RESOLUTION No, 03-93

A RESOLUTION BY THE CITY COUNCIL OF THE
CITY OF MESQUITE, TEXAS, ADOPTING THE
MESQUITE DEVELOPMENT GUIDE: 1994 UPDATE,
PREPARED AND RECOMMENDED BY THE
MESQUITE PLANNING AND ZONING COMMISSION,
AS THE CITY’S INTERIM GENERAL PLAN AND
DEVELOPMENT POLICIES,,

WHEREAS, the rapid growth in size and population experienced by the City of
Mesquite is expected to continue in the future;

WHEREAS, the foregoing factors present the opportunity (o plan for the quality
of future development;

WHEREAS, the City Council and the City’s Boards and Commissions, as well as
civic and privale agencies and organizations, need the guidance of a plan in making
decisions based on conditions existing at any given time;

WHEREAS, the Mesquite Planning & Zoning Commission has worked diligenlly
to update, revise and generally recommend plans, policies, and programs for the future
development of the City;

WHEREAS, the City Council requires additional time o fully and adequately
review the Commission’s recommendations prior to official adoption of plans and
policies to comprise the City’s comprehensive plan; and

WHEREAS, the City is in need of updated development guidelines during said
review period;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE
CITY OF MESQUITE, TEXAS:

SECTION 1, ‘That the Mesquite Development Guide: 1994 Upidate, a3
prepared and recommended by the Mesquite Planning & Zoning Commission, be
adopted as the City's interim general plan and development policies, in the foliowing
MATNErS;

a. That the general plan and the summary of the framework and general
development policies prepared by the Planning & Zoning Commission be made
generally available as the City's primary planning document, serving as the
guidelines by which on-going, day-to-day decision are evaluated, until official
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adoption of a development plan and policies. As further detailed review OcCurs,
resulting revisions shall become a part of the interim guide.

b. That the entire Mesquite Development Guide: 1994 Update, as prepared by the
Mesquite Planning & Zoning Commission, be used by the City Councll as the
“working papers* which provide the basis for further review, revision, and
finalization of the policics for adoption as the City's comprehensive plan.

¢ That during the interim period while furiher review and revision is underway,
the Commission and City Council will concutrently pursue developmeat of
implementation programs related to the various issues. Specific implementation
actions as deemed appropriate in the teviews may be undertaken during the
interim period.

d. That all persons using the intefins plaa be aware that the specific
implementation proposals and land use designations are not yet finalized. All
parties are encouraged to understand the general direction and objectives, and to
apply these principals, while understanding that fusther adjustments and
refinements will occur in some areas as further review is conducted and as
implementation options are more closely examined.

That Resolution 14-84, adopting the 1984 Mesquite !

SECTION 2.
Development Guide is hereby superseded.

SECTION 3, That this resolution take effect immediately upon passage as

the charter in such cases provides.

DULY RESOLVED by the City Council of the City of Mesquite, Texas, on this

the 20th day of February, 1995

Cathye Ray?
Mayor

ATTEST: APPROVED:

ngem pel 5

City Secretary
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1994 UPDATE

MESQUITE DEVELOPMENT GUIDE

FOREWORD

FOREWGRD

Tho Mesquite Development Guidz represeits 3 consensus of the community goals
and values concering land planning within the city. First published in 1977 the
Guide was the result of extensive eitizen participation in public meetings and
workshops spanning # period of many months. For this reaton it served as the
velorance for land use decisions by the ity staff as well as elected and appointed
officials during a pericd of unparalleled growh from that time votil now.

In response to the rapid development of property, a revision to the Guide was
vequired in 1984, By 1993 the Mesquite City Council recognized that a second
review of the city’s comprehensive planning was due and charged the Planning
and Zoning Commission with this assignment. With the assistance of the ¢ty
plinning staff, the Commission began the task of reaffinning the city's original
goals to foster an atmosphere for family living as well as o pravide for the
business and entertainment needs of the community.

Over a twelve-month period he Planning and Zouing Commission conducted a
saries of tweniy-one public work sessiops in which it deliberated land
development policy ues having city-wide impact. Throughout the process the
Commission mainlained communication with the City Council through periodic
tigtus reporis by the city planning staff and the commission chairman. The
Planning a0d Zoning Commission presented its conclusions in special workshops
beld in May and September of 1994,

Like previous versions, this 1994 revision of the Mesquite Development Guide
rellects this ¢ity's dedication to an orderly growth by planning for the future of
its land use,

Cllon S [ Dtisndsom

William Richardson, Chainnaa
Planning and Zoning Commission
City of Mesquite
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RESOLUTION NO, 9395

A RESOLUTION BY THE CITY COUNCIL OF THE
CITY OF MESQUITE, TEXAS, ADOPTING THE
MESQUITE DEVEL OPMENT GUIDE: 1904 UPDATE,
PREPARED AND RECOMMENDED BY THE
MESQUITE PLANNING AND ZONING COMMISSION,
AS THE CITY'S DNTEEIM GENERAL PLAN AND
DEVELOPMENT POLICTES.

WHEREAS, the rapid growth in size and population experienced by the Cirty of
Mesquite is expected to continue in the funire;

WHEREAS, the foregoing factors present the opportunity to plan for the quality
of future development;

WHEREAS, the City Council and the City’s Boards and Commissions, a5 well as
civic and private agencies and organizations, need the guidance of a plan in making
decisions based on conditions existing at any given time;

WHEREAS, the Mesquite Planning & Zoning Comrmission has worked diligendy
to update, revise and generally recommend plans, policies, and programs for the future
development of the City;

WHEREAS, the City Council requires additional time to fully and adequately
review the Commission’s recommendations prior to official adoption of plans and
policies to comprise the City’s comprebensive pian; and

WHEREAS, the City is in need of updated development guidelines during said
review period; _

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL. OF THE
CITY OF MESQUITE, TEXAS:

SECTION 1, That the Mesquite Development Guide: 1994 Update, as
prepared and recommended by the Mesquite Planning & Zoniog Cominission, be
adopted as the City's interim general plan and development policies, in the following
manners: -

a. That the general plan and the summary of the framework and general
development policies prepared by the Planning & Zoning Commission be made
generally available as the City’s primary planning document, serving as the
guidelines by which on-going, day-to-day decision are ¢valuated, until official
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adoption of a development plan and policies. As further detailed review occurs,
resulting revisions shall become a part of the interim guide.

b. That the entire Mesquite Development Guide: 1994 Update, a5 prepared by the
Mesquite Planning & Zoning Commission, be used by the City Council as the
“working papers” which provide the basis for further review, revision, and
finalization of the policies for adoption as the City's comprehensive plan.

c.” “That during the interim period while further review and revision is underway,
the Commission and City Council will concurrently pursue development of
implementation programs related to the varicus issues, Specific implementation
actions as deemed appropriate in the reviews may be undertaken during the
interim period.

d. That ali persoas using the interim plan be aware that the specific
implementation proposals and land usé designations are not yet finalized. Alt
parties are encouraged 1o undesstand the general direction and objectives, and to
apply these principals, while understanding that further adjusiments and
reficements will pccus in some areas as further review is conducted and as
implementation options are more ctosely examined,

2 "That Resolution 14-84, adopting the 1984 Mesquite
Development Guide is hereby superseded.

SECTION 3, That this resolution take effect immediately upon passage as
the charter in such cases provides.

DULY RESOLVED by the City Council of the City of Mesquite, Texas, on this
the 200k day of February, 1995,

Cos. 1

Cathye Ray\ 6
Mayor

ATTEST: APPROVED:

ﬁ%&ﬂﬁi@&/ﬁ%

City Secreiary City Attomey




MESQUYTE DEVELOPMENT GUIDE
1904 UPDATE
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Chapter 1

POLICY FRAMEWORK
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| 25

1994 UPDATE

Purpose

The purposc of the Policy Framework is:

O 1o articulate overal) objectives upon which to base proposed
development patterns and policies, and

© 1o dclineate 2 Jong-rangs, generslized scenario for the spadal
arrangement of activilies designed 1o achieve the averall
abjectives.

FAGE 1.1

> “-uv‘ﬂ\}r,,agtr\.“-:'#{hmyw«ah‘.@ - Y T A AR 4

sy AR rdosyd PR T R (ISR C s

PEUPRRITRERVIRE TP S T R e e d cwd o evidaTew . S




MESQUITE DEVELOPMENT GUIDE
190 UPDATE

General Objectives

<O

Encourage and accommodate those growth elements which make
Mesquite a iajor subtsban <y, creating a sound economic base
and offering diverse opportunitics for a wide variety of living,
working, shopping and leisure activities,

Eccourage, protect and maintain the predominance of low
density residential neighborhoads, stressing privacy and family-
oricoted lifestyles as a major feature of the city.

Resolution of Potential Conflict

These two gemeral objectives could confliet. The pursuit of wrban
diversity requires the concentraticn of activities in public areas, while
pursuing suburban sechision neesssitates the separation and dispersion of
households in privare, low-density lotations. Additional specific, spacial
objectives resolve the potential conflict,

Spacial Objectives

Q

Attain both general sbjectives cach at a satisfactoey luvel by the
orderly arrangemeat of elements of various imtensilics in a
manner which minimizes intrusions.

Reduce the frequency of conflict by coneeatrating mers inlensive
uses in fewer and therefore larger areas.

Formulate transilional concepls 1o be applied whers the two
types of areas abut, incleding

o physical separation
©  scasory profection
©  access barners, and

¢ mutually compatible transilional uses.

PAGE 12

POLICY FRAMEWORK
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MESQUITE DEVELOPMENT GUIDE

1954 UPDATE

FOLICY FRAMEWORK

SPACIAL FORM

High-Intensity Uses (Those growth
clements which make Mesquite a major
subusban eity, creating 3 sound cepnomic
base and offering diverse oppertuaiies for 2
wide variety of Uving, working, shopping and
feisure activities)

1-13 Low-Intensity Uses (Predominantly
jow-density  residential ueightosheods,
stressing  privacy  and family-orieoted
lifestyles as a major [eature of the iy
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Chapter 2
TRANSITIONAL POLICIES
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MESQUITE DEVELOPMENT GUIDE CHAPTER 2
199 UPDATE "TRANSITIONAL POLICIES
Purpose

The Mesquite Development Guide has inuroduced
spacial objectives to resolve the potential coufliet
betweea its two general objectives. These spacial
objectives deal with public activities and family privacy
when in proximity. They cxpress the nesd to
minimiize istrusions, reduce frequeacy of contact, and
formulats transitional concepts. Transitional concepts
are to include physical separation, seasory proltetion,
access barriers and mutually compatible transitional
nies

As development activity in Mesquite enters a more
mature phase, there will be lasger amounts both of in-
Gll development and of redevelopment for higaer
levels of intensity, Potential conflists, long dormant
because land bas remained undeveloped or
underdeveloped over the years, could become highly
controversial issues, Bstablishmest now of suitable
ransitional measures, the purposc of this chapter,
therefore may be the most beneficial consequenes of
the current review of the Jevelopmeat guide.

Physical Separation

Placemeni at a distance is the principal means of
extablishing separation, Currenly, the Ciry imposes
setback requirenments ap some specific uges relative 1
others, on buildings in general, on fances, and on
certain types of parking. The beight/setback ratio of
the Zoming Ordinance is specifically a tramsitiogal
measure applied between sing :-family residences and
high-inteasicy uses.

Distance winimizes intrusion. Tn addition w0
mitigating the effcct of building beight, phvsical
separation is a uscfu! means of reducing the impact
of:

building bulk,

on-site vehicular movement,

outdoor activities,

paglog systems,

trash collecting facilities, and
truek loading and unloading.

Establishment of specific setback velationships when
these types of facilities or activities are to be located
adjacent 1o single-family housing is ¢ritieal to the
achievement of suecessful transition.

Sensory Protection

Visual protection is accompliched through a variety of
sereening requisemcris both in the Zoning Ordinance
and in the Subdivision Ordinance. A spedific
\ransitional serecning requirement is the provision for
a six-foot-high maseary wall between single-family
housing and a non-resideatial or multi-family
development when not separated by a street. The
Zoning Ordinance deals with noise, air pollution,
odor, vibration and bright light in its performance
standards. These are gencral provisions appiicabie off
site anywhere within the City. Higher standards are
not applied currcatly to transitional situations.

Tu provide adequate visual and sound protection to
residents of siogle-family  housing, further
requircments  applicable  only to  transitional
circamstances are worthy of consideration. These
inglude:

vegetative screening above required walls,
underground utilities,

regulation of autdoor loudspeakers,
reguiation of outdoer recreational Facilitles,
beadlight sereening,

screening of a nun-msfdeuliél or aruld-Family
use when single-family development faces it
across a strest, and

grientation of future single-family lots away
from adjoining non-resideotial or multi-family
200iDg.

PAGE 2.1
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MESQUITE DEVELOPMENT GUIDE
1954 UPDATE

CHAYIER 2
TRANSITIONAL POLICIES

Access Barriers

Currently required tansitional walls adequarefy
resteict access to adjoining single-family cesidences.
However, there are uo gencral limitations on access to
residential strects by noa-residential uses. Whea a
uon-regideatial use has accass available eleewhest ind
whea single-family honses face a residential sireet o
the opposite side from that use, denial of curb cuts to
that street would be appropriate.

Mutually Compatible Transitional Uses

Some one-story and owo-stary buildiogs can be
compatible with single-family housing with minimal
transitional provisions. These include:

certain publicly-owned facilitics,
reriain Institutions,

most offices, and

the types of small-scale retail activity and
personal services frequently associated with
peighborhoods betause of their benefit to the
residents

Placing thess types of buildings between sicgle-family
neighborboods and ligh-inteasity uses provides an
effective transition.

Application of Concepis

Building bulk gtandards, such as height/setback and
width/setback ratios apply to any transitional
relationship. Application of other standards may
depend upoa orieatation. For example, whea single-
family houses face away from a mon-residential or
multi-family use—~across a property ling or alley--a
separation wall would be appropriate. When houses
face the use, green space and vegetative sereening may
be more suitable.

The Mesquite Planning and Zoning Commission has
studied the following conditions carefully and
formufated transitional coaceplts applicable 10
drcumstances in which single-family housing adjoins
a commercial, industrial or multi-family use across a:

side property lioe minor rear sareet

rear praperty line minot front street
side alley side arierial streef

rear aliey rear arterial sireet

minor side street {root arterial street

PAGE 22
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MESQUITE DEVELOPMENT GUIDE CHAPTER
TRANSITIONAL POLICIES

1994 UPDATE

Proposed Implementation

In o transitious to single-family housing

Eetablish & ratio of building setback to building width (ie. 12 up to 2
ariagam setback of 500 feer and apply height/setback requirements
ugifrmly).

Require a raw of trees adjoining required walls.
Prolabit overhead utilitics.

Requirs cutdoor loudspeakers and ouidoor recreational facilities to bs
loased on the other side of 2 building.

Prekibit dumpsters within 30 fect.

To transitions Wwhere single-family housing sides to or faces any street,
txcept & [reeway, neross from non-residential or multi-family property

Require headlight screening.
Prokibit loading docks in the froat.

Require  landscaped lawn and trees in the front yards of multi-facnily
and industrial uses.

Is wransitions where sioglefamily housing sides to or faces & minov
street ncross from son-residential or multi-lamily property

Reguice 3 25-foot-deep irrigated lawn with a free row across its full
wikb, and no buildiog, patking oc driveway wihin that area,

I» ransitious where single-family housiog adjoing pon-residential or
nalt-family property at the side propecty line or at a side alley -~

Trat the circumsiancs as though single-family housing were across the
smeet and facing the non.residential or multi-family property, and in
sddition require headlight screening between 2oy parking and the
preperty line in traosition.

Iutransicioms where a Auture single-fawmily subdivision is to edjoin non-
raidential or multi-family zoning

Reguire that lots aleng tbe boundary between zoning districts back vp
twthe adjoiming zoaing district.

Imaddition, require establisbment of a trec row ou the residential Jots.

PAGE 23
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URBAN DESIGN POLICIES

Chapter 3
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MESQUTTE DEVELOPMENT GUIDE
194 UPDATE

CHAPTER 3
URBAN DESIGN POLICIES

Purpose

Communities do nat happen. They are products of
design, For better or worse, these products project an
image. The purpose of esablithing wban design
policies iz to provide focus for evaluating and
improving the <ity’s image. This focus conters on
landmarks, gateways and corridors.. the citys most
conspicucus, improssive and highly visible locations.

Landmarks

Mosquile has several distinctive landmarke. Town
East Msli, the Mesquite Rodeo entertainment area,
Heritage Square sud Eastfield Community College
are landmatks most particulatly deserving of visual
sphancament. It is important that the City sllocate
public fupds in these four areas for additional
landecaping, aesthetic features and lamdscape
waintenance.

Gateways

Galeways to the cily include where sirects and
freeways enter, whete ramps exit freeways imide the
Gity and where streets disperse the traffic fom exit
rampst on each side of the freeway. Beth the
adjoining preperty al thess locations and the City's
weatment of its roadway cootribute to the visual
image projecied. Raising the aesthelic standards at
gateways is importagt

to create & good impyression for nmeweoomrs,

to atiract 2 bhigh calibre of consumers,
residents, investors and business peopls, and

to stimolate intersst in  comiBwmity
Sppesrance.

"The single most significant feature of a city gateway
iz its identibecation signage, followed closdy by the
character of adjoining property. Privale property
ewners should contribute loward nising design
standards at gatewzy Jocations by a bigher level of
atieation to building appearance, landscaping and
screening.

Creating a favorable impression for travellers as they
enter the city oo freeways is difficult because of the
travel speed, However, Samuell Park provides 3
unique opporunity to accomplish this objective
alongside westbound U.S. 80. Other locations
deserving consideration are westbound 1-30 a1 Druck
Creek, 1ad both the north aad south ends of [.635.

There are 20 locations whete major thoroughiares
eater Mesquite. The City provides 5 of these
locations with special landscape featuresin the street
medians. There are 33 locations whevs wajor
thoroughfares feed traffic into Mesquite Low
freeway exit ramps. The City provides 3 of these
locations with similar special landscaping features.
Of the 45 galeway locations currently receiving oo
special lapdscaping, the following 8 are considered
the most desctving of enhancément:

Eastbound Militasy Parkway from 1-635
Westbound Scyene Road from 1635
Eastbound Bruton Road from 1-635
‘Westhound Town East Dowievard from 1635
" Soutbhound Galleway Street from 155, 80
Southbound Galloway Street from 130 i

Southbousd Beit Line Road from U.S, 80

Northbound Motley Drive from I-10

Neighborhood gateways, like at Club Manoe, Quail
Hollow, Palos Verdes and Creak Crossing, ace an
asset to the community..but only when there is a
eommunity association to maintain them,

PAGE 3.1
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MESQUITE DEVELOPMENT GUIDE CHAPYER 3
1994 UPDATE URBAN DESIGH POLICIES
Corridors

The private sector deserves high marks fer the visual
image it usvally projects aloogside freeways at

offices and institutions,

talle-service restanranis,

new car dealerships, and

office/showroom business parks.
It receives low marks for

unsereened outside storage,

backs of houses with chain.link or wood
fances, of with xposed alleys,

25-year-old apartment bouses,
mobile home dealerships,
used car dealerships, and
trucking teyminals.

The most visually offensive features alongside major
thoroughfares are power poles and commercial sigas.

1t may be possible to encourage the owners of refail
tacilities to upgrade and enforce private restrictions on
business signs. The two best methods are

to conduct image awareness seminars through
the Chamber of Commerce and merchant
associations, and

to involve organizations which promote public
Interest in aesthetics, such as Keep Mesquite
Beautiful ne, Mesquite Arta  Council,
Mesquite Creative Aris Club, apd various
garden clubs, in prograius io improve general
awareness of the lmportance of the image the
community projects.

While uliimately the consumer would bear the cost to
require  underground utilities i all  futwre
developments, whether residential, commercial or
industrial, the end result would be worth the cosl in
most cases,

Since housing constitutes the majority of that which is
seen alongside major thoroughfares, it is useful to
consider the desirability of (e various possible
arrangements. Without the requirement of walls, the
best alternative is [0 face bouses toward a parkway
paralleling the arterial. The sccond best alternative is
to face howses away from the arterial towasd an
interior street. With the use of walls the reverse is
true. In either ease, siding bouses to a thoroughflare
with a parrow side yard it the least desirable
alternative.

The most desirable views of housing adjoining 2 major
thoroughfare consist of

a full, continusus screen of ligustsum, photiaia
or other thick, high, evergreen shrthbery,

s conlinuous, bigh, brick or concrete wall with
foundation planting, asd

{he fromts of houses with a parlomay service
drive between {bem and the thovoughfare.

“The least desirable views of bausing adjoining 1 major
arterial are T

the rear of backyard fences, garnge doors and
an alley,

the rear of backyard fences, and

the sides of houses with their backyacd fences
ot the property line,

Usually the visua! ¢ffect of existing alleys, fences and
wills adjoining Mesquile's thoroughfares i not
significant enough to warrant spending tax dollars to
screen them,

PAGE 32
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1984 UPDATE

MESQUITE DEVELOPMENT GUTDE

00033

CHAFTER 3
URBAN DESIGN POLIGES

Propased Implementation

Fifty years Erom now Mesouite will project a very different image. A
doamimant snvironmental feature will result from miles upon miles of
intedmcing  boulevards heavily shaded by the broad canopies of
ovespreading limbs of malure trees. This will be the legacy of a City
Parks xud Recreation Department program currently in place and i

progreas.

The kollowing recommendalions pertain to this program of landscape
implementation, and suggest priorilics and emphasis for continuation of
ongamg img.rovements,

O . The greatest coscentrationz of landsape and  visual
enhancement should secur in the mu aicipal areas of Masquite’s
four principal landmask location:.. Town East Mall, the
Mesquite Rodeo, Heritage Square :ind Easifield College.

O A review of city limit signage should give consideration to
integrating city identification with existing entry landscape
features to provide a unified design theme.

0 The continuing program of additional gateway landscape
features should focus on:

©  ithoroughfares where they cross freeways aud distribute
frecway traffic into the city.

@ the entrances of U.S. 80 and 130 from the cast and of
1-635 from both the nonh and the south.

Yo segmicnt these implementation measures, the City should continue
tospply high standards in tbe approval of building and landscape plans
ot private propesty al gateway locatious.

I sddition, to complement the ongoing transformation of Mesquite’s
thavoughiares into scenic boulevards, ihe City should concentrals
wtention at the roadside by taking the following recommended steps:

0 Re-evaluaie the standards for business signs, banners and
portable signs, and eniist the help and support of civic
organizations 10 upgrade the city's commercial image.

0 Initiate 2 policy of gradual removal of overhead wtilities
alomgside major thoroughfares as part of the systematic process
of regulating prisate land development and redevelopment,

¢  Review standard, for the miles of future screen walls to be
required betwecn residealial alleys and major theroughfares, nd
establith a means to soften the visual impact with plant
materials,
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MESQUITE DEVELOPMENT GUIDE
1M UPDATE

CHAPTER ¢
HIGH-INTENSTTY-USE. AREAS AND POLICTES

Purpose

‘The Mesquite Development Guide 1994 Update Map designates areas
surronnding the city's principal business districts, areas adjoining its
freeways, and arcas close to the raillread as High-Intensity-Use areas.
The purpose of these designations is to satisfy the gencral objectives
contained within the Policy Framework. In these designated arcas the
City excourages and accommodates those elements which contribute to
the city's sconomic development, wralth of opportunity and urban variety.
At the samse time, these areas maintain the privacy of resideatial
neighberiocds by providing a loeation for diverse activities that i
separale and apart from peotected family iiving space.

The activities which the City encourages within High-Intensity-Usc arcas
include both residential and non-residestial uses. Apartments and other
higher-depsity multi-family residential uses are swtable within High-
Intensity-Use arcas, but not elsewhere. Non-residestial uses consist
primarily of commercial and industrial activitics, although the preseace
of neigtborhcod convenience retail facilitics is appropriate for certain
other locations 35 weil..
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MESGUITE DEVELOPMENT SUTDE
1954 UPDATE

CHAPTER 4
] HIGH-INTENSITY-USE AREAS AND POLICIES

Policies for Non-Residential Uses

Uses Unsuitable for Mesquite’s Two Major
Business Cenlers

The Town East and Big Town sreat contain large
blocks of the "C™ Commercial zoning district. This is
consistent with the intent of making these areas the
bighest in intensity of usage. However, the
Commercial distrit permits an abundancs of uses
without City Council review which can be uosightly
o dissuptive if aot regulated carefully...such as:

Accessary ontsida storage

Coastruction contractors

Apparel manufacturers

Printing, publishing and photofmishing firms

Motor freight and warchouse aperations

TFowers and antennae under 75° high

Industrial louaderers

Caspet and upholstery cleaning

Dry cleaning plants

Janitorial services and enterminators

Pasking of 1- to 2-ton trucks

Auto repair and body shops

Car washing

Metalsmithing and welding

Bailer and septic tank cleaners

Reupholstery

Relrigeration, air conditioning, electrical
and ammalure sepair

Nearly half of these are permitted without Council
review in the Light Commerial district as well
However, i each district, the zoning ordinance
requires scresning of all outdoor storage by solid
wall, solid fence or chain-link fence with slats, and a
Conditional Use Permit for all outdoor display lots.

The currvent roning is loo permissive in these areas. The
City should review the regulations io determine which
uses warrand greater supervision, and which uses should
be exlucded within U maor business cenlers.
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CHAPTER 4
KIGH-INTENSITY-USE AREAS AND POLICIES

Fresway Corridors

Over 20 miles of freeway produes 41 miles of freeway
frontage in Mesquite.  The ypes of busincss
development seen most frequently alopgside the
freeways include:

Offices/institutions

Fast-{food restaurasls

Table-service restavrants

Hotels

Motels

Service stations

Retail strips

Mew car dealerships

Used car dealerships

Truek dealerskips

Mobile home dealerships

Boat & boat trailer dealerships

Camper dealerships

Maotor home dealerships

Landscape nurseries

Building contractors & subcor.tractors

Office /showroom business parks

Small mannfacturing facilities

Lasge manufacturing facilities

Trucking termiaals

Mini-warehouses

Unscreened outside storage

Sceecned ovtside storage

Saveral measures would improve on  current
development standards in Mesquite for future (acilities
of this typs. The grealest amound of improvenent
would result from: 3
Concealing outside storage other than by
chain-link Fencing with slats

Placing truck parking behind buildiogs or
other visual screening

Resiticting the use of banmers, peavants,
streamers and poriable sign3

Softening parking areas with more irees
and low shrubbery

Substantially reducing the zmount of
outdoor merchandise display

Orientipg service bays away from [reeway
expastice

Freeway frontage has  attracted several mini
warchouse faciliies in Mesquite.  The fingle maost
inportant  provisiun  which would make mini-
warchouses located on a freawdy more acceplable ix:

Storage unity with 2 blank brick or 3olld .
goncrete wall on the back side, with the
back side laadscaped and Incing the
freeway

PAGE 4J
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HIGH DYTPENSITY-USE AREAS AND POLICIES

OQutdoor Display

Metchandise digplay is an art. Many merchastshave
become highlyskilled at attracting customers through
eye appeal. Others apparently succeed amid visual
chaos, If a display iy offcnsive, bwt inside a0
endlased building, thase who ate olfended should aot
cotplzin, as po Oue forcas them to go inside.
However, when otfensive displays are visitle from
strests and highways, Vhe public Bas 2 Jegilimate
interest.

Deeanse of its npalure, outdoor display of
wmerchandize is especially difficult 10 regulate, There
are few established guidelincs, and sales cause
frequent rearrangement of stock. Consequeatly, the
City requires a Conditicnal Ute Permit for most
ouidoor display.  Stil, with flexibility needed 1o
change the merchandise (o be displayed, ap approved
site plan mdicates linle about the  display
arTaggement.

The following tneasures woukd be useful lo inelude s
part of the considerséion of fubire Conditional Use
Permits in an effort to make future outdoor display

adjoining the freeways in Mesquite more accepiable..

A peviodic teview of the approval on
outdoor display for compliance

Elevation drawings of all fences, waily,
lighting, signage and advertisisg walerials

Locations snd specifications for 2l loud
apeakets

Industriat Uses

In the past 30 years, Mesquite has succeeded in the
development of almost a square mile of irdustrial
land (630 acres). This & an impressive amount.
Neveriheless, it represents omly 25% ol the total
amount of iand zonsd industrial (2,538 acvas), While
it it unlikely that industrial expansion in Mesquite
will absork three square miles of remaining
undeveloped land durisg the next 0 years, if is
important to have an emple supply (0 accommodate as
muck industriel development as possible.  Of all the
truck routes serving indusirial areas, Kearaey Streel
it the least suitable for that purpose, warranting
special consideration.

Alrport Area Land Use

The FEavironmental Asalysic for the Hudson
Munispal Airport Masier Plan and Land Use Plan
designates critical areas of future noiss impact.
Several means ate available 1o protect affected land
from potential confict with anticipated sir iraffic
Zoning the more severely impacted areas within an
industriagl category prevents future residential
construction, but nol alher noise.sensitive uses suck
as hospitals, schools 1nd day-care centerst. The use
of noise insulation materials may make evea
tesidential uses more compatble with - airport
activities. TP City should imnplemant regulctions o
achigve land-use compatibility on land within the
projecied 65 Ldn noise contour (dayinight averape sound
level), as showit in the Environmenal Analysis.
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Vacant Business Buildings

Soveral vacant andior deteriorating structureymottle
the commercial districts of the city. Soms are al
faulty focations, but at least 10 have direct reeway
aceess and cxposure. The problem is seripus sy these
buildings imish the eily’s inoge as o major birbon
buginsss conser. The City should initiate efforts o reuse
the srustures for naw uses, b1 force rehabilisagiom of the
structures, or to condemn and demolish the buildings, if
AeeLSIOTY.

Meighbarhood Conversion

I those cases where residences ooy land
cogsidered suitable for eventual nonresidestial use,
conversion sheuld not be permitied till all residences
coaver at one Lim%, of uatd satisfactory prolections
ate in place for the remaining residences o assure
their suitability 83 a residential eavironmenst during
the period of transition.
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HIGH-IVTENSITY-USE AREIAS AND POLICIES

Over the decade of the 80°s multi-family housing units
accounted for 39% of the total nunber of housing
units constructed in Mesquite, increasing the overall
ratio from 19% i~ 1980 to 28% in 1990. The table
below provides a comparison of these figures with 7
other suburban cities having populations of 45,000 or
more.  Mesquite's ratio of multi-family bousing is
below ths median in all cases. Only two other cities
had a lower ratio of multi-family construction to total
cansiruction during the 80's.

The first apariments in Mesquiie were built in 1963.

1990
City Population
Garland 180,000
fring 155,000
Plano 128,000
Mesquite 102,000
Grand Prairic 100,000
Carrolllon 82,000
Richardson 75,000
Lewisville 47,000
Median 101,000

In
1930

19.5%

Policies for Multi-Family Residential Uses

According to the City’s most recent land use study,
535 acres had been developed for multi-family uze by
1990, out of 1105 aaes zoped for that purpose. If
build-out coutinues at the same rate, and provided all
multi-family development occurs on this land ouly, the
undeveloped 569 acres will be absorbed during the
oext 25 years. If che average density remains at 22
units per acre, this 1105 acees will accommodate
24,000 housing vaits. Under eurreat City policies the
total number of all bousing units will be approximately
70000 at build-out, with multi-family unius
representing 34% of the unils and a¢commodating
29% of the populatics.

RATIO OF MULTI-FAMILY HOUSING UNITS TO TOTAL HOUSING UNITS

Dallas Area Suburban Cities wilh Populations over 45,000

in 1930-1990
1990 Construction
5% 42%
56% 81%
25% %
28% 39%
29% 447
35% 45% "
209% %
33% 36%
23.3% 43%
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CHAPTER 4
HIGH. INTENSITY-USE ARBAS AND POLICIES

The overall quality of apastment development in
Mesquite during the past 10 years is gencrally well
Iocated, well landseaped, tivable and attractive, This
portion of the tolal ceprescnts a larger mumber of
uniits than all 1hat constructed during the preceding 20
years and o dramatic improvement i development
standards. 1o terms of building matesiaks, fencing,
landscaping, lighting and maintenanee, the majority of
thesc newsr unils are generally as good & of better
thap the majority of entry-level single-family bousing
development and invastor-owned single-family bouses
: of the same period

The principal factors which reduce the compatibility
of recent apartment development with the majority of
housing in Mesquite are:

Density

The number of aparoment wnits buili on most
sites s placed on wo little land.  Densities are

unnecessarily high
Layout

The layout of apaiments doas not take o
gecount  the  tingle-farnily  environment.
Entunces, parking recreational  fockiics,
dumpsters and buildings are (00 cloee (o
neighboring houses.

Housiog Ratio

The total number of apariment units citywide &
our of proportion with single-family homsing.
Sevon apartments for every 18 houses (29%) i
too much. The ratio should be 20 (o 2%

Factors that would increase the quality, livability and
compatibility of future  multi-family howsing in
Mesquile are:

More sereening from major arierials,
Cavered parking, and
More landscaping.

When multi-family housing is located adjoining single-
family housing, factors that would make it mare
aceeplable are:

Lower overall density,

Higher screening,

More landseapiog, aad

Dumpsters facther from the property line.

Within the bigh-inteasity-use areas, factors that would
improve the compatibility of multi-family development
with nearby single-family deveclopment in low-
inlensity-use arcas are:

Locations accessed by freewny service roads
and major arterials, and withoul easy access
to nearby neighberhoods,

Non-peripheral jocations within high-
intensity-use arexs with moa-residential use at
the transitional edges, and

Concentration of locations, rather than
dispersion.

The best means of preserving  single-family
development a5 the predominant housiog type is to
specily restrictive locativnal criteria and  deasity
standards for wulti-hmily howing development.
Currently there is zoning for multi-family housiag on
undeveloped land outside high-intensity-use areas as
designated in the Policy Framewark of the Mesquite
Development Guide. To implement the objectives of
the Policy Framework, it & importont 1o rezone much
of this land 16 districts compatible with low intensity,

PAGE 4.7

bty Vo
. AR AL Ay Sarir s AL RO I L e re L1 el ket e o . Yoo
%i,,qw' T e e eves e sl e ’

- 5 e -
, LI e en e baes L

b -.-.m'—‘a.-,‘n'..m_ i
‘ . - - o

Con !




00042
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Proposed Implementation

In accordance with the general and spacial objeciives of lhe Policy
Framework, the City must coatinue iis effons to intensify land
wtilization in thoss areas ideatified as conducive 10 non-residential and
multi-family residential construction. The purposs of aggregating
intensive davslopment is o produce maximum beselits to the public
from the resulting urban diversity. A¢a countsrpart 1o this strategy, it
is important to recognize the accompanying aeed to resist further
dispersement of significant amouats of heterogencous development
within areas soitable primatily for single-family housing.

Deaso development is frequently characterized by & high quality of
copsiruction, However, in the achisvement of its averall objectives, the
City must continually foster and pursue excellence in every detail of
execution. The following tecommendations further that aim:

O  Revise the commercial and light commercial zoning districts fo
provide greater supervision of potentially unsightly or disruptive
business activities in highly visible locations.

O Rovise the geneesl retail district to Yimit funber the scope of
business activity.

O Confine additional business zoning 1o the high-intensity-use
areas designated in this guide.

©  In locations with high public vishility:

o  Require madmum concealment of truck parking and
outside storage.

©  Restrict the use of banners, peanants, streamers aod
portable zigns.

©  Revise the landscaping requirements of the 20ning
ordinance to provide additional plant material in and
around parking surfaces.

¢ Require that future overhead deors and service bays
face away fromt freeway {roaiages.

o Screen future mini-warehouses froin {reeway exposure
by utilizing the buildingy themselves 1o create most of
ihe screen walls and by landscaping the buildings ca
the f(reeway side to soften their appearance.
Accomplish this by orienting buildings such that all
access doors 1o storage uvaits face away from the
freeway and such that a brick o solid conerete wall
withoul openings faces the freeway.
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CHAPTER 4

MESQUITE DEVELOPMENT GUIDE
HIGH-TNTENSITY-USE AREAS AND POLICIES

1994 UFDATE

O  Regulaste outdoor merchandisc display alongside freeways in
greater depth of detail by including provisions in fulure
conditional use permits for outdoor display which:

©  Establish periodic review of permits for continued
compliance with conditions of approval.

©  Delincate the elevations of all fences, walls, lighting,
signage and advestising material.

¢ Indicate locations and specifications of outdoor
speakers.

O  Implemeut regulations to achicve land-use compatibility on land
withia the projected 65 Ldn noise contour related to Hudson
Musicipal Aieport. s

O Review mulli-family Zooing with a view toward reducing the ..
maximurn number of apartment units permitted on 2 givea unit
of land arca and arranging elemenls more compalibly with
surreunding development.

©  Reconsider the appropriateness of edsting multi-fanily zoning
located outside high-intensity-use aréxs.
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HIGH-INTENSITY-USE ARFAS AND POLICIES

High-Intensity-Use Areas

Areas

High-Intensity Use Areas consist of:
The Town East Ares Business Center,
The Big Town Ares Business Ceuter,
Areas Adjoining Freeveays, aad

The Railway and Airport Corridor

Uses

Uses designsted withiu High-Intensity areas consist
of:

Core Business,

General Business,

Retail,

Industsisl,

Multi-Family Residential,
Institutional,
Transitional, and

Open Space

The Core Business designation represents a higher
conceatration of activity than that which serounds it,

2 gealer degree of coneern for quality of
development and an interest in strangtheaing the
synergy of the designated area.  The Genersl
Business designation accommodates a broad range of
activities ot necessarily so dosely reiated ons 10
snother. Uses would incude business services,
and..in the case of the Big Town Area Business
Cealer anly.. wholesale operations, warehousing, and
even light industrial activity, The Retail designation
it teserved for areas where shopping and personal
services afe lo be the pamacy activitres.  The
Industrisl  designation includes manufacturing,
warshousing and distribution.

Agreas shown as syjlable [or Multi-Family Residential
are inteaded primarily for gardén apariments, while
the Tustitutional designation denotes public uses,
medical treatment and [(ong-term carc (acilities.
Transitiomal uses can be offices, institutions and
limited relail activities. When localed within
Planted Development Districts other uses may be
suitable for transitional purposes as weil.
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CHAPTER 4
HIGH- DNTENSTTY-USE AREAS AND POLICIES

The Town Eist Area Business Center

Town East Area Plan

The best access lo Mesquite’s multiple-freeway
system is at Town East Boulcvard and LBJ Freeway.
The reason is simple, 1635 LBJS Freeway was
designed as a [reeway with urban aceess standards.
1-30 and U.S, 80 were nol. Furthermore, of ali the
points of aceess along 1635, currently Tawa East
Boulevard aloae providesihie capability of immediate
interchange with cach of two other (reeways, as well
as accass 1o LBJ. Consequently, it is no wonder that
the Town Egst area hss become a major business
center.

The cervent patiern of development within the Town
East area provides higher conceatratioas of business
activities al three of the quadranis formed by Town
East Boulevard and LBJ Freeway, As proximity 10
Town East Boulevard diminishes and as Towa East
Boulevard approaches the outer fimits of the business
center, activities 1end 10 be types that either stand
alone ot relate as much to one another as t; the core
activities. This is a practical arrangement that is
likely 1o continue, as shown on the Town East Area
Plan.

The current core business aciivities are primarily
retail, but through the use of decked parking and
new multi-leve] structures, hotels and additional
office and ratertainment facliities could be ncluded.
To accommodate this kind of inteosiBention,
inprovements o the teaffic-carrying capacitics of
Town Fast Boulevard, Tewne Centre Drive, the LB
ramps and LBJ service roads will be necessary.

The general business areas on the periphery are
more suitable for restauranis, retail services for
neasby apanment dwellers, high-volume speciaity
retail sales, and offices, Some of the offices could be
in wid-rise siructures,

Whie 1a additicaal 200 units of multi-family housing
development currently is permissible within the Town

East area, business or office nses are better choices.
Future residential development i3 more suitable
outside the arsa. Therefore, the City should resist
requests to dowmzone for tesidential development
within the Town East business distriet.

Trassitional vses should consist primarily of offices,
sublic wstitutions and highly restricted business
activity. Transilionai treatment should consist of
special screcning and landseaping,

Where land adjoins existing single-family residential
neighborhoods, development shoyld be accomplished
with transitional uses...and through the application of
addilional transitional treaiments. Enhaocement of
the transitiopal treatment where development already
exisis should be pursued whenever possible dus to
recoustruction or modification of existing prope rtics.

Additional wransitional treatment will be difficult to
accomplish in some locations, such s behind Casa
Ridge Drive, whese the business property is already
developed. However, as future opportunities ocour
o require beuer screening there, the requirement
will be of great bencfit to the adjoining
neighborhood.

Aseas of designated open space consist of drainage
easements and power transmission line rights-of-way.
1n addition, the Nenh Mesquite High School athletic
field and a proposed golf course on Gus Thomasson
Road..actoss from Town East Park and the
Eastridge Park  residential  subdivision...provide
significant green ateas.  Open space  within
casements and rights.of-way could be eahanced by
the addition of water [eatures within drainage areas
aad low landseapipg under transiission lines.
Through the use of landsape lighting bath additions
could become nighltime altractions for an area which
conducts business as much afler datk as before.
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Specific Town East Area Sites

The sites within the Tewn East area most liely to
develop price to the next update of the Mesquits
Development Guids are those curreatly vacaat or
underdeveloped. Sites 10 and 13, and most of Site 5,
as showa on the map opposits this page, are witable
for transitianal usss only. Therefore, the zoning needs
to be changed on the southern end of Site 5 and on
the other two properties in their entireties.

Of alf the remaining undeveloped sites, oaly Sites 13
and 17 are included within the area shown 2s core
business on the Town East Area Plan, The remainder
are suitable for less intense, geoeral business uies.

Site 19 is not included within the Town East Area
Plan. Mevertheless, if all twenty-four honues facing
Downing Way and Linfield Coust werz 10 be
asembled in ooe owaership estity, they could be
iecluded within the plan area and would be suitable
for a combination of general businsss and tramiticnal
uses, provided all existing bousing structusts were
removed. In that event, the properiy at the northwest
corner of Town East Boulevard and North Galloway
Sureet could be considered suitable for gencral
husiness, instead of for transiticoal uses.

Site 20, the 36-aarc North Mesquite High School
property, is likely 10 remain as a public use fw many
yeass, because of the scarcity of large sites available
for replacement facilities. However, if the gae were
to be redeveloped, the best uses would be thass which
generate raffic at times other than the curtai peak
periods. Offices and hotels are cxamples.

Application of High-Intensity-Use Policies
to the Town East Area Business Center

High-Inteasity-Use Pelicies call for mote effective
regulation of 20 types of Jand uses curreatly permitied
within the *C’ Commercial zoning distriet. Specifically,
the uses are those which frequeatly invole outside
storage or which would be obirusive withia 3 major
retail center. Some of the uses are permilted within
the "LC* Light Commercial zoning district 1 well.

The Town Eaxt area contains a large amount of *C*
and "LC" zoning. ‘Whils the stringent vegulation of
thess types of uses is appropriate for a majority of
high-intensity-use areas, permilting them to disrupt 2
wajor vetail center would be inappropriate.

Tovm East Area Policy Recommendations

& Limit additional resldentia) development to sites
cuprently zoned Cor the purpose.

Discovrage business uses which involve ouiside
storage or which would disrupt relail activities.

& Epcourage grealer community invelvement ln the
proposed reconstruction of LBJ Freeway through
representation of Mesquite civie organizations on
the State Highway Department's LRY Exsentive
Board Work Groups and Study Coucept
Development Committee

¢ fostress the mportance of improving the traffic
flow on Town East Boulevard, and

o o focus altention o the need for entrance and
exit ramps at Towne Centre Deive.

Continye to Increase the eapobility of Town East
Boutevard to carry traffie

.o with better signalization,
o with fece-flowiag righl-turn farikities, and

o with additional stacking capacity inside existing
ern lawes.

& Within areas designated as suitable only for
trausitional uses, rezotie all Yacht sites currently
classified *C* Commercial,

* Preserve the R-1 residential district classification
en property within the Tews Utilty power
transmission line easement to disconrage its use
as & packing fot and to encourage lis scenic
enhapcement

VI T KT
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including LBJ.

Town East area.

Mall,

Highway 30.

famniy vaits,

Big Town Area Plan

The Big Town Area Business Center

Where westbound 1-30 and U.S. 80 merge, jusi
beyond the Mesquite ¢ity bimit, the combined total
traffic volume of the two freeways i higher thag that
of any single highway facility within the cty,
Copsequeatly, the potential for
attracting freeway travellersto the Big Town business
center area v greater than that of any other
Mesquite location..23% greater than that of the

Despite this polential, development within the Big
Town area over the past 10 years has consisted of
only § oew construction projects:

Public Stocage’'s 57,000 square feet of
officepwarehousing at 4111 Highway 80,

an addition to the Pepsico faciities a1 [-30 and
Big Town Boulevard,

a canopy for the Farmers Markel at Big Town

street construction for Paces Coun, and

parking lot expansion for Big Town Inz at 4203

The current zouing within the area is generally
liberal, and thetefors not likely 1o be the limiting
factor. There are vacant business sites both on the
north and south sides of 1-30 snd 1o 1he cast and
west of Big Town Mall...1otaling well over 100 acves.
In every case 1be zoning of these properties permils
retail establishments, entertainment facilitics, motels,
olfices, business and repair secvices, construction
firms aod warehousing. [n addition, within the Big
Town area the amount of vacant land zoned for
3pariments permics construction of about 1000 multi-

Because of lhe Big Town business center's location
at the peincipal western entrance to the city, where
it is visible to over 140,000 vehieles daily,

development policy for the area has far-reaching
implications, In the past the City bas encouraged
development, as demonstrated by the latitude of its
oning and its fexibility with regard to zoning
change. To stimulate interest in upgrading the
quality of the area, the City continues to be willing to
consider a variety of potential land uses.

The Big Town Area Plan shows a majority of the
land as suilable for son-residential purposss. The
General Business designation includes ofifice, retail,
and general business uses, and._.in the Big Town arza
only..wholesale operations, warehousing, and even
light industrial activities, provided tbat the visual
appearance is of above-average quality. The plan
accepts continued mulii-family development along
LEast Meadows Boulevard, although compatible aon-
residentinl uses would be equally acceptable there.
Since the property is withio 2 Planned Development
District, the site plaa approval process can become
the vehicte for providing adequate transilion to the
adjoining single-famiy residential neighborhood.
Mast particelarly, sites next 1o single-famiy houses
will need special transitional treaiment aloag the
applicable property line at the time of development.
The institutional area at the highly visible junction of
1-30 and U.S. 80 is the Swuate Highway Deparniment
Distna Ollice. "

The greater part of the Big Towm area is curremly
zoned "C” Commercial. After implemeatation of the
High-lnotensity-Use policies with regard to the "C”
District, higher standards will apply to huure
development of cutside storage facilities and truck
parking. This will inprove the prosped of enbancing
the <ity’s itnage at its main gateway [rom the west.
Achievement of simlar results on  existing
copstruction will be more difficait.  However, as
building owners need to make medifications totheir
properties, there will be opportunities to bring about
improvements.
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CHAPTER 4
HIGH-INTENMSITY-USE AREAS AND POLICIES

Big Town Arca Policy Recommendations

¢ To encourage additional development, continue a
policy of flexibility regarding laod use, including
permission of high-guality light industrial activity.

« Within the *C" Comnmercial zoning district, permit
the full range of uses allowed, but require
tereening, additional landscapiog and bigh-quality
materials.

¢ Permit additional multi-family uvaits on land
fronting East Meadows Boulevard.

® Devise 0 cooperative program hetween the City
and the State to screen ¢omstruction malerials
storage at the Highway Department District Office,
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MESQUITE DEVELOPMENT GUIDE
1994 UPDATE

CHAPTER +
HIGH-INTENSITY-USE AREAS AND POLICTES

Areas Adjoining Freeways

The general recommendations of this and tbe
preaeding chapter suggest measufes 1o reduce the
impact of potentially unsightly business activitier vith
freeway exposure. Furthermore, the transitional
policies of Chapter 2 create 2 means 10 reduce the
Enpact of freewsy uses o adjoining and pearby
single-family residences. This section discusses
spocific land-use policies within reeoray corriders a2
shown on accompanying maps.

.

{-30 Corridor and [-635 Northward
West of 1635

The 1-30 eorridor west of [-635 has continuoys one-
way setvice roads. The intersections of the service
roads with major thoroughfares at freeway cassingy
are of a modified cloverleal design which divides
exiting Beeway traffic into npornthbovnd and
soutbbound components prior to coteriag the
thoroughfares.  Excapt at these imersections,
additional access to land adjoining the serviee roads
it limited 6 & few streets Jeading exclusively into
residentiat areas. The most common propeny degih
alongside the freeway is abow 300 feet.

Most of these factors have existed [ot over 30 years.
“They serve ta demoastrte that limiling access o otic
digection of travel on [reeways and majot
thoroughfares discourages the development of multi-
tenant retail conlers. Successful relad activity aleng
this stretch of I-30 instead has tended over the years
1o take the form of single, independent dealerships.
Highway-related uses like motels and service stations
have declined, while offices and institutionsappearto
have operaled satisfactorily.

Futute construction, therefore, is likely to consist
mostiy of recdevalopment and small in-0ll projects for
oifice, institutional and limited retail nses. Tae value
of f[reeway [rontage should foster intensa
development of high quality, but i most lotticns
property depth and proximity te single-family
residential areas will Yimit buiiding height.

Typically the prapertyline between corridot uses and
sdjoicing iousing is the rear line for both properties.
The transitional policies described in Chapter 2

provide adequate future proiection ta thess adjacent
homeowners. One location, however, does not
adjoin rear 1o rear in its entirety. Jf feasible to
ohtain, additional measures would improve the
transition along Fair Green Drive.

East of -435

Service roads continue the full fength of 130 sas of
1.635, but intersect major thoroughfares at grade,
This exposure of the ¢ormers to fhreo travel
directions is more conducive to fetall development.
Also, there & over 2 mile of additional sireet
pavement parslleling 1-30 on the south side. Depths
of property between the reeway and these parallel
streels range from about 300 feet 1o over 600 fect.

Therefore, oa the south side of 1-30 east of 1-635, the
infrastructuse is in place 10 create 4 significamt
potential for development, The Monh Galloway
Avenue crossover is suitable for shopping center
aaivity. The remainder of the fronlage besween 1-
635 and Norhwest Drive is sujtable for garden
olfices and low-rise institutions. The fropiage east of
Northwest Drive 2nd the east frontage of 1-635 south
of 1.30 is most suitable for gardeo apartmeats,
pravided thet in the case of the latter there is
adequate transitional treatment along the west side
of Childress Avenus. The existence of planzed
development  districts along the remainder of
Chiddsess Avepue and along the fuli leagth of
Mormingside Drive provides ample opporlunity 1o
secure 4 well congeived transition between corrider
uses and the nearby single-Bamily neighborhoods.

On the north side of 1.30, a daveloper has built a
parallel road extending eastwardly from North
Gatloway Avcnue a distance of almost ¥ of a mile.
The property between the freeway and ihis road
ranges in depth Lrom 500 feet to 1000 feet.

Ta the future, major business develapment along the
nerth side of 1-30 should forus on the east side of
Morth Galloway Avenue extending eastward 1o the
west 3ide of Northwest Drive.  Apanment
consiruction can jake place southeast of the
mupicipal goif course and within the platted tracs
establishing the exdsting apariment development west
of Norih Gaileway Aveaue.
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MESQUITE DEVELOPMENT GUIDE
1954 UPDATE

CHAPTER 4
HIGH INTENSITY- USE AREAS AND POLICIES

1.635 Morth of I-30

Wooded lake Drive connacs North Galloway
Avenus to Ostes Drive approximately 1000 feat east
of 1he 1-635 service toad, creating a viable rela area
there. Major business development in the future
should ocour at the northeast comer of Qoles Drive
and 1-63$ and along the east side of Noith Galloway
Avenue between [-635 and 1-20.  Additional in-fil
business development is likely to oecur between
VWooded Lake Drive and [-635.  Apanment
consiruciion ¢an take place north of Oates Drive
berwesn Long Branch aod the power fran3mission
line.

The only other service road along 1-633 aorth of I-3G
is on the west side, connecting Oates Drive to North
Galloway Avenue and extending southward gest to
an existing resideniial weighborhood. Tand
availability and the praximity of single- family kousiag
limit future development on the west side mastly to
relall  activity suitable within & single-famiy
residential enviromment. Implementation  of
vansitional policies will protect adjoining Bomesites.
However, if an opportunily to obtain greater
protection preseats itscil, additional measures would
be justifiable mext 1o the most southe ry edge of
Yillage Grreen and al the pontheastern coroer of Club
Estates #3.

U.5. 80 Corridor and 1-635 Southward
West of 1.435

Simiat to [-30, 1.5, 80 has continuous service foads
which inlesect major thoroughlares with modified
doverleaves. The nonh side, between the Big Town
business district and the Gus Thomaason Read/Grou
Road interchange, contains a relatively small amount
of vacant Jand amoug a minture of existing busiaess
buldings, multi-family residential uses and ooe
transitional wse. Future developmedt will cousis
largely of low-rise, in-{Tl business uses such 23
offices, institutions and limited retad facdiries. The
same it true of the south side with the exception of
the Schpeider trucking facdity,  That propeny
contains a significant amount of vazot land for
erpagsion. The west branch of South Mesquite
Creek, Westover Patk and Wesiover Greenbelt
protect most of the adjoining peighborhoods Lo the

southwest, However, in a few locations there and all
along the entire southeast side of the property.
additional transitional measures will be approptiate
as buginess development expands.

The U.S. 80 and I-615 Interchange Area

The northwestern, southwestern and scutheastern
quadrants of the U3, 80 and 1-635 interchange are
largely undeveloped and most suitable for busimess
uses. The northeastern quadrant is developed with
spartments and several scaltered business uses.
Additional in-fl] businezs development is likely to
occar there,

East of 1-635

The US. 80 freeway crossings at Nonth Galloway
Avenuc and Belt Line Road arc appropriate for
multi-lepant retail centers where tracis are large
enough to accommodale them. The ramaioiig
propertics are suilable mosily for in-ill business use.
Hanby Drive, the public right-of-way sonth of the
Timbetiand neighborbood, affo.ds a place o provide
additicnal transitional trealment. In addition, 3
small vacant tract at the corner of Hanby Drive and
Belt Line Road serves as a location for transiticoal
office uses. Similasly, three developed properties oa
Ridgevicw Street provide Uransition between housing
lo the west and retail buiidings oo North Galloway
Avenue.

1.635 South of US. 80

1-63§ passes 3 greal tumber of large, curtently
vacant tracts south of L1.S. 80. ANl are best suited for
ultimate business developmeat, with the exception of
two. A large tract between South Mesquite Creek
and Peachtree Road, notth of Skyline Drive, is
appropriate for transilional uses, preferably offices.
A deep tract adjoining the full leagth of the west side
of West Lake Park and Tennis Center, has limited
frontage on Gross Road and extends all the way to
the railroad right-of-way. On that account, it is mest
suitable for apartments. 1o addition (0 these large
tracts, there ate several small vacat parcels ajoog
Gross Rtoad, Military Drive, and Scyeae Road which
provide in-fill epportuaities for limited business
development,
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MESQUITE DEVELOPMENT GUIDE

1994 UPDATE HIGH. INTENSTTV-USE AREAS AND FOLICIES

At the wuthwest quadrant of Seyene Road and 1-635

inl regulatory provisions encourage the
concentration of  recreational, entertainment,
hospitality aud cultural wes in conjunction with the '
Mesquite Rodeo and Mesquile Arena cvepts. The
presencs of = major attraction, which receives
frequent national television coverage, crotes the
potential for a significant number of support bacilities
to sewve the high volnme of Dallas tourim and
convestion business. This area is the most
appropriate location for a collection of redaurants
supper dlubs and other similar eatertainments which
would appeal both to out-of-town visitore and to
regional patronage, aswell a5 o community mterests.,
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MESQUFTE DEVELOPMENT GUIDE CHAPTER 4
1994 UPDATE HIGH-INTINSITY-USE AREAS AND POLICTES

The Railway and Airport Corridor

The Union Pacific Railroad crosses Mesquite 1 to The property surrounding Hudson Municipal Airport
1% miles south of U.S. 80 on a somewhat paralie! is most suitable for industrial develepment, incduding
wue. On the west side of the city the rallroad all land within the 70 Ldn contour (day/night average
p[ov;'de.g teapsier to truck linesin a major ntarm odal sound level) as indicated ca the Airport Land Use
facility. On ihe east sids the railway passcs the Compatibility Plan, If the city should expand to the
northsrm edge of Hudson Municipal Airport. East Fork of tbe Trbity River, industrial use is the
Proximity to all these forms of transponation, aud most appropriate designation for the land in
the associated noise of freight trains and aircraft, Kautman County as well. Berry Road and the
make the comidor generally less appropriate lor tributary which flows into North Mesquite Creek at
residential purposes, highly suitable for indusirial Lawson Road and Clay-Mathis Road seive as the
development and, where adequate automobile access dividing line between the atyport industrial area and
also is available, suitable for business uses as well. exiensive residential development to the west. The

absence of any patural visual screening creates a

need for special transitional treatment on the east

Eastside Railway and Airport Corridor side of Betry Road nonh of the tributary.

On the cast side of the city, the Union Pacilic
Rairoad it flanked by an indusirial area on the nenh Westside Railway Corridor
beginning at Kimbrough Street, extending easrward
into Sunnyvale, and bounded on the nornth by East Cn the west, betwees [-635 and the Dallas city limit,
Keamey Street and Long Creek Road. Transitional large amounts of acreage have become sites for
uses front the north side of East Keamey Street. mostly light manufacturing and disisibution activities.
Signiljeant amounts are stll avallable for similar
The railroad also is Oanked by a proposed industriai industrial development. The sonbern limit of the
area on the south beginping at North Mesquile district is fringed by land seitable for general
Creck, extending eastward into the airport area, and business usags frovting Samueil Boulevard, Ou the
bounded ca the south by East Glen Boulevard. south, the district ends at Military Packway, with
transitional uses appropriale on both sides of
A proposed transitional retail development islocated Miitary Parkway in proximity to existing and future
between Fast Glen Boulevard and Newsom Road residential development east of Town FEast
weai of Clay-Mathis Road, with a transilional olfice Boulevard. The triangle formedby Mditary Parkway,
and retad acea south of it. The transitional area Sam Housnton Road and Town East Bdulevard
between East Glen Boulevard and Newsom Road {Masters Drive) is suitable for general business
east of Clay-Mathis Road coosists of a plaoned development.
industrial development with heavy screeping and
setback vequirements on the south side. Asn Another location where the industrial district adjoins
altemative to this use is single-lamily residential residential ueighborboods is along Town East
development with homesiles backing up Lo East Glen Boulevard betweea Forney Road and Skyline Drive,
Boulevard on the morth. For a distance of up to and along Skyline Drive betwees Town FEast
2000 feet from Clay-Mathis Road the homesiles Boulevard and Peachiree Road. Both Town East
should be commensurate in size with Creek Crossing Boulevard and Skyline Drive serve as main eatrance
Estates 1, while fartber east they need to be a thoroughiares to these residential areas. Therefore,
minimum of 11,000 square feet in area for a depth of development palicy should include additional

al jeast 300 fect northward from Newsom Road. transitional treaiment Lo protect the vehicular
approaches to people’s bomes.
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Westside Railway Cerridor
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Special Transitional Features
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MESQUTTE DEVELOPMENT GUIDE
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Central Railway Corridor
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HIGH-INTENSITY-USE AREAS AND POLICIES

Central Railway Corridor

The most complex area of Mesquite surrounds the
location of the original towm, forming the eeotral
portion of the railway corridor. On ils western limit,
just south of the railroad, 1-635 provides one of the
principal gateways to the city.

Military Parkway and Scyeae Raad Entry

This entrancs from B35 not only serves the
Mesquite Rodeo and Old Town area, it abs is
abundant with apes spacs where South Mesquite
Cieok parallels the [eoway, offering special
opporunaity for landscape and scenic enbancement.

The land along Military Parkway aod Scyene Road &
cleaddy appropriate for general business development,
previded the resulting construction coniributesto the
identification of this location as & prominent
gateway. The land nearest the freeway i most
suftable for shopping or baspitality functions,
including several poteniial restaurant sites.

Old Town

Contiouing easward, Old Town isa 14-block area on
the sauthern edge of the rafiroad designated for core
busipess activities. Because of its long-time
importance as a busisess cester, Gid Town
maintains a visual character hal developers of
upscale, new commercial properties often lry to
cmulate. Current uses consist of 3 variety of retad,
office and (nancial services located o relatively
small, individual buildings. Uses thal waonld be
clearly incompalible are those which would iatroduce
heavy truck lraffic. Otherwise, respect for the scale
aud historic signibicance of Old Town i likely to be
more critical 1o the conlinued success of the district
tban individual uses of structures or land.

City Lake Park Ares

Directly south of Old Town, two distinaly dilfereat
arcas  border the residential neighborhood
surrosading City Lake Fark, An area south of
College Street and along Gross Street is sl
resideotial. An azea west of Belt Line Road and
along South Galloway Avepue i commerel. Since
she sonih side of the city is expericucing 1he greatest

amount of population increase, both areas are
potential redevelopment sites.

The residcntial 2r¢a is shown as suilable for
transittonal uses, of which office nse is the most
likely aon-residential candidate. The « ial
avea is suitable for tetail use. However, both sites
have unigue opportunitics as a consequence of their
prozimity 1o City Lake. With the construdtion of
upper stories, both would have a view of one of the
most seenic spots in the entire city.

Uses which gain value from the existence of a view
include offices, vestaurants, gnest lodgiogs, social
facilities and residential accommodations. A view of
a water feature, moreovar, is on¢ of the most highly
prized. Thereflore, redevelopment of the commercial
atea would achieve considerable added value by
ncluding  view-oriented accommodations  over
ground-level retail faclilies, The 1ransitional area,
on the other baud, would be just as suitable for
residential redevelopment. Structures could be Jow-
rise thers, provided the site acquisition included
adequate park frontage for view protection. The
park, associated activity center and nearby churches
make the area particularly suitable for an older,
though not necessarily less aflluent, age group.

South Belt Line Road Aren

Both sides of Bell Line Road north of its juncinre
with South Galloway Avenue are appropriate for
peneral business usage, provided that activities do got
impede travel on Belt Line Road. Also, Bel Line
Ruoad serves as a principal approach to Old Towu
from the south. Concern for the visual impact of this
arca should be just as great as that for the approsch
ta Old Town [rom the west.

Dalworth Indusirial Area

On the north side of the raizcad, the area bounded
by Kearey Street, Carmack Street, the railroad 2ad
West Lake Park is suitable for industrial use, 23 well
as the area immediately to the sast of it and bebind
the properties Gonting Keamey Street and North
Galloway Avenue. The adjoining propertics fronting
Keamey Street and irs Gross Road continuation are
most sujtable for uses which provide a tramsition
between the industrial district and  residentiai
neighbarhoods to the north.
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Mesquite,

increase in total population,

considered trapsitional.

The land beiween Belt Line Rozd and Nonb
Galloway Avanue, from the raillrcad to a point
saveral hundred fest south of the Grubb Drivs pastal
facility, has been a viable retall area for many years.
S0 has the property facing North Galloway Avenue
on the west side from the raiiroad north to City Hall.
A gimilar amcunt of land between Belt Line Road
and North Gallowsy Avenue frou south of the post
office northward to Mimosa Lane is also suitable for
relail use, but currently it is only partially developed.
1ts devetopment consists largely of health servicss
located conveniently te the Medical Ceater of

The kimited amoust of retail expansion in the area
over the past 10 years, coupled with a projected
population inerease in the immediately sumounding
area of onfy 15% over the next 15 years, makes the
probability of further significant retail deveiopment
questioaable for the near term. During the next 10
years, sirengibening and supplementing the medical
services of the area seems likely to achicve greatet
success. Health services supply the needs of a much
larger surrounding area in a cily where the number
of people 50 years of age or older (and therefore
more [requect users of medical Facilities) increased
B2% during the previous decade, compared to 2 51%

Transitional uses on Nonh Ebrite Street aod the
institutional uses on the west tide of North Galloway
Aventie serve 85 a buller 1o adjoining residential
neighborhoods, while additional transitional uses arc
appropriates around the porth cod of the extended
retail distriat. Ouly one block on the west side of
North Galloway Avanue,between Ciesthill Drive and
Willowhrook Drive, is shosn as suitabie for single-
family residential use. Ensting houses face the major
arterial street in this location. The use is not ideal.
However, cousidering the shallow depth of the lots,
it may be beter than many other alternatives. The
most scceplable choice for redevelopment is office
use, but only il approached systematically theough
the assembly of individual properties and reduction
of the number of driveway entrances from the street.
If redevelopment for non-residential purposes weie
10 oeaur, the property east of North Galloway and
south of Mimosa Laac would need no longer to be

MESQUITE DEVELOPMENT GUIDE CHAPTER 4
1954 UPDATE HIGH-INTENSITY-USE AREAS AND POLICTES
Morthside Retail Area
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MESQUTTE DEVELDPMENT GUIDE
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CHAFFER 5
LOW.INTENSITY-USE AREAS AND POLICIES

Purpose

The Mesquite Developmeot Guide 1994 Update Map designates those
areas (arthest removed from the city’s prineipal business districts,
(reeways, railroad and sirport as Low-Intensity-Use areas. The purpose
of the designation i 10 satisfy the ganeral objectives contained within
the Policy Framework by encouraging, protecting and maintaliing the
predominance of low-density cesidential neighborhoods. The separation
of family-oriented neighborhoods from more conceatrated, highly public
areas provides privacy of life-style for suburban residents.

The activities which the City encourages within Low-Inteasity-Use areas
include both residential and non-residential uses. Apartments and other
multi-famiy residential uses, however, are incompatible with low-density
development. Suitable non-residensial activities consist primarily of
educational, religious, recreational, institutional and public uses, as well
1s coavenience retail facilities.
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CHAFTER $
LOW-INTERSTTY-USE AREAS AMD POLICIES

Policies for Residential Uses

Land Zoned Mulii-Family

The City should not permit any increases in density
oa 1and zoned multi-family Jocated within areas the
Mesquite Development Guide designates for low-
intensity uses. Wheo mulii-family zoaing ocsurs on
undeveloped property within these areas, the City
should reclassify the property to a lower density,

Conversion of Land Zoned for Business or
Muiti-Family Use

In lew-iateasity.use areas when lznd zoped for
business use is converted Lo residential use, or when
laud zoned for mult-family use is coovered to 2
lower deosity, townhouses or dupleses are
appropriste on cortain conditions, The conditions
are that there must be direct access 10 3 major
apterial street and that the new deveiopment must
nol make use of existing residential streets or alleys.
Otherwise, an appropriate maximum deasity for
tesidential development is § dwelling unils per acre.

Small Single-Family Lots

The Mesquite Developmenl Guide promotes the
predominance of low-deasity residential
development. The majority of new single-(amily
tesidential development within Mesquite, therefoce,
should be on conventional single-famiy lots.
However, certain locations are appropriale for
smazller lots. These are locations which cwreatly are

s

zoned for business or mulli-Eamily uses or which,
because of their limited size or unusual
confignration, are infeasible for larger Jot
development. Small single-family lots should be
confined to the periphery of conventional housiag
areas and imited to davelopments of £00 Bouses or
less with density not exceeding 5 units per acre.

Conventional Single-Family Lots

The majority of new single-family residential
development should be on lots a1 least 7,500 square
feet in area. As distapee from principal (rasway
access increates, liousing deasity should decrease.

Large Single-Family Lots

Latge-lot subdivisions usually accommodate larger
héuses for 1hose who can afford to meve up.
Garland, Grand Praine, Duncanville and DeSolo all
have witnessed the production of enclaves of more
expensive homes within larger-fot developments.

Families with $75,000 annval mcomes, or greater,
represent a pool of potential homebuyers for this
type of housing. Mesquite bas more families with
this much income than 3 of the other 4 cilies
mentioaed.

o
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LOW. INTENST IY-USE AREAS AND POLICIES

Vnlike most of these cities, however, Mesguite bas
80 area where median income is markedly higher
than all the rest, indicating that upper-income
{amilies in Mesquite bave not concentrated in
peighborhoods designed cspecially to acommedate
tbern.

Families in Dallas County’s
Esastern 80d Soulhwestern Suburbs
with 1990 Ineome ovey 575,000 Annually

No. of
City Pojpulation Families
Deloto 30,615 1,751
Dugncaaville 33,748 1,430
Garand 180,435 5,040
Grand Praisie® a1527 1,689
Mesquite 101,484 2317

* Dnllas County poniicn

The City of Mesquite shares significant responsibility
for meeting the necds of the community’s move-up
markes. It can respond best by establishing a lask
force 1o oea) with 1he challeage and by designating
ateas  exclusively for development of lots 15,000
squate leet to % acre in size. The City should
respoad even if the end result s a reduction in the
pace of overall development. The privale sector
should sbate in the promotion of upper-end housing
by underwriting & detaded market study.

Stngle-Family House Size

Liviag standards have changed siace the iitial
enactment of minipum living area requirements
within the Mesquite Zoning Ordinance. Families
occupy more intericr space. To promote (amiy
erientation of neigh >orhoods, the minimum kiving
area prescribed by each single-lamily residential
district should be inc-eased by 200 square feet to the
{ollowing standards:

R-3 Residential District.... ...1500 square leet

R-Z and R-2A Residential Districis...} 700 square feet

R-1 20d R-1A Residential Districts...2000 square feet

Affordable Housing

The City also has an obligation to insure that its
regulations do not restrict the ability of moderate-
inchme families 10 purchase housing. Therefors, the
zoming ordinance should continue to include
standards which permil development of médetately
priccd homes.

Neighborhood Conservation

The City needs 1o sirengthen it standards of 20ning
aad ende enforcemeat. The City should encourags
homeowners associations designed to  promote,
maintain and preserve residential real estate values.
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MESGUTTE DEVELOPMENT GUTDE
1996 UPDATE

CHAPTER 5
LOW INTENSITY.USE AREAS AND POLICTES

Palicies for Nen-Residential Uses

Business Within Low-Intensity-Use Areas

The City's poliey is 10 confine most of its Commercial
and Light Conumercial zoning districts (o areas
desigaated for high-intensity use in the Development
Guide. To serve local needs and convenienee within
low-intensity-use areas, the Ciry most often has chosen
a more restrictive district called General Retail. The
intent has been to place heavy usage near lhe
freeways and to keep outside waffic away from
residential neighborhoods,  However, the zoning
ordinance does not address Lhe question of market
penstration.  In its busipess distdets it, instead,
differentiates betwesn the kinds of merchandise for
sale, Consequently stores which depend on 2 market
arca wuch farger than the city's population can be in
the same shopping center as those serving a local or
neighborhood market.

Where butinass zoning ocours outside high-iniensity-use

areas, a5 desipnated in the Mesquite Development
Guride, the business wses should at least benefil the
neighborhoods upon which they intude.  The Cliy
should develop @ means of bmiting business activity
within areas designaied for low-intensity wse.

Additional Convenience and Neighborhood-
Oriented Retail Development

Most retidents of Mesquite should be willing to travel
meote than 2 miles (o buy groceries, building materials,
garden plants and auto parts, o7 to get a pet groomed
or 2 car washed. They should be willing to ravel §
miles or mote for an oil change or to shop for
clothing, furniture and appliances. Howewr, moa!
residents would expect to be ablc 1o find a placs 10

buy a loaf of bread, a gallon of milk, medidnes,
gascline and take-out food orders, like pizza, within 2
miles of home, as well as to find video rentals and a
dry cleaning pick-up ftation.

The only location in Mesquitz not within 2 miles of a
high-intensity-use area, or similar area in an adjoining
¢ity, ic a 1200-acre portion of the largely undeveloped
southeastern sector of the city. Therefore, additonal
xoning for conveniaice and neighborhood-origued
businers, if any, thould be Emiled to this undeveloped
Southeastern port of the city. Any such business zoning
shunild occur no more frequently than once @t ooy
other injersection of major thoroughtfares.

Excessive Convenience and Meighborhood-
Oriented Business Zoning

Usually, residential developers feel eatitled to reczive
the benelit of the commerdal value they create by
atteacting home buyers to their subdivisions in
sufficient numbers to produces a viable retail market.
Consequently, they frequenily have arranged their
residential streets and lois toincorporale sites suitable
for convenience or community business development
but oot suitable for conventional single-family use.
Acrzs of long-vacant sites zoned General Retail
adjacent to single-family subdivisions in Mesquite
attest Lo excessive optimism concerning the viability of
thzze Jocations for retail purposes. The most desimable
option for these propenties is residential development
wiith fof sizes and home sizes similar (o the surounding
developmeni.
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MESQUTTE DEVELOPMENT GUIDE

1954 UPDATE

3
LOW-INTENSTTY-USE AREAS AND POLICIES

Proposed Implementation

o)

Establish a new single-family residential zoning dlassification for
Tote al least 18,000 squate [eet in area, having a minimum of
120 (eet in width, with a front yard at Jeast 40 feet decp, and
‘wilh a minimum living arca of 2,400 square [est.

Designate arzas suitable for this new zoniag classification, as
well a3 for the R-1 residential district and R-1A rasidential
district.

Reclassify an adequate amount ofland in these three categories
to assure that land will be availabie for new conveational dnd
large-1ot housing in the future.

Raise the minimum living arca requirements of cach single-
family zoning distriet by 200 square feet.

Reconsider the appropriatensss of existing multi-family zoning
Jocated cutside high-intensily-use areas.

With rar= exception, confine additional business 20ning 10 the
high-intensity-use arcas designated in 1his guide.

Revise the General Retail district 10 limit further the siope of
business activity.
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MESQUITE DEVELOPMENT GUIDE CHAPTER §
1964 UPDATE LOW.INTENSETY-USE AREAS AND POLICIES
Areas Uses

Low.Intensity-Use Areas cousist of thirteen sections
of the city outside High-Intensity-Use Areas:

Ares 1
Area 2

Ares 3

Area 4

Area §

Area §

Area 7

Ares 8

Area 10

Area 11

Area 12

Ares 13

(notth of 130, west of 1-635),
(north of 1-30, east of 1-635),

(south of 1.30, north of 11.5. 80, west
of 1-635),

(eouth of ¥-30, norih of (LS. 80, east
of 1.635),

(south of U.S. 80, north of Usico
Pacific Railsoad, west of 1.635),

{scuth of U.5. 80, aorth of Unica
Pacific Railroad, east of [-635),

(south of Union Pacifie Raflroad, west
of 1-6353,

(south of Uniom Pacific Railroad,
north of Bruton Road, cast of 1635,
west of Pioneer Road),

(south of Union Pacific Railroad,
north of Cartwright Road, et of
Pionear Road, west of F. P. Lucas
Boulevard),

(south of Berry Road, nonh of
Cartwright Road, east of F. P Lucas
Boulevard, west of Lawson Road),

(sowth of Bmton Road and
Cartwright Read, east of 1635, wesl
of F. P. Lucas Boulevard),

(south of Cartwright Road, east of F.
P, Lucas Boulevard, Wesl of Lawson
Road), and

{cast of Lawson Road)

Uses designated wilhin Low-Intensity areas consist
of:

Genernl Businese,

Retait,

Transitional,

Multi-Family Resioential,
Mederate-Density Residential,
Low-D.nsity Residential,
Institutional, and

Open Space

The Geocral Business designation accommodates 2
broad range of isolated commercial activities. Uses
may inchide retalling, business services, wholesale
operations, and warehousing. The Retail designation
is reserved for areas where shopping and persopal
sevices are 1o be the primary activities. Teansitional
uses ean be offices or institutions. When located
within Planned Development Districts Limited retail
aciivities and olbier uses way be suitable for
transitional purposes as well,

Areas shown s suitable for Mulli-Family Residential
are intended primarily (or garden apariments, while
the Moderate-Density Residentisl  designation
denotes principally duplexes and townhouses...mosily
in the & to 12 dwelling units-per-acre range. ‘Low-
Density Residentisl indicates single-family detached
dwellings. The text and maps specify dessities far
future development or redevelopment.  The
Institutional designation i for public uses,
educational purposes, medical 1reatment and long-
term care facilities, :

PAGE 5.7
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MESQIATE DEVELOPMENY GUIDE
1994 UPDATE

CHAPTER §
LOW-INTENSITY -USE AREAS AND POLICIES

Area 1

The most northwesterly pant of Mesquile, Area 13
north of I-30, west of 1.435, and adjoins the City of
Dallas. It consisis mestly of residential
neighborhoods with lot arcas usually no less than
7200 square feet. Few vacant or underdeveloped
sites remain. Of these, only four are suiable for
residential use.

The largest of these four sites is a 13-acre vacant
tract located at the corner of Gus Thomassen Road,
Maylee Boulevard and Mandalay Drive, across froc
singie-family houszs oo each of the other three
corners, The site will yield over 30 homesites.
Therafore, it is feasible to increase lot sizes and
bome saes io create a2 wnilied single-famiy
residential neighborhood a step above its immediate
environs.

The gecond largest of the four properties is suitable
for moderate-deusity residentiai development. The
tract, containing 4.8 acres, is located ou Oates Drive
and San Marcus Aveuuc adjcining a business on the
noriheast comer of those two stremts. Tt faces
duplexes across San Marcus Avenue and a shopping
center acrost Oates Drive. A draipage channel
separales the site from the rear of business buildings
facing Gus Thomasson Road. This property is
appropriate for up to 60 units of residential
development at ag average density of approximately
12 dwelling unite per acre.

The third Largest of the four sites is 2 3%-acre vacant
tract on ths south side of Oates Drive between
Motley Drive and Sherwood Drive. [t i8 suitable for
in-fdl single-family reside atial development with lat

sizes and home sizes comparable to shose of the
housing it adjoing and to those across the street

The smallest of the four sites {x a Z.2-acre tract upon
which the historic Wheat home iz located The
property is on the southeast ¢ormer of North
Galloway Avenue and Moolclair Lane. If
redevaloped, the vract is suitable for in-fll residential
construction with lots and structurcs comparable to
the surrounding garden homes. Howsver, in
preference to redevelopment, the City should
consider allernative and creative uses which would
preserve the existing structure and groupds a5 2
historie site.

in additionto vacaot and underdeveloped residential
land, several zolated noa-residential tracts remain
vacant within the strip of business development 2long
Gus Tonomasson Road and along Oates Drive on
both sides of Gus Thomasson Road  These
properties are appropriate for personal services,
offices, and limited retail use.

Cf thie developed business properties, the retail sirip
center between Oates and Moon Drive and bebind
the houses which front on Sidney Drive ptesents a
special problem. It has proven to be cnly marginally
successful for ily intended purpose. To prevent s
further deterioration and the adverse elfects which
that ¢an have on the adjoining residential
neighborhood, the City should consides allernative
and creative uses designed to generate economic
viability without harmful inirusion on the
surroundings.
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MESOUITE DEVELOPMENT GUIDE
1994 UPDATE

CHAFTER §
LOW-TNTENSITY-USE AREAS AND POLICIES

The most northecly part of Mesquite, Area 2is noith
of 1.30, east of 1-635, and adjoins the City of Garlaad.
The portion north of Oates Drive is developed largely
with single-farily homes, The portion south of Oates
Drive is predominantly undeveloped.

The greater part of the undevelop=d land is
approgriate for single-family residential development
on lot¢ a minimum of 8000 square fest in area,
Because of the number of pew homesites that ean
aeeur on this property, he markst is likely Lo support
houses larger than those north of Oates Drive, The
property direetly north of the Dallas Christian School
building comptex is similarly suitable for single-family
residential development. However, the Arca 2 map
shows it s instituriopal becatse of the long-ierm
prospect of the school using it for educaticnal
purposes, The undeveloped lasd at tbe southeast
corner of TFrails Parkway and Northwest Drive i
appropriate for development of housiag at lownhouse
density or possibly lower,

T'he small vacant eracts on the south side of La Prada
Drive and the north side of Oates Drive, in addition

Area 2

to one facing Narthwest Drive just north of where it
crosses Loag Branch, are suitable for transitional uses.
Construction on all these sites for affices or Gmited
retail use, bowever, is unlikely to occur prior to the
next update of the devclopment guide. Some sites
may remain vacant usless developed for residential
use. Two of the parcels are of sufficient size and of
proper configusation to accommodate single-family
resideatial construction. One is the 3.8-acre parc:l
fronting the north side of Qates Drive and the west
side of Northwest Drive, abutting the servics station
and convenience store at the worthwesy cormer. A
continuation of the development of garden homes 'ike
those adjoining on the north could occur on this
property as well. The ather such site faces La Prada
Drive. The size and shapc of that block is alwest
identical 1o the vesidential block disgetly west of it,
wraking it equally suitable for similar developmzat.

The small vacapt tracts on the south side of Oates
Drive cast of lhe power transmission line are
appropriate for retail uses. The site on the soutbeast
corner of Oates Drive and Wooded Lake Drive is
suitabie for indoor geaeral buisiness usage.
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CHAPTER $
LOW.INTENSITY-USE AREAS AND POLICTES
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MESQUITE DEVELGPMENT GLIDE
1994 UPDATE

CHAPTER §
LOW-INTENSITY-USE ARPAS AND POLICIES

Aren 3
suitable for additionat retail usage.

Bounded by 130, 1-635 and US. 80, and ocated
berween the Big Town and Tonn East area business
conters, Ares 3 is an almost fully developed and
priznarly residential comeanndvy. Al the emaining
vacant tracts are ¢uitable for transitional uses with two
exceptions. A JM-acre undeveloped site on Baker
Drive opposite Parkside Drive is appropriate for up to
32 upits of bowsing at a moderate depsity ‘of
approdimately O dwelling units pes acre. Also, the
partiaily developed southwesiern quadrang of Town
East Boulevard and Motley Drive, bounded on its
southern and western sides by drainage channels, i

Of the vacant properties designated far teansitional
ey, four may be suitable for in-Gill residential
development as well, at lot and home sizes
comparable to those adjaccnt to them. The
uwndeveloped land on the nonh side of Town East
Boulevard immediately ast of Rusiown Drive is a
possible candidate, along with the parcels on the
sourhwest and northwest corers of Baker Drive and
Town East Boulevard, and a vacant site on the west
side of Motley Drive south of Town East Boufevard,
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MESQUITE DEVELOPMENT GUIDE
1994 UPDATE

CHAPTER 5
LOW.INTENSITY-USE AREAS AND POLICIES

Area 4

Located adjoining Gasland and Sunpyvale nosth of
US. 80, south of 130 and cast of 1:635, Arca 4 is
more than 75% developed. The largest area of vacant
land adjoins Bedt Line Road both notth and south of
Northwest Drive This property is the moct significant
undevcloped parcel both suitable for single-Tamily
cesidential development and available in northern

Mesquite. Dhue 1o its size and convenient location,

ecopomice should suppert home sizes larges than
those aearby. Lot areas should be 4 misimun of 3000
square fect.

Another vacast area which has potential for
residential development of a timilar nature adjoins the
cast side of Nerth Mesquite Creek berween the week
and tbe Sunnyvale cty lmit. However, sincs the
Yargest of thess propesties fronts Bell Line foad w
Supnyvale, within a commercial distict, an alternative
use aceeptable to the City of Sunnyiale, may be s
appropriate.

Al remaining vacant land suitable for residential
development comsists of smaller siles which are
apprepriate for in-fill development with lot and home
sites comparable o these in the immediate
surcoundings. ‘These tracks are Jocated on both the
north and south sides of Bames Bridge Road between
Arrowwood Strest zad Mesaview Drive; on both the
north and south sides of Town East Boulevard
between Willowglen Diive agd O'Hare Drive; and
scuth of Tripp Road both between Timberland and
Bradford Park subdivisions and to the south and west
of Bradford Park.

Other undeveloped sites are suitable for transional
wes. These include propenies on Barses Bridge
Read both at Belt Line Road and at Palos Verdes
Drve; on Town East Boulevard cast of Norh
Galloway Aveoue; and on North Galloway Aveme
hetween Tripp Road and Americana Lane.
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WESQUITE DEVELOPMENT GUTCE
1994 UPDATE

CHAPTER S
LOW-INTENSITY-USE AREAS +ND POLICIES

Area §

Adjoining Dallas, Area 5 is located south of U.S. 80,
aotth of the raitroad and west of 1-635, Almost
exclucively residential, it contains less than 5 aeres of
undeveloped land,  The vacant property faces
Peachires Road at the southwest corner of South

Parkway. Most of it is suitable for transilional uses.
The frontage on South Parkway, however, could be
resubdivided into three or fowr single-family
residential lots.
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CHAPTER 5
LOW.INTENSITY-USE AREAS AND POLICIES

Area 6

Adjoining Sunnyvale, Area 6 is located south of US,
&0, nosth of the raiiroad and cast of 1-635. While
largely deveioped, it siil contains several vacant
propertics which are suitable for single-family
residential development,

Along Gross Road in excsss of 40 aeres surrounding
the Somesset Park Apartments, just cast of the homes
faciog Ridgeview Street, is more appropriate for
single-family housing at a density of up 10 6 dwelling
ugits per acre than it is for additional apariments.
Over 6 aces of vacant [and fronting Gross Read
adjacent 1o the southeast side of Emitt Evans Park is
appropriate for conventiopal single-family housing oa
lots 80 smaller than 7200 square fecl in area.

Betweea North Galloway Avenue and Belt Line Road,
several large vacamt tracs alse arc suitable for
conveaticoal single-family bouses with lots of 7200
square feet or more, Oz site fronts North Galloway
Avente and wraps around the City's water slorags
facility norch of Hillaest Stzeet. Another bas frontage
both oo North Galloway Aveaue and Ramge Drive
adjacent to the Crescest Manor and Mesquite
Gardeas apariment complex. A third fromts both
Range Drive and Belt Linc Road adjeining tie
Galloway Place subdivision along its northera side.

The remaining vacant land suitable for residential use
is east of Belt Line Road. Ovey 50 acres fronts East
Kearney Sireet, surrounded by Broadmoor, Parkvdew
Addition aad Meadowareek subdivisions. This land is
appropriate for Jot sizes of 11,000 square fest or more
and home sizes larger than those immediately
adjoining. An additional 25 acres nesth of Parkview
Addition #2 asd adjoining Samuell Farm is suitable
for single-family residential lots at least 8000 square
fest in area,

Of the vacant property appropriate for non-residential
purposes, the land fronting North Galloway Avenue
and Hiilerest $ireet next to the Hillerest Apartments
is suitable for retail development. Similasly, a small
site fronting Hillerest Streex on the opposite side and
behind the commercial building which fronts North
Galloway Aveauc is suitable for transitional uses.
Also, atout 8 acres on the northeast camer of Belt
Linc Rsad and Mimosa Lane s approprate for
indoor gezeral business uses,
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MESQUITE DEVELOPMENT GUIDE

CHAPTER §
LOW-INTENSTTY-USE AREAS AND POLICIES

1964 UPDATE

Area 7

Located adjoining Dallas and Balch Springs south of
the raflroad and west of 1-635, Area 7 coatains
housing widely varying in age. Most of the vacant
fand is appropriate for additional single-family
houses with lots a minimum of 7200 square feet in
area, However, some is nol.

A large part of the undeveloped property south of
New Market Road betweea Hickory Tree Road and
1.635 is suitable for up to 5 single-Lamily dwelling
units per acre 35 permitted by existing zoning, The
vacant site on the south side of Scyeme Road
between Prachiree Road and Siadium Drive is
appropriate for indoor general business vsage. The
land adjoining 1-635 between Bruton Road and Lake
June Road is appropriate for multi-famiy residential
developmeat and a small amount of indoor general
business usage oo the portion mearest Lake June
Road. The nonkwest corner of Peachtree Road and

Military Parkway stll cootains two sites which are
unbuilt sad best suited lor contnvalion aod
completion of the business park at this location.

Other small vacant lots are svitable for in-fmt retad
development such 25 several of the vacant properties
fronting Bruton Road east of Hickory Tree Road
and within 500 feet of the intersection, and about §
acres of vnderdeveloped Jand on the south side of
Scyene Road between Brunswick Lane and Old
London Lane. In addition, if an adequate market
demand wers Lo oecur, all or part of the undeveloped
acteage froating Militasy Parkway, Sam Houstor
Road and Eastwood Drive may bs suitable for olfice
or light industrial use, if appropriate transition 1o the
cdisting neighborhood is provided. It is shown as
single-family resideatial use with lots a minimum of
7200 square feet in area because of previous lack of
demand for additional industria or office land
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MESQUITE DEVELOPMENT GUIDE
1994 UPDATE

CHAPTER $
LOW. INTENSITY-USE AREAS AND POLICIES

Adjoining Balch Springs, Area 8 is east of Interslate
$35, south of the railroad and west of Pioneer Road.
East of South Mesquita Creek, it lies north of Bruton
Road. West of the creek, it is north of the city limit.

The largest amount of undeveloped land is bstween
South Mesquite Creek and 1635, Most of this land
is suitable for single-family residential lots at least
8250 square feet in area and homes wilh at Jeast
1800 square feet of living space. The vxceptions are
a )4-acre shopping ceater site on the northeast
corner of Bruton Read aod 1-635, and a small
copvenience retall site ai the vortheast cormer of
Mew Markel Road and 1-635.

Area 8

The few remaining undeveloped residantial sites easi
of South Mesquite Creek are suitable for single-
family resideatial lots at sizes equal to or exceeding
the minimum requirements of the current zoning.
Also, saveral vacant tracls are appropriste for retail
uses. These include the undeveloped postion of the
porthwest comer of Bruton Road and Beit Lins
Road, the northeast corner of that same intersection,
the northwest comer of Bruton Road and Pioneer
Reoad, the southwest comer of Pioneer Road and
Newsom Road, and tbe land bounded by the
ralroad, Pioneer Road, East Davis Street, and
Phillips Street,
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MESQUITE DEVELOPMENT GUIDE
1994 UPDATE

CHAPTER 3
LOW-INTENSITY-USE ARFAS AND POLICTES

Bounded by the raiiroad, F. P. Lucas Boulevard,
Cartwright Road, Bruton Road and Pioneer Road,
Area 9 contains some of Mesquite’s most recent
residential neighborhoods, With five exceptions, all
of the vacant developable land is suitable for
additional single-family residential development.

Four of the sxceptions are relail sites. One is
located al the northeast comer of Bruton Road and
Pioncer Road. Anotber is at1he northeast corner of
Pionest Road and Sierea Drive. The thisd it at the
soutbeast corner of Clay-Mathis Road and Newsom

Area 9

Road, while the founh is at the sorthern comer of
Clay-Mathis Road and F. P, Lucas Boulevard. A
fifils vacant tract on the east side of Clay-Mathis
Road, betwesn Bareita Drive and Weatherby Drive,
iz appropriate for transitional uses.

The temaining developable land is suitable for a
variety of residential densitics ranging from 2%
dwelling unils per acre 10 6 dwalling ugits per acee.
The levels of density appropriate lor sach vacant
parcel are thown on the Area § map.

Density Conversiou Table

Turget Deasity Minimem Lot Stxe Average Lat Sine
(Uniw/Aere) (Square Feet) (Square Feel)

% 12,000 13,000~ 15000

3 19.000 11,000 - 12000
3% #,000 10,000 - 11,000

4 3200 200G - 10,000
L3 1500 500 - 9000

5 6,500 1000 - 8,000

L ;L0 $,000 - 1,000
r3ico ity Values 1o Lot Sizap: The abawe ble furnishes vahies for mosverting preaaribed dwelling Gnils per 3cte 10 Tyl

Tot sites. ‘While variation may our on sites of dilfering coafiguration sod Wpograghy, deveiopment wilh ot sites no waailer (han the
minimum thown ia e Winimum Lad Size colima of the 1able wwalty %) producc s ratio of dwelling anits per acie chone 16 that shown
on the same line in the Density couma, The colums headed Awsrmpe Lot Size indicates the range within which the avetage kot ares
frequenly [alls when 2 subdivision if deveioped Witk the comeas di ind Vot sz, The range of average Jot tizes is 6 10 25
percent greater than the misimum ot 1ize becavse property ind nreet conligurations rarely permit £ach ol 1o be asaly 1lse minimuas
area
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Area 10

Area 10 is bounded by F. P. Lucas Doulevard, Berry
Road, a tributaty of North Mesquits Creek, Lawson
Poad and Cartwright Road. It is neary 50%
developed, mostly with recent single-family residen-
tial subdivisions. With thres exceptions, the remain-
ing developable land is suitable for additional single -
Eamily residential construction.

Two of the excaptions are retaisites. Oe it located
at the eastern comer of Clay-Mathis Road and
Edwards Church Road, The other is at the northern
cornst of Lawson Read and Cartwright Road. A

third vacant tract, located at the southern coner of
Edwards Church Road and Helen Lane, is 2 school
and park site.

“The larger blocks of developable Jand are suitable for
a residential density of 4 dwelling units per acre.
Smaller vacant sitas along F. P. Lucas Boulsvard are
suitable for densilies varying from 3% dwelling units
pet acre (o 6 dwelling units per acre, as indicated on
the Area 10 map.

on 1 sanc line it the Dyntity column.

Density Conversion Table

Target Density Minimam Lot Siz Avarage Lol Stz
(UnitsAcre) {Squarc Feer) (Saquare Feet)
14 12000 $2,000 - 15,000
3 10,000 11,000 - 12,000
3 9000 10,000 « 11,000
4 8,100 9,000 « 10,000
4% 1300 8000 - 960
H 6400 7000 - 3,000
5 5300 400 - 7,000
rsion of Danaity Values 1 iz The shove (able furnishes values for copverting preacribed dwelling uails per 3or¢ fo ypical

Tol sizet. While vanaion may occur on fites of differing configuralion and topography, development with fot 1xes 1o wnaller i the
minimacn showa in 1he Minimam Lat Sizz column of the table usdally will produce 2 ratio of dwelling uaits par acre tiosa to bt thown
The momn headed Awerwge Lot Sizs indicales the range within which the average bot area

(requently (ails wvhea 2 subdivition s devtiop d wAtl the

area

percend gresicr than the misimum ot size beciuse property an:l :lrecl"oonfgurltim rarely permit each lot 1o be exacily the misimun

lod size, The range of swersge ot tizes s 6 1025
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CHAPVER §
LOWINTENSITY-USE AREAS AND POLICIES

Ares 12 i3 bounded by F. P. Lucas Doulevard,
Cartwright Road, Lawson Road and the southem city
limit. It is 90% undeveloped. The majority of the
developable iand iz suitabie for single-lamuly
residential development ranging in deasity (rom 2%
dwelling units per zcre 10 4 dwelling unils per acre,
as shown cn the Area 12 map.

One vacant site is appropriate for retail uses, It is
located at the southern comer of F. P. Lucas
Boulevard and Cartwright Road. Two vacant sites
ars suitable for genera) business uses, One is locared
at the northern comer of McKenzie Drive aod
Lawson Road. The cther ic on the south service
road of Ioterstate 20 froating Lawson Road and
Lasiter Road. A bigh school site is located at the
southern comet of F. P. [ucas Boulevard and
Cartwright Road. Ancther school site is located on
McKenzie Drive,

As the impact of the AdM Enginecring Extension
Service/ NORTEEX facility, being buillt a1 Lumiey
Road and [-20, can be more fully evaluated, it may
be apprapriate to designate the areas surrounding
the Lawson Road and I-20 interchange as a high-
intensicy development atea, in order to accommiodate
service related tothe NORTEEX [acility. The high

Area 1

»

intensity area may include both the Woodland Park
subdivision, to the nosthwest of the interchange, and
the vacant land, previously the Hidden Valley
addition, to the norhwest of the subdivision. A
subarea study and amendment of these policies may
become appropriate at that time.

Coaversion of the exsting Woodland Park subdivi-
sion is ot supported, unless all residences convert at
one lime, or unless satisfactory protections ase @
place for the remaining residences to assure the
suitability as 3 residential eavironcmta during the
period of iransition,

The above policies are providing Lhe geasral basis for
a mote specific sector pian which is currently being
developed for a large pontion of 1his area in order to
capitalize on 1he upique opportunities which are at
tiand 1o combine the 35 acre park recently pur-
chased by the City with the expansive flood plain
area in order to create a distinctive open space and
recreational arca, including golfing. “These facilities,
in wurn, open the opporunity to creats a distinctive
residential environment, Upoo its completica and
adoption, the sector pian will provide more specific
guidelines and policies [or the development of the
majority of Areas 11 and 12,

Density Couversion Table

Thrge! Donanity Minimem Lat Sise Averzes Lot 5im
{Uniw/Acre) {Squure Feet}) {Square Feai)
1% 12000 13000 - 15,000
3 10,000 L3000 .+ 2,000
34 9000 10000 - 11,600
4 5200 9000 - 10,600
Ay F00 4000 - 9,000
b 6600 7000 - 8,000
[ 5500 4000 - 7,000

Conversion of Deapirs Vajues 1o 1ot Sizes: The above labke furnishes values for aonverling prescribed dwelliag units pee xse 1o fypical
ion tizes. Whide varutics may ocour on sites of dilffering configuration and topoyrapby, development with lot sitcs oo smalker thia the
miniguugr shrown in ¢ Wimimemy Loc Sior cclamn of the wable vaually wil praduee 2 ralio of teelling snits per acrs cioss 1o 1had sbosn
on the mme loe in be Donasiy column. The column hesded Avemper Lor Sizs indicates the range within whick the sverage lot area
(requently (allt whes 3 subdivision i developed wilh Ihe correaponding minimum 1ot size. The cange of average Yot sizes o § to 25
percent greater than the minimum kot site becanse property and sirect configurations racly pemmil @a ot 30 be <tacily the minimum
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CHAPTER $
LOW-INTENSITY-USE AREAS AND POLICIES

Area 13 is the most southerly portion of Mesquite,
bounded by Lawson Road, North Mesquite Creek
and the southeastern city imit. The area is sparsely
developed, primarily with houses on large lots,

Two vaant sites are suitable for general business
uses. Both front Interstate 20. One is located on
the north service road of the Interstate adjoining the
cast side of Lawson Road. The other adjoins the
east side of Lawson Road on the south service road
of the Interstate. An undeveloped tract on the north
side of Interstate 20 on the east side of Lumley Road
is the site for a future Texas Engineering Extension
Service facility for Texas A&M University.  All
remaining developable land is appropriate for single-
family residential construction at densities ranging

Area 13

from 2% to 4 dwelling units per acre, as shown on
the Area 13 map.

As the impact of the A%
ServieeNORTEEX facility, being built at Lumley
Road and I-20, can be more filly evaluated, it may
be appropriate to designate the areas surrounding
the Lawson Road and 1.20 interchange as a high-
intensity development area, in orderto accommodate
service related to the NORTEEX facility. The high
intensity arca may include the Lumley Road and Old
Lawson Road areas north of the freeway; however,
care must be taken to protect existing homes dumg
the transition period. A subarea study and amend-

ment of these policies may become appropriate at
that time.

M Engineering Extension

Target Density Minimum Lat §
(Unit/Acte) (Square Feel)
2% 12,000
3 10,000
3% 9,000
4 8200
45 7300
3 6,600
é 5,500

Conversion of Density Values 10 Lot Sizes: The above
lot sizes. While variation may cocur oa sites of differing coaliguration and ¢

showm in the A ot Size column of ©
0 the 1ame line is the Denrity column, The column
(requently falle when 3 subdr

Deasity Couversion_ Table

table furnishes values for coavert)

he tabie usually will produce a raiio of
headed Awmage Lot Siza indicates the range

ize Aversge Lot Size
(Squase Feer)

13,000 - 15,000
11,000 - 12,000
10,000 - 11,000
9,000 - 10,000
8,000 . 9,000
7000 - 8,000
6,000 - 7,000

ng prescribed dweliing units Pef acze to typical
deveiopment with lot sizes no smaller than the
dwelling uaits per acre close 10 tbat shown
within which the average ot ares

opography,
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Purpose

The availability of good trapsportation isa keyto community vitality and
well.being.  The location and efficiency of major tralfic arteries is a
principal iogredient in the success of eoglemporary land use within
subyrbap eities. The planning of major streets, thercfore, i a necessary
component for the guidance of vrban development,

The purpose of 1his chaptey is 10 provide input on

O current traffic problems,

O the need for frequent thorcughfare plan review,

C  suggested modifications to the Mesquite Thoroughlare Plan,
and

O lopg-term measures 0 assure a lecation for future fresway
coaslruction. :
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Currently Pressing Traffic Problems

The amount of covgestion presencly oocurming oa
Tewn East Boulevard aear Town East Mall suggests
a need for near-term capital programming of street
improvements. Signalization upgrades curently
underway will not eliminats ths core problem of
street capacity. Possible optious, all of which are
coatly, might include

& widening Town Fast Boulevard from Gus
Thomasson Road to Nonh Galloway Aveoue,

& providing additional turning capacity at the
severalinterseclions along this 1'4- mile segment
of Toam East Boulevard, and

& implementing the Thoroughiares Plan described
below 1o provide minor arterial strects cast of
Interstate 635 in the Town East area to provide
mare capacity on routes other thag Town East.

The City should place high priority on providing
additional street capacity in the Town East area,
undertaking appropriate traffic studies and analysis,
including benefit-cost analysis, to delermine the most
affective staging of improvements.

Frequency of Thoroughfare Plan Revision

The construction of major streets impacts the pacs of
real estate development activity. The pace of wrban
developmeut likewise in(luences the need for street
construction. To maintzia balance, the City must
taview its Thoroughface Plag at least every ten years.
A five-yeat or even more (requent review wouid be
appropriate when developmeat activity is brisk. This
process should be in synchroaization with the updats
of the development guide so that sireet construction
priorities can implemant development sbjeaives.

Suggested Modifications to the Mesquite
Thoroughface Plan

The Mesquite City Council adopied the curveat
thoronghfare plac @ Oclober of 1985, Five changes
are suggested for consideration.

e Since {985, the amouat of commercial
development on both sides of Town East
Boulevard east of Interstate 635 has enlarged
dramatically, while the oumber of restauranis
froating Toterstate 635 has increased at a rate of
two per year.  Thoroughfare Plan additions
recommended for consideration are as follows.
Plan revisions suggested for the Town East ayea
should be veriied tbrough the recommended
tralfi studics and anadysis, prior to adopiion,

¢  An additional artenal street between Town
East Mall and North Galloway Avenue would
provide an alterative to the use of Town East
Bouievard. For scveral reasons & pottion of
Americana Laoe ic the best choice of
locations. The street already serves as a
collector for several apartment projects. By
extending the strect to intersect Towne Centre
Drive opposite Towu East Cinema L.V,
Americana Lane will furnish the needed access
from North Galloway Avegue to the south side
of the mall. Funbermore, the conuection to
Towne Centre Drive will divert existing and
fature tralfic awsy [rom the segment of
Americana Lance which serves single-family
housing southwest of the apartment properties.

o Creating a curve to align Fraoklin Drive with

* Trpp Road alo will provide improved
sllernative access to Town East Mall This
relatively minor modification to the plan wiil
change the location of the most convenisnt
point for northbound traffic oo Nonth
Galloway Aveaue to tumn left. Instead of
tuming at U.S, 80 to travel northwest on
Franklin Drive, it will be more convenicat lo
turn 2t Tripp Road, where there i more
stacking space., thereby removing left-tom
iraffic frem the bridge over US. 80
Additionally, the modification will facilitate
travel 1o and from points south of U.S, 80 by
providing another direct link both to Nonh
Galloway Avepue and to Beit Line Read.
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® In 1993 the Texas Department of Transportation
established a Technically Preferred Alternative for
S.H. 190E. The suggested alignment is on or
dlosely parallel to Berry Road from its intersection
with Larkin Road in Sunayvale to its intersection
with Lawson Road south of Hudson Municipal
Airport, and on or closely parallel to Lawson
Road between Berry Road and Interstate 20. The
proposed right-of-way width is 120 feet. Initial
construction will be a four-lane thoroughfare
expandabie to six lanes. Accommodation of this
40-mile-long highway from Interstate 35E in
western Carroliton to Interstate 20 in southeastern
Mesquite requires a change in the Mesquite
Thotoughfare Plan.

o From Sunnyvale to the southern end of the
airport, the route should parallel the segment
of F. P. Lucas Boulevard formerly cailed Berry
Road about a hali-mile cast of it. This will
accomplish two purposes. It will serve the
airport and airport industrial area better than
an alignment on F. P. Lucas Boulevard and
Berry Road. It also will distance the noise
impact of this potentiaily busy highway from
existing residential development.

o South of the airport, S.H. 190E could take one
of two possible courses. 1In either case the
Thoroughfare Plan needs to be amended. The
route could follow Lawsoa Road. If so, to
maintain safety at the speeds for which it is
designed, the alignment should make a half-
mile-long curve in the vicinity of the
intersection of Berry Road and Lawson Road.
Theao, asthe roadway approaches Interstate 20,
it should curve southward to interchange with
the Interstate approximately 2ne mile cast of
the Lawson Road exit. This will provide a
second access point within the city limit and a
direct route to the airport area from Interstate
20. With the resulting improvement in access
afforded by the highway, some or all of the
major arterial streets shown east of Lawson
Road on the plan adopted in 1985 may prove
to be unnecessary. This routing is particularly
suitable for the type of comstruction the State
currently proposes. Altcrnatively, the route
chosen for SH. 190E could abut the flood
plain of the East Fork of the Trinity River
behind the Wastewater Treatment Plant and

connect to Interstate 20 at the same point
about one mile east of the Lawson Road
interchange. This routing is particularly
appropriate for freeway construction, in the
event the State should choose to upgrade this
segment of the highway.

& To provide convenient access from Interstate 20 to
southeastern Mesquite on a route where the
standards of roadside development can be
controlled, thereby providing a major gateway to
this largely undeveloped area, an additional street
counection is proposed. F. P. Lucas Boulevard,
south of Canwright Rcad, should curve
southward to intersect Lawson Road just north of
its interchange with Interstate 20. This addition is
proposed in the sector plan curreatly underway
and will fumnish the needed access to the heart of
the undeveloped acreage from a point within
Mesquite's jurisdiction. This alignment will also
eliminate the necessity for the parkways parallel
to South Mesquite Creek.

e Since most capacily problems on major arterial
streets occur where the streets interseet with
freeways and other major streets, the addition of
lanes for turming movements can alleviate the
congestion there. Based on currently available
research, the Tralfic Engineer should recommend
critenia for determining which of the city’s major
street intersections will require additional right-
turn lanes and/or more than one left-turn lane.
Current standards for right-of-way within 400 to
500 feet of these intersections should then be
‘revised to provide for an additional ten feet of
right-of-way width for each additional lane
needed. .

e Heavy traffic generators, such as shopping centers,
large office buildings and major employers, also
create congestion which can reduce the capacity of
a major arerial street. Often the addition of
right-turn deceleration lanes will alleviate the
potential problem. Based on criteria resulting
from the City Traffic Engincer’s research, the City
should establish standards for the requiremeant of
right-of-way and for the coastruction of right-turn
deecleration lanes at the entry points to future
major traffic generators on its arterial strect
system.
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Potential Upgrading of $.H. 190E

Well over two decades ago, the State Deparment of
Highways asd Public Transportation  propesed
construction of a new freeway to encirde Dallas.
Loop 9, as it was ealled, followed a course near the
Dallas County line, The construction of SH. 190
implements part of that proposal. Together, the
routes planned for S.H. 190 between Mesquite and
Carrailton and for S.H. 161 from Carrollton to Grand
Prairic follow tbe proposed alignmeot of Loop 9
throughout most of their combined length.

The state subsequently dropped its plans for ful
construction of Loop 9. Currently gtaic highway
planners bave downgraded the portion of S.H. 190E
between Interstatc 30 and Intersiate 20 from a
freeway 10 2 major thoroughfare. Meamwhile, Lhe City
of Dallas has proposed lo build a third airport to be
located in sontheastern Dallas County. Now the
southern leg of Loop 9, shelved for over ten years, is
under active consideralion once again. Dailas Cousty
is funding 2 feasibility study to determize a
Technically Preferred Alternative for a route
connecting $.H. 190E in Mesquile to S.H. 30 in
Arlington.

Since fresway construction is such an impartant

element of commanity development, the City should
take mcasures o assure the possibility of future
upgrading of SH. 190E 1o freeway status. Teo
accomplish this the City should make use of existing
state legislative autherity to stablish  highway
setbracks,

As soon as the City and/or State acquires the 120-
{oot-wide right-of-way for S.H. 190E, the City should
enact an ordinance requiring a substantial setback
from the boundaries of the newly acquired right-of-
way. The setback should be sufficient to locate new
building construction a minimum of 25 feet from the
likely right-of-way of a future frecway [ollowing the
same route. In some eases, this may be as little as 50
fe=t. Where the right-of-way crosses cxisting or
proposed major arterial streets it will meed to be
mate. The City also showd amend its zoning
ordinance to stipulate that off-street parking
requirements must be satisfied on land outside these
highway setbacks.

These measures will preserve open land for futwe
sight-of-way acquisition. If later it becomes cvident
tha the revival of Loop 9 will aot oecur, the City can
repeal the setback requirements.
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MESOUITE DEVELOGPMWENT GUTDE

BARKS AND OPEN SPACE

Purpose

The purpose of the parks and open space plan is to supply recreational
opportunities and scetic enhancement for public enjoyment. I
objectives asc

to furnish playground facilities within easy reach of oeighborhood
homes;

to provide compelitive sports oppertuaitics in localions which do
not disturb home Lfe;

lo preserve Lrees, natural vegetation and lopographic features;
to supply a varicty of special facilities which combine recreation
with seenie enhancement, such as at golf courses, at water featuses

and at historic sites; and

to liak neighborhoods by means of a citywide greenbelt and trail
sysiem.
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1954 UPDATE PARKS AN OPEN SPACE
Private Open Space

Privately owned land accaunts for mast of the open
spacs maiatained within Mesquite. The City should
continue to promote landscape enbancement within
required open space on privale property and to
prevent the whalesale destrustion of mature trees in
connection with urban development.

Neighborhiead Playground Facilities

The City's loug-standing policy of ceoperating with
the Mesquite Independent Sehool District 16 provide
parks adjacent to public school sites within the city
has resuited in 104 acres of park Japd ar 22
neighborhood school locations. Continuation of this
policy will [urpish additional playground facilities for
pew neighborhoods as they develop.

Community Park Facilities

Lo addition 16 schoo! parks, the City bas established
a gysiom of variously sized park sites throughout the
community. It currently oparates 26 locations on
land toialing aver 634 acres, owns a 154-acre
muaicipal golf courze which it leases 10 an operator,
and owns 394 acres of undeveloped park land
adjoiningilswastewater treaument plant oear Lawson
Road.

Plaps incinde full development of each site, bul the
thrust of fulyre iuvesiment in major community park
taciities will occur at two superiot locations. The
undeveloped 394.acre site on Lawson Road is
proposed as the site for 3 community center, a day
camp, water cecreation, fishing, picnicking, ¢amping,
pature study and other passive or educational
pursuits, as well ac for moce typicat recreational
[acilities.

The 385 acre parcel recently purchased will provide
a similatly sized site on both sides of F.P. Lucas
Boulevard betweea Belt Line Road and South
Mezquite Creek. Initial concept plaas include ficlds
for baseball, softball, football &2d soccer,
presenation and pasive recrealiogal areas, an
amphitheater and a pavilion. Furthermore, a golf
course i conjunction with two adjoining land owoers
along South Mesquite Creek is proposed. The
sector plan being prepared for the area propases a

potential design to magsimizo the impact of thess
faciities on the potential to develop 8 distinctive
residentil community oo the surronnding lands.

Greenbelt System

The natural features of the city which are earmarked
for pressrvation consist largely of Oood plain areas
adjeining the City’s major creeks. These areas
enend across virtually the entire length of the city
and reach into almost every existing and future
seighborhood, They tontain many mature lrees.
Furthermore, since sometimes they food, they néed
to be kept free of consiruction Which would obstract
the flow of storm water. For these reasons, this
nalural drainage System supplies the greatest
apportunity [or development of a network of
greenbelts.

Cytrestly the City maintains oearly 10 miles of trails,
7 miles of which are adjoining the stream system.
The City should cootinue to accept sites in and
adjseent to flood plains for park dedication and
shovld continue to develop connecting trails within
them. The City should encowage private
presecvation and mainleaaace of greesbalt areas as
well, to teduce public cost, and should obtain public
easements on privately preserved land to allow
continuity of the trail system.
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Introduction

Public libraries are a well established element within
the fabric of American cultwe. As an adjuact to
publie education, they provide a vesource for
information and a source of pleasure for a literate
popuiation. During the last ceatury, as public librasies
have developed throughout the United States, national
and state associstions have adopred standards of
service for cities to vse as guidelines.

Library Standards
The Texas Library Association recommends for dities

of 100,000 10 200,000 population that tbe ratio of tolal
library square footage to tolal population be 400 to

1000. Other standards suggest that branch librarics
should bave 3 service radius of 2 to 3 miles, that the
main lbrary serviee area may be larger, and that a
medium-sized branek shoutd be 6000 to 10,000 square
feet in area.

The following table furnishes data on library facilities
within the larger citiss of the DaMas area. Most
provide well aver 400 square feet per 1000 persons
and a service radius of 2 to 3 miles for sach facilisy.
While curreatly Mesquite's facililies are somewhat
below average, Lhe additon of & branch in
southeastern Mesquite will correct deficiencies and
satisfy botb space and service arca standards.

Dallas Area Public Library Facilities

No. of
Ciey Population  Libraries
Aslington 750 5
Carrollton 86,500 2
Dallas 1,013,550 U
Gayland 184,460 4
Graod Prairic 102,250 1
lrving 160,250 3
Mesquite 106,408 2
Plano 149,100 3
Richardson 76,700 1

Total Area per  Service
fldg. Ares 1000 persons Radius
(. 1t} (tq. £r) (mi.)
86,075 320 23
40,000 460 2
896,713 880 4
83,000 480 3

20,400 200 3 -
101,500 630 142
35,000 340 2%
76,246 510 i U
83,000 1040 4
Average 550 2%
Staadard 400 23
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Proposed Implementation

Before the year 2000, the population of Mesquite is likely to increase 1o
at lsast 115,000 The majority of the inercase will occur in the
undeveloped portions of southeastera Mesquite. Thercfore, the City
shoutd plan for a branch library of approximately 10,000 square feet
lotated 4 1o § miles southeast of the main §ibrary-
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1504 UPDATE ~ FIRE DEPARTMENT SERVICES
Introduction

From its adminicirative offices in the Muaicipal
Ceoter at 1515 North Galloway Avente, the Mesquite
Fire Department in mid-1994 operated seven fire
stations strategically located throughout the ciy. The
Fisc Department cmployed 155 sworn persoanel and
6 tivilian workers, providing a ratio of apprexirately
Ld uniformed persotne] per 1000 in population. This
pumber is close ta the ratio that is used by the Texas
key rai¢ grading system and is comparable to other
nearby eities of similar size and characteristics.

Needs and Responsibilities

The Fire Deparument is respensible for fire
suppression, fire preventon, emergency medical
services, and emergency management.

Fire Suppression

Continued growth in both residential and business
deveiopment in the city will requirze additional
facilities, personnel, and equipcaent for adequate five
protection.  Developmcnt changes, such as taller
buildings, morc sirip centers, and more denscly
populated subdivisions may make it necessary for
current stalion locations, equipment types, and water
supply capabilitics to be ebanged to refles the new
environmeot. Al the present time Lhe department is
working toward recommendations made in a 1990
survey by the Fire Prevention and Enginecring Burean
of Texas. These recommendations were based upon
a system of analygds used vAdely in the insurance
industry. The sutvey suggested ways to improve the
Fire Department, as well as the water sysiem, for
better fire protection. Recommendations included the
addition of oue station and enginc compaay in the
sontheastern section of the city and the continued
testing of all pumping apparatus on an anaual basis.

Fire Preventlon

The department is pladpg more smphasis on Bre
preveation Lo minimize incidence and severity of fires
and the resultant Joss of life and proptrty. Tt
performs fire prevention activities both in the fire
stations and from its administrative offices. Fire
prevention programs include fire code enforcement,
bre cause investigations, amd public education
Combiaed, these programs reduce the need for costly
fire suppression forces while still maintaining an
acceptable level of safety.  Expasion of fire
prevention programs wiil be essential to maimaio
current levels of safety at an acceptable cost.

Emergeacy Medical Serviees

Al the present time the Fire Department operates 4
advanced life support ambulances. In 1992 and 1993
approdmately 65% of all ¢mergency calls were EMS
relsted, making it one of the domipant funclions of
the Fire Department. Currently the department is
starting to experiment with paramedie  engine
comganies to supplement s paramedic ambulance
program.  This broadening of cagise company
responsibilities should lower ihe response time for
medical emergencies. ‘The Fire Departmeot, with its
geographically located fire stations and around-the-
clock staffing, is in 2 unique position to provide high-
qualicy, cost-efficient emergeacy medical services 1o
the citizens of Mesquite.

Emergency Mansgement

The Emergency Management Division cumently
maintaing emergency preparedness and  designs
emergency drills aad exercises. Tt provides geoesal
information to Lhe publi¢ concerning a wide rasge of
related topics, such as chemical spills and tornadoes.
The division is also respensible for maintaining the
state and federally mandated citywide emergency plan.
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CHAPTER ¢
FIRE DEPARTMENT SERVICES

Goals and Objeclives
Goal
To provide high quality fire protection, emergency
management and emergency medical serviees to the
citizens of Mesquite in an effcctive and cost-cificicat
manner.
Objectives
« Conlinue to work toward recommendation by the
Fire Protection and Engineering Bureau of Texas
in the following areas:
Station location
Staffing
Water system improvements
Equipmecal needs
Training needs
Hecords management

Communications

# Mainzain mutual aid agreements with surrounding
municipalities.

# Continue to expand and upgrade emergency
medical services by laking advaatage of new
technologies and by broadening fire company
responsibilities.

& Apply minitum fire codes to uew indusirial,
commescial, publie, aod multi-famiy buildings
before and during construction.

& Apply minimum fire codes to existing buildings in
the city through am active and thorough fire
inspection program.

& Regulaie the installation, modification and
mainienance of fire safely syslems and appliances.

® Regulate the installation, modificalion and
maintenance of hazardous uses and activities, such
o5 lammable and hazardous liquids storage tanks
aud hazardous chemical storage.

® Determine the cause and origin of fires, and
eonduct appropriate and thorough follow-through
invesligations.

¢ Conduct public awareness programs concerning
fire and life safery as they relate to work, sehool
2ad home.

o Maintain disaster and emergency preparednass
programs, and coordinate procadures with all
appropriate levels of government.

+ Maintain department compelency by using
periodic drills designed 10 induce interagency
respunse and coordination.

Proposed Implementation

* Encourage the use of residential sprinkler systems
through develapment of 2 program in cooperation
with local bomebuilders. Enlist homebuilders to
“help in this effort by installing sprinklec systsms in
some of their modelhomes, providing information
oo the beneflits of resideatial fire sprinklers, and
offering the systems as upgrades.

# Reserve a site at Hudson Municipal Airport fora
future fire station. This reservation is necessary to
provide a Jocation for quick and effective
emergency response within the airport area.

¢ Expand the outdoor emergeacy warning system 1o
cover the catire city more adequately.
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