GARLAND
NOTICE OF MEETING
CITY OF GARLAND, TEXAS

Plan Commission
Public Meeting
Council Chambers
William E. Dollar Municipal Building
200 N. Fifth Street
Garland, Texas
November 24, 2025
6:30 PM

A meeting of the Plan Commission of the City of Garland, Texas will be held at the aforementioned location,
date, and time to discuss and consider the following agenda items.

INVOCATION AND PLEDGE OF ALLEGIANCE: Itis the custom and tradition of the members of the Plan
Commission to have an invocation and recital of the Pledge of Allegiance prior to the beginning of the meeting.
Members of the audience are invited to participate. However, members of the audience are not required to
participate. The decision to participate is strictly a matter of personal choice and has no bearing on matters to
be considered by the Plan Commission and will not affect the decisions to be made during the meeting.

The meeting will be broadcast on City of Garland Government Access Television (CGTV). CGTV is available
via GarlandTX.gov, channel 16 (Spectrum), Channel 44 (Frontier), and channel 99 (AT&T U-verse). Meetings
are broadcast online via live-streaming, on-demand, and air on CGTV with several rebroadcasts during the
week of the meeting.

Public Comments

Your comments must relate to an item on this agenda - non-germane comments are not in order. Time limits
will be imposed by the Chairman as appropriate to the nature of the agenda item. Generally, public speakers
are given three minutes.

IN-PERSON COMMENTS: Registration will be required for any citizen wishing to speak. Speaker cards are
available with the Secretary.

Garland City Hall and Council Chambers are wheelchair accessible. Special parking is available on the east
side of City Hall and on Austin & State Street west of City Hall. Persons with disabilities who plan to attend this
meeting and who may need auxiliary aids or services must contact the City Secretary's Office at (972) 205-
2404 at least two working days prior to the meeting so that appropriate arrangements can be made. BRAILLE
IS NOT AVAILABLE.

If the Plan Commission adjourns into executive session during this meeting, the executive session will be

conducted between and among the members of the Plan Commission and relevant City staff. Public access to
that meeting is prohibited by State law.

AGENDA:
1. ITEMS FOR INDIVIDUAL CONSIDERATION

a. November 10, 2025 Plan Commission Minutes
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2. PUBLIC HEARING
a. GDC Amendment ORD 25-08

Hold a public hearing and consider amendments to several Garland Development Code sections
as it relates to Senate Bill 840 and multifamily standards.

b. South Garland Lakeside Area Plan

Hold a public hearing and consider approval of the South Garland Lakeside Area Plan.
3. ADJOURN

NOTICE: The Plan Commission may recess from the open session and convene in a closed session if the discussion of
any of the listed agenda items concerns matters regarding privileged and unprivileged client information deemed
confidential by Rule 1.05 of the Texas Disciplinary Rules of Professional Conduct. Sec. 551.071, Tex. Gov't Code.

NOTE: A quorum of the City Council may be in attendance and may or may not participate in the discussions of the
Committee or board.
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GARLAND
MINUTES

The Plan Commission of the City of Garland convened in regular session at 6:30 PM on November 10, 2025,
in the Council Chambers at the William E. Dollar Municipal Building, 200 North Fifth Street, Garland, Texas,
with the following members present:

Present: Scott Roberts
Julius Jenkins
Stephanie Paris
Georgie Cornelius
Jaric Jones
Patrick Abell
Bob Duckworth
Wayne Dalton
Staff Present:  Nabila Nur, Planning Director
Emma Chetuya, Planning Administrator - Development
Kurt Banowsky, Sr. Assistant City Attorney Il
Elisa Morales, Recording Secretary

1. ITEMS FOR INDIVIDUAL CONSIDERATION

a. October 27, 2025 Plan Commission Minutes

Motion was made by Commissioner Abell to approve the Minutes as presented. Seconded by Commissioner
Jenkins. Motion carried: 8 Ayes, 0 Nays.

2. PUBLIC HEARING

a. Z 25-31 Mark Stacy (District 4)

Hold a public hearing and consider the application of Mark Stacy, requesting approval of1) a
Specific Use Provision (SUP) for Car Wash, Automated/Rollover on property zoned Planned
Development District 80-42 and 2) a Concept Plan for a Car Wash, Automated/Rollover Use. The
site is located at 6545 Duck Creek Drive. (District 4) (File Z 25-31)
Planning Administrator - Development, Emma Chetuya, presented the request to the Commission and
remained available for questions.

The applicants, Mark Stacy, 412 S. Jefferson Street, Pilot Point, Texas 76258 and Bailey, 1011 Prairie Ridge
Lane, Arlington, TX provided an overview of the request and remained available for questions.

Resident speaking in opposition of the request:
Danny Faulkner, 710 Miller Heights, Rowlett, TX 75088

The resident speaking in opposition expressed concerns over having a tunnel car wash in the parking lot of a
shopping center.

Motion was made by Commissioner Cornelius to close the public hearing. Seconded by Commissioner
Jenkins. Motion carried: 8 Ayes, 0 Nays.
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Motion was made by Commissioner Cornelius to deny the application as presented. Seconded by
Commissioner Paris. Motion carried: 7 Ayes, 1 Nay with Commissioner Abell in opposition.

b. Z25-35 ZoneDev (District 4)

Hold a public hearing and consider the application of ZoneDev, requesting approval of 1) an
amendment and expansion to Planned Development (PD) District 18-20 to allow a Dwelling,
Single-Family Detached development and 2) a Concept Plan for a Dwelling, Single-Family
Detached Use. The site is located at 2906 Bobtown Road and 5401 and 5417 Rosehill Road.
(District 4) (File Z 25-35)
Planning Administrator - Development, Emma Chetuya, presented the request to the Commission and
remained available for questions.

The applicant, Maxwell Fisher, 2502 Grandview Dr., Richardson, TX 75080, provided an overview of the
request and remained available for questions.

Resident speaking in favor of the request:
David Orr, 5529 Capilano Court, Garland, TX 75043

The resident speaking in favor thanked the developer for listening to the concerns of the nearby residents and
revising the layout of some of the homes.

Motion was made by Commissioner Cornelius to close the public hearing and approve the application as
presented with the recommendation that staff work with the applicant on the covered porch and garage door
deviations. Seconded by Commissioner Dalton. Motion carried: 8 Ayes, 0 Nays.

c. Z 25-37 Mission Ridge Consultants (District 7)

Hold a public hearing and consider the application of Mission Ridge Consultants, requesting
approval of 1) amendment to Planned Development (PD) District 05-36 to allow a Warehouse
Office/Showroom Use by SUP, 2) allow Community Retail uses and other provisions, 3) a Specific
Use Provision for a Warehouse Office/Showroom use an 4) a concept plan for a Warehouse
Office/Showroom use at this location. The site is located at 2801 Belt Line Road. (District 7) (File Z
25-37)

Planning Administrator - Development, Emma Chetuya, presented the request to the Commission and

remained available for questions.

The applicant, Skye Thibodeaux, P.O. Box 260203, Plano, TX 75026, provided an overview of the request and
remained available for questions.

Motion was made by Commissioner Jenkins to approve the application as presented for a 10-year SUP and
the additional condition that the office use space be 30%. Seconded by Commissioner Abell. Motion carried:
8 Ayes, 0 Nays.

3. MISCELLANEOUS

a. Amendments to multifamily and mixed use standards

Staff will brief the Commission on the amendments to multifamily and mixed use standards.
Nabila Nur, Planning Director, provided the Commission with an update on the amendments to multifamily and
mixed use standards.

b. Holford PD city-initiated rezoning update

Staff will brief the Commission on the Holford PD city-initiated rezoning update.
Nabila Nur, Planning Director provided the Commission with an update on the Holford PD city-initiated
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rezoning.
c. South Garland Lakeside Area Plan update

Staff will brief the Commission on the South Garland Lakeside Area Plan update.
Nabila Nur, Planning Director, provided the Commission with an update on the South Garland Lakeside Area
Plan.

4. ADJOURN

There being no further business to come forward before the Plan Commission, the meeting adjourned at 8:54
p.m.

Submitted By:

Scott Roberts, Chair

Elisa Morales, Secretary
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Planning Report GARLAND

Agenda Item: TEXAS MADE HERE
Meeting: Plan Commission
Date: November 24, 2025

REQUEST
Hold a public hearing and consider amendments to several Garland Development Code
sections as it relates to Senate Bill 840 and multifamily standards.

BACKGROUND

During the 89t Texas legislative session, Senate Bill 840 was passed, which inflicts substantial
restrictions upon applicable cities regarding multifamily developments. Primarily, this bill
deems multifamily and mixed uses an allowed use in commercially zoned areas, and limits
the city’s ability to regulate maximum height, setbacks, FAR, parking etc.

In order to address the new state law, City Council asked staff to look into updating and
strengthening the multifamily standards within the Garland Development Code. Staff has
developed a robust updated section for multifamily developments and presented it to the
Development Services Committee and City Council work session. Through multiple meetings
and brainstorming, several updates have been formulated. The updates include but are not
limited to:

e Include a new subsection in Section 2.52 - Special Standards for Multifamily
Developments or expand/revise Section 2.39 MF, Multifamily District

o Increasing minimum height requirements to 40 feet (3-4 stories)

o Increasing maximum height requirements to 60 feet (5-6 stories)

o Restricting surface parking in the front yard and adding design standards for
structured parking

o Requiring eight feet wide sidewalks

o Requiring horizontal and vertical building articulations and restricting
unattractive rooflines

o Adding site design criteria (block length, yard and build-to-lines)

o Incorporating amenities list with a point system and requirement per size of
development

o Building flexibility/incentives for environmental sustainability, enhanced glazing,
and unique/distinct development elements

e Update Section 4.39 to strengthen the perimeter screening requirements when
adjacent to existing single-family developments

e Allow townhomes wherever multifamily is permitted in order to encourage a mix of
housing options in those locations (update in the Land Use Matrix)

e Require applicant-paid construction signage to ensure community understanding on
the state regulations

¢ Revise the definition of “"Development” to include conversion projects and clarify the
applicability section for Chapter 3 for water/wastewater capacity analysis

PREPARED BY:

Nabila Nur, AICP
Planning Director
Planning & Development
972-205-2449
nnur@garlandtx.gov
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City of Garland, TX
§2.39 §2.39

§ 2.39. MF, Multifamily District.

(A)

(B)

©)

D)

(E)

()

Purpose. The multifamily district is an attached residential district intended to promote
stable, quality, attached-occupancy residential development in livable, sustainable, and
compact residential communities at a maximum density of eightyeighteen dwelling
units per acre. The principal allowed land uses include-tew-rise-to-mid-rise multiple-
family dwelling structures that are renter-occupied or owner-occupied (as in
condominiums). Recreational, religious, health, and educational uses normally located
to serve residential areas are also allowed in this district. This district should be located
adjacent to an arterial or collector street, and can serve as a buffer between
nonresidential development or heavy automobile traffic and medium-density or low-
density residential development. This district accommodates a variety of housing types
1nc1ud1ng tr1p1exes quadplexes apartments and condommlums The ME-0 district s

Allowed Uses. All allowed land uses (whether by right or by SUP) in the MF district
are indicated within the Land Use Matrix, Article 5 of this Chapter 2.

Lot and Density Requirements. Lots used for multifamily purposes must conform to
the minimum lot area, width and depth requirements, and to the maximum density
requirements, as described in Table 2-4.

Minimum Dwelling Unit Area. The minimum floor area requirements, exclusive of
garage square footage, for each residential dwelling unit in the MF district are described
in Table 2-4.

Efficiency Dwelling Units. The maximum number of efficiency dwelling units may not
exceed ten percent of the total number of units in the same development. Any fractional
number of units must be rounded up to the next whole number of units.

Yard Setback Requirements.

(1) General. The yard setback requirements for all structures in a MF district are
provided in Table 2-4 and in Section 2.34 of this Chapter 2, unless otherwise
expressly provided below.

(2) Special Side and Rear Setbacks. Where an MF district is located adjacent to a
single-family zoning district, an existing single-family development or a single-
family Planned Development district, all portions of the building above forty-five
feet in height must be set back to fit within a forty-five degree slope measured
from the residential property line to maintain privacy for adjacent traditional

smgle famlly detached or smgle famllv attached zonmg/development —th&s*i&
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City of Garland, TX
§2.39 §2.39

¢&)—(3) Building Placement. All portions of a multifamily dwelling structure must be a
minimum of twenty feet from other multifamily dwelling structures, or any portions
thereof: ST e . R :

H0)feet
H(G) Exterior Construction.

(1) Construction Materials. Exterior design and construction materials of all MF
structures must comply with provisions in Article 6 of Chapter 4 of this GDC.

(2) Roofscapes.

(a) Roofing Materials. Roofing materials on a MF Structure must comply with the
provisions of Article 6 of Chapter 4 of this GDC.

(b) Rooftop Equipment. Rooftop-mounted air-conditioning and other mechanical
equipment on a MF structure must be screened in compliance with Section
4.46 in Article 3, Chapter 4 of this GDC.

4(3) DevelopmentResidential Types Other Than Multifamily. Within the MF
district, residential types other than apartments or condominiums must comply
with the following development standards:

(a) Single-family detached homes must comply with the SF-5 district
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City of Garland, TX
§2.39 §2.39

standards.
(b) Zero-lot-line homes must comply with the SF-5 district standards.
(¢) Two-family (duplex) homes must comply with the 2F district standards.

(d) Single-family attached (townhouses) must comply with the SFA district
standards.

(e) Multifamily within mixed-use development must comply with the MF
standards.

(H) Parking.

(1) Location. Surface off-street parking areas shall be prohibited in front of any
structure within a designated front yard. A maximum of 5% of the provided
parking may be permitted in the front of the structure or visible from a public
street as long as they are not located within the front yard. Surface off-street
parking areas must be located generally to the side or rear of the main buildings
in designated side or rear yards.

(2) On-Street Head-In or Angled Parking. Unless a street segment is restricted by
City ordinance as a “No Parking” zone, a single bay of angled or parallel
parking may be provided along the street in front of main buildings (see
Illustration 2-7).

Example of Angled and Parallel Parking

(3) Shared and Off-Site Parking. Shared or off-site parking arrangements may be
approved during the review and approval of the initial development application.
The requirements and procedures for a shared or off-site parking arrangement
are provided in Article 2, Division 3 in Chapter 4 of this GDC.

(4) Structured (Garage) Parking. To enhance the overall visual character of a
multifamily development, and to mitigate overall bulk appearance of parking
structures, the following design standards apply to parking structures:

(a) All above-grade parking structures must be designed to be consistent with
and complementary to the architectural style of the main building(s),
and must incorporate at least two of the following design elements:

1.  Distinctive architectural elements (cornices, piers, columns, friezes,
quoins, mullions, fenestration, pilasters, rustication, or accentuating
belt courses - see Illustration);

ii.  Variation in wall planes (wall openings, canopies, articulations, wall
convexities and/or concavities, balconies, or awnings - see Illustration):
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City of Garland, TX
§2.39 §2.39

111. Change in materials (defined as a minimum of two separate, compatible
materials excluding glazing - each separate material must be at least
twenty percent of each facade’s surface area, excluding glazing);

iv.  Change in colors (defined as a minimum of two separate, compatible
colors excluding glazing - each separate color must be at least twenty
percent of each facade’s surface area, excluding glazing).

(b) All above-grade parking structures must be designed with a distinguishable first
floor, upper facades, and roofs. Parking garage first floors must be designed at
human scale with pedestrian-scale elements such as awnings, canopies, window
breaks. and door openings.

(c) Above-grade parking garages may be designed using decorative metal elements
such as ornate meshes, screens and the like, but non-decorative steel guard
cables that are visible to the public or to adjacent properties are prohibited.

Examples of Acceptable Facade Articulation for Parking Structures
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City of Garland, TX
§2.39

(I) Pedestrian Access - Sidewalks. Sidewalks must be provided between the street and the

building and shall be a minimum of eight feet in width except in pre-developed areas

where the sidewalk system is already established prior to the effective date of this GDC.

In those areas, redevelopment of lots or tracts must include repairs or replacement of the

adjacent portion of the existing sidewalk, as determined by the Director of

Transportation and in compliance with the City’s standards in effect at the time. Barrier-

free ramps must be added (or replaced) at all street corners and at any designated mid-

block pedestrian crossings in accordance with local, state, and federal law.

(J) Landscaping. Landscaping must be provided in accordance with Chapter 4 of the GDC.

The Planning Director may approve the required large canopy trees within the landscape

buffer to be supplemented with ornamental trees where practical to facilitate the build-to-

line zone.

(K) Building/Architectural Design.

(1) Articulation. Architectural features of buildings must provide diversity and

articulation of wall surfaces through use of one or more of the following

architectural elements: pilasters, quoins, projected awnings, solid canopies, bay

windows, or towers. Additional horizontal and vertical building articulation

requirements are as follows:

(a) Horizontal Building Articulation.

L

Building facades that are visible to a public street and that are between forty

ii.

feet and one hundred feet in length require at least one horizontal
articulation break that is a minimum of two feet in depth for at least twenty
percent of the total length of the building facade. Curved facades may be
used to meet the articulation requirement if at least one-half of the curved
facade meets the minimum two-foot depth.

Building facades that are visible to a public street and that are over one

iii.

hundred feet in length require at least one horizontal articulation break per
fifty linear feet that is a minimum of two feet in depth, so that the cumulative
articulation breaks total at least twenty percent of the building facade’s total
length. Curved facades may be used to meet the articulation requirement if
at least one-half of the curved facade meets the minimum two-foot depth.

No uninterrupted wall plane visible from a public street may exceed sixty

(60) feet in length without a change in plane, balcony, bay window. or
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City of Garland, TX
§2.39 §2.39

comparable architectural feature.

(b) Vertical (Roofline) and Building Articulation.

1. Building facades that are visible to a public street and that are between forty
feet and one hundred feet in length require at least one vertical articulation
break that is a minimum of twenty percent higher or lower than the building
facade’s average unarticulated height for at least twenty percent of the
building facade’s total length.

1i.  Building facades that are visible to a public street and that are over one
hundred feet in length require at least one vertical articulation break that is
a minimum of twenty percent higher or lower than the building facade’s
average unarticulated height for every fifty linear feet, so that the cumulative
vertical articulation breaks total at least twenty percent of the building
facade’s total length.

(c) Each sequential block of new development must contain a unique, but visually
compatible, building facade to encourage architectural variety within larger
projects by using a combination of architectural elements.

(2) Roofs.

(a) _Rooflines in a multifamily development must be consistent with the coordinated
architectural theme and variable in terms of shape, pitch, and height, in order to
avoid long expanses of flat similar roof lines.

(b) Roofs must be designed as individual design elements, and must be utilized to
screen roof-mounted mechanical equipment and satellite dishes.

(¢) The use of mansard or gambrel roofs is prohibited.

(d) False front facades or parapet extensions projecting more than eight (8) feet above
the actual roofline are prohibited.

(3) Entry.

(a) At least one (1) primary building entrance shall be provided for every seventy-
five (75) linear feet of primary street-facing facade.

(b) Entrances shall be directly accessible from the public or private sidewalk or
plaza and clearly visible from the street.

(¢) _Entrances shall be emphasized through stoops. porches, canopies, awnings, or
other architectural features.

(d) Courtyards or passageways count as entries.

(e) Exterior stairways to access dwelling units shall be prohibited.

(4) The Planning Director, through an alternative compliance process (as set forth in
Chapter 4, Article 1, Division 2 of this GDC), is authorized to waive up to five (5)
provisions of the Building/Architectural Design standards as set forth in this
subsection if the proposed development incorporates one or more of the following.
The Planning Director may approve the waiver upon a finding the proposed
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City of Garland, TX
§2.39 §2.39

alternative is: (i) proportionally consistent with the purpose and intent of this GDC, as
applicable:; and (i1) promotes the public health, safety, morals, or general welfare:

(a) Environmental sustainability. Use of building materials, construction techniques,
or other elements within the development that promote environmental
sustainability for the overall project.

(b) Windows and Glazing. Windows constituting a minimum of 35% of each street-
facing facade. Reflective or opague glass shall not count toward this provision.

(¢) Unique architectural features that may not comply with the technical standards
outlined in this subsection, but can achieve a distinct desired identity for the
development. These features may include unique building design elements,
entryway features, signage, mural or other elements located at a key location
within the development.

(5) Site Design.

(a) Site Design.

1. Block Lengths. Block lengths must be characterized by smaller, walkable
blocks that are connected to each other; cul-de-sacs or other single- entrance
streets are prohibited unless, due to topography or existing development
patterns, there is no other reasonable alternative to serve the Urban
development. Single-entrance streets may be approved by the Planning
Director during the development review process based on the foregoing
criteria. _Small block lengths and connected street patterns provide
opportunities for traffic efficiency and pedestrian connectivity.

1. The minimum length of a street block is two hundred feet.

2. The maximum length of a street block is five hundred feet.

ii.  Scale. The massing of new buildings must be articulated in a variety of
ways, including the use of projecting and recessed elements such as porches,
cantilevers, balconies, bay windows, and roof dormers, to reduce their
apparent overall bulk and volume, to enhance visual quality, and to
contribute to human-scale development. Large-scale buildings with a box-
like appearance are prohibited.

(b) Yard and Build-To Lines.

i.  Yards must be free from any encroachments, unless otherwise provided for
in this GDC, including primary buildings, accessory buildings, detached
garages, and ground-mounted mechanical equipment.

1i.  The build-to-line shall be measured from the property line.

1. Buildings and structures must be in compliance with the following
provisions (all setbacks are measured from the property line):

3. Front maximum build-to line is thirty feet: all areas adjacent to a street
are front yards: no parking is allowed in the front yard unless otherwise
approved during the site permitting process per Section 2.39 (H)(1).
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City of Garland, TX
§2.39

§2.39

4. Front minimum build-to line is fifteen feet from a public street right-

of-way line, and zero feet from a private street or access easement

provided that utilities and pedestrian circulation (sidewalks) are

accommodated.

5. The maximum front porch setback is fifteen feet.

All rear yards must be a minimum of ten feet.

All side vards must be a minimum of five feet for residential structure

and a minimum of ten feet for all other structures.

8. Dwelling units may be attached to each other with appropriate fire

walls (in accordance with the City Code).

iv. At least seventy-five percent of the front facade of any structure facing a

street must be located between the minimum and the maximum build-to

lines. Up to twenty-five percent of the facade may be located further from

the back- of-curb than the front yard maximum build-to line but may not be

located greater than fifty feet beyond the front street maximum build-to line

and not greater than thirty five feet beyond the side street maximum build-

to line. No part of any front facade may be located between the back-of-curb

and the minimum build-to line (see Illustration).

Front Setback and Build-To Lines for Mixed-Use Buildings

A

Front Setback 8 Build-To Lines — Hixed-Use Buildings
fign wew shown i example)

B
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City of Garland, TX
§2.39 §2.39

(L) Other Requirements.

(1) Amenities. A multifamily development must incorporate and provide communal
and personal convenience amenities on-site (that is, within the development), in
accordance with the minimum points requirements provided in Subsection (4)
below, unless provision of the amenities is approved in an off-site location in
accordance with Subsection (5) below. Communal and personal amenities may
include the following:

(a) Swimming pool; (20 points)

1. One swimming pool of a minimum of 512 sq. ft. for two hundred units
or less:

1.  One swimming pool of a minimum of 800 sq. ft. for two hundred and
one dwelling units to five hundred units;

1i.  Two swimming pools each being a minimum of 800 sq. ft. five hundred
and one dwelling units and above. The Planning Director may allow 10
points toward amenities if only one 800 sq. ft. swimming pool is
provided instead.

(b) Clubhouse: (20 points)

1. A minimum of 2.000 sq. ft in size for two hundred units or less;

1. A minimum of 3,500 sq. ft. in size for two hundred and one dwelling units
to five hundred units:

iil. A minimum of 4,000 sf. Ft. in size for five hundred and one dwelling units
and above.

(c) Dog Park: (5 points)

(d) Fitness center: (10 points)

(e) Business center: (5 points)

(f) Dining establishment; (10 points)

(2) Game and leisure room: (5 points)

(h) Shared grill or picnic area; (5 points)

(1) Personal services (such as, hair salon, therapeutic massage); (10 points)

(1) Multi-purpose gymnasium; (15 points)

(k) Meeting/conference rooms: (5 points)

(1) Convenience/sundries shop: (5 points)

f@)(m)  Child care center. (15 points)

(n) Another acceptable amenity (up to 15 points)

(2) Amenities Required by Size of Development. The minimum number of amenities that
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City of Garland, TX
§2.39 §2.39

must be provided on-site (or as may be approved off-site pursuant to Subsection (3)
below) for a multifamily development are as follows:

(a) A development having up to, and including twenty dwelling units must receive
at least 10 points as listed in Subsection (3) above

(b) A development having twenty-one dwelling units to seventy-five dwelling units
must receive at least 20 points of the amenities as listed in Subsection (3) above:

(c) A development having seventy-six dwelling units to two hundred dwelling units
must receive at least 30 points as listed in Subsection (3) above:

(d) A development having two hundred and one dwelling units to five hundred units
must receive at least 50 points as listed in Subsection (3) above; and

(e) A development having five hundred and one or more dwelling units must receive
at least 70 points as listed in Subsection (3) above.

(6)(3) Shared Amenities. The Planning Director may, using the procedure for
alternative compliance (as set forth in Chapter 4, Article 1, Division 2 of this
GDC), approve shared use of amenities among two or more developments provided
that use of the amenities by residents of all applicable developments is ensured in
perpetuity in a form that is acceptable to the City.

(4) Site Furnishings. Site furnishings in a multifamily development must comply with
the following:

(a) Site furnishings, including (but not limited to) benches, litter receptacles,
planters, bollards, lighting, bicycle racks, and public art must emphasize the
architectural character of the corresponding multifamily development. Plastic
furnishings, moveable resin furniture, or other temporary fixtures may not
satisfy this requirement.

(b) Multifamily developments maintain continuity in the style, forms, materials, and
colors of site furnishings. Site furnishings must be of the same architectural
character as the buildings in the development. Plastic furnishings, moveable
resin furniture, or other temporary fixtures may not satisfy this requirement.

(c) Site furnishings must be durable, low-maintenance, and resistant to vandalism.
All bicycle racks must be securely anchored and accommodate U-locks.

(d) Site furnishings must be placed so as to maintain an unencumbered walkway of
at least four feet in width for pedestrians.

(e) Lighting for off-street parking facilities and pedestrian corridors must be of the
same height, style, and color. Lighting must complement the architectural style
and character of the buildings in the development. Pedestrian-scaled lighting
(maximum fourteen (14) feet in height) must be provided along sidewalks,
courtyards, and other primary walkways.

H(5)  Misc. When multifamily development is constructed on a property zoned
nonresidential district, the applicant is required to place and maintain a 48”x24”
sign onsite visible from the public right-of-way specifying the project’s eligibility
per Senate Bill 840, approved at the 89t Texas Legislature.
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2 Attachment 1

LAND USE MATRIX
N/A._ Not apphcable (i.e., no P | The land use is allowed by right in the zoning district indicated.
parking requirement)
* — See Chapter 2, Section 2.52 for
special standards
gfa — Gross floor area |:| The land use is prohibited in the zoning district indicated.

The land use is allowed only upon approval of a Specific Use
Provision (SUP) in the zoning district indicated.

2 Attachment 1:1 Supp 9, Jul 2025
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ZONING REGULATIONS

MF
(MF-
05 DT Cross-
ME-1 (see Reference(s)
SF- and- U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5 | SFA | 2F | MF- NO | CO | NS CR | LC | HC IN R |UB| 7) Requirements Standards
2
AGRICULTURAL USES
Farm, Ranch, Orchard P - 2/dwelling unit -
Feed Store S S S - 1/250 gfa -
Stable, Commercial P - .5/stall -
Stable, Private P S - N/A Sec. 22.09,
Art.1, Ch. 22,
City Code
Stockyards, Livestock - - -
Auction, Livestock
Hauling
RESIDENTIAL USES
Accessory Dwellings: - - - - - - - - - - - - - - - - - - -
Guard/Manager/ S S S S - 2/dwelling unit Sec. 2.58
Caretaker
Guest House S S S S - 1/dwelling unit Sec. 2.58
Rental Unit S S - Efficiency and Sec. 2.58
1 bedroom: 1
space
2+bedrooms: 2
spaces
Congregate Adult Living - - - - - - - - - - - - - - - - - - - -
Facilities:
Rehabilitation Facility, S S S S S S - 2/resident -
In Home/Residential
Rehabilitation Facility, S - 3/resident -
Institutionalized
Elder Care Facilities: - - - - - - - - - - - - - - - - - - - -
Assisted Living P S1 - 1/3 dwelling Sec.2.52(A)
units (12)
Continuing Care P S1 - as determined Sec.2.52(A)
(combination) by components, (12)
and
best/current
practices
Independent Living P P P - 1/dwelling unit Sec. 2.52(A)
(12)
Nursing/Convalescent P S1 - .5/bed Sec.2.52(A)
Care (12)

2 Attachment 1:3

Supp 9, Jul 2025
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GARLAND DEVELOPMENT CODE
[ Houschold Living Units: | - | - [ - | - | - [ -[-[ - 0 -[-[-[-]-71-1-=0-]1-9]-1] - -

2 Attachment 1:4 Supp 9, Jul 2025
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ZONING REGULATIONS

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5| SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Dwelling, Two-Family P P - 2 enclosed/ Sec. 2.38
(duplex) dwelling unit
Dwelling, Industrialized P P P P P P P - 2 enclosed/ Sec. 2.52(A)
Housing Unit dwelling unit (5)(d)
Dwelling, S - 2 enclosed/ -
Manufactured/HUD- dwelling unit
Code Home
Dwelling, Mobile Home S - 2 enclosed/ -
dwelling unit
Dwelling, Multifamily P P P - Efficiency: 1 Sec. 2.39
space
1 bedroom: 1.5
spaces
2+ bedrooms: 2
spaces
Dwelling, Live/Work P P - 2 spaces, plus Sec. 2.52(A)
nonresidential (5)(e)
requirement
Dwelling, Zero-Lot- P P - 2 Sec. 2.36(C)
Line Home enclosed/dwelli
ng unit
Dwelling, Single- P P P P P P P P - 2 enclosed/ Sec. 2.36
Family Detached dwelling unit
Dwelling, Single- P P P P P P P P P P - 2.25 Sec. 2.37
Family Attached enclosed/dwelli
(Townhouse) ng unit
Dwelling, Apartment P P P P P P P P - el Sec. 2.39-
pmee
spaees
2= bedrooms: 2
spaees
1 space/dwelling|
unit
Manufactured/Mobile - - -
Home Park or Subdivision
ACCESSORY & TEMPORARY USES
Accessory Building J]P| P P P P P | P| P - ] N/A | Sec.2.58

2 Attachment 1:5

Supp 9, Jul 2025
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GARLAND DEVELOPMENT CODE
[ ConvenienceFacilites: [ - [ - [ - [ - [ - T -1 -T7T - 0T -T7T -1 -T7 -T7T -T7T -7 -1T-T-T -1 _ _

2 Attachment 1:6 Supp 9, Jul 2025
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ZONING REGULATIONS

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5| SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Drive-In Service S S S S - 1/order station -
+ 1 space per
employee at
maximum shift
Drive-Through Service S S S S S - N/A Sec. 4.20
Walk-Up Service P P P P P P P - 1/walk-up -
window or
order station +
1 space per
employee at
maximum shift
Fuel Pumps, Retail S P P P - N/A Sec. 2.52(A)
€)]
Itinerant Retail Vendor * * * * * * - N/A Art. IX, Ch.
26, City Code
Kiosks, Self-Service: - - - - - - - - - - - - - - - - - - -
Automated Teller P P P P P S S - 1/ATM station Sec. 2.52(A)
Machine (ATM) — (at the ATM) ),
Drive-Up Sec. 4.20
Automated Teller P P P P P P P P P - 1/walk-up Sec.2.52(A)
Machine (ATM) — ATM @)
Walk-Up
Retail (ice, water, etc.) S S S - 1 space Sec. 2.52(A)
(.
Sec. 4.20
Recycled Materials S S S P P - 1 space Sec. 2.52(A)
Collection ®),
Sec. 4.20
Outside Display, New P P P P P S - N/A Sec.2.52(A)
Materials (14)
Outside Display, Used S S P P - N/A Sec. 2.52(A)
Materials (14)
Outside Storage, New S S P P - N/A Sec.2.52(A)
Materials (14)
Outside Storage, Used S S P - N/A Sec.2.52(A)
Materials (14)

2 Attachment 1:7

Supp 9, Jul 2025
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GARLAND DEVELOPMENT CODE

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5| SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Outside Storage Unit, * * * * * * * * * * * * * * * * - N/A Sec. 2.52(A)
Portable (POD) (14)
Seasonal Sales * * * * * * * * - N/A Art. VIII, Ch.
30, City Code
Shelter Tent - N/A -
Shipping Container * * * * - N/A Sec. 2.52(A)
(15),
Art. XTI, Ch.
30, City Code
Temporary * * * * * * * * * * * * * * * * * - 1/1,000sf site Sec. 2.52(A)
Building/Office (field area (19),
office, construction office, and
subdivision sales office, 30.03, 30.06,
etc.) 30.194, City
Code
INSTITUTIONAL AND EDUCATIONAL USES
Church or Place of P P P P P P P P P P P P P P P P P P 1/4 seats for Sec.2.52(A)
Worship buildings (29)
designed or
constructed to
accommodate
assemblies of
100 persons or
greater; 1/100
sq. feet for
buildings
designed or
constructed to
accommodate
small
assemblies
under 100
persons.
College or University S P P P P S P - .5/student (site- -
specific study
required)
Convention Facility S S P P P P - 1/100 gfa -
Day Care Facilities: - - - - - - - - - - - - - - - - - - - -
2 Attachment 1:8 Supp 9, Jul 2025
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ZONING REGULATIONS

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5| SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Day Care Center, Adult S S S S S S S S P P P P P S - 1/3 clients + 1 Sec. 2.52(A)
per employee at (13)
maximum shift
Day Care, Youth — S S S S S S S S P P P P P S S S - 1/10 children + Sec.2.52(A)
Licensed Child-Care 1 per employee )
Center at maximum
shift
Day Care, Youth — 2 2 2 2 2 2 2 2 - N/A Sec. 2.61
Registered Child-Care
Home
Learning Center, S P S P P P S S S - 1/10 students -
Specialized
Makerspace (Hackerspace) P S 1/3 students +
1/500 sq. ft
gross floor area
workshop + Sec. 23.652(A)
1/1000 sq. ft. (36)
gross floor area
of warehouse
School, Business S P S P P P P P - 1/3 students -
School, Retail/Personal S S S P P P P S P - 1/3 students -
Services Training
School, Trade S P P - 1/3 students -
School, Private, Religious S S S S S S S S S S S S S S S S S - Elementary: 2.52(A)(2)
or Charter 1/17 students
Middle: 1/17
students
High: 1/3
students
School, Public P P P P P P P P P P P P P P P P P - Elementary: -
1/17 students
Middle: 1/17
students
High: 1/3
students
GOVERNMENT & HUMAN SERVICES USES
Charitable Boarding S S S S S S - .S5/bed -
Garden, Charitable P S S S S S S S S S S S P P P S S - 2 spaces -
2 Attachment 1:9 Supp 9, Jul 2025
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GARLAND DEVELOPMENT CODE

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5| SFA | 2F | MF-2) | NO | CO NS CR LC HC IN R |UB| 7 Requirements Standards
Garden, Civic p P P P P P p P P P - 2 spaces -
Post Office P P P P P P - 1/300 gfa -
Social Service S S S P P P - 1/300 gfa -
Facility/Agency
MEDICAL & HEALTH SERVICES USES
Care of Alcoholic, Drug S S S S S 1 space per 4
Dependent or Psychiatric beds
Patients, Institutional
Cemetery S S S S S S S S S S S S S S S - Determined by -
SUP
Hospital P S P P S - 1.5/bed -
Medical and Dental P P P P P P P P P - 1/250 gfa -
Office/Clinic
Mortuary/Funeral Home S S S P S - 1/200 gfa, or -
1/4 seats in
sanctuary and
chapel(s)
(whichever is
greater)
RECREATIONAL, SOCIAL AND ENTERTAINMENT USES
Athletic Events Facility, S P P P P S - 1/125 gfaor 1/3 -
Indoor bleacher and
spectator seats
(whichever is
greater)
Athletic Events Facility, S S S S S - 1/125 gfaor 1/3 -
Outdoor bleacher and
spectator seats
(whichever is
greater)
Athletic Field, Stadium, S S S S S S S S S S S S S S S S S - 1/125 gfaor 1/3 -
Arena bleacher and
spectator seats
(whichever is
greater)
Civic Club/Fraternal P P P P P - 1/200 gfa -
Lodge

2 Attachment 1:10

Supp 9, Jul 2025
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ZONING REGULATIONS

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5 | SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Commercial Amusement, P P P P S P - 1/150 gfa -
Indoor
Commercial Amusement, S P P S S - 1/1,000 sf of -
Outdoor amusement area
and accessory
uses
Cultural Facility P S P P P S P - 1/300 gfa -
Day Camp, Private S - Determined by -
SUP
Dry Boat Storage S S S P - 1/2000 gfa -
Equestrian Camp, Private P S - .S/stall -
Golf Course/Country Club S S S S - S/green+ 1/150 -
gfa for
clubhouse/
dining areas
Health & Fitness Gym S P P P S P P - 1/150 gfa -
(indoor)
Marina S S S S - 1/5 slips + -
1/2000 gfa for
dry boat storage
+
1/150 gfa for
retail/dining
areas
Public Amusement, * * * * - N/A Art. VIII, Ch.
Temporary 30, City
Code.
Racing Track - - -
Reception Facility, Large S S S S - 1/100 gfa or 1 Sec.2.52(A)
Scale space for each 3 (20)
occupants
(whichever is
greater)
Reception Facility, Small P P P P 1/100 gfa or 1 Sec.2.52(A)
Scale space for each 3 (20)
occupants
(whichever is
greater)

2 Attachment 1:11

Supp 9, Jul 2025
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GARLAND DEVELOPMENT CODE

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5 | SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Recreational Vehicle Park P - I/RV pad +1/8 Sec.2.52(A)
(PD RV pads for (34)
req.) guest/customer/
employee
parking
Shooting Range, Indoor S P P - 1/500 gfa + -
1/target alley
Shooting Range, Outdoor S - 1/500 gfa + -
1/target alley
Theater, Large Scale S P P - 1/3 seats -
Theater, Small Scale P P P S - 1/3 seats -
Zoo S - 1/600 square -
feet of exhibit
area
OFFICE, RETAIL & SERVICE USES
Alternative Financial S - 1/250 gfa -
Establishment
Antique Shop (indoors P P P S - 1/250 gfa -
only)
Bait Sales, Live S S P - 1/250 gfa -
Bakery, Retail S P P P P P P P P - 1/250 gfa -
Bed and Breakfast P S S S S - 1/guest room + Sec.2.52(A)
residential use (1)
requirement
(according to
that use)
Business & Media Service P P P P P P P P P - 1/300 gfa -
Call Center P P P P P S - 1/150 gfa -
Commercial Blood, P P P 1/250 gfa Sec.2.52(A)
Plasma, Tissue and Cell (28)
Collection Center
Convenience Store S S P P P P S - 1/250 gfa Sec.2.52(A)
(1,000-5,000sf) )
Financial Institution P P P P P P P P - 1/300 gfa Sec. 4.20
Flea Market, Indoor S S - 1/200 gfa Sec.2.52(A)
(32)
Flea Market, Outdoor S - 1/500 sf'site Sec.2.52(A)
area (32)

2 Attachment 1:12

Supp 9, Jul 2025
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ZONING REGULATIONS

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5| SFA | 2F | MF-2) | NO | CO | NS | CR | LC | HC IN R |UB| 7) Requirements Standards
Furniture, Household P P P - 1/400 gfa -
Furnishings and Appliance
Sales/Rental
Grocery/Supermarket P P P S S - 1/250 gfa -
(>5,000sf)
Home Improvement P P P - 1/250 gfa -
Center (>50,000sf)
Hotel/Motel, Extended S S S S - 1.25/room Sec.2.52(A)
Stay + 1/200sf (11)
restaurant,
retail,
conference and
office area
Hotel/Motel, Full Service P P P S S - 1/room Sec.2.52(A)
+ 1/200sf (11)
restaurant,
retail,
conference and
office area
Hotel/Motel, Limited S S S S - 1/room Sec.2.52(A)
Service + 1/200sf (1)
restaurant,
retail,
conference and
office area
Indoor Shopping Mall P P P - 0-400,000 gfa: Sec.2.52(A)
1/250 gfa 33
401,000+ gfa:
1/300 gfa
Kiosk, Trailer or Mini- - - - - - - - - - - - - - - - - - - -
Structure (attended):
Retail/Service S P P P P S - 1/employee Sec. 2.52(A)
.
Sec. 4.20
Recycled Materials S P P P - 1/employee Sec. 2.52(A)
Collection ®),
Sec. 4.20

2 Attachment 1:13

Supp 9, Jul 2025
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GARLAND DEVELOPMENT CODE

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5 | SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Landscape Nursery (retail) P P P S - 1/250 gfa+ -
1/2,000sf
outdoor area
Landscape Nursery/Tree S S P P - 1/2,000sf Sec.2.52(A)
Farm (wholesale) outdoor area 17
Laundry, Drop-Off (with P P P P S S - 1/250 gfa Sec. 4.20
drive-through or window)
Laundry, Drop-Off P P P P S S - 1/250 gfa -
(without drive-through or
window)
Laundry, Self-Serve S S P P S - 1/250 gfa -
(Laundromat)
Mobile Food Truck Park S S S S S Set by SUP Sec.2.52(A)
(37

Office, General P P P P P P P P P - 1/300 gfa -
Pawn Shop P - 1/250 gfa -
Personal Services S P P P P S P P - 1/250 gfa -
Pet Store (indoors only) S P P P P P - 1/250 gfa -
Pharmacy (with drive- P S P P P S S - 1/250 gfa Sec. 4.20
through or window)
Pharmacy (without drive- P S P P P P P - 1/250 gfa -
through or window)
Produce Stand/Outdoor S S S P P S - 4+ 1/600sf of -
Farmers Market site area
Restaurant P P P P P P P P 1/100 gfa -
Restaurant, Drive-Through S S S S - 1/100 gfa Sec. 4.20
Retail Store P P P P P P - 1/333 gfa -
Sexually Oriented P - 1/250 gfa Art. VIII, Ch.
Business 26, City Code
Smoke Shop S - 1/250 gfa -
Studio, Arts/Crafts P P P P P P - 1/250 gfa -
Studio, Fitness or P P P P P P - 1/150 gfa -
Performing Arts
Tattooing/Body Piercing S S S - 1/250 gfa Sec.2.52(A)
Establishment (6)
Used Goods, Retail Sales S P P - 1/250 gfa -

(Indoors)

2 Attachment 1:14
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ZONING REGULATIONS

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5 | SFA | 2F | MF-2) ] NO | CO NS CR | LC HC IN R |UB| 7)) Requirements Standards
COMMERCIAL USES
Bakery, Commercial S P P - 1/1,000 gfa -
Building/Garden Materials P P - 1/400 gfa + Sec.2.52(A)
Sales & Storage 1/1,000 gfa 23)
(wholesale) storage area
Bulk Material Sales & S S - 1/1,000 gfa or Sec.2.52(A)
Storage (retail or 1/1,000 outdoor (18)
wholesale) area (whichever
is greater)
Commercial Drone S - Sec.2.52(A)
Delivery Hub (large) (38)
Commercial Drone S S S S Sec.2.52(A)
Delivery Hub (small) (38)
Contractor’s S S P - 1/500 gfa for Sec.2.52(A)
Office/Storage Yard office + 24)
(outside storage) 1/1,000sf for
warehouse
Contractor’s P P P - 1/500 gfa for Sec.2.52(A)
Office/Warehouse office + 25)
(indoors only) 1/1,000sf for
warehouse
Custom Products S P P - 1/1,000 gfa -
Manufacturing
Equipment P P P P - 1/250 gfa -
Leasing/Rental, Indoor
Equipment S P - 1/600 gfa Sec.2.52(A)
Leasing/Rental, Outdoor (27)
Feed/Grain Mill - R N
Furniture and Appliance S P P P - 1/1,000 gfa -
Cleaning/Repair
Garden, Commercial P - 1/5,000sf of site -
area-
Laundry Plant, S P P - 1/300 office gfa -
Commercial +1/1,000
remainder gfa
Meat and Game S P P - 1/500 gfa -
Processing

2 Attachment 1:15
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GARLAND DEVELOPMENT CODE

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5 | SFA | 2F | MF-2) ] NO | CO | NS CR | LC | HC IN R |UB| 7) Requirements Standards
Pet Care/Play Facility S P P P S S - 1/300 gfa Sec. 2.52(A)
(indoor) )
Pet Care/Play Facility S S P P - 1/300 gfa Sec.2.52(A)
(outdoor) [C)]
Portable Building P P - 1/300 office gfa -
Sales/Leasing +1/1,000sf for
indoor
sales/storage
area
Printing/Publishing House S S S P P - 1/300 office gfa -
+1/1,000
remainder gfa
Recording Studio/Media S P P P P S - 1/300 gfa -
Production
Recycling Collection S S - 1/300 gfa for Sec.2.52(A)
Center (no outside storage) office + ®)
1/1,000sf
warehouse and
storage area
Recycling Salvage Yard S - 1/300 gfa for Sec.2.52(A)
(unlimited outside storage) office + ®)
1/1,000sf
warehouse and
storage area
Self-Storage Facility S S P P - 1/20 units (1/25 | Sec.2.52(A)
(mini-warehouse) units if over (16)
100 units in
development) +
1/300 office gfa
Small Engine/Lawn S P P P - 1/300 gfa -
Equipment Rental &
Repair (indoors)
Taxidermist S P P - 1/400 gfa -
Vehicle Dispatch & S S P - 1/300 office gfa -
Storage +1/1,000
remainder gfa
Veterinary Clinic, Large S - 1/400 gfa -
Animal (outdoor pens)

2 Attachment 1:16
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ZONING REGULATIONS

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5 | SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Veterinary Clinic, Small S P S P P P P P P - 1/300 gfa -
Animal (indoors only)
Veterinary Clinic, Small S S P P - 1/300 gfa -
Animal (outdoor kennels,
runs)
MOTOR VEHICLE & RELATED USES
Automobile S P P P P - 1/400 gfa Sec.2.52(A)
Leasing/Rental 3)
Automobile Repair, Major S P P - 1/400 gfa + Sec. 2.52(A)
2/repair bay 3),
Sec. 4.20
Automobile Repair, Minor S P P P - 1/400 gfa + Sec. 2.52(A)
2/repair bay 3),
Sec. 4.20
Automobile Sales, New or S P S - customer -
Used parking: 1/400
gfa (minimum
2 spaces), plus
1 space per
employee on-
site at any time
Boat Sales, Leasing & S S P S - 1/600 gfa Sec.2.52(A)
Repair (outside storage) (14)
Car Wash, S P P P - 1/200 gfa Sec. 2.52(A)
Automated/Rollover 3),
Sec. 4.20
Car Wash, S P P P - 1/200 gfa Sec. 2.52(A)
Full-Service/Detail 3),
Sec. 4.20
Car Wash, S P P - 1/bay Sec. 2.52(A)
Self-Service/Wand 3),
Sec. 4.20
Impoundment Lot S - 1/300 office gfa -
(commercial/private)
Motorcycle/ATV Sales, P P S - 1/400 gfa -

Leasing & Repair (new
and used — indoors only)

2 Attachment 1:17
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GARLAND DEVELOPMENT CODE

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5| SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Parking Lot or Garage, P P P P P P P - 1/300 office gfa -
Commercial
Personal Watercraft Sales, S P P S - 1/400 gfa -
Leasing & Repair (new
and used)
Recreational S P S - 1/600 gfa -
Vehicle/Trailer Sales,
Leasing & Repair
Salvage Yard, Automotive - - -
Travel Center - - -
Truck/Bus Repair S S - 1/600 gfa -
Truck/Bus Sales & S S - 1/600 gfa -
Leasing/Rental
Truck/Bus Storage S S - 1/300 office gfa -
Truck/Bus Wash P P - 1/250 gfa + Sec. 2.52(A)
1/bay 3),
Sec. 4.20
Wrecker/Towing Service P P - 1/300 office gfa -
+ 1/wrecker
TRANSPORTATION USES
Airport/Heliport S S - 1/4 seating -
accommodation
+.5/employee
at maximum
shift
Bus Stop P P P P P P P P P P P P P P P P P - NA -
Helipad S S S S S S - S/helipad -
Motor Freight P - 1/1,000 gfa -
Terminal/Railroad
Switching Yard
Transit Station, Public P P P P P P P P P - Determined by -
operating
agency
Transportation Depot, S S S - Determined by Sec.2.52(A)
Passenger (commercial) SUP (10)
Transportation Terminal, - - -
Passenger (commercial)
INDUSTRIAL USES
2 Attachment 1:18 Supp 9, Jul 2025
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ZONING REGULATIONS

AG

SF-

SF-10

SF-7

SF-5

SFA

2F

MF
(MF-
0,
MF-1
and
MF-2)] NO | CO NS

CR

LC

HC

IN

= c

UB

DT
(see
Ch.

Parking
Requirements

Cross-
Reference(s)
for Special
Standards

Animal Feed Processing &
Storage

1/1,000 gfaor 5
visitors +
1/employee at
maximum shift,
whichever is
greater

Batching Plant

1/1,000 gfa or 5
visitors +
1/employee at
maximum shift,
whichever is
greater

Sec.2.52(A)
(26)

Batching Plant, Temporary

1/1,000 gfaor 5
visitors +
1/employee at
maximum shift,
whichever is
greater

Sec. 2.52(A)
(26)

Breweries/Wineries/
Distilleries

1/1,000 gfa or 5
visitors +
1/employee at
max. shift,
whichever is
greater
1/100 gfa for
dining and
tasting areas

Sec. 2.52(A)
(35)

Data Center

1/5,000 gfa

Distribution Center, Large
(indoors only)

1/300 office gfa
+1/1,000
remainder gfa

Sec.2.52(A)
(30)

Distribution Center, Small
(indoors only)

1/300 office gfa
+1/1,000
remainder gfa

Sec.2.52(A)
(30)

2 Attachment 1:19
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GARLAND DEVELOPMENT CODE

AG

SF-

SF-10

SF-7

SF-5

SFA

2F

MF
(MF-
0,
MF-1
and
MF-2)

NO

CcO

NS

CR

LC

HC

IN

= c

UB

DT
(see
Ch.

Parking
Requirements

Cross-
Reference(s)
for Special
Standards

Food Processing &
Storage

1/1,000 gfaor 5
visitors +
1/employee at
maximum shift,
whichever is
greater

Gas or Petroleum Drilling
or Pipeline

N/A

Sec.2.52(A)

Heavy Machinery Sales,
Rental, Storage & Repair

1/1,000 gfaor 5
visitors +
1/employee at
maximum shift,
whichever is
greater

(€3]

High Risk Use

1/1,000 gfa or 5
visitors +
1/employee at
maximum shift,
whichever is
greater

Industrial or
Manufacturing, Heavy

1/1,000 gfa or 5
visitors +
1/employee at
maximum shift,
whichever is
greater

Sec.2.52(A)
GD

Industrial or
Manufacturing, Light

P/S3

P/S3

1/1,000 gfa or 5
visitors +
1/employee at
maximum shift,
whichever is
greater

Sec. 2.52(A)
GD

Laboratory, Analytical or
Research (indoor)

1/1,000 gfa or 5
visitors +
1/employee at
maximum shift,
whichever is
greater

2 Attachment 1:20
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ZONING REGULATIONS

MF
(MF-
0, DT Cross-
MF-1 (see Reference(s)
SF- and U Ch. Parking for Special
AG E SF-10 | SF-7 | SF-5| SFA | 2F | MF-2) | NO | CO NS CR | LC HC IN R |UB| 7 Requirements Standards
Leather & Allied Products S - 1/1,000 gfaor 5 -
Manufacturing visitors +
1/employee at
maximum shift,
whichever is
greater
Mining/Mineral Extraction - - -
Warehouse, S P P P - 1/300 office gfa -
Office/Showroom (indoors +1/1,000
only) remainder gfa
UTILITY & SERVICE USES
Antenna, Commercial * S S S S S S S S S S S P P S S S S N/A Secs. 2.64 &
2.65
Antenna, Private * * * * * * * * * * * * * * * * * - N/A Div. 6, Art. 5,
Ch. 2
Electric Generating Plant S S - 1/employee at -
maximum shift
Electric Substation S S S S S S S S S S S S S S S - 1/employee at -
maximum shift
Gas Regulating Station S S S S S S S S S S S S S S S - 1/employee at -
maximum shift
Telecommunications S S S S S S S S P/S4| P/ | P/SA| P/S4| P/ | P/S4 | P/S4 - 1/employee at -
Switching Station S4 S4 maximum shift
Wind Energy Conversion S S S S S S S S S S S S S S S S S - N/A Div. 7, Art. 5,
System Ch.2

2 Attachment 1:21

Supp 9, Jul 2025
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ZONING REGULATIONS

1 These Elder Care uses are permitted by right in this district if located within 1,000 feet of a Hospital,
measured property line to property line.

2 Day Care, Youth - Registered Child-Care Home: Allowed by right in the designated zoning
districts, subject to the regulations for Home Occupations (see Section 2.61 of Chapter 2)

3 Light Industrial/Manufacturing uses require issuance of an SUP where contiguous or where within
100' of a residential zoning district or a residential use.

4 Telecommunications Switching Station uses require issuance of an SUP when located within 1,000
feet of a residential zoning district.

(Ordinance 6773 adopted 5/19/15; Ordinance 6876 adopted 12/13/16; Ordinance 6925 adopted 7/18/17;
Ordinance 6979, sec. 1, adopted 4/17/18; Ordinance 7001, sec. 1, adopted 8/7/18; Ordinance 7104, sec. 2,
adopted 11/5/19; Ordinance 7107, sec. 26, adopted 12/3/19; Ordinance 7138, sec. 2, adopted 4/7/20;
Ordinance 7142, sec. 1, adopted 5/5/20; Ordinance 7323 adopted 5/3/22; Ordinance 7344 adopted 7/5/22;
Ordinance 7352 adopted 8/16/22; Ordinance 7370 adopted 10/11/2022; Ordinance 7371 adopted
10/11/2022; Ordinance 7483 adopted 11/14/2023; Ordinance 7497 adopted 1/9/2023; Ordinance 7574

adopted 3/18/2025; Ordinance 7576 adopted 3/18/2025; Ordinance 7578 adopted 4/1/2025; Ordinance
7595 adopted 6/17/2025)

2 Attachment 1:21 Supp 9, Jul 2025
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ZONING REGULATIONS

2 Attachment 3

Table 2-4 - Other Residential District Standards

Minimum Yard Setbacks*
Minimum Lot
Area :
Adjacent to Street N(,)lf Adjacent Max. Lot
Maximum o Street Min. Dwelling Min. Lot Min. Lot | Coverage Min./
Density/Acre Unit Area Width Depth Max. FAR Max.
Height
Standard
District Requirement/
Average Front Side Rear Side Rear
2F 8,000sf/pair 25' 25' 25' 7.5 10' 2,600sf/ pair 75'/1ot or 100’ 40% 35'
4,000sf/du 20" curvil. or | 20'curvil. or | 20 curvil. or 2?3: 1.300sfdu | PP g:(;s if
staggered or staggered or staggered or sep aratel
cul-de-sac cul-de-sac cul-de-sac P Y
SFA 2,000sf/ 1,900 10" 10' 10" 5 5 1,400sf/ 20" internal 90' 75% 40"
ave 1,300 avg 30' end
max. 12/acre
MF None 20" 20’ 20' 12 12 Efficiency: 75' 100' 60% Sy
Max 80+2/acre 200sf 40 in ME-1
in-MIE-0 1-BR: 650sf
S 50"in-ME-2
ng—kS#&ere 2-BR: 800sf Min, 40
Add’1BR: Max. 60°
Max-32/acre- 150sf RAALOT
e
Avg: 725sf

* When multifamily development is located in a nonresidential zoning district, a setback requirement shall apply that is more restrictive than the lesser

of:

(1) A setback requirement that would apply to the nonresidential development constructed on the site; or

(11) 25 feet

2 Attachment 3:1

Supp 1, Mar 2023

Page 40 of 175



City of Garland, TX

§ 4.39. Perimeter Screening Between Nonresidential, Multifamily, Single-Family
Development.

(A) Nonresidential, Multifamily, and Senior Living Developments.Nonresidential,
Multifamily, and Senior Living developments that are located adjacent to single-family
(whether attached or detached) and two-family residential district boundary lines must
provide screening in the form of one of the options listed below:

(1) Option 1 - Brick or Stone Masonry Wall.A minimum eightsix-foot tall, and
maximum teneight-foot tall, masonry wall is required along all common property
lines. The wall must be constructed of brick or stone, in accordance with the City’s
Technical Standards, or a simulated product with the appearance of hand-laid
brick or stone with the same structural integrity of the City’s standard screening
wall details. In addition to the screening wall, one large canopy tree for every
twenty-five linear feet, or portion thereof, is required and must be equally spaced
for the entire length of the wall on the development’s side of the wall. A masonry
wall composed of color-intrinsic stucco or highly articulated (such as split-faced)
masonry may be used in lieu of the brick or stone masonry wall, provided that the
wall is offset at least one foot for at least twenty-five feet for every one hundred
foot section of wall.

(2) Option 2 - Ornamental Metal Fence.A minimum five-foot tall ornamental metal
fence with masonry columns, spaced with a maximum of fifty feet between the
centers of each column, is required along all common property lines. A continuous
row of evergreen high-level screening shrubs (see Table 4-3 in Division 7 of this
Article 3) are required along all portions of the fence that are not opaque masonry.
All landscaping must be located on the development’s side of the fence.

(3) Option 3 - Earthen Berms.An earthen berm (see Section 4.33(L)), or an undulating
series of berms, with a living screen may be used provided that each berm is a
minimum of six feet in height upon installation for at least eighty percent of the
screening length, and provided that each berm and landscaping provides
continuous, mostly opaque, screening within three hundred and sixty-five calendar
days following installation. Large canopy trees are required for every fifty lineal
feet, or portion thereof, of the berm screening (on top of, beside, or meandering in
and out of berms). Up to twenty-five percent of the required large canopy trees
may be substituted in accordance with Section 4.34(B)(3)(d) in this Article 3.

(B) Replacement of Existing Screening.Replacements of existing screening devices between
nonresidential and multifamily developments that are located adjacent to single-family
(whether attached or detached) and two-family residential district boundary lines must
provide a similar, or more opaque, level of screening to what was previously provided
and must be constructed of the same or substantially similar building materials.

(C) Alternative Screening Options. Alternative designs to meet screening requirements may
be submitted for consideration, and possible approval, for expansion, rehabilitation, or
redevelopment projects using the alternative compliance process outlined in Article 1,
Division 2 of this Chapter 4. However, the replacement of existing screening devices
must follow the requirements in Section 4.39(B).

Downloaded from https://ecode360.com/GA6318 on 2025-11-13
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City of Garland, TX
§4.39 § 4.39

(Ordinance 6773 adopted 5/19/15; Ordinance 7107, sec. 65, adopted 12/3/19; Ordinance
7404 adopted 2/21/2023)

Downloaded from https://ecode360.com/GA6318 on 2025-11-13
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Article 1 Definitions
6.03 Definitions

DEVELOPMENT:

Initiation of any activities related to the platting of land or construction of buildings or
structures (including activities such as the filing of a preliminary plan or plat, a plan for
development, or plat application), the construction of impervious surfaces (such as,
parking lots), the installation of utilities, roadways, drainage facilities or other
infrastructure; or any disturbance of the surface or subsurface of the land in preparation
for such construction activities, including without limitation removal of vegetation,
grading, clearing, filling or removal of soil. The definition includes conversions from

nonresidential occupancy to mixed-use residential or multifamily residential occupancy.
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SUMMARY



ABOUT THE PLAN

The Setting Sail: South Garland Lakeside Area Plan is intended to provide guidance for the development, redevelopment, and provision of public facilities
within the area surrounding the interchange of I-30 and SH 190, also known as President George Bush Turnpike (PGBT), in anticipation of the future
extension of PGBT south of I-30 to the Garland city limits and continuing on to Sunnyvale and Mesquite. The area south of I-30 is currently developed with
a variety of residential, commercial, and public park spaces, which the alignment of the roadway extension will impact. This Plan offers tailored solutions
related to land use, development, transportation, and economic development for the potential impacts this area will face. As part of this study, the greater
area surrounding this interchange was analyzed to understand the existing conditions, identify potential impacts of the PGBT extension, and outline a long-
term plan for the future redevelopment of the study area. The Plan recognizes that each section of the overall study area has a different character and will
be impacted in a different way. The study area is further divided into five focus areas to provide specific development strategies, proposed land use changes,

open space and recreation improvements, transportation connections, and branding and wayfinding opportunities each area.

The intent of this Plan is to provide a long-term vision for the study area that considers the future potential of the area and not only the existing land uses
on the ground today. The vision described in this Plan serves as a guiding framework for future development, however maintains the flexibility to respond
to market changes and development opportunities over time. The planning scenario and recommendations of this Plan were created through the lens of
crafting a transformative vision for the study area that will allow the area to evolve over time to become a destination location within Garland that has

enhanced connectivity, livability and capitalizes on the lake front location.

CITY OF GARLAND, TX | SETTING SAIL: SOUTH GARLAND LAKESIDE AREA PLAN
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PROPOSED PLANNING SCENARIO

The recommended planning scenario proposes
significant urban regeneration with substantial
changes, including new and improved
transportation connections and open spaces.
The recommendations aim to create a user-

friendly urban environment with increased

connectivity to multiple destinations in the area,
~ T >~ _ SshorelineTrail

= Point Trail
A
AN

attract visitors and businesses, enhance parks and '\f-z,--/"'/
open spaces, and foster economic growth. The
proposed land uses for the study area include a
mix of commercial and higher-density residential
development supported by new roadway
connections to improve the overall connectivity

of the study area.

Lake
Ray Hubbard

Neighborhood Residential Boat Wayfin_[(‘ling_Mo_nume‘nt, * 6
erminating Vista
Mixed Residential District Sign / Monument
Mixed-Use New ROW, Existing ROW FREEPORT

. S -
Extension

Urban Core / Town Center Trail (8'-14") wmmmmm

Mixed Commercial Veloweb

Lakeside Commercial Shared Use Path (12'-14")

Open Space / Park

Under-change Art
Installations

On-Street Network (6'-8') mm

Pedestrian Plaza i

District Sign / Monument Boardwalk wmmmm

Under Bridge Placemaking Study Arca Boundary O

AN XOOO

~ 1,000
Signature Water Crossing Garland City Limits 1 ? :
)/ o’
Signature District
Roundabout Feet
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KEY TAKEAWAYS

CHANGES TO TAXABLE VALUE

Collectively, properties throughout the study area are approximately $445,144,077 in annual tax
value. Extension of the PGBT right-of-way will result in a loss of about $60,358,220 in annual tax

value due to the reduction or elimination of private property. A significant focus of this planning effort

OPPORTUNITIES
FOR DEVELOPMENT,
REDEVELOPMENT, AND INFILL

e Ll : is balancing and, eventually, surmounting the loss of tax revenue anticipated by the catalyst tollway
* Availability of vacant parcels and )

Sublic s )"i;.‘C\‘ owned by the City expansion. The proposed land uses and densities for each of the focus areas will result in an increase of
I L ' o $947,435,485 in taxable value.

Proximity to Lake Ray Hubbard and

lakefront access. F A Current Potential Diff
ocus Area ifference
Taxable Value | Taxable Value
Well-connected active
. Focus Area 1: Zion Point $47,421,130 $284,229 644 +$236,808,514
transportation network (both
existing and proposed) Focus Area 2: North Point $49,032,338 $163,760,512 $114,728,174
xisting a .
Focus Area 3: South Point $130,117,714 $384,266,786 + $254,149,072
Focus Area 4: Windsurf Bay $31,651,898 $338,699,093 +$307,047,195
B Focus Area 5: Locust Grove $31,511,454 $166,120,026 F $134,608,572
e Texas Parks and Wildlife Total $289,734,534 $1,337,076,061 + $1,047,341,527

L equlrements for conversion of *The table reflects the taxable values for properties in each of the focus areas.

Windsurf Bay Park to a non-

recreation use.

Developing vacant parcels can pose

challenges related to feasibility of
g )

proposed development and land

acquisition.

Most of the property is owned by

two private organizations.
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Future land uses aim to:

Provide more lakefront
recreation connected by

trails

Provide shopping and
eating destinations

Provide diverse housing

options

Improve transportation

connections

Support commercial and
mixed-use development
to generate employment

opportunities
Increase density

Improve quality of life

LAND USE &
CHARACTER

Transportation
improvements aim to:

e Provide multi-modal

enhancements

e Provide trail

connections

e Provide waterfront
paths with street

furniture

e Provide wayfinding
elements to enhance
mobility and

connectivity

EXECUTIVE SUMMARY

Recommended The proposed plan

enhancements to: includes:

Recreational facilities Destinations for

recreation and

Trail connection ,
arl connections entertainment

Watel:front open spaces o Gateway signage

welcoming travelers

along 1-30

Boardwalks

* Signature branding and

wayfinding elements

Public art installations

URBAN DESIGN WAYFINDING
& OPEN SPACE & BRANDING




FOCUS AREAS

NORTH POINT

Focus Area 1 North Point establishes a gateway to Garland and provides

ZION POINT an opportunity for residents and commercial tenants to

capitalize on the lakefront.

Zion Point focuses on furthering Garland’s housing diversity » Land Use Changes

initiatives and continues connections to Lake Ray Hubbard.
» Vertical and horizontal mixed-uses to support local

* Land Use Changes establishments are proposed.

» Supporting retail and commercial development planned for » Redevelopment of existing commercial developments to

high-traffic thoroughfares and critical intersections to increase capitalize on the lakefront location, such as a hotel/conference

economic return. center on the City-owned property.

» Introduction of diverse housmg options. O Transportation and Circulation Improvements

* Transportation and Circulation Improvements » Realigned connections to I-30 and Marvin Loving Road.

» Introduction of additional roadways between Zion Road and « Urban Design and Open Space Elements

the frontage road to improve connectivity.
g P y » The trail network along Chaha Road and I-30 frontage

¢ Urban Design and Open Space Elements continues through North Point, providing pedestrian

. . . . connections with other focus areas.
» A shared-use path and trail system connecting Zion Point to

other recreational spaces is proposed. » An on-the-water boardwalk feature extends from the terminus

» Leveraging public waterfront access provided by John Paul el b JJeim Ll [jomss L« dneesiang [patdy i Foe A 1

i et cvadl @lheiben e Dol under I-30 and into North Point.

. Wayfinding and Branding Considerations » Restoration of the existing dock along Lake Ray Hubbard to

include non-motorized water sports.
» A Boat Wayfinding Monument is proposed within Chaha Boat

Dock’s parking area. . Wayfinding and Branding Considerations
» Gateway signage to welcome travelers to the City is proposed

along I-30.

» District branding and monumentation is proposed to create a
distinct identity.

Vi CITY OF GARLAND, TX | SETTING SAIL: SOUTH GARLAND LAKESIDE AREA PLAN
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Focus Area 3

SOUTH POINT

Focus Area 4

WINDSURF BAY

South Point focuses on establishing a premier lakeside Windsurf Bay establishes recreational, educational, and
experience for residents and visitors alike through urban residential opportunities for study area visitors and
forms and mixed-use development. residents.
* Land Use Changes * Land Use Changes
» South Point is envisioned as the activity center of the study » Redevelopment of existing single—family properties is

area, offering an urban core of vertically mixed land uses and

residences.

» Local commercial and retail development opportunities along »
the lakefront.
O Transportation and Circulation Improvements

» Significant addition of new or rea]igned roadways within and

between the focus areas.

anticipated due to NTTA’s acquisition and construction of the
PGBT extension.

Mixed-use development including commercial services for
neighboring residential homes within the existing Windsurf
Bay Park area. Proposed property for substitution of displaced
parkland (as per Texas Parks and Wildlife requirements) is
identified in other focus areas.

O Transportation and Circulation Improvements

e Urban Design and Open Space Elements 5

» A multi-use pedestrian plaza is proposed along Lake Ray
Hubbard open to pedestrian-bike traffic.

Addition of frontage roads and trail connections proposed

a]ong Windsurf Bay Park.

e Urban Design and Open Space Elements

» Pocket parks are proposed along the lakeshore to preserve »
sightlines and serve as displacement for parkland reduction in

Windsurf Bay Park.

» Pedestrian-friendly infrastructure is proposed throughout the

urban core. »

. Wayfinding and Branding Considerations

Improved recreational programming to leverage the lakefront
location of Windsurf Bay Park is proposed, including
educational installations and a potential educational or

recreational facility.

The waterfront trail continuing along Windsurf Bay’s frontage
of Lake Ray Hubbard.

» Signature district roundabout or gateway is proposed on the . Wayfinding and Branding Considerations

intersections of Marvin Loving Drive and Point Boulevard to »

create a sense of arrival and place for residents and visitors.

EXECUTIVE SUMMARY

A signature bridge crossing connecting South Point and

Windsurf Bay is proposed.




Focus Area 5

LOCUST GROVE

Locust Grove focuses on improving circulation and providing
housing alternatives to those displaced by the PGBT

extension.

* Land Use Changes

» The residential homes directly adjacent to the PGBT roadway
alignment will be significantly impacted and provide an

opportunity to introduce high—density residential or mixed-use.

* Transportation and Circulation Improvements Thc Bell Tower.
(Dallas, TX)

» Future improvements to Locust Grove Road.

* Urban Design and Open Space Elements
» A centralized open space is recommended to serve residents

west of the PGBT extension.

» Opportunities to incorporate public spaces under elevated

roadways.

» Additional trail connections are anticipated along the I-30
and PGBT extension frontage roads, providing cross highway

pedestrian connectivity to other focus areas, where possible. . JLaldgom
Development Example
* Wayfinding and Branding Considerations (Woodlands, TX)

» Underpass art and branding installations are recommended to

further the identity of the study area.

Green Infrastructure Educational Placard
(Atlanta, GA)
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PRIORITY RECOMMENDATIONS

To make the implementation process more efficient and streamlined, 10 recommended actions, in no particular order, have been identified as priority

actions that can provide quick wins or prove to be transformative to the area.

These 10 priority actions are not required to be the first actions to be completed in the short-term; the City should take advantage of opportunities to
implement other plan recommendations as partnerships and funding become available. These actions provide a starting point for implementation and

guidance for plan administrators. It is likely that accomplishing these 10 actions will create the momentum to carry through implementation of the

remaining actions.

Partner with existing commercial landowners to redevelop older

properties within the study area.

Update the City’s Master Thoroughfare Plan to illustrate the
new and improved alignments of streets within the study area,
particularly Marvin Loving Drive.

Establish a district identity through branding elements, similar
to the City’s Firewheel concept; consider holding a competition
or public involvement session to select a consistent marketing

scheme.

Consider a City-initiated zoning designation for the study area,
such as a Planned Development District, tailored to the land use
distribution and character described in the planning scenarios for

each focus area.

PDDDD

Coordinate with TxDOT to integrate the study area’s branding

scheme into the newly designed Bass Pro Drive interchange.

EXECUTIVE SUMMARY ix

Establish partnerships with property owners and/or developers

for public/private partnerships that support the community’s

shared vision for vibrant mixed-use projects.

Secure right-of-way extensions along Marvin Loving Drive, Point
Boulevard, and Bay Island Drive through adjacent development

dedication or acquisition.

Facilitate the redevelopment of a portion of Windsurf Bay Park

using an RFQ/RFP or other method to attract new mixed-use

and commercial waterfront development.

Construct the proposed signature Marvin Loving bridge crossing.

Coordinate with homeowners and developers to carry out
needed land assembly to promote redevelopment in and around

Anchor Point subdivision.

—
BDDDD
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INTRODUCTION

The Setting Sail: South Garland Lakeside Area
Plan is intended to provide guidance for the
development, redevelopment, and provision of
public facilities within the arca surrounding the
interchange of I-30 and SH 190, also known as
President George Bush Turnpike (PGBT), in
anticipation of the future extension of PGBT
south to the Garland city limits. The area south
of I-30 is currently developed with a variety of
residential, commercial, and public park spaces,
which the alignment of the roadway extension
will impact. This Plan offers tailored solutions
related to land use, development, transportation,
and economic development for the potential
impacts this area will face. As part of this study,

the greater arca surrounding this interchange is

analyzed to understand the existing conditions,

identify potential impacts of the PGBT extension,
and outline a long-term plan for the future

redevelopment of the study area.

The initial chapter of this study includes a
detailed assessment of the existing conditions
to identify challenges and opportunities in
the area. The second chapter establishes a
future development plan with recommended
improvements based on an understanding of the
existing conditions and realistic opportunities
available. The last chapter of this report
outlines an action plan to implement the
recommendations of the development plan.
The ultimate goal of this report is to provide
the City with a framework for the complete

redevelopment of the study area.

e

THIS CHAPTER PROVIDES:

* An overview of existing plans and
policies that might impact the land use

patterns and development in the area

* An overview of the physical features,
existing and proposed utilities, and

services

* A brief analysis of the impacts of the
proposed transportation improvements

in the area

* An assessment of the regulatory and

policy framework

* An evaluation of parks and recreational
facilities
* An analysis of the existing market

conditions and economic development

opportunities

* An overview of the issues faced and
potential opportunities that can be
leveraged to enhance the quality of life

and foster economic growth in the area
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STUDY AREA

Map 1. Study Area Boundary

The study area encompasses the arca surrounding
the interchange of I-30 and PGBT. The study area
is bounded by Lake Ray Hubbard to the north
and east, the city limits to the south, and Zion
Road to the west. The study area boundary is
shown in Map 1.

The arca currently includes commercial areas,
sing]c—family residential ncighborhoods, high—
density residential development and parks north
and south of 1-30. The proposed alignment for
the future PGBT shown on the map extends
south of I-30 to the Garland city limits.

L
wp.'rEnhl:l'-"ﬁ'

Fake
Ray Jtabbard

Study Arca Boundary O

Garland City Limits l:_:l

Proposed PGBT Extension O
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EXISTING PLANS AND STUDIES

As part of the plan development process, existing plans and policies adopted by the City as well as planning efforts in progress were reviewed and action
items were excerpted to inform this Area Plan. This section provides an overview of the most recent plans and studies that guide the future development of
the study area.

PROJECT BOUNDARY.

: ey
Y RESIDENT)y
]
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ENV'SION GARLAND Map 2. Future Land Use Map

COMPREHENSIVE PLAN (2012) [F

Envision Garland, the City of Garland’s
Comprehensive Plan, was adopted in March
2012.The Comprehensive Plan is a long-range
planning document that sets forth the vision

for the City and recommends strategies to
achieve the goals for the continued growth

and development of the City. The plan

provides recommendations related to land use,
transportation, utilities, economic development,
parks and recreation, and implementation. Map 2
shows the proposed Future Land Use Plan for the
study area. Action items from the plan that will
be incorporated in developing this Area Plan are
listed below.

PLAN RECOMMENDATIONS

* Enhance walkability and improve

connections providing accessibility and

TTIET
= L

continuous routes surrounding City

offices, parks, recreation centers, and

similar municipal facilities.

* Upgrade and expand existing park
facilities.

* Increase public experiences related
to public art, performance, and other
cultural events.

* Provide for enhanced gateways at
primary entries into Garland.

* Improve bus stops to provide weather

A A
|
I

protection for users and to promote Traditional Neighborhoods Neighborhood Centers Study Arca Boundary Q
ridership Compact Neighborhoods Regional Centers . Garland City Limits l:_:l
Urban Neighborhoods . Parks & Open Space .
AN NSSANSNNNSNSANSANSANNNNANNNNNNNNNNNNNNNNNNNNNNNNNNNNNN
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Map 3. Harbor Point Target Investment Area Concept Plan

I1-30 CORRIDOR CATALYST
AREA PLAN (2017)

The corridor plan recommends redevelopment

and revitalization strategies for the 1-30 Catalyst
Area. The catalyst area experiences a high traffic
volume because of predominantly commercial
uses in the area. The plan recommends
consolidating land into larger parcels where
possible, unifying zoning districts, and
encouraging mixed-use development in the area.
Three Targeted Investment Areas (TIA) were
identified at major intersections within the area;
Broadway Site (I-30 and Broadway Boulevard),
Rosehill Site (I-30 and Rosehill Road), and
Harbor Point. The concept plan for the Harbor
Point TIA, located within the study

area, is illustrated in Map 3. The concept plan

LONG-TERM REDEVELOPMENT
AND REINVESTMENT

incorporates new commercial development along
the 1-30 frontage, redevelopment of existing
high-density residential to urban residential and
townhomes, and long-term revitalization of

existing high—density residential north and south

r LONG -TERM REDEVELOPMENT AND REINVESTMENT
of 1-30.

PLAN RECOMMENDATION

The Plan recommends adopting a
destination-focused design approach for
Harbor Point incorporating new mixed-

use retail, residential, and commercial
development. It identifies a need for
creating more vibrant and walkable outdoor

spaces to increase footfall in commercial

Townhomes . Restaurant .
Urban Residential . Civic .
Mixed -Use .

areas. Improvements to the current housing
stock and the existing John Paul Jones Parks
were also recommended as part of this Plan.

AN A AN

Vi 4
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OUR GARLAND PARKS’ Map 4. Combined Social Needs/ Park Service Rank
RECREATION AND CULTURAL |
ARTS STRATEGIC MASTER
PLAN (2019)

Our Garland envisions creating modern parks

and recreational spaces with stimulating
playgrounds, expanded recreation, trail
connectivity, and more. As per the plan, the

study area contains areas identified as having the

highest need for improved level of service of ' —

Legend

social needs and access to parks. Map 4 shows

combined social needs and park service rank. o Combined Social Needs/Park

The plan also provides a list of improvements _ Service Rank

for the lakefront parks (Windsurf Bay Park and fi Highest (Highest 30% Social

John Paul Jones Park) which will be Needs & Lowest 30% Park

incorporated while planning for land use S //:’ Service)

scenarios proposed in this Plan. / High (Highest 50% Social
CAKEIR Y Needs & Lowest 50% Park

HUEBARD
GREENBELT Service)

PLAN RECOMMENDATION
Other Low Service Areas

|:| Lowest 20% Park Service

Garland Park

John Paul Jones Park and the Lake Ray
Hubbard Greenbelt could provide scenic
trails and gathering spaces in addition to the
Chaha Boat Ramp along the lake which could

WINDSURF

. . N
be a regional attraction. BAY PARK

V[

AN

= 5
I == #
OAKSBRANCH b

';G_Q}ENBELT :
[

1 é s
e, ARNOLD

& CAROL

OUR Gorlond ™~

Source: City of Gorland, USGS, US Census

BASELINE ANALYSIS | CHAPTER 1




TRAI LS AND Bl KEWAYS Map 5. Trails and Bikeways Master Plan Priority Projects
MASTER PLAN (2021)

The Trails and Bikeways Master Plan, adopted

in 2021, provides an assessment of the existing
bikeway and trail system in the City and provides
a framework for the development of off- and on-

street facilities, design standards, and policies.

The plan identifies a segment of Chaha Road as a
high—priority corridor'. The spine trail on Harbor
Point and sidepath on Chaha Road were identified
as low-priority corridors’. Since adoption of the
plan, the low-priority designations on Chaha
Road and Harbor Point Trail have been changed
to high-priority. The proposed improvements

from the plan are shown in Map 5.

LEGEND Recommended Accommodations.
[ parks ——— Existing On-Street Bikeways mumwu Spine Trail
1 High-Priority: Recommended to be implemented in years 1-5 of Golf Courses e ORI 000000 Sidepath
the plan. These represent projects that scored high on the evaluation Schools e e W ™y wuwuu) SharedUse Lane
criteria, can be leveraged with other short-term projects, are already ‘ o) Comere " 4T exiting Sicewaiks eose0e BikeLune
funded, or have high public demand and are feasible within the short- . P Updated Valoweb Alignment OO Cycle Track
term timeframe. CommAns esseas Proposed Ennanced

Oft-Street Trail & On-Street Bikeway Considerations

2 Low-Priority: Recommended to be implemented beyond year ten of @ Vsjor Taihead @ Paddie Sport % Ciadtodihonsi Gonmectons
the plan. These represent projects that either scored relatively low in euneh Polts -
. L X o . . @ Minor Trailhead 2%  Mid-Block Crossings
the prioritization criteria, will require significant funding or additional L4
planning, and design, or are not feasible until other connections are @ Tl aemess romms SEEEEEER G U s
made first.
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CULTURAL ARTS PLAN (2021)

The 2021 Garland Cultural Arts Plan provides
a blueprint for coordinating the efforts of

the City government, community members,
and key stakeholders in supporting cultural
arts in the City of Garland. The plan provides
recommendations and resources regarding
funding, programming, partnerships, and

pI‘OCGSSCS.

One of the goals outlined in the plan is to
provide access to arts and cultural activities in
all neighborhoods and downtown. In order to
support this goal, several actions items were

developed including the strategy to activate

8>

Ny

ClTY O = A RL A MD
Cultural Arts Plan 2021
@acrriann | iCuliul &%

Windsurf Bay Park and other areas along Lake
Ray Hubbard with cultural and artistic offerings.

PLAN RECOMMENDATION

Activate Windsurf Bay Park and other areas
along Lake Ray Hubbard with cultural and

artistic offerings.

TSI/ 0000007/

AN
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PHYSICAL AND REGULATORY
FRAMEWORK

Map 6. 100-Year Floodplain

PHYSICAL FEATURES

The study area is bordered by Lake Ray Hubbard
on the east creating potential for lakefront
development. The proximity of the floodplain

to the study area poses opportunities and
challenges. The study area is located adjacent to
the 100-year floodplain which will impact the
land use decisions, permitted uses, and setbacks
for development in this area. Land adjacent to the
floodplain presents an opportunity to create open

space and recreation space that capitalize on the
lake frontage. This section provides an overview
of the physical and regulatory policies in place
that impact development of the study area.

P e
B AN
.i‘- \‘mxwr_r_&tr_'_ ,

100-Year Floodplain @
Study Arca Boundary O

Garland City Limits l:_:'
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EXISTI NG LAN D USE Map 7. Existing Land Use
Land Use Pattern

Examining the existing land use pattern helps

identify potential focus areas along with any land

use changes that might benefit the community and [
foster economic growth. The study area consists =)
of predominantly residential land uses with 23 p =
percent single-family housing and 17 percent \\A’w‘ ’1/
multifamily housing. As shown in Map 7, the
PGBT extension will significantly impact single-
family and multifamily housing units located south
of I-30. Retail development is concentrated in the
northeastern part of the study area and consists
of chain restaurants, hotels, and gas stations.

The study area also houses some commercial
developments (6.5 percent) and offices (0.6
percent) scattered throughout the study area. The

Lake

arca offers unique opportunities for lakefront - 'O.CUSTHGROVE N
14 i T - Ray Hubbard

development in the form of Windsurf Bay Park,

a
Lake Hubbard Parkway, and John Paul Jones Park. n
o
Table 1. Existing Land Use Acreages ,III
Land Use Category Acreage Percentage n
. . "
Single-Family 196.1 23.3% i
2-Family (Duplex) 4.3 0.5% "n
Townhome 5.3 0.6% ;’
’
Multifamily 145.1 17.3% f "
Public/Semi-Public 8.3 1.0% | ;’
!
Parks and Open Space 88.9 10.6% b "
Office 4.8 0.6% | ;’
Retail 30.4 3.6% l - \ A
Commercial 54.9 6.5% Single-Family Public/ Semi-Public . Parks and Open Space . Study Area Boundary O
Right‘Of'Way 219.7 26.2% 2 - Family (Duplex) Office Vacant Garland City Limits l:-:l
Vacant 82.4 9.8% Townhome . Retail ‘ 100 Year Floodplain (FEMA) : )
Total 840.2 100% Multifamily (@) Commercial (@)
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LAND OWN ERS HIP Map 8. Land Ownership

Most of the study area is comprised of privately-
owned commercial and residential properties,
as shown in Map 8. The City of Garland owns
the Windsurf Bay Park and Bass Pro Shops that
are identified as key assets and present the most
potential for development/redevelopment.

4605 Chaha LLC Properties and Tides Properties
own a majority of the private properties in the
area. City of Dallas owns a majority of the parks
and opens spaces in the study area including the
John Paul Jones Park and Lake Hubbard Parkway.

&HKE HUE
The taxable values for different land use
categories are listed in the Appendices.
| | '_- ]
= =
- 1 ==
inisiis 25 = i
=T T
Garland City of . Residential Vacant Parcels @
Dallas City of . Commercial . Study Arca Boundary O
Religious . 4605 Chaha LLC Properties . Garland City Limits l:::'
Garland ISD . Tides at Lake Village .
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VACANT LAND

Map 9 shows the location of vacant parcels

in the study area. The vacant parcels present
opportunity for development. Some parcels are
partially developed and thus are identified as
vacant due to the development opportunities
they present for the area. Also, the Land Use
Restrictive Agreement (LURA) associated

with the Low Income Tax Credit Program
participation for Lake Colony Apartments and
Meadows Apartments expires in 2024 and 2026,

respectively.

Map 9. Vacant Parcels

5
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1.000
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Vacant Parcels ‘

. . . ’
Garland City Limits L
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EXISTING REGULATIONS Map 10. Zoning

Existing Zoning

Map 10 shows a variety of zoning districts

along PGBT including multifamily, single-

family, and agricultural. The area also has light
commercial and general commercial located
along the I-30 corridor. There are several Planned
Developments (PD) located on the frontage of
PGBT. PDs can promote flexibility and creativity
in development typologies. There is a need to
maintain consistency and compatibility of zoning

in future development plans.

Agricultural District (AG) @) Community Office District (CO) () Planned Development (SF-5) Planned Development (CR) %5
Single-Family 10 District (SF-10) Community Retail District (CR) () Planned Development (SFA) 22 Planned Development (LC) 2~
Single-Family 7 District (SF-7) Light Commercial District (LC) () Planned Development (MF-1) %% Mixed AN}
Two - Family District (2F) Planned Development (AG) %5 Planned Development (MF-2) %% Study Area Boundary O
Multi-Family District (MF-1) (@) Planned Development (SF-7) Planned Development (NO) Garland City Limits (:)
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SpeCial Districts Map 11. 1-30 Corridor Catalyst Arca

The City identifies special districts in the form
of Catalyst Areas which include the Target
Investment Areas (TIAs), as discussed in the

[-30 Corridor Catalyst Area Plan. Lake Ray
Hubbard, PGBT extension, public investment

at Harbor Point, and relatively large develop-
able land tracts are identified as key assets for

the I-30 Catalyst Area. The area would support

a mix of residential, retail and office spaces, and
vertical mixed-use. The City aspires to selectively

redevelop underutilized properties and promote

density and quality for this Catalyst Area. New
developments along the 1-30 Corridor will focus

on redevelopment and revitalization.

..1 H"n.—

-mi:la_'rm_

T A
5,1 -".- o i

- P SR

- T ?ﬁ!{jr - '-{

f _ Yo "\1-'\- i _i':h;-“'l'-:i.h.‘
5 s SN

Interstate 30 Corridor O O
Study Area Boundary Study Area Boundary
=

. . . ’
Garland City Limits L
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Map 12. Homeowners and Neighborhood Associations

Housing

Map 12 shows the existing Homeowners
Associations and Neighborhood Associations in
the study area. These associations are relevant
stakeholders as the study area undergoes changes

in the future.

Home Owner and Neighborhood Associations .
Study Arca Boundary O

Garland City Limits ')
~ov
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UTILITIES AND SERVICES

Map 13. Utilities
With approximately 10 percent of the study

arca undeveloped—see the Existing Land Use
discussion on page 11—access to existing

water and wastewater infrastructure is available
throughout the site. As illustrated in Map 13, the
network of water and sewer mains predominantly
follows established rights-of-way, with service
gaps observed at undeveloped properties south
of Locust Grove Road and existing Windsurf

Bay Park. In addition to the PGBT extension’s
impact on specific parcels and land uses, a series
of established water and sewer lines will also be
impacted. It is recommended that once removed,
the City coordinate with NTTA and adjacent
property owners to develop new infrastructure
alignments and capacity that may better support A
the density and intensity of development DEITGI=

recommended by this Plan.

Water Mains e Study Arca Boundary O
Sewer Mains e Garland City Limits l: :l
Garland Power & Light . Lift Station

Oncor .
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Three existing lift stations serve the study area;
Zion Lift Stations #1 and #2 service the areas
north of I-30, while the Chaha Lift Station
services all areas south of I-30. The existing and
projected lift station capacities per the City’s
Wastewater Master Plan (2017) are illustrated in
Table 2 in million gallons per day (MGD).

By 2040, arcas north and south of I-30 will

Table 2. Lift Station Projected Capacity

Lift Station

Zion Road LS #1

Study Area
Location

North of I-30

2021
Projected
Peak Flow
(MGD)

2.1

2040
Projected
Peak Flow
(MGD)

2.2

2021
Estimated

Remaining

Capacity

2040
Estimated
Remaining
Capacity
(MGD)

6.7

Zion Road LS #2

North of I-30

0.6

0.6

0.3

Chaha LS

South of I-30

2.6

2.6

2.0

have remaining capacity to accommodate 7 and
2 MGD of flow, rcspCCtIVCly. However, it is Map 14. Existing Water System, Minimum Modeled Pressures During Maximum Daily Demand
important to note that projcctcd assumptions

were based on the existing land uses and the

<

o —

130

Envision Garland Comprchcnsivc Plan (2012)

€l

future land use assignments.

Per the City’s Water Master Plan (2020), the
study area currently experiences a maximum
daily water demand of 68.48 MGD. The
minimum pressures experienced during this peak
demand are modeled in Map 14, illustrating that
current uses within the study area maintain an
acceptable pressure rating of 35 to 80 pounds per

square inch (psi).

It is recommended that future water and
wastewater planning efforts be adjusted to
accommodate the land-use changes illustrated

in this Plan, particularly in arcas south of I-30,

where this Plan recommends significant changes

MODELED PRESSURES

o Less than 35 psi

in land use and the built environment.

o 35 - 50 psi
L 50 - 80 psi
° 80 - 100 psi

o Greater than 100 psi
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TRANSPORTATION ASSESSMENT

EXISTING NETWORK

Major Thoroughfares

Two major thoroughfares pass through the study
area; I-30 connects the area to Dallas on the west
and Rockwall on the east and PGBT connects the
area to Rowlett and Plano. The proposed PGBT
extension shown in Map 15 will connect the study
area to Sunnyvale and Mesquite including US 80
and [H 20

Minor Thoroughfares

Minor thoroughfares carry traffic to and from the
major thoroughfares and serve as conduits for
residential and commercial traffic throughout the
study area. The service roads to I-30 and PGBT are
a part of the area’s minor thoroughfare network,
serving as the interface between the regional
freeways and the local area minor thoroughfares.
Minor thoroughfares serving the study area include
Zion Road, Locust Grove Road, Kelso Lane,

and Bass Pro Drive/Chaha Road/Lake Hubbard
Parkway. Connectivity between the eastern point
of the peninsula (northeast of Marina) and the
remainder of the study area is challenging due to
the narrowness of the peninsula, a lake inlet, and

one-way frontage roads.

Major Thoroughfares s PGBT Proposed Lanes ---
Minor Thoroughfares Study Arca Boundary O
Local Roads Garland City Limits l:_:l

Map 15. Existing Thoroughfare Network
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Active Transportation

The study area is serviced by an interconnected
network of pedestrians and bicycle
infrastructure. Sidewalks are concentrated south
of 1-30, while a 6-foot trail is located along the
lakeside in John Paul Jones Park north of Zion
Road. In addition, spine trails, side paths, shared-
use lanes, and bike lanes are proposed throughout

the study area as shown in Map 16.
Public Transit

Dallas Area Rapid Transit (DART) provides
on-demand transit service in the area, however,
there are currently no public transit stops in the

area.

2045 REGIONAL VELOWEB

The Regional Veloweb is a 2,165-mile network
of off-street shared-use paths (trails) designed
for multi-use trip purposes by bicyclists,
pedestrians, and other non-motorized forms
of transportation adopted as part of Mobility
2045 Update by the Regional Transportation
Council in 2022. The Veloweb serves as

the regional expressway network for active
transportation, and it extends the reach of the
region’s roadway and passenger rail transit
network for non-motorized transportation.
The Veloweb has planned connections in 10
counties and 105 cities in North Central

Texas.
A RN N R

L A A A A A

Map 16. Existing and Proposed Active Transportation Infrastructure

=

. ETIEE]

l. 'I.'-

Existing 6’ Trail — Proposed Sidepaths -~ Study Area Boundary O
Existing Sidewalks Proposed Shared Use Lanes - - - Garland City Limits l: :l
Proposed Spine Trails == Proposed Bike Lanes «a-

Spine Trails Under

X i Veloweb
Construction
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PGBT EXTENSION IMPACT

The extension of PGBT southward from I-30 will
entail numerous changes to the existing localized

transportation access and circulation roadways.

1-30 Service Road at PGBT Service
Road

There will be a new fourth leg added to the
interchange on the castbound I-30 service road.
Thus, the leg to the south will need to pass
through the existing retaining wall. Parcels
purchased (Lake Village West Apartments,
Embree Hill Apartments) for the southward
extension of PGBT may change the functionality
of this southern edge of the I-30 eastbound

service road.

PGBT Service Roads, 1-30 Eastbound
Service Road to Locust Grove Road

The PGBT extension and its flyover direct-
connector ramps will mostly pass above the
existing roadway network. However, the service
roads to the PGBT extension will cut through
the existing local roadway network and create

a barrier dividing the areas east and west of

the PGBT extension. The PGBT service roads
between the 1-30 eastbound service road and the
intersection at Locust Grove would eliminate
Peninsula Way and effectively serve as the
replacement minor thoroughfare for this area.

As such, at least one crossing local street should

be provided to intersect the northbound and
southbound service roads of PGBT between
Locust Grove Road and the I-30 eastbound
service road, and there should be U-turn lanes
provided in advance of both the I-30 eastbound

service road and Locust Grove Road.

PGBT Service Roads, Locust Grove
Road to Barnes Bridge Road

Likewise, the PGBT extension will cut through the
existing local roadway network south of Locust
Grove Road and create a barrier dividing the arcas
east and west of the PGBT extension. The PGBT
main lanes south of Locust Grove Road, south

of the on ramp and off ramps to and from the
freeway, should provide ample vertical clearance
to provide U-turn lanes in advance of the bridge
crossing of the inlet from Lake Ray Hubbard. In
addition, the PGBT service roads should extend
continuously between Locust Grove Road and
Barnes Bridge Road, with U-turns provided in
advance of both intersections, to provide access

and circulation to the adjacent properties.

Connecting Multimodal Roadway
between Lake Hubbard Parkway and
Marina Drive

There will be a tie-in of the northbound (NB)
PGBT to eastbound (EB) I-30 direct connector
(DC) ramps, clevated above I-30 eastbound main
lanes, somewhere between Marina Drive and
Lake Hubbard Parkway. The schematics show a
simple joining of a new NB-to-EB DC one-lane
ramp into the existing southbound (SB) SB-to-
EB DC one-lane ramp resulting in one ramp
from PGBT entering EB I-30 main lanes. These
are expected to be two relatively high-demand
movements during peak hours and would likely
need to be two lanes at the merge of NB-to-EB
and SB-to-EB DC ramps. This will likely require
the shifting of the I-30 EB service road a bit
further away from the main lanes. This needed
shift of the service road would be an opportune
time to introduce a two-way local minor
thoroughfare connection between Lake Hubbard

Parkway and Marina Drive that could also carry

the continuation of the shared-use path network.
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PARKS AND TRAILS ASSESSMENT

Map 17. Existing Parks and Recreation Facilities
The study area can benefit from adopting a

destination-focused approach to development. Chaha

The study area currently houses several parks Boat Doc

and recreational facilities including Windsurf Bay
Park, John Paul Jones Park, Captain Cove Marina,
Lake Ray Hubbard Greenbelt, Chaha Boat Deck, JohnPavlllones!iPark
and more. However, some of these facilities are
being underutilized and can be improved. Map
17 illustrates the existing and proposed parks and

recreation facilities in the study area.

Generating activity through enhancing existing
destinations and proposing new ones can aid the

economic growth of the area. It will also provide J ' -l wiake F“"'r Hubbard

residents and visitors with more and improved

_ v Greenbelt
recreational opportunities.

Captain:s
CovelMarina

Windsurf

; Bay/Park
o @ Sy U,
Greenbelt | & Proposed Sidepaths - - -
Marina i‘ Proposed Shared Use Lanes - -
Trail ’;,-_’ Proposed Bike Lanes == -
Parks and Open Space (@) 100 Year Floo i)
Existing 6 Trail — Study Area Boundary ()
Proposed Spine Trails == Garland City Limits '::\'
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PARKS, RECREATION, &
CULTURAL ARTS

A mail survey was conducted by ETC Institute
with 602 responses from residents of Garland.
The survey was used to help establish priorities
for the future development of parks, trails, and
open space in Garland. Survey respondents
were asked to indicate which Garland parks
they had visited over the past year. Of all the
park facilities, Windsurf Bay Park had the lowest
percentage of visitation at 5 percent, as did Ablon
Park which is 2.5 miles away from Windsurf Bay
Park.

The Parks, Recreation, and Cultural Arts Master
Plan also details how the average age of the
population is increasing, particularly the number
of persons in the age group 65 and over. Census
data indicates that the percentage of the Garland
population age 65 and older was 7 percent in
2000 and is expected to increase to 14 percent
by 2023. Furthermore, respondents to the Parks
and Recreation Survey indicated adult fitness and
wellness as the most important type of program
needed with 51 percent of houscholds reporting
this need. Both the census data and survey results
indicate a need for facilities and programming for
the aging population in Garland.

The master plan also indicated other needed
programming including environmental education.
Garland currently offers few environmental
education programs despite the vast amount

of natural area in the City. Proposed programs
could cover topics like natural processes,

resource management, and habitat restoration.

WINDSURF BAY PARK

Windsurf Bay Park is one of five community
parks in the City of Garland and is located in

the South Planning Sector, which contains just
under 90,000 residents. According to the City’s
Parks, Recreation, and Cultural Arts Strategic
Master Plan, a community park is classified as a
site with approximately 16-40 acres of developed
parkland, has a 1-2 mile service radius, and is
intended to serve several neighborhoods with
populations up to 20,000. Typical facilities
include athletic fields, game courts, playgrounds,
picnic areas, swimming pools, walking trails,

and a recreation/ community center. Community
parks can provide active recreation, passive
activities, or a combination of both. A community
park should be able to attract users from multiple
neighborhoods with facilities that support a range

of recreational activities.

Winosure Bay

Windsurf Bay Park is approximately 42.6 acres.
For a park its size, it provides few recreational
facilities including a basketball half court, a
playground, and one medium shelter. Parks in
the South Sector, particularly along the lakefront,
suffer from a deficit of indoor facilities,
multipurpose fields, and trails. With the routing
for the PGBT extension finalized, a major goal
for the South Sector is to redevelop Windsurf
Bay Park as a destination that generates revenue,
enhances quality of life, and provides improved

connectivity.

Park

e

CITY OF ¢
9556 LOCUSATRLAND
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TRAILS

The public surveys also indicated a strong desire
to further develop trails. This reflects a growing
trend in many communities, where residents

are expressing a desire for trails for both
recreation and improved connection between
neighborhoods, schools, shopping areas, and
other highly frequented uses. Trails received

the second highest allocation in the dollar

voting exercise and 82 percent of respondents
indicated they were somewhat supportive of new

recreational trail development.

Garland utilizes benchmarking comparisons
to other communities to better understand
its performance in key areas including trail
information. Garland has 0.55 miles of trails
per square mile of the City, higher than other

benchmarked communities. However, Garland

has fewer trail miles per 10,000 population

(1.3) than the benchmark median (1.7). These

indicate that Garland compares better in terms

of physical size but worse in terms of population.

Furthermore, half of the trails in Garland are
located within a single park, the Rowlett Creck
Greenbelt.

Harbor Point Trail

Along the Harbor Point area, there is a strong
desire to extend the Shoreline Trail from John
Paul Jones Park to Windsurf Bay Park on the
southern tip. This proposed Harbor Point Trail
would continue along the shoreline, cross under
1-30, and end at Windsurf Bay Park. Together,
these trail segments would total approximately 7

miles.

There are certain constraints to consider along
the proposed trail route. Several conflict points

exist, particularly crossing under I-30, that

may necessitate bridge crossings or elevated
boardwalks. Alternatives will need to be assessed

in more detail as development moves forward.

Portions of the shoreline are owned by the City
of Dallas and leased to the City of Garland as
parkland, including John Paul Jones Park, Lake
Ray Hubbard Greenbelt, and Windsurf Bay

Park. Other arcas of the corridor are held by
TxDOT and private property owners. Therefore,
coordination will be needed at certain points to

obtain access agrccmcnts.

Favorable developments for the Harbor Point
Trail include the trail improvements underway
along Chaha Road and Lake Hubbard Parkway.
These new pedestrian facilities already provide a
large portion of necessary trail to connect John
Paul Jones Park to Windsurf Bay Park.
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MARKET ANALYSIS

For this market analysis, socioeconomic datasets
were gathered for the six census block groups
shown in Map 18. While these aggregate block
groups used for the market analysis area are
larger than the study area, the information
highlights relevant trends within the region.
Note, the study area boundary is larger than the
Harbor Point Targeted Investment Area (TIA)

but smaller than the I-30 Corridor Catalyst Area.

The City of Garland created IH-30 TIF overlaps
a portion of the study area. Detailed tables can
be found in the Appendices.

Market Analysis Boundary O

Census Block Groups O
Study Arca Boundary O

Garland City Limits l:_:l

Map 18. Market Analysis Area
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Population and Households

The current ESRI population estimate for the
market analysis area is 8,800 residents. There

are approximately 3,600 households with an
average household size of 2.47 people. Between
2010 and 2022, the market analysis area added
1,500 new residents. Over the next 20 years, the
North Central Texas Council of Governments
(NCTCOG) 2045 Demographic Forecast projects
this area of Garland will add about 1,000 new
households and 2,500 residents by 2045.

Income
The 2022 median household income for the

market analysis area was $53,348. Garland’s
median income of $§67,710 is 26.6 percent higher
than the market analysis area. Household income
levels in combination with houschold growth
have a direct impact on the types of retail and
entertainment options that will be attracted to
this area of Garland. Given the success of nearby
destination districts such as The Harbor Rockwall
as well as lakefront access, the market analysis
area could transform into a destination district
supported by residents and visitors not living

near Harbor Point.

Recent Real Estate Activity

According to parcel data from the Dallas Central
Appraisal District, approximately 60 properties
have a year-built date after 2010. The majority of
these properties are single-family homes. Several
large commercial and multifamily projects

have also been built in the market analysis area
including Embree Hill Apartments, Holiday Inn
Express & Suites, Lakeshore RV Resort, and
Lakeview Pointe. Based on conversations with
stakeholders, developers considering this area are
typically interested in constructing multifamily
properties similar to what exists in the study
area. There is currently limited demand for new
office, industrial, or warchouse space in this

part of Garland. The Harbor Rockwall and the
Sapphire Bay in Rowlett will set the baseline for

market demand and rents in this area of lakefront

property.
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Housing Units Map 19. 1-30 Corridor Catalyst Area

Relative to the City of Garland, the market
analysis area has a much higher percentage of
rental housing. In 2022, 61.1 percent of Garland
housing units were owner occupied versus 31.9
percent for the analysis area. Multifamily housing
units also make up a large portion of housing in
the market analysis area. According to the US
Census ACS 2017-2021 survey, 59.3 percent of
units were in structures with five or more units
compared to 21.5 percent for Garland. It is
estimated about half of these multifamily units

in the study area are in structures classified as
condos. There are two low-income housing tax
credit (LIHTC) properties in the market analysis
arca - Lake Colony Apartments (268 units) and
the new Lakeview Pointe (90 units). The 18-acre
Lake Colony Apartments Land Use Restrictive
Agreement (LURA) expires in 2024. Overall, the

residential vacancy rate for this area is about 8.7

81130

percent, slightly higher than the City of Garland
figure of 4.9 percent.

Decade Constructed
No Data
1970 or before

1980s

BASELINE ANALYSIS | CHAPTER 1

fhB1130T83,:3

L31130181813

1990s Market Analysis Boundary O

2000s . Census Block Groups O
2010s . Study Area Boundary O

2020s . Garland City Limits l: )

’




Em P | oyme nt Map 20. Employment Analysis

Total employment estimates for businesses
located in the market analysis area vary by
source. The US Census Bureau’s Longitudinal
Employer-Household Dynamics (LEHD)
program estimates 2020 employment at 728 jobs,
down from 945 jobs in 2015. This fluctuation

is likely related to the COVID-19 pandemic.
Private data provider Data Axle, Inc. estimates
2022 annual employment at 901 jobs. According
to the NCTCOG’s large employer dataset, no
company in the study area employs more than
100 people. Regardless of source, three sectors
drive employment in this area: retail trade,

accommodations, and food service. ——l - 481130181413

According to LEHD, 95.2 percent of market
analysis area employees live outside of the study
arca. However, there are 3,700 working
residents living in the study area. An economic
development opportunity for this area is to
attract businesses that could employ existing
Harbor Point area residents.

The Garland Economic Development Strategic
Plan (2023) highlights the need to “drive

more sales taxes by creating and supporting
amenities that promote Garland as a destination
during daytime and nighttime, weekdays, and
weekends.” The plan calls for the redevelopment
of underutilized and low value sites. City of
Garland owned properties near Harbor Point
and Windsurf Bay Park have the potential

to transform into this type of development. Employment (@) Market Analysis Boundary ()
Enhanced transportation access resulting from Census Block Groups O
the PGBT East Branch extension to future Loop Study Area Boundary ()
9 creates new long—term opportunities. Garland City Limits ':-:'
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Retail
Retail along 1-30 in Garland is primarily

neighborhood and community-serving,
concentrated at the 1-30 and Broadway Boulevard
intersection. Within the market analysis area,
there are approximately 20 businesses classified
as retail establishments. Bass Pro Shops is the
largest retailer in the arca. Based on the number
of households and income levels in the area,
consumers must travel to other parts of the
region to purchase their goods and services. For
example, ESRI estimates that study area residents
consume $28.7 million in food annually (at home
and away from home). These Garland residents
also spend $9.2 million on entertainment and
recreation. As redevelopment plans evolve, there
appears to be existing market demand from local
residents in addition to new households moving

to the area.

Tourism and Hospitality

Hotels in the study area primarily serve

local demand generated from businesses and
houscholds in the surrounding area, with some
additional activity related to the lake. The three
largest properties in the area are the Holiday
Inn Express & Suites (98 rooms), Quality Inn
& Suites (45 rooms), and Lakeshore RV Resort.
According to Source Strategies, total hotel
rooms available have been constant over the
past 10 years. Currently, there are about 1,700
rooms. Given the amount of new lake adjacent
developments occurring in Rowlett and Rockwall
as well as overall population growth, new hotel

capacity could be attracted to the study area.

Map 21. Retail Analysis
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OPPORTUNITIES AND
CONSTRAINTS

This section identifies opportunities and constraints facing the study area. The existing conditions analysis and market analysis presented in this chapter

helped identify several opportunities for and constraints to planning development in the study area.

OPPORTUNITIES

The study area presents opportunities for development, redevelopment, and infill.

Availability of Vacant Parcels and
Public Spaces Owned by the City

The study area houses several vacant parcels
(shown in Map 8) that have the potential to be
redeveloped as vibrant destinations for residents
and visitors. City-owned public spaces such as
the Bass Pro Shops and Windsurf Bay Park can be
utilized to promote waterfront development. In
addition, the City of Dallas owns land adjacent to
Lake Ray Hubbard. Garland can partner with the
City of Dallas to develop these areas and connect
them to other waterfront destinations. The City
of Garland also owns parcels next to existing
residential and commercial development on
Marina Drive, Chaha Road, and Zion Road that

present development opportunities.

Proximity to Lake Ray Hubbard

The study area is located adjacent to Lake Ray
Hubbard with Lake Ray Hubbard Parkway,
Windsurf Bay Park, John Paul Jones Park,
marinas, and other public spaces offering
potential for lakefront development. The arca

can benefit from a network of well-connected,
multi-use public spaces that can in turn enhance
the quality of existing destinations and attract
more visitors to the area. The City of Garland can
leverage existing assets to improve its waterfront

and foster a locally grounded identity.

Lake Ray Hubbard Parkway is unique because
it runs along the shoreline and provides an
opportunity for beautification by incorporating

wayfinding, branding, and a boardwalk.

Existing and Proposed Active
Transportation Infrastructure

A well-connected active transportation network
comprising trails, bike lanes, sidewalks, and
shared-use paths will help elevate the quality of
recreational spaces in the area as well as attract
more visitors to these areas. New trails and trail
connections are proposed along the waterfront
along with proposed shared-use paths connecting

them to other areas within the City of Garland.
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CONSTRAINTS

In addition to development potential, the study area also faces constraints that can hinder growth and development in the area. These constraints are

identified below.

Legal Constraints for Land Use
Changes

If it is determined that Windsurf Bay Park should
be developed for a use other than recreation, the
City of Garland will need to submit a request

to Texas Parks and Wildlife (TPWD) for a
conversion of the park to a non-recreation use.
Several prerequisites must be met, including

the identification of a proposed property

for substitution that must be of equal fair
market value as the property to be converted.
Documentation describing the conditions of
both the converted and replacement properties
must be submitted. TPWD will review and

visit both properties. Furthermore, TPWD will
forward this information to the Texas Historical
Commission. If approved, further documentation
will be required to complete the conversion

process.

Building on Vacant Land

Developing vacant parcels can pose challenges
related to feasibility of proposed development
and land acquisition. In addition, most of the
property is owned by two private organizations -
Chaha LLC Properties and Tides at Lake Village.

Redevelopment efforts for properties impacted
by the PGBT extension will be needed.
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INTRODUCTION

In conjunction with City staff, the project

team developed several scenarios for proposed
development in the study area. This section
presents the preferred scenario selected based on

staff input, the market analysis, available service

utilities, and an analysis of existing opportunities
and constraints. The study area is further divided

into five focus areas:
* Focus Area 1 - Zion Point
* Focus Area 2 - North Point
* Focus Area 3 - South Point
¢ Focus Area 4 - Windsurf Bay

* Focus Area 5 - Locust Grove

THIS CHAPTER PROVIDES:

* A description of the selected planning
scenario that will guide future development
for the study area including future
land uses and densities, transportation
connections, urban design elements,
recreational opportunities, branding,

development potential, and gaps.

* An overview of the identified focus areas

within the study area.

* A list of recommendations to implement

the proposed vision of this Plan.
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PLANNING SCENARIO

Map 22. Planning Scenario
The planning scenario proposes significant

urban regeneration with substantial changes for
the identified focus areas, including new and
improved transportation connections and open
Spaces. The recommendations aim to create a

user-friendly environment with easy access to

multiple destinations in the area, attract visitors

_—

- - © 7 >~ _ ShorelineTrail Harbor

and businesses, and foster economic growth in B o it Point Trail
the area. Map 22, shows the proposed land uses,
transportation connections, and wayfinding
elements. The proposed improvements for the
study area as a whole as well as within each of
the five focus areas are discussed in detail in the

following sections of this chapter.

Lake
Ray Hubbard

Neighborhood Residential Boat Wayfir}[{iing»Mo_nume‘nt, * 6
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Mixed Residential District Sign / Monument
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36 DRAFT CITY OF GARLAND, TX | SETTING SAIL: SOUTH GARLAND LAKESIDE AREA PLAN

Page 93 of 175




PROPOSED LAND USE AND Map 23. Proposed Land Use
CHARACTER

The proposed land use categories in the

Lake Ray
rd

study area provide a framework for future
development and ensure resilient, sustainable,

and economically vibrant development and

redevelopment. The future land use for the area e

is developed with the aim to provide more and Poiial

improved recreational opportunities in the form

of waterfront open spaces connected by trails,

shopping and eating destinations for residents and . L ~
visitors, diverse housing options, and improve 2 §"°‘w ¥ / =
overall transportation connections. The proposed WR7 == !ii VLEAEHUM /

land uses and characters intend to improve the

overall quality of life in the area. Higher density
urban growth and maximizing land efficiency is
emphasized while developing the proposed land

use plan and transportation connections for each

Lake

focus area as well as the overall study area. The
Ray Hubbard

City should welcome and consider proposals for
high—intensity development that can prove to be

transformative for the area.

Table 3 on page 38, provides detailed
descriptions of the proposed land use categories.
The descriptions are a framework for how each
area is expected to develop or redevelop in

the future, and are intended to expand on the /
Envision Garland: 2030 Comprehensive Plan land

|
| ——

use designations. Descriptions are accompanied — 1.000
by sample imagery to help visually demonstrate | I
the look and feel of the category. Feet
Neighborhood Residential Urban Core / Town Center . Study Area Boundary O
Mixed Residential Mixed Commercial . Garland City Limits l:-:'
Mixed-Use Lakeside Commercial
Open Space / Park '
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Table 3. Proposed Land Use Categories and Descriptions

Land Use Description Photo Example

Neighborhood Residential areas provide low- to moderate-density single-family detached
residential housing, ranging from 4 to 7 dwelling units per acre (DUA). In the context of
Neighborhood this area plan, Neighborhood Residential areas are intended to provide nearby housing

Residential opportunities for higher-intensity uses and workforces.

Appropriate developments include detached single-family dwellings, duplexes, accessory

dwelling units (ADUs), and neighborhood-scaled retail and services.

Mixed Residential arcas provide "missing middle" housing options of moderate to high
densities (10 to 30 DUA). Within the study area, Mixed Residential arcas work to integrate

various housing types to diversify Garland’s housing stock and provide accessible options in a
Mixed Residential | Jakefront setting,

Appropriate developments include townhomes, multi-unit homes, triplexes, quadplexes, and

multifamily buildings. Uses should be integrated in a walkable environment.

Mixed-Use areas provide horizontal and vertical mixtures of residential and nonresidential
development in an urban setting, ranging from 3 to 5 stories in height. Residential
components may vary from 20 to 90 DUA but should only be installed above commercial

Mixed-Use space with structured parking.

Nonresidential uses may include retailers, Class A or B office tenants, entertainment venues,

and other employers secking to capitalize on the metroplex’s budding workforce and

corporate landscape.
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Land Use

Urban Core /

Town Center

Description

The Urban Core or Town Center provides residences and commercial tenants a high-
intensity, urban environment. Buildings may range from mid- to high-rise or 5 to 10 stories.
To capitalize on the lake views and lifestyle, the Urban Core or Town Center should include
amenities such as rooftop gathering spaces, structured or podium garages, and ample

transparency. This land use category may include hospitality and entertainment type uses.

Photo Example

Mixed

Commerecial

Mixed Commercial areas provide retail, office, hospitality, and other commercial
opportunities for existing and prospective tenants. Mixed Commercial development may
range in height from 2 to 3 stories and should supply residents and visitors with necessary

retail, entertainment, and personal services in a local setting.

Lakeside

Commerecial

Lakeside Commercial areas provide patrons and residents of the study area with intimate
lakeside experiences and connections. Lakeside Commercial areas should capitalize on the
take arca, water, and views and be designed toward the lake with ample access and outdoor
opportunities.

Residential components should be mixed vertically above ground floor retail or restaurant

uses and may range from 30 to 40 DUA. Nonresidential uses should be "active" in

promoting frequent foot traffic and patron movement between the lakefront and other areas.

Nonresidential uses may include hospitality and entertainment type uses.

Open Space /
Park

Open Space or Park areas provide public amenities accessible to residents and the broader
public. Private spaces will be incorporated in all developments within the study area; Open
Space or Park areas are intended to retain public access to the lifestyle opportunities created
by the lake. Development within these areas will be driven by necessary programming

elements rather than private improvements.
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T RA N S PO RTATI O N A N D Map 24. Proposed Transportation Connections -
CIRCULATION AR

Safe, accessible, and well-connected
transportation networks are crucial to the
effective functioning of urban areas. Deficiencies
in access and circulation were identified

in several locations in the study area. The P b
ot e

proposed planning scenario identifies new
transportation connections as well as extensions
to existing roadways to help create a more
connected network accessible through different
transportation modes. The Plan recommends
multi-modal enhancements, trail connections,
waterfront paths with street furniture, and
wayfinding elements to enhance connectivity and

mobility in the area.

LAND USE - TRANSPORTATION

Lake
Ray Hubbard

CONNECTION
Integrating land use and transportation
policies can ensure planned growth,
improved efficiency and mobility, and
reduced infrastructure costs. The design
and function of the transportation system 1
'BOBTOWy,
affects how we access and experience 3
the built environment. The study area
is envisioned to be developed as a user-
friendly urban community providing

accessibility to main destinations using

1,000
walking and cycling in addition to —
traditional modes of transportation. With a Feet
significant increase in development density,
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The proposed frontage roads emanating from the extension will provide an opportunity for improved connections in the area and connect people to

previously neglected destinations such as Windsurf Bay Park. In addition, several transportation improvements are proposed throughout the area in the

form of new and improved right-of-way and multi-modal and streetscape enhancements. Transportation improvements specific to each focus area are
P g y p P P P

discussed in detail in the later sections of the report.

However, the PGBT extension configuration will significantly change the existing local and collector roadway network south of I-30. In the midst of this

change, the following additions and improvements are important considerations to support the reprogramming of the area south of I-30:

Marvin Loving Drive Extension

An extension of Marvin Loving Drive from the South Point area to the
Windsurf Bay area, via a new bridge would provide an essential connection
between these two areas with significant development potential and would
provide an additional means of ingress and egress to the study area via
northbound PGBT traffic and further pedestrian improvements to Windsurf
Bay Park.

PGBT Frontage Road

With the extension of PGBT comes a northbound frontage road along the
western limitations of Windsurf Bay. Previously devoid of any circulation,
this frontage road allows the abutting Windsurf Bay Park property to, in
part, be developed under more intense land uses. This frontage road may
also connect to properties south of the study area, extending from the
next planned intersection at Barnes Bridge Road to Locus Grove Road.
Coordination with NTTA on the construction of the frontage road will be
required to ensure connectivity to and throughout the Windsurf Bay Park

Area.

Locust Grove Enhancements

The PGBT extension will form an aerial crossing at Locus Grove Road,
establishing the first exit south of 1-30. The concentration of local access
traffic at the intersection will create a need for traffic control. The
connectivity of Locus Grove to the Marvin Loving Drive extension will
be important for local two-way movement of local traffic parallel to I-30

without having to get onto the 1-30 service roads.
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URBAN DESIGN AND OPEN
SPACE

Many studies have established the importance

of incorporating urban design and open space
clements into urban fabric including health
benefits, public safety benefits, biodiversity
protection, economic prosperity, etc. Proximity,
accessibility, and comfort are key factors that
are considered while proposing improved

urban design and open space elements within
the small area. The study area houses several
recreational facilities including existing trails,
waterfront open spaces, and boat docks that
present a potential for improved recreational
programming in the area. The Plan recommends
strategies to improve trail connections within the
area, identify locations where new trails can be
provided, and ensure connections to the City-
wide trail system. In addition, the study area’s
location adjacent to Lake Ray Hubbard presents
unique opportunities and advantages for creating

waterfront public places.

RESILIENT WATERFRONT DEVELOPMENT

The study area contains approximately 3.8
miles of waterfront that is currently not being
utilized to its maximum potential. As we
create more places and activities associated
with the waterfront and thus, attract

visitors to the waterfront, it will become
crucial to ensure that the negative impacts

of development on Lake Ray Hubbard are
minimized. The Plan aims at creating resilient
public spaces that can be used year-round by
both residents and visitors while protecting

view corridors and lakefront access.
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WAYFINDING AND BRANDING

As urban areas grow more complex and denser,
implementing strategies to help people find
their way within the area can have a huge impact
on how they experience the area. Effective and
functional branding can significantly increase the
attraction of investment and tourism in an urban
arca. Also, signage can serve the dual purpose

of helping to brand and reposition redeveloped

areas.

The proposed plan for the area includes several
destinations for recreation and entertainment and
as the gateway to the community from the north,
east, and south, this area also serves as an ideal
location for gateway signage welcoming travelers
along I-30 to the City. The proposed development
for each focus area includes signature branding
and wayfinding elements strategically placed
within the study area to enhance the character

and provide a unique idcntity.

Signature elements can include gateway signage,
street signage, wayfinding signage, public art
installations, and enhancements in underpasses
along the highway and on the trail system.
Examples of what these signature elements can
look like are provided under the descriptions
for each focus area. In addition, developing a
Marketing Plan, similar to the Bankhead Cultural
Arts District, is recommended to establish a
brand for the small area, publicize, and promote
the area for attracting people and businesses to

the area.

GARLAND

shop - dine - arts

Examp]c of Existing Downtown District Signage
S SHAE

o
- ©
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Example of Existing City Parking and Wayfinding Signage
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DEVELOPMENT POTENTIAL

The study area should experience a significant
level of redevelopment over the next few
decades. Regional projects such as The Harbor
Rockwall, Sapphire Bay in Rowlett, and Lakeside
along Lake Grapevine in Flower Mound will
influence market demand and rents for DFW
lakefront adjacent property. The extension of the
PGBT East Branch should create new economic
development and real estate opportunities

in this part of Garland. In fact, several real
estate developers have already assembled large

landholdings in this area.

The taxable value of properties in the study area
is approximately $450 million. The anticipated
PGBT roadway alignment would impact
properties with a taxable value of approximately
$60 million. From a fiscal point of view and
consistent with the recently completed Garland
Economic Development Strategic Plan, Garland
will need to maximize its existing property tax
base and find opportunities to generate additional
revenues. The study area is the type of catalytic
area that could become a new center of economic

activity and tax revenue.

The predominant land use in the study is
residential (e.g., single-family and multifamily).
According to parcel data from the Dallas Central
Appraisal District, over 95 percent of housing
units in the study area were built before 2003.
There is also a relatively high percentage of
renters in this area. Commercial land uses are
primarily located along 1-30 and surrounding
the Bass Pro Shops. Several large commercial
and multifamily projects that have been recently
built in the study area include the Embree Hill
Apartments, Holiday Inn Express & Suites,
Lakeshore RV Resort, and Lakeview Pointe.
Based on conversations with stakeholders,
developers considering this arca are typically
interested in constructing multifamily properties
similar to what exists in the study area. There

is currently limited demand for new office,
industrial, or warehouse space in this part of
Garland.

Each of the five smaller focus areas has unique
redevelopment potential. The Zion Point Focus
Area (Focus Area 1) with water views and a boat
dock would be appealing to denser residential

developments (e.g., owner-occupied townhomes

and condominiums). The North Point Focus Area

(Focus Area 2), centered around Bass Pro Shops
and City-owned land, would be best served as an
entertainment and retail district that generates
new sales tax revenue. The South Point Focus
Areca (Focus Area 3) contains several large older
multifamily properties that could be included as
part of a longer-term mixed-use redevelopment
plan. Limited access to Windsurf Bay Park in
Focus Area 4 has made it challenging to attract
visitors and be fully utilized. Depending on the
final PGBT roadway alignment and frontage
roads, improved access to this focus area creates
the possibility to reimagine the park including
adding residential developments closer to PGBT.
Locust Grove Focus Area (Focus Area 5) is largely
made of single-family neighborhoods. Based on
similar transportation projects in the region,
single-family homes along the PGBT in this focus
area will transition over time to multifamily
developments that are typically less impacted by

the proximity to a major roadway.

Given the cost of redevelopment, Garland will
have to strategically use financial incentives to
stimulate new demand in this area. This also
includes the use of publicly owned land (e.g.,
near Bass Pro Shops and Windsurf Bay Park)

as part of larger redevelopment projects. In
addition, this is an older part of Garland that
has not attracted significant new development
over the past decade. There will likely be market
resistance to the type of development this arca
can support. Garland will likely have to provide
enhanced incentives for the initial projects in
the area and then recalibrate what is offered to

maximize the financial return to the City.
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OVERALL TAXABLE VALUE

Collectively, properties throughout the study
area total approximately $445,144,077 in annual
tax value. Extension of the PGBT right-of-

way will result in a loss of about $60,358,220

in annual tax value due to the reduction or
climination of private property. A significant
focus of this planning effort is balancing and,
eventually, surmounting the loss of tax revenue

anticipated by the catalyst tollway expansion.

Each of the proposed land use categories
identified in Table 3 on page 38 may
accommodate a variety of residential
development types and densities, ranging from
detached single-family products to multi-story
mixed-use developments with structure parking.
Comparable projects around Lake Ray Hubbard
and the DFW metroplex have been assessed to
determine a taxable value per acre to illustrate
the growth potential. Each focus area discussed
will analyze the existing and potential residential
values based on the comparable developments in

Table 4.

Table 4. Comparable Development Taxable Value

Applicable Land Use

Comparable Development X Taxable Value/Acre
Categories
The Parks at Rosehill
Gaerl:rrlds,;X ose Neighborhood Residential $2,793,367
Bayside West, Ph. 1
RZZjithtﬁf); e Mixed Residential $5,197,238
Park at Bayside Apartments
aric at bayside Apartments Mixed Residential $8,840,864
Rowlett, TX
Reveal at Bayside Apart t
cvealat Bayside Apartments Urban Core / Town Center $7,393,519
Rowlett, TX
The Harbor Mixed-Use
4,197,803
Rockwall, TX ¥,197,
Firewheel Market Center
2,438,926
Garland ,TX §2,438,
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FOCUS AREAS

INTRODUCTION

Five smaller focus areas have been identified to
address the nuanced issues and opportunities
observed throughout the study area based on their

distinct character, feel, and potential.
* Focus Area 1 - Zion Point
* Focus Area 2 - North Point
* Focus Area 3 - South Point
¢ Focus Area 4 - Windsurf Bay

* Focus Area 5 - Locust Grove

Focus areas are not planned within a vacuum;
connections are anticipated through proposed
transportation improvements, such as roads,
trails, multi-modal paths, and complementary
land use patterns. Emphasis is placed on creating
destinations within each area to enhance the
existing character and experience of the overall

study area.

In developing the scenarios for each focus area,
consideration was given to each area’s lakefront
opportunity, contribution to local housing stock,
and added economic vitality to the study area
generated by the future extension of PGBT.

The preferred scenarios are intended to create

a diverse housing mix, provide improved
recreational and shopping destinations, ensure
provision of adequate services, and contribute to
an authentic waterfront experience for residents

and visitors.

Map 26. Focus Areas
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FOCUS AREA 1: ZION POINT

Location, Key Features, and
Objective

Zion Point is located to the northeast of the
study area, bounded by Lake Ray Hubbard to
the north and east, I-30 to the south, and the
existing portion of PGBT to the west. This area
has several recreational assets on the waterfront:
John Paul Jones Park, Lake Ray Hubbard
Greenbelt, and the Chaha Boat Ramp. The area
is accessible via the east and westbound Bass Pro
Drive exit along I-30 and Zion Road connections

to the westbound service lanes.

VISION

Zion Point focuses on
furthering Garland’s housing
diversity initiatives and
continued connections to Lake
Ray Hubbard.

*

Neighborhood Residential
Mixed Residential
Mixed-Use

Urban Core / Town Center

Map 27. Focus Area 1: Zion Point

Mixed Commercial District Sign / Monument

Lakeside Commercial

Under Bridge Placemaking *

Under-change Art
Installations

Open Space / Park . Signature Water Crossing

Signature District *
Roundabout
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Boat Wayfinding Monument,
Terminating Vista

x*

District Sign / Monument

New ROW, Existing ROW
Extension

Trail (8'-14")

Veloweb

Shared Use Path (12'-14")
On-Street Network (6'-8') mm mm
Pedestrian Plaza

Boardwalk i
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Land Use

Zion Point’s existing land use is predominantly
residential, consisting of single-family and
multifamily products. Supporting uses include
office, retail, and commercial development, with

several privately owned vacant parcels.

Zion Point is envisioned as an opportunity to
diversify the study area’s residential housing
stock to support options and attainability.
Existing multifamily developments are
anticipated to remain, while established

single—family homes and vacant parcels may

support redevelopment and new ownership
opportunities. Supporting retail and commercial

establishments are planned for high—traffic

thoroughfares and critical intersections, including

the future interChange redeSign of Bass Pro Drive Medium Density Townhome Example Existing Medium Density Single-Family Housing Example
and I-30. (Windsurf Bay Focus Area)

Mixed Commercial Example Mixed Commercial Example
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Taxable Value

Properties within Zion Point currently total
approximatcly $47,421,130 in annual taxable
value. The distribution of proposed land uses
within this focus area is illustrated in Table 5.
Using the taxable value per acre established in
Table 4 on page 45, projections are provided
to illustrate potential growth based on the

development scenario.

Table 5. Zion Point Taxable Value

Proposed Land

Use

Neighborhood
Residential

Approximate
Acreage

Current
Taxable Value

Taxable Value
/ Acre

Potential
Taxable Value

Difference

Mixed Residential

39.70 AC

$33,455,650

$5,197,238 / 1AC

$206,330,348

+ $172,874,698

Mixed-Use

Urban Core / Town
Center

31.94 AC

$13,965,480

$2,438,926 / 1 AC

$77,899,296

+ $63,933,816

Total Potential Taxable Revenue

$284,229, 644

Total CurrentTaxable Revenue

$47,421,130

Potential Change in Taxable Revenue

+ $236,808,514

*The table reflects the land uses proposed for the focus area. Not all land uses are proposed for every focus arca.
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Urban Design and Open Space

The Zion Point area offers potential for improving and introducing new trail connections, particularly along the Lake Ray Hubbard shoreline to the

north. A shared-use path is reflected in the Parks, Recreation and Cultural Arts Strategic Master Plan, offering multi-modal connections to the focus

areas south of [-30. Development within this area should emphasize internal connectivity via driveways, fire lanes, and rights-of-way due to limited site

access. Residential uses within Zion Point should be centered on localized green spaces and pedestrian connections, emphasizing walkability rather than

automobile dependency. High-density single-family uses, such as townhomes, triplexes, quadplexes, and accessory dwelling units (ADUs), should optimize

the land available for development without overwhelming the public infrastructure. Redevelopment of existing single-family homes with additional units

or structures should be encouraged. Map 27 on page 47 shows the proposed shared-use path and trail system connecting Zion Point to other recreational

spaces in the study area. The following urban design and recreational elements are proposed:

Trail Network

A trail network connects the Chaha Boat Dock
to the remainder of the study area along Chaha
Road and 1-30 frontage, utilizing the future
interchange of Bass Pro Drive and I-30. The path
is proposed to bridge the physical divide of I-30
by offering continuous pedestrian and bicycle
access to the lakefront open spaces and trails.
Trail connections across Lake Ray Hubbard are
currently being installed as part of the ongoing
[-30 improvements; once completed, a trail
connection along the northern side of I-30 will

connect Zion Point to Rowlett’s Bayside district.
Waterfront Shared-Use Path

A shared-use path follows Zion Road through
John Paul Jones Park. Part of a larger lakefront
trail network, the shared-use path originates
beyond the study area to the northwest, traveling
under the northern PGBT bridge from Rowlett
and ultimately terminating into Focus Area 2
(North Point) via a boardwalk feature. The trail
is intended to provide multi-modal access along
the lakefront, promoting outdoor recreation and
non-motorized access to local park spaces, scenic

views, and residencies.

John Paul Jones Park

John Paul Jones Park spans approximately 8.5
acres and provides a linear connection along

the northern side of Zion Road. Per the Parks,
Recreation and Cultural Arts Strategic Master
Plan, small play structures (or “pods”) are
proposed within the park, creating plazas and
gathering spaces for organized programs and
events. John Paul Jones Park provides public
waterfront access to Garland residents and
visitors alike; comparable public access to Lake
Ray Hubbard’s shoreline, which is predominantly
privatized, is limited to a handful of other spaces

in surrounding communities:
* Peninsula Point Park (City of Rowlett)
* Lakeside Park, South (City of Rowlett)
* Harbor District (City of Rockwall)
¢ Terry Park (City of Heath)

Chaha Boat Dock

Chaha Boat Dock is accessed from Zion Road
and offers a public ramp with approximately 50
vehicle spaces to Lake Ray Hubbard for boats and
other water recreation equipment. The dock’s
location provides centralized access to the lake
for residents and visitors, with the Rowlett

and Long Branch Creck basins directly to the
west, the Muddy Creck basin directly north,

and the deeper, more recreational portion of

the lake to the cast. Ramp access into Lake Ray
Hubbard is uncommon, making the Chaha Boat
Dock a significant amenity to local commercial
establishments, Garland residents, and visitors
secking recreational attractions, including
boating and fishing. Additional public ramp access
to Lake Ray Hubbard is limited to:

* Sapphire Bay Marina, via East Launch Circle
(City of Rowlett)

¢ State Highway 66 Public Boat Launch, via
Willow Bend (City of Rockwall)

* Heath Boat Ramp, via Terry Lane (City of
Heath)
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Wayfinding and Branding
There are ample wayfinding and branding opportunities within Zion Point,
given its location along PGBT, 1-30, and Lake Ray Hubbard. South and
westbound vehicular traffic, traveling on PGBT and I-30, respectively, will
be entering the study area using bridge connections between competing
lakeside districts in surrounding communities; districts include:

* Signature Gateway, north along PGBT (City of Rowlett)

* Sapphire Bay, cast along 1-30 (City of Rowlett)

* Bayside, east along 1-30 (City of Rowlett)

¢ The Harbor, cast along 1-30 (City of Rockwall)

Capitalizing on the position of Zion Point in relation to other lakeside

developments creates unique potential for district wayfinding and branding ‘
efforts. The following wayfinding and branding elements are proposed for Chaha Boat Dock

this area:
Boat Wayfinding Monument

Taking advantage of the centralized location of the Chaha Boat Dock, a
wayfinding monument is proposed within the dock’s parking area in line
with Bass Pro Drive. This monument serves as a branding opportunity for
the study area and a means of orientation for boaters on Lake Ray Hubbard.
This wayfinding monument is envisioned as a towering structure visible
across the lake, doubling as a point of visual interest up and down the Bass
Pro Drive/Chaha Road corridor. Pedestrians and vehicular traffic will see
the monument at the terminus of the thoroughfare to the north, helping

connect the study area thematically across I-30.

The monument may be passive or more active in programming for nearby
John Paul Jones Park. For example, an observation deck or lighthouse
structure may attract visitors and orient boaters, serving a dual function for

the study area.

The Bell Tower, Cypress Waters (Dallas, TX)
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Connections, Mobility, and Traffic Implications

Zion Point experiences unique challenges compared to other focus areas regarding external and internal connections. Access largely depends on 1-30,

which only offers westbound movement along the frontage road. Zion Road functions as the primary thoroughfare within the focus area with two-way

traffic circulation; however, the current asphalt condition and two-lane section will not support the projected land-use changes within Zion Point.

Existing pedestrian routes are limited to a path within John Paul Jones Park and piecemeal sidewalk connections along Zion Road. Adapting existing

rights—of—way to accommodate further connections will be paramount to the success of multi-modal mobility. The following connections and mobility

improvements are proposed for this focus area:

Additional Rights-of-Way

Two new right-of-way connections are proposed between the I-30 frontage
road and Zion Road to provide additional vehicular ingress and egress to
the focus area. These connections should accommodate two-way traffic
circulation, with on-strect parking and sidewalk conditions throughout.
These rights-of-way are planned to utilize existing driveway connections
along the frontage road to traverse existing lot lines to limit undue impacts
on affected property owners.

[

Zion Road

Zion Road Improvements

Zion Road is intended to remain the primary means of ingress and egress

to the focus area; however, significant improvements are necessary to
accommodate growth and visitation to the area. The Zion Road right-of-way
is envisioned as a low-speed promenade for vehicular and pedestrian traffic
and will be reformed with improved drainage infrastructure, concrete
materials, sidewalk connections, and angled on-street parking.

Access management from local properties should be concentrated on shared
connections to prevent frequent curb cuts. Protected crosswalks between

residential developments south of Zion Road should be established to offer

safe connections to John Paul Jones Park and the shoreline.
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Focus Area 1 Goals and Strategies

Goal 1.1: Remove barriers to residential
diversity.

Goal 1.2: Improve vehicular and
pedestrian mobility.

Goal 1.3: Enhance branding and
wayfinding.

* Evaluate and rezone the existing residential * Partner with the City of Dallas to activate ¢ Identify a wayfinding monument, such as

properties along Zion Road to allow for
increased density or housing types.

* Assess the Garland Development Code for
barriers related to the redevelopment of
existing single-family homes to allow for

additional units or structures.

¢ Implement residential development
standards that require homes to front along
Zion Road and Lake Ray Hubbard, rather
than backing onto them.

existing waterfront recreational assets
such as John Paul Jones Park and Lake Ray
Hubbard.

Construct the proposed shared-use path and
trail system connecting Zion Point to other

focus areas.

Place Zion Road on the City's Master
Thoroughfare Plan, and ensure the section
optimizes pedestrian mobility and on-street

parking.
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an art installation, sculpture, or vertical
building, that incorporates the district's

overall branding scheme.

* Identify a suitable location for a wayfinding
monument within John Paul Jones Park, the
Chaha Road Boat Dock property, or other
City-owned land.




FOCUS AREA 2: NORTH POINT

Location, Key Features, and
Objective

Focus Area 2 (North Point) is located to the
northeast of the study area, bounded by Lake
Ray Hubbard to the east, I-30 to the north, and
Chaha Road to the west. This area is primarily
developed with commercial establishments and
supporting improvements, including the Bass Pro
Shops at the northeastern tip of the focus area.
The area is accessible via the east and westbound

Bass Pro Drive exit along 1-30.
VISION

North Point establishes a
gateway to Garland and
provides an opportunity for
residents and commercial
tenants to capitalize on the
lakefront.

MW |

Neighborhood Residential
Mixed Residential
Mixed-Use

Urban Core / Town Center

Map 28. Focus Arca 2: North Point

Mixed Commercial
Lakeside Commercial

Open Space / Park

Under-change Art
Installations

*

District Sign / Monument * Boat Wayfinding Monument, *

Terminating Vista

Under Bridge Placemaking *
Signature Water Crossing *

Signature District *
Roundabout

District Sign / Monument *

New ROW, Existing ROW

S -
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Trail (8'-14") wmmmum
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Land Use

North Point’s existing land use is predominantly
nonresidential, with retail, commercial
establishments and associated parking occupying
nearly half of the focus area (41percent). A
condominium complex fronts Chaha Road to the
south; access between land uses is significantly
limited to street connections rather than cross-

access driveways .

North Point is envisioned as a lakeside
commercial and retail district, emphasizing
vertically and horizontally mixed-uses to support
local establishments. The City of Garland owns
and maintains a large amount of parking in the
focus area, offering an opportunity to market
the area to prospective developers. Existing
lakeside establishments will continue to be
supported by new mixed-use development along
1-30, where the service road offers additional
vehicular and multi-modal connections. The
most substantial retail building, currently
occupied by Bass Pro Shops, may see a reduction
in building footprint or change in tenancy. In
such case, the City-owned property should be
occupied by development that fronts Lake Ray
Hubbard, providing services to nearby residents
and businesses such as structure parking. The
site’s unique lakefront location and City-owned
status may lend itself to a public amenity, such as
conference venue or center in order to compete

with surrounding lakefront districts.

North Point Artistic Rendering

Waterfront Restaurants (Wilmington, NC)
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Taxable Value Table 6. North Point Taxable Value

Proposed Land Approximate | Current Taxable Value | Potential

Properties within North Point currently total Difference

) Iy $49.032.338 i : bl Use Acreage Taxable Value | / Acre Taxable Value
approximately s s 1n annual taxable ]
value. The distribution of proposed land uses Neighborhood
within this focus area is illustrated in Table 6. Residential
Using the taxable value per acre established in . _ . )
bl 4 P i e Mixed Residential 11.04 AC $25,745,958 |$8,840,864 / 1 AC $97,603,138 |+ $71,857,180
able 4 on page 45, projections are provide
to illustrate potential growth based on the
development scenario. Mixed-Use 11.45AC §786,380 |$4,197,803 / 1 AC $48,064,844 |+ 547,078 464

4.31AC $22,500,000 |$4,197,803 / 1 AC $18,092,530 -§4.407,470
Total Potential Taxable Revenue $163,760,512
Total Current Taxable Revenue $49,032,338
Potential Change in Taxable Revenue + $114,728,174

*The table reflects the land uses proposed for the focus area. Not all land uses are proposed for every focus area.
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Urban Design and Open Spaces

North Point presents unique commercial and retail waterfront development
potential, setting the tone for the study area. The lack of an established
block structure combined with the substantial amount of City-owned
property offers an opportunity to proactively require architectural style and
design that complements the study area’s vision. Commercial establishments
should emphasize indoor-outdoor dining and shopping experiences
centered on lakeside views. Aside from the unimproved lakeshore, North
Point has no public parks or open spaces. Private development should
establish accessible green areas, plazas, and courtyards for patrons,
residents, and visitors. The following urban design and recreational

elements are proposed:
Trail Network

The trail network along Chaha Road and I-30 frontage continues through
North Point, providing pedestrian connections with other focus areas.
Pedestrian connections, such as sidewalks and footpaths, should tie into
the trail network to serve existing and future developments that connect
it to the proposed signature path along Chaha Road. The trail will provide
pedestrian access to lakefront development, including existing and future
restaurants and residential developments. Like Focus Area 1 (Zion Point),
trail connections spanning across Lake Ray Hubbard are currently being
installed as part of the ongoing I-30 improvements; once completed, a trail
connection along the southern side of I-30 will connect North Point to

Rowlett’s Sapphire Bay district.
North Point Boardwalk and Shared Use Path

An on-the-water boardwalk feature extends from the terminus of the
John Paul Jones Park shared-use path in Focus Area 1 (Zion Point), under
[-30, and into North Point. Unlike any other pedestrian improvement
along Lake Ray Hubbard, the North Point boardwalk offers residents and
patrons of local commercial development mobility opportunities between
establishments and destinations along the lakefront. Periodic sidewalk
connections will allow for boardwalk users to access on-land parking and

commercial uses.

North Point Dock

An existing dock with approximately 20 boat slips juts into Lake Ray
Hubbard, just south of the existing Bass Pro Shops building. Restoring

the improvement as part of the boardwalk creates a unique dock-to-table
connection between visitors, local retailers, and restaurants. Lake-centered
operations, such as boat tours, recreational rentals, and fishing, may also
utilize the dock as a means of revenue generation. The City and property

owners need to develop a long-term plan to repair and maintain the dock.

Consideration should be given to multi-modal watercraft accessibility in
addition to conventional boat slips. Kayak, paddle board, and other non-
motorized water sports are typically underserved and must compete with
limited boat ramps throughout Lake Ray Hubbard. Exclusive ramps for

smaller watercraft offer opportunities to engage more lake users.

Pedestrian Boardwalk Rendering (City of Garland Concept)
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Wayfinding and Branding

[-30 serves as the primary corridor connecting Rockwall, Rowlett,

and Garland across Lake Ray Hubbard. North Point serves as Garland’s
“first impression” to those traveling westbound along I-30, a condition
made more significant due to the competing lakeside districts to the east
(Sapphire Bay and The Harbor). Establishing consistent district branding
will be essential to promoting the study area to prospective developers and
residents. North Point’s strategic location allows for advertisement to I-30
travelers and lake-goers, creating the sense of a unique lakeside destination.
Additionally, this will enable the study area to leverage its locational
advantage being easier and more convenient to access for neighboring
communities in the Dallas-Forth Worth area as compared to Rockwall and

Rowlett. The following wayfinding and branding elements are proposed:
Gateway Signage

As the entry to the City, this location serves as an ideal opportunity to
welcome travelers to the City by utilizing the existing City-owned property.
A redesign of the current Bass Pro property and parking lot can allow for

a significant gateway monument to serve as a gateway sign for the City and

district monumentation. Potential signage should conform to the current

branding design for gateway and Wayfinding signage in the City.

District Monuments

A district monument along the I-30 frontage is proposed to create a
distinct identity and sense of arrival to the study area. The monument may
be placed within the 1-30 right-of-way, barring approval from TxDOT, or
inland within the City-owned parcels adjacent to Bass Pro Shops. Additional
locations include the Bass Pro Shop interchange itself — partnership with
TxDOT may yield hardscape and other right-of-way improvements that
promote the district title and branding imagery. The architectural style and
materials should emulate the desired perception of the study area and may

be reproduced in smaller applications at key thoroughfare intersections

throughout.
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Connections, Mobility, and Traffic Implications

North Point’s vehicular circulation is conventionally funneled to the southwest, toward the intersection of Bass Pro Drive and Chaha Road. Access to the
[-30 frontage road is largely limited to commercial driveways north of the Bass Pro Drive interchange, a condition that allows direct access to the Dalrock

Road connector over Lake Ray Hubbard. To support the existing and planned residential and commercial establishments within North Point, additional

vehicular and multi-modal connections are necessary to aid in ingress and egress to the focus area.

Marvin Loving Drive Extension

Marvin Loving Drive serves as the primary
vehicular connection between North Point, Focus
Area 4 (Windsurf Bay), and Focus Area 3 (South
Point). Officially terminating into Chaha Road, a
private drive serves as a functional extension of
the Marvin Loving Drive right-of-way to serve
the multifamily and condominium units along
the southwestern edge of North Point. Formal
continuation of the right-of-way through the
existing private drive will result in a continuous
loop with dead-end Bass Pro Drive, offering

additional ingress and egress to the focus area.

Consideration should be given to the alignment
of the Marvin Loving Drive extension, as

substantial tree canopy coverage and flood area is

observed within the anticipated path.

Bass Pro Drive Interchange Reconfiguration

Included within the ongoing improvements to
1-30 across the lake, the Bass Pro Drive overpass
will be reconfigured to better accommodate cast
and westbound traffic. The current configuration
requires vehicles to pass under the overpass and
double back, creating a “jug handle” on- and off-
ramp condition. Improvements will transition the
intersection to a more conventional “diamond”
configuration, as seen at the Bobtown Road exit
farther west down 1-30.
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Water Recreation Connections

The Cities of Rowlett and Rockwall have
experienced success with leveraging Lake Ray
Hubbard as a recreational attraction. Rowlett’s
Parks and Recreation Master Plan establishes the
Rowlett Paddle Trail, an on-water trail system
for non-motorized recreation. Rockwall’s Harbor
district and amphitheater attract both boat and

pedestrian traffic for events and concerts.

North Point’s dock, boardwalk, and central
location on the lake may serve as an additional
connection to these established water trail

systcms.




Focus Area 2 Goals and Strategies

Goal 2.1: Leverage City-owned
properties.

Goal 2.2: Emphasize lake-oriented
development.

Goal 2.3: Create a sense of arrival.

e Partner with surrounding lakeside

¢ Initiate a parking study to determine demand * Ensure development standards require equal communities to establish designated water

60

and update the parking requirements for the

area accordingly.

Create specific North Point incentive policy
that focuses on sales tax and hotel occupancy
tax rebates.

Facilitate redevelopment of City-owned
property, and strategic acquisition of
additional properties, to form cohesive land
assemblages and attract new mixed-use and

commercial waterfront development.

Leverage the existing City—owned property

to locate a gateway monument along I-30.

Market North Point as a rcgional lakefront
retail and entertainment destination
(restaurants, local stores, boutiques, art

galleries, etc.)

Market North Point to attract desired
businesses and land developers based on the
focus area vision and land use designations.

design elements and treatment to facades
facing inland and Lake Ray Hubbard.

Provide for the integration of the North
Point boardwalk and shared-use path into
lakefront commercial development.

Partner with local businesses in the area
to rebuild the boat dock and provide a

maintenance fund.

recreation connections, potentially through
an established Lake Ray Hubbard mobility
effort.

Coordinate with TxDOT to integrate the
study arca's branding scheme into the newly
designed Bass Pro Drive interchange.
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FOCUS AREA 3: SOUTH POINT Map 29. Focus Area 3: South Point

Location, Key Features, and
Objective

Focus Area 3 (South Point) is located to the
northeast of the study area, bounded by Lake Ray
Hubbard to the south, I-30 to the northwest, and
Chaha Road to the northeast. When combined
with Focus Area 2 (North Point), the two
comprise current day Harbor Point. This area is
subdivided into several irregular parcels occupied
predominantly by garden style multifamily
development. Lake Hubbard Parkway separates
the South Point area from the shoreline of the
lake, offering picturesque boulevard views and

public access throughout.
VISION

South Point focuses on
establishing a premier lakeside
experience for residents
and visitors alike through
urban forms and mixed-use

developm ent.

EE— ]

Neighborhood Residential Mixed Commercial . District Sign / Monument Boat Wayfil’}(iirnr%izia%nnugr?/eirsltt; * Veloweb
Mixed Residential . Lakeside Commercial . Under Bridge Placemaking * District Sign / Monument * Shared Use Path (12'-14")
Mixed-Use . Open Space / Park . Signature Water Crossing * New ROW, Existéx;(gteﬁgown - - On-Street Network (6'-8") mm e
Urban Core / Town Center . Under[-ncsl‘ntz;ll‘n aiigll‘:; * Sighatﬁ;ﬁﬂ:ﬁ‘;ﬁ * Trail (8'-14") wmmmum Pedestrian Plaza wmmimm
Boardwalk wummim
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Land Use

South Point’s existing land use is predominantly

multifamily residential (59percent), with limited

retail and commercial establishments located
along the I-30 frontage road. Multifamily
buildings are largely garden style, in that they
are externally accessed, standalone buildings
surrounded by parking lots and open spaces.
While historically common, garden style
multifamily developments result in inefficient
land use patterns that are spread out, devoid
of neighborhood services, and unwalkable.
South Point is envisioned as the residential and
commercial core of the study area, offering an
urban core of vertically mixed land uses and

residences. The focus area’s frontage along Lake

Ray Hubbard offers a unique landscape for local
South Point Artistic Rendering

commercial and retail opportunities.

Park/Plaza Space Example (The Pearl - San Antonio, TX) Waterfront Pedestrian Plaza (Key West, FL) Urban Core Development Example (The Domain - Austin, TX)
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Taxable Value

Properties within South Point currently total
approximately $130,117,714 in annual taxable
value. The distribution of proposed land uses
within this focus area is illustrated in Table 7.
Using the taxable value per acre established in
Table 4 on page 45, projections are provided
to illustrate potential growth based on the

development scenario.

Table 7. South Point Taxable Value

Proposed Land Approximate | Current

Use Acreage Taxable Value

Neighborhood
Residential

Taxable Value
/ Acre

Potential
Taxable Value

Difference

Mixed Residential

Mixed-Use

Urban Core / Town
Center

32.87AC $46,296,534

$7,393,519 / 1 AC

§243,024,969

+ §196,728,435

42.18 AC $57,138,455

$2,438,926 / 1 AC

$102,873,898

+ 845,735,443

9.14AC $22,173,885

$4,197,803 / 1 AC

$38,367,919

+ 516,194,034

$4,508,840

Total Potential Taxable Revenue

$0 / 1AC

- 54,508,840

$384,266,786

Total Current Taxable Revenue

$130,117,714

Potential Change in Taxable Revenue

+ $254,149,072

*The table reflects the land uses proposed for the focus area. Not all land uses are proposed for every focus area.
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Urban Design and Open Spaces

South Point has a strategic location along Lake Ray Hubbard and presents unique residential and commercial waterfront potential; the area’s depth and

scale lend to a cohesive development opportunity that may directly compete with surrounding lakefront districts. Lake Ray Hubbard Boulevard presents

an opportunity to publicize the shoreline, a public amenity that is largely privatized by single-family homes within surrounding communities. Leveraging

public access will establish the South Point and study area as a premier location for residents and visitors to spend their time and enjoy Lake Ray Hubbard.

The following urban design and recreational elements are proposed:

Lakefront Pedestrian Plaza and Trail

Lake Ray Hubbard Parkway serves as one of the longest continuous
stretches of dedicated right-of-way along the shoreline of Lake Ray
Hubbard. As an established right-of-way, the City of Garland is well
positioned to reinvent this streetscape as a multi-use pedestrian plaza

along the lakeshore. Capped on the north end to the Chaha Road trail, the
boardwalk feature offers a scenic lakeside connection between the northern
and southern focus arcas. Consideration should be given to closing the plaza

to non-emergency vehicular traffic, reserving the lakefront experience to

bikers, runners, and other pedestrians.

Hic](()ry River- Walk chdcring (Hic](or)f, NC)

Lakeside Commercial Mall

Implementation of the pedestrian plaza creates a unique opportunity for
lakefront commercial and residential establishments in an intimate, mixed-
use environment. Fronting on the plaza and shoreline trail, these retail
and commercial buildings should be heavily focused on indoor-outdoor
connectivity through covered patios and arcades, and should be centered

around pedestrian-scaled architecture, lighting, and signage.
Pocket Park Vistas

Serving as open space reprieves within the lakeside commercial
establishments, a series of pocket parks are illustrated at the terminus of
new thoroughfare connections interior to South Point. These spaces may
serve as displacement for parkland reduced in Focus Area 4 (Windsurf Bay)
and preserve sightlines to Lake Ray Hubbard for residents and visitors to

spaces interior to South Point.
Urban Core/Town Center

At the center of South Point’s land mass is a high-intensity urban core
intended to provide the residential and regional commercial anchor for

the study arca. Reliant on a network of thoroughfare connections — see
discussion on South Point’s proposed thoroughfares — the core exhibits
landmark buildings ranging from 7 to 10 floors in height. Residential uses
arc anticipated to dominate this area, with supporting office, commercial,
and retail opportunities mixed vertically. The form of the urban core should
encourage walkability with improved streetscapes, pedestrian-scaled and

active storefronts, and hardscape improvements.
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Wayfinding and Branding

Geographically, South Point extends farther from
[-30 and the PGBT extension than other portions
of the study area; the depth and land area offer
opportunities to establish a fresh branding

and district standard. For individuals moving
between focus areas, or entering South Point
from the I-30 frontage road, a consistent sense

of place should be established through signage,
architectural style, and landscaping elements. The
following wayfinding and branding elements are

proposed:

Signature District Roundabout or
Gateway

Centrally located within South Point, the
intersection of existing Marvin Loving Drive
and Point Boulevard will become the primary
intersection within the focus area. As such,
intersection improvements within a centralized
roundabout serve as a unique opportunity to
create a sense of arrival and place for residents
and visitors. Improvements may include a
centralized water feature, sculpture, gateway, or

wayfinding monument.

, BancFirst |

El Reno Roundabout Improvements (El Reno, OK)
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Connections, Mobility, and Traffic Implications

South Point benefits from a network, albeit limited, of existing thoroughfares throughout the almost 120-acre area. Lake Ray Hubbard Boulevard, Marvin

Loving Drive, and Point Boulevard serve as the primary, two-way connections funneling vehicular traffic between the 1-30 frontage and Chaha Road.

Multifamily uses are served by frequent driveway connections to these existing thoroughfares; driveway spacing is largely irregular, with little regard for

alignment or shared access between abutting developments. To support the increase in land use intensity, a series of new connections and right-of-way

extensions are proposed to build out the area’s block pattern:

Marvin Loving Drive Realignment

Marvin Loving Drive serves as the primary
right-of-way connection across South Point,
terminating at the southwest and northeast
ends into Lake Ray Hubbard Boulevard and
Chaha Road, respectively. Realignment of

the southern end of Marvin Loving Drive is
proposed to promote further vehicular and
multi-modal connectivity across the study area.
This realignment will support a new two-way

connection across the inlet separating Focus Area

4 (Windsurf Bay) and South Point via a signature
district bridge.

Signature Bridge (Fort Worth, TX)

Point Boulevard Extension

Point Boulevard’s current extent is limited to

a terminus into Marvin Loving Drive, where

a signature district roundabout or gateway is
proposed. To better serve north and southbound
traffic in South Point, Point Boulevard will
extend south to a new terminus at a pocket park
vista along the Ray Hubbard boardwalk. This
extension rounds out a necessary block in order
to support the proposed high-intensity urban

core.

Captain's Cove Marina

Bay Island Drive Loop

Bay Island Drive is a dead-end thoroughfare
extending from Chaha Road for approximately
1,000 feet. To support the transition between
the urban core and vertical mixed land uses, the
Bay Island Drive right-of-way will continue its
trajectory, intersecting with the Point Boulevard
extension, Marvin Loving Drive realignment,

and ultimately terminating into the 1-30 frontage

road.
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Focus Area 3 Goals and Strategies

Goal 3.1: Foster a cooperative Goal 3.2: Protect the lake as a public Goal 3.3: Secure public realm
development environment. asset. improvements.

* Explore options to partner with housing * Convert Lake Ray Hubbard Parkway into * Secure right-of-way extensions along Marvin
developers to produce appropriate infill a multi-use pedestrian plaza along the Loving Drive, Point Boulevard, and Bay
housing options. lakeshore; conduct a traffic assessment Island Drive through adjacent development

to determine the extent of appropriate dedication or acquisition.

¢ Collaborate with developers for future

conversion from dedicated vehicular travel

mixed-use developments to incorporate * Procure funding for constructing the

needed public amenities, such as public lanes. signature district roundabout or gateway
restrooms, water fountains, and shaded * Partner with property owners to build element.

scating areas, near target destinations within pocket park vistas that serve to preserve

proposed developments. sightlines as well as displacement for reduced

¢ Establish partnerships with property parkland in Windsurf Bay.

owners and developers for public/private
partnerships that support the community’s

shared vision for vibrant mixed-use projects.

* Assess the feasibility of a South Point
TIRZ to incentivize developers and to
fund infrastructure required for large

redevelopment projects (ex. 10+ acres)
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FOCUS AREA 4: WINDSURF
BAY

Location, Key Features, and
Objective

Focus Area 4 (Windsurf Bay) is located between
the eastern side of the PGBT extension and Lake
Ray Hubbard. Linear in nature, Windsurf Bay
extends from 1-30 to the north to the existing
Windsurf Bay Park along the southern tip.

The shoreline along this focus area is largely
unimproved; however, lake-goers and boaters
enjoy reprieve from significant wakes due to

an offshore breakwater south of the study area.
Vehicular access to Windsurf Bay is limited to
Locus Grove Road, Marina Drive, and Peninsula
Way, the latter of which will be significantly
altered due to the PGBT extension. Aside from
Windsurf Bay Park, notable improvements
include a marina nestled in the inlet separating
Windsurf Bay and South Point.

VISION

Windsurf Bay establishes
recreational, educational,
and residential opportunities
for study area visitors and

residents.

EE— ]

Neighborhood Residential
Mixed Residential

Mixed-Use

Urban Core / Town Center

Map 30. Focus Arca 4: Windsurf Bay

Mixed Commercial
Lakeside Commercial

Open Space / Park

Under-change Art
Installations

®
®
®
X

Boat Wayfinding Monument, *

Terminating Vista
District Sign / Monument *

New ROW, Existing ROW
Extension

District Sign / Monument *
Under Bridge Placemaking *
Signature Water Crossing *

Signature District *
Roundabout

Trail (8'-14") wmmmum
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Land Use
Due to Windsurf Bay Park, the predominant

land use in this focus area is parks and open

space (35 percent). The park offers a significant
opportunity for the City to provide a premier,
public destination along Lake Ray Hubbard,
while leveraging a City-owned asset to spark
appropriate development. The existing residential
fabric north of Windsurf Bay Park will experience
changes in access and lot configuration following
NTTA’s acquisition and construction of the
PGBT expansion; redevelopment of existing
single-family properties is anticipated due to this

catalyst.

The land use map for this focus area introduces
mixed-use development within the existing
Windsurf Bay Park area. Commercial
development within the mixed-use designation
will capitalize on the waterfront and recreation
amenities provided by the park. Although smaller
in scale than the South Point Focus Area (Focus
Area 3), this area can provide commercial
services for the neighboring residential homes,
and take advantage of the location along the
PGBT roadway extension adjacent to the existing

park.

Mixed-Use Commercial and Patio Seating (Dallas, TX)
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Taxable Value Table 8. Windsurf Bay Taxable Value

Proposed Land Approximate | Current Taxable Value | Potential

Properties within Windsurf Bay currently total Difference

. Iy $31.651.898 i | bl Use Acreage Taxable Value | / Acre Taxable Value
approximately y s 1In annual taxable )
value. The distribution of proposed land uses Neighborhood
within this focus area is illustrated in Table 8. Residential
Using the taxable value per acre established in . . : . -
Table 4 on page 45 projections are provided Mixed Residential 34.74 AC $29,928,308 |$8,840,864 / 1 AC $307,131,615 + $277,203,307
to illustrate potential growth based on the
development scenario. Mixed-Use

7.52AC $1,112,890 |$4,197,803 / 1 AC $31,567,478 |  + $30,454,588

16.44 AC $610,700 $O0/ 1AC $0 - $610,700

Total Potential Taxable Revenue $338,699,093
Total CurrentTaxable Revenue $31,651,898
Potential Change in Taxable Revenue + $307,047,195

*The table reflects the land uses proposed for the focus area. Not all land uses are proposed for every focus area.
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Urban Design and Open Spaces
The extension of PGBT will significantly alter the existing circulation and land use pattern within Windsurf Bay, creating an opportunity for the City to
capitalize on new regional arterial frontage. Programming Windsurf Bay Park based on gaps observed in the Parks, Recreation & Cultural Arts Strategic

Master Plan will increase value and usership of properties in the surrounding area. The following urban design and recreational elements are proposed for

this focus area:

Windsurf Bay Park Artistic Rendering
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Windsurf Bay Park

Windsurf Bay Park is currently spread across an area of 42.6 acres; however,
it has been identified as the least visited park in a survey conducted as

part of the Parks, Recreation & Cultural Arts Strategic Master Plan.
Potential causes include limited access along Locus Grove Road, and lack

of adequate recreational programming and facilities. By reducing the park’s
area, the City may leverage development of a catalyst development, such

as a vertically mixed-use project, to aid in park programming, access,

and visibility. In short, reduce the footprint of the park but program and

improve it far more extensively.

This stormwater pond reduces flooding by capturing and
storing stormwater runoff during major rainfall events.

I1 (i &

Green Infrastructure Educational Placard (Atlanta, GA)

Lakeside Education Component

Educational programming within Windsurf Bay Park is recommended, such
as a Lake Ray Hubbard ecology exhibit or similar informational installation.
Water is becoming an increasingly valuable resource for surrounding
communities — Garland included — as the DFW metroplex continues to
develop at a rapid pace. Although primarily serving users in Dallas, Lake
Ray Hubbard offers a tangible reference for local residents and visitors

of the importance of resource planning and water conservation. The
educational component may range from a staffed exhibition to a passive
installation within Windsurf Bay Park.

E
L

Mayborn Science Theater (Killeen, TX)
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Continuing Waterfront Trail

The waterfront trail that connects all focus areas within the study arca
continues along Windsurf Bay’s frontage of Lake Ray Hubbard. At the
shoreline’s terminus, the trail will continue along the floodplain limitations

under the PGBT extension into Focus Area 5 (Locust Grove).
Mixed-Use Component and Parkland Displacement

As discussed above, Windsurf Bay Park offers a unique opportunity to
leverage City-owned property for catalyst development. The City of
Garland may partition a portion of the park property — illustrated along
the frontage of the PGBT extension — and market toward mixed-use
development. Improved access is planned due to the turnpike extension,
allowing for greater circulation to serve more intense land uses. This also
supports more intensive programming and improvements to the remaining

portion of the park.

i

Clearfork Main Street Bridge (Fort Worth, TX)

Reducing available parkland comes with a trade-off; equal parkland must be
dedicated per the parkland discussion in the previous chapter. A series of
smaller park arcas are recommended throughout the study area in order to

accommodate parkland displacement should the City pursue this option.
Continually Provide New and Enhanced Trail Connections

This focus area holds potential to be developed as a prime recreational
destination offering access to the waterfront through an active open space
as well as complementary mixed-use developments containing restaurants,
local shops, and boutiques, etc. Accessible and convenient pedestrian
infrastructure will be crucial in enhancing the experience of the area for the
users as well as attract more visitors to the area. To improve walkability in
the area, it will be necessary to continually identify potential locations for

new and improved trail connections.
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Wayfinding and Branding

Windsurf Bay’s namesake is generated by the
recreational opportunities created by the offshore
breakwater south of the study area. Waterfront
recreation should be promoted from Windsurf
Bay Park, where new improvements work to
increase foot traffic and notoriety amongst
Garland’s parks system. Additionally, the
following wayfinding and branding elements are

proposed:
Signature Bridge Crossing

The extension of Marvin Loving Drive from
Focus Area 3 (South Point) — see discussion

in Focus Area 2 — creates a unique capital
investment opportunity for vehicular and
pedestrian movement into Windsurf Bay. Similar
to Garland’s Gateway Towers over Rowlett
Creek, crossing the inlet of Lake Ray Hubbard
will create essential two-way traffic circulation
between the north and south portions of

the study area. Through this bridge crossing,
branding and sculptural elements may be
incorporated to promote the recreational and
aesthetic qualities of Lake Ray Hubbard. For

cxamplc, a bridgc could be dCSignCd as a cable- Phyllis ]. Tilley Memorial Bridge (Fort Worth, TX)
stayed bridge using a back-stayed single forward

arc spar, similar to the Samuel Beckett Bridge
in Dublin, Ireland, to reference the profile of a

windsurfer.

74 DRAFT CITY OF GARLAND, TX | SETTING SAIL: SOUTH GARLAND LAKESIDE AREA PLAN
Page 131 of 175




Connections, Mobility, and Traffic Implications

As discussed above, the configuration of Windsurf Bay’s existing thoroughfares will significantly change due to the catalyst development of the PGBT

extension. Those that will remain in their current alignment include Locus Grove Road and Marina Drive; others will either change in alignment or

be abandoned altogether due to overhead onramps between PGBT and 1-30. In the midst of this change, the following additions and improvements are

proposed to support the reprogramming of Windsurf Bay Park and adjacent residential properties:

Marvin Loving Drive Extension

The extension of Marvin Loving Drive from
Focus Area 3 (South Point) via the signature
bridge creates a new north-south thoroughfare
within Windsurf Bay. This connection is essential
in providing additional means of ingress and
egress to the study area via northbound PGBT
traffic and further pedestrian improvements to
Windsurf Bay Park.

Locust Grove Road

PGBT Frontage Road

With the extension of PGBT comes a northbound
frontage road along the western limitations

of Windsurf Bay. Previously devoid of any
circulation, this frontage road allows the abutting
Windsurf Bay Park property to, in part, be
developed under more intense land uses. This
frontage road may also connect to properties
south of the study area, extending from the

next planned intersection at Barnes Bridge

Road to Locus Grove Road. Coordination with

NTTA on the construction of the frontage road

will be required to ensure connectivity to and
throughout the Windsurf Bay Park Area.
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Locus Grove Enhancements

Locus Grove is currently a two-lane asphalt

road that struggles to serve residents and the
minimum programming of Windsurf Bay Park.
The PGBT extension will form an aerial crossing
at Locus Grove Road, establishing the first

exit south of 1-30. As such, increased traffic

and multi-modal circulation is anticipated.
Enhancements include construction materials,
infrastructure placement, and pedestrian
improvements to better connect Focus Area 5
(Locust Grove) to the trail network and Windsurf
Bay Park.




Focus Area 4 Goals and Strategies

Goal 4.1: Responsibly develop Windsurf
Bay Park.

76

Create a plan for Windsurf Bay Park parkland
reduction to create space for a vertical
mixed-use project; the plan should identify
specifically the amount of parkland that will
be reduced and need to be allotted in other

focus areas.

Facilitate the redevelopment of a portion of
Windsurf Bay Park using an RFQ/RFP or
other method to attract new mixed-use and

commercial waterfront development.

Leverage the proposed public amenity
in Windsurf Bay Focus Area to conduct

educational seminars and art exhibits.

Coordinate with NTTA on potential changes
to access to the Windsurf Bay Park following
the land acquisition for PGBT expansion.

DRAFT CITY OF GARLAND, TX | SETTING SAIL:

Goal 4.2: Improve pedestrian and
vehicular connectivity.

Construct the proposed signature Marvin
Loving bridgc crossing.

Create and implement a plan for identifying
branding elements on the proposed bridge

crossing.
Implement proposed trail connections along

the waterfront.

Construct improvements to Locus Grove
Road in conjunction with the PGBT

overpass.

Windsurf Bay Park
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FOCUS AREA 5: LOCUST
GROVE

Location, Key Features, and
Objective

Focus Area 5 (Locust Grove) is located west of
the proposed PGBT extension bounded to the
north by I-30, west by Zion Road, and to the
south by Locust Grove Road and an unnamed
creck that feeds into Lake Ray Hubbard.
Existing land uses include retail and commercial
establishments along the frontage of I-30, and
several residential properties (multifamily and
single-family) that will be directly impacted by
the extension of PGBT. Locust Grove Road and
Peninsula Way provide the focus area’s primary
methods of ingress and egress to surrounding
neighborhoods and Zion Road.

VISION

Locust Grove focuses on
improving circulation and
providing housing alternatives
to those displaced by the PGBT

extension.

E— |

Neighborhood Residential
Mixed Residential

Mixed-Use

Urban Core / Town Center

Map 31. Focus Area 5: Locust Grove

Mixed Commercial District Sign / Monument *

Lakeside Commercial

[
[
Open Space / Park .

Under Bridge Placemaking *
Signature Water Crossing *

Under-change Art Signature District *
Roundabout

Installations
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Boat Wayfinding Monument, *

Terminating Vista
District Sign / Monument

New ROW, Existing ROW

S -
Extension

Trail (8'-14") wmmmum

Veloweb

Shared Use Path (12'-14")
On-Street Network (6'-8") mm e
Pedestrian Plaza wmmimm

Boardwalk wmmummm
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Land Use
This focus area is split geographically by Locust

Grove Road, which connects Zion Road to the
west to Focus Area 4 (Windsurf Bay) to the east
via an underpass. Properties north of Locust
Grove Road are predominantly built out with
retail and commercial uses utilizing the frontage
along I-30. A grouping of multifamily complexes
will be relocated or removed to accommodate
the southward trajectory of the PGBT extension.
The City of Garland currently owns a group of
properties at the intersection of Zion Road and
[-30. This location may be marketed to a local or
regional grocer if combined with excess right-
of-way along the frontage, filling a need for
accessible fresh food and services in the study

areca.

Properties south of Locust Grove Road are
predominantly residential, with the Anchor Point
subdivision abutting the PGBT extension to the
east. Standalone estate lots and vacant pad sites
occupy the central properties south of Locust
Grove Road; these properties offer potential

for cohesive development to support the study
arca’s overall housing goals and objectives. The
residential homes directly adjacent to the PGBT
roadway alignment will be significantly impacted
and which provides an opportunity to introduce
high density residential or mixed-use along the

new roadway alignment.

Existing Single-Family Residential

Mixed-Use Office and Greenspace Example
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Taxable Value Table 9. Locust Grove Taxable Value

Proposed Land Approximate | Current Taxable Value | Potential

Properties within Locust Grove currcnt]y total Difference

Use Acreage Taxable Value | / Acre Taxable Value

approximatcly $31,511,454 in annual taxable
value. The distribution of proposed land uses Neighborhood
within this focus area is illustrated in Table 9. Residential
Using the taxable value per acre established in _ _ :
Lo . Mixed Residential
Table 4 on page 45, projections are provided
to illustrate potential growth based on the
development scenario. Mixed-Use 21.87AC $14,163,868 [s4,197,803 / 1 AC §91,805,951 | + 77,642,083
Urban Core / Town
Center
30.47 AC $16,707,870 |$2,438,926 / 1 AC §74,314,075 |+ $57,606,205
23.86 AC $639,716 $O / 1AC $O - $639,716

Total Potential Taxable Revenue $166,120,026
Total Current Taxable Revenue $31,511,454
Potential Change in Taxable Revenue + $134,608,572

*The table reflects the land uses proposed for the focus area. Not all land uses are proposed for every focus area.
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Urban Design and Open Spaces

Locust Grove’s positioning along I-30 and the increased visibility anticipated with the PGBT overpass create unique placemaking and design concepts for

the study area. A centralized grouping of properties is envisioned for new residential development, while the existing Anchor Point subdivision provides

an opportunity for mixed-use redevelopment along the PGBT extension. Overall, Locust Grove is envisioned as a natural transition from conventional

residential stock to the southwest, to higher intensity uses to the northeast of the study area. The following urban design and recreational elements are

proposed for this focus area:

Centralized Open Space

A grouping of larger, less-developed parcels
lay at the center of the focus arca, bordered by

Locust Grove Road to the north, and an unnamed

creek to the south. In an effort to mitigate
potential parkland relocation — see discussion
regarding Windsurf Bay Park in Focus Areca 4

— a centralized open space is recommended to
serve residents west of the PGBT extension.
Envisioned as a highly programmed space, this
improvement should provide a place for the
public to access the study arca via a trail system

rather than a vehicle.

Open Space Opportunities Under Right-
of-Way

Along the PGBT extension there are
opportunities to capitalize on spaces within the
right-of-way that are typically underutilized.
Where trail connections or open spaces are
located under the elevated roadway, seck
opportunities to incorporate public spaces. These
spaces can take the form of seating, dog parks,
food truck parks, or parking for those utilizing
the trail system. Coordinate with NTTA to

cxplorc opportunities to introduce these spaces.

Anchor Point Redevelopment

The existing Anchor Point subdivision lies along
the western edge of the PGBT extension, the
alignment of which creates several unknowns
regarding the neighborhood’s circulation

and access to Locust Grove Road. The newly
created frontage lends the area to a shift in

land use from lower density residential to a
more intense, mixed-use environment. Due to
the variety of properties and ownership, land
assembly and redevelopment may be iterative;
however, the catalyst of the turnpike extension
creates an opportunity for existing homeowners
and prospective developers to reach purchase

agreements on a change of hands.

Arts Plaza Rendering (Manor, TX)

Trail Network Extension

The shoreline trail network that circumscribes
the study area travels into Locus Grove via a
PGBT undcrpass in Focus Area 4 (Windsurf Bay).
The trail continues up the unnamed creek and
floodplain, south of Deep Canton Drive, before

terminating into Locus Grove Road.

Additional trail connections are anticipated along
the 1-30 and PGBT extension frontage roads,
providing cross highway pedestrian connectivity

to other focus areas.
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Wayfinding and Branding

The PGBT extension significantly increases the
visibility of Locust Grove, particularly amongst
eastbound I-30 and southbound PGBT travel
lanes. By capitalizing on this visibility through
monumentation, flagship developments along
the frontages, and cross-highway pedestrian
connections, the City creates a cohesive
environment throughout the study area. The
following wayfinding and branding elements are

proposed:
District Monuments

Similar to Focus Area 2 (North Point), Locust
Grove’s geographic location lends itself to
branding and monumentation improvements. The
overhead exit from eastbound I-30 toward the
southbound lanes of PGBT will displace existing
multifamily development — this displacement
creates opportunities for signature district
monuments visible from both the turnpike and

interstate.
1-30/PGBT Interchange Improvements

The newly created interchange between PGBT
and 1-30 marks a significant intersection

between regional thoroughfares. To capitalize

on this intersection, underpass art and branding
installations are recommended to further the
identity of the study area. Ranging from masonry
improvements to murals, these installations
should reflect the lakeside lifestyle and culture

expected within the study area.

Clearfork Underpass Art Installation (Fort Worth, TX)

DRAFT PLANNING SCENARIOS | CHAPTER 2




Connections, Mobility, and Traffic Implications

Locust Grove’s location west of the PGBT offers increased levels of existing connectivity; means of established access include the Zion Road east and

westbound exit along I-30, the ensuing frontage road, and Bobtown Road to the southwest. Improving existing and additional connections will increase

access to higher intensity land uses along I-30 and the PGBT extension. The following connections and mobility improvements are proposed for this focus

area:

PGBT Frontage Road

Similar to the northbound frontagc a]ong existing Windsurf Bay Park, the
extension of PGBT comes with a southbound frontage road through Locust
Grove. This frontage road will extend to the Barnes Bridge intersection
south of the study area, allowing for additional means of vehicular egress to
the south.

Locust Grove Road On-Street Improvements

Locust Grove Road is currently a two-lane, asphalt roadway with bar ditch
drainage improvements. Envisioned as the primary cast-west thoroughfare
connccting Locust Grove to Windsurf Bay, on-street improvcmcnts for

pedestrians and additional vehicular traffic are recommended.
Peninsula Way Alignment and On-Street Improvements

Peninsula Way is a local thoroughfare that connects the I-30 frontage road
to Kelso Lane, south of the unnamed creek in the focus area. The PGBT
extension is anticipated to climinate the Peninsula Way connection to I-30,
resulting in its termination into Locust Grove Road. The current alignment
through the Anchor Point subdivision is also in question, as the southbound
frontage road is likely to encroach on the existing right-of-way. Regardless
of the alignment, on-street pedestrian and multi-modal improvements are
recommended along Peninsula Way and eventually Kelso Drive south of the

focus area.

Meadow Vista Lane Extension

Meadow Vista Lane serves the existing neighborhoods south of Locust
Grove and the unnamed creck; the right-of-way currently stubs north
toward the focus area. Extension of Meadow Vista Lane northward will
provide an additional means of access to Locust Grove Road and the mixed

residential areas abutting the proposed centralized park space.

2

Locust Grove Road
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Focus Area 5 Goals and Strategies

Goal 5.1: Leverage new and existing Goal 5.3: Improve public spaces and Goal 5.3: Create regional identity.
highway frontages' nghts—of—way. . Idcntify and locate appropriate monuments
* Market City-owned properties along the * Acquire and construct a centralized open and/or flagship development along the
intersections of Zion Road and I-30 to space west of the PGBT extension accessible frontage roads.
attract local or regional grocers to the area. through trails to mitigate the loss on

* Partner with local artists to create underpass

¢ Participate in utility upsizing where parkland in Windsurf Bay. art and branding installations on the

appropriate to help mitigate impacts on * Plan for additional trail connections along intersection of PGBT and I-30.
water and wastewater capacity. 1-30 and PGBT extension frontage roads.
* Coordinate with homeowners and * Acquire right-of-way and construct
developers to carry out needed land additional connections across the southern
assembly to promote redevelopment in and creek to increase mobility options to and
around Anchor Point subdivision. from the focus area.

* Coordinate with NTTA to incorporate
public art and gathering spaces under NTTA

facilities where space allows.
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INTRODUCTION

This section of the Plan describes the
implementation plan necessary to realize

the recommended actions identified as part

of the Area Plan. The strategies and actions
outlined in this Plan will guide the physical
and policy development for the study area.
The City should plan to engage the community
and key stakeholders for ensuring successtul
implementation of the recommendations.

The Plan recommendations are organized by
focus area and provide guidance for when
different recommendations should be initiated.
In addition, consideration has been made

for funding opportunities for the different

recommendations.

As a 10ng range plan, transformation will

not occur overnight. It will take time and
commitment to realize the envisioned future for
the area. This implementation plan is intended to
identify the individual steps that will need to take
place over the next 10 - 20 years. While this Plan
includes a number of recommendations, many
are closely connected to, and interrelated with,
cach other. It is anticipated that progress on some
of the recommendations will reduce barriers to
success in others. Some of the recommendations
are “keystones”, which can help to make the most
significant concepts possible. For example, the
concept of creating a mixed-use environment

in the South Point Focus Area will require

significant changes to the land use pattern, land

assembly, new transportation connections, and
financial incentives. Initiating zoning changes,
coordinating with landowners, and setting up
funding sources will set the stage for the desired

future development.

Accomplishing all of the recommended tasks

in the course of only a few years is unlikely.

In some cases, the funding, partnerships, or
political will to carry out certain tasks may prove
insufficient for the time being. In other cases,
unanticipated opportunities may arise, which
should be leveraged. This Implementation Plan
aims to serve as a tool to guide implementation
of the recommended actions over time to avoid
potential disruptions and achieve the ultimate

vision.

il ik

THIS CHAPTER PROVIDES:

* A comprehensive list of recommendations

made throughout this Plan.

* Economic Development Strategies
including funding tools that can be utilized
by responsible entities to achieve the goals
of this Plan.

* Top 10 priority actions

86 DRAFT CITY OF GARLAND, TX | SETTING SAIL: SOUTH GARLAND LAKESIDE AREA PLAN

Page 143 of 175



ECONOMIC DEVELOPMENT
STRATEGIES

There are a variety of public policy tools that
the City can use to fund the implementation of
the Plan. State law might dictate the parameters
under which each incentive can be utilized. To
successfully execute the Implementation Plan,
the City and other stakeholders will need to
explore the funding options available, combine
resources for larger projects, and formalize a
predictable long-term funding stream that allows

for multi-year projects.

As discussed in the City’s economic development
plan, Garland needs to maximize its existing
property tax base and find options to generate
additional sales tax revenues. Therefore, each

of the following funding tools should be used
strategically with long-term tax revenue
generation as a key factor when deciding whether
to offer incentives. Developers will approach the
City for financial support for rcdcvcloping kcy
portions of the study area, but the City should
be willing to decline offcring incentives if the

project does not align with the long-term vision.

The City’s Economic Development Department
is well-versed in incentive negotiations. The

City has utilized many different incentives tools
throughout the City. The following section
provides a brief description of incentives options

appropriate to the study areas as well as how each

might be used.
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FUNDING TOOLS

Chapter 380 Economic Development
Agreements

Chapter 380 of the Local Government Code

authorizes municipalities to offer incentives

designed to promote economic development such

as commercial and retail projects. Specifically,
it provides for offering loans and grants of city
funds or services at little or no cost to promote
state and local economic development and to
stimulate business and commercial activity.
Negotiations on these incentives between the
local jurisdiction and the developer occur on a

case-by-case basis.

Chapter 380 agreements would likely be used in
all five study areas. For example, the City could
rebate a portion of property taxes or reimburse
a developer for infrastructure costs. These

agreements can vary significantly by project, but
the City can structure them to be performance-

based.

City-Owned Land (Existing and
Future Acquisition)

In certain instances, existing City-owned land
can help incentivize new development (e.g.,
allowing the City to issue an RFP for master
developer with special terms). The most likely
method of acquiring properties for the purposes
of implementing the Plan will be through
purchase of a property in exchange for cash (i.e.,
fee simple acquisition). A downside of the public
sector acquiring land or buildings is the loss of
property tax revenue. Because the City is focused
on driving new tax revenue, if the City acquires
new properties, there should be a corresponding
plan or strategy for how and when to dispose of

the property.

The City currently owns significant land in Focus
Area 2 near Bass Pro Shops and Focus Area 4
at Windsurf Bay Park. While the development

opportunities are different in the two focus areas,

the City could issue RFPs to solicit how private

developers might transform these areas.

Property Tax Abatement
Under Chapter 312 of the Texas Local

Government Code, cities, counties, and special
districts can exempt all or part of the value of
property from taxation for up to 10 years in
support of the benefits a development brings

in the form of value, sales tax, or job creation.

A local government can abate residential or
commercial/industrial real property that is
subject to ad valorem taxation if the owner or
leaseholder agrees to make improvements to the
property. The City is required to adopt guidelines
and criteria that any tax abatement proposal
must meet to be eligible for tax abatement. Some
taxing entities adopt very general guidelines to
have maximum flexibility while other public
sector jurisdictions create very specific criteria to
limit the number of requests for tax abatement.
Abatements are not typically used in combination
with a TIRZ since a TIRZ relies on increasing
values to generate revenue while the abatement

prevents taxation on the increased value.

Garland should adopt tax abatement guidelines
that support new developments in the focus
arcas. For example, a high direct primary jobs
requirement would preclude tax abatement

for mixed-use residential projects. If done

well, the City’s tax abatement policy could
provide direction for developers on what level
of financial incentives might be available under
what conditions (e.g., density requirements in a

specific study area).
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Tax Increment Reinvestment Zone
(TIRZ)

In Texas, Tax Increment Reinvestment Zones

are implemented under Chapter 311 of Texas
Local Government Code. These districts capture
certain property tax revenue generated in the
district and then reinvest it back into the district
through development of infrastructure and
improvements. TIRZs operate with the idea that
the cyclical connection between property tax
revenue generated by private investment within
the district, when applied to public investment
within the district, creates a snowball effect

in which redevelopment is encouraged and

accelerated.

Garland has already established a TIRZ that
overlaps a portion of the study arca. TIRZ #2
along 1-30 expires in 2025 unless the City
extends it. TIRZ #2 has captured tax increment
that could be used to fund a portion of the
Plan. For this to occur, the City should modify
the boundaries of TIRZ #2 and extend the
termination date beyond 2025. Focus Area 3
around Chaha Road has several older multifamily
projects owned by a few developers. A new
TIRZ that covers these residential properties
might be an appropriate tool to incentivize the

redevelopment of this area.

Local Hotel Occupancy Tax (HOT)

Cities have the ability to adopt local hotel
occupancy tax assessments, typica]ly up to seven
percent of the cost for use of a hotel room.

It can be an important source of funding for
tourism programs and can support economic
growth for the City and unique districts within
the City. Hotel occupancy taxes are required to
fundamentally support putting “heads in beds,”
meaning they should have a goal to increase hotel
occupancy through community investments
supportive of tourism. Eligible uses include
convention center enhancements, administrative
expenses to support convention registration,
tourism related promotions, programs to support
the arts, historic restoration and preservation,
sporting events, and irnprovements to sports

facilities.

Cities throughout Texas will sometimes rebate
hotel occupancy taxes to attract new hotels and
expand available room nights. There is typically
a requirement that hotels spend these funds on
cligible marketing and advertising expenses. The
City should develop guidelines for how a new
hotel in any focus area might qualify for a HOT

rebate.

DRAFT IMPLEMENTATION | CHAPTER 3

City-Wide Bond Funding

The Study Area, due to its prime location
adjacent to Lake Ray Hubbard and future PGBT
East Branch, will have significant community-
wide benefits when improved, enhanced, and
redeveloped. For this to occur, Garland will

have to invest significant resources in the area.
Unlike many peer communities, Garland is
unable to allocate a portion of the local sales

tax to fund economic development efforts.
While developer incentives (often in the form of
performance-based rebates) are important, there
are costs the City will need to fund in advance
(e.g., infrastructure) that might not be linked

to a single project. Garland should consider
including Study Area projects in future City bond
elections to provide a long-term funding source

to implement this Plan.
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GRANT OPPORTUNITIES

In addition to the funding tools discussed in the previous section, below
are grants opportunities that the City can take advantage of to achieve the

action items listed in this Plan as opportunities arise.

Texas Parks and Wildlife Department Community
Outdoor Outreach Program (CO-OP) Grants

The Community Outdoor Outreach Program (CO-OP) grant provides
funding to tax-exempt organizations for programming that engages
under-served populations in TPWD mission-oriented outdoor recreation,

conservation and environmental education activities.

Texas Parks and Wildlife Department Recreational Trail
Grants

This grant is administered in Texas under the approval of the Federal
Highway Administration (FHWA). The reimbursable grants can be up

to 80percent of project cost with a maximum of $300,000 for non-
motorized trail grants and a maximum award of $500,000 for motorized
(off-highway vehicle) trail grants. Funds can be spent on both motorized
and non-motorized recreational trail projects such as the construction of
new recreational trails, to improve existing trails, to develop trailheads or

trailside facilities, and to acquire trail corridors.

Texas Parks and Wildlife Department Outdoor Recreation
Grants

This grant provides percentage matching grant funds to municipalities,
counties, MUDs and other local units of government with populations less
than 500,000 to acquire and develop parkland or to renovate existing public
recreation areas. Eligible sponsors include cities, counties, MUDs, river
authorities and other special districts. Projects must be completed within a

set time frame after approval.

Texas Parks and Wildlife Department Indoor Recreation
Grants

This grant provides percentage matching grant funds to municipalities,
counties, MUDs and other local units of government with populations less
than 500,000 to construct recreation centers, nature centers and other

indoor recreation-related buildings.

Texas Parks and Wildlife Department Boating Access
Grants

The Boating Access Grant Program provides 75percent matching fund
grant assistance to construct new, or renovate existing, public boat ramps
that provide public access to public waters for recreational boating. Local
government sponsors must make an application, provide the land, provide
access to the proposed boat ramp, supply 25percent of the development
costs, and accept operation and maintenance responsibilities for a minimum
25-year period. The maximum amount which may be requested for

assistance is $500,000 in matching grant funds.

Transportation Improvement Program (NCTCOG)

The North Central Texas Council of Governments provides several
transportation funding programs included in the Transportation

Improvement Program to help fund intersection and signal system
improvements, bicycle and pedestrian facilities, roadway widening,

construction of new arterials, and installation of bridges among others.

TxDOT Transportation Alternatives Set-aside (TA)
Program

TxDOT administers TA funds for locally sponsored bicycle and pedestrian
infrastructure projects in communities across the state. In large urbanized
areas with populations over 200,000, TA funds are also distributed directly
to Metropolitan Planning Organizations (MPO) to administer according
to their needs. MPOs and TxDOT are responsible for selecting projects

independently of one another.
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PRIORITY RECOMMENDATIONS

To make the implementation process more
efficient and streamlined, 10 recommended
actions, in no particular order, have been
identified as priority actions that can provide
quick wins or prove to be transformative to the

area.

These 10 priority actions are not required

to be the first actions to be completed in the
short-term; the City should take advantage

of opportunities to implement other Plan
recommendations as partnerships and funding
become available. These actions provide a starting
point for implcmcntation and guidancc for Plan
administrators. It is likely that accomplishing
these 10 actions will create the momentum to
carry through implcmcntation of the rcmaining

actions.

V1

Nl )

Partner with existing commercial landowners to redevelop older properties within the study

arca. (1.d)

Update the City's Master Thoroughfare Plan to illustrate the new and improved alignments of
streets within the study arca, particularly Marvin Loving Drive. (2.d)

Establish a district identity through branding elements, similar to the City's Firewheel concept;
consider holding a competition or public involvement session to select a consistent marketing

scheme. (3.b)

Consider a City-initiated zoning designation for the Study Area, such as a Planned Development
District, tailored to the land use distribution and character described in the planning scenarios for

cach focus area. (1.b)

Coordinate with TxDOT to integrate the study area's branding scheme into the newly designed
Bass Pro Drive interchange. (2.3.b)

Establish partnerships with property owners and developers for public/private partnerships that

support the community’s shared vision for vibrant mixed-use projects. (3.1.c)

Secure right-of-way extensions along Marvin Loving Drive, Point Boulevard, and Bay Island Drive

through adjacent development dedication or acquisition. (3.3.a)

Facilitate the redevelopment of a portion of Windsurf Bay Park using an RFQ/RFP or other

method to attract new mixed-use and commercial waterfront development. (4.1.b)
Construct the proposed signature Marvin Loving bridge crossing. (4.2.a)

Coordinate with homeowners and developers to carry out needed land assembly to promote

redevelopment in and around Anchor Point subdivision. (5.1.c)
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IMPLEMENTATION PLAN

The implementation plan table is categorized based on recommended actions for the overall study arca as well as cach of the five focus arcas. The table
lists goals and strategies to achieve the vision for of this Plan. Each action item includes an implementation time frame, key entities and partner agencies
responsible for carrying out the action, tentative cost estimates, and potential funding sources. Explanation of each element is describes in the following

sections.

GOALS, ACTIONS, AND CATEGORIES Long-Term (20+ years)

Each action item is grouped by its respective goal and assign b) the T]’lCSC actions Wl“ hkC]y TCqUiI‘C significant prcparation or Coordination to
applicable category. The action items reflect the recommendation made complete and may include voter-approved sources of funding or input.
throughout the Plan.

Ongoing
IMPLEM ENTATION TIME FRAME Actions that do not have a specific termination may be continuously

implemented or may be revisited rcgularly throughout the life of this Plan.

Short-Term (1-10 years)
These actions should be easier to achieve, as they are not anticipated to KEY ENTITI ES AND PARTNER AG ENCI ES

require outsourcing or large allocations of funding. ) ) ) o
This portion of the table sets the responsible department or group within

the City and potential partnerships with external entities that may assist

Mid-Term (11-20 years)

These actions may require additional preparation, funding sources, or

with completing the action.

coordination for completion. Initial progress may be made in the short-

term.

EXAMPLE IMPLEMENTATION PLAN

Overall Study Area Recommendations

Implementation Time Frame Key Potential 5 Potential
Potential

Implementing Partners or Project Type

Action Category Short- Mid- Long- On- Fundlng

Term Term Term Going l:ntlty AgCﬂCl(‘S

Cost Range
° Sources
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PROJECT TYPE

The table identifies the project type for each action. This distinction assists
the City in identifying the individuals or groups responsible for carrying out
the action and plan for proper resources and staffing.

Project/Action

A project or capital improvement to be completed.

Program/Partnership

Development of new program, enhancement of an existing program or
partnership with external organizations or agencies to coordinate on an

initiative or complete an action.

Plan/Study

A plan or study to be completed.

Policy/Regulatory

Development of a new policy or an update to an existing regulation or City

policy.

Capital Improvement

The design and construction of public infrastructure.

POTENTIAL COST RANGE

An estimated cost range for every action has been provided to assist with

financial planning and forecasting. Further assessment of costs should be
conducted at the time of implementation. Cost estimates include:

Low Cost ($)

These actions may require reallocation of existing resources, personnel,
staff time, or partner coordination.

Medium Cost ($$)

These actions may require preliminary design, studies, outsourcing, or

other minor investment in the project.

High Cost ($$$)

These actions are anticipated to require significant studies, design, and
construction of infrastructure, or other investment of public funds.

POTENTIAL FUNDING SOURCE

The implementation table lists some potential funding sources that can

help provide funding in full or in part for each action item. Funding tools

include those described in the funding tools section, grants, or other
funding sources. These funding sources should be updated as additional
funds/grants become available in the future.
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OVERALL STUDY AREA RECOMMENDATIONS

Overall Study Area Recommendations

Implementation Time Frame Key

Potential Potential

Potential

Action Category Short- Mid- Long- On- Implementing Partners or Project Type Funding

9 Cost Range
Term Term Term Going Entlty

Agencies Sources

Goal 1: Increase Neighborhood-Centered Commerce.

Create a Marketing Plan to actively promote and Economic Economic § 3
l.a S / _ Plan/Study $$ General Fund
market the study area to developers. Development Development /
Consider a City-initiated zoning designation for the
Study Area, such as a Planned Development District, . .
L o Land Use & Planning & Policy/
1.b tailored to the land use distribution and character : _ ’ $$
i . . L. . Infrastructure Development Regulatory
described in the planning scenarios for each focus © ’
arca.
{ Consider establishing an expedited review procedure Land Use & Planning & Policy/ s
.c N ’
for development within the study area. Infrastructure Development - Regulatory
General Fund,
P erty TIRZ, 380
Partner with existing commercial landowners to Economic Economic roperty Program/ !
1.d K o Owners/ . $ Agreements,
redevelop older properties within the study area. Development Development Partnership i
’ Developers Future City
Bonds
Conduct an assessment of existing Planned
Development districts in the area to confirm
. A . . Property .
alignment with the study area's vision; where Land Use & Planning & ’ Policy/
l.e . ‘ . X © Owners/ ’ $
differences are observed, coordinate with property Infrastructure Development Devel Regulatory
evelopers
owners rcgarding V()luntar}' or City-initiatcd zoning P
updates.
. Consider issuing a bond to partially or wholly fund Economic Economic X . Future City
1.1 i o o _ Project/ Action $$ ’
the recommended actions outlined in this Plan. Development Development Bonds
Goal 2: Plan for Livable Neighborhoods.
Conduct a study to identify housing alternatives in .
K R / . N Land Use & Planning & )
2.a potential locations for people displaced as a result of _ Plan/Study $$
. X Infrastructure Development /
the PGBT extension.
Leverage infrastructure funding sources and private . Property
X X Urban Design & Parks & ’ X X
2.b development to complete sidewalk and trail gaps . Owners/ Project/Action $
. Open Space Recreation
designated throughout the study area. Developers
Implement the recommendations of the Cultural i
. i Urban Design & Parks & X .
2.c Arts Plan for activating Windsurf Bay Park and areas . i _ Project/Action $
= ’ Open Space Recreation
along Lake Ray Hubbard.
Update the City's Master Thoroughfare Plan to .
. . . . . Transportation, )
illustrate the new and improved alignments of streets . Planning &
2.d . . i X Connectivity & _ Plan/Study $$
within the study area, particularly Marvin Loving L7 Development ’
. ’ Mobility
Drive. ’
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Category

Overall Study Area Recommendations

Implementation Time Frame

Short-
Term

Long- On-

Term Term Going

Key
D

Implementing

g
Entity

Potential
Partners or

Agencies

Project Type

Potential
Cost Range

Potential
Funding
Sources

Acquire open space and trail avenues in areas where Transportation, Parks & Property
arks -
2.e development threatens to break or delay trail Connectivity & R " Owners/ Project/Action $$
/ / ecreation
connections. Mobility Developers
Assess the City's standard right-of-way details i ;
N Y g N 7. i Transportation, Engineering
. for pedestrian safety and urban forms, including . o 5
2. ) . ‘. . Connectivity & Plannine & _ Plan/Study $
sidewalk width and increased landscaping parkways Mobilit / g /
/ obility e 8
with plantings. / Development
Continue to coordinate with NTTA to identify Transportation, P y
. . . . . . rogram
2.g locations for proposed frontage roads to inform Connectivity & Engineering NTTA P té hi $
° = artnershi
proposed recreational programming, Mobility P
. Transportation Engincering
n Coordinate with TxDOT on any ongoing C P civit &’ TXDOT Program/ s
2. ) . onnectivity & i L i
improvements for the I-30 corridor. o7 Planning & Partnership
Mobility Development
Engineering
Coordinate with Dallas Area Rapid Transit (DART) Transportation, .
R i X X X . . . Planmng & Program/
2.4 to provide public transit stops in the area to improve Connectivity & DART . $
X . o L Development Partnership
transit access to major destinations. Mobility
Transportation
Conduct an update or addendum to the City's Water Land Use & Engineering Water and
and Use
2 and Wastewater Master Plans with the new land use Infrastruct Planning & _ Plan/Study $$ Wastewater
nfrastructure g /
intensities recommended by this Plan. Development Department
Coordinate with TxDOT and adjacent property
owners to relocate, and potentially expand, water Engineering
)k and sewer mains displaced by the PGBT extension; Land Use & TxDOT Program/ s
consider the recommended densities in this Plan to Infrastructure Planning & Partnership
ensure future residents and commercial partners are Development
adequately served.
Goal 3: Foster a Sense of Place.
Coordinate with Arts Department to identify Wayfinding & . . Program/
3.a R L X ’ : . Housing Local Artists ° . $
locations and local artists for showcasing local art. Branding Partnership
Establish a district identity through branding
elements, similar to the City's Firewheel concept; .
. ) . . Wayfinding & Parks & . Program/
3.b consider holding a competition or public / i i Local Artists . $$
X . . . Branding Recreation Partnership
involvement session to select a consistent marketmg
scheme.
Planning &
) Incorporate signage, placemaking, and design Wayfinding & .
3.c P 8 ,g P & g / i g Development _ Project/Action $$
elements as applicable throughout the study area. Branding
Transportation
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Overall Study Area Recommendations

Potential Potential

Implementation Time Frame Key
Y

Potential

Category lmplemenling Partners or

Entity

- 1i Project Type Funding
Short- Mid- Long- On- : ] YE Cost Range =}
Term Term Term Going AgEDCleS Sources

Planning &

Offer development incentives for private N e N Property
I i P . . Wayfinding & Development Perty Program/ .
3.d developments that partner with the City to provide B & Owners/ b th b Varies
/ randin e - artnership
increased access to art installations. 8 Economic Developers I
Development
Planning &
Development
Advertise unique lakeside destinations for I-30 and Wayfinding & Economic . .
3.e ) ‘ X _ Project/Action $
PGBT travelers. Branding Development
Public & Media
Relations
Goal 4: Ensure environmentally conscious lakefront development.
Adopt policies and provide incentives to ensure that
i P . e . Land Use & Planning & Policy/
4.a new dev clol)mcnt and intensification of land uses do . _ ’ $
X i . Infrastructure Development Regulatory
not negatively impact the waterfront. ’
Implement low-impact development and green
stormwater infrastructure that contribute to the . Property .
, . R i Land Use & Planning & ’ Policy/
4b area’s aesthetics and address potentially detrimental < Owners/ ’ $
. ’ K Infrastructure Development Regulatory
water quality impacts brought about by more intense Developers
development.
4 Ensure development appropriately considers the Land Use & Planning & Policy/ s
.C ‘ . _ ‘ $
100-year floodplain through design and mitigation. Infrastructure Development Regulatory
Coordinate with Dallas Water Utility on any ongoing .
R o : S Urban Design & L X Program/
4.d improvements within the Lake Ray Hubbard Take Engineering DwUu . $
’ Open Space ° Partnership
Area.
Establish guidelines for appropriate improvements
4 within environmentally sensitive areas, which should Urban Design & Planning & Policy/ s
e ) eI B ) ,
include low-impact development elements such as Open Space Development Regulatory

natural trails and pervious materials and structures.
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FOCUS AREA 1: ZION POINT RECOMMENDATIONS

Focus Area 1: Zion Point Recommendations

Implementation Time Frame Key Potential . Potential
. X v D . Potential .
Action Category Short- Mid- Long- On- Implementing Partners or Project Type Cost Ranoe Funding
Term Term Term Going Entit)‘ Agencies ° Sources
Goal 1.1: Remove barriers to residential diversity.
Evaluate and rezone the existing residential
i ¢ K 8 K Land Use & Planning & Policy/
1.1.a properties along Zion Road to allow for increased _ $
. © Infrastructure Development Regulatory
density or housing types. S ’
Assess the Garland Development Code for barriers . .
S . L. Land Use & Planning & Policy/
1.1.b | related to the redevelopment of existing single-family . _ y $
. . X ’ Infrastructure Development Regulatory
homes to allow for additional units or structures. /
Implement residential development standards that X . .
i K Urban Design & Planning & Policy/
1.1.c require homes to front along Zion Road and Lake o S Devel . _ Reoul t $
S en Space evelopmen egulatory
Ray Hubbard, rather than backing onto them. pen ot P g ’
Goal 1.2: Improve vehicular and pedestrian mobility.
Partner with the City of Dallas to activate existing i
Y Urban Design & Parks & Program/
1.2.a | waterfront recreational assets such as John Paul Jones ) . DWU . $
Open Space Recreation Partnership
Park and Lake Ray Hubbard.
(21 Construct the proposed shared-use path and trail Urban Design & Parks & Capital "
2.b . X . _ 88
system connecting Zion Point to other focus areas. Open Space Recreation Improvement
Place Zion Road on the City's Master Thoroughfare Transportation,
1.2.¢c Plan, and ensure the section optimizes pedestrian Connectivity & Transportation _ Plan/Study $$
mobility and on-street parking. Mobility
Goal 1.3: Enhance branding and wayfinding.
Identify a wayfinding monument, such as an art .
i ‘. ’ = i . Urban Design & Parks & X X .
1.3.a | installation, sculpture, or vertical building, that ) i Local Artists Project/Action N
i o i Open Space Recreation
incorporates the district's overall branding scheme.
Identify a suitable location for a wayfinding
13b monument within John Paul Jones Park, the Chaha Urban Design & Parks & Project/ s
o Road Boat Dock property, or other City-owned Open Space Recreation - Action
land.
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FOCUS AREA 2: NORTH POINT RECOMMENDATIONS

Focus Area 2: North Point Recommendations

Implementation Time Frame Key Potential

Action Category Short- Mid- Long- On- Implementing Partners or Project Type

Term Term Term Going Entit)‘ Agencies

Potential
Cost Range

Potential
Funding
Sources

Goal 2.1: Leverage City-owned properties.
Initiate a parking study to determine demand .
Y R Land Use & Planning & .
2.1a and update the parking requirements for the area R S _ Plan/Study $$
. S Infrastructure Devel()pment ’
accordingly.
)1t Create specific North Point incentive toolkit that Economic Economic Policy/ s
.1.b N $
focuses on sales tax and hotel occupancy tax rebates. Development Development - Regulatory
Facilitate redevelopment of City-owned property,
K o . o . . Property
and strategic acquisition of additional properties, Economic Economic / . . .
2.1.c i Owners/ Project/Action $
to form cohesive land assemblages and attract new Development Development
. . S Developers
mixed-use and commercial waterfront development.
)14 Leverage the existing City—m\'néd property to locate Wﬁ}'f‘indfng & Planning & - Project/ Action o5
a gateway monument along 1-30. Brandmg Development
General Fund,
Market North Point as a regional lakefront retail and . . . TIRZ, 380
. L Economic Convention & . .
2.1.¢ entertainment destination (restaurants, local stores, . _ Project/Action $ Agreements,
A . Dcvclopmcnt Visitors Bureau : .
boutiques, art galleries, etc.). Future City
Bonds
General Fund,
Market North Point to attract desired businesses and X . Property TIRZ, 380
. Economic Economic ’ i .
2.1.f | land developers based on the focus area vision and Owners/ Project/Action $ Agreements,
i . Development Development .
land use designations. Developers Future City
Bonds
Goal 2.2: Emphasize lake-oriented development.
Ensure development standards require equal design X . .
R o S Urban Design & Planning & Policy/
22.a elements and treatment to facades facing inland and i S _ / $
Open Space Development Regulat()r\'
Lake Ray Hubbard. ’
Provide for the integration of the North Point Transportation, Parks &
2.2b boardwalk and shared-use path into lakefront Connectivity & arks X _ Project/Action $
X . Recreation
commercial development. Mobility
General Fund,
P ty TIRZ, 380
Partner with local businesses in the area to rebuild Economic Economic roperty Program/ !
2.2.¢c . . Owners/ . $ Agreements,
the boat dock and provide a maintenance fund. Development Development Partnership S .
Developers Future City
Bonds
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Goal 2.3: Create a sense of arrival.

Category

mentation Time Frame

Focus Area 2: North Point Recommendations

Key
D

Implementing

g
Entity

Potential
Partners or
Agencies

Project Type

Potential
Cost Range

Potential
Funding
Sources

City of Rowlett

Partner with surrounding lakeside communities to . City of
. . . . Transportation, ) y
establish designated water recreation connections, . Economic Rockwall Program/
2.3.a K X Connectivity & ockwa . N
potentially through an established Lake Ray Hubbard Mobilit 4 Development Partnership
" ° Mobility e
mobility effort. J City of Heath
DwU
Coordinate with TxDOT to integrate the study area's Lo
i . R / Wayfinding & i Program/
2.3.b | branding scheme into the newly designed Bass Pro / R Transportation TxDOT = . $s
c / Branding Partnership

Drive intcrchangc
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FOCUS AREA 3: SOUTH POINT RECOMMENDATIONS

Focus Area 3: South Point Recommendations

Implementation Time Frame Key Potential . Potential
. X v D . Potential .
Action Category Short- Mid- Long- On- Implementing Partners or Project Type Cost Ranoe Funding
Term Term Term Going Entit)‘ Agencies ° Sources
Goal 3.1: Foster a cooperative development environment.
i . . i Property
31 Explore options to partner with housing developers Land Use & Planning & o / Program/ s
L1 Jwners = N
? to produce appropriate infill housing options. Infrastructure Development N Partnership
= Developers
Collaborate with developers for future mixed-
use developments to incorporate needed public . § . Property
. . . . Urban Dcmgn & Economic ‘ Program/
3.1.b | amenities, such as public restrooms, water fountains, Owners/ . N
X . Opcn Spacc Dcvclopmcnt Partncrshlp
and shaded seating areas, near target destinations Developers
within proposed developments.
Establish partnerships with property owners and
kK . ’ i . Property
31 developers for public/private partnerships that Land Use & Economic o // Program/ s
5.1.¢ 'wners =
support the community’s shared vision for vibrant Infrastructure Development Partnership
! i 4 Developers
mixed-use projects.
Assess the feasibility of a South Point TIRZ to
incentivize developers and to fund infrastructure Economic Economic General Fund
3.1.d K . . _ Plan/Study $
required for large redevelopment projects (e.g., 10+ Development Development / and TIRZ
acres)
Goal 3.2: Protect the lake as a public asset.
Convert Lake Ray Hubbard Parkway into a multi-
use pv(:dcstrian plaza along thc‘]akcshorc; (‘On(l}l(tl Urban Design & Planning & Capital
3.2.a | atraffic assessment to determine the extent of © _ 588
X o i X Open Space Development Improvement
appropriate conversion from dedicated vehicular
travel lanes.
P-artner with property owner-s to l-)uild pocket park Urban Desion & Parks & Property Program/
3.2.b | vistas that serve to preserve sightlines as well as e X Owners/ . $$$
X . : Open Space Recreation Partnershlp
displacement for reduced parkland in Windsurf Bay. Developers
Goal 3.3: Secure public realm improvements.
Secure right-of-way extensions along Marvin . .
. = 7 Transportation, Property
Loving Drive, Point Boulevard, and Bay Island o o . / . .
3.3.a o° i S Connectivity & Engineering Owners/ Project/Action $$3
Drive through adjacent development dedication or L °
o Mobility Developers
acquisition. -
Procure funding for constructing the signature Urban Design & i . X .
3.3.b L = . Engineering _ Project/Action $$
district roundabout or gateway element. Open Space ©
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FOCUS AREA 4: WINDSURF BAY RECOMMENDATIONS

Focus Area 4: Windsurf Bay Recommendations

Implementation Time Frame Key Potential it Potential
. . . otentia .
Action Category Short- Mid- Long- On- Implcm.cntlng Partncr.s or Project Type Cost Range Funding
Term Term Term Going Entlt)‘ Agencies Sources
Goal 4.1: Responsibly develop Windsurf Bay Park.
Create a plan for Windsurf Bay Park parkland
reduction to create space for a vertical mixed-use Urban Desien & Plannine &
rban Design & annin
4.1.a project; the plan should identify specifically the § g 8 _ Plan/Study $$
. I ’ Open Space Development /
amount of parkland that will be reduced and need to
be allotted in other focus areas.
Facilitate the redevelopment of a portion of
. . . . ) . . . . Property
Windsurf Bay Park using an RFQ/RFP or other Economic Economic / . . .
4.1.b g . X Owners/ Project/Action $ Minimal Cost
method to attract new mixed-use and commercial Development Development
. Developers
waterfront development.
Leverage the proposed public amenity in Windsurf .
© Y . Urban Design & Parks & X X
4.1.c Bay Focus Area to conduct educational seminars and . i _ Project/Action $
’ . Open Space Recreation
art exhibits.
Coordinate with NTTA on potential changes to Transportation,
. . . . . . . - Program/
4.1.d | access to the Windsurf Bay Park following the land Connectivity & Engineering NTTA Partnershi $
. - . e “ artnership
acquisition for PGBT expansion. Mobility !
Goal 4.2: Improve pedestrian and vehicular connectivity.
. . i i Transportation, L
Construct the proposed signature Marvin Loving . L i i Capital
4.2.a . . © Connectivity & Engineering DWU $$$
bridge crossing. I S Improvement
< S Mobility
Create and implement a plan for identifyi Wayfinding &
42b rea c and implement a plan for iden 1 ying ‘ ayfind Tng Engincering ~ Plan/Study "
branding elements on the proposed bridge crossing. Branding /
. . Transportation,
Implement proposed trail connections along the . o Parks & . . .
4.2.c Connectivity & ) DwWU Project/Action $S$$
waterfront. o Recreation
Mobility
. X . . Transportation, L
Construct improvements to Locus Grove Road in . . X . Capital X
4.2.d . X . . Connectivity & Engineering NTTA $$$
conjunction with the PGBT overpass. L Improvement
Mobility
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FOCUS AREA 5: LOCUST GROVE RECOMMENDATIONS

Focus Area 5: Locust Grove Recommendations

Implementation Time Frame Key Potential . Potential
. X v D . Potential .
Action Category Short- Mid- Long- On- Implementing Partners or Project Type Cost Ranoe Funding
Term Term Term Going Entit)‘ Agencies ° Sources
Goal 5.1: Leverage new and existing highway frontages.
Market properties along I-30 to attract local or
i . . Property
regional grocers to the area. The City-owned Economic Economic . / . . .
5.1.a < . X 7 Owners/ Project/Action S General Fund
property at the intersection of Zion Road and I-30 Development Development Devel
- evelopers
provides an opportunity to serve this need. P
Participate in utility upsizing where appropriate Property Water and
I . Y I 8 PProl Land Use & . . Perty Program/
5.1.b to hclp mitigate impacts on water and wastewater N Engineering Owners/ © . $$$ ‘Wastewater
k Infrastructure Partnership
capacity. Developers Department
Coordinate with homeowners and developers
. Property
to carry out needed land assembly to promote Land Use & Economic ’ Program/
5.1.c ? . ‘ . Owners/ . $$
redevelopment in and around Anchor Point Infrastructure Development Partnership
s Developers
subdivision.
Goal 5.2: Improve public spaces and rights-of-way.
:\cquirc and construct a centralized open space west ) Propcrtv
. - . . i Urban Design & Parks & / X X
5.2.a of the PGBT extension accessible through trails to X Owners/ Project/Action $$$
L. . . X X Open Space Recreation
mitigate the loss of parkland in Windsurf Bay. Developers
5ol Plan for additional trail connections a]ong 1-30 and Urban Dcsign & Parks & TxDOT Plan/Stud 85
2.b . an/Study 8
PGBT extension frontage roads. Open Space Recreation NTTA ’
Acquire right-of-way and construct additional Transportation, Property
5.2.c connections across the southern creek to increase Conncctivity & Enginccring Owners/ Project/Action $S$$
mobility options to and from the focus area. Mobility Developers
Coordinate with NTTA to incorporate public art :
X . l X _P, Urban Design & Parks & Local Artists Program/
5.2.d | and gathering spaces under NTTA facilities where i . $
Open Space Recreation NTTA Partnership
space allows. :
Goal 5.3: Create regional identity.
Identify and locate appropriate monuments and/or Wayfinding & Planning &
53.a 7 pprop . : X g g Local Artists Project/Action $
flagship development along the frontage roads. Branding Development
Local Artists
Partner with local artists to create underpass art and - ocalArtsts
L. . . . R Wayfinding & Parks & . - Program/
5.3.b | branding installations on the intersection of PGBT / o ° X IxDOT . $
4130 Branding Recreation Partnership
and o NTTA
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DEMOGRAPHICS

POPULATION AND HOUSEHOLDS

Population and Households by Year

Population

Households 3456 3246 3570 3,535
Average Houschold Size 2.37 2.23 2.47 2.47
Families Not Available 1748 1920 1,915
Average Family Size Not Available 2.96 3.33 3.31

*Estimated future projection

Daytime Population (2022)

Categorv Population Population and Households by Year

Workers 5,358 10,000
. 8,834 777
Residents 1,662 9,000 8,212 =
Total 3,696 8,000 7.256
Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 7.000
2010 decennial Census data converted by Esri into 2020 geography.
6,000
5,000
4,000
3,000
2,000
1,000
0
2010 2020 2022 2027
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RACE AND ETHNICITY

Population by Race and Ethnicity

Population by Race/ 2010 2020 2022 2027*
Ethnicity

White Alone 60.6% 38.5% 37.5% 34.5%
Black Alone 23.1% 29.7% 30.0% 30.5%
American Indian Alone 0.9% 1.0% 1.0% 1.1%
Asian Alone 4.1% 7.1% 6.7% 7.0%
Pacific Islander Alone 0.0% 0.1% 0.1% 0.1%
Some Other Race Alone | 8.2% 10.5% 10.8% 11.4%
Two or More Races 3.1% 13.0% 13.8% 15.5%

.|

Hispanic Origin 21.7% 26.0% 26.9% 28.0%
Total Population 7,256 8,212 8,834 8,777

Source: Esri forecasts for 2022 and 2027. U.S. Census Burcau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

* Estimated future projection

Population Race and Ethnicity by Year

70.0%
60.0%
50.0%
40.0%
30.0%
20.0%
10.0% I I I I
0.0% — .- _. I —N I _. I
2010 2020 2022 2027
B White Alone Black Alone B American Indian Alone M Asian Alone “
M Pacific Islander Alone B Some Other Race Alone B Two or More Races M Hispanic Origin "/
12
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AGE

Population by Age

Age 2010 2022 2027*
0-4 7.8% 6.8% 7.0%
5-9 7.0% 6.6% 6.2%
10 - 14 5.7% 6.3% 6.1%
15 - 24 16.0% 13.9% 15.8%
25 - 34 17.8% 18.4% 17.0%
35 - 44 15.1% 13.3% 13.7%
45 - 54 15.5% 12.0% 11.1%
55- 64 9.2% 11.6% 10.5%
65 -74 3.9% 7.5% 8.2%
75 - 84 1.6% 2.8% 3.6%
85 + 0.4% 0.7% 0.8%
18 + 76.0% 77.0% 77.3%
...
Median Age 32.1% 33.8% 33.7%
Total Population 7,256 8,834 8,777

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

*Estimated future projection

Population Age by Year

20.0%
18.0%
16.0%
14.0%
12.0%
10.0%
8.0%
6.0%
2 I I I
i B i
0.0% -— - .
2010 2022 2027
m0-4 5-9 m10-14 wm15-24 m25-34 m35-44 wW45-54 m55-64 W65-74 m75-84 W85+
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EMPLOYMENT

2022 Employed Population 16+ by Industry

Industry Percentage

Agriculture/Mining 0.4%
Construction 5.9%
Manufacturing 9.0%
Wholesale Trade 1.5%
Retail Trade 11.5%
Transportation/ Utilities 10.0%
Information 0.8%
Finance/Insurance/Real Estate 11.5%
Services 45.9%
Public Administration 3.4%
Total Employed Population 16+ 5,216

2022 Employed Population 16+ by Occupation

Occupation Percentage

White Collar 55.0%
Management/Business/ Financial 19.5%
Professional 19.3%
Sales 7.2%
Administrative Support 8.9%
Services 21.3%
Blue Collar 23.7%
Farming/Forestry/ Fishing 0.0%
Construction/Extraction 5.5%
Installation/Maintenance /Repair 3.7%
Production 4.7%
Transportation/Material Moving 9.9%
Total Employed Population 16+ 5,216

Source: Esri forecasts for 2022

Population Employed by Industry

Agriculture/Mining,
Public Administration, 0.4%

3.4% Construction, 5.9%

Manufacturing, 9.0%
Wholesale Trade, 1.5%
Retail Trade, 11.5%
Services, 45.9%
Transportation/ Utilities
,10.0%
Information, 0.8%

Finance/Insurance/Real
Estate, 11.5%

Population Employed by Occupation

Installation/ Maintenance/Repair, Production, 4.7%

3.7% Transportation/Material Moving, 9.9%

White Collar, 55.0%
Management/ Business/ Financia
19.5%

8.9% Sales, 7.2% Professional, 19.3%

Construction/Extraction, 5.5%

Farming/Forestry/Fishing, 0.0%

Blue Collar, 23.7%

Services, 21.3%

Administrative Support,
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EDUCATIONAL ATTAINMENT

Population 25+ By Educational Attainment

Educational Attainment Population

No schooling 29
Nursery School -
Kindergarten -
1st to 4th Grade -
5th to 8th Grade 64 Population by Educational Attainment
Some High School 513 1,600 1,482
High School Diploma 1,209 1.400 o
GED 237 1.200
Some College 1,482 g 1,000
Associates degree 396 = 800
2 513
Bachelors degree 614 £ 600
Masters degree 185 00 185
200 64
Professional school degree 19 29 - - I +
_ — | -
Doctorate degree 45 e I N P B & &
Total Population 25+ 4,793 &oo \%C\\ ‘og‘ \\Q‘ \Q@ & o&\o © CP\\ RS bw %&% \& N
5 &£ N » B N & & \O& & L X
y ‘ %0 Q:% @\ QO O < () %O\ O’b \Q@ b%\ :,Q ,&O\
Source: 2017-2021 ACS Estimate < \5’& 4 C’O@é R %b yﬁ%o & @ A &}b QOO
Dol ;&%‘”‘
¢
Educational Attainment
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HOUSEHOLD INCOME

Households by Income

2022 2027%*

Household Income Base 3,570 3,535
<$15,000 7.4% 5.7%
$15,000 - $24,999 8.9% 6.3%
$25,000 - $34,999 9.8% 7.8%
$35,000 - $49,999 18.7% 16.4%
$50,000 - $74,999 25.4% 29.1%
$75,000 - $99,999 10.4% 11.3%
$100,000 - $149,999 10.8% 12.1%
$150,000 - $199,999 4.1% 5.5%
$200,000+ 4.4% 5.9%
|
Average Houschold Income $75,469 | $88,670
Median Household Income $53,348 $58,869
Per Capita Income $30,504 $35,718

Source: Esri forecasts for 2022 and 2027. U.S. Census Bureau 2000 and
2010 decennial Census data converted by Esri into 2020 geography.

*Estimated future projection

35.0%

30.0%

25.0%

20.0%

15.0%

10.0%

5.0%

0.0%

Household Income by Year

W <$15,000
$15,000 - $24,999
W $25,000 - $34,999
W $35,000 - $49,999
m $50,000 - $74,999
m $75,000 - $99,999
W $100,000 - $149,999
m $150,000 - $199,999
m $200,000+

2022 2027
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BUSI N ESS SU M MARY Businesses by NAICS Code

114
Businesses and Employees by NAICS Code (2022) o, 120
£ 100
. @
NAICS Codes Businesses Employees z 80
w2
Agriculture, Forestry, Fishing & Hunting 2 60
=
Mining 0 0 5 40 21 21
2020 g0 g? 714502034]070
e eo2 k 2 ~ ;
Utilities 0 0 ; - = m_ W= Comm .
Construction 10 80 ; WL S WY YK S YELBL EEEL L ETE
S EESCESEEES 55 528 g g2 o
Manufacturin 3 17 2S5 T B8 8522835 5w E g L EEF
Wholesale Trade 3 10 5 £ ; j ‘:2 ;;E % & :é ¥z g L5 gk 2
: ' CE¥EITLESEEESEER S
Retail Trade 21 363 = L ¢ = =285 0%
= 53 528 &
Transportation &Warehousing 7 26 i QT z - 5
[a
Information 1 4
NAIC CODE
Finance & Insurance 2 23
Real Estate, Rental & Leasing 14 60
Professional, Scientific & Tech Services 5 36
Management of Companies & Enterprises 0
Administrative & Support & Waste 2 6
Management & Remediation Services Employees by NAICS Code
Educational Services 0 0 1000 901
: . 2900
Health Care & Social Assistance 3 25 & 800
5 700
Arts, Entertainment & Recreation 4 22 = 600
= 500
Accommodation & Food Services 10 178 T 400 03
- - = 300 178
Other Services (except Public 7 36 C 500 30 0
dministrati B J00 5.0 0 1710 |26 4 23°736 o ¢ o 2522 @36 o 10
Administration) & 0 — o U I P
= . " o 4 = o« IR S T o —~
Public Administration 0 0 S g 8528 % 5 ¢ S % $E 5 X E § s
z EEZSE5LEEES G EZE3ESEERE
Unclassified Establishments 21 10 E s s 5 E<2E 3 %z &2 9L £ % 8 b g
TP b5 52,88 588 584 2
Total 114 901 ke SELE2EBE Y EEEERES
22T F 2T EESCEESS
Source: 2022 Data Axle, Inc. = = § 151 < 5 = 4 b 2
g T L= < <
NAIC CODE
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RETAIL DEMAND OUTLOOK

Data Note: The Consumer Spending data is household-based and represents the amount spent for a product or service by all houscholds in an area.

Detail may not sum to totals due to rounding. This report is not a comprehensive list of all consumer spending variables therefore the variables in each section may not sum to totals.

Source: Esri forecasts for 2022 and 2027; Consumer Spending data are derived from the 2018 and 2019 Consumer Expenditure Surveys, Bureau of Labor Statistics.

2022
Consumer

Spending

2027
Forecasted
Demand

Projected
Spending
Growth

2022
Consumer

Spending

2027
Forecasted
Demand

Projected
Spending
Growth

Apparel and Services $6,668,828 $7,758,859 $1,090,031 Dating Services $3,654 $4,254 $600
Men's $1,309,043 |  $1,522,938 $213,895 | | TV/Video/Audio $3,551,520 | $4,131,672 $580,152
Women's $2,224 882 $2,588,467 $363,585 Cable and Satellite Television §2.283.560 $2.656.855 $373.295
Children's $1,052,871 | $1,225,066 $172,195 | | Services C o ’
Footwear $1.627,442 §1,893,642 $266,200 Televisions $387,735 $451,026 $63,291
Watches & Jewelry $364 441 $423.805 §59.364 | | Satellite Dishes $5,905 $6,860 $955
. VCRs, Video Cameras, and DVD
A | Products and Services ’ ’
(f;pare roducts and Services §144,640 $168,324 §23,684 Plaers $15,687 $18,248 $2,561
Compriier Miscellaneous Video Equipment $43,094 $50,134 $7,040
Computers and Hardware for Video Cassettes and DVDs $27,777 $32,307 $4,530
§528,156 $614,529 586,373 | | Video Game Hardwarc/
Home Use A‘ CO ame Tandware $109,652 $127,541 $17,889
Portable Memory $12,792 $14,886 $2,094 ceessories
Computer Software $32.034 $37.273 $5.239 Video Game Software $63,619 $73,989 $10,370
Computer Accessories $58,800 $68,389 $9,589 s.C;tal/Strcaming/Downloadcd $260,086 $302,521 $42 435
ideo
Entertainment & Recreation $9,216,517 $10,721,543 $1,505,026
Installation of Televisions $1,991 $2,315 $324

Fees and Admissions $2,037,582 $2,370,632 $333,050

: Audio (3) $343,034 $398,964 $55,930
Membership Fees for Clubs (2) $689,517 $802,163 $112,646
Foos for Partid 0 Rental and Repair of TV/Radio/ §9.381 $10.911 $1.530
Teés or Participant Sports, excl. $321,073 $373.816 §52.543 Sound Equipment ) ) )

rips
- i R Te— Pets $1,965,337 | $2,285,868 $320,531
ickets to Theatre eras

Concerts . $213,650 $248,530 $34,880 Toys/ Games/ Crafts/Hobbies (4) $376,680 $438,173 $61,493
Tickets to Movies $191,458 $222,761 $31,303 ZC)”CE‘“O“‘*I Vehicles and Fees $238,649 $277,512 $38,863
Tickets to Parks or Museums $102,045 $118,768 $16,723 ) ;

— - Sports/Recreation/Exercise §530.231 $616.779 $86.548
Adrrl;s%on to Sporting Events, $161,417 $187.719 $26.302 Equipment (6) ) ) )
excl. Trips . .

Photo Equipment and Supplies
Fees for Recreational Lessons $354,568 $412,619 558,051 | () amp PP 5148, 164 $172,320 $24,156
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2022 2027 Projected 2022 2027 Projected
Consumer Forecasted Spending Consumer Forecasted Spending
Spending Demand Growth Spending Demand Growth
Readi 8 289,384 $336,648 547,264 Maint ) d R leli
cading (8) $289, 8336, $47, amtenance and Bemodeling $1,410,117 | $1,640,001 $229,884
Catered Affairs (9) $79,990 $93,127 $13,137 Materials (12)
Y Utilities, Fuel, and Publi
Food 828,729,623 | $33,429,205| $4,699,582| | M Ies, Fuck ancubte $15,192,213 | $17,675,033 | $2,482,820
Food at Home $16,713,625 |  $19,448,400 $2,734,775 erviees
Bakery and Cereal Products §2.106,612 | $2,451,325 5344713 | Household Furnishings and Equipment
Meats, Poultry, Fish, and Eggs $3,597,017 $4,185,733 $588,716 Household Textiles (13) $313,623 $364,866 $51,243
Dairy Products §1,632,020 | $1,899,162 §267,142 | | Furniture $1,966,238 | $2,287,262 $321,024
Fruits and Vegetables §3,220,789 |  $3,748,168 §527,379 | | Rugs 381,517 §94,805 $13,288
Snacks and Other Food at Home Major Appliances (14) $1,023,582 $1,190,581 $166,999
(10) $6,157,188 $7,164,013 $1,006,825 Housewares (15) $274,810 $319,634 $44,824
Food Away from Home $12,015,997 |  $13,980,805 $1,964,808 Small Appliances $169,765 $197,517 $27,752
Alcoholic Beverages $1,824,987 | $2,123,049 $298,062 Luggage $54,891 363,873 $8,982
inameiall Telephones and Accessories $285,721 $332,539 $46,818
Value of Stocks/Bonds/Mutual Child Care $1,613,889 $1,877,440 $263,551
e of stocks/bonds/Riutua $66,434,722 | $77.229,641 | $10,794,919
Funds Lawn and Garden (16) $1,181,739 $1,374,194 $192,455
Moving/ Storage/Freight Express $263,482 $306,557 $43,075
Value of Retirement Plans $225,961,386 | $262,751,316 | $36,789,930 Housekeeping Supplies (17) $2,345,963 $2,729,516 $383,553
Insurance
Value of Other Financial Assets $18,322,745 | $21,308,439 $2,985,694 Owners and Renters Insurance $1,557,952 $1,811,561 $253,609
Vehicle Loan A t excluding Vehicle Insurance $6,189,739 $7,201,482 $1,011,743
chicie oan MOt exciuding $9,939,293 | $11,562,007 |  $1,622,714 :
Interest Life/Other Insurance $1,491,276 $1,734,300 $243,024
Value of Credit Card Debt $8,127,146 $9,454,983 $1,327,837 Health Insurance $11,572,105 $13,460,951 $1,888,846
Health Personal Care Products (18) $1,570,220 $1,826,874 $256,654
Nonprescription Drugs $448,616 $521,896 $73,280 School Books and Supplies (19) $447,360 $520,453 $73,093
Prescription Drugs $907,224 $1,055,088 $147,864 Smoking Products $1,273,401 $1,481,343 $207,942
Eyeglasses and Contact Lenses $264,275 $307,389 $43,114 Transportation
H P ts on Vehicles excludi
— . ety on Tenee e $8,341,022 | 9,701,560 | $1,360,538
; cases
Mortgage Payment and Basics $24,101,827 | $28,032,148 $3,930,321
(11) Gasoline and Motor Oil $7,734,967 $9,000,028 $1,265,061
Main.tenance and Remodeling $6,356,426 §7.392,830 $1,036,404 Vehicle Maintenance and Repairs $3,441,939 $4,004,079 $562,140
Services Travel
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2022 2027 Projected
Consumer Forecasted Spending
Spending Demand Growth
Airline Fares $1,765,946 $2,054,728 $288,782
Lodging on Trips $1,871,597 $2,177,032 $305,435
Auto/Truck Rental on Trips $163,111 $189,779 $26,668
Food and Drink on Trips $1,690,343 $1,966,453 $276,110
44
7'/
e
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OWNER AND RENTER OCCUPIED HOUSING UNITS

X Total Percent of Housing Units
Housing .
Units Housing Owner Renter Vacant
Units Occupied Occupied ‘
2000 3870 27.8% 66% 6.2%
2010 3,660 27.2% 61.5% 11.3%
2020 3823 | Not Available | Not Available 9.6%
2022 3,910 31.9% 59.4% 8.7%
2027 3,920 32.3% 57.8% 9.8%
Source: Esri Estimates
* Estimate future projection
Housing Units
2022 59.4
31.9
0 10 20 30 40 50 60 70
Percent
B Vacant Housing Units M Renter Occupicd Housing Units Owner ()Ccupicd Housing Units
116 CITY OF GARLAND, TX | SETTING SAIL: SOUTH GARLAND LAKESIDE AREA PLAN

Page 173 of 175




LAND OWNERSHIP

TAXABLE VALUE

Taxable Value of Properties for Garland TIF Zone 2 1-30

Appraisal Year Accounts  Market Value County Taxable City Taxable
2006 415 $101,940,360 $89,920,975 $90,149,214
2007 416 $112,243,990 $99,831,333 $100,052,293
2008 414 $132,897,000 $118,379,014 $118,581,085
2009 418 $146,717,220 $117,783,480 $117,968,797
2010 420 $139,390,030 $109,862,170 $110,041,765
2011 419 $141,651,620 $109,468,165 $109,651,346
2012 419 $141,767,620 $110,066,361 $110,213,252
2013 419 $146,605,870 $113,083,354 $113,219,161
2014 421 $151,037,260 $116,528,604 $116,664,411
2015 422 $155,459,810 $120,369,418 $120,454,105
2016 423 $161,812,390 $124,308,999 $124,401,885
2017 427 $163,837,580 $125,542,576 $125,647,462
2018 429 $170,703,700 $130,453,317 $130,599,609
2019 419 $175,053,130 $135,628,720 $135,814,936
2020 393 $191,623,450 $144,315,599 $144,495,757
2021 532 $207,258,670 $162,338,004 $162,562,329
2022 527 $274,090,520 $224,998,598 $227,478,264
2023 624 $362,728,210 $309,012,880 $312,349,574

* Even though the TIF was created in 2005, no accounts were setup until 2006.

Source: Texas Tax Code
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