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RESOLUTION NO. 5668

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GARLAND, TEXAS,
ADOPTING THE GARLAND COMPREHENSIVE PLAN: CENTRAL AREA; AND
PROVIDING AN EFFECTIVE DATE.

WHEREAS, the City of Garland, Texas, has engaged in the process of improving the
City's plan for the physical development of said City; and

WHEREAS, as part of that process, the City Council appointed the Central Area
Planning Committee to develop a Comprehensive Plan for the Central Area's
revitalization and redevelopment; and

WHEREAS, this citizens' and business leaders committee has studied the downtown
business and residential district and presented its recommendations for historic
preservation, neighborhood restoration, and revitalization of the downtown area; and

WHEREAS, meetings were held in the Central Area to receive information and
com ment from citizens about issues of concern; and

WHEREAS, the City of Garland Planning Department provided guidance throughout
the process; and

WHEREAS, public hearings to consider approval of the Central Area Plan were held
at Garland City Hall on July 22, 1985, and August 6, 1985, at which time all
interested persons were allowed to speak on said matter;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCn.. OF THE CITY OF
GARLAND, TEXAS:

Section 1

That it is in the public interest to adopt the Garland Comprehensive Plan: Central
Area (completed March, 1985) as a guide for development and revitalization in the
area affected by said Plan, said document being attached hereto and incorporated
herein and labeled Exhibit A.

Section 2

That this resolution shall become effective immediately from and after its adoption,
and it is so ordered.

PASSED AND APPROVED this 20th day of August, 1985.

THE CITY OF GARLAND, TEXAS
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I. Introduction
The Central Area Plan has been developed in response to concerns brought about by
current zoning and house conversion requests in this area. The Central Area Pion, a
component of the Garland comprehensive planning process, is intended to provide a
carefully developed guide for future redevelopment and revitalization efforts within
the Central Area. These policies and recommendations should guide development as
well as redevelopment decisions so that they are compatible with established land
use and circulation patterns, sensitive to environmental features and historically
significant structures, and existing service capacities. This Plan will provide local
residents, property owners, land developers, and public officials with a tool they can
use to make sound development and investment decisions.

Purpose of the Pion

The Garland City Council recommended that a committee comprised of Downtown
Development Committee members and other appointees proceed with the
recommendations made by the International Downtown Executives Association
(IDEA) panel in November, 1980. The resulting committee was comprised of thirty-
eight people from the business community and the Central Area residential
neighborhoods.

This committee became known as the Central Area Planning Committee (CAPC) and
adopted the IDEA recommendation, "Produce a Central Garland Specific Area Plan,"
as its primary goal. This IDEA recommendation called for the inclusion of certain
basic elements: Land Use, Transportation, Parking, and Design Guidelines. To these
basic elements, the CAPC added three other areas of concern: Housing and
Neighborhood Stability, Historic Preservation, and Economics. The CAPe defined
the planning area as the historic core of the city, including the central business
district ("downtown" Garland), surrounding residential neighborhoods, and the East
Garland area that is immediately adjacent to downtown, as illustrated on Figure ,I.
The CAPC realized a need to treat the area, as illustrated on Figure 2, as a cohesive
unit which was identified as the "Central Area."

A review of previous studies, drawings, and proposals reflected a concern for the
downtown area and selected sites within the Central Area, but a lack of any formal
plans for this area. While the Garland Land Use Plan, adopted by the City Council in
1976, provided a general guide for land use throughout the City, it did not
specifically address the Central portion of Garland. Portions of the "Central Area"
were designated as "Central Business District" land use, but recommendations for
the CBD area were excluded since it was "•.• under study by a consulting firm."
Furthermore, the document stated that "once a CBD plan is adopted, it will be
incorporated into this Land Use Pian." Although drawings were developed for
portions of the downtown area, a land use plan with goals and policies was never
finalized. To date, thus, a formal plan has never been adopted and/or implemented
for the "Central Area."

The current committee's Central Area Plan represents the desires, goals, and
recommendations of the Central Area's property owners and residents. This Plan is
intended to provide basic data, formulated in a convenient way, that can be used to
accomplish the following objectives:
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Figure I: Central Area Within the City of Garland
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Figure 2: Central Area Planning Boundaries

1-3



• To provide public officials with an objective and consistent guide for
making development and zoning decisions.

• To provide a coordinating mechanism between City departments.

• To establish a basis for the development of land use policies and other
regulations which govern development within the Central Area.

• To foster communication between citizens and their government by
placing the government's intentions on display.

The contents of this comprehensive plon, as with any plan, should not specify rigid
solutions to designated problems. The predictions and projections of this Plan are
educated guesses about the future based on historical trends and the current
conditions. As conditions change, and the Central Area will as redevelopment takes
place, past predictions and projections must be evaluated for their accuracy. While
the base studies and goals of this Plan may still be valid, unexpected circumstances
within the Central Area may require that new goals, recommendations, and policies
be developed to achieve the desired results. A city will never be a fixed, motionless
entity, for it is constantly undergoing change. Within the Central Area, these
changes will be due primarily to redevelopment because there are few pockets of
land that have yet to be developed.

This Plan has been developed by the Central Area Planning Committee for the
Central Area. It is the tool by which future decisions may be guided. The goals,
recommendations, and policies which have been generated through this planning
process represent the majority viewpoint for the future of the Central Area. While
the text was prepared by the staff, the recommendations and policies were proposed
by the CAPC and adopted by the Plan Commission and City Council. These goals,
recommendations, and policies reflect a concerned attitude toward both new
development and redevelopment within this area of Garland.

Goals, recommendations, and policies, as used in this Plan, are defined as:

• Goals: Planning goals are general statements of the community's
long-term aims or desired environment.

• Recommendations: Recommendations are more specific than the goals
and represent the community's desired results.

• Policies: Policies identify actions for implementing recommendations.
Specifically, a policy is a directive adopted by the City Council which
establishes m official course of action.

The Central Area Plm goals were developed as the desired end results, with the
policies written as the direct implementation procedures for the recommendations.

The effectiveness of these policies should be evaluated yearly. Goals and
recommendations should also be scrutinized at least every five years. Also, the
changing conditions within the Central Area and the mood of the residents should be
monitored either to reaffirm the established goals or the need to revise the goals.

In order for the Central Area PI(Il to be effective, it should be adopted by the City
Council and used by both Plan Commission and Council as a guide in decision-making
on issues which impact the Central Area.
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Summary of the Study Process

The Central Area Plan is the result of numerous meetings, research, and surveys by
the Central Area Planning Committee (CAPC) in conjunction with the Planning
Department staff. The CAPC, which became active in April, 1984, was divided into
task forces which studied the various elements to be included in the Plan.
Appendix A details the organizational structure adopted by this committee and
Appendix B contains a synopsis of their meetings and accomplishments. Appendix C
contains the three (3) task force reports which were developed to state their
recommendations which were the basis for the recommendations and policies
contained in this Plan. The CAPC adopted three (3) goals for their committee to
accompl ish:

I. Produce a Central Garland Area Plan for the guidance of future
development and revitalization efforts within the area. (IDEA
recommendation 112)

2. Take a leading role to actively communicate with property and business
owners about the progress of the Central Area Planning Committee and
to encourage communication of ideas with the sub-committees.

3. The leadership of the community should confront the long-standing
problem regarding regulations of the sale of alcohol ic beverages and
develop a clear and equitable policy which is both consistent with the
community's prevailing mores and which will allow the City's restaurant
and entertainment industry to develop as the citizens obviously wish it to
within the Central Area. (IDEA recommendation 116)

Two of these goals were previously recommended by the IDEA panel, with the
preparation and adoption of a Central Area Plm becoming the primary goal of this
committee.

In addition to the committee's goals, the CAPC adopted goals for the Central Area
Pion:

I. To regulate development and to encourage suitable land uses along the
Duck Creek corridor. (Land Use element, Page 111-3)

2. To encourage the compatibility of new development with the existing
land uses in the Central Area. (Land Use element, Page 111-3)

3. To support development of mass transit, linking Central Garland with the
rest of the city and the metropolitan area. (Transportation and Parking
element, Page 111-9)

4. To improve the quantity and location of parking in the downtown
business area. (Transportation and Parking element, Page 111-9)

5. To encourage the development of transportation linkages between areas
within the Central Area. (Transportation and Parking element,
Page 111-9)

6. To improve major entrances to Central Garland, both functionally and
aesthetically. (Transportation and Parking element, Page 111-10)
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7. To improve access to and mobil ity within the Central Area.
(Transportation and Parking element, Page 111-10)

8. To develop a system of bikeways and pedestrian walkways which wo~ld
provide convenient and safe movement of non-motorized troffic.
(Transportation and Parking element, Page 111-10)

9. To encourage the location and increase of business activity within
Central Garland. (Central 3usiness District/Economics element.
Page 111-14)

10. To improve the appearance of the Central Area with special emphasis on
the Central Business Plaza and its historic buildings. (Central Business
District/Economics element, Page 111-14)

II. To strengthen the economic base of the CBD. (Central Business
District/Economics element, Page 111-14)

12. To strengthen the Garl and CBD as a mul tiple use district that provi des a
focus of urban, commercial, and social activity day and night. (Central
Busi ness District/Economics element, Page 111-14)

13. To identify sites of important historic or archeological significance.
(Historic Resources element, Page 111-17)

14. To encourage the protection and recognition of residential
neighborhoods, individual houses, or non-residential structures with
historical or cultural value to the community via regulatory means (such
as a preservation ordinance) and/or financial incentives. (Historic
Resources elements, Page 111-17)

IS. To encourage maintenance and rehabilitation of existing housing to
provide housing choices. (Housing and Neighborhood Stability element,
Page 111-21)

16. To encourage the protection and stabilization of residential
neighborhoods. (Housing and Neighborhood Stability element, Page 111-
2t)

17. To encourage architecturally compatible infill development. (Urban
Design and Form element, Page 111-25)

18. To encourage development of anchors/focal points within the Central
Area. (Urban Design and Form element, Page 111-25)

19. To enhance community appearance and image. (Urban Design and Form
element, Page 111-25)

20. To provide community services and facilities to all segments of the
population. (Community Services and Facilities element, Page 111-29)

21. To protect the health, safety, and welfare of the Central Area residents.
(Public Works element, Page 111-31)
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Through this planning process, the CAPC has examined data regarding population,
housing, land use, transportation, economics, urban design, and historic preservation
issues. This data, plus the information generated by previous reports, was used to
formulate the basis for the recommendations developed by the task forces. These
recommendations were the basis for the policies in each of the elements of the Plan.
Following the recommendations and policies are the implementation strategies that
were developed as a means to achieving the desired objectives.

Opportunities and Problems in the Central Area

The study process involved developing an overview of the Central Area as well as
researching data on selected areas. In the course of the meetings, opportunities and
problems were identified. These are described briefly below and are illustrated on
Figure 3.

In reviewing the Central Area, opportunities were observed:

• The Central Area of Garland has a unique identity as the historic core of
the city which is reinforced by the turn-of-the-century commercial
buildings in the downtown area and the surrounding residential
neighborhoods which contain Victorian and bungalow style houses;

• The original commercial heart of Garland is still viable and provides a
vital core for the Central Area;

• A variety of uses in the Central Area contributes to its continuing
vitality, particularly the City Hall, the Performing Arts Center, the
financial institutions, and the churches;

• The Central Area contains several public parks that are well maintained
and provide a pleasing visual element.

• The Duck Creek area has the potential to be a very attractive area if it
is developed appropriately.

• The residential areas include high concentrations of older homes which
represent several styles of architecture and varied time periods; many of
these homes are well maintained;

• The Central Business Plaza that was developed recently (1977) has been
a positive influence towards the revitalization of downtown;

• The future site for the DART rapid rail station is proposed to be located
on the north side of the Central Area. Also, the local DART bus system
will feed north and south Garland routes into and through the Central
Area;

• The residents and property owners within the Central Area have
exhibited continuing concern for the future of the Central Area;

• The area east of City Hall, which contains the Garland Landmark
Museum (old Santa Fe depot), the rail car, and the Lyles House, has the
potential to be a viable historic park;
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• The future use of the Old Power Plant and property on West Avenue A at
Sixth Street should be addressed; and

• The Carver Multi-Purpose Center in the east section of the study area
provides an anchor for community services serving East Garland.

Conversely, the review process revealed a number of problems in the Central Area:

• The poorly coordinated and/or lack of signage and street furniture in the
busi ness areas;

• There is a lack of design standards (which has resulted in unsightly
development) and no cohesive visual image to the business area;

• The deterioration of some of the older houses, particularly in the east
and west portions of the study area;

• The modification of structures with good architectural character by
inappropriate techniques or methods which obscure the original design;

• There are few restaurants in the Central Area, none with the permits to
serve alcoholic beverages;

• The traffic circulation is difficult, parking is limited in the downtown
area, and the entryways are visually uninteresting;

• In spite of being the historic core of the city, the Central Area lacks
good image identification;

• The zoning district designations have limited parking and landscape
requirements and permit higher intensities of use than the existing uses.
This encourages speculation which often leads to poor maintenance
(deterioration of neighborhoods) or demolition for new development
(encroachment on neighborhood integrity);

• There is a limited variety of retail uses which would attract additional
shoppers to the area;

• There are no hotels or motels in or near the Central Area;

• There are extensive billboards, free-standing signs, overhead wires, and
other visual pollution which have proliferated in the Central Area;

• There is neither a downtown merchants organization nor a formal
homeowners' associ ati on;

• The expansion of commercial/retail/office uses into the residential areas
and the incompatibility of certain commercial uses with other office and
retail activities;

• The demolition and alteration of historically significant structures, as
well as a lack of official historic recognition; and

• The inappropriate conversion of residential houses to non-residential
uses.
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Figure 3: Opportunities and Problems in the Central Area
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Previous Studies

The intent of this section is to provide a brief review of any available land use plans,
planning documents, special studies, or historic resource surveys regarding the
Central Area section of Garland. In a very general vein, there are two plans for the
City of Garland which include general references to the Central Area section. The
earlier plan, Lend Use - Garland, Texas (January 1970), was primarily a report on the
current land use with general ized recommendations for future development
decisions. The 1970 future land use guide illustrated the area north of West
Avenue D as being redeveloped for trade (retail) uses, services (office and
commercial), and multi-family residential. The area south of West Avenue D was
designated to remain single-family residential and the area along the Duck Creek
corridor (West State Street to Forest Lane) was shown as multi-family residential.

The second, the Garland Land Use Plan (adopted by City Council in November 1976),
was a general plan for the entire city. As previously described, this Plan reserved
specific plan recommendations for the CBD since it was "..• under study."

In addition to these plans, there have been several special studies on selected areas
within the current study area:

• Analysis of Land Use Around Avenue B (prepared by the Planning
Department, 1974).

• Downtown Development Committee's Report on the Need for a Study of
the Central Business District (defined as bounded by Walnut Street, First
Street, Avenue D, and North Star Road). Presented to City Council in
late 1975.

• Garland Design Study, Preliminary Data Report, prepared by Oblinger -
Smith Corporation, January, 1976.

• Oblinger/Smith drawings of downtown area (land use, circulation, and
parking), early 1976.

• Downtown Garland Development Concept (drawing), prepared by Charles
Clack, April 1976.

• Garland Central Business District Parking Pion, prepared by Oblinger -
Smith Corporation, January 1978.

• International Downtown Executives Association (IDEA) report:
Recommendations for the Improvement of Downtown Garland, Texos,
November 16-19, 1980.

• Alleyway Space Utilization Proposal (including Old Power Plant) drawings
and concepts prepared by the City of Garland Planning Department and
the Park Department, March 1982.

• Dallos County Historic Resource Survey, Dallas County Historical
Commission, prepared by Daniel Hardy, December 1982. This survey
identified historic resources throughout Dallas County, including
Garland. One hundred twenty-nine sites were identified within Garland,
with the greatest concentration in the study area (see Appendix D).
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Most of these documents were special studies for small areas within the current
planning area, with the exception of the Dallas County Historic Resource Survey
which covered the entire City of Garland. This brief review of land use plans,
special studies, and historic resource surveys for Garland and/or the Central Area
revealed a broad, general orientation with close attention to a few selected sites. A
few of the documents addressed some of the issues of long-range planning and there
was one document regarding historic preservation. However, a formal
comprehensive plan specifically for the Central Area which contains future land use
proposals, goals, recommendations, policies, and implementation strategies has
never been compiled. Despite the existence of these planning documents and
studies, the City of Garland does not have a formally adopted plan of action to guide
decision-making for the Central Area'S future.
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II. Central Area Overview
The Central Area Overview section is intended to provide an introduction to the
Central Area of Garland. Highlights include the environmental conditions, history,
population, housing, business conditions, historic resources, urban design, zoning, and
community services and facilities. The overview section is then followed by the
Plan's goals, recommendations, policies, and implementation strategies.

Environmental Conditions

Development and use of land impacts the natural environment, and, conversely,
environmental conditions often influence the type, intensity, and location of
development. The information provided in this section is intended to describe those
environmental conditions in the Central Area that are likely to impact, or be
impacted by, continued growth and redevelopment. A more detailed and
comprehensive discussion of environmental conditions can be found in "Ecology and
Environmental Study," prepared by the Planning Department in November, 1982.

Soil Conditions

Most of the soils in the Central Area are clays underlined with Austin Chalk as
demonstrated within the Duck Creek Corridor. As a result, much of the Central
Area is characterized by high shrink/swell soil, high runoff potential, and high soil
corrosivity.

Topography

The Central Area is generally flat with slopes of less than 5 percent running in an
easterly direction. Such slopes pose no limitation to urban development. Steep
slopes are found only in the Duck Creek Corridor where new development is
prohibited because of floodway regulations.

Historical Perspective

The City of Garland, located in the northeast section of Dallas County, is the second
largest city in the county with a January I, 1985, population of 171,856. In terms of
land area, the City contains approximately 56.5 square miles of which almost two-
thirds have been developed. Historically, it is a relatively young city having been
founded in the I840s as part of the Peters Colony.

During the late 1800s, three communities developed within the present city limits.
They were known as "Duck Creek", "Embree", and "New Duck Creek." In 1888, the
federal government located a post office halfway between the New Duck Creek and
Embree settlements. To settle the rivalry between the two villages,
Thomas F. Nash (a Dallas County court judge) suggested to a local congressman, Jo
Abbott, that the town be named "Garland" in honor of Augustus H. Garland,
President Grover Cleveland's Attorney General. The town of Garland was
incorporated in 1891. A disastrous fire in 1899 destroyed most of the town's
businesses. Following this fire, the business district was rebuilt in brick around a
central square, and many of those buildings are still standing today. It is this
downtown area which provides a unique look to the Central Area today.
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This area, which developed as the downtown commercial center of Garland, was
defined by the crossing of the Santa Fe and the Missouri, Kansas, Texas (MKT)
Railroads which came through in 1886. The residential neighborhoods were built in
concentric circles around the downtown area. In 1900, there were only 819 people in
the City of Garland, with the population growing slowly until after World War II, as
illustrated in Figure 4. The residential population, until the 1940s, was contained
within an area bounded by Austin Street, First Street, Central Park, and Duck
Creek. The Central Area, which is the historic core of the city, contains the
majority of Garland's historic resources.

As Garland grew, the residential neighborhoods expanded outward from this central
core. Pockets of commercial activity developed sporadically throughout the rest of
the city. Although the downtown area is no longer the center of Garland's business
activity, the City Hall and financial institutions have been a factor in the stability
of the downtown area. During the I970s, the downtown area saw a gradual
expansion of non-residential uses into the residential neighborhoods. The
neighborhoods have experienced both house conversions and house demolitions, both
of which affect neighborhood integrity. Within the last four years, the Central Area
has started experiencing rapid changes as the older houses and buildings have been
demolished, the business community has expanded from its original central core, and
new development has taken place. The commercial area, however, is also being
impacted negatively by the other retail development in South Garland and the
surrounding communities. It was these experiences that have brought about the
need for a Central Area Plm.

Central Area Todoy

The Central Garland planning area is comprised of approximately 930 acres, or three
percent (3%) of the City's total land area. Study area boundaries, as illustrated on
Figure 5, were defined as Walnut Street on the north; Lou Huff Park and the Belaire
Heights neighborhood on the east; Edgefield Street/Drive, Central Park, the
Woodbrook neighborhood, and Forest Lane on the south; and portions of South
Garland Avenue and State Street on the western edge.

The study area, while small in size, contains a unique variety of old and new
structures adjacent to one another. Unlike the north and south portions of Garland
which are experiencing rapid growth and new development, the Central Area is
primarily experiencing redevelopment activity or attempting to stabilize the older,
existing development. In short, the Central Area has a unique collection of land
uses and structures within a small land area.

The City of Garland is one of the largest landowners in the Central Area and, as a
result, has a major impact on the future of downtown Garland. City-owned sites,
also illustrated on Figure 5, include City Hall, the Police and Fire Building, the
Performing Arts Center, Nicholson Memorial Library, and the Women's Activity
Building, as well as land used for parking. Another City-owned site, the Central
Business Plaza (or "Squore"), was originally a large, unsightly parking lot until it
became the first project of the Downtown Development Committee in 1977. The
City used Community Development funds to construct the reflection pool, fountains,
and extensively landscaped pedestrian areas. As part of the general improvement
program, the local property owners added metal awnings to their buildings fronting
the Square and many of the merchants remodeled their stores. The next project was
the alley system between State Street, Seventh Street, and West Garland Avenue
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which was proposed as a publlc-prlvote venture for renovation into a pedestrian-
oriented area. These alleyways are currently under renovation. Another downtown
revitalization project has been the vacant Old Power Plant and Old Central Fire
Station, their alley and surrounding property. Figure 6 illustrates one of the
concepts that was developed for the Power Plant Alleyway in 1982. However, after
many studies and an attempt to sell the buildings for an adaptive reuse project
(1984), the status of the buildings remains unchanged. Overall, the downtown has
been experiencing revitalization activities for the past seven years.

The land uses in the Central Area are varied as is illustrated on Figure 7. Various
land uses in this area include non-residential uses as well as concentrations of
single-family houses south of West Avenue D, both east and west of the Santa Fe
railroad tracks, as well as scattered houses throughout the east and western portions
of the Central Area. Other types of land use include multi-family and duplex
residential, office, retail, commercial, governmental, churches, and industrial uses.
North of West Avenue D, on the east side of the Santa Fe tracks to South First
Street, there is a hodgepodge of streets (no curbs and gutters) and commercial uses
mixed with some retail uses and single-family houses. Between the Santa Fe tracks
and Glenbrook Drive (north of West Avenue D) are office, retail, and governmental
land uses. East of First Street is a mix of vacant lots, commercial uses, some retail
uses, and some industrial uses. The City owns the Newman Power Plant and Lou
Huff Park in this area. South of East Avenue D, in this eastern section, are single-
family residential dwelling units with a few churches scattered among the houses.
Some of the houses are well-maintained, while others could use some maintenance.
Also in this area, the City owns the Carver Multi-Purpose Center which houses
social service organizations as well as the City Housing Office.
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Figure 7: Current Land Uses in the Central Area
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Most of the residential housing is located in the southern portion of the study area.
The oldest residential neighborhood in Garland is the area bounded by the Santa Fe
tracks, Central Park, South Garland Avenue, and West Avenue D. There is a small
concentration of houses located west of South Garland Avenue/North Star Road and
another group of single-family residences north of West Avenue D along Eleventh
Street and West Avenue A.

The area between South Glenbrook Drive and the study area's western boundary
(West State Street and Forest Lane) is a mix of residential, office, retail uses, and
numerous churches, with some commercial uses along the Forest Lane/South
Garland Avenue area. Industrial uses are primarily located north of West Garland
Avenue along Austin Street, and on Garvon Street and Commercial Street in the
eastern portion of the study area.

Major transportation issues in the Central Area include traffic congestion, access
into the Central Area from other parts of Garland, public transit, parking, and the
railroad tracks. The traffic circulation within the Central Area is considered slow
and cumbersome by some residents. One of the primary causes of traffic disruptions
are the frequent trains on the Santa Fe and MKT railroad tracks. Surveys of the
business owners reflected a concern for more parking spaces, as well as better
access into the Central Area. Automobile traffic has fairly rapid east-west access
into and through the Central Area on Avenues Band D. The north-south traffic
flow should accelerate once the improvements to North First Street are completed.
North-south traffic also has the South Garland Avenue - North Star Road route to
facilitate access through the Central Area.

Zoning

The way in which land is zoned determines the possible uses to which it may be put
and the standards that guide the specific aspects of its development. Zoning has,
therefore, a major impact on future development. This section describes existing
zoning in the Central Area as of January I, 1985, and Figure 8 illustrates these
current zoning district boundaries. The official zoning maps for the City of
Garland, located in the Planning Department, identifies current zoning district
boundaries. Zoning districts are subject to change through formal action by City
Council. Currently, since the zoning districts within the Central Area allow a
multitude of land uses and building heights, it is difficult to predict the future land
use patterns and density.

Single-family (SF) zoning is widespread throughout the southern portion of the study
area. No single category of zoning, however, could be described as dominant. The
Central Area (CA) zoning districts, of which there are three categories, were
developed specifically for the downtown area and are not located elsewhere in
Garland. Appendix E contains a synopsis of the zoning districts located within the
Central Area. The conflicts between and within the various zoning districts have
been identified by the CAPC as a major source of concern for the future of the
Central Area.

While all of the land area has been assigned a specific zoning district, there is one
major parcel that is undeveloped. The potential for re-zoning of this thirty-three
acre tract has also been a major concern to the CAPC. The tract in question is
bounded by State Street, Forest Lane, and Duck Creek. Another undeveloped tract,
south of Central Park, was recently rezoned for townhouse development. This
development, when completed, will represent an influx of new housing construction
within the Central Area. Other tracts of land will, undoubtedly, be considered for
re-zoning in the future as redevelopment activity increases.
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Population and Housing

The current population within the study area, according to Planning Department
estimates for January I, 1985, is 3,524 people, a slight increase from the 1980
population of 3,426 people. This represents approximately 2% of Garland's total
population. However, this is not surprising because almost half of the land area
contains non-residential uses. Racially, the population in the study area contains a
mix of Whites, Blacks, and Hispanics as illustrated in Figure 9. Concentrations of
the Central Area's minority and ethnic population are located in the eastern portion
of the study area. The area south of East Garland Avenue and east of South First
Street, primarily around the Carver Multi-Purpose Center, contains the majority of
the study area's Black population. The area west of South First Street to the Santa
Fe railroad tracks is where the study area's Hispanic population resides.

Housing units, which include single-family units, duplexes, quadraplexes,
townhouses, and apartment buildings, occupy almost a third of the land area in the
study area. Currently, the Planning Department estimates that there are
approximately 1,212 housing units in this area. Ninety-two percent (92%) are single-
family units, while eight percent (8%) are multi-family units. Percentages city-wide
are seventy-three percent (73%) and twenty-seven percent (27%) respectively,
indicating that the proportion of multi-family development in the Central Area is
much less than for the city as a whole. Housing estimates from previous years
demonstrate that the number of housing units has decreased as the non-residential
uses have expanded. Figure 10 illustrates the number of dwelling units from
previous years as well as the current number of units.

Housing in Central Garland is, overall, older than housing city-wide. The majority
of housing units city-wide has been constructed since 1970. Figure II summarizes
the age of housing for the Central Area as well as the city as a whole. Most
residential construction took place within the Central Area prior to 1960, with the
largest percentage occurring between 1940 and 1949.
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Figure 8: Current Zoning Districts Within the Central Area
(August, 1984)
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City of
Central Area Garland

Race Population* (%) Population* (%)
White 2,049 (59.8) 124,535 (89.7)

Black 1,048 (30.6) 7,398 (5.3)
American Indian 14 ( .4) 575 (.41 )

Asian 2 ( .06) 1,818 (1.3)

Other 313 (9. I ) 4,531 (3.3)

Ethnic

Persons of Spanish Origin** 377 (II .0) 8,731 (6.3)

*Based on U.S. Census Data, 1980.
**These figures were based on responses to a Census question on Spanish/Hispanic

origin or descent. The U.S. Census treated origin as an ethnic classification, not a
racial category. Thus, the Spanish origin category is a totally separate count.

Figure 9: Racial and Ethnic Mix in Central Area
Compared to the City-Wide Population
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Figure 10: !-lousing Units in the Central Area (1960-1985)

1939 or 1970&
Earlier 1940-1949 1950-1959 1960-1969 Later

% % % % --cr-
Central Area 19.5 36.2 25.7 16.6 2.0
City of Garland I • \ 4.\ 14.6 29.7 50.6

Built Prior to 1960 (City-Wide) = 19.8%

Figure II: Age of Housing in the Central Area
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According to current estimates, approximately 743 units are owner-occupied and
469 units are renter-occupied. Central Garland's proportion of owner-occupied units
is slightly lower at sixty-one percent (61%) than city-wide owner occupancy at
seventy-five percent (75%).

Housing conditions, as well as overall neighborhood stability, are a major concern in
the Central Area. Problems range from limited maintenance to poor structure
conditions to severely deteriorated houses. Some of the older houses are very well-
maintained, others have been or are undergoing major renovation, whi Ie others need
only cosmetic and minor repair. The same can be stated with regard to the overall
appearance of the neighborhoods.

Business Establislvnents

The Central Area contains the historic business center of Garland. As a result,
almost half of the land uses in the Central Area are business-related. These range
from governmental, retail, commercial, personal services, and professional services
to auto-related, construction, manufacturing, and industrial uses. Downtown
Garland also contains numerous financial institutions. In addition to these, churches
also constitute another major land use category within the Central Area. WhiIe not
a "business establishment," many of the churches are open seven days a week due to
their school and day care activities. These functions bring additional traffic and
people into the Central Area on a daily basis, not just on Sundays.

According to the Planning Department's estimates, there are approximately 480
busi nesses in the Central Area as listed in Figure 12. These businesses employ
approximately 4,700 people which is projected to increase to 6,500 employees by
1990. Other information and opinions about businesses in the Central Area was
generated by a "Business Survey" conducted by the Economic Task Force during the
summer of 1984. The results of their survey were summarized in their report, which
is contained in Appendix C.

Considering that the Central Area contains the historic core of Garland, there is a
fairly diverse collection of businesses. The focal point is the Central Business Plaza
surrounded by historic early twentieth century commercial buildings. City Hall is
considered to be one of the primary factors in the stability of the downtown area. A
number of professional and personal service businesses are located in downtown
because of proximity to City Hall. The Garland Center for the Performing
Arts (PAC), which opened in June of 1982, is located just north of the City Hall.
The PAC building has a main auditorium with a seating capacity of 719, a smaller
theater, and several meeting rooms. This Center has provided the City and private
organizations with a facility to present entertainment, hold seminars and receptions,
and other types of promotional ventures. Having these facilities downtown attracts
people to this area who otherwise would not be there. However, in spite of the
sizable work force and number of businesses, as well as these other non-business
activities, there are few restaurants within the Central Area. This lack of
restaurants and limited number of specialty retail shops were mentioned numerous
times in the surveys as one of the drawbacks to bringing people to downtown
Garland. Presently, the Plaza area is underutilized, but with the appropriate
promotions and activities, the Plaza could be a center of people-oriented activity in
the City of Garland.
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TYPE OF BUSINESS NUMBER PERCENTAGE
Governmental 12 2.5%
Retail 61 12.7
Professional Service B7 IB.I
Auto Related 91 IB.9
Manufacturing 51 10.6
Personal Service 2B 5.B
Construction 42 B.B
Other* lOB 22.5

4BO 100.0%

*Other:
Food Service I I
Schools & Day Care 7
Churches 16
Miscellaneous 74

lOB

Figure 12: Types of Businesses in the Central Area
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Histor ic Resources

The Central Area contained seventy-eight potential historic sites as identified by
the Dallas County Historic Resource Survey (see City of Garland excerpt in
Appendix D). Since the survey, at least one site has been demolished and one has
burned. These sites include single-family houses (residential and non-residential
uses), commercial buildings, warehouses, a generating station (Old Power Plant), two
depots, and bridges. The potential historic sites are scattered throughout the
western portion of the study area as illustrated on Figure 13. Only one structure in
Garland, the Santa Fe Railroad Depot, has a Texas Historical Marker which was
granted in 1974. This depot, which is also known as the Garland Landmark Museum,
was relocated to its present site, just east of City Hall at West State Street and
Fourth Street, in 1972 and is owned by the City of Garland. The depot was
renovated to house the museum which is operated by the Garland Landmark Society.
Adjacent to the Landmark Museum is a Santa Fe railroad passenger car which was
moved to this site in 1978 and is being renovated. Also on this site is the Lyles
House which was relocated to its present location in 1979 and is also under
restoration. This area, although lacking a formal name, is informally known as the
Garland Historic Park.

(Note: As this Plan was being adopted, another house was donated to the City. This
structure, known as the Pace House, had to be relocated because of the widening of
North First Street. The Garland Sesquicentennial Committee adopted the Pace
House Restoration as its permanent project and the GISD Vocational Bui Iding Trades
students are responsible for the restoration. The Pace House was moved in
September, 1985, to its site between the Lyles House and the Depot. Dedication is
scheduled for June, 1986.)
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The town square is surrounded by a few late 1800s and a variety of early 1900
commercial buildings. The other historic structures, sprinkled throughout the
Central Area, range in age from pre-Civil War to the early 1930's. Most of the
houses are representative of local vernacular architecture, with a few late Victorian
and bungalow examples. The largest concentration and best examples are located on
South Eleventh Street and West Avenues D, E, and F. Although the area is not
cohesive due to houses of recent vintage, nevertheless it is an important historic
grouping.

The Central Area is the historic core of the city; therefore, it is not surprising that
it contains the majority of potential historic sites as identified by the Dallas County
Historic Resource Survey. What is surprising, though, is how many historic houses
and buildings have been demolished over the years. A number of the historic houses
along West Avenue D, West Avenue B, and West Garland Avenue have been removed
as business establishments have expanded. A number of the historic sites have been
converted from their original residential use to a business use. While this is an
excellent manner to preserve the structure, so often the original structure is
severely altered during renovation. In addition to the threat of demolition, local
historic structures also face other problems such as neglect and alteration.

In addition to the Texas Historical Marker on the Santa Fe Depot, Texas Historical
Markers have been awarded to two cemeteries in Garland. At the present, there
have not been any Garland structures or sites placed on the National Register of
Historic Places. While numerous cities and towns have developed local historic
marker programs, the City of Garland has never implemented this type of local
recognition program.

Urbm Design

In addition to describing the variety of land uses and historic resources within the
Central Area, another important element is how they interact and their appearance.
This visual aspect of the built environment is generally called "urban design."
However, there are few excellent examples of urban design in the Central Area.
Rather, there are numerous instances of visual pollution. These visual problems
include metal buildings, lack of landscaping, lack of screening between certain types
of uses, overhead wires, billboards, on-premise detached signs, lack of proper
maintenance, and inappropriate infill between existing structures. Other urban
design problems include a lack of street furniture, limited number of directional
signs to the downtown area, no architectural control over new construction, no
street graphics system, and a lack of linkages between significant buildings or nodes
of activity.

Urban design elements may include landscape (both public and private spaces),
preservation of historic structures, new construction, and the interaction of land
uses. An element which the Central Area has several good examples of is
landscaping, particularly on City-owned property. The Central Area contains two
public parks which are landscaped and maintained by the City of Garland. Two
entry-ways into the Central Area, Lou Huff Park, and the right-of-way along South
Garland Avenue provide landscaped vistas. Additional plans for entry-way
beautification will be positive steps to enhancing the community's physical
environment. The Parks Department also maintains the landscaping in the Central
Business Plaza. Some of the businesses in the Central Area have also provided more
than minimal landscaping for their sites, but they are in the minority. Landscaping
alone wi II not be enough, however, to improve the urban environment. Other issues
include signage, "substandard" streets with drainage ditches, overhead lines and
utility poles, and deteriorating structures.
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Figure 13: Potential Historic Sites in Central Area
(Source: Dallas County Historic Resource Survey, 1982)
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Urban design is concerned with the process of shaping the existing" environment by
providing a particular direction for the physical design of these various elements. It
is an effort to establish a framework in which activities, spaces, and linkages
between them can be arranged to best benefit its inhabitants. Urban design depends
on the residents, the developers, the City and other various governmental agencies
cooperating and compromising their interests to preserve and protect high standards
for development in the area.

Community Services and Facilities

Significant components of land use within the Central Area are community facilities
and infrastructure located on land held in public and quasi-public ownership. Among
these uses are parks and recreational centers, schools, and governmental facilities
such as City Hall and the Post Office as listed in Figure 14.

The City of Garland over the years has recognized the need for provision of social
services to its citizens. However, the recognition has been that the City did not
desire to increase the number of direct social services but accepted the
responsibility to meet the needs of its constituency by providing a centrally-located
physical facility for lease to social service agencies. In November, 1984, the Carver
Multi -Purpose Center was opened. The concept plan for this site is illustrated on
Figure 15. The building was an existing school facility purchased for the purpose of
renovdtion as a center, housing a multitude of social service agencies. Present
tenants are City offices such as the Housing Office, Neighborhood Service Center,
the Public Health Nurse's field office, and the Carver Senior Center. In addition,
Garland Headstart, a kindergarten and preschool proqrorn for disadvantaged
children, is leasing a portion of the facility. Total square feet of the complex is
26,710. Occupied space is 13,799 square feet, leaving 12,911 square feet available
to lease to additional agencies. Another City department that has community-
related programs is the Office on Aging which operates the three senior citizen
centers. These include the aforementioned Carver Senior Center and the Downtown
Senior Center (90 I West State Street).

The City has also provided its residents with extensive park and recreation facilities
throughout the city. Examples within the Central Area are Central Park and its
recreation center, Lou Huff Park and its recreation center, the Central Business
Plaza, and Douglas Park and the open space around the Carver Multi-Purpose
Center. Both of the parks' recreation centers provide recreational activities for
adults and children.
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City of Garland City Hall

Police and Fire Administration Building
Parks and Electric Department Administration Building
Central Business Plaza
Downtown Senior Citizens Center

Employee Relations Building
Women's Activity Building
Central Fire Station
Nicholson Memorial Library

Performing Arts Center
Landmark Museum, Lyles House

Old Power Plant
Newman Power Plant
Central Park Recreation Building
Lou Huff Park Recreation Building
Carver Multi-Purpose Center

11

11

"
11

"
"
"
"
11

"
"
"
"
"
11

GISD Garland High School
Tax Office
Audio-Visual Services Building
Cooperative Training Center

11

11

"

U. S. Post Office
Dallas County Governmental Center - Precinct 3
Lone Star Gas
Texas Power and Light
Texas Department of Human Resources
Texas Employment Commission (TEC)
Texas Air National Guard
Salvation Army
Goodwill Industries
Operation Kindness
Garland Head Start

Figure 14: Governmental, Public Utility, and Non-Profit Facilities
in the Central Area
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Figure 15: Carver Multi-Purpose Center Concept Plan
(G«land State and Federal Relations Department

and Park Department, 1983)
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The Garland City Hall and the Police and Courts Building contain approximately
120,000 gross square feet of office space. These two buildings, plus several smaller
ones, house approximately 600 City employees in the downtown area. As the City of
Garland develops and the population expands, demand for City services will
increase. As the need for additional office space for new City staff arises, City
Hall expansion should be restricted to the downtown area.

The Environmental Health Department has developed and implemented several
programs to deal with the appearance and maintenance of the built environment.
The overall plan is the "Clean Neighborhoods System" with three divisions:
"Commercial Clean Plan," "Neighborhood Improvement Association" (older areas),
and the "Neighborhood Stability Program" (stable areas).

Additional community or social service agencies and programs in the Central Area
that are supported by other public and private monies include the Pearl C. Anderson
Day Nursery (United Way), Good Samaritan of Garland, Salvation Army, Operation
Kindness, Galaxy Center, and the New Beginning Center (for abused women and
children).

Pl.blic Works

Development creates a need for public services. Similarly, the existence (or lack) of
adequate services impacts the type, amount, and location of development that can
take place. This section describes certain services in the Central Area that are
most likely to impact future development.

Fire Protection

The Central Fire Station, located at 1019 Austin Street, serves the Central Area.
The station is located in the northern portion of the study area. The Central Station
is able to serve any future development in the Central Area.

Water

The water supply system within the Central Area is one of the oldest in the city.
Repair and upgrading of the system only takes place as the need arises. A majority
of the water distribution system is made up of 2" and 6" lines with a 30" line running
along Austin Street. The 2" lines are located in one of the oldest residential
neighborhoods south of Avenue D. The current system is close to capacity if it has
not reached that point already in some portions of the Central Area. For new and
higher density development to occur within certain portions of the study area,
upgrading of the present system must take place. Improvements and expansion of
the system can come about in two ways: (I) As new development occurs, upgrading
is provided by the developer, or (2) upgrading could be provided by the City to
attract new development within the Central Area.

Wastewater

Sanitary sewers, like water lines, are among the oldest in the city. For new
development to occur, portions of the sanitary system must be enlarged to the trunk
lines leading to the Rowlett Creek Treatment Plant.
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The sanitary sewer system within the Central Area is made up of 6" and 8" lines. A
majority of the wastewater generated flows to the Rowlett Creek Plant for
treatment with only those sites west of South Garland Avenue being serviced by the
Duck Creek Plant. Although both plants currently have treatment problems, there
is adequate capacity to serve future development in the Central Area.

For new and higher density to occur within the Central Area, the sanitary sewer
system must be upgraded.

Flooding

The Central Area's western edge is traversed by Duck Creek. Flood hazard areas
associated with the creek are shown on Figure 16. This discussion focuses only on
development constraints presented by the floodplain.

The flood hazard area is the area which would be inundated by a 1~O-year flood; that
is, the level of flooding which has a one percent chance of occurring in any given
year. The flood hazard area, or 100-year floodplain, has two components; the
floodway and the floodway fringe. The floodway is that portion of the floodplain
that actually conveys the water flow during a flood. More specifically, the floodway
is the stream channel and adjacent land areas that must be reserved in order to
discharge the IDO-year flood without cumulatively increasing the water surface
elevation more than one foot. The floodway fringe is the area outside the floodway,
but sti II within the 1DO-year floodplain, that receives back up waters from the
floodway.

Municipal regulation of flood hazard areas is important for two reasons. First,
development in the floodway will obstruct and displace floodwaters, increasing their
elevation and velocity and causing more severe flooding downstream. Second,
development in such areas is itself subject to inundation by floodwaters, resulting in
loss of property and endangering health, safety and even lives.

The City of Garland has responded to the need for floodwater management by
adopting the "Flood Damage Prevention Ordinance" (Ord. 113304). Passage of this
ordinance also qualifies property owners within the city for participation in the
federal flood insurance program. The ordinance essentially prohibits development in
the floodway except in rare occasions where technical evaluation indicates that no
increase in the 100-year flood elevation will result. Development is permitted
within the floodway fringe only upon issuance of a development permit by the City
Engineer, and in compliance with certain construction standards. For example, the
lowest floor must be constructed at least two feet above the IDO-year flood
elevation. This may be waived for nonresidential construction if sufficient
floodproofing measures are undertaken.

A little over 14 percent of the land in the Central Area is in the flood hazard area
and is, therefore, subject to the development constraints just described.
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Figure 16: Flood Hazard Areas in the Central Area
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III. Goals, Recommendations, Policies,
and Implementation Strategies

Introduction

Goals and policies are the substantive elements of the Plan. Traditionally, general
land use plans have also contained "objectives." However, the Central Area
Planning Committee (CAPC) decided to draft recommendations to represent the
community goals and objectives for the Central Area. These recommendations
followed the goals that were adopted initially. Ultimately, eight elements were
identified as important to the Central Area Pion: Land Use; Transportation and
Parking; Central Business District/Economics; Historic Resources; Housing and
Neighborhood Stability; Urban Design and Form; Community Services and Facilities;
and Public Works. The CAPC adopted twelve goals for the Central Area Plan at the
onset of the planning process, and these goals were assigned to the appropriate
element within the Plan. In addition to the original goals, additional goals were
added to these elements. While the goals are fairly general and broad, the
recommendations are more precise and address specific problems.

The introduction to this Plan stated that these terms - Gools, Recommendations, and
Policies - are defi ned as:

• GooIs: Planning goals are general statements of the community's
long-term aims or desired environment.

• Recommendations: Recommendations are more specific than the goals
and represent the community's desired results.

• Policies: Policies identify actions for implementing recommendations.
Specifically, a policy is a directive adopted by the City Council which
establishes on official course of action.

The format of this section consists of the eight individual elements:

I. Land Use
2. Transportation and Parking
3. Central Business District/Economics
4. Historic Resources
5. Housing and Neighborhood Stability
6. Urban Design and Form
7. Community Services and Facilities; and
8. Public Works

Each element contains an introduction, specific needs identification, applicable
goals, recommendations, and policies. Following these, relevant implementation
strategies are identified where appropriate.
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1. Land Use
The Land Use Element reflects current circumstances in the Central Area. This
element of the Plan is fairly comprehensive in its approach to future land use
recommendations. The following goals, recommendations, policies, and future land
use map were developed as a result of the studies, surveys, and other data collected
and analyzed by the CAPC Task Forces.

The land use recommendations are illustrated on Figure 17, and this represents the
proposed future uses for the Central Area. If there is a zoning request for a use
that is different from that shown on the future land use map or the
recommendations, the applicant should measure his development against the land
use policies contained in this Plan. If he meets the policies, then he would have a
strong argument for amending the land use map. If he does not meet the policies,
then the map should not be amended.

Needs Identification

• The need to protect the character and stability of existing residential
neighborhoods. Many residents in the Central Area were concerned about
protecting their neighborhoods from the "invasion" or encroachment of higher
density residential uses (apartments) and business uses. Neighborhood
boundaries need to be defined and mechanisms need to be developed to protect
neighborhoods from blighting influences.

• The need to regulate incompatible land uses. Commercial and business land
uses should have appropriate regulations when developed near residential uses.
This is especially important in the Central Area (CA) zoning district where a
multitude of uses are allowed.

• The need to revise the zoning in the Central Area. The CAPC identified the
current zoning districts within the study area as a significant negative impact
on the character of the area. The types of zoning districts, the uses allowed,
and various other regulations need to be evaluated and, if necessary, revised.
A new district may need to be created to include the CAPC's
recommendations for future development.

• The need to protect the open space along the Duck Creek corridor. The CAPC
consi dered Duck Creek to be one of the area's best natural resources.

Goals
I. To regulate development and to encourage suitable land uses along the Duck

Creek corridor.

2. To encourage the compatibility of new development with the existing land uses
in the Central Area.
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Area-Wide Recommendations
I. Re-evaluation of Central Area zoning districts (CA/MF-I, CA-A, CA/MF-2,

CA-B, CA/MF-3, and CA-C), including uses allowed or not allowed, as well as
setback requirements and parking requirements.

2. To encourage private self-improvement, City should maintain and clean up its
own properties (Le ., Old Power Plant on West Avenue A needs to be
maintained in a manner which would benefit the downtown area).

3. Clean up the Central Area, both physically and visually, by both public and
private sector property owners.

4. Develop a greenbelt area from the Performing Arts Center to Lou Huff Park
along the natural drainageway between the two points.

S. Mandatory notification (400 feet radius) on all house conversion requests
within the city limits. (A public hearing by Plan Commission and City Council
is required, but notification is now only required for a 200 feet radius.)

6. Mandatory public hearing by Plan Commission and notification (400 feet
radius) for all demolition permit requests for structures within the city limits
included on the Dallas County Historic Resource Survey. All structures within
the Central Area, whether or not they are included on the Survey, should be
reviewed before the demolition permit is issued.

a. Discourage demolition of historically significant structures.
b. Encourage alternative plans such as relocation or adaptive reuse.

7. Protect the Central Area from incompatible land uses and encourage the
removal of existing land uses that have a blighting influence or disrupt traffic.

Area-Specific Recommendations
I. West State Street/Forest Lane/South Garland-North Star Road Area

The area from West State Street to Forest Lane traversed by Duck Creek
contains the largest single section of undeveloped land within the Central
Area. All of the vacant land is west of Duck Creek and is zoned for duplex
uses. Current land uses east of the creek are varied including single-family,
retail, restaurant, office, auto repair, and used car lots taking place under the
General Business-2 and Central Area-2 zoning districts. Future development
and redevelopment of the area must carefully consider the suitability of
single-family uses and should emphasize the positive elements of the Duck
Creek corridor. The following recommendations are provided:

a. Pursue well-planned development and enhancement of the Duck Creek
corridor, in terms of both allowable land uses and urban design
guidelines.

b. Strive for office, office/tech, and retail type development in the area
between West State Street and Forest Lane. If any new, high density,
residential development is built, it should be located east of Duck Creek.
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Figure 17: Proposed Land Uses for Central Area
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c. Special consideration should be given to the type of future land uses as
residential uses change to non-residential uses in the area bounded by
West State Street, North Star Road, Wilson Street, and Roosevelt Street.

2. Santa Fe Railroad/West Avenue D/First Street/M-K- T Railroad Area

The triangle formed by the Santa Fe and M-K- T railroad, 'Nest Avenue D, and
First Street can be described as an area of transition. Older housing and
commercial activities are located throughout the area which is predominantly
zoned commercial.

As with all transitional areas, the major concern is that these areas be
recognized as being particularly sensitive to land use changes and requiring
special study and consideration when redevelopment is proposed. In addition,
the following recommendations are made:

a. Re-evaluate zoning in the area, paying particular attention to the wide
range of uses allowed in the Commercial-2 and Medium Industrial
districts.

b. Confine industrial uses to the area around Austin Street, and establish
design guidelines for future development.

3. East Garland Avenue/East Avenue D/South First Street Area

The triangle formed by East Garland Avenue, East Avenue D, and South First
Street represents another transitional area characterized by somewhat
blighted, deteriorating conditions. This area can be viewed as an entrance into
the Central Area from the east. Special emphasis should be directed to this
area to upgrade the current conditions. The following recommendations are
provided:

a. Do not allow Commercial-2 (C-2) zoning or uses to spread east of
Hopkins Street or south of East Avenue D.

b. Encourage medium density residential development within the existing
Single-Family district. Proposed development could provide housing
needs for senior citizens within Garland.

4. North Star Road/West State Street/Ninth Street/West Avenue D

The area north and east of Garland High School is a mixture of residential,
office, and retail uses. Special attention needs to take place to ensure new
development and infill are compatible with existing land uses. The residential
neighborhood along a two-block area of Tenth and Eleventh Streets contains a
number of potential historic structures that must be considered before new
development occurs. The following recommendations are provided:

a. Recommend Planned Development for Single-Family Historical District
to control intrusion of non-residential uses in the area along Tenth and
Eleventh Streets between West Avenue A and West Avenue D.

b. Pursue cautious and careful conversion from residential to
non-residential uses in the CA/MF-3 zoning district.
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c. Change zoning on South Eleventh Street, between West Avenues Band D,
from CA/MF -3 back to single-family zoning.

d. Remove multi-family uses from the CA/MF-3 zoning district.

Policies
I. The City shall upgrade and maintain City-owned property.

2. The City shall revise the zoning within the Central Area to ensure that the
type of desired development is encouraged and that the standards for
landscaping, signs, lighting, and screening shall reflect the objectives of the
Central Area Plan for achieving an improved urban environment.

3. The City shall require a public hearing and notification (400 feet radius) on all
house conversion requests and demolition permit requests for Garland
structures listed on the Dallas County Historic Resource Survey. All structures
within the Central Area should be reviewed before demolition permit is issued.

4. The City shall consider the various impacts of uses currently allowed in the
various zoning districts within the Central Area and shall revise the zoning so
as to prohibit those uses having a negative impact. Uses that fit into the
desired character of the Central Area, reinforce the desired image, and
reflect the unique parking and landscaping situation of the area shall be
encouraged.

5. The City shall approve only those zoning requests that are consistent with the
residential uses south of Avenue D, both east and west of the Santa Fe railroad
tracks.

Implementation Strategies
Task Responsible Body

I. Revision of Zoning Ordinance concerning
Central Area (CA) zoning districts

City Council
Plan Commission

2. Maintenance of City-owned property
in Central Area

City Staff

3. Notification on house conversion
requests increased to 400 feet

City Council
Plan Commission
Planning Department

4. Public hearing and notification
(400 "feet) on requests for demolition
of structures on Dallas County
Historic Resource Survey. Also,
all structures located within the
Central Area planning boundaries.

Plan Commission
Building Inspection
Planning Department
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2. Transportation and Parking
A city's transportation system and facilities impact the community as a whole, not
only the Central Area, by affecting the type of land development activity, economic
development, air quality, and noise levels. It is important to the revitalization of
the Central Area that the internal circulation system be compatible with the type of
redevelopment that is anticipated by the residents and property owners. This
circulation system must also be compatible with the rest of the city of Garland and
the surrounding communities. In addition to improving the transportation system
into and throughout the Central Area, two other important considerations are the
type and quantity of parking spaces in the downtown area and pedestrian traffic.

Needs Identification

• The need for adequate traffic access into the Central Area from the rest of
Garland and surrounding communities. During the CAPC meetings, as well as
the survey responses, a number of people mentioned the traffic problems in
the Central Area as well as access into the area.

• The need to have more convenient and additional parking in the Central Area.
The merchants located within the downtown area mentioned parking problems
as a reason for assorted business difficulties.

• The need to im rove access from the Central Area into the Cit of Dallas.
nother frequently mentioned irritant to Central rea residents and property

owners.

• The need for pedestrian traffic routes or areas. The Downtown Development
Committee and other merchants have identified the need for pedestrian
areas/walkways/alleyways in the downtown area.

• The need for grade-separated crossings over the railroads to ensure
uninterrupted circulation between downtown Garland and the north and east
portions of the city. There are no existing grade separated crossings over the
M-K- T and Santa Fe railroad tracks in the Central Area.

Goals
I. To support development of mass transit, linking Central Garland with the rest

of the city and the metropolitan area.

2. To improve the quantity and location of parking in the downtown business
area.

3. To encourage the development of transportation linkages between areas within
the Central Area.
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4. To improve major entrances to Central Garland, both functionally and
aesthetically.

5. To improve access to and mobil ity within the Central Area.

6. To develop a system of bikeways and pedestrian walkways which would provide
convenient and safe movement of non-motorized traffic.

Recommenda tions
I. More conveniently located parking spaces are needed to bring more shoppers

to the downtown area as well as to encourage more business owners to locate
their businesses in the area. Two things need to occur: (I) The Zoning
Ordinance's parking requirements for the Central Area-I (CA-I) and Central
Area-2 (CA-2) districts need to be increased to meet the demand, and
(2) alternatives for parking areas must be studied and implemented (such as
public-private ventures for parking lots and shuttle service).

2. Improve access to the Central Area from other parts of the City and
surrounding area.

3. City Hall should enforce compliance with the parking directive for City
employees to park in specially designated parking spaces. Develop City
identification stickers for employee-owned (or controlled) vehicles.

4. Eliminate, where possible, one-way streets, and do not create any additional
one-way streets. Do not develop the proposed Ninth Street - Glenbrook Drive
couplet because of its negative impact on the residential areas. Study other
alternatives for improving the internal traffic circulation of the Central Area.

5. Re-name "West Garland Avenue" to "Main Street" in order to identify the
downtown area and eliminate confusion with "South Garland Avenue."

6. Plan and develop pedestrian linkages within downtown area.

7. Careful consideration should be given to the location of the DART bus stops in
the Central Area.

8. Long-range planning decisions should consider the impact of the proposed
DART rapid rail station (at North Fifth Street and West Walnut Street) on
future land uses in that area.

9. Design the extension of West Avenue B so that it is constructed as far south
and east as possible so as to reduce the negative impact on the undeveloped
thirty-three acre tract (currently zoned Duplex Dwelling District) located at
West State Street and Forest Lane.

10. Eliminate the "five-point" intersection of Garland Avenue, Lavon Drive, and
First Street through redesign of the interchange.

111-10



Policies
I. Rights-of-way for future arterials as shown on the Thoroughfare Plan shall be

acquired in conjunction with the subdivision platting to ensure that the
arterials can be located as planned.

2. Public and private sector transit providers (buses and taxis) shall coordinate
with the City when developing an intra-city transit system plan to serve the
major activity centers within the Central Area and to connect the rest of the
city with the downtown area.

3. The City should encourage the development and use of public transportation
systems.

4. The City should revise the parking requirements for the Central Area zoning
districts.

5. The City should encourage a public-prlvcte venture to develop additional
parking for the downtown area.

6. The City should encourage the development of an overall system of bicycle
and jogging trails as well as pedestrian walkways. These trails and walkways
could be part of (so as not to interfere with the principal function) various
facilities such as drainage ditches, irrigation canals, railroad rights-of-way,
business alleyways, and residential collector streets.

7. The City should pursue the extension of West Avenue B into Forest Lane as
soon as possible to facilitate east-west traffic flow through the Central Area.

Implementation Strategies
Task Responsible Body

I• City Council
Plan Commission
Staff

Revise the parking requirements
in the Zoning Ordinance

2. Bicycle and jogging trails and
pedestrian walkways

Staff

3.
4.

Public transit DART

Transportation system - street
improvements

Staff

5. Re-name West/East Garland Avenue
to "Main Street"

City Council

6. City Council
Staff
"Keep Garland Beautiful"

Eliminate "five-point" intersection
of Garland Avenue, Lavon Drive,
and First Street. Implement a
beautification program in this area.
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3. Central Business District/Economics
The City of Garland's Central Business District (CBD) is located between the M-K- T
railroad tracks, the Santa Fe railroad tracks, and Glenbrook Drive. The core area is
a concentration of early twentieth century commercial buildings grouped around a
recently renovated square. Other retail, office, and commercial uses have
developed along Austin Street, State Street, and West Garland Avenue from the
original core area of the CBD to South Garland Avenue/North Star Road. These
businesses have been located in both converted residential houses and new office
structures. There is very little residential housing in this area. The residential
housing mixed with the business uses is evident south of West Garland Avenue. The
zoning in the Central Business District consists of CA/MF-2 which allows "any legal
height" and CA/MF-I which allows a maximum height of 85 feet. To date, the
tallest building in the downtown area is six stories (approximately 72 feet) with most
structures being either one or two stories.

The business uses of the core area are expanding into the residential neighborhoods
of the Central Area. Also, the churches in the Central Area are expanding their
property ownership. The primary direction of the CBD expansion has been to the
south. This movement is creating a mix of commercial, retail, and office
development with the existing single-family residential uses.

Current Trends in Downtown Revitalization

Current trends in small towns and cities have been to involve the local merchants
and property owners in a city's downtown revitalization. The Main Street Program,
as guided by the Texas Historical Commission, has been operating in downtowns of
cities with populations of less than 50,000 people. The concepts developed by this
program are transferable to any small to medium size city's downtown area. These
concepts involve organization of local merchants, promotion, design, and economic
restructuring. It is a combination of economic development efforts and historic
preservation. These principles are significantly different from past efforts such as
urban renewal and other public improvement projects (city hall projects with public
monies), pedestri an malls, or facade cover-ups.

A city's downtown can be the focus of community pride and identity. It is a symbol
of the community and reflects an image for the area. The economic development of
the downtown area is important in order to protect both the public and private
sectors' investments. The City has a capital investment (streets, sidewalks, sewers,
etc.) in the downtown area, and it is also a source of revenue for the City (sales tax
and property tax). The private sector investment includes both the commercial
buildings and their assets in the existing businesses. Downtown also provides an
opportunity for small, new businesses to start up as well as a creative area for new
investment (reusable buildings or redevelopment).

The current approach to downtown revitalization is focused on the participation of
local merchants and property owners. Overall, the approach is one of managing a
downtown area as a "unit" or similar to that of managing a shopping mall. This
approach involves the formation of a merchants organization or association and a
project manager to coordinate the planning, organization, and implementation. The
emphasis is on quality, publlc-prlvote partnerships, self-help programs, changing
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attitudes, and group promotions. Preservation and adaptive reuse of existing
structures is encouraged so as to take advantage of the existing buildings. There are
many techniques that can be used to benefit a downtown area, but the key to the
success of downtown revitalization is the organization and the active participation
of the local merchants and business owners, the City, and the Chamber of
Commerce.

Needs Identification

• The need to promote the downtown area. The downtown merchants need to
organize themselves in order to take the lead in the revitalization and the
promotion of the Central Area.

• The need to rovide new restaurants that serve Ii uor. Both merchants and
owntown emp oyees wou i e more restaurants in t e Central Area.

• The need to develop new and renovated retail and entertainment facilities in
the CBD. These facilities would attract more people to the downtown area.

• The Central Area/CBD needs an identifiable image. In order to promote the
Central Area, the uniqueness of the CBD needs to be packaged into an
identifiable image.

• The Central Area needs a comprehensive graphic system. The street signs,
directional signs, and business signs should be designed so as to be distinctive
to the Central Area.

• The need to provide additional pedestrian amenities.

• The need to consider public-private ventures to accomplish certain projects in
the Central Area.

• The need to protect and improve Garland's unigue downtown retail area.

Goals
I. To encourage the location and increase of business activity within Central

Garland.

2. To improve the appearance of the Central Area with special emphasis on the
Central Business Plaza and its historic buildings.

3. To strengthen the economic base of the CBD.

4. To strengthen the Garland CBD as a multiple use district that provides a focus
of urban, commercial, and social activity day and night.
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Recommendations
I. Retain Garland's City Hall and its major functions within the Central Area. It

is critical for the future of the downtown area for City Hall to demonstrate
support by restricting its expansion to the current site as the need arises for
additional office space.

2. Attract more quality, family restaurants to the Central Area. Also, high
quality restaurants with a private beverage club are needed in the Central
Area. Amend private beverage club Specific Use Permit (SUP) requirements
to allow smaller restaurants, such as those that could be developed in historic
houses.

3. Have more special events (festivals, concerts, entertainment) on the Plaza
during the year to bring people downtown. (At the present, there is
Octoberfest and the "Christmas on the Square" celebration which are
organized by City Staff.)

4. Attract more specialty stores and businesses to the Central Area by promoting
the uniqueness of historic, downtown Garland. (There will be increased
competition as the 1-30 corridor develops and S.H. 190 is constructed,
including the shopping mall planned for S.H. 190 and S.H. 78.)

5. Amend the health, building, and fire codes to allow redevelopment of existing
structures in a specified district of the Central Area. This district would
allow redevelopment to occur in older structures that may not meet current
health, building, and fire codes. This "overlay" district would have special
guidelines. (For example, restaurants in converted houses would be more
practical, or food vendors would be allowed on the Plaza.)

6. Conduct a feasibil ity study for a Farmer's Market site in the downtown area.

7. City Council must take a position on the future of the Old Power Plant and
property (located at Sixth Street and West Avenue A) that will benefit the
downtown in a positive manner. Options have been reviewed for a number of
years and very few financially feasible plans have been determined. If the
City does not intend to renovate the building for City office space by January,
1986, they should demolish it and pave the site for parking.

8. Organize downtown merchants to work with the Chamber of Commerce to
promote the Central Area.

9. Encourage business expansion and redevelopment in the eastern and western
portions of the study area.

10. Promote the renovation and adaptive reuse of the older commercial
structures. There are several tools that should be explored:
a. Tax incentives or abatement
b. Tax increment financing
c. Federal, State, and local grant, loan, and technical assistance programs
d. Historic preservation incentives
e. Industrial development bonds
f. Code education and enforcement
g. Joint public/private improvement projects
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Policies
I. The City shall retain its City Hall and other major functions in the CBD.

2. The City should make a commitment to resolve the problem of what to do with
the Power Plant structure and its property.

3. The City shall join with the downtown merchants and the Chamber of
Commerce to determine ways to strengthen the CBD market for the existing
retail establishments and to attract new retail uses.

4. The City should provide incentives and programs to encourage maintenance
and renovation of the older commercial areas.

Implementation Strategies
Task Responsible Body

I. Organize year-round activities on Plaza Downtown Merchants
Organization

2. Conduct a feasibil ity study for a
Farmer's Market

Downtown Merchants
Organization

City Staff
Consul tants

3.
4.

Power Plant Feasibil ity Study Consul tants

Commercial Clean Plan
(Environmental Health Department)

Downtown Merchants
Organization
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4. Historic Resources
The historic and cultural resources of an area are valuable because they give the
community a sense of identity as well as a distinctive character. There are special
houses, buildings, neighborhoods, and even natural resources (such as parks or lakes)
which have special meaning to the local residents. These local landmarks in a
community should be protected and preserved because they provide a unique
character for an area. With all the franchised restaurants, box-I ike apartment
buildings, and mundane office buildings, the historical sites and neighborhoods of a
community are the most interesting feature. In some cities, preservation and
adaptive reuse of historic structures and neighborhoods has been the leader in the
revitalization of an area. Preservation activities have been shown to stabilize and
improve property values, to increase tourism, to conserve resources, to improve
civic pride, to unify the local residents, and to reinforce the community's identity.
The preservation of older homes and buildings also provides an environment for
people to live and work in that is characterized by variety and unique architectural
styles. The benefits of preservation to urban revitalization are broad and should be
encouraged.

Needs Identification

• The need for historic preservation and conservation policies. Many residents
and property owners in Garland recognize the historic value of many
structures in the city. There is no City policy or ordinance, however, that
ensures the preservation and conservation of those historic resources.

• The need for a city-wide Preservation Plan. The City of Garland does not
have a formal plan to protect and showcase its historic resources.

• The need to rotect historic sites from incom atible uses. As redevelopment
and infill continues to occur in the Central rea, the historically significant
structures should be protected from incompatible uses or buildings that might
endanger their existence.

Goals
I. To identify sites of important historic or archeological significance.

2. To encourage the protection and recognition of residential neighborhoods,
individual houses, or non-residential structures with historical or cultural value
to the community via regulatory means (such as a preservation ordinance)
and/or financial incentives.
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Recommendations
I. City should develop and adopt a city-wide Historic Preservation Ordinance and

Preservation Plan.

a. Develop a historic subdistrict (or "overlay" district) to provide for the
protection and preservation of sites of historic and cultural significance
to the City of Garland.
o Recommend first area to be nominated: A portion of the Central

Area bounded by the M-K- T railroad tracks on the north, North
Star Road/South Garland Avenue on the west, Central Park on the
south, and the South Glenbrook Drive on the east side.

b. Develop a City recognition program to provide Historic Markers for
locally significant sites.

c. Encourage maintenance and rehabilitation of historically significant
structures and discourage alteration of their facades.

2. Encourage the support of local financial institutions for preservation activities
in the community (e.q., Lakewood Bank and Trust was instrumental in the East
Dallas revitalization).

3. Encourage active participation and support for neighborhood revitalization and
historic preservation in the City of Garland, including the Central Area, by
existing civic organizations (e.g., Chamber of Commerce, Garland Landmark
Society, and Garland Citizens for Historic Preservation).

Policies
I. The City should adopt a city-wide Historic Preservation Ordinance and Plan to

protect historic or culturally significant structures. The Preservation Plan
should be a component of the Garland comprehensive planning process.

2. The City should develop and implement a city-wide program for local
Historical Markers.

3. The City should support the preservation and adaptive reuse of local
historically and culturally significant structures, sites, and districts.
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Implementation Strategies
Task Responsible Body

I. Develop and implement a Preservation
Ordinance and Plan

City Council
Plan Commission
Staff

2. Develop and implement a Local Historical
Marker Program

City Council
Plan Commission
Staff

3. Public education program on
historic preservation

Central Area Homeowners
Garland Landmark Society
(other local organizations)
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5. Housing and Neighborhood Stability
The housing and neighborhood stability element of the Plan is concerned with the
continued identity and quality of the Central Area's residential neighborhoods,
protecting neighborhood integrity, and the provision of a variety of housing types for
the resi dents.

The City of Garland has several programs that are aimed at alleviating blighted and
substandard housing, rehabilitation of houses owned by low-income families, and
neighborhood improvement.

Needs Identification

• The need to make im rovements to the existin infrastructure in declinin
neigh orhoo s, any streets, curbs, sidewalks, and drainage systems need to
be upgraded in deteriorating neighborhoods.

• The need to provide new and renovated housing, especially for low to moderate
income families in the Central Area.

• The need to provide housing for the handicapped.

• The need to rehabilitate the older neighborhoods that have deteriorated. As
the older residential neighborhoods begin to decline, the single-family houses
are subject to renter occupancy and high turnover. Due to short-term
longevity, maintenance of individual housing units does not occur, thus causing
total neighborhood decline.

• The need to continue to enforce building codes and housing standards. This
will encourage maintenance of existing housing and neighborhood stability.

• The need to protect both the quality and stability of the single-family
residential neighborhoods in the Central Area. The existing residential
neighborhoods should be stabilized and protected from intrusive zoning.
Another negative intrusion is increased traffic. These neighborhoods provide a
vital role in the Central Area and should be preserved.

Goals
\. To encourage maintenance and rehabilitation of existing housing to provide

housing choices.

2. To encourage the protection and stabilization of residential neighborhoods.
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Recommendations
I. Maintain and protect stable residential neighborhoods throughout the study

area. Particular attention should be given but not limited to the following
ne ighborhoods:

a. Single-family neighborhood south of West Avenue D, east of the Santa Fe
railroad (bounded by Edgefield Street and South First Street);

b. Single-family houses on and south of West Avenue D (bounded by Central
Park, South Glenbrook Drive, and South Thirteenth Street, located west
of the Santa Fe railroad); and

c. Single-family houses on Eleventh Street, between West Avenue Band
West Avenue D.

2. Protect the existing single-family residential neighborhood in the Rodando
Street/West Avenue B area and incorporate with new development. This can
be accomplished with good landscaping and screening requirements.

3. Encourage architecturally co:npatible in-fill and maintenance of house facades
in area south of West Garland Avenue, between South Garland Avenue and
Ninth Street to West Avenue B.

4. Encourage residents to promote neighborhood stability through increased
mai ntenance of houses.

a. Encourage participation in "Clean Neighborhood System."
b. Encourage owner-occupi ed housi ng.
c. Encourage rehabilitaiton of existing housing where feasible through

building code variances, grant monies, public/private partnerships, and
tax incentives.

d. Encourage development of architecturally compatible new housing, such
as townhouses or cluster houses, where redevelopment is necessary.

Policies
I. Residential areas shall be protected from heavy traffic as a result of changes

in land uses or street design or location.

2. Encourage the development of affordable housing.

3. Continue to promote, and expand, the funding for low to moderate income
housing rehabilitation.

4. Protect residential neighborhoods stability and integrity from incompatible
land uses.
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Implementation Strategies
Task Responsible Body

I. Neighborhood Stability Program
(Environmental Health Department)

Central Area Residents
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6. Urban Design and Form
Urban design and form is one of the critical issues in the Central Area. The visual
appearance of this area is just as important to its future as is the condition of its
infrastructure or how the traffic is handled. The Central Area already has a
distinctive character due to its being the historic core of the City. Its history and
historic structures in conjunction with the traditional "town plaza" should be
emphasized, promoted, and protected rather than demolished or altered.

Urban design standards should be developed, adopted, and implemented for the
Central Area which reflects the desires of the residents and property owners to
improve the aesthetic quality of the area. The goals, recommendations, and policies
all reflect the community's desires for improving and protecting the Central Area.

Needs Identification

• The need for urban design standards to improve community appearance.
Elements to be considered should include signage, landscaping, screening,
treatment of parking and loading areas, architectural standards, and street
lighting.

• The need to control the size, appearance, and placement of signs. These
factors impact the community's aesthetics and image, traffic safety, and
neighborhood stability.

• The need for streetscaping and entry-way beautification plans. The Central
Area should have a coordinated program to improve its physical environment.

• The need for an Urban Design Plan for the downtown area. This type of plan
would address, with more specificity, the problems identified in this proposal
and would outline design guidelines.

Goals
I. To encourage architecturally compatible infi II development.

2. To encourage development of anchors/focal points within the Central Area.

3. To enhance community appearance and image.

Recommendations
I. Develop and adopt an Urban Design ordinance (or "overlay" district) for the

Central Area to provide for greater compatibility between sites with historic
and/or cultural significance and new or existing development to improve
overall community appearance.
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a. This ordinance (or overlay district) should include urban design
guidelines, such as architectural compatibil ity requirements, specific
signage standards, landscaping requirements, and performance standards.
Also, a streetscape plan with appropriate design elements such as street
lights and street signs that identify this area as "Old Garland" should be
included.

b. The ordinance should also provide for an Urban Design Review Board to
review all proposals.

2. Develop directional signage for parking areas, the Downtown Plaza, the
Performing Arts Center, and City Hall. Install unique street signs and street
lights within the Central Area so that it develops its own unique image.

3. Major revision of the City of Garland's sign ordinance is necessary.

a. Prohibit billboards in Central area. (CA/MF -2 and CA-B zoning districts
allow "off-premise attached and detached" signs.)

b. Other issues to be addressed include: portable signs; setback, height, and
size limitations; and wall graphics.

4. Develop detailed landscaping requirements as well as an implementation
system, for new development (except single-family uses) in the Central Area,
particularly along major thoroughfares and entrances to the downtown area as
well as those adjacent to residential and public uses.

5. Develop a streetscape plan for green space and trees along West Garland
Avenue, West Avenue D, and West Avenue B.

6. Develop a coordinated program for entry-way beautification of the major
entrances to the Central Area (i.e., Forest Lane, Highway 66, South and North
First Street, South Garland Avenue/North Star Road, and Glenbrook Avenue).
This program should include not only landscaping, but also control of signage,
setbacks, overhead utility lines and poles, poorly maintained structures and
property, uncurbed "substandard" streets, and open drainage ditches.

7. Reduce visual clutter in the Central Area.

Policies
I. A standing committee of the CAPC shall work with the City and its

consultants to prepare an Urban Design Ordinance and Plan for the Central
Area. Such plan and ordinance shall contain detailed drawings and guidelines
to improve the visual character of the Central Area, including:

a. Landscaping of public and private property;
b. Improving the street lighting;
c. Removal of overhead wires and utility poles;
d. Elimination of billboards;
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e. Signage design standards;
f. Buffering between residential and non-residential uses; and
g. Architectural standards for new construction and remodeling of existing

structures.

Implementation Strategies

Task Responsible Body

I. Develop Urban Design Ordinance and Consultant
Plan for Central Area

a. Urban Design Review Board Appointed Citizens

2. Revise Sign Ordinance Staff

3. Entry-way Beautification Study Consultant

4. Streetscape Plan Consultant

5. Landscape entrances Staff
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7. Community Services and Facilities
Community services and facilities, provided by both public or quasi-public entities,
are concentrated in Central Garland. The services and facilities described here are
those owned and operated by the City of Garland. The socio-economic needs of the
community should be evaluated by the City. The role of community services and
facilities is important to the overall quality of life in Garland.

Needs Identification

• The need to continue to expand the Carver Multi-Purpose Center and related
facilities.

• The need to encoura e additional communit service facilities to locate in the
entral Area.

Goals

I. To provide community services and facil ities to all segments of the population.

Recommendations
I. Encourage more public use facilities to locate within the Central Area.

2. Complete the Carver Multi-Purpose Center development.

3. Encourage continued use and, perhaps, expansion of the Performing Arts
Center and site.

4. Encourage the development of open space along the creek corridors.

5. Provide a variety of recreational activities at the two public parks which will
benefit the Central Area residents.

Policies
I. The City shall continue to provide social and community services at the

neighborhood level.

2. The City shall continue to support art, music, and other cultural activities.
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Implementation Strategies
Task Responsible Body

I. Carver Multi-Purpose Center Plan City Council
Staff
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8. Public Works
The public works element includes fire and police protection, the provision of water,
the removal of wastewater, the street system, and sanitation. In the Central Area,
unlike North and South Garland, the infrastructure has been in place for a number of
years and is beginning to deteriorate. Problems will arise as the infrastructure
shows signs of deterioration and needs replacement or when new development
cannot be handled by the existing facilities.

Needs Identification

• Improvement and maintenance of infrastructure. The Central Area's streets,
water lines, and sanitary sewers are aging and need increased maintenance.
As redevelopment occurs, special emphasis should be given to upgrading the
existing infrastructure.

Goals
I. To protect the health, safety, and welfare of the Central Area residents.

Recommendations
I. The City should continue to maintain, repair, and clean city streets, curbs,

gutters, and sidewalks.

2. Overhead utility lines should be relocated underground when possible.

Policies
I. The City shall replace and upgrade the existing water lines and sanitary sewers

as redevelopment occurs.
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IV. Implementation
This Plan represents the community goals and recommendations for the
revitalization and redevelopment of the Central Area. These goals,
recommendations, and policies have been adopted by the City Council as their guide
for decision-making concerning the Central Area. These policies will be
implemented by the City Staff, Plan Commission, and City Council through their
everyday decision-making process, involving the enforcement of various City
ordinances and growth management tools - the Zoning Ordinance and official zoning
map, as well as capital improvements programming.

A large portion of this Plan is a documentation of the results of the base studies and
surveys conducted by Staff and the CAPC. These studies, along with a great deal of
citizen participation, were used to develop the CAPC Task Force's recommendations
for the Central Area. These recommendations were combined with the goals that
had been adopted, and then policies were drafted to reflect these goals and
recommendations. Implementation strategies, where appropriate, were outlined at
the conclusion of each element.

Once this Plan, with its recommendations and policies, is adopted by City Council,
they become the official policies representing the citizens' chosen course of action
for urban development, based upon supporting base studies, citizen meetings, and
numerous surveys. This Plan should remain as a current statement of these policies
and should be reviewed yearly, and updated at least every five years. If the
community's goals change, then the official policies should be revised to reflect
these changes. If the public officials use these policies as guidelines while making
decisions related to the Central Area, the citizens can more effectively monitor the
implementation of the Plan's goals and recommendations. Two recommendations
were proposed that concern the implementation of the Plan:

• Initiate a Central Area Property Owners Association to protect and improve
neighborhood stability as well as commercial vitality.

a. Membership open to all property owners within defined boundaries.
b. Association would review all proposed developments, zoning changes, and

redevelopment plans and forward their comments to Plan Commission
and City Council.

c. Association should support and encourage revitalization of Central Area
in both commercial and residential areas.

d. Association should support urban design standards.
e. Association should assist in funding revitalization of Central Area.

• Maintain a permanent standing committee to oversee implementation of the
Central Area Plan and to provide comments to Plan Commission and City
Council on proposed deve lopments for the Central Area.

While the Plan does not include a detailed outline for the implementation of these
recommendations and policies, it does list particular tasks in the implementation
strategy portion of each element. These are the ordinances or programs which must
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be developed and adopted in order to achieve the recommendations of the Plan.
This Plan, with its goals, recommendations, and policies, serves as the framework to
coordinate and guide the revitalization and redevelopment of the Central Area. All
the recommendations, plus required actions, contained in the eight elements of the
Plan are summarized in Figure 18.

While there are eight "elements" to the Plan, five of these are considered critical to
the future of the Central Area. These are:

I. Land Use
2. Central Business District/Economics
3. Historic Resources
4. Housing and Neighborhood Stability
5. Urban Design and Form

The goals, recommendations, and policies in these five elements constitute the
major portion of the Plan. Within these, there are several recommendations that
must be stressed. Without following through on these, the substance of the Plan is
abandoned. They are:

I. Re-evaluation of Central Area zoning districts (CA/MF-I, CA-A, CA/MF-2,
CA-B, CA/MF-3, and CA-C), including uses allowed or not allowed, as well as
setback requirements and parking requirements.
(Land Use element, p. 111-4)

2. Retain Garland's City Hall and its major functions within the Central Area. It
is critical for the future of the downtown area for City Hall to demonstrate
support by restricting its expansion to the current site as the need arises for
additional office space.

(Central Business District/Economics element, p. 111-15)

3. City should develop and adopt a city-wide Historic Preservation Ordinance and
Preservation Plan.

a. Develop a historic subdistrict (or "overlay" district) to provide for the
protection and preservation of sites of historic and cultural significance
to the City of Garland.
• Recommend first area to be nominated: A portion of the Central

Area bounded by the M-K- T railroad tracks on the north, North
Star Road/South Garland Avenue on the west, Central Park on the
south, and the South Glenbrook Drive on the east side.

b. Develop a City recognition program to provide Historic Markers for
locally significant sites.

c. Encourage maintenance and rehabilitation of historically significant
structures and discourage alteration of their facades.

(Historic Resources element, p. 111-18)
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4. Maintain and protect stable residential neighborhoods throughout the study
area. Particular attention should be given but not limited to the following
neighborhoods:

a. Single-family neighborhood south of West Avenue D, east of the Santa Fe
railroad (bounded by Edgefield Street and South First Street);

b. Single-family houses on and south of West Avenue D (bounded by Central
Park, South Glenbrook Drive, and South Thirteenth Street, located west
of the Santa Fe rail road); and

c. Single-family houses on Eleventh Street, between West Avenue Band
West Avenue D.

(Housing and Neighborhood Stability element, p. 111-20)

5. Develop and adopt an Urban Design ordinance (or "overlay" district) for the
Central Area to provide for greater compatibility between sites with historic
and/or cultural significance and new or existing development to improve
overall community appearance.

a. This ordinance (or overlay district) should include urban design
guidelines, such as architectural compatibility requirements, specific
signage standards, landscaping requirements, and performance standards.
Also, a streetscape plan with appropriate design elements such as street
lights and street signs that identify this area as "Old Garland" should be
included.

b. The ordinance should also provide for an Urban Design Review Board to
review all proposals.

(Urban Design and Form element, p, 111-21)
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Figure 18

RECOMMENDA liONS AND IMPLEMENTATION SUMMARY

This chart identifies each recommendation, the type of action required, and the body responsible for its implementation. Recommenda-
tions are listed in abbreviated form. The page referenced in parentheses following each statement should be consulted for complete
explanation of the individual recommendations.

RECOMMENDATION ACTION REQUIRED RESPONSIBLE BODY

Land Use, Area-Wide

I. Re-evaluation of the Central Area
(CA) zoning districts (p. 111-4).

I. Revision of CA zoning districts. I. City Council
Plan Commission

2. To encourage private self-improve-
ment, City should clean up its own

"f properties (p, 111-4)•
.po

2. Maintenance of City-owned property. 2. City Staff

3. Clean up the Central Area, both
physically and visually (p. 111-4).

3. Funding. 3. City Staff

4. Develop a greenbelt area from the
PAC to Lou Huff Park (p, 111-4).

4. Conduct a feasibility study. 4. City Council
Park and Recreation Board
City Staff

5. Mandatory notification (400 feet
radius) on all house conversion
requests (p. 111-4).

5. Resolution or policy statement. 5. City Council

6. Mandatory public hearing and notifi-
cation (400 feet radius) on demolition
permits for structures in Central Area
(p, 111-4).

6. Resolution or policy statement. 6. City Council

7. Protect the . Central Area from
incompatible land uses (p. 111-4)

7. Revise the zoning districts. 7. City Council
Plan Commission



RECOMMENDATION ACTION REQUIRED RESPONSIBLE BODY

Land Usez Areo-S~ecific

I. a. Pursue well-planned development I. a. Prepare detailed, small area plans I. a. City Counci I
and enhancement of the Duck for areas of special concern. Plan Commission
Creek corridor (p, 111-4). Park and Recreation Board

b. Strive for office, office/tech, and b. Prepare detailed, small-area plans. b. City Council
retail type development in the area Plan Commission
between West State Street and
Forest Lane (p. 111-4).

c. Special consideration should be c. Special study. c. City Council
given to the type of future land Plan Commission
uses in the area bounded by West
State Street and Wilson Street
(p, 111-7).

<
I

2. Re-evaluate the 2. City CouncilV1 a. zoning in area 2. a. Revise zoning. a.
bounded by the Santa Fe railroad Plan Commission
tracks, West Avenue 0, First
Street, and MK-T railroad tracks
(p, 111-7).

b. Confine industrial uses to the area b. Zoning. b. City Council
around Austin Street and establish Plan Commission
design guidelines (p, 111-7).

3. a. Do not allow Commercial-2 zoning 3. a. Zoning. 3. a. City Council
or uses to spread east of Hopkins Plan Commission
Street or south of East Avenue 0
(p, 111-7).

b. Ercouroqe medium density residen- b. Zoning. b. City Council
tial development in area bounded Plan Commission
by East Garland Avenue, East
Avenue 0, and South First Street
(p. 111-7).



RECOMMENDATION ACTION REQUIRED

4. a. Recommend Planned Development
for Single-Family Historical
District in area along Tenth and
Eleventh Streets between West
Avenues A and D (p, 111-7).

4. a. Zoning.

b. Pursue cautious and careful
conversion from residential to non-
residential uses in the CA/MF-3
zoning district (p, 111-7).

b. Zoning.

c. Change zoning on South Eleventh
Street, between West Avenues B
and D, back to single-family zoning
(p, 111-8).

c. Zoning.

d. Remove multi-family uses from
the CA/MF -3 zoning district
(p. 111-8).

d. Zoning.

Tronsportation and Parking

I. More conveniently located parking
spaces are needed in the downtown
busi ness area (p, 111-10).

I. Parking Study.

2. Improve access into the Central Area
(p. 111.,.10).

2. Adopt policy to guide thoroughfare
planning.

3. City Hall should enforce compliance
with the parking directive for City
employees (p, 111-10).

3. Develop parking ID stickers.

4. Eliminate, where possible, one-way
streets, and do not create any
additional one-way streets (such as the
Ninth Street/Glenbrook Drive couplet)
(p. 111-10).

4. Amend Thoroughfare Plan.

RESPONSIBLE BODY

4. a. City Council
Plan Commission

b. City Counci I
Plan Commission

c. City Council
Plan Commission

d. City Council
Plan Commission

I. City Staff

2. City Council
Plan Commission

3. City Council
City Staff

4. City Council
City Staff



RECOMMENDATION ACTION REQUIRED

s. Re-name "West and East Garland
Avenue" to "Main Street" (p. 111-10).

s. Petition City Council.

6. Plan and develop pedestrian linkages
within downtown area (p. 111-10).

6. Develop design solutions.

7. Careful consideration should be given
to the location of the DART bus stops
in the Central Area (p, 111- 10).

7. Analyze circulation patterns.

8. Long-range planning decisions should
consider the impact of the proposed
DART rapid rail station on future land
uses (p, 111-10).

8. Future studies required.

9. Design the extension of West Avenue
-;:: B so as to reduce the negative impact
" on the Duplex-zoned property located

at West State Street and Forest Lane
(p•.III-IO).

9. Engineering drawings.

10. Eliminate the "five-point" intersection
of Garland Avenue, Lavon Drive, and
First Street (p.III-IO).

10. Capital Improvements Program (CIP)
funding.

Central Business District/Economics

I. Retain Garland's City Hall and its
major functions within the Central
Area (p, III-I 5).

I. Adopt a policy to remain in the
Central Area.

2. Attract more quality, family res-
taurants and amend SUP requi rements
for private beverage clubs in the
Central Area (p, 111- IS).

2. Promotional activity and revision of
zoni ng ordi nance.

3. Have more special events on the Plaza
(p. 111- IS).

3. Promotional activity.

RESPONSIBLE BODY

S. City Council

6. City Council

7. DART
City Staff

8. City Council
Plan Commission

9. City Staff

10. City Council

I. City Council

2. City Council
Downtown Merchants
Chamber of Commerce

3. Downtown Merchants



RECOMMENDATION ACTION REQUIRED

4. Attract more speciality stores and
businesses to the Central Area
(p, 111-15).

4. Promotional activity.

5. Amend the health, building, and fire
codes to allow redevelopment of
existing structures (p, 111-15).

5. Review and amend codes where
appropriate.

6. Conduct a feasibility study for a
Farmer's Market site (p.III-IS).

6. Study potential locations.

7. City Council must take a position on
the future of the Old Power Plant
(p.III-IS).

7. Policy on Old Power Plant future.

8. Organ ize downtown merchants to work
< with the Chamber of Commerce to
c!x, promote the Central Area (p. 111-15).

8. Organize downtown merchants.

9. Encourage business expansion and
redevelopment in the eastern and
western portions of the study area
(p. 111- 15).

9. Policy.

10. Promote the renovation and adaptive
reuse of the older commercial
structures through various incentives
(p, 111-15).

10. Deve lop appropriate
pol ici es, and programs.

ordinances,

Histor ic Resources

I. City should develop and adopt a city-
wide Historic Preservation Ordinance
and Preservation Plan, including a
local Historic Markers program
(p, 111-18).

I. Develop and adopt a Preservation
Ordinance and Plan. Identify historic
sites and establish incentives.

RESPONSIBLE BODY

4. Downtown Merchants

5. City Council

6. Consultants

7. City Counci I

8. Chamber of Commerce
Downtown Merchants

9. City Council
Chamber of Commerce

10. City Council
City Staff

I. City Council
Plan Commission
City Staff



RECOMMENDATION ACTION REQUIRED

2. Encourage support of local financial
institutions for preservation activities
(p, 111-18).

2. Promotional.

3. Encourage active participation and
support for neighborhood revitaliza-
tion and historic preservation by local
organizations (p, 111-18).

Housing and Neighborhood Stability

3. Promotional.

I. Maintain and protect stable residential
neighborhoods (p, 111-22).

I. Policy.

2. Protect the existing single-family
residential neighborhood in the

f Rodando Street/West Avenue B area
<o (p, 111-22).

2. Policy.

3. Encourage architecturally compatible
in-fi II and maintenance of house
facades in area south of West Garland
Avenue, between South Garland
Avenue and Ninth Street to West
Avenue B (p. 111-22).

3. Urban Design Ordinance.

4. Encourage residents to promote
neighborhood stability (p, 111-22).

4. Continue to expand and promote the
Neighborhood Stability Program,
adjust codes.

Urbm Design and Form

I. Develop and adopt an Urban Design
ordi nance for the Central Area
(p, 111-25 and 26).

I. Develop and adopt Urban Design
ordinance.

2. Develop directional signage (p. 111-26). 2. Develop and install new signage.

RESPONSIBLE BODY

2. Financial Institutions

3. Central Area Homeowners
Garland Landmark Society

I. City Council

2. City Council

3. City Council
Plan Commission

4. Central Area Residents
City Staff

I. City Counci I
Plan Commission
Consultant

2. City Staff



RECOMMENDATION ACTION REQUIRED

3. Revise sign ordinance (p. 111-26). 3. Research alternative regulations,
develop revisions, and adopt revised
sign ordiance.

4. Develop detailed landscaping require-
ments for new development in the
Central Area (p, 111-26).

4. Develop and implement
landscaping requirements.

new

5. Streetscape plan for West Garland
Avenue, West Avenue D, and West
Avenue B (p. 111-26).

5. Develop design solutions and funding.

6. Deve lop a coordinated program for
entry-way beautification (p, 111-26).

6. Develop design solutions and funding.

- 7. Reduce visual clutter in the Central
'f Area (p, 111-26).

7. Implement Commercial Clean Pro-
gram and develop further policies.

o
Commooity Services and Facitifies

I. Encourage more public use facil ities
to locate within the Central Area
(p, 111-29).

I. Provide space, promotional.

2. Complete the Carver Multi-Purpose
Center development (p, 111-29).

2. Adopt Carver Multi-Purpose Plan.

3. Encourage continued use, and perhaps"
expansion of the Performing Arts
Center and site (p, 111-29).

3. Promotion and needs assessment plan.

4. Encourage the development of open
space along the creek corridors
(p, 111-29).

4. Follow recommendations contained in
the PARD document, Development
Guidelines for Parks and Recreation,
1980-1990.

RESPONSIBLE BODY

3. City Council
Plan Commission

4. City Council
Plan Commission

5. Consultant
City Staff

6. City Staff

7. City Council
City Staff

I. City Council

2. City Council
City Staff

3. City Council
City Staff

4. City Council
Plan Commission
Park and Recreation Boord



RECOMMENDATION

s. Provide a variety of recreational
activities at the two public parks
which will benefit the Central Area
residents (p, 111-29).

Ptblic Works

I. The City should continue to maintain,
repair, and clean city streets, curbs,
gutters, and sidewalks (p. 111-3I).

2. Overhead utility lines should be
relocated underground when possible
(p, 111-3I).

_ Implementation
<
I= I. Initiate a Central Area Property

Owners Association to protect and
improve neighborhood stability as well
as commercial vitality (p. IV-I).

2. Establish and
committee to
tation of
Pion (p, IV-I).

maintain a permanent
oversee the implernen-
the Central Area

ACTION REQUIRED

s. Continue to provide and expand
existing activities.

I. CIP and Community Development
(CD) funding.

2. CIP and CD funding.

I. Organization.

2. Continue to use the Steering
Committee and establish procedures.

RESPONSIBLE BODY

s. Park and Recreation Board
City Staff

I. City Counci I

2. City Council

I. Central Area
Property Owners

2. City Council
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APPENDIX A

Organizational structure of the Central Area
Plaming Committee

• Members
• Steering Committee
• Technical Task Forces
• Geographic Task Forces
• Organizational Structure of the CAPC
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CENTRAL AREA PLANNING COMMITTEE
MEMBERS

Joe Holt, Chairman
Johnie Marshall, Vice-Chairman
Ruby Armstrong
Charles Clack
Rick Clopton
Tommy Cooksey
Gerry Cooper
Charles Day
George Drum
Carol Farrar
Richard Ferrara
Marie Frantz-Murphy
Steve Hallman
Michael Hayslip
Holly Hollenshead
Don Jones
Ed King
Robert King
Bill McCoy
Jack McDaniel
James McQuaid
Darrell Marshall
Chuck Martin
Merle Mueller
Dorothy O'Neal
Bonnie Price
Vickie Shipley
Rev. A. E. Sharp
Ancelyn Smith
Allan Stafford
Charles Stokes
Dr. Carr Suter
Carl Taylor
Louis Wiggins
Dr. Robert B. Wiggs
M. D. Williams, IV
Charles Wright
Vivian Yarborough
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CENTRAL AREA PLANNING COMMITTEE

STEERING COMMITTEE

Joe Holt, Chairperson

Johnie Marshall, Vice-Chairperson

Rick Clopton

Richard Ferrara

Don Jones

Bill McCoy

Jack McDaniel

Chuck Martin

Merle Mueller

Marie Murphy

Vivian Yarborough
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CENTRAL AREA PLANNING COMMITTEE
TECHNICAL TASK FORCE

Leader: Richard Ferrara

Land Use Task Force

Issues: Existing/new development, redevelopment, zoning, property ownership,
environmental conditions, demographics

Rick Clopton
Gerry Cooper
Steven Hallman
Ed King
Robert King

Economic Task Force

James McQuaid
Merle Mueller, Chairperson
Bonnie Price
Robert B. Wiggs
M. D. Williams, IV

Issues: Employment, retail/commercial uses, economic vitality

Charles Clack
Charles Day
Carol Farrar
Steven Hallman
Michael Hayslip
Ed King
Bill McCoy, Chairperson

Community Revitalization Task Force

Jack McDaniel
Marie Murphy
Charles Stokes
Carl Taylor
M. D. Williams, IV
Charles Wright

Issues: Historic preservation, residential/commercial, neighborhood stability,
housing condition, urban design

Tommy Cooksey
Gerry Cooper
Charles Day
Carol Farrar
Michael Hayslip
Robert King
Jack McDaniel
Darrell Marshall
Johnie Marshall
Chuck Martin, Chairperson

Transportation Task Force (Dissolved)

Marie Murphy
Bonnie Price
Vicki Shipley
Allan Stafford
Charles Stokes
Carr Suter
Louis Wiggins
M. D. Williams, IV

Issues: Access, street condition, parking, DART

Robert King
.Johnie Marshall

Louis Wiggins
Charles Wright, Chairperson
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CENTRAL AREA PLANNING COMMITTEE
GEOGRAPI-IIC* TASK FORCE

Leader: Don Jones

Central Business District East Zone

George Drum
Holly Hollenshead
Robert King
M. D. Williams

Ruby Armstrong
Jack McDaniel
A. E. Sharp
Louis Wiggins

West Zone Central Zone

Charles Clack
Rick Clopton
Charles Day

Darrell Marshall
Chuck Martin
Ancelyn Smith
Vivian Yarborough

*Responsible for zone meetings to include property owners and residents to
disseminate and receive information toward the development of the Central Area
Plan.
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ORGANIZATIONAL STRUCTURE
OF THE CENTRAL AREA PLANNING COMMITTEE

CITY COUNCIL

PLAN COMMISSION

CENTRAL AREA PLANNING COMMITTEE

STEERING COMMITTEE

TECHNICAL TASK FORCES GEOGRAPHICAL TASK FORCES

Land
Use

Economic Community
Revitalization

Transportat ion CBD East West Central
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CENTRAL AREA PLANNING COMMITTEE
SYNOPSIS OF MEETINGS

AprilS, 1984 Central Area Planning Committee (CAPC) Meeting
Fourth Floor Conference Room

General organizational meeting. CAPC membership totals
thirty-eight people (see Appendix A) including Downtown
Development Committee members and citizens appointed by
City Council. Jack McDaniel was appointed Interim Chairman
by the Mayor. At this meeting, Joe Holt was elected Chairman
and Johnie Marshall was elected Vice-Chairman. Discussion took
place regarding purpose of the CAPC.

April 19, 1984 Steering Committee Meeting
Fourth Floor Conference Room

Seven people appointed to Steering Committee (see Appendix A)
prior to this meeting. They determined the organizational
structure (Geographic and Technical Task Forces and
sub-committees), determined the goals of the CAPC, and
developed a work program and established boundaries of the
planning area.

May 2, 1984 CAPC General Meeting
Performing Arts Center

CAPC adopted "Goals Statements for CAPC" and "Goals of
Central Area Pian." The task forces and director of the CAPC
were discussed. Preliminary assignments to committes were
based on responses to questionnaires (see Appendix A for
committee membership). Staff reviewed previous Central Area
studies and project proposals.

May 9, 1984 Technical Task Force Leaders' Meeting
Fourth Floor Conference Room

R. Ferrara held a meeting with the chairperson and vice-
chairperson of each of the four committees of the Technical
Task Force. General concepts, ideas, and direction of these
groups were discussed. Main issues were access to the area,
parking, protection of residential areas, and the economic health
of the Central Area. Also, discussed scarcity of fine restaurants
in this area.
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May 16, 1984 Technical Task Force Leaders' Meeting
Fourth Floor Conference Room

Generalized discussion continued plus specifics for each
committee were discussed.

June 5, 1984 Lmd Use Task Force Meeting
Performing Arts Center

Organizational meeting in which the goals and tasks of this group
were discussed. The Central Area was divided into eleven (II)
sub-areas for the land use survey by members.

Jme II, 1984 Community Revitalization Task Force Meeting
Performing Arts Center

Organizational meeting in which the goals and tasks of this group
were discussed. Subject areas for this committee included
housing conditions, historic structures, neighborhood stability
and identification, and urban design. Decided to conduct a
housing conditions survey of the Central Area. Also, agreed on
using the same eleven (II) sub-areas identified by the Land Use
Task Force. Considerable discussion on the issue of historic
preservation in Central Area took place. Handouts provided on
historic designation, historic structures research, and
neighborhood plans.

June 12, 1984 Economic Task Force Meeting
Fourth Floor Conference Room

Organizational meeting in which the goals and tasks of this group
were discussed. Decided to survey the business owners within
the Central Area planning boundaries. Drafted the survey
questionnaire. Staff obtained business names and addresses from
Cole's Criss-Cross Directory, had survey typeset, and mailed 595
surveys.

June 19, 1984 Lmd Use Task Force Meeting
Performing Arts Center

Progress of research on land use survey was discussed. A
hand-out on the objective, issues and concerns, and tasks of this
group was reviewed.

June 20, 1984 Geographic Task Force Meeting
Fourth Floor Conference Room

Organizational meeting in which the first community meeting
plans were discussed. Methods of advertising meeting were
reviewed. Purpose of this group discussed.
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June 25, 1984 Community Revitalization Task Force Meeting
Performing Arts Center

Progress of research on housing conditions was discussed. Also,
reviewed handout on the objective, issues/concerns, and tasks of
this committee.

J\Xle 27, 1984 Geographic Task Force Meeting
Performing Arts Center

Finalized plans for Community Meeting on July 16. Decided to
have flyers and small posters printed. Also, decided to invite
entire area residents and property owners, rather than meet by
geographic zones.

J\Xle 27, 1984 CAPC General Meeting
Performing Arts Center

Purpose of this meeting was to have reports from the Technical
and Geographic Task Forces on their progress and to present a
program on pertinent city departments' activities in the Central
Area. Committee members attended this meeting in the
Performing Arts Center. The city departments highlighted at
this meeting were Traffic and Transportation, Parks,
Environmental Health, and State and Federal Relations. Also,
ideas for a logo on the Central Area Plan were discussed.

July 16, 1984 Community Revitalization Task Force Meeting
Performing Arts Center

Discussed progress of research on housing conditions and
neighborhoods. Jim Eidson, Environmental Health Department,
was present to discuss the "Clean Neighborhood System."

July 16, 1984 Community Meeting for CPAC
Gold Medallion Room

Approximately fifty-five (55) people attended this meeting which
lasted almost two hours. Most of the comments centered on
street maintenance, traffic congestion, and parking in the
Downtown Area.

July 19, 1984 Transportation Task Force Meeting
Fourth Floor Conference Room

Organizational meeting to discuss the goals of this group. John
Friebele, Director of Traffic and Transportation, was present to
discuss transportation issues in the Central Area.
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August 2, 1984 LCI'ldUse Task Force Meeting
Fourth Floor Conference Room

Discussed information provided by Staff on population, housing,
topography. Also, discussed land use research. Initial discussion
of problems and opportunities with regard to land use, zoning,
and population. Identified areas of concern versus stable areas.
Began to identify problems and opportunities.

August 6, 1984 Community Revitalization Task Force Meeting
Performing Arts Center

Discussion of progress on housing conditions research and
significant historic structures within the Central Area. Decided
to survey selected areas of Central Area for resident's opinions
on future redevelopment. Drafted the survey questionnaire.

August 13, 1984 Economic Task Force Meeting
Fourth Floor Conference Room

Initial review of results of economic survey sent to business
owners in the Central Area. Seventy-two (72) surveys completed
and returned. Group members decided. they would follow-up on
unanswered surveys. Also, started discussing problems and
opportunities in economic issues and developed initial list.

August 16, 1984 Transportation Task Force Meeting
Fourth Floor conference Room

Meeting aborted due to lack of attendance.

August 16, 1984 LCI'ldUse Task Force Meeting
Fourth Floor Conference Room

Discussed specific sub-areas to concentrate on their problems
and opportunities. Four (4) areas identified, with one being
divided. Problems and opportunities were addressed for two of
these areas.

August 20, 1984 Community Revitalization Task Force Meeting
Performing Arts Center

Discussion and revision of community revitalization's (draft)
survey of selected areas. Also, the two areas to be surveyed
were identified. Problems and opportunities in each area were
discussed in great detail.
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August 28, 1984 Economic Task Force Meeting
Fourth Floor Conference Room

Discussion of results of committee members' calls to businesses
in Central Area. Resulted in 154 surveys being completed. Also,
reviewed list of problems and opportunities created at August 13
meeting. This list was revised to five major concerns.

August 29, 1984 Technical Task Force Leaders' Meeting
Fourth Floor Conference Room

The four committees and their research activites were discussed.
Reports on their progress were made by Merle Mueller, Chuck
Martin, and Bill McCoy. Decided to have these three groups
meet and make recommendations which will form the draft of
the Central Area Plan policies.

September 10, 1984 Lmd Use Task Force Meeting
Fourth Floor Conference Room

Discussion continued on recommendations for the four target
areas. Report will be drafted describing this task force's
activities and recommendations.

September 19, 1984 Economic Task Force Meeting
Fourth Floor Conference Room

Reviewed results of Central Area Business survey. With the
members' follow-up, a 22% return rate was achieved. Results
were not surprising, with the business owners comments falling
in line with the general comments usually mentioned. Decided
to have a report drafted regarding the survey results and their
recommendat ions.

September 20, 1984 Community Revitalization Task Force and Geographic Task Force
Meeting
Fourth Floor Conference Room

Discussed "Neighborhood Profi le'' survey. Agreed on method of
distribution of survey by task force members.

October 8, 1984 Community Revitalization Task Force Meeting
Fourth Floor Conference Room

Discussed progress of completed surveys returned to Planning
Department. Decided to wait one more week before totaling the
results. Began to formalize recommendations.
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October 17, 1984 Community Revitalization Task Force and Geographic Task Force
Meeting
Fourth Floor Conference Room

Discussion took place regarding the first draft of Community
Revitalization recommendations. Decided to mail draft to
members for further comments. (Since only two replies were
received, it was decided to conclude the recommendation
process at this point.)

December I I, 1984 Steering Committee Meeting
Fourth Floor Conference Room

Steering Committee members reviewed and discussed the reports
from the Land Use, Economic, and Community Revitalization
Task Forces. Staff reported on transportation issues.
Committee decided to ask the Economic Task Force to meet
again to consolidate and expand their recommendations.

Committee decided to combine the reports and recommendations
to form the draft for the Central Area Plan. They proposed to
have this draft Plan available for the overall committee by
February, 1985.

December 18, 1984 Economics Task Force Meeting
Third Floor Conference Room

Discussed, revised, and expanded their recommendations for
Central Area businesses and the downtown area. Economic Task
Force Report revised accordingly.

March 14, 1985 Steering Committee Meeting
First Garland Savings Conference Room

Steering Committee members started their review of the first
draft of the Central Area Plan. Revisions were discussed and
ag reed upon.

March 19, 1985 Steering Committee Meeting
First Garland Savings Conference Room

Steering Committee members completed their review of the
first draft of the Central Area Plan. Decided to have Staff
make the revisions and produce Draft 2. They decided to have
the overall committee review and adopt the Plan at a luncheon
meeting on April 4.
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April 4, 1985 CAPC General Meeting
Performing Arts Center

The Committee reviewed the Plan and adopted it with revisions.

May 6, 1985 City Council Work Session
Fourth Floor Conference Room

Draft 3 of the Central Area Plan was presented to the City
Council for their review and comment.

Jme 25, 1985 Work Session - City Council, Plan Commission, and CAPC
Performing Arts Center

A review session of the Plan and its concepts was conducted.
The Mayor recommended that the Plan Commission hold a public
hearing for the Plan as soon as possible.

July 22, 1985 Plan Commission
Council Chambers

Public hearing for the Central Area Plan. The Plan Commission
recommended adoption of the Plan.

August 6, 1985 City Council
Council Chambers

Public hearing for the Central Area Plan.
recommended adoption of the Plan.

The Council

August 20, 1985 City Council
Council Chambers

The Council adopted, by Resolution No. 5668, the Central Area
PICDl. A memo outlining the Initial Action Steps was also
reviewed.
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APPENDIX C

Task Force Reports

• Land Use
• Community Revitalization

• Economic
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CENTRAL AREA PLANNING COMMITTEE

LAND USE TASK FORCE REPORT

Purpose

The Land Use Task Force was formed to study issues concerning present land
use, property ownership, existing and proposed development, zoning issues, and
environmental conditions within the study area. Traffic and transportation issues
were later added to their responsibilities.

In order to study the current conditions within the study area, task force
members surveyed· the existing land uses and compared those to the current
zoning on the property. Additional data regarding demographics, zoning, and
topography was collected and presented to this Task Force.

History

The Central Area of Garland first saw development in the 1850s, with the
railway tracks being laid in the 1880s. The town began to grow by the 1900s
and the town square area was fully developed by the 1920s. Residential
neighborhoods developed around the commercial core and began to spread
outward. Until the 1930s, the City limits were basically the same as the study
area boundaries. As a result, a variety of different land uses have developed
within a relatively small area. Today there exists a unique variety of old and
new structures adjacent to each other. The Central Area has the most unusual
collection of uses anywhere within the City of Garland. The City has the
opportunity to direct future development which would protect the existing
development while still reflecting a positive growth environment.

The Land Use Task Force recognizes that the issues of changing land uses,
transi tional areas, expansion of commercial/retail uses into residential
neighborhoods, and decline of physical appearance in both residential and non-
residential districts has created a need for specific recommendations that
address these issues.

Goals

Goals pertinent to the Land Use Task Force include:

• Support development of mass transit, linking Central Garland with the
rest of the city and the metropolitan area.

• Encourage development of anchors/focal points within the Central Area.
• Encourage sensitive development of the Duck Creek corridor.
• Encourage the development of linkages between areas within the Central

Area.
• Improve major entrances to Central Garland, both functionally and

aesthetically.
• Encourage the compatibility of new development with the existing land

uses in the Central Area.
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With these goals in mind, the issues or concerns to be considered by this task
force included:

• Compatibility among adjacent land uses, both existing and future.
• Appropriate maintenance, revitalization, and/or redevelopment of older

areas where land use patterns are already changing or may soon begin to
change, including infill development of vacant lots in established
neighborhoods.

• Policies and procedures for an ongoing land use planning process.
• Proper mix of land uses (acreage and distribution) to achieve a balanced

tax and economic base.
• Effective and reasonable development regulation, including zoning,

subdi vision regulations, construction and environmental codes.

Survey/Research

The first task was to conduct a survey of current land uses to provide
information as to the types of uses within the study area. These results were
then mapped on a 1"=200' scale map according to a color-coded legend to create
a graphic representation of the Central Area's land uses.

Land uses in the Central Area are varied, including single-family and multi-
family residential, office, retail, commercial, and industrial uses. Only south of
West Avenue D, both east and west of the Santa Fe railroad tracks, are there
concentrations of single-family residential neighborhoods. The neighborhood west
of the Santa Fe tracks is the oldest in Garland. The area east of the Santa Fe
railway tracks, north of Avenue D, has a hodgepodge of commercial uses with
some retail uses and single-family residential houses. Between the Santa Fe
railroad tracks and South Glenbrook Drive (north of West Avenue D) are office,
retail, and governmental land uses. The area between South Glenbrook. Drive
and the study area's west boundary (State Street) is a mix of residential,
offices, and retail uses, with some commercial uses near the Forest Lane area
and numerous churches.

Once again, it became apparent that we have unsightly development along
portions of South Garland Avenue and along the streets that lead into the five-
point intersection of First Street, West Garland Avenue, and Lavon Drive. This
issue, while primarily a visual problem that needs to be solved through urban
design standards, is also a concern to the Land Use Task Force. Some control
can be achieved through tighter zoning standards (such as landscaping and
screening) and revisions to the types of uses allowed in a zoning district.

Demographics, including both population and housing data, have been collected
and analyzed. The population of the study area is 2,942 people, a slight decline
from the 1970' s population.
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Zoning districts within the study area were identified and briefly outlined. The
study area's predominate zoning districts are the Central Area districts
(CA/MF -1, CA/MF -2, and CA/MF -3), Single-Family residential, Commercial (C-1
and C-2), and Medium Industrial (M!) districts. Other zoning includes General
Business (GB/MF -2), Neighborhood Service (NS), Duplex, Quadraplex, Apartment,
and several Planned Developments.

Relationships between transportation patterns and land uses were studied and
evaluated. Transportation includes not only streets and alleys, but also
sidewalks, pedestrian alleyways, mass transit (the DART station), bus routes, and
parking facilities. The type and design of future street improvements will have
a direct impact on the adjacent land uses.

In order to permit a more detailed analysis, several areas were identified which
needed the most guidance and were assigned top priority. These four priority
areas were described as being transitional and without specific direction and
were designated as Areas A, B, C, and D as shown in Figure 1. Area A
(defined as west of South Garland Avenue, between West State Street and
Forest Lane) is in transition from residential to non-residential uses. There are
commercial, office and retail establishments concentrated along South Garland
A venue and Forest Lane, and a small single-family residential neighborhood west
of Wyatt's Cafeteria. Area B (bounded on the west by South Garland
Avenue/North Star Road; South Ninth Street on the east; West Avenue D on the
south; and Austin and West State Streets on the north) is also in transition from
residential uses to non-residential uses, but includes some historically significant
structures. It was subdivided into two sections due to the diverse land uses
within its boundaries. Area B-1 contains single-family residential houses mixed
with offices, retail uses, church facilities and includes houses converted to non-
residential uses. Area B-2 is predominately residential in nature with both
single-family houses and multi-family dwelling units and some retail and office
uses on West Garland Avenue. Area C (bounded by the Santa Fe tracks, the
MKT tracks, South and North First Street, and West Avenue D) was identified as
primarily commercial with a few remaining residential uses, some retail and
industrial uses, and pockets of vacant lots. The fourth, Area D (bounded by
East Garland Avenue, South First Street, and East Avenue D), is a mix of
commercial uses, vacant land, and a scattered number of small houses.

Following evaluation of the study area, including specific target areas,
recommendations were developed to reflect the concerns of the Land Use Task
Force.

LAND USE TASK FORCE RECOMMENDATIONS

General

1. Protect neighborhood integrity in single-family residential neighborhood
south of West Avenue D, on east side of Santa Fe railroad tracks,
(bounded by Edgefield Street and South First Street).
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Figure I: Mopof Torget Areas
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2. Protect neighborhood integrity of houses on and south of West Avenue D
as a single-family residential neighborhood (bounded by Central Park, South
Glenbrook Drive and South Thirteenth Street, located west of the Santa Fe
railroad tracks).

3. Landscape entrances into Central Area (i,e, Forest Lane, Highway 66, South
and North First Street, South Garland Avenue, etc.)

4. Discourage development of proposed Ninth Street - Glenbrook Drive couplet
because of negative impact on residential area.

5. Plan and develop pedestrian linkages within downtown area.

6. Careful consideration should be given to the location of the DART bus
stops in the Central Area.

7. Long-range planning decisions should consider the impact of the proposed
DAR T rapid rail station (at North Fifth Street and West Walnut Street) on
future land uses in that area.

Area A (See Map)

8. Pursue well-planned development and enhancement of the Duck Creek
corridor, in terms of both allowable land uses and urban design guidelines.

9. Design the extension of West Avenue B so that
south and east as possible so as to reduce the
undeveloped thirty-three acre tract (currently
District) located at State Street and Forest Lane.

10. Strive for office, office/tech, and retail type development in the area
between West State Street and Forest Lane. If any new high density
residential development is built, it should be located east of Duck Creek.

it is constructed as far
negative impact on the
zoned Duplex Dwelling

11. Special consideration should be given to the type of future land uses as
residential uses change to non-residential uses in the area bounded by West
State Street, North Star Road, Wilson Street, and Roosevelt Street.

12. Protect the existing single-family residential neighborhood in the Rodando
Street/ Avenue B area and incorporate with new development. This can be
accomplished with good landscaping and screening requirements.

Area B (See Map)

13. Encourage architecturally compatible in-fill and maintenance of house
facades in area south of West Garland Avenue, between South Garland
Avenue and Ninth Street to West Avenue B.

14. Remove multi-family uses from the CA/IVIF-3 zoning district.

15. Pursue cautious and careful conversion from residential to non-residential
uses in the CA/MF -3 zoning district.

16. Protect the residential character of Eleventh Street, between West
Avenue B and West Avenue D.

17. Recommend Planned Development for Single-Family Historical District to
control intrusion of non-residential uses in the area along Tenth and
Eleventh Streets between West Avenue A and West Avenue D.
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Area C (See Map)

18. Plan and develop a Farmer's Market site within the downtown area, east of
the Santa Fe railroad tracks.

19. Encourage more public use facilities to locate within the Central Area.

20. Confine industrial uses to north of Austin Street with design guidelines.

21. Re-evaluate zoning in the area east of Santa Fe tracks, north of West
Avenue D (wide range of uses allowed in Commercial-2 and Medium
Industrial districts).

22. Develop a greenbelt area from the Performing Arts Center to the Lou Huff
Park along the natural drainage way between the two points.

Area D (See Map)

23. Stress medium density residential development in triangular area bounded by
East Avenue B, East Garland Avenue, East Avenue D, and Hopkins Street.

24. Do not allow Commercial-2 zoning to spread east of Hopkins Street or
south of East A venue D.

25. Eliminate the "five-point" intersection of Garland Avenue, Lavon Drive, and
First Street through redesign of the interchange.

26. Plan and develop a housing development for senior citizens in the area east
of South First Street.
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CENTRAL AREA PLANNING COMMITTEE

COMMUNITY REVITALIZATION TASK FORCE REPORT

Purp~e

The Community Revitalization Task Force was formed to study issues concerning
neighborhood stability, housing conditions, historic preservation, and urban design
within the study area. Urban design standards will be developed once the land use,
transportation, neighborhood stability, and historic preservation issues have been
addressed.

In order to study and understand current conditions within the study area, this task
force has conducted a housing conditions survey and a review of the Dallas County
Historic Resource Survey sites within the Central Area. Also, in conjunction with
the Geographic Task Force, they conducted a Neighborhood Profile Survey of two
specific areas within the study boundaries. The results of this survey are reviewed
herein, followed by recommendations.

History

During the later 1800s, three communities developed within the present city limits
of the City of Garland. They were known as "Duck Creek," "Embree," and "New
Duck Creek," and, now, two of the subdivisions in the Central Area carry the names
"Embree" and "Duck Creek." By 1930, most of Garlands 1500 residents lived in a
residential area bounded by Austin Street, First Street, Avenue G, and Duck Creek.
An obvious result is that today, this area contains the oldest neighborhoods of
Garland. Outside the 1930 city limits, there were only scattered farmhouses. These
older residential neighborhoods have decreased in size from their original boundaries
as a result of the expansion of non-resi dential uses away from the downtown core.
Non-residential (commercial, retail, or office) expansion has one of two possible
impacts on these neighborhoods: (I) single family houses are demolished for new
development or (2) conversion of single fam ily houses to non-residential uses.

According to current data, there are approximately 1,164 housing units within the
Central Area boundaries, with approximately sixty-five percent of these units built
prior to 1949. Some of the 01der houses date to the I890s, with one pre-Civi I War
house on West Avenue E. With the current resurgence for renovating old houses,
these older neighborhoods are experiencing substantial activity. Yet, there is also
pressure on the residential neig,borhoods from the business community as their need
for space increases.

As these conflicts have increased, the need to study and propose solutions has
become apparent. Other cities have experienced similiar problems and are
developing policies to protect both non-residential and residential property owners.
The goals and tasks of the Community Revitalization Task Force, therefore, have
been extremely broad and inclusive as a result. Their concerns towards revital-
ization, urban design, and historic preservation apply to both residential as well as
non-residential. The other issues, such as neighborhood stability and housing
conditions, were residential oriented.
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Goals

Goals pertinent to the Community Revitalization Task Force include:

• Encourage maintenance and rehabilitation of existing housing to provide
housing choices.

• Encourage architecturally compatible infill development.
• Encourage the stabilization of residential neighborhoods within the

Central Area.
• Encourage development of anchors/focal points within the Central Area.
• Identify sites if important historic or archeological significance and

develop the regulatory means to ensure their preservation.
• Encourage sensitive development of the Duck Creek corridor.
• Enhance community appearance and image.

Survey/Rese<rch

The survey (see Figure I) was delivered to houses and businesses within the target
areas by members of the Community Revitalization Task Force and the Geographic
Task Force. Based on the approximately 394 surveys that were distributed, there
was a twenty-four (24%) percent return of completed surveys.

The two target areas were divided by West Avenue D as shown on Figure 2. Area I
was the north side of West Avenue D (bounded by the M.K.T. Railroad tracks, South
Garland Avenue, and Ninth Street), and Area 2 was south of West Avenue D
(bounded by Thirteenth Street, Central Park, and South Glenbrook Drive).

Target Area I

Target Area I was described as a transitional area characterized by a shift in land
uses from single-family residential to retail, commercial, and office uses. Twenty
percent (20%) of the surveys were returned. Results are as follows:

76% Residential Respondents (Composed of 76% Owners and 24% Renters)
24% Business Respondents (Composed of 78% Owners and 22% Renters)

Question 3

Resi dent ioJ Respondents

100% Single Family Dwelling
Unit

Busi ness Respondents

56% Converted Singl e Family
22% Commercial Structure
22% Single Family Units

Question 8A Evaluation Agreed With
45% Yes
10% No
45% No Comment

Evaluation Agreed With
56% Yes
11% No
33% No Comment

Question 8B Conditions
45% Improve
34% Decline
21% No Comment

Conditions
67% Improve
11% Decline
22% No Comment
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NEIGHBORHOOD PROFI LE SURVEY
CITY OF GARLAND

Propertyaddress: _

2. Is this address a residence or business? _

3a. If residence: Do you own or rent this dwelling?

If renting, who is the owner? _

DOwn 0 Rent

Type of Dwelling: o Single Family 0 Townhouse 0 Apartment
o Other (Specify _

3b. If business:

Are you the original owner?

Do you own or rent building?
If renting, who is the owner? _

DYes 0 No

DOwn 0 Rent

Type of Structure: o Converted Single-Family Uses

o Commercial Building

4. Age of structure (if known): _

5. Platted subdivision name (if known): _

6. Does your neighborhood have a name other than the subdivision name? 0 Yes 0 No
Name _

7. What do you consider your neighborhood boundaries?
North East _

South _ West _

8. In your opinion:

A. Is the evaluation of your neighborhood presented in the introduction valid?
DYes 0 No Explain: _

B. Are conditions in your neighborhood:

o Improving 0 Declining Explain:

C. Are your neighbors maintaining their property as well as you are?
DYes 0 No Explain: _

9_ Do you know the history of your neighborhood? 0 Yes 0 No

Please elaborate:

10. Are there any historical!y significant structures in your neighborhood?

If so, give address(es):

DYes 0 No

Significance:

11. Do you consider the primary uses or occupancies within your neighborhood
A. To be appropriate? 0 Yes 0 No Explain: _

B. To be stable? DYes 0 No Explain: _

12. Are you interested in maintaining the stability of your arsa? DYes 0 No

If yes, would you support changes in zoninq, regarding other uses not presently allowed in your neiqhborhood?
DYes 0 No What type of changes? _

13. Do you think there should be some official recognition for houses or buildings that are historically significant

to Garland? 0 Yes 0 No

14. Would you be interested in attending a public hearing? DYes 0 No

15. What would you consider the best use for your property (not building) within the next

5years _

10years _

16_ If you would like to comment further on any of the above questions, or topics not covered in this survey,
please comment: _

Figure I: Neighborhood Profile Survey
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Figure 2: Map of Torget Areas
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Question II A

Question IIB

Question 12

Question 12

Question 13

Question 15

Resi dential Respondents

Primary Uses Appropriate
38% Yes
24% No
38% No Comment

Busi ness Respondents

Primary Uses Appropriate
56% Yes
22% No
22% No Comment

Primary Uses Stable
38% Yes
24% No
38% No Comment

Primary Uses Stable
33% Yes
33% No
34% No Comment

Maintain Stability
69% Yes
7% No

24% No Comment

Maintain Stabil ity
78% Yes

No
22% No Comment

Zon ing Change

24% Yes
31% No
44% No Comment

Zoning Change

78% Yes
No

22% No Comment

Official Recognition
Historic Preservation
55% Yes
14% No
31% No Comment

Official Recognition
Historic Preservation
89% Yes

No
I I% No Comment

Best Use in 5 to 10 Years Best Use in 5 to lOY ears
Residential
Multi-Family
Business
No Comment

52%
3

10%
35%

Resi dent ial
Multi-Family
Business
No Comment

78%
22%

The response rate of 20% resulted in a good sample of property and business owners
located in Area I. The surveys showed that the majority of respondents felt the
area was in transition and conditions in the area were improving. Residential and
busi ness respondents tracked each other on most questions except on Question II A
where the majority of business respondents (56%) felt existing primary uses (office,
retail) were appropriate and only 38% of the resi dential respondents agreed;
Question 12 where the majority of business respondents (78%) felt zoning changes
should take place as compared to only 24% of the residential respondents; and
Question 15 where 78% of the business respondents indicated business uses would be
the best use to take place as compared to only 10% of the residential respondents
agreeing the best use would be business as compared to 52% for residential uses.

Target Area 2

Target Area 2 was defined as being a stable, homogeneous residential area.
Twenty-seven percent (27%) of the surveys were returned. Results are as follows:

98% Resi dential Respondents (Composed of 85% Owners and 15% Renters)
2% Business Respondents (Composed of 0 Owners and 100% Renters)

V-31



Question 3

Question 8A

Question 8B

Question II A

Question liB

Question 12

Question 12

Question 13

Question 15

Resi cEnti01 Respondents

96% Single Family Dwelling
.4% Duplex

Evaluation Agreed With
62% Yes
2% No

36% No Comment

Conditions
63% Improve
19% Decline
I8% No Comment

Primary Uses Appropriate
63% Yes
15% No
22% No Comment

Primary Uses Stable
65% Yes
12% No
23% No Comment

Maintain Stability
81% Yes
2% No

I7% No Comment

Zoning Change
17% Yes
62% No
21% No Comment

Official Recognition
Historic Preservation

77% Yes
No

23% No Comment

Best Use in 5 to 10 Years

56% Resi dential
4% Multi-F ami Iy
4% Busiess

36% No Comment

The response rate of 27.3% resulted in a good sample of the resi dential property
owners located in Area 2. The survey results showed resi dents in the area felt very
strongly that the area was stable and improving, the single-family uses were the
most appropriate and that no zoning changes should take place to allow greater
flexibility of uses in the area. Survey results also indicated that some form of
official recognition for historically significant structures shoul d take place.
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Sunmcry

Recommendations have been developed by the Community Revitalization Task
Force based on the housing conditions survey, the land use survey, the Neighborhood
Profile Survey, comments from the Community Meeting, as well as other data about
the area collected by the Task Force. This Task Force recognizes that the Central
Area is a unique, fragile space containing the oldest neighborhoods and commercial
areas within the City of Garland. This area poses a rare opportunity for a far-
sighted community to protect and enhance its historic legacy for the benefit of
future residents. The Central Area has the potential to be an active, attractive
area with historic neighborhoods that attract people to the area to work, to rive in,
to vi sit, and to shop.

COMMUNITY REVITALIZATION TASK FORCE RECOMMEf'VATIONS

General

I. Initiate a Central Area Property Owners Association to protect and improve
neighborhood stability as well as commercial vitality.

a. Membership open to all property owners within defined boundaries.
b. Association woul d review all proposed developments, zoning changes, and

redevelopment plans and forward their comments to Plan Commission
and City Council.

c. Association should support and encourage revitalization of Central Area
in both commercial and residential areas.

d. Association should support urban design standards.
e. Association should assist in funding revitalization of Central Area.

2. Re-evaluation of Central Area zoning districts (CA/MF-I, CA-A, CA/MF-2,
CA-B, CAl MF-3, and CA-C), including uses allowed or not allowed, as well as
setback requirements and parking requirements.

a. Change zoning on South Eleventh Street, between West Avenues Band D,
from CA/MF -3 back to single-family zoning.

3. Major revision of the City of Garland's sign ordinance.

a. Prohibit billboards in Central area. (CA/MF -2 and CA-B zoning districts
allow "off-premise attached and detached" signs.)

4. Develop detailed landscaping requirements as well as an implementation
system, for new development (except single-family uses) in the Central Area,
particularly along major thoroughfares and entrances to the downtown area as
well as those adjacent to residential and public uses.

5. The City should continue to maintain, repair, and clean city streets, curbs,
gutters, and sidewalks.
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Nei~borhood Stability

6. Do not develop the proposed Ninth Street - Glenbrook Drive couplet because
of its negative impact on the residential area. (Recommend a study to
consi der other means of solving the traffic congestion in the Central Area.)

7. Maintain and protect stable resi dential neighborhoods throughout the study
area.

8. Encourage resi dents to promote neighborhood stability through increased
mai ntenance of houses.

a. Encourage participation in "Clean Neighborhood System."
b. Encourage owner-occupied housing.
c. Encourage rehabilitaiton of existing housing where feasible through

building code variances, grant monies, public/private partnerships, and
tax incentives.

d. Encourage development of architecturally compatible new housing, such
as townhouses or cluster houses, where redevelopment is necessary.

9. Mandatory notification (400' radius) on all house conversion requests within the
city limits. (A public hearing by Plan Commission and City Council is
required, but notification is not required.)

10. Mandatory public hearing and notification (400' radius) for all demolition
permit requests for structures within the city limits included on Dallas County
Historic Resource Survey.

a. Discourage demolition of historically significant structures.
b. Encourage alternative plans such as relocation or adaptive reuse.

II. To encourage private self-improvement, City should maintain and clean up its
own properties (l.e., Housing Office on West Garland Avenue and Old Power
PICJ1ton West Avenue A).

Historic Preservation

12. Encourage the support of local financial institutions for preservation activities
in the community (e.q., Lakewood Bank and Trust was instrumental in the East
Dallas revitalization).

13. City shoul d develop and adopt a city-wide Historic Preservation Ordinance and
Preservation Plan.

a. Develop a historic subdistrict (or "overlay" district) to provide for the
protection and preservation of sites of historic and cultural significance
to the City of Garland.
(I) Recommend first area to be nominated: A portion of the Central

Area enclosed by the M.K.T. Railroad tracks on the north, North
Star Road/South Garland Avenue on the west, Central Park on the
south, and the South Glenbrook Drive on the east side.
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b. Develop a city recognition program to provide Historic Markers for
locally significant sites.

c. Encourage maintenance and rehabilitation of historically significant
structures and discourage alteration of their facades.

14. Develop and adopt an Urban Design subdistrict (or "overlay" district) for the
Central Area to provide for greater compatibility between sites with historic
and/or cultural significance and new or existing development to improve
overall community appearance.

a. This subdistrict (or overlay district) should include urban design
standards, such as architectural compatibility requirements (including
prohibition of new metal buildings), specific signage standards,
landscaping requirements, and performance standards. Also, a
streetscape plan with appropriate design elements such as street lights
and street signs that identify this area as "Old Garland" should be
included.

15. Develop a streetscape plan for green space and trees along West Garland
Avenue, West Avenue D, and West Avenue B.

16. Encourage active participation and support for neighborhood revitalization and
historic preservation in the City of Garland, including the Central Area, by
existing civic organizations (e.q., Chamber of Commerce, Garland Landmark
Society, and Garland Citizens for Historic Preservation).
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CENTRAL AREA PLANNING COMMITTEE

ECONOMIC TASK FORCE REPORT

Purpose

The Economic Task Force was formed to study issues concerning employment,
business mix, and the economic vitality of the Central Area of Garland. In order to
develop a business profile, this Task Force surveyed business owners in the study
area for specific data about their businesses as well as their opinions about this
area. The results of this survey are reviewed herein, followed by recommendations
for the Central Area Plan.

This Task Force was considered essential to the formation of recommendations for
the Plan because the Central Area is being negatively impacted by the retail
development along Northwest Highway as well as the shopping malls in the region.
Also, the retail and office development planned for State Highway 190 will have a
significant impact on the downtown area. The Economic Task Force has also been a
continuation of the Downtown Development Committee's function. The members
determined that a pivotal site in Central Garland is the City Hall and its other
offices scattered throughout the downtown (or central) area. The city government
facilities should remain in the downtown area so as to retain the viable focal point
of the city, as well as continue to lend support to the vitality of the Central Area.

History

As the City of Garland developed, residential structures were built around a central
commercial area. This central area, or downtown, was defined by the location of
the Santa Fe and MKT railroad tracks. The commercial buildings around the square
were constructed between the 1890s and 1920s with later alterations. The square
area, which was used for parking for many years, became a project of the Downtown
Development Committee in 1976. The square was redesigned and the City began
construction in 1977 with dedication ceremonies in December, 1978, and completion
in February, 1979. With this start at revitalization, the merchants erected metal
awnings on their buildings around the square to create a visual continuity and shelter
for the shoppers. In November, 1980, the International Downtown Executives
Association (IDEA) panel studied the downtown area and presented their
recommendations to the City Council in December, 1980. One other major project,
the alleys bounded by Sixth Street, State Street, Seventh Street, and West Garland
Avenue, were designed for pedestrian use. This project, a joint venture between the
City of Garland and the property owners adjacent to these alleys, is currently under
construction. Other projects, such as adaptive reuse of the Old Power Plant and
Central Fire Station (at Sixth Street and West Avenue A) and development of other
pedestrian-oriented alleyways have not been funded.

Gools

Goals pertinent to the Economic Land Use Task Force include:

• Encourage the location and increase of business activity with Central
Garland.
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• Support development of mass transit linking Central Garland with the
rest of the city and the metropolitan area.

Survey/Research

The survey, as shown on Figure I, was mailed to 577 businesses located within the
Central Area study boundaries. Seventy-two businesses responded and another fifty-
four busi nesses were surveyed through telephone follow-ups by members of the
Economic Task Force. This total of 125 resulted in a twenty-two percent (22%)
return rate. Of the replies received, not all businesses answered every question.

One of the survey's most pertinent questions was the respondent's type of business.
This was important for two reasons. First, the answers could be compared to the
land use map for map accuracy, and secondly, it would indicate the business mix
contained within the Central Area. According to the survey responses (as shown in
Table I), three predomi nant types of busi nesses are professional services,
manufacturing, and retail, closely followed by auto-related businesses. The
category for "other" (which included restaurants, churches, schools, day care, plus
any business that did not fit the other descriptions) constituted 11.3% of the replies.

TABLE I: TYPE OF BUSINESS

TYJ)e Number of Replies Percentage

Governmental 3 2.4%
Retail 17 13.7
Professional Service 35 28.2

(includes doctors, dentists, lawyers,
CPAs, insurance, and real estate)

Auto Related 15 12. I
Manufacturing 20 16. I
Personal Service 10 8.1

(includes cleaners, barber shop,
beauty shops, repair shops)

Construction 10 8. I
Other 14 II .3

(includes restaurants, churches,
schools, day care)

124 100.0%

Of all responses, fifty-one percent (51%) replied that they owned their places of
business and the remainder (49%) leased their spaces. A median square footage for
each type of business was developed as shown in Table 2.
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Central Garland Planning Survey

Dear Busi ness Owner:

The purpose of this message is to ask you to take a moment to answer the following questionnaire which serves as the first step
in obtaining the views of the downtown business community on the future direction Central Garland should take.

The City of Garland is presently in the early stages of developing a plan which will serve to guide land use change, redevelopment
and infill; economic development and revitalization; and housing stability in the Central Area.

Please complete the questionnaire and return it as quickly as possible to the following address: Planning Department, City of
Garland, P. O. Box 469002, Garland, Texas, 75046·9002.

If you have any questions, please feel free to contact the Planning Department at 494-7345.

Sincerely,
Central Area Planning Committee

1. Name of business

Address

Your Name

Owner __ Manager __

2. Type of business

3. Own__ or lease present location?

4. Approximate square footage in your business _

5. Number of employees: 30 hr.!week or more _
Less than 30 hr.!week _

6. Number of vehicles used by business _
Number of employee-owned vehicles _

7. How long have you been at your present location? _

8. Do you plan to expand , remodel __ , other plans __ , in the future?

Please explain _

9. Do you plan to move in the foreseeable future? Yes No
If so, within the Central Area of Garland? Yes No

10. Why did you choose your present location? -------------------

11. Do you have any ideas or comments that might encourage more people to locate their business in the Central Area?

12. Do you have any ideas/comments to attract more customers to the Downtown Area? _

YOUR RESPONSE CAN INFLUENCE THE FUTURE OF YOUR COMMUNITY. THANK YOU FOR PARTICIPATING.

Figure I: Business Survey
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TABLE 2: MEDIAN SQUARE FOOTAGE
PER TYPE OF BUSINESS

TyPe of Busi ness Medim Square Feet

Governmental
Retail
Professional Service
Auto Related
Manufacturing
Personal Service
Construction
Other

N/A
4,500s.f.
1,450 s.f ,
2,SOOs.f.
4,000 s.f ,
1,650 s.f,
3,000 s.f'.
4,000 s.f,

Regarding the number of full-time and part-time employees, the majority of
employees are full-time (1,084), with only ninety-five (95) working part-time in the
businesses surveyed. The two largest employers are manufacturing businesses and
professional services according to the surveys.

Responses indicated that almost a third (290) of the vehicles are owned by
busi nesses compared to 719 owned by employees. Length of time at their present
locations yielded a variety of time periods, with the majority in the ten-year range.
Time periods ranged from a high of 105 years to less than one year, with an average
of thirteen years.

The survey also asked business owners about their plans for expansion, remodeling,
or moving. Their answers indicated that the majority are stable, plan to stay in the
Central Area, and almost a third plan improvements, as shown in Table 3.

TABLE 3: FUTURE PLANS

Options Responses

To Expand
To Remodel
Other
To Move

(Move Outsi de Central Area - 5)
(Move Insi de Central Area - 7)

Not Move

21
16
7

15

105

Business owners were asked why they chose their present location. Twenty-four
reasons were identified by respondents, not counting "unknown" answers or the
numerous blanks. The predominant answer was the fact that it is a central location
within Garland as well as the original business center and near the city offices. The
four reasons stated most often are shown in Table 4.
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TABLE 4: REASONS FOR CHOOSING
PRESENT LOCATION

Reasons Responses

Central Area; Near City Hall
Good Location; Close to Home
Low Cost
Availability

34
20
12
II

The final two questions asked for the business owners' opinions. One question was
concerned with how to encourage more people to locate their businesses within the
Central Area. There were twenty-three different responses, with the three most
frequent bei ng:

• Good restaurants (with private beverage clubs)
• More/better parki ng
• Better access to the Central Area from other parts of the city

The other question - "How to attract more shoppers to the downtown area" - had
fourteen different responses. Seven ideas repeated most often (ranked in order of
number of responses) were:

• More/better par king
• Clean up the area
• Good restaurants
• Organized promotion of downtown area, more publicity, more advertising
• More shops/retail stores
• Festivals, activities, concerts, special events on Plaza to bring people to

downtown
• Better access to downtown area

Of the 577 surveys mailed, a number were returned (indicating the business had
moved) and a number of business names were determined to be under the same
owner at one location. Through further research, it was determined that there are
approximately 480 businesses in the Central Area, with an employment of an
estimated 4,700 people. This represents almost an eight of all people working in the
City of Garland. After the number of businesses in the Central Area was
determined, they were divided into the same categories for types of businesses, as
shown in Table 5. According to this compilation, two predominant types of
busi nesses in the Central Area were professional services and auto-related
businesses. Survey responses from auto-related businesses were substantially less
than their percentage of the total businesses, possibly because this type of business
has a rapid turnover in either location or ownership. Auto-related businesses also
had the largest number of undeliverable surveys. Basically, the survey response was
found to adequately represent the businesses located in the Central Area.
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TABlE 5: ALL BUSINESSES
IN CENTRAL AREA

Type Number Percentage
Governmental 12 2.5%
Retail 61 12.7
Professional Service B7 ra. I
Auto Related 91 IB.9
Manufacturing 51 10.6
Personal Service 2B 5.B
Const~ucti on 42 B.B
Other lOB 22.5

qoo Trnf.O%

IOther:
Food Service II
Schools & Day Care 7
Churches 16
Miscellaneous 74

lOB

Sunm<J''Y

The response rate of 22% resulted in a good sample of the businesses located in the
Central Area. The surveys showed that there are a wide range of businesses located
in this area. A number of them, such as professional services, are located in this
area because of the proximity to the Garland City Hall. Answers to the opinion
questions were not much of a surprise. More parking spaces and restaurants would
be most beneficial to the Central Area according to business owners. Regarding the
restaurant issue, there are only eleven (II) food service establishments located in
this area. This number includes sandwich shops, donut stores, fast food outlets, a
cafeteria, and a tearoom, and none with a private beverage club.

The opinion responses were a reflection of "what everybody thought" about the
downtown area. However, only one response was made for a farmer's market to
bring people into the area. This idea has been advocated by many downtown
busi ness peopl e for several years.

The length of time that businesses have been located in this area, in addition to the
fact that 51% own their locations, indicates a stable base of businesses.

North Central Texas Council of Government's preliminary data for Garland
employment confirms that approximately 4,700 people work within the Central
Area, with a projection of 6,500 employees by 1990. In addition, there are almost
21,000 people working within a one mile radius of the Central Area. There are
nearly 2,942 people living within the study area with almost 49,000 people living
within a one mile radius. This translates into a substantial market for restaurants
and retail activities. Since the Performing Arts Center building was completed,
there have been a number of nightly and weekend performances in its theatre. This,
too, has resulted in a need for quality restaurants as well as places to hold
receptions and other social functions.
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Following the Economic Task Force's evaluation of the Business Survey,
recommendations were developed to reflect the comments of the business owners
and the concerns of the members of the Economic Task Force.

ECONOMIC TASK FORCE RECOMMENDATIONS

I. Retain Garland's City Hall and its major functions within the Central Area. It
is critical for the future of the downtown area for City Hall to demonstrate
support by restricting its expansion to the current site as the need arises for
additional office space.

2. Attract more quality, family restaurants to the Central Area. Also, high
quality restaurants with a private beverage club are needed in the Central
Area. Amend private beverage club SUP requirements to allow smaller
restaurants, such as those that could be developed in historic houses.

3. Better located parking spaces are needed to bring more shoppers to the
downtown area as well as to encourage more business owners to locate their
businesses in the area. Two things need to occur: (I) The Zoning Ordinance's
parking requirements for the Central Area-l (CA-I) and Central Area-2 (CA-
2) Districts need to be increased to meet the demand, and (2) alternatives for
porkinq areas must be studi ed and implemented (such as public-private
ventures for parking lots and shuttle service).

4. Improve access to the Central Area from other parts of the city and
surrounding area.

5. Clean up the Central Area, both physically and visually, by both public and
private sector property owners.

6. Have more special events (festivals, concerts, entertainment) on the Plaza
during the year to bring people downtown. (At the present, there is
Octoberfest and the "Christmas on the Square" celebration.)

7. Attract more specialty stores and businesses to the Central Area by promoting
the uniqueness of historic, downtown Garland. (There will be increased
competition as the 1-30 corri dor develops and S.H. 190 is constructed,
including the shopping mall planned for S.H. 190 and S.H. 78.)

8. Amend the building and fire codes to allow redevelopment of existing
structures in a specifi ed district of the Central Area.

9. Conduct a feasibility study for a Farmer's Market site in the downtown area.

10. Develop directional signage for parking areas, downtown plaza, Performing
Arts Center, and City Hall. Install unique street signs and street lights within
the Central Area so that it develops its own unique image.

II. City Council must take a position on the future of the Power Plant and
property that will benefit the downtown in a positive manner.
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12. Eliminate, where possible, one-way streets and do not create any additional
one-way streets, Do not develop the proposed Ninth Street - Glenbrook Drive
couplet. Study other olternctlves for irnoroving the internal traffic circulation
of the Central Area.

13. Re-name "West and East Garland Avenue" to "Main Street" in order to identify
the downtown area and eliminate confusion with "South Garland Avenue."

14. Develop guidelines for an overlay zoning district to provide for greater
compatibility between new and existing development to improve the business
cI imate as well as the overall community appearance.

a. This subdistrict (or overlay district) should include urban design
standards, architectural compatibility requirements, signage standards,
and landscaping requirements.

15. Organize cbwntown merchants to work with the Chamber of Commerce to
promote the Central Area.

16. City Hall should enforce compliance with the parking directive for City
employees to park in specially designated parking spaces. Develop City
identification stickers for employee-owned (or controlled) vehicles.

!7. Maintain a permanent standing committee to oversee implementation of the
Central Area Plan and to provide comments to Plan Commission and City
Council on proposed developments for the Central Area.

V-44



APPENDIXD

City of Garland Excerpt from the DALLAS
COUNTY HISTORIC RESOURCE SURVEY (1982)
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DALLAS COUNTY HISTORIC RESOURCE SURVEY

DALLAS COUNTY HISTORICAL COMMISSION

DECEMBER 1982

Daniel Hardy

Historic Preservation Consultant

V-47



_____ THE INVENTORY __
Each of the following twenty-two sections

contain survey data for the cities and the
rural areas covered in the project. Included in
each section are: general observations from
the area survey, an historical sketch, a com-
plete inventory of the area's historic
resources, and a selection of the significant
resources with illustrated examples

The significant historic resources are
categorized as possessing HIGH(***),
MODERATE(**) or LOW(*) significance.
Levels of significance in terms of this survey
are defined this way:
*,.*HIGH - contributes significantly to local
history or broader historical patterns;
possesses outstanding or unique architectural,
technical, or crafted design and workmanship;
retains a significant portion of its original
character and contextual integrity; in most
cases meets criteria for inclusion in the
National Register of Historic Places and/or
are eligible for Texas Historical Markers.
**MODERA TE - contributes significantly to
local history or broader historical patterns,
but alterations have diminished the resource's
integrity; significant example of architecture,
engineering, or crafted structure; outstanding
example of a common local building type, ar-
chitectural style, or mode; contemporary or
recent landmark not old enough to be judged
in a historical context.
"LOW - typical unaltered example of a com-
mon local building type, architectural style,
or mode, with no indentified historical
associations; moderate to severely altered
resource with reversible modifications that ex-
hibits a distinctive early building type or ar-
chitectural style, or that has historical
significance.
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Garland, located in the northeast section
of Dallas County, is bounded by Dallas,
Richardson, Collin County, Sachse,
Rowlett, Lake Ray Hubbard, Sunnyvale, and
Mesquite. It is the second largest city in
Dallas County with a 1980 population of
138,857. The city is characterized by subur-
ban developments of the last two decades,
while the northeast and far south sections re-
main semi-rural. Areas in west and southwest
Garland have large warehouse and industrial
complexes.

In the 1840s a number of early pioneers set-
tled the Garland area as part of the Peters
Colony. Several early communities located
within Garland's present city limits sprang up
during the late 1800s. In 1858, a schoolhouse
was built on Duck Creek. It was not until
1874 though, that the town actually began. A
store was built that year on the west bank of
Duck Creek, where the main road from
Dallas to Greenville (now Garland Avenue)
crossed the creek. More businesses and homes
were established, and in 1878 the town was
designated a post office called Duck Creek.

In 1886, the Santa Fe and the Missouri,
Kansas & Texas Railroads came through the
area, but both bypassed Duck Creek, intersec-
ting three-fourths of a mile to the northeast.
Neither railroad would build a depot at Duck
Creek.

Two new towns were then laid out. One,
on the Santa Fe, was named Embree after a
local doctor; the other, on the Katy, was
called New Duck Creek. The three small
hamlets existed until 1887, when a disastrous
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fire destroyed much of old Duck Creek and
hastened the move to the new town of the
same name.

The citizens of Duck Creek and Embree
were rivals for the post office until 1888.
Then, with the assistance of the local con-
gressman, the government located a post of-
fice halfway between the two towns and nam-
ed it Garland, in honor of President Grover
Cleveland's attorney general. The new town
was incorporated in 1891. Another fire in
1899 destroyed about 30 businesses, but the
business district was rebuilt of brick around a
central square. Many of those brick buildings
survive on the square today.

It was estimated that in 1910 there were 965
citizens in Garland. The population grew
slowly to about 2,200 in 1940, and began to
expand rapidly during World War II. By
1950, the population was estimated at more
than 10,000. The continued expansion of the
Garland city limits has engulfed several small
communities including Big Spring, Bobstown,
Centerville, Handley, Naaman, and Rose Hill.

o Fifty years ago most of Garland's 1200
residents lived in an area bounded by Austin
Street, First Street, Avenue G, and Duck
Creek, which were the city limits at that time.
Within this area, the greatest concentration of
historic resources was located in the city
survey. The highest percentages of historic
buildings were found around the town square,
and in a residential area bounded generally by
Austin Street on the north, 13th Street on the
west, Avenue F on the south and Glenbrook
on the east.

The town square has a variety of early and
mid-20th century commercial buildings and a
few late 19th century structures. Pivotal
buildings in the area are the Nicholson
Building (113-115 North eth). the old State
National Bank Building (101-107North 6th),
606-612 West Garland Avenue, 614 West
Garland Avenue, the old Garland theater (618
West Garland Avenue), and the old Garland
Power Plant (500 Avenue A). The town
square, the 600 block of West Garland

RIGHT: 202 North Lsi, 204 North Ath, 101-07
North oth, 113-15 North 6th.
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Avenue, and the old Garland Power Plant
comprise the only significant remaining group
of early commercial and industrial buildings
in the city. Though alterations and contem-
porary intrusions have occurred, the area re-
tains a semblance of early 20th century
Garland.

The residential area with concentrations of
early 20th century bungalow, vernacular and
eclectic architecture is not a contiguous
development, though several types and styles
of architecture are concentrated into smaller
groups within the neighborhood. In the 1100
and 1200 blocks of West Garland Avenue,
several brick houses of the 1920s and 1930s
remain, though most are zoned and currently
adapted to commercial use. South 11th Street
from Garland Avenue to West Avenue 0 has
examples of bungalow style and transitional
architecture with the greatest concentration
and best examples in the 300 and 400 blocks.
Perhaps the earliest residential area in the city
with extant examples of late 19th century and
early 20th century residences is the 800-1000
blocks of West Avenues E and F. Houses of re-
cent vintage are dispersed among these, mak-
ing a less cohesive, but nevertheless important
historic grouping.

Outside of the old town plat, numerous in-
dividual historic structures were located, in-
cluding many vernacular farm houses, a few
churches, a school building, bridges, trestles
and several early-mid 20th century residences
that have been relocated. The only concentra-
tion of historic structures outside of old
Garland was located in the community of
Rose Hill. This grouping includes an early
20th century church and several vernacular
houses.

A non-contiguous collection of notable
structures are those built by locally prominent
contractor, A. Quesenberry. The construction
of several substantial early 20th Century
residential structures in and around Garland
are attributed to this man. Additional
research could reveal more about his con-
tribution to the history of this part of the
county.

LEFT: 225 North 9th, 221 South 9th, 301
South 9th, 318 South 9th.
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The surveyed historic resources located in
Garland are listed below in order of street
name and address, Levels of significance are
indicated as high(***), moderate(**) and
low(*), as defined in the preface of this sec-
tion,

house, -26-2N 1st ;:'3-'1 r".,n.'__, '::.\-rce"

house, 310 N 1st
house, 1816 N 1st

house, 1515 5 Ist~'l4-
house/museum, 2e4 N 4th
railroad depot, N 5th & MKT tracks

* house, 1209 55th
*.* commercial bldg, 101-05 N 6th
.. commercial bldg, 113-15 N 6th

* * * house, 225 N 9th
school, 221 59th
house, 300 59th
house, 301 59th
church, 318 59th
house, 116 N 11th
house, 104 5 11th a..,e..~o\··,:;;\i'ed.
house, 105 5 11th
house, 201 5 11th
house, 204 5 11th
house, 301 5 11th

* house, 316 5 11th
* house, 400 5 11th

house, 401 5 11th
house, 404 5 11th

* house, 411 5 11th
house, 416 5 11th
house, Apollo rd & Woodland Park
house, 817 Austin
house, 116 E Avenue 0
house, 301 W Avenue A

* warehouse, 500 block W Avenue A
generating station, 509 W Avenue A
house, 703 W Avenue A

* house, 401 W Avenue B
* house, 1423 W Avenue B

house, 1433 W Avenue B
house, 611 W Avenue C

• house, 120 W Avenue 0
house, 301 W Avenue 0
warehouse, 600 W Avenue 0
house, 920 W Avenue 0
house, 1000 W Aveune 0
house, 1004 W Avenue 0
house, 820 W Avenue E

721-3644- 70
721-3644- 71
721-3645- 60
721-3642-144
721-3644- 66
721-3644- 65
721-3642-143
720-3643-126
720-3643-127
720-3644- 62
720-3643-110
720-3643-112
720-3643-111
720-3643-113
720-3643- 85
720-3643- 94
720-3643- 86
720-3643- 87
720-3643- 95
720-3643- 88
720-3643- 96
720-3643- 97
720-3643- 89
720-3643- 98
720-3643- 90
720-3643- 99
720-3648- 11
720-3644- 63
721-3643-142
721-3643-138
721-3643-136
720-3643-134
720-3643-116
721-3643-137
719-3643- 76
719-3643- 75
720-3643-117
721-3643-141
721-3643-140
720-3643-118
720-3643-103
720-3643-102
720-3643-100
720-3643-108

RIGHT: 104 South 11th, 301 South 11th, 316
South Tlth, 509 West Avenue A.
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LEFT: 703 West Avenue A, 1423 West
Avenue B, 600 West Avenue D, 920 West
Avenue D.

BELOW: 820 West Avenue E, 915 West
Avenue E, 1200 West Avenue F.
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house, 912 W Avenue E
• house, 915 W Avenue E

house, 1009 W Avenue E
house, 1010 W Avenue E

• house, 1017 W Avenue E
• house, 810 W Avenue F
• house, 925 W Avenue' F

house, 1010 W Avenue F
• house, 1200 W Avenue F

house, Big Spring rd & Shiloh rd
• farm complex, Blackburn rd & Rowlett

Creek
house, Blackburn rd e of Brand rd

• house, 2613 Bobtown rd
• house, 2614 Bobtown rd
• house, 2630 Bobtown rd

house, 2642 Bobtown rd
house, 3822 Bobtown rd
house, Brand rd n of Naaman School rd
house, Brand rd n of Naaman School rd

• house, Brand rd & Talley rd
house, 1818 Brand rd

720-3643-107
720-3643-106
720-3643-101
720-3643- 92
720-3643- 91
720-3643-109
720-3643-105
720-3643-104
720-3643- 93
717-3650- 6

721-3651- 4
722-3651- 1
725-3637- 12
725-3637- II
725-3637- 13

727-3637- 15
722-3637- 16
722-3649- 15
722-3649- 14
722 -3650- 10

house, 1402 E Centerville rd

• farm complex, Castle dr & E Centerville rd 724-3644- 31
• house, 1018 E Centerville rd 722-3640- 76

723-3641- 72
cemetery, E Centerville rd & E Garland ave 724-3643- 38
house, 4313 Connie dr 724-3638- 2
house, 613 Coyle 721-3643-139
house, 1705 Forest In 719-3643- 74
house, 414 Gatewood 723-3637- 7

• house, 429 Gatewood 723-3637- 6
viaduct, E Garland ave & MKT tracks 723-3643- 36
cemetery, E Garland ave & Centerville rd 724-3643- 37

• school, 310 S Garland 720-3643- 77
cemetery, S Garland rd & Miller rd 719-3641-125
commercial bldg, 409 W Garland ave 721-3643-135

• commercial bldg, 510 W Garland ave 721-3643-133
• commercial bldg, 524 W Garland ave 721-3643-132
• commercial bldg, 532-34 W Garland ave 720-3643-131
• commercial bldg, 600-02 W Garland ave 720-3643-124
• commercial bldg, 606-12 W Garland ave 720-3643-123
• commercial bldg, 614 W Garland ave 720-3643-122
• theater, 618 W Garland ave 720-3643-121

commercial bldg, 620 W Garland ave 720-3643-120
house, 716 W Garland ave 720-3643-ll5

• house, ll15 W Garland ave 720-3643- 84
• house, ll23 W Garland ave 720-3643- 83
• house, 1201 W Garland ave de\-"c\ ""'''ec.\ 720-3643- 82
• house, 1205 W Garland ave 720-3643- 81
• house, 1221 W Garland ave
• house, 1229 W Garland ave
• house, 1234 W Garland ave

720-3643- 80
720-3643- 79
720-3643-149

RIGHT: 2613 Bobtown Road, 2630 Bobtown
Road, 606-12 West Garland Avenue, 1229
West Garland Avenue.
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LEFT: Holford Road & Spring Creek, MKT
Railroad & Duck Creek, 3414 Naaman School
Road, Naaman School Road & Rowlett
Creek.

BELOW: 303 Newman, Rowlett Road & Bob-
town Road, 2124 Saturn Road.
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house, 1235 W Garland ave
church, 115 S Glenbrook dr

• house, Holford rd & Shiloh rd
• house, Holford rd & Spring treek

church/cemetery, 6538 N Jupiter rd
house, 5110 Locust Grove rd
house, 5221 Locust Grove rd

• house, 6314 Lyons rd
cemetery, Marina dr
house, 2018 E Miller rd
bridge, MKT tracks & Duck Creek
viaduct, MKT tracks & Duck Creek
house, Naaman School rd & Christ rd
farm complex, 3414 Naaman School rd

• ruins, Naaman School rd & Rowlett Creek
house, 303 Newman
house, 1534 Pleasant Valley rd

• house, 4409 Rosehill
house, 4819 Rosehill
house, 4857 Rosehill

• church, Rowlett rd & Bobtown rd
house, 1234 Rowlett rd

• radio station, 2124 Saturn rd
• school, N Shiloh rd & Apollo rd

house, 125 W State
• house, 301 W State

••• railroad depot/museum, 311 W State
• commercial bldg, 507 W State
• theater, 525 W State

house, 116 Wallace dr
• house, 805 Woodland dr

house, 1710 Wynn Joyce rd
house, 4222 Zion rd
cemetery, Zion rd

720-3643- 78
720-3643-114
718-3649- 9
719-3649- 8
716-3650- 5
728-3637- 17
729-3637- 16
727-3635- 18

724-3641- 73
719-3643- 72
719-3643- 73
722-3647- 2::;
722-3648- 20
720-3650- 7
720-3644- 61
723-3646- 26
724-3638- 3
725-3637- 8
725-3637- 9
725-3637- 10
726-3637- 14
720-3641-145
718-3648- 10
721-3643- 69
721-3643- 68
721-3643- 67
721-3643-129
720-3643-128
721-3641-146
720-3644- 64
724-3638-
728-3638- 4

RIGHT: North Shiloh & Apollo Road, 311
West State, 525 West State.

BELOW: 805 Woodland Drive.
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APPENDIX E

Synopsis of Zoning Distric1s Within the Central
Area





ZONING DISTRICTS LOCATED WITHTHE
CENTRAL AREA PLANNING BOUNDARIES

Single-Family (SF)

Single-Family zoning districts are differentiated by minimum lot sizes, minimum
house sizes, and different development standards. Only single-family detached
houses are allowed. The following types of Single-Family zoning in the Central Area
include:

SFfl/Jfl: Minimum lot size of 7,000 square feet; 1,100 square feet minimum
house size; Set 7 Development Standards; thirty (30) feet building height limit.

SF/5/J/8: Minimum lot size of 5,000 square feet; I, 100 square feet minimum
house size; Set 8 Development Standards; twenty-five (25) feet building height
limit.

Duplex (D)

Duplex zoning districts allow two-family attached units and single-family dwelling
units to be constructed. This district provides for minimum lot sizes, minimum
dwelling unit sizes, and development standards. The Central Area contains two
types of Duplex districts:

D-1/J/9: Allows two units on one lot (8,000 square feet minimum); 1,100
square feet per dwelling unit; Set 9 Development Standards; thirty (30) feet
building height limit.

D-1/K/9: Allows two units on one lot (8,000 square feet minimum); 1,000
square feet per dwelling unit; Set 9 Development Standards; thirty (30) feet
building height limit.

Quadraplex (Q)

Quadraplex District zoning allows single-family dwelling units, duplexes, triplexes,
and quadraplexes to be constructed. This district requires a minimum lot size (7,000
square feet per two dwelling units), minimum dwelling unit sizes (900 square feet
per unit with an average of 1,000 square feet per unit in structure), and a building
height limit of thirty (30) feet.

Apartment Dwelling District (A-29)

The Apartment Dwelling Districts allow single-family dwelling units, duplexes,
triplexes, quadraplexes, and multi-unit apartment buildings. The minimum standards
are based on A-18 regulations which include minimum lot size (8,000 square feet), a
limit of 18 dwelling units per acre (to exceed 18 units, a DDP must be approved by
City Council), a building height limit of thirty (30) feet, minimum dwelling unit
sizes, 75% masonry exterior construction, and green area requirements.
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Neig,borhood Service (NS)

This district was created to provi de an area for small retail and service businesses
which are compatible within or adjacent to some residential areas. These uses are
intended, by their small size and nature of operation, to provi de services to a
neighborhood. Building height is limited to one story, sixteen (16) feet. Uses
allowed include offices, savings & loans, kindergarten or child care, animal clinics,
florists, laundry or cleaners, bakery, retail stores or shops, snack shops, and auto
parts store. (See Schedule of Uses for all uses permitted.)

General Business/Multi-Family-2 (GB/MF-2)

This district provides for a variety of retail and office uses. The building height
limitation is thirty (30) feet in this district. Uses allowed include single-family and
duplex residential, multi-family (18 units per acre and only by D.D.P.), offices,
retail shops, florist, landscape nursery, service station, restaurants, car washes, and
supermcrkets. (See Schedule of Uses for all uses permitted.)

Commercial-I (C-J)

This district allows a variety of uses which includes retail sales, offices, repair shops
and services, minor auto repair, service stations, and mini-warehouses. (See
Schedule of Uses for all uses permitted.) The building height limitation is thirty-six
(36) feet with a maximum lot coverage of fifty (50) percent of the lot.

Commercial-2 (C-2)

This district allows the same uses as the C-I District plus automobile sales and
service, truck or bus sales and service, major auto repair, boat sales and services.
(See Schedule of Uses for all permitted uses.) These uses are not compatible with
residential uses. The building height limitation is thirty-six (36) feet with a
maximum lot coverage of fifty (50) percent of the lot.

The downtown, or central area, of Garland has three unique zoning districts that are
located only in this area: CA/MF-I, CA/MF-2, and CA/MF-3. These districts allow
a multitude of uses and have special regulations (j .e., parking and setback
requi rernents),

Central Area/Multi-Family-1 (CA/MF-J)

This district is limited to the area around the Central Business Plaza which contains
the oldest commercial buildings in the city. Uses allowed include single-family and
duplex resi dential, multi-family (18 units per acre), offices, hotels or motels, retail
stores, minor auto repair, and restaurants. (See Schedule of Uses for all permitted
uses.) The existing buil dings were constructed without setbacks and without off-
street parking. There are minimal setback requirements and no parking
requirements for new non-resi dential construction. Buildings are permitted to cover
one hundred (100) percent of the lot and the building height limitation is eighty-five
(85) feet.
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Central Area/Multi-Family-2 (CA/MF-2)

This district is the largest of the three CA zoning districts. It has been designed to
provi de for expansion of the Central Area. The district allows a variety of uses
including si ngle-family and duplex resi dential, multi-family (18 units per acre),
offices, retail stores, hotels or motels, automobile sales and service, minor auto
repair, and restaurants. (See Schedule of Uses for all permitted uses.) This district
has minimal setback requirements. Buildings are permitted to cover one hundred
(100) percent of the lot, excluding required yards, and may be erected to any legal
height. Off-street parking shall be provided at a minimum of one-half of the
requirements in the Schedule of Parking.

Central Area/Multi-Family-3 (CA/MF-3)

This district is a small area which contains a mixture of single-family houses,
apartments, and business uses. Uses permitted include single-family and duplex
resi dential, multi-family (18 units per acre), and art galleries. Certain uses that are
permitted only by Specific Use Permit (SUP) include offices, banks, retail stores,
and restaurants. (See Schedule of Uses.) The maximum lot coverage is forty (40)
percent of the lot, and the maximum building height is twenty-five (25) feet.
Standard requirements for parking apply in this district.

Medium lndostrtol (MI)

This district allows a broad range of industrial and related uses which include hotels
or motels, offices, contractors' offices and storage, building materials, retail stores,
major auto repair, car dealers, mini-warehouses, restaurants, warehousing,
wholesaling, and industrial uses. (See Schedule of Uses for all permitted uses.)
Maximum lot coverage is 60 percent of the lot. Buildings may be constructed to any
legal height.

Plmned Development (PD)

There are several pockets of land that have been zoned Planned Development (PD)
in the Central Area. PD's have been established for a broad range of activities,
including single-family houses, townhouses, apartments, historic sites, retail
activities, as well as a mixture of uses. A PD also provides additional regulations
which affect such elements as urban design, landscaping, screening, and
architectural appearance.

All zoning districts permit churches, schools, parks, fire stations, public utility
facilities, and cemeteries, to name a few uses that are permitted in all districts.
(See Schedul e of Uses.)
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