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PURPOSE AND SCOPE OF STUDY

This document is a compilation of material reviewed, conclusions reached, and policies developed bv
staff of the Appalachian Council of Governments and the Planning Commission of the Town of Pacolet in
an effort to update the Town of Pacolet’s Comprehensive Plan. The findings of this effort are to be used
as general goals for guiding the long term development of Pacolet. The products of this study are an
updated Comprehensive Plan, Existing Land Use Map, and a Future Land Use Map. These three products
will provide information on the town’s current character and projected needs and establish goals for the
Town of Pacolet that will guide the community’s decisions on growth in the future.

ENABLING AUTHORITY

This study has been developed under the authority of Title VI, Chapter 29, Sections 310 through 1200 of
the 1976 Official Code of South Carolina, 1994 Cumulative Supplement. In accordance with state
authority and requirements, to develop a Future Land Use Map, the Planning Commission has reviewed
and considered existing and projected future physical, demographic, and socioeconomic characteristics of
the town.

[n the preparation of this plan update, the Planning Commission has met or exceeded all requirements
contained in Title V1 of the State Code. As is authorized by the state enabling legislation, the Planning
Commission hired a consultant from the Appalachian Council of Governments to compile data and
coordinate the study process. This study has been conducted in full compliance with public input

requirements.




Page vi



Introduction

INTRODUCTION

In 1994, the South Carolina Legislature passed the South Carolina Comprehensive Planning Enabling
Act of 1994 (SC Code, Title 6, Chapter 29). This legislation requires all counties and municipalities with
planning programs to conform to the provisions of the Act by May 3, 1999. Prior to 1994, enabling
legislation for local government planning was extremely confusing. There were actually three separate
provisions in state code authorizing planning and zoning. Some provisions applied only to counties,
some applied only to cities, and each had unique regulatory options and advertising requirements.

in response, the state adopted the Comprehensive Planning Enabling Act, which compiled ail local
government planning provisions into Title VI, Chapter 29 of the SC State Code. The 1994 Act requires at
least the following elements be included in the comprehensive plan: population; economic; natural
resources; cultural resources; community facilities; housing; and land use. In order to allow jurisdictions
sufficient to come into compliance with the new law, language was inciuded to allow local planning
programs to operate under old enabling provisions until May 3, 199% when these old provisions will be
repealed. Any planning commission, comprehensive plan, or ordinance created pursuant to these
provisions would cease to exist on May 3, 1999. This document has been updated in order to comply
with the new legislation.

PURPOSE OF THE COMPREHENSIVE PLAN

The Town of Pacolet's Comprehensive Plan expresses the community’s goals for the future. The plan is a
legally adopted document that serves as a guide to the planning commission and town council. It aids
them when making decisions involving land use development issues and the expenditure of public funds.

The comprehensive plan provides a framework for town policies. In particular, the land use element of
the plan recommends the most appropriate types of development for various locations in the community.
These recommendations deal with generalized areas, rather than specific parcels. The zoning ordinance
then describes which land uses are appropriate for specific parcels, thereby putting the comprehensive
land use plan "on the ground."

Other elements of the comprehensive plan set goals and poiicies for the town's economy, its natural
environment, housing stock, and the cultural and civic resources available to community residents.

The comprehensive plan works together with the ordinances, which implement it to ensure orderly
growth and development. These planning tools yield a number of benefits to the town and its residents,

including:

protecting property values

maintaining public health, safety, and quality of life
controlling traffic

vielding quality jobs for residents

making utilities and other services available in a timely manner
maximizing the public investment in infrastructure

AN N N NS
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Town of Pacolet Comprehensive Plan

THE PLANNING PROCESS

The development of the plan is an interactive process between the citizens of Pacolet, the town’s
planning commission, town council and staff from the Appalachian Council of Governments (ACOG).
The first step is a compilation of existing conditions that was undertaken by ACOG. This report
addresses the community’s population, economic character, business activity, topography, infrastructure,
housing stock, and existing land use.

The second component of the process is the identification of issues. Through their general knowledge of
the community, combined with issues uncovered through the Existing Conditions Inventory, planning
commission members identified the most significant opportunities and challenges facing their
community. In response, goals were developed and specific strategy recommendations for
implementation were established. A Future Land Use Map is produced to provide a visual representation
of planning commission goals.

Schedule

1. Project initiation, existing conditions inventory, and May - July, 1998
development of community issues

2. Planning Commission review of Population and Economic July - August, 1998
Conditions Report

3. Planning Commission development of plan goals and policies August - September, 1998

4. Land use issue analysis with Planning Commission and October - January, 1998
development of a Future Land Use Map

5. Compilation and review of Natural Resources, Cultural January - February, 1999
Resources, Community Facilities, and Housing elements

6. Plan review and adoption process March - May, 1999

Page 2



Popuiation Element

PART I - POPULATION
POPULATION TRENDS

There are a number of distinct regions within Spartanburg County identified by physical location,
demographic character, historical development and similar factors. The Town of Pacolet is situated in the
eastern edge of the county, 12 miies from Spartanburg. The area historically consists of the communities
of Pacolet, Central Pacolet and Pacolet Mills. Since trends and pressures occurring in this larger area
affect the town, it is useful to analyze demographic trends of the three Pacolets. Population changes affect
the physical growth of any community. A rising population creates a need for new housing units, roads,
water and sewer lines. Population increases also heighten the demand for commercial activities.

TABLE 1.01
ACTUAL AND PROJECTED POPULATION
SPARTANBURG COUNTY MUNICIPALITIES, 1970-2010

Change Change Change Change
Municipality 1970 1980 1970- 1990 1980- 2000 1990- 2010 2000-
1980 1990 2000 2010
[Campobello 530 4721 -11% 482 2% 346] 13% 617 13%
f[Chesnee 1,069 1,069] none 1,154 12% 1,431}  20% 1,518 6%
Cowpens 2,109 2,023 -d4% 2,213 9%, 2,432 10% 2,671 10%
Duncan 1,266 1,259] -1% 2,246 78% 2,699 20% 3,099 15%
Greer 10,462 10,525 1% 10,322 -2%| 13,985 36% 17,363 24%
Inman 1,661 1,554 -7% 1,838 18% 1,851 1% 1,932 4%
Landrum 1,859 2,141 55% 2,347 10% 2,686i 14% 2,980 11%
Eyman 1,159 2,195 89% 2,219 1% 2,519 14% 2,731 3%

483 315] -35% 298] -5% 308 3% 314 2%
[ Fa 418 ?:_::'.%1;5561 2 10% |5, 722) 0 I1% T 2,183 2%%) 2015 15 %| 277
Pcolet Mills~., | 5iie ,504] - LOSI| -30% | . =923}, -12%,. 992 . 8%).. i3L,047]. . :6%) -
New Pacolet . 150 22,922]. 2,607] -10% | .-2,645] ~_1%|.. 3,175 .20%} ~..3,562]... 12%]|s.

Spartanburg  44,546] 43820 -2% 43,479 -1%| 48,191 11%| 51,641 7%)|
Weilford 1,298 2,143]  65% 26271 23% 3.234] 23% 3,877 20%
Woodruff 4,690 3,171 10% 43611 -16% 4,954|  14% 5.466 10%
Spartanburg Co 173,724 203,023] 17%| 226.793 12%| 239,600 6%| 249,800 4%
[Region 656,447) 793,057 21%| 888,033 12%| 963,700 8%] 1,021,300 6%

State 2,590,713{ 3,121,820 21% (3,486,703 12%[ 3,976,800  15%] 4,486,700 13%

Source: Population figures for 1970, 1980 and 1990 from the US Bureau ot the Census.
Year 2000 and 2010 projections from Claritas Data Services.

The area experienced a slight decline in population between 1970 and 1980 from 3,405 to 2,922. During
this same period, the Town of Pacolet grew by 10 percent while Central Pacolet and Pacolet Mills
declined sharply. Since 1980, the area has grown only slightly as a whole from 2,922 to 2,943 in 1990.
This represented a one- percent increase for the area compared. This limited growth occurred during a
time when many other municipalities grew significantly. Many factors such as annexation policies and the
development of the [-85 corridor had an impact of the growth of the surrounding community compared to
the Pacolet area.

Future population projections indicate the growth of the region is beginning to have an impact on the
Pacolet area also. The three towns are projected to grow to 3,483 by the year 2000, an 18% increase over
1990 population levels. This is a faster rate than Spartanburg County, projected to maintain a growth rate
of 11% during this period.
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Town of Pacolet Comprehensive Plan

The projected population of the consolidated Town of Pacolet is 3,175 in 2000, 91% of the population in
the three original towns. The majority of growth in the area is projected to occur in the consolidated Town
of Pacolet. Central Pacolet is projected to grow by only 20 persons between 1990 and 2010. Pacoiet is the
fourth largest of the fourteen municipalities in Spartanburg County.

In addition to changes in the community, an analysis of population for the Town of Pacolet must include
Spartanburg County and its growth patterns. The Spartanburg County Planning Commission estimates the
1995 population for the county at 238,447, which represents a 37% increase from the 1970 figure of
173,724. While the county’s population has continued to increase since 1980, the rate of growth has
declined. The rate of growth was 17% between 1970 and 1980 compared to only 12% over the next ten
year period. The rate of growth was only 5% for the period 1990 and 1995. It should be noted that this is a
five year period and not a ten year figure like the other growth periods.

Through the Year 2015, The Spartanburg County Planning Commission projects a pattern of growth that
is consistent with the 1980’s. The county’s population is projected to rise to 268,449 by 2005, a 13%
increase from the 1995 figure. By 2015, the county is expected to top the 300,000 mark, with a population
of 301,527. This would represent a 20 year growth rate of 26% for the county.

POPULAITON CHARACTERISTICS

TABLE 1.02
POPULATION BY AGE
SPARTANBURG COUNTY MUNICIPALITIES, 1990
Municipality Pop Percentage Of Population By Age Median
<5 | <18 | 18-24 | 25-44 | 45-64 | 65+ | 80+ | Age

Chesnee 1,280] 80| 27.7 11.5 316 15.4 13.8 28 30.4
‘Cowpens 2,176] 5.8 244 8.9 25.6 224 18.8 38 382
[Duncan 2152 19| 282 10.5 30.3 18.1 13.0 1.9 316
Greer 10,322] 75| 23.8 10.1 282 18.6 19.2 4.5 349
Landrum 2347 63| 239 8.9 282 20.7 183 3.5 38.0
Lyman 3271 58| 199 93 26.0 229 18.8 4.1 38.4
Pacolet 1,736] 5.0] 238 8.9 28.6 20.7 17.9 4.3 36.9
Spartanburg 43467  7.7| 25.1 13.1 29.4 17.1 15.3 35 32.6
Weliford 2511 6.7| 229 8.7 29.4 22.1 16.3 3.5 36.9
Woodruff 4365] 7.5| 26.1 10.0 283 211 14.5 35 34.0
Spartanburg Co.. | 226,016] 6.7 24.6 10.8 297 20.5 12.7 3.4 34.1

Source: US Bureau of the Census.
' Figures for the county inciude the municipalities.

The average age of Pacolet residents is slightly higher than that of Spartanburg County. In 1990, the
median age for the county was 34.1 years as compares to 36.9 years for Pacolet. An examination of
residents by age group adds further insight. Persons under age 18 comprised almost 24% of the town’s
population. This would seem to indicate there are many families in the Pacolet community. Only 8.9% of
the population are between the age of 18 and 24, the lowest level in the County. At the same time, 29% of
residents are between the ages of 25 and 44, only slightly lower than the County and in line with most
municipalities in Spartanburg County. For the county, persons age 65 and over comprised 13% of the
population; whereas in Pacolet, this age group made up almost 18% of the citizens. This shows that, in a
general sense, Pacolet has a balanced population with that is attractive to the elderly as well as persons
that are looking to raise children in the area.
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Popuiation Element

TABLE 1.03
POPULATION BY RACE
SPARTANBURG COUNTY MUNICIPALITIES, 1990

Municipality T’Epuiation White Black Other Hispanic Orig.

No. Pct. No. Pet. No. Pct. No. Pet.
Campobello 465 a08] 877 51 11.0 6 13 ] 0.2
[Central Pacolet 257 225 875 32 12.5 0 0.0 0 0.0
Cowpens 2.176] 1,832] 842 324 14.9 20 0.9 16 0.7
}Duncan 2,152| 1,706] 79.3 432 20.1 14 0.7 15 0.7 |
[nman 1,742 1,207 69.3 516 29.6 19 1.1 15 0.9
Landrum 2,347 2,053 87.5 260 11.1 34 1.4 15 0.6
Lyman 2271 2,160 95.1 97 43 14 06 4 0.6
Pacolet 1,736{ 1,273 733 461 26.6 2(= 0.1 1 0.1
Pacolet Mills . 696 507  72.8 184] 264 5~ 07 0 0.0
Spartanburg 43467 23,084] 53.1| 19,836 45.6 547 1.3 338 038
Wellford 2,511 1,419 365 1,075 428 17 0.7 23 0.9
Woodruff 4365 3,121 715 1,224 38.0 20 0.5 18 0.4

Source: US Bureau of the Census.

Pacolet’s racial diversity is very similar to that of the County as a whole. Within Pacolet, the US Census
Bureau classifies 73.2% of the population as white, 26.6% as black and less than 1% as other. For
Spartanburg County, the numbers read 79% white, 21% black and 1% other. Pacolet has one of the
highest concentrations of blacks in the County. Only Spartanburg, Wellford and Inman have higher

percentages.
TABLE 1.04
INCOME CHARACTERISTICS
SPARTANBURG COUNTY MUNICIPALITIES, 1989
. N Median Household] Median Famil Per Capita

Y Income Income Y Inconll)e
|Campobello 22,639 27,083 9,103
||Central Pacoiet 17,500 27,361 9,691
||Chesnee 16,645 27,?70 8,123
ICowpens 17,259 21,791 9,844
Duncan 23,085 25,625 9,942
Greer 18,049 22,957 9,559
Inman 19,402 25,952 10,132
Landrum 22,733 26,875 10,398
Lyman 28,846 32318 15,134
Iﬁlcolet 20,278 24,808 10,350
Pacolet Mills 17,308 26,667 9,406
Spartanburg 24,423 29,304 12,142
Wellford 23,851 27,222 8,989
[Woodruff 23,673 28,214 10,077
Spartanburg Co. 26,941 31,857 14,597
South Carolina 26,256 30,797 11,897

Source: US Bureau of the Census
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Although income levels in Spartanburg County and the Pacolet area are increasing at a steady rate, the
Pacolet community lags considerably behind the County average and several other communities in the
county. Median household income in Spartanburg County increased from $15,206 to $26,941 between
1979 and 1989. Within the Pacolet area, median household income increased from $13,355 to $20,278 in
Pacolet and from $11,712 to $17,308 in Pacolet Mills. These were 51.8% and 47.7% increases for the two
towns respectively compared with a County increase of 77%. The trends are similar for median family
income and per capita income. County income levels remain consistently higher than statewide averages.
Annual median household incomes in Spartanburg County range from 2 to 5 percent above the state
figure.

The median family income was $24,808 in Pacolet in 1989, almost a 60% increase from [979. Pacolet
Mills, $26,667, experienced a 76.6% increase in median family income during the same time-period. Per
capita income experienced the biggest increase between 1979 and 1989 with increases of 100% for
Pacolet and 84.3% for Pacolet Mills. There have been significant increases in income levels in Pacolet
although they have progressed slower than County and State growth rates in income levels.

The town does have strong potential for growth. As industrial development continues along the US 176
and SC 295 corridors greater numbers of people will be seeking housing opportunities in the area.
Development of the new Disney Distribution Center in Union County should also have a positive impact
on the growth of the area and the number of people looking for housing opportunities in the Pacolet area.
In addition, improvements to major transportation routes in Spartanburg County should help improve
access to the area and put the town in position to capture generalized growth associated with Spartanburg
and 1-85 development. These factors should help in attracting people and businesses to the Pacolet
community.

STATEMENT OF NEEDS AND ISSUES
Issue 1: Population Stability

Traditionally, the Pacolet community has had an extremely stable poputation. High proportions of
residents have lived in the community for a long period. This enhances a sense of civic pride and
responsibility; however, it has left the community with an aging popuiation. As the town moves
forward, it seeks to retain its sense of community while attracting younger families that wiil make a
commitment to the town over time.

Issue 2. Civic Commitment
Pacolet contains numerous strong churches and several civic organizations. The ability to tap the
resources offered by these groups in a coordinated manner would enhance the achievement of
community improvement goals. As the community grows it is important to retain the sense of civic
commitment that is now present.

GOALS

1. Maintain the sense of community by retaining a population that is committed to the town for the
long term.

2. Continue to attract young families in the community through promotion of the amenities that
Pacolet provides its residents.
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Population Element

Promote infill development on vacant land inside the city limits.

Promote the growth of its population through efforts to attract a wide range of age groups to
improve the tax base, educational attainment levels, quantity and quality of the workforce, and
diversity of the community.

Encourage more participation from the citizens of the community in efforts to improve the Town of
Pacolet.

POLICIES / RECOMMENDATIONS

A.

Through zoning and development standards, ensure adequate regulations are in place to preserve
quality single family neighborhoods.

Avoid establishing Commercial, Muiti-Family, or Industrial zoning designations in areas that would
be incompatible with existing residential neighborhoods.

Encourage the development of housing and commercial establishments within the town limits to
provide for the needs of people in the Pacolet Community

Work with the Spartanburg Chamber of Commerce to develop informational/ promotional materials
highlighting the positive attributes of the town, for distribution to real estate companies, chambers
of commerce, etc.

The Town of Pacolet will encourage the location of commercial and industrial businesses in and
around the town in order to provide the employment base necessary to maintain a diverse
population.
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Economic Elemeant

PART II - ECONOMY

EMPLOYMENT

Spartanburg County has seen strong growth in its labor force over the last 17 years. From 1980 to 1990
the labor force grew by 18.4 percent, and between 1990 and 1997 the labor force grew by another 13.1
percent. Greenville County has the largest number of people in the labor force while Cherokee County
has the smallest labor force. Between 1980 and 1990 Oconee County saw the largest percentage increase
in the labor force, a significant 42.3 percent. Pickens County had the largest percentage increase in labor
force between 1990 and 1997.

TABLE 2.01
LABOR FORCE, 1980-1997

% Change % Change

County 1980 1990 19801990 1997 1996-1997
Anderson 62.040 74,113 19.5 84.020 13.4
Cherokee 23,050 22,691 -1.6 25,180 11.0
Greenville 140,440 169,686 20.8 190,000 12.0
Oconee 20,160 28.690 42.3 28.080 -2.1
Pickens 38,710 47,848 23.6 55,420 15.8
Spartanburg 98,960 117,179 18.4 132,480 13.1

Source: SC Employment Security Division, Labor Market [nformation

The county has also seen a fluctuating unemployment rate that has been consistently lower than state
rates since at least 1990, The 1997 figure of 4.2 percent unemployment was the second lowest rate over
this eight-year period. In 1997 Oconee County had the highest unemployment rate in the region at 4.9
percent. Greenville County had the lowest unemployment rate at 2.6 percent.

TABLE 2.02
AVERAGE ANNUAL UNEMPLOYMENT RATES, 1990-1997

County 1990 1991 1992 1993 | 1994 | 1995 1996 1997
Anderson 5.3 6.2 5.3 6.0 58 4.0 4.7 4.1
Cherokee 5.7 6.5 6.0 6.4 50 4.5 5.2 4.2
Greenville 3.7 5.0 5.2 5.5 4.1 2.5 3.0 2.6
Oconee 5.0 1.7 7.6 8.8 69 1.6 6.1 4.9
Pickens 4.5 3.5 5.0 5.8 4.8 3.9 4.9 34
Spartanburg 4.4 5.4 4.8 5.5 4.6 3.7 4.5 4.2
State 4.7 6.2 6.2 7.5 6.3 3.1 5.6 4.8

Source: SC Employment Security Division, Labor Market Information

The past decade has seen a change in the structure of the local economy. Like many communities
manufacturing is dropping as a percentage of total employment and areas like retail and the service
sector are increasing in importance. While the overall number of jobs continues to increase, the new jobs
are generally lower paying than the manufacturing jobs they are replacing. From 1990 to 1996
manufacturing employment dropped from 35.5 percent of all employment to 32.6 percent, while showing
a net increase in jobs of 700. Trade increased from 22.8 percent to 24 percent, with an increase of 4,100
jobs, and services increased from 17.1 to 19.5 percent, with an increase of 4,900 jobs.

Page 9



Town of Pacolet Compraehensive Plan

40%

FIGURE 2.1
SPARTANBURG COUNTY EMPLOYMENT 1990-1996
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This employment trend is very important to watch because of its effects on wages. Manufacturing
continues to be a relatively high paying field compared to other employment categories. The retail and
service sectors contain some high-end positions but overall are the lowest paying fields in the regional

economy.
TABLE 2.03
1996 AVERAGE WEEKLY WAGES, BY EMPLOYMENT SECTOR
County Manuf. Services Retail Wholesale TCU FIRE Construction

(Rank: 2) | (Rank:6) | (Rank:7) {Rank: 1) (Rank: 4) (Rank: 3) (Rank: 5)
Anderson £552 $£385 $252 467 $579 $492 $453
Cherokee 492 373 226 453 602 438 520
Greenville 650 456 297 653 584 673 564
Oconee 516 386 223 439 1,065 470 554
Pickens 471 391 215 623 609 510 388
Spartanburg 614 424 299 623 563 593 516

Source: Calculated from data in S.C. Covered Employment and Wages.

Spartanburg County has seen mixed growth in the number of business establishments. Over the 1987 1o
1993 time period, Spartanburg County saw a 33.3 percent increase in the number of business
establishments located in the county. This compares with an 18 percent increase state-wide. The 1987 to
1990 period saw a 35.5 percent increase, most in the region. The 1990 to 1993 period saw a 1.7 percent
decline. Spartanburg has the second largest number of business establishments in the region.

TABLE 2.04
GROWTH IN BUSINESS ESTABLISHMENTS, 1987-1993

% Change % Change

County 1987 1990 1987-1990 1993 1990-1993
Anderson 2,402 3,182 32.5 3.202 0.6
Cherokee 713 861 208 864 03
Greenville 7,199 8,869 23.2 9.966 12.4
Oconee 920 1,132 23.0 1.202 6.2
Pickens 1,399 1,769 26.4 1,902 7.5
Spartanburg 3,999 5,420 35.5 5.330 -1.7
State 69,538 79,743 14.7 82,058 29

Source: 1989, 1994, and 1996 South Carolina Statistical Abstracts
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Daily commuting patterns show Spartanburg County to have a net outflow of commuters. Of the
approximately 109,000 employed persons in the county, almost 18,000 commute to another county to
work. The county also sees a daily influx of 17,500 workers commuting into the county every day
making the net commuting figure -513.

TABLE 2.05
WORKPLACE OF EMPLOYED PERSONS, 1990

Employed Live & Live in Work in Estimated Difference
County Persons in Work in County County Daily Day/Night
County County Only Only Workforce | Population

Spartanburg 109,230 91,259 17,971 17,458 108,717 -513

Source: S.C.E.S.C. “South Carolina’s Commuting Patterns, 1994

The vast majority of commuters are traveling between Spartanburg County and the counties it borders.
Almost 84 percent of those commuting to Spartanburg and 88 percent leaving Spartanburg daily go to an
adjoining county, including two counties in North Carolina. Greenville County is the major source and
destination for these commuting trips. There is also a small amount of commuting to and from other
counties in South Carolina, Georgia and North Carolina.

TABLE 2.06
COMMUTING PATTERNS, 1990

IN-COMMUTING FROM OUT-COMMUTING TO

Place Number Place Number
Cherokee County, SC 2,870 { Cherokee County, SC 1,563
Greenville County, SC 6,537 | Greenville County, SC 12,444
Laurens County, SC 1,133 | Laurens County, SC 497
Union County, SC 2,081 | Union County, SC 404
Polk County, NC 1,196 | Polk County, NC 619
Rutherford County, SC 795 | Rutherford County. 5C 192
Rest of SC 1,743 | Rest of SC 841
Rest of NC 392 | Rest of NC 737
Georgia 32 | Georgia 12
Other 479 | Other 662
Total 17.458 | Total 17,971
Net Commuting: -513

Source: South Carolina’s Commuting Patterns, 1994

While the county has seen a shift towards the service and trade sectors, many of its largest employers
remain manufacturing concerns. A total of 49 manufacturing firms employ over 200 people in the
county. BMW employs almost 1,900 people within the county. Springs Industries, Michelin and Hoechst
Celanese each employ over 1,200 people in the county. Among non-manufacturing industries there are
another 19 which employee 200 or more people. The Spartanburg County Schools are the County’s
largest employer with over 4,500 employees. Five other employers have at least 1,000 employees
including Advantica Restaurant Group and the Spartanburg Regional Medical Center.
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TABLE 2.07
MAJOR MANUFACTURING EMPLOYERS

{200 or more employees)

Company Empioyees Product/Service
Alcoa Fujikura 333 Fiber optic communication products
Allied Signal Filters and Spark Plugs 234 Spark plug shells
American Fast Print 352 Textile finishing, printing, and foam coating
Amoco Fibers Corp. 402 Polypropylene staple and filament fibers
Arkwright Mills - Cateswood Plant 315 Cotton flannei fabric cotton polyester drill
Arrow Automotive Industries 738 Re-manufactured automotive parts
Betras Plastics Inc. 250 Miscellaneous plastic drinkware
Beverage-Air 370 Commercial food and beverage cooling equipment
BMW Manufacturing Corporation 1,877 Automobiles
([Bordon - Wise Foods 230 Snack foods
||Cannet Co. 248 Tungsten carbide cutting tools and wear components
Failon Luminous products Corp. 300 Sign and advertising specialties
Flowers Baking Company of 8. C.. Inc. 234 Bakery products
Goodyear Tire & Rubber Co. 215 Tire retreading materials and rubber cements
Hoechst Celanese Corp. 1,280 Polyester fibers
Hoke Inc. 200 Metalworking and precision valves
Hudson Internationai Conductors 404 Fine drawn wire
Inman Mills* 818 Synthetic fabric
Kohler Company 832 China & plastic plumbing fixtures
[Leigh Fibers, Inc. 329 Textile waste processing
Mascot Homes 252 Mobile homes
Mayfair Mills, Inc. 694 Print cloth
MEMC Electronic Materials, Inc. 820 Silicon-polished wafers
[Mettler - Toledo Inc. 290 Scales and printers
[Michelin Tire Corporation 1,400 Truck tires
Milliken & Co.* 870 Textiles
Mohawk [ndustries 336 Rugs and carpets
Prym Dritz Corp. 242 Sewing notions
Progress Lighting 420 Residential light fixtures
R. R. Donnelley & Sons Company 665 Catalog printing and binding
Reeves Apparel Textile Group* 517 Synthetic blends
Siemens Energy and Automation. [nc. 378 Duct systems, panel-boards and switchboards
South Carolina Elastic Co. 320 Elastic cords
Spartan Mills* 469 Cotton tabrics and blended fabrics
Spartanburg Steel Products. Ine. 526 Soft drink & beer containers, stamping, barrels and kegs
Springs Industry* 1.824 Dyed and finished fabrics
Tietex Corporation 643 Non-woven material
Tindatl Concrete Products. Inc, 300 Pre-cast pre-stresses concrete structures
TNS Mills Inc. 300 Sheeting and poly-cotton yam
Union Camp Corporation - Bag Division 481 Consumer type bags
W. R. Grace & Co.. Cryovac Div. 970 Flexible Plastic
Wabco 300 Braking systems and controls
Thomas & Betis Corp. 279 Automotive connectors. components
Source: 1997/98 SC Industrial Directorv, SC Department of Commerce: Spartanburg County Chamber of Commerce.

*Mulliple locations.
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TABLE 2.08
MAJOR NON-MANUFACTURING EMPLOYERS
(200 or more employees)

Company Employees Products/Service
Adidas 217 Distributor of Athletic Foorwear
Advantica Restaurant Group 1,757 Food preparations
BMG Music Service Distribution Ctr, 816 Audio tapes
Bi-Lo 899 Retail grocery
{City of Spartanburg 400 Government
Converse College 285 Private college
Donnelley, RR & Sons 665 Print and digital information management
Duke Energy Corporation 212 Energy
Lockwood Greene Engineers 425 Engineering and planning
Mary Black Hospital 1,150 Health Care
One Price Clothing 550 Clothing apparel distribution
S. C. Schooi for the Deaf and Blind 525 Educational Services
Spartanburg County 1,305 Governmemnt
Spartanburg County Schools 4,559 Public school system
Spartanburg Regional Medical Center 3,538 Health Care
Spartanburg Technical College 213 Technical education
State of South Carolina 2413 State government
University of South Carolina-Spartanburg 500 Public university
Wofford College 320 Educaticnal services

Source: SC Appalachian Council of Governments; Spartanburg Chamber ot Commerce,

The manufacturing base of Spartanburg County is fairly diverse with 20 two digit SIC codes represented.
These firms employ a total of 42,368 people in 452 establishments. Industrial and Commercial
Machinery, Electronic/Other Electrical Equipment, Rubber Products and Textiles are the SIC categories
leading the way. The textile industry is the leading employer and represents 21 percent of industrial
employment. The top four categories listed above comprise 51.9 percent of manufacturing employment.

TABLE 2.09
MANUFACTURING PLANTS AND EMPLOYEES, 1996/1997

SIC Code Plants Employees
(20) Food/Kindred Products 13 1,067
(22) Textile Mill Products 55 8.889
(23) Apparel/Other Finished Products 19 1.H14
(24) Lumber/ Wood Products Except Furniture 18 630
(25) Furniture and Fixtures 7 342
(26) Paper and Allied Products 14 1,328
(27) Printing, Publishing, and Allied Industries 33 1,435
(28) Chemicals and Allied Producis 37 3,570
(29) Petroleum Refining/Related Industries 6 140
"(30) Rubber and Miscellaneous Plastics Products 37 3.603
|[( 31) Leather/Leather Products 1 13
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TABLE 2.09 (Cont.)
SIC Code Plants Employees

[(32) Stone, Clay, Glass and Concrete Progucts 14 9204
[i(33) Primary Metal Industries 22 1,269
(34) Fabricated Metal Products 43 2,569
]KBS) Industrial/Commercial Machinery and Computer Equipment 104 4,084
[[(36) Electronic/Other Electrical Equipment 3 3337
[[(37) Transportation Equipment 15 3,020
[f(38) Measuring, Analyzing, and Controlling Instruments 10 37
(39) Miscellaneous Manufacturing Industries 15 997
(87) Engineering, Accounting, Research, Management, and Related Services 9 1,2300
Total 452 42,368

Source: 1997/98 S.C. Industrial Directory, S.C. Department of Commerce.

Spartanburg County also has a growing number of foreign firms. The county is the home to 104 foreign

firms, 73 of which are manufacturing, employing aimost 15,500 people.

TABLE 2.10
INTERNATIONAL COMPANIES, 1996/1997
County Total Total Manufacturing | Manufacturing
Companies Employees Companies Employees
Spartanburg 104 15,478 73 12,543
State 480 81.220 356 67,844

Source: 1996/97 S.C. Industriat Directorv, S.C. Department of Commerce, Division of State Development

JOB CREATION AND CAPITAL INVESTMENT

Spartanburg County has seen strong levels of both job creation and capital investment in the past nine
years. The period between 1986 and 1996 saw the creation of approximately 20,365 new jobs and capital
investment of over $3.8 billion. This equais 34 percent of the jobs created and 36 percent of the capital

investment for the six-county ACOG region over this time period.

TABLE 2.11

JOB CREATION AND CAPITAL INVESTMENT

Spartanburg County, 1986-1996

Year Jobs Created Investment (X $1,000)
1986 1,485 $78.002
1987 2,671 248,064
1988 2,727 412,941
[989 210 274,078
1990 1.645 206,530
1991 1,100 119,874
1992 3,441 617,785
1993 1,250 228,406
1994 1,369 552,020
1995 2,242 308,160
1996 1,525 844,837
Total 20,365 3,890,697

Source: *“1997 Upstate Profile” Appalachian Council of Governments
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TABLE 2.12
SELECTED ECONOMIC ACTIVITY ANNOUNCEMENTS
SPARTANBURG COUNTY
January 1, 1996 - August 15, 1997
. . Capital Jobs Created/
Category Type of Project Size Investment Lost

Business Service

American Storage Rental Spaces Exp NA $35 million NA

Mechanix, inc. Exp NA NA 60

Altman Printing New 30.000 SF $1.25 miilion NA

Federal Express New 36,395 SF NA NA]

IDistribution

Eastern Home Products New 25,000 SF NA NA

National Seal Co. New 68,500 SF NA 10-25

Adidas Close 146,000 SF NA NA
Finance

Arthur State Bank New NA| NA NA

Carolina Southern New 3.000 SF| NA NA

First Federal New 1,680 SF NA 7

First South Bank New * 11,000 SF £1 million NA|

Spartanburg Nat'l Bank New 3,300 SF $850,000 5

Woodruff State Bank New 2,700 SF NA 8

NationsBank Ren 18.000 SF $2 million 50
Government i

Lyman Post Office New 5,000 SF $£500.000 12

Woodruff Post Office New 6,500 SF NA NA

Spartanburg County Library New 105,000 SFI $14.6 million NA
Leisure |

Football Stadium New NA| $3.2 million NA
Lodging I

Microtel Inn New 60-80 rooms| NA NA|

Sleep Inn New 63 rooms NA NA

Fairfield Inn by Marriott New 93 rooms $4.2 million NA

Doubletree Hotel & Conference Center New NA £27 million 400}
Manufacturing

All Metals Sve & W'house New 70.000 SF $10 million 50

Baker Machinery Mfg. New NA| $900.000 NA

European Textile Group New 16.000 SF| $10 million 10

Porta Textiles New 30,000 SF £3 million 45

Dantherm New 30,000 SF NA 30

Burger [ron Co. New 20,000 SF NA 10}

Suntex Printing, [nc. New NA NA 10f

Martex Fiber Southern Corp. New 67.500 SF NA 50J|

Bavarian Precision Tooling New 13,000 SF S5 million 25“

Draper-Texmaco, Inc. New 280,000 SF $2 million 100

Drews Distributing, [nc. New 45,000 SF $2 million 15

Draeximaier Automotive of America New 100,000 SF NA NA|

Bico South, [nc. Exp 20,000 SF NA 10
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TABLE 2.12 (Cont.)
. . Capital Jobs Created/
Category Type of Project Size lnvesl:ment Lost
Com-Fab Exp 30,000 SF NA %!
Contec Inc. Exp 60,000 SF NA 8-12
DSI Draeximaier Service, Inc. Exp NA £24.6 million 300
Grace Packaging Corporate Headquarters Exp NA NA NA,
Hayssen Manufacturing Co. Exp 25-30,000 SF NA 125
Lemforder Corp. Exp 58,000 SF $10.3 million 354
National Starch & Chemical Exp 13,000 SF $16 million 30“
Owens-Coming Exp NA NA 254
Rexham Corp. Exp NA £8.8 million 130
Standard Steel Specialty Co Exp NA NA| 5
Multi-Purpose Mfg. Center Ren 274,000 SF NA NA
Springs Industries Ren NA NA NA
Prym-Dritz Lay-Off NA NA -904
Amoco Fabrics and Fibers Company Lay-Off NA NA -ISO"
Trevira’Hoechst Lay-Off NA NA -110}
Spartan Mills Close NA NA -259
Startex Finishing Close NA NA -59)
Jackson Mills, Inc. Close NA NA -350
Reeves Brothers Inc. Close NA NA -400
Real Estate
Renaissance Project New NA 5100 million NA
Johnson's Fairforest Business Park New 1.3 million SF $2 million NA
Woodruff Industrial Park New 3839 AC NA NA|
Belk Building Ren 60,000 SF £3.7 million NA|
Reidville Falls Professional Park New 6 AC $8-10 million NA
Residential
North Town New 204 units $9 million NA
Oak Forest New 160 units NA NA
Norris Ridge Apartments Ren 174 units $130.000 NA
Summit Hills of Spartanburg New 30 AC $27 million NA
Windsor House New NA $3.3 million NA
Spring Arbor New NA $3 million NA]
Culpepper Apartments New 240 units £3.2 million NA]
The Timbers New 184 units NA NA
Qak Forest Exp 260+ units NA NA
Apartment complex New 6 AC £3.2 million NA|
Boiling Springs Retirement Center New NA NA NA
University Commons New NA $3.8 million NA
Retail
Barnes & Noble New 25,000 SF NA NA
Bi-Lo New/Ren * NA NA NA|
Blackstock Center New NA NA NA/
Dillard's New 150,000 SF NA NA|
Grand Piano & Fumiture New 50,000 SF| NA NA
J.B. White New 151,000 SF NA 250
Kimbrell's Fumniture New NA NA NA
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TABLE 2.12 (Cont.)
. \ Capital Jobs Created/
Category Type of Project Size Investment Last
OfficeMax New 25,000 SF NA NA
PetsMart New 26,000 SF NA NA
Rite-Aid New NA}  $1-1.5 million NA
Rocky Branch Plaza New 30,000 SF $2 million NA
The Gap, Inc. New NA NA NA
The Qasis New 5,200 SF NA NA
Westgate Mall - New Tenants New 15,000 SF NA NA;
Winn Dixie New NA NA NA
Woodruff Chevrolet Geo New 44,700 SF NA 250
Woodruff Galaxy Grocery New NA NA NA
Hillcrest Mall New 20,000 SF NA 30
Poppy Square Ren 135,000 SF NA NA
Good-Will Store Ren 50.000 SF NA NA
Westgate Mall Exp 65,000 SF NA NA
84 Lumber Exp 1.2 million SF $29 mitlion NA
Blockbuster Entertainment (HQ) Close NA o -5
Brendle's Inc. Close NA = NA
The Leader Close NA = NA
Service
New Medicat Facility New 8,000 SF NA NA
Reidville Fails Medical Park New 35,000 SF NA NA
Spartanburg Animal Welfare League New NA $1.75 mitlion NA/
CMA Family Practice of [nman New NA NA NA|
Spartanburg Regional Health Care System Exp 15,000+ SF $1.1 million NA|
Mary Black Memorial Hospital Lay-Off NA NA -i38
r'l‘ranspormtiv:m
C.R. England & Sons New 44.000 SF £750.000 NA
Con-Way NOW New NA NA NA
Viking Freight Close NA NA -155
Utility
Water Treatment Plant New NA $35 million NA
Sunbelt Container Inc. Exp NA $300.000 62

Source: 1996 & 1997 Economic Activity Reports, SC Appalachian Council of Governments.
New=New construction or facility; Ren=Renovation; Exp=Expansion; Close=Plant Closing; and Lay-Off=Lay off

of employees. HQ=Headquarters.

*Multiple projects.
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One result of this continued development has been an increase in per capita income for county residents.
From 1979 to 1989 citizens saw an 102.7 percent increase in per capita income, much higher than both
the state and region. From 1989 to 1994 there was another 25.9 percent increase, although this was less
than both the region and state. In 1979, Spartanburg County’s per capita income equaled 108.2 percent of
the statewide average. By 1994 this had fallen to 105.8 percent of the statewide income.

TABLE 2.13
PER CAPITA INCOME, 1979-1994
% Change Adjusted % Change Adjusted
County L) 1989 1979-1989 | Forcpi | 2 1989-1994 | For CPI
Spartanburg 7,201 14,597 102.7 40.7 18,372 259 5.5
Region 7,032 12,442 76,9 14.9 18,426 48.1 27.7
State 6,657 11,897 78.7 16.7 17,710 48.9 285
Source: 1982, 1989, 1991, and 1996 South Carolina Statistical Abstracts
COMMERCE

Spartanburg County has seen solid growth in retail sales in the early 1990s. From 1990 to 1996 retail
sales increased 37.6 percent within the county. This compares to a regional growth rate of 47 percent and
state rate of 46 percent. Currently, Spartanburg County maintains 27.7 percent of the regional retail

market,
TABLE 2.14
GROSS RETAIL SALES BY COUNTY
(in $ thousands)! 1990 - 1996
County’ 1990 1991 1992 1993 1994 1995 1996

Spartanburg 3.589,724 3,788,627 4.038.612 4.237,700 4,572.618 4,944,252 4,940,936
Region Total® 13,029,320 13,591,602 14,102,412 13.300.957 16.588.681 17,853,401 19,148,735
State Total® 50,825,581 31.898,506 33.145.815 38.822.725 62,708.423 68.809,285 74.404.397

Source: SC 1996 Gross Receipts by County & City, SC Tax Commuission.

1 Starting with 1992 the monthly and year-end reports are reported on a “month- ending” basis rather than period covered.

Prior to 1992, they were reported on a "period covered™ basis. Theretore, data are not comparable to prior years.

2 County totals do not include multi-location businesses that file a single return for all locations within the state.

3 Detail may not add due to rounding.
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The retail market in Spartanburg County is roughly split between the City of Spartanburg and the
unincorporated portions of the county. Data for retail trade is not available for the Town of
Pacolet.

TABLE 2.15
RETAIL TRADE, 1992

No. of Retail Sales Annuai Payroll Number of

Establishments (x $1,000) (x $1,000) Employees
Spartanburg County 1,381 $1,621,894 $180,595 16,784
Greer (Total) 187 281,167 29,661 2,530
Greenville Co. portion 181 278,377 29,237 2,498
Spartanburg Co. portion 6 2,790 424 32
Spartanburg 610 867,538 96,719 8,846
Balance of County 719 (D) {D) (D)

Source: 1992 Census of Retail ?rade. U.S. Department of Commerce, Bureau of the Census.
{D) - Data suppressed to assure confidentiality

TABLE 2.16
RETAIL TRADE BY CITY, 1992
City Establishments | Sales (x1,000) A“"(‘;‘;fof}?)”“" Employees
Clinton 77 78,419 8,999 926
Duncan D D D D
Fountain Inn 34 D D D
Greer 187 281,167 29,661 2,530
Laurens 119 135,062 13,987 1,398
Lyman 101 110,997 12,377 1,171
Mauldin 101 110,997 12,377 1,171
Pacolet D D D D
Spartanburg 610 867,538 96,719 8,846
Union 113 106,805 11,906 1,180
Woodruff 43 40,691 3,643 416

Source: 1992 Census of Retail Trade
{D) - Data suppressed to assure confidentiality.
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The wholesale market is similar to the retail market in that it is split chiefly between the City of
Spartanburg and unincorporated Spartanburg County. Most of the wholesale trade takes place outside the
major cities in the county. This data is also not available for the Town of Pacolet at this time.

TABLE 2.17
WHOLESALE TRADE, 1992

No. of Wholesaie Sales Annual Payroll Number of

Establishments (x $1,000) (x $1,000) Employees
Spartanburg County 524 $2,612,332 $155317 5,678
Greer (Total) 75 255,576 17,720 726
Greenville Co. portion 66 249,446 17,198 687
Spartanburg Co. portion 9 6,130 522 39
Spartanburg 193 991,297 51,857 1,862
[Balance of County 312 1,594,248 101,067 3,692

Source: 1992 Census of Retail Trade, U.S. Department of Commerce, Bureau of the Census

TABLE 2.18
WHOLESALE TRADE BY CITY, 1992
City Establishments | Sales (x 1,000) A"":l‘fol;‘gm" Employees
Clinton 11 17,130 1,646 91
Duncan D D D D
Fountain Inn 13 D D D
Greer 75 255,576 17,720 726
Laurens 11 14,526 1,718 84
Lyman D D D D
Mauldin 66 249,446 17,198 687
Pacolet D D D D
Spartanburg 193 991,297 51,857 1,862
Union 10 6,657 701 54
Woodruff S 7,367 388 34

Source: 1992 Census of Wholesale Trade
{D) - Data suppressed to assure confidentiality.
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BANKING

The growth in jobs and income is reflected in the banking situation in the county. From 1988 to 1996 the
number of independent banks increased from 11 to 13, and deposits increased by 73 percent.

TABLE 2.19

AMOUNT OF DEPOSITS (x 1000)
In All FDIC Insured Commercial Banks
Spartanburg County, 1988 - 1996

No. of Total
Year Independent Deposits
Banks (X 1,000)
1988 n $791,757
1989 13 879,433
1990 13 959,148
19N 13 1,001,399
1992 11 1,025.609
1993 11 1,104,267
1994 13 1,275,571
1995 12 1,308,002
1996 13 1,371.664

Source: 1997 Upstate Profile, Appalachian Council of Governments

STATEMENT OF NEEDS AND ISSUES

Issue 1: Challenge to Realize Economic Development Potential

The presence of vacant land, combined with the recent development of a four-lane highway
serving the community and ongoing water and sewer improvements, creates strong potential for
economic development. The community must now implement recruitment strategies to fulfill this

potential.

Issue 2. Provision of High Quality and Stable Employment Opportunities

The mill, which traditionaily has been the town’s leading employer, is now closed. The ability to
develop desirable employment opportunities is critical to attract younger families and maintain

vibrancy in the community.

Issue 3. Maintenance of a Strong and Broad Tax Base

A strong tax base is necessary to maintain infrastructure and provide town services. A diverse
community allows tax obligations to be shared by residents, commercial businesses and industrial
operations in a manner that is not overly burdensome to any sector of the community.
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GOALS

L.

2.

Promote quality commercial development along the US 176 corridor.

Identify areas that are most suitable for development and encourage a development pattern that
promotes the most effective and efficieat use of the areas identified

POLICIES AND RECOMMENDATIONS

A,

[dentify resources, such as the Appalachian Council of Governments. Municipal Association of
South Carolina, South Carolina Downtown Development Association, Clemson University Planning
Studies Department, or officials from other municipalities, to provide ideas for commercial &
industrial development. Review printed material, or sponsor a forum in which resource people are
brought in to present options. Identify and develop strategies that would be successful in the
community.

Through zoning regulations, ensure that development standards and use requirements are sufficiently
strict to promote quality development in the community while not being so burdensome that quality

development is discouraged.

Survey business and property owners in the community to determine the level of interest in fostering
joint public - private efforts for development.

Encourage commercial retention and expansion in designated areas along major arterials.
Designate an area in the town center as the commercial core and provide mechanisms to promote the
development of a vibrant mixed-use climate, quality aesthetic environment, adequate parking and

convenient pedestrian access.

Attract new restaurants to the community.
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PART III - NATURAL RESOURCES

The Natural Resources element looks at the natural systems of the community including climate,
topography, soils, water bodies, and other natural features. This information is important to help protect
a community’s quality of life by promoting proper development, maintaining aesthetic characteristics,
preserving open space and significant natural resources. Through an understanding of the environmental
conditions, the developability of the land can be assessed to help determine the most suitable use. The
slope, soils, and location of floodplains all have an impact on the developability of tand in the
community. In addition, pollution concerns, especially with air and water quality, have an impact on the
suitability of different types of development in the area.

GEOGRAPHIC LOCATION

The Town of Pacolet, South Carolina is located in Spartanburg County in the northwestern portion of the
state. To the north of the town is [-26 that links the town and county with Interstate 85, one of the fastest
growing interstate corridors in the country, Charlotte and Columbia.

CLIMATE

The climate of Pacolet is relatively mild, with an average temperature of 60.1 degrees Fahrenheit. This is
slightly lower than other portions of the state such as the Columbia region, which has an average annual
temperature of 63.1, and the Charleston region with an average annual temperature of 64.8 degrees.
Precipitation is fairly constant throughout the year with an average of 4.3 inches of rain per month. The
Columbia region averages 4 inches of rain per month while the Charleston region averages 4.2 inches per
month. The growing season is from late March to early November and averages 225 days.

FIGURE 3.1
AVERAGE MONTHLY TEMPERATURES
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FIGURE 3.2
AVERAGE MONTHLY PRECIPITATION
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TOPOGRAPHIC CHARACTER

Pacolet is located in the Piedmont region of the state, which is characterized by rolling to hilly
topography. Elevations range from 900 feet at the edge of the foothills/mountain area to 600 feet along
the Savannah and Broad Rivers at the southern end of the region. The terrain becomes progressively less
hilly from north to south across the region.

FIGURE 3.3
SOUTH CAROLINA PHYSIOGRAPHIC REGIONS

Source: S.C. Water Resources Commission
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LAKES. RIVERS, STREAMS

The Pacolet River has been the foundation for much of the growth of the Pacolet communities since the
area was first settled. The Pacolet River is formed by the confluence of the North and South Pacolet
River Watershed and is part of the Broad-Pacolet River Basin. The basin contains all of Cherokee
County the northern portion of Spartanburg County and the northeast corner of Greenville County,
draining a total of 755 square miles of land, 16.2 percent of the upstate. The basin also contains several
other major lakes and rivers including the Broad River, Providence Creek, and Lake Lanier.

These waters are valuable for a variety of reasons including: water supply, fish and wildiife habitat,
recreational activities, waste removal, electrical production, and flood protection. The Pacolet River's
water quality fully supports aquatic life uses in the Spartanburg County sections of the river. However,
growth and development upstream along the I-85 corridor is expected to place more pressures on the
river’s water quality. Monitoring by the Depariment of Heaith and Environmental Control (DHEC) has
shown increasing trends in total phosphorus concentrations and turbidity in the upper reaches of the
Pacolet River. These conditions are often associated with increased development within watersheds and
can harm aquatic life. These conditions pose potential threats to aquatic life uses if thev continue to
deteriorate. Currently the river’s water quality near the Town of Pacolet fully supports aquatic life and is
generally good. Continued development in the upper portions of the watershed could begin to impact
water quality further downstream.

FLOOD LANDS

Traditionally, the presence of floodplains or flood hazard areas has posed little constraint to development
in most areas of Pacolet. The only affected areas are primarily along the Pacolet River corridor affecting
a relatively smail portion of the community. Recent federal flood plain legislation has added legal
constraints and regulations to proposed development in flood hazard areas. Where flood hazard areas
(marked by 100-year flood boundaries) have been identified on Flood Insurance Rate Maps for the Town
of Pacolet, special regulations relating to the development of such areas apply. These regulations are
designed to reduce and possibly eliminate the hazards of flooding, as required by the Federal Emergency
Management Agency for flood insurance through the National Flood Insurance Program.

SOILS

The soils of the Upper Piedmont have developed from the weathering of metamorphic rock such as
granite, schist, gneiss and diorite. Deep sandy to red brown clay sub-soils are found in most associations.
The soils are mainly well drained with moderate to severe erosion hazards, dependent mainly on siope.
Some Upper Piedmont soils are suitable for on-site sewage disposal. except where slope is a problem.
Extensive areas of atluvial flood plains are found in most stream drainage basins. The soils of the Upper
Piedmont include some of the best farmlands in Upstate South Carolina. Vast areas of poor or eroded
soils have been abandoned in the past due to intensive agriculture.

Pacolet is built principally on soils of Cecil-Davidson-Pacolet association. Cecil-Musella-Louisburg
association and the Congaree-Mixed alluvial land association. In Pacolet, the Cecil-Davidson-Pacolet
association is found principally southeast of Central Pacolet. The Cecil-Musella-Louisburg association is
found primarily to the northeast of the southeastern border of Town of Central Pacolet. The Congaree-
Mixed alluvial land association is found along the Pacolet River basin in only a limited portion of
Pacolet. Of these soil associations, the Cecil, Pacolet, Enon and Louisburg series make up 90% of all soil
types in Pacolet.
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Natural Resources Element

Cecil Series - The Cecil soils are characteristically deep, well drained, gently to strongly sloping soils
that formed in material weathered from granite and gneiss. They make up 66% of the soils in Pacolet.
These soils are on broad upland areas that have long side slopes. The surface layer is generally
yellowish-red with sub-soil that is dominantly red firm clay.

These soils pose moderate to severe constraints, due to slope and permeability, to use as septic tank
disposal fields, and sewer lagoons, making public sewer systems a prerequisite to development. They
also present moderate constraints to low buildings and industrial development due to low fcad-bearing
capacity, slope and potential for erosion.

Pacolet Series - The Pacolet soils are moderately deep to deep, well-drained soils formed in material
weathered from granite and gneiss. The surface layer consists of brown fine sandy loam with a sub-soil
of yellowish-red sandy clay loam and covers roughly 12% of the town. They pose only moderate
constraints for use as septic tank filter fields, but present severe problems for use as sewage lagoons,
because of slope.

Enon_Series — The Enon series consists of deep, well drained to moderately well drained soiis that
formed in material weathered from gneiss and granite. The surface laver is a sandy loam and makes up
about 6% of the soils is Pacolet. They pose moderate constraints for use as septic tank disposal fields and
as foundation material for roads and building sites.

Louisburg Series — The Louisburg soils are shallow and well drained to excessively well drained soils
formed from material weathered from granites and gneiss. They cover roughly 6% of the Town of
Pacolet. The surface layer ranges from dark grayish brown to pale olive in color. They pose moderate to
severe constraints for use as septic tank disposal fields and as foundation material for roads and building
sites.

In sum, the four soil series upon which Pacolet is located have a variety of characteristics. On the whole,
they pose only slight to moderate constraints to urban development, except for use as septic tank filter
fields and sewage lagoons.

UNIQUE PARK AND RECREATION AREAS

Spartanburg County has extensive natural beauty with large lakes, scenic mountains and valleys. The
county is home to a number of state parks and wildlife management areas including Croft State Park,
which is only a few miles from the Town of Pacolet.

Cherokee Foothills Scenic Hwv (§C11

Once known as “Keowee Path™ or “Cherokee Path,” this 130 mile road was the route used by the
Cherokees and the English and the French fur traders. [t now provides a scenic alternative to driving -85
through SC. Extending from I-85 near the NC border to [-85 at the Georgia line; this route allows the
traveler to experience magnificent views and to visit many attractions along the way.

Hatcher Gardens (Spartanburg)

A haven for birds and wildlife, this beautiful garden has more than 10,000 plants, as well as dams, ponds
and trails.
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Hoilywild Animal Park (Spartanburg)

Working lions, elephants, tigers, chimpanzees and more - all of the exotic tenants here sing (or grow! or
spring or howl) for their supper. Many of these “educated” animals will show up as photo models, stars
or extras in movies and TV commercials.

Croft State Park (Spartanburg)
A horseback heaven, Croft was an old WWII training ground and now features a large swimming pool,
equestrian facilities, 160-acre fishing lake, rental boats, tennis courts, campsites, picnic grounds and

nature trails.

Rose Hill Plantation State Park (Union)

William Gist, the “secession governor,” lived in the beautiful home, which, with its fabled rose garden
and 44-acre lawn, is now a state park.

Sumter National Forest (Union)

Located in South Carolina, the Sumter National Forest includes land in several portions of the state.

S&T Ranch (Woodruff)

Get a first-hand view of an emu ranch operation, from scientific incubation to the development of the
mature bird.
STATEMENT OF NEEDS AND ISSUES

Issue 1: Protection of the Pacolet River

The Pacolet River offers many benefits to the community. It is a scenic attraction, provides storm
water drainage and receives discharge from the town’s wastewater treatment plant. The
preservation and continued positive utilization of the river is critical to the town’s future.

Issue 2: Preserve the Springs in Pacolet

The residents of Pacolet have used the “Duck Pond” and other springs in the community for
generations. The “Duck Pond” especially has been a focal point of the community over time. The
preservation of the springs is important to the community in the future,
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GOALS
1. Protect the Pacolet River from stormwater runoff and sedimentation.

2. Encourage the preservation of significant natural and aesthetic resources for future generations to
enjoy.

3. Develop a recreational greenway along the Pacolet River.

4. Encourage the preservation of the springs in Pacolet for future generations to enjoy.

POLICIES AND RECOMMENDATIONS

A. Ensure that regulations and the adequate administration of regulations are in place to promote
sound development practices that do not adversely affect the Pacolet River.

B. Determine the feasibility of developing a recreational greenway along the Pacolet River. Identify
land ownership and possible availability. Identify potential grant or other funding sources to
acquire land and develop a park. Contact the Spartanburg County Planning Department to
determine the viability of connecting the town’s portion of the river to a larger greenway.
Determine the level of interest from state agencies, such as Parks Recreation and Tourism or

Transportation.

C. Ensure that sedimentation and erosion ordinances are in place and adequately administered. Seek a
forum with Spartanburg County to develop common ordinances and administrative systems.
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Cultural Resources Element

PART IV - CULTURAL RESOURCES

This element considers historic buildings and structures, unique natural or scenic resources,
archeological and other activities that improve the mind and body, such as recreation, music and the arts.
Historic and cultural resources are an important element to enhance the quality of life for area residents.

EXISTING RESOURCES

Museums

Spartanburg County Regional Museum — Memorabilia and exhibits connected with the history of the
area, including a doll collection.

Spartanburg County Museum of Art — Exhibits are changed monthly in these galleries.

Theaters/Auditoriums

Spartanburg Memorial Auditorium - South Carolina's largest theater with 3,400 permanent seats.
Excellent acoustics, computerized sound syster and elegant surroundings make this auditorium a
popular place for staging a variety of performances, from Broadway plays and ballets, to country
concerts and rock-n-roll shows.

Historic Buildings And Structures

Walnut Grove - Kate Moore Barry's 1765 plantation house had been lived in only a few years when the
Revolution rocked the colonies. She then served as a scout for General Daniel Morgan at the Battle of
Cowpens. Walnut Grove was a community in itself, with a school, doctor's office and various
outbuildings. Fully restored and furnished. (Cowpens)

Cowpens National Battlefield — Featured at the battlefield are a walking trail and marked road tour,
picnic ground and a visitor’s center with exhibits, memorabilia and a multi-image slide presentation.
(Cowpens)

Suber's Corn Mill - Suber's Corn Mill started grinding in 1908. (Greer)

Additional structures in Pacolet including the following:

Mayesville School White Rose Cemetery
The Amphitheater

Community Festivals And Events

October — Indian Summer Festival - A family-oriented festival that includes arts and crafts, music,
rides and more.
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STATEMENT OF NEEDS AND ISSUES

Issue 1: Proposed Town Hall Facility

The town owns a historic building, which has been identified for use as a future town hall.
Extensive renovations are necessary, however, for this building to serve the community.

Issue 2: New Library

This facility is a positive asset to the Pacolet community.

GOALS

1. The Town of Pacolet will encourage the preservation of buildings, neighborhoods, and other features
of historic and cultural significance.

POLICIES AND RECOMMENDATIONS

A. Through zoning, ensure that adjacent uses are not permitted that will detract from the historic value
of identified resources.

B. With assistance from the South Carolina Department of Archives and History, explore the potential
for adding historic and cultural resources to the Federal Register of Historic Places. Identify potential
grant sources for historic preservation efforts,
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PART V - COMMUNITY FACILITIES

The Community Facilities — Infrastructure element deals with many issues vital to the community’s
growth and quality of life. Infrastructure planning for water, sewer, roads and other needs is vital for the
community to attract and direct growth. Town services such as police and fire protection, libraries,
education and recreation help to make the community a desirable place for living.

EXISTING CONDITIONS

Transportation

Roads

The Town of Pacolet is not directly served by an Interstate but has access to the SC and US Highway system.
Pacolet does have access to 1-85 and [-26, which is located just to the north and east of the city. [-85 can only
be accessed by going through the City of Spartanburg. The link to 1-26 is by US 176 and 295. Pacolet is also
served by State Highways 9.

Transit

Currently, there is no fixed route public transit available in the Town of Pacolet. The municipalities of
Clemson, Anderson, Greenville, and Spartanburg are the only Upstate communities with fixed route transit
service. The Spartanburg County Transportation Service Bureau does provide demand response van service
for the general public and the disabled in the Pacolet area.

Airport

The Greenville - Spartanburg International Airport is located along -85 in Spartanburg County, about
three miles from downtown Greer and thirteen miles from Woodruff. This location places it about
halfway between the cities of Greenville and Spartanburg, the two largest cities in Upstate South
Carolina. The airport has one runway of 9,000 feet. By 1999 this will be extended to 11,000 feet. With
this expansion the airport will be able to accommodate any type of aircraft in common use for passengers
and cargo service. The field is open 24 hours a day and controiled between 6:30am and 12am. The
airport has an instrument landing system, one fixed base operator and one flying school. There are
approximately 25 hanger spaces available to the public although there is a short waiting list. The airport
also has a customs station and federally bonded warehouses available.

The Spartanburg Downtown Memorial Airport is located along SC 295, within the city limits of
Spartanburg. This location places the airport about | mile from the nearest interstate, I-26, and about 5
miles from 1-85. The airport is a general aviation facility with one runway of 5,203 feet and a second
runway of 3,200 feet. There is one fixed base operator at the site and flight instruction is available. The
field is attended, but not controlled, between 6am and 10pm.

Utilities
Water

The Spartanburg Water System provides water supply, treatment and distribution services for the Town
of Pacolet and its surrounding area. It is the 4th targest water provider in South Carolina in terms of
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average gallons pumped per day. The water system gets its water supply from the South Pacolet River
and pumps an average of 34 million gallons per day (mgd). The treatment plant has a capacity of 64 mgd.
The system serves over 171,000 persons in Spartanburg County with a per capita use rate of 199 gallons
per day.

Sewer

Spartanburg Sanitary Sewer System provides wastewater collection and treatment services for the Town
of Pacolet and its surrounding area. Currently, service is provided mainly within the Pacolet Mills
section of the community. The old Town of Pacolet and Central Pacolet areas rely primarily on septic
tanks. This has been identified as a limiting factor to residential and commercial development. The town
has been working to extend sewer service to additional parts of town. In addition, there are plans for
extending sewer along US 176 outside of Pacolet that should aid efforts in recruiting industrial and
commercial development in the Pacolet area.

Electricity

Electricity is provided by Duke Power.

Natural Gas

Natural gas is provided by the City of Union.

Telephone

Local telephone service is provided by Bell South.

Solid Waste

The Town maintains a landfill for yard waste and other natural products. Household waste is collected by
the City and disposed of in a county landfill. Recycling is available to residents with two collection
stations located adjacent to the city limits.

Police

The police department is located in the same building as city hall. The department is staffed by 5 full-
time officers and one part-time officer.

Fire

The Town of Pacolet Fire Department operates out of two fire stations located within the city limits. The
city has an ISO rating of 6/9. The department operates 7 vehicles including 3 pumper trucks. The
department provides 15t response but not EMS or rescue services.

EMS

Spartanburg County maintains an EMS station in Pacolet that is staffed by a paramedic. Rescue Squad 6
provides emergency transportation in the Pacolet area. Both groups are dispatched simuitaneously in case
of emergencies in the area.
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Education

The Town of Pacolet is located in Spartanburg School District 3. The district had a total enrollment of
3,219 students in the 1996-1997 school year at seven schools, two of which are located in Pacolet. The
two schools are the Middle School of Pacolet and Pacolet Elementary.

In the 1996-1997 school year, the Middle School of Pacolet had an enrollment of 258 students and 26
staff while Pacolet Elementary had 348 students and 29 staff members. The district wide student/teacher
ratio is 14.9:1. Expenditures per student in the district were $6,039, about $1,100 more than the state
wide median. Average teacher salaries for the district were approximately $3,400 higher than the state
wide average.

SAT scores for 1996 graduates were slightly lower than the state average. Of those 1996 graduates,
55.5% enrolled in either a two year or four year college, 39% sought empioyment and the remaining
5.5% enrolled in some other post-secondary education program. Of the County’s seven school districts,
District 4 had the third lowest percentage of 1996 graduates continuing on to college.

Library
Pacolet is home to a Tri-Pacolet Branch Library, part of the Spartanburg County Library System. The
library is open to the public Monday through Saturday each week. The library has a children’s reading

hour during the day as well as access to a meeting room, private study rooms, computers with internet
access and a photocopier.

General Government Facilities

Pacolet owns and maintains several buildings in the city including Town Hall, two fire stations and a
public works building. The Town is working on the renovation of the old Pacolet Mills town hall for use
as their Town Hall building.

Recreation
The Town has two parks including the ball field adjacent to the current Town Hail. The facilities at
Victor Park just outside the town limits are also available to the residents.
STATEMENT OF NEEDS AND ISSUES
Issue {: Water Service
[n general, water service in the community is adequate; however, public water is unavailable in some
areas and pressure remains a problem in certain neighborhoods. A water main is being installed
along US 176, which will improve service to a portion of the community that is targeted for growth.
Issue 2: Sewer Service
Sewer service is not available throughout the community. This limits economic potential along major

thoroughfares and presents health issues in some residential neighborhoods. Plans to improve service
have been developed and funding is being obtained.
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Issue 3: Highway Access

While the completion of the four lane US 176 has enhanced access to the community, connections to
Interstate 85 and Interstate 26 are through congested portions of Spartanburg. The completion of
proposed connectors to the east and south of Spartanburg would provide better access to the
interstates.

Issue 4: Storm Drainage
Over the years, drainage ditches along several streets have become cluttered with debris or have been
filled in. This creates excessive runoff and leads to flooding problems. The issue is especially
significant along SC 150.

Issue 5: Sidewalks

The town lacks sidewalks along several busy streets. This issue is especially significant in the area of
the Middle School Pacolet.

Issue 6: Police Service

With the recent consolidation, there is concern as to whether all areas of the town can receive
adequate police protection with existing facilities and equipment.

Issue 7. Parks and Recreation Facilities

The town has two parks, but some additional amenities are needed. In addition, residents have
identified trails as a desired resource in the community.

GOALS
I. Extend water and sewer lines into unserved portions of the town.

2. Improve public park and recreation facilities in the town. Specifically, identify potential areas for
trails near the park, improve Victor Park and explore the feasibility of developing a greenway park
along the Pacolet River.

3. Encourage county projects that would provide more direct connectors to I-85 and 1-26.

4. Provide upgrades to existing sidewalks to provide for increased pedestrian travel. Especially
important is the need for a sidewalk from the nursing home to the Community Cash.

5. The Town of Pacolet recognizes the benefits generated from the many educational, civic, and
cultural institutions present in the community and will make reasonable efforts to provide
community facilities and services that meet the physical, social, and cuitural needs of the
community.
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POLICIES AND RECOMMENDATIONS

A.

Determine the feasibility of developing a recreational greenway along the Pacolet River. Identify
land ownership and possible availability. Identify potential grant or other funding sources to acquire
land and develop a park. Contact the Spartanburg County Planning Department to determine the
viability of connecting the town’s portion of the river to a larger greenway. Determine the level of
interest from state agencies, such as Parks Recreation and Tourism or Transportation.

Explore options for public - private improvements in the community, in which the city would
improve public spaces through such things as planting street trees, installing brick sidewalks,
installing decorative street lights, etc, and property owners would upgrade buildings. Identify loan
and grant programs available to foster this strategy. (Contact officials in Clemson, Gaffney,
Spartanburg and Union to learn how similar efforts have been undertaken in those communities.)

Encourage the expansion of town services as the need to accommodate future growth arises.
Promote plans for the logical placement and programming of all support facilities and services.

Plan for the addition of sidewalks to major roads to provide better pedestrians access to the
downtown area.
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Housing Element

The housing element looks at the number, age, condition and types of housing units in the town. Housing
growth is a factor of population growth and has effects on land yse patterns, infrastrucmre, city services,
natural resources and cultural resources.

EXISTING CONDITIONS

According to information from the US Censys Bureau, Pacolet Saw a 1.6 percent increase in housing
units between 1980 and 1990, Spartanburg County saw an 18.6 percent increase over the Same period,
Clinton, Laurens and Woodruff showed a decline in this period while Duncan, Fountain Inn, Lyman and
Mauldin all saw increases of over 40 percent.

TABLE 6.01
TOTAL HOUSING UNITS, 1980-1999
Area [ 1980 1990 | Change
Clinton | 2,772 2,724 ] -1.7
Duncan | 479 | 862 | 80.0
Fountain [nn | 1,197 1,684 | 40.7
Greer | 4,206 4,507 | 72
Laurens ] 3,779 l 3,689 .24
Lyman | 486 975 100.6
Mauldin l 2,650 4,588 73.1
Pacolet | 971 | 987 1.6
Spartanburg | 17,181 ] 17,950 4.5
Union 4,090 4,174 2.1
Woodruff 1,800 | -10.4
Spartanburg County 89,927 | 8.6
State l 1,154,118 La2a1ss | 37
Source: US Bureay of the Census, 1909 Census of the Population
TABLE 6.62
MEDIAN VALUE/RENT OF HOUSING, 1990
Area Owner Occupied | Median Value | Renter Occupied Median Rent

Clinton 1,684 | 41,200 | 1,040 291
Duncan 473 47,800 49 327
Fountain Inp 1,065 49,100 515 333
Greer 2,366 42,200 1,846 309
Laurens 2,294 44,200 1,395 323
Lyman 701 30,000 241 339
Mauldin 2,964 81,200 1,370 435
Pacolet 715 NA 228 NA
Spartanburg 8,058 57,100 8,654 341
Union 2,476 39,100 1,467 264
Woodruff 1,041 35,800 613 277
Spartanburg County 38,959 ’ 53,800 25,544 ’ 353
State 878,704 61,100 379,340 276

Source: US Bureay of the Census, 1990 Census of the Population
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The median home price in Spartanburg County in 1990 was $53,800, much lower than the state average.
The average contract rent in the County was $353, considerably higher than the state average. The
housing stock of Pacolet was overwhelmingly single-family in 1990. Approximately 76 percent of the
housing stock was listed as single-family with another 11.3 percent as mobile homes. The remainder,
12.7 percent was sOme form of multi-family or listed as other. The county had 71 percent of its housing
stock listed as single family with another 13.3 percent listed as mobile homes. State-wide the average
was 65.7 percent single-family and 16.6 percent mobile homes.

TABLE 6.03
UNITS IN STRUCTURE, 1990
Area 1 2 3-9 10-19 20+ MH Other
Clinton 1,997 125 274 96 0 359 45
[ Duncan 544 11 124 1 0 158 14
Fountain Inn 1147 120 139 22 0 228 28
Greer 3,355 276 364 74 37 293 58
Laurens 3,125 111 471 157 0 120 23
Lyman 805 8 47 0 0 20 19
Maulidin 3,232 63 611 181 402 61 14
Pacolet 751 76 38 2 0 112 8
Spartanburg 11,086 1,380 3,536 952 828 42 126
Union 3,152 260 401 94 40 238 27
Woodruff 1,422 96 123 4 0 151 4
Sparanburg County | 63,998 3,596 6,592 1,852 1,570 11,986 513
@e”' 936.171 | 42.358 117,350 38,782 41,104 235,863 12,527

Source: LS Bureau of the Census. 1990 Census of the Population

The condition of housing in Pacolet was similar to that of the county and the state. Only 1.1 percent of
households in Pacolet were lacking complete kitchen facilities and 1.1 percent were facking complete
plumbing facilities. Across the state just over 1 percent were lacking one or the other.

TABLE 6.04
HOUSING CONDITION, 1990
(Percent of Occupied Housing Units)

Area ‘ Lacking Complete Lacking Complete No Phone No Vehicle

Kitchen Facilities Plumbing Facilities Available Available
Clinton 0.0 1.1 20.0 16.1
Duncan 0.0 0.3 12.5 10.7
Fountain [nn 0.0 0.4 18.0 11.3
Greer 0.9 02 15.5 19.1
Laurens 0.0 0.2 13.5 218
Lyman 0.0 0.0 4.7 5.9
Mauldin 0.0 0.0 2.0 2.6
Pacolet 1.1 1.1 10.8 14.7
Spartanburg 0.9 0.8 10.3 21.8
Union 0.2 0.9 14.3 22.1
Voodruff 4.4 3.6 18.0 16.4
artanburg County 0.9 1.1 8.8 104
1.1 1.3 9.1 10.9

Source: US Bureau of the Census. 1990 Census of the Population




Housing Eloment

The town has an older housing stock than both the county and state. The median year of housing
construction was 1962 for the town while it was 1969 for the county and 1972 for the state. Mauldin had
the youngest median year of housing stock construction at 1977 while Union had the oldest at 1957.
Almost thirty-five percent of the houses in Pacolet were built before 1949 and forty-seven percent were
built before 1960.

TABLE 6.05
YEAR STRUCTURE BUILT, 1990

Area > 1949 1950-59 1960-69 1970-79 1980-88 1989-90 Median
Clinton 765 657 434 627 320 93 1961
Duncan 202 134 121 158 233 14 1968
Fountain Inn 294 240 355 349 412 34 1969
Greer 1,568 892 797 665 574 11 1958
Laurens 1,119 865 770 790 411 62 1960
Lyman 363 142 122 202 87 59 1959
Mauidin 82 221 779 1,615 1,492 375 1977
Pacolet 338 132 236 171 103 7 1962
Spartanburg 5,301 3,122 3,654 3,843 1,934 96 1962
Union 1,596 698 861 602 389 28 1957
Woodruff 591 398 319 371 112 9 1958
Spartanburg County 18,344 11,829 16,328 23,196 18,280 1,950 1969
State 218,781 183,553 | 233,689 374,599 373,951 39,582 1972

Source: US Bureau of the Census, 1990 Census of the Population

STATEMENT OF NEEDS AND ISSUES

Issue 1: Housing Diversity

The community contains few housing options for young families and has seen little development
of new housing in recent years. Unlike much of Spartanburg County, the Pacolet area has not
attracted subdivisions, which are desired by most families moving into the region. In addition, the
availability of multi-family housing is limited.

Issue 2: Maintenance of Housing Stock
To a large extent, residential areas in Pacolet are well maintained. It is apparent that residents feel

an attachment to their community and are investing in the long term. As growth is attracted, it is
critical that mechanisms be put in place to protect and preserve quality neighborhoods.
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GOALS

L.

2.

Preserve and protect quality residential neighborhoods.

Encourage the development and preservation of a wide range of residential areas to accommodate a
broad range of housing needs to serve households of various sizes, age groups, and socioeconomic
status.

Provide more affordable housing opportunities for younger families in Pacolet.

POLICIES AND RECOMMENDATIONS

A,

Through zoning and development standards, ensure adequate regulations are in place to preserve
quality single family neighborhoods.

Avoid establishing Commercial, Multi-Family, or Industrial zoning designations in areas that would
be incompatible with existing residential neighborhoods.

In formulating its Future Land Use Map, the Town of Pacolet will attempt to find suitable locations
for all classifications and densities of housing types.

Establish and enforce a regulatory framework that provides for quiet and safe residential
environments.
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PART VII - LAND USE

EXISTING LAND USE

The land use element examines the existing land use patterns and future land use needs by category
including residential, commercial, industrial, recreation, and institutional. Future land use patterns will be
influenced by several factors, most of which have been discussed in the elements of the comprehensive
plan. These factors along with existing land use characteristics can be used to guide how different land
uses are designated on the future land use map.

The Town of Pacolet covers approximately 1,750 acres. Roughly 64.5% of Pacolet is already developed
land leaving only 35.5% of it’s total area undeveloped. Table 21 shows the percentage of each existing

land use in Pacolet.

TABLE 7.01
EXISTING LAND USE CLASSIFICATIONS, 1998
Land Use Classification Acreage % Of Total
Undeveloped 608.86 35.5%
Low Density Residential 657.50 38.3%
High Density Residential 10.82 0.6%
Manufactured Housing 02.738 5.4%
Commercial 47.95 2.8%
[nstitutional 182.50 10.6%
Recreation 4.15 0.2%
Industrial 103.60 6.0%
Total Acreage 1750.00 99.6%

The majority of developed land within the Town limits is dedicated to residential uses. Low-density
residential development accounts for 38.3%, high-density .6%, and manufactured homes accounting for
5.4% of the total land area. Commercial uses cover almost 3% of the town’s land area. Industrial uses
make up a 6% of the town including the site of the Old Mill, which is not currently in operation.
Institutional uses comprise over 10% of Pacolet. Recreational land uses are spread out across several
different areas of Pacolet making up only .2% of the town.

Residential

Of the 761 total acres of residential land uses in Pacolet, 657.5 acres are currently developed as low-
density, single-family homes. Almost 93 acres are utilized as sites for manufactured housing. High-
density residential uses such as apartments and duplexes make up only 10.8 acres in Pacolet. The low
density, single family housing is the most predominant type of housing in Pacolet and is interspersed
throughout the town, generally clustered in neighborhoods. High-density residential uses such as duplexes
and apartments make up a relatively small portion of all residential land uses and are concentrated near
the Pacolet Elementary School. Manufactured homes are spread throughout town, mixed in primarily
around the single-family residential districts. The majority of them are in the area of town that was the old

Town of Pacolet.
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Commercial

Commercial land use in Pacolet almost 48 acres of land. Existing commercial uses are focused primarily
near the center of town along Pine Street and Main Street from Church Street, east to the intersection of
Main and Pine Street. There are a few other commercial stores throughout town but Main Street and Pine
Street make up the primary commercial corridor.

Industrial

Industrial sites within the town limits are primarily limited to the former miil site near the river and two
small parcels along Pine Street. The old mill site makes up over 90% of the 103 acres designated as
industrial land. The mill village area in the old Pacolet Mills borders much of the former mill site leaving
virtually no opportunities for expansion on adjacent parcels in the Town of Pacolet.

Institutional

Institutional uses which include schools, government property and offices, churches, cemeteries and
libraries comprise 182.5 acres of land in Pacolet. This is over 10% of the entire land area of Pacolet. The
cemeteries and two schools in Pacolet account for a major portion of this. The town hall and police
station/fire department create a small cluster of institutional land uses near the center of the Old Town of
Pacolet.

Recreation

Recreational land uses make up 4.15 acres of the town. This land consists of the Town ball fields near
Town Hall. There are other recreational areas that the town has access to such as facilities at Pacolet
Elementary and Middle School Pacolet although they are classified as institutional uses as part of the
schools.

Undeveloped Lands

There are 608 acres of vacant or undeveloped lands in Pacolet. These vacant lands in Pacolet include
parcels that have never been developed or are abandoned and can be redeveloped. A majority of these are
large parcels in the southeastern section of town. There are also properties interspersed throughout
Pacolet that create potential infill development sites, which could serve to meet the town’s land use needs.
The undeveloped land in Pacolet provides an opportunity for the town to be proactive and help guide
development in a way that will benefit the entire community.
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Land Use Efement

FUTURE LAND USE

The future character of the Town of Pacolet will be influenced by land use patterns that occur while this
plan is being implemented. The distribution of land uses will help to define neighborhoods, create
business districts and create a cohesive relationship between different types of land use. Below is a
description of the land use categories that are included in the Future Land Use Map.

Future Land Use Categories

Land Use Category

Description

Low Density Residential

Medium Density Residential

High Density Residential

Commercial

Industrial

Institutional

Open Space/Recreation

Intended primarily for single family residential uses with a
density of no greater than four units per acre. Non-residential
activities viewed as compatible with the Low-Density
Residential classification are low intensity public uses, including
parks, recreation areas, schools, and churches.

Intended for primarily single family, cluster home, and low
intensity multi-family residential usage, with a density of four to
eight units per acre. Compatible non-residential activities include
low density residential classification and low intensity public
uses, including parks, recreation areas, schools and churches.

Intended for multi-family and cluster home residential usage,
with a density of eight units per acre or greater. The only non-
residential activities viewed as compatible with the high density
residential classification are low intensity public uses, including
parks, recreation areas, schools, and churches.

Intended to be a general commercial area containing a wide
variety of commercial, repair, service and office uses. Public,
civic and recreational uses are compatible with a commercial
area.

Intended to accommodate both retail and wholesale businesses,
as well as service and repair operations, warehousing, and
manufacturing-assembly without external emissions. In addition,
areas could accommodate heavy manufacturing.

Intended to accommodate activities associated with public or
semi-public institutional activities, such as hospitals, schools,
government service centers, and churches.

This classification shows parks or other publicly maintained
open space.
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TABLE 7.02
FUTURE LAND USE CLASSIFICATIONS, 1998
Land Use Classification Acreage Y Of Total
Low Density Residentiai 903.35 52.7%
Medium Density Residential 548.69 32.0%
High Density Residential 10.83 0.6%
Commercial 73.38 43%
[nstitutional 165.26 9.6%
Recreation 4.15 0.2%
Industrial 2.76 0.2%
Total Acreage 1750.00 99.6%

Residential

Very few of the current single-family uses in Pacolet are not designated within some residential category
on the land use map. Most of the new low-density residentiai development will use undeveloped parcels
within existing neighborhoods and surrounding traditional subdivisions. This category is concentrated in
the southwestern portion of Town and around the mill village. This will provide areas for the cohesive
development of single-family neighborhoods.

Areas suitable for medium density residential uses have also been identified for many parts of town. The
old mill village has been designated as medium-density residential. Traditional neighborhoods such as the
mill village that are distinctive for their architectural and historical significance should be preserved as
they help to define the Town’s character. It is the recommendation of the planning commission that the
mill village area continue to be designated with a historic overiay district as is currently in place.

Currently, there are a limited number of duplexes and apartments available in Pacolet. This can limit the
ability of younger families to locate in Pacolet. Providing areas for these types of development is
something that should be considered in the future to help attract younger families to the community,

Commercial

The primary factor in the development of commercial businesses in Pacolet is their proximity to Main
Street and Pine Street. Future development in Pacolet is likely to occur along Main Street in the area,
which is the primary Pacolet business district. Additional commercial development is likely to occur
outside the city along US 176 as water and sewer becomes available. Consideration should be give to
developing plan for incorporating development along US 176 into the Town of Pacolet.

Institutional

Institutional uses are interspersed throughout the community with a few major groupings. These are not
expected to change significantly and will likely be in place for some time.

Industrial

The most viable area for industrial development is the northern section of town at the former site of
Pacolet Mill along the Pacolet River. It is not expected that this property will be available for
redevelopment in the next ten to twenty years and is no longer considered as a desirable site for an
industrial development. As such, it has been designated as most suitable for low-density residential. The
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Land Use Element

only other areas of town designated on the future land use map as industrial are existing operations along
Pine Street. There are no other large, vacant parcels in Pacolet suitable for industrial activities due to their
close proximity to residential developments. Additional areas suitable for industrial development are
available in close proximity to Pacolet and should be targeted for future annexations.

GOALS
1.  Preserve and protect quality residential neighborhoods.
2.  Promote infill development on vacant lands in the community.

3.  Promote the central business district as a multi-purpose activity center for the community.

POLICY AND RECOMMENDATIONS

A. Through zoning and development standards, ensure adequate regulations are in place to preserve
quality single family neighborhoods.

B.  Avoid establishing Commercial, Multi-Family, or Industrial zoning designations in areas that would
be incompatible with existing residential neighborhoods.

E. Identify resources, such as the Appalachian Council of Governments, Municipal Association of
South Carolina, South Carolina Downtown Development Association, Clemson University
Planning Studies Department, or officials from other municipalities, to provide ideas for downtown
development. Review printed material, or sponsor a forum in which resource people are brought in
to present options. Identify and develop strategies that would be successful in the community.

F. Through zoning regulations, ensure that development standards and use requirements are
sufficiently strict to promote quality development in the CBD, while not being so burdensome that
quality development is discouraged.

H.  Sponsor festivals or similar community events to attract people to the town.

L. Explore options for public - private improvements in the CBD, in which the city would improve
public spaces through such things as planting street trees, installing brick sidewalks. installing
decorative street lights, etc; and property owners would upgrade buildings. Identify loan and grant
programs available to foster this strategy. (Contact officials in Clemson, Gaffney, Spartanburg, and
Union to learn how similar efforts have been undertaken in those communities.)

J. Explore the development of a unique theme for the central business district.
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