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Executive Summary 

In October 2020, York County, South Carolina, engaged Garner Economics, LLC to 

help create a multiyear, countywide economic development strategy that will 

guide economic development activities for the County. York County Economic 

Development (YCED) envisioned a plan that would build on previous work and 

propel the organization to influence high-quality job creation and talent 

recruitment to the area. 

The focus of this engagement is for the County and its Economic Development 

Department (EDD) to understand the product improvement, marketing, and 

potential organizational changes it must make to ensure that the County 

strengthens its competitive position. 

The resulting plan, YORK COUNTY FUTURE: A BOLD, HIGH-PERFORMING ECONOMIC DEVELOPMENT ACTION 

PLAN DESIGNED TO ACHIEVE SUCCESS, details the asset development, marketing, and organizational changes the 

the County and the economic development partners must make to strengthen York County as a competitive 

business location. This plan will help the County attract and retain businesses that will create jobs and 

opportunities and attract more talent to the area. 

Specifically, the scope of services for the overall project includes:  

ω A comprehensive and holistic assessment of key forces driving the economy and its shifting dynamics; 

ω An Assets & Challenges Assessment (A&C) of the County from the perspective of a site-location consultant 

that facilitates investment decisions; 

ω Recommendations for business targets suitable for the County and its partners to pursue, based on our 

research and analysis;  

ω A workforce development service delivery assessment of the long- and short-term talent pipeline 

development in York County; and finally,  

ω A set of implementable recommendations that the leadership in the County can use to enhance the 

economic well-being of the area and continue to make York County a desirable location for business and 

talent while sustaining and enhancing its character and quality of place. 

 

FIGURE 1: PROJECT APPROACH & METHODOLOGY 

 

Analysis and Assessments 

In February 2021, Garner Economics published a summary of the Phase 1 discovery process, called the 

COMPETITIVE REALITIES REPORTτa compilation of local and regional facts and data points. This discovery 

process informed the work to validate existing target business sectors and identify new target opportunities for 

York County and to formulate recommendations to enhance the CountyΩǎ ŜŎƻƴƻƳƛŎ Ǿƛǘŀƭƛǘȅ ŀƴŘ ƛǘǎ ŀōƛƭƛǘȅ ǘƻ ōƻǘƘ 

attract and retain companies and talent. The assessments and key findings were presented to the EDD and are 

summarized in Chapter 1. 

PHASE ONE 

Assessment & Review 
(Competitive Realities Report) 

 

PHASE TWO 

Analysis & Strategy 
FINAL REPORT 

Recommendations 

York County, South Carolina 
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Target Business Sectors 

The optimal business sector targets presented in Chapter 2 

provide the rationale for three core business sector targets 

and one target for improving York CountyΩǎ ǉǳŀƭƛǘȅ ƻŦ 

place. Together, the targets will help the County grow and 

diversify its economic base, as well as mitigate identified 

challenges. These targets are best fits for York County 

based on the current economic and business climate 

conditions.  

The targets are recommended given the CounǘȅΩǎ 

attributes, assets, and proximity to other economic drivers 

(Figure 2). Each target group has a profile with valuable 

data and narrative to support the selections later in the 

report. While target marketing is primarily the work of 

economic development, the execution of the quality of 

place target would typically be led by organizations other 

than the YCED. 

Recommendations 

In conducting this analysis, the Garner Economics team found that York County has some assets but also has 

several challenges that need to be overcome or mitigated to strengthen the CounǘȅΩǎ ŎƻƳǇŜǘƛǘƛǾŜƴŜǎǎ ŀǎ ŀ ǇƭŀŎŜ 

for business. While the County has seen great success and is well poised to further set itself apart and provide 

value to the target business sectors, York County must continue to be proactive in building its product and talent 

pipeline.  

Chapter 3 offers a set of implementable recommendations that will help the YCED better focus its efforts to attract 

high-quality companies and talent and position the County to leverage the next wave of economic growth. The 

recommendations also set a foundation the community can build upon to become an optimal business location 

choice within the Charlotte Metro. 

The recommendations reflect items that the YCED, York County, and other economic development partners 

should undertake to mitigate the current product challenges and better position York County to site-location 

advisors or companies in the identified target business sectors. The recommendations also include tactics the 

YCED can use to leverage strengths and effectively market York County to those targets.  

The recommendations are broken into three categories:  

ω Asset Development: Asset development initiatives to ensure York County can compete to attract, retain, 

and grow the types of companies and talent the community desires; 

ω Communicate the Brand: Marketing approaches for the County to share the economic dynamism of the 

area with target prospects and talent; and 

ω Execute Effectively: Organizational adjustments that allow the YCED to work proactively in those areas 

that will directly impact the economic growth the community desires. 

Additionally, the resulting recommendations identify areas where the YCED can act as a catalyst to lead initiatives 

to improve ̧ ƻǊƪ /ƻǳƴǘȅΩǎ quality of place and business climate. The tactics to market the County to prospective 

Made in 

York County 

Agribusiness 

Imagined in  

York County 

Experience 

York County 

FIGURE 2: RECOMMENDED BUSINESS TARGETS  
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target businesses are primarily for the YCED. However, the messaging and brand refresh should be complementary 

to and supported by all economic development organizations working to improve York County.  

The recommendations proposed in YORK COUNTY FUTURE: A BOLD, HIGH-PERFORMING ECONOMIC 

DEVELOPMENT ACTION PLAN DESIGNED TO ACHIEVE SUCCESS call on the YCED to enhance its economic 

development service delivery, reposition marketing efforts to target specific business clusters, and advocate for 

initiatives that will build upon and improve the CounǘȅΩǎ ŀǾŀƛƭŀōƭŜ ǇǊƻŘǳŎǘ ŀƴŘ ƻǾŜǊŀƭƭ ōǳǎƛƴŜǎǎ ŎƭƛƳŀǘŜΦ .ȅ 

highlighting its unique advantages and existing assets, the YCED can shape the CounǘȅΩǎ ŜŎƻƴƻƳƛŎ ŦǳǘǳǊŜ ŀƴŘ 

encourage the business and talent growth the community desires. 

 

FIGURE 3: RECOMMENDATION CATEGORIES 

Asset Development  

 

Product improvement initiatives to ensure York can compete to attract, retain, and grow 

the types of companies and talent the community desires 

1. Create an infrastructure, land use, and funding plan to provide water and sewer 

available to targeted areas of the County. 

2. Develop a collaborative product development plan with public and private stakeholders.  

a. Develop a more specific plan for the County Economic Development Fund (EDF) to 

supplement product development.  

3. Engage a consulting firm to analyze optimal locations in the County for new business 

park developments. 

 

Communicate the Brand 

Marketing approaches for the EDD to share the economic dynamism of the area with 

target prospects and talent 

1. Conduct a more proactive external outreach to companies and consultants.  

2. Develop a stronger and more collaborative marketing effort to support common 

goals and messaging about York County as the place to do business. 

3. Communicate regularly with the County Council on all things economic 

development.  

Execute Effectively 

 

Organizational adjustments that allow the County to work proactively in those areas that 

will directly impact the economic growth the community desires  

1. 9ƴƘŀƴŎŜ ŀƴŘ ǳǇŘŀǘŜ ǘƘŜ /ƻǳƴǘȅΩǎ ƛƴŎŜƴǘƛǾŜ ƎǳƛŘŜƭƛƴŜǎΦ  

2. Establish a public/private workforce council to help fill the talent pipeline.  

3. Conduct economic and community development leadership learning labs in other 

inspirational communities (community visits).  

4. Supplement the YCED budget by $100,000 annually to support marketing, product 

development, and related items in this report to implement this strategic action plan.  

5. Modify the governance structure of the YCED with an oversight board appointed by the 

County Council and York County Growth Partners.  
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Chapter 1: Where York County Stands as a Place for Business 

A SUMMARY OF THE COMPETITIVE REALITIES REPORT  

¢Ƙƛǎ ŎƘŀǇǘŜǊ ǎǳƳƳŀǊƛȊŜǎ ǘƘŜ ǘŜŀƳΩǎ ŦƛƴŘƛƴƎǎ ƛƴ ǘƘŜ discovery phase. A more detailed discussion of the following 
information was presented to the YCED as a COMPETITIVE REALITIES REPORT in February 2021.  

The COMPETITIVE REALITIES REPORT is an objective and subjective evaluation of where York County stands as a 
place for business. To build the report, the team collected data, conducted on-site visits, and solicited opinions 
ŀƴŘ ŦŜŜŘōŀŎƪ ŦǊƻƳ ǘƘŜ ŀǊŜŀΩǎ ǎǘŀƪŜƘƻƭŘŜǊǎ ŦǊƻƳ ŀ ǎƛǘŜ-selection perspective. The team used the same criteria and 
measures that potential companies looking to invest or expand in York County would employ. Additionally, York 
/ƻǳƴǘȅΩǎ ŜŎƻƴƻƳƛŎ Ǉƻǎƛǘƛƻƴ ǿŀǎ compared against the benchmark counties of Greenville, South Carolina, and 
Williamson County, Tennessee (Nashville Metro area); the State of South Carolina; and the United States.  

Four vehicles were used to create the COMPETITIVE REALITIES 

REPORT:  

¶ Asset and Challenges Assessment;  

¶ Stakeholder input (compiled through a series of focus groups, 
interviews with County Council members, and an electronic 
survey); 

¶ Demographics and community analysis; and 

¶ Assessment mapping of the workforce development delivery 
system. 

In addition to informing the targeting and recommendations phases 
of the project, having a solid sense of where York County stands allows 
the YCED ǘƻ ǊŜŎƻƎƴƛȊŜ ǘƘŜ ŀǊŜŀΩǎ ǎǘǊŜƴƎǘƘǎ ǎƻ ǘƘŜȅ Ŏŀƴ ōŜ ƳŀǊƪŜǘŜŘ 
and to identify gaps in ǘƘŜ ŀǊŜŀΩǎ ǇǊƻŘǳŎǘΣ ǎƻ ǘƘŜȅ Ŏŀƴ ǘŀƪŜ ǎǘŜǇǎ ǘƻ 
mitigate those gaps and nurture a more attractive business climate. 
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ASSETS AND CHALLENGES ASSESSMENT SUMMARY 

Garner Economics undertook primary and web-based research to assess where the area stands. The team used a 

rigorous set of techniques based on fully sourced and reliable data setǎ ǘƻ ŎƻƳǇƭŜǘŜƭȅ ǳƴŘŜǊǎǘŀƴŘ ¸ƻǊƪ /ƻǳƴǘȅΩǎ 

current economic state. This assessment was undertaken from the perspective of businesses looking at York 

County as a possible location for operations and was grounded in decades of economic development, site-location 

analysis, and business sector targeting experience.  

This ASSETS AND CHALLENGES ASSESSMENT compiled local facts and data points and applied quantitative 

analysis as well as some subjective opinions to build a scorecard for how York County rates. The analysis 

considered the same variables typically employed when undertaking a locational assessment for a corporate 

ŎƭƛŜƴǘΦ DŀǊƴŜǊ 9ŎƻƴƻƳƛŎǎ ŀƴŀƭȅȊŜŘ рм ŎƻƳƳǳƴƛǘȅ ŦŀŎǘƻǊǎΦ wŀǘƛƴƎǎ ǿŜǊŜ ƛŘŜƴǘƛŦƛŜŘ ōȅ ŜǾŀƭǳŀǘƛƴƎ ǘƘŜ ǊŜƎƛƻƴΩǎ 

position for each of the factors against the state of South Carolina, the Charlotte Metro, and the United States, 

and, in many instances, the benchmarked communities (counties) of Williamson County, Tennesee, and Greenville 

County, South Carolina.  

Of the 51 variables analyzed, 33 were considered an Asset and 5 a Challenge (13 rated as Neutral). An Asset rating 

indicates a positive feature of the County that would be evaluated and rated as a competitive strength versus the 

benchmark locations. Quality of placŜ ƻǊ ŀ ŎƻƳƳǳƴƛǘȅΩǎ άŎƘŀǊƳ ŦŀŎǘƻǊέ ƛǎ ƻƴŜ ƻŦ ǘƘŜ ŎŀǘŜƎƻǊƛŜǎ ŀǎǎŜǎǎŜŘ ŀƴŘ ƛǎ ŀ 

prime consideration for site selection because of its importance in attracting people and talent. Of the 11 quality 

of place factors measured for York County, all 11 are considered an Asset. This is the first time a community has 

rated a perfect Asset rating for quality of place in the more than 150 Asset and Challenges assessments Garner 

Economics has conducted.  

 

 

The following tables in Table 1.1 summarize the key findings of the ASSETS AND CHALLENGES ASSESSMENT, using 

the symbols and definitions above. 

  

 

REPORT DASHBOARD 

Indicates the County is better (more positive) compared to the benchmarked 

geographies or points to a positive trend or asset within the area.  

Indicates York County is neutral or normal, neither positive nor negative. Indicator 
may represent an observation or be in the middle of the benchmarked geographies. 

Indicates the County performs worse compared to the benchmarked geographies or 
points to a negative trend or challenge within the area.  
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TABLE 1.1: YORK COUNTYΩS ASSETS AND CHALLENGES 

Detailed data and rationale for the ratings can be found in the COMPETITIVE REALITIES REPORT. 

 Assets Challenges  Neutral 

Access to 
Markets 

¶ Centrally located for major 
regional market 

¶ Centrally located for national 
market 

¶ Well-positioned to serve 
international markets 

¶ Interstate highways 

¶ Rail service 

¶ Within one hour of commercial 
air passenger service  

¶ General aviation airport capable 
of handling corporate aircraft 

No Challenges noted ¶ Port facilities (inland  
and/or water) 

¶ Broadband availability  
and speeds 

Labor 
¶ Availability of skilled production 

workers  

¶ Availability of skilled admin 
support workers 

¶ Cost of labor  

¶ Availability of postsecondary 
vocational training  

¶ Within ½ hour of major 
university/college(s)  

¶ Availability of engineering or 
computer science degree(s) 

¶ Limited number of 
computer and 
mathematical talent 
compared to the 
benchmarks 

¶ Limited number of 
managerial personnel 
compared to the 
benchmarks 

No Neutral rankings noted 

Access to 
Resources 

¶ Availability of manufacturing 
processes 

¶ Availability of management of 
companies and enterprises 

¶ Agribusiness related economy 

¶ Limited numberof 
professional, scientific, 
and technical services 
compared to the 
benchmarks 

No Neutral rankings noted 

Access to 
Space 

¶ Availability of fully served and 
attractive industrial sites and 
space (buildings) 

No Challenges noted ¶ Availability of suitable office 
space (Class A and B space) 

Access to 
Capital 

¶ No Assets noted No Challenges noted ¶ Availability of tax-exempt 
financing for new industrial 
facilities 

¶ Availability of low-interest 
loans for small business from 
local sources 

¶ Availability of venture capital 
from local sources for business 
startups or early-stage funding 
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 Assets Challenges  Neutral 

County 
Economic 

Development 
Program 

¶ Adequate level of professional 
staff 

¶ Local economic development 
organization has a strategic plan 

¶ Level of leadership support of 
economic development program 

¶ Level of cooperation between 
organizations involved in 
economic development activity 

No Challenges noted ¶ Involvement of both public and 
private sectors 

¶ Level of awareness of 
community regarding the 
economic development 
process 

¶ Level of funding for local 
economic development 
program (operating budget) 

¶ Organizational 
marketing/promotion budget 

Government 
Impact on 
Business 

¶ Availability/capacity of water 
and wastewater treatment (in 
select locations) 

¶ Condition and 
maintenance of  
local streets 

¶ Local property taxes 

¶ Availability and type of  
local incentives 

¶ Quality of local elementary  
and secondary education  
(test scores) 

¶ Business permitting procedures 
and costs 

Quality of 
Place 

¶ Availability of executive-level 
housing  

¶ Availability of moderate-cost 
housing 

¶ Availability of apartments 

¶ Cost-of-living index 

¶ Level of crime 

¶ Level of cultural activity  

¶ Availability of recreational 
opportunities 

¶ General appearance of  
the community 

¶ Availability of adequate  
medical facilities 

¶ Availability of quality hotels, 
motels, and resorts 

¶ Appearance of the Central 
Business District(s) 

No Challenges noted No Neutral rankings noted 
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WHAT STAKEHOLDERS THINK 

Focus Groups 

As a complement to the assessment of the physical and regulatory structure in York County, Garner Economics 

conducted five focus groups with key community stakeholders; interviewed County Councilmembers; interviewed 

the YCED staff, and conducted an online survey to solicit a variety of perceptions of: 

¶ ¢ƘŜ ŀǊŜŀΩǎ ōǳǎƛƴŜǎǎ ŎƭƛƳŀǘŜ;  

¶ {ǘŀƪŜƘƻƭŘŜǊǎΩ ǘƘƻǳƎƘǘǎ ƻƴ ǘƘŜ ŀǊŜŀΩǎ ŀǘǘǊŀŎǘƛǾŜƴŜǎǎ ǘƻ companies;  

¶ The types of companies that would be a good fit for the region; and  

¶ Areas the community could or should work to improve.  

Seventy-three people participated in the five groups. The focus groups were 

organized into the following categories: Large Employers, Small 

Businesses/Entrepreneurs, Economic Development Partners, Real Estate 

Brokers/Developers, and Workforce Development professionals. Participants 

were invited by the YCED. The focus groups were held on December 15 and 16, 

2020; each group was asked the same set of questions. Special consideration 

was taken to adhere to COVID-19 protocols and safety measures.  

Councilmember Interviews 

Garner Economics invited each of the county councilmembers to participate in a brief phone interview to solicit 

their thoughts. Garner Economics was able to interview four of the councilmembers. Given the councilƳŜƳōŜǊǎΩ 

mandate to serve a broad range of constituents within the County, the group looked at economic development 

and its impacts holistically, focusing not only on the specific programs to attract, retain, and expand business in 

the County but more so on the direct and indirect impacts those programs have (or could have) on the residents 

and long-term competitiveness of the County. 

Electronic Survey 

Lastly, an electronic survey was built to mirror the questions asked during the focus groups. It was distributed by 

the YCED and shared to a broader audience. The survey was open November 30-December 23, 2020, and was 

completed by 135 people.  

Common Themes 

As a group, the focus group participants and survey respondents believe that York County has a higher-than-

average business climate. Overall, the five focus groups and the survey respondents rated York CountȅΩǎ ōǳǎƛƴŜǎǎ 

climate as 3.5 (on a scale of 1-р ǿƛǘƘ άрέ ōŜƛƴƎ άōŜǎǘέ ŀƴŘ άоέ ōŜƛƴƎ άŀǾŜǊŀƎŜέύΦ 

Figure 1.1 Focus Group Business Climate Rating, Scale of 1 (worst) to 5 (best) 
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5  
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Total Stakeholder contacts 



 
 

York County Future  Page|11 

Furthermore, among the groups, there is general agreement as to the strengths and obstacles facing York 

County as it looks to attract and retain investment. The two stakeholder groups also have similar opinions as to 

missing or unsatisfactory infrastructure in the County. 
 

Figure 1.2: Comparison Among Focus Group and Survey Responses 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Further detail on the focus groups, councilmember interviews, and survey responses were shared in the 

COMPETITIVE REALITIES REPORT.   

²Ƙŀǘ Řƻ ȅƻǳ ǎŜŜ ŀǎ ǘƘŜ /ƻǳƴǘȅΩǎ ǎǘǊŜƴƎǘƘǎΚ 

The following graphs illustrate the areas of commonality between the focus 

group participants and the survey respondents in regard to the top five responses 

given to the question below. 

What do you think are some of the biggest obstacles that inhibit the County in its ability to attract, 

expand, or retain businesses and investment? 

What infrastructure is missing or unsatisfactory in the County? 
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DEMOGRAPHIC & COMMUNITY TRENDS 

As a complement to the asset benchmarking work above, the team examined data setǎ ǘƘŀǘ ǊŜǾŜŀƭ ¸ƻǊƪ /ƻǳƴǘȅΩǎ 

economic position relative to the same benchmark counties, the state of South Carolina, and the national average.  

This analysis relies heavily on raw objective data collected by governmental or impartial third-party agencies. 

Garner Economics used data that can be verified and, for which, comparisons with other cities or areas can be 

made at the level of detail preferred by most site-selection professionals. Metrics analyzed for the process were 

rated showing positive ( ), neutral ( ), or negative indicators ( ). In all cases, the original and most current 

available data as of November 2020 are used. 

The ratings presented in Figure 1.3 and industry and occupational analysis (Figure 1.4) are included in further 

detail in the COMPETITIVE REALITIES REPORT.  

Figure 1.3 Demographic and Community Trend Rankings (relative to competitive set) 

 

 

 

 

 

 

 

 

 

 

Figure 1.4 Local Industry Growth 

Major Industry Sector Change Major Occupational Change 
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