
BOUDREAUX +

SC Department of Commerce 

Rural Development & 

Strategic Planning Initiative



BOUDREAUX + 

IRENE DUMAS TYSON, AICP
DIRECTOR of PLANNING

BOUDREAUX

GILLEON FRIESON, MBA
RURAL DEVELOPMENT PROGRAM MANAGER,

BUSINESS INCENTIVES and COMMUNITY DEVELOPMENT

SC DEPARTMENT of COMMERCE

Bob Brookover++++
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Program Overview

• Address challenges facing rural county seats

• Strengthen economic hubs for surrounding regions+

• Improve quality of life + economic opportunity

• Move from planning → implementation

What Makes this Different
• 100% funded planning process

• Built-in implementation funding

• Focus on county seats as economic drivers

• Direct link between plan + project

IMPLEMENTATION FUNDING > TIER III: UP TO $200,000 > TIER IV: UP TO $250,000

Rural Development & 
Strategic Planning Initiative
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Tier I

Tier II

Tier III
Tier IV

ELIGIBLE COUNTIES

Rural Development & 
Strategic Planning Initiative
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Tier I

Tier II

Tier III
Tier IV

▪ Bishopville (Lee County)

▪ Walterboro (Colleton County)

▪ Winnsboro (Fairfield County)

ELIGIBLE COUNTIES

Rural Development & 
Strategic Planning Initiative
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Why Downtown?
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Columbia, SC Monroe, NCWaxhaw, NC Shelby, NC

Downtown Plans Focus on a Defined Area 

PILATES OF PLACE – Strengthen the Core
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Downtown Plans Focus on a Defined Area 
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Planning Fatigue
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Choice, not chance, 

determines your destiny.
Aristotle

You don't design the 

future by what you do 

now; you do now based on 

your vision of  the future.
Plato
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Engaging the PEOPLE

Enhancing PLACEMAKING

Changing PERSPECTIVES

Identifying POTENTIAL

Reaching consensus on downtown’s PREFERRED FUTURE

Elevating PROSPERITY

Creating a PATH FORWARD

Keeping the PROMISE

BOUDREAUX TEAM APPROACH
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+ + Bob Brookover+ +
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INVENTORY, 

SCOPING

ANALYSIS +

ENGAGEMENT

ECONOMY & 

PLACEMAKING
ALTERNATIVES DRAFT PLAN FINAL PLAN

PHASE I PHASE II PHASE III PHASE IV
Research, 

Analysis

Planning Charrette Draft Plan and 
Alternatives

Final Plan

S.W.O.T.

• Implementation Framework 

• Catalyst Project(s)

• Actions with Timeframes

A PROCESS FOCUSED ON IMPLEMENTATION
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Successful communities capitalize on their

distinctive, authentic assets – their architecture, 

history, natural surroundings, and home-grown 

businesses – rather than trying to adopt a new and 

different identity.

Authenticity

Ed McMahon
ULI Fellow
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Art is not what you see, but what you help others see.
     Edward Degas
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Tier I

Tier II

Tier III
Tier IV

LEE COUNTY

BISHOPVILLE – LEE COUNTY
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DOWNTOWN MASTER PLAN FRED DELK

South Carolina
BISHOPVILLE

Bishopville
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Bishopville
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2024 MARKET STUDY
Bishopville
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Bishopville



BOUDREAUX + 

Bishopville
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Bishopville
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2024 MAKET STUDY
Bishopville
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Bishopville



BOUDREAUX + 

Existing Alleyways - Bishopville's Main Street

PUBLIC REALM IMPROVEMENTS: ALLEYWAYS

Bishopville
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Tier I

Tier II

Tier III
Tier IV

COLLETON COUNTY

WALTERBORO – COLLETON COUNTY
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REGIONAL CONTEXT & TRADE AREA DEFINITION

• Strategically located just off I-95, within a day's drive of major 

Southern cities.

• Key stopover for coastal travelers and a rural hub for shopping, 

healthcare, and services.

• Local service area population of over 23,700 within a 20-minute 

drive.

• Unlike rapid-growth towns like Bluffton, Walterboro’s growth has 

been slower but is gaining momentum.

• Assets in place to support growth: regional access, small-town 

character, and a stable population.

Key question: How can Walterboro channel 

growth in a way that preserves its rural identity 

and historic downtown?

20-Minute Drivetime

Demographic and retail data was examined for 10-minute and 20-

minute drivetime trade areas. 

REGIONAL POSITION
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10 Minute Drivetime20 Minute Drivetime

Retail Sales $501,317,998 $636,853,708

Consumer Expenditures $248,391,059 $443,681,791

Retail Leakage / 
 Market  Gain

$252,926,939
MARKET GAIN

$193,171,917
MARKET GAIN

▪ Measure of how much residents in the market spend vs. 

revenue in the same market

▪ Walterboro shows more retail supply than demand 

within both its 10-minute and 20-minute trade areas. 

▪ With a surplus of over $200 million in the 10-

minute zone 

Shoppers are traveling into Walterboro.

RETAIL LEAKAGE ANALYSIS
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• Walterboro is pulling in spending from outside the 10- 

and 20-minute trade areas, particularly in general 

merchandise, food and beverage stores, dining, health 

and personal care stores, and building materials and 

supplies.

• The corridor is overperforming, creating a net retail 

surplus — a strong sign of downtown/regional draw.

• Despite the surplus, select retail categories show 

opportunity gaps and warrant recruitment attention.

• Opportunities for small business growth to capture some 

of this existing retail leakage is detailed on the following 

slides.

$1,085,164

$1,366,643

$1,445,755

$1,755,429

$3,114,316

$3,135,382

$3,786,908

$14,653,353

Art dealers (NAICS 45392)

Cosmetics, beauty supplies, and perfume
stores (NAICS 44612)

Office supplies, stationery, and gift stores
(NAICS 4532)

Drinking places (alcoholic beverages)
(NAICS 7224)

Electronics and appliance stores (NAICS
443)

Sporting goods, hobby, musical instrument,
and book stores (NAICS 451)

Furniture and home furnishings stores
(NAICS 442)

Clothing and clothing accessories stores
(NAICS 448)

Retail Leakage in Select Categories in the 
20-Minute Drivetime Area

RETAIL OPPORTUNITY
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WEST SIDE OF EXIT 53

Metric Result

Visits 570.4k

Unique Visitors 321.3k

Visit Frequency 1.78

Average Dwell Time 223 Min

Visitors Living W/In 30 Miles 21.5% (68.7% > 100 Mi)

VISITORS
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DOWNTOWN WALTERBORO

Metric Result

Visits 175.1k

Unique Visitors 48.1k

Visit Frequency 3.64

Average Dwell Time 71 min

Visitors Living w/in 30 miles 84.4% (62.6% w/in 10 mi)

VISITORS
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Downtown Walterboro thrives as a welcoming, walkable 

destination that invites people to wander, celebrating local 

culture, supporting small businesses, and welcoming 

residents and visitors to the front porch of the Lowcountry.

… and linger.
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Hotel
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Conceptual Rendering: Food Truck Park – Phase 1 Development of Site
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Conceptual Rendering: Food Truck Park – Phase 1 Development of Site
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HOTEL RENDERING

Conceptual Rendering: Downtown Hotel
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HOTEL RENDERING

Conceptual Rendering: Downtown Hotel
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Tier I

Tier II

Tier III
Tier IV

FAIRFIELD COUNTY

WINNSBORO – FAIRFIELD COUNTY
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• Population 
• Town: 2025 = 3,087 

• Town: 2030 = 3,014 (–2.37%)

• 15-min: 2025 = 8,470 

• 15-min: 2030 = 8,214 (–3.02%)

• SC Pop Growth 2025–2030: +3% to 
+4%

• Median Household Income 
• Town: $35,703

• 15-min: $41,193

• SC: $64,000 est

• Median Age Town: 40.2
• 15-min: 43.4

• SC: 40.3  

MARKET DEMOGRAPHICS 2025 ESTIMATES

Source: Claritas

Winnsboro
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• Dining

• Health and Personal Care

• Clothing and Clothing 
Accessories

• Furniture/Home Furnishings

• Vintage, Pet, Art, and Gifts

• Nursery/Garden

• Books, Hobby, Music

• Specialty Food

RETAIL MARKET OPPORTUNITIES

Winnsboro
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• 1550 new housing units are pipelined over the 
next 5 years (conservative estimate from 
County Housing Study)

• Conservative housing price estimate for 2026 
is $208K

• Median household income to afford these new 
homes is $67,000

• The gross new spending this would create 
$67.5M in annual spending power

• $40M local capture

BUT… GROWTH IS COMING

Winnsboro
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Metric Result

Visits 447.6k

Unique Visitors 64.4k

Visit Frequency 6.95z

Average Dwell Time 77 min

Visitors Living w/in 10 miles 58.1%

Visitors Living w/in 30 miles 89.25%

Visitors Living > 50 miles 5.84%

Downtown Winnsboro

VISITOR PROFILES

Winnsboro
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Winnsboro
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Organization and Policy
• Create Development 

Corporation or similar entity

• Increase staff capacity

• Evaluate funding 

opportunities

• Youth Leadership Program

Promotion and 

Attraction
• Branding

• Wayfinding

• Events, Tourism and 

Promotion

($) Economic Development
• Continue to pursue Downtown 

Development Plans

• Find transitional improvements that 

add value

($) Design and 

Development
• Congress Street redesign

• Improve the pedestrian 

experience

$  INCLUDE POTENTIAL SCDC 

GRANT OPPORTUNITIES

Winnsboro
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Winnsboro
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Winnsboro
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• STREETSCAPE 

• PARK ELEMENTS

• TACTICAL URBANISM

PLACEMAKING – CONGRESS STREET CATALYST

Winnsboro
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Lessons Learned
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• Educate. Engage. Educate. Engage. Educate. Engage.

LESSONS LEARNED

LESSONS LEARNED

• Downtown remains the heart of the county seat 
and the county.

• Identify and leverage existing plans and projects.
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• Make the effort to understand the data 
and economic opportunities (ex: retail 
leakage).

• The community needs to own the plan 
and the implementation of the catalyst 
project.

• Develop and pursue an implementation 
strategy ranging from the immediately 
attainable to the visionary.

LESSONS LEARNED



BOUDREAUX + LESSONS LEARNED

• The first project must be high impact and visible.

• Capacity is critical: human and financial.

LESSONS LEARNED



BOUDREAUX + LESSONS LEARNED

Preservation of historic resources matters.LESSONS LEARNED
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We will never bring disgrace on this our City by an act of  dishonesty or 

cowardice. We will fight for the ideals and Sacred Things of  the City 

both alone and with many. We will revere and obey the City’s laws and 

will do our best to incite a like reverence and respect in those above us 

who are prone to annul them or set them at naught. We will strive 

unceasingly to quicken the public’s sense of  civic duty. Thus, in all 

these ways, we will transmit this City not only, not less, but greater and 

more beautiful than it was transmitted to us.

The Athenian Oath
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