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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 CarolinaõsMain Street 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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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 Identify priority areas for development

o Strengthen the Downtown

o Explore all opportunities

o Prioritize connectivity and safety

o Ensure Phase One plan implementation
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Thisreport is divided into the following sections

o Market Analysis ðdemographic analysis +

retail leakage study

o Design and Planning ð physical

improvements

o Implementation ðstrategy 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 .

o Pickens Downtown Master Plan ð2012

o Doodle Trail Master Plan ð2013

o Downtown Streetscape Master Plan ð2013

o Pickens Strategic Plan - 2020
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Pickens Downtown Master Plan 2012

(Illustrative Plan)
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Pickens Downtown Master Plan 2012

(Implementation Strategy Board)



STUDIO MAIN LLC   |    MARCH 2021

INTRODUCTION cont.

PICKENS MASTER PLAN UPDATE

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?

GROWTH ðACTIONS/PROJECTS

What are specific projects that you need to accomplish to

achieve your Economic Vision?
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Why do people come to Pickens to live, work, learn, and play?

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

time emulates the trends throughout upstate South

Carolina, with a population increase of 3.5% (1,708 new

residents) over the next five years .

Income - The median household income within a 10-

minute drive time is $50,248 which is less than that of

South Carolina as a whole (at $56,227) but slightly more

than that of Pickens County ($47,024). This income level

represents an opportunity for Pickens to enhance their

market appeal to residents in the area and also attracts

from nearby urban areas of Clemson and Easley.

YEAR POPULATION % INCREASE

2000 15,463

2010 15,831 2.38%

2021 16,186 2.24%

2026 16,767 3.59%
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2.3 Retail Market Gap

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

between each . Retail leakage occurs when local demand exceeds local sales in

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

local demand .

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

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 òallocationówhich may misplace store sales in a geography

they donõtactually exist.

This data is a broad look at the market and should not supplement for more

detailed market research . It does, however, provide an overall view of what the

market potential can be .

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

in goods each year while stores sell $251.7 million . This retail leakage is not

consistent in every retail category and does not account for visitors. It is also

important to note that as the 20-minute threshold is also not met, even though

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.

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 visitors from outside of the 10-minute drive time .

Stores sell 

$251.7m
Consumers Buy 

$255.3m

Market leaks

$3.6m
By 2026 Market 
demand will increase 
by

$42.4m
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2.4 Retail Market Potential

The retail leakage analysis is used to determine the supportable square footage of retail space based on the

assumptions on the market . The retail market potential for Pickens is a conservative estimate based on several

factors .

First,the estimate is based on low capture rates . The capture rate is the expected number of òleakingódollars

that can be recaptured back into the market . Generally, a 10% capture rate is used 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 is a òsnapshotin timeóand \ is based on the 2021 data, not on the projected growth of the

market by 2026.

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

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

leakage .
Category Annual Leakage Opportunity

Home Furnishings $1.0 million
20% capture rate; Micro retail/growth to 

full retail store

Specialty Food/Drink
$3.9 million (10 min)
$6.4 million (15 min)

50% capture rate; specialty food market 
expansion

Clothing $5.7 million
20% capture rate; 5-6 specialty clothing 

stores

Miscellaneous Retail $2.7 million 20% capture rate; 1-4 stores

Full Service Dining
$3.0 million (10 min)
$15.1 million (15 min)

30% capture rate; 1-3 full service 
restaurants
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2.5 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 is retail 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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3.0 Design and Planning

The design and planning portion of this study is provided to create a series of 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.

ATTRACTIVE AND CLEAN:  PRIDE BUILDING STRATEGY

KNOWING THE OPPORTUNITIES:  INVENTORY STRATEGY

ECONOMIC DEVELOPMENT STRATEGY

LINKING THE ASSETS:  CONNECTIVITY STRATEGY

PARTNERS FOR SUCCESS:  ORGANIZATIONAL STRATEGY

Emerging Themes

The Fabric Test

Each m aster plan and implementation should

be tested with an approach of FOCUSED,

APPROPRIATE, BALANCED, REALISTIC,

INTEGRATED,AND COST-EFFECTIVE.
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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 is a 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 ðutilizing East Cedar Rock Street as a protected two -way cycle

track, expanded sidewalk, on -street parking, complete street . This

project was previously funded by SCDOTTAPfunds through GPATS.

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

(The Mill Church) along Woodrow Street through underutilized and

undeveloped property connecting to Highway 8 and Highway 183.

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

connection opportunities . The Doodle Trail would continue along Town

Creek to Jaycee Park and the greenway and trail network that existing

within that park . Neighborhood greenways from Jaycee Park along

Labor Street and North Catherine Street connect the greenway to the

Pickens Amphitheater and West Main Street .

Additional spur connections from the Doodle Trail expansion connect

from East Jones Avenue to Pickens Middle School and East Main Street .

The master plan on the facing page is phaseable utilizing local and state

funds, as well as private and corporate donors .

Priority Investment

o Meet with SCDOT and engineers to

determine feasibility of neighborhood

greenway connections and direct

connections along East Cedar Rock

Street .

o Acquire easements to build greenway

from Woodrow Street/Railroad Street to

Market at the Mill.
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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 is an appropriate size for a specialty grocer, brewery,

or miscellaneous retail . Thisbuilding is an 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 façade along West Main Street . Consideration should be

given to the materials, setback, etc . of this building .

Priority Investment

o Complete rear façade 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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Rear façade improvements behind businesses along East Main Street include string lights, specialty

paving, outdoor seating, landscape, and murals .
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Proposed façade improvements for abandoned building along East Main Street .
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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 is developed behind existing buildings and allows for

additional circulation and parking . The Pickens County Behavioral Health

should be relocated to allow for the City and PRA to 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 is repurposed 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 façade 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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