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 1. Introduction
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“Cities have the capability of providing something for 
everybody, only because, and only when, they are  

created by everybody.” 
Jane Jacobs

American-Canadian Journalist 
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The City Planning Process in 
Mississippi 

The City of Greenville exercises authority granted 
by the state under Title 17, Chapter 1, of the Mississippi 
Code of 1972, as amended, in the interpretation, ad-
ministration and evaluation of the comprehensive pan. 
Consistent with Title 17, Chapter 1, land development 
within the incorporated area of Greenville’s municipal 
jurisdiction should be consistent with an adopted com-
prehensive plan and all planning initiatives and regula-
tions enacted or amended should be consistent with the 
plan.

This section of the code also defines the compre-
hensive plan as  a statement of public policy for the 
physical development of the entire municipality or coun-

ty adopted by resolution of the governing body, consist-
ing of the following elements at a minimum: 

• Goals and objectives for the long-range (twenty (20) 
to twenty-five (25) years) development of the county or 
municipality. Required goals and objectives shall address 
residential, commercial and industrial development; parks, 
open space and recreation; street or road improvements; 
public schools and community facilities. 

• A land use plan which designates in map or policy 
form the proposed general distribution and extent of 
the uses of land for residences, commerce, industry, 
recreation and open space, public/quasi-public facilities 
and lands. Background information shall be provided 
concerning the residential densities; intensity of 
commercial uses; industrial and public/quasi-public uses, 
projections of population and economic growth for 
the area encompassed by the plan may be the basis for 
quantitative recommendations for each land use category.

• A transportation plan depicting in map form the 
proposed functional classifications for all existing 
and proposed streets, roads and highways. Functional 
classifications shall consist of arterial, collector and local 
streets, roads and highways, and these classifications 
shall be defined on the plan as to minimum right-of-
way and surface width requirements. All other forms of 
transportation pertinent to the local jurisdiction shall be 
addressed as appropriate. The transportation plan shall be 
a basis for a capital improvements program.

• A community facilities plan as a basis for a capital 
improvements program including, but not limited to, the 
following: housing; schools; parks and recreation; public 
buildings and facilities; and utilities and drainage.

The development of a sound comprehensive plan is a 
process conducted over time. The essential steps involve 
investigating background data of a community to under-
stand the development patterns and trends at work, en-
gaging in the development of goals and objectives for the 
community, and designing the future of the community to 
meet those goals and objectives. 
The adjacent table illustrates the 
process as it occurs under the 
headings of Data, Direction and 
Determination. This process was 
used to develop the Greenville 
Development Plan, the City’s com-
prehensive plan.  

Changes In  
Planning Practice 

Throughout the history of 
modern city planning it has been 
necessary to reproduce exten-
sive population, economic and 
other data that was not readily 
available to decision makers as 
they considered a communi-
ty’s future. Today, overwhelming 
amounts of data are available via 
the internet directly from prima-
ry sources such as the Census 
Bureau. This data is frequently 
organized and packaged by local 
agencies and represented in a 
manner that renders much of the 
former detailed data reproduc-
tion unnecessary. Where pages of 
data once provided a substantial 

amount of plan content, this data can now be summa-
rized and primary sources cited. 

This is also the case with mapping. With services such 
as Google Earth, Bing Maps, and many online geographic 
information systems available, geographic based inquiry 
into a community becomes exceptionally simple.  Map 
efforts can now be concentrated on producing geograph-
ic information that serves to support key planning values 
and policy provisions of plans. 

Yet the need to review key data has not been totally 
eliminated. Where data illustration serves to reinforce 
or support major planning ideas it is still necessary to 
present the data so that conclusions from data analysis 
may be clearly illustrated. Sound judgment must be used 
on the part of the planner to determine what should be 
included and what should be excluded. However, because 
less effort overall is needed for data collection and, in 
many cases, analysis, more attention may be given to 
developing the vision, planning principles and the devel-
opment intent of a community. 

Greenville

Metcalfe

Leland
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Such is the case with the Greenville Development Plan. 
While key data has been summarized and reviewed, a 
much greater focus and effort has been placed on the es-
tablishment of Greenville’s development goals and objec-
tives and their corresponding implementation measures. 
These values, as they have been developed, are first ex-
pressed in the Greenville Vision Statement and are used 
to guide the future design of the community, the way in 
which it will be regulated and the initiatives the City will 
undertake to achieve its vision. With this background in 
mind, primary community developmental indicators are 
summarized in the following sections.

Past Planning in Greenville

[Need narrative summary of past planning efforts in 
1971, 1993, when Dept. was established etc.]

Historic Overview

Washington County was established in January 1827. 
The county is located in the region known as the Missis-
sippi Delta, a leaf-shaped plain stretching from Memphis 
to Vicksburg and from the Yazoo River to the Mississippi 
River in the northwestern comer of the state. Washing-
ton County is located just slightly below the center of 
the Delta, on the western edge, along the banks of the 
Mississippi River. Greenville, named for General Na-
thaniel Greene of the Revolutionary War, was originally 
established in 1846 as the third seat of government of 
Washington County. The community has shifted location 
twice, and present day Greenville is located just slightly 
southwest of the first settlement. The original town site 

fell victim to the capricious waters of the Mississippi Riv-
er. The second town site, close by, was destroyed by the 
Union army during the Civil War.

The core of present day Greenville is built on lands 
given by Harriet Theobald after the Civil War for the 
rebuilding of the town burned by Union troops. Mrs. 
Theobald had come to the area in 1828 as Mrs. W. W. 
Blanton.  She deeded 47.5 acres for the rebuilding of the 
town from a portion of her plantation on September 
1,1865.1 In 1867 Major Richard O’Hea laid out a grid of 
streets and avenues, with Theobald Street  the eastern 
boundary. The citizens built a courthouse, a public school, 
and a library, and provided spaces for churches. Green-
ville was incorporated on June 24,1870. By this time, the 
burned-out site of old Greenville was crumbling into the 
Mississippi River.

Despite major fires in 1874 and 1875 and a Yellow 
Fever epidemic in 1878, Greenville grew into a substantial 

trade center for a large agricultural area of Mississippi, 
Arkansas, and Louisiana. As the City grew, its population 
became more socially and economically diverse, with an 
increasing proportion of middle and upper middle class 
residents engaged in commerce, education, medicine, and 
law.

By the 1930’s, Greenville had become a thriving city 
with a population of about 15,000.2 Yet the river re-
mained the biggest challenge. Floods were a constant 
threat during the spring seasons, with major floods in 
1883,1884,1912, and 1913 leading up to the disastrous 
Flood of 1927. It was not until after 1935 when the river 
was rerouted, forming a recreational lake (Lake Kath-
erine, renamed Lake Ferguson in 1937), that residents 
could comfortably build homes and businesses without 
the threat of their being swept away by the floods or 
crumbling into the river.

1920 19301840 2000 20101860 1870 1880 1890 1970 19801940 1950 1960 19901900 1910
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Community and Neighborhood 
Life-Cycle

All living systems experience life cycles. The process of 
birth, growth, maturity and decline is common to all living 
organizations and systems. As a living system, a community 
experiences these distinct stages. While many in the field 
of community development studies have examined this 
phenomena, these stages are referenced here under the work 
of Hoover and Vernon entitled “Anatomy of a Metropolis” from 
1959. In this study, six stages of the community life cycle were 
explored, documented and described. An understanding of 
the stages is useful in considering Greenville’s future. These six 
stages are:

• Stage 1  - Conception. Open and vacant land, often 
on the fringe of existing development, is identified for 
community expansion. Once identified and examined 
for development suitability, stage 2 begins. 

• Stage 2 – Birth. In stage 2, building begins and the land 
become inhabited with a full range of activities. 

• Stage 3 – Growth. Continued building of new residen-
tial structures, perhaps multi-family dwellings, increased 
population density, increased rents and property values, 
maximum use of public and private land, and an eventu-
al peak in both development and population. 

• Stage 4 – Maturity.  As an area matures, a period 
of aging and downgrading occurs. Building stock 
ages, rents fall, population density decreases, con-
struction ceases and new socio-economic groups 
begin to occupy the area. 

• Stage 5 – Decline. This stage is characterized by a 
marked decrease in population density, buildings 
falling into disrepair and abandonment, average 
age increases, and the closing of commercial 
enterprises. 

• Stage 6 – Abandonment or Renewal. – In the 
final stage of the life-cycle process, there is 
either complete abandonment of the territo-
ry with reversion to the land’s original state at 
conception or, by means of some purposeful or 
natural intervention, there is renewal thorough 
redevelopment. Redevelopment may take the 
form of renewing original development patterns 
or by transitioning the area to new and different 
patterns. 

Conception and Birth Growth and Maturity Decline
Abondonment or 

Renewal

Community and Neighborhood Lifecycles

Time 

River Levee in Flood of 1927

Cotton on River Transport circa 1880
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 1. Discovery
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“Know from whence you came. If you know 
whence you came, there are absolutely no 
limitations to where you can go.”

James Baldwin
American Author 
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cent of all families in Greenville. 

The general trends in Greenville point to a stable 
population of older people along with an out-migrating 
younger population. This leads to a trend of 
population decline which is likely to continue 
for some time. While the population decline 
may slow, based on current data, the population 
outlook shows a continued decline. 

The loss in population is most likely among 
people who are more highly educated and higher 
income, as people with these characteristics are 

generally the most mobile and likely to seek opportuni-
ties elsewhere. 

Geographically, one can see a significant decline in the 

People - Greenville’s Population 
Characteristics

Growth and Decline

Greenville, Mississippi has experienced the full cy-
cle of population growth and decline since its founding. 
Growing steadily until 1960, Greenville experienced a 
slight decline between 1960 and 1970, a small increase 
from 1970 to 1980, and then peaked in 1990 at 45,226 
persons. From 1990 to 2000 the City’s population de-
clined to 41,502, and again to 34,000 in the year 2010.  
These declines represent a 24 percent reduction in 
population with 17 percent occurring from 2000 to 2010 
alone.  The most recent estimates from the American 
Community Survey indicate that population continues 
to decline: estimated population for the year 2012 was 
33,887. 

Population Dynamics

One of the most useful tools in examining the in-
ternal characteristics of population is the population 
pyramid.  An age-based population pyramid reveals the 
age structure of a given population by sex and indicates 
likely changes to future population levels by age category 
barring significant in-migration.  The population pyramid 

of a growing population will resemble the shape of a true 
pyramid where the youngest age categories plotted along 
the bottom of the chart contain the greatest percentage 
of the population.  Population that is declining due to low 
birth rates or infant mortality begins to resemble the 
shape of a kite where the largest population percentages 
are working age adults. Greenville’s population pyramid, 
by contrast, is shaped like an hourglass clearly indicating 
outmigration of adults between the ages of 20 and 49.  
One explanation may be that as young people come of 
age and begin to search for jobs they leave the City to 
pursue more promising economic opportunities. 

The Greenville age pyramid also shows a bulge in 
age categories 50-64. This “age bulge” mirrors what is 
happening across the nation as Baby Boomers enter late 
career and retirement years.  As time goes on, the bulge 
will move up the graph, albeit in smaller percentages, 
reflecting a population that is aging and living longer.  The 
median age of Greenville’s population has increased from 
31.5 in 2000 to an estimated 35.3 in 2012.  These trends 
and characteristics form the basis for projecting the 
future population of Greenville. 

Households and Families

In 2010, there were 12,678 households in Green-
ville. Of these 68 percent, or 8,733, lived in families.  The 
remaining 31 percent lived in non-family households. 
There were 7,181 female heads of household in 2010 
representing 57 percent of all households. Of 
the 8,733 families in Greenville, 47 percent were 
considered husband and wife families by the 
Census Bureau. The average family size declined 
only slightly from 3.35 in 2000 to 3.25 in 2010.  

 By contrast, in the State of Mississip-
pi as a whole, 66 percent of households were 
husband and wife families, and 27 percent were 
female head-of-household families. In the year 
2000 husband and wife families comprised 70 
percent of all families in Mississippi and 54 per-
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1960-1970 1970-1980 1980-1990 1990-2000 2000-2010 
Greenville -4.5% 2.4% 11.4% -8.2% -17.1% 
Washington County -10.2% 2.5% -6.1% -7.3% -18.8% 
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1960 1970 1980 1990 2000 2010 
Greenville 41,502 39,648 40,613 45,226 41,502 34,400 
Washington County 78,638 70,581 72,344 67,935 62,997 51,137 
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Greenville and Washington County, Mississippi 

Source: U.S. Census 

population in and around the Central Business District. 
Since 2000, population density has increased along the 
edges of downtown and out toward the south and east 
of downtown Greenville. This can indicate a number of 
things including the growth of suburban developments 
with new higher quality housing stock, the lack of ameni-
ties available downtown that would keep people close to 
the core of the City and people seeking less dense larger 
lot housing. 
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Washington County, compared with other counties 
in the Delta, has a high percentage of employment in the 
following sectors: administrative and support services 
(55%); arts, entertainment and recreation (51%); informa-
tion (44%); utilities (42%); and retail trade (34%). Despite 
higher employment in these areas, there has still been 
some overall decline in many sectors. Growth in agricul-
ture, manufacturing and construction and information 
has continued to slow in the past 5 years, while there has 
been positive growth for Washington County in manage-
ment, finance, administration and food services. 

Income and Poverty

Greenville, along with the surrounding Washington 
County, while making some strides in the last 5 years, is 
still one of the poorest areas in the state of Mississippi. 
While unemployment in the U.S. is now around 6.7%, the 
State of Mississippi’s unemployment rate is 7.4% and the 
Washington County unemployment rate is 13.5% 

The average household income in Greenville is 
$43,577 annually. However, the median household in-
come is $28,635, which shows that the average income 
is skewed somewhat by fewer higher income households. 
When viewed in context of federal poverty limits, the 
true picture of poverty in Greenville becomes clearer. 
Currently, the federal poverty line for a family of four 
is $23,850. In 2012, 45.6% of households in Greenville 
earned less than $25,000 annually.  The statewide Missis-
sippi rate of households below the poverty line is 21.6%. 
Despite the low median household income, total wages 
in the region continue to rise over time. Given the other 
statistics, this would seem to suggest that income levels 
in the highest income brackets have continued to rise 
while incomes within lower brackets have stayed the 
same or even decreased. 

14.3% of households in the Greenville MSA get 
monthly supplemental security income (disability pay-
ments) and 32.3% of households use food stamps or 
SNAP benefits. 

Economic Overview

In general, Greenville faces significant economic 
challenges to growth and prosperity for the City. Employ-
ment is fairly low and poverty rates are high. The majori-
ty of employment opportunities in Greenville tend to be 
in the service industry, and these jobs tend to be lower 
paying and less secure. 

Employment Characteristics

Greenville has a fairly low percentage of employ-
ment-aged people actively participating in the workforce. 
Of the total population over 16 years of age, 58.4% par-
ticipate in the workforce with just over half of these, 58.2 
percent, participating in the civilian (non-military) work-
force. Most people are employed in the management, 
business, science, and arts occupations (33.5%). This is 
followed by the service sector employing 21.9 percent.  

Notable sources of employment in the Greenville 
area include durable goods manufacturing, wholesale 
trade (presumably of agricultural commodities), service 
industry jobs and healthcare related fields, due to the 
presence of the Delta Regional Medical Center, a large 
hospital in the area, as well as the high need for health-
care in the Delta regionally. Greenville has the highest 
employment in the manufacturing and service sectors, 
which includes retail, accommodation and food services. 
Employment in the healthcare sector is slightly lower 
than manufacturing or the direct service sector, but still a 
significant part of the employment picture in Greenville. 
High employment in the service sector is in line with 
national trends, as manufacturing declines throughout the 
nation. Manufacturing jobs have generally been replaced 
by service sector positions, though employment in the 
service sector tends to be lower-paying and less secure. 

Employment Position in the Region
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Residents fled the rising water heading in many 
directions.  Some chose to leave by train until the tracks 
became unusable.  Others, mostly African-American 
residents, fled to the levee living in a tent city that even-
tually spanned almost seven miles towards the north.  
The flood as well as quality of life led to thousands of 
African-Americans leaving the area permanently.  This 
exodus, a part of the Great Migration that occurred after 
World War I, spread Delta culture, especially music, to 
northern cities and industrial areas directly contributing 
to the creation of the Chicago blues and jazz scene.

With flood waters still covering the City, leaders 
began the task of constructing a new protection levee 
north of the City to protect the City from normal spring 
floodwaters.  Taking this action, along with pumping 
floodwaters from the City, meant that by the end of June 
the City was dry despite the fact that floodwaters would 
cover much of the remaining Delta for months longer.  
Still, despite improved levees and millions of dollars ma-
jor floods have continued to occur in the district causing 
significant damage in 1937, 1945, 1950, 1973, 1975, 1979, 
1982-83, 1989-91and 1993-98 and most recently in 2011. 

Earthquakes in the Delta

The Mississippi River carries massive amounts of 
sediment.  Some of that sediment settles over the land 
during times of flood.  Some settles along the river bed 
and floodways immediately adjacent to the river bed.  
Heavy amounts of sediment settling over long buried 
faults in the earth’s crust sometimes cause those faults to 
shift resulting in earthquakes.

The Mississippi Delta region is not widely known 
as an area of earthquake activity.  The tracking of earth-
quake activity both formal and informal goes back to 
1811 and the series of serious earthquakes centered 
on New Madrid, Missouri that shook the entire state of 
Mississippi.  Modern scales measuring earthquake inten-
sity did not exist in 1811, but eyewitness accounts have 
led experts to believe that the two initial New Madrid 
quakes that occurred on December 16th were some of 
the strongest earthquakes in US history and remain the 
most powerful to strike the eastern half of the continent.  
Needless to say, the New Madrid earthquakes would 
have caused significant damage had the Delta been as 
developed then as it is today.  There is great speculation 
about whether or not the region is due for another mas-
sive earthquake, but the area is monitored constantly and 
for decades most earthquakes have registered at magni-

tude 3 or less on the Richter scale.  At these magnitudes 
many may be felt, but are not strong enough to cause 
property damage.

Regulated Floodplains in the City

About half of Greenville [check with staff] has a one 
percent chance of flooding in any given year.  These areas 
are designated as Zones A or AE by the Federal Emer-
gency Management Agency (FEMA) and require property 
owners to have flood insurance.  Most of these areas are 
outside of the downtown and heavily developed parts of 
town in low lying areas.  Development of these areas is 
regulated by FEMA and the City.

Stormwater Control

While flooding is directly related to storm water, 
stormwater that does not result in widespread flooding 
can still have a significant impact on nearby proper-
ties, public facilities, and natural systems.  The first flush 
of stormwater can carry a large amount of pollutants 
picked up from the land and surfaces such as roof tops, 
streets, and parking lots.  Stormwater from developed 
areas can also race towards streams, rivers and lakes at 
speeds that cause erosion and channelization, and be so 
warm when it gets there that it changes the biology of 
the receiving waters.  For these reasons, the US Envi-
ronmental Protection Agency (EPA) developed storm-
water guidelines that impact certain areas of Mississippi.  
Greenville is not in any of these areas, but it is wise to 
pay attention to the impacts of stormwater and to try 
and mitigate its impact on property and the environment.

There are many ways to deal with stormwater.  For 
years, however, most engineered solutions treated storm-
water as a menace to get offsite as quickly as possi-
ble.  This led to curb and guttering along streets, open 
ditches, and storm drainage systems that pipe untreated 
stormwater directly to rivers and streams.  Today there 
are other choices that treat stormwater as more of a 
resource and allow natural flow and infiltration to occur 
onsite.  These methods are referred to as Low Impact 
Stormwater Design (LID) and are being used in some 
Mississippi cities.

The City’s recently updated flood prevention pro-
gram promises to reduce the occurrence of flooding by 
ensuring that open channels, inlets and storm sewers 
remain free of obstacles and vegetative growth.  Incor-
porating best management practices in the form of LID 

Environmental Context

The Mississippi Delta

Known alternately as the “Heart and Soul of the 
Mississippi Delta” and the “Queen City of the Delta,” 
Greenville’s history, economy and most especially its 
identity is intricately entwined with the river.  Lying be-
tween the Mississippi and Yazoo rivers, the Delta is really 
not a delta at all.  It is an alluvial plain, a place where the 
rivers have flooded and migrated regularly over a period 
of thousands of years.  It is this flooding and the silt and 
soil it deposited that gave the region some of the most 
fertile land in the world and made the Delta, including 
Greenville, the most prosperous cotton growing region 
in the country.  Alluvial deposits beneath the Mississippi 
River channel near Memphis measure nearly 200 feet 
deep.

Floodwaters also had the effect of flattening the 
land.  Standing near the rivers, barely a discernible rise in 
elevation occurs in any direction with the exception of 
the levees, the railroad tracks, and the Winterville Indian 
Mound Site. The bluffs associated with the Mississippi 
River, often rising 100-200 feet above surrounding land, 
that are defining features of Vicksburg and Natchez, are 
absent in the Delta staying to the east side of the Yazoo 
River until Memphis.   

While the Indian Mound has been around since at 
least 1200 AD and natural levees since the rivers began 
flooding, the man-made levee is a relatively modern cre-
ation.  The first man-made levees in the Delta were built 
shortly after Mississippi gained statehood and were large-
ly the efforts of adjacent landowners.  Created in 1865, 
the Mississippi Levee District was one of the first region-
al efforts in the nation involving local governments.  The 
District began installing and reinforcing levees along the 
rivers to protect adjacent farmland and developed areas 
from flooding.  Rising up to 40 feet above surrounding 
land today, these levees, covered mostly by grasses, are 
a testament to man’s desire to control the environment, 
but that doesn’t always work.

Floods Happen Here

More than 60 years after the Mississippi Levee Dis-
trict was created in 1865, a flood event occurred that 
caused then Secretary of Commerce Herbert Hoover to 
declare it the “greatest peacetime disaster in the History 
of the United States,” and directly led to the creation of 
the Flood Control Act of 1928.  The 1927 flood breached 
the levee in what is known as a crevasse at Mound Land-
ing north of Greenville.  The crevasse was so large the 
raging river water covered almost one million acres of 
land to a depth of 10 feet.  Greenville’s high places, built 
up through land development, were covered by only a 
few feet of water, but lower areas saw water rise above 
roof tops.

2007 Flood at Greenville
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for private development sites could help even more by 
reducing the amount of stormwater flow.

Water Quality

DDT (dichloro-diphenyl-trichloroethane) and toxa-
phene are chemicals introduced in the US in the 1940s 

and used throughout the Delta agricultural community to 
combat disease and damage-causing insects.  After sci-
entists showed the detrimental impacts of DDT on the 
environment and the fact that DDT was becoming less 
effective, it was banned for use in the US in 1972.  After 
the ban on DDT toxaphene became the most common 
insecticide used during the 1970s.  Unfortunately it was 

shown to also be a public health hazard and was banned 
for most uses in 1982 and all uses in 1990.

Although DDT and toxaphene were outlawed for 
use in the US decades ago, both are extremely persistent 
in the environment. Because of this, residues from his-
torical use are still found in the fatty tissues of animals 
including certain types of fish.  A reevaluation of the risks 
associated with eating these fish caused the Mississippi 
Department of Environmental Quality to reduce accept-
able limits which triggered a Fish Advisory for the entire 
Delta region.

Wetlands

Along with the rivers and forests, wetlands are a vital 
element of the natural ecosystem and provide valuable 
habitat for many types of plants, animals and migratory 
birds.  For this reason, Ducks Unlimited has conserved 
more than 300,000 acres in Mississippi, much of it in the 
Delta. Until the 1970s, the destruction of wetlands, usual-
ly through fill, was not regulated. Of the almost 10 million 
acres of wetlands believed to exist in Mississippi prior to 
statehood, close to 60 percent have been destroyed by 
conversion to farmland and development sites. 

Wetlands are natural water filters serving to remove 
pollutants picked up on the land by stormwater before 
they are washed into rivers and lakes.  They also serve 
as water storage areas during times of heavy rain helping 
to reduce flooding downstream, and as critical habitat 
for plants and animals.  Through the EPA and the US 
Army Corps of Engineers, wetlands now have federal 
protection.  Still, development adjacent to wetlands may 
be outside the jurisdiction of either of these agencies 
and can have significant impacts.  For this reason, many 
local governments now provide some protection through 
wetland buffer requirements in their land development 
regulations.

Soils

About 90 percent of the soils in Greenville fall into 
one of the Sharkey clay categories or a similar clay-based 
soil.  Sharkey clay is common in floodplains and low to 
no slope areas, and tend to be poorly drained.  The water 
table is high where these soils are present, usually no 
more than two feet below grade.  While they are found 
on floodplains, areas with these soils do not flood fre-
quently nor do they have a problem with ponding of wa-
ter under normal circumstances.  All Sharkey and related 

soils are prime farmland soils.

Brownfields and Special Sites

Brownfields are areas of developed or previously 
developed land that may have a perceived or real envi-
ronmental problem that makes them less attractive for 
redevelopment.  Such sites may include old mills, gas 
stations, and trucking centers.  Greenville currently has a 
number of brownfield locations in and around the down-
town core as well as in outlying areas.  For the most 
part, these sites are a testament to the City’s once proud 
heritage as the port city of the Delta and its industries 
associated with the cotton trade.  In their current state 
these sites are a drain on the community’s energy and 
the ability of the downtown to build synergy between 
businesses.  However, The Greenville Brownfields Project 
has been created to transform the community by turning 
these properties into urban opportunity sites.  Availability 
of urban services, access to a good street network, and 
location near businesses and retail outlets that attract 
visitors and workers will make these prime locations 
once environmental cleanup is finished.

Sites that are highly contaminated as deemed by EPA 
are not normally categorized as brownfield sites, but they 
share in some of the same characteristics.  Most of these 
sites are currently or previously developed, they are 
typically in urban areas, and they require special attention 
and treatment.  According to the Mississippi Department 
of Environmental Quality, Greenville contains 51uncon-
trolled sites on almost 300 acres that are registered with 
the Comprehensive Environmental Response, Compen-
sation, and Liability Act (CERCLA), commonly known as 
Superfund.  The primary purpose of this law, enacted by 
Congress on December 11, 1980, is to reduce the pres-
ence of pollutants that may endanger public health or the 
environment. Over five years, $1.6 billion was collected 
and the tax went to a trust fund for cleaning up aban-
doned or uncontrolled hazardous waste sites. About 80% 
of the sites were declared in the 1980s and 90s.
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images available 
on Google Maps, 
although a few 
larger complex-
es do exist.

 
Examining land 

use a little more 
closely using data 
generated from the 
map and Census files, 
it becomes apparent 
that residential de-
velopment within the 
City is overwhelm-
ingly single family and that most of these properties are 
owner-occupied.  Furthermore, three out of four acres 
are categorized as either single family residential (46.7%) 
or agriculture (28.2%).  Non-residential uses, excluding 
agriculture and vacant parcels, is dominated by parcels 
categorized as public assembly/special use with light 
industry and commercial uses rounding out the top three 
categories.  More than one-fourth of all acreage in the 
City is classified as vacant.
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Greenville Land Use in Acres Single Family 
Residential  

Multi Family, Group, 
Manufactured 

Commercial 

Office 

Industrial 

Utilities, Transportation 
& Infrastructure 

Public/Assembly/Specia
l Use 

Park 

Agricultural and Forrest 

Vacant 

17,726 Acres Total 

Single Family Residential 8,273     
Two Family Homes 2             
Multiple Family Residential 224        
Group Homes 16          
Manufactured Homes 61          
Other Residential 27          
Service Commercial 213        
Commercial 418        
Commercial Lodging 33          
Office 177        
Light Industrial 581        
Heavy Industrial 49          
Utilities, Transportation & 
Infrastructure 345        
Park 50          
Public/Assembly/Special Use 950        
Forest 156        
Agricultural 4,991     
Vacant 1,160     

Total 17,726   

Current Land Use in Greenville, 2014 
(acres)

Source: Washington County Tax Assessor interpreted 
by Orion Planning Group

Community Development and 
Land Use Patterns

Land use patterns say a lot about a community.  They 
reflect history, community priorities, commerce, poli-
cies, and public commitment.  They provide a snapshot 
of what is happening and where, and together with the 
transportation network, provide a pretty good indication 
of how people and goods move throughout a community.  

Looking at Greenville’s 2014 Existing Land Use map 
several patterns emerge that are worth noting:

• Downtown is not the commercial center of town.  
Most commercial development is along the strip of 
Martin Luther King, Jr. Boulevard and HWY 82/278.  
This is not unlike the commercial growth patterns of 
many other towns during the 70s and 80s.

• There is very little heavy industry located in the City, 
although there is quite a bit of light industry much 
of which is clustered within or near downtown and 
tracts north.

• There is quite a bit of land that falls within the cate-
gory of “public assembly/special use.”  Much of this 
appears to be used for schools and public offices.  
It is dispersed around the City with no discernible 
clusters.

• There is a substantial amount of agricultural land 
within the City especially in the south.  Some of 
this acreage may be categorized as prime agricul-
tural land worth preserving, although most will 
likely transition to non-agricultural uses in the 
years to come.

• Land designated as parks are sparse throughout 
the City, although the list of park facilities on the 
City’s website appears to be good as long as they 
are meeting the needs of the citizens in terms of 
the types of recreation available and its accessibil-
ity.

• Multi-family complexes appear in general to be 
small, scattered, and fairly nondescript according to 
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Sometimes land use patterns as viewed on 
a map can be misleading or incomplete.  Lands 
classified as commercial may be stores that have 
been vacant for a long time.  The same is true for 
lands classified as other uses.  Existing land use 
maps also do not reflect how land will transition 
even in the short term.  In Greenville where pop-
ulation has been in decline for more than two 
decades one would expect to see a number of 
vacant buildings and underused tracts belying the 
appearance of vibrancy existing land use patterns 
may imply.  

Vacant, Abandoned, and Tax Forfeit-
ed Lands

The map of vacant and tax forfeited lands 
vividly illustrates that this assumption is true 
in Greenville.  The heart of Greenville and its 
downtown and adjacent neighborhoods is liber-
ally dotted with tax forfeited lands.  These are 
properties forfeited to the government for non-payment 
of taxes.   

In addition to being removed from the tax rolls 
reducing the City’s tax base, tax forfeited lands often 
become nuisance properties contributing to blight and 
crime.  Greenville has several significant vacant tracts 
of land.  A few smaller parcels are scattered around the 
downtown with the largest vacant tract lying adjacent to 
the Port of Greenville and downtown.  Other vacant 

tracts are evident in all sectors of the City.

Although it may be tempting to look at the map of 
vacant and tax forfeited lands and see nothing but de-
cline, these properties also represent opportunity.  How 
these properties affect Greenville’s future really depends 
on the vision the City has for their development and 
redevelopment and how the City positions itself to take 
advantage of business trends and opportunities.
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Transportation and Mobility

Like cities across the country most people move 
through Greenville by private automobile.  Options to 
safely walk or bicycle between destinations are limited.  
The City is experiencing a decades long population de-
cline that is resulting in fewer vehicles on the roadways.  
This presents certain challenges, but may open up oppor-
tunities for a new transportation vision for Greenville.

The Road Network

Greenville is located more than 74 miles from the 
nearest interstate, I-55, but it is well connected regionally 
by US and state highways.  US HWY 82/278 is the major 
east/west road linking Greenville to I-55 to the east and 
Arkansas to the west.  State HWY 1, Martin Luther King 
Jr. Boulevard runs north and south through Greenville.  
Local streets branch off of these roads in a predominately 
grid-type pattern although 
cul-du-sacs do begin appear-
ing as you move away from 
the central city.

Greenville is connected 
to Arkansas by means of 
the new Greenville Bridge.  
Currently, this bridge is the 
longest cable-stayed bridge 
crossing the Mississippi River.  
The bridge carries four lanes 
of traffic.

The Mississippi De-
partment of Transportation 
provides actual and esti-
mated traffic counts along 
highways and selected local 
roads on an annual basis.  The 
latest data reported are for 
2012 and the department’s 
website contains a 10-year 
running list of the average 
annual daily traffic count by 

monitoring station.  While some data indicate traffic 
volume has changed very little or slightly declined over 
the 10-year period, for certain local streets, especially 
those within or close to downtown, indicate significant 
declines.  Main Street and Shelby Street, in particular, 
are believed to carry less than 50% of the 2003 volume 
of traffic in 2012.

Lower volumes of traffic mean less road building, 
but road maintenance has to continue in order to 
insure road integrity and safety.  Funding road mainte-
nance in a shrinking city is not easy.  The population de-
cline that reduced traffic led to a high number of vacant 
and abandoned properties that continue to reduce the 
City’s tax base.  Shrinking cities just like growing cities 
also have to address increased costs associated with ag-
ing infrastructure.  As the per capita cost of road main-
tenance increases the City will have to look for creative 
and sustainable solutions.
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Cities in New England and the Midwest (the “Rust 
Belt”) have grappled with issues related to population 
decline since the 1980s.  One of the core issues of con-
cern has been infrastructure that is no longer sited or 
scaled to match the population.  Streets with declining 
vehicular traffic are one such example.  While a few cities 
are considering street abandonment as possibly the best 
solution, many believe that permanent loss of streets and 
street rights-of-way are not in the best interest of the 
future of the city.  Instead, they are looking holistically at 
transportation needs and considering ways to use excess 
lane capacity to install active transportation systems such 
as bike lanes and pedestrian facilities, and landscaping.  
While doing this does not decrease the financial burden 
of upkeep it does have the ability to transform neighbor-
hoods and corridors and reset the transportation future 
of the City.

Bicycles and Pedestrians

Greenville has an incomplete, aging network of 
sidewalks along certain streets such as South Colorado 
Street, and in some older neighborhoods and the down-
town.  Informal footpaths are evident on aerials for some 
areas as well.  There is no comprehensive sidewalk plan.

The Mississippi River Trail Bike Route runs from 
Minnesota to the Gulf of Mexico and transects Green-

ville from north to south as it runs along HWY 1.  The 
City has a Levee Walk which serves as a multi-use path 
accommodating pedestrians as well as cyclists.  These are 
the only designated bicycle facilities in Greenville.

Funding for bicycle and pedestrian facilities is poten-
tially available from almost all of the major Federal-aid 
Highway, transit, safety and similar programs.  Funding is 
usually competitive and projects that can demonstrate a 
connection to a larger community goal, such as providing 
safe routes to schools, connecting historic and commu-
nity sites, and completing incomplete networks are often 
favored if not required for eligibility.  Most funding sourc-
es do require local matching funds.  Current year funding 
has been made available through the Recreational Trails 
Program, Transportation Alternatives Program, and People 
For Bikes.  

Railroads

Greenville is not served by major rail.  Rail service is 
categorized by class, which is determined by the Surface 
Transportation Board, the successor to the Interstate 
Commerce Commission, based on annual operating 
revenues.  There are three classes of railway with Class-I 
being the largest and Class-III the smallest.  The Colum-
bus and Greenville Railway is a short-line Class-III railway 
that connects Greenville to a Class-I railway to the east 

From the Mississippi Department of Transportation Bicycle and  
Pedestrian Needs Assessment

State and local governments should encourage the application of the range of available 
treatments, while exercising local judgment, with the following as examples:

• Collector and arterial streets shall typically have a minimum of a four-feet wide striped 
bicycle lane; however, wider lanes are often necessary in locations with parking, curb and 
gutter, and heavier and/or faster traffic.

• Collector and arterial streets shall typically have a minimum of a five-feet wide sidewalk 
on both sides of the street; however, wider sidewalks and landscaped buffers are necessary 
in locations with higher pedestrian or traffic volumes, and/or higher vehicle speeds. At  
intersections, sidewalks may need to be wider to accommodate accessible curb ramps.

• Rural arterials shall typically have a minimum of a four-feet paved shoulder; however, wider 
shoulders (or marked bike lanes) and accessible sidewalks and crosswalks are necessary 
within rural communities and where traffic volumes and speeds increase.”

operated by the Canadian National Railway Company.

Air Transportation

Greenville is served by the Mid-Delta Regional 
Airport, a small public facility.  Commercial air travel is 
currently offered from the Mid-Delta Regional Airport 
by Seaport Airways.  Seaport Airways is a regional carrier 
headquartered in Portland, Oregon which provides ser-
vice to more than 20 US cities as well as a number of lo-
cations in the Bahamas.  The Mid-Delta Regional Airport 
is the only airport offering commercial service located in 
the Mississippi Delta and served more than 6,300 com-
mercial passengers per year from 2008 to 2010.  Most 
flight traffic in the area, however, is military.

    The airport is located five miles northeast of 
downtown on a site formerly known as the Greenville 
Air Force Base.  The City of Greenville owns the airport 
and operates it through a contractual agreement with a 
fixed-base operator.  The airport uses two runways and 
is located on approximately 2,000 acres.  The 2008 Delta 
Regional Authority Multi-modal Report recommended 
the rehabilitation of runways which has now been ac-
complished. 

The Port of Greenville

The Port of Greenville is a designated U.S. Port of 

Entry that serves seven counties.  It is a small, coun-
ty-owned, shallow draft, slack water harbor with a depth 
of nine feet and five berthing areas, which can accommo-
date approximately 11% of the world’s barges.  Currently 
the facility is on about 10 acres of land and contains 
450,000 square feet of warehouse and dock.  The port 
is governed by the Greenville Port Commission, which 
is a five-member body appointed jointly by Washington 
County and Greenville.

    More than three million tons of goods were 
shipped in and out of the Port of Greenville in 2003.  That 
year State of Mississippi river ports together accounted 
for two percent of the total tonnage recorded along the 
Mississippi River, and of the top 150 ports along the river 
Greenville ranked 95th in tonnage just behind Vicksburg 
at 90th.  None of the tonnage in 2003 was classified as 
international.  In 2008, 60% of the cargo was shipments 
out of the port with grain and oilseed accounting for 52% 
of the cargo and petroleum for 20%.

    Shipping and receiving cargo requires land-based 
transportation to and from the port.  Road accessibility 
is considered average since the closest interstate system 
is nearly 75 miles to the east.  The port owns 3.2 miles of 
rail line, but the line is in need of significant upgrades to 
address storm damage as well as increased demand from 
a port-planned 220 acre industrial park.



Greenville, Mississippi Development Plan Page 24 Review Draft 1

Neighborhoods and Character  
Areas

In addition to discovering Greenville from an city wide 
perspective, it is important to identify and recognize the var-
ious areas and neighborhoods of the City and the role they 
play in the life of the community. The City can be segmented in 
many ways, but for the purposes of considering the future of 
Greenville several criteria have been used to designate neigh-
borhoods and character areas. These criteria include areas 
that:

  
• Share development charac-

teristics and history 
• Can be visibly identified by 

these characteristics
• May be bounded by a phys-

ical or geographic feature 
such as a stream or major 
highway

• Provide a distinct function 
or set of functions for the 
overall community

• Provide structure for devel-
opment of localized policies 
and projects for implemen-
tation

These areas, once identified, 
can form the basis of developing 
neighborhood and merchant 
councils who will steward the 
future of the neighborhoods. The 
following seven neighborhoods 
and charter areas have been 
identified for Greenville: 

• Downtown and Waterfront
• Historic Core
• Redevelopment
• Medical District
• Highway 82/1 Commercial 

Strip

• The Mall – South Greenville Commercial
• Industrial Area

The development character of each of these 
areas is briefly considered individually in the sections 
that follow and the framework provides the basis of 
project and policy recommendations of the plan. 

Complementing the identification of character 
areas and neighborhoods are the National Register 
Historic Districts already established in Greenville.  
These districts are the Downtown, Washington Av-
enue and Gamwyn Park National Register Districts 
and are discussed in the their respective character 
areas.  
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Downtown and Waterfront Area

Greenville’s downtown and waterfront is the orig-
inal post Civil War location of commerce and gov-
ernment. The area also served as the primary center 
of the region’s cultural and community life. The port 
established Greenville as a regional shipping center for 
industry and agriculture. 

Recent casino development has added the compo-
nent of entertainment and recreation to the downtown 
area. The Greenville Commercial Historic District, 
which covers a large portion of the downtown area 
was listed on the National Register of Historic Places in 
1997. The downtown buildings form a locally significant 
and well-preserved collection of late-nineteenth and 
twentieth century bank, cotton, professional, retail, and 
religious buildings and offices.

Historic Core Area

The historic core of Greenville forms the heart 
of the original neighborhoods of middle and higher 
socio-economic groups. Portions of these areas are 
designated as National Register Historic Districts and 
include:

• The Washington Avenue - Main Street Historic 
District. This district represents the most archi-
tecturally and historically significant collection of 
early-twentieth-century residences and institu-
tional buildings in Greenville.  This District was 
listed on the National Register in 1987. 

• The Gamwyn Park Historic District This district 
was added to the National Register in 2004. Gam-
wyn Park is a residential neighborhood in a park-
like setting with thirty three lots. Building of the 
houses took place from 1926-1998 with twenty of 
the houses built before the end of World War II.
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areas are fully serviced by municipal infrastructure but are 
frequently underused due to high vacancy and abandon-
ment. Many of the remaining structures and blocks that 
are occupied are frequently in substandard condition. 

Redevelopment Area

 The Community Development and Land Use Pat-
terns section clearly identifies Greenville’s areas of high 
property vacancy and abandonment. The most concen-
trated areas of distress are identified as redevelopment 
areas. These areas consist of original residential neigh-
borhoods and associated commercial centers histori-
cally home to Greenville’s African-American population 
and surround the historic core and waterfront. 

 Many of the structures in the redevelopment ar-
eas are at the end of their useful life-cycle giving rise to 
the neighborhood abandonment now occurring. These 

Medical District Area
 The medical district is anchored by the Delta 

Regional Medical Center.  Associated medical offices, 
pharmaceutical sales, and other health care related insti-
tutions surround the Medical Center forming the core 
of the region’s most concentrated health care services 
area.

 The district is characterized by a combination of 
institutional campus type site designs, small scale offices 
and medically oriented retail sales of pharmaceuticals 
and supplies. 

The district is primarily accessed from Highway 
1. While there is a high concentration of the region’s 
health care services in this location, there is little in 
the way of identity markers such as signage or uniform 
branding to designate the significance of the area. 
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Highway 82/ Highway 1 Commercial Strip 
Area

 Highway 82 serves as the primary path through 
the Greenville. At Greenville’s eastern and southern edg-
es it serves as the primary gateway. As the route travers-
es the interior of the Greenville it provides secondary 
gateways into the Downtown,  Medical District, Historic 
Districts and other key places. Because of its primary 
importance to the entire community, Highway 82 is of 
critical importance to City functionally as a primary 
transportation artery as well as symbolically by displaying 
the level of community vitality, health and sense of itself. 

 Considered in this perspective, much of the 
corridor provides a significantly negative impression of 
the City of Greenville. Over 100 abandoned signs can 
be found in the corridor along with deteriorating and 
abandoned buildings.  Most parking areas are devoid of 
landscape. The impression of this area is thoroughly con-
veyed in the First Impressions Report conducted by the 
Stennis Institute. 

The Mall/South Greenville Area

The Greenville Mall was built in the 1970’s and has 
anchored its area for 3 decades and representing the 
most identifiable commercial center outside of down-
town. The area exhibits some characteristics of strip 
commercial development but most of its commercial 
activity is clustered near the intersection of Highway 1 
and Bowman Boulevard. 

The prominence of the mall has slowly been displaced 
by large retailers immediately to the south. The area is 
built on a typical suburban pattern of large retail stores in 
an environment dominated by parking lots. These parking 
areas are devoid of landscaping and pedestrian facilities. 
While some vacant stores are present, the area is the 
most vibrant shopping area in Greenville. 
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Water and Sewer Infrastructure

In aging and overwhelmed systems, the frequency 
of overflows from sanitary sewers and malfunctions at 
wastewater treatment plants rise over time.  Sanitary 
sewer overflows and wastewater treatment plant mal-
functions impair clean water sources and violate clean 
water standards. For almost a decade, “wet weather 
flows” (wastewater combined with stormwater) have 
been a national priority for 
the Environmental Protection 
Agency. The Mississippi De-
partment of Environmental 
Quality oversees these prior-
ities. 

Because Greenville is 
permitted to discharge 10 
million gallons per day or 
more, it falls into a priority 
category for compliance. EPA 
and MDEQ field inspectors 
have identified sanitary sewer 
overflows, sewage backups, 
and discharge limit overages in 
the Greenville system. 

Greenville is in the pro-
cess of addressing findings and 
recommendations related to 
these issues and is working to 
resolve deficiencies through 
system-wide improvements 
and capital investments to 
minimize the risk of fu-
ture sewage overflows and 
strengthen response to over-
flows that do occur. Greenville 
continues to develop concep-
tual approaches to improve 
these infrastructure matters. 
Priority sewer rehabilitation 
areas have been identified. 

Rehabilitation of the 
wastewater treatment plant 

collection and transmission systems should occur over 
the next 8 - 10 years. Proper management and mainte-
nance programs must also be developed to help ensure 
the sewer system is properly operated and maintained 
in the future. 

Industrial and Employment Area
Industrial and employment areas provide the loca-

tions for major manufacturing, warehousing and distribu-
tion enterprises in Greenville. These areas are typically 
accessed by transportation arteries for rail and truck 
transportation and much of the Industrial and Employ-
ment areas are in close proximity to the Port of Green-
ville for barge shipping. 
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Fiscal Trends and Considerations

An overarching concern for the City of Greenville in 
considering its long term financial condition is maintain-
ing a constants level of infrastructure in an environment 
of substantial population declines. The tables at right and 
below illustrate these concerns.  Below, budget expendi-
tures are indicated by year and category of expenditure. 
The dollars represented are unadjusted real dollars. The 
overall budget level in real dollars has remained relative-
ly constant. 

The table at upper right represents inflation adjusted 
dollars using the Consumer Price Index (CPI)from the 
2002 through 2011. The adjusted budget level is then 
compared to Greenville’s population decline. The table 
graphically illustrates declining budget expenditures 
roughly in proportion to Greenville’s declining popu-
lation. However, infrastructure inventory is constant 
meaning there are less resources to meet constant, and 
based on the discussion in the prior section, increasing, 
maintenance demands. 

This fiscal scenario is supported by the final table 
which illustrates budget levels in constant vs. CPI adjust-
ed dollars. 
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Priority Planning Issues

The Discovery portion of the Greenville Develop-
ment Plan presents a quantitative and qualitative over-
view of the City from which to begin formulating a new 
vision and strategic directions to revive the Heart and 
Soul of the Delta. From discovery, a number of priority 
planning issues readily emerge which must be successfully 
addressed to achieve quality of life gains in Greenville. 
The Discovery data presented provides a factual and 
reality based look at Greenville and is the the basis to 
engage the City of Greenville and its leadership in es-
tablish new vision and strategic directions for the future 
of the City. This new direction is presented in the next 
section of this plan. 

• Neighborhood abandonment 

• Declining population

• Aging infrastructure

• Lack of or poor condition of pe-
destrian infrastructure

• Sprawling development patterns 
on the edge of the City

• Appropriate planning and develop-
ment of frontier areas of the City, 
particularly to the south

• Poor community character and ap-
pearance of key community thor-
oughfares and gateways

• Support for downtown and river-
front development

• Safety and security

• Code enforcement to address 
common nuisances 

• Protection and strengthening sta-
ble neighborhoods

• Financial plans to address the 
realities of decline


