Redevelopment Commission
City of Greenville - North Carolina

The Center City - West Greenville Revitalization Plan

THE CONCEPT

This Revitalization Plan faces the challenge of bridging
the urban renewal era of downtown planning and

redevelopment

with the more recent downtown

development and planning principles. This Plan, shown
on Maps 3.1 and 3.2, also sets forth the direction for
public / private partnerships which will complete and
protect the investments which are now in place.

The Conceptual Plan, Map 3.1, focuses primarily on the
physical development issues in the center city. Specific
areas of emphasis include: traffic patterns and parking,
land use, zoning, public improvements, and design
guidelines.

In order to protect, enhance, and promote those
elements that are unique to downtown Greenville, the
following objectives should be met:

1.

Maximize vehicular and pedestrian access and
circulation.

2.  Continue present land use with emphasis on mixed-

use developments including urban residential,
specialty retail, entertainment, cultural, educational,
(ECU), and municipal uses.

3. Expand and define the boundaries of downtown to

connect to the residential neighborhoods both east
and west of the center city.

Improve the visual and functional image of the center city
and West Greenville by elimination or relocation of non-
conforming uses.

Promote joint opportunities for quality development which
enhance the growth, image, and identity of downtown
Greenville and East Carolina University.

. Balance the small town character with the big city

intensity generated by the new residential, entertainment,
educational, or hotel uses. Limit large scale
development to major activity nodes or key
predetermined sites.

Increase the amount of open space in the downtown with
emphasis on public access to the Town Common.

Increase the scope of uses and activities in the
downtown to create night and weekend activity.

As automotive access to the center city is improved by
construction of the Tenth Street Connector as a major
thoroughfare and as traffic volumes increase, attention must
be given to maintain the quality of the pedestrian circulation
and pedestrian / automotive intersections.

The Tenth Street Corridor will have the following important
intersections along its route through the center city of
Greenville:
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Map 3.1: Conceptual Plan
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City of Greenville - North Carolina
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The Center City - West Greenville Revitalization Plan

e Tyson Street as the new gateway entrance to the
West Greenville neighborhoods.

e Chestnut Street as the location of a new shopping
node for the West Greenville neighborhoods. See
Figure 3.1.

e Underpass at the Seaboard Coast Line Railroad
recommended as the new gateway entrance to the
center city. An alternate design maintaining
Dickinson Avenue as a through street is also shown.
See Figure 3. 2.

e Evans Street as the main entrance to the downtown
core from the south. See Figures 3.3 and 3.4.

e Lawrence Street as the new entrance to the East
Carolina University campus. See Figure 3.5.

Tenth Street must be carefully designed to minimize
conflicts between pedestrian traffic moving to the
downtown core and the University, and automotive traffic
moving east and west through the downtown. At these and
other key intersections, special pavement at pedestrian
crossings, landscaping, traffic signals, and signage must
be used to improve the quality of pedestrian circulation. At
present , conditions along Farmville Boulevard including
incompatible land uses, overhead power lines, and poor
landscaping.

This intersection of Tenth Street with Dickinson Avenue
and the Seaboard Coast Line Railroad will be studied by

the engineering firm hired by the City to develop the design for
the Tenth Street Connector. The design for Tenth Street may
require this road to be an overpass at this location. However,
the overpass will negatively impact the City’s ability to develop
a much greater area on each side of the Connector in this
area and therefore, is not recommended. As the design is
developed, it will be important to try to maintain Dickinson
Avenue as a through street without negatively impacting the
design of this gateway by forcing Tenth Street to be an
overpass.

The completion of the Tenth Street Connector should be used
as the opportunity to change Martin Luther King, Jr. Drive from
a major thoroughfare to a neighborhood collector street. The
right of way should be reduced to increase the width of the
streetscape along each side of the street and provide
opportunities to improve the image of this residential area.
Traffic circles are proposed at the intersections with
Fourteenth Avenue and Albemarle Streets to calm traffic and
eliminate transient vehicles from the area.

Access to the downtown core from Dickinson Avenue and
Charles Boulevard must be de-emphasized by traffic control
devices. The historical character of Dickinson Avenue and its
proposed use as an arts district should be geared to
pedestrian traffic as indicated in Figure 3.2. Access to the
downtown core and its concentration of retail uses via
Farmville Boulevard and Evans Street should be encouraged
by traffic control devices and streetscape improvements.
Figure 3.4 shows the character of the retail core on Evans
Street in the center city.
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Figure 3.1: West Tenth Street Commercial Node
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EPST CARPLINA UNVERSTTY

Before

Figure 3.2 West Tenth Street Bridge Designs

Alternate Tenth Street Bridae Desian
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This entrance will be the main gateway
into the downtown core. The street will
be narrowed to provide a center median. P |

Buildings along this ‘
corridor should be

i
built to the property \T
line. :
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Figure 3.3: Intersection at Evans and Tenth Streets

E !ﬁ P |y GEORGE « HENRY « GEORGE « PARTNERS Page 3-7
ﬁ Betsch/ssociates loiland Consulting Planners, Inc. Il"! Economic and Development Consultants
b a |




The Center City - West Greenville Revitalization Plan
Redevelopment Commission
City of Greenville - North Carolina

Performing arts center. City Hall Town Common w/ amphitheatre.

New housing over retail. — / University housing.
Hiiny ' . = _ SO New university

dining hall

s < allitiversity academic
expansion.

Figure 3.4: New Gateway Entrance to Downtown on Evans Street
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Figure 3.5: Proposed Tenth Street Entrance to East Carolina University
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The Center City - West Greenville Revitalization Plan
Redevelopment Commission
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istoric light fixtures.

Retail buildings in the -3
downtown core.

Existing4agg@scaping.

Figure 3.6: View north on Evans Street
This street to be reduced to two traffic

lanes to provide on-street parking to
support future development.
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Figure 3.7: View west on First Street
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The Center City - West Greenville Revitalization Plan

Due to the low traffic volumes on First Street, this street
should be reduced from 4 lanes to 2 lanes and angle
parking added on both sides of the street. These 175
additional spaces should be used to support public
activities in the Town Common and provide overflow
parking the County and Federal Courthouses. Refer to
Map 3.2 and Figure 3.7 for the changes recommended in
this area.

Current alternatives to improve parking in the center city
include working with downtown land owners to better utilize
parking resources, including relocation of employee
parking to provide more visitor parking in key commercial
areas and create additional on-street and surface lots for
visitor and employee parking such as along First Street or
on the two blocks bounded by Third, Greene, Fifth, and Pitt
Streets.

The present costs and parking demands do not currently
justify the construction of new parking garages. However,
future garages should be planned primarily for locations
that will leverage proposed new developments. Several
potential sites have been indicated on Map 3.2, including
the east side of the block bounded by Third, Evans, Fourth,
and Cotanche Streets. This site will help leverage the Self-
Help Office Building, other retail/entertainment uses on
Evans Street, and future development by the University of
its property to the east of this block. A second site should
be selected to help leverage development of a mixed-use
office/hotel complex on the site of the Humber House.
These decks should be designed to house future ground

floor retail along the street frontage, if practical.

An intermodal transportation center has been discussed for
the center city. This facility will provide a central hub location
from which all forms of public transportation will operate and
create opportunities for connection to other modes of
transportation including regional systems. Potential users may
include Greenville Area Transit (GREAT), Pitt Area Transit
(PATS), East Carolina University Student Transit Authority
(ECUSTA), Greyhound/Carolina Trailways, taxis, hotel and
airport courtesy vans, and in the future, passenger rail service.
In addition, it will serve as a primary transfer point for public
transportation service and provide bicycle and pedestrian
connections. Intermodal transportation centers have also
been built in downtowns around the country as catalysts for
economic development.

Typically, these facilities are located in downtown areas
serving as a primary point of destination from which
pedestrians will walk to their final destination or transfer to an
alternative mode of transportation to continue their travels.
Currently, GREAT’s primary transfer point is located in the
downtown area a few blocks from one of ECUSTA’s primary
transfer points at Mendenhall. Most taxi services and the
Greyhound/Carolina Trailways Depot are located in or very
near the downtown area. A single facility centrally located in
Greenville would offer citizens and visitors an opportunity to
access any form of public transportation as they travel
throughout Greenville and the region. It also would serve as a
means of connecting the East Carolina University campus and
the medical school campus at the hospital. With the hope of
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Redevelopment Commission
City of Greenville - North Carolina

The Center City - West Greenville Revitalization Plan

regaining the passenger rail transportation that once served
Greenville, locating the facility adjacent to an existing rail line
such as the Seaboard Coast Line Railroad would be
preferable. The City will be seeking the services of a
consultant to study the feasibility to determine the need and
possible location for an Intermodal Transportation Center.

Il. TRAFFIC AND PARKING RECOMMENDATIONS

The existing traffic patterns are delineated on Map 1.3.

Based on these patterns, the conceptual plan was
developed to accomplish the following objectives:
1. Complete the Tenth Street Connector. Figure 3.8

shows the existing conditions which will need significant
work to create proper image for this major entrance to
the downtown.

2. Change Martin Luther King, Jr. Drive to a neighborhood
collector and consider traffic circles at each end.

3. Improve the key Tenth Street corridor intersections to
leverage development on this major east-west
thoroughfare.

4. Reestablish Evans Street as the major route into the
center city from the south.

5. De-emphasize Dickinson Avenue as a major entrance
into the downtown due to its size and image.

6. Establish potential locations for surface and on-street
parking to support currently proposed downtown
development.

7. Reduce the width of First Street and provide on street
parking.

8. Provide on-street parking on Reade Circle adjacent to
the University.

9. Land bank property for two future recommended
parking garage sites.

10. Improve pedestrian circulation systems in the
downtown core including linkages between the center
city and the University. A prime example is the
creation of pedestrian alleyways to provide access
from parking lots to the shopping streets as shown in
Figure 3.9.

lll. LAND USE RECOMMENDATIONS

The future land use for the center city, delineated on Map
3.3, was developed to address the following objectives:

e Emphasis on joint use projects driven by the
University’s growth and leveraging other related private
development for the City.

e  Expansion of the boundaries of the downtown core to
connect to the residential neighborhoods east and west
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The Center City - West Greenville Revitalization Plan

of the center city. o

e  Creation of commercial development along the major
road corridors such as Tenth Street and Evans Street.

. Improvement of the open space in the Town Common
to leverage other adjacent residential and commercial
projects.

e Increase of the density and the scope of land use in
the downtown core to create night and weekend
activity.

e Removal of incompatible uses from the area to
encourage future investment.

The proposed future land use and zoning change

recommendations to support these objectives are shown .

on Maps 3.3 and 3.4. The future land use plan has the
following features:

e  Encouragement of infill retail and entertainment uses
along Evans Street and the key parcels on the Tenth
Street corridor to provide critical mass and choices for
the patrons of the center city. The existing bars in the
area must be upgraded in both quality and image to
support additional commercial development. One of
the projects proposed for this use is a mixed use
project consisting of an inn, University alumni center,

and office building. o

Provision of space for University academic expansion
into the four block area bounded by Eighth, Cotanche,
Tenth, and Evans Streets.

Development of an active recreational use for the
Town Common to bring visitors to the downtown. It
should be located at the north end of Evans Street as a
focal point for the retail corridor. The edges of the
Common must be defined to create a greater sense of
security for this open space. See Figure 3.16 for a
proposed active use of the Common.

Development of medium to high density residential
units south of First Street leveraged by the investment
in the Common. See Map 3.2. The existing conditions
at this intersection are shown on Figure 3.7

Development of University student housing on
University property on either side of Reade Street from
First Street to Fifth Street. Although this use has not
been approved by the University, we believe it will
provide a critical link from the downtown core to the
neighborhood to the east. It will also provide a great
deal of “body heat” for the commercial uses in the
center city and reduce the automobile trips in the area.
This development will be supported by the new
University dining hall being constructed in the southeast
corner of the intersection of Fifth and Reade Streets.

Development of a City governmental center on the

BetschAssociates f}’ : , Ill
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Poor image of the existing buildings on this portion of
Tenth Street. This type of building to be replaced with
- new buildings built to the property line.

Existing utility lines to be ,
-~ placed underground. . e
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Figure 3.8: View east on Tenth Street =N 2 e | ——
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Figure 3.9: Alley next to Starlight Cafe
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The Center City - West Greenville Revitalization Plan

block bounded by Martin Luther King, Jr. Drive,
Greene Street, Fourth Street, and Washington Street.
The City is currently planning an expansion of the
Greenville Utilities Commission (GUC) building as a
new City Hall. See Figures 3.16 GUC is moving into
the adjacent Wachovia Bank Building, Figure 3.17

Development of a new county governmental building
on the block immediately west of the Pitt County
Courthouse to leverage additional related office space
and “body heat” in the downtown core. The existing
courthouse is shown on Figure 3.14  Although this
proposed office building has not been approved by
the County, it is a logical move since the County has
recently renovated and expanded its Courthouse and
since City government has made its commitment to
the vitality of the downtown core.

Development of additional medium density residential
uses on the west side of the commercial core on the
blocks bounded by Third, Greene, Fifth, and Pitt
Streets. This development could be part of a high
density mixed income project similar to those
currently being developed in many other medium
sized cities. This use will provide a critical link from
the downtown core to the neighborhoods to the west.
It will also leverage a great deal of “body heat” for the
commercial uses in the center city and reduce the
automobile trips in the area.

Development of an arts and science / cultural /
entertainment district in the area bounded by Dickinson
Avenue, Reade Circle, Evans Street, and Tenth Street.
This will require relocation of the UNX Chemical facility
to a more compatible site. In addition, several other
automotive related uses along Tenth Street and
Dickinson Avenue should, over time, be relocated. The
suggested uses for this area to provide critical mass to
provide critical mass to the existing Museum of Art and
the County Library include a Performing Arts Center and
the Eastern North Carolina Regional Science Center or a
theatre complex. See Figure 3.18. Selective demolition
of non-historic sections of the existing UNX facility could
provide a large surface parking area to support the high
intensity uses around the perimeter of this area. The
traffic generated by these facilities will further support the
commercial uses in the downtown core.

The Dickinson Avenue corridor should be developed as a
specialty retail or arts district. The pedestrian scale of
the street and the quality of the historic buildings provide
an excellent infrastructure for this proposed development.
The intent of the Pan is renovate or restore the historic
buildings in accordance with the guidelines from the
Department of the Interiors and the State of North
Carolina. The incentive to renovate these historic
buildings is the 20% tax credit that can be achieved. See
Figure 3.19 for an overall view of the corridor and Figure
3.20 for typical recommended facade improvements for
buildings in the center city. Figures 3.21 — 3.23 provide
examples of excellent and poor
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Figure 3.10: Proposed Development of the Town Common
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Figure 3.11: Northwest corner of the intersection of Reade and Fifth Streets
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Figure 3.12: View north on Reade Street
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Figure 3.13: Proposed University housing along Reade Street
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-
o Historic building which
“ .. has been recently
HI renovated and expanded
ak

“

|
l Excellent example of historic
G bu’ilding to be maintained.

Figure 3.14: Pitt County Courthouse on Evans Street

o -

Figure 3.15: City Hall
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Local of building
expansion.

Architectural cha thatisn
compatible with the owntown v
core. Street Ievel renovation
would be helpful. :

Figure 3. 16 Greenville Utilities Building

Figure 3.17: Wachovia Bank Building
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Figure 3.18: Proposed Performing Arts Center
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Figure 3.19: Redevelopment of Dickinson Avenue
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building rehabilitation.

Removal and relocation of most commercial uses along
the Martin Luther King, Jr. Drive corridor. Development
of streetscape improvements and future high quality
residential development should solidify the land values in
this area and increase the home ownership in these
neighborhoods.

Development of a commercial node at the intersection of
Chestnut Street and the Tenth Street Connector. This
commercial use will create opportunities for relocation by
the existing businesses on Martin Luther King, Jr. Drive.
Location of these commercial uses along the Tenth
Street corridor will allow them to capitalize on the much
larger traffic volumes on this road, while providing a
valuable service to the West Greenville neighborhoods.
Figure 3.1. The new routing of the Tenth Street
Connector must be coordinated to provide an
appropriate area for the size of his commercial
development.

Development of an independent living center along
Martin Luther King, Jr. Drive. This center will provide a
potential home for displaced residents of the area.

Introduction of an expanded site for the expansion /
renovation of the Sadie Saulter Elementary School
providing educational and recreational opportunities.
Development of such a school will also help to
remove

dilapidated and deteriorated structures from two
high crime areas within the Redevelopment Area.

IV. ZONING RECOMMENDATIONS

To support the above noted land use plan, the following
zoning changes are recommended and shown on Map 3.4.

1. Change the OR uses in the blocks at the northern end
of the downtown core to CD.

2. Change the zoning long the Tenth Street corridor from
CDF to CD to be more compatible with the proposed
zero lot line development recommended for this area.

3. Removal of the IU uses in the area around the UNX
Chemical facility and along Albemarle Avenue. These
industrial facilities are not compatible with the
surrounding commercial and residential uses.

4. Change the CDF zoning along Martin Luther King, Jr.
Drive to OR and R-6 to support the redevelopment of
this corridor as a part of the residential
neighborhoods.

5. Change the R-6 zoning throughout the West
Greenville neighborhoods except along Martin Luther
King, Jr. Drive and Albemarle Avenue to a more
restrictive zoning to encourage development of single-
family residences and home ownership throughout
the area.
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Provide active storefronts
with large amounts of glass.

Paint elements of building
0_highlight historic elements.

Use canopies to
provide pedestrian
scale on the street level.

Figure 3.20: Existing Building Renovation — Dickinson Avenue
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Examples of appropriate reuse of
existing downtown retail buildings.

Renovation compatible with
appropriate design guidelines fo
downtown retail buildings. :

= Wood and glass storefronts ; .
il g

Figure 3.21: Third Street Retail Buildings 4%

Figure 3.23: Evans Street Retail Building

Figure 3.22: Evans Street Retail Building
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Adaptive reuse of historic
downtown building.

aaterials.

ior facade treatment
ompatible with

.. 4

Figure 3.24: Evans Street Retail Building

Historic building to be maintained.

|

Figure 3.26: Evans Street Retail Building

Figure 3.25: Federal Courthouse Building
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6. Create an overlay district in the center city which does
not allow bars which do not serve food into the area.

It is important to note that these rezonings will occur over
time and in phases. These rezonings will not occur until
the City has acquired the property required for the plan.

SITE DEVELOPMENT STANDARDS

As a part of the creation of an overlay district for the center
city, the City should develop and adopt more prescriptive
site development standards that include minimum and
maximum setbacks, and require minimum building
frontages along key pedestrian-oriented commercial
streets. The recommended standards would include the
following:

. Buildings should be placed and oriented toward the
primary street frontage with parking placed along the
side or to the rear of the building.

. All buildings should have a pedestrian entrance on the
primary street frontage.

. Establish a minimum and maximum front yard setback
(example: 10 to 25 feet) to allow for wider sidewalks,
site landscaping, and outdoor dining, etc. Set back
standards should be set to allow buildings to move
closer to the street, but not require them to do so,
except to the extent they do not permit parking in front of

a building. This limit on setbacks will enhance the
potential for an active pedestrian environment.

. Where parking areas front along the street, a continuous

opaque screen should be provided such as a wall or
hedge ranging in height from a minimum of 2 feet to a
maximum of 3 feet to hide the car fenders from view.

. Sidewalks should be provided with a minimum width of 6

feet for pedestrian movement, with the minimum front
yard setback of 10 to 15 feet utilized as a potential street
furniture / commercial use zone.

. Street trees provide scale to the street, shade, and

separation from traffic for the pedestrian. They should
generally be planted 30 feet on center and placed as
close to the street as NCDOT standards will allow, ideally
4 to 6 feet from the back of curb.

. Appropriately scaled street lighting is a typically

overlooked element of a successful pedestrian friendly
district, particularly where nighttime activities are a critical
part of the use of the active district. Pedestrian-scaled
lighting should be provided along sidewalks with fixtures
limited in height to 12 feet.

. All developed sites should provide at least one

continuous intra-parcel walkway of at least five feet in
width to connect sidewalks adjoining rights-of-way to the
main entrance of the building.
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9. Inter-parcel vehicular access between abutting
properties should be provided with new development so
that access to individual properties can be shared,
minimizing curb cuts and providing better pedestrian
circulation.

VI. CRIME RATES

The proposed land use plan places active uses and new
development in areas noted as medium and high crime
areas on Map 1.5. The elimination of incompatible uses
particularly along Martin Luther King, Jr. Drive will raise
property values, increase home ownership, and reduce the
crime in the overall West Greenville neighborhoods.

One of the issues in the downtown area revolves around
the location of bars in the area between Third Street, Reade
Circle, Washington Street, and Reade Street. These bars
are not compatible with surrounding uses in the center city
and have buildings in serious disrepair that blight this area
of the downtown as shown on Figure 3.27. These bars
should be relocated and upgraded in the Dickinson Avenue
corridor to create an entertainment district for the area.
Removal of these bars would help reduce crime in the
center city.

Other recommendations to reduce crime in the center city
include:

1. Additional lighting to improve police surveillance.

2. Careful selection of landscape materials to eliminate
hiding places.

3. Addition of active uses and housing in the center city.
VII. UTILITIES

Based upon the existing utility systems, the following utility
infrastructure improvements are recommended:

1. Placement of all electrical lines along the Tenth Street
corridor underground. This change is necessary to
preserve the image of the center city for all visitors.

2. Relocation of the aerial feed electrical service from
Martin Luther King, Jr. Drive to Fourth Street. This
change will improve the image of this corridor and will
substantially lower cost than placing the service
underground. See Map 1.6.

3. Expansion of the downtown district using historic lamp
posts to the area bounded by First Street, Reade Street,
Reade Circle, and Pitt Street.

4. Painting all other lighting fixtures and traffic signal
standards a color to match the historic lamp posts.
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Figure 3.27: Tavern On Cotanche Street
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Vill. KEY PARCELS FOR DEVELOPMENT

The following key parcels for development are located to
support the future land use plan, reinforce the Tenth
Street and Evans Street corridors to provide high
intensity uses at major nodes or intersections, and to
leverage other related private investment in the center
city.

1. Block bounded by Fifth, Evans, Sixth, and
Washington Streets for a hotel / alumni center mixed
use complex. See Figures 3.29-32.

2. Northern half of the three blocks south of First Street
for medium density high income residential
development.

3. Eastern portion of the block bounded by Reade
Circle, Evans Street, Eighth Street, and Dickinson
Avenue for a major public use such as a performing
arts center.

4. The four blocks bounded by Eighth, Cotanche,
Tenth, and Evans Streets for University academic
expansion.

5. The southwest and northwest corners of the Evans
and Tenth Streets intersection for a gateway
entrance and commercial development for the
downtown core.

Area bounded by Martin Luther King, Jr. Dive,
Albemarle Drive, and Seaboard Coast Line Railroad for
an independent living center or city park. (Figure 3.28)

Blocks bounded by Myrtle Street, Grande Avenue and
the new Tenth Street Connector for a neighborhood
commercial center to support the West Greenville
neighborhoods.

Figure 3.28 Intersection of MLK Jr. Drive and Albemarle Avenue
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Potential site for
hotel/ office mixed
use complex.

Ak bt TR
Figure 3.29: View west on East Fifth Street Appropriately scaled retail

building.

Cub0t e

Figure 3.30: View north on Evans Street
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Figure 3.31: Hotel / Office Mixed Use Complex
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Figure 3.32: Hotelr/ Office Mixed Use Complex
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