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A Foundation for Planning
A city’s comprehensive plan can be defined as a long-range planning tool that is
intended to be used by City staff, decision-makers and citizens to guide the
growth and physical development of a community for ten years, twenty years, or
an even longer period of time. It is a vision of what the community can become
and is a long-range statement of public policy.
In basic terms, the primary objectives of a comprehensive plan are to accomplish
the following:
•
•
•
•
•
•

Efficient delivery of public services,
Coordination of public and private investment,
Minimization of potential conflicts between land uses,
Management of growth in an orderly manner,
Cost-effective public investments, and
A rational and reasonable basis for making decisions about the
community.

The Baseline Analysis represents the initial step in developing a Comprehensive
Plan for Greenville. It establishes a reference point from which decisions that
represent the community’s interests can be made. The Baseline Analysis provides
a context of facts and documentation of the physical and socioeconomic
(demographic) characteristics unique to Greenville and the surrounding area.
The following baseline sections are designed to facilitate the formulation of
goals and objectives for the Comprehensive Plan:
•
•
•

Background Information
Physical Factors Influencing Development
Demographic & Socioeconomic Characteristics

Illustration 1-1
Gateway to Greenville
Comprehensive Plan 2025
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•
•
•

Existing Land Use Characteristics
Existing Housing Characteristics
Existing Zoning Characteristics

These sections reveal the opportunities
for and potential limitations to growth
in Greenville and the surrounding
area.

Illustration 1-2
Downtown Greenville

Chapter 1
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Background Information
Greenville’s Relationship to the Region
The City of Greenville is located in Hunt County in the northeastern portion of
the state of Texas, approximately 50 miles east of Dallas. It is the largest city in
the County; the city of Commerce to the east of Greenville is the second largest.
Interstate Highway 30 is one of the major transportation routes to, from, and
through Greenville, and is one of the most significant regional influences for the
City. IH 30 has one terminus west of Fort Worth, Texas, and continues east to
its other terminus in Little Rock, Arkansas.1-1 As a result of this Interstate,
Greenville is linked to other interstates and to markets throughout North
America. Between Greenville and Dallas along IH 30 lie the cities of Royce
City, Rockwall, and Rowlett. Plate 1-1 shows Greenville in relation to the
surrounding region.

Air Transportation
Greenville Municipal
Airport (Majors Field)1-2
The Greenville Municipal Airport
(GVT)1-3 provides air transportation to and from the Greenville
area. It is located four miles
southeast of the City.1-4 The airport serves as a point of entry for
businesses and also as a place to
service aircraft.
In the early 1940’s Greenville
purchased 760 acres for a
federally funded wartime airfield;
soon after, the airport was named
Majors Field in honor of
Illustration 1-3
Greenville’s Lieutenant Truett
Greenville Municipal Airport (Majors Field)
Majors, the first Hunt County
man killed in action during World War II.1-5
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The airport has had a significant impact on the local economy ever since its
creation. Today, several industries have located businesses close to the facility.
Currently, the airport accommodates most aircrafts and has a maximum runway
length of 8,0921-6 feet. The airport has many features, such as an up-to-date
traffic control system and “one of the first FAA-certified non-Federal airport
surveillance radar (ASR) systems in the country”1-7, that service businesses and
visitors. Greenville also has its own FAA-certified traffic controllers and is
independent of the Dallas Terminal Control Area.
An Airport Action Plan1-8 was completed in March 1995 through a joint effort by
the City of Greenville and the Texas Department of Transportation (TxDOT).
The purpose of the document was to identify needed improvements and to
integrate them into an analysis of the airport, and to provide a guide to local
officials to improve the airport and
its operations.

Surrounding Jurisdictions
Hunt County & Surrounding
Counties
Greenville serves as the Hunt
County seat. Hunt County is 841
square miles, and had a population
of 64,343 in 1990 and 76,596 in
2000, according to the U.S. Census.
In a clockwise direction around
Hunt County lies Fannin County to
the north, Delta County to the
northeast, Hopkins County directly
to the east, and Rains County to the
southeast. To the south of Hunt
Illustration 1-4
The Hunt County Courthouse in Downtown Greenville
County lies Van Zandt County to
the southeast corner of Hunt
County and Kaufman County to the southwest. Rockwall County, which is the
smallest county geographically in the state of Texas, is located to the west of
Hunt County. Finally, also to the west of Hunt County is Collin County, which
is highly populated at approximately 491,675 people.
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Surrounding Cities1-9
There are several cities that influence the growth and development of
Greenville. The following is a listing of significant cities in neighboring counties
with population figures.
• Commerce: This city is located to the east of Greenville in Hunt
County; State Highway 224 provides access between Greenville and
Commerce. The estimated population is 7,669.
• Sulphur Springs: This city is located to the west along Interstate 30
in Hopkins County and has a population of 14,551.
• Terrell: This city is located to the south along Highway 34 in
Kaufman County and has a population of 13,606.
• McKinney: This city is located to the west along Highway 380 in
Collin County and has a population of 54,369.
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Historical Background
General History
In 1846 the City of Greenville and Hunt County were established by an act of
the Texas legislature.1-10 The City was named after General Thomas Green who
served in the Texas Army. Residents of the County selected the town site,
which was 640 acres donated by McQuinney Howell Wright, a local landowner.
On January 15, 1847, a land auction was held and sites around the proposed
town square were bought and sold. This event marked the beginning of
development in Greenville. With the funds received from land auctions, the
first County courthouse was built. In the same year, 1847, Greenville received
its first post office and a private primary school, the Greenville Institute, which
opened inside the new courthouse.
The City incorporated on February 15, 1852. By this time, Greenville had
already experienced development and was becoming a notable community.
Businesses such as general stores, taverns, grocery stores, and hotels were
developed around the town square. Also, social groups like the Masons
organized lodges in the area. The City grew in the following years, however, the
rural nature of the area and lack of transportation limited growth. With no
railroads or navigable waterways, all commerce had to be hauled by ox cart to
and from Jefferson, a community that is 120 miles to the east.1-11
After the Civil War, Greenville was a site for federal military forces. In 1872,
Greenville progressively sought to educate children ages eight to fourteen. The
City paid for the tuition of local students to attend any one of Greenville’s
private schools. The first school for African-Americans opened in 1881.
Greenville began operating a school system in 1884, and two school buildings
were built in 1885.
In 1884, with a population of 3,000 Greenville supported two weekly
newspapers and fifteen businesses consisting of banks, cotton gins, and
flourmills. The City also boasted an opera house with an 800-person seating
capacity. In the 1880’s Greenville became a center for railroad transportation.
By 1887, the City was a leading cotton marketing location. The following is a
time line of the arrival of different railroads in the City.
• 1880 - Missouri, Kansas and Texas Extensions Railway
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1881 - East Line and Red River Railroad
1886 - Dallas and Greenville Railway
1887 - St. Louis Southwestern Railway (Cotton Belt)
1896 - Texas Midland Line

In 1889 the City opened its water works plant. Later, in 1891 Greenville was
the first community in Texas to have a municipally owned utility system. By
1892, Greenville had a population of approximately 5,000 people, and was
called the “principal City of . . . one of the richest blackland counties” in the
state. During this time, Greenville supported 200 businesses and shipped more
than $1 million of cotton annually.
At the beginning of the 20th century, Greenville’s population reached 8,500
people, and by 1914 the population climbed to 14,000. The City had two daily
newspapers, a variety of businesses, four public schools, and a 3,500-volume
public library. A slight population decline followed, and in 1925 Greenville’s
population was estimated to be approximately 12,000 people. The City still
retained 375 commercial establishments, and although cotton remained a staple
crop, the number of farms decreased. In 1933, Greenville had an estimated
population of 12,407 residents and 400 businesses. During the 1950’s the
number of farms continued to decline, while cotton production reached its
peak. The City population was approximately 19,000 by the mid-1960’s.
Large employers played a major role in the growth of Greenville. In the late
1960’s, Ling-TEMCO-Vought (LTV) was the City’s largest employer with 4,600
employees. The Electric Supply Company and Mary of Puddin' Hill,
Incorporated, bakers and retailers of fruitcakes, were among the local industry
employers in the Greenville area. The population by 1976 was estimated to be
23,650 people.
Currently, three railroads, the St. Louis Southwestern, the Louisiana and
Arkansas, and the Missouri, Kansas, and Topeka, serve the City. There are
numerous transportation routes connecting Greenville to other areas, including
Interstate Highway 30, U.S. Highways 380, 69, and 67, and State Highways 224,
66, and 34. The City’s population in 2000 was estimated by the U.S. Census to
be approximately 23,960 people.
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People Important to Greenville’s History
The City of Greenville would not be what it is today without the initiative taken
by many people throughout its history. Therefore, in this discussion of the
City’s past, it is important to recognize those key people. The following listing
seeks to recognize the people that made the most obvious and lasting
contribution to the success of Greenville. It should be noted, however, that the
list cannot be inclusive, and there are surely people that are not recognized here
that also played an important role in the history of the City.
•

•

•
•
•
•

•
•
•

•
•
•
•

McQuinney Howell (M.H.) Wright: An original settler and founder of
Greenville, Mr. Wright donated 100 acres of his 640-acrehomestead for
the Greenville town site.
Lindley Johnson: Mr. Johnson was the purchaser of the first lot within
the City. The lot was purchased at a first-ever auction of lots where
proceeds were used to construct a log courthouse and a town well (which
was too saline for human consumption).
Dr. J.J. Cooper: Dr. Cooper operated the first drug store.
Fred Ende: Mr. Ende owned a general merchandise store that was
constructed in 1857 at the southeast corner of the Downtown square.
J.M. Porter: Mr. Porter was editor of Greenville’s first newspaper, The
Gladiator.
Col. J.D. Bayne: Col. Bayne was owner of Greenville’s second
newspaper, the Greenville Morning Herald, that began as a weekly in 1869;
after several reinventions and name changes, it was merged with the
Evening Banner to form the current leading daily, The Herald-Banner.
Eliza Stevens: Ms. Stevens was a slave and the first convert to the First
Baptist Church, formed in 1848.
B.D. Martin: Mr. Martin was first mayor of the newly incorporated
(1873) City of Greenville.
Tom King: Mr. King used his wealth to the benefit of Greenville by
becoming a town builder and constructing the King Opera House in
1891.
Hardin Hart: Mr. Hart was a District Judge during Reconstruction who
lost an arm when shot by bushwhackers.
Dr. Robert Sayle: Dr. Sayle was an early medical doctor and real estate
developer.
May Moulton Harrison: Ms. Harrison was a noted educator and library
supporter.
Notable Greenville natives:
 Bob Neyland was a pitcher for West Point, where he set a school
record for successive wins. He then went on to coach at the
University of Tennessee.
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Edgar Albowich was a member of the 1932 U.S. Olympic team’s
winning 1600 meter relay team.
Dean Hallmark flew in Doolittle’s Raid over Tokyo, and was
captured and executed by the Japanese in World War II.
Lallie Briscoe Carlisle was the first woman in Texas appointed to
fill an elected office (County Clerk) when her husband, E. W.
Briscoe died in office.
B. F. Looney was a local attorney who became Attorney General of
the State of Texas and ran against Pat Neff for governor of Texas.
J. S. Sherrill was a local attorney who, while serving in the Texas
House of Representatives, was elected Speaker of the House.
Will N. Harrison was a local real estate developer who obtained
financing for the majority of farms and homes in Greenville and
Hunt County in the late 19th century and early 20th century.
Reecy Davis, Sr.
was the Southern Middleweight Boxing
Champion in 1949, and was a leader in the African-American
community.
John Love Boles, Mack Harrell, Joyce Allmand, Donna Sanders and
her husband Steve Roland are some of the distinguished musical
artists and performers native to the City.
In World War II, 5,000 from Hunt County served their country,
and 234 gave their lives for it. Outstanding Greenville
servicemen include General Robert R. Neyland and Audie Murphy.
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Physical Factors Influencing Development
Natural Features
Natural features influence where and what type of development can occur.
Topography, soils, vegetation, and wildlife are factors that should be considered
in the context of planning, especially in relation to future land use, public
facilities, and thoroughfares. To the extent possible, these factors have been
graphically shown on Plate 1-2. Following is a discussion of several natural
features as they relate to Greenville and Hunt County.

Soils & Topography1-12
The Blackland Prairies, which is a soil classification that is characterized by tall
grasses and rolling hills, generally stretch from the Red River (bordering Texas
and Oklahoma) to the San Antonio area and cover approximately 12.6 million
acres. The Blackland Prairies are considered to be grasslands, which according
to The Handbook of Texas are defined as “areas dominated by grasses, with tree
or shrub canopies covering less than 25 percent of the area”. The area
surrounding the City and encompassing Hunt County is classified as part of the
Blackland Prairies. The rolling hills that characterize this soil type can be
observed throughout Hunt County, which has elevations that range from 450
feet above sea level in the southeastern portion to 700 feet above sea level in the
northwestern section.

Vegetation1-13
The Blackland Prairies have experienced change over the last 150 years.
Originally, the Blackland Prairies were covered with little bluestem, big
bluestem, indiangrass, tall dropseed, and Silveus dropseed. However, in the early
1900’s, 98 percent of the Blackland Prairies were cultivated. The crops that
were grown in place of the original vegetation were cotton, sorghum, corn,
wheat, and forages (food for animals). During the latter part of the century, less
land was utilized for crops and more grazing areas for livestock were established.
Today, the composition of the land is approximately 50 percent cropland, 25
percent pasture, and 25 percent rangeland. Native vegetation and hay
production still exist, but account for a small percentage of the Blackland
Prairies.
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Climate1-14
Climate can play an important role in the development of any city. The
following is a summary of the climate in the Greenville area.
• January average maximum: 51° F
• January average minimum: 28° F
• July average maximum: 93° F
• July average minimum: 70° F
• Highest recorded temperature: 116° F
• Lowest recorded temperature: - 4° F
• Average rainfall: 43 inches a year1-15
• Growing season: 218 to 247 days1-16

Drainage Areas1-17
Three drainage basins carry water runoff for Hunt County: the Trinity River
basin in the northwestern portion of the County, the Sulphur River in the
northeastern part of the County, and the Sabine River in the southern portion
of the County.
Table 1-1
ENDANGERED, THREATENED OR RARE SPECIES
Hunt County, Texas

Threatened & Endangered
Species Within Hunt County
Table 1-1 list all the federally or state
recognized endangered, threatened or
rare species for Hunt County
according to the Texas Parks and
Wildlife Department. These species
are recognized because they are at risk
of extinction.
Development may
affect any one of the fourteen species
listed within Table 1-1.
The existence of these species does
not make development impossible.
However, knowledge of the existence
of one or more of these species
within an area being proposed for
development would warrant further
investigation. Table 1-1 lists the
highest level of classification from
either
the
federal
or
state
government.

Comprehensive Plan 2025

SPECIES
Birds
Arctic Peregrine Falcon
Bald Eagle
Henslow's Sparrow
Interior Least Tern
Migrant Loggerhead Shrike
Western Burrowing Owl
White-faced Ibis
Whooping Crane
Wood Stork
Fishes
Blackside Darter
Mammals
Plains Spotted Skunk
Reptiles
Texas Garter Snake
Texas Horned Lizard
Timber/Canebrake
Rattlesnake

STATUS*
Threatened
Threatened
Rare
Endangered
Rare
Rare
Threatened
Endangered
Threatened
Threatened
Rare
Rare
Threatened
Threatened

*If rankings differ between federal or state classification, the higher of
the two is shown.
Source: Texas Parks and Wildlife Department
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Aquifers
Aquifers underlie about 80 percent of the state of Texas. Approximately 56
percent of people in the state get their water from nine major and 20 minor
aquifers. There are three aquifers that lie beneath the Hunt County area.
The Trinity Aquifer, a major aquifer, crosses the far north and northwest
sections of the county. It stretches from the Red River to Central Texas and
serves as a major water source for the Austin/San Antonio area1-18. The portion
of the aquifer that runs through Hunt County is highly mineralized and can
adversely contribute to the quality of well water in the area1-19.
The Woodbine Aquifer, a minor aquifer, also crosses the northwest sections of
Hunt County. It spans a distance from north of the Dallas-Forth Worth area to
the Waco area. This aquifer’s water from the portion that underlies Hunt
County is of relatively poor quality and is high in iron concentrates.
The Nacatoch Aquifer, a minor aquifer, stretches across the middle of Hunt
County. The aquifer’s water is generally alkaline, high in sodium bicarbonate,
soft, and contains dissolved-solids concentrations. Farmers and ranchers use
this water to feed livestock and domestic animals. Also, people have found that
the aquifer could be used for drinking water. In the past, the city of Commerce
has pumped water from the aquifer, however, the city now relies on surface
water.

Man-Made Features
The importance of man-made features, such as transportation facilities,
extraterritorial jurisdiction (ETJ), and infrastructure provisions are significant
factors that greatly influence development patterns. Educational opportunities,
such as higher education, can also affect development in terms of industry and
employment. Many of these features have been shown graphically on Plate 1-2.
The following discussion relates to the significant man-made elements that
currently exist within Greenville and the vicinity.

Transportation Facilities
Thoroughfares
Greenville serves as the center for activity in the local area. It also has a
major economic link to the Dallas-Fort Worth area with Interstate Highway
30. Transportation to and from the City is extremely important to
economic development and other quality of life issues.
• Interstate Highway 301-20: Interstate Highway 30 runs east-to-west,
crossing through the south-central section of the City in a southwest
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to northeast direction. With Dallas approximately 50 miles away, IH
30 links Greenville to this key economic area. Also, IH 30 allows
Greenville, as well as the region, easy access to the nation through
the interstate highway system.
U.S. Highway 380: U.S. Highway 380 starts in the northern part of
Greenville and continues east to New Mexico.1-21
U.S. Highway 69: U.S. Highway 69 begins in Port Arthur, Texas
and extends 1,136 miles north to Albert Lea, Minnesota. The
highway crosses the middle of Greenville from the southeast section
to the northwest section of the City.1-22
U.S. Highway 67: U.S. Highway 67 originates in Sabula, Iowa, and
terminates 1,560 miles away in Presidio, Texas. It travels through
the core area of Greenville as Business 67.1-23
State Highway 224: State Highway 224 links Greenville to the city
of Commerce. The highway enters the Greenville area in the
northeastern section of the City.1-24
State Highway 66: State Highway 66 has one terminus in Garland,
Texas, and another terminus in Greenville.1-25
State Highway 34: State Highway 34 starts in Honey Grove, Texas,
north of Greenville, moves through the center of the City, and
continues to its termination in Ennis, Texas.1-26

Railroads
Railroads were a major catalyst for growth for many Texas cities, and
although their importance is less today, rail access continues to play a major
role in economic and industrial development. Greenville is serviced by
several rail carriers, including the Southern Pacific, Kansas City Southern,
and Blackland Rail lines1-27. These rail companies allow for products to be
shipped between Greenville and virtually anywhere across the country. Also,
other short lines, such as the Louisiana and Arkansas and Texas
Northeastern lines, provide service to the region1-28.

Extraterritorial Jurisdiction
Unlike many cities throughout Texas, Greenville is
not constrained by adjacent municipalities and their
respective corporate city limits. The Texas Local
Government Code states that cities over 25,000 in
population are allowed an extraterritorial jurisdiction
(ETJ) of two miles around their incorporated city
limits. In the late 1990’s, Greenville extended its
ETJ after growing to a population of over 25,000.
This two-mile ETJ is reflected on Plate 1-2.
Comprehensive Plan 2025
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Chapter 42.021 of the TLGC:
The extraterritorial jurisdiction of
a municipality is the
unincorporated area that is
contiguous to the corporate
boundaries of the municipality
and that is located … (3) within
two miles of those boundaries, in
the case of a municipality with
25,000 to 49,999 inhabitants.
{The standard applicable to Greenville has
been quoted.}
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Now that Greenville’s ETJ has been established, no community can incorporate
and become a city within this ETJ boundary. Also, there are no surrounding
incorporated communities that encroach upon the City’s ETJ, and therefore,
Greenville may annex any area that is contiguous with existing City limits within
that two-mile radius. In addition, Texas state law grants cities the right to
enforce subdivision regulations and to require right-of-way according to an
adopted plan in the ETJ. The way in which annexation, subdivision regulation,
and right-of-way dedication in the ETJ relates to Greenville will be discussed
further in subsequent chapters of the Comprehensive Plan.

Infrastructure Provisions
Water
In August of 2000, the City initiated a
study of the local water system to identify short-term and long-term needs related to distribution1-29. The engineering firm of NRS Consulting Engineers
completed the study in July of 2001.
Improvements proposed are intended to
aid the City in correcting deficiencies
and providing for increased distribution
thorough the year 2020.
The following listing is an excerpt from
the Greenville Board of Development’s
Illustration 1-5
website and related publications
A Water Tower in Greenville
pertaining to Greenville’s water supply1-30:
• Water service is provided by City of Greenville.
• Water sources are Lake Tawakoni and the Sabine River.
• The water treatment facility meets or exceeds all federal water quality
standards.
• The water plant has a capacity of 13 million gallons per day (MGD).
• The average water consumption is 4.5 MGD.
• At peak consumption, 8 MGD are used.
• Water is supplied through mains that are between six and 24 inches.
• Greenville has two water towers, with a total capacity of one million
gallons (500,000 gallons each)
• There are five city reservoirs for reserve capacity.
• The City has a total storage capacity of 6,250,000 gallons.
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Wastewater
In 1994, the City of Greenville initiated a detailed study of their wastewater
system to determine needed improvements1-31. This study, which was
completed in 1995, made several recommendations to improve the system,
including eliminating overflows, repairing system defects consistently,
adding new sewer lines, and improving two lift stations. The catalyst for this
study was a notification to the City from the Environmental Protection
Agency (EPA) that Greenville’s wastewater system had operation and
maintenance deficiencies.
In August 1997, the City and the Environmental Protection Agency agreed
on a schedule for the implementation of a Sewer System Improvement
Program (SSIP)1-32. The schedule allows for all repairs and capital
improvements to be completed by December 31, 2004. Greenville is in the
process of funding and completing these improvements as the budget allows.
Infrastructure Assessment Within This Comprehensive Plan
As part of this Comprehensive Plan effort, an Infrastructure Plan will be
prepared by the engineering firm of Hunter Associates. This Plan will
document and analyze the City’s water, wastewater, storm water and utility
systems. It will also identify and discuss potential infrastructure-related
constraints to development and the major challenges Greenville may have in
supporting its projected population growth. Capital improvement priorities
and growth management strategies will also be outlined in coordination with
other Comprehensive Plan elements.

Higher Education in the Region
There are two major locations in close proximity to Greenville where residents
can complete college-level coursework. The following is a discussion of each of
these higher education facilities:
•

Texas A&M Commerce: Texas A&M Commerce enrolls approximately
8,000 students1-33. The university offers a wide variety of undergraduate,
graduate and doctoral degrees1-34. Among the most popular majors are
interdisciplinary studies, business management, public administration,
social sciences, history, and parks and recreation. The university has
been known by numerous names over the years, but in 1996, the school
joined the University of Texas A&M System and became known as
Texas A&M Commerce.
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Greenville Technical Center: Located in Greenville, the Center
provides vocational and technical programs for people in the local area135
. The Center is affiliated with the Paris County Junior College, located
50 miles east in Paris, Texas.
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Demographic & Socioeconomic Characteristics
Demographics

Table 1-2
POPULATION GROWTH
City of Greenville, Texas

City Population Growth

Population
Greenville
has
experienced
Year
Population
Change
moderate growth over the past
6,860
----1900
century, as Table 1-2 shows. The
8,850
1,990
1910
most rapid rates of growth occurred
between 1900 and 1910, and
12,384
3,534
1920
between 1950 and 1960. The lowest
12,407
23
1930
population growth experienced by
13,995
1,588
1940
Greenville occurred between 1920
14,727
732
1950
and 1930, and more recently
19,087
4,360
1960
between 1970 and 1980. During
22,043
2,956
1970
the 1980’s, growth was more
22,161
118
1980
aggressive at 4.1 percent, adding 910
23,071
910
1990
more residents to the City by 1990.
23,960
889
2000
By the year 2000, the U.S Census
estimated Greenville’s population to Source: U.S. Census
be 23,960. During the span of the
20th Century, Greenville grew from 6,860 people to almost 24,000.

Percent
Change
----29.01%
39.93%
0.19%
12.80%
5.23%
29.61%
15.49%
0.54%
4.11%
3.85%

Figure 1-1
POPULATION GROWTH
City of Greenville, Texas
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County Population Growth

Table 1-3
POPULATION GROWTH
Hunt County, Texas

An
examination
of
Hunt
County’s population reveals the
Population Percent
area has experienced times of
Year
Population
Change
Change
decline and times of growth in
terms of population. Table 1-3
47,295
-------------1900
shows the changes in County
48,116
821
1.70%
1910
population since 1900.
The
50,350
2,234
4.60%
1920
largest period of population
49,016
-1,334
-2.60%
1930
decline occurred between 1950
48,793
-223
-0.50%
1940
and 1970, when the County
42,731
-6,062
-12.40%
1950
population decline by over 9,000
39,399
-3,332
-7.80%
1960
people. The largest period of
47,948
8,549
21.70%
1970
growth, however, has occurred in
55,248
7,300
15.20%
1980
the past few decades, between
64,343
9,095
16.50%
1990
1970 and 2000. Hunt County
experienced its second-largest rate
76,596
12,253
19.00%
2000
of growth between 1990 and
Source: U.S. Census
2000, at approximately 19
percent. One possible explanation for the recent high growth is the shift in the
area’s economy from agrarian-based to a more diversified base of industrial,
commercial, retail and service businesses.
Figure 1-2
POPULATION GROWTH
Hunt County, Texas
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The counties surrounding Hunt County have experienced different rates of
growth and have varying population totals. Collin County has the largest
population of any county to share a border with Hunt County. Hunt County is
the second largest county in the area in terms of population size. Table 1-4 and
Figure 1-3 show that Hunt County, along with every surrounding county,
experienced a population increase between 1980 and 2000. County growth
Table 1-4
POPULATION CHANGE
Hunt and Surrounding Counties
COUNTY

1940

1950

1960

1970

1980

1990

2000

Collin

47,190

41,692

41,247

66,920

144,576

264,036

491,675

Hunt

48,793

42,731

39,399

47,948

55,248

64,343

76,596

Kaufmann

38,308

31,170

29,931

32,392

39,015

52,220

71,313

Van Zandt

31,155

22,593

19,091

22,155

31,426

37,944

48,140

Rockwall

7,051

6,156

5,878

7,046

14,528

25,604

43,080

Hopkins

30,274

23,490

18,594

20,710

25,247

28,833

31,960

Fannin

41,064

31,253

23,880

22,705

24,285

24,804

31,242

Rains

7,334

4,266

2,993

3,752

4,839

6,715

9,139

Delta

12,858

8,964

5,860

4,927

4,839

4,857

5,327

Source: U.S. Census

Population

Figure 1-3
POPULATION CHANGE
Hunt and Surrounding Counties
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patterns before 1920 tend to vary depending on the county. All counties
experienced a decline in total population from 1920 to 1960. The greatest
county growth was experienced in Collin County, as cities like Plano and
McKinney began to absorb growth from the city of Dallas and surrounding
areas.
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Growth within Greenville’s ETJ would account for a portion of the County
population growth. For Greenville, population growth in Hunt County is
important for two primary reasons. One, it is in the City’s interest to have
development occur within the City limits, not only so that Greenville
continues to grow and to be a vibrant community, but also so that
City infrastructure and services are efficiently provided. Two, due to
the fact that counties in Texas do not have any zoning authority or
land use controls, the quality of development that occurs in the
counties is often less than development within cities. This is
especially a concern within ETJ areas, since those areas are generally
anticipated to be annexed into municipal limits at some point. Hunt
County’s growth rate between 1990 and 2000 was much higher than
that of Greenville, at 19 percent and 3.6 percent, respectively. This
Illustration 1-6
growth trend and strategies that the City could take to reverse this
Citizens of Greenville
trend will be discussed in detail within the Future Land Use Plan.

Population Growth in the City of Greenville & Peer Communities
Population growth will now be discussed for Greenville and several regional
cities, Corsicana, Denison, Ennis, McKinney, Sulphur Springs, Terrell,
Waxahachie, and Weatherford. These cities, referred to in Table 1-5 and
related Figure 1-4 as “peer communities” have been chosen either due to their
proximity to Greenville or because they share similar characteristics, such as size,
access, industries, etc., with Greenville.
McKinney, located in Collin County, has the largest population of the cities
listed in Table 1-5 with 54,369 residents in 2000. This city experienced the
Table 1-5
POPULATION AND HOUSING 1980 – 2000
City of Greenville, Texas & Peer Communities
1980
City

1990

2000

Population

Housing
Units

Population

Housing
Units

Population

Housing
Units

Greenville

22,161

9,425

23,071

10,163

23,960

9,977

Corsicana

21,712

8,977

22,911

9,622

24,485

9,552

Denison

23,884

10,187

21,505

10,328

22,773

10,309

Ennis

12,110

4,336

13,883

5,050

16,045

5,618

McKinney

16,256

6,248

21,283

8,539

54,369

19,462

Sulphur Springs

12,804

5,351

14,062

6,375

14,551

6,492

Terrell

13,269

4,601

12,490

4,735

13,606

5,032

Waxahachie

14,624

5,386

18,168

6,981

21,426

7,909

Weatherford

12,049

5,354

14,804

6,577

19,000

8,232

Source: U.S. Census
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largest rate of growth of the cities listed as well, more than tripling in size in the
past two decades. Greenville is the second largest city listed with 23,960
residents reported by the 2000 Census. The City has added almost 2,000
people in the past twenty years. Denison and Terrell have both experienced
negative fluctuations in their population numbers, while Corsicana, Ennis, and
Sulphur Springs have experienced moderate growth.
Waxahachie and
Weatherford have grown slightly more rapidly; both of these cities have growth
of almost 7,000 people since 1980.
Housing is another indicator of economic well-being and can influence land use
policy and development. As may be expected, positive trends in population,
meaning population growth, influences a similarly positive trend in the number
of housing units. Conversely however, negative trends in population, meaning a
community that experiences marked decline in population, may be left with a
large amount of vacant existing housing.
Figure 1-4
POPULATION AND HOUSING 1980 – 2000
City of Greenville, Texas & Peer Communities
60,000
40,000
30,000
20,000

1980

1990
Year

Housing
Units

Population

Housing
Units

Housing
Units

0

Population

10,000
Population

Number

50,000

Greenville
Corsicana
Denison
Ennis
McKinney
Sulphur Springs
Terrell
Waxahachie
Weatherford

2000

Greenville, Corsicana, and Denison have all experienced negative fluctuations
in their respective housing numbers. In Greenville, this may actually reflect the
proactive policy of demolishing sub-standard housing units that has taken effect
in recent years. The city of McKinney has experienced a large increase in its
number of housing units since 1980, as shown in blue in Figure 1-4. Ennis and
Sulphur Springs have both added over 1,000 units to their housing stock
between 1980 and 2000, while Waxahachie and Weatherford have added over
2,500 to theirs. The increase in housing units in Terrell has been more
moderate, with approximately 400 additional units.
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Regional Growth Comparison
Another method of evaluating a community’s percentage of growth is to
compare it to a larger regional area. Defining Hunt County as the region that is
most influential on, and most influenced by, the City of Greenville, and then
analyzing Hunt County’s population growth along with that of the City’s allows
for a comparative analysis of Greenville’s contribution to the region. Table 1-6
shows this comparison.
Table 1-6
REGIONAL GROWTH COMPARISON
City of Greenville as Part of Hunt County

The
City
of
Greenville
acPercentage of City
City of Greenville Population of
counted for 31.3
Year
Population
Population
Hunt County
percent of the
Within the County
county’s popula22,043
47,948
46.00%
1970
tion in 2000. The
22,161
55,248
40.10%
1980
City’s share of the
23,071
64,343
35.90%
1990
county population
23,960
76,596
31.30%
2000
has been decreasing since 1970. In Source: U.S. Census
the past three decades, Greenville’s contribution to the overall population of the County has
decreased by between four and six percent. Again, this is an indication of a
continuing trend that Hunt County is growing more rapidly in population than
is Greenville. Figure 1-5 shows this progression graphically.
Figure 1-5
REGIONAL GROWTH COMPARISON
City of Greenville as Part of Hunt County
90,000
80,000

Greenville
Population

Population
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Population
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Race and Ethic Distribution
Table 1-7 shows Greenville’s race and ethnic distribution for the past 20 years,
since 1980. The White/Caucasian group has historically been the largest in
Greenville, but like many other cities in Texas, the City is becoming increasingly
diverse. The number of Caucasians, as well as the overall percentage of this
group, has decreased since 1980. The second largest group within the City is
the African-American group. There has been a decrease in the number and
percentage of African-Americans in Greenville. The American Indian group
followed a similar trend. The Asian population grew in the past two decades,
but this group still accounts for less than one percent of the City’s population.
The Hispanic population is the only group to experience large population
growth locally, growing from 3.1 percent in 1980 to 14.7 percent in 2000. This
is substantially lower than the State’s percentages, which were approximately 21
percent in 1980 and approximately 32 percent in 2000.
Table 1-7
RACE & ETHNIC DISTRIBUTION 1980-2000
City of Greenville, Texas
1980

RACE/ETHNICITY

1990

Number Percent
17,184
4,481
81
62
677

White/Caucasian
African-American
American Indian
Asian
Hispanic Origin(2)
TOTAL POPULATION

(1)

77.54%
20.22%
0.37%
0.28%
3.05%

22,161

2000

Number Percent
17,635
4,634
18
119
1,392

(1)

76.44%
20.09%
0.08%
0.52%
6.03%

Number Percent(1)
16,702
4,518
116
146
3,511

23,071

69.71%
18.86%
0.48%
0.61%
14.65%

23,960

(1)

Due to Hispanic origin, total will not equal 100.00%.
(2)
Hispanic origin can be of any race.
Source: U.S. Census

Figure 1-6
RACE & ETHNIC DISTRIBUTION - 2000
City of Greenville, Texas

14.7%

0.5%

0.6%

69.7%

18.9%
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Black
Asian
Hispanic (of any race)
American Indian
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Age Distribution
Table 1-8 contains information on various age groups and how they are
represented within Greenville. The City’s age composition has not shifted
significantly over the last ten years. The largest increase in any age group was
Table 1-8
AGE COMPOSITION AND DISTRIBUTION
City of Greenville & Hunt County
City of Greenville
1990
2000

AGE GROUP

Hunt County
1990

2000

Number

Percent

Number

Percent

Number

Percent

Number

Percent

Young (0-14 years)

5,386

23.3%

5,386

23.3%

14,250

22.1%

16,767

21.9%

High School (15-19 years)

1,505

6.5%

1,505

6.5%

4,765

7.4%

5,916

7.7%

College, New Family (20-24 years)

1,547

6.7%

1,547

6.7%

4,542

7.1%

5,295

6.9%

Prime Labor Force (25-44 years)

6,669

28.9%

6,669

28.9%

18,484

28.7%

21,475

28.0%

Older Labor Force (45-64 years)

4,280

18.6%

4,280

18.6%

13,249

20.6%

17,485

22.8%

Elderly (65 and over)

3,684

16.0%

3,684

16.0%

9,053

14.1%

9,658

12.6%

TOTAL

23,071

100.0%

23,071

100.0%

64,343

100.0%

76,596

100.0%

Median Age

33.0 Years

34.6 Years

33.7

Source: U.S. Census

within the Older Labor Force, those between the ages of 45 and 64, which
increased over the past decade by approximately 1.6 percent of the total
population. The Elderly age category experienced the largest decline between
1990 and 2000, with a decrease of approximately 1.3 percent of the total
population.
Figure 1-7
AGE DISTRIBUTION – 1990 & 2000
City of Greenville, Texas
1990

7,000

2000
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5,000
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It is beneficial for cities to know about the age distribution of their population
in that the knowledge can provide insight into the types of facilities and services
that may need to be provided, such as a senior citizens center or a new
elementary school. The analysis of age composition and population
characteristics can ensure that the Comprehensive Plan is tailored to meet
Greenville’s needs for the future. For example, the fact that the largest
increase in the last decade was in the Older Labor Force age group could be
seen as an increase in the skilled labor force and as a benefit to economic
development efforts.

Educational Attainment

Illustration 1-7
School-Age Children in
Greenville

Educational levels of a community generally indicate the skills and abilities
of the residents. Table 1-9 shows the educational attainment levels of the
City of Greenville and the State of Texas for the year 2000, as reported by
the U.S. Census.
In the year 2000, 74.8 percent of Greenville’s residents had obtained a
high school diploma. Nearly 44 percent of the City’s residents have attended
college, while 23.3 percent have received a college degree. Overall, the City’s
educational numbers are slightly lower than the County and State percentages
for the various levels of college education, including having some level of
college, and obtaining an associate degree or bachelor’s degree. With regard to
high school graduates, Greenville and Hunt County have higher percentages
than the State.
Table 1-9
EDUCATIONAL ATTAINMENT OF PERSONS 25 YEARS & OLDER - 2000
City of Greenville, Hunt County & the State of Texas
The City of Greenville

LEVEL ATTAINED

Hunt County

The State of Texas

Number

Percentage

Number

Percentage

Number

Percentage

Less Than 9th Grade

1,449

9.6%

3,505

7.2%

1,465,420

11.5%

9th - 12th grade, No Diploma

2,363

15.6%

7,729

15.9%

1,649,141

12.9%

4,687

31.0%

16,655

34.3%

3,176,743

24.8%

Some College, No Degree

3,093

20.5%

10,700

22.0%

2,858,802

22.4%

Associate Degree

575

3.8%

1,821

3.8%

668,494

5.2%

Bachelor's Degree

1,901

12.6%

5,206

10.7%

1,996,250

15.6%

Graduate or Professional Degree

1,050

6.9%

2,932

6.0%

976,043

7.6%

TOTAL

15,118

100.0%

48,548

100.0%

12,790,893

100.0%

High School Graduate

(Includes Equivalency)

Source: U.S. Census
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Figure 1-8
EDUCATIONAL ATTAINMENT OF PERSONS 25 YEARS & OLDER - 2000
City of Greenville, Hunt County & the State of Texas
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Household Income Levels
Household income levels can be an important factor in planning Greenville’s
future. For example, income levels indicate to potential retailers whether or not
the City is a prime site to locate their business. This fact may influence the
amount and type of retail that Greenville could support. Also, income is a
major determining factor for homeownership; a high level of homeownership is
generally seen as a positive characteristic for a community. Income levels,
therefore, are an issue that can play a role in the size, type, and quality of
residential development a community attracts.
Table 1-10 shows income data for both the City of Greenville and the State of
Texas for 1989 and 1999, as reported by the 2000 U.S. Census. This table
allows for comparison of local citizens’ income to the rest of the State. The
largest percentage of households in 1999 in Greenville, specifically 18.4 percent,
earned between $50,000 and $74,999 annually. This represented a major
change in local income levels, because as Table 1-10 shows, the largest
percentage of households in 1989 earned less than $10,000. Conversely, the
lowest percentage of households in the City, 0.9 percent, earned between
$150,000 and $199,999 annually in 1999; this was also the case in 1989.
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Comparing the City of Greenville to Hunt County and the State of Texas leads
to the conclusion that the City generally had a higher percentage of lowerincome households. Specifically, Greenville had higher percentages of its citizens
within the Less than $10,000, $10,000 to $14,999, $15,000 to 24,999, and
$25,000 to $34,999 income groups. The data in Table 1-10 also reveals that the
percentage of Greenville residents that were making $75,000 to $99,999 was
greater than that of the County or State in 1989 and 1999, but the reverse is
true for the category $150,000 to $199,999. Finally, the median income for
Table 1-10
HOUSEHOLD INCOME - 1989 & 1999
The City of Greenville, Hunt County & the State of Texas
City of Greenville

INCOME
LEVEL

1989(1)

Hunt County
1989(1)

1999

State of Texas
1989(1)

1999

1999

Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent
Less than $10,000

1,983

22.9%

1,174

12.7%

5,108

21.3%

3,348

11.6% 1,078,268 17.7%

767,505

10.4%

$10,000 to $14,999

732

8.5%

855

9.3%

2,367

9.9%

2,283

7.9%

491,154

6.6%

$15,000 to $24,999

1,602

18.5%

1,314

14.3%

4,383

18.3%

4,090

14.2% 1,140,449 18.8% 1,004,123 13.6%

$25,000 to $34,999

1,311

15.1%

1,311

14.2%

3,839

16.0%

3,953

13.7%

$35,000 to $49,999

1,318

15.2%

1,582

17.2%

3,828

16.0%

4,957

17.2% 1,006,300 16.6% 1,219,358 16.5%

$50,000 to $74,999

1,143

13.2%

1,701

18.4%

3,132

13.1%

5,656

19.7%

811,086

13.3% 1,359,437 18.4%

$75,000 to $99,999

408

4.7%

678

7.4%

915

3.8%

2,501

8.7%

262,522

4.3%

705,684

9.5%

$100,000 to $149,999

82

0.9%

408

4.4%

260

1.1%

1,348

4.7%

140,354

2.3%

536,018

7.2%

$150,000 to $199,999

79

0.9%

79

0.9%

166

0.7%

298

1.0%

85,175

1.4%

153,492

2.1%

$200,000 & Above

-----

-----

118

1.3%

-----

-----

317

1.1%

-----

-----

164,382

2.2%

TOTAL HOUSEHOLDS

8,658

100.0%

9,220

100.0%

23,998

100.0%

28,751

Median Household
Income
(1)

$25,075

$34,606

$25,317

597,169

958,018

9.8%

15.8%

996,141

100.0% 6,079,341 100.0% 7,397,294 100.0%

$36,752

$27,016

$39,927

1990 Census did not include the category of household income of $200,000 or more; the highest category was $150,000 or more.

Source: U.S. Census
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Greenville was slightly less than that of the County and the State in both 1989
and 1999.
Figure 1-9
HOUSEHOLD INCOME 1990-2000
City of Greenville, Texas
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Employment By Occupation & Industry
Employment opportunities can affect the growth rate of cities. These
opportunities are important because they allow people to settle in a community,
establish their home and begin a life – it is employment that makes this possible.
If citizens cannot find work in an area, then they are forced to move elsewhere,
and to take their property and sales tax revenue with them. Cities are generally
dependent on businesses to provide employment opportunities that in turn pay
the citizens salaries and provide them with the ability to buy and sell goods, pay
taxes, etc.
A review of the City’s employment numbers by occupational category, Table 111, is one way of establishing what local employment trends are and on what
types of occupations the area’s employment is generally based. The occupation
category “Management, Professional and Related Occupations” has seen an increase
of 2.7 percent (351 jobs) from 1990 to 2000, and has become the City’s largest
occupational category at 28.5 percent (2,996 jobs) of the local jobs. Together,
the occupational categories of “Management, Professional and Related Occupations”
and “Sales and Office Occupations” make up 54.2 percent of the jobs in the City.
The “Service Occupations” category experienced the largest growth rate, increasing
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three percent from 14.1 percent to 17.1 percent, employing 1,800 people in
2000. All other categories, except “Management, Professional and Related
Occupations”, experienced a decline in their numbers and percentages.
Table 1-11
EMPLOYMENT BY OCCUPATIONAL CATEGORY
City of Greenville, Texas
1990

OCCUPATION

2000

Number

Percent

Number

Percent

Management, Professional, &
Related Occupations

2,645

25.8%

2,996

28.5%

Service Occupations

1,448

14.1%

1,800

17.1%

Sales & Office Occupations

2,840

27.7%

2,701

25.7%

Farming, Fishing, & Forestry
Occupations

111

1.1%

42

0.4%

Construction, Extraction, &
Maintenance Occupations

1,234

12.0%

1,052

10.0%

Production, Transportation, &
Material Moving Occupations

1,990

19.4%

1,910

18.2%

TOTAL

10,268

100.0%

10,501

100.0%

Source: U.S. Census

Figure 1-10
EMPLOYMENT BY OCCUPATIONAL CATEGORY
City of Greenville, Texas
Percentages in 1990
Percentages in 2000
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Another way to classify and analyze employment is by industry, as shown in
Table 1-12, which contains information on industry for Greenville as well as for
Hunt County and the State of Texas. The “Manufacturing” industry employed
the largest portion of the Greenville work force at 25 percent or 2,623 people.
This is also significant in that the percentage of people that worked in the
“Manufacturing” industry was five percent more than the County and more than
double the State percentage. It was also the industry that employed the largest
percentage of people in the County. It can be assumed therefore that the
Table 1-12
EMPLOYMENT BY INDUSTRY – 2000
City of Greenville, Texas
Greenville

INDUSTRY

Hunt County

Number Percent Number Percent

Texas
Number

Percent

Agriculture, Forestry, Fishing & Hunting, and Mining

67

0.6%

708

2.0%

247,697

2.7%

Construction

606

5.8%

2943

8.5%

743,606

8.1%

Manufacturing

2,623

25.0%

7157

20.7%

1,093,752

11.8%

Wholesale Trade

239

2.3%

940

2.7%

362,928

3.9%

Retail Trade

1,203

11.5%

4212

12.2%

1,108,004

12.0%

Transportation & Warehousing, and Utilities

526

5.0%

2,227

6.4%

535,568

5.8%

Information

208

2.0%

814

2.4%

283,256

3.1%

Finance, Insurance, Real Estate, and Rental & Leasing

534

5.1%

1,606

4.6%

630,133

6.8%

Professional, Scientific, Management, Administrative,
and Waste Management Services

809

7.7%

2,305

6.7%

878,726

9.5%

Educational, Health and Social Services

1,937

18.4%

6733

19.5%

1,779,801

19.3%

Arts, Entertainment, Recreation, Accommodation
and Food Services

868

8.3%

2055

5.9%

673,016

7.3%

Other Services (except public administration)

535

5.1%

1621

4.7%

480,785

5.2%

Public Administration

346

3.3%

1,218

3.5%

417,100

4.5%

TOTAL

10,501

100.0%

34,539

100.0% 9,234,372 100.0%

Source: U.S. Census

“Manufacturing” industry is generally a more important factor for the local and
regional economy than for Texas. The “Educational, Health, and Social Services”
category was second largest industrial category for both Greenville and Hunt
County, and was the State’s largest. The third largest industrial category for the
City and County was “Retail Trade”, while this category was the second largest
employer for the State. One conclusion of this analysis is that the employment
base and economies of the City and County are more closely correlated to each
other than to the State as a whole.
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In terms of employment, it is also
important not only to know with
what type of industry citizens of
Greenville are employed, but also how
Percentage Growth of
many people are actually employed
Number of
Population(1)
YEAR
Employed in Relation
(2)
within the City.
U.S. Census
Employed
to Population
information provides data on
23,558
10,610
45.0%
1992
occupation and industry, but not on
23,771
10,756
45.2%
1993
where those occupations are being
23,707
11,040
46.6%
1994
pursued.
The Texas Workforce
23,844
11,232
47.1%
1995
Commission (TWC), however, does
24,039
11,515
47.9%
1996
provide this information. Table 1-13
24,141
11,839
49.0%
1997
contains employment data and
24,581
12,120
49.3%
1998
population data for the last ten years,
24,923
12,416
49.8%
1999
between 1992 and 2002.
The
23,960
12,733
53.1%
2000
employment number shown is an
24,150(3)
12,786
52.9%
2001
average taken of the number of
24,150(3)
12,805
53.0%
2002
people employed within that year in
Sources: U.S. Census, unless otherwise noted.
Greenville. The percentages shown
Texas Workforce Commission, as of December 19, 2002.
reflect the number of people
North Central Texas Council of Governments, as of April 2002.
employed within the City compared
to the actual population of the City. A positive trend has been taking place over
the last ten years, as both Table 1-13 and Figure 1-11 show; there has been an
increasing percentage of employed people within Greenville in comparison to
the overall population of the City.
Table 1-13
POPULATION & NUMBER OF EMPLOYED – 1992 TO 2002
City of Greenville, Texas

(1)

(2)
(3)

Figure 1-11
POPULATION & NUMBER OF EMPLOYED – 1992 TO 2002
City of Greenville, Texas
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In order to further anaTable 1-14
lyze how many people
TRAVEL TIME FOR WORKERS – 2000
City of Greenville, Texas
actually live and work
in Greenville, U.S.
Percentage
Number Percentage
Working
Census
information
of
of
TRAVEL TIME
Inside/Outside
(1)
regarding commuting
Workers
Workers
the City
time can be reviewed.
301
2.90%
Worked at Home
Table 1-14 contains
467
4.50%
Less Than 5 Minutes
this information. As55.25%
2,272
21.89%
5
to
9
Minutes
suming that a distance
2,695
25.96%
10 to 14 Minutes
to work of 14 minutes
1,519
14.63%
15 to 19 Minutes
or less means that the
607
5.85%
20
to
24
Minutes
worker is employed
218
2.10%
25 to 29 Minutes
within Greenville, it
489
4.71%
30 to 34 Minutes
can be ascertained that
44.75%
95
0.92%
35
to
39
Minutes
just over 55 percent of
136
1.31%
40 to 44 Minutes
the local employed
593
5.71%
45
to
59
Minutes
population
actually
684
6.59%
60 to 89 Minutes
works in the City. As304
2.93%
90 or More Minutes
suming that a distance
Total
of 15 minutes or more
100.00%
(Workers 16 Years Old
means that the worker
& Older)
works outside of the Source: U.S. Census
City, it can be concluded that almost 45 percent of the working population is employed outside of
Greenville.
Table 1-15
TAX RATE FOR 2002
City of Greenville, Texas & Peer Communities
CITY

Tax Rate

Greenville

0.8002

Corsicana

0.5995

Denison

0.5830

Ennis

0.6000

McKinney

0.5980

Sulphur Springs

0.4220

Terrell

0.6500

Waxahachie

0.6180

Weatherford

0.3600

Average Tax
Rate of Peer
Communities

0.5538

Source: Texas Town & City, March 2002, Vol. LXXXXIV, No.3;
2002 Annual TML Taxation & Debt Survey; Published by the
Texas Municipal League
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Information about the local rate of
taxes in Greenville as well as that of
the City’s peer communities can
provide the means to analyze how
Greenville’s rate compares. Table 115 contains this information for
each City for 2002 (2003
information is currently unavailable).
Greenville’s
tax
rate
was
approximately 80 cents and the
average of the peer communities was
approximately 55 cents, which is a
difference of approximately 44
percent.
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Existing Land Use Characteristics
The Purpose of Analyzing Existing Land Use
Providing for the orderly and efficient use of land should be a major planning
consideration in Greenville. In order to more accurately assess the City's future
land use needs, an analysis of present land use patterns is very important. The
patterns of land uses that exist today within the City of Greenville have evolved
to satisfy the requirements of the community as it has grown, both in geographic
size and in population. The activities of the residents of a city create a need for
residential, retail, commercial, recreational, office and industrial components
(among others), as well as an efficient thoroughfare system. Growth and
development occurring within Greenville in the future will require the
conversion of vacant and agricultural land to more intensified urban uses. The
conversion process and how it occurs will be very important to the City in that it
is one of the factors that will determine the community’s future urban form, and
in turn, its attractiveness and desirability. The relationships of existing and
future land uses will not only have an impact upon how Greenville develops
economically, but will also shape the character and livability of the community
in the years to come. Likewise, these relationships will be reflected in the
provision of services and facilities throughout the community. An orderly and
compact land use arrangement can be served more easily and efficiently than a
random and scattered association of unrelated uses.

Method Used to Analyze Greenville’s Land Use Pattern
In order to analyze the land use trends within Greenville, a field survey was
conducted by the Consultants during the preparation of the Baseline Analysis. In
the fall of 2002, a parcel-by-parcel land use survey was conducted by automobile
for all areas within the existing City limits and in Greenville’s ETJ area. Table 116 and the related Figure 1-12 show the results of this survey, reflecting the
existing land use composition within Greenville, and Table 1-17 and the related
Figure 1-13 show the existing land use pattern within the City’s ETJ. Plate 1-3
shows a graphic representation of the existing land use pattern for the City and
ETJ, and Plate 1-4 contains the same information on a larger scale, making the
core area of Greenville more visible. During the land use survey, each parcel of
land located within the City was color-coded and documented according to the
following categories. Today, many portions of the City are still not urbanized,
and extensive additional development can be expected to occur in those areas.
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Residential Land Uses
Single-Family Residences - One-family dwellings and related accessory buildings
Two-Family Residences - Duplex/townhome dwellings and related accessory
buildings
Multiple-Family Residences - Apartments, rooming houses & related buildings
Manufactured Homes - A manufactured home located on a lot or parcel and used
as a dwelling

Public Land Uses
Public, Semi-Public and Related Uses - Schools, churches, cemeteries and public
buildings
Parks & Open Spaces - Parks, playgrounds and public open space

Non-Residential Land Uses
Office Uses - Professional and administration offices, including doctors, lawyers,
dentists, real estate, architects, accountants, and secretarial service
Retail Uses - Retail stores, restaurants, shops and personal service establishments,
shopping centers, service stations and any associated off-street parking facilities
Commercial Uses - Commercial amusements, building materials yards, automobile
garages and sales lots, automobile body repair, warehouses, telecommunications
and broadcasting towers (and related facilities), wholesale establishments, sale of
used merchandise, welding shops
Light Industrial - Light processing, storage, light fabrication, assembly and
repairing (operation and storage mainly contained within a structure)
Heavy Industrial - Processing, manufacturing, or other enterprises with significant
external effects (operation and storage may or may not be contained within a
structure)

Rights-of-Way
Streets and alleys; land that is dedicated to public use for street and alley rightsof-way whether open or closed to use

Vacant/Undeveloped Land
Land that has no readily visible or apparent use; category includes land used for
agricultural purposes
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Table 1-16
EXISTING LAND USE – 2002
City of Greenville, Texas – City Limits
Percent of Number of Acres
Percent of
Developed Land(1) Total Land(2) Per 100 People(3)

LAND USE CATEGORY

Acres

Single-Family

2,479.8

26.99%

11.09%

10.35

Duplex/Townhome

21.8

0.24%

0.10%

0.09

Multiple-Family

162.2

1.77%

0.73%

0.68

Manufactured Home

36.7

0.40%

0.16%

0.15

RESIDENTIAL SUB-TOTAL

2,700.5

29.40%

12.08%

11.27

Parks/Open Space

266.2

2.90%

1.19%

1.11

Public/Semi-Public

2,690.3

29.28%

12.03%

11.23

PUBLIC SUB-TOTAL

2,956.5

32.18%

13.22%

12.34

Office

83.4

0.91%

0.37%

0.35

Retail

266.2

2.90%

1.19%

1.11

Commercial

499.3

5.43%

2.23%

2.08

Light Industrial

205.5

2.24%

0.92%

0.86

Heavy Industrial

471.4

5.13%

2.11%

1.97

Vacant Buildings

55.1

0.60%

0.25%

0.23

Parking

7.8

0.08%

0.03%

0.03

NON-RESIDENTIAL SUB-TOTAL

1,588.7

17.29%

7.10%

6.63

Rights-of-Way

1,941.1

21.13%

8.68%

8.10

TOTAL DEVELOPED ACREAGE

9,186.8

100.00%

41.08%

38.34

Vacant/Undeveloped

13,177.5

-----------------

58.92%

55.00

Floodplain(4)

3,952

-----------------

17.67%

-----------------

TOTAL ACREAGE WITHIN
CITY LIMITS

22,364.3

-----------------

100.00%

93.34

(1)

Approximately 9,186.8 acres.
Approximately 22,364.3 acres.
Based on the 2000 Census of 23,960 people.
(4)
Floodplain areas are included in other land uses, and therefore are not separately calculated in the total acreage of the City.
Source: The City of Greenville and Dunkin, Sefko & Associates, Inc.
(2)
(3)
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Figure 1-12
LAND USE PERCENTAGES OF DEVELOPED ACREAGE – 2002
City of Greenville, Texas - City Limits
Single-Family
21.1%

Duplex/TH

27.0%

Multiple-Family
Mobile Home
0.1%

Parks/O.S.

0.6%

Public & SemiOffice

5.1%
2.2%
5.4%

0.2%

Retail

1.8%

Commercial

0.4%

Light Industry
Heavy Industry

2.9%
2.9%

Vacant Buildings
Parking

0.9%
29.3%

Rights-of-Way

Figure 1-13
LAND USE PERCENTAGES OF DEVELOPED ACREAGE – 2002
City of Greenville, Texas - Extraterritorial Jurisdiction

68.1%
Single-Family
Mobile Home
15.2%

Golf Course
Public/Semi-Public
Retail

3.2%

Commercial

0.4%
12.0%
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Table 1-17
EXISTING LAND USE – 2002
City of Greenville, Texas - Extraterritorial Jurisdiction (ETJ)
LAND USE CATEGORY

Acres

Percent of
Developed Land(1)

Percent of
Total Land(2)

Single-Family
Manufactured Home

1,700.0
380.0

68.14%
15.23%

3.67%
0.82%

RESIDENTIAL SUB-TOTAL

2,080.0

83.37%

4.49%

Golf Course
Public/Semi-Public

80.0
11.0

3.21%
0.44%

0.17%
0.02%

PUBLIC SUB-TOTAL

91.0

3.65%

0.20%

Retail
Commercial

24.0
300.0

0.96%
12.02%

0.05%
0.65%

NON-RESIDENTIAL SUB-TOTAL

324.0

12.99%

0.70%

TOTAL DEVELOPED ACREAGE

2,495.0

100.00%

5.38%

Vacant/Undeveloped
Floodplain(3)

43,863.0
12,443

---------------------------------

94.62%
26.84%

TOTAL ACREAGE WITHIN THE ETJ

46,358.0

-----------------

100.00%

(1)

Approximately 2,495 acres.
Approximately 46,358 acres.
(3)
Floodplain areas are included in other land uses, and therefore are not separately calculated in the total acreage of the City.
Source: Dunkin, Sefko & Associates, Inc.
(2)

Land Use Analysis
Developed Acreage Within Greenville
As Table 1-16 and Figure 1-12 show, almost one-third of the developed land
within the City, approximately 30 percent, is consumed by residential land uses.
Of that 30 percent, 27 percent is attributable to single-family uses. In fact, of all
the types of land use within Greenville, single-family residential land use
accounts for the second-highest amount of developed acreage at just less than
2,700 acres out of a total of approximately 9,200 developed acres. Public uses
account for the highest amount of developed acreage, at over 2,900 acres and
over 32 percent of the developed acreage in Greenville. A large amount of this
acreage can be attributed to Majors Airport and to the lakes in the northern area
of the City that are approximately 1,000 acres in size.
Non-residential uses account for a comparably smaller portion of the developed
acreage within the City; the total percentage is just over 17 percent. Of that
percentage, the highest amounts are attributed to commercial and heavy
industrial uses. Retail uses, although it seems that there is only a small amount,
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actually account for a higher percentage of acreage than in many other cities,
especially when compared to the population (this is further discussed in the
Current Land Use Densities Within Greenville section below). This large amount is
likely attributable to the fact that Greenville is one of the largest cities in the
area, and therefore attracts more of a regional retail market that simply a local
one.

Developed Acreage Within Greenville’s ETJ
As Table 1-17 and Figure 1-13 show, by far the largest amount of developed
acreage within Greenville’s ETJ area is taken up by residential uses, specifically
single-family homes, which account for 1,700 acres of the total 2,495 developed
acres. The other notable land use characteristic related to residential uses is the
fact that manufactured homes account for 380 developed acres within the ETJ.
Within Greenville’s City limits, less than 37 acres are developed with
manufactured homes. Commercial uses account for the largest nonresidential
land use, at 300 acres and approximately 12 percent of the ETJ.

Total Acreage Within Greenville
Just over 40 percent of the total acreage within Greenville’s City limits is
developed and/or can be categorized as having a land use other than golf course,
agricultural, vacant or right-of-way. The amount of acreage that is yet to be
developed will be significant to the future growth of Greenville; there are over
13,000 acres that could be developed within the current City limits.
The calculation of undeveloped land lies in the fact that it is this land that will
allow the City to grow in population in the coming years. It is also the area
where decisions will have to be made regarding service provision and roadway
construction, because although this land is not currently developed, it is likely to
be developed at some time in the future. Most communities do not develop
such that 100 percent of the land is utilized; generally, approximately 10 percent
remains vacant. However, even given this fact, the existing percentage of
vacant/agricultural acreage of almost 59 percent within Greenville provides
ample acreage to accommodate future population growth within the City limits.

Total Acreage Within Greenville’s ETJ
As previously mentioned within this Baseline Analysis, Greenville has
extraterritorial jurisdiction (ETJ) rights to generally any land that falls within a
two-mile radius of the current City limits. Greenville’s ETJ currently is
approximately 46,368 acres, or approximately 72 square miles. Given that the
City itself is approximately 22,364 acres, almost 35 square miles, Greenville’s
total jurisdiction encompasses 68,732 acres, which is approximately 107 square
miles.
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The City can expand its boundaries through annexation of any adjacent portion
of its ETJ. Therefore, the City of Greenville could eventually include all of the
current ETJ area. The City could also grow geographically beyond its current
ETJ boundaries; as the City limits reach outward, the ETJ line continues to
expand so that it consistently encompasses a two-mile radius. This assumes that
additional land area would be available in the future and would not be
previously encompassed by another city or their ETJ.
Recommendations about the way in which currently vacant acreage should be
developed - that is, what type of land use is most appropriate to plan for – will
be contained within the Future Land Use Plan chapter. Also discussed within
that chapter will be recommended growth strategies for Greenville and the ETJ
area.

Current Land Use Densities Within Greenville
Another method of analyzing land use is by examining current land use densities
– that is, establishing how much land is being consumed for each type of land
use by the current population. Specifically, in Table 1-14 the applicable column
is labeled Number of Acres per 100 People. The 2000 U.S. Census population
number for Greenville of 23,960 people was used for this calculation.
The density of single-family residential land use is 10.35 acres per 100 persons,
or approximately one-tenth of one acre for each person in the City. This
indicates a relatively dense development pattern, which is a characteristic that is
found within many older cities in Texas. Suburban communities tend to
develop such that their residential density is lower, while historic cities like
Greenville have higher residential density. The small lots, especially north of
Interstate Highway 30, that were developed in and around Downtown
Greenville during the early days of the City’s settlement likely contribute in large
part to the more dense development pattern still seen today.
Another type of land use that is important to note in relation to population is
the amount of land that is categorized as Parks/Open Space. There are
approximately 1.11 acres of parks and open space for every 100 people in the
City. This is a positive ratio due to the fact that it is higher than many cities
across Texas. However, the general National Recreation and Park Association
(NRPA) standard is 2 acres per 100 persons, so Greenville is slightly below the
recognized standard for park and open space allocation.
Also important is the ratio of public uses to the population. A high ratio is
representative of a community that provides a high amount of public services to
the citizenry. This is the case in Greenville, with 11.23 acres per 100 persons
allocated to Public/Semi-Public uses. It is important to note, however, that the
amount of acreage consumed by Majors Airport is a large factor in this high
ratio.
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Key Characteristics of Greenville’s Existing Land Use Pattern
It will be important for Greenville’s Future Land Use Plan to take into account
existing land use characteristics. Following are the most notable characteristics
of the City’s existing land use pattern:
•
Single-family land use is the predominate land use within the City. The
majority of the new residential development is occurring in the southern
area, south of Interstate 30.
•
Medium and high density land uses account for a small percentage of the
residential land use in Greenville.
•
Major features of Greenville’s existing land use pattern include: Majors
Airport, the railroads and related rights-of-way, Downtown Greenville,
Interstate Highway 30 and related frontage roads, and Wesley Street.
•
The Downtown area is characterized by a mixture of land uses, including
single-family residential, multiple-family residential, public/semi-public,
retail and commercial uses.
•
The single-family uses within the Downtown area have been developed
on small lots.
•
Development is most intense along the following roadways: Interstate
Highway 30, Wesley Street, Lee Street, Stonewall Street, and Joe Ramsey
Boulevard.
•
Much of the land surrounding Majors Airport is currently vacant.
•
The City has a large amount of park and open space land, but the
allocation is just below the recognized national park standards
established by the National Recreation and Park Association (NRPA).
•
Approximately 41 percent of Greenville is developed, with
approximately 8.7 percent allocated to rights-of-way.
•
Almost 59 percent of the land within the City limits is vacant or is used
for agricultural purposes; this is the amount of remaining land that
could be developed into more urbanized uses in the future.
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Existing Housing Characteristics
The Purpose of Analyzing Local Housing
Housing is an important characteristic in any community. It is a characteristic
that influences people’s perception of a city, perhaps more than any other. Two
issues of primary concern are the quality of housing and housing value,
including housing appreciation and affordability. The condition of the existing
housing stock in Greenville, as well as the quality of the residential
neighborhoods they form, affects the desirability of the City as a place to live
and the potential for future development in the area. Also important is the fact
that typically, well-maintained neighborhoods reflect lower levels of health,
economic, and social problems than those levels found in blighted communities.
There are many factors relating to quality of the existing housing stock that
should be considered when estimating future housing requirements, and that
will be discussed later. First, the condition and the age of a structure are two
physical characteristics that reflect the present quality of housing. Second,
other characteristics such as tenure, length or residency, persons per household,
and affordability also indicate the general status of the housing supply. Finally,
an assessment of the condition of housing in Greenville was undertaken.

Housing Unit Analysis
Density & Number of Housing Units
The total number of dwelling units
in the City increased during the
1970’s and 1980’s. Then in the
1990’s there was a decrease in the
total number of housing units
within the City limits, as Table 1-18
shows. The housing decline in the
1990’s is notable because while the
total housing number decreased,
the City population grew to 23,960
or by 3.9 percent from 1990 to
2000. As mentioned previously,
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Table 1-18
TOTAL NUMBER OF HOUSING UNITS
City of Greenville, Texas
YEAR

Persons per
Housing Unit

Number of
Housing Units

1970

2.64

8,356

1980

2.35

9,425

1990

2.27

10,163

2000

2.40

9,977

Source: U.S. Census
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this could be due to a proactive City program of addressing sub-standard
housing units, resulting in an overall decrease in the number.
Another observation that can be seen from the table is that the number of
persons per household decreased from 2.64 persons per household in 1970 to
2.35 in 1980 and then to 2.27 in 1990. The number of persons per household
then increased to 2.40 from 1990 to 2000. This increase may be partially
explained by the fact that the housing supply decreased during the 1990’s while
the total population of the City increased; the result of this would be a larger
number of people living in fewer homes and thus a density increase.

Type of Housing Unit
Table 1-19 and Figure 1-14 show housing units within Greenville by their
dwelling type. As the existing land use numbers indicated, Greenville is
predominately a single-family community with almost 70 percent of all
residences being single-family units. Greenville’s percentage of single-family
units is over six percentage points higher than that of the County and State.
The City also has a large percentage of multiple-family units, which would
Table 1-19
DWELLING UNITS BY TYPE – 2000
City of Greenville, Hunt County & the State of Texas
HOUSING TYPE

Greenville

Hunt County

Texas

Number

Percent

Number

Percent

Number

Percent

1-Unit, Detached

6,904

69.6%

20,606

63.4%

5,171,892

63.4%

1-Unit, Attached

235

2.4%

511

1.6%

249,018

3.1%

2 Units

201

2.0%

636

2.0%

170,679

2.1%

3 or 4 Units

211

2.1%

508

1.6%

272,988

3.3%

5 to 9 Units

581

5.9%

866

2.7%

356,073

4.4%

10-19 Units

292

2.9%

614

1.9%

351,859

4.3%

20 or More Units

1,340

13.5%

1,959

6.0%

819,101

10.0%

Mobile Home

118

1.2%

6,567

20.2%

731,652

9.0%

Boat, RV, Van, Etc.

37

0.4%

223

0.7%

34,313

0.4%

TOTAL

9,919

100.0%

32,490

100.0% 8,157,575 100.0%

Source: U.S. Census

include the following categories: 5 to 9 Units, 10 to 19 Units, and 20 or More
Units. Taking all of these together, the total percentage of multiple-family units
is approximately 22.3 percent. This is higher than the State, which had
approximately 18.7 percent, and the County, which had 10.6 percent.
Greenville also has a relatively low population of mobile homes with only 1.2
percent of the total units applicable to this category. This percentage of units
Chapter 1
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would likely be higher in the City’s ETJ, considering the existing land use
percentage for mobile homes was much higher in the ETJ.
Figure 1-14
DWELLING UNITS BY TYPE – 2000
City of Greenville, Texas
1.2%

0.4%

13.5%

1-Unit, Detached
1-Unit, Attached

2.9%

2 Units
5.9%

3 or 4 Units
5 to 9 Units

2.1%

10-19 Units

2.0%

20 or More Units

2.4%

Mobile Home
69.6%

Boat, RV, Van, Etc.

Age of Housing Units
The year of housing unit construction for units within Greenville is listed on
Table 1-20. Structural age often influences the physical condition and the
desirability of a structure that is used for dwelling purposes. Although age is not
always indicative of a dwelling unit that is in need of repair, age is often a
Table 1-20
YEAR OF CONSTRUCTION FOR HOUSING STRUCTURES – 2000
The City of Greenville, Hunt County, & the State of Texas
YEAR OF CONSTRUCTION

City of Greenville

Hunt County

State of Texas

Number

Percent

Number

Percent

Number

Percent

Before 1939
1940 to 1959
1960 to 1969
1970 to 1979
1980 to 1989
1990 to 1994
1995 to 1998
1999 to March 2000

891
2,229
2,180
2,101
1,710
375
323
110

9.0%
22.5%
22.0%
21.2%
17.2%
3.8%
3.3%
1.1%

2,378
4,338
5,340
6,892
6,702
2,239
3,263
1,338

7.3%
13.4%
16.4%
21.2%
20.6%
6.9%
10.0%
4.1%

437,809
1,336,454
1,096,908
1,753,545
1,843,009
615,612
788,815
285,423

5.4%
16.4%
13.4%
21.5%
22.6%
7.5%
9.7%
3.5%

TOTAL

9,919

100.0%

32,490

100.0%

8,157,575

100.0%

Median Structure Age

1968

1976

1977

Source: U.S. Census
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contributing factor to homes that do need some type of maintenance.
According to the U.S. Census, Greenville had the largest amount of home
construction between the years of 1940 and 1969. During this time frame, 44.5
percent of all Greenville’s housing units were constructed. This differs from the
County and State percentages; the largest percentage of housing construction
occurred in Texas between 1970 and 1989. Although a comparable percentage
of units were constructed in Greenville during the 1970’s, home construction in
recent years has decreased, with the 1990’s being the slowest period. Only 8.2
percent of the existing housing units in the City were constructed during the
1990’s.

Tenure
Tenure refers to the amount of residents that own their housing units versus the
amount of residents who rent their units. This type of information is helpful to
know principally because residents who own their homes tend to take better
care of their residence than do renters. Home-ownership also generally leads to
a higher percentage of occupied housing units, as well as to less transitory
behavior (i.e., moving). For example, a family is more likely to prevent a home’s
decline if they live there for an extended amount of time when compared to
several families living in the same house for the same amount of time. Residents
who move in and out of houses may have less of a desire to keep the
maintenance of the house current because they can move to a new or different
house. Therefore, home maintenance is not a wise investment of time and
money for the person who rents a home. Residents who typically stay in the
same house over longer periods of time keep the house maintained to increase
their quality of life.
Table 1-21
(TENURE) RENTER & OWNER-OCCUPIED UNITS 1990-2000
City of Greenville, Peer Communities, Hunt County & the State of Texas
CITY/STATE

1990

2000

Owner- Occupied Renter- Occupied Owner- Occupied Renter- Occupied

GREENVILLE
Corsicana
Denison
Ennis
McKinney
Sulphur Springs
Terrell
Waxahachie
Weatherford
HUNT COUNTY

57.7%
60.9%
67.4%
64.6%
57.7%
62.1%
63.5%
59.5%
63.6%
70.0%

42.3%
39.1%
32.6%
35.4%
42.3%
37.9%
36.5%
40.5%
36.4%
30.0%

56.8%
60.2%
66.3%
61.2%
70.2%
60.3%
58.1%
61.4%
63.8%
71.4%

43.2%
39.8%
33.7%
38.8%
29.8%
39.7%
41.9%
38.6%
36.2%
28.6%

TEXAS

60.9%

39.1%

63.8%

36.2%

Source: U.S. Census
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In Table 1-21, Greenville’s renter- and owner-occupied percentages are
compared for 1990 and 2000 with several peer cities and with Hunt County and
the State of Texas. In 1990, Greenville’s rates were approximately equal to those
of McKinney; both cities had 58 percent owner-occupied and 42 percent renteroccupied. However, while Greenville’s owner-occupied percentage decreased
slightly (by less than one percent) according to the 2000 U.S. Census,
McKinney’s owner-occupied rate increased by 12.5 percent. Denison, Ennis,
Sulphur Springs, and Terrell all experienced declines in their owner-occupied
percentages that ranged from 1.1 to 3.4 percentage points. Hunt County
increased by less than two percent in owner-occupied housing, and the State
experienced a slight increase from 60.9 percent in 1990 to 63.8 percent in 2000.
It should also be noted that Greenville’s percentage of owner-occupied units is
less than that of the County by 14.6 percent and less than that of the State by
seven percent. Ways in which to encourage home ownership within the City is
one of the subjects that will be addressed within the Housing Strategies chapter.

Housing Value and Rental Rates
Housing values and rental rates influence almost any family’s ability to find
adequate shelter. The cost of obtaining housing is closely related to the amount
of a family’s income. Typically, a family should spend 30 percent of their gross
total income on housing. The following is a discussion of housing values and
rental rates within Greenville.
Table 1-22
HOUSING VALUE OF OWNER-OCCUPIED HOUSING UNITS - 2000
The City of Greenville, Hunt County & the State of Texas
HOUSING VALUE

City of Greenville

Hunt County

State of Texas

Number

Percent

Number

Percent

Number

Percent

Less than $50,000

2,006

41.5%

4,876

38.3%

875,444

22.7%

$50,000 to $99,999

2,137

44.3%

5,427

42.6%

1,561,509

40.6%

$100,000 to $149,999

488

10.1%

1,503

11.8%

700,830

18.2%

$150,000 to $199,999

124

2.6%

605

4.8%

335,179

8.7%

$200,000 to $299,999

47

1.0%

225

1.8%

223,968

5.8%

$300,000 to $499,999

14

0.3%

53

0.4%

104,821

2.7%

$500,000 to $ 999,999

0

0.0%

19

0.1%

37,697

1.0%

$1,000,000 or More

13

0.3%

19

0.1%

10,137

0.3%

TOTAL

4,829

100.0%

12,727

Median Value

$58,700

100.0% 3,849,585 100.0%

$62,000

$82,500

Source: U.S. Census
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Housing Value for Occupied Units
Table 1-22 shows the housing value for occupied dwelling units in Greenville
for 2000. The largest portion of Greenville’s housing units, 44.3 percent, are
priced within the $50,000 to $99,999 category. The second largest percentage
of housing units are within the Less Than $50,000 category, at 41.5 percent, and
the third largest percentage of housing units are within the $100,000 to
$149,000 category. Overall, 95.9 percent of all the housing in the City is priced
under $150,000. Within the State of Texas, 81.5 percent of homes are priced
under $150,000. One conclusion that can be drawn from Table 1-22 is that
Greenville is an affordable place to purchase a home.

Rental Rates
Table 1-23 shows the monthly gross rental rate for housing for the year 2000;
Figure 1-15 graphically shows this information. According to the U.S. Census
gross rental equals contract rent plus utilities, and is specifically defined as:
The amount of the contract rent plus the estimated average monthly
cost of utilities (electricity, gas, and water and sewer) and fuels (oil,
coal, kerosene, wood, etc.) if these are paid for by the renter (or paid for
the renter by someone else). Gross rent is intended to eliminate
differentials which result from varying practices with respect to the
inclusion of utilities and fuels as part of the rental payment. 1-36
If the median gross
rental value of $494 a
month is accepted as
the amount which is
required to obtain
adequate shelter, and
if it is assumed, as
previously mentioned,
that 30 percent of the
family
income
is
expended for this
purpose, then an
annual income of approximately $19,760
would be required to
occupy a rental unit
having the median
rental rate of $494 per
month.

Comprehensive Plan 2025

Table 1-23
GROSS RENT
City of Greenville, Texas
1990

GROSS RENT
PER MONTH

Number

Percent

Number

Percent

Less Than $200

232

6.3%

182

4.6%

$200 to $299

339

9.3%

256

6.5%

$300 to $499

2,090

57.1%

1,516

38.3%

$500 to $749

778

21.2%

1,377

34.8%

$750 to $999

85

2.3%

353

8.9%

5

0.1%

89

2.2%

$1,000 to $1,499
(1)

$1,500 or More

---------

---------

0

0.0%

No Cash Rent

133

3.6%

185

4.7%

TOTAL

3,662

100.0%

3,958

100.0%

Median Gross Rent
(1)

2000

$402

$494

The 1990 Census combined the categories $1,000 to $1,4999 and $1,500 or More

Source: U.S. Census
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Figure 1-15
GROSS RENTAL RATES - 2000
City of Greenville, Texas

0.0%
2.2%

Less than $200
4.7% 4.6%

$200 to $299

6.5%

$300 to $499

8.9%

$500 to $749
$750 to $999
$1,000 to $1,499
$1,500 or more
No cash rent
38.3%

34.8%

This value is substantially below the community’s median income level of
$34,606 that was established by the 2000 Census (refer to Table 1-10). In fact
the median gross rent is approximately 17.1 percent of the median income.
This shows that there is a reasonable availability of affordable housing in
Greenville.

Method Used to Analyze Greenville’s Housing Condition
In order to analyze the condition of the single-family housing units within
Greenville, a field survey was conducted by City staff during the preparation of
the Baseline Analysis. In the fall of 2002, a unit-by-unit housing survey was
conducted by automobile for all areas within the existing City limits. Table 1-24
and the related Figure 1-16 show the results of this survey, reflecting the
condition of existing housing within Greenville. Plate 1-5 shows a graphic
representation of the existing housing condition information, and Plate 1-6
contains the same information on a larger scale, making the core area of
Greenville more visible.

Type 1: Good & Sound Condition
Structures are either new or are older units that are in sound physical condition
and are being maintained.
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Type 2: Housing In Need of Minor Repair
Structures are in
need
of
minor
repair, which could
be performed by the
occupant. Examples
of repair include
painting of trim or
exterior
surfaces,
replacement
of
small trim areas, or
other similar minor
repairs.

Illustration 1-8
A “Type 1” House in Greenville

Type 3: Housing In Need of
Major Repair
Structures are in need of major repairs that
would not normally be able to be
undertaken by the occupant. Generally,
structures are in various stages of
deterioration, including such elements as
sagging roofs, missing shingles, and similar
major repairs.
Illustration 1-9
A “Type 3” House in Greenville

Type 4: Dilapidated

Structures are considered to be inadequate as dwelling units. Major structural
deficiencies are apparent; rehabilitation of structures is questionable.
Table 1-24
HOUSING CONDITION - 2002
City of Greenville, Texas
CONDITION

Number

Percentage of
the Total Number

Percentage of the
Number That
Are Rental Units*

Type 1: Good & Sound

4,246

65.5%

52.1%

Type 2: Minor Repair

1,818

28.0%

69.9%

Type 3: Major Repair

302

4.7%

75.8%

Type 4: Dilapidated

117

1.8%

77.8%

TOTAL

6,483

100.0%

100.0%

Source: City of Greenville
* Determined by the number of units without a homestead exemption.
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The Condition of Housing in Greenville
The majority of the single-family housing units in the City are in good
condition. Approximately 65.5 percent and 28 percent were rated Type 1 and
2, respectively. Slightly less than five percent were designated as Type 3, and less
than two percent as Type 4. The latter units were concentrated in the central,
older downtown area in the northern portion of the City, although there are
some concentrated areas with housing problems south of Interstate Highway 30.
The overall condition of Greenville’s housing stock is relatively good and sound.
However, 28 percent of the units are designated as Type 2 housing and could
deteriorate into the Type 3 condition if maintenance issues are not addressed
(refer Table 1-24, Plate 1-5, and Plate 1-6). Also, 117 units in Greenville were
categorized as Type 4, of which almost 78 percent were rental units. These
structures may be presenting a safety hazard if people are living within them.
These units are of the most concern in terms of housing condition.
Table 1-25
HOUSING CONDITION
City of Greenville, Texas & Selected Peer Cities
HOUSING
CONDITION

GREENVILLE

Denison

Terrell

Weatherford

Number Percent Number Percent Number Percent Number Percent

Type 1

4,246

65.5%

5,322

64.8%

2,746

60.1%

5,035

79.0%

Type 2

1,818

28.0%

2,150

26.2%

1,317

28.8%

946

14.9%

Type 3

302

4.7%

640

7.8%

445

9.7%

328

5.1%

Type 4

117

1.8%

103

1.3%

64

1.4%

61

1.0%

TOTAL

6,483

100.0%

8,215

100.0%

4,572

100.0%

6,370

100.0%

Source: Dunkin, Sefko & Associates, Inc.

Table 1-25 presents housing condition data for several of Greenville’s
established peer cities, specifically Denison, Terrell, and Weatherford. Figure 116 (following page) shows this information in chart from. With regard to Type
1 units, Greenville has a much higher percentage than Terrell, and a slightly
higher percentage than Denison. Weatherford, however, has the highest
percentage of Type 1 units of the four cities, with 79 percent. Greenville has a
greater percentage of Type 2 units than any peer city, with the exception of
Terrell, and both Terrell and Denison have a higher percentage of Type 3 units
than Greenville. With regard to Type 4 units, however, Greenville has a higher
percentage than any other peer community shown in Table 1-25. Overall, the
information in Table 1-25 reinforces the fact that Greenville’s housing is in
relatively good condition, especially for a City of its age.
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Figure 1-16
HOUSING CONDITION
City of Greenville, Texas & Selected Peer Cities
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Existing Zoning Characteristics
The Purpose of Analyzing Zoning
The State of Texas has established laws with regard to the way in which cities
can ensure the health, safety and welfare of their citizens. State law gives
municipalities the power to regulate the use of land, but only if such regulations
are based on a plan. Specifically, the law states:
The governing body of a municipality may adopt a comprehensive
plan for the long-range development of the municipality…A
municipality may define the relationship between a comprehensive
plan and development regulations and may provide standards for
determining the consistency required between a plan and development
regulations. Chapter 219.002 of the Texas Local Government Code
The ability to zone property for certain uses is one of the most significant
regulations in terms of land use management that a city has. Therefore, it is
important to document the types of zoning districts that have been established
within Greenville. It is through these zoning districts that the City can not only
regulate land uses, but also, it is from this list of districts that the development
community must choose when developing property within Greenville.

Current Zoning Districts in Greenville
Residential Districts
The following is an outline of the general characteristics of Greenville’s
residential zoning districts (also see Table 1-26).
SF-1, Single-Family (Large Lot) District
• Largest residential zoning district
• Single-family detached dwellings on large lots
• Minimum lot size of 12,000 square feet
• Includes customary secondary uses
SF-2, Single-Family (Medium Lot) District
• Single-family detached dwellings on medium lots
• Minimum lot size of 9,000 square feet
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•

Includes customary secondary uses

SF-3, Single-Family (Small Lot) District
• Single-family detached dwellings on small lots
• Minimum lot size of 5,000 square feet
• Includes customary secondary uses
PH, Patio Home District
• Patio homes consisting of single-family detached dwellings
• Zero-lot-line properties
SF-A, Single-Family Attached District
• Single-family attached dwellings on small lots
• Minimum lot size of 5,000 square feet for detached dwellings
• Minimum lot size of 2,500 square feet for attached dwellings
• Includes customary secondary uses
2F, Two-Family District
• Two-family dwellings on small lots
• Minimum lot size of 3,000 square feet for two-family dwellings
• Includes customary secondary uses
MHP, Mobile Home Park District
• Residential mobile home parks
• Site development and design regulations required
MF-1, Multi-Family (Moderate Density) District
• Multi-family structures
• Maximum allowable density of 29 units per acre
• Also allows single-family and two-family dwelling units
• Includes customary secondary uses
MF-2, Multi-Family (High Density) Districts
• Multi-family structures
• Maximum allowable density of 54 units per acre
• Also allows single-family and two-family dwelling units
• Includes customary secondary uses

Non-Residential Districts
The following is an outline of the general characteristics of Greenville’s nonresidential zoning districts (also see Table 1-26).
Agricultural District
• Agricultural purposes
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Table 1-26
ZONING DISTRICT ALLOCATION
City of Greenville, Texas
Abbreviated
Designation

Zoning District Name

Acres

Percent

A

Agricultural District

9,703.88

43.39%

SF-1

Single-Family (Large Lot) District

1,063.71

4.76%

SF-2

Single-Family (Medium Lot) District

2,883.65

12.89%

SF-3

Single-Family (Small Lot) District

896.54

4.01%

PH

Patio Home District

0.88

0.00%

SF-A

Single-Family Attached District

137.96

0.62%

2F

Two-Family District

72.74

0.33%

MHP

Mobile Home Park District

51.25

0.23%

MF-1

Multi-Family (Low Density) District

320.40

1.43%

MF-2

Multi-Family (High Density) District

25.99

0.12%

O

Office District

90.81

0.41%

NS

Neighborhood Service District

13.24

0.06%

GR

General Retail District

455.11

2.03%

C

Commercial District

1,836.31

8.21%

CA

Central Area District

56.67

0.25%

I-1

Light Industrial District

4,221.20

18.87%

I-2

Heavy Industrial District

62.67

0.28%

PD

Planned Development District

471.29

2.11%

FP

Flood Plain

N/A

N/A

22,364.30

100.00%

TOTAL
Source: City of Greenville and Dunkin, Sefko & Associates, Inc.
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•

This zoning classification used initially for all annexed areas

Office District
• Professional office uses
• Also allows residential uses
• Includes customary secondary uses
• Excludes retail, wholesale, or other general business uses
Neighborhood Service District
• Retail trade
• Emphasis on convenience goods and services for nearby residential
areas
General Retail District
• Retail trade
• Includes wholesale trade or other general business uses
• Includes customary secondary uses
Commercial District
• Retail trade, administrative, and professional offices
• Service to the general public
• Emphasis upon large-scale stores and specialized shops
Central Area District
• Retail trade, administrative, and professional offices
• Service to the general public
• Intended for application in the downtown area
Light Industrial District
• Light manufacturing processes
Heavy Industrial District
• Manufacturing
• Industrial servicing
• Storage process

Planned Development District
•
•
•
•

Unified development
Encourage efficient and aesthetic use of the land
Encourage the preservation of land
Encourage the setting aside of land for schools and other public
facilities
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Flood Plain Overlay District
•
•
•

Overlay district
Identifies land that has a history of flooding or is subject to flooding
Assists in the protection against flooding

Greenville’s Zoning Ordinance currently contains many diverse districts from
which the development community can choose. Implementation of many
aspects of Greenville’s Comprehensive Plan will be dependent on the City’s
Zoning Ordinance and other regulations. This will be discussed further in
subsequent chapters of the Comprehensive Plan.
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Endnotes
NOTE: All plans that have been adopted by the City of Greenville and that are discussed within
this Comprehensive Plan 2025 can be found at the W. Walworth Harrison Public Library.
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A Community Vision
The City of Greenville has taken an important step in guiding its future with the
decision to undertake this comprehensive planning process. The purpose of the
Goals & Objectives chapter of the Comprehensive Plan is to state clear goals for
the City and to identify clear directions that should be taken to achieve such
goals. It is the goals and objectives established herein that will determine the
focus of the Comprehensive Plan recommendations contained within
subsequent chapters. In essence, Greenville’s Comprehensive Plan should
reflect:
…public decision-making, which emphasizes explicit goal-choice and
rational goals-means determination, so that decisions can be based on
the goals people are seeking and on the most effective programs to
achieve them.
People and Plans: Essays on Urban Problems and Solutions, Herbert J. Gans, Preface, pg. vii

Identifying and establishing a community vision are important parts of the
process of identifying goals and objectives. The following vision statement was
devised during the comprehensive planning process. This vision statement has
been used as a guide in establishing the goals and objectives within this chapter
and in determining Plan recommendations.

The City of Greenville should be a community that is safe, friendly,
and family-oriented where residents enjoy affordable homes, quiet,
safe neighborhoods, and a positive community spirit; the City should
attract and promote thriving businesses which provide goods and
services for our community and the surrounding area.

Illustration 2-1
A Clear Vision Is Important for the Future of Greenville
Comprehensive Plan 2025
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Issue Identification
At the February 4th, 2003 Steering Committee meeting, Committee members
were asked to identify major issues that they thought Greenville was currently
facing or would face in the future. The discussion clearly indicated members’
views concerning quality of life issues, the City’s strengths and weaknesses
related to development, as well as other vital characteristics that will help to
provide a basis for the goals and objectives. The issues outlined in the following
list were determined to be of primary importance to the future of the City by the
Comprehensive Plan Steering Committee. It should be noted that the list is not
in any order of priority.
LAND USE:
•

•

•

Land uses along Interstate
Highway 30; promote those that
would be most beneficial to the
City
Guidelines for areas along
Interstate Highway 30, U.S.
Highway 69, Lee Street Corridor,
and other major roadways

TRANSPORTATION:
•
•
•

•

North/south transportation flow
Downtown traffic flow
Frontage roads along Interstate
Highway 30; need to maintain
two-way service roads and current
ingress/egress of highway ramps if
possible
An outer loop system around the
City

HOUSING:
•
•
•

Housing in the northern area
The Lee Street Corridor
Improvement
programs
for
housing inventory
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•
•
•

Infill policy, especially in the
northern area
Connect the community – create
community pride
Keep single-family zoning, SF-1,
SF-2, and SF-3, as is
Provide
general
density
guidelines, not specific (i.e., a
map)

HISTORIC PRESERVATION:
•

•
•

Possible overlay district for the
downtown area and/or other
areas of the City
Guidelines for historic districts
Incentives for preservation

COMMUNITY IMAGE:
•
•
•
•
•
•

Community pride
Gateway treatments
Signage (no billboards)
Landscape guidelines
Development guidelines
Connected community
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•

ANNEXATION & GROWTH
MANAGEMENT:
•
•
•
•

Areas around Interstate Highway
30, along frontage roads
Adjust City limit lines to be more
consistent
Water and sewer availability
Non-aggressive approach

•

•
•

DOWNTOWN AREA:
•
•

•
•
•
•
•
•
•
•

Work with Main Street Program
objectives
Create special incentives, such as
a Tax Increment Finance (TIF)
District and/or a Tax Increment
Refinancing Zone (TIRZ)
Special electric rates
Tax break programs
Aggressive marketing program
Define the type of retail that is
desired within Downtown
Partnership programs
Overlay district
Guidelines for façade and
building maintenance
Investigate the need for more
lenient codes for renovation of
older buildings (e.g., sprinkler
systems)

•
•

•

Keep additional phases of the
Sport Park under consideration
and in the planning/development stages
Joint partnership with schools for
building sites, playground sites,
maintenance projects
Rehabilitate Graham Park
Evaluate the lakes to the north
for recreation purposes – family
fishing, camping, walkways, etc.
Develop improvement guidelines
Look into a Park Dedication
Ordinance and a park pro-rata
ordinance for land purchase
Create a Regional Detention Plan
for the area, and possibly create
lakes in southern portion of City

PARKS & OPEN SPACE:
•
•
•
•
•

Chapter 2

Trail system within City –
walking/jogging/bike
Qualify for park grants
Regulations on parks – better
standards
Create better playing fields –
larger playing fields
Create Capital Improvement
Programs for park sites
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The 2002 Citizen Attitude Survey
In order to ensure that this Comprehensive Plan was written based on the
desires of citizens of Greenville and on their views regarding various issues
within the City, a citizen survey was conducted by Raymond Turco &
Associates, Inc. as part of this comprehensive planning process. The survey
addressed many of the significant elements affecting the City currently, as well as
many of those which may affect it in the future. Citizen response to the survey
was an integral part of the formulation of each chapter of the Comprehensive
Plan. A summary of this survey is included in Appendix A. In addition,
Steering Committee members were given the survey separately to determine the
correlation between the attitudes of citizens in general with those of the
committee members, where applicable.

Quality of Life
When asked how satisfied or dissatisfied they were with the quality of life in
Greenville, responses of the general public were extremely positive. Specifically,
70 percent were satisfied and 13 percent were very satisfied, for a total of 83
percent that were generally satisfied. This can be compared with 16 percent that
were dissatisfied and two percent very dissatisfied. These percentages represent a
satisfied to dissatisfied ratio of more than five to one (5:1). Responses to the
same question by Steering Committee members were slightly more positive, with
33 percent and 56 percent either very satisfied or satisfied, respectively, adding up
to a total of 89 percent. The remaining 11 percent of committee member
responded that they were dissatisfied; none responded very dissatisfied. Quality of
life is an issue that is addressed throughout the Comprehensive Plan; each
chapter deals with various aspects that collectively are intended to contribute to
the overall quality of life in Greenville.

Critical Issues
Citizens were asked an open-ended question about what they thought was the
most critical issue facing Greenville today. The critical issues identified that
relate to this comprehensive planning process were City government/City Council
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(11 percent), street maintenance infrastructure (4 percent), growth (4 percent), and
city appearance/cleanliness (4 percent). The Comprehensive Plan addresses City
government by establishing a policy framework for decision-making. Street
maintenance is addressed within the Thoroughfare Plan (Chapter 5). Growth is
addressed in many ways throughout the Comprehensive Plan, and specifically
dealt with within the Future Land Use Plan (Chapter 4) and the Infrastructure Plan
(Chapter 5). Greenville’s appearance is addressed primarily within the
Neighborhood & Business Enhancement Plan (Chapter 10).

Impact on the Comprehensive Plan
The survey posed several questions related to subjects that will be addressed
within Comprehensive Plan. There were survey questions on citizens’ attitudes
toward retail establishments, multiple-family uses, parks, downtown, housing
cost, and general growth and development. At the beginning of each chapter of
the Comprehensive Plan, survey questions that relate to that specific chapter are
outlined. Responses to those questions were considered during discussions with
the Comprehensive Plan Steering Committee, and were addressed to the fullest
extent possible in the recommendations made within this Plan.
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Goals & Objectives
In a broad sense:
Goals are general statements concerning an aspect of the City's desired
ultimate physical, social and/or economic environment. Goals set the
tone for development decisions in terms of the citizens' desired quality of
life.
Objectives express the kinds of action that are necessary to achieve the
stated goals without assigning responsibility to any specific action.
The policies and recommendations related to these goals and objectives are
contained within subsequent chapters of this Plan will help to clarify the specific
position of the City regarding a particular objective, and will encourage specific
courses of action for the community to undertake to achieve the applicable stated
objective.
The goals and objectives established herein relate to the
recommendation chapters of Greenville’s Comprehensive Plan.

Goals & Objectives Related to Thoroughfares
GOAL 1:
Provide an efficient, safe and connective transportation system that is
coordinated with existing needs and with plans for future growth; this system
should be economical and responsive to adjacent land uses.
Objective 1.1:
Use the Thoroughfare Plan in conjunction with the Future Land Use Plan,
specifically to ensure that the various land uses within the City and ETJ are
accommodated by the transportation system.

Objective 1.2:
Work closely with regional transportation planning groups to ensure that
regional transportation issues, especially those that directly affect Greenville
(e.g., frontage roads), are addressed with City input.
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Objective 1.3:
Ensure that the following concerns are addressed when making decisions
regarding transportation within the City:
♦ Regional transportation,
♦ Roadway integrity (i.e., ensuring mobility),
♦ Roadway maintenance,
♦ Adequate access (to and from Greenville, and to and from land
uses and residential subdivisions within Greenville),
♦ Connections between existing roadways,
♦ Neighborhood traffic concerns,
♦ Signalization, and
♦ Impact of various types of land uses (i.e., trip generation and
parking needs).

Objective 1.4:
Ensure the continued availability and usability of frontage roads along Interstate
Highway 30.

Objective 1.5:
Maintain the frontage roads along Interstate Highway 30 that currently provide
needed access to areas of Greenville.

Objective 1.6:
Improve the current accessibility of Interstate Highway 30 in terms of ingress
and egress.

Objective 1.7:
Determine an appropriate location for an outer loop around the City.

Objective 1.8:
Utilize the Thoroughfare Plan to identify rights-of-way locations (for dedication
purposes) and criterion such that future growth can be accommodated; ensure
that criterion are integrated into the City’s Subdivision Ordinance.

Objective 1.9:
Investigate ways in which the development community can assist in protecting
the integrity of roadways in Greenville.
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Objective 1.10:
Ensure that a positive image of Greenville is reflected within major
transportation corridors. {Related objectives are also under the Future Land Use subject
heading.}

Objective 1.11:
Ensure that local roadways can accommodate increases in traffic, and that local
intersections are adequate.

Objective 1.12:
Utilize the Thoroughfare Plan to establish standards for shared drives, for
circulation within new developments, and for protecting the integrity of major
roadways; ensure that such standards are integrated into the City’s Subdivision
Ordinance.

Objective 1.13:
Investigate ways in which north-south circulation within the City can be
improved.

Objective 1.14:
Investigate ways in which transportation facilities in and around Downtown
Greenville can be improved.

Goals & Objectives Related to Future Land Use
GOAL 2:
Encourage the most desirable and efficient use of land while enhancing the
physical and economic environment of Greenville.
Objective 2.1:
Ensure that local land use policies encourage appropriate areas, both in terms of
access and adjacency, for the development of nonresidential uses.

Objective 2.2:
Establish standards related to the development of nonresidential uses in order
to ensure a positive visual perception of Greenville along major thoroughfares,
specifically Interstate Highway 30, U.S. Highway 69, and Lee Street.
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Objective 2.3:
Establish land use policies (within the Zoning Ordinance) to encourage the area
along Interstate Highway 30 to become a high quality retail and light
commercial corridor that would enhance Greenville, both economically and
visually.

Objective 2.4:
Establish land use policies to encourage new commercial and industrial
development within existing commercial and industrial areas.

Objective 2.5:
Ensure that Greenville’s land use policies encourage a balance of land uses such
that there are adequate areas for nonresidential uses that will provide the
essential tax base needed for the City to support existing and future residents.

Objective 2.6:
Ensure that the regulatory policies within the City’s Zoning Ordinance and
related map are consistent with current City needs and desires.

Objective 2.7:
Identify specific land uses that are needed to serve the citizens of and visitors to
Greenville, such as healthcare-related land uses, hotels, recreation, and retail;
establish ways in which the City can proactively attract these identified land
uses.

GOAL 3:
Maintain and enhance the City’s local character and aesthetic value through
land use planning.
Objective 3.1:
Review, and if necessary revise, the City’s Zoning Ordinance to ensure that high
standards are required for new development, both residential and
nonresidential along highways and the Interstate.

Objective 3.2:
Review, and if necessary revise, the City’s Zoning Ordinance to ensure that there
is adequate diversity provided for in terms of single-family density.

Objective 3.3:
Ensure that new development enhances the quality of life in Greenville.
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Objective 3.4:
Ensure that new development, both residential and nonresidential, will be
compatible with existing land uses in terms of use, density, building heights,
scale, and offsite effects.

Goals & Objectives Related to Infrastructure
GOAL 4:
Provide adequate local infrastructure such that existing and future
development can be served.
Objective 4.1:
Recognize the need for localized water, and ensure that the City of Greenville
has adequate water and rights to water to provide for future growth.

Objective 4.2:
Ensure that there is adequate water and wastewater available to serve existing
areas and new development by monitoring usage and capacity.

Objective 4.3:
Ensure that there is adequate water and wastewater available to serve existing
areas and new development by proactively maintaining infrastructure systems.

Objective 4.4:
Ensure that there is adequate water and wastewater available to serve future
growth areas by studying the capacity of existing systems and the feasibility of
expanding those systems.

Objective 4.5:
Encourage new development to occur within areas that are already served by
necessary public utility and infrastructure systems (e.g., water supply, storm
drainage, etc.), or where systems can be realistically expanded.
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Goals & Objectives Related to Public Facilities & Services
GOAL 5:
Foster a positive, interactive relationship with the public, and encourage
citizen involvement.
Objective 5.1:
Recognize that the quality of the local school district is related to economic
development opportunities and the ability of the City to provide a positive
employment base for its citizenry on an on-going basis.

Objective 5.2:
Foster a relationship and coordinate applicable City activities with the
Greenville Independent School District.

Objective 5.3:
When fiscally possible after other funding sources are secured, the City should
attempt to reduce the local tax rate.

GOAL 6:
Ensure that public services and facilities will adequately serve the needs of
residents and businesses within the City of Greenville, and that such services
and facilities are adaptable to future growth.
Objective 6.1:
Ensure that there is sufficient police and fire protection for current residents,
and ensure that the City remains aware of necessary increases in staff and/or
related resources (e.g., police cars, fire engines, etc.) to enable such protection
for future residents.

Objective 6.2:
Define standards for adequate response/service levels for public services and
facilities, such as the following:
1. Municipal government;
2. Police and fire protection;
3. Recreational opportunities;
4. Utilities/infrastructure and solid waste management.
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Objective 6.3:
Recognize the importance of the Greenville Municipal Airport in relation to
economic development.

Goals & Objectives Related to Housing
GOAL 7:
Provide for housing diversity throughout the City.
Objective 7.1:
Establish strategies for encouraging low-density residential development.

Objective 7.2:
Ensure that the City’s Zoning Ordinance provides for an adequate range of lot
sizes for new development; maintain the majority of the City’s current singlefamily zoning districts.

Objective 7.3:
Review the City’s policies related to two-family and multiple-family housing,
including zoning regulations, market need, potential effects on land use
compatibility, traffic generation, and aesthetics.

Objective 7.4:
Ensure that there is adequate variety in terms of housing types within the City
that will meet the affordable housing needs of all income and age levels.

Objective 7.5:
Establish areas within the City that would be appropriate for gated communities
and/or communities with zero-lot line residences in order to meet the needs of
the local “empty-nester” population.
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GOAL 8:
Protect the integrity of existing and future neighborhoods by ensuring that
existing neighborhoods are maintained to a high standard and by ensuring
that new neighborhoods are initially developed to a high standard.
Objective 8.1:
Recognize the importance of existing older neighborhoods to the character of
Greenville by implementing policies, such as proactive code enforcement, that
will support their long-term viability, marketability, and attractiveness.

Objective 8.2:
Identify specific housing improvement policies and opportunities for residential
areas in the northern part of the City.

Objective 8.3:
Establish infill policies for previously developed residential areas to ensure that
new housing makes a positive contribution to and is compatible with the overall
area.

Objective 8.4:
Ensure that new residential areas are developed to a high standard by reviewing,
and revising if necessary, the existing standards for residential development.

Objective 8.5:
Wherever possible, retrofit existing neighborhoods with pedestrian connections;
require new residential areas to have pedestrian access through them and to
existing neighborhoods.

Objective 8.6:
Promote home ownership and long-term residency.

Objective 8.7:
Promote incentives and strengthen programs to assist economically distressed
owner-occupants in meeting housing code requirements.
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Goals & Objectives Related to Downtown & Historic
Preservation
GOAL 9:
Provide opportunities for preserving the City’s unique history through
maintaining and enhancing Downtown Greenville and other historic areas.
Objective 9.1:
Concentrate on Downtown as a unique area of Greenville, and plan accordingly
for appropriate land uses, parking areas, pedestrian and bike facilities, etc;
identify ways in which Downtown can be enhanced and improved.

Objective 9.2:
Work with the objectives established under the Texas Main Street Program, a
program that has recognized Downtown Greenville.

Objective 9.3:
Establish incentives, such as a special financing district, special electric rates, and
tax-reduction programs, for businesses that locate within the Downtown area.

Objective 9.4:
Establish a marketing program for Downtown to ensure that residents and
visitors are aware of what Downtown Greenville has to offer.

Objective 9.5:
Identify the types of land uses, such as office, retail and limited residential, that
would be beneficial for the Downtown area.

Objective 9.6:
Establish design guidelines, such as façade criteria and building maintenance,
that would ensure the compatibility of new development or redevelopment.

Objective 9.7:
Investigate ways in which to implement design guidelines, such as through the
creation of an overlay district and/or a revised Central Business District.

Objective 9.8:
Establish incentives that would encourage developers to preserve and renovate
significant structures that contribute to the historic character of Greenville.
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Objective 9.9:
Identify ways in which public and private entities can work together to meet the
goals and objectives herein.

Objective 9.10:
Reinforce the existing downtown areas as a central focal point and activity
center for the community, thereby increasing opportunities for social interaction
among residents, commerce and tourism. Greenville’s downtown area should
serve as a central place to shop, eat, conduct business, relax, or be entertained.

Goals & Objectives Related to Neighborhood & Business
Enhancement
GOAL 10:
Reinforce the City’s image and identity as a community of excellence for
residents and businesses through quality urban design practices.
Objective 10.1:
Continue efforts to instill a stronger sense of civic pride by encouraging
involvement in public decision-making and by soliciting citizen input.

Objective 10.2:
Consider the development of streetscape/urban design guidelines to enhance
the community’s visual and aesthetic appeal, including guidelines pertaining to
landscaping, signage, building facades, entryway treatments, special streetscape
amenities, sidewalks, and screening.

Objective 10.3:
Create gateways at principal entry points into the City of Greenville, and
develop a design theme that is used throughout the community to create a sense
of unity, identity, and cohesion for both residents and visitors.

Objective 10.4:
Encourage public/private participation and cooperation in beautification
efforts. Explore assistance that may be available from private/volunteer groups
to contribute to urban design-related projects and to help maintain enhanced
public areas (e.g., street medians, small landscaped areas, etc.).
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Objective 10.5:
Use the development review process to evaluate private projects and their
contributions to the City’s image and quality of life initiatives.

Objective 10.6:
Increase enforcement of municipal codes and regulations pertaining to property
maintenance, upkeep and appearance (e.g., mowing high grass and weeds,
removal of clutter and inoperative vehicles, etc.).

Objective 10.7:
Investigate the feasibility of City funding participation to improve the
appearance of existing businesses along major thoroughfares; examples of City
participation include matching grant programs and infrastructure
improvements.

Objective 10.8:
Ensure that the City’s land use policies and Zoning Ordinance provisions
include requirements for high quality new nonresidential development; ensure
that land use policies are consistent with these objectives.

Goals & Objectives Related to Annexation & Growth
Management
GOAL 11:
Encourage growth, quality development, and redevelopment within the
existing City limits of Greenville in order to utilize existing infrastructure.
Objective 11.1:
Employ various growth management strategies and implementation measures
for different areas of the city, such as Downtown, core neighborhoods, infill
development areas, and low-density residential areas.

Objective 11.2:
Coordinate the City’s housing strategy with growth management objectives.
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Objective 11.3:
Target infill development in key areas and establish development criteria for
each area.

Objective 11.4:
Encourage and facilitate development in areas where existing infrastructure is
underutilized.

Objective 11.5:
Encourage the use of Planned Development Zoning to facilitate innovative
projects. Utilize new development concepts such as “new urbanism” and
“traditional neighborhood design (TND)”.

Objective 11.6:
Prioritize development of areas where there are vacant lots serviceable by existing
sewer and water utilities.

Objective 11.7:
Identify vacant tracts within the City’s corporate limits suitable for industries
and businesses that would enhance Greenville’s economic development.

GOAL 12:
Ensure orderly and timely City expansion through targeted annexation,
efficient utility provision, and consistent development policies.
Objective 12.1:
Develop a strategy for providing utility services within the City’s extraterritorial
jurisdiction (ETJ) either simultaneously with annexation or with a phasing plan.

Objective 12.2:
Establish a policy of encouraging new development to locate within the City
(since there is adequate vacant land within the City limits currently).

Objective 12.3:
Enforce subdivision regulations in areas within the City’s extraterritorial
jurisdiction (ETJ).
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Objective 12.4:
Enforce a minimum lot size requirement for developments proposing to use onsite sewage systems in the ETJ.

Objective 12.5:
Restrict the granting of variances or waivers to the City’s Subdivision Ordinance
to ensure quality development in the ETJ.

Objective 12.6:
Tailor the Capital Improvements Program (CIP) to implement growth
management strategies.

Objective 12.7:
In accordance with the anticipated land uses designated in the Comprehensive
Plan, prioritize and schedule infrastructure/utility extensions.

Objective 12.8:
Develop a comprehensive annexation strategy that identifies and prioritizes areas
for future City expansion based upon established criteria; an example of such
criteria would be land that is located along major roadways.

Objective 12.9:
Regulate development within the extraterritorial jurisdiction (ETJ) in a manner
consistent with the City objectives for future city expansion and managed
growth.

Goals & Objectives Related to Parks & Recreation
GOAL 13:
Develop a comprehensive system of parks, trails, and open spaces that meet
the needs of all age groups within Greenville.
Objective 13.1:
Designate a Citywide trail system that connects parks, neighborhoods, municipal
facilities, and schools, thereby creating a more pedestrian-friendly community.
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Objective 13.2:
Require new residential development to incorporate pedestrian access through
the new development and to adjacent areas, wherever applicable.

Objective 13.3:
Continue exploring new recreational and social opportunities for all age groups,
especially for the younger age groups within Greenville.

Objective 13.4:
Improve existing or create new playing fields that would better serve the needs of
local and regional recreational organizations.

Objective 13.5:
Consider additional recreational opportunities in relation to the lakes in the
northern area of the City; recreational activities could include fishing, camping,
and walking.

Objective 13.6:
Consider establishing a Regional Detention Plan that would include the
creation of lakes in the southern area of the City, which could also provide
additional recreational opportunities.

Objective 13.7:
Make improvements to existing park areas, including rehabilitating Graham
Park and increasing maintenance on a consistent basis.

Objective 13.8:
Market the Greenville Sports Park for tourism and as a revenue source for the
City.

GOAL 14:
Provide funding for a comprehensive system of parks, trails, and open spaces.
Objective 14.1:
Consider requiring park/open space dedication during the development review
process; adopt a Park Dedication Ordinance to achieve this.

Objective 14.2:
Apply for park grants with the Texas Parks and Wildlife Department.
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Objective 14.3:
Work in conjunction with the Greenville Independent School District on park
projects, including land acquisition, playgrounds, and maintenance.

Objective 14.4:
Create Capital Improvements Program to specifically fund the creation and
maintenance of parks, trails, and open spaces.
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Introduction
General
The right of a municipality to manage and regulate land use is rooted in its need
to protect the health, safety and welfare of local citizens. The first step in
establishing the guidelines for such management and regulation is the
Comprehensive Plan. Although it is one component of the Comprehensive
Plan, the significance of the Future Land Use Plan text and map cannot be
overstated. Similar to the way in which a map serves as a guide to a particular
destination, the Future Land Use Plan should serve Greenville as a guide to its
particular, unique vision for the future. Each mile driven that is represented on
a map can also be compared to each individual decision that the City makes
with regard to land use and zoning; these individual decisions can either lead to
or detract from the City attaining its vision. In order to provide the most
complete map possible, the Future Land Use Plan establishes an overall framework
for the preferred pattern based principally on balanced, compatible, and
diversified land uses. Graphically depicted on Plate 3-1 and Plate 3-2, the Future
Land Use Plan should ultimately be reflected through the City’s policy and
development decisions. It is important to note that the Future Land Use Plan is
not a zoning map, which legally regulates specific development requirements on
individual parcels. The zoning map should, however, be guided by the Future
Land Use Plan.

Previous Planning Efforts
Greenville has a strong tradition of planning. In March of 1990, the City
completed a Comprehensive Plan that had, among other elements, a Land Use
component. Similar to this effort, the previous Land Use Plan reviewed the area
within the City limits and the ETJ at the time, and made recommendations with
regard to the types of land uses that should develop in the future. The City
completed a Master Plan Amendment in May of 1999. This amendment
supplemented the 1990 Comprehensive Plan, and examined two specific areas,
one that had been annexed into the City, and one that had not been previously
included in the 1990 Plan. The Master Plan amendment made land use
recommendations with regard to these areas. Another important planning
effort the City has engaged in is the Brownfield Redevelopment Initiative.
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The Brownfield Redevelopment
In January of 2001, the City applied for a national brownfield grant from the
Environmental Protection Agency (EPA); the effort in making this application
was spearheaded by the Director of Community Development3-1. Greenville
recognized the need to focus on redevelopment efforts within Downtown and
within the area known as the Lee Street corridor. Within the City’s application
for the grant, the primary goal for use of the grant money is stated as the
following: “…to facilitate revitalization of adjacent urban neighborhoods
through identification, remediation, and redevelopment of brownfield sites in
and around the central business district and the Lee Street corridor.” 3-2 Also
within this application is the recognition of the fact that although the
downtown area and the Lee Street corridor had been the center of activity in the
late 19th and early 20th centuries, for the past several decades, activity has been
shifting south to the area along Wesley Street. In relation to this observation, it
is stated that “this drain of business and commerce from north Greenville has
Figure 3-1
BROWNFIELDS TARGET AREAS
City of Greenville, Texas

1
2

4
3

5

NOTE: Area 6 is not shown.

had the effect of creating a racial and economic division” in the community. It
should be noted that this application was submitted in cooperation with
numerous civic-related groups, including the Greenville Main Street Program,
the Greenville Board of Development, the Greenville Chamber of Commerce,
and the National Association for the Advancement of Colored People
(NAACP).
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In April of 2001, the EPA announced that Greenville had been selected to
receive $400,000 to conduct an assessment of brownfield properties within the
targeted area. Also as part of the program, priorities and plans for cleanup and
redevelopment would then be based on this assessment.
Greenville’s
application was one of 119 granted funding under this program nationwide, and
one of only three granted funding within the state of Texas3-3.

Relationship to the Comprehensive Plan
This Comprehensive Plan should be viewed as a continuation of the City’s
previous land use planning efforts. Greenville’s 1990 Comprehensive Plan and
its 1999 Master Plan, which is an update of part of the 1990 Plan, have been
reviewed and referenced where appropriate. The Brownfield Redevelopment
Initiative is recognized as an important step toward the City’s redevelopment
goals in and around downtown. The land use recommendations are intended
to support these goals.

Attitudes on Land Use 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
Table 3-1
A
TTITUDES ABOUT ADDITIONAL GROWTH
this survey is included
City of Greenville, Texas
in Appendix A. Two of
Steering
the questions asked
Permitted Answers
Citizens
Committee
were intended to evoke
I consider myself to be pro-growth
49%
44%
answers about how
I support controlled growth
30%
56%
citizens would support a
land use plan. The first
I support limited growth
13%
0%
was, “…which statement
I consider myself to be anti-growth
4%
0%
best describes your
No opinion
4%
0%
attitudes
toward
Source: 2002 Greenville Citizen Survey Summary Report, Pg. 96-97 & the 2002 Greenville
additional growth in Citizen Survey Committee Cumulative Results
Greenville?” (#18), and
answers to which are contained in Table 3-1. Steering Committee members and
citizens were closely correlated in terms of considering themselves pro-growth,
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but a much larger percentage of Steering Committee members considered
themselves to be supportive of controlled growth.
The second question was, “How strongly would you support or oppose further
growth and development in the following areas?” (#19). Respondents were then
asked specifically about various types of development such as single-family
housing, fast food restaurants, hotels and motels, medical facilities and office
buildings. The most strongly supported new development of all of the types was
Grocery stores at 32 percent. Single-family housing, Entertainment and recreation,
High-tech industry, and Minor emergency medical facilities were also strongly
supported at between 24 and 26 percent. The types of development with the
highest percentage opposed by citizens (but not strongly opposed) included
Manufactured home parks at 44 percent, and Fast food restaurants and Automobile
dealers both at 50 percent. Citizens were generally supportive of all types of
growth given, with the average percentage of support (but not strongly
supported) at approximately 57 percent.
The attitudes to the survey in general as well as the responses to these specific
questions have been taken into account in establishing the recommendations
within this Future Land Use Plan.
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Population Projections
General
Increased demand for all types of land uses must be taken into account when
establishing a Future Land Use Plan. Such increased demand is inevitable with
population growth. The population projections contained herein form the
foundation for establishing how much land should be allocated to particular
types of land use. The following is a discussion of the way in which the
population projections for Greenville were established; projections have been
calculated based on three principle factors – one, the growth rates of peer
communities; two, the City’s past growth rates; and three, the City’s anticipated
growth.

Growth Rates of Greenville & Peer Communities
Past population growth for Greenville was discussed in the Baseline Analysis and
was compared to several regional cities, including Corsicana, Ennis, McKinney,
Terrell, Waxahachie, and Weatherford. These cities were established in
Chapter 1 as “peer communities”, meaning that they are comparable to
Greenville based on their respective proximity or similar characteristics, such as
Table 3-2
POPULATION GROWTH RATES BETWEEN 1980 & 2003
City of Greenville, Texas & Surrounding Communities
City
GREENVILLE
Corsicana
Ennis
McKinney
Terrell
Waxahachie
Weatherford

2003
Compounded Annual
1980
1990
2000
Population Growth Rate Between
Population Population Population
Estimate
1980 & 2003
22,161
21,712
12,110
16,256
13,269
14,624
12,049

23,071
22,911
13,883
21,283
12,490
18,168
14,804

23,960
24,485
16,045
54,369
13,606
21,426
19,000

24,400
24,400
17,450
73,550
14,350
22,450
20,550

0.42%
0.50%
1.60%
6.78%
0.34%
1.88%
2.35%

Average
of
1.98%

Sources: 1980, 1990, & 2000 population information from the U.S. Census; 2003 population estimates made by the North
Central Texas Council of Governments (NCTCOG)
Note: Table 1-5 in the Baseline Analysis also contains population information for the cities of Denison and Sulphur Springs,
but they have not been included here because they are not within the NCTCOG area and therefore, no 2003
population estimate information was available for comparison.
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size, access, economy, etc. Table 3-2 contains past population information along
with population estimates as of January 1, 2003 made by the North Central
Texas Council of Governments (NCTCOG). Figure 3-2 shows this information
graphically. The city with the most significant amount of growth was McKinney
with almost seven percent. Ennis, Waxahachie, and Weatherford were closely
correlated with one another at between 1.6 and 2.3 percent. Cities with lesser
percentages of growth were Greenville, Coriscana, and Terrell. Significant to
this analysis also is the fact that a combined average of the compounded growth
rates of Greenville and identified peer cities is just below two percent.
Figure 3-2
POPULATION GROWTH RATES BETWEEN 1980 & 2003
City of Greenville, Texas & Surrounding Communities

Population Growth
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Greenville’s Past Growth Rates
Table 3-3 contains data on Greenville’s population over the past three decades,
along with a population estimate for 2003. It also shows the related
compounded growth rates. Historic population growth can often help project
the level of growth a city will experience in the future. As the table shows,
growth rates have been stable but have been relatively low since 1970. However,
the highest rate of growth in three decades is estimated to have occurred over
the past three years at 0.6 percent. Partially based on this, it is anticipated that
growth in Greenville will be more aggressive than the historical data might
suggest.
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Table 3-3
POPULATION GROWTH RATES BETWEEN 1970 & 2003
City of Greenville, Texas
1970
Population

1980
Population

1990
Population

2000
Population

2003
Population
Estimate

22,043

22,161

23,071

23,960

24,400

1970-1980
Compounded
Growth Rate
0.05%

1980-1990
Compounded
Growth Rate
0.38%

1990-2000
Compounded
Growth Rate
0.39%

2000-2003
Compounded
Growth Rate
0.61%

Sources: 1970, 1980, 1990, & 2000 population information from the U.S. Census; 2003
population estimate made by the North Central Texas Council of Governments
(NCTCOG)

Greenville’s Anticipated Growth
The issuance of residential building permits and the construction of new
housing units are both indications of growth for communities. The City of
Greenville has generally issued an average of 40 residential building permits
annually. In 2001, only 28 were issued, but in 2002 the number was almost
twice that, at 51 residential building permits. The number grew even more in
2003 - 61 were issued. In addition there have been two multiple-family projects
in Greenville since 1999, one with 128 units and the other with 250 units. Also,
there were 178 residential lots constructed within the City in 2003 for which
residential building permits will likely be issued in the near future. An
additional 250 single-family lots and a multiple-family project with 92 units are
currently under construction. There are also approximately 2,300 vacant
existing lots within the City. All of this information about local residential
growth supports the fact that Greenville’s growth rate will likely continue to
increase.

Population Projection Scenarios
Using the NCTCOG’s estimated current population of 24,400 people and the
previously discussed growth considerations, Greenville’s future population has
been projected according to various scenarios in Table 3-4. Figure 3-3 shows the
scenarios compared graphically. Scenarios A through E reflect growth rates of
between one percent and five percent. U.S. Census information regarding
average household size and occupancy rate within the City have also been used
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Table 3-4
POPULATION PROJECTION SCENARIOS
City of Greenville, Texas
Year
1980
1990
2000
2003
2005
2010
2015
2020
2025
Residential Units
Constructed
Per Year*

SCENARIO A: SCENARIO B:
1%
2%
Growth Rate Growth Rate

SCENARIO C: SCENARIO D: SCENARIO E:
3%
4%
5%
Growth Rate Growth Rate Growth Rate

22,161
23,071
23,960
24,400
24,890
26,160
27,480
28,880
30,370

22,161
23,071
23,960
24,400
25,385
28,025
30,940
34,160
37,720

22,161
23,071
23,960
24,400
25,885
30,000
34,775
40,315
46,750

22,161
23,071
23,960
24,400
26,390
32,100
39,055
47,515
57,825

22,161
23,071
23,960
24,400
26,900
34,330
43,815
55,920
71,375

98

220

374

564

797

*Based on U.S. Census 2000 data: 2.56 average household size, 91.8% occupancy rate.
Source: 1980, 1990 & 2000 Populations from the U.S. Census; 2003 Population Estimate from the North Central Texas
Council of Governments; 2005 through 2025 from Dunkin, Sefko & Associates, Inc.

to calculate the number of residential building permits that would be issued
annually over the 22-year projection time period in order to achieve the growth
rate of each scenario.
Scenario A in Table 3-4 represents a growth rate of one percent. Considering
that the City has been estimated to have grown by 0.6 percent between 2000
and 2003, a growth rate of one percent seems achievable. This calculates into
an average of 98 residential permits issued on a yearly basis.
Scenarios C, D, and E represent relatively aggressive growth rates at 3 percent, 4
percent, and 5 percent respectively, considering the fact that the City has
experienced a rate of less than one percent consistently since 1970. However,
they have been presented herein because numerous cities in the Dallas-FortWorth Metroplex have experienced marked growth in recent years. The city of
McKinney, one of Greenville’s identified peer cities, is one example. Also, as
the Metroplex continues to expand geographically and growth to the north
becomes increasingly difficult due to distance, expansion to the east toward
Greenville is likely. The timeframe as to when this will occur is the main
question. Scenario C, D, and E are included to reflect this potential.
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Scenario B is reflective of a moderately aggressive growth rate of two percent.
Several of Greenville’s peer communities, specifically Ennis, Waxahachie, and
Weatherford, experienced similar rates of growth. It is therefore reasonable to
assume that Greenville could experience this amount of growth as well. A two
percent average growth rate would result in Greenville reaching a population of
approximately 28,025 by 2010 and 37,720 by 2025. This correlates with an
average of approximately 220 residential building permits per year over the next
twenty-two years.
For planning purposes, the moderate growth rate represented by Scenario B is
recommended. This rate is used to project the future population of Greenville
in the year 2025 of 37,720 people. This rate will be used throughout this Future
Land Use Plan. It will also be used in other chapters of the Comprehensive Plan
in relation to the City’s future needs for public facilities, parks, and other
related planning elements.
Figure 3-3
POPULATION PROJECTION SCENARIOS
City of Greenville, Texas
80,000

Population Growth

70,000
60,000

Scenario A

50,000

Scenario B

40,000

Scenario C

30,000

Scenario D
Scenario E

20,000
10,000
0
1980 1990 2000 2003 2005 2010 2015 2020 2025
Year
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A Balanced & Compatible
Future Land Use Pattern
The Balance of Land Uses – Location and Need
The various types of land use have different needs in terms of location. For
example, residential areas should be designed to have minimal impact from
major roadways, thereby preserving the integrity of local neighborhoods and
ensuring the safety of local residents. In contrast, nonresidential uses should
generally be located along major thoroughfares and at major intersections in
order to allow them the highest visibility possible. The exception to this may be
heavy commercial and industrial uses, which often have open storage areas and
large warehouses that would not make a positive contribution to the way in
which Greenville is viewed from it major thoroughfares, such as Interstate
Highway 30, U.S. Highway 80, and State Highway 66 (this concept will be
discussed further in the Neighborhood & Business Enhancement Plan).
Retail and some commercial land uses require locations that provide visibility,
because these types of land uses often depend on “walk-in business” for success.
Consequently, land along several of Greenville’s major thoroughfares has been
designated for and should be preserved for retail and limited commercial land
uses. This is particularly recommended for retail and commercial land uses that
are designed such that they are aesthetically pleasing. Conversely, most heavy
commercial and industrial uses are not designed in such a way that are
aesthetically pleasing, and therefore, these types of uses should not be located in
areas visible from major thoroughfares. The market, in conjunction with City
policy, has dictated the existing land use pattern (shown on Plate 1-3 in the
Baseline Analysis) in Greenville over the years. The existing pattern generally
supports these concepts of residential and nonresidential locations; the City has
not historically had a policy on aesthetics for such uses, although there is one
currently. The Future Land Use Plan, graphically shown on Plate 3-1, further
reinforces these concepts. It should be noted that nonresidential development
is extremely important to the economic support of the City; this importance will
only increase with the increased needs of additional population.
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The Compatibility of Land Uses

DECREASING COMPATIBILITY

Compatibility of land uses
Figure 3-4
COMPATIBILITY OF VARIOUS TYPES OF LAND USE
has long been an important
consideration. In fact, zoning
LEAST
Low Density
was originally recognized as a
INTENSE
Residential
public, health, safety, welfare
issue due to the need to
Medium Density
separate incompatible land
NOTE:
Residential
uses.
Therefore,
an
Most Park
important consideration of
and Public
High Density
Uses
this Future Land Use Plan is to
Residential
Are
guide the allocation of land
generally
uses in a pattern that is
considered
Office Uses
to be
intended to produce greater
compatible
compatibility between the
with any
Retail Uses
different types of land use.
type of land
use.
As Figure 3-4 shows, the
Commercial
Uses
more intense the type of
nonresidential land use is, the
MOST
Industrial Uses
less compatible the land use
INTENSE
is with residential uses. In
general, office uses and small
(neighborhood)
retail
establishments adjacent to residential uses create positive relationships in terms
of compatibility; these are considered lower intensity land uses. There are many
techniques, including buffering, screening, and landscaping, that can be
implemented through zoning and subdivision regulation that would help
increase compatibility between different land uses. These techniques will be
discussed in detail in the Neighborhood & Business Enhancement Plan.
There has been a recent resurgence and interest in combining these various land
uses, resulting in a mixed land use pattern. Several examples exist within the
Dallas-Fort Worth Metroplex as well as across the nation. This concept reflects
the old ideal of people being able to live in close proximity to necessities such as
employment and retail areas. Public transportation is also often provided within
or near mixed use developments. Although this type of development has not
been expressly recommended for Greenville, it is recommended that if such a
development is proposed, the City should consider approving it. Specific
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consideration should be given to how the various types of land use relate to one
another within the development as well as to how the overall development
relates to the existing land uses surrounding it.
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A Diversified Land Use Pattern

Residential
Uses

Land Use Category
Low Density Residential
Medium Density Residential
High Density Residential
Manufactured Homes
Parks & Open Space
Public/Semi-Public
Office
Retail
Central Business District
Commercial
Industrial
Floodplain
Total Acreage
Within the City Limits

Public
Uses

Land uses have been
recommended based in
three principal factors: 1)
recognizing existing land
uses by ensuring compatibility, 2) maximizing nonresidential land uses, 3)
creating an overall balanced land use pattern.
Knowledge of the recommended future use of the

Table 3-5
FUTURE LAND USE CALCULATIONS
City of Greenville, Texas

Nonresidential
Uses

All of the above-referenced
locational
needs
and
compatibility issues related
to the various types of land
uses have been considered
in the establishment of
Greenville’s Future Land
Use Plan.

Acres
12,570.7
42.5
503.9
53.3
227.2
1,511.6
157.1
2,372.3
63.2
1,326.6
3,535.9
3,952

Percent
56.2%
0.2%
2.3%
0.2%
1.0%
6.8%
0.7%
10.6%
0.3%
5.9%
15.8%
17.67%

22,364.3

100.0%

Source: Dunkin, Sefko & Associates, Inc.
Note: Rights-of-way and floodplain areas have been included within the land uses.
Floodplain acreage is shown but is not separately calculated in the total acreage of the City.

Figure 3-5
FUTURE LAND USE PLAN PERCENTAGES
City of Greenville, Texas
Low Density Residential

15.8%
56.2%

Medium Density Residential
High Density Residential

5.9%
0.3%

Manufactured Homes
Parks & Open Space
Public/Semi-Public

10.6%

Office
Retail

0.7%
1.0%

Central Business District

6.8%

Commercial

0.2%
2.3%

Industrial
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land can help the City
apply its zoning regulations
accordingly. This knowledge can also help the City
Land Use Category
Acres
Percent
ensure that there are
Low Density Residential 43,826.4
94.5%
adequate public facilities
available, such as water,
Manufactured Homes
25.6
0.1%
wastewater, police protecPublic/Semi-Public
125.5
0.3%
tion, and park facilities –
Retail
508.5
1.1%
the various chapters of this
Comprehensive Plan that
Commercial
138.8
0.3%
address these needs have
Industrial
1,733.2
3.7%
been based in part on this
Future Land Use Plan. The
Total Acreage
46,358.0
100.0%
Within the ETJ
following sections outline
Source: Dunkin, Sefko & Associates, Inc.
the various types of land
Note: Rights-of-way and floodplain have been included within the land uses.
uses that will help provide
a positive land use pattern in Greenville as the City grows in geographic size and
population.
Nonresidential
Uses

Residential
Uses

Table 3-6
FUTURE LAND USE CALCULATIONS
City of Greenville’s Extraterritorial Jurisdiction (ETJ)

Residential Land Uses
Residential land use is the predominate use within the City currently, and it is
recommended within the Future Land Use Plan that this continue. It should be
noted that low density residential land uses can be buffered from nonresidential
uses with medium and high density residential land uses. The following sections
discuss specific aspects of the recommended residential land uses within
Greenville and its ETJ.

Low-Density Residential Land Use
This use is representative of traditional,
single-family detached dwelling units. Of
the
residential
categories,
it
is
recommended that low density residential
continue to account for the largest
percentage. The areas designated for low
density residential land use are generally
not adjacent to major thoroughfares or
incompatible land uses, and are in
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proximity to existing single-family residential land use. Although all singlefamily areas have been labeled “low density”, the City should strive for a range
of lot sizes to develop, and should reinforce this by providing a choice of several
single-family zoning districts with various lot sizes in the Zoning Ordinance.
Recommendations on lot size and other related single-family housing guidelines
are included within Chapter 9, the Housing Strategies Plan, and ways to enhance
single-family neighborhoods are discussed within the Neighborhood & Business
Enhancement Plan, Chapter 10. For the purpose of discussing Greenville’s
ultimate population capacity (later within this chapter), low density residential
areas have been calculated at three dwelling units per gross acre within the City
limits, and 2.5 units per gross acre within the ETJ.

Medium Density Residential
Land Use
This use is representative of twofamily, attached dwelling units, such
as duplex units and townhomes.
Medium density land uses often
provide areas for “empty nesters” who
may not want the maintenance of a
large-lot single-family home, and for
Illustration 3-2
young families who may find a
A MEDIUM DENSITY LAND USE IN GREENVILLE
townhome or duplex more affordable
than a single-family home. It is anticipated that new areas for medium density
land use will be developed in the future, however, only one existing vacant area
has been designated on the Future Land Use Plan map. The City should consider
each proposed medium density development on its own merit, but also generally
on the following:
• The patio homes or townhomes provide a buffer between singlefamily land uses and higher intensity land uses, such as multiplefamily or nonresidential.
• The patio homes or townhomes provide a buffer between singlefamily land uses and major thoroughfares or collectors.
• The land proposed for development of patio homes or
townhomes is located along an arterial or collector roadway.
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High Density Residential Land Uses
Traditional apartment-type units in attached living complexes characterize high
density residential land use. There are currently several high density residential
areas within Greenville, and future areas that have been recommended for high
density are generally close to those existing areas. It should also be noted that
medium density uses should also be permitted in any area designated for high
density use. One example of this is the recommended location of additional
high density residential uses in proximity to Joe Ramsey Boulevard and State
Highway 66. Another is north of the intersection between Interstate Highway
30 and U.S. Highway 69.
In order to ensure that multiple-family areas are designed to a high standard
wherever they develop in the future, the City should consider incorporating the
following guidelines into the Zoning Ordinance:
• The proposed multi-family tract should be adjacent to an arterial
roadway;
• All structures within the multi-family development should be at least 90
percent masonry on exterior of the first story;
• If the tract is adjacent to single-family residential dwellings, transition
areas (greenspace, buffer areas, medium density development, etc.)
should be incorporated into the project;
• Based upon the density of the complex, an appropriate amount of usable
open space should be required;

Illustration 3-3
A HIGH DENSITY LAND USE IN GREENVILLE

Multiple-family areas and related development standards are also discussed
within the Neighborhood & Business Enhancement Plan, Chapter 10.
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Park & Open Space Land Uses
This land use designation is provided to identify all public parks and open
spaces within Greenville. A community’s park system is key to a high quality of
life. The City has recognized this not only through its allocation of significant
park areas, but also by the fact that a Park Master Plan for Greenville has been
incorporated as part of this Comprehensive Plan. The Park Master Plan will
address specific future park
locations, local park and open
space needs, and other recreationrelated issues, as well as funding
mechanisms. It is intended to
help Greenville meet the park
and recreation needs of its
citizens as it continues to grow in
population over the next two
decades. The park and open
Illustration 3-4
A PARK & OPEN SPACE LAND USE IN GREENVILLE
space
areas
that
are
recommended within this Park
Master Plan have been reflected on the Future Land Use Plan map. {Editor’s Note:
This will be accomplished as soon as the Park Master Plan is in final form.}

Public/Semi-Public Land Uses
This land use designation is representative of uses that are educational,
governmental or institutional in nature. Public/semi-public uses are generally
permitted within any area; therefore, the areas shown on the Future Land Use
Plan map include the related
uses that are currently in
existence.
It is, however,
anticipated that there will be
a need for additional public
uses with future population
growth. The City should
remain aware of necessary
increases in police and fire
protection
based
on
population growth and of
potential needed increases in
Illustration 3-5
A PUBLIC/SEMI-PUBLIC LAND USE IN GREENVILLE

Comprehensive Plan 2025

3-19

Chapter 3

The Future Land Use Plan

space and personnel for City administration. The Public Facilities Plan, Chapter
8, will address some of Greenville’s anticipated public facilities needs based on
the population projections made within this Future Land Use Plan, and will make
some locational recommendations for those facilities. Greenville’s public facility
needs are also addressed within the Infrastructure Plan, Chapter 5; those
recommendations are based on recommended land uses, but will concentrate on
less visible types of public facilities such as water, wastewater, and drainage
infrastructure.

Non-Residential Land Uses
Generally, residents of a community should be able to live, work, and recreate
all within the community itself; the existence of nonresidential uses allows this
to occur. Not only is that a positive element of a community for residents, it is
also a positive element for the community itself because of the tax base and
revenue that is provided by nonresidential uses. Citizens of Greenville should
not have to travel to the Dallas-Fort Worth Metroplex in order to meet their
needs for employment, goods, or services; those needs should be met within the
City. Therefore, there are several areas of the City that have been recommended
for various types of nonresidential use, primarily depending on the area’s
location and proximity to other types of land use. The following sections discuss
specific aspects of the recommended nonresidential land uses within Greenville
and its extraterritorial jurisdiction (ETJ).

Office Land Uses
Office uses in Greenville
today are generally located
intermittently
between
retail and commercial uses
throughout the City. A
concentrated area of office
uses has been recommended immediately north
and south of U.S. Highway
69 and west of Sayle Street.
This relatively large area,
which is characterized by
retail and office uses
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currently, may provide an area for a large campus-like office setting in the future.
Office land uses are also generally appropriate in all other nonresidential areas
of the City, such as along Wesley Street where many offices exist today. Office
development should be compatible with any adjacent residential area. Office
uses are also appropriate within the Central Business District. It should be
noted, however, that the areas along Interstate Highway 30 have not been
recommended for office land uses. This is due to the fact that any existing
vacant locations should be retained for retail and limited commercial uses
because of the visibility that they provide and the related tax revenue that they
generate.

Retail Land Uses
Retail land uses areas are intended to provide for a variety of retail trade,
personal, and business services and establishments. As mentioned previously,
retail establishments generally require greater visibility than do other types of
nonresidential land use (e.g., office, commercial). In response to this need,
retail land uses have been designated in the higher traffic areas of Greenville,
with concentrated retail uses recommended along Interstate Highway 30, along
Wesley, and at major intersections. The type of retail that develops in each of
these areas will likely be different, however, as the following sections explain.
Interstate Highway 30 – A Regional Retail Corridor
Interstate Highway 30 currently has been developed with a type of retail that
can be characterized as regional retail. That is, many of the developed retail
uses serve not only residents of Greenville, but also serve outlying areas that
have easy access to the regional retail uses via Interstate Highway 30.
Generally, regional retail uses draw
from a service area radius of five
miles or more, depending on the
actual use4. For example, a large
single-item retailer such as the
Container Store may draw from a 5mile radius, while a shopping mall
may draw from a radius of more
than 15 miles. Another example of
Illustration 3-7
a regional retail use is a known
REGIONAL RETAIL ALONG INTERSTATE HIGHWAY 30 IN GREENVILLE
fitness center such as a Bally Total
Fitness, which draws from about a 5-mile area. It is anticipated that the
Interstate will continue to develop with retail that is intended to serve a
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larger population base than Greenville itself provides. It is important to
note that this retail corridor is capturing - and with similar future
development will continue to capture - sales tax dollars from citizens of
Greenville and from people traveling from adjacent localities, thereby
increasing the City’s sales tax revenue. The continued opportunities for
regional retail development have the potential to have a positive financial
impact on Greenville. Examples of regional retail uses, which should
generally be large in scale (over 85,000 square feet), include:
• Multi-item retailers, such as Target, K-Mart, Sam’s or Costco
• Single-item retailers, such as Barnes & Noble and the Container
Store
• An outlet mall
• Recreation, entertainment and fitness uses, such as movie
theaters, indoor amusement uses like Dave & Buster’s, and Bally
Total Fitness
• Hardware stores, such as Lowe’s
• Specialty food stores, such as an H.E.B. Central Market
• Clothing retailers, such as Kohl’s or a department store
• Pet-item retailers, such as a PetsMart or Petco
• Sporting goods retailers, such as Oshman’s
• Hotels and motels
Smaller scale retail uses that serve a regional population and therefore would
be appropriate within the Interstate 30 corridor include coffee shops, such
as Starbucks, and dine-in restaurants similar to those that currently exist
along Interstate Highway 30, such as Chili’s and Applebee’s.
Wesley Street – A Local Retail Corridor
Wesley Street has also been recommended as a retail corridor, but a
different type of retail. This street currently has a diverse mixture of office,
retail, public, low
density, and high
density uses along it.
Wesley Street is also
characterized
by
small lots.
This
corridor is intended
to support smaller
retail establishments
Illustration 3-8
LOCAL RETAIL ALONG WESLEY (SOUTH OF IH 30)
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than the type of regional retail envisioned for Interstate Highway 30. This
type of retail, which could be termed local retail, will primarily serve the
needs of local residents. Generally, local retail uses draw from a service area
radius of approximately three miles. Examples of local retail uses include
those described below within the neighborhood retail nodes discussion as
well as the following:
• Shopping centers, which typically could include video stores,
electronic stores, tailor shops, mail-carrier businesses, etc.
• Grocery/food stores
• Financial institutions
• Drive-through restaurants
Neighborhood Retail Node
The small red circles at various intersections within the City and ETJ that
can be seen on the Future Land Use Plan map represent small concentrations
of retail uses. These
areas, which may be
termed neighborhood
retail
nodes,
are
intended to support
limited or light retail
activity that would
primarily serve nearby
residential areas within
a
one-mile
radius.
Illustration 3-9
Examples of uses that
EXAMPLE OF A NEIGHBORHOOD RETAIL NODE IN GREENVILLE
would be located within
retail nodes include:
• Convenience stores,
• Beauty salons,
• Dry cleaners,
• Coffee shops,
• Day care centers,
• Small grocery/pharmacy stores, such as Eckerd’s or Walgreens
• Small restaurants, such as a café
As with the office land uses that are in close proximity to residential areas,
the retail uses within these nodes should be designed in a manner that is
compatible with residential land uses; this will allow them to buffer adjacent
recommended low density residential areas from major thoroughfares.
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Several other areas have been designated for future retail development, as Plate
3-1 shows. Also, similar to office land uses, retail uses are generally appropriate
in areas designated for higher-intensity nonresidential land uses, specifically in
Commercial and Industrial areas. It should be noted that development along
Greenville’s major roadways will become increasingly important in terms of tax
revenue for the City as the local population continues to grow. Therefore, the
City should protect the optimal locations for retail development; a piece of
property should not be developed as another type of land use, such as residential
or commercial, when it has all the characteristics of a prime retail location. This
is further discussed within the Administration of the Future Land Use Plan section
later within this Chapter

Central Business District (CBD)
The Central Business District (CBD) area designated on the Future Land Use
Plan map represents the area of the City commonly known as Downtown
Greenville. Downtown Greenville has been a significant area within the City
since its incorporation. Many Texas cities have been struggling with keeping
their downtown areas vital and prospering. Greenville completed the
Downtown Greenville Redevelopment Master Plan in November of 1999. The
City has been using this Plan to guide decisions for Downtown Greenville with
regard to aesthetics, land use, the real estate market, and economics. As a
continuation of that planning effort, this Comprehensive Plan contains the
Downtown & Historic Preservation Plan, Chapter 7. Among other things, this Plan
makes
recommendations
pertaining to the types of land
use
that
should
locate
Downtown. It is recommended
that land uses continue to be
oriented toward public/semipublic, retail, and office uses.
Some office uses should also be
Illustration 3-10
encouraged, especially on upper
DOWNTOWN GREENVILLE
floors. In addition, residential
apartment-type units should be allowed in the upper floors of retail and office
buildings. Restaurants and entertainment-based uses would also help create
activity Downtown. More detail is contained within the Downtown & Historic
Preservation Plan.
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Commercial Land Uses
Areas designated for commercial land use are intended for a variety of
commercial uses and establishments with outside storage, display and sales.
Examples of such uses include automobile-related services, manufactured home
sales, self-storage units, welding shops, and pawn shops. Commercial uses often
locate along major thoroughfares not because they need the visibility, as retail
uses generally do, but because they need the accessibility. The challenge lies in
the fact that commercial uses generally have a greater need for outside storage
areas, and these areas tend to lessen the visual quality of major thoroughfares.
Figure 3-6 differentiates between retail and commercial uses by providing
examples of the two along with examples that may be located under either
FIGURE 3-6
Examples of Retail, Commercial, & In-Between Uses
RETAIL USES
Entertainment Uses
Florist Shop
Art/Framing Shop
Restaurants
Grocery/Food Stores
Gas Station
Convenience Station
Antique Store
Clothing/Shoe Store
Pet Shop
Hardware Store
Ice Cream/Yogurt Sales
Coffee Shop

Permitted in
Retail Districts

COMMERCIAL USES

Funeral Home
New Car Sales
Quick-Lube
Hotel/Motel
Auto Rental
Home
Improvement
Store

Mini-Warehouse
Mobile Home Sales
Auto Body Repair
Welding Shops
Outside Storage
Used Car Lots
Contractors Yard
Cabinet Shop
Heating &A/C Sales, Repair
Taxidermist
Feed Store
Pawn Shop

Usually Permitted
in Both
Retail and Commercial Areas

Not Permitted In
Retail Districts,
Or Permitted Only
By a Conditional
Use Permit

designation depending on the way in which the use itself is developed (i.e., with
buffering, with aesthetic considerations, small- or large-scale, etc.).
For areas in which commercial
uses have been recommended
and that are along Interstate
Highway 30, increased designrelated guidelines should be
applied to future commercial
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development within close proximity of Interstate Highway 30 (e.g., 100 feet).
This could be done with an overlay district, and would help to ensure that these
commercial uses do not detract from the positive aesthetic quality of Greenville
along this high-traffic thoroughfare. These guidelines should, at a minimum,
require 1) open storage areas to be buffered and/or screened from public view,
and 2) building facades to be of masonry material. The Neighborhood & Business
Enhancement Plan, Chapter 10, further addresses these concepts for increased
aesthetics.
It should be noted
that within recommended commercial
areas, office uses and
retail uses should be
permitted as well;
however, commercial
uses should not be
permitted within office or retail areas.
Commercial
uses
Illustration 3-12
should be permitted
A COMMERCIAL LAND USE IN GREENVILLE
within
industrial
areas, provided that they are buffered from less-intense uses properly and they
follow the guidelines previously recommended.

Industrial Land Uses
The industrial land use designation is applied to areas intended for a range of
heavy commercial, assembly, warehousing, and manufacturing uses. Large tracts
of land with easy access to roadway and air transportation are becoming
increasingly hard to find for the industrial business community. Four large

Illustration 3-13
AN INDUSTRIAL LAND USE IN GREENVILLE
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areas within Greenville and its ETJ, all with proximity to railroad lines, have
been recommended for industrial land use. Locations and reasoning are as
follows:
•

•

•

•

One: Northwest of the City,
partially within the City
limits; easy access to U.S.
Highway 69 and Sockwell
Boulevard
Two: Along Lee Street just
east of Johnson Street near
Downtown; proximity to the
intersection of railways, to
Lee Street and Interstate
Illustration 3-14
IN PROXIMITY TO AREA 1
Highway 30
Three: West of the City,
partially within the City
limits; easy access to State
Highway 66, Joe Ramsey
Boulevard, and U.S. Highway
380, and close proximity to
existing light and heavy
industrial uses
Four: Southeast of the City,
Illustration 3-15
partially within the City
IN PROXIMITY TO AREA 2
limits; easy access to roadway
transportation via F.M. 1570 and U.S. Highway 69 and to air
transportation via the Greenville Municipal Airport (Majors Field)
Examples of desirable uses within the
designated industrial areas include
the
research
and
technology
complexes in the cities to the north of
the Dallas-Fort Worth Metroplex and
in the Austin area.
It is
recommended
that
the
City
concentrate on attracting businesses
engaging in light industrial-type
activities that would be contained
within a building (i.e., a minimal
amount of open storage), such as

Illustration 3-16
AN INDUSTRIAL LAND USE IN GREENVILLE
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high-tech
services,
medical
services, and software manufacturing. Such businesses tend
to have many advantages,
including
employment
and
increased the tax base.

Illustration 3-17
EXAMPLE OF A LIGHT INDUSTRIAL USE
WITH A CAMPUS-LIKE SETTING
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Projected Ultimate Capacity
The City of Greenville has several areas that remain vacant and are planned for
residential land use. There is also a large amount of land within the City’s
extraterritorial jurisdiction (ETJ); this is the area that Greenville will be able to
grow into through annexation as the City’s population increases. Unlike many
cities in the vicinity of the Dallas-Fort Worth Metroplex, Greenville does not
have many jurisdictional limitations in terms of adjacent cities impacting its
geographic growth. In order to guide the City in planning for how many people
will ultimately have to be supported, an assessment of Greenville’s ultimate
population is made herein.
There are numerous elements that are taken into consideration to calculate
ultimate capacity. Greenville’s existing land use map is reviewed to obtain
information on where vacant areas exist within the City. The Future Land Use
Plan map (Plate 3-1) is then reviewed to obtain information on planned
locations within the current City limits as well as in the ETJ for future
residential areas. The respective densities of these residential areas are also
reviewed. In addition, the City’s 2000 U.S. Census information is then
reviewed to obtain information on Occupancy Rate and Persons Per Household.
These elements are all calculated together, and are added to the City’s current
estimated population of 24,400 people.
It should be noted that for the purpose of calculating the ultimate capacity of
Greenville and its ETJ, the densities of the recommended residential areas have
been calculated as follows:
•
•
•

Low Density Residential - Three (3) units per gross acre within the City,
and 2.5 units per gross acre in the ETJ.
Medium Density – Eight (8) units per gross acre.
High Density Residential - Eighteen (18) units per gross acre.

Table 3-5 shows specifically how the ultimate capacity has been calculated. The
ultimate holding capacity has been calculated for the proposed future land use
pattern shown on the Future Land Use Plan map (Plate 3-1). The ultimate
holding capacity represents the total estimated housing and population counts
that could be accommodated at build-out throughout both the City of
Greenville and the ETJ area (as they geographically exist today). These
calculations assume that all of the future development occurs at the stated
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3-29

Chapter 3

The Future Land Use Plan

maximum allowable densities. Population is calculated as a function of density,
housing units, occupancy rate, and average household size. The population
projections contained in Table 3-7 are calculated as follows:
Population = (Acres x Density) or (Platted Lots) x Occupancy Rate x Persons per Household
Table 3-7
ULTIMATE CAPACITY WITHIN GREENVILLE AND THE ETJ AREA
ESTIMATED
POPULATION IN
CURRENTLY
VACANT AREAS
Vacant Areas Within the Existing City Limits
Low Density Residential
5,761
3
91.8%
2.56
40,616
91.8%
2.56
5,405
2,300 vacant platted lots
Medium Density Residential
9
10
91.8%
2.56
212
High Density Residential
300
18
91.8%
2.56
12,690
58,712
Population Accommodated Within Vacant Areas of the City
24,400
Current Population**

ACRES/
LOTS

AVERAGE NUMBER
PERSONS
OCCUPANCY
OF DWELLING
PER
RATE*
HOUSEHOLD*
UNITS PER ACRE

Ultimate Population Capacity of Greenville

28,456

Vacant Areas Within the Existing ETJ Area
Low Density Residential
2.5
91.8%
2.56

Population Accommodated Within Vacant Areas of the ETJ

Ultimate Population Capacity of Greenville –
City Limits & ETJ Area

83,112

167,185
167,185
250,297

*Based on U.S. Census 2000 data: 2.56 average household size, 91.8% occupancy rate.
** Source: NCTCOG Population Estimate as of January 1, 2003.
Source: Dunkin, Sefko & Associates
NOTE: Floodplain acreage is excluded from the calculations of vacant acreages.

The calculations made within Table 3-7 result in a population capacity within
Greenville’s current City limits of approximately 83,112, within Greenville’s ETJ
of approximately 167,185, both of which total approximately 250,297. This is a
growth of 34,300 people within the City limits, and is beyond the projected
population of Greenville in 2025. Using the growth rate of two percent that has
been recommended and assuming that growth is consistent, Greenville will
reach the calculated ultimate capacity for the current City limits in the year
2047.
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Administration of the Future Land Use Plan
Development Proposals & the Future Land Use Plan
At times, the City will likely encounter development proposals that do not
directly reflect the purpose and intent of the land use pattern shown on the
Future Land Use Plan. Review of such development proposals should include the
following considerations:
•

Will the proposed change enhance the site and the surrounding area?

•

Is the proposed change a better use than that recommended by the
Future Land Use Plan?

•

Will the proposed use impact adjacent residential areas in a negative
manner? Or, will the proposed use be compatible with, and/or enhance,
adjacent residential areas?

•

Are uses adjacent to the proposed use similar in nature in terms of
appearance, hours of operation, and other general aspects of
compatibility?

•

Does the proposed use present a significant benefit to the public health,
safety and welfare of the community? Would it contribute to the City’s
long-term economic well-being?

Development proposals that are inconsistent with the Future Land Use Plan (or
that do not meet its general intent) should be reviewed based upon the above
questions and should be evaluated on their own merit. It should be incumbent
upon the applicant to provide evidence that the proposal meets the
aforementioned considerations and supports community goals and objectives as
set forth within this Comprehensive Plan.
It is important to recognize that proposals contrary to the Plan could be an
improvement over the uses shown on the Plan for a particular area. This may be
due to changing market, development and/or economic trends that occur at
some point in the future after the Plan is adopted. If such changes occur, and
especially if there is a significant benefit to the City of Greenville, then these
proposals should be approved, and the Future Land Use Plan should be amended
accordingly.
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Zoning & the Future Land Use Plan
Chapter 211 of the Texas Local Government Code states that “zoning
regulations must be adopted in accordance with a comprehensive plan”.
Consequently, a zoning map should reflect the Future Land Use Plan to the
fullest extent possible.
Reactive Use of Zoning & the Plan
Approval of development proposals that are inconsistent with the Future
Land Use Plan will often result in inconsistency between the Future Land Use
Plan and zoning regulations. It is recommended that Greenville amend the
Future Land Use Plan prior to rezoning land that would result in such
inconsistency. In order to expedite the process of amending the Future Land
Use Plan to ensure zoning
regulations correspond, the
related amendment recommendation(s) should be
forwarded simultaneously
with the rezoning request(s).
It is recommended that the
City of Greenville engage in
regular review of the Future
Land Use Plan to further
ensure that zoning is
consistent and that the
document and the map
reflect all amendments
made subsequent to the
Plan’s initial adoption. It
should be noted that
specific
implementation
measures related to zoning
Illustration 3-16
are addressed within the
ZONING MAP OF THE CENTRAL AREA OF GREENVILLE
Implementation Strategies of
this Comprehensive Plan.
Proactive Use of Zoning & the Plan
While the recommended Future Land Use Plan map herein was partially
based on the City’s adopted zoning map, some areas within Greenville
conflict in terms of the way in which they are recommended to develop
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based on the Future Land Use Plan map and the way in which they are
currently zoned. In certain instances, such inconsistency can be in the City’s
favor; this would be the case if the zoning map showed an area zoned as
Agricultural, while the Future Land Use Plan showed the same area
recommended for a commercial use. Such a reactive position can enable the
City to only rezone, thereby allowing the commercial use, when the
particular proposed use is ideal for the location.
However, in other instances a
proactive approach is needed,
especially if land is zoned to a district
that would allow uses that ultimately
would not be positive for the City. A
prime example of such a situation is
the land adjacent to Interstate
Highway 30. The Future Land Use
Plan map recommends that much of
the land within the Interstate 30
corridor be developed as retail, as
shown in Illustration 3-17. However,
the City’s adopted zoning map has
much of the land designated with
either a Commercial Zoning District
or a Light Industrial District, as
shown in Illustration 3-18.
If a
development proposal were to be
submitted for a portion of this land
that conformed to the uses and type
of development allowed within a
Commercial or Light Industrial
zoning district, the development
proposal would likely have to be
approved.

Retail Land Use

Illustration 3-17
FUTURE LAND USE PLAN MAP OF
THE INTERSTATE HIGHWAY 30 CORRIDOR

Commercial District
Light Industrial District

This occurrence would result in
Greenville losing a portion of prime
retail land due to zoning not being in
conformance with the Future Land Use
Plan map.
This situation is of
particular concern because the zoning
districts allow more intense use of
land than the Future Land Use Plan
recommends.
The City should

Illustration 3-18
ZONING MAP OF
THE INTERSTATE HIGHWAY 30 CORRIDOR
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consider rezoning these areas along Interstate Highway 30 to retail, thereby
ensuring that they conform to the Future Land Use Plan map and that they
will be able to develop at the highest and best use for Greenville.
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In Conclusion
The recommendations contained herein should guide Greenville’s future land
use planning and related policies. It is important to note that the Future Land
Use Plan is not the community's official zoning map. Rather, it is a guide to
decision making in the context of the City’s future land use patterns. The
Future Land Use Plan should be used consistently and updated as needed, as
coordinated, quality development continues in Greenville over time. The
official copy of the Future Land Use Plan map is on file at Greenville’s City Hall.
The boundaries of land use categories as depicted on the official map should be
used to determine the appropriate land use category for areas that are not clearly
delineated on the smaller-scale Future Land Use Plan map contained within this
Comprehensive Plan document. The recommendations that have been
discussed throughout this chapter are summarized in Table 3-8.
Table 3-8
SUMMARY OF FUTURE LAND USE PLAN RECOMMENDATIONS
City of Greenville, Texas

Population Growth
For planning purposes, a moderate growth rate of two percent should be used (represented by
Scenario B within this Plan). This rate will result in a future population of 37,720 people in
Greenville in the year 2025.
For planning purposes, the City should assume an ultimate population capacity within the
City limits of approximately 83,000 people, and within the City and ETJ of approximately
250,300 people.

Land Use Locational Recommendations
Land along Greenville’s major thoroughfares should generally be preserved for retail and
limited commercial land uses, as it is designated on the Future Land Use Plan map. Ideally
such uses should be designed such that they are aesthetically pleasing.
In terms of compatibility between residential and nonresidential development, offices and
small (neighborhood) retail establishments should be adjacent to residential uses.
Low density residential land uses (single-family homes) should be buffered from
nonresidential uses with medium and high density residential land uses whenever possible.
Low density residential land uses should not be adjacent to major thoroughfares or
incompatible land uses, and should be in proximity to existing single-family residential land
uses with similar lot sizes.
Medium density uses should also be permitted in any area designated for high density use.
Future areas recommended for high density residential development are generally close to
existing high density residential areas.
Office land uses are generally appropriate in other recommended nonresidential areas of the
City, except along Interstate Highway 30.
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Table 3-8 (Cont’d)
SUMMARY OF FUTURE LAND USE PLAN RECOMMENDATIONS
City of Greenville, Texas

Land Use Locational Recommendations (Cont’d)
Office uses are appropriate within the Central Business District.
Regional retail land uses, which generally draw from a service area of at least five miles, should
be encouraged along Interstate Highway 30.
Local retail land uses, which primarily serve the needs of local residents, should be developed
along Wesley Street.
Neighborhood retail nodes should be developed at key intersections to serve the needs of
adjacent neighborhood areas within an approximate one-mile radius.
Office and retail uses should be permitted within recommended commercial areas.
Commercial uses should not be permitted within recommended office or retail areas.
Commercial uses should be permitted within recommended industrial areas.
Basic Land Use Recommendations
If a mixed use development (combining residential and nonresidential uses) is proposed, the
City should consider it based principally on 1) how the various types of land use relate to one
another within the development, and 2) how the overall development relates to the existing
land uses surrounding it.
Residential land use should continue to be the predominate type of land use within the City.
The City should consider each proposed medium density development on its own merit, but
also by using the criteria outlined within this Future Land Use Plan.
To ensure that future multiple-family areas are designed to a high standard, the City should
consider incorporating the guidelines outlined within this Future Land Use Plan into the
Zoning Ordinance.
The City should encourage the development of a large campus-like office area within the
office use area recommended in proximity to U.S. Highway 69 and Sayle Street.
Increased design-related guidelines should be applied to future commercial development
within close proximity of Interstate Highway 30.
The City should concentrate on attracting businesses engaging in light industrial-type activities
that would be contained within a building (such as high-tech services, medical services, and
software manufacturing) to the four major industrial land use areas recommended on the
Future Land Use Plan map.
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Endnotes
NOTE: All plans that have been adopted by the City of Greenville and that are discussed within
this Comprehensive Plan 2025 can be found at the W. Walworth Harrison Public Library.
3-1

ESRI Website: ArcNews Online; ArcNews Spring 2003 Issue: Encouraging Redevelopment, Public Involvement, and
Smart Growth; “The City of Greenville, Texas, Approaches Brownfields With GIS”; ADDRESS: www.esri.com/
news/arcnews/spring03articles/city-of-greenville.html.

3-2

City of Greenville: “Greenville - Old Town Greenville and the Lee Street Corridor: A Brownfields Redevelopment
Initiative” [application]. Submitted [to EPA] January 12, 2001.

3-3

EPA Website; “FY03 Brownfields Grants Approved for Funding”; ADDRESS: www.epa.gov/brownfields/
03grants/03grantlist.pdf. NOTE: Source pertains to entire paragraph.

3-4

J.D. Wilson & Associates, in association with Leland Consulting Group, Inc. and Newman Jackson Bieberstein, Inc.
Retail Study of Underperforming and Vacant Retail Areas: A joint Study of the Cities of Carrollton, Plano, and Richardson.
July 29, 2002.
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Introduction
General
A community’s thoroughfare system is vital to its ability to grow
in a positive manner. Transportation is inherently linked to
land use. The type of roadway dictates the use of adjacent land,
and conversely, the type of land use dictates the size, capacity
and flow of the roadway. The amount of traffic using a roadway
also impacts the type of land use that develops along the
roadway. A prime example of the interrelated nature of land
use and transportation within
Greenville is Wesley Street - the
high traffic volume of this roadway has resulted
in an abundance
of nonresidential
Illustration 4-1
INTERSTATE HIGHWAY 30 IN GREENVILLE
development that
is primarily retail.
As stated within the Future Land Use Plan, retail land uses seek to
locate in areas with high visibility.
Many of the decisions regarding land uses and roadways within
Greenville have already been made; rights-of-way in the
developed areas of the City were established and roadways were
constructed years ago. A major challenge for the City of
Greenville now lies in the accommodation of population growth
within the existing thoroughfare system and in the
accommodation of new land development through the expansion
of that system.

Transportation
is essentially a
service which
enables people,
firms, and
various other
entities to
carry on
activities at
sites selected
for purposes in
separated
locations.
The very heart
of transportation planning
is concerned
with the design
of circulation
systems which
maximize
accessibility for
essential
movements
between linked
activities,
giving due
consideration
to safety,
comfort, and
amenity as
well as cost.
Chapin, F. Stuart Jr.;
Urban Land Use
Planning, Transportation
and Land Use, Chapter 8,
pg. 339-340.

As stated within the Goals & Objectives chapter, Greenville’s
thoroughfare system should ultimately:
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•
•
•
•

Chapter 4

Be based on a system of classification and related level of
service;
Provide for regional transportation;
Provide for adequate mobility, as well as access to local land
uses; and,
Meet current and future needs of the City.
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The Functional Classification System &
Related Level of Service
General
The Thoroughfare Plan for Greenville is based upon a classification system that
recognizes that every roadway within the City has a classification according to
either its size or function. Thoroughfare types, as discussed in the following
sections, include freeways, major thoroughfares, collectors, and local streets.
Their functions can be differentiated by comparing their general ability to
provide mobility with their ability to provide access to various locations. Figure 41 graphically depicts these functional differences.

Local Streets

Collector Streets

Arterials

Property Access
Function

Highways

Mobility &
Movement Function

Increasing
Mobility
Decreasing
Access

Figure 4-1
FUNCTIONAL CLASSIFICATION SYSTEM

As the illustration shows, access decreases as the thoroughfare type changes from
local streets to freeways, while mobility increases. It also shows that roadways
that are intended to provide mobility, such as arterials and freeways, should not
be compromised by an abundance of separate access points for land uses. This
will be addressed later within this Thoroughfare Plan.
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Table 4-1 describes the roadway types shown in Figure 4-1 in relation to various
characteristics such as their respective continuity, distance spacing, intersection
spacing, and on-street parking. This should be used as a reference for the
thoroughfare discussion.
Table 4-1
ROADWAY FUNCTIONAL CLASSIFICATIONS & GENERAL PLANNING GUIDELINES
TYPE OF
ROADWAY

Function

Approx.
Spacing

Minimum
Roadway
Intersection
Spacing3

Direct
Land
Access

Speed
Limit
(mph)

Parking

Comments

60 to
70
mph

None

Supplements
capacity &
major
thoroughfare
system;
provides
high-speed
mobility.

35 to
45 mph

None

"Backbone"
of the street
system.

300 feet

30 mph

Limited

Through
traffic
should be
discouraged.

200 feet

30
mph

Permitted

Through
traffic
should be
discouraged.

HIGHWAY
(Interstate
Highway 30,
U.S.
Highway 69)

ARTERIAL
(Sayle
Street,
Sockwell
Boulevard,
Traders
Road,
Wesley, FM
1570)

COLLECTOR
(Walnut
Street,
Ablowich
Drive)

LOCAL

Traffic
Movement

Moderate
distance
intercommunity
traffic;
Land
access
should be
primarily at
intersections

Collect/
distribute
traffic
between
local &
major
streets;
Direct land
access;

4 miles

1/2 to
1 1/21
miles

Restricted;
some
movements
may be
prohibited;
Number &
spacing of
driveways
controlled;
May be
limited to
major
generations
on regional
routes.

1 mile

1/8 mile
1/4 mile on
regional route

Safety
controls;
limited
regulation.
1/4 to
1/22 mile

Between
neighborhood
traffic
movement.
Land
Access
Sidewalks

No direct
access ideally

As needed

Residential
access
prohibited;
commercial
access
allowed with
shared
driveways.

Safety
controls only.

1

Spacing determination should also include consideration of (travel projections within the area or corridor based upon) ultimate
anticipated development.
Denser spacing needed for commercial and high-density residential districts.
3
Spacing and intersection design should be in accordance with state and local thoroughfare standards.
Source: North Central Texas Council of Governments
2
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Level of Service
The phrase level of service refers to the level of adequacy with which a roadway (or
segment of roadway) is serving the transportation needs of those utilizing it. As
Table 4-2 shows, the descriptions of each level of service relates to how traffic is
flowing, maneuverability, and operational problems.
Table 4-2
DEFINITION OF LEVEL OF SERVICE FOR ROADWAY LINKS
LEVEL OF SERVICE
(LOS)

Description

Example

A and B

Light, free-flowing traffic volumes. Virtually no delays with
smooth progression of traffic, and speed is generally
unaffected by other vehicles. Slight decline in the freedom
to maneuver from A to B.

Residential or rural
streets

C

Basically satisfactory to good progression of traffic, but at
that point where individual drivers become affected by
interactions with other vehicles. Light congestion, and
speed is affected by the presence of other vehicles.

Urban thoroughfares at
off-peak hours

D

High density, but stable, traffic flow. Speed and freedom
to maneuver are restricted. Small increases in traffic flow
will cause significant operational problems. This level of
service is generally used to justify thoroughfare
improvements.

Secondary streets
at peak hours

E

Operating conditions at or near capacity
level. All speeds are reduced to low, but remain relatively
uniform, meaning generally not stop-and-go. Operations at
this level are usually unstable, because small increases will
cause severe speed reductions.

Primary streets at
peak hours

F

Forced flow. Heavy congestion. Total breakdown with
stop-and-go operation. Queues (i.e., vehicle stacking) at
intersections on these lengths may exceed 100 vehicles.

Developed areas in
larger cities at the
A.M. or P.M. peak hours

Source: North Central Texas Council of Governments

Within the City’s 1990 Comprehensive Plan, it was recognized that most major
streets in Greenville were operating at a level of service “C” or better during all
hours. Level of service “C” was, and still is, considered to be acceptable in most
cities across Texas. The exceptions to this finding in the 1990 Plan were F.M.
1570, which served a major local employer (E-Systems, now L-3
Communications4-1), and Wesley, Bois D’Arc, and Texas which were temporarily
affected by trains crossing at-grade.
Table 4-3, Table 4-4, and Table 4-5 contain information on levels of service for
certain roadway lengths in Greenville4-2. The information was collected midweek for one day and reflects 24-hour volume4-3. Plate 4-1 shows where these
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roadways lengths are within the City, the majority of which can be described as
providing an adequate level of service, with only a few exceptions. Greenville
should ensure that local roadways are operating at a level of service “C”.
Generally, level of service “D” is used by municipalities to justify the need for
roadway improvements.
Table 4-3
LEVEL OF SERVICE (LOS) FOR SPECIFIED ROADWAY LINKS (Locations 1-32)
City of Greenville, Texas
Location
Number

Roadway

Lane
Capacity

Total
Average Daily Volume/
Traffic*
Capacity
Capacity

Location 1

Joe Ramsey Blvd

600

1,200

550

0.458

A,B,C

Location 2

Joe Ramsey Blvd

600

1,200

601

0.501

A,B,C

Location 3

Joe Ramsey Blvd

600

2,400

601

0.250

A,B,C

Location 4

Sockwell Blvd

600

2,400

404

0.168

A,B,C

LOS

Location 5

Sockwell Blvd

600

2,400

400

0.167

A,B,C

Location 6

Commerce Dr

600

1,200

601

0.501

A,B,C

Location 7

Commerce Dr

600

2,400

601

0.250

A,B,C

Location 8

Commerce Dr

600

1,200

400

0.333

A,B,C

Location 9

Wolfe City

600

1,200

345

0.288

A,B,C

Location 10

Sayle St

500

1,000

80

0.080

A,B,C

Location 11

Wesley St

600

1,200

244

0.203

A,B,C

Location 12

Stonewall St

625

1,250

598

0.478

A,B,C

Location 13

Johnson St

625

1,250

709

0.567

A,B,C

Location 14

Lee St

600

1,200

860

0.717

A,B,C

Location 15

Lee St

625

2,500

706

0.282

A,B,C

Location 16

Lee St

600

1,200

651

0.543

A,B,C

Location 17

Lee St

600

1,200

658

0.548

A,B,C

Location 18

Lee St

625

2,500

658

0.263

A,B,C

Location 19

Joe Ramsey Blvd

625

2,500

1,350

0.540

A,B,C

Location 20

Joe Ramsey Blvd

625

2,500

2,163

0.865

D

Location 21

Joe Ramsey Blvd

625

2,500

1,790

0.716

A,B,C

Location 22

Joe Ramsey Blvd

625

2,500

1,442

0.577

A,B,C

Location 23

Joe Ramsey Blvd

625

2,500

1,442

0.577

A,B,C

Location 24

Joe Ramsey Blvd

600

1,200

940

0.783

A,B,C

Location 25

O'Neal St

500

1,000

275

0.275

A,B,C

Location 26

O'Neal St

500

1,000

241

0.241

A,B,C

Location 27

O'Neal St

500

1,000

260

0.260

A,B,C

Location 28

Sayle St

600

1,200

200

0.167

A,B,C

Location 29

Wesley St

600

2,400

954

0.398

A,B,C

Location 30

Wesley St

600

1,200

673

0.561

A,B,C

Location 31

Stonewall St

600

1,200

475

0.396

A,B,C

Location 32

Stonewall St

625

1,250

200

0.160

A,B,C

*24-hour volume based on data collected mid-week for one day.
Source: Parsons
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Table 4-4
LEVEL OF SERVICE (LOS) FOR SPECIFIED ROADWAY LINKS (Locations 33-69)
City of Greenville, Texas
Location
Number

Roadway

Lane
Capacity

Total
Average Daily Volume/
Traffic*
Capacity
Capacity

Location 33

Johnson St

625

1,250

200

0.160

A,B,C

Location 34

Park St.

500

1,000

110

0.110

A,B,C

Location 35

Stanford St

600

1,200

898

0.748

A,B,C

Location 36

Moulton St

600

1,200

775

0.646

A,B,C

Location 37

Moulton St

600

1,200

942

0.785

A,B,C

Location 38

Moulton St

500

1,000

140

0.140

A,B,C

Location 39

Division St

600

1,200

158

0.132

A,B,C

Location 40

SH 66

600

1,200

645

0.538

A,B,C

Location 41

SH 66

600

1,200

435

0.363

A,B,C

Location 42

FM 1570

600

1,200

286

0.238

A,B,C

Location 43

FM 1570

600

1,200

266

0.222

A,B,C

Location 44

CR 2118

500

1,000

100

0.100

A,B,C

Location 45

Shelby Ave

600

1,200

278

0.232

A,B,C

Location 46

Shelby Ave

600

1,200

165

0.138

A,B,C

Location 47

Wellington

500

1,000

179

0.179

A,B,C

Location 48

CR 2122

500

1,000

100

0.100

A,B,C

Location 49

Lions Lair

500

1,000

100

0.100

A,B,C

LOS

Location 50

Terrell

500

1,000

669

0.669

A,B,C

Location 51

Sayle St

600

1,200

146

0.122

A,B,C

Location 52

Sayle St

600

1,200

340

0.283

A,B,C

Location 53

Wesley St

625

2,500

2,077

0.831

D

Location 54

Wesley St

625

2,500

2,158

0.863

D

Location 55

Stonewall St

600

1,200

453

0.378

A,B,C

Location 56

Stonewall St

600

1,200

621

0.518

A,B,C

Location 57

FM 1570

600

1,200

405

0.338

A,B,C

Location 58

FM 1570

600

1,200

381

0.318

A,B,C

Location 59

FM 1570

625

2,500

515

0.206

A,B,C

Location 60

FM 1570

625

2,500

662

0.265

A,B,C

Location 61

CR 2128

500

1,000

60

0.060

A,B,C

Location 62

Wesley St

600

1,200

1,128

0.940

E/F

Location 63

Wesley St

600

1,200

1,413

1.178

E/F

Location 64

Wesley St

625

2,500

1,413

0.565

A,B,C

Location 65

Dent Rd

600

1,200

40

0.033

A,B,C

Location 66

Dent Rd

600

1,200

31

0.026

A,B,C

Location 67

Traders Rd

500

1,000

435

0.435

A,B,C

Location 68

Traders Rd

500

1,000

405

0.405

A,B,C

Location 69

Jack Finney Blvd

600

1,200

245

0.204

A,B,C

*24-hour volume based on data collected mid-week for one day.
Source: Parsons
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Table 4-5
LEVEL OF SERVICE (LOS) FOR SPECIFIED ROADWAY LINKS (Locations 70-73)
City of Greenville, Texas
Location
Number

Roadway

Lane
Capacity

Total
Average Daily Volume/
Traffic*
Capacity
Capacity

Location 70

Jack Finney Blvd

625

2,500

1,210

0.484

A,B,C

Location 71

Jack Finney Blvd

625

2,500

1,057

0.423

A,B,C

Location 72

Jack Finney Blvd

600

1,200

500

0.417

A,B,C

Location 73

Old Mill Road

500

1,000

127

0.127

A,B,C

LOS

*24-hour volume based on data collected mid-week for one day.
Source: Parsons

There are only two roadways that were reported as having less than a level of
service “C”. One of these is Joe Ramsey Boulevard, along which numerous
different lengths were tested. However, only one location along Joe Ramsey
Boulevard, from Industrial Drive to Sayle Street (Location #20), tested at a level
of service below “C”; it was only one level below at “D”. The other roadway that
was recorded to have less than a level of service “C” was Wesley Street. There
were a total of eight lengths tested, half of which had a level of service “D” or
below. Two lengths, Locations #62 and 63, tested at a level of service “E/F”.
Wesley, also known as State Highway 34, will be discussed further later within
this Thoroughfare Plan.
The level of service information in Tables 4-3, 4-4, and 4-5 and Plate 4-1 will be
used throughout this Thoroughfare Plan to analyze roadway operational
conditions and will ultimately be used as a basis for developing roadway capital
improvement projects in Greenville.

Traffic Count Information
Traffic volume data was collected using tube counters at 35 different locations
throughout the community. Table 4-6 shows traffic counts taken at these
locations4-4. Traffic volume data was collected over a 24-hour period during the
mid-week. Peak-hour traffic, which varied according to the roadway, generally
occurred between 6:45 a.m. and 9:15 a.m. during the morning and 3:15 p.m.
and 6:00 p.m. during the evening peak hour. The information in Table 4-6,
shown graphically on Plate 4-2, will be used throughout this Thoroughfare Plan to
analyze traffic conditions and related issues in Greenville.
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Table 4-6
GREENVILLE TRAFFIC COUNT LOCATIONS & VOLUMES
City of Greenville, Texas
Location
Number

NB or
EB*

SB or
WB*

Total
Volume

Name of Roadway

Type of
Roadway

Location 1

1,562

1,782

3,344

Business 69

Major Arterial

Location 2

1,470

1,783

3,253

Wesley (N of Lee)

Highway

Location 3

7,302

n/a

7,302

Stonewall

Major Arterial

Location 4

6,306

n/a

6,306

Johnson

Collector

Location 5

3,961

n/a

3,961

Lee

Highway

Location 6

3,579

n/a

3,579

Washington

Local

Location 7

4,173

4,151

8,324

Wesley (S of Lee)

Highway

Location 8

4,265

7,490

11,755

Wesley (N of U.S. 69)

Highway

Location 9

4,818

4,499

9,317

Business 69

Major Arterial

Location 10

14,141

13,073

27,214

Wesley (S of U.S. 69)

Highway

Location 11

2,573

3,549

6,122

Stonewall (S of U.S. 69)

Major Arterial

Location 12

12,703

13,171

25,874

Wesley (N of IH 30)

Highway

Location 13

10,313

9,452

19,765

Wesley (S of IH 30)

Highway

Location 14

7,950

8,628

16,578

U.S. Highway 69

Highway

Location 15

4,047

4,167

8,214

Business 69

Major Arterial

Location 16*

1,021

538

1,559

Division

Major Arterial

Location 17

5,746

6,064

11,810

Jack Finney Blvd

Major Arterial

Location 18

3,562

3,590

7,152

Commerce Drive

Major Arterial

Location 19*

13,520

12,352

25,872

U.S. Highway 69

Highway

Location 20*

5,181

4,722

9,903

U.S. Highway 380

Highway

Location 21

3,562

3,590

7,152

Joe Ramsey Blvd

Highway

Location 22*

3,273

3,073

6,346

State Highway 66

Major Arterial

Location 23

1,412

1,460

2,872

Wellington

Major Arterial

Location 24

808

480

1,288

Sayle (N of Lee)

Major Arterial

Location 25*

2,925

4,616

7,541

Terrell

Collector

Location 26

741

641

1,382

Sayle (N of IH30)

Major Arterial

Location 27

118

128

246

Dent

Major Arterial

Location 28*

1,904

1,572

3,476

Traders

Collector1

Location 29*

2,943

2,922

5,865

Jack Finney Blvd (E to W)

Major Arterial

Location 30

1,183

1,333

2,516

Jack Finney Blvd (N to S)

Major Arterial

Location 31*

3,738

3,756

7,494

Business 67

Highway

Location 32*

1,673

1,677

3,350

O'Neal

Major Arterial

Location 33

1,382

2,128

3,510

F.M. 1570

Major Arterial

Location 34*

1,463

1,408

2,871

F.M. 1570 West

Major Arterial

Location 35

6,123

6,333

12,456

State Highway 34 (Wesley)

Highway

Source: Parsons
1
Traders Road has been classified as a minor arterial roadway, although Parsons classified it as a collector roadway.

Comprehensive Plan 2025

4-11

Chapter 4

The Thoroughfare Plan

Chapter 4

4-12

Comprehensive Plan 2025

The Thoroughfare Plan

Regional Transportation Facilities
General
As discussed in the Baseline Analysis, Greenville serves as the center for activity
for the local region, and therefore, regional transportation facilities are
important to the local economy and to economic development. The City also
has a major economic link to the Dallas-Fort Worth area, as well as to other
growing cities such as Rockwall and Royse City, with Interstate Highway 30.
The following facilities were specifically identified as regional facilities in the
Baseline Analysis:
•
•
•

•
•
•

Interstate Highway 30,
U.S. Highway 380,
U.S. Highway 69,

State Highway 224,
State Highway 66,
State Highway 34.

There are four of these regional facilities that are shown as highways on the
Thoroughfare Plan map (Plate 4-3) due primarily to roadway size and/or function;
these are Interstate Highway 30, U.S. Highway 380, U.S. Highway 69, and State
Highway 34. These highways are discussed below in relation to their respective
level of service (Tables 4-3, 4-4, and 4-5, and Plate 4-1) and traffic counts (Table
4-4, Plate 4-2), as applicable.
Highways are defined as high-capacity thoroughfares along which direct access to
property is generally minimal or eliminated altogether, with ingress and egress
controlled by access ramps, interchanges and frontage roads. Of Greenville’s
four identified highways, there are two to which this definition does not apply –
that is, there is direct access to the land uses along them. One of these highways
is U.S. Highway 380, locally known as Lee Street or State Highway 224. The
other is State Highway 34, locally known as Wesley Street.
Construction and maintenance of highways is not usually the responsibility of
municipalities. The Texas Department of Transportation (TxDOT) and federal
monies generally fund improvements of this type of roadway facility. However,
the local entities that are affected and impacted by improvements to highways
often participate in decision-making and in the public input process.
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Interstate Highway 30
Interstate Highway 30 has been and will continue to be key to the growth of
Greenville. The City should ensure that it is aware of and involved in any
discussions or decisions related to Interstate Highway 30. Especially important
for Greenville would be any discussion or decision of widening or controlling
access onto and off of the highway. The fact that Interstate Highway 30 links
several major Texas cities has led to the need for widening and for controlling
access along several portions, some of which have been in the Dallas-Fort Worth
area.
In the last five years, the portion of
Interstate Highway 30 in the vicinity of
635 through the cities such as Garland,
Mesquite, and Rowlett has undergone
construction to widen and improve it in
order to accommodate increasing traffic
flows; this may very well be necessary in
the future in relation to communities that
are further east, such as Rockwall, as the
area continues to grow.
Any
improvements to Interstate Highway 30
that are to the east of the city of Dallas will
likely have a positive ripple effect on
Greenville. The easier it is for people to
access cities in the Dallas-Fort Worth
Metroplex via this major regional facility,
the more likely it will be for people to live
and/or work in Greenville as the
Metroplex continues to grow toward the
Illustration 4-2
east. It should be noted that traffic counts
INTERSTATE HIGHWAY 30:
VIEW TO THE WEST (top) &
were not taken on Interstate Highway 30,
VIEW TO THE EAST TOWARD GREENVILLE (bottom)
nor was a level of service analysis done.
The Texas Department of Transportation generally has jurisdiction over this
highway.
TxDOT has plans to reconfigure and reconstruct the interchange between
Interstate Highway 30 and State Highway 34/Wesley Street in the near future.
There are two primary reasons for this. First, the interchange is not functioning
well in terms of mobility with the increases in traffic that have resulted from
growth in the southern area of Greenville. Second, the bridge over Interstate 30
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as its currently constructed is problematic for the large trucks (i.e., eighteenwheelers) traveling along the Interstate due to the low height clearance. In
addition to the improvements related to Wesley Street, TxDOT has plans to
construct an overpass at Monty Stratton Parkway. The projected time-frame for
the Monty Stratton Parkway overpass is three to five years.

U.S. Highway 380/Lee Street
U.S. Highway 380 enters Greenville from the west.
This highway connects the City to other North Texas
cities such as McKinney, Denton, Decatur, and
Graham. The facility continues into West Texas
through cities such as Haskell, Jayton, Post, and
Brownfield prior to entering New Mexico.
Within Greenville, U.S. Highway 380 is known as
Lee Street and as it continues east, its highway
designation changes to State Highway 224. The City
Illustration 4-3
LEE STREET (Part of the Improved Portion)
has allocated much time and interest in ensuring
that Lee Street remains a viable transportation
corridor. The fact that Lee Street has undergone recent improvements
exemplifies this, as does the Brownfields Redevelopment Initiative that included
improvements within the Lee Street Corridor (discussed within the Future Land
Use Plan). The specific length of Lee Street that
was improved was between Wright Street and
U.S. Highway 69. The Texas Department of
Transportation (TxDOT) principally participated
in the project, which involved constructing new
curbs and sidewalks, milling down the top layer
of pavement, and overlaying it with new asphalt.
The City’s involvement primarily occurred prior
to TxDOT’s initiation of the project with the
relocation of the water and sewer line that was
under Lee Street.

Level of Service Analysis
There were five links along Lee Street where
levels of service were analyzed. These are shown
on Plate 4-2 as Locations #14 through #18. Its
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capacity was measured as an arterial roadway primarily due to the right-of-way
width in the tested locations. As Table 4-3 shows, all lengths registered at a
minimum level of service “C”.

Traffic Count Analysis
The traffic count at Location #5 (Plate 4-2), which is in the heart of Downtown
Greenville, was relatively low in comparison to other places where traffic counts
were taken. It was also lower than any other traffic count taken along a
designated highway, with the one exception of Location #2 (Plate 4-2) along
Wesley Street.

General Conclusions Regarding U.S. Highway 380/Lee Street
It is not anticipated that this length of Lee Street will need any further
improvement in the foreseeable future. Resurfacing improvements through
Downtown Greenville, however, may be needed. Widening is not needed, nor
is it feasible due to numerous businesses along its length through Downtown.
The level of service analysis and traffic count information supports the fact that
Lee Street is adequately serving local and regional traffic. In terms of servicing
regional traffic, TxDOT has plans to widen U.S Highway 380 between the City
and Lake Lavon, which is between Farmersville and Princeton.

U.S. Highway 69
As noted in the Baseline Analysis, U.S. Highway 69 begins in Port Arthur, Texas
and extends north across the United States into Minnesota. The regional
connections that this thoroughfare provides to citizens of Greenville and those
traveling through the City include Emory and Tyler to the south and Denison to
the north.
U.S. Highway 69 loops around Greenville from the southeast to the northwest.
Locally, U.S. Highway 69 is known as Moulton Street and Joe Ramsey
Boulevard. There is also a Business 69 that branches off from U.S. Highway 69
just east of Jack Finney Boulevard (F.M. 1570). From that point, Business 69
travels in a northwestern direction, crossing Interstate Highway 30 prior to
heading north as Moulton Street. This roadway ends just north of Morse Road,
south of the railroad tracks. It should be noted that Business 69 serves more
locally related traffic than does U.S. Highway 69. Business 69 therefore is
classified as a major arterial, and has been analyzed as such within the section
called Arterial Roadways later within this Thoroughfare Plan.
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Illustration 4-5
JOE RAMSEY BOULEVARD
(View to the North at Lee Street)

Level of Service Analysis
There were nine lengths along which level of
service was analyzed on the portion of this
highway known as Joe Ramsey Boulevard, and
there were three lengths analyzed on the
portion known as Moulton Street. They are
Locations #19 through #24 and Locations #36
through #38, respectively. All of these but one
was at a level of service “C” or better. As
mentioned previously, one length along Joe
Ramsey Boulevard had a level of service “D”;
Location #20 was one of the few that tested
throughout the City and ETJ below level of
service “C”. As was also discussed within the
general Level of Service section, however, many
cities in Texas use a level of service “D” as an
acceptable threshold. Therefore, the fact that
one length along Joe Ramsey Boulevard is
providing a level of service “D” should not be
viewed negatively when the overall service
being provided is sufficient.

Traffic Count Analysis

Illustration 4-6
BUSINESS 69 SOUTH OF INTERSTATE HIGHWAY 30

There are two locations where traffic counts
were taken along U.S. Highway 69. Location #14 is between Interstate Highway
30 and Jack Finney Boulevard, and Location #19 is between Wellington and
Sayle. While Location #14 recorded a moderate amount of traffic for a highway,
the amount of traffic counted at Location #19 was the third highest of any
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location taken throughout the City. The two locations with higher counts were
along Wesley Street.

General Conclusions Regarding U.S. Highway 69
As the level of service analysis and the traffic counts show, this
highway is generally carrying an amount of traffic that is
reasonable for its size and capacity; no improvements are
needed within the foreseeable future. The City should,
however, remain aware of increases along the length identified
as Location #20 on Plate 4-2. A major traffic generator such as
Illustration 4-7
a school, a large industry, or a large residential subdivision
Wesley Street: View Looking North, South of IH 30
could cause this length to become congested to the point
where improvements (widening) would be needed. Given the amount of growth
expected in the southeastern portion of the City and into the ETJ, it is
recommended that the section of U.S. Highway 69 from F.M. 1570 south to the
2-mile ETJ line be considered for widening. This roadway is shown with a
“Highway” designation on the Thoroughfare Plan map (Plate 4-3), and should be
upgraded to at least a 5-lane highway with curb-and-gutter. The intersection of
U.S. Highway 69 and Business 69 is located just outside of Greenville’s
northern City limits. TxDOT is currently reviewing the feasibility of
reconfiguring this intersection.

State Highway 34
As noted in the Baseline Analysis, State Highway 34 starts in Honey Grove in
North Texas, travels south through the center of the City, and continues south
to its termination in Italy. This thoroughfare provides regional access to
communities north of Greenville such as Ladonia and Wolfe City. Cities south
of Greenville linked to the City by State Highway 34 include Quinlan, Terrell,
Kaufman, and Ennis. This thoroughfare, known locally as Wesley Street, is one
of the most densely developed nonresidential corridors in the City, even when
compared to Interstate Highway 30.

Level of Service Analysis
The levels of service recorded along the various lengths of Wesley Street were
the lowest of those taken in the City or ETJ. Four of the eight lengths that were
tested registered a level of service “D” or below. Specifically, Locations #53 and
#54 (Plate 4-1) had a level of service “D”. Location #53, between Interstate
Highway 30 and Terrell, is characterized by office/large retail uses along Wesley,
with fully developed, small-lot single-family uses one block off of this roadway on
either side. Location #54, between Terrell and Joe Ramsey Boulevard, has
similar characteristics along with multiple-family uses nearby.
Comprehensive Plan 2025
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Two lengths along this roadway had the worst level of service recorded of any of
the locations tested within the City or ETJ at a level of service “E/F”. Location
#62, between F.M. 1570 and the southern limits of the City, is not densely
developed, but represents a major regional access point into Greenville.
Location #63 is just north of Location #62, specifically between F.M. 1570 and
Traders Road. The intersection of Traders Road and Wesley Street is
developed with retail and office uses; this length of roadway is also
carrying people into the heart of the City.

Traffic Count Analysis
Traffic counts were taken in seven different locations along the length
of this roadway. One of these locations, between Canton Avenue and
Highland Road and labeled with a #10 on Plate 4-2, had the highest
Illustration 4-8
LAND USE DENSITY ALONG WESLEY
peak-hour traffic volume of any other point where a traffic count was
taken in the entire City. At another of these locations, between
Robin and Burnett and labeled with a #12 on Plate 4-2, the second highest
traffic volume was recorded. This was comparable with the previously
mentioned location (#19) along U.S. Highway 69.

General Conclusions Regarding State Highway 34/Wesley Street
There are two principal reasons that traffic volumes are high along Wesley –
numerous businesses that provide employment exist along it, and it is the
primary direct north-south thoroughfare in the City. Although Wesley Street is
classified as a highway on the Thoroughfare Plan (Plate 4-3), this thoroughfare is
not functioning as a highway. That is, access to adjacent land uses is direct and
is not controlled as it is along highways in general. Land uses have been
developed along Wesley in this pattern for decades, and the pattern is such that
it would be extremely difficult to alter at any time in the future.
Although the level of service provided by this thoroughfare is not adequate for
peak-hour traffic, improving this roadway would be problematic. Widening this
densely developed corridor to add travel lanes would displace numerous
businesses. The provision of alternative north-south access is likely a solution
that would cause less displacement of existing land uses and less related adverse
impacts. An improvement that is being made in the short-term future is the
intersection between SH 34/Wesley Street and Interstate Highway 30, as
discussed previously. However, in the southern area of Greenville and south to
the ETJ where there is less development, SH 34 should be able to be widened
more easily. The City should actively work with TxDOT and Hunt County to
ensure that SH 34 in this area is improved ultimately to accommodate six lanes
of traffic.
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Providing for Mobility & Access Locally
General
The following sections contain recommended roadway widths and related
information for the applicable types of roadways shown on the Thoroughfare
Plan. They also contain analyses of certain roadways in Greenville for which
level of service (Tables 4-3, 4-4, and 4-5, and Plate 4-1) and traffic count
information (Table 4-6 and Plate 4-2) are available. The roadway sections are
intended to help the City provide for adequate mobility along high-traffic
roadways, while also providing for access to local land uses. These sections are
generally consistent with the City’s current requirements for roadway widths
within the adopted Subdivision Ordinance.
It should be noted that an increased width has been recommended for some
roadways; however, this is not intended to result in the displacement of existing
residents or businesses. Roadways within Greenville should be initially
constructed to the standards contained herein, but existing roadways may never
be able to be rebuilt to achieve the recommended widths. The Thoroughfare
Plan map, Plate 4-3, shows the existing roadways and future recommended
roadways according to the defined hierarchical system.

Arterial Roadways
Roadways identified as major arterials are designed to convey relatively heavy
volumes of traffic, between approximately 15,000 and 40,000 vehicles per day.
The thoroughfares provide mobility, but because of the speed and volume of
traffic, access to properties should be minimal. Therefore, a limited number of
intersections and curb cuts (driveway openings) should be permitted along major
thoroughfares in order to protect the integrity of the high-speed traffic flow. It
should be noted that both the major and minor arterial have been
recommended as divided roadways with a center median. While the median
could be a painted turn-lane, such as exists along Wesley Street, the
recommendation is for a raised median. Not only has a raised median been
proven to be the safer alternative4-5, it also provides an area for streetscape
enhancements such as landscaping.
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Several existing roadways have been classified within this Thoroughfare Plan as
arterial roadways, either due to their respective rights-of-way, current function,
or future projected function. These existing roadways include, but are not
limited to, the following:
Major Arterials:
• Jack Finney Boulevard,
• Sockwell Drive,
• Sayle Street,
• State Highway 66,

•
•
•

Stonewall Street,
Dent Road, and
Moulton Street

Minor Arterials
• Division Street,
• O’Neal Street,
• Traders Road,

Type A: Major Arterial
The recommended right-of-way for a Type A Major
Arterial is shown within Figure 4-2. At 110 feet of
right-of-way, this recommendation is consistent
with the City’s “A” Thoroughfare within its
Subdivision Ordinance.
However, the City
requires a minimum of 49 feet of pavement, while
Figure 4-2 shows 72 feet of pavement, with a
divided median of 14 feet. The City should use
this divided median requirement for new major
arterial roadways, as well as for expansion of the
recommended roadways shown on the Thoroughfare
Plan map (Plate 4-3) as growth and development
occurs and the additional capacity is needed.

Figure 4-2
TYPE A: MAJOR ARTERIAL

Type B: Minor Arterial
Several existing roadways have been classified
within this Thoroughfare Plan as minor arterials,
either due to their respective rights-of-way, current
function, or future projected function. The
recommended right-of-way for a Type B Minor
Arterial is shown within Figure 4-3. Similar to a
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major arterial’s consistency with existing City standards, the
minor arterial right-of-way requirement of 90 feet of right-of-way
is consistent with the “B” Thoroughfare within the Subdivision
Ordinance. Again, however, the recommended section
recommends slightly more paving, at 50 feet, and a divided
median of 14 feet. The City should use this for new or improved
minor arterial roadways.

Level of Service Analysis
Several of these arterial roadways have already been analyzed in
relation to their levels of service. The roadways that have not
been addressed are operating at a level of service “C” or above, as
shown on Plate 4-2.

Traffic Count Analysis
As with level of service, the traffic count information for many of
the arterial roadways listed above has already been discussed.
The remaining roadways are carrying a moderate amount of
traffic for their size.

Recommendations for Arterial Roadways

Illustration 4-9
TRADERS ROAD
(Between Dent Road & Jack Finney Blvd)

Several new arterial roadways have been recommended, as shown
on the Thoroughfare Plan map (Plate 4-3). Due to the fact that
the City’s major arterial system is firmly in place (Wesley Street,
U.S Highway 69, U.S Highway 380/Lee Street), all of the
roadways have been recommended as major or minor arterials.
Following is a listing of the significant arterial recommendations
and their locations:

•

The Proposed Loop - Major Arterial: Form a complete loop around the
City using existing rights-of-way wherever possible. Such a loop would
make numerous contributions toward improving Greenville’s
thoroughfare system, including connecting the City to surrounding
communities, serving regional traffic needs, facilitating development in
growth areas, and providing alternative access for local and regional
residents.

•

Major Arterial: Extend Hogne Road/County Road 1057 to the west to
connect with County Road 1063.
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•

Major Arterial: Extend Wellington Street to the southwest to intersect
with County Road 2118/Ablowich Drive, and then further south to
intersect with FM 1570 and Mary Morris Drive.

•

Major Arterial: Extend Ablowich Road
to the east to connect with Sayle Street.

•

Major Arterial: Provide a connection
from Wesley Street (south of Traders
Road) east across Dent Road and Jack
Finney Boulevard to U.S. Highway 69.

•

Major Arterial: Extend County Road
3303 (east of Greenville Municipal
Airport) north across U.S. Highway 69
to connect with County Road 3101
 Extend County Road 3101
north to Interstate Highway 30.
Illustration 4-10
JACK FINNEY BOULEVARD (Near Aerobic Lane)
Minor Arterial: Extend Traders Road
from its intersection with Wesley Street across Monty Stratton Parkway,
Coyote Crossing, and Hallmark Street to FM 1570 (just east of Interstate
Highway 30); this roadway will need to be widened due to the alternative
access to Interstate Highway 30 it will provide and the population
growth that is likely to occur in the southern portion of the City.

•

Collector Roadways
Collector streets are generally designed to distribute traffic from local access
streets and funnel it to arterial roadways (i.e., from residential developments).
Collectors should provide more access to adjacent land uses than do major
thoroughfares, but access should still be controlled through the use of shared
driveways and other techniques that minimize disturbance of the free-flow of
traffic. Recommendations related to minimizing driveways and maximizing
access across developments is discussed in detail within the Neighborhood &
Business Enhancement Plan, Chapter 10. This type of roadway should provide an
equal amount of mobility and access to land uses, and is intended to carry a
maximum of 10,000 vehicles per day. Ideally, neighborhoods should be
developed between major thoroughfares and collector streets in the future so
that traffic may be diverted from residential areas. In addition, good subdivision
design should orient residences to local streets, not to collector streets.
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Some of the existing roadways that have been classified as collectors within this
Thoroughfare Plan are as follows:
Commercial Collectors:
•
•
•

Johnson Street,
Moulton Street (after crossing Stanford)
County Road 2128/Hallmark Street

Residential Collectors:
•
•
•
•
•
•
•

Main Street,
Walnut Street,
Sixth Street
Lions Lair,
County Road 2118/Ablowich Drive,
Ridgecrest Drive,
Center Point Lane,
The two types of collector roadway sections,
residential and commercial, recommended within
this Thoroughfare Plan are described in the
following sections.

Type C: Commercial Collector

Figure 4-4
TYPE C: COMMERCIAL COLLECTOR

Similar to the previously recommended arterial
roadways, the Type C Commercial Collector (see
Figure 4-4) is recommended to have 49 feet of
pavement.
This roadway, however, is not
necessarily recommended to be a divided roadway,
although this would be preferred if possible. The
total right-of-way recommended for this type of
roadway is 70 feet. No on-street parking should
be permitted on this type of thoroughfare. It
should be noted that this right-of-way width is
consistent with the “Commercial Collector Street”
requirement within the City’s Subdivision
Ordinance.

Type D: Residential Collector

Figure 4-5
TYPE D: RESIDENTIAL COLLECTOR
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streets within an area and conveying it to the nearest Commercial Collector or
arterial. Figure 4-5 shows a cross-section of the recommended Residential
Collector, with 60 feet of right-of-way with 41 feet of paving. This cross-section
is consistent with the “Residential Collector Street” right-of-way within the
City’s Subdivision Ordinance.

Level of Service Analysis
There were seven collector roadways along which lengths were tested for a level
of service analysis (Tables 4-3, 4-4, and 4-5). These roadways were: Johnson
Street, Terrell Road, County Road 2118/Ablowich Drive, Lions Lair, County
Road 2128/2180/Hallmark Street, Traders Road, and Old Mill Road. All of
these were reported to be providing a level of service of “C” or better.

Recommendations for Collector Roadways
Several new collector roadways have been recommended, as shown on the
Thoroughfare Plan map (Plate 4-3). Following is a listing of some of the
recommendations related to collector roadways:
•

Extend County Road 4104 to the north to Commerce Drive/State
Highway 224.

•

Provide a connection from U.S. Highway 69, from a point just south of
the City limit line and north of Mamie Road, southwest to the
intersection of Traders Road and Jack Finney Boulevard.

•

Extend Aerobic Lane west to Dent Road.

•

Provide a connection from FM 2101, from a point southwest of Majors
Field, in a south and west direction to Old Mill Road (just south of
Oakwood Drive).

•

Extend Morris Lane west across Wesley Street to FM 2184.

•

Provide a north-south connection from FM 1903, in between Mustang
Branch Creek and County Road 2184, to the north to FM 1570.

•

Extend Country Road 2128/Hallmark Street across Interstate Highway
30 to north (just east of the creek and floodplain area) to connect to the
proposed arterial extension of Ablowich Drive.

•

Provide a connection from Ablowich Drive north (just east of Farber
Creek) to Shelby Avenue.

•

Provide a north-south connection from County Road 2144 across U.S.
Highway 380, north to County Road 1067.
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•

Monitor Terrell Road for increases in traffic - widening it may become
necessary in the future to accommodate new development and to ensure
that the level of service provided by this roadway is not compromised.

Local Roadways
Local streets provide the greatest access to adjacent properties, and they are not
intended to provide great mobility. Due to the fact that local streets are
generally constructed within residential areas, safety is an important issue. To
ensure that these roadways are not used a great deal for mobility purposes and to
ensure that their ability to provide access safely, local streets should be
configured to discourage through-traffic movement by using traffic calming
elements, such as offset intersections, curvilinear streets, discontinuous streets,
and stop signs.

Type E: Local Roadway
Structured to convey a light traffic volume (approximately 500 to 1,000 vehicles
per day), the local street section shown in Figure 4-6 has a total right-of-way of
50 feet, with 28 feet of paving. This recommended cross section is a departure
from the City’s current “Minor or Local” requirement, which specifies 60 feet of
right-of-way and 31 feet of paving. However, 50 feet of right-of-way and 28 feet
of pavement would likely still meet the traffic demand of this type of roadway.
Four-foot sidewalks could also be provided within the 11-foot setbacks.
Implementation of this recommendation would have numerous related positive
impacts for Greenville. Such impacts include additional land for development
(resulting in additional ad valorem tax for the City), reduced costs for
developers, and less roadway maintenance. In addition, the City should
consider requiring local streets to be
constructed with concrete materials.

4-foot
sidewalk

4-foot
sidewalk

11’

It should be noted that no roadways
of this type have been shown on
Plate 4-3. This is primarily due to
the fact that these roadways are
typically interior roadways within
residential developments, and as
such they will have to be located as
applicable as development proposals
are submitted.

28’

11’

50’ R.O.W
Figure 4-6
TYPE E: LOCAL ROADWAY
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Level of Service & Traffic
Volume
Only two local roadways were assessed
in terms of level of service. These
roadways were Park Street and Stanford
Street, Location #34 and #35,
respectively in Table 4-4. Both were
determined to be providing a level of
service “C” or better.

Illustration 4-11
A HISTORIC HOUSE ON PARK STREET
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Meeting the Current &
Future Needs of the City
General
A number of issues must be considered in the process of developing a
Thoroughfare Plan for Greenville. First, the Plan must be compatible with the
City’s Future Land Use Plan (Chapter 3) and related growth and development
considerations. Second, it must address the integrity of existing residential and
nonresidential areas. The Plan must balance functions of the thoroughfare
system through efficient moving of traffic, and facilitating access requirements.
It must consider alignments and right-of-way issues. Finally, the Thoroughfare
Plan must also incorporate realistic recommendations within the context of
budgeting constraints. The following discussion addresses these issues.

Compatibility with the Future Land Use Plan
As stated in the Introduction to this Thoroughfare Plan, land use and roadway
planning are closely linked; just as inappropriate land uses can reduce the
effectiveness of adjacent roadways, poorly planned roadways can reduce the
viability of adjacent land uses. Inappropriate zoning, various types of
development activity, the existence of older roadways that now carry higher
traffic volumes than originally intended, and continually changing traffic

Illustration 4-12
LAND USES ALONG INTERSTATE HIGHWAY 30 SEEK VISIBILITY
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patterns can have negative impacts on the City’s thoroughfare system. As
previously mentioned, Greenville should ensure that adequate access (driveway)
spacing standards are implemented for land uses located on major thoroughfares
and major collector streets in order to promote a smooth flow of traffic and to
minimize the impact of individual developments on the safe and efficient
function of these roads. The different mobility and access needs of residential
and nonresidential land uses are recognized within the Future Land Use Plan, and
have resulted in the various land use location recommendations.

Illustration 4-13
REGIONAL RETAIL LAND USES (Discussed in the Future Land Use Plan) LOCATE ALONG INTERSTATE HIGHWAY 30

Existing Residential and Nonresidential Land Uses
The thoroughfare system as it exists today in Greenville has evolved over
decades, especially from the decades between 1950 and 1970 when Greenville
experienced marked growth. Many areas of the City have been previously
developed with rights-of-way and land uses firmly in place. Although some
roadways, such as Wesley Street, may be experiencing high volumes of traffic
that are adversely affecting levels of service, widening such roadways is not likely
to occur.
Therefore, this Thoroughfare Plan has recommended alternative locations that are
less developed for roadways in order to provide alternative access to densely
developed residential and nonresidential areas. It is not the intent of the
Thoroughfare Plan to endorse the displacement of existing businesses or
residences. Where feasible, existing roadways should generally only be widened
to the widths recommended wherever existing rights-of-way allow.
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Potential Funding for Thoroughfare System Improvements
General
Building and maintaining an efficient street network requires significant
investment of local resources. Careful planning is needed to ensure that
Greenville makes the most cost-effective investments in its street network.
Funding is usually based upon general obligation bonds or the general fund
budgeting process. The City should also coordinate efforts with regional
transportation-related agencies, such as the North Central Texas Council of
Governments (NCTCOG), Hunt County, and with the Texas Department of
Transportation (TxDOT) in order to maximize the potential for shared
financing. Consistent participation in NCTCOG planning efforts may also help
Greenville foster relationships that would ultimately help with funding
improvements.

Roadway Impact Fees
Chapter 395 of the Texas Local Government Code addresses the issue of
developer participation in the construction of off-site facilities such as water,
wastewater, and roadways. This state law allows cities in Texas to decide
whether to assess fees for roadway construction to new residential and
nonresidential development. The City is currently investigating the feasibility of
using Chapter 395 as a funding mechanism for such capital expenditures.
Impact fees can be described as fees charged to new development based on that
development’s impact on the infrastructure system. The primary advantage to
having this funding source is that it provides cities with the increased ability to
plan and construct capital facilities so that the needed infrastructure system
capacity is available when the market warrants. If they are not implemented,
new capital facilities will likely be financed through taxes (e.g., ad valorem, sales
tax), which are paid by existing as well as future residents. With impact fees, the
development community is responsible for paying its related share of the cost of
growth and the impact of that growth on local infrastructure systems. It must
also be noted that if the facilities (and the related capacity) are not available,
growth would likely not occur anyway, and therefore, impact fees would not be
charged.
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Traffic Impact Analysis
A Traffic Impact Analysis (TIA) is a way to evaluate the impact of large
developments on a roadway system. The City should consider incorporating a
TIA component into its Subdivision Ordinance. Any residential development
that generates more than 2,000 trips per day or any nonresidential development
that generates more than 2,500 trips per day should prepare a TIA to ensure
that any impact on the roadway system can be minimized. It has been
recommended within this Thoroughfare Plan that the City monitor certain
roadways that are near capacity in terms of traffic volume or that are currently
providing an inadequate level of service. A TIA requirement incorporated into
Greenville’s Subdivision Ordinance would help Greenville to assess the extent
to which new development will affect local roadways.
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In Conclusion
Implementation of the Thoroughfare Plan will require consistent administration
by the City. Design and technical standards should continue to be contained
within the City’s adopted Subdivision Ordinance, and should be reviewed on a
regular basis to ensure that such practices are uniform in terms of required size
of right-of-way, access controls along rights-of-way (i.e. joint or shared access to
mitigate traffic congestion). It should be noted that proposed changes and
recommendations for future thoroughfares are predicated upon the goals and
objectives formulated during the comprehensive planning process (Chapter 2).
Recommended Thoroughfare Plan policies are summarized within Table 4-7, and
specific recommended roadway sections are summarized within Table 4-8.
Table 4-7
SUMMARY OF THOROUGHFARE PLAN RECOMMENDATIONS
City of Greenville, Texas

Level of Service & Traffic Count
Greenville should monitor local roadways to ensure that they are operating at a level of
service “C” or better; Table 4-3, 4-4, and 4-5 as well as Plate 4-1 can be used as a reference for
such information.
The City should use Table 4-6 and Plate 4-2 to review traffic count information.

Specific Recommendations for Existing Roadways
The City should ensure that it is aware of and involved in any discussions or decisions related
to Interstate Highway 30, especially regarding widening or controlling access onto and off of
the highway in the vicinity of the City.
The section of U.S. Highway 69 from F.M. 1570 south to the 2-mile ETJ line should be
considered for widening, specifically to at least a 5-lane highway with curb-and-gutter. The
City should work with TxDOT to assess the feasibility of such an endeavor.

General Thoroughfare Recommendations
Greenville should ensure that adequate access spacing standards are implemented for land
uses located on major thoroughfares and major collector streets.
The City should generally widen existing roadways only when there is adequate existing rightof-way width.
The City should coordinate its thoroughfare planning efforts with regional transportationrelated agencies, such as NCTCOG, Hunt County, and TxDOT, in order to maximize the
potential for shared financing of roadway improvements.
The City should continue to investigate the feasibility of using Chapter 395 (impact fees) as a
funding mechanism for capital expenditures related to roadway improvements.
The City should consider incorporating a Traffic Impact Analysis component into its
Subdivision Ordinance to help Greenville to assess the extent to which new development will
potentially affect local roadways.
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Table 4-8
SUMMARY OF ROADWAY SECTION RECOMMENDATIONS
City of Greenville, Texas
Existing Roadway Sections
Classification

ROW

Proposed Roadway Sections
Paving

Classification

Arterial Roadways

ROW

Paving

Arterial Roadways

“A” Thoroughfare

110’

49’

Type A: Major Arterial

110’

72’, w/ 14’ median

“B” Thoroughfare

90’

49’

Type B: Minor Arterial

90’

50’, w/ 14’ median

Collector Roadways

Collector Roadways

Commercial Collector

70’

49’

Type C: Commercial Collector

70’

49’

Residential Collector

60’

41’

Type D: Residential Collector

60’

41’

Local Roadways
Minor or Local

60’

Local Roadways
33’

Type E: Local

50’

28’

Notes: ROW – Rights-of-way; all measurements based on feet.
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Endnotes
4-1

L-3 Communications Website: “Communications” link, “Part 4: The 1980s: Decade of solid performance growth”;
ADDRESS: www.l-3.com/is/communications/50th/Part4.pdf.

4-2

This information was obtained by Parsons Transportation (engineering firm) in 2002.

4-3

Referred to as Average Daily Traffic (ADT), which is known as the general unit of measure for traffic on a street or
highway. ADT is the total number of motor vehicles traveling in both directions passing a specified point during a
24-hour period. TxDOT defines ADT as the total traffic volume during a given period (from 1 to 364 days) divided
by the number of days in that period. Current ADT volumes can be determined by continuous traffic counts or
periodic counts. Where only periodic traffic counts are taken, ADT volume can be established by applying correction
factors such as for season or day of week. For roadways having traffic in two directions, the ADT includes traffic in
both directions unless specified otherwise. Source: Parsons Transportation.

4-4

This information was obtained by Parsons Transportation (engineering firm) in 2002.

4-5

TRIP: The Roadway Information System, “National Information: Highway Safety Fact Sheet: How Road and Bridge
Improvements Save Lives”; ADDRESS: www.tripnet.org/hsfactsheet.htm.
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Introduction
A vital component of an urban area is the space devoted to satisfying active and
passive community recreational needs. The quantity of recreational space and
its distribution within the population generally indicates the quality of the local
park and recreation services. Furthermore, all these spaces collectively are
considered to be elements that enhance and contribute to the quality of life
found in the community. Fredrick Law Olmstead, the man considered to be the
father of landscape architecture in this country and famous for designing
Central Park in New York City, advocated the concept that parks, recreation
areas, and public open spaces should be “planned as integrated systems so that
the components could function in conjunction with one another.”5-1
The purpose of this Chapter of the Comprehensive Plan is to examine and
analyze existing park and recreation spaces and facilities, to identify issues
related to present and future community needs, and to make recommendations
on how the City’s park and recreation facilities can be integrated into a cohesive
system. This Park Master Plan evaluates existing facilities, establishes facility
criteria and standards, and provides a comparative analysis of Greenville’s park
system to accepted park standards, and identifies
park-related issues that Greenville will need to
address in the short- and long-term.

Attitudes on Parks & Recreation 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
Illustration 5-1
of the Comprehensive Plan. A summary of this
Children Benefit from Park &
Recreation Opportunities in
survey is included in Appendix A. There were
Greenville
several questions asked that were intended to
evoke answers about how citizens felt about parks and recreation in Greenville.
The questions center around current park and recreation opportunities
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provided in the City, and around what type of recreation opportunities or
facilities respondents would like to see provided in the future. Table 5-1 and 5-2
on the following pages contain information about the answers to some of these
questions.
Another question that was asked (#9) was open-ended and is therefore not listed
in Table 5-1 or 5-2 – the question was what service or facility that the City currently

Excellent

Good

Fair

Poor

No Opinion

Quality
Ratio

Table 5-1
ATTITUDES ABOUT PARKS & RECREATION
City of Greenville, Texas

9%

48%

26%

11%

6%

1.5:1
Satisfaction
Ratio
0.9:1
Importance
Ratio

No Opinion
8%
No Opinion

Very
Dissatisfied
10%
Very
Unimportant

Dissatisfied
36%
Unimportant

Satisfied
43%
Important

QUESTION #11:
How important or unimportant is having
adequate parks and recreation facilities to
you in determining the quality of life in
Greenville?

2%
Very
Important

QUESTION #10:
How satisfied or dissatisfied are you
with the overall quality of
parks in the City?

Very
Satisfied

QUESTION #5:
In terms of services offered by the City,
how would you rate (the quality of)
Park & Recreation Services?

28%

60%

8%

0%

3%

11.1:1

QUESTION 13:
In the past 12 months, have you or anyone
in your household…

Yes

No

visited or used a City park or facility?

60%

40%

visited or used a City athletic field?

34%

66%

participated in a youth athletic league?

21%

79%

51%

visited the City pool?

36%

63%

visited the City golf course?

17%

82%

QUESTION #14:
(If yes to previous question)
Which City parks have you visited in
the past year?
(The remaining City parks were listed by
4% or less of the respondents.)

Name/Location
Unknown

48%

Warren

visited or used the Civic Center?

Oak Creek

87%

Ja Lu

12%

Aunt Char

91%

Graham

9%

Wright /
Golf Course

participated in an adult athletic league?
participated in any other class or program
offered by the City?

31%

49%

19%

14%

11%

12%

9%

Source: 2002 Greenville Citizen Attitude Survey – Survey Summary and Analysis
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does not have would you like to see provided. The item most often mentioned as a
response was the need for a recreation center/teen/youth facility – this item
accounted for 20 percent of responses. Park and recreation improvements were
mentioned by seven percent of people in response to this question. Answers to

Satisfaction
Ratio

8%

2.0:1

Quality of Recreational Facilities

4%

58%

21%

4%

12%

2.4:1

Overall Recreational Program

2%

57%

21%

4%

15%

2.3:1

Availability of Facilities for Use

4%

55%

22%

4%

16%

2.2:1

Hours of Operation

4%

61%

12%

3%

20%

4.3:1

QUESTION #16:
How important or unimportant do you
think it would be to either construct new or
additional _______ in Greenville?
The following six items received the highest
percentages of “very important” and “important”
responses.

Importance Ratio

No Opinion

5%

No Opinion

Very
Dissatisfied

25%

Very Unimportant

Dissatisfied

56%

Unimportant

Satisfied

5%

Important

Number of Recreational Facilities

Very Important

QUESTION #15:
How satisfied or dissatisfied are you with the
following recreation items in Greenville?

Very
Satisfied

Table 5-1
ATTITUDES ABOUT PARKS & RECREATION
City of Greenville, Texas

Multi-Use Trails

16%

55%

21%

2%

6%

3.0:1

Covered Picnic Pavilions or Shelters

21%

60%

13%

1%

5%

5.7:1

Playgrounds

29%

52%

14%

1%

4%

5.4:1

Picnic Areas

22%

60%

15%

1%

3%

5.1:1

Senior Citizen Center

34%

51%

9%

1%

5%

8.5:1

Youth Activity Center

29%

50%

13%

1%

6%

5.6:1

6%

15%

1%

4%

5.0:1
No
Opinion

60%

Strongly
Oppose

20%

Oppose

Importance
Ratio

8%
No
Opinion

22%

Disagree

28%

Strongly
Disagree

Baseball
Fields

Agree

Playgrounds

Support

QUESTION #22:
How strongly would you support or oppose
the City developing a Citywide trail system?

Youth
Activity
Center

Strongly
Support

QUESTION #21:
How strongly would you agree or disagree
with the City taking action on actively
increasing the number of parks, wooded
areas, and other areas of scenic beauty?

Senior
Citizen
Center

Strongly
Agree

QUESTION #17:
From the list just read (in Q. #16), what
would you consider to be the most
important recreational facility to construct?

29%

41%

19%

5%

7%

Source: 2002 Greenville Citizen Attitude Survey – Survey Summary and Analysis
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the survey reflected the fact that people are generally satisfied with park and
recreation opportunities in Greenville. The most often cited facilities that
citizens would like to see constructed (from questions 16 and 17) include a
senior citizen activity center, picnic areas, playgrounds, and multi-use trails. In
addition, 70 percent of respondents agree with the development of a Citywide
trail system. The responses have been considered within the discussion and
recommendations within this Park Master Plan.
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Park Analyses & Related Recommendations
In order for the City to provide the most efficient and adequate parks,
recreational, and open space facilities, a set of standards and design criteria
should be followed. The National Recreation and Park Association (NRPA) has
developed standards for parks, recreation and open space development that are
intended to guide communities in establishing a hierarchy of park areas. The
general standard established by the NRPA for park acreage per 1,000 people is
between 15 and 17 acres, or 1.5 to
1.7 acres for every 100 people.
Greenville currently has approximately 242 acres of parkland,
including the YMCA fields and the
new Greenville Sports Park. This
amount of park acreage calculates
into approximately 1.0 acres of
parkland for every 100 people in the
City. Greenville is slightly below
NRPA recommended standard for
Illustration 5-1
WARREN PARK IN GREENVILLE
overall park acreage.
The following sections describe two types of analysis for park planning that are
commonly used. One is based on the facilities/activities that are or should be
provided, and the other is based on the various classifications of park areas that
are or should be provided. Existing park facilities in Greenville are shown on
Plate 5-1, and future recommendations for parks and recreation facilities are
shown on Plate 5-2.

The Park Master Plan Public Hearing
The City of Greenville’s Park Board held a public hearing on November 6th,
2003, to receive comments on the park recreational needs within the City. The
hearing was advertised in the local newspaper and local athletic and civic
organizations were notified.
The public hearing was conducted by the Greenville Park Board and was
attended by approximately 15 to 20 individuals. Their ages ranged from the
Comprehensive Plan 2025
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early twenties to senior citizen. Participants were given the opportunity to
complete questionnaires and to verbally express their concerns, needs and vision
for the Greenville park system.
The comments were varied, and the recreational needs of children were strongly
expressed. Support for adult recreation opportunities, such as golf, was also
strong. The following is a listing of priorities of recreational elements identified
by citizens at the public hearing:
1) Golf course
2) Hike & bike trails
3) Youth baseball
4) Playgrounds
5) Picnic areas
6) Swimming pool
7) Adult softball
8) Tennis courts
9) Youth football
10) Recreation center
11) Youth soccer
12) Natural areas/birding
13) Youth softball
14) Adult soccer
15) Picnic shelter
16) Basketball
17) Frisbee golf
18) Renovate Graham Park
19) Inline Hockey
This listing has been used within this Park Master Plan to identify needs and to
make recommendations.

Activity/Facility Standards Analysis
Recreational Facilities In Relation to Population
The National Recreation and Park Association (NRPA) is a common source for
facility standards used by many municipalities. From community to community,
however, differences will be found in socioeconomic and cultural characteristics,

Chapter 5

5-6

Comprehensive Plan 2025

The Parks Master Plan

and in climatic conditions. Therefore, the range of demands and preferences
for recreational activities will vary with these differences.
Table 5-3 contains information on various types of activity. The activity list is
not exhaustive; in general, the activities most prevalent in Texas cities have been
shown. The first column in the table after the activity list shows the related
NRPA standards for the quantity of that activity that should be provided on the
Table 5-3
PARK FACILITY STANDARD ANALYSIS FOR CURRENT & FUTURE POPULATION
City of Greenville, Texas

ACTIVITY

NRPA
Standards

Current
Greenville
Inventory(1)

Recommendation
for Current
Population of
24,000

Recommendation
for Future Projected
Population of
38,000

Basketball

1/5,000

4

1/4,000 = 5

1/4,000 = 10

Tennis Courts

1/2,000

10

1/4,000 = 5

1/4,000 = 10

Baseball

1/20,000

7

1/5,000 = 5

1/5,000 = 8

1/5,000

2

1/5,000 = 5

1/5,000 = 8

Adult Softball

NS

1

1/75,000 = 4

1/75,000 = 6

Football

1/20,000

1

1/65,000 = 1

1/65,000 = 1

Soccer

1/10,000

8

1/5,000 = 5

1/5,000 = 8

Playgrounds

NS

8

(3)

(3)

Picnic Tables

NS

65

1/200 = 120

1/200 = 190

Swimming Pools

1/20,000

1

1/20,000 = 1

1/20,000 = 1

Volleyball

NS

2

1/10,000 = 3

Youth Softball

(2)

Trails

NS

5 miles

Recreation Center

1/20,000

1

1/10,000 = 3
(4)

As many as possible
1/25,000 = 1

As many as possible(4)
1/25,000

Notes: Table assumes lighted facilities
NS - No Standard
NRPA = National Recreation and Parks Association
(1)
Based on the following: Tennis Courts – 8 High School City/GISD; 2 Wright Park
Baseball – Based on Future Fields, Sports Park 6 Sports Park; 1 High School City/GISD
Soccer – Based on Future Fields, Sports Park
(2)
Softball is a Joint Use between the City and Greenville I.S.D.
(3)
One playground should be installed in each neighborhood, community and regional park
(4)
As many as possible in order to provide a comprehensive system of pedestrian trails that connect residential areas to parks, schools,
and open space areas.
Source: Dunkin, Sims, Stoffels, Inc.

basis of a ratio of activity to population. The second column shows the facility
inventory of that activity in Greenville. The third and fourth columns show
recommendations for the number of facilities that should be provided in
relation to the current and future population in Greenville. It should be noted
that the NRPA ratios have been adjusted to more accurately reflect the number
of facilities to the amount of population that are usually provided by
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municipalities in Texas. The third column shows what the facility inventory
should ideally be in relation to the City’s existing population of 24,000 people
based on the adjusted NRPA ratios, and the fourth column shows what the
facility inventory should be for the
projected population in 2025 of
38,000 people in Greenville.
For example, the NRPA ratio of
soccer facilities and population is one
soccer field for every 20,000 people.
Greenville with seven fields actually
has one field for every 3,500 people.
Given the popularity of baseball in
Illustration 5-2
Texas, the NRPA ratio is obviously
OAK CREEK PARK IN GREENVILLE
too low, but the current ratio of
Facilities Include Ball Fields
baseball fields to population in
Greenville may be too high for the City to maintain in the long-term. The
adjusted ratio that has been used to establish the recommendations for how
many baseball facilities should be provided for the current and future
population is one for every 5,000 people, resulting in a recommendation of
eight baseball fields for a future population of 38,000 in Greenville in 2025.
Using the NRPA facility standards and the related adjusted ratios is a valid
approach to help determine the scope and extent of recreational activities or
facilities for a given population estimated to occur at some time in the future. A
continual fine-tuning of the ratio will be needed to assure that reasonable
facilities are being furnished. The recommendations within Table 5-3 (previous
page) for the future projected population of 38,000 should be used in
conjunction with the park area recommendations contained later within this
Parks Master Plan to help the City in its decision-making process regarding the
overall park system and what types of facilities are most needed.

Recreational Activities in Relation to Facility Capacity
Another way in which to analyze whether park facilities within a municipality
are meeting the demands of the population is to assess the number of league
teams playing a sport in relation to the number of fields available for the related
sport. Table 5-4 (following page) contains this information for Greenville. The
columns within the table are explained in the following:
•

Chapter 5
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Table 5-4
RECREATIONAL ACTIVITY FIELD CAPACITY ANALYSIS
City of Greenville, Texas

ACTIVITY

Games
Games
Per Week
Per
Per Field
Week
Capacity

Teams
Per
Field
Per
Week

Existing
Teams

Existing
Number
Of
League
Fields

Field
Requirement
Per
Standard

Number
Of Fields
Needed
To Meet
Standard

Youth
Baseball

1

12

24

40

6

2

0

Youth
Fast Pitch
Softball

1

12

24

10

2

1

0

Adult
Softball

1

18

36

52

1

2

1

Football

1

6

12

15

1

1

0

Soccer

1

6

12

36

8

3

0

Notes: (1) Youth Baseball and Soccer fields are based in the fields at the Sports Park. (2) Adult Softball is based on 3 games per night in lieu of
4 games.
Source: Dunkin, Sims, Stoffels, Inc. & City of Greenville Parks and Recreation Department

•
•
•
•

•

Teams Per Field Per Week - The number of games a single field will
support, based upon length of game and age of participant.
Existing Teams - The number of teams each league reports to the City.
Existing Number of League Fields - The number of league fields available in
the City of Greenville’s inventory.
Field Requirement Per Standard - The number of fields required to serve the
number of games per week, based upon existing teams (equivalent to the
Existing Teams column divided by Games Per Week Per Field Capacity
column).
Number of Fields Needed to
Meet Standard - The number
of fields required to meet
the
field
requirements
(equivalent to the Field
Requirements per Standard
column minus the Existing
Number of League Fields
column).
Illustration 5-3
GRAHAM PARK IN GREENVILLE
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The last column, the Number of Fields Needed to Meet Standard, is the most
important column in the table because the numbers within this column reflect
whether the City is lacking in terms of facilities. The only facilities found
lacking within Greenville are the adult softball facilities, and only one field is
shown as being needed. The Greenville Sports Park is the major reason that the
City is able to meet the needs of existing leagues; without the Sports Park, there
would be a greater need for facilities. For the foreseeable future, the leagues in
Greenville have adequate facilities. As the City’s population grows and the
leagues expand, additional fields will need to be added for specific use.

Park Area Standards Analysis
There are various classifications of parks that range in size and in what types of
facilities are provided within them. Each of the classifications is important to
the overall park system in that they provide the diversity of recreation options
generally desired by citizens. The park areas discussed are defined by 1) the
various types of activities that are to be furnished, and 2) their type, size, and
service area. Each park type is discussed below in order:
•
•
•

To identify the function of each park type;
To identify the recreational activities generally associated with each park
type; and,
To define the general service area and the physical relationship of each
type of park to the population residing within its service area.

These various park types, along
with the facility recommendations
discussed previously, will be used
within this Parks Master Plan as a
basis for the specific park and
open space needs related to
Greenville’s park system that will
be discussed later herein. Table 55 contains information about the
various parks in Greenville (shown
graphically on Plate 5-1) and their
related classification, size and
owner/ operator.
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Table 5-5
EXISTING PARK & RECREATION AREAS IN GREENVILLE
City of Greenville, Texas
Owner/Operator

Park
Classification

Acres

Arnold Park

Neighborhood

1 acre

X

Oak Creek Park

Neighborhood

12 acres

X

Middleton Park

Neighborhood

1 acre

X

Warren Park

Neighborhood

5 acres

X

Carver Park

Community

5 acres

Graham Park

Community

23 acres

X

Ja-Lu Park

Community

8 acres

X

Templeton Park

Community

3 acres

YMCA Park

Community

14 acres

Greenville Sports Park

Regional

112 acres

X

Wright Park

Special

55 acres

X

Long Branch Park

Greenbelt

3 acres

X

NAME

City

Total Park Acreage

GISD

Private

X

X
X
X

242 acres

Note: GISD – Greenville Independent School District
Source: Dunkin, Sims, Stoffels, Inc. & City of Greenville Parks and Recreation Department

Park Classifications
Mini-Park
A mini-park is a small area generally used as a children's playground or as a
passive or aesthetic area by senior citizens. Mini-parks are designed to serve
a very small population area and are often owned or maintained by a
property association, such as a homeowners association. These parks
normally serve a population base of 500 to 1,000 persons, and although they
range in size, they are typically about one acre. The primary function and use
of this type of park is generally to provide recreational space for preschoolage children and elementary school-age children near their residences.
Where substantial development of high-density apartments is proposed, it is
appropriate that mini-parks be incorporated as part of the high-density
development; this concept is also discussed within the Neighborhood &
Business Enhancement Plan chapter. Any future development of mini-parks
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should be private in nature, as should ownership and maintenance
responsibilities. These parks, although they should be used to calculate the
amount of park acreage a community has, are generally not conducive to
ownership by municipalities due primarily to required maintenance costs.
Neighborhood Park
The neighborhood park, sometimes referred to as a playground, is generally
thought of as one of the most important features of a park system, and is
often considered to be one of the major cohesive elements in neighborhood
design. Its primary function is the provision of recreational space for the
neighborhood that surrounds it. When it is possible to combine an
elementary school with this type of park, the two features further enhance
the identity of the neighborhood by providing a central location for
recreation and education, and by
providing a significant open space
feature within the neighborhood.
A neighborhood park should be
located near the center of the
neighborhood, and should have a
service area of approximately onehalf mile to three-fourths mile.
Safe and convenient pedestrian
access via sidewalks or trails is
important to a neighborhood
Illustration 5-5
park location. Generally, the
MIDDLETON PARK IN GREENVILLE
location should not be adjacent to
a heavily traveled major thoroughfare. Facilities normally provided at a
neighborhood park consist of the following:
•
•
•

Playground equipment for small children;
A multiple-purpose, surfaced play area; and,
An athletic area (non-lighted) for games such as baseball, football
and soccer, and a surfaced area for such sports as volleyball,
basketball and similar activities.

Other desirable elements for neighborhood parks include:
• Pavilions with tables and grills for picnics,
• Restrooms,
• Drinking fountains;
• Tennis courts; and,
• A passive area with landscaping, trees and natural elements.
Comprehensive Plan 2025
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Neighborhood parks are designed to serve a small population area. An
appropriate standard in relation to size and population for this type of park
is 2.5 acres per 1,000 persons. These parks normally serve a population base
of 1,000 to 2,500 persons, and they generally range in size from five to 10
acres. Oak Creek Park and Warren Park are both considered neighborhood
parks.
Community Park
A community park is larger than a neighborhood park, and is oriented
toward providing active recreational facilities for all ages. Community parks
serve several neighborhood areas, and therefore, they should be conveniently
accessible by automobile and should include provisions for off-street
parking. Activities provided in these parks generally include:
•

•
•
•
•
•
•

Game and practice fields
for baseball, football,
soccer and softball;
A community building/
recreation center;
Tennis courts;
A surfaced multiple-purpose play area;
Playground structures;
A passive area for picIllustration 5-6
JA-LU PARK IN GREENVILLE
nicking; and,
Other special facilities, such as frisbee golf, if space is available.

Often community parks are constructed adjacent to, or as a part of, a junior
high or high school; this is considered desirable. Community parks are
designed to serve a medium population area. An appropriate size standard
for these parks in relation to size and population is 3 acres per 1,000
persons, and they generally range in size from 40 acres to 100 acres. The
new Greenville Sports Park, which is currently near completion, is
approximately 112 acres and is considered a community park. Other parks
in Greenville are serving community park needs and are labeled as
community parks in Table 5-5.
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Large/Regional Parks
Areas that are 100 or more acres in size, which provide both passive and
active recreational facilities, are considered to be large/regional parks. These
parks can serve all age groups, and often have unique amenities such as
fishing, boating, and hiking and natural areas. There are no large/regional
parks within Greenville at this time. However, although the Greenville
Sports Park has been constructed with the goal of meeting the recreational
needs of local citizens, it will also likely be used to meet the needs of a larger
regional area. For the purposes of this Parks Master Plan, the Greenville
Sports Park is discussed as a community park because the Sports Park is
mainly intended for use by citizens of the community of Greenville.
Special Parks
Golf courses, linear parks/greenbelts, trails, country clubs, school parks,
botanical gardens and special athletic and community centers, are
considered to be special types of recreational facilities. Standards for this
type of facility are variable and dependent upon the extent of services
provided by the special facility. Wright Park, which includes a 9-hole golf
course, is considered a special park.
Parkways & Ornamental Areas
Plazas, street medians, scenic drives
and grounds of public buildings
and similar facilities are important
aspects of the overall park system
and should receive careful attention
for
their
development
and
maintenance. They are also often a
pleasant passive place that may be
Illustration 5-7
provided as part of a trail system.
WRIGHT PARK IN GREENVILLE
There are no recognized parkways
or ornamental areas within Greenville at this time. Market Square could be
considered an ornamental area when and if 1) the plaza area that has been
recommended is constructed, and/or 2) the amphitheater that was
recommended in the 1999 Downtown Greenville Redevelopment Plan is
constructed
Open Space, Reservations, Preserves and Greenbelts
These areas are natural and are generally left undisturbed, and can be
referred to as preserves. Although active recreation can be accommodated
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within these areas, they are primarily intended for passive recreational use.
Long Branch Park is a greenbelt park that runs in an east-west direction in
the center of the City, specifically from an area south of O’Neal Street east
across several roads (Wellington Street, Wesley Street) to Moulton Street.

Future Park Area Needs
As previously mentioned, the National Recreation and Park Association (NRPA)
has established recommendations for overall park acreage in relation to
population, which is 15 to 17 acres per 1,000 people, as well as park acreage in
relation to population for each type of park. Those that are applicable to
Greenville’s park system are shown in Table 5-6. As can be seen from the table,
the local park acreage is above NRPA standards for community parks, but below
standards for neighborhood, special and greenbelt parks. The park acreage
needed to accommodate Hunt County has also been included due to the fact
that Greenville is serving the park and recreation needs of not only its citizens,
but those who live outside the City in the County as well. Calculations for
future park acreage need based on the projected population of 38,000 people
within Greenville in 2025 is approximately 627 acres, and based on the ultimate
calculation within the Greenville City limits of approximately 58,700 people
(Table 3-7 in the Future Land Use Plan) is approximately 969 acres. Acreage
Table 5-6
PARK & RECREATION AREA NEEDS BASED ON CURRENT & FUTURE POPULATION IN GREENVILLE
City of Greenville, Texas
NRPA
NRPA Park
NRPA Park
NRPA
Park
NRPA Park
Acreage
Acreage
Park
Acreage
Acreage
Standard for
Standard for
Acreage
Standard
Standard for
Projected
Projected
Standard for Current
Ultimate
Population
Population
for Current
Hunt
Population
of 250,000 in
of 38,000
Population
County
of 58,700 in
the City &
People in
of 24,000 Population
the City
ETJ
2025
of 77,000

PARK TYPE

NRPA
Standard
of Acres
per 1,000
People

Existing
Park
Acreage

Neighborhood

2.5

42

60

N/A

95

147

625

Community

3.0

120

72

231

114

176

750

Special

3.0

55

72

231

114

176

750

Greenbelts

8.0

3

192

616

304

470

2,000

TOTAL

16.5

220

396

1,078

627

969

4,125

Source: NRPA and Dunkin, Sims, Stoffels, Inc.
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needed to accommodate the recreation needs of the ultimate build-out
population of 250,000 people within the City and its ETJ (Table 3-7 in the
Future Land Use Plan) of 4,125 acres is also shown, although that population
amount is likely far into the future. Plate 5-2 graphically shows the
recommendations related to parks and trails that are discussed herein.
Additional Greenbelt Areas
As Table 5-6 (page 16) shows, the amount of acreage for greenbelt parks is
especially lacking. However, this could be addressed in a relatively simple
way through the City establishing a policy related to its floodplain areas.
Floodplains offer prime property for greenbelt development because they are
generally natural undisturbed areas wherein no active uses can be
accommodated. Numerous floodplain areas are within Greenville’s current
City limits, and they characterize much of the land within the ETJ as well.
Through annexation and related planning and park design, these floodplain
areas that limit development could become a positive characteristic of the
City by providing a large amount of passive recreational open space in the
form of greenbelt parks for local
citizens. In fact, Greenville could
proactively use its floodplain
areas, shown on Plate 5-2, to
become a community known for
its greenbelt park system.
Additional Neighborhood Parks
Several new neighborhood parks
have been recommended within
Illustration 5-8
Greenville, as can be seen on
JA-LU PARK IN GREENVILLE
Plate 5-2. Neighborhood parks
are intended to serve a population of between 1,000 and 2,500 people and
they range in size from five to 10 acres. The recommended locations for
future neighborhood parks within the Greenville City limits have been
spaced accordingly within areas planned for residential land use on the
Future Land Use Plan map (Plates 3-1 and 3-2). In addition to the residential
population to be served, other considerations for locations included
proximity to existing neighborhoods and to existing and planned roadways.
Another consideration was providing neighborhood park locations that
could be linked with pedestrian access via trails; trails are discussed in detail
later within this Chapter.
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In
addition
to
neighborhood
park
Table 5-7
ESTIMATED NEIGHBORHOOD PARK COST
recommendations
City of Greenville, Texas
within
the
City,
neighborhood
parks
Estimated Possible Funding
FACILITY-TYPE
have been shown on a
Cost
Sources
service-area basis in the
8-Foot Wide Concrete
$85,000
ETJ.
Neighborhood
Trail, ½ Mile Long(1)
Texas Parks &
parks serve an area raPlayground
$60,000
Wildlife
dius of approximately
Practice Backstop
$10,000
Department
one-and-one-half mile.
Grants,
15-Space Parking Lot
$20,000
Service area radii have
Multi-Purpose Court
$35,000
Donations,
Turf & Irrigation
been shown for all
Park Dedication
$100,000
(10 acres)(2)
Ordinance
planned residential arDrinking Fountain
$5,000
(recommended)
Fees,
eas within the ETJ,
Picnic Shelter (5 Tables)
$45,000
Bonds,
along with potential
Park Benches (6)
$5,000
General Budget
trail locations that
$365,000
could join the various TOTAL ESTIMATED COST
park areas. It should
Based on $4 per square foot of trail
Includes 10 trees with a minimum 3” caliper of which 50% must be native trees.
be noted that Plate 5-2 Note: Estimated cost does not include land acquisition.
shows the generalized Source: Dunkin, Sims, Stoffels, Inc.
location of recommended future neighborhood parks; their specific locations both in the City
limits and in the ETJ should be determined as development occurs and as
population warrants.
(1)
(2)

Table 5-7 contains information on the cost for a typical neighborhood park,
with the various elements that are often included as part of a neighborhood
park itemized. The total estimated cost for a neighborhood park, including
an 8-foot wide trail that is onehalf-mile
in
length,
is
approximately
$365,000.
Funding sources listed are
consistent with those listed for
the community park (Table 5-8)
and the trail system (Table 5-9).
The cost estimate does not
include land acquisition costs.
Illustration 5-9
JA-LU PARK IN GREENVILLE
Operates as a Community Park
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Community Parks
As previously mentioned, the City is in the process of completing the
Greenville Sports Park. There will not likely be a need for another
community park until after 2025, unless the City grows more rapidly in
population than is anticipated within this Comprehensive Plan. At a
population of 38,000, which the City should
reach in 2025, the community park standard is
Table 5-8
ESTIMATED COMMUNITY PARK COST
114 acres - with the Greenville Sports Park, the
City of Greenville, Texas
City will have 120 acres.
FACILITY-TYPE

Estimated
Cost

8-Foot Wide Concrete
Trail, 1 Mile Long(1)

$170,000

Playground

$60,000

4 Lighted Soccer Fields

$500,000

4 Lighted Little League
Fields

$800,000

4 Adult Softball Fields

$1,000,000

1 Concession/Restroom
Facility

$200,000

Picnic Pavilion with 10
Tables
50 Parking Spaces
(Concrete) Per Field –
Total of 600 Parking
Spaces
Other Elements (Concrete
Access Park Roads, Water
& Sewer Lines, Electrical
Services, Irrigation & Turf
Establishment)

$70,000

$650,000

Possible Funding
Sources

Texas Parks &
Wildlife
Department
Grants,
Donations,
Park Dedication
Ordinance
(recommended) Fees,
Bonds,
General Budget

$280,000

Also, there are future phases planned for the
Sports Park and for Ja-Lu Park. These phases
should be completed as development and
population warrant, and as funds are available.
Also, The second phase that was originally
planned for Ja-Lu Park should be reviewed and
possibly redesigned given the facilities that are
now available at the Sports Park.
Graham Park is another community park; it is
located in northern Greenville. This park is
currently in need of improvements, such as
parking lot repair and renovated restroom
facilities. Graham Park is heavily used, and is
especially important given that it is one of the
few parks in the City located north of Lee
Street. Improving this park should be a priority
for the City.

The City will likely need additional community
park acreage soon after 2025, if population
Based on $4 per square foot of trail
projections are as anticipated. A location for
Note: Estimated cost does not include land acquisition.
Source: Dunkin, Sims, Stoffels, Inc.
another
community
park
has
been
recommended to the northeast of the current City limits, as Plate 5-2 shows.
This location will enable Greenville to serve the community park needs of its
citizens to the north. It is also in proximity to Downtown Greenville, to a
large floodplain area, and to the recommended trail system. All of these
factors make the recommended location a prime area for a community park.
In addition to this recommended location, the area where the wastewater
treatment plant now lies would also be a good location. If and when the
plant is relocated in the future, the City should consider renovating the site,
which is approximately 20 acres, for use as a community park.
TOTAL ESTIMATED COST

$3,730,000

(1)
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Table 5-8 contains information on the cost for a typical
community park, with the
various elements that are often included as part of this
type of park itemized. The
total estimated cost for a
community park, with typical elements including an 8foot wide trail that is onemile in length, is approximately $3.7 million.
It
should be noted that the
funding sources listed are
consistent with those listed
for neighborhood parks
(Table 5-7) and the trail system (Table 5-9). The cost
estimate shown does not include land acquisition costs.
General Recommendations for
Future Park Acreage
Greenville should be able to
meet the NRPA standards
shown within Table 5-6 if
recommendations are proactively and consistently
implemented, and if a policy of floodplain utilization
for greenbelt parks is instituted. In recent years, park
and recreation experts have
begun to rely more heavily
on
facility-based
park
planning than on acreagebased. It is recommended
that Greenville concentrate
on providing citizens with
quality facilities rather than
on ensuring that the proper
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amount of acreage is available. The City has already begun to pursue this
course of action through the construction of the Greenville Sports Park. As
noted earlier within this Parks Master Plan, in terms of providing citizens
with quality recreational facilities consistent with the quantity of such
facilities needed, the City of Greenville is meeting the needs of its citizenry.
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An Integrated Trail System
Citizens, through their response to the Citizen Survey (see Tables 5-1 and 5-2),
expressed a strong interest in and need for trails within Greenville; the
Comprehensive Plan Steering Committee also expressed the desire for a trail
system during park and recreation discussions. The integration of a trail system
in Greenville is strongly supported by this Parks Master Plan. There are
numerous reasons that such a system would be a positive element for the City.
First, an integrated, cohesive trail system would set Greenville apart from other
communities in the area; no other city in the vicinity has such a system. Second,
trails are a recreation amenity that can be used and enjoyed by all age groups,
which is not true of a playground or ballpark; all citizens, young and old, benefit
from the availability of trails. And third, it has been proven in recent studies
that property values are positively affected by being in proximity to a trail;
people are generally willing to pay an increased amount for such a residence. As
one study5-2 reports,
• Urban trails are regarded as an amenity that helps to attract buyers and
to sell property. For residents of single-family homes adjacent to a trail:

•



29 percent believed that the existence of the trail would increase
the selling price of their home (and 43 percent said it would have
no effect);



57 percent of the residents felt that the trail would make the
home easier to sell (with 36 percent saying no effect);



57 percent had lived in their homes prior to construction of the
trail; and,



29 percent were
positively
influenced by
the trail in their
decision to buy
the home.

Results were similarly
positive for residents
who lived near but not
adjacent to the trail.
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A Community-Wide Trail System
Pedestrian access between parks, public spaces, and neighborhoods can enhance
citizens’ sense of community. This type of access can also provide a means for
residents to move through the community and meet their neighbors, and can
provide a safe way to increase children’s mobility. A functional network of trails
will help Greenville maintain a unique, community atmosphere as the City
grows in population. A trail system can be integrated along with the previously
discussed greenbelts to provide a comprehensive system of trails and open space
amenities.
General Considerations
Plate 5-2 shows the recommended trail system with a red dashed line. The
general concept in laying out a trail system is to incorporate as many positive
features of an area as possible. Elements to consider when making decisions
regarding trail locations include the following5-3:
• Natural openings and scenic views;
• Light brush;
• Access to, and view of, waterways, such as creeks;
• Safe crossings of roads, railroads, and waterways;
• Good access to and from parking; and,
• Minimal conflict with existing land uses.
Each of these elements was considered when determining the most
appropriate layout for Greenville’s trail system.
Specific Considerations
The primary concept for this trail system was to provide for a continuous
pedestrian connection throughout the City. Principle consideration was
also given to providing continuous access between the following important
features within the City:
• Existing parks, including the Greenville Sports Park;
• Downtown Greenville;
• The recommended future community park location;
• The City lakes;
• The Sabine River floodplain area,
• Graham Park; and,
• Recommended future neighborhood park areas.
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Participation in the trail system in developed areas will most likely be the
responsibility of the City of Greenville, but developer participation can be
solicited in areas that are currently vacant as they develop. The City should
adopt a policy that all new subdivisions should provide at least two points of
access for every 75 lots to a designated trail segment. These access points
should be located such that they provide connections with trails on adjacent
properties.

Trail Integration
The fact that the City has
recently established a requirement for sidewalks
along one side of the
street in new residential
developments will help to
provide pedestrian access
through neighborhoods
developed in the future.
In previously developed
areas, the City will have to
decide the best way in
which to establish these
trails along existing roadways.
Illustration 5-12
shows three ways this can
be effectively done. Integrating pedestrian access
within existing neighborhoods is challenging, and
the illustration is intended to show how
existing neighborhoods
can be included within
the overall trail system,
depending primarily upon
the amount of right-of-way
available. It is recommended that the City
work with residents and
neighborhood
associa-
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Illustration 5-12
WAYS TO INTEGRATE A TRAIL ALONG AN EXISTING ROADWAY
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tions to gain public input on how citizens would like any new trail construction
in existing neighborhoods to be accomplished.

Trail Construction
Trails should generally not be less than eight feet wide, and should be ten feet
wide wherever possible. The materials used for trail construction vary widely,
however some are better than others in terms of maintenance and impact on the
pedestrian; construction materials also must meet the requirements of the
Americans With Disabilities Act (ADA), which is another important
consideration. Concrete material should be used for construction of trails in
Greenville. Although there are
concerns about the adverse impacts
that long-term walking and running
on concrete can have on users,
other materials sometimes used for
trail construction have maintenance
and cost issues. For instance, trails
constructed with asphalt or with
crushed granite are less expensive
than concrete, but such trails have
proven to be high in maintenance
costs, and the hard surface of both
types of trails are similar to concrete
in terms of their impact on users.
Another material that could be
used is rubberized material (usually
red or black in color), which is lowimpact on users and requires only
slightly more maintenance than
concrete, but is cost-prohibitive for
most cities. In addition, although
rubberized material is ADAcompliant, it is also generally not
conducive to supporting bicycles,
in-line skates, skateboards, etc.
Given all of these factors, it is
recommended that the City use
concrete material for its trail system.

Illustration 5-13
CRUSHED GRANITE TRAIL (top, not recommended) &
CONCRETE TRAIL (bottom, recommended)
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It should be noted that a trail can be initially created inexpensively as a simple
natural path. One trail length that would be conducive to this is in the
northeastern part of the City in the Sabine River floodplain. The City could
achieve this by having City staff study the area for the specific location of the
eventual concrete trail. City staff could then, perhaps along with the help of
volunteers, clear the trail of brush so that it could be used as a nature trail until
adequate funds for a concrete trail become available.

The Rails-With-Trails Concept
The Rails-With-Trails idea evolved from the concept of Rails-to-Trails, which is
based on converting abandoned or unused rail corridors into public trails. The
difference between these concepts is that Rails-With-Trails utilizes unused
portions of railway rights-of-way along railroad lines that are still active.
Greenville currently has active rail lines that are not anticipated to be
abandoned in the foreseeable future; therefore, the rails-with-trails concept is
more applicable for the City of Greenville.
In considering the rails-withtrails concept, the most
common concern is that
establishing a trail within a
railroad right-of-way, in close
proximity to an active railroad,
would be a dangerous
proposition. In fact, the Railsto-Trails Conservancy maintains that “rails-with-trails can
be safer than trails next to
roads”5-4. Some factors to give
special attention to in terms of
safety are5-5:
•

•

Ensuring
adequate
distance between the
trail and the railroad
track – the average
separation distance is
approximately 33 feet;
Constructing
and
maintaining a barrier
and/or grade separa-
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Source (both pictures): www.railstrails.org

Illustration 5-14
EXAMPLES OF RAILS-WITH-TRAILS PROJECTS
Both Trails Shown Are Along Active Rail Lines
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•
•

tion between the trail and the railroad track;
Designing safe railroad crossings, either at-grade or otherwise; and,
Establishing adequate trail-user signage.

Some lengths of trail that
have been recommended
in Greenville run along the
railroad, and it is along
these lengths that the railswith-trails concept would
be
important
to
Greenville’s trail system
implementation. This has
been shown on Plate 5-2.

Trail Cost

Table 5-9
ESTIMATED TRAIL COST FOR A ONE MILE LENGTH
City of Greenville, Texas
FACILITY-TYPE

Estimated
Cost

Possible Funding
Sources

8-Foot Wide,
Concrete

$170,000
per mile

10-Foot Wide,
Concrete

$210,000
per mile

Texas Parks & Wildlife
Department Grants,
Donations,
Park Dedication
Ordinance Fees,
Bonds,
General Budget

Note: Based on $4 per square foot of trail; estimated cost does not include land
acquisition.
Source: Dunkin, Sims, Stoffels, Inc.

The cost of establishing
lengths of trail can vary, depending on the construc-tion materials, local labor
costs, the cost of clearing land, and other related items. The width of the trail is
also a primary consideration when assess-ing the cost of establishing a trail. The
recommend-ation herein has been for the City to construct trails of at least eight
feet, with ten feet being the preferred width. Table 5-9 contains information on
estimated costs for both an eight-foot wide and a ten-foot wide trail, one-mile in
length and constructed with concrete materials.
These cost estimates do not include land acquisition costs and are based on a
material cost of four dollars per square foot. Possible funding sources have been
outlined. As may be expected, it is less expensive to construct an eight-foot wide
trail, but a tenfoot wide trail
would allow for a
greater number of
users, and would
likely be more
beneficial to the
City in the longterm.
Source: www.americantrails.org

Illustration 5-15
EXAMPLE OF A TRAILHEAD IN A DOWNTOWN AREA
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In Conclusion
Five-Year Action Plan/Priority List
The Five-Year Action Plan/Priority List is outlined in Table 5-10 represents the
culmination of the Parks Master Plan. The public input received through review
of the 2002 Citizen Survey and the Public Hearing on parks was an important
factor in establishing the recommendations made. Consistent utilization of the
priority listing will provide a solid basis with which to analyze needs and
expenditures for land acquisition, improvements, and new facilities that will
ultimately enhance Greenville’s park and open space system.
Table 5-10
RECREATIONAL FACILITY DEVELOPMENT - PRIORITY LIST
City of Greenville, Texas
Possible
Funding Source

PRIORITY

Facility

Timing

Estimated Cost

1

Multi-Use Trail

2004-2009

$210,000 per mile
(10’-wide)

2

Picnic Facilities

2004-2009

Varies

3

Playgrounds

2004-2009

$60,000 per structure

4

Multi-Purpose
Courts

2004-2009

$40,000

5

Parkland
Acquisition &
Open Space

2004-2009

Varies

Park Dedication Ordinance
(recommended) Fees,

6

Adult Softball

2006-2011

$350,000

Bonds,

7

Adult Soccer

2006-2011

$200,000

General Budget

8

Sand Volleyball

2006-2011

$30,000

9

Youth Softball
Fields

2006-2011

$150,000

10

Adult Soccer

2006-2011

$250,000 per field

Texas Parks & Wildlife
Department Grants,
Donations,

Source: Dunkin, Sims, Stoffels, Inc.
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In Summary
Anticipating change and adjusting to it may be one of the most challenging
aspects related to local government provision of services and facilities, including
recreational services and facilities. Just as the City is always changing, so should
the City’s park and recreation system. Greenville should generally plan its park
and recreation facilities on the basis of its existing and projected population,
and should concentrate not necessarily on providing park acreage, but on
providing a facility-based park and recreation system. The City should also
concentrate on potential greenbelt areas and a trail system, due to the fact that
these amenities would allow for unique opportunities for Greenville to provide
its citizenry with recreational elements that are not available in any community
in the vicinity. Various methods of funding and providing new park areas,
including park dedication ordinance criteria, will be included in the
Implementation Strategies Plan, Chapter 11. The recommendations made within
this Parks Master Plan are summarized within Table 5-11.
Table 5-11
SUMMARY OF PARK MASTER PLAN RECOMMENDATIONS
City of Greenville, Texas

General Park Recommendations
Greenville should use Table 5-6 as a guide for ensuring future park acreage is provided in
accordance with local population numbers. Based on the projected population of 38,000
people within Greenville in 2025, 627 acres of parks will be needed (approximately 400 more
than Greenville currently has).
While adequate acreage is needed for Greenville’s park system, the City should ultimately
concentrate on providing quality park facilities rather than on ensuring that the proper
amount of acreage is available.
The City should use its floodplain areas for greenbelts, to become a community known for its
greenbelt park system.
Greenville should use Plate 5-2 as a guide for locating future neighborhood parks in the City
and ETJ area.
The City should ensure that making needed improvements to Graham Park is a priority.
Greenville should use Plate 5-2 as a guide for locating another community park (northeast of
the current City limits) in the future.
If and when the wastewater treatment plant is relocated in the future, the City should
consider renovating the site for use as a community park.
The priority list contained within Table 5-10 should be used as a guide to determine capital
expenditures for improving Greenville’s park system.

Specific Recommendations for a Trail System
The City should make the construction of a trail system a priority – citizens expressed a
strong interest in and need for trails in response to the Citizen Survey.
Greenville should use Plate 5-2 as a guide for locating lengths of the trail.
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5-30

Comprehensive Plan 2025

The Parks Master Plan

Table 5-11
SUMMARY OF PARK MASTER PLAN RECOMMENDATIONS (CONT’D)
City of Greenville, Texas

Specific Recommendations for a Trail System
The City should require all new subdivisions to provide at least two points of access to a
designated trail segment for every 75 lots; these access points should be located to provide
connections with existing trails or proposed trail locations on adjacent properties.
The City should solicit public input as to how citizens would like any new trail construction
in existing neighborhoods to be accomplished.
Trails should generally not be less than eight feet wide, and should be ten feet wide wherever
possible.
Concrete material should be used for construction of trails.
Greenville should consider the rails-with-trails concept for trail construction in areas where
there are active rail lines.
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Introduction & General Purpose
The existing infrastructure owned and operated by the City of Greenville will
require improvements to support the anticipated growth. The pending
development of the rural area surrounding the City of Greenville will create an
increased demand on the infrastructure system. The standards on which the
projected water and wastewater improvements are recommended are established
through the Texas Commission on Environmental Quality (TCEQ).
The City has developed a potential land use plan that identifies the service area
along with the anticipated development densities. With this data, population
forecasts have been prepared that identify a base line of demands for the water
and wastewater systems. Future economic conditions will dictate the actual
growth that occurs within the service area. The City of Greenville is located on
the eastern edge of an area that will experience rapid growth. To support the
growth, adequate water and wastewater facilities must be provided.
The purpose of this report is to evaluate the City’s water, wastewater, and storm
water utility systems from current and past reports and analysis. No
documentation of current system capabilities has been documented in the field.
This report provides an analysis within the current corporate limit, along with
suggested improvements for consideration within the extraterritorial jurisdiction
(ETJ) of the City. The City of Greenville will control, review, and approve
construction and development plans, which will depend upon the City’s Water
and Wastewater Utility System.
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Population Projections
Historical Growth
Review of the historical growth pattern indicates that the Greenville population
has remained relatively stable since 1970. In recent years however, growth has
increased at its highest rate in over thirty years with 0.6 percent in the last three
years. When considering the historical growth of Greenville, it is also necessary
to consider the growth rate of nearby communities similar in characteristics such
as size, access, and economy. The identified peer cities of Greenville are
Corsicana, Ennis, McKinney, Terrell, Waxahachie, and Weatherford.
According to North Central Texas Council of Governments population
estimates, the cities of Ennis, Waxahachie, and Weatherford experienced growth
rates between 1.6 and 2.3 percent, with lesser rates experienced in Greenville,
Corsicana, and Terrell. (See discussion of Population Growth Rates and Peer
Communities in Chapter 3).
Table 6-1
POPULATION PROJECTION SCENARIOS
City of Greenville, Texas
Year

SCENARIO B:
SCENARIO A:
SCENARIO C:
SCENARIO D:
SCENARIO E:
1% Growth Rate 2% Growth Rate 3% Growth Rate 4% Growth Rate 5% Growth Rat

1980
1990
2000
2003
2005
2010
2015
2020
2025
Residential Units
Constructed Per Year

22,161

22,161

22,161

22,161

22,161

23,071
23,960
24,400
24,890
26,160
27,480
28,880
30,370

23,071
23,960
24,400
25,385
28,025
30,940
34,160
37,720

23,071
23,960
24,400
25,885
30,000
34,775
40,315
46,750

23,071
23,960
24,400
26,390
32,100
39,055
47,515
57,825

23,071
23,960
24,400
26,900
34,330
43,815
55,920
71,375

98

220

374

564

797

Source: Dunkin, Sefko & Associates, Inc., Table 3-4
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Population Projections

Residential
Uses

Population projection scenarios were performed for the City of Greenville at
rates between one and five percent and are shown in Table 6-1. For the
purposes of this Comprehensive Plan, a two percent growth rate is used (See
discussion
in
Population
Table 6-2
Projection
Scenarios).
The
FUTURE LAND USE CALCULATIONS
City of Greenville, Texas
population of Greenville is
expected to reach approxLand Use Category
Acres
Percent
imately 29,700 over the next
Low Density Residential
12,570.7
56.2%
ten years and 37,720 by the
Medium Density Residential
42.5
0.2%
year 2025.
High Density Residential
503.9
2.3%

1) Recognizing
existing
land uses by ensuring
compatibility.
2) Maximizing
nonresidential land uses.
3) Creating
balanced
pattern.

an overall
land
use

Public
Uses
Nonresidential
Uses

Total Acreage
Within the City Limits

53.3
227.2
1,511.6
157.1
2,372.3
63.2
1,326.6
3,535.9

0.2%
1.0%
6.8%
0.7%
10.6%
0.3%
5.9%
15.8%

22,364.3

100.0%

Source: Dunkin, Sefko & Associates, Inc., Table 3-5
Note: Rights-of-way and floodplain have been included within the land uses.

Table 6-3
FUTURE LAND USE CALCULATIONS
City of Greenville’s Extraterritorial Jurisdiction (ETJ)
Land Use Category
Residential
Uses

Greenville’s Future Land Use
Assumptions (Plate 3-1) in this
Comprehensive Plan, was used
to plan for adequate water,
wastewater, and storm water
infrastructure
for
future
growth. Tables 6-2 and 6-3
show the Future Land Use
Calculations for the City of
Greenville.
Land
Use
Assumptions are based on
three principal factors in the
2025 Comprehensive Plan:

Acres

Percent

Low Density Residential

43,826.4

94.5%

Manufactured Homes

25.6

0.1%

125.5

0.3%

Retail

508.5

1.1%

Commercial

138.8

0.3%

Industrial

1,733.2

3.7%

Total Acreage
Within the ETJ

46,358.0

100.0%

Public/Semi-Public
Nonresidential
Uses

Land Use Assumptions

Manufactured Homes
Parks & Open Space
Public/Semi-Public
Office
Retail
Central Business District
Commercial
Industrial

Source: Dunkin, Sefko & Associates, Inc., Table 3-6
Note: Rights-of-way and floodplain have been included within the land uses.
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Areas of low, medium, and high densities are computed as three service units
per acre (3 S.U./ Ac.), 8 service units per acre (8 S.U./ Ac.), and 18 service units
per acre (18 S.U./ Ac.), respectively. A Service Unit is defined as one singlefamily unit on developable land. Each service unit is assumed to contain one (1)
single family dwelling unit with an average of 2.56 persons per unit.
Developable land is the gross acreage less the property dedicated for public uses.
Refer to the Future Land Use Plan map (Plate 3-1).

Table 6-4
ULTIMATE CAPACITY WITHIN GREENVILLE AND THE ETJ AREA
ESTIMATED
POPULATION IN
CURRENTLY
VACANT AREAS
Vacant Areas Within the Existing City Limits
Low Density Residential
5,761
3
91.8%
2.56
40,616
91.8%
2.56
5,405
2,300 vacant platted lots
Medium Density Residential
9
10
91.8%
2.56
212
High Density Residential
300
18
91.8%
2.56
12,690

ACRES/
LOTS

AVERAGE NUMBER
PERSONS
OCCUPANCY
OF DWELLING
PER
RATE*
HOUSEHOLD*
UNITS PER ACRE

Population Accommodated Within Existing Vacant Areas
Within the City Limits
Vacant Areas Within the Existing ETJ Area
Low Density Residential
2.5
91.8%
2.56

28,456

58,712

167,185

Population Accommodated Within Existing Vacant Areas
Within the ETJ Area

167,185

Current Population**

24,400

Ultimate Population Capacity of Greenville –
City Limits & ETJ Area

250,297

*Based on U.S. Census 2000 data: 2.56 average household size, 91.8% occupancy rate.
** Source: NCTCOG Population Estimate as of January 1, 2003.
Source: Dunkin, Sefko & Associates, Inc., Table 3-7

Ultimate Capacity
The projected ultimate population capacity of the City of Greenville and its ETJ
area is approximately 250,000. The projected capacity is calculated as a function
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of density, housing units, occupancy rate, and average household size. The
population projections of Table 6-4 are calculated as follows:
Population=(Acres x Density) or (Platted Lots x Occupancy Rate x Persons per
Household)
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Inventory of Infrastructure Systems
Review of Greenville’s Water Systems
Existing Documents Reviewed
The following documents were reviewed:
• Drought Management Plan
• Water Distribution Analysis, July 2001, NRS Consulting Engineers
• Year 1995-2003 Water Production Data
• Year 1995-2003 Water Loss Tables

Assessing Current Usage
Historical Water System Flows
Figure 6-1 and Figure 6-2 demonstrate the historical relationship between
the average daily flow and the maximum daily flow for the City of
Greenville. Maximum month flows occur annually during the month of
July, with minimum flow occurring in January or April. Maximum and
average daily treated flows remained relatively stable until the year 2000,
when treated flows began a slight decrease until 2002. Treated flows from
2002 to 2003 displayed an increase. The average per capita usage has varied
from 170 gallons per day to 207 gallons per day. The maximum day usage
has been 200 gallons per day per capita to 385 gallons per day per capita.
FIGURE 6-1
HISTORICAL WATER
FLOWS-AVERAGE
DAILY & MAX. DAILY
City of Greenville- Historical Water Flows
City
of Greenville,
Texas
Average
Daily & Max.
Daily
10.0

Avg Treated Flow
9.0

Max Treated Flow

8.0

MGD

7.0
6.0
5.0
4.0
3.0
Jan-98 Jul-98 Jan-99 Jul-99 Jan-00 Jul-00 Jan-01 Jul-01 Jan-02 Jul-02 Jan-03 Jul-03
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City of Greenville, Texas
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For water projections,
190 gallons per day per
capita and 385 gallons
per day per capita were
used for the average
daily usage and the
maximum day usage,
respectively (See Table
6-5).

Table 6-5
WATER USAGE PER CAPITA

Greenville’s Existing
Water System Facilities
SURFACE WATER
RIGHTS

YEAR

POPULATION

AVERAGE
WATER USAGE
(mgd)

MAXIMUM
WATER USAGE
(mgd)

1998

23,780

4.92

8.88

1999

23,870

4.72

9.19

2000

23,960

4.68

9.18

2001

24,106

4.63

7.56

2002

24,253

4.14

6.11

2003

24,400

4.34

6.81

Average Daily Water Usage per Person

190 gpd

Maximum Daily Water Usage per Person

385 gpd

Categorization of Average Daily Water Usage (190 gpd)
Residential/Commercial
Industrial Facilities
Water Supply Corporations
Public Facilities

About 85% of the
155 gpd
15 gpd
City’s raw water
12 gpd
supply is purchased
8 gpd
from the Sabine
River Authority. Water is supplied through a twenty-seven inch raw
waterline from Lake Tawakoni Reservoir to the water treatment plant.
According to the latest water distribution study, the raw water available
to the City of Greenville from surface water sources (Lake Tawakoni and
the Sabine River) is approximately 25,443 acre-feet, or 8,300 million
gallons per year. This averages to be roughly 23 million gallons per day,
enough water to serve an equivalent population of 60,000 with no
signifigant industrial growth. All treated water flows into the ground
storage tanks where it is then pumped into the distribution system. The
City also has three city reservoirs for reserve capacity. The City of
Greenville currently has a total storage capacity of 6,000,000 gallons (3.5
MG in ground storage and 2.5 MG in elevated tank storage) and meets
all TCEQ requirements for water storage capacities. Table 6-6 and
Figure 6-3 illustrate the existing water system capacities and schematic.
WATER TREATMENT PLANT

The City’s water treatment plant has a maximum rated capacity of 13
million gallons per day (MGD).
The plant consists of three
sedimentation basins, six dual mixed media filters, chemical feed
facilities, 3.5 million gallons of ground storage and eight high service
pumps. The plant’s capacity is sufficient to manage peak flows for an
equivalent population of 33,766 without major expansion.
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GROUND STORAGE TANKS

All treated water is currently discharged into two above ground storage
tanks. The tanks are welded steel tanks with storage capacities of
2,500,000 and 1,000,000 gallons, thus giving a total ground storage
capacity of 3,500,000 gallons. Both ground storage tanks and the high
service pumping station, with eight high service pumps, are located at
the City’s water treatment plant site.
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Table 6-6
EXISTING WATER SYSTEM FACILITIES
City of Greenville, Texas
Raw Water Treatment Allowance
Water Rights per Year
Raw Water

Acre-Ft

Million Gal.

State Water Right

4,159

1,355.1

Sabine River Authority

21,283

6,934.9

TOTAL

25,442

8,290.0

Water Treatment Plant
Sed. Basins

Mixed
Media
Filters

Chemical Feed
System

Storage,
MG

Pumps

3

4

yes

3.5

8

Rated
Maximum
Capacity, Authorized
MGD
Usage, MGD
13

23

High Service Pump Attributes
Design Flow

Pump

Design Head, ft

Pressure
Zone

gpm

MGD

1

180

1

1,000

1.44

2

180

1

1,200

1.73

3

180

1

1,500

2.16

4

200

1

2,500

3.60

5

180

1

3,000

4.32

6

180

1

3,000

4.32

7

180

1

1,000

1.44

180

1

8

TOTAL

2,000

2.88

15,200

21.89

Ground Storage Tanks @ WTP Site
Tank

Capacity

East

2,500,000

West

1,000,000

Total

3,500,000

Elevated Storage Tanks
Location

Pressure
Zone

Capacity,
gal.

Caddo St

1

1,000,000

Webb Ave

1

1,000,000

Industrial Park

2

500,000
2,500,000

TOTAL
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PUMP STATIONS
In order to provide water pressure, the City operates two (2) high service
pump stations immediately adjacent to the ground storage tanks. Pump
Station #1 consists of five (5) pumps and Pump Station #2 consists of
three (3) pumps. Existing pumps are as follows: two (2) 1,000 gallons per
minute (1.44 MGD) pumps, one (1) 1,200 gallons per minute (1.73
MGD) pump, one (1) 1,500 gallons per minute (2.16 MGD) pump, one
(1) 2,000 gallons per minute pump (2.88 MGD), one (1) 2,500 gallons
per minute pump (3.6MGD), and two (2) 3,000 gallons per minute
pumps (4.32 MGD), for a total of 15,200 gallons per minute (22 MGD).
A second duplex booster pump station is located in the Industrial Park
with each pump having a capacity of 1,500 gallons per minute.
ELEVATED STORAGE TANKS
To maintain pressure, to allow the pumps to cycle at reasonable rates
and to provide additional storage for power outages and fire protection,
the City owns and maintains three “double ellipsoidal”, welded steel,
elevated storage tanks. The Caddo Street and Webb Avenue tanks each
have a 1,000,000- gallon capacity. The Industrial Park tank has a
storage capacity of 500,000 gallons. The elevated tanks’ overflow
elevations, service elevations, and capacities are illustrated in Figure 6-3.
The proposed 1,000,000- gallon elevated tank on Center Point Lane
will help serve the southeast section of the City, where higher ground
elevations have caused low system pressures.
PRESSURE ZONES
There are currently two pressure zones in the City of Greenville. The
pressure plane elevation, or minimum water elevation, as the elevated
tank drains in the West Elevated Tank (Industrial Park) is approximately
707 feet above Mean Sea Level (MSL). The highest servable ground
elevation for this tank (maintaining 35 psi) is 626 feet above MSL. Some
areas in the northwest region of the City’s ETJ are higher than this
elevation, indicating potential low pressures as this area is developed.
The highest ground elevation in the northwest region is 630 feet to 640
feet. This area is currently served by Caddo Basin Special Utility District
(SUD). If the City takes this area into its service area, a third pressure
zone should be created, or Zone 2 raised to a minimum bowl elevation
of 721 feet. The pressure plane elevation in the East elevated tanks
(Caddo Street and Webb Avenue) is approximately 650 feet above MSL,
a difference of 57 feet between the two pressure zones. The highest
ground elevation in the southeast quadrant is 580±. Currently, the
pressure is 30 psi. The existing elevated tanks have 35-foot head ranges.
To achieve a 35 psi, the elevated tanks will need to be 30% full.
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DISTRIBUTION SYSTEM
A preponderance of the existing downtown waterline network is
comprised of old pipe. The standard mode of operation is to lower the
elevation in the Caddo Street and Webb Avenue elevated tanks to keep
the water lines from bursting and leaking. The existing waterlines
should be replaced with new pipe. When high service pumps come on,
some of the old pipes will also burst.
The City’s existing water distribution system consists of the piping
information in Table 6-7.
Table 6-7
WATERLINES
City of Greenville, Texas
Pipe Size
(inches)

Total Pipe
Length (feet)

1

9,965

1.5

26,487

2

111,884

2.5

18,276

3

37,189

4

92,697

6

619,799

8

284,227

10

19,728

12

77,186

14

22,985

16

51,434

20

13,977

24

4,967

The proposed 20-inch main connecting the high service pump station at
the water treatment plant to the Caddo Street Elevated Tank will
increase available flow in this area as well as, evenly distribute system
pressure. The same situation will occur as the proposed 16-inch line
along Center Point Lane and the 14-inch line along Dent Road are
constructed. See Plate 6-1 for the existing water system.
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Growth Trend Areas and Issues
The City of Greenville’s planned developments in the southern and
northwestern portions of the city will require additional pipelines to service
these areas. The City’s projected developments are shown in Table 6-8 and on
Plate 6-2. The City does sell water to three (3) water retailers, as well as several
industries.
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Table 6-8
PROJECTED 10-YEAR DEVELOPMENTS
City of Greenville, Texas
Projected Growth:
Planned
Lots

Development

Accumulated Total Projected Lots
2003

2004

2005

2006

2007

2008

2009

2010

2011

2012

2013

Highland Oaks Phase 4

19

0

3

5

8

11

13

16

19

19

19

19

Highland Oaks Phase 5

12

0

2

3

5

7

8

10

12

12

12

12

Cedar Creek Addition

425

0

59

119

178

237

297

356

416

425

425

425

Gabe Estates

76

0

11

21

32

42

53

64

74

76

76

76

The Cedars

168

16

39

63

86

110

133

157

180

168

168

168

Unnamed Subdivision

250

0

35

70

105

140

175

210

244

250

250

250

Hidden Creek Addition

625

0

87

175

262

349

437

524

611

625

625

625

Other Developments

--

1

Increase in Lots per year

2

Total Lots Planned

1,575

0

0

0

0

0

0

0

0

201

421

641

16

220

220

220

220

220

220

220

220

220

220

16

236

456

676

896

1,116

1,336

Max Wastewater Flow:
5-Year Projections

Max Water Usage Projection:
5-Year Projections
Lots Planned

1,116

3

Lots Planned

1,116

3

persons/lot

2.56

persons/lot

2.56

Population Increase

2,857

Population Increase

2,857

Water Usage per person
Water Demand Increase

1,556 1,776 1,996 2,216

385

gpd

1,100,000 gpd

10-Year Projections

Wastewater Flow per person
Wastewater Flow Increase

420

gpd
1,200,000 gpd

10-Year Projections

Lots Planned

2,216

Lots Planned

2,216

persons/lot3

2.56

persons/lot3

2.56

Population Increase

5,673

Population Increase

5,673

Water Usage per person
Water Demand Increase

385

gpd

2,184,000 gpd

Wastewater Flow per person
Wastewater Flow Increase

420

gpd
2,380,000 gpd

1

As the planned additions and subdivisions reach their capacity in 2011, it is assumed that other new developments will help absorb the estimated 220 total lots
220 lots per year assuming 2% growth per year. (See page 3-8 of the City of Greenville 2025 Comprehensive Plan)
3
2.56 persons per connection. (See page 3-26 of the City of Greenville 2025 Comprehensive Plan)
2
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Calculation Remaining Capacities
Historical Flow Analysis
All water demands, ground storage capacities, and elevated capacities are
currently being met by the City’s existing water treatment plant.
Recommendations for improvements to the water system were made to the
City in the Water Distribution Analysis, July 2001 submitted by NRS
Consulting Engineers. The recommended improvements included replacing
an altitude valve at the Caddo elevated storage tank, installing an altitude
valve and vault at the Webb elevated storage tank, constructing a 500,000
gallon ground storage tank at the Industrial Park Pump Station and
constructing a 1.0 million gallon elevated storage tank along Center Point
Lane. To update the pipe network as the City grows, distribution system
updates were also recommended. These include a 14-inch waterline along
Dent Road, a 16-inch waterline along Center Point Lane and 12-inch
waterline crossings of IH30 at Sayle and FM1570 at Center Point.
Current Remaining Capacities
As the City expands and its need for water treatment, storage, pumping and
distribution facilities increases, it is necessary to understand the available
remaining capacity and the period of time remaining until improvements
and expansions to the system are needed. The existing system (including the
proposed improvements already in progress) is adequate for the amount of
growth the City is projected to have in the next 1-2 years. However, the
projected growth in the next 3-10 years will require the addition of several
waterlines. The forecasted areas of growth are the regions directly to the
south of, and also to the west of, the City (see Future Development Map,
Plate 6-2).
A State Water Right and a contract water allotment give the City a total of
8,300 million gallons per year, or about 23 million gallons per day (MGD).
Using a maximum daily water usage rate of 385 gallons per person
(including industrial usage), the allotted amount will provide enough water
to the City until the equivalent population reaches 60,000. The raw water
pumping capacity at Lake Tawakoni is operating at 11 MGD. TCEQ
requires that the pumping capacity of the raw water pumps be at least 0.6
gallons per minute per connection, which indicates that the existing raw
water pumps will serve a population of 32,600. The water treatment plant
has a maximum treatment capacity of 13 MGD. Requirements under the
TCEQ indicate that a treatment plant capacity of 0.6 gallons per minute per
connection is required, also. At this rate, the treatment plant capacity will
be adequate until a population of 38,500 is reached. The ground storage
tank holding capacity at the present time is 3,500,000 gallons. The TCEQ
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minimum standard for clear well storage capacity at the treatment plant is
5% of the daily plant capacity. Ground storage capacity located at the
treatment plant will suffice for this requirement well beyond the immediate
planning horizon of this Plan.
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At 100 gallons per connection, the present ground storage tank capacity will
serve a population of 89,600. Total pumping capacity of the City is now at
15,200 gallons per minute at the Water Treatment Plant site. With a TCEQ
requirement of 2.0 gallons per minute of pumping capacity per connection,
the existing pumps will serve a population of 19,500. However, utilizing the
TCEQ requirement of meeting the peak hourly demand with the largest
high service pump out of service, the pumping capacity is 12,200 gallons per
minute (17.4 MGD), and can serve a population of 74,240. With the
expected growth over the next 10 years, the City will require another 5-6
MGD of pumping capacity (two-2,000 gallons per minute pumps are
recommended for an additional 5.8 MGD). Finally, the elevated storage
capacity in the existing system is 2,500,000 gallons (the 1,000,000 gallon
elevated tank on Center Point Lane under design will increase this to
3,500,000 gallons). At 100 gallons per connection, and with the Center
Point Lane tank in service, the elevated storage is presently sufficient to serve
a population of 89,600. If a fire flow of 2,500 gallons per minute for four
hours is reserved in the elevated tanks, the population to be served is
reduced to 74,240. The above calculations did not take into account
possible differentiating pressure zones, which may require additional booster
pump stations and/or storage facilities.

City’s Preparedness
The City of Greenville has begun its proposed improvements as recommended
in the Water Distribution Analysis, and improvements are expected for completion
in 2004.
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Action Plan for Implementation
Population projections and the City’s Future Land Use Plan were used to
determine future water system needs. The needed improvements were divided
into immediate improvements, those needed within the next five to ten years,
and ultimate improvements, those Greenville will need as it approaches its
ultimate capacity. The City’s Future Land Use Plan and planned developments
have determined the need for additional piping to planned developments.
Table 6-9
IMMEDIATE WATER SYSTEM IMPROVEMENTS (5-10 years)
City of Greenville, Texas
(2004 Dollars)
Pipe

Pipe Diameter
(inches)

W91

30

Pipe
Length
(feet)
5,580

W13

36

W14

36

Unit Cost

Extended Cost

$83

$463,140

9,000

$102

$918,000

5,780

$102

$589,560

W15

36

3,620

$102

$369,240

W201

16

10,970

$51

$559,470

1

W22

24

7,100

$75

$532,500

W23

16

4,120

$51

$210,120

W40

16

3,475

$51

$177,225

W41

16

3,280

$51

$167,280

W431

16

6,020

$51

$307,020

W44

16

18,900

$51

$963,900

1

W45

16

9,310

$51

$474,810

W46

20

5,120

$60

$307,200

W47

16

3,910

$51

$199,410

Waterline Subtotal:
Item

Unit Cost

Extended Cost

2

$50,000

$100,000

0.5 MG Ground Storage Tank
@ Industrial Park

1

$600,000

$600,000

0.5 MG Ground Storage Tank
@ Zone 2 Booster Pump Station

1

$600,000

$600,000

500 gpm Booster Station @
Zone 2 Booster Pump Station

1

$500,000

$500,000

2000 gpm High Service Pump
@ Water Treatment Plant

1
2

Storage & Pumping Subtotal:

$1,800,000

Total Cost for Immediate Water Improvements:

$8,000,000

Pipe lengths are partial lengths of the Ultimate Waterline System.
Includes piping, valving and connections to the existing system.
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The immediate improvements should
serve a projected
population of 30,100
persons. Population
projections are as
shown on Table 6-8.
The necessary immediate water system
improvements based
on planned developments
and
the
subsequent cost are
detailed in Table 6-9.
The pipeline locations are shown on
Plate 6-3.

$6,200,000

Qty.
2

Proposed 10-Year
Improvements

Proposed Ultimate
Capacity
The necessary ultimate water system
capacity based on the
ultimate
build-out
population
of
250,000 persons and
the subsequent cost
are detailed in Table
6-10. The pipeline
locations are shown
on Plate 6-4.
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Table 6-10
ULTIMATE WATER SYSTEM IMPROVEMENTS
City of Greenville, Texas

(2004 Dollars)

Pipe

Pipe
Diameter
(inches)

Pipe
Length
(feet)

Unit
Cost

Extended
Cost

Pipe

Pipe
Diameter
(inches)

Pipe
Length
(feet)

Unit
Cost

Extended Cost

W1

24

3,210

$79

$253,590

W36

16

14,350

$54

$774,900

W2

24

4,630

$79

$365,770

W37

16

11,530

$54

$622,620

W3

24

7,180

$79

$567,220

W38

16

8,050

$54

$434,700

W4

24

4,710

$79

$372,090

W39

16

11,030

$54

$595,620

W5

16

5,820

$54

$314,280

W40

16

3,475

$54

$187,650

W6

30

7,020

$87

$610,740

W41

16

3,280

$54

$177,120

W7

30

5,200

$87

$452,400

W42

16

6,380

$54

$344,520

W8

30

4,800

$87

$417,600

W43

16

7,000

$54

$378,000

W9

30

6,800

$87

$591,600

W44

16

18,900

$54

$1,020,600

W10

30

7,400

$87

$643,800

W45

16

14,510

$54

$783,540

W11

30

1,250

$87

$108,750

W46

20

5,120

$63

$322,560

W12

30

6,510

$87

$566,370

W47

16

3,910

$54

$211,140

W13

36

9,000

$107

$963,000

W48

16

5,210

$54

$281,340

W14

36

5,780

$107

$618,460

W49

16

5,650

$54

$305,100

W15

36

3,620

$107

$387,340

W50

16

16,720

$54

$902,880

W16

16

16,130

$54

$871,020

W51

16

8,600

$54

$464,400

W17

16

11,350

$54

$612,900

W52

16

12,910

$54

$697,140

W18

16

12,480

$54

$673,920

W53

16

4,130

$54

$223,020

W19

16

13,400

$54

$723,600

W20

16

20,580

$54

$1,111,320

W21

24

2,300

$79

$181,700

W22

24

11,770

$79

$929,830

W23

16

4,120

$54

$222,480

Waterline Subtotal:

Item

$18,200,000

Qty.

Unit Cost

Extended

5MG Ground Storage Tank

2

$3,000,000

$6,000,000

1MG GST @ NW Booster Pump
Station
1MG GST @ SW Booster Pump
Station

1

$1,000,000

$1,000,000

1

$1,000,000

$1,000,000

2

$1,000,000

$2,000,000

$2,000,000

$2,000,000

W24

16

2,260

$54

$122,040

W25

16

6,230

$54

$336,420

W26

16

20,920

$54

$1,129,680

1MG Ground Storage Tank

W27

16

11,200

$54

$604,800

2MG Elevated Storage Tank

1

W28

16

6,170

$54

$333,180

1.5MG Elev. Storage Tank

1

$1,500,000

$1,500,000

W29

16

7,680

$54

$414,720

1MG Elevated Storage Tank

4

$1,000,000

$4,000,000

W30

16

11,850

$54

$639,900

134,000 gpm Pump Station

1

$185

$24,790,000

W31

16

10,150

$54

$548,100

2,000 gpm Booster Pump

5

$50,000

$250,000

W32

16

14,900

$54

$804,600

10,000 gpm Booster Station

1

$2,500,000

$2,500,000

W33

16

13,120

$54

$708,480

96 MGD Wtr Treatment Plant

1

$384,000,000

$384,000,000

W34

16

13,810

$54

$745,740

W35

16

14,050

$54

$758,700

2025 Comprehensive Plan

Subtotal:

$429,040,000

Total Cost for Ultimate Water Improvements:

$447,240,000
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Review of Greenville’s Wastewater System
Existing Studies Reviewed
•
•

Wastewater Master Plan, December 1987, Freese and Nichols, Inc.
Comprehensive Sewer System Improvement Program, August 1995, Espey
Huston & Associates, Inc.
Southwest Wastewater Treatment Plant Site Selection Recommendation
GRV99491, December 1999, Freese and Nichols, Inc., City of Greenville
Memorandum to Massoud Ebrahim DPW; from, Bill Erwin, WRC
Superintendent, March 27, 2000 “Wastewater Reclamation Center
Upgrade”

•

Assessing Current Usage
Historical Wastewater System Flows
Within the last 36 months, the Greenville Wastewater Reclamation Center
(WRC) has experienced an average annual daily flow of 3.1 MGD, and the
highest maximum daily flow of 10.19 MGD was recorded on January 19,
2001. Over that period, wastewater flow data indicates that the average daily
flow has constantly exceeded 75% of the plant capacity. The 30-day average
daily flow has been above 63% of design flow (See Figure 6-4). This year, the
average daily wastewater flow is 2.74 MGD. Recorded data has been
tabulated in Table 6-11, however, annual rainfall is significantly lower than
normal. The average daily flow is directly related to the inflow/infiltration
rate (I&I).
The average daily wastewater usage varies from 112 gallons per day to 142
gallons per day per capita. The maximum daily per capita usage ranges from
153 gallons per day to 420 gallons per day. For average and maximum daily
flow projections, 130 gallons per day per capita and 420 gallons per day per
capita were used respectively.
Table 6-11
WASTEWATER USAGE PER CAPITA
City of Greenville, Texas
Year

Population

1998
1999
2000
2001
2002
2003*

23,780
23,870
23,960
24,106
24,253
24,400

No. of
Connections
8,221
8,258
8,257
8,289
8,244
8,262

Average Daily
Usage (gpcd)
142
121
125
141
140
112

Maximum Daily
Usage (gpcd)
215
158
153
358
420
314

Annual Avg.
FLOW (mgd)
3.382
2.885
2.995
3.398
3.204
2.737

Sum of Rainfall
51.82
59.85
97.52
55.43
48.64
24.53

*January-November 2003

Average Daily Wastewater Usage per Person
Maximum Daily Wastewater Usage per Person
Chapter 6
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HISTORICAL WASTEWATER FLOWS-AVERAGE DAILY & MAX. DAILY
City of Greenville, Texas
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Greenville’s Existing Wastewater System Facilities
WASTEWATER RECLAMATION CENTER (WRC)
City of Greenville’s existing WRC is located approximately 1.3 miles east
of the intersection of Interstate Highway 30 and U.S. Highway 69 in
Hunt County, Texas. According to the City’s “Wastewater Reclamation
Upgrade” Memorandum, the WRC was constructed in 1954 and
upgrades were made in 1964, 1977-1980, and 1986. The plant has a
permitted daily flow capacity of 4.23 MGD with a peak two-hour limit of
7,347 GPM. According to the memorandum, the average dry weather
flow is 2.5 MGD, the average wet weather flow is 3.8 MGD, and the
average overall flow for 1991-1995 is 3.1 MGD. The 3.1 MGD consisted
of: domestic 2.1 MGD, industrial 0.4 MGD, and inflow/infiltration 0.6
MGD. The two-hour peak influent was estimated at 24.0 MGD and 2hour peak discharge at 7.5 MGD. The memorandum also indicates the
per capita equivalent wastewater flow contribution of 134 gallons per
capita per day.
The physical and structural condition of this 45- year old plant is very
poor, according to City staff. A site visit to evaluate the existing
conditions of the plant was not performed for this project. Major
upgrading of the site is now necessary.
DRAINAGE BASINS
The area within the City Limits and Extra Territorial Jurisdiction (ETJ)
Boundary lie within the following three major drainage basins: East
Caddo Creek Basin in the southwest part of the City; Cedar Creek Basin
in the southeast part of the City; and Cowleech Fork Sabine Basin in the
northeast part of the City. The majority of the currently developed land
within the City Limits lies in the Cowleech Fork Sabine Basin. There are
13 active lift stations, approximately 15,800 linear feet of force main,
and five inverted siphons in the sewer collection systems according to
the Final Report of EH&A August, 1995. The current wastewater
collection systems collect, and direct all wastewater to the existing
Greenville WRC. The existing wastewater lines are shown on Plate 6-5.

Growth Trend Areas and Issues
The City of Greenville’s planned developments in the southern and
northwestern portions of the City will require additional wastewater lines to
service these areas. The City’s projected developments are shown on Plate 6-2.
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Calculating Remaining Capacities
Historical Wastewater Flows Analysis
The Final Report of EH&A August 1995 indicates that extensive field
inspections, data collections, and modeling analysis were performed to
identify inflow/ infiltration problems and its removal plan. The City has
been continuously implementing the rehabilitation program as planned in
the report of EH&A.
Over a period of 2-3 years, inflow/ infiltration, which was not significant at
first, becomes significant. Therefore, the City should continue to plan to
remove inflow/ infiltration annually. The net effect is that the WRC
continues to experience high flows during rainfall events.
Current Remaining Capacity
After the analysis of the development plan introduced in the Greenville
2025 Comprehensive Plan, it is considered that the anticipated average
daily flow will increase 0.7 MGD over the next ten (10) years. This
additional flow will contribute to the WRC being at 90% design
capacity. From the analysis of the last 36 months data, it shows that the
30-day average daily flow has been exceeded 214 times. Expansion of the
WRC will be required.

City’s Preparedness
The City has experience and resources to maintain and rehabilitate the existing
wastewater collection systems and treatment facilities. The City has GIS maps to
keep inventory updated. Since the City’s wastewater infrastructure system is old
and nearing its capacity, an annual budget item for wastewater collection line
repairs should continue to be included over the next ten years.

Action Plan for Implementation
Ultimate Capacity
The ultimate flow and its infrastructure improvement plan are shown in
Table 6-12 and on Plate 6-6. Two (2) of the three (3) major basins can be
stand alone wastewater collection and treatment systems, and one (1) will
pump to Cowleech. Plate 6-6 shows the location of proposed ultimate
wastewater treatment plants and wastewater collection systems.
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Pipe
No.

Diam.
(In.)

FM1
L1
L2
L3
L4
L5
L6
L7
L8
L9
L10
L11
L12
L13
L14
L15
L16
L17
L18
L19
L20
L21
L22
L23
L24
L25
L26
L27
L28
L29
L30
L31
L32
L33
L34
L35

66
18
33
33
36
21
27
18
24
30
51
36
36
27
36
21
45
15
24
36
8
45
39
12
45
27
48
61
15
54
15
36
21
33
72
21

Table 6-12
ULTIMATE WASTEWATER IMPROVEMENTS - (2004 Dollars)
City of Greenville, Texas
Pipe
Boring
Manhole
Unit
Total
Unit
Total
Length
Length
Cost
Cost
Cost
Cost
(Ea.)
Cost
(LF)
(LF)
($)
($/LF)
($)
($/LF)
($)
17,500
$198 $3,465,000
$0
$0
0
$0
5,300
$54
$286,200
8
$22,875
14,200
$99 $1,405,800
200
$495
$99,000
19
$56,250
2,400
$99
$237,600
200
$495
$99,000
4
$12,000
7,400
$108
$799,200
10
$30,750
7,800
$63
$491,400
200
$315
$63,000
11
$32,250
10,000
$81
$810,000
14
$40,500
14,000
$54
$756,000
18
$54,000
7,200
$72
$518,400
100
$270
$27,000
10
$30,000
30,700
$90 $2,763,000
100
$450
$45,000
39
$118,125
22,500
$153 $3,442,500
200
$765 $153,000
24
$70,500
5,700
$108
$615,600
200
$360
$72,000
7
$21,000
7,400
$108
$799,200
100
$540
$54,000
8
$24,000
12,000
$81
$972,000
100
$540
$54,000
13
$39,000
4,500
$108
$486,000
6
$16,500
7,700
$63
$485,100
11
$31,875
5,300
$135
$715,500
100
$675
$67,500
6
$18,900
4,300
$45
$193,500
10
$28,800
8,400
$72
$604,800
100
$360
$36,000
12
$34,500
9,500
$108 $1,026,000
13
$38,625
3,800
$24
$91,200
9
$25,800
13,000
$135 $1,755,000
14
$42,000
24,000
$117 $2,808,000
25
$75,000
2,800
$36
$100,800
7
$21,000
20,700
$135 $2,794,500
220
$675 $148,500
22
$65,100
12,400
$81 $1,004,400
300
$405 $121,500
17
$49,500
8,800
$144 $1,267,200
10
$29,400
5,500
$183 $1,006,500
4
$11,250
5,500
$45
$247,500
12
$36,000
5,300
$162
$858,600
6
$18,900
4,700
$45
$211,500
100
$225
$22,500
10
$31,200
17,800
$108 $1,922,400
300
$540 $162,000
23
$69,750
7,700
$63
$485,100
11
$31,875
2,700
$99
$267,300
4
$13,125
12,800
$216 $2,764,800
7
$22,200
3,100
$63
$195,300
5
$14,625

Subtotal =

$35,187,900

$1,800,000

$1,277,175

15% Contingency

Grand
Cost ($)
$3,465,000
$309,075
$1,561,050
$348,600
$829,950
$586,650
$850,500
$810,000
$575,400
$2,926,125
$3,666,000
$708,600
$877,200
$1,065,000
$502,500
$516,975
$801,900
$222,300
$675,300
$1,064,625
$117,000
$1,797,000
$2,883,000
$121,800
$3,008,100
$1,175,400
$1,296,600
$1,017,750
$283,500
$877,500
$265,200
$2,154,150
$516,975
$280,425
$2,787,000
$209,925
$38,265,075
$5,739,761

Total Cost for Ultimate Wastewaterline Build-Out:

$44,000,000

Note: Table continues on next page.

Chapter 6

Total

6-32

2025 Comprehensive Plan

Infrastructure Plan

Table 6-12, Cont’d
ULTIMATE WASTEWATER IMPROVEMENTS - (2004 Dollars)
City of Greenville, Texas

22.7

Peak Flow
(MGD)
75

Cost
($)
$79,450,000

37.9
12.7

125
42

$132,650,000
$2,000,000

No.

Description

Ave. Flow (MGD)

1

East Caddo Creek WRC

2
3

Cowleech Fork Sabine River WRC
Cedar Creek Lift Station

$214,100,000

Subtotal =
15% Contingency

$32,115,000
$246,215,000

Total Cost for Ultimate Wastewaterline Build-Out:
Grand Total Cost for Ultimate Wastewaterline Build-Out:

2025 Comprehensive Plan
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Stormwater Management & Control
Alternatives
This portion of the study will review existing conditions and known data in
order to draw broad comprehensive plan assumptions and provide alternative
methods of Stormwater Management Control for the City to further refine
and/or implement.

Physical Environment
As previously noted, Greenville is located within the soil region of Texas known
as the Blackland Prairie, which historically was vegetated by tall grasses and
densely wooded areas along its steams and rivers. The Blackland Prairie region’s
uplands are dominated by heavy black soils generally contained in the Houston
Black-Heiden soil series. These soils exhibit deep surface cracking during dry
periods and quick surface swelling and tightening during initial rainfall events.
This contributes to higher run-off influences than those areas with looser clays
and sand along the creeks and rivers where alluvial material may have been
deposited during the geological formation of the region.
The region has an approximate annual rainfall of 43 inches per year, with
seasonal amounts normally occurring during the fall and early spring.
Elevations vary between a high of 635 feet, being located in the northern
portion of the planning area, to a low of 455 feet located along the Sabine River
to the southeast. The planning area is divided in a general northwest to
southeast direction by a series of six major creeks and their branches, along with
the main stem of the Cowleech Fork of the Sabine River as it flows toward Lake
Tawakoni.

Existing Data
The existing 100-year flood plains for these water features measure between 200
feet wide along the upper areas of the Federal Emergency Management
Administration (FEMA) study areas, to as much as 7,000 feet across the lower
portions of the Sabine River south of Interstate Highway 30.
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Although the City has participated in the federal flood insurance program since
1971, the City’s floodplain ordinance (89-008) was initially developed in 1989 to
meet FEMA requirements and revised in 2004. This ordinance allows the City
to continue its participation in the Federal Insurance Program (FIP). Enforcing
such ordinances in conjunction with Subdivision Regulations generally prevents
development patterns from infringing on identified floodplain areas as defined
by the FEMA Federal Insurance Rate Maps (FIRM). While this effort is directed
at preventing development from infringing on existing flood prone areas, it may
not totally prevent the increase of downstream storm flows created by upstream
development discharges. The impacts of this upstream growth may not be
realized by downstream development or property owners if the community
generally grows in a single downstream direction. These impacts most assuredly
will manifest themselves if major residential areas to the northwest of the City
develop and these developed discharges are allowed to be released into
urbanized creeks such as Long Branch, or when a specific landowner that is
historically adjacent to the flood plain is negatively impacted. These conditions
can be managed through the requirement that developed run-off increases be
detained on each individual site; however, this may not be the management
alternative the City may choose to implement.
At present, the City requires new development to utilize fully developed
conditions to identify stormwater impacts and provide adequate stormwater
management designs. Stormwater design criteria specifies computation by
rational method or unit hydrograph, whichever the Director of Public Works
deems most appropriate. The City has also implemented a Stormwater
Detention Ordinance to manage the increased run-off for developing land uses
more intense than single-family residential uses, even though the run-off
coefficients of single family development is deemed 20% greater than
undeveloped lands or permanent open space, per the subdivision ordinance.
Detention pond sizing criteria for peak flow off of 25-100 year storms is at the
discretion of the Director of Public Works.
Existing drainage and storm sewer system mapping is not presently recorded in a
comprehensive city-wide mapping format. The existing system information is
either cataloged in a project-by-project manner, or is of an age that construction
and design documents no longer exist.

Land Use & Development Patterns
From a stormwater perspective, the original city core has a fairly compact
development pattern with increasing lot and development parcel sizes expanding
out from the city’s original core small-lot and storefront pattern. With new
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development patterns, the City has grown in a north-south orientation, hopscotching through open land to the south and southeast. Industrial areas have
continued to grow both to the west along the railroad, and southeast at the
revitalized area around Majors Field. This pattern of land use places most of the
existing residential and non-residential land uses within the major watershed
that drains into the broad Sabine River floodplain, north and east of the major
development. New and anticipated residential development is locating to the
southeast within the watershed area of Cedar Creek and McGrew Branch,
which merge just beyond the planning boundaries. It should also be noted that
Majors Field and its adjacent industrial development is located in this
watershed. The existing industrial district and proposed expansion to the
southwest, along and south of State Highway 66, are located in the major
western watershed that is comprised of East Caddo Creek, Warren Branch,
Farber Creek and Mustang Branch. Likewise, these water courses combine just
south of the planning boundary between IH-30 and State Highway 34.

Stormwater Management Alternatives
Stormwater and related drainage must be controlled on a municipal level to
protect the health, safety and welfare of citizens as well as, the protection of the
environment and the preservation and/or improvement of water quality.
Unsafe conditions, such as standing or stagnant water, can affect the health of
citizens (i.e. West-Nile Virus). Down-stream drainage that does not meet
required criteria can cause adverse affects to down-stream property owners, such
as flooding or erosion of property. Run-off that is uncontrolled or flooding
streets / roadways can create un-safe driving conditions for motorists. There are
a number of reasons to implement and maintain stormwater management plans,
but protecting the safety of individuals and quality of life is first and foremost.
Four primary alternatives exist for Stormwater Management, and include:
•
•
•
•

Downstream Drainage Pass-Through,
On-site Detention,
Regional Detention System, or
Regional Sub-Watershed Detention System.

Downstream Drainage Pass-Through
Most cities currently utilize the Downstream Drainage alternative, and have
codified their own set of criteria for control and mitigation of downstream
impacts. Utilizing the Downstream Drainage alternative, the default practice of
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allowing increased and unimpeded flows from new development to enter
unimproved natural water courses will adversely impact downstream property
owners. Generally, their first experience with this management alternative is
when structures and lands flood or creeks rise out of their historic banks. The
increased flow of stormwater sometimes causes water course changes and large
erosion deposits in lower-elevation lands. Most cities have strict standards to
prevent this, but in some cases it is inevitable. This is the case when singlefamily residential development is allowed to pass its increased stormwater flow
into the existing drainage system without managing its increased flow. One
major drawback in selecting this management alternative is that increasingly
larger rights-of-way and drainage facilities, system-wide, are required as the
developed stormwater is progressively passed through. Some cities charge the
land developers a fee, whether a Development Fee or Impact Fee, for required
off-site drainage improvements, such as continuing channel widening and
parallel conveyance systems.

On-Site Detention
As property is developed and concrete and structures take the place of open
fields, impervious cover increases result in the increase of stormwater flow and
run-off. On-site Detention is one alternative used to address excess water that is
not as likely to be absorbed. On-site Detention is typically the least expensive
alternative a developer can utilize to address Stormwater Detention for their
property. This alternative entails construction of a drainage collection system
and detention pond to capture the developed run-off. The outfall structure of
the detention facility will release into the downstream system, but at a slower
rate than would have been experienced without the holding area. Criteria must
also be set for On-site Detention to ensure adjacent properties will not flood,
and the health and safety issues created by un-maintained facilities (i.e. mosquito
breeding and vectors) do not occur. Cities set these standards if the property is
within their corporate boundary, usually through a Drainage or Subdivision
Ordinance. However, due to business and development failures, un-maintained
ponds become a concern of the citizens.

Regional Detention System
Some cities have begun assessing future growth needs and are developing plans
for Regional Detention Systems, or Regional Sub-Watershed Detention
facilities. A Regional Detention System is one in which the drainage from entire
sections of the city flows downstream into a few regional detention ponds. This
type of system is very expensive to build. Drainage easements must be acquired,
and channels and pipe systems must be constructed to transport the developed
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flow of stormwater. One example of regional planning is the City of San
Antonio. San Antonio has adopted an Interlocal Agreement with Bexar County
and the San Antonio River Authority for a future Regional Flood Control,
Drainage and Stormwater Management Program. This system locates large, dry
impoundments in the lower reaches of major stream corridors. The initial
issues with this approach include: the necessity to acquire large tracts of land;
and, financing the oversized conveyance systems necessary to accommodate
ultimate development, thereby preventing future parallel facilities. The City
currently assesses a Development Fee of approximately $750.00 per acre for
their downstream detention facilities. This fee level has not been proven to
cover all the costs of detention basin development. Conveyance systems of pipes
and channels are still the developer’s responsibility. The fees collected for the
construction of the regional system facilities are optional to On-site Detention,
as long as certain criteria is met to ensure that down stream properties will not
be adversely impacted. Many other cities are also considering regional plans that
address the impacts of flooding, water quality and erosion.

Regional Sub-Watershed Detention System
A Regional Sub-Watershed Detention System may be the most feasible of the
regional concepts when a municipality is under budget or funding constraints.
A sub-watershed system is one in which major watersheds of a city are broken
into sub-sections and detention ponds are constructed in these smaller areas to
handle the more localized flows. One, or multiple, detention ponds may be
constructed, depending on the size and configuration of the sub-watershed and
the acreage required for detention. The detention ponds are designed to
capture the developed peak storm-flow and detain it until natural peak storm
flows have passed through the streams and channels. The detention pond
storage will then be released into down-stream creeks and channels, thereby
reducing the need to greatly enlarge downstream conveyance. The ponds are
designed to reduce the amount and rate of stormwater flow in order to protect
downstream properties from flooding caused by continuing development,
erosion, sedimentation, and other adverse affects. While this alternative for
control of developed stormwater flows requires more pond locations than a
master system, it allows the city to address drainage in a more segmental manner
for funding purposes, and strategically addresses where development is
occurring. This alternative greatly reduces the number of ponds from what is
created with On-Site Detention, and minimizes the possible negative conditions
from inadequate maintenance or abandonment of ponds when business or
homeowner association failures occur.
Following are a few items to consider when planning for a Regional Stormwater
Management System:
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•
•
•
•

•
•
•
•
•
•

Create a master plan that clearly outlines goals and objectives.
Develop a mission statement for the plan.
Plan for the implementation (segmental) and regulation of the project.
Consider establishing an advisory committee for community
involvement and management of goals and objectives. Community
involvement and education is essential to the program. Citizens must
understand the importance of drainage detention and repercussions of
not implementing a proper system.
Assessment of current and future problem areas (i.e. creeks prone to
flooding and erosion, road-way crossings, etc.)
Develop specific solutions to problems.
Conduct technical studies to include water quality, creek depth, flow
volume and environmental impacts.
Adopt, enforce and update existing ordinances related to drainage.
Consider where new development and density is occurring in the City.
Establish a fee structure for the Management System. Compare fees to
surrounding communities, or survey cities in other areas who have
implemented this type of fee structure.

Financing a Detention System
Several options exist for financing a Storm-Water Detention System as a capital
improvement. Capital improvements include a variety of facility improvements,
and do include stormwater drainage and flood control facilities. Fees can be
established through an ordinance, set as a development fee, and assessed at the
time a developer files a plat with a municipality.
Impact fees are another option for financing capital improvements. An impact
fee is a charge assessed by a political entity against new development that
generates revenue for funding the master improvements or recovering capital
costs. Impact Fees cannot be assessed for dedication of rights-of-way or
easements for on-site or off-site water detention or drainage facilities. The
impact fee may only be assessed in the “service area” in which the property lies.
The service area for stormwater drainage may include the property within a
political subdivision, or its extraterritorial jurisdiction. However, the service
area may not include any properties outside the direct or actual area being
serviced by the facilities.

Chapter 6

6-40

2025 Comprehensive Plan

Infrastructure Plan

Bonds are another financing option for Drainage / Detention Facilities. A
bond may be assessed for the improvement, and the assessment of an impact fee
is one way to pledge security for repayment of the bond. The bond could also
be repaid though the implementation of an additional utility fee on a monthly
utility bill for drainage, or through the increase of existing water / sewer rates.
An additional charge for a separate service is generally the “cleanest approach”
to recover costs. Many cities create and utilize a separate drainage utility fee to
fund a portion of the overall city drainage system maintenance. While this is an
effective method of funding maintenance for a city-wide system, this funding
vehicle rarely develops adequate revenue for facilities construction. A
municipality should provide education to citizens to help them better
understand the benefits for a drainage/detention system, and the costs
associated with the construction and maintenance of such system.
Many medium-size cities have begun planning for regional systems, but have not
yet actually implemented an underground drainage system due to expense. For
example, the City of Abilene has a few older, major regional system facilities in
place that drain through roadways and creeks to a regional detention pond. The
costs of installing and maintaining the systems are significant and takes years of
planning. In cases like the City of Abilene, monthly drainage fees are assessed
to residents through utility bills as a drainage fee. The monies collected are
allocated to maintenance of existing facilities, the purchase of equipment for
maintenance, and hiring additional personnel to manage the Storm Water
Program.

Examples of Fee Structures from Other Municipal Entities:
Regional Detention Fees*
CITY OF AUSTIN
STORMWATER MANAGEMENT PROGRAM

Regional Stormwater Management Program Fees:
Fees are assessed as a development fee and are in lieu of, or an
alternative to, developers providing on-site storm-water detention
facilities. Fees have been updated from their original version.
Fees were originally based on construction costs of three detention
ponds, as prepared by a consulting engineer. Land costs were not
considered in the original calculation method. The City of Austin staff
added 10% to the cost of construction to cover engineering fees. Then,
staff analyzed the land development based on impervious cover, and
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calculated base fees. Large parkland tracts for detention ponds were
considered.
FEES WERE:
$800.00
Single-Family Residential (SF)
$1600.00
Multi-Family Residential (MF)
$2400.00
Commercial (C)
(fees include a run-off coefficient for SF and MF Development)
UPDATED IN 1994:
Fees changed due to impervious cover values and disagreement
amongst engineers and review staff on run-off coefficients.
SF – Fee per Acre = $800.00 + (impervious cover (%)/100 x
$1200.00)
Maximum SF fee of $1600.00 / acre
MF - Fee per Acre = $1600.00 + (impervious cover (%) / 100 x
$1000.00)
Maximum MF fee of $2400.00 / acre
C – Fee per Acre = $2400.00
CITY OF ROUND ROCK
STORM WATER MANAGEMENT PROGRAM

Fees established prior to 1987, and unaware of how they were
established.
(Appears that fees were established based on the City of Austin’s
study).
Round Rock has independent system for regional detention,
separate from the City of Austin.
FEES ASSESSED BASED
DEVELOPMENT FEE
SF
MF
Commercial

ON

LAND USE,

AND ASSESSED AS A

$800.00 / acre
$1600.00 / acre
$2400.00 / acre

Single-Family fees paid at time of platting.
Multi-Family and Commercial Fees paid at time of building
permit.
Fees have not been updated since established.
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CITY OF SAN ANTONIO
STORM WATER MANAGEMENT PROGRAM

The City of San Antonio has adopted an Interlocal Agreement
with Bexar County and the San Antonio River Authority for the
future development and construction of a Regional Storm Water
System. No regional system is currently in place. San Antonio
does currently offer the option of a regional detention fee, in lieu
of on-site detention, for current development. The fee is
approximately $750.00 per acre and will be used for future
construction and maintenance of a regional system. When fees
are established, they will be based on the cost of land,
construction costs and impervious cover. They are not sure how
the impervious cover will be assessed, but will work with local
taxing authorities to determine land values. Fees will be assessed
as development fees, and similar to the structure of the City of
Austin.
Stormwater Utility Fees
CITY OF ABILENE
STORM WATER MANAGEMENT PROGRAM
PROPOSED FEES FOR IMPLEMENTATION:

Residential
under roof

$1.85/month per water meter, or < 1,280 sq. ft.

$2.45/month per water meter, or > 1,280 sq. ft., or < 2,880 sq.
ft. under roof
$2.95/month per water meter, or > 2,880 sq. ft. under roof
Commercial
parcel

$0.00050 per sq. ft. per month, per property
Minimum Bill
Maximum Bill

$5.00/month
$25.00/month

CITY OF PLANO
STORM WATER MANAGEMENT PROGRAM

Residential
$2.25/month < 4,750 sq. ft. of impervious area
$3.30/month for 4,750 – 6,450 sq. ft. of impervious area
$4.25/month for 6,450 + sq. ft. of impervious area
(Includes footprint of first floor, patio, garage and a pro-rata
portion of 3,000 sq. ft. for streets, alleys and sidewalks)
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Other Properties, including commercial, multi-family, industrial,
churches, offices, etc. = $0.056 per 100 square feet of total
impervious area, including 10% additional area for street and
sidewalk adjustment. Minimum bill = $2.25 per property.
*Fees researched for this section have been found not to totally fund
construction or utility costs being experienced by these cities, and in some
cases have been adjusted since their inception and all are under review for fee
increases.

Stormwater Management Alternative Recommendation &
Review
Due to the physical condition of the existing drainage system and the random
nature of a hop-scotch pattern of new development, the Regional SubWatershed Detention System will provide the most flexibility and allow the City
to target its resources, both physical and financial. This management alternative
will also allow the City to segregate the existing development from new
development as close as possible, keeping one group from believing they are
paying for another area’s infrastructure. The Sub-Watershed approach will
allow the City the opportunity to develop detention in new areas of the City
with the least amount of advanced capital expenditure and have a method of
addressing existing partially-developed areas in a rational manner.
Additional benefits of this management alternative are that the ultimate number
of detention facilities and their locations are controlled by the City. This
alternative also has the greatest probability of reducing the likelihood of
abandoned ponds and provides the basis for development of a stormwater utility
and its associated fees to perform this maintenance. In the early years of the
detention facilities, the need for intense maintenance should be minimal,
thereby allowing the City to direct the fees collected toward maintenance and
minor improvement of the existing and aging pipe and channel network.
The geographic area of the City and its Extra-Territorial Jurisdiction (ETJ) were
reviewed. The total Planning Area for this plan encompasses approximately
56,847 acres, containing 18,878 acres within the existing city limits and 38,168
acres within the ETJ, excluding the existing FEMA-identified floodplain (see
Plate 6-8). There are three major drainage basins within the study area as
previously described. Utilizing a sub-watershed division, 28 sub-watersheds were
conceptually identified, with the majority of the existing development being
located in areas Nos. 1a and 9. The major industrial district of Majors Field is
located in areas Nos. 21 and 24. Fundamentally, this area, along with areas Nos.
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11 and 14 representing the Greenville Industrial District on the west side of the
City, may require special attention and fee structure due to possible
environmental requirements for detention of contamination from industrial
activity. The area of present development activity in the southern portion of the
City is located in areas of the southeastern portion of area No. 9 and area No.
21 west of Majors Field.
The total planning area is projected to require 2,103 acres of sub-watershed
detention storage with an average depth of five feet of storage; while the
developing area No. 21 requires 77 acres of five-foot deep detention (see Table 613). The total area of detention may vary dramatically with increase depths of
storage. Detention basin depths of storage will vary with the ability to design
outfall structures that drain into the downstream flow line of the conveyance
creek. The accompanying map on Plate 6-7 and Table 6-13 graphically and
quantitatively summarize the Sub-Watershed Detention requirements for all the
sub-watersheds in the Planning Area.
Table 6-13
STORMWATER DETENTION PROJECTIONS
City of Greenville, Texas

Acreage

Run-Off
Coefficient

100-Year
Storm
Intensity

100-Year
Storm
Volume
(CFS)

[B]

[C]

[D]

[E]

[F]=[C]x[
D]x[E]

[G]=[C]*[E]*.
4*

[H]=[F*360
0]-[G*3600]

[I]=[H/5]/4
3,560

Cemetery
Central Business
District
Commercial
Industrial
Low Density
Residential
Office
Park
Public/ School
Retail
Commercial
Industrial
Low Density
Residential
Public/ School
Retail
Commercial
Low Density
Residential
Medium Density
Residential
Public/ School

34.90

0.40

8.80

123

123

0

0.00

63.23

1.00

8.80

556

223

1,201,876

5.52

142.31
88.29

0.95
0.95

8.80
8.80

1,190
738

501
311

2,479,609
1,538,365

11.38
7.06

1,050.17

0.60

8.80

5,545

3,697

6,653,877

30.55

2.62
14.89
47.30
89.49
243.04
296.57

0.95
0.40
0.40
0.95
0.95
0.95

8.80
8.80
8.80
8.80
8.80
8.80

22
52
166
748
2,032
2,479

9
52
166
315
856
1,044

45,673
0
0
1,559,274
4,234,729
5,167,436

0.21
0.00
0.00
7.16
19.44
23.73

3,126.09

0.60

8.80

16,506

11,004

19,806,906

90.94

7.70
3.79
13.70

0.40
0.95
0.95

8.80
8.80
8.80

27
32
115

27
13
48

0
66,037
238,709

0.00
0.30
1.10

1,462.50

0.60

8.80

7,722

5,148

9,266,400

42.55

5.36

0.60

8.80

28

19

33,961

0.16

209.59

0.40

8.80

738

738

0

0.00

Water
Shed

Land Use

[A]
1a

1b

1c

Net 1 Hour
Detention
Volume
(Cubic Ft)

Detention
Area
Required
w/ Avg. 5
Foot Pool
Depth
(Acres)

100-Year
Undeveloped
Storm
Volume
(CFS)
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Table 6-13, Continued
STORMWATER DETENTION PROJECTIONS
City of Greenville, Texas

Water
Shed

Land Use

[A]

[B]

2

3

Low Density
Residential
Medium Density
Residential
Commercial
Low Density
Residential
Manufactured
Home

Acreage

Run-Off
Coefficient

100-Year
Storm
Intensity

100-Year
Storm
Volume
(CFS)

100-Year
Undeveloped
Storm
Volume
(CFS)

Net 1 Hour
Detention
Volume
(Cubic Ft)

Detention
Area
Required
w/ Avg. 5
Foot Pool
Depth
(Acres)

[C]

[D]

[E]

[F]=[C]x[
D]x[E]

[G]=[C]*[E]*.
4*

[H]=[F*360
0]-[G*3600]

[I]=[H/5]/4
3,560

1,998.63

0.60

8.80

10,553

7,035

12,663,296

58.14

0.44

0.60

8.80

2

2

2,760

0.01

177.58

0.95

8.80

1,485

625

3,094,179

14.21

405.55

0.60

8.80

2,141

1,428

2,569,575

11.80

52.02

0.60

8.80

275

183

329,583

1.51

Total
Detention
Area for Each
SubWatershed
Basin (Acres5Ft. In
Depth)

58.15

Park

7.56

0.40

8.80

27

27

0

0.00

Retail

4.19

0.95

8.80

35

15

73,063

0.34

4

Low Density
Residential

462.24

0.60

8.80

2,441

1,627

2,928,783

13.45

Retail

24.96

0.95

8.80

209

88

434,855

2.00

15.44

5

Low Density
Residential

1,626.92

0.60

8.80

8,590

5,727

10,308,136

47.33

47.33

6

Commercial

74.75

0.95

8.80

625

263

1,302,431

5.98

Industrial

41.06

0.95

8.80

343

145

715,452

3.28

2,403.90

0.60

8.80

12,693

8,462

15,231,114

69.93

20.09

0.60

8.80

106

71

127,291

0.58

21.10

0.95

8.80

176

74

367,588

1.69

81.47

1,626.45

0.60

8.80

8,588

5,725

10,305,174

47.31

47.31

23.13

0.60

8.80

122

81

146,564

0.67

0.67

Cemetery

17.58

0.40

8.80

62

62

0

0.00

Low Density
Residential
Manufactured
Home
Retail
7
8

Low Density
Residential
Low Density
Residential

9

Commercial

479.26

0.95

8.80

4,007

1,687

8,350,595

38.34

High Density
Residential

336.93

0.75

8.80

2,224

1,186

3,735,923

17.15

Industrial

200.89

0.95

8.80

1,679

707

3,500,233

16.07

2,938.62

0.60

8.80

15,516

10,344

18,619,110

85.49

42.23

0.60

8.80

223

149

267,541

1.23

93.10

0.95

8.80

778

328

1,622,186

7.45

Low Density
Residential
Medium Density
Residential
Office
Park

62.09

0.40

8.80

219

219

0

0.00

Public/ School

164.43

0.40

8.80

579

579

0

0.00

Public/ SemiPublic

43.52

0.95

8.80

364

153

758,304

3.48

Retail

529.39

0.95

8.80

4,426

1,863

9,224,039

42.35
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Table 6-13, Continued
STORMWATER DETENTION PROJECTIONS
City of Greenville, Texas

Acreage

Run-Off
Coefficient

100-Year
Storm
Intensity

100-Year
Storm
Volume
(CFS)

100-Year
Undeveloped
Storm
Volume
(CFS)

Net 1 Hour
Detention
Volume
(Cubic Ft)

Detention
Area
Required
w/ Avg. 5
Foot Pool
Depth
(Acres)

[B]

[C]

[D]

[E]

[F]=[C]x[
D]x[E]

[G]=[C]*[E]*.
4*

[H]=[F*360
0]-[G*3600]

[I]=[H/5]/4
3,560

Water
Shed

Land Use

[A]
10

11

12

Industrial

43.30

0.95

8.80

362

152

754,541

3.46

Low Density
Residential

4,823.63

0.60

8.80

25,469

16,979

30,562,524

140.32

Industrial

873.37

0.95

8.80

7,301

3,074

15,217,620

69.87

Low Density
Residential

1,203.98

0.60

8.80

6,357

4,238

7,628,404

35.02

Industrial

109.59

0.95

8.80

916

386

1,909,528

8.77

Low Density
Residential

2,637.65

0.60

8.80

13,927

9,285

16,712,171

76.73

Retail

158.24

0.95

8.80

1,323

557

2,757,248

12.66

13

Low Density
Residential

2,253.19

0.60

8.80

11,897

7,931

14,276,192

65.55

Retail

150.77

0.95

8.80

1,260

531

2,626,932

12.06

14

High Density
Residential

17.44

0.75

8.80

115

61

193,364

0.89

15

Industrial

766.46

0.95

8.80

6,408

2,698

13,354,725

61.32

Low Density
Residential

339.75

0.60

8.80

1,794

1,196

2,152,634

9.88

Retail

18.75

0.95

8.80

157

66

326,714

1.50

Commercial

12.39

0.95

8.80

104

44

215,859

0.99

High Density
Residential

29.48

0.75

8.80

195

104

326,891

1.50

Industrial

47.61

0.95

8.80

398

168

829,609

3.81

1,582.79

0.60

8.80

8,357

5,571

10,028,555

46.04

5.87

0.60

8.80

31

21

37,205

0.17

50.07

0.40

8.80

176

176

0

0.00

Low Density
Residential
Medium Density
Residential
Park

16

17

Public/ School

58.88

0.40

8.80

207

207

0

0.00

Retail

39.39

0.95

8.80

329

139

686,386

3.15

Industrial

1.82

0.95

8.8

15

6

31,776

0.15

Low Density
Residential

954.86

0.60

8.8

5,042

3,361

6,049,968

27.78

Retail

267.11

0.95

8.8

2,233

940

4,654,132

21.37

Commercial

265.01

0.95

8.8

2,215

933

4,617,480

21.20

17.73

0.75

8.8

117

62

196,576

0.90

1388.75

0.60

8.8

7,333

4,888

8,799,146

40.40

7.32

0.60

8.8

39

26

46,357

0.21

High Density
Residential
Low Density
Residential
Medium Density
Residential
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Total
Detention
Area for Each
SubWatershed
Basin (Acres5Ft. In
Depth)

143.79

104.89

98.16

77.61

73.59

55.67

49.29
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Table 6-13, Continued
STORMWATER DETENTION PROJECTIONS
City of Greenville, Texas

Acreage

Run-Off
Coefficient

100-Year
Storm
Intensity

100-Year
Storm
Volume
(CFS)

100-Year
Undeveloped
Storm
Volume
(CFS)

Net 1 Hour
Detention
Volume
(Cubic Ft)

Detention
Area
Required
w/ Avg. 5
Foot Pool
Depth
(Acres)

[B]

[C]

[D]

[E]

[F]=[C]x[
D]x[E]

[G]=[C]*[E]*.
4*

[H]=[F*360
0]-[G*3600]

[I]=[H/5]/4
3,560

Office

10.02

0.95

8.8

84

35

174,513

0.80

Water
Shed

Land Use

[A]

18

19
20

21

22

Park

57.99

0.40

8.8

204

204

0

0.00

Public/ School

33.20

0.40

8.8

117

117

0

0.00

Public/ SemiPublic

7.71

0.95

8.8

64

27

134,347

0.62

Retail

695.93

0.95

8.8

5,818

2,450

12,125,799

55.67

Commercial

87.60

0.95

8.8

732

308

1,526,324

7.01

Low Density
Residential

1963.20

0.60

8.8

10,366

6,910

12,438,808

57.11

24

119.81

Retail

21.71

0.95

8.8

181

76

378,282

1.74

65.86

Low Density
Residential

947.60

0.60

8.8

5,003

3,336

6,003,962

27.57

27.57

Commercial

11.51

0.95

8.8

96

41

200,607

0.92

Low Density
Residential

537.58

0.60

8.8

2,838

1,892

3,406,075

15.64

Retail

3.85

0.95

8.8

32

14

67,010

0.31

Commercial

1.25

0.95

8.8

10

4

21,859

0.10

Industrial

20.28

0.95

8.8

170

71

353,295

1.62

Low Density
Residential

1355.67

0.60

8.8

7,158

4,772

8,589,539

39.44

Park

14.29

0.40

8.8

50

50

0

0.00

Public/ School

95.29

0.40

8.8

335

335

0

0.00

Public/ SemiPublic

63.67

0.95

8.8

532

224

1,109,344

5.09

Retail

54.24

0.95

8.8

453

191

945,078

4.34

Commercial

35.73

0.95

8.8

299

126

622,503

2.86

Industrial

700.24

0.95

8.8

5,854

2,465

12,200,936

56.02

4090.51

0.60

8.8

21,598

14,399

25,917,454

119.00

5.40

0.95

8.8

45

19

94,032

0.43

Retail

38.85

0.95

8.8

325

137

676,924

3.11

Low Density
Residential
Public/ SemiPublic
23

Total
Detention
Area for Each
SubWatershed
Basin (Acres5Ft. In
Depth)

Commercial

3.98

0.95

8.8

33

14

69,345

0.32

Low Density
Residential

94.00

0.60

8.8

496

331

595,563

2.73

Retail

12.99

0.95

8.8

109

46

226,372

1.04

Commercial

17.76

0.95

8.8

148

62

309,367

1.42

High Density
Residential

1.85

0.75

8.8

12

7

20,547

0.09
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Table 6-13, Continued
STORMWATER DETENTION PROJECTIONS
City of Greenville, Texas

Acreage

Run-Off
Coefficient

100-Year
Storm
Intensity

100-Year
Storm
Volume
(CFS)

[B]

[C]

[D]

[E]

[F]=[C]x[
D]x[E]

[G]=[C]*[E]*.
4*

[H]=[F*360
0]-[G*3600]

[I]=[H/5]/4
3,560

Industrial

1854.16

0.95

8.8

15,501

6,527

32,306,841

148.33

Low Density
Residential

2417.21

0.60

8.8

12,763

8,509

15,315,470

70.32

Manufactured
Home

6.61

0.60

8.8

35

23

41,857

0.19

Medium Density
Residential

1.67

0.60

8.8

9

6

10,570

0.05

Water
Shed

Land Use

[A]

25

26

Net 1 Hour
Detention
Volume
(Cubic Ft)

Detention
Area
Required
w/ Avg. 5
Foot Pool
Depth
(Acres)

100-Year
Undeveloped
Storm
Volume
(CFS)

Office

8.54

0.95

8.8

71

30

148,787

0.68

Public/ School

44.16

0.40

8.8

155

155

0

0.00

Public/ SemiPublic

46.77

0.95

8.8

391

165

814,979

3.74

Retail

73.82

0.95

8.8

617

260

1,286,261

5.91

Industrial

19.37

0.95

8.8

162

68

337,478

1.55

Low Density
Residential

1475.68

0.60

8.8

7,792

5,194

9,349,889

42.93

Retail

27.70

0.95

8.8

232

98

482,641

2.22

Low Density
Residential

904.79

0.60

8.8

4,777

3,185

5,732,723

26.32

Retail

4.52

0.95

8.8

38

16

78,838

0.36

Total
Detention
Area for Each
SubWatershed
Basin (Acres5Ft. In
Depth)

230.74

46.69

26.68

Stormwater Control Action Plan
This Plan identifies the needs, and conceptualizes a Regional Sub-Watershed
Detention Management Plan; however, such implementation will require
specific study and engineering design. While this documentation, study and
design may be implemented in a segmental approach, there are elements of the
process that should be developed in whole to provide the framework for the
entire elements. The recommended items for action are as follows:
•

DEVELOP A CITY-WIDE DRAINAGE MASTER PLAN. This body of work
can analyze the existing hydrology of the study area and develop a
specific master plan hydraulic approach to each sub-watershed, including
priorities for final design, construction and refined cost estimates for
anticipated construction items. The master plan may include mapping
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•

•

•

•

Chapter 6

and inspection of the existing system, and could determine how the
existing system will interface with construction recommendations.
CREATE A STORMWATER UTILITY. Consider implementing a City-wide
fee to be included with the Water Utilities billing to cover a portion of
the cost to maintain the City’s existing drainage system, as well as future
stormwater detention alternative.
A REVISION OF DRAINAGE CRITERIA CONTAINED IN CITY ORDINANCES.
Upon finalization of the Drainage Master Plan, the technical elements of
the ordinances should be reviewed / revised with detailed engineering
data that has been developed. Revision of some procedures may also be
considered after more detailed data is received for the guidance of the
City staff.
ALIGNMENT OF ALL FLOODPLAIN AND DRAINAGE REQUIREMENTS AND
CRITERIA. All drainage and flood related ordinances, policies, design
criteria or manuals should be reviewed for consistency of approach,
terminology and addressing of all sizes of developments and downstream
discharges.
CONSIDER A CHANGE IN THE SUBDIVISION ORDINANCE:
1) To require the inclusion of single-family residential
development in the requirement for detention of the
developed storm peak, since this type of development
contributes approximately 20% more run-off into the
natural stream system than undeveloped or open space
lands (see Chapter 13 Subdivisions, Article III, Table C of
the present Code of Ordinances) .
2) To Section 3-3.11 (D)(1), that makes the upstream
property owner responsible for any developed storm flow
or stormwater point discharged due to a change in the
natural topography.
3) To Section 3-3.11 (D)(3), that would not allow an
upstream property owner to discharge flows greater than
the undeveloped flow into streams, creeks, channels or
storm sewers without the approval of the downstream
property owners and the Director of Public Works.
4) To Section 3-3.11 (D) (5), adding a detention option.
5) To Section 3-3.11 (H)(1) that would not allow any
increased discharge to the downstream property greater
than the upstream undeveloped flow.
6) To Section 3-3.11 (H)(5)(2), that would require a
freeboard elevation for all buildings above the 100-year
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7)

8)

water elevation of the fully-developed storm per the flood
plain ordinance #04-008.
To Section 3-3.11 (H)(6)(i)(1), include Residential
subdivisions in the requirement for detention, with a like
reference to excessive velocities or height increases as in
Ordinance #04-008 Floodplain Guidelines.
To Section 3-3.11 (H)(6)(i)(3)(a), set a specific storm event
for all sites and developments utilizing on-site or subwatershed stormwater detention facilities.

Conceptual Development Projection for a Regional SubBasin Stormwater Detention System
The volumes utilized for system-wide costs are based on general information
derived at the Comprehensive Plan level of investigation, and utilize the run-off
coefficients and rational method for developing stormwater volumes as presently
directed in the City’s Subdivision Ordinance. While these quantities may lower
when the City and its sub-watershed areas are studied in a more detailed process
of a drainage master plan, volumes and cost may likewise decrease, but for this
Plan the approach utilized should provide conservative projections. The
following projects do not account for the opportunity to locate detention
facilities within parks or open space lands where portions of water features or
wildlife habitat may exist, thereby minimizing the costs for buffering,
maintenance buffer, landscaping and fencing.

Twenty-Eight (28) Sub-Basins Identified
•
•
•
•
•
•
•

29.2 Sq. Miles Watershed within the City Limits without flood plain.
59.6 Sq. Miles of Watershed within the Extra-Territorial Jurisdiction
without flood plain.
2,103 Acres required for detention.
550 Acres for detention buffering.
26.1 Million cubic yards of excavation necessary for detention and freeboard.
112 Maximum detention ponds with outfall structures.
Fencing and landscape buffering of detention facilities.
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Project Probable Costs*
Land
2,103 acres
Excavation
$7.00 cubic yard
112 outfall structures
$30,000 each
Fencing, landscape-buffering $100,000 per 20-acre facility
Contingency and Engineering and Surveying (25%)
Total
Project per 20-acre detention facility would be approximately:
*All costs are calculated in 2004 dollars.

not estimated
$182,700,000
$ 3,360,000
$ 11,200.000
$ 49,315,000
$246,575,000
$2,344,983

The above costs equate to approximately $4,340 per gross acre of development.
These costs do not include land costs, piping and/or open channel conveyance
system from the development property to the detention facility. The present subdivision ordinance requires developers to construct a conveyance system to the
point of discharge as approved by the Director of Public Works.
Cost savings may be derived during the detailed drainage master plan when
more precise pond locations and configurations may be identified. Also, during
the hydraulic modeling of the complete drainage system, total detention
quantities may be reduced due to the detention that occurs within the
developments, piping and channel conveyance system and the specific storm
flow routing utilized by the software.
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Chapter 7:
The Downtown
Revitalization Plan

Comprehensive Plan 2025

Downtown Revitalization Plan

Introduction
Numerous cities across Texas, both large and small, are trying to find ways in
which to reinvigorate their downtown areas. This has been an on-going effort in
Greenville. Greenville’s downtown area has served as the core of the City since
its incorporation in 1852. Over 150 years have passed, however, and many
changes have occurred that have affected the atmosphere within Downtown.
Similar to many other Texas cities, Greenville’s downtown has been affected by
the suburban growth and urban sprawl of the past few decades. During the
same time period, the retailing and business community that once called
Downtown Greenville home often chose to locate along the more traveled
routes within the City.
However, in recent years, the City has made concerted efforts to revitalize the
downtown area. In 1999, a strategic planning effort resulted in the Downtown
Greenville Redevelopment Master Plan. Greenville has also become a Texas Main
Street City, with a full-time Main Street Director devoted to Downtown efforts.
In addition, grant monies have been applied for and received, which has led to
numerous streetscape improvements. The primary concept shared by the public
and private sector alike is an increasingly vibrant Downtown area where people
come to shop, to eat, and perhaps even to live. The purpose of this chapter of
the Comprehensive Plan is to build on Greenville’s previous planning efforts
and to provide further implementation guidance, thereby encouraging
revitalization efforts in Downtown Greenville to continue in a positive manner.

Illustration 7-1
Downtown Greenville, Circa 1915
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Attitudes on Downtown 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 Downtown Greenville and City efforts toward
maintenance and revitalization.
Table 7-1 contains information about the answers to these questions. Some of
these questions also had significance within the Housing Strategies Plan due to
neighborhood areas and historic areas being linked within the questions. As the
information in the table shows, citizens responded at a ratio of 10 to one
(Question #11) that an active and attractive Downtown is important to quality
of life. At almost the same importance ratio, citizens also agree with the City
identifying and preserving historically significant areas and buildings. This
information provides support for the recommendations made herein.

Importance
Ratio

59%

9%

0%

1%

10:1

QUESTION #20:
The City has established the following goals;
how satisfied or dissatisfied are you with…

Very
Satisfied

Promoting the development, revitalization,
and historic preservation of Downtown
Greenville?

4%

QUESTION #21:
How strongly would you agree or disagree
with the City taking action on…
identifying and preserving areas
and buildings of historical significance?

21%

56%

31%

68%

9%

Importance
Ratio

31%

7%

2%

1.5:1
Importance
Ratio

No Opinion

is the ability to preserve historic districts or
neighborhoods?

No Opinion

10:1

No Opinion

Very
Unimportant

1%

Very
Dissatisfied

1%

Strongly
Disagree

Unimportant
8%

Dissatisfied

54%

Disagree

Important

36%

Satisfied

Very
Important

is having an active and attractive downtown
area?

Agree

QUESTION #11:
How important or unimportant in
determining quality of life…

Strongly
Agree

Table 7-1
ATTITUDES ABOUT DOWNTOWN GREENVILLE
City of Greenville, Texas

0%

1%

9.8:1

Source: 2002 Greenville Citizen Survey Summary Report & the 2002 Greenville Citizen Survey Committee
Cumulative Results
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Previous Planning Efforts
In November of 1999, the Downtown Greenville Redevelopment Master Plan was
completed. The purpose of the Plan was to provide a comprehensive strategy for
physically and economically enhancing the area (page 1). Existing physical and
economic conditions were reviewed, and the public was asked to identify

Study Area Strengths
Rail station
History
Available buildings
Courthouse/municipal buildings
Access to the Interstate
Atmosphere
Plenty of parking
Pedestrian-friendly
Overpass
Pride
City staff
Small Size
Customers within walking distance
Strong office market
Community support
Wide streets

Study Area Challenges
Cost of rehab
Signage to Downtown
Trash on sidewalks
Cadillac Hotel
Need for bank
Previous failed plans
Absentee property owners
Unattractive storefronts
Drainage problems
Lack of entertainment for youth
Restaurants
Security/safety

Demolition
Cleaning streets
Code flexibility (rehab)
Lighting*
Empty buildings
Storage buildings
Sidewalk disrepair*
Lack of events downtown
Lack of residential
Sewage problems
Lack of nighttime business

* Improvements in progress.

strengths and challenges related to Downtown Greenville, results of which are
shown above. Readily visible is the fact that citizens were able to identify many
more challenges than strengths. As will be discussed later within this Chapter,
several of the capital improvement challenges, such as cleaning streets and
sidewalk disrepair, have been addressed since 1999. Other challenges remain,
however, many of which will take cooperation between the public and private
sectors. The study area of the Plan is outlined in blue in the illustration below,
Comprehensive Plan 2025
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on top of the Existing Land Use Map. The area identified as the Central Business
District (CBD) within this Comprehensive Plan, however, is slightly different, as
shown in the illustration at the bottom of the page. It is within this CBD area
that the recommendations made herein are intended to be applied.

Illustration 7-2
Existing Land Use Map - Area Covered by the Downtown Greenville Redevelopment Master Plan

Illustration 7-3
Future Land Use Plan Map - Area Recommended as the Central Business District (CBD)
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The 1999 Downtown Greenville Redevelopment Master Plan included numerous
recommendations related to aesthetics, land use, the real estate market, and
economics. The following is an abbreviated list of the subjects for which
recommendations were made. Where necessary, they have been described with
quotes from the Plan.

Concept Plan
Pursue Redevelopment Opportunities
Provide Historic Lighting
Improve Intersections
Enhance Gateways
Strengthen Connections
Convert Major One-Way Streets
Develop Infill Buildings
Targeting the Courthouse and Market Square

Land Use Plan
Ground Floor Uses (Lee Street and Courthouse Square)
Upper Floor Uses
Peripheral Residential

Access & Parking
Access Recommendations
Parking Recommendations

Streetscapes
Lee Street
Residential Connector

Urban Design & Architecture
Setback & Height
Massing
Roof Forms
Facades & Materials

Courthouse Square
Façade Rehabilitation
Streetscape Improvements

Comprehensive Plan 2025
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The Courthouse in Downtown Greenville
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Market Square
Market Sheds
Amphitheater
Public Building
Landscaping & Furnishings
Programming

Market Repositioning &
Tenant Mix
“The length of stay of downtown visitors
correlates with the amount of money
spent.”

Business Development &
Support
“Business retention, expansion, and
recruitment are essential to creating and
maintaining a healthy downtown.”

Centralized Retail
Management
“…Encourage the local merchants to
coordinate tenant operations, including
operating days and times, service-oriented
standards, storefront design and window
displays, and merchandising.”

Marketing & Promotion

Illustration 7-5
Interior of a Renovated Building in Downtown Greenville
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“Once a clear revitalization strategy has
been devised and…Downtown Greenville
has been improved, it is time to market
and promote…”
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Current Planning Efforts
As part of this comprehensive planning process, this Downtown Revitalization
Plan discusses specific implementation efforts that should be undertaken by the
City (including the Main Street Department) or through public/private
partnerships. A three-part process for implementation is recommended, as
described below, in terms of specific actions, specific regulations, and specific
economic development initiatives.

Specific Actions
The following sections describe specific
actions that the City can either take itself
or can initiate to successfully further
Downtown objectives. Many of the
recommendations will require cooperation between the public and private
sectors to achieve implementation. Many
will also require the involvement of civicrelated groups such as the Chamber and
the Board of Development. With all
entities working together to achieve these
specific recommended actions, concepts
for Downtown revitalization can become
reality.

Illustration 7-6
A Business In Downtown Greenville

Conduct a Survey of Downtown Business
Owners
A survey of Downtown business
owners should be conducted. The
purpose of the survey would be to
help the City and the Main Street
Program determine what role the
public sector should have in
revitalization efforts from the
perspective of people operating
businesses in the area. This could
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Businesses In Downtown Greenville
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either be an actual scientific survey, in which case a survey consultant would
likely be needed, or the survey could simply be conducted by the City’s Main
Street Department. A questionnaire delivered to each business in person by
a City official would be a positive way to ensure that business owners
recognize the importance of their responsiveness; mailing questionnaires is
not as likely to elicit an equally high response rate. Possible questions that
could be asked include:
• What specific improvements do you feel would have the most positive
impact on Downtown as a whole? Choices could include: sidewalks,
roadways, building facades, gateways, directional signage, and other.
• What improvements would you like to make to the exterior of your
business that you are not currently able to afford? Choices could
include: new doors, new windows, new fenestration (detailing), new
paint, and other.
• How could the City most effectively help with Downtown revitalization?
Choices could include: marketing efforts, directional signage, altering
City regulations, business development, City-sponsored events, and
other.
Responses to the survey would help the City more effectively decide how
and where capital funds would be best spent in order for both the private
and public sector to get the most benefit for the amount of funds expended.
Establish a Storefront Window Program
As people walk around Downtown, they should be enticed into stopping
and going into stores by the appearance of storefront windows – storefront
windows can make the difference
between window shopping and
actual money being spent. The
1999 Downtown Redevelopment Master
Plan states that as a general principle
frequently cited in the retail industry,
business operators have approximately
1.5 seconds to catch the attention of a
shopper walking by their store (page 15).
This statement reinforces the
importance of individual shops
Downtown
having
attractive
storefronts, but also the importance
of the cumulative visual appeal
Illustration 7-8
An Attractive Storefront In Downtown Greenville
overall of Downtown shop windows.
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The City should therefore establish a program to help Downtown shop
owners realize this importance, and then follow through with redesigning
storefront windows if necessary. There are several businesses in Downtown
Greenville that are involved more in the small-scale manufacturing of
products than in the retail sale of products. Through a Storefront Window
Program, the City could approach such businesses about ways to advertise
the type of business they are engaged in and make a better visual
contribution to the overall appearance of storefronts Downtown. For
example, manufactured products could be displayed in front windows with
the manufacturing process visible as well. This would create interest along
the sidewalk and would be an improvement to the storage items that are
currently visible in the windows of some of these small-scale manufacturing
businesses.
The Storefront Window Program recommended herein:
•

•
•

Should incorporate the guidelines outlined for how storefront
windows should look Downtown as contained within the 1999
Redevelopment Master Plan,
Should establish a list of businesses targeted for improvement, and
Should establish ways in which business owners could be approached
in order to suggest/encourage improvement.

In short, the concept behind establishing a Storefront Window Program is
to increase the attractiveness of storefronts in order to make people want to
stop, look, and buy goods Downtown. Another related component to the
overall attractiveness of store front
Downtown is to have a positive mix of
appropriate
businesses,
which
is
discussed in detail within the Specific
Regulations section later within this
Chapter.
Help Create Activity Downtown
•

Through Organized Programs
–
Illustration 7-9
Organized programs and events
The Farmers Market In Downtown Greenville
within the downtown area are
perhaps the most significant way in which the City can entice people to
come to Downtown Greenville. A series of annual programs have
already been established that are designed to do just that, including
events at the Municipal Auditorium, Halloween on the Square, A Dickens of
a Christmas, and the Christmas Parade, to name a few. Also, the Farmers
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Market is an on-going program that has had a large measure of success.
The City should continue to sponsor these types of programs. The
public’s overall perception of Downtown
as a place for social interaction and
tourism will be strengthened with
increased involvement in sponsored
events, which provide reasons for the
public
to
experience
Downtown
Greenville.
•

Through Encouraging Evening Activity –
Illustration 7-10
There is activity in Downtown Greenville
The Farmers Market In Downtown
during the day, especially weekdays. This
activity is mainly due to the numerous private offices, banks, and
municipal buildings, as well as the Hunt County Courthouse, that
are located there. The real challenge, therefore, is to create activity
in the evening when the
aforementioned uses are closed.
One of the most effective ways
to do this is through the
establishment of restaurants and
other entertainment-type uses.
Many of the restaurants that are
currently located Downtown are
Illustration 7-11
open only during the week
A Festival in Downtown Greenville
and/or only during the lunch
hours. This is understandable due to the previous observation of activity
being present in Downtown primarily during the weekday. One way to
begin to establish nighttime activity Downtown is to encourage all
restaurants to agree to stay open on the same Friday and Saturday night
at least one weekend each month. Another way is to have a food festival,
during which all Downtown restaurants would provide free food
samples. Other activities during this festival could include live music,
games for children, and shopping – Downtown retail shops should be
encouraged to remain open during this festival (as well as during other
Downtown events).

•

Living in Downtown Greenville – The main reason downtown areas
originally developed was to provide a concentrated area within which
people could live, work, eat, and buy goods. Residential uses should be
encouraged as part of the adaptive reuse of existing buildings on upper
floors. Lower floors should generally be reserved for retail or office uses.
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Old Downtown
buildings would
provide unique
housing within
Greenville, and
would provide
an
alternative
Illustration 7-12
multiple-family
The Strand in Galveston Where Upper Floors Have Been Converted to Residential Uses
option
for
people desiring that type of housing. This type of adaptive reuse of
downtown area buildings has occurred across Texas in both large cities
like Dallas and Houston, as well as smaller cities like Galveston (see
illustration) and College Station. Not only would this provide a unique
housing component in Greenville, but residents Downtown would also
help create additional activity.
Continue to Make Physical Improvements
The City has proactively been making physical improvements Downtown for
the past several years. The wrought-iron fences erected around parking lots
(Illustration 7-13) are one visible improvement, as are some of the parking lots
themselves. Other improvements have included repaving sidewalks and
streets. The City has recently
been awarded a grant of over one
million dollars7-1 that is going to
be spent on demolition and
reconstruction of the sidewalk
system, and on incorporation of
streetscape elements including
pedestrian
lighting,
street
furniture, and landscaping. The
engineering-related improvements
are
scheduled
to
include
Illustration 7-13
Decorative Wrought-Iron Fence Erected Around a Parking Area
relocation of some overhead lines,
in Downtown Greenville
installation
of
cable
and
telephone conduit, removal of existing ramps and installation of ADAcompliant ramps, trash receptacles, and signage. The focus area of the
monies from the grant project will be along Lee Street from Market Square
to the Katy Depot.
Only two recommendations related to making public improvements are
needed given the City’s already active participation in the revitalization of
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Downtown. First, the City should prioritize specific public improvements
that should be made after the previously recommended business survey has
been conducted. Second, other improvements in addition to those that
have been completed or
City of Midland, Texas
scheduled that would help the
visual
appeal
of
the
streetscape Downtown should be
considered. Such improvements
include street trees, brick pavers
to
demarcate
pedestrian
walkways, and public gathering
spaces.
Street trees planted
Illustration 7-14
Street Trees Add Life To This Downtown Street
within grated areas would
provide needed shade for people
City of Addison, Texas
shopping
on
hot
Texas
afternoons. Brick pavers that
visually separate sidewalks would
help add to the old-town feeling
and ambiance of Downtown
Greenville; such pavers already
exist in some places. Finally,
public gathering spaces with a
unique element, such as a
fountain, life-size chessboard, or
Illustration 7-15
Street Trees & Brick Pavers Add a Pedestrian Feel To
historic feature, would provide a
This New Downtown Area
place for people to meet and
City of Galveston, Texas
relax for a few minutes.
Use Marketing Effectively
•

Chapter 7

Advertise
Incentives
for
Downtown Revitalization –
The City’s Main Street
Program has established
several
incentives
and
programs for Downtown
revitalization.
The City
should work together with
Illustration 7-16
civic-related groups that People Playing With a Life-Size Chessboard in a Downtown Plaza
regularly have contact with
the private sector to ensure that business owners, entrepreneurs, and
potential investors are aware of these programs and incentives. Civic-
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related groups that should be
involved include the Chamber
of Commerce, the Board of
Development, and the Friends
of Main Street Organization.
Ensuring that people are aware
that
there
are
financial
incentives
to
invest
in
Downtown Greenville’s revitalization could help to improve
the activity level in Downtown.
There are several simple ways in
which the City could raise
awareness; these include putting
together an in-formational
sheet, brochure or packet for
the previous civic groups
Illustration 7-17
mentioned, so that they in turn
The August 2003 GREENVILLE TODAY Newsletter Briefly
Mentions Downtown Events
can
help
distribute
the
information to the public. Incorporating the information into the City’s
newsletter in the same place each month, with new information added as
needed, is another way to distribute information. The same could be
done for the quarterly Downtown newsletter. Effective communication
of avail-able incentives and programs is key to ensuring that they work
for both the public and private sector.
•

Work With Business Groups – It is also recommended that the City and
the Main Street Program work closely with the Board of Development
and the Chamber of Commerce to market Downtown. In this day and
age, many people and businesses obtain their research information from
the Internet. If a business is researching Greenville as a potential place
to locate via the Internet, however, the standard websites of the Board of
Development and the Chamber do not provide much information on
Downtown. The City and the Main Street Program should approach
these two entities about improving marketing for Downtown so that
when a business contacts them about locations in Greenville that would
be appropriate for the business, Downtown is first on the list of potential
locations.
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•

Establish Gateways & Directional Signage – Downtown Greenville contains
some of the oldest buildings in the City, has some of the most significant
historical features in the City, and
was once the heart of commerce
in the City. These facts make
Downtown Greenville a distinct,
unique area, and it should be
treated as such. One effective way
in which to demarcate Downtown
from surrounding areas is to
establish gateway features at key
points of entry into Downtown
Greenville.
Gateways should
generally be simple in design and
constructed of low-maintenance
materials. In addition, gateways
Illustration 7-18
designed to announce Downtown
Example of the Way a Gateway for Downtown
Greenville Could Look
Greenville should be readable by
both pedestrian and automobile
traffic. It should be noted that the recommendation for gateways is
consistent with the 1999 Redevelopment Master Plan.

•

Establish Directional Signage – People traveling along Interstate Highway
30 will not be aware of how to get to Downtown Greenville. Directional
signage somewhere along the frontage of this roadway and at major
intersections, such as Wesley Street and IH 30, would be effective in
ensuring that people can find their way Downtown. A consistent design
for directional signage that leads
people from other points of access
into the City should also be
considered.

•

Use Banner Signs – Banner signs are
signs that can be affixed to a tall light
pole or utility pole. These signs are
recommended for use within
Downtown Greenville in two primary
ways. First, they should be used to
announce special events occurring
Downtown, such as Halloween on the
Square or A Dickens of a Christmas.
Placing banner signs that advertise
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Illustration 7-19
A Banner Sign Delineates a Special Area of a
Community
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these events throughout the downtown area would help market them.
Second, banner signs could be used throughout Downtown on a daily
basis to further demarcate it as a special area of the City. Illustration 7-19
shows an example of such a banner sign that announces that the area in
which it is located is a unique area of the community.

Specific Regulations
Regulatory actions such as zoning can help or deter the type of development,
uses, and environment that is actually desired in a specific location. The
following sections discuss ways in which Greenville can adopt specific
regulations to further Downtown revitalization efforts.
Revise the Central Area Zoning District
The Central Area District (CA) within Greenville’s current Zoning
Ordinance is described as primarily a district for the conduct of retail trade,
administrative and professional offices, and service to the general public, specifically
designed and intended for application in the downtown area (page 22). The
concept of uses that should be
established within the CA,
primarily retail, office, and
public uses, is consistent with
the
current
vision
for
Downtown. However, as the
Permitted Use Schedule of the
Zoning Ordinance is reviewed
(pages 28 through 32), there are
numerous uses that are either
Illustration 7-20
permitted by right or by specific
A Business in Downtown Greenville
use permit that are inconsistent.
It is recommended that the uses currently allowed within the CA be
carefully reviewed with the District’s purpose in mind.
Targeted businesses that should be established Downtown should be retail
uses, and secondarily, office uses. Retail uses that would benefit Downtown
revitalization efforts include sit-down restaurants, antique shops, specialty
shops, jewelry stores, and gift shops. Retail uses on the ground floor with
either offices or residences above (refer to page 7-10) should also be
encouraged. Further, the CA District should specify that if goods are going
to be manufactured, at least 20 percent of the first floor must be retail, and
that the retail area must be located at the front of the building space so that
goods are visible to passersby.
Comprehensive Plan 2025
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Establish Other Criteria for Businesses Within the Downtown Area
The unique character of the buildings in Downtown Greenville should be
preserved. As facades are rehabilitated and new structures are erected in the
place of structures that are no longer viable, compatibility with the character
of Downtown buildings will be important. The City has already recognized
the importance of compatibility by adopting an ordinance called Design
Guidelines for Downtown Greenville.
These guidelines specify various
compatibility-related criteria including setbacks, height, roof forms, building
materials, and façade articulation.
This ordinance has been effective in
ensuring that Downtown remains
true to its historic character.
However, stand-alone ordinances
related to aesthetic-based regulations
are not the norm for cities in Texas;
most cities implement such
regulations within adopted zoning
Illustration 7-21
Façade Work Being Done on a Building Downtown
ordinances. It is recommended that
the City consider integrating the Design Guidelines for Downtown into its
adopted Zoning Ordinance.
Specifically Provide for Residential Loft Dwellings
As previously mentioned, it is recommended within this Downtown
Revitalization Plan that residential uses should be encouraged as part of the
adaptive reuse of existing buildings
on upper floors; lower floors
should ideally be reserved for retail
or office uses. Within the current
City Zoning Ordinance, multiplefamily uses are permitted within the
Central Area Zoning District,
however, the term multiple-family as
it is defined by the Ordinance
Illustration 7-22
(both as a use and as a dwelling) is Old Downtown Greenville – A Place Where People Bought
Goods, Worked, & Lived
not sufficient to allow what is
recommended herein. The City also allows an accessory dwelling within
Downtown, but the term accessory implies a requirement for a different
principal use. Given the fact that current regulations do not seem to clearly
permit residential uses on upper floors of buildings Downtown, at least not
as a principal use, a residential loft (type) use should be incorporated into the
Chapter 7
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City’s Zoning Ordinance. The following definition describes the type of
residential use that should be permitted:
A residential living space that is located on the second floor (or above) of a
structure that has a nonresidential use, such as an office or retail shop,
operating on the first floor. This definition includes a similarly located
space within a structure that has been converted into a residential living
area from some other originally intended use.

This use should be added to the schedule of permitted uses within the
Ordinance, and should be permitted by right in the CA District. Clarifying
that this type of housing is allowed Downtown would keep a potential
developer of such a use from having to go through unnecessary, timeconsuming steps to get approval for the use in the future. As noted
previously, residential loft living spaces would provide a unique housing
alternative in Greenville, and would help create needed activity Downtown.

Specific Economic Development Initiatives
Review Current Incentives
Just as the City is proactively
making physical improvements
Downtown, the City is also being
proactive in terms of providing
economic incentives within the
area. The following is a listing of
some
of
the
economic
development initiatives that have
already been established, along
Illustration 7-23
with recommendations as to how
The Uptown Forum in Downtown Greenville
such incentives may be improved.
• Tax Abatement – There is currently a City ordinance in effect that
provides a seven-year property tax abatement on any increase in the
assessed value of the property. The property must qualify as a
historically significant site to be eligible for the tax abatement.
This is a good program; no additional recommendations are needed.
• Matching Grants – As the Main Street Program’s website describes,
matching grants are designed to help provide funding for visible exterior
improvements to buildings. The incentive grant program provides onethird matching grants up to $2,500 per building until funds are
depleted.
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•

Funds are currently depleted, but this program has been successful and
should continue. The matching fund amount of $2,500 should also be
increased as funds become available.
Low Interest Loans – The Main Street Program has established a
cooperative loan program with six local banks. Loans granted must in
part be used by the borrower for exterior or façade improvements that
are visible to the public, such as window and door repairs, glass
replacement, façade repair, brick and mortar repair, awnings, trim repair
or replacement, and paint.
This is a good program; no additional recommendations are needed.

Establish a Tax Increment Financing (TIF) District
Tax increment financing districts, or TIF
Districts, can be described as special districts
wherein public improvements are funded with
increased tax revenues resulting from
improved property valuations. The property
tax rate paid by property owners is the same as
would be paid in other areas of a city, but the
additional tax paid on the increased value of
the property would be allotted to a special
fund that would finance improvement
Illustration 7-24
projects within the TIF District. A TIF The Recently Improved Bank Building in
Downtown Greenville
District is different than a Public
Improvement District (PID), which was recommended for the Downtown
area in the 1999 Downtown Redevelopment Master Plan, in that it does not
impose additional taxes on property. Cities, counties and school districts
can all participate in a TIF District, and they can individually participate as
well. That is, a city can establish a TIF District, but the school district and
county’s tax revenues are not automatically affected. They must agree to
participate7-2.
It is recommended that the City investigate the feasibility of establishing a
TIF District for Downtown Greenville. Hunt County and the school district
should be approached to participate, but regardless of whether these entities
are involved, a TIF District should still be pursued. The amount of
additional tax revenue from improved property valuations from the City
alone will likely be significant enough over the long-term to contribute to
physical improvements that visibly enhance Downtown Greenville.

Chapter 7

7-18

Comprehensive Plan 2025

Downtown Revitalization Plan

Conclusion
This Downtown Revitalization Plan has provided ways in which the City can build
on its previous efforts to encourage reinvestment and redevelopment in
Downtown Greenville. Many of the recommendations made within the 1999
Downtown Greenville Redevelopment Master Plan remain valid today. Those
recommendations are contained herein and are refined to be applicable in
relation to more recent City initiatives. The fact that Greenville is a Texas Main
Street City, with a full-time Main Street Director devoted to Downtown efforts,
has and will continue to help with revitalization efforts.
This Plan, supported by the responses to the Citizen Survey, has recommended
a three-part process for Downtown improvements – specific actions, specific
regulations, and specific economic development initiatives. Involvement of both
the public and private sectors will be needed for the Downtown area to become
increasingly vibrant. The key concept advocated herein is for Downtown
Greenville to be a place of increased activity where people come to shop, to eat,
and even to live. The recommendations made within this Downtown
Revitalization Plan are summarized within Table 7-2.
Table 7-2
SUMMARY OF DOWNTOWN REVITALIZATION PLAN RECOMMENDATIONS
City of Greenville, Texas

Specific Action-Related Recommendations
The City should conduct a survey of Downtown business owners to determine what role the
public sector should have in revitalization efforts from the perspective of people operating
businesses in the area.
The City should establish a Storefront Window Program to help Downtown shop owners
realize the importance of their storefront windows and help redesign them accordingly.
Greenville should help create activity Downtown through: 1) organizing programs,
2) encouraging evening activity, and 3) encouraging living in Downtown.
The City should prioritize specific physical (public) improvements after the recommended
business survey has been conducted.
Greenville should make continued physical improvements in Downtown, specifically street
trees, brick pavers for sidewalks, and public gathering spaces.
The City should work together with civic-related groups that regularly have contact with the
private sector to ensure that business owners, entrepreneurs, and potential investors are
aware of programs and incentives for locating Downtown and for improving businesses.
The City and the Main Street Program should work closely with the Board of Development
and the Chamber of Commerce to market Downtown.
Gateway features should be established at key points of entry into Downtown Greenville.
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Table 7-2 (Cont’d)
SUMMARY OF DOWNTOWN REVITALIZATION PLAN RECOMMENDATIONS
City of Greenville, Texas

Specific Action-Related Recommendations (Cont’d)
The City should establish directional signage (with a consistent design) that leads people to
Downtown Greenville.
Greenville should establish banner signs within Downtown to announce special events there
and to demarcate it as a special area of the City.

Specific Regulation-Related Recommendations
The City should review and amend the uses currently allowed within the Central Area zoning
district in light of the new concepts for Downtown – retail, office, and residential uses should
be the principal uses.
Greenville should review and amend the Central Area zoning district to specify that at least
20 percent of the first floor of businesses (that both manufacture and sell their goods) must
be retail, and that the retail area must be located at the front of the building space.
The City should consider integrating the previously established Design Guidelines for
Downtown into its Zoning Ordinance.
Greenville should incorporate a residential loft use, which would be residential above retail or
office, into the Zoning Ordinance, and should allow it by right in Downtown.

Specific Economic-Related Recommendations
Greenville has established an incentive grant program that provides one-third matching grants
up to $2,500 per building for exterior improvements. This program has been successful and
should continue, and the matching fund amount of $2,500 should also be increased as funds
become available.
The City should investigate establishing a TIF District for Downtown. Hunt County and the
Greenville ISD should be approached to participate, but regardless of whether these entities
are involved, a TIF District should still be pursued.
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Endnotes
NOTE: All plans that have been adopted by the City of Greenville and that are discussed within
this Comprehensive Plan 2025 can be found at the W. Walworth Harrison Public Library.
7-1

In 2002, the City was awarded a $1,187,898 Statewide Transportation Enhancement Program (STEP) grant from the
Texas Department of Transportation. The City match for this grant is $296,974.

7-2

School districts often do not participate because “under Texas law, school districts can lose state funding if they are
part of such a district” – Source: Chavez, Stella M., Allen Considers Finance District: School District Wants More
Information About City Proposal; The Dallas Morning News, September 30, 2003
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Introduction
General
The Public Facilities element of the Comprehensive Plan addresses the
expectations that a community's residents have regarding public services and the
facilities needed to provide these services. The Public Facilities Plan for
Greenville focuses on both the building space and personnel needed to provide
services such as police, fire, library, administration, and so forth for the City’s
residents. Public buildings that house the various governmental and service
functions of a municipality are generally of two types: (1) those requiring a
nearly central or a common location and that serve the entire municipal area,
and (2) those serving segments of the community on a “service-area” basis.
Greenville’s Municipal Building is an example of a governmental building that
serves the entire community, while the local fire stations represent public
buildings that have a service area relationship with the community.

Attitudes on Public Facilities 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.
Assumptions can be made,
through responses to the
survey, about how existing
local public facilities and
services are meeting the
demands of residents. For
example, 83 percent of
residents rank the fire
department as having an
excellent or good level of
service; part of this high
ranking may be a result of
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Table 8-1
ATTITUDES ABOUT THE LEVEL OF CITY SERVICES
City of Greenville, Texas
SERVICE

Level of Service Level of Service
Good or Excellent Fair or Poor

Fire Department

83%

11%

Library

83%

9%

Garbage Collection

73%

26%

Police

71%

27%

Water and Sewer

62%

35%

Source: 2002 Greenville Citizen Survey Summary Report, Appendix: Cumulative
Survey Results
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fire stations being generally evenly distributed throughout the City. Another
public service that ranked high in resident satisfaction was the library, with 83
percent of residents ranking it as excellent or good. Table 8-1 displays the
services that received the greatest amount of approval by Greenville residents.
Table 8-2
SATISFACTION WITH SERVICE RECEIVED
FROM A CITY EMPLOYEE
City of Greenville, Texas
Satisfaction Level

Percentage of Responses

Very Satisfied

16%

Satisfied

42%

Dissatisfied

20%

Very Dissatisfied

22%

No Opinion

58%

42%

1%

Source: 2002 Greenville Citizen Survey Summary Report, Appendix: Cumulative Survey
Results

Question #8 asked (if the
respondent had contacted
the City with a concern
during the past year) what
the satisfaction level was
with the overall service the
respondent received from
the City employee. As
Table 8-2 shows, 58
percent were generally
satisfied. However, it is
also significant that 42
percent were generally
dissatisfied.

Additionally, respondents were asked what service or facility does the City not have
that they would like to see provided (Question #9). A recreation/teen/youth center
was the top response with 20 percent desiring this facility. The second most
desired service or facility
was public transportation
Table 8-3
ERVICE
OR
F
ACILITY
T
HAT
THE CITY CURRENTLY DOES NOT
S
with 17 percent of
HAVE AND IS DESIRED BY THE RESIDENTS
residents desiring this
City of Greenville, Texas
service or facility. Table
Percentage of Responses
8-3 is a detailed list of the
Facility
for the Facility
responses to this question.
Recreation/Teen/Youth Center

20%

The survey also focused
Public Transportation
17%
on citizen satisfaction and
Retail/Business/Industry
7%
the availability of public
facilities.
Specifically, Park and Recreation Improvements
7%
survey question number Source: 2002 Greenville Citizen Survey Summary Report, Appendix: Cumulative Survey
10 asked residents: how Results
satisfied or dissatisfied are
you with the following aspects of Greenville. The question then listed 11 different
aspects, two of which related directly to public facilities. First was in regard to
the overall level of safety in the community. The majority reported either a high
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level of satisfaction, at three percent, or a moderate level of satisfaction, at 75
percent, with this aspect. Second was in regard to access to or availability of
cultural activities. The survey reported that 62 percent of residents felt that they
were either strongly satisfied or satisfied with this aspect of the City.
Also, other public facilities such as cultural activities/facilities were addressed in
survey question number 11, which asked the importance of items in
determining residents’ quality of life. The survey reported 87 percent of
residents felt that having museums and cultural activities was very important or
important in determining the quality of life. Also, library facilities, as
mentioned before, were shown as important facilities to have within the City. A
current and well-stocked library was rated by 96 percent of the residents as being
very important or important in determining the quality of life.
The use of public facilities is also important in determining what the potential
future need may be for those public facilities. Question 13 asked respondents
how often in the past 12 months did they or someone in their household visit or use the
Civic Center. Forty-eight percent responded that they or someone in their
household had used the Civic Center in the last 12 months.

Table 8-4
THE MOST IMPORTANT RECREATIONAL FACILITY
FOR THE CITY TO CONSTRUCT
City of Greenville, Texas
Facility

Percent of Residents
Responding Most Important

Senior Citizen Center

28%

Youth Activity Center

22%

Playgrounds

8%

Baseball Fields

6%

Source: 2002 Greenville Citizen Survey Summary Report, Appendix: Cumulative Survey Results

In addition, respondents were asked to express how important or unimportant they
thought it would be to construct a new or additional public facility out of a list of 23
facility types (Question #16). A senior citizen center was reported by 85 percent
as either very important or important. Also, a youth center was reported by 79
percent as either very important or important. Respondents were then asked
(Question #17) to consider all 23 facilities and to rank the most important
recreational facility to construct. As can be seen in Table 8-4, the citizens
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responded with 28 percent for the senior citizens center and 22 percent for the
youth activity center. Overall, responses to several survey questions indicate that
some form of recreation center would be a desirable public facility for the City.
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City Services & Structures
General Public Facilities & Related Numbers of Employees
The City of Greenville currently employs approximately 288 people, 272 fulltime and 16 part-time. It should be noted that neither seasonal employees nor
Greenville Electric employees were considered in the calculation of total
employment. Greenville Electric (GEUS) is owned and operated by the City
and employs 91 people, but is managed by a quasi-independent board and
therefore this entity and the related employees have not been considered herein.
The City currently has 19 buildings housing various local government
operations. Table 8-5 shows the current information on each City building,
including their locations, building sizes, and number of employees per facility.
Table 8-5
EXISTING PUBLIC FACILITIES
City of Greenville, Texas
BUILDING

Location

Square Footage

# of Employees

Greenville Municipal Building
Utility Customer Service Maintenance Bldg

2821 Washington Street
3011 St. John Street

17,000
2,000

32
8

Sam Reeves Alexander Municipal Annex

2315 Johnson Street

15,000

28

Public Safety Building

1702 Wesley Street

20,000

72

Police Store Front

2011 Kennedy Street

1,000

1

W. Walworth Harrison Public Library

#1 Lou Finney Lane

24,000

12

Municipal Service Center

701 Clark Street

11,000

45

Waster Water Treatment Plant

100 Division Street

3,000

14
9

Water Treatment Plant

501 Wesley Street

10,000

Hunt County Area Wide Animal Shelter

5800 Joe Ramsey Blvd.

7,500

4

Fire Administration

2603 Templeton(1)

NA

3

Fire Station #1

1901 Johnson Street

4,000

Fire Station #2

4908 Lee Street

3,600

Fire Station #3

3401 Leo Hackney Blvd.

8,000

Fire Station #4

7501 Jack Finney Blvd.

4,800

45(2)

JA-LU Municipal Pool

Lou Finney Lane

NA

NA

Reecy Davis Recreation Center

4320 Lee Street

17,000

2

Fletcher Warren Civic Center

5501 S. Hwy. 69

10,000

3

Wright Golf Course

4903 S. Hwy. 69

1,400

1

Greenville Municipal Airport, Major’s Field

101 Majors Road

NA

NA

TOTAL EMPLOYEES

295

(1) Press Release; September 29, 2003: "Greenville Fire Department Administrative Offices Relocate”
(2) 45 people are employed at four fire stations.
Source: City of Greenville
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Plate 8-1, Existing Public Facilities,
illustrates the various locations of
City properties, including vacant
land and parking lots. Greenville
currently has properties located
throughout its City limits. The
properties range in size from the
very large sites such as Major’s
Field and the City Lake areas to
the smaller ones such as those
located in the Downtown area.
The City also has two sizable tracts
of vacant land located south of
Interstate 30. The first vacant
property is located on Dent Road
just north of Jack Finney
Boulevard. The second vacant site
is located just north of the Hunt
County Animal Shelter.

Illustration 8-1
MUNICIPAL AIRPORT

With
various
City-owned
properties, Greenville can offer a
variety of public services to its
residents, including police, fire,
library services, administrative
services, and social services.
Properties can be tailored to meet
the demands of any type of
municipal public service, which
are in existence for the use and
benefit of everyone in the
community.

Illustration 8-2
WATER TOWER

The public services provided by the City are divided into several separate
departments, making it easier for Greenville to provide adequate and efficient
facilities and services, as well as to plan for the workspace and personnel that are
needed to administer these services. The following sections describe these
various departments by outlining their current spatial conditions and respective
personnel. Related recommendations based on the projected population of the
City in 2025 of 37,720 people (refer to the Future Land Use Plan) are included
following the discussion of existing conditions, where applicable.
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Municipal Building
The Greenville Municipal Building is located at 2821 Washington Street and
contains approximately 17,000 square feet of office space. This building
contains several critical City departments, including the City Manager, City
Secretary, Main Street, Human Resources, Finance, Utility Customer Service,
Building Maintenance, Purchasing, and Information Technology.
The
personnel information for each City department that operates out of the
Municipal Building is as follows:
•
•
•
•
•

City Manager – 3 employees
City Secretary – 2 employees
Main Street – 1 employee
Human Resources – 3
employees
Finance – 7 employees

•
•
•
•

Utility Customer Service – 9
employees
Building Maintenance – 7 employees
Purchasing – 2 employees
Information Technology – 5
employees

The W. Walworth Harrison Public Library
Citizens of Greenville are provided library service through the W. Walworth
Harrison Public Library. Most people in Greenville recognize the need for good
library services; as discussed previously in relation to the Citizen Survey, a
current and well-stocked library was rated by 96 percent of the residents as being
very important or important in determining the quality of life. The library is
centrally located within the City at #1 Lou Finney Lane (as shown on Plate 8-1)
and has 24,000 square feet of building space. Currently, the library employs 12
people, with 10 of whom are full-time.
The American Library Association (ALA) standard for library space in relation
to population is 0.75 square feet per library patron, which is the standard used
by most cities in Texas to make decisions regarding library service. Based upon
the standard of 0.75 square feet per person, the current population requires
approximately 17,970 square feet of library space. Therefore, the present library
space of 24,000 square feet is adequate to serve the existing population.
Future Needs
When making decisions regarding future library-related needs, an analysis
based on the ALA ratio is likely most valid in providing assistance in
forecasting the requirements necessary to meet the demands of the residents.
Using this ratio, the City could grow to a population of almost 32,000
people without the need for expansion. A projected population of 37,720
people would mean that the City would need approximately 28,290 square
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feet of library space to meet ALA standards. It is recommended, however,
that the City consider satellite library locations in the future. Satellite
libraries could serve other population areas within Greenville and could be
located at existing public facilities such as at the Greenville Sports Park and
the Reecy Davis Recreation
Center.
Table 8-6
W. WALWORTH HARRISON LIBRARY:
EMPLOYEES AND SQUARE FOOTAGE FOR 2025
City of Greenville, Texas

In addition to basic square
footage needs, the City
BASIS & NEEDS
2003
2025
should consider establishing
some outreach programs for
Population
23,960
37,720
adults and children that
Employees
11
17
may not be able to
Square Footage Needed
17,970
28,290
physically
visit
the
Based on ALA Standard
Walworth Harrison Library. Source: Dunkin, Sefko & Associates
Some examples of the types
of outreach programs that could be provided include8-1:
• Working with libraries in local schools to ensure that students are
aware of programs and services offered by the City’s public library;
• Delivering materials to homebound customers – seniors and
youngsters could apply for service if they are unable to visit the
library due to health problems or lack of transportation;
• Visiting local daycares (including in-home daycares) and holding
story time;
• Establishing an outreach literacy program that citizens could apply
for and could have in-home tutoring; and,
• Establishing satellite locations where citizens could use the Internet
and checkout and return materials.
Implementing outreach programs such as the ones outlined above could
help the City provide library services to citizens who would not otherwise be
able to take advantage of such services.

Public Safety Building/Police Service
The Public Safety Building is located at 1702 Wesley Street and has a total of 72
employees. The Police Department and Municipal Court are housed within the
20,000 square foot building. There are a total of 50 officers and 22 civilian
employees, including the Municipal Court personnel, but not including Animal
Control. The Department also established a storefront location in the
Washington Heights area in 1998. This was done in order to establish a police
presence in an area that had a high crime rate. As the Police Department
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portion of the City of Greenville website explains: one of the goals of the
Community Storefront is to increase communication between police officers and the
neighborhood residents to reduce crime and the fear of crime in the areas where they are
located
There are 50 police officers within the Greenville Police Department serving a
population of 23,960. The ratio of police officers to population is an important
consideration in terms of the overall safety of the local population. An accepted
ratio of police officers to population is between 1.5 and 1.8 officers per 1,000
people8-2, however, the Greenville Police Department currently has a ratio of
approximately 2.0 officers for every 1,000 people, and as one report indicates:
There is no consensus on staffing levels for local police departments.
The ratio of both officers and total police employees per 1000 is
significantly related to crime rates…Such standards have limited
meaning because the actual number required will vary depending on the
size of a city, geographic region and city type (central, suburban, freestanding rural). …Even cities of the same population size and type may
differ widely in staffing needs because of differences in demographics,
socio-economic characteristics, climate or other unique conditions.
Source: Municipal Research & Services Center of Washington, Level of Service Standards - Measures for Maintaining the
Quality of Community Life, MRSC Report 31,1994; Website ADDRESS: www.mrsc.org/Conference-Center

Future Needs
Using the ratio of 1.5 officers per 1,000 people, the City of Greenville would
need approximately 57 officers to serve the projected future population of
37,720 in 2025. A ratio of 1.8 officers per 1,000 people would require 68
officers to be employed by 2025. Table 8-7 outlines the results of using
these two ratios to determine the future number of officers needed in 2025.
Table 8-7
RATIO ANALYSIS OF EXISTING & FUTURE POLICE SERVICE NEEDS
City of Greenville, Texas
Accepted Ratio of Police Officers to Population: 1.5 to 1.8 per 1,000 people

Current # of
Officers(1)

50

Current # of Officers
Future # of Officers Needed
Needed Based on Current
Based on Projected
Population of 23,960
Population of 37,720

Ratios
1.5 Officers Per 1,000

36

57

1.8 Officers Per 1,000

43

68

2.2 Officers Per 1,000

53

83

Current Population: 23,960
Current Ratio of Officers Per Population in Greenville: 2.0
Projected Future Population: 37,720
(1)

City of Greenville Website
Source: Dunkin, Sefko & Associates, Inc.
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The table also contains data on the Greenville Police Department’s present
police staffing levels and its related needs – an analysis done internally
within the Department has led to the determination that 53 officers, or
three additional officers, are currently needed; this would be a ratio of 2.2
officers per 1,000 population, which is shown in the table. As the study
referenced above indicates, the number of police persons any city needs,
including the City of Greenville, should be assessed on the basis of ensuring
the public health, safety, and welfare, and not necessarily according to a
ratio.
The City is already taking steps to meet the future needs of the public - after
a needs analysis performed by Brinkley Sergeant Architects showed that the
existing facility is inadequate for current department needs, a new public
safety building is in the process of being planned. The location of the
building will be in the downtown area, as shown on Plate 8-1. A committee
is currently looking at design and square footage guidelines. Estimates are
that the square footage of the building will be 32,000 square feet, with
construction likely to begin in 2004. With regard to the Police Storefront
location that was previously discussed, no expansions or changes are needed
at this time or in the foreseeable future. However, it is recommended that
the City consider establishing new police storefronts at other locations that
would allow officers to complete paperwork without having to leave their
patrol district. Locations that should be considered include the Greenville
Sports Park and in one of the retail areas at the intersection of Interstate
Highway 30 and State Highway 34.

Reecy Davis Recreation Center
The Reecy Davis Recreation Center is located at 4320 Lee Street and contains
17,000 square feet of building space. At present, two City employees work at the
Recreation Center. This is a new facility for the City of Greenville. One of the
facilities that was mentioned by a large percentage of the respondents to the
Citizen Survey as being
needed in Greenville was a
youth activity center, as
Table 8-3 and 8-4 in the
Introduction section of this
Chapter show. Presently,
the Recreation Center is
used by the local Boys &
Girls Club, and a full
Illustration 8-5
THE REECY DAVIS RECREATION CENTER
program
of
recreation
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services will be established as funds are available. The Greenville Parks
Department should engage in a public awareness campaign to inform citizens of
programs and activities available at the Center as they are established.

Fletcher Warren Civic Center
The Fletcher Warren Civic
Center is located at 5501 S. Hwy.
69 and contains approximately
10,000 square feet of building
space.
Currently, three City
employees work out of the
Fletcher Warren Civic Center.
The Center serves as a facility
Illustration 8-6
THE CIVIC CENTER
that may be rented for various
types of functions such as a
weddings, business meetings, or conventions. It is reportedly used an average of
three to four times each week to accommodate day and evening events. In fact,
as mentioned during the previous discussion of the Citizen Survey herein, 48
percent of respondents reported that they or someone in their household had
used the Civic Center in the last 12 months.
Future Needs
Based on the previous information about the frequency with which the
Civic Center is used, this facility is clearly providing an important service
need within Greenville for a centralized meeting space. However, there are
two recommendations related to the Civic Center that should be
implemented. First, the use of the facility should be monitored in order to
help assess the demand – documented knowledge of use can help the City
decide whether the Civic Center is continuing to meet local demand.
Second, the City should consider establishing a marketing campaign to
increase the demand and use for this facility. The Fletcher Warren Civic
Center may be increasingly used if citizens were more informed about its
function and availability.

Fire Department
The Greenville Fire Department currently operates out of one administration
office and four fire stations. The fire department administration office, housing
three employees, was recently relocated to 2603 Templeton Street (the previous
location was the Henson Building, 2716 Lee Street, Suite 300). Forty-eight fire
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department personnel are employed at the various fire stations. The addresses
of the City’s four fire stations are listed below and are shown on Plate 8-2:
•
•
•
•

Fire Station #1 – 1901 Johnson Street
Fire Station #2 – 4908 Lee
Street
Fire Station #3 – 3401 Leo
Hackney Blvd.
Fire Station #4 – 7501 Jack
Finney Blvd.

The Fire Department serves an
Illustration 8-7
important public safety need as
FIRE STATION # 2
evidenced by the statement on the Fire
Department portion of the City of Greenville website that the department responds
to approximately 1,800 emergency calls per year involving almost any kind of emergency
as well as many non-emergency public assists.
Future Needs
The most important factor in terms of fire protection service is the servicearea of fire stations to the geographic area of the community. Plate 8-2
shows Greenville’s fire stations and their respective relationships to the City
based on the accepted fire service area of 1.5 miles. The existing fire stations
encompass much of the City within their 1.5-mile radii. As the City grows,
new fire stations must be built to maintain adequate coverage. The
recommended locations for future fire stations are shown on Plate 8-2; these
recommendations have been made such that fire stations also cover service
areas in the City’s current ETJ area in order to accommodate future
residents and businesses therein.
The City also may consider renovating old sites or replacing older fire
stations on an as-needed basis. Fire Stations 2, 3, and 4 have all been
constructed within the last 10 years. Fire Station Number One, however, is
over fifty years old and is scheduled for replacement in the near future. A
recommended location for such relocation has been shown on Plate 8-2.
The proposed location was chosen to reduce the overlapping service-area
coverage that is currently in place due to the proximity of Fire Station 1 and
2, but also to ensure that ample coverage in this densely developed area of
Greenville.

Comprehensive Plan 2025

8-13

Chapter 8

Public Facilities Plan

Comprehensive Plan 2025

8-14

Chapter 8

Public Facilities Plan

General Public Facility Considerations & Needs
Vacant City-Owned Land
Plate 8-1 shows that there are several
tracts of vacant City-owned land. These
tracts
are
intermittently
located
throughout Greenville. The significance
of this land is that the City can provide
increased services as needs warrant and
City funds allow, without the City having
the added expense of buying land to
Illustration 8-8
WATER TOWER, AS SEEN FROM A DOWNTOWN
provide such services.
Examples of
GREENVILLE BUILDING
services that could be provided at any of
these locations include a police satellite station, an additional fire station, and
infrastructure-related facilities such as a lift station or water tower, to name a
few.

Consideration of a Hotel & Convention/Conference Center
Many cities across Texas and the nation rely
on income gained from visitors and
tourism as much as on other forms of
traditional income, such as sales tax
revenue, to keep them fiscally viable.
Examples of some cities in Texas where this
is the case include San Antonio,
Fredricksburg, Padre Island, Galveston,
Source: www.greenville-chamber.org
Grandbury, and Canton. Greenville has
Illustration 8-9
the potential to become a tourist
THE AUDIE MURPHY EXHIBIT
destination due to its location and its local
attractions. Interstate Highway 30 provides easy access to the City, and the
Downtown area, the Audie Murphy/American Cotton Museum, and the
Puddin Hill Store are just a few of the attractions.
The establishment of a hotel and convention/conference center can often boost
tourism. While the Fletcher Warren Civic Center currently functions as a place
that can be rented as a meeting facility for Greenville, it is primarily local groups
and businesses that utilize the Civic Center. Providing a concentrated location
within Greenville for visitors to stay and to attend a convention or conference
would provide an additional venue from which the City could attract additional
visitors and related tourism dollars. The groups and businesses that would use
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such a facility would ideally
be from out of town. As one
study on the economic impact
of such facilities states:
Community economic
impact is maximized
when delegates and
exhibitors are attracted
from out of town,
bringing their money
Illustration 8-10
THE FLETCHER WARREN CIVIC CENTER
with them to spend as
they stay for several days
in your city. This new money flowing in then creates multiplier effects as
the initial spending is circulated through businesses which serve as
suppliers to the directly-affected hotels and convention service
companies, and from there as it filters from the hands of employees into
the grocery stores, service stations and other businesses that support the
general population in your community.
Source: Spickard, Steven E. Economic Impact of Convention and Conference Centers, Presented to the 2nd Annual
Conference of the National Council for Urban Economic Development, titled “If You Build It, Will They Come?:
Stadiums, Arenas & Convention Centers”; obtained from website ADDRESS: www.beachbrowser.com/Conference-Center

In 2001, the City engaged a firm (Pinnacle Advisory Group) to perform a study
on whether there was a need for a hotel and convention/conference center in
the area. Findings8-3 were that the Greenville area has a void in quality meeting and
banquet space and that such a facility would generate moderate levels of new demand for
the area. An important caveat to the potential success of a
convention/conference facility was an upscale hotel and golf course facility that
would effectively serve as the focal point for meetings and banquets generated by this
facility and would provide the City with a new dimension with respect to the level of
quality available for lodging accommodations in the City.
Based on this study, there appears to be a need for such a facility that would
accommodate regional need for meeting space. Any future development of a
hotel and convention/conference center should occur along Interstate Highway
30. The City should work with the Chamber Convention & Visitors Bureau to
pursue the establishment of this type of facility.
Such a facility should not necessarily be financed through public funds,
however. Many cities have contributed to the partial funding of hotels with
conference/convention facilities, but there are differing opinions on whether
such public participation is positive for the community8-4. While there is a civicrelated component to these facilities, the fact remains that funding hotels with
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public funds puts communities in competition with similar endeavors that are
undertaken with wholly private funds. If the City is successful in attracting a
hotel and conference/convention center to Greenville, the City should carefully
consider its role in terms of funding.

Educational Facilities
The Future Land Use Plan provides areas for expansion of residential
neighborhoods throughout the City and ETJ. Growth in residential land uses
within Greenville and outer areas will
invariably result in increases in the school-age
population. The increases in this sector of the
local population will directly impact the
Greenville Independent School District
(GISD) in terms of its needs for expanded or
new educational facilities, services, and
administration.
The maintenance of a high quality school
district is and will continue to be important to
Greenville. Many aspects of the City are
affected by the quality of local schools,
including economic development and
Source (both pictures): www.greenvuilleisd.org
population growth. One of the best ways in
Illustration 8-11
GREENVILLE ISD SCHOOLS – LAMAR ELEMENTARY
which to ensure that the quality of the GISD
SCHOOL & GREENVILLE MIDDLE SCHOOL
is maintained for the betterment of both
Greenville and the GISD itself is to establish a cooperative and proactive
planning effort.
The City’s role in this cooperative effort will be to facilitate communication
between the GISD and the development community at the earliest possible
stages of the development review process. This will ensure that the GISD is
consistently informed about residential development activity and will allow the
GISD to respond accordingly. The City should consider the following in order
to establish a formalized cooperative process with the Greenville ISD:
•
•

Involve the GISD in the City’s development review process;
Include a GISD verification form in the developers’ packet that
states that the GISD has been contacted and states whether the
GISD has a need for additional educational facilities within the
boundaries of the proposed project;
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•

•
•

•

Work with the GISD to establish basic criteria for new educational
sites, including:
 Maximum desirable enrollment by campus type (elementary,
middle, high),
 Typical acreages required by campus type,
and
 Locational criteria by campus type (i.e.,
elementary schools within a neighborhood,
high schools along major roadways, etc.);
Amend local development ordinances to ensure
City oversight with regard to educational facilities;
Provide for coordination of sites that are mutually
beneficial for both the City and the GISD – for
example, sites that allow elementary schools to be
placed next to public parks; and,
Partner with the GISD on issues important to both
Illustration 8-12
the City and the GISD – examples include state
Greenville ISD Students Could
Benefit from Additional Facilities
legislation on financing issues and economic
for Organized Sports
development incentives for businesses.

The Greenville Municipal Airport
(Majors Field)
As was mentioned in the Baseline Analysis
(Chapter 1), an Airport Action Plan8-5 was
completed in March 1995 through a joint
effort by the City of Greenville and the
Texas Department of Transportation
(TxDOT). The purpose of the document
was to identify needed improvements and
to integrate them into an analysis of the
airport, and to provide a guide to local
officials to improve the airport and its
operations.
Given the fact that the
Airport Plan was completed almost 10
years ago, the City should undertake an
update of the Plan in the near future.
Illustration 8-13
The Greenville ISD Boundaries in Relation to the Greenville City
Limits and ETJ
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Conclusion
It should be noted that rapidly changing technology and operation methods
often modify the spatial needs of municipal employees as time progresses. The
recommendations in this Chapter focus on both the building space and the
amount of personnel needed to provide public services for the City’s residents.
It is recommended that in approximately five years (2008), the City conduct a
detailed evaluation of all municipal buildings to determine if any expansions of
current facilities or new facilities are necessary to serve the population. Table 8-8
contains a summary of the recommendations made within this chapter.
Table 8-8
SUMMARY OF PUBLIC FACILITY RECOMMENDATIONS
City of Greenville, Texas

Library Service
The City should consider establishing library service outreach programs for adults and
children that may not be able to physically visit the Walworth Harrison Library.

Police Service
The Greenville Police Department’s internal ratio of police officers to population should be
used to assess the number of officers needed.
The City should consider establishing new police storefronts at locations that would allow
officers to complete paperwork without having to leave their patrol district; locations
considered should include the Greenville Sports Park and in a retail area at IH 30 and SH 34.

The Recreation Center
The Greenville Parks Department should engage in a public awareness campaign to inform
citizens of programs and activities available at the Reecy Davis Recreation Center as they are
established.

The Civic Center
The City should monitor the use of the Fletcher Warren Civic Center in order to help assess
demand – documented knowledge of use can help the City decide whether the Civic Center is
continuing to meet local demand.
Greenville or a related civic group should consider establishing a marketing campaign to
increase the demand and use for the Civic Center.

Fire Protection Service
The City should use the recommended locations for future fire stations shown on Plate 8-2 as
a guide; these recommendations have been made to ensure adequate service-area coverage
with future growth.
Greenville should consider the recommended location on
Plate 8-2 for the relocation of Fire Station One.
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Table 8-8 (Cont’d)
SUMMARY OF PUBLIC FACILITY RECOMMENDATIONS
City of Greenville, Texas

City-Owned Property
The City should utilize current City-owned property to provide increased services as needs
warrant and City funds allow; this would eliminate some of the expense of providing
additional services.

Hotel/Convention Center
The City should work with the Chamber Convention & Visitors Bureau to pursue the
establishment of a hotel and conference/convention center; public funding should ideally
only include economic incentives.

The City & the Greenville ISD
The City should establish a cooperative and proactive planning effort with the GISD to
ensure that its quality is maintained with future local residential growth.

Comprehensive Plan 2025

8-20

Chapter 8

Public Facilities Plan

Endnotes
NOTE: All plans that have been adopted by the City of Greenville and that are discussed within
this Comprehensive Plan 2025 can be found at the W. Walworth Harrison Public Library.
8-1

Concepts derived from the Charles County Public Library Outreach Services Website:
http://www.ccplonline.org/outreach/outreach.htm and the Parmly Billings Library, Library Outreach Website:
ADDRESS: http://www.billings.lib.mt.us/wheels2.html

8-2

U.S. Department of Justice Website, Office of Justice Programs, Bureau of Justice Statistics. Law Enforcement
Management and Administrative Statistics: Local Police Departments 1999. ADDRESS: www.ojp.usdoj.gov/
bjs/pubalp2.htm#lpd.

8-3

Pinnacle Advisory Group. Phase 1 Market Study: Proposed Courtyard By Marriott: Greenville, Texas.

8-4

Smith, J.B. (Waco Tribune-Herald staff writer). City-owned hotels a 'risky' business, professor says. Rec’d via
citybase@earthlink.net

8-5

Buchart-Horn, Inc., in cooperation with the City of Greenville, Texas, and the State of Texas Department of
Transportation Division of Aviation, Airport Action Plan: Greenville Municipal Airport (Majors Field), March
1995, pg. 3.
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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
Ratio

44%

33%

11%

5%

6%

4.8:1

13%

38%

24%

18%

7%

1.2:1

$150,000 to $250,000?

3%

21%

28%

38%

10%

0.3:1

$250,000 or higher?

1%

8%

22%

59%

9%

0.1:1

QUESTION #19:
How strongly would you support or oppose
further growth and development in...
Single-Family Housing

25%

68%

4%

0%

2%

23.2:1

Multiple-Family Units

12%

58%

24%

0%

5%

2.9:1

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?

20%

61%

15%

1%

3%

5.0:1

identifying and preserving areas
and buildings of historical significance?

21%

68%

9%

0%

1%

9.8:1

No Need

$100,000 or less?
$100,000 to $150,000?

Importance
Ratio

4.4:1

Importance
Ratio

No Opinion
1%

No Opinion

0%

No Opinion

Very
Unimportant

9%

Strongly
Oppose

9%

Strongly
Disagree

Unimportant

31%

Minimal
Need

is the ability to preserve historic districts or
neighborhoods?

Oppose

4.1:1

Disagree

Important

7%

Moderate
Need

0%

Support

18%

Agree

59%

Major Need

16%

Strongly
Support

are large lots for residential developments?

Strongly
Agree

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

Chapter 9

9-2

Comprehensive Plan 2025

The Housing Strategies Plan

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
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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
Ratio
Population Enforcement
1,000
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.

Chapter 9

9-22

Comprehensive Plan 2025

The Housing Strategies Plan

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.

Chapter 9

9-24

Comprehensive Plan 2025

The Housing Strategies Plan

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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Introduction
General
Two of the most readily identifiable aspects related to community design are the
local quality of neighborhoods and businesses. Neighborhoods are the
foundation on which most communities are based. Their quality directly
influences the way residents live and in turn, view the community as a whole.
Neighborhoods that provide safe and attractive living environments with
convenient access to recreation, shopping, and work prove to be sustainable
areas that contribute positively to the overall community for many years to
come.
Also, the way in which Greenville is viewed from major roadways can affect
perceptions of quality of life. This view from the road, formed mainly by the
businesses along the road, is extremely important. It often provides people with
their first or lasting impression of Greenville. This Neighborhood & Business
Enhancement Plan of the Comprehensive Plan provides an analysis of these two
important elements of the City in terms of their influence on quality of life and
community image.

Attitudes on Neighborhoods & Businesses 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.
Several questions asked related to quality of life issues, and specifically related to
the general aesthetics of neighborhood and business development.
As Table 10-1 shows, there was strong agreement with the City taking action on
establishing standards for the appearance of new buildings. Respondents’
satisfaction levels were high related to quality of life and appearance of their
neighborhoods and the City. However, as dissatisfaction levels show related to
the same question items, there is room for improvement. Specifically, 25
percent reported some level of dissatisfaction with the overall appearance of
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their neighborhood, and 41 percent expressed a level of dissatisfaction with the
overall appearance of the City. In addition, the highest importance ratio can be
found in the question about the City taking action on developing design and site
development standards for the appearance of new buildings. Questions regarding the
City taking action on strengthening the regulation of signs and on regulating removal

Importance
Ratio
----------

0%

2.9:1

The overall appearance of your City?

2%

56%

38%

3%

1%

1.4:1

The appearance of medians and rights-of-way?

1%

58%

32%

6%

3%

1.5:1

QUESTION #21:
How strongly would you agree or disagree
with the City taking action on…

Importance
Ratio

6%

No
Opinion

19%

Strongly
Disagree

64%

Disagree

10%

Agree

The overall appearance of your
neighborhood?

Strongly
Agree

QUESTION #10:
How satisfied or dissatisfied are you with …

Importance
Ratio

No
Opinion
1%
No
Opinion

Very
Dissatisfied
2%
Very
Dissatisfied

Dissatisfied
14%
Dissatisfied

Satisfied
70%

Satisfied

13%

Very
Satisfied

QUESTION #1:
How satisfied or dissatisfied are you with the
quality of life in your community…

Very
Satisfied

Table 10-1
ATTITUDES ABOUT COMMUNITY IMAGE
City of Greenville, Texas

strengthening the regulation of signs?

12%

62%

15%

3%

8%

4.1:1

regulating removal of trees when developing
land or widening streets?

13%

61%

20%

1%

5%

3.5:1

developing design and site development
standards for the appearance of new buildings?

14%

67%

13%

2%

5%

5.4:1

Source: 2002 Greenville Citizen Survey Summary Report

of trees when developing land or widening streets also had a high level of support, as
the table shows. The responses to the survey have been taken into account in
establishing the recommendations within this Neighborhood & Business
Enhancement Plan.
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Neighborhood Enhancement Concepts
A neighborhood can be described as a residential area in the community with
boundaries demarcated by thoroughfares, collector streets, or other man-made
or natural features. The neighborhood may vary in size from several blocks to
hundreds of acres. However, a neighborhood cannot adequately be described
solely by its physicality. The definition of a neighborhood is affected by an almost
indefinable sense of community and quality of life experienced by its residents.
Each neighborhood is unique, and it is that uniqueness which makes
neighborhoods difficult to define with any degree of precision. Ways in which
to preserve existing housing and neighborhood areas in Greenville was discussed
within the Housing Strategies Plan, Chapter 9. The following sections focus on
elements that can be instituted to ensure that future housing and neighborhood
areas are developed to a high standard, thereby enhancing the neighborhoods
themselves as well as the overall image of the City of Greenville.

Entranceways into Neighborhoods
Entranceways
into
neighborhoods
improve neighborhood identity, image,
and character. These features can serve
as markers for the community and allow
residents and visitors to clearly identify
subdivisions. A greater sense of place can
also be created for neighborhoods using
entranceways. Additionally, the image
and impression of the area is generally
enhanced by the architectural and
landscaping elements typically found in
entranceways.
Currently, the City of Greenville has no
requirements concerning subdivision
entranceways. The City should consider
establishing standards for entryway signs
that would be used if the development
community decides to construct such a
sign. While entryways would not be
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required, establishing standards by which
they would be erected would ensure that
a high standard would be met. Either a
neighborhood (subdivision) entryway
freestanding sign or a wall plaque
attached to a masonry screening wall at
the main entranceway into the
neighborhood should be allowed and
Illustration 10-3
encouraged. Standards for the perpetual
NEIGHBORHOOD ENTRANCEWAY
maintenance of the entranceways, which
should be the responsibility of a homeowners association, should also be
outlined.

Screening Neighborhoods from Roadways
At present, the City requires a six-foot-high screening wall or fence to be erected
between residential and nonresidential uses. The nonresidential use typically
constructs such a wall. Additionally, a screening wall or fence must be
constructed of masonry. However, there is no requirement for any type of
screening between neighborhoods and roadways. Screening elements, whether a
wall or landscaping, should be required between neighborhoods and major
arterials, minor arterials, and minor collectors. Such screening should be
initially constructed by the developer, and then should become the
responsibility of the private
property owners (typically a
homeowners association.
Such a requirement would
serve several functions. First,
screening would improve the
appearance from the road the view of backyard fences
and garages would be
transformed to a more
aesthetically pleasing perspecIllustration 10-4
SUBDIVISION WITHOUT A SCREENING WALL
tive of a visually cohesive
screening element. Increased
privacy for residents’ homes is another positive effect. In addition, screening
not only improves the image of the roadway but also serves as a buffer for
homeowners by decreasing the impact of noise from the adjacent roadway.
There are several elements that can be used for effective screening as the
following recommendations exemplify.
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Masonry Screening Walls
If a screening wall is used, the wall
should be constructed entirely (100
percent) of brick, masonry, or other
like material (such as HardiPlank). It
should also be at least six feet in height.
Wood, although it is an attractive
material to use for screening walls
initially, is a high maintenance material
and should therefore not be permitted
for screening walls.

Illustration 10-5
MASONRY SCREENING WALL

Landscaping Screening Elements
In addition to screening walls, various
types of landscaping can provide effective
screening. Types include landscaped
berms, which generally need wide
setbacks, and requirements should
include that the landscaped berms be
three to four feet in height with a
maximum slope of 3:1.
Certain types of trees can provide
Illustration 10-6
SUBDIVISION WITH LANDSCAPED SCREENING
effective screening as well. This option
can be seen in Illustration 10-6. General
requirements for landscaping elements being used for screening should include
a maintenance provision to ensure that a consistent visual screening is provided.

Roof & Foundation Neighborhood Elements
Roof and foundation requirements can
substantially enhance the quality and
image of a neighborhood. Roof pitches
provide visual relief and help customize
the look of each house. In addition,
foundation requirements ensure that
homes will be safer because the house is
securely fixed to the foundation and can
better withstand natural forces such as
tornadoes and strong winds.
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Presently, the City does not have regulations governing roof and foundation
requirements, with the exception of standard safety provisions within building
codes. Therefore, in an effort to enhance the quality of the neighborhoods, the
City should consider adopting a standard requiring all residential units to have
at least a 5:12 roof pitch. In addition, the City should require all single-family
housing units to be connected to a permanent, reinforced concrete or pier-andbeam foundation. Overall the implementation of these two recommendations
will provide a higher aesthetic as well as safety standard for residential
development.

Connectivity of Street System
Currently, there are no requirements for new neighborhood areas to be
designed such that connectivity between neighborhoods is achieved. Although
it would not be beneficial for either the City or the residents to have
neighborhood streets constructed in a way that makes them useful for providing
alternative access to more congested roadways (i.e., for cut-through traffic),
continuity of the overall street system is still an important objective. The key is
in the design of the neighborhood street itself – the street should be relatively
narrow and should be curvilinear whenever possible.
It is recommended that Greenville adopt a requirement related to connectivity
between neighborhoods. The requirements should specify that the arrangement
of streets in new neighborhoods make provision for the continuation of existing
streets and of streets that may need to be connected to in the future (if adjacent
land has not yet been developed).

Multiple-Family Neighborhood Elements
Multiple-family units provide housing for a significant portion of Greenville’s
citizenry. Therefore, it is important for the City to ensure that this housing type
develops in such a way that provides high quality living. There are several
recommendations that the City can implement to improve the quality of new
multiple-family units.
It should be noted that small multiple-family
development of 16 units or less should generally not be required to comply with
the following recommendations.
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Multiple-Family Zoning & Related Density
First, at the present time, the City’s existing zoning ordinance has two multiplefamily zoning districts, MF-1 and MF-2. These two districts allow a maximum of
29 units per acre and 54 units per acre, respectively. Most cities allow a
maximum of approximately 24 units per acre, unless high-rise multiple-family is
anticipated. It is not likely that there is a market for high-rise multiple-family
development in Greenville. It is therefore recommended that the City reduce
the maximum number of dwelling units in its MF-1 District to 24 units per acre.
It is further recommended that the MF-2 District be eliminated from the zoning
district options in Greenville’s Zoning Ordinance.

Multiple-Family Aesthetics
Regulating some aesthetic qualities of
multiple-family developments can make
them more attractive for the community
as a whole and can make them more
compatible with any single-family
development that may be nearby.
Transition Areas
First, the City should require
transition areas between a multipleIllustration 10-8
MULTIPLE-FAMILY UNITS
family development that is adjacent
to a single-family development or
zoning district.
Transition areas should include wide expanses of
greenspace, landscaping, and possibly a screening wall. Such areas will assist
in separating the more intense uses of multiple-family uses, such as traffic
and parking lots, from the less intense single-family uses.
Usable Open Space
Second,
regulations
should be established to
require usable open space
within
multiple-family
developments. Elements
that would meet such an
open space requirement
should
include
a
neighborhood park, a
swimming area, and an
area for organized sports
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(such as basketball or volleyball). All of these tend to be positive and
attractive aspects that contribute to the long-term viability and maintenance
of a high quality multiple-family development. The requirement for usable
open space should be based on the amount of gross acreage of the multiplefamily development, and should be equal to at least ten percent of that
acreage.
Building Materials
Third,
building
materials
standards can increase the quality
and appearance of Greenville’s
multiple-family units. Currently,
the City requires 90 percent of
the exterior walls of a multiplefamily development to be
masonry.
While masonry
materials will likely ensure a highquality multiple-family product,
this regulation may not be
necessary in its current form.
A
more
developer-friendly
regulation would allow for 90
percent masonry only on the first
floor. The second and third
floors could be comprised of
other construction materials, with
the possible exception of wood.
Reducing
the
masonry
Illustration 10-10
MULTIPLE-FAMILY UNITS
requirements and requiring the
previously
recommended
aesthetic-related requirements would be a positive trade-off for the City.
Illustration 10-10 shows examples of multiple-family developments that are
built with a masonry first floor and have different materials on the second
and third floors.
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Business Enhancement Concepts
Enhancing certain aspects of the City's development regulations can help
improve the physical image of Greenville. Land that is designated for
nonresidential use is of prime importance to the City due to the fact that, in
general, the land is located along the City’s major thoroughfares, which makes
nonresidential uses highly visible. These areas also represent Greenville’s major
tax-generating opportunities.
The suggested requirements within this Business Enhancement section should be
applied to development along the following roadways: U.S. Highway 69 (Joe
Ramsey Boulevard), Business 69 from U.S. Highway 69 to Interstate Highway
30, State Highway 34 (Wesley Street), Interstate Highway 30, and FM 1570. The
City has already recognized the need to protect its image along these
thoroughfares through the adoption of an ordinance that specifies particular
building materials that must be used.
The other aesthetic-related
recommendations made within
this chapter are intended to
further enhance Greenville’s
image along these specified
roadways.

Screening Requirements
Screening
was
previously
recommended herein between
residential neighborhoods and
certain types of thoroughfares. In
terms of nonresidential screening,
Greenville currently requires a
masonry screening wall or fence
of at least six feet in height
between a residential and nonresidential
use.
These
recommendations are intended to
build upon this regulation. It
should be noted that none of the
recommendations are intended to
be unduly burdensome on the
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development community, but are intended to increase the visual attractiveness
of the City of Greenville as a whole.

Screening Wall Finish
Currently, masonry is required as the material used for screening walls, but it
should further be required that screening walls be designed in a manner that is
consistent with the exterior finish of the main building(s) in material (with the
exception of wood) and color. This would ensure that a screening wall would
match the architecture of the structure(s), providing an overall coordinated look
for the entire nonresidential development.

Elements To Be Screened
There are many elements that are needed for businesses to operate that are not
generally considered to be visually attractive. These various elements include
trash receptacles (and related areas), open storage (and related areas), expansive
parking lots, service areas, ground-mounted equipment, and roof-mounted
equipment. Acceptable means by which to provide screening generally should
include landscaping, earth berms in conjunction with landscaping (for parking
areas), masonry walls, parapet walls (for roof-mounted equipment), and use of
other materials that are compatible with the structure(s). Overall, the main
purposes for nonresidential screening are: to conceal elements that are visually
unattractive, and to preserve or enhance the image and character of a
community. The following recommendations offer opportunities to further
enhance Greenville’s existing regulations along the specified thoroughfares and
improve the visual quality of the City’s business areas.
Trash Receptacle Areas
Trash
receptacles
are
often
unappealing due to the fact that
refuse tends to be unsightly and is
associated with unhealthy conditions.
Therefore, receptacles should be
screened on three sides (left, right,
and rear) and should be equipped
with a gate that can enclose the front
portion of the receptacle. The gate
should remain closed when the refuse
area is not being used.
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Open Storage Areas
Open storage areas can be
defined as areas with materials,
commodities or equipment
(and related areas) that are
intended for retail sale. The
materials or commodities are
consistently for sale, and are
Illustration 10-12
AN OPEN STORAGE AREA IN NEED OF SCREENING
not generally seasonal items
such as Christmas trees and
pumpkins, which are often termed outside display. Lumber, plant materials,
and lawn-mowers are typical examples of commodities that are often within
open storage areas. Such areas should be screened from public view and
from adjacent property with a minimum six-foot screening wall. No open
storage should be allowed to exceed the height of the screening wall.
Service Areas
Service areas such as loading docks and delivery entrances are often
unattractive areas. While nonresidential uses do not generally locate such
areas at the front of the structure, but often locate them to the side of the
structure where they are visible from the roadway. Unless service areas are
located to the rear of the structure, they should be screened from public view
and adjacent residential areas with a screening wall at least six feet in height.
Roof-Mounted Mechanical Equipment
Mechanical equipment is generally unattractive, and becomes increasingly so
as time passes. These elements, therefore, should be screened with some
type of architectural extension of the roofline of nonresidential structures,
such as a parapet wall, mansard-style roof, or other extension that is equal in
height to the equipment. The City may also need to consider special
regulation for equipment that exceeds a certain height. After a certain
height is exceeded, an additional setback of the roof-mounted equipment
may be needed.

Façade Articulation Requirements
The facades of large nonresidential structures can be large and visually
unappealing; this is sometimes referred to as massing. Massing concerns have
generally arisen in response to large retailers (often referred to as big box
retailers). A building that is 100,000 square feet in size can have a façade that is
more than 300 feet in length, and often with large retailers, this façade is a flat
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expanse of wall with little to no variation or decoration. While the
establishment of additional large retailers would be a real asset to Greenville,
large, flat walls do not provide the visual appeal for which the City is striving.
Therefore, the City should
consider requiring façade offsets
to address this before it becomes
an issue. Any structures greater
than 50,000 square feet in size,
with the possible exception of
industrial structures, should be
required to provide facade
articulation for all walls with
frontages along one of the streets
specified (Joe Ramsey Boulevard,
Illustration 10-12
EXAMPLE OF FAÇADE ARTICULATION
Business 69, Wesley Street,
Interstate Highway 30, and FM
1570).

Access to the City’s businesses
should be safe and efficient, but
should not unduly affect the
mobility of the roadway on which
the businesses are located. One
of the recognized ways in which
to maximize mobility is to
mandate the use of shared
driveways. For instance, two uses
that have an adjoining property
line may separately need two
driveways in order to provide
adequate access to the site,
totaling four driveways. However,
requiring a shared driveway at the
adjoining property line would
decrease the number of driveways
to three. While this reduction
may not seem significant, the
cumulative affect will help
maintain the mobility of the
roadway in the long-term. Also,
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Note: Shaded area should
be identified on the final
plat as a joint access
easement.

Property Line

Shared Driveway Requirement
Full pavement section
must be installed prior to
occupancy of either
property.

Property Line

Illustration 10-13
SHARED DRIVEWAY SKETCH

24’

Illustration 10-14
EXAMPLE OF A SHARED DRIVEWAY
BETWEEN TWO NONRESIDENTIAL USES

10-12

Comprehensive Plan 2025

Neighborhood & Business Enhancement Plan

the fewer the number of driveways, the safer the roadway; more access points
along a roadway provide more opportunities for traffic entering and exiting the
roadway, thereby increasing the potential for accidents with cars accelerating,
decelerating, and stopping more frequently. The City should require shared
driveways for nonresidential developments with 250 feet or more of frontage
along one of the specified roadways (or along the feeder roadways of Interstate
Highway 30).
An aspect of shared driveways that the City should also consider is the driveway
throat. The driveway throat is the distance between the roadway and the
parking lot or the area within a parking lot where a vehicle is forced to turn. A
requirement may be necessary to ensure that traffic
entering into the parking area will not back up into
the roadway. A driveway throat distance of at least
30 feet in length is recommended for shared
driveways.

Cross Access Requirement

Joint
CrossAccess

Property Line

Access to adjoining properties is important to
provide for both vehicles and pedestrians.
Requiring cross access between developments
would help eliminate extra traffic trips and undue
congestion on City streets by allowing an
alternative to driving from one neighboring use to
another – people could either drive through the
parking area to access the neighboring use or could
walk. For example, a group of people staying at a
hotel could access a neighboring
restaurant without having to use the
roadway or even possibly without having
to use a vehicle. Illustration 10-15 shows
graphically the way in which cross access
could be provided. This requirement
could be based on lot frontage length and
on the type of thoroughfare on which the
lot fronts.

LeftTurn
Lane

Illustration 10-15
CROSS- ACCESS SKETCH

Illustration 10-16
EXAMPLE OF THE RESULT OF A LACK OF SHARED
DRIVEWAYS & CROSS ACCESS
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Landscaping Requirements
Landscaping is generally accepted as a way in which to add value to property and
is an aesthetically pleasing element to incorporate along major thoroughfares.
The City currently has minimal landscaping requirements. Therefore, to further
enhance the visual appeal of Greenville, the following recommendations have
been made in relation to increased landscaping requirements.
A Landscaped Edge
The City requires a 10’-wide island
along roadways, but does not specify
what elements must be provided
within this island. In fact, under
current requirements, the island
could be concrete or could be filled
with rocks or pebbles. This area
provides a perfect opportunity for the
City to increase the amount of
landscaping directly along the
specified roadways. It should be
specified that the island must be
filled with live plant material and/or
street trees.

Illustration 10-17
EXAMPLE OF LANDSCAPING

Front Yard Landscaping
A minimum of 10 percent of the
front yard, meaning the lot area
between the front property line and
Illustration 10-18
the building, of a nonresidential use
EXAMPLE OF PARKING LOT LANDSCAPING
should be landscaped.
There is
currently no percentage of the site or the front yard required to be
landscaped.
Credit Toward Landscaping for Keeping Existing Trees
Credit toward the total amount of landscaping required should be given to
developments that preserve and protect existing trees. Such trees are a
visual asset to the community, and are typically more mature trees. An
example of credit that could be given toward the required landscaping would
be reducing the front yard landscaping requirement from 10 to five percent.
This recommendation is consistent with the public’s supportive response to
the question within the Citizen Survey on whether the City should regulate
the removal of trees when developing land or widening streets (see Table 10-1).
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Landscaping in Parking Areas
In addition to general landscaping requirements, landscaping
should be incorporated into
parking areas with at least 20
parking spaces. Applying landscaping requirements to larger
parking lots would ensure that
small businesses would not be
unduly affected. Simply requirIllustration 10-19
ing 10 percent of the parking
EXAMPLE OF PARKING LOT LANDSCAPING
area to have landscaping elements would help the City meet
its aesthetic objectives. Also, landscaped areas within parking lots should be
equal in size to at least one parking space; this would help ensure the
maintenance and health of the plant materials.

Signage Requirements – Incorporated Throughout the City
There is also a need to maintain a safe and desirable environment along the
streets of Greenville. One way to ensure this goal is through sign regulation that
reduces the visual clutter that can result from a lack of regulation. Any new sign
regulations, however, must be balanced between the public interest and the
needs and rights of the business community. For instance, sign regulations
should enhance the roadway by improving the visual appearance and safety, but
regulations should allow for businesses to advertise enough to entice customers
or clients to stop. Citizens have recognized that there is a need for increased sign
regulation through their response to the question as to whether the City should
take action on strengthening the regulation of signs – 74 percent agreed that the
City should (see Table 10-1). The following recommended regulations should be
considered for implementation for all roadways in Greenville, not just along the
roadways previously specified.
Temporary Signs, Portable Signs, Banner Signs
•
•

Any temporary sign should have a
permit that is issued by the City.
Any temporary sign may be
displayed for 45 days at a time,
with two nonconsecutive display
periods per year.
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EXAMPLE OF A TEMPORARY SIGN
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•

Any temporary sign, portable sign, special event, or banner sign, should
have a maximum size of 32 square feet.

Wall Signs
It is recommended that the City
clarify the requirement for the size
of wall signs. Wall signs should not
exceed 30 percent of the square
footage of the surface area, not
including windows, overhangs, and
similar building features, of a
building façade.

Illustration 10-21
EXAMPLE OF A WALL SIGN

Advertising Signs (Billboards)
It is recommended that no new
billboards be permitted within the
jurisdiction of the City of
Greenville.
Roof Signs
Illustration 10-22
It is recommended that the City
EXAMPLES OF A ROOF SIGNS
clarify requirements related to roof
signs – they are not expressly
prohibited, so it could be assumed that they are allowed. This type of sign
should not allowed within the City.

Free Standing Signs
•

•

The maximum allowable
height of signs along
Interstate Highway 30 and
U.S. Highways 67 and 69
should be reduced from a
current allowable maximum
height of 75 feet to a
recommended
maximum
height of 60 feet.
The maximum allowable
square footage of signs
along Interstate Highway 30
and U.S. Highways 67 and
69 should be reduced from
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•

•

a
current
allowable
maximum square footage
of 300 square feet to a
recommended maximum
square footage of 200
square feet.
The maximum allowable
square footage of signs
along all non-highway
roadways
should
be
reduced from a current
allowable
maximum
Illustration 10-24
square footage of 200
EXAMPLE OF A FREESTANDING SIGN
square
feet
to
a
recommended maximum
square footage of 125
square feet.
In order to ensure that
new businesses can be
competitive with existing
businesses that may have
higher or larger signs, a
provision such as the
following
should
be
incorporated into the sign
Illustration 10-25
regulations
with
the
EXAMPLE OF A FREESTANDING SIGNS IN GREENVILLE
previous
recommendations:
A new nonresidential business/development that is established
within one thousand feet (1,000’) of an existing
business/development and that is determined by the City to
have similar characteristics to that same existing

Illustration 10-26
EXAMPLE OF A FREESTANDING SIGNS IN GREENVILLE
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•

business/development shall be permitted to erect a sign that is
less than or equal to eighty percent (80%) of the height of the
sign of the existing business/development.
Undeveloped corridors should be identified and a cohesive requirement
for signage should be established. The use of low profile signs, such as a
limit of 10 to 20 feet for pole signs, and monument signs would visually
benefit the City along corridors that are not already developed.
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Conclusion
Overall, this Chapter has proposed recommendations that will influence the
aesthetics of future neighborhoods and businesses in Greenville. The way in
which neighborhoods and businesses have developed in the past and will
develop in the future have an effect on the image of the City. Citizens are
generally happy with the quality of life they have in Greenville, but as the
Citizen Survey results show (page 10-2), they are also in favor of increased
development standards. This Neighborhood & Business Enhancement Plan is
intended to help the City identify the standards that need to be increased and to
make recommendations accordingly. The end result of implementing these
recommendations will be an enhanced overall character and image within the
City. Table 10-2 summarizes the recommendations made for enhancing
neighborhood areas, and Table 10-3 summarizes the recommendations made for
enhancing businesses.
Table 10-2
SUMMARY OF NEIGHBORHOOD ENHANCEMENT STRATEGIES RECOMMENDATIONS
City of Greenville, Texas

Neighborhood Entryways
The City should consider establishing standards for neighborhood entryway signs that would
be used if a developer decides to construct such a sign.

Screening of Neighborhoods
Screening elements, whether a wall or landscaping, should be required between
neighborhoods and major arterials, minor arterials, and minor collectors.
If a screening wall is used, the City should require that it be constructed entirely of brick,
masonry, or other like material, and that it be at least six feet in height.

Roof & Foundations
The City should require all residential units to have at least a 5:12 roof pitch.
Greenville should require all single-family housing units to be connected to a permanent,
reinforced concrete or pier-and-beam foundation.

Neighborhood Street Arrangements
The City should adopt a requirement that the arrangement of streets in new neighborhoods
make provision for the continuation of existing streets and of streets that may need to be
connected to in the future (if adjacent land has not yet been developed).

Multiple-Family
Greenville should require transition areas between a multiple-family development that is
adjacent to a single-family development or zoning district.
The City should require usable open space within multiple-family developments.
Greenville should require multiple-family structures to be 90 percent masonry at least on the
first floor.
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Table 10-3
SUMMARY OF BUSINESS ENHANCEMENT STRATEGIES RECOMMENDATIONS
City of Greenville, Texas

Screening
The City should require that screening walls be designed in a manner that is consistent with
the exterior finish of the main building(s) in material (with the exception of wood) and color.
Elements that should be required by the City to be screened include trash receptacles (and
related areas), open storage (and related areas), expansive parking lots, service areas, groundmounted equipment, and roof-mounted equipment.

Façade Offsets for Large Buildings
The City should require structures that are greater than 50,000 square feet in size (with the
possible exception of industrial structures) to provide facade articulation for all walls with
frontages along one of the streets specified within this chapter.

Access Management
The City should require shared driveways for nonresidential developments with 250 feet or
more of frontage along one of the specified roadways; shared driveways should have a
driveway throat distance of at least 30 feet in length.
Greenville should require cross-access between nonresidential developments.

Landscaping
The City should specify that the 10-foot wide island (that is currently required) must be filled
with live plant material and/or street trees.
Ten percent of the front yard area of all nonresidential lots along specified thoroughfares
should be required to be landscaped.
A credit toward the total amount of landscaping required by the City should be given to
developments that preserve and protect existing trees.
The City should require 10 percent of the parking area of a nonresidential development to
have landscaping elements.

Signage
Greenville should consider incorporating the signage recommendations made within this
chapter for the following types of signs: temporary signs, wall signs, billboards, roof signs, and
free-standing signs.
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Introduction
General
With the publication and adoption of this Comprehensive Plan 2025, the City
of Greenville will have taken an important step in shaping its future. The Plan
will provide a very important tool for City staff and civic leaders to use in
making sound planning decisions regarding the long-term growth and
development of Greenville. The future
quality of life in Greenville will be substanIMPLEMENTATION
tially influenced by the manner in which
1: Carry out, accomplish; especially: to give
Comprehensive Plan recommendations are
practical effect to and ensure of actual
fulfillment by concrete measures
administered and maintained.
2: To provide instruments or means of
expression for.

Changes in Greenville's socioeconomic
Source: Merriam Webster Online Dictionary
climate and in development trends that
were not anticipated during preparation of
the Plan will occur from time to time, and therefore, subsequent adjustments
will be required. Elements of the City that were treated in terms of a general
relationship to the overall area may, in the future, require more specific and
detailed attention.
Planning for the City's future should be a continuous
process, and this Comprehensive Plan is designed to be a dynamic tool that can
be modified and periodically updated to keep it in tune with changing
conditions and trends.
Under Texas law, comprehensive plan policies and recommendations can only
be put into effect through adopted development regulations, such as zoning and
subdivision, and through capital improvement programs.
Many
recommendations within the Plan can be implemented through simple
refinement of existing regulations or City processes, while others may require
the establishment of new regulations, programs, or processes. This final chapter
of the Comprehensive Plan 2025 describes specific ways in which Greenville can
take the recommendations within this Plan from vision to reality.
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Proactive & Reactive Implementation
There are two primary methods of Plan implementation - proactive and reactive
methods. To successfully implement the Comprehensive Plan 2025 and fully
realize its benefits, both methods must be used in an effective manner. Both
proactive and reactive actions that could be used by the City of Greenville are
described within this Implementation Plan.
Examples of proactive methods include:
• Developing a capital improvements program (CIP), by which the
City expends funds to finance certain public improvements (e.g.,
utility lines, roadways, etc.), meeting objectives that are cited
within the Plan;
• Establishing/enforcing zoning regulations;
• Establishing/enforcing subdivision regulations.
Examples of reactive methods include:
• Rezoning a development proposal that would enhance the City
and that is based on the Comprehensive Plan;
• Site plan review;
• Subdivision review.
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The Roles of the Comprehensive Plan
A Guide for Daily Decision-Making
The current physical layout of the City is a product of previous efforts put forth
by many diverse individuals and groups. In the future, each new development
that takes place, whether it is a subdivision that is platted, a home that is built,
or a new school, church or shopping center that is constructed, represents an
addition to Greenville's physical form. The composite of all such efforts and
facilities creates the City as it is seen and experienced by its citizens and visitors.
If planning is to be effective, it must guide each and every individual
development decision. The City, in its daily decisions pertaining to whether to
surface a street, to approve a residential plat, to amend a zoning ordinance
provision, to enforce the building codes, or to construct a new utility line,
should always refer to the basic proposals outlined within the Comprehensive
Plan. The private builder or investor, likewise, should recognize the broad
concepts and policies of the Plan so that their efforts become part of a
meaningful whole in planning the City.

A Flexible & Alterable Guide
As previously stated, the Comprehensive Plan 2025 is intended to be a dynamic
planning document for Greenville - one that responds to changing needs and
conditions. Plan amendments should not be made without thorough analysis of
immediate needs, as well as consideration for long-term effects of proposed
amendments. The Greenville City Council and other Greenville officials
should consider each proposed amendment carefully to determine whether or
not it is consistent with the Plan's goals and policies, and whether it will be
beneficial for the long-term health and vitality of the City of Greenville.
At one- to three-year intervals, a periodic review of the Comprehensive Plan with
respect to current conditions and trends should be performed. Such on-going,
scheduled reevaluations will provide a basis for adjusting capital expenditures
and priorities, and will reveal changes and additions which should be made to
the Plan in order to keep it current and applicable long-term. It would be
appropriate to devote one annual meeting of the Planning and Zoning
Commission to reviewing the status and continued applicability of the Plan in
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light of current conditions, and to prepare a report on these findings to the
Greenville City Council. Those items that appear to need specific attention
should be examined in more detail, and changes and/or additions should be
made accordingly. By such periodic reevaluations, the Plan will remain
functional, and will continue to give civic leaders effective guidance in decisionmaking. Periodic reviews of the Plan should include consideration of the
following:
• The City's progress in implementing the Plan;
• Changes in conditions that form the basis of the Plan;
• Community support for the Plan's goals, objectives & policies;
and,
• Changes in State laws.
The full benefits of the Plan for the City of Greenville can only be realized by
maintaining it as a vital, up-to-date document. As changes occur and new issues
within the City become apparent, the Plan should be revised rather than
ignored. By such action, the Plan will remain current and effective in meeting
the City's decision-making needs.

Complete Review With Public Participation
In addition to periodic annual reviews, the Comprehensive Plan should undergo
a complete, more thorough review and update every five years. The review and
updating process should begin with the establishment of a citizen committee
similar to the Steering Committee that was appointed to assist in the
preparation of this Plan. Specific input on major changes should be sought
from various groups, including property owners, neighborhood groups, civic
leaders and major stakeholders, developers, merchants, and other citizens and
individuals who express an interest in the long-term growth and development of
the City.
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Regulatory Mechanisms
General
The usual processes for reviewing and processing zoning amendments,
development plans, and subdivision plans provide significant opportunities for
implementing the Comprehensive Plan. Each zoning, development and
subdivision decision should be evaluated and weighed against applicable
proposals contained within the Plan. If decisions are made that are inconsistent
with Plan recommendations, then they should include actions to modify or
amend the Plan accordingly in order to ensure consistency and fairness in future
decision-making. Amending the Subdivision Ordinance and Zoning Ordinance
represent two major proactive measures that the City can take to implement
Comprehensive Plan 2025 recommendations.

The Zoning Ordinance
Zoning is perhaps the single most powerful tool for implementing Plan
recommendations. The City’s Zoning Ordinance should be updated with the
recommendations contained within the various chapters of this Comprehensive
Plan. All zoning and land use changes should be made within the context of
existing land uses, future land uses, and planned infrastructure, including
roadways, water and wastewater. The following are general recommendations
related to zoning regulations and processes - other specific priority
recommendations that can be implemented through zoning are contained
within Table 11-1.

Zoning Text Amendments
Design & Development Standards
There are numerous recommendations within this Comprehensive Plan
2025 that relate to enhancing design standards. Their implementation will
not only improve future development and interaction between land uses,
but will also improve Greenville’s overall image and livability. Such
recommendations involve buffering, landscaping, nonresidential building
design, compatibility, and signage, to name a few. These recommendations
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should be itemized and prioritized, and should be incorporated into the
Zoning Ordinance accordingly.
It should be noted that the City currently has design standards for new
development that are in ordinances separate from the Zoning Ordinance.
Specifically, one is the Design Guidelines for Downtown Greenville and the other
is the Exterior Construction Requirements and Standards. These should be
amended to be contained within the Zoning Ordinance.
Other Standards
The following list of changes should be made to the City’s existing Zoning
Ordinance text.
• Add New Definitions – Add new definitions to conform to state and
federal statutes (i.e., manufactured home, community home,
telecommunications antennae, etc.).
• Revise the CA District – Revise the Central Area (CA) zoning district
to achieve the following:
 Include targeted land uses (including loft-style residential uses),
 Specify that if goods are going to be manufactured, at least 20
percent of the first floor must be retail, located at the front of the
building space (so that goods are visible to passersby),
• Delete the FP District – Delete the Floodplain Overlay (FP) zoning
district – this is now administered by separate ordinance.
• Amend SIC References – Amend references to the SIC (Standard
Industry Classification) Code in the Permitted Use Schedule to refer
to the NAICS (North American Industry Classification System).
• Expand the Permitted Use Schedule – Expand uses in the Permitted
Use Schedule to include common names (i.e., assisted living facility,
rehabilitation care facility, manufactured home, etc.).
• Revise Political Sign Regulations – Revise political sign requirements
to be consistent with state statutes.
• Revise PUD Regulations – Allow more flexibility under the Planned
Unit Development (i.e., uses, project size, etc.).
• Provide Incentives for Signage – Add provisions/incentives for
ground signs and amend the ordinance with other recommendations
consistent with the Neighborhood & Business Enhancement Plan.
• Remove “Temporary Zoning” – Remove the provision for temporary
zoning – consider changing the language to refer to “zoning upon
annexation”.
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•
•

•

•

•

Require a Site Plan – Add a site plan requirement for nonresidential
zoning changes.
Add Provision for a Conservation District – Add a Conservation
District to the list of districts that could be requested by a
neighborhood group.
Add/Amend Standards – Add standards consistent with the
Comprehensive Plan for the following:
 Landscaping,
 Screening,
 Building materials - from the currently separate ordinance,
 Requirements for Downtown development - from the currently
separate ordinance,
 Shared driveways and cross access,
 Buffering for single-family development,
 Increased requirements for multiple-family development
Amend Multiple-Family Districts – Reduce the maximum number of
dwelling units in the MF-1 District from 29 units to 24 units per acre;
eliminate the MF-2 District (which allows 54 units per acre).
Rezone Areas Along Interstate Highway 30 – Proactively rezone some
of the areas along IH 30 to retail in conformance with the Future Land
Use Plan.

Zoning Map Amendments
State law gives power to cities to regulate the use of land, but only if such
regulations are based on a plan. Therefore, Greenville’s Zoning Map should be
as consistent as possible with the Comprehensive
Plan, specifically the Future Land Use Plan map. It is
COMPLIANCE WITH THE
COMPREHENSIVE PLAN
not reasonable, however, to recommend that the
City make large-scale changes in its zoning map
Zoning regulations must be adopted in
accordance with a comprehensive
changes immediately. It is therefore recommended
plan...
that the City prioritize areas where a change in
Source: Chapter 211.004 of the Texas Local
current zoning is needed in the short-term, such as
Government Code
along Interstate Highway 30, and that efforts be
concentrated on making such changes. In the long-term, consistent zoning
policy in conformance with the Future Land Use Plan map will achieve the City’s
preferred land use pattern over time.
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The Subdivision Ordinance
The act of subdividing land to create building sites has a major effect on the
overall design and image of Greenville. Much of the basic physical form of the
City is currently created by the layout of streets, easements, and lots. In the
future, the basic physical form of Greenville will be further affected by such
action. Requirements for adequate public facilities are essential to ensure the
City’s orderly and efficient growth. The following are general recommendations
related to subdivision regulations and processes - other specific priority
recommendations that can be implemented through subdivision oversight are
contained within Table 11-1.

Roadway Section Standards
The adequate provision of transportation and access to, and possibly through, a
tract of land is an important health, safety, and welfare consideration. In order
to ensure that roadways will have available capacity to support population
growth and related increases in traffic, the City requires specific rights-of-way
and paving standards within the Subdivision Ordinance. This should continue,
but roadway section requirements should be amended to conform to the section
recommendations within the Thoroughfare Plan of this Comprehensive Plan.

Park Dedication
To ensure that park and recreation areas and facilities are provided in
proportion to residential development, many cities have chosen to incorporate a
park dedication ordinance within their subdivision regulations. The ordinance
typically requires any new residential development (single-family, multiplefamily, etc.) to provide land or money in lieu of land in relation to the number
of dwelling units within the development. Elements of a park dedication
ordinance include the following:
• A ratio of a set amount of acreage per 100 dwelling units or an
amount of money in lieu of land is specified. The amount of money
usually equates back to the value of the land that would have
otherwise been received (based on the number of units contained in
the development).
 The ratio is based on 1) the number of dwelling units that the
park planning area can support at ultimate capacity, and 2) the
cost of the park facility in proportion to the number of potential
dwelling units.
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•

•

•

Park planning areas are delineated, typically by the service area of the
particular park facility (i.e., neighborhood park, community park,
trails).
The type of facility for which the land or funds are intended is
specified so that a general cost can be assessed. For example, if a
neighborhood park is the intended facility, the cost is approximately
$365,000 (Table 5-7).
The land or funds are designated to provide park and recreation
facilities in the park planning area from which the funds were
received.

A park dedication ordinance represents an equitable way of building new park
and recreation facilities in conjunction with new residential development. It
should be noted that trails, which were identified as a priority within the Park
Master Plan (Chapter 5), can be funded from park dedication fees received from
development throughout a community. The reason for this is that unlike a
facility such as a neighborhood park, trails typically serve all citizens within a
community.
Given the amount of interest in trails that was evidenced by the Citizen Survey
(contained in Appendix A and discussed in relation to trails in Chapter 5), the
City of Greenville should consider adopting a park dedication ordinance within
the Subdivision Ordinance. The recommended park dedication ordinance
should specify that the facility for which funds or land will be used will be the
trail system.

Subdivision Ordinance Text
The following list of changes should be made to the City’s existing Subdivision
Ordinance text.
• Include More Detail – Add more detailed procedural and subdivision
requirements for preliminary and final plats.
• Revise Improvement Guarantee – Revise improvement guarantee to
ensure that improvements are installed.
• Adopt a Technical Manual – Adopt a separate technical manual for
construction standards.
• Add State Statute Requirements – Add state statute requirements for
replatting, plat vacation, and other statute requirements.
• Amend Regulations Related to Development Exactions – Amend the
ordinance to reflect recommendations for changes related to
development exactions that were made after legal analysis.
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•
•

Include a Park Dedication Requirement – Add a park dedication
requirement in conformance with the Parks Master Plan.
Amend the Required Roadway Sections – Amend the requirements
for roadway rights-of-way and paving in conformance with the
Thoroughfare Plan.

Annexation and Extraterritorial Jurisdiction
Annexation is the process by which communities extend their municipal
boundaries, thereby extending their regulatory authority to new territory for the
purpose of protecting the public's health, safety and general welfare. Chapter 43
of the Texas Local Government Code prescribes the process by which
communities can annex land within Texas. There are several reasons for cities
to annex land - to preserve their ability to oversee the subdivision of land, to
accommodate additional population, to provide areas for new businesses, etc.
The disadvantage for Greenville in annexing land is that it increases the City’s
responsibilities in the provision of infrastructure and public services – such
responsibilities increase the City’s operating costs and its need for revenue to
meet those costs.
The City should endeavor to maintain its existing inventory of
undeveloped/vacant land inside the City limits to ensure that there will be
future areas for growth and development. However, Greenville should also only
annex land when it is clearly in the public interest to do so. The following
represent instances when the public interest would be served through
annexation: 1) a subdivision of land requires utility infrastructure extension; 2)
the City limits or ETJ is being infringed upon; and 3) a major employer is being
established. These are only a few examples. There may well be other instances
where the City needs to annex land.
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Capital Improvements Programming
General
Capital improvements are integrally linked to the City’s Comprehensive Plan
and its regulatory ordinances. A capital improvement such as a water treatment
plant illustrates this concept in the following example:
The Comprehensive Plan recommends areas for a particular type of
development, the Zoning Ordinance reinforces Plan recommendations with
applicable zoning districts consistent with that type of development, and the
Subdivision Ordinance regulates the facilities (e.g., utility extensions, roadway
widths, etc.) necessary to accommodate that type of development. The type of
development that is recommended by the Comprehensive Plan and that is
regulated and approved in accordance with the Zoning and Subdivision
Ordinance dictates the water treatment plant’s size and capacity.
It is in the City’s long-term financial interest to invest regularly in the physical
maintenance and enhancement of the City of Greenville rather than to
undertake large improvement-type programs at longer time intervals. A modest
amount of money expended annually on prioritized items in accordance with
Plan recommendations will produce a far greater return to the City than will
large expenditures at long intervals. A discussion of various possible funding
mechanisms follows.

Funding Mechanisms
Ad Valorem Taxes
As was stated in the Baseline Analysis, Greenville’s tax rate is high in relation to
identified peer communities such as Denison, Ennis, and Terrell (Table 1-15).
In fiscal year 2002, Greenville’s tax rate was approximately 80 cents per $100
valuation, and the average of the peer communities was approximately 55 cents.
The following list contains possible actions that the City can take to increase its
revenue stream so that it is able to reduce taxes.
• Concentrate on Improving Housing – Greenville’s housing
challenges have been discussed in detail within this
Comprehensive Plan. When housing units are improved, their
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valuations will increase, thereby increasing their value. This
increase in taxable value would eventually help the City to lower
taxes.
Protect Prime Retail Property – Prime retail property should
not be developed for a purpose other than retail. Retail sales tax
revenue (supplementing ad valorem taxes) can be a major
contributor to the City’s overall budget, and the City’s location
along Interstate Highway 30 provides prime locations for a
variety of retail uses. This land should be preserved for retail use
through zoning regulations.
Attract Tax-Generating Businesses – The City has already
recognized the importance of attracting businesses that could
provide another revenue stream; this is evidenced by Greenville’s
participation in attracting the Cobisa power plant. Attracting
new business will be key to the City’s ability to lower its tax rate.

It is extremely important for the City to have a budget that is balanced by
revenue from residential and nonresidential uses - quality nonresidential
development helps offset the cost of public services generally demanded by
residential uses. The previously listed actions will help Greenville create a
necessary balance. Increasing revenue from other sources will eventually allow
the City to lower the tax burden of its residents.

Impact Fees
Chapter 395 of the Texas Local Government Code addresses the issue of
developer participation in the construction of off-site facilities such as water,
wastewater, and roadways. This state law allows cities in Texas to decide
whether to assess fees for 1) roadway construction, 2) water service expansion,
and 3) wastewater service expansion to new residential and nonresidential
development. The City is in the process of studying the feasibility of using
Chapter 395 as a funding mechanism for such capital expenditures; this
investigation is strongly supported by this Comprehensive Plan.
Impact fees can be described as fees charged to new development based on that
development’s impact on the infrastructure system. The primary advantage to
having this funding source is that it provides cities with the increased ability to
plan and construct capital facilities so that the needed infrastructure system
capacity is available when the market warrants. If they are not implemented,
new capital facilities will likely be financed through taxes, which are paid by
existing as well as future residents. With impact fees, the development

Chapter 11

11-12

Comprehensive Plan 2025

The Implementation Plan

community is responsible for paying its related share of the cost of growth and
the impact of that growth on local infrastructure systems.

State & County Funding
Coordination with state agencies and with Hunt County is recommended for
the joint planning and cost sharing of projects. A widely utilized example of
state funding is the use of funds allocated by Texas Department of
Transportation (TxDOT). TxDOT receives funds from the federal government
and directly from the state budget that it distributes for roadway construction
and maintenance across Texas. There are several roads within Greenville that
would be eligible for such funds.
In addition, programs funded by Hunt County should be researched. The most
common county funding programs relate to thoroughfares and parks. Dallas,
Collin, and Denton counties have all provided capital funding for such projects
within the limits of their respective cities, as evidenced by the following
examples:
• Dallas County: The County has a park and open space program
that since 1999 has focused on creating an interconnecting trail
system that would “create new recreational opportunities,
generate additional economic development, provide for an
alternative mode of transportation, and help improve air
quality”. The Count has funded four trails in the cities of Irving
and Dallas, with four others in the planning or construction
phase in the cities of Richardson, DeSoto, Sachse and Mesquite.
When these projects are completed, “over twenty miles of trail
will have been extended, connected, or constructed”.11-1
Collin County has funding for park,
• Collin County:
transportation, and public facility projects available to area cities.
In terms of parks, the County has a matching funds program that
for which qualified organizations (including cities) can apply;
under the 2003 bond program for these funds, $2.2 million was
available11-2. In terms of roadway funding, the County has a
bond program that was passed in 2003 that will provide $142
million for roadway improvements, many of which are within the
jurisdiction of cities in Collin County; in such cases, the city and
County must “be partners through inter-local agreements that
define the project scope and cost” and must provide at least a 50
percent match11-3.
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Denton County: The County has a transportation plan called
the Transportation Road Improvement Program (TRIP) 2004
through which it allocates funds to various projects both within
and outside of cities in the County. An example of a project
within this program that is being jointly funded by Denton
County and the local city of Denton is the right-of-way
acquisition and related construction of Lakeview Boulevard
from FM 426 to US Highway 380. The County is contributing
$3 million to this effort, and Denton is contributing $4 million11-4.
The City should work with Hunt County to secure increased County
participation in projects that impact not only Greenville, but the County as a
whole. Citizens within the City of Greenville are also citizens of Hunt County,
and they could benefit from such participation through improved park areas
and roadways. A bond program similar in structure to Collin County’s would
be most beneficial.

Various Types of Bonds
The two most widely used types of bonds are general obligation bonds and
revenue bonds. General obligation bonds, commonly referred to as G.O.s, can
be described as bonds that are secured by a pledge of the credit and taxing power
of the City and must be approved by a voter referendum. Revenue bonds can
be described as bonds that are secured by the revenue of the City. Certificates
of obligation, commonly referred to as C.O.s, can be voted on by the City
Council without a City-wide election/bond referendum. It should be noted that
if Greenville chooses to adopt an impact fee ordinance and bonds have been
included in the assessment of impact fees, funds derived from impact fees could
be used to retire bonds.
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Specific Implementation Recommendations
Implementation is probably one of the most important, yet most difficult,
aspects of the comprehensive planning process. Without viable, realistic
mechanisms for implementation, the recommendations contained within the
Comprehensive Plan will be difficult to realize. Table 11-1 contains Level One
priority recommendations; Table 11-2 contains Level Two recommendations;
Table 11-3 contains Level Three recommendations; and, Table 1-4 contains ongoing recommendations.
Included are the objective to which the
recommendation relates, the chapter within which each recommendation is
discussed, and the general funding mechanisms that could be used toward their
implementation.
Table 11-1
RECOMMENDATIONS – LEVEL ONE PRIORITY
City of Greenville, Texas
Planning Effort or
Capital Item

(May be rephrased; refer to Chapter 2)

Related
Plan Chapter

Implementation
Mechanism

Design and construct
the new Cowleech
Fork Sabine River
Wastewater
Treatment Facility
Install related major
wastewater outfall
lines

Objective 4.3: Ensure that there is
adequate water and wastewater
available to serve existing areas
and new development.

Chapter 6:
The
Infrastructure
Plan

Capital
expenditure

Design and construct
the new Mustang
Branch Wastewater
Treatment Facility
Install related major
wastewater outfall
lines

Objective 4.3: Ensure that there is
adequate water and wastewater
available to serve existing areas
and new development.

Chapter 6:
The
Infrastructure
Plan

Capital
expenditure

Make water system
improvements increase high service
pump capacity,
extend water
distribution lines - in
the south and south
west sectors of the
City

Objective 4.3: Ensure that there is
adequate water and wastewater
available to serve existing areas
and new development.

Chapter 6:
The
Infrastructure
Plan

Capital
expenditure
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Table 11-1 (Cont’d)
RECOMMENDATIONS – LEVEL ONE PRIORITY
City of Greenville, Texas
Planning Effort or
Capital Item

Related Objective
(May be rephrased; refer to Chapter 2)

Related
Plan Chapter

Implementation
Mechanism

Proactively rezone land
along Interstate
Highway 30 to a retail
zoning district.

Objective 2.5: Ensure that
Greenville’s land use policies
encourage a balance of land uses
such that there are adequate areas
for nonresidential uses that will
provide the essential tax base
needed for the City to support
existing and future residents.

Chapter 3:
The
Future Land
Use Plan

Zoning
Ordinance –
Map
Amendments

Perform proactive code
enforcement in
deteriorating housing
areas – staffing levels
may need to be
considered

Objective 8.1: Recognize the
importance of existing older
neighborhoods to the character of
Greenville by implementing
policies, such as proactive code
enforcement, that will support
their long-term viability,
marketability, and attractiveness.

Establish a coalition of
owners and landlords
with rental units in
problem housing areas,
providing a forum for
mutual
communication
between the City and
owners/landlords

Objective 8.1: Recognize the
importance of existing older
neighborhoods to the character of
Greenville …support their longterm viability, marketability, and
attractiveness.
Objective 10.1: Continue efforts to
instill a stronger sense of civic
pride by encouraging involvement
in public decision-making and by
soliciting citizen input.

Chapter 9:
The
Housing
Strategies Plan

Adoption of a
proactive code
enforcement
policy by City
Council
Action by City
staff

Chapter 9:
The
Housing
Strategies Plan

Appointment of
coalition
members by City
Council

Concentrate on
attracting businesses
engaging in light
industrial-type activities
to the four major
industrial land use
areas recommended on
the Future Land Use
Plan map.

Objective 2.5: Ensure that
Greenville’s land use policies
encourage a balance of land uses
such that there are adequate areas
for nonresidential uses that will
provide the essential tax base
needed for the City to support
existing and future residents.

Chapter 3:
The
Future Land
Use Plan

Work with the
Economic
Development
Board to
concentrate and
streamline
economic
development
efforts

Consider establishing a
Park Dedication
Ordinance for the
future construction of
a trail system

Objective 14.1: Consider requiring
park/open space dedication
during the development review
process; adopt a Park Dedication
Ordinance to achieve this.

Chapter 5:
The
Parks Master
Plan

Adoption of a
Park Dedication
Ordinance by
City Council
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Table 11-2
RECOMMENDATIONS – LEVEL TWO PRIORITY
City of Greenville, Texas

Level
Two
Priorities

Planning Effort or
Capital Item

Related Objective
(May be rephrased; refer to Chapter 2)

Related
Plan Chapter

Implementation
Mechanism

In areas identified with
a “3” on Plate 9-1,
remove a set number of
structures annually
Assist those living in
these structures to find
alternate housing.

Objective 8.7: Promote incentives
and strengthen programs to assist
economically distressed occupants
to meet housing code
requirements.

Chapter 9:
The
Housing
Strategies Plan

Adoption of a
policy by City
Council to
engage in such
action
City Council
direction to staff

Increase design-related
guidelines for future
nonresidential
development along the
roadways specified on
page 10-9.

Objective 2.2: Establish standards
related to the development of
nonresidential uses in order to ensure
a positive visual perception of
Greenville along major
thoroughfares...
Objective 10.2: Consider the
development of streetscape/urban
design guidelines to enhance the
community’s visual and aesthetic
appeal...

Chapter 10:
Neighborhood
& Business
Enhancement
Strategies

Zoning
Ordinance –
Text
Amendments

Amend the Subdivision
Ordinance to reflect
new roadway section
recommendations
(Table 4-8).

Objective 1.8: Utilize the
Thoroughfare Plan to identify rightsof-way locations (for dedication
purposes) and criterion such that
future growth can be
accommodated; ensure that
criterion are integrated into the
City’s Subdivision Ordinance.

Chapter 4:
The
Thoroughfare
Plan

Subdivision
Ordinance –
Text
Amendments

Require that the
arrangement of streets
in new neighborhoods
make provision for the
continuation of existing
streets and of streets
that may need to be
connected to in the
future.

Objective 1.12: Utilize the
Thoroughfare Plan to establish
standards for shared drives, for
circulation within new
developments, and for protecting
the integrity of major roadways;
ensure that such standards are
integrated into the City’s
Subdivision Ordinance.

Chapter 4:
The
Thoroughfare
Plan

Subdivision
Ordinance –
Text
Amendments

Sponsor a one-day
home improvement
event, such as Paint Your
Heart Out, at least once
annually.

Objective 8.7: Promote incentives
and strengthen programs to assist
economically distressed owneroccupants to meet housing code
requirements.

Chapter 9:
The
Housing
Strategies Plan

Adoption of a
policy by City
Council to
engage in such
action
City Council
direction to staff
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Table 11-2 (Cont’d)
RECOMMENDATIONS – LEVEL TWO PRIORITY
City of Greenville, Texas
Planning Effort or
Capital Item

Related Objective
(May be rephrased; refer to Chapter 2)

Related
Plan Chapter

Implementation
Mechanism

Establish new police
storefronts at locations
that would allow
officers to complete
paperwork without
having to leave their
patrol district.

Objective 6.1: Ensure that there is
sufficient police and fire
protection for current residents,
and that the City remains aware of
necessary increases in staff and/or
related resources to enable such
protection for future residents.

Chapter 8:
The
Public
Facilities
Plan

Input from the
Police
Department

Concentrate on
economic development
efforts related to
Downtown:

Objective 9.1: … identify ways in
which Downtown can be
enhanced and improved.

1) Conduct a survey of
Downtown business
owners to determine the
role of public sector in
revitalization efforts from
their perspective, and
prioritize capital
improvements accordingly.
2) Make changes to the
Zoning Ordinance as
recommended.
3) Continue the existing
matching grant program
for exterior improvements,
and increase the grant as
funds become available.
4) Establish a Storefront
Window Program.

Objective 9.5: Identify the types of
land uses, such as office, retail and
limited residential, that would be
beneficial for the Downtown area.

Require shared
driveways and crossaccess for
nonresidential
developments, as
applicable.

Objective 1.12: Utilize the
Thoroughfare Plan to establish
standards for shared drives, for
circulation within new
developments, and for protecting
the integrity of major roadways.

Low density residential
land uses (single-family
homes) should be
buffered from
nonresidential uses, as
well as from arterials
and collectors.

Chapter 11

Objective 9.8: Establish incentives
that would encourage developers
to preserve and renovate
significant structures that
contribute to the historic
character of Greenville.

Capital
expenditure

Input from
Downtown
business owners
Chapter 7:
The
Downtown
Revitalization
Plan
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Capital
expenditure
Zoning
Ordinance –
Text
Amendments

Objective 10.1: Continue efforts to
instill a stronger sense of civic
pride by encouraging involvement
in public decision-making and by
soliciting citizen input.

Objective 8.4: Ensure that new
residential areas are developed to
a high standard by reviewing/
revising existing standards for
residential development.

Input from the
Main Street
Program

Chapter 4:
The
Thoroughfare
Plan
Chapter 10:
Neighborhood
& Business
Enhancement
Strategies
Chapter 3:
The Future
Land Use Plan
Chapter 10:
Neighborhood
& Business
Enhancement
Strategies

Subdivision
Ordinance –
Text
Amendments

Zoning
Ordinance –
Text
Amendments
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Table 11-2 (Cont’d)
RECOMMENDATIONS – LEVEL TWO PRIORITY
City of Greenville, Texas
Planning Effort or
Capital Item

Level
Two
Priorities
Continued

Related Objective
(May be rephrased; refer to Chapter 2)

Related
Plan Chapter

Implementation
Mechanism

Establish a cooperative
and proactive planning
effort with the GISD to
ensure that its quality is
maintained with future
local residential growth.

Objective 5.2: Foster a relationship
and coordinate applicable City
activities with the Greenville
Independent School District.

Chapter 8:
The
Public
Facilities
Plan

Policy adoption by
Council
Subdivision
Ordinance text
amendments if
GISD is to be
involved in
development
review.

Provide a mechanism
for the establishment of
neighborhood
conservation districts.
Plate 9-2 should be used
as a guide for such
districts.

Objective 8.1: Recognize the
importance of existing older
neighborhoods to the character of
Greenville …support their longterm viability, marketability, and
attractiveness.

Chapter 9:
The
Housing
Strategies
Plan

Zoning Ordinance
– Text
Amendments

Table 11-3
RECOMMENDATIONS – LEVEL THREE PRIORITY
City of Greenville, Texas

Level
Three
Priorities

Planning Effort or
Capital Item

Related Objective
(May be rephrased; refer to Chapter 2)

Related
Plan Chapter

Implementation
Mechanism

Require a Traffic
Impact Analysis to help
assess the extent to
which new development
will potentially affect
local roadways.

Objective 1.9: Investigate ways in
which the development
community can assist in
protecting the integrity of
roadways in Greenville.

Chapter 4:
The
Thoroughfare
Plan

Subdivision
Ordinance – Text
Amendments

Increase requirements
for new multiple-family
development using
those recommended
within the Future Land
Use Plan as a guide.

Objective 3.3: Ensure that new
development enhances the quality
of life in Greenville.

Chapter 3:
The
Future Land
Use Plan

Zoning Ordinance
– Text
Amendments

Require new residential
subdivisions to provide
access to existing and
planned trails

Objective 13.2: Require new
residential development to
incorporate pedestrian access
through the new development and
to adjacent areas, wherever
applicable.

Chapter 5:
The
Parks Master
Plan

Subdivision
Ordinance – Text
Amendments
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Table 11-4
RECOMMENDATIONS – ON-GOING PRIORITY
City of Greenville, Texas
Planning Effort or
Capital Item

Related Objective
(May be rephrased; refer to
Chapter 2)

Related
Plan Chapter

Implementation
Mechanism

Objective 6.2: Define
standards for adequate
service levels for public
services and facilities

Chapter 6:
The
Infrastructure
Plan

Engineering
consultant and/or
City staff
involvement

Develop a City-wide
drainage master plan
Review, and revise if
necessary, drainagerelated ordinances,
criteria, and design
manuals
Create a Stormwater
Utility
Rezoning decisions for
single-family
development should be
made with due
consideration to lot size
(for new single-family
developments adjacent
to existing single-family
areas).

Objective 3.4: Ensure that
new development, both
residential and
nonresidential, will be
compatible with existing
land uses in terms of use,
density, building heights,
scale, and offsite effects.

Remain aware of and
involved in any
discussions/decisions
related to IH 30
(widening, controlling
access) in the vicinity of
the City

Objective 1.2: Work closely
with regional transportation
planning groups to ensure
that regional transportation
issues, especially those that
directly affect Greenville
(e.g., frontage roads), are
addressed with City input.

Continue to investigate
the feasibility of using
Chapter 395 (impact
fees) as a funding
mechanism for capital
improvements.

Objective 1.9: Investigate
ways in which the
development community can
assist in protecting roadway
integrity.
Objective 4.3: Ensure that
there is adequate water and
wastewater available to serve
existing areas and new
development.
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Chapter 3:
The Future
Land Use
Plan
Chapter 9:
The
Housing
Strategies
Plan

Adoption of a
policy by City
Council

Chapter 4:
The
Thoroughfare
Plan

On-going City
interaction with
area cities, Hunt
County, TxDOT,
NCTCOG

Chapter 4:
The
Thoroughfare
Plan

Continued study of
the use of impact
fees.

Chapter 6:
The
Infrastructure
Plan

Adoption of an
Impact Fee
Ordinance by City
Council.
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In Conclusion
This Implementation Plan is the culmination of recommendations and policies
discussed throughout the Comprehensive Plan 2025. As Greenville continues
in its quality planning efforts, the priorities outlined within this Plan should be
considered. Especially important to the City’s short-term future are the
recommendations identified as level one priority.
This Comprehensive Plan 2025 represents a planning process that took place
over a time period of approximately 18 months. The various elements of the
Plan are based upon realistic goals, objectives, and recommendations for the
City that resulted from an intense comprehensive planning process involving a
Steering Committee, citizens, a statistically valid Citizen Survey, Greenville staff,
and elected and appointed officials. The Comprehensive Plan, once adopted, becomes
the official policy of the City. To be fully effective, the Plan should be used on a
daily basis to determine policy, thereby guiding Greenville to realize its ultimate
vision.
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Dallas County Online. Dallas County Park & Open Space Program link. ADDRESS: http://www.dallascounty.org/
html/citizen-serv/open-spaces/intro.html.
Parks Foundation Advisory Board Document dated March 1, 2004 re: Collin County Parks and Open Space, Project
Funding Assistance Program Policy; document approved February 24,2004.
Collin County Website. 2003 Bond Program link. ADDRESS: http://www.co.collin.tx.us/ public_information/
projects/ 2003/2003_bond_program.jsp.
Denton County Website. TRIP 2004 Bond Program link. ADDRESS: http://dentoncounty.com.
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