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3.1 Goals and Policy Statements

CH 3 NEIGHBORHOODS
AND HOUSING
Sustainable growth and development
Goal:
Protect the integrity of existing
and future neighborhoods
through property maintenance,
strategic public improvements,
and design.
THEMES
Housing and
Neighborhoods
• Maintain
neighborhoods to a
high standard
• Improve standards
for development
for new residential
neighborhoods

Policy Statements
Identify Neighborhood Priorities: The City will assist the community
in identifying neighborhood priorities and set feasible timelines
to make improvements. A community website will assist in better
communication.
Citizens as a Valuable Resource: The City will work with local
stakeholders regarding community development projects and
governmental processes. Planning efforts are neighborhood-driven,
and opportunities exist for all interested persons and groups to express
their viewpoints.
Public (Civic) Space: The City needs to create ample public parks and
open space throughout Greenville as it is important for a high quality
of life for citizens. Currently, the City could beneﬁt from parks close to
or in Downtown and nature parks with lakes and mature trees.
Investment: The City will attract synergistic investment to targeted
neighborhoods with an improved allocation of resources, encouraging
the direction of a community-driven investment process.

Infrastructure
• Improve standards
for development
for new residential
neighborhoods
Community Character
• Improve the City’s
image and identity
• Increase
enforcement
of Building
Codes/Property
Maintenance

Diverse Housing: The City will support a broad range of housing types
and sizes. This housing diversity will provide housing for a range of
new residents. Currently, the City needs more quality housing.
Walkable Neighborhoods: The City will support walkable residential
development. This will be achieved by insuring all new residential
developments will have sidewalks along all streets and trails in
the natural settings. Walking and riding bikes is the number one
recreational activity of Texas families. Regular exercises, such as
walking and biking, improves health which has been linked to higher
testing scores in GISD schools.

Resilient and Flexible
• Advance racial
equality and equity in
Greenville
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3.2 Approach
This chapter was developed using best practices for
community planning and design with information
provided from key City sources. Also, this
chapter supports the residential Future Land Use
components associated with this comprehensive
plan. New neighborhoods and housing are a vital
component of Greenville’s population growth.
Supporting data for the element was provided by
the American Planning Association (APA), Congress
for the New Urbanism (CNU), and Urban Land
Institute (ULI).

Housing Background
Residential settlement within Greenville began in
the late 1800s with the auctioning of lots within
the city’s downtown and adjacent areas. The city
grew as homes were built north of the downtown
core. Today downtown Greenville and northern
neighborhoods are comprised of the oldest housing
stock in the city.
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Due to years of resident migration, a large portion
of the older homes in north Greenville were torn
down, and some are currently in dilapidated
conditions. Many of the declining houses are homes
to senior and low-income residents who cannot
afford home repair. According to the census data,
the census tracts within northern Greenville are
comprised of low to moderate income residents. In
2015, the city made efforts to address the decline
occurring in the area with Project Restore, a
program developed to sell off over 300 city-owned
vacant tax lots. Most of the lots were sold for inﬁll
development. Rehabilitation to declining homes
in North Greenville, along with continued inﬁll
development, will improve the perception of the
area and the type of developers it will attract.
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Market Analysis

Market Analysis (Housing)

Greenville’s psychographic characteristics are
largely comprised of an older, established, middleincome population. The primary LifeModes
within the area are Cozy Country Living and
Middle Ground. The Cozy Country Living group is
characterized by rural empty nesters. Whereas, the
Middle Grounders are comprised of populations
living in their thirties. Based on the market study,
Greenville and the surrounding trade areas
are predominantly comprised of the following
segments:

Due to the expected growth of residents migrating
from the Dallas/Fort Worth Metroplex, Greenville
is expected to experience continual growth
over the next ten years. There is an increased
demand for housing. Chapter B mentions that inﬁll
neighborhood areas such as north Greenville are
more suitable for attached ownership housing,
particularly near a downtown or central business
district. For vacant areas, detached development
could be relatively dense, with patio homes,
bungalow courts, and other small-lot development
working within this relatively urban setting.
Attached single-family housing and multi-family
development could be created from rehabbing
existing commercial space, built on smaller
scattered-site underutilized lots, or developed on
larger underutilized tracts as part of a housing
diversity mix.

•

Green Acres: Country living and self-reliant
population of do-it-yourselfers. This segment,
made of residents who remodel and maintain
their homes, is concentrated in rural enclaves in
metropolitan areas.

•

Salt of the Earth: Residents who live a
traditional rural lifestyle are an older generation
and whose children have moved away.

•

Comfortable Empty Nesters: Older residents,
primarily 55 and older who still live in the
neighborhood where they grew up.

Up and Coming Families: Younger residents that are
more mobile than the previous generation. Typically
an indicator of market transition.
•

Heartland Communities: Retired and semiretired Residents who are settled homeowners,
many of which have paid off their homes.

•

Metro Fusion: Younger residents, newly
established, with diverse backgrounds.
Commonly mobile, preferring renting over
owning.

Based on the market analysis, Greenville is an
outskirt community and a community where
people come to settle down or retire. Housing and
neighborhood growth and development are key to
the retention and attraction of such residents. The
Greenville Comprehensive Plan survey echoes the
demographic analysis. Almost 50% of respondents
have lived in Greenville for more than 15 years, are
between ages 35-64, and come from a two-person
household.

Housing Survey
A detailed survey was administered to the citizens
of Greenville regarding housing as a part of this
master plan. The housing survey was available
online for three weeks and received over 400
respondents. The survey link was distributed
via email to the Comprehensive Plan Steering
Committee, city employees, and public event
participants. It was also sent through city-wide
channels to followers of the City’s Facebook pages
and newspaper readers to increase the number of
participants.
Target respondents consisted of residents living
within Greenville city limits to gain insight into their
neighborhood’s existing conditions and issues. The
survey was sent to all residents who were asked
to identify their council district in order to group
responses based on physical location. The survey
questions identiﬁed trends in residents’ housing and
neighborhood concerns by council district, helping
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3.3 Housing

Previous housing study

Greenville has the largest population and the
greatest amount of residential development
compared to the neighboring cities within the
county. However, growth within the city has been
relatively slow, lagging behind the state and
surrounding city growth rates since the 1960s. In
recent years, beginning in 2017, Greenville started to
experience an increase in residential development
and population growth as new subdivisions
began construction in the southeastern regions
of the city where a surplus of developed land was
located. Concurrently, as new homes were being
built in southeast Greenville, the city began to
experience an increase in inﬁll development in
the northern region, where the oldest and more
established neighborhoods reside. Most of the new
development in north Greenville was attributed to
the Project Restore, a program that sold city-owned
lots to buyers who agreed to build on the vacant
parcel.

In 2004, Greenville surveyed residents’ attitudes
toward housing and analyzed the housing stock
conditions. Based on the results of each assessment,
a housing strategy was developed to recommend
courses of action to address the current state of
homes within each neighborhood. Neighborhood
preservation was recommended for historic homes
and existing homes in neighborhoods in good
condition. Housing rehabilitation and maintenance
were recommended for those in a declining state,
and property clearance and redevelopment were
recommended for dilapidated and vacant housing.
When examining the mapping associated with this
study, the results illustrate the long-standing needs
of North Greenville as housing rehabilitation and
property clearance for most of the area. Therefore,
clearance and redevelopment have been occurring
over the years; however, there was still a great
need for housing rehabilitation and maintenance.
Figure 3-1 shows the recommendations for northern
Greenville from the previous housing study.
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City-Wide
Residential Map

LEGEND
SF-1 - Single-Family (Low)
SF-2 - Single-Family (Medium)
SF-3 - Single-Family (High)
SF-A - Single-Family Attached
2F - Two-Family
MF-1 - Multi-Family

Overall Housing Makeup
Housing development in Greenville initially occurred
surrounding the Central Business District. As the
city experienced residential growth, development
moved south of Joe Ramsey surrounding Wesley
Street. The most recent home developments in
Greenville are occurring in south Greenville in
the form of master-planned communities and
large subdivisions. Developments within northern
Greenville are mostly a result of inﬁll housing.

NORTH
NOT TO SCALE

Figure 3-2: City-wide residential map

For the northern Greenville neighborhoods,
preservation is recommended for historic homes
along with existing homes in good condition.
Housing rehabilitation and maintenance are
recommended for homes in declining conditions,
and property clearance and development are
recommended for dilapidated housing.
Due to the large amount of vacant land south
of Joe Ramsey Blvd., development guidance is
primarily recommended for future development.
Neighborhood preservation is recommended for the
existing developments.
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Figure 3-3: District 1 Residential Land Use Map

Figure 3-4: District 2 Residential Land Use Map

District 1

District 2

District 1 is experiencing the most growth in
residential development. This growth has added
needed infrastructure to the area. District 1 will
continue to experience growth going into the next 5
to 10 years.

District 2 holds a large number of older housing
stock. There is a limited amount of space available
for inﬁll development. Parks and recreation
locations within District 2 include Wright Park, JaLu Park, Fletcher Warren Civic Center, and Forest
Park Cemetery. The only school and major public
facilities located in District 2 are Bowie Elementary
School and W. Walworth Harrison Public Library.

Parks and recreation locations within District 1
include the Hunt County Fair Grounds, Memoryland
Memorial Park, and Oak Creek neighborhood park.
Schools within the district are Lamar Elementary
School, Pioneer Tech & Arts Academy, and
Greenville Christian School. Major destinations
within the district include The Oaks Country Club,
Majors Field Airport, and L3Harris.
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HOUSING STRATEGY RECOMMENDATIONS

HOUSING DEVELOPMENT RECOMMENDATIONS

Housing strategies for District 1 include continual
housing guidance as new development occurs.
Development guidance measures include the
development of a range of policies and lot
sizes to create a balanced housing mix, while
integrating designated greenspace. Guidance also
includes proactively enforcing ordinances before
development.

District 2 has limited land available for new
housing via inﬁll development. Housing strategies
for District 2 include the preservation of existing
neighborhoods through proactive code enforcement
and the protection of desirable conditions. Housing
rehabilitation and maintenance are recommended
for homes experiencing some decline. This may be
in the form of housing maintenance programs and
working with property owners to identify problems.
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Figure 3-5: District 3 Residential Land Use Map

Figure 3-6: District 4 Residential Land Use Map

District 3

District 4

District 3 contains the least amount of built
landmass of all the districts. There is a large area of
land available for both inﬁll development and new
residential development. Parks and recreation sites
located in District 3 are Warren Park and Greenville
SportsPark. Schools and major locations within the
district include Greenville High School, Paris Junior
College, and Hunt Regional Medical Center.

District 4 has some land area available for inﬁll
development. However, much of the gross land
area that is not within residential zoning is located
in the ﬂoodplain. Therefore, District 4 is limited
on the available land area for future residential
development. Parks and recreation sites include
Arnold Park, Jones Park, Betts Park, and East
Mount Cemetery. Schools and major locations in
the district include Crockett Elementary School,
the Hunt County Tax office, and the Hunt County
Courthouse.

HOUSING DEVELOPMENT RECOMMENDATIONS

HOUSING DEVELOPMENT RECOMMENDATIONS

Due to a large amount of undeveloped area,
District 3 has exponential residential development
potential. As growth occurs in the area, it is
recommended that development guidance is given
for the development of a range of policies. It is also
critical that sizes of lots and homes vary to create
a balanced mix of housing options. Neighborhood
preservation is recommended for existing homes
within the district to sustain and protect desirable
conditions.

Due to the age of homes in District 4, neighborhood
preservation, housing rehabilitation, and home
maintenance are recommended. This will require
proactive code enforcement and housing
maintenance programs that work with property
owners to address home maintenance issues.
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Figure 3-7: District 5 Residential Land Use Map

Figure 3-8: District 6 Residential Land Use Map

District 5

District 6

District 5 holds the largest land area of multi-family
development. There is little area for additional
residential development. Most of the undeveloped
area to the west of US 69 is zoned as industrial. The
remaining undeveloped areas between multi-family
and single-family zoning are located within the
ﬂoodplain and/or are zoned commercial. Schools
and major public facilities in this district are Travis
Elementary, Greenville Middle School, and GISD
facilities.

District 6 has the largest amount of vacant lots
with residential zoning. District 6 has the most inﬁll
housing development opportunity. The district’s
parks and recreation facilities include Carver Park,
Middleton Park, Graham Park, and Reecy Davis
Sr Indoor Recreation Center. Schools and major
locations in this district are Carver Elementary and
the Greenville Municipal Auditorium.

HOUSING DEVELOPMENT RECOMMENDATIONS

HOUSING DEVELOPMENT RECOMMENDATIONS

District 5 consists of a variety of housing types
and ages. It is recommended that neighborhood
preservation, housing rehabilitation, and home
maintenance be promoted among citizens in this
area.

District 6 has a large mix of older housing stock
and single-family inﬁll development. Due to
the aging housing stock, some of which are in
declining conditions, it is recommended that
housing rehabilitation and maintenance measures
are taken for deteriorating homes in this area. In
some cases, property clearance and redevelopment
are recommended for properties that have
experienced an extreme decline. For homes that
are in good condition, neighborhood preservation
measures should be taken through proactive code
enforcement.
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DISTRICT 6

DISTRICT 4

DISTRICT 5

DISTRICT 2
DISTRICT 2

DISTRICT 5

Figure 3-9: Lee/Washington Street Conservation Map

Figure 3-11: Lee/Washington Street Conservation Map

Lee/Washington Neighborhood
Conservation Plan

South Hill Neighborhood Conservation
Plan

The Lee/Washington Street Conservation District is
located along Lee Street, Washington Street, and
Picket Street from Walnut Street to Katy Drive. The
conservation district plan deﬁnes building height,
stories, exterior features, landscaping, permitted
accessory buildings, lot restrictions, setbacks, and
driveway requirements.

The South Hill Neighborhood Conversation District
resides within three districts (Districts 2, 4, and 5)
along Park Street from St John Street to east of
4th Street. The permitted land use in the district is
single-family zoning. The conservation district plan
deﬁnes building height, stories, exterior features,
landscaping, permitted accessory buildings, lot
restrictions, setbacks, and driveway requirements.
Permitted uses within the Conservation District shall
include only those land uses permitted within the
Single Family Two (SF-2) zoning district.
CONSERVATION DISTRICT RECOMMENDATIONS

Figure 3-10: Lee/Washington Street Conservation
Land Use Map

LEGEND
Area “A” Single Family
Area “B” Mixed Use

Due to the number of historic homes not located
within the conservation district, the City should
consider creating an additional conservation district
that works as a transitional space into surrounding
neighborhoods. The City should also reassess the
design guidelines for home construction to ensure
that newer developments adhere to standards that
emulate the historic charm and detail of the existing
historic homes located near the original core of the
city.
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3.4 Neighborhood Design
Although existing areas in the City may not adjust
to the generalized neighborhood layout concepts
discussed within this element of the Comprehensive
Plan, new areas within Greenville will beneﬁt from
these types of neighborhood designs. There are
generally three different types of neighborhood
designs being utilized by developers and planners in
the United States today. These are:

•
•
•

Typical Subdivision Design
Traditional Neighborhood Design (TND)
Cluster Design

The residents’ strong desire to maintain this
environment makes it important to not only require
standards that encourage the inclusion of such
qualities in new developments but also to enhance
existing neighborhoods such that they reﬂect the
desired environment to the extent possible. Some
ways to enhance existing neighborhoods are:
•

The creation of pedestrian-oriented streets
is acquired by increasing existing sidewalk
widths, reducing roadway width, and creating
design patterns in existing roads using different
materials such as bricks, cobblestones, etc.

•

The small-town environment is created
by: lining street rights-of-way with trees;
introducing streetscape elements, such as
planters, decorative street lighting, benches,
etc. on sidewalks or street rights-of-way; adding
bike lanes and trails through the neighborhoods
adjacent to the streets or in the rights-of-way.

•
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Strict code compliance of regulations
pertaining to open storage, parking,
landscaping, and other maintenance in
neighborhoods should be enforced throughout
the City.

Typical Subdivision Design
The most important subdivision design aspects
are that major thoroughfares bound the residential
neighborhood areas, and residential lots are not
allowed to front directly onto these roadways.
Many lots abut major thoroughfares, consequently
cul-de-sacs are used for neighborhood access
to residences from interior streets rather than
directly from these major roadways. Cul-de-sacs
do not create easy pedestrian walkability and
should not be preferred as they also have Level
of Service (LOS) issues for emergency services.
Collector streets are not continuous but are instead
offset within the neighborhood's interior, which
discourages cut-through traffic. The graphic below
also shows an antiquated approach to traditional
neighbor subdivision planning in the United States.

This type of subdivision design is considered to be
an approach toward reviving a sense of community
and social interaction in today’s cities. A traditional
neighborhood design (TND) main characteristics
are grid layouts, tree-lined streets, alleys, public
squares, mixed-use neighborhood centers, mixed
residential densities, and pedestrian-friendly
streets. In other words, a TND strives to resurrect
the early twentieth-century American towns and is
characterized by the following elements:
•

Limited in size (approximately 40 to 250 acres)
to approximately 1/4th or 1/3rd of a mile from
the center to the edge, a size that is considered
to be optimal for a TND.

•

Pedestrian-oriented environment with typical
architecture and landscape elements used in
early twentieth-century towns.
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•

Higher densities than conventional
developments, with structures that have
lesser street setbacks so as to create a more
distinctive street edge and a more deﬁnitive
border between public and private spaces.

•

A variety of housing types, jobs, shopping,
services, and public facilities inter-mixed within
the neighborhood, all within close proximity.

•

A network of interconnecting streets and
alleys, that vary in size and form, control traffic
and add character to the neighborhood.

•

A neighborhood center area serves as a focal
point of the neighborhood and contains retail,
commercial, civic, and public services arranged
around a central element (i.e., public square).

•

A mixed residential area that includes a variety
of residential housing types such as singlefamily homes, townhouses, duplexes and
multi-family units, along with open spaces such
as small squares, pocket parks, greenbelts, etc.,
that also promote a higher level of pedestrian
activity.

TND is oriented toward reducing urban sprawl
while facilitating the efficient use of existing and
future services. While this type of subdivision
design is more likely to promote the desired smalltown environment in Greenville, it is important
to stress that this neighborhood design aims to
create a rural, small-town environment and should
not be exploited to create higher density small-lot
subdivisions.

Example of TND Development Plan
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3.5 Design Principles
Residential Neighborhoods

Multi-Family

Street-facing residences with entrances and
windows facing pedestrian paths support
neighborhood life and improve safety. They make
activity along the street more likely and make
walking more inviting. Street-facing buildings keep
“eyes on the street” and deter unwanted behavior.
Furthermore, when paired with calm streets,
street-facing architecture can encourage neighbors
to come together and socialize. Street-facing
buildings are essential for safety, visual interest, and
neighborhood life. Conversely, blank walls, large
garage doors, and parking lots have a negative
effect on streets and public parks and should be
avoided or mitigated.

The City’s existing zoning ordinance dictates
that for MF-1 zoned land any structure may only
have a maximum density of 24 units per acre. To
avoid dense residential development that is out
of scale, it is recommended that Greenville reduce
the maximum allowable units to 18 units per acre.
Greenville should require transition areas between
a multiple-family development that is adjacent to
a single-family development or zoning district. The
City should also require usable open space within
the existing minimum landscape areas required for
multiple-family developments.

Neighborhood Entryways

Diverse housing opportunities also support
community health. Housing diversity allows
all stages of life to be accommodated within
Greenville. It also provides opportunities to know
and interact with neighbors from all walks of life,
which beneﬁts the health of the city as a whole.
Traditional neighborhoods often provide a variety
of single-family homes, townhouses, duplexes,
and apartments. Single-family detached homes
can also vary considerably in building size, lot size,
and design. Development projects are increasingly
recognizing the beneﬁt of mixing housing types to
provide a greater range of options and accelerate
the rate at which homes can be sold.

The City should consider establishing standards
for neighborhood entryway signs that would be by
developers for all signage.
Cluster Development Diagram

Existing Lotting
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Conservation
Development

Variety of Housing Types

Urban design considers the inter-relationship
among buildings, streets, private open spaces (like
yards and courtyards), and public open spaces (like
parks, plazas, and ﬂoodplains). For Greenville, urban
design principles focus on ways to make places
where walking is a more attractive option, where
a sense of community is fostered, where resources
are used more efficiently, and where scenic beauty
areas are celebrated. This element seeks to establish
functional relationships that foster healthy walkable
communities, add economic value, and enhance
Greenville’s aesthetic character. These objectives are
essential for the well-being of residents and workers
and as an important ingredient for attracting and
retaining businesses in the Texas economy.
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Neighborhoods and Mixed-Use Centers
Walkable mixed-use or multi-use neighborhoods
and mixed-use centers provide the basic building
blocks for more livable and environmentally
sustainable places. Design plays a vital role in
their creation. On a large scale, the arrangement
of complementary land uses and transportation
can inﬂuence how easily people can walk to local
destinations. At the street scale, landscaping and
street-facing building entrances and windows
create supportive community places that support
neighborhood life, discourage crime, and make
walking an attractive alternative to the car. At
the building scale, porches, overhangs, and other
architectural features offer protection from the
Texas heat and reduce energy use.

Pedestrian-Supportive Environments
Instinctively, perception of a place starts
immediately upon initial entry. Good design
inﬂuences how people perceive a neighborhood
or city. Design can help make mixed-use centers
(with shops, businesses, and housing) vibrant and
make residential neighborhoods more welcoming.
Some of the best walkable neighborhoods in Texas
are Oak Lawn in Dallas, Knox Henderson in Dallas,
Bishop Arts in Dallas, Mueller in Austin, Camp Bowie
District in Fort Worth, Historic District in McKinney,
Azalea District in Tyler, and Downtown Grapevine.
Perhaps the most important “framework” for
community life is how buildings face streets and
open spaces. Windows should create the possibility
that someone is watching, and therefore discourage
unwanted behavior. Ground-ﬂoor entrances and
(where viable) shops help make streets more active.
In more urban locations, buildings will frame streets
spatially, and building design and construction
communicate a sense of pride and permanence.
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Creating Lasting Value
Planners and community designers can create
long-term value in cities through developing plans
that respond to place (context-sensitive design),
local environment, and connectivity. The design of
neighborhoods and commercial corridors needs to
be more than just functional. They should help to
deﬁne Greenville and build a legacy of lasting value.
The design has a profound effect on how consumers
judge the value of community. Likewise, bad design
will have the opposite effect and drive customers
away, creating an obstacle that is very difficult to
overcome in a city. When it is done strategically
and executed well, design triggers an emotional
attraction and desire for a product, and in the
process, increases the perceived value of the
product. In essence, customers are willing to pay
more for a well-designed product.
Good design is incredibly valuable to business:
it can and does pique interest, shift perception,
and help people connect with brands. Founder of
Penguin Books Sir Allen Lane said, “Good design
is no more expensive than bad.” Bad design
diminishes community integrity and costs all
citizens. The results and rewards of investing in
good design speak for themselves. Community
and design components that add value for
neighborhoods and downtown Greenville Include:
•
•
•
•
•
•
•
•
•
•
•
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Produce quality public space
Deﬁning exceptional entrances that attract
people into the city/community
Create pedestrian walkability
Focus on inﬁll development
Lessen long infrastructure system expansions
Positively Increase density
Foster Live, work, and play developments
Focus on lower energy solutions
Recommend Family-oriented developments
Preserve sensitive environmental lands
Civic and spiritual (worship) buildings should
be exceptional in design
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3.6 Neighborhood
Rehabilitation Programs
Neighborhood Reinvestment Program
A key part of the comprehensive planning process
is investigating strategies and policies that increase
the quality of life for Greenville residents. During
this process, a need to focus on North Greenville
was identiﬁed as a critical plan component. As the
original core, North Greenville is comprised of a
large number of vacant lots and older homes in
declining condition.
Much of the housing stock in North Greenville
was built in the mid 20th centenary. Many of
these homes have been declining and are in aging
conditions due to a lack of maintenance over time.
The primary concerns of residents and property
owners in North Greenville are the unkempt homes
and poor street conditions.

A logic model was developed from the information
gathered during the public engagement process
and literature review to address the conditions
of the older housing stock in Greenville. The
development of the logic model began by
determining the problem statement, the causes,
and the effects discussed in the previous chapter.
Subsequently, the project goals, outputs, activities,
and inputs were identiﬁed to achieve the long-term
goal of decreasing residential properties that are
not up to code and pose a threat to the health,
safety, and welfare of residents in North Greenville.
Below is a visual summary of the project’s logic
model framework.

PROBLEM ANALYSIS
Effect(s) of the Problem

•
•
•
•

Many of the declining homes in North Greenville are not up to code and
some pose a threat to the health, safety, and welfare of residents.
North Greenville has a large quantity of vacant lots due to the tear down of
substandard housing.
Local investors are building lower quality homes due to the condition of
existing homes in the area.
Residents are concerned about the unkempt homes in their area as they
reﬂect negatively on the neighborhood and lower property values.

Problem Statement

A percentage of older homes in North Greenville have not received regular
maintenance. This includes owner-occupied homes and rental properties.

Cause 1

Residents with limited ﬁnancial resources are unable to afford home repair and
maintenance, or are reluctant to make exterior home repairs due to the fear of
property tax increases. Some lack the tools needed to grow ﬁnancially.

Cause 2

Elderly or disabled residents may lack the physical abilities to address minor
home repair and maintenance themselves.

Cause 3

Residents who are renters can fall victim to the lack of support or repair from
landlords. Many residents renting homes with poor insulation are unaware of
the utility cost savings of living in a better-insulated home. Installing lower
energy appliances by landlords would help with utility costs as well.

Cause 4

Residents have expressed the inability to acquire a list of reliable contractors.

Table 3-1: Neighborhood Reinvestment Program Logic Model
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Long Term

Intermediate

The overall long-term goal of this project is to
decrease the amount of residential properties
that are not up to code and pose a threat to the
health, safety, and welfare of residents in North
Greenville, which leads to an increase in quality
inﬁll development and increased community pride
within the next 5 to 10 years. This goal would take at
least ﬁve years to achieve as it can only occur due
to a substantial increase in property maintenance
and repair of the older housing stock. Although
inﬁll development is occurring in the area, home
rehabilitation of older homes could increase among
nearby homeowners. Public engagement and
community participation are key to seeing this
goal achieved. The assumption is that this outcome
would improve the conditions of older homes and
improve the quality of inﬁll development, thus
improving neighborhood aesthetics within North
Greenville.

The intermediate goal is to increase property
maintenance and repair by homeowners and
landlords in North Greenville in the next 1 to 2 years.
As a result of increased community engagement
connecting residents with needed resources, the
city should see increased permit applications for
home repairs. The assumption is that improved
conditions of older homes will result in a greater
quality of inﬁll development as well.

Short-term
The short-term outcomes are increased
community engagement in North Greenville,
increased availability and awareness of a list of
reliable contractors, increased knowledge and
awareness among renters of alternative housing
options, increased availability of individuals and
organizations that could help with home repair,
and increased awareness of ﬁnancial assistance for
home repair.

OUTCOMES
Long-Term Outcome(s)

Decrease in residential properties that are not up to code and pose a threat to
the health, safety and welfare for residents in North Greenville, which leads to
an increase in quality inﬁll development and increased community pride within
the next 5 to 10 years.

Intermediate Outcome

Increased property maintenance and repair by homeowners and landlords in
North Greenville in the next 1 to 2 years.

Short-Term Outcome

Increased community engagement in North Greenville.

Short-Term Outcome

Increased availability and awareness of a list of reliable contractors.

Short-Term Outcome

Increased knowledge and awareness among renters of alternative housing
options.

Short-Term Outcome

Increased availability of individuals and organizations that could help with
home repair.

Short-Term Outcome

Increased availability of individuals and organizations that could help with
home repair.

Table 3-2: Neighborhood Reinvestment Program Outcomes
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Below are the project outcomes, the indicators of program success, and the methods to quantify the results.
Below is an evaluation matrix for the long term outcomes of the program.
OUTCOMES

INDICATORS

DATA GATHERING
METHODS

A ﬁfty percent decrease
in the number of
properties from North
Greenville brought
before the Substandard
Structures Rehabilitation
Board in 5 to 10 years.

MyGov platform
used by the city to
track minor repair
permits and new
home construction
in North Greenville.

SOURCE(S)

TIMEFRAME

Long-term Outcome:
Decrease in residential
properties that are not
up to code and pose
a threat to the health,
safety and welfare
for residents in North
Greenville, which leads
to an increase in quality
inﬁll development and
increased community
pride within the next 5
to 10 years.

City
documents

5 to 10 years

City
documents

1 to 2 years

MyGov platform
A decrease of 50% in the used by the city
to track code
number of residential
properties that receive
violations.
a code enforcement
violation for not meeting
the International
Property Maintenance
Code in the next (1) to
(2) years.

Intermediate Outcome:
Increased property
maintenance and repair
by homeowners and
landlords in North
Greenville in the next 1
to 2 years.

An increase of 30%
of residential permit
applications for home
repairs such as windows,
driveways, fencing,
rooﬁng, plumbing,
electrical, etc.

MyGov platform
used by the city
to track code
violations.

Table 3-3: Neighborhood Reinvestment Program Program Evaluation Matrix
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Neighborhood Empowerment Zone (NEZ)
Program
To increased private investment into northern
Greenville neighborhoods, City Council could
approve creating a Neighborhood Empowerment
Zone (NEZ) program as part of the housing policy.
The NEZ program is a tax abatement, a form of tax
relief for residents who make home improvements
in identiﬁed areas. The NEZ should be structured
to support affordable housing construction and
rehabilitation of homes in four zones within Districts
2, 4, 5, and 6, with US 69 and I-30 serving as
boundaries for the west, east, and southern limits
of the focus areas. The program would provide
a waiver of development fees, a release of city
liens, and a 10-year City ad valorem tax abatement
to developers, residential property owners, and
homeowners. Projects that require demolition
would be reviewed and approved by City Council.
Development permit fees to be waived include: but
are not limited to building, plumbing, electrical,
mechanical, ﬁre, and right-of-way permits. Other
waived fees could be: plan review, plat application,
and zoning application fees.

Rehabilitation Grant
The city could provide a small grant of up to $5,000
via a home repair program that provides ﬁnancial
assistance to perform minor home repairs. A set
number of applicants or a set amount of grants
for the year could be determined and approved
each year by Council. City staff would determine
approved applicants. All applications could be
brought before City Council for approval.
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Subsidies, Grants, and Agency Budgets
Resident retention is important. A concern
expressed by residents is their ability to afford their
homes if their property taxes were to increase.
Based on the Greenville Housing Study, some
believe that if they make exterior updates to
their home, they will incur tax increases that will
make their home unaffordable. A neighborhood
stabilization loan could provide residents with
a forgivable loan that helps pay for increasing
property taxes. This is beneﬁcial for residents who
cannot afford costs associated with rising property
values.

Funding Programs
Recovery Housing Program (RHP) provides funding
for states to provide stable, transitional housing
for individuals in recovery from a substance use
disorder. RHP eligible activities include: (1) public
facilities and improvements, (2) acquisition and
disposition of real property, (3) rehabilitation,
reconstruction, and/or construction of single family,
multifamily, and public housing, (4) clearance and
demolition, (5) relocation, and (6) administration
and technical assistance.
The Neighborhood Stabilization Program (NSP)
was established for the purpose of providing
emergency assistance to stabilize communities with
high rates of abandoned and foreclosed homes,
and to assist households whose annual incomes
are up to 120 percent of the area median income
(AMI). NSP eligible activities include: purchasing
and rehabilitating homes and residential properties
abandoned or foreclosed, (2) establishing land
banks for foreclosed homes, (3) demolishing
blighted structures, and (4) redeveloping
demolished or vacant properties.
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3.7 Actions
Each of the following actions is aligned with a single
policy. They are listed with the policy that best
connects to the action. It is possible and very likely
that several actions have a relationship to other
policies. That relationship shows the association
between multiple policy statements as to how cities
work and function.

Policy 1

Policy 2

Identify Neighborhood Priorities

Citizens as a Valuable Resource

The City will assist the community in identifying
neighborhood priorities and set feasible timelines
to make improvements. A community website will
assist in better communication.

The City will work with local stakeholders regarding
community development projects and governmental
processes. Planning efforts are neighborhooddriven, and opportunities exist for all interested
persons and groups to express their viewpoints.

Actions

1.

1.

Support programs and initiatives that plan,
approve, and produce a variety of housing
types (lots and sizes). These new builds should
offer both rental and purchase options.

2.

Support Inﬁll Development as it is a much
better choice for ﬁscal cost and infrastructure.

3.

Support the land development pattern deﬁned
as Traditional Neighborhood Design (TND)
for special communities wanting to establish
greater densities and a stronger sense of place.

4.

Do not allow existing SF residential homes
along the edge of neighborhoods to change to
commercial uses (office, etc.) as this can start
the degradation of neighborhoods.

5.

Support each residential neighborhood to have
entry signage that deﬁne the access points into
that neighborhood. The designs for this signage
should be created with neighborhood input.

Promote citizen Input throughout the
community planning process.
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Policy 3

Policy 4

Public (Civic) Spaces

Investment

The City needs to create ample public parks and
open space throughout Greenville as it is important
for a high quality of life for citizens. Currently,
the City could beneﬁt from parks close to or in
Downtown and nature parks with lakes and mature
trees.

The City will attract synergistic investment
to targeted neighborhoods with an improved
allocation of resources, encouraging the direction of
a community-driven investment process.

Actions
Actions
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1.

Support higher residential density in areas that
offer positive relationships to mixed-use and
mobility.

Support to preserve sensitive environmental
lands.

2.

Support Complete Street concepts in
neighborhood planning and design.

3.

Quality public spaces are critical to
neighborhood enjoyment and childrens’ play.

3.

Support PLACE making concepts on city
development projects.

4.

Attract synergy and investment to targeted
neighborhoods.

1.

Support increasing value ($$) through highquality design and planning.

2.
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Policy 5

Policy 6

Diverse Housing

Walkable Neighborhoods

The City will support a broad range of housing
types and sizes. This housing diversity will provide
housing for a range of new residents. Currently, the
City needs more quality housing.

The City will support walkable residential
development. This will be achieved by insuring all
new residential developments will have sidewalks
along all streets and trails in the natural settings.
Walking and riding bikes is the number one
recreational activity of Texas families. Regular
exercises, such as walking and biking, improves
health which has been linked to higher testing
scores in GISD schools.

Actions
1.

Support Live, Work and Play developments.

2.

Support urban residential in Downtown
Greenville in both rental and ownership
manners.

3.

Support mixed-use development in Downtown
and along some corridors (housing above retail
or offices).

4.

Support cluster style of land development to
help create a better ecological use of land.

Actions
1.

Walkability must be built into all new residential
developments with sidewalks along all streets
and trails within natural settings. Walking leads
to better health and can support higher testing
scores in GISD schools.

2.

Support pedestrian walkability throughout the
city via the street network and trails in natural
environments.

3.

Limit cul-de-sacs as much as possible in
community layouts as they hinder walkability,
lower emergency response times and lessen
citizen engagement.
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