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Chapter 6: Housing Element
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6.1 Vision Statement

AThe Housing EIl ement of the Comprehensive Plan serves
residential structures, identify the character of existing neighborhoods, evaluate the current need

for additional housing types, and project the housing

Adequate, safe housing is a basic human need. The American Public Health Association ranks housing
as one of the top three significant issues affecting personal and community health. It is uncertain whether
a varied and affordable housing stock of good quality brings growth to a community, or whether it is
population growth that provides the impetus for a supply of good, affordable housing. However, it is clear
that the quality, availability, and affordability of the existing housing stock in a community weighs heavily
in the decision making process of businesses and industries that are considering new locations.
Newcomers to Greenwood County also consider a variety of factors when choosing a new home such as
quality of schools, public safety, convenience to jobs and services, and other community amenities.
However, the deciding factor in housing choice is usually the quality and affordability of the homes that
are available in an area.

The purpose of the Housing Element of the Comprehensive Plan is to assess the condition, availability
and affordabil ity ohousi6g stoeknand o drojectofutured hodsimng needs. The
prediction of future housing needs is an inexact science because houses are very expensive consumer
products that are subject to economic conditions. Interest rates and the economy have dramatic effects
on the housing market. When such factors make home ownership unattainable for persons of lower
income, many residents find themselves reliant on the rental market for housing.

6.2 Housing Growth

Population growth usually has a direct correlation with growth in housing stock. Greenwood County
experienced a population increase of 11.3% from 1990 to 2000 and a slightly higher growth in housing
units of 14.2% during the same time period. During the last decade the population of the City of
Greenwood grew by 6.1% and increased its housing stock by 6.8%. By contrast, the population of the
unincorporated area of the County grew by 16.9% from 1990 to 2000, while the increase in housing units
in these areas during that time period was significantly higher at 20.9%.

Housing growth in the Countyds smaller municipalities
expanding its housing stock by 7.7% from 1990 to 2000, while the Towns of Hodges, Troy and Ware

Shoals each experienced a loss of housing units ranging from only eight units in Hodges and 13 units in

Troy to 25 units in Ware Shoals (See Figure 6-1).

As shown in Table 6-2, Greenwood County has the second largest housing stock in the Upper Savannah

Region at 28,243 units. The County also experienced the second largest housing growth in the most

recent decade as compared to its neighboring counties.
3,500 units from 1990 to 2000, second only to Laurens County, where 7,038 homes were added during

that decade.
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Figure 6-1. Housing Unit Growth, 1990-2000
Greenwood County and Municipalities and South Carolina

October 2006

% Change
Jurisdiction 1990 2,000 1990-2000
Greenwood County 24,735 28,243 14.2%
City of Greenwood 8,806 9,406 6.8%
Town of Hodges 71 65 -8.5%
Town of Ninety Six 874 941 7.7%
Town of Troy 68 55 -19.1%
Town of Ware Shoals* 1,125 1,100 -2.2%
Unincorporated
Greenwgo 4 County 13,791 16,676 20.9%
South Carolina 1,424,155 1,753,670 23.1%

* Includes portions of Ware Shoals in Abbeville and Laurens Counties
Source: US Census Bureau, 1990 and 2000

Figure 6-2. Housing Unit Growth, 1990-2000
Upper Savannah COG Region and South Carolina

HU Change HU Change
Jurisdiction 1980 1990 1980-1990 2,000 1990-2000
Abbeville County 8,547 9,846 1,299 11,656 1,810
Edgefield County 6,207 7,290 1,083 9,223 1,933
Greenwood County 21,712 24,735 3,023 28,243 3,508
Laurens County 19,628 23,201 3,573 30,239 7,038
McCormick County 2,979 3,347 368 4,459 1,112
Saluda County 5,979 6,792 813 8,543 1,751
South Carolina 8,547 9,846 1,299 11,656 1,810

Source: US Census Bureau, 1990 and 2000; and the South Carolina Statistical Abstract, 1996.

Greenwood County is by far the most urbanized county within the Upper Savannah Region, with more
than 57% of housing units characterized as being in an urban setting by the Census Bureau (Figure 6-3).
This percentage is only slightly lower than the percentage of urban housing units statewide at 61.2%.
The County with the next highest percentage of urban housing units in the region is Laurens County at
33%.

Figure 6-3. Urban and Rural Housing Units, 2000

Upper Savannah COG Region and South Carolina

Total all urban Rural
Jurisdiction Housing Units Number | Percent | Number | Percent
Abbeville County 11,656 2,762 23.7% 8,894 76.3%
Edgefield County 9,223 1,453 15.8% 7,770 84.2%
Greenwood County 28,243 16,197 57.3% 12,046 42.7%
Laurens County 30,239 9,952 32.9% 20,287 67.1%
McCormick County 4,459 0 0.0% 4,459 | 100.0%
Saluda County 8,543 1,311 15.3% 7,232 84.7%
South Carolina 1,753,670 | 1,073,187 61.2% | 680,483 38.8%
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Housing growth by Census tract is shown in Figure 6-4. The largest increase in housing from 1990 to
2000 occurred in Census Tracts 9702, 9703 and 9706 located in central Greenwood County. These
tracts surround the City of Greenwood to the north and east and all include a portion of the City within
their boundaries. Of these tracts, the largest increase was in tract 9706, with 1,116 units added to the
housing stock during the decade. Census tract 9705, located in the heart of the City of Greenwood, was
the only tract within the County to experience a loss in housing units during the ten-year period.

Figure 6-5 depicts housing growth in terms of density by census tract from 1990 to 2000. The highest
growth in housing units per acre was in the more urbanized area of the County, within census tracts that
include portions of the City of Greenwood. Census tract 9702 experienced the largest growth in density
at 0.067 new housing units per acre, followed closely by tract 9703 with 0.058 new housing units per
acre. lIronically, census tract 9705 located in the very center of the City experienced a loss in housing
units during that decade which equated to a loss in housing units per acre.

Figure 6-4. Housing Unit Growth by Census Tract, 1990-2000
Greenwood County
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Source: US Census Bureau, 1990 and 2000
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Figure 6-5. Housing Unit Growth per Acre by Census Tract, 1990-2000
Greenwood County
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6.2.1 Residential Building Permits

An examination of residential building permits issued since 1996 provides additional information on
housing growth trends in recent years (Figure 6-6). Permits issued for single-family construction have
steadily, though gradually, declined since 1996, with a low of 170 permits issued in 2003 and a peak of
360 permits in 1996. Construction of multi-family units has fluctuated since 1996, with only 18 units
permitted in 2003 and more than 100 units permitted in 1998 (113) and 2000 (135). Multi-family
construction in the County peaked in 1998 with 161 units permitted.

While Figure 6-6 indicates that mobile home permits have equaled or exceeded single-family permitting in
most years, these figures include all types of mobile home/manufactured home permits, not just permits
for those units that are locating for the first time in the County. Greenwood County permitting staff
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estimate that approximately two-thirds of the mobile/manufactured home permits are issued for new
homes on previously vacant properties, while the remaining one-third are for units that are replacing older
homes on an existing site. Since 1997, permits for manufactured/mobile homes have declined, from a
high of 479 permits in 1997 (approximately 319 new homes) to a low of 243 permits (approximately 162
new homes) in 2002. Permitting for these units increased slightly in recent years from 243 permits in

2002 to 247 in 2003. Figure 6-7 illustrates housing construction trends in Greenwood County since
1996.

Figure 6-6. New Housing Construction, 1996 to 2003
Greenwood County

Housing Type 1996 | 1997 | 1998 | 1999 | 2000 | 2001 | 2002 | 2003
Single-family 360 | 269 | 240 | 233 | 197 | 178| 208 | 170
Duplex 0 8| 20| 10| 42| 18 4 4
Multi-family Units | 85| 21| 161 | 113| 135| 41| 56| 18
msgﬁfeaﬁ%’r;eeds/* 210 | 319 | 285| 273| 225| 205| 162 | 165
Total Units 655 617 715 629 599 442 430 357

* Adjusted based on 2/3 of all permits issued for new manufactured/mobile homes
Source: Greenwood County, 2004.

Figure 6-7. New Housing Construction, 1996 to 2003
Greenwood County
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Source: Greenwood County, 2004.

6.2.2 University Housing Need and Impact

Greenwood County is home to Lander University i a four-year public postsecondary institution with an
annual enrollment of nearly 2,300 students. Enrollment at Lander peaked in 2002 at 2,331 students and
then fell slightly in 2003 to 2,291 students. University enroliment consists primarily of undergraduates.
Due to limited graduate course offerings, graduate student enroliment has been low at Lander University
during the past decade, ranging from a low of only three students in 2000 to a high of 22 students in
1997. The average annual graduate student enrollment from 1994 to 2003 was 12.4 students.

More than half (1,335) of Lander University students are housed in off-campus accommodations. As
shown in Table 6-5, this demand has increased steadily since 1994, with the exception of a slight
decrease to 1,100 students seeking off-campus housing in 2000. Students living in on-campus housing
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have nearly equaled or exceeded the capacity of campus housing for every year since 1995, with
demand significantly exceeding capacity in 1999, 2001, and again in 2003. In 2003, more than 88% of
on-campus housing was utilized i down from nearly 93% in 2002. This percentage is actually low when
compared to previous years, when more than 90% of housing capacity was utilized by students. In 2003,
58% of Lander students lived off-campus i the highest percentage within the last ten years. The
Count y 6irg mhrketi ovides a necessary outlet for students who seek housing either due to a
shortage of on-campus housing or because of a preference for the amenities and freedom of off-campus
living.

October 2006

Figure 6-8. Student Enrollment and Housing, 1994-2003
Lander University

% of

Students % of Students | Students
Campus Housed Housing Housed in Off

Total Housing On Capacity Off Campus

Year | Enrollment | Capacity Campus Utilized Campus Housing
1994 2,054 1,083 1,069 98.7% 985 48.0%
1995 2,065 1,083 1,034 95.5% 1,031 49.9%
1996 2,093 1,083 1,052 97.1% 1,041 49.7%
1997 2,099 1,083 1,047 96.7% 1,052 50.1%
1998 2,158 1,083 1,020 94.2% 1,138 52.7%
1999 2,144 1,082 999 92.3% 1,145 53.4%
2000 2,122 1,082 1,022 94.5% 1,100 51.8%
2001 2,211 1,082 962 88.9% 1,249 56.5%
2002 2,331 1,082 1,003 92.7% 1,328 57.0%
2003 2,291 1,082 956 88.4% 1,335 58.3%

Source: Housing Office, Lander University, 2004

Lander is situated on a wooded site of approximately 100 acres within the City of Greenwood. In addition
to six major buildings erected since 1973, campus improvements have included extensive renovations to
a number of older facilities, completely new housing complexes, athletic fields and parking lots. The
University introduced a new ten-year Campus Master Plan in 2003. One of the first phases of the plan
calls for construction of a new residence hall to house 300 students, with completion scheduled for the
Fall of 2005. The new facility will bring the campus housing capacity to 1,382 students when completed
and should reduce the number of students seeking off-campus housing.

6.3 Housing Location
Within Greenwood County, nearly 12% (34,136 acres) of land is in residential use (Figure 6-9). Of this
acreage, more than 79% (27,086 acres) is in use as single-family residential. Single-family housing

occupies 9.4% of the Citybés total |l and area. Near |l y
Countyds residential l and area, is in use by individua
small percentage of t he Countyds residential |l and is ufamly f or m

(1.3%) and duplexes (0.4%).

The Count yabndy hausing ¢ Icarcentrated most heavily in and around the City of Greenwood
and the Towns of Ninety Six and Ware Shoals (Figure 6-10). Much of the remainder of housing
development in the County is sited along major thoroughfares radiating out from the City and the towns.
Housing in the unincorporated areas of the County is primarily single-family and mobile/manufactured
homes. Single-family development is predominant near more urbanized areas and mobile/manufactured
homes are more prevalent in the rural areas of the County. Lake Greenwood, with its recreational and
scenic amenities, has attracted additional concentrations of residential development.
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Figure 6-9. Land Area by Residential Land Use, 2004
Greenwood County

Land Use Acres Percentage of Residential
Single-Family 27,085.87 79.3%
Multi-Family 456.16 1.3%
Mobile/Manufactured Home 6,047.70 17.7%

Mobile Home Park 403.56 1.2%

Duplex 142.36 0.4%

Total Residential 34,135.65 100.0%

Total Acres % Residential of Total

All Land Uses 289,293.36 11.8%

Source: Greenwood City/County Planning Department, 2004.
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Figure 6-10. Housing Location by Land Use Type, 2004
Greenwood County

Source: Greenwood City/County Planning Department, June 2004
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