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CONTEXT FOR PLANNING

Context

THE ROLE OF PLANNING

Communities are products of human design; Theyargetter or worse than the sequences of pubtic an
private decisions that shape them. Whether irdeatiy or not, communities are inevitably “planndgy’
the consequences of many such decisions. Plamnéygbe deliberate, leading hopefully to desirable
ends, or it may be completely inadvertent, withr@ald range of possible results. Regardless of adeth
its impact is substantial and long-lasting.

WHY IS THE CITY INVOLVED?

The City has the responsibility to provide certaifrastructure for its residents and to maintaiatth
infrastructure over the long-term. In additiorsidents look to the City government as a mechamism
achieve their desires relating to City growth aededlopment. The City, however, has little autlyoait
inclination to carry out actual development andIdinog projects other than in the traditional
infrastructure areas. In the absence of actuglfGitding of construction, what assets can the Bitgg

to the development scene?

Direction Efficiency Orderly Change
How do we get where we How do we use/apply How do we accommodate
want to go? limited resources? change in an orderly
How do we influence How do we assure effort on manner?
positive change? top priorities? How do we assure
How do we avoid negative How do we avoid adequate facilities and
change? unproductive effort? Improvements

How do we avoid negative
impacts of change?

TOOLS TO INFLUENCE DEVELOPMENT

The City’s ability to control development is larg&line of influencing decisions, rather than actuall
being in a position to require. Tool 3 below doeslve legal powers, but the other tools doe not.

Tool 1: Goals and Objectives

Vision for direction To the degree that the City can set out a visiowlwdt it wants to
be, it will be possible to get decision-makers otuntarily agree to
follow the desired path. What is the City's aim Fype of
community? Lifestyle options? Economic and job-lasetions?
Housing options? Entertainment and shopping op#on
Transportation options? Open space and recreatigions?

Voluntary pursuit due to
understanding

Compliance through
agreement on shared

goals Aesthetics? The plan which describes these featprevides a
Guidelines for related guidebook which allows citizens, politicians, degrs and others
decisions to “buy into” the vision without coercion.
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Tool 2: Information -- Constraints/Context

Existing Conditions - the
past can’t be changed!

Projected Condition - the
future can't be stopped!

Developers and others who influence developmenisides, such
as the financial industry, thrive on information.Many use
statistical thresholds to determine when to inw@shot to invest.
When a facility is justified or when it is not. Tbe degree which
the City is able to provide complete, consistent aelevant
information, it will greatly influence the decisi®nvhich are made,
making them as informed and intelligent as possibleypical

information bases which the developer utilizes witficlude

information on existing conditions and projectionsExisting

condition information will include natural conditi®; socio-
economic traits; and existing development -- haysibusiness,
vacant land, open space, streets, etc. Projecteaditiom

information will include regional context; city sgture and growth
influences; past zoning and vested rights; trestite and federal
laws; and global factors.

Tool 3: Regulations -- the Police Power

Required compliance
Force of law

The Police Power is the authority granted by thateStwhich
enables a City to require (or prohibit) certaini@ts through
regulations based on public health, public safgéneral welfare --
and sometimes morals. This is the authority wig@ohbles zoning
and subdivision regulations covering a wide rangssues, as well
as drainage, signs, building and fire codes, listpreservation,
minimum housing standards, tree preservation, etc.

Tool 4: Public Facilities and Improvements

Master plans
Facility plans
Circulation plans
Other plans

Various plans combine to set out a vision of thwrk to analyze
and identify the infrastructure which is necesstryservice that
future, and the phasing necessary to achieve tiueefefficiently

and in a timely manner. Such plans might includestdr Plans --
water, sewer, solid waste, drainage, parks anctaéon; Special
Facilities Plans -- city hall, fire stations, libbies, arts and
convention center, community centers; Circulafdans -- streets,
public transit, pedestrians and bicycles, traffomtcol; and Other
Plans -- entry and median beautification, corrigmhancement,
downtown revitalization, neighborhood initiatives capital

improvements, etc.

I
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Context

DEVELOPMENT HISTORY

FOUNDING

On May 22, 1873, at 10:00 a.m. the plat of the &itenof Mesquite was filed for record at the Dallas
County Courthouse. The Texas and Pacific Railwasn@any had acquired approximately a square mile
of land, filed the plat, built a depot and offefeasiness and residential lots for sale. No onensde
know how the name of the town was selected, butéame official when the railroad and the posteffi
(in that same year) hung out signs reading “MESQ@UITON July 1 of 1873 the first Texas & Pacific
train came through Mesquite — from Shreveport tdlaBa This was one of the biggest events for the
young Town of Mesquite, because many had never adesin, and because it was the beginning of a
new era for Mesquite. Without the railroad Mesguibuld probably have remained a trading post.

During the early 1870’s Mesquite consisted of & pdfice, a railroad depot, a confectionery, a ealaa
blacksmith shop, and four dwellings. At this tiniee main business area faced the Texas & Pacific
Railway depot (Front Street). There is still evide of this, as some of the buildings have the imeta
awnings at the back of the buildings on Front $tree

Although established in 1873, the town remainedcmiporated until a December 3, 1887, election when

25 voters cast votes in favor of incorporating ewvn of Mesquite and 14 voters voted against it.
Mesquite has the distinction of being the first tosutside of Dallas in Dallas County to incorporate

GROWTH HISTORY

The City has grown from a rural, farming commurofyless than 1,000 persons in 1940 to a suburban
city of 130,000 in 2003. While Mesquite has bearoporate City since 1887, it was not until thelmi

Table 1: Mesquite Population Growth
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1950’s that the City began to experience the effe€metropolitan growth and expansion. From 1950
the present, Mesquite has grown at a relativelsistent rate overall.

Mesquite’s current population (129,650 as repobgthe North Central Texas Council of Governments’
January 2003 estimate) comprises 5.7% of the pmpulation of Dallas County, making Mesquite the
fifth largest city in the county and eighth largesy in the North Central Texas region.

COMPREHENSIVE/POLICY PLANS

Mesquite has a strong tradition of comprehensiemhg. The strong history of development policies
plans and regulations underlies the on-going dgveémt decisions which have been made over the last
forty-plus years. In addition to the comprehengieéty plans listed below, special areas plans and
policies for specific development issues have bpepared and adopted to supplement the general
policies.

1960: Adoption of the firdMlesquite Comprehensive Plan

1970: Adoption of an updated and revidéesquite Comprehensive Plan
1978: Adoption of thdMesquite Development Guide

1984: Adoption of an updatédesquite Development Guide

1994: Adoption of thdMesquite Development Guide: 1994 Update
2004: Adoption of thdesquite Development Guide: 2003

2007: Adoption of thdMesquite Comprehensive Plan

Details of the various plans have varied, with eagih often reflecting issues contemporary to tine tf
preparation. The basic land use plan and developpadities however have reflected a consistency in
the overall goals and objectives over the yeard,tha basic land use pattern has not shifted dieatist
due to the constraints created and exerted by thleseents which most directly shape and influence
development opportunities and potential. Residémtévelopment was and continues to be driven in
large part by the proximity to the major employmeenters of Dallas. Economic development of
nonresidential elements was initially created by tthilroad in the downtown business area and tlyen b
the construction of freeways which influenced majevelopments that in turn created and exerted thei
own influence — Skyline Industrial, Big Town ShopgiCenter, Town East Mall, the Mesquite Rodeo
(arena) and Mesquite Metro Airport.

PREVIOUS ZONING

Mesquite adopted its firsfoning Ordinancein 1945. Major amendments to t@dinance(both map
and regulations) were adopted in 1955, 1964 an8.19he1973 Ordinancevas recodified in 1988 after
which most of the regulations were reviewed andsesl/in 1989 and 1990. Subsequent revision of text
and regulations has occurred as issues have arisen.

Previous zoning decisions convey to the propertpavcertain allowances regarding the property’s use
and development. While the City has the authdotynitiate rezoning of properties to consider thei
appropriate use in conformance with the City’'s corhpnsive development policies, the fact that a
previous Council considered a use appropriateseificreates a consideration and a constraint wiij
influence or limit the alternatives which are fédaitoday.
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Context

THE REGION

Development decisions in Mesquite are influencedabyariety of regional factors which may create
opportunities or may limit realistic possibilities.

ACCESSIBILITY

Mesquite, located in east-central Dallas Countyptie of the municipalities which constitutes the
Dallas/Fort Worth Metroplex. Mesquite’s nearestnpds only ten miles from downtown Dallas and
accessible to surrounding suburban cities via feeeways. Mesquite currently includes 44 squatdesni
and is bounded by the Cities of Dallas, Garlanshyn$uale, Seagoville and Balch Springs.

Significant to Mesquite’s location is the expansafiregional growth to areas further east. Asslte
Mesquite is now an inner-ring suburb. While Mesgjsi accessibility to Dallas and other employment
centers is exceptional, the “image” of an oldey gitesents different challenges and opportunities t
those experienced in previous decades.

REGIONAL ECONOMY AND
JOB GROWTH

Residential development in the metropolitan
area is greatly affected by the area’s job
growth and populations characteristics. As
noted above, Mesquite is accessible to both
downtown Dallas and other major, regional
employment centers. Opportunities  for
business and industrial growth must also occur
within the competitiveness and constraints of
the region’s overall growth.

. Iy
Rowlett | ¢ | J
Garland [ ovie ﬁi ,"TJ 5
b ]

EXTRATERRITORIAL
JURISDICTION

Based on thdexas Local Government Code,
Mesquite has an extraterritorial jurisdiction
(ETJ) which extends five miles from the
current city limits and covers a large area in «
western Kaufman County. The 24 square mile
ETJ area, lying primarily to the south of
Forney and west of Crandall, is bisected by I-
20. This area would allow expansion of the
current city boundaries if such expansion is
deemed desirable.

7_1\;/_[e_sqmte'ETjT
4
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Context

GOALS AND OBJECTIVES

The following vision statement and goals were dapvetl at the Leadership Retreat in February 2003 at
Glen Rose by the Mayor, City Council and a stafhegement team composed of department directors.

VISION 2013: Home for Families

A livable community with quality neighborhoods

convenient amenities, strong retail tax base, and

opportunities for the future.
STRATEGIC FRAMEWORK

Goal 1 - Strong Mesquite Economy

Strong industrial base; Variety of small an
medium-sized businesses

More “value added” job opportunities

Attracting new businesses; Retaining an
assisting current businesses

More diverse business mix; Retail-Tourism
Industry (Light manufacturing/distribution)

Strong conference center and Rodeo drawi
in tourists and guests

Goal 2 - Strong, Sustainable Retail &
Entertainment

Strong, sustainable mall and retail business
in Town East area

Continued attraction of outside shoppers
Variety of shopping choices

Mesquite “brand” - Recognizable and know
for quality shopping

Additional entertainment choices, especiall
for young adults

Goal 3 - Improved Mobility
Well maintained streets, alleys, curbs, gutter

Improved traffic flow -- 1-635 and 1-30
interchange improvements; Better traffi
pattern/flow around Town East

Improved access for visitors and guests

d

g

h

<

L4

Goal 4 - Quality City Services

Services responsive to the changing needs of
the Mesquite community

Well trained City workforce dedicated to
service; adequately compensated

Well maintained City buildings and
infrastructure

Services delivered in an efficient, cost-
effective manner

Effective use of technology

High level of citizen satisfaction with City
services

Goal 5 - Community of Quality Neighborhoods

Improved  neighborhood infrastructure:
streets, alleys, sidewalks, curbs, gutters

Reputation as a family-friendly community:
all generations welcome

Upgraded, modernized older homes

Convenient and easy access to parks, trails
and amenities

Homeowners/renters/property owners being
responsible for maintaining properties

Goal 6 - Clean and Green Community

More attractive entrance gateways: “You
know you are in Mesquite”

More attractive landscaping of public areas
and new development; More attractive
streetscapes and medians throughout
Mesquite

More attractive Town East area
Well-maintained buildings, public spaces and
facilities

Expanded public arts in the community
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Context

GROWTH PARAMETERS

LAND AVAILABILITY

City Size
1950 — 10 square miles
1972 — 27 square miles
1974 — 34 square miles
1985 — 42 square miles
2003 — 44 square miles

Developed Land Acres
Single Family 10,214
Multifamily 696
Retail/Business 1,963
Industrial 1,019
Public/Semipublic 4,081
Transportation 2,680
TOTAL
DEVELOPED 20,653
73.7%
Undeveloped Land
(By Zoning) Acres
Single Family 3,347
Multifamily 319
Retail/Business 2,083
Industrial 1,615
TOTAL UNDEVELOPED
7,364
26.3%
Total Land
In City 28,017

City Size

As population increased, the physical size of tlity @lso grew,
increasing from the original plat size of one seguarile to 10
square miles in 1950. The City’s size increase#Acquare miles
through annexations in the 1950’s and 1960’s; ts@dare miles
through a major annexation in 1974; to 42 squalesrthrough a
major annexation in 1984; and to the current siz&csquare miles
through several smaller annexations in more regests.

Compact Development

Mesquite has developed within a compact resideriéintli use

pattern which has been facilitated by several factohe relatively

flat terrain, disrupted only by the creeks and dlgadains which

traverse the City; The soil composition which resttes sanitary
sewer for virtually all development thereby limgithe number and
size of developments which can occur at lower diessiand The
system of regional freeways and thoroughfares witligh level of

accessibility.

Absorption/Undeveloped Land

Mesquite remained a small farming community urfig bnset of
rapid suburban growth in the 1950's. Since thatefiland has
systematically been converted to urban/suburbas. useurrently
75% of the land proposed for residential use iseliped.
Residential development is expected to continue theenext 15 to
20 years, after which the City will be built-out ierms of
residential uses with the exception of smalleilinfisidential sites.

Nonresidential development typically trails resiti@ndevelopment
because most nonresidential development is depenaenthe
number of households within a certain distance.sduée still has
a significant amount of nonresidential land avddabfor
development with only about 44% of the land zonewt f
business/industrial use currently developed.

I
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GROWTH FORECASTS

The North Central Texas Council of Governments (ROG) projects population and employment
growth in area cities. The projections are groanbdg regional parameters and distributed among the
area cities and counties by an urban simulationaiod’he process accounts for the availability of
undeveloped land and appropriate zoning, therebwiging a picture which essentially projects thatiss

quo into the future. NCTCOG forecasts are consl¢éo be a reasonable picture of the growth whsch i
most likely to occur — both where and how much.

: Trends
Population Forecasts The direction of future growth in the region andhe City may be
2000 124,523 subject to factors which evolve from developmentdesign and/or
2005 132,988 technological advances, especially those in telewonications.
2010 136,175 Changing patterns of communication could affect tiee=d for
2015 143,014 actual physical contact, thereby affecting comnwtand traffic
2020 149,262 patterns and the relationship between home andvth& place.
gggg 12%228 Trends in housing and business design, as welieaavailability of

public transportation, may also influence whetheorendense,
compact facilities and homes are acceptable. Mdirkese trends
have, however, been working for a number of yearsd (even

Household Forecasts decades) without a major transformation in howesittontinue to

2000 43,993

2005 47,294 grow.

2010 48,334 Mesquite’s inner location within the region and fercent of the
38%(5) gg?gé city which is already developed, make it unlikehat evolving
2025 53’595 trends will greatly transform the pattern of deyefent over the
2030 55’374 next decade. Ultimately such trends may resulegevelopment

opportunities or needs which will need to be asskst a point
when such direction is more clear.

Employment Forecasts Alternative Futures

2000 53,785 The projection of current trends into the near rfeitas reflected by
2005 29,808 the NCTCOG forecasts, is the most likely scenaoio Mesquite
2010 64,733 development unless major shifts occur in currenlicigs, in
2015 69,790 particular policies relating to the allowable déynsof infill
2020 75,232 development. In other words, unless policies (anding) are
éggg ;gg% revised to accommodate higher apartment densitiendre areas

not currently zoned for apartments, then the olelevelopment
patterns will not change significantly. Other afi@ives which
may enhance specific nonresidential features, a8SCRERRA, the
LBJ Corridor or Rodeo Center, may be significantarms of the
City’s business and entertainment opportunitietherCity’s image,
but will not change the anticipated overall popolat or
employment levels. Therefore, no analysis of alidve futures is
considered warranted at this time.

Source: North Central
Texas Council of
Governments
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Framework

MAJOR PHYSICAL INFLUENCES

The major elements the City’s past growth patteamehcombined to shape the physical form of the City
as we know it today. The major infrastructure edais have created a framework around which high
intensity development has clustered. Neighborhaddgarying density have filled the areas between
these concentrations, creating the current grovatiepr. With only a portion of the City’s land
remaining undeveloped, it will not be possible tmrge this basic form significantly. The proposed
policies accept these past influences and attesnphltance them to assure the achievement of ttesl sta
objectives.

PRE-1950: FARMING COMMUNITY POPULATION: 1,700
Development Influences Prior to the 1950’s, Mesquite was a farming comrnyucéntered on
Railroad the railroad with businesses serving the surroundigricultural

economy. The relationship to Dallas was of mininmaportance.
The downtown area, due to its historical importaaiee its function
as the core of the central Mesquite business acgdinues to exert
influence over development decisions.

Downtown Business Area

1950-1970: BEDROOM SUBURB POPULATION: 55,131
Development Influences In the 1950’s, Mesquite became integrated with MDallas
Radial Freeways economy. The two radial freeways provided quickeat access to
US Highway 80 downtown Dallas and other emerging job centerhefi960’s and
1-30 1970’s, such as the Stemmons corridor. The reguttevelopment

included large subdivisions of tract homes, theettgyment of
community and neighborhood shopping centers to esdhe
neighborhoods, and the development of one of th& fhndoor
regional shopping centers at Big Town.

Big Town Center

1970-1980: SUBURBAN CITY/REGIONAL CENTER —

BASIC ELEMENTS POPULATION: 67,053
Development Influences The years around 1970 saw the introduction of sgvelements
1-635 which have created the basis for the transitioMesquite from a

bedroom community to a regional center. In paliicu-635 and
) ) o Town East Mall have influenced both the city’s semed growth
Skyline Industrial District rate, as well as the further evolution of the aitydle within the
(Western Electric plant) region as a business center.

Eastfield College

Town East Mall

In-3
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1980-2000: SUBURBAN CITY/REGIONAL CENTER -

DIVERSIFICATION POPULATION: 124,523
Development Influences The 1980’'s saw the diversification of the city’'sleroas a
Town East Retail and business/entertainment center for the eastern opertiof the
Restaurant development metropolitan area. The introduction of additiorethil, restaurants

and theaters in the 1980’s was later complimentatié 1990's by

AMC-30 Theater the construction of the Mesquite Arts Center andid®oCenter (a

Mesquite Metro Airport conference hotel with adjoining conference centet exhibit hall)
Mesquite Arena/Conference adjacent to the Mesquite Arena. The acquisitiorladson Airport
Center as a city facility has set the stage for the fgcilio play an
Arts Center influential role in economic development decisions.
2000 and Beyond PROJECTED 2030 POPULATION: 157,259
Development Influences Development decisions in the coming years will pnity be
Highway 190, plus all of theinfluenced by a combination of the existing devetept influences
above enumerated in the left column and by the regionedtion, i.e., the

transition to an inner-ring, built-out city. As ililtout of the
residential areas occurs in the next 15-20 yeacseasing attention
must be focused on maintaining and stabilizing #sting
neighborhoods through infrastructure update anditguaf life
enhancements. At the same time, the role of the &Si a regional
business center will continue to evolve. Mainte@aof Town East
Retail and Restaurant Areas as a centerpoint isengak
Additional opportunities will likely be focused anhancing and
diversifying the Rodeo Center area as a confereeceger-based
tourist/entertainment  facility; and on  developing het
industrial/business park areas of southeast Mesguithe airport
and Falcon’s Lair areas. The introduction of Higlywi90, or at
least a roadway connecting I-20 and US Highwayiss@ssential in
this regard.

-4
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Framework

FRAMEWORK CONCEPTS

The policy framework presents the objectives uryilegl the proposed development patterns and a long-
range, generalized scenario for the spatial arraegé of activities which is considered most condeci
to the achievement of the overall objectives.

SPATIAL OBJECTIVES - The Best of Both Worlds

The overall objectives affecting the spatial aremngnt of the City are primarily focused in two
potentially conflicting directions:

Encourage and accommodate those growth elementhwiike Mesquite a major suburban city,
creating a sound economic base and offering divappertunities for a wide variety of living, workin
shopping and leisure activities.

Encourage, protect and maintain the predominant@ioflensity residential neighborhoods,
stressing privacy and family-oriented lifestylesaamajor feature of the city.

The potential conflict arises from the desire toawmodate high intensity nonresidential development
while still maintaining a low density oriented Bfyle in the residential areas. The pursuit ofaarb
diversity requires the concentration of activitiesmore intenseublic areas. The pursuit of suburban
seclusion, on the other hand, necessitates theatiepaand dispersion of householdsprivate low-
density locations.

SPATIAL FORM

The premise underlying the proposed spatial forrthad, if handled properly, these objectives are no
mutually exclusive and that resolution can be aadeunder these specific, spatial objectives which
attempt to resolve the conflicts.

Attain both general objectives at a satisfactomelleby the orderly arrangement of elements of
various intensities in a manner which minimizesusions.

Reduce the frequency of conflict by concentratingrenintensive uses in fewer and therefore larger
areas.

Apply transitional concepts where the two typeam@as (intensities) abut.

The proposed framework for City development isehae to set out high intensity “development areas”
where high intensity uses are concentrated anddemwsity “community areas” where private, residéntia
neighborhoods can be provided.

-5
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FRAMEWORK FOR GROWTH

Development Areas

Development areas are concentrations of diversifiggh intensity
activities located in specified areas — major besin districts,
industrial district and freeway corridors. The e®pment areas
are characterized by the highest levels of acdoéigsi to
transportation, facilities within the city and pide adequate
locations for more intense uses to preclude thessty of locating
such uses in lower density communities.

Community Areas

Community areas are predominantly residential rimoghoods set
aside for privacy and family-oriented lifestyle§’he community
areas house the majority of Mesquite’'s residentd &ouse
nonresidential uses or higher intensities only fiaisas these uses
service the surrounding neighborhoods by providimgse goods
and services used regularly by those residentsmn@mity areas
are not considered appropriate locations for highnsiy
multifamily development, but are appropriate looas$ for facilities
such as schools, parks, fire stations, librariesyahes and similar
publicly oriented facilities which serve the regiteof the area.

TRANSITIONAL CONCEPTS

The transition concepts identify those charactessbf higher
intensity development which are most likely to ligraptive to lower density development and attetapt
address those intrusive factors. It must be reizedrthat residences along a neighborhood edgeuiit
other uses and, although intrusions can be miniiteose homes on the edge will not enjoy the same
degree of privacy as the homes in the center @ighborhood. Uses of varying intensity can, howgve
co-exist successfully with the application of triéina concepts as they are expressed in the foligwi
design considerations.

As development activity in Mesquite enters a moedure phase, there will be larger amounts of bwoth i
fill development and possible redevelopment to bightensities. Potential conflicts which have bee
dormant because the land has remained undevelapadderdeveloped over the years could become
significant unless the transitions are successioiglemented.

Physical Separation
Disruption is minimized most effectively by the semtion of incompatible uses with distance beirg th
principal means of establishing a separation.

Natural/Man-made Boundaries: Transitions between intensities should occur a&unmal boundaries
(creeks/greenbelts) when possible; or along majeets, power and utility easements/rights-of-waty,
other controlled areas which increase the disthetseen uses.

Regulatory SetbacksWhere natural or man-made boundaries are noilpedsetween uses of varying
intensity, various setbacks may be imposed to miagrauch aspects of the more intense development as

II-6
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building bulk, on-site vehicular movement, outd@ativities, potential noise, and potential odory B
requiring uses with intrusive elements to incrahgeseparation, their impact can be reduced.

Visual Protection
Disruption is further minimized by limiting visualccess from the higher intensity use into the peiva
outdoor space in the adjacent neighborhoods

Visual ScreensVisual screens should be provided in most instataesstrict visual access. The eight-
foot screening wall and adjoining tree line reqditeetween certain districts form the basic scragnin
technique. Where the barrier function of the suirgge wall is not needed, a landscape treatmenngiv
screen) may provide the visual protection with arenoatural appearance. A landscape element is
essential to provide screening at a greater heightall cases, screens should be sufficient taklo
headlight glare from parking lots adjacent to resizes.

Regulatory Restrictionsin addition to the visual screens, restrictiongtw architectural features of the
higher intensity use can assist in protecting theapy of the adjoining residential uses. In pariar,
restriction of building height limits intrusion. Neére appropriate, window orientation away from the
residential districts may achieve a similar effect.

Circulation Barriers
Disruption is further minimized by limiting the mement of vehicles and pedestrians between higher
intensity uses and the immediately adjacent reseten

Screening Walls: Walls should be provided to create barriers whiokvent pedestrian or automobile
access to adjacent residential lots or alleys.

Arterial Access: Higher intensity uses should front and have acoasto major streets or commercial
collector streets. In other words, they shouldhaote direct access to residential streets.

Short-cutting: Site layout for higher intensity uses should behghat entry/exit drives do not encourage
“short-cutting” on nearby residential streets, gattrly where uses front on one-way service roadish
do not allow easy access in all directions.

Compatible Uses

Disruption is minimized by the placement of “buffesr “transition” uses between businesses and
conventional single family neighborhoods. The esidential uses most acceptable for transitionavse
certain publicly-owned facilities, certain instituts, most office uses, and the types of smallescetail
activity and personal services frequently assodiatiégh neighborhoods because of their benefit ® th
residents. Conversely, uses such as outdoor \aidty 24-hour operation, noise , etc., should be
restricted from locations adjacent to low dens#tyidential uses.
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Development Areas

USE STANDARDS

Development areas are concentrations of diversifiggh intensity activities located in specifieccas.
The development areas are characterized by thestidevels of accessibility to transportation fitieis
within the city and provide adequate locationsrfmre intense uses to preclude the necessity ofithoca
such uses in lower density communities. Develognmemreas consist othe Regional Retail and
Entertainment Corridor, Business Corridors, Centkésquite andindustrial/Business Parks.

This section sets out guidelines for uses locatddeivelopment Areaand provides criteria to evaluate
the appropriateness of specific uses and theirgsexgb locations within th®evelopment Areas.The
guidelines are applied to specific tracts of lamdugh the Land Use Plan.

The Regional Retail and Entertainmedesignation incorporates the core the of the regibosiness
corridor along LBJ Freeway. This core area isaflé for large-scale, high intensity business uses
focusing on retail, office and compatible entemiaémt uses.

Large scale, regional
retail, service, office and
entertainment uses
serving customers from
the entire City and
beyond

Restaurants and indoor
recreation/entertainment,
including private clubs in
specified locations

Focal points at Town
East Mall, AMC Theater,
and the Mesquite Arena/
Conference Center
Restriction on heavy
commercial, contractor
services, truck traffic
generators and uses with
visual or aesthetic
concerns

Restriction on Uses

The concentration of retail and entertainment usethis area is
critical to achieving the objectives stated earlidn addition to
efforts designed to enhance identity, create image alleviate
congestion, there is a need to prohibit uses wobmhld have a
detrimental influence due to characteristics which incompatible,
such as:

Generation of truck traffic or other traffic chat@gstics which
would create greater disruption due to already estegl traffic.

Visual or aesthetic characteristics which are notrmally
present, or desirable, in a quality retail/entartant area.

Disruptive characteristics, generally accommodatedly in
heavy commercial areas, which are incompatible witktomer-
oriented retail/entertainment.

Much of the area zoning was adopted before theudwol of the

current retail and entertainment functions and speranitted uses
may be problematic. The Town East Retail and Restd Area

(TERRA) Overlay District was adopted in 1996 toledeaoverview

and special approvals for specific uses which Haeen identified
as potentially problematic for this corridor: ootd storage yards,
motor freight and trucking operations, wholesaleadg,

warehousing, major automobile repair or collisi@vices, trade
and construction contractors (plumbing, electrioabfing, concrete
work, etc.), service-related businesses (extermisatefrigeration
repair, welding, carpet cleaning, etc.), used mnemdise sales,
miniwarehouses, and outdoor sales/display lots.
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The Corridor Businesslesignation incorporates the frontages along thewfays and highway corridors
which provide the highest levels of regional aci®lsy and thereby provide appropriate locations &
variety of business and commercial uses serving begional and community customers, as well as
highway related uses serving travelers througlatba.

General business and
commercial uses
Regional and community-
oriented personal,
business and contractor
services, subject to
restriction of outdoor
storage areas

Highway related uses
serving visitors (motels)
with direct freeway
access

Restriction on additional
outdoor sales and display
lots, except on incidental,
small-scale basis
Restriction on
entertainment uses in
proximity to
neighborhood areas
Further limitations may
be appropriate adjacent
to residential areas
Accommodation of light
industrial uses

Light Industrial Uses

Corridor areas accommodate general business andneamal

activities, generally with limitation of heavier mmnercial and
outdoor storage uses which are not considered ppate in many
sections of the corridors, especially in those saredich are in
close proximity to neighborhoods or which serveggageways into
the City. There are, however, other areas wheawiée uses and
outdoor storage might be accommodated without inipgc
adjoining neighborhoods, corridor aesthetics or roomity image.

These sites are not identified on the Future Larsé Plan, as
evaluation of specific proposals will consider gerformance and
operating characteristics of the use, the spesifeclayout, and the
design features of the structures, as well as strgend buffering.

Restriction of Outdoor Storage

The visual image of the corridors affects both laetits and
community image. In addition, outdoor activity iagts adjacent
neighborhoods. Outdoor storage areas are thergémrerally not a
desired use in the corridors. Small-scale storagedsy of an
incidental, secondary nature which are effectivetyeened from
public view may be accommodated, as they are nagegs many
of the business and contractor services which nligtdte in the
corridors.  Primary storage yards, tow yards anchtrector

equipment yards should generally be prohibited lincarridor

areas, even in areas where light industrial usagepropriate.

Limitation of Outdoor Display Lots

Primary outdoor display lots currently exist in tblester of new
car dealerships at LBJ Freeway/Galloway, in theldis facilities
for mobile home and RV sales along 1-30 at Big Toawd near
Gus Thomasson, and at other display lots in variscesttered
locations along the freeways. These existing gitegide adequate
locations for the sale/display of larger items, ava additional
primary outdoor display locations are recommendenhited
outdoor display which is of a secondary, incidemiaiure, may be
accommodated at additional locations, subject ¢ézifip evaluation
and approval which stipulates enhanced landscapimdy design
features and limits the portion of the site utilizor display, the
number items displayed, the setback of displays fetreets, and
the use of signage and banners.
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OFFICE PARK

The Office Parkdesignation is utilized for a limited number doesi in theDevelopment Areawhich are
not considered appropriate for a wide range of asésare therefore restricted to office use.

Low-rise, garden office Although these areas have historically been consitipart of the

use only high intensity development areas, there is coneetim the overall

Intent to limit impact to intensity, type and characteristics of the poténtises. The
nearby neighborhoods limitation of uses is considered appropriate beeahg site does

not have immediate, direct access onto the magosportation
facilities or because of the site’s relationship &auljoining

community areas. While there is concern with maogresidential
uses, office use is considered appropriate duleetdypical site and
building designs of office complexes, particulasfygarden offices,
and due to the limited operating hours of officésal generally do
not include evening or weekend activity. Othersusdich offer

similar design and operating characteristics maycbasidered
under this designation based on the evaluatiop&dtiic proposals.

Non-office uses with
appropriate operational and
design limitations may be
considered, such as uses
which do not operate on
weekends or evenings

HA - HIGH AMENITY RESIDENTIAL OPTION

The High Amenity Residential Option allows spediflg identified sites within thé®evelopment Areas

to be considered for conversion to single familsidential use, if the proposed housing offers alpco
which will assist in achieving the objective of ebader range of housing opportunities within thg, ci
particularly move-up and/or executive housing amio These sites are in locations where they can be
incorporated into the adjaceBbmmunity Area.

Special amenity/design High Amenity Criteria--Design Features and Ameni§tandards
neighborhood in area The high amenity option allows conversion of a geated site to
designated for business residential use subject to application of the “aityenption” as

Only accommodating outlined in Part IV. These standards offer guitkdi for the
residential projects with creation of unique neighborhoods of great quality aiability.
special design and amenities This option will only be approved when the propoaehieves the
which provide housing not goal of a full range of housing opportunities bgwding a housing
otherwise being offered in the product which has not generally been availablénéen@ity, such as
City -- gated, neotraditional move-up or executive housing, including custom glesi
design, executive housing neotraditional layouts, gated environments, anderothinique

designs. Final lot size and home size requiremsilitde based on
the presentation of a comprehensive design and igmaackage.
The business use of these tracts is an appropiadedesirable
designation. Therefore, conversion to residergiah option which
will be considered seriously only when a uniquescéal product is
provided. Conversion will not be considered fatandard housing
product.

See Part IV for Amenity
Option (design features and
amenities listing)

No conversion for
standard housing products
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IF — INFILL RESIDENTIAL OPTION

The Infill Residential Option allows specificallglantified sites within thédevelopment Areaso be
utilized as residential areas, i.e., they may dneverted taCommunity AreasThese areas are preferred
for nonresidential use, but are currently zoned Aphrtment and are in locations where they can be
incorporated into the adjaceBbmmunity Area.

Neighborhood Infill Criteria
development on existing Several sites within th®evelopment Areasvhich are currently
apartment zoning zoned for apartment use are designated on the é~lamd Use
Utilize Part IV policies Map for nonresidential use. While nonresidentsathe preferred
for Established use of these properties, some of the tracts coelddmverted to
Neighborhood — Infill single family use. These sites are assigned the- Ifnfill
Construction Residential Option designation. Current A-1 zoninidl allow

construction of single family or duplex homes irc@cance with
the development standards set out in the R-3 Skayteily and D —
Duplex districts, respectively, with no rezonindiawc required. If
a developer wishes to propose other developmentatds, the
policies relating to “Established Neighborhood - filln
Construction” in Part IV should be utilized to evalle the proposal.

GENERAL BUSINESS

General business is a designation which is utillzetth in the high intensitevelopment Areaand in
the low density Gmmunity Areaso accommodate a wide variety of retail, pers@ealice and office
uses which serve customers from the surroundingisecf the City.

General retail, personal Development Area Application

service and office uses, The General Business designation is utilized it thloe Community
generally serving Areas and theDevelopment Areaso designate areas primarily
customers from the providing services to residents of the surroundsegtors of the
surround sector of the City. In theDevelopment Areashis designation is used to indicate
City locations where business use is appropriate, buérevithe
Light commercial uses relationship to neighborhoods warrants a more dcthibusiness

scope. The designation is generally assigned dlenfringe of the
Development Areasndicating that goods and services should be
oriented to the surrounding community, although somagional
services may be included. The community orientatieeans that
certain types of uses acceptable in other parth@bDevelopment
Areaswill not be appropriate in these locations. Usdsch are
generally not appropriate in these locations ineledtertainment/
recreation, highway related uses, outdoor dispday &nd outdoor
storage yards.

appropriate in some areas
Restriction on outdoor
storage and display
Restriction on highway
related or recreation/
entertainment uses
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The Urban Multifamily Residential designation conttates multifamily housing in thBevelopment
Areaswhere it most directly supports the integratiorhotising choice with other uses through improved
urban design. While multifamily development is ezg&al to building new compact communities in
greenfield locations, well-designed multifamily @ééspment is just as appropriate for urban infillemhit
energizes older neighborhoods and adjacent comahareas.

Appropriate for greenfield
locations, urban infill, within
future transit corridors, and
the regional retail and
entertainment and business
corridors

Integration into a
neighborhood context with
attention to activating the
public realm

Locations to support walk-to
retail

Form-Based Design

Historical Issues with Multifamily Residential Devepment
Multi-family development in Mesquite has consistefdsprawling
apartment complexes with security fences and walls, over
abundance of surface parking, multiple three-sbuijdings laid out
in a low density “train wreck” pattern, and an odependence on
vehicular circulation. Development standards idezh to ensure
high quality apartments have instead served tadisect complexes
from the surrounding neighborhood and preventedleats from
interacting with the public realm.

The Future Context

The location and applicability of multifamily howag should be
based primarily on the opportunity to integrate deselopment into
a neighborhood and the strength of its contributionan active
public realm. Future projects should provide arreasing multi-
generational population with a variety of housirigices, allowing
residents within the City to move to different himgstypes without
sacrificing quality or being cutoff from the socibknefits of a
neighborhood. Location and design standards fottifisomily
developments should build on the following charasties with the
aim of creating well-connected whole communities.

Use form-based design principles for multifamilyusing in greenfield and infill settings
Integrate desired urban intensity, building disposj thoroughfare design and connectivity, civiace
design, pedestrian access, parking, vehicle aecebsservices into multifamily standards

Mix of Uses

Integrate high-density residential with walk-toaikaind office environments to provide market suppod
“neighborhood completeness”

Provide a range of housing opportunities in tyjzee and affordability

Where mixing of uses within a development is naisitble, strong connectivity to other nearby usesikh

be provided

Pedestrian-Orientation

Embrace “Complete Streets” principles to desigarimtl and boundary safe streets for all usersgtstibat
contribute to and define the neighborhood, andewtréhat fully support the activities generatedthgy

adjacent land uses

Multifamily development should include pedestriamaled design on the boundary that blurs the edges
with, and is complementary to, the surrounding hieathood

Public Realm

Activate both the internal and external public neathrough extensive use of building enclosure,
landscaping, sidewalks, street entrances and usifdespaces
Create spaces that serve a purpose to the resafehts area
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INDUSTRIAL/BUSINESS PARKS

The Industrial/Business Park designation provigecigslized areas for basic employment by providing
locations for manufacturing, wholesale distributicand heavy commercial uses. These industrial
districts are located primarily along the railrdamhtages, in the vicinity of the airport, and ajdr20.

Manufacturing and
distribution uses providing
basic employment

Uses generally involve
truck transportation

Non-employment uses
are discouraged

Zoning at residential
fringe may be restricted to
assure transition

Basic Employment

This designation is intended to primarily providées for basic

employment activities — manufacturing, distributicend heavy

commercial. As such, non-employment type usesaralesirable

in these areas as an alternative use. Retail ersdmpal service type
uses should generally be discouraged.

Reservation of Sites

Large acreages of undeveloped land are assigrteégstdesignation
to assure the long-term availability of land forstsaemployment
uses. Absorption of all the land will take a numbgyears and at
any particular time, industrial use may not be irdrately feasible.
These tracts should, however, remain under in@&tusiness park
zoning, so that they are reserved for this intendsal rather than
allowing their conversion to other uses.
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Development Areas

REGIONAL RETAIL AND
ENTERTAINMENT CORRIDOR

As it bisects the City, the LBJ Freeway Corridogates a major, regional business district providing
concentration of goods and services for easterta®&ounty and the counties to the east. Thedwrri

is anchored by the Town East Retail and Restaukeed, the AMC/Restaurant Area and the Rodeo
Center Area. In addition to these focal pointg tlorridor includes other areas offering high leved
accessibility for the accommodation of regionalibesses.

A Corridor Enhancement Study aimed at connectieglthee focal points of the corridor to create tgea
identity and cohesion was undertaken to identifpriovements and programs which could further these
objectives. Branding and the use of common desligmes are among the areas of discussion to date.
The focus of assuring regional image and identiy this area should be continued to maximize
opportunities for the long-term viability of theears regional activities and role.

TOWN EAST RETAIL AND RESTAURANT AREA (TERRA)

TERRA is the major retail district for eastern RallCounty and the counties to the east, providing a
concentration of retail, service and entertainmesgs oriented primarily toward family services. isTh
area is central to the city’s role as a suburbasiness center and critical in the tax structurthefCity.

Although the accommodation of a wide variety ohilednd entertainment uses is intended in this,area
there is concern regarding the range and typesse$ permitted by the Commercial district zoning
classification which covers much of the area. Hdeo to regulate and restrict those uses which were
considered problematic to the area’s regional Iratad entertainment role, a zoning overlay distwets
adopted in 1996. Uses which were targeted in texlay include uses generating truck traffic or
otherwise adding to area congestion; uses withaVisuaesthetic characteristics not normally presea
retail-type area; and uses with characteristicsuditve to family- and customer-oriented retail and
entertainment uses. Continued attention is netnl@aonitor the mix of uses which is permitted. Suc
attention will focus both on uses which might bérideental to the long-term goals, as well as addii
uses which might be permitted to enhance the reyiomie. The latter will likely include additional
recreation/entertainment venues and may requiresideration of a broader approach to the
accommodation of private clubs which serve alcahloéiverages in the area.

AMC THEATER/RESTAURANT AREA

The AMC-30 Theater area is currently focused alnsotly on entertainment uses, accommodating the
large theater and a number of restaurants.

The current entertainment area anchored by the Al Theater is almost fully developed. Opportunities
for additional entertainment or complementary raglaetail should be encouraged in the adjoinireasr
to the south of Gross Road along LBJ Freeway ariddrareas on the east side of the freeway. tm bo
situations, creation of new access points will seatial.
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As in the TERRA area, continued attention is neddedonitor the mix of uses which are permitted.
Such attention will focus on uses which might beidental to the long-term goals, as well as addi
uses which might be permitted to enhance the ragjimte of the area.

RODEO CENTER

Rodeo Center is a regional conference and entar@indistrict intended to provide a concentration o
recreational, entertainment and cultural uses. Ppweent on the adjoining tracts of undeveloped land
presents the opportunity to create a unique, divergertainment area which complements the existing
conference center/exhibit hall and arena facilities

Rodeo Center is the area immediately surroundiagMbsquite Arena. In the late 1980’s, the Mesquite
Arena-Rodeo Entertainment (MA-RE) overlay was @dab encourage the regional entertainment role
of the area. In the 1990’s, this role was greaffganded with the construction of the conferenceere
and exhibit hall facilities anchored by the Hamptiom. The area offers a unique opportunity for
entertainment and/or western-theme development hwhiay be the City’s greatest opportunity to
establish/retain a unique identity and image antbeggrowing number of suburban cities in the region
Piecemeal development of business uses on smates which are not in a consistent design andhot

a complimentary theme would be highly detrimenpatlhe overall potential of the area. Developmdnt o
a concept/design plan for the area could help eageudevelopment of the desired type. Setting
additional design standards for the MA-RE overlayld require any development in the area to meet
basic design objectives.

The Grand Junction area to the north of Militaryrkday has been included in this designation.
Although this area is zoned Industrial, the exgtidevelopment is highway-related (motels and
restaurants) and there remains the opportunityate lthe area complement the core of the Rodeo Cente
to the south of Military Parkway.

The east side of the Military Parkway/LBJ Freewateichange is included in the Military Parkway
Corridor, which is part of the Central Mesquiteaare

REMAINING LBJ FREEWAY CORRIDOR

The remaining segments of the LBJ Freeway Corrider,those areas between the three focal pargs,
likely to function in a manner more similar to tBeisiness Corridors along 1-30 and US Highway 80.
There is however more potential to provide regiaealices in the LBJ Corridor. In addition, thex¢he
potential for retail or other development which gdements the retail and entertainment functiorhén
three focal areas.
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LBJ North

The segment of the LBJ Freeway Corridor north ofRRA

includes community retail, multifamily and the ¢gyprimary

concentration of automobile dealerships. Muchhefdevelopment
was built under more recent standards, dating i@ 980’s. The
area should continue as an appropriate locationttfer existing
dealerships; however, further expansion of the martdlisplay lots
is not recommended. The undeveloped tracts ats@aige, on the
west side, are specifically designated for GenBrainess, rather
than Corridor Business, because access is nottdfrem the

freeway, i.e., drives will be from North Gallowayvénue. In

addition, the relationship of the tracts to Pinshurive and the
adjoining neighborhood creates a concern. In @adr, highway
related uses such as motels are not consideredmate at this
location.

LBJ Central

The segment of LBJ Freeway between US Highway 80 the
railroad currently accommodates only minor retaild aa large
industrial facility on the west side. A portion tfe area along
Peachtree Road is designated Office Park, limitimguses which
are considered appropriate. Areas at Gross Raddlang the east
side of the freeway may present some opportunitiesadditional
entertainment or complementary regional retail.bdth situations,
creation of new access points will be essentialhere is existing
multifamily zoning in the southeast quadrant of th& Highway 80
and LBJ Freeway interchange, which is designatedClorridor
Business. Development as multifamily under theremr zoning
classification is acceptable at this location aseasibility will
remain somewhat limited even if connections are entid Gross
Road.

LBJ South

The segment of LBJ Freeway south from Military Reaai/Scyene
to the southern city limits includes significandeveloped tracts
abutting the freeway. The majority of these trabtswever, have
only indirect access to the freeway system. Thmeperties are
therefore designated for more limited uses andreri@entified as
tracts which could convert to residential use iprapriate design
features and amenities are provided.

The Bruton Road/LBJ Freeway interchange offers dirlyited
nonresidential property which is in close proximitp the
surrounding neighborhoods.  This area is designezhetl
Business and is not included in the Business Cardésignation.
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Development Areas

BUSINESS CORRIDORS

The Business Corridors are multi-faceted, divezditommercial areas accommodating both regional and
community business services, including highwayteglaises for visitors to the City. Specific aress/

also accommodate light industrial activities, gaiigron a smaller scale. Many corridor areasHieldse
proximity to neighborhoods and warrant some linotad on how property is utilized. The areas
designated Business Corridor include the portidns3® and US Highway 80 which are not part of the
Regional Retail and Entertainment Corridor desigmabr Gateway areas.

US Highway 80 and 1-30 were both major influenaeshe early suburban development of Mesquite in
the 1950’s and 1960's and much of the developmtorigathe western segments of these corridors
occurred during that time period. The result deoluses which were built under less stringentostais
when aesthetics were not an objective. Many of dinectures have transitioned from their original
purpose to other uses, or the structures are dlyrneacant or have been demolished, and are awaitin
either creative reuse or redevelopment.

Although much of the development is older, thesgidors have continued to attract new uses, as agell
redevelopment or rehabilitation of older propettiasmany segments of the corridors, however, atisth
appeal and careful facility maintenance is lackiigreby creating a less than positive image atbeg
very corridors which carry visitors and resideriseathrough the City. An enhancement study otla
corridors, or selected segments, could be usefutantifying strategies for both public and private
improvements and beautification, as well as statgldor new construction which may occur in the
corridors.

[-30 EAST CORRIDOR

The corridor area along 1-30 to the east of LBJefay contains significant tracts of undevelopedilan
Development that has occurred is relatively nevhisT-30 section includes some medical offices near
Galloway and residential uses east of Northwestehthut remains largely vacant. Two propertiethia
segment present special development concerns.

Northwest/Republic Drive

The area generally located northwest of the 1-36 Blorthwest
Drive interchange is rolling land which presentgngicant

topographical challenges to most development. Therent

business designation occurred in response to apedpColumbia
Hospital project and the anticipated ancillary depment. Since
the hospital was not built, there is some questibather the entire
area is needed or feasible for nonresidential deweént. The
Business Corridor designation continues to identibpresidential
use as the desired development; however, the sgaad identified
as appropriate for conversion to residential usggropriate design
features and amenities are provided to satisfy higlh amenity

option criteria.
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Morningside Drive (28 Acres)

The vacant land between 1-30 and Morningside Drsv@cross a
collector street from single family homes. Thectris narrow and
has some topographical and drainage issues whichplaate

development. This tract is designated Office Redth the intent of
limiting the type of uses which are accommodatedlthough

current zoning is under a Planned Developmenticisthe range of
permitted uses is quite broad. An overall sitexpieas approved for
development of the entire tract in the 1980’s, ahd major

elements of this layout should be applied as deweémt occurs.
With this site plan approval, the number of drivedong

Morningside was limited, an internal two-way streets required
along 1-30 and a consistent screening wall desiga mequired, all
to minimize the impacts on the neighborhood. Tibe glan also
proposed that the entire section between the Low#ésand the
Jack-in-the Box be limited to garden office usesiciwhwere

deemed to be most compatible with the residences.
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US 80 EAST CORRIDOR

The corridor area along US Highway 80 to the eb&Bd Freeway is a freeway section containing both
older and more recent construction and including s vacant tracts which will ultimately be devsdol
with corridor business uses. The new construatiirassist in enhancing the corridor.

[-30 WEST/ US 80 WEST

The corridor areas along US Highway 80 and I-3@nftbe 1-30 merge east to Gus Thomasson Road/LBJ
Freeway, are freeway sections primarily containitder development from the 1950’s, 1960's and

1970’s along with some more recent constructiorhacement and/or redevelopment of existing uses
will be necessary to substantially improve thesgidors, as the amount of land for new projects is

limited.

East Meadows Boulevard

The vacant tracts on the west side of East Meaddwwdevard
between 1-30 and US Highway 80 are part of one hef first
Planned Development Districts ever approved inGhg. The PD
has been dubbed an “open PD” because the ordindicceot
specify what uses were to be permitted in theidistin the 1980’s,
site plans were approved under this zoning for ifaumhly
residential development. The current corridor glegiion intends
to indicate that business use is the preferred lesadfor this area,
and that multifamily development is not consideaggropriate. A
continuation of the office warehouse-type developimehich has
occurred in the Pyramid Business Park at the nertth of East
Meadows Boulevard appears to be the most feassigle Whis is an
area where light industrial uses may be appropregelong as an
effective transition to the neighborhoods is predd
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Development Areas

CENTRAL MESQUITE

Central Mesquite is the historic center of the @ityl has evolved into a multi-faceted commercistridi
accommodating business, services and public @esvitommonly found in the central business distict

a small town, serving both surrounding neighborisoadd the broader community. Development in
Central Mesquite is different from that around tloeridors and major business districts as business
are more integrated into the overall street pattard a wide variety of uses have evolved in close
proximity to residential uses. Within the arese@plized subareas have emerged.

DOWNTOWN SQUARE AREA

The Downtown Square Arem most significant as the historic center of @igy. It developed originally

in relationship to the railroad and provided ale tRity’'s business services until the advent of the
community and regional shopping centers in the ¥50’he area has struggled to find a viable role
within the economic fabric of the City as it hasoked. The recently completeBowntown
Enhancement Plaoffers guidelines and concepts for decisions iis dhea.

BRYAN-BELT LINE CORRIDOR

The widening and reconstruction of Belt Line Roadtbe old Bryan Street alignment in the 1970’s
created a major traffic-way on what was once adegttial street. To assist in the conversion ofatea

to business usage, the area south of Davis streetzaned “mixed use.” Although some conversions
have occurred, the southern segment of this aneaing predominantly residential. The southern
section of Galloway Avenue also remains residematial is not part of the designated Central Mesquite
business area.

Mesquite Central

The demolition of the Mesquite Central Shopping t€erhas
created a significant undeveloped tract in the Bete/Galloway
corridor. Redevelopment of this tract is signifitto the efforts to
enhance the Downtown Square area. Due to thes sggtionship
to South Galloway Avenue and the residential aceahé south,
some caution in regard to the design and use ofptbperty is
warranted to assure that the redevelopment is etoitental to the
residential area.

NORTH GALLOWAY CORRIDOR

The North Galloway Corridoris generally oriented to community business. &hae, however, three
specialized areas along the corridor. The hospitaths the center for a concentration of medically-
oriented uses. South of the hospital is a loodeljned “civic” district containing the City Hallt#ice
Station, Main Library, Sub-Courthouse, Post Off@ed Chamber of Commerce office. There is
additional publicly owned land in this area whiclould allow expansion of this function. A second
“civic” area was created with the relocation of tanicipal Center to 1515 North Galloway in theelat
1980’s and the later addition of the Mesquite Atnter as a major attraction in that area — bathally
and in terms of activities.
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DALWORTH INDUSTRIAL DISTRICT

The Dalworth Industrial Districtis defined here to include development along Datlw@rive, as well as
the portion of the Central Business District whids north of the railroad, excepting the frontages
Kearney and Galloway. This area provides locatimnssmall industrial and heavy commercial users.
The vacant tracts on either side of Carmack Wil be utilized for similar development.

MILITARY PARKWAY CORRIDOR

The Military Parkway Corridoris a mix of vacant land, business and contractesuand some heavy
commercial development. It is positioned centrayween the Mesquite Arena & Rodeo Entertainment
district (west), the downtown and historic Squareageast), and IH-635 and the rail line north ofehe.
The image of this corridor must undergo changeetwes as an effective gateway for downtown and
provide linkage among these important assets diukices. The presence of rail also may hold long-
term promise for transit-oriented development sgyvpoints farther east in Mesquite and Kaufman
County.

The special role that the gateway corridor fillsmest closely aligned with the Regional Retail and
Entertainment designation, though its proximityesiablished neighborhoods requires a step-down from
the core intensity anticipated for the M.A.R.E. €l¢ngoing reconstruction of Military Parkway inchsd
specially designed landscaping and street fixtihes enhance public elements of the corridor. An
overlay district with special design standards arler zoning amendments should be pursued to
compliment these improvements and guide privateeldgment toward recreating the image of the
Military Parkway Corridor.

Provide for a selective palette of retail / ent@rtgent uses while accommodating a limited
mix of residential and service uses that complinteatretail development or that support
pedestrian- and transit-oriented design.

Avoid familiar “strip” patterns of development byp@uraging multi-use development on
large or unified parcels that minimize access goiallow for 360 design, and reduce auto-
dominated frontage.

Establish non-traditional setback, parking stansldighting, signage and other site planning
features that create a distinct and cognizablestsenh place” on Military Parkway and
Scyene between IH-635 and Carmack.

Encourage pedestrian activity on the street franthgtween major uses, and with links to
the Parks and Recreation trail system.

Preserve long-term opportunities for incorporatiragsit-oriented development.
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Development Areas

INDUSTRIAL/BUSINESS PARKS

Industrial/Business Parks are specialized areasbasic employment providing locations for
manufacturing, distribution and heavy commerciasus These industrial districts are located prityari
along the railroad frontages, in the vicinity ogtairport and along I-20.

The relationship of industrial areas to residenmigighborhoods across arterial streets continude ta
concern, both as an aesthetic issue and in regatdutk traffic routes. Existing examples of this
relationship exist along South Town East Boulewand Skyline Drive. Future industrial/business park
development along a portions of East Glen, LucasBerry will be directly across from neighborhoods.
Along East Kearney, there is a buffer of neighborhaetail between the industrial uses and the
residences. Current development standards regome buffering through the use of landscaping when
industrial uses are across an arterial from reselen Additional buffering and screening techniques
would be helpful in these situations.

This large industrial district, adjacent to theyCdf Dallas, has been the home to the City's larges
manufacturing and distribution facilities. The at@uses the intermodal facility which enhancestoai
truck transfers. Major construction in recent gelaas reduced the remaining vacant land to ongwa f
tracts. The larger tracts along the south frontafyéSkyline Boulevard are significant in terms of
opportunity for additional basic employment, busaalin terms of the potential impact on the
neighborhoods to the north of Skyline Boulevard.
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EAST KEARNEY/HIGHWAY 352 INDUSTRIAL DISTRICT

Several tracts of undeveloped land remain on tbéhstide of East Kearney. Development of thesgdra
will be under existing planned development ordiresnavhich attempt to address some of the
transition/buffering issues. Most importantly, tiegail zoning on the north side of East Kearneyjates

a transition area and distance between the induatnd residential uses.

The area to the east of Highway 352 abuts areashvane zoned for industrial use in Sunnyvale. Mdst
these areas are currently not zoned industrialkeasti site will require individual evaluation to eehine
if industrial use is appropriate. Due to treesod plains, existing homes and topography, sontbesfe
tracts may not be appropriate for industrial use might be zoned for general business usage instead

EAST GLEN INDUSTRIAL DISTRICT

Areas on the north side of East Glen Boulevardirmm@ose proximity to the railroad and are sepatate
from residential uses by East Glen Boulevard oramm®ss from additional industrial zoning. The area
zoned industrial to the south of East Glen Boulévare under a planned development district which
requires extensive buffering and screening to ptdtee residences on the south side of Newsom Road.
Some of this area is currently providing temporsogcer fields, thereby creating an effective bufber

the residences.
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AIRPORT INDUSTRIAL DISTRICT

Large areas on both side of the Mesquite Metro gkir@re designated for industrial use in order to
achieve compatible land use goals relative to @dirgevelopment and to take advantage of the patenti
businesses which benefit from proximity to a geherdation airport. A master plan for airport
development has been adopted, and preparation lafcat plan for the industrial district is under
consideration. Of particular importance are issugating to roadways and access, such as the
construction and location of Highway 190 to providgional access to the airport and the associated
industrial district. Development in this area magt occur in the immediate future, at least ndilun
regional access is improved. These tracts shaulederved for industrial use even though developme
may not be feasible in the short-run.

FALCON'’S LAIR BUSINESS PARK

In recent years, the Falcon’s Lair Business Park baen added to the areas designated for
industrial/business park development. The Falchals planned development district requires higher
standards of landscaping, setbacks, screeninglibgiitonstruction, etc., which will distinguishas a
“quality business park” rather than as a standaddstrial area. Development of the Falcon’s Ledads
dependent upon the completion of an interchangghiiay 190/Loop 9) with I-20 and major reclamation
of flood plain areas.
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[-20/McKENZIE ROAD BUSINESS PARK

The tracts located on the north side of the I-2@4@n Road interchange have also been incorponated i

a planned development business park district requupgraded standards similar to those in thedrédc
Lair Business Park. With the designation of thasets, the undeveloped tracts further west along
McKenzie Road also become feasible for businedsyss as they have good access to 1-20 and thk cree
on the north side provides a natural separatiom fpooposed residential areas to the north. Business

will need to be accommodated in a manner not detriai to such development.

The designation of these tracts as business panlalsi the ultimate conversion of the small Woodland
Park subdivision to business use. A portion of teubdivision was already demolished for the
construction of 1-20 and the business park designatill isolate the area from other residentiadtdcts.
Although the neighborhood will be isolated, it slibbe supported as a residential use until such s

all lots are assembled for a wholesale conversiagronresidential uses.

The tract furthest to the northwest along this semfnmof McKenzie is owned by MISD and is not
designated business park at this time. The sdatistict may not need the 48-acre site for scheel as
some of the residential uses have been removedtfrerarea. If MISD sells this site, it may be ploles
to incorporate all or part of the tract in the Imesis park area, subject to evaluating the impadtso
closer proximity to the residential areas aroureddhrve of McKenzie Road.
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Development Areas

GATEWAYS

Major entryways or gateways to a community proviitst and often lasting impressions of a
community’s character, quality of life, and economiability to name a few. These impressions can
impact the decisions that individuals, families ddinesses make regarding relocating to a comgunit
stopping in or returning to a community to visibop, dine, or tour attractions; and what they wall
other people about that community. It is importdot Mesquite to guide development and the
revitalization of its significant gateways to prcjea progressive image and the spirit of renewat th
drives the community.

Development in gateways shall include strong agesr standards. Careful consideration of permitted
land uses is also critical. Each gateway will hiasse@wn unique set of characteristics that wifluience
the types of activities that are appropriate.

Gateway districts are appropriate for any of thgomantrances into the city. Two gateways are
identified as needing special consideration: Theaaaround the former Big Town Mall site, and
Interstate 30 in northeast Mesquite. Other gatewshould be evaluated and added to this section as
deemed appropriate. In particular, as part of ¢imegoing study for Mesquite’s Extra-territorial
Jurisdiction, one or more gateways should be iledtalong the 1-20 corridor.

The junction of I-30 and U.S. Highway 80 is a magateway to Mesquite from Dallas and other places
west. It is also the last impression of Mesquie Westbound traffic before it enters an uninviting
transition corridor in east Dallas.

Although Big Town Shopping Center was the first lesed shopping mall in the region, changing
conditions eroded its retail role. The mall hasrbdemolished, and the site awaits redevelopmbnt.
addition, there are some vacant tracts to the thasthave never been developed. With good highway
access, the area is an excellent location for rlt&din-type uses. Due to the concentration of strifal

and commercial uses in this general area, resalemsie is not considered appropriate. To create a
remarkable impression and reinvigorate the arewg,fature use must regenerate the high-volume of
visitors and patrons that once typified the Big TioMall. Regardless of the type of use, it must be
developed with the highest standards of appearamtgive special attention to greening-up an otrssrw
drab entrance into Mesquite.

[-30 MIXED USE GATEWAY

The eastern entrance to Mesquite along Interstatea8 several greenfield parcels and other paticats
could be redeveloped. A well-designed gatewayiatlbcation with T-5 transect densities and atkahi
T-6 allocation that produces striking vertical etets can serve to distinguish Mesquite from thelioe
strip development immediately east in Garland. drtgmtly, a high-quality hotel, retail and employrme
activity center could provide Dallas County residewith a convenient alternative to the lakeshore
developments much farther east. Site design mgiide an internal street network to maximize value
and guard against stripping the Interstate fronta@@portunities should be explored for linkageato
adjacent DART park-and-ride facility. Activity cems of this sort are also suitable for high-dgnsit
residential in a mixed-use setting with ground leegail and office uses. Development in this gatg
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shall employ new urbanism principles for pedestdaented development and urban civic spaces to

provide high aesthetic standards and create tree dfglynamic development that progressive cities ar
moving toward.
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Community Areas

INTRODUCTION AND ISSUES

Community areas are predominantly residential rimghoods set aside for privacy and family-oriented
lifestyles. The community areas house the majarfitylesquite’s residents and house nonresidensies u

of higher intensities only insofar as these usegesthe surrounding neighborhoods by providing ¢hos
goods and services used regularly by those reside@ommunity areas are not considered appropriate
locations for high density multifamily developmebyt are appropriate locations for facilities such
schools, parks, fire stations, libraries, churched similar publicly-oriented facilities which serthe
residents of the area. Community areas consiSbaimunity Business AreaadNeighborhoods.

COMMUNITY BUSINESS

Although Community Areasire intended primarily for residential use, goadd services must be made
available for the residents. Many goods and sesvize provided in tHeevelopment Areadn addition,
there are community business areas of varying siggently existing in the City. And, in some aga
additional services will be needed as new neightmile develop. Community business areas are
predominantly medium-sized business centers, @temored by a grocery store; however, smaller areas
may provide convenience services used by the imatedglisurrounding residents.

Excess Retail Zoning

Previous approvals have resulted in nonresidentiaing on tracts which remain undeveloped and might
be classified as “excess” in that they are not edddr additional services. The primary charastes of
these tracts are zoning which has been in placeaforextended period; other retail and service
establishments exist in the area to serve the @stsidand little additional residential developméent
anticipated in the market area to generate den@matiditional retail services.

Some tracts are in locations which are not suitidieesidential use, in which case a creative aagn
may be necessary to enable a productive use ofptbperty. Uses which are not traditionally
“neighborhood-oriented” might be considered whem diperational and performance characteristics are
compatible with the goal of neighborhood conseorstii.e., the use will not be disruptive to the
residential living environment.

Other excess retail tracts may be of sufficient simd in locations which are appropriate to accodateo
residential use. These tracts might be convedesdidential under the guidelines set out latethia
section for infill construction.

Deteriorating Retail

The deterioration of older retail buildings and ghimg centers is an issue affecting both the olvexigy
image and the revitalization goals for the specifieighborhoods which are impacted by poorly
maintained, unattractive business properties. dverabundance of retail zoning plays a role in the
creation of vacant buildings and retail centerdWwitv demand. Some deterioration, however, isextid
even in centers with high occupancy due to a failirthe owners to keep the facilities up-to-dake.
purpose of the Land Use Plan is to designate apiptepamounts of land for business uses. There is,
however, also the need for a broader program towgage and/or require updating of business pragserti
so that they do not continue as detrimental infb@smon surrounding properties and neighborhoods.

NEIGHBORHOODS -- BACKGROUND
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Neighborhoodsre the primary element making up ttemmunity Areasand are generally characterized
by relatively homogeneous housing which is unitigdan integrated street system. Major streetgksre
or other natural or man-made features act as nefgbbd boundaries.

Multi-
Family
26%
Single
Family
74%
Ruilt After 1990 B"tls'?"?gto
2%
2%
Built 1970-
1990
48%
Homes to be
Built

Homes Existing
87%

Housing Type

One of the central goals for development and grdwttne City is

to maintain the predominance of low density housingices. The
policies for residential development focus on iasiag the range
of housing choices by providing more options forvexap and

executive housing, while conserving the existingidiog stock to
provide affordable choices as well.

The current proportion of multifamily units is dhidy higher than
the desired 22% target percentage for apartmenthinwithe
housing stock. The multifamily policy addresdas tssue.

Housing Age

A primary issue for the City in the upcoming yeirshe transition
from a rapidly developing City to a mature, agindpwb. With

76% of the housing units built before 1990, theessf maintaining
and conserving the existing housing stock gainsreasing
importance. The neighborhood revitalization progrdeing

pursued addresses issues other than land use aitentpts to
encompass all factors influencing neighborhood ilsttaband

rejuvenation. The land use policies incorporategiheare aimed at
assuring development which is compatible to thestag

neighborhoods.

Housing at Build-Out

Of the total housing at City build-out, 87% of th@jected housing
units already exist. The remaining 13% remain ¢dbhilt, likely

within the next 15 to 20 years. As noted above large
proportion of existing homes makes revitalizatioh existing

neighborhoods an overriding concern and the prinmagghanism
to assure housing affordability. The remaining bento be built
provide an opportunity to address the goal of iase&l choice,
enabling the updated, upgraded standards whiclreassave-up
and executive housing choices to be applied.
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NEIGHBORHOOD DEVELOPMENT

Fact

13% of the ultimate number
of housing units projected for
Mesquite remain to be built

Conclusion

Providing a full range of
housing opportunities,
including homes at the upper
end, remains an opportunity

Policy Implication

Need standards for
upgrading to assure
construction which pushes
housing desirability and
value to the next level

The Objective: Range of Housing Opportunities

A major objective for numerous years has been paed the range
of choices, particularly to provide more choiceshoines at the
next level above current construction and to previgper-end
options, i.e., executive housing. The existing dnog stock, if

maintained in viable neighborhoods, provides haysin the

affordable ranges. Upgraded housing choices aressary to offer
a full range of choices to residents.

Opportunities

Development which occurs in vacant/developing argaserally
on larger tracts of land, has the potential to plevexpanded
housing choices with benefits such as the reterdgfooommunity
leaders and the enhancement of tax values as tiyer&iches
build-out. Such new development will also impaestaetics, the
overall amenities available, and the overall imafythe City.

Tracts Currently Zoned Agricultural

There are approximately 1,382 acres of land in ISzadt Mesquite
which remain under the AG classification. Whetlewveloped
under AG zoning or rezoned under a planned devedopmistrict

stipulating upgraded standards, these tracts peoth@ primary
opportunity for higher level housing choices — gowith the

development of Lucas Farms which will provide uBfb00 homes
in an upgraded environment.

Tracts Converted to Residential from Nonresiderdiaing

There are several tracts of substantial size wlaich currently
zoned for nonresidential use which might be comsuiefor
conversion to residential use. Since nonresidensi@ remains the
preferred option on these tracts, conversion tideesial would
only be acceptable if an upgraded product is pexiid Unlike
those tracts currently zoned multifamily, where tamoval of the
existing zoning is itself an objective, rezoningthase tracts can be
held to a higher standard without sacrificing tloliavement of
other objectives, i.e., if the housing standardat acceptable, the
zoning should remain nonresidential.
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NEIGHBORHOOD REVITALIZATION

Fact

87% of the ultimate number
of housing units projected for
Mesquite are already built

Conclusion

Revitalization of existing
neighborhoods is a major
issue

Policy Implications

Need standards for
compatibilityto assure
construction which furthers
viability and avoids conflict

Revise standards for use and
infill construction in
Neighborhood Sustainability
Zones

The Objective: Revitalization and Renewal

Assuring that aging neighborhoods continue to ladleidesirable
living environments is a major objective which twskates to

maintaining value both for the owners and the CRevitalization

incorporates improvement and rehabilitation of asfructure and
existing housing, as well as new infill construntion vacant tracts
which signals the area’s continuing attractiverass desirability to
both residents and outsiders.

Revitalization complements the goal of upgradirghibusing stock
at the upper end. The goal for upgrading is ctehtethe current
predominance of smaller homes which triggers theirfer a wider
range of housing choices. Neighborhood revitabraton the
other hand, is a tool which assures that the exjdtiomes remain
sound and desirable, thereby providing affordablesing choices.

Opportunities

In developing neighborhoods, new construction tgbjcincludes

architectural/design controls with a homeowner’'soagtion for

maintenance of common areas. Long-term compayilisia given.

For revitalization areas, however, standards ad to obsolete
zoning districts or plats. New infill constructidan revitalizing

neighborhoods has considerable value and shoutthbeuraged as
long as compatibility is assured. It is essentibat new

construction maintains a standard which assuregtem viability

for the homes and is contextual for the neighbodhotn specific

circumstances, compatibility might also include stouction of a

different housing type.

The effort aimed at revitalizing Mesquite's oldegighborhoods
recognizes that no two neighborhoods are alikechBeas its own
residential character and a unique set of neetis. traditional first-
ring suburban development policies that once seesneideal are
now viewed as working counter to many of the atiigls that
residents expect or need to rebuild their neightaadh

Some neighborhood plans have led to the identifinatof
Neighborhood Sustainability Zones. A NSZ is a wale area
built around a core residential neighborhood, aratlides abutting
commercial corridors that serve neighborhood redgde By
definition, a NSZ should promote land use and dgwekent
policies that make it possible to both renew anstasn a vibrant
neighborhood environment. Within a Neighborhoodt&mability
Zone, the policies established elsewhere in the€ehensive Plan
for conserving generally homogeneous neighborhoads not
achieve the desired result.
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Community Areas

BUSINESS AREA GUIDELINES

This section sets out guidelines for nonresidenisas located iICommunity Areagyroviding criteria to
evaluate the appropriateness of specific uses l@agpropriateness of locations within themmunity
Area. The guidelines are applied to specific tractiodl through the Land Use Plan.

GENERAL BUSINESS

General retail, personal
service and office uses,
generally serving customers
from the surrounding sector
of the City

Light commercial uses
appropriate in some areas

Restriction on outdoor
storage and display

Restriction on highway
related and recreational/
entertainment uses

General business is a designation which is utilizeth in the high
intensity Development Areasnd in the low densitfCommunity
Areas to indicate the appropriateness of business udeishw
provide goods and services to the surrounding beidioods. In
the Community Areas, the general business designation
accommodates a wide variety of nonresidential wss8ing the
surrounding communities. The scale of projects @uedscope of
goods offered generally will be less than in thgigeally-oriented
areas. In addition to retail, personal service efiite uses, the
general business areas accommodate light commégpluses
including business, commercial and automotive sesviand trade
contractors where no outdoor storage is involved.

The general business areas are generally not ajgteopfor

highway related uses, entertainment/recreationak,usses with
outdoor storage, and outdoor sales and display lo&pecial

consideration to accommodate non-traditional useay nie

appropriate in the larger districts and in thosmamwith vacant and
deteriorating retail structures. Such considenasbould be made
on a compatibility basis, assuring that uses atedetrimental to

nearby residences or the neighborhood in general.
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N - NEIGHBORHOOD RETAIL LIMITATION

Small-scale retail and
personal services for
surrounding residents
offering frequently used
goods and services
(convenience goods)

Additional sites should be
limited

The general business designation includes smah sihich are in

very close proximity to the adjoining residencekhe intention is

that these sites be limited both in the size arnithénuses which are
accommodated so that the impact on adjacent resdelis

minimized. Rather than offering a full range ofsimess services,
the tracts designated with an “N” on the Land Ulem Rre intended
to only offer those goods which are used most ety as a

convenience to the immediately surrounding resilent

Designating Additional Sites

The Land Use Plan indicates existing locations dorfer
neighborhood convenience retail in t@emmunity Areas.Due to
existing zoning, additional sites are not needechost areas of the
City. Sites should be at an intersection of a majoeet with a
collector street. Additional zoning for convenienetail should
generally be at least ¥2 mile from existing servickewever,
additional zoning may be appropriate within % nile another
retail site when located at a signalized intersectif a collector
street with a major street where residential useotsfeasible. The
above locational and separation guidelines needapply to day
care facilities.

IF — INFILL RESIDENTIAL OPTION

Neighborhoods in
established areas on excess
retail or multifamily zoning

Lots of same minimum lot
size as existing, adjacent
homes

Minimum home size
equal to the average size of
the homes in the existing,
adjacent neighborhood

The general business designation includes undeselparcels
which are currently zoned for nonresidential ushose parcels
which can be considered “excess retail zoning”whith are in
locations that could accommodate residential dewvetnt are
designated with an “IF” notation on the Land UsarP|

Standards for development of these tracts are aetiro the
Neighborhood Standards section under EstablisheghNerhoods
later in this Part. To assure compatibility witkisting, adjacent
subdivisions, lots should be of the same minimumze sas the
existing neighborhood and home sizes should begiheaaverage
size of the existing homes.
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Community Areas

NEIGHBORHOOD GUIDELINES

This section sets out designations and definittonguide decisions regarding how properties withia
areas designated as Neighborhood are utilized. giielines address use of properties as well as
development standards and density policies. THesmnations are reflected on the Land Use Plan and
are implemented through the on-going decision ntpgiocess.

NEIGHBORHOOD USE GUIDELINES

Neighborhoods comprise the majority of iemmunity Areasaccounting for all areas not designated as
General Business. Major streets, creeks or othtural or man-made features act as neighborhood
boundaries. With the exception of elementary stsheamd parks, all other uses acceptable within a
Community Areahould be limited to locations on the peripheraafeighborhood unit with major street
access. In revitalizing neighborhoods, traditioneighborhood design shall be encouraged around the
neighborhood unit principle.

General Use Guidelines Use Guidelines
Location for housing The Neighborhood designation accommodates a vaoktpwer
Elementary schools and density living environments for the residents @& Qity. The areas
parks permitted within are intended primarily for housing, but may accordate
neighborhood unit elementary schools and parks in internal locatiomsferably
Mixed use in fronting on a collector street. Other nonresiddntises which

might be permitted, such as churches and neighbdriretail,
should be located on the periphery of the neightmdhalong an
arterial street.

revitalization areas

Density Standards

Use guidelines regarding residential and nonresialemmse within a
neighborhood area remain the same regardless afetigty of the
neighborhood. The Neighborhood Standards sectiaohafollows
provides guidelines for determining appropriate sitégs, ranging
from application of the “density with design” comtewhich
incorporates enhanced design features and ametuiteEsnpensate
for increases in density to the Neighborhood Soatality Zones
that promote pedestrian-scaled density.
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AMENITY OPTION: DESIGN FEATURES AND AMENITY LISTING

The Amenity Option incorporates the concept of ‘gignwith design” to allow reduction of lot size on
certain tracts subject to the provision of enhandesign features and amenities which will compeansat
for the resulting increase in density. The follogvisection sets out those design features and deenit
which must be addressed when Amaenity Options utilized. Use of the Amenity Option is conterg
upon presentation of a comprehensive design andignmackage based on these guidelines and criteria
The Planning and Zoning Commission and City Coungihin final discretion in judging whether a
proposal has successfully compensated for incredsedity and whether such a proposal will be
approved.

Sensitivity To The Natural Topography
Environment Through - Retain natural drainageways/no mass grading
Preservation - Street and lot layout compatible with topography

Water Features and Trees
Retention and enhancement of existing water featgrends)
Preservation of significant groves of trees

Flood Plains
Preservation of flood plains (reclamation may besitered in
some situations)
Street layouts which provide public access aloogdi
plains/greenbelts for both visual and physical as¢&enerally
at least 50% of the flood plain frontage shouldrbated by
parkway streets)
Waiver of alleys along all open space areas

Creation Of Distinctive Arterial Screens and Buffering

Neighborhoods Through - Provision of upgraded landscaping, buffering, acr@ening
Unique, Coordinated Design along arterial streets with 15-foot landscape easgiin

If a development is over 100 addition to ROW, including meandering 8-foot trabisiffering
acres in size, each trees, and shrubbery/ornamental trees

neighborhood of 40 — 100 - Use of berms, wrought iron and landscaping to gi®vi
acres should have an screening by using open ended cul-de-sacs or tatheuts
individual identity tied which do not place the rears of lots adjacent terial streets;
together by a common theme. solid brick screening is required where the reétets are

adjacent to arterial streets

Entryway Design and Features
Professionally designed entry monument of brickistavith
landscaping, irrigation, pavement treatments agfttilig
Divided entry streets with median landscaping ardation
Pavement treatments at entryway and key intersectio
Linkage of entryway to central focal space

Uniform, Coordinated Design Elements and Fixtures
Use of common brick/stone elements in entry monusjien
screening walls, retaining walls, mailboxes, etc.
Distinctive, special lighting fixtures and othextfires/signage
Uniform, consistent mailbox design
Consistent restrictions on fencing along open space

IV -12



Low Density
COMMUNITY AREAS

Enhancement Of
Neighborhood Livability
Through Visual And
Recreational Opportunities
Each neighborhood of 40 —
100 acres should provide
visual and recreational
opportunities.

Provision Of Pedestrian-
Friendly Environments

Assurance Of Long-Term
Viability And Maintenance

Neighborhood Open Space
A minimum of 5% of the gross area of the developmen
(excluding flood plain, school sites, municipal lpaites, and
retail zoning), or two acres, whichever is greatbgll be
allocated to squares or parks

Neighborhood Visual Focus

- Within each neighborhood, at least one square it pa
smaller than one acre shall be provided to creaential focal
point, generally within 600 feet of the geograpteater of the
neighborhood. Linking the entry features and egritrcal
space is encouraged to enhance both.
Each square or park shall include either a visegire
(fountain, gazebo, pond, statue, etc.) or an dgtarea (play
area, sport court, amenity center, etc.)

ACCGSSIbIIIty
Overall block lengths and perimeters should geheba!
limited to assure cross-access and connectivitiyimvithe
neighborhood. Where long block lengths are necgsaa
dedicated alley or pathway should be provided thincine
block for access.
Internal hike and bike trails, looped and providatmpnection
to squares and parks, school sites, retail, adjacen
neighborhoods and to the Citywide trail systems

Pleasant Walking Conditions
Two shade trees (minimum 3-inch caliper) shall laated on
each lot to shade the sidewalk and street. Treess be
selected from the Tree Schedule or approved bitye
Arborist

Minimized Vehicular Impacts
Where front drives are approved, garages mustrb@ianum
of ten feet behind the facade of the house
Street design which “calms” traffic: curvilineangdian and
side planting areas, traffic circles at 4-way isggtions, etc.

Quallty of Construction
100% masonry on front facade/75% on remaining sides
100% brick or stone on chimneys or gas vented lfimgs with
no chimneys
Provision of front yard sod and irrigation
Homes “wired” for security and communications (Cgtey/-5
wiring/internet broadband/DSL)

Enforcement Capability and Maintenance
Deed restrictions (RVs, accessory buildings, upke&p).
Mandatory HOA — responsible for maintenance of camm
areas and landscaping
A cash-flow analysis of HOA dues at build-out
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ESTATE DEVELOPMENT

The Estate Development designation sets aside afesemi-rural density to accommodate and protect
residential estate development. This designhaoapiplied in existing areas of acreage homes and in
developing areas which are adjacent to existingamg homes, areas with limited accessibility which
limits the realistic density, and where estate daiis be established to provide large, private hsites.

Required Standard — No Collector Street Access
This standard is applied on the tracts designatdt& Development which cannot be accessed by a

collector level street. If collector street accbscomes available, the ¥2-acre lot option mayrbegsed.
Milam Road is not considered a collector street.

One-acre minimum lot size
2,500 square foot minimum home size
150-foot minimum lot width

4-Acre Lot Option — Collector Access Available
This standard may be proposed, subject to the gioowvof a basic amenity package, on tracts whicte ha
access via a collector street. Shannon and LuRb&gds are considered collector streets.

Y5 acre lot minimum

Provision of basic amenities to include at a mimimentryway feature with landscaping,
lighting and irrigation; special street lightingycauniform mailbox design

2,500 square foot minimum home size
100-foot minimum lot width

Lots across a non-arterial street from existingteshomes must match existing lot width
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LOW DENSITY NEIGHBORHOODS

The Low Density Neighborhood designation sets asidiglential areas of lower than average dengities
provide larger lots and increased privacy, therabguring that a full range of housing choices are
available in the City. This designation is applied existing areas of R-1-standard homes and in
developing areas in the southeast sector of the w@iich have high levels of accessibility and where
new, updated development standards, including apeesign features and amenities, can be applied.

Required Standard
This is the base standard for new development @msardesignated Low Density Neighborhood.
Reduction of lot size may be considered under tmerity Option outlined below.

Y acre lot minimum

Provision of basic amenities to include at a mimmentryway feature with landscaping,
lighting and irrigation; special street lightingydauniform mailbox design
2,500 square foot minimum home size

100-foot minimum lot width

Amenity Option (See Section Above)
This option allows reductions of lot size subjectthe provision of enhanced design features and
amenities which compensate for the increase inigye&nal lot size approval will be contingent an
specific proposal’s success in addressing desigidi®s

Reduction of lot size to 10,000 square foot minimum

Reduction of home size to 2,500 square foot minimum

Reduction of lot width minimum to 85 feet

Provision of enhanced design and amenities

Master Plan Option

The master plan option allows varied lot sizesray@g no more than 2.5 units per acre exclusive of
flood plain. The option is applied to tracts ofeovi00 acres proposed for development under master
covenants to assure coordinated development anatenaince. Lot layout and density are justified by
special design and a coordinated amenity pack&gehis time, the master plan option is limitedtha
Lucas Farms Planned Development.
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NC -- ESTABLISHED NEIGHBORHOOD — NEW CONSTRUCTION

The Established Neighborhood — New Constructiorigaesion identifies residential areas of average
densities offering a variety of single family ddtad housing. The New Construction designation is
applied to undeveloped tracts in areas of the @itich are predominantly established, i.e., onlyaitau
tracts of vacant land remain surrounded by exidenglopment.

Required Standard
This is the base standard for new developmentdasadesignated Established Neighborhood. Reduction
of lot size may be considered under the Amenityidpbutlined below.

10,000 square foot lot minimum

Provision of basic amenities to include at a mimmuwentryway feature with landscaping,
lighting and irrigation; special street lightingycauniform mailbox design

2,500 square foot home minimum
85-foot lot width minimum

Amenity Option (See Section Above)

This option allows reductions of lot size subjeatthe provision of enhanced design features and
amenities which compensate for the increase iniyert3nal lot size approval will be contingent an
specific proposal’s success in addressing desigidi®s

Reduction of lot size to 8,000 square foot minimum
Reduction of home size to 2,000 square foot minimum
Reduction of lot width minimum to 65 feet
Provision of enhanced design and amenities

ESTABLISHED NEIGHBORHO OD

The Established Neighborhood designation identifesidential areas of average densities offering a
variety of single family detached housing. In @rigtneighborhoods, small groupings of existing eupl
and/or townhouse at the fringe of a neighborhoatl may be included. This designation is applied to
existing neighborhoods throughout the city. Theik generally be little or no additional constrigst
anticipated; however, conversion from retail orrqpant zoning may occur.

Current Residential Zones
Minimum standards per current zoning designation

Conversion from Nonresidential or Apartment Zone
Minimum lot size the same size as adjacent subidiys)
Minimum home size set at average size of the exystomes in the adjacent subdivision(s)

Amenity Option (See Section Above)
Reduction of lot size to 5,500 square foot minimum
Reduction of lot width minimum to 55 feet
Provision of enhanced design and amenities
Final lot size approval contingent on specific prsgl’s success in addressing design/amenitiessissue
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URBAN MULTIFAMILY NEIGHBORHOOD

The Urban Multifamily Neighborhood designation itlhas areas in the Community Areas where
multiple types of traditional residential buildirtgpes would assist integration of infill developrhen

within the surrounding context. The designatioapglied to undeveloped, Community Area tracts which
are zoned for and considered acceptable for tosditi mixed residential uses. The location and
applicability of future multifamily developments alld be primarily based on integration into a
neighborhood and its contribution to an active jubéalm. The design standards for multifamily
developments should build on the same characteistith the aim of creating a connected living
environment as identified in Urban Multifamily Rdsntial.

NEIGHBORHOOD SUSTAINABILITY ZONES

The Neighborhood Sustainability Zone designatianidies areas where residential and business uses
are not only compatible, but also essential totatization of the neighborhood. The density of all
development within the zone is optimized for pedastscaled activity. This generally translate®in
development which is more intense than that prodidigeother policies intended for application on the
urban fringe. The pedestrian defines the limita dfeighborhood Sustainability Zone. The standéods
infill housing and the zone’s business componerdtraarve the City’s larger goal of renewal.

Existing Residential Areas
Contextual infill standards

Mixed Uses
Integrate residential and business uses

Urban Fabric

Use of form-based regulations to promote businessidor renewal and compatibility
between building functions

Pedestrian-orientation using a complete streetsapp

Recreate the public realm through extensive usebwfding enclosure, landscaping,
sidewalks and civic spaces
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Implementation

INTRODUCTION

Application of the policies presented in this Plamlependent upon their use as context and refereyc
all who directly or indirectly take part in or iontnce decision-making regarding development plannin
and management in the City — City Council, Planrangl Zoning Commission, City staff, Chamber of
Commerce, Mesquite Independent School Districiizamis, developers, property owners, architects,
engineers, land planners, etc.

Implementation of these policies can be realizedufh voluntary efforts of developers, architeetsd

land planners who prepare and design developmgmtsjgh incorporation of policies into regulations;
and through reflection of the policies in relatedpplemental programs and plans.

Implementation

COMPREHENSIVE PLANNING

Comprehensive planning is an on-going process whitdmpts to forecast, anticipate, plan for, and
schedule improvements to guide and regulate thetgrof the City in an efficient and orderly manner,
thereby assuring a viable living and working ennireent which addresses the goals and objectiveswhic
have been set out.

The Mesquite Comprehensive Plas obviously not a document which is completetself. It is a
framework which provides the guidelines for deaisinaking regarding land use and for preparation of
additional plans, studies, programs and regulatremsh provide the comprehensive approach necessary
for the City to effectively utilize the tools avallle. The following overview suggests the pland an
studies which are or could be complementary toGbmprehensive Plago that the City’s approach to
planning in indeed comprehensive and effective.

MASTER PLANS

Master plans are technical analyses and roadmapisfg@rovision of public infrastructure. Insots the
overall spacial form, the specific Land Use Pland #me growth projections incorporated in @03
Mesquite Comprehensive Plane not drastically changed from previous polibg, current master plans
for most elements will remain applicable withoutjonaevision.

Water System and Plan 2000
The Water System Evaluation and Plan - March 2@98luates the
size and condition of the existing water distribati pumping and
storage facilities and gives recommendations fa $izing and
improvement of the water distribution, pumping astbrage
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facilities to provide an acceptable level of seevio the City of
Mesquite when fully developed. This study is aneghdr updated
as required to account for changes in the servea a

Sanitary Sewer Master Plan Underway
The Sanitary Sewer Master Plamnletermines the design flow
parameters for the City of Mesquite sanitary setwenk mains,
evaluates the adequacy of existing trunk mains pralvides
recommendations for the sizing and capacity ofd#weitary sewer
trunk mains that will carry the sewage flows foe flally developed
service areas. This study is amended or updatece@sred to
account for changes in the service area.

Mesquite Thoroughfare Plan 2002
The Major Thoroughfare Planlast amended in September 2002,
sets out the long-term transportation infrastruetgquirements of
the City by classifying all streets to their ulti@a"build-out"
configuration with the goal of providing a safe aedficient
transportation network. The plan includes speaifin of the
roadway designation, ultimate configuration, andassary rights-
of-way. Additional revisions of the Thoroughfaréa® will be
forthcoming in 2004 to add collector street infotima and to
include revised alignment information for State figy 190.

Education Planning Unit Study 1996

While planning for schools is the responsibility the Mesquite
Independent School District, the City’s cooperatisnessential.
Provision of future land use information and prits, as well as
current construction information are critical teettistrict’s ability

to evaluate and manage their plan for school stes facilities.

Although the district and the City are communicgtimell in this

regard, it would likely be helpful to both partites update a 1996
study to reflect the most recent policies regardmegidential

development, particularly changes in multifamilylipp and in

single family density for new construction, as thdactors will

impact the siting requirements for educationallibes.

Parks and Recreation Open Space Master Plan 2000 9919
The Parks and Recreation Open Space Master Plan 206éptad
October 1999sets out the criteria for park space and recnealio
facilities, inventories existing facilities, andtdemines needs for
the fully developed City. Thelike and Bike Trails Plats part of
theOpen Space Master Plan.

Airport Master Plan 1999
The Mesquite Metro Airport Master Plaradopted October 1999,
inventories the existing airport facilities, foretet demand and
determines facilities needed to service that demarte plan
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includes evaluation of alternatives and a finanplah. In addition
to on-airport development, thklaster Plan identifies approach
requirements and projects noise impacts which fdren basis of
hazard and incompatible land use zoning in thectdte areas
around the airport.

Mesquite Fire Department — Five Year Strategic Plan 2002
The Five Year Strategic Plamf the Mesquite Fire Department,
adopted in September 2002, addresses issues ofldoraaope
including operational issues. It does however ideteeds and
phasing for the construction of new and replacerfientstations, a
new fire training facility, and new/replacement egsncy warning
sirens.

Public Facilities Plan Ongoing
Needs regarding accommodation of city functionam(adstrative
and operational personnel) in administrative boddi service
center and training facilities have been addressea space needs
study which is being used as a guideline for l@raand timing of
facility assignments and will provide the contexr ffuture
decisions regarding facility construction. At sompoint,
development of a master plan for the city propatong Municipal
Way/Ebrite (between the City Hall to the Main Libppmay be
advantageous.

There are also outstanding issues regarding thegsiand
construction of an additional library and additibre@mmunity
center(s). Decisions regarding these facilities ndd require a
formal plan, but will need to rely on appropriateidses which
evaluate the City’s needs at full development.

Mass Transit Study Recommended
At present Mesquite provides transportation sesvicethe elderly
and handicapped through Mesquite TransportatiortHerElderly

and Disabled (MTED), but is not a member city a¢f allas Area
Rapid Transit Authority (DART). As such, taxicapsovide the

only mode of public transportation within the CityWith the

approaching build-out of the City and the incregssize and
overall density of the entire region, additionabnsportation
services may be needed in the future to providaradtives to the
automobile for certain types of trips. An introtluy study would

be useful to set out what might be possible andrevhsich

opportunities lie. The study would explore varidusnsportation
modes and their respective benefits; evaluate thg'sCneeds

within the regional context and the needs as thigyhevolve over
time; and identify possible methods of funding. isTstudy should
set the framework for determining whether more itetgorograms
or plans are warranted.
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SUB-AREA PLANS

To assure coordinated development policies whidly faddress issues or take advantage of unique
opportunities in a specific area, it may be benafito supplement thdesquite Comprehensive Plan
with more detailed land use, policy or program gsdor smaller areas, sectors, or corridors.

Downtown Enhancement Plan

The Downtown Enhancement Plaadopted May 2003, provides
recommendations for revitalizing the original cahtousiness area
including improvements such as landscaping anetscape, access
and circulation, creating a more pedestrian frigrethvironment,
exploring incentives for economic development, eresg the
history and appearance, and creating event spackfinkages to
activities centers of the City.

LBJ Corridor Enhancement Plan Underway
The LBJ Corridor as it passes through Mesquitenshared by
three focal elements — the Town East retail anthueant area, the
AMC Theater/restaurant area and the Rodeo Aren&@Gmrce
Center. These focal elements are essential t€itigss economy,
as well as central in the “image” of the City. drder to address
long-term vitality and viability, a study was umtiken to identify
ways to “package” the area to enhance its iderdifg attraction.
Aspects of the study regarding branding and enithretecet
signage are being pursued, including funding pdasb through a
public improvement district (PID). Action on othimatures of the
study relating to private landscaping and architedtdesign could
further these public efforts by facilitating and qué@ing
enhancements on private properties.

Airport Business Park Plan Underway
Interest of industries in East Mesquite sites androving utilities

and access to the area increase the potentialefeglapment to
begin in the industrial districts around the aitpoPreparation of a
plan which addresses access points to the airputtidustrial

properties, site orientation, truck traffic routewsil access and
similar issues is currently underway to provide freamework in

which actual development proposals can be encodraaed

reviewed. The plan is to assure the best layowtcokss for the
airport and the industrial properties, while alsdvieg to build in

protections for the nearby neighborhoods.

Rodeo Center Plan Recommended
Rodeo Center, the area surrounding the Mesquitendravas
envisioned in the late 1980’s as a regional eritertant center for
the area and the Mesquite Arena-Rodeo EntertainifdAtRE)
overlay was created to encourage that role. Thewas greatly
expanded in the 1990’s with the construction of¢beference and
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exhibit center anchored by the Hampton Inn. Thea avtfers a
unique opportunity for entertainment and/or westeeme

development which may be the City’'s greatest opmity to

establish/retain a unique identity and image amtrey growing

number of suburban cities in the region. Piecerdeatlopment of
business uses on smaller tracts which are notcmnaistent design
and not of a complimentary theme would be highlyridental to

the overall potential of the area. Developmena @oncept/design
plan for the area could help encourage the typedesired

development. Mandating additional design standiartise MA-RE

overlay could require any development in the ameantet basic
design objectives.

Corridor/Gateway Enhancement Plans Recommended
The Business Corridors are the primary access $admb and
through the City, thereby impacting the visual imgmperceived by
both residents and travelers. Development hasr@talong these
corridors over longer periods of time, with oldexvdlopment at
times exhibiting maintenance problems or a lesgacitve
appearance due to outdated development stand&nlsancement
of public areas and features along the corridodsrahabilitation or
improvement of private properties and buildingsldaignificantly
change these corridors. Studies of selected awvsidor a
comprehensive study, might be undertaken to determi
regulations, projects and other effects which wduddeffective in
enhancing and improving the corridors.

SPECIAL STUDIES

When growth issues of special concern are idedtifileeMesquite Comprehensive Plaan provide the
framework within which special studies are conddcteSpecial studies are recommended to address
specific issues which appear to require more aetaittention or which might assist in policy apgtion.

Extraterritorial Jurisdiction (ETJ)/Annexation Ongang
Recent changes in the law, as well as increasee|amwent
activity to the east of Mesquite, have brought tissue of
extraterritorial jurisdiction to the forefront fdMiesquite and the area
cities to the east — Forney, Crandall, Seagovilte aralty.
Although the City of Mesquite has not undertakene on
comprehensive study relating to the evaluationosts and benefits
relating to annexation, the City has conducted rs¢vemaller
studies, reporting to the City Council. The conaltindecisions
relating to ETJ and annexation will ultimately fariate the City's
policy as better evaluation of various issues issfide and as
negotiations with other areas cities progresses.
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Neighborhood Strategy/Planning Complete
As the City ages and nears built-out, the focusnahy policies
shifts, particularly focusing on maintaining theistixg housing
stock in a viable/attractive living environmennh the past, there has
been no cohesive approach to neighborhood congmrvatAfter
concentrating Community Development Block Grant B
program efforts in Edgemont Park with noticeablesuts, a
Neighborhood Initiatives Office was establishedcteate a target
program in the Rollingwood Hills neighborhood. Stoffice is
currently evaluating those efforts and alternataggproaches to
arrive at a recommendation on an effective stratiegyall City
neighborhoods.

[Director's Note: The neighborhood revitalizatiogffort, which
began as the designation of target neighborhood2064, was
formalized as policy with amendments to this Pla@ctober 2007.
See the discussion on Neighborhood Revitalizationd a
Neighborhood Sustainability Zones in Part 1V.]

Deteriorating Retail Centers Recommended
The deterioration of older retail buildings and ghimg centers is an
issue affecting both the overall City image and tomservation

goal for the specific neighborhoods which are inwpady poorly

maintained, unattractive business properties. oMegabundance of
retail zoning plays a role in the creation of vachnildings and

retail centers with low demand. Some deteriorativowever, is

evident even in centers with high occupancy dua tailure of the

owners to keep the facilities up-to-date. While gnimary issue for
the Land Use Plan is to refrain from designating raich land for

business uses, there is the need to develop adr@adgram to

encourage and/or require updating of business piepeso that
they do not continue as detrimental influences arrosinding

properties and neighborhoods. There is a redady sonducted
by several other area suburbs which may be usethis regard.
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Implementation

PROCEDURES

AMENDMENT AND UPDATE

The overall framework of th€omprehensive Plais general and can be expected to retain validity a
description of the development objectives for mgegrs. More specific policies within the framework
are subject to the influences of and changes itkebdactors and, therefore, may justify reinteratiein

or revisions in a shorter time period.

On-Going Review

Amendment of th&€Comprehensive Plato modify or add policies
or standards may occur at any time. The Plannimd Zoning

Commission, the City Council, or the City staff mayitiate

consideration of an amendment or revision when s8ue is
identified which is not adequately addressed orrevlparameters
have changed. Such on-going review of issues aidigs is

recommended to keep th€omprehensive Plamrelevant and
effective.

Periodic Update

Although most policies are expected to remain applie for many
years, it is suggested that a coordinated updattheofplan and
policies be considered after five to seven yed#irthe Planning and
Zoning Commission and the City Council, at thatetjravaluate the
Comprehensive Plarand determine that there are no major
problems in the use or application of the policitg&en a major
update may not be needed.

ZONING REGULATIONS

TheMesquite Zoning Ordinancegulates the land use within the City and willthe primary regulatory
tool available to achieve compliance and consistemith the policies of theMesquite Comprehensive
Plan.

Requests for Rezoning

The use of the policies and standards set outrhgparticularly the
Land Use Plan, in the evaluation of requests fapmag will a
primary role of theMesquite Comprehensive PlarThe Planning
and Zoning Commission and the City Council retaith discretion
regarding the application of these policies in mgnidecisions,
specifically in regard to the interpretation of wher proposed uses
and elements such as design features and amesdtedy the
requirements and the objectives set out herein.
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Where the Planning and Zoning Commission and tiy Council
find that a request for zoning which is not corenstwith the Land
Use Plan should be approved due to changed ciranoes or
additional, relevant information which affects tggoropriate use of
the tract, it is recommended that an amendmenhédviesquite
Comprehensive Plabe considered and approved concurrently with
the zoning request so that consistency is mairdaine

Existing Zoning

It may also be useful to undertake a review of texgszoning to
determine where classifications are consistent with Land Use
Plan and where there are discrepancies which wailow

development or use of a property which is not iast with the
objectives and standards set out. Such a reviewdnarovide an
picture of the overall consistency between the rmpmegulations
and the policies; and would provide a context femleating

whether rezoning of a specific tract should be earaged or
pursued in order to achieve greater consistency.
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