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Section 1: Introduction
This Master Zoning Plan (MZP) is a required component of the documentation necessary for development in a Mixed-Use Zoning District. The provisions for the preparation
of this Plan are found under Title 20, Chapter 20.04, Section IV, which states: “For any use authorized in a Mixed-Use District (RMU, GMU, and IMU), a master zoning plan shall
be required….” It is intended that the property that is the subject of this MZP be zoned as a General Mixed-Use District in coordination with the Land Study for the District
(submitted concurrently) and to be subject to the requirements established herein.

1.1

Scope
The scope of this document is to describe the purpose, characteristics, components, and timing of the proposed mix of land use within the District. The District
contemplated under this MZP is intended to develop into a unified, comprehensively planned community that conforms with, enhances and furthers the City’s
adopted Comprehensive Plan and Smart Growth Objectives.

1.2

Purpose and Intent
The purposes of this Master Zoning Plan are to provide details about the proposed land use and proposed structures to convey compatibility within the District
and with adjacent properties. Some of the objectives of this development are to accomplish the following:









Coordinate appropriate transportation corridors with specific land use patterns;
Interconnect open space and parks within the GMU district via pedestrian and bicycle pathways;
Provide for neighborhoods that are compact and pedestrian-friendly;
Provide for streets that disperse and reduce the length of vehicular trips;
Provide for a range of open spaces including pocket parks, squares and playgrounds distributed throughout a GMU district;
Provide for street designs that reinforce safety;
Provide for dual use park-pond opportunities; and
Allow for the use of drainageways for open space amenities.

In some instances alternative design standards are warranted and are found in the Land Study submitted concurrently with this document.
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1.3

General Guidelines
The Master Zoning Plan establishes the desired development form for this District. The components of this development form are buildings, streets, and spaces; the
distribution of which is governed by this Master Zoning Plan and also described in the Amended Land Study. These documents provide standards for the distribution,
placement and appearance of forms, linkages, and spaces within the District.
It is not the intent of these Guidelines to mandate or imply that a design reference to each item be included in each submittal; rather that when there is a practical
opportunity for an item to be included as part of the development plan such item shall be considered.

1.3.1

The District
The intent of the design and function of the District as a whole is as follows:













1.3.2

Development intensity generally increases toward mixed-use area(s) and generally
adjusts as appropriate to integrate with adjacent development.
The District and its Subdistricts and Neighborhoods are structured with respect to
walkability and minimization of pedestrian/vehicular conflicts wherever practicable.
The District is organized as a community incorporating mixed-use areas (“Neighborhood
Centers”, “Town Centers”) serving, pedestrian-friendly neighborhoods.
The District supports pedestrian and bicycle systems and is agreeable to a framework of
future transit.
Civic, institutional and commercial activity is integrated with residential areas.
A range of open space types, such as trails, parks, squares, plazas and playgrounds are
distributed within and throughout the District.
Various land uses, housing types and densities are distributed throughout the District.

Commercial uses provide for the needs of the neighborhood.

The Subdistrict
The intent of the design and function of the Subdistricts that comprise the District is as follows:
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Subdistricts are regulated as to development type, character, and intensity.
Appropriate building densities and land uses are provided within walking distance of transit stops in coordination with transit providers.
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The Neighborhoods
Neighborhoods are distinct areas where the residents and/or non-residential uses share a school, park, or community business center generally within
walking distance of the homes or businesses; architecture; or other features; and/or having boundaries that may include roadways or natural features.
The neighborhood character is deemed to be the prevailing character of the streets, structures, and open spaces. The intent of the general design
and function of the Neighborhoods within the Subdistricts is as follows:



Neighborhoods are compact, pedestrian-friendly, and composed of diverse housing types.
There is opportunity to obtain goods and services and enjoy social interaction and recreation within walking distance of most dwellings.
A one-quarter mile radius shall determine the approximate boundary and center of a Neighborhood.
The classic model of a “Neighborhood Unit” is shown for illustrative purposes only.



The relevant points are as described above.





1.3.4

Buildings and Open Spaces
The intent of buildings and open spaces within a Neighborhood is as follows:









Well-configured squares, plazas, greens, streets, preserves, greenbelts, and parks
are devoted to the collective social activity, recreation, and visual enjoyment of the
Neighborhood.
Buildings and landscaping contribute to the physical definition of streets as public
places.
Public gathering spaces are provided in a manner that reinforces community identity.
Principal buildings and facades, where possible, relate to and are oriented toward
the street to encourage a neighborhood-friendly environment.
Buildings, open spaces, and other features act as landmarks, symbols, and focal
points.

Prototypical “Neighborhood Unit” (Clarence Perry, 1929)
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1.3.5

Circulation
The intent of the design and function of the circulation systems is as follows:




Transportation corridors are planned and reserved in coordination with proposed land use patterns.
Natural or man-made green corridors and open space areas are used to define and connect Neighborhoods to other facilities within the District.
The street network oﬀers multiple travel choices.

Structures and landscaping work together to frame views and define streets.
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Section 2: Master Land Use Plan
The Master Zoning Plan for the District shall be as described herein and as depicted on the Master Land Use Plan. Key components of the Master Land Use Plan are described
below.

2.1

Development Context
The District is bounded by the Franklin Mountains State Park to the west, US 54 and vacant land to the east, the EPECO power plant and El Paso natural gas facility and
vacant land to the north, and single-family residential development to the south. The District is currently zoned as R-F (Ranch & Farm), M-2 (Heavy Manufacturing),
and PMD (Planned Mountain Development) Districts, and is planned for residential and supporting non-residential and civic land uses.

2.2

Topography
The land comprising the District slopes gently downhill at an approximate 2% gradient eastward from the Franklin Mountains.

2.3

Proposed Land Use Types
Each of the following proposed land use types are shown distributed throughout the Master Land Use Plan and are described in Section 3.

2.3.1

Open Space
Open space that has been set aside to provide for site drainage and for the recreational needs of the community.

2.3.2

Community Uses
Community uses, including schools, public safety uses, governmental uses, and bus terminals.

2.3.3

Low Density Residential 3.5
Low Density Residential 3.5, consisting primarily of single-family detached dwellings and two-family dwellings composing an average density of no greater
than 3.5 dwelling units per gross acre (du/ac).

August 12, 2008 (Approved)
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2.3.4

Low Density Residential 5.5
Low Density Residential 5.5, consisting primarily of single-family detached dwellings, two-and four-family dwellings and townhouses composing an average
density of no greater than 5.5 du/ac.

2.3.5

Medium Density Residential 7.2
Medium Density Residential 7.2, consisting primarily of multifamily dwellings, with single-family detached dwellings, two- and four-family dwellings and
townhouses composing an average density of no greater than 7.2 du/ac.

2.3.6

Medium Density Residential 12.0
Medium Density Residential 12.0, consisting primarily of multifamily dwellings, with two- and four-family dwellings, townhouses and apartments
composing an average density of no greater than 12.0 du/ac.

2.3.7

Mixed-Use Low Intensity
Mixed-Use Low Intensity, consisting of neighborhood-serving retail and/or commercial uses and/or multi-family dwellings.

2.3.8

Mixed-Use High Intensity
Mixed-Use High Intensity, consisting of community-serving retail and/or commercial uses and multi-family dwellings.

2.3.9

Regional Retail
Regional Retail, consisting of a high concentration of retail, commercial and entertainment opportunities serving the Northeast El Paso region.

2.4

Development Intensity
2.4.1

Organization
The development is organized as a community consisting of neighborhood centers and town centers serving pedestrian-friendly neighborhoods.
Mixed-use, town center development is used to anchor residential areas and to provide goods and services within walking distance of housing.
Single use commercial areas may be used in coordination with mixed-use development.
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Intensity
Development intensity generally increases toward neighborhood centers and town centers and generally decreases toward the perimeter of the
development thus providing for a gradient of lessening development from mixed-use and non-residential core areas.

2.4.3

Distribution
Land uses, housing types and densities are distributed throughout the development.
Neighborhood commercial nodes provide for the ordinary needs of daily living of the
residents of the adjacent neighborhoods.

2.5.4

Densities
Densities are capable of supporting mixed-use development. Per the recommendation of
The Plan for El Paso, Low Density Residential shall contain less than seven dwelling units per
acre (du/ac), Medium Density Residential shall contain 7.1-20 du/ac, High Density Residential
shall contain greater than twenty du/ac. This Master Land Use Plan shows four categories
of residential development intensity each expressed as an average density and a range of
housing types.

2.4.5

Walkability
Neighborhoods are arranged to support walkability and to minimize pedestrian/vehicular
conflicts wherever practicable. The Plan for El Paso encourages residential development to be
located within “walking distance” (one-quarter mile) of retail and service centers, community
facilities, medical facilities, and/or transportation facilities. Companion maps to the Master
Land Use Plan show lines delimiting the area within one-quarter mile of the proposed retail,
commercial and community facilities. (See Appendices ‘B’ and ‘C’.)

2.4.6

Mixed-use neighborhoods promote walkability.

Town Centers
Town Centers are located so as not to be isolated from the perimeter of the development and from the City; so as to increase the support of the region
by providing access to more people; and to discourage oﬀsite traﬃc from passing through residential neighborhoods. (See Appendix ‘A’.)
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2.5

Specific Land Use Provisions
2.5.1

Access
Residential neighborhoods are located so as to have access to goods and services, provide for a variety of dwelling types, and call for densities appropriate
to the needs of the neighborhood and community retail that serve them.

2.5.2

Open Space
Open space within the District provides for a pedestrian linkage system, thus uniting rather than dividing the community.

2.5.3

Schools
School sites are well distributed and buﬀered as necessary. Final location of school sites will be coordinated with the El Paso Independent School District
(EPISD) or Socorro Independent School District (SISD) at the appropriate time during the development process.

2.5.4

Coordination
The roadway network is coordinated with land use needs and includes concentric ring roads that capitalize on views westward to the mountains.

2.6

Roadways
Roadways vary depending on the proposed function, anticipated land uses, and anticipated traﬃc load. This District contains a variety of roadway types in anticipation
of demand for a number of housing opportunities, each with distinct access needs. Details and explanatory text in the Land Study for this proposed District (submitted
concurrently) describe the design and supposed function of each roadway not contemplated by the Design Standards for Construction.
In general, Martin Luther King, Jr. Boulevard, McCombs Street and proposed Sean Haggerty Drive are the major north-south thoroughfares. An inner loop and an outer
loop are proposed as well as an east-west thoroughfare (Painted Dunes Avenue) in the center of the development. Various additional thoroughfares connect all corners
of the development. (See Appendix ‘A’.)
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Phasing
Per the Development Agreement, the District is proposed to be developed as three Phase Parcels, within which are twelve development phases. Construction and
development of Phase 1 is expected to begin in 2009, with twelve phases of development expected to be completed by 2020. The Phasing schedule is described below
and is shown graphically on the Phasing Key Map in Appendix ‘D’.

2.7.1

Phase Parcel 1
Phase Parcel 1 is approximately 1,167 net acres (4.94 du/ac) with four development phases.

2.7.1.1

Phase 1 (2009)
Phase 1 (2009) is approximately 301 acres within Subdistricts 14-16, and containing approximately 1,201 du (4.00 du/ac).

2.7.1.2

Phase 2 (2010)
Phase 2 (2010) is approximately 245 acres within Subdistricts 9 and 14, and containing approximately 1,161 du (4.73 du/ac).

2.7.1.3

Phase 3 (2011)
Phase 3 (2011) is approximately 256 acres within Subdistricts 13-15 and 19, and containing approximately 1,229 du (4.80 du/ac).

2.7.1.4

Phase 4 (2012)
Phase 4 (2012) is approximately 364 acres within Subdistricts 4-6, 9, 15 and 19, and containing approximately 2,170 du (5.96 du/ac).

2.7.2

Phase Parcel 2
Phase Parcel 2 is approximately 1,813 net acres (4.30 du/ac) with four development phases.

2.7.2.1

Phase 5 (2013)
Phase 5 (2013) is approximately 442 acres within Subdistricts 4, 8, 12 and 15, and containing approximately 1,903 du (4.30 du/ac).

2.7.2.2

Phase 6 (2014)
Phase 6 (2014) is approximately 491 acres within Subdistricts 3-7 and 15, and containing approximately 2,060 du (4.20 du/ac).
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2.7.2.3

Phase 7 (2015)
Phase 7 (2015) is approximately 418 acres within Subdistricts 2, 4-7, 11, 18 and 19, and containing approximately 1,805 du (4.31 du/ac).

2.7.2.4

Phase 8 (2016)
Phase 8 (2016) is approximately 461 acres within Subdistricts 6, 15 and 18-21, and containing approximately 2,031 du (4.41 du/ac).

2.7.3

Phase Parcel 3
Phase Parcel 3 is approximately 1,856 net acres (3.75 du/ac) with four development phases.

2.7.3.1

Phase 9 (2017)
Phase 9 (2017) is approximately 615 acres within Subdistricts 2-4, 12, 18, 20 and 21, and containing approximately 2,344 du (3.81 du/ac).

2.7.3.2

Phase 10 (2018)
Phase 10 (2018) is approximately 561 acres within Subdistricts 3, 4, 7, 11 and 12, and containing approximately 1,954 du (3.48 du/ac).

2.7.3.3

Phase 11 (2019)
Phase 11 (2019) is approximately 563 acres within Subdistricts 1-3 and 17, and containing approximately 2,132 du (3.79 du/ac).

2.7.3.4

Phase 12 (2020)
Phase 12 (2020) is approximately 117 acres within Subdistricts 1, 2 and 17, and containing approximately 535 du (4.57 du/ac).

The total area of the three Phase Parcels, not including the high school, the golf course and utilities is 4,835 acres containing a maximum of 20,000 units. This equates
to a maximum density of 4.14 du/ac.
The total area for the District per this Master Zoning Plan, which excludes the golf course and the TxDOT drainage easement (i.e., includes the high school site and the
water well sites), is 4,943 acres according to the survey, with an maximum dwelling count of 20,000 units. This equates to a maximum density of 4.05 du/ac.
The total area for the District per the Comprehensive Plan amendment (including the high school, the golf course, utilities and open space) is 5,201 acres, with an
maximum dwelling count of 20,000 units. This equates to a maximum density of 3.85 du/ac.
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Relation to The Plan for El Paso
The Plan for El Paso puts forth Goals and Policies that define the desired form and function of the City: how El Paso looks and how it works. What is created through
development in this District is balanced with what is conserved of the native environment. Land development provides homes, stores, oﬃces and civic buildings to
the citizens of El Paso; land that is not developed provides recreation space, habitat and floodwater conveyance. The appropriate utility of the native environment
is achieved when its functional and aesthetic qualities are maximized in the service of land development needs. The appropriate development form is achieved
when its functional and aesthetic qualities are maximized in the service of human needs. This Master Zoning Plan is in accordance with the goals and policies of
The Plan for El Paso.
This Master Zoning Plan and the Land Study (submitted concurrently) provide specificity to the Goals and Policies of The Plan for El Paso. Primary points of agreement
with these Goals and Policies are as follows:
Environment

Policy: Emphasize infill and higher density developments located in areas served by public transit to reduce dependency on automobiles.

Policy: Allow high-density land uses and cluster developments that protect ecologically sensitive areas.

Reduce dependence on the automobile.
Transportation

Policy: Increase bicycle, pedestrian and transit access in land development ordinances and conceptual plans.
Note: While some right-of-way widths allowed by Title 19 are greater than those suggested by The Plan for El Paso, a goal of this District is to provide a circulation
system whereby the streets are as narrow as possible and no more than four travel lanes.
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Community Facilities
Policy: Expand park acreage and recreational facilities to meet the needs of the expanding population within the community through several methods including,






but not limited to park / ponding facilities.
Public and quasi-public facilities should be located in commercial or oﬃce zoning districts
Facilities should be located on shared sites with other facilities.

Note: This District promotes locating community facilities on shared sites (see Master Land Use Plan) with mixed-use areas.
Land Use & City Form

Goal: Develop a balanced and complete community that contains a mix of land uses and densities, housing types and styles, economic development,
job opportunities, educational opportunities, and outlets for social and cultural expression.

Policy: Community facilities should be equitably distributed to the extent feasible throughout the City.

Goal: Encourage the provision of neighborhood commercial services that are compatible with a neighborhood’s residential character.
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Policy: Promote mixed uses within designated neighborhoods.
Policy: Locate neighborhood commercial centers within walking
distance of residences and on mass transit routes.
Policy: Community facilities should be equitably distributed to
the extent feasible throughout the City.
Policy: Encourage neighborhood amenities that include places for
interaction among residents such as parks, community centers,
schools, commercial areas, churches, and other gathering points
throughout the City.
Low Density Residential is primarily for single family dwellings
ranging up to 7 du/ac.
Medium Density Residential is intended for dwellings ranging
from 7.1-20 du/ac, allowing for a mixture of housing types,
Low-intensity mixed-use is designed to be in harmony with adjacent homes.
including single-family, two-family, and multi-family dwellings.
High Density Residential. is intended for very dense residential
development of 20.1 or more units per acre, allowing for a mixture of housing types and intensity.
Neighborhood Commercial contributes to neighborhood identity. Residential, oﬃce and light commercial uses are considered complementary uses.

El Paso, Texas
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Community Commercial permits miscellaneous commercial land uses serving several neighborhoods within a planning area.
Regional Commercial serves the City and adjacent communities. Such land uses are high traﬃc generators, and are encouraged along major or higher order arterial
streets.

Urban Design

Linking diﬀerent neighborhoods together through a quality spatial experience

Consistency from one neighborhood to the next

Master-planned communities
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Section 3: Property Development Regulations of The Master Zoning Plan
3.1

General
3.1.1

Existing Zoning
The existing zoning for the property is Ranch-Farm (R-F), Heavy Manufacturing (M-2), and Planned Mountain Development (PMD). The existing zoning for
the adjoining land is R-F, M-2 and Light Manufacturing (M-1) to the north; R-F to the east; PMD to the west; and Residential (R-1 and R-3A), Commercial
(C-1 and C-2) to the south.

3.1.2

Proposed Zoning
The proposed zoning for the property is General Mixed-Use (GMU).

3.2

Purpose and Intent
The purpose of the Development regulations for the District is to provide for the housing, educational, recreational, shopping and business needs of the population of
the District and to promote compatible buildings and uses that are appropriate in area, location and overall planning for this purpose. The proposed mix of land uses
supports this purpose by oﬀering a broad range of development possibilities to meet the needs of a variety of market sectors.
It is the intent of these Development regulations to support this purpose, oﬀering development requirements that may be evaluated uniformly over time while at the
same time being flexible enough to change with the needs of the dynamic population of El Paso, all within a physically, socially and economically unified master-planned
community. El Paso’s Smart Growth Objectives will play an important role in meeting this intent.

3.3

Land Use Types, Densities, and Dimensional Standards
3.3.1

The District
The intent of the design and function of the District shall be as described under Section 1.3.1 and regulated by the requirements of this Section.
The distribution of these land use types is shown on the Master Land Use Plan in Appendix ‘A’.
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Proposed Mix of Land Use Types
3.3.1.1.1

Open Space
Open space is distributed throughout the District in a manner intended to unite the community. Homes and
neighborhoods, the more personal parts of the District are linked to gathering places (e.g., schools, parks, retail/
oﬃce); the pedestrian circulation system itself being a space for social interaction as well.

3.3.1.1.2

Schools
3.3.1.1.2.1

Elementary School
Four elementary schools are shown, each in one of the quadrants of the District west of
McCombs Street. The eventual locations of these institutions will be coordinated with the EPISD
or SISD as appropriate. Access to elementary schools shall not be from a major arterial.

3.3.1.1.2.2

Middle School
One middle school site has been reserved. As this is the only middle school planned for the
District it is likely that its location will change based on the desire to best serve the needs of the
students. The eventual location of the middle school will be coordinated with the EPISD. Access
to the middle school shall not be from a major arterial.

3.3.1.1.2.3

High School
One high school site has been reserved. This is the only high school planned for the District,
the eventual location of which will be coordinated with the EPISD. Its location has taken the
following criteria (provided by the EPISD) into account:






street frontage and access;
student capture (two-mile walking distance);
site shape and potential for expansion;
open space buﬀer adjacent to neighborhoods; and
proximity to retail.
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3.3.1.1.3

Low Density Residential 3.5
This residential type includes single-family detached homes and two-family homes, distributed in a manner
that follows the intent of Section 1.3.3 and does not exceed 3.5 dwelling units per gross acre within the acreage
allocated to it within its Subdistrict, as shown on the Master Land Use Plan. Duplexes may be included at the
edges of these areas in order to articulate with adjacent higher-density areas, provided the density maximum
is not exceeded.

3.3.1.1.4

Low Density Residential 5.5
This residential type includes single-family detached homes, two-family homes, and three- and four-family homes,
distributed in a manner that follows the intent of Section 1.3.3 and does not exceed 5.5 dwelling units per gross
acre within the acreage allocated to it within its Subdistrict, as shown on the Master Land Use Plan. Townhouses
may be included at the edges of these areas in order to articulate with adjacent higher-density areas, provided
the density maximum is not
exceeded.

3.3.1.1.5

Medium Density
Residential 7.2
This residential type includes
single-family detached
homes, two-family homes,
three- and four-family
homes, and residential
cluster development,
distributed in a manner
that follows the intent of
Section 1.3.3 and does not
exceed 7.2 dwelling units
per gross acre within the
acreage allocated to it within
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its Subdistrict, as shown on the Master Land Use Plan. Townhouses may be included at the edges of these areas
in order to articulate with adjacent higher-density areas, provided the density maximum is not exceeded. Cluster
development is encouraged.

3.3.1.1.6

Medium Density Residential 12.0
This residential type includes three- and four-family homes, residential cluster development, townhouses, and
apartment buildings, distributed in a manner that follows the intent of Section 1.3.3 and does not exceed 12.0
dwelling units per gross acre within the acreage allocated to it within its Subdistrict, as shown on the Master Land
Use Plan. Two-family homes may be included at the edges of these areas in order to articulate with adjacent
lower-density areas, provided the density maximum is not exceeded. Cluster development is encouraged.

3.3.1.1.7

Mixed-Use Low Intensity
This land use type consists of neighborhood-serving retail and/or commercial uses, such uses providing goods
and services for the day-to-day needs of the nearby neighborhoods, and/or multi-family dwellings. Single-use
retail, commercial or residential development is allowed in Mixed-Use Low Intensity areas.

3.3.1.1.8

Mixed-Use High Intensity
This land use type consists of community-serving retail and/or commercial uses, such uses providing goods and
services for several neighborhoods, and/or multi-family dwellings. Single-use retail, commercial or residential
development is allowed in Mixed-Use High Intensity areas.

3.3.1.1.9

Regional Retail
Regional retail consists of a full-range of high concentration retail, commercial and entertainment opportunities
serving the needs of the Northeast El Paso region and nearby communities. This component of the District benefits
from the high visibility and access aﬀorded it by its location at the intersection of two high-capacity arterials and
thus should be designed and developed as a unit in a manner that maximizes its potential to act as a catalyst for
development of the District. This planning of this area should be done in coordination with the adjoining mixed-use
areas to produce an integrated development.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

Development within this land use may consist of a single large anchor store or have multiple anchor retail tenants
(e.g., department stores, supermarkets, home improvement stores, sporting goods stores, variety, or specialty),
oﬃce tenants or entertainment
uses (such as movie theatres),
along with pad sites developed
within the area. Secondary uses
may include restaurants, banks
and service stations; however,
these uses must be integrated
into the larger primary use. The
Regional Retail area should have
direct access to Patriot freeway
and to McCombs Street and
should allow access from the
District in a manner that does not
promote cut-through traﬃc from
outside the District. Also,
development within the Regional
Retail land use category must
adhere to specific design
Well-planned retail centers and lower-intensity retail uses can be
guidelines. (see Section 7).
integrated into the neighborhood fabric.
Stand-alone apartment buildings are allowed throughout the District, with the following restrictions,
together with any other requirements described herein:


Such development shall have an area of no greater than sixteen acres;



Such development shall be adjacent to and access an arterial or collector street;
Such development shall not directly access streets or alleys from which single-family detached homes
are directly accessed.
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Proposed Density
The gross residential density of the District shall be the sum of the dwelling units within each Subdistrict, as may be approved, divided by
the gross area of the development. The number of dwelling units for the District shall not exceed 20,000 units, which equates to a gross
density of 4.05 du/ac.

3.3.1.3

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses is 8,805,000 square feet, approximately 4% of the District.

3.3.1.4

Property Development Regulations for Subdistricts
3.3.1.4.1

Maximum Building Heights
Maximum building heights. (See Appendix ‘E’.)

3.3.1.4.2

Minimum Dimensions of Lots
Minimum dimensions of lots. (See Appendix ‘E’.)

3.3.1.4.3

Yard Setbacks
Yard setbacks are shown in Appendix ‘E’. Properties within the District shall be allowed zero setbacks for all uses
unless otherwise indicated.

3.3.1.5

Buffers
A side/rear yard buﬀer six feet wide (minimum) shall be maintained between parking areas and adjacent lots,
regardless of site size. A buﬀer fifteen feet wide (minimum) shall be maintained between residential and nonresidential uses.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.1.6

Garage Setbacks
Garages that are accessed from a front property line shall maintain a minimum 20’ front setback and a minimum
10’ rear setback. The rear setback may be reduced to 5’ where the rear property line is separated from an
adjacent property line by a minimum of 10’ via alley, utility right-of-way or other similar separation. Garages that
are accessed from a rear property line via an alley shall maintain a minimum 20’ rear setback. Representative
examples of garage placement are shown below.

3.3.1.7

Park Land Dedication
Park land dedication within each Subdistrict shall be in accordance with the requirements of Title 19 Subdivisions
and in accordance with the Land Study.
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The Subdistricts
The intent of the design and function of Subdistricts shall be as described under Section 1.3.2 and further described in this section. The proposed mix of
land uses for each Subdistrict, their relative locations and dimensional standards are included on the following pages. (The Subdistrict Key Map can be
found in Appendix ‘F’.)

3.3.2.1

Subdistrict 1
3.3.2.1.1

Characteristics
Subdistrict 1, which is in the far northwest corner of the District north of the outer loop road and bounded by
the EPECO right-of-way and the northern property line of the District, is planned as residential with nodes of
supporting mixed-use, as indicated in the figure below. The purpose of the Subdistrict is to provide for a range
of housing opportunities including relatively large lots. Adjacency to the Franklin Mountains, open space and the
outer loop will buﬀer this Subdistrict from adjacent development while providing a strong vehicular linkage via
Martin Luther King Boulevard and strong pedestrian opportunities via the northern linear open space, including
a trailhead to the Franklin Mountains.

3.3.2.1.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

114 acres

-

-

Residential 3.5 du/ac:

103 acres

361

-

Residential 5.5 du/ac:

125 acres

688

-

Residential 7.2 du/ac:

79 acres

569

-

Mixed-Use Low Intensity:

17 acres

-

222,200

438 acres

1,618

222,200

Land Use

TOTAL

August 12, 2008 (Approved)

August 12, 2008 (Approved)

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 1,618. The estimated number of units for Subdistrict 1 accounts for 8% of the
estimated District units. Development of Subdistrict 1 is expected to occur within years eleven and twelve.

3.3.2.1.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 5.27 du/ac.

3.3.2.1.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 222,200 square feet.

3.3.2.1.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 1 shall be 0.3:1.
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Subdistrict 2
3.3.2.2.1

Characteristics
Almost all of Subdistrict 2, which occupies the western edge of the District between the Franklin Mountains and
the outer loop road, is low-density residential with one node of supporting mixed-use, as indicated in the table
below. This area adjoins the three linear open spaces and will contain a trailhead to the Franklin Mountains State
Park in conjunction with the central linear park. The purpose of the Subdistrict is to provide for a range of housing
opportunities including relatively large lots. With access to a single thoroughfare, Subdistrict 2 provides for a
housing segment that prefers relatively secluded neighborhoods.

3.3.2.2.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

25 acres

-

-

Residential 3.5 du/ac:

290 acres

1,015

-

7 acres

-

91,500

322 acres

1,015

91,500

Land Use

Mixed-Use Low Intensity:
TOTAL

The mixed-use area is allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 1,015. The estimated number of units for Subdistrict 2 accounts for 5% of the
estimated District units. Development of Subdistrict 2 is expected to occur in years seven, nine and twelve.

3.3.2.2.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 3.50 du/ac.

3.3.2.2.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 91,500 square feet.
August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.2.5 Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the
non-residential floor area divided by the sum of the land area of non-residential
land uses, expressed as a floor to area ratio (FAR). The maximum proposed nonresidential intensity for Subdistrict 2 shall be 0.3:1.
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Subdistrict 3
3.3.2.3.1

Characteristics
Subdistrict 3 in the northwest quadrant of the District, and bounded by the outer and inner loop roads, proposed
Painted Dunes Avenue and the EPECO right-of-way, will function primarily as a residential area and contains
an elementary school. As a buﬀer area, Subdistrict 3 serves to decrease the gradient of development intensity
between the primarily residential Subdistricts 1 and 2 and the western Town Center in Subdistrict 4.

3.3.2.3.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Elementary School:

15 acres

-

-

Open Space:

10 acres

-

-

Residential 5.5 du/ac:

335 acres

1,843

-

TOTAL

360 acres

1,843

-

Land Use

The estimated number of units for Subdistrict 3 accounts for 9% of the estimated District units. Development
of Subdistrict 3 is expected to begin in year six with development continuing in years nine, ten and eleven.

3.3.2.3.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 5.50 du/ac.

3.3.2.3.4

Mixed-Use Development
In order to meet potential market demand for additional mixed-use development within the District, up to
ten acres of Mixed-Use Low Intensity uses shall be allowed within Subdistrict 3 east of Martin Luther King, Jr.
Boulevard.

August 12, 2008 (Approved)

August 12, 2008 (Approved)
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Subdistrict 4
3.3.2.4.1

Characteristics
Subdistrict 4, bounded by the proposed inner loop road and the EPECO right-of-way, contains the western Town
Center and the residential uses that surround it. The intent of this Subdistrict is to serve as a highly visible activity
node at the western end of the linear park that also has strong links to the northeast and northwest corners of the
District and to neighborhoods south of the District.

3.3.2.4.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

19 acres

-

-

Residential 12.0 du/ac:

167 acres

2,004

-

Mixed-Use Low Intensity:

30 acres

-

392,000

Land Use

Mixed-Use High Intensity:

45 acres

-

823,200

TOTAL

261 acres

2,004

1,215,200

The mixed-use areas are allowed residential units up to 12.0 du/ac and 24.0 du/ac respectively as long as the
total number of residential units for the Subdistrict does not exceed 2,004. The estimated number of units for
Subdistrict 4 accounts for 10% of the estimated District units. Development of Subdistrict 4 is expected to begin in
year four with development continuing in years five, six, seven, nine and ten.

3.3.2.4.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 12.0 du/ac.

3.3.2.4.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 1,215,200 square feet.
August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.4.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 4 shall be 0.37:1.

3.3.2.4.6

Linear Park
Pedestrian access via the Linear Park and view corridor shall be maintained through Subdistrict 4.
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Subdistrict 5
3.3.2.5.1

Characteristics
Subdistrict 5 in the southwest quadrant of the District, and bounded by the outer and inner loop roads, proposed
Painted Dunes Avenue and the EPECO right-of-way, will function primarily as a residential area containing an
elementary school. As a buﬀer area, Subdistrict 5 serves to decrease the gradient of development intensity
between the primarily residential Subdistricts 2 and 6 and the western Town Center in Subdistrict 4.

3.3.2.5.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Estimated NonResidential Floor Area
(ft2)

Approximate
Acreage

Estimated Residential
Dwelling Units

Elementary School:

15 acres

-

Open Space:

10 acres

-

-

Residential 5.5 du/ac:

308 acres

1,694

-

TOTAL

333 acres

1,694

-

Land Use

The estimated number of units for Subdistrict 5 accounts for 8% of the estimated District units. Development of
Subdistrict 5 is expected to occur within years six and seven.

3.3.2.5.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 5.50 du/ac.

3.3.2.5.4

Mixed-Use Development
In order to meet potential market demand for additional mixed-use development within the District, up to
ten acres of Mixed-Use Low Intensity uses shall be allowed within Subdistrict 5 east of Martin Luther King, Jr.
Boulevard.

August 12, 2008 (Approved)

August 12, 2008 (Approved)
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Subdistrict 6
3.3.2.6.1

Characteristics
Subdistrict 6, which is in the far southwest corner of the District south of the outer loop road and bounded by
the EPECO right-of-way and the southern boundary line of the District, is planned as residential with nodes of
supporting mixed-use, as indicated in the figure below. The purpose of the Subdistrict is to provide for a range
of housing opportunities in keeping with adjacent development to the south. Open space and the outer loop will
buﬀer this Subdistrict from adjacent development while providing a strong vehicular linkage via Martin Luther King
Boulevard and strong pedestrian opportunities via the southern linear open space, including a trailhead to the
Franklin Mountains.

3.3.2.6.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

121 acres

-

-

Residential 5.5 du/ac:

137 acres

754

-

Residential 7.2 du/ac:

77 acres

555

-

Mixed-Use Low Intensity:

16 acres

-

209,100

TOTAL

351 acres

1,309

209,100

Land Use

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 1,309. The estimated number of units for Subdistrict 6 accounts for 7% of
the estimated District units. Development of Subdistrict 6 is expected to begin in year four with development
continuing in years six, seven and eight.

3.3.2.6.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 6.12 du/ac.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.6.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 209,100 square feet.

3.3.2.6.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 6 shall be 0.3:1.
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Subdistrict 7
3.3.2.7.1

Characteristics
Subdistrict 7 in the north central part of the District, bounded by the northern property line of the District,
proposed Sean Haggerty Drive extension and the proposed outer loop road, is planned as a primarily residential
subdistrict with supporting neighborhood commercial/retail uses. Adjacency to the northern linear open space
and the EPECO right-of-way provides exceptional access to the community hike/bike circulation system.

3.3.2.7.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

15 acres

-

-

Residential 5.5 du/ac:

184 acres

1,012

-

Residential 7.2 du/ac:

19 acres

137

-

Mixed-Use Low Intensity:

13 acres

-

169,900

TOTAL

231 acres

1,149

169,900

Land Use

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 1,149. The estimated number of units for Subdistrict 7 accounts for 6% of the
estimated District units. Development of Subdistrict 7 is expected to occur in years six, seven and ten.

3.3.2.7.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 5.66 du/ac.

3.3.2.7.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 169,900 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.7.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 7 shall be 0.3:1.
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Subdistrict 8
3.3.2.8.1

Characteristics
Subdistrict 8, bounded by the proposed inner loop road and proposed Painted Dunes Avenue, is planned as a
primarily residential subdistrict with supporting neighborhood commercial/retail uses. Adjacency to the central
linear open space and the EPECO right-of-way provides exceptional access to the community hike/bike circulation
system.

3.3.2.8.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Land Use

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Middle School:

25 acres

-

-

Residential 5.5 du/ac:

159 acres

875

-

8 acres

-

104,500

192 acres

875

104,500

Mixed-Use Low Intensity:
TOTAL

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 875. The estimated number of units for Subdistrict 8 accounts for 4% of the
estimated District units. Development of Subdistrict 8 is expected to occur within years five and six.

3.3.2.8.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 5.50 du/ac.

3.3.2.8.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 104,500 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.8.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 8 shall be 0.3:1.
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Subdistrict 9
3.3.2.9.1

Characteristics
Subdistrict 9, bounded by proposed Painted Dunes Avenue, proposed Sean Haggerty Drive, the proposed
outer loop roar and the EPECO right-of-way, is planned as a primarily residential subdistrict with supporting
neighborhood commercial/retail uses. Adjacency to the central linear open space and the EPECO right-of-way
provides exceptional access to the community hike/bike circulation system.

3.3.2.9.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Land Use

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

30 acres

-

-

Residential 5.5 du/ac:

227 acres

1,249

-

6 acres

-

78,400

263 acres

1,249

78,400

Mixed-Use Low Intensity:
TOTAL

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 1,249. The estimated number of units for Subdistrict 9 accounts for 6% of the
estimated District units. Development of Subdistrict 9 is expected to occur in years two, three and four.

3.3.2.9.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 5.50 du/ac.

3.3.2.9.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 78,400 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.9.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 9 shall be 0.3:1.
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Subdistrict 10
3.3.2.10.1

Characteristics
Subdistrict 10, which consists of a 25-acre community park and a 50-acre high school site, is planned as a
community service area for the District and for neighborhoods to the south. Sean Haggerty Drive, Lomo Real
Avenue and the EPECO right-of-way provide excellent access for the District and for the neighborhoods to the
south.
Subdistrict 10 is bounded by the proposed outer loop road to the north, proposed Sean Haggerty Drive to the east,
the southern boundary of the District to the south and the EPECO right-of-way to the west.

3.3.2.10.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

45 acres

-

-

High School:

51 acres

-

-

TOTAL

96 acres

-

-

Land Use

Development of the Community Park is expected to begin in year one and to be completed no later than
year three.

August 12, 2008 (Approved)

August 12, 2008 (Approved)
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Subdistrict 11
3.3.2.11.1

Characteristics
Subdistrict 11, bounded by the northern District boundary, proposed Sean Haggerty Drive and the proposed inner
loop roar is planned as a primarily residential subdistrict with supporting neighborhood commercial/retail uses.

3.3.2.11.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Land Use

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

55 acres

-

-

Residential 3.5 du/ac:

108 acres

378

-

Residential 5.5 du/ac:

48 acres

264

-

Residential 7.2 du/ac:

45 acres

324

-

Mixed-Use Low Intensity:

15 acres

-

196,000

TOTAL

271 acres

966

196,000

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 966. The estimated number of units for Subdistrict 11 accounts for 5% of the
estimated District units. Development of Subdistrict 11 is expected to occur within years seven and ten.

3.3.2.11.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 4.81 du/ac.

3.3.2.11.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 196,000 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.11.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 11 shall be 0.3:1.
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Subdistrict 12
3.3.2.12.1

Characteristics
Subdistrict 12 is bounded by McCombs Street, proposed Painted Dunes Avenue and the proposed inner loop
road. Almost half of the Subdistrict is open space, which will serve a dual function of stormwater detention
and recreational open space. One of the four proposed elementary schools is located in this Subdistrict.

3.3.2.12.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

170 acres

-

-

Elementary School:

15 acres

-

-

Residential 3.5 du/ac:

95 acres

333

-

Residential 7.2 du/ac:

47 acres

338

-

Mixed-Use Low Intensity:

16 acres

-

209,100

TOTAL

343 acres

671

209,100

Land Use

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 671. The estimated number of units for Subdistrict 12 accounts for 3% of the
estimated District units. Development of Subdistrict 12 is expected to occur within years five and nine.

3.3.2.12.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 4.73 du/ac.

3.3.2.12.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 209,100 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.12.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 12 shall be 0.3:1.
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Subdistrict 13
3.3.2.13.1

Characteristics
Subdistrict 13 is uniquely situated to be en enclave development. It is bounded primarily by open space, which
reduces the possibility of cut-through traﬃc. The pedestrian trail system and the southwestern Town Center are
close by.

3.3.2.13.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

33 acres

-

-

Residential 7.2 du/ac:

107 acres

770

-

TOTAL

140 acres

770

-

Land Use

The estimated number of units for Subdistrict 13 accounts for 4% of the estimated District units. Development
of Subdistrict 13 is expected to occur in year three.

3.3.2.13.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 7.20 du/ac.

August 12, 2008 (Approved)

August 12, 2008 (Approved)
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Subdistrict 14
3.3.2.14.1

Characteristics
Subdistrict 14, bounded by proposed Sean Haggerty Drive, the proposed inner loop road and the proposed Painted
Dunes Avenue, contains one of the four proposed elementary schools for the District; its location planned so as to
serve as a strong terminus to the street connecting it to the southwestern Town Center.

3.3.2.14.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Land Use

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

48 acres

-

-

Elementary School:

15 acres

-

-

Residential 5.5 du/ac:

163 acres

897

-

8 acres

-

104,500

234 acres

897

104,500

Mixed-Use Low Intensity:
TOTAL

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 897. The estimated number of units for Subdistrict 14 accounts for 5% of the
estimated District units. Development of Subdistrict 14 is expected to occur in years one, two and three.

3.3.2.14.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 5.50 du/ac.

3.3.2.14.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 104,500 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.14.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 14 shall be 0.3:1.
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Subdistrict 15
3.3.2.15.1

Characteristics
Subdistrict 15 together with Subdistrict 16 shall serve as a strong mixed-use urban center for Northeast El Paso.
Adjacent and internal residential units benefit from proximity to goods and services within walking distance,
as well as adjacency to open space and the southern pedestrian trail system.

3.3.2.15.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

18 acres

-

-

Residential 12.0 du/ac:

108 acres

1,296

-

Mixed-Use Low Intensity:

65 acres

-

849,400

Mixed-Use High Intensity:

101 acres

-

1,847,800

TOTAL

292 acres

1,296

2,697,200

Land Use

The mixed-use areas are allowed residential units up to 12.0 du/ac and 24.0 du/ac respectively as long as the
total number of residential units for the Subdistrict does not exceed 1,296. The estimated number of units for
Subdistrict 15 accounts for 6% of the estimated District units. Development of Subdistrict 15 is expected to begin
in year one with development continuing in years three, four, five, six, and eight.

3.3.2.15.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 12.0 du/ac.

3.3.2.15.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 2,697,200 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.15.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 15 shall be 0.37:1.
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Subdistrict 16
3.3.2.16.1

Characteristics
Subdistrict 16, together with Subdistrict 15 shall serve as a strong mixed-use urban center for Northeast El Paso.
The location of this Subdistrict (the intersection of a proposed six-lane thoroughfare and U.S. Highway 54)
provides an ideal location for meeting the retail and commercial needs of the Northeast region as well as providing
momentum for the development of the District as a whole.

3.3.2.16.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Land Use
Open Space:

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

8 acres

-

-

Regional Retail:

93 acres

-

2,430,600

TOTAL

101 acres

-

2,430,600

Development of Subdistrict 16 is expected to occur in year one.

3.3.2.16.3

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 2,430,600 square feet.

3.3.2.16.4

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 16 shall be 0.6:1.

August 12, 2008 (Approved)

August 12, 2008 (Approved)
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Subdistrict 17
3.3.2.17.1

Characteristics
Subdistrict 17, together with the other Subdistricts east of McCombs Street, provides additional opportunities for
enclave development. Enclosure by the District boundary and McCombs Street and proximity to the golf course
oﬀer amenity to an additional and specific market segment.

3.3.2.17.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Land Use

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

8 acres

-

-

Residential 3.5 du/ac:

69 acres

242

-

Mixed-Use Low Intensity:

14 acres

-

183,000

TOTAL

91 acres

242

183,000

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 242. The estimated number of units for Subdistrict 17 accounts for 1% of the
estimated District units. Development of Subdistrict 17 is expected to occur within years eleven and twelve.

3.3.2.17.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 3.50 du/ac.

3.3.2.17.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 183,000 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.17.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 17 shall be 0.3:1.
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Subdistrict 18
3.3.2.18.1

Characteristics
Subdistrict 18 wraps around the northern end of Painted Dunes Golf Course providing an additional opportunity
for enclave development with enclosure by the District boundary, the golf course boundary and McCombs Street,
and little or no opportunity for cut-through traﬃc.

3.3.2.18.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Land Use

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

14 acres

-

-

Residential 3.5 du/ac:

103 acres

361

-

Residential 7.2 du/ac:

25 acres

180

TOTAL

142 acres

541

-

The estimated number of units for Subdistrict 18 accounts for 2% of the estimated District units. Development of
Subdistrict 18 is expected to occur within years seven and nine.

3.3.2.18.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 4.22 du/ac.

August 12, 2008 (Approved)

August 12, 2008 (Approved)
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Subdistrict 19
3.3.2.19.1

Characteristics
Subdistrict 19 consists of two mixed-use areas adjacent to McCombs Street and open space. The southern mixeduse area is adjacent to the regional retail area as well and is planned to be complementary to it. Pedestrian access
to the regional park south of U.S. 54 is an amenity to the Subdistrict.

3.3.2.19.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Land Use

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Mixed-Use Low Intensity:

14 acres

-

183,000

Mixed-Use High Intensity:

24 acres

-

439,100

TOTAL

38 acres

96

622,100

The mixed-use areas are allowed residential units up to 12.0 du/ac and 24.0 du/ac respectively as long as the total
number of residential units for the Subdistrict does not exceed 96. The estimated number of units for Subdistrict
19 accounts for 1% of the estimated District units. Development of Subdistrict 19 is expected to begin in year
three with development continuing in years four, seven and eight.

3.3.2.19.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 12.0 du/ac.

3.3.2.19.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 622,100 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.19.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 19 shall be 0.4:1.
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Subdistrict 20
3.3.2.20.1

Characteristics
Subdistrict 20 contains the eastern Town Center and the residential development planned to support it,
contributing to a compact, walkable development. Adjacency to Painted Dunes Golf Course provides a unique
amenity to the Subdistrict.

3.3.2.20.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:

Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Residential 5.5 du/ac:

44 acres

242

-

Residential 7.2 du/ac:

37 acres

266

-

Residential 12.0 du/ac:

45 acres

540

-

Mixed-Use Low Intensity:

31 acres

-

405,100

TOTAL

157 acres

1,048

405,100

Land Use

The mixed-use areas are allowed residential units up to 12.0 du/ac as long as the total number of residential units
for the Subdistrict does not exceed 1,048. The estimated number of units for Subdistrict 20 accounts for 6% of the
estimated District units. Development of Subdistrict 20 is expected to occur within years eight and nine.

3.3.2.20.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 8.32 du/ac.

3.3.2.20.4

Proposed Non-Residential Floor Area
The maximum proposed total floor area for all non-residential land uses in the Subdistrict is 405,100 square feet.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

3.3.2.20.5

Proposed Intensity
The gross non-residential intensity of the Subdistrict shall be the sum of the non-residential floor area divided
by the sum of the land area of non-residential land uses, expressed as a floor to area ratio (FAR). The maximum
proposed non-residential intensity for Subdistrict 20 shall be 0.3:1.
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Subdistrict 21
3.3.2.21.1

Characteristics
Subdistrict 21 at the far eastern edge of the District is planned as a residential Subdistrict with adjacencies to the
eastern Town Center and Painted Dunes Golf Course. The District boundary serves as the Subdistrict’s eastern
edge with U.S. 54 acting as the southern boundary. Pedestrian access to the regional park south of U.S. 54 is an
amenity to the Subdistrict.

3.3.2.21.2

Components and Timing
The components of the Subdistrict and the timing of development are as follows:
Approximate
Acreage

Estimated Residential
Dwelling Units

Estimated NonResidential Floor Area
(ft2)

Open Space:

146 acres

-

-

Residential 5.5 du/ac:

140 acres

770

-

TOTAL

286 acres

770

Land Use

The estimated population for Subdistrict 21 accounts for 4% of the estimated District population. Development
of Subdistrict 21 is expected to occur in year eight.

3.3.2.21.3

Proposed Density
The maximum proposed residential density for the Subdistrict shall be 5.50 du/ac.

August 12, 2008 (Approved)

August 12, 2008 (Approved)
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Summary
An acreage summary of the Subdistricts is shown below. All acreages are approximate and rounded to the nearest whole acre.
SUBD.
RES 3.5 RES 5.5 RES 7.2 RES 12.0
MU-LI
MU-HI
RR
OS
SCH
TOT
1
103
125
79
17
114
438
2
290
7
25
322
3
335
10
15
360
4
167
30
45
19
261
5
308
10
15
333
6
137
77
16
121
351
7
184
19
13
15
231
8
159
8
25
192
9
227
6
30
263
10
45
51
96
11
108
48
45
15
55
271
12
95
47
16
170
15
343
13
107
33
140
14
163
8
48
15
234
15
108
65
101
18
292
16
93
8
101
17
69
14
8
91
18
103
25
14
142
19
14
24
38
20
44
37
45
31
157
21
140
146
286
TOTAL
768
1,870
436
320
260
170
93 889 136
4,942

3.4

Allowable Land Uses
Appendix ‘G’ contains the table of allowable land uses for the District. The District supports the Smart Growth goal of providing a diverse mix of housing and is planned
to include a variety of housing types within each phase of development. The District has been planned with a balanced mix of residential, commercial and public uses.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

Section 4: Stormwater Management Plan
4.1

General
The location of the District at the foot of the Franklin Mountains ensures the need for a system capable of directing large volumes of stormwater in a safe and eﬃcient
manner. This system should be planned, designed and constructed in a manner that not only provides for the safe conveyance of stormwater but also serves the
District as useable open space during dry times.

4.2

Relationship Between Stormwater Management and Recreational Open Space
4.2.1

Park-ponds
4.2.1.1

Strategy Envisioned for Detention Facilities
The strategy envisioned for the detention
facilities is the use of park-ponds, which can
be developed into parks or athletic fields.

4.2.1.2

Park Ponding Utilized
As part of a regional detention strategy,
park-ponds should be utilized throughout
the District to the extent practicable.

4.2.2

Linear Park and Perimeter Buffers
The linear park and perimeter buﬀers will serve not only as
parks but as a significant part of the drainage and storm water
infrastructure for the District, and therefore should be improved
consistent with these dual functions, including landscaping and
configuration.
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Section 5: Circulation
5.1

General
Within the District — or any development — one of the most important elements aﬀecting how it will look
and how well it will work is the space between the façade of a building and the façade of another building
across a street. Wide streets encourage drivers to speed, are less safe for pedestrians, cost more, increase
runoﬀ and decrease opportunities for social interaction. Narrower streets do the opposite.
The trail system within the District should be designed as a unifying element; thus it should connect as many uses
and/or neighborhoods as practicable. The trail system may follow public right-of-way, may follow permanent
open space, and/or may be placed within an easement across land owned by a Homeowner’s Association (HOA).

5.2

Relationship Between Circulation and Land Use




Opportunity for goods and services should be within one-half mile of most dwellings.
Distribute development densities so as to support potential future transit stops.
Locate higher density developments within walking distance of town centers and transit nodes.
Narrow streets slow traﬃc and promote pedestrian safety.

5.3

Roadway Design Intent and Principles
The intent of the design and function of the circulation systems shall be as described under Section 1.3.5 and further described as follows:






The street network should be designed with multiple connections and direct routes.
Thoroughfares should be spaced no more than one half-mile apart.
Align streets to give buildings energy-eﬃcient orientations.
Provide networks for pedestrians and bicyclists.
Provide alternatives to travel along high-volume streets.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

5.4

Standards
Standards for streets and trails within the District correspond to the unique needs of neighborhoods; however, in all cases circulation patterns should be designed to
encourage pedestrian movement and to limit vehicular through traﬃc. These street standards are proposed to coordinate with circulation needs and development
intensities. Necessary street standards not included in the DSC are described in the Alternative Design Standards submitted with the Land Study for the District.

5.4.1

Transit
While the success of transit (e.g., light rail, bus rapid transit) within the District depends upon mass transit planning by others, transit-oriented design
features should be included in town centers and transit nodes when and where appropriate. Transit-oriented design features may be provided in town
centers and transit nodes; however, such land may be reallocated within such town centers and transit nodes from time to time should mass transit not
become available to the area, and may be eliminated altogether within ten years
after the submittal of a final plat should transit not become available to the area
within that time.

5.4.2

Hike and Bike Trails
Hike and bike trails should consist of an eight-foot wide path with a minimum of
four feet of native landscaping on each side, as described in the Alternative Design
Standards. Paths of concrete, asphalt, decomposed granite or similar material, or
natural material should be used depending on the user need. Landscaping with
native vegetation reduces water requirement. Decomposed granite trails should
require permanent edging. Park bench(es) should be installed at a minimum of one
every ½ -mile along public trails, coordinated with shade trees as provided for in the
Alternative Design Standards. The general location of hike and bike trails is shown
on the General Park Service Areas Map in Appendix ‘H’.

5.5

Alternative Design Standards
Reference the Alternative Design Standards in the Land Study submitted concurrently with this
Master Zoning Plan for requirements relating to Circulation Standards.
The diversity of mixed-use development provides opportunities
for unique street design.
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Section 6: Parks and Open Space Plan
6.1

Purpose and Intent
The purpose of the Parks and Open Space Plan for the District is to provide for the health, safety, general welfare, and recreational and social needs of El Paso generally
and the community specifically. It is the intent of this Plan to work in concert with El Paso’s Open Space Plan (“Towards a Bright Future: A Green Infrastructure Plan for
El Paso, Texas”) to accomplish this purpose. Nothing herein shall permit parkland credit or bonus reductions to be granted for parkland, open space or amenities that
are required as a condition of the sale of the land by EPWU and reflected in the bid documents.

6.2

General Principles
The following principles guide the placement and use of parks, open space and trail linkages within
the District.









Green corridors and open space define and interconnect neighborhoods, schools and other uses
within the District.
Public spaces establish focal points within neighborhoods and mixed-use areas.
A variety of open space features distributed equally across the development, including parks,
squares, plazas, landscaped streets, and greenbelts, and dedicate them for the collective social,
visual and recreational use and enjoyment of the neighborhoods.
Meet or exceed City requirements for park land dedication, currently as follows:
―
Mini-neighborhood parks of less than two acres
―
Neighborhood parks of two to ten acres
―
Community parks of greater than ten acres
Proposed provision and configuration of park and open space facilities are adequate and meet
City standards except as provided for herein.

Neighborhood gathering spaces contribute to
shared identify and promote interaction.

Adjacencies
Where physically feasible, parks should be bounded by streets or by other public uses. Where residential lots must directly abut a park, lots should be oriented so as
to side to and not back to the park. Residential lots should back to a park only when the site’s physical character does not reasonably permit an alternative design.

August 12, 2008 (Approved)

August 12, 2008 (Approved)

Where a non-residential use must directly abut a park, the use shall be separated by a screening wall or fence and landscaping. Access points to the park may be
permitted if a public benefit is established.
The elements described below are shown on the General Park Service Areas Map in Appendix ‘H’.

6.3

Design Requirements
6.3.1

Community Open Space
6.3.1.1

Area
Approximately 820 acres have been reserved to serve the dual function of providing for the recreational needs of the community while
managing stormwater runoﬀ. These areas shall be provided as generally shown in Appendix ‘H’. Such area is in addition to the parkland
dedication requirements of Title 19, Chapter 19.20.

6.3.1.2

Trailheads to the Franklin Mountains State Park
This District includes three trailhead areas adjacent to the Franklin Mountains State Park, which includes 1,640 acres contiguous to the
District. These areas shall be provided as generally shown in Appendix ‘H’.

6.3.2

Neighborhood Parks
6.3.2.1

Neighborhood Parks
The neighborhoods within each Subdistrict may include neighborhood parks and neighborhood pocket parks in accordance with Title 19
Subdivisions and in accordance with the Land Study.

6.3.2.2

Pocket Parks
In order to provide for an urban form that includes a variety of open space opportunities, and to meet the goal of having a park within
walking distance of every home, pocket parks may be provided in accordance with Title 19 Subdivision and shall be credited toward the
parkland dedication requirement provided they meet the following criteria:
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Pocket Parks Shall be No Smaller than 10,000 Square Feet
Pocket parks shall be no smaller than 10,000 square feet and shall have a width of no less than eighty feet.

6.3.2.2.2

Pocket Parks Shall Have Frontage
Pocket parks shall have frontage on at least one Residential street and shall not have frontage on streets other
than Residential streets.

6.3.2.2.3

Pocket Parks Should Contain the Following Elements
Pocket parks should contain, at a minimum, the following elements, as provided for in the Alternative Design
Standards:





6.3.2.3

bench(es)
pedestrian access from street to bench(es)
two shade trees
native low-water landscaping

Residential Units
Every residential unit shall be within one-quarter mile of a designated park, plaza or useable open space.

6.3.2.4

Trail Heads
Facilities within the District provided in conjunction with Trail Heads shall be credited toward the parkland requirement for adjacent
neighborhood(s) if such facilities are available for the recreational needs of those neighborhood(s).

6.3.3

Public Trail System
6.3.3.1

Public Trail System Provided
A public trail system shall be provided within and throughout the development and shall be credited toward the parkland dedication
requirement unless it replaces a required sidewalk. It is the intent of such a trail system to provide an alternative to automobile travel.
The trail system shall include, at a minimum, the following components:

August 12, 2008 (Approved)

August 12, 2008 (Approved)

6.3.3.1.1

Connections to any Adjacent Trail System
Connections to any adjacent trail system existing at the time of platting;

6.3.3.1.2

Trailhead Connections
Trailhead connections to the Franklin Mountain State Park and a linkage to the City’s regional park to the south;

6.3.3.1.3

Connections Between Neighborhoods
Connections between neighborhoods;

6.3.3.1.4

Connections to Schools, Parks, and Mixed-Use Areas
Connections to schools, parks, and mixed-use areas within the District;

6.3.3.1.5

Connections to Neighborhood Centers
Connections to neighborhood centers and to Town Centers;

6.3.3.1.6

Linkage Along the Southern Perimeter
A linkage along the southern perimeter of the site; and

6.3.3.1.7

Pedestrian and Trail Access
Pedestrian and trail access improvements at the following key locations:




6.3.3.2

an underpass at Patriot Freeway connecting to the regional park;
an underpass at McCombs Street to provide access between the linear park and the golf course; and
an underpass at Martin Luther King, Jr. Boulevard connecting to the linear park.

Trail System Within the District
The trail system within the District is intended to be a unifying element; thus it should connect as many uses and/or neighborhoods
as practicable. The trail system may follow public right-of-way, may follow permanent open space, and/or may be placed within an
easement across land owned by the HOA of the District, Subdistrict, Neighborhood or tract as applicable. Trails should be integrated
into the community rather than separated by fences, barriers or poor land use planning. Pedestrian amenities such as landscaping and
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benches should be strategically located at nodes rather than along the entire length of the hike and bike trail system to create a positive
impact while minimizing the overall costs.

6.3.3.3

Public Trail Routing and Type
Public Trail routing and type shall be as generally shown in Appendix ‘H’.

6.3.3.4

Trail Types
6.3.3.4.1

Trail Type ‘A’
Trail type ‘A’ is predominant in the District and is intended to be the standard for the development as described
herein.

6.3.3.4.2

Trail Type ‘B’
Trail type ‘B’ is intended for use within the more urban areas of the District. Design components may include
more formal street furniture and a planting pattern that contributes to an urban character.

6.3.3.4.3

Trail Type ‘C’
Trail type ‘C’ is intended for the eastern side of the development in accordance with a golf-related community.
Design components may include furnishings and plantings that contribute to a more manicured design approach.

6.3.3.5

“Useable” Open Space
To be considered “useable” open space, thus eligible for parkland dedication credit, Public Trail linkages shall be no less than sixteen feet
in width.
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6.3.4

Community Park
Approximately twenty-five acres adjacent to the proposed high school is required to be set aside for a community park.

6.3.4.1

Community Park Plans
Community park plans shall be submitted to the City within six months of adoption of this ordinance.

6.3.4.2

Community Park Construction
The Community park shall be constructed within two years of adoption of this ordinance.

6.3.5

Linear Park
A public linear park between McCombs Street and Martin Luther King, Jr. Boulevard should serve as a major organizing feature of the development,
anchoring town centers and residential developments.

6.3.5.1

Linear Park Landscaping
The 68-acre (minimum) park should be designed with a natural landscaping theme and native plant species in harmony with other
open areas of the master-planned community, as well as a stormwater management system, and seating/sun/shade amenities.

6.3.4.2

Linear Park Plans
Linear park plans shall be submitted to the City within six months of adoption of this ordinance.

6.3.4.3

Linear Park Construction
The Linear park shall be constructed within two years of adoption of this ordinance.

6.3.6

Off-Site Dedication
Parkland required to be dedicated within a particular phase of development within the District may be dedicated “oﬀ-site” to another phase of
development within the District provided all other requirements of this section have been met. Such dedication will not require a metes and bounds
description prior to the development of that phase. For the purposes of parkland deeded as part of an oﬀsite dedication, a District shall be considered
a single park zone.
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Relationship with Drainage
Park and ponding areas shall be designed for dual purposes whenever possible. Such dual us requires support and recommendation from the Director
of Parks and the Deputy Director. of Building Services

A linear park’s form compliments the drainage function.
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Section 7: Community Form
7.1

Purpose and Intent
The purpose and intent of this Section is to provide for the placement and design of forms and spaces within the District.

7.2

General Design Principles
7.2.1

Buildings Express Architectural Compatibility
Buildings express architectural compatibility, with coordinated
architectural features that contribute to community identity.

7.2.2

Buildings are Compact
Buildings are compact, designed at human scale and are sited
in a manner that supports pedestrian activity.

7.2.3

Architectural and Landscape Design
Architectural and landscape design are appropriate
to physical, historical and economic conditions.

7.2.4

Landmark Buildings, Entry Statements, Public Spaces,
and Art
Landmark buildings, entry statements, public spaces,
and art establish focal points at appropriate locations
within and throughout the development.

7.2.5

Buildings define streets as public places.

Design and Function of Buildings and Open Spaces
The design and function of buildings and open spaces respects and is influenced by local climate, topography, history, and building practice.
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Buildings and Other Improvements
Buildings and other improvements are compatible in their arrangement, bulk, form, character, and landscaping.

7.3

Design Elements
7.3.1

Community Theme
The Community theme is desert southwest in keeping with the vernacular aesthetic.

7.3.2

General Form
The general form shall be one of interconnected neighborhoods with traditional rectangular architectural forms, narrow streets and grid pattern; less yard
space (reduced setbacks) balanced by more neighborhood open space (oases) as per Code, but strategically placed and integrated into a community-wide
system); and gateways.

7.3.3

Neighborhood Form
7.3.3.1

Homes
Multiple product types per neighborhood; traditional components: porches and patios, fountains and pools, portals/gateways and paths,
vibrant color, native building materials.

7.3.3.2

Open Space
Enhanced views to the mountains; central park / plaza civic space; open space corridors for long views and for pedestrian circulation;
native landscape materials, with focused landscaping for impact.

7.3.3.3

Circulation
“All paths lead to the park” concept; the neighborhood boulevard; narrow streets; strategically placed alley product (e.g., across from
civic space, along collectors and boulevards, across from dissimilar land use category or sub-category), to eliminate clutter from the
street scene.

7.3.4

Landscaping
Native plant materials, irrigation systems favor reclaimed water, greywater, roof water and surface stormwater as appropriate and practicable.
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Appendix ‘A’ – Master Land Use Plan
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Appendix ‘B’ – Proximity to Mixed-Use
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Appendix ‘C’ – Proximity to Community Facilities
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Appendix ‘D’ – Phasing Plan
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Appendix ‘E’ – Property Development Regulations
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Appendix ‘E’ – Property Development Regulations
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Appendix ‘E’ – Property Development Regulations
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Appendix ‘E’ – Property Development Regulations
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Appendix ‘F’ – Subdistrict Key Map
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘G’ – Allowable Land Uses
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Appendix ‘H’ – General Park Service Areas
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Appendix ‘I’ – Zoning Map
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