Pickens Revitalization Association

Master Plan Update

v ARNETTMULDROW



PICKENS MASTER PLAN UPDATE

ACKNOWLEDGEMENTS

Project Steering Committee

Thank you to the following members of the Project Steering Committee :

Mayor Fletcher Perry 8 City of Pickens
Councilman Patrick Lark & City of Pickens
Philllip Trotter d City of Pickens

Allison FowlerdPickens County PRTDirector

Megan Thomas 0 PRAPresident
Kenna Dillard 8 PRA Board
LisaTernet 6 PRA Board

Margaret Collinsd PRA Board
Rick Murphy 6 PRABoard

David Harmon o PRABoard

Design Team

Studio Main LLC Arnett Muldrow and Associates
Blake Sanders, PLA Tripp Muldrow, FAICP

1 Hindman Street 316 W Stone Avenue

Pelzer SC 29669 Greenville SC 29609
blake@studiomainllc .com tripp@arnettmuldrow .com
www .studiomainllc .com www .arnettmuldrow .com

STUDIO MAIN LLC | MARCH 2021

5.2

ARNETT MULDROW




PICKENS MASTER PLAN UPDATE

TABLE OF CONTENTS

1.0 INTRODUCTION 4

1.1 PLAN PROCESS 5

2.0 MARKET ANALYSIS 4

2.1 TRADE AREA DEFINITION 11
2.2 DEMOGRAPHICS 11
2.3 RETAIL MARKET GAP 12
2.4 RETAIL MARKET POTENTIAL 13
2.5 MARKET CONCLUSIONS 14
3.0 DESIGN AND PLANNING 15
3.1 DOODLE TRAIL EXPANSION 16
3.2 WEST MAIN STREET 18
3.3 EAST MAIN STREET 23
4.0 MARKETING AND ORGANIZATION 26

5.0 IMPLEMENTATION 30

STUDIO MAIN LLC | MARCH 2021




PICKENS MASTER PLAN UPDATE

INTRODUCTION

1.0 Introduction

In November 2020 the Pickens Revitalization Association developed, in coordination with Studio Main, a scope and
schedule that outlined a strategic framework plan to update the 2012 Downtown Master Plan, originally initiated
by the Municipal Association of South Car ol iMaia &tseet Program . The PRA recognized opportunities along
Main Street for reinvestment that will create a more vibrant commercial district, gathering places for citizens of the
community, and a more pedestrian and bike friendly community . The plan includes market -based data that
informs the City of the potential to support additional development, before and after drawings of key sites and
buildings, plan vignettes, and concepts designed to encourage additional marketing and promotional efforts.
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INTRODUCTIQN

1.1 Plan Process

The process for the Master Plan included a two -day planning session that consisted of roundtable meetings with
property owners, stakeholders, and elected and appointed officials at the local and County level. The team
included Studio Main of Pelzer, South Carolina and Arnett Muldrow & Associates of Greenville, South Carolina . The
PRA utilized the Board of Directors as a steering committee, inclusive of elected officials, business owners, and
citizens/property owners.

Project goals developed checkpoints along the way to ensure that the mission and vision of the Strategic Master
Plan aligned when appropriate:

o Develop a strategic vision for the PRA and City
. o Workshop Studio

(0] Iden“fy pl’lorlty areas fOI’ development Monday PRA/Chﬂmber (Visitor Center) - Parking invear

o Strengthen the Downtown Prckans,SC 29671

o Explore all opportunities Tuesday Pickens County Museum

o Prioritize connectivity and safety gy

0 Ensure Phase One plan implementation
Monday (Date: January 18, 2021)
9:00am Design Team Arrival and Set-Up/Driving Tour
11:00am PR A Steering Committee/Board
12:00pm City/County Elected Officials (Working Lunch)
2:00 pm Downtown Property Owners/Business Owners
3:00 pm Churches and Other Non-Profit Organizations
4.00pm Economic Development
5:00pm Education
6:00pm Team Departs

Tuesday (Date: January 19,2021)

9:00 am Design Teamn Work Session (Internal Only)
10:00am Make-Up Session 1

11:00am Make-Up Session 2

12:00pm Design Team (Working Lunch)

4:00 pm PR A Steering Committee/Board Presentation
5:00pm Team Departs
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INTRODUCTIQN

Thisreport isdivided into the following sections

o Market Analysis 6 demographic analysis +
retail leakage study

o Design and Planning o} physical
improvements

o Implementation 0 strategy board + matrix

The input sessionsrevolved around understanding the
history  of Pickens planning, design, and
implementation, while asking specifically about
Economic Drivers, Economic Visioning, and Action
Projects .

The following plans were identified and reviewed for
clarity and to inform the design team what strategic
goals had already been accomplished

Pickens Downtown Master Plan d 2012
Doodle TrailMaster Plan 6 2013

Downtown Streetscape Master Plan 6 2013
Pickens Strategic Plan - 2020
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INTRODUCTIQN

Strategies First Steps (1 Year) Next Steps (1-3 Years) Long Term (3-5 Years) || Visions
= Explore Pickens Doodle Greenway = Install phase 1 Pickens Doodle Greenway = Install final phases of the Pickens Through strategic
= Design Railroad Park = Install Eailruad Park at trailhead Doodle Greenway infrostructure investment and
= MNew programming for Bruce Field = Ongeing programming for Bruce Field = Ongping programming for Bruce Field enhancement, every planning
= Design bike lanes for N. Ann = |nstall bike lBnes on rmﬁﬁ.ll’&d N. Ann = Additional city-wide hikerfbiker paths initiative will be connected
= Redesign Reece Mill Road parking = Install redesigned Reece Mill Road parking = Ongping gateway installations and with each other and
= Redesign N.Ann/178 development site || = Support private sector N.Ann/178 site maintenance downtown to create a unified
= Explore Hampton Ave. development redevelopment = Ongoing streetscape enhancements and easily navigabie
5 = Support Hampton Ave. enhancements = Village Renaissance infill housing commumty.
= Explore hotel development at Hwy 8 = RFP and promote development at Hwy 8 strategy
= Reinforce connections between = Development of physical connections = Village Renaissance existing housing
hospital and downtown between hospital and downtown enhancement strategy

= Market Building at Amphitheater » Rear i ncert with its
: A facade grant program = Complete a Fagade Master Plan Pickens, in co il
Eup!ore ”? reaignment_wlth MT = Develop illustrative design guidelines program if necessary MSMMM will

* Design Main/Pendieton intersection = RFP Bradley Boggs as Inn on the Green = |nstall streetscape intersection mm initiatives that

Strenethening the = Front facade component grant = RFP Infill Building at Main/Pendleton enhancements 3t W. Main @ Garvin, || Bosition hd'ﬂmg;mﬂs the iy
ngtl ng program = Study additional strategic intersections E. Main @& Court, and Pendleton @ W. eart o commin

= Part 1 application for Bradley Boggs N . and center of independent and

Core: Downtown B e i Seey = W. Main @ Garvin Cedar Rock entrepreneurial businesses.
Imb up trees on iain = E. Main & Court = Ongoing tree limbing and streetscape

Stfﬂteﬂ’ = Mural on bank as western gateway to = Pendleton @ W. Cedar Rock enhancements on Main Street

downtown

Public art installations

Continue aggressive tourism

Implement signage directing from Wal-Mart = Update Market Analysis to reflect Pickens will create economic

marketing and pramotion. 3 to downtown current market reallrles and adjust development initiatives that are
* Develop retail recruitment/retention || . ¢ i RFP for Professional Office Building retail retention/recrui stra halistic and creative in nature
program particularly after Wal-fMart = Begin aggressive retail recruitment in accordingly that will be self-sustaining both

mow and in the future.

zrriv:u_ . . categories identified in Market Assessment
= Continue aggressive marketing of = Obtain CLG status for City with historic
downtown. district and HPC for rehab tax credit incentive
= Conduct quarterly Merchants = Continue tracking zip codes annually
Roundtable.

" - e = Publish economic impact of downtown
= MNominate a Historic District to access statistics

historic income tax credits for rehabs

Funnilll\;I ng;wﬁnd = |nitiate new m;m“g and branding based = Ongoing marketing to State Parks Pickens will promote its identity
up II‘EI:_!SII:E promotional events = Update branding and marketing as begutiful, historic city
in"s'::lehlﬁ:,u':\'ﬁ"d'"gsgn system = Develop a professional cooperative ';'EMZF:IM ding i situgted in ﬂ*’::'fﬁfﬁ"!
" . . advertising campaign for downtown = Phase ayfinding Sign system and as g o
= Ongoing Community Pride *| Fan the mu‘l:hanE paign installations. the mountains in a strategic

Flame™ campai
= Conduct monthly marketing
roundtable

and professional way.

Phase 2 Wayfinding Sign system installations
Promotional ads in targeted strategic
publications.

Create a line of creative Pickens merchandise
Targeted marketing to nearby State Parks

Pickens Downtown Master Plan 2012
(Implementation Strategy Board)
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INTRODUCTIQN

ECONOMIC DRIVERS

Why do people come to Pickens to live, work, learn, and play?

ECONOMIC POSITIONING/VISION

Where is Pickens headed over the next 5 years? What is the
economic role that Downtown will play over the next five years
in the local and regional economy? What can Pickens achieve
and how will downtown be different from other Downtowns

nearby? |Is the vision grounded in growth opportunities, built on
consensus, and memorable?

GROWTHO ACTIONS/PROJECTS

What are specific projects that you need to accomplish to
achieve your Economic Vision?
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INTRODUCTIQN

Why do people come to Pickens to live, work, learn, and play?

safe hiStOl‘y simple

rural Clemson . affordable
rivers lakes

hiking
communl’ty hom

location

mountains

What are specific projects that you need to accomplish to achieve your Economic Vision?
pop-up,

codes CapPris tables

parks
connect:-
urbanism dlverSI{H l be ready

des-l tourism
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MARKET ANALYSIS

2.0 Market Analysis
2.1 Trade Area Definition

The market analysis for the City of Pickens recognizes that
market forces do not pay attention to political
boundaries . As a result, this study looks at a drive time
analysis for the City, using trade areas formed by a 10
minute drive times from the intersection of West Main
Street and Ann Street.

The 10-minute drive time provides a more accurate
portrayal of what can be viewed as the Pickens Market . It
includes unincorporated Pickens County and stretches
toward Liberty and Easley.

2.2 Demographics

Population - The population within the 10-minute drive YEAR | POPULATION % INCREASE

time emulates the trends throughout upstate South
Carolina, with a population increase of 3.5% (1,708 new

residents) over the next five years. 20 et
Income - The median household income within a 10-
- 0
minute drive time is $50,248 which is less than that of 2910 LR et
South Carolina as a whole (at $56,227) but slightly more
than that of Pickens County ($47,024). Thisincome level
represents an opportunity for Pickens to enhance their 2021 16,186 2.24%
market appeal to residents in the area and also attracts
from nearby urban areas of Clemson and Easley.

2026 16,767 3.59%
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MARKET ANALY SIS

2.3 Retail Market Gap Stores sell

A retail leakage study was performed on the 10-minute drive time trade areas for
Pickens. The study examines consumer demand, retail supply, and the difference $25 1 7 m
between each . Retail leakage occurs when local demand exceeds local salesin "

the same geography . Conversely, retail gain occurs when local sales exceed

local demand . Consumers Buy

It is important to note that the market analysis is not an exact science . Some

businesses may capture from a larger trade area. Some businesses may cater to . I I l
more of a visiting customer . On the other hand, some businesses may be even

more highly localized . Furthermore, the model allows for some degree of sales

and expenditure 0 al | o c avhichomay misplace store sales in a geography

they d o n &ctually exist.

Thisdata is a broad look at the market and should not supplement for more Market |eakS
detailed market research . It does, however, provide an overall view of what the

market potential can be. $3 6m
n

10-Minute Drive Time

The 10-minute drive time market gap currently stands at $3.6 million per year. This

means that consumers within 10 minutes of the heart of Pickens buy $255.3 million B 2026 Market
in goods each year while stores sell $251.7 million. This retail leakage is not ill 1

consistent in every retail category and does not account for visitors. It is also demand WI” INcrease
important to note that as the 20-minute threshold is also not met, even though by

consumers start to have access to larger markets via Highway 123 (Clemson and

Easley). With growth projected for the 10 minute drive time area over the next five

years, the market gap in Pickens will increase substantially to $42.4 million in 2026. $42 4m
This represents a significant opportunity to grow the market base as this is a .

conservative estimate based only on existing and future residents and not on
potential visitorsfrom outside of the 10-minute drive time .
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MARKET ANALY SIS

2.4 Retail Market Potential

The retail leakage analysis isused to determine the supportable square footage of retail space based on the
assumptions on the market . The retail market potential for Pickens isa conservative estimate based on several
factors .

First,the estimate isbased on low capture rates. The capture rate isthe expected number of 0 | e a k doltargs 6
that can be recaptured back into the market . Generally, a 10% capture rate isused for specialty items and a
20% capture rate isused for more general merchandise items.

Second, the sales per square footage numbers are relatively low. Independent merchants are not as
dependent on high sales per square foot as most chain stores.

Third, this estimate isa 0 s n a p $snit d tmand \isbased on the 2021 data, not on the projected growth of the
market by 2026.

Finally, the estimate does not account for visitorsfrom outside of the trade area .

The following table provides retail market opportunities for Pickens by category based on existing retall

leakage .

20% capture rateMicro retail/growth to

Home Furnishings $1.0 million full retail store
. . $3.9 million (10 min) 50% capture rate; specialty food marke
Specialty Food/Drink $6.4 million (15 min) expansion
. - 20% capture rate’-6 specialty clothing
Clothing $5.7 million otores
Miscellaneous Retalil $2.7 million 20% capture ratel-4 stores
Full Service Dinin $3.0 million (10 min) 30% capture rate;-B full service
ull Service bining $15.1 million (15 min) restaurants
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MARKET ANALY SIS

25 Market Conclusions

Pickens is experiencing opportunities for population growth, metropolitan growth toward Easley and Liberty,
increasing income levels as the market expands that together paint a picture for the strong potential for
Pickens to capitalize on this development . The consequence of this growth isretail demand that outweighs
retail demand . Thisbodes well for Downtown Pickens to fill gaps not found in the immediate area and perhaps
even to capture visitors from within the larger metropolitan areas and those visiting the natural and cultural
assets of Pickens County .

Furthermore, Pickens offers natural and historic resources that can augment the demand for additional
development along the downtown business district. In addition, the market analysis does not take into
account additional growth related to tourism, specifically to the Doodle Trail and South Carolina State Parks
nearby . The following chapters outline both marketing and physical recommendations designed to aid in that
development . The illustrations and plans shown in the subsequent chapters present how the market
opportunities can be realized in currently vacant and/or underutilized properties .
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DESIGN AND PLANNING

3.0 Design and Planning

The design and planning portion of this study isprovided to create a seriesof ideas that can be deployed over
time. Some ideas will require little capital to coordinate, while others may require grant funding and a phased
strategy . The designs shown here also illustrate opportunities for the private sector to cooperate with the City to
create physical improvements and enhance the economic viability by capturing additional sales.

Emerging _Themes

ATTRACTIVE AND CLEAN: PRIDE BUILDING STRATEGY

KNOWING THE OPPORTUNITIES: INVENTORY STRATEGY

ECONOMIC DEVELOPMENT STRATEGY

LINKING THE ASSETS: CONNECTIVITY STRATEGY

PARTNERS FOR SUCCESS: ORGANIZATIONAL STRATEG

The Fabric Test

Each m aster plan and implementation should
be tested with an approach of FOCUSED,
APPROPRIATE, BALANCED, REALISTIC,
INTEGRATEDAND COST-EFFECTIVE
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DESIGN AND PLANNING

3.1 Doodle Trail Expansion

The Doodle Trail provides much needed open space and connectivity to
Downtown, rural areas throughout Pickens County, and the City of Easley.
The expansion isa continuation of the existing linear park, connecting to
adjacent communities, parks, retail hubs, large event space, and
Downtown Pickens. Connections to Downtown Pickens should be
prioritized o utilizing East Cedar Rock Street as a protected two -way cycle
track, expanded sidewalk, on-street parking, complete street. This |{&§&
project was previously funded by SCDOT TAPfunds through GPATS AN 1

A shared -use path spur north from the Doodle Trail near Woodrow Street

(The Mill Church) along Woodrow Street through underutilized and E2=
undeveloped  property connecting to Highway 8 and Highway 183. i

Utilizing existing traffic signals, the Doodle Trail would cross to Market at |
the Mill and traverse along Town Creek and a new Market at the Mill park
along Jones Avenue . Thisnew park and trail expansion, would reinforce
the connection between Downtown Pickens and Market at the Mill, both

through the physical connection and potential economic development Priority Investment

connection opportunities . The Doodle Trail would continue along Town o Meet with SCDOT and engineers to
Creek to Jaycee Park and the greenway and trail network that existing determine feasibility of neighborhood
within that park. Neighborhood greenways from Jaycee Park along greenway connections and  direct
Labor Street and North Catherine Street connect the greenway to the connections along East Cedar Rock
Pickens Amphitheater and West Main Street. Street.

Additional spur connections from the Doodle Trail expansion connect o Acquire easements to build greenway
from EastJones Avenue to Pickens Middle School and East Main Street. from Woodrow Street/Railroad Street to
Market at the Mill.

The master plan on the facing page isphaseable utilizing local and state
funds, as well as private and corporate donors.
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DESIGN AND PLANNING

3.2 West Main Street

West Main Street improvements are vital to the success of the
Downtown Business District. Each major intersection receives fabric
painted crosswalks to increase pedestrian safety and to also tie into the
Quilt Trail. Shared public parking is developed adjacent to the
amphitheater parking and allows for additional circulation and parking
to the adjacent abandoned building (furniture store). Utilizing market
data, this building isan appropriate size for a specialty grocer, brewery,
or miscellaneous retail . Thisbuilding isan anchor to Downtown and can
provide additional pedestrian seating when events are planned and
programmed in the amphitheater

The alley behind the existing buildings is repurposed into a pedestrian
plaza, connecting the Doodle Trail extensions through the Amphitheater
and Main Street/Ann Street. String lights connect adjacent buildings
and provide safety and security lighting. Murals can be painted on
visible rear facades . Outdoor dining, seating, and landscape should
flow seamlessly between all buildings and be presented as one large
public gathering space .

Long term investment may include infill development to continue the
downtown fagade along West Main Street. Consideration should be
given to the materials, setback, etc . of this building .

Priority Investment
o Complete rear fagade renovations along the existing buildings .

o Activate Main Street and rear alley with outdoor tables/seating,
graphics/banners, container plantings, and overhead string lights run
across the alley and connecting existing buildings .
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DESIGN AND PLANNING

Rear facade improvements behind businesses along East Main Street include string lights, specialty
STUDIOMAINLLC | MARCH2021  paving, outdoor seating, landscape, and murals.
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DESIGN AND PLANNING

Proposed fagade improvements for abandoned building along EastMain Street.
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DESIGN AND PLANNING

3.3 East Main Street

East Main Street improvements are equally as vital to the success of the
Downtown BusinessDistrict. Each major intersection receives fabric painted
crosswalks to increase pedestrian safety and to also tie into the Quilt Trail
Shared public parking isdeveloped behind existing buildings and allows for
additional circulation and parking . The Pickens County Behavioral Health
should be relocated to allow for the City and PRAto market the buildings
for economic development . In addition, consideration should be given to
removing one of the buildings to allow for a direct connection from rear
shared parking to East Main Street.

The alley behind the existing buildings isrepurposed into a pedestrian plaza,
connecting the adjacent buildings together through a pedestrian only
space . String lights connect adjacent buildings and provide safety and
security lighting . Murals can be painted on visible rear facades . Outdoor
dining, seating, and landscape should flow seamlessly between all
buildings and be presented as one large public gathering space .

Long term investment may include development on East Main Street
(south) utilizing the same material palette to encourage more pedestrian
connectivity to Lewis Street and Court Street toward the priority Doodle Trail
Expansion (East Cedar Rock Street)

Priority Investment
o Complete rear fagade renovations along the existing buildings .

o Activate Main Street and rear alley with outdoor tables/seating,
graphics/banners, container plantings, and overhead string lights run
across the alley and connecting existing buildings .
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