
City of Greenville

Planning & Development

Presentation by City of Greenville Planning Staff



Presentation Overview

▪ Long-Range Planning Division
▪ Planning Commission
▪ Comprehensive Plans
▪ Neighborhood & Area Plans
▪ Public Input and Engagement

▪ Current Planning Division
▪ Development Permits
▪ Zoning Enforcement
▪ Board of Zoning Appeals
▪ Special Exception Permits
▪ Greenville Development Code

▪ Urban Design Division
▪ Design Review Board
▪ Historic Preservation
▪ Design Guidelines
▪ Design Assistance

▪ Zoning Activities
▪ Activity 1 – Zoning Map 

Amendment
▪ Activity 2 – Special Exception 

Permit
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Planning & Development Department

• Department is broken into two 
main divisions:

• Planning and Zoning

• Building Permitting

• Focus Today: Planning & Zoning
• Long-Range Planning

• Current Planning

• Urban Design
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Long-Range Planning

Division



Long-Range Planning Overview

• Oversees Planning 
Commission

• Facilitates projects and 
applications requiring Planning 
Commission approval

• Manages comprehensive plan

• Small area, neighborhood, and 
corridor plans and studies

• Facilitates annexation process
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Planning Commission

• Review and recommendation to 
city council on the following 
applications and projects:

• Zoning map amendments, 
including Planned Developments 

• Zoning text amendments

• Annexations

• Comprehensive plans

• Small area, neighborhood, and 
corridor plans

• Final decision on the following 
applications and projects:

• Subdivisions

• Multi-family Developments

• Appeals of the Administrator

• Stormwater Variances

• Street name changes

• Development name changes

• Some Final Development Plans
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Annexations

• Annexation of properties from 
unincorporated Greenville 
County into the City of 
Greenville.

• Properties must have contiguity 
to the existing City limits.

• May be required following 
provision of new water service.
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Comprehensive Plan

• Required by state law.

• New Comprehensive Plans are required every 10 years, with updates 
every 5 years.

• Purpose – Overview to guide development and capital improvements

• High-level view and recommendations; not parcel-specific

• Current: Greenville 2040 Comprehensive Plan
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Required Elements of Comprehensive Plans

Section 6-29-510 of SC Code of Laws

(1) a population element which considers historic trends and projections, 
household numbers and sizes, educational levels, and income 
characteristics;
(2) an economic development element which considers labor force and 
labor force characteristics, employment by place of work and residence, and 
analysis of the economic base;
(3) a natural resources element which considers coastal resources, slope 
characteristics, prime agricultural and forest land, plant and animal habitats, 
parks and recreation areas, scenic views and sites, wetlands, and soil types. 
Where a separate board exists pursuant to this chapter, this element is the 
responsibility of the existing board;
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Required Elements of Comprehensive Plans

(4) a cultural resources element which considers historic buildings and 
structures, commercial districts, residential districts, unique, natural, or scenic 
resources, archaeological, and other cultural resources. Where a separate board 
exists pursuant to this chapter, this element is the responsibility of the existing 
board;
(5) a community facilities element which considers water supply, treatment, and 
distribution; sewage system and wastewater treatment; solid waste collection and 
disposal, fire protection, emergency medical services, and general government 
facilities; education facilities; and libraries and other cultural facilities;
(6) a housing element which considers location, types, age, and condition of 
housing, owner and renter occupancy, and affordability of housing. This element 
includes an analysis to ascertain nonessential housing regulatory requirements, as 
defined in this chapter, that add to the cost of developing affordable housing but are 
not necessary to protect the public health, safety, or welfare and an analysis of 
market-based incentives that may be made available to encourage development of 
affordable housing, which incentives may include density bonuses, design flexibility, 
and streamlined permitting processes;
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Required Elements of Comprehensive Plans

(7) a land use element which considers existing and future land 
use by categories, including residential, commercial, industrial, 
agricultural, forestry, mining, public and quasi-public, recreation, 
parks, open space, and vacant or undeveloped;
8) a transportation element that considers transportation 
facilities, including major road improvements, new road 
construction, transit projects, pedestrian and bicycle projects, and 
other elements of a transportation network. This element must be 
developed in coordination with the land use element, to ensure 
transportation efficiency for existing and planned development;
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Required Elements of Comprehensive Plans

(9) a priority investment element that analyzes the likely federal, state, 
and local funds available for public infrastructure and facilities during the 
next ten years, and recommends the projects for expenditure of those funds 
during the next ten years for needed public infrastructure and facilities such 
as water, sewer, roads, and schools. The recommendation of those projects 
for public expenditure must be done through coordination with adjacent and 
relevant jurisdictions and agencies. For the purposes of this item, "adjacent 
and relevant jurisdictions and agencies" means those counties, 
municipalities, public service districts, school districts, public and private 
utilities, transportation agencies, and other public entities that are affected 
by or have planning authority over the public project. For the purposes of 
this item, "coordination" means written notification by the local planning 
commission or its staff to adjacent and relevant jurisdictions and agencies of 
the proposed projects and the opportunity for adjacent and relevant 
jurisdictions and agencies to provide comment to the planning commission 
or its staff concerning the proposed projects. Failure of the planning 
commission or its staff to identify or notify an adjacent or relevant jurisdiction 
or agency does not invalidate the local comprehensive plan and does not 
give rise to a civil cause of action;Planning & Development 12



Required Elements of Comprehensive Plans

(10) a resiliency element that considers the impacts of flooding, high water, and 
natural hazards on individuals, communities, institutions, businesses, economic 
development, public infrastructure and facilities, and public health, safety and 
welfare. This element includes an inventory of existing resiliency conditions, 
promotes resilient planning, design and development, and is coordinated with 
adjacent and relevant jurisdictions and agencies. For the purposes of this item, 
"adjacent and relevant jurisdictions and agencies" means those counties, 
municipalities, public service districts, school districts, public and private utilities, 
transportation agencies, and other public entities that are affected by or have 
planning authority over the public project. For the purposes of this item, 
"coordination" means written notification by the local planning commission or its 
staff to adjacent and relevant jurisdictions and agencies of the proposed projects 
and the opportunity for adjacent and relevant jurisdictions and agencies to provide 
comment to the planning commission or its staff concerning the proposed projects. 
Failure of the planning commission or its staff to identify or notify an adjacent or 
relevant jurisdiction or agency does not invalidate the local comprehensive plan 
and does not give rise to a civil cause of action. This element shall be developed in 
coordination with all preceding elements and integrated into the goals and 
strategies of each of the other plan elements.
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Neighborhood & Small Area Plans

• Smaller in area and extent than 
comprehensive plan

• Generally consistent with 
comprehensive plan and applies 
principles within focus area

• Can be parcel-specific

• Frequently include 
recommendations for land use, 
development, building height, 
connectivity, transportation, etc.
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Comp Plan

Neighborhood Plans,

Small Area Plans,

Corridor Plans

Zoning Ordinance and Land 

Development Regulations
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Neighborhood & Small Area Plans

https://www.greenvillesc.gov/1530/
Wade-Hampton-Boulevard-
Strategic-Plan

https://www.greenvillesc.gov/1530/Wade-Hampton-Boulevard-Strategic-Plan
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Neighborhood & Small Area Plans

https://www.greenvillesc.gov/1536/Downtown-Master-Plan

https://www.greenvillesc.gov/1536/Downtown-Master-Plan
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Neighborhood & Small Area Plans

https://www.greenvillesc.gov/1668/Swamp-Rabbit-Trail-
Extension-Master-Plan

https://www.greenvillesc.gov/1668/Swamp-Rabbit-Trail-Extension-Master-Plan


Public Input & Engagement

AICP Code of Ethics (Rev. November 2021)

2. People who participate in the planning process shall do so with integrity.

b. Facilitate the exchange of ideas and ensure that people have the 
opportunity for meaningful, timely, and informed participation in the 
development of plans and programs that may affect them. Participation 
should be broad enough to include those who lack formal organization or 
influence, especially underrepresented communities and marginalized 
people. Attention and resources should be given to issues of equity, 
diversity, and inclusion and should reflect the diversity of the community.
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Public Input & Engagement
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City of Greenville methods for input 
and public engagement:

• Citizen membership on boards and 
commissions

• Public hearings

• Neighborhood meetings

• Neighborhood associations

• Ability to submit written comments

• Drop-in open houses

• Websites for planning projects

• Online input and surveys

• Focus groups and steering committees

• And more!



Current Planning

Division



Current Planning Overview

• Applies development regulations 
to construction and development 
projects

• Issues development permits for 
subdivisions, construction, signs, 
and other projects

• Zoning code enforcement

• Oversees Board of Zoning Appeals
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Development Permits

Process and review permit applications for compliance with land 
development regulations:

• Site plans for commercial and residential development

• Building permits for commercial and residential development

• Zoning verification letters

• Subdivisions

• Sign permits
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Zoning Enforcement

• Zoning inspections to ensure construction complies with zoning 
ordinance and approved permits.

• Investigate alleged violations of zoning ordinance.

• Remove illegal or unpermitted signs.

• Short-term rental enforcement.
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What CAN’T zoning do?

• Regulate owner vs. rental housing

• Restrict occupancy based on race or 
ethnicity

• Mandate affordable housing (varies by 
state)

• Force an owner to sell his or her land

• Discriminate between functionally 
equivalent businesses

• Prohibit national chain stores or restaurants

• Violate state or federal law
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Board of Zoning Appeals

Powers and duties. The board of zoning appeals (BZA) has the 
following powers and duties:

1. Special exceptions. To review and decide special exception permits.

2. Variance permits. To review and decide applications for variance 
permits.

3. Appeals. To hear and decide appeals taken by any person aggrieved 
by a decision or interpretation of the administrator.
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Special Exception Permits

19-2.3.5.Special exception permit.

(A) Purpose. Special exceptions are uses that may be generally 
compatible with the other uses permitted in a zoning district but 
require individual review of their location, design, configuration, 
density, and intensity of use and may require the imposition of 
conditions to ensure the appropriateness of the use at a particular 
location.
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Special Exception Permits
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Special Exception Permits

19-2.3.5. (D)(1) Standards. A special exception permit shall be approved only upon 
a finding that the applicant demonstrates all of the following standards are met:

(a) Consistent with the comprehensive plan. The proposed special exception is 
consistent with the comprehensive plan.

(b) Complies with use specific standards. The proposed special exception complies 
with all standards in section 19-4.3, use specific standards.

(c) Compatibility. The proposed special exception is appropriate for its location and 
compatible with the character of surrounding lands and the uses permitted in the 
zoning districts of surrounding lands, and will not reduce property values of 
surrounding lands.

(d) Design does not have substantial adverse impact. The design of the proposed 
special exception minimizes adverse effects, including visual impacts of the 
proposed use on adjacent lands; furthermore, the proposed special exception does 
not impose significant adverse impact on surrounding lands regarding service 
delivery, parking and loading, odors, noise, glare, vibration, and does not create a 
nuisance.
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New Greenville Development Code

• Effort to rewrite city’s zoning and development ordinance to 
implement GVL2040 Comprehensive Plan.

• Goal is to accommodate growth in a responsible manner.

• Shift from suburban to urban development patterns.

• Height and density in nodes and along corridors, with transitions 
provided to limit impacts on single-family neighborhoods.

• More control over form, massing, site layout, and urban form.

• Draft code released to public around December 1, 2022.  Expected 
adoption in March/April 2023.

• https://www.greenvillesc.gov/182/Greenville-Development-Code
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Urban Design

Division



Urban Design Overview

• Oversees Design Review Board

• Historic Preservation

• Assists with design for private 
and public developments

• Maintains Design Guidelines for 
Downtown and Multi-family 
developments

• Tree preservation and landscape 
ordinance compliance
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Design Review Board

Urban Panel

• Review applications for certificates 
of appropriateness in downtown 
central business district

• Review demolition permits for 
historic structures in C-4 district

• Advice and comment for 
multifamily projects

• Exceptions to sign standards

• Appeals and unreasonable 
hardship exemptions
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Design Review Board

Neighborhood Panel

• Review applications for 
certificates of appropriateness in 
preservation overlay districts

• Review demolition permits for 
historic structures

• Review requests for local 
landmark designations

• Appeals and unreasonable 
hardship exemptions
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Historic Preservation

• Purpose: to protect designated areas having 
architectural significance against intrusion of 
designs that fail to protect such significance

• Includes:
• Exterior alterations, additions, or demolition of 

existing buildings
• Design of new buildings within Preservation 

Overlay Districts

• Encourages restoration of historic structures to 
original design or intent, and incorporation of 
new structures as modern interpretation of 
historic context
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Design Guidelines

• Purpose: to encourage ongoing development 
and architecture to extend the unique and 
walkable character of downtown Greenville 
across the C-4 district

• Includes:
• Exterior alterations and additions to existing 

buildings within C-4
• All new construction within C-4

• Prioritizes the public realm and pedestrian 
experience, focusing on critical spatial 
proportions, and quality of details and 
materials
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Design Assistance

• In-house design team with 
experience in public and private 
sectors

• Provides evaluation of proposed 
developments & offers creative 
solutions for conformance with 
land development ordinance, 
GVL2040 vision, or other governing 
documents

• Advocates for best practice design 
solutions, primarily for the public 
realm
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ZONING PRACTICE
Zoning Map Amendment



Evaluating a Zoning Map Amendment

41Planning & Development

• Application for zoning map amendment

• Address: 215 Fairforest Way

• Request to rezone from I-1 Industrial to RM-3 Single-Family and 
Multifamily Development District

• Suggested steps:
• Review submitted application

• Review criteria for a zoning map amendment

• Recommend to approve or deny the rezoning
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Future Land Use:

High Intensity 
Non-Residential 
and Urban 
Residential
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Evaluating a Zoning Map Amendment

Section 19-2.3.2. (D)

(2) Amendments to zoning district map. In considering a rezoning, the city council may adopt a 
change for only part of the area requested or for a less intense zoning district than requested by 
the applicant, or both. If the city council chooses to consider rezoning an area larger than 
requested or a more intense zoning district, the matter shall be referred to the planning commission 
for public hearing and recommendation consistent with the provisions of this chapter. In determining 
whether to adopt or disapprove the proposed amendment, the city council may consider and 
weight the relevance of the following factors:

(a) Consistent with comprehensive plan. Whether, and the extent to which, the proposed 
amendment is consistent with the comprehensive plan.

(b) Changed conditions. Whether, and the extent to which, there are changed conditions from the 
conditions prevailing at the time that the original designation was adopted.

(c) Community need. Whether, and the extent to which, the proposed amendment addresses a 
demonstrated community need.

(d) Compatible with surrounding uses. Whether, and the extent to which, the proposed amendment 
is compatible with existing and proposed uses surrounding the subject land and is the 
appropriate zoning district for the land.
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Evaluating a Zoning Map Amendment

e) Development patterns. Whether, and the extent to which, the proposed amendment will 
promote a logical and orderly development pattern.

f) Strip or ribbon commercial development. Whether, and the extent to which, the proposed 
amendment will result in undesirable strip or ribbon commercial development.

g) Isolated zoning district. Whether, and the extent to which, the proposed amendment will result 
in the creation of an inappropriately isolated zoning district unrelated to adjacent and 
surrounding zoning districts.

h) Property values. Whether, and the extent to which, the proposed amendment will result in 
significant adverse impacts on the property values of surrounding lands.(i)Effect on natural 
environment. Whether, and the extent to which, the proposed amendment will result in 
detrimental impacts on the natural environment and its ecology, including, but not limited to, 
water, air, noise, stormwater management, wildlife, vegetation, and wetlands.

i) Public facilities and services. Whether, and the extent to which, the proposed amendment will 
result in development that is adequately served by public facilities and services (roads, 
potable water, sewerage, schools, parks, police, fire, and emergency medical facilities).
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ZONING PRACTICE
Special Exception Permit



Evaluating a Special Exception Permit
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• Application for special exception permit

• Address: 120 Mauldin Road

• Request to use a portion of the existing church property to construct 
a cemetery for the interment and/or scattering of sterilized, cremated 
pet animal remains. 

• Suggested steps:
• Review submitted application
• Review criteria for BZA to grant special exception permit
• Approve or deny the permit
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Special Exception Permits

19-2.3.5. (D)(1) Standards. A special exception permit shall be approved only upon a 
finding that the applicant demonstrates all of the following standards are met:

(a) Consistent with the comprehensive plan. The proposed special exception is consistent 
with the comprehensive plan.

(b) Complies with use specific standards. The proposed special exception complies with all 
standards in section 19-4.3, use specific standards.

Note: There are no use-specific standards for cemeteries.

(c) Compatibility. The proposed special exception is appropriate for its location and 
compatible with the character of surrounding lands and the uses permitted in the zoning 
districts of surrounding lands, and will not reduce property values of surrounding lands.

(d) Design does not have substantial adverse impact. The design of the proposed special 
exception minimizes adverse effects, including visual impacts of the proposed use on 
adjacent lands; furthermore, the proposed special exception does not impose significant 
adverse impact on surrounding lands regarding service delivery, parking and loading, odors, 
noise, glare, vibration, and does not create a nuisance.
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QUESTIONS & DISCUSSION
PLANNING & DEVELOPMENT

131 Falls Street, 2nd Floor

Greenville, SC 29601

Phone: 864-467-4476

Email: planning@greenvillesc.gov

mailto:planning@greenvillesc.gov

