4.0 RECOMMENDATIONS

Transforming Greer 2030 Comprehensive Plan

4.1 FUTURE LAND USE
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CHARACTER AREAS

on neighborhood and district character and
design.

This plan provides direction on desired and
expected future land uses within the city of
Greer and its surrounding environs. Future
development and infrastructure decisions
should respond to this guidance. While the
city can only directly control what is within
its limits, the information in this section
can also help inform discussions regarding
future development, annexation, and service
provision, extension, and maintenance.

The city of Greer Character Areas are divided
into three general categories: Communities,
Centers, and Corridors. Communities
are equivalent to describing how entire
neighborhoods and districts are characterized
and feature varying levels of development
patterns, residential density, housing types,
mixed-use districts, commercial centers, and
manufacturing and logistics uses.

Building upon the work of the 2015 Greer
Community Master Plan, this plan classifies
“Character Areas” to better describe the
different land uses and development types
within Greer. This also aligns with the
methodology of the Plan Greenville County
2020 Comprehensive Plan. This approach is
more encompassing than the typical method
of cataloging areas solely by land use (i.e.
residential, commercial, industrial),
The Character Areas have unique
development characteristics that include
guidelines for primary and secondary uses,
transportation, parking, and open space.
They are designed to be more responsive to
the goals of this plan and provide flexibility
so that development can more appropriately
respond to its context. These Character Areas
promote infill development and creating
more walkable, mixed used environments to
better meet the needs of today’s residents
and businesses. They also provide direction

Corridors and Centers are considered
overlays that are contained within
Communities. Corridors define the
development context around Greer’s primary
thoroughfares and vary depending on current
land uses, transportation patterns, road
design, neighborhood context, and geographic
location. Centers specify crossroad areas
(“nodes”) classified as neighborhood and
regional business districts, and are often
located along identified Corridors. These
areas are priority locations for a compact
mix of uses, public spaces, amenities, and
programming within their greater Community
Character Areas.
The following descriptions and illustrative
photos represent the envisioned character
areas of Greer moving toward 2030 and
are intended to be reviewed and updated
accordingly to respond to new development,
changing conditions, and evolving goals of the
community.
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COMMUNITIES
Community Character Areas include seven
different sub-areas within the city and study
area. Each subarea describes how entire
neighborhoods and districts are categorized.
The Community subareas are:
•
•
•
•
•
•
•

Conservation Subdivision
Suburban Neighborhood
Traditional Neighborhood
Suburban Commercial
Downtown Living
Mixed Employment
Manufacturing & Logistics

This section provides an overview on
development characteristics of each
Community Character Area type.

Transforming Greer 2030 Comprehensive Plan
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SUBURBAN NEIGHBORHOOD

CS

CONSERVATION SUBDIVISION

Development Characteristics
Conservation Subdivisions are low-density residential areas that
offer opportunities for low-intensity development that preserves and
designs around natural features such as large stands of trees, steep
slopes, vistas, floodplains and water bodies. Residential development
should be clustered together in those areas most suitable for
development to provide appropriate buffers and contiguous natural
landscape that is permanently protected and publicly accessible.

Primary Uses

Single-family attached and detached
residential, protected natural areas, farmsteads,
greenhouses and nurseries, working farms

Secondary
Uses

Small-scale apartment buildings, civic and
institutional facilities (e.g., places of worship).
neighborhood parks, small-scale commercial
uses, low intensity warehouse and industrial

Transportation

Automobile access with sidewalk system and
trail connections, interconnected streets

Parking

Private driveway with garage, limited off-street
parking for non-residential uses

Open Space

Parks, schools, and streetscape; interconnected
open space/greenway trail connections,
Farmland and protected natural areas

TN

TRADITIONAL NEIGHBORHOOD

Development Characteristics

Development Characteristics

Suburban Neighborhoods are generally shaped by residential
subdivisions of medium-lot homes with relatively uniform
housing types and densities. Local streets are often designed in a
curvilinear pattern with occasional cul-de-sacs to respond to and
protect natural features. New single-family subdivisions should be
designed with sidewalks, street trees, neighborhood parks, trails,
and interconnected community open space.

Traditional Neighborhoods surround Downtown Greer and are
generally more directly connected to it. Key features include an
interconnected street grid and a mix of housing types. This area
offers opportunity to infill around the existing mixture of residential,
commercial, and institutional uses. Building types could include
single-family homes, fourplexes, small-scale apartment buildings,
attached townhomes, and neighborhood-scale retail. Single-lot infill
development should be of a compatible scale and character with
surrounding homes.

Primary Uses

Single-family attached and detached
residential, townhomes, senior housing, parks

Secondary
Uses

Small-scale apartment buildings, civic and
institutional facilities (e.g., places of worship),
small-scale neighborhood commercial uses

Transportation

Automobile access with sidewalk system and
trail connections, interconnected streets

Parking

Private driveway with attached or detached
garages, on-street parking

Open Space

Neighborhood and communiyt parks, schools,
and streetscape; interconnected open space/
greenway trail connections

Primary Uses

Single-family attached and detached
residential, multiplexes, townhomes, parks

Secondary
Uses

Apartment/condominium buildings, accessory
dwelling units, civic and institutional facilities,
small-scale commercial uses

Transportation

Automobile, transit, pedestrian, on-street
bicycle facilities, interconnected street grid

Parking

On-street, driveways, garages off alleys, offstreet parking to the rear of buildings

Open Space

Neighborhood parks, greens, & boulevards

SC

SUBURBAN COMMERCIAL

ME

MIXED EMPLOYMENT

Development Characteristics

Development Characteristics

Suburban Commercial are arterial-oriented commercial centers
that serve community-wide shopping and service needs. As newer
shopping centers age out, they become candidates for adaptive
redevelopment into denser, mixed-use centers, particularly where
access to high-frequency transit is provided. This is also true for
large infill sites. Site improvements should emphasize design quality,
connectivity, walkability, amenities, and efficient use of infrastructure.

Mixed Employment are office park or corporate campus-like
developments geared toward meeting the needs of mid- to large
businesses. Characterized by a campus-style development pattern
integrating jobs, amenities and places of residence. These often
center around research, medical, manufacturing, assembly, and
educational uses.

Primary Uses

Regional commercial, neighborhood
commercial, office, multi-family apartments

Secondary
Uses

Small-scale apartment buildings, civic and
institutional facilities

Transportation

Automobiles, sidewalks, trail connections,
transit, park-and-ride lots, street network

Parking

Surface parking lots, structured parking, onstreet in walkable town centers

Open Space

Community and regional parks, neighborhood
greenspaces

DL

DOWNTOWN LIVING

Primary Uses

Advanced manufacturing, research, office,
mixed-use buildings, civic/institutional facilities

Secondary
Uses

Open space, district commercial, multi-family
residential

Transportation

Auto oriented but walkable, transit/park-andride lots should be provided

Parking

Large surface lot parking, central parking
garages encouraged

Open Space

Civic greens, courtyard greens

ML

MANUFACTURING & LOGISTICS

Development Characteristics

Development Characteristics

Downtown Living encompasses the community’s historic core.
Development is characterized by a mix of civic, entertainment,
cultural, mixed-use buildings, detached and attached single-family
homes, and mid-sized multi-family and commercial development.
Much of this development is sidewalk and street oriented for
strolling and outdoor seating. This area is compact, walkable, and
well-connected with a wide sidewalk network and it supports multimodal transportation.

Manufacturing and logistics are located close to major transportation
facilities and corridors and are characterized by developments such
as the BMW plant, GSP airport, and the inland port. This area supports
large-scale manufacturing and production, including assembly and
processing, regional warehousing and distribution, bulk storage, and
utilities. Landscaping requirements should screen development from
the right-of-way and neighboring residential areas.

Primary Uses

Retail, entertainment, and office commercial;
and upper story, townhome, multiplex, and
multi-family residential; civic uses and spaces

Secondary
Uses

Institutional facilities, regional parks, hotels and
short-term rentals

Transportation

Narrow streets, sidewalks on both sides,
regular transit stops, interconnected street grid

Parking
Open Space

Primary Uses

Research, warehouses, light manufacturing,
heavy manufacturing, distribution and trucking

Secondary
Uses

Open space, highway commercial

Transportation

Located next to highways, railways, and airport
for freight access; development is auto oriented
with access to transit

On-street, limited off-street, and public parking
lots and structures

Parking

Large surface parking buffered from
surrounding development, may include garages

Signature community parks, neighborhood
parks

Open Space

Stormwater management areas, preserved
open spaces, walking and nature paths
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CENTERS
Center Character Areas are places of focus
for mixed use development. They include two
different types - a neighborhood-serving type
and a region-serving type. These are areas of
transformational focus where infill and new
development is expected to help meet the
needs of the city and region. Each subarea
describes how neighborhood and regional
business districts/centers in the City are
categorized. The Center subareas are:
•
•

Neighborhood Center
Regional Center

This section provides an overview of the
development characteristics of each Center
Character Area type.

NC

NEIGHBORHOOD CENTER

Development Characteristics
Neighborhood Centers are within a roughly 1/8 mile radius of
identified crossroads/nodes where non-residential, neighborhoodserving uses should be clustered. These occur predominantly in close
proximity to residential areas. They are designed to be very walkable,
compact, neighborhod-scale, and connected to their surroundings.
They provide goods and services to immediate neighborhoods.

Primary Uses

Neighborhood retail, office, upper floor
residential, multi-family apartments/
condominiums, greens and plazas

Secondary
Uses

Small-scale apartment buildings, civic and
institutional facilities

Transportation

Pedestrian-oriented street network, sidewalks,
trail connections, park-and-ride lots

Parking

On street, surface parking lots to rear (or side)
of buildings

Open Space

Greens and plazas, community and
neighborhood parks

RC

REGIONAL CENTER

Development Characteristics

Transforming Greer 2030 Comprehensive Plan

Regional Centers are within a roughly 1/2 mile radius of
identified crossroads/nodes where commercial, employment, and
entertainment uses are clustered to serve a population beyond Greer.
Typically these are large-scale developments located near major
highways and often at interstate exits.
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Primary Uses

Regional commercial, retail, and entertainment;
neighborhood commercial; office; multi-family
apartments; plazas, greens, and markets

Secondary
Uses

Small-scale apartment buildings, civic and
institutional facilities

Transportation

Pedestrian-oriented internal street network,
region-serving exterior street netwok,
sidewalks, trail connections, park-and-ride lots

Parking

Surface parking lots, parking structures,
internal on-street

Open Space

Community and regional parks, neighborhood
greenspaces

CORRIDORS
Corridor Character Areas cover the major
roadways that serve the city of Greer. They are
grouped into three different classifications.
Each subarea helps to describe the type and
style of development expected along that
corridor. The Corridor subareas are:
•
•
•

Suburban Commercial Corridor
Neighborhood Corridor
Transitional Corridor

This section provides an overview of the
development characteristics of each Corridor
Character Area type.

NBC NEIGHBORHOOD CORRIDOR

SCC

SUBURBAN COMMERCIAL CORRIDOR

Development Characteristics
Suburban Commercial Corridors contain arterial/highway-oriented
retail uses and centers that serve community-wide shopping and
service needs. They are characterized by large service drives and
curb-cuts with large surface parking lots in front of buildings.
Development along these corridors should consolidate curb cuts
and provide cross access to facilitate traffic movement to signalized
intersections. Landscaping and signage should be more coordinated
to create a more unifying and distinctive identity for Greer.

Primary Uses

Regional commercial, neighborhood
commercial, office, multi-family apartments

Secondary
Uses

Small-scale apartment buildings, civic and
institutional facilities (e.g., places of worship)

Transportation

Auto-oriented street network, frontage streets
and cross acceess easements, sidewalks,
regional trail connections, park-and-ride lots

Parking

Surface parking lots with coordinated
landscaping

Open Space

Community and regional parks, natural open
space

TC

TRANSITIONAL CORRIDOR

Development Characteristics

Development Characteristics

Neighborhood Corridors connect to the Downtown and Traditional
Neighborhoods. They have a unique identity with more compact development
closer to the street. These corridors should emphasize improved sidewalk
connectivity, street trees, and storefronts that address the street. The
development pattern along these streets should be of appropriate “town”
scale and may include vertically integrated uses (ex. residential above first
floor), a close sidewalk orientation, and outdoor displays and seating.

Transitional Corridors are generally older corridors with a wide range of land
uses and development patterns. Large portions of them are currently outside
of city limits. Development generally occurred in the first wave of automobileoriented design, and varies widely from rural residential to commerical uses.
There are areas of extensive surface parking and numerous vehicular curb
cuts. Improvements along these corridors should include enhanced access
management, higher quality architecture and site design, and regional trail
connectivity

Primary Uses

Commercial retail and office

Secondary
Uses

Small-scale apartment buildings, multiplexes,
schools, civic and institutional facilities,
neighborhood parks

Transportation
Parking

Open Space

Primary Uses

Office, retail, mixed-use, advanced
manufacturing, civic/institutional facilities

Secondary
Uses

Enough right-of-way to allow multiple modes
of transportation (sidewalks, street trees, onstreet parking), interconnected street grid

Townhomes, single-family residential, multifamily residential, neighborhood commercial,
open space

Transportation

On-street parking, off-street surface parking
(shallow lots in front, otherwise should be in
rear or sides of building)

Enough right-of-way to allow multiple
modes of transportation (esp regional trails),
interconnected street grid

Parking

Off-street surface parking

Neighborhood parks, plazas

Open Space

Neighborhood and regional parks, natural open
space
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FUTURE LAND USE MAP
One of the most important tools from this
Comprehensive Plan is the Future Land Use
Map. This map provides guidance on future
land use, planning, zoning, and development
decision-making in Greer.

Transforming Greer 2030 Comprehensive Plan

As identified in the planning process, future
population and job growth of Greer should be
concentrated in key areas of the City to avoid
the effects of urban sprawl and any resulting
inefficient utility and service investments.
This will also help to connect and reinforce
the Greer neighborhoods. In consideration of
the rapid Upstate and local growth trends, the
city will use the Future Land Use Map to make
considered planning decisions as surrounding
land areas continue to annex to the city of
Greer. To this end, priority annexation should
be on areas closer to the core of the city and
those that connect separated parts of the
city. This will help consolidate city services,
efforts, and focus.
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The Future Land Use Map on the facing page,
together with the Character Area descriptions,
illustrate how future growth should occur in
the City of Greer.
The future land use character areas in Greer
follow a general concentric pattern with
Downtown as the gravitational center of the
City. Traditional Neighborhoods, such as Victor
Mill, the Arts District, and North Main Corridor,
are areas near Downtown that reinforce its

vibrancy. These Traditional Neighborhoods
have existing walkable block patterns, or the
potential for a connected and walkable grid,
offering an array of residential typologies. The
Suburban Neighborhoods are farther from
Downtown and consist of primarily lower
density single-family developments, such as
Blue Ridge Plantation, Riverside, and Paxton
Meadows. Undeveloped land around Lake
Robinson was designated as Conservation
Subdivision to protect this natural resource
and the significant natural features to ensure
that future growth in this area is low impact.
Both Mixed Employment and Manufacturing
& Logistics areas are located in the southern
portion of the City where they take advantage
of the proximity to the airport, Inland Port,
BMW facility, and I-85. This is a concentrated
employment center for the region.
In addition to the future land use categories,
there are also Centers and Corridors that
function as desired character overlays to
guide where non-residential, mixed use, and
higher density development should occur
within the City. In particular, the Centers
are areas where new development is to be
focused, with eight Neighborhood Centers
designed to serve their surroundings and
three Regional Centers along I-85.
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4.2 GOALS, OBJECTIVES &
IMPLEMENTATION STRATEGIES
INTRODUCTION
The following section details realistic and
approachable implementation strategies to guide
Greer as the City anticipates continued growth
and transformation. Goals and strategies should
be viewed as ever-evolving to match the needs
of the City as they may shift and change; these
should actively be revisited in order to respond with
refined solutions. Additionally, the City will need to
coordinate with adjacent communities, Greenville
County, and Spartanburg County to successfully
implement this Plan.

Transforming Greer 2030 Comprehensive Plan

Engagement with the community and stakeholders
helped provide the direction needed to develop
the goals and strategies included in the Plan. The
following pages are structured by Plan element,
each of which has a primary goal, objective, and
implementation strategies. Recommendations
herein are a mixture of short-term, long-range, and
ongoing efforts.
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The plan elements and their primary goals are
listed on the opposite page.

ELEMENTS

GOALS

Population

The City will accommodate and support the needs of a diverse and
growing population.

Economic
Development

The City will foster an environment that is conducive to job
growth, supportive of local businesses, work with its partners to
attract and retain target industries and small businesses, while
maintaining a strong local tax base.

Natural
Resources

The City will protect its sensitive environmental resources while
using parks, trails, and recreational amenities to define the
community as a distinctive place that is connected by green space,
welcoming to families, and rich with outdoor activities.

Cultural
Resources

The City will celebrate and preserve its rich history and provide
opportunities to engage in enriching arts and cultural activities that
continue to deepen ties to the community.

Community
Facilities

The City will work with its partners to provide efficient, effective
public services that are coordinated, equitable, sustainable, and
align with the City’s growth strategy set by the Comprehensive
Plan.

Housing

The City will continue to encourage and promote a diversified
housing stock to meet the needs of people of all ages, incomes, and
abilities to allow residents to age in place.

Land Use

The City will continue to take clear actions to promote the
prosperous and balanced development of Greer that meets the
goals and objectives of this plan.

Transportation

The City will develop strategic partnerships and make targeted
investments into its multimodal transportation system to meet the
needs of its residents, employers, and visitors.

Priority
Investments

The City will continue to cultivate strong partnerships to ensure
coordinated investment in major infrastructure and facility
projects.
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4.2b. PLAN ELEMENTS
POPULATION ELEMENT
People are the greatest asset of a community.
Thus the Population Element of the
Comprehensive Plan provides the foundation
for the development and success of the other
eight elements.

Transforming Greer 2030 Comprehensive Plan

A thorough examination of available
demographics trends and forecasts was
conducted to determine how Greer can best
accommodate future projected population
growth. In addition to overall projected
growth, it is vital to account for changing
demographics that impact the housing,
transportation and infrastructure needs of
residents.
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Future population and job growth in Greer
will be accommodated with a variety of
housing types and in various employment
sectors. The Future Land Use Map and
the plethora of implementation strategies
in the Comprehensive Plan embrace a
comprehensive approach to health and
wellness to improve community livability. This
will be achieved by catalyzing more walkable
development throughout the city, increasing
recreation opportunities, and ensuring
equitable access to food and public services.

Greer may also take inspiration from national
efforts to help mitigate increasing healthcare
costs and poor health outcomes by investing
in urban livability. Resources that may be
referenced include the Plan4Health healthy
community initiatives launched in partnership
between the American Planning Association
and the American Public Health, the Livability
Index created by AARP, and Community Health
Assessments which are described in detail on
the CDC’s website.
Along with following the numbers, Greer must
continue to meaningfully engage residents
and community members to ensure the needs
of different populations are met. Community
participation is a key component to building
trust and awareness. Engagement is critical
not only during the planning process;
continued involvement from representative
populations will set up more opportunities for
success as this Plan is implemented.

POPULATION ELEMENT

Goal

The City will accommodate and support the needs of a diverse
and growing population.

Objective 1

Continue to update growth projections and population demographic analysis.

Strategies
»

Support and promote US Census efforts to ensure an accurate Census count.

»

Respond to the differing needs of the community’s population by planning for and adjusting City
services and outreach as demographics continuously shift.

»

Revisit the City’s demographic analysis annually and reevaluate the Comprehensive Plan goals at least
every 5 years as necessary to address population shifts.

Objective 2

Create areas for compact walkable development to accommodate growth, housing,
transportation, and economic development needs.

Strategies
»

Adopt policies that expand housing and transportation choice and improve affordability, including
attracting housing types that are underrepresented in Greer.

»

Adopt policies that ensure new compact development is of appropriate quality for Greer.

»

Focus new walkable mixed-use development along the corridors and downtown transition areas
identified in this plan.

»

Engage regional partners such as the Inland Port, GSP, and local industry to provide/improve
transportation connections between the city’s population centers and employment centers.

Objective 3

Engage with the community to build trust and understand the needs of diverse
groups.

Strategies
»

Ensure information on demographic patterns and needs (housing, services, transportation, etc.) is
accessible and available to all, agencies, and community leaders.

»

Coordinate community-building and service efforts with Arts, Culture, Faith, Education, and Non-Profit
sector leaders.

»

Ensure City information and education resources reach a broad audience by utilizing tools such as
school outreach, social media, City website, and City presence at community events and festivals.

Objective 4

Support the health, wellness, education, and training of the City’s residents and
workforce.

Strategies
»

Support healthy community initiatives and partnerships, including active living and fresh food access,
as well as those that support vulnerable populations.

»

Continue to plan for and invest in infrastructure and projects that improve activity, recreation, and
mobility for people of all ages and abilities.

»

Monitor the City’s Livability Index and support projects and efforts that improve community livability.

»

Support efforts that improve access to the daily needs and services of the population.
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ECONOMIC DEVELOPMENT
ELEMENT

Transforming Greer 2030 Comprehensive Plan

Greer has continued to be the economic
engine for Upstate South Carolina, providing
industry and jobs for local residents, as
well as employment for many who reside
in the Greenville-Spartanburg area. With a
combined annual economic activity of $72.5
billion alone, BMW, GSP Airport, and the South
Carolina Inland Port drive the economy of
region and represent a significant portion of
the State’s economy. Growth and investment
are projected to continue, and it is important
for the City of Greer to foster a diversified
base to remain viable in the future. It must
also accommodate economic growth that
contributes to the great quality of life that the
residents of Greer enjoy. This begins with an
economic development strategy that balances
residential growth with the recruitment
of higher-wage jobs, developing small
businesses, and targeting new and growing
industries.
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The City of Greer has long recognized that
a revitalized downtown is key to a healthy
economy, not only providing a reason for
people to move to the city, but also as a key
factor in industries looking to locate in a
growing and vibrant community. City leaders
have dedicated themselves to the systematic
revitalization a once stagnant downtown,
that has now become a shining star within
the region. The success of Downtown Greer
should be leveraged as an incentive for
private investment both inside and outside
of the community’s core. This can include
mixed-use development opportunities within
downtown and the downtown transition areas
identified in this Plan.

While strengthening the core, the City should
also focus on maintaining its regional position
within Upstate South Carolina, expanding
traditional manufacturing, automotive and
distribution with interdependent industries
that have an international presence. This
would include leveraging and promoting its
Foreign Trade status, identifying projects and
marketing sites within Greer’s Opportunity
Zone, and establishing a clear Economic
Development Market Position that brings
in new investment. In order to do this, the
City must continue to maintain and enhance
its partnerships with local and statewide
economic development agencies.
Finally, it is becoming critically important
for the Greer community to cultivate a
sustainable and resilient economic base that
can withstand the impacts of recessions
and global pandemics. This begins with
creating an entrepreneurial ecosystem that
empowers businesses to achieve success
while also targeting diverse and inclusive
small businesses. Improving infrastructure
that provides for reinvestment, encouraging
infill development, and enhancing key
corridors will help establish a more efficient
economy, and focusing on talent attraction by
positioning Greer as a premier place to live
and work will create sustainability.

ECONOMIC DEVELOPMENT ELEMENT

Goal

The City will foster an environment that is conducive to job
growth, supportive of local businesses, work with its partners to
attract and retain target industries and small businesses, while
maintaining a strong local tax base.

Objective 1

Continue to guide economic growth in a vibrant downtown with a mixture of
employment, commercial, and residential.

Strategies
»

Leverage the public planning and investment of the Center G Streetscape project to incentivize private
investment.

»

Ensure zoning and land use standards encourage and allow for mixed-use development in downtown.

»

Invest in public infrastructure in Downtown Transition areas in order to catalyze mixed-use
development, infill, and redevelopment.

»

Encourage residential mixed-use development downtown and attractive/accessible pedestrian and bike
connections to the Downtown Transition areas and neighborhoods to build a residential population that
supports more retail, entertainment, and services in the Downtown.

»

Focus on the redevelopment of Greer Mill as an innovation district with an emphasis on its connectivity
to the downtown core.

»

Develop a clear market position for Downtown as an activity center for Greer citizens, a destination for
tourism, as well as a location for new investment and business.

»

Identify gaps in businesses that support the visitor market and recruit them to Downtown.

»

Provide incentives for mixed-use development Downtown, including enhanced infrastructure, promotion
of Opportunity Zone projects, etc.

»

Continue to engage in periodic updates to market research in order to identify opportunities for
business growth and new investment based on demand from Greer's growing market and evolving
economy.

Objective 2

Target a diversified employment base capitalizing on regional position and access
to global markets.

Strategies
»

Rely on the city's partners such as the Greer Development Corporation, Partnership for Tomorrow,
Greater Greer Chamber of Commerce, etc. to pursue economic development. Provide muncipal support
to these agencies as necessary.

»

Leverage GSP, Inland Port Greer, BMW and the automotive industry when targeting new, interdependent
industries, strengthening Greer's position as the upstate center of industry.

»

Actively promote Foreign Trade Zone 38 and work with industries to capitalize on its benefits.

»

Identity projects and sites within Greer's Opportunity Zone, develop prospectus for their development,
and actively market to applicable Opportunity Zone Funds.

»

Develop clear market position for economic development and coordinate with ED partners to drive
investment to local business parks and sites.

»

Identify key economic development ready sites and use land development tools and consistent
economic development policy to protect them from encroaching uses.

»

Conduct a market analysis of land use, transportation, and development patterns to identify and
address trends that make employment uses less desirable for investment.
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Objective 3

Create a vibrant, sustainable, and resilient economic climate.

Transforming Greer 2030 Comprehensive Plan

Strategies
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»

Cultivate a small business ecosystem that prioritizes entrepreneurship and small business success.

»

Create an entrepreneurial empowerment program in order to expand local business knowledge base in
conjunction with Partnership for Tomorrow Greater Greer Chamber of Commerce, etc.

»

Create business expansion programming and incentives that focus on job creation through existing
businesses.

»

Identify and support diverse and inclusive businesses throughout the Greer community.

»

Target the annexation of the "donut hole" tracts of land that exist within the city, creating opportunity for
more efficient infrastructure planning, land use, and economic development.

»

Focus on the redevelopment of key commercial corridors and dated developments, including the
potential to redevelop as mixed-use areas that support employment centers and small businesses.

»

Capitalize on federal and state incentives that may be available from current or future stimulus funding
related to COVID-19. Identify business development and support programming that may utilize these
resources.

»

Establish crisis and post-disaster economic planning that reflect lessons learned from COVID-19 and
previous recessions.

»

Create additional "work at home" opportunities through public policy, recruiting businesses that support
remote working, and potentially amendments to land use regulations that permit this practice.
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NATURAL RESOURCES
Protecting Greer’s natural resources and
biodiversity and increasing greening efforts
throughout the city will ensure that future
generations can breathe cleaner air, enjoy
cooler temperatures throughout the city, and
take advantage of the natural resources that
make Greer a great place to live.
It is critical to be proactive in protecting these
valuable resources as the city continues to
grow, develop and annex rural land. This
land is important for maintaining wildlife
habitats, access to recreational amenities, as
well as enhancing our air and water quality.
When this land is annexed and developed it
should be done strategically to protect water
resources and natural habitats.

Transforming Greer 2030 Comprehensive Plan

In urban areas additional steps can be
taken along right-of-ways, on public land
and with new development to mitigate the
negative externalities of urbanization. This
includes planting shade trees and vegetation,
incentivizing or requiring green or cool
roofs with new development, and using
cool pavements for sidewalks, roadways
and parking lots. These strategies reduce
the temperatures of the pavement and the
ambient air. Especially consider applying
these strategies to brownfield site mitigation
efforts.
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Poor air quality is another negative externality
of urban development. Primary sources of air
pollution in Greer include industry, utility, and
automobile emissions, and these contributors
will continue increase as the city grows. To
improve air quality the city should ensure
industry compliance to emission standards,
continue to partner with Greenville County

and other localities to improve air quality, and
participate in programs and initiatives such as
the no-idling campaign in places like school
pick up lines.
Much of the hydrologic features in Greer
are close to commerce, industry, new
development, and other sources of potential
pollution. As a result, water quality monitoring
is critically important to keep Greer’s water
clean. Recent flooding events led to a
redrawing of floodplain boundaries, which
impacted the future land use map. In addition
to flood risk, preserving undeveloped land
around hydrology features is important to
preserving biodiversity in the area. Minimizing
development in natural areas, especially
in the floodplain and around hydrologic
features, and ensuring that development that
does occur adheres to the principles of the
Conservation Subdivision (CS) Future Land
Use category, is critical to achieving the city’s
environmental objectives.
Improving public transportation options
and expanding the city’s pedestrian and
bicycle networks will give residents more
travel options, especially for short trips
between neighborhoods, which will decrease
transportation emissions as well as
congestion. Active transportation connections
to parks and activity centers through an
interconnected greenway trail system will
add to the greening of the city while ensuring
residents have minimally invasive access
to the natural amenities they treasure. In
addition to improving transportation networks
for residents, the City may also look to
convert its vehicle fleet to electric vehicles to
decrease its own carbon footprint.

NATURAL RESOURCES ELEMENT

Goal

The City will protect its sensitive environmental resources
while using parks, trails, and recreational amenities to define
the community as a distinctive place that is connected by green
space, welcoming to families, and rich with outdoor activities.

Objective 1

Increase and diversify the Tree Canopy throughout the City.

Strategies
»

Conduct a tree inventory in the city to determine canopy cover and identify areas with treed areas in
need of greater protection and areas substantially lacking trees. Use results to inform and guide city
tree maintenance, protection, invasive removal, and planting plans.

»

Obtain Tree City USA status by increasing care and protection of trees in the city.

»

Consider a street tree program and ensure street trees line streets within the city, including
incorporation into all street projects, and replacement of street trees as needed.

»

Increase protection of large heritage trees through improvement of the city’s tree ordinance.

»

Develop a city tree species list outlining desirable trees species, identifying native tree species, and
recommending appropriate trees for various applications in parks, buffers, yards, and along streets.

»

Explore incorporating incentives for the use of sustainable development and retrofit practices in both
city and private projects, into the City’s Unified Development Ordinance.

Objective 2

Protect native wildlife and natural resources with a clear focus on improving soil,
habitat, water, and air quality.

Strategies
»

Increase the use of native plants in city construction and encourage their planting throughout the
community to decrease water and fertilizer needs, while also supporting native wildlife.

»

Identify and protect natural resources ares such as wetlands, lakes, river/stream corridors, floodplains,
steep slopes, old-growth woods, large trees, and significant habitat areas (through means such as
acquisition, open space dedication, easements, required vegetation buffers, setbacks, etc.).

»

Identify, pursue, and obtain funding from various grants and program sources to improve and protect
Greer’s natural resources.

»

Form and maintain partnerships with state and local environmental organizations to support Greer’s
mission to protect natural resources.

»

Encourage the use of riparian buffers for water quality protection, habitat provision, and increasing
native species diversity.

»

Educate the public on the economic, social, and public health benefits of trees, native vegetation, habitat,
and riparian buffers.

»

Projection and improvement of stream banks throughout the city.
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Objective 3

Implement strategies for responsible land development and access to parks and
recreation for the growing population.

Strategies
»

Increase bicycle, pedestrian, and active transportation connectivity with investment in trails and
greenways throughout the city to connect residents to parks and activity centers.

»

Work toward an interconnected system of greenways trails within ¼ mile of all residents.

»

Study the cost and benefit of creating a Greer trail connection to the Swamp Rabbit Trail.

»

Develop a plan to provide and maintain a public park or greenspace within a five-minute walk of all city
residents.

»

Realize trail and park improvements through capital projects, grants, and required dedication and
construction by new development, and adequate fee-in-lieu of requirements.

»

Require new development and street projects to provide sidewalks or a sidewalk and asphalt path along
both sides of all streets.

Objective 4

Implement strategies for responsible land development.

Strategies
»

Encourage and integrate green design standards at the outset of plans.

»

Review and revise Land Development Regulations (LDRs) to promote the protection of sensitive and
significant natural resources.

»

Develop standards to encourage infill development and low impact development practices, such
as stormwater management, riparian buffers, green infrastructure, tree cover, native planting, best
management practices, etc.

Objective 5

Develop strategies to improve renewable resources and energy efficiency.

Transforming Greer 2030 Comprehensive Plan

Strategies
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»

Explore costs and benefits of expanding Greer’s recycling program.

»

Explore the conversion of a portion of the city’s fleet over the next ten years to natural gas or electric
vehicles.
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CULTURAL RESOURCES
The City of Greer’s history is deeply rooted
in Mill heritage and is part of the Greenville
County Heritage Trail. It includes the Gilreath’s
Mill in the northern part of the city, Pelham
Mills in the southern part of the city, and
the recently redeveloped Victor Mills near
Downtown. Greer’s historical assets should be
invested in, celebrated and promoted through
public programming and cultural tourism and
supported by regional partners.
Despite Greer’s outward development
trajectory, Downtown remains the heart of
the community and its gravitational center.
Downtown should continue to host and
expand civic events such as the Farmers
Market and international festival.

Transforming Greer 2030 Comprehensive Plan

The city should also support the preservation
of historic buildings Downtown and
throughout the city through grant programs,
historic preservation tax credits and
zoning techniques. New development and
redevelopment should be compatible and
respectful of Greer’s unique and historic
characteristics.
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Engagement efforts and programming such
as community mapping and storytelling will
help residents celebrate their city’s cultural
diversity and understand the legacy of the
ground they stand on.
Tourism is a multi-billion dollar industry in
Greenville County, and Greer should ensure
its performing arts venues, museums, historic
places, parks and natural resources are
known and leveraged. Festivals and other
large events will also help attract tourists and
bring the community together.

CULTURAL RESOURCES ELEMENT

Goal

The City will celebrate and preserve its rich history and provide
opportunities to engage in enriching arts and cultural activities
that continue to deepen ties to the community.

Objective 1

Promote cultural tourism and community events in Downtown.

Strategies
»

Continue to program, host, and grow festivals and events in downtown Greer.

»

Expand the Farmers Market.

»

Continue to support the Greer Heritage Museum.

»

Work with regional partners to promote Greer as part of Upstate identity and tourism activities.

Objective 2

Support and enhance historic resources and distinctive community character
throughout the city.

Strategies
»

Support the Board of Architectural Review to protect and enhance the defining qualities and character
of Greer.

»

Promote Community Preservation Mapping in unique residential areas such as Apalache Mill and Greer
Mill.

»

Expand and increase the façade improvement grant program.

»

Provide historic preservation education for building owners and potential investors, including tax
credits, renovation options, and tourism promotion.

»

Consider planning and zoning techniques to protect and enhance historic communities and other areas
of cultural significance.

Objective 3

Celebrate Greer’s mix of cultures and arts with the community.

Strategies
»

Include cultural and historic storytelling in City signage, parks and recreation spaces, and civic
structures.

»

Support BIPOC (Black, Indigenous, and People of Color) entrepreneurship, events, and festivals.

»

Review development code requirements and consider allowing greater flexibility for uses and building
design, particularly for murals and signs.
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COMMUNITY FACILITIES
The Community Facilities element includes
many public facilities and services essential
to supporting the geographic, population and
economic growth of the community.
As new areas are annexed into the City
of Greer, appropriate plans for utilities
capacity and expansion are necessary to
provide reliable and adequate service. Fire
and police services should continually be
assessed and increased as necessary to
serve the growing community. Similarly, the
school district’s capacity should be annually
evaluated in partnership with Spartanburg
County and Greenville County alongside the
city’s Long Range Facilities Plan and Capital
Improvement Program to stay in lockstep with
projected growth patterns.

Transforming Greer 2030 Comprehensive Plan

Greer Commission of Public Works (CPW)
provides an “all-in-one” source for utilities
needs in the Greater Greer area, including
quality water, sewer, electrical services,
and natural gas. Greer should continue to
coordinate with ReWa on expansions of public
infrastructure in developing areas.
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Beyond emergency and basic services,
recreational amenities are a valuable asset
for residents and visitors. These amenities
should be spread across the city and
accessible to all residents using a multitude
of transportation options. All residents
should live within 1/4 mile of the city’s
greenway trails network and a public park
or greenspace to encourage and improve
quality of life. Greer should continue to
expand its non-motorized transportation
network to achieve an interconnected
system of greenways, trails, and recreation
opportunities.

The onset of the COVID-19 pandemic has
renewed the community’s appreciation of
the city’s parks and open spaces but at the
same time put an unprecedented strain
on these assets. The desire for regional
connectivity and convenient recreational
opportunities have only heightened the need
for a connected parks and trail network
be accessible to residents in all corners
of the city. The built environment has an
indisputable impact on public health and
the City must be aware of how development
patterns, transportation options and
recreational opportunities impact our wellbeing and have disparate impacts on certain
populations.
It is imperative that the Mayor, City Council,
city administrator and seven departments
of local government work collaboratively
and interdisciplinarily to meet immediate
community facility needs and strive to achieve
the city’s long range goals as set forth in the
Comprehensive Plan.

COMMUNITY FACILITIES ELEMENT

Goal

The City will work with its partners to provide efficient, effective
public services that are coordinated, equitable, sustainable, and
align with the City’s growth strategy set by the Comprehensive
Plan.

Objective 1

Continue to provide and maintain quality services within the City of Greer.

Strategies
»

Increase communication to better coordinate efforts with partnering agencies (i.e. Greenville County,
Spartanburg County, power, water, sewer, telecom, etc).

»

Undertake a continuous communication process with Greer CPW to ensure all parties have the same
long range goals and priorities.

»

Study methods to improve service and reduce response time for police, fire, and emergency services.

»

Foster multiple uses of parks and open space areas for recreational league play, open use, and other
evening and weekend access for community activities.

»

Continue to work with school district to ensure continued growth is adequately planned for.

Objective 2

Plan for growth and the additional resources necessary to serve a growing
population and workforce.

Strategies
»

Develop a Capital Improvements Program (CIP) that aligns community infrastructure investments with
planned future land use.

»

Ensure that new development contributes its fair share to the added costs of community facilities,
infrastructure, and services that new development requires.

»

Amend the Water and Sewer Master Plan to reflect the limits and service expectations of the City’s
preferred growth strategy.

»

Monitor the expansion and extension of central water and sanitary sewer service and support the
logical incremental expansion through CIP.

»

Continue to communicate proposed development, transportation, and long-range plans with the school
district and counties.

»

Support efforts for medical service and long-term care facility access to residents of Greer.

Objective 3

Improve access to recreational opportunities.

Strategies
»

Broaden the use of utility easements to include public trails.

»

Continue to implement the City’s Park Plan.

»

Increase bicycle, pedestrian, and active transportation connectivity with investment in trails and
greenways throughout the city to connect citizens to parks and activity centers.

»

Work toward an interconnected system of greenways trails within ¼ mile of all residents.

»

Develop a plan to provide and maintain a public park or greenspace within a five-minute walk of all city
residents.

»

Ensure that park and recreational facilities are accessible to all persons regardless of age or physical
capability.
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HOUSING
Greer has always been a desirable place
to live, as evidenced by a 26% population
growth between 2000 and 2018. In fact, the
city will continue to be one of the fastest
growing municipalities in South Carolina with
a projected growth rate of 7% over the next
five years. Current residential pressures
are occurring in the area south of I-85 that
has easy access to transportation, jobs, and
urban neighbors. Greer should focus on
maintaining a balance of residential growth
with economic development, while preserving
the community’s exceptional quality of life.
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84% of the total properties in Greer are used
as residential, with nearly 70% of all housing
being single-family detached. The residential
market is fast-growing and healthy, but
there is also a lack of variety in product. In
today’s changing economy, it is even more
important to maintain a diversity of housing
types, where a family looking for a fourbedroom single-family home in a subdivision,
or a professional couple seeking a smaller
unit with live-work capabilities in a more
urban environment can both find options.
This would include walkable, mixed-use
developments in proximity to employment,
and even higher densities in compact
developments such as townhomes, cottage
court developments, -plexes, and additional
rental opportunities.
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Similarly, with 43% of renters and 15% of
homeowners in Greer being “cost-burdened”,
it is important to provide housing that is
accessible to all levels of income. Identifying
gaps in the current housing market is of
paramount importance, as is the planning
and rehabilitation of the city’s struggling
neighborhoods. This would include accessible
housing in developments with access to
transportation, services, and jobs, as well as
reducing homelessness.
The city can achieve this by expanding its
local partnerships that focus on the provision
of safe, quality and affordable housing, while
also working with developers and investors
to create a more balanced and diverse stock
of housing within the community. It can also
update its existing development codes to
permit new housing types, while incorporating
inclusive zoning practices and uses available
land more efficiently.

HOUSING ELEMENT

Goal

The City will continue to encourage and promote a diversified
housing stock to meet the needs of people of all ages, incomes,
and abilities to allow residents to age in place.

Objective 1

Provide for a diversity of housing types and choices.

Strategies
»

Balance existing single family detached housing with new products that meet the demands of evolving
market needs such as smaller units, townhomes, stacked flats, and live/work opportunities - they
should be walkable and connected to amenities and community, etc.

»

Permit and encourage the development of housing types that address the "missing middle" including
apartment developments of less than 20-units, single-family attached products such as -plexes and
townhomes, live/work units, etc.

»

Encourage higher densities in compact developments by providing for mixed-uses, accessory dwellings,
etc.

»

Recruit employers that provide "work from home" options or employee housing assistance.

»

Target the development of mixed-use residential in Downtown, and mixed-use and missing middle
housing in Downtown Transition areas such as Greer Mill.

»

Work with the private sector and partners to create showcase development of these housing types.

Objective 2

Promote development of housing that is accessible to a variety of income levels.

Strategies
»

Conduct study of housing affordability and needs, and determine gaps in the housing market in Greer.
Use this information to create targeted incentives and adjust policies and regulations (ex. zoning) to
encourage market provision of needed housing. Reduce percentage of renters and owners who are
cost-burdened by housing costs.

»

Engage local industries to understand demographics, commuting trends, housing needs of employees,
cost of commuting, telecommuting trends and work together to increase housing proximity to
employment based on these findings.

»

Acquire metrics for homelessness trends and provide programming through partnerships with
Greenville County Redevelopment Authority, Greer Housing Authority, Habitat for Humanity, and the
private sector.

»

Continue efforts for targeted redevelopments and rehab projects such as Greer Mill, Sunnyside
Neighborhood, Cannon Ave., etc.

»

Develop design standards for missing middle housing, infill housing, and tiny home developments that
meet the needs of Greer's residents without sacrificing community character.

»

Consider policies that encourage developers to incorporate a percentage of affordable units/homes in
new developments.
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Objective 3

Provide tools that encourage a variety of housing developments products.

Transforming Greer 2030 Comprehensive Plan

Strategies
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»

Review and update zoning code to allow broader spectrum of housing types, sizes, and densities
including mixed-use, live/work, zero lot-line development, accessory dwelling units, etc.

»

Implement inclusive zoning practices and the efficient use of land in new development and
redevelopment.

»

Consider impact fees to offset infrastructure costs and provision of public services required by new
development - including connected pedestrian infrastructure, parks, public safety, etc.

»

Consider incentives for private developers to encourage both single and multi-family rental. Use
creative tools such as affordable housing trust funds, density bonuses in zoning, land banking, reducing
permit fees, rehabilitation grants, etc.
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LAND USE
The City strives to grow in a balanced
fashion, focusing on more compact urban
development patterns, fostering a mix of
land uses, and prioritizing strategic infill
development.
The objective of the Future Land Use element
is to allow the city to reap the benefits of
projected population and job growth in the
region while minimizing the potential negative
externalities of said growth. Encouraging
more development patterns within the city
to promote livability will help Greer catalyze
economic development, divert new trips to
alternative modes of transportation, continue
to work towards a connected network of firstrate parks and public spaces, and efficiently
provide services to new development.
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The Community Character Areas and
Future Land Use Map stress the purpose
and function of areas throughout the city
without being overly prescriptive in assigning
specific land uses to parcels. The Community
Character Area descriptions include typical
development characteristics, land uses,
transportation networks and public space
found in those neighborhoods.
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The Future Land Use Map will also guide the
City in achieving its desired development
outcomes and concentrating more compact,
mixed use, pedestrian-friendly development
Downtown, along Strategic Corridors and
at Neighborhood and Commercial Centers
throughout the city.
Infill annexation and development should
be prioritized over sprawling greenfield
development to help the city achieve efficient
infrastructure planning.
Implementation efforts should also focus on
updating and modernizing the City’s zoning
districts and designations as part of the
Unified Development Ordinance to align with
the Future Land Use Map and Community
Character Areas. Site design and architectural
standards are effective tools in shaping the
built character of a community, and design
principles can also help the city ensure
compatibility between land uses in a mixeduse district that are not traditionally viewed
as compatible.

LAND USE ELEMENT

Goal

The City will continue to take clear actions to promote the
prosperous and balanced development of Greer that meets the
goals and objectives of this plan.

Objective 1

Make steady progress toward achieving the desired development pattern
highlighted on the Future Land Use Map.

Strategies
»

Evaluate and update zoning district and overlay descriptions and regulations as appropriate during the
development of the Unified Development Ordinance to encourage implementation of the Future Land
Use Map.

»

Encourage growth Downtown and strengthen its connection to the traditional neighborhoods
surrounding it.

»

Focus on the redevelopment of key commercial corridors and dated developments, including the
potential to redevelop as mixed-use.

»

Create well connected neighborhood activity centers and promote quality design that integrates them
with the surrounding residential neighborhoods.

»

Leverage the Greer Development Corporation to cultivate relationships with private partners, and
potentially form public-private partnerships, to implement mixed-use development and catalytic
development sites.

Objective 2

Balance land uses and growth to ensure an appropriate mix of uses to support a
dynamic and livable city and the services residents and businesses expect.

Strategies
»

Focus on more compact development patterns within the city to promote livability, efficient service
provision, connectivity, green space preservation, and access to amenities.

»

Encourage and support mixed use, pedestrian-friendly development and favor this type of development
over single use “strip” commercial development.

»

Maximize economic development while minimizing adverse impacts, including the utilization of design
principles that promote compatibility between land uses not traditionally viewed as compatible.

»

Provide and enhance parks, open space, and trail connectivity throughout the city (and develop
strategies to implement the Parks & Recreation Master Plan).

»

Target infill annexation, including "donut hole" tracts of land, creating opportunity for more efficient
infrastructure planning, land use, and economic development.

»

Work with neighboring jurisdictions to coordinate future growth and transportation improvements in
areas adjacent to and directly impacting the City of Greer.
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Objective 3

Update and modernize the city’s policies and codes to advance this plan.

Transforming Greer 2030 Comprehensive Plan

Strategies
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»

Evaluate and update zoning district and overlay descriptions and regulations as appropriate during the
development of the Unified Development Ordinance to encourage implementation of the Future Land
Use Map.

»

Develop architectural standards to promote quality design for new zoning districts and/or overlays or
special districts.

»

Strengthen site design standards for residential and non-residential uses, including provisions for
requiring sidewalks, connectivity and cross-access.

»

Continue to monitor development and redevelopment activity and adjust development codes as
appropriate.
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TRANSPORTATION
Greer’s transportation network should
dynamically respond to evolving land use
and development patterns as guided by the
Future Land Use Map, and accommodate
travel options for all residents, commuters
and visitors.
Outside of Downtown, Greer today is mainly
characterized by suburban style development
with disconnected street networks and poor
pedestrian and bicycle connectivity. The
City will work to encourage more connected
street networks in developing areas and safe
and comfortable non-motorized facilities
to connect neighborhoods to the Corridors
and Centers designated in the Land Use
element. Additionally, the City should consider
implementing a more diverse and widespread
Traffic Calming Program focused on
residential areas as well as in Neighborhood
and Regional Centers.
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It is also important to note that many of
Greer’s primary transportation corridors
are County and State Routes. Investments
in all modes of travel along these corridors
must be coordinated with county and state
agencies. GPATS and SPATS should also be
involved in decisions with regional network
and connectivity implications.
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Investment in multi-modal transportation
options should especially be focused along
Neighborhood and Transitional Corridors that
the City has identified for future multi-family
and mixed-use walkable development. As
previously stated, many of these corridors
are under County or State jurisdiction and
design changes will require inter-agency
coordination.

Greer should establish design guidelines
and requirements for new development
along these primary corridors to ensure
good site design and the development of
walkable environments. The City may also
require developments above a certain size
to complete a Multi-Modal Transportation
Impact Assessment and work with the
City to mitigate impacts on the immediate
transportation network. [See ITE MTIA for
guidance in crafting study requirements]
A multi-modal approach should be taken
to maintain vehicle level-of-service at
acceptable levels throughout the network.
This may be accomplished by introducing
Greenlink transit service on key corridors,
improving bicycle and pedestrian facilities,
and encouraging denser more walkable
development Downtown and along the city’s
primary corridors. These strategies will help
offset the impact of trips generated by new
development.
Commercial and industrial development
should be supported with designated freight
routes that are designed and maintained
accordingly.
In planning for street design changes,
streetscape enhancements and the
construction of new public streets, the City
must take maintenance needs and the
increasing cost burden of an expanding street
network into account.

TRANSPORTATION ELEMENT

Goal

The City will develop strategic partnerships and make targeted
investments into its transportation system to meet the needs of
its residents, employers, and visitors.

Objective 1

In coordination with the Future Land Use Map, develop a transportation system
that provides mobility options and a high level of service throughout the city.

Strategies
»

Consider infrastructure and capacity needs for all modes of transportation as outward development
continues and new roads are built.

»

Continue to work with Greenville Transit Authority/Greenlink staff to identify and implement transit
service between Downtown Greer, Greenville, the airport, and other large trip generators throughout
the region. Wade Hampton Blvd (US-29) and S Main St (SC Highway 14) are priority transit corridors
identified in the Horizon 2040 GPATS LRTP.

»

Adhere to the SCDOT Access and Roadside Management Standards (ARMS) with new development to
minimize conflicts and improve traffic operations along Greer’s major transportation corridors.

»

Implement mitigation strategies to improve traffic operations at congestion points throughout
the network.
Encourage denser and more pedestrian-friendly development along Greer’s primary
transportation corridors, especially future transit corridors, accompanied by investments in
pedestrian and bicycle infrastructure.

»

Objective 2

Improve transportation/mobility interconnectivity throughout Greer.

Strategies
»

Prioritize the regional transit and non-motorized connections set forth in the GPATS Long-Range
Transportation Plan (Horizon 2040), and continue to work with GPATS and SPATS staff to identify and
fund additional improvements in the transportation network.

»

Expand sidewalk network outside of city’s core; incorporate non-motorized facilities into subdivisions.

»

Encourage new subdivision developments to minimize cul-de-sacs, avoid disjointed street
grids, and provide more direct outlets to adjacent transportation corridors.

»

Develop multi-modal connections between residential areas and Centers and Corridors as identified in
the Future Land Use Map.

»

Develop non-motorized trail network for recreational and connectivity purposes.

Objective 3

Enhance the aesthetics and appeal of the city’s transportation corridors, creating
an attractive, defining character.

Strategies
»

Create design guidelines and/or update requirements for new development along Greer’s primary
transportation corridors that include building setbacks, planting, parking layout, and additional
pedestrian-oriented design elements.

»

Plant shade trees along Greer’s major transportation corridors to mitigate the urban heat island effect
and create pedestrian-friendly environments.

»

Identify existing roadways for streetscape, landscape, and other improvements to improve the user
experience of all modes of travel. Continue to coordinate with GPATS and SPATS staff to include these
features in transportation projects.

»

Consider facilitating a transfer of road ownership from County to City and/or a program or MOU
between the City and County to define responsibilities for road ownership and maintenance.
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Objective 4

Support economic development and community reinvestment in downtown, job
centers, and identified corridors with appropriate transportation investments.

Strategies
»

Develop a designated freight network connected to the SC Inland Port and other freight trip generators
to ensure specific roadways are designed and maintained to accommodate high truck volumes.

»

Support commercial and industrial development with appropriate infrastructure.

»

Conduct corridor studies of the city’s Suburban, Neighborhood and Transitional Corridors to identify
development opportunities along with transportation infrastructure needs and safety interventions.

»

Explore opportunities for shared streets and temporary and permanent street closures Downtown and
within Neighborhood and Regional Centers.

Objective 5

Improve operations, safety, and function for motorists, pedestrians, bicyclists and
the neighborhoods/districts they travel through.

Strategies
»

Craft and adopt a Complete Streets policy for the City of Greer.

»

Adopt strategies endorsed by the South Carolina Livable Communities Alliance to provide healthier,
safer, greener and more equitable transportation options for Greer residents and visitors.

»

Work with GPATS and SPATS staffs to identify funding for improvements to the traffic signals and signal
timing in and around the Greer community.

»

Reform City’s Traffic Calming Policy to remove or change qualifiers and restrictions that serve as
barriers to approving traffic calming in Greer’s neighborhoods.

»

Consider additional traffic calming techniques in addition to speed humps such as, chicanes, lane
narrowing and raised intersections to lower driving speeds and create safer walking and biking
environments through neighborhoods and commercial districts.

»

Partner with South Carolina Safe Routes to School (SRTS) to implement traffic calming and safety
enhancements around schools.

»

Identify and evaluate County and State roads that may be eligible for traffic calming measures,
especially in Downtown Greer and within Neighborhood Centers and Regional Centers and along
Neighborhood Corridors as identified in the Future Land Use Plan.

Objective 6

Explore additional funding mechanisms to support needed transportation
infrastructure maintenance and improvements.

Transforming Greer 2030 Comprehensive Plan
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»

Seek and apply for grants to implement transportation infrastructure maintenance and improvements.

»

Require developments above a certain size to complete a Multi-Modal Transportation Impact
Assessment and partner with the City to mitigate impacts on the immediate transportation network.
[See ITE MTIA for guidance in crafting study requirements]

»

Consider impact fees to offset infrastructure costs and provision of public services required by new
development - including connected pedestrian infrastructure, parks, public safety, etc.
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PRIORITY INVESTMENTS
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The Priority Investment Element described
in S.C. Code sec. 6-29-510(D)(9) requires the
analysis of likely sources of federal and state
funding for public infrastructure that may be
available, and a recommendation of projects
for expenditure of those funds over the next
ten years. Consideration of these future
capital needs is an integral part of planning
for growth.
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Additionally, the Priority Investment Element
requires a basic level of coordination between
local governments. All governmental entities
and utilities - counties, municipalities,
public service districts, school districts,
public and private utilities, transportation
agencies and other public entities - that are
affected by or have any planning authority
over a public project identified in the priority
investment element must be consulted in the
coordination process.
PUBLIC INFRASTRUCTURE AND FACILITIES
Transportation
Planning to meet current and future
transportation needs is accomplished through
programs at the federal, state, regional,
county, and the City of Greer. Transportation
planning and funding allocations are provided
by the Federal Highway Administration

(FHWA), the South Carolina Department
of Transportation (SCDOT), the GreenvillePickens Area Transportation Study (GPATS),
the Spartanburg Area Transportation
Study (SPATS), the Greenville Legislative
Delegation Transportation Committee (GLDTC)
the Spartanburg Legislative Delegation
Transportation Committee (SLDTC), and the
City of Greer Road Paving Fund.
Coordination of short and long range planning
is required between each party listed above,
and is principally undertaken by GPATS and
SPATS. Both GPATS and SPATS compile a
Transportation Improvement Program (TIP),
each of which are short-range programs that
schedule projects to be funded in the next six
years. Projects are first included in the LongRange Transportation Plan (LRTP), and based
on priorities established in the LRTP they
are moved into the TIP as funding becomes
available. A project cannot appear in the TIP
unless it is first included in the LRTP.
Projects included in the current TIP are
scheduled for implementation by 2024.
When projects are added to the TIP, they
are prioritized based on area-wide needs
and in accordance with SC Act 114. Projects
included in the TIP typically are funded over
several years, with funding allocated to
the preliminary engineering, right-of-way
acquisition, and construction phases.

C-Funds are available for construction,
improvements, or maintenance on the
State highway system, local paving or
improvements to county roads, street
and traffic signs, and other road and
bridge projects. Resurfacing, drainage
improvements, and sidewalk construction
may also be accomplished with C-Funds.
C-Funds are derived from a statewide 2.66
cent per gallon user tax on gasoline sales that
are deposited in the County Transportation
Fund and allocated to the counties through
a formula based on total number of vehicles
registered and miles of road within each
county. At least 25% of the allocated C-Funds
must be spent on state roads. Each county
has a County Transportation Committee with
members appointed by the county legislative
delegation. The County Transportation
Committees have the authority to decide
which local transportation projects will be
funded by C-Funds.
By Ordinance, Greenville County assesses an
annual road maintenance fee of $25, which is
a flat fee directed toward the individuals who
own vehicles and are therefore taking part in
the deterioration of the county roads. Money
goes towards repairing and repaving the
county roads.
Public Education
Public schools within the City of Greer operate
through the Spartanburg District 5 and the
Greenville County School District. Schoolage residents are served by one of five
elementary schools (Buena Vista, Chandler
Creek, Crestview, Skyland, and Woodland),
three middle schools (Blue Ridge Middle,
Greer Middle, and Riverside Middle), and three
high schools (Blue Ridge High, Greer High,
and Riverside High). The Benson Campus
of Greenville Technical College serves as
a regional campus for the numerous core
programs provided by the Greenville Tech
system.

Libraries
Greer is served by the Greenville County
Library System. In addition to its book
collection, the Jean M. Smith Branch on
Pennsylvania Avenue features conference and
meeting rooms for community use.
Water
The Greer Commission of Public Works
(CPW) manages over 1,000 acres of Lake
Cunningham and Lake Robinson, both of
which are fed by the South Tyger River and
serve as water reservoirs for the City of Greer.
Drinking water is then treated at the CPW
water treatment plant on Lake Cunningham.
Wastewater
Greer CPW’s Maple Creek Wastewater
Treatment Plant, located on Lake Cunningham
just north of the city, provides sewage
treatment services for much of the city. The
plant has a capacity of 10 million gallons per
day serving 12,000 customers. Additional
sewer service is provided by ReWa. In some
parts of Greer, wastewater is primarily
treated via household septic systems.
Rewa offices are located along Mauldin
Road and I-85 in Greenville. Rewa currently
operates eight Water Resource Recovery
Facilities (WRRF) region-wide to treat
wastewater for reuse, a 343 mile interceptor
system, 293 linear miles of gravity line pipes,
over 7,200 manholes, 60 pump stations, and
51 miles of pressurized force mains.
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Electricity & Natural Gas

Recreation Facilities

Greer CPW offers natural gas service in Greer
and throughout the surrounding area. This
gas is provided by the Transcontinental Gas
Pipeline. As for electricity, CPW is a member
of the Piedmont Municipal Power Agency,
which owns a 25% stake in a generator at the
Catawba Nuclear Station in York County. CPW
provides 95% carbon-free power to 19,400
meters, primarily within City of Greer and the
surrounding area.

The City of Greer Parks and Recreation
Department manages a network of over
twenty parks and recreation facilities
throughout the City of Greer. Additionally,
Lake Robinson and Lake Cunningham, which
are owned by Greer CPW, both offer boating,
fishing, and shoreline amenities to residents
and visitors.

Greer CPW provides natural gas to
approximately 24,400 meters in 450 square
miles, stretching from southern Spartanburg
County to the North Carolina line.

The City of Greer adopted a Downtown
Walking and Bicycling Master Plan in 2016.
This plan identified the opportunities and
constraints of the existing transportation
network, as they apply to the bicycle and
pedestrian facilities.

PRIORITY INVESTMENTS ELEMENT

Goal

The City will continue to cultivate strong partnerships to ensure
coordinated investment in major infrastructure and facility
projects.

Objective 1

Identify, plan for, and prioritize long range public infrastructure and capital
facilities needs.
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Strategies
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»

Prepare a list of public infrastructure and facilities needed over at least the next ten year horizon to
ensure adequate capacity is reserved to serve the magnitude and timing of anticipated development in
the Future Land Use Map.

»

Adopt and maintain a Capital Improvements Program that implements the comprehensive plan.

»

Invest in public infrastructure in Downtown Transition areas in order to catalyze mixed-use
development, infill, and redevelopment.

»

Target infill annexation, development and redevelopment for cost-effective servive delivery that would
help Greer prepare for fiscally appropriate and timely extensions of growth into undeveloped areas of
the city.

Objective 2

Collaborate and partner with other local governments and relevant agencies to
meet public infrastructure and facilities needs.

Strategies
»

Consider an infrastructure advisory group to encourage regional capital infrastructure projects.

»

Leverage GSP, Inland Port Greer, and the automotive industry when targeting new, interdependent
industries, strengthening Greer's position as the upstate center of industry.

»

Consider relevant plans from neighboring jurisdictions and agencies when considering and
recommending infrastructure and facilities projects that require the expenditure of public funds.

»

Support and participate in the efforts of adjacent and relevant jurisdictions and agencies in planning for
future public infrastructure and facilities needs.

Objective 3

Explore and evaluate alternative methods of revenue and leverage existing funds
to meet public infrastructure and facilities needs.

Strategies
»

Seek additional funding opportunities from federal, state, and local granting agencies and private
sources for needed public infrastructure and facilities needs.

»

Leverage existing resources to provide matching funds for grant opportunities.

»

Capitalize on federal and state incentives that may be available from current or future stimulus funding
related to COVID-19. Identify business development and support programming that may utilize these
resources.

»

Encourage public/private partnerships to facilitate the provision of needed public infrastructure and
facilities.

»

Explore the use of alternative funding sources such as impact fees and a local option sales tax for
capital projects.

»

Consider development incentives such as density bonuses, fast track permitting, or reduced/waived
fees for development in areas prioritized for growth.

»

Consider reducing or eliminating utility connection fees for targeted reuse and redevelopment sites.
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ANALYSIS OF PROJECTED FUNDING
As part of this Priority Investment Element,
the City of Greer is required to forecast
federal, state, and local funds available for
public infrastructure and facilities into a
ten-year planning horizon. This list is being
prepared to show public infrastructure and
facilities needed over the planning horizon
to ensure adequate capacity is reserved
that serves the magnitude and timing of
anticipated development in the City of Greer.
Methods for forecasting available revenues
vary greatly based on the specific funding
source, as such this forecast should only
be considered as an initial step toward
programming public infrastructure and
facilities into the annual budget.

Transforming Greer 2030 Comprehensive Plan

A number of public infrastructure and
facilities needs have been identified in
the City for the next decade through the
development of the other eight required
elements of this Comprehensive Plan. These
capital improvements include those that
will be funded and accomplished by the City
as well as projects that will be funded and
accomplished with the assistance of other
public and private entities. The City of Greer
must continue to explore new partnerships
and funding sources to meet capital needs,
while ensuring that the most critical needs
are met.
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The City of Greer is required to prepare
this list of public infrastructure to ensure
that adequate capacity is considered that
will serve the magnitude and timing of
anticipated development in the Future Land
Use Map of this plan. Anticipated funding from
federal, state and local sources for public
infrastructure and facilities during the next
ten years is outlined in the table below.
All planning elements must be an
expression of the planning commission
recommendations to the appropriate
governing bodies with regard to the wise and
efficient use of public funds. As such, this

analysis breaks down projected funding by
Comprehensive Plan Element. Each of the
eight preceding Elements is numbered below,
in order of appearance in the Comprehensive
Plan, and is addressed accordingly in the
table below.
1

Population Element

2

Economic Development Element

3

Natural Resources Element

4

Cultural Resources Element

5

Community Facilities Element

6

Housing Element

7

Land Use Element

8

Transportation Element

Only those revenue sources currently funded
or have a high probability of being funded
within the ten year planning horizon are
included herein. Anticipated funding amounts
are shown below using today’s dollars.
Some examples of potential funding sources
not currently being implemented by the City of
Greer include, but are not limited to:
»
»
»

»
»
»
»

Local Option Sales Tax: used for capital
projects and other purposes
Accommodations Tax: used for tourism
related expenditures
Transportation Alternatives Program:
used for activities including pedestrian
and bicycle facilities, Safe Routes to
School improvements, and projects
that were previously funded by the
Recreational Trails Program
Impact Fees: covers costs of public
services required by new development
EPA Brownfield: grants, and low cost
loans for cleanup and reuse of brownfield
sites
Federal Historic Preservation: grants for
planning, education, and stabilization of
historic properties
SC Rural Infrastructure Authority: grants
and low cost loans for infrastructure
improvements

Funding Source

General Fund

Description

Annually appropriated funds for
governmental functions not otherwise
funded through special accounts,
such as administration and operation,
provided by valorem taxes levied on
real and personal property

Anticipated
Annual
Funding
Amount
(FY2021 figures
unless otherwise
stated)

Elements
Addressed

$30,109,154

1 2 3 4 5 6 7 8

Recreation Programs Used to fund recreational program
Fund
personnel and operating expenses

$257,045

1 2 3 4 5 6 7 8

Capital Equipment
Fund

Used for capital assets used in
governmental activities

$2,057,103

1 2 3 4 5 6 7 8

Debt Service Fund

Current financial resources restricted
for the payment of principal and
interest for long-term debt, includes
$2,685,994
General Obligation Bonds, Capital
Leases, and Certificates of Participation

1 2 3 4 5 6 7 8

Neighborhood
Services Fund

Personnel and operating expenses
related to neighborhood services
expenses

1 2 3 4 5 6 7 8

Hospitality Taxes
Fund

A local hospitality tax is levied on
consumers purchasing prepared foods
$2,631,057
and beverages from vendors located
within the jurisdiction enacting the tax

1 2 3 4 5 6 7 8

Stormwater Fund

Operating expenses related to
stormwater functions of the city

$1,040,000

1 2 3 4 5 6 7 8

Real Property Fund

Inclusive of PARD, Land/Water
Conservation, and other related grants

$460,552

1 2 3 4 5 6 7 8

117

Funding Source
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(FY2021 figures
unless otherwise
stated)

Elements
Addressed

Sanitation Services
Fund

Operating expenses related to
sanitation functions of the city

$1,598,600

1 2 3 4 5 6 7 8

Facilities Use Fund

Personnel and operating expenses
related to certain municipal properties

$211,146

1 2 3 4 5 6 7 8

Greer Golf Fund

Personnel and operating expenses
related to Greer golf

$886,258

1 2 3 4 5 6 7 8

Road Paving Fund

Capitalized and expensed asset
expenditures related to road paving
efforts of the city

$660,000

1 2 3 4 5 6 7 8

GPATS Guideshare
Funds

Guideshare funds are to aid public
road jurisdiction with funding for any
road or bridge projects on the federal
aid system, which includes all federal
functional class routes except local
and rural minor collectors

$3,974,611 (2024-2030
projected)

1 2 3 4 5 6 7 8

$3,800,000 (2020-2022
projected)

1 2 3 4 5 6 7 8

SPATS Guideshare
Funds

118

Description

Anticipated
Annual
Funding
Amount

COORDINATION
The South Carolina Priority Investment Act
requires that the recommendation of capital
improvement projects requiring public
expenditure be done through “coordination
with adjacent and relevant jurisdictions
and agencies.” The Act defines adjacent
and relevant jurisdictions and agencies as
“those counties, municipalities, public service

Coordinating Agency

districts, school districts, public and private
utilities, transportation agencies, and other
public entities that are affected by or have
planning authority over the public project.”
Adjacent and relevant jurisdictions and
agencies identified as providing public
facilities or related services within or near the
City of Greer are listed below.

Capital Improvement/Public
Facility/Service

CITY OF GREER
Mayor

City of Greer Mayor

Administration

City of Greer Administration

Council

City of Greer Council

Municipal Clerk

City of Greer Municipal Clerk

Economic Development (GDC)

Greer Economic Development (GDC)

Finance

City of Greer Finance

Planning

City of Greer Planning

Public Works

City of Greer Public Services

Greer CPW

Greer Commission of Public Works

Police Department

City of Greer Police Department

Fire Department

City of Greer Fire Department

GREENVILLE COUNTY
Administration

Greenville County Administration

Council

Greenville County Council

Economic Development (GADC)

Greenville Area Economic Development (GADC)

Planning

Greenville County Planning

Public Works

Greenville County Public Works

Sheriff

Greenville County Sheriff
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Coordinating Agency

Capital Improvement/Public
Facility/Service

SPARTANBURG COUNTY
Administration

Spartanburg County Administration

Council

Spartanburg County Council

Economic Development (One Spartanburg)

Spartanburg County Economic Development

Planning

Spartanburg County Planning

Public Works

Spartanburg County Public Works

Sheriff

Spartanburg County Sheriff

SPECIAL PURPOSE DISTRICTS
Boiling Springs Fire District

Special purpose district providing fire service

Duncan Chapel Fire District

Special purpose district providing fire service,
rescue, and EMS

East Greer Fire District

Special purpose district providing fire service

Greenville Transit Authority
Greenville-Spartanburg Airport District
Holly Springs Fire

Special purpose district providing fire service

Hood Road Substation Fire District

Special purpose district providing fire service

Lake Cunningham Fire Department
Marietta Water, Fire, Sanitation and Sewer
District
Metropolitan Sewer Commission
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Pelham - Batesville Fire District
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Operated by the City of Greenville to provide
fixed route and ADA transportation services
Operates the Greenville-Spartanburg
International Airport

Special purpose district providing fire service
and rescue
Special purpose district providing fire service
and water
A special purpose district that operates and
maintains sanitary sewer facilities within
Greenville County.
Special purpose district providing fire service,
rescue, and EMS

Poplar Springs Fire

Special purpose district providing fire service

Reidville Fire

Special purpose district providing fire service

Renewable Water Resources
Taylors Fire and Sewer District

Special purpose district providing sewer and
water services
Special purpose district providing fire service
and sewer

Tyger River Fire

Special purpose district providing fire service

Wade Hampton Fire and Sewer District

Special purpose district providing fire service
and sewer

Coordinating Agency

Capital Improvement/Public
Facility/Service

OTHER RELEVANT AGENCIES

ACOG

Long-range transportation planning for nonurbanized portions of the Upstate, Water Quality
Management Planning, economic development
and workforce planning, aging support program,
and other local government assistance.

Duke Energy

Electric service provider for portions of Upstate

GPATS
Greenville Chamber of Commerce
Greenville County Redevelopment Authority

Metropolitan Planning Organization for
transportation in the Greenville Urbanized Area
Association that promotes and protects the
interests of the Greenville County business
community
Revitalizes homes and communities within
Greenville County

Greenville County School District

Pre-K to 12 public school system

Greenville Technical College

Higher education with campus near City

Piedmont Natural Gas

Natural gas provider

Prisma Health

Healthcare provider

Spartanburg Community College

Higher education with campus near City

Spartanburg County School District #5

Pre-K to 12 public school system

SPATS

Metropolitan Planning Organization for
transportation in the Spartanburg Urbanized
Area

Ten at the Top

Regional advocacy organization

Upstate Alliance

Regional economic development organization

Upstate Forever

Conservation non-profit that protects land and
water and promotes balanced growth in the
Upstate
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