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PLAN
SUMMARY

The city of Greenville and Greenville county
have grown and changed considerably since
2000. The population of the county is now
over half a million, having risen by nearly 40%.
The city's population has grown by over 25%,
reversing declines of the late 20th century.

What about the next 20 years? g

Growth is very likely to
continue, but how will .
Greenville grow?

~~
S~

INGVL20A0
GVL2040isa ™.
comprehensive ‘
plan that the
City of Greenville A
can use to shape all
its growth and

evolution over the

next two decades.

'
1
1
1
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=== |sing GVL2040 to shape Greenville’s future is about making
decisions that consistently reflect...

the community’s
core values and
the principles for
acting on those

Enterprising

Taking risks to improve
our community

Using everything
at our disposal

[incinire)

Relying upon and
valuing diverse
perspectives

Taking bold
action, even when
difficult

the community’s
priorities and
the outcomes it
wants to achieve

Preserving as much
as 35% of remaining
vacant land to protect
Greenville's quality of
life and environment,
and to

X% L
facilitate a M
new way of )

growing.

Ensuring that at least
10% of all new housing
is income-restricted

to provide
access to . ‘ >
high-quality ﬂ *
affordable

housing—an increase
over current levels.

Making a range of
appealing and safe
mobility

options & 3
possible k
along

Greenville's major
corridors to reduce
dependence on cars.

a willingness to
work for what
Greenville wants
to be, and the
ability to adapt
Knowing that to achieve

ambitious goals will
take resources, resolve

a new way
of growing

arh(

Continuing to grow
the population and
economy, and doing
so in @ manner that

booﬁ[s for doing things

quality differently, =
of life, and an / e ?
creates ability O 1|
value to to adapt O ~ O
pay for as conditions 9
community priorities, change.

and limits negative
side effects. This
means:

Embracing a
traditional, higher- @
density urban form
and using itas a
model for growth

in community nodes
distributed across
the city.

Strengthening and
preserving existing
neighborhoods,
including

careful infill
development

that adds variety
and inclusiveness
to neighborhood
housing.

The choice to consistently uphold
what the community values, what it
prioritizes, and how it wants to grow
will put Greenville on a path towards
becoming a more vibrant, sustainable,
equitable, and accessible city.
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INTRODUCTION

The Greenville that we know in
2020—the thriving hub of the
Upstate and a place recognized
internationally for its quality of
life—can seem inevitable, an
unavoidable product of its location,
natural heritage, history, and culture.

But today’s Greenville—vibrant

and beautiful—was by no means

an inevitability. Certainly not 50
years ago, when the city’s industrial
economy was struggling and features
recognized today as tremendous
assets, such as downtown and the
Reedy River, were in serious trouble
if they existed at all. What transpired
over the past half-century to create

a dynamic and prosperous city was
not a cascade of happy coincidences
but a series of deliberate decisions
and choices made by the community
and its leaders—opting for courses of

action that often ran against the grain.

For every community like Greenville,
circa 1970, that dug itself out, re-
imagined and rebuilt its economy,
and did so to sustainable effect,
dozens did not.

In the 1970s, the community chose

to begin the careful and methodical
revitalization of a downtown in
decline when other cities were still
butchering their Main Streets. It
chose, in the 1980s, to embrace new
economic drivers and a cosmopolitan
outlook, when other cities reacted to
change by becoming risk-averse and
turning inward. It chose, in the 1990s
and the first decades of this century,
to boldly invest in its historical and
natural assets when other cities
engaged in insipid half-measures and
waited for others to test the waters.
Over five decades, Greenville pivoted
away from national trends and took
action far ahead of its time.

Greenville today is shaped by these
and countless other choices and those

choices have cumulatively placed

it in the driver’s seat of its own
future. The paths taken, in previous
decades, have given Greenville an
enviable range of options as it eyes
the next 20 years.

Having options will be important,
for Greenville is by no means

a completed work. Important
decisions and choices lay ahead
that will determine whether
people in 2040 will look back on
the preceding 20 years as a period
of progress or a time of missed
opportunities; whether Greenville
decided to continue to lead, through
continual improvisation, or became
complacent.
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I\ GVL 2040

OUR HOME. OUR FUTURE.

This comprehensive plan is, above all, a guide to help make these
decisions. Some of what lies ahead is foreseeable, like the imperative to
address the net negative value of sprawling, low-density development
formalized in the City’s current development code or the growing wealth
gap in Greenville between those at the top, those at the bottom, and—
increasingly—those in the shrinking middle. Not everything is foreseeable,
though, as the impacts of the COVID-19 pandemic make clear.

This plan—this opportunistic decision-making guide—will help Greenville
officials, residents, and business stakeholders make sound decisions for
the next 20 years when confronted with both predictable choices and the
inevitable unknowns. When these decisions are consistently based on an
understanding of what is important to the community, the probability of
achieving what Greenville wants to become in 2040 will rise.
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Quality of life

as the key to
community and
economic vitality

Just as today’s Greenville was no sure
thing when civic leaders in the 1970s
planned for what would become
today’s superb downtown—based

on what they saw happening in
successful cities across America and
around the world—economic vitality
well into the 21st century will not just
materialize. It will have to be earned.

That will require action to ensure that
Greenville’s employers want to stay,
and that the workforce they need will
remain highly skilled and well-suited
to the work being done here. It will
require action to ensure that we have
the entrepreneurial talent that will
invent, innovate, and create new jobs.
It means the assurance that we have
the infrastructure that will appeal to
businesses not currently anchored
here, but which may prove attractive
when they consider relocation. It
means Greenville has to be open for
business, so that as we grow we do
so in the kinds of profitable ways
that will ensure the City’s tax base
remains strong and can help pay for
community priorities.

GVL2040 is Greenville’s long-

range plan for growth. 150 years

ago, economic development meant
mining, planting, harvesting, and,

at a modest scale, making and
selling. 100 years ago it meant taking
raw materials and manufacturing
something from them, readying them
for sale and distribution. 50 years
ago began the last phases of the shift
away from unskilled labor to an
increasing reliance on knowledge and
service, and an equally increasing
consideration of impacts.

Today, knowledge and skill are

the indispensable ingredients for
high-performance computing,

rapid prototyping, medicine,

higher education, and advanced
manufacturing. In other words, the
basis for a strong economy is less
the presence of a rich vein of ore or a
stand of especially valuable trees than
the combination of a highly skilled
workforce and venture capital in a
desirable location that offers a high
quality of life.

GVL2040 is our commitment to
double down on the previous half-
century effort to make Greenville a
desirable place where people and
businesses want to be. To make sure
today’s vibrant and beautiful city
remains and becomes even more
vibrant and more beautiful, GVL.2040
provides a road map for Greenville
to attain an ever higher quality of life
and become ever more desirable to
the skilled workforce that businesses
require. By raising the bar higher and
higher, making our neighborhoods
more and more desirable, our
downtown more and more polished,
our neighborhood centers more and
more distinguishable, and our trails
and rivers and parks better and better
loved, entrepreneurs will want to stay
in and come to Greenville.

In this sense, GVL2040’s highest
priority is to positively impact the
single most important precondition
for sustained economic vitality in the
21st century: quality of life.
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Effective city planning begins
with the comprehensive plan
in which locally generated
core values are used to
operationally create a vision of
a locality's future quality of life.

Quality of life is a multifaceted concept
that includes physical, economic and
social considerations. These dimensions
are closely interrelated because economic
viability and growth require a sustainable
environment as well as first-rate services.
Conversely, maintaining a sustainable
environment and providing quality services
require economic viability. A properly

done comprehensive plan will provide a
policy direction and physical framework to
promote continued economic development,
consistent land use decisions, and other
public policy over the coming decades’

— Barry Nocks, PhD, FAICP

Professor Emeritus and Interim
Director of the Masters in Real Estate
Development program

Clemson University
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The community input behind the development of

Wh at does G ree nVi lle GVL2040 expresses a vision for growth and quality of

life defined by what Greenville values most, its utmost

want to be in 2 04 o ? priorities, and its commitment to doing the work

necessary to achieve what it wants.

GREENVILLE IN 2040 IS A

y (-
Decisions reflect our values o0, o,

We have been faithful in our commitment to be:

Resourceful Enterprising Inclusive Courageous

l\GVLZOZLQ»

OUR HOME. OUR FUTURE

Our values are put into N
practice through the application | r¢-
of our planning principles

We have listened to historically absent or ignored voices.
We have not harmed our assets without committed mitigation.

We have %pplled the “triple bottom line,” to take financial,
social, and environmental impacts into account and strive to
find the right balance.

We have set standards we can be proud of decades from now.
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PLAGE WHERE...

We grow in a manner that respects and builds from our assets while
helping us achieve significant progress on our community’s priorities

We have translated our growth into visible and
measurable progress on community priorities:

We have grown and developed in

a very intentional way:

Population and economic growth have

been directed to a series of mixed-

use, higher density nodes throughout —

the city that offer a range of housing
options, employment opportunities,
and services.

These nodes are connected to

each other—and to downtown,
the community's largest node—by
corridors that have mixed-uses and
urban form similar to nodes and offer
a range of appealing transportation
options.

Adjacent to these nodes and corridors,

our traditional neighborhoods have
been preserved and strengthened.
Appropriate infill development has
added to the diversity and affordability
of neighborhood housing while
retaining residential character.

Open Space and S o
the Environment

Directing growth to

mixed-use nodes and corridors
has been aided by our efforts to
set vacant land beyond those
areas aside as preserved open
space for recreational uses and
as natural buffers to enhance
quality of life and protect
environmental resources.
Investment in our nodes and
corridors has also generated
revenue to make land
preservation and management
possible.

Affordable Housing \(ﬁﬂ =
fert

Opportunities

The density and form of our nodes
and corridors has been essential
to make a sizable expansion of
affordable housing opportunities
financially possible, with at least
10% of all new housing units
reserved for income-eligible
households to ensure access to
high-quality housing in locations
with abundant services.

Transportation
and Mobility

The corridors connecting our nodes
have been carefully redesigned to
support walking, biking, and transit
as safe and appealing modes of
travel for all users. Our largest
nodes are also well-connected to
major population and activity
centers in the county.

Progress on our
priorities has
made our growth
sustainable by
making Greenville
more amenity-rich
and desirable to

a wide range of
households and
businesses.
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Whatis a

comprehensive plan?

A comprehensive plan is required of any jurisdiction in South Carolina that wants to

enact and enforce zoning and development regulations—the rules that apply to height,

density, setbacks, land use, and other physical or functional traits of new buildings.
This requirement ensures that these rules are grounded to an overall vision for the
community rather than arbitrarily and inconsistently applied from project to project.

How a comprehensive plan is produced, what it contains, and how it must be vetted and
approved are all guided by the Comprehensive Planning Act (SC Code Title 6, Chapter 29).

The comprehensive plan itself, however, is not a law and is not legally binding. Instead,

implementation of the plan occurs when the plan's vision for the future is faithfully
translated into ordinances, budgets, and the decisions made by elected and appointed
bodies that wield policy and decision-making powers.

Specifically,
implementation of
a comprehensive
plan is actively
occurring when the
plan is reflected in
the following:

Land Management
Code

Adoption of a
comprehensive

plan should

always be followed by
an update to the zoning
and development
regulations in the

land management
code so that rules
governing “what goes
where" and how things
look are accurate
reflections of the plan.
Recommendations in
the plan will guide this
process.

Transportation and
Infrastructure
>’/

con [i\

comprehensive
plan influences

how federal, a Q
state, and local
transportation and
infrastructure dollars

are allocated to improve
conditions, boost
capacity, or change how
infrastructure is used.

Housing Policy

Goals related =1
to housing can @
be realized =

through changes

to the zoning and
development code as
well as the allocation
of funds to encourage
specific types of
housing or housing in
specific locations.

Capital Improvement
Plan (CIP)

The CIPinvolves g
the annual

allocation of —
resources to pay for
improvements to City
facilities, equipment,
and infrastructure. The
comprehensive plan’s
vision and priorities
provide direction for the
CIP process.

Parks and Recreation

The CIP, .
general fund, ﬁ&o%
and zoning

code can all be used

to support investments
to or expansion of
parks and recreational
facilities that meet the
quality of life and land
management goals
expressed by the plan.

~~~~~

.

-

Small Area and
Corridor Plans

The
comprehensive Q Q
plan cannot— )
and should /\\p
not—provide

detailed direction for
what happens on every
block. But subsequent
area plans for specific
neighborhoods and
corridors should apply
the overall goals of the
comprehensive plan at
a more granular level.

Economic Development
Policy
Actions to
promote
economic
activity of specific types
and in specific places—
to create jobs, build

the tax base, or provide
desired services—should
be molded to reflect

the goals, trends, and
conditions described in
the plan.
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How to make use
of GVL2040

Implementation of a comprehensive plan, like GVL2040,

will not be a single event, it will not be accomplished
by passing one or two ordinances, and it will not be
achieved by getting through a list of projects. Rather,
implementation will be a commitment to a process by
which the values, principles, and priorities embedded
in the plan are actively considered and discussed
whenever decisions are made. The plan will remain

relevant, and its vision within reach, only for as long as it

[cHaPTER + I L UL
HOW WE WILL
MAKE DECISIONS

AN
o dEL

WHAT WE
KNOW

PART 1

e (&)

_____

influences the choices made on a routine basis by City
staff, elected and appointed officials, and partners of the
City of Greenville (public, non-profit, and private) who
share a commitment to the same vision.

To facilitate the use of GVL2040 as a decision-making
guide by City Council, boards, commissions, staff, and
others, Part 1 of this document is organized into four
chapters that individually and collectively contribute
to the plan’s overall vision for Greenville in 2040.

)

CHAPTER 4

OUR PRIORITIES OUR
AND THE PATH FORWARD
OUTCOMES WE SEEK

Greenville's core values,
and the planning principles
that flow from those
values, are the foundation
of this comprehensive
plan's role as a decision-
making guide. Chapter

1 provides an overview

of these values and
principles, what they
mean on a basic level,
and a primer on how to
apply them on a regular
basis. While the values
are defined in Chapter 1,
their meaning and how

to interpret them should
always be subject to
debate and conversation.

Greenville's recent past—
how it has been growing
and changing—and where
it might be headed are
described in Chapter 2.
This compilation of key
trends and conditions
analyzed during the
planning process provides
important background for
the choices to be made
about Greenville's future,
which include trends that
the community wants to
actively alter to produce
desired outcomes in 2040.
Monitoring these trends
going forward will be

an important part of the
implementation process,
especially to inform
potential shifts in priorities
or modifications to goals
and activities.

PART 2

Part 2 of GVL2040 includes supplemental information and context for a range of subjects and planning elements

The GVL2040 process
yielded a consistent
message, from the
beginning, about the
community's commitment
to continue to grow and to
achieve specific outcomes
around three issues

of utmost importance:
affordable housing
opportunities, open space
and the environment,

and transportation and
mobility. All three of these
priority issues are deeply
interrelated with each other
and tightly bound to matters
of urban form and design.
Chapter 3 describes these
relationships and identifies
measurable outcomes to
aim for on each issue.

Implementation is, by
necessity, a continuous
process of decision-making
and periodic adjustment,
Chapter 4 provides a
framework to organize
this work. It describes the
role of GVL2040 as the
focal point for planning in
Greenville going forward.
It presents three distinct
phases of implementation
and provides guidance on
action planning (within the
three-phase structure) for
GVL2040's priorities.

required by the South Carolina Comprehensive Planning Act.
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Background on
GVL2040 process

Developed over six phases during 2019 and 2020, GVL2040 has been guided
throughout by input from a large steering committee and the broader public to ensure
that the plan reflects community-wide priorities. Indeed, the priorities that have
emerged from the process mirror many of those of the City Council. For more detailed
information on public engagement activities, please see Part 2, Public Engagement.

Steering Committee

A steering committee of 42 individuals
(chosen from 226 applicants) represented
the citizens of Greenville and worked
closely with the City's planning staff and
consultants to guide GVL2040. Input
from this committee was supplemented
by regular interactions with a technical
committee of City staff

and by input received

during project updates to

the Planning Commission
and City Council.

INDIVIDUALS

Surveys

Greenville residents contributed ideas
and provided feedback on four surveys
during the planning process that resulted
in over 6,500 completed surveys. Survey
responses were especially critical in the
early process to identify Greenville's core
values and top priorities.

6,000

SURVEY
RESPONSES

I GVL20O/0

OUR HOME. OUR FUTURE
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Open Houses

In-person, interactive open houses were held in Greenville
neighborhoods in August and November 2019, and in February
2020, to provide information on the planning process, determine the
community's core values, educate the public on important trends,
and solicit feedback on different directions for

Greenville's future. During the pandemic, a virtual OPEN
open house was held to garner feedback on the

emerging plan. HOUSES

As Chapter 4 of
GVL2040's Part

1 suggests, the
process to develop
a comprehensive
plan that will
remain useful

to community
decision-making
over time never
actually ends.

It continues
throughout the
implementation
process, informed
by changing
conditions and
guided, whenever
possible, by the
community’s

core values

and planning
principles.
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Glossary of Terms in GVL2040

The following technical terms are found in one or more
places throughout this document and are compiled and
defined here to assist the reader with understanding core

concepts of the plan.

Term Definition Term Definition
Affordable housing Housing, whether rented or Development rights  The right to develop land by a
owned, that does not cost the landowner who maintains fee
occupant household more than simple ownership over the land
30% of their gross monthly income or by a party other than the owner
is considered affordable. This who has obtained the rights to
standard for affordability has been develop. Such rights usually are
in use since the advent of the expressed in terms of density and
Federal Housing Administration land use allowed under existing
(FHA) in the 1930s when lenders zoning.
found that default tendencies rose
sharply when a borrower's monthly
housing costs exceeded 30%. Growth Development that helps the city
absorb more population and more
economic activity. Growth that
Core value A deeply-held and widely-shared takes a mostly low-density form
belief that influences how a (see Urban form, suburban) has
community makes decisions. negative effects such as excessive
A plan that is rooted to core land consumption, traffic, and
values has a greater likelihood exclusive development patterns.
to have its planning principles GVL2040 is, in part, a response to
consistently applied and its vision negative effects of previous eras of
implemented. growth and proposes new growth
methods that will limit these side
effects and pay for progress on
Corridor In GVL2040, a corridor is a multi- community priorities.
modal transportation route
through the city that provides a
range of convenient connections Inclusionary housing  Affordable housing that is
between nodes and links existing integrated within a housing
neighborhoods to opportunities in development to create a
nodes. Corridors feature mixed- mixed-income residential
use development and densities environment. As the affordable
that reflect the character of units lower a developer's potential
adjacent nodes or neighborhoods. profit, achieving this requires
public intervention via zoning
requirements (currently prohibited
Density The measurement of the number in South Carolina), zoning

of housing units or people in a
given area (e.g., per acre or square

incentives, and/or subsidies.

mile) which may indicate levels of
activity and demand for services. Land management

regulations, or zoning

The duly approved, enacted, and
amended ordinance that controls
and regulates land use in the city.

18 GVL 2040 Comprehensive Plan for Greenville, SC | czbLLC December 2020



Term

Definition

Term

Definition

Missing middle

A term that has arisen in national
housing policy conversations

to describe housing production
systems that largely focus on
single-family homes or large multi-
family properties while ignoring
demand for products in the middle
(such as accessory dwelling

units and small multi-family
properties) that add variety to the
local housing supply. Revision

of regulations that hinder the
production of these housing types
are the object of missing middle
strategies.

Open space

An area or portion of land,

either landscaped or essentially
unimproved, which is used to
meet human recreational or spatial
needs, or to protect water, air,

or plant areas. Open space can
include green space (such as
parks, gardens, or cemeteries),
playgrounds, schoolyards, public
plazas, and vacant lots.

Mode (transportation)

The way that an individual travels
or is transported within a city, such
as driving, carpooling, walking,
biking, public transit, etc. Mode
selection is often measured in
terms of how a person gets from
their home to a job but can also
refer to errands and other personal
travel.

Planning principle

A rule that governs how decisions
are made by translating values into
specific actions or standards.

Small area plan

A detailed development plan for a
specific area or district that applies
the vision and planning principles
from a comprehensive plan at a
localized scale.

Node

A compact, walkable, and mixed-
use activity center or hub where
an increased concentration of
residential, employment, retail,
transit, and other uses are located.
Uses in a node may be mixed both
vertically and horizontally.

Urban form,
suburban

The spread-out and low-density
physical patterns, layouts, and
structures in a city where streets
and adjacent development

sites are designed primarily to
accommodate the use of the
automobile with little consideration
to other modes of travel (e.g.
pedestrians, bicyclists, transit, etc.).
Example: Woodruff Road.

Urban form,
traditional

The dense and compact physical
patterns, layouts, and structures
in a city where block size and
structure are scaled for easy
pedestrian use, streets connect in
a recognizable pattern for efficient
travel choices, fronts of buildings
are distinct from backs, and the
public and private realms are
carefully integrated. Example: Main
Street.
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PART 1

VISION,
PRIORITIES,
AND PLANNING
FRAMEWORK
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EEIXEEEY  GREENVILLE'S CORE VALUES AND PLANNING PRINCIPLES

HOWK/ =
—\WILL
MAKE
“CISIONS

Greenville’s Core Values
and Planning Principles

[ K 2 [ ] O
Wt f
Decisions big and small that impact the Greenville
community will be made on a daily basis by City
staff, elected officials, and appointed bodies—and
by a variety of agencies and organizations beyond
City Hall. Some decisions will involve matters
that can be anticipated well in advance, such
as how to redesign a major corridor that will be
due for reconstruction in three years. Others will
involve issues that arise without warning, such as
a development proposal for a controversial site, or
the need to trim budgets by 10% in the midst of an
economic downturn.

On what basis will all of these decisions be made? Will each
one be made in a vacuum? Is it possible to have thousands
of decisions that will pull Greenville in roughly the same
direction—the direction it wants to pursue?

An agreed-upon set of core values and planning principles
are the surest way to achieve consistent and coherent
decision-making across a variety of seemingly unrelated
issues. They are durable guideposts that will aid in the
evaluation of whether an action does or does not align with
what the community believes in and is trying to achieve.

The core values and planning principles presented here were
developed early in the GVL2040 planning process to serve as
a foundational framework for the plan.

Core Values ---------==-==-====mmmmmmmmmmmmomoee

Our core values are deeply-held,
widely-shared beliefs that serve as @
building blocks for our vision of the ‘

future. They reflect what we are willing
to defend and fight for. 000 o0,

being an
Community

Taking risks, having initiative, and charting our own
course is part of our history. The decisions we make
should continue to reflect that we are willing to lead
by example and confront our challenges with a spirit
of inventiveness and proactivity.

being a
Community

We believe that the community as a whole succeeds
when we strive to make the most of our greatest
strengths and assets - from human capital, to natural
assets, to our history and heritage.

We further believe that the prosperity of individuals
and families in our community is advanced by the
preservation and enhancement of the elements of
our environment and cultural heritage that make
Greenville unique.

being an
Community

The decisions we make must strive to include

as many voices and perspectives as possible to
ensure outcomes that are more equitable and just.
The decisions we make should strongly establish
Greenville as an inclusive and welcome place to all
its citizens.

being a
Community

Our community has demonstrated an ability to make
bold decisions that may have been difficult in the
moment but that put the community in a position to
succeed well into the future.

e must consistently demonstrate such courage
going forward and truly commit ourselves to issues
we say are important.
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> Planning Principles

Our planning principles are a basis for making decisions about our

community that align with our values, our vision for the future, and -

the strengths that we are building from. -
-

Aligned with our values, vision and strengths

Listen to historically absent or

ignored voices

Inclusive and well-rounded decisions are based on ) .
perspectives and knowledge from throughout the .
community and lead to a broad sense of ownership -
for the choices made. This means actively seeking = PN
diverse voices and making those voices partof 777 2l

formal decision-making processes. ~ =m-sd

Do no harm to our assets without
committed mitigation

Community assets are a source of our prosperity and
quality of life and we should strive to preserve them.
If anything we do puts an asset at risk, we should re- Q)
think our actions or make sure that risks to the asset are
properly mitigated.

Apply the “Triple Bottom Line”

We do ourselves and our community a disservice
if we consider the impacts of our decisions too
narrowly. Instead, we should look at a combination
of financial, social, and environmental factors and
achieve as much balance between the three as
possible.

Q)

Financial

i R4 social é

Environmental

Set standards we can be proud of
decades from now

We have traditionally set a high bar for our community
and should continue to do so. Holding ourselves to
high standards builds pride within the community,
expresses pride to others, and ensures the durability of
the investments we make.

GV e L

W f——

While these values and principles

have broad application beyond the
implementation of GVL2040, they have
informed all components of this plan.
And as the implementation process
proceeds, a continuous reference to the
values and principles will be important
to ensure that the details behind any
given policy or project reflect these
long-term commitments.

While general definitions of each
value and principle are provided
here, they are a starting point—not an
endpoint—to understand the meaning
of each value and principle. To have
an ongoing dialogue about what

these mean and what fidelity to them
will require should be viewed as an
essential part of this plan’s decision-
making framework.
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\ihautliEl  GREENVILLE'S CORE VALUES AND PRINCIPLES

Choice the
community
is facing

How our values and principles inform decisions

Application of the community's values and principles will be about dialogue
and debate. Questions need to be asked about proposed developments, policy
shifts, opportunities that unexpectedly appear, investment decisions, or any other

choice the community may face. Do they reflect our values and are they in line
with our principles? There may or may not be clean and simple answers, but
to intentionally raise them and think them through keeps them front and

Core values are
our starting point
and shape our
planning principles

CORE VALUES

________________

Enterprising

Taking risks to
improve our
community

Resourceful - §
Using everything .
at our disposal

Inclusive -
Relying upon and '
valuing diverse
perspectives

_______________

Courageous

Taking bold
action, even
when difficult

center as tools to help make consistent decisions.

PLANNING PRINCIPLES
Do no

Listen to harm to
historically our assets Aeply the
absent or without Triple

voices mitigation
Financial
_____ Social

_____ S":\ Environmental

_____

Planning principles are rules that govern what we
do and help us translate our values into actions

Set
standards
we can be

proud of
decades
from now

R
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______

How our values and principles are likely to be tested with GVL2040 D.‘ B4

By intent, GVL2040 is a decision-making guide for a community capable of coping

with the inherent tensions of competing priorities and the ever-present reality of

having to pay for what a community says it wants,

|s the
community
willing to pay for
what it says are
priorities?

The goals of more
open space, more
affordable housing, and
greater mobility are

so broadly acceptable
that they may seem like
platitudes. Achieving
these goals, however,
will require serious
policy and funding
commitments.

Enterprising

Resourceful
Inclusive

Courageous

Our values

will only mean
something if we
stand by them.

GVL2040 grounds these
open space, affordable
housing, and mobility
aspirations in the
community’s values—
values that will be tested
every time a goal requires
policies or resources
Greenville currently
lacks.

We said we want to be
inclusive..we must prove it.

We said we want to preserve
some of our remaining open
space..we must actually pay
for it.

We said we want better and
more equitable mobility
options..we must do what
is necessary to make that
happen.

Fidelity to our

values will be

tested by how we
make decisions —
every day.

When resources are
inadequate to realize a
stated goal, will we cut
something else from our
municipal budget and
disappoint some people in
the process, or will we raise
taxes and anger others?

Fidelity to our values and
our stated goals will be
tested every time a new
project is considered by
the Planning Commission
and every time funding for
a project is considered by
City Council. No project
will ever satisfy every
community goal, so
imperfect proposals will be
put in front of boards and
commissions to evaluate.

Specific examples of
decisions Greenville is likely
to face as implementation of
GVL2040 proceeds include:

We have said that being
inclusive is a core value and
that affordable housing should
be fairly distributed across the
city. If new zoning incentives
give greater density and profit
to developers in exchange

for affordable housing, what if
a developer asks to pay into

a fund to support affordable
housing elsewhere rather than
integrating the units within their
project? What then? Is this a
worthwhile trade-off?

For GVL2040's node and
corridor growth model to
work, around 40 acres per year
must be acquired at a cost of
$5 million. What happens if
City Council concludes it will
not raise taxes and will not

cut existing programs? In that
case, acquisition of less than
40-acres per year would be the
first consequence. The second
would be lower land values in
the nodes. The third would be
fewer resources for affordable
housing. What then?

_________________________________________________________________________________________________________________________________
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EEIXAEE] CRITICAL TRENDS AND CONDITIONS

WHAT
WE KNOW/

Critical Trends and Conditions

The 2010s were a
decade of considerable
growth and change for
Greenville. The city’s
population expanded, the number
of jobs ballooned, and significant
new development occurred in many
parts of the community. These
general trends and conditions

were analyzed during the planning
process to inform GVL2040 and
the community’s vision for the next
20 years.

!

7}

But growth has had a wide range of
impacts beyond population counts,
job numbers, or building permit
volumes. As public input during
the planning process made clear,
Greenville residents have paid close
attention to the effect that growth
has had on a wide range of issues,
especially open space and the
environment, affordable housing
opportunities, and

. For that reason,
trends behind these
issues were also S
carefully analyzed %
to provide a basic Py
understanding of el
where Greenville
has been and where
it might be going.

This section of GVL2040 presents
key findings of some of the most
important trends that have shaped
Greenville in recent years—around
growth in general as well as issues
prioritized during the planning
process. It also describes the possible
trajectory of some trends going
forward if Greenville does nothing
different and lays out some of the
unknowns that the community
should be prepared to address
through this plan’s decision-making
framework.
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(e, J\a1:8 8 CRITICAL TRENDS AND CONDITIONS

What do we know about how Greenville has been growing?

Recent population growth after decades
of stagnation

Greenville’s 20th century population peaked

in 1960 at just over 66,000. The population then
declined by 10,000 between 1960 and 2000, with the
steepest drop occurring between 1960 and 1980—a
period of disinvestment that is still felt in some
neighborhoods.

The rebound since 2000 has been especially sharp
since 2010, with population estimates suggesting
that the city has grown by 10,000 and achieved an
all-time high population of over 68,000. The 2020
Census will confirm how much the city has actually
grown.

While the city’s population may be at an all-time
high, its share of Greenville County’s population

is now just 13%—down from 35% in 1950. This
reduction in population share is a reflection of over
50 years of rapid suburbanization and growth in the
county.

Levels of education have increased, and
so have family incomes

In 1990, there were as many adults without a

high school diploma in Greenville as there were
adults with a bachelor’s or advanced degree.

That has changed dramatically over 30 years due

to generational transition, a changing economy,

and the influx of skilled workers. Today, half

of Greenville adults over age 25 have at least a
bachelor’s degree—a rate that far exceeds the
national average—and only 10% of adults lack a high
school diploma or GED. This change is at the heart of
Greenville’s recent economic success.

This shift in educational attainment in Greenville is
reflected by income. During a period when incomes
eroded in many of America’s deindustrializing
communities, the median household income in
Greenville kept pace with inflation. For family
households—which are more likely to feature
multiple wage earners—median income has
grown well in excess of inflation and is now over
$71,000. Stable and growing incomes translate to
consumption of housing, services, and everything
else that people buy with their earnings.

|
City of Greenville's Population Since 1950

66,188 68,563
58.161 61,208

I I 58,242 58,282 gg o0y 58,409 I

1950 1960 1970 1980 1990 2000 2010 2018

City’s share of Greenville County population
35% 32% 25% 20% 18% 15% 13% 13%

Source: US. Census Bureau

|
Change in educational attainment of Greenville adults since 1990

% of adults with...

...no more than 48% 47%
a high school diploma 50%
40%

| 29% | 29%
30%
28% ﬂ 20%
10(7()

0(7()

..at least a
bachelor’s degree

..without a
high school diploma

1990 2000 2010 2017
Source: U.S. Census Bureau
|
Change in Household and Family Income Since 1990
$71,487

Median family $61,148
income e
(in 2017 dollars)

$64,472 $64,925 O)

Median household () (s —— —
income = 48,984
(in 2017 dollars) $47:272 $48,428 e $
1990 2000 2010 2017

Source: US. Census Bureau
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Growth in young adults and
“young seniors”

The median age in the U.S. has
increased between 2000 and 2017 from
35.3 years to 38.0 years. Greenville’s
median age, by contrast, stayed the
same over that period and is over
three years below (or younger than)
the national median.

Beneath the stability of the city’s
median age, there were notable
changes in age distribution. There was
growth in the share of the population
comprised of young adults (ages 19-
34), but also a decrease in the share

of school-age children—suggesting
that many young adults were not yet
having kids.

The other age group that grew in
share since 2000 was adults between
55 and 74 — empty nesters and people
at or nearing retirement.

These trends reflect a longstanding
pattern between the City of Greenville
and Greenville County—namely,

that families with children represent

a higher share of county households
(32% in 2017) than city households
(22% in 2017).

Age Distribution in the City of
Greenville

Age
Range 2000 2010 2017

0-19 23.9% 23.0% 21.4% =

19-34 26.6% 27.4% 29.2% *+

35-54  27.0% 25.8% 24.2% =

55-74 14.3% 17.4% 19.8% +

75+% 8.0% 6.5% 53% =

Median 34.6 34.6 34.6
Age

Source: U.S. Census Bureau

Decline in city’s Black population alongside rapid suburban growth

A notable exception

to recent population . . n .
growth in the City of Change in Black Population of Greenville City

Greenville has been and County Since 1910

the decline in the
B2 Gl S0 Pl a1t 0 et ——
which has fallen by
2,500 (or 13%) since
2000. This is not a
new trend, however.
The number of Black
residents in the city =~ ~-o2e e e
has been flat or in
decline since the
1960s.

Indeed, since 1970,
the Black community 40000
in Greenville County

has grown and

suburbanized in in City of
ways that mirror the Greenville
wider population.

In 1970, the Black
population in the
city and surrounding
communities was
about even. Since
then, the Black
population of

in County
(outside city)

Gree{nville County S S 8 S 8 8L g8 8 € &

outside the city has 2 9 9 9 9 9 2 9 9 8 8 5

grown from 20,000 to

over 70,000. Source: U.S. Census Bureau

Today, more than

80% of Greenville Median Household and Family Incomes for

County’s Black Greenville's Black Population, 2017

residents live

outside the city and Median

have substantially income of
. . Black

higher lncom}?sl Median _Median ] families

on average, than . income of Income o

those who live in incoma of Black housaholds $43,895

the city. In 2017, the Black amities $33,643

median income of households  ¢39 £92 2

Black families in $26,082

Greenville County

(including the city)

was 35% higher

than the median

for the city’s Black

families.

City of Greenville Greenville County

Source: U.S. Census Bureau
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Greenville is the region’s economic center

Greenville is the center of gravity for the broader Upstate’s demographic and economic
growth over the past two decades. Among Upstate’s ten counties, Greenville County is
both the largest by population and the largest single contributor to the region’s economy.
Greenville County is home to about a third of total Upstate population, but it accounts for
more than 40% of the region’s gross domestic product (GDP). This is because Greenville
County is the most productive Upstate county on a per capita basis. The county’s per
capita GDP—roughly $60,000—is over 40% higher than in the rest of the region.

Upstate South Carolina Population, 2001-2018 /ﬁ\

1,600,000 Greenville
"""""""""""""""""""" County

1400000 Balance of

™~ © N ® O S o N
I 88388583 T22R
S D ST OO oSO oSS OSOT OSSO ST ST OSSO S
NN N AN NN NN NN NN NN NN NN
|
Upstate South Carolina

Population, 2018

£

514,213 964,445
Greenville Balance of
County Upstate

Source; Bureau of Economic Analysis

|
Upstate South Carolina GDP, 2001-2018

$808 Greenville

$708 Balance of
Upstate

S 2888888832
S O ST O o oSO ODT OSSOSO ST ST O S S
NN NN AN NN N NN NN NN NN N
|
Upstate South Carolina
GDP, 2018
$30.9 billion $41.2 billion
Greenville Balance of

County Upstate

Source: Bureau of Economic Analysis

Upstate South Carolina
Per Capita GDP, 2018

s

Source: U.S. Census Bureau and the Bureau of Economic Analysis

Balance of
Upsiete NN 42668
County $6°'1°4
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Job growth reinforces city’s position as a
regional employment hub

The beating heart at the center of Upstate’s most productive
county is the City of Greenville, which has been leading the
way in the development of jobs during the 21st century. While
the city is now home to only 13% of the county’s population,
it has 41% of all county jobs, a share that has risen since 2002.
Total jobs in the City of Greenville grew 30% (or over 26,000
positions) between 2002 and 2017, which included a strong
resumption of growth after a dip during the Great Recession.

Sectors that experienced the most growth included health
care, administrative services, and the financial sector — three
sectors that tend to offer higher than average wages. Rapid
growth also occurred in sectors tied to tourism and consumer
spending, where wages tend to be lower.

Alongside rapid growth in many sectors came decline in
such areas as retail trade and manufacturing. The formerly
dominant manufacturing sector in the city now represents

less than 4% of all employment. 115,806

8oz 94548 o113 I

2002 2007 2012 2017

Jobs Located in the
City of Greenville

City's share of Greenville  39% 38% 37% 41%
County Jobs

Source: U.S. Census Bureau Longitudinal Employer-Household Dynamics

Economic Sectors Showing
Notable Job Growth or

Decline Since 2002 Jobsin  Change

2017 Since 2002

Health Care and Social Assistance 20,999 90%
Administrative and Support Services 19,900 68%
Finance and Insurance 6,750 64%
Arts, Entertainment, and Recreation 1,744 59%
Accommodation and Food Services 11,067 58%
Retail Trade 11,456 -9%
Manufacturing 4,021 -16%
Wholesale Trade 3,007 -17%

The strength of the local economy has
translated to a recent building boom

The City of Greenville permitted almost 10 million

square feet of new development over a five-year period
(2014 - 2018). This 10 million square feet includes 1,200
new residential (single-family and multi-family) and
commercial structures that have been or will soon be built
— many of them on previously vacant lots. Altogether, these
projects amount to more than 5,000 new residential units.

Permits Per

e R S
Block Group _
Year Total Square Total Project # of # of
Total Footage Value Buildings Units
2014 1,415,188 $116,508,674 206 939
2015 2,999,385 $257,451,453 282 2,041
2016 1,798,429 $151,043,310 256 1,078
2017 1,284,719 $163,534,652 226 883
2018 2,488,326 $288,731,895 284 1,268
TOTAL 9,986,047 $978,259,984 1,254 6,209

Source: City of Greenville
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What do we know about open space and the environment?

Greenville has an expanding and
increasingly well-connected park
and trail system

—d

Source: City of Greenville

Investment in parks and trail development has been consistent over the years by way
of ongoing maintenance, updated park infrastructure, and improved recreational
programming. In 2018, 10% of the City’s total budget was allocated to the Parks and
Recreation Department. Most recently, the City committed $35 million in tourism-
generated taxes for the creation of the 60-acre Unity Park. In addition, one of many
ongoing collaborative efforts between the City and the County includes the 22-mile

Swamp Rabbit Trail, which has seen more than five miles of trail added since 2010.

Greenville's
Green Space:
Recreational
Land and

Cemeteries Inclusive of parks,

Greenville City golf Ciourses, t(a/ls,
Total Acreage and cemeteries,

B Golf Courses 18,430 > 1,133 acres of green

|__ Community Recreation/Parks ! space exist within

- Cemetery - Green Space ;gfg"%/ ;g?t?lcec(gglr?st

g o
===+ Greenway Trail total area

Total

Acres
Golf Courses 392
Community Recreation/Parks 706
Cemetery - Green Space 9
Greenway Trail 26
(+/-15" wide easement for 15 miles within city)
Total Green Space 1,133

New development activity is most apparent in
the east and southeast areas of the city

The city lost 1,300 acres of undisturbed land to new
development between 2001 and 2016. More than 75% of
the 1,300 acres was previously evergreen or deciduous
forest land and much of this was concentrated in the
east and southeast areas of the city. 1,300 acres of new
development equates to approximately 7% of the city’s

total land area.

Land Cover Category 2001 2016 Change in % Change
Acres Acres Acres
SHRANK 9,483 8,175 -1,309 -14%

Forest lands, wetlands, and

developed open space (e.g., lawns,
park areas, vegetation planted for
recreational or aesthetic uses, etc.)

EXPANDED 9,199

Developed land (low, medium, or
high intensity)

10,480 1,281 14%

Source: U.S. Geological Survey, National Land Cover Database

Degree of
Change in
Land Cover,
2001-2016
- Significant Change

. No Change
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The city’s tree canopy coverage is
reduced almost proportionately to
the amount of new development

Whether it is the infill development of a single lot

that has been de facto open space in a longstanding
neighborhood or the ongoing efforts to build out a large-
scale development such as the Verdae master planned
area, the loss of trees and native vegetation is most acute
for those who live in the immediate area or pass by the
development site on their daily commute.

This map illustrates, in red, the areas of the city where the
loss of tree canopy is most significant. While there are a
few pockets of increased tree canopy coverage (green),
there was a net loss of tree canopy coverage in the city
between 2011 and 2016.

2011 - 2016

Tree Canopy
Percent
Change

Decrease &------=-----=----------oo > Increase

%0

%00L+ I

Source: U.S. Geological Survey, National Land Cover Database

Vacant land is a commodity
increasingly difficult to find in
Greenville

Currently, 15% of the city’s land area (not inclusive of
designated parks, golf courses, trails, or cemeteries)

is vacant land zoned for development. Of this vacant
acreage, 63% is zoned for commercial development, 29%
is zoned for residential development, and 6% falls under
other zoning districts. Generally, vacant land can be
easily developed and presents likely locations for future
development within Greenville.

Land Use Category Acres Parcels

Residential Vacant 810 2,357
Other Vacant 161 8
Total 2,710 3,254

Vacancy by
Land Use

- Residential Vacant

| Commercial Vacant

- Other Vacant

Source: Greenville County Real Property Services, Assessment and Land Use Database
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What do we know about housing affordability?

Housing values and rents have been rising

Data from the American Community Survey shows that
rents and home values have both increased over the past
decade at a pace that exceeds the rate of inflation.

The typical owner-occupied home in Greenville had a
market value of $255,600 in 2017, up from $183,500 in 2010.
Adjusted for inflation, this represented just under a 25%
increase in value. Rent on a typical apartment in Greenville
rose from $667 to $866 over the same period—a 15%
increase when adjusted for inflation.

These increases reflect growth in demand due to
population and job expansion, as well as the addition of
newly-built homes and apartments that typically exceed
median values and rents due to the costs of construction.

Median Value of All
Owner-Occupied Homes

$183,500 in 2010 $207,200 in 2014

$250,000 is equivalent to is equivalent to
$205,600 in 2017 $215,104 in 2017 o
| o
$200,000 ‘ 1 o
: : : )
g R
$150,000 8 N #r
n [y
M o
N
$100,000 g #
$50,000
50 L .
Source: US. 2010 2014 2017
Census Bureau
Median Gross Sl 2
Rent of ALl $667 in 2010 is equivalent to
Rentals equivalent to $804 in 2017
$748in 2017
$800 LU g
........ ,‘I -4
~ #
$600 N r
()
O
R4
$400
$200
S0 . : :
2010 2014 2017

Source: Multiple Listings Service (MLS) data from Greater Greenville Association
of Realtors

Recent home sales pinpoint areas with the
steepest price increases

Mapping recent average sale prices of single-family detached
homes shows a significant range in price by area. For example,
average prices between 2017 and June 2019 in downtown and
some adjacent areas have exceeded $650,000, while areas along
the Augusta Road and Parkins Mill Road corridors have exceeded
$450,000. In other areas, such as Nicholtown and Overbrook,
average prices remain below $250,000.

In terms of percent change in sales prices, downtown, West
Greenville, and some areas adjacent to North Pleasantburg Drive
have experienced the biggest increases since the mid 2010s.

Average Sale

Price, 2017-19

|_ Less than $250,000
|__ $250,000- $324,999
[ $325,000-$449,999
[ $450,000- $649,999
I $650,000 or More

% Change in Average
Sale Price, 2014-16
to 2017-19

L -09%-74%
L 7-5%-29.9%
| 30%-49.9%
- 50% - 74.9%
Il 75%-137.8%
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The typical apartment and home
in Greenville remains affordable to
median income earners

While home values and rents have risen

at paces that exceed inflation over the past
decade, it remains true that median rents
and home values are affordable to median
income earners. In 2017, a household earning
the median income for renters would have
paid just under 30% of their income on rent
(considered the threshold for affordability).
Meanwhile, the income of a typical
homeowner household is close to the income
required to purchase a house at median value,
though a gap has widened since 2014.

Median Rental
Affordability

I 52200
o

o
©
&y
)
(5]
&

2010 2014

Source: U.S. Census Bureau

- $26,680
B 0

v Lo
|

Income
required to
afford
median rent
in Greenville

Actual
median
income of
renters in
Greenville

I 54510

2017

Median Home
Affordability

&
) o
3 S
o @
w I

2010 2014

| Gy

Income
required to
afford
median
house in
Greenville

Actual
median
income of
homeowners
in Greenville

o
o
35
@ N
N ©
N
I“

2017

=
e

But many renters -~

. 2017 Rental

are feeling a Affordability gD O
i Gaps 1 afe
squeeze, especially Number of Number @ @

. Rental Units of Renting ‘
thﬂse Wlth Iower AEorldable at H%usleholds RENTAL
. thi in thi
Incomes Income Range |:'3:zarlw’]cgoeme " Ignngceome UNIT GAP
The fact that the median Less than 2,018 4,535 -2,517
renter can afford the $20,000
typical apartment in
Greenville does not gﬁj’ggg to 1,886 1229 657
mean that many renters :
are not struggling. $25,000 to 4,565 2,235 2,330
In particular, those $34,.999
making less than
$20,000 continue to face ?5‘000 i 4,758 2,708 2,050
a shortage of around el
2,500 affordable rental $50,000+ 2,425 5,330 -2,005

units, placing a cost
burden on many of
those households and
households just above
them on the income
scale.

Source: czb analysis of data from U.S. Census Bureau

Households that earn under $20,000 can
afford rent of $500 or less, but there are
fewer apartments to rent for $500 than
there are households in that income range.
Many low-income households spend more
®e®e on rent than they can afford.

Most apartments in Greenville rent
between $500 and $1,250 and

are affordable to households that
make $20,000 to $50,000. But
these households may be feeling

a competitive squeeze from lower
and higher income renters who have
trouble finding rentals in their own
price range.

]

aaa Households that make $50,000+

can afford rent of at least $1,250.
But those units are far less common than
the number of renters who can afford
them, pushing many of these renters into
competition for lower priced units.

And prospective homebuyers that make less than $50,000 have

shrinking options in the city

The median income for all households in Greenville—inclusive of households

that own or rent—is just under $50,000. For households that earn that much (two
full-time workers each earning $12 per hour, as an example), an affordable home
purchase price is $150,000, or three times the household income.

Of the single-family detached homes sold between 2014 and 2016, 22% sold for
$150,000 or less. Between 2017 and June 2019, the share of homes sold in that price

range dropped to 8%.

2014-16 —> 2017-19

22% 8%

Single-family Single-family
detached homes detached homes
that sold in that sold in
Greenville for Greenville for
$150,000 or less $150,000 or less

Source: Multiple Listing Service (MLS) data from Greater
Greenville Association of Realtors
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EEIXAEE] CRITICAL TRENDS AND CONDITIONS

Commuting Patterns

2002 77.773 people
commuting in for work

The number of jobs within the city .j,¢
grew by 30% between 2002 and
2017, but the number of Greenville .
residents who had jobs within the 89,021 jobs
city remained flat. The result was 11,248 held by Greenville
a significant increase in commuter residents

volumes, with the number of non-
city residents who commute into the

city rising from 77,773 to 104,551. . )

. ';lv 15,237 Greenville
Simultaneously, the number of residents commuting
Greenville residents who commute out for work

outside of the city for work also
increased, from 15,237 to 17,858.

104,551 people
2017 commuting in for work

=

115,896 jobs

11,345 held by Greenville
residents

l:iv 17,858 Greenville
residents commuting

out for work

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics

Driving alone is how 80% of city residents get

to their jobs — up from 73% in 2000. Most of that
growth has come at the expense of carpooling
and walking and is likely indicative of both

the prevailing convenience of driving alone

and the increasingly complicated geography

of employment in the Greenville-Spartanburg
region—where businesses and people have
greater flexibility in where they locate today than
they did decades ago.

Working at home remains a small part of the local
employment picture, but one that is likely to grow
quickly for some types of jobs as communications
technologies continue to advance.

Primary Means of Travel to Work for
Greenville Residents

2000 2010 2017

Many major streets and highways
have experienced substantial growth
in daily traffic counts since 2011. In
particular, traffic counts have increased
by more than 30% on several streets
in and around downtown Greenville,
the Verdae Boulevard area, and the
Haywood Road corridor.

A key part of this trend is the
growing number of cars

in Greenville County,

estimated to have risen
by 70,000, or 26%,

since 2000.

a Drove alone 734%  773% 80.9%
2011-2018 Change
ﬁ Carpooled 140%  80%  77% in Traffic Counts
Q Public transit 11% 10%  12% = Flat or Decreased
1% -10%
.§ Walked 7.8% 77%  36% 11%-20%
4 21% - 30%
(90 Bicycle 02%  03% 07% = 31%-40%
e 41% - 50%
t:ér Worked at home 2.4% 4.8%  4.6% e 51% - 100%
e |ncreased by
More Than 100%
Source: US. Census Bureau Source: South Carolina Department of Transportation
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Average travel time to work

for Greenville residents has
increased by less than a minute
since 2000 and now stands at
17.5 minutes. Two-thirds of all
workers complete their trip in
under 20 minutes, and the share
of commuters traveling for more
than 30 minutes has increased
slightly from 14.5% to 15.3%.

These numbers suggest that
the transportation network
in general, and roadways in

particular, have been mostly successful in absorbing
growth in traffic volumes. They may also hint at the
ability of local workers to manage the length of their
commute through the choices they make in terms

of where to live or work. While not all households
have such flexibility, relatively few are forced to

commute long distances.

Travel Time to Work for City of Greenville Residents

2000 2010 2017

D. D

20% 16%18% 2" 157"
3%
26%
44%
44%
46%
Under 10-20 20-30 30+ min.
10 min. min. min.
Mean Travel Time 2000 2010 2017
16.8 174 175
minutes minutes minutes

Source: U.S. Census Bureau

Roadway Level of Service (LOS) Rating
Bes I e e > Worst

A B C D E

Source: Appalachian Council of Governments

The stability of commute times since 2000, despite considerable growth in
traffic volumes and workers who choose to drive, is a testament to many
things — especially the road network’s existing capacity to absorb more traffic
and the ability of transportation engineers to eke out more capacity through a
variety of tactics (road widening, synchronization of signals, etc.).

Modeling performed by the Appalachian Council of Governments, however,
suggests that current growth trends will result in more and more intersections
and road segments becoming choked and gridlocked by 2030 and 2040. Areas
with a Level of Service (LOS) score of D, E, or F — indicating volumes that are
nearing, at, or beyond capacity — have remained limited in number in recent
years but will multiply and affect several important corridors by 2040.

O Red circles on maps=Area with D, E or F rating
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EEIXAEE] CRITICAL TRENDS AND CONDITIONS

Analysis of recent trends and conditions aids in the identification of priorities for coming
years and understanding problems that need to be addressed. Some of these trends can
be extrapolated forward to see what might happen if change continues on its current

course and nothing is done differently.

Probabilities 2020-2040

Greenville County and the
city will continue to grow

Over the past two decades, Greenville County
Greenville-Spartanburg has Population

been one of America's fastest > 736,000
growing metropolitan areas /

in terms of both population

and jobs. The region's Long 520,000

Range Transportation Plan

and Greenville County's 2019

comprehensive plan both

expect this to continue—

and both project that

Greenville County will have

approximately 220,000 more 2020 Y 2Q40d
people in 2040 than in 2020. (estimatechi s (projected)

This means that the City of
Greenville will very likely continue to grow as it absorbs
some portion of the county’s new residents.

By how much might the city grow? If the remaining
vacant acreage in the city is built out according to
what is allowed by the current land management code,
it would top out at around 94,000 residents according
to analysis performed for GVL204o0. If this happened

by 2040 and the projection for county-level growth is
accurate, the city would maintain its current 13% share of
Greenville County's population.

\WHAT DON'T WE KNOW?

Projections are educated guesses based on past
performance. If the regional economy slows down during
the 2020s (if BMW shrinks its footprint, for example,

or the economic fallout from COVID-19 is prolonged)
population growth could be slower. If climate change
forces resettlement from coastal communities to Upstate,
it could actually be faster.

Supply of undeveloped land
is diminishing

The foreseeable
trend on open
space is clear: as

population grows,

the amount of
parkland and
preserved open
space, per capita,
will inevitably
decline unless
additional land

is preserved.
With most of
Greenville's
vacant land
currently zoned
for development,
opportunities

to add to the
inventory of

land off-limits to
development will
be quite limited
unless more
preservation is
actively pursued.

%.% -

Square feet of parkland
and preserved open space
per capita

BASELINE ®

TREND:

Amid a
growing
population,
less-green
space and
preserved
open land
per person.

2010 2020 2040

WHAT DON'T WE KNOW?

Just because land is zoned for development does not
mean it will inevitably be developed—but the probability
is high if current population projections for the county

pan out.

If population growth slows down, development pressures
could fall. In that event, declining land prices could also
make greenfield development more attractive than
redevelopment, leading to faster sprawl despite lower
growth rates (a common occurrence in the Rust Belt).
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Greenville could grow faster or slower than expected, and technology will almost certainly
change cities in ways that cannot be anticipated today. This is why it will be essential
to monitor trends closely and use GVL2040’s decision-making framework to adapt as

necessary and in ways that ring true with Greenville’s values and its vision of the future.

The number of
households per
residential acre is a
prime indicator of
housing demand
and price trajectories

A 4.0 @~ BASELINE . 1.4
because growing TREND: process. And if
demand is needed to population and job
make density profitable. 20 growth continue, more 1 .
The foreseeable cars on roughly the
trend for Greenville is 0 same number of roads
continued growth given 2010 2020 2040 is the foreseeable 1.0
performance of the past trend. 0
decade. Squeezing more 0.8 BASELINE
At the same time, the ) capacity from existing y TREND:
trend line for inequality Reserved ﬁfforQable !i“'ts infrastructure has kept
in the housing market is 100 R S commute times from 06
likely to worsen. Despite rising dramatically
recent commitments .~0\ and minimized the
to affordable housing, ) number of areas 0.4
affordable units as BASELINE where gridlock occurs.
a share of all units is ) TREND: Adding capacity and/
projected to be ona Housing or slowing the growth 92
declining—or at least inequality is in vehicle miles
flat—track unless increasing. traveled are the only .
additional commitments ¢ ways to maintﬁin, if 2010 2020 040
are made. not improve, those 1 4
2010 2020 2040 conditions.
WHAT DON'T WE KNOW? \WHAT DON'T WE KNOW?

Households per
residential acre

Slower population growth would likely flatten some of the
recent trends on housing prices and rents, which would
ease affordability pressures for some households—but
probably not for households making under $25,000, who
would struggle in almost any housing market.

Faster population growth, of course, would heighten
demand pressures; however, the quantity of vacant land in

Greenville County is a major pressure release valve, making
it unlikely that pricing akin to the Bay Area or New York City

would ever be possible.

The experience of
congestion was
one of the clearest
frustrations aired
during the planning

Millions of vehicle miles
traveled per lane mile

Much is unknown when it comes to transportation
over the next two decades. What will be the impact of
driverless cars? Will technology solve traffic jams? What

does the future hold for fixed-route public transportation?
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CHAPTER 2

CRITICAL TRENDS AND CONDITIONS

Scenarios for the next 20 years

Based on an
understanding of
existing conditions,
community priorities,
and the likely outcomes
if Greenville were to
make no changes to
existing development
policies, three scenarios
were developed to help
the community choose
between alternative
paths to 2040.

The community's stated
desire to continue

to grow and the
projections of growth

at the county level
meant that continued
growth was assumed

in each scenario. The
differences lay in how
Greenville might grow—
staying on prevailing
land consumption and
development tracks,
steering denser growth
into specific locations,
or a combination of
denser growth and
preservation of a
portion of remaining
open space.

PIRN
«\Q,l
|J)§

SCENARIO #1

‘Stay the
course’
of recent
decades, more
or less, by

growing on
vacant land
according
to existing
zoning and
building
codes.

Qw9

SCENARIO #2

Steer growth
to higher
density nodes
and coridors
while also
developing
remaining
vacant land as
in Scenario 1.

Qw9

SCENARIO #3

Steer growth
to higher
density nodes
and corridors
as in Scenario
2 while setting
aside a portion
of remaining
vacant land
as preserved
open space.

1 All three scenarios assumed that 10% of all new housing
' units would be affordable, while Scenarios 2 and 3 '
i accounted for upticks in transit investment that would be |
enabled by higher density development.
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The assumptions behind all three scenarios
were modeled to project how each path
might affect population growth and key
metrics around housing, transportation, and 2040
open space. The results were evaluated
and discussed by the GVL2040 steering
committee and by the public during a
February 2020 open house.

Greenville
Today
ey Distinguishing Characteristics el SCENARIO #1 SCENARIO #2 SCENARIO #3
N/
Population 66,000 94,000 128,000 113,000
e 13% 13% 17% 15%
o, eldants living 448,000 642,000 608,000 623,000

Total housing units

Households per
residential acre

% of housing units
affordable through
income restrictions

r of affordable
g units available
h income

ions

City’s share of Greenville 41% 31% 32% 31%
County jobs

Millions of vehicle miles traveled per
lane mile

Vehicle miles traveled
annually per household

Square feet of parkland
and preserved open space
per capita

Broad consensus emerged around a hybrid scenario that combined
aspects of Scenario #2 and Scenario #3. There was support for higher
density growth in nodes and along corridors as a means to boost housing
production and the total volume of affordable housing units, as well as
provide the densities needed to support a wider range of transportation
options. There was also support to preserve open space, especially if

it could be done in a way that would support—and not compete with—
affordable housing goals.

These choices resulted in further land use and financial modeling to

inform the preferred vision for 2040—with specific outcomes to achieve Pref_erred Scena_rio was a
and a framework for growth that will make those outcomes possible. hybrid of Scenario #2 and
Scenario #3
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EEIESEFY OUR PRIORITIES AND THE OUTCOMES WE SEEK

QUR ==
ORIORIT

- SE

Issues That Matter Most and What Progress Will Look Like

When asked about the “big things”
that Greenville had to get right

in the coming years, three issues
consistently rose to the top
throughout

the GVL2040 o
planning |
Process: open
space and the
environment,
affordable
housing opportunities, and

Wt

As the analysis presented in Chapter
2 demonstrates, all three issues

have been affected in some way

by the manner in which Greenville
has permitted, if not incentivized,
growth. By flagging these issues

as priorities, residents expressed
concerns that existing patterns of
growth would exacerbate trends

they have experienced in some

form firsthand or through family,
friends, and neighbors—of noticeable
increases in the cost of housing, of an
ever-decreasing supply of open space
in the city, of busier roads and limited
options for those without cars.

Also consistent throughout the
GVL2040 planning process was the
message that Greenvile residents do
not see these trends as a reason to
put the brakes on population or job

T

|: f
AND [ HE
C)UTCQ\QESk

growth. Rather, the community
expressed a willingness to continue
to grow and to absorb a substantial
share of Greenville County’s

future growth—if growth can be
used to make significant gains

on Greenville’s priorities and not
worsen already costly trends.

These choices—to continue to grow
and to make a commitment to
progress around the three priority
issues—provide a general direction
for decision-making in Greenville
and are critical components of

the vision for 2040. Moreover, the
specific outcomes sought from
these choices provide a basis to
measure progress and design
strategies that will make these
outcomes possible.
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OUTCOMES TO SEEK ON GREENVILLE’S PRIORITIES

Continue to 50~ V¥
grow. Absorb as : T‘E@
many as 20,000 OPEN SPACE AND THE AFFORDABLE HOUSING
of the 90,000 ENVIRONMENT OPPORTUNITIES

new households

Cf

Preserve as much as
35% of Greenville's
remaining vacant land

cf

Make at least 10%
of all new housing
units affordable

county by 2040
and continue

to host at least
40% of all jobs in
Greenville County.

projected for the |

-------- Achieving these outcomes will result in additional outcomes, including a more

Accomplishing goals for
continued growth while

making significant progress

on Greenville's priorities will

not be possible if historical

patterns of growth and

development are continued.

livable and economically competitive city where growth is sustainable

Find more detail on these outcomes starting on page 50

Instead, a different approach to Greenville’s
urban form will be needed to make these goals

a possibility.

I

This new approach would steer much of Greenville's new growth
into NODES that would be connected to each other, downtown
Greenville, and traditional neighborhoods by CORRIDORS.

This type of urban form would unlock Greenville's potential
to continue to grow and make major strides on its priorities.
It would also support the preservation and strengthening of

Greenville's existing neighborhoods.

NODES

In the context of GVL2040, a node
is an area that evolves over the
next 20 years into a mixed-use

CORRIDORS

Corridors are the major
streets that connect nodes
to each other, to Greenville's

community hub that features traditional neighborhoods, and
3 e
N housing (some of it with income- to established nodes such as
D ) B L1 restrictions to achieve affordability downtown Greenville. They are
I . I goals), employment opportunities, designed to safely support a
and a wide variety of retail, services,  range of travel options and are
? N, and community functions. lined with new development—

Nodes have a traditionally-scaled
urban form of four- to six-story
buildings and feel like miniature
versions of downtown Greenville.
Careful design of the streets and
public spaces, as well as an average

density of 30 housing units per acre,

create a vibrant atmosphere that
enables walking, biking, and higher
levels of transit service as desirable
alternatives to cars.

where appropriate—that is of a
scale and density similar to the
nodes.

As with the nodes, corridors will
evolve over time and will often
replace obsolete infrastructure
and development that reflect
eras of low-density suburban
expansion.
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OUR PRIORITIES AND THE OUTCOMES WE SEEK

Greenville’s
priorities and
goals cannot be
isolated from
one another
and treated as
independent
categories of
work. They are
interconnected
in fundamental
ways with each
other and with
Greenville’s
physical form.

For that reason,
implementation
of GVL2040

will not be a
matter of simply
completing a
laundry list of
projects. Rather,
it will require

a commitment
togrowina

new way and

to regard each
priority as

an essential
contributor to a
coherent vision.

GROWTH AS USUAL

GROWTH PATTERNS THAT SUPPORT GVL2040°S VISION

Most of
Greenville’s
2,100 acres

of vacant land
are zoned for
develorment
and will absorb
much of the
future growth.
Ready supply of
vacant land holds
down land value

per square foot,
making low-density

development ,"‘
feasible. Q
¥

WHERE CAN
DEVELOPMENT HAPPEN?

NOT
HERE

HERE| HERE

ERE
ERE

Little if any vacant
land is actively
preserved.

SK OPEN SPACE GOALS
: CANNOT BE MET

Land supply is
constrained by
preserving some
vacant land

and carefully
steering growth
to designated
nodes and
corridors.

Land becomes more

valuable per square
foot, making higher

densities more feasible |

and lower
densities
less feasible.

WHERE CAN
DEVELOPMENT HAPPEN?

]

Growth is
absorbed while
a substantial
portion of vacant
land is preserved
as open space or
parkland.

% D/ OPEN SPACE GOALS
. BECOME POSSIBLE

NOT
HERE

Realizing Greenville’s goals depends on
WHERE and HOW Greenville grows.

Why is this the case?

WHAT CAN BE BUILT?

Developers continue to build
at low densities on remaining

vacant land. |

Low densities and the
resulting low revenues
lead to limited volumes of
new affordable housing.

M AFFORDABLE HOUSING
GOALS CANNOT BE MET

WHAT CAN BE BUILT?

Developers build at higher
densities in nodes and along
corridors that are suited for
this type of growth.

Regulations are set to
encourage heights of 4 to 6
stories to achieve optimal

revenue per square foot for
developers.

Sufficient revenue
is generated to
help cover the
cost of affordable
housing units
within new node

and corridor
developments. @

) AFFORDABLE HOUSIN
o) 1 :

GOALS BECOME POSSIBLE
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CEOS g ko largely separated outside <59

3 stories generates

nsufficient of downtown Greenville &P
dorelopers o o e and a few other areas 1 %§

g < ™)
Lower densit Land uses continue to be 2% )
y o o %j%g

inclusion of affordable

housing units and reflecting suburban-style
insufficient tax revenue

TR e land use patterns.

affordable housing Cars remain a necessity for the
and other priorities. vast majority of work- and errand-

related trips, which adds to traffic
volumes and congestion. Densities

\ remain too low to support
—_— ~ walking, biking, or transit as viable
alternatives.
@ N Alternative modes of travel

feel unsafe or inconvenient for
most people.

TRANSPORTATION AND MOBILITY
GOALS CANNOT BE MET

Nodes are connected Existing neighborhoods are
z . i i 4 i H ﬁ
ggser;gg%sv gptci[ rggrg/tdggs A well-i ntegratEd system % A C A gzlejse Czer‘;le?}:’ tdoc;ﬁgzofﬂgﬁz ’sntoli‘k:
average density of 30 dwelling of nodes and (.‘:OITIdOI'S residents bem;ﬁ: gggfnnsoe‘;:icgz gr
units per acre. The density allows Greenville to ER S oen
supports economically vibrant . th t k
nodes with services and retail grOW !n Wways that ma e_ space.
\tX/h/le generating tax revenues s|gn|f|cant progress on its ‘ N
o pay for land preservation joriti bl ‘ Additional
and transportation goals. priorities possibie. parks and
Higher densities and mixed uses glglfl’;g%c&iﬁity
in nodes and along corridors of life for all
create concentrations of jobs, Greenville
services, and other amenities residents.

throughout the city. Dependence
on cars Is reduced, other modes
become safer, and improved
transit becomes financially
realistic.

Walking, biking, and transit become
viable and desirable options for travel
within and between nodes.

/ TRANSPORTATION AND MOBILITY Getting Greenville's urban form right
[ oats econe possisie Sl L e
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EEIESEFY OUR PRIORITIES AND THE OUTCOMES WE SEEK

How might a node/corridor

framework emerge in Greenville?

In many respects, Greenville already has a functioning network of nodes
and corridors, with focal points of commercial or institutional activity
connected to each other and residential neighborhoods by major streets.
Moving in the direction envisioned by GVL2040, then, is less about the
determination of where nodes and corridors should exist and more about
the selection and adaptation of the ones that already exist in some form
and are best suited for the higher density, mixed-use urban forms that will
allow Greenville to grow while achieving its goals around priority issues.

At a broad level, considerations that inform identification of the most
adaptable nodes should include, but not be limited to, transportation
infrastructure capacity, land availability, the quality of the built

environment, localized market strength, and historic growth patterns.

A comprehensive review of these factors during the GVL2040 planning
process provided a starting point to identify node locations with the
most potential and allowed for a more detailed level of analysis that

looked for the following:

Areas that, due to
their local context,
exhibit the potential to
better serve adjacent
neighborhoods and
possibly outlying
neighborhoods if
properly redesigned.

Areas that collectively
exhibit a widespread
geographic
distribution and are
relatively accessible to
all residents no matter
where they live in
Greenville.

Presence of
underutilized land
that can be developed
to serve the needs of
nearby residents.

UNDERUTILIZED

Presence of vacant
commercial
buildings that
warrant revitalization
efforts.

Areas generally
situated along

major transportation
corridors and in
locations where
increased density
should not negatively
impact neighbors.

A map of potential nodes and
corridors, that resulted from
this analysis, was presented
and utilized during steering
committee meetings, open
houses, and in an online survey
to garner feedback and was
subsequently refined. This
completed map illustrates the
distribution of these potential
nodes and the corridors

that connect them—areas

that together, and with the
recommended urban form,
could successfully absorb
20,000 new households over the
next few decades.

It is noteworthy that each
potential node is different in
terms of its local character, its
demographics, its potential to
grow, and its scale. A secondary
and more detailed planning
effort, such as a Small Area
Plan, should be completed for
each potential node to further
determine suitability for the type
of urban form recommended
by this plan. Such efforts

would tailor a mix of uses to

the individual circumstances

of each location. These Small
Area Plans should outline a
growth strategy, show how
transportation and other local
amenities may be improved,
specify variations in the mix

of land uses and intensity of
activities within each of the
nodes, and carefully knit each
node into the surrounding fabric
of the city—to include careful
transitional planning between
the nodes and adjacent
traditional neighborhoods.
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Village
of West
Greenville

&)

Academy-
Pendleton
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. Potential Nodes
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OUR PRIORITIES AND THE OUTCOMES WE SEEK

The new urban form will be about
more than just density

Growing Greenville around nodes and key corridors
will require a physical form that is currently
uncommon in Greenville outside of downtown.
Many of these areas exhibit typical auto-centric
design where the focus is on moving automobiles.

Street designs that
[ accommodate all users

Land uses are compartmentalized, strip plazas and - .:# g5y
other buildings are setback far from the street, and e TE o = e
large parking lots line the street frontage. Density is . il l p #
low and buildings are generally one or two stories. 2o il b .
As discussed previously, continued growth while Ty R
making significant progress on Greenville's priorities .

will not be possible if this pattern of growth and k

development continues.

The optimal urban form for Greenville's emerging

nodes and corridors requires higher densities, with

an average of 30 units per acre and building heights 2

of 4-6 stories. But it must also look, feel, and function t? i -ﬁ
j o

like traditional urban space. Beyond density, this

requires the thoughtful integration of numerous ﬁ 3 Ii; '! o

ingredients, from street design, to the placement
of parking, to the ways that mixed-use buildings s
address the public right-of-way. . ; *'.1

— Mixed-use buildings that engage the street
- retail/commercial on lower floors

Off-street parking behind
buildings or underground

— Sidewalks, street trees and
other streetscape amenities

On-street parking on
connecting streets

Parks, plazas, and
greenspace

How the right urban form and density could be achieved over time

Example: Laurens Road

Today, Laurens Road is a typical auto-oriented
suburban corridor. The roadway was designed to
move private automobiles with little consideration
given to pedestrians, bicyclists, or transit users.
Although a sidewalk exists along the curb, few
people would want to walk there. The street is
fronted by large parking lots with buildings set
back far from the street. Land uses are primarily
commercial and retail. This suburban form is a
result of land development regulations not unique
to Greenville. Many suburbs across America have
regulations that produce the same thing.

Codifying this new urban form in the City's land

use and development regulations begins the
transformation of nodes and corridors. As land
preservation efforts elsewhere in the city constrain
the land supply, pressure to redevelop underutilized
sites will grow. The allowance of additional density
and height make redevelopment more attractive. New
mixed-use buildings with first floor commercial and
retail uses that engage the street and upper floors
that include mixed-income housing and offices. The
increased density enables investments in greater
transit service and amenities. The corridors and nodes
take on a new look, feel, and vibrancy.
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Great Cities are Made of Great Streets

How other communities are

For a city to have vibrancy and sense of A .
place, it is crucial that it has great streets. maklng it happen

The public realm (streets and other public
spaces) and the private realm (buildings
and other private space) must seamlessly
integrate. The treatment of this “interface”
between the public and private realms is a
key ingredient in great streets.

|

1

<= Private Realm Public Realm mmpy-

Many cities
around the
country have
committed to
developing
= authentic urban

form outside

of downtown.
Columbus, Rochester, and Alexandria have
transformed once auto-centric corridors
into urban neighborhoods and districts
with an integrated transportation and land
use approach. They established goals

............... through planning processes, updated land
2040 ghp gp p

. development regulations, and set high
As growth continues, new development takes on a expectations. Contrary to common criticism
familiar urban form, contributing to the vibrancy and d P L Ift g thi h '
sense of place expected from city living. Greenville evelopers otten embrace this approac
sees the fruit from the seeds it planted two decades e llE ol EEE L Fje5|gn
prior. People of all ages and incomes find opportunity and approval process. More certainty equals

to live and work in Greenville. Complete dependency less risk. This not only benefits those who
on the car has diminished. Transit stops, trails, are building things but also cities and their
parks, and greenspace are accessible by walking or residents by bringing predictability and
biking. The community’s growth management goals authenticity to new urban development -
established in 2020 are being realized. development that meets community goals

through proactive planning.
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EEIESEFY OUR PRIORITIES AND THE OUTCOMES WE SEEK

'I'R A D E_ 0 FFS Achieving the desired outcomes around Greenville’s priority issues—and the overall vision of
GVL2040—will require a combination of policy and resource trade-offs. Just as growth must
pay for itself, so too must prioritized aspirations be accounted and paid for.

—— OUTCOMES FOR GREENVILLE’S PRIORITY ISSUES ——

WHAT N N
GREENVILLE £ % o A";‘n'z'.:’,ﬁ?ﬁg“‘.;‘iggg}es’

GETS.. OPEN SPACE AND THE ~ AFFORDABLE HOUSING ~ TRANSPORTATION 3#3 I.';tgoﬁw]fiec
ENVIRONMENT OPPORTUNITIES AND MOBILITY competitiveness

Outcomes become possible with the right urban form. This
) means the codification of higher densities in certain areas as a
step toward embracing a node and corridor growth framework.
It also means restrictions on development in other areas to
™. preserve open space and remove acreage from the supply of
e developable land.

n While change in the land management code will be part of
Iﬂﬂ".l-.l the work Greenville needs to do, the community must also

URBAN eschew decades-old development habits that have produced
| FORM sprawling low-density growth patterns—the antithesis of

GVL2040's vision.
WHAT
GREENVILLE
GIVES...

| RESOURCE Embracing a different urban form is necessary to achieve
COMMITMENTS GVL2040's outcomes—but it is not sufficient. Outcomes

become truly realizable with the right urban form and
resource commitments to activate progress. Advancement of
all three of GVL2040's priorities will require dedicated policy
work and funding at the local level, with assistance from
state and federal sources only when they align with what
Greenville is trying to achieve.

In some instances, this will mean finding new revenue
streams or enlarging existing ones. In other instances, this
will mean the advancement of GVL2040 priorities over other
potentially worthy goals.
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OPEN SPACE AND
THE ENVIRONMENT

OUTCOME

Preserve as much as 35% of Greenville’s remaining
vacant land

CONTEXT
2,700 acres in Greenville are currently vacant but

developable and account for 15% of all acreage. Parks,

trails, golf courses, and other green spaces cover

What else is Early Costs

needed to The acquisition of vacant land and
advance this development rights will need to begin
outcome? before mature nodes have time to

emerge and generate revenue—and
the emergence of nodes at proper
densities will depend on a more
limited supply of developable land. A
dedication of resources for acquisition
up-front (that can be covered by
revenue in future years) will be an
important activation ingredient.

Land Selection and Management
Planning
Developing criteria for suitable lands

another 1,133 acres, or 6% of the city's land.

How does
the node
and corridor
growth
framework
advance this
outcome?

Growing While Preserving

Encouraging higher density development in
designated nodes and corridors will allow
Greenville to absorb and benefit from new
growth while actively preserving vacant land.

Value Generation

The value of fully developed nodes and
corridors will greatly exceed the current
market value of those areas. Property and
other tax revenues generated by this growth
will help finance the purchase of land or
development rights and pay for long-term
land management costs.

How does the
achievement
of this
outcome
advance
the node
and corridor
growth
framework
and other
outcomes or
values?

Value Generation

Constraint of the supply of developable land
through strategic acquisition of land and
development rights will increase the value of
all remaining land in Greenville. So, too, will
the emergence of an expanded network of
well-managed open spaces and parkland.
These actions will promote greater densities,
make the inclusion of affordable housing
units more feasible within nodes, and
generate revenues to help pay for mobility
improvements.

Resourceful and Enterprising

The natural landscape is one of Greenville's
great assets. Actively setting aside land to
preserve key elements of this landscape will
help Greenville live up to its values of being
resourceful and enterprising with what it has.

to preserve will be a critical starting
point and will depend on how the
community wants to use and manage
the preserved land.

Based on 2020 fair market values of the 2,700 vacant acres
remaining in Greenville, acquisition costs can be expected to average
$120,000 per acre.

Assertive acquisition will be necessary during the early years of
implementation to ensure that the land economics in the nodes reward
density and that land preservation is well along before costs become
more prohibitive

Estimated cost to
preserve 10% of
remaining vacant
land (or 270 acres)

Estimated cost to
preserve 1% of

remaining vacant
land (or 27 acres)

Qo
$3.24M  S32.4M
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OUR PRIORITIES AND THE OUTCOMES WE SEEK

ffetd

AFFORDABLE HOUSING
OPPORTUNITIES

OUTCOME

Reserve at least 10% of all new housing
units for income-eligible households

CONTEXT

In 2020, 8.5% of all housing units in Greenville are
income-restricted to provide affordable housing to

eligible households.

How does Sufficient Densities

the node Inclusionary zoning is one way for

and corridor communities to integrate affordable units

growth into new housing developments. However,

f Kk this is not yet allowed in South Carolina. The

SElfslelr . node and corridor growth framework creates

advance this conditions where this can be achieved

outcome? voluntarily by allowance of optimal densities
(and revenues) within nodes to developers
willing to make a share of their units
affordable through income restrictions.
Supply Volume
Not only do densities of 4-6 stories and 30
units per acre make at least 10% inclusion
feasible, it also ensures that a substantial
volume of new housing (market-rate and
affordable) can be produced, thus boosting
the overall housing supply to keep up with
demand.

How does Inclusive Communities

achieving Achieving the affordable housing goals within

this outcome nodes will help Greenville live up to its value

advance of |n'clu5|on and ensure that t'he'noc'ies and
corridors truly reflect Greenville's diverse

the node ]

” population.

and corridor , ,
Allowance of appropriately-scaled infill

growth d . " X .

T evelopment in traditional nelght?orhoods will
also advance the affordable housing outcome

and other and the value of inclusion, especially by

outcomes or  ,qdressing the “missing middle’ in the city's

values? housing stock.

Access and Mobility

Creation of affordable housing opportunities
in close reach of employment opportunities
and with ready access to a range of travel
options benefits the residents of affordable
housing and the businesses that employ
them, while boosting the safety and viability
of alternative transportation modes.

What else is
needed to
advance this
outcome?

Remaining Gaps

To reach a 10% inclusionary goalin a
new housing complex, the prescribed
density for nodes and corridors will
help cover 50% of the subsidy needed
to develop an affordable unit. Another
25% can be covered by the owner
through slightly higher rents on the
market-rate units. That still leaves
25% of the cost (or roughly $25,000
per unit) that would need to be borne
through direct public subsidy. Pursuit
of an inclusionary goal above 10%
would require full public subsidy (at
$100,000 per unit) for every added
increment.

Affordable housing outcomes can be achieved through a combination
of means that address the gap between what it costs to build housing
and what lower-income residents can afford to pay.

$150k

Total
Development
Cost of an
850 sq. ft.
Apartment

Covered by form
— (higher densities)
' 50% of gap

Covered by direct
. subsidy from city
25% of gap

Covered by owner
via higher rents on
the market-rate
units

25% of gap

Covered by
income-eligible
renter

Portion that
a household
making $25,000

can afford

If 20,000 new housing units are added in Greenville by 2040, making
10% of them (or 2,000 units) affordable would require direct public
subsidy of approximately $2.5 million per year over 20 years. To go
above a 10% inclusion goal would require an estimated S5 million per
year over 20 years for every additional 1% increment.

The resources to cover housing costs can also be raised through
payments in lieu to the Greenville Housing Fund to support affordable
housing beyond nodes, such as in traditional neighborhoods. Wherever
the housing goes and however the resources are raised, this outcome
cannot be met without adequate coverage of financial gaps.
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OUTCOME

CONTEXT

How does
the node
and corridor
growth
framework
advance this
outcome?

How does
achieving
this outcome
advance
the node
and corridor
growth
framework
and other
outcomes or
values?

Density of Users

Population and job density are critical
ingredients for public transportation.
Without enough users, high levels of service
cannot be justified or financially sustained,
resulting in lower levels of service that

lack convenience for most potential riders.
Density is also important for pedestrians and
bicycles—creating an environment where
there is safety in numbers.

Supportive Infrastructure

The traditional urban forms of the nodes and
corridors—with well-designed pedestrian
and bicycle facilities—will establish settings
where walking, riding a bike, and taking
transit feel comfortable and safe.

Convenience of Alternatives

Density and a good mix of land uses makes
it naturally more convenient to walk, bike,
or use a bus. While stillaccommodating
car traffic, density also makes driving less
convenient, thus encouraging drivers to
consider other modes for some types of
trips.

Desirable Options

The node and corridor framework would not
function well if most people feel dependent
on their cars to travel within and between
nodes. Creation of genuine mobility options
allows people to select which mode of travel
is most convenient depending on the length
and purpose of the trip.

Inclusive Communities

Provision of a range of desirable mobility
options allows those who do not or cannot
drive to access jobs, services, and housing
opportunities with dignity.

What else is Capital and Operating Costs
needed to While density of users and tax
advance this revenues generated by nodes are
outcome? necessary to make a range of mobility

options possible—and are likely
sufficient in the cases of pedestrian
and bicycle infrastructure—they may
be insufficient to sustain high levels of
transit service. Depending on the type
of service, substantial up-front capital
costs would need to be covered as
would annual operating costs.

Costs to implement infrastructure and services along corridors to
facilitate higher levels of walking, biking, and transit use will range
significantly depending on the nature of the upgrades chosen.

One important cost consideration is the “catching-up” that Greenville
has to do for its current public transit service to reflect standards of
service and levels of investment in peer cities. As the Greenlink 2020-
2024 Transit Development Plan notes, upgrading existing bus service
(longer hours of operation, greater frequencies, and serving more
areas) is an ambitious, yet achievable, goal.

Operating Costs Capital Costs

Current: Immediate and short-term

$4 million per year (through 2029):

After catching-up: $18 million

$16 million per year Longer-term (after 2029):
$11 million

Catching-up on investments in infrastructure that supports pedestrian,
hicycle, and traditional bus service is a prerequisite for the pursuit of
advanced multimodal options along corridors connecting nodes and,
most importantly, connecting people to their destinations consistently
and reliably.

Potential Capital Costs for  Potential Capital Costs
Improved Pedestrian and  for Prioritized and High-
Bicycle Infrastructure on  Frequency Bus Services
Major Corridors: (such as Bus Rapid Transit):

PR $0.75 to $1.25 million $10 to $25 million

Having well-functioning nodes and corridors is also likely to depend on
good linkages to major population and activity centers in the county. A
combination of high-quality transit options and disincentives to drive
(including demand-based pricing for parking) will need to be carefully
coordinated by the City, County, and Greenville Transit Authority.
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OUR PRIORITIES AND THE OUTCOMES WE SEEK

How does GVL2040 balance
fiscal costs and benefits?

Getting Greenville's future urban form right and making strategic
resource commitments to GVL2040's three priorities will set Greenville
on a course to achieve its goals in a fiscally sustainable manner. Open
space preservation as a way to steer development to nodes—and the
creation of land values necessary to justify higher-density development
in the nodes—is needed for this growth model to function.

The exact costs to achieve these goals, as well as the potential revenues
to be derived from new development, will depend on a wide range of
factors and scores of decisions that this plan will aid the community to
make. Low-to-high cost estimates, however, can be made based on the
resource needs identified on the previous pages and the exact goals
that are targeted. At the same time, estimates for new value generated
by nodal development provide a basis for understanding the revenue
potential of this growth model.

a 15% of vacant land preserved 35% of vacant land preserved

10% of new units made affordable 12% of new units made affordable

CONNN
OLE

9 Q Full catch-up on transit capital costs Full catch-up on transit capital costs

Bike/pedestrian investments at high
end of estimate range for three
major corridors

end of estimate range for three

&D ,‘ Bike/pedestrian investments at low
)
{ " major corridors

Capital costs for prioritized, high-
Q FM frequency transit service on one frequency transit service on three
== "M major corridor (low-range cost major corridor (mid-range cost
estimate) estimate)

Capital costs for prioritized, high-

COSTOVER — $189 million
(or $9.5 million per year for 20 years)

S514 million

(or S26 million per year for 20 years)

COST ASSUMPTIONS

OPEN SPACE AND THE ENVIRONMENT

Land or development rights acquisition

Estimated at $120,000 per acre, with 2,700
vacant acres remaining

O

LOWER HIGHER

J> PRESERVE PRESERVE
15% 35%

$48.6 million  $113.4 million

Achieving proper
densities in nodes
becomes more
feasible as more land
is preserved

Acquired open space management costs,
including parkland development

e COSTS
parkland will vary in cost A
depending on the site and

plan, but $30,000/acre is a
useful approximation

Development of a portion
of preserved acreage as
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AFFORDABLE HOUSING OPPORTUNITIES

Public subsidy for
new affordable units
developed at a 10%
inclusionary rate
alongside market-rate
units within the node/
corridor framework

N

LOWER

Public subsidy for
new affordable units
developed in excess
of the 10% minimum
sought by GVL2040

HIGHER

Estimated at
$25,000 per
unit

If growth occurs
as projected
and 20,000
total new
housing units
are developed
in Greenville
through 2040:

e. ...........

$25,000 x
2,000 units

$50 million

Estimated at
$100,000 per
unit

Every
additional
1% achieved
above 107%
inclusion if
growth occurs
as projected:

............. . 9

$100,000 x
200 units

$20 million

TRANSPORTATION AND MOBILITY

Catch-up costs to bring Greenlink in line with
service levels provided by peer systems in
coming years

0 OPERATING CAPITAL
COSTS COSTS

$12 million  $29 million
more per
year

Capital costs to upgrade pedestrian and
bicycle infrastructure along major corridors at
approximately $0.75-$1.25 million per mile

s 4 Laurens, Augusta-Mauldin, and
(?i\) /’\ Pleasantburg Corridors

[’ " $11.25-$18.75 million

NODES AS VALUE
AND REVENUE

GENERATORS
S K

~
¥
s

Current taxable market value of
potential Greenville nodes:

$275 million

Estimated taxable market value of

potential Greenville nodes at build-

out to help accommodate 20,000
new households and maintain
the city’s position as a regional
economic hub:

$3.0-4.25 hillion

Capital costs to upgrade major corridors to
prioritized, high-frequency bus service at
approximately $10-S25 million per mile:

Laurens, Augusta-Mauldin, and
QI‘ .+ Pleasantburg Corridors

- $150-S375 million

!
S

Property tax revenue
Sales tax revenue

Business license and other
fee-based revenue

Enhanced borrowing
capacity for long-term
investments

Enhanced capacity to
match federal, state, and
private investments
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How do Greenville’s parts contribute
2 > collectively to GVL2040’s vision?

WADE HAMPTON BOULEVARD

‘
a

NORTH AND SOUTH PLEASANTBURG DRIVE
PENDLETON STREET

NS
Village R o .
of West 5
Greenville

e ’ oS0 Colnventlon
u‘) &2 B TN “Center
McAI Il

LAURENS ROAD

‘Ha ood

K
Academ y-
Pendleton s ter
- VSquare

'Pleasantburg Dr.

outh

S

AUGUSTA-MAULDIN

5 -
Downtown X lo——— FAIRFOREST WAY
Potential Nodes

Neighborhoods and Other
Developed Areas

Potential Corridors

Conestee-
Wenwood

Existing Green Space

1 I X

Potentially Preservable Open Space
(vacant land in 2020)
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While the node and corridor framework will play a crucial role in growth absorption and the

realization of GVL2040’s goals, all of Greenville will contribute to the vision in important ways.

Downtown

Downtown

Greenville

and the

Reedy River

remain the

crown jewels

they have

become in

recent decades, with downtown
continuing to serve as a hub

for economic and employment
growth. Future investments

and policies are shaped by the
Downtown Strategic Master Plan
(2019) and at a broader level by the
planning principles and priorities of
GVL204o0.

| |
Corridors ——

Greenville's
major corridors
transition from
being low-
density, car-
dominated, and
increasingly
congested
arterials to streets that function
more like traditional urban spaces.
A variety of mobility options—
walking, biking, transit, and cars—
appeal to users and effectively
handle the growing population.

—— w ey
Nodes = R

Nodes evolve
over the years

to become
traditional mixed-
use community
hubs that

absorb much = | A
of Greenville's

population and job growth, provide
significant opportunities for
affordable housing, and provide
employment and services to
surrounding neighborhoods. \Which
nodes emerge, the sequencing

of their development, and how
they grow will be shaped by
growth rates, the readiness of
redevelopment opportunities, and
small area plans that will guide
development at the parcel level.

Beyond the city
limits, these

% corridors are
collaboratively
planned by the
City, County,

and surrounding
jurisdictions. The
realization of “character areas”
and other goals of the County's
comprehensive plan are among
the guiding principles that
generate, over time, more coherent
and functional development
patterns that connect key parts of
Greenville County.

Neighborhoods

Greenville's
traditional
residential
neighborhoods,
comprised of
mostly single-
family detached
homes, remain intact. Quality of
life improves due to proximity to
services in nodes, access to an
expanded network of parks and
open space, and better mobility
options along nearby corridors.

Careful transitions between nodes
and existing neighborhoods
ensure that residential character

is preserved. At the same time,
sensitive infill development takes
place in order to expand the variety
of housing types and fill the need
for affordable “missing middle”
options.

Non-residential areas that are
already developed (as of 2020) also
experience appropriate infilland

redevelopment.
@@
I i ML

Open Space M% ﬁ 3&@@

The existing
network of
green spaces is
supplemented
over time by the
preservation

of additional
open space—
with a portion of remaining vacant
land being set aside to function

as active or passive recreational
space, or as environmental buffers.
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OUR PATH FORWARD

OUR
DATH
FORWARD

Strategic Framework -

for Implementation -omred
and Continuous Plan g
Refinement i

Greenville’s vision for 2040 is ambitious and coming close
to achieving it will be difficult work. Part of that difficulty
stems from the number of moving parts that need to

be coordinated to ensure that open space, affordable
housing, and transportation goals become possible (with
the right urban form) and fully achievable (with sufficient
resourcing and policy commitments).

Another source of difficulty is the need for those doing the
implementing—inside and outside of City Hall—to live
with and actually embrace uncertainty. Having a lengthy
and confident “to-do” list is disingenuous for any plan,
but especially a long-range comprehensive plan. Too many
unknowns have the potential to render such a list rapidly
obsolete, making it absolutely necessary to approach
implementation as a process that aims for clear goals but
is not paralyzed or derailed when the need arises—as it
will—to contend with new conditions and make course
corrections.

With these difficulties in mind, this strategic framework
for implementation has two parts that are designed to
simplify and organize an adaptive approach to plan
implementation:

GVL2040 as the Focal Point  Three Implementation
for Greenville Plans Phases

GVL2040 as the
Focal Point for
Greenville Plans

Greenville is not a stranger to planning—indeed,
it usually commissions several plans in any
given year for a heighborhood, a corridor, a
park, or some other area that has been deemed
in need of attention. It also conducts studies

on a variety of topics to guide new policies and
investment.

What can get lost over time with all of this
planning is a sense of how individual plans work
together to realize a cohesive and definable
vision for Greenville. Comprehensive plans of
the past have often missed the opportunity

to provide the kind of cohesion that they are
naturally positioned to offer.

Implementation of GVIL2040 will depend on it
being at the center of planning in Greenville,
with its vision for 2040, its priorities, and its
decision-making framework helping to guide all
other planning activities.
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City of Greenville Transportation and Infrastructure Planning v N Inter-governmental
Iglaai:::al Impmvement GPATS Long-Range Transportation Plan APPA’L&CHIAN Pla“mng
SCDOT Statewide Transportation @ Plan Greenville
@ Improvement Program - Im (County o
greCi(tayno\;i“e Greenlink Transit Development Plan grﬂﬁﬂﬁnj‘ Fig:]r;pre ensive
__________ s Implementation of GVL2040 informs and is informed by long-term
capital planning and regional planning initiatives
1
1
2

(o X1

cfcg

Outcomes to

c

Overarching Decision-making Priorities and Strategic

wd V b vision for framework with their context aim for framework for
Greenville in core values and according to achieving desired
YA/ BLY 2040 planning principles recent trends outcomes

.
1
v
Ay
Y

e

GVL2040 serves as the umbrella and lodestar for all other planning and
policy-making that relates to physical development

% Q
% =fl? B Q)@ LS |
10! 1 =
- /\ —J
Zoning and Economic Small Area Neighborhood | Corridor Plans Parks and Housing Policy
Development Development Plans Plans Recreation and Planning
Code Updates Strategy Planning
Updates to Development of Development of Development of Development of Development Development
the Land new economic detailed land use strategic plans strategic plans of system- of new policies
Management development and development for specific with land use, wide plans and and strategies
chapter of strategies or plans for small neighborhoods design, and investment related to existing
Greenville's Code programs areas or districts or groups of transportation strategies housing or
(tr?f Ord[nanceds ) Implementation Implementation neighborhoods obéectlves for' Development ndew rTS|dentrfl
€ zoning code of existing of existing small | Implementation | <°™ Otrs otr major of plans for evetopmen
Decisions on economic area plans, such of existing plans AU individual parks, Implementation
variance requests development as the Greenville for special Implementation trails, and other of existing
strategies Strategic emphasis of existing assets strategies of
Downtown neighborhoods corridor plans . the Greenville
Master Plan such as the such as the Implgmentatlon Housing Fund
. of existing plans,
Greenville Wade Hampton ;
) such as Unity
West Side Boulevard
c hensi Strategic Pl Park or the
omplg? ensive rategic Plan Swamp Rabbit
an Trail Master Plan
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OUR PATH FORWARD

Given the inherent
uncertainties and
complexity of planning
towards a vision that
is 20 years away,
GVL2040 does not
have a prescriptive
checklist of actions to
take. Rather, it offers a
three-phase approach
to implementation
planning with
guidance that is

more detailed about
foundational actions to
take in the near-term
and more process-
oriented about the
long-term. The annual
development of
detailed work plans
will be the domain

of the City and its
implementation
partners.

For the plan to be
durable and relevant
over time, it will be
critical for those doing
the implementation to
feel comfortable about
interpreting GVL2040
in real time—such

as applying the
values and planning
principles when
making decisions,
making sure that
small area plans

mesh with the vision
and priorities, and
adjusting technical
details of policies and
programs in ways
that will increase

the likelihood of

the achievement of
GVL2040’s outcomes.

Three Implementation Phases

Laying the Groundwork
and Proof of Concept

PHASE |
2021-2022

The first 24 months of
implementation will be a
crucial period to update
policies—especially land
management regulations—
to reflect GVL2040's vision
and enable work to happen
in the years ahead.

It will also be a period

to decide exactly how

to allocate resources to
Jjump-start implementation
activities and finalize
criteria that will guide land
preservation efforts, node
and corridor designations,
target markets for
affordable housing, and
the types of transportation
improvements to pursue on
specific corridors.

By the end of Phase |,
policy groundwork for
implementation should
be in place and early
projects should be in the
works to test and evaluate
preliminary strategies and
tools.

Refining Systems
and Scaling Up

PHASE II
2023-2025

During Phase I, it will
become evident—as plans
for individual nodes and
corridors are completed
and development

aligned with GVL2040
begins—whether policies
and funding systems
created during Phase | are
performing as expected. If
they are, fine-tuning these
systems and ensuring
that they are scalable will
be important work during
Phase Il. If they are not,
diagnosis of what works
and does not work and
then making adjustments
will be crucial to keep
implementation on track..

At the same time,
conditions may change

in ways that require
adaptations to GVL2040's
desired outcomes. Keeping
track of essential trends—
especially those covered in
Chapter 2—will help inform
necessary recalibration.

Continuous Evaluation
and Strategic
Adjustments

PHASE IlI
2026-2040

By Phase IlI, finely-tuned
systems should be in
place and well-tested.

But implementation never
goes on autopilot. New,
detailed work plans are
developed year-by-year
and continuously guided
by measurable progress
towards outcomes and

an understanding of how
conditions may change
due to outside forces or as
a result of implementation
activities.

Ten years into
implementation, GVL2040
will need to be updated
per South Carolina's
Comprehensive Planning
Act. If it has been adjusted
and fine-tuned on a
regular basis, the update
need not be extensive

or delay ongoing work
unnecessarily.

In all phases, work is guided by the core values,
planning principles, priorities, and vision of GVL2040
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What if growth
is slower than
anticipated?

0‘ fO

The biggest unknown for GVL2040 is the extent to which anticipated
growth in Greenville County will materialize—creating demand for the city
to absorb and to serve as a driving force behind the realization of the plan's
vision. During the planning process, the COVID-19 pandemic has made
many assumptions about development and revenues in the near-term, and
perhaps longer, more tenuous.

The 2020 pandemic—as an event that could not be readily anticipated—
underscores the need for plan implementation processes to be adaptive
and flexible. If growth materializes as expected but is delayed by a few
years, this will impact implementation—perhaps providing more breathing
space in the near-term to get underlying systems right.

If growth is depressed in the long-term, a number of variables will be in
play and may require adjustment. For example:

Land preservation will become both more feasible (land prices will be
lower) and more important to ensure that the land economics in nodes
support higher densities.

The number of nodes may need to be reduced to ensure that a few fully
mature nodes are established over time rather than several half-finished
nodes. Sequencing of node development will be critical.

If housing costs are not rising as anticipated, reassessing and adjusting
affordable housing goals may be needed to ensure that those resources
are properly matched to housing-related problems.

The following pages present implementation guidance,
organized by these three phases for Urban Form and Design—a
critical ingredient for the implementation of this plan’s vision—
and GVL2040’s three priorities.

URBAN FORM AND DESIGN GVL2040°S PRIORITIES

long  + S& et
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Implementation Guidance
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Urban Form & Design

The right urban form is the key
to unlock Greenville's ability to
achieve its community goals.
This urban form must:

- Look, feel, and function like
traditional urban space

- Be realistic for developers
when accounting for land
prices, construction costs,
and achievable market rents

+ Allow a sufficient volume of
market-rate housing units to
help pay for affordable units

- Generate enough value
to contribute to land
preservation aims

- Contribute enough users for
improved mobility options
within and between nodes

By carrying out the actions
recommended for the three
implementation phases,
the City of Greenville will
provide a foundation for the
development of the urban
form expected of a growing
and vibrant city.

PHASE |
2021-20272

Update Chapter 19 - Land Management (Code of Ordinances)

Following the adoption of the comprehensive plan, the City should update
its land management (or zoning) regulations to ensure that it is consistent
with the comprehensive plan. The zoning ordinance is the primary tool
available to help implement the comprehensive plan, therefore zoning
revisions are critical to the successful implementation of the community's
vision for growth and development. In addition, the land use element in the
comprehensive plan provides the legal basis for the zoning code.

The zoning
code should

be revised

to reflect the
future land use
element. More
specifically, it
should include
revisions aimed
at focusing
growth in nodes
and along

key corridors
including, but
not limited to:

Outside of
nodes and key
corridors:

A district framework that allows higher density growth

Street and accessway layout - grid, modified grid and/
or other urban patterns

Encourage, if not require, mixed-use development with

commercial/retail uses on the first floors of buildings
that front significant streets

Density and height should be:

* No less than 30 residential units per acre

- Typical height range of 4, 5, and 6 stories
Build-to-zones to create a consistent building street

wall with exceptions for public spaces such as pocket
parks, plazas and outdoor seating

Corner lots have two front yards
Parking permitted in rear and side yards only

Parking lots broken down into 40 to 50 space “blocks”
or “pods” separated by landscape medians and
walkways

Pedestrian alleyways connecting streets and public
spaces to parking areas

Shared parking provisions to reduce parking
requirements

Inclusion of dedicated public parks and open space
within developments

Phasing plans for large developments
Buildings that engage the street

+ Entryways fronting streets with connecting sidewalks
- First floor transparency requirements

Maintain traditional neighborhood character while
allowing appropriate infill to address “missing
middle” gaps in the housing stock; continue to
develop and update neighborhood-level plans
focused on improvements to residential quality of life

Provide transition zones to limit the impact between
higher density nodes and corridors and established
neighborhoods

Rethink current ordinance requirements and
allowances outside of single-family residential
districts to support the channeling of new demand
towards designated nodes and corridors
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Create a GVL2040 Capital
Projects Fund

As specific capital projects are
identified during the course of
GVL2040's implementation, having
a fund established specifically to
assist with financing those projects
will be critical to making timely
progress. Creation of such a fund
has been critical to implementation
success in a number of cities with
ambitious comprehensive plans,
most notably Oklahoma City.

|
A number Setting aside
of ways to revenue from
capitalize nodal growth to
such a fund pay for capital
should be projects related
explored, to GVL2040;
including: issuing bonds in
anticipation of this
revenue
A dedicated
county sales

tax to support
implementation
of County and City
comprehensive
plans

Begin development of small
area plans

Application of GVL2040's
framework for growth in a context-
sensitive manner will require more
detailed physical planning for each
emerging node and the corridors
that connect them. This work
should begin with potential nodes
that are most likely to develop first
based on factors such as market
conditions, developer interest,

and location. A methodology for
the selection of a sequence for
node planning should be an early
task in Phase |, followed by the
development of the first plans.

PHASE II
2023-2025

Prepare or update corridor plans for the key corridors.

Equally important to an update of the zoning code is the planning and design of
city streets. Both are key ingredients to create the necessary urban form to achieve
a sense-of-place and community goals. Immediately following the code update,
Greenville should prepare or update plans for corridors. These plans should look to
integrate transportation and land use with a focus to develop urban transportation
corridors that link nodes and provide mobility options. Corridors with planned
improvements, such as pavement resurfacing or reconstruction or major planned
development projects, should take priority.

Reduction of lanes and/or lane width, when possible, to slow
traffic and reduce crossing distances for pedestrians

Assuming the
code changes
recommended
for Phase |

are instituted,
corridor plans
should consider
the feasibility of
the following:

High visibility crosswalks and pedestrian refuges
Access management
Center planted medians

Attractive and inviting streetscape improvements to include
tree lawns and street trees, pedestrian and roadway lighting,
generous sidewalks, and furnishings such as benches, trash
receptacles, and bike racks

Integration of transit stops
On-street parking

Bicycle facilities such as buffered bike lanes, two-way cycle
tracks, etc.

The streets and roadways within these corridors are not under the sole jurisdiction

of the City of Greenwville. Corridor plans will require a collaborative effort between the
City of Greenville, Greenville County, the South Carolina Department of Transportation,
and other stakeholders.

Continue development of small area plans for nodes

As development of the first round of small area plans for emerging nodes concludes
late in Phase | or early in Phase I, work should proceed with additional small area
plans in a sequence that aligns with market conditions and development pressures.
Planning during Phase Il should be informed by the performance to date of the
updated zoning code and the first round of small area plans—adapting as needed to
reflect lessons learned.

PHASE [l
2026-2040

Continue to monitor the real estate market and local development
interest and make adjustments to the zoning code as necessary.

Much like a comprehensive plan, the zoning code needs to be considered and
updated periodically to respond to changing market conditions. For example,

if requests for variances begin to increase for the same provisions, it is a good
indication that something in the zoning code might need to be revised. In other cases,
dimensional regulations might need to be revised based on a recent development or
redevelopment project because it did not perform as expected. The key to success is
to dial-in and calibrate the code as necessary to best achieve desired outcomes.
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FUTURE LAND USE

City of Greenville
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Future Land Use

One of the primary
functions of a
comprehensive plan is to
articulate the community's
vision for land use. This
vision, as expressed on
the GVL2040 Future Land
Use Map—which echoes
the node and corridor
framework for growth
described in Chapter 3—
serves as the foundation
for land management
regulations (or zoning),
which are the primary
tools available to help
Greenville implement the
comprehensive plan.

Unlike a zoning map, the
Future Land Use Map
does not include parcels,
nor does it illustrate clear
regulatory boundaries.
This is intentional. The
map functions as a
generalized vision of

the community's land

use over the next two
decades. Future land

use requirements should
be incorporated in an
update to Greenville's
land management
regulations during Phase |
of implementation, but the
land use map itself offers
no regulatory power.

The locations of land

uses on this map are
based on analysis of
existing conditions and
future needs, and the
priorities and associated
growth framework
developed throughout the
comprehensive planning
process. The following
land use classifications are
identified on the Future
Land Use Map.

Urban Residential

This residential
classification is a
mixture of low-
density and medium-
density housing
types, including
multifamily units,
townhouses, single-
family detached,
and single-family
attached dwellings.
Urban Residential
neighborhoods are
in close proximity to
the downtown area
and pockets east

of Laurens Road.
This classification
allows for a density
of 10-20 units per
acre and is intended
to allow compact
development within
Greenville's historic
and traditional
neighborhoods with
smaller lots and
walkable streets.
Complementary uses
customarily found in
residential districts,
such as community
recreation facilities,
places of worship,
and schools, may be
allowed.

Sub-urban
Residential

Land within this
designation is largely
comprised of single-
family homes, with a
range of 5-8 housing
units per acre. Lots
are generally larger
than what is in Urban
Residential areas
and many streets do
not have sidewalks
or streetlights.
Complementary uses
customarily found in
residential districts,
such as community
recreation facilities,
places of worship,
and schools, may

be allowed in areas
adjacent to Corridors
and Urban Nodes.

Neighborhood
Mixed-Use

This land use
classification is
typically in compact
urban areas with

a combination

of vertical and
horizontal mixed-use
developments that
includes small retail
and commercial uses
along with a variety
of residential types.
These areas are
pedestrian friendly
and in close proximity
to downtown. Itis
anticipated that single
uses will not exceed

10,000 square feet
and “drive-thrus”
are restricted due to
the close proximity
to downtown

and adjacent
neighborhoods.
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Community Mixed-
Use

Community Mixed-
use is generally
located adjacent

to highways and
major thoroughfares
and are buffered
from the Sub-urban
Residential areas.
They serve the larger
Greenville community
and contain a diverse
mix of mid-size to
large-size employers
in commercial, light
manufacturing/
industrial, distribution,
medical offices,
institutional,

etc. Multi-family
developments are
also included with
appropriate buffers
when adjacent to
high intensity uses.

Regional Mixed-Use

This land use
classification is
located adjacent

to I-85 and [-385
and serves the
greater Greenville
area. It includes
typical medium and
large commercial
developments with
pockets of nearby
multi-family and
light-industrial uses.

Urban Node Mixed-
Use

The Urban Nodes
have an urban form of
4 to 6 story buildings
and front streets and
other public spaces
designed to a human
scale. These areas
include more vertical
mixed-use than
horizontal mixed-use
with a preference for
commercial/retail
uses on the first two
floors and office and/
or residential uses

on the upper floors.
Average residential
density is 30 housing
units per acre.
Emphasis is on quality
urban design that
seamlessly integrates
the public and private
realms to create a
vibrant atmosphere
that encourages
walking, biking, and
higher levels of transit
service.

Corridor Mixed-
Use

Corridors are the
major streets that
connect nodes

to each other, to
Greenville's traditional
neighborhoods, and
to established nodes
such as downtown
Greenville. They are
designed to safely
support a range of
travel options and are
lined with buildings
that engage the street
at a scale and density
similar to the Urban
Nodes. The Corridors
accommodate a
blend of vertical and
horizontal mix of

land uses including
commercial, retail,
and residential. It is
generally expected
that all properties
fronting the street
will be included in
this category and
density and building
heights will step-

up near Urban
Nodes. Adjacent
neighborhoods
should be buffered
where needed.
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Campus -
Institutional

The Campus -
Institutional land use
classification includes
large institutions and
associated campuses
such as colleges,
hospitals, and large
medical complexes
as well as airports.
These uses tend

to be significant
employment sources
therefore multi-modal
connections should
be made to adjacent
nodes, corridors and
neighborhoods when
appropriate.

Center City

Parks - Green Space

This classification
includes parks, open
spaces, and trails.

Center City is
Greenville's
downtown central
business district. It
contains a mix of
land uses including
but not limited to
office, service, retail,
entertainment,
cultural, government,
civic, light
manufacturing,

and residential.
Development is
expected to be
pedestrian-oriented
and designed to
actively engage
streets, parks, plazas,
the riverfront, and
other public spaces.

__________________________

Areas Suitable for
Missing Middle
Housing

These areas are :
suitable for a variety
of housing types :
as identified in the !
Missing Middle i
Housing Study for !
Greenville City i
and County. The :
identified areasare
5 minute / ¥4 mile i
walksheds around i
key centers of :
activity that include |
downtown, urban i
centers/downtown i
transition areas, :
neighborhood i
main streets, and :
key medical/ :
institutional :
facilities. i

__________________________
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Implementation Guidance

Open Space and the
Environment

In addition to providing
recreational opportunities, open
space and parks can significantly
improve air and water quality,
protect wildlife habitats, create
viewsheds, improve groundwater
retention, and help prevent
flooding. Communities that value
open space and parks recognize
the trade-offs necessary to ensure
the acquisition and preservation
of these undeveloped spaces.
These trade-offs include the
allowance of higher densities in
areas designated for development
as well as proactive land
preservation efforts that must:

- Protect from development land
that is currently vacant and
located in neighborhoods with
little to no green space

- Be co-created with input from
neighborhood residents, design
professionals, and the City's
Parks & Recreation Department

- Integrate newly preserved open
space and parks into the City's
existing parks and trails network

By carrying out these
recommended actions, the City
of Greenville will be in a position
to meet the open space goals
outlined in GVL2040.

PHASE |
2021-2022

Development of a methodology to identify vacant land to preserve and

a process to acquire the land or its development rights will be the first
steps to pursue. Different approaches to land preservation will be needed
based on whether land is within or beyond designated nodes.

Areas outside
of identified
nodes for future
development:

Areas within
identified

nodes for future
development:

Develop a detailed framework that outlines the initial
criteria for prioritizing vacant land acquisition in
areas outside of identified nodes. These initial criteria
may include:

+ Location - the vacant property is located in
a neighborhood or district that is currently
underserved by parkland

« Availability - the property must be for sale or the
property owner open to working with the City via a
land trust or conservation easement

+ Connectivity - the property should exhibit relatively
straightforward prospects to connect to the City's
existing parks, trails, and open space areas

+ Economic Viability - the property has to be on
the market and at a market price respective of its
appraised value

« Integral - the property is essential to the City's
overall goal of trail connectivity, park expansion, or
similar

Create and engage a task force made up of residents
who live in neighborhoods with unequal distribution
of and access to green spaces, landscape architects,
and Parks & Recreation personnel.

Empower this task force to refine, but not redefine,
the recommended criteria and prioritized mapping
for Planning Commission and City Council review and
approval.

As part of the land management regulatory updates
that occur during Phase |, mixed-use and/or form-
based codes should be established for nodes and
corridors that require a minimum percentage of open
space or park area for all proposed developments.
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PHASE Il
2023-2025

|

Buy vacant Annually assess and measure the
land or acquire outputs of vacant land acquisition:
development - Acreage acquired

rights in

accordance - Linear feet of new trails

with the criteria - Number of newly created
established neighborhood parks, community

during Phase I. gardens, gathering spots, etc.

+ Number of properties added to those
citywide located within ¥2 mile of a
park, trail, or similar

Annually, assess and measure the
outcomes of vacant land acquisition:

+ Property valuation changes within
Y2 mile of new parks, trails, gardens,
open space, or similar

+ New users' assessment and
qualitative review of recently added
parks, trails, gardens, open space, or
similar

PHASE Il
2026-2040

Continue to acquire land and development rights -
approximately 40 to 50 acres per year, on average, to
achieve a preservation target of 35% of Greenville's remnant
vacant land (or 950 total acres).

Monitor the open space requirements for new
developments within and outside of development nodes
and adjust as needed to ensure desired outcomes.
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A ready and ample supply of
housing affordable to working
households is essential for
Greenville to be economically
competitive and to grow—and to
do so equitably and sustainably.
Such a supply hinges on a
combination of public-private
partnerships and the correct
urban form, and it must:

- Be profitable when compliant
with future development codes

+ Meaningfully add to the dignity
of residents and neighbors of
new developments

- Contribute to the sense of
interconnectedness between
new and existing development

Through adherence to the
actions recommended for the
three implementation phases,
the City of Greenville willbe in a
position to meet the affordable
housing goals outlined in GVL
2040.

2021-2022

Further develop
the empirical
data needed

to guide
implementation
of affordable
housing actions.

Establish a
public-private
task force
impaneled

to design the
program features
for how the

10% minimum
inclusion goal
will be achieved.

Conduct a fine-grained
in order to accurately project anticipated cost gaps

Conduct a detailed
to project unit size, type, and
configuration goals

Conduct a detailed to be able to
accurately gauge second order demand consequences
of job growth

Prepare a detailed

. Include specific examination of the variables
of height, density, lot coverage ratios, unit sizes, and
construction costs for both market and below-market
rate units.

The task force, or working group, should be chaired
by the City's Community Development Division

and consist of representatives from the Planning
Commiission, City Council, the Office of the City
Manager, the Office of Management and Budget, the
private sector for-profit development community, the
private non-profit sector development community,
and individuals with expertise in asset and residential
property management.

The task force should deliver to the Greenville City
Planning Department and Planning Commission
answers to the following questions

- What is the actual high-low range of floor area ratio,
dwelling units per acre, and lot coverage ratios that

should be incorporated into the update to the city's
development code?

- What are the final exact incentive arrangements for
developers that should be incorporated into the update to
the City's development code?

The task force should design a testable prototype
framework with incentives sufficient to attract
developers—the purpose being to iron out in a
real project the practical contours of an ambitious
inclusionary effort.

The task force should visit or invite staff from the
following cities to Greenville to learn about best
practices: Boulder, CO; Montgomery County, MD;
Seattle/King County, WA; Aspen, CO; Park City, UT.
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Incorporate the
work of the task
force into the
update of the
City's zoning
code

The task force should deliver to the
Greenville City Council answers to the
following questions:

- Will the 10% minimum goal be achieved
a la carte or on a portfolio basis? If on a
portfolio basis, what will be the formula to
negotiate allocation requirements?

- What will be the framework to determine
the local taxpayer share of financing cost
gaps, the developer's share, and the share
of any other parties?

+ How often will portfolio-wide goals be
checked against citywide affordable
housing actuals to determine if more or
less aggressive inclusionary efforts are
needed?

+ Which body—the City Council, a
department of the City, or other—will
have responsibility to oversee the effort to
achieve GVL2040 housing goals?

- Which body will have what level of
relevant enforcement authority?

+ How will pay-ins occur, both by the City
and developers?

- With density and height too low to
generate a high internal rate of return
and acquisition and construction
expenses likely to be high, what will be
the finance mechanism to ensure some
percentage of appropriate infill in existing
neighborhoods—the so-called missing
middle—are affordable?

- How might a payment-in-lieu system
work to support affordable housing
development when/if inclusionary goals
cannot be met within a given project?
Should some of that revenue be available
for use to address historic housing-wealth
disparities in the local market?

Based on analysis performed earlier in
Phase |, fold zoning-based affordable
housing incentives into the City's
updated zoning code to stimulate the
inclusion of affordable units within
market-rate development in nodes,
along corridors, and elsewhere as
deemed appropriate.

PHASE II
2023-2025

Monitor early
projects and
evaluate
outcomes

Catalog and
track newly
developed
affordable
units to ensure
compliance

PHASE Il
2026-2040

Annually assess
production
volumes,
outcomes,

and markets
served, making
adjustments as
needed

Continue to track
and monitor new
affordable units

As early projects are completed and

put into service, examine the process
for possible flaws and shortcomings.
Implement modifications as needed.

Based on decisions made during Phase
1 with regard to administration and
enforcement, ensure that an inventory
of new units is maintained and updated
and that units are rented to income-
eligible households at a cost affordable
to the target market.

Every year, an assessment of progress
should be performed that looks at
where and how many units are in
production, how close the City is to the
goal of at least 10% affordable units as a
percentage of all units, which household
types and income ranges are served,
and whether there is a need to adjust
policies to serve new markets or achieve
greater production volumes.

Long-term tracking and monitoring of
new units is critical to ensure that gains,
already made, are sustained.
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When good urban form with
enough density is established,
alternatives to automobile
travel become more realistic
and convenient options for
people who live, work, or access
services along key corridors,

in traditional neighborhoods
adjacent to those corridors, orin
emerging mixed-use nodes. For
these alternatives to truly feel
like viable options, though, they
must:

- Be safe and feel safe

- Connect people with areas they
want to access

- Provide convenient transitions
between modes

- Work together as a coherent
and accessible system

Changes in travel demand and
transportation technology will
be the rule over the next 20
years—perhaps more so than

at any time since the 1950s,
when personal cars and highway
infrastructure reshaped cities. As
a result, flexibility and adaptation
must be part of ensuring that
transportation in Greenville
adequately serves emerging
land use and travel patterns.

2021-20272

Ensure that
the process
to revise
Greenville's
zoning code
pays close
attention to
alternative
modes of
transportation

Continue
implementation
of intelligent
transportation
management
systems with
the emergence
of truly multi-
modal corridors
in mind

“Catch-up” on
investments
in Greenlink
as a starting-
point for more
advanced
transit
investments in
the future

Develop a
City-County
partnership for
mobility linkages
between
downtown, other
large nodes, and
population/
activity centers
beyond the city
limits

Walking, biking, and taking transit often feels
unsafe or inconvenient in Greenville (especially
beyond downtown) because a half-century or more
of development has prioritized the automobile.
Therefore, development regulations will play an
important role in the gradual emergence of an urban
form that is more conducive to alternative modes

of travel—as has already occurred over the past
generation in the heart of Greenville.

Guidance provided under Urban Form & Design—
inclusive of the placement and quantity of parking,
and how buildings address the public right-of-
way—will be a foundational step in the direction to
give Greenville residents a wider range of appealing
mobility options. Requiring bus stops at new
developments, along existing bus lines, is another
example of a mobility-supportive policy.

Greenville is already making strides when it comes
to the use of advanced technologies to expand

the capacity and improve the function of existing
roads and traffic infrastructure. Going forward, these
technologies can play an important role to make
alternative modes safer and more convenient.

Greenville needs to “walk before it runs” when

it comes to public transit. A commitment to
Greenlink's Transit Development Plan-which would
put service on par with systems in peer cities—is

the place to start. From there, prioritized, higher-
frequency service to connect emerging nodes with
each other, with downtown, and with activity and
population centers in Greenville County can be
realistically explored as implementation of GVL2040
unfolds.

To advance both GVL2040 and the growth
management goals of Plan Greenville County, a plan
to provide more varied mobility options between key
economic centers within and beyond the city will be
needed. During Phase |, begin to explore new and
expanded mobility options between these economic
centers. Include feasible modes and the supportive
policies that would be needed to make alternatives to
cars more competitive with car travel.
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2023-2025

As plans for
corridors come
together (see
Urban Form &
Design), identify
preferred
methods to pay
for advanced
transportation
infrastructure
and services

Develop

a phased
approach to
transportation
and mobility
improvements
and begin
implementation

Begin
implementation
of alternative
linkages
between City
and County

In terms of up-front capital costs,
operations, and long-term maintenance,
high-quality multi-modal infrastructure
will not be inexpensive. And while
federal and state resources can play an
important role in meeting some costs,
local resources will have to be identified
to implement improvements in a timely
manner, ensure the level of quality that
Greenville expects, and ensure the
sustainability of the improvements.

As corridor plans are updated or
prepared to pinpoint the exact nature
of multi-modal infrastructure desired
for each corridor, simultaneous work to
identify local funding mechanisms will
be crucial to implementation.

The emergence of conducive urban
form is unlikely to be even. Some
nodes and corridors will emerge and
mature sooner than others, dictated by
market conditions and the City’s ability
(through the revised zoning code

and incentives) to steer growth into
particular areas. Therefore, some areas
will be able to support high-quality
multi-modal infrastructure sooner
than others and synchronize these
improvements with development
activity (and vice-versa) will be
important to achieve—over time—a
well-connected system.

Based on options explored during
Phase |, begin implementation of
pilot projects to provide viable and
competitive alternatives to car travel
between important city nodes and
key population/activity centers in
Greenville County.

2026-2040

Continue
implementation
of transportation
and mobility
improvements
according to
the phased
approach, and
monitor the
performance

of completed
infrastructure
to inform
adjustments

As infrastructure is completed and
goes into service, have a process in
place to assess the user experience
and how well the improvements serve
the emerging urban form of nodes
and corridors. If certain elements
underperform or perform differently
than foreseen, make adjustments as
necessary and add lessons learned to
ongoing work.
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The implementation steps to undertake for each of GVL2040's priorities will occur on
PHASE I AND PHASE ” parallel and connected tracks, with progress in one area feeding into progress made in
IMPLEMENTATION STEPS others. During Phase | of the implementation process, in particular, difficult and complex

tasks will need to be undertaken simultaneously and require high levels of coordination
AN INTEGRATED TIMELINE o communication

PHASE | PHASE Il
2021 2022 2023 2024 2025

Update land management regulations Begin enforcement of updated land management
regulations; monitor to determine need for

- , additional updates or adjustments
Set minimum open space requirements for

incorporation into emerging nodes

) ) ) ) i Complete and begin implementation of first node
Incorporate zoning-based incentives for inclusionary

. plans
housing
Incorporate multi-modal design principles Monitor implementation of open space
requirements in nodes
) . Monitor incorporation of inclusionary housing

Select potential nodes Initiate first round of small
for first round of area plans Monitor implementation of multi-modal design
GVL2040 small area principles
plans

Use nodes selected for
first round of planning

as a basis to prioritize Select nodes for subsequent rounds of small area
planning for specific planning and implementation
corridors

Update corridor plans, starting with prioritized
corridors that connect early nodes; use planning
process to explore feasibility of different multi-
modal infrastructure options

Design and begin capitalization of a Capital Projects Fund

Funds for land acquisition and parkland development

Funds for public subsidy for affordable housing Continue land acquisitions
inclusionary goals

Funds for transportation and mobility projects Initiate management of acquired land and include
planning for parkland development

Create task force to inform affordable housing
implementation; begin with analysis to calibrate zoning-

based incentives Priorities Legend

Establish methodology  Identify and secure early nl:ﬂﬂﬂ %

for selection of vacant acquisition targets L

e o preserve Urban Form  OpenSpaceand  Affordable  Transportation

and Design  the Environment Housing and Mobility
Opportunities
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b - ” The first 24 months will set the stage for the remainder of the implementation process.
PRIORITIZED MUST DO While there are more than six steps to take during this period, the following six represent a

CHEC KLIST FOR ‘must-do” list of essential tasks that will keep implementation on track.

2021-2022

1 AGVL2040 consistency policy is passed with or shortly after plan adoption

A consistency policy is a commitment made by City Council to evaluate the degree to
which decisions are in accord with the comprehensive plan. Passing such a policy keeps
the plan front-and-center in the minds of City and community leaders.

2 A GVL2040 Implementation Coordinator is appointed or hired early in 2021

The complexity of GVL2040's implementation tasks calls for a coordinator who is
accountable to keep track of the different parts, facilitate communication across City
departments and with community stakeholders, and problem-solve when critical
elements of implementation may encounter barriers.

3 The City must create an Economic Development Strategy

To be completed by summer 2021, an economic development strategy that speaks
to the vision for growth in GVL2040 will guide the City's actions with respect to job
creation, the composition of Greenville's economy, economic output goals, workforce
development, and related matters as defined by City Council.

4 Land management regulations are updated by the end of 2022

An overhaul to the City's land management regulations (or zoning code) is the most
critical step to take on the path toward implementation of the node and corridor growth
framework. Incorporation of zoning-based incentives for affordable housing and form-
based characteristics to advance open space and transportation goals will make this
task a critical step for all GVL2040 priorities.

5 A capital projects fund is designed and accumulating resources by the end of 2022

Policy commitments must be complemented by resource commitments. The creation of
a capital projects fund will play a key role to provide a predictable source of funding for
important projects. With both Greenville County and the City of Greenville engaged in
comprehensive plan implementation simultaneously, the timing is right for a partnership
on this front.

6 A methodology to select vacant land is chosen in 2021 and put into action in 2022

The removal of vacant land from Greenville's supply of developable land will play a
catalytic role in the emergence of a node and corridor growth framework that is feasible
for developers—with land valuation that encourages the densities needed to support
inclusionary housing goals and multi-modal transportation options.
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OVERVIEW

Part 2 of GVLL2040 contains information
that supplements content found in Part 1
and serves the following purposes:

- Many of the sections in Part 2 directly
address the nine comprehensive plan
elements required by the South Carolina
Comprehensive Planning Act. Most
comprehensive plans in the state use
the nine elements to organize the plan
document, but GVL2040 eschewed that
approach in recognition that most issues
cut across a wide range of planning
elements and that good plans are ill-
served by topical silos. Consequently, all
elements have been interwoven within
Part 1 and are called-out separately
in Part 2 to clarify their relation to
GVL2040's priorities and framework for
growth.

+ Numerous plans and studies have been
produced in recent years that remain
relevant and have informed the GVL2040
planning process. These documents are
noted in Part 2, where they have been
categorized within their respective plan
elements.

- An elaboration on public engagement
during the GVL2040 planning process is
provided to memorialize the instruments
that informed the plan's development.

- Creating a plan that was streamlined
and readable was a priority for the
GVL2040 planning process, and Part
2 serves that purpose with data and
inventory-style maps that could not
be easily placed within Part 1 without
sacrificing its brevity and coherence.

TABLE OF CONTENTS

78 POPULATION
81 ECONOMY
87 NATURAL RESOURCES
93 CULTURAL RESOURCES
Q6 COMMUNITY FACILITIES
102 HOUSING
111 LAND USE
115 TRANSPORTATION
120 PRIORITY INVESTMENTS
121 PUBLIC ENGAGEMENT
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PART 2: ELEMENTS | POPULATIO
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Context for
GVL2040

GVL2040 is a plan that anticipates and welcomes population growth and
embraces the City of Greenville's position as a population hub in a growing
region. Rather than seek to limit further growth within the city limits, the plan
lays out a strategy to steer growth in ways that will aid the achievement of
goals around community priorities. In this way, GVL2040 aligns with Plan
Greenville County—the County's comprehensive plan—which calls for a focus
on infilland redevelopment in established areas and the use of growth to
reinforce and enhance “character areas" from urban to rural.

The preferred growth scenarios in Plan Greenville County and GVL2040
anticipate continued and rapid growth in Greenville County between 2020
and 2040, with the County projected to grow by roughly220,000 residents,

or around 90,000 households. The preferred growth scenario for GVL2040
calls for absorption of 20,000 of those households, which would maintain and
slightly enhance the city's population as a share of the county's population.

Projections are only projections, of course, and GVL2040 is designed to help
the community make decisions when the unexpected happens. If regional
growth occurs at modestly or even dramatically lower rates than anticipated,
the implementation process can adapt by, for example, acceleration of the
preservation of vacant land and a reduction in the number of emerging
nodes.

Relevant Plans,
Studies, and Other
Documents

Plan Greenville County (2019)

Appalachian Council of Governments, Population Projections by County,
2015-2040

Supplemental Data
and Information

Data on population and growth trends can be found in Part 2 of GVL2040.
Supplemental data are provided on the following pages.
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PART 2: ELEMENTS | POPULATIO|

| |
City and County Population Trends, 1950-2018 Household Type/Composition, 2000, 2010, 2017
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PART 2: ELEMENTS | POPULATIO|

|
Change in Number of Households,
by Block Group, 2013-2017
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Source: czb analysis of U.S. Census Bureau American Community
Survey 5-year estimates for 2013 and 2017

80  GVL 2040 Comprehensive Plan for Greenville, SC | czbLLC December 2020
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Context for
GVL2040

Growth in employment, income, and other economic indictors, since
Greenville's 2009 comprehensive plan, have all shaped the GVL2040
planning process through the influence of economic growth and
development on this plan's priority issues:

Open Space and the Environment: A diminishing supply of vacant land,
most of which is currently zoned for development, raised concerns
about the long-term environmental and quality of life costs if recent land
consumption rates continue.

Affordable Housing Opportunities: Job and income growth, along with high
quality of life, have spurred greater demand for housing, which has led to
growth in housing prices and rents above and beyond the rate of inflation.
This has raised concerns about equitable access to housing, especially for
workers at the lower end of Greenville's wage scale who are critical to the
functioning of the city’s hospitality and service sectors.

Transportation and Mobility: Job growth, settlement patterns, and limited
investment over time in alternatives to automobile commuting have all
combined to produce noticeable—but not yet debilitating—Llevels of
congestion on major corridors in the city.

GVL2040's vision for growth, within a node and corridor framework that
advances outcomes on these priority issues, is a vision to make continued
economic gains both feasible and sustainable, while addressing social,
fiscal, and environmental pressures associated with economic growth.
Going forward, economic development planning, in Greenville, can play a
supportive role to advance this framework.

Relevant Plans,
Studies, and Other
Documents

Comprehensive Economic Development Strategy (CEDS) for the
Appalachian Region of South Carolina, 2018-2022 (2017)

Supplemental Data
and Information

Data related to the economy and economic growth are integrated within
Part 2 of GVL2040. Additional or more detailed data to supplement Part 2 are
presented on the following pages.
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Unless stated otherwise, all data come the U.S. Census Bureau. Sources include the Decennial Census
(2000 and 2010) and the American Community Survey 5-Year Estimates (2006-2010 and 2014-2018)

|
Employment by Industry Sector for City of Greenville Residents , 2000, 2010, and 2018

NUMBER PERCENT NUMBER PERCENT NUMBER PERCENT

Total Employed 28,379 100 28,652 100 35,585 100

Agriculture, forestry, fishing and 124 0.4 106 0.4 103 0.3

hunting, and mining

Construction 1,524 5.4 1,484 5.2 1,262 35

Manufacturing 4,136 14.6 3,601 12.9 4,187 11.8

Wholesale trade 1,041 37 939 3.3 1,361 3.8

Retail trade 3,166 11.2 2,993 10.4 3,008 87

Transportation and warehousing, and 802 2.8 1,058 37 033 2.6

utilities

Information 1,218 4.3 817 29 003 25

Finance, insurance, real estate, and 1,047 6.9 2,022 71 2,495 7.0

rental and leasing

Professional, scientific, management, 2,791 0.8 3,243 11.3 5,770 16.2

administrative, and waste management |

services

Educational, health and social services 6,809 24 6,954 24.3 8,760 24.6

Arts, entertainment, recreation, 3,001 10.6 2,833 0.9 4,166 11.7

accommodation and food services

Other services (except public 1,218 4.3 1,545 5.4 1,800 51

administration)

Public administration 602 21 067 3.4 747 21
|

Household and Family Income in City of Greenville , 2000, 2010, and 2018

2010 2018

Aggregate Household Income $1,268,814,800 $1,693.538,800 $2,532,010,400
Per Capita Income $23,242 $28,094 $38.523
Income Per Employed Resident $44.710 $59.107 $71.154
Median Household Income $33.144 $40,201 $53.571
Median Family Income $44,125 $57.933 $76.633
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|
Selected Commuter Flows in Greenville Region, 2017
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Greenville Commuting Patterns for
All Jobs, 2002, 2010, and 2017

2000 | 2010 | 2017

Total
Jobsin
Greenville

89,021 92147 115,896

Greenville | 11,248
Residents
Working
in
Greenville

9133 11,345

Non- 83,014 104,551
Residents
Working
in
Greenville

77773

Greenville 17,858
Residents
Working
Outside

Greenville

15,237 14,745

Source: Longitudinal Employer-Household Dynamics data
from the Center for Economic Studies, U.S. Census Bureau
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Selected Commuter Flows into City of Greenville, 2002 and 2017

2002
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Greenville 77,248
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Easley 1479 |
Five Forks CDP 1702 |

Gantt CDP 2153 |
Berea CDP 1753
Parker CDP 1131
Sans Souci CDP 973
Spartanburg 897
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2017
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Greenville 7,345

Mauldin 3296
Taylors CDP 3,065

Greer 2929

Wade Hampton
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Simpsonville 2213
Easley 1903
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Berea CDP 1,702
Parker CDP 1236
Sans Souci CDP 1123
Spartanburg 1068
Columbia 7028
Anderson 1027
FountainInn 977
Powdersville CDP 891
Welcome CDP 764
Dunean CDP 680
Charleston 606
Travelers Rest 548

Source: czb diagraming of Longitudinal Employer-Household Dynamics data from the Center for

Economic Studies, U.S. Census Bureau
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PART 2: ELEMENTS | ECONOMY

|
Educational Attainment of Adults in City of Greenville (Ages 25¢), 2000, 2010, and 2018

Percent high school graduate or higher 79.0% 83.8% 90.0%

34.2% 40.2% 48.3%

Percent bachelor's degree or higher

|
Gross Domestic Product, Greenville County, 2001-2018

Real GDP (2012 Chained Dollars) === GDP Nominal Dollars

2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018

Source: Bureau of Economic Analysis

|
Per Capita Gross Domestic Product, Greenville County, 2001-2018

Real GDP (2012 Chained Dollars) === GDP Nominal Dollars

2017
2018

@
3
«

2001
2002
2003
2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015

Source: Bureau of Economic Analysis
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Labor Force and Labor Participation
in City of Greenville, 2010 and 2018

Population Age 16 and Over 47,927 54,115
In the Civilian Labor Force 31,263 37.377
Participation Rate 65.2% 69.1%

Source: US. Census Bureau, American Community Survey 5-year estimates
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Context for
GVL2040

Greenville's natural endowments have long played a significant role in its
growth, from the first mills built on the Reedy River to harness the current
to the more recent harnessing of the Reedy and other assets as quality of
life amenities. During the GVL2040 planning process, it was recognized that
these assets can continue to play such a role if they are well managed and
if the consequences of high quality of life (such as higher demand to live in
Greenville) are also well managed.

While the GVL2040 priority of Open Space and the Environment is the most
direct reference to natural resources in the plan, the integrated nature of the
three priorities means that natural resources have a bearing on a number of
fronts that relate directly to the vision for 2040:

Open Space and the Environment: The GVL2040 planning process
highlighted Greenville's remaining supply of vacant land—most of it

zoned for development—as a prime opportunity to preserve land that
protects environmental quality (water, in particular) and to use some of the
preserved land to build on Greenville's inventory of recreational spaces.

Affordable Housing Opportunities: W hile affordable housing may seem

to have little relation to natural resources, Greenville's recent ability to
cultivate natural resources into quality of life assets has played a role in
spurring demand for housing and boosting housing costs. Preservation of
vacant land can be expected to have a similar impact. Steering growth into
defined areas of higher density, as the plan recommends, is a way to realize
open space preservation aims and achieve the densities that will contribute
to affordable housing production.

Transportation and Mobility: GVL2040's node and corridor growth
framework hinges on the emergence of multi-modal corridors that connect
nodes of sufficient density. Realization of this goal has the potential to
change travel habits for many Greenville residents and workers and lessen
reliance on automobiles, which in turn can reduce per capita emission of
gases and particulates related to transportation.

Continued planning around individual and collective assets related to
natural resources (including parks) should remain as part of GVL2040
implementation to support the vision of a growing city that is also more
sustainable and equitable.

Relevant Plans,
Studies, and Other
Documents

Greenville Trails & Greenways Master Plan (2008)

Swamp Rabbit Trail Extension Master Plan (to be completed late 2020)
Cleveland Park Master Plan (2020)

City Park (Unity Park) Master Plan (2012)

Upstate Emissions Inventory (2014)

Natural Resources Management Plan for the Greenville Watersheds (2014)

Supplemental Data
and Information

Data related to natural resources and the environment are integrated within
Part 2 of GVL2040. Additional or more detailed data to supplement Part 2 are
presented on the following pages.
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PART 2: ELEMENTS | NATURAL RESOURCE

- Recreation - Golf

Parks and Recreational Areas

- Recreation - Community Recreation

===+ Swamp Rabbit Trail

Source: City of Greenville

© czbLLC

lllllll

/4“ ,,‘ .‘,,ﬁ‘lﬂ,g‘
A\
.bﬂmn.l..hn.

O
hm,m‘ L/
4 Izt e
S P
N \Nﬂtr/

"0.&‘. I
DS DN
NG =\
NS e\,
‘l‘-ll(b ‘ ey
g o SLYsek:

AL

GVL 2040 Comprehensive Plan for Greenville, SC | czbLLC December 2020

88



PART 2: ELEMENTS | NATURAL RESOURCE

Greenway, Existing

Trails by Type and Status

** Greenway, Proposed

Natural, Existing

*= Natural, Proposed

Street, Proposed

e New Since 2010

Trail Mile Markers

Source: City of Greenville
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Protected Habitat

|_ Core Habitats

. Conservation Easements

. Streams/Rivers

= \Xildlife Corridors

Source: City of Greenville
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2016 Land Cover

Open Water Evergreen Forest
Mixed Forest
Shrub | Scrub

Grassland | Herbaceous

L

|_ Developed | Open Space
|| Developed | Low Intensity
B Developed | Medium Intensity
- Developed | High Intensity Pasture | Hay
[ Woody Wetlands
L

Emergent Herbaceous Wetlands

Barren Land (Rock/Sand/Clay)
Deciduous Forest

RECCEEE

Source: US. Geological Survey
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Change in Land Cover 2001-2016

[l 2001 ACRES
LAND USE CATEGORY | 2016 ACRES

Developed / Medium Intensity

Developed / High Intensity

Grassland/Herbaceous

Developed / Low Intensity

Emergent Herbaceous Wetlands

Shrub/Scrub

Open Water

Mixed Forest

Woody Wetlands

Barren Land (Rock/Sand/Clay)

Pasture/Hay

Developed / Open Space

Evergreen Forest

Deciduous Forest

Source: U.S. Geological Survey

CHANGE
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% CHANGE
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COﬂtﬁXt f[]r Flultural institutions and historic features .of the built.environment are

important assets that have played a significant role in Greenville's ability to

GVL2040 cultivate a high quality of life and sense of place—both of which have been
factors in the city's recent growth. The vision of Greenville in 2040, described
in this plan, is one where these resources are preserved and relate to the
physical framework for growth in the following ways:

Historic Buildings and Districts: Greenville's inventory of historic buildings
and historic districts exist largely beyond areas identified in the plan as
potential nodes and corridors. Where overlap does exist, master plans

for emerging nodes should seek to carefully integrate new with historic
building fabric.

Within existing neighborhoods, outside of identified nodes, the plan
envisions a largely preserved residential fabric with infill occurring in a
sensitive manner to broaden the range of neighborhood housing options.

Downtown, Reedy River, and Adjacent Neighborhoods: GVL2040 calls
for Downtown Greenville and its Reedy River landscape to continue to
be Greenville crown jewels and for investments, there, to continue as
envisioned in the Downtown Strategic Master Plan.

Parks and Natural Landscapes: The preservation of vacant lands in
Greenville will open up opportunities to improve and enlarge the city's
existing network of recreational spaces.

City of Greenville Architectural Inventory (2003)
Relevant Plans, C'ty fG ille Historic R s . (30 8)
= Ity O reenville Historic Resources Survey (201
Studies, and Other N)t/' L Register of Historic Places Nomi yt' D tation f
ational Regqgister o IStOriC Places Nomination bocumentation 1or
Documents g

+ Col. Elias Earle Historic District (1982)

- East Park Historic District (2005)

+ Hampton-Pinckney Historic District (1977/1982)

- Pettigru Street Historic District (1982)

+ Reedy River Industrial District (1979)

- West End Commercial Historic District (1993/1998)

The maps on the following pages present basic inventories of some cultural
Squlementa_l Data assets. More detail on these and other assets can be found in the relevant
and Information plans, studies, and other documents noted above.
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Local Historic Preservation Designations
Il Preservation Overlay Districts

Source: City of Greenville
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National Historic Register Districts

L

National Historic Preservation Designations

Historic Places

Source: City of Greenville
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PART 2: ELEMENTS | COMMUNITY FACILITIE

Context for Community facilities that provide vital public services will need to be
at the forefront of small area and infrastructure planning that takes

GVL2040 place in preparation for development that adheres to GVL2040's node
and corridor framework for growth. While potential node locations
were chosen in part with existing infrastructure in mind—including
adjacency to transportation and utility trunk lines—assessments of the
capacity for systems to absorb growth around specific nodes must be
part of more localized planning exercises to ensure that infrastructure
investments are committed, where needed, to accommodate growth
and maintain required levels of service to existing neighborhoods.

Greenville Stormwater 2.0 Asset Management Program (2018)

Relevant Plans,
Studies, and Other
Documents

The maps on the following pages present basic inventories and descriptions

Supplementa_l Data of community facilities. More detailed information, along with short and

and Information long-term investment plans, can be found in documents listed above and
retrieved from the agencies and City departments that manage essential
infrastructure.
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|
Utility Infrastructure

Stormwater and Sanitary Sewers

The City operates a collection system that is approximately 342 miles of sanitary sewer
mains and marked a milestone in 2019 with 96% of the sanitary sewer system now
located and surveyed (9,156 manholes).

Over $11 million of capital improvement projects are planned through FY 2021/22.
An annual report on the Sanitary Sewer Collection System is submitted to ReWa
(Renewable Water Resources), and a CMOM (Capacity, Management, Operations,
Maintenance) plan is maintained and regularly updated.

The Greenville Stormwater 2.0 Asset Management Program includes multiple tools and
plans, and has involved a comprehensive look at:

- CIP project prioritization,

- comprehensive water quantity and quality modelling,

+ gap analysis (Stormwater detention addresses 24-year storm, how does that
ultimately affect the 100-year floodplain?)

- asset management (system inventory and condition assessment)

Wastewater Treatment

ReWa provides wastewater treatment services to the City of Greenville, Greenville
County, and portions of adjacent counties. ReWa maintains a strategic plan and

a capital improvement plan and was engaged in the Plan Greenville County
comprehensive plan to inform ReWa's efforts to plan for and accommodate future
growth.

Water

Greenville Water provides potable water service to the City of Greenville, most of
central and southern Greenville County, and small parts of adjacent counties. The
agency maintains a capital improvements program and actively engages in regional
watershed management and planning.

Electric and Gas

Duke Energy provides electricity services to customers in the City of Greenville and
Piedmont Natural Gas provides gas services.

According to the 2018 American Community Survey, 35% of occupied housing units in
the City of Greenville are heated by natural gas, 62% are heated by electricity, and the
remaining 3% use bottled gas, fuel oil, wood, or other fuels.
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Sewer Lines, 2019

Sewer Gravity Mains

Sewer Force Mains

Sewer Lateral Line

Source: City of Greenville
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Storm Pipes

Source: City of Greenville
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Education Facilities Schools
Private Schools

Day Care Centers

Libraries

’4‘, 5 AN Colleges and Universities

l ’ 5 Source: City of Greenville
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Fire

*
*

Safety Facilities

Police

* Hospitals

Source: City of Greenville
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COﬂtﬁXt f[]r Where and how new housing develops will heavily determine whether the
vision of GVL2040 will be achieved. If new housing can be directed, as much
GVL2040 as possible, into the node and corridor growth framework proposed by
the plan, as well as through thoughtful and appropriate infill within existing
neighborhoods, then ambitious goals for a more affordable and accessible
city—with a wider variety of housing types to meet a wider range of
household demands and needs—will be within reach.

In addition to the location and density of new housing as critical factors in
GVL2040's implementation, the preservation and strengthening of existing
neighborhoods will also play an important role in providing households
with a range of options and maintaining the cultural heritage of Greenville's
older neighborhoods. This means active investment in neighborhood-level
planning that aligns with GVL2040, support of reinvestment in older housing
stock, and the pursuit of anti-displacement strategies such as land trusts. It
also includes investment in quality of life, which could include open space
acquisition and improvements to contribute to the vacant land preservation
goal of GVL2040.

R el evant Pl ans Balancing Affordability and Prosperity in Greenville (2016)
StU dl Bs. an d Ot’h er Greenville County Affordable Housing Study (2018)

Greenville Housing Fund Strategic Plan (2020)
Documents el 2
HUD Consolidated Plans
- City of Greenville Community Development (2020-2025)
+ Greenville County Redevelopment Authority (2020-2024)

Missing Middle Housing Study for Greenville City & County (2020)

Data on the housing stock and housing affordability are featured in Part

Supplementa_l Data 2 of GVL2040. The plans and studies listed above provide more detailed

and Information information on housing affordability, while the following supplemental
tables and maps provide more general data on Greenville's housing stock
and recent housing investment trends.
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Unless stated otherwise, all data come the U.S. Census Bureau. Sources include the Decennial Census
(2000 and 2010) and the American Community Survey 5-Year Estimates (2006-2010 and 2014-2018)

Housing Units, Occupancy, and Vacancy,
2000, 2010, and 2018

2010 2018

Total Housing 27,295 20,249 32,620
Units

Occupied 25,294 28,762
Housing Units 24,382

Vacant 2,013 3,955 3,858

Housing Units

Median Home Value and Median Gross
Rent 2000, 2010, and 2018

2010 2018

Median Home | $112,500 $183500 $273,100
Value
Median Gross $526 $667 $937
Rent

I
Housing Tenure, 2000, 2010, and 2018

2010 2018

Owner- 11,453 12,257 12,283
Occupied
Renter- 12,929 13,037 16,479
Occupied

|

Number of Units by Structure Type,

2000, 2010, and 2018
2010 2018

1-unit, 14,764 15,043 15,330
detached

1-unit, 1,032 1,337 1,697
attached

2-4 units 3489 3,440 3341
5 to 9 units 2,742 2,647 3175
10 to 19 units 2,210 3,114 3,495
20 or more 3,020 3,278 5,333
units

Mobile home 110 390 249
Boat, RV, van, - - -
etc.
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—

Year of Residential Unit Construction,

as of 2018
Built 2014 or later 1,829
Built 2010 to 2013 1,289
Built 2000 to 2009 4,265
Built 1990 to 1999 3,606
Built 1080 to 1989 4,187
Built 1970 to 1979 3,941
Built 1960 to 1969 3,084
Built 1950 to 1959 4,119
Built 1940 to 1949 2,386
Built 1939 or earlier 2,924

Percent of Total Households Paying at
Least 30% of Income Toward Housing

Costs, by Income Level in 2010 and 2018

2010 2018

Less than 75.3% 81.9%
$20,000

$20,000 to 50.0% 67.9%
$34.999

$35,000 to 23.5% 37.3%
$49,999

$50,000 to 10.2% 11.1%
$74.999

$75,000 or 5.2% 3.4%
more

Percent of Owner-Occupied Households Paying
at Least 30% of Income Toward Housing Costs,
by Income Level in 2010 and 2018

2010 2018

Less than 60.4% 75.2%
$20,000
$20,000 to 45.0% 44.4%
$34.999
$35,000 to 31.5% 29.1%
$49.999
$50,000 to 16.9% 13.9%
$74.999
$75.000 or 6.5% 3.8%
more

|

Percent of Renter-Occupied Households
Paying at Least 30% of Income Toward Housing
Costs, by Income Level in 2010 and 2018

2010 2018

Less than 80.0% 83.5%
$20,000

$20,000 to 53.0% 75.9%
$34,999

$35,000 to 16.4% 40.5%
$49.999

$50,000 to 0.0% 8.9%
$74.999

$75,000 or 0.9% 2.3%
more
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Average Sale Price by Block Group,
2015-2019

Less $1O3'158
T $175,000
3
< $250,000
&

[\

g $300,000
N

<

l $375.000
More $597,100

© czbLLC

Change in Average Sale Price
by Block Group, 2015-2019

Less $2'560
$35,000
) $65,000
S
© $100,000
$150,000
More $219,002

Source: czb analysis of data provided by the Greater Greenville
Association of REALTORS

© czbLLC
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Fair Market Value per 1,500 Sq Ft,
by Block Group

6y
§\\
&>,
3 VS S8
Less 93,702 &G \Q‘*\\*’
sl

T $100,000

3

N $125,000

g

(]

E $175,000

2

l $250,000
More $389,077

©czbLLC

Percent of Properties Tax
Delinquent, by Block Group,

2015-2019
Less 3'4%
T 7.5%
[
2 15%
)
s
3 25%
Q
l 50%
More 50% or More

Source: City of Greenville

©czbLLC
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Percent of Properties
with Code Violations,

by Block Group
Less 0%
T 2.5%
2
S 5%
]
S
>
3 10%
8
l 25%
More 45.2%

© czbLLC

Permits Per 100 Residential Properties,
by Block Group, 2015-2019

Less 19
33
2 50
g
[\
Q 65
75
More 150

Source: City of Greenville

© czbLLC
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Affordable Housing and Open Space Variables for GVL 2040

The Greenville community consistently communicated strong
views about affordable housing, expressing concern about
rising home values and rents and the impact on very low, low,
and moderate income Greenville households? Following
extensive discussion, the City Council-appointed GVL2040
Steering Committee determined the city should prioritize the
affordable housing challenges faced by “working households',
defined as rental housing for working Greenville households
that earn $25,000 a year or less. All affordable housing
calculations for GVL2040 are based on a target monthly
housing payment (rent or PITI) of no more than $700. The
federal government defines affordable housing as housing
(either rent or mortgage payment?) that does not exceed 30%
of a household's monthly gross income. Private underwriting,
for buyers, generally requires a borrower to meet both a 28%
and a 45% front and back ratio.?

To determine how to close projected affordability gaps, many
inputs that shape price were considered, each across a high-
low spectrum.

Range of Anticipated Construction and
Development Expenses

Costs Per Square Foot

- Prevailing wages and material costs as published by the
Bureau of Labor Statistics and RS Means, respectively. The
low costs per square foot (SF) for all rental units was $75;
the high was $275.

Unit Size

+ While the barrier for entry into the homeowner market was
considered, the Steering Committee emphasized that the
greater priority is to ensure that a sufficient supply of rental
housing be consistently developed in the city, and that
any new rental housing be developed inclusively—that is,
in @ mixed-income manner. This preference was applied
to a range of unit sizes and configurations from 700 SF
(smallest possible affordable unit) to 2,000 SF (largest
possible market-rate unit).

Configurations and Project Size

- These construction costs were then applied to a range
of building configurations from two-story garden-style
apartments to four-, five-, and six-story missing middle
configurations, and then to taller apartment buildings, with
multiple variations to produce a range of leasable area
results.

For each of these potential results, a range of additional
variables were then factored in: unit size, bed/bath
configurations, number of floors, gross leasable area, and
percentage of total area that was leasable versus common.

+ Additional costs such as building exterior finish, parking, and
landscaping were considered and generated an extensive
low-high range of potential outcomes.

Market/Affordable Ratios

- Each variation was tested by applying a range of inclusive
goals, using 1% increments from 5% affordable (5%
affordable and 95% market-rate) to 20% affordable.

Land Costs

- Land costs were then figured in, ranging from an estimated
low of $75,000/acre to $400,000.*

Codes

- Various potential zoning requirements were considered,
namely floor to area as well as lot coverage ratio
requirements.?

Development Financing

« Altogether, these inputs generated a range of anticipated
total development costs that would presumably require
financing. A wide spectrum of financing terms was then
applied to these resulting ranges. Generally, it was assumed
no credible project of significant size could obtain debt
financing greater than 75% of anticipated post appraised
value. Conservative underwriting criteria was applied to all
credible projects with a bias that all units in all projects had
to be able to convert to market conditions through at least
the first 10 years of operation.®

* Here defined as the combination of more than 6,000 opinions conveyed by feedback/responses to several online surveys conducted between June, 2019 and
May, 2020, plus views expressed in 12 meetings by a City Council-appointed GVL2040 Steering Committee consisting of over 40 residents and business stakeholders
selected from an applicant pool of more than 200, plus views expressed by residents who attended three public open houses.

2 Mortgage payment here equals the monthly cost to amortize all house debt plus the escrowed monthly costs of sufficient property insurance and property taxes,
commonly referred to as PITI. Every $1 per hour in wages (full-time) translates into $57.77 per month in rent purchasing capacity, of which $26 is required for proper
maintenance, operations, and reserves. Every $100,000 in purchase price for a buyer requires an annual income of between $19,301 and $20,380 to qualify for a
mortgage at current rates. Break even points for rental property operations and turn key developers of owner-occupied housing mean new housing, renter or owner

occupied, far exceeds what many can afford.

3 Front ratio = PITI < .28 gross monthly income. Back ratio = PITI + all revolving debt payments < .45 gross monthly income.

4 Land was considered in the context of a variety of densities, from a low of five units per acre to 125. High land cost markets such as London, Tokyo, NYC, the SF Bay
Area, and Los Angeles were analyzed to determine the impact of land at various densities and heights as a percentage of total development expense, and these
ratios were analyzed in the context of costly but still moderate land costs in markets such as Charleston, the Research Triangle, Asheville, and Charlottesville.

® Floor area ratio is the ratio of a building's total floor area to the size of the piece of land upon which it is built. It is often used as one of the regulations in city planning
along with the building-to-land ratio. Though the floor area ratio calculates the size of the building relative to the lot, the lot coverage takes into account the size of all
buildings and structures. The lot coverage ratio includes structures such as garages, swimming pools, and sheds—including nonconforming buildings.

® Regional cap rates were applied, equity was priced between 6-20% over a range of period lengths, debt was calculated at between 3-6%, occupancy was calculated
between 4-9%, DCSR was between 105-120%.
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Consideration of Land Value in the Context of
Scarcity

Removal of various percentages of remaining developable
land—through either purchase or downzoning (assumed to
require compensation equal to the maximum present potential
value under present code), and applying the same (constant)
growth projections for the city over time and in relation to the
county—it is expected that the potential value of remaining
land will increase, as will the justification for redevelopment.
Consequently, total development costs also rise. All else being
equal, the fewer the number of developable acres in play, the
greater the cost to acquire what remains. Provided, however,
the resulting product (mixed-income) has competitively
marketable amenities and is thus able to arguably compete
for the middle and upper middle-income renters needed to
carry the project, anticipated resulting margins outpace those
differences under certain conditions. The result is a Pareto
Optimized “sweet spot” whereby certain combinations of
height and density, with certain inclusionary percentages,

can make economic sense to the private sector. At certain
heights and densities, a greater margin will exist than at others.
To withhold these heights and densities as negotiable, not
by-right entitlement benefits, and to remove sizable volumes
of developable land from the inventory, the City of Greenville
would put itself into the position where it—the City—can trade
resulting future potential for some amount of affordability. This
is not a situation that is presently possible and constitutes a
workaround to cope with the limitations of South Carolina's
prohibition against inclusionary zoning.

- At certain heights and densities, and certain inclusionary
percentages, and certain cost structures, it is fully expected
that market rents, adjusted upwards by eventual owners a
mere 2-5%, will both be unobjectionable to the consumer

in a strong and desirable market, like the City of Greenville,
and be sufficient to offset a significant portion of the per unit
housing subsidy needed to render a portion of a given project
affordable to households with incomes of $25,000 per year.

- If sufficient land is rendered undevelopable—assumed in
these calculations to be between 30-40% of remaining open
space - the value of resulting parcels, all else being equal,

is expected to rise sufficient to render density and height
meaningful variables in the affordability equation. Conversley,
if less than 30% of the remaining land is neither conserved
nor in some way de-entitled, no amount of density and height
seems likely to be a meaningful factor to address affordability.
Greenville, while more expensive in 2020 than in years past, is,
on average, a strong but not a red-hot market. Land value per
acre would have to rise substantially to render density as an
impactful variable.

Summary

On average, the most that a $25,000 per year household

can afford in capitalized rental housing value is about
$50,000:° $25,000, in annual income, translates to a maximum
affordable rent of $687. While $687 per month can afford a

$145,000 mortgage at 3.92% and thus theoretically be enough to
purchase a $153,000 home, such a home would require a $7.600
downpayment plus closing costs and a FICO >720. Because of
the unlikelihood of this and because the community stressed a
rental housing goal, the focus of GVL2040 was to figure out how
to make affordable rental housing possible. After accounting

for vacancy, operating costs, capital reserves, taxes, and
development debt, it was determined that, in reality, the lowest
cost a seasoned developer could put a new unit into service and
thereafter have it properly operated by a seasoned manager,
would be about $150,000, and the most a low-income renter
could afford of that would be about $50,000. Hence the resultant
$100,000/unit gap.

To achieve a minimum keep-up affordability goal of at least 10%
of all new permitted units, 2,000 affordable units must be created;
$300 million in total, or about $15 million a year for 20 years. It is
estimated that wages, of low-income households, will be able

to retire about $5 million of this. This leaves a $10 million annual
gap to close. The combination of greater density and height
resulting from greater margins, even after factoring in higher land
acquisition expenses, can be expected to raise an additional $7.5
million annually through marginally higher rents on the market-
rate side. This leaves a final $2.5 million per year to be secured,
the responsibility for which this plan allocated to the City of
Greenville, thereby making this plan’s aggregate municipal
responsibility for housing subsidy to be $50 million over 20
years.’

None of the above is deemed possible without a significantly
reduced citywide development footprint. To make the whole
equation work, the City is also obligated to obtain/purchase
development rights or otherwise conserve about 50 acres a
year. This may cost upwards of $5 million annually, if not more,
dependent upon location. Failure to remove land at this rate
would be to fail to induce high enough values on the balance,
which would be to fail to make density and height sufficiently
meaningful variables in a resulting affordability equation. In effect,
the land acquisition/open space preservation part of GVL 2040
potentially serves three purposes that are not easily separable
(because they are not just interconnected but interdependent):

1. The first is the greater greening of Greenville. This renders
the city durably competitive in the region, consistently able to
compete for its share of households seeking a high quality of life.

2. The second is the improvement of the city’s fiscal
position, obtained by the advent of the higher tax revenue/
SF consequence of mixed-income, medium-density (missing
middle) product.

3. The third is the higher profitability of resulting node
development at key densities and heights, thus enabling
development of future rental property in a mixed-income manner.

The reason the land acquisition/open space preservation part
of GVL2040 potentially serves these purposes is because it
depends on regional demand and on fidelity to the principles in
GVL2040 being articulated in the City's future zoning code.

8 60-70% LTV calculations were used to account for adequate reserves, operations and maintenance, and debt coverage.

°These are figures based on an assumed 100% build-out at 100% straight line projected growth. Lower growth would yield lower demand which would nullify these

expectations.
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VARIABLES UNIT LOW PARETO OPTIMUM HIGH

Unit Density du/a 5 26 125
Building Height stories 2 5.50 20
Floor to Area Ratio % 100 1.83 700
Percent Affordable Inclusive % 8 10 20
Unit Size (Market) SF Q00 1,300 2,000
Unit Configuration (Market) BR/BA 2/15 2/2 2/25
Unit Size (Affordable) SF 700 825 900
Unit Configuration (Affordable) BR/BA 2 2/15 2/15
Construction Costs (Market) $/SF 100 175 250
Construction Costs (Affordable) $/SF 75 140 150
Lot Coverage Ratio % 20 30 80
Common Area Ratio % 5 12 15
Parking spaces/unit 0.25 175 2
Vacancy Rate % 4 5 9
Operations/Gross Effective Income % 20 24 30
Reserves/Gross Effective Income % 15 21 30
Debt Coverage Ratio % 105 115 120
Borrowing Terms (Debt) % 3 6 10
Debt Period Years 15 30 30
Equity Rates % 6 8 20
Equity Terms Years 5 10 15
Capitalization Rate % 3 5 11
Land Costs $/Acre 75,000 100,000 400,000
ASSUMPTIONS

Acres in Nodes 772

Acres Outside of Nodes 1,228

IRR Not calculated

RESULTING BREAK EVEN CALCULATIONS

Market Units (Rent/mo) 1,840 1,853 1,011
Consequent Affordable Units (Rent/mo) 694 014 973

110
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Context for
GVL2040

How land is currently used and how it should be used to help
Greenville realize its vision for the future is at the heart of GVL2040.
The primary message of the plan is that historical growth and land
use patterns in Greenville—particularly suburban-style forms that
have predominated beyond downtown for more than half a century—
are driving what many residents see as challenges to overcome.

GVL2040 recognizes, for example, that Greenville's supply of vacant
land has been steadily dwindling and that opportunities to preserve
land and create new open space amenities are diminishing year by
year. The plan also recognizes that consumption of land by low-
density development has contributed to growth in traffic volumes
and congestion, and that low densities are largely incompatible with
inclusionary housing goals. Therefore, vacant land acquisition and
management is a central part of GVL2040's vision—accomplishing
the goal of open space preservation while stimulating the densities
needed to realize affordable housing and mobility goals.

Part 4 of GVL2040 describes the updating of Greenville's land
management regulations as a key implementation step—one that will
require sophisticated calibration of new zones to enable the node and
corridor framework for growth as well as a system of zoning-based
incentives for inclusionary housing to overcome South Carolina's
prohibition of inclusionary zoning.

As with any comprehensive plan, GVL2040 does not guide
development at the parcel level—rather it presents the framework for
small area plans, corridor plans, and neighborhood plans to apply at a
localized scale.

Relevant Plans,
Studies, and Other
Documents

Greenville City Code, Chapter 19—Land Management

Strategic Downtown Master Plan (2019)

South Downtown Master Plan (to be completed late 2020)

Swamp Rabbit Trail Extension Master Plan (to be completed late 2020)
All current plans for Greenville's Special Emphasis neighborhoods

Supplemental Data
and Information

Data relating to land use are included in Parts 2, 3, and 4 of GVL2040.
Supplemental maps and data are presented on the following pages.
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Land Use Summary

| Residential

Existing Land Use, 2016

| Office

- Retail

- Medical

- Dining

- Hotel/Motel

- Entertainment/Recreation

| Commercial Vacant - Institutional

| Commercial

Source: City of Greenville
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Existing Land Use Acreage

Land Use Categories

% of Total
Acreage

Residential 8,228 52.0%
Medical 82 0.5%
Hotel/Motel 73 0.5%
Commercial 219 1.4%
Commercial Vacant 1,970 12.4%
Parking 117 0.7%
Office 1,225 77%
Retail 776 4.9%
Food/Dining 170 11%
Entertainment/Recreation 638 4.0%
Institutional 1,563 0.9%
Warehouse 571 3.6%
Agricultural 205 1.3%
Total 15,836 100%

Source: City of Greenville
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— —
Future Land Use

This Future Land Use Map is included
in Part 4 of GVL2040 with full land use
descriptions. It is presented in this
document for ease of comparison with

the Existing Land Use Map. © czbLLC

Legend

I_ Urban Residential Urban Node Mixed-use ( \‘, Areas Suitable for Missing Middle Housing (5
\_~ minute / 1/4 mile walkshed)

I_ Sub-urban Residential Corridor Mixed-use
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. Neighborhood Mixed-use Campus - Institutional

. Community Mixed-use Center City

Parks - Green Space

EEECE

. Regional Mixed-use
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Context for
GVL2040

As one of the priority issues throughout the GVL2040 planning process,
transportation plays a critical role in realizing Greenville's vision for 2040—a vision
for a city that grows in a way that enhances mobility for all residents rather than a
manner that diminishes quality of life through congestion and gridlock. Doing so
will mean a focus on corridors with a range of appealing transportation options that
connect highly walkable node with other nodes, Downtown Greenville, and existing
neighborhoods.

Achieving the transportation goals of GVL2040 is highly dependent on the node
and corridor framework or growth. But transportation goals also depend heavily on
progress toward the other goals of GVL2040, and vice versa:

Historic Buildings and Districts: Greenville's inventory of historic buildings and
historic districts exist largely beyond areas identified in the plan as potential
nodes and corridors. Where overlap does exist, master plans for emerging nodes
should seek to carefully integrate new with historic building fabric. Within existing
neighborhoods outside of identified nodes, the plan envisions a largely preserved
residential fabric with infill occurring in a sensitive manner to broaden the range of
neighborhood housing options.

Downtown, Reedy River, and Adjacent Neighborhoods: GVL2040 calls for
Downtown Greenville and its Reedy River landscape to continue to be Greenville
crown jewels and for investments there to continue as envisioned in the
Downtown Strategic Master Plan.

Parks and Natural Landscapes: The preservation of vacant lands in Greenville
will open up opportunities to improve and enlarge the city's existing network of
recreational spaces.

Transportation infrastructure and services are already a heavily planned
element of Greenville's physical environment, with regular plan updates
required to maintain funding from federal and state sources for road and
transit projects. Going forward, GVL2040 should influence these planning
efforts and investment decisions—guided by small area and corridor plans
that will shape how nodes are located, grow, and function. Identifying
local funding conduits to support capital projects related to transportation
infrastructure, as well as covering long-term maintenance and operating
costs, will be an important part of detailed planning efforts that follow in
the wake of GVL2040's adoption.

Rel evant GPATS Horizon 2040 Long-Range Transportation Plan (2018)
: GPATS FY2021-2026 Transportation Improvement Program (2020)
Plans, Studies, - ¥ — El . i 5
reenville Bicycle Master Plan (2011
and Other G link 3 Transit Devel t Plan (2018)
reenlink 2020-2024 Transit Development Plan (201
Documents Pk B
Downtown Transportation Master Plan (2020)
GPATS Title VI Plan (2020)
City of Greenville Intersection Safety Analysis (2015)
Connections for Sustainability—Citywide Transit Feasibility Analysis (2013)
SU | emental Data relating to the transportation and mobility are featured in Part 2 of GVL2040.
pp Supplemental maps and data are presented on the following pages, with more
Data and detailed information available from the relevant documents listed above.
Information
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Greenlink Bus Stops

Greenlink Bus Stops and Routes

Greenlink Bus Routes

Source: City of Greenville
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| 1
Greenlink Average Daily Ridership .
(Destination) Map — Greenlink Bus Routes
Total Off
° Lessthan 25

25-99
100 - 249

(@)
®
@ 250- 990

1,000 - 3,240

Source: Greenlinks, ridership data for July 2019

©czblLLC )\

GVL 2040 Comprehensive Plan for Greenville, SC | czbLLC December 2020 117



|
Bikeways by Type and Status
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Bikeways and Sidewalks

Bikeways

Public Sidewalks

Source: City of Greenville

29
276

Ny,

123
29 7

*
o

276

\
" .‘w.‘ \
H LY
*\S 291

\é
s

et

GVL 2040 Comprehensive Plan for Greenville, SC | czbLLC December 2020

119



PART 2: ELEMENTS | PRIORITY INVESTMENT

Context for G\_/L204o outlines priority investments that will be ngeded—along

VL2040 with land management regulatory changes—to realize goals around
the plan's three priorities. These include investments in vacant land
acquisition and management, subsidies to cover affordable housing
cost gaps, and investments in transit service and multi-modal
infrastructure.

Turning the node and corridor framework for growth into a reality

will also require investments beyond those specifically outlined

in this plan. Namely, these are investments in basic community
infrastructure capacity that must precede or occur in tandem

with new development that occurs at emerging nodes and along
emerging corridors—sewer, water, schools, roads, and public safety
among them. The GVL2040 planning process identified “potential”
nodes based in part on the presence of utility and transportation trunk
lines, but final selection of nodes, small area plans for those nodes
and their surroundings, and identification of exact infrastructure needs
will be ongoing work during the implementation process and require
coordination between all City departments and service-providing
agencies.

Greenville County Schools Long Range Facilities Plan and Capital
Relevant PlanS, Improvement Program (2018)
StUdleS’ and Other GPATS Horizon 2040 Long Range Transportation Plan (2018)
Documents

Greenville Stormwater 2.0 Asset Management Program (2018)
Greenville Water Capital Improvement Plan (2016-2020)
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Context for GVL2040

Public engagement for the development of GVL2040 involved multiple sources of input
working in tandem during a six-phase planning process to methodically identify the core
values, priorities, and preferred growth scenario that serve as primary components of the
plan. Through a broadly representative steering committee, open house events, and online
surveys—supplemented frequently by conversations with community stakeholders—the
vision for 2040 came into focus and was cross-validated by the different engagement
platforms.

—_—
Timeline
JUNE "7 JULY = AUG ~" SEPT '~ OCT =" NOV "~ DEC ~' JAN "~ FEB = MAR - APR = MAY ~7 JUNE '~ JULY =" AUG '~ SEPT ' OCT "~ NoV
2019 2020
@ @
8[e°
WHAT WE WHAT IS WHAT MIGHT WHAT WE HOWWE CONFIRMATION OF
BELIEVE HAPPENING CHANGE CHOOSE WILL MAKE OURVISION
DECISIONS
Values and Relevant Trends Growth and Benefit, Costs  Draft Plan and Finalization for
Priorities and Conditions Change and Trade-offs Decision-Making Adoption
Scenarios Framework
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Steering Committee

GVL2040's 42-member steering committee was formed in early 2019 from an applicant base of
226 residents. Starting in June 2019, committee members met periodically with czb and Ingalls
Planning & Design, the City's GVL2040 consultants, to shape the plan. These meetings included:

June 11, 2019

Conversation about motivating issues; presentation of preliminary hunches;
assignment for committee members to talk with small groups of peers about a
hypothetical economic development project

August 6, 2019

Activity to identify core values; debrief of small group conversations about a

hypothetical economic development project
The hypothetical economic development project was a proposal by a major
technology company to locate in Greenville, create 1,000 high-paying jobs, and
produce a range of benefits and costs to the community. Steering Committee
members conducted 18 separate conversations with 175 participants in the
community to discuss the scenario and why residents might choose to accept
or reject the company's proposal. Overall, 63% of those who participated in the
conversations said “yes” to the offer and 37% said ‘no.”

September 10, 2019

Baselines and trends from data analysis presented; draft core value statement
distributed for review

November 12, 2019

Review of emerging priority topics (environment, affordable housing, and
transportation) and refined analysis of these topics; activity to identify desired
outcomes around these priority topics; assignment to apply draft values and
principles to real-world projects

December 10, 2019

Activity to rank outcomes, considerations, and principles attached to each of the
three emerging priorities in order to inform the development of future growth
scenarios

February 11, 2020

Presentation and discussion of three future growth scenarios to determine growth
preferences, including initial concepts for a node and corridor framework for
growth

March 10, 2020

Growth allocation activity based on preferred growth scenario from February;
wooden blocks used to identify goals for affordable housing volume and
distribution, open space preservation volumes, and potential nodes to connect by
high-quality transit service; validation of node and corridor growth framework as
preferred path

May 19, 2020

Discussion of COVID-19 implications for GVL2040; review and discussion of cost/
benefit analysis for preferred growth scenario for each of the three priority issues;
committee voting on specific goals for the priority issues

June 15, 2020

Presentation of ‘Plan Preview' drawing together plan components to date; review
and validation of refined goals to apply to each priority issue

August 11, 2020

Preparation for distribution of draft plan document

September 8, 2020

Discussion of feedback from committee review of first draft; identification of
needs for adoption process (timing and materials)
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Open Houses

Four open house events were held during the development of GVL2040. Each event featured
“stations” with information and interactive features to complement steering committee
discussions and questions being posed in online surveys. These events included:

August 7, 2019

at Springfield Baptist

Church

109 attendees

Identification of core values and priority issues

November 13, 2019
at East North Street
Academy

57 attendees

Indication of “what progress means to me" on
emerging priority issues

February 12, 2020
at David Hellams
Community Center

63 attendees

Preference voting on three growth scenarios for 2040

June 2020
Virtual Open House
and Online Survey

45 attendees to live
video meeting

Open Q&A discussion based on material presented
about the node and corridor framework for growth
and specific goals around priority issues

Online Surveys

Three online surveys, and one survey linked to a virtual open house, were conducted during
GVL2040. The questions included with these surveys were designed to complement discussions
occurring with the steering committee and at open houses, and to test ideas emerging from

the GVL2040 process. The surveys, results of which were archived on the City's project website
(GVL2040.com), included:

July 2019

3,207 respondents

Topics surveyed: Identification of core values and
priority issues

November-December 1,725 respondents

2019

Topics surveyed: Emerging priority issues—the
environment, affordable housing, and transportation

May 2020

1,467 respondents

Topics surveyed: Node/corridor growth framework,
including ranking of potential nodes and corridors to
gauge ‘where and how Greenville should grow'

June 2020 Virtual
Open House and
Online Survey

26 participants on
open house survey

Topics surveyed: Proposed urban form and density
for the node and corridor growth framework, specific
goals for priority issues, and cost/benefit analysis
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