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Project Timeline

Step 1 (January)

Step 3 (March)
Public Input - Online

Ecm—

@Kz

Q
Step 5 (April) C/) [LL]C\) Step 7 (July-August)
Public Open House 2 GI,]A)\ (M) Adoption

Vote to recommend at PC.

Planning Commission Initiation

Staff initiates process at PC workshop meeting.

Public survey opens PC March meeting.

Meetings with stakeholders and industry experts.

Second public open house. Analysis of survey

results. Draft industrial corridors and report. Introduction at I&R and County Council.
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!
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| Step 2 (February)

AN

| Existing Conditions Analysis
EENAN Staff analyze existing conditions.

-

r:Q//\@ﬂll

Begin GIS data collection and analysis.

Draft public survey.

!

Step 4 (April)

!

F———] Step 6 (June)

Public Input - Open House 1

g

First open house.

PC Adoption

ﬁl Staff presents final recommendations and

000

Begin drafting recommendations.

corridors to PC on June 4, 2026.

30-day public comment period begins.

AR
PLANNING AND ZONING




[T -
Public Survey Overview

HORRY COUNTY
IMAGINE 2040

 The survey was intended to collect public input on existing
indUStrial useS, |Ocation preferences for fUture indUStry7 and Open_ Horry County is collecting public comment on its plan to create industrial corridors in its Future

ended feed back th rou h '|'| tota | Su rVe uestions Land Use Map to better guide the siting of industrial uses. It will designate several corridors for
g y q industrial development to decrease land use conflicts, provide guidance for industrial
developers, and stimulate economic development. This survey aims to solicit input from the
public and stakeholders on appropriate and inappropriate locations for these corridors.

° The Su rvey Opened On March -|St and Will Close in June The Future Land Use Map is a policy plan for the county's land use that indicates where various

uses are encouraged or discouraged. It is not zoning and will not change the existing land uses

allowed in the industrial corridors.

Your county government will take a comprehensive approach to updating and amending the
Future Land Use Map including public participation, stakeholder engagement, and Planning
Commission guidance. The tentative project timeline is shown below.

Seap 3 (Masch) PN

Step 4 (Apeil)
Public Input - €

Are you involved in an industrial sector?

7 total responses

Yes (| work in the industrial sector)

Indirectly (I work in a sector that provides components or other services for the

industrial sector)

No (I work in another sector or do not work)
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Public Open House

« Staff held two public open
houses on April 20th and 27t

» Participants were introduced
to the planning process,
constraints, objectives, and
public input to date

« Participants shared feedback
on considerations and
potential locations for
industrial corridors,
particularly the importance of
wetland protections and
mitigating impacts on
residential properties
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Employment by Industry

I
® Avg. Annual | Location Employment | Avg. Annual
Industries & Employment
34,161 $31,980 2.33 4,154 2.77%
Population by Age Underemployment in Horry County 27295 $37.284)  1.86| 3708  3.14%
Male Female 17.9%
2q o5 2= Overall Underemployment ovenpr i 780 15988 $66,560| 075 3,425 5.45%
Construction 9,385 $66,352 1.20 1,791 4.72%
. 8,317 ' Bl ’
g 50 | 18.4% 5,347
Blue Collar Underemployment Potential Blue Collar Administrative, Support, Waste
10,078 9.719 (State Rate: 14.6%) Wertoree 8,035| $50,284 1.00 272 0.70%
— — o ozl o] 1sed 7aom
9184 m 9155 Production & Distribution Potential Production &
’ ’ Underemployment (State: 16.2%) Distribution Workforce Real Estate and Rental and Leasing 4,730 $50,440 1.89 421 1.95%
7483 _ 7538 17.3% 13,154 4,685 $78,104 0.46 819 4.24%
10.703 White Collar Underemployment Potential White Collar ervices
10,126 . . % . .
(State Rate: 13.0%) Workforce 3,882 $40,248 0.86 815 5.31%
JobsEQ, 2024.
Annual Average Projected Job 3422 $57876 029 390 2.57%
gz - no eaucation | 3,133| $65156|  0.53 851  7.46%
" o
Post-High School
P w0 I Aovord 1673 76752 061 33 -039%
15,241 70-75 16,328 ssociate's Degree 729 $36,192 0.26 338| 17.29%
| 10,553
?514 B 80 Bachelor's 507| $80,964 0.84 134 7.18%
4,654 80-85 4,402 -
2793,949 Docton T —
OCTordl or griculiure, rores . Fishing an
15,000 10,000 5,000 0 5,000 10,000 15000 20,000 Professional Hunting 175 $51,480 0.14 -56 -4.85%
Census Bureau, ACS 2024 Five-Year Estimates Al Levels 71 $7'| 500 0.13 -11 -2.68%
Bureau of Labor Statistics Quarterly Census of Employment and Wages, 2025 Q3 Counts and Estimates
/ \ JobsEQ, 2024.
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Survey Responses




What land uses are industrial uses least compatible
with?

« Strong opposition to locating  °ngle Family Residential :
industrial uses near Historic Downtowns 74
residential, historic

g Multifamily Residential
dOWﬂtOWﬂS, conservation
gnd. regrea’uon Iands, and Conservation and Recreation
INstitutions
Institutional 57

 Mixed opinions on co-

) . ) ) Agriculture and Forestlands 45
locating industrial uses with
agriculture, forestlands, suburban Vacant Lands 5
transient lodging, and office Transient Lodging -

areas
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What land uses are industrial uses most compatible
with?

« Respondents believe
iIndustrial uses are
compatible with commercial Urban Vacant Lands
areas and rural, suburban,
and urban vacant lands

Commercial Areas

I
©

Rural Vacant Lands

Office Areas

N
—_

Agriculture and Forest

* Mixed opinions on co-
locating industrial uses with Suburban Vacant Lands
agriculture, forestlands,

~

. . . Institutional 1
transient lodging, and office
areas Transient Lodging 14
Other

Multifamily Residential

Historic Downtowns

Conservation and Recreation

Single Family Residential
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Which locations in Horry County are not suitable for industrial uses?

« Respondents opposed
iIndustrial uses in urban
communities east of the
Waccamaw including
Carolina Forest, Surfside
Beach, and Myrtle Beach

« Respondents tend to list their
own communities as not
suitable

*  Mixed opinions on industry in
inland communities including
Aynor, Galivants Ferry, Loris,
and Longs

Carolina Forest
Surfside Beach
North Myrtle Beach
Myrtle Beach
Market Common
Garden City
Briarcliffe Acres
Atlantic Beach
Little River
Forestbrook
Conway
Arcadian Shores
Socastee
Burgess

Loris

Galivants Ferry
Aynor

Longs

Red Bluff

Horry

Wampee

Finklea
Bucksport

Bear BIluff
Ketchuptown
Allsbrook
Toddville

Dog Bluff
Bayboro

Red Hill

Pee Dee Crossroads
Mt. Vernon
Sandridge
Duford

Gilberts Crossroads
Other
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Which locations in Horry County are suitable for light industrial uses?

« Support for light industrial in
inland communities
including Aynor, Loris, and
Bucksport

« Respondents’ preferred
areas for light industrial uses
typically mirror preferred
areas for heavy industrial
uses

Aynor

Loris

Longs

Bucksport
Conway
Galivants Ferry
Bayboro

Red Bluff
Ketchuptown
Finklea

Duford

Bear BIluff
Allbrook

Pee Dee Crossroads
Dog Bluff
Socastee
Wampee
Toddville

Red Hill

Little River

Mt. Vernon
Myrtle Beach
Horry

Other

Gilberts Crossroads
Burgess

North Myrtle Beach
Forestbrook
Market Commmon
Sandridge
Carolina Forest
Allsbrook
Surfside Beach
Atlantic Beach
Garden City
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Which locations in Horry County are suitable for heavy industrial uses?

Aynor
Loris

« Support for heavy industrial Red BIUff
predominantly in inland Kerehuprown

Longs

communities including Bayboro
Duford

Aynor, Loris, and Red BIluff Galivants Ferry
Bucksport

. Finklea

« Respondents typically Conway

preferred locating industrial o

uses in communities further - PeeDeeCrossroads
Dog Bluff

from their home ZIP codes Bear BIuff
Wampee

Horry

Red Hill

Mt. Vernon

Other

Gilberts Crossroads

Socastee
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Do you have concerns about existing industrial areas?

“Residential has grown around them or industrial
been allowed to expand next to homes.”

*“New industrial areas should not be anywhere
near residential areas, and wooded areas are
needed as a buffer.”

“Traffic, roads needed to updated accordingly for
current and increased traffic volume.”

“They are not being utilized to their full

potential and we are allowing more to pop
up in random places across the county.”
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Do you have any other comments?

“Need more concrete and asphalt plants. Need to
consider future build out of SC 22 and [-73.

“Just bring good jobs to Horry county.”

“Please turn down "opportunities" for data centers
INn Horry County. Doesn't create lasting jobs and
the long-term effects are not yet known.”

“Areas near 22 or existing railroad corridors
Mmake the most logical sense for heavy

industries because of their easy access to
existing transportation infrastructure.”

AR
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Takeaways

« Respondents typically supported locating industrial uses
in rural inland areas

 Respondents prioritized mitigating impacts of industrial
uses on residential uses, conservation lands, and historic
downtowns. Mixed opinions on locations near office,
commercial, and agriculture lands

« Respondents are concerned about:
 impacts on wetlands
« providing buffers to sensitive environmental and
residential land uses
« air and water quality impacts
« providing adequate road and utility infrastructure

 Respondents want the county to:
« concentrate industrial uses
« buffer sensitive uses
« provide infrastructure upgrades where necessary

AR
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Industrial Suitability Model




Suitability Model Inputs and Weights

0 (least pre- 10 (most

Inputs ferred) e 4 - & preferred)

Wetlands ey ol riiale UL @i 200 feet 500 feet 1000 feet 1000+ feet
wetlands wetlands wetlands

Roads Distance to major roads 3+ n-nles from 3 miles 2 miles 1 mile 2640 feet 1320 feet
major roads

2+ miles from

Railroads Distance to railroads : 2 miles 1 mile 2640 feet 1000 feet 500 feet
railroads
Residential D Stance from occupied 250 feetfrom gy cooo 1000 feet 1500 feet 2000 feet 2640 feet
residential parcels homes
Inside/outside type of = Flood Zones Flood Zone : Supplementa- Outside Outside
PLEDE AT flood zones A, AE VE SR ry FZ FZ FZ

Industrial Corridor Model Weights

Flood Zones and

Wetlands Roads Railroads Residential

35 30 5 30

AR
PLANNING AND ZONING 16




Draft Industrial Corridors Draft Industrial Corridors
d Suitability Model and Suitability Model .
and Suitaoility Mode y The map on the right

{ Draft Corridors (Freight Routes) 4 I | Draft Corridors (Freight Routes) . L.

Suitability Model . 7| suitability Model with ineligible areas | F€MOVeES ineligible

B Higher-Ranking Areas Removed Pa rce|S and areas from
& ‘ ¢ P Higher-Ranking Areas

the model, including:

- Lower-Ranking Areas

corumeLs —— Major Roads Sqnes - Lower-Ranking Areas
+++ Railroads — Major Roads « Conservation lands,
—— SCDOT Freight Routes +++ Railroads
Note: this dataset includes freight routes as —— SCDOT Freight Routes @) pe n Spa Ce, an d pa rkS

classified by SCDOT. Additional routes
added to reflect existing and future MARION
conditions include SC-22, the SC-31 North
Extension, and the proposed I-73.

ity medmdimatedl © [F21V]A SNE
eomditions melude SC.2, the SC51 North supplemental flood
Extension, and the proposed 1-73.
zones
+ County-owned parcels
» Parcels with Approved
& Current Major
Residential

Developments

J., - Due to different

79 symbology classification

“"| methods, color scales

L. differ between the two
maps.

MARION,

s,

%
i ' RT
€ MYRTLE B

BRIARCLIFFE ACRES

s

]
) ORTH
#~ MYRTLE BEACH

BRIARCUIFFE ACRES

IRFSIDE BEACH

N
Miles A Miles.
01 23 4 5 10 15 01 2 3 4 5 10 15
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Suitability Model ' N &
- Higher-Ranking Areas . Scenic & Conservation

o [ Rural
Rural Communities
Suburban
I Mixed Use
=== Commercial Corridor
| @ commercial Activity Center
/L ® Neighborhood Activity Center

Lower-Ranking Areas

Public Input

Il Not Suitable for Industry DILLON

Suitable for Light Industry \

Il suitable for Heavy Industrial
The size of the pie chart represents the
sum of responses indicating a location is
suitable or not suitable for industrial land
uses

DILLON

COLUMBUS

* Rural Activity Center
¥ Economic Activity Center
[] Municipalities

MARION

J MARION

B! —— Major Roads
3 \ |
i
ity \
/—/\,
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BRUNSWICK

BRUNSWICK
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RCLIFFE ACRES

YRTLE BEACH

GEORGETOWN

.
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‘SM“&'SA oF 1525 34 5 10 15
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Next Steps

Public Comment Period

o July 2nd Ends & .
Planning Commission

Recommendation

I&R Committee
th
a August 11 Recommendation

th
éé‘gt‘frﬂo%, 15t  Three Readings at

September 15th County Council

All dates subject to change, sign up for updates at horrycountysc.gov!
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Draft Industrial Corridors

7/ Draft Industrial Corridors
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INDUSTRIAL CORRIDOR OVERLAY

LAND USE AND CHARACTER

Industrial Corridors provide locations for economic development including industrial, manufacturing, and
distribution uses along major transportation corridors. This overlay encourages development of industries
in concentrated areas to minimize land consumption while mitigating impacts associated with higher-
intensity industrial uses. Development in Industrial Corridors should be coordinated with underlying FLUM
classifications and existing land uses to mitigate impacts while maintaining permeability within industries
sites. Major industries that provide high-paying jobs and can diversify the county’s economic base are the
primary intended land use type, supported by complementary commercial uses oriented toward wholesale,
trade, or corporate customers rather than the general public.

The Industrial Corridor Overlay supplements the underlying Future Land Use classification by identifying
areas appropriate for industrial and economic development patterns while still considering the character
and constraints of the underlying future land use designation. Industrial Corridors should preserve large
contiguous areas suitable for industrial, manufacturing, freight, and logistics uses and discourage
fragmentation by incompatible land use patterns.

DESIRED DEVELOPMENT PATTERN

Industrial Corridors accommodate industries crucial to the county’s continued physical and economic
development along the county’s existing and planned major roads and railroad corridors. Development in
Industrial Corridors should allow for a variety of manufacturing, industrial, freight, logistics, and utility uses that
support a diverse tax base and long-term economic vitality, including rail-served industrial uses associated
with construction materials, aggregate distribution, and similar freight activities. More intensive uses
should generally be concentrated within the core of the corridor, with less intensive uses located along the
periphery to provide transitions to surrounding development patterns. Business Park developments located
along major roads should be designed to appropriately buffer manufacturing and industrial uses from
adjacent properties.

Residential and other sensitive land uses are generally discouraged within Industrial Corridors where such
uses may create long-term compatibility conflicts with industrial, freight, manufacturing, or utility
operations.

Industrial Corridors should be reserved predominantly for the Primary Land Uses identified in the
Recommended Land Uses section below. Secondary Land Uses should serve as infill development or be
located along the fringe of the corridor as a transition to nearby residential and other sensitive land uses.
Conditional Uses are more appropriately located near interchanges and major road frontages. Secondary and
Conditional Uses should not dominate or displace the industrial character of the corridor.

The locations of sensitive land uses allowed in the underlying Future Land Use area should be coordinated
with industrial and manufacturing uses. Impacts on residential, institutional, and other sensitive land uses
and environmental areas should be mitigated through location, design, and landscaping.



RECOMMENDED LAND USES

Primary Land Uses: Light and heavy manufacturing, warehousing and logistics centers, light and heavy
industrial, batch and asphalt plants, salvage yards, research and development facilities, technology centers,
utilities and transportation facilities, and other major employers.

Secondary Land Uses: Uses that support industrial and employment activities, including fleet and heavy-
duty truck repair, welding, construction equipment rental and servicing, commercial contractors, tow
yards, tradeshops, high bulk retail, business parks, and bulk fuel distribution.

Conditional Uses: Highway-oriented commercial uses more appropriately located near interchanges and along
major road frontages, including large sports tourism or amusement facilities, and other commercial uses,
such as hotel/motels, convenience stores and gasoline stations.

TRANSPORTATION

Maintaining vehicular access and capacity is the primary goal within these areas to ensure heavy vehicles have
adequate road capacity to and from employment centers.

Where adjacent to more sensitive land use types, sidewalks, pathways, and other alternate transportation
infrastructure should be separated from heavy vehicle movements. Transportation infrastructure should
accommodate mobility for all users. Best practices for access management should be utilized.

Development patterns reliant upon direct access to the future I-73 corridor and other major road projects
should generally not be encouraged until the corridor and supporting transportation infrastructure are
constructed and operational to ensure adequate infrastructure exists to support industrial and
employment operations.

POLICY GUIDANCE

1. Heavy and light industrial, manufacturing, distribution, transportation and utility uses are the
preferred land use for these areas. Supporting commercial developments should be adequately
buffered from industrial uses to mitigate incompatibility.

2. Employment centers should be designed to function as campuses with integrated pedestrian
facilities and transitions to adjacent, less intensive uses.

3. Areas along active railroads currently zoned for industrial uses should be preserved for industrial
activities. Residential uses should be discouraged from locating along transportation corridors.

4. Residential and other sensitive land uses should generally be discouraged within and directly
adjacent to Industrial Corridors to reduce land use conflicts and constraints on industrial and
manufacturing activities. Where unavoidable, buffers, berms, landscaping, and careful placement
should be used to mitigate impacts.

5. Industrial and manufacturing uses should be located and designed to minimize impacts on
adjoining lower-intensity uses, surrounding land uses, and the streetscape. Mitigation tools including
buffers, berms, landscaping, and access management should be employed based on the intensity of the
use and the sensitivity of surrounding properties, and placement should reflect compatibility with the
underlying Future Land Use designation and existing land uses.

6. Transportation improvements should preserve routes for heavy vehicle traffic directly to industrial
and manufacturing sites. Access management and transportation investments should separate heavy
vehicle traffic from routes for vulnerable road users. Streetscapes should be preserved through the



use of landscaping and thoughtful building placement within campuses.

7. Heavy Industrial and freight-oriented uses should generally be concentrated in rural upland areas
west of the Waccamaw River, particularly near major highway corridors.

8. Within the more urbanized areas east of the Waccamaw River, industrial development should
generally consist of light industrial uses, research and development, business parks and other lower-
intensity uses compatible with surrounding development patterns. Freight-oriented and logistics-
supporting uses that serve existing industries may also be appropriate.

9. Within areas designated Scenic & Conservation on the Future Land Use Map, industrial
development should be carefully evaluated to avoid impacts on environmentally sensitive areas and
natural systems. Where site-specific environmental data demonstrates that portions of a property are
suitable for development, limited employment-oriented uses may be considered provided the
development remains compatible with the surrounding landscape and incorporates mitigation
measures and best management practices addressing stormwater, water quality, natural hazards,
access management, wildlife, and public safety.

EXAMPLE ZONING DISTRICTS
MI, MA1, MA2, MA3, PA1, PR1, PR2, RE4
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