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Town of Pendleton
Planning Commission
Regular Meeting
October 9, 2025
Pendleton Town Hall, 6 pm

AGENDA:

1. Call to Order:

2. Approval of prior meeting minutes: From the meeting of September 11, 2025.
3. Public Comments.

4. Public Hearings:
a. Hold a public hearing to gather information before making a recommendation to

Pendleton Town Council to adopt the Ordinance establishing Design Guidelines
for the Village Hills Tax Incremental Finance District (TIF).

5. New Business / Action Item:
a. The consideration of approving a resolution making a recommendation to
Pendleton Town Council to adopt the Ordinance establishing Design Guidelines
for the Village Hills Tax Incremental Finance District (TIF).

6. Updates:

7. Adjournment:
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Town of Pendleton
Planning Commission
Regular Meeting
September 11, 2025
Pendleton Town Hall, 6 pm

MINUTES:

1. Call to Order:
Chairman Mr. Perkins called the meeting to order at 6 pm.

2. Approval of prior meeting minutes: From the meetings of 07/10/2025 and 08/14/2025.
Chairman Mr. Perkins asked if there were any questions or comments about the submitted
minutes from the last meetings. With no questions, Mr. McCuen made a motion to
approve the minutes as submitted. Ms. Gemmill seconded the motion, and all members
voted in favor of at 6:01 pm.

3. Public Comments.

Chairman Mr. Perkins opened the public hearing portion of this meeting at 6:01 pm.

Mr. Skip Steal from 1016 Challedon Way spoke against the development and asked the
commission to deny the request.

Mr. Richard Baldwin from 204 Hillendale Rd. Spoke against the development and
expressed his concerns with it if approved.

Ms. Amy Crab from Cherry Street Extension spoke against the development.

Ms. Linda Symborski from 1200 Cherry Street Extension spoke and read a letter from Mr.
Stuart Penan from the Villages at Pendleton, LLC, opposing the requested development.

Ms. Linda Symborski from 1200 Cherry Street Extension spoke and expressed her
concern with this development and her opposition to it. She asked the board to deny the
developer's request.

Mr. Alex Symborski from 1200 Cherry Street Extension spoke and opposed the
development, asking the commission to deny the developer's request. He also spoke about
ingress and egress to and from the property.



With no further comments from the public, the comment portion was closed at 6:20 pm.

4. New Business / Action Item:

a. The consideration of approving a resolution making a recommendation to
Pendleton Town Council to accept the request from The Center Park Group / CPG
Development LLC and make a Major Change to the current Planned Unit
Development Zoning (PUD) on property located off Cherry Street Extension,
having TMS#s 62-00-08-009 and 63-00-01-007

Chairman Mr. Perkins opened the action item at 6:20 pm and asked staff to
deliver their report. Mr. Poulson read his report to the commission and informed
them that the applicant was present for any questions.

The applicant, Mr. Mark Mathewson, addressed the commission and explained
their request to change the commercial portion of this Planned Unit Development
from the senior living facility to a more flexible commercial development.

Mr. McCuen inquired about the 1ssues with ingress and egress on this property
and asked about their plans for addressing these concerns. Mr. McCuen explained
that he was concerned about the width of the current road on the apartment
property and the proposed traffic that would be using it. Mr. Mathewson stated
that this road was an approved easement on the property and that it was a shared
road that was carved out years ago. He also said that they would be glad to
explore other options for incorporating a different driveway elsewhere on the
property, if available, and made a condition of approval.

Ms. Dawson asked Mr. Mathewson what he thought the problem would be with
building the senior living facility on this property. He stated that his company did
not engage in that type of development, and he has no direct experience with it.
Ms. Dawson asked him if there was a way to include a senior living facility in
their current design and utilize it as an independent living facility. Mr. Mathewson
stated that he was unsure whether that would meet the current requirements of a
senior living facility, and he did not know what the demand would be for that.

Ms. Gemmill asked Mr. Mathewson if they were the legal owners of the property.
He responded that they were not the current owners. She also asked Mr,
Mathewson if they had conducted a market study for this area and what it
identified as possible businesses. Mr. Mathewson stated that the Beach
Commercial Company conducted a market study for this property and identified
businesses such as restaurants, retail, office, and health services would work well
here.




Chairman Mr. Perkins asked Mr. Mathewson if he had any experience with DOT
studies on private roads. Mr. Mathewson stated that the road on the apartment's
property was private, and he didn't think the DOT would request any
improvements on that road. Chairman Mr. Perkins informed Mr. Mathewson that
he felt he had not adequately addressed all the issues and problems identified by
the commission.

With no further questions or discussions from the commission, Chairman Mr.
Perkins made a motion to deny the developer's request for the Major Change and
leave the senior living facility requirement in place. Ms. Dawson seconded the
motion, and Chairman Perkins called the roll of commissioners for a vote. Mr.
Holland voted against the motion. Ms. Jones, Ms. Gemmill, Chairman Mr.
Perkins, Ms. Dawson, and Mr. Morningstar all voted yes. Mr. McCuen abstained.
Motion passed six (6) to one (1) at 6:57 pm.

5. Updates:
No updates given

6. Adjournment:

With no further business, Mr. Morningstar made a motion to adjourn, which Ms. Gemmill
seconded. All members voted in favor of at 6:59 pm.

Chairman: Date:
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ADDITIONAL STAFF COMMENT Page 7 describes residential building types for this
phase which will be "Row Houses © See page 7 for details of architecture Applicant
must show/state if the Row Houses will be on their own zero-lot-line lots ( and hist this
requested setback) which must front on a public road, and have indwidual ownership
for each ot and structure on the zero-dot-hne tot I they are Town House style
structures that all share one ot but have separate ownership of the piece of the
structure that thewr unit occupies. then this must be shown and stated.  Applicant

must also explain how this architecture fits with Phase 1B architecture.

ECIFIC CHANGES TO PHASE 1B (PAGE 2 OF THE BOOKLET:
Reduce density from 115 town home units to 78 single family lots.

STAFF COMMENT Acceptable request and a well-planned change It allows mixed
housing types withan the planned development 80O that people of different incomes and

stages of ife can coexst within shis planned neighborhood.

or single family use. _
request and a well-planned change All units in
style is complimentary to the architecture

st b i
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- PHASE 1A

SITE PLAN

VILLAGES AT TOWN CREEK - /ndee

LOCATED AT LEBANON RDOAD & WESTINGHOLUSE ROAD
PENDLETON, ANDERSON COUNTY, SOUTH CAROLINA

LLe

PREPARED FOR: EBSC, PENDLETON STATION,
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GALLIVAN VWHITE BOYD
{ 'wng?f;',\ capoerience for a;'."img'!fa’x PIEECES
July 9. 2028

VIA EMARL & 1LS, MATL

Me. David AL Poulsen
Planming: Zoning Administrator
Town of Pendleton

310 Grreenville Street
Pendivton, 8C 24670

1864) 646-9309

davidpe towiolpendlcion.org

Re:  Agenda Items for July 10, 2025 Plauning Commission Meeling
Dear Mr. Poulson,

I represent the Village al Pendieton, LLC ("Village at Pendleton™), owner of the townhome
community focated at Andersos County Tax Map No. 863.00-01-006 {*VAP Property™). | understand
that the Town of Pendleton Planning Commission (“Planning Commussion”™) has scheduled a meeting o
gather information before recommending amendmenis to the current Zoning Ordinance, specificatly
regardimy the process for requesting a mujor change to a Manned Unit Development (PUD™L The
agenda for tomorraw’s meeting states that the Planting Commission will consider the following:

«  Approving 2 resolution o recommend that the Town Council amend “Article § Planned
Development District Section 3-6 subsection 3H! Major Change™ of the curremt Zoning
Ordmance to officiaily change the process for requesting a Major Change to a PUD: and

« Approving a resolutton to recommend that the Town Counct accept the request of CPG
Development, LLC ¢ CPG"p 1o moke a Major Change to the current PUD zoning on the property
located between Cherry Street Extension and Lebanon Road, identified as Anderson County Tax
Map Nos. 02-00-08-009 and 63-00-01-007 "Cherry Street Property™),

The current Cherry Street Propenty PUTY requires a senior Bving facibity along with single-tumily
and detached homes, with the former serving as the commercial compaonent of the nuxed-use disirict.
Accaording to the Swff Report, CPG s reguested Major Change seeks to remove the senior living facitny
roguirement from the Cherry Street Property PUD and replace it with a “flextble-use commereial area
destgned 1o accommodate fuiure murket demands.”

The Staft Report also includes an updated “Stutement of Intent”™ concermng the Chorry Stieet
Praperty. dated fune 26, 2023, which states that the “community will consist of detached single-tunuly




r

Apends lems fer July 10, 2025 Planning Comnlssion Meeling
July © 2023
Page 3 ut'6

We welcome the oppertunity to speak with vou or others fron the Planning Commission about
o b ] ) : B
these issaes. H vou have any questions or require additonad information, please do not hesitate 1o contact
me directly.

Smcercly,

GALLIVAN, WHITE & BOYD, P.A.

cendi LS

Carter R, Massingill

CRM/
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Staff Report to the Town of Pendleton Planning Commission for
Consideration of the proposed Village Hills Design Overlay District

Guidelines.
Date of Report: September 30, 2025
Report By: David Poulson, Town Planner
Applicant: Town of Pendleton
Request: That the Planning Commission make a recommendation that Pendleton

Town Council adopt the Village Hills Overlay District Design Guidelines.

Property Location: Village Hills TIF Area.

Existing Zoning: Flexible Review District (FRD).

Requested Zoning: No Change has been requested at this time.
Future Land Use Map: Low-Density Residential.
Surrounding Zoning & Land Use:

North: Zone: Planned Unit Development (PUD)

Land Use: Queens Mill Development.

West: Zone: Agricultural Forest (AF)
Land Use: Single Family Residential.

South: Zone: Out of Town Limits, Cherry Street Extension
Land Use: Single-Family Infill Lots.

10f3
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Existing Conditions: The Village Hills Redevelopment Area is located on the east side of downtown with
entrances off Cherry Street and East Queen Street. The TIF District area contains
207 acres and 160 properties. This reinvestment area includes Pendleton
Elementary School and Edgewood Square Apartments. The current conditions of
this area meet the definition of a blighted area as outlined in the Tax Incremental
Financing Law. The most notable sections of the Village Hills area that show blight
result from the age of the various structures and facilities, the dilapidated structures
below the minimum code standards, and the inadequate utilities serving this area.

20f3
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Attachment: A Village Hills Design Overlay District Guidelines

Staff Recommendation:
Staff recommend that the Planning Commission make a recommendation to Pendleton Town
Council to adopt the design guidelines.

30f3
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Pendleton Town Council

Municipal Complex
” 310 Greenville Street
2L Brenshaw Pendleton, SC 29670
864-646-9409
www.townofpendleton.org

Council Members Administrator
Lyn Merchant Steve Miller
Barbara Hamberg Municipal Clerk
Vince Gaulin Amber Barnes
Jeff Van Drie

RESOLUTION

A RESOLUTION BY THE PENDLETON PLANNING COMMISSION MAKING A
RECOMMENDATION TO PENDLETON TOWN COUNCIL TO ADOPT THE
VILLAGE HILLS DESIGN OVERLAY DISTRICT GUIDELINES.

WHEREAS, on April 4, 2022, Pendleton Town Council directed the Town Administrator to begin
establishing a Tax Increment Financing (TIF) Plan as a strategic tool to create a designated district in
which incremental tax revenues generated from new investments may be captured to fund publicly owned
improvements within blighted or conservation areas, with the goal of eliminating or preventing blighted
conditions; and

WHEREAS, the purpose of this redevelopment plan is to promote the health, safety, and general welfare
of the public by transforming deteriorated areas into vibrant residential neighborhoods, enhanced
municipal services, and improved school facilities—thereby reversing decline and encouraging long-term
revitalization; and

WHEREAS, on January 3, 2023, Pendleton Town Council approved Ordinance 23-03, formally
establishing and adopting the redevelopment plan utilizing the Tax Increment Financing tool for the
identified project area; and

WHEREAS, the creation of the Village Hills Design Overlay District (the “Overlay District™) has been
established to promote and protect the unique character, architectural heritage, and pedestrian-oriented
environment of the Town of Pendleton; and

WHEREAS, the adoption of the Village Hills Design Overlay District Guidelines provides a
comprehensive set of design standards that respect the historic character of Pendleton while encouraging
thoughtful and innovative development within the Village Hills area; and

WHEREAS, the enactment of this Overlay District ensures that new development, redevelopment, and
substantial renovations will contribute to the visual quality, functional harmony, and compatibility of the
area, while preserving the charm and character of a traditional Southern village; and,

WHEREAS, a public charrette meeting was held on Monday, September 8, 2025, to solicit public input
on the proposed guidelines for the Village Hills Redevelopment Design Ordinance.

Page 1 of 2
A RESOLUTION BY THE PENDLETON PLANNING COMMISSION MAKING A RECOMMENDATION TO PENDLETON TOWN
COUNCIL TO ADOPT THE VILLAGE HILLS DESIGN OVERLAY DISTRICT GUIDELINES



NOW, THEREFORE, BE IT RESOLVED by the Pendleton Planning Commission that the
Commission recommends Pendleton Town Council adopt the Village Hills Design Overlay
District Guidelines as attached.

ATTACHMENT A: Village Hills Design Overlay District Guidelines

ATTACHMENT B: Ordinance 23-03

Resolved in meeting duly assembled this day of , 2025,

Chairperson: Date:

Page 2 of 2
A RESOLUTION BY THE PENDLETON PLANNING COMMISSION MAKING A RECOMMENDATION TGO PENDLETON TOWN
COUNCIL TO ADOPT THE VILLAGE HILLS DESIGN OVERLAY DISTRICT GUIDELINES
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Village Hills Design Overlay District

Town of Pendleton
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A. Introduction
1. Design Guidelines Purpose

The Village Hills Design Overlay District ("Overlay District") is established to promote and
protect the unique character, architectural heritage, and pedestrian-friendly environment of the
Town of Pendleton, South Carolina. The Overlay District ensures that new development,
redevelopment, and significant renovations enhance the visual and functional quality of the area,
promote compatibility among uses, and preserve the traditional Southern village character. The

intent of the Overlay District is to: /

e Promote cohesive neighborhood character reﬂ

architectural vernacular //// /////////

» Ensure high-quality development and cofhpatible in 111/1n residential, commercial, and

e Hills' historic charm a

civic areas y ,/////
* Support walkability, public safety;zjg/i/ﬁ vibrant street life %//////
1t o //////
Enhance the transition between differerit.land uses //

A

¢ loster a sense of place through art coherence an//d _landscaping that
///

complements the town's he/rltage

/ f//

y/

Village Hills.
2. Applicability

an to the authority granted by the Town of

// nd the South Carolina Local Government

Overlay'f[:}js_t__rict staqdagds shall control.

B. Use Standards

The Village Hills Overlay District is intended to encourage a varying mix of residential types,
neighborhood commercial uses and civic uses.

* Residential Uses: Single Family Detached and Attached uses including Townhomes,

Duplexes, Triplexes, Quadraplexes and other multifamily attached buildings,
Apartments, Stacked Flats and Cottage Homes.

1|Page




e Commercial Uses: Neighborhood commercial uses that complement the surrounding
neighborhood will be allowed along Queen Street. Only Permitted Uses in the Town’s
Neighborhood Commercial District will be allowed.

¢ Mixed Use: Mixed Use development is encouraged. Residential uses are not permitted
on the ground floor of commercial structures but may be placed above the ground floor.

» Civic Uses: The Town plans to construct a new Town Hall, Police Department, Fire
Department and Public Works building on this site. This Civic Campus will be located
between the commercial uses on Queen Street and the residential uses of the district.

o

The District will also include publicly owned sidewalks,s
parks and open space.

ultiuse paths, greenways, ponds,

C. Design Principles

1. Design Goals:

¢ Honor Pendleton’s Southern v1lla/é9/ g/parm

¢ Promote walkability and visual cohemp
/////

¢ Blend residential, co

L]

rcial, and civic
Encourage sustainab!

Site Plannmg

¢ Encourage traditional lot proportions with compatible spacing
e Residential lots shall reflect traditional proportions and provide usable rear yards.
e Maintain green space in residential zones through rear yards and pocket parks

5. Parking

* Residential: Front garages are allowed but rear or side-loaded garages preferred
¢ Commercial: Parking located behind or beside buildings with landscape buffering

2lPage




Village Hills Overlay District Site Standards
Single Single | Single Single Multi- | Commer
Family | Family | Family Family Family | cial
Detache | Detach | Attached - | Attached - | over 8
d ed - | Townhome | Duplexes, | units
Cottag |s Triplexes
e or
Homes uadiaple
e
/%%%%
— gl o
Mlnlmum Lot | 6,000 |2,380 |[10,000 sq%/;g/}sm)//}/%% ft. | Two 5000  sq.
Size sq. ft.|sq. fi 7,8 uDuple;g/%/ Acres ft.
minimu | minimu e //////,/2
m n 12,000 — allé%///
;’/// .
Minimum Lot 100 ft. | 50 ft.
Width
Maximum # 20 N/A
of Units/ A
i
15 ft. 0 ft. 0 ft.
15 ft. 10 ft 0 ft.
20 fi. 15 ft. 0 fi.
minimu
Max Height | 35 . |35 |40, 351, 45t |45 .

3|Page




% Maximum | 30% 65 % 75% 75% 75% 100%
Lot Coverage

Required 2 2 2 2 2 Maximu
Parking Spaces m of 4
per unit spaces
Open  Space | 25% 25% 25% 25% 25% 0
Requirements

for more than 4
units

D. Building Design Principles

oy 3e i, . .
r’ buildings 1{/5}11; Village Hills
e . '//,'/"'- -

d to be met in addition to those

L

Overlay District. The below standirds will be requ

standards. The most restrictive sh
1. Inspiration

. Southerr}/_ Ner

.
7

o Gabledo _%}}igped 1o
width por

e Craftsman Bungalow (Residential Attached/Detached)

Hipped roofs with'dormers
Deep eaves with exposed rafters
Tapered columns on porch pedestals
Earth-ton ,jjal'gt;té’/with subtle contrast
Inviting front porches

Multi-pane windows

Garages

0 Q0 ¢C C 0 O 0

o Traditional Commercial Storefront

Framed construction with articulated surfaces
Transparent storefronts with large display windows
Recessed central entrances

Brick facades with subtle detailing

O 0 0 ¢

4|1Page




o Canvas awnings or wooden signage
o Articulated cornices
o Signage integrated with architecture

o Civic and Institutional

Brick or stone materials
Classical detailing (e.g., columns, cornices)
Monumental entries

Symmetrical forms

Contextual landscaping

Public gathering areas with landscaping

o 0 0 0 0 0

2. Color Palette: All development i
Color Palette (Earth Tones)

approved by the Zoning Administrator

kcye
/é/

cal pro_]ectlons recesses, or color/material changes.
1al structures may be up to 3 stories or 45 feet.

tional southern architecture (e.g., gabled roofs, lap siding, brick)
e Slab on grade construction will be prohibited. All new residential structures will be
built at an elevation at least 18 inches above the adjacent roadway

6. Accessory Structures

e (Garages, ADUs, and sheds must match the primary structure in materials, details
and roof pitch

5|Page




¢ (Garages, ADUs, and sheds can be no more than half the floor area of the primary
structure and cannot be taller than the primary structure

7. Materials Guide

All buildings in the Village Hills Overlay District shall use durable, regionally
appropriate materials.

Recommended:

+ Brick (red, brown, or sand tones)
e  Wood or fiber-cement siding

» Stone or masonry foundations

» Metal or shingle roofing in muted colors

2,
+  Wrought iron or painted wood railin o5
///////

+ Stone or brick features will be pr esent on more than
to be all the way around

three major components which mimic the human body: the base, body, and cap. The
feet provide stability, the torso provides height and bulk, and the head provides
identity. The base is that portion at ground level, where the building makes contact
with the earth. The body is the upper architecture, forming the majority of the
structure. The cap is the parapet, entablature or roofline, where the building meets
the sky. While they may be present in varying proportions and achieved using a wide
variety of technigues, such as changes in color, material, pattern, profile, or texture,
these components should be clearly identifiable.

6|Page




* Monotony Code: All Residential and Commercial developments of more than two
structures will be required to present a monotony code to the Town identifying the
requirements for repetition of structures with similar colors and architectural styles.

10. Porches and Stoops

¢ Defined Entries: Entrances should be differentiated architecturally to create a sense
of human scale.
o All residential structures are required to have a porch or stoop. Stoops or porches

are required on the front facades of homes. /////%
7

¢ Front porches shall be encouraged. When incorporating a front porch, it shall be a
minimum of 6 feet in depth. Front porche w}////f{be set back a minimum of 10 feet
: ine provigithe Giase n

rom the front of the property line provided the irage is set back a minimum of 20

feet. m///////é//g . ////

e Architectural elements like openings, bulkhieads, columns, and other
. Y, 4 . < 3
architectural features should beised’to establish humanScgle at the street level.

U, i,

s All commercial and mixed-use blﬁldmgs should accommodatg active street level uses

on all pedestrian-oriented frontages.//é%/’/////% ' ///////// //////////// -

o Large buildings frontin .
E

3

ltiple streets/f%%//l/}%/lglfprov1de multiple'enfrances.
.

Qtta"é style and placed on larger

,gzg}//q}%gmes
G, A
Garagés riust be se
L,

detached from the m

V1Ilage/{/ }jl;s neighborhood is designed to accommodate
Cottage Style Tiving op'lots smaller in size to existing parcels in the community and built

to front on open s

7 /////

e The majority of cottage homes in a neighborhood in the Village Hills Overlay
District must front on open space or Shanklin Creek Greenway and be served by a
20 ft. alleyway that is no less than 20 ft. in width.

e For all other cottage homes in a development, the garages must be detached and be
set back from the main dwelling and served by a “drive by” driveway.

3. Single Family Attached

7|Page




o Townhomes

¢ The townhomes are designed to front on the Shanklin Creek Greenway or along a
greenway. Parking will be alley oriented with common greenspaces that both add
value and attractiveness to the homes.

¢ Houses built on Townhouse building lots will share a fire wall with one or more
adjacent house and are typically two stories tall or greater.

¢ Groupings of no more than six (6) Townhouse Lots are allowed to be placed
together or to be be placed throughout the neighborhood.

* Qarage access for Townhouse Lots is typically from an alley. All front facing
garages must include architectural details ancytreatments or be setback from the
front fagade or front porch to soften the v1suaJ//d//’/éunance of the garage.

¢ Fences up to six (6) feet in height may be, p n the back yards of townhome

/ iy,
lots but must be made of the same wood%///// d ood or brick as those homes

o ///

e Duplex Lots, etc. provide an op tunity for t;vo or more 51;/1g/le family houses to
be attached with a shared party wall, Houses bullt on these lots /shall resemble a

single-family 10 B/ﬁ// rance and archltecfﬁral details and
should easily blend ”"«1{ D PPe?

7 2 // 2,
s -for Duplex L{)ts stypx//é//ll

A
) ’//// 7 >
in some o, ./; ) % / ////
¢ Fences up to si et in heigh "ay e perrnltted in the back yards of duplex lots
N y P

but must bé.made o,f/gle same wopd engineered wood or brick as those homes in

A 1
roupin !

Max1mum '_ elght/ 3 t/}mes or 45 feet (The 3" story may have a stepped roofline.)
' é/ und-floor flats should face the street and include stoops

Avoid blank walls: Each unit should have a visible, welcoming entrance.

Include comices, window trim, and horizontal bands to visually break up height.
Require 4-sided architecture for buildings visible from multiple directions.

Mix 1- and 2-bedroom units within each building where possible.

Encourage stacked flat variations (e.g., 2-over-2, 3-over-3) to avoid repetition
across blocks.

Use tall, vertically proportioned windows with divided-light patterns

e Windows are required on all fagades facing public streets or open space

e Ground-level units must have front porches or stoops {min. 6’ deep)

8|Page




Upper-story units must include projecting balconies, not inset slots

Porches should include columns and railings

Entries must be clearly defined and human-scaled

Parking must be rear-loaded parking or located behind or to the side of the building

e Apartments

1. sldewalké n

Maximum height: 3 stories or 45 feet (The 3™ story may have a stepped roofline.)
Buildings should be broken up into visually distinct volumes to avoid monolithic
massing
Require 4-sided architecture: consistent detalh/g n all elevations
Fagade articulation required every 30 feet, v1a//

= Step-backs or projections / //

= Material or color changes // //Z//;,,,
Use tall, vertically proportioned wmd ws with dmﬂ/éd hght patterns
1ng public streets or//(’)pen space
/t porches or stoops (mn{fj /’ deep)
Upper-story units must include pr 1] -tlng balconies, not 1nset/slots
Porches should 1nclud,e} columns and’rai ///////

e,
Entrles must be clearl A

/f f
///fl Multlu paths

calél lighting and historically styled fixtures shall be used in
commercial’ and civic areas.

4. Open Space Requirements

Each new development in the Village Hills Overlay District will be required to
reserve a minimum of 25% of the development for open space. This open space can
be active or passive recreation space.

New developments with homes fronting on the greenway or public space may have
this requirement reduced by the Zoning Administrator.

G. Transitions Between Uses
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1. Buffers:

* A minimum 25-foot landscaped buffer is required between commercial/civic uses
and residential areas.

2. Scale Compatibility:

* Non-residential buildings adjacent to residential structures must step down in
height within 20 feet of the shared property line.

H. Sustainability and Resilience

.
o The locations of a building on a lot shduld” ////Z//’

cliosen to minimize grading and
A
earthwork to reduce construction costS/ nd mmlmlze/s/oﬂ erosion and downstream
water impacts. .

¢ Reduce hydrologic impacts by m/

izing impervious surfaces graded areas and

vegetation clearing. e /////////////
s Stormwater Management Use of bios es/ram ‘gardens, and p ble paving is

commerc1al pr ects sub_;ect to the VllIage Hllls Overlay DlStI‘lCt must have their

that meet the 1 this ordinance.
d. Minor alterations'fay be approved administratively by Planning Staff.

[

. Application Requirements
Applications shall include:
« Site plan

» Building elevations
» Material samples
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+ Landscape plan
C. Variances and Modifications

Minor deviations and alternative compliance from these standards may be approved by the
Zoning Administrator upon demonstration that the intent of the Overlay District is met.

D. Enforcement

No building permit shall be issued for work in violation gf these standards. The Town shall
enforce compliance through its code enforcement Euthor;ty. Violations will be addressed

by the Town’s Code Enforcement.

L
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ATACHMmED T R

ORDINANCE NO. 23-03

ESTABLISHING AND APFROVING A PLAN FOR THE REDEVELOPMENT
OF THE TOWN OF PENDLETON REDEVELOFPMENT PROJECT AREA
(VILLAGE HILLS REDEVELOPMENT PLAN); INDICATING THE NEED FOR

REDEVELOPMENT PROJECT AND THE PRbJECT ED SOURCES OF
REVENUE TO BE USED TO MEET THE COSTS, INCLUDING ESTIMATES OF
TAX INCREMENTS AND THE TOTAL AMOUNT OF INDEBTEDNESS TO BE
INCURRED; LISTING ALL REAL, PROPERTY IN THE REDEVELOPMENT

WHEREAS, the Town of Pendleton Redevelopment Project Area (Village Hills Redevelopment
Plan} (the “Project Area™) as defined herein is predominantly characterized by (1) the age of various
structures and facilities; (2) dilapidated conditions of various structures and facilities; (3) deterioration;
(4) obsolescence of much of the existing housing; (5) lack of community planning prior to development;
(6) deterioration of structures in neighboring areas adjacent to vacant land within the Project Area; (7)
presence of structures below minimum code standards; (8) inadequate utilities; and {9} excessive
vacancies. The Project Area, located on the eastside of the downiown of the Town of Pendleton, South
Carolina (the “Town”), includes approximately 207 acres and :160 properties, many vacant parcels,
Pendleton Elementary School, Town-owned propertizs and Edgewood Square apartments, The Project
Area consists of & mixture of land uses, which are unified through the Town’s redevelopment objectives
and proposed redevelopment projects. The Project Area has (I) dilapidated conditions of various
structures and facilities; (2) deterioration; (3) lack of community planning prier to development; (4)
presence of siructures below minimum code standards; (5) inadequate utilities; and (6) excessive
vacancies, and the Town has identified specific projects to upgrade the appearance and function of the

requires immediate, definitive action by the Town to create an incentive to development this area and
restore it for use by the Citizens of the Town; and '

WHEREAS, the Town Council of the Tow (the “Towzz: Council'y has acknowledged that the
property values in the area would remain static or decline witheut public intervention due to the blighted
condition of the Project Area; and .

WHEREAS, the Town Council has acknowledged the need to develap and restore these valuable
sectors of the Town and hereby determines thaz the rehabilitation, renovation, or redevelopment of the




Project Area is necessary and in the best interest of the health, safety, and general welfare of the citizens
of the Town; and i

WHEREAS, in order to promote the health, safety, anid general welfare of the public, and
prevent the occurrence of blighted conditions, redevelopment of the Project Area should be undertaken to
restore the Project Area. It is unlikely that private initiatives will alleviate these conditions without
substantial public assistance. To remove certain detrimental conditions and prevent further deterioration,
it is necessary to encourage private investment and enhance the tax hase of the taxing entities within the

Project Area by the redevelopment of the Project Area; and i

WHEREAS, the Town Council is advised of the opportur!:ity to induce private development of a
number of parcels within the Project Area by its undertaking those improvements as more fully set forth
in the Village Hills Redevelopment Plan (the “Redevelopment Plan™) attached hereto as Exhibit A and
incorporated herein by reference. A listing of all real property in the Project Area is included in the
Redevelopment Plan; and |

]

WHEREAS, the estimated annual tax increment created by the Redevelopment Project once all
private development has occurred is estimated to be $1,300,000 anpually hased on current millage rates,
and the amount of indebtedness to be supported by tax increment financing will include tax increment
revenue bonds in a total amount of not exceeding $35,000,000 tof be issued from time to time in one ar
more series with a term for any such bond issued by the Town not to exceed the lesser of 20 years from
the respective date of issuance of such bonds or 25 years from the date of adoption of the Redevelopment
Flan; the net effect on each taxing entity will range from 0.3% to 30% of the total taxes of each taxing
entity; and !

WHEREAS, the use of incremental tax revenues to be derived from tax increment revenue bonds
totaling approximately $35,000,000 for not exceeding 20 year terms and tax increment revenues used on a
pay-as-you-go basis for the payment of Redevelopment Project costs to be incurred by the Town solely
for public improvement is of benefit to the taxing entities, inasn'%uch as such taxing entities would not
fikely derive the benefits of an increased assessment base without the implementation of the attached
Redevelopment Plan, and all such taxing entities beaefit from the 'prevention and elimination of blighted
conditions; and

WHEREAS, the estimated public improvements cxpenditures totaling  approximately
$35,000,000 for the Redevelopment Projects will be wutilized for the following: renovate and secure
playground and recreation facilities associated with Pendleton Elementary School; provide improved
infrastructure including roads, sidewalks, curbs and gutters, utilities, stezetscapes, landscaping, parks and
open spaces and other pedestrian improvements; demalish, relogate, and improve the Town’s public
works facility; construction of a new fire station; refresh and improve streetscapes along Queen Street and
Cherry Street to include new landscapirg, lighting, sidewalk and pedestrian improvements; construction
of multi-use trails in the Project Area and from the Project Area to adjacent areas to enhance pedestrian
and cycling mobility; and potentia! removal and redevelopment of ageing and derelict properties, all as
more fitlly described in the Redevelopment Blan: and :

WHEREAS, the Town Council now intends to fund the debt service of indebtedness to be
incurred for such purposes from the added increment of tax revenue o result from such redevelopment as
authorized in Subsection 10 of Section 14 of Article X of the Constitution of the State of South Carolina,
1293, as amended (the “Stare Constitution”), the constitutional authorization for the Act, and

WHEREAS, the Town Council specifically finds that :the Project Area as described in the
Redevelopment Plan has factors of a blighted area and a conservation area zs herein enumerated; and




WHERFEAS, the Town Council finds that private initiatives are unlikely to alleviate these
conditions without substantial public assistance, property values in! the area would remain static or decline
without public intervention, and redevelopment is in the interest of the health, safety, and general welfare
of the citizens of the Town; and

WHEREAS, the Redevelopment Plan, hereinafter descn‘fyed, will afford maximum opportunity
for the redevelopment of the Project Area by private enterprise in a manner consistent with the needs of
the Town; and i

WHEREAS, all prerequisites having been accomplished,fit is now appropriate and necessary in
order to proceed further that (1) the Project Area be designated, and (2) the Redevelopment Plan be
approved;

|
NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND TOWN COUNCIL OF
THE TOWN OF PENDLETON, SOUTH CAROLINA: {
SECTION L. Pursuant to Title 31, Chagter 6 of the Code of Laws of South Carolina, 1976, as
amended (the “der”), the Town Council is vested with ali powers consistent with the State Constitution
necessary, useful, and desirable to enable them to accomplish ?’edevelopment in areas which are or
threaten to become blighied.

i
|

SECTION 2. The Town Council confirms all of the findings of fact contained in the recitals of
this Ordinance, :

SECTION 3., The Town Council does hereby expresslyiﬁnd that the Project Area designated

T

below constitutes a blighted area and a conservation area as defined in the Act.

SECTION 4. For the purpose of this Ordinance, "redevcf*.lopment project” and “redevelopment
project area” as used subsequently herein are defined in Section 31-6-30, Code of Laws of South
Carolina, 1978, as amended. :

SECTION 5, For the purpose of this Ordinance and’ any “redevelopment project” to be

undertaken pursuant hereto, the “redevelopment project area shall%be that area deseribed in Exhibir A,

SECTION 6. The Town Council does hereby expressly af)prove the Redevelopment Plan for the
Project Area, which plan includes reference to the description of the Project Area (including a map),
history, current conditions of the Project Area, findings of fact, summary of findings, redevelopment plan,
public improvements, public improvement costs, private investment, estimate of tax increment and
estimated impact of tax increment financing plan of the Town with regard to the Redevelopment Plan,
sets forth the need for and proposed use of the proceeds of the cobligations in relationship to the
Redevelopment Plan, sets forth the cost estimates of the redevelopment program and the projectad
sources of revenue to be used to meet the costs, including estimates of tax increments and the total
amount of indebtedness to be incurred, all as set forth in the R%:development Plan attached hercto as
Exhibit A. "

i
SECTION 7. The Town Council does hereby expressly approve the list of all rea property in the
Praject Area more fully set forth in the Redevelopment Plan attached hereto as Exhibit A.

SECTION 8. The Town Counci! does hereby expressly approve the designation of all real
property included in the Project Area as set forth in Section $ above,




SECTION 9. The Town Council hereby determines that the duration of the Redevelopment Plan
shall be 25 years from the date of enactment of this Ordinance, iThe Town Council hereby specifically
finds and determines that there will be no adverse impact caused by the tax increment financing plan upon
the revenues of the following taxing entities: the Town, Anderson County, and Anderson County School
District Four. The Town Council hereby determines that the new taxes used to refire tax increment honds
and to fund pay-as-you-go Redevelopment Projects are extreme[;l small, being 0.3% or less of the total
taxes of Anderson County, 0.6% or less of the total taxes of Andérson County School District Four, and
30% or less of total taxes of the Town. Council furthermore deten:nines that the long-term impact will be
beneficial following the inducement by the Town of substantial priivate investment.

SECTION 10. The Town Council specifically finds that (1) the Project Area above defined is 2
“blighted area” and & “conservation area” as defined under the Act, and that private initiatives are
unlikely to alieviate these conditions without substantial public; assistance, (2) property values in the
Project Area would remain static or decline without public intervention, and (3) redevelopment is in the
interest of the health, safety, and general welfare of the citizens of the Town.

SECTION I11. A copy of this Ordinance and its exhibit |sha]l be provided to the taxing entities
cited in Section ¢ above, :

SECTION 12. All ordinances, resolutions and parts therei}f in conflict herewith are, to the extent
of such conflict, hereby repealed. This Ordinance will not bé effective until after its passage and
approval. ;

|
DONE, RATIFIED, ANY ENACTED THIS 3" DAY OF JANUARY, 2023,

TOWN OF PEN?JLETON, SOUTH CAROLINA

[
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Mayor
ATTEST: ‘
1L “(Jj‘ﬁcwr\-@—
Town Clerk ;
First Reading: December 5, 2022 ‘
Public Hearing: January 3, 2023 ;

Second Reading: Janwary 3,2023




STATE OF SOUTH CAROLINA )
) CERTIFIED
COUNTY OF ANDERSON )

COPY OF ORIDNANCE

I, the undersigned, Clerk of the Town of Pendieton, South Carolina (the “Town ), DO HEREBY
CERTIFY:

That the foregoing constitutes a true, correct and verbatim copy of an Ordinance of the Town
Council of the Town (the “Town Council”) which was given two readings on two separate days, with an
interval of at least six days between the readings. The original of this Ordinance is duly entered in the
permanent records of minutes of meetings of the Town Council in my custody as such Clerk.

That each of said meetings was duly called and all members of the Town Council were notified of
the same; that a quorum of the membership remained throug.lhout the proceedings incident to the
enactment of this Ordinance.

IN WITNESS WHEREQF, [ have hereunto set my Hand!this 3" day of January, 2023,

Town C[e:rk
Town of Il’endleton, South Carolinz

First Reading: December 3, 2032
Public Hearing: January 3, 2023
Second Reading: January 3, 2023




EXHIBIT A

See Aftached Vitlage Hills Redevelopinent Plan
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REDEVELOPMENT PLAN INTRODUCTION

The Town of Pendleton, South Carolina (the “Town™) located on the northern edge of Anderson County
adjacent to both Pickens and Oconee Counties is a richly historic community with a track record of
revitalization, The Village Hills Redevelopment Plan Utilizing Tax Increment Financing (the
“Redevelopment Plan™) s a tool established by the General Assembly of South Carolina through the South
Carolina’s TIF Law (S.C. Code Ann. §§ 31-6-10 et seq.) (the “TIF Act”} that grants local authorities the
ability to create a district whereby the incremental investment within that district may be caprured to fand
publicly owned improvements within a blighted or conservation district for the purposes of eliminating
such blight or preventing blight conditions.

The Town is facing rapid growth and development pressures, yet the Village Hills neighborhood of
Pendleton remains a blighted neighborhood that, without the|intervention of public financing for

infrastructure, is unlikely to redevelop in a manner consistent with the goals of the local community to

protect the health, safety, and welfare of its citizens. The Town stands ready to commiit itself along with
private sector partners to create infrastructure improvements within Village Hills that will bring in private
iavestrnent, public amernities, and basic services to the neighborho?d.

A direct result of these investments will in tum provide increased revenue for the Town and other affected
taxing authorities. '

This Redevelopment Plan focuses on changing blighted areas to iving residential, municipal services,
and improved school facilities to service an area that would otherwise continue to decline. By eliminating
blighted areas and improving comservation areas through the improvements described in this

Redevelopment Plan, the Village Hills area will be poised for investment by the private sector.

Due to 2 lintited amount of municipat funds, the Town cannot reasonably finance the redevelopment of the
Village Hills area nor can the Town raise taxes for funding purposes. Tax Increment Financing (TTF) is the
best possible option for the sedevelopment for the Village Hills area. The Town, Anderson County {the
“County™), and Andersan School District 4 (the “School District™) will ultimately benefit from the funding
from the increased tax revenue at the expiration of Redevelopment Plan without foregoing existing property
tax revenues. Beginning on the date of approval of an ordinance to be enacted by the Pendleton Town

Council, the duration of the Redevelopment Plan will be 25 years,

—————— T
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DESCRIPTION OF THE REDEVELO!PMENT AREA
QUALIFICATIDNS REQUIREMENTS UNDER SOUTH CAROLINA LAW
|
The Village Hills Redevelopment Area (the “Redevelopment Area®) is located on the east side of downtown
Pendieton bounded by properties on Cherry Street and East Qm!een Street. The Redevelopment Area
includes 207 acres and 160 properties. The Redevelopment Area includes many vacant parcels, Pendleton

Elementary School, Town-owaed properties, and Edgewood Square apartments.

Curvent conditicns in great majority of the Redevelopment Asea meet the criteria for blight as defined by
the TIF Act. A blighted area is an improved area or vacant area where (1) if improved, a combination of
five or more of the following factors are detrimental to the public Ehealth, safety, morals, or welfare; age;
dilapidation; absolescence; deterioration; illegal use of individual structures; presence of structures below
minimum code standards; excessive vacancies; overcrowding of structures and community fzcilities; lack
of necessary transportation infrastructure; presence of or potential nlenviro'nmental hazards; lack of water or
wastewater services; inadequate electric, natural gas or oth%r energy services; lack of modem
communications infrastructure; lack of ventilation, light, sanitary ior storm drainage facilities; inadequate
urilities; excessive land coverage; deleterious land use or layout; de{areciation of physical maintenance; Jack
of comeunity planning, or static or declining land values or (2) if{facant, (2) sound growth is unpaired by
the combination of two or more of the following factors: obsolete platting of the vacant land; diversity of
ownership of such land; tax and special assessment delinquencies on such land; deterioration of structures
or site improvements in neighboring areas adjacent to the vacant land; overcrowding of structures and
commupity facilities in neighboring areas adjacent to the vacant land; lack of necessary transportation
Infrastructure; presence of or potential environmental hazard; lack[ of water, or wastewater; lack of storm
drainage facilities; inadequate electric and natural gas enecgy services; and lack of modem communications
infrastructure; or (b) the area immediately prior to becoming vacant quatified as a blighted area.

The institutional portions of the Redevelopment Area (Town |and School Distriet facilities) in the
Redevelopment Plan qualify for inclusion as a conservation area, {Under the TIF Act, a conservation srea
is part of the community where certain conditions exist that, if upabated, raay threaten the sound growth
and economic health of the community. The tenn conservation area suggests that actions taken in these
locations are meant to protect and preserve the area from future degradation and blight. The goal is to
mitigate those conditions or characteristics that may result in continued deterioration. Under the TIF Act,
a conservation area is an improved or vacant area within a Redeve’:lopment Area that is not yet a blighted

area. [fimproved, a conservatiog area qualifies because of a comblination of three or mare of the following

2




factors is detrimental to the public safety, health, morals, or welfare and may become a blighted arear age;

dilapidatior; obsolescence; deterioration; illegal use of individual structures; presence of structures below
minimum code standards; excessive vacancies; overcrowding of structures and community facilities; [ack
of necessary transportation infrastructure; presence of or potential environmental hazards; lack of water or
wastewater services; inadequate electric, matural gas or othe!r energy Services; lack of modern
communications infrastructure; lack of ventilation, light, sanitary, or storm drainage facilities; inadequate
utilities; excessive land coverage; deleterious land use cr layout; degrcciarion of physical maintenance; lack
of community planning; and static or declining land values. l

i
I vacant, the sound growth of a conservation area is impaired by & combination of two or more of the
following factors: obsolete platting of the vacant land; diversity oﬁ! ownership of the land; tax and special
assessment delinquencies on the land; detedoration of structures or site improvements in neighboring areas
adjacent to the vacant land; overcrowding of structures and community facilities in neighboring areas
adjacent to the vacant land: lack of necessary iransportation infrastructure; presence of or potential
environmental hazard; lack of water, or wastewater; lack of storm drainage facilities; inadequate electric
and natural gas energy servises; and lack of modern commuaications Infrastructure; is detrimental to the

public safety, health, morals, or welfare and may become a b[ightexfi ared.
!
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REDEVELOPMENT PROIEC’li? AREA:
MAP AND PROPERTY LISTING

Appendix A shows a map of the Redevelopment Area that includes the parcels that are to be included in
the Redevelopment Plan. Appendix B is a table listing the properties proposed to be included in the

Redevelopment Plan,

REDEVELOPMENT PROJECT AREA®
CONDITIONS

Currently, the Redevelopment Area meets the critecia for blighted and conservation areas, as defined by the

Tax Increment Financing Law.

The most notable conditions showing blight within the Redevelopment Area are: (1) the age of various
structures and facilities; (2) dilapidated conditions of various structires and facili ties; (3) deterioration; (4)
obsolescence of much of the existing housing; (5) lack of community planning prior to development; (6)
deterioration of structures in neighboring areas adjacent to vacant land within the Redevelopment Area: (7)

presence of structures below minimum code standards; {8) inadequate utilities; and (9) excessive vacancies.

The most notable conditions showing that the Redevelopment Area qualifies as a coaservation area are: (H
dilapidated conditions of various structures and facilities; (2) deterigration; (3) lack of community planning
prior to development; (4) presence of structures below minimum }:ode standards; (3) inadequate utilities;

and (6) excessive vacancies.
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REDEVELOPMENT PLAN:

|
LAYOUT TO ELIMINATE BLIGHTED CONDITIONS

The Town will undertake a variety of projects within the Redevelopment Area to fulfill the objectives of
this Redevelopment Plan,

The Redevelopment Plan ontlines the basic public needs of the Town to spawn the private investments in
the Village Hills, as well as eliminates the blighted cordition of lack of community planming. The basic
needs include the improvements of the utilities, thus eliminating the blichted condition of inadequate

utilities.
PUBLIC INVESTMENTS

The Town anticipates that under this Redevelopment Plag, it will complete the fotlowing improvements:

* Renovate and secure playground and recreation facilitiesiassociated with Pendleton Elementary
Schoal.
* Provide improved infrastructure including roads, sidewalks, curbs and gutters, utilities, streatscapes,
landscaping, parks and open spaces and other pedestrian improvements.
*  Demaolish, relocate, and improve the Town's public works!facility.
»  Construction of a new fire station.
* Refresh and improve streetscapes along Queen Street and Cherry Street to include new landscaping,
lighting, sidewalk and pedestrian improvements.
¢ Construction of multi-use trails in the Redevelopment Area and from the Redevelopment Area to
adjacent areas to enhance pedestrian and eycling mobility.
* Potential removal and redevalopment of ageing and derelict properties,
(collectively, the “Redevelopment Projects™)
The estimated costs for the Redevelopment Projects including longiterm project maintenance {as applicable)

1n relation to the above descriptions is anticipated to be $35,000,000,

in
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New private investment is the goal of the redevelopment effort, anL! it is expected to be the largest source
of redevelopment financing. This Redevelopment Plan will add an additional $1,300,000 per year
incremental growth in the entire Redevelopment Area. This Redevelopment Plan provides for the TIF
revepues to be used to pay debt service on obligations and to complete pay as you go projects as outlined
above. These public investments will create an environment in which redevelopment objectives via private

investments can be successtully realized.

Through this special financing tool, the portion of the property|taxes paid by new investment in the
commugity will be directed toward investments in the Redevelopment Projects which are designed to
enhance the community’s quality of life. No additional taxes will be assessed. With Tax Increment
Financing, the community makes the deliberate choice to dedicate a portion of its growing tax revenues to

community enhancement rather than to business as usval.

New private investment is the key to Tax Increment Financing, |[Without growth, there will be no new
revenues to invest in enhancing the community’s quality of life. Thus, important goals of this Tax -

Increment Financing plan are:

1. To ensure that the community remains attractive to new in*‘festment.

2. To provide opportunities for quality growth that are conséisteut with the community’s goals and
strategies.

3. To stabilize the tax base of the community.

4. To eliminate blighting conditions.
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REDEVELOPMENT PLAN
PRIVATE INVESTMENT

The ability of the Town to complete the Redevelopment Projects will depend on the availability of adequate
funding from a bumber of sourees, including tax increment revenuel other allocations by the Town, support
by local utility providers and contributions from County, State and Federal sources. The budeet figures

shown in the next sections are estimates of the costs that may be incwrred from all sources in completing

the Redevelopment Projects. This is not 2 budget that the Town expects to fulfill with its resources alone,
Through this Redevelopment Plan, the Town will provide support tior new developmest that is appropriate

to the realization of the entire community’s redevelopment objectives.
P

The Redevelopment Projects described previously will help to make the community more attractive to
desired new investment. At the same time, the Redevelopment Projects will provide community
enhancements fike improved utitities, parking, landscaping, and community facilities. Combined, these
investments will continue to enhance the Town's living conditions] increase the tax base, and improve the

quality of life for all residents.
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TAX INCREMENT BOI*]DS

Under this Redevelopment Plan, the Town intends to issue tax m,c:remcut bonds to fund a portion of the

Redevelopment Project costs. Tax increment bonds are a loan ito the Town that are repaid from tax

increment revenues.

Itis impossible to say with certainty just how much tax increment venue may be available in future years,
or how future Town Councils might choose to fund the Redevelopment Projects outlined in this
Redevelopment Plan,

The TIF Act requires the Town to state 2s a part of this Redevelopment Plan the maximum amount of bonds
that it might issue. The Town is ot obligated to issue boads in this amount. However, since the Town
cannot exceed the stated maximum, it is prudeat fo state a maximutn bond amount. Future Town Coungils

can then decide how to best finance Redevelopment Projects based on the community’s suceess in attracting

|

The Town may issue up to thirty-five million doliars (335 mi]]ion} in tax increment bonds to finance the

new investment and tax increment revenue,

Redevelopment Projects under this Redevelopment Plan. The Town is not obligated to issue bonds in this
amouat or in any amount; any bond issue wi| require the adoption of 2 bond ordinance by the Town Council
at a future date, The thirty-five million (§35 millicn) total includes Iact-u.al Pruject costs, capitalized interest,

costs of issuance, reserves, and allowances for increased costs in the future, The term of any tax increment

may also use pay-as-you-go funds in ley of bonds fo pay for RecJevelopment Project costs, as well as to
pay for professional services including, but ot be limited to, planning and analysis, feasibility‘studies,
Surveyors, appraisers, master development plans, architectural eagineering, ¢conomic recruitment,
enviroamental studjes, legal and financial services. In total, the amount of TIF funds dedicared to
completing the Redevelopment Projects outlined above shall not exceed 535 miflion.
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TAX INCREMENT FINANCING

The future revenues of three local governments only will be affected over a 25-year period of time through
this Redevelopment Plan, These local governing bodies inchide The Town, the County, and the School
District.

The equalized assessed value of all real property located in the Redevelopment Plan Area is approximately
$5,143,472 in 2021 (subject to verification by the Anderson County) Tax Assessor). The 2021 tax cevenues

received by each of the taxing entities from this assessed valus are as follows.

Town of Pendleton @ 127.0 mills 5 9,807
Anderson County @ 859 mills 5 8,177+
Anderson School District 4 @ 177.8 mills 316,924*
Total @ 396.7 mills $34,908

*Tax records do not provide detailed information on County levy for schools and other judsdictions

so these figures are an estimate.

After adoption of the Redevelopment Plan each of these entities wil} continue to receive real estate property
taxes from the Redevelopment Plan Area based on the assessed value as of the date of enactment of the
Town ordinance creating the Redevelopment Plan for the parcels in the Redevelopment Plan. Assuming
no changes in tax millage rates, each of the jurisdictions will conttnne to receive the tax revenues shown

above.

It is important to restate that these taxing district jurisdictions will continue to receive real property fax
revenues at the current level they are receiving now, even after the issuance of tax increment boads, The
tax increment bonds will be payable from incremental taxes resulting from redevelopment. At the maturity
of all bonds and payment of ali redevelopment prajects costs on a pay as you go basis as part of the
Redevelopment Plan, all tax increments will be divided among apprapriate jurisdictions at levels

determined by the then applicable millage rates of the respective taxing districts.

As aresult of the establishment of this Redevelopment Plan, each taxing district will forego some portion
of its future revenus for the term of this Redevelopment Plan. New real property tax revenues resulting
from future investments taking place within the Redevelopment Area will be directed to paying the cost of
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Redevelopment Projects. Property taxes paid on vehicles, macl%inery, equipment and other personal
property are not 2ffected; each entity will continue to receive the full benefit of growth of personal property

values.

IMPACT ON TAXING JURISDICTIONS

Each of the taxing entities will benefit significantly in the short and long terms from the investments made
in Redevelopruent Projects. In the short term, the Redevelopment Projects will improve streets, parking,

intersections, parks, utilities, and other public infrastructure that are used by all as further described herein.
In the long term, the Redevelopment Projects will help to alrmct high quality investment to the
Redevelopment Area that will add te the tax base and financial strepgth of each affected taxing entity.

The pew taxes used to retire tax mcrement bends and to find pay-as-you-go Redevelopment Projects
indicated in the plan are extremely small, being 0.6 percent or less of the total ad valorem taxes of Anderson
County, 0.3 percent or less of the total ad valorem taxes of Anderson County Schoo! District Four, and 30

percent or less of total taxes of the Town.




PROJECTED TAX BASE GROWTH AND LAND USE

As meotioned, the current tax values in the Redevelopment Plan Area currently generate a total of
approximately 334,908 per year. The anticipated taxable growth is unlikely to materialize prior to the
issuance of debt. Upon adéption of the Redevelopment Plan by the Town, the 2022 certified initial
equalized assessed value of the Redevelopment Area wilf prevail a:ild the auditor of Anderson County will
be asked 1o certify the initial equalized value (the “initial value]) of the properties as outlined in this
Redevelopment Plan. In the future, a5 new private investment takes place, new taxable value will be
recognized on the tax rolls. The estimated equalized assessed valuation after redevelopment of the Village
Hills Redevelopment Area after redevelopment is estimated to be $82.5 million. Property taxes on newly
taxahle real property (Tax Increment Revenues) will be coliected by the Anderson County Treasurer’s
Office and, once the first series of obligations secured by Tax Increment Revenues is issued, will be paid
to the Town, which shall deposit the taxes into a “special tax allocaltion fund”. The Town may use the Tax
Increment Revenues in the spectal tax allocation fund: to pay redcreIOpmcnt project costs directly and; to
pay debt service on tax increment bonds or obligations ssued for the purpose of financing Redevelopment
Projects, and the Tax Increment Revenues are hereby pledged for both purposes. Any Tax Increment
Revenues not pledged or used by the Town for payment of Redevelopment Praject costs, including debt
service on tax increment bonds or obligations, may be distributed 2meng the Town, the County and the

School District in proportion to each entity's tax millage rate.

The firture Jand uses in the distdct will be residential single family; multifamily, commereial, civie usc, as

well as parks, open space, and trails,
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APPENDIX A
MAP OF THE DISTRICT
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APPENDIX B

Listed below is each parcel of land to be included in the Redevelopment Area through this
Redevelopment Flan identified by their tax map number, property owner and assessed value with a total

assessed value at the end.
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PUBLIC NOTICE

The Town of Pendleton Plan-
ning Commission will hold a
Public Hearing in Council
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at 6:00 pm to receive public
input concerning a
proposed Ordinance estab-
lishing design guidelines for
the Village Hills Tax Incre-
mental Finance District
(TIF). The public is welcome
to comment.

Page 1 of 1




