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Existing City Report Organization and Content

The information in this report is presented in the following topic
areas relevant to the City’s Comprehensive Plan for guiding
Florence’s future physical development:

Summer 2021

Historical Timeline
People

Housing

Jobs and Income
Utility Infrastructure

Transportation

Recreation and Amenities

Additionally, two appendices to this report contain the results of the targeted data analysis and
mapping conducted by consultant team member APD Urban Planning + Management including:

An updated Neighborhood Profile for the combined neighborhood areas of east, north
and northwest Florence.

Parcel-level mapping of existing land use and housing, building conditions and
occupancy/vacancy of structures in the neighborhood areas, updating similar work
conducted by APD in 2013.
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Historical Timeline of Florence’s Development

First railroad station in area is established at the junction of three intersecting railroads
serving the Southeast. The North Eastern Railroad Company later purchases 577 acres that
provide the basis for a new town, first mapped in 1860 as a planned community with 7 streets

and 96 lots.

Florence is chartered following a period in which the original town had been laid out and
platted by the railroad company as a speculative venture to sell real estate by attracting new

residents. In the post-Civil War years the
North Eastern Railroad remains the
primary employer, and the town grows
around transport of agricultural products
from the surrounding Pee Dee River Basin.

South Carolina General Assembly creates
the County of Florence, encompassing the
towns of Timmonsville, Coward and Lake
City with the Town of Florence as its
county seat.

City of Florence is incorporated, growing
into the 20™ Century as an important rail
and transportation center.

Florence Little Theater is created,
reflecting a growing interest in the arts.
The Florence Museum is established in the
1930s and the Florence Symphony
Orchestra in the 1940s.

First public library is built at 319 S. Irby St.
Airfield created by Mayor H.K. Gilbert in

late 1920s becomes known as Gilbert Field.

World War Il brings an Army Air Base to

Gilbert Field, serving as a major training site and spurring the growth of local industry. During
this period Florence is the largest rail station in South Carolina with 14 passenger trains and

48 freight trains passing through the city every day.

Construction of Interstates 20 and 95
reinforces Florence’s strategic locatio
amid transportation networks and
increases visitation to the city.

=)

National Civic League names Florence
an "All-America City."

Economic growth proceeds with new
industrial investments, service

BT

businesses and retail expansion. Florence solidifies its position as the hub of an eight-county
region called the “Pee Dee,” drawing activity and visitors related to business, health care,
communications, education, retail, cultural opportunities and recreation.

Francis Marion College, established in 1970, elevates to University status.

Florence Downtown Historic District is listed in the National Register of Historic Places.

SOURCE: Florence Convention and Visitors Bureau.
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Change on the Ground in and around Florence

In recent years, the most significant development in the Florence area has occurred either
outside the city limits in the unincorporated county or near the periphery of the incorporated
city, along with ongoing infill and redevelopment activity within the city. Highlighted in green
on the second and more recent aerial image below are locations, mostly toward Florence’s
southern and western edges, that have developed over the last decade relative to the first aerial
view from
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People

A review of key population indicators confirms the steady growth Florence has experienced in
recent decades along with ongoing “graying” of the population as is occurring in many areas of
the United States. All 2020 data in this and later sections are from esri Community Profiles, both
for Florence and the entire State of South Carolina. The esri profiles are based on U.S. Census
Bureau data and estimates through 2019 and then esri-prepared forecasts for 2020. In a few
instances where indicated, only Census Bureau data through 2019 are used. Time will tell to
what extent various indicators were affected by the COVID-19 pandemic peak during 2020 and
its lingering after-effects.

Census Data Availability

This Comprehensive Plan was prepared at the start of a new decade. This is when one-of-a-kind
data from the last decennial U.S. Census (2010) is growing increasingly out of date and release
of fresh data from the next census (2020) is still pending. The COVID-19 public health emergency
impacted the ability of the Census Bureau to conduct normal Census activities in 2020, causing
the typical Census reporting timeframe to be extended at least through fall 2021. In the
meantime, interim estimates for some indicators are available through the Census Bureau’s
American Community Survey (ACS) and used here.

Population
Percent Change in Population,

Population within the Florence city limits 2000 to 2020

has increased approximately 15 percent
over the last two decades from 33,976 in | 3°:0% 31.7%
Census 2000 to an estimated 39,034 in | 30.0%
2020, making Florence the 11 largest city
in  South Carolina. Meanwhile, the
statewide population grew by just over 30 | 20.0%
percent, surpassing 5.2 million in 2020. 15.0%

25.0%

14.9%

The City of Florence is part of a larger | 10.0%
regional planning area that is addressed by
the Florence Area Transportation Study
(FLATS), administered by Florence County. | 0:0%
Along with the city, the approximately m City of Florence W South Carolina
440 square mile planning area includes
the City of Darlington, the Towns of Quinby and Timmonsville, and surrounding unincorporated
portions of Florence and Darlington counties. The last FLATS Long Range Transportation Plan
through 2040, completed in 2018, cited an urban population of approximately 130,000
residents within this planning area.

5.0%

The chart below of Florence’s historical population trend shows ongoing steady growth for
more than a century. The rate of population growth experienced between 2000 and 2010 was
the most notable since the World War Il era in the 1940s. Further population increase
moderated over the last decade since 2010, mostly because of the extent of growth outside the
city within unincorporated Florence County.
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Florence Population Change by Decade, 1880-2020
50,000
39,034
40,000 37,056
29,842 29,913 30,248
25,997
30,000 22513 24722
20,000 14,774 16,054
10,968
7,057

10,000 1914 3,395 4,647

1870 1880 1890 1900 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2020

Age Distribution

The City of Florence is not significantly different from statewide numbers when it comes to age
distribution within the respective populations. This is reflected in nearly identical median age
figures, with Florence just a bit higher at a 39.9 median age in 2020 relative to 39.5 for all of
South Carolina. Florence had a slightly higher percentage of its population under age 18 in 2020,
estimated at 22.1 percent relative to 21.5 percent statewide. The city also had a higher share
of its population age 65 and older in 2020 (18.6 percent relative to 17.7 percent for the state),
indicating that a somewhat lower proportion of Florence’s population was in the prime adult
working years from age 18 to 65 compared to the state. Additionally, Florence’s median age
increased from 37.3 years in 2010 to 39.9 in 2020, which is the trend in many areas of the nation
as the sizable Baby Boom generation continues to transition into their retirement years.

Persons Under Age 18 in 2020 Persons Age 65+ in 2020

23.0% 19.0%
18.6%
22.1%

0, 0,

22.0% 18.0% 17.7%
21.5%
21.0% 17.0%
20.0% 16.0%
H City of Florence  m South Carolina M City of Florence  H South Carolina

Housing

According to the newest available U.S. Census Bureau data, the City of Florence had an
estimated 18,133 housing units in 2019. This housing count was up 8.8 percent from the 16,665
units reported in Census 2010. Of the 2019 total, 70.2 percent were single-family detached
dwellings, and 58.5 percent of all housing units were owner-occupied versus rentals.
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Average household size in Florence is estimated by esri to have remained steady over the last
decade, effectively unchanged from 2.43 persons per household in 2010 to 2.45 in 2020.
The statewide average household size was barely higher and also steady over the decade, at
2.50in 2020 relative to 2.49 in 2010.

Housing Units Built Before 1990

Of the estimated 18,000+ housing units in Florence in 2019, two-thirds (66.7 percent) were built
prior to 1990. It is important to consider housing that is 30 years or older as this is a common
point when maintenance of older homes becomes an increasing burden on their owners and
can start to impact the integrity of entire neighborhoods.

Median Home Value

Across the entire existing stock of ownership housing within the city in 2019, the Census Bureau
reported an estimated median home value of $158,600. Additionally, just under two-thirds
(65.3 percent) of homes were valued in a range between $100,000 and $299,999.

Households Burdened with Cost of Housing

The Census Bureau estimated that among Florence households with a mortgage in 2019, nearly
one-quarter (23.4 percent) were paying 30 percent of more of their monthly income on housing
costs —and 16.9 percent were above the 35 percent cost threshold. The percentage of income
that residents spend on their housing needs is an important affordability metric. According to
the U.S. Department of Housing and Urban Development (HUD), “families who pay more than
30 percent of their income for housing are considered cost burdened and may have difficulty
affording necessities such as food, clothing, transportation, and medical care.”

Among renters in Florence, the percentage above the 30 percent cost threshold was estimated
at 50.3 percent in 2019 — with 41.1 percent spending more than 35 percent of monthly income
on housing. The median rent in Florence in 2019 was estimated at $780 per month, and nearly
two-thirds of renters (65.6 percent) were paying in the $500-$999 range. The Census Bureau
figures also indicate that only a small percentage of renters, less than four percent, were paying
more than $1,500 per month in rent.

Jobs and Income

While esri estimated a 2020 population in Population Age 16+ in

Florence of 39,034, they also concluded that Civilian Labor Force in 2019
total employment within the city was 37,829. | 64.0%
This indicates nearly a 1:1 ratio between jobs and 63.1%

63.0%

residents, which is a favorable number
considering that earlier data showed only about | ¢, oo

60 percent of the city population is in the prime
adult working years from age 18 to 65. Thisisa | 61.0%
further reflecti'on of FIore‘nce’s: role as a regional £0.0% 59.7%
hub community, drawing in workers who
commute to jobs within the city. 59.0%

63 1% Labor Force Participation 58.0%

[ ]

The Census Bureau estimated that 63.1 percent B City of Florence W South Carolina

of Florence’s population age 16 or older was in
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the civilian labor force in 2019, either employed or actively seeking work and counted as
unemployed. This compared to 59.7 percent in the labor force statewide, which likely reflects
South Carolina’s increasing popularity as a retirement destination.

Types of Work

Among Florence’s employed population in 2020, esri estimated that nearly two-thirds
(64.9 percent) were in “white collar” jobs involving management/business/financial positions
or other professional, sales or administrative support roles. Another nearly 20 percent were in
the services sector, and approximately 15 percent were in “blue collar” jobs

(farming/forestry/fishing, construction/extraction, installation/maintenance/repair,
production or transportation/

material moving). Relative to Employed Population Age 16+

statewide figures, Florence has by Occupation in 2020

more of its jobs in white collar and
services roles, with all of South
Carolina having nearly a quarter of
its jobs (24.2 percent) in blue collar
activities compared to 15.5 percent
in Florence.

15.5%

19.6%

Employment by Industry 64.9%

The esri estimates then allocate the
employed workforce into 10 main
industry sectors. The chart below = White Collar
illustrating this allocation shows
that more than half (53.2 percent) of all Florence employment was in services-related jobs. The
next largest shares of local jobs were in retail (11.3 percent) and manufacturing (11.2 percent),
followed by 7.1 percent in finance, insurance and real estate activities typical of a regional

= Services = Blue Collar

center.
Employed Population Age 16+ by Industry in 2020
4.2% 93% 439

11.2% m Agriculture/Mining

m Construction
2.7% = Manufacturing
= Wholesale Trade
11.3% = Retail Trade
= Transportation/Utilities
= Information
53.2% 4.5% » Finance/Insurance/Real Estate
1.1% Services
7.1% Public Administration
F FLIL_ LFE. FLLL FRNARD
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Statewide employment is also dominated by services occupations but at a slightly lower share,
47.1 percent compared to 53.2 percent in Florence. More prominent employment sources
across all of South Carolina are manufacturing (14.1 percent versus 11.2) and construction (7.4
percent versus 4.3). Most others sectors have roughly the same job shares both locally and in
the state.

Educational Attainment Population Age 25+ with

Ultimate education levels in Florence are Associate Degree or Higher 2020

roughly equivalent to those statewide | 41.0% 40.8%
according to the esri estimates for 2020.
These estimates show 40.8 percent of
Florence residents age 25+ having earned | 40.0%
an Associate degree or higher by 2020
while the statewide figure was 39.2
percent. InFlorence this included 19.1 | 54,
percent with a bachelor’s degree and 12
percent with a graduate or professional | 38.5%
degree.

40.5%

39.5%

39.2%

38.0%

Median Household Income . .
H City of Florence  ® South Carolina

Median household income is an area
where the city is below the statewide level, by approximately $3,800 during 2020 as estimated
by esri.

Median Household Income Persons in Poverty in 2019
in 2020 20.0% -
$54,000 553,366 18.0%
0,
$53,000 16.0% 13.8%
14.0%
52,000
? 12.0%
$51,000 10.0%
$50,000 $49,533 8.0%
6.0%
$49,000
4.0%
$48,000 2.0%
$47,000 0.0%
B City of Florence  ® South Carolina m City of Florence W South Carolina

Persons in Poverty

Not surprisingly, then, Florence had a somewhat higher incidence of poverty in 2019 than found
statewide, with 18.5 percent of all persons in the city falling below the federally-defined poverty
threshold relative to 13.8 percent for all of South Carolina.

The Census Bureau also estimates the share of households with a broadband internet
subscription, determining that 78.2 percent of households statewide had such coverage in 2019
while the local Florence estimate was 73.6 percent.
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Utility Infrastructure

The City of Florence Utilities Department maintains water, sewer and stormwater systems for
residents of Florence and some surrounding areas. Planning for expansion of these utilities will
help focus and support the growth of the city while also maintaining the desired level of service
to existing residents.

Stormwater Collection System

The stormwater collection system consists of inlets or catch basins, open channels and ditches,
underground pipes, and detention ponds which are located within the city limits. These
structures divert water after a storm from roadways, parking lots and rooftops to local water
bodies such as creeks, streams and rivers.

Florence is federally designated as a small Municipal Separate Storm Sewer System (MS4).
Under this designation, the City must require implementation of Best Management Practices
(BMPs) and other water quality considerations related to illicit discharges, land disturbing
activities, public outreach, and pollution prevention to satisfy the National Pollutant Discharge
Elimination System (NPDES) general permit for stormwater discharge.

A large portion of the downtown area consists of impervious surfaces that contribute to
stormwater runoff. During heavy rainfall periods, the stormwater collection system may
become overwhelmed, causing water to pond on roads. However, the ponded water will drain
as soon as the storm intensity diminishes and the system catches up. This type of short-term
nuisance flooding, which may inundate streets but does not cause major property damage or
seriously threaten public safety, is the most common flooding in Florence.

Some older areas of the system constructed in the 1950s or 1960s are in poor condition. New
development and redevelopment pose an additional challenge as more runoff from new
impervious areas is introduced to the existing stormwater facilities that are already limited in
capacity. To address issues with capacity and condition of the stormwater collection system,
a capital construction plan was developed with $8 million in bond funding over 14 years.
Proposed future stormwater projects, totaling over $6 million, are focused on specific areas of
concern throughout the city.

Water Treatment and Distribution

The City of Florence provides water to customers within Florence, Quinby, Timmonsville and
unincorporated portions of Florence County. Drinking water is produced from 14 groundwater
treatment facilities supplied by 33 groundwater wells along with and one surface water
treatment facility that is supplied with water from the Pee Dee River. Combined, these facilities
have a capacity of approximately 20.5 million gallons per day (MGD) and produce high quality
drinking water that exceeds all state and health safety standards.
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PDRTA also provides paratransit service for individuals with disabilities who cannot access the
fixed route bus service. This service is available for individuals who live in the City of Florence
up to three-quarters of a mile from a fixed route. It is an origin-to-destination service and
requires a reservation.

Bicycle and Pedestrian Network

The next map displays the existing bicycle and pedestrian facilities in Florence. The City does
not have a full inventory of all sidewalks; however, sidewalks are generally provided within the
central business district and in front of schools. Sidewalks are also provided along the major
arterial roadways, but connections to some residential areas and key destinations around the
city do not exist. Safe and comfortable crossings (with pedestrian signal heads, high-visibility
crosswalks and pedestrian refuge spaces) are also lacking along various roadways.
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The next map shows the Florence Trail System. The system includes three distinct groupings
of trails: Rail Trail Connections, Urban Connections and Freedom Florence Connections. The
Rail Trail connections consist of approximately 10 miles of trails and are intended for
recreational use with their hard surfaces and pleasant outdoor settings. The Urban
connections focus on connecting to parks located in residential areas via groupings of urban
streets. The Freedom Florence connections comprise approximately eight miles of trail running

generally north-south between the Freedom Florence Recreational Complex and the Levy Park
Community Center.
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/

'City of Florence
Trail System

Rail Trail Connections
=1 Cypress Knee Loop

2. Hoffmeyer Connector

3. Knights Trek Loop
#w4_ Live Oak Connector

5. McLeod Crossings

6. No Name Creek Trail
7. Rail Trail

8. Rutledge Manor Trail

9. Sneed School Trail
10 Veterans Park Trail
Urban Connections

11. lola Jones Park Connector
*»12. Jeffries Creek Loop
13, Levy Park Connector

14. Maple Park Connector

15. McLeod Park Connector
"»16. Northwest Park Connector
17 South Connector

18. Timrod Park Connectlor
Freedom Florence Connections
=19, Cemelery Trail

20, Deer Track Loop

21. Freedom Trail
=22 Jarrott's Mill Pond Trail

23, Meadow Loop
=24, Rifle Pit Trail
w25, Stockade Trail
*%26. Triple Oak Trail
27, Wood Duck Trail
Fitness Trails

28, Carver Fitness Trail
™29 Leatherman Center Fitness Trail
oy 30. Levy Fitness Trail
#w31. Northside Filness Trail

32. Northwest Fitness Trail
33, South Park Fitness Trail
34, Timrod Park Fitness Trails
Waterway

Streets

Ptigraw Wil Fond
Censarvaton feea

/

The next map shows a ¥-mile, or 10-minute, walkshed around
all of the active spaces across Florence. Active spaces are the
existing greenspaces, parks, Freedom Florence connections, rail
trail connections and fitness trails. The map illustrates that
much of the city is within a 10-minute walk of an active space;
however, as mentioned previously, many of the lower
classification roadways do not have sidewalks or other
adequate pedestrian facilities for people to access the active
spaces.

Jeffries Creek Trail.

SOURCE: Greater Florence
Chamber of Commerce.
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LEGEND

Regional Airport Concentration of
Vulnerable Populations
The Florence Regional Airport is a general aviation

- Highest

airport that serves the Pee Dee region of South
Carolina from its location on the east side of the -
city. American Airlines is the only commercial
airline that currently serves the Florence Regional
Airport.

Lowest

O 1/2 mile walkshed

In 2019, the airport had 43,356 boardings, which around active spaces
was a 2.2 percent reduction from 2018. According
to the May 2021 Enplanement Data, air travel is
picking up again after the COVID-19 disruption. The
airport had 1,997 enplanements that month, which
is the highest monthly figure since February 2020.
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Public Safety Services

Along with utility and transportation infrastructure, public safety services are another essential
part of a community’s “growth capacity,” meaning its ability to serve further population and
territorial growth while meeting the needs of current residents, businesses and institutions plus
redeveloping and infill areas within the existing city.

Florence Fire Department

The City of Florence Fire Department (FFD) serves approximately 21 square miles from five
stations, each housing an engine company. Along with the engine company, Station 1 also
houses a truck company, Battalion Chief and rescue truck. Station locations include:

e Station 1 at 144 E. Palmetto Street in Downtown.
e Station 2 at 250 E. Marion Street in northeast Florence.
e Station 3 at 1321 S. Edisto Drive in south central Florence.

e Station 4 at 2160 W. Palmetto Street in
west Florence.

e Station 5 at 296 E. Red Bud Lane in south
Florence.

FFD responds to an average of 4,000 incidents
each year involving fires, medical first responder
calls along with EMS, hazardous materials
releases, electrical issues, vehicle accidents and
rescue situations, among  others. The
Department’s response occurs through three
shifts that operate on a 24/48 hour schedule so all
stations are staffed around the clock each day,
with a minimum staffing of three personnel per apparatus. FFD’s Suppression Division is its
largest, with 25 emergency response personnel on duty each day. The Life Safety Division, led
by the City’s Fire Marshal, contributes to the City’s code compliance efforts by conducting fire
safety inspections at new and existing business locations.

Florence Police Department

The Florence Police Department (FPD) is administered from the City Center building Downtown
and also has its Patrol Division Headquarters at 303 Athens Street just north of Downtown and
a Downtown Substation at 112 North Dargan Street. FPD is a State Accredited Law Enforcement
agency that has continued to adjust its staffing and programs with ongoing growth in the city’s
population and incorporated area. An ongoing commitment remains FPD’s department-wide

focus on community oriented policing which emphasizes crime prevention and more effective
response through routine interaction with citizens and by meeting regularly with
40 40 neighborhood and business crime watch associations. Among the many ways this philosophy
isimplemented are a Citizens Police Academy, the Police Chief’s Citizen Advisory Board, periodic
community surveys and police/youth programs including Police Explorers.

The Department’s efforts are most visible through its Patrol Division and the Uniformed Patrol
Unit, which operates under a four-squad concept and a 12-hour shift schedule. Through FPD’s
Community Relations Division, citizen- and officer-identified violations of City zoning and codes
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are investigated and resolved either through the City’s livability court process or through other
acceptable methods. With the City’s recent addition of a rental registry ordinance, FPD’s Codes
and Zoning Enforcement Unit also ensures that rental property

owners comply with all of the City’s property maintenance and

zoning requirements including having obtained a rental permit
and, in some cases, a business license prior to renting a
property.

The Enforcement Unit also supports the City’s ongoing
neighborhood redevelopment efforts, especially in areas
were property maintenance issues are concentrated. Officers
help identify derelict property conditions and use enforcement
methods to achieve remediation. The Community Relations
Division coordinates with other City departments and divisions
such as Community Services, Public Works and Planning, Research
and Development to eliminate neighborhood problems that hinder
redevelopment efforts.

Recreation and Amenities

Florence is a city rich with recreational, cultural and other amenities for a community its size.
Extensive detail and resources beyond the purposes of this summary report are available at:

e City of Florence Parks & Recreation Department
https://www.cityofflorence.com/parks-recreation

e Florence Convention and Visitors Bureau
https://visitflo.com/

e Visit Downtown portion of Florence Downtown Development Corporation website
https://www.florencedowntown.com/visit-downtown

Public Parks

Along with the recreational trails highlighted in the earlier Transportation section, the City park
system includes nearly 500 acres devoted to active recreational and sports uses plus quiet
places for access to nature, passive recreational pursuits, and area history and memorials.
Multiple parks include community centers for use by seniors, adults and/or youth along with
the Barnes Street Activity Center. Several of the largest parks include Jeffries Creek Park
(55 acres between Edisto Drive and DeBerry Boulevard in south central Florence), McLeod Park
(48.5 acres at 620 Santiago Drive in west Florence) and Timrod Park (18 acres at 400 Timrod
Park Drive in central Florence). Some of the gems within the City’s parks and recreation system
include: '

e Freedom Florence Recreation
Complex (off Pamplico
Highway/Highway 51 at 1515
Freedom Boulevard in east central
Florence)

» Opened in 1990.
» 100-acre multipurpose recreation
park designed, in part, to provide
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championship caliber softball fields and facilities for local leagues as well as to host
various state, regional and national level tournaments that have a direct economic
impact for the Florence community.

» 9 lighted state-of-the-art tournament softball fields.

» 3 football fields.

» An 11,600 square foot Gymnastics Center.

e  City of Florence Soccer Complex (along the east side of I-95, accessed from
W. Palmetto Street/US 76, in west Florence)

» Opened in 2018.

» 10 championship soccer fields, two lighted for night play.

» 6,000 square foot
pavilion.

e Dr. Eddie Floyd Florence
Tennis Center (1300
Jennie O’Bryan Avenue,
off of 1060 N. Cashua
Drive, in north Florence)

» Opened in 2011.

» 24 asphalt courts.

» 6 Har-Tru clay courts.

» 5,000 square foot i
activity center. SOURCE: scnow.com.

e Pearl Moore Basketball Center
(500 Barnes Street in the
Downtown area, adjacent to
the Barnes Street Activity
Center and City Center Farmers
Market at 200 Sanborn Street)

» Opened in 2018.

> Approximately 31,525 square
feet.

» Dick’s Sporting Goods Championship Court.

> Auxiliary gym with two full-sized basketball floors.

Downtown Florence

The revitalized core of Downtown Florence
encompasses just over one square mile, with
the Downtown Historic District including a
collection of 51 commercial buildings, of which
38 contribute to the historical character of the
area. The rapid and widely-recognized success
that the Florence community has demonstrated
in turning around its Downtown over the last
decade led to the Joseph P. Riley, Jr. Award for
Economic Development from the Municipal Association of South Carolina.
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Downtown Florence achieved a significant new distinction in

2021 by being recognized as a Main Street America™

Accredited program through the national Main Street Program

MAIN STREET anditsstate coordinating program, Main Street South Carolina.

AMERICA Such accredited programs are committed to creating high-

20914 it quality places and to building stronger communities through

preservation-based economic development. All Main Street

America™ Accredited programs meet a set of National Accreditation Standards of Performance

as outlined by Main Street America. The Main Street Approach™ involves four key focus areas:
Economic Vitality, Organization, Design and Promotion.

The following facts and figures reflect the successful redevelopment of Downtown Florence:

e Along with an assortment of business, professional office, civic, institutional, cultural and
entertainment uses, Downtown Florence is once again a prime destination for residents
and visitors with two hotels, over a dozen independently owned restaurants, more than
a dozen unique shops and over 20 annual events and festivals each year including the
award-winning Florence After 5 concert series and the SC Pecan Festival.

e Downtown has seen $250+ million in public and private investment since 2010, with more
than half of this occurring since 2015.

e More than 40 buildings have been restored for productive use versus vacancy and
blighted condition in some cases.

e Downtown now has more than 100 residential units including both market-rate
apartments and owner-occupied condos. The Cost of Living Index for Downtown
residents is 82.9 on a scale where 100 is the national average.

e More than 2,500 parking spaces are available near Downtown destinations including a
free City of Florence parking garage, the new 385-space Florence County parking garage
and various surface lots. The City plans to add another garage with 320 spaces.

e Downtown’s renewed economic prominence is reflected by:

» Approximately 15,000 daytime workers.
» $2.6 billion in spending power within a 10-mile radius.
» 74,000+ annual event attendees (pre-COVID).

e Downtown is the cultural hub of Florence and the Pee Dee region with:

» Francis Marion University (FMU) Performing Arts Center (pictured on next page).
» Florence County Museum and Waters Gallery.

» Florence Little Theatre.

» FMU University Place Gallery.

Summer 2021

20t century North
Florence had become the
principal African
American residential
district as patterns of
racial segregation became
more fixed. The shops
located on N. Dargan St.,
just north of the Atlantic
Coast Line Railroad,
served the predominantly
African American
residents who lived and
worked here.”
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» Drs. Bruce and Lee
Foundation Library.

» Florence Regional Arts
Alliance.

As a result, Downtown
Florence is one of eight
Cultural Districts of South Carolina designated by ‘/
the South Carolina Arts Commission under \,_r-"J
legislation passed by the South Carolina General
Assembly. A cultural district is a geographic area ma—(
that has a concentration of walkable and

DISTRICTS

connected cultural assets, amenities and activities. OF SOUTH CAROLINA
Cultural districts are recertified every five years. SC ARTS COMMISSION

e The Downtown public art collection includes eleven pieces of 2D and 3D artworks from
local and international artists, documented in a downloadable public art trail guide.

At the time of this report the City of Florence and the
Florence Downtown Development Corporation (FDDC) had
S BT B just won two 2021 Inspiration Awards from Main Street

F NCE B 8 wa  South Carolina, which recognize members’ achievements
OWNTOWN. and success in downtown revitalization work. The first award

Congratulations to Downbown Florence for winning bwo Pt for Outstanding 2020 Promotion recognized FDDC’s work on

MAN STREET SoUTH CAROLINA oo ki G e o
021 INSPIRATION AWARDS PP Ve

from locally owned downtown business owners. The second
Presented July 12, 2021 . ) )

award to the City and FDDC was for Outstanding Business
Development Program for their prompt and effective
response to the COVID-19 scenario. This pivot during 2020
included assembling resources, identifying relief funding for
small businesses and providing extensive technical services
and ecommerce training. The Downtown district held its
own and even added six new businesses. The City and FDDC
also partnered to provide qualifying micro-businesses in the
district with re-opening grants to assist them with marketing
and promotions once the statewide restrictions were lifted.

SOURCE: Greater Florence " 10 A
Chamber of Commerce (also 3 6.2
Downtown view on page 24).
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Florence Center

Florence Center is the largest convention, entertainment and exhibition facility in northeast
South Carolina with more than 75,000 square feet of multipurpose space. Located at 3300
W. Radio Drive near the interchange between I-95 and I-20, Florence Center is situated amid a
hospitality district of hotels, restaurants, shopping and recreational amenities in west Florence.
The Center regularly hosts entertainment, community and civic events. Features of the recently
expanded facility include:

e A 10,000-seat arena.

e A 14,500 square foot ballroom along with a junior ballroom.
e 9 meeting rooms.

e Anoversized pre-function area.

Florence Center is managed by SMG and is a 10-time recipient of the Prime Site Award from
Facilities Magazine.

SOURCE: wikipedia.org.
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APPENDIX A
Neighborhood Profile Update

Stakeholders and residents will be more familiar with the overall demographic makeup of their
city. However, they may be unaware of the unique situation in the East, North and Northwest
neighborhoods in Florence. This section highlights the demographic picture of the three
neighborhoods (the study area), using all of Florence as a counterpoint. The neighborhood
profile section is used to create a snapshot of the study area and the City of Florence to
summarize and compare demographics.

The table below (master table with all demographics) features both the study area and the City
of Florence. The statistics for the two areas are split into five categories: location, population,
income, housing, and education and employment combined.

Demographic Category Study Area  City of Florence
Location Characteristics

Square miles 8.57 22.3
Acres 5,484 14,272
Total Population (2000) 15,367 33,775
Total Population (2010) 14,184 37,183
Total Population (2019) 14,223 38,792
Total Households 5,066 15,580
Housing Density 1.2 per acre 1.2 per acre
Median Age 37.7 40
Below 18 Years of Age 25.2% 22.1%
Above 65 Years of Age 16.3% 18.5%
Average Household Size 3.27 2.45
Median Household Income $22,967 $42,648
Average Household Income $33,772 $62,433
Median Net Worth $12,964 $51,050
Poverty Rate 40.3% 18.8%
Median Homeowner Property Value $76,682 $172,549
Average Household Rent $662 $759
Renters Paying more than 30% of Income in Rent 50.8% 43.8%
Renters Paying more than 50% of Income in Rent 29.6% 24%
Ownership Rate 34% 54%
Vacancy Rate 15.6% 10%
Access to Internet 53.4% 74%
At least High School Diploma 36.4% 89.3%
At least Bachelor's Degree 11.8% 30.4%
At least Graduate/Professional Degree 4.2% 12%
Unemployment Rate 10.2% 6.0%

Summer 2021
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SOURCE:
City of Florence data provided by the City (2019 American Community Survey data from U.S. Census
Bureau). Study area data from esri Community Analyst (based on 2019 American Community Survey data).

NOTE: Differences in data points between this appendix and the main body of the Existing City Report are
due to differing sources and/or timeframe of data for the entire city.

Population and Income

The study area population in 2019 accounted for roughly 32 percent of the population of the
City of Florence, which was estimated as 38,972 at the time. A large portion of the study area
population is African American as shown on the second chart below. The average age in the
study area is only slightly younger than the average age of the City of Florence.

City of Florence Study Area 2.1%
1.9% 2.0% 9
20%— 70N\ - 0.45% 4%

\

m Black = White m Asian = Hispanic = Other m Black = White ® Asian = Hispanic = Other

The median household income of the study area in 2019 was $22,967, which was 46 percent
lower than the median household income of the City of Florence. Low incomes directly
contribute to the high poverty rate in the study area, which was 40.3 percent in 2019 compared
to 18.8 percent for the City of Florence. The difference translates into approximately eight in
20 residents living in poverty in the study area relative to one in 20 living in poverty in Florence.

The next figure below shows the difference in incomes between residents in the study area and
the City of Florence. Roughly 30 percent of residents in the study area made less than $15,000
ayearin 2019 compared to 15 percent of residents in the City of Florence. As shown in the next
figure, exactly half (50 percent) of the residents in the study area spent more than 30 percent
of their income on rent in 2019 compared to 43 percent in the City of Florence. The small
difference in percentage is likely due to the lower rents found in the study area than in Florence.
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Income Distribution
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Education and Employment

Approximately seven in 20 residents in the study area had attained a high school diploma as of
2019 compared to 18 in 20 residents for the City of Florence. The percentage of residents who
had achieved a bachelor's degree was less significant — with 12 percent of residents in the study
area having a bachelor's degree compared to 30 percent for the City.

The study area’s 2019 unemployment rate of 10 percent was higher than the City of Florence's
unemployment rate of 6 percent.
Population Key Facts

e Median household income in the study area was 46 percent less in 2019 than the median
household income for the City of Florence.
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e 12 of 100 residents had at least a bachelor’s degree in the study area compared to roughly
30 of 100 for the City of Florence.
e The poverty rate in the study area was approximately twice the rate for the City of

Florence.
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APPENDIX B
Neighborhood Inventory Update

This section is based on parcel-level mapping and analysis of existing land use and housing,
building conditions, and occupancy/vacancy or absence of structures on properties in the East,
North and Northwest neighborhoods of Florence (the study area).

Existing Land Use

The information below represents current land use information for the Florence study area.
The information displayed utilizes categorical charts and geographical representation of land
use by parcel. The accompanying map indicates the land use category for each parcel.

A windshield survey conducted in spring 2021 examined 6,421 parcels in the East, North, and
Northwest neighborhoods in Florence to provide land use information and analysis. The
following analysis organizes the collected land use information into 12 different land use
categories and descriptors:

o Single-Family Detached: Single-Family dwelling with no shared walls.

o Single-Family Attached: Single Family with shared walls with 2+ units and individual lot
lines between units.

e  Multiplex: Multi-family dwelling with shared walls and shared floors between 2-4 units
with common land ownership.

o  Multi-Family: Multi-family dwelling (5 or more units).

e Commercial: Used for retail.

e  Office: Used for office.

e Mixed-Use: Used for living and working.

e Industrial: Used for manufacturing, storage or other industrial uses.
e Institutional: Used for church, government or education.

e Public Space: Used for public recreation or could signify a neighborhood greenspace
amenity.

e Parking Lot: Used for parking vehicles.
e  Utility: Used for utility purposes.
e Undeveloped: No use or no structure.

The existing land use in the East, North and Northwest is dominated by single-family homes,
accounting for 3,451 parcels or 54 percent of all existing land use in the three neighborhoods
as shown on the chart below. Undeveloped land is the next largest category of land use,
accounting for 1,950 parcels or 30 percent of all existing land use in the study area. Commercial
is the third-largest category in the study area, accounting for six percent of the existing land use
in the three neighborhoods.
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Current Land Use
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In total, the study area has 3,612 residential
parcels, of which 116 are duplexes and 45
are multi-family properties.

Key Findings “

The study area is predominately single-
family but has several large parcels on the
exterior that are undeveloped and could
serve as potential catalytic development
sites.

Residential Land Uses

116 45

3,451

m Single Family = Two Family = Multi-Family

Building Conditions

The information presented in this section describes the building conditions of structures on

each parcel within East, North and Northwest Florence. Conditions were collected through an

external survey of every property within the study area during spring 2021. Due to limitations

in the survey methodology,

Building Condition analysis of internal building

conditions was not considered.

Undeveloped The accompanying map displays

0% the location of the structures and

0% [ = Dilapidated their corresponding condition.

Building conditions percentages

= Deteriorated were calculated using the total

34% number of parcels for each given
= Poor condition.

Of the 6,421 parcels surveyed,

Fair
34 percent were undeveloped,
28% i
° u Good 22 percent were in good
condition, 28 percent were in fair,
= Under 12 percent were in poor, and less

Construction than three percent were
deteriorated, under construction
or currently being rehabilitated as
shown on the next chart.

m Rehabilitation
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Key Findings

The largest percentage of parcels in the study area is undeveloped, providing significant
development opportunities within the study area. Most structures in the study area are in good
or fair condition, meaning most structures do not currently require exterior renovation work.

Building Tenure

Building tenure designates parcels that have occupied structures, vacant structures or no
structure (undeveloped land). Building tenure for the study area is shown on the accompanying
map. To determine building
occupancy, parcels were Building Tenure
examined in spring 2021 for
signs of activity (car, mail,
trashcan) or no activity (no
cars or trashcans, significant
overgrowth, open entry). m Vacant Structure

8%

30%
As shown on the next chart, ® Undeveloped Land
of the 6,421 total parcels in = Occupied Structure
the study area, the data show
that 1,950 parcels are vacant
lots and 488 parcels have

vacant buildings.

62%

Key Findings

The three neighborhoods have significant opportunity for development. There is an opportunity
for minor infill development within the interior of the neighborhoods and more significant
catalytic developments on the edges of each neighborhood.

Neighborhood Comparison
e East Florence has the highest percentage of undeveloped parcels (42 percent).
e North Florence has the highest percentage of single-family homes.

e Northwest Florence has the highest percentage of structures in poor condition.
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Legend
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Legend
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Florence, South Carolina

Comprehensive Plan
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