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WHY NOW AND NOT THEN?
May 14, 2015

SCCDA Annual Meeting

HISTORICAL REFERENCE

 1965 to 2010 - Downtown Florence fails to compete with Suburban
Development trends.

 1965 to 1975 - Covered sidewalks, free parking, Harllee Square and
the closing of East Evans Street or “Downtown Florence meets the
Mall”. Budget $7,000,000

 1970 to 1982 – Creation of two separate Central Business District
Development Corporation – literally years of planning!

 1981 – Harllee Square: Conceived as an Asset, Condemned as a
Fiasco. Removed 1981.

 1982 to 1984 – Redesign and construction of streetscapes that
resulted in the removal of the covered walkways and brick sidewalks
and the reopening of East Evans. Applied for and joined SC Main
Street Program
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HISTORICAL REFERENCE
CONTINUED

 1984 – Downtown continues to deteriorate as businesses continue to
relocate to Five Points and David McLeod Blvd.

 1985 to 1987 – Construction of the new streetscapes are completed and
downtown enters a period of wait and see. Although there is continued
discussion regarding the “downtown” all new developments occur on
the edge of the central business district and along highway corridors.
“Suburban” development principles are the standard that drive
development decisions.

 2001 to 2010 – The conversation deepens as the City reexamines its
redevelopment beliefs for Downtown Florence in-light of the success of
other places within the State.

 The City hires an outside consultant and moves forward with the creation
of the Florence Downtown Development Corporation – Created a TIF
Districts – Established “4” overlay zoning districts within the TIF District –
adopted Design Guidelines for the overlay zoning districts – Establishes
a Design Review Board for the administration of the Design Guidelines
and eventually adopts a Downtown Master Plan
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HISTORICAL REFERENCE
CONTINUED

 Around the year 2006 “We” remained where we had been in prior efforts.
The City had taken all the recommended steps i.e. creation of a
development board, land use adjustments, designed new streetscapes,
hired the City’s first “downtown” manager and through a consultant was
actively recruiting business – generally outside of the City.

 Given these renewed efforts Downtown redevelopment remained stagnated.

 The question becomes:

WHY?

WHY NOW AND NOT THEN?

 To provide an answer you have ask yourself the hard questions and you have
to know that there is an element of risk in the answers.

THEMES OF PAST FAILURES

 Development issues mired in the Political Environment of the day?

 Community leaders were not truly vested in the outcome?

 Downtown environment a haven for crime?

 Business risk too high for private investment?

 Florence community unconvinced?

 Racial overtones within the community plagued the downtown?

 Business community unconvinced and uninvolved?

 Local banks were unconvinced?

 Effects of the most recent recession(s)?
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WHY NOW?
Around 2011 the City motivated by the expressed interest in downtown from a
group of “younger” developers sought solutions to our past failures.

THEMES OF RECENT SUCCESS

 Constructed a pocket park and a new parking lot to start the rebranding of
downtown streetscapes.

 Relocated a Police Substation Downtown and assigned a police officer to
the downtown area.

 The City hired a new City Manager and a new Downtown Development
Manager.

 The Downtown Development Corporation amended its by-laws to create a
smaller Board and redirected its energy toward sponsoring Downtown
events and promoting the Downtown (funded by the City’s Hospitality Tax).

 Formed private/public partnerships with the Bruce & Lee Foundation,
Francis Marion University and Florence County

 Redefined the Sanitation schedule within the downtown area.

 Developed and then adopted Maintenance and Appearance Code

WHY NOW?

THEMES OF RECENT SUCCESS

 Addressed to an encouraging level issues of race, began a neighborhood
redevelopment initiative and addressed gentrification of existing “marginal”
business enterprises.

 Funded and developed a “business” Incubator

 Activated the Tax Incremental Financing (TIF) – by borrowing $11,500,000
for public improvements in support of downtown redevelopment – back
stopped by the City’s water/sewer utility

 Created a list of development incentives that assist “smaller” business
interest as well as incentives directed at “larger” redevelopments (typically
in excess of $2,000,000)
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WHY NOW?

THREE PRINCIPLE REASONS

1. Vision and leadership within the City of Florence, Florence County, Francis
Marion University, Senator Leatherman and the Downtown Development
Corporation. “A move from procrastination to action”

2. Investments by the Bruce and Lee Foundation and the belief of the
Downtown by a new “younger” development group (second generation of
Florentines). “Legacy building and cultural change”

3. In 2012, it became apparent that new development within the downtown
area would not occur without some form of innovative financial incentive
from the City or another public source. “Success helps to remove
political obstacles”


