
ORGANIZATION Summary of Observations and Recommendations 

MONCKS CORNER, Main Street South Carolina Baseline Assessment 

Norma Ramirez de Miess, National Main Street Center 

A Community-Driven Main Street program 

Main Street promotes a community-driven approach from the start and throughout the revitalization process. Over 

the past 35 years of supporting local revitalization of downtowns and commercial districts across the country, the 

National Main Street Center has observed that successful revitalization is achieved and sustained only when those 

that benefit from a vital community are proactively engaged in leading and supporting the revitalization process.  

Every point of the Main Street approach depends on a proactive 

effort to work with downtown and community stakeholders to 

address all aspects of revitalization. Within the Main Street Four-

Point approach, Organization provides a solid base to bring the 

community together, first to build consensus and help define a 

common vision for the future of downtown, then to confirm the 

direction and common goals, and to work together to ensure the 

human and financial resources needed to address the needs and 

accomplish measurable results.  

Moncks Corner put together a successful application that resulted 

in its selection as a Main Street community within the South Carolina Main Street program. The application 

process offered an important opportunity for the public and private sectors to come together and confirm a 

collective commitment to building a Main Street revitalization program.  

Continuing to build broad-base public & private sector partnerships will be a critical component for the 

success of the revitalization effort. This relationship will include shared leadership and responsibilities for 

developing and implementing the plans and work of the Main Street 

program.  

� The Town’s leadership base of Mayor, Council, and Manager’s 

office have offered strong support to establishing the Main Street 

program and allocated staff to provide professional management 

for the Main Street program.  

� The Corner Renaissance Board of Directors provides an essential 

base to enable and empower active participation of downtown 

and community stakeholders. While the board was still forming 

during the visit, the current composition shows a good base of 

property and business owners, church leaders, and residents with 

diverse backgrounds.  

Continue to build consensus. Throughout the Baseline Assessment Visit meetings and visioning sessions, 



community stakeholders shared many ideas for improving downtown.  

� As Moncks Corner embarks in the revitalization of the heart of its community, it will be important to keep an 

open door and welcome community’s feedback to help build consensus on the assets and the needs of the 

community and desired outcomes of the revitalization efforts.  

� Although the team met with several property owners, businesses, employees, and residents, there are certainly 

more groups that need to be invited to share their perspectives and confirm support and collaboration to the 

revitalization of downtown and its Main Street efforts. Reach out to these groups to continue to build 

consensus and a common vision for downtown. This includes:  

o More downtown stakeholders – As a representative voice for downtown, it will be important for the 

Main Street program to strive to build strong support from the downtown property and business 

owners, employees, and residents. Regular communication and outreach to build understanding and 

foster support and participation should be a fundamental component of the program’s efforts.   

o Churches – Moncks Corner has a very strong faith-based community with very active programs and 

activities. This is very clear from the several churches and related efforts within the downtown 

district. Although the team was able to gather important feedback from a few church leaders also 

active in the board, the participation of additional church representatives from the downtown and the 

community was not strong during the visit. Reach out to gather more feedback and confirm 

opportunities to build collaboration.  

o Schools are clearly a big part of Moncks Corner’s life and are strong stakeholders in the downtown 

district. There was limited participation of school leaders other than the representation already 

included in the board. This represents an opportunity to reach out and gather important feedback that 

can lead to a strong partnership with the school district.  

 

Defining a common vision for your downtown or commercial neighborhood district and sharing that vision with 

the community will be valuable and needs to be a 

constant effort of the program. A community-

driven vision for downtown will reflect the 

community’s own identity and include 

expectations and ideals while confirming real and 

perceived perceptions about needs and 

opportunities.  

� Working with staff and Town leaders, the board can use the Main Street Four Point framework to review the 

feedback gathered through the visioning sessions to develop a VISION statement that reflects the 

community’s ideals for the future of downtown. Through these efforts, also confirm a MISSION statement 

that clearly shows the role of the Main Street program.  



� “Unity” was brought up as a common theme during the feedback received throughout the conversations. This 

shows a clear opportunity to position the Main Street program as a connector and downtown as a place that 

brings the community together and helps enhance community spirit beyond individual interests and agendas 

and as an important part of the future of the community.   Getting everyone working towards common goals, 

outlining clear opportunities for cooperation among the stakeholders and groups 

that have an important stake in the success of downtown will be an important 

priority in building a strong Main Street program and a sustainable 

revitalization effort. 

 

Comprehensive Revitalization for Downtown Moncks Corner 

Main Street promotes a comprehensive approach to the revitalization of 

downtowns and commercial districts in communities of all sizes. The proven 

Four Point approach provides a solid framework to address all aspects that impact 

and enhance a community’s quality of life and economic vitality - from physical 

improvements that help enhance and preserve the community’s own historic fabric and 

character, to initiatives that support and strengthen our local economic vitality, to activities that bring people 

together to enjoy cultural assets that provide a strong sense of community. 

 

Establish the strategic direction for the revitalization efforts. For the past few years, the National Main Street 

Center has led an effort to review the implementation of the Four Point approach in communities across the 

country. The findings revealed important opportunities to improve how communities implement revitalization 

efforts. These opportunities include elevating the program’s efforts from a project-driven to a strategy-driven 

approach. While Moncks Corner is still at the beginning of its journey, it will be important for the Town and 

Board to work together to define the overarching strategies to guide the revitalization efforts for the next few 

years.  

 

Planning the work strategically to develop a comprehensive and balanced programming structure will be 

important as it will have to be a strong action-driven focus to implementing those plans. This includes defining 

priorities and confirming projects that align with those priorities and then developing work plans for each 

initiative. Detailed, written work plans are required to be designated as a state and nationally accredited Main 

Street community, but the primary reason for using work plans is that they provide a map and direction to help 

implement your revitalization efforts.  

 

Confirming and distributing planning and implementation roles 

between the private and public sector is very important in 

establishing a strong revitalization program.  

� The Town’s leadership role will be crucial in assembling 

programming resources to plan and implement: 

o Physical improvements and design best practices that 

can clearly reflect the community’s sense of place and 

quality of life,  

o Economic related strategies that build a distinctive 

position for the downtown district as an economic 

“hub” for investment and business and entrepreneurship development, 



o Promotional and marketing initiatives that confirms a strong position for downtown as the “heart” of 

community activity and identity. 

� The Corner Renaissance Board of Directors will also have a 

complementary and primary leadership role in building inclusive and 

action-driven community involvement. Important opportunities include: 

o Fostering a strong sense of ownership of downtown 

revitalization within the community groups and individual 

stakeholders that result in pride in downtown and active 

community engagement. Everyone that benefits from a vibrant 

and successful downtown should be proactively engaged in the 

revitalization efforts. Keep a strong focus on working WITH 

downtown and the community and not just FOR their benefit!  

o Develop a strong communication plan that includes the vision for downtown with a solid message and 

proactive tools that connect regularly with the community and promote this sense of ownership with 

clear opportunities for involvement and support.  

o Incorporated under a comprehensive communication and outreach strategy or separately on its own, 

develop a volunteer leadership development plan that outlines the process and defined opportunities 

for downtown and community stakeholders to be active participants and leaders in the initiatives and 

projects to be implemented by the program. This should include opportunities to define the role of 

tasks forces or teams that help 

organize and implement the projects 

and activities. 

i. Use the leadership 

assessment chart included in 

the materials provided with 

this summary to review the 

current leadership base, their 

background, and the best way to utilize the talents, skills, and experience they bring to the 

program. This process can help in developing additional supporting task forces or teams to 

implement specific initiatives. 

ii. Also important within the use of this assessment tool is the opportunity to identify gaps that 

can guide strategies and plans for 

volunteer leadership recruitment needed 

to complement talents and add balance 

in downtown and community 

representation.   



o Work closely with the Town leaders to share an active voice that represents the community, confirm 

unified direction for the revitalization program, and provide support for the initiatives that can address 

the needs of downtown and move the revitalization forward. Participating in regular Town Council 

meetings and inviting Town officials to attend your board meetings can help in confirming a unified 

direction, sharing important updates and keep regular communication. 

 

Engage the YOUTH in the revitalization efforts. Looking at the feedback 

provided and looking at the ongoing activities taking place throughout the year 

shows that YOUTH related activities are a very important focus in the 

community.  

� Consider developing a YOUTH Main Street initiative that provides a base 

for collaboration with schools and churches and other groups to engage 

youth from all ages in downtown revitalization projects and activities. 

o An important element of any initiative is to build relationships and 

gather feedback from this stakeholder base to confirm their own 

interest in downtown and their commitment to support its 

revitalization.  

o Many Main Street programs have developed great youth initiatives 

that beyond achieving participation, provide a strong foundation in building leadership and an 

entrepreneur spirit that builds confidence, wholesome activity, and fosters a strong sense of 

ownership in downtown and the desire to be part of the community’s life. Articles with example 

initiatives are included with this summary. 



 

PROMOTION AND MARKETING - Summary of Observations and Recommendations 

MONCKS CORNER, Main Street South Carolina Baseline Assessment 

Beppie LeGrand, Main Street South Carolina, a service of the Municipal Association of SC 

 

INTRODUCTION 

Promotion and Marketing focuses on positioning downtown as a positive and proactive center of activity 

through special events, retail events and image building campaigns/initiatives. Promotion takes many 

forms, but the goal is to create a positive image that will renew community pride and tell your downtown’
s story. The techniques we teach, and the variety of tools at 

your disposal, will help to rekindle the vitality of your 

community. Promotions communicate your commercial 

district's unique characteristics, its cultural traditions, 

architecture, and history and activities to shoppers, investors, 

potential business and property owners, and visitors.   

Special Events are designed specifically to build on 

community strengths and to help bring people to the district. 

They are intended to be fun and focus on non-commercial aspects, therefore they may not ring cash 

registers on the day of the event but, over time, they should build customer awareness and support for the 

district. 

Retail/business generating activities should result in increased sales for the district by bringing people 

directly into businesses. In the past, this might have meant sidewalk sales or other sales events. Today, we 

often need to look at alternatives because of the changing mix of businesses in many commercial cores, 

with less retail and more service businesses.  Activities can include quality marketing, events, contests 

and specialty events (i.e. Chocolate Walk during the month of February). 

Image building activities help to reinforce positive perceptions of the district and minimize negative 

perceptions. They help support overall revitalization efforts by communicating the message that there is a 

reason for coming downtown to experience both the commercial and non-commercial aspects of the 

district. Image activities tend to focus on printed materials or marketing campaigns, but they can also 

include events or special projects. 

OBSERVATIONS 

Staffing: 

The Town is doing an excellent job with its current promotional calendar and the staff is enthusiastic and 

creative. Increasing the part time position of the Special Events Coordinator to a full time position was 

prudent. A very positive, and in many ways necessary, role for the Main Street program is to become a 

clearing house for information and activities happening downtown. Staff will need to consider developing 

and maintaining important printed communications and online tools that promote a unified annual 

calendar of community activities in downtown. Having a full time special events coordinator in this 

position will move initiatives and projects forward efficiently. 



Events, Festivals and Venues: 

Moncks Corner is fortunate to have prime venues for special events and festivals. Unity Park is positioned 

in the core of downtown. While the park itself is not large enough to accommodate large events it can 

serve as the staging ground for many festivals.  It fronts Main Street and events can spill out when the 

road is closed for events.  The Historic Moncks Corner Train Depot and its proximity to Railroad Avenue 

is prime space for smaller events.  The depot building can be utilized for the small events during 

inclement weather. The pending Farmers Market Pavilion will be an opportunity for expanded space for 

events. Its proximity to the Regional Recreation Complex allows for greater expansion and creativity. 

Currently, four large events/festivals are scheduled on the 2016 calendar: Fourth of July Festivities, 

Halloween Festival, Moncks Corner BBQ Festival and the Christmas Parade and Tree Lighting 

Ceremony. There is an opportunity to include smaller events during the months of January, February, 

March, April, May, June, August and September. 

Communication, Marketing and Social Media: 

Communication between all departments of the Town is crucial, especially because the Special Events 

and Recreation functions are located at the Train Depot and not in Town Hall. Any project, event or 

marketing initiatives that originate at Town Hall should immediately be communicated to the Special 

Events Coordinator.  And the reverse holds true. Communication with the citizens and surrounding 

regions should be consistent. 

There are four Facebook pages that market events, festivals and news – Moncks Corner, South Carolina, 

Moncks Corner Recreation, Moncks Corner Depot and Moncks Corner Train Depot.  Other social media 

tools being used by the Town are Instagram and Twitter. 

RECOMMENDATIONS 

Staffing 

Currently, staff utilizes the services of the Town to assist with producing events, festivals and recreation 

activities.  We recommend building a volunteer base of citizens who can contribute time and talents to 

further assist with events and festivals.  Not only will this help town employees it will allow citizens to 

take ownership of events and festivals from every aspect of planning, implementation and evaluation. 

Staff will need to consider developing and maintaining important printed communications and online 

tools that promote a unified annual calendar of community activities in downtown. This will take time 

and attention to detail. 

Students from local high schools and higher education institutions can serve as excellent interns for the 

Main Street Program.  Not only do they provide a different perspective during the planning process, they 

are also exposed to the efforts of the Town and this can serve as a valuable learning opportunity for them. 

Professional development is key for special events staff.  We recommend becoming a member of the 

South Carolina Festival and Events Association meetings. Many of the Main Street South Carolina 

programs are members of this association.   The goals of the Association include improving the quality of 

festivals and events held throughout South Carolina, assisting individual festivals in all manners possible, 

especially in efforts to develop and promote appreciation for the visual and performing arts and to attract 

in and out-of-state visitors to their communities and acting as a clearinghouse for information and supply 

sources for festivals and events.  Visit their website at scfea.com. 



Main Street South Carolina also provides specific Promotions and Marketing training for our members.  It 

is highly recommended that staff, especially those directly involved in the planning of special events, 

festivals, retail promotions and communications attend these trainings. 

The National Main Street Center also has valuable on-line learning but there is no substitute for attending 

the Main Street NOW, the premiere conference on downtown revitalization.  

 

 

Events, Festivals and Venues: 

Evaluate current festivals and special events.  Before planning additional events, it is important to know 

the attendee’s evaluation of entertainment, food and beverage, costs, parking and directions, 

facility/venue, least favorite part of event and most favorite part of the event.  Each evaluation can be 

customized by event.  The Main Street program will also want to perform an internal evaluation which 

should include questions about attendance, safety issues, vendor management, volunteer management, 

venue, scheduling, participation by businesses and time of event, pedestrian management and measurable 

outcomes. 

In its effort to promote downtown as a center of activity for the community, the Main Street Program does 

not need to and should not organize every event happening downtown. Main Street should be a partner 

with other groups who also organize events in the downtown district and promote those events in the 

program’s communication tools. Main Street should also promote quality and well-organized downtown 

events, encouraging groups to carefully plan each event. The promotion committee should partner with 

downtown businesses to maximize the impact of each event and strive to get attendees to visit and support 

downtown businesses during the events. Use each event to promote the next event coming up.  Have 

posters and/or banners around the grounds inviting everyone to come back again for the next great event. 

Currently, the Town hosts four major festivals – one each in July, October, November and December. 

There is an opportunity to include smaller events during the months of January, February, March, April, 

May, June, August and September. Since the team is recommending that additional events are needed in 

downtown, the Promotion Committee can and should analyze if it is an event that needs to be organized 

by the committee or if there is an existing organization with goals that fit the purpose of that event.  

When the Promotion Committee decides to organize events, it 

will be important to use work plans to fully develop the goals 

and tasks for each event held in downtown. Determine specific 

goals and measurements of success for each of the activities the 

Town of Moncks Corner and Corner Renaissance undertakes so 

that when the event is over, you will know if you have achieved 

success.  

Once events have been completed, survey businesses and other partners to determine if their goals were 

met. Ask them a few quick questions: What was the best thing about the event and the one thing they 

would change?  Did they see an increase in the number of people walking past or coming into their 

business? Did they experience a sales increase over the same day last year? This will help determine 

changes or adjustments such as new marketing tactics, renaming an event, adding new activities or 

partners, or even dropping the event if it is no longer effective and not worth the time and resources of the 



Town. If businesses have great success or people tell the Town that they had an incredible time in 

downtown, capture their testimonial to help promote future events and to recruit sponsors.  

Communication, Marketing and Social Media 

Communication can always be improved.  Work with the local newspaper to get expanded coverage of 

downtown activities, especially those that are not highly visible to the public.  For example, if the 

committee tasked with economic development is distributing a survey, send a press release to the paper 

and offer a photo opportunity.  If the Main Street director has submitted a grant proposal on behalf of the 

Town, make sure people know about it.  And if the grant is awarded, celebrate it! At the same time, make 

sure that Main Street is recognizing all of its partners. 

Write a regular (monthly) newspaper column and send regular press releases. It is important to 

demonstrate to the community that the staff and volunteers are getting projects accomplished even if it is 

not as exciting or visible as a special event. The director and other town staff members should rotate 

writing a monthly column for the local paper. Some Main Street programs have been successful recruiting 

retired newspaper reporters and interns to help with this task. 

Organize regular joint meetings with other organizations. The cooperative working relationship that Main 

Street can have with partner organizations can be further enhanced by better communication.  The 

Chamber, municipal staff, non-profit boards and commissions may be able to be more supportive if they 

are included in regular planning and project development updates.  If they know what your mission is 

they may be able to help you achieve it by working with you. 

Work with the Economic Committee to develop a campaign for “Shop Local” encouraging residents to 

shop in the Town, and hopefully downtown.  Moncks Corner residents spend a lot of money outside of 

the community so a campaign to show how shopping local can greatly improve the community is needed. 

There are many such initiatives that communities have used.  The Town will need to show the 

opportunities, choices and value of shopping locally.  A complete business inventory and listing of 

products and services will be needed to inform residents of the many ways they can support local 

businesses.  The easiest and least expensive way is to promote this through social media but it will be 

stronger if marketing dollars are available for strategic marketing.  “Walkable, shopping, and dining” are 

all great traits to be included in a positive campaign for downtown.  

Downtown Moncks Corner has a good number of restaurants that potentially promote a niche-building 

opportunity. Although residents expressed a desire for additional dining options, fast and casual family 

restaurants serve the local market. However, there is no unified printed or online tool promoting food 

options to locals and visitors (especially for events). Tallied together, existing restaurants are likely the 

number one traffic generators to downtown. Business promotions - those that ring the cash registers – can 

promote specific business niches. For Moncks Corner, promoting the restaurants on Main Street might be 

a worthy opportunity to promote what downtown has to offer at this time. Communities have held events 

like Restaurant Weeks that invite people to try many places that offer exceptional values during the week, 

to hosting Progressive Dinners, or simply producing a Restaurant Guide. 

 In the sample shown below, Martinsville, VA had only five restaurants 

but they still printed this card with information about each.  These are 

distributed to the local hotels, other businesses and are available at 

special events.  Martinsville also attracts many visitors, especially to 

their NASCAR race track. Contact the restaurants and ask if they are 

interested in doing the same.  You have the opportunity to do the same 



with the number of people attending events at the Recreation Center, visitors to Mepkin Abbey and 

Cypress Gardens in addition to other sites in the region. Estimate the costs of producing this card and then 

divide that between the participating restaurants.  Since they are the direct beneficiaries, they should be 

the ones to pay for this, while the Town handles the coordination and production.  

In each public input session during the assessment visit, the team asked attendees to describe Moncks 

Corner in one word. Some of the positive descriptors included growing, proud, unity, great place to live, 

and opportunity. Some of the less flattering descriptors were too hot, too slow, no support for new 

businesses, not enough parking, nothing to do, limited shopping and not enough good restaurants.  While 

the negative descriptions are not 100% true, the team did reach a consensus that Moncks Corner does 

need to improve its image.  Not only do you want to become a destination for more visitors but you also 

want your citizens to be proud of their hometown. Communities have conducted branding studies, which 

help identify all the best things, build on those, and then develop marketing based on a strong, positive 

message.  A sample of branding for Main Street Beaufort and Pickens Revitalization Association is 

below. Once a brand is established, it is used in marketing but also to tie together wayfinding signs 

throughout the Town, and with all materials produced by Main Street.  

 

 

 

 

 

 

 

 



 

 

ECONOMIC DEVELOPMENT - Summary of Current Conditions and Recommendations 

MONCKS CORNER, Main Street South Carolina Baseline Assessment 
Eric Budds, Municipal Association of South Carolina 

 

Current Conditions 

Moncks Corner’s downtown district is located along a one mile stretch of Main Street located between 

U.S. Highway 52 on the east and U.S. Highway 17 Alternate on the west. Main Street is bisected by an 

active railroad track approximately 2,800 linear feet east of its intersection with U.S. 17 Alt. This portion 

of Main Street is referred to as East Main Street while the section from the railroad crossing east to 

Highway 52, which is approximately 2,500 linear feet, is called Main Street Extension.  For the purpose 

of this report, the general term Main Street will be used for all of the street between U.S. Highway 52 and 

U.S. highway 17 Alt.  

Main Street is anchored near its center by a restored nineteenth century railroad depot, owned by the 

Town. The depot is located in the southwest quadrant formed by the intersection of Main Street and the 

railroad tracks. Development is densest near the depot and thins out in both directions. With the exception 

of a section of the street immediately west of the railroad tracks, extending approximately 300 linear feet 

on the north side and 200 feet on the south side and approximately 175 feet along East Railroad Avenue 

which is parallel to the depot, the Main Street district is devoid of shared wall commercial buildings 

traditionally associated with main streets in South Carolina. The remaining street frontage is characterized 

by low density freestanding development setback from the street, including commercial and institutional 

buildings and a few single family houses.  

The existing retail mix on Main Street is limited and the corridor contains a significant number of large 

properties owned by the school district, several churches and a public library. Of the estimated 80 to 90 

total acres of parcels with Main Street frontage, institutional uses occupy an estimated minimum of 20 

acres. The only businesses that appear to generate significant and sustained customer traffic are the four 

or five banks, the city hall/public safety complex on Carolina Street a block off of Main Street and a new 

Delta Pharmacy located north east of the depot. During off peak hours and weekends, the churches and 

city recreation complex also generate substantial traffic of limited duration.  

The strongest cluster of business activity, which contains a combination of personal service, retail and 

restaurant uses, is located along East Railroad Avenue. While traffic counts on Main Street are fairly 

high, the traffic is largely generated by vehicles using Main Street as a short cut between the two 

commercial corridors bookending Main Street or as a convenient route to access schools located on West 

Main Street beyond Highway 17 Alt. 

Recent Development on Main Street includes the construction of Delta Pharmacy and the Town’s 

acquisition and development of a 51 acre former lumber yard, located approximately 500 linear feet 

northeast of the depot. This property was developed in 2015 into a recreation complex designed to serve 

youth and adult participants in the Town’s organized recreation leagues during week day afternoons and 

evenings and as a tournament site for traveling sports leagues on weekends. The complex can be accessed 

off of both Main Street and Highway 52. The Town intends to actively program travel league sports 

tournaments approximate 32 weekends a year. Very preliminary estimates indicate that such use will 



generate approximately 144 athletes per tournament accompanied by additional family members 

estimated conservatively at 300. Based on the distance traveled by tournament teams, city staff estimates 

that approximately 50 percent of the athletes would need overnight accommodations. Actual usage will 

become clearer in 2016 which will be the first full year of operation for the facility. This site will also be 

programed for special events. 

Over the past 30 years, the Highway 52 corridor has attracted national retailers and restaurants and this 

trend has continued in recent years with development moving northeast to the Tail Race Canal area. 

Newer additions include Walmart and Chick-fil-A. The retail, commercial, and national chain/fast food 

restaurant mix is very strong for a community the size of Moncks Corner. Additionally, Moncks Corner is 

located a short distance from larger communities of Goose Creek and Summerville that provide a larger 

retail, commercial and restaurant market. World class amities offered by the Charleston metropolitan area 

are also easily accessed. 

Economic Development Recommendations 

Main Street’s current environment, including its length, lack of building density, traffic patterns, existing 

buildings/infrastructure conditions, vacancy rate and the existence of a strong retail/commercial mix in 

other areas of the Town, warrant development and implementation of a narrowly focused economic 

development strategy which can be expanded as success is achieved. This strategy should initially focus 

on Main Street’s core, located on either side of the railroad tracks, and be designed to take advantage of 

the assets and resources of this area which include:  

• Momentum created by existing retail, service businesses and restaurant cluster 

• Proximity to  and energy created by the Town recreation complex  

• Presence of existing higher density row buildings and vacant land. 

To accomplish this, Town council should define the boundaries of a Phase One Redevelopment Area. 

Recommendations to Identify Market Opportunities 

Market Analysis 

The Town should conduct a retail market analysis. This study would provide valuable information for the 

Town government, Chamber of Commerce and business community by identifying new retail market 

opportunities and provide a road map to target new businesses.  

Quantify Recreation Complex Customer Base 

The Town should immediately begin to count the number of local and out of town users of the recreation 

complex and organize this data to quantify the customer base and its market potential. 

Specifically, a method should be developed to accurately estimate the number of daily participants and 

visitors, document primary hours of operation and the number of days per year of programed activity. 

Likewise, a survey method should be developed to accurately estimate the number of traveling 

tournament participants and accompanying family members visiting the Town. This survey should 

capture data on each tournament participant  including the age of participants/family members, number of 

days in Moncks Corner, distance traveled to attend the tournament, restaurant and hotel preferences and 

the average number of hotel nights booked per trip.  

 



 

Recommendations to Use Market Data to Drive Economic Development Strategies 

The data generated by the market analysis and recreation complex surveys should be used to determine if 

unmet local demand combined with the weekend recreation complex customer base could support 

additional retail, restaurant, accommodation industry and service related businesses.  

If it is determined that new market opportunities exist, a first step to capture the recreation complex 

customer base would be to actively recruit a new hotel and restaurant(s) that appeal to both locals and 

tournament participants. These facilities should be located on Main Street in close proximity to the 

recreation complex. The presence of a hotel and restaurants within easy walking distance of the recreation 

complex would provide out of town visitors with a convenient alternative to traveling to the Highway 52 

commercial area or outside of the Town to meet their needs. 

A novel approach for restaurant development could be a restaurant incubator or accelerator. The model is 

akin to an urban food court. This concept groups a number of restaurants, ideally three or four which are 

compactly designed and have limited seating, together in adjoining or shared space which has access to a 

common overflow seating area. The common seating area is used to seat customers during busier periods 

and doubles as an eating /entertainment area where bands can be programed on weekends or for special 

events. This set up is ideal for restaurant startups or expansions because it keeps overhead and operating 

costs low. Additionally, the design allows lower volume weekday lunch and dinner customer volumes to 

be efficiently serve while allowing flexibility to accommodate a significantly higher number of customers 

by using the common space.  

The focus should be on recruiting restaurant/food types unavailable in the community or where there is an 

opportunity to differentiate the product from its competitors through the quality of the food and/or 

service. Based on feedback during the visit, examples could include an Italian restaurant with high quality 

brick oven pizza or a local bistro. There may also be an opportunity to partner with the culinary program 

at Trident Tech and/or Berkeley County School District to implement this concept. 

The second step would be to recruit specialty retail shops and personal service businesses, identified in 

the market analysis, to occupy existing Main Street buildings or to construct architecturally compatible 

new buildings on vacant lots fronting Main Street, within the Phase One Redevelopment Area. 

The primary focus for downtown should be to use the market analysis to identify specialized or niche 

business opportunities and product lines, not otherwise available in the local market, or products where an 

opportunity exists, based on the quality of product and service, to differentiate the product from other 

available options in the local market. The community’s strong affection for youth sports, hunting, fishing 

and outdoor recreation may provide market opportunities to explore. 

Accommodating and Incentivizing New Businesses Development 

To accommodate and sustain business development in downtown Moncks Corner, new or renovated 

buildings must be available for purchase or lease. Because renovating existing buildings and constructing 

new buildings in a redevelopment area creates a significantly higher risk than the same activity at an 

optimal location, it is essential that incentives be made available to mitigate the higher risk potential. 

Moncks Corner should consider the development, adoption and implementation of an incentive program 

which offers tax incentives in exchange for the renovation of existing buildings or construction of new 

buildings within the downtown redevelopment area. The incentives are contingent upon meeting defined 



performance thresholds. Examples of existing performance based incentive for building owners or 

developers include: 

• State and federal historic preservation income tax credits 

• South Carolina Abandoned Building Tax Credit (State income or local property tax credit option) 

• Bailey Bill, a town and/or county approved property tax credit for locally designated historic 

buildings 

• Multi-County Business Park Incentive, a fee in lieu of taxes arrangement for commercial 

development 

• Custom incentives designed and approved by Town Council which could include building permit, 

water/sewer tap fees and local hospitality and accommodations tax rebates. 

An overview of these tools can be found at: http://www.masc.sc/pages/resources/economic-development-

tools.aspx 

The Town should also consider performance based incentives to benefit the owner/operator of new 

businesses locating downtown, such as a business license rebate.   

The strategic use of these incentives can substantially mitigate risk in a redevelopment area and spur 

development. Municipal Association of South Carolina and Main Street South Carolina staff members are 

available to assist the Town in exploring and implementing an incentive program. 

Explore Opportunities for Other Catalytic Projects 

To generate sufficient customer traffic to sustain the growth of new and existing retail, restaurant, service 

and accommodation industry businesses, the Town should look for opportunities to identify and secure 

new uses on Main Street that would be significant daytime customer generators to supplement local and 

sports tourism traffic.  

The potential need to relocate the county court house was mentioned during the base line assessment. 

Such a relocation to Main Street would be an ideal traffic generator during daytime hours, providing 

additional employees and visitors to patronize businesses and restaurants. A court house also has a 

potential to generate limited growth in hotel room nights. Finally, court house relocations often result in 

the relocation of professional offices such as attorneys, surveyors, appraisers and real estate brokers, who 

desire to be in walking distance of the court house. Other opportunities for traffic and customer generators 

include corporate offices or higher education facilities. Vacant land east of the railroad tracks could 

provide an ideal location for such uses, if developed in a way that is compatible and complimentary to 

Main Street. 
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Design
Design is the Main Street program area that concentrates on improving the appearance of 
everything that is visual in downtown, such as building storefronts, windows, sidewalks, 
lighting, landscape, signs and streets. Design is the physical and visual reality of your com-
munity. Anything that you can see, touch, hear, smell and experience in three-dimensional 
reality is part of downtown design.

The primary goal of Main Street’s design component is to encourage comprehensive visual 
improvements through good design that are compatible with historic features, and, there-
fore, maintain the integrity of the downtown. Said most simply, design strives to preserve 
and enhance the physical characteristics that make Moncks Corner unique.

Why are design and preservation important?
Design improvements are important to economic revitalization for several reasons. The ap-
pearance of the downtown is the first visual impression visitors get – and that visual im-
pression shapes visitor perceptions and experiences. Commercial district design affects 
buying decisions as well – just as the packaging of consumer products affects buying de-
cisions. Design of public spaces affects mobility and safety. And design improvements – 
whether to public spaces or private buildings – show new investment and provide tangible 
evidence that revitalization is happening and the Main Street program is leading the charge. 

Good Main Street design should be paired with good historic preservation practices because 
it will help retain the authentic character of your community. Preservation, in practical 
terms, is often cheaper than building new. And most importantly, Moncks Corner’s historical 
architectural assets are the primary characteristic that distinguishes your community from 
another as many cities have the same retail stores, restaurant types, etc., but none share 
the exact same buildings.

Executive Summary
Moncks Corner is located in the low country of South Carolina between the Cooper River 
and Lake Moultrie and within the Charleston growth corridor. The downtown core is orga-
nized around a main street that is bisected by an active railroad. Overall, downtown Moncks 
Corner has a positive appeal, however, there is room for improvement in areas such as the 
development of a more robust retail mix and in historic preservation-appropriate treatments 
to downtown buildings. Additionally, downtown Moncks Corner could benefit from appropri-
ate infill between Highway 17 and the Library to the east and between the railroad crossing/
Sports Complex and Highway 52 to the west. 

The recommendations that follow herein are presented as a means to enhance downtown 
Moncks Corner’s positive aspects while addressing its shortcomings. They are submitted 
in a thematic fashion around four strategic themes that address many of the design and 
planning-related issues facing downtown Moncks Corner.

• 1. Getting the House in Order: Highly visual early “wins”
• 2. Planning Your Preferred Future: An initial vision for Moncks Corner 
• 3. A Facelift for Downtown: Raising the bar on design in downtown
• 4. Public Realm Polishing: Enhancing the areas connecting to downtown

INTRODUCTION
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1. GETTING THE HOUSE IN ORDER: Highly visual early “wins” for downtown 
Simple, simple, simple! 
It has been said that you only get one chance to make a first impression. Moreover, sometimes the visual appeal associated with good first impres-
sions do not have to cost a great deal of money. In the case of downtown Moncks Corner it is recommended to begin by implementing a number 
of relatively low-cost installations in the downtown area that are highly visual. The benefit of these initial highly visual, low-cost, “early wins” is 
three-fold: they will make an immediate, positive visual impact on the downtown area; they will provide tangible proof of the Main Street program’s 
ability to get things done; and they will “buy time” until the Town and/or Main Street program can execute more intensive projects later. This is 
especially critical in the area between the downtown core from the new Sports Complex and Highway 52 to the east. This area is populated with 
some unsightly buildings and lacks appropriate density. These treatments could add visual appeal to this area until appropriate architectural 
infill can take place there in the future. The kinds of projects that would qualify for highly visual, low-cost, immediate impact installations include, 
but are in no way limited to: 

• Landscaping
• Flags and banners
• Component facade grants
• Flower pots and hanging baskets

Landscaping: The presence of simple installations of trees, shrubs, 
ground cover, hanging baskets and flowers heightens the visual appeal 
of this parking area by a handsome landscaped buffer. 

Flags and Banners: Whether along a roadway or on the interior of a 
building site, the presence of flags and banners infuses the environment 
with color, texture and movement. 

Hanging Flower Baskets: Since the downtown area already features 
existing light poles, consider instituting a town or business-sponsored 
flower basket program to infuse the downtown area with color. 

Outdoor Dining: Ensure local ordinances allow for outdoor dining and 
sales. The presence of colorful umbrellas on the sidewalk sends a message 
that downtown is vibrant and alive with activity. 

• Colorful umbrellas over outdoor dining areas
• Visual treatments for vacant storefront windows
• Workshops on Customer Service, Visual Merchandising, etc.
• Etc.
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Visual Treatment Strategies for Vacant Buildings
Use visual enhancement treatments as a temporary means of improving the appear-
ance of a building while it is being prepared for occupancy or sale.

The appearance of vacancies in the downtown area can send a negative message 
and create the perception of a lack of retail vibrancy. To combat those perceptions 
and “buy time” until a building becomes occupied, any of the approaches noted below 
should be considered.

Place artwork in vacant display windows if the interior space appearance is satisfac-
tory. If the interior space is in detrimental condition, consider masking the windows 
from the interior with butcher paper or from the exterior with vinyl cling wraps. The 
masks can feature nostalgic photos or historic postcards of the community or im-
ages such as a map of downtown highlighting shopping and dining destinations. 
Place “community hero” posters in the windows to build community pride and draw 
attention away from the vacant building. These ideas and more are described and 
illustrated below.

Key Benefits
Inexpensive
The above-noted and below-illustrated techniques are inexpensive yet can reap sig-
nificant visual rewards and temper perception of the district while buildings are being 
rehabilitated, leased or sold.

Grandmont, MI: A variety of art forms occupy the storefront windows of these vacant 
buildings. Consider featuring work by local artists or art students. 

1. GETTING THE HOUSE IN ORDER: Highly visual early “wins” for downtown 
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Peoria, IL: By placing historic images on butcher paper affixed to the storefront window, the 
focus is drawn to nostalgic images of the downtown as opposed to the fact that this particular 
building is currently vacant.

Arkadelphia, AR: Due to the sensitive nature of the work conducted within this building, trans-
parent windows were not an option. However, blank windows promoted a perception of an 
empty building lacking retail vitality. By placing historic post card imagery on vinyl clings on 
the windows, the building becomes a virtual museum featuring unique stories from the past. 

1. GETTING THE HOUSE IN ORDER: Highly visual early “wins” for downtown 
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Paragould, AR: When the Main Street director in Paragould learned that a movie scene would be shot in 
her downtown she rushed to conceal the vacant and dilapidated appearance of this building. Using a quart 
of green paint and three vinyl window clings totaling less than $100 she transformed this storefront into a 
downtown directory of businesses akin to an informational kiosk traditionally found in malls. 

1. GETTING THE HOUSE IN ORDER: Highly visual early “wins” for downtown 
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Barre, VT: Barre represents one of the nation’s foremost leaders in the granite industry. This 
vacant storefront was effectively turned into a historical museum that documented the develop-
ment of the granite industry in Barre. Additionally, one storefront display window featured a 
plethora of historic post cards and photographs that captured the history and memories of this 
industry within this Vermont community. 

1. GETTING THE HOUSE IN ORDER: Highly visual early “wins” for downtown 
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Conway, SC: The “I am Conway” campaign utilized 11x17 posters featuring statements from local citizens about what makes 
Conway, SC special. The posters distract from the fact that the building itself is vacant. Moreover, the stories captured in each 
poster build community pride.

1. GETTING THE HOUSE IN ORDER: Highly visual early “wins” for downtown 
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Component Facade Grants
Since many building owners are intimidated by overall façade renovations coupled with a grant process, the Main Street program might con-
sider simplifying the initial phases of the façade grant program and focusing on individual façade elements instead of expensive, overall fa-
çade improvement approaches. In other words, consider conducting a facade component grant program such as an awning grant program, or 
a slipcover removal program, or a signage grant program. Once property owners become familiar with individual façade component programs 
and the process of improving one’s building is demystified, then consider moving on to entire-façade-based grant programs.

Beaufort, SC:  Main Street Beaufort initiated a component grant program 
featuring awnings.

Searcy, Arkansas:  Main Street Searcy initiated a component 
facade grant program featuring building rear treatments.

1. GETTING THE HOUSE IN ORDER: Highly visual early “wins” for downtown 
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Conway, SC:  This furniture company removed the 
metal slipcover from their building to expose a beautiful 
building underneath.

Conway, SC:  The local government, in association 
with the Main Street program, realized the posi-
tive impact slipcover removal made. Therefore, they 
enacted a component facade grant program for slip-
cover removal and five other buildings in downtown 
removed their slipcovers. The visual improvement to 
their main street was remarkable!

1. GETTING THE HOUSE IN ORDER: Highly visual early “wins” for downtown 
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2. Planning Your Preferred Future: An initial vision for downtown 
Conceptual Downtown Master Plan Charrette
The great American inventor, Thomas Edison, once said, “A vision without a plan is a hallucination.” Downtown Moncks Corner lacks an 
agreed-upon vision for its future. This sentiment was voiced in myriad ways by downtown property owners, developers, merchants and even 
elected officials. Ironically, however, these same user groups had consistent ideas for what should happen downtown. In other words, there 
are currently many good ideas for downtown that are shared by numerous individuals and user groups but these ideas have not been stitched 
together into a consensus picture of downtown’s desired future. This is precisely the role and purpose of a downtown master plan, especially 
one that is highly visual and holistic in nature (i.e. not solely limited to design and planning related issues). In absence of such a plan, in-
dividuals will continue to struggle to know if their actions and initiatives are contributing to the desired direction of downtown or if they are 
well-intentioned, but ultimately wasted efforts. 

Moreover, a plan for downtown is an essential activity that must be made a priority because downtown represents the heart and soul, or core, of 
the community and will always be a requested tour destination during the “courtship process” for business and industry recruitment. Addition-
ally, downtown and its condition is the easiest indicator and predictor of leadership’s commitment to the overall good of the community. Said 
simply, if one does not care for the heart of the community, how can one have confidence that the fringes of the community will be cared for? 
Finally, downtown is the ONLY characteristic place that distinguishes Moncks Corner from anywhere else. Every other aspect of Moncks Corner 
from its highways, to strip retail centers, to neighborhoods, etc. exist in myriad places all across America. However, the assemblage of historic 
architectural assets and land development patterns that reside downtown exist in no other place on the planet. Downtown is a place of physi-
cal distinction and historic and cultural relevance that must not only be PRESERVED, but also PLANNED for a prosperous and preferred future.

Starkville, MS: Downtown redevelopment plan from the Starkville, MS Master Plan Charrette facilitated by 
Community Design Solutions.
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What is Moncks Corner’s Main Street program’s role pertaining to a downtown master plan? In an ideal world, the Main Street program would 
have at least the following two strategic roles: convener and solicitor. By convener, we mean that the Main Street program is ideally positioned 
as a “neutral” party (i.e. they are not the government, nor are they a private sector developer) that can rally disparate groups around the im-
portance of making downtown a priority. They would be the logical entity to invite various individuals, entities and organizations to both fund 
and participate in the downtown planning process. Moreover, they would be the solicitor for the funding of this planning exercise. The reason 
for the Main Street program requesting a broad range of financial sponsorship is to ensure that the planning professionals are not beholden 
to any single entity and so that implementation is a shared expectation since so many people or organizations have “skin in the game.” In 
the past, planning exercises sponsored solely by the local government have been viewed with suspicion and perceived to be a ‘top-down’ 
approach. Similarly, plans funded solely by private developers are viewed with suspicion and perceived to be an approach that will benefit 
them financially. By securing funding for the planning exercise from a variety of funding sources, the level of objectivity to the plan and its 
resultant recommendations increases. 

For the sake of consideration of this recommendation, the following potential planning fee ranges might be considered. For a downtown plan-
ning exercise that is conducted in a “charrette” methodology (i.e. the planning work is done primarily on-site within a timeframe ranging from 
3-5 days), a fee range between $35,000-$50,000 is typical. For a full-blown downtown planning process that utilizes a traditional master plan 
methodology (i.e. the planning work is done  both on-site and off-site with a broader scope of work and requiring cost estimates, etc. with a 
time range of 6-8 months), a fee range between $75,000-$100,000 depending on scope and complexity is typical. 

What kind of master planning effort should be proposed for downtown Moncks Corner? There are three key elements to an appropriate planning 
methodology for downtown: participatory, illustrative, and holistic. 

In terms of participatory, the downtown master planning process should include anybody and everybody with a stake in downtown’s future. 
Anyone who will be affected by this plan and/or who has aspirations for its future should be invited to participate. The list of possible par-
ticipants is endless, but at a minimum a potential 
list should include: downtown property owners, 
residents, retailers, restaurateurs, merchants, 
elected officials, downtown groups, preservation 
groups, economic development officials, students 
from local high schools, faith-based organiza-
tions, the medical community, tourism entities, 
Chambers of Commerce, etc. Moreover, this list 
can be extended to include the entire commu-
nity through Town Hall Input forums and online 
surveys to measure consumer attitudes, habits, 
preferences, and desired outcomes for downtown. 
Finally, and ideally, representation from all as-
pects of Moncks Corner’s demographic should be 
invited, regardless of race, income level, physical 
location within the city, etc. 

Hilton Head Island, SC: Public participation during a master plan charrette for Hilton 
Head Island, SC conducted by Main Street South Carolina.

2. Planning Your Preferred Future: An initial vision for downtown 
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In terms of the nature of the resultant plan, it should be highly illustrative and feature as 
many visuals as possible. Many of the planning initiatives of the City noted above neces-
sarily are primarily text-based plans that resemble reports. That is not bad or wrong, but a 
downtown master plan needs to be different. People are inspired by VISION and the definition 
of that word implies PICTURES. People get excited about a future that they can see now! 
The utilization of colorful maps and diagrams, realistic before-and-after photo-renderings, 
interactive 3-Dimensional modeling, and other visualization techniques allow everyone —
regardless of technical sophistication— to see and understand what will eventually result 
in the downtown area with a commitment to long-term implementation of the plan.

Gulfport, MS: Before and after photo-
rendering of a post-Katrina building 
in downtown Gulfport, MS for a 
master plan charrette facilitated by 
Community Design Solutions.

Chester, SC: 3-Dimensional model of a farmer’s 
market and public park in downtown Ches-
ter, SC for a master plan charrette facilitated 
by Community Design Solutions. The model 
enabled participants to visualize the plans for 
the Farmer’s Market as well as go on a ‘virtual 
walkthrough’ of the proposed site.

2. Planning Your Preferred Future: An initial vision for downtown
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Finally, the master plan for downtown should ideally be holistic in nature. While it is per-
fectly acceptable to execute a number of separate downtown plans that eventually achieve 
this goal (e.g. a market study now, a branding plan later, a physical framework plan at a 
another time, etc.), in an ideal setting, a multi-disciplined plan done at the same time will 
render the most close-knit body of recommendations that will not be at cross-purposes with 
each other. Moreover, this approach most often renders the best follow through and sys-
tematic implementation of the plan recommendations…the obvious point of the planning 
process in the first place. 

Retail Leakage: A thorough market study for 
downtown will identify primary and secondary 
trade areas as well as retail leakage and capture 
scenarios. Armed with this information, the 
community can formulate targeted retail recruit-
ment and marketing approaches.

Starkville, MS: An effective branding and marketing system will not 
only create logos for the destination and downtown program, but will 
introduce retail-oriented promotional activities to stimulate the local 
economy like the ‘New South Weekends’ campaign for Starkville, MS. 

Gulfport, MS: An effective branding and marketing system will also 
develop advertising approaches to build community pride, connect the 
dots of implementation progress, and tell the community’s unique stories 
in compelling ways like this ad developed for Gulfport Main Street.

2. Planning Your Preferred Future: An initial vision for downtown
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Based on observing prior planning processes in hundreds of communities over a prolonged 
period of time, the approach noted below has historically resulted in the greatest degree of 
community buy-in and systematic implementation.

The four basic components of a holistic master planning charrette, as well as descriptions 
of the scope of issues should ideally include: 

a. Market Analysis
To establish precise primary and secondary trade area geographies, retail leakage 
analysis and capture scenarios, and a position statement with clear and quantifiable 
economic development recommendations. 

b. Branding & Marketing
For both the Main Street Program, the Town, and other partner agencies to ensure 
the essence of downtown is captured graphically and messages communicated in 
compelling ways. Brand extension could be applied to supporting organizations such 
as the Chamber and Economic Development agencies if they so desired. Collateral 
would include graphic design, advertising and promotional pieces to support the 
recommendations of the market analysis as well as the advocacy and promotion 
of the program itself. Moreover, these efforts would inform public realm design op-
portunities such as wayfinding signage, flags and banners, web site, advertisement, 
merchandising, etc. 

c. Design & Planning
While conceptual in nature, the plan would seek to address design and planning 
issues that are both broad and specific in nature. The range of issues the charrette 
could seek to address would include, but not be limited to:
• Gateways
• Major thoroughfares into downtown
• Streetscape designs (sidewalks, crosswalks, trees, on-street parking, etc.)
• Parks and open spaces
• Traffic/transportation/traffic calming strategies
• Infill & redevelopment sites and opportunities
• Façade enhancement studies
• Blighted & distressed property assessment
• Parking
• Connectivity issues
• Wayfinding signage (both destination-based and merchant-based)
• Public art
• Etc.

d. Implementation Strategies
A plan is of nominal value if you don’t know how to implement it. The action plan 
would provide time-based prioritized goals with funding sources identified. This as-
pect of the plan could provide the Main Street Program and its Design Committee 
with items for incorporation into their work plan as well as providing the City with a 
sense of direction for a subsequent, more comprehensive master planning initiative.

2. Planning Your Preferred Future: An initial vision for downtown
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In conclusion, part of the reason a holistic approach to planning has resulted in maximum 
implementation has to do with the intriguing observation that each point corresponds al-
most exactly with one of the Four Points of Main Street:

• Market Analysis = Economic Vitality
• Branding & Marketing = Promotion
• Design, Planning & Preservation = Design
• Implementation Strategies = Organization

Columbus, MS: Executive summary 
poster from Columbus, MS Master 
Plan Charrette facilitated by Com-
munity Design Solutions.

Crystal Springs, MS: Implementation Strategy 
Board prepared for Crystal Springs, MS Master 
Plan Charrette facilitated by Community De-
sign Solutions.

Strategies First Steps 2015/2016 Next Steps 2016-2018 Long Term 2018-2022 Goals

Economic 
Development:         

Capitalize on Crystal 
Springs’s Potential

• “Open Late” campaign 3,2
• Peer-to-peer learning opportunities 3,2
• Small business counseling 3,2
• Distribute market analysis and recruit 

key leakage categories 3,2

• “Open Late” monthly events 3,2
• Product development for Robert 

Johnson Museum 3,2
• Shared downtown retail incubator/

accelerator 1

• Cultivate visitor awareness 3,2,1
• Consider “Main Street Challenge” retail 

development incentive 3,1
• Re-evaluate market assessment 3,1

Downtown Crystal Springs 
will succeed as a multi-use 
downtown with shopping, 
dining, offices, and 
increased residential units. 

Design and Planning: 
Enhance Crystal 

Springs’s Quality of Life

• I-55 gateway 1,7
• Highway 27 & 51 gateways 1,5
• Tree planting at gateway corridors 1,5
• Sidewalks and crosswalks 1
• Plan N. Jackson parking lot 1
• Plan RR Park expansion & Front St. 

redesign 1
• Vacant building visual treatments 3,1
• Component facade grants 3,1

• Implement N. Jackson parking lot 1
• Remove Marion St. center parking 1
• Initial construction of Front St. redesign 

and RR Park expansion 1
• Curb extensions and shade trees 1
• Trail connection to Chautauqua Park 

1,6
• On-going visual treatments for vacant 

buildings 3,1
• Overall facade grants 3,1

• Finalize construction of Front St. redesign 
and RR Park expansion 1

• Shade trees at entry corridors 1,5
• Marion St. median 1
• Historic street lights at corridors 1
• Parking improvements at packing shed 

along Front St. 1
• On-going visual treatments for vacant 

buildings as needed 3,1
• Overall facade grants as needed 3,1

Building on quality public 
investments, Crystal Springs 
will continue to create a 
welcoming downtown 
through improved parks and 
open spaces, walkable and 
bikeable streets, and historic 
architecture. The corridors 
leading to downtown will 
achieve a level of design 
quality that compliments the 
downtown area.

Branding and 
Marketing:     

Maximize Crystal 
Springs’s Message

• Adopt brand 1,2,3
• Incorporate new brand in all collateral 

1,2,3
• New banners 1,2,3
• Create branded merchandise 1,2,3
• Brochures 1,2,3
• Festival collateral 1,2,3

• Program downtown events 1,2,3
• Continue short-term brand launch 

initiatives 1,2,3
• New/additional banners 1,3
• New/additional brochures 3,2,1
• Phase 1 wayfinding signage 1,2,3

• On-going creative downtown programming 
1,2,3

• Install phase 2 wayfinding system 1,2,3
• Update and new/additional banners 1,3
• Additional merchandising collateral 3,2,1
• Website upgrade/constant digital presence 

2,3,1

Crystal Springs will launch 
an aggressive messaging 
program that builds 
community pride while 
distinguishing itself as the 
destination of choice as a 
bedroom community to the 
Jackson metro area. 

Promotion: Highlight 
Crystal Spring’s Unique 

Assets

• Develop Promotions Committee 3
• Sales-oriented event 3
• Calendar of Events 3,2
• Social media campaign 3
• Web site 1,2,3
• Seed pack business cards 1,2,3
• Tomato items in restaurants & shops 3
• Enhance Tomato Festival 3,2
• Great MS Tomato Fight 3,2
• Plan downtown farmer’s market 3,1

• New events 3
• Engage merchants with Tomato 

Festival 3,2
• Volunteer program 3
• Make 2016 Year of the Tomato! 3,2,1
• Tomato-themed t-shirts 3
• Initiate Farmer’s Market 3,2,1
• Crystal & Bubbles Xmas event 3,2
• Tomato Tender program 3
• Blues Alley at Robert Johnson Blues 

Museum 3,1

• Evaluate events (add/delete) 3
• Develop volunteer base 3
• Additional events 3
• Fundraising event 3
• Farmer’s Market as a draw 3,2,1
• Enhanced Robert Johnson Museum 

connected to a Tomato Museum 3,2,1 

Crystal Springs Main Street, 
in conjunction with other 
organizations, will promote 
the downtown area through 
events that generate retail 
sales and raise awareness 
of its unique cultural and 
historic assets.

Organization & 
Implementation: 

Getting the Job Done

• Board of Directors 3
• Set up committees or task teams 3
• Board Training 3
• Four Point Training 3
• Formulate work plans with committees/ 

task teams 3

• Adopt By-Laws 3
• Apply for 501c3 designation 3
• Create membership program 3
• Organizational policies and processes 

in place 3
• Financial sustainability plan 3

• Long-term financial strategy 3
• Create strong partnerships 3
• Update program of work 3
• Rotate Board members 3
• Grow capacity of organization 3

Crystal Springs will build 
strategic partnerships with 
organizations and 
individuals that are 
committed to bringing the 
vision of the Downtown 
Master Plan to fruition.

Lead Organizations: 1-City of Crystal Springs; 2-Chamber; 3-Main Street Crystal Springs; 4-Steering Committee; 5-City of Crystal Springs Parks & Recreation Dept.; 6-Central MS 
PDD; 7-MDOT; 8-Private Developer; 9-All

Crystal Springs Downtown Master Plan: Implementation Strategy Board

2. Planning Your Preferred Future: An initial vision for downtown
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Description:
Obviously, many of the recommendations made previously in this report would have the effect of providing a “facelift” for downtown. However, 
the recommendations made in this section of the report relate primarily to regulations and ordinances designed to uphold a standard of care 
for downtown, its buildings and their uses. The primary tools recommended to accomplish this include, but are not limited to:

• Design Guidelines
• Overall Facade Grants
• Strategies for dealing with abandoned and dilapidated buildings

Illustrative Design Guidelines
Honoring your architectural past and safeguarding current investment.  

Description: Architectural design guidelines, when developed and used properly, simultaneously honor the architectural character of a community 
while safeguarding subsequent development investment. However, in many instances design guidelines have been written in such a way as to be 
difficult to understand and interpret and, therefore, have been viewed as an impediment to redevelopment, or worse still, merely a local government 
telling the property owner what they cannot do. 

Distinctions: Illustrative design guidelines vary from those forms of design guidelines in two distinct ways. The first distinction of illustrative design 
guidelines is how they are developed. In the traditional way, a design professional would simply write the guidelines --often using highbrow design 
and planning language that the common citizen cannot understand-- and they are adopted by the local government and subsequently enforced by a 
design review board. In the illustrative design guideline approach the guidelines are actually developed with input from the property owners that will 
be affected by them. The design professional shows participants photographs of buildings from their downtown and asks a series of questions that 
unveil an understanding of the design and planning characteristics of the community itself. These characteristics, such as, but not limited to, build-
ing height, dominant building materials, levels of detail, degree of ornament, kinds of doors and windows, etc. establish the baseline of architectural 
character for the guidelines. Said simply, the goal of the guidelines is to simply safeguard the architectural character that already exists within a 
place, NOT to impose and external style or standard of care beyond what is already there. 

The second distinction is that illustrative design guidelines feature copious photo-
graphs and minimal text. People intuitively understand photographs, while trying to 
use words to describe design criteria can lead to misunderstanding and multiple 
interpretations. Therefore, with illustrative design guidelines, the topic of windows 
be handled in this manner: a simple statement of intent would be crafted that ar-
ticulates key goals pertaining to windows...perhaps limited to the desire to use win-
dows that are to scale and in a style that is compatible with the dominant window 
forms in the downtown. Thereafter, dozens of photos of acceptable windows would be 
featured. If necessary, a few photos of inappropriate windows might also be featured 
to highlight the contrast between the two types of windows. 

3. A Facelift for Downtown: Raising the bar on design in downtown

Aiken, SC: (below, top) Conducting property owner workshop to determine the architectural characteristics of downtown Aiken before drafting the guidelines. (below, bottom) 
Photo-montages of typical blocks in downtown Aiken that became the objective standard for typical design issues such as building height, setback, massing, materials, etc.
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3. A Facelift for Downtown: Raising the bar on design in downtown

Benefits: Illustrative design guidelines have two significant benefits. The first is that the resultant document features hundreds of “can do” solu-
tions to common design issues facing a property owner. The tone of the document turns on its head the sentiment that design guidelines tell a property 
owner what they cannot do to their buildings to an education document that portrays hundreds, if not thousands, of appropriate things that can do 
with their building. Moreover, given the fact that the property owners had a voice in their formation, they do not feel like an external standard being 
imposed upon them from without, but rather a self-imposed standard to ensure the architectural character of their place has been maintained and 
their investment in their building is safeguarded. Their investment in their building is safeguarded by the understanding that there is an agreed-upon 
standard of design care that all property owners now share. Said simply, an investor has no fear that his neighbor can do the wrong thing an adjacent 
property and thereby adversely affect the value of their property.

The final benefit of illustrative design guidelines is that they are good for business. Study after study has demonstrated that properties within areas 
that are governed by design review and objective design criteria such as illustrative design guidelines appreciate at a rate significantly higher than 
their non-regulated counterparts. The study illustrated by the adjacent image was performed in South Carolina and revealed that neighborhoods that 
had design review and design guidelines appreciated at a rate of 16-26% higher than non-regulated neighborhoods.

Economic Impact: The document at right is one of many studies that have 
demonstrated the economic benefit of design review and design guidelines 
that result in higher appraised real estate values. A copy of the report at 
right may be found at the following URL: 
http://shpo.sc.gov/pubs/Documents/hdgoodforpocketbook.pdf
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3. A Facelift for Downtown: Raising the bar on design in downtown

Aiken, SC: A sample page from the Aiken design 
guidelines illustrating acceptable balcony solu-
tions for buildings in the downtown area.

Hartsville, SC: A sample page from the Hartsville 
design guidelines illustrating acceptable storefront 
solutions for buildings in the downtown area. 21Hartsville Design Guidelines | EXISTING COMMERCIAL-TYPE BUILDINGS

Storefront Renovation 
and Replacement

For most traditional buildings, large panes of 
glass at the display window level with solid kick 

plates below are appropriate. Multi-pane designs 
that divide the storefront window into small com-
ponents should only be used if they restore proven 
historic elements and original openings.

Preserve the original kick plate, or bulkhead, 
whenever possible. For buildings with historic 
significance, restore the original bulkhead from 
documentary evidence. If original information is 
not available, develop a new simplified design that 
retains the original character and dimensions of the 
bulkhead that would most likely have been on the 
building. For renovations where there is no docu-
mentary evidence, appropriate bulkhead materials 
are: brick, painted wood panels, stone, and glazed 
tile or painted metal in muted tones. Align the bulk-
head with those of other traditional buildings in the 
block.

The use of a clear glass transom over doors within 
the upper part of the display window area is most 
appropriate. Retain the original materials and pro-
portions of the transom opening. If the framing that 
defines the transom has been removed, re-establish 
it in a new design. If the interior ceiling is lower than 
the transom line due to later renovation, raise the 
dropped ceiling up from the window to maintain its 
traditional dimensions. Align transom framing with 
other adjacent buildings to maintain a clear line 
along the block face. The area above the transom or 
storefront cornice has traditionally been used for a 
sign or decorative element. 

Guidelines 
Maintain traditional recessed entries where 

they exist. 
Maintain the original size, shape and propor-

tion of storefronts and openings to retain the his-
toric scale and character.

Maintain the bulkhead, or kick plate, below the 
storefront display window element.

Preserve the transom and sign board area fea-
tures.

3.1.3

X

X X X
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Overall Facade Grants
Once the methodology for applying for component facade grants is established and the Main Street program has a proven track record for 
administering them, consider ‘graduating’ up to overall facade grants that address the entire face of a building. This approach would be 
reserved for more ‘troublesome’ buildings that require far more physical enhancement than a singular component approach could provide. 
However, this approach requires far more financial capital and administrative oversight to execute than a component grant approach. 

3. A Facelift for Downtown: Raising the bar on design in downtown

Pascagoula, MS:  The owner of this 
former office supply and paper store 
took advantage of an overall facade 
grant from Main Street Pascagoula 
to retrofit the building to a restau-
rant and exposed it’s historic store-
front.
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3. A Facelift for Downtown: Raising the bar on design in downtown

In cities and towns of all sizes, municipal officials point to dilapidated structures as a challenge in their efforts to promote the highest possible 
quality of life and bring economic growth to their hometowns. The failure of offending property owners to repair or demolish dilapidated structures 
creates blight and a financial drain on community resources. It shifts the cost of abating violations from the responsible party to all taxpayers.

Dealing with these unsafe commercial and residential structures is a challenging task that requires officials to consider and carefully balance the 
rights of the offending property owners with rights of the owners of adjacent properties and the community at large. Because of the wide array of 
situations encountered and sensitivity of the property rights issue, municipalities must have a variety of tools that can be selected and effectively 
applied to the specific circumstances of each code enforcement case.

What’s Available
Cities and towns can adopt ordinances relating to the upkeep of property. These ordinances may provide for notification to the owner outlining the 
conditions needing to be corrected and may require the owner to take the necessary steps to correct the conditions. The ordinances may also outline 
how the municipality may correct the conditions if the owner fails to take appropriate action.

As with any ordinance, cities and towns must have procedures in place that provide for due process and proper notification to the property owner 
when the city moves to abate a problem. Likewise, any local ordinance needs to spell out explicitly the notice procedures, method of notice as well 
as a procedure for appeals of decisions made by the code enforcement officials.

State law gives cities and towns the authority to enforce the International Building Codes and to adopt by reference certain appendices to this code. 
One of the most widely adopted appendices is the International Property Maintenance Code, which establishes standards to help ensure public 
health, safety and welfare of the community by requiring the maintenance of existing structures and premises. The International Property Mainte-
nance Code provides a framework for dealing with dilapidated structures in any city no matter the size.

The International Property Maintenance Code contains a prescribed and tested process of providing proper notice as well as a specific method of 
serving the notice to property owners. Because this code can be adopted by reference with only minor modifications, it is a good option for munici-
palities starting a new code enforcement program or looking to modify their existing program. A PDF version of this code may be found by following 
this link: 
https://www.dropbox.com/s/upw4ttgdgusxoz0/2012_International_Property_Maintenance_Code.pdf

What happens when property owners fail to correct serious code violations? One option available to the municipality is to correct the violation. If the 
municipality corrects the unsafe conditions associated with the property, most state law allows the municipality to place a lien equal to the cost of 
the abatement on the property and collect the lien in the same manner as municipal taxes.

Challenges
These code enforcement methods have limited effectiveness in certain situations. Liens on property generally can only be collected when a property 
is sold, and many county governments do not recognize code enforcement liens at tax sales. This means that liens might not be collected at tax 
sales.

Another problem with liens is that there is often a significant lag between filing the lien and collecting payment because sales of dilapidated proper-
ties occur infrequently. Likewise, ordinance summons are not effective when a property owner cannot be located or lives outside of the community 
or state. Ordinance summons must be personally served upon the offender.

These tools also have limited effectiveness when the property owner lacks the financial resources to abate the violations. Jailing offenders only 
increases the cost to the municipality and often fails to correct the violation.

Clearly, there are no “silver bullet” solutions that can solve each unique situation in every community. However, all across America certain strategies 
for dealing with abandoned and dilapidated buildings have begun to gain traction in dealing with this issue. A few of these strategies are noted 
below.      Adapted from December 2012 issue of Uptown, a publication of the Municipal Association of South Carolina

Dealing with Abandoned & Dilapidated Buildings:
Strategies for Saving, Maintaining and Enhancing Our Downtown Architectural Assets
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3. A Facelift for Downtown: Raising the bar on design in downtown

Strategies for Abandoned and Dilapidated Buildings
1. Early Warning Database
Use an early warning database to identify problem properties and to facilitate collaboration.

Too often, municipalities only find out about vacant properties after they have started to cause serious problems. An early warning database 
collects and organizes basic information about conditions that suggest a property is likely to become vacant. Local officials and organiza-
tions can use that information to identify at-risk properties and take action before a problem grows or gets out of control. A database can 
be useful for code enforcement officials, police and fire departments, community development departments, Main Street programs and 
neighborhood organizations. 

A database can be as a simple as a spreadsheet that lists problem properties and indicates whether each property has one or more of the 
key indicators of vacancy or abandonment, such as tax delinquency, nuisance abatement actions, utility shut-offs, or foreclosure filings. It 
can also be expanded to include information about the district where the property is located, such as demographic data, crime statistics, 
and real estate conditions. An even more comprehensive database could include information about these properties from various municipal 
departments. Many municipalities already collect much or all of the information in a basic database, and it is just a matter of putting that 
information together in one place. Even the most simple database can be used to identify problem properties and neighborhoods, guide 
decision making, and coordinate activity across municipal departments.

Key Benefits

Identify problem properties
A database helps a municipality identify properties that are vacant or at risk for vacancy, making it possible to intervene early and avoid 
more serious problems for the property. 

Coordinate municipal action
A database helps a municipality share critical information with various local government departments and other key stakeholders and use 
it to coordinate action and facilitate collaboration.

2. Minimum Maintenance Ordinance
Use a minimum maintenance ordinance to provide an objective, district-wide standard of care for properties.

The failure to maintain property directly impacts property values of adjacent property and, in the worst case, can provide an area that at-
tracts criminal activities. To protect a district from deterioration, a number of local governments have established property maintenance 
standards. There is a limit, however, on how far a jurisdiction may go in regulating unsightly areas on private property. It is an open question 
in many states whether their courts would uphold a beautification ordinance or a property maintenance or appearance code if the regulation 
is based purely upon aesthetic grounds.

The premise is that failure to provide minimum maintenance creates unsanitary and unsafe conditions, negatively impacts the aesthetic 
value of the community, and reduces property values. Local governments considering property standards need to work with legal counsel to 
make sure that the necessary procedural requirements are included in any public nuisance or property maintenance ordinance and that staff 
responsible for enforcement receive the necessary training.

The hardships encountered when enforcing MMOs are typically two-fold. First, the local government lacks the political will or manpower to 
enforce the ordinance. Second, the municipality lacks the funding required to enforce the ordinance by providing temporary clean-up and/or 
stabilization and weatherization measures.
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Key Benefits

Objective standards
Every property owner is held to the same standard of care. This should hopefully address concerns that enforcement is due solely on the 
grounds of subjective aesthetic standards.

Legal authority
Assuming due process and clear communications are in effect, a MMO provides solid legal grounds for enforcing upkeep on any individual 
property for the sake of the community good in terms of safety and welfare.

3. Visual Enhancement Treatments
Use visual enhancement treatments as a temporary means of improving the appearance of a building while it is being prepared for oc-
cupancy or sale.

The appearance of vacancies in the downtown area can send a negative message and create the perception of a lack of retail vibrancy. To 
combat those perceptions and “buy time” until a building becomes occupied, any of the approaches noted below and illustrated at right 
can be considered.

Place artwork in vacant display windows if the interior space appearance is satisfactory. If the interior space is in detrimental condition, con-
sider masking the windows from the interior with butcher paper or from the exterior with vinyl cling wraps. The masks can feature nostalgic 
photos or historic postcards of the community or images such as a map of downtown highlighting shopping and dining destinations. Place 
“community hero” posters in the windows to build community pride and draw attention away from the vacant building. 

Key Benefits

Inexpensive
The above-noted techniques are inexpensive yet can reap significant visual rewards and temper perception of the district while buildings 
are being rehabilitated or sold.

4. Financial Incentives
Use financial incentives to stimulate private sector building renovation investment.

While it can be argued that a property owner that has neglected their property should not be rewarded with a financial incentive, by the same 
token, the economic and community benefit derived from an improved building typically outweighs perceived injustices. There are a whole 
host of potential incentives that can be brought to bear on this issue. Some of the most common and strategic methods are noted below.

• Facade Grants: Either single components (e.g. signs, awnings, paint) or overall facade grants can motivate an owner to enhance their 
building.

• Historic Preservation Tax Credits: Qualifying buildings are eligible for either 10% or 20% federal tax credits while many states match 
the federal credits up to 25%.

• Tax Abatement: This strategy freezes the taxable rate at the pre-renovation value so that improvements to the building do not render 
an immediate spike in property taxes.

Key Benefits

Gap financing
Sometimes these financial incentives are the difference between rehabilitating a building or letting it sit vacant. Through a nominal incen-
tive from the public sector, the private sector might be motivated to invest in the renovation of an otherwise marginal property.



Moncks Corner, South Carolina |  BASELINE ASSESSMENT REPORT: DESIGN 24

3. A Facelift for Downtown: Raising the bar on design in downtown

5. Vacant Building Registry
Use a vacant building registry to motivate owners to maintain buildings and return them to productive use, identify the party responsible for 
problem properties, monitor vacant properties, and defray costs of providing related municipal services.

A vacant building registry is an ordinance that requires owners (and, in some cases, financial institutions with an interest in a property) to 
register vacant buildings with a municipality. Effective registry programs also require registrants to pay a fee at regular intervals, which 
defrays the additional costs of providing municipal services associated with such properties. Fees also create a strong financial incentive 
for owners to secure and maintain vacant property and return it to productive use. Effective programs require registrants to provide 24-hour 
contact information, which makes it easier for a municipality to contact the owner or the owner’s agent if there is a problem with the property. 
Some registry programs go further and include provisions that compel registrants to maintain, secure and insure vacant properties, and 
prepare and implement plans to return them to productive use. Good registry programs are implemented in conjunction with strong code 
enforcement and often include steep fines for noncompliance. A model Vacant Building Ordinance from Emporia, Kansas may be found at 
the following link: http://www.communitydesignsolutions.com/public/VBO_Emporia_Kansas.docx

Key Benefits

Motivate owners
Code enforcement alone isn’t always enough to motivate owners to maintain vacant properties. Vacant building registries usually require 
payment of fees, and these added costs create an additional incentive for owners to maintain their properties.

Identify responsible parties to contact if there is a problem
Municipalities can use the information collected in the registry to contact the party responsible for a property if there is a problem.

Defray costs
Revenue generated from registration fees helps cover costs incurred by municipalities in monitoring vacant properties and enforcing vacant 
property requirements. 

6. Receivership
Ensure that someone with the necessary expertise and resources repairs or rehabilitates a vacant property.

Receivership is a powerful but infrequently used tool for ensuring that seriously troubled properties are repaired or rehabilitated. Receiver-
ship is sometimes used as a last resort when other strategies, like traditional code enforcement, don’t motivate an owner to perform neces-
sary maintenance and repairs and a property is a danger to the community. If a property is not being properly maintained, a municipality can 
go to court and seek to have a receiver appointed to take care of the property. If the court appoints a receiver, this third party is authorized to 
act as if it owns the property. The receiver can take any step the court authorizes to repair or rehabilitate the property. 

Receivers can finance the work with cash loans from banks or the municipality. In exchange, the receiver gives the lender a special certifi-
cate, which basically guarantees that it will get the full value of the loan back with interest. If the owner of the property doesn’t pay back 
the receiver’s loan with interest, the certificate becomes a lien on the property, which must be paid back before all other encumbrances on 
the property except taxes. This process provides the receiver with funds needed to repair the property and allows the bank or municipality 
financing the repairs to make a profit on its loan.

Key Benefits

Repair and rehabilitate vacant property
When other methods fail to motivate an owner to maintain a property, this process, enabled by state law, can give a receiver powerful tools 
to ensure that troubled properties are repaired or rehabilitated. 

Pay for repairs and rehabilitation
It is often difficult to get financing to repair or rehabilitate a vacant property. The receivership process, if enabled by state law, gives receivers 
this critical tool to finance such repair activity.
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Property owner rights
Since the property owner may retrieve the property at any point in the process by reimbursing the receiver for all costs associated with the 
project, the issue of property takings is addressed. 

7. Acquisition or Demolition
Acquire properties to stabilize or rehabilitate individual properties or to redevelop an entire area or district in communities with large num-
bers of vacant properties. Demolish vacant properties that pose significant danger to the community and cannot be adequately addressed 
in any other way.

Acquisition: In districts where property values have fallen significantly, owners and private investors may not take proper care of a property. 
This neglect can cause problems for adjacent properties, and the problems can begin to spiral out of control. In situations where the private 
market has little incentive to act, the best alternative may be for a municipality to acquire properties.

The municipality can act aggressively (especially if it possesses a Community Development Corporation or a Redevelopment Authority) to 
improve a single property that is causing problems, or to improve several properties in an effort to redevelop a larger area. Municipalities can 
acquire properties individually or as part of a coordinated acquisition and redevelopment strategy. Where downtown stabilization or revital-
ization efforts require acquisition of larger numbers of properties, land banks have proven to be a very effective strategy. Though acquiring 
properties can be a useful and powerful tool, it is not a quick solution to a pressing problem—the process often takes a very long time.

Demolition: When a property is causing very serious problems that present a danger to the surrounding community, and the owner is not tak-
ing necessary steps to address the problem, a municipality may initiate demolition proceedings. After complying with procedures specified 
by state law and/or municipal ordinance, the municipality can demolish the property. 

While the preservation of a downtown’s architectural assets --especially its historic buildings-- is of paramount importance, occasionally 
the demolition of a delinquent building may cost a municipality less than taking care of a troubled property. What’s more, under some cir-
cumstances, a municipality can recover the costs associated with the demolition. Carefully targeted demolition can help stabilize property 
values in the surrounding community and help lay the foundation for redevelopment.

Key Benefits: Acquisition

Return properties to productive use
By acquiring vacant properties that have no near-term prospect of being redeveloped by the private market, municipalities can return them 
to productive use, helping to stabilize communities more quickly.

Promote redevelopment
Property acquisition allows municipalities to reshape an entire district.

Key Benefits: Demolition

Remove blight
Demolishing seriously troubled buildings can help stabilize or improve struggling districts. Demolition may be the best option when vacant 
properties are hurting the community around them and nothing else can restore the property to productive use.

Prompt owners to take responsibility
Sometimes a threat by the municipality to demolish a property compels recalcitrant owners to take responsibility for troubled properties.

Minimize municipal costs
While demolishing a building is expensive, it is sometimes less expensive in the long run than incurring all of the municipal costs associated 
with taking care of a troubled building.
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Gateways: 
As noted previously, you only get one chance to make a good first impression. Gateways are an essential welcoming element that demarcates 
arrival into a community. Arrival gateways should occur along any major highway leading into town where the traveler “feels” as though they 
have arrived to Moncks Corner. The implication of this last statement is to not solely default to placing welcome signs at the municipal limits 
for the traveler is far more concerned with their experience traveling to and through a community than they are about arbitrary municipal 
boundaries. Finally, it is equally important to erect secondary gateway treatments when/if the traveler arrives at a distinct district within the 
community such as downtown since the character there is completely different than any other part of the town.

4. Public Realm Polishing: Enhancing everything that connects to downtown

Bennettsville, SC: A traditional gateway installation 
featuring an architectural base, a branded sign panel, and 
adjacent landscaping treatments. This is a timeless, simple, 
and effective way to welcome the traveler to your town.

Holly Springs, MS: Don’t neglect non-traditional gateway oppor-
tunities such as painted water towers that have the added benefit of 
being visible from miles around. 

Lancaster, SC: Notice the secondary gateway treatments welcoming the traveler into down-
town that include sign bases that are low to respond to the pedestrian and constructed of mate-
rials and in the style of the adjacent historic district architecture.  The presence of banners and 
landscaping add to the effect of a secondary welcome into the heart and soul of a community...
it’s downtown.
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Streetscapes: 
The streetscapes --everything from building face to building face in a street section-- comprise between 25-35% of the land area in a tra-
ditional downtown environment. Therefore, it is imperative that their design be carefully considered as roughly a third of your design and 
planning issues will either be solved or exacerbated by their treatments. The roadway takes up the greatest area in a streetscape and the 
Department of Transportation will have a great deal to say about the design parameters there. However, there is great latitude in the other 
elements of the streetscape that includes the sidewalks and their appointments such as benches, light fixtures, trash receptacles, signage, 
etc.The fundamental principle to be remember as pertains to streetscapes in the downtown is that they should be pedestrian friendly. Unlike 
other areas of the community where the automobile takes precedent, in the downtown, the safety and enjoyment of the pedestrian is of para-
mount concern. Anything that be done to foster an environment where people linger, browse, stroll and enjoy themselves should be the goal of 
downtown design in general, and streetscapes in particular.

4. Public Realm Polishing: Enhancing everything that connects to downtown

Greenville, SC: The presence of mature trees and the comfort their shade 
provides encourages outdoor activity and walking along the sidewalk. 
Amenities such as outdoor dining areas, benches and trash receptacles fur-
ther reinforce the sidewalk as an outdoor room.

Streetscape Amenities: A clearly demarcated crosswalk makes the pe-
destrian feel safe when crossing the road. The presence of vintage light 
poles and colorful landscaping and stylistic benches send out a message 
of quality about the downtown environment.

Streetscape Amenities: Additional amenities such as informational ki-
osks, flags, vintage light poles and colorful hanging baskets distinguish the 
downtown area from other parts of the community.
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4. Public Realm Polishing: Enhancing everything that connects to downtown
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Wayfinding Sign System  (Cleveland, Mississippi:) The sign elements as noted on the previous page and illustrated above work 
together to provide a unified way to help the traveler navigate to Moncks Corner and its assets and destinations.

Wayfinding Signage:
In addition to welcoming gateway treatments, Moncks Corner must employ a comprehensive wayfinding signage system to lure the traveler from the 
gateways along the major highways into the downtown. In absence of such a strategy, travelers might shop or dine along the major highways and think 
they have visited historic Moncks Corner when in actuality they missed it by a few blocks. These wayfinding systems not only direct travelers to key 
destinations, they also foreshadow additional assets that the traveler may not be aware of and they provide a consistent and professional image for the 
community. 

A thoughtful wayfinding signage system is most beneficial when a traveler is trying to locate key assets and destinations within a community. Moreover, 
the presence of a well-designed signage system provides visual clues as to the care the community takes in having a consistent, attractive, functional 
brand element in the public realm. A wayfinding signage system should be introduced as part of the overall destination brand because it plays such an 
important role in the character development and clarity of travel in the downtown district. 

The wayfinding system could include the following elements: 

• Primary Gateways: These gateways are the primary intersection points and main entryways to Moncks Corner. They need to be highly visible 
and introduce the destination brand. 

• Trailblazers: Trailblazers are the directing signs leading motorists to the main attractions in the area. These should have between three and four 
locations per sign and should carry motorists from gateway to parking lot. Colors can be used to distinguish between different districts and can 
become smaller as the scale and speed of the roadway narrows. 

• Street Banners: Banners are very popular and help to add color to the lanes of travel, acting as a speed control device. They, too, can be color-
coded by district and can promote local events as well as promoting the destination brand.

• Building Markers: Building markers can be either wall-mounted or monument style and denote important landmarks in the downtown district. 
• Parking Signage: Visitors are more likely to walk a block or two to shop if the signage system leads them directly to a public parking lot and tells 

them how to proceed. The parking markers can be by themselves or as attachments to trailblazer signs. 
• Informational Kiosk: The final piece of the plan is the informational kiosk, which serves as the transition point for vehicular traffic to pedestrian 

traffic. These kiosks should be located at major public parking lots and should include a map and the shopping & dining guide, along with the 
walking tour brochures.
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Murals: 
It was noted by the Baseline Assessment team that there are a significant number of missing buildings along Main Street that created gaps in 
the street wall of buildings. A negative side effect to this phenomenon is that the sides of the buildings that were never meant to be exposed 
are now open to view and in many instances feature long, blank walls. One solution to this unsightly condition is to paint or erect on panels 
murals that would minimize the number of blank walls in the downtown and infuse it with the presence of public art. 

4. Public Realm Polishing: Enhancing everything that connects to downtown

Alleys/Pocket Parks: 
Another consequence to the missing buildings along Main Street is the open area that is created between the buildings. These could be 
converted to quality alleys if they connect to meaningful spaces (e.g. service drives or parking lots) beyond the buildings. Or they could be 
converted to “pocket parks.” If converted to pocket parks, it is important to program each space so that their design contributes to a purpose 
and doesn’t just become a spot of grass between buildings. 

Columbia, SC: This painted mural in Five Points captures a historic 
street scene and is illuminated by small light fixtures above. 

Monroeville, AL: This mural is actually printed on vinyl that is wrapped 
around a wood frame and mounted on the wall. If a change in the art-
work was desired, one would simply need to remove the vinyl and wrap 
a new installation around the frame.

Conway, SC: This simple treatment provided quality access from the 
main street to the parking lot beyond the buildings. The presence of light 
fixtures adds the element of safety and security to the experience at night.

Treatments: Whimsical treatments such as string lights, umbrellas, bench-
es, landscaping, art, etc. can turn a leftover space between buildings into a 
vibrant pocket park that is both functional and visually appealing.




