9.Case studies

How do the principles underpinning the Downtown Plan
shape new development? What development is appropriate
in each of these areas? To illustrate the appropriate scale
and shape of development, three broad case studies exam-
ine the areas where the greafest change is anticipated: the
Ashley River Waterfront, the King and Meeting Corridor
and the Cooper River Waterfront. Broad guidelines are
estoblished to provide direction and shape development in
these areas, laying the ground work for more detailed
examination in the future.

9.1 Cooper River waterfront

The opportunity

The planned departure of the port-related uses from Union
Pier creates an unparalleled opportunity in downtown
Charleston to reclaim a long stretch of the water's edge. It
offers the extraordinary opportunity to create a new water-
front neighborhood. It offers the potential to disperse visi-
tor related activities to a new waterfront location and create
new housing opportunities.

On paper, Charleston has developed a well-conceived and
thoughtful structure for the Cooper River waterfront. The

The Cooper River waterfront
is an important redevelop-
mont opporfunity in down-
town Charleston. Port uses

have begun to leave the

Cooper River waterfront. In
their place, Charlestonians
have begun to add to their

legacy of fine buildings and
beautiful parks.The challenge
is to blend this development
with the existing city.

The change in the Cooper
River waterfront is evident in
this 1984 photograph.

Upper Concord Street neighborhood - already emerging -
is proposed to occupy most of the waterfront. Two public
focal points are created at the water’s edge: one to the
north at the terminus of Calhoun Corridor and the other in
the south at the terminus of Market Street. A waterfront
trail, linear park, and playing fields provide north-south
connections.

Most of the residential neighborhood and the southern
focal point is covered by the Union Pier Terminal Concept
Plan. Generally, the Union Pier Plan is a well-conceived
and thoughtful plan to extend the city fo the water. The
design successfully incorporates and balances commercial
areas with a new residenfial neighborhood, reinforcing the
city structure. The challenge will be to make the transition
between the activity area along Calhoun Street and the res-
idential neighborhood immediately to the south.

To ensure that the waterfront emerges with the type of
atmosphere and activity level that is envisioned, a number
of issues need to be addressed. As some of these projects
are very close fo being realized, there is some sense of
urgency.

The Maritime
Center and
Waterfront
Park are two
new uses on
the water-

Recommendations

The comments below reflect a comprehensive evaluation of
the plans and projects proposed along the Cooper River
waterfront from an urban design and planning perspective.
Comments also reflect the preliminary analysis prepared as
part of the ongoing Downtown Parking and Traffic Study. In
this regard, specific comments address the mix of uses and
height proposed in the Union Pier Terminal Concept Plan.
Finally, specific comments are made with respect to the
Calhoun Street property, a parcel that has been the subject
of much discussion.

The public realm

Waterfronts are among the most public of places. They
invite visitors, strolling, contemplation, and recreation. The
quality of the public realm, the places where people walk,
play, drink coffee and sit, will therefore be of utmost impor-
tance to the success of this new area as a visitor destina-
tion and as a neighborhood. The Cooper River water's
edge must be public and accessible. The parks must be
defined and framed by new structures to make them feel
safe and to give them the same intimate atmosphere found
in the historic city. The streefs need to be pedestrian friendly
and framed by the built form; they must be inviting.
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The waterfront trail/ riverwalk can take many forms. 1t is the cre-
ation of a continuous public route af the water’s edge, that is key.

Achieving a successful public realm requires careful moni-
toring during the design and development of each project.
There are a number of key issues to consider:

The waterfront trail: Securing the waterfront trail is the
single most important initiafive in this area. It cannot be left
to chance. The City is already planning the extension of the
riverwalk. In order to be successful, a high level of coordina-
fion is required.

The Riverwolk right-of-way must be preserved along the
enfire length of the Cooper River waterfront, from Charlotte
Street, north of the aquarium, to Laurens Sireet and then
south, creating a continuous, spectacular riverwalk. The new
trail must link with the Waterfront Park o the south.
Provisions also need to be made for its future extension to
the north, either on the East Bay Street edge of Columbus
Terminal or along the waterfront in case this terminal is ever
abandoned.

Currently, the waterfront trail is planned o extend north from
the existing Waterfront Park and wind its way through the
Union Pier Plan. Afthough in this section of the waterfront,
the trail exists only on paper, it appears to be well-consid-
ered and clearly accommodated.

The river walk also needs to be designed and detailed from
Charlotte Street to Union Pier so that developers know in
advance what to expect. It must be wide - @ minimum right-

The Cooper River waterfront is an
opportunity to create a mixed use
neighborhood that helps to dis-
perse tourism adivity away from
the heart of downtown.
Aquarium
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Cooper River waterfront - near-term development
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Cathoun Street presents an
opportunily to create a mix of
institutional uses that will
attract local and out-of-town
visitors. Dovelopment must
blend with the residential uses
proposed to the south. Clearly
defining the waterfront trail is
essential in this area.
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Tho now
Aquarium Park,
as seen from
above the
Coopor River

of-way of 30 feet is recommended - it must be comfortable,
equipped with lighting, and street furniture. In short it must
be o substantial and inviting facility. As each individual proj-
ect proceeds, the corresponding portion of the walk should
be built.

Each project is important. For example, the condominium
proposed on Laurens Street will play a key role in ensuring
the continuity of the waterfront trail. The right-of-way is cur-
rently very narrow as it passes by this building.

Waterfront streets: There is nothing wrong with streets
that come right up to the water’s edge, provided that they
are relafively narrow, that cars move slowly, and that they are
designed to make pedestrians comfortable. Streets with vehi-
cles moving in a controlled fashion play an important role in
making a place feel public.

In Union Pier, several of the streels are planned to meet the

water’s edge as cul-de-sacs. To create a more public feel-

ing, a small, pedestrian-friendly and continuous street that is
accessible from all of the blocks should run along the enfire
water’s edge.

Similarly, ot the terminus of the Calhoun Corridor, the streets
proposed to edge the new park were positioned as service
lanes to the Aquarium and a driveway to a newly proposed
restaurant, creating a sense of ambiguity. To improve acces-
sibility and create an invifing public space, these streets
should be obvious public roads.

Parks: Parks form an important part of the public realm.
The park at the terminus of Calhoun Sireet should become
an important link and focal point along the riverwalk. As
well, this space is an important part of the Calhoun Street
Corridor. As a focal point, it needs fo be edged with active
uses. All buildings surrounding the park, including the
Luden'’s development should present a confinuous public
face 1o the park with windows and entrances animating its
entire frontage.

Similarly, the design and feel of the playing field immediately
south of the Calhoun Corridor will impact the atmosphere
along the waterfront. The neighborhood and the downtown
needs a field for recreational activities. The playing field
design should aim for active use that is also appealing and

contributes to an infi , walk er it

Grain, scale, and the public realm: Given the large
parcels of land available along the waterfront, it will be pos-
sible to incorporate larger scale structures. The larger the
siruciure, the greater is the challenge to blend it with the sur-
rounding context and retain the qualities and character of
the historic city and in parficular, the invifing public realm.
For example, in keeping with the concept of a cultural area
at the east end of the Calhoun Corridor, a number of uses
are proposed to supplement the existing Goillard Auditorium
and Charleston County Library. The Aquarium is under con-
struction and a theater is proposed on the Luden'’s site.
Furthermore, at least three cultural or educafional resources
- a symphony hall, art high school, and museum - have

A narrow, pedestri-
an friendly stroet
should be a part of
the public space in
the proposed
Aquarium Park...

..draffic calming
devices, such as the
cobble stone paving
on South Adgers,
will help to create
“padestrian
priority”
environment along
this important
water’s edge.

been considered for the norther portion of the Calhoun
Street Properly along Calhoun Street.

Each of these uses is housed in a large, single-purpose
building. These buildings tend to be awkward to fit info a
finely-grained city fabric. Their requirements for large service
entrances, and typically blank walls on some of the sides
tend to create a less inviting atmosphere for pedesirians.
Great care needs to be faken to arrange the entrances and
servicing requirements in a manner that preserves the vitality
of grade level and a comfortable pedestrian environment.

Generally, a concentration of large institutions on a block
should be discouraged, as it renders it difficult fo create the
intimate, neighborhood scale desired. Dispersal could also
spread the economic benefits associated with such high-vol-
ume uses, and play a significant role in neighborhood revi-
talization.

Massing and the street edge: Buildings need to define
the edges of open spaces and the sireets. The redevelopment
of the property next fo the Maritime Center will play an
imporant role in framing Concord Street and the new play-
ing field. In this area greater density that comes up to the
edge of the street would be appropriate.

FEMA flood plain regulations: The new, restrictive flood
plain regulations will perhaps have the greatest impact along
the Cooper River waterfront. Because all the development is
new, most active uses will be elevated above grade, poten-




Despite the large
parcels of land
availabie along the
waterfront, the pat-
tern of use should

be as fine grained

and varied as in the
French Quarter.

tially creating an inhospitable pedestrion environment. One
option is to elevate the height of alf of the sireets up to the
level required by FEMA, in order that active uses be at street
level. While this might be an expensive option, the cost must
be weighed against the impact of FEMA on the livability, aes-
thetics and atmosphere, and therefore its sustainability as an
attractive place for residents and visitors.

The Union Pier Terminal Concept Master Plan:
mix of uses and built form ’

The Union Pier Terminal Concept Plan, dated June 26,
1996, comprises 2,438,000 square feet of development
that includes a 200 room hotel; 238,000 square feet of
entertainment / retail; 899,000 square feet of office; and,
515 residential units. The hotel, entertainment/ retail and
270,000 square feet of office use are proposed to be
developed in Phase 1, while the remainder is proposed for
Phase 2.

The early transportation analysis provided by the ongoing
Downtown Parking and Traffic Study indicates that, under
present transportation conditions, there may be insufficient
local and arterial road capacity to accommodate the full
development envisioned for Union Pier. Particularly, the
square footage in office and retail / entertainment uses are
most difficult to accommodate.

TR
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ing land use pattern shows larger biocks and less variation.

The transportation consultants have recommended the mix
of uses proposed should be altered to provide a stronger
residential emphasis and reduce the heavy peak hour
demands of office and retail uses. The consultants have
also indicated that transportation demand management
strategies (i.e. car pooling, flextime or encouraging
telecommuting) and transit initiatives must be a critical ele-
ment of the redevelopment strategy.

Both recommendations support the principles and objec-
tives of the Downtown Plan. The Cooper River waterfront is
envisioned as an extension to the existing downtown resi-
dential character - ensuring a residential emphasis supports
that vision and reinforces the priority of housing develop-
ment on the lower peninsula.

However, care must still be taken to ensure enough office
development, namely in the order of 500,000-600,000
square feet, or approximately four office buildings the size
of the Bank of America building at 200 Meeting Street.
This will create the synergy of office uses critical in aftract-
ing new employers. Union Pier remains an ideal location
for corporate head offices, housed in larger floorplate
buildings than might typically be found in downtown.
Overall, it is preferable to reduce the retail / entertainment
uses in order to increase the number of residences. This
reduction should be done while ensuring enough retail and

Along the Calhoun corridor and Cooper River waterfront, the exist-

The French Quarter existing land use pattern is much more intri-
cate, and part of what creates Charleston’s appeal.

entertainment uses are retained to serve the new residents
and employees of Union Pier.

A more detailed analysis of an appropriate land use mix
and its associated transportation impacts should be under-
taken as the Union Pier development comes closer to real-
ization. Alteration of land use does not need to change the
streets and blocks framework proposed in the Union Pier
Master Plan, which reflects the Downtown Plan's principles
and extends city’s character to the waterfront.

The question of height has also arisen respecting the Union
Pier Plan. In particular, the Union Pier plan allows for
greater height - up to nine stories - on portions of five
blocks. Generally, the Downtown Plan supports the existing
height regime: lower heights around the edges of the
peninsula, with higher heights along the central spine. In
the Union Pier areq, the Downtown Plan proposes to
extend the existing neighborhood heights of 50 to 55 feet
fo the water’s edge. The Union Pier heights should gener-
ally not exceed this 50 to 55 foot benchmark, in either
Phase 1 or 2.

Height was carefully considered in the Union Pier Terminal
Concept Plan - in particular with respect to view corridors.
Residential buildings are permitted up to 90 feet in five
locations, subject to more detailed architectural and design
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Phase one

Union pier master plan

review. The Downtown Plan supports the notion of height
variation in o few strategic locations. However, there are
too many uncertainties associated with the Union Pier
Terminal Concept Plan to endorse a height increase: the
Port Authority does not appear to be proceeding in the near
future with a full Phase 1; transportation constraints require
the reexamination of the projected land use mix. The Plan
itself may undergo serious transformation to reflect these
constraints.

Generally, the creation of a new neighborhood at the
waterfront is an important Downtown Plan objective. Every
available opportunity should be seized to develop more
housing on the Cooper River waterfront as soon as possi-
ble. The Union Pier Terminal Concept Plan should be
revised to take into account the recommendations and con-
cerns noted in the Downtown Plan and resubmitted to City
Council for approvat.

The Calhoun Street Property: The Calhoun Street
Property is o strategic and important parcel. It mokes the
transition between the institutional / cultural uses anticipated
olong Calhoun Street and the residenfial neighborhood and
playing field proposed immediately to the south.

The Caihoun Street Property has an important front on each
side that should be addressed. Calhoun Street, Concord
Street, the Park, and Washington Street should each have a




face. If institutional uses are situated on this block, they will
more than likely face onto Calhoun Sireet. However, struc-
tures should also be situated on this block fo face onto the
poark and contribute fo the creafion of a residential neighbor-
hood o the south.

A variety of uses could be incorporated onto this block fo
facilitate the transition from cultural corridor to residential
neighborhood. Commercial, hotel, office, cultural or residen-
fial uses are all appropriate. Several small structures could
be developed that add diversity and animation along the
park edge and in the neighborhood. Simply put - more lob-
bies, more people doing different things, ot all times of the
day will help create a new, vital section of Charleston.

Residentiol uses are particularly appropriate in light of the
desire fo create a neighborhood in this areq, olthough it is
an alternative that may face difficulties, given the site’s histo-
ry. As well, the site’s current environmental status appears to
be unclear. There are also incremental costs arising from
FEMA ond potential environmental regulafions. The city
could explore strategies to ensure that benefits accrue to the
community that was once displaced. This might be achieved
by requiring low and moderate income units in a market
housing scheme or by dedicafing a portion of the proceeds
of the unit or land sales for use in other housing programs -
on potentially less expensive land to develop. Further study is
required to assess environmental conditions and the cost of
developing housing on this site.

As shown on the drawing, page 73, one possible scenario
for development of the Calhoun property envisions a major
institution located on the north-west corner of the site, a
hotel on the north-east corner, and office space on the south
side. There are numerous potential arrangements of uses on
the block. Economies of scale can still be realized in devel-
oping shared parking and servicing with courlyard space
above. The extension of Inspection Street across the site
becomes a key element in this strategy, providing street
access to the new uses. Generally, residential uses should be
concentrated around the playing field as much os possible.

9.2 Upper King / Meeting corridor

The opportunity

The King/Meeting Corridor is the historic spine of the
peninsula. It has been the entrance to the city and the lond
transportation artery since the city’s founding - first by
road and later augmented by rail. King Street is the historic
and present day retail street - downtown's “main street” -
and as such is both a regional and local destination.
Marked by a number of prominent buildings and places,
much of King Street between Calhoun and Cannon Streets
is intact. The corridor also contains a number of conspicu-
ous gaps that provide opportunities for redevelopment,
particularly along Meeting Street.

The recreation of a strong transit route running down the
King and Meeting Corridor is one of the single greatest
opportunities in downtown Charlesion. It will help to reduce
the number of people commuting into the downtown by car
and facilitate movement within the downtown. The com-
muter rail, proposed to connect downtown with the conven-
tion center and Summenville, plays prominently in this vision
and needs to work in tandem with a comprehensive down-
town transit system.
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King and Meeting
Streets are the north/
south transportation
and commercial
spines that service
the neighborhoods
to the east and west.

Calhoun

To support this transit route, the redevelopment of underuti-
lized sites with high density development is equdlly impor-
tant, serving to reinforce the city’s historic spine.

As well, the King and Meeting Corridor is an integral part
of all of Charleston’s neighborhoods. Its redevelopment is
an opportunity to foster healthy neighborhoods along its
length. By revitalizing the area in the vicinity of the
Crosstown, a gateway area, there is also an opportunity to
create greater linkages north up the peninsula and to the
larger City of Charleston.

Connedting riverfront to riverfront, a series of perpendicular
streets cross King and Meeting Streets. As reinvestment
occurs, each of these crossroads is the natural location for
an intensified public and commercial presence, a focal
point or node. These intersections are already celebrated
by the prominent sifing of many public buildings and open
spaces. Marion Square, at King / Meeting and Calhoun,
and the “Four Corners of Law,” at King / Meeting and
Broad Street are two among many.

Recommendations
Reinvestment along the King and Meeting Corridor on

underutilized sites should be developed in a transit support-
ive form. Higher-density residential, office, hotels, and

large assembly uses should be encouraged. The King and
Meeting Corridor should be the location for the majority of
all new retail added to downtown. Development should fit
within its context. Existing buildings should be restored,
preserved and adapted without compromising their archi-
tectural quality. To help ensure that the transit route
becomes a reality along the King and Meeting Corridor,
the rail / transit corridor should be preserved and restored
in places where it has been lost.

There are number of notable opportunities along the King
and Meeting Corridor:

Marion Square is the premier public space in the down-
fown and its restoration is currently under way. It is bounded
on three sides by the main commercial spines of Calhoun,
King, and Meeting Streets and is the “communal front lawn”
for three churches and two prominent hotels. Although in
recent years it has seen the addition of a gas station and a
drive-through bank, the square has, in the past, been graced
with a library and the Citadel.

A major building could be located to directly face onto
Marion Square. The prime location is the federal building
site, directly addressing the square. Ideally, this should
accommodate a new public building, such as a symphony
hall. However, a hotel or office would also be appropriate
provided the ground floor on Meeting Street includes public
or retail uses that will add street life and pedestrian activity fo

this important civic square. The rear portion of the property
should be dedicated for housing o integrate the new devel-
opment into the existing residential community.

The old library site is smaller, but also represents a significant
development opportunity. lts appropriate redevelopment
would further enhance the square o bring it the prominence
it warrants. Together with the “the four corners of the low,” a
corridor of prominent places will be created in the heart of
the city. As new development is planned and designed, par-
ficulor attention should be paid to preserving the prominence
of the church steeples, the old Citadel building ond the
“Calhoun Column” on the skyline.

Wragg Mall is a signoture open space and should be sup-
ported and framed by new construction on adjacent prdper-
ties. The parking lots currently fo the north and south west of
the mall are not the highest and best use for such prominent
sites. New housing, an expansion of Courtenay Middle
School which takes advantage of this view, or high profile
commercial uses would benefit from the amenity and status
such sites present.

The New College of Charleston Arena is proposed at
the intersection of Meefing and Spring Streets. The area is an
excellent example of a high-volume, use-intensification proj-
ect that will ultimately be well positioned to benefit from
future transit. Still in its early stages, there are some general
issues to consider.
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Retail space should be created at street level on all sireet
frontages to maintain an animated grade level. The Spring
and Meeting infersection should be celebrated by o strong
design gesture. For example, consideration should given to
relocating the arena entrance from Woolfe to Spring Streets.
Service entrances and blank walls should be situated along
the rail corridor side of the site.

This facility should serve the College and the local communi-
ties. Quireach programs or shared community space should
be considered part of the programming of the arena and a
way of assisting East Side, Elliottborough, and
Connonborough residents.

The Cooper River Bridge Area is situated where the
King and Meeting Corridor meets the Crosstown. The dis-
mantling of the eastern leg of the Crosstown Highway repre-
sents an important opportunity to repair and rebuild the East
Side Neighborhood and fo make a significant connection to
the Cooper River.

Substantial land will be available in the area previously occu-
pied by the bridge. A new street should be created to
improve east-west connections. A connection should be
extended fo the water’s edge and an open space amenity
created where the lond and Cooper River meet.

Remaining land should be divided info blocks and developed
with housing to reconnect the East Side Neighborhood 1o the
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Marion Square is one of the 53
most important open spaces in Primarily mixed-use commercial

downtown Charleston.

Primarily residential

The Federal Building on MMmg Sﬁuﬂ is a prime site 'hu' could

d now insti g, add vitality at the
square’s edge and benefit from the transit improvements proposed
along this corridor.

residential area north of the Crosstown. The existing school-
yard on the north side of the highway should be restored and
positioned as a neighborhood focus. As well, the squares at
Columbus and America Streets should be restored.
Simplification of the on- and off-ramps to the new Cooper
River Bridge will facilitate the reintegration of these lands.

The development sites created should be developed to take
advantage of this area’s emerging role os a gateway to the
peninsula. There is also the p ial for infill ial
uses on East Bay Street as well as on Meeting Street and
Morrison Drive.

As many of the existing north-south sireets should be recon-
nected as possible, including Nassau and Hanover Streets. A
cross peninsula pedestrian/bike route connecting the Ashley
and Cooper Riverwalks should be put in place. The potential
for the reconfiguration of the highway access should be care-
fully studied.

New Cooper River Bridge Although on the edge of the
study area, the construction of the new Cooper River Bridge
will be a significant infrastructure project creating develop-
ment opportunities and a new entry to the peninsula. This
gateway area will likely form the northern edge of the King /
Meeting Corridor.

Every effort should be made to mediate the negative impacts
of the bridge on the surrounding city fabric. Buildings adja-




East side neighborhood - removal of the existing Cooper River Bridge

When the existing Cooper River
Bridge is dismantled, an
opportunity will be created to
knit the East side neighborhood
togethor with new housing
around a renovated Martin
Park. The waterfront could be
doveloped as marshland or a
fishing pier.

Location of pier /
boat ramp

New development area

i St. Julian Devine
community center

| % Primarily mixed-use commercial

e
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e

§. Case studies

The Charleston downtown plan



9. Case studies

The Charleston downtown plan

[0 3]

Q4L

cent to the roadway should be designed to buffer noise. Uses
such as offices, high technology work places, and resident
oriented retail should be promofed that will benefit from the
high profile location.

Simplification of the roadway connections between 1-26, the
Crosstown, and city streets and returning as much of the
land as feasible back to developable parcels should be o
priority in designing the new Cooper River Bridge. Reduced
needs for right-of-way would also be a great benefit to the
community.

The new bridge should be envisioned as more than a free-
way. It should be a conduit for all modes of transportation
and should include rights-of-way for pedestrians, bicyclists,
fransit, and private vehicles. A vertical connection to
Morrison Drive and the waterfront trail should be incorporat-
ed into the design of the bridge.

The State Department of Transporiation should return the
ownership of the unnecessary right-of-way from the current
Cooper River Bridges fo the private or local public sector.

9.3 The Ashley River waterfront

The opportunity

The central opportunity along the Ashley River waterfront is
to reclaim the river’s edge and create a western face to the
peninsula. Lockwood Drive and Boulevard play an impor-
tant role in this vision.

Lockwood has the potential fo be a waterfront boulevard,
evolving from a place that feels like the back door to the
downtown, to an aftractive and unique western face of the
city. Lockwood also has the opportunity to play an impor-
tant connecting role. Beginning where Broad and Beaufain
Streets meet the Ashley River and extending northward past
the marinas, the medical complex and on to Joseph P Riley
Jr. Park and Brittlebank Park, the street connects many
amenities that will become very significant as the city con-
finues to grow.

Planned growth needs to be used to achieve this transfor-
mation of Lockwood. South of the Crosstown, growth will
oceur on the MUSC campus. Significant growth is also pro-
posed fo be accommodated on the vacant lands immedi-
ately north of the Crosstown along the Ashley River.

Recommendations

New uses located on the east side of the street should face
Lockwood, creating a more inviting pedestrian environment
and affording the street a greater presence and a western
city “face.” Generally, development should not be encour-
aged on the west side of Lockwood although there are
exceptions south of Spring Street. The City Marina and the
Ashley Marina and Marriott Hotels already exist and there
is development potential on the adjocent vacant commer-
cial lot. A discrete, residential condominium building and a
restaurant could be appropriate in this area.

While retaining its existing carrying capacity, traffic calming
measures, such as beautfification, the addition of bike
lanes, ete., should be employed fo position Lockwood as a
pedestrian street for as much of its length as possible.
Where it is not possible, alternate pedestrian / bicycle
routes should be created. The impact of the freeway ramps
from the Ashley River bridges should be minimized.

Planting on the center median should be encouraged wher-
ever possible. The potential for added transit capacity,
including a possible transit right-of-way should be explored.

For the most part, the western waterfront edge of the penin-
sula has a character entirely distinct from the harder edge
of the Cooper River waterfront and there is an opportunity




Ashley River waterfront

The Ashley River waterfront
plan proposes to create a new
wostern face fo the peninsula
and create stronger connedions
to the riverfront.

o
@ Primarily mixed-use commercial

[}gﬂaﬁ Primarily residential
Sy,

to tie the existing open space amenities together. The
marshes and wetlands along the western edge of the
peninsula provide an opportunity to create an extended
boardwalk and nature preserve that will funcfion as an
educational and recreational atiraction for visitors and resi-
dents alike.

Three distinct areas exist along the corridor.
Lockwood Boulevard (Upper Lockwood).

Above Spring and Cannon, development should be mixed
use in nature, with the potential for larger buildings than
what may be found elsewhere on the peninsula. Despite
flood plain regulations, an active ground floor should be
developed wherever possible. Lobbies and commercial uses
should be encouraged whenever possible.

Britflebank Park should be extended south 1o the Ashley River
bridge. Vested rights on some of this propery may result in
development occurring, potentially residential. This would be
appropriate. However, any development in this area must be
in accordance with this Downtown Plan and should, in par-
ticular, allow for public access to the waterfront, connect to
the existing Britflebank Park and Ashley River Walk, and cre-
ate a strong edge along Lockwood Boulevard.)

9. Case studies
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This 1984 photo- Most of the Spring/
graph of the hospital Cannon corridor study
district shows the dis- should be embraced.

continuous urban
fabric and massive
buildings that need to
be mediated.

. Cuse studies
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As the Spring / Cannon Corridor is redeveloped, an oppor-
tunity to create o focal point at the comer of Lockwood and
Spring will emerge. This site could accommodate a high
profile institution or public building such as a schocl. The
new open space on the west side of Lockwood Boulevard
could accommodote small playing fields or other active
recreational uses. lis design should reflect the restoration of
the Spring Street Pier as recommended in the Spring /
Cannon Corridor Study.

Hospital District and emerging MUSC Master Plan.

Charleston and the Hospital District exist in a symbiofic rela-
fionship. Located along the Ashley River waterfront, the
Hospital District includes the medical institutions, the western
porfions of the Spring / Cannon and Calhoun Street
Corridors, as well as Lockwood Boulevard.

The MUSC is currently planning for a significant expansion
that will be governed by the emerging MUSC Master Plan.
The proposed master plan sets the stage for a radical re-def-
inifion of the campus as a pedestrian friendly “green” cam-
pus within the existing boundaries and with structured rother
than surface parking.

Appropriate redevelopment of this largely institutionally-relat-
ed development can help to achieve the broader vision for
the Ashley River waterfront. The following comments are
offered to promote cohesion between the Downtown Plan,
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the MUSC Master Plan and other activities within the hospital
district while reclaiming the Ashley River waterfront.

Integrate with downtown: The hospital district should
feel as if it is a natural extension of the city - an identifiable
place in its own right, interwoven with the life of the neigh-
borhoods. The MUSC and other hospitals should be consid-
ered in the context of each other, the commercial develop-
ment along Spring, Cannon, and Calhoun Streeis, and the
potential for open space connections along the riverfront and
Lockwood Drive.

Increase connections: Overall, each hospital should plan
fo make their campus as fine grained as possible to improve
pedestrian and vehicular conneciions between it and the sur-
rounding neighborhoods. Smaller blocks that are in keeping
with the grain and scale of the surrounding historic district
should be encouraged. Streets and pedestrian connections
help to integrate and link adjacent areas.

In proposing the alignment of Hagood Street through to
Cherry Street, the Spring / Cannon Corridor Study establish-
es a clear connection fo the neighborhood. New streets
should be opened wherever possible to create smaller
blocks and fo connect to the neighborhood street network.
Doughty Street should be extended west, potentially as far as
Lockwood Boulevard. The creation of superblocks, by

closing streets such as Wescott Court and President Street,
should be avoided.

Where pedestrians need to have priority, traffic calming
measures should be used to control traffic rather than closing
streets. Driveways and lanes, such as those to the north of
Roper Hospital, should be rebuilt info real streets.

Opportunities should be explored to establish open space
amenities that would connect and contribute to other open
spaces in the city. A symbolic “green axis” along Doughty
Street, ferminated by public squares at each end, is such an
opportunity.

Mediate the scale of the existing buildings: New
buildings should be of a human scale and mediate between
the scale of the existing historic fabric and large existing
facilities. Massing should transition from taller structures at
the center fo low (4 - 5 story) buildings at the periphery of
the campus.

Buildings should define the streets and the public realm.
There exists the potential to “reface” many of the existing
facilities with urbane architecture and uses. n some places
streefs may be “relined” with addifions that come o the sireet
edge. This potential is greatest along Calhoun Street and
Lockwood, although there are other streets that would benefit
from this type of inifiative. New office / residential / retail
uses associated with the MUSC should be encouraged to
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face and enliven these sireets. Skyways should be avoided to
encourage sireet level activity.

Create a stronger sense of place: To create a strong
sense of place, gateways to the hospital district should be
created at the maijor intersections. A stronger sense of place
can also be created by introducing other uses and amenities
onto the campus that will help 1o keep it animated and invite
people to use the facilities. For example, restaurants, shops,
and other amenities can support and complement the institu-
tional uses and help make the hospital district an active and
safe community around the clock.

In this regard, the mixed use neighborhood commercial node
that is proposed in the Spring and Cannon Corridor Study
should be embraced. Hospital-related food and conven-
ience services should be focused on Cannon, Courtney and
Bee Streets and animate the ground floor surrounding the
proposed primary gateway square off Cannon Street.

Increase the amount of housing: Explore opportunities
to develop housing in parinership with other insfitutions and
the private sector fo meet the increased housing demands
that MUSC will experience with its growth. Housing should
be developed direcily or cash-in-lieu provided to an afford-
able housing fund. Housing could be on or off site.

This 1984 photograph of Lower
Lockwood shows vacant sites on
the western edge of the peninsula.

Develop a sirategy to manage cars and parking:
The early findings of the Downtown Porking and Traffic Study
show that the increase in cars associated with the expansion of
the MUSC will exceed the capacity of the local road network.
This growth can only be accommodated provided that strate-
gies are infroduced 1o reduce the number of cars in the vicinity.
With new development, vehicular connections to the city are
critical. Given limited traffic capacity, traffic impact studies and
incorporating flextimes, telecommuting, efc. are imporfont.

There must be a greater use of transit. The Crosstown is
potentially a major regional transit route, one that can be
enhanced by the Downtown Plan’s recommendation that the
new Cooper River Bridge be designed to accommodate all
forms of transit, including commuter light rail.

The MUSC has already initiated some very successful park
and ride lots on the peninsula. In addition, the MUSC should
develop a coordinated system of satellite, or intercept park-
ing lots, with shuttle buses that will allow students and visitors
to park outside the downtown. This type of service might be
jointly organized by all the major institutions - The College of
Charleston, MUSC, Trident Technical College, and Johnson
and Wales. It might also be coordinated with CARTA. CARTA
transit routes are being reevaluated and potentially revised in
light of the increased demand in this area.

The development of the sites on Lower Lockwood has begun.

The MUSC has adopted a positive approach to parking that
will assist in reducing the number of cars on the lower penin-
sula. Specifically, there are a number of parking options that
are available af a variety of prices. Spaces on the campus
are priced of cost, while those farther away are subsidized
and at a lower cost. This type of strategy, offering graded
parking prices, should be adopted by other major insfitutions
and employers on the lower peninsula 1o help minimize iraf-
fic congestion in downtown.

Where parking structures must be developed, they must have
active uses at grade wherever allowed within the flood plain
regulations and designed 1o the same high standards as
those in other areas of Charleston's historic district. Parking
must be located 1o ensure ease of accessibility into and out
of the campus.

Lockwood Drive (Lower Lockwood).

Along Lockwood Drive, below the hospital district and Calhoun
Street, new development should be primarily housing, in keep-

ing with the scale and type of development that currently exists.
There are several sites that could accommodate infill develop-

ment.




There is a focal point, appropriate for high profile housing, that
offers the opportunity io celebrate the arrival at the water’s
edge. The Customs House ond the new aquarium are exam-
ples of these focal points. This site is where Broad and Beaufain
Streets meet Lockwood Drive. An open space focus or monu-
ment is appropriate on the west side of Lockwood Drive in this
area and could serve as the entrance to the Ashley River walk.

Open space connections should be sirengthened along Broad
Street to Moutire Playground Park and Colonial Lake.
Sidewalks need to be added on Beaufain, Wentworth, and
Montagu Streets to complete the network of pedestrian routes
that will lead to Lockwood Drive. In addition, a clear connec-
fion should be developed from Murray Boulevard to the Horse
Lot tying info the waterfront walk along Lockwood Drive. These
connections could consist of signage, a special and continuous
paving, street landscaping, the development of landmarks, or
artworks at key locations, etc.

9. Case studies

The Charleston downlown plan



88

sojpajs osn) g unjd BMOIMOR UOITOLANY Y BIfL



unjd UMOIUMOP UCSIHBYD 4]

Nexi steps




unjd UMOFUMOP UCESD[ABYD SHJ




To successfully guide the evolution of the lower peninsula,
the Downtown Plan requires an effective implementation
strategy. The strategy must ensure that the Plan’s principles
are embodied and its physical, economic and social objec-
tives are achieved as downtown evolves.

The proposed approach is modeled on and reflects the
successful experience of many American cities including:
St.Paul, Hartford, Cleveland, Chattanooga, Pittsburgh and
San Jose. However, the strategy is specific to Charleston. [t
is based on Charleston’s strong culture of collaboration
and consensus building, bringing key community sectors
together to work to the benefit of downtown. The following
are the essenticl elements of the strategy:

Establish consensus around the vision

The first step is to achieve a common vision that is agreed
upon by the Charleston community including the city, resi-
dents, developers, landowners, retailers, the institutions,
and other vested parties. The completion and adoption of
the Charleston Downtown Plan by City Council and its sup-
port by the community is the first important step.

.- f"“‘.‘.l I I ' '. ' '
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Establish an effective organizational structure

The Downtown Plan stresses a comprehensive, collabora-
tive approach fo managing the future of the lower peninsu-
la. Creating forums can bring interests and issues together
ond facilitate this approach:

A Charleston Downtown Partnership
Implementing the Downtown Plan requires collaboration
between the city, the private sector and the community. There
are a variety of individuals and groups, responsible for or
interested in the evolution of the downtown who should be
brought together to allow for a holistic rather than an issue-
orienied approach to opportunities and challenges.

The creation of a Charleston Downtown Partnership could
provide such a forum for downtown-related issues. The part-
nership would oct as the implementing agency for the
Downtown Plan, ensuring that its goals and principles are
realized while becoming the primary advocate for downtown
Charleston. It should address all of the social, economic and
cultural elements that foster Charleston’s excellent quality of
life.

The members of the Farinership should meet regularly to

address new issues and challenges and monitor progress on
ongoing inifiatives. The Partnership should be chaired by the
Mayor and should include, s participants, a combination of:

- senior staff of the relevant city departments
- neighborhood president representatives

- key community groups representatives, including
heritage and cultural associations

- senior executives from the business community, the edu-
cational and medical institutions

The group should be manogeable in size and include repre-
sentation from a cross-seciion of the community. The role of
the Portnership should be two-fold: to ensure that public
and/ or private initiofives achieve the Downtown Plan’s prin-
ciples and to facilitate community outreach, through ongoing
education about the *health” of the downtown, new initiatives
and ventures.

Create a Downtown (City Staff) Coordinating

Committee
In order to be effective, the Downtown Partnership requires
strong support from the city depariments. Everyone must
work towards achieving the Downtown Plon’s goals. A
Downtown (Stoff) Coordinating Committee should be created
to provide an inter-disciplinary forum for City officials to for-
mulate strategy, design initiatives and review proposals of
import fo the downtown.

The Committee should be directed by the Planning and

Urban Development Department and comprised of senior
staff from other departments, including, but not limited to,
Traffic and Transportation; Parks; Economic Development;

fation

The Chearleston downtown plan
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Proposed organizational structure

Business /
Development
Institutions

Housing and Community Development; Finance and non city
ogencies such as CARTA and the Housing Authority.

This Commitiee should establish a regulor meefing structure
to co-ordinate aclions on the downtown. It should also pro-
vide assistance ond resources to the Downtown Partnership.

Create a Design Center

The implementation of the Downtown Plan could be
enhanced through o Design Center, already contemplated by
the city. It is envisioned that the Center will ossist the com-
munity in developing and implementing  more detoiled
urban design vision for special focus areas downtown and
also for other key areas of the community. For the downtown,
the Design Center could further the Downtown Plan’s recom-
mendations and assist in achieving the urbon design vision.

In other jurisdictions, design centers have been set up as pri-
vate non-profit corporations run by a Board of Directors. The
Board is drawn from the community at large and includes
individuals and organizations with strong interest in the com-
munity — including social, economic, heritage as well as
design and architecture issues. Such o model would be
appropriate for Charleston.

The Design Center should be led by a director with a staff
that includes urban designers, landscape architects and plan-
ners. Although reporfing to o separate Board, its work should
be integrated with that of the Planning and Urban

Charleston Downtown
Partnership

Downtown (Staff)
Coordinating
Committee

Design Center

Community

Development Department, to whom its resources ond advice
should be made available on an ongoing basis. The
resources of the various city departments should also be
made available on an as-need basis o the Design Center.

Establish a program of tasks

The organizational elements above will create a strong
foundation for the city to undertake specific actions to fur-
ther the Downtown Plan’s recommendations, including:

- the preparation of special area plans for the key areas in the
lower peninsula,

- the review of specific developments within the downtown by
the Design Center,

- the completion of specific tasks identified for implementation
of the Downtown Plan, such as amendments to the zoning
ordinance,

- the review of capital spending priorities to identify and imple-
ment key funding initiatives,

- working committees on a variety of fopics including the
Arena, gentrification, etc. and

- the continuation and enhancement of o community out-
reach program to further the Downtown Plan objectives.

The Charleston Downtown
Partnership would include
representatives from resident and
business interests who would work
with senior city staff and the newly
created design center to implement
key downtown initiatives.

Special Area Plans

The refinement and elaboration of area plans for the key
redevelopment areas identified in the Downtown Plan should
be a priority of the Design Center, in conjunction with the
Staff Co-ordinating Committee and the Downtown
Partnership. The Downtown Plan’s case studies establish the
framework for more detailed plans and provide a context for
individual projects fo be reviewed and negotiated.

For example, in the case of the Cooper River Waterfront,
projects in this newly emerging area should frame attroctive
and inviting open spaces, successfully address the flood plain
regulations to preserve vitality ot grade, and secure the londs
for the public waterfront promenade.

Similarly, on the Ashley River Woterfront, the area plan
should ensure that the Brittiebank Park expansion is negofiat-
ed ond secured and that urban design guidelines are estab-
lished for the area north of Spring Street. The reconnection
of the East Side neighborhood should similarly be the subject
of o Special Area study.

Project design review and feedback

Design Center staff should be requested fo review and com-
ment on applications of mojor scale and/or impact in the
downtown and elsewhere. Development proponents con be
encouraged or even required to consult with Design Center
staff at the project inception and again upon design elabora-
tion, helping to ensure that development parometers are well




understood and that the Downtown Plan's principles and
objectives are implemented. it should also speed the process
of approving formal applications.

Specific implementation tasks
The Downtown Coordinating Committee should ensure col-
laboration in implementing the Downtown Plan’s recom-
mended actions, as well as follow-up by the varicus depart-
ments and agencies. For example:

- Planning and Urban Development: zoning ordinance
amendments to implement the Downtown Plan, including
changes to heights, setbacks, mix of uses, density, on-
site parking requirements, historic district regulation
changes.

- Parks Department: improvements fo existing parks and

streetscapes and the creation of new parks, in consulta-
fion with the Recreation Department.

- Traffic and Transportotion Department and CARTA:

fransit, transporiation and parking improvements; facili-
fation of joint parking initiatives among more institutions
and corporations

- Public Services: engineering standards, in particular,
redesigning Lockwood Drive, Lockwood Boulevard and
the Crosstown to position these streets as landscaped
urban boulevards should be addressed jointly by Traffic
and Transporiafion and the Parks Departments.

- Housing and Community Development, Corporate
Counsel, and Economic Development Departments:
mechanisms to implement linkage fees related to afford
able housing and parks, including new State enabling
legislation, and develop a new Housing Master Plan.

The Committee should call on special resources needed for
specific projects, such as the Office of Cultural Affairs and
the Office of Children, Youth and Families.

Enhance the city’s resources: seek additional
funding opportunities

Charleston currently avails itself of funding from outside
sources for a variety of initiatives: housing, community
development, major community and or cultural facilities. At
present, in the absence of a comprehensive approach,
applications for funding are pursued independently by each
department.

Significant opportunities for funding currently exist: poten-
tially the most significant is the Federal government’s TEA-
21 program that has almost $200 billion over 6 years for
highway and transit programs, Charleston has availed itself
of TEA-21, the Community Development Block Grant
Entitlernent Communities Program, and housing program
funds. More opportunities are becoming available.

A new national Livability Initiative was recently proposed to
help communities preserve green spaces, ease fraffic con-
gestion, improve schools and enhance economic competi-
fiveness. Funds will be made available for improvements to
6,000 schools, transit improvements, open space preserva-
tion and natural heritage treasures.

Funds are also available from a variety of national and re-
gional private foundations that are increasingly aware of,

and interested in, the health and vitality of America’s cities.
Foundations fund a variety of initiatives, from urban design
and planning studies to actual infrastructure improvements.

Charleston must become more pro-active in researching
and pursuing these funding opportunities. A co-ordinated
strategy should also be developed. A focussed effort should
be led by a Grants coordinator who will undertake research
and coordinate the efforis of the relevant city departments.
The preservation and enhancement of Charleston, one of
America’s most treasured cities, would likely be accepted
as an obijective worthy of financial support.

15, Implementation strategy
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Continue Community Outreach

The Charleston community is highly committed and moti-
vated to work for the betterment of the downtown. This
energy should continue to be channeled into improving
Charleston residents’ quality of life. Specifically, working
committees should be created to address issues such as the
cost-benefit of the tourism industry on residents, and pro-
tecting the East Side community from gentrification pres-
sures. The community should also be directly involved in
the Design Center’s work, particularly the creation of area
plans.
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1. Charleston economy

The economy of the Charleston Metropolitan Area, also
known as the Trident Region, including Berkeley, Charleston
and Dorchester Counties, is healthy and growing. In the
1990s, the regional economy quickly adjusted from a pre-
dominance in military- and defense-related jobs to a more
diversified base involving greater tourism (hotel and refail),
health care {and related teaching), and port activities.

The City of Charleston, forming part of Charleston and
Berkeley Counties, benefits from this economic and popu-
lation growth. Notwithstanding, the downtown has been
representing a declining percentage of regional growth.

At this time, therefore, the downtown faces o clear choice
about its future economic role:

- It can turn away from further growth and continue to
play a diminishing role in the region’s economy, per-
hops expanding its current scale and adapting to
demands of the marketplace but not growing of a rote
commensurate with the rest of the metro area.

Charleston county and city population trends, 1790-2020

exhibit 1

peninsula  city as percent

Sources: General
Development Plan, City of
Charleston {1966);
Department of Planning and
Urban Development;
Development Strategies for

interpolations. Metro projec-

tions from U.S. Depariment of

ce, Regional

Economic Information System,

census 3-county Charleston City of peninsula os
yeors mefro area counfy Charleston of county  percent of city
1790 NA 46,647 16,359 16,359 35% 100%
1800 NA 57,480 18,824 18,824 33% 100%
1810 NA 63,179 24,711 24,711 39% 100%
1820 NA 80,212 24,780 24,780 31% 100% o
1830 NA 86,338 30,289 30,289 35% 100%
1840 NA 82,661 29,261 29,261 35% 100% 1998,
1850 NA 83,844 42,895 42,895 51% 100%
1860 NA 70,100 40,522 - 40,522 58% 100%
1870 NA 88,863 48,956 48,956 55% 100%
1880 NA 102,800 49,984 49,984 49% 100%
1890 NA 59,903 54,955 54,955 92% 100%
1900 NA 88,006 55,907 55,907 64% 100%
1910 NA 88,594 58,833 58,833 66% 100%
1920 NA 08,450 67,957 67,957 63% 100%
1930 NA 01,050 62,265 62,265 62% 100%
1940 NA 21,105 71,275 71,275 59% 100%
1950 NA 64,856 70,174 70,174 43% 100%
1960 NA 216,382 65,925 65,925 30% 100%
1970 334,700 246,469 66,945 56,880 27% 85%
1980 433,800 276,556 69,855 47,835 25% 68%
1990 509,000 295,039 80,414 38,789 27% 48%
2000 568,500 319,324 105,833 39,100 33% 37%
2010 629,600 340,708 139,491 40,550 41% 29%
2020 491,000 363,543 175,000 42,000 48% 24%

- Or, through aggressive identification of opportunities
and torgeted actions, downtown Charleston con
choose to either maintain its proportionote share of
regional development or even fo aftract a larger share
than it has been capturing in recent decades. To do
so, downtown would need to maoke prooctive choices
on many fronts: employment, population and housing,
and the office, retail, hotel, and related tourism sectors.

Note: Dato analyzed in this report reflect county and city geographic

definitions. Some dota are also p d for the Chorleston peninsul

and the Downtown Plan study oren, which is a subset of the peninsule

generally south of the C Exp y. Throughout the report,

peninsulo conditions are recognized as generally indicative of downtown
diti Peninsula conditions are for more readily available thon

downtown data.

Population frends

Charleston is the second largest city in South Caroling with
an estimated 1998 population of 100,122. During the
1980s, Charleston’s population grew 15 percent while the
U.S. population grew 9.8 percent. The city’s growth is due
primarily to the annexed lands in West Ashley, James
Isiand, Johns Island, and the Cainhoy peninsula.

The Charleston Metropolitan Stafistical Area encompasses
three counties: Berkeley, Charleston and Dorchester. In
1990, the population of this tri-county region was
506,875. The projected population growth to the year
2015 is 600,000 for the tri-county area.

93
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Employment by major economic sector, 1980-1998 exhibit 2

Industry Charleston MSA annuol avg. change South Carolina annual ovg. change 2:‘:;';;::;‘;’; of
non-farm jobs 1980 1990 1998 1980-1990  1990-1998 1980 1990 1998 1980-1990 1990-1998 §NP|?'Y"‘°"'
ecurity.
| b
construction/mining 11,500 16,000 18,400 3.9% 1.9% 75300 103,800 114,000 38%  1.2% g id
manufacturing 19,700 21,500 22,000 0.9% 0.3% 391,900 383,300 362,000 -0.25 -0.7% 1998 figures are
transp. & utilities 8,800 11,100 13,200 2.6% 2.4% 53,000 66,900 78,600 2.6% 2.2% estimates based on
trade 31,800 51,600 58,500 6.1% 1.7% 225,100 348,500 448,000 5.5% 3.6% ‘e‘::;::yr::'n‘! :;;“
wholesale trade 6,700 8,700 8,300 3.0% -0.6% 49,600 61,600 76,600 2.4% 3.0% 9 :
retail trade 25,100 42,900 50,200 7.1% 2.1% 175,500 286,900 371,400 6.3% 3.7%
finance/ins/real est. 6,400 7,800 8,700 2.2% 1.4% 47,900 66,500 80,200 .9% 2.6%
services 24,100 45,100 65,500 8.7% 57% 159,300 293,800 426,600 .4% 57%
gc t 46,600 53,200 48,200 1.5% -1.2% 235,500 282,200 287,400 9% 0.2%
federal govt. 18,300 19,400 9,000 0.6% -6.7% 37,600 40,500 28,500 0.8% -3.7%
state govt. 12,700 15,600 18,200 2.3% 2.1% 73,900 96,400 97,700 3.0% 0.2%
local govt. 15,600 18,200 21,000 1.7% 1.9% 124,000 145,300 161,200 1.7% 1.4%
total 148,600 207,100 234,500 3.9% L.7% 1,188,800 1,545,000 1,796,800 3.0% 2.0%
Population trends 1790 to 2020 exhibit 3
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Average annual growth in total jobs exhibit 4

Charleston major employment sectors, 1980-1998 exhibit 5

5% 30%
] 29%
- " 25%

! §
% 3 20%
3% A k]
2% - £
2 | g
1% 1 x
1% 1
0%

Charlesfon Metro South Carolina
&
W 1980 10 1990 co

As shown on Exhibit 1, the peninsula of Charleston and the
City of Charleston were the same geography until an
oggressive annexation program was initiated in the 1960s.
Since then, the peninsula has not only lost ground as a
proportion of the city but has experienced its own net loss
in population. Projections for the next 20 years, however,
suggest that some of these losses can be recouped.

This potentiol is supported by the market and economic
trends analyzed in this report.

As noted in the 1966 General Development Plan for the
City of Charleston, population growth in Charleston has
always been erratic. This is due to wars and economic
chonge related to Charleston’s seaport economy. In the
seventeen census decades between 1790 and 1960, the
city’s population increased eleven times, decreased five
times, ond remained steady once. Population in 1790 was
16,359 and took 50 years to double. But it did not double
ogoin until ofter the 1960 census, and then only with the
aid of annexations. In the same time period, however, the
state’s population doubled three times.

Moreover, Charleston County’s boundaries have changed
many times. Thus, city-county comparisons are only valid
since 1930 when the current county boundaries were fixed.
Since 1930, the county’s population has expanded ropidly,

E11990 f0 1998

outpacing the city, although the city has countered this lack
of growth in its original boundaries by annexing large
areas of the county since 1960.

Employment trends

The rate of employment growth in the Charleston metro
area exceeded that for the State of South Carolina during
the 1980s, as shown on Exhibits 2 ond 4. Between 1980
and 1990, jobs in the Trident Region increased annually by
an average of 3.9 percent compared to 3.0 percent for the
state. In the 1990s, however, regional net employment
growth has lagged behind the state due to the Charleston
Naval Base closure and the downsizing that has occurred
since 1989. Between 1990 and 1998, jobs in the metro
area increosed by 1.7 percent per year, on average, com-
pared to 2.0 percent for the state as a whole.

Nevertheless, there were net job gains in the Trident area
during the 1990s even though federal government employ-
ment dropped from 19,400 in 1990 to 9,000 in 1998.
Job losses from the navol base were offset principally by
gains in the services industry. Exhibit 2 compares
Charleston metro area employment between 1980 and
1998 to the state of South Carolina during the same time
period. Exhibit 5 highlights the employment distribution in
the Charleston metro areo and shows how losses in the

Naval Base {federal employment) were offset by gains in
the services and retail sectors.

Growth in the region’s services sector, principally the health
care component, has absorbed much of the impact of the
base closure. Economic growth in metropolitan
Charleston, in fadt, is primarily influenced by three sectors:
services (principally in health care and educationo! services
represented by the Medical University of South Corolina
and the College of Charleston); retail trade {which reflects
the large tourism markef); and port related industries.

Combined, these three broad sectors make up 70 percent
of the Trident workforce. Some of the emergence of these
areas as leading sectors, of course, is due to the dramatic
decrease in what could be unofficially called the defense
sector; with the Naval Base closure, federal government
presence has markedly declined, os noted.

Fortunately for downtown, these sectors are heavily concen-
trated on the peninsulo. Thus, while sub-regional data on
employment by location are not available, it is highly likely
that the Downtown Plan study area is the region’s largest
concentration of jobs even though it has been losing popu-
lation. Commuter traffic on the bridges over the Ashley
and Cooper Rivers anecdotally suggests this economic con-
centration, as well.

Source: South Carolina
Employment Security.
Naval base jobs are
reflected in Federal
Government and Port
Authority jobs are
reflected in State
Government, TCPU
means transportation,
communications, and
public utilities. FIRE
means finance, insur-
ance, and real estate.
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Major employers in Charleston metro area and city of Charleston

exhibit 6

In some contrast, these sectors make up just 53 percent of
employment in the Greenville/Spartanburg area.
Columbia, on the other hand, which has an employment
base just slightly larger than Chorleston, has more than
twice the amount of finance, insurance and real estate
(FIRE) workers. Clearly, various metropolitan markets have

* These employers are  company products employment
based in the City of

Charleston.  Medical University of SC* heolth care/ university 7,530

Note: Roper Hospital  U-S. Air Force federal govt. {Air Force) 6,000

merged with St. Francis  U.S. Navy federal govt. (Navy) 5,740

Xavier in 1999 to become  Charleston Co. School District* local govt. 5,110

Care Alliance.  Borieley County Schools District Tocal govt. 2,945

Source: Charleston Meiro Roper Hospital* health care 3,250

Chamber of C ce, Choreston County Government* local govt. 2215

Major Employers Directory,  Wesivaco Corporation lumber, paper, chemicols 2110

19 U.S. Postal Service* postal service 1,965

Robert Bosch Corporation fuel injection/ braking syst 1,925

Columbia/ HCA Healthcare Corp. heaith care 1,880

Piggly Wiggly Carolina Co. Inc. grocery stores and HQ 1,800

City of Charleston® local government 1,600

Vet Administration Medical Center* health care 1,100

SCE&G* utilities 1,070

College of Charleston* educational services 990

Bon Secours-St. Froncis Xavier Hospital* health care 875

Main- Waters Manog t, Inc.® resfourants 650

Charleston Post and Courier® newspaper 640

U.S. Coast Guard* ge t services 590

BellSouth® communications 590

The Citadel* educational services 555

Charleston Place* refoil and hotel 550

total 50,680

different employment strengths and, for Charleston, these
strengths are in services (principally health care and higher
education), retail trade, and port-related activity—a diversi-
fication that has enabled the Charleston areo to thrive.

Large employers

The Trident Region's largest employers are concentrated in
health care, education, and government with a majority
based in the City of Charleston, as shown on Exhibit 6. it
is notable that the U.S. Navy's size, while still numbering
some 5,700, is far below the 23,500 counted at the
Charleston Naval Base in 1994, On the other hand,
Roper Hospital had 2,200 employees in 1994 and
increased about 1,000 in three years while MUSC odded
about 100 employees. Moreover, one of the eleven largest
employers listed above was not on the largest employer list
in 1994—Columbia/HCA—and this medical sector com-
pany has almost 1,900 employees.

The other ten employers listed on Exhibit 6 employed
38,380 in 1997, down 43 percent from 54,950 in 1994.
The capacity of the economy to absorb the naval base
losses, therefore, has fallen entirely on the smaller compa-
nies and government agencies in the region, a task which
was successfully performed as evidenced by the ability of
the region’s jobs to show a net increase during the 1990s.

Economic sector growth projections

Health services, restaurants (eating and drinking places),
business services, and the hotel sector will be the leading
job growth sectors in the Trident Region through 2005 in
terms of the amount of net new jobs added. Listed on

Exhibits 7 and 8 are the projected top 12 growth sectors
from 1993 through the year 2005, the period of the pro-

jections by stote employment security officials. (The metro-

politan area is the only available geography for independ-
ent projections of employment.)

The following onalysis by sector is valuable in describing
what the growth sectors are and what they are expected to
be. Many sectors are already leaders in the City of
Charleston and in downtown. Health services, as already
noted, are dominated by the Medical University of South
Carolina and now Care Alliance. Eating ond drinking
places also have a substantial presence, especially on the
peninsula, where millions of tourists are aftracted annually.

Business services also have a major presence in office
buildings although maintaining this presence in light of
highly competitive and atiractive suburban developments,
such as Daniel Island, will be o chalienge for downtown
Charleston. Of course, the hotel sector is a huge employer




Source: South Carolina
Employment Security
Commission, “Charleston

Industry Employment
Projections”

Top twelve employment growth sectors, 1993 - 2005 exhibit 7
employment projected growth  percent chonge
1993 2005
Heolth Services 16,454 21,800 5,346 32.5%
Eating and Drinking Places 13,944 18,880 4,936 35.4%
Business Services 7,748 10,400 2,652 34.2%
Hotels and Other Lodging Places 3,857 4,980 1,123 29.1%
Social Services 2,453 3,500 1,047 42.7%
Engineering & Management Services 2,975 3,970 995 33.4%
Amusement and Recreational Services 1,747 2450 703 40.2%
Legol Services 1,560 2100 540 34.6%
Industrial Machinery and Equipment 898 1,200 302 33.6%
Chemical and Allied Products 350 480 130 37.1%
Local/ Interurban Passenger Transit 271 350 79 29.2%
Lumber/ Wood Products, ex. fumiture 190 250 60 31.6%

Health Services

Eating and Drinking Places

Business Services

Hotels and Other Lodging Places
Engi ring & M

9

g Services

Social Services

t and Recreation Services

Legal Services

Industrial Machinery and Equi| t |

Chemicals and Allied Products
Local / Interurban Passenger Transit

Lumber/Wood Products, ex. Furniture

exhibit 8

Projected Top twelve employment growth sectors, 1993 - 2005
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Source: South Carolina
Employment Security
Commission, “Charleston
Industry Employment
Projections”
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Employment projections by sub-regional location, 1992-2015

location 1992 jobs pct. of market 2015 jobs pct. of market  change 92-2015 annual change  annual % change
Airport North 38,495 18.1% 55,470 18.0% 6,975 1,132 2.9%
Charleston Peninsula 40,445 19.0% 54,325 17.6% 3,880 925 2.3%
North Charleston Center 67,245 31.6% 80,495 26.1% 3,250 883 1.3%
East Cooper 11,095 5.2% 22,160 7.2% ,065 738 6.6%
West Ashley 21,720 10.2% 31,710 10.3% 9,990 666 3.1%
Lodson Rd. 5,735 2.7% 11,355 3.7% 5,620 375 6.5%
Goose Creek 5,430 2.6 11,000 3.6% 5,570 371 6.8%
Hanahan/ Bushy Park 10,740 5.1% 16,020 5.2% 5,280 352 3.3%
Daniel Island 345 2.2% 4,605 1.5% 4,260 284 82.3%
Johns Island 2,510 1.2% 4,415 2.1% 3,905 260 10.4%
James Island 5,270 2.5% 8,655 2.8% 385 226 4.3%
Central Summerville 3,630 1.7% 6,155 2.0% 2,525 148 4.6%
fotal 212,660 100% 308,365 100% 95,705 6,308 3.0%

in the downtown area but it also has a substantial presence
elsewhere in the region because of the mony resorts and
vacation places.

Geographic areas of growth

Exhibits 9 and 10 show that employment in the Trident
region will continue to grow at an average of about 3.0
percent per year though the year 2015. Employment con-
centrations, however, will shift as new areas in the region
develop. It is projected, for instonce, that the Charleston
peninsula will continue to grow but ot o rate slightly lower
than the region.

In other words, the peninsula will experience a declining
share of regional employment. In 1992, the peninsula
held 19 percent of the employment in the Region. It is pre-
dicted thot its share will decrease to 17.6 percent in 2015
even though many jobs would be added. Still, the projec-
tions indicate that the peninsula (which is somewhat larger
than the Downtown Plan study area but is nevertheless
indicative of potential growth in the study area) would add
the second lorgest number of jobs—13,880—behind only
the Airport North area (16,975 jobs added).

Daniel Island, on the other hand, will have the fastest
growth rate, from just 345 workers in 1992 to over 4,600

in 2015, based on current development plans and projec-
tions, for an annual average 82 percent growth rate.

This projected growth is a further indication of the impor-
tant role of the peninsulo—and, by extension—the

Downtown Plan study area in the economy of the metropol-

itan area. Clearly, economic growth and jobs are attracted
in relatively large quantities to the downtown area even
though population and housing have not been a major
part of this growth.

2. Population and housing market

The population of the Charleston region (Berkeley,

Charleston, and Dorchester Counties) was estimated to be
522,300 in 1994 (latest available dato from local sources).
This figure was up three percent from 506,900 in 1990.
By 2015, population is projected to increase by 172,900
to about 695,200 for a 21-year growth rate of about 33

percent, or about 1.6 percent per yeor.

Projections made by the Berkeley Charleston Dorchester
Council of Governments (COG) generally ignore municipal
boundaries because these are subject to rapid change as
annexation takes place. But they do focus on the largely
fixed boundaries of the Charleston peninsula  This area
had an estimated 39,000 residents in 1990 (7.7% of the
region), a population which has not changed significantly

in the years since.

By 2015, in fact, the COG projects that the peninsula will
have only 1,700 more residents, or just one percent of all
projected regional growth in the 25 years from 1990 to
2015, The COG projection assumes, of course, that there
are no substantial increases in the amount and density of

residential units on the peninsula.

Source: Berkeley
Charleston Dorchester
Council of
Governments, 1995



In short, the peninsula is assumed “built out” for purposes
of residential development if the projections are to be used.
On the other hand, there continue to be market pressures
for more residential growth on the peninsula, particularly in
the potential redevelopment of the Union Pier area and
continued revitalization of neighborhoods throughout the
peninsula, especially on the upper section of the Downtown
Plan study orea.

An important factor recommending that more housing is
desirable and necessary in the Downtown Plan study area,
in porticular, is the recent trend in housing values at time of
sale or re-sale. The study area {denoted as Peninsula
Below the Cross-Town on Exhibit 11) had, by far, the high-
est median housing value in 1998 among the seven areas
of the city shown on the exhibit.

Furthermore, the study area had the second highest rate of
growth in median value {66.9%) between 1990 and 1998,
slightly higher than on James Island (64.4%) although well
below the rate of value increase on Johns Island (86.7%).
These lofter two areas, however, hod 1998 medion values
of approximately the same amount ($119,000-$120,000),
about 40 percent of the median value in the Downtown
Plan study orea ($292,000). Only the Daniel
Island/Cainhoy area comes close to the median values of
the study area with o 1998 median of $210,700.

North Charleston Center
Alrport North
Charleston Peninsuia
Waest Ashley

East Cooper
Hanahan/Bushy Park

Employment projections by area, 1992 - 2015

exhibit 10

Ladson Rd.
Gooose Creek

James Island
Johns Isiand
Daniel isiand

- 10,000 20,000 30,000 40,000 50,000 60,000 70,000 80,000 90,000

These findings indicate that the Downtown Plan study area
remains o housing location in high demand. Despite this
strong demand, a force which is driving up the prices for
housing in the downtown area, the number of residential
building permits issued for the entire peninsula (data not
available for the study area alone) totaled just 388
between 1990 and 1998, representing just eight percent of
the city total. Of the peninsula permits, almost two-thirds
were for multi-family housing units compared to one-quar-
ter multi-fomily permits for the city as a whole.

From o market demand standpoint, therefore, the peninsula
and, in particular, the Downtown Plan study area could
attract @ much higher number of households and could
absorb a much higher proportion of the city’s housing
development. In foct, it is likely thot failure to keep up with
demoand for additional housing on the peninsula and, in
particularly, in the Downtown Plan study areo, will result in
rapidly increasing prices for existing homes. The
Charleston area is aftracting population growth which
translates into housing demand. Some of this demand will
seek o be satisfied in the downtown area. Without addi-
tional housing opportunities, only the most affluent will be
able to purchase homes in the study area.

Given land and space opportunities, therefore, the penin-
sula can accommodate more substantial growth than

m201s
aree2

reflected in the COG's projections. With the entire metro-
politan area projected to add an average of some 8,000
or more residents per year through the year 2015, the
peninsula is in a position fo capture @ much larger share of
this growth should public and land use policies be
designed to accommeodate it.

If it were deemed desirable that the peninsula maintain its
share of the region’s population at about 7.7 percent over
the next 15 to 20 years, this desire would translate into an
oddition of an average of 500 to 550 people per yeor.
This increase would be net new residents since the popula-
tion of any community is constantly shifting as people are
born, mature and form new households, seek more appro-
priate living quarters, and die.

Accommodating the slow rote of growth projected by the
COG at just 1,700 net new residents between 1990 and
2015 would mean the addition of only about 70 units per
year, a figure which would require the construction of 30 to
40 net new housing units per year (net of replocement of
existing units due to deterioration, obsolescence, or change
of use).

On the other hand, absorbing growth of, say, 500 people
per year in the urban densities of the peninsula would
require the creation of 200 to 250 housing units per year,

Source: COG, 1995,
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Median home sales values by areaq, Cily of Charleston exhibit 11

peninsula peninsula W. Ashley W.Ashley Jomes Island Johns Island Daniel island/ Source: Charleston
below Xtown ___above X-own Inside 526 outside 526 Cainhoy Trident Board of
1990 $175,000 68,875 77,500 88,500 73,000 43,800 NA
1991 205,000 74,500 82,000 76,500 79,100 78,000 NA
992 175,000 69,900 84,000 90,000 80,200 69,900 NA
993 185,000 68,000 86,000 90,500 82,200 104,500 NA
994 200,000 80,000 85,000 94,600 87,500 75,500 NA
1995 210,000 80,000 87,500 95,000 93,000 89,000 NA
1996 280,000 74,000 89,500 94,800 99,700 77,000 179,000
1997 240,000 76,900 95,500 104,000 110,000 97,000 191,500
1998 292,000 87,000 103,000 122,500 120,000 119,000 210,700
total increase 1990-1998 66.9% 26.3% 32.9% 38.4% 64.4% 86.5% 12.7%

on average, o rate of housing growth which would likely
strain the resources and land capocity of the peninsula.
While such higher growth may not be possible or even
desirable to support in the near term, the ability to capture
growth rates between these two extremes could be
improved if appropriate planning and implementation
mechanisms are put into motion. This would mean desig-
nating appropriate locations for residential development,
identifying suitable densities, encouraging developers and
property owners, refining the city’s land use regulations,
and upgrading or constructing necessary infrastructure.

A particular concern regarding housing in the Downtown
study area is the need to encourage current residents to
stay while oftracting new population. Moreover, it is impor-
tant to encourage homeownership, although good quality
rental units are olso necessary. Great care must be taken
in using and devising tools to accomplish these goals.

tncentives to encourage low and moderote income home-
ownership, for instance, have generally proven to be far
less fruitful in the United States than hoped. Quite often,
low and moderate income households are financially ill-
equipped to afford the many costs of owning and maintain-
ing a property which extend beyond the ability to make a
down payment and the monthly mortgage payment.

Moreover, there are abundant instances in a free market
context of subsidies being provided to developers and
builders. These are meant to decrease the ultimate price to
the low and moderate income buyer but which, upon clos-
ing, encourage the buyer to take advantage of the oppor-
tunity to”sell up” to a willing and more affluent second
buyer who does not need the subsidy and does not receive
such benefits.

A result is that the low and moderate income buyers for
whom the housing was intended no longer live in the hous-
ing as the market value rises above where they could buy
such homes. In the long run, the housing problems of fow
ond moderate income households is simply relocated to
other neighborhoods.

A well-tested solution is offordable rental housing which is
designed, both on the interior and the exterior, to look and
function like higher density owner housing but, in fadt, is
subject to central management (typically on @ modest scale
of 150 units or more) which budgets for regular mainte-
nance and screens for acceptable occupants. Such hous-
ing is made offordable by virtue of public and civic partici-
pation in the financing of the housing so that rents are kept
below market rate while the housing units are constructed
at market rate expectations.

This option, of course, requires that substantial amounts of
land be assembled in order to produce a development of
significant scole under single, private sector, profit-motivat-
ed management. Ownership of the project, on the other
hand, might be diversified and involve private, public, and
non-profit entities to share in the proceeds of ownership
while also satisfying public and non-profit parficipation
requirements for many subsidy progroms. Likewise, a well
planned rental development with effective management can
successfully contain o mixture of both market rate and
assisted units.

Further complicating some of the housing development
solutions on the peninsula is a desire to preserve neighbor-
hoods, particularly those which are most vulnerable to mar-
ket forces. Neighborhoods of affluent households, particu-
larly those in the lower peninsulo, require relatively little
planning and implementation intervention. Low and moder-
ate income neighborhoods, notably those where homeown-
ership rates are strong but the quality of the housing is
poor due to age and inadequate maintenonce and mod-
ernization, require much more intervention to encourage

. private investment. In some cases there may be merit to

relaxing preservation standards in order to retain viable,
affordable housing in existing neighborhoods.




Median home sales values by area of Charleston 1990 - 1998
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In sum, the peninsula already has an enviable mix of
income classes, ethnic history, historic and architecturally
noteworthy homes of all sizes and values, ond homeowners
and rentfers. A goal of the planning process should be to
preserve this character as much as possible even though
some areas may be subject to physicol change. Moreover,
the peninsula is the urban core of metropolitan Charleston
ond, as such, is aftractive 16 higher density housing for
renters of all socio-economic strata.

A key approach to attracting o larger share of the region's
growth, therefore, is to encourage large scale rental devel-
opments of mixed incomes {e.g., 100 to 125 units per 10-
12 acres) while simultaneously upgrading the services to
homeowner neighborhoods. Excellent examples of new
developments of this sort exist in a number of older cities
{such as Quality Hill in Kansas City or Westminster Place in
St. Louis, omong many others) and could be models for the
Chorleston peninsulo, such as at Union Pier and on lands
to be available after the relocation of the Cooper River
Bridge.

526

3. Office market

The latest available semi-annual survey of the Trident
region’s office market was conducted by the Metro
Chamber of Commerce in July, 1998. The survey included
136 existing properties totaling 6.4 million square feet. Of
this amount, rentable space totaled about 5,150,000
square feet with the remaining space in owner occupancy
alone. The survey further identified 546,000 square feet of
available space for a vacancy rate among the rentable
inventory of 10.6 percent.

The regional vacancy rote steadily declined over the previ-
ous year when it stood of 12.8 percent in July, 1997 and
12.0 percent in January, 1998. As of mid-1998, there
were four office buildings under construction in the region
and nine buildings that were proposed or plonned.

North Charleston contains the largest concentration of
office space with over 2.4 million square feet of rentable
office space and nearly 50 percent of all office space in the
Charleston region (Exhibits 13 and 14). Currently, five
office buildings are planned for lower North Charleston
that would add 437,000 square feet to the area in addition
to the 80,000 square feet currently being constructed.

Source: Charleston Trident
Board of Realtors

Downtown Charleston, or the peninsulg, ranks a solid sec-
ond in terms of rentable office space inventory totalling
approximately 1.4 million square feet—a 27 percent share
of the rental market, up from 23 percent in 1991, Perhaps
more importantly, the peninsula contoins the vast majority
of the region’s Class A office facilities with rents approach-
ing those required to encourage new office investments.

This is a reasonable market share for a major downtown
area, although higher proportions can and should be
sought if the peninsula is to participate in the economic
growth of the region and continue to be the focus of a
wide range of economic activity. It is important to attract
and maintain o certain criticol mass of office space which
fosters business-to-business relationships within o close
geography and attracts support businesses to serve a rela-
tively large cluster of office businesses. Otherwise, given
the planned investments in competitive suburban business
parks, the office market share held by the peninsula could
diminish rapidly even as more office space is added.
Moreover, the peninsula could see a diminution in its relo-
tive critical mass of office space which could encourage
firms to move to more supportive business environments.

Areas outside of downtown continue fo attract new corpo-
rate headquarters. Piggly Wiggly’s Carolina corporate
headquarters are under construction, for example, in West

Reul estate and cconomic development
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Source: Charleston
Metro Chamber of
Commerce.
Commercial Real
Estate Surveys,
January 1991 and
1998.

Buildings including
10,000 square feet or
more of rentable
office space are
included

Comparison of rental office markets, Charleston MSA 1991-1998

exhibit 13

1991 1998

Charleston MSA (areas) sq.ft. available space  vaconcy  market share sq.ft. avoilable spoce  vaconcy  market share
Charleston peninsul 823,609 114,479 13.9% 23% 1,403,652 141,118 10.0% 27%
West Ashley 716,731 88,293 12.3% 20% 630,348 65,639 10.4% 12%
North Charleston Subtotal 1,700,805 539,757 3L7% 48% 2,432,472 348,673 14.3% 47%

Lower N Charleston 538,213 186,066 34.6% 15% 1,291,486 82,376 6.4% 25%

Upper N Charleston 1,162,592 353,691 30.4% 33% 1,140,986 266,297 23.3% 22%
East Cooper 206,139 24,852 12.1% 6% 434,254 27,511 6.3% 8%
Summerville (Dorchester) 107,430 32,094 29.9% 3% 180,005 32,500 18.1% 4%
Daniel Island NA NA NA NA 50,000 0 0.0% 1%
total 3,554,714 799,475 22.5% 100.0% 5,130,751 615,411 12.0% 100%

Ashley and the Mount Pleasant area (East Cooper zone)
has begun the first phase of Patriots Point which, when fully
developed, will have more than one million square feet of
office space, the largest single office complex in the
Charleston region.

Downtown Charleston is characterized by its historic district,
which contains some of the finest collections of 18th and
19th century commercial buildings remaining in the United
States. Many of these historic and architecturally notewor-
thy structures contain small office spaces, most with less
than 10,000 square feet. Mony of the spaces do not have
the proper high tech infrastructure to support growing, con-
temporary businesses.

Employment projections in the Trident region through 2005
indicate average annual growth of about 4,160 jobs per
year. Typically, 40 percent of such jobs in a services-domi-
nated economy like Charleston will be located in office
buildings. This would create the need for about 416,000
square feet of net new office space in the region each year,
on average given normal business cycles and other vari-
ables affecting actual development and occupancy.

As of mid-1998, the overall regional vacancy rate was
10.6%, very close to a rate which would normally trigger
additional growth in the office supply. Thus, there is little

existing supply to absorb continued office employment
growth in the region without additional construction and/or
higher occupancy rates.

For the peninsula, projected employment growth is about
600 jobs per year. It is assumed, however, that the penin-
sula has, and will aftroct, a higher proportion of jobs in
offices than do other parts of the region. At a fifty percent
office employment ratio, the peninsula would have to pro-
vide on odditional 75,400 square feet each year to absorb
office employment growth. But the vacancy rate is already
under ten percent, suggesting that further near term growth
will either have to be turned away, by and large, or addi-
tional office development will have to occur.

At a pace of approximately 75,000 square per year (on
average) for the peninsula versus 341,000 square feet per
year for the rest of the region (416,000 minus 75,000), the
peninsula would be decreasing its market share since
75,000 sq. ft. This increase is only about 18 percent of the
overall market additions of 416,000 sq. ft. This is due to
the employment projections which imply that the peninsula
will have o smaller share of regional jobs than it has today.

Thus, to increase the office market share—which would be
a normal goal for the center of a service-based regional
economy—means increasing the share of office employ-

ment which, in turn, means that the peninsula would have
to increase its supply of office space more ropidly by the
allocation of 75,000 square feet of net new space.

Ideally, the rate of office space increase for the peninsula
would be higher than the present market share of 27 per-
cent. For illustrative purposes, a 35 percent goal is evalu-
ated. If the 416,000 square feet of annual average office
space additions are held constant, a 35 percent share
would be about 145,000 square feet per year on the
peninsula, almost double the amount calculated from the
current employment projections. {Some of this increase, by
the way, might come from further increasing the proportion
of office employment on the peninsulo.) At such a pace of
construction on the peninsula, downtown Charleston would
slowly increase its market share to about 32 percent in the
next 20 years.

Adding office space at this pace to the peninsula will, of
course, require planning for enough land ond clustering of
office users in order to create a synergistic office market.
Such land should also be highly accessible from commuter
transportation routes in order fo encourage development
and minimize intrusion of commuters on residential streets.




Office space by major market areas
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Preferred locations for office space will likely be:

- in or near the King and Meeting Streets corridor north of
Calhoun Street, probably nearer the Crosstown
Expressway and the new Cooper River Bridge,

- along the Calhoun Street corridor on infill sites between
the new aquarium on the east and the medical center on
the west,
in the proposed Union Pier redevelopment orea,
along Upper Lockwood in proximity to the MUSC, and

- on Morrison Drive in the vicinity of the new Cooper River
bridge alignment.

These areos offer opportunities to create sizeable sites and
developments fo compete effectively with suburban loca-
tions and similar areas outside the peninsula. Plans
should, therefore, consider opportunities in the neor term,
the mid-term, and the long term such as identifying key,
developable sites right away for office development in the
next five to ten years {accommodating as much as
750,000 square feet).

Additional locations should be identified for further office
growth in subsequent years although these locations may
not yet have the infrastructure or the lond assembloges

necessary. |deally, the plan would look to a 20-year hori-

w1991 Sq. Ft.
31998 Sq. Fr.

zon by identifying potential office building ond campus sites
that will be marketable in about a decade but will require
more patience as roads are improved, ufilities are upgrad-
ed, and population and employment continue to increase.

Some of these sites should be developed specifically for,
and marketed to, "high technology” users. There is no
hard and fost definition of “high technology” but it can,
and should, include medical research, software and com-
puter hardware development including some assembly,
communications companies who use and develop
advanced systems, and companies that generally utilize o
very high proportion of advanced technology in their busi-
ness. A number of highly automated manufacturers can fit
this category and be quite suitable in a “business” park
{which would not be restricted to office users alone). An
excellent location for high tech uses would be comprised of
sites adjacent to the Medical University of South Carolina.

At the same time, the upper peninsula, the Calhoun corri-
dor, and Union Pier should not be seen as the only loca-
tions planned for future office uses. Indeed, selected ports
of the lower peninsula do now and can continue to serve
cerfain types of office users, especially those who need rel-
atively small amounts of space.These can function effec-
tively in older buildings clthough these frequently have less
efficient floor plans, are more difficult to access, provide

less parking, and may have below average utility service
when compared to new office structures.

In all likelihood, the supply of these lower peninsula spaces
will be strictly market-driven and there is litlle need for
restrictive planning, incentives, or additional regulations.
There may, however, be proposals to convert other uses
{e.g., retail or residential) into office space. Therefore, reg-
ulations limiting or restricting such conversions may be
desirable in selected locations to preserve historic retail and
residential spaces for those uses.

Finally, while it is important that there be certain concentra-
tions of office space that foster the synergies between office
users that are inherent in such aggregations, it is also
desirable that offices be part of a large, mixed-use environ-
ment that offords full opportunities to live, work, and play.
In this respect, there is a critical role for the central busi-
ness district of Charleston. In many ways, the path to eco-
nomic diversity in the CBD is the office market; more
opportunities to aftract office users helps to reduce the
CBD’s reliance on retailing and tourism. Likewise, it allows
the residents of the peninsula ready access to a for greater
variety of high paying jobs without the “reverse” commute
to the suburbs.
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Potential office space growth, Charleston region and peninsula

exhibit 15

Sources: S.C.
Employment Security
c o

for the job
projections (first line,
above); Development
Strategies for the esti-
mates of office-related

t and office

region peninsul
Annual new job growth 4,160 600
Office using proportion 40% 50%
Annual new office employees 1,664 302
Total annual new office sq.#. 416,000 75,400 space needs.
Exsting office vocancy rote 10.6% 9.0%
Standard office vacancy rate 10.0% 10.0%
Excess vacancy percent 0.6% -1.0%
Exsting fenant-occupied office inventory (sq.f.) 5,100,000 1,395,000
Totol excess office space 30,600 -13,950
Yeors supply of existing supply 0.07 -0.18

Much has been accomplished in this regard already. The
NationsBank (now known as Bank of America) ond
BellSouth headquarters are the result of very successful
efforts to diversify the downtown area. Similar efforts
should be undertaken elsewhere downtown. To further
encouroge such growth, the peninsula can also be touted
as a place to both live and work for busy executives and
business owners. They will also have the advantage of
nearby shopping and dining opportunities with very little
travel by automobile.

4  Retail market

Trident Region

The Charleston Trident region has a total of 11.5 million
square feet of retail space, as shown on Exhibit 16, includ-
ing eating and drinking places. This is an average of
about 22 square feet per resident population, a ratio which
approximates the national average. Moreover, per capita
retail sales in the metropolitan area are about $9,000 per
year, again almost the same as the nafional average.

. The City of Charleston, however, exceeds the national aver-

oges of retail. While available measures of retail square
feet for the city, itself, are unreliable, the 1998 “Survey of
Buying Power” indicates that per capita soles (including
eating and drinking places) for the city alone were about
$18,000 for the year, roughly double the metro and
national averages. These “excess” retail sales are attribut-
able to the city’s growth as o tourist center aftracting and
serving a “population” much larger than the permanent
residents alone.

The overall retail market has remained relatively strong
over the past seven years. Retail sales in the center of

Charleston have accelerated in the latter port of the 1990s
responding to the growing economy in Charleston. For
instance, sales grew 3.2 percent from 1991 to 1994 com-
pared to 6.2 percent from 1994 to 1997.

Notwithstanding the important value of tourist-oriented
shopping and dining on the peninsula, the suburbs contin-
ue to dominate the retail sector in Charleston due to the
scale of the shopping centers and growing population in
the suburbs. Exhibit 17 shows the gross leasable area
(GLA) of retail space for the six different zones in the
Trident region identified by the Charleston Metro Chamber
of Commerce for tracking retail information. For instance,
the North Charleston and West Ashley areas combined
have 64 percent of the retail space in the region.

Downtown Charleston

Downtown Charleston has opproximately 555,700 square
feet of retail space. The majority (68 percent) is concentrat-
ed in street level retail along the King and Meeting Streets
corridor. Approximately 177,000 square feet {32 percent)
is concentrated in retail centers with over 30,000 square
feet, the bulk of this in Charleston Place with 50,000
square feet and Mojestic Square with 38,775 square feet
of space that houses Saks Fifth Avenue (30,000 sf).




Comparison of retail centers, Charleston MSA 1991-1998 exhibit 16

1991 1998

Charleston MSA (areas) GLA available space  vaconcy market share GIA available space  voconcy  market share
Charleston peninsula 500,000 NA NA 5% 555,700 109,200 *19.6% 5%
West Ashley 3,193,200 237,200 7.4% 31% 3,785,100 300,100 7.9% 33%
North Charleston Subtotol 4,252,400 429,500 10.1% 42% 3,634,600 610,100 14.8% 31%

Lower N Charleston 892,200 38,500 4.3% 9% 807,600 276,800 34.3% 7%

Upper N Charleston 3,360,100 391,000 11.6% 33% 2,827,000 333,300 11.8% 24%
Fast Cooper 736,900 78,800 10.7% 7% 1,301,500 46,200 3.6% 11%
Summerville {Dorchester) 977,700 97,900 10.0% 10% 1,321,900 173,000 13.1% 11%
Berkeley County 556,500 51,700 9.3% 5% 948,700 207,900 21.9% 8%
total 10,216,700 895,100 8.8% 100% 11,547,544 1,446,500 12.5% 100%

Retail space by major market areas exhibit 17

Berkeley County

Summerville (Dorchester)

East Cooper

Upper North Charleston

Lower North Charleston

West Ashley

Charleston Peninsula

0 500 1,000 1,500 2,000 2,500

Thousands of Square Feet

3,000 3,500 4,000

W 19971 Sq. Fr.
071998 Sq. Ft.

Source: Charleston Metro
Chamber of Commerce,
Retail Sales Survey, January
1991and 1998. Outside of
Peninsulg, it includes only
centers with a minimum of
30,000 sq. ft. Downtown
GLA is an estimate of all
retail space, including space
less than 30,000 sq. fi. 1991
estimate did not provide
avuailable space for buildings
less than 30,000 and, there-
fore, it is not included.

* Relatively large vacancy
rate is due to this fuller
accounting of peninsula

retail space.
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The opening of Charleston Place in 1986 strengthened the
King Street corridor, bringing in national retailers. In 1996,
the new Saks Fifth Avenue opened and added more nation-
ol retailers to the streetscape. Since 1991, the peninsula
has added some 55,000 square feet of retail space.
Without a current database of retail space, however, actual
growth of retail is harder to track on the peninsula as so
many of the retail shops are concentrated in individual
shops that are not tracked in the Chamber’s Retail Survey.

The overall vacancy rate for retail in the peninsula was
most recently (1998) estimated ot 19.6 percent, a very high
overall rate. High vacancy rates are concentrated, howev-
er, in the Upper King Street area, which accounts for 60
percent of the 109,200 square feet of the unoccupied
space. National retailers and the retailers in the Lower and
Middle King street areas are performing much better.

The four retail centers in the peninsula with over 30,000
square feet have a combined vacancy rate of a healthy 5.4
percent of total retail space:

334 East Bay St. 38,000 sf
King & Grove 52,000 sf
King Street 38,775 sf
King & Market 50,000 sf

Ansonborough Square
Kings Plaza {Food Lion}
Maoijestic Square (Saks)
Chorleston Place

Retail Demand Projections

Projections of retail space demand, and the need for oddi-
tional space, are a function of future population, employ-
ee, tourist, and other visitor growth. For purposes of this
analysis, however, it is assumed that virtually all fourist-
related retail development will be concentrated south of
Calhoun Street and will be entirely subject to morket forces.
That is, no special financial incentives are necessary to
encourage more retail development or conversion from
other uses. The tourist market is, virtually by definition, a
prosperous market for which litlle or no further public sec-
for intervention is needed.

This is not to say that the public sector has no role in rede-
velopment. [ndeed, regulation of the market is an impor-
tant government role. Moreover, the public sector, in part-
nership with the private sector, has a critical role in assuring
that tourist aftractions are maintained and well marketed in
order to sustain them as visitor aftractions. Once people
are drawn to the tourist areas, however, the private sector
should be ollowed substantial free reign to determine the
types of retailing to offer.

On the other hand, there may be need to apply public
resources to improve the retail shopping opportunities for
residents of the peninsula. At present, the residents appear

to be under served with regard 1o convenient, large scale
retail facilities consistent with the opportunities outside the
peninsula. In fact, os noted above, the Charleston Metro
Chamber of Commerce counts only four shopping concen-
trations on the peninsula which exceed 30,000 square feet
and are owned or managed by a single entity. These total
about 177,000 square feet together.

In short, there are virtually no shopping centers, per se, or
large stores on the peninsula. Still, King Street (in porticu-
lar} functions as a shopping center due to its ability to
attrac large numbers of shoppers to a wide variety of
stores while being effectively anchored by o few lorger
stores (e.g., Saks).

A tentative estimote of demand for the population of the
peninsula suggests o market for some 536,000 square feet
of retail space, as shown on Exhibit 18. This is space
which would be distinct from most of the other retailing on
the peninsula with that focus on the tourist market.

As noted earlier, the peninsula now has about 555,000
square feet of retail space, two-thirds of which is located in
the lower King and Meeting Streets corridor. While much
of this corridor serves the general population as well as the
fourist morket, it is noteworthy thot only a quorter of all
retail space on the peninsula is in relotively large centers;




Retail demand estimate for peninsula

exhibit 18

Residenfs on the peninsula (1998) 39,000 Sources: Claritas,
Per capita income (annual, 1998) $17,000 Ine. for population
Totol income $663,000,000 and per capiia
Share of dollars available for retail purchases 38% Development
Assumption re: capture rate for peninsula 251,940,000 Strategies for other
Potential dollars spent on peninsula 50% estimates.
Assumed sales per sq.ft, averoge $125,970,000

Supportable sq.ft. 536,000

but the majority of that has a tourist/visitor leaning.
Therefore, there is o need to better serve the resident popu-
lation with convenient and large scale retailing.

On the assumption (boased on inferviews conducted during
the study) thot two-thirds of the retail space on the peninsu-
lo is aimed at tourists and one-third focused on residents,
then the need for 536,000 square feet of resident-oriented
space is reduced to about 350,000 square feet. At pres-
ent, this need is being served by residents having to fravel
outside the peninsula to modern shopping concentrations.
Attracting more such retail development to the peninsulo,
particularly near the Crosstown Expressway and its major
arterials, would better serve the residents.

The retail to be sought in these locations and focused on
the residential market would resemble power centers or
entertainment centers. These would include large, value-
oriented department stores, major single purpose stores
(such as home and garden, pets, books ond records),
movie complexes, and various forms of restauronts, both
fost food and full service. The site(s) ond buildings shouid
be required to conform to the character of the historic
peninsula, reflecting the architecture and remaining consis-
tent with building scale and street patterns.

Given the financial resources of most of the peninsulo pop-
ulation, it is fair to assume that high-end or luxury types of
retailing is adequotely addressed by stores principally focat-
ed in the Lower King Street orea and in regional shopping
centers outside the peninsula. The need, therefore, is
focused on convenience shopping facilities, such os dis-
count department stores and similar large scale refailers
who individually specialize in o particular consumer prod-
uct range but together address a diverse market.

5. Hotel market

The 1998 Visitor Accommodations Study provides a com-
prehensive overview and analysis of tourist accommoda-
tions in the City of Charleston. According to that study,
there is a total of 4,321 overnight rooms in the City of
Charleston and 6,446 in the rest of Charleston County.

The peninsula, itself, has 3,390 of these rooms, or 32 per-
cent of the total. Of the 28 hotels located on the peninsu-
la, 20 are south of Calhoun Street with a total of 1,728
rooms (51 percent of the peninsula). The medical center
area on the west side of the peninsula has 793 overnight
rooms (26 percent) in four hotels while the remaining 569
rooms (18 percent} are located in four hotels elsewhere
north of Calhoun Street but within a few blocks or less of
Calhoun in the King/Meeting Street Corridor.

The number of hotel rooms in the City of Charleston has
increosed by 90 percent since 1982, a rapid average of six
percent a year. This indicates how quickly Charleston has
become a major visitor aftraction. As a result, however, the
city hos been able to maintain its share of hotel rooms
despite a similar rate of growth in other parts of the county,
which responded to resort demand and construction. A
serious consideration for Charleston, therefore, is to con-

107

Resul cstate and ccanamic sevelopment



Renl astate and econamic development

Source: 1982, 1997
Visitor Accommodations
Studies, Charleston
Depariment of Planning

Development. Numbers

1982
rooms  Pct. of market

Charleston visitor accommodation by area, 1982 & 1997

1997 1982-1997
rooms pct. of market percent change

and Urban  Cily of Charleston 2,276 41.7% 4,321 40.1% 89.9%
peninsula 1,835 33.6% 3,390 31.5% 84.7%

include Bed & West Ashley 441 8.1% 931 8.6% 111.1%
- Charlesfon county outside city 3,184 58.3% 6,446 59.9% 102.4%
North Charleston 2,552 46.7% 4,167 38.7% 63.3%

East Cooper 226 4.1% 1,443 13.4% 538.5%

West Ashley 406 7.4% 836 7.8% 105.9%

Dorchester County NA NA NA NA NA

Berkeley County NA NA NA NA NA

total 5,460 100.0% 10,767 100.0% 97.2%

vert some of the demand, or add to the demand, for non-
tourist and resort purposes, perhaps for conventions and
other major events. This would help to diversify the morket
and, if timed properly, help to occupy hotel rooms in typi-
cally off-peak times of the year.

Overall hotel occupancy increased markedly (in hotel
terms) from 68.7 percent in 1996 to 70.0 percent in 1997,
despite the addition of 594 new rooms. This enabled local
hoteliers to increase the overall average daily rate by over
nine percent to $88.64 in 1997.

Future hotel demand

Current and future developments on the peninsula and in
the entire Charleston metropolitan area will create more
demand for hotel rooms.

The following developments are major examples that will
work to increase hotel demand:

- Aquarium and its projected 1,000,000 annual visitors

- College of Charleston areno—a proposed 6,500-seat
focility with small conference rooms for a specialized
conference business niche

- New locol and tourist attractions such as a marina,

museums and cultural facilities

- Union Pier development, parficularly office market
growth

- Growth in visitors to the medical center (patients and
their fomilies, acodemic visitation, and researchers)

- Overall growth in tourism market which is expected
- Overall growth in convention market due to facilities in

North Charleston combined with the attractions of
historic Charleston

The 1995 report on the market potential for redevelopment
of the Union Pier area estimates o 10-year forecast for
hotel demand on the peninsula to be between two and four
percent. Such demand growth will create, on average, an
additional 60 to 130 rooms per year for ten years. The
current hotels on the peninsula north of Calhoun Street
average about 180 rooms which, if applicable to future
hotel development, translates into the development of three
to seven additional hotels over ten years.

At issue, of course, is where such hotels are to be located.
Given the congestion of troffic and tourists on the lower
peninsula and a goal of spreading hotel usage to ease
such concentrations, new hotels should generally be
restricted to areas generally north of Calhoun Street.
However, Union Pier may be an appropriate location as

well as other sites with ease of access from the Crosstown
Expressway and/or serving the medical center orea.

In any event, plans for adequate land availability and site
consolidation to accommodate future hotel growth, and
policies governing their size, access, and on-site services
on the peninsula, need continual attention. These efforts
will help assure both orderly development and that the
peninsula is properly positioned to capture a fair share of
overall market growth in overnight accommodations.
Moreover, policies regarding conversions of historic proper-
ties to bed and breakfast uses must continue to address
concerns regarding potential losses in the residential nature
of the community {e.g., maintaining residential architecture
even after conversion to other uses). If demand for
overnight accommodations follows the track outlined
above, there will be increasing pressures for B&B conver-
sions, especially for historic and architecturally significant
struciures.




Moderate development opportunities in downtown Charleston: 5, 10, and 20 years exhibit 20
existing growth projections

0-5 years 5-10years 10- 20 years fotol
Employment 45,000 2,800 3,500 7,700 14,000
Populotion 39,000 800 1,000 2200 4,000
Housing (units) 10,000 Housing unit growth 400 500 900 1,800
ownership 160 130 180 470
renfol 240 370 720 1,330
Office 1,400,000 Office sq.ft. growth 300,000 375,00 825,000 1,500,000
floor area ratio 1.5 2.0 25 21
site areq, acres 5 4 - 8 16
Retail 555,700 Refail sq.ft. growth 200,000 125,000 175,000 500,000
floor area ratio 0.25 0.35 0.50 0.33
site area, acres 18 8 8 35
Hotel {rooms) 3,390 Hotel room growth 400 200 200 800
Density, rooms/acre 50 75 100 43
Site areq, acres 8 3 2 13

6. Potential strategic growth targets

The Trident region’s economy is vibrant and growing and,
most notably, has obsorbed the recent closing of the
Charleston Naval Bose without experiencing net declines in
employment. During the 1990s, the economy of the
region quickly adjusted from a predominance in defense
related jobs to a more diversified base involving tourism
(hotel and retail), health care (and related teaching), and
port activities.

This shift, however, has created concerns about changes in
the quality of life and the economy occurring on the penin-
sula, particularly as these changes offect the charm and
oftraction of historic Charleston and the diverse population
in many existing neighborhoods and boroughs.

The greater Charleston area benefits from economic and
population growth; attracting growth oppertunities is not a
major issue. At the same time, Charleston must grapple
with changes caused by growth and the need to channel
growth to the most appropriote and competitive locations.

The opportunity arises for the city, therefore, and more par-
ticularly for the Downtown Plan study area generally, to

plan for, oftract, ond direct growth where it will minimize
negative impacts while contributing to improvements in
housing, office development, retail shopping, ond accom-
modating Charleston’s many visitors.

Exhibits 20 ond 21 summarize the growth potential and
opportunities for the downtown planning area over the next
20 years under two broad scenarios:

- moderate (indicating modest growth well within the vision
based on appropriote planning and promotion) and

- vigorous {a more activist and optimistic approach to
attracting more of the region's future growth to the
Downtown Plon study area}.

The growth potential for the Downtown Plan study area
could require between 75 and 109 acres of land for com-
mercial purposes alone plus land for between 1,800 and
4,500 housing units of various sizes and configurations, as
shown on Exhibits 20 and 21. Assuming this amount of
land is available in the Downtown Plan study area during
the next 20 years, the exhibits demonstrate the potential
scale of growth if downtown takes full advantage of its eco-
nomic leadership and opportunities.

The exhibits suggest the scale of potential development in a

range of densities, expressed as floor area ratios ({the
amount of floor area on a site of a given acreage) or as
housing units or hotel rooms per ocre. Higher densities
generally denote more vigorous growth and pursuit of
development, but are not meant to be prescriptive.
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Vigorous development opporiunities in downtown Charleston: 5, 10 and 20 years

exhibit 21

existing 0-5 years 5- 10 yeors 10 - 20 yeors fofol

Employment 45,000 4,400 5,500 12,100 22,000
Population 39,000 2,000 2,500 5,500 10,000
Housing {units) 10,000 Housing unit growth 900 1,100 2,500 4,500
ownership 360 280 500 1,140

rental 540 820 2,000 3,360

Office 1,400,000 office sq.ft. growth 725,000 1,015,000 1,160,000 2,900,000
floor areg rotio 20 25 25 21

sife area, acres 8 ? 8 16

Refoil 555,700 refail sq.ft. growth 280,000 210,000 210,000 700,000
floor area ratio 0.35 0.50 0.75 047

site areg, acres 18 10 é A

Hotel {rooms) 3,390 Hotel room growth 800 500 400 1,700
Density, rooms/acre 75 100 150 93

Site areo, acres 11 5 3 18

City of Charleston population, 1860 - 2000 exhibit 22

120,000 -

100,000 -

80,000

60,000

40,000
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Source: City of Charleston
Department of Planning
and Urban Development
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Annual visitors fo major Charleston attractions exhibit 23

The reporting attractions
inciude: Ft. Sumter, F1.
Moultrie, Charleston
Museumn, Heyward-
Washington House, Joseph
Maonigault House, Aiken-
Rhett House, Charles Towne
Landing, Middleton Place,
Gibbes Museum of Art,
Nathaniel Russell House,
Edmondsion-Alston House,
Drayton Hall, and Patriots
Point. Source: Charleston
Metro Chamber of

1. Profile of economic progress in
downtown Charleston

The recent past: A sleepy town of the Old
South with history, culture, a port, antique
shops, and “old money”

Downtown Charleston was, for nearly a century, a relotively
remote vestige of the Old South that benchmarked itself to
the prominent role it played before and during the Civil
War. The City of Charleston experienced many ups and
downs in its population during this time and only began an
annexation program outside the peninsula in the 1960s.

The Second World War, and then the Cold War that fol-
lowed, brought successive waves of change. A large part
of the region’s economy then became tied to employment
and procurement connecied to defense establishments,
especially those linked to the port. Federal funds at the
same time helped to create a highly competitive infrastruc-
ture for growth, especially for commercial port operations.

The state also became increasingly aggressive and success-
ful at “industrial development”, the recruitment of industrial
firms seeking the lower costs of facilities and operations in

Commerce.

Source: South
Carolina
Department of
Revenue
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South Carolina visitor accommodations tax revenues

from Charleston ( $ millions ) exhibit 24
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Source: South
Carolinag
Department of
Revenue

Annual retail sales in the City of Charleston

{ $ billions )

exhibit 25

$2.21 :wn,noo-ﬁ_ o

$1.84 $1.85 $1.85 $1.83 $1.82

1990 1991 1992 1993 1994

the South by fleeing the higher costs of union labor and
aging infrastructure of northern and mid-western cities.

The slack economy between the Civil War and World War
It period had the unintended but nevertheless beneficial
effect of preserving the historic built environment of the
lower Charleston peninsula which today comprises the
downtown of the metropolitan area. This is the “crown
jewel” of the Trident region and a national treasure as well.
The growth of tourism as a result of this historic character
in the past 10 to 20 years has brought this benefit into
clear focus. Moreover, the tourism and special character
of Charleston has attracted economic forces that have
enabled both the public and private investment required to
ensure the city’s preservation and economic reuse.

The challenge today, however, is whether to accept the role
of downtown as a “museum environment” shared by
tourists and preservation-minded affluent residents or to
seek to keep the downtown, including its valued charms, as
a competitive urban core with a diversified economic base,
sharing in the growth of the larger region.

A burst of new economic energy from tourism

Much to their credit, the city and region have sought to
compete within the larger economic framework of the New

peninsula below Crosstown

Median home values:

exhibit 26

250,000 4

200,000

1995 1996 1997

South. As suggested earlier, this did not come early, as
with Atlanto or the North Carolina Piedmont cities, but it
did come. Within South Carolina, this new competitiveness
is best symbolized by the success in aftracting BMW to the
Greenville-Spartanburg area and the subsequent dramatic
growth of industrial and distribution firms along the
Interstate-85 corridor.

Within the Charleston region, and especially in downtown,
this new aggressiveness has been expressed in a dramatic
increase in tourism and in the markefing io the nation and
the world the qualities of the preserved historic environ-
ment. At the same time, the region’s reputation as a vaca-
tion haven for those who seek waterfront resorts and the
ambience of the old town ond its many quality restaurants,
shops, and historic attractions hos increosed significantly.

Economic success in this regard is vividly illustroted by dota
on state tox revenues from overnight accommodations in
the City of Charleston, shown on Exhibit 24. While rela-
tively flat for the first four years of the decade, these rev-
enues have increased 70 percent in the last five yeors.
While Charleston has long been an attractive vacation and
tourism areq, recent trends show the city to have a dramat-
ically improved drawing power.

1993 1994 1995 1996 1997 1998

One result of this burst in tourism is that retail sales in the
City of Charleston have ropidly grown in recent years. This
pace of increose does not go unnoticed by national ond
international retailing companies who diligently seek robust
and expanding markets. Exhibit 25 indicates why
Charleston has experienced strong interest from out of
town retailers. The area is especially attractive with a 20
percent increase in sales between 1994 and 1997 alone
{loter figures not yet available).

Intense investment in preservation and
restoration with rising property values and
“new money"”

Along with the “discovery” of Charleston os a great place
fo visit has been its recognition as a great place to live.
This is particulorly the case with those of independent
means. In other words, many households with the personal
wealth to choose where they will live have been attracted to
Charleston not because of job opportunities but for the
omenities and lifestyles the downtown offers. Often these
are persons who are retired. Others use a home in historic
Charleston as a seosonal or vacation residence.

Regardless of the motivation, this phenomenon has led to
dramaticolly rising property values not only in the oldest
ond best preserved sections of the downtown peninsula but

Source: Charleston

Reul estate and economic development



Real estute und cconomic development

Fifteen largest employers in the City of Charleston

Charleston County School
Roper Hosptial

Charleston County Government

City of Charleston

Veterans Administration Medical Center
SCE&G

College of Charleston

Bon Secours-St. Francis Xavior Hospital
Main-Waters Management, inc.

The Post and Courier
U.S. Coost Guard

BellSouth

Tha Fhndal

increasingly throughout Charleston. In fact, the median
value of homes sold on the peninsulo south of the
Crosstown Expressway increased by 67 percent between
1990 and 1998, by far the most rapid rate of increase—
and the highest values—of any other submarket in the
Trident region. When combined with the growth of the
tourist/visitor economy, these new residents have yielded
significant economic gains (jobs, expenditures, ond wealth}
for the community while increasing fiscal benefits to the city,
state, and other taxing authorities.

A focus on the quality of life and quality of the
environment with new regional amenities

Tied to success in creating a strong tourist economy ond
attracting new resident investors in neighborhoods lost to
physical decline through under-investment, has been a
recent effort fo invest more of the community’s collective
wealth in the creation of major new public amenities and
cultural facilities, Most notable are the new Waterfront
Park, the South Carolina Aquarium under construction, the
refurbishment of Marion Square now underway, and Joseph
P Riley, Jr. Stadium.

These public investments will have the salutary effects of
not only enhancing the quality of life of Charleston resi-
dents but also helping to offer alternative attractions to

exhibit 27

tourists and other visitors. This will take some of the pres-
sure off of the older neighborhoods and business areas of
the lower peninsula. At the same time, the decision to
locate the region’s major convention ond exhibition facili-
ties in North Charleston was especiolly appropriate
because it helps further spread the benefits brought by visi-
tors and avoid further impact on the lower peninsula. A
College of Charleston areno, if developed as proposed,
would likely have a similar effect.

A powerful magnet of higher education, health
care, and related research and development

The dramatic growth of both the Medical University of
South Caroling, with its health care delivery institutions and
medical school, and the College of Charleston has led to
further economic prosperity and diversity of the lower
peninsula as well os the region. In addition to bringing
students, patients, and visitors, these quality institutions
have brought stature to the community and a range of jobs
for residents that spans the spectrum of requisite skills and
resulting household incomes. Despite the perception that
the Charleston economy is heavily based on tourism, the
largest single tourist-based employer in the city is the
Charleston Place Hotel—but it is only the 15th largest
employer in the city.

Source: Meiro
Chamber of
Commerce,
Maijor
Employers
Directory 1997

Note: Roper
Hospital
merged with St.
Francis Xavier
in 1999 to
become Care
Alliance.

At the same time, many employees and faculty of these
employers have chosen the special lifestyle of the historic
neighborhoods, thereby contributing to the restoration and
value of these assets. Moreover, this economic growth has
led to growth of the city’s labor force along with a remark-
ably low city-wide unemployment rate which was just 3.1
percent in 1998 (see Exhibit 28). Such o low rate suggests
that there are many jobs going unfilled ond that further in-
migration can be expected as Chorleston’s many amenities
combine with a strong job market to aftract newcomers.

The opportunity now is to encourage, and then retain with-
in downtown, further spin-off businesses, especially those
that will capitalize on the unique technologies and services
emerging from the research base of the Medical University,
as well as diverse supporting businesses. Many of these
businesses can be the outgrowth of entrepreneurship of
faculty and staft—and even students. Most would occupy
office-type space provided additional inventory can be
made available in the downtown.




Unemployment rate in the City of Charleston exhibit 28
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Office space, 1998 ( square feet ) exhibit 29

Lower N. Charleston
Upper N. Charleston
West Ashley
East Cooper
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Danlel Island

Source:

South Carolina
Employment
Security
Commission

Source:
Charleston |
Meiro Chamber
of Commerce
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Success in attracting major office users and
maintaining downtown’s preeminence as the
region’s Class A and headquarters office center

Given the historic qualities and scole of the downtown, the
prominent symbols of high rise office towers as seen in
Greenville or Charlotte ore appropriately absent in down-
town Charleston. Still, the peninsula dominates the
region’s inventory of Class A office space and headquarters
employment. Likewise, the city has oggressively sought to
maintain this position by recruiting and making incentives
available to encourage companies such as BellSouth and
NationsBank, now Bank of America, and the federal courts
fo come to or stay in downtown.

The recent decision of a major law firm to depart the
downtown for a signature building in o planned business
park across the Cooper River, however, should be consid-
ered an important wake up call. While it is understood
that there were special circumstances that drove this partic-
ular location decision, it focuses ottention on the need to
plan for expansion of office development opportunities on
the peninsula if citizen and plan goals of aftracting higher
paying jobs to downtown are to be met. Failure to do so
could lead to a rapid erosion of downtown's leadership as
a place of employment for the growing service sector of the
region’s economy.

Downtown has much to offer the office-based employer
and its employees. Like most downtowns, it is the one
place in the region where face-to-face contact between
businesses and between business and government con be
achieved quickly and conveniently. It is the one place
where people can walk to a variety of lunch places or even
do a bit of shopping during lunch. It further offers the
opportunity for walking to work from an adjacent historic
neighborhood.

With low vacancy rates and few sites readily available 1o
build new office space, however, it is also very difficult for o
business to expand or relocate to the peninsula. Further,
there is no single area recognized and marketed os the
office core of downtown where such expansion is wel-
comed and facilitated by the city and corporate community.

2. Key issues and challenges:

suggested policies and practices

Balancing local vs. national business presence

Part of the success of Charleston’s “new” downtown has
been the attraction of national retail stores to locate on its
“Main Street”. Charleston was not alone in the country
with the almost total departure of comparison goods shop-
ping establishments from downtowns to the “greener pas-
tures” of suburban malls. Prior to that, the King Street
shopping district had, in fact, been anchored by several
national chain stores, including Penney’s, Sears, Lerners,
Grants, Woolworth’s, and Kress.

Only with the development of Charleston Place a decade
ago did a reversal of this trend emerge with the stores of its
enclosed mall or arcade. More recently, the success of
these “urban pioneers” hos led to their spilling out onto the
street frontage to the north and south of Market Street on
King with such stores as Ann Taylor, the GAF, Banana
Republic, Foot Locker and Saks Fifth Avenue.

This pattern is disturbing to some in downtown, both resi-
dents and business owners. it has meant tough competi-
tion from firms with national procurement and marketing




systems, competitors run by transient managers rather than
local businesspersons deeply committed to the community,
higher land values and rents, and demanding customers
accustomed to the wide retail offerings found in larger met-
ropolitan regions. In the process, it has expanded the cus-
tomer base and increased the cumulative aftraction of
downtown as a regional ond visitor shopping destination.

Downtown has, as a result, retained and strengthened its
position os the region’s fashion shopping district, thus far
preventing the emergence of a competing suburban version
of a fashion mall. At the same time, local entrepreneurs
have dominated the business growth linked to dining,
entertainment, and casual tourist shopping, especially in
and surrounding the Market. It is not tncommon, and not
unexpected, given the nature of retailing today, that local
firms will compete most effectively in the highly creative and
more volatile businesses of urban entertainment and dining
and that national retail chains will dominate comparison
shopping for what is termed GAF—general merchandise,
appoarel, and furnishings—the categories of goods that pre-
vail in the typical regional mall.

At the same time, a careful review of market power of the
residents of the peninsulo and of the retail facilities catering
to what is termed convenience goods {food, drug store
items, hardware, and home improvement}, certain hard

goods (furniture, appliances), and lower priced shopper
goods (general merchandise, apparel, and furnishings —
GAF) suggests an opportunity for further retail business
growth downtown. The quandary is that these segments of
the retail sector are becoming increasingly dominoted by
national firms as well—throughout the U.S.

The reality is, therefore, that it is highly unlikely a local
entrepreneur would risk storting-up a new junior depart-
ment store, supermarket, furniture store, or even a hard-
ware store when there is always the threat of o large
regional or national firm locating in or adjacent to its mar-
ket, offering lower prices and greater selection. On the
other hand, not enabling firms to enter the market to fill
this niche will result in residents commuting fo the suburbs
to shop or paying relatively high prices for the currently lim-
ited selection of these kinds of shopping opportunities on
the peninsula.

Recommended Policies ond Proctices:

Identify, secure, ond market on appropriate site or sites for
the location of regionally competitive “main line” retail shop-
ping facilifies to serve peninsula residents (both north and
south of the Crosstown) with medium-priced general mer-
chandise (GAF) and convenience goods. These would ideal-
ly be carefully positioned within the existing built environ-

ment, potentially in the Upper King ond Meeting Corridor to
reinforce its historic retail function.

It should be recognized, however, thot, in order to accom-
modate their standord scale, volume ond parking require-
ments it may be necessary o accommodate these uses
through the establishment of o medium-sized shopping com-
plex {100,000 to 400,000 sq. ft., 8 to 30 acres}. Whichever
location strategy is pursued, these uses should be readily
accessible to the Crosstown Expressway in order to capture
patronage from across fhe Ashley and Cooper Rivers as well
as those living and working to the north and well as south of
the Crosstown. At the same time, any new retail shopping
venues should be designed to be sensifive to the scale and
appearance of Historic Charleston. Likewise, every reason-
able effort should be made to accommodate locally-owned
businesses together with the inevitable national chains.

The Local Development Corporation {LDC) and the Chamber
of Commerce should continue to support the College of
Chorleston in its entrepreneurship and small business man-
ogement courses. Broad dissemination and applicotion of
the skills and knowledge provided will help foster a culture of
capable entrepreneurs to start new businesses of all varieties,
both on the peninsula and beyond, and assist existing busi-
nesses compete more effectively with national chollengers.

Maintain, with input from the local real estate brokers, an
inventory of sites and buildings for business location and
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expansion. Work with established businesses and business
organizations to foster regular communication focused on
monitoring their needs and offering opportunities to address
their particular business demands. This would serve as an
early warning system of potentiol business departures or fail-
ures to encble effective intervention by the public sector and
peer groups.

Accommodating retail stores vs.
the “corner store”

Much of the concern here relates to the previous discussion
of national versus local businesses. The simple fact is that
small, corner stores thrive today in any market only where
one or more very special circumstances exist:

- High urban densities that force transit dependency and
pedesirian movement

- Stores with a unique, almost cult following, due to quality
and nature of goods selection, effective entrepreneurial net-
working, and personal service that leads to strong custiomer
loyalty.

- Absence of otherwise state-of-the-art competition due to
barriers to market entry {e.g., land availability, zoning restric-
tions) within convenient travel distance.

Most markets have favorite, locally-owned retail establish-
ments that continue fo succeed because of the presence of
one or more of these factors while being conveniently
located in their neighborhood and independent of strip
malls. Certainly some very good examples exist in down-
town Charleston and the older neighborhoods of the lower
peninsula. The following are some policies and practices
that will assist in preserving these unique community assets
while enabling others to begin:

Recommended Policies and Practices

- Assist successful or nascent “corner store” retailers in
obtaining permits for parking.

- Work with the Chamber of Commerce and other local
business associations fo provide pocled business counseling
services and to lower hurdles to effective business operation
such as costs of accounting, common and cooperative
advertising and markefing, personnel training, waivers of
business license fees, and stepped, reduced or abated toxes.

- Conduct periodic business condition surveys and focus
groups with business owners ond managers to solicit on a
one-to-one ond collective basis insights regarding factors of
or barriers to business success.

Pricing out long-term residents vs. enjoying the
new prosperity

Rising property values and associated taxes are part of the
“good news, bad news” story resulting from the economic
ochievements of downtown Charleston. In a free market
society, these are largely accepted as consequences of
growth except when the impacts are particularly harsh and
sustained. Proposition 13 in California in the early 1980s,
and its offspring in many states, characierized a faxpayer

backlash to high growth with exploding property values and
property taxes at that time.

The question in Charleston is, do the current circumstances
merit any attempt to reverse or halt the economic forces
that underlie increases in demand for historic housing or
tourism and, even if there were such a desire, is it really
possible to effect such a reversal and at what price in unin-
tended consequences? Given the answer to this question
is one to be forged in the forum of local government and
public policy setting, the plan will not attempt a single

- answer. Rather, the following suggestions are offered as

possible means of achieving some moderation and shifting
of impacts of these economic forces:




Recommended Policies and Practices

Encourage production of alternative housing opporiunities
for low- to moderate-income households and for elderly resi-
dents. This would provide opportunities for persons being
priced out of their homes by higher toxes and fixed incomes
to remain within the community while reoping the benefits of
their higher home values. With rental housing this can be
achieved by means of combining assisted as well as market
rate rental housing in the same development and under
common manogement with the ossistance of Low Income
Housing Tax Credifs. Providing for more modest priced own-
ership housing in a strong, rising single family and condo-
minium market has proven more challenging with few exam-
ples of long-term success. However, increasing housing sup-
ply can in itself hove the salutary effect of lowering prices or
of least moderating price increases.

Continue the practice of seeking to disperse tfourist activity
ond impacts away from the lower peninsulo by precluding
turther development of hotel rooms or major tourist aftrac-
tions as well as pufing @ cop on the number of bors ond
restaurants located below Calhoun Street.

Devise alternctive sources of revenue to reduce reliance on
property taxes in the funding of local government. This
could include additional sales toxes, especially those target-
ing tourism and enterlainment, ond a regional earnings tox.
This tatter would be best applied on a regional or multi-

county basis so that it does not make the city less competitive
in relation to other jurisdictions in the region.

Retaining and encouraging minority businesses

This issue is particulorly difficult with few real solutions.

The fact is, the minority population of the peninsula has
been dropping rather precipitously for the past two
decades. While the reasons for this demographic trend are
many and complex, two factors are likely most importan.

The first is the pull of @ more suburban lifestyle and
schools, even when the move is within the City of
Charleston but further north on the peninsula, this migro-
tion is similar for African Americans to that of their white
counterparts a generation earlier.

The second maijor cause of o deporture of minority house-
holds from the lower peninsula is the economic push from
higher property values and taxes. While this may be char-
acterized by some as the negative force of “gentrification”,
others have seen this as an opportunity to sell their older,

often deteriorating homes for prices that allow purchase of
a newer properly further north in the city or in the suburbs.

Given this demographic redlity, there may be the commen-
surate departure from the lower peninsula of many minority

owned businesses that have catered to the Afrocentric
tastes and culture of African Americans in downtown
Charleston, as well as white owned businesses that have
served the African American community. This loss of diver-
sity is fo be regretted as it diminishes the richness and
authenticity of historic Charleston. Some suggestions to
moderate or offset these forces and encourage minority
business development include:

Recommended Policies and Practices

- Continue and intensify the city’s current efforts fo counsel
minority businesses, encouroge minority hiring ond give cer-
tain preferences in procurement of supplies and services
while encouraging larger businesses to do the some.

- Creote o minority business “round table” organization to
facilitote communication and encouragement of business
owners ond aspiring entrepreneurs. The focus should not
just be on minorities serving the minority community but
rather on minority businesses competing ocross racial lines.

- Sustain the Minority Business Venture Capital fund recently
initioted by the City of Charlesion. While this fund would
assist in business start-ups, its primary focus should be on
assisting established small firms in obtoining equity capital to
expond and capitalize on market opportunities. The fund
should be run independent of politics with underwriting poli-
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cies that result in a return on invested capital that is com-
mensurate with the risk incurred.

Building on success to diversify the
economic mix

The principal opportunity to achieve a more diverse and
sustainable economic base for downtown Charleston is to
maintain and expand its position as a center of office
employment. The reason for this is simple. The largest
and strongest sector of growth of the region’s economy is
the broad category of services that includes an extremely
wide range of business ond employment types including

business services, professional services such as accountfing,

law, engineering and architecture, hospitality, health care,
entertainment and dining, and domestic services.

This employment category has grown in the region from
about 45,000 jobs in 1990 to 65,000 in 1998 for o 45
percent increase. Importantly for downtown, an estimated
one-half o two-thirds of these jobs occupy office space,
suggesting that the additional jobs have creoted demand
for as much as 2 to 2.5 million square feet of office space
in the region. Also, the job category of finance, insurance

and real estate (FIRE), while not growing, has about 8,500
jobs in the region. Typically, the category has about 85 per-

cent office occupancy and is located downtown.,

Given the community’s success in establishing a strong
tourism industry in the downtown, the opportunily now is fo
monage further growth in that sector and seek to balance
this with gains in office-based employment. The key cate-
gories to be encouraged would include:

- Business services ronging from low intensity graphic arts
and prinfing to computer consulting and software design.

- Professional services ranging from atforneys, accountants,
engineers, architects, to consultants of all variety.

- Communications and other information technology firms.

- Headquanters, branch and operations offices of diverse
businesses [non-profit as well as for-profit) and institutions
(colleges, universities, hospitals, social service deliver organi-
zations, efc.}.

- High technology firms, although certain ones may require
specialized facilities thot incorporate aboratories {wet or dry
including computer or electronic labs) within office-type
structures.

- Leased facilities for federal, stote, county and city govern-
ment agencies.

The following suggestions should assist in securing and
expanding downtown'’s position as the dominant office cen-
ter within the region:

Recommended Policies and Practices

Compile and maintain an inventory of sites appropriate for
development of office facilities in accordance with this Pian.
This should provide opportunities for signature build-to-suit
facilities for individual firms desiring visibility and an inde-
pendent image as well as for multi-tenant buildings. This
inventory should be marketed as a package to the real estate
ond economic development communities os well as to
prospective user occupants.

Creote a high technology business incubator with o focus on
medical- ond bio-technologies associated with and conven-
ient to the Medical University and College of Charleston.
This specialized focility should have provision for “wet” labo-
ratories for pharmaceutical, biotechnology and chemical
procedures, as well as focilities for electronic and computer
based technology development. lis ultimate purpose would
be to create and then refain within downtown and, within the
region, business spinoffs from this key industry.

Regarding business refention and atiraction of retail and
other non-office based businesses, a system of regulor data
gothering ond early warning is needed fo allow intervention
to head off potential business departures or failures.

An enhanced “world trade center” for the Charleston region
located in downtown should be pursued aggressively to
enhance a regional os well as local strength.




Within those areas targeted for office growth, create a pool
of common or public parking that would diminish the need
for on-site parking and gain the greoctest efficiencies in joint
use of parking inventory. This could be funded by means of a
parking outhority with special bond authority or by means of
tox increment financing, or both. The net result should be a
lower overall cost of porking and more efficient use of the
ovailable supply.

Designing effective incentives to shape the
economy of the future

The use of public incentives is, perhaps unfortunately, an
integral port of economic development todoy. The primary
reason for this reality is the increasingly competitive envi-
ronment within which the proctice occurs within the United
States today. With 50 states, hundreds of metropolitan
areas, and literally thousands of individual cities and coun-
ties within these stotes and regions all seeking to maintain
and grow their economic and fiscal bases, it is hordly sur-
prising that the more aggressive of these jurisdictions deem
it necessary to make deals to retain or attract employers,
investors ond developers. Certainly, Chorleston is faced
with such a challenge as it competes for jobs and business-
es with other regions in the southeast as well as with other
cities and counties in its own metropolitan region.

The challenge for any jurisdiction is 1o tailor an array of
incentives that can be effective and flexible for a variety of
circumstances and then to use these in a judicious manner
that concedes in any porticular deal as little as necessary to
achieve its economic development objectives. At present,
the City of Charleston has a limited range of incentives
available, especially for an older inner city with the need to
effect redevelopment and rehabilitation as opposed to
“green field” suburban fringe development. The following
are a range of suggestions for enhoncing this important
“tool kit” for urban economic development.

Recommended Policies and Proctices

While not directly representing an incentive program, the city
lacks an effective business data base as a tool for under-
standing frends, sirengths and weaknesses affecting its cur-
rent business mix. A useable business license dotabose
should be creoted. Building on and refining the current
database of the city’s Business License Division would be the
most cost-effective means to achieve this. A good database
should include:

- business name
- address(es) and locator number(s)
- type of business to 4-digit SIC

- estimated annual sales per individual business in the
city

- estimated square feet occupied per individual business
in city

- number of employees per individual business in city

- year established

In oddition fo containing these data items, the datobase sys-
tem should allow for easy aggregation by block foce, block,
ond various other groupings of blocks comprising study
areas or districts that might be defined for special purposes.
Likewise, the data base should allow for retention of past
years’ doto by property and business name to allow for trend
analysis.

Support should be given to establishment of one or more
business improvement districts (BID) to allow for enhanced
management of downtown Charleston, However, existing
stote enabling legislation emphasizes the copital improve-
ment function of such districts and seems to provide for the
manogement function only os incidental to a construction
program. If possible this legislation should be revised or
supplemented to recognize area-wide management as a pri-
mary function of a BID, including marketing, advertisement,
promotion, business recruitment and retention, advocacy,
ond even provision of supplemental public services such os
security, cleaning, and maintenance.
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More powerful direct state funded and enabled incentives for
investment in restoration of historic and architecturally signifi-
cant buildings shouid be sought. The most effective tool
would be o state corporate income or earnings tox credit for
the net investment increment that would interface with the
similar federal tox credit [ex. Missouri's recent program).
Another opfion would be simple property tax abatement on
the investment increment.

Diverse programs thot emphasize entrepreneurship and small
business development should be aggressively pursued. Many
of these are already in place through the city, stote and fed-
eral governments. However, special focus should be placed
on the coveroge, effectiveness ond interaction of these efforts
in order to pin-point opportunities for improvement and to
fully integrate these with the broader efforts of the Charleston
Regional Development Alliance relative to entrepreneurship.
These would include:

Business incubators(s) for diverse types and levels of technol-
ogy, in addition o the earlier recommendation for an incu-
bator focused on medical- and bio-technologies.

Seed ond venture copital fund development, ronging from an
organized network of “angel investors” (persons of high net
worth seeking to diversifying their portfolios with higher
risk/return start-up ventures) to formal venture capital firms
investing in expanding smoll- to medium-sized businesses.

Institute more programs fo recognize the accomplishments of
entrepreneurs. However, these should be carefully designed
not to stigmatize failure while celebrating success. The city,
business associations large and small {Charleston peninsula
Business Association, regional Chomber of Commerce), pub-
lic private partnerships such as the Alliance, and civic mind-
ed large businesses should be engaged in sponsoring these
programs.

The City of Charleston should join with other major urban
jurisdictions of the stote and pursue legislative means to
improve the effectiveness of state enabled tools for urban
redevelopment and economic development. This would
include the enhanced ond more effective use of the powers
of condemnation to facilitate site assembly and consolidation
for redevelopment and the use of fiscal and economic incen-
tives such os tax obotement, tax increment finuncing, and tax
credifs to induce targeted private investment.

Finally, the current proposals of the City's Office of Industrial
Development and Annexation relative to tax abatement,
amendment of business license fees, building inspection sig-
noff, development permitting process and zoning amend-
ments designed to induce investment in industrial develop-
ment, corporate offices, software development, light industri-
al and high technology offices should be encouraged. These
incentives will apply to certain high technology ventures that
are to be encouraged in downtown.
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The Charieston downtown plan

Key Trends & Findings

Population,

Population
In 1990, some 23,000 people were residents of the planning

area. These neighborhoods were home to twice as many
people in 1960.

PIYSTYTIENS

am N g q Age Distribution
& I i Young people dominate the age profile: when
) b the Census was taken, almost 7,000 people
living here were 15-24 years old---one out of
three residents.

JRU— Racial Composition

Almost as many Blacks as Whites live in the
area. The number of Whites increased gradually
in each Census after 1960. The Black
population has fallen sharply each decade.

g .".I Household Characteristics

Over 3,500 people were living by themselves--
K] the most common living arrangement in the
area. There were as many households of

Raclal
Composition

Household
Characteristics

A

unrelated individuals as there were families.

income
Levels

Income Levels

The Census showed a mix of income levels in
the planning area. Per capita income ranged from
$5-6000 to more than $30,000. Poverty rates
were high in some sections; others ranked among

the city's richest.

Owners & Renters

Of the nearly 9,000 housing units in the
planning area, almost two-thirds were
apartments or other rental housing. Still,
homeo hip has been increasing steadily,
especially in the lower Peninsula

Length of Residence

In 1990, almost 2,400 households were the homes
of people who had moved in within the last 18
months—-while another 2,600 households had been
at the same address for a decade or more.




Population

In 1990, when the Census was taken...

GENERAL

Just over 23,000 people were living
in the neighborhoods of the
Downtown planning area. There
were twice as many residents thirty
years ago. Most of the decline
occurred during the sixties.

Residential Population
1960-1990

=4 o o

g & £ B

Number of Residents
1960 46.690
1970 30,684
1980 25,955
1990 23,205

AGE

In this area, there were
comparatively few pre-school and
school-age children, and an
unusually large number of young
adults and elderly people. At most
age Jevels there were about as
many males as females, but not
among young adults and the
elderly. There were some 1,300
more young women 15-24 years
old than men of their age; among
the elderly, women also
significantly out-numbered men.

Young and Old
Male Female

75+ Yis

65-74 Vs
55-64 Yrs
45-54 Yrs

35-44 Yrs
253V

15-24 Yrs

Age Distribution
Male Female
Less than 5 Years Old 616 678
5-14 YearsOWd 1,086 1,187
15-24 Years Ol 2,692 4,018
25-34 YersOld 1,734 1,739
3544 YearsOld 1,273 1.364
45-54 Years Old 864 950
55-64 Years Old 651 910
65-74 Years Old 680 1,187
75 Years Okd or Older 441 1,135
Total 10,037 13,168

RACE

In 1990, more White people than
Black people lived in the planning
area. In prior Census years, the
majority of area residents were
Black. The White population
declined by half during the sixties,
but showed small increases in
subsequent decades. Each Census
since 1960 has found from 4,000 to
6,000 fewer Black residents.

Black & White
Residents

30,000
20,000
10,000

[ - White
1860

Population by Race:
1960-19%0
‘White Black
1960 20,169 26,448
1970 10,265 20,382
1980 11,221 14,604
1990 12,625 10,387
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The Charleston downtown plan

Households

In 1990, when the Census was taken...

In the Census, households are divided

into two broad categories: Family Households by Type

households and Non-Family households. 1990

A Family household consists of a Otber Families

married couple, with or without children, (9%) »

or a man or woman with children, or any L‘":‘;'of;"“'

combination of relatives living Martied Couples, '

togther...such as two sisters. A Non- “"°( 165)

Family household consists of an

individual living alone or a “joint .

household” of two or more unrelated Household Composition

people living together. Foilies with Join Households O T e oo

In the Downtown planning area, people Children 12% Joint” Houscholds 1,106

living alone formed two fifths of all (23%) Families wfth Children 2,069
Married Couples

households. Nearly half the households
were family units; about 2,000 of these
families were raising children.

w/o Children 1429
Other Families 769
Total 8,965

1990 Household Income

At the time of the Census, the planning area included some of
the wealthiest neighborhoods in the metropolitan region, and
some of the poorest. Household income levels are a standard
indicator of economic conditions, but this area includes many
small families, people living alone, and students. For these
households, smaller incomes do not necessarily mean people
are in need. Census records showed that per capita income
ranged from about $5,000 in some neighborhoods to more
than $25,000 in others. In 1990, there were over 6,000 people
living here with family or household incomes below the
fedenally-designated poverty level.

1990 Household Income
Less than $10,000 3,184
$10,000-$14,999 797
$15,000-$24,999 1,528
$25,000-$34,999 841
$35,000-$49,999 796
$50.000-$74,999 878
$75,000-$99.999 308
$100,000 or More 656




