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PART 1 - Zoning trends & alternatives



Types of ZOning?

• Euclidian Zoning

• Performance or Incentive 
Based Zoning

• Form-based Zoning



Euclidian Zoning

Named after Euclid v. Ambler Supreme Court case.

Separation of land uses into districts or zones.

Outcomes:

Segregation of uses

Automobile-dependent development patterns 

Surface parking, large lots, suburban design

Reliance on Special Districts to address areas that 
propose mixed uses.



Performance Zoning
• Development to achieve specified performance standards and 

metrics.
• Common performance standards include metrics related to certain 

goals,. i.e. sustainability or affordable housing. 
• Developers have flexibility in land uses, building form, and height to 

reach performance standards
• Tend to be more urban-design based codes. 



Form-Based Codes

• Method of regulating development to achieve a specific urban form. Urban 
code, not suburban code.   

• Relationship between the street and buildings, pedestrian and vehicles, and 
public and private spaces.

• More block and neighborhood focused: 
➢Emphasis on physical form over land use
➢Minimum height requirements
➢Build-to lines
➢Building mass and form
➢Mix of land uses
➢Human-scale development



Zoning Trends and Zoning Tools

Contemporary Trends Zoning Tools
• Mixed-use zoning districts
• Flexible parking standards & reduction of parking 

minimums
• Incentives for affordable housing
• “Missing Middle” housing
• Accessory dwelling units
• Transit-Oriented Development

• Historic districts
• Design overlays
• Corridor overlay districts
• Conservation overlays
• Special sign districts
• Planned Developments (PD)
• Flexible Review Districts (FRD)



Part 2 – The Public Process



Who has final approval authority?

Planning Commission
• Multi-family (excluding C-4)

• Major Subdivision

• Street Name (New or Change)

City Council
• Annexation

• Rezone (including PD & FRD)

• Text Amendment

Design Review Board
• Certificate of Appropriateness
• Downtown (C-4)
• Historic Districts



Step 1: Design Review board 
A. NO PUBLIC HEARING

B. INFORMAL COMMENT TO PC
Step 2: Planning commission 

A. PUBLIC HEARING
B. FINAL REVIEW AND APPROVAL

Example #1: Multi-family Application (not C-4)



Step 1: Planning commission
A. PUBLIC HEARING

B. RECOMMENDATION TO CITY COUNCIL
Step 2: City Council
A. NO PUBLIC HEARING

B. FINAL REVIEW AND APPROVAL

Example #2: Rezone



Presenting effective comments at public meetings

Do’s
• Stay on Point and Respect Time
• Stick to Facts and Provide Data
• Provide Original Comments
• Prepare notes or written comments 

beforehand
• Rehearse for inflection and time
• Make message clear at beginning and end

Don’ts
• Don’t lead with emotion or make outlandish 

claims
• Don’t insult or curse
• Don’t overdo slides or other props that eat up 

time. 



Part 3 – GVL2040 & Implementation



Greenville in 2040 is a 
place where…



A community 
where decisions 
reflect our core 

values



A community that 
puts our values into 
practice with our 

planning principles



A community that continues to embrace growth, but uses 
growth to advance our top priorities



Greenville will have to grow 
differently to realize the 

outcomes we seek

Nodes will have a variety of functions

Each node and corridor would grow in their own way – but 
each would adhere to standards of traditional urban form

Strengthening and preserving existing neighborhoods, 
including careful infill development that adds variety and 

inclusiveness to neighborhood housing

Continuing to grow the population and economy while doing 
it in a manner to boost quality of life





Current in progress small 
area plans (SAP)





Part 4 – Questions?



Thank you!
slavrin@greenvillesc.gov

cdpowell@greenvillesc.gov

mailto:slavrin@greenvillesc.gov
mailto:cdpowell@greenvillesc.gov

