Downtown Area Consolidated Plan

Accepted
January 18,
2011

Developed through a collaboration of

This Page Left
Intentionally Blank

DOWNTOWN AREA CONSOLIDATED PLAN

Table of Contents
Section 1 Vision, Boundaries, Process
Acknowledgements ..................................................................................................................... 2
Background and Purpose ............................................................................................................. 4
Downtown Today ......................................................................................................................... 5
DACP Boundaries ......................................................................................................................... 6
DACP Vision ................................................................................................................................. 8
Public Process for Downtown Area Consolidated Plan .................................................................. 9
Section 2 Downtown Economic Development Strategy
Downtown’s Role in the Regional Economy ................................................................................. 5
Project Process .......................................................................................................................... 11
Physical Approach...................................................................................................................... 15
Six Priority Projects .................................................................................................................... 19
Potential Development Sites ...................................................................................................... 53
Summary & Conclusions ............................................................................................................ 61
Appendix ................................................................................................................................... 67
Section 3 Connections, Policies, Action Steps
Downtown Area Consolidated Plan and Comprehensive Plan ....................................................... 1
DACP Policies and Action Steps .................................................................................................... 1
DACP Action Plan ......................................................................................................................... 2

Page 1

DOWNTOWN AREA CONSOLIDATED PLAN

This Page Left
Intentionally Blank

DOWNTOWN AREA CONSOLIDATED PLAN

Section 1
Vision, Boundaries, Process

DOWNTOWN AREA CONSOLIDATED PLAN

This Page Left
Intentionally Blank

DOWNTOWN AREA CONSOLIDATED PLAN

Acknowledgements
Greensboro City Council

Guilford County Commissioners

William H. Knight, Mayor
Nancy Vaughan, At-Large
Robbie Perkins, At-Large
Danny Thompson, At-Large
T. Dianne Bellamy-Small, District 1
Jim Kee, District 2
Zack Matheny, District 3
Mary C. Rakestraw, District 4
Trudy Wade, District 5
Yvonne Johnson, Former Mayor
Sandra Anderson Groat, Former At-Large
Mike Barber, Former District 4

Melvin L. “Skip” Alston, Chair, District 8
Steve Arnold, Vice-Chair, District 2
Paul Gibson, At-Large
John Parks, At-Large
Bruce E. Davis, District 1
Linda O. Shaw, District 3
Kirk Perkins, District 4
Billy Yow, District 5
Kay Cashion, District 6
Mike Winstead, Jr., District 7
Carolyn Q. Coleman, District 9

DACP Core Team
Skip Alston
Roy Carroll
Dan Curry
Les Eger
Adam Fischer
Dick Hails
April Harris
Ralph Johnson
Frank Terkelson

Guilford County
The Carroll Companies
City of Greensboro
Guilford County
City of Greensboro
City of Greensboro
Action Greensboro
Concerned Citizens of Northeast Greensboro
VF Corporation

Afrique Kilimanjaro
William H. Knight
Ed Kitchen
John McLendon
Jim Roskelly
Michael Schiftan
Andy Scott
Mac Sims
Ed Wolverton

Carolina Peacemaker/Downtown Resident
City of Greensboro
Joseph M. Bryan Foundation
Fisher Park Neighborhood Association
Moses Cone Health Systems
DevCon Resources
City of Greensboro
East Market Street Development Corp.
Downtown Greensboro, Inc.

DACP Consultants
HR& A Advisors, Inc. and Moser Mayer Phoenix Associates, PA

Page 2

DOWNTOWN AREA CONSOLIDATED PLAN

DACP Advisory Team
Evelyn Acree
Roger Bardsley
Steve Branch
Benjamin Briggs
Mike Byers
Dawn Chaney
Lisa Crawford
John Cross
Pat Danahy
Larry Davis
Adam Fischer
Kim Gatling
Betsey Grant
Willie Hammer
Mark Hewett
Worth Holliman
Brenda Jones Fox

Mechanics and Farmers Bank
Guilford County
Guilford Merchants Association
Preservation Greensboro, Inc.
UNCG
Chaney Properties
Greensboro Symphony Orchestra
Brooks Pierce
Greensboro Partnership
City of Greensboro
City of Greensboro
Smith, Moore, Leatherwood
Greensboro Children’s Museum
Rhinoceros Times
Area Modern Home and Lighting
Carruthers and Roth
Guilford County

Staff
Les Eger
Dick Hails
April Harris
Mike Kirkman
Mary Sertell
Cecelia Thompson
Ed Wolverton

Page 3

Guilford County
City of Greensboro
Action Greensboro
City of Greensboro
City of Greensboro
Action Greensboro
Downtown Greensboro, Inc.

Howard Katz
Rob Lamothe
Rick Lusk
Ed Matthews
Tim Patterson
Becky Jo Peterson-Buie
Robert Powell
Debby Reynolds
Robin Saul
Lane Schiffman
Susan Schwartz
Susan Sessler
Katie Southard
Rich Whittington
Calvin Williams, Jr.
Rashad Young

Elon University School of Law
Riva’s Trattoria
City of Greensboro
WMFY/Downtown Resident
Holy Trinity Church
City of Greensboro
NC A&T
Trace Holdings
News and Record
Schiffman’s, Jewelers
Cemala Foundation
Greensboro College
Green Bean
Triad Stage
Downtown Business Owner
City of Greensboro
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Background and Purpose
Downtown Greensboro has historically and continues to be the center of the community; linking
governmental, cultural, educational and economic institutions with diverse neighborhoods and
significant commercial, entertainment and employment centers. Over the last 15 years, at least 11
separate plans and studies were prepared addressing various aspects and sections of Downtown.
Only one of these plans, the 2002 Center City Master Plan, sought to establish an agreed upon
boundary for Downtown and establish common priorities for downtown to be embraced by the
broader community . The 2002 Center City Master Plan was accepted , but never formally adopted, by
the City of Greensboro or Guilford County.

Authorized by the City of Greensboro and Guilford County via resolutions in February 2009, the
Downtown Area Consolidated Plan is intended to provide a comprehensive framework to
evaluate and build upon previously prepared downtown plans and studies ranging from
neighborhood and corridor plans to market analyses and specific infrastructure plans. The
Downtown Area Consolidated Plan consists of three sections outlining the process, framework
and vision of the Plan; an economic strategy with key short and mid-term action items; and
broader short and long-term policies and action steps. The Plan is intended to emphasize
Downtown’s benefit to the entire Greensboro economy and all its neighborhoods, its ability to
protect and preserve the community’s character and shared values and the opportunity to
enhance the effectiveness of the public sector.

This Plan represents the Downtown portion and version of the City’s adopted
Greensboro Connections 2025 Comprehensive Plan. This is similar to the small
area plans in other areas of the city, such as the Glenwood Neighborhood Plan
and the High Point Road/West Lee Street Reinvestment Corridor Plan. To have
ongoing influence and impact on Downtown development in the years to come,
this Plan contains both short-term recommendations and longer-term policies.
The City has prepared and adopted similar small area plans for other parts of the
City.
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Downtown Today
Downtown Greensboro has seen a resurgence in activity over the last 5-10 years with a number of large public and
private investments including Center City Park, NewBridge Bank Ballpark, Center Pointe, Cityview Apartments, Elon
Law School, the International Civil Rights Center and Museum, the renovated
transportation Depot and numerous restaurants and entertainment venues.
As discussed in greater detail in the following Downtown Greensboro Economic
Development Strategy (Section 2), Downtown contains tremendous value for the
City, including higher assessed property values, significant existing infrastructure
and the highest concentration of jobs within the city. Downtown’s significant
governmental and cultural institutions present additional strengths, offering
common civic and cultural connections to all parts of the City and the larger
region. Continued expansion in facilities and programs from nearby economic
drivers such as UNCG, NC A&T and Moses Cone also support expanded interest in a
vibrant and attractive Downtown.

However, challenges remain in building upon past successes and expanding
significant downtown investments, which have been focused primarily along the
historic Elm Street Corridor. Expanding connections and removing barriers
between downtown, adjacent neighborhoods and nearby economic drivers also
present significant challenges and opportunities as each has not always worked together
effectively with the others. The provision of appropriately scaled and designed
infrastructure to encourage new public and private investments also presents unique
challenges.

The need to address all of these factors calls for a coordinated plan that points to Downtown as a hub
of a much larger core of activity where key public investments can help leverage a variety of private
investments and provide significant benefits to Greensboro as a whole.
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DACP Boundaries (Map 1)
In developing the framework and priorities for the Downtown
Area Consolidated Plan a common vision and boundary for
Downtown was needed to incorporate important aspects of
previously adopted plans and studies while determining priorities
for the future. Based on discussions with the DACP Core Team
and other Downtown stakeholders it was agreed that the
physical boundary of this Plan should follow the established
boundary of the future Downtown Greenway (see Map 1).
This boundary provides an easily identifiable physical feature
(being built using a variety of public and private funds) that
creates an expanded Downtown beyond the historic emphasis
along the Elm Street corridor and smaller individual sites or areas
that were the focus of previous plans and studies.
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DACP Boundaries (Map 2)
Downtown Connections
Key Nearby Job/Economic Centers and
Neighborhoods
As shown on Map 2, the Downtown Area Consolidated Plan’s
boundary is also designed to encourage more direct
connections to adjacent Downtown area neighborhoods and
more fully connect to nearby medical and educational
employment centers and economic drivers. Map 2 also shows
areas adjoining Downtown that have adopted similar small area
plans.
Note: The main campuses of UNCG, NC A&T and Moses Cone
Hospital are all within approximately one mile from Downtown,
representing approximately 8,430 Jobs, 30,364 students and
282,300 annual visitors in addition to those of Downtown.
Strengthening linkages and interaction between these areas and
Downtown would support enhanced activity levels and
investment both in and around Downtown.
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DACP Vision
In determining a vision for Downtown, stakeholders initially identified concerns that greater emphasis was needed on expanded public
investments and evaluating Downtown related programs and processes to encourage high quality private investment, while ensuring an
appropriate return on these investments to the public sector. Additionally, an expanded perspective of Downtown was needed to better connect
adjacent neighborhoods and nearby employment and economic centers. Stakeholders also felt expanded efforts were needed to foster
successful longer term public-private partnerships linked to Downtown.
Based on these priorities a vision for downtown was created and approved by the DACP Core Team on October 13, 2009.

“In the end we want one vision and one action plan for a vibrant, accessible, safe and diverse downtown.
This is a plan that will be adopted and executed by the City of Greensboro and Guilford County, and led by the public sector
to:
1) Outline strategies for public investment to create an inviting environment for quality private investment,
2) Address strategies to connect Downtown with adjacent neighborhoods, employment centers and higher education
institutions,
3) Prioritize long term, viable Downtown development opportunities
(public, private and partnerships), and
4) Clearly define the very best process to achieve this.”
This vision will be used on an ongoing basis to evaluate the effectiveness of the Downtown Area Consolidated Plan and is directly reflected in the
three major goals and six key priority projects identified in the Greensboro Downtown Economic Development Strategy in Section 2 and the
policies and action steps outlined in Section 3 .
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Public Process for Downtown Area Consolidated Plan
The Downtown Area Consolidated Plan was developed over approximately a two year period beginning with the adoption of resolutions
by the City of Greensboro and Guilford County in February, 2009 in support of a “Downtown Greensboro coordinated plan and
implementation schedule.” These resolutions supported a partnership between the City of Greensboro, Guilford County, Downtown
Greensboro, Inc. and Action Greensboro to facilitate the development of this Plan.
An expanded public engagement process officially kicked off on October 27, 2009 with a community meeting evaluating previous planning
efforts in Downtown and discussion on priority projects remaining from these previously approved efforts. In conjunction with this initial
kickoff, a Core Team and Advisory Team were formed from Downtown stakeholder to provide direct project oversight and insight on
specific goals and priorities. Additionally project consultants HR&A Advisors, Inc. and Moser Mayer Phoenix Associates, PA, were
contracted, using private contributions, to evaluate previous Downtown-related planning efforts and identify key projects and strategies
based on agreed upon goals to link key public investments with expanded high quality private investment in Downtown.
In addition to the Core and Advisory Teams, numerous stakeholder and one-on-one conversations were held over a number of months to
examine major concerns and opportunities for Downtown, both those related to previous planning efforts and items not addressed
previously. An all-day storefront workshop, with approximately 50 participants, was held on May 18, 2010 to review initial conclusions
and recommendations for Downtown priorities. The full Downtown Greensboro Economic Development Strategy, outlining six key priority
near-term projects for Downtown based on three major goals, was reviewed collectively by the Core and Advisory Teams and other
downtown stakeholders on September 28, 2010. This associated Downtown Vision, Policies, Connections document was prepared to
ensure the full Plan is in conformance with the City’s Connections 2025 Comprehensive Plan and provide additional policy guidance typical
of other adopted plans. The Downtown Vision, Policies, Connections document was presented to the Greensboro Planning Board on
November 17, 2010 and was unanimously recommended for approval. The full Downtown Area Consolidated Plan (encompassing both
documents) was presented to and accepted by the Greensboro City Council on January 18, 2011.
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ExecutiveSummary

SIX PRIORITY PROJECTS

WHY INVEST IN DOWNTOWN?

1. Complete the Downtown Greenway.

Downtown defines a city’s “brand,” which is central to its
economic development. Downtown Greensboro hosts a
greater number of businesses and jobs than other local
business centers.
centers Investing in downtown maximizes the
public’s return due to higher property assessments and
the ability to leverage existing infrastructure. However,
carefully targeted public assistance is needed to help
downtown realize its full value and compete with peers.

PRIORITIZING INVESTMENTS
HR&A and MMPA reviewed 11 plans produced for
downtown since 1995 and identified 100+ projects. From
these,, ssix p
priority
o y investments
es e s were selected based on
goals developed collaboratively with stakeholder groups:

1. Generatingreturns tothepublicsector,including
sales&propertytaxes
2. Attractingprovidersofhighqualityjobs
gp
g q
yj
3. StrengtheningGreensboro’sbrand

PHYSICAL APPROACH
The Economic Development
Strategy builds upon the
concept of key corridors and
connective sites established in
Cooper Carry’s 2002 Master
Plan. In Section V, the team has
identified soft sites with the
greatest potential to contribute
to this vision.

Voters approved $7 million for a Downtown Greenway. City Council should authorize
construction of the first phase and adopt a Downtown Greenway Design Overlay to
guide adjacent developments.

2. Encourage connectivity through a comprehensive streetscaping program.
Streetscaping is a critical component of a successful downtown, and should be seen
as an ongoing commitment. The City should establish a comprehensive streetscape
plan, and finance it through regular bond issuances.

3. Incentivize q
qualityy new mixeduse development.
p
Despite strong demand for housing downtown, high land costs and small lot sizes
create barriers to infill development. The public sector should utilize tools such as
land, parking, and site cleanup to support projects that promote residential and
mixeduse development.

4. Activate downtown’s unique historic building stock.
Market rents for retail and residential uses cannot justify investment in rehabilitating
older buildings. The City and downtown nonprofits should provide financial
incentives and technical assistance for both building owners and new retail tenants.

5. Create a signature Performing Arts Center.
PACs generate benefits for the public and private sectors. A volunteer committee
should champion the project, lead fundraising and design efforts, and develop a
financially sustainable structure for operations.

6. Support a knowledge community by incentivizing colleges and universities
to locate programs and facilities downtown.
An increased presence of Colleges and Universities downtown would help brand
Greensboro and drive economic development, while also addressing institutional
space needs and marketing goals. However, multisector advocacy and support will
be needed to build consensus and make a downtown project financially feasible.

GreensboroDowntownEconomicDevelopmentStrategy|INTRODUCTION
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section1

Investingindowntown
g
is criticaltothe
economyoftheCityandmetropolitanregion.

GREENSBORODOWNTOWNAREAINVESTMENTSTRATEGY|WorkingDraft,April2010
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Downtowndefinesacity’s“brand,”whichiscentraltoitseconomic
development.
development
A city’s brand, when successfully established, reflects its strengths. Effective branding is
increasingly central to economic development efforts, and downtown is where outsiders look to
determine what a city is “about.”
about. An effective brand attracts “creative
creative class
class” individuals and
businesses, particularly a younger workforce. The quality of the labor pool is usually the most
important factor influencing business attraction.

“Greensboro’swonderfuldowntownand
itsqualityoflifeplayacentralrolein
attractingbusinessestotheregion.”
DanLynch,GreensboroEconomic
DevelopmentAlliance

SSuccessfulcivicbrands
f l i i b d
buildonstrength.

Strength Local crafts, music and performance

Strength 5 higher education institutions, strong healthcare sector

Brand

Consistently ranked as a top place to
live, a destination for art, and a
progressive city, Asheville celebrates its
live music, arts and crafts with thriving
local music clubs and popular annual
festivals.
The City also provides
b i
business
support assistance
i
to local
l l arts
and crafts startups. Rolling Stone
called Asheville the “new freak capital
of the U.S.”

Brand

Success

A top world tourist
Frommer’s 2007

destination,

Success

GreensboroDowntownEconomicDevelopmentStrategy|DOWNTOWN

With an economy historically based in natural resources,
resources
Spokane has successfully diversified to encompass other
industries, including the hightech and biotech sectors. Much
of this growth has been built on its 5 higher education
institutions. A Higher Education Leadership Group provides a
regional approach, curriculum linked with business clusters,
and
d towngown planning
l
i coordination.
di i
S k
Spokane’s
’ Riverpoint
Ri
i
Campus, which houses facilities of four of the institutions,
provides a presence close to downtown, just across the
Spokane River.
Forbes rated Spokane as 9th best metro area in U.S. for doing
business
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Asinmanycities,Greensboro’sdowntownisacenterofhigh
value commerce and jobs.
valuecommerceand
jobs
BusinessCenters,20091mileradius
Downtown Greensboro is a stronghold of
the city economy, with a greater number
of businesses and jobs than other local
business centers.
Downtown also
provides higherquality jobs than the city
as a whole, with an average salary of
$31,000, 24% higher than the Greensboro
average.1

ConeBlvd/I29
312businesses
1,569jobs
b

Airport
183 businesses
183businesses
4,047jobs

However,
downtown’s
preeminent
position is being challenged by outlying
activity centers that enjoy access and
mobility
bili
advantages
d
and
d
l
lower
development costs. Greensboro is the 8th
most decentralized small employment
center out of 53 U.S cities.
While
maintainingg 21% of its jjobs within 3 miles
of downtown –average when compared
to the nation’s 98 largest metro areas 
40% of Greensboro’s jobs are more than
10 miles from downtown, compared to
3 % nationally.
35%
i
ll 2
1.Claritas,2009data.
2.ElizabethKneebone, JobSprawlRevisited:The
ChangingDemographyofMetropolitanEmployment.
Metropolitan Policy Program at Brookings April
MetropolitanPolicyProgramatBrookings,April
2009.

Elm/Pisgah
265businesses
3,439jobs

Battleground/Cone
529businesses
4,700jobs

Wendover/I40
567businesses
8,969jobs

FourSeasons
588businesses
6,700 jobs
6,700jobs

Downtown
2,116businesses
28,242jobs

FriendlyCenter
623businesses
11,082jobs

GreensboroTotal
13,720businesses
199,714jobs

STDBOnline,2009,AmericanCommunitySurvey,U.S.Census,2009,Claritas,2009.
Notetheremaybesomeoverlapbetweenradiusaroundbusinesscenters.
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Downtownmaximizesthepublic’sreturnoninvestment; itcontains
Greensboro’ssgreatestconcentrationofvalue.
Greensboro
greatest concentration of value.
Thegreatestconcentrationofvalueexistsdowntown,reflectedinhightaxbaseandexistinginfrastructureinvestment.
IInvestment
t
t in
i downtown
d
t
maximizes
i i
th public’s
the
bli ’ return
t
on investment,
i
t
t and
d spending
di downtown
d
t
generates far higher returns to the public sector than in suburban areas, given higher property
assessments. Public economic development efforts seek to site projects where benefit will be
maximized, typically where a single project may catalyze development of other sites. Due to its
densityy and activity,
y, areas in or directlyy adjacent
j
to downtowns hold some of the ggreatest
potential for this crosspollination.

Downtown also includes the city’s greatest
investment in infrastructure, which means lower
incremental costs to the public sector for new
development. Development in greenfield sites
can require costly expansion of water, sewer,
roads and utilities. In the past, the City and
County paid a considerable percentage of the cost
of the oversizing of utility lines, typically funded
through general obligations bonds. The costs are
borne by Greensboro and Guilford County
taxpayers.

Despite being less than 1% of
total city land mass, downtown
Greensboro accounted for 18%
of all new multifamily units and
8% of overall new residential
units in the city between 2005
and 2009, suggesting that
Greensboro has reaped some of
the benefits of desirable infill
development.
HR&AanalysisofCounty
residentialconstruction
permits.

AverageAssessedValuePerAcre,2010
GuilfordCounty$87,948
CityofGreensboro$235,912
Downtown
$704,396
HR&AanalysisofCountyrealpropertytaxdata

ResidentialNew
Residential
New
ConstructionPermits
CityofGreensboro,
20052009

Multifamily
3 250 units
3,250units
(43%oftotal)

Greensboro
7,522units

Downtown
629units
(8%oftotal,18%of
multifamily)

GreensboroDowntownEconomicDevelopmentStrategy|DOWNTOWN
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Asuccessfuldowntownrequirescarefullytargetedpublicassistance in
order to compete effectively with regional and national competitors.
ordertocompeteeffectivelywithregionalandnationalcompetitors.
If downtown is to continue to support Greensboro’s brand, innovation and tax base, it will continue to need support from the City and County.
Examining major capital expenditures between 2005 and 2011, the City of Greensboro has recognized the importance of downtown and provided
significant funding to support it. Spending for downtown exceeds spending in other areas when considered per acre and per dollar of total
assessed value.
value Nonetheless,
Nonetheless the City has not always provided financial support to critical downtown projects; NewBridge Bank Ballpark,
Ballpark Center
City Park, and Elon Law School were only made possible due to private foundation support. We encourage the City to continue to support
downtown and become an active participant in all significant catalytic projects.
MajorCityCapitalExpenditures,20052011
OTHER AREAS
OTHERAREAS

DOWNTOWN
Project

CityFunding(millions)

Project

CityFunding(millions)

DepotMultiModalTransportationTerminal(lastphase)

$1.5

Barber&GatewayParks(partial)

$10.0

HistoricalMuseumRenovations

$4.4

GreensboroAquaticCenter(complete,2011)

$19.0

GreeneStreetStreetscapeImprovements

$3.1

3NewFireStations(annexationareas)

$13.0

S.ElmStRedevelopmentExpenditures*

$5.0

LakeTownsendDamReplacement(underway)

$40.0

CenterPointe

$1.0

RandlemanDamWaterFeederLine

$10.0

DowntownTotal

$15.0

WaterPlantUpdates(complete,2011)

$13.0

WastewaterPlantPump&TrunkLines(No.Buffalo)

$38.0

WastewaterPlantUpgrade(Osborne)

$20.0

RoadWidening(Friendly,Hornaday,CreekRidge)

$14.0

*Mostlyfederalfunds

TOTALCITYWIDEEXPENDITURES,20052011

$444.0

Greensboroshouldcontinue
toinvestindowntown
developmentnow sothatit
g
emergesfromtherecession
strongerthanitspeers.

?
Early1900s

GreensboroDowntownEconomicDevelopmentStrategy|DOWNTOWN

1965

Today

Tomorrow
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“AhealthyDowntownisimportanttoGreensboroandtheregion.”
Inasurveyoflocalperceptionsofdowntown,88%ofresidentsagreedor
stronglyagreedwiththisthisstatement.
DowntownGreensboroPerception&UsageSurvey,GuilfordCountyResidents,2008&
2009,preparedbyH.BlountHunterRetail&RealEstateResearch

BLANKPAGE

section2

Ourprocessfusedoutreach &analysis to
identify6priorityinvestmentsindowntown.

GREENSBORODOWNTOWNAREAINVESTMENTSTRATEGY|WorkingDraft,April2010
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Toestablishpriorities,wereviewedallmajorplanssince1995,conducted
stakeholder outreach & analyzed the economics of potential projects
stakeholderoutreach,&analyzedtheeconomicsofpotentialprojects.
1. Goal prioritization. Downtown Greensboro, Inc. (DGI) organized a
community meeting in October 2009 to begin to engage stakeholders
in establishing priorities for Greensboro
Greensboro’ss future. HR&A and MMPA
were hired to further this effort, and began by meeting with a project
committee and advisory group set up by DGI, Action Greensboro and
the City and County. Meeting participants prioritized a set of key goals
for downtown, including highquality jobs, improving downtown as a
destination for activity, and supporting the whole of downtown – core
and perimeter.
2. Plan review. HR&A and MMPA reviewed 11 plans produced for
downtown since 1995, as well as other working group notes, and
identified 100+ projects. We catalogued 15 specific projects that met
the goals established by the core and advisory teams. These 15 are
profiled in Appendix A of this report.

Projects
g
1.Prioritizegoals

100+

2.Doprojects
meetour
goals?

15

3.Howeffective Whichhave
aretheyin
thegreatest
doingso?
support?

6

Proposeinvestment
strategytoCityCouncil
andotherstakeholders

PlansReviewed
SouthsideAreaDevelopmentPlan1995

SouthElmRedevelopmentPlan2006

EastMarketStreetCorridorPlan1998

ChurchStreetInvestmentStrategy2008

Greensboro Center City Plan
GreensboroCenterCityPlan2002
2002
ConcertHallPlanningStudy2003

Establishing a Retail Strategy for Downtown
EstablishingaRetailStrategyforDowntown
Greensboro2008

DowntownMultifamilyHousingAnalysis2003

HighPointRd./WestLeeSt.CorridorPlan2008

CedarSt./BellemeadeAreaStrategicPlan2005

DowntownStreetscapePlan2009

Other initiatives and group discussion notes also reviewed
*Otherinitiativesandgroupdiscussionnotesalsoreviewed

GreensboroDowntownEconomicDevelopmentStrategy|PROCESS
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3. Stakeholder outreach and analysis. The project team conducted 8 focus groups in early April 2010 and met with a wide variety of local
elected officials , institutions,, foundations and businesses. We solicited input
p on which of the 15 shortlisted p
projects
j
were p
priorities,,
focusing on their feasibility and relative positive economic impact for Greensboro. With the support of DGI, the City and County, HR&A
undertook analysis of Greensboro’s economy and real estate markets, and utilized experience of best practices to identify 6 projects with
the greatest potential to align with Greensboro’s strengths to promote economic development and community vision.

Stakeholdersdevelopedthefollowingcoregoals forprioritizingdowntowninvestment:

1.Generatereturns tothepublicsector,
including sales & property taxes
includingsales&propertytaxes
Projectsshouldcreatedirectorindirectbenefitsthat
translatetoenhancedpublicsectorrevenues.

Key

2.Attractprovidersofhighqualityjobs

Weevaluateeachpriorityprojects’abilitytomeet
W
l
h i i
j
’ bili
thesecoregoals.

Projectsshouldcreateadowntownthatisattractiveto
acreativeclassofworkersandemployers,andthat
supportsentrepreneurship.
High

3.StrengthenGreensboro’sbrand
ProjectsshouldimproveperceptionsofGreensboroasa
pleasurableplacetovisit,work,liveorinvest,including
bolsteringthearts,entertainment,culture,andoverall
qualityoflife.

Medium

Low

GreensboroDowntownEconomicDevelopmentStrategy|PROCESS
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section3

AsGreensboroconsidersinvestingin
g
downtown,werecommendafocuson
specific anchors & nodes of connectivity
specificanchors&nodesofconnectivity.
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Focusonkeycorridors andconnective sites.
CooperCarry’s2002masterplanadvocatedfortwomain
corridorsofactivityanchoredbynodesofstrength,
identifyingkeyvacantsitesforsignaturedevelopmentsin
fourdowntown“neighborhoods.”

1.

Anumberofthesepriorityprojectshavebeen
completedsincethe2002masterplan.

2.
Ballpark

CenterPointe
conversion
E.Market
streetscape
t t

International
CivilRights
Center
Southside

GreensboroDowntownEconomicDevelopmentStrategy|PHYSICALAPPROACH
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Greensboroshouldprioritize:
• Establishment of strong north
northsouth
anchors While
south anchors.
Greensboro has developed a strong northsouth axis
with Elm Street, it lacks the important northsouth
anchors described in the Cooper Carry plan.
Greensboro should continue to focus on the South Elm
development site at Lee Street and also identify a
northern counterpart site to strengthen the street.

Nonetheless a significant number of key downtown
Nonetheless,asignificantnumberofkeydowntown
corridorsandconnectivesitesidentifiedbyCooperCarry1
haveyettoimproved.

3.

mixeduse
district
Bellemeade
Square

• Strengthening of eastwest connections. The north
south Elm Street axis is strong, and the Greenway
shows much promise in strengthening the perimeter
of downtown, but eastwest connections remain
weak. Greensboro has recognized the importance of
connectivity through its efforts to improve the East
Market Street and West Lee Street/ High Point Road
corridors, but connections remain to be made to the
core of downtown.

performance
hall/north
anchor
eastwest
connections
interuniversity
center
MarketSquare
entertainment
district
Railyard Park
commercial
district
streetscaping
south anchor
southanchor

DowntownAreaConsolidatedPlan
UpdatingthemasterplanforDowntown
Currentlyunderdevelopment,theCityofGreensboroPlanning
Department’sDowntownAreaConsolidatedPlan willprovidean
organizingframeworkformanyoftheideaspresentedinthis
document as well as a host of others including land use and
document,aswellasahostofothersincludinglanduseand
infrastructure.Theseeffortsaremeanttosupportoneanotherto
increasethevitality,economicactivityandqualityoflifein
downtownGreensboro.TheexecutivesummaryoftheDowntown
AreaConsolidatedPlan willbeincludedasanappendixtothis
document.

1.NotethattherecommendationsidentifiedinthemapsabovereflectCooperCarry’s2002MasterPlan.Thesemayormay
notbethebestlocationsandusesgivennewdevelopmentsoverthepastdecadeaswellascurrenteconomicconditions.

GreensboroDowntownEconomicDevelopmentStrategy|PHYSICALAPPROACH
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section4

Werecommend6priority
p
y
downtownprojects.
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WerecommendthattheCityandCountyfocusonsixprioritydowntown
projects thathavetheabilitytocatalyzeeconomicdevelopment.
that have the ability to catalyze economic development
We recommend a set of projects that strike a balance by:
•

demonstrating to the public and sources of funding that projects can realistically be initiated and completed,

•

employing lowcost tools for nearterm results, and

•

taking first steps toward longterm projects of aspiration.

PedestrianInfrastructure
1. CompletetheDowntown Greenway.
2. Encourageconnectivitythroughacomprehensivedowntownstreetscaping program.

NearTerm,LowCostProjects
2. Incentivizequalitymixedusedevelopment tobringincreasedactivitytodowntown.
3. Strengthendowntown’scorebyfullyactivatingitsunique,historicbuildingstockasaliveplay
community.

LongerTermProjects
5. Createasignatureartsandculturedestinationtoanchorexistingstrengths,increasevisitation,
andbolsterdowntown’sbrand.
6. Developsharedcollege/universityfacilitiesthatwillbringtheknowledgecommunitydowntown
g
g
andencouragecollaborationsamonginstitutions.

GreensboroDowntownEconomicDevelopmentStrategy|PRIORITYPROJECTS
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1 Complete the Downtown Greenway
1.CompletetheDowntownGreenway.

GREENSBORODOWNTOWNAREAINVESTMENTSTRATEGY|WorkingDraft,April2010
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CompletetheDowntownGreenway.

CONTEXT

R t
Returns

J b
Jobs

B d
Brand

In 2006, the City adopted the Greensboro Urban Area Bicycle, Pedestrian & Greenway Master Plan
developed by City staff and funded by the Moses Cone Wesley Long Community Health Foundation.
The Downtown Greenway was proposed as the hub of the trails plan.
In 2007, the Greensboro Bicentennial Commission, which was appointed by City Council, adopted the
Downtown Greenway as the signature project for the Bicentennial commemoration.
In 2008, voters approved $7 million in bonds for the design and development of the Downtown
Greenway This helped secure $4.5
Greenway.
$4 5 million in private funds,
funds in addition to the $1 million already
raised from the private sector. In 2009, Senator Kay Hagan secured a $487,000 federal
transportation grant. In 2010 the City of Greensboro authorized spending of $1.5 million of the
previously approved bond.
Additional State and Federal funding sources are available,
available which the City and Greenway supporters
are pursuing.

RECOMMENDATIONS & NEXT STEPS
The City should prioritize the completion of Phase 1 of the Downtown Greenway and design for the remainder of the trail,
trail including authorizing the
spending of voterapproved funds as needed.
Pursue new funding opportunities at the State and Federal levels, utilizing City and private funding as a means to express Greensboro’s commitment
to the project.
The City should adopt a Downtown Greenway Design Overlay and associated benefits to incentivize Greenwayfriendly design for adjacent
developments.

GreensboroDowntownEconomicDevelopmentStrategy|GREENWAY
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COST
B d t ($M)
Budget($M)

F di t D t ($M)
FundingtoDate($M)

$1,4%
$1,
$1,
4%
$12.5,48%

$6.5,25%

$11.0,42%
$0.2,
1%

$5.8,22%

$6.5,25%
$0.5,
2%

$7.0,27%
,

Street,WalkwayandStreamImprovements

ActionGreensboroFoundations

GreenwayandSiteFurnishings

2008CityofGreensboroStreetImprovementBonds

Parks,PlazasandPublicArt

FederalTranspotationFunds

Admin,Education&Communications
d
d

Grants&Donations

Endowment

RemainingFundsNeeded
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BENEFIT
Trails and greenways have a wellestablished record of positively influencing community and economic development. J. Crompton reviewed 25
studies examining the economic benefits of parks and open space.
space Twenty of the 25 concluded that open space contributed to increasing property
values; in the remaining 5, evidence was inconclusive. Park land and open space is likely to have a substantial impact on property values within 500
feet, extending to 2,000 feet for community parks.1 Studies in Colorado and Ohio found that properties adjacent to a local greenway and trail were
valued 22 percent and 12 percent higher, respectively, than properties farther away from those trails.
Several North Carolina cities have seen economic growth for their greenway investment. An economic impact study of Charlotte’s Carolina Thread
T il conducted
Trail,
d
d in
i 2007,
2007 projected
j
d housing
h i value
l increases
i
off 4% across 305,000
305 000 housing
h i units,
i translating
l i to an increase
i
off $17M in
i annuall tax
revenues, as well as additional tourism, spending and construction impacts.2 The study concluded that each $1 spent on trail development will
produce an additional $10 in economic impact.
In addition to property values, Greenways also increase real estate absorption rates.
In Apex, NC, the Shepherd’s Vineyard housing
development added $5,000 to the price of 40 homes adjacent to the regional greenway, and these homes were the first to sell.3 Trails in downtown
Winter Garden, Fla., and Dunedin, Fla., are credited with helping drive up occupancy rates and revitalize the downtown areas.
Increased use and activity also has economic value. Multiple studies illustrate the
benefits of recreational resources by assessing the monetary value of open space to
local residents4, as well as valuing the travel and time costs associated with park
recreation essentially valuing park usage.
recreation,
usage 5 Furthermore,
Furthermore enhanced visitation can
generate additional economic activity; Leadville, CO witnessed a 19% increase in sales
tax revenues following the opening of its Mineral Bell Trail.6
In addition to its economic benefits, there are other reasons to build the Greenway. It
will be a powerful way to differentiate Greensboro, and provide a great amenity for
residents, downtown workers and visitors to exercise and play. Given the experience of
other communities with trails and greenways, it seems likely that the Downtown
Greenway will also increase property values, be a draw for businesses and residents to
downtown Greensboro, and potentially boost retail sales.
Please see page 30 for analysis of the potential economic benefits ofaDowntownGreenwayandcomprehensivestreetscapingprogram.
Pleaseseepage30foranalysisofthepotentialeconomicbenefits
of a Downtown Greenway and comprehensive streetscaping program
1.
2.
3.
4.
5.
6.

CromptonJ.“TheImpactofParksonPropertyValues.”Parks&Recreation,36(1):62,January2001.
Econsult Corp.,“ThePotentialEconomicImpactsoftheProposedCarolinaThreadTrail,”FinalReport,March2007.
ArapahoeCounty,Colorado.“OpenSpaceBenefits.”OpenSpaceMasterPlan,April2010.
Breffle W,MoreyEandLodder T.“UsingContingentValuationtoEstimateaNeighborhood’sWillingnesstoPaytoPreserveUndevelopedUrbanLand.”UrbanStudies,35(4):715–727,
April1998.
LindseyG,ManJ,PaytonS,etal.“PropertyValues,RecreationValues,andUrbanGreenways.”JournalofParkandRecreationAdministration,22(3):69–90,2004.
ArapahoeCounty,2010.
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DowntownGreenwayDesignOverlay
Createdesignguidelinesandassociatedbenefitsto
i
incentivizeGreenwayfriendlydesignforadjacent
ti i G
f i dl d i f
dj
t
developments
Inmostcases,theGreenwaywillbeconstructedonpublic
propertybutwillbeadjacenttoprivateproperty.Toensure
developmentoccursinamannersupportiveoftheGreenway,
werecommendcreationofaDowntownGreenwayDesign
Overlayforadjacentdevelopment.TheOverlaywouldprovide
guidelinestoaddressbuildingandonsiteparkingarea
setbacks,openspacededications,crossaccesseasements,
fencing,screening,landscaping,landuse,security,safety,
driveway location, and onstreet
drivewaylocation,andon
streetparkingrequirements,among
parking requirements, among
otherelements.Incentivescouldbedeliveredintheformofa
stepbackinpropertytaxes,aspointstowardsmeetingthe
City’snewdowntowndevelopmentguidelines,orthrough
relaxeddevelopmentrequirements(e.g.heightordensity
restrictions,reducedparkingrequirements,reducedbuilding
setback or landscape b ffer req irements etc )
setbackorlandscapebufferrequirements,etc.).

Keydevelopmentopportunitysites
surrounding the Greenway
surroundingtheGreenway
CityofGreensboro

GreensboroDowntownEconomicDevelopmentStrategy|GREENWAY
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2. Implementacomprehensive
downtownstreetscaping
program.
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Encourageconnectivitythroughacomprehensive
downtown streetscaping program.
program
CONTEXT
Streetscaping canserveascriticalinfrastructuretoimprovedowntown.Almosteveryplan
completedfordowntownsince1995hasrecommendedstreetscaping,recognizingthatthe
mostimportantopenspacesincitiesaretheirstreetsandthatGreensboro’sstreetscapeis
relativelyweak.Justasafrontyardservesastheentrytoandframeforasuburbanhome,
so does the street in an urban neighborhood Streetscaping can:
sodoesthestreetinanurbanneighborhood.Streetscaping
•

Increaseconnectivitybetweendisjointednodes,aswellasconnectingtheproposed
Greenwaytodowntown;

•

Improvethepedestrianexperience,encouragingpeopletowalkarounddowntown
a d spe d o e t e t e e;
andspendmoretimethere;

•

Reinvigoratedistrictsandencourageprivateinvestment;

•

Reducespeedingtraffic,andencouragemorewalkingandbiking.

Returns

b
Jobs

d
Brand

LaCrosse,WI
Investment(1993– 2007)

RECOMMENDATIONS&NEXTSTEPS
Financeregularstreetscapeupgradesthroughoutdowntown. Manycitiesplacepriority
onstreetscaping justlikeanyotherinfrastructuremaintenanceproject,suchasroad
resurfacing. In Greensboro, streetscaping shouldbetreatedasanongoingpriority,witha
resurfacing.InGreensboro,streetscaping
should be treated as an ongoing priority, with a
focusonkeycorridorsdowntown.
Undertakeadowntownstreetscapeplanningprocesstoprioritizekeycorridors.
Streetscaping shouldbeimplementedalongallprimaryandsecondarycorridors,aswellas
disconnected areas that have potential for development in coordination with some of the
disconnectedareasthathavepotentialfordevelopment,incoordinationwithsomeofthe
othertoolsrecommendedhereintoincentivizedevelopment.

GreensboroDowntownEconomicDevelopmentStrategy|STREETSCAPING

• Created
CreateddowntownTIFaspartofCityVision2000
downtown TIF as part of City Vision 2000
MasterPlan
• 65blocksofstreetscaping andwayfinding
• 100façadeandbuildingrestorationsthroughloanpool
• 96buildingsdesignatedhistoric
• RiversideParkRiverwalk
d
k
lk andLeveereconstruction
d
Benefit
• $125Minpubicandprivateinvestment
• 170newresidentialunits
• Propertyvaluesincreased$26MwithinTIFdistrictand
p y
$
$40Mthroughoutdowntown

28

PLACEMENT
Astreetscapeprojectisbestappliedto
l ti
locationswhere:
h
• Thereareadjacentsitesfornew
development/redevelopment
• Alargenumberofscatteredsitesrequire
connectivity to each other
connectivitytoeachother
• Existing“streetinfrastructure”islacking

FINANCING
The downtown streetscaping plan would identify key corridors,
and designate
g
milestones for completion
p
of streetscape
p
upgrades. For instance, the City might designate completing
2,000 linear feet of streetscaping every four years.

ChurchStreet
StreetscapeRecommendation

The City would then finance the following four years of project
work through a general obligation or twothirds bond issue.
Please note that the City has allocated $7.5 million in bond
funds for Summit Avenue and the High Point/ West Lee
Reinvestment Corridor, which should be a focus of the effort.

Design Considerations

Section1
955linearft

A great streetscape focuses on the sidewalk, and typically includes:
•
•
•
•
•
•
•
•
•
•

Wide sidewalks
Shade from regularly planted street trees
A consistent street wall made primarily of transparent doors and windows on the ground floor
Street furniture
f rnit re
Visual richness through paving materials, greenery, or perhaps local art
Screened parking, loading and dumpster areas
Pedestrian signals and crosswalks
Low or pedestrian level lighting
Consideration of converting one
oneway
way streets back to two
twoway
way (e.g Greene St.) to create a safer environment
Bike lanes

Section 2
Section2
1,145linearft

Optionaladjustmentsinclude:
• Onstreet parking. Parallel parking is the ideal along a pedestrian friendly streetscape because it better
balances the amount of asphalt for cars to sidewalks for pedestrians. Angled parking is an acceptable
alternative if tree islands are inserted every 5 or 6 parking spaces, and these areas are treated as widened
areas along the sidewalk, diminishing the visual impact of the parking. However, angled parking is
incompatible with bike lanes as cyclists are particularly hard to see by drivers backing out of angled
spaces.
Medians. While planted center islands are aesthetically pleasing and may have traffic mitigation effects,
effects
• Medians
they should be used with care. People are less likely to walk down medians than sidewalks and they limit
the view from across the street or from the travel lane in the opposite direction.
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BENEFIT
Examiningthebenefitsofacomprehensive
streetscaping &greenwayprogram
As many studies makes clear 1, it is difficult to estimate the value of open space in advance
of its deployment: much depends on the culture of the locality in which it is developed, as
well as the nature and quality of its design, execution and long term maintenance. Well
Well
executed, strong urban statements have been shown to translate to value. For instance,
New York City’s Bryant Park increased asking rents in surrounding commercial buildings,
ranging from 115% to 225% between 1990 and 2002, versus 41% to 73% for surrounding
submarkets. Singlefamily homes in close proximity to well improved parks, like Brooklyn’s
Prospect Park and the Bronx’s Crotona Park, were shown to exceed sale prices further
from the park, ranging from 8% to 30%.2
For purposes of estimation in Greensboro, however, we observe that Charlotte’s Carolina
Thread Trails offer a close parallel to the intown system of streetscaping and Greenway
that has long been discussed for downtown Greensboro and that is recommended in this
study. Those trails are projected to increase existing property values by 4%3, suggesting
the low end of the range for economic impacts.
For purpose of this analysis, we assuming issuance of the full $7M in bonds for the
Greenway over the next 5 years. We also assume that the comprehensive streetscaping
program, broadly beneficial to all of downtown Greensboro, is undertaken in four phases
of 2,000 linear feet each, with each portion financed as part of a general obligation bond
every four years.
We estimate that these combined investments would pay for
themselves in City and County tax revenues over the life of this debt (44 years),
years) assuming
that they influenced assessed values to increase by 16% over existing valuation trends.

1.
2.
3.

CromptonJ.“TheImpactofParksonPropertyValues.”Parks&Recreation,36(1):62,January2001.
Ernst&Young,“HowSmartParkInvestmentPaysitsWays,”forNewYorkersforParks,2003.
g,
y
y, f
f
,
Econsult Corp.,“ThePotentialEconomicImpactsoftheProposedCarolinaThreadTrail,”FinalReport,
March2007.
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3. Incentivizequality
newmixeduse
d l
development.
t
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Incentivizequalitynewmixedusedevelopment.
CONTEXT
A financial gap often exists for downtown development, relative to suburban development. High
land costs are a primary driver. HR&A’s review of raw land sales from 20052009 showed that
downtown land prices were on average more than $980,000 per acre, 13% higher than land sales
throughout the City of Greensboro as a whole. HR&A also undertook a financial analysis of a generic
residential condo development, which suggested that land costs must be in the $433,000$725,000
per acre range (or less) to produce the internal rate of return (IRR) of 15%20%1 expected by
developers and investors.
investors

Returns

Jobs

Brand

Small lot size, and the need to accommodate parking onsite, also add challenges to developing infill sites. Due to the small size of many potential
development sites in downtown’s core, residential developers face the challenge of accommodating parking needs while ensuring a development
project large enough to be worthwhile. HR&A’s 2008 Church Street Investment Strategy found that, In the case of rental properties, every parking
space that can be removed from the footprint enables 0.9 more apartments, equivalent to $40,000 in net present value to the developer and
$170,000 in additional assessed value to the City for a condo development.
Demand for downtown housing remains strong. City View at Southside has been one of the most successful multifamily residential developments in
downtown in recent years. Now at 272 total apartments, following the completion of a recent new phase of development, the building remains at
95% occupancy,
occupancy essentially full occupancy.
occupancy
Despite this demand, sales prices and rents are not high enough to make most projects financially feasible. Recent developments have showed
that sales of upscale residential space, with prices to match, haven’t performed as expected.
Southside is a prime example of where local government support improved a community and produced significant fiscal benefits. The new
urbanist revitalization of the Southside neighborhood has been a huge financial success for the City of Greensboro. In addition to a host of social
benefits (e.g. reduced crime, improved health, etc.), Southside’s assessed values have climbed 800% since 1995, or over $13 million. Based on
property tax revenues alone, the City will recover its $6.3 million investment in less than 25 years.

1.A20%IRRistypicalinahealthymarket,whereasa15%returnhasbeensuitableforsomeinvestorsgiventheeconomicrecession’simpactonrealestate.
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RECOMMENDATIONS

Excessland

Parking

Sitecleanup

Utilizelowercost,readilyavailabletoolsto
reducethecostsofdevelopingdowntown
projectsthatmeetprogramcriteriaand
j
h
i i
d
designguidelines.Theseincentivesmaybe
usedincoordinationwiththeUrban
DevelopmentInvestmentGuidelines andthe
DowntownJobCreationParking&Transit
Assistance Program profiled on pages 64 66
AssistanceProgram,profiledonpages6466.

Thegovernmentand
privatefoundationsshould
make excess land available
makeexcesslandavailable
forprojectsofinterest.

TheCityshouldmaximizetheutilization of
parkingbyprovidingfreeorreducedprice
parking in underutilized decks or lots or
parkinginunderutilizeddecksorlots,or
providingfinancialsupportforthe
constructionofanewparkingdeckto
incentivizenewdevelopment.

TheCityshouldserve
asastewardto
facilitate cleanup of
facilitatecleanupof
keycontaminated
sites.

Othertoolsmaybeofuse,aswell.AsutilizedinthecaseofSouthside,theCitymayguaranteethe
interestpaymentsforunsoldunitsfollowingdevelopment.

CRITERIAFORAPPLICATION

Excessland

Parking
• Existingdecks:Targetmultiuse
developmentsites
p
adjacentto
j
underutilizeddecks(e.g.ChurchStreet)

Sitecleanup

Eligibleprojectsshouldbemultiuse,anchored
by a significant residential commercial or
byasignificantresidential,commercialor
culturalcomponent,andshouldbedeveloped
inamannerconsistentwiththeCity’sdesign
guidelines.Projectsshouldbeevaluated
basedontheirabilitytomaximize(a)financial
returns to the public sector, (b) job creation,
returnstothepublicsector,(b)jobcreation,
and/or(c)strengtheningofGreensboro’s
brand,includingpromotingmoreactivity
downtown.

• Excessorunderutilized
ggovernmentor
foundationownedsites

LOCATION

Excess land
Excessland

Parking

Site cleanup
Sitecleanup

• SouthElm
redevelopmentarea
(PFO68)
• Guilford CountySchools
site (PFO 9 10)
site(PFO9,10)
• Weaverlot(PFO4)
• GreensboroTransit
Facility
(PFO5)

• Church Streetparkingdeck
• SouthElmredevelopmentarea
(PFO68)
• Bellemeade/Ballparkneighborhood
(PFO 2 PO 2 7)
(PFO2,PO27)

• GreensboroTransit
Facility(PFO5)

• Newdecks:Targetareasforlarge,
densemultiuse developments;canbe
utilizedacrossmultipledevelopment
projects as applicable
projects,asapplicable

• Contaminated sites
withlongterm
g
multiuse
development
potential

SeesectionV,PotentialDevelopmentSites,foracatalogueofopportunitydevelopmentsitesbynumber.
NotethatPFO referstopublicandfoundationownedsites,whilePO referstoprivatelyownedsites.
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NEXT
STEPS

COST

Excessland

Parking

Sitecleanup

1. Identify candidatesitesandoptions
for relocating existing uses. This
forrelocatingexistinguses.This
shouldincludeoutreachtothemarket
tounderstandwhichsitesholdvalue.
2. Analyzeredevelopmentfeasibilityto
estimatethereusepotentialofsites
and identify the order of magnitude
andidentifytheorderofmagnitude
valueofthelandfortargetuses.
3. Solicitdevelopmentproposals
throughanRFPprocesstoselectuses
thatmeettheproposedCriteriafor
Application on the previous page
Application,onthepreviouspage.

1. Identifyunderutilizedpublicdecks
and respective adjacent
andrespectiveadjacent
developmentsites.
2. Identifytargetdevelopmentsites
that meettheproposedCriteriafor
Application.
3 Workwithdevelopers
3.
Work with developers atthese
at these
sitestosupportfundingforanew
parkingdeckthatwillserve
multipleproperties.

1. Rezone theTransitFacilitysitefrom
Light Industrial to Central Business
LightIndustrialtoCentralBusiness
toallowforresidentialuses.
2. ObtainlegalcounselonDuke
Energy‘sresponsibilityforcleanup.
3. Relocate Transitoperations.
Consider relocation of the adjacent
Considerrelocationoftheadjacent
LincolnFinancialoffice.
4. Coordinateremediationandready
thesitefordevelopment.
5. IssueanRFPforredevelopment.

• Costofredevelopmentfeasibilitystudy,
ifoutsourced
• Relocationcostsforgovernmentuses
• Noadditionalcosttogovernment

BENEFIT

• Nocostforleasingofexistingspaces

• Demolition:$288,000

• Construction costofapproximately
$18,000perspacefornewparking
deck funded through a Certificate of
deck,fundedthroughaCertificateof
Participation

• Legal&consultingcosts:$150,000
• Additionalrelocation costs
• Responsiblepartywouldpayfor
cleanup

Excess land.

To illustrate the impact of new development on property tax collection, HR&A examined historical property tax
data for all downtown residential multifamily units. Assuming historical escalations in assessed value, new residential units offer the
following fiscal value to the public sector over a 20year time horizon, calculated as a net present value (NPV):
Condo
City
County
Total

Per unit
$ 13,500
$ 1,500
$ 15,000

Rental
50unit building (~1 acre)
$ 674,000
$ 78,000
$ 752,000

Per unit
$ 4,800
$ 600
$ 5,400

50unit building (~1 acre)
$ 240,000
$ 28,000
$ 268,000

Given an average cost of land of $980,000 per acre, the public sector could contribute between 27% and 77% of the cost of the land
to support development, based on the end use. This is provided for illustrative purposes; we do not recommend directly subsidizing
the cost of land,, but p
public funds could be used to ensure the p
purposes
p
and kinds of development
p
described above.
Assumptionsbasedon1,000GSFperunitand6%discountrate.Notethatthepracticeforassessingthevalueofrental
unitsresultsinasignificantdecreaseintaxrevenuesversuscondounits.
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BENEFIT
(cont’d)

Parking.

The City and County could provide financial support to a developer to construct a parking deck, and finance it through a
Certificate of Participation, to be turned over to the developer at completion. Not only does this save money for the developer, but it
p
parkingg
p
creates more value on their land,, as theyy can build a ggreater number of units. Assumingg the construction of a new 400space
deck to incentivize residential condo development on adjacent sites totaling two acres, the public sector could break even on their
investment over the 20year term of the Certificate if they funded as much as 47% of the cost of the deck (or 17% if the development
product are rental apartments), recouped through the property taxes of these incremental new units. We recognize the level of
contribution as a sliding scale, and in the case of a 25% cost share of the deck’s construction, the public sector could recognize more
than $800,000 in net p
present value over the term of the debt. Please note that the p
public sector would also benefit from the p
property
p y
tax revenues generated by the units that would have been built regardless of the parking deck.

Site cleanup.

As an example of the benefits of site cleanup, the City and County could break even on an investment of $438,000 in
legal and site preparation costs on a downtown site of 2.2 acres within a 810 year timeframe, assuming the development of a
residential condominium complex ranging in size from 110 to 200 units. This translates to a net present value of $580,000 to $1.4
million
illi over a 20year
20
period.
i d
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4. Fullyactivatedowntown’s
y
unique,historicbuildingstock.

GREENSBORODOWNTOWNAREAINVESTMENTSTRATEGY|WorkingDraft,April2010

37

Activatedowntown’suniquehistoricbuildingstock.
CONTEXT
Downtown is a destination for culture and entertainment. In a recent poll, 70% of Guilford County
residents agreed that “Downtown Greensboro is a vibrant place that is steadily improving.” Almost
th
three
quarters
t off respondents
d t visit
i it downtown
d
t
att least
l t once per year, and
d half
h lf off these
th
go downtown
d
t
more than twice a month. Young professionals and uppermiddle class households go downtown the
most. This is reflected in downtown’s retail and dining sales of $120M in 20091.

Returns

Jobs

Brand

Downtown’s unique building stock is at the core of its retail culture. Downtown’s midrise historic buildings are among its greatest assets. The
buildings’ architectural features,
buildings
features small floor
floorplates
plates, and proximity to cultural and employment anchors provide the physical and economic
framework for a dense, mixeduse district with an authentic identity. Unlike regional shopping centers that offer comparison goods such as
clothing, downtown is a destination for leisurely shopping for specialty goods, such as art, antiques, jewelry, furniture and home decor. Downtown
is home to more than 160 retail and restaurant businesses, more than 90% of which employ less than 15 people.
Despite demand,
demand retail growth has been slow.
slow Despite the fact that downtown is attracting significant
spending from visitors and a growing residential base, businesses have trouble staying open. Assuming an
industry standard of 10% renttosales ratio for successful retail, a business would need to generate $420,000
in annual sales in a typical downtown space of 3,000 SF with $14/SF rent. Local market data suggests that
retailers in downtown Greensboro are achieving a lower sales volume, and spending closer to 25% of sales on
rent. High startup costs compound already tight operating margins and impede the success of many
storefront retail businesses. Downtown’s retail is currently approximately 15% vacant along Elm St, and
anecdotal evidence suggests that many businesses do not survive the first year of operation.
Poor building conditions are the greatest economic barrier to the success of new retail. Many buildings in
Greensboro were constructed in the early/mid1900s and are in need of major renovations. The cost of
rehabilitating ground floor spaces and creating a “vanilla box” for retail use will range from $40$80 per square
foot depending on the building’s condition and original design. This either drives rents higher or creates an
extra upfront burden for the tenant. Many buildings have likely remained vacant because owners are
unwilling to undertake the upgrade cost on a speculative basis.
basis

U t
UntappedSpendingPotential
dS
di P t ti l
H.BlountHunters’2008Retail
StrategyforDowntownGreensboro
foundthattherewas$75Mof
untappedspendingpotentialalong
the 100 to 600 blocks of Elm Street
the100to600blocksofElmStreet,
primarilybecause:
“Retailrentscannotfullysupport
thecostofrehabilitatingblighted
buildings…Absentfinancial
intervention,storefrontswillremain
vacantorwillattracttenantsof
marginalqualityandwithahigh
probabilityoffailure.”

1.Claritas 2009dataforallretailsaleswithinthedowntownstudyarea.NotethatH.BlountHunterestimatedthatthe100600blocksof ElmStreetalonegenerated$43millionin
retailsalesin2007.
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CONTEXT(Continued)
Downtown also has a nascent residential constituency.
y As in other cities around the country,
y, increased activityy in downtown is drivingg an increase in
downtown residents. Almost 600 new multifamily residential units have been constructed downtown over the past 5 years. This activity represents a
50% increase in downtown residents, bringing the total to approximately 2,000. Residents are an essential component in ensuring an active, safe
downtown. Like retailers, residents are committed stakeholders who help ensure a safe and wellmaintained downtown through their advocacy,
participation, and physical presence.
Upperfloor residential uses face economic challenges similar to those of lower floor retail. The upper floors of midrise historic buildings are
opportunities for residential rental and ownership. Demand from young professionals can more than support rental uses within buildings after
renovation costs are paid off. However, converting a building to residential uses entails changing its permitted use and therefore complying with a
new set of codes, which include requirements for additional plumbing and the like. Renovation costs as high as $80100/SF cannot be justified by
current market rents of $1,200
$
for a twobedroom unit.
Market forces preclude investments in building rehabilitation. In recent years, many owners of vacant buildings have considered either investing in
their buildings or selling them, but have ultimately decided to do neither. Rehabilitation projects achieve acceptable returns on investment in 1015
year timeframes. However, lenders typically require a 20% down payment and almost all revenue in the early years must be dedicated to debt
service. The resulting cash flow is therefore so small that it cannot justify the upfront capital investment or risk of undertaking a project in a building
with unknown capital needs. This is particularly true for owners who are not in the real estate business and therefore may not have the required
expertise or access to lowcost capital that developers do. Potential purchasers will be willing to pay very little for properties as acquisition costs
make profits margins even thinner. An outside catalyst is therefore needed to help realize the buildings’ full potential.
Rehabilitationofbuildingwithsignificantcapitalneeds
CashFlow

NetOperatingIn
ncome

$150,000
$100,000

KeyAssumptions:

$50 000
$50,000

9 000 SF building
9,000SFbuilding
 Groundfloorretail

$
$(50,000)

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

 42BRapartments
$750,000renovation

$(100,000)

 Retail:$70/SF

$(150,000)
$150,000downpayment

Years

Loanrepayment
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2011

RECOMMENDATIONS & NEXT STEPS
 Strengthen building and fire codes. Minimum building standards have been drafted by City staff and should be revisited, enacted and
enforced. The International Code Council (ICC) has also developed international property maintenance codes for commercial buildings.
Greensboro should consider adopting provisions addressing exterior conditions and fire codes in particular. In fact, some downtown
buildings pose real safety hazards, as evidenced by several fires in the last decade. Fees for violations could be increased from the current
$50. Accumulating fees would reduce owners’ incentive to defer investment and will generate City revenue.
 EExpand
d programs targeted
d to new businesses.
b i
Fi
Financial
i l and
d business
b i
planning
l
i support is
i needed
d d to ensure that
h new retailil stores can
open and survive the critical first year of operations.
 Increase financial assistance. DGI’s current matching grant program provides 50% of the cost of facade renovation up to $5,000.
Expanding applicable expenses to include all fitout activities, and increasing the cap to $20,000 would free up dollars to be used on
other
th start
t t up costs,
t and
d encourage a high
hi h quality
lit off storefront
t f t design
d i and
d maintenance
i t
along
l
El St.
Elm
St The
Th City
Cit could
ld also
l consider
id a
startup loan fund to further reduce businesses’ upfront financial burden. Any program should be structured so that existing
businesses are also able to utilize the program for capital improvements.
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 Provide business planning support. It is a national best practice for small business incentive programs to include business planning
assistance as part of incentive programs.
programs This ensures that stores have viable and sustainable models before opening or reinvesting.
reinvesting
 Establish incentives for building renovation projects. Programs for building
rehabilitation should target owners’ upfront cost burden as well as the risk associated
with undertaking project planning and oversight.
 Facilitate access to capital. A financial subsidy could be delivered through some
combination of a revolving loan fund, interest rate buydown or matching equity
grant. It should seek to reduce the effective total project cost by up to 15%.
 Provide technical support. In addition, owners’ perceived risk can be ameliorated
through establishing a onestop resource for physical design, project planning, and
construction management assistance, led by a public or nonprofit entity.
Downtown Greensboro Inc. has already set a precedent though its recent work
assisting owners in obtaining historic tax credits for projects.
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SouthElmDistrictRenovation
RaleighbasedMomentumDevelopmentis
investingheavilyintherenovationofhistoric
b ildi
buildingsalongS.ElmStreet,andofferingtenant
l
S El St t
d ff i t
t
improvementfundsfarinexcessoflocalowners,
whotypicallyofferlittle.Basedonitsvisionforthe
district,ithasrecruitedtworestaurateursfrom
otherNCmarkets.Asaresult,ithasabletoattain
muchhigherrentsthansurroundingspaces.This
h hi h
t th
di
Thi
suggeststhatsignificantvalueexistsifbuilding
ownerscanbemotivatedtoimprovethe
conditionsoftheirpropertiesaspartofagreater
visionfortheirneighborhood.
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LOCATION
New incentives should be designed for and piloted in the core of historic downtown, approximately the 100 to 600 blocks of Elm St. These buildings
have the greatest market potential and the greatest influence on the character of downtown. The incentive programs can then be expanded
outwards to secondary streets.

CRITERIA FOR APPLICATION
Buildings should be up to code for the current use in order to be eligible for incentives.
incentives Consider requirements that all rentable spaces in the
building, including ground and upper floors, be renovated to occupantready condition. In addition, the owner should commit to charging current
market rents for a set period of time, as retailers likely cannot accommodate any increase in rents until the district is better established.

COST
Financialincentivesmaybedeliveredthroughavarietyofmechanisms,butwouldlikelyrequirethefollowingleveloffunding:
Onetime Incentive

Forowner

Fortenant

FinancialAssistance

$100,000 + $20,000

OneBuilding

= $120,000

20Buildings
$2,400,000

Technical assistance in the form of business planning assistance for tenants and project design
and planning for owners, could be provided through creation of dedicated staff positions at
local nonprofits or through arrangements with selected consulting partners.

BENEFIT
Anecdotal evidence suggests that buildings pay up to thee times higher taxes after renovation,
from an average of $1,500 today. Each new 3,000 SF retail store also generates approximately
$17,000 per year in sales taxes. Assuming that financial incentives are disbursed over 5 years,
the City would breakeven in approximately 15 years on a net present value basis.
Annual Benefits

Property
Taxes

NetNewPublic
N
t N P bli
returns

$3 000
$3,000

Sales
Taxes
$17 000
+ $17,000

OneBuilding
$20 000
= $20,000

20Buildings
$400 000
$400,000
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Thecostofinaction
Investmentsareunlikelytooccurinthemediumterm
withoutintervention.Vacancywillcontinueto
increaseandbuildingvaluesdecrease,creating
diminishingreturnstothepublicsector.Bycontrast,
thefirstsetofprojectswillincreaseactivityand
g
strengthenthecharacterofdowntown.Thiswill
likelycreatesufficientvaluethatthemarketcandrive
additionalrenovationswithoutpublicsupport.
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5. Createasignature
g
PerformingArtsCenter.
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CreateasignaturePerformingArtsCenter.
CONTEXT
Arts and culture is a key component of the local economy and generates returns to the public sector.
Guilford County’s cultural institutions host more than 1 million visitors annually, resulting in more than
$30M in economic activity and $1.3M in local tax revenue. On average, Guilford County residents come
downtown four times per year to visit cultural institutions, and four times to browse local arts.
A performing arts center (PAC) has been under consideration for downtown some time.
Recommendations regarding a concert hall were made in Cooper Carry’s 2002 Center City Plan, Artec’s
2003 Concert Hall Planning
g Studyy , and HR&A Advisors’ 2008 Church Street Investment Strategy.
gy
While PACs generate net benefits, they often require financial support. The Durham PAC hosted more
than 300,000 visitors and generated more than $11M in economic activity in its first year of operations.
However, its $48M construction was funded entirely by public dollars. The same is true for Charlotte’s
Blumenthal PAC, which ggenerates $52M in economic activityy annually,
y while its $62M construction
budget came from public and philanthropic sources, and it continues to receive an operating subsidy.

Returns

Jobs
b

LocalVenues

Brand
d

Seats

WarMemorialAuditorium

2,400

Aycock Auditorium

2,300

DanaAuditorium

1,100

CarolinaTheater

,
1,075

UNCGConcertHall

350

PACs must meet unmet demand based on size and programming. Any new performance space must
TriadStage
300
be carefully designed to provide spaces that will encourage new activity without cannibalizing from
BroachTheater
80
existing facilities. Several locations currently offer midsize venues, with 1,000 to 2,400 seats, where
locallybased music and performing arts organizations are resident. However, the Aycock Auditorium is
at capacity and the War Memorial Auditorium is in need of significant renovation. Additional demand exists for a large format venue, with 2,800
3,600 seats, to attract highprofile music and theater events. Touring shows evaluate locations based on potential gross revenue assuming sold out
shows. Therefore, a larger theater will be more effective in competing for acts and will have greater revenue potential.
A downtown PAC will be best positioned for success. Most cities locate PACs downtown because they are high profile symbols of the city’s
prestige and commitment to the arts. In addition, PACs drive spending at local businesses; visitors to Greensboro’s arts events typically spend $17
(in addition to ticket cost) on dining, shopping and transportation. This compares to $30 per visitor nationally, indicating untapped potential for
eventrelated spending in Greensboro. This is particularly important because nonlocal visitors typically spend twice as much as local visitors, and
these are net new dollars to the economy.
economy (The War Memorial Auditorium is in need of significant renovations.
renovations It could be successfully
repositioned as an amateur sporting destination because these events require more space and parking, draw a primarily local crowd, and drive less
ancillary demand.)
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CASE STUDIES

DPAC

BlumenthalPAC

KimmelCenter

Project

Uses

Capital Funding

Operations

Benefits(annual)

DurhamPAC
(openedin
2008)

• 30,000SF
• 2,800seattheater
• 175shows/year

$48 millionbondwith
certificateofparticipation

$8Moperatingbudget
• Managed byprivateoperator
• Cityreceives40%ofnetincomefor
debtservice.PACincomeallocation
covered$400,000ofCity’stotal$2.4M
debtservicein2009

• Hosts>300,000visitors
• Generates$11Min
economicactivity

Blumenthal
PAC,
Charlotte

• 6performance
spaces, seating:
•2 100 • 444
•2,100•444
•1,200 •182
• 730•150
• Officetowerabove

$62 million
• $15M Stateallocation
• $15Mlocalbond
$15M local bond
• $32Mphilanthropic
donations
• LanddonatedbyBelk
BrothersCompany

Sourcesofoperatingfunds:
• Ticket sales
• FundingfromCityofCharlotte,
Funding from City of Charlotte
MecklenburgCounty, &Arts&Science
CouncilofCharlotte/Mecklenburg,Inc.
• Corporatedonors andother
philanthropy

• Hosts>600,000visitors
• Generates$52million
in economic activity
ineconomicactivity

Kimmel
Center,
Philadelphia

• 450,000SFbuilding
• 2.3acres
• 2,547and651seat
theaters;blackbox
• DesignedbyViñoly
Architects

$235 million(includingland)
• Morethan$150Mfrom
privatedonors
• $63Mstatefunds,including
$27Mbond

$30Moperatingbudget,$28M
endowment
• $11M tickets andprogramming
• $9Moutsiderentals
• $3Mcontributions
• $4Mendowmentproceeds
$
• $3Mother

• Hosts>480,00visitors
• Generates$45million
ineconomicactivity
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RECOMMENDATIONS & NEXT STEPS
 Form volunteer committee. PAC projects require significant public support in order to overcome political and financial barriers to
feasibility. A volunteer committee should include stakeholders from all sectors. It should also draw upon the knowledge and resources of
nonprofits and cultural organizations such as Action Greensboro, the Carolina Theater and Greensboro Coliseum. Once the committee is
formed, it should:
 Identify champions. A campaign should be led by private citizens who can effectively coordinate with the public sector as well as
solicit
li i sponsorships
hi from
f
private
i
b i
businesses
and
d foundations.
f
d i
Th
These
champions
h
i
provide
id project
j
l d hi and
leadership
d visibility
i ibili from
f
the
h
beginning.
 Fund preliminary efforts. The committee members should pool funds to support preliminary planning efforts.
 Investigate PAC best practices. “Field trips” are useful ways to give public leaders and potential donors a tangible sense of potential
scale and mix of uses, as well as to learn about creative strategies for multisector collaboration.

2012

 Conduct project planning study. The volunteer committee should develop a comprehensive plan for the new PAC, including:
 Demand analysis. Many PACs have several venues. In Greensboro, demand
likely exists for a large
largeformat
format venue as well as for spaces with less than 150
seats which could be used by local groups. A detailed economic analysis is
needed to determine the ideal programming mix.
 Program development and cost estimation. The demand analysis can be used
to develop
p a p
preliminaryy p
physical
y
program,
p
g
, design
g concept,
p, p
project
j
timeline
and development pro forma, including total capital cost.
 Operations and management plan. Several existing cultural organizations have
the capacity and interest to manage a new PAC. This would facilitate synergy
among organizations, ensure a qualified operator and enable administrative
economies of scale. Nevertheless, income from events will likely be insufficient,
therefore any potential operating gap should also be identified and planned for
at the outset.
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N J
NewJerseyPerformingArtsCenter(NJPAC)
P f
i A t C t (NJPAC)
HR&Adevelopedalongtermfinancialplanand
economicimpactstudyforthecreationofahalfbillion
dollarperformingartscenterindowntown
Newark. HR&Aprojecteddevelopment,visitationand
spendingimpacts. Thestudywasintegralinsecuring
$187millioninfederal,state,city,andprivatefunds
includinggrants,bondfinancing,andspecial
assessments. Morethanadecadelater,NJPACis
consideredapioneeringprojectthatremainsa
cornerstoneofnearly$2billioninnewdevelopment
completedorunderwayinandaroundDowntown
Newark.
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RECOMMENDATIONS & NEXT STEPS (continued)

NamingRightsPolicies

 Obtain capital funding. Almost all PACs draw upon a mix of public, private and
philanthropic sources. The public sector can issue a bond or set up innovative
structures such as Performance Development Financing. The volunteer committee
should also conduct a capital campaign to solicit small donations from the
community through events or memberships, and large donations from prominent
local businesses, institutions and foundations. Large donations are often effectively
encouraged through opportunities to name the PAC or key features therein.
 Conduct fundraising study. Large capital campaigns are organized around clear
targets and methods for reaching funding goals through a mix of public funds,
major
j donations and communityy fundraisingg efforts. The effort will also require
q
significant administrative and staff support; the most successful nonprofits
spend 1525% of funds raised for further development efforts.

Namingrightsprovideanopportunitytogenerate
additional capital contributions Pricing ranges but
additionalcapitalcontributions.Pricingranges,but
istypicallytiedtothecostoftheitemandhow
manyvisitorsitwillreceive:
 TheHarrisTheater,adjacenttoChicago’s
MillenniumParkreceiveda$15Mgiftand$24M
$
p j ;
constructionloanforthe$53Mproject;
 TheLongCenterforPerformingArtsinAustin
received$20Mtowardsa$110Mprojectcost;
 Philadelphia’sPACwasnamedtheKimmelCenter
afteritslargestdonor,whocontributed$30M
towardsthe$235Mcost.ThePAC’sVerizonHall
wasnamedfollowinga$15Mdonation,and
PerelmanHallfollowinga$5Mdonation.

 Establish operating funding sources. In order to ensure longterm operating viability, an ongoing subsidy should be in place before the
PAC opens. This could take several forms, such an operating endowment, funding from a prepared food tax, or income from revenue
generating uses such as onsite restaurants or mixeduse development constructed above the PAC. Any operating sources should not
require regular renewal through public approval.
 Design building. Unique, highquality design is essential to attracting visitors to the PAC, and branding and marketing Greensboro itself.

LOCATION
A PAC typically requires a multiacre site. It should be located to maximize connections between arts and retail uses, and generate spinoff investment.
Potentialassemblagesexistatthesepublic
Potential
assemblages exist at these public orfoundation
or foundation ownedsites:
owned sites:
 TheWeaverandGreensboroTransitAuthorityparcels(PFO4and5)
 CityownedsitesonEugeneandLee(PFO6,7and8)
 SchoolBoardownedsitesonWashingtonbetweenSpringand
Edgeworth (PFO9and10)
 CityownedsitesatWashingtonandEugene(PFO11)

Whilealanddonationwouldsignificantlyreduceprojectcost,the
While
a land donation would significantly reduce project cost, the
followingprivatelyownedsiteswouldalsomeetphysicalcriteria:
 ThetriangularareabetweenN.Elm,SummitandLindsay,whichwas
originallyrecommendedintheCooperCarryMasterPlan(PO8)
 TheNewsandRecordParkinglot(PO12)
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6. Supportaknowledgecommunity
pp
g
y
byencouragingcollegesand
universitiestolocateprogramsand
l
d
facilities downtown
facilitiesdowntown.
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Supportaknowledgecommunitybyincentivizingcollegesanduniversities
to locate programs downtown
tolocateprogramsdowntown.
CONTEXT
Greensboro’s knowledge community is an economic driver. Greensboro’s seven colleges and
universities host more than 40,000 students each year, and all are projecting significant growth. Seven
percent of Greensboro’s population works in educational occupations, which have an average salary of
$35,000, approximately 25% higher than the city median. Students, faculty and staff contribute to the Returns
local economy by generating demand for other products and services. Yet when visiting downtown,
Elon’s law school is the only physical evidence of the knowledge community’s presence.
A downtown presence would benefit universities. A highprofile university presence
downtown could meet both campus space constraints and branding goals. UNCG, A&T and
others will all need new buildings in the mediumterm. In addition, the universities are
increasingly seeking to cobrand Greensboro as a knowledge community in order to attract
students and professors alike. A downtown location can achieve these goals. University
facilities downtown were proposed in Cooper Carry’s 2002 Center City Plan and the 2008
High Point Road and West Lee St Plan, and have been discussed in forums including the
Higher Education Working Group and the EPA University Roundtable.
Selection of programs for downtown location should be based on capacity to generate
economic growth. Programs should be prioritized for downtown locations based on their
potential to attract outside funding, generate spinoff companies, and/or support related
businesses. Programs should also have a critical mass of students that spend most of their
academic time in the building. Potential subject areas that meet these criteria include
pharmacy and health, design and architecture, business and entrepreneurship, and teaching.
P bli sector
Public
t commitment
it
t will
ill be
b key
k to
t success. Universities
U i
iti identify
id tif growth
th needs
d far
f in
i
advance, take time to make decisions, and have many priorities competing for budget dollars.
Collaborative projects can become priorities only if public leaders present a solution to an
existing need, galvanize community support and coordinate multisector stakeholders.
UNCG’s collaborative longterm plan for the West Lee Street and High Point Road area can be
seen as a model.
model As shown earlier,
earlier downtown locations in particular have high land costs,
costs
often making a financial incentive necessary for the project to be economically rational.
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Jobs

Brand

UNCAshevillePharmacy
School
Financialfeasibilityandmultisector
commitmentwerekeytotheUNC
Board of Governors’recentdecision
BoardofGovernors
recent decision
tolocateaUNCCHsatellite
PharmacySchoolinAsheville.The
school’sstartupcostsarebeing
coveredbycontributionsof
$100,000fromtheCity,$600,000
fromtheCounty,and$2.5millionfromthelocalChamber
ofCommerce.Theschoolisalsoprojectedtobe
financiallyselfsufficientwithin4years.TheUNCsystemis
thusabletoachievemaximumleverageonminimal
financialandinkindcontributions.
Funding contributions from public and community groups
Fundingcontributionsfrompublicandcommunitygroups,
andpartnershipswithhealthorganizationssuchas
MissionHospital,werealsoimportanttodemonstrate
thatthecommunityiscommittedtotheproject’ssuccess.
Theseorganizationsrecognizedtheexistingstrengthof
UNCA’sscienceprograms,theneedforadditionalhealth
carepractitionersinthearea,andthepotentialfora
pharmacyprogramtodriveeconomicgrowth.
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CASE STUDIES

SpokaneUniversityDistrict
Bi
BiomedicalandHealthSciencesBuilding
di l d H lth S i
B ildi
Challenges Underutilizedhistoricindustrial
buildingsandundevelopedlandalong
riverinCBD;pedestriansafetyand
circulation issues
circulationissues.
Strengths Riverpoint campus(housingsatellite
programsforfourpublicuniversities)
andGonzagaUniversitybothlocated
adjacenttodowntown;$420million
j
healthcaresectorwithtwomajor
hospitalsdowntown;existingphysical
infrastructurefornewdevelopment.
Project

$50million,115,000SF,stateoftheart
biomedicalhealthsciencesfacilityon
g
infillsite,includinglabandresearch
space,teachingfacilities,alliedhealth
program,officesandconferencespace.

Benefits

100120newmedicalschoolgraduates
peryear;$1billionannualeconomic
impactfortheState,includingbothnew
programsandcontinuationofexisting
teachingandresearch.

UNCCharlotteCenterCityBuilding
Challenges Growingcampuswithincreasingspace
needs;campusdisconnectedfromCity.
Strengths ProjectwillanchorFirstWard
revitalizationefforts.Cityinvestingin
new4acrepark,with600space
undergroundgarage,adjacenttosite.
LevinePropertiesdeveloping22acre
mixeduseurbanvillagewith2million
,
p
SFofretail,officeandresidentialspace.
Project

Benefits

$50million,143,000SF,LEEDbuilding
designedtoservetheurbancenter.Will
hostCollegeofBusiness,CollegeofArts
andArchitecture,UrbanDesignStudio,
andothergraduateclasses.State
contributed$45.8million,Cityproviding
300garagespaces,andUNCCharlotte
Foundationsupportingproject.
EstablishesphysicalpresenceforUNCC
uptown.UNCCprojectwillanchor
revitalizedFirstWard.Thebuildings’
300seatauditorium,galleryandcafé
willbeopentothepublic.
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UniversityofPennsylvania
P
PennConnect
C
t Project
P j t
Challenges 24acrevacantindustrialsiteinCBD
formerlyoccupiedbytheUSPS;14acres
currentlyusedforsurfaceparking.
UPenn facingsignificantspaceneeds.
facing significant space needs.
Strengths UPenn currentlyhas20,000students
andcontributes$9.6billiontothe
State’seconomyannually,resultingin
$370millionStateandlocaltaxes.
j
y
Projectsiteisideallylocatedbetween
UPenn,SchuylkillRiver,andCBD.
Project

Newteaching,office,residentialand
retailbuildings;openspacesand
promenades;recreationalfacilitiesand
playingfields;andpedestrianand
bicycleconnections,tobedeveloped
over25years.Commitmentto
sustainabledevelopment.

Benefits

Projectdovetailswithdowntownplan,
particularlyasrelatestoenhanced
connectivity,increasedstreetlevel
activity,andnewopenspaces.
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Now

 Continue meetings of Higher Education Working group. Action Greensboro has been facilitating bimonthly meetings with the
chancellors and presidents of each of the seven colleges and universities, as well as key business leaders. The group is already discussing
joint marketing efforts and creation of an “education district” for downtown. The group is wellpositioned to serve as a facilitator for an
increased physical presence of universities. The group should make this a stated goal, and should formally endorse proposals for
programs downtown. As specific opportunities arise, the group can provide planning support and advocacy to the public sector.

2011

NEXT STEPS

 SSupport downtown
d
siting
i i off higher
hi h education
d
i facilities
f ili i in
i the
h near term. The
Th public
bli sector should
h ld support these
h
efforts
ff
through
h
h assisting
i i
with selection and procurement of either lowcost land or an existing building, and facilitating the planning and approvals process.

2035
5

 Incorporate downtown locations into planning for future space needs. Public universities typically develop physical master plans on 20
25 year timeframes in order to best anticipate long term growth needs. The UNC system has decided to focus on expanding its existing
schools
h l rather
th than
th establishing
t bli hi new ones, so UNCG and
d A&T’s
A&T’ space needs
d will
ill only
l continue
ti
t increase.
to
i
Th public
The
bli schools
h l should
h ld begin
b i
planning now in order to obtain downtown sites for future projects, even if the project is not defined yet. Potential programs for
consideration are a UNCG doctorate of nursing or clinical services program, or a joint social work program with A&T.
 Leverage all potential funding sources. As a public institution, the UNC system will always seek to use its funds most effectively. The
potential to leverage outside resources via land,
land parking spaces or forms of capital from the public sector,
sector foundations of businesses,
businesses will
help a downtown site be prioritized for development.

LOCATION
A facility should be located to maximize connectivity between the campuses that surround
downtown, catalyze the development of nearby soft sites, and/or drive activity at retail
centers. Projects undertaken by UNC schools will also be able to take advantage of the
expanded fiber optic loop. Assuming that a new building requires more than 100,000 SF,
potential sites include:
Public/Foundationownedsites:
 Weaverparcel(PFO4)
 GreensboroTransitAuthority(PFO5)
 SchoolBoardownedsiteonWashington
School Boardowned site on Washington
betweenSpringandEdgeworth (PFO9)

Privatelyownedsites(mapp.54):
 SouthernRailwaytract(PO9)
 PotentialassemblageatS.ElmandMLK
(PO 10)
(PO10)
 TheNewsandRecordParkinglot(PO12)
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Fiberopticloop
p
p
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section5

Whatsites present
p
developmentopportunities?
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OpportunitySites
Public & foundation owned
Public&foundationowned
Opportunitiesexistwithselectgovernment
andfoundationownedsites thatmaybe
consideredforredevelopment.

GreensboroDowntownEconomicDevelopmentStrategy|OPPORTUNITYSITES

54

OpportunitySites
Public&foundation
owned

Site
#

Address

Owner(s)

Acreage

ParcelID

1

501GUILFORDAVE.(W.FRIENDLYAVE)
501
GUILFORD AVE. (W. FRIENDLY AVE)
(SOUTHERNHALFOFTRACT)

MICHAEL W. HALEY FOUNDATION
MICHAELW.HALEYFOUNDATION

1.75

000000380000900011
00
00 0038 0 0009 00 011

2

201N.EUGENE(@BELLEMEADE)
(4TRACTS)

GUILFORDCOUNTY,EDGEWORTH
LAWPROPERTIESII

2.70

000000210000700006,
017,001&002

3

(
)
314DAVIEST(OLDYWCA)
(4TRACTS)

CITYOFGREENSBORO

1.77

000000140000800018,,
015,014,&013

4

321E.FRIENDLY
(NCHURCH@EFRIENDLY)
(2TRACTS)

WEAVERFOUNDATIONINC

4.19

000000150000100042.
&43

5

320E.FRIENDLY(GTA)
(3TRACTS)

CITYOFGREENSBORO

3.15

000000150000100052,
027&024

6

104ELEEST
LEE/ELM/ARLINGTON/BRAGG
(11TRACTS)

REDEVELOPMENTCOMMOFGREENSBORO

4.71

000000170000100002
THRU014

7

700W.LEEST
LEE/ELM/BRAGG/TRACKS
(9TRACTS)

REDEVELOPMENTCOMMOFGREENSBORO

2.99

00000008000300003,
OO4,013,014,001,005,
006,007&008

8

1005SEUGENE
LEE/EUGENE/BRAGG
(2TRACTS)

CITYOFGREENSBORO

4.02

000000080000200002
&001

9

519WWASHINGTON
SPRING/WASHINGTON/EDGEWORTH/
MCGEE
(2TRACTS)

GUILFORDCOUNTYBOARDOFEDUCATION

2.05

000000200000700001
&003

10

502S.WASHINGTON
SPRING/WASHINGTON/EDGEWORTH
(2TRACTS)

GUILFORDCOUNTYBOARDOFEDUCATION

2.86

00000020000040003
&009

11

305315WWASHINGTON
WWASHINGTON/SEUGENE
(5TRACTS)

CITYOFGREENSBORO

1.21

000000100000100002
004,011&033
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OpportunitySites
Public&foundation
Public
& foundation
owned
(continued)

Site
#

Address

Owner(s)

12

236EWASHINGTON THEDEPOT
(PARTIAL TRACT)
(PARTIALTRACT)

CITYOFGREENSBORO

1+/

000000160000100022

13

ELM/MCGEE/GREENE
(12TRACTS)

CITYOFGREENSBORO

1.39

00000006000010001619,
021,024,025,027029,038
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OpportunitySites
Privately owned
Privatelyowned
Therearealsoavarietyofadditional
privatelyowned softsites throughout
downtown,eithercurrentlyforsaleof
underutilized.
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OpportunitySites
Privately owned
Privatelyowned

Site
#
1

Address

Owner(s)

Acreage

ParcelID

700750W.FRIENDLYAVE
(7TRACTS)

AGAPION,WS;MEYN,TADDW;
STRADER,ZI&CITYOFGREENSBORO

3.20

000000380000900019,
018,026,028,013&016

2

214NEUGENE
EUGENE/BELLEMEADE/STERNBERGER
(8TRACTS)

CREDITBUREAUOFGREATERGREENSBORO,
STOUT,RALPH,BESSEMERIMPROVEMENT,
MKWPROPERTIESLLC,

2.15

000000120000100011,
002,001,020,004,009,006
&005

3

NEUGENE@BELLEMEADE&LINDSAYST

LINDSAYSTREETHOLDINGS;ALLEN,SIDNEY;

5.08

(14TRACTS)

LAROSEPROPERTIESINC;UNDERWOOD,

000000130001000001,
016 015 014 013 012
016,015,014,013,012,
011,
010,003,007,008,006,
009,
004,&005

GEORGE;GALLINS,ATHENA;BUENAVISTA
LODGE,&JOHNSTONPROPERTIESINC
4

NEUGENE@LINDSAY&WSMITHST
N
EUGENE @LINDSAY & W SMITH ST
(7TRACTS)

CARROLLINVESTMENTPROPERTIESINC;
CARROLL
INVESTMENT PROPERTIES INC;
HILL,JOHN;CONTOGIANNIS,ELLEN;LAROSE
PROPERTIESINC;STECSTANLEY&ROACH

2 26
2.26

00 00 0013 0 0007 00 006,
000000130000700006
002,010,011.001,004,
&005

5

SMITH@EUGENE(451NEUGENE)
(3TRACTS)

BELLEMEADEDEVELOPMENTLLC,
ROSELANDINVESTMENTSLLC

1.89

000000210000300021
018&0029

6

NEDGEWIORTH@FISHERAVE

MORRISJADEFAMILYLTDPARTNERSHIP,

1.94

000000220000300008,
021,020,016,014,012&
011

(7TRACTS)
7

502NEUGENE(@SMITHST)
(2TRACTS)
(2
TRACTS)

BELLEMEADEDEVELOPMENTLLC

4.22

000000220000400016
& 015
&015

8

338N.ELM

JOHNSTONPROPERTIES,GREENSBORO;

4.25

NELM/SUMMIT/ELINDSAY
(9TRACTS)

GREENSBOROINVESTMENTSLLC;CHANDGIE
,BETTIE;NSPCELMLLC;EQVPROPERTIES
LLC; FINN RONALD & KHAN AND KHAN INC
LLC;FINN,RONALD&KHANANDKHANINC
SOUTHERNRAILWAYCO

000000140000900017,
010,014,015,019,001,
002,
005&022

15.82

000000180000100020

9

215MARTINLUTHERKINGJRDR
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OpportunitySites
Privatelyowned
(continued)
Site
#

Address

Owner(s)

Acreage

ParcelID

10

SELM@MLK
(5TRACTS)

KINDLY,CLYDEWJR

0.95

000000070000100002,
,004,005,006,&025

11

120BARNHARDTST,532SELMST&
109WLEWISST
(3 TRACTS)
(3TRACTS)

MOMENTUMPROJECT

2.75

000000090000200002,
000000090000300012,
00 00 0008 0 0001 00 002
000000080000100002,

12

218SCHURCH
DAVIE/WASHINGTON/CHURCH/HUGHES

GREENSBORONEWS&RECORD

3.22

00000004000030001
&002

13

404EWASHINGTON

SPLPROPERTIESLLC

1.01

00000029000010001

14

330LINDSAY

GATECITYMOTORCOMPANYINC

2.08

000000150000200003

15

405NMURROWBLVD
(2TRACTS)

FLOW401NORTHMURROWLLC&SUMMIT
LANDEXPLORATIONLLC

8.39

000000270000400017
&002

16

351 SUMMIT AVE
351SUMMITAVE
(2TRACTS)

HUGH SARVIS FAMILY LLC
HUGHSARVISFAMILYLLC

1 70
1.70

00 00 0014 0 0003 00 005
000000140000300005
&010

17

900E.WASHINGTONSTREET
(1TRACT)

UNITEDHOUSEOFPRAYER

13.70

000000280001800001
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SUMMARYOFCOSTBENEFITANALYSES
Project & Sample Investments
Project&SampleInvestments

Breakeven

20yearNet PresentValue
ofPublicInvestment

Info

1& 2.Encourageconnectivitythroughacomprehensivedowntownstreetscaping program, andcompletetheGreenway.
CompletionofGreenway byusing$7MCitybondtoleverageother
fundingsources.
funding
sources
Comprehensivestreetscaping strategy,undertakeninfourphases.
Eachphasewouldtarget2,000linearfeetoverafouryearperiod,
fundedthroughfourgeneralobligationbondsovera16yearperiod.

Weestimatethatthesecombinedinvestmentswouldpayfor
themselves in City and County tax revenues over the life of this
themselvesinCityandCountytaxrevenuesoverthelifeofthis
debt(44years),assumingthattheyinfluencedassessedvalues
toincreaseby16%overexistingvaluationtrends.

p.30

p.34

3 Incentivize quality new mixed use development
3.Incentivizequalitynewmixedusedevelopment.
(a)Excessland

Publicandfoundationownedlandmade
availableforprivatedevelopment.

Immediately

PerUnit50Units
Condo$15,000$752,000
Rental$5,400
$268,000

(b) Parking

Financial contributiontowardsthe
constructionofa400cardeckto
incentivizeadditionaldevelopmentonan
adjacenttwoacreparcel,financed
throughaCertificateofParticipation.

Inthecaseofanewcondodevelopment, thepublicsectorcould
fundupto47%ofthedeck’scosttobreakevenin20years,the
typicaltermofaCertificateofParticipation.Inthecaseofa
rentalapartmentdevelopment,thepublicsectorcouldinvest
17%ofthetotaldeckcosttobreakeven.

(c)Sitecleanup

Publicsectortoserve asliaisoninsite
preparationofGreensboroTransit
Facility,withremediationtobepaidfor
byresponsibleparty.

810years,assuming
condo development
ranginginsizefrom110
200units

$580,000to$1.4million

p. 35

p.35

4.Createincentivestohelpactivatedowntown’sunique,historicbuildingstockwithretailandresidentialuses.
Providefinancialandtechnicalassistanceforrehabofanaverage of
four buildings each year, fundedforafiveyearperiod.
fourbuildingseachyear,
funded for a five year period.

15years
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TIMELINE OF ACTIONS
20112012
2011
2012
Downtown
Greenway

Authorizefunds
forPhaseI

Downtown
Downtown
Streetscaping
Program

CreateannualGDOT
Create
annual GDOT
lineitemfor
streetscaping

Implementstreetscaping
Implement
streetscaping
basedonprioritization
ofcorridors

Identifycandidate
Identify
candidate
sites

Analyzeredevelopment
Analyze
redevelopment
feasibility

20132014
2013
2014
Adoptazoning
overlaydistrict

Solicitdevelopment
Solicit
development
proposalsthroughRFP

Identifyunderutilized Identifynearby
publicdecks
developmentsites

Workwithdeveloperson
strategytoshareparking

RezoneTransit
FacilitytoCBD

Obtainlegalcounsel
regardingcleanup

Relocatetransit
operations

Historic
Historic
Building
Rehabilitation

Strengthenbuilding
andfirecodes

EExpandprograms
d
targetedtonew
businesses

EEstablishincentives
bli h i
i
forrenovation
projects

Performing
ArtsCenter

Formvolunteer
committee

Conductplanning
study

Obtaincapital
funding

Knowledge
Community

ContinueHigher
EducationWorking
Group

Supportdowntown
siting ofhigher
educationfacilities

Incorporatedowntown
locationsinto
Universityplanning

Mixeduse
Dev’t

2015+
2015
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remediation

Establishoperating
structure

IssueRFPfor
development

Designbuilding

Leverageallpotential
fundingsources
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SUMMARYANALYSESOFEXISTINGECONOMICINCENTIVES
Throughout this document, we touch upon existing incentive programs and financial tools currently used by Greensboro and Guilford
County, as well as recommend new resources that may be pursued. Below, we provide a summary of those programs and our
recommendations for them. The City of Greensboro Planning Department’s Downtown Area Consolidated Plan will recommend
undertaking a review of Greensboro’s economic incentive programs, which will provide an opportunity to consider the ideas presented
below.
Incentives: AsofRight or Discretionary?
Inconsideringthedesignofeconomicincentiveprograms,thetransparencyandpredictabilityofsuch
fundsarecriticaltotheiroverallutilityandeffectiveness.Whenclearlycommunicated,asofright
incentivescanbefarmoreeffectivethanoneoffdiscretionaryincentives.Theseprogramscanbe
designedsothattheymaximizeachievementofpublicpolicygoals.Forinstance,transparentasofright
incentivesallowadevelopertocalculatethecostandbenefitofmeetingprogramcriteria,leverageother
financialresourceswithconfidencethattheincentivewillbedelivered,andavoidcostlydelaysin
negotiatingprojectelementswiththepublicsector.Incontrast,developersandtheirinvestorscannot
g
gp j
p
,
p
piecetogetherfinancingdependentondiscretionaryincentivestofillthegap,andoftentimesviewthe
risksassociatedwithapplyingasgreatlyovershadowingthepotentialbenefits.

Program
Urban
Development
Investment
Investment
Guidelines(UDIG)

Description

Recommendation

Info

Guidelines fortheCity’sevaluationof
developmentandredevelopmentprojects
that have requested City participation
thathaverequestedCityparticipation.
Focusedondowntown,reinvestment
areas,reinvestmentcorridors,and
corporateparks.

TheUDIGC providesaverycomprehensiveand
commendablesetofevaluationcriteriaforprojects
applying for City support However the
applyingforCitysupport.However,the
discretionaryaspectoftheprogram– requiringCity
Council’sapprovalonaprojectbyprojectbasis–
introducesconsiderablechallengestodevelopers.
WerecommendadaptingtheUDIGintoanasof
rightdevelopmentincentiveprogramfortarget
right
development incentive program for target
areas.

Supporting
development
incentives listed on
incentiveslistedon
pages3336,which
maybeusedas,orin
additionto,incentives
providedunderthe
UDIG.
U
IG.
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continued
ti
d
Program

Description

Recommendation

Info

DowntownJob
CreationParking &
TransitAssistance
Program(DJCP)

Foreverynewjobcreated,theDJCP
y
j
,
providesafreeparkingspaceinoneofthe
City’sdowntownparkingdecksforone
year.Alternatively, theprogramalso
providesfreetransitforoneyearto
employeeswhoswitchfromdrivingto
masstransit.TheDJCPonlyappliesto
businessesintheCity’sDowntown
RedevelopmentArea.

Despitebeingavailable
p
g
forseveralyears,theDJCP
y
,
hasnothadanyparticipants.Theprogram’s
benefitsarelimitedinmanycaseswherepublic
parkingdeckscurrentlyoperateatcapacity,andit
maybethatanewparkingdeckisrequiredtomake
DJCPmoreattractive.TheCityshouldconsiderthe
overallutilityofDJCP,andifdeterminedthatitcan
beofbenefit,redesigntheprogramtoincreasethe
lengthofbenefit,moreactivelypromotethe
programinconjunctionwithotherstateandlocal
economicincentives,expanditsusetoincludenew
residentialdevelopment,andstreamlinethereview
process,whichcurrentlyrequiresCityCouncil
approval.

Pages3335propose
g
p p
theCity’sprovisionof
freeorreducedprice
parkingin
underutilizeddecks,
andsupportingthe
constructionofanew
parkingdeckto
incentivizetargeted
development
projects.

FaçadeGrants

Downtown Greensboro,Inc.providesa
matching grant that covers 50% of façade
matchinggrantthatcovers50%offaçade
designandinstallationcosts,upto$5,000.

Façade improvementcostsareonlyasmallportion
of startup
ofstart
upcostsforretailers.Byexpanding
costs for retailers By expanding
applicableexpensestoincludeallfitoutactivities,
covering50%ofcosts,andincreasingthecapto
$20,000,theprogramwouldmeaningfullyreduce
startupcostsandencourageahighqualitystore
design and maintenance along Elm St.
designandmaintenancealongElmSt.

Pages3839outline
the financial barriers
thefinancialbarriers
andproposea
programthat
combinesfinancial
andbusinessplanning
assistance.

Historic Designation
Grants

DowntownGreensboro,Inc.provides
education andtechnicalsupporttoassist
ownersinobtaininga20%FederalHistoric
PreservationTaxCredit.

DowntownGreensboro,Inc’staxcredit assistance
shouldbeintegratedintoanynewfinancialand
technicalassistanceprogramforbuilding
rehabilitations.

Pages 3841propose
acomprehensive
programforbuilding
rehabilitations.
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continued
ti
d
Program

Description

Recommendation

Info

DowntownDesign
g
Manualand
Overlay

PresentsasetofDesignGuidelines
g
for
downtowndevelopmentwhich,when
achieved,provideadeveloperwitha
streamlinedapprovalsprocess.Currently
pendingreviewofthePlanningBoardand
Zoningcommission,tobefollowedbyCity
Councilreview.

Adopt
p theproposedDowntownDesignManual,and
p p
g
,
considerincorporatingexpandedDowntown
GreenwayDesignGuidelinesinafutureiteration,to
ensurethatnewadjacentdevelopmentoccursina
fashionthatsupportstheGreenway.

Page25proposes
g
p p
the
developmentof
DowntownGreenway
DesignGuidelines.

City ofGreensboro
TargetedLoanPool

TheCityofGreensboroprovides lowcost
loansforconstructionandrenovation
projectsthatresultinnewjobs.TheCity
covers 40% of the loan amount at 5%
covers40%oftheloanamountat5%
interest,andagroupofpartnerbanks
providetheremaining60%atprime.To
date,theprogramhasprovided$1.1
millioninloansforeightprojectsthat
resulted in 132 new jobs Half of these
resultedin132newjobs.Halfofthese
projectsweredowntown,including
CheesecakesbyAlexandKinderMusic.

The currenteconomicdownturnhasmadeitmore
challengingforprojectstomeetcreditandcollateral
requirements.Inaddition,manybusinessownersin
Greensboro are leasing their space and therefore
Greensboroareleasingtheirspaceandtherefore
cannotusethebuildingascollateral.Moreprojects
mightbefeasibleifthecollateralrequirementwere
reducedfromthecurrent60%.Inaddition,some
buildingownersareinterestedinimprovingtheir
ground floor retail spaces on a speculative basis; this
groundfloorretailspacesonaspeculativebasis;this
shouldalsobeallowed.

Theprogram couldbe
combinedwithnew
construction
recommendations
recommendations
discussedonpp.33
36andbuilding
rehabilitation
recommendations
discussed on pp 38
discussedonpp.38
41.

GuilfordCounty
Commercial
Investment
Program

Guilford Countyoffersinvestmentgrants
forcommercialandindustrialprojectsthat
createnewjobsandencourageeconomic
b
growth.Thegrantisprovidedforthree
years,andisequivalentto74%ofthe
increaseintheCountypropertytaxbase
thatresultsfromcapitalinvestments.

TheCommercialInvestmentProgramshouldbe
leveragedaspartofanoverallpackageofincentives
whichlocaleconomicdevelopmentorganizationscan
h hl l
l
identifyandfacilitatefordevelopers.Asdiscussedat
thebeginningofthissection,developersprefer
incentivesthatareastransparent andeasily
accessibleaspossible.TheCountycanfacilitatethis
b b tt
bybettermarketingtheprogram,andestablishinga
k ti th
d t bli hi
clearmethodologyforcalculatinggrantamounts.

Theprogram couldbe
combinedwithnew
construction
recommendations
discussedonpp.33
36andbuilding
rehabilitation
recommendations
d ti
discussedonpp.38
41.
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APPENDIX A: 15 PROJECTS FOR DOWNTOWN
HR&A and MMPA began by reviewing the 11 plans produced for downtown since 1995. We identified 100+ projects, which we catalogued into 15
specific
ifi types
t
th t mett the
that
th goals
l for
f downtown.
d
t
S
Several
l off these
th
b
became
th priority
the
i it projects
j t discussed
di
d earlier,
li and
d the
th restt should
h ld be
b taken
t k into
i t
consideration in the mediumterm. Projects should be adapted as needed to address contemporary goals and conditions.

Potentialproject

Source

Originalconcept

1

AdaptiveReuse.
Adaptive
Reuse.
Incentivizetherenovationofexistingunderutilizedbuildingsfor
arts,culture,retail,diningandentertainmentuses.

CenterCityPlan
Center
City Plan
HighPoint/W.LeeStPlan

Convertexistingbuildingsintomixed
Convert
existing buildings into mixeduse
usehubswitha
hubs with a
focusonrestaurants,bars,shopsandother
entertainment(aswellasresidentialuses).

2

ArtsAnchor.
Createamultipurposeartsandculturedestinationtoserveasan
g
g
anchorforexistingstrengths.

CenterCityPlan
ChurchSt.Plan
E.MarketSt.Plan
HighPoint/W.LeeStPlan
PACStudy
RetailStudy

Buildaconcerthall,IMAXtheaterorvisualartsmuseum.

3

Gateways.
Designnewgatewaysatkeyentrypoints,particularlyrailroad
crossings.

E.MarketStreetPlan

Designnewgatewaysatkeyentrypoints,particularly
railroadcrossings.

4

GrandBoulevard.
Strengtheneastwestaccesscorridorsasactivethoroughfares
withadensemixofusesandaninvitingpublicrealm.

CenterCityPlan

EstablishaboulevardbetweenMarketStandFriendly
Ave,includingatrolleysystem,watergardens,open
space,andaninterUniversitycenter.

5

LandSubsidy.
Land
Subsidy
Createafinancialtooltooffsetthecostoflanddowntownfor
desirabledevelopmentinkeylocations.

Church St Plan
ChurchStPlan
LeeStreetPlan
E.MarketStreetPlan
Bellemeade Plan
SouthsidePlan

Provide financial incentives for (mixeduse)
Providefinancialincentivesfor(mixed
use)development
development
atkeylocations.

6

LightRail.
Light
Rail.
Implementalightrailsystemtoconnectstrengthsalongkey
corridors.

Center City Plan
CenterCityPlan

Implementalightrailsystemtoconnectareasofactivity
Implement
a light rail system to connect areas of activity
suchasMosesCone,Koury ConventionCenter,UNCG,
NCA&TandtheColiseumcomplex.

7

ParkingStrategy.
Developastrategytoconsolidateandmaximizeparking,while
g
pp y
y
g
ensuringsufficientsupplyforavarietyofexistingusesaswellas
potentialnewdevelopments.

ChurchStPlan
HousingStudy
SouthElmStPlan

Maximizeavailableparkingbyimplementingjoint
marketing,scalingpricesbasedonlocation,dedicating
underutilizedspacestonewdevelopments,allowing
p
p
,
g
sharedparkingbetweenuses,and/orsubsidizingdecksin
targetlocations.
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15 PROJECTS FOR DOWNTOWN (continued)
Potential project
Potentialproject

Source

Original concept
Originalconcept

8

PublicArt.
ChurchSt.Plan
Undertakepublicartprojecttopromotethecharacterandvitality StreetscapePlan
ofdowntowninkeyhubandgatewaylocations.

Createprocessforencouragingandapprovingpublicart;
commissionprojecttoconnectstreetsunderrailroad
tracks.

9

Railyard SiteDevelopment.
Buildanewmixedusedevelopmentthatwillgenerateactivity;
includestreetscapingandopenspaceimprovements

CenterCityPlan
RetailStudy

Buildanewdestinationparkincludingwaterfeatures,
sportfields,andretailopportunities.

10

RetailIncentives.
Encouragenewandexpandeddowntownretailopportunities
throughincentivessuchasgrants,loans,andfitoutassistance.

CenterCityPlan
E.MarketSt.Plan
RetailStudy

Encouragenewdowntownretailopportunitiesthrough
incentivessuchasgrants,loans,andfitoutassistance.

11

SharedCollege/UniversityFacility.
Developasharedcollege/universityfacilitythatprovidesstudent
activityspace,academicspace,orresearchandbusiness
incubationspace.

CenterCityPlan
EPAUniversityRoundtable
HigherEdWorkingGroup
HighPointW.LeeStPlan

Developasharedfacilitythatwilllinkthecolleges/
universitiesandsupportkeyindustrygrowth.

12

p
SitePreparation.
Undertakelandbankingandsitepreparationactivitiesinareas
thatwillbecriticaltolongtermgrowth.

ChurchStPlan
E.MarketStPlan
ElmStPlan

( q
(Acquiresitesand)undertakedemolition,environmental
)
,
cleanup,utilityimprovementstopreparesitesfor
development.

13

SmallBusinessSupport.
Providelowcostspacefornewbusinesses,throughincentivesor
y
anewfacility.

CenterCityPlan
E.MarketSt.Plan

Convertindustrialspacesintofacilitiesfornew
(technology)businesses.

14

StreetVendors.
Establishstrategyforlocalstreetvendors,includinglocations,
permitting,andtypeofphysicalstructure.

CenterCityPlan
StreetscapePlan

Establishlocationsforlocalstreetvendors;build
temporarystructuresforspecialeventsandmarkets.

15

Streetscaping.
Implement streetscaping to provide a unified look and feel and
Implementstreetscapingtoprovideaunifiedlookandfeeland
enhancethepedestrianandvehicularexperiencealongkey
corridors.

Cedar/BellemeadePlan
Center City Plan
CenterCityPlan
ChurchStPlan
EMarketStPlan
HighPoint/W.LeeStPlan
SouthElmStPlan
SouthsidePlan
StreetscapePlan

Makeimprovementstolanewidths,sidewalks,crossings,
underpasses landscaping lighting street furniture and
underpasses,landscaping,lighting,streetfurnitureand
signageinvariouslocations.
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DOWNTOWN AREA CONSOLIDATED PLAN

Downtown Area Consolidated Plan and the City of Greensboro Connections 2025 Comprehensive Plan
Downtown Greensboro is specifically identified in the City of Greensboro’s adopted Comprehensive Plan, Connections 2025, as the “heart of
Greensboro’s civic life, a source of community pride, a focus of citizens’ identity, and a reflection of our historic character.”
The Comprehensive Plan addresses Downtown specifically in Section 4.5.2 of the Land Use Chapter, establishing the Goal to:

“Promote reinvestment, preservation, diversification, and selective intensification of activity in Downtown Greensboro, to
reinforce its importance as the economic, cultural and civic center of the City, while protecting its heritage and historic
resources and enhancing its urban character.”

Downtown Area Consolidated Plan - Policies and Action Steps
The Downtown Area Consolidated Plan can be most effective in addressing its overall vision and goals through five major
policy areas:
1. Promote higher intensity, quality mixed use development in Downtown, with particular emphasis on pedestrian
oriented development that includes the renovation and redevelopment of historic properties.
2. Enhance transportation connections and corridors, with emphasis on linking pedestrian, bicycle, transit and
roadway facilities to enhance economic investment, housing and key Downtown destinations.
3. Develop comprehensive strategies and commitments for public capital investments and development incentive
programs to encourage quality private investment.
4. Strengthen and expand connections between Downtown, adjacent neighborhoods, colleges/universities and other
nearby economic drivers.
5. Ensure effective implementation and administration of this plan through specified program and process
enhancements, and continued engagement of key stakeholders within and around Downtown and public officials.

Each major policy area is further refined in the DACP Action Plan through near, medium and long-term action steps.

Page 1

Downtown Area Consolidated Plan (DACP) Action Plan
The DACP Action Plan expands and builds upon the three major goals and six key near-term priorities highlighted in the Downtown Greensboro
Economic Development Strategy, outlining both immediate action steps and longer term policies and noting additional priorities to achieve the
stated vision of the full Downtown Area Consolidated Plan. Related policies noted from the Comprehensive Plan have been adjusted to directly
address Downtown Greensboro.

Policy Area:
Promote Quality
Mixed Development

Promote higher intensity, quality mixed use development in Downtown, with particular emphasis on
pedestrian oriented development that includes the renovation and redevelopment of historic
properties

Comprehensive Plan Policies: Policy 4A.2 – Identify and remove impediments to infill, adaptive reuse, historic preservation and reinvestment in
Downtown and connected areas
Policy 4A.3 – Adjust schedule of development fees to lessen financial burdens on investments in Downtown
Policy 4C.2 - Establish performance-based guidelines and incentives for Downtown infill locations
Policy 4D.4 – Encourage use of financial incentives for reinvestment in historic and/or abandoned properties in Downtown.
Policy 4E.2 - Create incentives for mixed use, Downtown housing and creation of new centers of activity in Downtown (employment, retail,
entertainment, sports, etc.)
Policy 4G.1 - Promote compact development in Downtown (Mixed-Use and Pedestrian Scale Development) by applying creative
zoning/development standards.
Policy 5D.2 - Support the protection of historic resources in Downtown
Policy 5E.2 - Develop Downtown design standards for public buildings and spaces.
Policy 7A.4 – Provide incentives (public infrastructure, expedited review process, more flexible code requirements for infill, etc.) to support priority
economic development projects within and connected to Downtown

Economic Development Strategy Priorities:
Mixed Development, Activate Historic Building Stock, Develop Shared College/University Facilities, Performing Arts Center

Identify and prioritize
underutilized sites and
strategies for
redevelopment

Short Term Actions
(1-2 Years) [2011-2012]

Medium Term Actions
(3-5 Years) [2013-2015]

Long Term Actions
(5+ Years) [2015+]

Identify and prioritize underutilized sites
(private, public and non-profit) in Downtown
and outline initial strategies to promote
redevelopment (DGI, City, County)

Evaluate further means for
redevelopment of previously identified
underutilized Downtown sites, including
funding for acquisitions and renovations
(DGI, City, County)

Establish/expand long term
funding sources for property
acquisition, renovation and
upfit to encourage expanded
Downtown investment (DGI,
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Further evaluate and
address impediments to
new Downtown
investment

Adopt/implement
design overlay for
Downtown

Expand education and
access to financing for
renovation of historic
Downtown buildings

City, County)
Identify impediments to new quality
Continue to address identified Downtown Continue efforts to address
Downtown investment including items like
identified impediments to
development impediments and evaluate
infrastructure, review process and up front
new Downtown investment
effectiveness of initial strategies. Make
development costs. Adjust policies, processes
(City, DGI, County)
adjustments as needed.
and programs to address these impediments
(City, DGI, County)
(City, DGI, County)
Adopt and implement design overlay to
encourage quality Downtown development,
with particular emphasis on walkable, mixed
development that actively engages the public
realm (City)
Review current financing tools for historic
property renovations and expand education
efforts and assistance as needed
(City, County, DGI)

Evaluate use of Downtown overlay and
adjust as necessary to achieve agreed
upon goals for quality mixed
development and renovation of historic
structures (City)
Continue to promote financing tools for
historic property renovations
(City, County, DGI)

Continue evaluation of
Downtown overlay and
adjust as needed to achieve
Downtown priorities (City)
Continue to promote current
financing tools for historic
property renovations
(City, County, DGI)
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Policy Area:
Transportation

Enhance transportation connections and corridors, with emphasis on linking pedestrian, bicycle, transit
and roadway facilities to enhance economic investment, housing and key Downtown destinations

Comprehensive Plan Policies: Policy 8B.2 – Promote walkability and bicycling within and connected to Downtown, including prioritization of Cityfunded pedestrian and bicycle improvements and modifications of development standards
Policy 8B.3 – Coordinate Downtown related pedestrian and bicycle improvements with roadway and transit plans and projects
Policy 8C.1 – Support long-range transit planning for Downtown and nearby areas
Policy 8C.3 – Promote Downtown transit use by encouraging or requiring transit-supportive design features and emphasizing the need for transitsupportive (higher-density, mixed-use) development.
Policy 8C.4 – Investigate feasibility of establishing secondary transit centers connected to Downtown supported by pedestrian/bicycle connections
and appropriate land uses (e.g. NC A&T, UNCG, Cone Hospital)
Policy 8E.4 – Implement improvements to Downtown parking, including parking supply/location, long and short term parking, on and off street
parking, rates/fines, free parking after hours

Economic Development Strategy Priorities:
Downtown Greenway, Downtown Streetscaping Program, Mixed Development
Short Term Actions
Medium Term Actions
(1-2 Years) [2011-2012]
(3-5 Years) [2013-2015]
Complete
Downtown
Greenway and
associated links

Complete construction of Phase 1 of Downtown
Greenway, complete design for additional
sections and pursue funding opportunities for
their construction (City, Action Greensboro)

Begin construction of additional phases of
Downtown Greenway (Phases 2 & 3) as
funding allows and complete final design
work on Phase 4 (City, Action
Greensboro)

Evaluate/implement
Downtown area
transit circulator

Evaluate potential for expanded transit
(Downtown circulator) within Downtown and
connecting to nearby employment centers
(colleges/universities, medical complex) (City,
MPO, DGI)
Provide multiple transportation options within
Downtown and to adjacent neighborhoods and
major destinations. Identify opportunities such
as Downtown overlay, streetscape

Implement any initial recommendations
on expanded Downtown area transit
enhancements (City, MPO)

Expand
transportation
options in
Downtown

Continue integrating multiple
transportation options with new higher
intensity, mixed development. Evaluate
level of vehicular and non-vehicular trips

Long Term Actions
(5+ Years) [2015+]
Complete Downtown
Greenway and any
associated connections to
areas within and
surrounding Downtown
(City, Action Greensboro)
Fully implement any
recommended Downtown
area transit enhancements
as feasible (City, MPO)
Continue integrating
multiple transportation
options with new higher
intensity, mixed
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enhancements and other processes to encourage to evaluate key routes and identify any
gaps (City, MPO)
expansion of pedestrian, bike and transit
facilities with new investment (City, MPO,
County, DGI)

development and expanding
pedestrian, bike and transit
facilities (City)
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Policy Area:
Capital Investments/
Development
Incentives

Develop comprehensive strategies and commitments for public capital investments and development
incentive programs to encourage quality private investment

Comprehensive Plan Policies: Policy 4B.2 - Through the City’s Capital Improvement Program (CIP), prioritize short and long-range capital
investments in Downtown and nearby areas
Policy 4D.3 – Provide direct action to initiate and support private investment in Downtown, including land assembly and clearance and construction
of capital improvements
Policy 4E.1 – Promote Downtown development through capital investments (streetscapes, infrastructure, parking), establishment of site-specific
Downtown redevelopment and reinvestment areas, and use of existing City powers to execute designated reinvestment projects
Policy 4E.2 – Actively support private initiatives to promote Downtown investments
Policy 8C.3 - Promote transit use within and connected to Downtown by encouraging or requiring transit-supportive design features in development
plans.
Policy 9E.1 – Where feasible, integrate community facilities within and connected to Downtown

Economic Development Strategy Priorities:
Downtown Greenway, Downtown Streetscaping Program, Promote Mixed Development
Short Term Actions
Medium Term Actions
(1-2 Years) [2011-2012]
(3-5 Years) [2013-2015]
Evaluate/adjust
Downtown capital
investment expenditures

Adopt and Implement
Downtown Streetscape
Plan

Evaluate current and planned capital
expenditures and schedules for Downtown.
Evaluate gaps relative to Downtown
priorities and outline strategies for
completing near term and longer term
investments. (City, County)
Evaluate streetscape improvements for
Downtown corridors and set initial
priorities and potential funding strategies.
Establish general timeframe to complete
initial streetscaping priorities (City, DGI,
Action Greensboro, County)

Long Term Actions
(5+ Years) [2015+]

Implement capital investment priorities in Continue implementing
Downtown, identify expanded needs
capital investment priorities
(based on previous analysis) and identify in Downtown
additional funding sources as needed.
(City, County)
(City, County)

Implement agreed upon plan for
Downtown streetscaping, adjusting
timeframe and funding as needed (City)

Complete long-term
Downtown streetscaping
priorities (20+ year
timeframe) (City)
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Leverage Downtown
Greenway for new
investment

Evaluate/enhance
Downtown infrastructure

Identify and prioritize sites along
Downtown Greenway for redevelopment in
conjunction with greenway construction.
Assist with redevelopment as needed
through land banking, infrastructure
enhancements or other incentives. (City,
DGI, County, Action Greensboro)
Evaluate other public Downtown
infrastructure regarding needs for repair,
expansion or upfits
(City, DGI)

Continue assisting redevelopment of
priority sites along Downtown Greenway
(City, DGI, Action Greensboro, County)

Continue assisting
redevelopment of priority
sites along Downtown
Greenway (City, DGI, Action
Greensboro, County)

Implement other infrastructure
investments as funding is available
(City, DGI)

Continue implementing
other infrastructure
investments as funding is
available (City, DGI)
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Policy Area:
Enhance
Connections

Strengthen and expand connections between Downtown, adjacent neighborhoods, colleges/universities
and other nearby economic drivers

Comprehensive Plan Policies: Policy 4A - Remove present impediments to infill and investment in Downtown and connected areas
Policy 4D.2 -Based upon Downtown and related neighborhood and corridor planning initiatives, identify site-specific development target areas and
sites.
Policy 4D.3 – Provide direct action to initiate and support private investment in Downtown, including land assembly and clearance and construction
of capital improvements
Policy 4E.2 - Actively support private initiatives consistent with the City's policies to promote Downtown investment.
Policy 6A.4 - Implement measures to protect Greensboro’s neighborhoods from potential negative impacts of Downtown related development,
redevelopment, and/or public projects
Policy 8B.2 – Promote walkability and bicycling in Downtown and connected areas, including prioritization of city funded pedestrian and bicycle
improvements and modifications of development standards
Policy 8C.4 – Investigate feasibility of establishing secondary transit centers connected to Downtown supported by pedestrian/bicycle connections
and appropriate land uses (e.g. NC A&T, UNCG, Cone Hospital)
Policy 9E.1 - Where feasible, integrate community facilities within and connected to Downtown

Economic Development Strategy Priorities:
Shared College/University Facilities, Downtown Greenway, Downtown Streetscaping Program
Short Term Actions
Medium Term Actions
(1-2 Years) [2011-2012]
(3-5 Years) [2013-2015]
Remove barriers
between
Downtown, adjacent
neighborhoods and
nearby economic
drivers

Evaluate physical barriers to direct access to
Downtown from adjacent neighborhoods and
nearby employment centers and outline priorities
and strategies to address
(City, DGI, Downtown area neighborhoods and
economic drivers)

Continue strategies to reduce or
eliminate physical barriers between
Downtown and adjacent
neighborhoods, colleges/universities
and other nearby economic drivers
(City, DGI, Downtown area
neighborhoods and economic drivers)

Long Term Actions
(5+ Years) [2015+]
Complete strategies to
reduce or eliminate physical
barriers between Downtown
and adjacent
neighborhoods,
colleges/universities and
other nearby economic
drivers
(City, DGI, Downtown area
neighborhoods and
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Identify/enhance
key Downtown
gateways

Identify key gateways into Downtown to better
connect adjacent neighborhoods,
colleges/universities and other nearby economic
drivers. Evaluate potential for physical
improvements and redevelopment opportunities
linked to key gateway investments (City, County,
DGI, Downtown neighborhoods and economic
drivers)

Link Downtown to
future
college/university
facility planning

Evaluate opportunities to include Downtown in
future facilities planning for adjacent
colleges/universities and other nearby economic
drivers. Includes identification of potential
Downtown sites for university related facilities and
programs
(Colleges/Universities, City, DGI, Action
Greensboro)

Enhance public
safety and
appearance
between
Downtown, adjacent
neighborhoods and
nearby economic
drivers

Identify opportunities to work with adjacent
neighborhoods, colleges/universities and other
nearby economic drivers to enhance public safety
and appearance of Downtown and surrounding
areas
(City, Downtown neighborhoods and economic
drivers, DGI, Action Greensboro)

Cross promote
Examine strategies to cross promote events and
Downtown, adjacent initiatives between Downtown, adjacent

economic drivers)
Continue initiatives to improve key
Continue initiatives to
Downtown gateways through
improve key Downtown
infrastructure improvements and
gateways through
redevelopment. Encourage appropriate infrastructure improvements
redevelopment in conjunction with
and redevelopment
gateway enhancements
(City, County, DGI,
Downtown neighborhoods
(City, County, DGI, Downtown
and
economic drivers)
neighborhoods and economic drivers)
Continue efforts to integrate
Continue efforts to integrate
Downtown into future facilities
Downtown into future
planning for adjacent
facilities planning for
colleges/universities and other nearby
adjacent
economic drivers
colleges/universities and
(Colleges/Universities, City, DGI,
other nearby economic
Action Greensboro)
drivers
(Colleges/Universities, City,
DGI, Action Greensboro)
Continue efforts to coordinate public
Continue efforts to
coordinate public safety and
safety and appearance initiatives with
appearance initiatives with
adjacent neighborhoods,
adjacent neighborhoods,
colleges/universities and other nearby
colleges/universities and
economic drivers
other nearby economic
(City, Downtown neighborhoods and
drivers
economic drivers, DGI, Action
(City, Downtown
Greensboro)
neighborhoods and
economic drivers, DGI,
Action Greensboro)
Continue efforts to cross promote
Continue efforts to cross
events and initiatives between
promote events and
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neighborhoods and
nearby economic
drivers

neighborhoods, colleges/universities and other
nearby economic drivers
(City, Downtown neighborhoods and economic
drivers, DGI, Action Greensboro)

Downtown, adjacent neighborhoods,
colleges/universities and other nearby
economic drivers
(City, Downtown neighborhoods and
economic drivers, DGI, Action
Greensboro)

initiatives between
Downtown, adjacent
neighborhoods,
colleges/universities and
other nearby economic
drivers (City, Downtown
neighborhoods and
economic drivers, DGI,
Action Greensboro)
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Policy Area:
Ensure effective implementation and administration of this plan through specified program and process
Implementation/ enhancements, and continued engagement of key stakeholders within and around Downtown and public
Administration
officials
Comp Plan Policies: Policy 4A.2 – Identify and remove impediments to infill, adaptive reuse, historic preservation and reinvestment in Downtown
and connected areas
Policy 4D.3 – Provide direct action to initiate and support private investment in Downtown, including land assembly and clearance and construction
of capital improvements
Policy 4E.2 - Actively support private initiatives consistent with the City's policies to promote Downtown investment.
Policy 7A.4 – Provide incentives (public infrastructure, expedited review process, more flexible code requirements for infill, etc.) to support priority
economic development projects within and connected to Downtown
Policy 7A.5 - Revise the City’s incentive guidelines for Downtown and connected areas so that they are consistent with economic development
objectives.
Policy 7D.3 - Promote economic development in Downtown and connected areas through public/private partnerships to include government,
economic development agencies, educational and health care institutions, and businesses.
Policy 8B.3 – Coordinate Downtown related pedestrian and bicycle improvements with roadway and transit plans and projects
Policy 8C.4 – Investigate feasibility of establishing secondary transit centers connected to Downtown supported by pedestrian/bicycle connections
and appropriate land uses (e.g. NC A&T, UNCG, Cone Hospital)

Economic Development Strategy Priorities: Implementation for all priority projects outlined in Strategy
Short Term Actions
Medium Term Actions
Long Term Actions
(1-2 Years) [2011-2012]
(3-5 Years) [2013-2015]
(5+ Years) [2015+]
Review/update
existing economic
development tools
for Downtown
Enhance Downtown
marketing/
promotion

Review existing economic development tools (ex.
Urban Development Investment Guidelines) to
determine gaps for encouraging Downtown
investment and adjust as needed
(City, County, DGI)
Examine marketing efforts for Downtown,
adjacent neighborhoods and nearby economic
drivers to note any adjustments needed for
marketing underutilized property for
redevelopment

Continue refinements of economic
development programs for Downtown
(City, County, DGI)

Continue to evaluate
marketing/promotional efforts for
Downtown investments and adjust as
needed (DGI, City, County)

Continue refinements of
economic development
programs for Downtown
(City, County, DGI)
Continue to evaluate
marketing/promotional
efforts for Downtown
investments and adjust as
needed (DGI, City, County)
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(DGI, City, County)

Identify key staff,
citizens and groups
for major Downtown
priorities and
specific projects

Identify specific “project champions” (individuals
or groups) to address Downtown priorities from
Economic Development Strategy
(City, County, Downtown neighborhoods and
economic drivers, DGI, Action Greensboro)

Evaluate success of
Downtown Area
Consolidated Plan
through specific
benchmarks

Convene staff and citizens to specifically address
Downtown streetscaping prioritization, and
economic development policies and programs
for Downtown, and further discussion on
transportation integration and barriers to
development
(City, Downtown neighborhoods and economic
drivers, DGI, Action Greensboro, County)
Evaluate and establish benchmarks for success in
Downtown (ex. number of large projects
approved, public infrastructure projects
completed, increased Downtown tax values, etc.)
(City, County, Downtown neighborhoods and
economic drivers, DGI, Action Greensboro)
Incorporate major Downtown Plan priorities and
policies in City and County plans and documents,
including updates, and identified Downtown
related priorities from previously adopted plans.
(City, County, DGI)

Coordinate
Downtown Area
Consolidated Plan
recommendations
with other adopted
plans and studies

Evaluate/establish
Evaluate creation of specialized districts (and/or
specialized districts
future land use map) for both land development
in Downtown and/or guidance and overall Downtown promotion

Implement recommendations from
groups examining specific topics such as
streetscaping priorities and economic
development programs
(City, County, DGI)

Continue implementing
recommendations from
groups examining specific
topics such as streetscaping
priorities and economic
development programs
(City, County, DGI)

Evaluate progress towards established
benchmarks and adjust as needed
(City, County, DGI)

Continue evaluating
progress for established
benchmarks and adjust as
needed (City, County, DGI)

Continue to incorporate major
Downtown Plan priorities and policies in
related City, County and regional
documents and updates (ex. Long Range
Transportation Plan, Comprehensive Plan,
Consolidated Plan, Local and Regional
Transit Plans, etc.) (City, County, DGI)
Establish and/or monitor specialized
districts and future land use map for
Downtown for needed adjustments

Continue incorporating
major Downtown Plan
priorities and policies in
related City, County and
regional documents and
updates (City, County, DGI)

Continue to monitor
specialized districts and
future land use map for
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future land use map
for downtown

(City, County, DGI, Action Greensboro,
Downtown neighborhoods and economic
drivers)

(City, County, DGI, Action Greensboro,
Downtown neighborhoods and
economic drivers)

Downtown for needed
adjustments
(City, County, DGI, Action
Greensboro, Downtown
neighborhoods and
economic drivers)
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