
GVL2040IN ACTION

Five Years of Implementing Greenvilleõs

Comprehensive Plan



Thriving and walkable downtown

We have a waterfall

Growing trail and greenway network

Acclaimed park system

Vibrant arts and cultural scene

City of neighborhoods

Historic textile mills and mill villages

Several transformative development 
projects underway

COMMUNITY 

ASSETS



A Growing Communityé

10% city population growth since 2020

5,000 housing units added in 5 years

42,436 total housing units in the city

Annexed over 1.3 square miles since 2020

Rapid growth of suburbs and unincorporated 
Greenville County

Many areas of Greenville County are unzoned

Over 100,000 people commute into the city daily, 
nearly doubling the resident population

Countyõs comp plan adopted in 2020 forecasts 
240,000 additional people by 2040
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Growth Challenges

Å Strain on public infrastructure and road 

network

Å Many streets are state-owned, creating 

challenges for placemaking, safety, and 

permitting

Å Gentrification and loss of affordable 

housing units

Å Overall shortage of housing, with a 

need forhousing units at all price 

points

Å Loss of tree canopy

Å New commercial development abutting 

existing neighborhoods



Planning Pyramid

More General

More Detail

Comp 
Plan

Small Area Plans and 
Specific Area Plans 

Codes and Ordinances



Development Code

ComprehensivePlan
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FutureLandUseMap Small Area Plans

Strategic Plans 

ZoningMap Zoning Tools



Common Zoning 
Elements

Å Establishment of zoning districts 

(Euclidean Zoning)

Å Permitted and prohibited uses



Common Zoning 
Elements

Å Establishment of zoning districts 

(Euclidean Zoning)

Å Permitted and prohibited uses

Å Dimensional standards: height, 

setbacks, density



Common Zoning 
Elements

Å Establishment of zoning districts 

(Euclidean Zoning)

Å Permitted and prohibited uses

Å Dimensional standards: height, 

setbacks, density

Å Parking requirements

Å Lot layout and building orientation

Å Landscaping requirements

Å Architectural and design requirements

Å Sign regulations

Å Open space

Å Use-specific standards



GVL2040 COMPREHENSIVE PLAN

 





Update and Adoption Process



Community
Engagement
18-month process

42-member steering committee

11 steering committee meetings

3 public surveys with 6,500 responses

4 public open houses

The GVL2040 Comprehensive Plan was 
unanimously adopted by City Council in 
February 2021.



OUR 
PRIORITIES 
AND THE 
OUTCOMES 
WE SEEK 



NODES

A node is an area that evolves 

over the next 20 years into a 

mixed-use community hub that 

features housing, employment 

opportunities, and a wide variety 

of retail, services, and community 

functions. Nodes have a 

traditionally-scaled urban form of 

four- to six-story buildings and feel 

like miniature versions of 

downtown Greenville.

CORRIDORS

Corridors are the major

streets that connect nodes

to each other, to Greenvilleõs

traditional neighborhoods, and

downtown Greenville. They are

designed to safely support a

range of travel options and are

lined with new developmentñ

where appropriateñthat is of a

scale and density similar to the

nodes.



OUR PATH 

FORWARD
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    IMPLEMENTING GVL2040

 



First Things Firsté

1. Adopted a consistency policy to 

ensure City decisions align with 

GVL2040

2. Assigned a project manager to lead 

GVL2040 implementation

3. Ensured GVL2040 priorities are 

included in City budget

4. Began process of updating land 

development regulations

5. Kept the public informed of progress



City Council Consistency Resolution 

Adopted March 8, 2021



Year 1 
Accomplishments

Å Added several new positions and 

restructured Planning Department

Å Doubled funding for affordable housing

Å First-ever funding for open space acquisition

Å $1 million to begin updating zoning and 

development code

Å Multiple zoning text amendments as stopgap 

until new code ready

Å Greenlink bus system work on funding to 

relocate and expand operations center

Å Adopted Swamp Rabbit Trail Extension Plan 

in anticipation of future expansion



Since January 2021:

Å Increased property acquisition efforts for affordable 

housing

Å Donated 16.7 acres of City-owned land for affordable 

housing development

Å Incorporated height and density incentives into the 

Greenville Development Code for projects that include 

affordable housing

Å Committed $2.5 million annually to the Greenville 

Housing Fund, which was established as a follow-up to 

GVL2040 and uses these City funds to leverage 

additional resources

Å Allocated over $10 million for affordable housing in 

the Cityõs 2024-2025 budget, including funding for 

property acquisition, infrastructure support, fee 

waivers, and more

Å Continue to explore additional tools to incentivize 

affordable housing

Affordable Housing



Since January 2021:

Å Adopted a citywide tree protection ordinance to 

preserve or replace trees as development occurs

Å Assigned the new Park (PK) zoning district to 994 

acresñabout 6% of the cityõs landñto protect parks 

and open space

Å Preserved or dedicated nearly 135 acres for open 

space, including Unity Park and new greenway areas

Open Space 
and the Environment

Å Committed $250,000 annually in the City budget to 

acquire open space properties

Å Annexed open space properties into the city limits, 

protecting them from future development

Å Adopted the Cityõs first sustainability plan and hired a 

full-time sustainability coordinator



Since January 2021:

Å Opened a new $50 million Greenlink Operations and 

Maintenance Facility, helping expand transit service 

across the city and county

Å Extended the Swamp Rabbit Trail with three new 

bridges, and begandesign for additional trail 

extensions

Å Installed 600 high-visibility crosswalks to improve 

pedestrian safety

Å Built 3 miles of new sidewalks and added 10+ miles of 

bike lanes

Å Created a Traffic Management Center and deployed 

new traffic signal technology to improve traffic flow and 

reduce delays

Transportation 
& Mobility

Credit: Greenville Journal



Economic Development
Strategic Plan
Adopted November 14, 2022

ECONOMIC 

DEVELOPMENT 

STRATEGIC PLAN

Adopted 2022

Key Pillars of Strategic Plan:

1. Upstate innovation

2. Investment for the future

3. A launching pad for talent

4. A place for everybody

5. Maintaining livability

6. Intentional placemaking

7. Effective implementation



A NEW DEVELOPMENT CODE

FOR GREENVILLE



Policy Framework: Comprehensive Plan



Goals for Greenvilleõs 
New Development Code

Implement the GVL2040 Comprehensive Plan.

Incorporate zoning incentives for open space and 
affordable housing.

Allow height and density in nodes in exchange for 
reducing development pressures on neighborhoods.

Provide transitions between more intense development 
and residential neighborhoods.

Introduce gentle density with Missing Middle Housing 
options and ADUs.

Use form-based standards to provide predictable 
development outcomes.

Streamline approval processes.

Create an easy-to-use, highly illustrated document.



Greenville Development Code Project 
Timeline

March

2021
Summer

2021

Fall

2021
thru

Summer

2022

Sept.-Jan.

2022

Jan.

2023

Jan.-March

2023

March-May

2023

June

2023



Major Elements of New Development Code

Accessible Document Format

Å Hundreds of illustrations throughout document

Å Re-ordered code sections for streamlined format

Å Final PDF will be hyperlinked for easy navigation

Form-Based Code Standards

Å Dimensional standards for all lots and buildings

Å Height, mass, transparency, floor heights, etc.

Å Predictable development outcomes

New Zoning Districts

Å Number of zoning districts has doubled

Å Still manageable for City of Greenville

Å RH districts vary based on lot size; intended to prevent 

subdivision into incompatible small lots.

Å RN districts provide transition and missing middle housing 

options, with limited commercial in RNX.

Å Range of mixed-use, business, industrial, and special districts to 

facilitate development consistent with GVL 2040 while 

supporting range of land uses.



Major Elements of New Development Code

Development Bonus

Å Development bonus for additional density or height in certain zoning districts 

in exchange for VOLUNTARY contributions to cityõs affordable housing and 

open space goals.

Å To receive Development Bonus, a project must meet BOTH affordable housing 

AND open space requirements.

Å Both base and bonus are BY-RIGHT entitlements.

Affordable Housing:

Å Residential projects must provide 15% of all units at 80% AMI, or 10% at 60% 

AMI.

Å Averaging option to achieve deeper levels of affordability.

Å Affordable units must actually be constructed (no fee-in-lieu option).

Å In nonresidential projects, $2.50 fee for affordable housing per square foot of 

bonus area.

Open Space:

Å For residential and nonresidential projects, must contribute $2.50 open space 

mitigation fee per square foot of bonus area.

Å Option for developer to donate onsite or offsite open space to reduce/remove 

open space fee.



Major Elements of New Development Code

  

Process Changes

Å New code is a BY-RIGHT ordinance that provides PREDICTABILITY in 

development outcomes.

Å Planned Developments (PDs) removed from new code.

Å Reduces projects that require a public hearing or approval from a 

review board.

Å Public hearing requirements aligned to match state law.

Å Development public meetings added in response to neighborhood 

feedback.

Changes to Review Boards

ÅDRB Neighborhood Panel renamed òHistoric Review Boardó

Å Design Review Board expanded review boundary (covered on later 

slide)



Major Elements of New Development Code

  

Accessory Dwelling Units (ADUs)

Å ADUs supported by public in public and private surveys

Å Additional conditions for ADUs added to March 15 revised draft

Å Must comply with district zoning and dimensional requirements

Å Not permitted where prohibited by deed restriction or HOA covenant

Å Cannot be used for short-term rentals in residential districts

Short-Term Rentals

Å Included under òLodgingó use category

Å Rental of a room or home less than 30 days

Å Prohibited in residential districts (RH, RN, RC)

Å Existing legal short-term rentals can continue to operate



Key tenet of GVL2040: neighborhoods receive additional protection 

in exchange for accepting more height and density at neighborhood 

edges, in nodes, and along corridors.

Neighborhoods

Å New RH districts with lot sizes intended to preserve existing 

development patterns in neighborhoods

Å RN districts provide transition between commercial and 

residential with opportunities for Missing Middle Housing

Å Limited small-scale commercial in RNX-B & C

Nodes and Corridors

Å Districts allow more height, density, and commercial uses along 

nodes and within corridors

Å Application of MX and MXS districts will create more urbanized, 

mixed-use centers with high walkability and transit access

Å Auto-oriented areas of city assigned BG & BH zoning

Å Industrial areas IX and IG

Å Special districts CM, CV, PK applied where appropriate

New Zoning Map



COMMUNITY ENGAGEMENT



Greenville Development Code
Public Outreach and Engagement

Å 75 public meetings and presentations from January-May 2023

Å Dedicated project website with 28,165 unique page views

Å 12 online monthly Code Connections sessions

Å City social media posts with 82,000 impressions

Å5 small area òtestó plans with steering committees comprised of 

neighborhood residents

ÅòBreak the Codeó sessions with developers

Å Meetings with property owners, stakeholders, and advocacy groups

Å Public open houses and Learning Labs

Å Posted over 1,000 public hearing signs

Å Nearly 22,000 postcards mailed to all City property owners

Å From January-May 2023, over 1,500 people attended code meetings 

and public input events



New with Greenville 
Development Code:
Project Preview Meetings

Å The Project Preview Meeting is a monthly meeting hosted 

by the City of Greenville for the community to learn about 

various upcoming planning and development projects.

Å Replaced neighborhood meeting requirements under 

previous code.

Å The session is an open-house format. Projects are 

presented at individual stations in one room.  There is no 

scheduled presentation. The public may attend any time 

between 4 and 6 p.m.

Å The PPM is required for certain project types before 

submitting an application.

Å Project representatives are required to attend.  The public 

may ask questions, provide input, and share concerns 

about any project or proposal.



A LOOK BACK & A LOOK AHEAD


