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4.1 Goals and Policy Statements

CH 4 DOWNTOWN
GREENVILLE
The location for pedestrian oriented growth, entertainment,
and living
Goal:
Provide opportunities for
new walkable economic
development that enhances
Downtown Greenville.
THEMES
Downtown Place
• Concentrate on
Downtown as a
unique area of
Greenville
• Reinforce Downtown
as the most
important focal
point/activity center
of Greenville
Transportation and
Mobility
• Improve north/south
auto circulation into
Downtown
• Create a citywide
bicycle network
City Government
• Continue to instill
a stronger sense of
civic pride
• Establish a
marketing/attraction
program for
Downtown
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Policy Statements
Grow Downtown with Design: The City will work to make
Downtown and the surrounding area a vibrant center that is the
core of the economic and social life of our community, a center of
civic, entertainment, and cultural activities, and the focus of our
community’s identity and branding efforts. Some related projects may
include: Lee Street and the other Downtown pedestrian areas, new
wayﬁnding signage, downtown gateways, bicycle loop, new parking
lots, Downtown stage for events, and festive string lights across a
couple of blocks on Lee Street.
Activities and Events: The City will organize and implement a larger
program of events and activities Downtown that celebrates the local
character, history, businesses, residents, schools, and neighborhoods.
Family-friendly events help build community and attract visitors from
surrounding areas.
North-South Mobility: The City will study and then improve access

into Downtown via the north/south corridor. Of major concern is
the travel between US Business Highway 69/ Stonewall Street and
getting to Wesley, which is the primary north/south corridor. At-grade
improvements for King, Wesley, and Bois D Arc Streets are included in
creating better mobility into and from Downtown.
Parking: The City will improve and increase public parking in Downtown.

New parking and/or redesigned and expanded parking lots should
include landscape, good lighting, and signage to assure its use. The City
needs to stay ahead of downtown development with ample high-quality
public parking.
Public Space: The City will study and add new pedestrian-oriented public
space in Downtown. Pedestrian-oriented improvements will manifest
in several forms. Examples might include improvements around the
Hunt County Courthouse, new pocket parks, improved Farmers Market
with pedestrian amenities, Oak Street Park, a new downtown park, and
downtown road diets that can create wider pedestrian sidewalks.
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CH 4 DOWNTOWN
GREENVILLE
The location for pedestrian oriented growth, entertainment,
and living
Downtown Greenville Policy Statement, continued

THEMES
Resilient and Flexible
• Promote locally
grown healthy food
and products via the
Farmers Market
Education
• Establish incentives
to renovate historic
structures in
Greenville
Community Health
• Advance racial
equality and equity
in Greenville

Synergy: The City will focus on improvements Downtown for the sake
of the entire community. Downtowns are complex environments —
buildings, streets, and pedestrian walkways are all close together. Also,
downtowns offer a single place that deﬁnes a community. Greenville
is no different. As small, simple improvements are done well, and in a
coordinated manner, Downtown will grow, and excitement will lead to
further development bringing increased revenues.
History: The City can require new downtown development respect
the existing historic features through context-sensitive design and
pedestrian walkability. The historical features that create value are
apparent all around Downtown. Key features should be preserved as
new growth and development happen.
Development & Zoning: The City will review in detail its zoning
ordinances related to the desired development pattern for Downtown.
This possible mixed-use overlay zone will support residential growth,
ground ﬂoor commercial, office, corresponding parking demands,
public space, and more.
TIRZ District: The City will study the current boundary of the
downtown TIRZ district to see if it needs to be modiﬁed. TIRZ and/
or TIF Districts can be described as special districts where public
improvements are funded with increased tax revenues resulting from
improved property valuations. The property tax rate paid by property
owners is the same as would be paid in other areas of a city, but the
additional tax paid on the increased value of the property would be
allotted to a special fund that would ﬁnance improvement projects
within Downtown. Both districts (TIF and TIRZ) are public ﬁnancing
methods that are used as a value capture strategy for redevelopment,
infrastructure, and other community improvement projects. The
original intent of the programs was to stimulate private investment
within an area that has been designated to be in need of economic
revitalization.
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4.2 Approach
To create a renewed Downtown experience, we have
employed the scenario approach. Basically, this is
a series of scenarios that follow the community’s
goals to help citizens select their Downtown and
urban design preferences. The scenarios used for
Downtown are described in the following text.
Many of the resulting recommendations will require
cooperation between the public and private sectors
to achieve implementation. Many will also require
the involvement of civic-related groups such as
the Chamber of Commerce and the Board of
Development. With all entities working together
to achieve these speciﬁc recommended actions,
concepts for Downtown revitalization can become a
reality.

Existing Downtown
Greenville’s downtown area has served as the core
of the City since its incorporation in 1852. Over 150
years have passed, however, and many changes
have occurred that have affected the atmosphere
within Downtown. The Greenville Public Safety
Building, built in 2011 on Lee Street, is an excellent
exapmle of recent development that brings people
downtown.
In recent years, the City has made concerted efforts
to revitalize the downtown area. In 1999, a strategic
planning effort resulted in the Downtown Greenville
Redevelopment Master Plan. Greenville has also
become a Texas Main Street City, with a full-time
Main Street Director devoted to Downtown efforts.
In addition, grant monies have been applied for and
received, which has led to numerous streetscape
improvements. The purpose of this element of
the Comprehensive Plan is to build on Greenville’s
previous planning efforts and to provide further
implementation guidance, thereby encouraging
revitalization efforts in Downtown Greenville to
continue in a positive manner.

Photos Showing Downtown Architecture and
Character
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On previous planning efforts — the 2025
Comprehensive Plan and 1999 Downtown Greenville
Redevelopment Master Plan — the boundary of
downtown was deﬁned as an irregular line zigging
and zagging around the core of downtown. This
deﬁnition does little to unify an area. The Greenville
Forward Comprehensive Plan is different, deﬁning
the downtown neighborhood closer t Lee Street
and Washington Street. These being the primary
east/west streets in downtown. The neighborhood
runs from the railroad tracks on the west to the
diagonal railroad tracks on the east side. The north/
south boundaries are not as simple, as it is a midblock line — as neighborhoods are not divided at
streets but by alleys. Streets are designed to bring
together both sides for the common good. The
north boundary line runs between Henry and Blades
Streets. The southern line runs between Pickett and
Crocket Streets and then along the existing rail line,
then north at Lee Street.

Existing physical and economic conditions were
reviewed during the initial steps in the planning
process, and the public was asked to identify
strengths and challenges related to downtown.
This resulted in citizens identifying many more
challenges than strengths regarding downtown.
Although, they also agreed that there is tremendous
opportunity downtown for new residential housing,
specialty retail, family entertainment, and office in
support of the existing government functions.

Figure 4-1: Downtown Neighborhood Boundary
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4.3 Urban Living
People of all ages are moving back into urban
neighborhoods. Many see this as getting back to
simpler times, being closer to community amenities
and the people associated with them. Here are ten
beneﬁts to urban living that we have considered in
the context of this plan:

1. Walking to your favorite destinations
What is better than not sitting in traffic and
searching for a parking spot when running errands
or heading out to a favorite restaurant? Urban living
offers unparalleled convenience when it comes to
walkable destinations. Downtown development
offers the height of luxury, sitting in the heart of
downtown, close to favorite places, minus the stress
of travel time and parking.

2. Take advantage of pedestrian and
cycling infrastructure
Speaking of walking, it can be difficult to do in
suburban or rural areas because of the lack of
sidewalks, crosswalks, and walk signs. But living
downtown means residents can safely get outside,
breathe the fresh air, and live a healthier lifestyle. Go
for bike rides, long walks, or runs without worrying
about safety. New trails are desired that will link
together the Park Street historic district with
downtown and bring added exercise opportunities
for families.
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3. Reduce the time of your commute
With a wide variety of businesses calling downtown
Greenville home, moving into downtown might very
well deliver you a much more favorable commute.
Save time and save on gas by living in the city. A
range of residential options in the future will be
located in, and adjacent, to Downtown. Living here
will provide the perks of a shorter commute along
with an urban dream home.

4. Enjoy proximity to cultural attractions
Living downtown gets residents closer to the kinds
of cultural activities that residents do not get in
everyday suburbia. From art galleries to the Texan
Theater, bars, and restaurants, residents will never
have a boring Friday night again.

5. Build a close-knit community
Although the suburbs are stereotypically considered
the place where all the neighbors know each other,
yards and fences tend to separate people. Urban
dwellers have an opportunity to connect with their
neighbors uniquely. In an urban setting they are
more likely to run into neighbors walking to work or
at a favorite restaurant down the street.
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6. Choose from a diverse real estate
market
Greenville is not a concrete jungle. In fact, there
are lots of options when it comes to choosing a
home. Single-family homes are all available near the
downtown core so that residents can ﬁnd the right
type of space regardless of their preferences.

7. Find great home values
People are beginning to love the downtown urban
lifestyle, and the real estate market is growing
in those environments. But there are still plenty
of excellent properties available for reasonable
prices in Greenville, all with the conveniences that
suburban life offers. New renovations downtown will
continue to occur with the convenience of city living
but a more affordable price point.

8. Get acquainted with public green
spaces
When residents do not have their own sprawling
outdoor space in the form of a yard, they are more
likely to immerse themselves in public green spaces
such as community parks and playgrounds. Visiting
public spots like parks is a great way to get out
there and make new friends while enjoying the
beautiful East Texas weather.

9. Enjoy the great outdoors
Greenville is not the most sprawling metro area, so
all can enjoy the conveniences of living downtown
and still be a short trip away from numerous
outdoor activities such as golﬁng, boating, and
more.

10. Settle into a great place to raise a
family
Between all the activities and amenities, sense of
community, and proximity to culture, downtown
Greenville is a fantastic place to call home. The
City specializes in helping real-estate developers
ﬁnd a place to develop in downtown Greenville
and help plan an urban living experience.
Furthermore, many kinds of ‘value’ can be
considered — economic, environmental, social or
cultural; tangible or intangible. The beneﬁts (and
costs) of good urban design often accrue to the
wider community; therefore, many stakeholders
have an interest in what takes place at both the
microscale (street and building design) and the
macro scale (e.g., patterns of land use).
Encouraging businesses, non-proﬁts, governments,
and cultural institutions to locate their offices
and other facilities within the urban core instead
of suburban or fringe locations can support
sustainable urban development. Investing in
an urban core can help support urban core
revitalization efforts and attract and retain
businesses and services.

Chapter 4 | Downtown Greenville

163

4.4 Land Use Types
The following are the future land use types and
downtown components used for the downtown
scenarios. The details below give a general density
and use, and the scenarios establish physical
relationships on existing Greenville downtown
blocks.

Urban Multi-Family Residential
Downtown Greenville has two mixed-use
developments with retail use on the ﬁrst ﬂoor
and residential on the ﬂoors above. There are no
urban multi-family residential developments. It is
recommended that the City promote Urban MultiFamily Residential in Downtown. Typical density
ranges from 12 to 30 du/ac (dwelling units/acre).
Units would have primary street access with parking
in the back.

Retail Renovation
Ground ﬂoor retail with large glass windows and
street access are ideal areas of focus for older
architecture in need of renovations. Outdoor
tables and chairs are desired among residents for
restaurants to extend their services beyond the
building footprint. Currently, the sidewalks along
Greenville are not utilized due to narrow sidewalk
widths, lack of shade, and lack of human comfort
along the street front.

Park
A Downtown Park would serve as a public amenity
for downtown residents and visitors. The design
should include a large green lawn with sidewalks,
benches, and small shade structures. A second
option is an urban plaza space within an existing
empty lot or along a street that can be closed off
for Downtown events.
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Parking
According to residents and business owners,
parking is an issue in Downtown. To help ease
parking issues or the perception of parking
inaccessibility, surface parking, near the edge
boundary of downtown, should be designed with
visible signage, trees, overhead lighting, and
perimeter shrubs to soften the views from an
adjacent property.

Street Trees
Trees are a key element for visual aesthetics,
improved air quality, shade, and environmental
cooling downtown. Deciduous trees along improved
street fronts should be planted on 30- foot to 60foot centers to provide a vertical green element to
downtown streets.

Enhanced Intersections
Street intersection enhancements include brick
or concrete pavers to be used as pedestrian
crosswalks. Enhanced crosswalks serve as both
a safety measure and a design element that
reinforces the historic setting of downtown. Key
locations along Lee Street and Washington Street
should receive some enhancements to highlight the
historical character of Downtown.
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DOWNTOWN
EXISTING LAND
USE MAP
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Legend
Residential
Retail, Commercial
Mixed-Use
Organizations/Churches
Civic - City of Greenville
Civic - Hunt County
Parking - Private Owners
Vacant Buildings
Vacant Lot
Industrial
Utilities
NORTH
NOT TO SCALE

Figure 4-2: Downtown Existing Land Use Map
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Public (Developed)
12.16 acres
Public parcels are the largest land use and most
signiﬁcant areas of opportunity in Downtown
Greenville. Federal land includes the United States
Postal Service. City-owned parcels include the
Municipal Auditorium of Greenville, the Community
Development Department and Public Works
Department Building, Greenville Firestation #1,
Greenville’s Farmer’s Market, and Greenville Public
Parking Lots. County-owned land includes the
Hunt County Tax Office, Hunt County Court House,
Hunt County Heritage Garden, and Hunt County
Voter Registration. These parcels should prioritize
improvements intended for the community since
they take up the largest portion of public land area
in Greenville.

Figure 4-3: Downtown Public Land Use Map

Retail
10.13 acres
Restaurants, offices, shops, and entertainment
are the prominent land uses Downtown. As the
county seat, Greenville has a large number of law
offices utilizing the ﬁrst ﬂoor retail spaces. There
are opportunities to increase outdoor retail areas
by widening sidewalks and utilizing vacant lots
adjacent to retail spaces.

Figure 4-4: Downtown Retail Land Use Map

Vacant Buildings
7.87 acres
Underutilized or vacant properties are located on
all streets, many of which are near Downtown’s
edge. The existence of vacant buildings negatively
impacts entrances into Downtown. Greenville
should engage property owners to understand the
barriers to utilizing their existing buildings. Also,
the City should reassess incentives for property
improvements and business relocation into vacant
properties Downtown.

Figure 4-5: Vacant Downtown Land Use Map
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Civic
2.5 acres
Civic parcels make up organizations and churches.
Although the smallest land use, it is equally as
vital as these organizations bring traffic to the
City’s Downtown. Their existence and ability to
thrive is key. Greenville should explore ways to
engage organizations and encourage the relocation
of signiﬁcant civic organizations to Downtown
Greenville.
Figure 4-6: Downtown Civic Land Use Map

Residential
2.67 acres
Residential properties Downtown are concentrated
in the northern region. Many of the nearby homes
are 50 years or older. Greenville should consider
adopting a neighborhood conservation district
north of Downtown in these transitional areas to
preserve the historic character.

Figure 4-7: Downtown Residential Land Use Map

Vacant Land
7.87 acres
Vacant land areas are largely due to the demolition
of old structures. These are prime locations for
downtown parkland areas or plaza spaces for
outdoor events.

Figure 4-8: Downtown Vacant Land Map

Parking
1.70 acres
Figure 4-9 represents surface parking lots in both
public and private parcels. Other parking options
includes on-street on Lee Street, Washington Street,
Wesley Street, St. John Street, Stonewall Street, and
Johnson Street in Downtown.

Figure 4-9: Downtown Parking Land Use Map
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4.5 Downtown Vision
The vision for downtown was born from input from general citizens and downtown property owners. It is
important to note that the three scenarios were developed with short and long-term opportunities — the
desired preferred scenario or ﬁnal downtown vision is full of short-term projects to build momentum and
catalyze an invigorated sense of community.

A: Healthy Living Scenario

Attributes that deﬁne key items:

This scenario includes the development of a park
(hardscape & landscape) surrounding much of the
Katy Depot to add to its use and enjoyment (Train
Station Park). This scenario shows a downtown
bicycle route on Lee and Washington Streets
deﬁned with sharrows for share the lane riding,
which can connect into a city-wide network in
future years. It proposes a large park at Majors
Stadium, the historic ballpark site, that leverages
potential development of urban multi family
housing, retail and a pedestrian trail heading east to
the Sabine River. It also plans to update the existing
Farmers Market and adjoin it with a new public park
that can leverage the potential development of
urban multi-family housing. This scenario proposes
a road diet treatment (wide pedestrian sidewalks
/ reduction of one travel lane) along Lee Street for
two blocks and one new surface parking lot for
public use (potential partnership with TxDOT).

1.

Enhance Farmers Market with a park

2.

Add new urban housing and renovated retail adjacent to
Farmers Market

3.

Provide Courthouse Square improvements for
pedestrians

4.

Add Lee Street road diet concept for two blocks west of
the Hunt County Courthouse

5.

Make the Majors Stadium site into a new community
park (Majors Park)

6.

Utilize the new community park (Majors Park) as a
cornerstone for new urban multi-family housing in the
area

7.

Provide pedestrian trail linking downtown to Sabine
River

8.

Provide new public parking lot north of Lee Street

9.

Renovate and strategically utilize Katy Railroad Station

10. Provide a downtown bicycle loop
11. Add a Wayﬁnding Signage System
12. Better deﬁne downtown by utilizing well designed
gateways
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B: Corridor Scenario

C: Village Scenario

This scenario shows a new pedestrian trail
to connect downtown with surrounding
neighborhoods. It also proposes new street trees,
intersection improvements and landscaping around
the Court House (potential partnership with TxDOT
and Hunt County). It establishes a medium-sized
public park at the site of the historic ballpark for
the minor league Greenville Majors team. This park
can leverage the potential development of two
large urban multi-family blocks and additional retail
renovation. It also proposes two large parks on
existing vacant land that leverages the potential
development of many new in-ﬁll single family
detached homes.

This scenario proposes several new gateway
treatments for downtown of colorful signage
that will welcome visitors and citizens entering
downtown. It also proposes the use of existing City
owned land to leverage the potential development
of a new park, residential housing and retail
renovation. A small public park in southwestern
Downtown leverages the potential development of
three blocks of new urban multi-family housing and
a new surface parking lot for public use. A second
new park near the ﬁre station and the community
development building leverages the potential
development of 2 blocks of urban multi-family
housing and retail renovation. This scenario also
proposes a road diet treatment (wide pedestrian
sidewalks / reduction of one travel lane) along Lee
Street for one block with two new surface parking
lots for public use (potential partnership with
TxDOT).

Attributes that deﬁne key items:
1.

Add new parks in the northern region of
Downtown as catalyst for new urban housing

2.

Provide Courthouse Square improvements for
pedestrians

3.

Provide intersection improvements around the
Square

4.

Provide three new public parking lots

5.

Attributes that deﬁne key items:
1.

Develop three villages created with tight
synergistic improvements

2.

Develop Village #1 – a new park helps create
housing and renovated retail

Provide a Lee Street road diet for two blocks
west of the Hunt County Courthouse

3.

Develop Village #2 – new parking lots and one
block road diet creates Lee Street growth

6.

Provide Downtown gateways on Lee Street

4.

Develop Village #3 – new park on city land
creates urban housing and renovated retail

7.

Encourage new retail and renovated retail
5.

8.

Provide pedestrian trail connecting into
neighborhoods south of Downtown

Provide Courthouse Square improvements for
pedestrians

6.

Provide Downtown gateways on Lee Street

9.

Add a wayﬁnding signage system
7.

Add wayﬁnding signage system
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Preferred Downtown Scenario
The Preferred Downtown scenario is a culmination
of the elements from the Healthy Living, Downtown
Corridor, and Downtown Village scenarios. The
resulting scenario is based on citizen input and
CPAC comments.
Attributes that deﬁne key items:
1.

Two public parking lots north of Lee Street

2.

Improved pedestrian sidewalks connecting Lee
Street with these new parking lots

3.

New downtown park on existing city land
located at the intersection of Jordan and
Johnson Streets

4.

This downtown park will have open lawn,
pedestrian walks, benches and a shade
structure from an existing car port

5.

This downtown park will leverage new adjacent
urban multi-family housing

6.

Encourage new retail and renovated retail

7.

Several intersection improvements near Lee
Street and the Square

8.

Katy Depot to have site improvements and
become a public park

9.

Downtown gateways at both ends of Lee Street,
near Houston and Wright Street respectively.

10. Downtown bicycle loop (sharrows on street
system)
11. Wayﬁnding signage system
12. Lee Street road diet for one block (long-term
improvement)
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•

Project partnership between TxDOT and City of
Greenville

•

Design components noted in following pages:
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Downtown Preferred Scenario

Figure 4-10: Downtown Preferred Scenario
*Gateway locations (Both East & West) are conceptual

Lee Street Road Diet
Road diets can be seen as one of the transportation
safety ﬁeld's greatest success stories, according
to the US Department of Transportation in 2014.
The original thinking held that wider roads meant
better traffic ﬂows, especially at rush hour, but
new lanes also attracted new traffic, and outside
the peak periods, there was a lot of wasted road
space. Bicycle and pedestrian traffic tend to soar
at these sites, as the recaptured road space gives
way to bike lanes or street parking that provides a
wide sidewalk buffer — but the greatest winner is
the added economic development from "Complete
Streets." These are streets that are equally as safe
for automobiles, pedestrians, bicycles, and small
delivery truck movement. This Lee Street road diet
can be a catalyst for new successful development
coupled with new parking lots north of Lee.

Figure 4-12 and 4-14 express the design concepts
for a Lee Street road diet. This will require detailed
design and analysis and can be implemented in twoblock or single block phases. Also, implementation
can be shared between TxDOT and the City. This
item is a long-term recommendation unless funding
sources change.

1.

Reduce travel lanes from three to two and
narrow lanes to 11 feet wide

Best of all, these kinds of changes are relatively
inexpensive. When timed with regular road
maintenance and re-paving, road diet policies
require as little as the paint needed to re-stripe
lanes. They are about as cheap and cost-effective
as infrastructure improvements get, which has led
some to wonder why the technique is not used
more widely; here is planner Charles Marohn writing
earlier this year at Strong Towns:

2.

New area goes into wide pedestrian walkways
for shoppers/outdoor dining/etc.

3.

Parallel parking along both sides

4.

Pedestrian zone is +/- 18 feet on each side

5.

Includes new street tree planting

6.

Includes pedestrian furniture of benches, trash
receptacles, and bike racks

7.

Includes new pedestrian and street lights

8.

Outdoor tables and chairs are provided by
tenants

9.

New curb and gutter storm drainage

"Why, when our Cities have expressed so clearly
the enormous ﬁnancial gap we have in funding a
"high-class" transportation system, are road diets
not an obsession of transportation
departments everywhere?"

Attributes that deﬁne key Lee Street Road Diet
items:

10. New ADA facilities
11. Shared design and construction with TxDOT
and City
12. Implementation can be block by block
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Lee Street Road Diet

Figure 4-11: Lee Street Existing Street (Plan View)

Figure 4-12: Lee Street Road Diet (Plan View)
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Lee Street Road Diet

Figure 4-13: Lee Street Existing Street (Street View)

Figure 4-14: Lee Street Road Diet (Street View)
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4.6 Efforts to Strengthen
Downtown
As part of this planning process, this Greenville
Forward Comprehensive Plan discusses speciﬁc
implementation efforts that should be undertaken by
the City (including the Main Street Department) or
through public/private partnerships. The following
describes speciﬁc actions that the city can either
take or initiate to successfully further Downtown
objectives.

Weekend/Evening Entertainment
One simple way to begin to establish nighttime
activity Downtown is to encourage all restaurants and
shops to agree to stay open on the same Friday and
Saturday night at least one weekend each month —
call it Downtown Fun Friday. Another way is to have a
food festival, during which all Downtown restaurants
would provide free food samples. Other activities
during this festival could include live music, games
for children, and shopping — Downtown retail shops
should be encouraged to remain open during this
festival (as well as during other Downtown events).

Living Downtown
The main reason downtown areas originally
developed was to provide a concentrated area
within which people could live, work, eat, and buy
goods. Residential uses should be encouraged as
part of the adaptive reuse of existing buildings
on upper ﬂoors. Lower ﬂoors should generally
be reserved for retail or office uses. Downtown
buildings would provide unique housing within
Greenville and would provide an alternative
multiple-family option for people desiring that
type of housing. This type of adaptive reuse of
downtown area buildings has occurred across Texas
in both large cities like Dallas and Houston, as
well as smaller cities like McKinney and Texarkana.
Not only would this provide a unique housing
component in Greenville, but Downtown residents
will also help create additional activity.

Downtown Living
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Development Proposals
Many cities across Texas send out Requests for
Proposals (RFP) to solicit land developers to look at
their city. Greenville should engage in this process.
Suppose the City had a site available with a private
person or company for potential urban housing or
mixed-use development downtown. In that case,
the City could bring quality infrastructure and a city
park across the street. One downtown development
deal can start additional improvements and
projects. This is the essence of a catalyst for
redevelopment.

Pedestrian Improvements
Currently, the City is looking at several locations
along Lee Street to improve the pedestrian image
and functional setting. On Lee Street, there are
numerous curvilinear raised planters. These planters
have fallen into disrepair and are outdated. A design
concept has been created to remove some of the
damaged planters and replace them with level
concrete and a large pad of concrete paving in a
square shape. On this square, the city can place
two pedestrian benches and a trash receptacle. The
benches will be aligned to face traffic and other
pedestrians walking by. The design includes ﬁve
steel bollards to protect the pedestrians that are
sitting. To ﬁnish the layout, each square gets a large
forty-eight inch diameter low-proﬁle planter with
colorful annual plantings.
This design aims to bring a clean, safe new design
downtown that promotes pedestrian walkability and
assists in adding economic development. Increased
pedestrian activity helps to grow new business for
shop owners. Greenville needs to have attractive
downtown pedestrian environments to promote
Downtown and the connections between parking
and shopping.
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STREET LIGHT

Example of Low-proﬁle Planter for Greenville, TX

10'-8"

EQ.
EQ.

LOW BOWL
PLANTER,
4' IN DIA.

EQ.

13'-1"

10'-8"

EQ.

EQ.

13'-5"

2'-2"

EQ.

EQ.
CONCRETE
PAVING WITH
DECORATIVE
SCORING

EXISTING ADA CURB RAMP

CONCRETE PAVERS
FROM PREVIOUS LEE
ST. SIDEWALK DESIGN
TO BE RE-LAID IN
BASKETWEAVE
PATTERN

0'-7"

BENCH SHALL BE A VICTOR STANLEY, INC.,
SERIES CR-138, VS BLACK AND 6' IN LENGTH,
OR APPROVED EQUIVALENT

TRASH RECEPTACLES
SHALL BE A VICTOR STANLEY, INC.,
IRONSITES SD-2, VS BLACK AND 36 GAL.
CAPACITY LITTER RECEPTACLE
W/STD. SPUN STEEL LID
OR APPROVED EQUIVALENT.

BOLLARD TO BE 6'' DIA. MIN. STEEL
PIPE WITH 2' MIN. CONCRETE
FOUNDATION WITH REBAR. CITY
ENGINEER TO APPROVE
FOUNDATION DESIGN. BOLLARD
PAINTED BLACK TO MATCH
BENCHES AND TRASH
RECEPTACLE

M.H.

4' X 4' MANHOLE COVER
18'' WIDE COVERED TRENCH DRAIN

CONCRETE
PAVING, BROOM
FINISH, GRAY
W.V.

Figure 4-15: Downtown Pedestrian Improvement Concept
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Wayﬁnding Signage
Wayﬁnding refers to information systems that guide
people through a physical environment and enhance
their understanding and experience of the space.
Wayﬁnding is particularly important in complex
built environments such as downtowns, hospitals,
and educational campuses. As architectural
environments become more complicated, people
need visual cues such as color, maps, directions, and
symbols to help guide them to their destinations.
In these often-compact environments, effective
wayﬁnding systems contribute to a sense of wellbeing, safety, and security.

In urban settings, wayﬁnding specialists develop
signage and information systems for both
pedestrians and motorists, who each have unique
challenges navigating streets and roadways. These
information systems help people develop “mental
maps” of the terrain and simplify their routes to
the extent possible. Downtown Greenville needs
a simple but effective network of signage and if
possible, to coordinate with a citywide network. This
citywide system would include such places as Audie
Murphy Museum, Downtown, Hospitals, City Hall,
Police and Courts, Hunt County Courthouse, Majors
Field Airport, Greenville Sports Park, Greenville High
School, and Paris Junior College.

Examples of Wayﬁnding Signage
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Revise Zoning Ordinance
The City will need to update its current Zoning
Ordinance to allow some of the potential
development proposed in this Comprehensive Plan.
Housing development within Downtown must be
urban in nature and allow the density to support
downtown development. Mixed-use street-front
development is also a must for the many downtown
blocks. This would be a task completed in tandem
with the City Attorney.

Festive String Lights
Festive string lights are going up in special districts
and downtowns across Texas. They are becoming
a nighttime sign advertising family-friendly fun,
good food, and entertainment. The lighting concept
would stay on through the year and add to the
evening and night pedestrian ambiance. Often lights
are strung on tight wires that zig zag across the
street, all at the same angles. The lights can use
existing poles if they are secure and safe for the
added tension.
String lights are clearly a tool for encouraging
safety and growing economic success. One can
travel a short distance across North Texas and see
this lighting concept at the following locations: Main
Street in Downtown Dallas, West 7th Street in Fort
Worth, Downtown Frisco, Downtown Rockwall, and
Oak Street in Roanoke, Addison Circle in Addison,
Downtown McKinney.

Examples of Downtown Festive String Lights
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4.7 Policy
Recommendations
Historically the economic lifeline of business
within cities, downtowns more commonly serve
as representative core acting as a “unifying
force” within communities (Burayidi, 2018). The
revitalization of a downtown usually involves
exterior facade improvements, the retroﬁtting of
dated buildings interiors, streetscape improvements
and other improvements that help to revive
downtown. These improvements during the process
of redevelopment can involve adjusting current
land uses. Key aspects of downtown revitalization
include: (1) a long term vision for downtown
revitalization, (2) the involvement of city staff, (3)
public-private partnerships, (4) commitments to the
long-term process, (5) prioritization of mixed-use
land uses, (6) build upon the existing downtown
assets, and (7) the implementation of placemaking
within the city center. The indicators of a well
functioning downtown include the public perception
of downtown, as well as the percentage of the
city’s population living in and in close proximity to
downtown (Burayidi, 2018).

Staff involvement
A successful creation of a long-term plan involves
a City departmental collaboration of city staff.
Greenville’s Community Development Department
must collaborate with the Downtown, Tourism,
and Public Works departments to ensure
holistic approaches are considered. Both the
Comprehensive Economic Development Strategy
(CEDS) and Workforce Innovation and Opportunity
Act (WIOA) serve as catalyst for collaboration to
contribute to workforce development and education
(Dyer, 2017).

Commitment
Planning projects require the need to address
complex issues by ﬁelding, as well as, addressing
commitments from both staff and citizens to the
long-term process. Short-term ﬁxes may not always
be the best solutions. Instead reﬁned ideas that are
were carefully crafted and followed through can
achieve the greatest results.

Long-term vision
Land use management
Successful cities plan for the future by engaging
stakeholders such as residents and businesses to
determine a uniﬁed vision and goals. Community
plans with long term vision for downtown
revitalization could include economic development
plans, comprehensive plans, and area speciﬁc plans.
Cities could utilize these plans to acquire outside
funding sources development, redevelopment, and
investment within the area (U.S. Environmental
Protection Agency’s Office of Sustainable
Communities, 2015).
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Greenville’s current zoning ordinance does not
allow for mixed-use development. As a result
of the updates to the comprehensive plan, the
city’s zoning ordinance should be adapt to reﬂect
a prioritization of mixed-use land uses. When
building owners remodel their buildings, there
should be greater ﬂexibility of the redevelopment
opportunities to help retain and diversify businesses
downtown. Foot traffic is crucial to a successful
downtown. A mixture of uses that allow for
residential development would greatly increase
pedestrian activity.
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Asset building

Placemaking

The revitalization in downtown and north
Greenville can occur through a community vision
that builds on existing assets and infrastructure
(Schwartz, 2012). Once the economic center
of the city, Greenville’s Main Street can play a
signiﬁcant role in economic development. The
revitalization of downtown can help a “renewed
sense of place,” create jobs, rebuild and restore
historic buildings, support small businesses, and
spur job creation. According to the National Trust
for Historic Preservation’s Main Street Four-Point
Approach,® the revitalization of Main Street can
be achieved with a “preservation-based strategy
of organization, promotion, design, and economic
restructuring” (Read, 2012). These strategies require
an identiﬁcation of the existing assets within
downtown and the surrounding neighborhoods.

The implementation of placemaking within the city
center can be incorporated to include historic Main
Streets, buildings, and locations. These assets can
be leveraged to spur economic development and
revitalization as they draw residents and visitors
from surrounding communities. Local culture could
be celebrated through the arts, festivals, and other
events. Historical and cultural assets could be
identiﬁed along with their potential to beneﬁt the
local economy. (Read, 2012)

Historic preservation and tourism are large
industries in the state of Texas and across the
nation. This practice attracts visitors and tourists to
the city, creates historic preservation jobs, promotes
building investments, revitalizes older areas and
downtowns, diversiﬁes economic development, and
improves the quality of life for residents. The major
sectors of historic preservation in Texas are heritage
tourism, historic rehabilitation, Texas Main Street
programs, Texas Historic Courthouse Preservation
Program, Texas history museums, state historic sites,
and the Texas Preservation Trust Fund. Heritage
tourism is a leading economic sector that brings
tourist travel and spending within communities
across Texas (University of Texas at Austin Center
for Sustainable Development, Rutgers Center for
Urban Policy Research, 2015). Greenville’s Tourism
Department is positioned to take greater advantage
of these opportunities as revitalization occurs.

There are a wide array of design features that
may lead to the creation of an “inviting” space
for pedestrian enjoyment. The following four (4)
qualities heavily contribute to PLACE making:
•

Access and Pedestrian Linkages
An accessible place refers to how it’s available
and easy to get to and get through the place,
the availability of transportation to the place’s
location, and the connection between the place
and adjacent buildings.

•

Comfort and Image
A comfortable place makes a good impression
for its users and visitors. A beautiful image,
safety, cleanliness, and the availability of seats
make a memorable impression.

•

Uses and Activities
Activities in a certain place attract people to
visit and to return back. A good place offers
excitement to all different ages and ethnic
groups in its activities.

•

Sociability
Sociability refers to the ability of a certain place
to attract friends and family to meet and sit
together. Only when a place employs one or
even several of the listed bullets above will it
attracted social interaction.
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4.8 Actions
Each of the following actions is aligned with a policy. It is possible that many actions have a relationship to
other policies, the association between multiple policy statements inﬂuences how cities work and function.

Policy 1

Policy 2

Grow Downtown with Design

Activities and Events

The City will work to make Downtown and the
surrounding area a vibrant center that is the core
of the economic and social life of our community, a
center of civic, entertainment, and cultural activities,
and the focus of our community’s identity and
branding efforts. Some related projects may include:
Lee Street and the other Downtown pedestrian
areas, new wayﬁnding signage, downtown
gateways, bicycle loop, new parking lots, Downtown
stage for events, and festive string lights across a
couple of blocks on Lee Street.

The City will organize and implement a larger
program of events and activities Downtown that
celebrates the local character, history, businesses,
residents, schools, and neighborhoods. Familyfriendly events help build community and attract
visitors from surrounding areas.

1.

Work to reﬁne additional activities, programs
and cultural events that can occur downtown.

Actions

2.

Increase special events for family and adults
(separately and together) in Downtown.

3.

Create a Downtown Fun Friday night in
downtown with music, small street closure/
pedestrian mall, food trucks, etc. Goal is to
increase activity in downtown.

1.
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Create a Downtown Plan speciﬁc for downtown
issues such as: parking, development, walkability,
review of City owned land, mobility and related
policy modiﬁcations.

2.

Create a new Downtown Park from knowledge in
the Downtown Plan.

3.

Make some pedestrian improvements around
the Courthouse Square for better walkability and
increased economic development.

4.

Create some Pedestrian trails to and from
Downtown.

5.

Add a wayﬁnding signage network downtown
for all major facilities.

6.

Create new physical Downtown Gateways.

7.

Design and implement Festival String Lights
on the west parts of Lee Street (two blocks
minimum).

8.

Start a program for each year to improve
downtown sidewalks for pedestrians.

9.

Engage the current I-30 improvement plan
to get signage located and designed for
exits to Downtown Greenville Shopping and
Entertainment.

Actions
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Policy 3

Policy 5

North-South Mobility

Public Space

The City will study and then improve access into
Downtown via the north/south corridor. Of major
concern is the travel between US Business Highway
69/ Stonewall Street and getting to Wesley, which
is the primary north/south corridor. At-grade
improvements for King, Wesley, and Bois D Arc
Streets are included in creating better mobility into
and from Downtown.

The City will study and add new pedestrianoriented public space in Downtown. Pedestrianoriented improvements will manifest in several
forms. Examples might include improvements
around the Hunt County Courthouse, new pocket
parks, improved Farmers Market with pedestrian
amenities, Oak Street Park, a new downtown park,
and downtown road diets that can create wider
pedestrian sidewalks.

Actions
Actions
1.

2.

City and TX DOT to study Lee Street road diet
concept; phase two of this study will require an
economist deﬁne the potential market increase
with road diet.

1.

Improve the Farmers Market with pedestrian
amenities, parking, signage, etc.

2.

Make some pedestrian improvements to Lee
Street (start in same location of festival string
lights).

3.

Replace all street lights (lamps/bulbs) in the
Downtown that are not working.

4.

Increase street lighting in Downtown (all major
and minor streets).

5.

Plan to make Oak Street pedestrian
improvements.

Work to create better north south mobility in and
around Downtown. Options include improved
signalization, turn lanes, signage, etc.

Policy 4
Parking
The City will improve and increase public parking
in Downtown. New parking and/or redesigned and
expanded parking lots should include landscape,
good lighting, and signage to assure its use. The
City needs to stay ahead of downtown development
with ample high-quality public parking.
Actions
1.

Create several new high-quality public parking
lots.

2.

Increase street lighting in Downtown (all major
and minor streets).

3.

Create some Shared Parking Agreements for
lots used in the day time for employment (Hunt
County and others) and could transition to public
for weekends and evenings.
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Policy 6

Policy 7

Synergy

History

The City will focus on improvements Downtown
for the sake of the entire community. Downtowns
are complex environments — buildings, streets,
and pedestrian walkways are all close together.
Also, downtowns offer a single place that deﬁnes
a community. Greenville is no different. As small,
simple improvements are done well, and in a
coordinated manner, Downtown will grow, and
excitement will lead to further development
bringing increased revenues.

The City can require new downtown development
respect the existing historic features through
context-sensitive design and pedestrian walkability.
The historical features that create value are apparent
all around Downtown. Key features should be
preserved as new growth and development happen.

Actions
Actions
1.
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Start an ADA improvement program for
Downtown to improve accessibility (this can be a
10-year plan).

2.

Work with NCTCOG on additional funding,
programs and grants.

3.

Increase meaningful Code Enforcement in
Downtown.

4.

Research additional Downtown grants to assist
funding improvements.

5.

Have senior planner and/or Planning Director
attend IDA and TXAPA conferences yearly attending sessions.

6.

Create a Downtown Merchants Association.

7.

Expand Downtown public art/mural program.

8.

The Downtown Plan will deﬁne several key areas
that the City would be wise to purchase property
for catalytic development opportunities.

9.

Partner with GEUS to introduce a plan to bring
public Internet to Downtown.

1.

Protect the existing Majors Stadium entry and
wall for use in a future public Park.

2.

There are some buildings in Downtown
considered quasi-historic that are maybe
beyond renovation. It should be determined,
by interaction and discussion with the owner
and city, if those structures are worth saving or
require demolition.
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Policy 8

Policy 9

Development & Zoning

TIF District

The City will review in detail its zoning ordinances
related to the desired development pattern for
Downtown. This possible mixed-use overlay zone will
support residential growth, ground ﬂoor commercial,
office, corresponding parking demands, public space,
and more.

The City will study the current boundary of the
downtown TIRZ district to see if it needs to be
modiﬁed. TIRZ and/or TIF Districts can be described
as special districts where public improvements are
funded with increased tax revenues resulting from
improved property valuations. The property tax
rate paid by property owners is the same as would
be paid in other areas of a city, but the additional
tax paid on the increased value of the property
would be allotted to a special fund that would
ﬁnance improvement projects within Downtown.
Both districts (TIF and TIRZ) are public ﬁnancing
methods that are used as a value capture strategy for
redevelopment, infrastructure, and other community
improvement projects. The original intent of the
programs was to stimulate private investment within
an area that has been designated to be in need of
economic revitalization.

Actions
1.

Revise the current Zoning Ordinance to allow for
several future land uses from this comprehensive
plan.

2.

Work to increase Urban Housing in Downtown.

3.

Create some Development Proposals for City
and private property after the Downtown Plan is
complete.

4.

Put a plan in place to improve old and possibly
failing infrastructure along Lee Street.

Action
1.

It is recommended that the City investigate and
promote the opportunities of their TIRZ District
for Downtown.
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