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>> 1.0 CULTIVATE HISTORY
// Previous Plans
// Existing Conditions
// Transportation Analysis
// Site Analysis
// Market Analysis
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>> PREVIOUS PLANS

>> PREVIOUS PLANS were reviewed prior 
to starting the planning process for the 
Downtown Master Plan. Cultivate Lake City 
includes recommendations from the current 
and previous plans.

Main Street & Church Street Roundabout

The roundabout at Main Street and Church Street 

(see the image to the right) is an important addition 

to the study area that this planning process 

will consider. Changes to the streetscape on 

Church Street and Main Street will connect to this 

roundabout to improve the walking experience 

throughout Downtown and to the new park to 

the north. The roundabout includes medians, 

crosswalks, narrower vehicle lanes on Main Street, 

and a gateway sign for the city. The retail and 

business development strategy in Chapter 4 fulfills 

the requirements for the additional Community 

Development Block Grant (CDBG) funding to 

construct the roundabout. 

Lake City Park, 2015

The new Lake City Park (see the image on the 

adjacent page) is located within a half-mile 

(10-minute) walking distance of Downtown and 

faces Church Street. This park is currently under 

construction and will include a 7-acre lake, 

wetlands, boardwalks, a trail connection to the 

adjacent Lions Park, open lawns, a waterfront plaza, 

PREVIOUS PLANS1.1

Above: The roundabout at Church Street and 

Main Street will create a gateway feature for 

the Downtown core (Source: AECOM, 2015).  
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parking, and a shelter. 

Planning recommendations, particularly streetscape 

enhancements on Church Street, for Cultivate Lake 

City will focus on creating a clear and pleasant 

pedestrian connection to the park. This park, in 

conjunction with the construction of the roundabout 

and streetscape recommendations on Church 

Street, could become a catalyst for Downtown 

development.

>> HOW PREVIOUS PLANS AFFECT
    CULTIVATE LAKE CITY

• Cultivate Lake City needs to consider 

and provide recommendations that 

physically connect to the projects 

currently planned or under construction 

to create a cohesive vision for Downtown

• Current projects show where 

development energy is located in 

the city and where to prioritize public 

improvements

• Previous projects and plans 

provide a starting point for future 

recommendations

• The new park and roundabout reinforce 

the need to improve the walking 

conditions and development along 

Church Street and Main Street 

• The EPA Brownfields grant application 

(next page) provides detailed and 

important information about the City’s 

vision and specific properties and issues 

the community faces

Above: The new Lake City Park is under 

construction and will become a significant 

public amenity for the Lake City community 

(Source: Stewart, 2015). 



8         CULTIVATE LAKE CITY >> Downtown Master Plan 

EPA Brownfields Grant, 2015

The City submitted this grant application in 

December 2015 to the EPA to receive funds to 

address brownfields in the city, particularly those 

leftover from the tobacco and textile industries, 

many of which are in the Cultivate Lake City study 

area.  On average, two to three properties on each 

block are vacant. The grant application emphasizes 

the public health, environmental justice, economic 

distress, and security challenges that the 

brownfields cause in the Lake City community. 

Detailed concerns noted in the application included:

• Conditions of the Lake City Plaza shopping 

center because a gas station may have been 

located on an outparcel in the past

• An antiquated sewer system that backs up 

when heavy rains occur

• Consequences of frequent flooding

• Conditions of the Lynches River, stormwater 

run-off, and the effects on fishing

• CSX Railroad crossing through Downtown

• Blight, decay, and crime associated with vacant 

brownfield sites

• Public health issues resulting from brownfields 

and high asthma and cancer rates

• Quality, affordable housing within the city limits

• Business closures and high unemployment

• Low median home value and median 

household income

The grant application describes a project that 

requires funding to study properties with potential 

hazardous substance contamination ($200,000) and 

properties with potential petroleum contamination 

($200,000). The funding will be used for community 

outreach, site characterization, and clean-up / 

redevelopment planning for the brownfield sites. 

The City plans to increase density and development 

on the brownfield sites with mixed-use 

development, residential units, and neighborhood-

serving grocery stores after environmental 

assessments and clean-ups are complete. One site 

noted for this type of development is the former 

Imperial Tobacco Warehouse, located on South 

Acline Avenue in the study area (shown in the image 

to the right).

The grant for the brownfield studies was awarded in 

the Spring of 2016.

Pedestrian Planning (2016 & Ongoing)

This ongoing, three-year, statewide planning 

effort is funded through a grant with the Centers 

for Disease Control and Prevention, and is being 

led by the South Carolina Department of Health 

and Environmental Control. The result of this 

study will be a pedestrian-focused master plan, 

neighborhood area plan, and implementation 

plan for 16 counties in the state. The plan will 

emphasize equity, community engagement, and 

Top: Lake City Plaza was identified in the 

Brownfields Grant Application as a potential 

brownfield (Randy Wilson)

Middle: The Lake City Motel site was also 

identified as a potential brownfield.
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safe pedestrian access to healthy food. The Alta 

Planning & Design team noted the following themes 

derived from their engagement and analysis 

processes: public safety, safe routes to school, 

public engagement, City-led events, farmers’ 

market activities, and community and historic walks. 

The following goals were established:

• Improve sidewalk connectivity by filling in gaps 

in the sidewalk network;

• Increase pedestrian safety by improving 

crossing conditions, especially on major roads;

• Leverage existing efforts to revitalize Downtown 

Lake City and increase pedestrian activity 

Downtown, recognizing the indirect benefits of 

a lively sidewalk and activated storefronts;

• Create synergy through low-cost, easy-

to-implement tactical projects that involve 

community members to make fast and fun 

improvements that enliven the streetscape;

• Increase the percentage of commute trips that 

are made by walking; and

• Improve the perception of public safety through 

programs and partnerships with area law 

enforcement

The recommendations included policy changes, 

physical improvements, and additions to the 

infrastructure. Policy changes include strengthening 

the regulations for new commercial and residential 

developments for streets and pedestrian 

infrastructure, changing parking requirements to 

consider other modes of travel and shared parking 

agreements, and adding on-street parking and a 

complete streets policy for City-owned streets. 

The infrastructure changes recommended for the 

Downtown area and applicable to the Cultivate 

Lake City plan are:

• Add a multi-use path on Church Street starting 

at Main and going north;

Above: The Imperial Tobacco Warehouse 

is considered a brownfield, as noted in the 

EPA Brownfields Grant Application. This 

image shows the interior of the building, 

and the City aims to use this site for higher-

density, mixed-use development (Randy 

Wilson).
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• Make railroad crossing improvements at Main 

Street, Dansing Street, and Thomas Street;

• Road diet and make streetscape improvements 

on Main Street to U.S. 52 and add sidewalks 

where holes exist;

• Road diet and make streetscape improvements 

on Church Street from Knight Street north to 

the new park;

• Add sidewalks on McAllister Street, Calhoun 

Street, Moore Street, Knight Street, and 

Williamsburg Avenue; and

• Priority projects: add pedestrian intersection 

treatments on Church Street at Dansing and 

Thomas Streets.

The scope of services for this effort noted that it 

must be integrated with the Downtown Master 

Plan to create a cohesive vision and aligned 

recommendations.

Lake City Facade Master Plan (Ongoing)

This plan was a recommendation from a 2007 

conceptual Downtown master plan. Since the 

beginning of the program, 20 façades have been 

improved, and four more will be completed in 

2016. The Lake City Partnership Council and the 

City of Lake City collaborate to implement the 

enhancements, and design guidelines ensure that 

they reflect the heritage of the city. In 2016, the area 

for eligible sites was expanded to be “contiguous 

and visible from Main Street between McAllister 

and Church, and Sauls Street between Acline and 

Church Street.” Owners or tenants with the owner’s 

consent can apply for façade improvements. Once 

approved, the owner provides a temporary (seven-

year) easement on the facade of the building, 

and the changes can not be removed or changed 

without the City’s permission for the duration of the 

easement. 

Above: The graphic above shows 

the infrastructure recommendations 

from the Pedestrian Master Plan (Alta 

Planning & Design, 2016).  
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Lake City Architectural Design Guidelines

The Lake City Architectural Design Guidelines 

were created by Community Design Solutions. 

The Architectural Review Board (ARB) adopted 

the Secretary of the Interior’s Standards for 

Rehabilitation as a basis for rehabilitation design for 

historic properties in Lake City. 

The purposes of the design guidelines are:

• To provide the owners of Downtown 

properties assistance in making decisions 

about maintenance, improvements, and 

architecturally-sensitive design; and

• To provide the ARB with a framework for 

objective evaluation of proposed improvements 

or designs. 

The document includes guidelines for site design, 

commercial buildings, residential buildings, artwork, 

signs, and new buildings. The following goals of the 

guidelines were identified:

• Preserve and enhance the aesthetic beauty of 

the Downtown district;

• Protect and celebrate the architectural heritage;

• Preserve and protect older architectural 

features;

• Maintain a pedestrian-friendly environment;

• Use historic assets for economic development 

and community revitalization;

• Safeguard investment by the public and private 

sector in Downtown;

• Promote heritage tourism; and

• Foster appropriate development. 

Above: More than 20 facades in Downtown 

Lake City have been improved as a result 

of the Facade Master Plan.
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>> MAPPING Lake City’s existing conditions 
provides an understanding of the physical and 
spatial aspects of the community prior to the 
planning process. 

// REGIONAL CONTEXT
Lake City lies in the center of a large rural region 

bounded by Florence to the North, I-95 to the 

West, Georgetown and the coast to the East, and 

the Santee River the South. The region is extremely 

rural with an agriculture-based economy. Like much 

of the South Carolina Pee Dee area, this region has 

seen a gradual population decline.

Lake City is situated near major cities in South 

Carolina, including Myrtle Beach and Charleston, 

that serve as draws for tourists for many 

neighboring states. As shown in the map to the 

right, Charleston is two hours south, Florence is 40 

minutes to the north, and Myrtle Beach is one and a 

half hours east. Many Lake City residents make the 

easy commute to Florence for work. Lake City could 

potentially draw visitors from tourism in Myrtle 

Beach and Charleston. 

>> PREVIOUS PLANSEXISTING 
CONDITIONS1.2

Map, right: Lake City in relationship to 

major cities and attractions in South 

Carolina, including Charleston, Myrtle 

Beach, and Florence. 

Photo, above: The CSX railroad connects 

Lake City to many major locations and 

is why Lake City was known as “the 

Crossroads” in the past.
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// SITE CONTEXT
The Cultivate Lake City study area boundaries, 

shown with the yellow outline on the adjacent map, 

include the Downtown core of Lake City, focused 

on Main Street. The study area is approximately 117 

acres of developable or developed land (146 acres 

including streets), which is approximately 4% of the 

land area in the City of Lake City. A variety of uses 

and building types make up the Downtown area, 

and many vacant parcels provide opportunities 

for infill development in the future (these sites are 

described and illustrated in more detail on the 

following pages). 

Above:  Downtown at Main Street 

looking east from the intersection of 

Main Street and Acline Avenue and the 

CSX Railroad tracks.
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// ZONING
The Lake City zoning ordinance regulates the type 

and character of development that can occur. The 

CBD (Central Business District) zoning covers the 

core of Downtown, as shown on the map to the 

right. A number of issues were identified with the 

zoning that currently prohibit or interfere with the 

types of development shown in the Cultivate Lake 

City plan and preferred by citizens in the image 

preference survey conducted during the design 

workshop. These issues are:

• Upper floor apartments, townhouses, 

apartments, condominiums, and all forms of 

residential are currently prohibited.

• In areas of Lake City where residential is 

allowed, parking requirements of 1.6 spaces 

per unit are too high.  They should be lowered 

or eliminated so that the market can determine 

parking needs.

• Drive-throughs are currently allowed. While 

these may be desirable in some parts of Lake 

City, they would be inappropriate Downtown.

• Frontal parking lots are currently allowed. In 

downtowns, parking should be provided behind 

buildings to preserve an appropriate sidewalk 

frontage.

• Pole signs and flashing signs are allowed 

Downtown and would be inappropriate for the 

character of the area.

• Bars and restaurants are not mentioned as an 

allowed use in Lake City. They should be noted 

as allowed Downtown and elsewhere in the 

City.

>> QUICK FIXES

• Change parking requirements 
(reduce space requirements, 
permitted locations)

• Allow residential in the CBD 
zone

• Prohibit drive-throughs 
Downtown

• Add restaurants, bars, and 
breweries as permitted uses 
Downtown

Top, left: The zoning exercise conducted 

at the charrette. This board showed 

which types of development are 

currently permitted Downtown and 

those that are not.
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// LAND USE ANALYSIS
Summary

The map to the right illustrates the general land 

use in Lake City, based on site walks and Google 

Maps tours. The map focuses on simplified land use 

types: residential, commercial, industrial, parks and 

open space, vacant land, parking, and institutional 

uses. 

Residential (Single- and Multi-Family)

Few residential units exist in the study area. The 

majority of the residential units are single-family 

homes (yellow), but some small apartment 

complexes exist west of Acline Avenue (orange). 

Outside of the study boundaries, the majority of the 

parcels are single-family homes. 

Commercial

The parcels noted as commercial (red) represent 

all types of commercial development, including 

retail and office. Some of the buildings along Main 

Street are retail or office on the first floor and have 

upper stories that are vacant, and they are included 

as “commercial.” The first floor of the Downtown 

commercial core on Main Street is mostly occupied.

Institutional

The parcels noted as institutional (blue) represent 

government offices and departments, libraries, 

churches, schools, and museums. Lake City has a 

good mix of these uses throughout the study area 

and within close proximity of the Downtown core. 

Industrial

The parcels noted as industrial (purple) are primarily 

automotive repair shops. Parcels that used to be 

industrial uses, but are currently vacant, are not 

included in this designation. 

Vacant

The parcels noted as vacant (dark gray) appear to 

be vacant based on site walks and Google Earth 

tours, but may have owners. This land makes up 

approximately 30% of the study area land. Empty 

commercial and industrial buildings, vacant single-

family homes, and empty lots are included in 

this list. Some of the commercial buildings along 

Main Street are vacant, and many of the larger 

parcels north and south of the Downtown core 

appear vacant. These parcels represent the first 

opportunities for change (map on pages 26 to 27) 

and new development. 

Top: Commercial buildings on Main Street 

that have retail or office on the first floor 

and vacant upper floors. These offer 

opportunities to add residential units or 

additional office and retail space.

Middle: Lake City Public Library
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// NATURAL FEATURES & 
ENVIRONMENTAL CONCERNS
Summary

The map to the right illustrates the natural 

conditions of the study area, potential 

environmental hazards, and features that 

were installed to increase the environmental 

sustainability of future development. 

 

Topography & Flooding

The topography of Lake City is fairly flat, with 

elevation change varying between two feet and 

ten feet. The biggest topographic change near 

the study area is where the new park and lake will 

be located. As noted in the City’s EPA Brownfields 

Grant Application, the city experiences flooding 

during heavy rain events in the summer. The aging 

combined sewer system backs up on a regular 

basis during these rain events, sending both waste 

water and stormwater to the Lynches River (EPA 

Brownfields Grant, 2015). These challenges present 

opportunities to incorporate low-maintenance and 

low-impact stormwater management techniques as 

part of the design and planning recommendations 

in the Cultivate Lake City plan. 

Brownfields

The City has identified numerous potential 

brownfields in Lake City, many of which are 

in this plan’s study area. The level and type of 

contamination is unknown, but the City plans to 

study the sites and use them as locations for infill 

with higher-density developments, particularly 

around the Downtown core (EPA Brownfields 

Grant, 2015). Brownfields create a number of 

concerns for municipalities, and the potential sites 

noted in the map to the right are within a short 

(5-minute) walking distance of many businesses 

and residences, potentially causing public health 

hazards in addition to the perception of blight. 

Environmental Sustainability

The Village Green includes an underground 

geothermal energy field that will power the 

Downtown’s surrounding buildings.

Top, left: The Village Green includes a 

geothermal energy field underground that 

will power the City’s surrounding buildings, 

according to the EPA Brownfields Grant.

Top, right: The conditions of the Imperial 

Tobacco Warehouse and surrounding site 

are unknown.
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// COMMUNITY RESOURCES
Summary

The Cultivate Lake City study area includes many 

important community resources, which are defined 

as places where people can gather or public 

amenities that serve the community (government 

departments, schools, libraries). The map to 

the right illustrates the community resources in 

Downtown Lake City, and shows their proximity to 

each other by the 1/4-mile (5-minute) “as the crow 

flies” walking radius from the key intersection of 

Main Street and Acline Avenue / the CSX railroad 

tracks. The proximity of an elementary school, 

library, pocket parks, the Jones-Carter Gallery, and 

churches enhance the walkability of the Downtown 

area and vitality of the commercial strip. More 

destinations within walking distance of each other 

will increase the pedestrian activity. The resources 

noted above also serve as draws for additional 

commercial and residential development. 

ArtFields

This event, a charitable program of the Lake 

City Partnership Council, serves as a community 

resource because of the prominence each year 

since 2013, how it catalyzes the arts and retail 

communities, and attracts visitors from the 

Southeast and the nation to the city. The entire 

community is engaged in this event, particularly 

because art pieces are displayed in locally-owned 

venues, warehouses, and shops. All visitors and a 

panel of judges vote on the art pieces and award 

more than $100,000 in prizes to the artists who 

come from all over the Southeast. According to 

the information gathered during the stakeholder 

interviews (page 44), more than 20,000 people 

attended in 2016. 

New Park and Lake

It is important to note that this public park, currently 

under construction, is near Downtown (less than a 

1o-minute walk from the core) and can serve as a 

catalyst for Downtown development. This park is 

projected to be finished with construction in 2017. 

Parks serve many roles in cities, but they also attract 

residents and new businesses.

Top, left: The Jones-Carter Gallery is an 

important resource to catalyze development 

and the arts community.

Top, right: The New Lake / Park  is important 

to consider with new development and 

streetscape changes.

Middle, right: Main Street Elementary School, 

not in the study area, is within a 10-minute walk 

of Downtown.
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// HISTORIC RESOURCES
Summary

Lake City has retained many historic buildings, 

especially on Main Street, making up the Downtown 

commercial center. The preservation of these 

buildings creates the framework for a walkable and 

active community that attracts new businesses and 

residents. Many of the buildings are occupied with 

retail and office and activate Main Street.

Historic District

The map to the right illustrates the historic 

resources in the study area. The brown outline 

represents the Lake City Downtown Historic District, 

which was listed in the National Register in 2003. 

The district is made up of 62 commercial buildings 

and 44 of these buildings contribute to the district’s 

character and were constructed between 1910-1930 

(National Register South Carolina, n.d.). The yellow 

on the map represents the contributing structures. 

The green parcel and building on the map is the 

W.T. Askins House (top, right), which is listed on the 

National Register of Historic Places. This house, built 

in 1895, was associated with William Thomas Askins, 

who was a prominent merchant and farmer in Lake 

City (National Register South Carolina, n.d.). 

Lake City History Summary

Lake City’s history is grounded in agriculture. At 

one time, the city had the most diverse agricultural 

market in North and South Carolina, marketing 

many fruits and vegetables and tobacco. As the 

market grew, Downtown changed and brick 

buildings were built to accommodate the growth 

(National Register South Carolina, n.d.). The textile 

industry also supported much of Lake City’s 

economy in the past, but as those manufacturing 

plants closed, many jobs were lost.

Lake City also has a deep heritage with the arts and 

continues this through the ArtFields festival, and the 

official branding campaign for the City, titled “Make 

Your Art” (Lake City, S.C., n.d.). 

Top, left: The Imperial Tobacco 

Warehouse is a historic building 

that presents an opportunity for infill 

development. 

Top, right: The W.T. Askins house on 

Acline Avenue. 

Middle, right: Historic structures have 

been improved throughout Downtown.
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// SUSCEPTIBILITY TO 
CHANGE
Many potential opportunities exist to change the 

use of parcels and buildings within the study area. 

The map to the right shows the susceptibility to 

change by parcel for the study area, based on a 

Google Earth tour and site walks. The susceptibility 

to change is divided into three categories, which 

are:

Parcels Not Susceptible to Change

Parcels not susceptible to change, making up 32% 

of the land area, either have historic structures on 

them, newly-constructed buildings, single-family 

housing, or the land use is a public facility, such 

as a park or the library. Although noted as “not 

susceptible to change,” historic structures that are 

underutilized could be potential opportunities for 

adaptive re-use that help maintain the character of 

the area.

Parcels Somewhat Susceptible to Change 

Parcels that are somewhat susceptible to change, 

19% of the total developable land area, generally 

have structures that are not historically significant, 

land uses that can relocate, or older, garden-style, 

multi-family housing. 

Parcels Highly Susceptible to Change

Parcels marked as highly susceptible to change, 

49% of the total developable land area, have 

surface parking, vacant structures, or uses that 

could relocate given a larger redevelopment goal. 

A large part of the study area is represented by this 

type, particularly immediately north and south of 

the Downtown core along Main Street.

Top, left: The Bean Market is not likely to change 

because of the building’s historical significance 

and importance to the community. 

Middle, left: The Village Green is not susceptible 

to change because of the frequent use. 

Top, right:  Parcels like this are likely to change 

because they are vacant or serve as parking.
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// INFRASTRUCTURE & 
CONNECTIVITY
Streets

Main Street, Sauls Street, and Church Street are the 

key streets on which to focus retail development 

and streetscape enhancements for all modes of 

transportation because they connect to many 

destinations of interest within Downtown (shown 

in yellow on the map). A roundabout will also be 

added to the intersection of Main and Church 

Streets. The map shows proximity and connection 

between key destinations, and a majority of them 

are within a 5-minute walk of each other. 

Barriers

The combination of Acline Avenue and the CSX 

railroad serves as a barrier between the two sides of 

the Downtown retail area, and the areas just north 

and south of Main Street. Intersection treatments, 

such as crosswalks and medians, for pedestrian 

safety are necessary in order to improve the walking 

conditions and connections between the different 

parts of Downtown. 

Pedestrian / Bicycle Facilities

Currently, no bicycle lanes or trails exist in the 

study area. Main Street has pedestrian amenities 

in the retail core with sidewalks, street trees, street 

furniture, cut-throughs to rear parking, and mid-

block crossings. Some adjustments to parts of the 

street may be needed to better accommodate 

pedestrians. Improvements on Church Street, like 

sidewalk expansion and removing signs and clutter 

on the sidewalk, would help connect Downtown to 

the New Park. 

Vacant Parcels and Buildings

Vacant parcels (shown on the Land Use Map on 

page 19) also serve as visual barriers to connectivity, 

particularly for pedestrians. Infill development will 

reduce the visual distance between locations and 

encourage more walking between retail and other 

destinations, while providing stops along the way. 

Top, left: The railroad crossing at Main 

Street and Acline Avenue serves as a 

barrier to connectivity and does not provide 

pedestrian crossing amenities. 

Top, right: Pedestrian “cut-throughs” to the 

rear parking lots enhance the walkability 

and connectivity of the retail district. 
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>> TRANSPORTATION ANALYSIS considers 
the pedestrian and vehicular networks and 
the railroad crossings to identify which 
improvements are of top priority.

Railroad Crossings

Within the study area, there are three existing rail 

crossings.  The major crossing is located on Main 

Street, with two secondary crossings located north 

of Main Street at Dansing Street and south of Main 

Street at Thomas Street.

The rail line through the study area is a CSX rail line, 

which carries approximately 22 trains per day. The 

specific crossing information for Main Street and the 

two secondary crossings are shown below.

• Total Average Daily Trains:  22-23

• Day Through Trains (6am to 6pm):  7

• Night Through Trains (6pm to 6am):  12

• Switching Trains:  4

• Includes Passenger Trains (AMTRAK);

• Permitted up to 79 mph due to AMTRAK  

service;

• Average speed is approximately 50 mph.

The rail crossing should provide a safe, smooth 

crossing for vehicles, pedestrians, bicyclists, and 

those with disabilities. The current crossing, while 

recently paved and relatively smooth for vehicles, is 

more difficult to cross for pedestrians, bicyclists, and 

those who are physically challenged. There are no 

crosswalks designating the pedestrian path across 

Acline Street at any of the railroad crossings. The 

recent plantings and ADA-accessible ramps provide 

some aesthetic and accessibility improvements. 

However, they encourage pedestrians to walk down 

Acline Street or Acline Avenue and cross the tracks, 

rather than crossing at the Main Street intersection, 

particularly with no crosswalks at Main Street.

>> PREVIOUS PLANSTRANSPORTATION 
ANALYSIS1.3

The average speed of the trains on the tracks 
through Downtown is 50 MPH, but up to 79 MPH is 
allowed because of AMTRAK service.

As noted in the text, the average number of daily 
trains on the tracks through Downtown is 22-23 
trains, broken down by 7 Day through trains, 12 
Night through trains, and 4 switching trains. 
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Street Classifications

Streets are often classified based on how they 

function: how many cars travel and the speed limit. 

Main Street is classified as a Minor Arterial. Minor 

Arterials carry lower traffic volumes with lower 

speeds than the Major Arterials and primarily serve 

longer intra-regional trips. For Minor Arterials, it is 

important to consider the vehicular movement and 

pedestrians and bicycles, particularly within urban 

setting. Minor Arterials located within an urban 

context typically have target speed limits of 25 to 35 

miles per hour.

In addition to Main Street, SR 32/Acline Avenue 

is also designated as Minor Arterial, with the 

designation terminating at Main Street. Dansing and 

Thomas Streets are local facilities. The most recent 

traffic counts available from SCDOT are found on 

East and West Main Street and Acline Avenue.  The 

available counts, taken in 2015 show the following:

• West Main Street:  8,800 vehicles per day;

• East Main Street:  5,700 vehicles per day;

• Acline Avenue:  1,950 vehicles per day.

Truck Traffic and Routes

Many trucks that utilize Main Street, although the 

truck traffic counts were not available from SCDOT.  

The South Carolina Freight Plan recognizes Main 

Street as a significant truck/freight route.  There 

is an ongoing study for the truck traffic in the area, 

which recommends turning Main Street over to the 

City of Lake City to reduce truck traffic Downtown 

and establishing a new truck route.
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Pedestrian & Bicycle Facilities

There is a relatively complete sidewalk 

network throughout the Downtown area, 

including existing sidewalks on East and West 

Main Street, on both sides and along Acline 

Avenue. There are no crosswalks on either side 

of the rail crossing along Main Street. There are 

also sidewalks along Thomas Street on both 

sides of the facility, but no crosswalks across 

Acline Avenue and Acline Street or to the rail 

crossing. Sidewalks exist only on the north side 

of Dansing Street, and, as with Thomas Street, 

there are no crosswalks on Acline Street or 

Acline Avenue to the rail crossing. 

No designated bicycle facilities exist within 

the study area. The Alta Planning & Design 

Pedestrian Plan enhances the sidewalk 

network by adding them on many streets and 

adds a multi-use trail on Church Street north 

of Main Street. These recommendations and 

more are represented in this plan in Chapter 3.Infographic, left: This infographic shows the 

average daily number of vehicles that travel 

on Main Street and Acline Avenue.

Photo, left: The railroad crossing at Main Street 

lacks pedestrian facilities, as described in the 

text on page 30. 

Above: No bike facilities exist in the study area.
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>> SITE ANALYSIS provided on-the-ground 
knowledge about Lake City’s conditions that 
may not have been derived from reading 
previous plans. 

Subareas

The whole study area was divided into subareas 

based on land use, types of development, and 

the location of the CSX Railroad tracks (shown in 

the diagram to the right). Area A is defined by the 

Lake City Plaza and West Main Street. Area B is 

defined by the central Downtown retail area south 

to Thomas Street. Area C is primarily comprised of 

vacant land currently used for parking, single-family 

homes, and the R.O.B. Area D is mostly single-family 

housing, some multi-family housing, and vacant 

parcels. 

Each of the areas were analyzed for the following 

criteria:

• Urban Design

• Circulation and Views

• Safety and Security

• Parks and Open Space

The key findings from site analysis are shown in 

the adjacent photos and infographics. Detailed 

observations were recorded about streetscape 

conditions, the number of street connections in 

each subarea, presence and quality of pedestrian 

facilities, views, number and condition of vacant 

parcels, types of parks, and potential locations for 

new development and open space. 

>> PREVIOUS PLANSSITE ANALYSIS1.4

Top, left: Map of the analysis and planning 

subareas. 

Top, above: Buildings on Main Street in Area A 

with vacant top floors. 

Middle, above: Parking on a former warehouse 

site adjacent to the R.O.B. in Area C. 



Sidewalk connections are 
not consistent or are blocked 
by signage. Vacant parcels 
and parking make up a large 
percentage of the land and 
offer opportunities for short-
term infill development.

Downtown 
lacks 
wayfinding 
signage to 
important 
destinations, 
particularly 
for 
pedestrians.

Main Street and 
Sauls Street have 
high-quality 
development scale 
and walkability due 
to the number of 
historic buildings in 
the area and street 
connections. 
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KEY SITE ANALYSIS FINDINGS

Top, left: A mural was added to this building in 

Area A on Acline Avenue for ArtFields.

Middle, left: Sauls Street, in Area B, provides 

historic buildings and appropriate pedestrian 

scale, but most buildings are vacant.

Top, right: Frequently, signage blocks 

pedestrian paths and prioritizes drivers.
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>> MARKET ANALYSIS was conducted 
using a zip code survey in partnership with 
Downtown businesses. The analysis provides a 
demographic snapshot of the overall market, 
and describes the retail and housing demand 
for Downtown.

Demographics

Overall, Lake City is a small town whose 

downtown core serves a large geographic area.  

The community has seen a general decline in 

population over the past two decades similar to 

other rural communities in the South Carolina 

PeeDee region. Lake City also has a lower income 

than its more urban neighbors of Florence and 

Sumter. Despite its lower income levels, Lake 

City and its businesses serve a large geographic 

market whose residents have consumer needs with 

limited options other than Lake City. Considering 

the community has a shrinking consumer base with 

limited income resources, Lake City should look 

to attract new residents in order to shore up the 

market for local businesses. The infographics to the 

right summarize demographics conditions. 

>> PREVIOUS PLANSMARKET ANALYSIS1.5

Lake City lost 4.9% of its population between 2000 
and 2010, and another 4.3% through 2014. Florence 
County overall has experienced population growth.

The median age of Lake City residents was 35.4 
in 2016, which is younger than both the state (39) 
and Florence County (38.2). The largest population 
segments are the Baby Boomers and Generation 
X’ers, making up 46% of the population together. 

Lake City’s 2016 median household income 
($32,363) lies in the lower half of regional incomes. 
Florence ($42,424) and Sumter ($43,507) Counties 
have the highest incomes in the region. The largest 
share of households (28%) in Lake City have annual 
incomes below $15,000, followed by those with 
$35,000-$50,000 (17.6%).

The City of Lake City is 76% Black and 20% White, 
with 3.62% of the population identifying as Hispanic 
or Latino. 
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EMPLOYMENT PATTERNS

The highest paying jobs in Lake City 

include executives, administrative 

supervisors, physicians, health 

technicians, and post-secondary 

teachers. 

40% of Lake City’s population over the age of 25 
has some college education, 34% have a high 
school diploma or GED, and 26% have less than a 
high school diploma. 

86% of workers drive alone to work, 4.6% carpool, 
and 1% use transit. Lake City residents spend an 
average of 25 minutes commuting to work. 

85% of Lake City residents with jobs 

commute outside of town for work.

Lake City has a high unemployment rate at 

11.37%, compared to Florence County at 7.54%. 

The entire region has a higher unemployment 

rate than the State of South Carolina at 6.13%.

There were 2,320 jobs in Lake City in 2014, and the 

highest number of jobs included Retail Trade (18%), 

Accommodations and Food Service (16%), and 

Educational Services (15%). Manufacturing has a strong 

presence in Lake City’s immediate area providing 26% 

of jobs in the 29560 zip code. Downtown employment 

opportunities lie within the retail, accommodations, and 

visitor businesses. 

The infographics on these pages illustrate 

the demographics and employment 

patterns as analyzed in the market study. 

Employment trends shown are from the US 

Census Bureau On the Map program and 

2014 American Community Survey (ACS).
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Retail Demand

Although Lake City has the potential to grow its 

share of the regional retail market, it will be difficult 

to out-compete Florence in many retail categories. 

The key opportunities for Lake City meet demand 

while complementing Florence in terms of specialty 

shopping and destination-oriented retail and 

dining. For Downtown Lake City, the market data 

show potential for growth for new or expanded 

businesses, including:

• Restaurants (38,383 sqft). Independent 

restaurants are destination businesses that 

bring activity to downtowns. These range from 

2,500 to 4,000 square feet. 

• Clothing and Accessories (19,887 sqft).

Most of this demand is in family and women’s 

categories. Downtown has begun to create 

a cluster of these businesses, which can be 

further enhanced.

• Consumer Electronics (7,524 sqft). This 

category has changed tremendously over the 

past decade as national chains have closed 

There is demand for an independent retailer 

specializing in these goods.

• Sporting Goods (5,693 sqft)

• Jewelry (5,707 sqft)

• Other. The categories of building materials/

supply and general merchandising show 

opportunity for growth in the market. This 

need could be met through an independent 

hardware store or farm cooperative Downtown. 

Lake City’s market could 
support approximately 172,000 
square feet of new retail space. 
The Downtown area could 
support about 77,000 of this 
total retail space over time. 
The opportunities Downtown 
include food and beverage 
and specialty retail, and the 
breakdown is as follows: 
restaurants (38,383 square 
feet), clothing and accessories 
(19,887 square feet), consumer 
electronics (7,524 square feet), 
sporting goods (5,693 square 
feet), and jewelry (5,707 square 
feet). The infographic to the 
left shows these proportionally 
in the “77,000 SQFT” colored 
chart for Downtown Lake City. 

The infographics on these pages describe the 

projected retail demand for Lake City and the 

Downtown area (left). and the housing patterns 

and demand for Lake City (right).



       CULTIVATE LAKE CITY >> Downtown Master Plan        39 

HOUSING PATTERNS
Housing Demand

The market study compared regional trends to 

stakeholder input to determine the opportunity for 

new housing, particularly Downtown. The following 

list summarizes the housing demand conditions in 

Lake City and Florence County:

• Housing construction in the County dropped 

beginning in 2007, two years after the recession 

affected other urban centers. 

• Since 2009, new housing construction in the 

County has remained stable.

• According to Zillow, there are currently 31 

homes for sale in Lake City’s zip code, ranging 

from sale prices of $14,900 to $400,000. 

• Zillow shows a median rental price for a single-

family home in Lake City at $836 per month in 

March 2016. 

• Limited apartment offerings exist in Lake 

City, and they are predominantly low-income. 

Market-rate apartments currently show $447 

per month for a two-bedroom unit.

• No townhomes or condominiums exist in Lake 

City, but they do exist in Florence County in the 

form of apartment-style condos and garden 

homes. 

Lake City exists in a slow to no-growth rural area, 

yet the data itself is only part of the story. While 

previous assessments have shown limited demand 

for new housing, participants mentioned an 

Lake City’s median housing unit value is 

$76,183, compared to $124,000 for Florence 

County. Housing values in Lake City have 

increased marginally since their bottom in 

the second quarter of 2008. Typical of rural 

communities, Lake City generally has an 

older housing stock with 1976 being the 

median year built. 

58% of the housing units are owner-

occupied. 83% of the housing units in Lake 

City are single-family homes.

overall lack of housing options.  Specifically, it was 

suggested that a worker or business owner living in 

Florence or another nearby community has limited 

choice to reside in Lake City. They mentioned 

that they would like to live here, but there simply 

is no product. Many of the needs conveyed by 

community stakeholders could be served in or near 

Downtown, potentially in the form of second-story 

units above shops, vacant buildings adaptively-

reused as residential, or pocket infill development.

The future park just outside of the study area will 

present another opportunity for planned residential 

development that could include detached or 

attached single-family. This type of development 

not only could connect the key assets of Downtown 

and the new park, but close the gap for families 

and young professionals seeking reasonable 

housing product in the $150,000 - $250,000 range, 

which currently does not exist in the Lake City 

market. Potential for new residential units in Lake 

City as described above exists, even if not defined 

by market trends. However, that potential will be 

somewhat limited in scale and price point. 
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>> 2.0 CULTIVATE COMMUNITY
// Outreach Process
// Stakeholder Interviews
// Survey Results
// Charrette Results
// Final Public Open House



SITE WALKS & OUTREACH
• Site visits to analyze the 

physical conditions

• Talk with people and 

business owners while 

walking around
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>> THE OUTREACH PROCESS involved 
multiple methods, including stakeholder 
focus groups, media releases, signage and 
post cards distributed to merchants, online 
and paper surveys, a 3-day charrette, and a 
final public open house to display the final 
recommendations.

The diagram to the right summarizes the public 

outreach through each stage of the planning 

process. The stakeholder interviews (described on 

page 44) took place two weeks prior to the 3-Day 

Design charrette and allowed the TSW Team to 

distribute marketing materials about the charrette 

and survey to key community members. 

STAKEHOLDER INTERVIEWS

IDENTIFY 

NEEDS

• Identify stakeholders

• Stakeholder Interviews & 

Focus Groups

• SWOT Analysis (pages 

44-45)

MARKETING OUTREACH

ONLINE & PAPER SURVEYDISTRIBUTED MARKETING MATERIALS 
AND SURVEYS TO KEY COMMUNITY 
MEMBERS TO SPREAD THE WORD

RESEARCH 
& MAPPING 
VERIFIED

>> PREVIOUS PLANSOUTREACH PROCESS2.1

SITE VISITS & 

MAPPING



3-DAY CHARRETTE

• Design and planning concepts

• Public presentations and feedback
REVIEW SURVEY RESULTS

• 296 Surveys collected

• Review comments from 

charrette

FINAL PUBLIC MEETING / 
OPEN HOUSE
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COORDINATION WITH GLCCDO

GREAT FEEDBACK & 
ENTHUSIASM FROM
THE COMMUNITY

COMMUNITY PREFERENCES 
ALIGN WITH VISION

FINAL 

RECOMMENDATIONS

ENTHUSIASM ABOUT 
THE PLAN

DESIGN & 
PLANNING

REVIEW

FEEDBACK

VISION ESTABLISHED
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>> STAKEHOLDER INTERVIEWS AND 
FOCUS GROUPS were conducted on May 
11, 2016, at the Inn at the Crossroads. Each 
Focus Group was one hour long and included 
1-6 people per group. 

Stakeholders were identified by the GLCCDO board 

based on community roles and included a diverse 

group of people.  During the focus groups, the TSW 

Team led the participants through a Strengths, 

Weaknesses, Opportunities, Threats (SWOT) 

Analysis to determine the key challenges and 

opportunities for Downtown Lake City.  The TSW 

Team wrote the comments on large notepads at 

the front of the room (shown in the images to the 

right). The SWOT Analysis summary is shown in the 

chart on the adjacent page, and the infographics 

on this page identify the top items mentioned by 

all of the focus groups, including ArtFields, the re-

location of Florence-Darlington Technical College 

to Downtown, the need for quality and affordable 

housing Downtown, the lack of communication 

between agencies and civic organizations, and the 

need to add more and maintain infrastructure. 

>> PREVIOUS PLANSSTAKEHOLDER 
INTERVIEWS2.2

>> EXAMPLES OF THE SHEETS OF THE 
SWOT ANALYSIS FROM THE FOCUS 
GROUPS
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>> SWOT ANALYSIS SUMMARY (PUBLIC COMMENTS)
STRENGTHS WEAKNESSES OPPORTUNITIES THREATS
People

• Hospitable, kind, generous people

• Young people are returning

• Involved civic organizations that 

support Lake City

• More racial and economic diversity 

in people involved in the community 

than in the past

Location

• Geographic location (proximity to 

Charleston, Myrtle Beach, Florence)

• Highway (US 52, I-20) and railroad 

access

 

Resources

• Concerts series, the arts, theatre 

groups

• Senior citizens center is very active 

(fitness, computer training)

• New Boys’ and Girls Club (classes 

have expanded)

• ArtFields helps economic 

development (15,000 to 20,000 

people attend the event)

• Farmers’ Market once a week every 

week

• Cannery has expanded and added 

more jobs

• Downtown Historic District

• Lynches River

Development

• Lack of housing (rental or to own)

• Lack of affordable workforce housing

• No places for young people to gather

• Parking is an issue during events, and 

it affects the retail establishments

• Maintenance of infrastructure (roads, 

sidewalks, water system, lighting)

• Need more space for large events

Social & Economic Issues

• Educational attainment

• Rampant drug problem

• School district is under-performing

• Low-income 

• People commute out of Lake City

City Organization

• Need a full-time mayor

• Code enforcement and vacant 

structures; litter & cleanliness

• Crime is more than a perception

• Tourism board is needed - the City is 

missing out on hotel tax that would 

go to the General Fund because it 

currently goes to the County

• Too many government and agency 

websites that are not connected with 

the same information

Development

• Tourism (day trips, RV Park)

• Florence-Darlington Technical 

College is relocating Downtown

• Expand housing Downtown with a 

mix of unit types and walkability

• Performing arts center is needed

• Farm-to-Table uses / culinary arts

• Attract tech companies & start-ups

• Imperial Tobacco Warehouse could 

be used as lofts or an event facility

• The New Lake / Park (Fall 2016)

• Bike facilities and sidewalk 

improvements / additions

• Theatre or night entertainment to 

keep people Downtown

• Bowling alley, movie theatre, mall, or 

retail establishments 

• Grocery store needed

Funding Opportunities

• Penny sales tax that could be used 

in different ways

• Federal Grant funding for Historic 

District (Main Street funding, etc. 

have not been used)

Development

• Infrastructure quality and parking

• Cost to renovate older buildings 

could make housing units above 

shops expensive

• Drainage, especially Downtown, 

and some areas flood frequently. 

• Out-migration: what would keep 

people here?

Social & Economic Issues

• Poverty and gentrification concerns

• Racial divide (better than it has 

been)

• Educational attainment

• Drug and crime problems

Community Relations

• Advertisement for events is lacking 

and no consolidated effort exists to 

organize them. 

• Inter-agency communication

• Next group of community leaders 

does not exist at this time
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>> ONLINE SURVEYS were provided from 
May 6 to June 6, 2016. Paper surveys were 
given to stakeholders to distribute throughout 
the community during the stakeholder focus 
groups and during the design charrette. 

Survey Results

The TSW Team received 296 surveys total (paper 

and online responses), an impressive number for a 

city with a small population. The surveys included 

questions about how people use Downtown 

Lake City, what should be prioritized to revitalize 

Downtown, items that should be added Downtown, 

transportation issues, and demographics questions 

about the survey respondents. The demographics 

questions were optional; therefore, they were not 

filled out for all survey respondents. Approximately 

30% of the respondents did not answer these 

questions; however, based on the data received, 

the city’s population composition is not represented 

by those who answered these questions. The 

infographics on the following pages illustrate the 

survey results. 

>> PREVIOUS PLANSSURVEY RESULTS2.3
71% of survey 

respondents 

noted that they 

visit Downtown 

Lake City more 

than 4 times a 

month. 

The majority of survey respondents (88%) live in Florence County, and nearly half (45%) of 

all respondents live within the Lake City limits. 79% of the respondents have lived in their 

communities for more than 10 years. 

The top 3 reasons to visit Downtown Lake City 

(> 50% of respondents; they could choose 

more than one) are ArtFields and other events, 

restaurants, and errands. 
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DEMOGRAPHICS OF RESPONDENTS
Though the response rate of the survey was 

4.3% of the city’s population, the sample 

was not representative of Lake City’s 

demographics. The demographics questions 

were optional, and many respondents left 

them unanswered. However, of those who 

answered, the majority were people with 

higher incomes than the median, higher 

educational attainment than the average, 

and identified as white.  
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The first questions of the survey asked “What’s one word to describe Lake City today?” and “What’s one 
word to describe Lake City tomorrow?” The above graphics illustrate the words that people wrote more 
than once. The size of the words represents how frequently that word was written relative to the others. 
Some of the initial words have an negative connotation, but most are positive for the current conditions of 
Lake City. The second question uncovered respondents’ increased optimism for Downtown Lake City. 

One question asked what makes Lake City a 

great place to live or work. More than half of 

the responses were related to people, the 

friendliness of people, and the community. 

The small-town character received many 

mentions as well. Though other responses 

were received, the infographic above shows 

the top responses proportional to the 

number of responses. 
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Less

No Opinion

Multiple questions asked what respondents would like to see more, the 
same, or less of in Downtown Lake City (or if they had no opinion). Most 
respondents (more than 50%) wanted to see more of all options, except 
for hotels (more than 50% would like to see the same). Respondents 
could write suggestions and many people expressed the need for things 
to do for teenagers, a sports complex, a movie theater, a bowling alley, 
and a skating rink / park (items above). 

HOW TO REVITALIZE DOWNTOWN LAKE CITY?
Respondents were asked which options were the most important to 
revitalize Downtown Lake City (they could choose more than one). This 
question was repeated in the Ball / Basket exercise at the charrette 
(page 50). Housing was divided into apartments, condominiums, and 
townhomes. Though, individually, the options did not gather more than 
50% of votes, together, housing became the most important item to add 
Downtown. Other items that received 60% or more of the responses 
were restaurants, concerts and special events, public parks and plazas, 
and sidewalk maintenance. The addition of streets and sidewalks and 
Florence-Darlington Technical College received more than 50%. 

MORE, THE SAME, LESS, NO OPINION?

More

Same

MAJOR TRANSPORTATION ISSUES
Most respondents (more than 70%) noted 

that pedestrian safety, road maintenance, 

appearance of streets, and railroad 

crossings were the most important 

transportation issues Downtown. More 

than half noted that parking, visibility 

at intersections, and bicycle paths and 

sidewalks are other issues. 
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>> KEY SURVEY FINDINGS

The following overarching points were gathered 

from the survey response data and were supported 

by comments at the charrette (pages 50 to 53) and 

the stakeholder interviews (pages 44 to 45):

• Walking and biking are desired;

• Transportation issues are a major concern;

• The people make Lake City a great place to be;

• Housing is needed Downtown;

• New sidewalks and maintained sidewalks are 

important to improving walkability;

• Lake City needs more things for young adults 

to do;

• The growth and improvement of Downtown has 

been noticed;

• Lake City has great potential for more growth 

and revitalization;

• Events and restaurants are major draws, and 

more are desired (particularly casual dining);

• The majority of survey respondents (more 

than 75%) wanted all of the recreation items 

mentioned;

• Few survey respondents want to live 

Downtown, but the stakeholder interviews 

noted that housing was a major opportunity.

The infographic to the right shows 

what respondents noted as the 

ways to improve walking and 

biking in Downtown Lake City, 

with the top three choices being 

sidewalk maintenance, safe access 

across the railroad tracks, and bike 

lanes. 

37% of survey 

respondents noted 

that they would be 

interested in living 

Downtown at this time.

The infographic to the 

left shows the type of 

housing units people 

would like Downtown 

and what they would be 

willing to pay to rent or 

own. 
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>> THE CHARRETTE (DESIGN WORKSHOP) 
was held May 23 to 25, 2016, at the Bean 
Market. The TSW Team offered opportunities 
for design and planning input during public 
meetings. The preliminary recommendations 
were met with enthusiasm. 

The Process

The entire TSW Team met in Lake City for a three-

day charrette (design workshop), which was 

advertised to Lake City residents via email, large 

banner signs at key community gateways, posters 

and post cards in local businesses, and yard signs 

on the streets. The Team held three open house 

meetings that included feature presentations on 

key issues, such as railroad crossing treatments and 

shared streets, stations for public input activities, 

and stations where visitors could speak one-on-one 

with the designers about their ideas. Approximately 

50 people visited during the first public open house. 

Results

The Image Preference Survey (IPS), shown in the 

image to the top right allowed visitors to place dots 

on their preferences for types of development. The 

most frequently chosen images are shown on the 

adjacent pages. A zoning station allowed residents 

to see what is currently permitted Downtown 

(expansive parking, large pole signs), and what is 

not (bars and breweries, housing). The Ball / Basket 

activity allowed visitors to toss balls into baskets 

that corresponded with their preferences for options 

to revitalize Downtown (these results are combined 

with the survey results for the same question, page 

48). 

>> PREVIOUS PLANSCHARRETTE RESULTS2.4

Top, left and middle, left: Visitors went to 

different stations during the open houses to 

learn about the design ideas. 

Right: The Image Preference Survey allowed 

visitors to choose their design preferences 

for different development types. 



       CULTIVATE LAKE CITY >> Downtown Master Plan        51 

>> PRELIMINARY DESIGN IDEAS

The Team created an overall vision and goals and 

objectives (see Chapter 3) for the Cultivate Lake 

City plan, based on survey results, input at the 

design charrette, and the stakeholder interviews. 

The Framework Plan (page 59), which identifies 

the design zones, emerged from this vision and 

informed the overall design decisions for each of 

the key areas explored.

The study area was divided into design zones:

• Florence-Darlington Technical College 

relocation to Lake City Plaza (and 

supporting development)

• Main Street

• Sauls Street

• The Town Green

• Church Street

• Village on the Green (at Church Street)

COMMERCIAL >> HOUSING + RETAIL PARKS >> NEIGHBORHOOD SQUARE

SINGLE-FAMILY RESIDENTIAL >> 1-STORYMULTI-FAMILY RESIDENTIAL >> CONDOS

MIXED-USE >> THREE-STORIES TRANSPORTATION >> WIDE SIDEWALKS
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>> MAJOR DESIGN IDEAS
Design ideas address the vision.
• Shared, curbless streets with on-street 

parking 

• Connected pedestrian spaces, alleys, 

and pocket parks

• Community gardening

• Gateways into Downtown

• Safer crossings

>> MAJOR POLICY IDEAS
• Revise zoning code as necessary to 

allow certain uses Downtown

• Improve government and civic group 

communication and communication to 

the public

• Establish retail recruitment strategies 

• Establish strategies to accommodate 

Downtown housing
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Performing Arts 
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Ch. 3)
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& Parking
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Parking

Mixed-use, Typ.
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Florence-
Darlington Tech 
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MAIN STREET >> CURBLESS WITH 
BIO-SWALES & WIDER SIDEWALKS VILLAGE ON THE GREEN >> MIX OF RESIDENTIAL UNITS ON CHURCH STREET
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The plans and sketches on these pages 

show the majority of the planning and design 

recommendations that emerged at the charrette, 

but more detail is provided in Chapter 3. It is 

recommended that a new roundabout is added 

to West Main Street as a gateway into Downtown, 

and new streets are pulled through the current 

Lake City Plaza to enhance the street grid and 

allow opportunities for additional mixed-use 

development. Adding the Town Green and City 

Hall to West Main Street will also add to the 

Downtown pedestrian activity level. Streetscape 

enhancements with on-street parking and wider 

sidewalks are recommended for Main, Sauls, and 

Church Streets (Sauls and Main shown to the left). 

Housing is added at Church Street and Sauls Street 

with nest homes and townhomes, in the mixed-

use areas along Main Street, at the new Florence-

Darlington Tech campus, and on the vacant site 

currently used for parking near the R.O.B.  
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>> THE FINAL OPEN HOUSE took place on 
Monday, September 12th, 2016, at the Bean 
Market.

Open House: 3:30 PM to 6:30 PM

The TSW Team displayed the final planning 

recommendations, implementation strategy, and 

Alta Planning & Design’s Pedestrian Plan on large 

boards in an informal open house setting. A steady 

stream of attendees came during the open house 

portion. The main concerns and comments that 

occurred during this time period included:

• The connection of this plan to the 

Comprehensive Plan and efforts of the City of 

Lake City;

• The purpose of the roundabout at Church 

Street and Main Street;

• The progress on designating a truck route and 

where it will be;

• Bringing industry to Lake City;

• Clarification on parking types and locations

• Zoning concerns and recommendations;

• Enthusiasm about Florence-Darlington 

Technical College, Sauls Street, and walkability 

improvements Downtown.

Most attendees heard about the meeting through 

email correspondence, and many learned about 

the meeting through the notice on the utility bills 

and posters displayed throughout Downtown. Many 

attendees requested a copy of the report. 

Presentation: 7:00 PM to 8:00 PM

The TSW Team presented the final 

recommendations and implementation strategy in 

>> PREVIOUS PLANSFINAL OPEN HOUSE2.5

Above: Many people attended the informal 

open house during the afternoon of 

September 12. 
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>> PUBLIC INPUT KEY NOTES
Public engagement spanned the entirety 

of the planning process. The TSW Team 

maintained contact with emails and signage 

throughout the City prior to meetings and 

coordination with the GLCCDO and the City 

of Lake City.

The key items to note about the process 

include:

• The TSW Team received consistent and 

engaged participation from the residents 

of Lake City.

• The TSW Team received positive 

feedback about the majority of the 

design and planning recommendations.

• Residents of Lake City are optimistic and 

hopeful about the future of Lake City.

• Participants recognize the progress 

made in recent years and anticipate the 

implementation of these projects.
a formal presentation, and approximately 70 people 

attended this portion of the Open House. 

Many attendees who visited during the afternoon’s 

open house also attended the final presentation in 

the evening. The TSW Team answered questions 

about the roundabout at Church Street and Main 

Street, potential truck route, implementation 

timeline, and bringing jobs to Lake City. 

Above: More than 70 people attended the 

final public open house. 

Top, right: Some of the attendees at the final 

presentation during the open house. 

Middle, right: A steady stream of people 

attended the meeting in the afternoon. 
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// Vision, Goals, Objectives
// Framework Plan
// Site Plan & Design Zone Plans
// Policy Recommendations

>> 3.0 CULTIVATE VISION
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Support the relocation of Florence-

Darlington Technical College Downtown

• Site the planned education building

• Enhance network to add supportive uses

VISION
“To create an active and 

inclusive Downtown by 

cultivating history, the arts, 

and the people of 

Lake City.”

>> THE VISION is “to create an active and 
inclusive Downtown by cultivating history, the 
arts, and the people of Lake City.” 

Vision to Goals & Objectives

The Vision was established based on input received 

during the stakeholder interviews, at the charrette, 

and from the survey results. Specific design and 

policy goals address the vision (diagram to the 

right), which led to the Framework Plan. The 

Framework Plan establishes design zones and the 

patterns for development, shown in images and 

the map to the right. The patterns include improved 

crossings, connected pedestrian spaces (alleys, 

pocket parks) that build on the current pedestrian 

spaces, community gardens, parking courts, 

shared spaces and streets, and gateways. These 

patterns, which are shown in each of the design 

zones, require specific development types and a 

policy response in order to be successful. Housing 

and commercial development must be enhanced 

Downtown, and zoning and code changes are 

needed to do so. 

THE VISION3.1

DESIGN GOALS POLICY GOALS

FRAMEWORK PLAN (SEE RIGHT)

Encourage appropriate residential & 

commercial development Downtown

• Provide quality, affordable housing

• Attract businesses & retail

• Redevelop brownfields

Make walking and biking easier

• Add sidewalks & trails (Pedestrian Plan)

• Create shared streets

• Safer intersections & railroad crossings

Grow the arts & tourism communities

• Build a performing arts building

• Increase network connections

• Incorporate art in new development

Facilitate the improvement of schools

• Increase the walkability for students and 

teachers with improved connections

• Add affordable housing Downtown that 

teachers can use

Improve the inter-agency communication

• Link websites with the same information

• Add consistent signage throughout town

• Utilize multiple methods to communicate

POLICY RESPONSE TO 
SUPPORT DESIGN
• Zoning updates

• Housing strategies

• Retail recruitment 

strategies

SPECIFIC DESIGN RESPONSE
• Improved crossings

• Connected pedestrian 

spaces

• Community gardens

• Parking Courts

• Shared spaces

• Gateways
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>> KEY RETAIL STREETS
Main Street and Sauls Street are the 

key retail streets (A Streets) Downtown, 

and Acline Avenue / Acline Street and 

Church Street are secondary retail 

streets (B Streets). The gateways 

created by the roundabouts establish 

this central retail area, approximately 

1,200 feet (a 5-minute walk) in length 

on Main Street. The nature of these 

retail streets will change to encourage 

more pedestrian activity supporting 

the retail. In this plan, Main Street is a 

curbless street with on-street parking 

and wider sidewalks. Sauls Street is a 

curbless, shared street, with a major 

focus on pedestrian movement and 

flexible plaza space. Acline Street 

becomes two-way with consistent 

sidewalks and on-street parking, and 

on-street parking is added to Acline 

Avenue. Finally, Church Street will 

receive a “road diet” with narrower 

vehicle lanes, on-street parking, and 

bulb-outs for utility poles and trees. 
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Photo credit: 
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>> THE CULTIVATE LAKE CITY SITE 
PLAN focuses on walkability, enhancing 
streetscapes, locating Florence-Darlington 
Tech Downtown, moving City Hall and 
other civic uses Downtown, and providing 
appropriate residential and commercial 
development.

The following pages discuss the specific design 

recommendations for each of the design zones. 

The map to the right shows the entire study 

area, and the design zones are described in 

separate sections. This site plan also considers the 

recommendations made by the 2016 pedestrian 

planning effort. The primary recommendations 

include:

• Enhanced streetscapes on Main Street, Sauls 

Street, Acline Avenue, and Church Street;

• New sidewalks on many streets and pedestrian 

cut-throughs to expand the pedestrian 

network;

• Florence-Darlington Technical College and 

supporting development on Lake City Plaza;

• Relocating City Hall Downtown;

SITE PLAN CONCEPT3.2
• Calhoun Street

• John Street

• Kelley Street

• Knight Street

• Lance Street

• McAllister Street

• Moore Street

• Morris Street

• Williamsburg Avenue

• Church Street

• Acline Avenue

• All new street 
connections

New sidewalks are added in many areas of the Cultivate 
Lake City study area. Many of these were also proposed in 
the 2016 Pedestrian Plan. 

This site plan created 672 on-street parking spaces (some 
of them are reconfigured on Main Street to allow room for 
bulb-outs). Some are reconfigured on Acline Street and 
Acline Avenue to accommodate two-way traffic and more 
spaces. 490 parking spaces within existing parking areas 
were reconfigured and/or added to accommodate the new 
development. 

• Creating a gateway on West Main Street;

• Adding a Performing Arts Center;

• Providing new residential development;

• Providing new green space; and

• Reconfiguring parking spaces to be more 

efficient.

Right: The overall site plan for the Cultivate 

Lake City Study Area.

The infographics above and to the right 

describe some of the recommendations. 
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70 new units are proposed (Single-Family, 

Nest Homes, Townhomes, and Live / Work 

Units). This number does not include the 

potential units above current or proposed 

retail spaces. 

Performing 
Arts Center

New 
Roundabout /
Gateway

Florence-Darlington
Technical College &
Supporting 
Development

Town Green
& City Hall

Village on
the Green 
(Residential) The 

R.O.B.

Imperial
Tobacco
Warehouse

Approximately 110,000 square feet of new 

ground-floor retail space is proposed over 

time. This does not include the current vacant 

retail parcels. This development is located 

at the Town Square and Florence-Darlington 

Technical College design zones in the plan. 

Though greater than the projected retail 

demand for Downtown, it is not intended to 

occur all at once. This will develop in phases 

as Downtown attracts more residents, visitors, 

and businesses. 
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>> THE LAKE CITY PLAZA and some adjacent 
out-parcels were reimagined as the Downtown 
Lake City Florence-Darlington Technical 
College campus.

Current On-Site Businesses

All current businesses located on the Lake City 

Plaza site are relocated into new buildings on the 

site and to the north on Kelley Street as labeled.

Florence-Darlington Tech Curriculum

This campus will primarily support the culinary 

arts, and this program will have the use of an 

adjacent community garden. Students can learn 

about marketing and selling their products / 

garden produce, and can support local restaurants 

Downtown through sales and employment. The 

culinary school could also start a food truck 

program through this partnership. 

Supporting Development

The campus is supported by retail along the new 

streets with residential and offices above. The new 

Performing Arts Center will support campus and 

community events. 
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DARLINGTON TECH3.3
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Main Campus Building

The conceptual re-design of the new Florence-

Darlington Technical College uses the brick 

warehouse heritage of Lake City. The re-designed 

main campus building blends local elements from 

the neighboring warehouses with the original floor 

plan. This building would support the culinary 

arts program and other educational programs. 

The proposed building location is at the corner of 

McAllister Street and West Main Street to continue 

the line of buildings along Main Street, and to be 

conveniently located near the community garden 

and Downtown restaurants. 

Performing Arts Center

The image on the bottom of the adjacent page 

is the front façade of the proposed Lake City 

Performing Arts Center. This concept uses 

inspiration from the city’s beautiful brick buildings, 

but adds a curving limestone front lobby to achieve 

an appropriate civic look. It is intended to be eco-

friendly with exterior solar-shading eyebrows. This 

building is situated at the end of the new street to 

establish a terminating and iconic view as people 

enter the city at the proposed roundabout on West 

Main Street. 

Above: The brick architectural styles on 

historic and new buildings in Lake City 

were used as inspiration for the Florence-

Darlington Technical College buildings. 

Right: Conceptual architectural designs for 

the new Downtown campus.
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MAIN CAMPUS BUILDING  >> CONCEPTUAL RE-DESIGN OF PLANNED BUILDING, LOCATED AT MAIN STREET & MCALLISTER

PERFORMING ARTS CENTER  >> LOCATED AT THE TERMINUS OF THE NEW STREET CONNECTION
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3.4

Above: Sulphur Springs, Texas, shows an 

example of curbless streets surrounding a 

civic green space with on-street parking. 

THE TOWN GREEN

>> THE TOWN GREEN provides a civic open 
space with adjacent retail and residential 
development, new streets, and a relocated 
City Hall.

City Hall

The current City Hall is disconnected from 

Downtown. This new location brings City Hall into 

the center of activity and provides a terminating 

view from Main Street upon entry into Downtown.

Retail & Residential Development

New, infill retail buildings are proposed adjacent to 

existing retail buildings and the new Town Green, 

and the upper floors could include residential units. 

Each of the retail areas has a parking court behind it 

that accommodates parking but also functions as a 

small plaza.

Town Green

The Town Green is located on the current T.D. 

Bank site, which is primarily used for parking 

and vehicular access at this time. This new civic 

space provides a passive green space for small 

community gatherings or events. The streets on 

each side of the green are curbless with pavers, 

street trees, and on-street parking. These streets 

extend the usable public gathering space and can 

be closed for larger community events, so that 

activity can flow onto a larger area. 

Curbless 
Street and 
Angled 
Parking

Civic Green 
Space

City Hall
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Top: Near-term changes can be made to 

improve the pedestrian experience on Main 

Street by moving the light poles where the 

sidewalk is narrow.

Middle: The recommended, curbless street 

section for Main Street.

MAIN STREET

>> THE MAIN STREET zone focuses on the 
Main Street corridor, the improved railroad 
crossing, and enhancements on Acline Avenue. 

Main Street

A curbless street is recommended for Main Street, 

which would include two vehicle lanes, two sides of 

on-street parking, valley gutters, bio-swale planters, 

and street trees. The curbless street creates 

accessibility, but designated ADA parking should be 

identified. A short-term recommendation is to move 

the street lights from the center of the sidewalks to 

the fronts of buildings in order to open pedestrian 

paths. Two roundabouts flank the central retail 

district, providing Downtown gateways, which could 

include historic signage. As planned, the street 

should become a City street to facilitate closures for 

local events and reduce freight traffic. 

Railroad Crossing

The railroad crossing at Main Street will include 

concrete sidewalks to identify the crossing location, 

crosswalks, fencing to prevent pedestrian crossings 

in other locations, a pedestrian crossing arm, and 

enhanced landscaping. 

Acline Avenue & Acline Street

Acline Street will be converted from one-way to 

two-way vehicular traffic. More parallel parking 

will be added with street trees in bulb-outs. Acline 

Avenue will also have more on-street parking with 

angled and parallel spaces and street trees in bulb-

outs. ADA / accessible parking should be identified 

in appropriate locations near businesses.

3.5

Main Street Section

• Curbless street profile

• All accessible parking 

spaces

• Flexible street 

programming 

(parking, event 

space, accessibility, 

maintenance)

50 - 55’
6.5 - 9’6.5 - 9’ 7’ 11’ 11’ 7’

On-Street
Parking &
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Valley Gutter
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>> SAULS STREET will become a shared 
street with pavers spanning the space 
between the buildings.

Shared Streets

The shared street concept will allow the businesses 

on Sauls Street to create displays outside of their 

stores. Movable furniture and movable tree boxes 

allow flexibility in the organization of the space. 

Travel speeds for vehicles will be reduced, but 

vehicular traffic and on-street parking are still 

permitted. Pedestrians, cyclists, and drivers can 

all use the space equally, and for large events, the 

street can be closed for pedestrians or cyclists only 

to create a plaza. A pedestrian path (red line on 

plan to the right) will connect to small plaza spaces 

behind the buildings and the existing pedestrian 

cut-through that leads to Main Street. The rear plaza 

spaces can be used for events, outdoor seating for 

restaurants and bars, and provide small, shaded 

gathering spaces.  

3.6

Above: The shared street concept proposed 

for Sauls Street, which would accommodate 

all modes of transportation. 

SAULS STREET
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3.7 CHURCH STREET

>> RECOMMENDATIONS FOR CHURCH 
STREET include the addition of on-street 
parking, some residential development, and a 
multi-use trail north of Main Street.

On-Street Parking

Church Street currently has very wide lanes for 

vehicular traffic and narrow sidewalks with signage 

and utility poles blocking pedestrian paths. On-

street, parallel parking is proposed for both sides 

of the street with bulb-outs to accommodate utility 

poles and street trees. 

Residential Development

Townhomes with garages facing both Sauls Street 

and Church Street are proposed. On the east side 

of the street, clustered “nest” homes are proposed 

with angled parking. These units are small, single-

family homes that face green space. 

Multi-use Trail

As recommended in the Alta Planning & Design 

2016 Pedestrian Plan, a multi-use trail is proposed 

for the west side of Church Street within the existing 

right-of-way north of Main Street (red line on the 

plan to the right). The trail will connect to the new 

park and will be supplemented by the sidewalk on 

the other side of the street. 

Remove 
Signs from 
Sidewalk

Move Utility 
poles to 
bulb-outs

Multi-use
Trail

On-Street
Parking & 
Bulb-outs 
(8’)

On-Street
Parking & 
Bulb-outs 
(8’)

Travel Lanes
(24’ total, 12’ 
lanes)

5’ Sidewalk

Above: The existing conditions of Church 

Street and how the street section will 

be changed to accommodate on-street 

parking, trees, and a multi-use trail. 
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A multi-use trail is proposed for Church Street 
north of Main Street, which will fit within the 
existing right-of-way.

18 residential units 
were added to 
this area, but this 
number does not 
include potential 
lofts above 
existing retail.

44 parking spaces 
were reconfigured 
in the parking 
court.

49 on-street parking 
spaces were added on 
Church Street north of 
Main Street and on the 
New Streets labeled 
on the plan
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>> THE VILLAGE ON THE GREEN adds a 
mix of residential units with adjacent green 
spaces on the vacant lots in front of the R.O.B.

Nest Homes & Single-Family Units

The “nest” homes are small, single-family units that 

face small green spaces and have surface parking 

spots. Others are single-family units accessible 

for vehicles by alleys. These units would also 

be relatively small to maintain affordability, but 

potentially larger than the nest homes.

Townhomes & Live-Work Units

Townhomes with garages and live-work units are 

proposed for the lots facing Church Street. Live-

work units promote creative businesses because, 

for example, artists could have a studio and 

residence in the same unit. 

Church Street

Church Street is narrow in this area, but one side of 

on-street, parallel parking is maintained adjacent 

to the proposed development. Street trees on both 

3.8

Top: Small, cluster “nest” homes that face 

green space (Lew Oliver, 2016).

VILLAGE ON THE 
GREEN

sides of the street are proposed, and the vacant 

green space on the west side could be used for a 

future park or additional development if appropriate.

The R.O.B.

The R.O.B. is preserved, but it is proposed that a 

new access alley and flex plaza are located at the 

current entrance. A new entrance on Williamsburg 

Avenue with an entrance plaza is recommended.

Common Green 
Space

Unit faces 

green space

Small
Single-
Family Unit
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52 residential units are recommended on the 
current parking lot in front of the R.O.B. These will 
be supported by on-street parking on Church 
Street, 34 parking spaces in lots, and garages for 
the townhomes. 
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>> 4.0 CULTIVATE THE FUTURE
// Phasing Plan & Timeline
// Business Development & Housing Strategy
// Themes & Policies
// Market & Business Development
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4.1 PHASING PLAN & 
TIMELINE

CULTIVATE L AKE CIT Y >>  PROJECT L IST
PHASE 1 -  SAULS STREE T
# PROJEC T NAME PROJEC T DE TA ILS

1A Shared Street Construction Remove curbs, adjust drainage, pave with pavers.

1A Purchase commercial buildings Purchase remaining commercial buildings.

1B Residential units on Sauls Street Construct the townhomes and nest units to test the market 
for future Downtown residential development.

1C Church Street streetscape changes North of Main Street. Add on-street parking, bulb-outs for 
trees and utility poles, multi-use trail.

1C Plazas and pedestrian cut-throughs 
between Sauls Street & Main Street

Demolish building across from the existing cut-through, 
add rear plazas, connect pedestrian paths.

PHASE 2 -  FLORENCE-DARLINGTON TECH
# PROJEC T NAME PROJEC T DE TA ILS

2A Streets and infrastructure New streets on Lake City Plaza property, new roundabout, 
street extension from Dansing Street, shaded parking.

2A First campus building Construct the planned culinary arts building.

2B Move existing commercial 
establishments

Build new Dollar General and other retail buildings north of 
Lake City Plaza with parking. Move existing retail here.

2C Construct community garden Community garden located southeast of McAllister Street.

2D Performing Arts Building Hire design firm and construct the new building.

2E Mixed-use buildings Retail on bottom with office and / or apartments up to 3 
stories above retail.

PHASE 3 -  RAILROAD CROSSINGS
# PROJEC T NAME PROJEC T DE TA ILS

3A Main Street crossing improvements Sidewalks, crosswalks, crossing arms, fencing, landscape.

3B Dansing Street crossing improvements Sidewalks, crosswalks, crossing arms, fencing, landscape.

3C Thomas Street crossing improvements Sidewalks, crosswalks, crossing arms, fencing, landscape.

>> THE IMPLEMENTATION PLAN assumes 
that some projects can be implemented on 
a short-term timeline (1-3 years), but some 
will require more time and coordination (8-10 
years).

Summary

The charts on the following pages show the general 

phases and project descriptions for each phase, 

as indicated on the maps. The phasing is based on 

projects that will make an immediate impact and 

encourage more activity Downtown. Some land 

is already set aside for certain uses (i.e. Lake City 

Plaza for Florence-Darlington Technical College), 

so they can be completed in a faster timeline. 

Additionally, projects that will enhance the vehicular 

and pedestrian circulation networks are important 

to implement soon because they provide basis for 

future development. Phase 6 - Village on the Green 

can be added whenever the market can support it. 

Finally, sidewalks were proposed for many streets 

in the study area, and the Alta Planning & Design 

Pedestrian Plan details the implementation of those 

not on Main Street, Church Street, Sauls Street, and 

this plan’s proposed streets. 
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>> PHASE 1 - SAULS STREET
Sauls Street is the first phase in order to foster an active Downtown 

commercial core with Main Street. First, the work would involve 

removing curbs, changing the grading and drainage, repaving the street 

with pavers, and adding moveable street furniture. The next step is to 

add the residential units on Church Street and Sauls Street to test the 

housing market Downtown. The Church Street streetscape changes 

and pedestrian plazas and cut-throughs are the final parts of this phase. 

Some of this may occur at the same time as adding the residential units.

Timeline: 1-3 years

>> PHASE 2 -FLORENCE-DARLINGTON TECH
It is important to establish the infrastructure and network on the Lake 

City Plaza parcels, so that the subsequent phases can be easily added. 

After the streets, parking, and roundabout are constructed, the next 

phase is to add the first campus building at McAllister and Main Streets. 

The new commercial buildings north of the site can be constructed 

concurrently in preparation for moving existing retail establishments. 

The next part of this phase is to build the community garden to 

supplement the culinary arts program. The performing arts building 

and mixed-use buildings can be built as the market demands it. 

Timeline: 1-3 years

>> PHASE 3 -RAILROAD CROSSINGS
The Main Street crossing is the most important to address. Pedestrian 

improvements are needed with fencing, landscaping, sidewalks, and 

crossing arms. These same treatments can be applied later when the 

Dansing Street and Thomas Street crossings are improved. 

Timeline: 1-3 years
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Policy Changes

The City of Lake City and other organizations will 

need to make policy changes to ensure that some 

of these projects can be implemented, including 

zoning adjustments and a potential form-based 

code. As noted on page 16, zoning improvements 

would include: 

• Allowing residential units Downtown;

• Reducing parking requirements for residential 

development;

• Prohibiting drive-throughs Downtown;

• Prohibiting parking in the front of buildings;

• Revise the signs portion of the ordinance; and

• Noting bars and restaurants as permitted uses 

Downtown.

A form-based code would allow more flexibility in 

terms of use than conventional zoning but ensure 

that the historic context is maintained with new 

development and according to how the City wants 

to grow. Additional policy recommendations for 

business development are described on page 83. 

CULTIVATE L AKE CIT Y >>  PROJECT L IST CONTINUED
PHASE 4 -  ACLINE AVENUE ,  ACLINE STREE T,  & MAIN STREE T IMPROVEMENTS
# PROJEC T NAME PROJEC T DE TA ILS

4A Acline Avenue on-street parking Change and rebuild curbs and bulb-outs. Stripe spaces.

4A Acline Street two-way conversion Restripe the road and add signage. Stripe spaces.

4B Main Street to curbless street Remove curbs, create valley gutters, repave with pavers, 
add on-street parking, adjust tree bulb-outs. Sync with 
roundabouts at Church Street & Florence-Darlington Tech.

4C Imperial Tobacco Warehouse Study the potential uses for the building & site; redevelop the 
site for appropriate use.

PHASE 5 -  TOWN GREEN & CIT Y HALL
# PROJEC T NAME PROJEC T DE TA ILS

5A Purchase properties and determine if 
City Hall is willing to move

Determine City Hall’s willingness to move. Purchase T.D. Bank 
property and other necessary adjacent properties.

5A Find a development group Find a development group for the proposed commercial and 
residential space shown on the plan. 

5A Market study Conduct site-specific market study for residential & retail.

5B New streets and alleys Construct new streets connecting to John Street and extend 
the alley with a parking grove and shared plaza.

5B Town Green Construct the Town Green open space up to John Street.

5C City Hall Construct the new City Hall building facing the Town Green.

5C Mixed-use buildings Construct new mixed-use buildings for retail & residential.

PHASE 6 -  V ILL AGE ON THE GREEN
# PROJEC T NAME PROJEC T DE TA ILS

6A Brownfield site study (occuring 2016) Study the site for brownfield impacts (part of the EPA grant).

6A Find a residential developer Find a residential developer and funding mechanisms.

6A New streets and infrastructure Construct new streets / alleys connecting to Church Street.

6A Church Street improvements Add on-street parking and bulb-outs with landscaping.

6B Residential units Construct residential units and green space.
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>> PHASE 4 - ACLINE AVENUE & MAIN STREET
Converting Acline Avenue to two-way is a simple project that would 

greatly enhance the circulation Downtown. Adding the on-street 

parking will meet the parking demand for Downtown businesses, 

particularly as more are added throughout the other phases. The  

curbless Main Street project is larger-scale and will require more 

coordination, which can be started as other phases are in progress. The 

Imperial Tobacco Warehouse site should be studied for the appropriate 

potential uses for the site. Once this is determined, implementation will 

be key to activate the southern part of the study area.

Timeline: 4-6 years

>> PHASE 5 - TOWN GREEN & CITY HALL
This is a longer-term vision (potentially 10 years) because of the need 

to negotiate with current property owners in order to purchase the land 

for the Town Green. The site will require further study into how much 

residential and retail the site and Downtown can support. Again, the 

infrastructure (streets, alleys, parking grove) will need to be built to 

ease the construction of the future phases. Next, the Town Green will be 

built, and finally, the new City Hall building and mixed-use buildings.  

Timeline: 6-8 years

>> PHASE 6 - VILLAGE ON THE GREEN**
**This phase can be built whenever the Downtown housing market can 

support it and a developer is identified, and could be moved up if the 

housing at Sauls and Church sells or leases quickly. Property acquisition 

and infrastructure enhancements will be the first phases, then the 

addition of the mix of residential units and potential street extensions. 

Timeline: 6-8 years, or as the market demands it
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4.2 ASSETS TO BUILD ON

>> LAKE CITY HAS SEEN A GREAT DEAL 
OF SUCCESS over the past decade as it has 
focused on its vision of a vibrant Downtown.

Led by the Lake City Partnership, Downtown has 

seen a number of improvements that have created 

a more active environment and broader market for 

Downtown business, including:

• The Village Green that provides a venue for 

events and serves as a gathering place for Lake 

City residents;

• The medical center with physicians and 

wellness uses located in a former defunct 

grocery store that brings activity to Downtown 

and meets the healthcare needs of Lake City 

citizens;

• The ArtFields event held each April that 

brings in artists and visitors from all over the 

Southeast;

• The Inn at the Crossroads, which provides 

boutique hotel accommodations and dining of 

a quality typically seen in more urban settings; 

• The numerous small businesses that have 

opened up Downtown over the past several 

years and have created a cluster of specialty 

retail and creative business that provide trade 

for local residents and commerce for the entire 

region.

>> THE VILLAGE GREEN >> ARTFIELDS

>> MEDICAL CENTER >> INN AT THE CROSSROADS

>> DOWNTOWN BUSINESSES

(Credit: Randy Wilson)
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4.3 BUSINESS & 
HOUSING STRATEGY

CULTIVATE L AKE CIT Y >>  THEMES & POLICIES
POLICY GOAL DE TAILS

Commercial Growth
Focus recruitment efforts on bringing business and uses 
into Downtown that create more activity, but also grow the 
market for other businesses.

Residential Recruitment

Continue to encourage new residential in or adjacent 
to Downtown that provides opportunities for young 
professionals and retirees to live, while creating a larger 
pool of customers for Downtown businesses.

Marketing Downtown
Grow marketing and promotional tools positioning 
Downtown as a destination for commerce, activity, and 
investment.

Improve Communication 
between Agencies

Grow partnerships and improve communication between 
the agencies focused on Downtown revitalization including: 
• Lake City Partnership Council
• Downtown Merchants Association
• Greater Lake City Community Development Office
• City of Lake City
• Community Museum Society
• Greater Lake City Chamber of Commerce      

Organization for 
Implementation

Create a mechanism to manage plan implementation, 
promote Downtown, and recruit new business.

>> POLICY CHANGES will help Lake City 
achieve its goal of a more vibrant Downtown.

Summary

Even in the healthiest of downtowns, revitalization 

never stops but rather moves forward with 

continued planning, investment, and promotion.  

Several business development policies outlined 

in the 2012 plan continue to this day and include 

items related to commercial growth, residential 

recruitment, marketing, communication, and 

organization. The chart to the right enumerates 

some of the details of these items to ensure the 

success of Downtown Lake City. 

The items recommended here would attract 

businesses to existing vacant storefronts and to the 

retail space proposed by the Florence-Darlington 

Technical College campus (Phase 2) and the Town 

Green (Phase 5). 
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4.4 MARKET & BUSINESS 
DEVELOPMENT

>> BUSINESS DEVELOPMENT DOWNTOWN 
will require many methods to recruit more 
businesses to the Downtown area. 

CULTIVATE L AKE CIT Y >>  BUSINESS DEVELOPMENT PROJECTS
PROJECT DE TAILS

Target key destination 
businesses for Downtown Lake 
City as identified in the market 
research.

1. Independent Restaurants

2. Specialty Retail and 
Creative Businesses

1. Independent restaurants.  Downtown has as a small, but varied, 
cluster of restaurants, including Crossroads on Main, Railway 
Grill, Jarritos, and Baker’s Sweets. Market research showed 
38,383 SF of demand for restaurants in Lake City’s trade areas. 
Some of this demand can be met Downtown with independent 
restaurants appealing to locals, visitors, and event-goers.

2. Specialty retail and creative business.  Lake City has seen a 
cluster of creative boutique and specialty businesses grow over 
the past five years (Seven Boutique, So-Lace, East Main Market, 
spas, salons, etc.) in addition to its existing boutique, gifts, and 
antiques businesses. It should focus on growing this cluster with 
new creative businesses, including galleries and other uses that 
complement and support the growing arts culture.
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CULTIVATE L AKE CIT Y >>  BUSINESS DEVELOPMENT PROJECTS
PROJECT DE TAILS

Provide market data from 
this report to all Downtown 
businesses and prospects.

The information included in this report should be actively distributed 
to all interested parties including the Downtown Merchants 
Association, Greater Lake City Chamber, businesses, realtors 
and economic development agencies.  The data will be useful to 
business support and recruitment agencies, as well as individual 
businesses who may incorporate it into their business plan.

Identify opportunities for 
cooperation and mutual support 
of Florence-Darlington Tech’s 
Downtown campus.

1. Partner with Florence-Darlington Tech’s Business 

Technologies department to identify educational opportunities 
for local businesses, particularly Florence-Darlington Tech’s 
marketing, business management, and retail merchandising 
programs. This could be training programs for local businesses, 
or student assistance in marketing, business planning, etc.

2. Provide business, supply, and support services for Florence-
Darlington Tech’s culinary arts program, which will be located 
on the Downtown campus.

Create an entrepreneurial 
challenge to incentivize small 
business.

Lake City should consider a small incentive program targeting 
entrepreneurs for desired Downtown business (restaurants, culinary 
arts, creative business, specialty). This would be a competitive 
program where prospective business would pitch their products 
and business plans in a juried process. Similar programs in rural 
communities (such as My SWVA Opportunity Challenge) have given 
cash awards of upwards of $5,000 for winning business plans. Part 
of the requirements of the challenge would be for the entrepreneurs 
to engage in basic business training, perhaps in partnership with 
Florence-Darlington Tech and its SBDC program. This could also 
include a separate competition for existing businesses who need 
resources for expansion, marketing, merchandising, etc.
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CULTIVATE L AKE CIT Y >>  BUSINESS DEVELOPMENT PROJECTS
PROJECT DE TAILS

Implement a zip code tracking 
system.

Lake City should administer the same zip code survey conducted as 
part of this process once a year during a typical week of commerce 
and during key events such as ArtFields. This will give the City a 
better understanding of Downtown’s market and how it changes 
over time, but also provide individual businesses with a way to track 
their customers. 

Re-evaluate the current website 
strategy for Downtown.

Lake City has many websites 
that deliver great information 
about the community, its 
businesses, and events. 

The official City website is www.lakecitysc.com.  
• Useful and visually pleasing site that presents information on 

events, quality of life, attractions, and local government.
• Easily confused with the chamber’s site www.lakecitysc.ORG, 

which often comes up first in online searches. 

However, www.artfieldssc.org is easily found and is the most visible 
site from Google searches.

It is difficult to find www.visitlakecitysc.com through a simple 
Google search.  
• “Downtown Lake City” or “Visit Lake City SC” searches yield no 

results for the site
• No links to the site on any of the three website mentioned 

above  
• More visible through social media  
• If the site is intended to focus on Downtown, it should 

have both a url change to downtownlakecitysc.com or 
visitdowntownlakecity.com, and undergo search engine 
optimization
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CULTIVATE L AKE CIT Y >>  BUSINESS DEVELOPMENT PROJECTS
PROJECT DE TAILS

Identify financing tools for 
catalyst projects.

This plan identifies many 
catalyst projects for 
Downtown, which would be 
publicly developed, through 
public-private partnerships, 
or entirely privately-led. 

A number of financing tools 
have successfully been 
utilized in South Carolina 
that could be used for both 
commercial and residential 
projects, including:

1. Historic Tax Credits:  For income-producing properties, 
Federal (20%) and South Carolina (10%) tax credits for qualified 
development costs (commercial, institutional, mixed-use). 
http://shpo.sc.gov/programs/tax/Pages/Income.aspx 

2. Bailey Bill: Requires local ordinance to enable and offers 
property tax abatement to encourage the rehabilitation of 
historic properties (commercial, residential, mixed-use).
http://shpo.sc.gov/events/Documents/Local_Preservation_
Incentives.pdf 

3. Abandoned and Dilapidated Buildings Tax Credits: credit 
against income or real property taxes for rehabilitation, 
renovation, and redevelopment of abandoned buildings. 
http://www.masc.sc/pages/legislative/sc-abandoned-
buildings-revitalization-act.aspx 

4. Low-Income Housing Tax Credits: (single-family detached, 
attachment, apartments)

5. New Markets Tax Credits: can cover approximately 25% 
of qualified development costs (mixed-use, commercial, 
institutional) 
https://www.cdfifund.gov/programs-training/Programs/new-
markets-tax-credit/Pages/default.aspx

Solicit private sector 
development for catalyst 
projects.

Issue a Request for Development Proposal (RFDP) for key projects 
identified in the Downtown Master Plan (map to the right shows the 
phasing for key projects) and distribute to preferred developers. 
Identify roles of both the public and private sector and incorporate 
that into the RFDP, including the goals of the master plan project, 
requirements, and desired qualifications. The RFDP can be sent to 
regional and statewide developers and those in other regions that 
have successfully developed similar projects.
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CULTIVATE L AKE CIT Y >>  BUSINESS DEVELOPMENT PROJECTS
PROJECT DE TAILS

Create a collaborative work 
plan to pursue economic 
development

Lake City has the fortune of 
having strong partners and 
leadership in both the public 
and private sectors. 

The economic vision of 
this plan is very broad, and 
ranges from small business 
recruitment to substantial 
public-private catalyst 
projects. Strong partnerships 
and a clear direction will be 
key to the plan’s success.

From an economic perspective, it is recommended that the GLCCDO 

and its partners create a work plan that creates a framework for 

implementation. This work plan can include:

• Who will take the primary lead in guiding the plan’s implementation

• Who will be the visible leader in fostering economic development 

throughout the community (in and out of Downtown). In other 

words, who will serve as the first point of contact when seeking a 

potential prospect or a developer is looking to invest in town.

• Who will take the lead in marketing Downtown, promoting activity, 

and positioning it for new investment. They will also identify the 

tools necessary to market Downtown.

• An outline of the roles for all key partners of the GLCCDO, including 

the City, Downtown Merchants Group, Chamber of Commerce, 

Lake City Partnership, etc.

Ultimately, each entity should understand its specific role and a 

mechanism for plan evaluation and amendment should be established.

PRIMARY LEAD FOR IMPLEMENTATION

Point of Contact 

for Developers & 

Businesses

Marketing 

Downtown for 

Investment

Outline for Key Partners with 
Role & Mechanism
• GLCCDO

• City of Lake City

• Downtown Merchants Group

• Chamber of Commerce

• Lake City Partnership

• Etc.



       CULTIVATE LAKE CITY >> Downtown Master Plan        89 

>> PAST SUCCESS

>> FUTURE SHARED STREET

>> DOWNTOWN HOUSING

>> FUTURE FLORENCE-DARLINGTON TECH>> Benefits for Downtown Lake City
This plan identifies a wide range of projects to 

be completed in six phases over ten years. Some 

are small projects geared towards creating 

initial activity, while others are more catalytic in 

nature. Whether large or small, the systematic 

implementation of these projects will result in 

immediate- and long-term economic benefit:

• Additional hospitality and accommodations 

tax revenues through the generation of new 

activity and demand for dining and lodging;

• Marketing and promotion of Downtown will 

bring new retail sales to local businesses 

and recoup leaking retail sales tax revenue 

currently going to other communities;

• Public-Private Partnerships will create a 

market for Downtown development, and the 

recruitment of private sector investment in 

the residential, retail, and mixed use projects 

will grow Lake City’s tax base revenues;

• Any new investment in Downtown Lake City 

will help leverage additional monies for 

public sector improvements, many of which 

are identified in this plan; and 

• Strong partnerships and organization will 

ensure that Lake City sees the successful 

implementation of this plan, while also 

bringing a return on investment that will last 

long after all projects are complete



Arnett Muldrow & Associates

Toole Design Group

Contente Consulting

RS&H

**This plan is an effort of the Greater Lake City Community 

Development Office (GLCCDO). 


