library, Self Regional Healthcare), and parking resources. 

 

Long Term – 2010-2015 

• Market City Center as cultural destination for city, 
region, and state 

When the expanded Museum, Community Theatre, and 
Federal Building Arts Center have been completed, and 
potential new agencies like the SC Museum of Science 
have been developed, City Center Greenwood will become 
a cultural destination unrivaled in the region, and unique in 
the state. As this occurs, the City Center should be 
marketed as a cultural destination for not only the city of 
Greenwood, but also the region and the state.  

Also, advertising campaigns targeting visitors, residents 
and investment should also be undertaken. Wayfinding concepts with directional 

signs pointing to different districts along 
with street sign toppers identifying the 
individual districts. 
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• 



 

City Center Master Plan • Page 25 

2.3 Unifying the Parts: A Plan for Open Space 

 

2.3.1 Vision 

A network of greenways and parks will converge into a new 
town square, the focal point of the City Center. 

 

2.3.2 Background 

Greenwood has done an excellent job of planning for 
greenways and open space.  With the development of the 
greenway plan, new park resources such as the West 
Cambridge Park, and existing greenways like the converted 
railway, the beginning of a green network of open space is 
emerging in the community.  The City Center on the other 
hand, has significant visual open space, but lacks any form of 
usable, active green space.  There is a tremendous 
opportunity here to create active green space that not only 
becomes a focal point for the City Center, but also links it to 
adjacent neighborhoods, institutions, and amenities.  In the 
Uptown in particular, certain public open space investments 
will likely result in private infill development.  

 

2.3.3 Action Strategies 

Short Term – 2004-2005 

• Begin to market the existing green resources 

The Greenwood community has a number of parks and 
open space resources, but most residents do not know that 
these resources exist.  A marketing campaign is needed to 
promote the existing park network to Greenwood’s citizens. 

 

• Complete Pedestrian improvements along Main Street 

A common theme throughout the strategic assessment 
portion of the master plan was that the City Center is not a 
walkable environment.  In fact, in certain areas in Uptown, 
pedestrian movement is entirely unsafe.  Much of this 
stems from having “the widest Main Street in the world” 
coupled with the fact that its current configuration was 
designed solely for the automobile.  There is a desperate 
need to “connect” both sides of Main Street with pedestrian 
improvements at key locations.  Improvements between 
the different districts, between Uptown and Lander for 
example, would create a safer pedestrian environment, 
while also allowing for a more active streetscape. 

An intersection along Main Street 
should have well-delineated 

pedestrian crossings 
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Simple improvements such as sidewalks, street trees, 
paved or well-marked crosswalks, and improved circulation 
through parking areas, should be a high priority early on in 
the implementation of the plan. 

 

• Determine location for library 

The Greenwood County Library currently exists within the 
City Center between Uptown and Lander.  Its existing 
facility is small and the property it sits on has certain 
development constraints.  The library has recently 
undergone strategic planning and has mapped out facilities 
needs for the next twenty years.  It has also commissioned 
a feasibility study and will be undergoing a capital 
campaign for new construction or expansion.  
Determination of a location for a new library is of vital 
concern to the City Center. 

Public institutions such as libraries, courthouses, and post 
offices, are attractors that bring vast amounts of people 
into downtowns, particularly local residents.  They have 
historically located in downtown areas because they are 
centers of population and activity.  As population increases 
demand and suburban areas develop, these institutions 
sometimes choose to move outside of the urban core.  
This can have devastating consequences to downtowns 
and the communities that they serve. 

In terms of the City Center Master Plan, it is critically 
important for the library to ultimately remain in the City 
Center.  Various locations have been discussed as 
feasible, and the potential for a new library would create 
another cultural and educational anchor in the City Center, 
much like Lander or the Emerald Triangle.  It is 
recommended that the Library work with County Council 
on a determination of a new location. 

 
 Mid Term – 2006 - 2009 

• Improve green connections to adjacent neighborhoods 
and park resources 

Green pedestrian improvements between adjacent 
residential neighborhoods, park resources, and the City 
Center represent a mid-term level goal.  Continuing to 
utilize abandoned rail lines, for example, to connect West 
Cambridge Park through residential neighborhoods into the 
City Center and Uptown would begin to create spokes 
radiating from the City Center hub.  Other historic 
neighborhoods directly adjacent to the City Center can be 
connected through sidewalk and streetscape 
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enhancements.  This should be particularly effective in 
linking Magnolia Park to Main Street. 

 

• Develop Greenwood Park 

The old athletic fields behind Greenwood High Apartments 
are not maintained, but are used by City residents for 
recreational soccer games.   The property is in public 
ownership and, through a partnership between the City of 
Greenwood and Greenwood Public Schools, the parks 
should be used as an active public park space right in the 
heart of the City’s population.  Very few communities of 
Greenwood’s size have the ability to develop an active 
recreation space in their downtown areas.  “Greenwood 
Park” was historically used for this purpose, and for little 
capital expenditures, can be returned to active use.  It will 
be important to establish strong pedestrian and 
streetscape connections back to Main Street and between 
Greenwood and Magnolia Parks. 

 

• Create pedestrian connection to government area on 
Court Street 

The County Courthouse, Municipal Building, and other 
governmental agencies are one block off of the square and 
are important community resources.  They also are 
significant architectural resources and have no presence 
on Main Street.  A pedestrian connection at Main and 
Court Streets is needed to physically give these institutions 
a presence on the square and to make them more 
accessible.  Gateway signage, safe pedestrian passage 
across Main Street from the Inn on the Square area, and 
an improved corridor leading up Court Street, would 
encourage pedestrian activity and bring more people to 
Main Street. 

 

 

Concept illustrating potential for passive 
and active recreation in a new 
Greenwood Park behind Greenwood High 
Apartments. 

Concept showing potential south gateway 
and improved pedestrian connections 
across Main Street. 
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• Construct library as cultural anchor 

Once a new library location has been determined by the 
Library and County Council, it should be constructed in the 
City Center as a cultural anchor to complement the 
Emerald Triangle.  Partnerships between various public 
agencies can solve parking and site issues. 

  

Long Term – 2010 -2015  

• Develop Maxwell Commons mixed-use parking deck 

The development of Maxwell Commons as described 
earlier in this report, is not a green space project, but is 
important to this section because it will free up existing 
parking resources for an alternative open space 
configuration as described below.   Still, Maxwell 
Commons should not be built until there is market demand 
for the additional parking. 

 

• Develop Uptown Square 

Greenwood residents often refer to the “square” as Main 
Street between Maxwell Avenue and Court Street.  
However, in the true sense of the word, a real square does 
not exist in Uptown.  Greenwood does have a mixture of 
large parking lots, visual open space where the railroad 
tracks once existed, and a state highway running down 
Main.  These all create a vast expanse between the east 
and west sides of the “square”.   

However, the potential to create an actual square in 
Greenwood is real and relatively easy in its current 
configuration.  The “fountain parking lot” bounded by Long, 
Main and Court Streets is a significant parking resource in 
the heart of Uptown.  It is currently used from time to time 
for Uptown Greenwood events that desire a large space in 
the center of town.  Although it has a few significant trees 
and the water fountain, these amenities get lost in the 
asphalt and parking. When the Maxwell Commons mixed-
use parking deck development is complete creating more 
parking resources in Uptown, the fountain parking lot can 
be converted into “Uptown Square”, a true centrally located 
square within the City Center.  Uptown Square would be 
an active open space that would be used for events, 
celebrations, and other activities.  It would also have 
passive areas for the Uptown worker to enjoy lunch, or for 
the Greenwood family to have a picnic.  With the ability to 
close Long Street on certain occasions, large festivals and 
events can be held in the heart of the community bringing 
a vast amount of residents and visitors into the City Center.   

Buildings along Long and Oak Avenue 
define a centrally located space that is 
currently used as surface parking.  This is 
an ideal location for a “square” on the 
square. 

A central square is often the literal and 
symbolic focal point of downtowns, such 
as in nearby Abbeville. 

The streets surrounding Leesburg, VA’s  
courthouse square are an ideal venue 
for events and festivals. 
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These visitors will enjoy the cultural resources in the 
Emerald Triangle, will shop in adjacent retail 
establishments, and will dine in City Center restaurants. 

Uptown Square would be a city project that would develop 
only when new parking resources have been created in 
Uptown. 
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Exhibit 3:  The Uptown Square 

Plan – 8 ½ x 11 
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• Work with property owners and developers in Court 
South District to create infill development completing 
square 

Public improvements like Uptown Square typically result in 
adjacent private investment. There are significant infill 
development opportunities on Main and Court Streets 
directly across from the Inn on the Square.  Private sector 
infill development on this site will completely frame out the 
square in Uptown Greenwood.  It is important, particularly 
in site design, that any development here be sensitive to 
existing design characteristics of the uptown area.  New 
building development should front onto Main and Court 
streets to define a strong street edge.  Parking resources 
should be located to the rear. 

The Urban Economic Development office will work with 
property owners and developers to recruit appropriate 
development on this key economic development site.  This 
office will be discussed in detail in the implementation 
portion of this document. 

 

• Complete greenway network and streetscape 
improvements  

The final action strategy for open space development 
would and open space throughout the City Center, and 
streetscape improvements from Uptown to Lander and Self 
Regional Healthcare.   Connections between 
neighborhoods and the different districts within the City 
Center area are of particular importance.  

An emphasis should be placed on using large shade trees, 
rather than small ornamental trees, to help reduce the 
scale of streets and to maximize cooling shade.  As 
recommended by Greenwoods Urban Forest Management 
Plan, if there is room for a large tree, one should be used. 

 

Analysis map showing potential 
greenway linkages 

Streetscape image showing the 
effectiveness of large shade trees in 
reducing the scale of the street. 
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Concept showing new development potential south of Court Street.  Buildings should be oriented to 
define strong street edges along Main and Court Streets and to take advantage of Uptown Square. 

Inn on the 
Square 

MAIN 

COURT 
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2.4 Downtown Lifestyle: A Residential 
Strategy 

 

2.4.1 Vision 

City Center will become an urban neighborhood with a variety 
of housing types through adaptive reuse, new construction, 
and renovation 

 

2.4.2 Background 

Residential development is a key component of any 
revitalization plan.  Outside of adjacent neighborhoods and 
Greenwood High Apartments, City Center has little residential 
development, and none in mixed use areas.  While it is not 
currently permitted in local ordinances, there is great potential 
for residential and mixed uses in the City Center.  In addition 
to vacant office and above retail spaces, there are significant 
tracts of land in the City Center that can accommodate future 
residential development.  There is an opportunity to provide 
alternative residential options within the City Center that are 
currently not found anywhere within the region.   

 

2.4.3 Action Strategies 

Short Term – 2004-2005 

• Amend code to permit upper floor residential 

Code changes to allow upper floor residential and mixed 
uses are currently being reviewed by City staff and 
Council.  These changes are critical to create a mixed use 
environment, historically common in urban settings, within 
City Center Greenwood. 

 

• Work with Greenwood Development Corporation and 
other property owners to develop upper floor 
residential condos as well as infill development 

There is a tremendous amount of vacant office space that 
exists within the Uptown portion of the City Center, not to 
mention vacant space above existing retail.  The Urban 
Economic Development office should work with key 
property owners and developers to formulate a plan for 
creating residential in the City Center.  Residential 
condominiums are untested in the Uptown Greenwood 
market, but are successful in downtowns throughout the 
country.  A pioneer project that seeks to create five to ten 
units should be developed to test the residential market. 

One of several high rise buildings 
suitable for residential conversion 
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• Promote City Center as a residential living option 

In order for City Center residential to be successful, it must 
be marketed as a lifestyle option within the community and 
region.  There is already a growing senior and retiree 
market in the Greenwood region, as well as a strong base 
of young professionals working at Lander, Self Regional 
Healthcare, and the various county industries.   Seniors 
and young professionals are prime users of urban 
residential options and should be targeted. 

 

Mid Term – 2006 - 2009 

• Explore other residential development alternatives 

Once the urban residential market has been tested, other 
residential options should be explored in strategic 
locations.  New infill development at Maxwell Commons 
and Emerald Place, condominium development within the 
Greenwood Building, and upper floor residential above 
Maxwell Avenue retail would help create the critical mass 
of residential to support additional retail space and urban 
activity. 

 

• Work with Self Regional Healthcare and local banks to 
create a housing for heroes program 

Some communities have been successful in creating 
“housing for heroes” programs where medical 
professionals, firemen, policemen, and teachers can 
receive special financing for older homes.   Single family 
home ownership adjacent to the City Center will help 
stabilize these neighborhoods. 

 

Long Term – 2010 -2015  

• Explore infill housing in neighborhoods within City 
Center. 

Another alternative for City Center residential would be 
constructing infill housing on vacant lots in adjacent 
neighborhoods.  For instance, infill housing and home 
ownership opportunities along Edgefield Street between 
Uptown and Self Regional Healthcare would not only help 
stabilize a historic neighborhood, but also create a 
connection between two key City Center districts. 

• Develop Pressley Commons as new housing option 
within City Center 

Plan identifies five areas suitable for 
residential conversion and new 
residential development in a mixed 
use format 



 

City Center Master Plan • Page 35 

A long-term action strategy for City Center residential 
would be developing an altogether new neighborhood 
called “Pressley Commons” along Pressley near Seaboard 
and the railroad.   The town home development with on-
site parking and other amenities would not occur unless 
the residential market would support it. 

Concept plan for Pressley Commons 
showing potential townhome and 
apartment/senior housing development 
in Uptown. 
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2.5 Teamwork: An Organizational Strategy 
 

2.5.1 Vision 

Each of the various efforts to improve the quality of life for 
Greenwood’s citizens will unite behind and invest in a common 
vision for the future 

 

2.5.2 Background 

Whether it is the Partnership Alliance, the City, Chamber of 
Commerce, or the County, a number of agencies are actively 
participating in economic development efforts within the City 
Center and Greenwood.  Many other agencies that influence 
or cause economic development are currently undergoing 
master planning and facilities upgrades.  Some of these 
include: 

The Arts Council of Greenwood County 
Uptown Greenwood Development Corporation 
Partnership Alliance 
Greenwood County Library 
Greenwood Community Theatre 
The Museum 
Lander University 
Self Regional Healthcare 

Each of these planning efforts is time and capital intensive and 
will not succeed without public and private commitment as well 
as cooperation between the different agencies.  The City 
Center Master Plan does not replace these plans.  But rather, 
it is a means by which cooperation can occur among these 
groups to achieve their goals. 

This Master Plan calls for a large amount of time and capital 
projects, many of which were identified initially in the planning 
efforts mentioned above.  The Greenwood community is in the 
fortunate position of having at its disposal both the leadership 
organizations to implement the plan, and the funding 
mechanisms to fund the majority of the projects within.  Some 
of the funding sources may require political capital as well and 
therefore, important decisions will ultimately have to be made 
by City and County Council.  The various groups can play a 
key role in supporting these critical decisions. 

Many master plans project twenty years and beyond.  With the 
resources available within the Greenwood community, the City 
Center master plan can be realized in a shorter time frame of 
ten to fifteen years. 
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2.5.3 Action Strategies 

Short Term – 2004 - 2005 

• Partnership Alliance hosts a “Community Summit”. 

The Partnership Alliance will be the lead implementation 
organization.  As such, it will begin the plan implementation 
phase by hosting a “Community Summit” involving the 
boards of each major stakeholder group with an interest in 
the City Center.  This summit will be to unveil the details of 
the plan and present the funding strategies.  

 

• Partnership Alliance seeks resolutions from these 
groups endorsing the effort. 

The Partnership Alliance will then work with the individual 
agencies to seek resolutions of endorsement from each 
group.  Endorsement will include a commitment from each 
organization that it will participate in plan implementation 
as identified in the Strategy Board. 

 

• Partnership Alliance leads the campaign to implement 
a funding strategy. 

With the endorsement of the individual agencies, the 
Partnership Alliance will move towards leading the 
campaign to gain support for and implement a funding 
strategy. 

The campaign is critical to the success of the plan and, 
therefore, the Partnership Alliance must be deliberate in 
their actions.  The case for any funding scenario should be 
made in plan format that identifies the conditions making 
the funding necessary, makes the proper case for public 
involvement, identifies specific projects and costs, and that 
projects the total amount of public and private 
expenditures.  A payback schedule projecting the 
increased tax base due to any necessary public funding 
should be presented.  The Partnership Alliance will provide 
the best information at its disposal to inform City and 
County Councils and to help them make the important 
funding decisions. 

 

 

• Greenwood County and City Partner to issue a 2 cent 
Hospitality Tax 

In Greenwood, a potential funding mechanism that could 
ultimately finance all of the projects in the master plan 
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would be the issuance of a two cent hospitality tax.  State 
statutes permit communities to issue up to a two cent tax 
on prepared food and beverages to be administered and 
collected locally.  Any money collected from this source 
must be used to fund improvements that enhance the 
visitor experience and increase overall visits within the 
community. 

Several scenarios have been studied based on the 
recommendations within this plan as well as the fair 
allocation of monies to the different jurisdictions.  If 
implemented in the Greenwood community, funding could 
potentially generate enough revenue to issue bonds in the 
range of $10,000,000 to $14,000,000 in to be used for 
Capital improvement projects such as: 

- Emerald Triangle Streetscape Improvements along 
Maxwell and Oregon Avenues 

- Federal Building Arts Center supplemental funding 

- Greenwood Community Theatre expansion 

- Relocation of the Museum 

- Greenwood County Library move 

- Parks and Greenway projects (City and 
Countywide) 

- Undesignated projects (City and Countywide) 

 

A two cent tax would also generate from $200,000 to 
$400,000 annually for Operational Projects including: 

- Establishing Countywide Tourism Agency to 
promote tourism and increase visits 

- Enhanced funding for Uptown Greenwood to use 
towards promotions and publications 

- Improved gateways and landscaping as needed 
throughout the City Center area 

- Any other ongoing improvement projects that arise 
within the County. 

The table shown below describes the preferred scenario 
whereby the City and County cooperatively seek to institute 
the tax.   

 

 

 

 Greenwood County Scenario OPERATIONAL

Total Revenue Stream 75,263,424.40$     Enhanced Operational Funding for Uptown Greenwood20%

Tax Rate 2% Countywide Tourism Promotion 55%

Tax Revenue 1,505,268.49$       Undesignated Pay-As-You-Go 25%

Debt Coverage 20% 100%

Revenue in Reserve 301,053.70$          CAPITAL

Total Available for Debt Service 1,204,214.79$       Library 15%

Term of Bond (Years) 15 Emerald Triangle 40%

Potential Bond Interest Rate 4.0% Streetscape Improvements 15%

Bond Amount ($13,566,698.75) Undesignated Countywide Capital Projects 20%

Undesignated Citywide Projects 10%

100%
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Why institute a hospitality tax now?  Greenwood is in a 

position of high growth in the food and beverage sector and is 
likely to reap that growth for years to come.  Several high 
profile quality of life and visitor oriented projects are on the 
verge of needing major capital infusions including the Arts 
facility, the Museum, the Theatre, and the Library.  Funding for 
these projects will need to come from the private sector for the 
most part but the public sector will be asked to assist.  This will 
provide a long term strategy to continue to enhance 
Greenwood’s position as a visitor location and will, more 
importantly, enhance the quality of life for Greenwood’s 
residents and prospective industrial investors. 

 

1. Greenwood is one of the last Cities and the County is 

one of a few that has not used this tax to fund major 

projects that will ultimately enhance the visitor appeal 

of the community.  Other regional communities 

including Greenville, Aiken, Anderson, Columbia, and 

Ware Shoals have adopted the tax to fund similar 

projects to what is being discussed in Greenwood. 

  

2. Greenwood County’s “eating and drinking places” 

currently account for $107 million dollars in annual 

sales.  At the same time, consumers living in 

Greenwood County only have the capacity to spend 

$71 million dollars a year in eating and drinking places.  

Assuming that Greenwood County’s residents spent 

ALL of their capacity for eating and drinking places 

inside Greenwood County then the community is 

gaining $36 million in sales from OUTSIDE Greenwood 

County.  On this conservative assumption, one dollar in 

every three originates from outside Greenwood 

County.  A food and beverage tax would equal out the 
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demand placed on services from outside residents 

coming in for the restaurants that exist in the 

community. 

 

3. The most important aspect of this scenario is that both 

the City and County of Greenwood can cooperate on a 

series of important projects for the future of the 

community using a revenue stream that will a) increase 

over time, b) will be equally shared by residents and 

consumers coming in from the outside, c) will 

ultimately enhance the appeal of Greenwood as a 

visitor destination and create a more stable 

environment for the very businesses that are charging 

the tax. 

 

 

• Partnership Alliance develops a financing plan 

The very first step in the implementation process will be for 
the Partnership Alliance to create a financing plan to 
include: 

➢ A description of the conditions existing within the 
City Center that require a public funding strategy 
including a statement as to why the hospitality tax 
scenario is necessary to bring private investment 
into the City Center. 

➢ A projection of total investment responsibilities of 
both the public and private sectors of all the 
projects included in the City Center Plan. 

➢ A detailed description of the hospitality tax scenario 
presented in the City Center Plan including the 
existing tax revenue stream, description of projects 
funded by the hospitality tax, and the distribution of 
revenues between the individual government 
agencies. 

➢ A bonding strategy and payback timetable based 
on existing funding streams. 

➢ A projection of private development ultimately 
created by the use of public hospitality taxes 
including increases in tax base over time as well as 
the benefit each individual government agency. 

➢ A study of how other communities have used 
similar funding strategies and how these have been 
successful in increasing the tax base of the 
community. 
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➢ A statement as to the continued healthiness of the 
hospitality revenue stream including projected 
increases over time. 

The Partnership Alliance will first use this financing plan to 
approach the individual boards of the various implementing 
agencies and stakeholder organizations to build support for 
the plan.  Ultimately, the Partnership Alliance will present 
this financing plan to the City and County Councils in order 
to lay the background necessary for each Council to make 
a decision on the feasibility of such a funding strategy. 

 



 

City Center Master Plan • Page 42 

• Pursue a Tax Increment Financing District 

The City should pursue a Tax Increment Financing (TIF) 
District for the Uptown Area.  TIF districts are an innovative 
tool in South Carolina used by cities and counties to help 
pay for various public improvements within a 
redevelopment area.  These areas, due to various physical 
and economic conditions, have not experienced new 
investment and are in danger of becoming “blighted”. 

TIF financing is a redevelopment activity where the 
community pays for public infrastructure improvements 
with the increase in tax base caused by new investment.   
Taxes are not raised within a district, but whenever new 
investment causes an increase in tax base, that increase is 
used to fund the public projects. 

Whenever a TIF district is approved by a local government, 
the existing tax value of all real property in the district is 
tabulated and certified by the tax auditor.  All taxing 
authorities will continue to receive taxes based on this 
initial value, but whenever new investment occurs in the 
district, this “increment” above the initial value is used to 
issue tax increment bonds and pay for projects identified in 
a redevelopment plan. 

Redevelopment projects eligible for TIF monies include 
publicly owned projects such as street improvements; 
water, sewer, and storm drainage facilities; parking 
facilities and structures; new construction; and other 
projects. 

TIF districts will last until all bonds have been retired and 
redevelopment projects have been paid for.  The adopted 
redevelopment plan will state the proposed duration of the 
plan which will depend on the terms of any Tax Increment 
Bonds – usually 15 or 30 year bonds.  An initial TIF bond 
must be issued within five years of establishing the district. 

 

Mid Term – 2006- 2009 

• Create an Urban Economic Development Office 

The Partnership Alliance should create an urban economic 
development office that will handle major investment 
projects in the City Center.  The office will work with key 
property owners and developers, will facilitate land 
acquisition and disposition, and will manage incentive 
packages for new investment and redevelopment within 
the City Center.  Although it would be a position specifically 
geared toward City Center development, the office would 
coordinate its work with other economic development 
functions of the Partnership Alliance, the Chamber of 
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Commerce, the City, and Uptown Greenwood. 

 

• Issue first Tax Increment Financing Bond 

The TIF district will have been completed as an early goal, 
but bonds cannot be issued until there is a revenue stream 
to pay for the bonded projects.  As a mid-level action 
strategy, once there has been enough new investment to 
create revenue, the City should issue a first series tax 
increment financing bond.  This bond can be used to help 
pay for various streetscape improvements, Maxwell 
Commons parking structure, and the Uptown Square. 

 

Long Term – 2010-2015 

• Examine second series Hospitality bond for continued 
improvements 

As hospitality revenues continue to increase in 
Greenwood, second series bond issues can be considered 
for additional projects such as removing the “landing strip” 
lanes, completing streetscape improvements along 
Edgefield, and streetscape improvements on Main 
between Uptown and Lander and Self Regional 
Healthcare. 

 

• Examine second series Tax Increment Bond 

As new investment continues to occur in the City Center, a 
second series Tax Increment Bond should also be 
considered.  This bond could be used specifically for 
continued parking improvements such as structured 
parking. 
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2.5.4 The Strategy Board 

The attached “Strategy Board” summarizes all of the projects 
indicated in the master plan into one document to be used by 
the various groups that will be implementing the plan.  The 
strategy board divides the projects in several ways: 

 

• Goals 

Each of the plan strategies and visions are outlined in the 
strategy board.  It is important to remember the ultimate 
marketing and development strategies that each project 
supports.  Of course, each of these strategies is linked with 
one another, but failure to achieve any one goal does not 
negate the ability to achieve others.  

 

• Responsibilities 

The strategy board presents suggestions for organizations 
or entities that will be responsible for leading the 
implementation of each of the projects.  These are color-
coded and need to be continually reviewed.  While an 
agency may be assigned lead role for implementation, 
each of these projects should be pursued through 
partnerships. 

 

• Time Frames 

The projects are divided into three time frames.  The first 
series of projects are demonstration projects that should 
begin immediately.  These will be completed within the first 
two years after the plan is adopted.  The second set of 
projects is labeled “next steps.”  Some of these mid-term 
projects are more advanced while others are continuations 
of projects that began during the initial period.  These mid 
term projects should be completed within the following four 
years.  The final series of projects are long-term or plan 
completion projects.  
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Insert Strategy Board 
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Appendix A: Strategic Assessment of 
City Center Greenwood, SC 
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Appendix B:  A Market Assessment of 
City Center Greenwood, SC 
 
 
 
 
 
 
 
  


