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“The goal of planning 
is to maximize the 
health, safety, and 
economic well-being of 
all people living in our 
communities.”

- American Planning Assocation
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“[Planning] involves thinking 
about how we can move around 
our community, how we can 
attract and retain thriving 
businesses, where we want 
to live, and opportunities for 
recreation. Planning helps create 
communities of lasting value.”

- American Planning Assocation
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“While architects often focus on a single building, a 
planner’s job is to work with residents and elected 
officials to guide the layout of an entire community or 
region. Planners take a broad view and look at how the 
pieces of a community — buildings, roads, and parks 
— fit together like pieces of a puzzle. Planners then 
make recommendations on how the community should 
proceed. One of the greatest challenges for planners is 
to imagine what can and should happen to a community: 
how it should grow and change, and what it should offer 
residents 10, 15, or even 20 years into the future.”

- American Planning Assocation
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COMMUNITY PLANNING IN  
SOUTH CAROLINA
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Legal History 

- Authority for local governments to undertake planning and to adopt zoning and land development    

   regulations is granted by the General Assembly.

- General Assembly authorized municipal planning and zoning in 1924 and county planning in 1942.

- Local Government Comprehensive Planning Enabling Act of 1994 replaced previous statutes and required  

   all local comprehensive plans, zoning and land development ordinances conform to the 1994 Act. 

- The 1994 Act, with subsequent amendments, is codified at S.C. Code Title 6, Chapter 29. 

Community Planning in South Carolina

Source: 2018 Comprehensive Planning Guide for Local Governments. Municipal Association of South Carolina, 2018. 
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SC Local Government Comprehensive Planning Enabling Act of 1994

Title 6, Chapter 29 of South Carolina Code of Laws 
 

- Article 1: Creation of Local Planning Commission

- Article 3: The Comprehensive Planning Process

- Article 5: Zoning

- Article 7: Land Development Regulation

- Article 9: Educational Requirements for Local Government Planning or Zoning Officials or Employees

- Article 11: Vested Rights

- Article 13: Federal Defense Facilities Utilization Integrity Protection 

Source: 2018 Comprehensive Planning Guide for Local Governments. Municipal Association of South Carolina, 2018. 
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SC Local Government Comprehensive Planning Enabling Act of 1994

Local Planning Commission Types

• Municipal Planning Commission: 5 to 12 members; authority limited to incorporated areas

• County Planning Commission: 5 to 12 members; authority limited to unincorporated areas 

• Joint Municipal-County Planning Commission: 5 to 12 members for two political subdivisions (members 

no greater than 4x number of jurisdictions for three or more political subdivisions); authority limited to 

participating incorporated areas and unincorporated county; all councils must adopt ordinance

• Municipal Planning Commission with Extraterritorial Jurisdiction: 5 to 12 members; authority includes area 

outside the corporate limits of a municipality in areas adjacent to the municipality; both councils must adopt 

ordinance to define area, any limitations of authority, and representation

• County Planning Commission Designated as Municipal Commission

• Planning Commission Serving Multiple Municipalities

• Consolidated Political Subdivision Planning Commission

Source: 2018 Comprehensive Planning Guide for Local Governments. Municipal Association of South Carolina, 2018. 
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SC Local Government Comprehensive Planning Enabling Act of 1994

Local Planning Commission Activities

1. Comprehensive plan. Prepare and periodically revise plans and programs for development and redevelopment of its area.

2. Implementation. Prepare and recommend measures for implementing the plan by the appropriate governing bodies, including the following 

measures.

a. Zoning ordinances, including zoning district maps and necessary revisions.

b. Regulations for the subdivision or development of land. The planning commission is responsible for overseeing the administration of land    

   development regulations adopted by the local governing body.

c. An official map and appropriate revisions showing the exact location of existing or proposed public streets, highways, utility rights of way and   

   public building sites, with regulations and procedures for administering the official map ordinance.

d. A landscaping ordinance providing required planting, tree preservation and other aesthetic considerations.

e. A capital improvements program listing projects required to implement adopted plans. The planning commission must submit an annual list of   

   priority projects to the appropriate governmental bodies for consideration when they prepare annual capital budgets.

f. Policies and procedures to implement adopted comprehensive plan elements. These policies and procedures could cover such things as       

  expanding corporate limits, extending public water and sewer systems, dedicating streets and drainage easements, and offering economic    

  development incentive packages.

Source: 2018 Comprehensive Planning Guide for Local Governments. Municipal Association of South Carolina, 2018. 
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What is a comprehensive plan?

A comprehensive plan is a guiding policy document that reflects a community’s 
future vision. The comprehensive planning process allows a community to 
understand existing conditions, self-evaluate needs and issues, and prioritize 
a clear roadmap for accomplishing shared goals. The comprehensive plan is 
an essential step in a continuous process that is designed to be flexible and 
adaptable. In this way, a comprehensive plan provides guidance for citizens and 
decision-makers on how a community should change over time.

SC Local Government Comprehensive Planning Enabling Act of 1994



“The planning commission must establish and maintain a planning process that will result

in the systematic preparation and continual evaluation and updating of the elements of the

comprehensive plan. S.C. Code § 6-29-510(A). Surveys and studies on which the planning

elements are based must consider potential conflicts with other jurisdictions and the effect 

of any regional plans or issues. S.C. Code § 6-29-510(B).”

The planning process for each comprehensive plan element must include but is not

limited to the following items:

Inventory 
of Existing 
Conditions

Statement of 
Needs & Goals

Implementation 
Strategies w/ 
Time Frames

Statement of 
Needs & Goals

Implementation 
Strategies w/ 
Time Frames
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SC Local Government Comprehensive Planning Enabling Act of 1994

Article 3: The Comprehensive Planning Process

Source: 2018 Comprehensive Planning Guide for Local Governments. Municipal Association of South Carolina, 2018. 
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SC Local Government Comprehensive Planning Enabling Act of 1994

1. Population

2. Economic Development

3. Natural Resources

4. Cultural Resources

5. Community Facilities

6. Housing

7. Land Use

8. Transportation

9. Priority Investment

(1) a population element which considers historic trends and projections, household numbers and sizes, educational levels, and income character-
istics;

(2) an economic development element which considers labor force and labor force characteristics, employment by place of work and residence, and 
analysis of the economic base;

(3) a natural resources element which considers coastal resources, slope characteristics, prime agricultural and forest land, plant and animal 
habitats, parks and recreation areas, scenic views and sites, wetlands, and soil types. Where a separate board exists pursuant to this chapter, this 
element is the responsibility of the existing board;

(4) a cultural resources element which considers historic buildings and structures, commercial districts, residential districts, unique, natural, or 
scenic resources, archaeological, and other cultural resources. Where a separate board exists pursuant to this chapter, this element is the respon-
sibility of the existing board;

(5) a community facilities element which considers water supply, treatment, and distribution; sewage system and wastewater treatment; solid 
waste collection and disposal, fire protection, emergency medical services, and general government facilities; education facilities; and libraries and 
other cultural facilities;

(6) a housing element which considers location, types, age, and condition of housing, owner and renter occupancy, and affordability of housing. This 
element includes an analysis to ascertain nonessential housing regulatory requirements, as defined in this chapter, that add to the cost of develop-
ing affordable housing but are not necessary to protect the public health, safety, or welfare and an analysis of market-based incentives that may be 
made available to encourage development of affordable housing, which incentives may include density bonuses, design flexibility, and streamlined 
permitting processes;

(7) a land use element which considers existing and future land use by categories, including residential, commercial, industrial, agricultural, forest-
ry, mining, public and quasi-public, recreation, parks, open space, and vacant or undeveloped;

(8) a transportation element that considers transportation facilities, including major road improvements, new road construction, transit projects, 
pedestrian and bicycle projects, and other elements of a transportation network. This element must be developed in coordination with the land use 
element, to ensure transportation efficiency for existing and planned development;

(9) a priority investment element that analyzes the likely federal, state, and local funds available for public infrastructure and facilities during the 
next ten years, and recommends the projects for expenditure of those funds during the next ten years for needed public infrastructure and facilities 
such as water, sewer, roads, and schools. The recommendation of those projects for public expenditure must be done through coordination with 
adjacent and relevant jurisdictions and agencies. For the purposes of this item, “adjacent and relevant jurisdictions and agencies” means those 
counties, municipalities, public service districts, school districts, public and private utilities, transportation agencies, and other public entities that 
are affected by or have planning authority over the public project. For the purposes of this item, “coordination” means written notification by the 
local planning commission or its staff to adjacent and relevant jurisdictions and agencies of the proposed projects and the opportunity for adjacent 
and relevant jurisdictions and agencies to provide comment to the planning commission or its staff concerning the proposed projects. Failure of the 
planning commission or its staff to identify or notify an adjacent or relevant jurisdiction or agency does not invalidate the local comprehensive plan 
and does not give rise to a civil cause of action.

Article 3: The Comprehensive Planning Process
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SC Local Government Comprehensive Planning Enabling Act of 1994

Article 5: Zoning

Planning commission does not have authority to administer the zoning ordinance. It cannot grant variances, use 
variances or special exceptions. A planning commission may not grant “special uses,” “conditional uses” or
“uses upon review.” 

Planning Commission Functions Related to Zoning
• Comprehensive plan. Adopt, recommend, review and update at least the land use element of the 

comprehensive plan. All zoning ordinances and amendments must conform to the comprehensive plan.
• Zoning ordinance. After adopting the land use element of the comprehensive plan, prepare and recommend 

to the governing body a zoning ordinance text and maps. Review and make recommendations concerning 
amendments. Hold public hearings on amendments when authorized by the governing body. 

Source: 2018 Comprehensive Planning Guide for Local Governments. Municipal Association of South Carolina, 2018. 
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LOCAL PLANNING HISTORY



• Beautifying and Improving Greenville, South Carolina (1907)

• Downtown Greenville Master Plan (1968)

• Cleveland Park Master Plan (1989)

• Downtown Greenville Strategic Plan (1989)

• Downtown Greenville Strategic Plan Update (1997)

• West End Master Plan (2005)

• Downtown Greenville Master Plan (2008)

• Plan-It Greenville Comprehensive Plan (2009)

• Greenville West Side Comprehensive Plan (2014)

• Reedy River Redevelopment Area / Unity Park (2017)

• Downtown Greenville Master Plan (2019)

• Cleveland Park Master Plan (2019)

• Neighborhood Plans (13 Neighborhoods)
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Local Planning Efforts

City of Greenville Plans



• Imagine Greenville County (2009)

• Upstate Roundtable, ReWa Sewer Service Plan (2009)

• Greenville County Comprehensive Plan 5-Year Review (2014)

• Horizon 2040 Long-Range Transportation Plan (2017)

• Shaping Our Future Growth Alternatives Analysis, Upstate South 

Carolina (2017)

• Greenville County Housing Study (2018)

• Greenlink 2020-2024 Transit Development Plan (2018)

• Fountain Inn Master Plan (2018)

• Travelers Rest Master Plan (2018)

• Upstate Roundtable, ReWa Sewer Service Plan Update (2019)

iIMAGINE GREENVILLE COUNTY  Tomorrow’s Vision Today

GREENVILLE COUNTY 
COMPREHENSIVE PLAN

IMAGINE GREENVILLE COUNTY  Tomorrow’s Vision Today

   

 
 
Greenville County, 
South Carolina 
Affordable Housing Study 

 
 

Prepared for the Greenville County, South Carolina 
czb LLC | Alexandria, Virginia 

 March, 2018 
 
 
 

                                                
 
 

 

 

Growth Alternatives Analysis | 2017

Shaping
Our Future

Upstate South Carolina

 

 2020-2024 Transit Development Plan 

Final Report 
April 2018 

Greenlink 
2020-2024 Transit Development Plan 

City of Greenville Logo 

Greenlink Logo 

Main Street, Greenville 

    1

Long-Range Transportation Plan NOVEMBER 2017
Adopted November 2017

Finalized July 2018

Fountain Inn
Master Plan

2017

2018
The Masterplan MASTER PLAN

CITY OF TRAVELERS REST
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Local Planning Efforts

Greenville County & Regional Plans



• Berea Community Plan

• Conestee Community Plan

• Dunean Community Plan

• Judson Community Plan

• New Washington Heights Community Plan

• Brandon Community Plan

• Taylors Community Plan

• Sterling Community Master Plan

• South Greenville Area Plan

• Dublin Road Area Plan

• Scuffletown Area Plan & Review

• Cherrydale Area Plan

• Pelham Road Area Plan

• East Woodruff Road Area Plan

BEREABEREA
Community Plan
2016

�e Greenville County
Planning Department

presents
the

Brandon, SC

 Community Plan

DUNEANDUNEANDUNEANDUNEAN
COMMUNITY PLANCOMMUNITY PLANCOMMUNITY PLAN

Historic. Charming. Unique.

   
CCoonneesstteeee  CCoommmmuunniittyy    

MMaasstteerr  PPllaann  
AA  PPaatthh  ttoo  tthhee  FFuuttuurree  

Greenville county planning department

judson community plan

New 
Washington 
Heights
Community
Plan

Sterling Community Master Plan 

Prepared for: 
City of Greenville, South Carolina

Greenville County Redevelopment Authority
Bon Secours Saint Francis Health System

Sterling Phoenix League

Prepared by:
Arnett Muldrow & Associates, Ltd

Hill Studio
Site Design, Inc.

July 2010

TAYLORS
a community plan

2016

AN AMENDMENT TO THE GREENVILLE COUNTY COMPREHENSIVE PLAN
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Local Planning Efforts

Unincorporated Community & Area Plans
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Conceptual Vision

Visualizing Change
Cherrydale Point | Suburban Retrofit

• Redevelop surface parking with higher use
• Consolidate parking into shared use parking 

structures
• Provide high frequency transit
• Create community gathering space
• Densify housing options
• Multimodal options
• Redevelop obsolete retail spaces

Plan Greenville County (2020)Plan Greenville County (20

Local Planning Efforts
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Conceptual Vision

Visualizing Change
Woodruff Rd | Access Management

• Limit curb cuts by consolidating driveways
• Provide secondary circulation with drive roads 

at rear of properties fronting the main roadway
• Create cross-access to adjacent development
• Improve aesthetics with streetscape 

improvements
• Provide transit options
• Incorporate bike infrastructure into road and 

right-of-way design

Plan Greenville County (2020)

Local Planning Efforts
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Conceptual Vision

Visualizing Change
Poinsett Highway | Corridor Transition

• Access to regional trail system
• Infill housing
• Redevelopment
• Reuse of existing buildings
• Interconnected streets
• Streetscape improvements

Plan Greenville County (2020)

Local Planning Efforts
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Conceptual Vision

Visualizing Change
Ware Place | Rural Village

• Walkable center
• Mix of uses
• Employment opporunities
• Community greenspace/gathering space
• Non-motorized options/bike trails
• Maintain rural aesthetics and character

Plan Greenville County (2020)

Local Planning Efforts
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Conceptual Vision

Visualizing Change
Slater-Marietta | Rural Village

• Walkable center
• Mix of uses
• Employment opporunities
• Community greenspace/gathering space
• Non-motorized options/bike trails
• Maintain rural aesthetics and character

Plan Greenville County (2020)

Local Planning Efforts
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Local Planning Efforts
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DISCUSSION
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