Chapter 9:
The Housing Strategies Plan

Comprehensive Plan 2025

The Housing Strategies Plan

Introduction
The purpose of this Chapter of the Comprehensive Plan is to address the
present character and quality of housing in Greenville and to identify ways in
which to preserve or enhance the local housing stock. Unlike many newer cities
in Texas, the City of Greenville has a rich and long history. The fact that some
of the existing housing in Greenville is over 100 years old positively adds to the
ambiance of the City in areas that have been well-maintained. However, some
residential areas have deteriorated over the years; this causes a somewhat
negative perception of the City in those concentrated areas. If left unabated,
these areas could create a ripple effect, thereby impeding other civic objectives
including such actions as economic development and private investment.
Thus, it is in the public interest to maintain a quality housing stock. It will take
cooperative action by property owners, tenants, the municipality and volunteers
to achieve the highest possible housing quality and environmental character
within each neighborhood area. This Housing Strategies Plan discusses strategies
for stabilizing and rehabilitating deteriorated housing, encouraging quality new
residential development, preserving older residential areas, and encouraging
owner-occupied housing.

Attitudes on Housing from the Community Survey
As described in detail within the Goals & Objectives chapter, a citizen survey was
conducted as part of this comprehensive planning process. The community’s
response to the survey is an integral part of the formulation of each chapter of
the Comprehensive Plan. A summary of this survey is included in Appendix A.
There were several questions asked that were intended to evoke answers about
how citizens felt about housing in Greenville.
Table 9-1 on the following page contains information about the answers to some
of these questions. Questions asked range from attitudes about housing and
neighborhood maintenance, preserving historical neighborhood areas, and what
type of new housing needed to be developed in the future in Greenville. The
highest level of support was for a question pertaining to new growth and
development of single-family housing – 93 percent of citizens surveyed either
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strongly supported or supported growth in this type of housing. When asked
the same question about multiple-family housing, the percentage decreased to
70 percent, although this level of support is still high. Also notable is the
response to the question about whether respondents would agree with the City
taking action on preserving areas and buildings of historical significance – 89
percent agreed with such an initiative.

Importance
Ratio

QUESTION #12:
How much of a need is there in Greenville
for new homes that are…

No Opinion

Importance
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QUESTION #19:
How strongly would you support or oppose
further growth and development in...
Single-Family Housing
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QUESTION #21:
How strongly would you agree or disagree
with the City taking action on…
developing programs to improve the
appearance of
housing in your neighborhood?
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$100,000 to $150,000?
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Disagree
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18%
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Major Need

16%
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are large lots for residential developments?
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QUESTION #11:
How important or unimportant in
determining quality of life…

Very
Important

Table 9-1
ATTITUDES ABOUT HOUSING
City of Greenville, Texas

Source: 2002 Greenville Citizen Survey Summary Report & the 2002 Greenville Citizen Survey Committee
Cumulative Results
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Housing & Neighborhood Areas
Four housing strategies have been recommended for the various neighborhood
areas in Greenville. These strategies are based in part on the assessment of the
City’s housing stock that was conducted in conjunction with the existing land
use survey during the data-gathering phase of the comprehensive planning process. Table 9-2 shows the information from the Baseline Analysis, Chapter 1.
Plate 9-1 shows the various
Table 9-2
areas of Greenville identified
HOUSING CONDITION - 2002
City of Greenville, Texas
for each type of housing
strategy; more than one strategy
CONDITION
Number
Percentage
has been recommended in areas
Type 1:
4,246
65.5%
identified with different housGood & Sound Condition
ing condition types.
Type 2:
1,818

28.0%

Type 3:
In Need of Major Improvement

302

4.7%

Type 4:
Deteriorated

117

1.8%

In Need of Minor Improvement

Neighborhood Preservation

In areas where
TOTAL
6,483
100.0%
sound, quality
Source: City of Greenville (also in the Baseline Analysis)
housing exists,
a preservation strategy is appropriate. Over 65 percent of the
housing units in Greenville have been identified as Type 1,
Sustain &
which describes units that are maintained in good physical
Protect Existing
Desirable
condition (refer to the Baseline Analysis for additional
Conditions
information). The purpose of the Neighborhood Preservation
Proactive Code
Strategy, which correlates with the areas identified with a “1” on
Enforcement
Plate 9-1, is to recognize areas in which the City should sustain
Complementary
and protect existing desirable conditions. This can most
Relationships
successfully be achieved by proactive code enforcement in and
With Adjacent
around these areas.
Also ensuring complementary
Land Uses
relationships with adjacent land uses is important, which can
be ensured through careful review of development proposals in
proximity to the identified areas. In addition, an effective Neighborhood
Preservation Strategy includes the continued provision and maintenance of
adequate utilities and community facilities, such as parks, schools and streets.
Preservation efforts by Greenville within these areas should minimize the need
for future rehabilitation programs. As part of the activity of normal planning,

1
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community development, and code enforcement practices, the Neighborhood
Preservation Strategy can be furthered by appropriate City departments on an ongoing basis.
It should be noted that Greenville has many homes that are representative of the
architectural and cultural history of the community; the majority of these homes
are located near the old urban core of
the City near Downtown. The homes
along Park Street are an excellent
example. The neighborhoods in which
they exist are distinguished from other
neighborhoods by their age, mature
vegetation, character, and uniqueness,
all of which are irreplaceable. When
stable and secure, these neighborhoods
attract families and invite reinvestment
into the area.
The Neighborhood
Illustration 9-1
Preservation Strategy is applicable for
AN EXISTING HOUSE ON PARK STREET
these unique neighborhoods as well. It
should be noted that concepts furthering the goal of preserving areas such as
Park Street, which was identified as an important civic function in the Citizen
Survey, are discussed within the Maintaining Neighborhood Areas section
(Establishing Conservation Districts, page 9-13) of this Chapter.

Housing Rehabilitation & Maintenance

2
Immediately
Address
Identified Units
Housing
Maintenance
Programs
Work With
Property Owners
to Identify
Problems

The Housing Rehabilitation & Maintenance Strategy is appropriate
where the housing units are substantially sound but are in need
of minor and/or intensive repairs. These houses are generally
identified as Type 2 and
Type 3 housing units in
the Baseline Analysis
(Table 9-2). The main
purpose of this strategy
is to reduce the
incidence of further
deterioration of these
housing units. If minor
Illustration 9-2
repairs
are
not
AN EXAMPLE OF A HOUSE BEING REHABILITATED
accomplished on Type 2
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units, such units may fall into the Type 3 category, making rehabilitation an
increasing challenge. Currently, approximately 28 percent of the City’s housing
stock falls within the Type 2 category, while just below five percent fall within the
Type 3 category. The Housing Rehabilitation & Maintenance Strategy correlates with
the areas identified with a “2” on Plate 9-1. It is recommended that the Type 2
units that have been identified (approximately 1,818 units) be immediately
addressed for several reasons:
•

•

•
•

These structures will contribute to Greenville’s future stock of affordable
housing. New housing of equal size and quality could not be
constructed and sold at the same prices of these units.
Over a period of time, if neglected, these areas can further deteriorate
such that preservation or rehabilitation will no longer be a realistic
option, and the units could further regress into a Type 4 condition
(discussed below);
If the deterioration of housing/neighborhoods is not addressed, the
decline may negatively impact surrounding areas with sound housing;
The overall image of Greenville can be enhanced through consistent
action by both the public and private sectors working together to address
areas of decline. Often such areas can be markedly improved by
volunteer efforts that are targeted toward such identified areas.

There are numerous programs that the City can participate in to address areas
identified with a “2” on Plate 9-1, the Housing Strategies map. Descriptions of
these programs are contained within the Maintaining Neighborhood Areas section
of this Chapter, page 9-9.

Property Clearance & Redevelopment

3
Remove
Structures
Identify a Set
Number Each
Year
Help Find
Alternate
Housing
Chapter 9

Redevelopment is the demolition, removal, or clearance of
structures and preparation of the lot for new construction.
Redevelopment is necessary when a housing unit reaches such
a state of deterioration that a rehabilitation strategy becomes
unfeasible. As Table 9-2 shows, only 117 structures (1.8
percent) out of over 6,480 single-family and duplex units were
considered beyond the point of rehabilitation and therefore are
in need of this Property Clearance & Redevelopment Strategy. At
the point where housing units need to be cleared, they pose a
significant health and safety issue for local citizens; the City,
therefore, should continue to be proactive in addressing such
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structures. It is recommended that the
City identify a set number of units per
year that need to be demolished and
allocate funds accordingly within areas
designated as “3” on Plate 9-1; this is
further discussed in the section called
Appropriate Funds for Demolition, which
is on page 9-22.
It is also
recommended that the City establish a
timeframe requirement of six months
for the demolition of units that have
been damaged by fire or similar
disaster.

Illustration 9-3
AN EXAMPLE OF A HOUSE THAT IS BEYOND REPAIR

Development Guidance

4
Develop a
Range of Policy
& Lot Sizes to
Create a
Balanced
Housing Mix
Proactively
Enforce
Ordinances
Prior to
Development

The standards for new residential development should be such
that maintenance and preservation strategies become necessary
only over a long period of time. Development guidance, either
during the stages of zoning change or subdivision approval,
provides City staff with an opportunity to ensure that the
City’s commitment to quality will be reflected in a residential
development of lasting value and stability. It is recommended
that the City develop a range of lot and dwelling sizes to
continue the goal of a balanced housing mix. In addition, the
City should continue to enforce the Subdivision Regulations,
Zoning Ordinance, building codes and minimum housing
standards in areas that are undeveloped and are identified with
a “4” on Plate 9-1. Proactive enforcement of City policies and
regulations prior to development is critical to maintaining local
housing stock and to furthering high standards for housing in
Greenville.

Housing Density
A mix of residential densities and
housing types is important to give
residents a choice in the selection of
housing. Cities should not have an
abundance of either large-lot or smalllot single-family development, but

Illustration 9-4
AN EXAMPLE OF A HOUSE IN A LARGE-LOT DEVELOPMENT
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single-family development should generally be the predominate type of
residential use. This is supported by the response to questions within the
Citizen Survey regarding the future growth and development of single-family
housing.
Several factors should be considered as the City engages in establishing more
specific policies on future single-family development and related rezoning
policies. First, according to the Citizen Survey (detailed in Table 9-1), 77
percent saw a major or moderate need for single-family housing in the range of
$100,000 or less, 51 percent saw a major or moderate need for housing in the
range of $100,000 to $150,000, and 24 percent saw a major or moderate need
for housing in the $150,000 to $250,000 range. Second, Greenville has several
areas currently developed with relatively small single-family lots. Third, it is a
generally accepted planning principle that single-family housing with similarly
sized lots should be adjacent to one another; that is, a development with an
average lot size of 5,000 square feet should not be adjacent to a development
with an average lot size of 12,000 square feet. This principle is not only good
planning practice, but it is also related to stabilizing and maintaining property
values. And finally, cities in Texas do not have the ability to impose lot size
policies in their areas of extraterritorial jurisdiction (ETJ); it is therefore even
more important for Greenville to establish a lot size policy within its City limits.
All of these factors should be used by the City
when future single-family lot size and rezoning
decisions are made in the areas identified with a
“4” on the Housing Strategies map (Plate 9-1). In
general, it is recommended that single-family
development within the current City limits have
an average lot size of approximately 7,000 square
feet. It is further recommended that the City
Illustration 9-5
A SINGLE-FAMILY HOME IN GREENVILLE
make rezoning decisions with due consideration to
lot size for new single-family developments
adjacent to existing single-family areas. Adjacent single-family subdivisions
should have similarly-sized lots. For example, developments with SF-3 zoning
(5,000 square foot lots) should be adjacent to other SF-3 zoned areas. However,
a development that has SF-3 zoning should be allowed to develop adjacent to an
area with larger lot zoning such as SF-2 (9,000 square foot lots) with buffering
elements incorporated to ensure proper transitioning. Buffering techniques are
discussed further in Chapter 10 of this Plan. It is important to note, however,
these recommendations for lot size compatibility should in no way discourage
new residential developments with varied lot sizes.
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Maintaining Neighborhood Areas
Previously within this Housing Strategies Plan, recommendations have
concentrated upon improving individual housing units. However, maintaining
the area surrounding housing units, that is, the neighborhood itself, is equally
important. The concepts of neighborhood integrity and sustainability essentially
refer to the quality of the physical appearance of neighborhoods. The following
sections are intended to provide recommendations on specific ways in which the
City can address deteriorating neighborhoods and can maintain existing high
quality neighborhoods.

Grant Programs, Nonprofit Agencies, & Volunteerism
Funding to improve both housing units and neighborhoods are available from
sources at the federal, state, and county level. While some of these programs
require capital reinvestment in the form of matching funds, others do not.
There are also some nonprofit agencies that can provide assistance; they have
been listed here as well.

Grant Funding Programs
•

•

•

The Fair Housing Initiative Program (FHIP) – Federal; administered by the
Fair Housing and Equal Opportunity Office; allocates funds on a
competitive/discretionary basis; generally no requirement for matching
funds on the part of the receiver
The Healthy Homes Initiative Program (HHI) – Federal; administered by the
Lead Hazard Control Office and builds upon the Housing and Urban
Development (HUD) Department's existing housing-related health and
safety issues; generally no requirement for matching funds on the part of
the receiver
Community Development Block Grant (CDBG) – Federal, State, and
County; administered by the Community Planning and Development
Office; allocates funds on a formula/entitlement basis; funding for
activities directed toward neighborhood revitalization, economic
development and the provision of improved community facilities and
services; participation can be through funds allocated by the State or
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•

•

County; generally no requirement for matching funds on the part of the
receiver
The HOME Investment Partnerships Program (HOME) – Federal, State,
County, and Local; administered by the Community Planning and
Development Office and allocates funds on a formula/entitlement basis;
funding may be used for a variety of activities, including housing
rehabilitation, tenant-based rental assistance, assistance to homebuyers,
acquisition of housing, new construction of housing, site acquisition, site
improvements, demolition, and relocation; generally a requirement for
matching funds on the part of the receiver equal to 25 percent of the
grant amount
Neighborhood Initiatives Grants - Federal, State, County, and Local;
administered by the Community Planning and Development Office;
allocates funds on a competitive/discretionary basis; generally no
requirement for matching funds on the part of the receiver

Nonprofit and Volunteer Organizations
•

•

Chapter 9

Habitat for Humanity - A
501(c)(3) nonprofit organization that builds and rehabilitates homes in partnership
with low-income people.
Houses, sold at no profit to
pre-qualified,
low-income
families,
are
financed
through no-interest mortgages. Mortgage payments are Source: www.udel.edu
Illustration 9-6
returned to a revolving fund,
HABITAT FOR HUMANITY AT WORK
which is used to finance
more construction. Pre-qualified homeowners are required to invest
hours directly working on the Habitat project. The organization utilizes
volunteer labor, monetary, and in-kind donations to build houses
Community Development Corporation (CDC) - A 501(c)(3) private,
nonprofit corporation formed to address special needs of a community,
such as the revitalization of lower- and moderate-income neighborhoods;
generally rely upon fundraising efforts for capital, funding may also
include CDBG or HOME funds from the local government or state
grants; typically undertake smaller projects that are less profitable to a
bank lender by lending money directly or utilizing funds as a guarantee
for conventional bank loans; usually comprised of a group of active
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•

community volunteers or developers and managed by financial
administrators
Christmas in April Program /Paint Your Heart Out Program – Non-profit,
“grassroots” efforts; typically begin by identifying properties and by
putting willing volunteers
together with donated
supplies.
Cities can
participate
by
helping
identify housing units in
need, prioritizing properties
in need of improvement,
obtaining donations from
local businesses, signing up Source: www.volbrow.org
Illustration 9-7
City staff and citizens who
THE PAINT YOUR HEART OUT PROGRAM AT WORK
are interested in helping,
and donating basic items. These programs have been proven to help to
improve numerous homes on an annual basis.

Programs Used in Greenville
Greenville has taken advantage of
some of these programs in the past.
Specifically, between 1999 and
2002, the Community Development Department applied for
funding help from the HOME
Investment Partnerships Program
(HOME). With a grant received in
1999 for $150,000 and another
received in 2002 for $200,000, the
City was able to provide 70 down
payment assistance loans of $5,000
for the purchase of a new home. In
addition, in 2001 the City received
over $400,000 for the reconstruction of eight local owner-occupied
homes that were previously
identified as being substandard.
Illustration 9-8
TWO OF THE HOUSES RECONSTRUCTED THROUGH RECENT
CITY GRANT PROGRAMS
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In addition to grant assistance, the Paint Your Heart Out program has also been
used locally in past years, although not directly through the City of Greenville.
This program has had some success upgrading homes in need of minor
improvements.

Future Grant Assistance
Due to budget concerns, the City of Greenville does not have the ability at this
time to participate in grant or funding programs that require matching funds.
However, it is recommended in the near future that the City research and apply
for programs that do not require the City to provide any funds. Also, as soon as
funds can be allocated, the City should apply for funding from programs that it
has successfully engaged in previously. Continual efforts made to address
Greenville’s housing needs on an on-going basis will eventually make a strong
impact on local housing.

Future Volunteer Programs
Due to the previous local success of the Paint Your Heart Out program, it is
recommended that this program be continued in future years as a City-initiated
program. Such an organized effort should occur at least once annually, and
should be increased to biannually if there is enough volunteer support. In
addition, Greenville officials, perhaps in conjunction with the Chamber of
Commerce or other business organization, should approach local building
supply stores and paint stores for donations. Specifically, one local store, the
Home Depot, has volunteerism and giving back to local communities identified as
part of their corporate responsibility9-1. Greenville should utilize local stores
such as the Home Depot to sustain programs like Paint Your Heart Out.
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Recommended City-Initiated Actions
During the course of this comprehensive planning process, housing issues were
at the forefront of items that needed to be addressed within the Comprehensive
Plan. Previous recommendations herein have dealt with housing strategies in
specific areas of the City, policies for new single-family housing development,
and possible funding mechanisms for improving housing. The following
discussion centers on specific recommendations of actions that the City of
Greenville can take to proactively address local housing issues.

Establish Conservation Districts
As discussed previously within this
Chapter, there are several unique
neighborhood areas in Greenville
with homes that are architecturally
significant to the history of the City.
They are distinguished from other
neighborhoods by their age and
distinct character. The importance
of maintaining these areas, and
upgrading them if need be, has been
established through this comprehensive planning process not only
through the citizen-based Comprehensive Plan Committee appointed
by the City to help write this Plan,
but also through the Citizen Survey.
Table 9-1 (page 9-2) shows that 41
percent of citizens feel that
preserving historic districts or
neighborhoods is important to the
Illustration 9-9
local quality of life in Greenville. OLD HOUSES IN GREENVILLE
THAT SHOULD BE MAINTAINED
The table also shows that 89 percent
of citizens surveyed agree with the City taking action to identify and preserve
areas and buildings of historical significance.
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Three areas significant to the history of the City have been identified in Plate 92. Reasons for maintaining the character of such areas are numerous, including
to help maintain property values in these older neighborhoods, as well as to
prevent infringement from new development that is not in keeping with the
neighborhood character. Area A encompasses Downtown Greenville as well as
several blocks to the east and north. Lee Street, Walnut Street, and Johnson
Street are some of the main streets anchoring this area, which stretches north to
Grant Park along Walnut Street. One location along Lee Street that is part of
this area is the site of the first railroad depot in Hunt County. This
neighborhood area is characterized by old houses and small, neighborhood
businesses. Regardless of that fact that some homes and nonresidential
structures
are
in
need
of
improvement, Area A has still been
identified as significant for the City to
maintain.
Area B encompasses an area east of
Wesley along O’Neal Street. O’Neal
was at one time a major east-west
thoroughfare through the City. Due
to its past importance, many homes
were erected along this street that now
contribute to the historic character of
the City, and therefore this
neighborhood area should be
maintained.
Park Street is the main artery of the
area encompassed by Area C. The
homes along this street have generally
been kept in excellent condition, and
are an example of the way in which an
Illustration 9-10
HOUSES ON PARK STREET
historic neighborhood should look
and feel. Area C also covers one
block north and a few blocks south of Park in proximity to Bois D’Arc Street.
Illustration 9-10 shows two of the homes along Park Street that should be
protected and maintained.

Historic Districts
There are two principle mechanisms through which the City can regulate the
protection of the areas identified on Plate 9-2. One mechanism is through the
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adoption of historic districts. However, historic districts are usually adopted for
areas that have identified historic structures or land, and are not simply
characterized by architecture, materials, or areas that are reminiscent of local
history. Although there are some such structures, in general these areas do not
have buildings or land with recognized historic status. Therefore, historic
districts are likely not the best mechanism for maintaining and enhancing these
areas, at least not in the short-term.

Conservation Districts
The other principle mechanism used by cities to protect significant areas is
through the adoption of conservation districts. A conservation district is most
often used when structures and land in general do not rise to the level of
historic status. Conservation districts…
…are a land use or zoning tool used to preserve neighborhood character,
retain affordable housing, and protect an area from inappropriate
development
…can serve as a catalyst for rehabilitation of existing buildings
…can be used to protect neighborhoods or districts that have significant
architectural or historic merit and a distinct character but that do not
qualify for historic district status.
Source: Morris, Marya. Innovative Tools for Historic Preservation: Conservation Districts, Chapter 2, pg. 13.

Given this description of what a
conservation district is and how it
differs from a traditional historic
district, conservation districts seem
more applicable for Greenville as a
mechanism for protecting the areas
identified on Plate 9-2. Some of the
important aspects that should be
addressed during the establishment
of conservation districts for Area A,
Illustration 9-11
B, and C include the following,
COMPATIBLE DEVELOPMENT BETWEEN NEW (left) & OLD (right)
although they may differ in the
actual requirement depending on the unique character of the specific area:
Scale of Structures
Scale of structures should include consideration of the neighborhood’s
housing units in terms of height and width. Also, the architectural style of
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the structures, such as Victorian, Arts and Crafts, antebellum, etc., should
be considered.
Building Material
Building material should include consideration of both principle and accent
building materials; for instance, if the majority of the neighborhood’s houses
have clapboard siding, a brick house may be incompatible. Front facades
and parts of the side facades visible from public streets are especially
important in terms of the visual compatibility seen from the street.
Setbacks & Spacing
Setbacks and spacing should include consideration of the way in which
existing homes and businesses are set on their respective sites, including
front and side setbacks; side setbacks are especially important for infill
housing, as evidenced by some infill housing that has been constructed in
old areas of large Texas cities
such as Houston and Dallas.
Infill housing in these
situations has often been too
massive for the site in
relation to existing older
homes.
The application of conservation
districts should be through a
zoning overlay instead of
through a straight zoning
district. With an overlay, actual
land uses that would be allowed
would not have to be defined as
it would in a straight zoning
district; the overlay conservation
district would apply solely to
aesthetic
and
site-related
elements that would help
maintain
these
significant
neighborhood areas. However,
Illustration 9-12
the City should not proactively INCOMPATIBLE DEVELOPMENT
BETWEEN OLD HOMES (to the left of
each picture) & NEW (to the right of each picture)
impose conservation districts in
these areas; it should be the
responsibility of the neighborhoods themselves to petition the City for such a
Comprehensive Plan 2025
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district. Although the City should not proactively adopt such conservation
districts, an effort should be made to make sure that residents in the identified
areas are aware that a special zoning district is available to ensure that their
neighborhoods are maintained. Upon request by at least 51 percent of the
residents of an identified neighborhood, the City should individualize an
overlay conservation district for the applicable neighborhood and integrate it
into the Zoning Ordinance. The unique characteristics of each area, especially
those that relate to the items outlined above that are typically addressed within
such districts, should be considered.

Solicit Input
People generally do not desire to live in substandard housing units – there is a
reason they have to live in these units. Knowledge about the reasons local
citizens are living in these conditions may help the City assess what needs to be
done. City of Greenville officials should therefore solicit input on what the
specific needs are of the individuals who own and/or live in the units identified
as Type 3 or Type 4 according to the Housing Condition survey (see related maps in
the Baseline Analysis, Plate 1-5, and Plate 1-6).
For example, some of these individuals may be elderly and may not be physically
able to undertake the repairs needed to improve their homes. In other cases,
lack of funds may keep individuals or families from making necessary
improvements. Also, people renting property may be having difficulty with the
property’s owner not undertaking necessary repairs. As one housing authority
organization acknowledges, “when resources are limited, there are difficult
tradeoffs between making rents affordable to the poorest tenants and ensuring
that enough income flows into a property to cover the repairs necessary to
sustain the structure’s useful life.”9-2
Knowledge of factors that may be keeping individuals from undertaking proper
maintenance will help the City to determine the best steps to take and to
allocate funds and services accordingly. Ways in which such information can be
gathered are numerous. The City could use a system of door-to-door surveying.
Public workshops could be held in areas of the City that have a concentration of
Type 3 and Type 4 units. Greenville officials could seek help from civic leaders
who know and/or have contact with citizens that live in these areas.
Concentrated efforts such as these would help the City gain the knowledge it
needs to be proactive in addressing deteriorating housing units.
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Work With Local Entities & Be a Facilitator
The basis for improving housing is not simply beautification or quality of life.
The basis is also closely linked to economic development:
The development of housing has a major impact on the…economic
growth and health of regions and communities. Housing is inextricably
linked to access to jobs and healthy communities and the social behavior
of the families who occupy it. The failure to achieve adequate housing
leads to significant societal costs.
Source: The Bipartisan Millennial Housing Commission; Meeting Our Nation’s Housing Challenges: Overview of
Report, May 30, 2002; ADDRESS: www.mhc.gov/report_files/frame.htm.

Given the fact that improving local housing is likely to have positive
consequences for economic development opportunities, City officials should
approach the Chamber of Commerce or other business organizations to provide
funding (i.e., small loans) or volunteers to help improve local houses.
Discussing housing issues with leaders of local financial institutions would be
another avenue the City should pursue - specialized home improvement loans
for families with limited income could be established through discourse with
such leaders. The City could even help in the formation of a Community
Development Corporation, which was one of the housing programs discussed
previously. Other localized efforts that the City could help facilitate include the
formation of neighborhood associations and local crime watch groups. As
programs and funding opportunities are realized in this manner, Greenville City
officials should become facilitators and informers, putting citizens in contact
with the right person or entity to help them meet their needs. Such efforts on
the part of the City of Greenville are also likely also to have the residual effect of
increasing homeownership, and thereby decreasing the incidence of future
housing issues.
As these efforts are undertaken, it is further recommended that the City initiate
an aggressive public awareness campaign in order to inform citizens about the
programs available for rehabilitation, reconstruction, and increasing home
ownership. If citizens are aware that financial assistance may be available for
upkeep and maintenance, the City may be able to divert some of the funds
dedicated to code enforcement and demolition (both are discussed separately
below) to renovation or replacement of substandard housing.
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Review Current Infill Policies
The City already has an ordinance that waives fees related to new home
construction in the area shown in Illustration 9-13 (on the following page). One
infill-related policy that the
City has already established
is a lot consolidation policy.
Another policy that could
be established in Greenville
is
a
recommended
“prototype” house for infill
development
in
older
neighborhoods, including
proposed
Conservation
Districts. Such a house
could be designed by local
architects, and would be
Illustration 9-13
compatible with local older
AREA TARGETED FOR INFILL WHEREIN SOME FEES ARE WAIVED FOR NEW HOME CONSTRUCTION
housing. The cost of the
house could be calculated in
advance, with different choices for floor plans, building materials, and
architectural style. Keeping the cost of such a “prototype” affordable may also
make demolition and rebuilding feasible for families with low to moderate
incomes.

Work With Owners of Rental Properties
A potential problem is the City’s high rate of renter-occupied units, estimated at
43 percent of the total housing units in Greenville by the 2000 U.S. Census. It
is critical to a long-term solution to the local housing issue that maintenance
and code enforcement programs be coordinated with owners and landlords. As
information within the Baseline Analysis showed (Table 1-24), almost 76 percent
of the houses in need of minor repair and almost 78 percent of the dilapidated
houses were rental units.
The City should establish a coalition of owners and landlords that have rental
units in areas in which a Housing Rehabilitation & Maintenance Strategy or a
Property Clearance & Redevelopment Strategy has been recommended. These areas
are shown with a“2” or “3”, respectively, on Plate 9-1. The purpose of this
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coalition would be to allow mutual communication between the City and the
owners and landlords. City officials would be able to communicate that their
concerns are based on the need to protect the public’s health, safety, and
welfare, and not necessarily based in the need to improve aesthetics. Owners
and landlords would be able to communicate to City officials about their issues.
Ideally, the City and owners and landlords would work together to collectively
come up with housing maintenance solutions. Perhaps the City could provide
incentives for better rental housing maintenance, such as a property tax
abatement program for housing units that are improved to City standards.
Owners and landlords may have other ideas that could be expressed about ways
in which Greenville could assist in improvements.

Review Current Code Enforcement Policies
Code enforcement is one way in which the City of Greenville can improve local
housing unit by unit. Many cities have code enforcement policies that are
reactive – that is, violations of general code regulations are not enforced unless
and until a complaint is made. Other cities have code enforcement policies that
are more proactive – that is, staff is actively looking at areas of the community
from a regulatory perspective, and enforcing codes as they see violations on a
regular, consistent basis, even without a complaint being made.
Greenville had previously considered passing an ordinance, referred to as the
Property Maintenance Ordinance, that would have given the City the authority
to inspect rental properties annually. The basis of such an inspection was a
Rental Business License (that would have been required by the Ordinance) that
would be issued to the person or entity renting the house (or apartment). This
Ordinance is not being recommended within this Housing Strategies Plan; the
rental property inspections proposed by the Ordinance are not generally
supported by the City any longer. However, the objectives that the City was
attempting to meet through the proposed Property Maintenance Ordinance
remain valid. Therefore, it is recommended that Greenville adopt a policy of
proactive code enforcement. Code enforcement officers should be surveying the
City, recognizing and taking care of violations in areas identified with a“2” or
“3” on Plate 9-1. Public safety issues related to housing, such as sagging roofs
and leaning exterior walls, should be of the utmost concern as violations are
identified. In the implementation of this proactive code enforcement policy,
owner-occupied units should be addressed in the same manner as renteroccupied units.
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In establishing a policy of proactive code enforcement, it is relevant to consider
the staffing levels that may be necessary to implement such a policy. Within
Table 9-3, the code enforcement staffing levels have been shown for several
cities that are comparable to Greenville. The peer cities of Corsicana, Denison,
Ennis, Sulphur Springs, Terrell, Waxahachie, and Weatherford have been
chosen either due to their proximity to Greenville or because they share similar
characteristics, such as size, access, industries, etc., with Greenville. These same
peer communities were used to compare different demographic and
socioeconomic factors within the Baseline Analysis, Chapter 1.
As the table shows, the average ratio for code enforcement officers to population
is 0.14 per 1,000 people, which calculates into 3.5 (3.3 actual calculation) code
enforcement
officers
for
a
Table 9-3
population of 23,960. Given that
CODE ENFORCEMENT STAFFING RATIOS
Greenville currently has one code
City of Greenville, Texas & Peer Communities
enforcement officer, the City
Number of
Ratio of
should have two additional full-time
2000
Code
Officers Per Average
City
Population Enforcement
1,000
Ratio
code enforcement officers, and one
Officers
Population
part-time or one employee that
Greenville
23,960
1
0.042
spends half their time enforcing the
City’s
code.
Given
this
24,485
3
0.123
Corsicana
information, the City should
22,773
1.5
0.066
Denison
consider hiring at least two
16,045
5
0.312
Ennis
0.14
additional officers in the short- Sulphur Springs 14,551
3
0.206
term.

Appropriate Funds for
Demolition

Terrell

13,606

2

0.147

Waxahachie

21,426

2.5

0.117

Weatherford

19,000

2.5

0.132

NOTE: The 0.5 number with regard to code enforcement officers represent a city staffperson that spends about half
of their time on code enforcement
Source: Population - U.S. Census; Code Enforcement Officers – Applicable City Staff

Regardless of the diligence with which the City undertakes maintenance and
improvement efforts, some housing units are already past the point of
rehabilitation. These units were identified in the Baseline Analysis as Type 4
units (graphically shown on Plate 1-5 and 1-6), and areas in which these units
are prevalent have been shown on Plate 9-1 with a “3”. Just as it is important
for Greenville to address housing units in need of maintenance and
rehabilitation, is equally important for the City to proactively demolish units
that cannot be rehabilitated. Funds should be allocated toward this effort as
they become available, not just to improve the overall local housing stock, but
also to protect the public’s health, safety and welfare.
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Conclusion
This Housing Strategies Plan has provided ways in which the City can maintain
the present character and quality of neighborhoods and housing in Greenville
and can proactively address deteriorated housing stock. The link that housing
has to economic development, quality of life, and community image makes this
issue especially important. As the City has recognized through its previous
efforts to improve housing and neighborhood areas, it is in the public interest to
maintain the highest possible housing quality and neighborhood character
throughout Greenville. Interaction and cooperation between property owners,
landlords, tenants, the municipality and volunteers will be required to maintain
and upgrade the quality of housing. The recommendations made within this
Housing Strategies Plan to address housing in Greenville are summarized within
Table 9-3.
Table 9-4
SUMMARY OF HOUSING STRATEGIES PLAN RECOMMENDATIONS
City of Greenville, Texas

Housing Strategies
In areas identified with a “1” on Plate 9-1, the City should sustain and protect existing
desirable conditions, engage in proactive code enforcement, and encourage complementary
relationships with land uses adjacent to such areas.
In areas identified with a “2” on Plate 9-1, the City should immediately address units in such
areas, establish housing maintenance programs, and work with property owners to identify
problems associated with maintaining area units.
In areas identified with a “3” on Plate 9-1, the City should actively remove structures by
identifying a set number to demolish each year, and should help those living in these
structures to find alternate housing.
In areas identified with a “4” on Plate 9-1, the City should develop a range of policy & lot
sizes to create a balanced housing mix, and should proactively enforce related ordinances
prior to development.

Housing Density
The City make rezoning decisions with due consideration to lot size for new single-family
developments adjacent to existing single-family areas. Adjacent single-family subdivisions
should have similarly-sized lots or should incorporate buffering techniques to create positive
transition between the two.

Grants & Volunteerism for Housing Improvements
The City should apply for Federal and State grant programs for improving housing that do
not require matching funds in the short term.
The City should sponsor a program such as Paint Your Heart Out at least once annually, and
biannually if possible.
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Table 9-4 (Cont’d)
SUMMARY OF HOUSING STRATEGIES PLAN RECOMMENDATIONS
City of Greenville, Texas

Conservation Districts
The City should make provision for the establishment of conservation districts within the
Zoning Ordinance. Plate 9-2 should be used as a guide for such districts.
Greenville should not proactively impose conservation districts in these areas; at least 51
percent of neighborhood’s residents should petition the City for the establishment of such a
conservation district.

City-Initiated Actions
The City should establish a timeframe requirement of six months for the demolition of
housing units that have been damaged by fire or similar disaster.
Greenville officials should solicit input on what the specific needs are of the individuals who
own and/or live in the units identified as Type 3 or Type 4 according to the Housing Condition
survey.
City officials should approach the Chamber of Commerce or other business organizations to
provide funding (i.e., small loans) or volunteers to help the City improve local houses.
The City should initiate an aggressive public awareness campaign in order to inform citizens
about the programs available to help with rehabilitation, reconstruction, and increasing home
ownership.
Greenville should develop a “prototype” house for infill development in older neighborhoods
that would be affordable as well as compatible.
The City should establish a coalition of owners and landlords that have rental units in areas
in which a Housing Rehabilitation & Maintenance Strategy or a Property Clearance & Redevelopment
Strategy has been recommended; the purpose of this coalition would be to provide a forum for
mutual communication between the City and owners/landlords.
Greenville should adopt a policy of proactive code enforcement - code enforcement officers
would actively survey the City for violations, principally related to public safety.
The City should consider increasing code enforcement consider the staffing levels; this may
be necessary to implement a proactive code enforcement policy.
The City should consistently allocate funds to demolish units that cannot be rehabilitated.
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Endnotes

9-1

The Home Depot 2001 Social Responsibility Report; ADDRESS: www.homedepot.com/HDUS/EN_US/corporate/
corp_respon/ docs/2001_report.pdf

9-2

Millennial Housing Commission Website: Letter from MHC Co-Chairs Susan Molinari and Richard Ravitch, May 30,
2002; ADDRESS: www.mhc.gov.
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