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INTRODUCTION

The West Side neighborhoods of Greenviite co
pleted &omprehensive plan in late 201310 i
prove and capture growth and prosperity over the
next decade or s®art of that process involved a
broad economic development ovenbigviDevé
opmentStrategieone of the planningpnsultard

on the larger team led by the Lawrence Group

t hat

assisted in the pl

Subsequently, the City of Greenville re
commissioned Development Strategies to look
deeper into some spfic demographic aredo-
nomic topics to aid in implementation ahso
components of the comprehensive plan. This
reportlooks at four major topics in that regard:

1. A closer look at the demographic raxef
the West Side to determine opportunities for
expanding the population and increasing its
diversity.

2. Arefined and pdatel review of economic
development growth sectors that the West
Side might capitalize upon to attract business
and job growth.

3. Alittle closer look at a few growth corridors
in the West Side with particular attention to
sustaining the Pendleton Strees$ District.

4. Determining if and how more grocery store
and fresh food options can be attracted to the
West Side.

A note on geography. The next page shows the
geogr ap hi(boldyelbw lndhht evas
generally used in obtaining and downloading data

that could be isolated to this retandard ge

West 8e Greenville, South Carolina

graphic area. The bubble purposely includes areas

that surround thtéhree defined West Side heig
borhoods (dashed yellow line) so that a fulter co
text of data informs the opportunities and-cha
lenges withithe West SideThe subsequent page
details the three specific neighborhoods tiat co
the West Side.
WesiiStde aorespand o tha complete study area

prise

which extends beyond the neighborhoods and

sometimes beyond the cityitgn
SUMMARY OF RECOMMENDATIONS
Demographics

The West Side has a relatively undiversifiad pop
lation when compared to Greenville City and
County. Of 65 Community Tapestry demdgrap

ic groups in the United States, eight are present in
the West Side, 23 doeind in the City of Gree

ville, and a very impressive 44 are found throug

out Greenville County.

In light of ongoing population and housing
growth in the city and the density of population
and jobs in the greater downtown area, itdis re
ommended that citfficials identify means to
t he

attract more of

and, more specifically, into the West Side. Land is

available in the West Side, although some larger
tracts need to be assembled to encourage larger
housing developmentsut®jrowth of the metro
area is happening and the West Side should try to

be part of that growth and increasing prosperity.

DEVELOPMENITRATEGIES
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Economic Sectors Boulevard, West Washington Street, South Main
National job projections have been alterechdow (though this is already achieving much develo

ward since the West Side Comprehensive Plan Wasment), and Pendleton Street to and through the

completed, so economic growth in the U.S, and Arts District, ideally encompassing one or both

perhaps South Carolina, will be a bit moge slu omills villageso i#® that a

gish that earlier projectetihat said, South Gar opment in theseoeridors will catalyze market

lina officials have yet to-adjust office economic based responses for housing and supportr@eono

projections for the state in light of the new-(D ic development in the interior of the West Side.
cember 2013) projections for the nation. Of particular importance in this stusithe ss-
But it is clear that threeajoreconomic sectors tainability of the Pendleton Street Arts District.

will continue to dominateet job cretion. The Artists often lead the wayurban revitalization,

West Side is poised to exploit all three: Hack o but their obusiness models

fice administrative jobs; professional, technical, them to pay the inevitably higher real estate costs

and scientific jobs; and health care and secial a when market demand caiches up fo their loc

sitance jobs. Most of the employers in these se tions. While the geographic areas that the artists

tors require office and/or low intensityldings have to vacate are usuallysietaiing for other

and facilitiesyhich can figuite well into the purposes (housing, entertainment, dining, retail,

. . . mall in ), there i irem Gr
mixeduse residential character of much of the small businesses, etc.), there is a desire in Gree

West SideMoreover, these are sectors that a ville to keep the artists in place as part ofcthe e

ready have high job cou Iﬁcttlcssen§a|t1|on Pfhh%Artg %'Srmgt'a-lih%pranWe st
Sidedé area than encompa @Csogrgendgt{?r@vhﬁ@'%'ﬁvt%fm%eﬁhgle WS¢ n
to help the artists, themselves, be the real estate

St. Francislospital. City officials should be-pu

suing a business retention and attraction program investors (buyers and owners) so that they become

along with land assembly to assure that the West more rooted in the area and can benefit from f

Side can compete for these jobs. Residents of the ture value/rent increases. The Lowertown Artist

West Side should also be enabled to more readily Relocation Program in Paducah, KentuckyG-is re

. . mmen ri m | for emulation.
achieve appropte&career training in many of ommended as a serious model for emulatio

these jobs. Grocery Stores
Geographic Priorities Most of the West Séde i s c
sertdé by federal gatideli ne:

It is very clear from conversations with a number

of stakeholders that there are essentially four key tion comes from being a lowacome commun

corridors in the West Side that should be focused ty, butit also comes from not having goad gr

. . cery storesonveniently located in or near the
on for economic development: Pete Holli y y

ar ea. This doesndt mean t |

DEVELOPMENITRATEGIES 4
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dondt buy groceries. T induistry tp lacate in teepWest Sidetare warththeg r o c e
money outside of the West Side as well as in local longer term improvement in the quality of life of

stores that have a very limited line of grocery store the West Side and, indeed, of a large market area

itemg$i and anost never fresh produce or meats.  encompassing areas to the north, east, and south.

This report makes a case that two smaller,-urban
scale grocery stores could be located in the West In summary, the West Side is supésbhted for

i recommendations are on Pete Hollis and on . . . .
Side (recommendations are on Pete Hollis and o substantial demographic, economic, and social

Pendieton) without seriously disrupting tipe su changes that will improve its urban conditions.

ply-demand balance in teader marketplace. Many of these forces are already at work,partic

The recommendation is to utilize a pymicate larly in the West End neighborhood. As these

partnership with a retail developer to create the local forces grow with Gre

stores using certain incentives and attracting high growth, ifterests in the West Side are better

quality grocery operators. There would be some served by managing, directing, and negotiating

geographic 0s tustdmersspend W[ﬁl'a(? éro‘?Nth #optﬁe%étterrﬁent of current-res
their grocery dollars, but there is ample room in

the market to absorb this shift into the West Side.

A key issue for public officials, however, istwhet

dents and businesses rather than allowing market
forces to play ouhore naturally.

er the effort and incentives necessary to overcome
inevitable reluctance on the parthefgrocery

DEVELOPMENITRATEGIES 5
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DEMOGRAPHIC SEGMENTATION ANALYSIS

Businesses engaged arkat research and analysis often divide Americans into relatively hompgeneous
ulationgroups, or segments, in order to facilitate advertising, marketing, and simply a better understanding of
the composition ohie public These demographic descriptions are also very helpful for city planning and
community development as a basis for understanding major characteristics of a local jpmmghgion.

ment Strategies subscribes to the segmentation databasenobtierdea p hi ¢ vendor , Esri
called Community Tapestry® and it divides American households into 65 groups based on a wide range of

censugype demographic statistics.

No community in the United States has all 65 gtoNps¢ York City, foexample, is one of the most d
mographically diverse pl aces i rPactfihHeighteoprbécdusealb ut i t
members of that group live along the Pacific Ocean. But diverse communities contain a great many Tapestry
groupsnonethelessGreenville County, as it turns out, is one of those very diverse places with 44 of the 65
groups. More on that later.

WEST SDE NEIGHBORHOOD GROUPS

Of the 65 groups, the West Sidemeig

borhoods encompass only eight, as sh Community Tapestry Households

. _ West Side Neighborhoods
on the accompanying gragrhis sig-

gests that the West Side might be fertill Modest Income Homes| , ~27.8%
: _ Home Town 25.5%)|

ground for attracting more demographi Social Security Sef 13 'ﬁoil

groups as the neighborhoods change ir City Commons:

City Dimensions

response to downtown economic forces S
Southwestern Families

and improvements triggerby flood co- Metropolitans |6.4%
trol, new parland recreatiofacilities, Metro City Edge p0.7% |
andstabilization of the Pendleton Stree 0% 10% 20% 30%

Arts District.
Over half of the West Side households are in two groups:

Modest Income Homes(27.8% of the West Side)
Eightythree percent of the residentd/fiodest Income Hoeigisborhoods are blacRin-

gleperson and sgleparent household types are predominant; however, athigher
average proportion of other family households is also presemhedian age 86 years

1 Descriptions of all 65 groups are contain@dsiparate document provided itk report.

DEVELOPMENITRATEGIES 6
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is a year younger than the national median ®i&7y adult children this grougstill live at homeMore
than ondourth are aged 65 years or older and have réflegt). are caregivers for their grandchildren,

demonstrating strong familys in these neightbmods.

Home Town (25.5% of the West Side)
Home Town housedreldsmix of marriecbuple families, singles who live alone, and si

gleparent familiesWith a median age of 34.5 years, this is a slightly younger market than
the United States as a whdlewever, one in three is aged 65 years or older. Many fam

lies encompass two generations who have lived and worked in the communitly; their chi
dren plarto do the sameSeventywo percent of the residents are white; 15 percent are black.

CITY OF GREENVILLE GROUPS

. . mmunity T: ry H hol
In an important contrast, the City of Co u . y Tapestry . ouseholds
_ City of Greenville
Greenville encompasses 23 of the 65
. L Young and Restless 19.9%
Community Tapestry groups, an indicati .
y Tapesty groups, Urban Chic 6.8%
that the city is a relatiyaliverse mix of a | Retirement Communities 4.2%
wide range of househdjges. The graph Inner City Tenants i 3.9%
_ _ Midlife Junction 3.8%
to the right lists all of these 23 groups or prosperous Empty Nester 3.3%
the same percentage scale as shown at Simple Living il 2.9%
_ _ Old and Newcomers il 2.7%
for the West Side alone. The West Side Rustbelt Traditions Bl 2.3%
groups continue to be shown in orange _ Exurbanites | 1.9%
Family Foundationsjid 1.9%
) Rustbelt Retirees )§ 1.0%
Thepercentages for the groups in the W Midland Crowd | 0 4%0
Side have been reduced to show their In Style: 0.2%
i o Sil d Gold| 0.09
shares within the entire city. Note, howe Modest Irgzgkanor:eém 9.0%
er, that one of tho3&est Sidgroup$ Home Town | 0.4%
o Social Security Setud 8.6%
Southwestern Fafnitias no presence City Commons juf 2.2%
within the city of Greenville. This is-b City Dimensions | 2.6%
cause the studyea for the West Side-e Southwestern Families, 0.0%
Metropolitans | 20.2%
tends outside of the city limits. TSmh- Metro City Edge | 0.2%
western Famdiesip is found entirely tu 0% 10% 20% 30%

side of the city limits at presefihat is,
Southwestern Famiégound in the study area but, because they are not technically in the city limits, they are

excluded from the city analysis.

DEVELOPMENITRATEGIES 7
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The two leading demographic groups for the city as a whole are described below. Note that the first one,
Young and Resttesst found in the West Side, but the second largest cityMettgpolitans found in

relatively modest amounts in the West Side. When accounting for the entire city, however, there is a very
substantial presenceMdétropolitansueiolds.

Young and Restlesq19.9% of Greenville, 0% of West Side)
Change is the constant ¥ung and RedtiesseholdsThis young, oithe-go popu-

tion has a median age of 28.6 years. Approximatehirtgoof them are younger than
35. Fifty-eight percent ohese howeholds are either single person or shared hNeig

borhoods are diverse. Fi§ix percent of the residents are white; however,-above
averagshare®f blacks, Hispanics, and Asians also live in these neighborhoods.

Metropolitans (20.2% of Greenville, 6.1% of West Side)
Residents dfletropolitacsmmunities prefer to live in older city neighborhoods. Rppro

imately half of these households are singles who live alone or with others; 40 percent are
marriedcouple families. Onefiour of the residents is age@20years; the median age

is 37.7 yeardDiversity is low; most of the pogidn is white.
GREENVILLE COUNTY GROUPS

If the City of Greenwville is relatively diverse, Greenville County (as a whole) is cosmopolitanty The co
encompasses 44 of the 65 Community Tapestry gactlpar indication that Greenville is home to a great
range of populationsThe graph to the right lists all of thé$groups on the same percentage scale as
shownon the previous two graph§heWest Side groups continue to be shown in orange attthra bbt

the graph while the City of Greenville groups are in green. The red bars represent groups found in the cou
ty but not in the city, other th&outhwestern Fanvtiies are in the West 8ibdut not in the city.

The two leading demographic groups for the county as a whole are described below. Note thatleach is a lea
ing nationalTapestry group one for the largest number of households, the other as second fastest growing.

Midland Crowd (12.1% of County, 0.4% of City, 0% of West Side)

The growingnationapopulation of 12 million, approximately 4 perceall 0fSres-
dents identifieMidland CromdT apestry Segmentationds | arge
Since 2000ts USpopulation hasrgwn by 22 percent annually. The median age of 37.2
years parallels that of th&SWnedian Sixtytwo percent of the households are married
couple families; half of them have chilétdmome Twenty percent of the h@hslds are singles who live

alone.Midland Croweighborhoods are nobnsidered demographicdilyersen and ofthemselves

DEVELOPMENITRATEGIES 8

























































