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SECTION 1 - SUMMARY 
 
Introduction 
Towns County is located in the northeastern corner of Georgia, nestled among the 
southern reaches of the Appalachian Mountains.  It is accessed from the south and east 
by traveling over the mountains and through Helen and Clayton, respectively, and from 
the west by traveling through Blairsville. Towns County is approximately 2 to 2.5 hours 
from metro Atlanta, Asheville, NC, Greenville SC and Chattanooga TN.  
 
The prevailing terrain divides the county into two major valleys, within each valley sits 
one of the county’s two municipalities: Hiawassee, the county seat and Young Harris.   
 
Hiawassee settled circa 1820, Hiawassee was designated seat of the newly formed 
Towns County in 1856. It was incorporated as a town in 1870 and as a city in 1916.  
Hiawassee was originally inhabited by predominately Cherokee-speaking peoples, but 
the myth that the town was named after a Cherokee or otherwise Native American 
princess is false and is as mythical as the Cherokee princess herself. Hiawassee’s 
name is nature-based, its meaning is meadow.  After the creation of Lake Chatuge 
limitations were created due to the geography and the path of US 76.   With these new 
limitations’ development was a forced linear growth, dictating a near-exclusive auto-
oriented development pattern.  New businesses automatically chose the main roadway 
over destinations around the downtown, leaving Hiawassee with an oft vacant town 
square and barely any impression of a traditional urban core. The school, hospital, and 
church were situated near the town square and comprised a major portion of the east 
side of the core downtown area.   
 
The creation of Lake Chatuge in 1941 was a major contributor to the decline of 
downtown Hiawassee.  The area was a rural, farming community prior to the building of 
the lake.  The Towns County portion of the lake consumes 3500 acres of what was 
primarily the areas richest farmland.  Churches, schools and homes had to be moved.   
Approximately 60 families left the area as a result of the lake construction.   Other 
factors contributing to the decline include the geography itself, as well as the path of 
Highway 76.  The linear formation through downtown forced the City into an almost 
exclusive auto-oriented development pattern.  With only a few businesses fronting the 
town square, there is little incentive for people to visit, save out of necessity.  
Additionally, pedestrian access is hampered by the aggressive traffic on Highway 76.  
This combination has led to a decline in “year-round” businesses and the existing 
businesses currently along Highway 76 cater to more of a seasonal market. 
  
The Business 
The Paris Business Center (PBC) is a full-service business development center that will 
create two distinct entrepreneurial spaces for local Towns County residents and the 
wider population. Through providing the opportunity, space and support for start-ups, 
inventors, entrepreneurs, and local artists to “prosper in place,” Hiawassee will become 
the leader in entrepreneurial innovation in the North Georgia Mountain region. 
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The PBC will assist entrepreneurs and start-ups through nurturing their ideas from 

infancy into marketplace through education and training of the entrepreneurs, while 

simultaneously developing future community leaders, all for the benefit of Hiawassee, 

Young Harris, Towns County, Clay County, NC. and the surrounding area. 

 
The Market 
Hiawassee, Young Harris, Towns County, and the surrounding area is an active and 
highly sought-after community with state-of-the-art public-schools, relatively low tax 
rates, quality housing, a regional hospital, a host of varied cultural events and a robust 
live music and entertainment presence.  Towns County has a current population of 11, 
852 (2018) and serves a limited trade area with the primary trades being in the service 
industries. The County itself is comprised of the cities of Hiawassee, and Young Harris, 
as well as other unincorporated communities, such as Tate City, Alexander Mill and Hog 
Creek.  
 
Towns County is also home to Young Harris College. With a student population of 
1,120, this small private baccalaureate and master’s degree-granting institution is 
located in the heart of downtown Young Harris.  The students are prime candidates to 
utilize the services of the PBC.  
 
The college, established in 1886, has a number of notable alumni, a stunning campus 
with spectacular views, a planetarium, and championship sports teams, which attract 
numerous visitors yearly. Towns County is also the number one place to retire in 
Georgia, thus many residents that have relocated to the area are highly educated, 
moderately wealthy and enjoy an active outdoor quality of life.   
 
In addition, Hiawassee is one of the most sought-after tourism centers in the region, 
boasting natural amenities, such as Lake Chatuge, Brasstown Bald, Bell Mountain, and 
the Appalachian Trail to name a few.  As a tourist destination the visitors often seek 
experiences and souvenirs that are common with the businesses being sought to be 
developed through the PBC.  Tourism generated $52 million in revenue within the 
county in 2018 and is the primary source of income for the county.  Trending 
opportunities include agribusiness, agritourism, healthcare and manufacturing.  Notable, 
Towns County is home to Hightower and Crane Creek Vineyards and is within a 30-
minute drive of several other wineries.  Winemaking and microbrewing is another fast-
growing opportunity for this region.  
 
Market Needs Assessment 
Since 2015 commercial properties have declined $642,569.  There are numerous 
dilapidated buildings throughout the downtown area which are in dire need of 
repair/renovation.   The current vacancy rate is 16% of available space and 23% of the 
parcels are undeveloped.  
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Along with the negative economic conditions in Hiawassee, the county also suffers from 
a lack of economic growth and stability to the point that it has been designated an “At-
Risk County based upon the Appalachian Regional Commission County (ARC) 
Economic Threshold Indicators.    ARC uses an index-based county economic 
classification system to identify and monitor the economic status of Appalachian 
counties.  The system involves the creation of a national index of county economic 
status through a comparison of each county's averages for three economic indicators—
three-year average unemployment rate, per capita market income, and poverty rate—
with national averages. The resulting values are summed and averaged to create a 
composite index value for each county. Each county in the nation is then ranked, based 
on its composite index value, with higher values indicating higher levels of distress. 
Within the city of Hiawassee, the overall poverty rate is 18.3% for all families and 
families with children is significantly higher, 41.1% for families with children under 8 and 
44.2% with children under 5 years of age.   
 
The growth of young families has been stagnated by the lack of job opportunities 
outside of tourism venues in the area.  The count of existing students in Towns County 
Schools mirrors that of the early 1900’s.  As the young population graduates, they are 
forced to leave the area in search of higher than minimum wage jobs.  While a large 
population of retired people move back to the area, the core working population is 
lacking.  This lack of working population with income affects the economy by limiting the 
purchasing power.  
 
As outlined in a 2018 study for the Appalachian Regional Commission (ARC), the 
concept of the entrepreneurial ecosystem emerged as part of a wider critique of 
economic and small business development strategies which had been primarily focused 
on increasing the number of start-up businesses. 
 
 
The Owner 
The City of Hiawassee is the owner of the PBC properties. There is an 
Intergovernmental Agreement with the Hiawassee Downtown Development Authority 
(DDA), which was enabled through local resolution in August 2019. The DDA will 
oversee the day-to-day management and finances of the PBC.    
 
In 2017 the City of Hiawassee was awarded a project grant from the Appalachian 
Regional Commission to develop a strategic plan.  The city in partnership with the Carl 
Vinson Institute of Government at the University of Georgia, developed the Hiawassee, 
Georgia Downtown Strategic Plan, 2018 (Strategic Plan).  The Strategic Plan was 
adopted in early 2019 and since then the city has initiated 71% of the Strategic Plan’s 
targeted goals.   
 
Hiawassee Mayor, Liz Ordiales was selected to present the Strategic Plan 
accomplishments at the National Downtown Development Authority Conference in 
2020.  Due to the COVID 19 Pandemic the in-person conference was canceled, and a 
Zoom presentation was given for the audience. The presentation was very well received 
by the attendees.  
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Specifically, goals 11 and 12 of the Strategic Plan outlined the need to establish the 
DDA and hire a Director of Economic Development, which have been completed.  The 
DDA has developed a work plan designed around an Innovation Transformation 
Strategy; we will build on the entrepreneurial and creative spirit of the people to cultivate 
innovative and unique small businesses and entrepreneurs.  The PBC is a direct result 
of the Innovation Transformation Strategy and directly affects 12 of the goals identified 
in the Strategic Plan. 
 

SECTION 2 – BUSINESS DESCRIPTION 

 

Vision Statement 
The Paris Business Center shall be viewed as a regional leader and innovator in the 
development of entrepreneurs and creative small businesses.  
 

Mission Statement 
The Paris Business Center works with inspiring and creative people to both develop 

great ideas into sustainable, stand-alone businesses, and support existing businesses 

with their transformation strategies to ensure years of SUCCESS.    

 
Business Structure   
Any business is eligible for consideration by the PBC center which provides a product or 
service.  The PBC is a mixed-use incubator, meaning there is no one specific industry 
sector that is accepted into the program. The PBC is geared toward small business 
creation.  Small businesses which will hopefully help fill some of the vacant commercial 
buildings in Downtown, the Industrial Park, and other areas of the city and or county 
after their time at the incubation facility is up.    The PBC will serve three (3) types of 
clients: Startup, Retention and Expansion.   

 
Startup Program: 
The Startup Program will help entrepreneurs grow their business from the ground up, 
thereby transforming a vision into a solution and a dream into a reality. 
 

The PBC supports entrepreneurship by offering startup entrepreneurs business 

development services, such as: business plan development, SWOT analysis, office 

space, administrative assistance, and access to a mentoring team consisting of legal, 

financial, and marketing partners offering guidance which will allow them to focus on 

developing their core businesses.  As a member of the PBC, entrepreneurs will have 

the ability to tap into a strong network of business partners which will help them gain 

traction and develop their product/business.  
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Retention Program: 
Unlike the Startup Program and Expansion Program which are owner centric, the focus 
of the Retention Program is to concentrate on the business itself, more than the owner.  
This program has two potential types of clients: transferred ownership and continued 
ownership.  
 
Example 1: Transferred ownership - A local coffee shop owner is relocating out of the 
area.  The PBC will assist a potential new owner in performing an analysis of the current 
business model, finances, and the market;  assist with updating or developing an 
appropriate business plan that aligns with their vision for the business.  
 
Example 2: Continued ownership – A local retail/service business is financially 
struggling and needs to restructure their business model.  A PBC resource team will 
guide the organization through an in-depth analysis of its current business model, 
finances and the market, utilizing the SWOT format. The PBC Resource team will then 
guide the organization through the development of a revised business model, based 
upon the organizations self-analysis.  The PBC team will assist with developing an 
implementation schedule to include a detailed timeline and work-plan with monthly 
accountability updates for the first six months after implementation begins, followed by 
quarterly updates for the next twelve months.  
 
Expansion Program 
The Expansion Program will serve existing businesses looking to grow their business 
and take it to the next level.  
 
Example 1: A local retailer has started an on-line market. Sales have exceeded 
expectations and they have outgrown distribution at their current facility.  A distribution 
warehouse is necessary to accommodate the inventory and distribution requirements 
generated from the on-line business.  The PBC will assist with performing the self- 
evaluation of the current conditions and create a resource team to assist with 
performing a financial analysis of several scenarios to determine the soundest course of 
action for the client.    
 
Example 2: A local manufacturing company has outgrown their current location.  The 
PBC would create a task force consisting of local and state stakeholders to assist the 
company with expansion, thus allowing them to remain in our area and create more 
living wage jobs.  
 

Occupants  
The Paris Business Center is open to all applicants that have met the SUCCESS 
criteria. 
 

Soundness of business model 
Utilization of program tools and resources 
Creativity, innovation, what sets the applicant apart from the crowd 
Credentials, personal and professional 
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Effort, solid demonstration of commitment to the development of their business 
Solutions, working hand in hand to achieve business success  
Small business growth and employment generation  

 
The PBC will offer startup entrepreneurs the ability to utilize and/or lease affordable 
incubator space. Additionally, administrative assistance, and access to legal guidance 
will be available.  As a member of the incubator, entrepreneurs will have the ability to 
tap into a strong network of business partners, including former SUCCESS graduates, 
that will help them gain traction and develop their product/business.  
 

Services Overview 
➢ Business planning assistance 
➢ Facility space 
➢ Internet  
➢ IT Support 
➢ Use of conference room on a regular basis or as available 
➢ Central mail area (no franking privileges) 
➢ Use of breakroom  
➢ Regulatory guidance – local, state and or federal guidance as needed 
➢ Use of shared office resources, including but not limited to metered copiers, 

printers, fax machine, etcetera.  
➢ Access to Main Street storefront display area 
➢ Incremental rental rates as defined in individual PBC business plan objectives 
➢ Hands on assistance from local experienced professionals in the areas of law, 

accounting, banking and finance, logistics, management, marketing, and 
others as needed  

➢ Graduate companies and celebrate their growth into a sustainable standalone 
business 

 
The above services will be provided through a combination of our partners and available 
resources such as the Small Business Development Center, Service Corps of Retired 
Executives (SCORE), Georgia Mountain Reginal Commission, and other appropriate 
agencies.  
 

Competition 
Business incubation centers differ from other business development programs due to a 
client selection process, the ability to work with start-ups and early stage companies, 
and that they require companies to graduate.  Incubation will look different in each 
community depending on its needs and resources.  
 
The PBC does not have typical competition as there is not any direct competitors in 
within the region utilizing the business incubator model.  The closest competition, using 
a similar format would be the Tri-County Community College which offers a small 
business program that includes free seminars and resource information. The primary 
competition is the surrounding counites that are further advanced in economic 
development than Towns County. However, with the recent change in elected officials 
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and administration in Hiawassee and Towns County it is quickly becoming increasingly 
competitive and is being noticed at the local, regional, and state levels.  
 

Management 
The PBC will be managed by the Director of Economic Development with oversight 
provided by the DDA. The director’s main objective is to lead and manage the 
establishment and growth of the PBC into a self-sustaining organization, to screen 
applicants, coordinate services and be the primary contact for the center.  Essential 
duties and responsibilities include but are not limited to: 

1. Development of the initial business plan of the PBC based on a sustainable 
business model, utilizing incubator best practices, and defining a continual 
development strategy. 

2. Leadership in the implementation of the incubator. 
3. Management of good incubation practices including the processes for selecting 

clients; growing client companies; accessing financing, networking, and 
graduating clients. 

4. Building and managing strategic stakeholder relationships including the raising of 
additional funds and representation of the incubator to the media, speaking 
engagements, etc.  

 

Partners 
The PBC provides a well-rounded group of business professionals who have committed 
to providing advisory support in a variety of matters. The partners provide support in 
their area of expertise. This support can range from a simple phone call with words of 
advice to becoming a full mentor. The Partners have signed a Memorandum of 
Understanding detailing the partnership with the PBC.  The services provided are 
summarized in the PBC literature and professional bios included in the appendices. 
 

▪ City of Hiawassee, a City of Ethics, Broadband Ready Designated Community by 
the Georgia Department of Community Affairs and Main Street Affiliate 
Community 

▪ Eric Champlain, Marketing Representative* a former advertising Creative 
Director turned creative entrepreneur. Founder and editor of Atlanta Trails and 
Asheville Trails, two of the country’s largest regional outdoor publications. 

▪ Joe Ruf, SCORE representative*- Retired Business Finance Executive, 19 years 
SCORE Representative 

▪ Karen Post, Certified Public Accountant* 
▪ Larry Sorgen, Attorney at Law* Over 40 years general law experience including 

real estate, commercial and contract litigation. 
▪ Steven Harper, Entrepreneur and Business Consultant, attorney specializing in 

domestic and international corporate law 
▪ Susan DeVries, Insurance Representative* 
▪ Blue Ridge EMC 
▪ Georgia Mountain Regional Commission 
▪ Lake Chatuge Chamber of Commerce 
▪ North Georgia Technical College 
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▪ United Community Bank 
▪ Young Harris College 

 
*member of PBC Advisory Board 
 

 
Marketing Plan 
 
 Objective: 
To increase awareness of the PBC and its offerings. A robust marketing plan will be 
implemented in digital and print media. Through multiple touchpoints, both online and 
offline, our marketing plan will serve the purpose of reaching potential entrepreneurs, 
educating them about the opportunity of launching a business in Hiawassee and Towns 
County, and connect them with resources that are positioned to help them move 
forward.  Social media and print materials will serve as important top-of-funnel 
marketing to increase awareness to our potential audience, and a robust website with 
information materials will serve the mid-funnel audience with important information for 
education and conversion from a potential client to a firm client.  
 
 Social Media 
The PBC Marketing Team will establish Facebook and Instagram accounts for the PBC.  
These accounts will serve, not only to educate about the opportunities and offerings of 
the PBC, but to highlight local, established businesses in Hiawassee and Towns 
County, serving as inspiration for our potential audience.  By encouraging our local 
small business owners to engage and share the PBC social media content we will help 
amplify awareness, of these new businesses located within the PBC, to the vast social 
media audiences of our established local businesses.  
 
 Signage 
The PBC Marketing Team will design eye-catching posters and signage, with website 
and a QR code, that capture the opportunities of the PBC promoting prospective 
entrepreneurs to learn more about “Vision, Solutions, a Future, Nothing is Impossible!   
 
The posters and signage will be placed around Hiawassee and throughout the 
surrounding area in existing businesses, information kiosks, community bulletin boards, 
and the Chamber of Commerce.  These posters will reach a broad audience of 
residents and visitors throughout the entire area.  
 
 Print Material 
The PBC Marketing Team will design a brochure that highlights the opportunity of 
establishing a business in our area.  The professionally printed brochures will be 
distributed to existing businesses in the surrounding area, as well as the Chamber of 
Commerce.  The literature will be offered to prospective entrepreneurs as a tangible 
take-away and will encourage additional information gathering by allowing them to visit 
the PBC website for additional information. A QR code will be included in the brochure. 
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Included in the literature will be the services provided to clients of the PBC.  Example 
advisory services from the legal partners, tax and accounting partners, leadership 
development, business development from conception to gradation, etc.  Services will be 
customized according to each client’s specific needs.  
 
  
Website 
The PBC website will be built by a third-party web-development professional, on a per-
contract basis. The Marketing Team will assist with the design and launching of the 
interactive ADA-compliant website that offers in-depth educational materials that speak 
to the opportunity of engaging with the PBC.  Highlights of the success of existing local 
business, local amenities, entrepreneurial opportunities, and the local quality of life will 
help to educate, inspire, and engage a prospective entrepreneur.  Contact information 
for the PBC will be readily available and visible and calls to action throughout the 
website will encourage our prospective audience to further connect and engage with our 
team. Analytics will be developed and monitored for the website.  
 
 Marketing Team 

▪ Eric Champlain a former advertising Creative Director turned creative 
entrepreneur. Founder and editor of Atlanta Trails and Asheville Trails, two of the 
country’s largest regional outdoor publications with a combined readership of 
over 30 million views in the past ten years. 

▪ Lindie Wright, owner of The Hair Company & Salon 
▪ Alec Therrell, owner of Mountain Graphics 
▪ Denise McKay, Director of Economic Development City of Hiawassee, City of 

Young Harris, and Towns County. PBC Director 
 

Operations 
 
Overview 
Business incubation is a business support process that accelerates the successful 
development of start-up and fledgling companies by providing entrepreneurs with an 
array of targeted resources and services. 
 
The PBC is located in the historic Paris Plaza area of downtown Hiawassee and 
consists of two original brick buildings, 71 Main Street and 79 Main Street.   
 
The single-story building with a square footage of 2,280 will be offered to a SUCCESS 
graduate or other qualified applicant with a business or a start-up model that aligns with 
the Downtown Development Strategic Plan.   The desired business would be one with 
potential for growth and would offer products that would bring customers downtown and 
enhance the culture of the downtown corridor, example a full service restaurant, brew 
pub, tap-room, and the like.  
The lease would be a standard lease, with lease rate to be determined.  The lessee 
would be tasked with building out the interior based on their need.  The PBC Director, 
SCORE Representative, and lessee’s financial representative would evaluate the 
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success potential of the business.  Lease income would be a component of the revenue 
used to support the PBC. 
 
The two-story building with a square footage of 3560 will house the PBC.  The main 
floor has two store-front spaces available to SUCCESS participants in the PBC 
program, a large conference room and one office. The second story has office space, 
training rooms, conference rooms and a roof-top patio.  The patio space is shared 
space with the single-story building as discussed above.  
 
Renovations for both buildings will provide an attractive and efficient working 
environment to accommodate clients and customers of the PBC.  The exterior will 
compliment and blend with the Strategic Plan designed to promote economic 
development in the the downtown area of Hiawassee.  
 
Program Summary 
Entrepreneurs will complete an extensive application along with an in-person evaluation 
by the Business Advisory Board.  An application fee of $50 will be assessed.   Points to 
be considered would be business potential for success, background and experience of 
the candidate, financial resources, research-to-date, commitment to the business, etc.  
If accepted, the entrepreneur would be given access to the PBC Advisory Board, 
SCORE representative, development training programs, local business leaders, DDA 
partners for mentoring and coaching and space based upon needs.  In addition, The 
PBC will be hold various networking events so that the lessees will build relationships, 
learn from their peers, and form valuable relationships within the community.  
 
The entrepreneurs would be given three months at no cost.  At the end of this period, an 
evaluation would be conducted to determine if preset expectations had been met and 
the business is ready to start generating revenue and the relationship should continue.  
At six months, an evaluation as to the viability to continue will be conducted and if so, 
the business may start paying a stipend for the space being utilized in the PBC.  At nine 
months a full evaluation will be conducted to determine if the business is viable and its 
future success potential.  At this time the next steps are flexible, potentially to revisit a 
full evaluation at 12 or 18 months or move into the next phase of finding a permanent 
location and opening the space for new potential business development.  
 

PART 3 – FINANCIALS 
START-UP COSTS & CAPITAL (USE AND SOURCE OF FUNDS)  

Use of Funds for 1st Year  

Capital Items:  

Building Restoration 1,172,650 

Property Purchase $99,000 

Survey, Environmental, Appraisal $13,700 
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TOTAL USE OF FUNDS: $1,285,350 
 

 

 
 
 
Source of Funds  

USDA $66,750 

ARC $600,000 

City of Hiawassee $180,000 

Hiawassee Downtown Development Authority $438,600 

TOTAL SOURCE OF FUNDS: 
 

$1,285,350 

 

Sustainability 
 
Sustainability of the PBC is composed of four components. Capital Campaign, 
Revenue, Partnerships and Alumni 
 
Component 1: Capital Campaign  
The Hiawassee Downtown Development Authority has implemented a fundraising 
campaign reserving and restricting funds for the development and management of the 
PBC.  

• Initial capital campaign funds are for the balance of the project costs above and 
beyond funds received through grants and the city.  The estimated allotment is in 
the vicinity of $550,000. With the amount adjusted as the project develops to 
ensure the the PBC completely operational.  

• Develop a reserve fund with a minimum of six months operating capital to ensure 
the PBC will remain operational should unforeseen events occur.  

 
Component 2: Revenue 
Revenue is derived from the following sources and will be used to cover the costs of 
running the PBC, including but not limited to utilities, building maintenance, building 
supplies, insurance, office equipment, etc. 
Sources: 

• Lease income from the single-story building to be determined based upon fair-
market value and the PBC agreement with SUCCESS graduate, at time of 
commencement.  

• Lease revenue from PBC tenants based upon terms and condition established in 
the individual client agreement.  The rates fluctuate based upon needs and 
services provided. 
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• Enrollment and application fees for business development classes, and any other 
program fees. 

• DDA Intergovernmental Agreement 

• Grant opportunities  
 
Component 3:  Partnerships 
Partners have a broad expanse of knowledge and strengthen the foundation of the PBC 
through their area of expertise.  Partnerships are living, evolving relationships that 
enhance the dynamics of the PBC, and as such, we are constantly in search of new 
partners to bring their knowledge and experience to our clients.  
 
As the PBC cliental base expands with new and evolving industries, partners are 
instrumental in helping these clients shape their ideas into a fully-fledged business on 
the road to success. The success of that business will in turn help the sustainability of 
the PBC as success attracts success.   
 
Component 4: Alumni 
The graduated company becomes an inspiration and invites others to seek out similar 
successes through the PBC program.  In-addition graduate companies are strongly 
encouraged to become partners through mentoring, guiding, and sharing the “real-world 
experiences” of their journey on the path to becoming a stand-alone sustainable 
business.   
 


