   [image: image13.wmf]Chart 6

Types of Housing 

Cityof Marion

2,037

2,461

2,304

2,232

414

277

595

726

29

16

83

111

0

500

1,000

1,500

2,000

2,500

3,000

1970

1980

1990

2000

Single-Family

Multi-Family

Manufactured Homes


 City of Marion

   Comprehensive Plan, 2006

Vismor and Associates

Columbia, South Carolina

Table of Contents

Part











Page

Introduction









  4
Section One - Population Element





  5
   Historical Trends








  5
   Demographic Forecast







  7
   Demographic Composition







  9
   Social Characteristics







 13
   Conclusions and Goals







 17
Section Two - Housing Element






  20
   Housing Composition







  20
   Occupancy Characteristics







  22
   Financial Characteristics







  23
   Household Characteristics







  23
   Structural Characteristics







  24
   Housing Projections








  26
   Conclusions and Goals







  26
Section Three - Economic Element





  30
   Manufacturing Sector







  30
   Non-manufacturing Sector







  32
   Conclusions and Goals







  34
Section Four - Natural Resources Element




  37
   Wetlands










  37
   Floodways









  39
   Topography and Drainage







  39
   Soils










  40
   Climate










  40
   Trees










  41
   Conclusions and Goals







  41
Part











Page 

Section Five - Community Facilities Element



  43
   Water Facilities









  43
   Wastewater Facilities








  44
   Fire Protection
 and Rescue Service





  44
   Recreation Facilities








  46
   Law Enforcement








  48
   Sanitation









  49
   Conclusions and Goals







  49
Section Six – Cultural Resources Element 




   51
   History










   51
   Historical Resources








   52
   Fine Arts










   53
   Goals










   53
Section Seven – Land Use Element





    55
   Existing Land Use Component






    55
   Land Use Issues Component






    59  

   Land Use Goals Component






    64
   Plan Map
 Component







    67
   Compliance Index Component






    73
                    INTRODUCTION

The year is 2006.  The City of Marion has completed an in-depth review of and revised its Comprehensive Plan.  Previously established land use and development goals, objectives, and policies  contained in the 1993 Plan have been reevaluated for continued applicability and, where found to no longer provide proper guidance to the orderly development of the community, updated and amended accordingly.

The framework for reevaluating and reestablishing the existing Comprehensive Plan to meet the needs of the future is outlined in the South Carolina Local Government Comprehensive Planning Enabling Act of 1994.  The State Act redefines the Comprehensive Plan to include seven elements, which comprise the body of this Plan:

1. Population

2. Housing

3. Economic Development

4. Natural Resources

5. Cultural Resources

6. Community Facilities

7. Land Use

The principal purpose of the Plan update, like its predecessor, is essentially unchanged.  It is intended to guide and help direct future development of the Marion community.  As such, the Plan articulates a framework for the arrangement of land use, traffic circulation, and public services designed to encourage orderly physical development and contribute to the economic and social welfare of the community.

Additionally, the Plan identifies challenges and issues facing the community, and prescribes a response.  It is further intended to guide development and change to meet existing and anticipated needs and conditions; to contribute to a healthy and pleasant environment; to balance growth and stability; to reflect economic potentialities and limitations; to protect investments to the extent reasonable and feasible; and to serve as a basis for regulating land use and the development process. The following sections of this report dimension the various required elements of the Comprehensive Plan and include a strategy for implementation.

SECTION ONE

POPULATION ELEMENT
This element of the Comprehensive Plan will dimension the size and social characteristics of the City's population, past, present and future.  Income distribution and education attainment levels also are studied in an attempt to understand the needs and potentialities of the population.  After all, planning is first and foremost about people and their surroundings.

HISTORICAL TRENDS

The official 2000 Census places the number of City residents at 7,042, down eight percent over a 10-year span, from 1990.  Estimates by the U.S. Census for 2005 show a further, more gradual decline, placing the population at 6,997.
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Table 1

Comparative Population Trends,

City of Marion and

Marion County, South Carolina
Population


  1960                 1970                1980                1990                2000
City of Marion             
  7,174          7,435          7,700          7,658          7,042

Marion County                    32,014        30,270        34,174        33,899        35,466

Percent of County                 22.4            24.6            22.5            22.6            19.9

Rate of Change
        1960-1970  1970-1980  1980-1990  1990-2000 1960-2000
City of Marion             
03.6             03.6            -0.05              -08             -01.8

Marion County                   -05.0             13.0            -01                  05              11

Source:  U.S. Department of Commerce, Bureau of Census, Number of Inhabitants, S.C., Selected Issues.

The large population loss between 1990 and 2000 may be attributed exclusively to the fate of the tobacco industry -- the economic bedrock of Marion County. During the 1990s the industry  was  in  retreat due to lawsuits and health concerns.  The initial impact has subsided, but the fallout from the decline of the tobacco industry is still being felt, demographically and economically. 

Also contributing to the decline is the slow pace of annexation, particularly annexation of residential areas, and areas with residential development potential. Actually, the City has been relatively successful in annexing commercial and business properties due to its policy of requiring annexation, or an agreement to annex once contiguous to the city, in exchange for the extension of water and sewer service – city services  essential to development. 

Most communities rarely include the larger urban area of which they are the center because of the difficulty in annexing fringe residential properties. With the addition of its urban fringe, the City could manage to hold its own if not show  an increase, as recorded by the county  between 1990 and 2000. 

The City’s loss of population is not confined to the 1990s however. The decline has been underway since 1980, when its population peaked at 7,700. Prior to 1980, the City’s population had two successive decades of growth. Since then, the City has had two successive decades of decline.
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DEMOGRAPHIC FORECAST

Population projections by the S.C. Division of research and Statistical Services, the official Census agency in South Carolina, place the Marion County population at 36,190 by the year 2015, a modest increase over the 2000 population.

In light of what has happened to the tobacco industry, a faltering economy and the absence of aggressive annexation of outside residential areas, it is safe to assume that the City’s future population will at best stagnate or at worst, continue to decline. But if we assume a reasonable effort to annex outside residential areas, and assume that the worst is over with the tobacco industry, we may relate future change in the city population to that of the county. In so doing, the assumption is that the 2000 city-to-county ratio of population (20 percent) will remain constant through 2015, thereby reversing a 24 year downward trend, and aligning the city’s future population with that of the County, as projected by the State.

In reality however, the actual size of the City will depend more on the City's  ability to mount an effective economic development effort, and its ability to expand geographically through annexation.

Annexing property in South Carolina is not an easy proposition, requiring "outside" support of 75 percent of the property owners owning 75 percent of the assessed value of land to be annexed.  This makes projecting and planning for the City a tenuous proposition at best.  

Under these circumstances, who is to say when an existing subdivision or neighborhood will consent or a developer will petition for annexation.  And such outside initiative is essential to annexation.

	Table 2

Population Forecast

Marion County and City of Marion, 2015

	
	2000
	2005
	2010
	2015

	Marion County1
	35,466
	34,904
	35,750
	36,190

	City of Marion2
	7,042
	6,997
	7,150
	7,240

	  Percent of County
	20%
	20%
	20%
	20%


Source and Methodology:

(1) Projections by S.C. Division of Research and Statistical Services, June 2005.

(2) Projections by Vismor & Associates, Inc.

(3)
2000 figure from U.S. Census; 2004 figure from U. S. Census estimate in 2005.
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As a result, the composition of a city seldom reflects the size of the urban area of which it is a part.  Characteristics are tempered by economic development, but size is tempered more by politics, attitudes and the need for urban services.  In the case of the latter---the need for urban services---the city’s adopted policy requiring annexation or an agreement to annex once contiguous to the city in exchange for city water and sewer service has and will continue to aid the annexation effort. This policy has added to the economic and tax base of the city, but has accounted very little for additional residential development or the addition of population to this point in time.  It is nonetheless a sound and effective annexation policy. 

In sum, the County forecast is contingent on economic growth and development, while  the City forecast is contingent more on annexation -- extending its boundaries over a larger portion of the urban area.

DEMOGRAPHIC COMPOSITION

To more fully understand the population, we need to take stock of its component parts or characteristics, including race, age and gender.

Racial Composition
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There has been a significant modification in the racial composition of the City. From 1990 to 2000, the number of whites dropped from 40 percent to 32 percent of the total, comprising less than one-third of the population.  By contrast, the African-American and other minority populations increased from 60 to 68 percent of the total.  

Looking at the population over time, we see that changes in the racial composition have altered appreciably the internal make-up of the City.  And if the past 10-year trend line holds true into the future, the City may expect still further change in the make-up of its population.

Change in the racial makeup of the city is attributable solely to the loss of 787 whites between 1990 and 2000. African-American and other minority groups actually increased during the last decade, albeit a small four percent gain. (Table 3) 

	Table 3

Racial Composition Trends

City of Marion

	Racial Characteristics
	1990

   No.      Ratio
	2000

   No.       Ratio
	Change

  No.          %

	White alone
	3,050
	40%
	2,263
	32%
	-787
	-26

	African-American, other
	4,608
	60%
	4,779
	68%
	171
	04


Source:  U.S.  Department  of  Commerce,  Bureau of Census, Census of Population, General Population   

              Characteristics, Selected Years.

Age Composition
The population is aging.  But it is not unexpected or out of line with what is happening nationally. People are living longer, and generally retiring in place as opposed to migrating with age to retirement oriented locations.

The City's elderly population (65 and over) increased by 44 percent in just 30 years, from 1970 and 2000.  It also increased as a percentage of the total population from 10 to 15 percent.

While the elderly population was increasing in size, the less than 18 age group was declining by 24 percent, moving from 36 percent of the total in 1970 to 29 percent in 2000.

The more productive and procreative age group, between 18 and 64, has remained relatively stable over the same time span, between 54 and 56  percent of the population.


The planning implications of all this are significant for a number of reasons.  The decline in the number of young people has and will continue to show up in population totals, unless offset by in-migration precipitated by economic development.  It will also reduce the need for school facilities and result in school closings and consolidations in time, if not curbed.  And it will impact park and recreation planning.

	Table 4

Age Composition and Trends

City of Marion

	
	1970

  No.         %
	1980

  No.         %
	1990

  No.         %
	2000

  No.        %

	Under 18
	2,711
	36
	2,476
	32
	2,389
	31
	2,058
	29

	18 - 64
	3,976
	54
	4,252
	55
	4,115
	54
	3,910
	56

	65 & over
	748
	10
	972
	13
	1,154
	15
	1,074
	15

	  TOTAL
	7,435
	
	7,700
	
	7,658
	
	7,042
	


Source:  South   Carolina   State   Data   Center,  Division  of  Research   and   Statistical   Services;  U.S.  

              Department of Census, General Population Characteristics, Selected Years.

On the other end of the population chain, the rapid and projected growth of the elderly population is perhaps of even greater concern.

By 2020, one in six South Carolinians will be at least 65, according to the U.S. Census Bureau.  That compares with one in nine today (2005). In the next 25 years, the State's elderly population will grow 200 percent faster than the State as a whole, according to Census predictions.

Contrary to the notion that most elderly retired people migrate to places like Florida and the coast, 85 percent of elder Americans prefer to stay in their homes and never move, according to a survey by AARP.  Aging in place is a trend that is here to stay says AARP.  Only 13 percent of older people wish to move and the reason generally is to be closer to family as opposed to preference for a resort retirement community.

With most older people electing to age in place, Marion may expect its older population to stay home as well.  But staying home does not mean business as usual.

A lifestyle change accompanies growing older.  And the City should be responsive to the changing needs of its aging population.

Two of the principal concerns of the elderly are (1) the environment and (2) housing.  In response to these concerns the City should consider and this plan should address the following issues as they relate to the City's enlarging elderly population.

Environmental Issues

· Transportation - Make getting places easier.  Focus on alternatives to private vehicular transportation, i.e. sidewalks, bikeways, and public transit.  Require installation of easy to read directional signs, ramps and handrails in all public buildings.

· Social - Increase the variety, accessibility and attractiveness of places where people meet, whether by accident or appointment, including passive parks.

· Safety - Focus on different ways to increase safety and crime prevention.

Housing Issues

Few issues are more fundamental to the quality of life than where and how people live.  Housing, one's most immediate physical environment, should be responsive to one's changing social, economic, and physiological characteristics.  Housing can and should be made to do this by offering a broad range of options to address the full spectrum of shelter and service needs and the preferences of people throughout their lives.

Unfortunately, most residential areas are devoted exclusively to single-family detached housing on fairly large lots.  Alternatives to this lifestyle are needed to more fully address the changing needs and preferences of an aging population.  Such alternatives should include the following, among others:

· Continuing Care Retirement Communities (CCRCs) 

· Accessory Apartments

· Shared Housing

· Assisted Housing

· Congregate Housing

· Retirement Housing Projects, Subdivisions

· Smaller Housing Units

Also critical to the planning of environments and housing more suitable to the elderly population is proximity of housing alternatives to health care facilities and commercial services.

Gender Composition

As a general rule, the female population is larger than its male counterpart.  In 2000, the female population in South Carolina accounted for 51.4 percent of the total.  The city of Marion by comparison had a much higher ratio of females, reaching 56.6 percent.

Nationally, the sexes are about evenly distributed in the preteen and teenage years, but with age the ratio generally becomes imbalanced on the female side.  While the process is gradual, females at age 65 and over are in substantial majority.

	Table 5

Gender Composition Trends

City of Marion

	
	1970
	2000
	% Change

	Male
	3,395
	3,057
	-10

	Female
	4,040
	3,985
	-01




Source:  Census Bureau

From a planning standpoint, this trend has little affect on the land use planning process, except for the obvious housing implications.  More people of any one sex generally produce more one-person households, favoring smaller units and congregate housing facilities.

SOCIAL CHARACTERISTICS

Suffice to say, there exists a positive correlation between land use and the quality of housing, income and education.  Higher educated people generally command higher incomes and subsequently reside in higher quality homes and neighborhoods.  And these neighborhoods generally reflect positively on the use of land.

Recent studies also establish a correlation between education, income and health.  The government report, Health, United States, 1998, found that each increase in income and education has a perceptible impact on health.  

The near poor are, on average, healthier than those living in poverty; middle-income people are healthier than the near poor; and people with high incomes tend to be the healthiest.  People with less education and less money are more likely to have jobs that do not offer health insurance, and that means less access to health care.  

Education lengthens life and enhances health.  Less-educated adults have higher death rates for all major causes of death, including chronic diseases, infectious diseases and injuries.  Education also governs smoking habits.  The least educated are more than twice as likely to smoke as people with more education.

Education

Educational attainment levels improved significantly in Marion over the last decade, between 1990 and 2000.  In 1990, about 36 percent of the population 25 years and older had less than a high school education.  Twenty-three percent had completed college and 12 percent had some college training. Just over one-fourth of the population 25 and over had completed high school. 

Ten years later, those with less than a high school diploma dropped to 30 percent and those completing high school increased to 32 percent of the total. The rate of college graduates remained relatively unchanged. Improved educational attainment levels notwithstanding, the City’s population still lags behind the state averages of persons 25 and over having graduated from high school, attended college and/or graduated from college (Table 6).

Persons in South Carolina without a high school education earn on average 22 percent less than those who have graduated.  Persons attending college earn about 17 percent more than high school completers who do not move on to college.  And those who graduate from college generally earn about 44 percent more than those who do not, according to the U.S. Bureau of Census.  Studies show that each year of post secondary education or training—whenever it occurs in the course of a career—boosts earning power by six to 12 percent on average.  Education also pays off for employers.  A recent employer survey found that a 10-percent increase in worker education is associated with an 8.6 percent increase in productivity—well over twice the payoff from investments in physical capital.

From a land use perspective, higher education generally equates to quality housing and improved standards of living.  As a result, much of Marion's physical environment may be traced directly to the level of education of its inhabitants.

The quality of housing and living conditions in the various areas of the community generally reflects the educational attainment levels of its inhabitants.  Once a person achieves a higher level of education and is rewarded with a higher income, there is a tendency to relocate to a higher quality environment, abandoning areas of lesser educated people, and lower income neighborhoods.  

	Table 6

Educational Profile/Trends

Population 25 years and over

City of Marion  and, South Carolina

	
	1990

     No.             %
	2000

     No.             %
	% South Carolina

	Less than 9th grade
	901
	19.5
	441
	10.2
	8.3

	9th – 12th, No Diploma
	784
	17.0
	848
	19.6
	15.3

	High School Diploma
	1,333
	28.8
	1,391
	32.2
	30.0

	College:

  No Degree

  Degree
	
	
	
	
	

	
	558
	12.1
	713
	16.5
	19.3

	
	1,045
	22.6
	931
	21.5
	27.1

	  TOTAL
	4,621
	100.0
	3,090
	100.0
	100.0
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     Source:  Department of Commerce, Bureau of Census, General Social and Economic Characteristics,  
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Income

As indicated in the previous section, higher education generally equates to higher income, and higher income to a higher standard of living. The correlation between education and income is such that one tends to mirror the other.  

Lower income areas, produced principally by lower educational attainment, take on a physical form of poor or substandard housing and neighborhood conditions in various areas of the City.  By contrast, higher educational attainment, producing higher incomes, is manifested in the form of quality housing and environs in several areas of the Community.

Even with improvements in education, per capita income in Marion is only 88 percent of the state average.  Median family income is even less, at 72 percent of the state average.

Twenty-three percent of all families (446) in Marion have incomes lower than poverty level. Seventy-four percent of these families (328) are female householder families, with no husband present.

	Table 7

Income Profile

	
	City of Marion
	South Carolina
	Percent of State

	Income

  Per Capita

  (1999)

  Median Family

  (1999)
	$16,551


	$18,795
	88

	
	$31,844
	$44,227
	72


Source:  S.C. State Data Center, Office of Research and Statistics.

CONCLUSIONS AND GOALS

Conclusions

From the preceding, it may be concluded:

(1) That the City's utility-annexation policy has been directly responsible for expanding its commercial presence and tax base, but has been less effective in bringing in established residential areas and additional population,

(2) That the City's elderly population will continue to increase at a disproportionately higher rate than other segments of the population,

(3) That females will continue to out-number males, creating more one-person households,

(4) That educational attainment levels have improved substantially over time, but still lag way behind the State, and

(5) That persons and families generally have lower incomes than the State average.

Population Goals

#1 Grow Through Annexation
The future demographic and geographic size of the City will depend in large measure on annexation.  

Given that annexation is not an easy proposition in South Carolina, the City is nonetheless challenged to annex “outside” residential areas and areas with residential potential in addition to new and expanding businesses, as most state and federal funding sources are based in part on population.

#2 Create An Age Sensitive Community

The focus here is on developing more facilities and programs, and providing more housing alternatives and opportunities for an aging population.

The vast majority of people prefer to age in place as opposed to migrating to retirement communities.  This is the preferred housing type for 85 percent of older people in the United States, according to a study on Expanding Housing Choices for Older People, sponsored by AARP.

In light of this situation, a three-point program is recommended to make the City more age sensitive.  Implementation of such a program is recommended as an on-going activity, designed to:

Provide a diversity of housing alternatives.  This should include apartments, townhouses, small and large single-family residences, manufactured homes, accessory apartments and condominiums, all available at a range of costs.  Ideally, diversity should be found throughout the City, and in most neighborhoods.  The ready availability of affordable housing alternatives in one's own neighborhood will enable older people to make adjustments without leaving their community and foregoing all the relationships they have established over time.

Provide pedestrian and/or public transportation linkages.  The environment within which a person operates needs to be viewed as a series of links from one place to another.  If this environment is only partially accessible, then it is essentially inaccessible to someone who is age impaired.  In the absence of adequate sidewalks, a resident in a well-designed assisted care housing project or neighborhood may be unable to reach a nearby park or other social or commercial outlet without a car.  The ability of older persons to maintain their independence is dependent on linkages.
Adapt the environment to meet changing needs of the elderly.  Universal design is a significant innovation within the housing sector; the same approach should be applied to the community at large in building design, site planning, and land uses.  A long-term perspective should take into account the reuse and adaptability of schools to serve the needs of the elderly as senior centers, or senior housing and converted back as necessary.  Also, parks should emphasize passive recreation opportunities, more attuned to the needs of the elderly, as do most of the parks in Marion.

#3 Raise the Education attainment level and Standard of Living

Dedication to improving education and subsequently improving earning power and the environment in which one resides is not the exclusive responsibility of the State, local school districts and boards.  It will take the combined efforts and support of the community as well, both financially and politically.


Toward this end, the community should:

(1) Initiate a campaign to emphasize the importance of education and parental involvement in the process, and

(2) Encourage adult education and the use of the community's educational resources.

A quality environment starts with an educated populace.  Realization of this goal should be measured annually for incremental results.

SECTION TWO

HOUSING ELEMENT
Housing is one of the principal elements of a Comprehensive Plan.  It is a measure of lifestyle, and a major indicator of land use and environmental conditions.  The City's housing stock is its habitat.  It is therefore essential to fully dimension housing conditions and trends as part of this Comprehensive Plan.

HOUSING COMPOSITION

Single-family, detached homes dominate the housing market in the city of Marion, but not to the extent they once did.  From 82 percent of all housing in 1970, the number of single-family units dropped to 73 percent of the total by 2000.  This decline was partially offset by a 10 percent increase in the actual number of single-family units.
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The big gainers over the last decade have been multi-family and manufactured homes.  While comprising only one percent of the housing market in 1970, manufactured homes now account for four percent of the City's housing supply.  This increase is particularly notable in light of the City's restrictions on the use of manufactured homes.

Even more significantly has been the increase in multi-family housing from 17 percent of the housing stock in 1970 to 23 percent in 2000.

With a gain in single-family units, why the relative drop in such housing?  The market has been shifting toward alternative housing forms, i.e. multi-family and mobile or manufactured homes for the past 25 to 30 years in response to the need for lower cost housing, among other things.

Significantly, housing shifts in Marion are not out of line with what is happening in the state and the nation.  The rising cost of site-built, single-family housing has created a market for alternative forms of lower cost multi-family dwellings and manufactured homes.  And the City may expect an even larger share of the market to be absorbed by such housing in the future, zoning permitting.

	                          Table 8

Types of Housing, 1970-2000

City of Marion

	Structural Characteristics
	1970
	1980
	1990


	2000
	Change 1970-2000

    No.             %

	Single-family, detached

Percent
	2,037
	2,461
	2,304
	2,232
	195
	10

	
	82
	89
	74
	73
	
	

	Single-family, attached and  

  multi-family

Percent
	414
	277
	595
	726
	312
	75

	
	17
	10
	20
	23
	
	

	Manufactured homes 

Percent
	29
	16
	83
	111
	82
	283

	
	01
	01
	03
	04
	
	

	  TOTAL
	2,480
	2,754
	2,982
	3,069
	589
	24


Source:   U.S.   Bureau    of   Census,   General  Housing  Characteristics,   1970,   1980,   1990;   2000.

The trend since 2000 has been more of the same. From 2001 through 2005, there have been issued by the Building Official’s office, 36 single- family building permits, 70 multi-family permits, and 26 permits for manufactured housing. During this same 5-year period, 26 residential demolitions have occurred. This has produced a net gain of 106 units or 21 units a year.

The major fall-out of composition shifts is in reconciling differences between housing types---to enhance compatibility.  Additionally, manufactured home development practices to date have failed to consistently produce safe, quality environs.

In light of these changes, careful land use planning is needed to ameliorate inherent differences between such housing, lessen the impact of multi-family and manufactured homes on established community life-style, and ensure the safety of such housing.
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OCCUPANCY CHARACTERISTICS

From 1970 to 1980 home ownership rose in the City of Marion, from 56 to 62 percent of all occupied units. It sustained this rate through 1990, but then fell to 52 percent of the occupied housing by 2000.  The rate of home ownership is significantly below the state average of 70 percent. 

This situation is not alarming however as municipalities frequently provide a greater share of rental housing than do unincorporated areas, where the majority of housing is found in South Carolina.

Renter-occupied units make up 38 percent of the year round housing stock in Marion, a rate that has fluctuated over the past 20 years from 32 to 38 percent (Table 9).

While the rate of ownership declined during the 90's, the actual number of owner-occupied units increased due to an expanding housing market.  The number of owner-occupied units was up 16 percent between 1970 and 2000.  And increased home ownership generally translates into neighborhood stability, upkeep and pride.

	Table 9

Housing Occupancy Characteristics, 1970-2000

                                            City of Marion

	
	1970
	1980
	1990
	2000


	Change

 1970-2000
 No.       %

	TOTAL HOUSING UNITS
	2,480
	2,790
	2,798
	3,081
	601
	24

	Year-round housing units
	2,480
	2,754
	2,783
	3,061
	581
	23

	Owner-occupied units

Percent
	1,390
	1,708
	1,690
	1,606
	216
	16

	
	56
	62
	61
	52
	
	

	Renter-occupied units

Percent
	896
	879
	909
	1,159
	263
	29

	
	36
	32
	33
	38
	
	

	Vacant units

Percent
	147
	217
	279
	316
	132
	90

	
	08
	06
	06
	10
	
	


   Source:  U.S. Bureau of Census, General Housing Characteristics, 1970, 1980, 1990, and 2000.

FINANCIAL CHARACTERISTICS

The financial characteristics of owner-occupied housing indicate a majority of the homes in Marion are moderately valued, above $50,000.00.  Twenty-three percent are valued above  $100.000.00, compared with 46 percent statewide. Thirty-five  percent are valued at less than $50,000, compared with only 13 percent statewide.  

These characteristics tell us a lot about living conditions in the City, which appear to reflect a more modest lifestyle for the majority of home owners, irrespective of relative housing and land costs.
HOUSEHOLD CHARACTERISTICS 
Nationally over the last several decades the number of households increased at a higher rate than the population.  The reason for this has been a sustained reduction in household size. Smaller households equate to more households and more housing.

	                                               Table 10

Household Characteristics

City of Marion

	
	1970
	1980
	1990
	2000

	Number of Households
	2,297
	2,587
	2,783
	2,765

	Family Households
	NA
	1,967
	2,004
	1,913

	Non-Family Households
	NA
	620
	779
	852

	Persons Per Household
	3.20
	2.94
	2.71
	2.54

	One Person Households
	NA
	NA
	NA
	773


   Source:  Census Bureau

From 1970 to 2000, the number of persons per household in Marion dropped from 3.20 to 2.54, resulting in a 21 percent reduction in the size of the average household.  At the same time the number of households increased by 20 percent, while the population actually declined by five percent.

The trend toward smaller households has helped the housing industry. Without it new housing construction in the City of Marion would have come to a complete stop, except for replacement housing. Smaller households equate to the need for more housing units, and expansion of the local housing inventory.  More households require more housing, even when the population is stagnant or declining.

STRUCTURAL CHARACTERISTICS

In the absence of individual housing inspections, it is not possible to assess with any degree of accuracy structural conditions of the City’s housing stock. However, there are some indices, including housing values previously addressed. 

The 2000 census identified 35 occupied dwellings lacking complete plumbing facilities. Also 27 occupied units were reported as lacking complete kitchen facilities. To conclude however that all but the handful of homes lacking complete plumbing and kitchen facilities were structurally sound would be a mistake. From a 2005 windshield survey of the community, several areas were identified as having structurally deficient housing. But the survey was less than inconclusive.

	Table 11

Estimated Rehabilitation Need, By Age of Housing

	Age if Units
	Minor Rehab.
	Moderate Rehab.
	Major Rehab.
	Total Rehab.

	
	%
	No.
	%
	No.
	%
	No.
	%
	No.

	   1980-2000
	29.0
	186
	5.4
	34
	2.6
	17
	36.9
	237

	   1970-1979
	30.6
	213
	7.6
	53
	3.9
	27
	42.0
	293

	   1940-1969
	30.4
	284
	10.8
	101
	5.0
	47
	46.2
	432

	   Before 1940
	32.0
	96
	14.8
	42
	7.3
	22
	54.0
	160

	All
	30.5
	779
	9.9
	230
	4.7
	113
	45.5
	1,122

	Source: HUD, Barriers to The Rehabilitation Of Affordable Housing, Volume I, Exhibit 2.2, May, 2001

Computations by Vismor and Associates, using 2000 Census data.


A better method and an often used indicator for determining housing conditions is “age of housing”.  Older homes are more likely to pose fire hazards, have dangerous code violations, have lead paint, or be structurally deficient in some way. The median year of construction (age of housing) in the City of Marion is about 1965. That is, about one-half the homes were built before 1965 and one-half after. 

Sixteen percent of the housing stock, or 506 units were built prior to 1940. While this is not a condemnation of all older homes, it is an indicator of possible substandard conditions based on age. Where such housing exist, the potential for becoming substandard and the cost of maintenance generally are greater.

To help assess the condition of housing in the city, we turned to a HUD publication (May 2001) entitled: Barriers to the Rehabilitation of Affordable Housing, Volume I. This publication investigates and estimates the extent of  substandard housing conditions nationally. The publication profiles and estimates the need for rehabilitation intervention by race and income status of occupants,  tenure, and age of housing, among other characteristics.
By applying the findings of this study to the City of Marion, using 2000 Census data, we are able to estimate the number of substandard housing units in the city, the severity of housing conditions and the need for rehabilitation, ie. Minor, Moderate, or Major.
Of the 3,069 housing units reported for Marion by the 2000 Census,  we estimate 113 or about one in 22 (4.7 percent) require major rehabilitation; 230 housing units or about one in 10 (9.9 percent) need moderate rehabilitation; and 779 or about three in 10 (30.5) can make do with only minor rehabilitation. 

HOUSING PROJECTIONS

What does the housing industry hold in store for the City?  It depends.  Based on the population forecast (Table 2), and further projected declines in the size of households, the future outlook is modest, at best.

	                                                  Table 11

Housing Forecast

City of Marion

	
	2005
	2010
	2015
	Total

	Additional Population
	-13
	121
	90
	198

	Household Size
	2.46
	2.34
	2.28
	

	Additional Housing Units

  10% Vacancy

  Total New Units
	---

106*
	52

+5

57
	40

+4

44
	92

+9

101


 Source:  Vismor & Associates, Inc. *No. building permits issued between 2001 through2005, minus demolitions.

Forecasts through the year 2015 show an increase of 101 housing units.  Albeit it modest, the increase should continue to outdistance population growth, based not only on decreasing household size, but construction of replacement housing lost from inventory over time (between ½ and one percent per decade).

CONCLUSIONS AND GOALS

Based on data compiled and presented in this report section we know:

(1) that the composition of housing is changing, with multi-family and manufactured housing accounting for an increasingly larger share of the City's housing stock;

(2) that the size of households is shrinking, giving rise to potential changes in the size of housing, and accelerating the need for housing;

(3) that owner-occupancy  is relatively low, but improving; and

(4) that housing values and conditions within the City generally are lower than the statewide average, but have risen over time;

To address these conditions, the following goals are hereby established.

Goals
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Housing represents the single largest investment for most families.  And protecting that investment from incompatible development through zoning is important to the general welfare and sustainability of residential areas.

Not all land use is complementary to or compatible with residential development.  As a result, any infringement by uses adversely affecting such development generally is met by resistance from affected home owners.

Neighborhood protection is one of the principal goals of any planning and regulatory program.  It is no less important in Marion.

Where quality subdivisions are threatened by encroachment from "incompatible uses," a policy to prevent such encroachment should be adopted by the City.  It is not enough that property be zoned residential.  Zoning can break down over time and often does.

But an adopted policy to guide the rezoning process in such matters will go a long way toward ensuring residential stability, particularly if it is part of the City's Comprehensive Plan.  It will have the added clout of the state planning enabling legislation, which mandates that "regulations shall be in accordance with the (comprehensive) land use plan."  Any action to the contrary would require a reevaluation of the Plan itself, and its call for land use stability.

While such a policy may seem rigid, and it is, it is hereby adopted and applied to those neighborhoods and subdivisions where sustainability and protection are the goals of the plan (Reference Plan Map).
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The City has a long history of involvement in improving housing conditions.  Several neighborhoods have been target for intensive assistance and rehabilitation over time.

But combating substandard housing conditions and improving neighborhoods is an on-going process.  The City must therefore remain committed to the following strategy.

(1)
Housing Code Enforcement.  Maintain a systematic code enforcement program requiring owner compliance with minimum code regulations.

(2)
Restrictive Zoning.  Reinforce the commitment to upgrade and maintain areas in decline for residential use.

(3) Financial Assistance.  Continue to sponsor and participate in federal programs designed to improve substandard housing conditions in the City.
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Prevailing household incomes and structural conditions of existing housing in parts of the City indicate the need for financial assistance to meet the goal of the National Affordable Housing Act of 1990, that "every American family be able to afford a decent home in a suitable environment."

But financially assisted housing can create problems of community acceptance when built in project settings.  Therefore, to make such housing more acceptable to the Community and compatible with its surroundings, the following locational criteria are recommended for siting such housing in Marion.

(1) That such housing be located on "scattered sites," as opposed to concentrations or "project settings."

(2)
That 
such housing be designed for compatibility to blend with its proposed surroundings.

(1) That such housing be geographically dispersed to provide for "locational preference."

Additionally, continued participation by the City in the various federal and state housing assistance programs is recommended as a means of increasing the supply of affordable housing.
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This may be accomplished by annexing undeveloped tracts with development potential and providing incentives to developers for building in the City.

SECTION THREE

ECONOMIC ELEMENT
The local economy consists of two broad-based sectors---manufacturing and nonmanufacturing.  A description of each follows.

MANUFACTURING SECTOR

Since the industrialization of the south, manufacturing has driven the local economy, previously in the form of textiles.  That neither textiles in particular nor manufacturing, in general, contribute to the local economy as they once did in no way diminishes the importance of manufacturing to the economic well being of the Community.  To the contrary, the significance of manufacturing in an evolving economy is magnified.

Studies have shown that the creation of 100 new manufacturing jobs can have the following impact on the local economy.

· Create 68 new nonmanufacturing jobs,

· add one (1) retail establishment,

· add to bank deposits,

· add to retail sales, and

· add to personal income.

Additionally, 100 new manufacturing jobs will produce about 67 new families, and add approximately 350 people and 80 school children.

Manufacturing jobs have declined statewide by approximately 33 percent since 1986, despite intensive recruitment efforts by the state.  From 27 percent of all non-farm jobs in 1986, manufacturing jobs dropped to just 19 percent across the state in 2000.

This picture is not as bleak in Marion County, where manufacturing jobs accounted in 2000 for 29.6 percent of all jobs.  Although down from 40 percent in 1990, this is still a relatively healthy balance, compared to the state.

 Fortunately, other sectors of the economy were able to compensate for the loss of manufacturing jobs, as the job market remained about the same in 2000 as in 1990, at about 14,100.

	Table 12

                  Marion Area Plants

	Name
	NAICS
	Employees

	Apac-Carolina
	327320
	8

	Arvin Meritor
	336399
	734

	Beneteau USA
	336612
	245

	Blumenthal Mills
	313210
	770

	Datwyler Rubber
	326199
	143

	Dixie Graphics
	42184
	2

	Jordan Scrap Metal Co.
	331492
	9

	KL Industries
	332612
	10

	Lane Wood Products
	321920
	37

	Marion Star
	511110
	10

	Marion Ceramics 
	327121
	65

	Marion Precision Mach.
	332721
	2

	New South Lumber
	321911
	38

	Precision Southeast
	326199
	102

	Road Rescue
	336112
	65

	Southbay Fabrications
	326199
	10

	Vernay Laboratories
	336391
	60

	TOTAL
	
	2,310


Source:  S.C.  Department   of  Commerce,  S.C. Industrial Directory, 2005.

Approximately 70 percent of all manufacturing jobs in the County are in the Marion area.  But most are located outside the City to avoid municipal taxes.

Still, their contribution to the City's economy is considerable.  Local industries contribute directly through municipal utility revenues and indirectly with jobs and incomes.  And with competition for industry such as it is this may be the more viable scenario for accommodating and promoting future industrial development, with direct utility and indirect economic benefits accruing to the City.

NON-MANUFACTURING SECTOR

Evolution of the local economy is characterized by growth in the non-manufacturing sector.

Growth in this sector has accounted for most new jobs, increasing in the County by 17 percent between 1990 and 2000.  The non-manufacturing sector added bout 1,400 jobs during this period, compared with a loss of 1,495 manufacturing jobs.

Within the non-manufacturing sector, the largest gains have been in the service, public administration, construction, and the government sectors.

The service industry, which makes up the largest non-manufacturing sector in the County, experienced the single largest increase in jobs during the 1990’s. The growth of service jobs is not surprising as this industry has become the driving force of South Carolina's economy.  Point in fact, the service industry is projected by the S.C. Employment Security Commission to provide one of every two new jobs in the state through 2005.  Included in the service industry are education, health care, recreation, accommodations, eating establishments, legal services, child care services, and many other services in support of other industries in one way or another.

Of the major categories in the non-manufacturing sector listed on Table 13, retail trade, services, and government constitute the driving force of the economy.  Unfortunately, one of the big three—retail trade – lost jobs in the 1990’s.

The loss of nearly one-half of the agricultural jobs has been even more injurious to the local economy because of the county’s dependence on the tobacco industry. 

In addition to the decline of the tobacco industry, the City of Marion had seen a decline in the number of retail establishments, wholesale establishments and service sector establishments (Table 14), until it enacted a policy of not extending municipal sewer service beyond the city limits without annexation or a contract to annex the developing property once the it became contiguous to the city. This policy effectively brought into the city all the developing retail and business property east of the city along US 76, and compensated for the loss of business in the central business district.

	Table 13

Distribution of selected Non-manufacturing Jobs

Marion County

	
	1990
	2000
	 Change
  No.        %

	Agricultural & Mining
	668
	371
	-297
	-45

	Construction
	769
	987
	218
	28

	Retail Trade
	1,814
	1,538
	-276
	-15

	Wholesale Trade
	404
	396
	-8
	-02

	Transportation and Utilities
	514
	558
	44
	09

	Finance, Insurance, Real Estate
	564
	588
	24
	04

	Services
	2,955
	4,292
	1,337
	45

	Public Administration
	401
	531
	130
	32

	Government
	1,666
	2,283
	617
	37


  Source:  Ibid.
	Table 14

Trends in Business, Employment and Sales

City of Marion

1982-1997

	
	1982
	1987
	1992
	1997

	
	# in

City
	% of

County
	# in

City
	% of

County
	# in

City
	% of

County
	# in City
	% of County

	Business Establishments *

	Retail Sector
	103
	35
	71
	34
	83
	41
	65
	37

	Service Sector
	59
	52
	77
	52
	73
	50
	(D)
	(D)

	Wholesale Sector
	20
	40
	16
	42
	16
	37
	12
	39

	  TOTAL
	182
	
	164
	
	172
	
	
	

	Employment

	Retail Sector
	572
	45
	578
	39
	662
	45
	770
	48

	Service Sector
	334
	61
	628
	66
	593
	63
	(D)
	(D)

	Wholesale Sector
	123
	40
	(D)
	(D)
	114
	43
	(D)
	(D)

	  TOTAL
	1,029
	
	--
	
	1,369
	
	
	

	Annual Sales (000)

	Retail Sector
	$40,372
	41
	$40,888
	32
	$74,136
	45
	$89,438
	42

	Service Sector
	8,617
	54
	21,543
	69
	17,848
	57
	(D)
	(D)

	Wholesale Sector
	13,324
	19
	(D)
	(D)
	21,942
	36
	(D)
	(D)

	  TOTAL
	$62,313
	
	--
	
	113,926
	
	
	

	* Establishments with payrolls; 


ND = Not disclosed

Source:  U.S. Department of Commerce, Census of Service Industries, Census of Retail Trade, Census of Wholesale Trade, 1982, 1987, 1992, and 1997.
Unfortunately statistical data for this point in time (2005) are not available to reinforce the city’s new found economic strength resulting from its mandatory annexation policy regarding sewer service. But without it the trend was definitely downward, as reflected by Table 14. The number of retail and wholesale establishments declined by 40 percent between 1982 and 1997. And the number of service establishments also was in retreat. 

CONCLUSIONS AND GOALS

Conclusions

From the preceding, we know that:

(1) The County's economic base is changing, with manufacturing jobs declining in relation to non-manufacturing jobs;

(2) The County’s economic base, and in turn the economic base of the city, has been hard hit by the decline of the tobacco industry; but

(3) The city’s mandatory annexation policy has averted an even bigger blow to its tax base and economic well being through its mandatory annexation policy. In fact, the city’s commercial tax base has actually expanded.

Goals
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The significance of manufacturing is in the multiplier effect on non-manufacturing jobs, retail sales and establishments, bank deposits, and higher wages.

That like uses (manufacturing) attract like uses (manufacturing) is undeniable.  What is attractive to one industry often is attractive to others, particularly those with similar locational criteria.

The following strategies are recommended in support of this goal.

· Provide technical and financial assistance to existing industry, where needed, to help adapt to a changing world economy and ensure their retention in the Community.

· Promote further industrial diversification, with emphasis on high paying growth industries.

· Promote the Marion Technology Center as a support facility for new and existing or expanding industrial operations.


That the role of the Central Business District has changed over time is evident.  Most primary and comparative shopping retail establishments have relocated to the malls, leaving in their wake vacant and secondary retail establishments and businesses. This trend is evident in Marion.

The changes to Marion's downtown are not unique.  Shifts in retail markets away from central business districts toward more convenient suburban (shopping center) locations are evident all across South Carolina and the nation.  This has left many cities in a quandary as to the future or changing role of their central business districts.  Some have been much harder hit than Marion based on the number of existing vacant store fronts.  Still, the impact has been significant.

Transitioning the central business district from its former role to one designed to meet changing conditions is essential to its survival. As a first step, the city has initiated needed infrastructure improvements, and is promoting the development of specialty shops. These are among the first steps in retrofitting the commercial center of the community to meet economic challenges of the twenty-first century. Promotion and recruitment of other specialty shops and restaurants, and continued infrastructure improvements, and beautification efforts are recommended as a follow-up to these initial efforts. 

To this end, economic development efforts should be expanded to include tourist and retiree markets.  The state has placed great emphasis on promoting South Carolina as a tourist destination and retirement place.  Even the new vehicle license plate promotes tourism.

With so much free advertising by the state, it should be relatively economical for the City to cash in on these initiatives and enjoy the benefits of an even broader based economy.

To capitalize on state initiatives, the development of a more aggressive tourism and retirement promotion program is  recommended, together with educational programs for individuals involved in  tourism, and the integration of  infrastructure  development  in support of tourism including historic lodging facilities, specialty restaurants, etc.

SECTION FOUR

NATURAL RESOURCES ELEMENT
This element of the Comprehensive Plan consists of an inventory and assessment of natural resources, and consideration of their role in the development of the City.

Principals among the City’s natural resources are topography, soils, wetlands, flood or drainage ways, trees, and climatic conditions.  An assessment of each follows.

WETLANDS

The term wetlands means those areas that are inundated or saturated by surface or ground water at a frequency and duration sufficient to support, and that under normal circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil conditions. Wetlands generally include swamps, marshes, bogs, and similar areas.

The principal criteria for determining wetlands are (1) hydrology, (2) soils, and (3) vegetation.

Wetlands are considered by the state and federal governments to be important to the public interest. As such, they are protected by state and federal laws. Prerequisite to the development of such lands is a "jurisdictional determination" by the U.S. Corps of Engineers.

Wetlands are prevalent in parts of Marion, most notably in the Smith Swamp and Catfish Canal areas. While these areas have yet to be mapped or designated by the Army Corps of Engineers, their existence is common knowledge. As such, these areas are protected by federal legislation.

In this regard, the city should encourage if not require that persons intending to engage in activities involving development within or adjacent to wetlands contact the Corps of Engineers for a precise determination of jurisdiction and the consequences of such development.

Not all proposed wetlands development will require a permit from the Corps. However, no local building permit should be issued where wetlands are present and have been determined by the Corps to perform functions important to the public interest. This includes:

(1) Wetlands which serve significant natural biological functions, including food chain production, general habitat and nesting, spawning, rearing and nesting sites for aquatic or land species;

(2) Wetlands set aside for study of the aquatic environment or as sanctuaries or refuges;

(3) Wetlands the destruction or alteration of which would affect detrimentally natural drainage characteristics, sedimentation patterns, salinity distribution, flushing characteristics, current patterns, or other environmental characteristics.

(4) Wetlands which are significant in shielding other areas from erosion or storm damage.

(5) Wetlands which serve as valuable storage areas for storm and flood waters;

(6) Wetlands which are ground water discharge areas that maintain minimum base flows important to aquatic resources and those which are prime natural recharge areas;

(7) Wetlands which serve significant water purification functions; and

(8) Wetlands which are unique in nature or scarce in quantity to the region or local area.

Where such conditions are found to exist, the Corps will evaluate each request for development on the basis of projected benefits to be derived from the proposed development in relation to the damage to the wetlands resource.

Suffice it to say, wetlands restrictions by the federal government make development of wetlands tenuous at best. Where, in the past, development was constrained principally by the simple presence of wetlands. Now it is further constrained by the need to plan around or mitigate the use and circumstances of development proposed for such areas. Clearly, the presence of wetlands should alert the city and the developer to the need for a "wetlands determination" before proceeding. Failure to secure a wetlands determination and permit, if required, could result in work stoppage, restoration of the project site to its original state, fines, or other compensatory action.

As a factor responsible for influencing development, wetlands, perceived as a natural resource, pose a greater deterrent to development than ever before.

FLOOD WAYS

Floodways and flood hazard areas generally are avoided by developers, but encroachment over time has led to the promulgation of federal and local legislation regulating development of such areas.

Land subject to flooding is prevalent in low lying areas of the city, in the Smith Swamp and Catfish Canal drainage basins. Minor drainage ways feeding into these two basins also are subject to flooding.

In combination, these basins pose major constraints to the outward movement of development west and southeast of the city. As floodways, their development is regulated by the city. The regulations are designed to reduce and possibly eliminate the hazards of flooding, as required by the Federal Emergency Management Agency (FEMA) for flood insurance through the National Flood Insurance Program.

Left undeveloped, these areas provide natural drainage of the city and open space corridors. Their preservation from development is also encouraged because of the inherent danger of building within flood prone areas.

TOPOGRAPHY AND DRAINAGE

The City of Marion is located in a broad physiographic area known as the Southern Coastal Plain. This plain is predominantly nearly level to gently sloping, with stronger slopes adjacent to streams and drainageways.

Elevation in Marion generally ranges from 90 to 100 feet above sea level with just enough slope to ensure reasonably good drainage.

SOILS

The City of Marion is built principally on Dothan, Goldsboro and Duplin soils. Dothan soils, found generally north of Liberty Street pose the fewest constraints to development. They are ideally suited as building sites, including use for septic tanks.
Goldsboro soils also are suited to urban development. And they, too, are found generally north and east of Liberty Street. They do, however, present severe limitations to the use of septic tanks because of wetness. But where community sewer service is available, they are well suited to urban development.

The Duplin soils pose considerably more constraints to development. They are characteristically wet and unsuited to septic tanks. Also, they have shrink-swell potential, low-load strength and are clayey. These soils are located generally south of Liberty Street.

CLIMATE

The city's climate like its soils, has been a major factor in its development. These elements---soils and climate---have combined to form an ideal agricultural setting, one particularly suited to the raising of tobacco.

The City of Marion and its environs have a subtropical climate with warm summers, mild winters, and ample precipitation. Except in the summer, when maritime tropical air persists in the area for extended periods, the day-to-day weather is largely controlled by the generally west-to-east motion of pressure systems and fronts. Rainfall is abundant, averaging about 45 inches per year. The period April to September, which includes the growing season for most crops, receives an average of 27 inches of rain (60 percent of the annual total). Relative humidity in midafternoon averages about 45 percent in the spring and 54 percent at other times.

Summers are long, warm and moist. Maximum daily temperatures tend to hover at or above 90 degrees F, and minimum daily temperatures tend to range between 65 and 70 degrees. Autumn tends to be warm and pleasant. The average date of the first freezing temperature in the fall is October 26. Tropical storms or hurricanes occasionally bring heavy rains and strong winds to the area in this season.

Winters are mild and relatively dry, accounting for about 18 percent of the average annual precipitation. Average daily maximum and minimum temperatures are about 58 and 35 degrees respectively, yielding an average winter temperature of about 47 degrees. Freezing temperatures occur on fewer than half of the winter days. Spring is a season of rapid transition in temperature and moisture conditions between a rather uniform winter and uniform summer. March is typically a month of heavy, steady rains as well as warming temperatures.

TREES

One of the most important natural resources in any community is its trees.  Areas void of a canopy generally are avoided by developers, particularly residential.

Trees in the urban environment serve to protect and enhance property values, control erosion, moderate climate extremes, provide screens and buffers, promote traffic safety and contribute to community ambience and beautification.  The trees in Marion serve no less a purpose.

Areas, barren of tree cover, are not particularly suited to residential development.  Thus, a premium is placed on forested acreage and the retention of trees and an urban wildlife habitat.

CONCLUSIONS AND GOALS

A summary review of the City's natural resources reveals that:

(1) Climatic conditions have been and will continue to be a contributing factor to the development of the community.

(2) Wetlands and flood hazard areas, while not a problem in most of Marion, have greatly influenced the shape of and prevailing development patterns within the city, serving as a barrier to westward expansion. 

(3) Trees constitute one of the city's most important resources.

(4) Soils and topographic conditions within the city generally pose no major constraints to development. To the contrary, they lend to economic efficiencies in construction, by not having to overcome severe soil or topographic conditions.

Goal: Create an Atmosphere of Awareness and Importance of the Community's Natural Resources.
To this end, the City should regulate and closely monitor the development process to ensure the sustainability of its natural resources -- that they are respected and protected to the extent practical and feasible during and after development.

SECTION FIVE

COMMUNITY FACILITIES ELEMENT

The purpose of this element of the comprehensive plan is to inventory and evaluate the condition of community facilities and the level of public services rendered in relation to current and projected community needs.

The city of Marion is essentially a full service provider.  But not all facilities and community services are the responsibility of the City.  Schools are a function of the School District, with state assistance.  Library facilities are provided by the County, which also operates the landfill.  Medical facilities and health care are the responsibility of the Marion County Medical Center Hospital, a community health systems provider.  And the South Carolina Department of Transportation (SCDOT) is responsible for all state roads.

The City is responsible for the provision of the following community facilities:

(1) Water,

(2) Wastewater,

(3) Sanitation,

(4) Recreation,

(5) Fire, and

(6) Police,

An inventory and assessment of each follows.

WATER FACILITIES

The city of Marion has an expansive water system, covering not only the corporate area but reaching beyond the city limits as well. It extends north of the city to Crepe Myrtle Drive, west to Walmart, and south to Foxboro. The system stops at the city limits to the west. However, the Marco Water Company serves most of the unincorporated fringe area and beyond. 

The city serves about 3,300 customers, a figure that has increased gradually  by 15 to 20 customers annually over the past several years.  

The city system includes nine wells and produces on average 1.2 million gallons per day (MGD). It has the capacity to produce about 2.4 MGD.

Based on average daily production, built-in capacity, and population projections through the year 2015, the City has ample reserve to meet present and future demands.

WASTEWATER FACILITIES

The City's wastewater treatment plant has capacity to process 6.0 million gallons of wastewater a day (MGD).  It is currently processing about 1.5 MGD, considerably below capacity. The excess capacity is due in large measure to an upgrade in 2002, raising the processing capacity from 4.15 to the current 6.0 MGD.

Sewer service is available throughout the City and is continually being extended outward to the north, east and south, in response to growth and policies requiring annexation as a prerequisite to sewer service.

Based on excess capacity and low projected population growth of the City, wastewater treatment facilities appear to be more than adequate to meet future service and growth demands. 

FIRE PROTECTION AND RESCUE SERVICE

The Marion Fire and Rescue Department has an ISO (Insurance Service Office) Class 4 rating. The benefits of a Class 4 rating equate not only to enhanced fire protection, but monetary savings as well, through reduced fire and homeowner's insurance premiums.

Insurance premiums, both fire and homeowner's are predicated on the fire defenses and subsequent classification of a community by the South Carolina Insurance Service Office (ISO).  To understand what this means in dollars and cents, we need first to explain the somewhat complicated and ever changing relationship between fire defenses and insurance premiums.

The Insurance Service Office (ISO) inspects, grades and ranks fire departments and defense areas or districts from 1 to 10, on a basis of protection offered.  One represents the best possible protection, with 10 signaling the absence of any protection.  Insurance rates are then established to reflect the prevailing classification:  the lower the classification the lower the rates theoretically.  But premium differences once observed between classes are no longer applicable.  Instead, differences are now drawn between groups of classes, generally along the following lines:

Major Class Groupings

Characteristics
Class 10



No recognized fire department or defenses.

Class 9



Recognized      fire     department,     but     no 

recognized community water system.

Classes 8 - 4


Recognized  fire  department  and  community  

                                              water system.

Classes 3 - 1


More   complete  and  sophisticated   systems, 

                                              based    entirely    on   individual   grading    or  

                                              suppression.

Reduction to a Class 3 rating would reduce insurance rates by about four percent for homeowners, which may not be enough to offset the cost of additional manpower and equipment  needed to upgrade.  With a Class 4 rating, Marion's system is comparable to, if not above, the state average  for communities with populations less than 20,000.

Currently, the City extends fire service into the county a distance of 2 ½  miles in all directions, except to the west where protection stops at the city limits. Previously, the unincorporated fringe area was covered by a rural fire department operating out of the City’s station. 

The cost of this service is financed through annual subscription fees. But, the fees are not mandatory and collection is spotty, with only ¼ to ½  of the potential customer base electing to subscribe to the service. If the collection rate continues to decline as it has in the past and produces insufficient revenue for the City to service the area, then city residents are called on to subsidize the cost of “outside” service. To remedy this, the city has passed a resolution encouraging and recommending to County Council the formation of tax supported fire districts for each Fire Department in Marion County, with the tax revenue from the Marion district reallocated to the City.

Facilities of the Fire and Rescue Department are adequate to maintain Class 4 service during the course of this plan, but the Department’s goal is to improve  the  system to a Class 3.   

RECREATION FACILITIES

Recreation facilities seldom influence development, but they do complement it.  And they are essential to a balanced social environment.

The city has a Recreation Department with a full-time director, and six full-time, one part-time and 12 seasonal staff members. The department offers a variety of programs, including baseball, softball, basketball, football, cheerleading, soccer, aerobics, and related recreational and entertainment activities.

The city provides comprehensive recreation services from eleven park sites occupying 48 acres. An inventory of the sites and facilities available at each are listed on Table 15. 

How well do these facilities serve and meet the recreational needs of city residents? The answer to this depends in large measure on where one lives. According to national and state recreation studies and standards, a city the size of Marion should have approximately 77 acres of public park land, (Table 16).

Recreation and park standards may be a little misleading however, and do not fit every local situation. Still, the gap between the amount of existing park acreage and the recommended standards on Table 16 is such that planning and budgeting for additional sites and facilities are recommended as part of this plan.

	TABLE 15

                                       CITY RECREATION FACILITY INVENTORY

	MAP#   NAME
    FACILITIES                ACREAGE

1 Watsonia Rec    Admin Office,game room,(4)         5.7

       Center         Ball fields, playground,

                      concession

2 Grice Rec       Admin Office, game room,           2.0

Center          pool, play ground, outdoor

                basketball court, track 

                & volley ball court

 3    A.C. Tollison    Gymnasium                           1.7

         Center
  

4         Tilghman Park    2) baseball fields,                5.0 

                       concession, playground

5     Withlacoochee    Tennis and volleyball courts,                        Park           playground, 1/4 mile walking

                      track, restrooms & consessions    15.0

6    Railroad promenade One mile walking/biking trail    7.3     

7    Gillsboro         Ballfield, outdoor basketball
2.0

8 Green St.Complex  (3) ballfields, concession,


                       Picnic shelters, meeting and

                       rest rooms                        20.0

9.   S. Withlacooche   Outdoor basketball courts          0.5

10. CD Joyner Fine    900 seat auditorium, office,

Arts Center       classrooms, city employee

                  fitness center, restrooms          3.5

11.   Elementary Gym    basketball, restrooms              0.3
 Total acreage                                            48.0



Source: Marion Recreation Department, November, 2005.

Based on the current distribution pattern of existing parks, it is obvious that one or more parks are needed southwest of Liberty Street. Also, it has been suggested by the Recreation Department that a larger ballpark complex is needed to better accommodate different age groups at a single site.

At a minimum, a neighborhood park south west of Liberty Street should be at least two to six acres in size, and include such things as (1) play areas for pre-school age children, (2) open space for spontaneous play, (3) multi-use paved areas for court games, (4) park benches and shelter structures, (5) landscaped areas, and (6) off-street parking and lighting. 
	Table 16

National Park Standards and Local Park Inventory Assessment

	Park Type
	Park Description
	Acreage Standards Per 1,000 Population

	Neighborhood Playground
	Play apparatus for children, areas for field games, court games
	2.5

	Neighborhood Parks
	Passive and active recreation areas, i.e. walking, play areas, court games, etc.
	2.0

	Community Playfield
	Athletic complex, swimming pools, play equipment
	2.0

	Major Community Park
	Tracks, playfield, ball courts, gardens, scenic areas, etc.
	5.0

	Gross Acres Per 1,000 Population
	11.5

	Marion's Park Needs Based on Park Standards

City Population (thousands) 7.0 X 11.5 (gross acres):            77.5

Existing City (urban area) Park Acreage:                                48.0                             
  PARK ACREAGE DEFICIT:                                                 29.5


Source:  National Recreation and Park Association, Recreation, Park and Open Space Standards, 

LAW ENFORCEMENT

The Marion Police Department has 25 certified and commissioned officers, four square miles to patrol, and 7,029 people to protect.  The Department also employees three civilian personnel.  These figures translate into 3.6 police officers for each 1,000 population, compared to the average of 2.3 per 1,000 for municipalities of comparable size (Table 17).

It appears from Table 17 that the City's police department is adequately staffed to cover and protect the Community as presently delineated.  However, any substantial increase in area and/or population due to annexation or internal growth likely will create a need for additional personnel and capital expenditures to maintain the current ratio of officers-to-population.

	Table 17

Law Enforcement Profile

City of Marion

	Commissioned Law Enforcement Officers
	25

	Population residing within area of jurisdiction
	7,029

	Area of jurisdiction (square miles)
	4

	Number law enforcement officers per 1,000 population
	3.6

	Average number law enforcement officers for cities of comparable size
	2.3

	Law enforcement officers per square mile
	6.2


Source:  City  of  Marion;  U.S. Dept. of  Commerce,  Bureau of Census;  and Municipal  Year                Book.

SANITATION

The city provides through contract service with Waste Management, Inc., curb side garbage collection and recyclable service once a week for residential uses, and as needed pick-ups for commercial and other non-residential uses. Trash pick-up is provided on a weekly or as necessary basis.

Barring major unanticipated population and development changes, no new capital cost or improvements will be required to continue the current level of service. However, spiraling contract cost has led the city to consider canceling the service agreement with Waste Management and reverting to direct or in-house city service, in which event capital expenditures would be required to get back into the sanitation business.

CONCLUSIONS AND GOALS

From the preceding, it is obvious that the City is not the only community facility provider.  It is just as obvious that the City has little if any control over the level or quality of many services or facilities provided.  It is also obvious that the City is not in a position to plan comprehensively for community facilities and services.  Cooperation and coordination of and among the various facility providers are essential to an effective planning and orderly development process.

Utility Goals


Maintain Quality water and wastewater Utility Services.



Maintain Competitive Rates for Industrial Development.

Monitor sanitation rates to ensure optimum service at lowest possible cost.

Public Safety Goals


Provide Optimum Response to Public Safety Calls.

· Insure individual readiness to respond to all critical incidents.

· Maintain current ratio of police officers to population.

Make Marion a Safe Community---in the Minds of the People, in the Streets, in the Neighborhoods, During the Day and During the Night.
· Maintain a highly visible law enforcement presence in high crime areas.

· Develop and coordinate prevention and problem solving programs in areas identified as high risk.

· Maintain accreditation and compliance with "Law Enforcement Accreditation Standards".

Recreation Goals

Maintain and Further Develop Quality Recreational Facilities and Programs, and Promote the Community's Parks and Recreational Assets as an Economic Development Tool.

· Add two new parks, in accord with established park needs.

· Continue to pursue governmental grants for recreational programs and facilities.

· Continually monitor and improve existing facilities as needed.

SECTION SIX

CULTURAL RESOURCES ELEMENT
This element of the Comprehensive Plan focuses on historical resources and fine arts in the community.

HISTORY (1)

The City of Marion received its official charter from the State of south Carolina in 1857, many years after the community was selected for a courthouse (1799). Historians give 1754 as the earliest date that official documents locate a permanent settler at this site.

The community of settlers was given village status in 1783. It was referred to as Gilesborough in honor of Colonel Hugh Giles, an early resident and Revolutionary War hero. In 1785 another division was made and the name “Liberty” was used for a short time to designate the area.

In 1798 when courthouse districts were created in South Carolina the name “Marion district” was first used to identify the community, in honor of General Francis Marion of Revolutionary War fame. The first courthouse was completed in 1800. At some point thereafter the locals began to favor Marion as the name of the town as well as the courthouse. 

In 1826 Robert Mills in his Statistics in South Carolina describes the town as follows:

“The courts are held in Gilesborough, but now called Marion. 

It is situate on the east side of Cat Fish creek, a water of 

the Great Pee Dee. It contains about 30 houses, and one 

hundred inhabitants; a handsome new court house, built 

of brick, a jail, and academy.”

December 17, 1847, a charter was issued by the South Carolina legislature officially naming and designating the community as the Town of Marion. In 1855 a council, consisting of a mayor and four wardens, was elected to guide the development of the town. 

The local economy at that time was based primarily on stock-raising and cotton, which had replaced indigo as the main crop. Railway transportation and a local newspaper had signaled the beginning of a period of growth and prosperity, but it was cut short by the Civil war. Not until the 1870’s and early 80’s did the town emerge from the affects of the war and reconstruction.

The years that followed, through the early part of the 1900’s, witnessed the most significant and lasting changes in the character of the community. By 1902, it had two banks, a cotton factory, an oil mill, an iron foundry and machine shops, two tobacco warehouses, six livery stables, five or six drug stores, and many large and commodious dwellings.

HISTORICAL RESOURCES (1)

Many of the stores and dwellings mentioned above are still in evidence today, providing us with  numerous excellent examples of architecture dating from the early 19th to early 20th century.  Included in an inventory of such buildings  are the following:

	Building
	Date
	             Location

	County Courthouse
	1853
	Main Street

	Old Opra House/City Hall
	1892
	Godbold Street

	Presbyterian Church
	1852
	Main Street

	Clinton Masonic Hall
	1822
	Godbold Street

	Railway Passenger Station
	1908
	Railroad Avenue

	Wetherspoon house
	1850’s
	Baptist Street

	Durham house
	1804
	Dozier Street

	Ammons house
	1830’s
	Escort Street

	McLendon house
	1840’s
	Main Street

	Johnson house
	1840’s
	Godbold Street

	Old Records Building
	1903
	Godbold Street

	Marion County Library
	1906
	Court Street

	Masonic Hall
	1822
	Godbold Street

	First Methodist Church
	1912
	Godbold Street

	Presbyterian Church
	1852
	Main Street

	Church of Advent
	1867
	Main Street


A more inclusive listing and expansive description of historical buildings and places in the City of Marion are included in the previously referenced Marion Historical Booklet, 2003. Also, the Marion County Archives and History Center in the Old Records Building contains all early Marion District/County Records as well as archives of the Pee Dee Chapter of the South Carolina Genealogical Society.

That the cultural heritage of the city is found in these historical edifices is sufficient justification for continuous vigilance to ensure their preservation for future generations.

 FINE ARTS

The fine arts are cultivated, perpetuated, and presented by the Arts Council of Marion County, and the Marion Chamber of Commerce.
The Arts Council of Marion County

The Arts Council is a non-profit organization for cultural enrichment, bringing music, theater and fine arts into the communities and schools.  The Council helps to keep Marion County thriving as a center for cultural activity.

The Arts Council was organized in 1996 to advance the arts in education by developing programs and events -- promoting visual and performing arts activities and arts education through the schools.

The Council strives to form meaningful partnerships with other cultural, educational, and business entities in the county. It also assists, encourages and fosters cooperation among cultural organizations in the county.

Marion Chamber of Commerce

The Marion Chamber of Commerce, housed in the historic Opera house/ City Hall building, serves as a conduit for the arts and cultural resources, providing brochures and information to newcomers, tourists, perspective businesses and other interested parties.  Additionally, the Chamber is committed to the economic development of the community, assisting prospective new comers and visitors to the community. 

GOALS

Missions and goals of each of the cultural institutions and boards when viewed collectively are to preserve, enhance and perpetuate historical resources and promote and cultivate the fine arts for the benefit of residents and visitors, and in pursuit of economic development.

(1) Marion, South Carolina ,Historical Guidebook 2003; Marion Chamber of  Commerce.
SECTION SEVEN

LAND USE ELEMENT
The final element of the Comprehensive Plan is the Land Use Element.  It is predicted in part on information developed in the previous six elements, and consists of five major components:


1
Existing Land Use Component


2
Land Use Issues Component


3
Land Use Goals Component


4
Land Use Plan Map Component


5
Compliance Index Component

The Existing Land Use Component provides the background and physical base upon which the Land Use Plan is predicated.  The Issues Component identifies land use problems and concerns.  The Goals Component provides direction and articulates a guide to future development.  The Plan Map Component establishes geographic goals and objectives in a planned physical order.  And the Compliance Index Component provides instructions on the use of the Plan.

1.   Existing Land Use Component
In order to plan for the future, we need to understand the past and the existing use of land produced by it.  This will help determine future expectations and dimension the degree of departure, if any, from established patterns of growth and intensity, which may be applied in planning future development.

An existing land use inventory was conducted in 1969, updated in 1975, and again in 1993 and reviewed for change as part of this study, in 2006.  

Suffice to say, land use patterns in the City have changed very little over the last 13 years, since the 1993 land use survey was completed.  But the composition of development has changed, as indicated by a shifting housing market, i.e. relatively fewer single-family homes and more multi-family and manufactured homes and stretching of commercial development east of the City on U.S. 76. There has also been infilling of established subdivisions. 

Few undeveloped lots and parcels remain within the City.  As a result, most future growth will depend on annexation of undeveloped land. 

Change within the City is the result principally of redevelopment, often from low density, single-family to high density multi-family, and from residential to non-residential.  In a word, transition best describes land use changes in the interior of the City. However, most new development is taking place on the periphery. And this peripheral development has resulted in expansion of the City limits to the north, east and south, as annexation is prerequisite to city sewer service, which is essential to new urban development. 

Following is an overview and assessment of existing land use and conditions by functional classification.

Residential

Residential development is occurring at a relatively slow pace, on average of 15 to 20 new dwellings a year. The city is also demolishing as many as 5 to 7 units annually. Add to this loss conversions from residential to other uses and the result is "status quo" over the last decade, as shown by Table 8. From 1990 to 2000, there was a net increase of only 87 dwelling units in the city, fewer than 10 a year. Since then, however, the building industry has picked up to about 15 to 20 units a year.

One of the reasons for slow growth is the scarcity of building lots, as the city is essentially "built-out". In fact almost all new development is occurring on the periphery of the city in newly annexed areas to the north and south. Relatively new residential development in the form or single-family dwellings and apartments is in evidence on and beyond Luther Rogers Road to the north and Martin Luther King Drive and south Mill Street to the south. There is little to no movement east or west of the city.

While most residential areas are structurally sound, pockets of substandard and deteriorating housing are evident in several locations, particularly in the southeastern sector of the city. Community Development Block Grant funds have helped improve housing conditions in this area over time, but there remains a significant number of substandard dwellings and environmentally blighted residential pockets.

Residential areas generally are well insulated and free of incompatible uses. But many of the predominantly commercial areas, particularly the Highway Commercial Zone, contain a mixture of residential and commercial uses. And the residential units in these areas generally show the adverse effects of land use mixing and incompatibility.

Industrial

The city’s industrial base has been greatly reduced over time. New industry generally prefers to locate in the unincorporated area, where taxes are less, but close enough to secure urban or city services. And such is the case in Marion, where most new industrial development may be found outside the city.
Still, the city has a small industrial inventory, including Blumenthal Mills on U.S. 78 west, Jordan Scrap Metal Company on East Street, and the Marion Star on Railroad Avenue.

Industry that relied previously on rail service has since closed or relocated, along with the rail lines. But the industrial footprint of these earlier times remains along Railroad Avenue East, James Avenue, and Spring and Eutah Streets.
Major industrial locations outside the city include U.S. 76, east and west, Herbert Levy Road, the New Marion Highway, and the U.S. 576 By-Pass.

Institutional

Institutional uses include churches, governmental buildings, medical and educational facilities, and related uses.

The city-county government complex, churches and parks in the South Main-Godbold Area combine to form one of the more prominent institutional complexes in the State of South Carolina. Two major institutional uses on North Main Street have relocated out of the city since the last plan was completed in 1993, Marion Memorial Hospital and Marion High School. These buildings have since been recycled for alternative uses.

The opening, closing and conversion of the city's schools have changed the

 face of the city and impacted surrounding land uses and traffic conditions

 over the last 20 years. 

Commercial

Commercial development has intensified along East Liberty Street, extending east toward the 501 By-Pass. Indeed, this area is rapidly changing into a high intensity commercial corridor, anchored by the Marion Town Center Mall.

The central business district, while somewhat affected by the outward movement of retail establishments, remains relatively strong. There are a few empty buildings, and evidence of changes in the types of businesses comprising the district, but on the whole, the area projects a healthy, viable economic environ, contrasting sharply with core commercial conditions in many other similarly sized communities across South Carolina.

There is little evidence of new commercial development moving or strengthening its position in other areas of the community and few signs of intrusion into established residential areas at this time. To the contrary, commercial development appears to be stymied to the north, south and west of the city, except for limited business and office development on North Main Street.
Summary Observations and Ramifications

General patterns of development in Marion are not unlike those found in 

most other similarly sized cities:

(
Predominance of single-family residential development,

(
 Compact commercial core,

(
Strip commercial development along Liberty Street and U.S. 76 east,

(
"Spotted" multi-family projects,

(
Areas of substandard housing and mobile homes

Still, existing land use and land use patterns are distinctly Marion, with its moss filled trees, parks, historic structures, and beautifully landscaped institutional uses in the downtown area.

Existing development patterns have produced a number of common land use problems, such as incompatible mixed land usage, neighborhood instability, traffic congestion, and strip commercial development.

Mixed land usage and the associated problems of land use incompatibility are found throughout the older parts of the city, south of Godbold Street. Much of this is due to the transitional process of older homes giving way to other uses and disrepair.

Maintaining neighborhood stability is a constant concern. Many lower intensity areas, i.e. single-family neighborhoods are being pressured for higher intensity development and threatened by associated instability.

Strip commercial development and zoning parallel Liberty Street and South Main. Such development affects not only the movement and safety of traffic, but the desirability and livability of contiguous neighborhoods as well. Inadequate buffering between commercial and residential uses, particularly along major routes is a problem.

Not enough thought, generally, is given to the impact of high intensity residential and/or commercial development on traffic and the transportation system. Clearly however, land use decisions can affect the flow and safety of traffic movement.

As development has intensified in Marion, there has been a corresponding increase in and a restriction of traffic movement and flow.

The impact of development on traffic and vice versa, is felt every time there is a significant change in the use or intensity of land. And what has happened along most major streets in Marion is a direct result of change. Moreover continued development and change of land use will add to the growing volumes of traffic and attendant problems associated therewith, if not properly planned and regulated.
2.   LAND USE ISSUES COMPONENT

In assessing land use conditions, patterns and characteristics in the city several issues and potential problems emerge. Most fall in the "need to" category, as the need to do something to address the situation. Others fall into the category of general planning issues facing the city. A combined listing and amplification of such issues follows.

From the land use survey, the state of existing land uses in the community and concerns regarding the future, the following issues are raised:


(
Land use compatibility


(
Visual (physical) image


(
Future size and shape of the City


(
Orderly arrangement (plan) of development


(
Building and housing conditions

(
Fate of the downtown

(
Conservation of quality of life, historic and natural resources

Issue:  Land Use Compatibility

The strength and support for planning and zoning is based generally on the concept of land use compatibility. 
Home owners and land owners, environmentalists and the general public alike are concerned when new development creates an incompatible situation, i.e. lowers property values, heightens traffic congestion, emits pollutants, alters accepted environmental conditions, scars the landscape, or is just plain ugly.

How this Plan responds to the juxtaposition of potentially incompatible land uses will determine the future "liveability" of the community. Not all land use is complementary to or compatible with its surroundings, existing or proposed.  And any infringement by uses adversely impacting prevailing environmental conditions generally is met by resistance from affected property owners.

Land use incompatibility is a universal issue.  It is no less an issue in the City of Marion, surfacing every time a new use or project impacts an existing residential area or environmental resource.  Depending on the nature of the project, the compatibility issue may range from non-controversial to NIMBY (not in my back yard) proportions.

Where quality subdivisions are threatened by "incompatible uses" a policy to ensure stability is recommended. It is not enough that property be zoned residential. The zoning can break down over time and often does. But an adopted policy to guide the rezoning process in such matters would go a long way toward ensuring stability, particularly if it is part of the city's Comprehensive Plan. It would have the added clout of the state planning enabling legislation, which mandates that "regulations shall be in accordance with the (comprehensive) land use plan". Any action to the contrary would require a reevaluation of the Plan itself, and its call for land use stability.

While such a policy may seem rigid, and it is, it should nonetheless be applied to those neighborhoods and subdivisions where stability is of principal concern.

Issue:  Visual (Physical) Image

There is a saying, "you don't get a second chance to make a first impression".  This is true for cities as well.  How the City is perceived to prospective residents, industries, businesses, and visitors is critical to its future well being.  Existing land use projects a visual image of the Community and plays a major role in future development by attracting "like uses".  Quality development generally attracts quality development and blight begets blight.  This is not always true of course, but rarely does quality development take place in a blighted environment, unless major resources have been committed to renewal. 

The visual image of the community is tempered by a number of elements, both negative and positive.  Based on survey observations they include:

Negative Features

          
 Positive Features
Sign pollution
    
    


Cultural & Historical Resources

Vacant buildings
 
    


Tree lined neighborhoods/sidewalks

Expansive unattractive  parking lots   
Courthouse Square and environs

Substandard and unkept housing
    
 Revitalized Commercial Core




     



City parks and trails

These and other features combine to form a mosaic of the community.  The key to improving the image is to eliminate or reduce negative features and expand and accentuate positive features.

Appearance is identified here as a community issue, but in reality it is an issue confined principally to those areas burdened by negative physical features.  Quality developers and responsible landowners routinely address the issue of appearance.  It is a matter of individual and community pride.  For others, the issue of appearance may need to be regulated or mandated.

Issue:  Future Size and Shape of the City

It is important for the City to size and shape its boundaries to fully include the urban area of which it is the center.  Failure to do so may result in population stagnation or worse, a loss of population as has been the case, a weakened tax base, loss of state shared funds, and higher service cost and taxes to city residents.  The City is also prevented from controlling development on its borders and ensuring land use compatibility of border properties and environs.

The state's restrictive annexation laws notwithstanding, the City is challenged to expand its corporate limits in order to keep pace with or ahead of the spiraling cost of governmental administration and services, as property taxes still constitute the largest single source of local revenues. 

Toward this end, the city has enacted a policy requiring all contiguous land to be annexed in order to receive city sewer service. Also, non-contiguous landowners are required to execute an agreement to annex in the event  their property becomes contiguous in exchange for city sewer service. This policy has been responsible for the enlargement of the city to the north, east and south, bringing in new residential and commercial development, and putting the city squarely in charge of its future size and shape.

Issue:  Building and Housing Conditions

Housing conditions have improved appreciably over time, but there is still ample evidence of poor and substandard housing in certain parts of the City.  

The impact of these conditions is two-fold.  They provide less than adequate living space, and they project negatively on the Community.

Continued participation in low income housing rehab programs and demolition of dilapidated houses and buildings are necessary to address this issue and continue to improve housing and living conditions in the Community.

Issue:  Orderly Arrangement (Plan) of Development

This is the essence of planning: to accommodate future development in an orderly manner. Toward this end, the city should assert itself through the planning process to decide where it wants to go and how it wants to get there. Essential to this challenge is how to accommodate new development so that it will enhance rather than compromise existing environmental conditions. Where is the city going? What does it want to look like 10 or 20 years from now? These and related questions are to be addressed by this Plan and articulated in policy statements. Because the city is essentially built out, most new development will be in the form of redevelopment, infill, and expansion by annexation to the north, east and south.

The redevelopment process generally has to do with replacing an existing use with one more economically advantageous or more structurally sound. Often this involves the replacement or redevelopment of a marginal use in a transitional setting, but it can involve the replacement of a structurally sound and economically productive use in a stable setting.

How the city responds to these potential changes will be mirrored in the future. To ensure that the response produces positive results, the following policies are recommended:

(a) Establish land use and development goals and objectives for the

     various geographic areas and neighborhoods within the city.

(b) Develop criteria for evaluating proposed redevelopment activity.

(b) Monitor all development and rezoning proposals for compatibility with

     existing land use and development goals.

Issue:  Fate of the Downtown

Recognizing the importance of the downtown, the city has devoted substantial effort and resources into its revitalization. The results are readily visible with refurbished buildings, enhanced streetscape and renewed  economic vitality.

Issue:  Conservation  of  Quality of  Life,  Historic  Resources,  Natural 

             Resources and Residential Areas

The conservation issue is broad in scope covering most physical resources responsible for quality of life, including historic and natural resources and quality residential areas.

As development inevitably impacts and changes the physical appearance of the community, these are the things that need to be monitored and protected to ensure their longevity.

In reality, everything that contributes to quality of life should be preserved and enhanced, not just the resources listed herein, but everything that makes Marion an attractive place to live, work and recreate.

3.
LAND USE GOALS COMPONENT

This component establishes citywide land use and development goals and policies.  Specific neighborhood or sub-area goals and policies are established in the Plan Map Component.  The goals are as follows:

(
Promote the development, rehabilitation and maintenance of residential areas to meet the needs of a diversified population.

               (
Enhance the Physical Image of the Community.

(
Optimize development opportunities and use of the City's natural, cultural and historical resources.

(
Strengthen the economic vitality and enhance the position of the City's commercial center to compete successfully in a regional economy.

(
Provide a framework for land utilization and development, to ensure an orderly, efficient, equitable and compatible arrangement and distribution of the City's physical resources.

Recommended policies in support of the above goals are listed under each, restated as follows:

Policies


Protect quality residential neighborhoods from incompatible development, and avoid rezoning activity that could disrupt the stability of such areas.

       Buffer existing residential areas from dissimilar uses.


Permit through zoning and development regulations flexibility in the design and density of housing to better meet evolving market demands.


Require all housing in the City to meet minimum health, safety and sanitary standards.


Continue to participate in housing assistance programs to improve housing conditions.


Continue to have razed and removed from the community housing that is dilapidated and unfit for habitation and posing blight on surrounding development.


Ensure that the level and type of proposed residential development will be compatible with the physical limitations of the land and established land uses in an area.  Also, ensure that the transitions in size, site standards and other characteristics from residential area to residential area are compatible.

Policies

      Maintain signage regulations.


Continue efforts to improve the visual image and economic strength of the Central Business District.

The ultimate destination or focal point of the Community is the Central Business District.  As such, it should project a special sense of ambience.


Monitor effectiveness of regulations governing potentially noxious or offensive uses, i.e. Adult Uses, Communication Towers, Car Washes, Tattoo parlors, billiard parlors, etc.

These and related uses and operations require more stringent development regulations in an urban setting because of their operational characteristics and potential impact on surrounding development.


Policies


Further identify, protect and promote visitation of the Community's historical homes, buildings, sites and cultural resources.


Encourage land development practices that reserve open space within or close to developed sites.  Such open space should preserve the land's natural features and provide opportunities for the development of active recreation facilities.


Policies


Continue to develop new markets for the downtown to include tourists, diners, history buffs, and culture seekers, in addition to shoppers and people engaged in business.

Continue to promote the community’s historical resources as a means of stimulating economic development.

Policies


Coordinate land use planning with the provision of adequate transportation and infrastructure systems to support desired patterns of development.


Provide for effective zoning that is consistent with the goals and policies contained in the Comprehensive Plan.


Provide for appropriate transitioning or buffering between land uses of differing scales or intensity.


Work with the County to coordinate land use planning and development decisions in areas surrounding and impacting the City.

4.   PLAN MAP COMPONENT

The Plan Map Component is an expression of geographic objectives.  It illustrates development objectives for various areas within the Community.

Inherent in Plan Map objectives are policies dealing more specifically with the treatment of development.  These policies represent legislative intent on the part of City officials to meet development objectives for the various geographic areas comprising the City and its fringe areas.

Land use and development objectives are identified on the Plan Map by the use of symbols and colors. Where areas are designated “RR”, for example, the expressed objective is to protect and conserve existing residential areas and encourage infill or expansion of similar use.  In contract, the development objective in areas identified as “Mixed-Use” is to accommodate change prompted by economics.  Following is a complete list of all map classifications, together with an explanation of objectives and policies of each.

Map Symbol


Map Classification
LR    



Limited Residential Areas

GR   



General Residential Areas

LB      


Limited Business Areas

GB



General Business Areas

IND     


Industrial and Warehousing Areas

MU    


Mixed Use Areas

CR



Community Resource Areas


Objectives and policies of each map designation are described as follows:

LR, Limited Residential Areas

Description

This map classification is applied principally to stable, single-family residential areas, comprising the bulk of the City's housing stock.

     Objective

The objective of this designation is to protect the character and present use of existing neighborhoods and subdivisions so designated, and to restrict any use or development, which would compromise or infringe on the prevailing character of such areas.  Also, the objective is to further comparable residential development where applicable to undeveloped lots and parcels.

     Policy

Where this symbol is applied it shall be the policy of the Planning Commission and Council to deny zoning changes or ordinance amendments that would in any way compromise or alter the present use of property.  In neighborhoods so designated, any ordinance change that would permit dissimilar uses would be denied as a matter of policy, pending further study by the Commission and Council and subsequent amendment to the Plan Map.

This policy effectively "locks out" development and zoning changes at variance with prevailing uses and conditions.  It is a policy of "no change", until such time as the plan objectives are reevaluated and amended.

GR, General Residential Areas

     Description

These areas either contain a general mix of residential uses, or are undeveloped, but suitable for higher density alternative housing.

     Objective

That housing development has taken on a variety of forms in the City of Marion is clear from the land use survey.  Mobile homes, apartments, single-family dwellings, and duplexes, etc. are found throughout much of the community.  And in today's market, developers need flexibility to meet housing preferences.

The objective of this classification, therefore, is to permit market forces to dictate the supply of new housing under "planned" conditions.  This designation is applied principally to mixed residential areas and undeveloped areas suitable to and with market potential for a variety of residential uses, found principally on the periphery of the city.

     Policy

Where this symbol is applied to the Plan map, it shall be the policy of the city to restrict through zoning the use of such areas exclusively for residential development.  Because of changes affecting the housing market, the type of units is not set, thus permitting design flexibility and market response to housing demands, i.e. apartments, duplexes, patio homes, townhouses, manufactured homes, etc.

To ameliorate the juxtaposition of various types of housing, a "planned" response is recommended, requiring project compliance with design and development standards.

LB, Limited Business Areas

     Description

This classification is applied to areas whose character and dominant use at one time was residential, but has since changed to accommodate on influx of business and institutional uses. As such, they are situated mainly between general business and residential areas. They provide transitional buffering between intense commercial or industrial uses and residential uses.

     Objective

The objectives of this designation are to permit controlled or limited transition of use in response to market conditions, and to effectively bridge the potential for conflict between commercial and residential areas.

     Policy

The policy regarding these areas is to situate them between general commercial or industrial areas and residential areas, so that they may serve in a transitional capacity between higher intensity and lower intensity development.
GB,  General Business Areas

     Description

This designation is assigned to major business and commercial areas within the community, and areas trending commercial.

     Objective

This is an inclusive general business designation.  The objective is to accommodate local and regional business activity in areas best suited for such uses, and to minimize the impact of such development on neighboring residential properties, the transportation network, and environmental resources.  Further, the objective is to encourage and promote the economic vitality of the Community through the strategic location and development of future commercial and business uses.

     Policy

Because of the open-ended range of commercial development permitted herein, the policy is to carefully monitor any requests to expand the area.

IND,  Industrial and Warehousing Areas

     Description

The Plan Map shows considerably fewer industrial designations than the zoning map because of the removal of the railroad tracks and several older industrial buildings and uses. This classification is confined principally to existing industries within the city, as the trend is toward larger “outside” locations.

     Objective

The objective of this designation is to protect existing industry from encroachment by incompatible development.

     Policy

To carry out the objectives of this designation, the adopted policy of the city is to provide protective zoning to existing industry.

MU,  Mixed Use Areas

     Description

This classification is applied to existing areas of the City where multiple uses exist and in certain other areas where economics should be allowed a freer hand in determining the highest and best use of land.  

      Objective

The objective of this classification is to advance the concept of "highest and best use" options, while minimizing the impact of choice on existing resources and neighboring properties.

     Policy

The Plan Map policies for "MU" areas are:

(1)
To monitor and regulate the transitional process so as to enhance environmental conditions and improve property values.

(2)
To further evaluate transitional areas to determine the cause of change.  Some areas so designated are deteriorating and changing for the worse, while others are under economic pressure for higher intensity development.

(3)
To carefully evaluate all proposed zoning changes in such areas to determine the impact on the transitional process, and to grant change only where substantial improvement or strengthening of the area would result---to guide the transitional process in the best interest of the Community.

(4)
To annex undeveloped areas so designated in order to guide their development in accord with the objectives of this classification.

CR,  Community Resource Areas

     Description

These areas are found paralleling the several waterways, wetlands and drainage areas in the community, most notably along Catfish canal. They also include historical and public facilities, although not all are indicated on the Plan-Map.
     Objective

The objectives of this designation are to protect scenic and natural resources, public resources and drainage areas. This calls for controlling and regulating wetlands and lands paralleling creeks and waterways subject to flooding, as well as parks and public facility resources.

     Policy

The city has done much to conserve and protect its resources. It has enacted (1) flood hazard regulations, (2) historic preservation regulations, (3) resource conservation regulations, and (4) developed additional parks since the last Plan was developed in 1993.

The policy here is to continue expanding park facilities and monitoring the use and regulation of all community resources.

5.   COMPLIANCE INDEX COMPONENT

Nowhere is a Plan more essential than in decisions involving zoning or rezoning.  In fact, 6-29-720 of the South Carolina Code of Laws, 1976 (south Carolina Local Government Comprehensive Planning Enabling Act of 1994), states, "regulations (zoning) must be made in accordance with the comprehensive plan…"  All too often, however, the Plan may be dated or generalized to the point where determining conformance is a tenuous prospect at best.  But without such a determination, it is not possible to carry out the state mandate, and the Plan will fail as a guide to the development and regulatory process.

To better link the Plan with applicable land use (zoning) regulations, a stronger tie in the form of a "compliance index" is recommended.  The index establishes parameters for determining compliance.  It lists the symbols shown by the Plan-Map, defines the objectives and establishes use criteria for each.  It also indicates compatible zoning districts as well as acceptable alternatives to Plan Map objectives.  And this is critical to the compliance issue.

The planned response to the development of any given area may be tempered by circumstance and time, eventually giving way to modifications and alternatives.  It is essential therefore that the Plan provides for a flexible response.

The map symbols and accompanying description establish the "flavor" of an area---type and intensity of use and density of population.  The compatible use column, expressed in terms of zoning districts, provides an acceptable range of zoning alternatives.

The zoning alternatives range from few to many, depending on the land use and development objectives of an area.  Areas designated RR for example show no zone alternatives.  This means that any rezoning request not sanctioned by the Index should be denied on the grounds of non-compliance with the Plan Map.  This restricted rezoning response makes a strong statement for stability and conservation of existing residential neighborhoods classified RR by the Plan.

Conversely, areas with multiple use alternatives are projected for change in accord with the several listed alternatives.  A rezoning response to the contrary would be at variance with the Plan.

The list of "zoning district alternatives" is designed to give developers needed flexibility to meet changing market conditions within the general framework of the Plan.  However, the changes permitted by alternative districting or rezoning are inherently limited by the Plan objectives for the various areas.

Where the Plan objectives are brought into question, the matter should be reassessed by the Planning Commission to determine if the Plan is still representative of the area in question.  If it is found to be valid, any rezoning change at variance should be denied on the grounds of "non-compliance".  If, however, there is a deficiency in the Plan, the Plan itself should be amended.  In this way, the Commission will continually evaluate the Plan for applicability.

The entire process---evaluating development and rezoning proposals on the basis of the Compliance Index---is designed to better infuse the Plan and the planning process into the zoning decision-making process.

	Table 18

Plan Compliance Index

	Plan Map Symbol
	Classification
	Summary Objectives
	Principal Permitted Uses
	Compatible Zoning Districts
	Alternative Zoning Districts

	LR
	Limited

Residential
	To protect existing residential areas
	Single-family, detached dwellings
	R-12, R-9, R-6
	None

	GR
	General Residential
	To guide residential development and allow flexibility to meet housing preferences
	Single-family, townhouses, patio homes, multi-family, cluster housing, etc.
	R-12, 9-9,

R-6, GR, RMH
	OR, LC

	LB
	Limited

Business
	To accommodate transitional development
	Residential, commercial, office and institutional uses
	OR, LC
	All Residential zones 

	GB
	General

Business
	To accommodate local and regional business activity
	Local and Regional Commercial, office and business uses
	OR, BR, BG
	RG, IND

	IND
	Industrial

And

Warehousing
	To promote industrial development and protect existing industry
	Industry and manufacturing wholesaling and servicing
	I-1
	GR, BG

	MU
	Mixed Use
	To permit highest and best use of land under controlled conditions
	To be determined by economics
	All districts, as appropriate
	Not applicable

	CR
	Community Resource
	To preserve and protect scenic, public and natural resources
	Public open space, parks, historic places wetlands, waterways
	NCP, HCP
	PDD, all Residential zones
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Goal:  Promote the Development, Rehabilitation and Maintenance of Residential Areas to Meet the Needs of a Diversified Population.











Goal:  Increase the Supply of Buildable Sites.
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Goal:  Increase the Supply of Structurally Sound, Low to Moderate Income Housing.
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Goal:  Protect and Maintain Existing Supply of Quality Housing and Residential Environs.











Goal:  Improve to Safe, Habitable Condition All Substandard Housing and Residential Areas in the City.








Goal:  Maintain or Increase the Current Ratio of Manufacturing to Nonmanufacturing Jobs.








Goal:  Expand the City's Business Sector Through specialization and infrastructure improvements.
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Goal:  Create New Economic Markets to Cash in on South Carolina's Emerging Recreation-Retirement Image.
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Goal:  Enhance the Physical Image of the Community.





Goal:  Optimize Development Opportunities and Use of the City's Natural, Cultural and Historic Resources.








Goal:  Strengthen the Economic Vitality and Enhance the Position of the City's Commercial Community to Compete Successfully in a Regional Economy.





Goal:  Provide a Framework for Land Utilization and Development, to Ensure an Orderly, Efficient, Equitable and Compatible Arrangement and Distribution of the City's Physical Resources.
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