
#TATTCHAT

Our Upstate Vision Forum

Shaping Our Future



#TATTCHAT

Hank McCullough

Chairman

Ten at the Top

Welcome



Our Upstate Vision Forum



#TATTCHAT

Hank McCullough

Chairman

Ten at the Top

Welcome



#TATTCHAT

Jim Shew

Blue Cross Blue Shield 

of South Carolina

Series Premier Sponsor



#TATTCHAT

Dean Hybl

Executive Director

Ten at the Top

Introduction of Program



#TATTCHAT

Serving as the Regional Connector

 Sharing Ideas

 Identifying Gaps 

 Increasing Efficiency

 Creating Regional Networks & 

Cross-Jurisdictional Solutions

Community Vibrancy Economic & Entrepreneurial 

Vitality
Human Potential

Sustainable GrowthNatural Beauty & Resources Sustainable Growth
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Connecting Regional Stakeholders to Build 

Collective Capacity Around Key Upstate Issues

TATT’s Role in The Upstate
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Regional Forum Series 

 Started in 2012

 April 27, 2017  – Building Global Fluency in the Upstate

 May 25, 2017 – Shaping Our Future Analysis Unveiling

 September 28, 2017 – Culture Counts

 November 16, 2017– Celebrating Successes: Great Things Happening 

Across the Upstate (LUNCHEON)

Premier Sponsor: Series Supporting Sponsors: 
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United States Population Growth

U.S. will add 100 million 

new residents by 2050 

with 70% projected for 

these 10 megaregions

Piedmont Atlantic is 

third largest megaregion 

economy in the U.S.
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2040 Upstate Growth Projections

Upstate Population

2015 Population: 1,420,000 

2030 Projection: 1,620,000

2040 Projection: 1,742,000

2010-2015: +64,000 

2016-2040: + 322,000

+10%

+22%

+27%

+4%

+7%

+33%

+20%
+13%

+4%

0%
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Key Question:

Is the Upstate positioned to SHAPE future growth 

instead of BEING SHAPED by that growth?
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Studying & Discussing Growth in the Upstate

2008 – Strom Thurmond Land Use Study

2009 – Upstate Reality Check

2011 – Shared Upstate Growth Vision

2014 – Comprehensive Plan Review

2015 – Shaping Our Future Speaker Series 
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Concerns About Land Consumption

81% of survey participants called for some 

reduction in land consumption over next 20 years

In 2000, 643,000 acres in the Upstate had been 

developed. Projection for 2030 is 1.7 million acres



#TATTCHAT

Shaping Our Future 

Consortium:

Other Funding Partners 

& Sponsors:

Shaping Our Future Analysis Supporters
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Andrea Cooper

Executive Director

Upstate Forever

Speaker Introduction



Shaping Our Future Growth Alternatives Analysis

Our Future
Upstate South Carolina

Shaping



• One Region (5,997 sq. mi.)

• Counties (10)

• Cities & Towns (62)

• Council of Governments (3)

• Utility Service Providers

• Colleges & Universities

• Business & Developer Interests

• Regional Advocacy Groups

• Metropolitan Planning Organizations (3)

• Other Special Interests

• 1,421,138 Residents

About the Project: Study Area



About the Project: Growth Alternatives Analysis



• Woodruff Road: What Worked & 

What Did Not?

• Economic Value of Protected Open 

Space & Local Water Resources

• Home Preferences for a Changing 

Demographic & Lifestyle

• Working Farms & Local Food 

Systems

• Preferred Development Patterns, 

Who Chooses?

• Transit in Urban & Suburban 

Landscapes

• Access to Education, the True Cost 

of School-Siting

• The Intersection of Land Use, 

Communities & Social Equality

About the Project: Case Studies



Population in the Upstate will continue to grow.

Doing nothing to prepare for future growth does 

not mean that the Upstate will stay the same.

Decisions made today will have an impact on the 

Upstate long into the future.

Understanding, exploring and measuring the trade-offs of 

different growth options will help our residents and leaders 

make more informed decisions about the future.

1

2

3

4

The Shaping Our Future Initiative Assumes…



• Low-density, single-use development 

patterns throughout the region

• Outward expansion of infrastructure 

(roads, water, sewer, schools, parks, 

etc.) to serve newly developed areas

• Reliance on cars for most trips in the 

region (very little regional bus 

service)

• Rapid loss of the rural landscape 

(including farmland and forested 

areas) to accommodate new 

neighborhoods, commercial centers, 

office complexes and industrial uses

The Trend Trajectory
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The scenarios created for the Growth Alternatives Analysis are hypothetical futures 

illustrated by conceptual maps created by the consultant for modeling purposes only.



The blueprint for the region’s 

trend development growth 

pattern is contained in the 

plans, programs and 

ordinances of government, 

local market demands, 

available investment capital, 

and developer interests.

The Trend Trajectory



“We do not want to see our region become Greater 

Charlotte or Greater Atlanta in the future because 

these places suffer from the ills of rapid, low-density 

and decentralized growth patterns: rapid loss of rural 

and agricultural lands, legendary traffic congestion 

issues, skyrocketing housing costs, schools operating 

over their intended capacity, poor air quality, and 

expensive infrastructure projects deemed necessary to 

reactively manage compounded growth problems.”

The Region’s Call to Action





Skyrocketing Home Costs

Increased Traffic Congestion

Skyrocketing Home Costs

Increased Traffic Congestion
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Growth Scenarios Comparison

Trend Growth Scenario

Corridors Growth 

Scenario

Compact Centers 

Growth Scenario

Rural Village 

Growth Scenario



• Low-density, single-use development 

patterns throughout the region

• Outward expansion of infrastructure 

(roads, water, sewer, schools, parks, 

etc.) to serve newly developed areas

• Reliance on cars for most trips in the 

region (very little regional bus 

service)

• Rapid loss of the rural landscape 

(including farmland and forested 

areas) to accommodate new 

neighborhoods, commercial centers, 

office complexes and industrial uses

The Trend Development Scenario

The scenarios created for the Growth Alternatives Analysis are hypothetical futures 

illustrated by conceptual maps created by the consultant for modeling purposes only.



Single Family Neighborhoods

Rural Living Areas
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The Compact Centers Scenario

• New growth is focused in compact, 

walkable growth centers identified 

throughout the region.

• Daily travel needs are primarily served by 

walking, biking or transit within, and 

between, nearby growth centers.  Roads 

are still important to connect centers.

• Mixed-use growth centers provide 

opportunities to link jobs and housing in 

close proximity.

• An abundance of open space surrounding 

the identified centers offsets higher 

densities and less private open space in 

the urban environments.

The scenarios created for the Growth Alternatives Analysis are hypothetical futures 

illustrated by conceptual maps created by the consultant for modeling purposes only.



C
o
m

p
a

c
t 

C
e
n
te

rs
 

S
c
e
n
a
ri
o

Mixed-Use Centers

Emphasize Public Space

Reinvest in Downtowns

Automobile & Transit Solutions

Transit-Oriented DevelopmentPreserve Rural Lands & Open Space



The Rural Villages Scenario

• New growth is focused in compact, 

walkable activity centers identified 

throughout the region.

• Daily travel needs in the activity centers 

are served by walking, biking, transit and 

cars.  Roads or transit routes connect all 

three growth center classifications.

• Mixed-use activity centers (especially 

metropolitan and regional centers) 

provide opportunities to link jobs and 

housing in close proximity.

• Green infrastructure inside the centers 

(parks, greenways, etc.) and an 

abundance of open space surrounding 

the centers offset higher densities and 

less private open space in the urban 

environment. The scenarios created for the Growth Alternatives Analysis are hypothetical futures 

illustrated by conceptual maps created by the consultant for modeling purposes only.
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Mixed-Use Centers

Employment Clusters

Reinvest in Downtowns

Automobile & Transit Solutions

Many Home Choices Near CentersPreserve Rural Lands & Open Space



The Growth Corridors Scenario

• New growth is focused into compact, 

walkable activity centers and strategic growth 

corridors.

• Daily travel needs in the activity centers are 

served by walking, biking, transit and cars.  

Roads or transit routes connect all four 

growth center or node classifications.

• Land outside growth centers or strategic 

corridors is reserved as open space, 

farmland, forested areas or rural living areas.

• Targeted investment in premium transit (bus 

rapid transit) and/or highways (interstates or 

limited access freeways) connect the growth 

centers and development nodes.

The scenarios created for the Growth Alternatives Analysis are hypothetical futures 

illustrated by conceptual maps created by the consultant for modeling purposes only.
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Mixed-Use Centers

Development Nodes Along Corridors

Reinvest in Downtowns

Automobile & Transit Solutions

Walkable Streets Between NodesPreserve Rural Lands & Open Space



Water 

Service 

Areas

Sewer

Service 

Areas

Transit 

Systems

Land Use 

Patterns & 

Intensities

Number & 

Type of 

Activity 

Centers

Road 

Networks

Development 

Status

Home 

Choices

How Are The Scenarios Different?



How Are The Scenarios Different? Land Consumption



How Are The Scenarios Different? Land Consumption



How Are The Scenarios Different? Return-on-Investment

$0.0

$100.0

$200.0

$300.0

$400.0

$500.0

$600.0

$700.0

Trend Scenario Compact Growth Scenario Rural Villages Scenario Corridors Scenario

Anticipated Cost-to-Serve

Anticipated Revenue

Comparison of Costs & Revenues that Generally Impact Federal, State & Local Government Budgets 
(Water, Sewer, Roads, Transit & Safety)

$648M

$258M
$293M $309M

$329M $312M
$319M $320M

0.51 1.21 1.09 1.04 ROI Index (Revenue / Costs)



Fiscal Meets Physical Planning:
The Economics of Land Development Patterns Joseph Minicozzi, AICP







Things Change…



Things Change…The 3 T’s - Trains, Tourism, & Tuberculosis





During the 1920’s

• Asheville grew by 20% population/year

• Second largest city in NC,              

(larger than Charlotte!)

• Achieved the highest debt per capita in 
the entire US

• City thought it had $5M in bank, but 
when the audit on the bank happened, it 
was discovered to only be $18,000

• 3 days after the elected officials were 
indicted, the Mayor committed suicide



Thomas Wolfe
Author (1900-1938)

You Can’t Go Home Again

They’ve mortgaged those of a generation to come.  

They have ruined a city,

and in doing so,

have ruined themselves, their children, and their children’s children.

Asheville has squandered fabulous sums.  

They’ve flung away the earnings of a lifetime.  





The Decline Began in the 50’s & 60’s

Development outside of downtown was encouraged by the new expressways.





Asheville’s Expressway

Development outside of downtown was 
encouraged by the new expressways.





The 

73 

acre 

Asheville 

Mall



In the 70’s and 80’s our downtown died







In the 70’s and 80’s our 

downtown died.

Asheville’s de facto motto was: 

“That will never work here  - don’t even try.”
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Asheville CBD Taxable Value



Asheville CBD Taxable Value



Asheville’s de facto motto was: 

“That will never work here  - don’t even try.”



Asheville CBD Taxable Value



If you can’t measure it,

you can’t

manage it.
Mayor Michael Bloomberg



Incorporate (inˈkôrpəˌrāt)
VERB

Constitute (a company, city, or 

other organization) as a legal 

corporation.

Source: Oxford Dictionary



“The United States 

is the largest 

corporation
in the world.”

Joe Biden
United States Vice President

Late Show: 12/6/2016

U.S. Code Title 28: Part VI, Chapter 176, Subchapter A: §302(15)A



Life is a game.
Money is how we keep score.
Ted Turner



Asheville
is 6x >

Ted Turner

Life is a game.
Money is how we keep score.



What is a City?
Photo: James Harrison



What is a City?



Land Production



Old Penneys

For 40 years this 

building remained 

vacant…… its tax value 

in 1991 was just over 

$300,000

Today the 

building is valued 

at over 

$11,000,000
an increase of

over 3,500%

in 15 years

The lot is less 

than 1/5 acre



0.13 Acres

1 unit (2 people + 2 dogs)

$232,000 Tax Value

0.19 Acres

54,000 sf. Bld

$11,000,000 Tax Value

34.0 Acres

220,000 sf Building 

$20,000,000 Tax Value

Walmart
Downtown My House
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$232,000 Tax Value

0.19 Acres

54,000 sf. Bld

$11,000,000 Tax Value

34.0 Acres

220,000 sf Building 

$20,000,000 Tax Value

Property Taxes/Acre
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$19,542

Walmart
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0.13 Acres

1 unit (2 people + 2 dogs)

$232,000 Tax Value

0.19 Acres

54,000 sf. Bld

$11,000,000 Tax Value

34.0 Acres

220,000 sf Building 

$20,000,000 Tax Value

Property Taxes/Acre
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$6,500
Property Taxes/Acre
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Walmart
Downtown My House



0.13 Acres

1 unit (2 people + 2 dogs)

$232,000 Tax Value

0.19 Acres

54,000 sf. Bld

$11,000,000 Tax Value

34.0 Acres

220,000 sf Building 

$20,000,000 Tax Value

Property Taxes/Acre

$634,000
Property Taxes/Acre

$6,500
Property Taxes/Acre

$19,542

Wheat
Cannabis

Soybeans



Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

Total Property Taxes/Acre$634,000

to the City$330,000



Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

Total Property Taxes/Acre$634,000

to the City$330,000

$0.0775 Sales Tax

of which…

27% returned to City



Total Property Taxes/Acre$6,500

DowntownProperty + Retail Sales Taxes

to the City$3,300

Retail Sales (average)

$77,000,000

Total Property Taxes/Acre$634,000

to the City$330,000

$47,500 Sales Tax

City return



DowntownProperty + Retail Sales Taxes

Total Taxes/Acre to the City

$50,800
Property Taxes/Acre to the City

$330,000

Asheville Walmart



DowntownProperty + Retail Sales Taxes

Total Taxes/Acre to the City

$50,800
Total Taxes/Acre to the City

$414,000

Asheville Walmart



Downtown
Jobs per Acre

200 jobs on 34.0 acres

5.9

14 jobs on 0.19 Acres

73.7

Asheville Walmart



73.75.9 Jobs per Acre: 

$   83,600$ 47,500City Retail Taxes/Acre:

Land Consumed (Acres): 00.234.0

$634,000$   6,500Total Property Taxes/Acre:

90.00.0 Residents per Acre: 

Downtown
Asheville Walmart



International Association of Assessing Officers
80th International Conference

Sacramento, CA

August 26, 2014



Walmart = House Cat



Scary Math



How do you compare cars?

Toyota Prius

571 miles per tank

Bugatti Veyron SS

390 miles per tankRolls-Royce Phantom Drophead

380 miles per tank

Ford F150 Lariat LTD

648 miles per tank

1955 BMW Isetta 

245 miles per tank
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How do you compare cars?
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How do you compare cars?

Toyota Prius

51/48 mpg

Bugatti Veyron SS

8/14 mpgRolls-Royce Phantom Drophead

11/18 mpg

Ford F150 Lariat LTD

13/18 mpg

1955 BMW Isetta 

50/70 mpg



Toyota Prius

51/48 mpg

Bugatti Veyron SS

8/14 mpgRolls-Royce Phantom Drophead

11/18 mpg

Ford F150 Lariat LTD

13/18 mpg

1955 BMW Isetta 

50/70 mpg

How do you compare cars?
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Grand Junction, CO

Glenwood Springs, CO

Rifle, CO

Asheville, NC

Dunn, NC

Sarasota, FL

Sheridan, WY

Billings, MT

Bozeman, MT

Driggs, ID

Completed Study

Urban

Cheyenne, WY

Santa Rosa, CA

Laramie, WY

Columbia, SC

Modesto, CA

Casper, WY

Ft. Collins, CO

Merced, CA
Turlock, CA

Rockland, ME

Chattanooga, TN

Missoula, MT

Great Falls, MT

Wilmington, NC

Clovis, CA

Visalia, CA

Fresno, CA

Nashville, TN

Helena, MT

Winston-Salem, NC
Greensboro, NC

Gwinnett, GA

Mountain View, CA

Philadelphia, PA

Syracuse, NY

Charlotte, NC

Guelph, ON

Austin, TX

Chapel Hill, NC
High Point, NC

Buffalo, NY

Lafayette, LA

West Palm Beach, FL

Des Moines, IA

Niagara Falls, NY

Durango, CO

South Bend, IN

Auckland, NZ

Huntington, WV

Lancaster, CA

Petaluma, CA

Estero, FL

Columbus, GA Charleston, SC

Derby , CT

Hinesville, GA

Traverse City, MI

Peoria, IL

Albuquerque, NM

Redlands, CA

Pueblo, CO
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Mixed-Use

County S-F City S-F Walmart Mall or strip
Mixed-Use 

(2 Story)

Mixed-Use 

(3 Story)

Mixed-Use 

(6 Story)

Ratio Difference of 60 City Sample Set, in 21 States (+ a Province)

Urban
Joseph Minicozzi, AICPCounty Property Taxes/Acre 



In God we trust; 

everyone else, 

bring data.
Mayor Michael Bloomberg



Ian McHarg
Design With Nature
1969

We have but one explicit 

model of the world and that 

is built upon economics. 

Money is our measure,  

The present face of the land of the free is its 

clearest testimony, even as the Gross Domestic 

Product is the proof of its success.  

convenience is its cohort, the short term is its span, and the 

devil may take the hindmost is the morality.  



“...when you least expect it, you see a crack open and a different city appear.”
Italo Calvino
Invisible City

Hydrology

Geology

Buildings
Streets - Infrastructure



Hydrology

Geology

Buildings

Streets - Infrastructure

“...when you least expect it, you see a crack open and a different city appear.”
Italo Calvino
Invisible City

Tax Productivity



What are the numbers for Buncombe County?



Total Taxable Value
Buncombe County, NC

Biltmore Estate



Taxable Value per Acre
Buncombe County, NC

Biltmore Estate



Taxable Value per Acre
Buncombe County, NC

Biltmore Estate

Biltmore Park

Black Mountain



What are the numbers for the Upstate?



Regional Municipalities
10-County Study Area



Anderson County

Greenville County
Regional Municipalities

10-County Study Area



Total Tax Value
Anderson County, SC



Tax Value per Acre
Anderson County, SC



Tax Value per Acre
Anderson County, SC



Tax Value per Acre
Upstate Typologies

Anderson County, SC

City of Greenville, SC



Tax Value per Acre
Greenville, SC County: 479,900 acres

City: 15,400 acres

Downtown: 159.3 acres

County: $38.2B

City: $7.4B

Downtown: $638M

3%

97%

City County
County Area

1:6
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County Value



Tax Value per Acre
Downtown Greenville, SC County: 479,900 acres

City: 15,400 acres

Downtown: 159.3 acres

County: $38.2B

City: $7.4B

Downtown: $638M

99%

1%

City Downtown
County Area

1:9
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Tax Value per Acre
Downtown Greenville, SC County: 479,900 acres

City: 15,400 acres

Downtown: 159.3 acres

County: $38.2B

City: $7.4B

Downtown: $638M

0.033
%

100%

Downtown
County

County Area

1:61

2
%

98
%

County Value



Tax Value per Acre
Greenville Commercial Corridors



Tax Value per Acre
Greenville Commercial Corridors

County Property Tax/Acre



Walmart Woodruff Rd

$773,156/acre

Cherrydale Point

$891,638/acre



Shops at Greenridge

$947,138/acre

Regal Cinemas

$2,089,550/acre



111 E McBee Ave

$57,575,934/acre

18 S Main St

$30,180,617/acre



Greenridge Cluster

$947,138/acre

2.3 acres of 18 S Main would 

equal property tax production of 

entire 73-acre Greenridge

Cluster

18 S Main St

$30,180,617/acre



Development Productivity

Woodruff Road Corridor Downtown Greenville

Greenville, SC



Development Productivity
Greenville, SC

Woodruff Road Corridor Downtown Greenville



Development Productivity

Woodruff Road Corridor Downtown Greenville

Greenville, SC



Development Productivity

Woodruff Road Corridor Downtown Greenville

Greenville, SC



Tax Value per Acre
Anderson County, SC



Tax Value per Acre
City of Anderson, SC



Tax Value per Acre
Downtown Anderson, SC



Downtown Pool Hall & Cigars

$10,976,013/acre

Channel 7 News Building

$8,252,984/acre
Tax Value per Acre

City of Anderson, SC



Target / Michaels

$842,116/acre

Miracle Mile

$369,383/acre

Tax Value per Acre
City of Anderson, SC



Target / Michaels

$842,116/acre

Mellow Mushroom

$10,832,943/acre

2.3 acres of Mellow Mushroom 

would equal property tax 

production of 30-acre Target / 

Michael’s Cluster

Tax Value per Acre
City of Anderson, SC



Lafayette, LA



Lafayette, LA

“It's déjà vu all over again”  - Yogi Berra



Property Taxes Per Acre
Lafayette Parish, LA





Network Distribution Methodology
Lafayette Parish, LA

System Weighted

This is the relative necessity of all 

trips in the network.

* Computer simulation

Source: LCG/LUS/MPO  



Road CostCapital Revenue

17.8x

($990,281,226)$55,585,797

Accumulated 50 Year Total
(2015) Lafayette, LA



Road CostCapital Revenue

($990,281,226)$55,585,797

This is 

committed to 

debt service

17.8x

Accumulated 50 Year Total
(2015) Lafayette, LA



“It’s not where you live; 

it’s what you believe.”
Jared Bellerd
Lafayette Coucilman



“It’s not where you live; 

it’s what you believe.”
Jared Bellerd
Lafayette Coucilman

There is no such thing as an infrastructure fairy.

Kevin Blanchard
World’s Greatest Public Works Director



Expense and Revenue Ratio
Lafayette Parish, LA

Downtown

Revenues

Expenses



Expense and Revenue Ratio
Lafayette Parish, LA

Downtown

Net Positive

Net Negative



Operating Expense Ratio
Lafayette Parish, LA

Downtown

River Ranch
Mall



Operating Expense Ratio (Total)
Lafayette Parish, LA

Mall

Downtown



MARKET  FORCES



1949

Feet of pipe/person

2015

Fire Hydrants/1,000 people

51.3

2.45

50
121,000

33,500

350% 1,000% 2,140%

Population

Source: Sanborn Maps and LCG Records



Your Median Household income

$27,700

Source: US Census Bureau and Stanfrod University adjusted to 2015 net present value.

160%

Feet of pipe/person

Fire Hydrants/1,000 people
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1,000%

2,140%

Population

1950

2015

$45,000





What are the numbers for St. Joseph’s County?



What is in the Ground



Infrastructure Mapping
South Bend, IN



Pipe Analysis
South Bend, IN



Pipe Analysis
South Bend, IN



Geoaccounting



Net Return-on-Investment
Trend Scenario

Greenville

Pickens

Anderson

Greer

Greenwood

$648M

Cost at Year 2040



Net Return-on-Investment
Compact Scenario

Greenville

Anderson

Greer

$259M

Cost at Year 2040



Net Return-on-Investment
Rural Villages Scenario

Pickens

Anderson

Greer

$293M

Cost at Year 2040



Net Return-on-Investment
Corridors Scenario

Anderson

$309M

Cost at Year 2040



Projected Population Growth
2040, by Scenario



Projected Population Growth
2040, by Scenario



Annualized Cost to Serve
2040, by Scenario

-

- - -

-

-

-

-



Return-on-Investment at Year 25

Local Government Costs and Revenues
Greenville Metro



Total Federal, State and Local Government Budgets

Return-on-Investment at Year 25

Total Government Costs and Revenues
Greenville Metro (Fed. State, & Local)



Total Federal, State and Local Government Budgets

Return-on-Investment at Year 25

Total Government Costs and Revenues
Greenville Metro (Fed. State, & Local)



Net New Land Consumed
Existing Conditions

EXISTING AREA



Net New Land Consumed
Trend Scenario

NEW LAND 

DEVELOPED



Net New Land Consumed
Compact Growth Scenario



Net New Land Consumed
Rural Villages Scenario



Net New Land Consumed
Corridors Scenario



Regional Land Coverage
Upstate 2017



Regional Land Coverage 
Trend Upstate 2040

New Pop. 321,849 (122% growth)

Current Pop. 1,421,138



New Pop. 321,849 (122% growth)

Current Pop. 1,421,138

Urban
Regional Land Coverage

Upstate 2017

Adding 920 sq. mi. (227% growth)



Urban



Urban



Urban



Urban



Urban



Geoaccounting



I bought a boat



If you don’t confront 

the brutal facts, 

they’re going to 

confront you!

Facts Matter.

Jim Collins
Keynote address this morning



BMW Corporate
Design thinking for value.





BMW Corporate
Design thinking for value.

BMW Corporate

$60.1B
Market Cap



Different Phases of a Region’s Growth Cycle

Growth Cycle

Decline Cycle

Reinvest Cycle

Stability Cycle

D

F

C

A

B

E

Where is your 

community in the life 

cycle?

What can you learn 

from communities 

ahead of you?

How do we appreciate 

the position of others?
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Different Phases of a Region’s Growth Cycle

A

C

D

E

B

F

T
re

n
d

 D
e

v
e
lo

p
m

e
n

t 
S

c
e
n

a
ri

o

G
ro

w
th

 C
o

rr
id

o
rs

 S
c

e
n

a
ri

o

Rural Villages Scenario

Compact Centers Scenario

We know the region will not all grow 

in the same pattern, or at the same 

time and intensity. 



Increase in Density & Intensity

Increase in the Mix of Land Uses

Increase in Infrastructure Investments & Coordination

Growth & Changes in Behavior



Growth & Changes in Behavior

Attitudes Toward Land Consumption
Home Types, Densities & Price Points

Quality-of-Life Criteria

Infrastructure Sizing & Technology



• Take pride in the Upstate and 

protect the narrative that 

makes it so great

• Get what you want out of your 

plans, policies & ordinances 

(or change them)

1
You have the information & support 

needed to influence change for how 

the region grows & develops

• Stick with your vision & 

goals in the face of 

adversity

• Think efficiencies – at all 

levels – when building 

communities

What Does This Mean for Local Decision-Makers?



What Does This Mean for Local Decision-Makers?

2 Capitalize on Strong Relationships

(and build new ones too)

• Be an active member of 

the community-based 

regionalism movement in 

the Upstate

• Find common ground & 

agree to disagree on 

certain issues

• Recognize your role in the 

region & get help where 

needed

• Prioritize land (developed or 

undeveloped) as one of local 

government’s greatest assets 



What Does This Mean for Local Decision-Makers?

3 Coordinate on Regional 

High-Priority Infrastructure

• Recognize land use as 

the ‘demand side’ of 

infrastructure planning 

• Protect the investments 

once they are made

• A ‘hot spot’ for current & future 

development, remain efficient & 

protect quality-of-life

• Speak with one voice in the 

region when advocating for new 

infrastructure



Our Future
Upstate South Carolina

Shaping

www.ShapingOurFutureUpstateSC.org



#TATTCHAT

Moderator: 

Barry Nocks, Clemson University

Panel Discussion

Panelists: 

Mark Farris, Greenville Area Development Corporation

Phil Lindler, Greenwood City/County Planning

Terence Roberts, Mayor, City of Anderson

Sue Schneider, Spartanburg Water



#TATTCHAT

Hank McCullough

Chairman

Ten at the Top

Closing Remarks


