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C o n t e x t 

THE ROLE OF PLANNING 
 

 
 
Communities are products of human design;  They are no better or worse than the sequences of public and 
private decisions that shape them.  Whether intentionally or not, communities are inevitably “planned” by 
the consequences of many such decisions.  Planning may be deliberate, leading hopefully to desirable 
ends, or it may be completely inadvertent, with a broad range of possible results.  Regardless of method, 
its impact is substantial and long-lasting. 
 
WHY IS THE CITY INVOLVED?  
The City has the responsibility to provide certain infrastructure for its residents and to maintain that 
infrastructure over the long-term.  In addition, residents look to the City government as a mechanism to 
achieve their desires relating to City growth and development.  The City, however, has little authority or 
inclination to carry out actual development and building projects other than in the traditional 
infrastructure areas.  In the absence of actual City funding of construction, what assets can the City bring 
to the development scene? 
  
Direction 
�  How do we get where we 

want to go? 
�  How do we influence 

positive change? 
�  How do we avoid negative 

change? 

Efficiency 
�  How do we use/apply 

limited resources? 
�  How do we assure effort on 

top priorities? 
�  How do we avoid 

unproductive effort? 

Orderly Change 
�  How do we accommodate 

change in an orderly 
manner? 

�  How do we assure 
adequate facilities and 
improvements 

�  How do we avoid negative 
impacts of change? 

 
TOOLS TO INFLUENCE DEVELOPMENT 
The City’s ability to control development is largely one of influencing decisions, rather than actually 
being in a position to require.  Tool 3 below does involve legal powers, but the other tools doe not. 
 
Tool 1:  Goals and Objectives 
 
�  Vision for direction 
�  Voluntary pursuit due to 

understanding 
�  Compliance through 

agreement on shared 
goals 

�  Guidelines for related 
decisions 

To the degree that the City can set out a vision of what it wants to 
be, it will be possible to get decision-makers to voluntarily agree to 
follow the desired path.  What is the City’s aim -- Type of 
community? Lifestyle options? Economic and job-based options?  
Housing options?  Entertainment and shopping options?  
Transportation options?  Open space and recreation options?  
Aesthetics?  The plan which describes these features provides a 
guidebook which allows citizens, politicians, developers and others 
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 development decisions, such 
as the financial industry, thrive on information.  Many use 
statistical thresholds to determine when to invest or not to invest.  
When a facility is justified or when it is not.  To the degree which 
the City is able to provide complete, consistent and relevant 
information, it will greatly influence the decisions which are made, 
making them as informed and intelligent as possible.  Typical 
information bases which the developer utilizes will include 
information on existing conditions and projections.  Existing 
condition information will include natural conditions; socio-
economic traits; and existing development -- housing, business, 
vacant land, open space, streets, etc. Projected condition 
information will include regional context; city structure and growth 
influences; past zoning and vested rights; trends; state 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 the State which 
enables a City to require (or prohibit) certain actions through 
regulations based on public health, public safety, general welfare -- 
and sometimes morals.  This is the authority which enables zoning 
and subdivision regulations covering a wide range of issues, as well 
as drainage, signs, building and fire codes, historic preservation, 
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 the future, to analyze 
and identify the infrastructure which is necessary to service that 
future, and the phasing necessary to achieve the future efficiently 
and in a timely manner.  Such plans might include Master Plans -- 
water, sewer, solid waste, drainage, parks and recreation;  Special 
Facilities Plans -- city hall, fire stations, libraries, arts and 
convention center, community centers;  Circulation Plans -- streets, 
public transit, pedestrians and bicycles, traffic control; and Other 
Plans -- entry and median beautification, corridor enhancement, 
downtown revitalization, neighborhood initiatives, capital 
improvements, etc. 
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C o n t e x t 

DEVELOPMENT HISTORY 
 

 
 
FOUNDING  
On May 22, 1873, at 10:00 a.m. the plat of the townsite of Mesquite was filed for record at the Dallas 
County Courthouse.  The Texas and Pacific Railway Company had acquired approximately a square mile 
of land, filed the plat, built a depot and offered business and residential lots for sale.  No one seems to 
know how the name of the town was selected, but it became official when the railroad and the post office 
(in that same year) hung out signs reading “MESQUITE”.  On July 1 of 1873 the first Texas & Pacific 
train came through Mesquite – from Shreveport to Dallas.  This was one of the biggest events for the 
young Town of Mesquite, because many had never seen a train, and because it was the beginning of a 
new era for Mesquite.  Without the railroad Mesquite would probably have remained a trading post.   
 
During the early 1870’s Mesquite consisted of a post office, a railroad depot, a confectionery, a saloon, a 
blacksmith shop, and four dwellings.  At this time the main business area faced the Texas & Pacific 
Railway depot (Front Street).  There is still evidence of this, as some of the buildings have the metal 
awnings at the back of the buildings on Front Street. 
 
Although established in 1873, the town remained unincorporated until a December 3, 1887, election when  
25 voters cast votes in favor of incorporating the Town of Mesquite and 14 voters voted against it.  
Mesquite has the distinction of being the first town outside of Dallas in Dallas County to incorporate. 
 
 
GROWTH HISTORY 
The City has grown from a rural, farming community of less than 1,000 persons in 1940 to a suburban 
city of 130,000 in 2003.  While Mesquite has been a corporate City since 1887, it was not until the mid-

Table 1:  Mesquite Population Grow th

0

25000

50000

75000

100000

125000

150000

Year

P
op

ul
at

io
n

Year 1950 1960 1970 1980 1990 2000

Population 1696 27526 55131 67053 101484 124523

1 2 3 4 5 6



 
CONTEXT FOR PLANNING 

 
 

I – 6 

1950’s that the City began to experience the effects of metropolitan growth and expansion.  From 1950 to 
the present, Mesquite has grown at a relatively consistent rate overall. 
 
Mesquite’s current population (129,650 as reported by the North Central Texas Council of Governments’ 
January 2003 estimate) comprises 5.7% of the total population of Dallas County, making Mesquite the 
fifth largest city in the county and eighth largest city in the North Central Texas region. 
 
  
COMPREHENSIVE/POLICY PLANS 
Mesquite has a strong tradition of comprehensive planning.  The strong history of development policies, 
plans and regulations underlies the on-going development decisions which have been made over the last 
forty-plus years. In addition to the comprehensive/policy plans listed below, special areas plans and 
policies for specific development issues have been prepared and adopted to supplement the general 
policies. 
 

·  1960: Adoption of the first Mesquite Comprehensive Plan 
·  1970: Adoption of an updated and revised Mesquite Comprehensive Plan 
·  1978: Adoption of the Mesquite Development Guide 
·  1984: Adoption of an updated Mesquite Development Guide 
·  1994: Adoption of the Mesquite Development Guide: 1994 Update 
·  2004: Adoption of the Mesquite Development Guide: 2003 
·  2007: Adoption of the Mesquite Comprehensive Plan 

 
Details of the various plans have varied, with emphasis often reflecting issues contemporary to the time of 
preparation. The basic land use plan and development policies however have reflected a consistency in 
the overall goals and objectives over the years, and the basic land use pattern has not shifted dramatically 
due to the constraints created and exerted by those elements which most directly shape and influence 
development opportunities and potential.  Residential development was and continues to be driven in 
large part by the proximity to the major employment centers of Dallas.  Economic development of 
nonresidential elements was initially created by the railroad in the downtown business area and then by 
the construction of freeways which influenced major developments that in turn created and exerted their 
own influence – Skyline Industrial, Big Town Shopping Center, Town East Mall, the Mesquite Rodeo 
(arena) and Mesquite Metro Airport.  
 
PREVIOUS ZONING 
Mesquite adopted its first Zoning Ordinance in 1945.  Major amendments to the Ordinance (both map 
and regulations) were adopted in 1955, 1964 and 1973.  The 1973 Ordinance was recodified in 1988 after 
which most of the regulations were reviewed and revised in 1989 and 1990.  Subsequent revision of text 
and regulations has occurred as issues have arisen. 
 
Previous zoning decisions convey to the property owner certain allowances regarding the property’s use 
and development.  While the City has the authority to initiate rezoning of properties to consider their 
appropriate use in conformance with the City’s comprehensive development policies, the fact that a 
previous Council considered a use appropriate in itself creates a consideration and a constraint which may 
influence or limit the alternatives which are feasible today.  
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C o n t e x t 

 THE REGION 
 

 
 
Development decisions in Mesquite are influenced by a variety of regional factors which may create 
opportunities or may limit realistic possibilities. 
 
ACCESSIBILITY  
Mesquite, located in east-central Dallas County, is one of the municipalities which constitutes the 
Dallas/Fort Worth Metroplex.  Mesquite’s nearest point is only ten miles from downtown Dallas and 
accessible to surrounding suburban cities via four freeways.  Mesquite currently includes 44 square miles 
and is bounded by the Cities of Dallas, Garland, Sunnyvale, Seagoville and Balch Springs. 
 
Significant to Mesquite’s location is the expansion of regional growth to areas further east.  As a result 
Mesquite is now an inner-ring suburb.  While Mesquite’s accessibility to Dallas and other employment 
centers is exceptional, the “image” of an older city presents different challenges and opportunities than 
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. 
 
EXTRATERRITORIAL 
JURISDICTION 
Based on the Texas 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. 
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C o n t e x t 

GOALS AND OBJECTIVES 
 

 
The following vision statement and goals were developed at the Leadership Retreat in February 2003 at 
Glen Rose by the Mayor, City Council and a staff management 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 and 

medium-sized businesses 
�  More “value added” job opportunities 
�  Attracting new businesses; Retaining and 

assisting current businesses 
�  More diverse business mix;  Retail-Tourism-

Industry (Light manufacturing/distribution) 
�  Strong conference center and Rodeo drawing 

in tourists and guests 
 
Goal 2 - Strong, Sustainable Retail & 
Entertainment 
�  Strong, sustainable mall and retail businesses 

in Town East area 
�  Continued attraction of outside shoppers  
�  Variety of shopping choices 
�  Mesquite “brand” - Recognizable and known 

for quality shopping 
�  Additional entertainment choices, especially 

for young adults 
 
Goal 3 - Improved Mobility 
�  Well maintained streets, alleys, curbs, gutters 
�  Improved traffic flow  --  I-635 and I-30 

interchange improvements;  Better traffic 
pattern/flow around Town East 

�  Improved access for visitors and guests 

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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C o n t e x t 

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 

City Size 
As population increased, the physical size of the City also grew, 
increasing from the original plat size of one square mile to 10 
square miles in 1950.  The City’s size increased to 27 square miles 
through annexations in the 1950’s and 1960’s; to 34 square miles 
through a major annexation in 1974; to 42 square miles through a 
major annexation in 1984; and to the current size of 44 square miles 
through several smaller annexations in more recent years. 
 
Compact Development 
Mesquite has developed within a compact residential land use 
pattern which has been facilitated by several factors: The relatively 
flat terrain, disrupted only by the creeks and flood plains which 
traverse the City;  The soil composition which necessitates sanitary 
sewer for virtually all development thereby limiting the number and 
size of developments which can occur at lower densities; and The 
system of regional freeways and thoroughfares with a high level of 
accessibility.   
 
Absorption/Undeveloped Land 
Mesquite remained a small farming community until the onset of 
rapid suburban growth in the 1950’s.  Since that time, land has 
systematically been converted to urban/suburban uses.  Currently 
75% of the land proposed for residential use is developed.   
Residential development is expected to continue over the next 15 to 
20 years, after which the City will be built-out in terms of 
residential uses with the exception of smaller infill residential sites.   
 
Nonresidential development typically trails residential development 
because most nonresidential development is dependent on the 
number of households within a certain distance.  Mesquite still has 
a significant amount of nonresidential land available for 
development with only about 44% of the land zoned for 
business/industrial use currently developed. 
 
 
 
 

 

 
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 
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GROWTH FORECASTS 
The North Central Texas Council of Governments (NCTCOG) projects population and employment 
growth in area cities.  The projections are grounded by regional parameters and distributed among the 
area cities and counties by an urban simulation model.  The process accounts for the availability of 
undeveloped land and appropriate zoning, thereby providing a picture which essentially projects the status 
quo into the future.  NCTCOG forecasts are considered to be a reasonable picture of the growth which is 
most likely to occur – both where and how much. 

 
Trends 
The direction of future growth in the region and in the City may be 
subject to factors which evolve from developments in design and/or 
technological advances, especially those in telecommunications.  
Changing patterns of communication could affect the need for 
actual physical contact, thereby affecting commuting and traffic 
patterns and the relationship between home and the work place.  
Trends in housing and business design, as well as the availability of 
public transportation, may also influence whether more dense, 
compact facilities and homes are acceptable.  Many of these trends 
have, however, been working for a number of years (and even 
decades) without a major transformation in how cities continue to 
grow.   
 
Mesquite’s inner location within the region and the percent of the 
city which is already developed, make it unlikely that evolving 
trends will greatly transform the pattern of development over the 
next decade.  Ultimately such trends may result in redevelopment 
opportunities or needs which will need to be assessed at a point 
when such direction is more clear. 
 
Alternative Futures 
The projection of current trends into the near future, as reflected by 
the NCTCOG forecasts, is the most likely scenario for Mesquite 
development unless major shifts occur in current policies, in 
particular policies relating to the allowable density of infill 
development.  In other words, unless policies (and zoning) are 
revised to accommodate higher apartment densities in more areas 
not currently zoned for apartments, then the overall development 
patterns will not change significantly.  Other alternatives which 
may enhance specific nonresidential features, such as TERRA, the 
LBJ Corridor or Rodeo Center, may be significant in terms of the 
City’s business and entertainment opportunities or the City’s image, 
but will not change the anticipated overall population or 
employment levels.  Therefore, no analysis of alternative futures is 
considered warranted at this time. 

 

Population Forecasts 
2000 124,523 
2005 132,988 
2010 136,175 
2015 143,014 
2020 149,262 
2025 151,838 
2030 157,259 
 
 
Household Forecasts 
2000 43,993 
2005 47,294 
2010 48,334 
2015 50,691 
2020 52,749 
2025 53,595 
2030 55,374 
 
 
Employment Forecasts 
2000 53,785 
2005 59,808 
2010 64,733 
2015 69,790 
2020 75,232 
2025 75,551 
2030 77,015 
 
 
Source:  North Central 
Texas Council of 
Governments 
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F r a m e w o r k   

MAJOR PHYSICAL INFLUENCES 
 

 
 
The major elements the City’s past growth pattern have combined to shape the physical form of the City 
as we know it today.  The major infrastructure elements have created a framework around which high 
intensity development has clustered.  Neighborhoods of varying density have filled the areas between 
these concentrations, creating the current growth pattern.  With only a portion of the City’s land 
remaining undeveloped, it will not be possible to change this basic form significantly.  The proposed 
policies accept these past influences and attempt to enhance them to assure the achievement of the stated 
objectives. 
 
 
PRE-1950:  FARMING COMMUNITY POPULATION:  1,700 
 
Development Influences 
�  Railroad 
�  Downtown Business Area 

 
Prior to the 1950’s, Mesquite was a farming community centered on 
the railroad with businesses serving the surrounding agricultural 
economy.  The relationship to Dallas was of minimal importance.  
The downtown area, due to its historical importance and its function 
as the core of the central Mesquite business area, continues to exert 
influence over development decisions. 
 

1950-1970:  BEDROOM SUBURB POPULATION:  55,131 
 
Development Influences 
�  Radial Freeways 
 US Highway 80 
 I-30 
�  Big Town Center 
 
  

 
In the 1950’s, Mesquite became integrated with the Dallas 
economy.  The two radial freeways provided quick, direct access to 
downtown Dallas and other emerging job centers of the 1960’s and 
1970’s, such as the Stemmons corridor.  The resulting development 
included large subdivisions of tract homes, the development of 
community and neighborhood shopping centers to serve the 
neighborhoods, and the development of one of the first indoor 
regional shopping centers at Big Town. 
 

1970-1980: SUBURBAN CITY/REGIONAL CENTER –  
 BASIC ELEMENTS POPULATION:  67,053 
 
Development Influences 
�  I-635 
�  Town East Mall 
�  Skyline Industrial District  
�  (Western Electric plant) 
�  Eastfield College 
 

 
The years around 1970 saw the introduction of several elements 
which have created the basis for the transition of Mesquite from a 
bedroom community to a regional center.  In particular, I-635 and 
Town East Mall have influenced both the city’s size and growth 
rate, as well as the further evolution of the city’s role within the 
region as a business center.  
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1980-2000:   SUBURBAN CITY/REGIONAL CENTER – 
 DIVERSIFICATION POPULATION:  124,523 
 
Development Influences 
�  Town East Retail and 
Restaurant development 
�  AMC-30 Theater 
�  Mesquite Metro Airport 
�  Mesquite Arena/Conference 
Center 
�  Arts Center 

 
The 1980’s saw the diversification of the city’s role as a 
business/entertainment center for the eastern portions of the 
metropolitan area.  The introduction of additional retail, restaurants 
and theaters in the 1980’s was later complimented in the 1990’s by 
the construction of the Mesquite Arts Center and Rodeo Center (a 
conference hotel with adjoining conference center and exhibit hall) 
adjacent to the Mesquite Arena.  The acquisition of Hudson Airport 
as a city facility has set the stage for the facility to play an 
influential role in economic development decisions.  
 
 

2000 and Beyond PROJECTED 2030 POPULATION:  157,259 
 
Development Influences 
�  Highway 190, plus all of the 
above 

 
Development decisions in the coming years will primarily be 
influenced by a combination of the existing development influences 
enumerated in the left column and by the regional location, i.e., the 
transition to an inner-ring, built-out city.  As build-out of the 
residential areas occurs in the next 15-20 years, increasing attention 
must be focused on maintaining and stabilizing the existing 
neighborhoods through infrastructure update and quality of life 
enhancements.  At the same time, the role of the City as a regional 
business center will continue to evolve.  Maintenance of Town East 
Retail and Restaurant Areas as a centerpoint is essential.  
Additional opportunities will likely be focused on enhancing and 
diversifying the Rodeo Center area as a conference center-based 
tourist/entertainment facility; and on developing the 
industrial/business park areas of southeast Mesquite – the airport 
and Falcon’s Lair areas.  The introduction of Highway 190, or at 
least a roadway connecting I-20 and US Highway 80, is essential in 
this regard. 
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F r a m e w o r k 

FRAMEWORK CONCEPTS 
 

 
 
The policy framework presents the objectives underlying the proposed development patterns and a long-
range, generalized scenario for the spatial arrangement of activities which is considered most conducive 
to the achievement of the overall objectives. 
 
 
SPATIAL OBJECTIVES – The Best of Both Worlds 
The overall objectives affecting the spatial arrangement of the City are primarily focused in two 
potentially conflicting directions: 
 
�  Encourage and accommodate those growth elements which make Mesquite a major suburban city, 
creating a sound economic base and offering diverse opportunities for a wide variety of living, working, 
shopping and leisure activities. 

 
�  Encourage, protect and maintain the predominance of low density residential neighborhoods, 
stressing privacy and family-oriented lifestyles as a major feature of the city. 
 
The potential conflict arises from the desire to accommodate high intensity nonresidential development 
while still maintaining a low density oriented lifestyle in the residential areas.  The pursuit of urban 
diversity requires the concentration of activities in more intense public areas.  The pursuit of suburban 
seclusion, on the other hand, necessitates the separation and dispersion of households in private, low-
density locations.   
 
 
SPATIAL FORM 
The premise underlying the proposed spatial form is that, if handled properly, these objectives are not 
mutually exclusive and that resolution can be achieved under these specific, spatial objectives which 
attempt to resolve the conflicts. 
 
·  Attain both general objectives at a satisfactory level by the orderly arrangement of elements of 

various intensities in a manner which minimizes intrusions. 
·  Reduce the frequency of conflict by concentrating more intensive uses in fewer and therefore larger 

areas. 
·  Apply transitional concepts where the two types of areas (intensities) abut. 
 
The proposed framework for City development is therefore to set out high intensity “development areas” 
where high intensity uses are concentrated and low density “community areas” where private, residential 
neighborhoods can be provided.   
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Development Areas 
Development areas are concentrations of diversified, high intensity 
activities located in specified areas – major business districts, 
industrial district and freeway corridors.  The development areas 
are characterized by the highest levels of acccessibility to 
transportation, facilities within the city and provide adequate 
locations for more intense uses to preclude the necessity of locating 
such uses in lower density communities. 
 
Community Areas 
Community areas are predominantly residential neighborhoods set 
aside for privacy and family-oriented lifestyles.  The community 
areas house the majority of Mesquite’s residents and house 
nonresidential uses or higher intensities only insofar as these uses 
service the surrounding neighborhoods by providing those goods 
and services used regularly by those residents.  Community areas 
are not considered appropriate locations for high density 
multifamily development, but are appropriate locations for facilities 
such as schools, parks, fire stations, libraries, churches and similar 
publicly oriented facilities which serve the residents of the area. 
 
 
TRANSITIONAL CONCEPTS 
The transition concepts identify those characteristics of higher 

intensity development which are most likely to be disruptive to lower density development and attempt to 
address those intrusive factors.  It must be recognized that residences along a neighborhood edge will abut 
other uses and, although intrusions can be minimized, those homes on the edge will not enjoy the same 
degree of privacy as the homes in the center of a neighborhood.  Uses of varying intensity can, however, 
co-exist successfully with the application of transition concepts as they are expressed in the following 
design considerations. 
 
As development activity in Mesquite enters a more mature phase, there will be larger amounts of both in-
fill development and possible redevelopment to higher intensities.  Potential conflicts which have been 
dormant because the land has remained undeveloped or underdeveloped over the years could become 
significant unless the transitions are successfully implemented. 

Physical Separation 
Disruption is minimized most effectively by the separation of incompatible uses with distance being the 
principal means of establishing a separation.   
 
Natural/Man-made Boundaries:  Transitions between intensities should occur at natural boundaries 
(creeks/greenbelts) when possible; or along major streets, power and utility easements/rights-of-way, or 
other controlled areas which increase the distance between uses. 
 
Regulatory Setbacks:  Where natural or man-made boundaries are not possible between uses of varying 
intensity, various setbacks may be imposed to minimize such aspects of the more intense development as 
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building bulk, on-site vehicular movement, outdoor activities, potential noise, and potential odor.  By 
requiring uses with intrusive elements to increase the separation, their impact can be reduced. 
 
Visual Protection 
Disruption is further minimized by limiting visual access from the higher intensity use into the private 
outdoor space in the adjacent neighborhoods 
 
Visual Screens:  Visual screens should be provided in most instances to restrict visual access.  The eight-
foot screening wall and adjoining tree line required between certain districts form the basic screening 
technique.  Where the barrier function of the screening wall is not needed, a landscape treatment (living 
screen) may provide the visual protection with a more natural appearance.    A landscape element is 
essential to provide screening at a greater height.  In all cases, screens should be sufficient to block 
headlight glare from parking lots adjacent to residences. 
 
Regulatory Restrictions:  In addition to the visual screens, restrictions on the architectural features of the 
higher intensity use can assist in protecting the privacy of the adjoining residential uses.  In particular, 
restriction of building height limits intrusion.  Where appropriate, window orientation away from the 
residential districts may achieve a similar effect. 
 
Circulation Barriers 
Disruption is further minimized by limiting the movement of vehicles and pedestrians between higher 
intensity uses and the immediately adjacent residences. 
 
Screening Walls:  Walls should be provided to create barriers which prevent pedestrian or automobile 
access to adjacent residential lots or alleys. 
 
Arterial Access:  Higher intensity uses should front and have access only to major streets or commercial 
collector streets.  In other words, they should not have direct access to residential streets. 
 
Short-cutting:  Site layout for higher intensity uses should be such that entry/exit drives do not encourage 
“short-cutting” on nearby residential streets, particularly where uses front on one-way service roads which 
do not allow easy access in all directions. 
 
Compatible Uses 
Disruption is minimized by the placement of “buffer” or “transition” uses between businesses and 
conventional single family neighborhoods.  The nonresidential uses most acceptable for transition use are 
certain publicly-owned facilities, certain institutions, most office uses, and the types of small-scale retail 
activity and personal services frequently associated with neighborhoods because of their benefit to the 
residents.  Conversely, uses such as outdoor yard activity, 24-hour operation, noise , etc., should be 
restricted from locations adjacent to low density residential uses. 
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D e v e l o p m e n t   A r e a s  

USE STANDARDS 
 

 
Development areas are concentrations of diversified, high intensity activities located in specified areas.  
The development areas are characterized by the highest levels of accessibility to transportation facilities 
within the city and provide adequate locations for more intense uses to preclude the necessity of locating 
such uses in lower density communities.  Development Areas consist of the Regional Retail and 
Entertainment Corridor, Business Corridors, Central Mesquite, and Industrial/Business Parks.  
 
This section sets out guidelines for uses located in Development Areas and provides criteria to evaluate 
the appropriateness of specific uses and their proposed locations within the Development Areas.  The 
guidelines are applied to specific tracts of land through the Land Use Plan. 

 
The Regional Retail and Entertainment designation incorporates the core the of the regional business 
corridor along LBJ Freeway.  This core area is suitable for large-scale, high intensity business uses 
focusing on retail, office and compatible entertainment 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 uses in this area is 
critical to achieving the objectives stated earlier.  In addition to 
efforts designed to enhance identity, create image and alleviate 
congestion, there is a need to prohibit uses which could have a 
detrimental influence due to characteristics which are incompatible, 
such as: 
�  Generation of truck traffic or other traffic characteristics which 
would create greater disruption due to already congested traffic. 
�  Visual or aesthetic characteristics which are not normally 
present, or desirable, in a quality retail/entertainment area. 
�  Disruptive characteristics, generally accommodated only in 
heavy commercial areas, which are incompatible with customer-
oriented retail/entertainment. 
 
Much of the area zoning was adopted before the evolution of the 
current retail and entertainment functions and some permitted uses 
may be problematic.  The Town East Retail and Restaurant Area 
(TERRA) Overlay District was adopted in 1996 to enable overview 
and special approvals for specific uses which have been identified 
as potentially problematic for this corridor:  outdoor storage yards, 
motor freight and trucking operations, wholesale trade, 
warehousing, major automobile repair or collision services, trade 
and construction contractors (plumbing, electrical, roofing, concrete 
work, etc.), service-related businesses (exterminators, refrigeration 
repair, welding, carpet cleaning, etc.), used merchandise sales, 
miniwarehouses, and outdoor sales/display lots. 

REGIONAL RETAIL AND ENTERTAINME NT 
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The Corridor Business designation incorporates the frontages along the freeways and highway corridors 
which provide the highest levels of regional accessibility and thereby provide appropriate locations for a 
variety of business and commercial uses serving both regional and community customers, as well as 
highway related uses serving travelers through the area. 
 
�  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 and commercial 
activities, generally with limitation of heavier commercial and 
outdoor storage uses which are not considered appropriate in many 
sections of the corridors, especially in those areas which are in 
close proximity to neighborhoods or which serve as gateways into 
the City.  There are, however, other areas where heavier uses and 
outdoor storage might be accommodated without impacting 
adjoining neighborhoods, corridor aesthetics or community image. 
These sites are not identified on the Future Land Use Plan, as 
evaluation of specific proposals will consider the performance and 
operating characteristics of the use, the specific site layout, and the 
design features of the structures, as well as screening and buffering. 
 
Restriction of Outdoor Storage 
The visual image of the corridors affects both aesthetics and 
community image.  In addition, outdoor activity impacts adjacent 
neighborhoods.  Outdoor storage areas are therefore generally not a 
desired use in the corridors. Small-scale storage yards of an 
incidental, secondary nature which are effectively screened from 
public view may be accommodated, as they are necessary for many 
of the business and contractor services which might locate in the 
corridors.  Primary storage yards, tow yards and contractor 
equipment yards should generally be prohibited in all corridor 
areas, even in areas where light industrial usage is appropriate.  
 
Limitation of Outdoor Display Lots 
Primary outdoor display lots currently exist in the cluster of new 
car dealerships at LBJ Freeway/Galloway, in the display facilities 
for mobile home and RV sales along I-30 at Big Town and near 
Gus Thomasson, and at other display lots in various scattered 
locations along the freeways.  These existing sites provide adequate 
locations for the sale/display of larger items, and no additional 
primary outdoor display locations are recommended. Limited 
outdoor display which is of a secondary, incidental nature, may be 
accommodated at additional locations, subject to specific evaluation 
and approval which stipulates enhanced landscaping and design 
features and limits the portion of the site utilized for display, the 
number items displayed, the setback of displays from streets, and 
the use of signage and banners.  

CORRIDOR BUSINESS 
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The Office Park designation is utilized for a limited number of sites in the Development Areas which are 
not considered appropriate for a wide range of uses and are therefore restricted to office use.   
 
�  Low-rise, garden office 

use only 
�  Intent to limit impact to 
nearby neighborhoods 
�  Non-office uses with 
appropriate operational and 
design limitations may be 
considered, such as uses 
which do not operate on 
weekends or evenings 

Although these areas have historically been considered part of the 
high intensity development areas, there is concern with the overall 
intensity, type and characteristics of the potential uses.  The 
limitation of uses is considered appropriate because the site does 
not have immediate, direct access onto the major transportation 
facilities or because of the site’s relationship to adjoining 
community areas.  While there is concern with many nonresidential 
uses, office use is considered appropriate due to the typical site and 
building designs of office complexes, particularly of garden offices, 
and due to the limited operating hours of offices which generally do 
not include evening or weekend activity.  Other uses which offer 
similar design and operating characteristics may be considered 
under this designation based on the evaluation of specific proposals. 
 

 
The High Amenity Residential Option allows specifically identified sites within the Development Areas 
to be considered for conversion to single family residential use, if the proposed housing offers a product 
which will assist in achieving the objective of a broader range of housing opportunities within the city, 
particularly move-up and/or executive housing options.  These sites are in locations where they can be 
incorporated into the adjacent Community Area. 
 
�  Special amenity/design 
neighborhood in area 
designated for business  
�  Only accommodating 
residential projects with 
special design and amenities 
which provide housing not 
otherwise being offered in the 
City  -- gated, neotraditional 
design, executive housing 
�  See Part IV for Amenity 
Option (design features and 
amenities listing) 
�  No conversion for 
standard housing products 

High Amenity Criteria--Design Features and Amenity Standards 
The high amenity option allows conversion of a designated site to 
residential use subject to application of the “amenity option” as 
outlined in Part IV.  These standards offer guidelines for the 
creation of unique neighborhoods of great quality and viability.  
This option will only be approved when the proposal achieves the 
goal of a full range of housing opportunities by providing a housing 
product which has not generally been available in the City, such as 
move-up or executive housing, including custom designs, 
neotraditional layouts, gated environments, and other unique 
designs. Final lot size and home size requirements will be based on 
the presentation of a comprehensive design and amenity package.  
The business use of these tracts is an appropriate and desirable 
designation.  Therefore, conversion to residential is an option which 
will be considered seriously only when a unique, special product is 
provided.  Conversion will not be considered for a standard housing 
product. 
 

 

OFFICE PARK  

HA – HIGH AMENITY RESIDENTIAL OPTION  
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The Infill Residential Option allows specifically identified sites within the Development Areas to be 
utilized as residential areas, i.e.,  they may be converted to Community Areas.  These areas are preferred 
for nonresidential use, but are currently zoned A-1 apartment and are in locations where they can be 
incorporated into the adjacent Community Area. 
 
�  Neighborhood 
development on existing 
apartment zoning  
�  Utilize Part IV policies 
for Established 
Neighborhood – Infill 
Construction 

Infill Criteria 
Several sites within the Development Areas which are currently 
zoned for apartment use are designated on the Future Land Use 
Map for nonresidential use.  While nonresidential is the preferred 
use of these properties, some of the tracts could be converted to 
single family use.  These sites are assigned the IF – Infill 
Residential Option designation.  Current A-1 zoning will allow 
construction of single family or duplex homes in accordance with 
the development standards set out in the R-3 Single Family and D – 
Duplex districts, respectively, with no rezoning action required.  If 
a developer wishes to propose other development standards, the 
policies relating to “Established Neighborhood – Infill 
Construction” in Part IV should be utilized to evaluate the proposal.   
 

 
General business is a designation which is utilized both in the high intensity Development Areas and in 
the low density Community Areas to accommodate a wide variety of retail, personal service and office 
uses which serve customers from the surrounding sectors of the City. 
 
�  General retail, personal 

service and office uses, 
generally serving 
customers from the 
surround sector of the 
City 

�  Light commercial uses 
appropriate in some areas 
�  Restriction on outdoor 
storage and display 
�  Restriction on highway 
related or recreation/ 
entertainment uses 

Development Area Application 
The General Business designation is utilized in both the Community 
Areas and the Development Areas to designate areas primarily 
providing services to residents of the surrounding sectors of the 
City.  In the Development Areas, this designation is used to indicate 
locations where business use is appropriate, but where the 
relationship to neighborhoods warrants a more limited business 
scope.  The designation is generally assigned along the fringe of the 
Development Areas, indicating that goods and services should be 
oriented to the surrounding community, although some regional 
services may be included.  The community orientation means that 
certain types of uses acceptable in other parts of the Development 
Areas will not be appropriate in these locations.  Uses which are 
generally not appropriate in these locations include entertainment/ 
recreation, highway related uses, outdoor display lots and outdoor 
storage yards. 

  
 

GENERAL BUSINESS 

IF – INFILL RESIDENTIAL OPTION  
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The Urban Multifamily Residential designation concentrates multifamily housing in the Development 
Areas where it most directly supports the integration of housing choice with other uses through improved 
urban design.  While multifamily development is essential to building new compact communities in 
greenfield locations, well-designed multifamily development is just as appropriate for urban infill when it 
energizes older neighborhoods and adjacent commercial areas. 

 
Historical Issues with Multifamily Residential Development 
Multi-family development in Mesquite has consisted of sprawling 
apartment complexes with security fences and walls, an over 
abundance of surface parking, multiple three-story buildings laid out 
in a low density “train wreck” pattern, and an over-dependence on 
vehicular circulation.  Development standards intended to ensure 
high quality apartments have instead served to disconnect complexes 
from the surrounding neighborhood and prevented residents from 
interacting with the public realm. 
 

The Future Context 
The location and applicability of multifamily housing should be 
based primarily on the opportunity to integrate the development into 
a neighborhood and the strength of its contribution to an active 
public realm. Future projects should provide an increasing multi-
generational population with a variety of housing choices, allowing 
residents within the City to move to different housing types without 
sacrificing quality or being cutoff from the social benefits of a 
neighborhood.  Location and design standards for multifamily 
developments should build on the following characteristics with the 
aim of creating well-connected whole communities. 

   
Form-Based Design 

·  Use form-based design principles for multifamily housing in greenfield and infill settings 
·  Integrate desired urban intensity, building disposition, thoroughfare design and connectivity, civic space 

design, pedestrian access, parking, vehicle access and services into multifamily standards 
 

Mix of Uses 
·  Integrate high-density residential with walk-to retail and office environments to provide market support and 

“neighborhood completeness” 
·  Provide a range of housing opportunities in type, size and affordability  
·  Where mixing of uses within a development is not feasible, strong connectivity to other nearby uses should 

be provided 
 

Pedestrian-Orientation 
·  Embrace “Complete Streets” principles to design internal and boundary safe streets for all users, streets that 

contribute to and define the neighborhood, and streets that fully support the activities generated by the 
adjacent land uses 

·  Multifamily development should include pedestrian-scaled design on the boundary that blurs the edges 
with, and is complementary to, the surrounding neighborhood 

 
Public Realm 

·  Activate both the internal and external public realm through extensive use of building enclosure, 
landscaping, sidewalks, street entrances and usable civic spaces 

·  Create spaces that serve a purpose to the residents of the area 

URBAN MULTIFAMILY RESIDENTIAL  

�  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 
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The Industrial/Business Park designation provides specialized areas for basic employment by providing 
locations for manufacturing, wholesale distribution, and heavy commercial uses.  These industrial 
districts are located primarily along the railroad frontages, in the vicinity of the airport, and along I-20. 
 
�  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 provide sites for basic 
employment activities – manufacturing, distribution, and heavy 
commercial.  As such, non-employment type uses are not desirable 
in these areas as an alternative use.  Retail and personal service type 
uses should generally be discouraged. 
 
Reservation of Sites 
Large acreages of undeveloped land are assigned to this designation 
to assure the long-term availability of land for basic employment 
uses.  Absorption of all the land will take a number of years and at 
any particular time, industrial use may not be immediately feasible.  
These tracts should, however, remain under industrial/business park 
zoning, so that they are reserved for this intended use rather than 
allowing their conversion to other uses. 
 
 

�
�
�
�
�

 

INDUSTRIAL/BUSINESS PARKS  

 GATEWAYS  



H i g h  I n t e n s i t y  
DEVELOPMENT AREAS 

 

III - 9 

 
 

 
 

D e v e l o p m e n t   A r e a s  

REGIONAL RETAIL AND 
ENTERTAINMENT CORRIDOR 

 

 
As it bisects the City, the LBJ Freeway Corridor creates a major, regional business district providing a 
concentration of goods and services for eastern Dallas County and the counties to the east.  The corridor 
is anchored by the Town East Retail and Restaurant Area, the AMC/Restaurant Area and the Rodeo 
Center Area.  In addition to these focal points, the corridor includes other areas offering high levels of 
accessibility for the accommodation of regional businesses.  
 
A Corridor Enhancement Study aimed at connecting the three focal points of the corridor to create greater 
identity and cohesion was undertaken to identify improvements and programs which could further these 
objectives.  Branding and the use of common design themes are among the areas of discussion to date.  
The focus of assuring regional image and identity for this area should be continued to maximize  
opportunities for the long-term viability of the area’s regional activities and role. 
 
TOWN EAST RETAIL AND RESTAURANT AREA (TERRA) 
TERRA is the major retail district for eastern Dallas County and the counties to the east, providing a 
concentration of retail, service and entertainment uses oriented primarily toward family services.  This 
area is central to the city’s role as a suburban business center and critical in the tax structure of the City. 
 
Although the accommodation of a wide variety of retail and entertainment uses is intended in this area, 
there is concern regarding the range and types of uses permitted by the Commercial district zoning 
classification which covers much of the area.  In order to regulate and restrict those uses which were 
considered problematic to the area’s regional retail and entertainment role, a zoning overlay district was 
adopted in 1996.  Uses which were targeted in the overlay include uses generating truck traffic or 
otherwise adding to area congestion; uses with visual or aesthetic characteristics not normally present in a 
retail-type area; and uses with characteristics disruptive to family- and customer-oriented retail and 
entertainment uses.  Continued attention is needed to monitor the mix of uses which is permitted.  Such 
attention will focus both on uses which might be detrimental to the long-term goals, as well as additional 
uses which might be permitted to enhance the regional role.  The latter will likely include additional 
recreation/entertainment venues and may require consideration of a broader approach to the 
accommodation of private clubs which serve alcoholic beverages in the area. 
 
AMC THEATER/RESTAURANT AREA 
The AMC-30 Theater area is currently focused almost solely on entertainment uses, accommodating the 
large theater and a number of restaurants.  
 
The current entertainment area anchored by the AMC-30 Theater is almost fully developed. Opportunities 
for additional entertainment or complementary regional retail should be encouraged in the adjoining areas 
to the south of Gross Road along LBJ Freeway and in the areas on the east side of the freeway.   In both 
situations, creation of new access points will be essential. 
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As in the TERRA area, continued attention is needed to monitor the mix of uses which are permitted.  
Such attention will focus on uses which might be detrimental to the long-term goals, as well as additional 

uses which might be permitted to enhance the regional role of the area. 
 
RODEO CENTER 
Rodeo Center is a regional conference and entertainment district intended to provide a concentration of 
recreational, entertainment and cultural uses. Development on the adjoining tracts of undeveloped land 
presents the opportunity to create a unique, diverse entertainment area which complements the existing 
conference center/exhibit hall and arena facilities. 
  
Rodeo Center is the area immediately surrounding the Mesquite Arena.  In the late 1980’s, the Mesquite 
Arena-Rodeo Entertainment (MA-RE) overlay was created to encourage the regional entertainment role 
of the area.  In the 1990’s, this role was greatly expanded with the construction of the conference center 
and exhibit hall facilities anchored by the Hampton Inn. The area offers a unique opportunity for 
entertainment and/or western-theme development which may be the City’s greatest opportunity to 
establish/retain a unique identity and image among the growing number of suburban cities in the region.  
Piecemeal development of business uses on smaller tracts which are not in a consistent design and not of 
a complimentary theme would be highly detrimental to the overall potential of the area.  Development of 
a concept/design plan for the area could help encourage development of the desired type.  Setting 
additional design standards for the MA-RE overlay could require any development in the area to meet 
basic design objectives. 
 
The Grand Junction area to the north of Military Parkway has been included in this designation.  
Although this area is zoned Industrial, the existing development is highway-related (motels and 
restaurants) and there remains the opportunity to have the area complement the core of the Rodeo Center 
to the south of Military Parkway. 
 
The east side of the Military Parkway/LBJ Freeway interchange is included in the Military Parkway 
Corridor, which is part of the Central Mesquite area. 
 
REMAINING LBJ FREEWAY CORRIDOR  
The remaining segments of the LBJ Freeway Corridor, i.e., those areas between the three focal points, are 
likely to function in a manner more similar to the Business Corridors along I-30 and US Highway 80.  
There is however more potential to provide regional services in the LBJ Corridor.  In addition, there is the 
potential for retail or other development which complements the retail and entertainment functions in the 
three focal areas.   
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LBJ North 
The segment of the LBJ Freeway Corridor north of TERRA 
includes community retail, multifamily and the city’s primary 
concentration of automobile dealerships.  Much of the development 
was built under more recent standards, dating from the 1980’s.  The 
area should continue as an appropriate location for the existing 
dealerships; however, further expansion of the outdoor display lots 
is not recommended.  The undeveloped tracts at Oates Drive, on the 
west side, are specifically designated for General Business, rather 
than Corridor Business, because access is not direct from the 
freeway, i.e., drives will be from North Galloway Avenue.  In 
addition, the relationship of the tracts to Pinehurst Drive and the 
adjoining neighborhood creates a concern.  In particular, highway 
related uses such as motels are not considered appropriate at this 
location. 
  
LBJ Central 
The segment of LBJ Freeway between US Highway 80 and the 
railroad currently accommodates only minor retail and a large 
industrial facility on the west side.  A portion of the area along 
Peachtree Road is designated Office Park, limiting the uses which 
are considered appropriate.  Areas at Gross Road and along the east 
side of the freeway may present some opportunities for additional 
entertainment or complementary regional retail.  In both situations, 
creation of new access points will be essential.    There is existing 
multifamily zoning in the southeast quadrant of the US Highway 80 
and LBJ Freeway interchange, which is designated for Corridor 
Business.  Development as multifamily under the current zoning 
classification is acceptable at this location as accessibility will 
remain somewhat limited even if connections are made to Gross 
Road. 
 
LBJ South 
The segment of LBJ Freeway south from Military Parkway/Scyene 
to the southern city limits includes significant, undeveloped tracts 
abutting the freeway.  The majority of these tracts, however, have 
only indirect access to the freeway system.  These properties are 
therefore designated for more limited uses and/or are identified as 
tracts which could convert to residential use if appropriate design 
features and amenities are provided. 
 
The Bruton Road/LBJ Freeway interchange offers only limited 
nonresidential property which is in close proximity to the 
surrounding neighborhoods.  This area is designed General 
Business and is not included in the Business Corridor designation.    
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D e v e l o p m e n t   A r e a s  

BUSINESS CORRIDORS 
 

 
The Business Corridors are multi-faceted, diversified commercial areas accommodating both regional and 
community business services, including highway-related uses for visitors to the City.  Specific areas may 
also accommodate light industrial activities, generally on a smaller scale.  Many corridor areas lie in close 
proximity to neighborhoods and warrant some limitations on how property is utilized.  The areas 
designated Business Corridor include the portions of I-30 and US Highway 80 which are not part of the 
Regional Retail and Entertainment Corridor designation or Gateway areas. 
 
US Highway 80 and I-30 were both major influences in the early suburban development of Mesquite in 
the 1950’s and 1960’s and much of the development along the western segments of these corridors 
occurred during that time period.  The result is older uses which were built under less stringent standards 
when aesthetics were not an objective.  Many of the structures have transitioned from their original 
purpose to other uses, or the structures are currently vacant or have been demolished, and are awaiting 
either creative reuse or redevelopment.  
 
Although much of the development is older, these corridors have continued to attract new uses, as well as 
redevelopment or rehabilitation of older properties. In many segments of the corridors, however, aesthetic 
appeal and careful facility maintenance is lacking, thereby creating a less than positive image along the 
very corridors which carry visitors and residents alike through the City.   An enhancement study of all the 
corridors, or selected segments, could be useful in identifying strategies for both public and private 
improvements and beautification, as well as standards for new construction which may occur in the 
corridors. 
 
I-30 EAST CORRIDOR  
The corridor area along I-30 to the east of LBJ Freeway contains significant tracts of undeveloped land.  
Development that has occurred is relatively new.  This I-30 section includes some medical offices near 
Galloway and residential uses east of Northwest Drive, but remains largely vacant.  Two properties in this 
segment present special development concerns. 
 

Northwest/Republic Drive  
The area generally located northwest of the I-30 and Northwest 
Drive interchange is rolling land which presents significant 
topographical challenges to most development.  The current 
business designation occurred in response to a proposed Columbia 
Hospital project and the anticipated ancillary development.  Since 
the hospital was not built, there is some question whether the entire 
area is needed or feasible for nonresidential development. The 
Business Corridor designation continues to identify nonresidential 
use as the desired development; however, the area is also identified 
as appropriate for conversion to residential use if appropriate design 
features and amenities are provided to satisfy the high amenity 
option criteria. 
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Morningside Drive (28 Acres) 
The vacant land between I-30 and Morningside Drive is across a 
collector street from single family homes.  The tract is narrow and 
has some topographical and drainage issues which complicate 
development.  This tract is designated Office Park with the intent of 
limiting the type of uses which are accommodated.  Although 
current zoning is under a Planned Development district, the range of 
permitted uses is quite broad.  An overall site plan was approved for 
development of the entire tract in the 1980’s, and the major 
elements of this layout should be applied as development occurs.  
With this site plan approval, the number of drives along 
Morningside was limited, an internal two-way street was required 
along I-30 and a consistent screening wall design was required, all 
to minimize the impacts on the neighborhood.  The site plan also 
proposed that the entire section between the Lowe’s site and the 
Jack-in-the Box be limited to garden office uses which were 
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 east of LBJ Freeway is a freeway section containing both 
older and more recent construction and including several vacant tracts which will ultimately be developed 
with corridor business uses.  The new construction will assist in enhancing the corridor.    
 
I-30 WEST/ US 80 WEST 
The corridor areas along US Highway 80 and I-30 from the I-30 merge east to Gus Thomasson Road/LBJ 
Freeway, are freeway sections primarily containing older development from the 1950’s, 1960’s and 
1970’s along with some more recent construction. Enhancement and/or redevelopment of existing uses 
will be necessary to substantially improve these corridors, as the amount of land for new projects is 
limited. 
 

 
East Meadows Boulevard 
The vacant tracts on the west side of East Meadows Boulevard 
between I-30 and US Highway 80 are part of one of the first 
Planned Development Districts ever approved in the City.  The PD 
has been dubbed an “open PD” because the ordinance did not 
specify what uses were to be permitted in the district.  In the 1980’s, 
site plans were approved under this zoning for multifamily 
residential development.  The current corridor designation intends 
to indicate that business use is the preferred land use for this area, 
and that multifamily development is not considered appropriate. A 
continuation of the office warehouse-type development which has 
occurred in the Pyramid Business Park at the north end of East 
Meadows Boulevard appears to be the most feasible use.  This is an 
area where light industrial uses may be appropriate, as long as an 
effective transition to the neighborhoods is provided. 
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D e v e l o p m e n t   A r e a s  

CENTRAL MESQUITE 
 

 
Central Mesquite is the historic center of the City and has evolved into a multi-faceted commercial district 
accommodating business, services and public activities commonly found in the central business district of 
a small town, serving both surrounding neighborhoods and the broader community.  Development in 
Central Mesquite is different from that around the corridors and major business districts as business uses 
are more integrated into the overall street pattern and a wide variety of uses have evolved in close 
proximity to residential uses.  Within the area, specialized subareas have emerged.  
 
DOWNTOWN SQUARE AREA 
The Downtown Square Area is most significant as the historic center of the City.  It developed originally 
in relationship to the railroad and provided all the City’s business services until the advent of the 
community and regional shopping centers in the 1950’s.  The area has struggled to find a viable role 
within the economic fabric of the City as it has evolved.  The recently completed Downtown 
Enhancement Plan offers guidelines and concepts for decisions in  this area. 
 
BRYAN-BELT LINE CORRIDOR 
The widening and reconstruction of Belt Line Road on the old Bryan Street alignment in the 1970’s 
created a major traffic-way on what was once a residential street.  To assist in the conversion of the area 
to business usage, the area south of Davis street was zoned “mixed use.”  Although some conversions 
have occurred, the southern segment of this area remains predominantly residential.   The southern 
section of Galloway Avenue also remains residential and is not part of the designated Central Mesquite 
business area. 
 

Mesquite Central 
The demolition of the Mesquite Central Shopping Center has 
created a significant undeveloped tract in the Belt Line/Galloway 
corridor.  Redevelopment of this tract is significant to the efforts to 
enhance the Downtown Square area.  Due to the site’s relationship 
to South Galloway Avenue and the residential area to the south, 
some caution in regard to the design and use of the property is 
warranted to assure that the redevelopment is not detrimental to the 
residential area. 

 
NORTH GALLOWAY CORRIDOR 
The North Galloway Corridor is generally oriented to community business.  There are, however, three 
specialized areas along the corridor.  The hospital forms the center for a concentration of medically-
oriented uses.  South of the hospital is a loosely-defined “civic” district containing the City Hall/Police 
Station, Main Library, Sub-Courthouse, Post Office and Chamber of Commerce office.  There is 
additional publicly owned land in this area which would allow expansion of this function.  A second 
“civic” area was created with the relocation of the Municipal Center to 1515 North Galloway in the late 
1980’s and the later addition of the Mesquite Arts Center as a major attraction in that area – both visually 
and in terms of activities. 
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DALWORTH INDUSTRIAL DISTRICT 
The Dalworth Industrial District is defined here to include development along Dalworth Drive, as well as 
the portion of the Central Business District which lies north of the railroad, excepting the frontages on 
Kearney and Galloway.  This area provides locations for small industrial and heavy commercial users.  
The vacant tracts on either side of Carmack will likely be utilized for similar development. 
 
MILITARY PARKWAY CORRIDOR  
The Military Parkway Corridor is a mix of vacant land, business and contractor uses, and some heavy 
commercial development.  It is positioned centrally between the Mesquite Arena & Rodeo Entertainment 
district (west), the downtown and historic Square area (east), and IH-635 and the rail line north of Scyene.  
The image of this corridor must undergo change to serve as an effective gateway for downtown and 
provide linkage among these important assets and influences.  The presence of rail also may hold long-
term promise for transit-oriented development serving points farther east in Mesquite and Kaufman 
County.   
 
The special role that the gateway corridor fills is most closely aligned with the Regional Retail and 
Entertainment designation, though its proximity to established neighborhoods requires a step-down from 
the core intensity anticipated for the M.A.R.E.  The ongoing reconstruction of Military Parkway includes 
specially designed landscaping and street fixtures that enhance public elements of the corridor.  An 
overlay district with special design standards and other zoning amendments should be pursued to 
compliment these improvements and guide private development toward recreating the image of the 
Military Parkway Corridor. 

 
·  Provide for a selective palette of retail / entertainment uses while accommodating a limited 

mix of residential and service uses that compliment the retail development or that support 
pedestrian- and transit-oriented design. 

 
·  Avoid familiar “strip” patterns of development by encouraging multi-use development on 

large or unified parcels that minimize access points, allow for 360o design, and reduce auto-
dominated frontage.  

 
·  Establish non-traditional setback, parking standards, lighting, signage and other site planning 

features that create a distinct and cognizable “sense of place” on Military Parkway and 
Scyene between IH-635 and Carmack. 

 
·  Encourage pedestrian activity on the street frontage, between major uses, and with links to 

the Parks and Recreation trail system.  
 

·  Preserve long-term opportunities for incorporating transit-oriented development.   
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D e v e l o p m e n t   A r e a s  

INDUSTRIAL/BUSINESS PARKS 
 

 
Industrial/Business Parks are specialized areas of basic employment providing locations for 
manufacturing, distribution and heavy commercial uses.  These industrial districts are located primarily 
along the railroad frontages, in the vicinity of the airport and along I-20. 
 
The relationship of industrial areas to residential neighborhoods across arterial streets continues to be a 
concern, both as an aesthetic issue and in regard to truck traffic routes.  Existing examples of this 
relationship exist along South Town East Boulevard and Skyline Drive.  Future industrial/business park 
development along a portions of East Glen, Lucas and Berry will be directly across from neighborhoods.  
Along East Kearney, there is a buffer of neighborhood retail between the industrial uses and the 
residences.  Current development standards require some buffering through the use of landscaping when 
industrial uses are across an arterial from residences.  Additional buffering and screening techniques 
would be helpful in these situations.  
 

��������	
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This large industrial district, adjacent to the City of Dallas, has been the home to the City’s largest 
manufacturing and distribution facilities.  The area houses the intermodal facility which enhances rail to 
truck transfers.  Major construction in recent years has reduced the remaining vacant land to only a few 
tracts.  The larger tracts along the south frontage of Skyline Boulevard are significant in terms of 
opportunity for additional basic employment, but also in 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 the south side of East Kearney.  Development of these tracts 
will be under existing planned development ordinances which attempt to address some of the 
transition/buffering issues.  Most importantly, the retail zoning on the north side of East Kearney provides 
a transition area and distance between the industrial and residential uses. 
 
The area to the east of Highway 352 abuts areas which are zoned for industrial use in Sunnyvale.  Most of 
these areas are currently not zoned industrial and each site will require individual evaluation to determine 
if industrial use is appropriate.  Due to trees, flood plains, existing homes and topography, some of these 
tracts may not be appropriate for industrial use and might be zoned for general business usage instead. 
 
EAST GLEN INDUSTRIAL DISTRICT 
Areas on the north side of East Glen Boulevard are in close proximity to the railroad and are separated 
from residential uses by East Glen Boulevard or are across from additional industrial zoning. The areas 
zoned industrial to the south of East Glen Boulevard are under a planned development district which 
requires extensive buffering and screening to protect the residences on the south side of Newsom Road.  
Some of this area is currently providing temporary soccer fields, thereby creating an effective buffer for 
the residences. 
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AIRPORT INDUSTRIAL DISTRICT 
Large areas on both side of the Mesquite Metro Airport are designated for industrial use in order to 
achieve compatible land use goals relative to airport development and to take advantage of the potential 
businesses which benefit from proximity to a general aviation airport.  A master plan for airport 
development has been adopted, and preparation of a layout plan for the industrial district is under 
consideration.  Of particular importance are issues relating to roadways and access, such as the 
construction and location of Highway 190 to provide regional access to the airport and the associated 
industrial district.   Development in this area may not occur in the immediate future, at least not until 
regional access is improved.  These tracts should be reserved for industrial use even though development 
may not be feasible in the short-run.  
 
FALCON’S LAIR BUSINESS PARK 
In recent years, the Falcon’s Lair Business Park has been added to the areas designated for 
industrial/business park development.  The Falcon’s Lair planned development district requires higher 
standards of landscaping, setbacks, screening, building construction, etc., which will distinguish it as a 
“quality business park” rather than as a standard industrial area.  Development of the Falcon’s Lair area is 
dependent upon the completion of an interchange (Highway 190/Loop 9) with I-20 and major reclamation 
of flood plain areas. 
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I-20/McKENZIE ROAD BUSINESS PARK 
The tracts located on the north side of the I-20/Lawson Road interchange have also been incorporated into 
a planned development business park district requiring upgraded standards similar to those in the Falcon’s 
Lair Business Park.  With the designation of these tracts, the undeveloped tracts further west along 
McKenzie Road also become feasible for business park use as they have good access to I-20 and the creek 
on the north side provides a natural separation from proposed residential areas to the north. Business uses 
will need to be accommodated in a manner not detrimental to such development. 
 
The designation of these tracts as business park signals the ultimate conversion of the small Woodland 
Park subdivision to business use.  A portion of this subdivision was already demolished for the 
construction of I-20 and the business park designation will isolate the area from other residential districts.  
Although the neighborhood will be isolated, it should be supported as a residential use until such time as 
all lots are assembled for a wholesale conversion to nonresidential uses.  
 
The tract furthest to the northwest along this segment of McKenzie is owned by MISD and is not 
designated business park at this time.  The school district may not need the 48-acre site for school use as  
some of the residential uses have been removed from the area.  If MISD sells this site, it may be possible 
to incorporate all or part of the tract in the business  park area, subject to evaluating the impact on its 
closer proximity to the residential areas around the curve of McKenzie Road. 
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GATEWAYS 
 

 
Major entryways or gateways to a community provide first and often lasting impressions of a 
community’s character, quality of life, and economic viability to name a few.  These impressions can 
impact the decisions that individuals, families and businesses make regarding relocating to a community; 
stopping in or returning to a community to visit, shop, dine, or tour attractions; and what they will tell 
other people about that community. It is important for Mesquite to guide development and the 
revitalization of its significant gateways to project a progressive image and the spirit of renewal that 
drives the community. 
 
Development in gateways shall include strong appearance standards.  Careful consideration of permitted 
land uses is also critical.  Each gateway will have its own unique set of characteristics that will influence 
the types of activities that are appropriate. 
 
Gateway districts are appropriate for any of the major entrances into the city.  Two gateways are 
identified as needing special consideration:  The area around the former Big Town Mall site, and 
Interstate 30 in northeast Mesquite.  Other gateways should be evaluated and added to this section as 
deemed appropriate.  In particular, as part of the on-going study for Mesquite’s Extra-territorial 
Jurisdiction, one or more gateways should be identified along the I-20 corridor. 
 

�����
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The junction of I-30 and U.S. Highway 80 is a major gateway to Mesquite from Dallas and other places 
west.  It is also the last impression of Mesquite for westbound traffic before it enters an uninviting, 
transition corridor in east Dallas. 
 
Although Big Town Shopping Center was the first enclosed shopping mall in the region, changing 
conditions eroded its retail role.  The mall has been demolished, and the site awaits redevelopment.  In 
addition, there are some vacant tracts to the west that have never been developed.  With good highway 
access, the area is an excellent location for destination-type uses.  Due to the concentration of industrial 
and commercial uses in this general area, residential use is not considered appropriate.  To create a 
remarkable impression and reinvigorate the area, any future use must regenerate the high-volume of 
visitors and patrons that once typified the Big Town Mall.  Regardless of the type of use, it must be 
developed with the highest standards of appearance and give special attention to greening-up an otherwise 
drab entrance into Mesquite. 

 
I-30 MIXED USE GATEWAY 
The eastern entrance to Mesquite along Interstate 30 has several greenfield parcels and other parcels that 
could be redeveloped.  A well-designed gateway at this location with T-5 transect densities and a limited 
T-6 allocation that produces striking vertical elements can serve to distinguish Mesquite from the low-rise 
strip development immediately east in Garland.  Importantly, a high-quality hotel, retail and employment 
activity center could provide Dallas County residents with a convenient alternative to the lakeshore 
developments much farther east.  Site design must include an internal street network to maximize value 
and guard against stripping the Interstate frontage.  Opportunities should be explored for linkage to an 
adjacent DART park-and-ride facility.  Activity centers of this sort are also suitable for high-density 
residential in a mixed-use setting with ground level retail and office uses.  Development in this gateway 
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shall employ new urbanism principles for pedestrian-oriented development and urban civic spaces to 
provide high aesthetic standards and create the type of dynamic development that progressive cities are 
moving toward. 
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C o m m u n i t y   A r e a s  

INTRODUCTION AND ISSUES 
 

 
Community areas are predominantly residential neighborhoods set aside for privacy and family-oriented 
lifestyles.  The community areas house the majority of Mesquite’s residents and house nonresidential uses 
of higher intensities only insofar as these uses serve the surrounding neighborhoods by providing those 
goods and services used regularly by those residents.  Community areas are not considered appropriate 
locations for high density multifamily development, but are appropriate locations for facilities such as 
schools, parks, fire stations, libraries, churches and similar publicly-oriented facilities which serve the 
residents of the area.  Community areas consist of Community Business Areas and Neighborhoods. 
 
COMMUNITY BUSINESS 
Although Community Areas are intended primarily for residential use, goods and services must be made 
available for the residents.  Many goods and services are provided in the Development Areas.  In addition, 
there are community business areas of varying sizes currently existing in the City.  And, in some areas, 
additional services will be needed as new neighborhoods develop.  Community business areas are 
predominantly medium-sized business centers, often anchored by a grocery store; however, smaller areas 
may provide convenience services used by the immediately surrounding residents. 
 
Excess Retail Zoning 
Previous approvals have resulted in nonresidential zoning on tracts which remain undeveloped and might 
be classified as “excess” in that they are not needed for additional services.  The primary characteristics of 
these tracts are zoning which has been in place for an extended period; other retail and service 
establishments exist in the area to serve the residents; and little additional residential development is 
anticipated in the market area to generate demand for additional retail services.    
 
Some tracts are in locations which are not suitable for residential use, in which case a creative approach 
may be necessary to enable a productive use of the property.  Uses which are not traditionally 
“neighborhood-oriented” might be considered when the operational and performance characteristics are 
compatible with the goal of neighborhood conservation, i.e., the use will not be disruptive to the 
residential living environment. 
 
Other excess retail tracts may be of sufficient size and in locations which are appropriate to accommodate 
residential use.  These tracts might be converted to residential under the guidelines set out later in this 
section for infill construction.   
 
Deteriorating Retail  
The deterioration of older retail buildings and shopping centers is an issue affecting both the overall City 
image and the revitalization goals for the specific neighborhoods which are impacted by poorly 
maintained, unattractive business properties.  The overabundance of retail zoning plays a role in the 
creation of vacant buildings and retail centers with low demand.  Some deterioration, however, is evident 
even in centers with high occupancy due to a failure of the owners to keep the facilities up-to-date.  A 
purpose of the Land Use Plan is to designate appropriate amounts of land for business uses.  There is, 
however, also the need for a broader program to encourage and/or require updating of business properties 
so that they do not continue as detrimental influences on surrounding properties and neighborhoods. 
NEIGHBORHOODS -- BACKGROUND 
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Neighborhoods are the primary element making up the Community Areas and are generally characterized 
by relatively homogeneous housing which is unified by an integrated street system.  Major streets, creeks 
or other natural or man-made features act as neighborhood boundaries. 
 

Housing Type 
One of the central goals for development and growth in the City is 
to maintain the predominance of low density housing choices.  The 
policies for residential development focus on increasing the range 
of housing choices by providing more options for move-up and 
executive housing, while conserving the existing housing stock to 
provide affordable choices as well.   
 
The current proportion of multifamily units is slightly higher than 
the desired 22% target percentage for apartments within the 
housing stock.   The multifamily policy addresses this issue. 
 
Housing Age 
A primary issue for the City in the upcoming years is the transition 
from a rapidly developing City to a mature, aging suburb.  With 
76% of the housing units built before 1990, the issue of maintaining 
and conserving the existing housing stock gains increasing 
importance.  The neighborhood revitalization program being 
pursued addresses issues other than land use as it attempts to 
encompass all factors influencing neighborhood stability and 
rejuvenation. The land use policies incorporated herein are aimed at 
assuring development which is compatible to the existing 
neighborhoods. 
 
Housing at Build-Out 
Of the total housing at City build-out, 87% of the projected housing 
units already exist.  The remaining 13% remain to be built, likely 
within the next 15 to 20 years.   As noted above, the large 
proportion of existing homes makes revitalization of existing 
neighborhoods an overriding concern and the primary mechanism 
to assure housing affordability.  The remaining homes to be built 
provide an opportunity to address the goal of increased choice, 
enabling the updated, upgraded standards which assure move-up 
and executive housing choices to be applied. 
 

Single 
Family
74%

Multi-
Family
26%

Built Prior to 
1970
28%

Built 1970 - 
1990
48%

Built After 1990
24%

Homes to be 
Built
13%

Homes Existing
87%
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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 to expand the range 
of choices, particularly to provide more choices of homes at the 
next level above current construction and to provide upper-end 
options, i.e., executive housing.  The existing housing stock, if 
maintained in viable neighborhoods, provides housing in the 
affordable ranges.  Upgraded housing choices are necessary to offer 
a full range of choices to residents. 
 
Opportunities 
Development which occurs in vacant/developing areas, generally 
on larger tracts of land, has the potential to provide expanded 
housing choices with benefits such as the retention of community 
leaders and the enhancement of tax values as the City reaches 
build-out.  Such new development will also impact aesthetics, the 
overall amenities available, and the overall image of the City. 
 
Tracts Currently Zoned Agricultural 
There are approximately 1,382 acres of land in Southeast Mesquite 
which remain under the AG classification.  Whether developed 
under AG zoning or rezoned under a planned development district 
stipulating upgraded standards, these tracts provide the primary 
opportunity for higher level housing choices – along with the 
development of Lucas Farms which will provide up to 3,100 homes 
in an upgraded environment. 
 
Tracts Converted to Residential from Nonresidential Zoning 
There are several tracts of substantial size which are currently 
zoned for nonresidential use which might be considered for 
conversion to residential use.  Since nonresidential use remains the 
preferred option on these tracts, conversion to residential would 
only be acceptable if an upgraded product is provided.  Unlike 
those tracts currently zoned multifamily, where the removal of the 
existing zoning is itself an objective, rezoning on these tracts can be 
held to a higher standard without sacrificing the achievement of 
other objectives, i.e., if the housing standard is not 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 
compatibility to 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 be viable/desirable 
living environments is a major objective which translates to 
maintaining value both for the owners and the City.  Revitalization 
incorporates improvement and rehabilitation of infrastructure and 
existing housing, as well as new infill construction on vacant tracts 
which signals the area’s continuing attractiveness and desirability to 
both residents and outsiders. 
 
Revitalization complements the goal of upgrading the housing stock 
at the upper end.  The goal for upgrading is created by the current 
predominance of smaller homes which triggers the need for a wider 
range of housing choices.  Neighborhood revitalization, on the 
other hand, is a tool which assures that the existing homes remain 
sound and desirable, thereby providing affordable housing choices. 
 
Opportunities 
In developing neighborhoods, new construction typically includes 
architectural/design controls with a homeowner’s association for 
maintenance of common areas.  Long-term compatibility is a given.  
For revitalization areas, however, standards are tied to obsolete 
zoning districts or plats.  New infill construction in revitalizing 
neighborhoods has considerable value and should be encouraged as 
long as compatibility is assured.  It is essential that new 
construction maintains a standard which assures long-term viability 
for the homes and is contextual for the neighborhood.  In specific 
circumstances, compatibility might also include construction of a 
different housing type.      
 
The effort aimed at revitalizing Mesquite’s older neighborhoods 
recognizes that no two neighborhoods are alike.  Each has its own 
residential character and a unique set of needs.  The traditional first-
ring suburban development policies that once seemed so ideal are 
now viewed as working counter to many of the attributes that 
residents expect or need to rebuild their neighborhood.   
 
Some neighborhood plans have led to the identification of 
Neighborhood Sustainability Zones.  A NSZ is a walkable area 
built around a core residential neighborhood, and includes abutting 
commercial corridors that serve neighborhood residents.  By 
definition, a NSZ should promote land use and development 
policies that make it possible to both renew and sustain a vibrant 
neighborhood environment.  Within a Neighborhood Sustainability 
Zone, the policies established elsewhere in the Comprehensive Plan 
for conserving generally homogeneous neighborhoods will not 
achieve the desired result. 
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C o m m u n i t y    A r e a s  

BUSINESS AREA GUIDELINES 
 

 
 
This section sets out guidelines for nonresidential uses located in Community Areas, providing criteria to 
evaluate the appropriateness of specific uses and the appropriateness of locations within the Community 
Area.  The guidelines are applied to specific tracts of land through the Land Use Plan. 
 

 
�  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 utilized both in the high 
intensity Development Areas and in the low density Community 
Areas to indicate the appropriateness of business uses which 
provide goods and services to the surrounding neighborhoods. In 
the Community Areas, the general business designation 
accommodates a wide variety of nonresidential uses serving the 
surrounding communities.  The scale of projects and the scope of 
goods offered generally will be less than in the regionally-oriented 
areas.  In addition to retail, personal service and office uses, the 
general business areas accommodate light commercial-type uses 
including business, commercial and automotive services and trade 
contractors where no outdoor storage is involved. 
 
The general business areas are generally not appropriate for 
highway related uses, entertainment/recreational uses, uses with 
outdoor storage, and outdoor sales and display lots.  Special 
consideration to accommodate non-traditional uses may be 
appropriate in the larger districts and in those areas with vacant and 
deteriorating retail structures.  Such consideration should be made 
on a compatibility basis, assuring that uses are not detrimental to 
nearby residences or the neighborhood in general. 
 

GENERAL BUSINESS 
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�  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 small sites which are in 
very close proximity to the adjoining residences.  The intention is 
that these sites be limited both in the size and in the uses which are 
accommodated so that the impact on adjacent residences is 
minimized.  Rather than offering a full range of business services, 
the tracts designated with an “N” on the Land Use Plan are intended 
to only offer those goods which are used most frequently as a 
convenience to the immediately surrounding residents.  
 
Designating Additional Sites 
The Land Use Plan indicates existing locations zoned for 
neighborhood convenience retail in the Community Areas.  Due to 
existing  zoning, additional sites are not needed in most areas of the 
City.  Sites should be at an intersection of a major street with a 
collector street.  Additional zoning for convenience retail should 
generally be at least ½ mile from existing services, however, 
additional zoning may be appropriate within ½ mile of another 
retail site when located at a signalized intersection of a collector 
street with a major street where residential use is not feasible.  The 
above locational and separation guidelines need not apply to day 
care facilities. 
 
 
 

 
�  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 undeveloped parcels 
which are currently zoned for nonresidential use.  Those parcels 
which can be considered “excess retail zoning” and which are in 
locations that could accommodate residential development are 
designated with an “IF” notation on the Land Use Plan. 
 
Standards for development of these tracts are set out in the 
Neighborhood Standards section under Established Neighborhoods 
later in this Part.  To assure compatibility with existing, adjacent 
subdivisions, lots should be of the same minimum size as the 
existing neighborhood and home sizes should begin at the average 
size of the existing homes. 
 

  

N – NEIGHBORHOOD RETAIL LIMITATION  

IF – INFILL RESIDENTIAL OPTION  
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C o m m u n i t y     A r e a s  

NEIGHBORHOOD GUIDELINES 
 

 
 
This section sets out designations and definitions to guide decisions regarding how properties within the 
areas designated as Neighborhood are utilized.  The guidelines address use of properties as well as 
development standards and density policies.  These designations are reflected on the Land Use Plan and 
are implemented through the on-going decision making process. 
 
NEIGHBORHOOD USE GUIDELINES 
Neighborhoods comprise the majority of the Community Areas, accounting for all areas not designated as 
General Business.  Major streets, creeks or other natural or man-made features act as neighborhood 
boundaries.  With the exception of elementary schools and parks, all other uses acceptable within a 
Community Area should be limited to locations on the periphery of a neighborhood unit with major street 
access.  In revitalizing neighborhoods, traditional neighborhood design shall be encouraged around the 
neighborhood unit principle. 
 
General Use Guidelines 
�  Location for housing 
�  Elementary schools and 
parks permitted within 
neighborhood unit 
�  Mixed use in 
revitalization areas 
 

Use Guidelines 
The Neighborhood designation accommodates a variety of lower 
density living environments for the residents of the City.   The areas 
are intended primarily for housing, but may accommodate 
elementary schools and parks in internal locations, preferably 
fronting on a collector street.  Other nonresidential uses which 
might be permitted, such as churches and neighborhood retail, 
should be located on the periphery of the neighborhood along an 
arterial street. 
 
Density Standards 
Use guidelines regarding residential and nonresidential use within a 
neighborhood area remain the same regardless of the density of the 
neighborhood.  The Neighborhood Standards section which follows 
provides guidelines for determining appropriate densities, ranging 
from application of the “density with design” concept which 
incorporates enhanced design features and amenities to compensate 
for increases in density to the Neighborhood Sustainability Zones 
that promote pedestrian-scaled density.  
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AMENITY OPTION: DESIGN FEATURES AND AMENITY LISTING  
The Amenity Option incorporates the concept of “density with design” to allow reduction of lot size on 
certain tracts subject to the provision of enhanced design features and amenities which will compensate 
for the resulting increase in density. The following section sets out those design features and amenities 
which must be addressed when the Amenity Option is utilized.   Use of the Amenity Option is contingent 
upon presentation of a comprehensive design and amenity package based on these guidelines and criteria.  
The Planning and Zoning Commission and City Council retain final discretion in judging whether a 
proposal has successfully compensated for increased density and whether such a proposal will be 
approved.  
 
Sensitivity To The Natural 
Environment Through 
Preservation 

 
Topography 
·  Retain natural drainageways/no mass grading 
·  Street and lot layout compatible with topography 
Water Features and Trees 
·  Retention and enhancement of existing water features (ponds) 
·  Preservation of significant groves of trees 
Flood Plains 
·  Preservation of flood plains (reclamation may be considered in 

some situations) 
·  Street layouts which provide public access along flood 

plains/greenbelts for both visual and physical access (Generally 
at least 50% of the flood plain frontage should be fronted by 
parkway streets) 

·  Waiver of alleys along all open space areas 
 
Creation Of Distinctive 
Neighborhoods Through 
Unique, Coordinated Design 
If a development is over 100 
acres in size, each 
neighborhood of 40 – 100 
acres should have an 
individual identity tied 
together by a common theme.

Arterial Screens and Buffering 
·  Provision of upgraded landscaping, buffering, and screening 

along arterial streets with 15-foot landscape easement in 
addition to ROW, including meandering 8-foot trails, buffering 
trees, and shrubbery/ornamental trees 

·  Use of berms, wrought iron and landscaping to provide 
screening by using open ended cul-de-sacs or other layouts 
which do not place the rears of lots adjacent to arterial streets;  
solid brick screening is required where the rears of lots are 
adjacent to arterial streets 

Entryway Design and Features 
·  Professionally designed entry monument of brick/stone with 

landscaping, irrigation, pavement treatments and lighting 
·  Divided entry streets with median landscaping and irrigation 
·  Pavement treatments at entryway and key intersections 
·  Linkage of entryway to central focal space 
Uniform, Coordinated Design Elements and Fixtures 
·  Use of common brick/stone elements in entry monuments, 

screening walls, retaining walls, mailboxes, etc. 
·  Distinctive, special lighting fixtures and other fixtures/signage 
·  Uniform, consistent mailbox design 
·  Consistent restrictions on fencing along open space 



L o w   D e n s i t y 
COMMUNITY AREAS 

 
 

IV - 13 

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

Neighborhood Open Space 
·  A minimum of 5% of the gross area of the development 

(excluding flood plain, school sites, municipal park sites, and 
retail zoning), or two acres, whichever is greater, shall be 
allocated to squares or parks 

Neighborhood Visual Focus 
·  Within each neighborhood, at least one square or park no 

smaller than one acre shall be provided to create a central focal 
point, generally within 600 feet of the geographic center of the 
neighborhood.  Linking the entry features and central focal 
space is encouraged to enhance both. 

·  Each square or park shall include either a visual feature 
(fountain, gazebo, pond, statue, etc.) or an activity area (play 
area, sport court, amenity center, etc.) 

 
Provision Of Pedestrian-
Friendly Environments 

Accessibility 
·  Overall block lengths and perimeters should generally be 

limited to assure cross-access and connectivity within the 
neighborhood.  Where long block lengths are necessary, a 
dedicated alley or pathway should be provided through the 
block for access. 

·  Internal hike and bike trails, looped and providing connection 
to squares and parks, school sites, retail, adjacent  
neighborhoods and to the Citywide trail systems 

Pleasant Walking Conditions 
·  Two shade trees (minimum 3-inch caliper) shall be planted on 

each lot to shade the sidewalk and street.  Trees must be 
selected from the Tree Schedule or approved by the City 
Arborist 

Minimized Vehicular Impacts 
·  Where front drives are approved, garages must be a minimum 

of ten feet behind the façade of the house 
·  Street design which “calms” traffic:  curvilinear, median and 

side planting areas, traffic circles at 4-way intersections, etc. 
 
Assurance Of Long-Term 
Viability And Maintenance 

Quality of Construction 
·  100% masonry on front façade/75% on remaining sides 
·  100% brick or stone on chimneys or gas vented fireplaces with 

no chimneys 
·  Provision of front yard sod and irrigation 
·  Homes “wired” for security and communications (Category-5 

wiring/internet broadband/DSL) 
Enforcement Capability and Maintenance 
·  Deed restrictions (RVs, accessory buildings, upkeep, etc.).  
·  Mandatory HOA – responsible for maintenance of common 

areas and landscaping  
·  A cash-flow analysis of HOA dues at build-out 
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The Estate Development designation sets aside areas of semi-rural density to accommodate and protect 
residential estate development.  This designation is applied in existing areas of acreage homes and in 
developing areas which are adjacent to existing acreage homes, areas with limited accessibility which 
limits the realistic density, and where estate lots can be established to provide large, private home sites.  
 
Required Standard – No Collector Street Access 
This standard is applied on the tracts designated Estate Development which cannot be accessed by a 
collector level street.   If collector street access becomes available, the ½-acre lot option may be proposed.  
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 

 
½-Acre Lot Option – Collector Access Available 
This standard may be proposed, subject to the provision of a basic amenity package, on tracts which have 
access via a collector street.  Shannon and Lumley Roads are considered collector streets. 

�  ½ acre lot minimum 
�  Provision of basic amenities to include at a minimum: entryway feature with landscaping, 

lighting and irrigation; special street lighting; and uniform mailbox design 
�  2,500 square foot minimum home size 
�  100-foot minimum lot width  
�  Lots across a non-arterial street from existing estate homes must match existing lot width 

  
  

ESTATE DEVELOPMENT  
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The Low Density Neighborhood designation sets aside residential areas of lower than average densities to 
provide larger lots and increased privacy, thereby assuring that a full range of housing choices are 
available in the City.  This designation is applied in existing areas of R-1-standard homes and in 
developing areas in the southeast sector of the City which have high levels of accessibility and where 
new, updated development standards, including special design features and amenities, can be applied. 
 
Required Standard 
This is the base standard for new development in areas designated Low Density Neighborhood.  
Reduction of lot size may be considered under the Amenity Option outlined below. 

�  ½ acre lot minimum 
�  Provision of basic amenities to include at a minimum: entryway feature with landscaping, 

lighting and irrigation; special street lighting; and uniform 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 subject to the provision of enhanced design features and 
amenities which compensate for the increase in density. Final lot size approval will be contingent on a 
specific proposal’s success in addressing design/amenities 

�  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 sizes, averaging no more than 2.5 units per acre exclusive of 
flood plain.  The option is applied to tracts of over 400 acres proposed for development under master 
covenants to assure coordinated development and maintenance.  Lot layout and density are justified by 
special design and a coordinated amenity package.  At this time, the master plan option is limited to the 
Lucas Farms Planned Development. 
 
 
 
 
 

LOW DENSITY NEIGHBORHOODS  
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The Established Neighborhood – New Construction designation identifies residential areas of average 
densities offering a variety of single family detached housing. The New Construction designation is 
applied to undeveloped tracts in areas of the City which are predominantly established, i.e., only isolated 
tracts of vacant land remain surrounded by existing development. 
 
Required Standard 
This is the base standard for new development in areas designated Established Neighborhood.  Reduction 
of lot size may be considered under the Amenity Option outlined below. 

�  10,000 square foot lot minimum  
�  Provision of basic amenities to include at a minimum: entryway feature with landscaping, 

lighting and irrigation; special street lighting; and uniform 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 subject to the provision of enhanced design features and 
amenities which compensate for the increase in density. Final lot size approval will be contingent on a 
specific proposal’s success in addressing design/amenities 

�  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   

 

 
The Established Neighborhood designation identifies residential areas of average densities offering a 
variety of single family detached housing. In existing neighborhoods, small groupings of existing duplex 
and/or townhouse at the fringe of a neighborhood unit may be included.  This designation is applied to 
existing neighborhoods throughout the city.  There will generally be little or no additional construction 
anticipated; however, conversion from retail or apartment 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 subdivision(s) 
�  Minimum home size set at average size of the existing homes 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 proposal’s success in addressing design/amenities issues  

ESTABLISHED NEIGHBORHO OD  

NC -- ESTABLISHED NEIGHBORHOOD – NEW CONSTRUCTION 
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The Urban Multifamily Neighborhood designation identifies areas in the Community Areas where 
multiple types of traditional residential building types would assist integration of infill development 
within the surrounding context. The designation is applied to undeveloped, Community Area tracts which 
are zoned for and considered acceptable for traditional mixed residential uses.   The location and 
applicability of future multifamily developments should be primarily based on integration into a 
neighborhood and its contribution to an active public realm.  The design standards for multifamily 
developments should build on the same characteristics with the aim of creating a connected living 
environment as identified in Urban Multifamily Residential. 
 

 

 
The Neighborhood Sustainability Zone designation identifies areas where residential and business uses 
are not only compatible, but also essential to revitalization of the neighborhood.  The density of all 
development within the zone is optimized for pedestrian-scaled activity.  This generally translates into 
development which is more intense than that produced by other policies intended for application on the 
urban fringe.  The pedestrian defines the limits of a Neighborhood Sustainability Zone.  The standards for 
infill housing and the zone’s business component must serve 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 business corridor renewal and compatibility 
between building functions 

�  Pedestrian-orientation using a complete streets approach 
�  Recreate the public realm through extensive use of building enclosure, landscaping, 

sidewalks and civic spaces 

URBAN MULTIFAMILY  NEIGHBORHOOD  

NEIGHBORHOOD SUSTAINABILITY ZONES  
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I m p l e m e n t a t i o n  

INTRODUCTION  
 

 
Application of the policies presented in this Plan is dependent upon their use as context and reference by 
all who directly or indirectly take part in or influence decision-making regarding development planning 
and management in the City – City Council, Planning and Zoning Commission, City staff, Chamber of 
Commerce, Mesquite Independent School District, citizens, developers, property owners, architects, 
engineers, land planners, etc. 
 
Implementation of these policies can be realized through voluntary efforts of developers, architects, and 
land planners who prepare and design developments; through incorporation of policies into regulations; 
and through reflection of the policies in related, supplemental programs and plans. 
 
 

 

I m p l e m e n t a t i o n  

COMPREHENSIVE PLANNING 
 

 
Comprehensive planning is an on-going process which attempts to forecast, anticipate, plan for, and 
schedule improvements to guide and regulate the growth of the City in an efficient and orderly manner, 
thereby assuring a viable living and working environment which addresses the goals and objectives which 
have been set out.  
 
The Mesquite Comprehensive Plan is obviously not a document which is complete in itself.  It is a 
framework which provides the guidelines for decision making regarding land use and for preparation of  
additional plans, studies, programs and regulations which provide the comprehensive approach necessary 
for the City to effectively utilize the tools available.  The following overview suggests the plans and 
studies which are or could be complementary to the Comprehensive Plan so that the City’s approach to 
planning in indeed comprehensive and effective. 
 
MASTER PLANS 
Master plans are technical analyses and roadmaps for the provision of public infrastructure.  Insofar as the 
overall spacial form, the specific Land Use Plan and the growth projections incorporated in the 2003 
Mesquite Comprehensive Plan are not drastically changed from previous policy, the current master plans 
for most elements will remain applicable without major revision.  
 

Water System and Plan  2000 
The Water System Evaluation and Plan - March 2000 evaluates the 
size and condition of the existing water distribution, pumping and 
storage facilities and gives recommendations for the sizing and 
improvement of the water distribution, pumping and storage 
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facilities to provide an acceptable level of service to the City of 
Mesquite when fully developed.  This study is amended or updated 
as required to account for changes in the service area. 
�
Sanitary Sewer Master Plan Underway 
The Sanitary Sewer Master Plan determines the design flow 
parameters for the City of Mesquite sanitary sewer trunk mains, 
evaluates the adequacy of existing trunk mains and provides 
recommendations for the sizing and capacity of the sanitary sewer 
trunk mains that will carry the sewage flows for the fully developed 
service areas. This study is amended or updated as required to 
account for changes in the service area. 
 
Mesquite Thoroughfare Plan 2002 
The Major Thoroughfare Plan, last amended in September 2002, 
sets out the long-term transportation infrastructure requirements of 
the City by classifying all streets to their ultimate "build-out" 
configuration with the goal of providing a safe and efficient 
transportation network.  The plan includes specification of the 
roadway designation, ultimate configuration, and necessary rights-
of-way.  Additional revisions of the Thoroughfare Plan will be 
forthcoming in 2004 to add collector street information and to 
include revised alignment information for State Highway 190. 
 
Education Planning Unit Study 1996 
While planning for schools is the responsibility of the Mesquite 
Independent School District, the City’s cooperation is essential.  
Provision of future land use information and projections, as well as 
current construction information are critical to the district’s ability 
to evaluate and manage their plan for school sites and facilities.  
Although the district and the City are communicating well in this 
regard, it would likely be helpful to both parties to update a 1996 
study to reflect the most recent policies regarding residential 
development, particularly changes in multifamily policy and in 
single family density for new construction, as these factors will 
impact the siting requirements for educational facilities.  
 
Parks and Recreation Open Space Master Plan 2000 1999 
The Parks and Recreation Open Space Master Plan 2000, adopted 
October 1999, sets out the criteria for park space and recreational 
facilities, inventories existing facilities, and determines needs for 
the fully developed City.  The Hike and Bike Trails Plan is part of 
the Open Space Master Plan. 
 
Airport Master Plan  1999 
The Mesquite Metro Airport Master Plan, adopted October 1999, 
inventories the existing airport facilities, forecasts demand and 
determines facilities needed to service that demand.  The plan 
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includes evaluation of alternatives and a financial plan.  In addition 
to on-airport development, the Master Plan identifies approach 
requirements and projects noise impacts which form the basis of 
hazard and incompatible land use zoning in the affected areas 
around the airport. 
 
Mesquite Fire Department – Five Year Strategic Plan  2002 
The Five Year Strategic Plan of the Mesquite Fire Department, 
adopted in September 2002, addresses issues of broader scope 
including operational issues.  It does however detail needs and 
phasing for the construction of new and replacement fire stations, a 
new fire training facility, and new/replacement emergency warning 
sirens.  
 
Public Facilities Plan Ongoing 
Needs regarding accommodation of city functions (administrative 
and operational personnel) in administrative buildings, service 
center and training facilities have been addressed in a space needs 
study which is being used as a guideline for location and timing of 
facility assignments and will provide the context for future 
decisions regarding facility construction. At some point, 
development of a master plan for the city property along Municipal 
Way/Ebrite (between the City Hall to the Main Library) may be 
advantageous.   
 
There are also outstanding issues regarding the siting and 
construction of an additional library and additional community 
center(s).  Decisions regarding these facilities do not require a 
formal plan, but will need to rely on appropriate studies which 
evaluate the City’s needs at full development. 
 
Mass Transit Study  Recommended 
At present Mesquite provides transportation services to the elderly 
and handicapped through Mesquite Transportation for the Elderly 
and Disabled (MTED), but is not a member city of the Dallas Area 
Rapid Transit Authority (DART).  As such, taxicabs provide the 
only mode of public transportation within the City.  With the 
approaching build-out of the City and the increasing size and 
overall density of the entire region, additional transportation 
services may be needed in the future to provide alternatives to the 
automobile for certain types of trips.  An introductory study would 
be useful to set out what might be possible and where such 
opportunities lie.  The study would explore various transportation 
modes and their respective benefits; evaluate the City’s needs 
within the regional context and the needs as they might evolve over 
time; and identify possible methods of funding.  This study should 
set the framework for determining whether more detailed programs 
or plans are warranted. 
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SUB-AREA PLANS 
To assure coordinated development policies which fully address issues or take advantage of unique 
opportunities in a specific area, it may be beneficial to supplement the Mesquite Comprehensive Plan 
with more detailed land use, policy or program studies for smaller areas, sectors, or corridors.   
 
 

Downtown Enhancement Plan 
The Downtown Enhancement Plan, adopted May 2003, provides 
recommendations for revitalizing the original central business area 
including improvements such as landscaping and streetscape, access 
and circulation, creating a more pedestrian friendly environment, 
exploring incentives for economic development, preserving the 
history and appearance, and creating event spaces and linkages to 
activities centers of the City. 
 
LBJ  Corridor Enhancement Plan  Underway 
The LBJ Corridor as it passes through Mesquite is anchored by 
three focal elements – the Town East retail and restaurant area, the 
AMC Theater/restaurant area and the Rodeo Arena/Conference 
Center.   These focal elements are essential to the City’s economy, 
as well as central in the “image” of the City.  In order to address 
long-term vitality and viability,  a study was undertaken to identify 
ways to “package” the area to enhance its identify and attraction.  
Aspects of the study regarding branding and enhanced street 
signage are being pursued, including funding possibilities through a 
public improvement district (PID).  Action on other features of the 
study relating to private landscaping and architectural design could 
further these public efforts by facilitating and requiring 
enhancements on private properties.  
 
Airport Business Park Plan  Underway 
Interest of industries in East Mesquite sites and improving utilities 
and access to the area increase the potential for development to 
begin in the industrial districts around the airport.  Preparation of a 
plan which addresses access points to the airport and industrial 
properties, site orientation, truck traffic routes, rail access and 
similar issues is currently underway to provide the framework in 
which actual development proposals can be encouraged and 
reviewed.  The plan is to assure the best layout of access for the 
airport and the industrial properties, while also striving to build in 
protections for the nearby neighborhoods. 
 
Rodeo Center Plan Recommended 
Rodeo Center, the area surrounding the Mesquite Arena, was 
envisioned in the late 1980’s as a regional entertainment center for 
the area and the Mesquite Arena-Rodeo Entertainment (MA-RE) 
overlay was created to encourage that role.  The role was greatly 
expanded in the 1990’s with the construction of the conference and 
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exhibit center anchored by the Hampton Inn. The area offers a 
unique opportunity for entertainment and/or western-theme 
development which may be the City’s greatest opportunity to 
establish/retain a unique identity and image among the growing 
number of suburban cities in the region.  Piecemeal development of 
business uses on smaller tracts which are not in a consistent design 
and not of a complimentary theme would be highly detrimental to 
the overall potential of the area.  Development of a concept/design 
plan for the area could help encourage the type of desired 
development.  Mandating additional design standards in the MA-RE 
overlay could require any development in the area to meet basic 
design objectives. 
 
Corridor/Gateway Enhancement Plans  Recommended 
The Business Corridors are the primary access points into and 
through the City, thereby impacting the visual image perceived by 
both residents and travelers.  Development has occurred along these 
corridors over longer periods of time, with older development at 
times exhibiting maintenance problems or a less attractive 
appearance due to outdated development standards.  Enhancement 
of public areas and features along the corridors and rehabilitation or 
improvement of private properties and buildings could significantly 
change these corridors.  Studies of selected corridors, or a 
comprehensive study, might be undertaken to determine 
regulations, projects and other effects which would be effective in 
enhancing and improving the corridors.    
   

  
SPECIAL STUDIES 
When growth issues of special concern are identified, the Mesquite Comprehensive Plan can provide the 
framework within which special studies are conducted.  Special studies are recommended to address 
specific issues which appear to require more detailed attention or which might assist in policy application. 
 

Extraterritorial Jurisdiction (ETJ)/Annexation Ongoing 
Recent changes in the law, as well as increased development 
activity to the east of Mesquite, have brought the issue of 
extraterritorial jurisdiction to the forefront for Mesquite and the area 
cities to the east – Forney, Crandall, Seagoville and Talty.  
Although the City of Mesquite has not undertaken one 
comprehensive study relating to the evaluation of costs and benefits 
relating to annexation, the City has conducted several smaller 
studies, reporting to the City Council.  The combined decisions 
relating to ETJ and annexation will ultimately formulate the City’s 
policy as better evaluation of various issues is possible 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 focus of many policies 
shifts, particularly focusing on maintaining the existing housing 
stock in a viable/attractive living environment.  In the past, there has 
been no cohesive approach to neighborhood conservation.  After 
concentrating Community Development Block Grant (CDBG) 
program efforts in Edgemont Park with noticeable results, a 
Neighborhood Initiatives Office was established to create a target 
program in the Rollingwood Hills neighborhood.  This office is 
currently evaluating those efforts and alternative approaches to 
arrive at a recommendation on an effective strategy for all City 
neighborhoods. 
 
[Director’s Note:  The neighborhood revitalization effort, which 
began as the designation of target neighborhoods in 2004, was 
formalized as policy with amendments to this Plan in October 2007.  
See the discussion on Neighborhood Revitalization and 
Neighborhood Sustainability Zones in Part IV.] 
 
Deteriorating Retail Centers Recommended 
The deterioration of older retail buildings and shopping centers is an 
issue affecting both the overall City image and the conservation 
goal for the specific neighborhoods which are impacted by poorly 
maintained, unattractive business properties.  The overabundance of 
retail zoning plays a role in the creation of vacant buildings and 
retail centers with low demand.  Some deterioration, however, is 
evident even in centers with high occupancy due to a failure of the 
owners to keep the facilities up-to-date.  While the primary issue for 
the Land Use Plan is to refrain from designating too much land for 
business uses, there is the need to develop a broader program to 
encourage and/or require updating of business properties so that 
they do not continue as detrimental influences on surrounding 
properties and neighborhoods.   There is a recent study conducted 
by several other area suburbs which may be useful in this regard. 
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I m p l e m e n t a t i o n  

PROCEDURES 
 

 
 
AMENDMENT AND UPDATE 
The overall framework of the Comprehensive Plan is general and can be expected to retain validity as a 
description of the development objectives for many years.  More specific policies within the framework 
are subject to the influences of and changes in market factors and, therefore, may justify reinterpretation 
or revisions in a shorter time period. 
 

On-Going Review  
Amendment of the Comprehensive Plan to modify or add policies 
or standards may occur at any time.  The Planning and Zoning 
Commission, the City Council, or the City staff may initiate 
consideration of an amendment or revision when an issue is 
identified which is not adequately addressed or where parameters 
have changed.  Such on-going review of issues and policies is 
recommended to keep the Comprehensive Plan relevant and 
effective. 
 
Periodic Update 
Although most policies are expected to remain applicable for many 
years, it is suggested that a coordinated update of the plan and 
policies be considered after five to seven years.  If the Planning and 
Zoning Commission and the City Council, at that time, evaluate the 
Comprehensive Plan and determine that there are no major 
problems in the use or application of the policies, then a major 
update may not be needed.   

 
ZONING REGULATIONS 
The Mesquite Zoning Ordinance regulates the land use within the City and will be the primary regulatory 
tool available to achieve compliance and consistency with the policies of the Mesquite Comprehensive 
Plan. 
 

Requests for Rezoning 
The use of the policies and standards set out herein, particularly the 
Land Use Plan, in the evaluation of requests for rezoning will a 
primary role of the Mesquite Comprehensive Plan.  The Planning 
and Zoning Commission and the City Council retain full discretion 
regarding the application of these policies in zoning decisions, 
specifically in regard to the interpretation of whether proposed uses 
and elements such as design features and amenities satisfy the 
requirements and the objectives set out herein. 
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Where the Planning and Zoning Commission and the City Council 
find that a request for zoning which is not consistent with the Land 
Use Plan should be approved due to changed circumstances or 
additional, relevant information which affects the appropriate use of 
the tract, it is recommended that an amendment to the Mesquite 
Comprehensive Plan be considered and approved concurrently with 
the zoning request so that consistency is maintained.�
 
Existing Zoning 
It may also be useful to undertake a review of existing zoning to 
determine where classifications are consistent with the Land Use 
Plan and where there are discrepancies which would allow 
development or use of a property which is not consistent with the 
objectives and standards set out.  Such a review would provide an 
picture of the overall consistency between the zoning regulations 
and the policies; and would provide a context for evaluating 
whether rezoning of a specific tract should be encouraged or 
pursued in order to achieve greater consistency. 

 
  
 
 


