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1.0 INTRODUCTION AND EXECUTIVE SUMMARY 
 
1.1 Purpose of this Report 
The purpose of this report is to outline and document the opportunities and 
challenges associated with increasing the overall health, vibrancy, and diversity 
of retail goods and services offered within the City of Beaufort, South Carolina.  
As part of a larger, more comprehensive planning and visioning effort undertaken 
by the Office of Civic Investment of the City of Beaufort, Seth Harry and 
Associates, Inc., has been asked to identify specific demographic conditions and 
market trends which can be responded to through a combination of strategic 
recommendations and regulatory and policy initiatives, to enhance and improve 
the quality of life for the residents of Beaufort, and to create more profitable and 
successful local, commercial enterprises. 
 
Specifically, this study is intended to: 

 Measure the consumer spending potential in the Beaufort market and 
compare it to the type and amount of retail presently available in the trade 
area 

 
 Document areas of oversupply or unmet demand and recommend actions 

to address those issues 
 

 Provide specific recommendations intended to enhance the viability and 
sales productivity of local merchants while adding to the quality and 
diversity of goods and services for both the local and visitor markets 

 
 Identify regulatory policies which might impede the adoption of those 

recommendations, and/or otherwise discourage the market from reaching 
its full potential 

 
 Identify emergent trends which might influence or shape Beaufort’s 

strategic positioning, long term, thereby enabling it to anticipate and 
project where the market is heading, and to meet it there, not where it has 
been. 

 
1.2 Executive Summary 
The following market assessment strongly suggests that the City of Beaufort, 
South Carolina is -- at first glance -- over-retailed relative to the local consumer 
market.  This is based upon a statistical comparison of consumer spending 
potential for the demographic makeup of the local consumer market relative to 
the retail supply within its assumed trade area.  However, this initial perception 
must be tempered by the complex, multi-faceted nature of that consumer market 
and the physical context in which it resides, both of which influence the way in 
which the local Beaufort market behaves dynamically, relative to more typical 
markets.  An additional factor to consider is the visitor market, which clearly plays 
a significant role in determining the overall retail demand for the area, but for 
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which little readily available and useful data exists.  And finally, there is the 
retiree market, whose spending behavior is not necessarily linked to income in 
the conventional sense, and whose contribution to the overall spending potential 
is therefore also difficult to quantify. 
 

 
Figure 1.2-1 The Study Area for this report is generally comprised of this historic core of the City 
of Beaufort. 
 
Taken together, these tempering factors suggest that -- anecdotally at least – 
there may exist more opportunity to grow and expand downtown Beaufort’s retail 
market than the data alone would otherwise indicate. 
 
In general, traditional main street communities like Beaufort rely on a variety of 
different mechanisms to enhance their performance relative to competing 
suburban retail centers.  The City and its downtown are already pursuing many, if 
not most, of the conventionally recommended strategies for optimizing their 
overall market capture.  These include maintaining a downtown business 
association, actively promoting events, working to improve the overall physical 
condition, attractiveness, and amenity value of downtown area, and promoting 
economic development, in general.  The City has worked hard to protect its 
existing assets by actively promoting and preserving the historic character of the 
downtown core, as well as enhancing it with forward-looking initiatives, such as 
funding the recent development of a new waterfront park.   However, in spite of 
these efforts, Beaufort and northern Beaufort County have lost ground relative to 
other developments and municipalities in the region in both population growth 
and retail vitality. 
 
Therefore, general goals and recommendations with regard to retail vitality 
should focus on increasing both the size and capture of the local market, in 
addition to improving the performance of the City as a whole within the region.  
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These objectives can be realized through a dedicated, ongoing effort targeted at 
improving all aspects of the City’s market and competitive positioning strategy. 
 
Specific recommendations include: 

 The historic downtown core should remain primarily a regional shopping 
and dining destination catering to both the visitor and local markets, 
offering unique, one-of-a-kind merchandise and a variety of dining 
experiences and price points.  This approach is also consistent with the 
expressed preferences of the downtown business owners, as articulated 
by their local representatives.   

 
 Within that broadly defined positioning statement, however, efforts should 

be made to broaden the range of goods and services offered within the 
downtown to better align the needs of local residents with those of the 
visitor market, with the intended purpose of improving the City’s potential 
share of both consumer markets. 

 
This objective can be met by recruiting targeted merchants and services 
which will appeal to both markets, and/or by simply broadening the range 
and nature of specific merchandise offered within individual stores to 
include products which meet the needs of both markets, and/or by re-
tailoring the mix of goods and services on a seasonal basis to reflect the 
changing nature of those consumer markets over the course of the year. 

 
 To avoid conflicting with the goal of retaining the historic downtown core’s 

focus as a specialty regional shopping and dining destination with the 
desire to expand the City’s overall appeal within its larger regional context, 
Beaufort should expand the perceptual definition of “Downtown” to 
accommodate a greater variety of retail diversity of both type and scale 
within the City, in order to achieve this objective.   

 
Expanding the definition of “downtown” to include Boundary, Carteret, and 
Bladen Streets will help improve local capture by adding critical retail 
mass to the downtown shopping area overall, making the downtown more 
competitive with the nearby suburban arterial corridors and other regional-
scale offerings in the market. 

 
 Expand and improve signage and wayfinding in the downtown area, along 

with a more formally organized and strategically managed parking district 
to make it easier and more convenient to shop downtown. 

 
 Encourage more residential development downtown and in its adjoining 

neighborhoods by adopting a more liberalized and graduated policy 
framework to govern infill development around an agreed-to set of 
principles, based upon traditional regional building precedents and design 
standards.  This should provide more consistency and predictability for 
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both residents and investors alike, while protecting historic assets 
downtown. 

 
 Promote the use of a formal rehabilitation code for the downtown historic 

core to encourage greater utilization of non-standard buildings and 
specifically, their upper floors.  This code is based upon a rational, 
graduated standard of incremental upgrading and relative code 
applicability. 

 
 Identify and facilitate the marketing of catalytic redevelopment sites and 

opportunities which could help stimulate long-term reinvestment in the 
downtown core by sending a positive message to the market.  

 
 Strengthen both ends of Bay Street, while providing greater 

merchandising clarity through the use of focused sub-districts, or other 
merchandising clusters, and provide a stronger anchor for the Back Bay 
(Port Republic Street) area by locating a major parking facility on or near 
Port Republic Street. 

 
 Consider the use of temporary merchants and/or “pop-up” stores to 

incubate and test new merchandising concepts, expand shopping variety 
downtown, including support of seasonally themed or special 
merchandising events, and to allow outside regional players to explore 
establishing a presence in the market. 

 
 Encourage greater regional visitation by adding a day dock and enhanced 

waterfront amenities to take better advantage of the intra-coastal 
waterway, and encourage day trips from nearby waterfront communities 
like Hilton Head. 

 
 Explore the addition of a water taxi as another way to attract visitors from 

nearby coastal communities. 
 

 Provide physical markers to improve perceptual awareness of the tangible 
links between the waterfront, Bay Street, Port Republic Street and 
neighborhoods adjoining Downtown. 

 
 Fund a comprehensive analysis of the visitor market and use that 

information to better inform merchant recruitment and overall marketing 
and branding efforts. 

 
 Encourage more consistent operating times for downtown merchants, 

starting with the incremental addition of “shopping nights” during high 
season, festivals, and special events, and expand as appropriate. 
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 Continue graduated parking rates as part of comprehensive parking 
management program to encourage higher turn-over along Bay Street, 
and the expansion of longer-term parking for downtown business workers 
and day trippers in a convenient, nearby location.  Improve signage and 
wayfinding to encourage greater utilization of all parking assets. 

 
 Adopt a more aggressive merchant recruitment and retention campaign, 

including the development of comprehensive leasing materials, 
augmented with credible data on the visitor market.  Establish 
relationships with regional leasing professionals who can provide access 
to both regional and national merchants who might be interested in 
coming to Beaufort. 

 
 Develop an effective branding strategy that helps clarify, define, and 

articulate Beaufort’s core values and its target audience, and which 
outlines an effective strategy for reaching that market, including an 
enhanced website. 

 
 Make effective use of social media and associated digital applications to 

reach a more youthful or tech-savvy audience.  Use both to help promote 
downtown and to highlight current events, promotional offers, feature 
stores or restaurants, and/or to cross promote other businesses in town. 

 
 Pursue a comprehensive, multi-faceted approach to downtown 

revitalization, including a more diversified economic development focus to 
encourage long-term population growth and a more stable and robust 
local consumer market. 

 
 Adopt progressive regulatory and policy guidelines based upon 

predictable, form-based templates, to help facilitate and expedite new 
business formation without undermining historic guidelines and standards.  

 
NOTE:  Preliminary analysis and evaluation of the Beaufort consumer market, in 
association with this study, was used to inform the work of a public participatory 
(charrette) planning process, which took place while this study was underway, 
and in which the authors of this report also participated.  To the extent that 
specific plan proposals associated with that event may reflect recommendations 
and findings outlined in this report, is the likely result of conscious efforts to 
incorporate these preliminary findings. 
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2.0 STUDY AREA CONSUMER MARKET 
 
2.1 Background and Overview 
The historic City of Beaufort, South Carolina, is a charming coastal town widely 
known through literature and film.  Though no longer the center of commerce for 
its immediate area, the downtown core and its surrounding neighborhoods 
continue to play a key role in the regional economy.  The city’s unique culture 
and history, combined with its physical appeal and natural setting, provide a 
valuable amenity in attracting visitors and new residents alike to the region.  This 
strategic role has helped sustain existing area businesses of all sorts, while also 
encouraging local entrepreneurship and new business development as new 
arrivals, attracted by the area’s many cultural and recreational offerings, seek the 
best means to support themselves, long-term. 
 
In spite of this important role, downtown Beaufort has struggled in recent years to 
redefine itself economically in response to changing consumer tastes and market 
dynamics.  This challenge has been exacerbated by the current recession and 
the expansion of strip commercial development lining the major arterials leading 
into and out of town.  However, even as the City continues to evolve in response 
to these challenges, emerging demographic trends suggest a renewed 
appreciation for the kind of attributes and quality of life opportunities places like 
Beaufort offer, providing an encouraging counterpoint to these recent difficulties. 
 
In evaluating market potential, one measures consumer demand relative to 
supply of goods and services.  The result is usually expressed in terms of sales 
leakage, or “gap,” and is a key indictor of whether or not local consumers are 
obligated to leave the area to secure goods which are either not available locally, 
or not available at the price or quality those consumers expect or feel is 
appropriate.  In the case of Beaufort and its assumed trade area, the amount of 
retail supply indicted far exceeds that of local demand, across all of the relevant 
merchandize categories, as described by the North American Industrial 
Classification System (NAICS 44-45).  This means that there are no obvious 
areas of unmet demand in the market simply waiting to be fulfilled which could be 
expected to immediately improve the overall performance of retail in the area. 
 
However, it is possible that even in this context, there may be opportunities to 
improve capture in smaller, niche segments in the marketplace, and/or to 
successfully recapture other sub-markets of niche demand that are currently 
being satisfied elsewhere.  Taken together, these initiatives could have a 
measurable cumulative impact on the overall performance of Beaufort’s 
downtown retailers. 
 
2.2 General Market Characteristics 
The Beaufort Consumer Market is diverse, complex, and multi-faceted.  It is 
comprised of distinct demographic strata representing a broad spectrum of socio-
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economic characteristics and consumer preferences, supplemented by an 
equally diverse visitor market.  
 
Overall, the size and makeup of the market is not sufficient to support the kind of 
conventional regional-scaled retail centers typical of larger metropolitan areas.  
However, most consumer goods and services are in evidence through an ad hoc 
array of conventional suburban stand-alone retailers, shopping centers, big 
boxes, etc., in addition to the downtown itself.  As a consequence, there is little 
coherent structure to how these retailers are collectively organized or relate to 
each other, beyond the self-selecting preferences of the individual retailers 
themselves, and the usual criteria governing suburban retail locations, such as 
traffic counts, visibility, and access.   
 
This self-determined location process is significantly informed, in turn, by the 
unique geographical characteristics of the area and its associated road networks. 
Generic, commodity-type retailers are encouraged to locate just outside of 
downtown Beaufort, proper, where land is less expensive and development sites 
more accommodating of suburban formats, while still affording those retailers 
convenient and ready access to the Beaufort consumer market, as a whole (see 
figure 2.2-1, below). 
 

 
 
Figure 2.2-1  
The larger context places Beaufort between the region’s two primary urban centers, Savannah, 
Georgia to the south, and Charleston, South Carolina, to the north, among a constellation of 
smaller coastal communities competing for market dominance and share along the route  
between the two. 
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Figures 2.2-2 and 2.2-3  
At the local level, access to the immediate consumer market is influenced and impacted by the 
area’s unique geographical context, and its associated road networks, which tend to aggregate 
market potential in key strategic locations: 
 

 In the upper diagram, Beaufort is indicated by the star, while areas of major retail 
concentration are indicated by blue circles, or in the case of the continuous strip 
commercial along SC 278, by a purple zigzag line.   

 
 In the lower diagram, downtown Beaufort is indicated by the star, while the major arterial 

networks effectively bypassing downtown are illustrated in various colors. 
 
Given the nature of the existing road networks in relation to the location of the competing retail 
concentrations, the greatest opportunity for enhanced market capture lies in the direction of 
Lady’s Island and points east. 
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As stated previously, current data suggests a much more modest consumer 
market than is generally perceived, with an overall saturation on the supply side 
indicated across the full range of merchandise categories represented.  This 
typically means that there is indeed an oversupply of retail in the trade area 
relative to what the market can reasonably support, or there is a substantial 
inflow of consumer dollars coming into the Trade Area from outside the market, 
as is generally assumed -- or both.   However, the assumed existence of an 
oversupply is supported by a random sampling undertaken as part of this 
analysis, which shows that much of the retail in the area is underperforming in 
both sales productivity and market rents relative to national standards, which 
typically runs around $250 per square foot in sales for similar types of retail on a 
national average. 

 
                       
 
 
 
Primary Trade 
Area (Red) 
 
 
Secondary 
Trade Area 
(Green) 
 
 
Tertiary Trade 
Area (Blue 
 
 
 

Figure 2.2-4 
The Study Area for this report generally comprised the historic core of the City of Beaufort. 
The Tertiary Trade Area in this case is assumed to be a 30 mile drive time, given the unusual 
geographical characteristics of the area, and the relatively low household densities outside of the 
immediate downtown core. 
 
A strong indication of oversupply in and of itself, however, is difficult to measure 
in practical terms.   It is always possible -- and quite common -- to have both an 
oversupply and a net inflow of consumer dollars, particularly in seasonal tourist 
markets like Beaufort.  In this context, national chains can still often prosper, but 
in the absence of credible, detailed information on the visitor market to help verify 
the scale of that theoretical net inflow, marketing the area to prospective retailers 
on the basis of the market data alone can remain a difficult case to make. 
 
Given all these factors and considerations, the actual retail on the ground – 
evolving through an organic process of trial and error – is probably a reasonable 
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reflection of the underlying market reality.  That is to say, the middle-to-lower 
income demographic strata heavily represented in the market data is well served 
by the generic chain retailers along the arterials leading into and out of town, with 
most of the remaining merchants downtown focusing their attention toward the 
retiree and visitor market. 
 
Looking at the larger regional market, attempts to attract and capture the 
presumably more discerning, affluent segment of the local consumer market 
have been stymied by the critical mass of retail offerings in the Bluffton area, 
which has a large concentration of nationally branded chains, in addition to 
growing competition from online retail.  This ongoing shift in retail gravity in the 
regional market has been further exacerbated by the City’s failure to keep pace 
with growth in the County overall, a fact reflected in the local consumer market 
data.  Taken together, these trends are frustrating local shoppers with the loss of 
shopping options in the immediate area. 
 
Given all of the above, the primary focus of any repositioning strategy will need to 
be on growing both the size of the local market, as well as the level of capture 
the City is able to achieve as a percentage of consumer market that already 
exists in the region.   However simply stated, this remains a complicated and 
challenging goal given the diverse nature of both the local and visitor markets.  
Together, they represent a wide range of diverse consumer tastes, segmented 
along income and demographic lines. 
 
2.3 Demand/Supply (Gap) Analysis 
The charts on the following pages provide a profile of the Beaufort retail 
marketplace based on consumer demand and retail supply in the three trade 
areas indicated for the Beaufort market, which are based upon five, ten, and 
thirty minute drive times.   
 
A comparison of consumer spending demand relative to supply is commonly 
referred to as a “gap.”  A positive gap for any particular merchandise category 
indicates that consumers within the trade area are meeting those retail needs 
elsewhere.  This is often referred to as “leakage.”  Leakage and gap essentially 
refer to the same thing, and are used to describe either an undersupply or 
oversupply of goods and services, relative to demand. 
 
In the following charts, red numbers indicate a negative gap, or oversupply of 
retail provided relative to consumer demand, in absolute dollars.  The 
“leakage/surplus” factor, on an index of 1-100, 100 being the maximum, indicates 
the relative level of undersupply (leakage), or oversupply (surplus) for that 
merchandise category, in that particular area.  Again, red means negative, or 
oversupply.  The demand numbers are based upon the assumed spending 
behavior in the market based upon the observed behavior of other consumers 
with similar demographic characteristics.  
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One other possible explanation for a negative gap, or oversupply, would be a net 
inflow of consumer dollars into the market.  However, this assumption would 
need to be substantiated through the explicit documentation of such an inflow, in 
addition to recording a correspondingly higher level of sales productivity in 
relation to what the local market would otherwise be capable of providing. 
 
A positive “gap,” on the other hand, usually indicates an unmet opportunity in the 
marketplace, where the consumer is assumed to be leaving the area to meet 
those needs, either because those products are unavailable locally, or available 
in more a attractive, convenient, or competitively priced setting somewhere else -
- hence, the term “leakage.”   A leakage usually means that there is more retail 
demand available than is currently being effectively served, making it easier to 
identify a specific market opportunity to pursue.   
 
However, Beaufort’s quantitative analysis indicated an oversupply in all the retail 
merchandise categories for which local demand might be reasonably assumed.
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FIVE-MINUTE DRIVE TIME TRADE AREA 
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Figure 2.3-1  
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative “gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source: ESRI 
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Figure 2.3-2 
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative “gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source: ESRI 
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Figure 2.3-3  
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative ”gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source: ESRI 
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TEN-MINUTE DRIVE TIME TRADE AREA 
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Figure 2.3-4 
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative “gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source: ESRI 
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Figure 2.3-5  
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative “gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source: ESRI 
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Figure 2.3-6  
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative “gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source: ESRI 
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THIRTY-MINUTE DRIVE TIME TRADE AREA 
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Figure 2.3-7 
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative “gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source:  ESRI 
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Figure 2.3-8 
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative “gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source: ESRI 
 



 
City of Beaufort, SC Retail Market Report 
Seth Harry & Associates, Inc. 
July 2011 

23 

 

 
 

 
Figure 2.3-9 
This chart shows the relative supply and demand available for the merchandise category shown, 
in the trade area indicated.  Red indicates a negative “gap,” or oversupply, by the factor indicated 
in the leakage/surplus index.  Source:  ESRI 
. 
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2.4 Psychographic Characteristics 
Psychographic attributes relate to personality, values, attitudes, interests, or 
lifestyle preferences, and are used in segmentation analysis to provide an 
additional level of market clarity with regard to consumer behavior.  Figure 2.4 
illustrates the psychographic characteristics and lifestyle mode of the consumer 
population living in the Beaufort retail market, based upon the three trade areas 
indicated -- five, ten, and thirty minute drive times.  These consumer groups are 
further defined by the ESRI “Tapestry” model around distinct demographic 
characteristics, which describes and catalogs 65 individual segmentation groups, 
and their associated consumer preferences (see Appendix A.2 for more specific 
definitions).   
 
These classifications are used to describe, in general terms, relevant 
characteristics based upon income, employment, age, level-of-education, 
household composition, migration patterns, etc.  These relative distinctions, 
commonly referred to as Market Segments, can be used to compare and predict 
consumer preferences and associated spending behavior, based on the 
observed consumer preferences and spending behavior of similar consumer 
cohorts, elsewhere.   
 
The numbers on figure 2.4-1 indicate specific segmentation groups represented 
in the Beaufort area, while the color indicates more general lifestyle associations, 
or “Life-modes.”  These lifestyle associations are composed of multiple individual 
segmentation classifications, and are indicative of shared attributes around which 
complimentary behaviors can be assumed. 
 
The specific segmentation groups represented within the 5, and 10 minute drive 
times are “Midlife Junction (33), Up and Coming Families (12), and Great 
Expectations (48).”  In the larger regional context represented by the 30 minute 
drive-time trade area, the represented groups are “Rural Bypasses (56), 
Crossroads (41), Military Proximity (40), and Silver and Gold (15).”  A more 
detailed description of their attributes and characteristics can be found in 
Appendix A.2. 
 
As described in the overview section of this report, the Life-mode summary 
groups associated with these segmentation groups are quite diverse, with no 
shared summary groups to be found among the individual segmentation 
attributes indicated on the map.  This is consistent with the anecdotal 
observations of the market, which suggests a very diverse demographic 
composition.  However, almost all of them tend to fall within the moderate end of 
the household income spectrum, except Silver and Gold (15), which represents 
only a small percentage of the total consumer market available to downtown 
merchants. 
 
In looking more closely at the individual segmentation groups represented within 
the Beaufort trade area, the shopping preferences from most of the groups are 



 
City of Beaufort, SC Retail Market Report 
Seth Harry & Associates, Inc. 
July 2011 

25 

 

consistent with the type of retail most prevalent in the market.  Midlife Junction, 
the segmentation group closest to downtown, has modest household incomes 
below the national average and is characterized as “careful spenders,” who 
frequent family-style chain restaurants and shop by catalog.  The other two most 
relevant groups present in the market, Crossroads and Great Expectations, have 
even more modest household incomes, are also budget conscious, preferring to 
shop at the large discount department stores such as Wal-mart and Kmart for 
both groceries and general merchandise.  The other close by segmentation 
group is Military Proximity, which shops at the military commissary whenever 
possible. 
 
Silver and Gold, an older, more affluent demographic with the highest net worth 
of the segments represented, is located primarily on the periphery of the market, 
in the tertiary trade area, which typically means only a limited capture.  However, 
the portion of this market which lies east of the City is potentially available due to 
the relative lack of other shopping options available to them. 
 
One of the best segments in terms of local capture potential, however, is 
segment 12, Up and Coming Families.  A mix of Generation X and Baby 
Boomers, they are young in median age and affluent, with a high level of 
disposable income.  Many are first-time homebuyers with new or expanding 
families, making them prime candidates for children’s toys and apparel, and 
household furnishings and accessories.   Like Silver and Gold, this segment is 
primarily located east of downtown, on Lady’s Island, making it a prime candidate 
for enhanced capture 
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Figure 2.4-1  
This map shows the 
representative Tapestry 
Segmentation Groups 
and Life-mode 
Summary Groups in the 
Beaufort area.  Please 
refer to the Appendix 
for a more complete 
description of the 
groups indicated above.  
Source: ESRI



 
City of Beaufort, SC Retail Market Report 
Seth Harry & Associates, Inc. 
July 2011 

27 

 

 
2.5 Community Perceptions 
As part of this analysis, informal interviews were conducted with a number of 
representative stakeholders, including local business owners and residents, in 
addition to representatives of relevant business and tourist-related associations.  
An intercept survey was also conducted in the downtown area with the 
assistance of Office of Civic Investment intern volunteer to help gauge the 
perceptual sentiments of local residents and visitors regarding Beaufort’s retail 
offerings. 
 
The intercept surveys were conducted over a number of weeks, and were 
undertaken at different locations throughout the historic downtown core at 
different times of day, and different days of the week.  It was not intended to be 
an exhaustive documentation of the local and visitor consumer markets (a more 
substantive, dedicated Visitor Market analysis is still recommended for that 
purpose), only to provide additional insight into consumer sentiment relative to 
the prevailing local wisdom about downtown. 
 
The results, when weighed anecdotally, supports the position that local residents 
do perceive the historic core as a major amenity, as assumed, and frequent it 
primarily for business and recreational reasons, with shopping and dining a 
distant third.  Of the things which visitors most liked about the downtown is its 
historic character and walkable quality, which ranked high, while the perceived 
lack of convenient parking and the lack of diversity of retail goods available, led 
the expressed dislikes. 
 
The good news is that most of the respondents visited downtown on a 
reasonably frequent basis, meaning that the opportunity lies as much in 
expanding the expenditure per visit, as in growing the visitation overall.  Though 
there was a general preference indicated for excluding national retailers from the 
historic core (as opposed to allowing a mix of local and nationals), the consensus 
also seemed to indicate support for allowing them along Boundary Street, a 
location that would still contribute to the overall downtown mix. 
 
The survey was conducted so as to provide the most representative sampling 
possible.  However, in referencing the time, location and day of week during 
which surveys were conducted against the general nature of the responses, it 
seems likely, in retrospect, that visitors and local consumers frequented different 
parts of the downtown at different times of the day and week, which might have 
influenced the conclusions drawn. 
 
Therefore it is recommended that when a more comprehensive survey of the 
downtown visitor market is conducted, that these additional factors are taken into 
consideration in designing the survey.  The individual results are plotted on the 
following pages, as a percentage of overall responses, relative to the particular 
question asked. 
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2.5.1 Local Market 
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In the various informal interviews conducted, almost everyone indicated that they 
would visit downtown to make gift purchases of unique, specialty items.  In 
general, the prevailing local sentiment -- particularly among younger, and/or 
more affluent local residents, however, is that the downtown does not offer goods 
which have broad appeal to them, in particular with regard to apparel, and/or 
everyday needs.  As a result, these same respondents typically indicated that 
their apparel needs were being met elsewhere, either by shopping through the 
internet, or by traveling to Bluffton, where those goods are readily available 
through a wide selection of well known, name brand goods, offered at 
competitive prices. 
 
In a similar vein, there was a general perception that downtown offered little in 
the way of practical, daily needs.  In fact the general perception is that need is 
being met by the big box commodity retailers on the suburban arterials just 
outside of downtown.  These sentiments, ironically, contrasted with a general 
appreciation for the historic core’s eclectic charm, which seemed to suggest that 
if the choice was a little inconvenience, or a dramatically changed downtown, 
they’d readily forego the convenience. 
 
While it is unrealistic to assume that the downtown can compete directly with the 
regional-scale, mass-market designer goods in Bluffton, or even the more basic 
consumer goods offered on Robert Smalls Parkway and Sea Island Parkway, the 
strategies outlined below should help address some of the immediate perceptual 
issues.  In short, the expansion of downtown to include Boundary Street 
presents, at a minimum, the capacity to accommodate a broader range of 
commercial enterprises, including small-scale, urban friendly national retailers. 
 
2.5.2 Visitor Market 
Though little formal data exists on the Beaufort visitor market, the local 
consensus, buttressed by empirical observation, is that it too is quite diverse in 
terms of both demographic characteristics, and in their reasons for visitation. 
 
Based upon casual observation, confirmed through local resources, the visitor 
market can be broken down into a few basic types:  families and friends of 
military personnel, including Parris Island graduates; day-trippers from nearby 
metropolitan areas and other resort destinations such as Hilton Head; and 
visitors coming to Beaufort as part of a larger, more comprehensive regional visit; 
and/or as a specific destination, attracted by the area’s history, culture, and 
recreational amenities.  In each case, shopping and dining are considered prime 
recreational activities associated with their visit, consistent with most people on 
vacation.  Downtown Beaufort’s merchants have largely positioned themselves to 
appeal primarily to this market, and for the most part, should be encouraged to 
continue their pursuit of it. 
 
However, the current visitor market may not represent the visitor market of 
tomorrow, nor may future residents resemble the residents who live there today, 
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in terms of consumer tastes and expectations.  The relevant trends section (4.0) 
of this report goes into more detail regarding the demographic changes 
anticipated to take place over the next decade which will likely have a significant 
impact on long-term prospects for Beaufort’s future.   Given that, it is not 
unreasonable to assume that the visitor market ten years from now will be very 
different than what it is today, and the local market as well, though in a positive 
way, depending on the degree to which the recommendations associated with 
the Comprehensive Plan are embraced and implemented. 
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3.0 COMPETITIVE CONTEXT 
 
The competitive context for Beaufort includes both local and regional 
concentrations of generic suburban shopping centers and strip commercial 
development lining the arterials leading into and out of the community.   These 
centers have positioned themselves, in location and in terms of their mix of 
products, to target local and regional consumers, including – to a certain extent -- 
the visitor market. 
 

 
 
Figure 3.0-1 
This illustration shows the competing commercial centers surrounding downtown, effectively 
cutting off downtown Beaufort from its local consumer market for shoppers’ goods and services. 
 
The shopping centers situated closest to downtown have taken advantage of the 
large commercial parcels available outside of historic Beaufort to provide 
conveniently accessible, competitively priced retail to local residents.  These 
sites are well located to capture the consumer potential associated with the 
newer housing developments located in and around Beaufort, while also 
providing a compelling draw for downtown residents, limiting the potential capture 
for these goods by the Bay Street merchants. 
 
The major concentrations of regional-scaled retail, which offer a full range of 
shopper’s goods, are mostly located in nearby Bluffton.  These were positioned 
to take advantage of the strong growth in the southern Beaufort area over the 
past decade and as a consequence, this retail corridor along SC 278 has 
effectively displaced the City of Beaufort’s traditional role as the center of retail 
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gravity for the county.  Most of these projects not only offer an inviting selection 
of high quality, competitively priced goods, but many of them are now also 
mimicking the traditional architecture and urban forms of Beaufort’s historic main 
street, in a conscious effort to take advantage of the increasing interest in an 
authentic sense of place. 
 

    
 
Figure 3.0-2  
Regional scale retail and mixed-use centers in the Bluffton area are adopting neo-traditional 
architectural formats, if not the explicit urban design qualities, evocative of low country towns and 
villages, in an attempt to emulate the feel and character of traditional places with the promised 
convenience of suburbia. 
 
Not surprisingly, one of Bluffton’s greatest weaknesses is its success, as traffic 
congestion makes it an increasingly unappealing option for shoppers from north 
of the Broad River.  However, this opportunity needs to be seized on quickly, 
before it is lost to other suburban competitors in the area. 
 
The final competitive threat to Beaufort’s market share are both new and historic 
traditional communities such as Habersham and Port Royal, which share key 
attributes of Beaufort including a high-quality public realm, and a variety of well 
executed building types in regionally appropriate styles and walkable, mixed-use 
centers.   
 
Taken together, these places and projects provide a credible challenge to 
Beaufort’s long-term goal of both retaining and rebuilding its competitive standing 
in the region, but they also help confirm the growing value the market places on 
compact, walkable, mixed-use development, such as downtown Beaufort.  
Therefore, rather than focusing on any perceived threat these new developments 
may pose, a better response would be to simply build on Beaufort’s own inherent 
strengths in this regard.  In particular, this means the things that most clearly 
differentiate downtown from these other places, include:  its historic 
neighborhoods, its intimate relationship to the river, the Waterfront Park, the 
marina, and the Bluff. 
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Findings and Recommendations include: 
 The downtown consumer market is complex and multifaceted, both at the 

local and regional level, and with regard to the local and visitor markets.  
Any strategic response should be similarly nuanced and multi-faceted. 

 
 There is a lack of useful information and data regarding the visitor market, 

making it difficult to properly assess the performance of the downtown 
retailers, and to effectively tailor the overall mix to address the full 
spectrum of consumer needs in the area.   

 
 Based upon the current data, there appears to be little, if any, obvious or 

immediate opportunity to improve the sales performance of downtown 
merchants simply by capturing unmet demand in any particular 
merchandise category, based on the current capture rates. 

 
 The barriers to entry for new commercial development on the suburban 

arterials outside of downtown are very low in relation to the constraints 
and challenges associated with bringing new retail downtown.  This is 
particularly true for price sensitive, generic merchandise categories.  This 
only compounds the competitive pressures on downtown retail.  Zoning 
policies should therefore reflect a more balanced approach in addressing 
this issue, by actively encouraging mixed-use development along these 
corridors to promote complementary land-use and transportation 
objectives, consistent with long-term sustainability goals. 

 
 Given all of the above, it is recommended that the best means for 

improving the magnitude of consumer expenditures is through increasing 
market capture/share in both the local consumer market and the regional 
visitor’s market.  This can be accomplished through more effective and 
targeted marketing, by expanding the range and quality of the goods 
offered, and by growing the size of the local market itself, through a range 
of targeted strategies intended to encourage more residents to live and 
work downtown.  These are covered in more detail later in this document. 

 
 Embrace, celebrate, and promote the benefits of compact, mixed-use 

development as a cornerstone of downtown’s branding strategy. 
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4.0 LONG-TERM RELEVANT MARKET TRENDS 
 
Long-term retail trends favor main street communities and mixed-use infill 
development of the type associated with, and recommended for, Beaufort.  A 
recent article in Retail Traffic Magazine indicated that lifestyle centers, the most 
recent shopping center format trend to emerge, is already moving in that 
direction by adding additional uses to make them mixed-use.   
 
In addition, there is increasing popular interest in traditional downtown retail with 
conventional suburban retailers creating new formats and product mixes 
specifically for that market.  Both of these reflect the growing appeal of authentic, 
urban environments.  In addition, the two converging demographic trends 
described below bode well for the future of downtown Beaufort, and places like it, 
if anticipated and planned for correctly:  
 

 The first of those trends is the aging of the Baby Boomers.  They are 
finally moving beyond their fascination with suburbia in favor of the 
convenience and amenity of a more walkable, mixed-use lifestyle.  This is 
particularly important as the long-term implications of auto-dependence 
are becoming apparent to aging drivers.   Generation X is not far behind in 
following this trend, and will probably begin this transition even earlier. 

 
 The other is the emerging Generation Y, nearly twice as large as 

Generation X and just now entering household formation stage.  They 
have rejected the suburban lifestyle of their parents altogether and are 
poised to become an even more influential demographic than the Baby 
Boomer generation. 

 
Both of these generational groups are converging on an overlapping set of 
housing location criteria based upon transportation choice, and the diversity of 
experiences and opportunities for social interaction that an urban environment 
provides.  College towns are an ideal expression of these convergent attributes, 
as are places which provide a broad spectrum of cultural and natural amenities, 
like Beaufort, particularly if they offer the kind of meaning-driven career 
opportunities which appeal to Generation Y. 
 
Beaufort has the potential to appeal to both demographic groups if it actively 
pursues a strategic plan to attract both.  Beaufort has long appealed to the 
boomer generation, but with Generation Y just beginning its prime household 
formation stage, so the time to act quickly is now. 
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Figure 4.0-1  
These graphs, which are presented in the appendix A.3 in a larger format, were produced by 
RCLCO, and show the similar lifestyle preferences exhibited by aging Boomers and the emergent 
Gen Y home buyers.  These trends have significant implications for Beaufort’s strategic 
positioning. 
 
Specific Recommendations include: 

 Anticipate and plan for the emergent Generation Y by tailoring Beaufort’s 
mix of recreational and shopping choices to better accommodate their 
tastes, while carefully managing their impact and engagement with 
Beaufort’s traditional visitor demographic. 

 
 Embrace Generation Y’s predisposition for urban lifestyles by broadening 

its focus on activities that appeal specifically to them. 
 

 Build housing types that appeal to both aging Boomers and Generation Y.  
 

 Aggressively explore economic and cultural development opportunities 
which would have specific relevance to both demographics, in particular, 
the expansion of the USC Beaufort campus to include both practical-
based creative programs, and life-long learning opportunities. 
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5.0 MERCHANDISING AND POSITIONING STRATEGY 
 
5.1 General Observations 
This study considers the retail market potential and associated market 
positioning of downtown Beaufort in relation to its immediate consumer market 
and the larger regional competitive context in which it resides.  In Beaufort, the 
relatively compact trade area associated with the downtown, combined with the 
local geography of islands and peninsulas and its associated road network, 
makes all of Beaufort and its immediate environs function, in effect, a single, 
auto-dependent consumer market. As stated previously, and in looking at that 
market in that context, the data clearly suggests that there are -- at present -- no 
underserved merchandise categories in the assumed trade area simply waiting to 
be addressed 
 
However, the consumer expectations and desires expressed by many of 
Beaufort’s residents clearly indicates an opportunity with regard to certain higher 
quality goods and branded merchandise, when compared to the more limited 
specialty focus currently represented in the historic downtown core, or in the 
value/commodity retail focus of the suburban commercial corridors outside of 
town.  This is, of course, assuming that the overall market demand for those 
goods exists in sufficient scale to support the retailers who carry such products.   
 
This perceptual gap between expressed demand and what is currently available 
represents the best short-term option for growing market share and improving the 
market capture and performance of downtown retail overall, while enhancing the 
quality of life of downtown residents and others living nearby.  However, the 
historic downtown core itself does not have the physical capacity to easily 
accommodate the full range of goods and services necessary to effectively fill 
this gap, long-term, or to achieve sufficient critical mass to compete effectively 
with other regional destinations in the provision of these types of goods and 
services.  One means of addressing this issue would be to redefine “downtown” 
Beaufort to include an expanded area bordered on the north and west by Bladen 
and Boundary streets, which would provide a larger physical framework within 
which a diverse array of merchandising sub-areas could form. 
 
This approach could help balance the community’s stated goal of expanding the 
range of retail offerings downtown with those merchants who feel the historic 
core needs to maintain its specialty retail niche.  It also provides a rational means 
of accommodating the economic, physical, and code-related challenges 
associated with bringing more conventional national retailers into the historical 
core. 
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Figure 5.1-1 
The map on the right shows 
a proposed “expanded” 
downtown, comprised of 
discrete merchandising sub-
districts, including the 
historic core along Bay 
Street, Carteret Street, the 
University District, 
Boundary Street, and local 
neighborhood commercial 
areas on Bladen and 
Charles Streets. 

 
 
 
 
 
General Recommendations include: 
The unique and often conflicting issues relating to expanding the depth and 
appeal of downtown retail necessitates a more comprehensive approach to 
repositioning/remarketing downtown Beaufort. 
 

 To increase capacity and help diversify the array of goods and services 
available to local residents in the downtown area, expand the perceptual 
definition of “Downtown Beaufort” to include Carteret Street to the East, 
Boundary Street to the North, and Bladen to the West, in addition to the 
historic downtown core of Bay Street, the waterfront, and Port Republic 
Street.  
 

 To help build a supportive consumer base more able to support the retail 
aspirations of nearby residents, adopt policies which encourage infill 
residential development across a broader range of housing types, 
including those specifically intended to attract younger residents to the 
area, and to provide and accommodate a greater spectrum of lifestyle and 
affordability options and needs. 

 
 Within the historic core itself, explore specific strategies to expand the 

range of consumer merchandise locally available, by consciously targeting 
areas of overlap between perceived unfulfilled local demand and the 
visitor market, particularly with regard to the affluent and/or more 
discerning local shopper. 
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5.2 Historic Downtown Core Merchandising Plan 
The decision to expand both the definition and scale of downtown Beaufort to 
include Boundary, Carteret, Charles, and Bladen streets, will allow the historic 
core around Bay Street to sharpen its current focus on experience-driven retail, 
including dining and entertainment, and unique and specialty goods.  This 
approach makes sense as the market for specialty goods typically has no fixed 
trade area, making these merchants less dependent on local consumers.   
 
The less-frequent, more discretionary nature of these purchases also compliment 
the dining and entertainment venues downtown by combining to create more of 
an experience-driven destination, rather than a convenience-driven one (though 
these are not mutually exclusive).  In addition, this approach takes full advantage 
of the distinctive physical character of the historic core and its associated 
waterfront and its appeal to the visitor market.   
 
In this context, daily needs can be addressed either through one of the sub-
districts within the newly expanded downtown as described above, or through the 
limited addition of useful products among the existing merchants downtown, as 
appropriate. 
 
In the absence of a specific retail anchor, merchandising clusters comprised of 
complimentary retail uses can sometimes function in a similar way.  Clusters 
encourage cross-shopping by generating foot traffic between themselves in much 
the same way traditional anchors function in conventional shopping centers.  
These can be formed around existing merchant groupings or built around 
targeted retailers to help achieve a more balanced mix.  Combined with the 
waterfront park and strategically located parking, an effective plan built around 
this concept will help ensure that all areas of the downtown are equally 
patronized. 
 
In general, the current mix of tenants offers a reasonable basis upon which to 
pursue this strategy.  The collective offerings presently available in downtown 
include a mix of home furnishings and accessories, gifts, linens, art galleries, 
sporting goods/apparel, clothing and accessories, general merchandise, books, 
in addition to both casual and fine dining, providing a reasonable basis for this 
model. 
 
Building clusters around this mix could involve a number of different approaches. 
The most typical clustering strategies consist of one of three basic types: 
 

 Grouping around complimentary merchandise categories, where a range 
of products cover a complimentary spectrum of goods and services (e.g., 
woman’s apparel, shoes, accessories, jewelry, etc.). 
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 Merchandise clusters based upon shared buyer attributes or shopping 
preferences (e.g., professional women, sportsmen, etc.) 

 
 Merchandise clusters based upon similar or competitive goods or 

services, where consumers are able to compare between similar products 
on the basis of price and quality (e.g., antiques artist galleries, etc.). 

 
In the case of Beaufort’s existing merchant mix, there is already competitively 
based merchandise clusters formed around dining and art, with the remaining 
shops generally targeting a common consumer audience, based upon a 
complementary mix. 
 
Growing both the local and visitor market capture would therefore require adding 
additional retailers to broaden the overall diversity of complementary 
merchandise, or by offering more products in existing stores which appeal to both 
the audiences.  An effective strategy for accomplishing this goal could be as 
simple as existing merchants offering branded merchandise that have local 
appeal as part of their product mix.  Another strategy might be to vary the 
merchandise monthly in response to seasonal changes in the market and tailor it 
more consistently to the consumer best able to appreciate it at that particular 
time of year. 
 
The most requested and desired retail type currently missing from downtown is a 
grocery store, which could be accommodated either in one of the sub-districts of 
the expanded downtown, such as along Boundary Street, or within the historic 
core by using a smaller urban format store and associated parking.  This type of 
store typically offers a higher proportion, adjusted to scale, of prepared take-
away meals, deli products and local specialties, in addition to basic items such as 
bread and dairy products, meats, produce, etc., and a modest array of dry goods 
and other frequently consumer products.   These goods would appeal to both 
visitors and local consumers in addition to serving existing residents and 
employees, and would be a welcome amenity to help attract residents wishing to 
live downtown.  
 
In planning merchandising clusters and their location within the historic core, 
emphasis should be given to anchoring the corners of the district.  To the west, 
Bay street can be anchored by redeveloping the marina parking lot (see Section 
5.3.1), and a related opportunity to anchor the northwest corner, in the Port 
Republic Street area, can be achieved by transferring the current parking 
capacity of the existing marina lot to a larger, district-scaled parking garage in the 
block between Charles Street and West street off Port Republic Street.  This 
would have the additional benefit of encouraging new infill development in the 
surrounding area, which, along with the ability of the garage to provide a 
consistent source of pedestrian traffic in this area, could have a transformative 
effect on retail vitality north of Bay Street. 
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Figure 5.2-1  
A photo montage of Fordham market showing an enhanced retail presentation, with new windows 
and awnings facing toward Carteret Street, based upon existing historic details already in place 
on the building. 
 
At the eastern end of Bay Street, the Fordham Market needs to present a more 
compelling face to passing traffic on Carteret Street (see illustration above).  The 
same is true for 800 Bay Street, which is further burdened by not having its 
ground floor at grade on the Carteret Street side.  With some strategic façade 
improvements (new windows and awnings facing Carteret Street), the Fordham 
Market building becomes an ideal location for a signature anchor store, given its 
extraordinary location and exposure.  In both cases, the pedestrian environment 
at the intersection of Bay and Carteret needs to be substantially improved to 
make it a more comfortable place for shoppers to walk, and to provide a safer 
and more effective connection to the new restaurants one block to the north.  
Sidewalk bump-outs on both the northwest and southwest corners of this location 
are warranted. 
 
Waterfront Park naturally lends itself to waterfront dining and as a staging area 
for various events.  Bay Street is the historic and traditional “main street” 
shopping area, with Port Republic Street providing additional capacity for other 
retail uses and services.  Overall, this clustering approach, which includes the 
park and restaurants along the waterfront, should provide an effective “double-
loop” walking and merchandising path (see figure 5.2-2) between Bay Street, the 
Waterfront, and Port Republic Street, presenting interesting sites, compelling 
destinations, and supportive merchandising environments along a continuous 
pedestrian route, without doubling back on itself. 
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Figure 5.2-2 
A proposed downtown Merchandising Plan showing strong anchors on all four corners, including 
a large parking reservoir north of Port Republic (the “P” in the upper left hand corner), between 
Charles and West, creating a strong “double-loop” or figure-eight merchandising path (see figure 
5.2-3 for specific merchandising recommendations). 
 
Other potential uses and merchandising concepts to consider as a complement 
to the existing merchandising mix might include a higher-end toy store (e.g., O.P. 
Taylors, out of Brevard, NC), (this could be an ideal tenant for 800 Bay Street, 
with its excellent visibility and adjacent parking); a specialty craft and hobby 
store; health, beauty, bath and fragrance; natural or organic apparel; children’s 
and/or maternity clothing; and collectibles.  Other concepts that might resonate 
with the general feel of the area could include high-quality consignment stores 
with unique appeal (e.g., designer apparel), an all vinyl music store, or similar 
reinterpretations of conventional stores including like a non-digital game store, a 
first-class newsstand and coffee bar, or day spa and salon.  Many of these can 
market effectively to an online customer base while adding interest and appeal to 
a wider pool of potential customers. 
 
The large concentration of galleries, antique, home furnishing and accessory 
stores, make the Port Republic Street area an ideal location for design-related 
goods and services.  Similar main street shopping districts with secondary street 
and pedestrian networks, like Worth Avenue in Palm Beach, Florida, make use of 
interior courtyards and pedestrian arcades to create an expanded network of 
more intimate retailing environments.  This type of cluster would make a nice 
complement to the water-oriented restaurants cluster on the south side of Bay 
Street. 
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Figure 5.2-3 
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Fig. 5.2-4 
Pop-up shops can take the form of short-tem retail buildings to temporarily line surface parking 
lots and incubate new merchants; food trucks brought in on an event-based basis to highlight 
local restaurants; store-within-a-store temporary display; etc.  The idea is to create a more 
dynamic and varied retail experience for visitors and locals. 
 
“Pop-up” or temporary merchants (see figure 5.2-4) can help to incubate these 
and other clusters and provide interim liners to help fill-in weak spots in the 
downtown fabric, particularly in the Port Republic Street area.  These can also be 
used to augment and support local retailers during the high season or for special 
events.  They can take a variety of physical forms from a “store within a store,” to 
pushcarts and food trucks, all the way to semi-permanent structures on 
temporary foundations which can be moved around as more substantial infill 
structures take their place.   
 
Another unique take on the idea of temporary merchants might be a “celebratory 
chef” program, where nationally recognized chefs from nearby major 
metropolitan areas come in for a week or two and take over the kitchen of a local 
restaurant, serving a unique take on the local cuisine (to avoid competing directly 
with their regular menu), perhaps offering cooking classes, or even leaving a 
“signature” dish on the regular menu as a legacy of their appearance. 
 
The somewhat ad hoc nature of Bay Street’s current tenanting is not overly 
problematic, given its relatively small size and the organic nature of most small 
town main streets, particularly if the two ends are dramatically strengthened.  
However, the small grouping of non-retail commercial uses currently toward the 
middle of Bay Street does interrupt the continuous retail frontage.  A strong 
retailer in the presently vacant Lipsitz building could provide an important 
intermediate anchor to help propel foot traffic along what is at present, a weak 
middle.  A small cluster of specialty food offerings in that area might be another 
effective option. 
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Specific Recommendations include: 

 In the downtown core, develop and implement a comprehensive 
merchandising/master plan articulating a set of merchandising clusters 
built around the existing tenant mix and supported by a comprehensive 
parking district, which strengthens and encourages cross-shopping 
downtown by emulating a classic “string of pearls” approach, driving foot 
traffic from one anchor cluster to another, along a continuous retail 
frontage. 

 
 Both the east and west end of Bay Street would benefit from stronger 

anchor uses.  800 Bay Street should be occupied by a signature tenant, 
such as a destination toy store, if at all possible, and Fordham Market 
should provide a more suitably enticing presentation to Carteret Street.  A 
redeveloped Marina site could function as a destination unto itself, and 
provide a complementary mix of additional attractions to further enhance 
the historic downtown core’s critical mass. 

 
 As part of the effort to recruit a signature tenant to the east end of Bay 

Street, and to better leverage the attraction value of Wren and Breakwater 
restaurants at Carteret and Port Republic streets, the pedestrian 
environment at the intersection of Carteret and Bay streets, and along 
Carteret Street between Bay and Port Republic streets needs to be 
substantially improved. 

 
 Improve the perceptual links between the waterfront and Port Republic 

Street, and vice-versa, to help reinforce the perception of the historic core 
as a multi-faceted, waterfront experience woven around a single place, 
instead of simply a disparate collection of individual places, in close 
proximity to each other 

 
 Diversify the dining and entertainment focus; (e.g., more casual dining, 

ethnic food options, lowcountry nouvelle-cuisine, a micro-brewery or 
gastro pub).   

 
 Use innovative tools like temporary/pop-up merchants, push-carts, etc., to 

incubate and test new retail concepts and to broaden and diversify the mix 
and appeal of the current tenant mix, as well as to help fill in voids within 
the existing pedestrian network. 

 
 Consider adding branded goods to existing merchandise to expand local 

appeal and to help build common ground between the local and visitor 
consumer markets. 

 
 Explore and develop policy tools which incentivize the use of the newly 

adopted Rehab code, and/or other flexible regulatory mechanisms to 
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encourage active use of upper story spaces downtown, particularly for 
residential.  On a similar note, adopt “graduated” historic preservation 
standards with regard to proximity to the historic core, to help stimulate 
redevelopment and infill development within the larger downtown area. 

 
 Implement Main Street South Carolina’s recommendations regarding 

hours of operation, façade, storefront, and merchandising improvements, 
as outlined in Section Five of this report. 

 
 Implement a comprehensive signage and wayfinding program. 

 
 As part of the current comprehensive parking district, continue using and 

refining demand-based pricing and time restriction formats to encourage a 
high-level of turnover and parking utilization ratios on Bay Street and other 
limited capacity areas. 

 
 Adopt a more objective, principle-based set of standards based on a 

comprehensive form-based code and design guidelines to facilitate and 
expedite new infill development in downtown Beaufort and the historic 
core. 

 
 Use new technology and social media to help promote downtown 

shopping.  This should include a new or improved City-related webpage 
highlighting individual merchants as well as smart phone apps to promote 
various marketing events and promotions downtown in real time.  WiFi 
should be available free throughout the downtown historic core. 

 
5.3   The “Expanded” Downtown Merchandising Plan 
In adopting a more broadly expansive definition of downtown, as described 
below, steps should also be taken to clarify an appropriate and complementary 
balance between the individual niche focus of each new sub-district relative to 
the overall mix, based upon the underlying attributes of each area. The greater 
infill capacity and more regional-oriented nature of the traffic flow on Boundary 
Street, combined with its central location within newly defined downtown’s 
neighborhood context, makes it the most suitable for attracting a broad range of 
community serving retail.  This could include stores such as a grocery, a 
pharmacy, and a general merchandise store, etc.  This area could also 
accommodate national chains, etc., which might be incompatible with the historic 
downtown core.   
 
The area around USC Beaufort should be developed to serve the anticipated and 
hoped for expansion of the campus in that area and could serve student and 
neighborhood needs.  Bladen Street can accommodate quasi-retail and 
neighborhood services with live-work formats and small-scale infill commercial, 
allowing the historic downtown core and Bay Street retail to retain and sharpen 
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its focus as a specialty retail, dining and entertainment district, functioning as a 
both a local amenity and as a regional destination. 
 

     
 

Fig. 5.3-1 
Boundary Street has already adopted Form-based Code standards to help ensure a compatible 
physical relationship to the historic core, including an extension of its walkable, mixed-use format.  
By pursuing a different merchandising focus from Bay Street, Boundary Street can help to meet 
local consumer aspirations without compromising historic downtown Beaufort’s traditional 
specialty niche. 
 
Taken collectively, this expanded definition of “downtown” reflects an updated 
and relevant interpretation of what the City can be in more current terms. This in 
turn encourages a more flexible and comprehensive market positioning and 
merchandising strategy than what is currently afforded by the more limited 
definition of downtown as simply the historic core along Bay Street and its 
immediate surrounds. 
 
This will allow Bay Street merchants to continue their primary focus on the visitor 
market, while still addressing the local desire for convenient access to a more 
comprehensive range of goods and services than what is currently available 
downtown.  At the same time, the historic core will benefit from having its own 
more detailed merchandising plan within the newly expanded “downtown,” giving 
each sub-district its own discrete identity and niche focus. 
 
Specific Recommendations include: 

 Increase Beaufort’s overall market share by expanding the physical 
definition of “downtown” to include the larger area bounded by Carteret, 
Boundary, Bladen, and Bay streets, and by creating new merchandising 
sub-districts to attract a broader range of retail formats, and price points 
than can be comfortably accommodated in the historic downtown core. 

 
 As part of this redefinition, adopt policies that encourage infill development 

throughout the area defined above, and in particular, residential 
development.  This would include pursuing catalytic objectives related to 
economic development, such as the expansion of the USCB campus. 

 
 Implement specific business recruitment strategies (see Section 6.7)  to 

encourage local business expansion and new business recruitment based 
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upon a comprehensive long-term vision for Beaufort as a place to live, 
work, learn and play, consistent with the principles of sustainable 
community development 

 
 Consider a “graduated” form-based code and design guideline framework 

which ties specific building types to a formal regulating plan, but which 
allows for more interpretive design standards the further away a proposed 
development is from the historic core.  This approach acknowledges the 
intrinsic value of traditional settlement patterns and historical precedents 
found in the historic core, while encouraging new infill development in the 
City as whole, through a more flexible, user-friendly regulatory framework. 

 
5.3.1 Waterfront/Marina Area 
Beaufort’s Waterfront Park is a remarkable accomplishment and a wonderful 
amenity for local residents and visitors.  In many ways it is the primary anchor for 
the downtown, providing yet another compelling reason to visit downtown.   
However, given today’s time-strapped consumer, it also serves as potential 
competitor for a visitor’s time and attention with regard to shopping and dining.  
Because of this, careful consideration should be given to how it integrates into 
the overall circulation network and program of uses and activities within 
downtown. 
 
To help reduce any perceived competition between the waterfront and Bay 
Street’s shops and restaurants for a visitor’s time and attention, effort should be 
given to strengthening the perceptual connections between Waterfront Park, Bay 
Street, and the Port Republic Street area.  In addition to opening up and 
reinforcing these perceptual links, this need to integrate the waterfront with the 
larger historic core is one of the key justifications for relocating the marina 
surface parking lot to a structured deck off Port Republic Street. 
 
In looking at the redevelopment potential of the marina parking lot itself, specific 
consideration should also be given to incorporating uses that complement and 
support the downtown merchants, to create a compelling anchor for that end of 
Bay Street.  These could include enhanced public facilities (including transit), a 
permanent home for the Beaufort farmer’s market, local craft and artist studios, 
and retail venues to reinforce and enhance the historic core’s existing focus on 
unique and locally produced goods and products.  It could also be designed to 
accommodate a range of events and entertainment programming, augmenting 
the facilities in nearby Waterfront Park. 
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Figure 5.3.1-1  
(Left) Streets in Seaside, Florida are terminated by dune-walkover pavilions, providing a tangible 
connection between the waterfront and the inland neighborhoods they connect to.  Though much 
larger than the smaller iconic markers envisioned for waterfront park, they illustrate the idea of 
giving each street a “beachhead” along the water.  (Right) The Torpedo Factory in Alexandria, 
Virginia is a great example of an adaptive re-use of a former waterfront industrial building as artist 
community.  A similar concept in mixed-use form on the marina parking lot site in Beaufort could 
provide much needed public amenities, additional event capacity, and complementary uses to 
build critical mass, and anchor downtown. 
 
Examples of two similar projects that would meet these criteria in tourist-
dominated markets are the Torpedo Factory, in Alexandria, Virginia, which 
houses a large number of artist studios, galleries and display spaces; and the 
Charleston Slave Market, a venue for marketing locally produced craft goods and 
specialty foods that celebrate the traditional culture of the region. 
 
Specific Recommendations include: 

 Implement an enhanced signage and wayfinding system which improves 
pedestrian awareness of the north-south connections between Waterfront 
Park, Bay Street, and the Back Bay (Port Republic Street) area.  These 
could include iconic street markers situated at the southern terminii of 
Scott, West, and Charles Streets (see figure 5.3.1-1). 

 
 Relocate the existing marina parking to a major new parking facility off 

Port Republic Street to provide significant parking for the downtown core, 
and to generate pedestrians in that area.   Redevelop the existing marina 
surface parking lot to: add to the critical mass of retail goods available in 
the downtown; provide a stronger anchor for the west end of Bay Street; 
and provide better facilities for tourists including, motor coach loading and 
unloading, queuing for carriage rides, public bathrooms and tourist 
information, etc.  It is also recommended that this development provide 
artist studios, galleries and retail spaces for the production, display and 
sale of locally produced art work and indigenous crafts. 
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 This facility should also provide a permanent home for a weekly or bi-

weekly public/farmers’ market, and should be stylistically evocative of local 
building traditions and the historic working waterfront buildings that 
historically bordered Beaufort’s waterfront.   

 
Additional event and performance space should also be included to 
complement the bandstand and more naturalistic setting of the existing 
park.  This will provide a greater range of programming flexibility for the 
waterfront as a whole, while limiting the potential burden to local 
businesses along the waterfront. 

 
 Short-term parking and vehicular access should be retained for the marina 

and boat launching area, as well as services and amenities for transient 
boaters and a proposed day dock. 

 
5.3.2 Dining, Events and Entertainment 
Dining is considered a universal form of entertainment and an enjoyable way to 
sample local culture and traditions, making it a significant and pleasurable part of 
any visitor experience.  Beaufort is well represented in this regard, with a diverse 
array of dining options tailored to a variety of tastes and price points, and in 
general, reflective of local tastes and customs.  Overall, the range of dining 
choices available closely mimics the demographic makeup of the market, both 
local and visitor, with value-oriented chain restaurants dominating the suburban 
approaches to downtown, and a range of casual and fine dining options in 
downtown itself. 
 
In general, most of the independent restaurants in the Beaufort area feature local 
cuisine, including locally-sourced products associated with the region.  This 
typically means seafood and other regional specialties, such as shrimp and grits, 
oysters, fried green tomatoes, etc.  While there are certainly variations on this 
theme to be found throughout downtown, many of the menus are remarkably 
similar, and there is a tendency to focus on either fine dining, or very casual 
dining, with little depth in the middle. 
 
A conscious effort should be made to diversify the cuisines offered in the historic 
core, as well as in the expanded downtown, to reflect a broader palette, 
particularly with regard to attracting a younger clientele.   Ethnic options in 
particular could benefit from greater representation as well as greater diversity in 
price and dining atmosphere.  More mid-priced restaurants of this type downtown 
could help fill the gap between casual and fine dining, and provide a viable option 
to the family-style chain restaurants on the edge of town.   
 
At the other end of the spectrum, providing a more high-end experience with 
youthful appeal is another option for diversifying the range of downtown dining 
options.  Gastro-pubs, which combine a brew pub with a gourmet take on 
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traditional pub food is a concept that might enjoy broad appeal in a market like 
Beaufort’s.  Coffee houses are also making a comeback, providing an addition 
venue for local music and literary readings, and would be popular with college 
students and retirees, alike. 
 
Beaufort and its neighboring communities host a wide range of events throughout 
the year, periodically attracting visitors from around the region and beyond.  
However, what is also needed are events and entertainment programming 
specifically geared to bring locals downtown on a more consistent basis.  In 
addition to dining, uses which encourage more nighttime visitation particularly for 
locals should be considered.   
 
In the absence of a dedicated performance venue, concepts that combine 
entertainment and casual dining, like a cinema draft house, comedy club, or 
dinner theater may provide one approach, or more family-oriented seasonal 
events, like outdoor movies in the park.  Astoria, Oregon, a waterfront fishing 
community at the mouth of the Columbia River has built a strong regional draw 
around art, music, and literature in a friendly format that provides broad support 
for local businesses and dining establishments. 
 
More frequent, locally focused events help encourage locals to get in the habit of 
visiting downtown on a regular basis, and can help merchants to justify carrying 
more locally-oriented merchandise.  Certainly, the farmers’ market falls into this 
category, and there is no reason that the biggest and best farmer’s market in the 
Beaufort area shouldn’t be downtown.  The redevelopment of the marina site 
should take this into consideration, and provide more of a permanent, shaded 
structure, with facilities, to accommodate an expanded farmers’ market program. 
 
Specific Recommendations include: 

 Diversify the range, type, price and experience associated with Beaufort’s 
dining options, including more ethnic cuisines. 

 
 Consider mixing entertainment with food in a more overt way, including 

cinema and music, to provide more reasons for locals to visit in the 
evening.  Outdoor music should be non-amplified, in keeping with the 
intimate scale and outdoor dining venues downtown, to help promote 
living downtown, and avoid acoustical conflicts between venues. 

 
 Consider combining facets of existing events to create new opportunities 

to celebrate Beaufort’s many assets – like an art and music event, or a 
literary and cinema event.  Also, don’t focus events exclusively on the 
Waterfront park area, rather, plan them consciously to drive energy and 
foot traffic onto Bay Street, and/or alternate park events with downtown 
events. 
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 Offer a regular palette of local and family-oriented seasonal events 
(Oktoberfest, Easter egg hunts, Halloween parade along Bay Street, etc.), 
and performance events (Shakespeare in the Park, etc.), to help 
encourage regular visitation by locals, especially young families.  In 
general, more small events are better for generating retail sales than a few 
large events, which tend to shut down local streets and sidewalks. 

 
5.4 Locals vs. Nationals 
The issue of introducing national chain stores into traditional downtowns can be a 
controversial one, with legitimate arguments to be made both for and against 
their introduction into that context.  Where the market can legitimately support 
them, many national retailers have shown a willingness and flexibility to adapt 
their standard formats to unconventional building layouts and configurations.  
Their brand recognition and marketing acumen can help attract and sustain 
consumer traffic to downtown locations, increasing market share to the area by 
changing the dynamics and retail gravity of the market as a whole, often helping 
local owned and operated stores in addition to themselves, if their presence is 
carefully managed toward that objective. 
 

      
 
Figure 5.4-1 
Examples of national retailers fitting into  the urban and architectural context of a particular 
locality 
 
On the other hand, national retailers can also displace existing local merchants 
by selling competitive merchandise and can sometimes artificially inflate market 
rents beyond what the market can reasonably sustain, creating unrealistic 
expectations on behalf of local property owners and landlords with regard to 
market rents and the related value of their real estate.  Therefore, the issue of 
nationals needs to be approached with a careful understanding of what is 
realistically achievable, relative to the local consumer market, in addition to 
weighing the community’s preferences in this regard (see Section 8.0, 
Precedents -- Frederick, Maryland). 
 
In the case of Beaufort, the market data for Beaufort and the northern county 
area, contrary to wide-spread perceptions, does not paint a compelling picture 
with regard to attracting the higher-end national retail chains.  This perception is 
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compounded by the physical and regulatory constraints specific to Beaufort’s 
historic core, and the perceived additional costs associated with operating in that 
environment.  Furthermore, many of the existing merchants have expressed 
concern that their presence would be disruptive to the uniqueness of the 
downtown environment and their focus on specialty retail and unique dining 
experiences.   
 
Regardless, the concept of a expanded, multi-faceted downtown allows Beaufort 
to entertain the possibility of national retailers at any time that the market 
expresses support for the idea, without compromising the unique qualities of the 
historic core in any way 
 
Specific Recommendations include: 
 

 Continue to maintain historic downtown Beaufort’s focus on unique, one-
of-a-kind merchants, while exploring the potential of Boundary Street as a 
viable location for national retailers who would appeal to the local 
consumer market. 

 
 Establish relationships between local brokers/economic development staff 

and regional and national leasing professionals who, in the course of their 
own work, can represent Beaufort’s interests should an opportunity 
present itself. 

 
 Develop marketing and tenant recruitment materials that can be used to 

attract both independent and national retailers (see also Section 6.7). 
 
5.5 Grocery Store/Market Cafe 
Along with the subject of parking, no other topic has probably generated more 
controversy or discussion than the question of downtown convenience retailers, 
such as a grocery story, a pharmacy, or a hardware store. 
 
As with the other merchandise categories, the bulk commodity market for 
groceries is well served in the Beaufort area.  However, there appears to be a 
strongly expressed desire for specialty-grocer products in the market, including 
locally-sourced organic fruits and vegetables, higher quality meats and seafood, 
and regional specialties. 
 
While the farmer’s market can and should address some of these needs, the 
opportunity for a more dedicated, full-time market, coupled with a strong 
deli/prepared foods component, could do well in the Beaufort market.  This is 
particularly true if supplemented by regional specialties which would appeal to 
both the local and visitor market, and provide a nice amenity for local recreational 
activities. 
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This will likely be an operator-driven opportunity, and at least two potential 
operators have expressed interest in developing such a concept.  Consistent with 
the recommendations related to the expanded downtown, a grocery component 
could be a welcome part of the Boundary Street retail mix, where the additional 
traffic, visibility, and convenient parking potential would increase its likelihood of 
success.  However, in light of the other improvements outlined in this report, a 
location in the historic core should not be discouraged. 
 
Findings and Recommendations: 

 While there are many examples of the successful integration of national 
retail chains in historic urban settings, the consensus appears to be in 
favor of retaining the current retail focus of the historic downtown core on 
niche, specialty retail and dining, targeted to both the local and visitor 
market.  Given that, recruitment efforts for both national retailers and 
grocery operators should focus primarily on the Boundary Street corridor.  
However, if the opportunity presents itself, a grocery operator who is 
willing to tailor their product mix to appeal to both the local and visitor 
market should be actively encouraged to consider a location on the 
periphery of the historic downtown core. 

 
 Consider retaining a regional leasing specialist who is familiar with the 

area, and experienced in working with independent retailers to identify and 
recruit unique regional stores looking to expand, and/or smaller, specialty 
multi-unit independent stores. 
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6.0 OTHER FACTORS AND CONSIDERATIONS 
 
6.1 Parking and Street Network Configuration 
Parking is a critical issue for any downtown, and it is a key to competing with the 
perceived convenience advantages of a suburban retailer.  Informal surveys of 
downtown businesses and local residents suggest that parking is an issue of 
concern for both merchants and their customers.  Typically, parking comprises 
two inter-related components – location and capacity.  How those two 
components are managed and relate to each other is critically important to 
ensuring the convenient and effective utilization of this important asset. 
 
Downtown Beaufort is typical of many historic towns in that it was not originally 
designed with the automobile in mind.  As a consequence, there is competition 
between sidewalk space and on-street parking, particularly in the historic core.  
In this case, both sides have compromised as much as is reasonably possible, all 
things considered.  Therefore, achieving a thoughtful and strategic balance 
between capacity, location, and availability is essential to the success of 
downtown retail.  Establishing reasonable time limits, such as the city has 
recently implemented, and setting pricing based upon demand is key to that 
balance. 
 

           
 
Figure 6.1-1 
Examples of directional signage for public parking should be clear and graphically consistent. 
 
With suburban competition and its promise of convenient, free parking in such 
close proximity to downtown, it seems counter-intuitive to talk about paid parking 
as a necessity.  But in fact, with parking along Bay Street in such short supply it 
is imperative that it be valued accordingly, to encourage both frequent turnover, 
and to help direct patrons to convenient, lower cost options nearby on the 
perimeter of the core.  This will help to more evenly distribute pedestrians 
throughout the downtown, while providing short-term convenience parking critical 
to the competitive success of Bay Street merchants (more on this topic in Section 
5.2).   
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The marina parking lot has been helping to “anchor” the west end of Bay Street 
by providing some of this much-needed peripheral capacity, but it represents an 
unacceptably low-value use of this site when there are other, better options 
available for locating parking.  The large surface parking lot between Port 
Republic and Craven streets, and Charles and West streets, is one such location, 
and would provide an even more strategically important location for driving 
pedestrian traffic north of Bay Street, in support of infill development in that area. 
 
Recent efforts to develop a comprehensive parking management system were 
not well received by downtown merchants and local shoppers, and were 
perceived to be biased more toward revenue than effective demand 
management of the parking resource.  Unfortunately this is often the case when 
transitioning to such a system where the current parking was essentially given 
away for free. Still, we find that the methodology and approach of the current 
system is sound and should be continued and expanded with the end goal of 
directing parking behavior in such a way as to encourage greater use of remote 
lots for extended/all-day parking and encourage the highly-visible, on-street 
spaces such as along Bay Street turnover frequently with higher incremental 
costs and shorter durations. Such is the practice in most parking districts 
including Charleston, SC and Greenville, SC. Both of these cities have carefully 
calibrated their systems to turnover highly visible on-street spaces to provide at 
least some perception of their availability to infrequent visitors or convenience 
customers with employees and others requiring longer-term parking easily find a 
remote lot or parking deck with clear signage and wayfinding. 
 
Specific recommendations include: 
 

 Reconfigure one-way streets in the Port Republic Street area to allow 
traffic to more easily re-circulate back through the historic downtown 
shopping district.  The current one-way configuration on Port Republic 
encourages drivers to exit the area, and the design represents a very 
inefficient use of the street for other purposes.  A simpler physical design 
in this area could allow for the temporary closing of Port Republic Street to 
vehicular traffic for street festivals and special events.  

 
 Identify a suitable candidate to relocate the current marina parking into a 

much larger parking reservoir north of Bay Street, but also toward the west 
end of the historic downtown core.  The existing surface lot north of Port 
Republic, between Charles and West Streets would be an ideal location 
for such a facility. 

 
 Continue and expand the comprehensive parking management system 

that identifies all lots available for public and/or shared private parking and 
establish common signage formats and pricing policies to simplify ease of 
use and to help encourage greater utilization of the entire downtown 
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parking resource.  It should continue to be integrated into other 
information and wayfinding systems to clearly indicate where public 
parking is permitted, and use a simple, consistent method for 
collecting/paying fees. 

 
 Reassess current progressive pricing and time allowance strategies to 

encourage more frequent turn-over in high demand areas.  Monitor 
frequently for utilization rates based on time of day, day of week and time 
of year.  Continue to adjust pricing and time limits as necessary to ensure 
optimal use. 
 

 Provide value pricing in surface lots and decks (where applicable), to 
encourage local workers and retail employees to park outside of prime 
retail areas, particularly during high season, and/or consider a shuttle or 
park and ride program from suburban lots outside of downtown. 

 
6.2 Signage and Wayfinding 
The purpose of signage is to provide clear and concise information in a rational 
and easily understood fashion, based on the need to know.  In a wayfinding 
system, there should be a rational hierarchy to the information conveyed, and the 
sequence in which it needs to be perceived.   These include principal gateway 
signs marking the primary entrances into Beaufort; trailblazing signage geared 
for both pedestrian and vehicular use, indicating major attractions, and other 
important information, such as the location of parking; and individual building 
markers.  Banners can supplement this system by highlighting seasonal 
attractions and special events. 
 
Coupled with parking, graphically consistent and effective signage and 
wayfinding are essential to a successful downtown.  The signage in Beaufort is 
not consistent in its format and application, leading to unnecessary confusion and 
inconvenience for the visitor.  In general, directional signage indicting location of 
parking and major amenities should be graphically consistent, and reinforce 
confidence in the overall credibility of those directions and the destinations to 
which they refer.  If a comprehensive parking management program is adopted 
which includes both public and private lots and garages, similar graphic formats 
should be employed to encourage visitors to take advantage of all of the facilities 
available, and should indicate which ones are specifically for long-term use. 
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Figure 6.2-1  
Examples of Informational signage (right and previous 
page) that include directories highlighting areas of 
interest, and/or function as a directory indicating 
specific merchants.   
 
 
All signage, regardless of type, presents an 
opportunity to further distinguish downtown 
from other shopping destinations in the area 
and to provide subtle but consistent clues as 
to the general level of care taken in 
anticipating and appreciating the visitor’s presence.  Therefore, careful thought 
should be given to developing a comprehensive signage and informational 
system which reflects in its design and fabrication the unique culture and 
traditions of Beaufort.  
 
Specific Recommendations: 

 Informational signage should be located on Bay Street at the intersection 
of each side street, with the names of each business located along that 
street.  

 
 Clear directional signage indicating the location of, and direction to, off-

street parking.   Other key downtown destinations should be posted on 
both Bay and Carteret streets, using similar and consistent graphic 
formats. 

 
 Merchant directories, showing a plan of the downtown core and 

associated businesses, should be located at both ends of Bay Street and 
near the pedestrian exit of any larger off-street parking facility. 

 
 Each street should have some type of physical market and/or structure 

(see figure 5.3.1-1) in Waterfront Park, indicating the southern terminus of 
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that thoroughfare and reinforcing the perceptual link between the 
waterfront and the neighborhoods and shopping areas north of Bay Street. 

 
 Develop a unique design and fabrication system for Beaufort’s signage 

and informational kiosks, which draws from local architectural traditions.  
 
6.3 Streetscape and Lighting 
Beaufort’s existing streetscape is relatively well maintained and contains a 
coordinated mix of streetlights, benches, and trash receptacles.  Cleanliness and 
maintenance of the streetscape is a key indicator many shoppers use to assess 
the relative safety and attractiveness of any urban shopping precinct, making this 
is a critical factor in successfully marketing the downtown. 
 
While the current array of street furniture is certainly adequate, the opportunity 
exists to choose a deliberate palette of street lights, signage, directories and 
street furnishings, which reflect the unique heritage of Beaufort, and its stylistic 
aspirations. 
 
 

     
 
Figure 6.3-1  
Examples of street lighting, seasonal and shop window displays, and street furnishings which 
reflect the local context. 
 
 
Specific recommendations include: 

 Provide a consistent level of ambient lighting in all pedestrian areas, and 
in particular, parking lots. 

 
 Make sure the street lighting doesn’t overwhelm night time window 

displays and is color corrected to show both people and merchandise in 
their true colors. 

 
 Ideally, street furniture should be considered part of an aesthetically 

coordinated ensemble which includes informational and directional 
signage, seating, etc., and should be place-and ambience-appropriate. 
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 In looking at the design of light poles, consider the location and mounting 
of seasonal banners.  Also, the ability to include hanging flower baskets 
provides an additional level of aesthetic and seasonal color, as well as 
another opportunity to create a more pleasant and attractively 
orchestrated pedestrian environment. 

 
 In placing street furniture on sidewalks, care should be taken not to 

unduly impede pedestrian flow, particularly in constrained areas of high 
congestion. 

 
6.4 Hours of Operations 
Extending the hours of operation are one of the most effective means of 
expanding potential market share and capture, given that most shopping today 
takes place after 5:00 PM and on weekends.  While the downtown’s current 
focus on daytime visitors might appear to exempt it from such consideration, the 
lack of extended hours was one of the key issues raised in interviews with local 
residents expressing a desire to shop downtown. 
 
Coordinating extended hours of operation will enhance the night-time visitor 
experience, and provide more opportunities to leverage Beaufort’s growing dining 
appeal.  This process can be undertaken incrementally, over time (it can take up 
to a year for consumers to fully adjust), and can increase revenue sufficiently to 
justify the additional operating expense. 
 
Specific Recommendations include: 

 Extend hours seasonally to a minimum of 6 PM, with at least one 
extended hour shopping night of 8 PM, along with uniformly adopted 
Saturday hours of operation, promoted through a coordinated marketing 
campaign to heighten consumer awareness of those extended hours. 

 
 Grow the duration of extended hours as well as the number of shopping 

nights incrementally over time on an annualized basis and/or on the basis 
of an extended season. 

 
 Encourage closed stores to keep their storefront displays illuminated until 

at least 11 PM every night to provide greater visual interest, and to 
facilitate window shopping before and after dining. 

 
 Adopt uniform operating hour standards for each of the expanded 

downtown sub-districts, based upon generic business types, to help 
expand the range and availability of goods and services in the downtown 
area. 

 
 Coordinate hours of operations with festivals and special events to provide 

shopping opportunities for residents and visitors (see also Section 5.3.2).   
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6.5 Storefronts and Visual Merchandising 
Store signage and visual merchandising (storefront displays) are the principal 
means by which individual retailers capture the consumers attention, and add 
visual interest to the surrounding streetscape.  Many of Beaufort’s merchants do 
a good job of creating attractive, inviting window displays to passer-bys, 
however, there exist opportunities for improvement.  
 

     
 

       
 
Figure 6.5-1 
Examples of high-quality storefronts and window displays 
 
Specific guidelines and recommendations relating to storefront design and visual 
merchandising can help to simplify design review and approvals while providing a 
consistently high level of quality and execution on these critical elements, in 
keeping with Beaufort’s historic character.   
 
Storefronts should be integral to the building design and should be clearly 
delineated from the upper stories. Awnings, were appropriate, should be high 
enough to comfortably walk beneath and deep enough to adequately shade the 
storefront to reduce reflections in bright sun.  Attractive and compelling displays 
can be thoughtfully composed or simply a celebration of the merchandise inside. 
 
In general, signage, awnings and shop fronts should reflect the specific character 
and historical context of the building on which it is applied, reinforcing the 
authentic diversity and eclectic styles of Beaufort.  This will also be true in the 
case of new construction, assuming that new infill development would conform to 
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the building typologies and regional design precedents recommended by the 
comprehensive planning guidelines associated with this report. 
 

      
  

      
 
Figure 6.5-2 
Examples of signs that consider the context of both the storefront and the street context and 
which reflect the nature and quality of the goods inside the store.  The bottom right image is a 
good example of a well lit, after-hours, night-time window display. 
 
Acceptable sign types could include blade (perpendicular) signage, flush-
mounted signs, window decals and painted logos (historically appropriate and 
size limited), and inlaid logos and signage in the area between the sidewalk and 
entrance door, where a recessed entrance exists.  Screened logos and store 
names could be allowed on awning fringes (non-illuminated).  Signs should be 
directly illuminated either by pendant mounted lights of appropriate size and 
character, and/or backlight pinned-off channel letters on flush mounted signage 
in new construction. 
 
Specific Recommendations include: 
Note:  The following recommendations reflect generally recognized principles of 
successful storefront design, such as those espoused by the National Trust and 
similar Main Street programs. 
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 Adopt graphic design standards and sign criteria which provide clear 
parameters regarding acceptable sign design, etc., without being overly 
restrictive in terms of creative expression.  These can be tailored to match 
the specific conditions and constraints of the various merchandising sub-
districts. 

 
 Keep displays simple and concise, avoiding confusion and clutter, in a 

dynamic composition that catches the eye and focuses attention on the 
featured merchandise. 

 
 Displays should be attractively lighted to highlight the display elements in 

an appropriately dramatic way, and lights should be on programmed 
timers to allow the storefront to remain lighted even after closing. 

 
 Awnings should be provided for weather protection, to shade, and help 

minimize reflections on the storefront window to enhance lighting effects, 
even during the day time.  Ideally, these should be at least 8 feet above 
the sidewalk, project a minimum of 6 feet, and should be mounted in such 
a way as to enhance - not cover-up or otherwise detract from - the 
building’s features or historical details.  Metal or glass canopies can also 
be used, if appropriately detailed, but plastic and/or internally illuminated 
awnings should not be allowed. 

 
 Displays should be changed regularly, and/or to reflect seasonal offerings 

and special events, and should remain lit until at least 11 PM (see Section 
6.4) to provide a more animated streetscape and the opportunity for 
restaurant patrons to window-shop before or after dining. 

 
 A mid-level cornice should be incorporated into the storefront design, 

consistent with the building’s architectural style and heritage, to provide a 
clear horizontal break between the ground floor storefront and the upper 
façade of the building.  This can also serve as an ideal backdrop, or sign 
band, for attached signage on the building face. 

 
 A minimum standard of ground floor transparency should be established -

65-70% are typical. 
 

 Entrances to stores should ideally be recessed into the building frontage, 
with a contrasting material finish compared to the adjoining sidewalk. 

 
 Empty storefronts should be provided with temporary window displays 

featuring merchandise offered elsewhere in town or which highlight 
historical or cultural events relevant to the area and/or be used to incubate 
new businesses through the use of “pop-up” stores, or other temporary 
merchandising and display strategies. 
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 Establish funding mechanisms, such as direct matching grants, and other 
economic incentives to encourage façade improvements, including 
signage upgrades and awning replacement.  A portion of that should be 
allowed to be re-allocated for interior store design improvements, 
particularly for code-related upgrades. 

 
 Consider retaining independent professional design assistance to secure 

objective, third-party input on consumer tastes and visual appeal. 
 

6.6 Codes 
Interviews with local business and property owners have indicated a range of 
experiences and sentiments, both positive and negative, with regard to the 
perceived impact that current building codes have had on their ability to compete 
effectively with suburban retail and development. 
 
While there is broad consensus on the need to preserve the historic core’s 
unique architectural and historic heritage, the means by which that is 
accomplished is subject to debate.  Finding a reasonable economic balance 
between protecting the city’s historic fabric and encouraging new investment will 
require, at a minimum, more flexible life-safety codes which reflect the market 
realities of bringing historic buildings into current compliance.   
 
One common complaint is that the Historic District regulations are being 
arbitrarily and subjectively applied.   Form-based codes, which work in concert 
with a precise regulating plan, can help ensure predictable and mutually 
compatible outcomes for all concerned.  The other is that current life-safety 
codes represent an insurmountable economic obstacle to rehabilitating 
downtown buildings to accommodate other uses, particularly residential on the 
upper floors. 
 
There are several tools that can help to address this concern, including various 
rehab codes, which provide a more incremental means of addressing life-safety 
code-related issues and concerns.  Beaufort’s recent adoption of the 2006 IEBC 
(International Existing Building Code) Rehab code should help provide a cost-
effective means of creating greater vitality in the historic core, and providing 
greater revenue to property owners to help ensure their ongoing maintenance 
and upkeep. 
 
6.6.1 Form-based Codes 
The purpose of form-based codes is to provide a comprehensive regulatory 
framework that relies on a set of predetermined and collectively agreed upon 
design principles and associated building types.  These are usually based on 
regional precedents and set within a clearly defined physical (regulating) plan, to 
provide a coherent and predictable built environment, consistent with the building 
traditions of a particular locale. 



 
68 City of Beaufort, SC Retail Market Report 

Seth Harry & Associates, Inc. 
July 2011 

 

 
 
Figure 6.6.1-1 
Examples of a form-based code with integrated storefront design guidelines from Ronkonkoma, 
New York. (Source:  ADL3 Architects). 
 
6.6.2 Design Guidelines 
A sub-component of regulatory codes design guidelines are often employed in 
concert with form-based codes to provide a more precise outcome, consistent 
with intent.  Beaufort presents an ideal opportunity for the application for both of 
these tools.  In addition to architectural guidelines, which are often related to 
specific historical references appropriate to the area, more detailed guidelines 
can be use to inform the specific design and detailing of elements related to retail 
including the detailing and design of storefronts, signage, and window treatments 
(see figure 6.6.1-1). 
 
As with other recommendations in this report, design guidelines can be 
progressively administered relative to the four downtown districts envisioned 
here.  The most restrictive and historically precise parts of the code would apply 
exclusively to the historic downtown core, becoming more progressively flexible 
the greater the distance from Bay Street.  It is recommended, however, that the 
form-based component of the code remain consistent throughout the expanded 
downtown area, as it pertains to the specific building types allowed. 
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6.6.3 Tenant Design Guidelines 
A sub-component of regulatory codes, tenant design guidelines are often 
employed in concert with form-based codes and design guidelines to provide 
more precise direction with regard to retail building frontages in particular.   
 

 
 
Fig. 6.6.3-1  
Examples of Tenant Design Guidelines produce for the Village of Rochester Hills, Michigan 
(Source: PeterhansRea, Environmental Designers) 
 
 
Specific Recommendations Include: 

 Use a regulating plan for the entire downtown area which specifically 
prescribes the range of building types necessary to accommodate the 
anticipated commercial uses in the variety of physical and market contexts 
defined.  These may include mixed-use buildings in a range of scales and 
building types, including historic mixed-use rehab and infill, live-work, and 
low-density commercial/fabrication, where appropriate. 

 
 The Regulating Plan should also address building placement on the lot to 

ensure a consistent street frontage for retail purposes, as to create a high 
quality pedestrian environment. 

 
 Actively promote the use of the 2006 IEBD Rehab Code, to facilitate the 

incremental reuse of upper story spaces in the historic downtown core for 
both office and residential. 

 
 Explore funding grants or low-interest loans to encourage the 

maintenance and rehabilitation of historic structures for mixed-use. 
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6.7 Tenant Recruitment 
Tenant recruitment and retention programs should be an integrated and ongoing 
part of any downtown improvement program.  A variety of tools and mechanisms 
exist to facilitate this effort, including websites that actively promote the City, a 
formal downtown merchandising plan that describes available locations, 
referencing specific retail categories, to a list of local organizations, resources, 
and incentive programs actively engaged in bringing high-quality, well regarded 
merchants downtown. 

      
Figure 6.7-1  
Examples of basic tenant recruitment tools, including an illustrative merchandising plan and 
leasing brochures which can be used at regional leasing conventions to highlight key attributes 
and characteristics of the market. 
  
At a minimum, the local merchant’s association should pursue relationships with 
regional brokers who specialize in main street locations, and who could provide 
access to regional or national players who might not otherwise be familiar with 
the Beaufort market. 
 
Promotional materials, similar to conventional leasing brochures, should be 
developed that offer a brief overview of the market (to be augmented with 
updated data and information on the Visitor Market) outlining the most compelling 
attributes of the market, along with the information described above and 
appropriate contact information. 
 
6.8 Marketing 
Like most other aspects of Beaufort’s local business development resource base, 
Beaufort has a number of tools already in place with which to market downtown 
business.  However, like many other tools referenced in this report, these need to 
be more effective and brought up to date.   
 
The City’s website, and/or the websites of allied organizations which support 
downtown businesses, such as the local Main Street organization, Chamber of 
Commerce, or Visitor’s Bureau, etc., may be the quickest and most cost effective 
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resource for marketing the community.  Most younger consumers -- and more 
and more people of all ages -- rely heavily on the internet for making choices 
about where to spend their time and money.  There are many examples of well 
executed City websites out there, both regionally and nationally, that do a good 
job of promoting their downtowns, so it should not be difficult to identify several 
which would meet Beaufort’s needs that could be used a basic template, or point 
of departure, for either creating a new webpage, or as a model for updating an 
existing one. 
 
“Branding,” as both a tool and a concept, has gained considerable traction over 
the past few decades as a means for promoting everything from individual 
products to entire countries, and can be useful shorthand for discussing 
marketing and promotional strategies in general.  Often associated with a 
particular logo, branding is now widely understood to represent a much broader 
array of qualitative attributes, mission statement, or business philosophy, 
intended to help differentiate one entity from another in a way that resonates 
strongly with entity’s intended audience. 

Specific Branding Objectives Include: 

 Delivering your message clearly to your intended audience 
 Confirming your credibility in your targeted category 
 Connecting emotionally with that audience  
 Motivating that audience to interact with you in a meaningful way 
 Reinforcing/encouraging loyalty with that customer 

Identifying a specific branding strategy requires a clear and in-depth 
understanding of who your customer is and the ability to reach out to that 
customer in terms that they can relate to for the type of product or experience 
you want to market to them.  To that end, a big part of the question for Beaufort 
should be – what does Beaufort want to be, and to whom? 

In general, as it relates to the retail mix for both the historic and expanded 
downtown Beaufort, the emphasis should be on confirming the unique features 
and attributes that has traditionally differentiated Beaufort from other destinations 
in the area.  These, in turn, should be revisited in light of the new and enhanced 
array of products, services and experiences potentially on offer downtown, with 
Beaufort’s brand adjusted, as needed, to reflect those changes in a way that 
ideally resonates with both Beaufort’s traditional and targeted customer bases. 

Specific recommendations include: 
 Retain a qualified resource to identify an appropriate web site and create 

a dedicated webpage that includes a comprehensive listing of all of the 
city’s recreational, lodging, retail and dining opportunities, exclusively 
associated with downtown Beaufort.  
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 Develop a common format and work with individual businesses to make 
certain that every downtown business has at least a minimum presence 
on this site.   

 
 Include links to individual store websites, and encourage (and perhaps 

subsidize) each business to work with a professional website designer to 
develop a compelling website which specifically focuses on the unique 
qualities and attributes of that business. 
 

 Format the this site to mirror the physical form and merchandising focus 
of the new downtown’s expanded range of goods and services, helping 
local and visitors to more fully appreciate and take advantage of the full 
range of amenities available downtown. 

 
 Fund an in-depth analysis of the visitor market to guide both marketing 

initiatives and to better tailor the mix and range of downtown businesses 
to meet the needs of the visitors who are currently coming to the area. 

 
 Monitor regional trends, such as turbo-tourists --visitors who are 

specifically looking at Beaufort as a potential retirement location, to help 
anticipate and lead the market 

 
6.9 Day Dock 
Beaufort is located on the Beaufort River, which is part of Intracoastal Waterway 
(ICW), and is therefore well-positioned to take advantage of boat activity this 
deep water access affords to local boaters and seasonal Intracoastal Waterway 
traffic transiting north and south along this route.   Other communities in similar 
settings along the ICW have effectively marketed to this audience, enhancing 
their overall visitor numbers while providing an additional consumer market for 
restaurants and retailers.  In addition, the boats provide an attractive visual 
amenity for locals and visitors alike reminding them of Beaufort’s history as a 
seaport, and serving as a thematic basis for related events and recreational 
activities. 
 
Specific Recommendations include: 

 Expand the existing dockage available for transient boaters and establish 
appropriate pricing policies to encourage both short and longer-term 
moorage. 

 
 Consider using floating docks along the bulkhead at Waterfront Park to 

provide greater activity and visual amenity in this area. 
 

 Consider upgrading the marina store to provide a more substantive 
resource for transient yachts, and provide a local clearinghouse for area 
marina-related services to help position Beaufort as a competitive 
resource and stopping point along the waterway. 
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6.10 Transit 
Transit is mentioned in this report because, like parking, it represents a mode 
change opportunity which produces pedestrians at either end of the transit trip, in 
very predictable locations.  Students and young adults, in general, are frequent 
and increasing users of transit.  Continued improvements in operational 
standards and customer satisfaction have reduced the stigma of transit use, 
while social media and digital applications which provide real time information on 
schedule status have increased reliability and rider satisfaction, making it a 
credible transportation option, particularly for the young.  Given this report’s 
recommendations regarding attracting the next generation of consumers to 
downtown Beaufort, transit should be an integral part of any comprehensive land-
use and transportation proposal. 
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7.0 CATALYTIC OPPORTUNITIES 
 
Many of the recommendations outlined in this report focus on incremental 
change, intended to improve the performance, variety, and quality of downtown 
retail over time, an appropriately conservative approach that reflects Beaufort 
traditional regard to change - an approach that has generally served it well.  
However, consideration should also be given to opportunities which have the 
potential to affect an immediate or catalytic change in the nature and scale of the 
market potential for downtown, should these opportunities present themselves 
and/or are aggressively pursued. 
 
7.1 Marina Area 
As discussed in Section 5.3.1, the marina area holds the potential to address 
several critical issues related to downtown.  These include the creation of a 
strong anchor for the west end of Bay Street which will add to the diversity and 
critical mass retail offerings in the historic core, and be a catalyst for developing a 
more strategically located parking facility just north of Port Republic Street to help 
support pedestrian activity in that area.  The challenge here is going to be in 
creating the right development and revenue model to facilitate moving forward 
with this critical project. 
 
7.2 Post Office 
The post office site, like the marina site, is catalytic because it represents a 
significant enough redevelopment opportunity to attract investor interest, while 
also being large enough to have a measurable impact on market perceptions and 
downtown vitality.  It is also one of the few sites downtown in which a significant 
number of market-feasible residential units can be delivered at one time without 
significant complications or negative impacts, if enabled and facilitated through a 
form-based code and comprehensive regulating plan.  The number of residential 
units the post office site can accommodate, like MidTown Square, could have a 
significant effect on re-stimulating the housing market in downtown Beaufort, and 
that, in turn, could help to further support a local market for retail goods and 
services. 
 
7.3 USC Beaufort 
The University of South Carolina Beaufort offers what is probably the single most 
significant catalyst opportunity within the downtown area in terms of changing the 
character and dynamic of the City, long-term.  By combining Beaufort’s traditional 
association with the arts with the dynamic energy of a comprehensive college 
arts program, a youthful new vigor could take root in the city.  This would help 
encourage the perception of Beaufort as a forward-looking community where 
young families could build a future, or where empty nesters could pursue of life-
long learning opportunities in a beautiful, walkable, amenity rich setting. 
 



 
City of Beaufort, SC Retail Market Report 
Seth Harry & Associates, Inc. 
July 2011 

75 

 

Figure 7.3-1  
Savannah School of Arts and Design (SCAD) 
has had a transformative impact on historic 
Savannah by adaptively rehabbing and 
reusing many of the City’s most historic 
structures, by injecting new life and vitality into 
downtown, and by creating new consumer 
demand for local shops and businesses. 
 
 
 
 

 
 
 
The potential benefits of an expanded University goes well beyond simply adding 
vitality to the community, as the economic impacts would resonate throughout 
Beaufort in the form of increased household incomes, consumer demand, and 
tax revenue (see: “Leveraging Colleges and Universities for Urban Economic 
Revitalization,  An Action Agenda” CEOs for Cities, Greater Philadelphia Review, 
Spring 2003).  A resident four-year program will also increase demand for 
housing, providing additional resources for ongoing historic rehabilitation efforts, 
as well as providing a greater pool of potential new residents, particularly if 
graduates choose to stay on in the area. 
 
On a similar note, the presence of such an institution could influence business 
location decisions in related fields, by providing a ready source of well-trained 
individuals, current on the latest tools and technology.  This could also include 
established businesses, such as Environments, or local prototyping facilities 
which would benefit from access to students with 3-D computer modeling and 
design expertise. 
 
Specific Recommendations include: 

 Work directly with the University to build on current programs which take 
advantage of the area’s existing creative industries and resources, while 
providing a new and vital source of talent and energy as well. 

 
 Work with campus planners to encourage new infill development along the 

existing Boundary Street corridor. 
 

 Integrate student housing into the neighborhood fabric through the use of 
a form-based code and regulating plan.  Using appropriate building types, 
and the principles of compact, walkable, transit-served neighborhoods, 
this will reduce the reliance on cars, and to encourage the use of other 
forms of mobility, such as walking, bicycling, and transit. 

 
 Provide local services to accommodate student needs in a walkable, 

mixed-use context. 
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7.4 Diversifying the Economic Base/Consumer Market 
Jobs drive local economies and provide the means by which local commerce is 
sustained.  Beaufort is fortunate to have a very stable public-sector-dominated 
employment base, which includes two military bases, the Naval Hospital, federal 
and local government facilities, and institutions of higher learning.  However, as 
the current economic downturn and associated public-sector employment cuts 
have made clear, a diverse economy needs to be part of any community’s long-
term strategy for economic stability.  To that end, ongoing efforts to diversify 
Beaufort’s economy should be supported and expanded. 
 
Tourism is part of that diversity, and the visitor market clearly plays a significant 
role in supporting the local economy through retail and entertainment 
expenditures and the jobs they sustain.  Many of the ideas outlined in this report 
can also have a positive impact in strengthening and diversifying Beaufort’s 
traditional employment base.  Making job growth an ongoing priority will allow the 
local consumer market to grow and expand over time. 
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8.0 PRECEDENTS 
 
By virtue of its physical setting, location and history, as well as its military, 
literary, and film affiliation – Beaufort represents a unique slice of the main 
street/urban shopping district spectrum.  However, there are numerous 
precedents which both individually and collectively offer relevant insights into 
which strategies may be the best fit for the city. 
 
Many places, such as Annapolis and Alexandria in the Washington, DC area, 
Port Angeles on the Olympic Peninsula in the Pacific Northwest, or Delray Beach 
in South Florida, offer examples of waterside villages and towns competing in 
and against larger metropolitan areas in a single, regional market context.  Most 
of these communities have explored and dealt with similar issues with varying 
degrees of success. 
 
Frederick, Maryland is a colonial-era city on the fringe of the Washington DC 
metropolitan area.  Like Beaufort, It struggles to compete with new suburban 
retail developments outside its downtown.  To succeed, it adopted the approach 
of attracting day trippers from the larger metro area, while also expanding its 
appeal to local consumers.  In pursuing this strategy, the City conducted 
numerous surveys which indicated support for a mix of national and independent 
retailers, but did not adopt specific regulatory standards based on the indicated 
preferred mix, which would be legally difficult to enforce regardless. 
 
Instead, it relies on managed marketing and recruitment efforts to meet defined 
goals.  So far, the proportion of nationals to locals has yet to meet the ideal 
proportion targeted of 20% nationals, to 80% independents, in spite of favorable 
market conditions. 
 
Other towns in the region, like Annapolis, were initially successful in bringing in 
national retailers, only to have them leave shortly thereafter when sales did not 
meet expectations.   Still others, like Alexandria, Virginia, have seen a degree of 
turnover in the national merchants that it was able to attract, with some coming 
and going, and other new ones coming in, while maintaining a fairly constant 
proportional mix. 
 
By the same token, it may be too soon to know whether the recent effort to 
transform downtown shopping in Charleston, through the introduction of national 
retailers on King Street, will stick.   Regardless, Charleston is a much different 
market than Beaufort in scale, demographic composition, and economic diversity 
to provide a direct comparison.  However, the general perception in Charleston is 
that the makeover has helped to stem the loss of retail sales to nearby suburban 
shopping centers, while helping to reestablish downtown Charleston as a 
legitimate contender as the area’s shopping and dining destination of choice. 
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Downtown Savannah is probably a better analogue for what Beaufort could 
become, if on a much smaller scale.  It is a highly diversified, vibrant, living 
community with a unique set of attributes and charms that make it broadly 
appealing to locals and visitors alike.   Communities that have successfully 
managed without national retailers include Highlands, in North Carolina, which 
has created a very successful merchandising mix, covering a wide range of 
consumer goods and services almost exclusively with local and regional 
merchants.  And Black Mountain, North Carolina, twenty minutes outside of 
Asheville, has leveraged its Western North Carolina craft traditions to create its 
own distinctive appeal in the shadow of its larger and better known neighbor. 
 
However, Astoria, Oregon, may be the best analogue for Beaufort to consider.  
Located just two hours from Portland, a vibrant, diverse city in its own right, 
Astoria is a former fishing and mill town that has transformed itself into a 
successful bohemian village through music and art.  A recent article in the New 
York Times (Sunday, March 27, 2011), provided extensive coverage of the town, 
referring to it as a “cosmopolitan artist’s enclave, rife with funky shops, fine art 
galleries, and enticing cafes.”   
 
Clearly attuned to its west coast vibe, this former working-class town has used a 
combination of local craft brewing and indie music venues to create an authentic, 
compelling regional destination in an otherwise well-served market.  Though 
Beaufort will need to find the tone that resonates best in the low-country, Astoria 
demonstrates that it is possible for a community to fundamentally reinvent itself 
without losing its essential sense of place.  In addition, Astoria has proven that it 
is also possible to do so in face of suburban competition by finding the right 
balance between niche positioning, and serving local needs. 
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9.0 SUMMARY OF FINDINGS AND CONCLUSION 
 
Beaufort possesses an extraordinary combination of historic resources and 
natural amenities, and yet most of its problems – as well as potential solutions --
are not unique.  This reality has been echoed in a variety of reports and 
evaluations, including this one.  In short – its consumer market is less robust than 
ideally hoped for and its competitive challenges varied and many. 
 
If Beaufort is unique in any way in this regard relative to other communities facing 
similar issues, it might be in that there is no one simple or obvious answer to its 
immediate challenges.  Or maybe, in the category of potential solutions, the 
answer is simply “D,” all of the above.  In other words – it all matters.  In terms of 
growing the market, Beaufort really only has two options: increase the size of the 
market available to it, either by encouraging more people to live downtown and/or 
by increasing the household income within it or; by increasing its share of that 
market. 
 
With regard to the latter option, Beaufort has already adopted or pursued most of 
the conventional mechanisms intended to improve is market capture.  With the 
exception of the few additional recommendations outlined in this report which 
have not already been implemented (and many are being implemented as we 
speak), it may be best to assume that there is no magic bullet here.  Rather, 
success will come from getting all of the organizations, tools and mechanisms 
already in place to perform at their optimal, maximum capacity.  And that takes 
consistent, ongoing effort, along with better coordination among all of the 
participants, around a coherent set of goals and objectives. 
 
On a similar note, one of Beaufort’s most endearing charms has been its ability 
to retain its essential character in a world of change.  Regardless, that 
steadfastness should not be an excuse for stagnation.  Avoiding change is not 
the same thing as maintaining the status quo in today’s dynamic marketplace, as 
the rest of the world moves forward in relative terms.  Change, by definition, 
suggests risk -- but in the world of commerce, not changing can be even riskier. 
 
The transformation of Beaufort’s waterfront from its utilitarian roots into a world-
class public amenity was a calculated gamble which gave something of value 
away – a tangible link to its working past -- to gain something of even greater 
value.  While every reasonable effort should be made to value and protect those 
things that make Beaufort unique, finding an effective means to allow the City to 
move forward within those parameters is equally important.  Against this 
backdrop, the lack of a single, obvious solution to the city’s current economic 
challenges should be considered the perfect opportunity to rethink what is 
possible.  Adopting a comprehensive approach to community revitalization offers 
Beaufort the opportunity to embrace the concept of incremental, organic 
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redevelopment, while still leveraging the catalytic potential of key strategic sites 
to the fullest extent possible. 
 
The City of Beaufort and its associated neighborhoods possess all of the 
necessary ingredients to survive and prosper far into the future, if it positions 
itself properly relative to the challenges and opportunities that lay ahead.  The 
key is in not aiming for where the market was, but to aim for where it is heading, 
and to position itself to meet it when it gets there. 
 
New communities such as Habersham, and older, established communities, such 
as Port Royal, are aggressively pursuing their own niche strategies in this 
market.  Beaufort needs to remain focused on the bigger picture – job retention 
and growth, economic diversity, quality of life issues, and housing and 
transportation choice.  But to fully succeed, in a more comprehensive and 
sustainable sense, it needs to also strengthen and rebuild the foundational 
elements which root it to this place, like local food systems and the intrinsic 
resources, both human and natural, that have long sustained Beaufort, today and 
far into the future. 
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10.0 METHODOLGY 
 
This study analyzed the retail market potential and market positioning of 
downtown Beaufort in relation to its immediate consumer market, and relative to 
other competitive retail offerings in the area.  This was done by measuring 
consumer demand in relation to the existing supply of retail within the identified 
trade areas, and identifying unmet demand or underserved market potential 
relative to what would constitute typical demand for those goods and services, 
based upon the demographic makeup of the Beaufort market. 
 
The following resources and methodology was used to determine the makeup 
and demographic characteristics of the local Beaufort consumer market and to 
help ascertain a reasonable understanding of the scope and nature of the 
Beaufort’s visitor market, as it pertains to this study.  
 

 Socio-economic and demographic data for the City of Beaufort, and its 
surrounding regions, gathered from the U.S. Census, ESRI, Beaufort 
County, and the City of Beaufort’s own economic data 

 
 Interviews with local business associations, civic leaders, and local trade 

and visitor associations 
 

 Neighborhood-level data generated for the area by ESRI Tapestry, 
analyzed and calibrated by Seth Harry and Associates 

 
 An informal intercept survey conducted in conjunction with the Office of 

Civic Investment, on behalf of this study, and analyzed and interpreted by 
Seth Harry and Associates. 

 
 Random sampling of retail sales productivity for various stores within the 

study area. 
 

 A field survey and documentation of both downtown retail, and the 
following shopping centers and retail concentrations: 

 
1. Historic Downtown Beaufort, including Bay, Carteret, and Boundary 

streets, Waterfront Park and the Port Republic Street area. 
 
2. Lady’s Island Retail, including: 

 The Oaks at Lady’s Island 
 Publix Shopping Center, Lady’s Island 
 Island Square 
 Lady’s Island Center 
 US 21 strip commercial corridor 
 

3. Beaufort Area Shopping Centers, including: 
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 Beaufort Town Center 
 US 21 and SC 170 intersection 
 Crossroads Beaufort 

 
In addition, the following documents, studies and reports were reviewed for 
the purpose of this study: 
 

1. Vision Beaufort 2009, Comprehensive Plan 
 
2. Boundary Street Redevelopment Plan, 2009 
 
3. Comprehensive Plan, Market Assessment, January 2009 

By Rose and Associates 
 

4. Turbo-Tourism, Center for Carolina Living, 2010 
 

5.  Beaufort Smart Growth Audit, 2008 
 

5. Northern Beaufort Bypass Feasibility Study, May 4, 2010, Thomas & 
Hutton 

 
6. Northern Beaufort County South Carolina, Regional Plan, McBride, 

Dale, Clarion, 2007 
 

7. Beaufort, South Carolina Assessment Report, July 26 – July 28, 2008, 
prepared by Main Street South Carolina; Randy L. Wilson, President,  

 
8. Bladen Redevelopment District, City of Beaufort, South Carolina, 

Unified Development Ordinance 
 

9. The Economic Impact of the Military in Beaufort County South 
Carolina, May 2010, by Dr. Donald L. Schunk  

 
10. South Carolina Labor Markets Report, May 21, 2010 

 
11. Beaufort County Location Quotients Report, 2008 

 
12. Beaufort Major Employers  Report, www.cityofbeaufort.org 

 
13. Welcome to “Cashing in on Tourism,” Center for Carolina Living, 

Carolinaliving.com, 2010 
 

14. The Recreation Economy and the Economic Impact of Tourism and 
Arts:  Beaufort County and Surrounding Area; Prepared For: Beaufort 
Regional Chamber of Commerce & The Arts Council of Beaufort 
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County and Prepared By: Bureau of Business Research & Economic 
Development – Georgia Southern University, April, 2009 

 
15. Domestic Business Travel in South Carolina Report, October 2009 

 
16. Economic Contribution of Tourism in South Carolina Report, updated, 

April 15, 2010 
 

17. The Economic Contribution of Tourism in South Carolina – Travel 
Industry Association,  

 
18. Occupancy Rate Increases in 2010 for Beaufort/Port Royal Area 

 
19. South Carolina 2% Accommodation Tax Revenue Distribution 

 
20. Domestic Travel to South Carolina Report, updated October 2009 

 
21. Marketing Impact Report November 2010 by Beaufort Regional 

Chamber of Commerce 
 

22. South Carolina 5% Admissions Tax Collection, 2009 and 2010 
 

23. Tourism Development in South Carolina by Julie Flowers State 
Tourism Economist, June 2009 

 
24. The Economic Contribution of Tourism in South Carolina by US Travel 

Association, Spring 2010 
 

25. Estimation of Tourism Impacts in the Charleston Area Report, 2009 
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A.1 Demographic Characteristics 
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A.2 Represented Market Segments 
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A.3 RCLO Market Trends 
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