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Executive Summary
In 2018 the City of Spartanburg issued a Request for Proposals (RFQ) soliciting firms to create a Transformation Plan for the
Highland Neighborhood. The primary goal of the plan is to provide a framework for the redevelopment of the neighborhood that
leverages recent investments in the community and previous engagements, while providing a path forward. This report aims to
achieve this goal, guided by the vision of the community and local stakeholders. The report is divided into 5 sections.

LEARNING ABOUT HIGHLAND
NEIGHBORHOOD
To make recommendations based on existing conditions and to validate
the community's strengths, weaknesses, opportunities, and threats,
relevant background information and demographic data were collected
and analyzed. Findings include:
• Highland residents' median household income is 67% lower
than for the City of Spartanburg.
• Less than 1 out of 100 residents have a bachelor’s degree in
Highland, compared to approximately 28 of 100 for the city.
• Though the study area contains 3.5% of Spartanburg’s population,
it has 9% of the city’s total poverty.
• 55% of households receive rental subsidy.
• About 1/4 of the land is residential.
• 1/2 of the property with structures is in good condition.
• Owner-occupied single family units are in the best condition.
• The neighborhood is rich in history, community, and natural
assets.

Strengths
•
•
•
•
•
•
•

Community spirit/people
Momentum
Anchor institutions
History, authenticity
Location
Meeting Street Academy
Farmers market

Opportunities
•
•
•
•
•
•
•
•
•

Buy in from stakeholders
Spartanburg growth and new housing
Knowledge building
Stewart Park
Development without displacement
Funding
Surrounding colleges
Opportunity zone
Food programs

Weaknesses
•
•
•
•
•

Poverty
Internal crime
Perception
Limited resident engagement
Fragmentation of neighborhood
identity

Threats
•
•
•
•
•
•
•

Uniform commercial uses/businesses
Displacement
Inability to gather city-wide support
Norris Ridge ownership
Housing market
Neighborhood competition (funding)
Transient residents

The plan utilizes the strengths and opportunities identified through
this first section while addressing the weaknesses and threats through
the strategies and recommendations made in the latter sections.

COMMUNITY VOICES
The community guided the creation of the Transformation Plan.
Residents and stakeholders participated throughout the planning
process by:
• Verifying the findings from existing conditions,
• Developing the vision for the plan and its goals,
• Vetting the framework created by the masterplan,
• Reviewing the recommendations for the redevelopment of the
neighborhood, and
• Ensuring that the plan called for the long term protection of
existing residents.
A Community Engagement Plan guided outreach for meetings and
engagements. Through the partnership between the City of Spartanburg
and neighborhood organizations, meetings had significant participation
from a variety of stakeholder groups. During the planning process,
multiple community engagement methods were used, including:
• A total of 2 large-format public meetings,
• Over 10 small focus groups,
• Over 20 one-on- interviews, and
• 7 project steering committee meetings.
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VISION
"The Highland neighborhood will utilize
equitable improvements to housing,
infrastructure, education, and park space to
build a unified, vital, and valued community
within Spartanburg’s historic core that
attracts new jobs, goods, and services
and to create a safe, healthy, and diverse
neighborhood that celebrates and protects
its history, people, residential character, and
assets like the Bethlehem Community Center
and Stewart Park."

UNDERSTANDING THE LOCAL MARKET
The third section of the report reviews the findings from three market analysis documents - housing, retail, and economic development.
These documents inform the type of development that could occur within Highland . The challenges found in those reports are
summarized below.
Housing
• Low income and educational
attainment is the biggest challenge
for housing development;
• There is high demand for
subsidized rental units;
• The lack of recent market rate new
construction and rehabilitation
in Highland indicates a lowdemand market; and
• Lack of brick and mortar historic
assets makes it difficult to draw
on the rich history of the
community as a selling point for
redevelopment.

Retail
• Highland's low locally-generated
retail demand is primarily a
function of very low household
incomes for Highland residentsl;
• Long-standing prejudices against
the community will continue to
present difficulties in attracting
new retail markets for the area;
and
• In addition to low incomes, there
is a low number of households
within Highland due to large
vacancy.

Economic Development
• Low education attainment is the
major challenge for Highland job
seekers;
• Female job seekers have a difficult
time finding employment, likely
due to the responsibilities of
childcare responsibilities;
• Matching job seekers with
employment in the fasting
growing manufacturing sector
will pose a challenge, due to the
physically demanding work
requirements and inflexible work
hours; and
• Many Highland workers have
difficulties getting to jobs located
outside of the downtown core.

NEIGHBORHOOD TRANSFORMATION
The Neighborhood Transformation section seeks to address the challenges observed in the analysis phase. Two sets of recommendations
make up the section, Redevelopment and Community Retention, both aligned with the community vision and goals.
Goals

1
2

Conservation
• Protection of legacy and
low-income residents,
• Preservation of the
community’s natural assets,
• Promoting investment in
community assets, and
• Celebrating the
community’s history and
culture.

Accessibility
• Providing opportunities
for goods and services,
• Improving and expanding
transportation options,
• Creating economic
opportunity, and
• Building vibrant spaces
that attract and serve
diverse groups.

Restoration
• Providing investment in
new and existing housing
options,
• Encouraging compatible
land uses, and
• Promoting neighborhood
safety and stability.

Redevelopment Strategies
These recommendations guide the introduction of new development into the community
established by the framework in the masterplan. The 8 strategies describe how to redevelop the
community to attract new residents by providing new and attractive housing that follows the
character of the neighborhood.
Community Retention Strategies
Community Retention is an essential component of the Transformation Plan. This section
outlines 13 different strategies that focus on ensuring that existing residents can stay in Highland
as it redevelops while providing them with opportunities for upward economic mobility and
a safer and more economically diverse neighborhood.

REDEVELOPMENT

COMMUNITY
RETENTION
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IMPLEMENTATION
The last section of the report outlines how the Transformation Plan can transition from planning into implementation by answering
5 specific questions.
What

The "What" section identifies 3 catalytic projects that should be the focus of the neighborhood's implementation, and 5 long term
projects. The 3 projects are the Cammie Clagett site, the Norris Ridge redevelopment, and JM Fields. The redevelopment of these
projects will have positive effects in the broader neighborhood and address specific challenges within the community.
Who

For this plan to be successful, an organization must be selected to be responsible for its implementation. The Community Quarterback,
or lead entity, will be responsible for ensuring that all partners work collectively in the execution of the plan and its recommendations.
How

The "How" section identifies the financial feasibility of the Transformation
Plan and the catalytic projects. It also enumerates additional funding
sources to explore as the implementation of the plan begins.

Who

When

Not all recommendations in the Transformation Plan will occur at once.
This section of the report outlines when specific actions should happen
given financial and market constraints.

How

Where

Where does the plan take us? If implemented as designed, Highland will
see the following benefits:
• Increase in homeownership rate from 13.7% to 29%,
• Diversity of housing incomes,
• A decrease in concentrated poverty,
• Reduction of the high percentage of low income households,
• A decrease in vacancy, and
• Opportunities for resident retention.

When

1
2
3
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What

Transformation
Plan
Implementation

Where

Learning about Highland
Neighborhood
Introduction
Highland History
Previous Plans
Neighborhood Profile
Existing Conditions

Introduction
In January of 2016, the city convened the Highland Working Group consisting of many local partners, to discuss options for the
improvement of Highland. Seven partners signed a Memorandum of Understanding (MOU) to document the partnership. The
partners included:
•
•
•
•
•
•
•

The City of Spartanburg,
Housing Authority of the City of Spartanburg,
Spartanburg School District Seven,
Highland Neighborhood Association,
Bethlehem Community Center,
Macedonia Missionary Baptist Church, and
Highland Community Development Corporation.1

In 2018 The City of Spartanburg issued a Request for Qualifications(RFQ) for the creation of a Transformation Plan for Highland.
The primary goal of the Transformation Plan is to provide a framework for the redevelopment of the neighborhood that leverages
recent investments and previous engagements while providing a path forward. This report aims to achieve this goal, guided by the
vision of the community and local stakeholders. The report is divided into 5 sections:
1.

Learning about Highland Neighborhood: consists of the relevant background information and demographic data collected
to make recommendations based on existing conditions;

2.

Community Voices: summarizes the community engagement and stakeholder participation process and how they inform
the creation of recommendations;

3.

Understanding the Local Market: reviews the findings of 3 market analysis documents that inform the type of development
that could occur within Highland;

4.

Neighborhood Transformation: is made up of 2 sets of recommendations - redevelopment strategies to attract new residents
into Highland, and community retention strategies to ensure that existing residents are protected as the community redevelops;
and

5.

Implementation: documents how the Transformation Plan can transition from planning into implementation.

STUDY AREA BOUNDARY
The Highland Neighborhood boundary is established by Fairforest Creek to the south, John B. White Sr. Boulevard to the west, W
Main Street to the north, and S Forest Street to the east, as shown in Figure 1.

LEARNING ABOUT HIGHLAND

This first section of the Highland Transformation Plan establishes an understanding of existing conditions within the
community. Understanding the history of Highland and who lives within it requires a review of previous planning efforts, an
analysis of household demographics, and a collection and analysis of data concerning parcel conditions.
Although some of the findings may not be positive, it is imperative that this is understood so that the recommendations
address these key issues.

Endnotes
1

Highland Neighborhood Transformation Plan RFQ
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Highland Neighborhood
Figure 1: Study Area Boundary
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Highland History
Highland is a historically African American single family residential neighborhood located just southwest of downtown Spartanburg.
Highland was originally a majority single family neighborhood, but its character began to change with the introduction of urban
renewal in the 1950s. These plans introduced a significant amount of public housing into the neighborhood. The remaining public
housing built during the urban renewal period of Highland includes Norris Ridge and Prince Hall. As the 20th century progressed,
challenges to the neighborhood and its residents increased, and the neighborhood became an area with highly concentrated poverty.
Through all the changes Highland has faced, residents in the neighborhood have remained close, forming a tight-knit community
highlighted by memories of past and present residents of Highland. Once important aspect of history were documented by the
community through a Video Village exhibit. This art installation projected the oral histories of Highland residents onto the windows
of the vacant Cammie Clagett site. More recently, past and current residents were asked in the first community meeting for this
Transformation Plan to share a memory of their experience in Highland. The responses not only reinforce the tight-knit nature of
the neighborhood but also highlights the importance of long-standing institutions. Additionally, a focus group discussed historic
preservation in Highland. Below are some of the memories shared at the first community meeting and from the focus group.

Past and Present Highland Residents Memories:
•
•
•
•
•
•
•
•
•
•

Families knowing one another,
Raising a family in Highland,
Playing with childhood friends,
Catching crawfish in the creek,
Playing softball on Sunday,
Attending Carver High School,
Playing basketball with friends from the
neighborhood,
Hanging out at The Flats,
Visiting grandparents who lived in Highland, and
Attending church at Macedonia Missionary Baptist
Church and other nearby churches.
"The Flats"
Image Source: APD Urban

Carver High School
Image Source: Spartanburg7.org
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Macedonia Missionary
Baptist Church
Image Source: Macedonia Missionary Baptist Church

Past and Present Highland Residents Memories:
•
•
•
•
•
•

Walking to the Beacon with my grandfather,
Attending the Bethlehem Community Centers after
school program,
Local bands playing at the park,
Swimming at the B Carter swimming pool,
Habitat building affordable homes in the
neighborhood, and
Affordable housing along Westover Drive.

The Beacon
Image Source: Google Maps

1965 Image of Single Family
Homes in Highland
Image Source: City of Spartanburg

Stewart Park
Image Source: City of Spartanburg

History from Historic Preservation Focus Group:
•
•
•
•
•
•
•
The Bethlehem Community Center

Church was an important part of the community,
A strong sense of community where families looked
out for one another,
First African American to attend Wofford College
was from Highland,
Several neighborhood stores,
Certain streets in Highland were reoriented during
urban renewal,
Bethlehem Community Center always had an
activity or program occurring, and
Macedonia Missionary Baptist Church used to be
located on the other side of the rail road tracks, on
Henry Street.

Image Source: APD Urban
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Previous Plans Review
A list of previous plans and studies that affect Highland are shown below on a timeline, with a brief description of each plan.
Part of the planning process considered recommendations made in these previous plans.

2007

Downtown Master Plan
The purpose of the 2007 Downtown Master Plan was to guide future development to create a cohesive
downtown that would serve as the anchor of the city.

2009

Spartanburg Bicycle & Pedestrian Master Plan
The 2009 Spartanburg Bicycle & Pedestrian Master Plan created an action-oriented document that would
support the implementation of bicycle and pedestrian infrastructure in the City and County of Spartanburg.

2010

Stewart Park Master Plan
A master plan created for Stewart Park that guided the redevelopment of the park.

2015

5 Year Consolidated Plan
The 2015 Five Year Consolidated Plan assessed the City of Spartanburg’s affordable housing and community
development needs and current market conditions. The document made place-based, data-driven housing
investment decisions.
Highland Neighborhood Community Results
This document summarizes the findings of a neighborhood community survey completed by Highland residents.
The survey was conducted to gain a better understanding of how residents feel about Highland and what types
of changes they would like to see in the community.

2016

Highland Neighborhood Workshop
Is a Powerpoint presentation from a community meeting focusing on a site located between S. Daniel Morgan
Avenue, S Forest Street ,Bunker Street and John B White Sr Blvd (a 7.20 acre site). The Powerpoint reviews a
summary of the comments received on different urban design concepts and redevelopment scenarios for the site.
Memorandum of Understanding (MOU)
A document agreed upon by the City of Spartanburg, Highland Community Development Corporation of
Spartanburg County, Highland Neighborhood Association, Spartanburg Housing Authority, Bethlehem Community
Center, and the Spartanburg School District Seven to provide a path forward for Highland.

2017

Clemson Study – Highland Neighborhood
Clemson students utilized existing conditions of Highland and interviews from stakeholders to create a SWOT
analysis that was then used to inform final recommendations on ways to improve Highland.
West Main Street Corridor Visioning Project
This plan established a vision of future development of W Main Street, between Ezell Street and Briarwood Road.

2019

Joint Analysis of Impediments to Fair Housing Choice (Draft)
The Analysis of Impediments to Fair Housing Choice was produced to evaluate barriers to fair housing choice in
Spartanburg County and to create and implement strategies to combat impediments to fair housing.
Comprehensive Plan for Spartanburg County (Draft)
The 2019 Comprehensive Plan for Spartanburg County was created to help shape future development of
Spartanburg over the next 20-30 years.
Spartanburg Area Regional Transit Agency Comprehensive Operational Analysis—City of Spartanburg
(Draft)
The goal of the Comprehensive Operational Analysis (COA) was to perform a comprehensive analysis of existing
transit services to address the current needs of the City of Spartanburg as well as future needs based on
anticipated growth.
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Spartanburg County
Spartanburg Bicycle & Pedestrian Master Plan
Joint Analysis of Impediments to Fair Housing
Choice
Comprehensive Plan for Spartanburg County

City of Spartanburg
5 Year Consolidated Plan
Spartanburg Area Regional Transit
Agency Comprehensive Operational Analysis

Location of Plans
The map to the left shows the geographic
boundaries of the existing planning
documents. Several plans share the same
boundary. The majority of the existing
planning documents used the county or
city as the study areas. Few existing
traditional planning documents focus
specifically on Highland, with the Highland
Transformation Plan representing the first
comprehensive planning effort specific to
the neighborhood.

Downtown Spartanburg
Downtown Master Plan
Corridor
West Main Street Corridor Visioning Project
Highland Neighborhood
Memorandum of Understanding
Highland Neighborhood
Community Results
Highland Neighborhood Workshop
Clemson Study
Stewart Park Master Plan

Figure 2: Map of existing planning
documents

PREVIOUS PLANS KEY RECOMMENDATIONS
Maintain and rehabilitate affordable
housing and support mixed use
development

Invest in small businesses and
commercial development along
W Main Street and John B White
Senior Boulevard

Provide greater connectivity
between Highland and the
surrounding neighborhood

Expand access to goods and services
for Highland residents

Highland Neighborhood Transformation Plan | 13

DOWNTOWN MASTER PLAN - 2007
Goals
• To guide future development to create a cohesive downtown
that would serve as the anchor of the city; and
• Create an urban downtown that puts people first.
Recommendations
• Expand the public and business sector support of
neighborhood revitalization efforts for neighborhoods
surrounding downtown;
• Improve connectivity between downtown and the
surrounding neighborhoods;
• Create a mixed-use development on W Main Street,
between St John Street and John B. White Sr. Boulevard
townhouse to improve the entrance to downtown; and
• Reduce S. Daniel Morgan Avenue from a four-lane road
to a two-lane road.

SPARTANBURG BICYCLE & PEDESTRIAN
MASTER PLAN - 2009
Goals
•
To increase the bike and pedestrian infrastructure within
the City and County of Spartanburg.
Recommendations
• Adopt and enforce pedestrian-related complete streets
policies;
• Update city ordinances to support bicycle and pedestrian
mobility; and
• Add bicycle parking requirements to commercial,
multifamily, residential, institutional, and government.

STEWART PARK MASTER PLAN - 2010
Goals
• To establish a program and design for the renovation of
Stewart Park.

5 YEAR CONSOLIDATED PLAN - 2015
Goals
• Foster a dialog within the community to determine housing
and community development priorities, and
• Support place-based, data-driven, housing investment
decisions.
Recommendations
• Support new construction of homeownership units and
homeownership rehabilitation;
• Increase blight removal and code enforcement;
• Increase public services and expand community facilities;
and
14 | City of Spartanburg

•

Provide financial literacy training to residents.

HIGHLAND NEIGHBORHOOD
COMMUNITY RESULTS - 2015
Goals
• Gain a better understanding of how Highland residents
feel about their neighborhood, and
• Understand what types of changes residents would like to
see in Highland.
Findings
• Recent changes to the neighborhood include the renovation
of Stewart Park and the closing of Cammie Clagett;
• Strengths of the neighborhood include, the neighborhoods
strong sense of community, close proximity to downtown,
and inexpensive rent; and
• Childcare centers and a grocery store were two services
residents in Highland want better access to.

HIGHLAND NEIGHBORHOOD WORKSHOP
MEMORANDUM OF UNDERSTANDING 2016
Goals
• To provide a path forward for the conservation of the
Highland neighborhood.
• Lay out specific tasks and goals of all parties who signed
the agreement. These parties include, the City of
Spartanburg, Highland CDC of Spartanburg County,
Highland Neighborhood Association, Spartanburg Housing
Authority, Bethlehem Center, and Spartanburg School
Recommendations
• Determine the feasibility of expanded recreation programs
in the community;
• Engage the neighborhood in efforts to improve the
community;
• Support redevelopment or development of affordable
housing in the neighborhood, primarily commercial or
mixed-use developments per HUD regulations; and
• Determine potential partnership efforts that could benefit
the community.

HIGHLAND NEIGHBORHOOD WORKSHOP
- 2016
Context
The Spartanburg Housing Authority partnered with an Atlanta
based firm, to propose a set of apartment complexes on a large
vacant lot located within the neighborhood. Residents wanted
to see a more comprehensive plan for the neighborhood and
more housing choices before a decision was made.

Goals
• Receive resident feedback on urban design concepts for a
7.20-acre site located in Highland, and
• Gain a better understanding of urban design concepts that
Highland residents prefer.
Findings
• Housing preferences include, clustered housing around
parks, 1 story courtyard cottages, homes with porches or
stoops; and
• Not a strong preference for modern housing.

CLEMSON STUDY-HIGHLAND
NEIGHBORHOOD - 2017
Goals
• Improve housing quality and quantity;
• Improve connectivity between the neighborhood and
surrounding areas while providing traffic calming measures;
and
• Support mixed-use development.
Recommendations
• Partner with non-profits to support housing production.
• Create incentives to attract a grocery store to open within
or adjacent to the community;
• Reduce vehicular speed within the neighborhood to 25mph
and below; and
• Create a multi-use path to connect the neighborhood with
the surrounding areas.

WEST MAIN STREET CORRIDOR
VISIONING PROJECT - 2017
Recommendations
• Establish a protected bike lane along W Main Street;
• Implement a Business Improvement District to help provide
services to the corridor;
• Extend the form-based code that covers downtown to the
corridor; and
• Support the use of the Spartanburg Business Corridor
Redevelopment Program.

JOINT ANALYSIS OF IMPEDIMENTS TO
FAIR HOUSING CHOICE (DRAFT) - 2019
Findings
• Lack of senior housing and housing for individuals with
disabilities;
• Limited CDBG funding;
• Lack of transportation connections between affordable
housing and services; and
• Significant need for homebuyer assistance programs.

Goals
• Evaluate barriers to fair housing choice, and
• Create and implement strategies to combat impediments
to fair housing.
Recommendations
• Implement zoning code changes that could reduce barriers
to housing construction such as, a reduction of off-street
parking requirements, decreasing minimum lot sizes,
relaxing height restrictions, and allowing for the
construction of accessory dwelling units;
• Fund agencies that provide homeownership preparation
and financial counseling for first time home buyers; and
• Support programs that may provide direct transportation
linkages between housing and major employment centers.

SPARTA COMPREHENSIVE OPERATIONAL
ANALYSIS—CITY OF SPARTANBURG
(DRAFT) - 2019
Goals
• Establish creative ways to deliver transit locally that connect
jobs, health services, shopping, attractions, and education,
while remaining affordable,
• Identify service improvements that can be achieved in the
short, medium, and long term, and
• Understand future transportation needs for residents of
the City of Spartanburg.
Findings
• Currently, 8 bus routes are serving the City of Spartanburg;
• There is no transit access to employment centers; and
• There has been a decline in bus ridership over the past 5
years.

COMPREHENSIVE PLAN FOR
SPARTANBURG COUNTY (DRAFT) - 2019
Goals
• Support programs that prioritize safety, efficiency,
affordability, and sustainability.
Recommendations
• Implementation of complete streets and increased design
flexibility;
• Introduce performance zoning tied to road classifications;
and
• The northern section of the S Forest Street corridor should
remain a part of the W Main Street General Activity Center.
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Neighborhood Profile
Stakeholders and residents will be familiar with the overall demographic make up of their city. However, they may be unaware of
Highland's unique situation. This section looks at the demographic picture from the City of Spartanburg's perspective, providing
all relevant statistics for the study area with the city as a counterpoint. The neighborhood profile section creates a snapshot of
the 2 communities to summarize and compare demographics.
Table 1 below features both Highland and the City of Spartanburg. The statistics between the 2 target areas are divided into
5 categories: location, population, income, housing, and education, and employment (which are combined into a single
category). The "In Highland..." box provides additional analysis below.

In Highland...

Table 1: Highland and Spartanburg Demographics1

...Individuals are 4x more likely
to live in a household of seven or
more.
Highland

Spartanburg

60.0% 40%
50.0% 30%
40.0% 20%
30.0% 10%
20.0%

0%
1

10.0%

2

3

4

5

6

7+

Household Size

0.0%

...27% of population are children
below the age of 10, compared
to 13% for the city.
20.0%

60.0%
50.0%

Highland

Spartanburg

15.0%
10.0%

40.0%
30.0%
20.0%

5.0%
0.0%
0

10 20 30 40 50 60 70 80

Age

10.0%
0.0%

...Children are 7x more likely
to grow up in a single-parent
household.
Single Parent

100%
50%
0%

Two Parent

Highland

Demographic Category
Location Characteristics
Square miles

Spartanburg

0.47

19.27

Acres
302
Population Characteristics
Total Population (2000)
1,430
Total Population (2010)
1,440
Total Population (2018)
1,432
Total Households
532
Housing Density
1.8 per acre
Median Age
24.3
Below 18 Years of Age
38.9%
Above 65 Years of Age
5.4%
Average Household size
3.29
Income
Median Household Income
$12,361
Average Household Income
$20,470
Median Net Worth
$8,581
Poverty Rate
80%
Housing
Median Homeowner Property Value
$81,757
Average Household Rent
$249
Renters paying more than 30% of Income in Rent
58%
Renters paying more than 50% of Income in Rent
38%
Ownership Rate
13.7%
Vacancy Rate
14.3%
Education and Employment
At least a High School Diploma
55%
At least a Bachelor’s Degree
0.4%
At least a Graduate/Professional Degree
0.3%
Unemployment Rate
13.8%

Spartanburg
1 American Community Survey, 2019
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Highland

12,333
40,145
37,008
39,018
15,928
1.3 per acre
37.5
21.6%
17.9%
2.27
$37,543
$58,047
$22,981
31.8%
$128,010
$548
50%
24%
49.7%
14.4%
83%
28%
11.6%
7.2%

POPULATION & INCOME
Highland has a population of 1,432 residents which makes up
about 3.6% of Spartanburg's population of 39,018. A large portion
of the neighborhood is composed of African American
households, shown in Figure 3. The neighborhood’s average age
of 24 is much younger compared to the City of Spartanburg’s
average age of 37. Highland’s low average age is a direct result
of the large percentage of children in the neighborhood, with
39% of its population falling below the age of 18.
Highland’s median household income of $12,361 is 67% lower
than the City of Spartanburg’s median household income of
$37,543. Lower household income translates into the number
of households in poverty, with 8 of 10 residents living in poverty
in Highland compared to 3 of 10 in Spartanburg. Table 1 shows
the difference in incomes between residents in Highland and
the City of Spartanburg. 58% of households spend more than
30% of their income on rent. In the City of Spartanburg, this
percentage is slightly lower, with 50% of households spending
more than 30% of their income on rent. This small difference is
likely due to the large number of low-income Highland residents
living in subsidized rental units, who consequently pay a smaller
portion of their income in rent.

African-Americans form large majority
Figure 3: Racial Composition Chart
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Source: American Community Survey, ESRI Business Analyst

Incomes are concentrated below $15k
Figure 4: Distribution of Income Graph
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EDUCATION & EMPLOYMENT

30.0%

Approximately 11 in 20 residents in Highland have attained a
high school diploma, compared with 17 in 20 for the City of
Spartanburg. The difference of the percentage of residents who
have attained a bachelor’s degree is even more significant - only
0.4% Highland residents, or 4 individuals in total, have a bachelor’s
degree compared to 28% in the city.

20.0%
10.0%
0.0%

The unemployment rate in Highland is also higher at 13%, which
is 6% higher than Spartanburg.
Source: American Community Survey, ESRI Business Analyst

POPULATION KEY FACTS
Median household income is 67%
lower in the study area than for the
City of Spartanburg

Though the study area contains 3.5%
of Spartanburg’s population, it has 9%
of the city’s total poverty

Less than 1 of 100 residents have
a bachelor’s degree in Highland,
compared to about 28 of 100 for
the city

Geographically, the study area has
about 4x as much concentrated poverty
as the rest of the city

Source: American Community Survey, ESRI Business Analyst
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HOUSING

55% of households receive rental subsidy

Below-market rents dominate in Highland, with more
than 3/4ths of renters receiving subsidy in some form
(Figure 5). The distribution of rents shown in Figure 6,
demonstrates lower levels compared to the city's. Even
with a large number of subsidized households, rents still
take up a large portion of household income, with more
than 38% of renters paying more than half of their income
in rent.
Subsidized housing is concentrated in the study area,
making up about 2/3rds of all housing units. There are 20
households utilizing housing choice vouchers.
Other than the subsidized stock, there is no significant
dedicated commercial-scale market rate rental in the study
area. Instead, most of the market rate rental units are
primarily in detached single family homes. Figure 7 shows
all properties with subsidized rental, market rate rental,
and properties with homestead exemptions for the study
area, and gives short descriptions for the major subsidized
properties.
Homeownership within the study area is very low, at 13.7%.
The concentration of homeowners is spread consistently
throughout the neighborhood. About 39% of single family
properties are owner-occupied if the multifamily product
is removed, showing a substantial increase in the
homeownership rate. Homeownership has been trending
downward since 2000, decreasing from 18% to 14%,
compared to 52% to 50% for the City of Spartanburg. The
median single family home value for the study area is
$81,757 compared to $128,010 for the city.
The indefinite vacancy rate for residential structures, which
does not include homes for sale or rent, is 2.3%, about
equal to Spartanburg's.

Figure 5: Housing Breakdown
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2/3 of renters pay less than $400/month
Figure 6: Distribution of Rent Graph
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HOUSING KEY FACTS
Over 2/3 of households are
receiving some kind of rental
subsidy

The homeownership rate has
decreased by 4% since 2000

38% of renters pay more than
half of their income in rent, even
though 3/4 receive a subsidy

Only 2.3% of structures were
reported as indefinitely vacant, equal
to Spartanburg's

Source: American Community Survey, ESRI Business Analyst
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39% of single family properties are owner occupied
Figure 7: Housing Profile Map

Legend
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= Subsidized Rental
= Owner Occupied

Norris Ridge Apartments
Year Built: 1950
Units: 190 1- & 2-BRs
Subsidy Type: Mod Rehab
Ownership: Private

Highland Crossing
Year Built: 2017
Units: 72 1-, 2-, & 3-BRs
Subsidy Type: LIHTC
Ownership: Private

Prince Hall Apartments
Year Built: 1968
Units: 100 1-, 2-, & 3-BRs
Subsidy Type: Public Housing
Ownership: Public
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Source: APD Urban Planning & Management, Spartanburg County GIS
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Existing Conditions
The existing conditions section contains data and analysis for zoning, future land use, existing land use, building conditions, tenure,
environmental conditions, and transportation.

WHAT IS ZONING? 1
Zoning is a categorization of within a jurisdiction at a local government level, which determines what kind of activity or “use” may
operate at any particular piece of property or “site.” Examples of zoning categories include commercial, residential, civic, mixed-use,
and industrial. Zoning was established in the 1920s primarily as a response to public health concerns. Zoning allowed cities to
separate commercial and residential uses from unhealthy industrial uses and provided more overall control of development. Today
zoning has evolved beyond a land use control tool. It is used to foster economic development, implement design standards for
buildings and streetscapes, and preserve the character of existing communities.

TYPES OF ZONING
There are several types of zoning that cities and towns use. Below is a brief explanation of the main types of zoning forms used by
cities and towns across the United States.
Euclidean – Euclidean zoning is the most prevalent and oldest type of zoning. Generally, it separates uses by their type and intensity.
Euclidean zoning includes standards for buffering between uses, and landscape standards for new developments, as well as lot
standards for parceling out pieces of property. The City of Spartanburg has large areas of Euclidean zoning.
Performance – Performance zoning differs from Euclidean zoning in several ways. Instead of establishing broad mitigation strategies
applied across categories (such as buffers, site lighting standards, noise, sound, smell, etc.) by zone, it instead requires standards
that are tailored to specific uses, using measurable, accepted standards. For example, if a café is locating near residential property,
a performance-based zoning ordinance might require a decibel limit, foot-candle (light) limits cast towards nearby properties,
instead of limiting buffer standards to a blanket fence/planting requirement. These standards require the developer to ensure that
their projects maintain livability for nearby properties while allowing flexibility in design – creating a win-win scenario for both
the property owner and their neighbors.
Form Based Code – Form based zoning is primarily concerned with how things look and feel to the pedestrian. This type of zoning
includes how buildings interact with the street, architectural design, and materials used for construction, as well as extending out

Single family residential as the primary use in the neighborhood
Figure 8: 1965 Map of Highland

Image Source: City of Spartanburg
Endnotes
1

Natalia Rosario, City of Spartanburg
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into how the public realm (streetscape) should function in concert with the building. Form based code is the most detailed yet
flexible type of zoning – with broad choices for property owners within a range of uses and styles, so long as the development
positively contributes to the street life and function of the district.
The City of Spartanburg uses a mixture of Euclidean and Form Based Code in its zoning ordinance. The following pages include
more detailed information on zoning in Highland. It is useful to think of zones in form based code as a "layer cake" with zoning
regulations becoming more complicated as you move towards the urban core. The figure below illustrates this concept.

Recommended Zoning for Highland
Figure 9: Urban to Rural Transect

Source: Placemakers.com
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ZONING

Table 2: Zoning

Figure 10 shows zoning for the study area, with tabulated parcel counts and
acreage sizes in Table 2. The only exclusive residential zoning category in the
study area is R-6, which represents 56% of total acreage. R-6 contains all
existing single family and multifamily property.
Spartanburg's commercial zoning designations, represented in Highland by
B-1, B-2, and B-4, function as mixed-use, where both commercial and
residential development is permitted. These categories constitute 7%, 13%,
and 2% of the total study area acreage, respectively. DT-5 and DT-6 are formbased mixed-use designations intended for use within Downtown Spartanburg.
These are found along W Main Street and S Daniel Morgan Avenue and
constitute 10% and 1% of the study area acreage.
The only industrial category found in the study area is I-1, taking up 11% of
acreage and is located in a single cluster near downtown along the rail line
that passes through the study area.

Zoning Category
B-1
B-3
B-4
DT-5
DT-6
GID
I-1
LOD
R-6
Total

Parcels

Acres

8

16.9

28
9
14
1
4
15
3
371
453

31.6
5.9
24.4
2.3
0.7
27.1
0.6
133.7
243.1

ZONING CATEGORY DESCRIPTIONS
Residential
R-6 - General Residential District
Residential zoning intended for use in areas with a large
number of older structures on small lots; limited to ten units
per acre and 4,000 S.F minimum lot size.
GID - General Institutional District
Established solely for institutions and to ensure compatibility
with residential neighborhoods.
Mixed Use
LOD - Limited Office District
Provide for office uses that do not have contact with the
general public.
B-1 - Neighborhood Shopping
Intended to serve the day-to-day needs of surrounding
residential neighborhoods; offers stricter nuisance control.
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B-3 - General Business
Provide for the central concentration of goods and services
for more than one neighborhood, primarily intended for
retail.
B-4 - Heavy Commercial
Support retail trade for the city and the region, including
warehousing, distribution, and heavy business services.
DT-5 & DT-6 - Downtown
Form the central shopping areas of the city, including regional
retail, offices, banks, hotels, and governmental buildings,
intended for intense uses.
Industrial
I-1 - Light Industrial
Intended for industrial uses which are not offensive to nearby
commercial or residential uses.

Residential zoning takes up 93% of the study area
Figure 10: Existing Zoning Map
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Source: APD Urban Planning & Management, Spartanburg County GIS
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FUTURE LAND USE
The City of Spartanburg's future land use designations originate from the city's 2004 Comprehensive Plan update. The future land
use map, shown in Figure 11, includes many future land use designations, like the industrial IC(Industrial Compatible), that do not
presently match the existing zoning or recommendations from the Downtown Master Plan. City planning staff are currently in the
process of procuring services to update their Comprehensive Plan. Regardless of its limited functionality, this map still alludes to
a previous desire to limit the encroachment of commercial or large multifamily structures on much of the former Cammie Clagett
site.
Table 3: Future land use
All 5 of the future land use designations present in Highland are well represented,
Land Use Category
Parcels Acres
with the MDR (Medium Density Residential) category representing the most
at 29% of the study area's total acreage. HDR (High Density Residential) is
GAC
67
44.6
9% of total study area acreage and is in 2 locations - Norris Ridge Apartments
HDR
44
22.5
and the northeast portion of the former Cammie Clagett site, now partially
IC
38
56.2
occupied by the Highland Ridge apartment development.
MDR
277
69.6
The IC classification is clustered in the northeast portion of the study area,
OS
24
46.6
representing 22% of total acreage. GAC (General Area Activity) is found along
the 2 main corridors, representing 17% of total acreage.
Total
453
243.1

FUTURE LAND USE CATEGORY DESCRIPTIONS
Residential

Commercial

MDR - Medium Density Residential
Intended primary for single family, cluster home, and low
intensity multifamily residential usage, with a density of 4 to
8 units per acre.

GAC - General Area Activity
Intended to be a general commercial area, serving a
neighborhood or regional market, contains a wide variety of
commercial, repair, service, and office uses. Public, civic, and
recreational uses are compatible.

HDR - High Density Residential
Intended for multifamily and cluster home, residential use,
with a density of 8 units per acre or greater. The only nonresidential activities viewed as compatible are low intensity
public uses.
OS - Open Space / Recreation
This classification shows large parks or other publicly
maintained open space.
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Industrial
IC - Industrial Compatible
Intended for industrial uses which are not offensive to nearby
commercial or residential uses.

Highland's exterior was once intended for commercial or industrial uses
Figure 11: Future Land Use Map (2004)
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EXISTING LAND USE

Table 4: Existing land use

The information below represents current land use information for Highland.
The information displayed utilizes categorical charts and geographical
representation of land use by parcel. Figure 14 indicates the land use category
for each parcel.
The consulting team conducted a windshield survey and examined 453 parcels
in Highland to provide land use and parcel information. The following analysis
organizes the collected land use information into 12 different land uses and
descriptors, shown below.

Category

Parcels

Acres

Units

SF Detached
SF Attached
Multiplex
Multifamily
Commercial
Office
Mixed Use
Industrial
Institutional
Public Space
Parking Lot
Utility
Undeveloped
Total

205
3
2
3
33
1
0
8
8
4
5
1
180
453

38.3
0.6
2.6
27.2
31.9
0.3
0.0
16.1
18.5
9.6
15.6
1.9
80.6
243.1

205
4
6
362
146
1
0
7
8
1
0
0
1
741

Land Use Category Descriptors
• Single Family Detached: Single Family dwelling with no shared walls,
• Single Family Attached: Single Family with shared walls with 2+ units
and individual lot lines between units,
• Multiplex: multifamily dwelling with shared walls and shared floors
between 2-4 units with common land ownership,
• Multifamily: Multifamily dwelling (5 or more units),
• Commercial: Used for retail,
• Office: Used for office,
• Mixed Use: Used for living and working,
• Industrial: Used for manufacturing, storage, warehousing,
or other industrial uses,
About 1/4 of land is residential
• Institutional: Used for church, government, or education,
Figure 12: Existing Land Use by Acre Chart
• Public Space: Used for public recreation, or could signify
81
a neighborhood greenspace amenity,
80
• Parking Lot: Used for parking vehicles,
• Utility: Used for utility purposes, and
60
• Undeveloped: No use or no structure.
Undeveloped land dominates the existing land use consisting
of 180 parcels or 33% of all existing land use for the study area.
Single Family Detached, Commercial, and Multifamily form
the next largest land usages, with each between 10% to 15% of
total study area acreage (Figure 12).
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In total, there are 577 residential units in the area, of which 362
are multifamily, and 205 are single family units (Figure 13).
Key Findings
A total of 180 parcels of undeveloped land, or 80.6 acres, is
located primarily around the exterior of the study area. This
land offers an opportunity for new residential and green space
development that would serve to open and connect the
neighborhood.

577 residential units in the study area
Figure 13: Existing Land Use by Residential Units
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0

Single family residential is concentrated in the center of the study area
Figure 14: Existing Land Use Map
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BUILDING CONDITIONS
The information represented in this section describes the building
conditions of structures on each parcel within Highland. A survey
of every property within the study area collected condition
information. An analysis of internal building conditions was not
considered due to limitations in the survey methodology. The
exterior building condition of each parcel by specific land use
and ownership was analyzed. Figure 17 shows the structures and
their corresponding condition.
Of the 453 parcels surveyed about 40% of the acreage was
undeveloped, 30% was in good condition, 15% was in fair, 15%
was in poor, and less than 1% were deteriorated, under
construction, or in rehabilitation (Figure 15). Table 5 shows a
summary of the findings.
In surveying the specific residential land uses by ownership and
type, 69% of owner occupied single family units (detached and
attached) were in good condition (Figure 16), while 45% of rental
single family units and 20% of multifamily units were in good
condition. About 95% of all poor residential units in Highland
were in a multifamily development (Norris Ridge Apartments
and Prince Hall Apartments).

Table 5: Building Conditions

Category

Parcels

Acres

Good
Fair
Poor
Deteriorated
Dilapidated
Under Construction
Rehabilitation
Undeveloped
Total

145
94
26
2
0
3
1
182
453

72.0
36.1
35.6
0.4
0.0
1.2
0.2
97.6
243.1

Half of property with structures is in
good condition
Figure 15: Building Condition by Total Acres
Under
Construction
1.2
0%

Key Findings
Absent a few large, older properties in need of rehabilitation,
most structures in the study area are in good or fair condition.
Poor or worse condition residential structures are concentrated
primarily in the southeast portion of the study area, just north
of Prince Hall. In this location, less than 10% of the total occupied
area is in good condition.

Rehabilitation
0.2
0%

Good
72.0
30%
Undeveloped
97.6
40%
Fair
36.1
15%

Poor
35.6
15%
Deteriorated
0.4
0%

Owner occupied single family units
are in the best condition
Figure 16: Building Condition by Ownership
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17 Units
12 Units

5 Units

Poor or worse structures are concentrated in the study area's southeast
Figure 17: Building Conditions Map
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BUILDING TENURE
Building tenure designates parcels that have occupied structures,
vacant structures or no structure (undeveloped). Figure 20 shows
building tenure for the study area. To determine occupancy, 453
parcels were examined for signs of activity (car, mail, trashcan)
or signs of no activity (no cars or trashcans, significant overgrowth,
open entry).
The data shows that of the 453 parcels, 249 parcels are vacant
lots, and 22 parcels are vacant buildings. Figure 18 shows the
total acreage for each of these tenure categories within the study
area. In total, there are about 98 acres of vacant land in the study
area.

Table 6: Building Tenure

Category

Parcels

Acres

Occupied Structure
Vacant Structure
Undeveloped Land
Total

249
22
182
453

137.6
8.0
97.6
243.1

43% of land is undeveloped or
contains a vacant structure
Figure 18: Building Tenure by Total Acres

Figure 19 displays the number of vacant structures and their
building condition. Of the vacant structures, less than 20% are
in good condition or are in the process of rehabilitation. The two
deteriorated structures in Highland are vacant.

Vacant Structures
8.0
3%

Key Findings
There is a significant development opportunity with the 271
parcels that remain undeveloped or have a vacant structure. Much
of the vacant parcels are contiguous and are adjacent to
neighborhood assets, like Fairforest Creek or major roads.

Vacant Land
97.6
40%

Occupied
137.6
57%

More than 1/3 of vacant structures
are in poor or worse condition
Figure 19: Vacant Structures Building Condition
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Vacant residential structures are concentrated in the study area's southeast
Figure 20: Building Tenure Map
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ENVIRONMENTAL CONDITIONS
Topography
Figure 23 shows a topography map for Highland. The topography
ranges from 775 feet near Downtown, to 645 feet close to the
location of Fairforest Creek. The neighborhood's namesake likely
arises in some part to the small hill rising 755 feet is near the
center of the single family residential portion of Highland, a
portion of which is dedicated as local public greenspace. Most
of the steep sections of the study area consist of 5-6% slopes.

Fairforest creek flows three miles before
reaching Highland
Figure 21: Fairforest Creek Headwaters

Legend
= Major Road

Fairforest Creek
The main branch of Fairforest Creek flows through and forms a
portion of the southern boundary of the study area. The creek
originates roughly 3 miles northwest of Highland. In addition
to the main branch, a tributary running south from Downtown
joins the main branch at the most southeastern portion of the
study area.
Residents with a long history in the neighborhood recall fishing
in the creek years ago. However this is less common today due
to the historical buildup of fecal coliform bacteria, according to
a water quality report issued by the South Carolina Department
of Health and Environmental Control1. The report identified
several possible sources of the contaminant, including "MS4
runoff, leaking sewers, failing on-site wastewater disposals
systems, urban residential runoff, cattle in the creek, pets, and
wildlife." While the presence of existing fecal coliform bacteria
precludes the recreational use of the creek, a "significant decreasing
trend in turbidity suggests improving conditions" for the section
of the creek located within Highland. The report further specifies
reductions in contaminants of 73% before the creek can be used
for recreational purposes again.
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= Study Area
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Neighborhood natural assets

Figure 22: Photos of Highland's section of Fairforest Creek

One topographic anomaly of note is the large flat area running
adjacent to Fairforest Creek, colloquially known as "The Flats."
This section of uniformly level land is overgrown mainly due to
the placement of a tree farm, now abandoned at the site. In total,
the area covers roughly 14 acres. Existing, largely disused vehicle
paths remain from when "The Flats" was a publicly accessible
green space.
Key Findings
The study area has several environmental assets that could prove
crucial to the revitalization of the area. Fairforest Creek and "The
Flats" are prized by the community for their beauty. Improving
water conditions could pave the way for greater recreational use
of the creek.

1

South Carolina Department of Health and Environmental Control
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Main Branch of Fairforest Creek

"The Flats"

Elevation ranges from 755 feet to 645 feet
Figure 23: Elevation Map
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TRANSPORTATION
Traffic
Traffic counts allow for a quantitative evaluation of the number of
users served by roadways in and around Highland. The counts
were recorded in 2018 by the South Carolina Department of
Transportation (SCDOT) and display average annual daily traffic.
The highest volumes were recorded along John B White Sr
Boulevard, W Main Street, and S Daniel Morgan Avenue.

High volume streets- John B White
Sr Blvd, W Main St and S Daniel
Morgan Ave.
Figure 25: SCDOT Average Annual Daily Traffic

Transit
Spartanburg Area Regional Transit Agency (SPARTA) provides
transit services for the Spartanburg area. Highland is served via
several routes and stops within walking distance of most residences,
providing greater access to jobs, services, and housing outside of
the neighborhood. The only bus shelter within the neighborhood
is near Stewart Park, and bus stops are marked by only a single
sign and occur in a few locations throughout the study area.
The most prominent bus route in the area is SPARTA Route 7:
Crestview. This route runs 19 times every weekday between 6:05
am and 5:55 pm and eight times on Saturdays. This route serves S
Daniel Morgan Avenue, and the interior of Highland, along with
parts of John B White Sr. Boulevard. SPARTA Route 8: Dorman
Centre also runs along the north and west side of the neighborhood,
along John B White Sr. Boulevard and W Main Street. This route
runs 10 times every weekday between 7:00 am and 6:00 pm.

N
Source: Kimley Horn, Spartanburg County GIS

Route 7 is most prominent
Figure 26: Transit Facilities

Highland imagery

Figure 24: Existing Transit and Corridors

N
Source: Kimley Horn, Spartanburg County GIS
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Existing Street Cross Sections
The cross sections below represent the conditions for 5 critical roadways throughout the study area. These corridors are vital to the
mobility of neighborhood residents and those passing through the area. It is essential to understand these current conditions as a
baseline for future recommendations.

Figure 27: S Forest Street

Figure 28: John B White Sr Boulevard

Figure 29: S Daniel Morgan Avenue

Figure 30: Highland Avenue

Figure 31: Henry Street
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Bicycle Facilities
An inventory of bicycle facilities in Highland found that there
are a limited number of dedicated bike lanes. S Forest Street and
W Main Street are the 2 roadways that have bike lanes, both
generally located on the peripheries of the study area. Presently,
no bicycle connections are made to the east as S Daniel Morgan
Avenue and Henry Street lack bicycle facilities, exposing bicyclists
to conflicts with other modes of travel when accessing Downtown
Spartanburg. There is parking for bicycles located at the Thornton
Activity Center.

Limited improvements
Figure 32: Bicycle Facilities

Pedestrian Facilities
The consulting team conducted a sidewalk survey to assess the
condition of pedestrian facilities within Highland. A visual survey
filled gaps within the city's data and to verify existing conditions.
Several conclusions were made or corroborated regarding the
sidewalks and crosswalks. Overall the coverage is adequate with
sidewalks providing for safe circulation in and around the study
area. However, sidewalks in the interior of the neighborhood are
beginning to show signs of age. Additionally, several crosswalks
and crossings were non-compliant with contemporary Americans
with Disabilities Act (ADA) requirements due to cracks and
missing pieces in the concrete, as well as inadequate ramps at
intersections and striping for safe use of intersection crosswalks.
N

TRANSPORTATION ASSESSMENT
KEY TAKEAWAYS
The population in Highland doesn't rely solely
on automobiles for daily travel.

Source: Kimley Horn, Spartanburg County GIS

Sidewalk survey

Figure 33: Pedestrian Facilities

Residents of Highland commute to work at
varying times but many commute later than 9
AM.
S Daniel Morgan Avenue, and its intersections,
is a critical stitch in Highland and
Spartanburg's urban fabric.
The population of Highland carpools at a
higher rate than the average Spartanburg
resident.
Enhancing connectivity to other neighborhoods
and improving existing multimodal facilities
within the neighborhood will support a
neighborhood that walks and takes transit to
work.

N
Source: Kimley Horn, Spartanburg County GIS
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Community Voices
Community Meeting 1
Community Meeting 2
Steering Committee
Stakeholder Meetings

The Community Voices section outlines how
stakeholders and community members participated in
the development of the Transformation Plan through
community meetings, small focus groups, and one-onone meetings.
The Highland Neighborhood Transformation Plan Steering
Committee played an integral role in guiding the
consulting team by evaluating findings from existing
conditions and critiquing early recommendations.
The City of Spartanburg staff assisted the team by
ensuring that the Plan followed a framework that would
lead to an adoptable Plan.

Community Meeting #1
The first public meeting for the Highland Neighborhood Transformation Plan was an open house on Tuesday, August 13th, 2019,
at Macedonia Missionary Baptist Church. Major topics for 6 activities allowed the solicitation of feedback that would inform the
creation of recommendations in subsequent work on this Plan.

+/-

Most & Least

History

Land Use and Zoning

Vision

Transportation

Public Investment

The meeting was between 6:00 pm and 8:00 pm in a flexible format that allowed participants to give input on different stations
related to the topics above. The 6 stations consisted of a total of 11 exercises. Members from the consulting team and the City of
Spartanburg facilitated the station discussions and documented comments received.

Neighborhood association and word of
mouth led in outreach methods
Figure 34: Outreach Methods Summary
Mail

13%

Word of Mouth

23%

Neighborhood Association

23%

Facebook

9%

Flyers

5%
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13%

Other

15%

40% of attendees were residents
Figure 35: Attendee Address Summary
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Area 2
(Southeast)
(Southwest)
18%

Area 3 (North)
4%

ATTENDEES
Approximately 200 people attended the Open House, with 110
signing-in at the front desk. The sign-in asked attendees for
their contact information, as well as 2 additional questions.
The first asked attendees how they learned about the meeting,
to get an understanding of what outreach methods are most
successful in bringing people to the meetings. A variety of
outreach methods were utilized, with the neighborhood
association and word of mouth being the most effective forms
of outreach.
The second question asked attendees for their address. Figure
35 shows that 40% of attendees were residents from Highland,
each living within a specific area of the community. The
remaining attendees were residents of the City of Spartanburg
(18%), followed by County residents. 45% of attendees stated
they work in the study area.

+/- MOST & LEAST
The most/least exercise asked attendees to describe what they like most and least about Highland. The table below summarizes the
findings for the exercise.

What you like MOST
Friendly
Bethlehem Community Center
Community Environment
Homeowners
Proximity to downtown area
Efforts to revitalize the Highland community
People getting along
Stewart Park
Wisdom of long term residents
Possibilities
Community Identity
Pride
Community Engagement
Front Porches
Macedonia Missionary Baptist Church

What you like LEAST
Norris Ridge
Old Houses
Crime+ Drugs
Trash in streets,park, and vacant lots
Not safe environment for growth
Not enough lighting
Transient residents
Mindset that change is not possible
Decreased community involvement and interest from residents
Lack of maintenance of vacant properties
Decreased sense of pride
Lack of investment from city
Lack of business and neighborhood services
Lack of community ownership

Major Takeaways
Input received at this station was used to ensure that the plan recommendations help reinforce what stakeholders like most about
their community as well as address what they like least about the neighborhood.

Image Source: City of Spartanburg
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Make A wish for Highland

Figure 36: Attendee Comment Summary Word Cloud

VISION
The vision station had 2 distinct exercises. Exercise 1 asked attendees to make a wish for their community. Below these aspirations
are summarized into 4 general categories.
Recreation
• Recreation center,
• Stewart Park restrooms and improvements,
• Sports fields (football, baseball, and indoor basketball),and
•
Swimming Pool.
Goods and Services
• Grocery store,
• Retail stores, and
• Restaurant (Chik-fila).

Business Development
• Better businesses including black owned, and
• Job training.
Community Development
• Safety,
• Unity,
• Housing,
• Walking trails and bike paths,
• Police protection and community relations, and
• Mentoring (Big Brother + Big Sister Program).

In exercise 2, participants reviewed a board of example vision statements. A large format board with numbers displayed 36 cards.
The participants used papers and stickers to show the importance of each word in a tiered place mats. The top 10 phrases selected
are below.

1

2

3

4

5

1

2

3

4

5

6

7

8

9

10

6

7

8

9

10

Major Takeaways
Both exercises at station 1, allowed for attendees to depict what they want for the future of Highland. These results helped develop
a vision statement and goals for the Highland Neighborhood Transformation Plan that guided the creation of recommendations
for the community.
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Four problem areas

TRANSPORTATION
The Transportation Station provided attendees with the opportunity
to give input in areas of concern within their community in exercise
1, and where and what type of improvements they would want to
see in exercise 2.

Figure 37: Transportation Concerns

Safety Concerns
Exercise 1 asked participants to locate intersections and areas within
Highland where they had specific safety concerns. Four areas stood
out, as shown in Figure 37 and outlined below. The number of
instances the safety concern was labeled is in parenthesis.
1. S Daniel Morgan Avenue and Highland Avenue Intersection
₀ Speeding (9)
₀ Dangerous pedestrian crossing (8)
2. Henry Street and S Forest Street Intersection
₀ Speeding (1)
₀ Dangerous intersection (3)
3. S Daniel Morgan Avenue and John B. White Sr. Boulevard
Intersection
₀ Dangerous pedestrian crossing (2)
4. John B. White Sr. Boulevard and Imperial Street Intersection
₀ Speeding (2)
₀ Dangerous pedestrian crossing (1)
₀ Blind spot (1)

IN ST

Street Improvements
4. MA
Exercise 2 asked participants what types of improvements they would want to see in the neighborhood's major corridors. Figure
38 shows the results below. The first number is requested vehicular improvements, and the second number is requested bike/
pedestrian improvements in the specific corridor. Findings include:
• Highland Avenue had the highest request for vehicular safety improvements, followed by S Forest Street,
• Bike and pedestrian safety is of concern on John B. White Sr. Boulevard and S Daniel Morgan Avenue;
E
N AV
D
• Landscaping was more of a priority for pedestrians
and
bicyclists
in
most
corridors;
and
A
V
G
OR
BL (easy access, parking, and crossing) is a priority for
• Improvements for heightened convenience
SR
IEL Mvehicles on Henry Street.
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E

IT
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Major Takeaways
NB
H
O
The majority of the transportation
concerns are along the northern portion of the neighborhood, where there is more vehicular
1. J
traffic observed due to a change in land uses. Many of the improvements requested focused on
3. vehicular safety improvements and
FO
improving the corridors for pedestrian and bicycle traffic.

RE

2. HIG

ST

Vehicular transportation improvements a priority
Figure 38: Summary of Improvements
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MAIN

Location Key
1
LAND USE AND ZONING
Place your density
The Land Use and Zoning station had 2 distinct activities designed to gain an understanding from participants on their specific
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Figure 40: Density Results Chart
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Figure 39: Density Options
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Density
A board displayed the study area split into 9 different subareas. The exercise asked participants to place 1 of the 4 density options
DANIEL MORGAN
in each area of the community based on their preference from lower density to higher density,as shown in Figure 39. The
results of
4
5
the input are in Figure 40.
• There is a strong desire to keep Subareas 6 and 8 as low density residential (Density A), which is characterized by detached
structures consisting of single family, duplexes or triplexes not exceeding 2 stories. These areas have historically
housed single
6
7
family structures, and many residents have expressed a desire to strengthen this core residential
character;
• Participants preferred higher densities for Subareas 2, 3, 7, and 9, which all form the outer perimeter of the study area. All
of these subareas either have existing multifamily or consist primarily of commercial or undeveloped property; and
• Density preferences for Subareas 5, 4, and 1 were more mixed and moderate, with about 45% of participants preferring Density
A and more than half of participants preferring more dense options, possibly indicating a preference for "missing middle"
NORRIS
residential housing.

Retail
This exercise asked participants to rank their preference in specific categories of retail land
use. Participants were allowed to chose 6 categories from the 10 and rank these 6 categories
by priority preference. Each ranking received a specific number of points. For example, a
category with 1-1st priority vote would have 10 points in total. The scores for each ranking
are shown below in Table 7.

Table 7: Retail Ranking

Preference Rank
1st
2nd
3rd
4th
5th
6th

Points
10
7
5
4
3
2

Scored results from this exercise are in Figure 41.
• A grocery stores was the most preferred type of retail by a large margin, receiving
67% of the first priority votes;
• Health facilities received the second highest number of first priority votes, accounting
for 14% of the first priority votes;
• Health facilities and neighborhood services placed second and third, respectively, with pharmacy, bank, and sit-down restaurant
coming in fourth, fifth, and sixth place in terms of total points; and
• A convenience store/gas station received, by far, the least amount of votes.

What
is the most preferred retail?
600
Figure 41: Retail Investment Voting Chart
500
400
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100
0

Priority 1

Priority 2

Priority 3

Priority 4
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Major Takeaways
• Although there is a strong preference for the neighborhood to remain low density residential, there were specific areas within
the community that were identified for higher density development, including the areas close to Downtown Spartanburg and
large vacant parcels to the west;
• There is a strong preference for a grocery store in terms of retail land uses, followed by a health facility, pharmacy, and
neighborhood services; and
• The least preferred retail uses are convenience stores, coffee shops, and boutique retail.
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PUBLIC INVESTMENT
The Public Investment topic sought input on where tax dollars should be allocated using 2 different exercises. The first exercise
helped introduce participants to the topic through the available categories, and the second exercise sought more specific public
investment ideas.
Public Investment Opportunities
This exercise allowed participants to identify one specific issue or opportunity for public investment within the study area. Participants
identified the location of their issue or opportunity on the map. These issues and opportunities have been summarized below and
numbered with their locations provided in Figure 42.
Neighborhood Cleanup
1. Kudzu removal (3), and
2. Trash removal (2).
Housing
3. Redevelopment of existing apartments (6),
4. Redevelopment of vacant property (2), and
5. Improve affordable options for families (1).
Transportation
6. Add speed bumps (2),
7. Pedestrian bridge to connect Park Hills (1), and
8. Add or improve sidewalks (5).
Community Services
9. Renovation and upkeep of the Bethlehem Community
Center (3),
10. Install curb and gutter (1),
11. Add a health facility (1), and
12. Creation of a community garden (2).

Image Source: APD Urban Planning and Management
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Economic Development
13. Increased and improve commercial offerings (5),
14. Attract a grocery store (3), and
15. Attract a coffee shop (1).
Greenspace
16. Restrooms in the parks for children (1),
17. Add trails and picnic areas to Stewart Park (1),
18. Strong investment in public parks (1), and
19. Build a park similar to Cleveland Park (1).
Safety
20. Drug activity when businesses are closed (1),
21. Police presence (2), and
22. The Barber Shop serves as a safe community space, and
potential employer (1).

Image Source: APD Urban Planning and Management

Opportunities at Norris Ridge Apartments, Stewart Park, and W Main Street
Figure 42: Summary of Comments
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Public Investment Preference
This exercise asked participants to rank their preference for 10 categories of public investment.
Participants could choose 6 of the 10 categories and rank them by priority. Points were
allocated to each ranking. For example, a category with 1-1st priority vote and 1- 2nd vote
would have 17 points in total. These scores are in Table 8.
• Housing and safety received 65% of the first priority votes; and
• While K-12 received the third most "1st priority" votes, it came in sixth place overall,
signaling that this investment option elicits a powerful response among those
concerned with the issue, but that many participants did not feel as strongly.

Table 8: Public Investment Table

Preference Rank
1st
2nd
3rd
4th
5th
6th

Points
10
7
5
4
3
2

Major Takeaways
• There is a strong preference for public investment in improving the housing stock
within the neighborhood;
• Investment in economic development that attracts new commercial uses was strongly supported;
• Respondents want to see an investment in construction and improvement of sidewalks to make the neighborhood more
walkable and to improve pedestrian connections to other neighborhoods; and
• Supporting neighborhood cleanup, such as kudzu and trash removal, is a priority for public investment.

What is the most preferred public investment?
Figure 43: Public Investment Preference Voting Chart
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Conclusion
The findings from the community open house helped form the basis for the recommendations section of this study, where policy
and implementation recommendations are outlined that directly affect existing residents. The input received on the vision and
goals for the neighborhood was used to draft a vision for the neighborhood that guides the plan's priorities. The feedback received
during the most/ least, transportation, land use and zoning and public investment exercises help the consulting team determine
critical opportunities for action.
Community input is an essential component of neighborhood revitalization. It provides a ground-level view of the study area's
conditions and frames the desires of Highland residents and stakeholders firmly into the planning process.
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Community Meeting #2
The second public meeting for the Highland Neighborhood Transformation Plan was an open house on Saturday, October 26th,
at the Thornton Activity Center. Feedback was elicited on 5 major topics that would inform the creation of recommendations in
subsequent work on the plan.

Vision

Transportation
Programming

Goals

Building Types

The meeting was between 10:00 am and 2:00 pm in a flexible format that allowed participants to give input on different stations
related to the topics above. The 5 stations contained 8 exercises. Members from the consulting team and the City of Spartanburg
facilitated the station discussions and documented comments.

Neighborhood association led in outreach ATTENDEES
There were 36 sign-ins for the community meeting. All attendees
methods
answered 2 additional questions.

Figure 44: Outreach Methods Summary

The first asked attendees how they learned about the meeting
to gain a better understanding of what outreach methods are
most successful in bringing people to the meetings. A variety
of outreach methods were utilized, with the neighborhood
association being the most commonly reported outreach
method.

Other
Word of mouth
Social Media
Flyers
Neighborhood Association
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The second question asked attendees for their address. Figure
45 shows that 31% percent of attendees were residents from
Highland neighborhood. Some attendees did not provide their
address, so the total number of residents in attendance was
greater.

31% of Attendees were residents
Figure 45: Attendee Address Summary
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Image Source: APD Urban Planning and Management
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Important words to include in a vision statement
Figure 46: Attendee Comment Summary Word Cloud

VISION
The input received from the first community meeting, as well as meetings conducted with the steering committee, helped created
the draft vision. Exercise 1 asked attendees to make edits to the draft vision statement for Highland. Exercises 2 asked attendees to
determine what goals for the community they most want to be realized.
Below are the words attendees felt most strongly about including
in the Highland vision statement:
• Improvements (10),
• Bethlehem Community Center (10),
• Historic core (6),
• Infrastructure (5), and
• Education (5).

Only four words included in the vision statement received
negative feedback.
• Create (2),
• Historic core (1),
• History (1), and
• Housing (1).

What was the final result of the vision statement exercise?
Figure 47: Final Vision Statement

"The Highland neighborhood will utilize equitable improvements to housing, infrastructure, education,
and park space to build a unified, vital, and valued community within Spartanburg’s historic core
that attracts new jobs, goods, and services and to create a safe, healthy, and diverse neighborhood
that celebrates and protects its history, people, residential character, and assets like the Bethlehem
Community Center and Stewart Park."

Image Source: City of Spartanburg
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Exercise 2 asked attendees to select goals for the community they most want to be realized. Input received in the first community
meeting, where residents identified areas that they most liked about Highland as well as where they wanted to see improvements,
formed the goals. Figure 48 shows the results of this exercise. One blue box represents two votes for a goal. A red word was not
supported, and a green word was supported. The size of the colored word represents how many votes each word received.

Promoting neighborhood safety is a priority
Figure 48: Goals Attendees Most Want to See Realized

Conservation
•
•
•
•

Protection of legacy and low-income residents
Preservation of the community’s natural assets (creeks)
Promoting investment in community assets
Celebrating the Community’s history and culture

Accessibility
•
•
•
•

Providing opportunities for goods and services
Improving and expanding transportation options
Creating economic opportunity
Building vibrant spaces that attract and serve diverse groups

Restoration
•
•
•

Providing reinvestment in new and existing housing options
Encouraging compatible land uses
Promoting neighborhood safety and stability

Major Takeaways
There was overall positive feedback on the draft vision statement, with more words receiving positive than negative comments. Even
though several attendees did not support the protection of legacy and low income residents, this goal received 10 votes, which is
the second highest. The goals that received the most votes were building vibrant spaces to attract and serve diverse groups (10) and
promoting neighborhood safety and stability (14). Encouraging compatible land uses received no votes, and providing opportunities
for goods and services only received 5 votes. The final vision statement and project goals helped guide the rest of the planning
process.

Image Source: City of Spartanburg

Highland Neighborhood Transformation Plan | 49

TRANSPORTATION
The transportation station provided attendees with the
opportunity to choose which transportation alternative they
most preferred for 3 intersections and 3 corridors in the
neighborhood, as shown in Figure 49. These intersections were
selected based on input from the first community meeting,
where residents identified problem areas within their
communities. For the corridors, residents gave input about
the types of improvements they would want to see. The options
in the second community meeting incorporated the input.
The 3 intersections are:
1.

W Henry Street/ S Forest Street,

2.

W Henry Street/ Highland Avenue, and

3.

S Daniel Morgan Avenue/ Highland Avenue.

Six problem areas

Figure 49: Targeted Intersections and Corridors

The 3 corridors were:
A.

S Daniel Morgan Avenue,

B.

S Forest Street (North), and

C.

S Forest Street (South).

Intersection improvements

Figure 50: Results from the Intersection Improvement Exercise

Current Setting/ Two
Stop Signs

Four-way Stop Signs

Signal Intersection

1 WEST HENRY STREET/ FOREST AVENUE

0

0

10

2 W HENRY STREET / HIGHLAND AVENUE

0

4

7

3 DANIEL MORGAN AVENUE/ HIGHLAND
AVENUE

0

1

14

Results from the intersection exercise show that attendees strongly preferred a signal at each intersection over a four-way stop sign
or the current configuration. Only the intersection at W Henry Street and Highland Avenue received more than 1 vote for a fourway stop sign.
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Corridor A: S Daniel Morgan Avenue
Figure 51: Corridor Improvement Preferences

Different alternatives (4) were developed for
S Daniel Morgan Avenue. The first section
shows the current street configuration.
Alternative 1 shows the street section
reconfigured to have a turn lane and onstreet parking. Alternative 2 shows the street
section reconfigured to have a turn lane,
on-street parking, and a cycle track.
Alternative 3 shows the street section
reconfigured to have parking and a cycle
track. Finally, alternative 4 shows the street
reconfigured with 2 turn lanes and two bike
lanes. Alternative 2 was the most popular
choice, with 5 votes. Alternative 3 received
no votes and was also the only alternative
that did not include a turn lane.

Image Source: City of Spartanburg
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Corridor B: S Forest Street (North)
Figure 52: Corridor Improvement Preferences

For S Forest Street (North), 2 different alternatives
were developed (Figure 52). The first section shows
the current street configuration. Alternative 1
shows the street section reconfigured to have 2
separate bike lanes. Alternative 2 shows the street
section reconfigured to have 1 separate cycle track.
Alternative 1 was the most popular choice, with 8
votes. The current street configuration only
received 2 votes.

Corridor C: S Forest Street (South)
Figure 53: Corridor Improvement Preferences

For S Forest Street(South), 2 different
alternatives were developed (Figure 53). The
first section shows the current street
configuration, Alternative 1 shows the street
section reconfigured to have 2 separate bike
lanes. Alternative 2 shows the street section
reconfigured to have 1 separate cycle track.
Alternative 1, 2 separate bike lanes, was the
most popular choice, which was also the most
popular choice for the northern section of S
Forest Street.

Major Takeaways
• No attendee preferred the status quo at any of the intersections, and most preferred the addition of a traffic signal at each
intersection;
• A four-way stop sign was a close second only for the intersection of W Henry Street and Highland Avenue;
• The most popular street improvement for S Daniel Morgan Avenue is alternative 2, which includes a turn lane, parking, and
a cycle track. This alternative received 5 votes; and
• Alternative 1 was the most popular choice for both the northern and southern S Forest Street corridors.
Overall, attendees want to reduce the number of traffic lanes, add turning lanes, and add connected bike lanes.
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BUILDING TYPES
The building types exercise allowed attendees to choose their most preferred architectural style for different housing typologies.
The board had 5 columns, each representing a housing type, and attendees placed a green dot on the architectural style they like
the most and a red dot on the style they liked the least in each column. The results are shown below, with red numbers signifying
red dots and green numbers signifying green dots (Figure 53 and Figure 54).

Building types

Figure 54: Building Type Preferences
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Image Source: City of Spartanburg
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Building Types

Figure 55: Building Type Preferences

Townhomes

Multifamily

10 1

14

5 2
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Major Takeaways
•
•
•
•
•

Single family homes with attached garages were the most popular building type, with townhouses being the second most
popular building type;
For single family and low-density residential, attendees preferred craftsman, suburban, and traditional style homes with
garages and open space;
Attendees preferred townhouses over multifamily;
Attendees did not like mixed-use and high-density apartments; and
Multifamily options are acceptable only when the design decreases the feeling of density and mimics quadruplexes with
southern architectural features.

Findings from this section informed the recommendations made as part of the masterplan and housing sections of the Highland
Transformation Plan.
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PROGRAMMING
The program station provided attendees the opportunity to prioritize the top 3 programs they would like to see implemented in
the neighborhood. There were 6 programs to chose from, which were:
•

• Tax abatements,
Environmental design, 					

•

Housing reinvestment strategies,

•

Historic preservation, and

•

Rental registration,

•

Existing local programs.

The results are in Figure 56.

Programming preferences
Figure 56: Programming
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Major Takeaways
According to attendees, the three programs that should be prioritized are Environmental Design, Historic Preservation, and
Housing Reinvestment Strategies. These strategies are defined further in the "Community Retention" section. The results from
this section informed programming recommendations.
Conclusion
Findings from the second community meeting helped form the basis for the recommendations section of this study, where policy
and implementation recommendations are outlined that directly affect existing residents. The input received on the vision and
goals for the neighborhood helped finalize a vision for the neighborhood that guides the priorities of the plan. The feedback
received from the transportation, building types, and programming exercises help the consulting team determine vital opportunities
for action.
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Steering Committee
A variety of stakeholders, including neighborhood leadership, local nonprofits,
churches, local businesses, and local city agencies made up the Highland Steering
Committee. Steering committee meetings were held every two months at the
Bethlehem Community Center. The topics of discussion are summarized below.
1. The first Steering Committee meeting served as a project kick-off to educate
members on the project's scope. Stakeholder shared neighborhood
strengths, weaknesses, opportunities, and threats.
2.

In the second meeting, the Steering Committee vetted the project logo,
website, and templates. They also reviewed findings from existing conditions
analysis, previous plan review, and the Community Engagement Plan.

3.

The third Steering Committee meeting allowed the group to learn the
outcomes of the first community meeting, and work on a draft vision
statement for the Transformation Plan. They also reviewed the residential
and commercial market analysis and transportation existing conditions.

4.

The fourth Steering Committee meeting shared initial findings from the
second community open house, and the consulting team presented findings
from the economic development analysis.

5.

The Steering Committee reviewed 2 options of the draft Master Plan and
the catalytic areas in the fifth meeting.

6.

The sixth meeting with the Steering Committee was held virtually through
GoToMeeting. In this meeting, recommendations both for Community
Retention and Revitalization were shared.

7.

In the final Steering Committee meeting, the group worked through a
draft of the implementation recommendations and reviewed a draft of
the final report.

Involvement

Figure 57: Imagery from Meetings

Image Source: APD Urban Planning and Management

Image Source: APD Urban Planning and Management

The input and feedback of the Steering Committee members were invaluable to
the entire planning process. As the community and the city transition the
Transformation Plan into implementation, their continued participation will be
needed and solicited. An aspirational goal for the Steering Committee is for each
participant to become a champion for the Plan and its implementation.

Strengths
•
•
•
•
•
•
•

Community spirit/people
Momentum
Anchor institutions
History, authenticity
Location
Meeting Street Academy
Farmers market

Opportunities
•
•
•
•
•
•
•
•
•

Buy in from stakeholders
Spartanburg growth and new housing
Knowledge building
Stewart Park
Development without displacement
Funding
Surrounding colleges
Opportunity zone
Food programs
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Weaknesses
•
•
•
•
•

Poverty
Internal crime
Perception
Limited resident engagement
Fragmentation of neighborhood
identity

Image Source: APD Urban Planning and Management

Threats
•
•
•
•
•
•
•

Uniform commercial uses/businesses
Displacement
Inability to gather city-wide support
Norris Ridge ownership
Housing market
Neighborhood competition (funding)
Transient residents

Image Source: APD Urban Planning and Management

Stakeholder Engagement
Part of the engagement and planning process included meetings with specific stakeholders that live and work within Highland and
the City of Spartanburg. A variety of groups were engaged in different formats, including small focus groups, discussion and oneon-one meeting. The following agencies and stakeholders were engaged*:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Bethlehem Community Center
City Council Members
City of Spartanburg Budget and Accounting
City of Spartanburg Economic Development
City of Spartanburg Finance
City of Spartanburg Neighborhood Services
City of Spartanburg Parks and Recreation
City of Spartanburg Planning and Zoning
City of Spartanburg Police Department
City of Spartanburg Streets and Stormwater
City of Spartanburg Traffic Services
Equity LLC
Foodshare Spartanburg
Former City Mayors
Former House Representative
Habitat for Humanity of Spartanburg
Highland Community CDC
Highland Neighborhood Association
Homes of Hope
Johnson Development
Local Historians
Macedonia Missionary Baptist Church
Mary Black Foundation
Meeting Street Academy
Nehemiah CRC
Northside Development Group
Partners for Active Living
Planning Commission
Private Property Owners
State Representative
Spartanburg Area Transportation Study
Spartanburg County Foundation
Spartanburg County Historical Association
Spartanburg Housing Authority
United Way of Piedmont

* Stakeholder list is meant to give an idea of the types of organizations that were involved in the planning process.
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Understanding the
Local Market
Residential Market Analysis
Retail Market Analysis
Economic Analysis

The market realities of the city and the broader region
inform the plan's ability to be implemented. The
Transformation Plan vision is aspirational, while the
recommendations form the basis of what can happen
given the constraints of the market. The three documents
included in this section help guide the pace of
implementation while informing gaps in the local market
and potential opportunities.

rehab

Residential Market Analysis
The market analysis report gives an overview of the current
residential housing market for Highland. This information
provides context to make informed decisions about potential
opportunities for multifamily and single family development in
Highland. The report discusses general housing trends, population
and housing characteristics, housing stock and values, housing
affordability and supply/demand gap, and challenges and
opportunities for future residential growth.

The broader area provides context
Figure 58: Study Area Map

Wofford College

The continued economic and population growth of Spartanburg
County and the evolution of Downtown Spartanburg into a live,
work, and play activity center are likely to have positive growth
effects for the adjacent neighborhoods near Downtown. Over
the past 10 years, the downtown neighborhoods of Converse
Heights and Hampton Heights have seen long-term population
decline stabilize or reverse. Highland, located west of these
neighborhoods, could see similar revitalization soon, given the
right set of conditions and reinvestment. The following market
analysis examines the potential for Highland’s residential market
to transform from long-term decline to transformation and
revitalization.

STUDY AREA AND METHODOLOGY

Northside

Downtown/
Converse Heights

Highland

Hampton
Heights

N
Source: APD Urban Planning & Management, Spartanburg County GIS

The study area for the residential market analysis consists of 5 neighborhoods shown in Figure 58: Highland and other neighborhoods
0.5
1
1.5
2
near Downtown (Hampton Heights, Northside, Wofford College, 0and Downtown/Converse
Heights).
Census tract boundaries
Miles
represent the boundaries of these neighborhoods in order to capture precise and detailed demographic information. Analyzing
multiple Downtown neighborhoods will provide a better understanding of the development indicators which will help predict the
extent, timing, and likelihood of Highland's future redevelopment.

Esri, HERE, Garmin, (c) OpenStreetMap contributors, and the GIS user community

Census data from the years 2009, 2014, and 2017 captured changes over time. The year 2009 was selected as the starting year to
understand the long-range changes that have occurred since 2008's financial crisis. The year 2014 was chosen to capture any shortterm change. Data from the Spartanburg County Tax Assessor, United States Department of Housing and Urban Development
(HUD), Zillow, and other real estate market sources informed the
analysis. In addition to neighborhood boundaries represented by Most neighborhoods lost population
the census tracts, the geographic units for different analysis include Figure 59: Population Trend
zip code, Spartanburg's city limit, and Spartanburg County.

GENERAL GROWTH TRENDS
Several sources of data framed the understanding of the market
potential: total population growth in Spartanburg County, total
population and housing units of each neighborhood, and single
family permits.
Spartanburg County has a long history of growth. It will grow by an
average of 2,660 people per year to 2025 (Figure 60). The County
has seen consistent population growth of at least 10% per decade

The county has gained population
Figure 60: Spartanburg County Population
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Source: American Community Survey

Year
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
Population 296,880 299,540 302,220 304,880 307,540 310,220 312,890 315,550 318,230 320,890 323,550
Source: South Carolina Revenue and Fiscal Affairs Office
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since the 1970s. As shown in Figure 59, Downtown and nearby Neighborhoods saw
neighborhoods have not gained the same level of population growth
housing units
within the same period. The total population of the 5 neighborhoods
Figure 61: Housing Units
in the residential market study area decreased from 11,480 in 2009 1800
to 9,591 in 2017, with all neighborhoods except the Northside losing 1600
1400
population.
During the same period, only Downtown Spartanburg/Converse
Heights saw an increase in housing units (136 units), as shown in
Figure 61. While the overall population and housing unit loss might
suggest an overall decline, this period represents a relative
stabilization compared to the preceding decades, which saw dramatic
population loss in these neighborhoods. This stabilization and
accompanying growth elsewhere in the County could anticipate
steady growth for these Downtown neighborhoods in the future.

a decrease in
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Source: American Community Survey

Permits
According to the residential permits issued from 2016 to 2018 (Figure 62), there were few new units constructed but a large number
of rehabilitation activity within the study area. Converse Heights has the largest number of remodels (50 in 2018). Despite the lack
of vacant parcels in Converse Heights, it is still attracting residents through the renovation of homes. About 15 homes per year were
remodeled in Hampton Heights. Comparatively, Highland had few new construction and renovation activities from 2016 to 2018,
though rehabilitation increased in 2018.
In 2018, the residential market study area captured less than 10% of the new construction and 37% of the renovation activities
compared to the city, which could indicate growing attractiveness for these downtown neighborhoods. The construction of Johnson
Development Associates' multifamily apartment in Downtown and the high occupancy rates of nearby apartments further indicate
a trend of living near Downtown.

Converse Heights has seen the largest increase in rehabilitation
Figure 62: New Construction and Rehabilitation Permits from 2016 to 2018

New Units 2016 2017 2018

Legend
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Wofford
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Highland
Other
Neighborhoods
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N

Wofford
College
Northside
Highland
Hampton
Heights
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Heights

Total
Units

3

0

1
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2
0

0
0

5
0
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215

0

0

1

556

0

2

3

1090

2016 2017 2018

Total
Units

7

7

10
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1
1

7
1

6
7
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13

13

15

556

29

51

50

1090

Source: APD Urban Planning & Management, Spartanburg County GIS
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POPULATION CHARACTERISTICS
Education
An increase in educational attainment is often the first sign that
an in-town neighborhood is seeing an increase in housing
demand. The increase in the percentage of the population with
a bachelor’s degree or higher represents the demographic shift
to more educated population groups. Neighborhoods with
improvements in educational attainment can attract more
investment opportunities due to the population's buying power.
Table 9 shows educational attainment increases in Wofford
College, Northside, and Hampton Heights. Highland, on the
other hand, lost a large portion of the population with higher
education from 2009 to 2014.
Age
All neighborhoods except the Northside saw an increase in
population in the 25 to 34 age group. Increases in this age group,
which has long valued adjacency to downtowns, has historically
signaled a neighborhood's increased desirability. Highland saw
an increase from 11% to 20%. This increase could represent a
shift in preferences as younger households seek to live in
neighborhoods closer to regional activity centers, like Downtown
Spartanburg.
Income
In Spartanburg, households earning above $40,000 annually
are the most likely group to purchase a newly constructed home,
which usually cost at least $125,000. The percentage of
households with incomes above $40,000 increased the greatest
in Hampton Heights, where the total population almost doubled.
The Northside was the only other neighborhood where this
income group saw an increase from 2009. This population
almost halved in Highland during the same period.
Median Home Value
Highland has experienced the most dramatic change in home
prices among the 5 neighborhoods (Figure 63). Pricing increased
from 2009 to 2014 and dropped from 2014 to 2017. Homes in
Hampton Heights and Northside increased value steadily,
probably due to a combination of renovations and the
appreciation of existing properties.

HOUSING STOCK ANALYSIS
The average age of the housing stock in Highland is about 56
years (Figure 64). Buildings are older on the south of S Daniel
Morgan Avenue within Highland.

Table 9: Demographic Information

Year

Wofford
Hampton Converse
Northside Highland
College
Heights
Heights

Percentage of Bachelor's Degree or Higher
2009
7.3%
1.6%
13.0%
2014
9.8%
1.2%
0.3%
2017
8.7%
2.3%
0.3%
Percentage of Income Over $40,000
2009 20.5%
21.3%
20.8%
2014 19.9%
11.1%
8.3%
2017 20.8%
36.6%
9.5%
Percentage of Age 25-34
2009
3.5%
17.1%
11.6%
2014
3.6%
9.3%
17.1%
2017
3.5%
10.0%
20.5%

30.1%
31.7%
32.4%

66.1%
61.3%
63.7%

21.2%
42.4%
36.8%

70.8%
67.1%
66.2%

7.4%
14.4%
18.0%

13.4%
16.4%
18.4%

Source: American Community Survey

Drop in Highland values since 2014
Figure 63: Median Median
Home Value
Home Value
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The average age of housing is 56 years
Figure 64: Highland Age of Housing Stock Map
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Recent Construction
Since 2016, there were only 23 buildings built within the 5
neighborhood market analysis area. There was only 1 new
building in Highland (The AC Hotel Spartanburg). Most new
homes were built within the city, but outside of the study area
since 2016.

N
Source: APD Urban Planning & Management, Spartanburg County GIS
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The gap in lower incomes

Figure 65: Highland Homeownership and Rental Gap Analysis
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AFFORDABILITY SUPPLY AND DEMAND GAP ANALYSIS
Understanding housing affordability provides local leadership with a sense of how the current housing prices and rents align with
household incomes. Invariably there is a mismatch of housing price ranges or income ranges that point to a housing imbalance,
also known as a surplus or gap. The results of this analysis can direct future affordable housing efforts and policies that seek to
address these needs.
In the gap analysis, a 2-person household size was used to calculate the housing values and rent amounts for each Area Median
Income (AMI) level, based on the average household size for the neighborhood according to the 2017 American Community Survey
data. The numbers for surplus and gap for both homeowners and renters were calculated based on every household size to reflect
more accurate housing affordability conditions (Figure 65).
The results of this analysis indicate a shortage of housing units targeted to homeowners for 50% to 80% AMI (13 units). There is a
surplus of low income homeowner units (14 units). The surplus supports the fact that people are staying in poorer condition homes
in the neighborhood even though their incomes allow them to purchase a more expensive home. What is more, there might be a
lack of corresponding housing products within the neighborhood. It is also likely that there is an excess of affordable housing at
the lower end of the ownership market. All factors are likely to make homes in Highland less desirable for homebuyers from and
outside of the neighborhood.
For renters, there are shortages of all units except for households earning 50% to 80% AMI. The most significant shortages exist for
households earning 50% AMI and below (49 units). The shortage indicates that there is still a high demand for rental households
earning 50% of AMI and below, despite the existence of a large number of subsidized rental units within the neighborhood. The
shortage of rental units for households earning 100% AMI and more indicates the shortage of quality rental units for relatively
higher income renters. Many of these rent burdened households are renting in single family rental property. Therefore, high quality
rental units with rental assistance programs or additional subsidized units priced to the residents' level of affordability should be
added to the market.

HOUSING STOCK KEY FACTS
Homes in Highland have an average
age of 56 years

There is a supply gap of 13 units for
homeowners at income level 50%-80%
AMI

Most homes in Highland have not
seen recent major rehabilitation and
are valued below $50,000.

There is a supply gap of 49 rental units
for renters at income level less than 50%
AMI
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RESIDENTIAL MARKET TRENDS

A steady increase in housing prices

The following analysis examines recent residential market trends
including home sales activity, home value trends, rental trends,
and estimated demand for the housing market.

Figure 66: Study Area Average Sales Price
Average Sales Price

General Price
by Year Trend

Home Sales Trend
The average sales price for homes in the downtown study area
has increased steadily since the financial crisis of 2009, as shown
in Figure 66. This increase has not had much of an effect in
Highland, where most homes sold within the past 2 years were
under $30,000. Comparatively, homes sold in Hampton Heights
showed the most substantial increase during this period.

$160,000

$120,000

About 600 homes were sold since 2017 in the study area. Among
the 600 homes, twelve (12) or 2% of homes were new construction.
Comparatively, 15% of homes sold within Spartanburg County,
since 2017 were new construction according to HUD.
Average prices for homes sold after 2014 were calculated for each
neighborhood (Figure 67). Detailed sales for Highland since
2017, as shown in Figure 69. To indicate the relationship between
condition and value, 1st and 3rd quartiles were computed to show
the range of home prices. Comparing the recent sales average
price and the median home value from Figure 66, reported median
home values are much higher than the average sold price. One
explanation for this is that homes in poorer condition were more
likely to be sold. Another is that homeowners overvalued their
properties. Median home values from ACS are collected from
owner-occupied units and are more likely to be in good condition.
Rental Trend
According to Zillow, average rent estimates in the City of
Spartanburg have risen from $800 in 2010 to $1,000 in 2019.
However, in 2017, 55% or 229 household units in Highland were
paying rents under $400, consisting mostly of subsidized rental
units. Single family rental units in this price range are commonly
in poor condition. There are 3 subsidized multifamily projects
with a total of 362 units in the neighborhood: Highland Crossing,
Norris Ridge, and Prince Hall Apartments. These properties have
very low vacancy. According to the existing condition survey and
interviews with local stakeholders, 2 of these properties, Norris
Ridge and Prince Hall, are in poor conditions on the exterior and
the interior.
Within the neighborhood, only 10% of market rate renters in
Highland are spending between $600 to $800 on rent. Seventy-five
(75) or 18% of households are paying market-rate rents over $800.
Market rate rent for a 2-bedroom unit in the neighborhood is
about $776, according to Hotpads. These homes are mostly single
family detached homes. Such homes have fair to good exterior
and interior conditions.
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Sales price lowest in Highland
Figure 67: Average Sold Price after 2014
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Figure 68: Highland Rent Distribution Units
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The greatest number of Highland home sales were located near Stewart Park
Figure 69: Sales Price Map For Homes Sold After 2017
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Varying sales prices

Figure 70: Typical Home Condition and Price

A typical home in Highland in
poor or fair condition. These homes
need major rehabilitation (costing
at least $30,000) for the exterior
and upgrades to interior appliances.
These smaller 2BR and 3BR homes
typically rent from $400 - $600
and are sold between $30,000 and
$40,000.

A typical renovated historic home
in Hampton Heights in good condition.
These homes have upgraded facade
and interiors and sold for between
$80 and $90/ft2 or rent around $1,100.
A 1,400 ft2 3-bedroom home sold at
$120,000

0 0.07 0.15

0.3

0.45

A typical newly-constructed home
with garage(s), modern appliances,
and other new features. These homes
sold at about $90/ft2 within the city.
A 1,400 ft2 3-bedroom home is sold
between $125,000 and $135,000
according to Zillow. No similar home
products exist in the study area.
Source: Zillow.com
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CHALLENGES
1. Low Income and Educational Attainment - The fact that the neighborhood population is primarily of lower income and
educational attainment than the City of Spartanburg is the biggest challenge for housing development. Presently, few existing
residents can afford new housing construction or large-scale rehabilitation of the housing stock in the neighborhood. The
lack of post-secondary education also challenges the ability of residents to grow their incomes in their short-term dramatically.
2. Demand for Subsidized Rental Units - Highland is currently dominated by older, highly-concentrated publicly subsidized
units, which has negatively affected perceptions of the neighborhood for decades. Additionally, the large number of subsidized
units have not satisfied local demand for deeply affordable rental housing. New market rate multifamily products will have
to contend with this public need and concern.
3. Lack of Recent Construction - The lack of new market rate new construction and rehabilitation in Highland indicates a
low-demand market. This lack of new investment can create the conditions for a self-reinforcing negative perception cycle,
as the lack of investors and home buyer interest exacerbates the existing negative perceptions, which can further deflate
investment. The lack of recent construction can also cause a housing development disturbance, where the cost of building
construction might be higher than the appraisal and selling price of the property.
4. Less Appealing Existing Housing Stock - The concentration of poor quality for sale single family homes and rental units
will make it challenging to improve the urban environmental design of the neighborhood. Unlike neighborhoods like Hampton
Heights or the Northside, much of the historic housing stock in Highland was demolished during the urban renewal of the
1960s. This lack of brick and mortar historic assets makes it difficult to draw on the rich history of the community as a selling
point for redevelopment.

OPPORTUNITIES
1. Proximity to Downtown and Cheaper Home Values - The population growth in Spartanburg county and people's increasing
willingness to live near "live, work, play" activity centers will continue to make Downtown Spartanburg and nearby neighborhoods
more attractive. Highland's proximity to Downtown and the low price of land and houses could attract new workforce
population to the neighborhood, which has occurred in Hampton Heights and the Northside.
2. Demand for New Homes at Lower Price - According to HUD, for Spartanburg and Union Counties, there will be a demand
for 560 units of new market-rate homes with a price range of $100,000 to $149,999. This demand accounts for 15% of the
total new market-rate housing demands in the forecast period: January 2018 to January 2021. From 2017 to 2019, there were
only 106 homes built and sold in this price range in Spartanburg City. What is more, these units are at the edge of the city.
These facts indicate a market for new homes near Downtown with a price range of $100,000 to $149,999 in the next 5 years.
3. Potential Home Buyers and Renters - There are 2 groups of potential home buyers: the first group is households within the
neighborhood that have income levels approximately at 80% AMI or $40,000 for 2-person households, and the other group
is households within the City of Spartanburg that have income levels around $30,000 to $45,000. These households are likely
to be 2- or 3-person households, between 25 to 64 years old, and have some college or associate degree. Potential renters will
be residents in Highland, earning 50% to 80% AMI.
4. Potential Development Sites - Contiguous vacant parcels with concentrated ownership are strong potential sites for
redevelopment. According to the vacant land ownership map (Figure 71), contiguous vacant parcels along Beacon Street and
Concord Avenue are ideal sites for new single family development. Various community development corporations own these
parcels. Developers that prefer single family development can target these properties for acquisition. The 2 large vacant blocks
surrounded by Bunker Street, Beacon Street, S Daniel Morgan Avenue, and S Forest Street are ideal sites for new development.
Most of the vacant lots are owned by non-profit development corporations who have expressed a desire to develop affordable,
single family properties. The development corporations on the map include Regenesis Community Development Corporation,
Highland Community Development Corporation, Nehemiah Community Revitalization Corporation, and Northside
Development Corporation.
5. Benefiting from Nearby Neighborhoods - Hampton Heights has seen steady growth in recent years, which could have an
impact on nearby Highland. A creek, the four-lane Forest Street, and a rail line separate the neighborhoods. Policies aimed
at bringing these 2 neighborhoods together could create an opportunity for positive spillover into Highland.
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Non-Profits Owned About 1/3 of the 97.6 Acres of Undeveloped Land
Figure 71: Map of Ownership of Undeveloped Property
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Source: APD Urban Planning & Management, Spartanburg County GIS
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Retail Market Analysis
The retail market analysis report for Highland examines existing retail, growing national and local trends, and opportunities and
challenges for creating new retail destinations within the neighborhood. The first section summarizes the neighborhood's existing
conditions, and the second section analyzes trends and possibilities for new
Residents generate most local
retail.

EXISTING RETAIL CONDITIONS
A healthy local retail environment for Highland would consist of a more significant
share of resident retail spending on a higher number and a variety of retail
establishments (Figure 72). Unfortunately, the lower incomes of households in
Highland result in most of the neighborhood's retail establishments relying on
outside visitors, employees of the area, or local commuters to sustain much of
the business. Highland's adjacency to Downtown Spartanburg and 2 highly
trafficked arterial roads, John B. White Sr. Boulevard and W Main Street, translates
to much of the retail in the neighborhood serving a population greater than its
1,430 residents.
Supply and Demand
Independent supply and demand totals are shown in Figure 73 and Figure 74. It
is important to note that the small size of the study area limits the effectiveness
of a traditional demand and supply retail gap analysis. Retail supply describes
the total dollar amount of business conducted by all retail establishments in the
study area while retail demand describes the annual retail purchases made in
aggregate by households in the study area.

retail demand

Figure 72: Traditional Retail Demand Drivers

Employees

Residents
Commuters

Visitors

The total annual sales of products in Highland is estimated to be $13,000,000, which is primarily in businesses that serve the needs
of automobiles or customers using automobiles. Gas stations/convenience stores, and motor vehicle and parts dealers cumulatively
constitute about 75% of all retail sales in Highland, likely originating from customers that live outside the neighborhood. Food
services and drinking establishments also form a large percentage of sales, though largely due to the Beacon, a very successful fast
food restaurant located in Highland.
The demand for retail in the area generated by residents is approximately $5,000,000. The $520,000 food services and drinking
spending by residents is only enough to sustain 1 local business. Retail demand for the area within a 5-minute drive of Highland is
$97,000,000 for 14,642 individuals, enough to support 1 small grocery store.
Figure 73: Highland Retail Supply
Five Most Common Retail Types
Retail Category
Annual Sales
Below, the 5 most common retail types found in Highland are listed and
Motor Vehicle & Parts Dealers
$4,741,027
described.
Health & Personal Care Stores
$883,582
• Restaurant – 2 restaurants are found in the study area: a high end
Gasoline Stations/Convenience
$4,493,110
rooftop hotel bar and grill and a well-known burger fast food
restaurant. There is a large concentration of restaurants just outside
Food Services & Drinking Places $3,167,074
of the study area’s northeast border;
Total
$13,284,793
• Automobile Service / Auto Sales – There are 4 automobile service
Source: ESRI Community Analyst
and 1 pre-owned automobile sales establishments in the study area,
including an AutoZone and O’Reilly Auto Parts;
Figure 74: Highland Retail Demand
• Hair and Beauty Supply – 2 large beauty supply stores and 3
Annual
barbershop/beauty salons are in the study area, which offer
Retail Category
Purchases
community gathering spots for locals;
Grocery Store
$843,111
• Convenience Store – 3 convenience store and gas stations are on
the northwest periphery of the study area, none of which provide
Food Services & Drinking Places $519,646
a large selection of food types; and
Health & Personal Care
$307,271
• Tax Service – Though not included up in the retail supply analysis,
Other Retail
$3,728,832
there are 3 popular tax service offices located in the study area,
Total
$5,398,860
many of which are used by residents throughout Spartanburg.
Source: ESRI Community Analyst
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Highland retail is concentrated on John B. White Sr. Boulevard and W Main Street
Figure 75: Retail Location Map
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Source: APD Urban Planning & Management, Spartanburg County GIS

Missing Retail
The limited retail options in Highland means that there are many types of retail that residents have to travel outside the neighborhood,
though Highland's adjacency to Downtown ensures that most of these options are convenient for the 45% of households that own
an automobile. The 55% of Highland households that do not own an automobile likely spend a significant amount of time traveling
to these "missing" destinations, or forgo the trips altogether. For example, the lack of a local grocery store likely translates to many
households purchasing food from convenience stores, which often lack fresh fruit and vegetables and have unhealthy packaged
foods. The most desired major "missing" retail types are listed below and referenced by number in Figure 75.
1.
2.

3.
4.

Health Clinic - The Regenesis Community Health Center is within a 15-30 minute walk to most areas of Highland. An
alternative health clinic is located Downtown and is accessible by public transit.
Grocery Store – The former Save-a-Lot located at this site was recently closed in August 2019 due to a state-wide closing of
nonperforming stores. This store represented one of the few walkable options for fresh fruits, vegetables, and meats for
Highland residents that don't own a vehicle. Hub City Co-op, another nearby option for fresh fruits and vegetables located
in Downtown, was closed in October 2018.
Pharmacy - The nearest pharmacy is the locally owned and operated Smith's Drug Store No. 1, located in Downtown
Spartanburg and is accessible by public transit or a 20 - 30 minute walk by most residents in Highland.
Laundromat/Cleaner– Many Highland residents do not own a dedicated washer and dryer and rely on laundromats. The
large multifamily developments currently provide washers and dryers to tenants, but residents in single family properties are
required to drive 10-minutes to reach the nearest option.

Vacancy and Rent
The vacancy of properties suitable for retail is low for the area, with only 3 spaces recorded as vacant, which translates to approximately
10% retail vacancy rate.
Most retail space leases from $5 - $8 per square foot through triple net lease agreements. These low leasing rates represent a sharp
drop off compared to leasing rates for Downtown Spartanburg, which ranges from $14 - $24 per square foot.
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LOCAL, CITY, AND REGIONAL RETAIL

Travel time defines retail markets

Strict neighborhood borders do not define retail markets but are instead
part of a complex network of local and regional markets defined by travel
time. In order to better understand how Highland fits into the broader
retail context of Spartanburg, and provide a snapshot of total demand and
supply for retail markets defined by 5, 10, and 20-minute drive times from
Highland. The 5-minute drive time area captures most of Downtown
Spartanburg, the 10-minute drive time area captures the Westgate Mall
and Hillcrest Shopping Center areas, and the 20-minute drive time area
captures most of the retail customers most likely to shop near Downtown
Spartanburg, and potentially Highland.
All 4 areas contain more retail supply than retail demand, with the mismatch
growing most intense in Downtown Spartanburg's 5-minute drive area.
This area represents only 5% of total demand within a 20-minute drive,
but it contains 10% of retail supply. The significant mismatch within
downtown is partly a result of the low local incomes and population and
suggests most businesses are specialized to cater to more extensive regional
needs. Additional population added to this area can have a strong effect
on promoting new local, neighborhood retail (like grocery stores).

Figure 76: Travel Time Retail Markets

5-Minute Drive

Study Area
20-Minute Drive
10-Minute Drive

More retail supply than demand
Figure 77: Local, City, and Regional Retail Gap

Retail Markets Gap
Households
Median Disposable Income
Retail Demand
Retail Supply
Total Retail Gap

TRENDS

Study Area
532
$12,361
$5,398,860
$13,284,793
-$7,885,933

5-Minute

10-Minute

20-Minute

5,749
$21,941
$97,798,321
$337,191,576
-$239,393,255

24,142
$32,455
$581,990,611
$1,832,571,158
-$1,250,580,547

71,006
$40,644
$2,069,507,462
$3,338,851,590
-$1,269,344,128
Source: ESRI Community Analyst

1. Growing Metropolitan Population and Economic Prospects - Metropolitan growth will continue by at least 1% annually
over the next decade, primarily due to the rapid economic growth occurring in Upstate South Carolina. Specialty regional
retail destinations, like Downtown Spartanburg, will likely continue to see their desirability increase alongside this more
extensive metropolitan-level growth.
2. Stabilizing Population - The period between 2010 and 2020 will be the first decade since 1970 to see population growth for
the City of Spartanburg. Many of the neighborhoods surrounding downtown have shown similar signs of population stability,
even during a time of decreasing household sizes.
3. Growing Downtown Businesses - A recent survey conducted in 2018 showed that 48% of downtown businesses have been
in businesses for more than 10 years.1 Downtown is capturing about 1/3rd of total Spartanburg County hotel growth between
2018 and 2020, making downtown one of the hottest hotel markets in South Carolina.
4. Thriving Food, Drink, and Events Scene - Anticipated growth in the demand for food and drink establishments in the
Spartanburg market will grow by 17% over the next 5 years, or by about 10 establishments.2 Currently, restaurants and bars
in Downtown Spartanburg represent about 5% of total food and alcohol establishment sales within Downtown's 20-minute
drive time area.
5. Closing of Grocery Stores - The separate closings of 2 local grocery stores, Hub City Co-Op (opened in 2015) and Save-a-Lot
(opened in 2014), demonstrate the difficulty in operating a thriving downtown or near-downtown grocery store. According
to a McKinsey report released in 2018, national grocery store chains have struggled to grow and maintain healthy profits in
the face of higher costs and shrinking margins.3 While national trends may have effected on the closings, that customers with
cars were drawn to stores with more extensive selections found further away.
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CHALLENGES
1. Low Highland Household Incomes - Highland's low locally-generated retail demand is primarily a function of very low
household incomes for Highland residents. Any new retail opened in the area will rely on customers from outside Highland
to generate enough buying power to operate a retail business.
2. Negative Perception - Long-standing prejudices against the community will continue to present difficulties in attracting new
retail markets for the area. Existing successful retail businesses, like automobile sales and services and beauty supplies, do
not often attract complementary retail uses and can sometimes add to the local negative perception.
3. Small Number of Local Households - In addition to low incomes, the low number of households within Highland presents
another challenge in attracting new retailers. A large amount of vacant land translates to fewer households, depleting the
total purchasing power of the neighborhood.

OPPORTUNITIES
1. Downtown Spillover - Continued office, hotel, and residential growth in Downtown Spartanburg, as well as metro-wide
population growth, will continue to fuel demand for retail in downtown. Growth along W Main Street and in the northeast
portion of Highland (near the Marriott AC hotel) could create the opportunity for new retail closer to Highland.
2. Highly Trafficked Perimeter Roads - W Main Street, John B. White Sr. Boulevard, and S Daniel Morgan Avenue cumulatively
generate over 20,000 unique daily vehicular trips. These trips represent a unique opportunity to convert cross-town traffic
into local retail demand. While these potential customers are unlikely to attract retailers on their own, they can help augment
potential increases in locally-produced retail demand.
3. Large, Assembled Undeveloped Property - While the presence of large undeveloped properties presents a challenge in a
reduced population, it creates the opportunity for increased density and potential commercial development. A large, catalytic
revitalization project could dramatically alter local negative perceptions and increase the number of higher-earning households,
which could improve Highland's retail position. A large amount of undeveloped or underutilized property is along S Daniel
Morgan Avenue. This avenue could serve as a significant revitalization corridor that extends and connects the economic
vitality of Downtown Spartanburg to the core residential portion of Highland.
4. Growing Awareness of Need for Access to Healthy Foods - Highland's food dessert status and the 46% of Highland households
that do not own a vehicle presents a critical moment for maintaining the health of Spartanburg residents. The City of
Spartanburg's previous 2015 $350,000 investment in the Hub City Co-op demonstrates local policymakers' willingness to
invest in access to healthy foods if the right opportunity presents itself and private actors are also willing to act in partnership.4
The combination of a thriving Downtown Spartanburg economy and a public need could create another opportunity for a
public-private partnership to create a successful grocery store.
Endnotes
1
2
3
4

Williams, Emily, "Upstate upswing: Spartanburg is out front in SC hotel growth," The Post and Courier, January 6, 2019
ESRI Community Analyst, 2019
McKinsey and Company, "Reviving grocery retail: Six imperatives," December 2018
Swann, Samantha, "What happened with Hub City Co-op?", Goupstate.com, October 26, 2018

RETAIL KEY FACTS
Retail vacancy is near 10% for the
area, with only 2 vacant retail
buildings.

The 55% of car-less households in
Highland are highly dependent on public
transit and walking for their retail needs.

Gas stations, restaurants, hair and
beauty supply, automobile sales/
service, and tax services represent
nearly all Highland retail sales.

Downtown's growing food and drink
scene is projected to grow by at
least 17% over the next 5 years.
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Economic Analysis

Highland has higher unemployment
rate
Figure 78: Unemployment Rate

The economic analysis gives an overview of the current economic
and workforce conditions for Highland. This section discusses
general economic trends, industry sector analysis, commute
patterns, and challenges and opportunities for future economic
growth. Spartanburg County is used as the comparing geographic
unit to capture the local trend. This information provides context
to make informed decisions about potential opportunities for
workforce training and supportive services in Highland.

GENERAL TRENDS
Unemployment Rate
The unemployment rate for individuals 16 years and older is
compared between residents in Highland and Spartanburg
County. The unemployment rate for both Highland and the
county has decreased since 2013: 3.5% for Highland and 4.9%
for the county according to Table 10. However, by 2017, Highland
had a much higher unemployment rate of 24.3% compared to
the county's unemployment rate of 6.2%. In 2012, a large number
of residents vacated the Cammie Clagett Courts. This move
explained the unemployment rate drop for Highland in 2012
in Figure 78.
Growth by Industry Sector
The South Carolina Department of Employment & Workforce
conducted employment projections by industry for Upstate
South Carolina (Spartanburg and Union County). The top 5
growing industries and their expected growth in employment
from 2016 to 2026 are in Figure 80. Manufacturing is the largest
industry sector in the Upstate Region and will increase by 3,376
jobs between 2016 to 2026.
Labor Force Characteristics
Figure 80 compares the educational attainment data from
Longitudinal Employer-Household Dynamics (LEHD) between
Highland and Spartanburg County residents that are in the
labor force. Nearly half (41.9%) of workers in Spartanburg
County have some college degrees or higher, whereas only 27%
of Highland workers do.
The workforce participation rate indicates the percentage of
residents who are either employed or actively looking for
employment. The workforce participation and unemployment
rate for residents 25 to 64 years old in Highland and Spartanburg
County are compared in Table 10. For Spartanburg County,
both male and female groups have a labor participation rate of
over 70%, with an unemployment rate of around 6%.
Comparatively, the labor force participation rate for Highland
males is 66%, 13 percentage points lower than for males in
Spartanburg County. The unemployment rate is 12.9%, 7
percentage points higher than their Spartanburg male

30.0%
25.0%
20.0%
15.0%
10.0%
5.0%
0.0%
2009 2010 2011 2012 2013 2014 2015 2016 2017
Highland

Spartanburg County
Source: 2017 American Community Survey

Manufacturing is the largest industry
Figure 79: Projected Growth for Major Industries
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Table 10: Employment Facts for 25-64 Years
Spartanburg County

Highland

Labor Force
Participation
Rate

Unemployment
rate

Labor Force
Participation
Rate

Unemployment
rate

Male

79.4%

5.9%

65.5%

12.9%

Female

70.5%

5.8%

70.5%

27.4%

With children
under 18 years

76.0%

5.8%

66.7%

47.8%

With children
under 6 years

74.7%

6.3%

53.4%

74.2%

Source: 2017 American Community Survey
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counterparts. Females in Spartanburg County have about a 9%
lower workforce participation rate than males, females in
Highland are more likely to be seeking work than males in the
neighborhood, with a 5% higher workforce participation rate.
Seeking employment does not necessarily translate to being
employed though, with Highland females having a 27.4%
unemployment rate, more than twice that of males. Females
with children in Highland have an even more difficult time
finding work, with lower labor force participation rates (67%)
and much higher unemployment rates (48%).

Highest participation in gray
Figure 81: Highland Worker Sector

Accommodation and Food Service

Administration and Waste
Management
Health Care and Social Assistance

SECTOR ANALYSIS
Highland residents working in the following industries:
Accommodation and Food Services, Administration and Support
Waste Management and Remediation, Health Care and Social
Assistance, and Retail Trade, all of which are projected to grow
between 2016 and 2026. In Figure 81, each grid represents a
1% share of all industries and each color represents 1 industry.
Highland residents are most likely to work in the lowest paying
industries, like Accommodation and Food Service, Waste
Management, and Health Care and Social Assistance. Even
when working in higher paying industries, like Manufacturing,
Highland residents are likely to earn far less than the average
wage within that industry (Table 11).
According to recent entry-level manufacturing job postings in
Spartanburg County, most of these jobs have the following
requirements: high school graduate or GED; ability to work
8-10 hour shifts; the flexibility to work overtime; be physically
fit and endure unideal working conditions. Some jobs also have
the following requirements: 1 or more years of similar experience;
basic math and computer skills; and must be able to pass a drug
test and background check.

COMMUTE ANALYSIS
Thirteen people live and work in Highland, 533 people commute
to Highland, and 520 people commute out of Highland for
employment (Figure 82). Workers commuting into Highland
live throughout Spartanburg County. In Highland, jobs are
along John B. White Sr. Boulevard and north of Henry Street.
These jobs are mostly in automobile repair, chemical products,
retail, and food services.
For Highland workers 16 and over, 46% do not own a vehicle,
2/3 of these rely on carpooling as primary means to get to work,
and the other 1/3 take either public transportation or walking.
People who work in Downtown Spartanburg and Highland are
more likely to walk.

Retail Trade
Manufacturing
Transportation and Warehousing
Professional and
Technical Service

Other Industries

Source: 2017 Longitudinal Employer-Household Dynamics

Table 11: Worker's Earnings by Sector
Spartanburg
County
Total
$31,131
Management of companies and enterprises
$50,625
Manufacturing
$40,106
Retail trade
$38,114
Transportation and warehousing
$35,207
Health care and social assistance
$32,359
Information
$31,787
Construction
$30,248
Administrative and support and waste
$25,873
management
Other services (except government)
$22,895
Accommodation and food services
$12,290
Industry

Highland
$14,306
$20,375
$14,167
$21,250
$11,287

Source: 2017 American Community Survey

Jobs concentrated along corridors
Figure 82: Highland Commute Inflow and Outflow

553

Commute In

520

13

Commute Out

Live and Work

Source: 2017 Longitudinal Employer-Household Dynamics
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CHALLENGES
1. Low education attainment is the major challenge for Highland job seekers - it challenges Highland job seekers when
attempting to gain employment in some of the fastest and highest paying industries within Spartanburg County. For example,
most manufacturing and healthcare jobs require a minimum of high school or equivalent degree.
2. Female job seekers have a more difficult time finding employment - compared to their male counterparts (27.4%
unemployment rate for female and 12.9% for male), likely due to the time and location inflexibility imposed by childcare
responsibilities. Additionally, many Highland female residents lack the physical capabilities required by some of Spartanburg's
fastest growing industries, like manufacturing.
3. Physically demanding work requirements and inflexible work hours - matching Highland job seekers with employment
opportunities in the fasting growing manufacturing sector will continue to pose a challenge. Additionally, many companies
conduct background checks, which could further limit qualification.
4. Transportation limitations - buses are often the only transportation option for many Highland workers (46% have no vehicle
available) to reach jobs located outside of the downtown core, where most of the jobs are in the fastest growing industries.

OPPORTUNITIES
1. Job training - the job training center at Bethlehem Community Center offers courses in coding, technology, web design, and
general computer use. The SC Works Upstate, located in Downtown Spartanburg also provides job training and job fairs.
2. Increase educational attainment - partnerships with a local library or technical colleges to provide GED classes can potentially
increase Highland worker's educational attainment.
3. Matching program - major employers within the neighborhood include Piedmont Community Action, Moretex Chemical
Products, Spartanburg Auto Mall, and retail stores near W Main Street and John B. White Sr. Boulevard. Efforts of local
employer and employee matching programs can potentially increase employment and decrease commute costs. Major
employers within Spartanburg County are BMW Manufacturing, Michelin Manufacturing, Spartanburg Regional Health
Services, and GSP international airport. These companies might be partners for information sessions, work training, and
neighborhood partnership programs.
4. Childcare - a potential neighborhood daycare center with extended hours could provide female workers with children more
flexibility in time.

WORKFORCE KEY FACTS
Most Highland Residents work in
lower-income industries

Highland females with children are
experiencing high unemployment rate

Few of Highland residents are working in
the fast growing manufacturing industry

Most Highland workers drive or carpool
to work
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CASE STUDY
This section provides 6 case studies of educational and transportation programs that are aiming at helping neighborhood residents
through partnerships among different organizations. Click on the title of each program for more information.
LEAP, Jacksonville, FL
Jacksonville Public Library's LEAP project (Library Enhanced Access Program) is a literacy education and career preparation
program funded by Jax Journey, an anti-crime initiative. It has partnered with dozens of community organizations and groups since
2016, and more than 1,300 participants have increased technology knowledge by attending digital programs, and more than 4,000
children have learned and reinforced pre-literacy skills in Jacksonville, Florida. Several residents earned their GED degree after
taking classes offered by LEAP that occurred within the partnered neighborhoods. LEAP also LEAP helped defray their costs for
taking the tests.
Hope, Philadelphia, PA
Hope Partnership for Education is an independent middle school and adult education center serving children, families, and adults
in eastern North Philadelphia. It is endorsed and administered by members of the Society of the Holy Child Jesus and the Sisters
of Mercy. In partnership with their neighbors, Hope offers adult education opportunities that organize small group classes in
preparation for GED or High School Equivalency Test (HiSET) tests.
Vanpool Alliance, North Virginia
In northern Virginia, commuters have multiple options for carpools and vanpools. Vanpool Alliance is a public-private partnership
between the George Washington Regional Commission (GWRC), the Northern Virginia Transportation Commission (NVTC),
the Potomac and Rappahannock Transportation Commission (PRTC), and the Virginia Department of Rail and Public Transportation
(DRPT).Vanpooling is less expensive and faster by using HOV lanes. Riders use their Vanpool Finder service to find a van.
Workforce Connecter Project, South Carolina
Pee Dee Workforce Development Area (Chesterfield, Darlington, Dillon, Florence, Marion and Marlboro counties) received $100,000
funding in 2017 to implement the Workforce Connector project, a new weekday commuter bus service originating in Marion
County and making stops in the town of Latta and Dillon County. The bus will provide transportation to major employers in Dillon,
including Harbor Freight Tools, Wix Filters, and Perdue Farms. Pee Dee expects to serve 50 commuters per day over the 18-month
grant period.
Boston Scientific Commuter Shuttle, Massachusetts
Boston Scientific is a medical device manufacturing company that is in the suburb of Marlborough. It provides shuttle buses that
pick up employees from and to multiple neighborhoods in Boston during regular work hours. The bus has Wi-Fi and morning news
on the TV. In 2017, Boston Scientific had 29,000 employees. The company funds the shuttle service.
Cute Shuttle, Atlanta, GA
Cute Shuttle offers free, scheduled pickups on Atlanta's Historic Westside to help residents get to and from the Transform Westside
Summits hosted by Westside Future Fund, a non-profit organization formed by Atlanta's public, private, and philanthropic partners
committing to fostering long-term, transformational change for the Westside neighborhoods. Westside Summit is on the 1st and
3rd Friday of each month. It engages stakeholders, neighborhood residents, community leaders, and non-profits executives to share
success stories and discuss challenges that currently affect the Westside neighborhoods. This shuttle service addresses residents'
need for participating in neighborhood meetings. Cute Shuttle also offers shuttles to and from concerts, sports events, parties,
weddings, reunions, festivals, school functions, private communities, shopping malls, hotels, resorts, tourist attractions, and more.
The city funds the neighborhood-based, female-owned business.
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GUIDE
HIGHLAND VISION
STATEMENT
"The

Highland neighborhood will
utilize equitable improvements to
housing, infrastructure, education,
and park space to build a unified,
vital, and valued community within
Spartanburg’s historic core that
attracts new jobs, goods, and
services and to create a safe,
healthy, and diverse neighborhood
that celebrates and protects
its history, people, residential
character, and assets like the
Bethlehem Community Center and
Stewart Park."
Figure 83: Highland Goals

Conservation
• Protection of legacy and lowincome residents,
• Preser vation of the
community’s natural assets,
• Promoting investment in
community assets, and
• Celebrating the Community’s
history and culture.
Accessibility
• Providing opportunities for
goods and services,
• Improving and expanding
transportation options,
• C r e at i n g
economic
opportunity, and
• Building vibrant spaces that
attract and serve diverse
groups.
Restoration
• Providing investment in new
and existing housing
options,
• Encouraging compatible
land uses, and
• Promoting neighborhood
safety and stability.

The Neighborhood Transformation section of this report contains the
recommendations for the revitalization Highland. The community vision and
goals developed by the steering committee and vetted by the community through
the community-wide meetings, guide the recommendations. They also build
on recommendations made in previous plans, if applicable.
The following sections make up the recommendations in the Neighborhood
Transformation.
Redevelopment
The Redevelopment section serves as a guide to the revitalization of the
community. It outlines how improvements to the infrastructure and character
of the neighborhood will attract goods, services, and a diversity of residents
into the community through the introduction of new development.
Community Retention
The Community Retention section contains recommendations on policies and
strategies to retain existing residents as the community redevelops. It will be
necessary for these strategies to be in place to ensure that current residents are
not displaced by the neighborhood improvements so that residents benefit from
the redevelopment of their community.
Each of these sections will outline which specific goals for the plan it is targeting,
through the use of the icons show in Figure 83 to ensure that every recommendation
ties back to the initial vision and goals created for the neighborhood
transformation.
The final Implementation section of this report will outline how specific strategies
of these 2 sections should be implemented through the coordination of responsible
parties and resources.

REDEVELOPMENT

COMMUNITY
RETENTION
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TRANSFORMATION PLAN GUIDE
The graphic below serves as a guide to the Transformation Plan recommendations. Previous sections of this report have documented
specific areas of need and challenges that Highland currently faces. The Transformation Plan introduces strategies that address each
of these challenges in either the Redevelopment or Community Retention sections.
Market

Demographics
Low median household
Income

Lack of participation in the fast
growing manufacturing industry

Low educational attainment

Lack of recent construction

Supply gap for homeowners at
income level 50%-80% AMI

Concentrated poverty and a
high poverty rate
High unemployment rate of
female head of household
with children
Households

Supply gap for renters at
income level less than 50% AMI
Transportation
Need alternate transportation
options

High number of subsidized
households

Enhance connectivity and
existing multimodal facilities

Cost burden rental
households

Connect Highland and
Spartanburg's urban fabric

Decrease in homeownership
rate
Existing Condition

Community
Vacant structures in poor or
worse condition

Celebrate Highland history of
community

Older housing stock that
has not seen significant
rehabilitation

Reduce criminal activity

Undeveloped land

Improve negative community
perception

Legend
Redevelopment
Community Retention

80 | City of Spartanburg

COMMUNITY RETENTION
The Highland Neighborhood Community Retention Plan will combat gentrification through the creation of strategies that allow
long term residents to stay within their community as the neighborhood begins to redevelop. Community retention strategies also
focus on reinforcing community strengths, while mitigating threats to existing residents. Some of the strategies listed are new, while
others leverage existing programs used within the community. The Community Retention Plan will respond to the needs by outlining
strategies for the retention of community residents, both homeowners, and renters, that correspond with the neighborhood goals.

Goals
Conservation
Focuses on the conservation
of housing for existing
homeowners and renters.

Accessibility
Guide in improving and
expanding economic
development and education
opportunities for existing residents.

Restoration
Proposes opportunities
to participate in the new
redevelopments and to
participate in improving neighborhood
safety.

Strategies
Each of the strategies outlined below is designed to ensure that at least one of the goals above is achieved. Below all 13
strategies are organized under their associated goal. As shown, many of the strategies help attain more than one of the
community retention goals and are meant to overlap to utilize resources adequately and work together to achieve the
revitalization of Highland in a manner that is beneficial to existing residents.
1

Housing Reinvestment

6

Job Training

11

Environmental Design

2

Rental Registration

7

Partnership School

12

New Projects

3

Blight Tax

8

Partnership Employers

13

Neighborhood Safety

4

Tax Abatement

9

Neighborhood Daycare

5

Historic Preservation

10

Code Enforcement

7
8

6

4

9

5
1
2

3

11
10
13

12
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Conservation Strategies

1

HOUSING REINVESTMENT
Housing Reinvestment Strategies focus on creating safer environments by encouraging the
rehabilitation of residential buildings. When paired with proactive code enforcement, they
create an incentive for property owners to improve their properties while maintaining long-term
affordability.

Homeowner Rehab Programs
• These policies consist of financial assistance for emergency repairs, code violations, the anticipation
of code violations, and exterior repairs guided by design standards to ensure that homeowners can
stay in their homes;
• These programs would focus on promoting safe structures for long-term homeowners;
• They should leverage existing emergency repair programs within the City of Spartanburg; and
• Provide additional support through legal assistance to protect from predatory lending and speculative
property purchasers and investors.
Rental Rehab Programs
Paired with stricter penalties for code violations, rehabilitation grants or low-interest loans can be made
to property owners renting their units, on the condition that these units be rented to families with incomes
less than 60% of the area median income (AMI).

2

RENTAL REGISTRATION
Rental Registration is a tool to identify code problems and intervene before a property
deteriorates into a blighted condition. A rental registration database could be created to
identify, track, and prioritize problem properties and landlords. It could grant the authority to
a code enforcement office to inspect the exterior and interior of rental properties on a regular
basis, especially for repeat offenders. Although previous efforts to create a Rental Registration
program did not pass through city council, further efforts should be made to modify the policy to
meet concerns from elected officials while educating renters that are most at risk.

CASE STUDY: Austin, TX
•
•
•
•

3

Began as a -1 year pilot program for all residential rental within a single neighborhood,
Required enlistment into a repeat offenders program after the 2nd code violation,
The program enrolled both single family and multifamily properties, and
Offenders paid fees, and rental licenses could be revoked for landlords with multiple holdings.

BLIGHT TAX
A blight tax allows a local municipality to tax blighted properties at a higher level to encourage
owners to invest in their property. The tax increase would be removed once the property
is redeveloped. Taxes collected could be used for community development - either Code
Enforcement, acquiring blighted properties, or providing reinvestment incentives. This strategy
requires state enabling legislation.

CASE STUDY: Savannah, GA
•
•
•
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Created via the Community Redevelopment Tax Incentive Ordinance,
Property tax bills for blighted properties were increased by seven times their average tax bill, and
Example: a property valued at $38,000 would see their taxes increase from $119 to $833 following
several code violations.

4

TAX ABATEMENTS
•

Tax abatements can be used to incentivize reinvestment in properties and reduce
displacement risk for renters and homeowners;
On the rental side, this policy freezes property tax at predevelopment levels for landlords
who reinvest in their property and rent to low-to-moderate income families;
For homeowners, a freeze at current tax levels can help reduce threats of displacement
as property taxes increase. The increase in property taxes can be paid by a philanthropic
organization or by an expansion of the homestead exemption program; and
This strategy requires state enabling legislation, unless it is funded through philanthropic or
private funds.

•
•
•

Blighted Properties/Candidates for
Rehabilitation Tax Abatements
•

•

5

Properties highlighted in the
map to the right denote
structures in Dilapidated,
and Poor condition in
Highland.
These properties make good
candidates for rehabilitation
tax abatements towards longterm affordability.

HISTORIC PRESERVATION
Preservation strategies prevent the loss of history by incorporating it into the redevelopment.
This policy action moves beyond restoring old structures and instead utilizes the history of the
neighborhood as a key redevelopment tool for marketing and cultural enrichment.

Policy Recommendations
•

Create a detailed catalog of historical assets that could include housing, commercial, and general
landmark designations. This process can be completed through a study that leverages the work
previously completed by the community;
The design and implementation of a cultural heritage trail could provide residents and tourists
with an easy to follow the route of neighborhood landmarks;
Incorporate local history into a marketing and branding campaign that emphasizes the area’s
rich cultural heritage; and
Evaluation of official historic designations at the local, state, and national levels.

•
•
•

CASE STUDY: Augusta, GA
•
•
•

Downtown Development Authority created a self-guided tour of downtown Augusta's historic
landmark,
The trail combines locations of existing and non-existing landmarks utilizing signage and an
online tour, and
Low cost easy to use alternative that draws tourism to the area.
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JOB TRAINING
Connect residents with existing training at the Bethlehem Community Center and the SC
Works Upstate Center in Downtown Spartanburg. Additional programs Highland residents can
participate in include the Connection Program and the Self Sufficiency Program.

ACHIEVE Program
•

An educational and employment program that Aimed at increasing educational achievement for
serves high school drop outs and graduates who Spartanburg residents to increase their ability to
are unemployed or underemployed; and
earn a living wage.
It helps individuals work towards completing
their education, getting employed, and improving
their self-esteem.

•

7

CONNECTIONS Program

PARTNERSHIP SCHOOLS
•
•

Partnership with local libraries or technical colleges to provide GED classes can potentially
increase Highland worker’s educational attainment; and
Continuing to coordinate with Meeting Street Academy for school aged children.

CASE STUDY: Project LEAP in Jacksonville, FL
•
•
•
•

8

PARTNERSHIP EMPLOYERS
•

Employer partnerships within the neighborhood and the broader community can be
established to match residents with local employment opportunities. Potential partners
include BMW and Michelin; and
Providing a shuttle service to employment centers could mitigate transportation concerns.

•

CASE STUDY: Commuter Shuttle in Marlborough
•
•
•

9

Library Enhanced Access Program is a literacy education and career preparation program offered
by the public library system in Jacksonville,
It offers digital programs that increase technology knowledge,
It offers GED classes and defray the costs of taking the GED, and
Provides programs that reinforced literacy skills for 4,000 children in Jacksonville.

Boston Scientific is a medical device company located in the suburb of Marlborough, MA,
The company provides shuttle buses that picks up employees from multiple neighborhoods in
Boston, and
The bus is funded by the company, and has wifi access.

NEIGHBORHOOD DAYCARE
•
•

An affordable neighborhood daycare center with
extended hours could provide workers with children
more flexibility in their work schedules; and
As this plan was being written several neighborhood
organizations were pursuing this initiative.

Source: Google
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CODE ENFORCEMENT
Enhance current code enforcement statutes to support stabilization efforts. Code
enforcement strategies will continue to emphasize proactive solutions rather than reactive
solutions, helping to ensure problems are unlikely to arise.

Policy Recommendations
•
•
•
•

11

Hold repeat offenders accountable by enforcing harsher penalties on multiple violations,
especially landlords with significant holdings;
Place particular focus on offenses that affect safety and health - like mold, leaks, and structural
issues;
Increase funding to support code enforcement action and demolition of blighted vacant buildings.
Establish a 3-year goal to reduce non-compliant parcels by a certain percentage based on funding;
and
Continue to pursue efforts to acquire problem properties through the placement of liens.

ENVIRONMENTAL DESIGN
Environmental design recommendations are improvements to the existing zoning ordinances
that encourage safety and public health. New development with environmental design
improvements will demonstrate the design of spaces that are safe, visible, and discourage
criminal activity.
Large windows promote
casual supervision of
the sidewalk.
Porches and sidewalks
promote interaction
between neighbors.
Good pedestrianscaled lighting on the
street.
Low landscaping and
fences define property
lines without creating
hiding places

12
13

BEFORE

AFTER

New development projects should focus on allowing existing residents to remain in the
neighborhood. It is important that new projects set aside a specific number of units for
current residents at specific income levels.

Down Payment Assistance Program
• Provide down payment assistance for
existing legacy renters and new buyers
within certain incomes; and
• Offer assistance in the form of grants,
in exchange for the homeowner
remaining in the home for a specific
time for early projects.

First Renter Option
• Provide legacy renters the first opportunity
to move into new units;
• It allows for residents most at risk of
displacement to remain in the neighborhood;
and
• Set aside a percentage of units to residents
with specific incomes.

NEIGHBORHOOD SAFETY
•
•
•

Continue to work with the designated
police officers for Highland;
Provide training for neighborhood watch;
and
Create a marketing strategy that
can dispel misconceptions about the
neighborhood.
Source: City of Spartanburg
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REDEVELOPMENT
The Highland Neighborhood Transformation Plan guides future development and defines the character of new projects. It proposes
recommendations of how the neighborhood should be redeveloped in a way that exemplifies the needs and desires of community
residents. The masterplan is a visual representation of the proposed redevelopment guided by the vision and needs of the community.
The masterplan consists of amenities, infrastructure improvements, and proposed land use types. It maximizes access, values
pedestrians and other modes of transportation equally with vehicles, proposes development that is of an appropriate scale to the
community, provides more housing and commercial opportunities, and locates community resources accessible to all (Figure 84).
The redevelopment strategies help achieve the plan goals through 8 strategies as shown below.

Goals
Conservation
• Preserves existing homes,
proposes renovation of
structures in poor conditions, and
introduces a mix of housing types;
• Utilizes the community's natural
assets through the introduction of
pedestrian trails along the creek,
new parks facing homes, and
expansions of Stewart Park;
• Promotes building styles and
massing that match the existing
character of the neighborhood
while protecting the single family
characteristics; and
• Emphasizes the preservation and
renovation of existing community
assets: Thornton Activity Center,
Bethlehem Community Center,
and Macedonia Missionary Baptist
Church.

Accessibility
•
Provides opportunities
for goods and services
through neighborhood scale retail
along W Main Street and John B.
White Sr. Boulevard;
•
Improving and expanding
transportation options by adding
streets and lanes, pedestrian
trails, and improvements on
existing roads/streets;
•
Building vibrant spaces that
attract and serve diverse groups
through parks, trails, shared green
space, and amenities; and
•
Proposing new housing options
that meet the need of existing
residents while attracting new
residents into Highland.

Restoration
•
Encouraging compatible
land uses by proposing new
development that follows the
existing neighborhood framework;
•
Making land use and zoning
recommendations that follow this
framework;
•
Promoting a vibrant urban
environment that promotes safety
through design; and
•
Recommending design guidelines
for new construction that
establishes a set of quality
standards.

Strategies
Redevelopment recommendations are guided by the masterplan and are divided into 7 categories. Below strategies
are organized under their associated goal. As shown, many of the strategies help attain more than one of the
Redevelopment goals and are meant to overlap to utilize resources adequately and work together.

1

Natural Resources

5

Multimodal Framework
7

2

Gateways

6

Land Use
1

3

History

7

Zoning

4

Community Assets

8

Design Guidelines

8

2
4
3
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6
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H i g h l a n d Ma ster Pl a n
Masterplan guides the Highland Neighborhood Transformation Plan
Figure 84: Goals Associated with Masterplan
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Conservation Strategies
NATURAL RESOURCES

1

The conservation of Fairforest Creek is very important to community residents as it signifies
an important piece of the community's history. This plan proposes to celebrate it with the
introduction of several amenities.

•
•

A passive trail is proposed along the creek, respecting the tranquil environment,
It should connect to proposed and existing amenities in Stewart Park and the New Norris Ridge
and JM Fields catalytic projects,
The path would connect to the multi-use path on S Forest Street to Downtown Spartanburg,
Regional connections should be made to greenways outside of Highland, and
Proposed new uses along the creek include a pavilion, an amphitheater, and a pedestrian bridge
connecting to the JM Fields catalytic project.

•
•
•

Example:
South Peachtree Creek Trail
Source: Curbed.com

2

GATEWAYS
Neighborhood gateways help define a sense of place,
celebrate community history and welcome visitors.

•

•
•
•

Neighborhood gateways are proposed in 4 intersections:
S Forest Street and S Daniel Morgan Avenue; John B. White
Boulevard and S Daniel Morgan Avenue; and S Forest
Street and Prince Hall lane. A secondary gateway is
proposed connecting Highland to the Park Hill
neighborhood through the JM Fields project,
Gateways should align with the neighborhood brand and
marketing,
They should be visible, designed to be inviting, while
creating a sense of arrival for visitors of the neighborhood,
and
They can also double as wayfinding signs for pedestrians.

Sources: Google.com; APD Urban

88 | City of Spartanburg

3

HISTORY
Along with the historic preservation recommendations for Community Retention, new projects
within Highland can also celebrate the community's history. Several ideas are included below.

•
•
•
•
•

Marketing and Branding of new catalytic projects,
Naming of single family product models,
Artwork on wayfinding signs, murals, and special street intersections,
Naming of trails and park amenities, and
Exhibits in open space and parks.

Examples:
Westside BeltLine
Source: Curbed.com

4

COMMUNITY ASSETS
Specific community assets are important to Highland neighborhood residents. All of these
organizations play an important role in the revitalization of the community. The Transformation
Plan keeps these important places, while recommending their further enhancement.

•
•
•

The Bethlehem Community Center is seeking funding to build a new facility to continue to serve
the community. Formalize partnership with the city in the conveyance of 397 Highland Avenue
for the expansion and construction of a new building subject to fundraising;
Macedonia Missionary Baptist Church recently completed the construction of enhanced space;
and
Stewart Park was redeveloped following a 2009 community workshop. Future enhancement
proposed for the park based on community feedback include permanent restrooms, connections
to the Flats and trail along Fairforest Creek, an amphitheater, and pavilion.

Source: APD Urban
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MULTIMODAL FRAMEWORK
A framework of multimodal improvements (roadway, bicycle, pedestrian, and transit) is
recommended for Highland. While the residents of the neighborhood use personal vehicles as the
main method for traveling, there is opportunity to increase multimodal options. This is especially
critical given that the neighborhood has higher rates of walking, biking, and taking transit than the
rest of the city.

Transit Improvements
A relatively high number of Highland
residents use public transit to commute. The
plan provides programmatic and systemic
recommendations for transit movement within
the neighborhood.

Bicycle Improvements
Two-thirds of Highland neighborhood residents
have a commute that is less than 20 minutes.
The short commutes make bicycling a possible
option for traveling and connecting to transit.

Roadway Improvements
Roadway improvements can meet the goals of
a multimodal framework by providing additional
connections that can be used by all types of
users.

Pedestrian Improvements
Since 46% of households in Highland do not
have a personal vehicle available, pedestrian
safety is critical to daily travel.

Transit Improvements
Recommendations for improving the experience for transit users in Highland are focused on 3 types of system improvements that
interrelate with the proposed recommendations for pedestrians and bicyclists.

Multimodal Connectivity
The majority of transit trips start and end with
walking or bicycling; therefore, multimodal
infrastructure and maintenance are prioritized
around transit stops. The recommendations for
pedestrians, bicyclists, and roadways included
in this plan should be implemented with specific
consideration to their proximity to transit
service.

Stop Amenities
A significant barrier to riding transit is the comfort
level experience at transit stops while waiting for
service. Short of providing more frequent service,
providing stop amenities helps to make perceived
or actual long wait times more comfortable and
inviting for the user. This plan recommends installing
shelters, benches, and route schedule information
at all stops in the neighborhood that do not already
have these amenities.

Increased Transit Service
Increasing transit service, both in terms of how often service arrives
and where service connects to, is the most impactful improvement for
current and future transit riders. Increased transit service can be the
most challenging and expensive improvement to make and requires
coordination with the transit service provider. This plan recommends
working with the Spartanburg Area Regional Transit Agency (SPARTA)
to evaluate the possibilities to increase service to the neighborhood.
Increased frequencies from the neighborhood to critical job centers
should be a priority.
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Source: Kimley Horn

Bicycle Improvements
Traffic volumes, traffic speeds, and current roadway configurations provided the foundation for developing recommendations for
bicycle improvements in Highland. The plan recommends bicycle specific improvements on corridors throughout the neighborhood.
The bicycle improvement types are listed below, and the locations of improvements are in Figure 85.

Multi-Use Paths
•

•

Multi-use paths provide entirely separate
space for both pedestrians and bicyclists
adjacent to roadways or in other dedicated
right-of-way, and
It is recommended that multi-use paths are
have a width of 12' with a 10' minimum.

Shared Lanes
Shared lanes are roadway spaces that have
slow speeds (35 mph maximum) and can
be shared by both bicyclists and personal
vehicles, and
•
Shared lanes can include traffic calming
measures and sharrows.

Source: Kimley Horn

Dedicated On-Street Bike Facilities
•
Dedicated on-street facilities can range
from bicycle lanes to protected cycle tracks
depending on the possibilities for altering
street space, and
•
Dedicated facilities require that space
along the roadway is set aside expressly for
bicyclists.

•

Source: Kimley Horn

Corridor Improvements
This plan recommends several pedestrian improvements along corridors in Highland. An overview of the improvement types is
below, and Figure 86 indicates where the improvement types are recommended.
For the new pedestrian corridor through the park, the recommended multi-use path should be supplemented with a new pavilion/
picnic area with permanent restrooms for users. The design of this path should consider the potential sight-lines that could be
inhibited by existing tree cover and consider how to increase the visibility of the path.

Multi-Use Paths
•
Multi-use paths provide entirely separate
space for both pedestrians and bicyclists
adjacent to roadways or in other
dedicated right-of-way,
•
Multi-use paths are recommended to
have a preferred width of 12' with a 10'
minimum, and
•
Paths along creeks could include elements
to help mitigate flooding.

Source: Kimley Horn

Priority sidewalk Improvements/
Maintenance
•

•

Tier 1 sidewalk improvements and
maintenance corridors are corridors
where sidewalks presently exist but need
improvement or general maintenance, and
The Tier 1 corridors should be prioritized
when possible.

Tier 2 sidewalk Improvements/Maintenance
•
Tier 2 sidewalk improvements and
maintenance corridors are also corridors
where sidewalks presently exist but need
improvement or general maintenance, and
•
The Tier 2 corridors are identified as
needing improvement and should be
completed if opportunities to do so are
presented.

New Sidewalks
•
•

Corridors within the neighborhood
identified as lacking in basic sidewalk
infrastructure, and
These corridors are recommended to have
new sidewalks constructed.

Source: Kimley Horn
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Bicycle Policy and Programmatic
Recommendations
In addition to corridor focused bicycle improvements,
this plan includes policy and programmatic
recommendations. These recommendations seek to
help the neighborhood with elements that improve
the bicycling experience throughout the neighborhood.
The bicycle policy and programmatic recommendations
are:

Bicycle improvements

Figure 85: Recommended Bicycle Improvements

• During the design process for new roadways
within the neighborhood, evaluate the opportunity
for bicycle facilities;
• Incorporate signage and street markings for all
shared lanes;
• Evaluate the viability of providing protected or
buffered bike lanes along S Forest Street in sections
without multi-use path; and
• Prioritize bicycle improvements that connect
people to transit stops and Downtown.

N
Source: Kimley Horn, Spartanburg County GIS

Corridor Policy and Programmatic
Recommendations
This plan includes policy and programmatic
recommendations to supplement the pedestrian
infrastructure recommendations.

Major corridor improvements

Figure 86: Recommended Corridor Improvement Locations

These recommendations seek to help the neighborhood
prioritize projects and coordinate the implementation
process. The pedestrian policy and programmatic
recommendations are:
• During the design process for new roadways
within the neighborhood, evaluate the opportunity
for pedestrian facilities;
• Prioritize sidewalk maintenance and
improvements on those marked as Tier 1;
• Prioritize intersection improvements that mitigate
ADA issues; and
• Provide high visibility crosswalk striping at all
intersections.

N
Source: Kimley Horn, Spartanburg County GIS
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Pedestrian Improvements
After assessing the condition of pedestrian facilities in Highland , the consulting team identified 2 types of pedestrian improvements
for the neighborhood: intersections and corridors.
Intersection Improvements
Intersection improvements identify specific treatments at intersections within the study area. The types of intersection
improvements recommended are:
•
Installing pedestrian crosswalks at one or more intersection legs,
•
Installing ADA compliant sidewalk ramps and warning pads at crossing locations,
•
Constructing a curb cut to provide access to the sidewalk from the street, and
•
Installing a pedestrian signal at one or more intersection legs.
Table 12 identify which types of intersection improvements are recommended for each intersection identified in Figure 87.
Table 12: Recommended Pedestrian Intersection Improvements

Full Traffic
Signal

Pedestrian
Signal

Sidewalk
Curb Cut

Warning
Pad

Ramps

Crosswalk

Intersection

1. W Main St at S Forest St
2. S Forest St at S Daniel Morgan Ave
3. St John St at W Main St
4. W Main St at Austin St
5. S Daniel Morgan Ave at Beacon St
6. S Daniel Morgan Ave at Highland Ave
7. Norris St at Beacon St
8. Norris St at Concord Ave
9. Norris St at Highland Ave
10. Norris St at Bethlehem Dr
11.Gibson St at Bethlehem Dr
12. Lavanda St at Highland Ave
13. Westover Dr at Bethlehem Dr
14. W Main St at Druid St
15. W Main St at Highland Ave
16. John B White Sr Blvd at Marlboro Rd
17. John B White Sr Blvd at S Daniel Morgan Ave
18. John B White Sr Blvd at W Imperial St
19. John B White Sr Blvd at Terrace Rd
20. John B White Sr Blvd at S High Point Rd
21. W Henry St at Highland Ave
22. W Henry St at S Forest St
23. Gibson St at Westover Dr
24. W Henry St at S Daniel Morgan Ave
25. Exchange St at S Daniel Morgan Ave
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Intersection improvement locations in Highland

Figure 87: Recommended Pedestrian Intersection Improvement Locations

N
Source: Kimley Horn, Spartanburg County GIS
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Roadway Improvements
The figures below provide recommended cross sections for corridors identified in the bicycle and pedestrian recommendations. In
addition to including the bicycle and pedestrian elements, these roadways should be repaved and restriped to improve driver
experience. Proposed planter boxes can be replaced by medians in midblock scenarios, and planting strips at the edge of curb.
New roadway connections are recommended that provide better connectivity for all user types in Highland. These new roadway
connections should be constructed within the multimodal framework, and are in Figure 86.

Figure 88: S Forest Street (North of Henry)

Figure 89: S Forest Street (South of Henry)

Figure 90: John B. White Sr. Boulevard (South of S Daniel Morgan Avenue)

Figure 91: S Daniel Morgan Avenue

Figure 92: Highland Avenue
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LAND USE
The City of Spartanburg is currently updating its Comprehensive Plan. The suggested changes
should be incorporated in the update to ensure that the masterplan can be implemented as
designed. The following changes are based on the proposed redevelopment of Highland (Figure
93).

•
•
•
•

Shift to medium density residential from open space on the southern end of the neighborhood
close to Stewart Park;
On the lots closest to downtown east of S Forest Street, change from Industrial to Commercial;
Explore changing Prince Hall to high density residential to match the proposed land use; and
Changes to specific lots along the proposed trail to be changed to open space to accommodate
proposed green space and park.

Proposed Future Land Use Changes
Change to medium density
residential to accommodate
more housing units.

Change to general area
activity to accommodate
commercial buildings.

Change to high density
residential to accommodate
multifamily buildings.

Change to open space to
accommodate neighborhood
green space and parks.

FUTURE LAND USE CATEGORY DESCRIPTIONS
Residential

Commercial

MDR - Medium Density Residential
Intended primary for single family, cluster home,
and low intensity multifamily residential usage,
with a density of four to eight units per acre.

GAC - General Area Activity
Intended to be a general commercial area, serving
a neighborhood or regional market; to contain
a wide variety of commercial, repair, service, and
office uses. Public, civic, and recreational uses
are compatible.

HDR - High Density Residential
Intended for multifamily and cluster home,
residential use, with a density of eight units per
acre or greater. The only non-residential activities
viewed as compatible are low intensity public
uses.
OS - Open Space / Recreation
This classification shows large parks or other
publicly maintained open space.
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ZONING
The City of Spartanburg is currently updating its Comprehensive Plan and its zoning ordinance.
The suggested changes should be incorporated in the update to ensure that the masterplan can
be implemented as designed. The following changes are based on the proposed redevelopment
of Highland.

•
•
•

Rezone land in the south-west section of the neighborhood, along John B. White Sr. Boulevard to
allow for mixed-use development;
Rezone part of the Cammie Clagett site to allow for mixed-use development; and
Rezone parcels close to downtown to D-T5 to accommodate higher density commercial.

PROPOSED ZONING CHANGES
Rezone to D-T5 to
accommodate commercial

Rezone to B-3 - General
Business

PROPOSED ZONING CATEGORY
DESCRIPTIONS
Residential
R-6 - General Residential
District
Residential zoning intended
for use in areas with a large
number of older structures
on small lots; limited to 10
units per acre.
Mixed Use
B-3 - General Business
Provide for the central
concentration of goods and
services for more than one
neighborhood; primarily
intended for retail.
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Rezone to R-6 to accommodate
residential uses

ADDITIONAL ZONING
RECOMMENDATIONS

DT-5 & DT-6 - Downtown Short Term Goals
Form the central shopping
• Reduce the setback requirements
areas of the city, including
in commercial zoning categories.
regional retail, offices, banks
• Rezone industrial parcels to
hotels, and governmental
DT-5.
buildings; intended for
Long Term Goal
intense uses.
• Establish a form based code
using existing zoning code
categories and proposed design
guidelines as guides.

Predevelopment
readiness
Residential Zoning
Takes up 93% of the Study Area
Figure
Zoning
Figure94:
6:Proposed
ExistingChanges
Zoning to
Map
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Source: APD Urban Planning & Management, Spartanburg County GIS
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DESIGN GUIDELINES
The Design Guidelines for the Highland Neighborhood Transformation Plan are meant to
guide how new development projects should be designed to fit the needs and desires of the
community. The recommendations are broken down into 6 sections, each outlining preferred
character for different types of uses.

Site Planning
The existing urban design fabric of
Highland defines the layout of streets
and blocks.

Transportation
Improvements to streets are
recommended to create a multimodal
neighborhood that is connected to the
broader Spartanburg community.

Multifamily Character
New multifamily proposed in Highland
provides a transition from the
commercial/mixed use areas into the
single family residential parts of the
neighborhood.

Parks and Open Space
Parks and open space are a
vital component of healthy and
flourishing neighborhoods. They
are a source of active or passive
recreation, community gatherings,
and social spaces.
Commercial/Mixed Use Character
Proposed commercial/mixed use
projects will provide opportunities
for retail that is walkable to
residents.
Single Family Character
One of the most critical aspects
of Highland to its residents is the
community's single family character.
The new single family product will
be respectful of the architectural
history of the community.

How to Use the Design Guidelines
Property owners, developers, designers, and contractors proposing new development, or
redevelopment, in Highland should, depending on the project address, review the following
documents:
• City of Spartanburg Comprehensive Plan,
• Highland Neighborhood Transformation Plan, and
• City of Spartanburg zoning ordinance
They should then proceed to the Guidelines section that is appropriate to the project,
dependent on whether it is residential, mixed-use, or commercial. If for any reason there is
a conflict between the city's zoning and the design guidelines, the zoning supersedes the
design guideline regulations.
The provisions set forth in this document identify the desired level of design quality for all
development. However, flexibility is necessary and encouraged to achieve excellent design.
Each development should demonstrate to what extent it incorporates and abides by the
guidelines.
Imagery for the design guidelines is from search engines and the consulting team's library.
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Site Planning
The following are general site planning principles for Highland. Site Planning is the allocation of functions on a parcel of land
to efficiently utilize available resources while enhancing the character of the site. It accounts for 3 factors in development:
•
•
•

•
•
•
•
•

•
•
•

•
•
•
•
•

Natural factors, such as topography, hydrology, vegetation, wind, climate;
Socio-economic forces, such as planning regulations, economic and environment; and
Technological functions, such as engineering and architecture.

Work with the natural topography of the site, to
avoid dramatic and unnecessary grade changes, by
utilizing landform grading;
On a hillside or sloped lots, use smaller terraced
retaining walls to avoid massive blank wall faces.
Use the site’s natural topography to terrace the
structure along the hillside;
Create a strong street wall by locating building
frontages at the front property line where no setback
requirement exists, or at the required setback;
Where additional setback is necessary, or a
prevailing setback exists, activate the area with a
courtyard, porch, or “outdoor room” adjacent to the
street by incorporating amenities such as seating or
water features, for example;
Retain mature and healthy vegetation and trees
when developing the site;
Plant trees, shrubs, and vines to screen walls
between property lines. Use decorative walls that
include a change in color, material, and texture;
Design landscaping to be architecturally integrated
with the building and suitable for the functions
of the space while selecting plant materials that
complement the architectural style and form of the
building;
Resources for suitable South Carolina plant materials
can be found at:
South Carolina Wildlife Federation
Clemson Cooperative Extension
New cul-de-sac streets are prohibited unless
abutting natural features or steep slopes; and
Additional site planning regulations are in the zoning
language for the City of Spartanburg.

Figure 95: New blocks follow the framework already
in Highland

Figure 96: Infill and new homes align with existing
homes
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Parks and Open Space
Parks and open space are a vital component of healthy and flourishing neighborhoods. They are also a potential source of active
or passive recreation, community gatherings, and social spaces where neighbors casually meet. Parks may also help improve air
quality, manage stormwater, and improve water quality. The following guidelines should be used when designing any new park
or open space. All new parks and open space should be coordinated with the Parks and Recreation Department.

Sidewalks
Sidewalks within open space provide access for
pedestrians and cyclists.
•
•

Figure 97: Sidewalks with open space

Connect sidewalks to adjacent sidewalks and trails,
including those planned for the future; and
Ensure that all destinations within the open space
are connected with sidewalks. This may include
pavilions, public restrooms, playgrounds, etc.

Pedestrian Lighting
Pedestrian lighting is required for safety and to extend
the usability of open space after dark.
•
•
•

Pedestrian sidewalk lights shall be placed
approximately 50 feet on center and located within
adjacent to the sidewalk;
Illuminate parking areas and pedestrian walkways
to improve safety. Avoid spillover impacts onto
adjacent properties; and
Coordinate with the Parks and Recreation
Department on approved lighting fixtures.

Figure 98: Open space programmed for a variety of uses

Park Furniture
Park furniture, such as benches, trash receptacles, and
bicycle racks, are highly encouraged to invite visitors to
sit and rest. Coordinate with the Parks and Recreation
Department on approved park furniture.
Urban Gardens
Urban gardens increase access to fresh food. The
guidelines address several common issues that may
arise where urban gardens abut neighboring homes and
businesses.
•
•
•
•

The use of raised beds is highly encouraged to
neatly contain gardens and reduce the uptake of soil
contamination from lead and other pollutants;
The use of pesticides and herbicides is strongly
discouraged. These chemicals may drift onto
neighboring properties;
Use water-wise methods to conserve water; and
Plant diversified crops to help prevent soil depletion.
Microgreens, seed production, specialty medicinal or
culinary herbs, and flowers are a few suggestions.
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Figure 99: Example of an urban garden

Transportation

Design of transportation infrastructure is critical to ensure efficient and safe travel within Highland. This section provides
guidelines on how to design transit stops, bicycle facilities and pedestrian facilities. All transit improvements should be coordinated
with SPARTA.

Transit Stops
•
Provide shelter at transit stops to establish
permanence to the transit stop and helps build trust
that transit service will continue in that location;
•
Schedule signage provides an immediate indication
of when services should arrive;
•
Real time signage can provide updates for when
service will arrive;
•
All signage should be simple and easy to read;
•
Shelters should have seating;
•
Seating should not conflict with existing pathways;
•
Design benches to minimize the accumulation of
water;
•
Avoid materials that retain heat if the seating is in
direct sunlight;
•
Ensure adequate pedestrian infrastructure near
transit stops; and
•
Stops should be in accessible locations, and
pedestrian infrastructure near stops should be
prioritized to ensure secure and safe access for
users.

Figure 100: Covered shelter

Figure 101: Speed cushions

Pedestrian Infrastructure
Every trip begins and ends with walking, even if the
trip involves driving, taking transit, or biking. Pedestrian
facilities are critical for meeting essential mobility and
accessibility needs.
•
•
•
•

Traffic should be calmed with speed cushions, curb
extensions, and chicanes;
Street lighting should be LED to reduce energy and
maintenance costs;
Do not install lighting in the pedestrian right of way;
and
Install curb cuts, reduce ramp and driveway slopes,
and install warning pads to increase accessibility for
persons with disabilities and the elderly.

Figure 102: Protected cycle track on a high volume street

Bicycle Infrastructure
The most important consideration when implementing
bicycle facilities that will be safe and comfortable for all
levels of bicycling experience is the context of the street.
•
•

Streets with a high volume of traffic and high speeds
require infrastructure that separates cyclists from
traffic; and
Implement smaller scale improvements for cyclists on
streets with low traffic volume.
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Commercial/Mixed Use Character
Mixed-Use development is characterized as pedestrian-friendly
development that blends 2 or more residential, commercial,
cultural, and institutional uses.
A commercial area is real estate intended for use by businesses,
such as office complexes, shopping, service stations and
restaurants. It may be purchased outright by a developer for
future projects or leased through a real estate broker.

Figure 103: Areas of Commercial Land Uses

Street Retail
Grocery Store

Setbacks and Orientation
A consistent streetwall is an essential component of a
vibrant and interesting pedestrian realm. In commercial
and mixed use areas, require buildings with zero or
shallow setbacks and be at the back of the sidewalk
to emphasize the enclosure of public space. Buildings
closely aligned to the street edge, with consistent
setbacks, provide a clear sense of enclosure to streets,
enabling them to function as outdoor rooms. The
placement of the building, and articulation of the
facade along the street edge, should be given careful
attention. It is that portion of the building that engages
the pedestrian. Where located adjacent to public open
space, such as a park or trail, building facade design
should be given equal attention as to the street edge
facade.
The front facade setback standards for commercial and
mixed use buildings are suggested to be:
•
•
•

Supplemental Zone (used for outdoor seating,
furnishing, etc.) = 5’ in width along building front
facade line, paved, if right-of-way allows.
Sidewalk Zone = 10’ wide, paved sidewalk.
Street Furniture/Tree Planting Zone = 5’ wide along
back of curb.

Figure 104: Commercial setback to provide a wide
sidewalk

Building facades greater than 100 feet in horizontal
length shall include variety in depth of a minimum of 2
feet to provide visual interest.
Building Height
Commercial buildings should not exceed 2 story to
maintain a human scale. Mixed use buildings should
range between 1 and 4 stories.
•
•

•

Development should respect the surrounding context
of existing buildings with regards to height.
Where a commercial, office or institutional
projects are adjacent to single family zones or
historic properties, provide a sensitive transition
by maintaining a height compatible with nearby
buildings.
The floor to floor height required for the ground floor
is 15’, to allow for a variety of commercial uses over
time.
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Figure 105: One-story commercial building connected to
the public realm

Building Materials
The use of quality building materials is important to
maximize the life span and maintenance of a building.
The following principles apply to commercial and mixed
use buildings.
•
Ensure that new buildings are compatible in
architectural materials with existing structures in the
surrounding neighborhood. Respect the character
of existing buildings’ use of architectural materials,
including trim, in new developments;
•
Select building materials that convey a sense of
permanence. Use quality materials to withstand
weather and wear regardless of architectural style;
•
Approach character-defining details in a manner
that is true to a style of architecture or a common
theme;
•
Building facades greater than 100 continuous feet in
horizontal length shall include variety in materials to
provide visual interest; and
•
Acceptable exterior materials include brick, stone,
architectural metal panels, and true hard coat
stucco. The permitted finish of stucco is smooth
sand-finished. Vinyl cladding and trim are not
permitted.
Building Entrances
Building entries are an essential component of the
facade design and contribute heavily to the public realm
and distinctive character of a building. Well-designed
and detailed entries provide visual cues to pedestrians
and motorists.
•
Maintain an active street presence by incorporating
at least one usable street-facing entrance;
•
Articulate transitions at entrances to and from the
sidewalk. Include devices such as landscaping,
paving, porches, stoops, and canopies, without
compromising the continuous street wall;
•
Ensure entrances accommodate persons of all ages
and abilities;
•
Reinforce pedestrian activity with entrances at
grade level or slightly above, and within clear view of
the public right-of-way. Avoid entryways below the
street level; and
•
Ensure that the ground floor maintains a high degree
of transparency and maximize a visual connection to
the street.

Figure 106: High quality building materials that highlight a
sense of permanence

Figure 107: Brick building with an entrance that connects to
the street

Figure 108: Pedestrian oriented entrances
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Figure 109: Example of a mid-block passageway
Ground Floor Standards
Buildings interact at the ground level with pedestrians,
cyclists and vehicles. It is critical to design for these
varied users with strategies that engage a full range of
experiential building approaches.
•
Incorporate passageways, into mid-block
developments, particularly on through blocks, to
facilitate pedestrian access to commercial amenities
nearby. This increased block permeability prevents
pedestrians from needing to walk the perimeter of a
block to access the middle of the next parallel street
or alley;
•
Activate mid-block passageways using water
features, pedestrian-level lighting, artwork, benches,
landscaping, or special paving so that they are safe
and visually exciting spaces; and
•
Install bicycle racks and lockers near building
entrances. Ensure bicycle racks are placed in a safe,
well-lit location, convenient for residents and visitors.

Figure 110: Pedestrian oriented frontage

Parking
•
Surface parking to the side or rear of buildings is
required to eliminate surface parking areas along
the street wall. Structured parking is an acceptable
alternative strategy;
•
Prioritize pedestrian access first and automobile
access second;
•
Orient parking on corner lots as far from the corner
as possible;
•
Utilize alleys and side streets for access; and
•
Mitigate the impact of parking visible to the street
with the use of planting and landscape walls tall
enough to screen headlights.
Service and Utilities
Use care to screen and mitigate service areas and
utilities from the public right-of-way sight-lines.
•
Place utilities such as gas, electric, and water meters
in rear yard setbacks, underground, or in landscaped
areas and out of the line-of-sight from crosswalks or
sidewalks;
•
Locate utilities such as transformers, condensers,
junction boxes, and meters within an internal alley
where possible. Appropriate screening shall include
grills, louvers, and lattice; and
•
Do not locate dumpsters and loading docks between
any building and the street.
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Figure 111: Front landscape design with a clear path to the
street

Multifamily Character
Multifamily residential structures include mid-rise multifamily buildings, townhouses, flats, quadruplexes, and duplexes.
Multifamily buildings provide an alternative to the single family dwelling unit, and offer housing choices to the community
that can broaden options for many income levels, household sizes, and life stages.

Figure 112: Duplex with a minor setback
Setbacks and Orientation
In multifamily areas, it is required that buildings have
shallow setbacks and be close to the sidewalk to
emphasize the enclosure of public space. Buildings
closely aligned to the street edge, with consistent
setbacks, provide a clear sense of enclosure to streets,
enabling them to function as outdoor rooms. The
placement of the building, and articulation of the
facade along the street edge, should be given careful
attention. It is that portion of the building that engages
the pedestrian. Where located adjacent to public open
space, such as a park or trail, building facade design
should be given equal attention as to the street edge
facade.
The front facade setback standards for multifamily
buildings are suggested to be:
•
•
•

Apartment Buildings: 0-10ft,
Townhouses/flats: 0-10ft, and
Quadruplexes and Duplexes: consistent with existing
buildings on the same block

Figure 113: Rendering of a quadruplex

In addition, building facades greater than 100 feet in
horizontal length shall include variety in depth of a
minimum of 2 feet to provide visual interest.
Building Height
Building height for multifamily buildings should range
between 1 and 3 stories, depending on the typology.
Multifamily buildings should not exceed 3 stories.
•
•

•

Permitted multifamily building heights vary
dependent upon the City of Spartanburg Zoning;
Suggested heights for each use are:
•
Apartments: Three-story
•
Townhouses: Two-story
•
Quadruplex: Two-story
•
Duplex: Two-story; and
The minimum floor to floor height at the ground floor
level is 10 feet.
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Building Materials
The use of quality building materials is essential to
maximize the life span and maintenance of a building.
The following principles apply to multifamily building
materials.
•
•

•
•

Apply trim, metal, woodwork, lighting, and other
details in a harmonious manner, consistent with the
proportions and scale of the building(s);
Acceptable exterior materials include brick, stone,
cement board siding, and true hard coat stucco. The
permitted finish of stucco is smooth sand-finished.
Vinyl cladding and trim are not permitted;
Building facades greater than 100 continuous feet in
horizontal length shall include variety in materials to
provide visual interest; and
Build railings of wood, metal, or stone. However the
material should not be heavier in appearance than
the primary elements of the porch or balcony.

Building Entrances
•
Apartment buildings shall provide prominent entries
through canopies, change-in-color materials, or wall
plane;
•
Apartment building entrances shall protect from the
elements with canopies, marquees, recesses, or roof
overhangs;
•
Townhouse entries should include unique details,
such as pediments or front stoops and railings, to
enhance the distinction of each unit; and
•
Building entries, where adjacent to off-street multiuse paths, should be setback to minimize pedestrian
and bicyclist conflicts.
Ground Floor Uses
•
For buildings without ground floor entrances to
individual units, create a prominent ground or first
floor entry, such as a highly visible lobby or atrium;
•
Design small lot subdivisions, low-rise townhouses,
and apartment buildings with a primary entrance
facing the street for all street-fronting units;
•
Ground floor residential uses along a street shall
have a finished floor a minimum of 24 inches above
the average adjoining sidewalk elevation;
•
Residential buildings with ground-floor units shall
provide landscaping, walls, fences, stoops, or similar
elements to offer an attractive and private frontage
to the building;
•
Stoops, porches, and direct individual entries are
encouraged for ground-floor residential units;
•
A clear demarcation between the public sidewalk
and the private zone of the dwelling units can
be mediated by a low retaining wall and lush
vegetation; and
•
Raised stoops can mark entrances to each
townhouse that connect to the public right-of-way.
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Figure 114: Variety of exterior building materials to break up
a large building.

Figure 115: Example of an architecturally significant front
entrance

Figure 116: Front landscape design that separates the
building from the street

Building Proportions and Facade Articulation
Building proportion and massing are significant to
neighborhood design and contribute to the beauty and
walkability of a community.
•

•
•
•

•

•

•

Buildings shall provide architectural scaling and
material elements to reduce the appearance of the
height and length of building facades through the
use of changes in wall plane, height, and material;
Porches and stoops can be used to orient housing
towards the street and promote active and
interesting streetscapes;
Design buildings to convey individual residential
uses;
Modulated facades can prevent residential
buildings from appearing commercial. Design
elements, such as bay windows, can create rhythm
along the street;
Design balconies such that their size and location
maximize their intended use for open space. Avoid
“tacked on” balconies with limited purpose or
function;
Where openings occur due to driveways or
other breaks in the sidewalk or building wall,
use architectural features in combination with
landscaping to provide a continuous visual presence
at the street level; and
Balconies may be indented (as loggias) or
cantilevered. Cantilevered balconies above the
second floor should not extend more than four feet
in depth beyond the building face and should be
visually supported from below.

Parking
•
Guidelines for mixed use and commercial uses apply
to apartment buildings;
•
Parking should be hidden in the rear of multifamily
buildings to allow the building to front the sidewalk
along the street; and
•
Parking shall be in the garage or driveway for
townhouses, duplexes, and quadruplexes. On street
parking should be limited.

Figure 117: Rendering of a townhouse development

Figure 118: Rendering of a duplex with porches

Figure 119: Example of a well executed townhouse
development

Figure 120: Shared rear street for single family and
townhouse garages

Services and Utilities
Guidelines for services and utilities for mixed use
buildings apply for multifamily buildings.
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Single Family Character
One of the most important aspects of Highland to its residents is the community single family character. New single family
product will be respectful of the architectural history of the community.
Figure 121: Single family home with a minimal setback
Setbacks and Orientation
Buildings aligned to the street edge, with consistent
setbacks, provide a clear sense of enclosure to streets,
enabling them to function as outdoor rooms. The
placement of the building, and articulation of the
facade along the street edge, should be given careful
attention. It is that portion of the building that engages
the pedestrian. Where located adjacent to public open
space, such as a park or trail, building facade design
should be given equal attention as to the street edge
facade.
•
•
•

Minimize setbacks to facilitate interactions of the
building entrances and the public space;
All residences shall have entrances facing the street,
preferably with a welcoming entry stoop or porch;
and
In infill buildings adjacent to existing structures, the
setback shall approximate a consistency with the
neighboring properties.

Building Height
•
•
•

•

Overall, building massing should be generally
consistent or complementary to those buildings
nearby;
Houses may be 1, 1 1/2, 2 or even 2 1/2 stories in
height; but generally not exceed 1/2 story higher than
adjacent houses on the public facing side;
Finished floor levels shall be a minimum of 24” above
grade in the front to provide consistency with the
historic character, for added privacy and durability;
and
Main level ceiling heights are encouraged to be
at least 9' minimum for better natural airflow and
appropriate building massing.
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Figure 122: Single family neighborhood with similar building
heights

Building Materials
Exterior building materials should be consistent with the
local historical construction practices while allowing for
updated styles and features. The following principles will
apply to single family residential building materials.
•

•

•

•
•

•

•

Stucco, brick, lap siding, or board and batten are all
acceptable wall sidings. Stucco applications should
be traditional stucco. Brick shall be of standard
modular size. EIFS and Acrocrete are discouraged.
If using cement board lap siding, maximum exposure
should not exceed 5 1/2” unless using a staggered
pattern;
Where utilizing a masonry finish, openings shall have
traditional lintels or arch treatments. Where siding
is used, trim all openings with a minimum 3 1/2”
trim. Additional corner boards, belly bands, and
simple cornices are encouraged. Use non-wood trim
products such as cementitious composite boards
whenever feasible to minimize maintenance;
Porches are highly encouraged. Front porches shall
have a minimum depth of 7' and provide inviting
covered access to the main entry door. Particular
attention should be paid to the detailing of porches
to be consistent with local historical examples and
consistent with the designed style of the new house.
Generally, though, single columns should not be less
than 8” in width or diameter and should be spaced
so that the height of the header above the porch
floor exceeds the distance between columns;
Roofing may be shingle or metal, generally simple on
massing. Eaves shall be a minimum of 12”;
Accentuate front doors with accent colors or special
trim. Front doors with some amount of glass are
encouraged. The door style should be consistent with
the overall design style of the house;
Window, sashes, and grid style shall be generally
vertical in proportion. Preferably, windows shall be
simple 1/1 panes or have expressed muntins (grids) or
SDL consistent with the overall design style; and
Use materials and details in a way that is consistent
with historical applications. Depth of facade created
by design details, a variation of trim materials, and
recessed openings are encouraged.

Figure 123: A well executed rehabilitation of a historic
home

Figure 124: Rendering of a single family home

Figure 125: A clearly indicated, covered entryway

Building Entrances
•
Shall be designed in such a way to provide a clear
indication of the main entrance and provides a
sheltered area for visitors; and
•
Appropriate porch furniture, potted plants, and
decor are encouraged to create a pleasant outdoor
living space where occupants can engage with the
public space of the neighborhood.
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Landscape Design
•
Generally, landscape design should incorporate native
and drought-tolerant species and minimize turfgrass
to reduce the need for irrigation;
•
Shade trees are encouraged. Fruit trees and garden
beds are also permitted; and
•
The front yard should incorporate a clear path from
the street to the front door.
Building Proportions and Facade Articulation
Design building proportions and massing to be consistent
with the local historical context. Generally, base
proportions on human scale and experience. Facades
should incorporate a depth of detail that creates interest
and contributes to the overall beauty of the street and
neighborhood.
•
•
•

Figure 126: Unique front landscape design with a
clear path to the street

Figure 127: Street facing garage setback from
the home

Elements should be generally vertical in proportion and
sized for easy use and access;
Take into account all generations and aging in place
measures in the design process; and
The designs should provide elements of consistency
while allowing for creativity and individuality, making
each house a unique part of the whole.

Parking/Garages
Where ever possible, garage doors should not be in direct
view of the street. If space allows, garages or carport
should have side entries. Garages are not required.
•
Garage doors may face the street where space is
limited, but must be set back a minimum of 12' behind
the front wall of the house;
•
In such cases, garage doors shall not exceed 9' in
width;
•
All lots shall provide space for at least 1 vehicle to
park;
•
Parking surfaces can be concrete or pavers; and
•
Strip driveways are encouraged rather than large
areas of continuous concrete pavement.
Lighting
•
Exterior lighting should light the entry but should not
visually overwhelm;
•
Floodlights are discouraged on front facades; and
•
Low-level path and landscape lighting that provide
accent lighting and safety, but does not contribute to
light pollution are encouraged.
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Figure 128: Concrete parking paver

Figure 129: Low level path lighting

Implementation
Where
What
Who
How
When

OVERVIEW
The Implementation section of this report outlines how the Transformation Plan will move from planning to action. It identifies
how Highland residents, stakeholders, city agencies, and local agencies, can work together to ensure that the plans outlined in this
report become a reality. This report section is divided into 5 areas.

Who

What

The What section outlines what needs to happen
and how these actions should be phased based
on the realities of the Spartanburg area real estate
market.

For this plan to be successful, an organization
must be selected to be responsible for the
implementation process. The Who section
describes the roles and responsibilities of the
Community Quarterback and how one should
be selected.

Who

How

The How section of the implementation plan identifies
the financial feasibility of the Transformation Plan
and the projects identified through it. It also lays out
additional funding sources to explore as the
implementation of the plan begins.

How

When

When

Not all recommendations in the Transformation
Plan will occur at once. The When section of the
report outlines when specific actions should
happen given financial constraints.
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What

Transformation
Plan
Implementation

Where

Where

The Highland Transformation Plan lays out how
the neighborhood should be redeveloped in a
way that a balanced healthy community is a final
result. The Where section, answers where are we
going? It discusses the intentionality of the
redevelopment process, ensuring that the vision
and goals of the plan guide efforts, and it leads
towards where Highland wants to be.

WHERE: REDEVELOPMENT OF A COMMUNITY
The Transformation Plan will guide the redevelopment of Highland. As much as possible, this plan has taken a realistic approach
to the community's redevelopment, while ensuring that the result is a more balanced community that serves the needs of residents
while attracting new households. Each project implemented within the neighborhood must be intentional about the positive changes
that it is trying to achieve. Each new project should be evaluated through the following criteria:
• Alignment of project with the vision and goals of the Transformation Plan,
• Required gap funding,
• Positive and negative impact on existing residents,
• Incomes served, and
• Tenant mix.
Highland can expect the following positive changes if following the guidelines of the plan:
Increase in Homeownership Rate
•
Currently Highland has a 15% homeownership rate
(11% if vacant properties are included). All new
single family product, duplexes, and townhouses
are expected to be for sale product which would
increase the homeownership rate to 29%; and
•
Increased homeownership rate would result in a
more stable community.

Shift in Income Levels
•
A large majority of households are within lower
income brackets, with 63% having incomes at or
below 50% AMI;
•
By introducing more market rates units and
redeveloping lower income projects, the percentage
of residents within those same incomes is reduced
to 21%; and
•
No displacement of residents is expected in this
calculation with the exception of Norris Ridge.

Increase in Households with Diverse Incomes
•
Through the redevelopment of vacant sites the
number of households is expected to increase by
100% - from approximately 400 households to 800
households;
•
These households are envisioned to have a mix of
incomes - with 50% at or below 80% AMI; and
•
An increase in households in varying income
brackets provides more opportunity for much
needed commercial development in close proximity
to the neighborhood.

Decrease Vacancy
•
Through the redevelopment of vacant properties,
the neighborhood's vacancy rate will decrease
exponentially; and
•
Reduced vacancy allows the community to reap
the benefits of redevelopment, while allowing the
municipality to benefit from increases in revenues
through property taxes.

Decrease in Concentrated Poverty
By redeveloping Norris Ridge into a tax credit project
and introducing more market rate product in other
areas of the neighborhood, Highland's poverty rate
will decrease substantially creating a more balanced
community in terms of incomes.

Retention Timeline
There are currently few properties that are in need
of rehabilitation based on exterior conditions data.
This gives stakeholders, partners, and the city time to
develop and improve existing programs to serve these
specific households as the need increases.
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WHAT: HIGHLAND NEIGHBORHOOD MASTERPLAN
The Transformation Plan points to the first projects that should be implemented that will be transformative to the community. These
are called catalytic projects. Catalytic projects take advantage of opportunities while leveraging current or proposed investment in
Highland. These projects, once implemented, will raise the neighborhood's development potential in the market, while signaling
to the rest of the City of Spartanburg that the community and the city have a real commitment to the redevelopment of Highland.
It is important to note that as these projects progress, there may be slight deviations from the masterplan based on additional site
analysis and considerations.

Catalytic Projects

1
2
3

Cammie Clagett Project
This project is a mixed use area that creates a transition from S Daniel Morgan Avenue into the neighborhood through
Highland Avenue. It will create a welcoming gateway into the community while providing a diversity of housing options
for new and existing residents.

Norris Ridge Redevelopment
The redevelopment of Norris Ridge is a replacement project of the existing apartment complex with a townhouse rental
community. The new project would replace a problem property for the neighborhood with a new development built for
residents with incomes at 60% or below of the area median income.

JM Fields Project
The JM Fields Project incorporates commercial, multifamily, and townhouses.

Projects that will transform the community
Figure 130: Catalytic Project Areas

1
2
3
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Community Retention
It is important to note that community retention as a strategy should begin as soon as work is started with the implementation of
the plan to ensure that the community is prepared when the catalytic projects and new projects emerge. The projects and strategies
highlighted below are probably the most important when it comes to community retention which is why they are further highlighted
in this section.

Redevelopment
of the Bethlehem
Center
Redevelopment
of Prince Hall
The redevelopment of Prince
Hall would replace a project that
requires needed repairs, and much
like Prince Hall, could serve
residents with lower incomes
in better quality housing.

The Bethlehem Center is a key component
to community retention in that it is already
implementing many of the essential services for
people proposed in this plan including an early
learning daycare, partnership with the City on
neighborhood safety efforts, job training and
others. The building's redevelopment should
be a priority so the Center can continue
to serve the Highland neighborhood
community.

Norris
Ridge
Redevelopment
The redevelopment of Norris
Ridge will bring new quality
afordable housing to the
neighborhood, that could serve
working class residents. It also
addresses concerns on
neighborhood safety.

Housing
Reinvestment
Programs
Both programs for homeowners
and rental property could allow
residents and property owners to
rehab existing buildings allowing long
term residents to live in healthy
environments and stay in the
community for the long
term.

Rental
Registration
The rental registration
program could improve the
standards for upkeep of rental
property, while educating tenants on
their rights and responsibilities.
Further education of the public
will also be needed for the
much needed legislation
to become reality.
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Masterplan Elements
The Highland Neighborhood
Masterplan (Figure 131) helps
to guide and support future
development. It supports the
vision and goals established
by the community. It proposes
redevelopment in a way that
exemplifies the needs and desires
of community residents.
The masterplan maximizes access,
values pedestrians and other
modes equally with vehicles,
proposes development that
is of appropriate scale to the
community, provides more housing
and commercial opportunities,
and locates community resources
accessible to all. It proposes:
•

•

•

•

•
•
•

•
•

Pedestrian friendly commercial
development along W Main
Street, John B. White Sr.
Boulevard, and the eastern
end of W Henry Street closer to
downtown;
Mixed use buildings at the
corner of S Daniel Morgan
Avenue and S Forest Street
to provide amenities closer to
residential uses;
Multifamily and townhouses
transitioning to duplexes and
single family from Daniel
Morgan Avenue towards the
core of the neighborhood;
Quadruplexes at key
intersections on Bunker Street
transitioning to duplexes and
single family residential;
Single family development
through the rest of the
neighborhood;
Opportunities for higher
density development in the
periphery of the neighborhood;
Trails connecting the
community through Fairforest
Creek, S Forest Street, and
Stewart Park;
Green space introduced in
new projects; and
Gateways at key intersections.
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Additional improvements in the neighborhood are enumerated below. These projects
could positively affect the Highland neighborhood. They are long term projects because
they require further predevelopment stages and vetting.

Long Term Projects

4
5
6
7
8

Johnson Property Development

This project is in its early stages, with the recent purchase of the lots by
Johnson Development. It poses an opportunity for the neighborhood to be
close to a mix of high quality commercial amenities that leverage their
proximity to the activity of downtown Spartanburg.

Infill Housing on Beacon
Nehemiah CRC owns the current vacant properties to the west of Beacon
Street. These infill single family and duplex projects will provide an opportunity
for additional homeownership in the community. A rear lane is proposed to
feed into garages allowing for reduced curb cuts on Beacon Street.

Redevelopment of the Bethlehem Center
The redevelopment of the Bethlehem Center is crucial to many of the
community retentions strategies mentioned. Therefore, a priority must be
given to continue plans to redevelop the building to further meet the needs
of community residents.

Infill Housing on Westover
The City of Spartanburg owns the currently vacant lot at the end of Westover
Drive. The lot provides an opportunity for infill single family housing and
additional homeownership.

Redevelopment of Prince Hall
The redevelopment of Prince Hall is a replacement of the existing project
with the construction of 100 new affordable units within multifamily buildings.
The new siteplan centralizes parking while promoting a walkable community.
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H i g h l a n d Ma ster Pl a n
Vision for Redevelopment
Figure 131: Masterplan
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Highland Neighborhood

CAMMIE CLAGETT PROJECT
The Cammie Clagett site is a new development that will serve as the gateway into the neighborhood from S Daniel Morgan Avenue.
The project boundaries are S Daniel Morgan Avenue to the north, S Forest Street to the east, Bunker Street to the south, and Beacon
Street to the west. This catalytic project provides a variety of housing options to serve different income levels. S Daniel Morgan
Avenue will have the highest density with 3 story buildings tapering to lower heights as the development approaches the southern
end of the block. The project proposes the following uses:
•
•
•
•
•
•
•

Mixed-use buildings along S Daniel Morgan Avenue to take advantage of the traffic counts coming and going into Downtown,
Multifamily building along S Forest Street,
Higher density residential uses along S Daniel Morgan Avenue with reduced densities moving south into the neighborhood,
including townhouses, quadruplexes, and duplexes,
Shared rear driveway for residential uses leading to rear-facing garages,
Shared parking for the mixed-use and multifamily building to create a safe pedestrian environment,
Extension of Concord Avenue north of Bunker Street, breaking the western block into two smaller blocks to better fit the
scale and massing of the neighborhood, and
Proposed building heights:
₀ One story single family and duplexes,
₀ Two story townhouses, and
₀ Three story mixed use and multifamily buildings.

Opportunities
•
Public ownership of property allows for quick project
startup;
•
Higher traffic counts provide opportunities for
commercial uses on S Daniel Morgan Avenue;
•
Ability to provide different housing options at
varying income levels; and
•
Gateway opportunity into the neighborhood.

Constraints
•
Delivery of replacement units from Housing Authority
must happen prior to the redevelopment of specific
lots;
•
Limited demand from real estate market may delay
project or require phasing;
•
Project will need public subsidy to provide
affordability.

Community Retention
•
Use housing reinvestment strategies to stabilize
area around the project;
•
Catalog historical information about the Cammie
Clagett site;
•
Tie job opportunities to the construction of project.
•
Continue conversations with Meeting Street
Academy while project is in lease up;
•
Provide down payment and first renter options; and
•
Begin marketing and branding strategy to dispel
negative neighborhood perceptions.

Redevelopment
•
Tie the creation of the neighborhood gateways to
the broader marketing and branding strategy;
•
Use historical catalog to re-brand the project,
specific housing models, and new lanes;
•
Ensure new street and sidewalks are created using
the multimodal framework including improvements
to 3 key intersections; and
•
Buildings should be designed following the design
guidelines.

Estimated Project Cost
Cost: $17,000,000
Proposed Income Mix
20 units at 40% AMI
35 units at 80% AMI
8 units at 60% AMI
37 units at 100% AMI
5 units at 70% AMI
Proposed Homeowner and Renter Mix
61 rental units and 44 homeowner units

Program
Mixed Use commercial: 10000 SF
Mixed Use residential: 16 units
Multifamily: 21 units
Townhouse: 13 units
Duplex: 24 buildings/48 units
New single family: 7 units
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Gateway to the neighborhood

Figure 132: Cammie Clagett Siteplan and Imagery
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NORRIS RIDGE REDEVELOPMENT
The Norris Ridge site, located on the southwest corner of the neighborhood, is close to Stewart Park, the Thornton Activity Center,
and John B. White Sr. Boulevard. The Norris Ridge apartment complex has 190 units. The community has only two entrances and
exits: Imperial and John B. White Sr. Boulevard, and Imperial and Norris. The current apartment arrangement has caused some
traffic and parking issues. The existing project has had a history of crime and disinvestment. The reimagined Norris Ridge
redevelopment will serve 100 households featuring:
•
•
•

Townhouses,
Imperial Street is rearranged into 1 street, and 2 new driveways are added to access parking, and
Townhouses are facing shared green space, and Imperial Street.

Opportunities
•
The City of Spartanburg has approved a
development agreement with the new property
owner;
•
Project is more feasible as a 4% Low Income Tax
Credit project versus the 9% competitive; and
•
Developer is open to working with the city and the
community to develop a project that is an asset for
the area.

Constraints
•
Construction of replacement units for the 190
households off site must happen before project
starts;
•
Elevation and hydrology may become constraints as
project continues through predevelopment phases;
•
Cost to reconfigure W Imperial Street may be high;
and
•
Reconfiguration of W. Imperial will require
collaboration with additional property owner.

Community Retention
•
Use housing reinvestment strategies to stabilize
area around the project;
•
Norris Ridge buildings have an interesting history
that should be cataloged prior to its demolition;
•
Tie job opportunities to the construction of project;
and
•
Begin marketing and branding strategy to dispel
negative neighborhood perceptions even before
project is demolished.

Redevelopment
•
Use historical catalog to re-brand the project,
specific housing models, new lanes, and open
space;
•
Ensure new street and sidewalks are created using
the multimodal framework including improvements
to 3 key intersections; and
•
Buildings should be designed following the design
guidelines.

Estimated Project Cost
Cost: $30,000,000

Program
Commercial Use: Leasing office
Townhouse: 100 units
Open Space

Proposed Income Mix
100 units at 60% AMI
Proposed Homeowner and Renter Mix
100 rental units
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Reimagined housing

Figure 133: Norris Ridge Siteplan and Imagery
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JM FIELDS PROJECT
The previous site of the JM Fields grocery store is a large vacant lot with development potential. It provides an excellent opportunity
for high-density development that does not encroach on the neighborhood but is close enough to be a quick drive or walk. The
project proposes:
• Extending the existing driveway connecting John B. White Sr. Boulevard and Elliott Street,
• Utilizes the existing traffic signal light on John B. White Sr. Boulevard,
• The northeastern corner of the driveway also connects the trail and proposed pedestrian bridge that connects into Highland,
• Two mixed-use buildings provide commercial opportunities along the corridor,
• Multifamily buildings,
• Townhouses that face the proposed green space, and
• Shared parking space for the mixed use and multifamily units.

Opportunities
•
Large vacant property with previous commercial
use;
•
Allows for higher density uses without encroaching
on the single family character of Highland;
•
Connections to the proposed broader trail system;
and
•
Opportunity to provide more market rate rentals and
for sale property.

Constraints
•
Requires redevelopment of 2 large properties with
large frontage on John B. White Sr. Boulevard;
•
Not connected to the neighborhood through street
access; and
•
Longer term project which may be affected by shifts
in market demands.

Community Retention
•
Tie job opportunities to the construction of project
and commercial uses in project; and
•
Provide down payment and first renter options.

Redevelopment
•
Buildings should be designed following the design
guidelines.

Estimated Project Cost
Cost: $22,000,000
Proposed Income Mix
29 units at 40% AMI
13 units at 80% AMI
81 units at 100% AMI
Proposed Homeowner and Renter Mix
98 rental units and 25 homeowner units.

Program
Mixed use commercial: 15500 SF
Mixed-use residential: 25 units
Multifamily: 73 units
Townhouses: 25
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Mixed Use Opportunity

Figure 134: JM Fields Siteplan and Imagery
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WHO: COMMUNITY QUARTERBACK
KEY ROLES
Connector
Brings together all parties interested
in the redevelopment of Highland.
Facilitator
Facilitates tough conversations
between stakeholders, ensuring
that all are on the same page.
Continually engages community
residents and stakeholders.
Convener
Introduces new stakeholders
and funders to the Highland
Neighborhood Transformation.
Capacity Builder
Provides educational opportunities
to community organizations so that
their expertise grows enabling them
to increase their responsibilities in
the neighborhood redevelopment
process.
Enforcer
Enforces the recommendations,
and goals from the Highland
Neighborhood Transformation
Plan through partnerships with
local government, funders,
political leaders, and community
organizations.

A community quarterback1 is the organization that leads the revitalization
of a neighborhood. In general, these entities are nonprofit, communitycontrolled real estate development organizations. They often undertake
physical revitalization as well as economic development, social services, and
organizing and advocacy activities. The community quarterback is often the
only institution with a comprehensive program agenda that is related solely
to the revitalization of a community, due to fragmented public services for
lower income communities across multiple agencies and government levels.
The community quarterback is responsible for the day-to-day operations of
the redevelopment and ensuring that all processes adhere to the vision and
goals of the Transformation Plan. A board of directors chosen from a diverse
community stakeholder group would govern the community quarterback.
Expertise
The community quarterback should have extensive knowledge or gain the
experience quickly to assist with revitalization efforts in the following fields:
• Track record of successful redevelopment including a blended portfolio
of physical development and human service programs,
• Ability to manage and govern themselves effectively,
• Established partnerships with key community players,
• Expertise in a variety of project funding types including state,
philanthropic, and private capital, and
• Knowledge of economic development strategies at the neighborhood
level.
Sample Responsibilities
• Community Retention Strategies,
₀ Coordinate with homeowner rehabilitation providers and
potential applicants.
₀ Work with the city and elected officials on support for and
education on the rental registration program.
• Redevelopment Strategies,
₀ Collaborate with development partners in the predevelopment
process for projects.
₀ Work with the City of Spartanburg to set entitlement process
before development starts.
• Community Organizing,
₀ Assist neighborhood organizations in advocacy, including
cleanups, community safety, and others.
₀ Building capacity of neighborhood organizations.
•
Commercial Development, and
₀ Coordinate with property owners in the redevelopment of
commercial properties in alignment with the plan.
• Community Development
₀ Work with city officials to keep infrastructure improvements
for the neighborhood as a priority for funding.
₀ Assist/lead with the city, local, and philanthropic agencies in
the application of funding.
₀
Coordinate with city/local agencies on the development of
infrastructure and open space projects.
1
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Purpose Built Communities

PARTNERSHIPS
The community quarterback would rely heavily on the partnership with organizations to implement the Highland Transformation
Plan. The list below aims at providing a guide to the resources and organizations available, that were involved in the planning process,
and how they are aligned with the recommendations of the plan. Some organizations are aligned with both sets of recommendations
but are mentioned only once. In electronic formats of the report, click on the organization's name to visit their webpage.

Community Retention
• Bethlehem Community Center
• City of Spartanburg
• Highland Neighborhood Association
• JM Smith Foundation
• Macedonia Missionary Baptist Church
• Mary Black Foundation
• Meeting Street Academy
• Spartanburg Area Chamber of Commerce
• Spartanburg County Foundation
• Spartanburg County Assessor
• Spartanburg School District 7
• United Way of Piedmont

Redevelopment
• Equity Plus, LLC
• Habitat for Humanity of Spartanburg
• Highland Community CDC
• Homes of Hope
• Johnson Development
• Nehemiah CRC
• Northside Development Group
• Partners for Active Living
• Regenesis CDC
• Spartanburg Area Regional Transit Agency
• Spartanburg Housing Authority

Additional partners could include:
• Employer who can influence workforce development,
• Small business owners,
• Local developers,
• Faith-based institutions, and
• Local banks.

COMMUNITY QUARTERBACK SELECTION PROCESS
Convene Selection
Committee
• Could be 5 members
with 3 members of the
Highland neighborhood
leadership organizations
• Create operating
budget
• Determine initial funding
sources

Create a Community
Quarterback
Organization*
• Establish a Board of
Directors
• Incorporate bylaws
• Obtain insurance and
tax-exempt status
• Set up annual audits
and bookkeeping
• Keep board minutes and
policy manuals

Solicitation of
Community Quarterback
Executive Director
• Develop job description
• Create a timeline for
selection process
• Generate candidate
scoring criteria

A Board of Directors should be made up of leaders from different organizations within the City of Spartanburg that would
bring their expertise and knowledge to the redevelopment of the Highland neighborhood including neighborhood
stakeholders, philanthropic organizations, nonprofits, employers, city officials, members from the lending community, and
real estate developers.
*Creation of Community Quarterback Organization is same process as creating a Community Based Organization (CDC)
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CONTINUED COMMUNITY ENGAGEMENT
The purpose of this section is to guide future resident and stakeholder
engagement efforts to further the vision of Spartanburg’s Highland
Neighborhood Transformation Plan. There are many benefits to great
community engagement during implementation. The goal is for the momentum
generated through the planning process to be continued into implementation.
Should Online Engagement be
Considered?
Identify the need for an online engagement
plan early in the process. Let the purpose of
the community engagement define the type
of online engagement tool. Keep in mind the
end-users (residents/stakeholders) capacity
to utilize these tools to effectively implement
the recommendation.
Advantages to Online Engagement
•
Allows participants from different
demographic backgrounds to participate
that are usually under-represented,
including:

•

₀ Younger Age Groups
₀ Parents
₀ Working Professionals
Provides more flexibility to participants,
especially if engagement is prerecorded
or done at the participants' leisure.

Disadvantages to Online Engagement
•
Excludes participants that have limited
access to the internet or a computer,
•
Useful tool to inform stakeholders,
but is limited when trying to conduct
collaborative engagement, and
•
Precludes those that have limited
computer/technology literacy from being
involved.
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The challenge is that public participation has never been easy, especially for
under-represented groups; it is even more difficult. Low turnout at public
meetings or emotionally charged opposition from individuals or groups are
common obstacle encountered in the planning and implementation process.
The recommendations outlined below seek to build on the previous outreach
conducted in the study area and include alternatives for online engagement
so that the City of Spartanburg and its partners can adjust to new social health
norms while still providing transparent community engagement that is inclusive
of all segments of the population.
This civic engagement guide identifies four (4) steps for transparent community
engagement to empower residents and stakeholders:
1.

Inform

2.

Consult

3.

Involve

4.

Collaborate

Other Considerations
• At the beginning of the engagement, send out a survey to ask stakeholders
for their preference for face-to-face or online engagement;
• Communicate regularly – not just about when participation is needed,
but also about achievements or other positive stories; communicate
goals and proposed accomplishments; use communication tools as a
forum for answering tough questions;
• Encourage attendance through contests or door prizes – “bring a new
friend” contest and place names in a drawing; the same team-building
exercises used at corporate functions can be modified and used in a
community setting;
• Allow enough time before meetings to send out supporting documentation
(vocabulary, maps, fact sheets, previous plans summary, tutorials, etc.);
• Portions of the engagement that do not require dedicated live moderation
can be broken up into multiple segments and placed online to allow
stakeholders to complete at their own time; and
• Online engagement tools can help enhance engagement and allow
under-represented groups to be part of the decision making process.

Inform
Consult
Involve &
Collaborate

An effective public engagement process starts by having a clear idea
of who you want to reach. Invite relevant stakeholders, partners and
community leaders to help develop and identify an audience to start a
robust conversation. Offer access on multiple platforms such as web,
mobile, text and print materials with key information when possible.

Traditional Tools:
Kick-off meetings,
town halls, printed
materials, mass mailing,
newsletters, public service
announcements

Being strategic about online and face-to-face public engagement takes
advantage of the strengths of each method. This steps also provides an
opportunity to educate stakeholders on the topic with any supporting
documentation and information such as background on partnering
agencies, previous studies and plans, key words and definitions, and any
existing data and statistics. During this step discussions and questions
would be limited as the goal is primarily to notify.

Online Tools:
Publicinput.com
Youtube Live, Facebook
Live, GoTo Meeting,
Textizen, Nextdoor.com

When consulting with key stakeholders the primary purpose is to further
define the issue(s) and gather information. Sometimes methods and tools
are used to solicit inputs from relatively small groups to assess if the initial
data and details are accurate. This opportunity can also highlight if there
are internal organizational politics at play or significant community or
cultural topics that should be addressed. These consultations can be one
-on-one interviews or focus groups based on topics or can be conducted
through an online survey or poll.
It is important to note that consultations should occur in locations easily
accessible to your target audience. Examples include, engaging renters at
the tenant leasing office, creating a focus group after church attendance,
or conducting a survey during after school pickup.

The involve and collaborate steps work in tandem as stakeholders negotiate
how best to find solutions to issues and implement decisions. Involving
stakeholders initially in these steps helps establish criteria, prioritize issues,
and evaluate alternatives. When stakeholders and members of the public
collaborate with one another, they can create more robust and effective
ideas and recommendations.
Tools used in this stage should help ensure concerns and priorities are
reflected in the design and/or implementation of strategies to create a
plan of action, and can result in higher levels of public support for the
decisions reached. Online involvement and collaboration can be standalone activities but should be paired with a face-to-face process as a
means to secure broader participation.

Traditional Tools:
Stakeholder/ resident
interviews, focus groups,
surveys and polls

Online Tools:
Zoom, Uber Conference,
Textizen, Nextdoor.com,
Survey Monkey, Survey123,
Mentimeter, Idea Flip,
Google Keep, Windows Ink
Workspace

Traditional Tools:
Public forums, open house,
charrette

Online Tools:
Youtube Live, Facebook
Live, Instagram Live,
Zoom, Uber Conference,
Survey Monkey, Survey
123, Mentimeter, Idea Flip,
Google Keep
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HOW: DEVELOPMENT PROCESS & FUNDING
The following section outlines the typical real estate development process using the Cammie Clagett project as an example.
Predevelopment is the first stage of a real estate development
project, and focuses on research, due diligence and
permitting. Predevelopment is when the developer makes
the most significant decisions for the project. Some tasks
completed in the predevelopment phase include:
• Concept development,
• Architectural drawings,
• Project affordability levels,
• Land acquisition,
• Feasibility,
• Rezoning,
• Adherence to design guidelines,
• Community engagement,
• Secure financing, and
• Permitting.
Although not outlined in the Cammie Clagett project,
predevelopment work should also include reviewing
community demographics to create appropriate housing
sizes.
Construction is the second phase of the development
process and is when vertical construction occurs. Other
items addressed during this stage include:
• Project marketing,
• Pre-leasing, and
• Job training.
The construction phase usually ends once the city grants
it a certificate of occupancy. The document authorizes
the developer to occupy the building with renters or
buyers.

Operation is the third, and final, stage of the development
process and is when tenants begin to occupy the
development. Ongoing maintenance on the property is
a critical component of this phase. It is vital to ensure
the long term success of the building.
• Marketing,
• Leasing efforts, and
• Ongoing maintenance.

Cammie Clagett
Rental
Predevelopment

Cammie Clagett
Homeowner
Predevelopment

•

•
•

•
•
•
•

10,000 square feet
of commercial
space,
61 residential rental
units,
Estimated total
development cost
of $10.2 million,
Estimated
development gap of
$4.1 million, and
Rezoning required.

•

44 homeowner units
Estimated total,
development cost
of $6.4 million, and
Estimated
development gap of
$1.6 million.*

*Does not include the
potential income a
homeowner would receive
from renting a duplex unit.

Rental Construction
Period

Homeowner
Construction Period

•

•

•

18 month estimated
construction time,
and
Pre-leasing
and market
efforts should
occur during
the construction
period.

It is estimated to
take 4 years to
build and sell all
homeownership units

Rental Property Operation
Ongoing maintenance for the rental property at
Cammie Clagett will be conducted by the property
owner directly, or through a property management
company. Major costs associated with rental property
include:
•
Maintenance,
•
Taxes, and
•
Insurance.
Homeowner Property Operation
It will be the responsibility of the homeowner to
maintain their own property.
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FUNDING AND FINANCIAL STRATEGIES
Local developers or other organizations seeking to invest in Highland have a several resources available to assist in their work.
These resources are listed below, along with a short description and links to additional information where available.

National Philanthropy
Philanthropic Funding
Summary: National endowments
targeting housing, economic
development, and recreational
issues.
Goals: To support affordable
housing, economic development
and capacity building in the
neighborhood.

Department of Housing and
Community Development
Public Funding
Summary: Federal CDBG and HOME
funds managed by the City of
Spartanburg.
Goals: To support affordable housing
and community development efforts.

Local Philanthropy
Philanthropic Funding
Summary: Local endowments
targeting urban housing, economic
development, and recreational
issues.
Goals: To support affordable
housing, economic development
and capacity building in the
neighborhood.

Low Income Housing Tax Credit
(LIHTC)
Public Funding
Summary: This federal funding
source is distributed as either a 4%
or 9% tax credit-based equity.
Goals: Support the development or
rehabilitation of affordable housing.

Hometown Economic
Development Grants
Public Funding
Summary: Grant offered to local
governments to implement projects
that will make a positive impact on
their community.
Goals: Improve overall quality of life.

National Housing Trust Fund
(NHTF)
Public Funding
Summary: A federal funding source
dedicated to rehabilitate and
preserve affordable housing for
individuals with the lowest incomes.
Goals: Support affordable housing.

Click Here to Learn More

Private Debt Financing
Private Funding
Summary: A critical component of
financing for housing and business
development.
Goals: Provide capital to projects
while receiving a reasonable return.

Click Here to Learn More

Click Here to Learn More

Click Here to Learn More

Federal Home Loan Bank
Affordable Housing Program
Public Funding
Summary: A program to
finance affordable rental and
homeownership units.
Goals: Support affordable housing
production and preservation.

Recreational Trails Program
Public Funding
Summary: Provides funds to develop
and maintain recreational trails.
Goals: Improve access to outdoor
recreation.

Click Here to Learn More

Click Here to Learn More

Opportunity Zone Equity
Private Funding
Summary: A private funding source
consisting of equity with a reduction
in capital gains taxes. Highland is
within an Opportunity Zone.
Goals: Support affordable housing
and business development efforts.
Click Here to Learn More

Community Development
Financial Institutions (CDFI)
Private Funding
Summary: CDFI's focus on providing
access to capital in low wealth
communities.
Goals: Provide affordable financing
options to individuals and small
businesses.
Click Here to Learn More

Community Reinvestment Act
Funding
Private Funding
Summary: A variety of programs from
major corporate financial banks
focused on community development.
Goals: To improve local quality of
life.
Click Here to Learn More
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WHEN: PHASING AND IMPLEMENTATION MATRIX

Implementation Matrix
Implementation of the recommendations
in this plan will require leadership from the
Community Quarterback and collaboration
with public, private, and nonprofit
organizations. The following pages contain
implementation matrices to guide the
redevelopment of Highland. The tables
include:
•
Action priorities,
•
An estimate of when these actions
should occur with the redevelopment of
the neighborhood,
•
An estimate of potential cost, and
•
A listing of potential partners in the
implementation of the strategy.
The matrices are not intended to include
every detail of the implementation work
necessary to revitalize Highland, but
are meant as a guide for what needs to
happen, items needing consideration and
the parties that should be involved. As the
project progresses each item will require an
additional level of detail, may involve more
partners, or could potential involve more or
less cost.
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Cammie Clagett is the first project in the
phasing plan
Figure 135: Catalytic Projects Phasing Plan

Year 1
Cammie Clagett
Predevelopment
Year 2

Year 3
Cammie Clagett
Construction
Year 4

Year 5

All Cammie Clagett
Rental Units Rented

Year 7

Community Retention

Catalytic Project Phasing
In order to provide an informed estimate
of the time it will take to properly launch
the development of the proposed catalytic
projects, a phasing plan has been created
for the developments at JM Fields and
Cammie Clagett. The phasing plan takes
into account predevelopment work that
will need to be completed, current market
conditions, and the expected growth of
both Highland and the City of Spartanburg
as a whole. Because land has already been
assembled, and potential development
partners are in place, the first project in this
phasing plan is the development at Cammie
Clagett followed by JM Fields. However,
there is an outstanding issue involving
satisfying a provision for the Spartanburg
Housing Authority to deliver replacement
units for the households displaced at the old
Cammie Clagett site before a significant
portion of this site can be developed. Figure
135 provides an estimated timeline for the
complete development of the Cammie
Clagett and JM Fields sites.

JM Fields
Predevelopment
Year 6

JM Fields Rental
Construction
Year 8

All Cammie Clagett
Homeownership
Units Sold
Year 9

Year 10

All JM Fields
Rental Units
Rented
All JM Fields
Homeownership
Units Sold

The phasing does not include the redevelopment of Norris Ridge due to
the uncertainty of available Low Income Housing Tax Credits as a primary
funding source for this project. Additionally, the demand for affordable
housing does not affect absorption numbers estimated for the market
rate housing. Community Retention Strategies are shown as ongoing
throughout the implementation of the plan.

Key:

Table 13: Redevelopment Implementation Strategies

= Highest Priority

= Priority

Redevelopment Implementation Strategies
Conservation Strategies

Funding
Contribution

Public/ NP

Private

Create a trail along Fairforest creek that connects Stewart Park
with the new Norris Ridge and JM Fields catalytic projects

$$

CoS, PALS

PD

Add a pavilion and amphitheater along the creek

$$

CoS, PAL

Connect the neighborhood to regional greenways

$$

CoS, PAL

Create signs for entryways that align with the established
marketing and branding strategy

$$$

CoS,
HCCDC

PD

Incorporate neighborhood history in the marketing and branding
of catalytic projects

$

CoS, HNA,
SHA

PD

Create exhibits highlighting the neighborhoods history in open
space and parks

$$

CoS, BCC,
HNA, SHA

Build permanent restrooms at Stewart Park

$$

CoS

$$$$

CoS, BCC,
HNA

$

MMMBC,
HNA,
HCCDC

Construct stop amenities at four stops without shelters

$$

SPARTA

Multi-use path @ W Main Street to S Forest Street

$$$

CoS, PAL

Multi-use path @ John B. White Sr. Boulevard from S Daniel
Morgan Avenue

$$$

CoS, PAL,
SPATS

Multi-use path from Westover Drive to S Forest Street

$$$

CoS, PAL

Sidewalk improvements/ maintenance on S Forest Street to S
Daniel Morgan Avenue

$

CoS

Sidewalk improvements/ maintenance on John B. White Sr.
Boulevard to S Daniel Morgan Avenue

$$

CoS

Sidewalk improvements/ maintenance on Druid Street

$

CoS

Sidewalk improvements/ maintenance on W Henry Street from S
Forest Street John B. White Sr. Boulevard

$

CoS, SPATS

Sidewalk improvements/ maintenance on W Henry Street from S
Daniel Morgan Avenue to S Forest Street

$$

CoS

Sidewalk improvements/ maintenance on Exchange Street at S
Daniel Morgan Avenue

$

CoS,
HCCDC

Change future land use on selected parcels to align with the
master plan

$

CoS

Rezone selected parcels to align with the master plan

$

CoS

Establish a form based code for the neighborhood

$$

CoS

Implement proposed guidelines through the community
quarterback

$

BCC, HNA,
HCCDC

Link design guidelines to local funding sources

$

CoS

Link design guidelines to rezoning and variance requests and
approvals

$

CoS

Strategy

Natural Resources

Gateways

History

Community Assets

Implementation
Partners

Time Frame (Years)
Action Item

Priority

<1

1-5

5-10

Support the Bethlehem Community Center as it seeks funding for
a new building
Leverage the newly created space at Macedonia Missionary
Baptist Church

Accessibility Strategies

Multimodal
Framework

Restoration Strategies
Land Use

Zoning

Design Guidelines

Cost Legend
$
$$
$$$
$$$$

Less than $250k
$251k-$500k
$501K-$1M
Greater than $1M

Partners Legend		

Nonprofits/Faith-Based
BCC- Bethlehem Community Center
Public
H-Habitat
CoS- City of Spartanburg
HCCDC- Highland Community CDC
SACC-Spartanburg Area Chamber of
HH- Homes of Hope
Commerce
HNA- Highland Neighborhood Association
SCA - Spartanburg County Assessor
MMBC-Macedonia Missionary Baptist Church
SSD-Spartanburg School District
MBF- Mary Black Foundation
SHA-Spartanburg Housing Authority
SPARTA - Spartanburg Area Regional Transit MSA-Meeting Street Academy
N-Nehemiah CRC
Agency
SPATS-Spartanburg Area Transportation Study PAL - Partners for Active Living

R-Regenesis CDC
UW-United Way of Piedmont
SHA- Spartanburg Historical Association
SCF- Spartanburg County Foundation
Private
EP - Equity Plus LLC
JD-Johnson Development
PO - Property Owners
PD - Private Developers
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Table 14: Community Retention Implementation Strategies

= Highest Priority

= Priority

Community Retention Implementation Strategies
Conservation Strategies
Strategy

Action Item
Expand the city's and partner existing emergency repair program

Housing
Reinvestment

Rental Registration

Blight Tax

Tax Abatements

Historic Preservation

Implementation
Partners

Time Frame (Years)

Pair renovation grants with enhanced code enforcement

Priority

<1

1-5

5-10

Funding
Contribution

Public/ NP

Private

$$$

CoS

N

$

CoS

Provide legal support to existing homeowners

$$

BCC,HNA,
HCCDC

Authorize rental registration though city-council vote

$$

CoS

Design program and coordinate registration with enhanced code
enforcement

$

CoS

Authorize a blight tax through state enabling legislation

$$

CoS, SCA

Design program and coordinate registration with enhanced code
enforcement

$

CoS, SCA

Authorize tax abatements through state enabling legislation or
secure funding via private or philanthropic funds

$$

CoS, SCA

Determine affordability through reinvestment standards

$

CoS

Authorize abatement at city and county levels

$

CoS, SCA

Catalog local historic assets

$$

BCC,
HNA,SHA

Apply for local state & federal programs

$$

CoS

Promote historic heritage trail/ incorporate history into marketing
features

$$

BCC,
HNA,SHA

Connect existing residents with training at the Bethlehem
Community Center and other existing job training programs

$

BCC, SHA,
MMBC, UW,
SCF,
HCCDC

Continue to coordinate with Meeting Street Academy for school
aged children

$

BCC, MSA,
MBF

Partner with local libraries and technical colleges to provide GED
classes

$$

BCC,
UW, SCF,
HCCDC

Create a program that matches residents with local employment
opportunities

$

CoS, SACC,
UW, SCF

Establish a shuttle service to provide transportation to
employment centers

$$

SACC,
BCC, HNA,
SCF

Establish a neighborhood daycare center with extended hours

$$

BCC, MBF,
SCF

Expand code enforcement funding

$$

CoS

Enhance current code enforcement statutes to support
stabilization efforts

$

CoS

Target problem landlords

$

Cos, HNA

Include safety recommendations in zoning code rewrite

$

CoS

Apply to grants for safety improvements

$$

BCC, HNA,
HCCDC

Support and expand the existing down payment assistance
program

$$$

CoS

Accessibility Strategies
Job Training

Partnership Schools

Partnership
Employers

Neighborhood
Daycare

Restoration Strategies
Code Enforcement

Environmental
Design

New Projects

Neighborhood
Safety

Establish a first renter option

$

CoS

Provide training for a neighborhood watch

$

BCC, HNA

Expand work with the designated police officers for the
neighborhood

$

BCC, HNA

Create a marketing strategy to help dispel misconceptions about
the neighborhood

$$

CoS,
BCC, HNA,
HCCDC
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Table 15: Cammie Clagett Site Implementation Matrix

= Highest Priority

= Priority

Cammie Clagett Site
Redevelopment Strategies
Strategy

Implementation
Partners

Time Frame (Years)
Action Item

Priority

<1

1-5

5-10

Funding
Contribution

Public/ NP

Private

S Forest St at S Daniel Morgan Avenue

$

CoS

PD

Pedestrian
Intersection
Improvements

S Daniel Morgan Avenue at Beacon St

$

CoS

PD

S Daniel Morgan Avenue at Highland Avenue

$

CoS

PD

Roadway
Improvements

New roadway between Bunker St and S Daniel Morgan Avenue

$$

Sidewalk improvement/ maintenance on Beacon St between S
Daniel Morgan Avenue and Bunker Street

$

CoS

PD

Sidewalk improvement on S Forest Street to Prince Hall Lane

$$$

CoS

PD

Multi-use path along S Daniel Morgan Avenue

$$$

CoS, PAL

Homeownership
Units

Fund, construct and sell homeownership units

$$$$

Rental Units

Fund, construct and rent rental units

$$$$

New Commercial
Space

Fund, construct and rent commercial space

$$$$

Sidewalk
Improvements

PD

PD
SHA

PD
PD

Table 16: Norris Ridge Site Implementation Matrix

Norris Ridge Site
Redevelopment Strategies
Strategy

Implementation
Partners

Time Frame (Years)
Action Item

Priority

<1

1-5

5-10

Funding
Contribution

Public/ NP

Private

Pedestrian
Intersection
Improvements

Norris St at Beacon Street

$

EP,PD

Roadway
Improvements

New roadway between W Imperial Way and Norris Street

$$

EP,PD

Sidewalk improvement/ maintenance on W Imperial Way

$

EP,PD

Sidewalk improvement/ maintenance on Norris Street to Beacon
Street

$

EP,PD

Multi-use path from John B. White Sr. Boulevard to Norris Ct

$$

Sidewalk
Improvements

Rental Units

Redevelop the existing the Norris Ridge site

Cost Legend
$
$$
$$$
$$$$

Less than $250k
$251k-$500k
$501K-$1M
Greater than $1M

Partners Legend		

$$$$

Nonprofits/Faith-Based
BCC- Bethlehem Community Center
Public
H-Habitat
CoS- City of Spartanburg
HCCDC- Highland Community CDC
SACC-Spartanburg Area Chamber of
HH- Homes of Hope
Commerce
HNA- Highland Neighborhood Association
SCA - Spartanburg County Assessor
MMBC-Macedonia Missionary Baptist Church
SSD-Spartanburg School District
MBF- Mary Black Foundation
SHA-Spartanburg Housing Authority
SPARTA - Spartanburg Area Regional Transit MSA-Meeting Street Academy
N-Nehemiah CRC
Agency
SPATS-Spartanburg Area Transportation Study PAL - Partners for Active Living

CoS, PAL,
SPATS

EP,PD
EP,PD

R-Regenesis CDC
UW-United Way of Piedmont
SHA- Spartanburg Historical Association
SCF- Spartanburg County Foundation
Private
EP - Equity Plus LLC
JD-Johnson Development
PO - Property Owners
PD - Private Developers
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Table 17: JM Fields Site Implementation Matrix

= Highest Priority

= Priority

JM Fields Site
Redevelopment Strategies

Funding
Contribution

Public/ NP

Private

New roadway between John B. White Sr. Boulevard and Elliott
Street

$$

CoS

PO, PD

New roadway between from Elliot Street to proposed multi-use
path

$$

CoS

PO, PD

Multi-use path along John B. White Sr. Boulevard to Elliott Street

$$

CoS, PAL

PO, PD

Multi-use path from Norris Ct to new proposed roadway

$

CoS, PAL

PO, PD

Strategy

Roadway
Improvements

Sidewalk
Improvements

Implementation
Partners

Time Frame (Years)
Action Item

Priority

<1

1-5

5-10

Homeownership
Units

Fund, construct and sell homeownership units

$$$$

Rental Units

Fund, construct and rent rental units

$$$$

New Commercial
Space

Fund, construct and rent commercial space

$$$$

PO, PD
SHA

PO, PD
PO, PD

Table 18: JM Fields Site Implementation Matrix

Additional Implementation Recommendations
Redevelopment Strategies

Funding
Contribution

Public/ NP

Private

Fund, and construct scattered site infill single family housing

$$$

H, N,
HCCDC, R

PO, PD

Fund, and construct scattered site infill multifamily housing

$$$

HH

PO, PD

Redevelopment of Prince Hall

$$$$

SHA

Commercial Development along Main Street and John B. White
Sr. Boulevard

$$$$

PO, PD

Redevelopment of property East of S Forest Street closest to
Downtown

$$$$

PO, PD,
JD

Redevelopment of Bethlehem Center

$$$$

CoS, BCC

$$

CoS,
BCC, SHA,
HCCDC,
HNA

Strategy

Infill Housing

Redevelopment

Implementation

Action Item

Priority

<1

1-5

5-10

Create Community Quarterback Entity

Cost Legend
$
$$
$$$
$$$$

Implementation
Partners

Time Frame (Years)

Less than $250k
$251k-$500k
$501K-$1M
Greater than $1M
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Partners Legend		

Nonprofits/Faith-Based
BCC- Bethlehem Community Center
Public
H-Habitat
CoS- City of Spartanburg
HCCDC- Highland Community CDC
SACC-Spartanburg Area Chamber of
HH- Homes of Hope
Commerce
HNA- Highland Neighborhood Association
SCA - Spartanburg County Assessor
MMBC-Macedonia Missionary Baptist Church
SSD-Spartanburg School District
MBF- Mary Black Foundation
SHA-Spartanburg Housing Authority
SPARTA - Spartanburg Area Regional Transit MSA-Meeting Street Academy
N-Nehemiah CRC
Agency
SPATS-Spartanburg Area Transportation Study PAL - Partners for Active Living

R-Regenesis CDC
UW-United Way of Piedmont
SHA- Spartanburg Historical Association
SCF- Spartanburg County Foundation
Private
EP - Equity Plus LLC
JD-Johnson Development
PO - Property Owners
PD - Private Developers

NEXT STEPS
The steps below are strategies and recommendations that should be achieved within the first year of transitioning the plan from
adoption to implementation.
Community Retention
• Stabilization of existing homeowners needing rehabilitation services through local partners and programs;
• Continue the conversation with the city council and local agencies on the rental registration program, with a focus on
developing educational content for existing renters to gain their support;
• Start conversations with County tax assessor on tax abatements, and blight tax programs;
• Work with local funding partners to assess the possibility of creating a marketing and branding program for the neighborhood;
• Continue job training programs while improving access to information to residents; and
• Continue to work with neighborhood police officers on safety initiatives.
Redevelopment
• Seek funding at the local level for multimodal framework improvements;
• Work with the City of Spartanburg Planning Department to incorporate changes in land use and zoning into the update to
the Comprehensive Plan currently occurring;
• Work towards the creation of a Form Based Code zoning category for the neighborhood that is guided by the Transformation
Plan;
• Create a formal document between the City of Spartanburg and the Bethlehem Community Center that will convey land
needed for development of an expanded, or new Bethlehem Center conditioned on fund raising; and
• Incorporate design guidelines as a requirement for agreements with proposed developers.
Implementation
• Adopt the Transformation Plan through city council;
• Create a selection committee for the community quarterback; develop budget and seek funding;
• Continue partnership and communication with proposed site developer of Norris Ridge, including assisting in their tax credit
application, and review of future site planning efforts;
• Solicit developer interest for the Cammie Clagett site redevelopment;
• Work with local nonprofits and the Spartanburg Housing Authority to begin the redevelopment process of their site development;
• Continue to engage neighborhood residents in the redevelopment process following recommendations in the plan.
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COVID-19 AND HIGHLAND REDEVELOPMENT
The uncertainty created by the COVID-19 pandemic will have an impact on the implementation of the Highland Transformation
Plan. Included below are some ways COVID-19 could impact the redevelopment of Highland and potential resources to help current
Highland residents who have been negatively impacted by the pandemic.
Reduced demand for commercial and office
space.

Reduced city budget.

Loss of income and the ability to pay rent and
mortgage payments.

Stricter underwriting criteria for loans.

Deferred property maintenance.

Increased importance of outdoor recreation space.

Impact on Highland Redevelopment
COVID-19 has stressed cities in a number of ways, and will continue to challenge already difficult redevelopment efforts across the
country. Some possible ways the COVID-19 pandemic will impact the redevelopment of Highland are highlighted above. With
proper planning, strategies can be implemented by the City of Spartanburg and other organizations to mitigate the full effect of
these challenges on Highland. Included below are strategies to consider.
Reduce barriers for small business financial
support and expect delays on future
commercial and office development.

Actively communicate about available resources
and seek input on what residents need most.

Allow more time for residents facing financial
hardship to pay taxes or other money owed to
the City. Communicate with residents about
available deferment programs.

Advocate the use of Community Development
Financial Institutions since they often offer more
flexible financing.

Continue and expand support for homeowner
rehabilitation assistance.

Prioritize components of the master plan that focus
on outdoor recreation. Examples include walking
trails and multi-use paths. Design multifamily
buildings to include outdoor space.

Internet Access Resources
Access to internet has always been important, but has become critical for households during the COVID -19 pandemic. Several
companies have created low cost internet packages for low income households, in an effort to increase internet access. These packages
provide internet for the household and allow the customer to access the thousands of company established hot spots across the
country. Information on 2 of the largest affordable internet programs are included below.
Internet Essentials Comcast (25 Mbps)
• $9.99/ month for qualifying households,
• Most households that qualify for any type of public
assistance are eligible,
• No credit check or contract, and
• Installation fee is waived.
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Spectrum Internet Assist (30 Mbps)
• $14.99/ month for qualifying households,
• Most households that qualify for any type of public
assistance are eligible,
• Free modem and no contract, and
• No data caps.

COVID-19 INFORMATION RESOURCES
This section provides information to help ensure residents of Highland are informed about the impacts of COVID-19 and have
access to resources. Information surrounding COVID-19 is changing rapidly, so it is important for residents to ensure they have
the most up to date information to make informed decisions. Included below is a list of entities that provide information and
resources regarding COVID-19.
COVID-19 Rental Assistance
Program
SC Thrive
Provides emergency rental
assistance to residents of South
Carolina unable to make rent
payments due to COVID-19.
Click Here to Learn More

CARES ACT
U.S. Federal Government
Stimulus package that provides
direct payments to American
households, assistance to small
businesses, state and local
governments.
Click Here to Learn More

COVID-19 Mortgage Relief
Assistance
SC Housing
Assists homeowners with receiving
mortgage forbearance due to
financial hardship caused by
COVID-19.
Click Here to Learn More

COVID-19 Resource Page
Spartanburg County
Resource page created by
Spartanburg County that provides
information on closures around the
county and local resources.

Click Here to Learn More

Small Business Guide and Loan
Resources
U.S. Small Business Administration
Resource page that provides
guidance and other resources
to small businesses impacted by
COVID-19.
Click Here to Learn More

South Carolina COVID-19
Response and Resources
SC Appleseed Legal Justice Center
A comprehensive database that
provides information on resources
available for residents of South
Carolina.
Click Here to Learn More

COVID-19 Resources
South Carolina Department of
Commerce
Resource page that provides
reopening and safety guidance for
businesses and other entities.

Coronavirus Disease 2019
South Carolina Department of
Health and Environmental Control
Highlights screening and testing
sites for COVID-19 in South Carolina,
recommended safety guidelines and
case projects in addition to other
information and resources.

COVID-19 Resources
U of SC School of Medicine
Provides up-to-date information
on the pandemic and provides
resources for healthcare providers,
the community and organizations.

Click Here to Learn More

Click Here to Learn More

Click Here to Learn More
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