MESQUITE

Real. Texas. Service.
PLANNING AND ZONING DIVISION

FILE NUMBER: Z0223-0291

REQUEST FOR: Rezoning from Traditional Neighborhood Mixed Residential and R-3
Single Family Residential to Planned Development — Multifamily

CASE MANAGER: Garrett Langford, AICP

PUBLIC HEARINGS
Planning and Zoning Commission: Monday, April 10, 2023 (Approved 6-1)
City Council: Monday, May 1, 2023 (Postponed 7-0)

City Council: Monday, June 5, 2023

GENERAL INFORMATION
Applicant: Horrocks Engineers, on behalf of Helu Development

Requested Action: Comprehensive Plan Amendment from Medium Density Residential to
High Density Residential and a Zoning Change from Traditional
Neighborhood Mixed Residential and R-3 Single Family Residential to
Planned Development — Multifamily to allow a 240-unit apartment
complex with modifications.

Location: 1400 and 1609 Range Drive

PLANNING AND ZONING ACTION

Decision: On April 10, 2023, the Planning and Zoning Commission voted 6-1 (Rodriguez-
Ross dissenting) to recommend approval to rezone the property to Planned
Development — Multifamily with Exhibit A (Legal Description), Exhibit B
(Development Standards), and Exhibit C (Concept Plan).

SITE BACKGROUND

Platting: 1400 Range Drive is platted as Range Drive, Block 1, Lot 4, while 1609
Range Drive is unplatted. If the request is approved, then 1400 and 1609
Range Drive will need to be replatted together as one Ilot.

Size: 10.92 +/- acres
Zoning: Traditional Neighborhood Mixed Residential and R-3 Single Family
Residential

Future Land Use:  Medium Density Residential

Zoning History: 1951: Annexed, zoned Residential
1969: Portion rezoned to A-1 Multifamily
1982: Portion rezoned to Planned Development - Multifamily
2010: Portion rezoned to Traditional Neighborhood Mixed Residential
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Surrounding Zoning and Land Uses (see attachment 3):

NORTH:
SOUTH:
EAST:
WEST:

ZONING EXISTING LAND USE
PD - Townhomes Single Family Residential
PD - Multifamily Heather Creek Apartments
PD - Townhomes Future Townhomes
PD — Multifamily Heather Creek Apartments

CASE SUMMARY

UPDATE - On May 1, 2023, City Council unanimously postponed the request to allow the
applicant to revise their Concept Plan to address concerns regarding parking and amenities.
On May 10, 2023, the applicant provided a new concept plan with the following changes, as
summarized by the applicant.

1.

By making all buildings three stories, we were able to revise the site plan to
accommodate the required 2:1 parking ratio required by the multi-family zoning
code.

We removed one building from the center of the site and added parking, so the
remaining buildings (Buildings 2 and 3) are now further away from the alley loaded
patio homes.

We moved Building 1 (1609 Range Drive) toward Range Drive by over 120 feet, so
it is now 185 feet from the patio homes. Also, there is no longer parking between
Building 1 and Range Drive, now following the associated code requirement.

We clustered the amenities by moving the pickleball court from its original location
immediately adjacent to Range Drive to the center portion of the site along with other
outdoor amenities. We still have other indoor/outdoor amenities clustered near the
clubhouse.

We removed five refuse containers from the site, two that were within 100 feet of
the patio homes and added a centralized trash compactor/recycle area in the center
of the site.

While we are fencing almost the entire site (except for the drainage area), we do not
have entry gates. However, we will install the Flock Safety camera system (or
equivalent) to enhance the security of the site.

The mail kiosk is smartly located with room to pull-up, check mail and continue to a
tenant’s residence.

The remainder of this staff report has been updated to reflect the new concept plan provided
by the applicant. The updated sections are underlined.

The applicant, Horrocks Engineers, on behalf of Helu Development, is requesting a zoning
change from Traditional Neighborhood Mixed Residential (9.11 acres) and R-3 Single Family
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Residential (1.815 acres), to develop Hidden Range Willows, a 240 dwelling unit apartment
complex with indoor and outdoor amenities. The PD is proposed to have 144 one-bedroom
units (60%) and 96 two-bedroom units (40%) among eight garden-style apartment buildings.
Each apartment unit is designed with a balcony. A total of 480 off-street parking spaces (ratio
of 2 spaces per unit) will be provided, with at least 50% of the parking covered with carports
(the previous concept plan included 384 parking spaces).

The proposed development is a market-rate apartment complex with no age restrictions. The
developer is not seeking tax credits through the Texas Department of Housing and Community
Affairs’ (TDHCA) Low Income Housing Tax Credits (LIHTCs) for this development.

In 2019, City Council passed Ordinance No. 4676, which provides supplementary development
standards for all multifamily residential developments exceeding 25 dwelling units. The
supplementary development standards, found in Section 2-501 of the Mesquite Zoning
Ordinance, state minimum requirements for items such as setbacks, density, screening,
security, amenities, landscaping, and parking. The proposed development meets all
requirements in Section 2-501 except for the requested modification to allow parking to be in
front of the building, allow dumpster enclosures to be placed within the setbacks, and reduce
the required parking ratio.

It should be noted that the existing zoning of Traditional Neighborhood Mixed Residential
permits apartment buildings by right. However, due to the 2019 ordinance noted above, the
proposed development does require a PD because it has more than 25 dwelling units. If this
PD request is approved, an amendment of the Mesquite Comprehensive Plan Future Land Use
Map from Medium Density Residential to High Density Residential is recommended.

MESQUITE COMPREHENSIVE PLAN

The Mesquite Comprehensive Plan designates the future land use of the subject properties as
Medium Density Residential, which represents single family residential neighborhoods with a
density of 6 — 12 units per acre that consist of single family homes, duplexes, townhomes, or
patio homes.

STAFF COMMENTS:

The PD request would support the Mesquite Comprehensive Plan implementation strategy for
Housing and Neighborhoods to provide a variety of housing types and densities to ensure
diverse housing choices for a variety of income levels. However, the proposed development is
not in line with the current future land use designation of Medium Density. The gross density of
the proposed development is approximately 22 units per acre, making it more in line with the
High Density Residential. The Future Land Use Map could be amended to change the future
land use designation from Medium Density Residential to High Density Residential. The
Comprehensive Plan states a high-density residential development would be appropriate land
use along collectors such as Range Drive. A High Density Residential land use designation
would not run counter to the future land use designations of the surrounding properties, which
consist of high density residential to the west and medium density residential to the east.
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MESQUITE ZONING ORDINANCE
SEC. 4-201(A): PROPOSED USES

“An application for a PD district shall specify and the PD ordinance shall incorporate the
category or type of use or the combination of uses, which are to be permitted in the PD district.
Uses may be specified by reference to a specific zoning district, in which case all uses permitted
in the referenced district, including those permitted through the cumulative provision of the
zoning ordinance, shall be permitted in the PD district. Uses requiring a Conditional Use Permit
under the referenced district shall require a Conditional Use Permit under the PD district unless
such use is specifically set out as permitted in the PD ordinance.”

STAFF COMMENTS:

The proposed PD will utilize the A-3, Multifamily zoning district as its base zone to
accommodate multifamily development at average to higher densities. All applicable uses from
the Mesquite Zoning Ordinance will apply to this development.

SEC. 4-201(B): DEVELOPMENT REQUIREMENTS

“An application for a PD district shall specify and the PD ordinance shall incorporate the
development requirements and standards which are to be required in the PD district.
Development requirements and standards may include, but are not limited to, density, lot size,
unit size, setbacks, building heights, lot coverage, parking ratios, screening and other
requirements or standards as the Council may deem appropriate. Development requirements
and standards may be specified by reference to a specific zoning district, in which case all
requirements and standards in the referenced district shall be applicable. The applicant or the
City may propose varied or different standards that improve development design or enable a
unique development type not otherwise accommodated in the Zoning Ordinance.”

STAFF COMMENTS:
Attachment 10 provides development standards for the PD, which include modifications to the

parking requirements, number of units, open space and out door amenities, which are also
noted on the Concept Plan in Attachment 11.

SEC. 4-201(C): CONCEPT PLAN

“An application for a PD District shall include a concept plan showing a preliminary layout of
proposed uses, access, buildings, parking, open space and the relationship to existing natural
features and to adjacent properties and uses. The concept plan shall be construed as an
illustration of the development concepts and not as an exact representation of all specific
details.”

STAFF COMMENTS:

Attachment 11 includes the concept plan. Staff has reviewed the concept plan based upon the
supplementary development standards for multifamily in Section 2-501 of the Mesquite Zoning
Ordinance and the proposed PD development standards. Staff finds that all requirements are
being met, except identified in the following section.

SEC. 2-501: MULTIFAMILY RESIDENTIAL DEVELOPMENT STANDARDS
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The standards set out in Section 2-501 shall be required for multifamily uses in all districts and
shall serve as guidelines for review of multifamily developments in PD districts. Multifamily
developments or redevelopments that include more than 25 dwelling units require Planned
Development district zoning.

STAFF COMMENTS:

The application has proposed to meet most of the requirements within Section 2-501 of the
MZO. Below is a review of the requirements from Section 2-501.

SEC. 2-501. A. Site Plan Submittal and approval of a site plan is required. The site plan shall
show the proposed development including all items on the Site Plan Review Checklist kept on
file in the Planning Office and all items required by this section.

Staff Comment: If the rezoning is approved, the next step in the development process is the
submittal of a site plan in accordance with the above stated requirement. The site plan will be
required to show that the development will comply with Sec. 2-501 and PD ordinance.

SEC. 2-501. B. Lot and Setback Requirements. All multifamily and permitted non-residential
uses in the A districts shall comply with the following lot and setback requirements.
1. Minimum lot size. Ten thousand (10,000) square feet.
2. Minimum lot width. Eighty (80) feet.
3. Minimum front and exterior side yards. Twenty-five (25) feet.
4. Minimum interior and rear yards. Adjacent shall mean that the building site in the A
district abuts or is across an alley from a lot or tract in the specified district.
a. Adjacent to AG, R or D district: Twenty-five (25) feet (Also see height regulations
below for setbacks required for structures taller than one (1) story).
b. Adjacent to A or nonresidential district: Fifteen (15) feet.

Staff Comment: The proposed development meets all the lot and setback requirements above.

SEC. 2-501. C. Maximum Stories. The maximum number of stories in an A district shall be:
1. Two-stories if less than two hundred (200) feet from a single-family residential zoning
district.
2. Three-stories if two hundred (200)—three hundred (300) feet from a single-family
residential zoning district.
3. Five-stories if more than three hundred (300) feet from a single-family residential zoning
district.

Staff Comment: (Updated) To make room for more parking, the applicant reduced the number
of buildings from eight to seven. Additionally, the four buildings located within 200 feet of the
residential development to the northeast were raised from two stories to three stories.
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SEC. 2-501. D. Exterior fire resistant construction requirements. All main structures shall
be of fire resistant construction having at least seventy-five (75) percent of the total exterior
walls, excluding doors and windows, constructed of brick or stone.

Staff Comment: This section is no longer enforceable due to state law.

SEC. 2-501. E. Dwelling Unit Requirements.

1. Minimum dwelling size. Seven hundred twenty-five (725) square feet, provided that
efficiency units may be five hundred (500) square feet.

2. Maximum number of efficiency units. Five (5) percent of total number of dwelling units
in the development.

3. Minimum number of one-bedroom units. Fifty (50) percent of total number of dwelling
units in the development.

4. Maximum number of units with three (3) or more bedrooms. Five (5) percent of the total
number of dwelling units.

5. Basic facilities.
a. Each dwelling unit will include the following:

Washer and dryer hookups

Security devices in accordance with the requirements of the Texas Property
Code § 92.153, as amended.

The entry to all dwelling units shall be from an interior hallway of the building,
provided that private patios and balconies shall have access to the unit.

b. Bathrooms shall be required as follows:
One-bedroom and efficiency units shall have a minimum of one (1) full
bathroom.

Two-bedroom units shall have a minimum of one (1) full and one-half ('2)
bathrooms.

Three- and four-bedroom units shall have a minimum of two (2) full bathrooms.

Five (5) or more bedroom units shall have a minimum of two (2) full and one-
half (72) bathrooms.

Staff Comment: The proposed development meets the above requirements. All units will meet
the basic facilities requirements listed above. The proposed development does not propose
any efficiency unites or units with more than two bedrooms.

SEC. 2-501. F. Density - The maximum density computation indicated is based on gross site
acreage. In no case shall density be permitted to exceed twenty-five (25) units per acre on the
net buildable area regardless of the gross acreage density computation unless approved as
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part of a planned development district. Net buildable area is the acreage of the portion of a tract
which is not in a 100-year flood plain or will not be in the 100-year flood plain after reclamation.

Applicant Comment: “Since there are over 25 units for the entire site, code requires the PD.
We propose 240 units. Gross area = 11 acres, yields 275 units. Note the expected net area,
which is approximately 9.3 acres based on removing the estimated non-FEMA floodplain area,
allows 233 units.”

Staff Comment: The proposed net density is 27.2 units per acre. Staff has no concerns with
the proposed density as it is only slightly above the requirement in the MZO. As noted in the
ordinance, a PD can allow increased density beyond what is permitted in the MZO.

Section 2-501. G.2. Security Fencing - Multifamily developments shall be required to provide
security fencing and gates adequate to regulate and control access to the complex. In order to
assure emergency access, all gate installations shall be in accordance with established rules
and regulations of the Mesquite Fire Department. Fencing erected pursuant to this requirement
shall be six (6) to eight (8) feet in height and shall be constructed of wrought iron with a
maximum picket spacing of six (6) inches, or a long-span precast concrete decorative screening
wall, brick, stone or vinyl. Only fencing of a non-solid construction is permitted within the front
and exterior side yard setbacks, provided that all gates must be set back from the street right-
of-way a minimum of twenty-five (25) feet.

Applicant Comment: “Six to eight-foot wrought-iron fencing is proposed along Range Dr.,
covering the front of the developed site. Six to eight-foot concrete encased screening wall will
be installed along all the TH zoning to the northeast of the site. An existing fence is already
located between this site and the Pine Oaks Apartments to the northwest and the Heather
Creek apartments to the southwest. The deviation from the code is a fully fenced and gated
site, as the drainage area to the southwest is open to Range Dr.”

Staff Comment: The Engineering Design Manual does not permit fences to cross floodplains
so that blockage of surface water flow does not occur.

SEC. 2-501. H.1 Open Space Any multifamily site containing more than twelve (12) dwelling
units shall be required to provide a minimum of four hundred (400) square feet of open space
per dwelling unit. Open spaces shall not include any area with drainage structures, floodplain
or within any required front or exterior side setback. Open spaces that count toward this
requirement shall have a minimum dimension of twenty-five (25) feet and a minimum area of
eight hundred (800) square feet.

Staff Comment: The proposed development requires 2.2 acres of open space. To achieve this
requirement, the applicant is installing a hiking trail within the floodplain/drainage way area.

SEC. 2-501. H.2 Number of Amenities Any multifamily site with twelve (12) to forty-nine (49)
dwelling units shall provide a minimum of one (1) outdoor amenity from the list of Outdoor
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Amenities Group A and one (1) from Outdoor Amenities Group B. Multifamily sites with fifty
(50) or more dwelling units shall provide a minimum of two (2) outdoor amenities from the list
of Outdoor Amenities Group A and two (2) from Outdoor Amenities Group B below. For each
additional seventy-five (75) dwelling units on a property, one (1) additional outdoor amenity
from Group A and Group B shall be provided. All amenities shall be of quality and construction
similar to the type normally used in public parks.

Staff Comment: The development requires four from Group A and Group B for a total of eight
amenities. The applicant has rearranged the outdoor amenities to a more centralized location
as shown on the revised concept plan. The applicant is proposing the following:

Group A

1. Pool

2. Playground

3. Pickleball Court
4. Dog Park

5. Hiking Trail

Group B:

1. Outdoor BBQ

2. Fire Pit Area

3. Hot Tub/Spa

4. Picnic Area

5. Yard Game Area

SEC. 2-501. I. Indoor Amenities Any multifamily site with fifty (50) or more dwelling units shall
provide a minimum of two (2) indoor amenities from the list of Indoor Amenities below. For each
additional fifty (50) dwelling units on a property, one (1) additional indoor amenity shall be
provided.

Staff Comment: The application does not specify which indoor amenities will be provided. The
applicant is not requesting any modification from this requirement. Based on the number of
dwelling units, the development will be required to provide four indoor amenities. Sec. 2-501.1
provides the following list of indoor amenities.
¢ Fitness room to include cardio and weight training equipment with a minimum area of
three (3) square feet per dwelling unit
e Indoor pool
e Indoor hot tub/spa
o Business center to include at least two (2) computer stations, a printer, scanner, and
photocopying device
e Media room with permanent television/movie viewing equipment and seating for a
minimum of twenty (20) individuals
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e Club room with a minimum of ten (10) square feet for each dwelling unit, but in no case
less than one thousand five hundred (1,500) square feet. Club room shall include a sink,
coffee bar, seating and tables

¢ Recreation room with equipment such as pool tables, ping pong, foosball, shuffle board
or similar game equipment

e Other amenities may be allowed as approved by the Director of Planning and
Development Services

Staff Comment: The applicant will need to select at least four indoor amenities from the above
list during the site plan approval process. The applicant has not requested any modifications
from this section.

SEC. 2-501. J. Landscape Requirements Landscaping shall be provided for all multifamily
and all permitted nonresidential uses in the A district in accordance with the requirements set
out in 1A-200, Landscape Requirements; provided however, that the minimum area required
to be landscaped in multifamily developments shall be all open space areas with the exception
of areas where outdoor amenities are located.

Staff Comment: The proposed concept plan shows that the development will meet the required
landscaping requirements.

SEC. 2-501. K. Off-street Parking Requirements A total of two (2) off-street parking spaces
shall be provided on the lot for each dwelling unit. A minimum of three (3) parking spaces shall
be provided for each unit with three (3) or more bedrooms. A minimum of fifty (50) percent of
required parking spaces shall be covered spaces provided either in an enclosed garage, a
multilevel garage or under a carport. Parking structures shall provide the same exterior
masonry as set out above for main buildings. Off-street parking shall be provided in accordance
with the requirements set out in 2-403 and 2-404. In no case shall parking be provided between
any building and any public street, nor shall parking be permitted in any front or exterior side
setback.

Applicant Comment: The applicant revised the concept plan and is now able to meet the
parking requirements of two off-street parking spaces for each dwelling unit. With 240 dwelling
units, the revised concept plan now provides 480 parking spaces.

Staff Comment: The applicant is not requesting any modifications from this section.

SEC. 2-501. L. Projections of architectural features. Cornices, eaves, chimneys, bay
windows, balconies, canopies and fire escapes may project three (3) feet into any required
yard, provided that such feature does not occupy more than one third ('4) of the length of the
building wall on which it is located.

Staff Comment: The applicant is not requesting any modification from this section.
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SEC. 2-501. M. Accessory structures. Accessory structures shall be regulated in accordance
with the requirements set out in 2-600.

Staff Comment: The applicant is not requesting any modification from this section.

SEC. 2-501. N. Refuse containers. Refuse containers, compactors and similar facilities shall
be located a minimum of one hundred (100) feet from any property line abutting an AG, R or D
district. All refuse containers shall be enclosed as required in the City of Mesquite Engineering
Design Manual.

Applicant Comment: The applicant removed two of the three refuse containers that were
located within 100 feet of a residential district. A centralized compactor will be located on-site
in lieu of some of the dumpster enclosures, except for one.

SEC. 2-501. O. Traffic Impact Analysis. The proposed construction of 50 or more multifamily
dwelling units, whether a new development or expansion of an existing development, shall
require a traffic impact analysis. The traffic impact analysis shall include an analysis of
pedestrian facilities serving the site.

Staff Comments: The applicant provided an initial traffic impact memo (Attachment 7). While
adequate for zoning review, Traffic Engineering will require a more detailed Traffic Impact
Analysis (TIA) prior to approval of the site plan. Based on the applicant’s preliminary report,
with 240 units, the apartments are expected to generate 96 total trips in the AM peak hour and
122 trips in the PM peak hour on Range Drive. It is expected that 70% of the trips leaving the
complex will go toward Range Drive and Belt Line Road. Based on the preliminary report
provided by the applicant, it is not expected that the proposed development to adversely impact
the service level of the intersections of N. Galloway Ave and Range Drive and Range Drive
and N. Belt Line Road.

SEC. 2-501. P. School Impact Analysis. All requests for rezoning for any development that
includes 25 or more multifamily dwelling units, whether a new development or expansion of an
existing development, shall require an analysis of the expected impact on the public school
system. The school impact analysis shall be submitted to the Director of Planning and
Development Services and the applicable school district no less than seven days prior to
consideration of the zoning request by the Planning and Zoning Commission.

Staff Comments: The applicant provided a letter (Attachment 8) estimating that 41 students
(21 elementary, 11 middle school and 9 high school) from the new development would be
added to the Mesquite ISD (MISD) system. The proposed development is in the Tisinger
Elementary School, Wilkinson Middle School and Mesquite High School attendance zone. A
copy of the school impact letter was provided MISD. As of April 6, 2023, MISD has not provided
any comments.
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CONCLUSIONS
ANALYSIS

The proposed planned development supports the Comprehensive Plan’s implementation
strategy for Housing and Neighborhoods to provide a variety of housing types and densities
and meets the spirit of the Mesquite Zoning Ordinance. While the subject property has a future
land use designation of Medium Density Residential, a majority of the property (9.11 acres) has
been zoned for multifamily since 1982 as Planned Development — Multifamily until 2010 when
it was rezoned to Traditional Neighborhood Mixed Residential, which allows apartments. So
changing the zoning to PD — Multifamily is not a major change in what was expected for the
property since it was zoned multifamily in 1982. The undeveloped tract has a number of
challenges due to the floodplain and drainage. It is staff's opinion that the proposed
development offers the best opportunity to feasibly develop the property without negatively
impacting the surrounding properties. As a PD, the Planning and Zoning Commission has the
authority to add any changes/stipulations to the development should they wish to recommend
approval of the request.

RECOMMENDATIONS

Staff recommends approval of the zoning change to PD — Multifamily with Exhibit A (Legal
Description), Exhibit B (Development Standards), and Exhibit C (Concept Plan).

PUBLIC NOTICE

Staff mailed notices to all property owners within 200 feet of the subject property and a courtesy
notice to all property owners within 400 feet of the subject property. As of May 18, 2023, Staff
has received one public notice and one courtesy notice returned in opposition to the request.

ATTACHMENTS

Aerial Map

Public Notification Map

Zoning Map

Future Land Use Map

Site Pictures

Applicant’s Letter of Intent

TIA Preliminary Report

School Impact Letter

9. Legal Description (Exhibit A)

10. Development Standards (Exhibit B)
11.Revised Concept Plan (Exhibit C)
12.Building Rendering

13.Floor Plan

14.Building Elevations

15. lllustrative Site Plan

16.Building Renderings

17.Public Notice Response

® NGOk WDN -~
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ATTACHMENT 1 - AERIAL MAP

Request: Rezone to Planned Development - Multifamily
to allow a 240-unit multifamily development

Applicant: Horrocks Engineers on behalf of Legend
Helu Development

Location: 1400 and 1609 Range Drive

Area of Request
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ATTACHMENT 2 — PUBLIC NOTIFICATION MAP

Notification Map

Request: Rezone to Planned Development - Multifamily Legend
to allow a 240-unit multifamily development B = of Recuest
Applicant: Horrocks Engineers on behalf of ] Niotifed Properties
5 Helu Development 2 Courtesy Motified Properties
Location: 1400 and 1609 Range Drive
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ATTACHMENT 3 — ZONING MAP

Legend
) #reaorRequest || LGHT COMMERCIAL I rownHOMES

cvic [ MULTIFAMILY RESIDENTIAL | | TRADITIONAL NEIGHBORHOOD MIXED RESIDENTIAL
B covmercial [ seErvICE STATION [ | TRUMAN HEIGHTS RESIDENTIAL

GENERALRETAIL | SINGLE FAMILY RESIDENTIAL
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Future Land Use Map

Legend N
Area of Request [ High Density Residential w#{
Truman Heights Special Planning Area Meighborhood Retail 3
Low Density Residential [ Pusliysemi-Public
Medium Density Residential
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(D Horrocks.

February 18, 2023

SUBIJECT: Hidden Range Willows - Statement of Purpose and Intent (Page 3 Responses to Planned
Development Application)

The following are responses to Page 3 of the Planned Development Application

1. Description of Proposed Uses - The Intent of the project is to construct a high-end multi-family
property. The proposed use is only multi-family, including five types of two- and three-story buildings
with breezeway access. All buildings are a mixture of one- and two-bedroom units. Amenities will
include a clubhouse complex of approximately 3,000 SF, including a fitness room, business center, media
room, club room, recreation room and package delivery room. Adjacent to the clubhouse are a pool and
hot tub. The site will have mail kiosk(s), an cutdoor pavilion with BBQ pits, a playground, dog park,
pickleball court, yard game area and open space within the developed area and a large drainage area to
the southwest (fire pit, open areas uses, etc., as applicable). One maintenance building is located on the
site; trach enclosures are located throughout the site.

2. Existing and Proposed Zoning and Land Use: Existing zoning is Traditional Mixed Neighborhood
Residential (TMNR) and Single Family Residential {R-3) currently on two separate properties. The
proposed zoning is a Planned Development with a base A-3 Multifamily use (dense, and greater than
twenty-five dwelling units). Land use is currently undeveloped property/single family residence, and the
proposed land use is Multifamily.

3. Active Businesses: The larger property (9+ acres) has not ever been developed. The smaller property
(appx. Two acres) has one single family home on the site. There are no active businesses on either site.

4. Potential Residential Density: The proposed density is up to 240 units. There are eight apartment
buildings, a clubhouse and a maintenance shed. There are 144 one-bedroom and ninety-six two-
bedroom units, with each bedroom size in all buildings. According to the Multi-Family code, five of the
buildings, within two hundred feet of a single-family residential district, are two story buildings. The
other two buildings, outside of the 200-foot limit, are three story, with two L-shaped buildings and one
rectangular building.

5. Compliance with the Mesquite Comprehensive Plan: The future land use plan calls for medium
density residential. In the existing condition, there are higher density, much older apartments adjacent
to the subject property to the northwest and southwest. To the southeast and just northwest of the
subject property area, the plan calls for commercial uses. We propose several items that will mimic the
ideas presented in the plan.

a. The proposed site layout will provide a significantly lower density multi-family development
per acre immediately adjacent to the very high density and older apartment complexes.

b. The compliance with the zoning code explained in (4) above, regarding the 200-foot, two-
story limit, complies to the restriction near the adjacent patio homes. The three-story units are
outside the 200-foot limit. Thus, the layout creates a step-down effect next to the less dense
single-family area.
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L

c. Existing Mature/Mitigated/Landscaping Trees and vegetation with screen walls will also
contribute to the goal of this planned development to function as a medium density
environment separated from other existing medium density uses to the northeast.

d. The building elevations indicate intricate color patterns and unique facade and roof
placement, using stone, wood panels and flat panels. As a result, the proposed project is a true
upscale design that adds more dwelling units that market research indicates are necessary in
this established general area of more dense, old single family patio homes and several aging
multi-family projects. Decorative fagcade and general building element items unique to the City
will create an inviting entrance environment that is guite different than the surrounding
apartments. We will site a similarly designed clubhouse near the entrance off Range Drive.

e. The use of the natural area as open space, especially near to the front of the property will give
this property the look of a medium density space directly off Range Drive.

Robert D. Leonhard, P.E., MBA
LD Director — Texas Region, Horrocks
P: 210-477-1921 | E: rob.leonhard@horrocks.com
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Subject propert aln Range Dr., facng northwest
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ATTACHMENT 7 — PRELIMINARY TIA

@ Horrocks.

MEMORANDUM

TO: Rob Leonhard

FROM: Aron Baker, PE

DATE: February 16, 2023

SUBIJECT: 1400 Range Drive, Mesquite Texas Traffic Impact Analysis

The purpose of this memo is to address the potential traffic impacts of 240 multifamily units being
proposed at 1400 Range Drive in Mesquite, Texas. In Mesquite, a traffic impact analysis is required when
the proposed development meets all of these criteria:

e 1,000 trips per average weekday (ADT);

s 100 directional trips during the peak hour of either the traffic generator or the adjacent
roadway; or,

+ Redevelopment, rezoning, additions, or changes of occupancy that are expected to increase trip
generation by 20% or greater over existing conditions.

The proposed development on Range Drive is expected to generate 1,618 trips in a weekday, and 122
trips in PM peak hour, which meets the requirements for a traffic impact analysis. This memo will detail
the number of trips that will be generated by the development, evaluate the project accesses, review
traffic impacts to the adjacent intersections, and provide any recommendations to mitigate potential
impacts in the area.

Figure 1 shows the location of the proposed development. The two accesses to the development will be
on Range Drive, which intersects with Galloway Avenue on the southwest, and with Belt Line Road on
the northeast.

om
suite 101, St Gearge, UT 84770
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L

Figure 1: Location of Proposed Development
There are 240 apartment units proposed on 8.9 acres. The accesses to the project are planned on Range
Drive. Range Drive is a Collector road according to the Mesquite Comprehensive Plan. For a Collector,
the Mesquite Engineering Design Manual, 2019 requires at least 75 feet between driveways that are
offset and 100 feet between full accesses.

The eastern access to the project aligns with the western-most access to Speedy’s Tire and Muffler. The
western access is 165 feet from the eastern access, which meets the access management standards.

Figure 2 shows the site plan for the proposed development.
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Figure 2: Proposed Site Plan

With 240 units, the apartments are expected to generate 96 total trips in the AM peak hour and 122
trips in the PM peak hour. Table 1 shows the total generated trips in and out of the development for the
AM and PM peak hours as well as for a weekday.

Table 1: ITE Trip Generation

ITE Land Use

220; Multifamily Housing (Low-Rise)
Total

The Texas Department of Transportation (TxDOT) provides data for average daily counts in the study
area. Based on the daily traffic shown in Figure 3, it is estimated that approximately 70 percent of the
traffic from the proposed development will turn left out of the development onto Range Drive and make

Planning and Zoning Division
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its way to the intersection of Range Drive and Belt Line Road. The other 30 percent will travel to and
from the intersection of Galloway Avenue and Range Drive.

13387 e 5

Figure 3-2019 Daily Traffic Counts from TPP District Traffic Web Viewer

With 70 percent of the proposed development traffic traveling to and from the intersection of Belt Line
Road and Range Drive, it is expected that 67 trips will be added to the intersection in the AM peak hour,
and 85 trips will be added in the PM peak hour.

With 30 percent of the proposed development traffic traveling to and from the intersection of Galloway
Avenue and Range Drive, it is expected that 29 trips will be added to the intersection in the AM peak
hour, and 37 trips will be added in the PM peak hour.

Current crash data in the area were reported from the TxDOT Crash Records Information System (CRIS)
Query. The crash data includes crashes from the last 5 years, from 2018 to 2022, inclusive. Figure 4
shows a map of the crash locations surrounding the proposed development site by type of crash. None
of the reported crashes occurred on Range Drive where the access to the development is proposed.

Planning and Zoning Division
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L

Figure 4: Crash Locations and Types 2018-2022

There are no crash trends in this area that are a cause for concern in adding additional traffic to Range
Drive.

SUMMARY:

The 240 units proposed on Range Drive are expected to generate 122 trips in the PM peak hour, which is
expected to increase the traffic at the intersection of Range Drive and Galloway Avenue by 37 trips and
at the intersection of Range Drive and Belt Line Road by 85 trips. The project access on Range Drive is
expected to meet the required access management guidelines. There have not been any crashes on
Range Drive in the last five years to warrant mitigation. Additional traffic in this area is not expected to
have heavy impacts on the surrounding roadways or intersections. As more development occurs on
Range Drive in the future, the intersections of Range Drive and Galloway Avenue and Range Drive and
Belt Line Road may need to be evaluated for improvements.

Planning and Zoning Division
Prepared by Garrett Langford Page 24 of 40



File No.: Z0223-0291
Zoning Change

ATTACHMENT 8 — SCHOOL IMPACT LETTER

(D Horrocks.

February 17, 2023

Garrett Langford, Manager of Planning and Zoning
Planning and Zoning

1515 N Galloway Ave

Mesquite, TX 75149

SUBJECT: School Impact Analysis
1400 Range Drive PD Application PAM0422-0701

Dear Mr. Langford,

A 240-unit multi-family apartment project is proposed for 1400 Range Drive in the City of Mesquite. As
part of the PD application reference above, it is our understanding that a School Impact Analysis is
required. The analysis estimates that the following additional number of students may be expected to
enroll in the appropriately assigned schools:

Estimated 240 Units Estimated

Assigned School* Enroliment** Additional Enrollment % Increase
Tisinger Elementary 644 21 3.3%
Wilkinson Middle 806 11 1.4%
Mesquite High 2,571 9 0.4%

*School assignments per Greatschools.org
**Estimated Enrollment from USANews.com

The following methodology was utilized to estimate the additional enroliment to each School based on
the proposed development:

1. Determined the proposed mix of 1-bedroom vs 2-bedroom apartment units. From the
Development plans, of the 240 proposed units, 144 will be one-bedroom apartments, and the
remaining 96 units will be two-bedroom apartments. It is assumed that only the 2-bedroom
apartments will yield school enrollees.

2. Determined the estimated rates of enrollment based on the proposed number of one and two-
bedroom apartments. Estimated student generation rates were taken from the Montgomery
County School District in Maryland for the 2018/2019 school year, which rates were adjusted to
appropriately reflect the number of grades per school. The adjusted rates are:

Elementary 0.212 Students / Unit
Middle 0.112 Students / Unit
High 0.084 Students / Unit

3. Applied the rates to the number of qualifying units to estimate the additional enrollment by
school. One-bedroom apartments were excluded from the calculation, and the remaining units
were calculated based on the above rates,

5-2520 | Horrocks.com
fesl Navigator Drive, Suite 210, Menidian, 1D B3642

es
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It is my opinion that the above approach is a reasonable way to estimate the impacts of the proposed
development on enrollment to the schools students will be assigned to attend.

Feel free to contact me with any questions regarding the analysis presented herein.

Sincerely,

Scott Duffin
Land Development Director, Horrocks
P: 986-226-5729 | E: scottd@horrocks.com
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ATTACHMENT 9 - LEGAL DESCRIPTION (EXHIBIT A)

Exhibit A — 1400 Range Drive
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Exhibit A — 1609 Range Drive

EXHIBIT “A”
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THENCE South 45°00'00" West, a

BEING a 1.814 acre tract of land situated in the McKinney & Williams Survey, Abstract No. 1028, Dallas County,
Texas, and being all that certain tract of land conveyed to the O.C. Handy, Jr. 1991 Revocable Management Trust by
deed recorded in Volume 91220, Page 0010, Deed Records, Dallas County, Texas (D.R.D.C.T.):

BEGINNING at a 1/2 inch iron rod found in the northwest right-of-way line of Range Drive (a 60" wide right-of-
way), said iron rod being the eastern most corner of a tract of land conveyed to Sigma Builders, Ltd. by deed
recorded in Volume 97247, Page 4391 (D.R.D.C.T.);

THENCE North 44°53'38" West, along the northeast line of said Sigma Builders tract, a distance of 291.97 feet to a
point in the southeast line of an 18-foot alley;

THENCE South 45°00'00" West, along said southeast alley line, a distance of 231.41 feet to the beginning of a curve
to the right having a radius of 40.00 feet and a central angle of 89°56'29";

THENCE along said curve to the right a distance of 62,79 feet to a point in the southwest line of an 18foot alley;

THENCE South 45°09'43" Fast, along said southwest alley line, a distance of 252.12 feet to a point in the said
northeast line of Range Drive;

long the said northeast line of Range Drive, a distance of 272,31 feet to the
POINT OF BEGINNING and containing 79,031 square feet or 1.814 acres of land more or less.
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PLANNED DEVELOPMENT STANDARDS Z20223-0291

This Planned Development Multifamily (PD-MF) must adhere to all conditions of the
Mesquite Code of Ordinances, including but not limited to the Mesquite Zoning
Ordinance, as amended, and adopts A-3 base district standards consistent with the
Concept Plan attached hereto and incorporated herein as Exhibit C and the standards
identified below, which apply to this PD-MF district. Where these regulations conflict with
or overlap another ordinance, this PD ordinance will control.

1. Permitted Land Uses. The permitted uses on the Property include the permitted
uses in the Multifamily (“A”) as set out in the Mesquite Zoning Ordinance (MZO),
and those permitted uses on the Property are subject to the same requirements as
set out in the MZO.

a. The permitted uses requiring a conditional use permit (“CUP”) as set out in
the Mesquite Zoning Ordinance (MZO), also require a CUP for the use to
be permitted on the Property.

2. Development Standards. In addition to the requirements of the A base zoning
district, the Planned Development is subject to the following.

a. The site plan shall comply with the Concept Plan as shown in Exhibit C.
Deviations from the Concept Plan (such as building placement) may be
permitted in order to comply with the Mesquite Engineering Design Manual,
adopted Building and Fire Codes, as amended, provided that the
development complies with all requirements of this ordinance.

b. Dwelling Unit Number and Type
i. 240 dwelling units are permitted, consisting of the following:
1. 144 one-bedroom units

2. 96 two-bedroom units

ii. Each dwelling shall provide the Basic facilities as listed in Section 2-
501.E.5 of the MZO.

c. Parking

i. Off-street parking may be located between the building and a public
street, as shown on Exhibit C.

ii. Off-street parking shall be provided at a ratio of 2 parking spaces per
dwelling unit.

Planning and Zoning Division
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d. Open Space

i. Open space shall be provided as shown on Exhibit C. The trail shown
on the concept plan shall include at least two doggie waste stations
and two benches.

e. Outdoor Amenities

i. The outdoor amenities shall be provided as shown in Exhibit C;
however, the Director of Planning and Development Services may
approve other amenities in lieu of what is shown on the Concept Plan

Planning and Zoning Division
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ATTACHMENT 11 — REVISED CONCEPT PLAN (EXHIBIT C)
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ATTACHMENT 11 — PREVIOUS CONCEPT PLAN
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ATTACHMENT 14 - ILLUSTRATIVE SITE PLAN
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ATTACHMENT 15 — BUILDING RENDERINGS
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he image to the right

exnibitstheoverallintentin
material camposition, Ina
similar way, Lthe rendering
above showcases the
distribution of materials
and how they differ
between two different
building types.

Planning and Zoning Division
Prepared by Garrett Langford

ATTACHMENT 15 — BUILDING RENDERINGS

ILLUSTRATIVE PURPOSES ONLY

S

dhHELU

CURRENT RENDERIMNGS

HELU - MESQUITE - TX

2033 AR D4

Page 37 of 40



File No.: Z0223-0291
Zoning Change

ATTACHMENT 15 — BUILDING RENDERINGS
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ATTACHMENT 16 — PUBLIC NOTICE RESPONSE

MESQUITE

E X A S
Real. Texas. Service.

~ CITY OF MESQUITE
PLANNING ZONING COMMISSION
NOTICE OF PUBLIC HEARING

LOCATION: 1400 and 1609 Range Drive

(See attached map for reference)
FILE NUMBER: Z70223-0291
APPLICANT: Horrocks Engineers, on behalf of Helu Development
REQUEST: From: Traditional Neighborhood Mixed Residential and R-3, Single Family

To: Planned Development — Multifamily

A public hearing will be held to consider a zoning change from Traditional Neighborhood Mixed Residential and R-3, Single Family
to Planned Development — Multifamily to allow a 240-unit multifamily development with modifications to the development standards.
Additional information about the request is available online at www.cityofmesquite.com/zoningcases.

A list of permitted uses for each zoning district is available on the City’s website at www.citvofmesquite.com/1258/Zoning-
Ordinance. Please note that the City Council may approve a different zoning district than the one requested, except that the different
district may not (1) have a maximum structure height or density that is higher than the one requested; or (2) be nonresidential when
the one requested is for a residential use or vice versa.

LEGAL DESCRIPTION
Range Drive, Block 1, Lot 4 and Tract 6 (1.8115 acres) in the McKinney and Williams Survey, Abstract No. 1028
PUBLIC HEARINGS

The Planning and Zoning Commission will hold a public hearing on this request at 7:00 p.m. on Monday, April 10, 2023, located at
757 N. Galloway Ave.

The City Council will hold a public hearing on this request at 7:00 p.m. on Monday, May 1, 2023, located at 757 N. Galloway Ave.
Questions may be directed to the Planning Division at (972) 216-6343 or glangford@cityofmesquite.com.

REPLY FORM

State law requires that cities notify all property owners within 200 feet of any proposed zoning change. For this reason, we are sending you this
notice. As a property owner within 200 feet of the property, you are urged to give your opinion on the request by attending the public hearing or by
completing the form below or both. Your written reply is important and will be considered by the Commission and the Council. The reply form
(below) is provided to express your opinion on this matter. The form should be returned to the Planning Division by 5 p.m. on April 5, 2023, to be
included in the Planning and Zoning Commission packet and, by April 14, 2023, be included in the City Council packet. All notices received after
the listed dates will still be accepted and presented to Commission/Council, but will not be included in meeting packets.

(Complete and return)
Do not write on the reverse side of this form.
By signing the form, [ declare I am the owner or ~—*===i==" ===t ~Fthn monmacts ot tha addrass written below.

Zoning Case: 70223-0291 % Ms. Jodi L. Hacker
1524 Liberty Lane

ﬂ Mesquite, TX 75149

Name:(required)

I am in favor of this request Address of
\l\ Noticed Property:
I am opposed to this request Owner Si :
Al

Reasons (optional):

e U-322,

Please respond by returning to:

Planning and Zoning Division
Prepared by Garrett Langford

PLANNING DIVISION
GARRETT LANGFORD
CITY OF MESQUITE

PO BOX 850137
MESQUITE TX 75185-0137
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File No.: 20223-0291
Zoning Change

MESQUITE
T E X & 5§
Real. Teras. Seivice

CITY OF MESQUITE
PLANNING AND ZONING COMMISSION
COURTESY NOTICE OF PUBLIC HEARING

LOCATION: 1400 and 160% Range Drive
(See attached map for reference)
FILE NUMBER: Z0223-029]
APPLICANT: Horrocks Engineers, on behalf of Helu Development
REQUEST: From: Traditional Neighhorhood Mixed Residential and R-1, Single Family
Ta: Planned Development — Multifamily
A public bearing will be held to consider a zoning change from Traditional Neighborbood Mixed Residential and R-3, Single Family
I Flanned Development — Multifamily to allow a 240-unit multifamity development with modifications 1o the development standards,
Additional information ahou the request is availeble online ar www citvolimesoyite oo soninpcses.

A list of permitied uses for each zoning district is available on the City's website at www.¢ tyafmesquite.comy/ | 2500 oning-
O rdinance. Please note that the City Coungil may dpprove u different zoning district than the one requested, except that the different

district may not (1) have a mazimum structure height or density that is higher than the one requasted; or {2} be nonresidential when
the one requested is for 8 residential use or vice vemsa,

ES ON
Ringe Dirive, Block 1, Lot 4 and Tract 6 (18115 scres) in the Mebinney und Willkams Survey, Abstract No, 1028

PUBLIC HEARINGS

The Plunning and Zoning Commission will kold a public hearing on this request ot 7-00 p.m. on Monday, April 16, 2023, located at
T5T N, Gallowiy Ave.

The City Council will bold a public hearing on this request at 7:00 p.m. on Monday, May 1, 2023, located ot 757 N. Galloway Ave
Questions may be directed to the Flanning Divigion at (972) 216-6343 or glasiplordfiicitvefmesguiie. cone,

State law roquires that citics notify all property owners within 200 feet of any proposed zunimg change. This courtesy notice is for property owners
greater than 200 feet, up 1o 400 fest from the preposed zoning change. For this reasan, we are: sending you thas courtesy notice, As a property owner
withisi the courtesy notice area, you are invited 1o provide comments on the request by attending the pubic hearing or by completing the form below
or boih. The reply form (below) & provided to express your opinicn on this matter. The form shild be seturned 1o the Planning Chivision by § pn.
om April 5, 2023, 10 be included & the Planning and Foning Commission packet and by April 14, 2023, be inchsded in the City Council packet, ARl
notices received after the listed dates will still be acepied and preserted 1o Commission/Council, but will pot be inclided in mectng packets.

 (Complete and retum)

ErsE i
By signing the farm, Vdeclare 1 am the owner o authorized agent of the property at the address writicn below,

Zoning Case: ZH123-0291 Tmciwgeired) 1 Jp8Y  THeMAS

Dam jn favor of this request Address of —
Notioed Property:

I am pppoged to this request |~ Crmer Signnture; : 4 — s S— __ Dlein: # E? f_'BI 1

Reasons (optional): _INFRACTRuUr TugE (J&M_R%M;_MP_LM. Ea_
Aib  THAT ExTEA TRAFEIZ . CoNCERNED  Fal My
PRaFPERTY VALVE DiminNISHING \IITH A MULTI EAMILY NEARBY

s aze respond by retuming o FLANNING DIVISION
<ECEIVED S
& T TR
1n M2 MESQLITE TX 75850137 E
|\ r E
 TOMING R =D
ANt sive &
v |‘!|P In '3
PLANNI | _JNING
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