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    City of El Paso – City Plan Commission Staff Report 

 

 

 

Case No: PZRZ12-00032 

Application Type: Rezoning 

CPC Hearing Date: December 6, 2012 

Staff Planner: Harrison Plourde, (915) 541-4114, plourdeht@elpasotexas.gov  

 

Location:  South of Patriot Freeway; North of Dyer Street; West-Southwest of El Paso Natural 

   Gas Pipeline R.O.W.; East-Northeast of Greenbelt Levee 

Legal Description: A 451.3581 acre parcel situated within the corporate limits of the City of El Paso, El 

Paso County, Texas as Tract 1A, Section 19, a portion of Tract 1, Section 20, a 

portion of Tract 1, Section 29 and a portion of Tract 1, Section 30, Block 80, 

Township 1, Texas & Pacific Railway Company Surveys. 

Acreage:  451.3581 

Rep District:  4 

Zoning:  R-F (Ranch and Farm) 

Existing Use: Vacant 

Request:  From R-F (Ranch and Farm) to SCZ (SmartCode Zone) 

Proposed Use: Mixed Use Development – New Community, Traditional Neighborhood 

Development 

 

Property Owner: City of El Paso 

Applicant:   El Paso Water Utilities-Public Service Board 

Representative(s): EPWU-PSB / URS Corporation 

 

SURROUNDING ZONING AND LAND USE  
North:  G-MU (General-Mixed Use); C-3/c (Commercial/contract) (Vacant Land) 

South:  R-F (Ranch and Farm) (Vacant Land) 

East:  R-F (Ranch and Farm) (Vacant Land) 

West:  R-F (Ranch and Farm) (Vacant Land) 

 

Plan El Paso Designation: O-7 (Urban Expansion) 

Nearest Park:   Mesquite Hills #5 Park (0.25 miles) 

Nearest School:  North Star Elementary (0.76 miles) 

 

NEIGHBORHOOD ASSOCIATIONS  
N/A – No Neighborhood Associations located within the application boundary. 

 

NEIGHBORHOOD INPUT  
Notice of a Public Hearing was mailed to all property owners within 300 feet of the proposed rezoning area 

on November 20, 2012.  

 

CASE HISTORY 
The regulating plan for this rezoning case was prepared by URS Corporation, on behalf of the El Paso Water 

Utilities-Public Service Board and the City of El Paso. The land proposed for rezoning is currently owned by 

the City and managed by the PSB. It abuts the larger Northeast Master Plan area to the northwest, which 

incorporates mixed-use, high density development in addition to other new urbanist and smart growth 

principles. The attached regulating plan details a development plan for the approximate 450 acres of land 

being considered for rezone to SmartCode. Specifically, the plan calls for the establishment of three New 

mailto:plourdeht@elpasotexas.gov
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Community, Traditional Neighborhood Developments, each of which incorporates elements of a complete 

neighborhood, including: walkable blocks, a mix of uses, and a layout that accommodates all modes of 

traffic, including pedestrians, bicycles, and vehicles. 

 

 

APPLICATION DESCRIPTION  
The applicant is requesting to rezone 451.3581 acres of vacant property located South of the Patriot Freeway, 

North of vacant land bordering Dyer Street, West-Southwest of El Paso Natural Gas Pipeline R.O.W. and 

East-Northeast of the Greenbelt Levee, from R-F (Ranch and Farm) to SCZ (SmartCode Zone) to allow for 

three New Community, Traditional Neighborhood Developments. 

 

 

PLANNING DIVISION RECOMMENDATION  
The Planning Division recommends approval of rezoning the subject property from R-F (Ranch and Farm) 

to SCZ (SmartCode Zone) based on its compatibility with the Plan El Paso and plans for adjacent property 

within the area. The development complies with Title 21 (SmartCode) of the El Paso City Code and furthers 

the City Council direction to promote smart growth.  

 

The Plan for El Paso: Regional Land Use Patterns  
 

Goal 1.4: The City of El Paso notes that recent development patterns have created isolated and oversized 

concentrations of homogeneous land uses which force residents into automobile travel for daily needs and 

make it difficult for residents to stay within the same neighborhood when they need a different type or size 

of housing. The City wishes to augment this conventional development pattern with strategic suburban 

retrofits or urban infill where practical. This goal and policy apply to land in G-4 “Suburban” growth sector 

and to future development in the O-6 “Potential Annexation” and O-7 “Urban Expansion” open-space 

sectors on the Future Land Use Map. G-3 and G-4 sectors, as depicted on the Future Land Use Map, may be 

permitted to continue development and uses as are consistent with the surrounding and existing development 

in the area.  

 Policy 1.4.1: The City’s zoning and land development regulations should be reviewed and amended 

when appropriate to encourage new neighborhoods to have: 

  a. Greater interconnection of internal streets; 

  b. Provision of small parks and civic functions within neighborhoods; 

  c. A greater variety of housing types within each neighborhood; and 

  d. Protection of natural features such as critical arroyos. 

 

Goal 1.5: The City of El Paso has grown primarily by outward expansion. This pattern has become 

untenable because the undevelopable wedges created by Fort Bliss and the Franklin Mountains have forced 

outward expansion so far from central El Paso. The amount of commuting required by this development 

pattern throughout the City will be increasingly impractical in an era of high gasoline prices and the need to 

control climatic changes caused in part by overuse of fossil fuels. The City of El Paso will be cautious about 

authorizing further outward expansion until it can be demonstrated to be essential to accommodate growth 

and the land to be developed in an excellent location for expansion. 

 Policy 1.5.1: The City strongly recommends that further outward expansion take the form of 

complete new neighborhoods that have characteristics of El Paso’s most revered older 

neighborhoods. This policy applies to future development in the O-6 “Potential Annexation” and O-

7 “Urban Expansion” open-space sectors on the Future Land Use Map. 

 

Goal 1.11 The City of El Paso will use the principles set forth in Plan El Paso as tools to shape future 

development, to protect natural resources, to direct capital improvements, and to guide public policy in a 

coordinated manner for the mutual benefit of El Paso’s residents and landowners. 

Policy 1.11.3: Decisions on rezoning requests will be made in accordance with the Plan El Paso and 

in accordance with all requirements of City and State law. When evaluating whether a proposed 
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rezoning is in accordance with Plan El Paso, the City Council may also consider the following 

factors: 

a. The proposed zoning district’s effect on development or redevelopment of the 

property, particularly whether the rezoning will further or at least not conflict with 

specific policies listed under other goals of Plan El Paso.  

b. Whether the property is in a “Compact Urban” area, defined in Plan El Paso as 

being in a base sector with existing walkable urbanism (G-1 and G-2) or planned 

walkable urbanism (O-7), or in an overlay where walkable urbanism is anticipated 

to emerge (Local Transfer Centers, RTS Stops, and Future Compact 

Neighborhoods). For instance, Compact Urban areas: 

i. are preferred locations for higher density development and redevelopment; 

ii. are ideal for a balance of housing, jobs, shopping, recreation, and civic uses; 

iii. will be served by walkable thoroughfares; and 

iv. are suitable for zoning districts that would orient most buildings toward 

streets. 

c. The proposed zoning district’s effect on the property and surrounding property, after 

evaluating the following factors: 

i. The physical context of the property and surrounding properties, including 

recent or anticipated changes to that context. 

ii. Any historic district or other special designations that may be applicable. 

iii. Any adopted small area plans, including land-use maps in those plans. 

iv. Potential adverse effects that might be caused by approval or denial of the 

requested rezoning. 

v. Anticipated effects on the natural environment. 

vi. Whether the area is stable or in transition. 

vii. Any changed social, economic, or physical conditions that make the existing 

zoning no longer suitable for the property. 

 

 

COMMENTS:  

 

Department of Transportation  
No comments received. 

 

City Development Department – Planning Division - Land Development  
No objections. 

 

City Development Department – Building Permits & Inspections  
No comments received.  

 

Sun Metro  
1. Proposed lane widths on main thoroughfares need to be changed to 11’ in order to permit safe and 

efficient travel by mass transit vehicles; all roadway lanes which are proposed, by the applicant or 

Sun Metro Staff, to be used by mass transit services needs to be 11’ wide. 

2. Applicant needs to coordinate with Sun Metro Staff the location of proposed transfer center shown 

on Page 16 of packet as well as potential locations of mass transit stops. 

 

Fire Department  
The rezoning is approved with conditions. All conditions are imposed to ensure an adequate level of service 

for response of emergency vehicles. The following conditions are imposed: 

1. All turns shall be no less than 47 feet outside and 30 feet inside turning radius. A 20 foot wide lane 

that is maintained free of parking shall be provided at all turns. 

2. Maximum block distances of 750 feet with multiple access points for the grid type system. 
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3. No person shall stop, stand, or park a vehicle, except when necessary to avoid conflict with other 

traffic or in compliance with law or the directions of a police officer or traffic-control device, in any 

of the following places: 

  a. On a sidewalk 

  b. In front of a public or private driveway 

  c. Within an intersection 

  d. Within 15 feet of a fire hydrant 

  e. Within 20 feet of a crosswalk 

  f. Adjacent to a curb that has yellow curb markings 

4. Buildings or facilities exceeding 30 feet or three stories in height shall have at least two means of 

fire apparatus access for each structure. 

5. Buildings or facilities having a gross building area of more than 62,000 square feet shall be provided 

with two separate and approved fire apparatus access roads. 

6. Buildings or portions of buildings or facilities exceeding 30 feet in height above the lowest level of 

fire department vehicle access shall be provided with approved fires apparatus access roads capable 

of accommodating fire department aerial apparatus. Overhead utility and power lines shall not be 

located within the aerial fire apparatus access roadway. 

7. Aerial fire apparatus access roads shall have a minimum unobstructed width of 26 feet, exclusive of 

shoulders, in the immediate vicinity of any building or portion of building more than 30 feet in 

height. 

8. At least one of the required access routes meeting this condition shall be located within a minimum 

of 15 feet and a maximum of 30 feet from the building, and shall be positioned parallel to one entire 

side of the building. 

 

El Paso Water Utilities - Engineering  
No comments received. 

 

Police Department – Northeast Regional Command  
No objections. 

 

 

CITY PLAN COMMISSION OPTIONS  
The City Plan Commission may consider the following options and additional options that it identifies when 

reviewing the rezoning application: 

 

1. Recommend approval of the application finding that the rezoning is in conformance with the review 

 criteria of The Plan for El Paso as reflected in CPC report or other criteria that the CPC identifies 

 from the Plan. 

 

2. Recommend approval of the application with modifications to bring the rezoning into conformance 

 with the review criteria in The Plan for El Paso as reflected in CPC report or other criteria from the 

 Plan as identified by the CPC. 

 

3. Deny the application finding that the rezoning does not conform to the review criteria in the Plan El 

 Paso as reflected in CPC report or other criteria identified in the Plan by the CPC. 

 

 

 

ATTACHMENTS:  
Attachment 1: Zoning Map 

Attachment 2: Aerial Map 

Attachment 3: Regulating Plan 
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ATTACHMENT 1: ZONING MAP 
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ATTACHMENT 2: AERIAL MAP  
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Street level view of main civic building in the commercial/retail area.  Central open space is on left side of image, with fountain amenity.   

Image location is immediately south of U.S. 54 (Patriot Freeway).  Image looks westerly toward Franklin Mountains.   

Prepared for:     Prepared by: 

El Paso Water Utilities-Public Service Board    

 

       
      URS Corporation 

and      9400 Amberglen Blvd. 

City of El Paso, Texas    Austin, TX 78729 
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Aerial

This aerial photograph of Painted 
Dunes shows where the new 
community is located relative to 
existing/planned development.

Project Data
Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
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SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 211-7-12

Painted Dunes Master Plan
New Community
Traditional Neighborhood
  Development
Cluster Land Development
1,514.7 Acres
970.6 Acres
11 pedestrian sheds

Application Boundary

N.E. Expressway
Future R.O.W.
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Zoning Map

The zoning for the property between 
US Highway 54 (Patriot Freeway) 
and Dyer Rd is R-F: Ranch and 
Farm District.
Per section 21.10.040 (B)(1).
The legal description for Painted 
Dunes is included under separate 
cover.

Project Data
Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds
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Figure 311-7-12

Painted Dunes Master Plan
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Cluster Land Development
1,514.7 Acres
970.6 Acres
11 pedestrian sheds

HkE
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Project Size, Site Plan,
and Pedestrian Sheds

Requirements:
TND   80 - 160 Acres
• Identify pedestrian shed(s).
Pedestrian shed requirements for
a TND is set forth in section 
21.30.030 (B).
• Compliance with minimum 
continuous acreage requirements for 
selected community type(s) per 
section 21.30.030.
For TNDs: "A Traditional 
Neighborhood Development (TND) 
shall be structured by one standard 
or linear pedestrian shed and shall 
be no fewer than 80 acres and no
more than 160 acres."

Project Data
Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds

ID Acres
TND 1 159.56
TND 2 150.16
TND 3 141.67
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SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 411-7-12

Painted Dunes Master Plan
New Community
Traditional Neighborhood
  Development
Cluster Land Development
1,514.7 Acres
970.6 Acres
11 pedestrian sheds
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Pedestrian Shed
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Application Boundary

N.E. Expressway
Future R.O.W.

Neighborhood

Transect Allocation

T1
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T4

T4O

T5

Requirements
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de • T1 lands are not included in Net 
Site Area.
• Compliance with transect zone 
allocation requirements as set forth in 
21.80 Table 14: Summary Table.

T1 no 
minimum

T2 no 
minimum

T3 10 - 30%
T4 30 - 60%

T4O 40% max
T5 10 - 30%

TND

Project Data
Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds

Transect 
Zone Acres

% Net Site 
Area 

(Acres)

Total Net 
Area 

(Acres)
T1 28.02 –
T3 27.11 20.6%
T4 45.83 34.8%

T4O 5.64 4.3%
T5 13.76 10.5%

Roads 39.20 29.8%
TND 1 total acres = 159.56

T1 32.98 –
T3 18.49 15.8%
T4 35.74 30.5%

T4O 6.21 5.3%
T5 17.46 14.9%

Roads 39.28 33.5%
TND 2 total acres = 150.16

T1 49.01 –
T3 18.59 20.1%
T4 33.96 36.7%

T4O 1.72 1.9%
T5 9.48 10.2%

Roads 28.91 31.2%
TND 3 total acres = 141.67

TND 1

TND 2

TND 3

131.54

117.18

92.66
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SmartCode Application:
Painted Dunes Traditional
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Project Data

Figure 511-7-12

Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds

Application Boundary

N.E. Expressway
Future R.O.W.

Neighborhood

Block

nm Elementary/Middle School

Transect Allocation

T1

T3

T4

T4O

T5

Compliance with maximum block
size requirements as set forth in
21.80 Table 14: Summary Table:
Maximum allowable block perimeter:
T3 - 3,000 feet max
T4 - 2,400 feet max
T4O - 2,400 feet max
T5 - 2,000 feet max
The joint Elementary/Middle School 
site is contingent upon acceptance 
from the Ysleta Independent School 
District.
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Transect 
Zone Acres

Dwelling 
Units

T3 27.11 98
T4 45.83 293

T4O 5.64 36
T5 13.76 165

T3 18.49 67
T4 35.74 229

T4O 6.21 40
T5 17.46 210

T3 18.59 67
T4 33.96 217

T4O 1.72 11
T5 9.48 114

TND 1

TND 2

TND 3
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Neighborhood Development
Figure 611-7-12

Painted Dunes Master Plan
New Community
Traditional Neighborhood
  Development
Cluster Land Development
1,514.7 Acres
970.6 Acres
11 pedestrian sheds

HkE
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Application Boundary

N.E. Expressway
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Neighborhood

Dwelling Unit Density
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T5
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Dwelling Unit Density

Requirements

Compliance with 21.30.080(B): "Density 
shall be expressed in terms of housing 
units per acre as specified for the area
of each Transect Zone by Table 14."

Project Data
Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds

T1 By Variance
T2 By Variance
T3 6 Units/Acre Gross
T4 15 Units/Acre Gross

T4O 20 Units/Acre Gross
T5 24 Units/Acre Gross

TND
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SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 711-7-12

Painted Dunes Master Plan
New Community
Traditional Neighborhood
  Development
Cluster Land Development
1,514.7 Acres
970.6 Acres
11 pedestrian sheds
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Thoroughfare AssignmentProject Data
Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds

• Compliance with thoroughfare 
termination and cul-de-sac limitation, 
as set forth in 21.30.070(A)(6).  "All 
Thoroughfares shall terminate at 
other Thoroughfares, forming a 
network. Internal Thoroughfares shall 
connect wherever possible to those 
on adjacent sites. Cul-de-sacs are 
explicitly discouraged and shall be 
subject to approval in T2 and T3 by 
Warrant only where there are 
exceptional topographic conditions 
that do not allow through 
connections."
Number of culs-de-sac: 0
• Pedestrian frontage on vehicular 
thoroughfares are not shown.  
Compliance with required percentage 
of lots affronting thoroughfares, as 
set forth in 21.30.070(A)(7).  "Each lot 
shall enfront a vehicular 
Thoroughfare, except that twenty 
percent of the lots within each 
Transect Zone may enfront a passage. 
By Warrant, lots within each Transect 
Zone that enfront both a passage and 
an Ephemeral Stream shall not be 
counted towards the twenty percent 
maximum."

The July 2011 Texas Department of 
Transportation (TxDOT) Access 
Management Manual Table 2-1 states that 
frontage road connection spacing criteria 
for roadways with a posted speed limit 
above 50 miles per hour should have a 
minimum driveway spacing of 425 feet for 
one-way frontage roads.  EPWU met with 
TxDOT staff on May 20, 2010 to discuss 
minimum driveway spacing requirements 
along US Highway 54 (Patriot Freeway) for 
the Painted Dunes Master Plan.  TxDOT 
staff requested a minimum driveway 
spacing of 750 feet instead of the required 
425 feet.  The thoroughfare network has 
been designed to accommodate the 
TxDOT request.
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Thoroughfare Standards -
SmartCode Streets

SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 8a11-7-12
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Thoroughfare Standards -
SmartCode Streets

SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 8b11-7-12
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SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 911-7-12
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Civic Spaces & Schools
• Compliance with civic space 
allocation: For new communities, 
section 21.30.050 (C)(1) states: “Each 
pedestrian shed shall assign at least 
five percent of its urbanized area to 
civic space.”
• Compliance with main civic space
requirement: For new communities, 
section 21.30.050(C)(4) states: “Each 
pedestrian shed shall contain at least 
one main civic space. The main civic
space shall be within eight hundred
feet of the geographic center of each
pedestrian shed.”
• Compliance with civic space frontage 
requirements: For new communities, 
per section 21.30.050(C)(6): “Each civic 
space shall have a minimum of fifty 
percent of its perimeter enfronting a
thoroughfare, except for playgrounds”
• Compliance with civic building 
requirements: New communities per 
section 21.30.050(D)(1) should have 
“a meeting hall or a third place in
proximity to the main civic space of
each pedestrian shed.”
• Compliance with maximum civic
building allocation: For new 
communities per section 21.30.050
(D)(4): “Civic building sites shall 
not occupy more than twenty percent 
of the area of each pedestrian shed.”
Note:
(1) School lots have been consolidated 
in one central location.

Project Data
Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds

Ê0 750

Feet

ID Type Acres
Distance to 

Centroid

% of Urbanized 
Area to Civic 

Space
A Playground 0.50 640 0.4%
B Playground 0.93 410 0.7%
C Playground 0.32 800 0.2%
D Plaza 0.32 800 0.2%
E Plaza 0.23 800 0.2%
F Square (Main Civic Space) 3.28 240 2.5%
G Playground 1.01 1120 0.8%
H Playground 0.50 1090 0.4%
I Playground 0.83 670 0.7%
J Playground 0.77 700 0.7%
K Plaza 1.00 585 0.9%
L Square (Main Civic Space) 1.85 0 1.6%
M Playground 0.82 705 0.7%
N Playground 0.77 710 0.7%
O Plaza 0.40 600 0.4%
P Plaza 0.26 600 0.3%
Q Playground 0.38 600 0.4%
R Playground 0.92 295 1.0%
S Playground 0.42 560 0.5%
T Playground 0.25 620 0.3%
U Square (Main Civic Space) 3.28 370 3.5%
V Playground 0.25 1070 0.3%

Greenway 1 6.53 1,250
Greenway 2 6.32 1,060

TND 1

TND 2

TND 3
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SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 1011-7-12

Painted Dunes Master Plan
New Community
Traditional Neighborhood
  Development
Cluster Land Development
1,514.7 Acres
970.6 Acres
11 pedestrian sheds
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Playgrounds & Trails

• Compliance with playground 
allocation requirements:
For new communities, per section
21.30.050(C)(5): "Within 800 feet of
every lot in residential use, a civic 
space designated and equipped as a 
playground shall be provided."

Project Data
Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds
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SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 1111-7-12

Painted Dunes Master Plan
New Community
Traditional Neighborhood
  Development
Cluster Land Development
1,514.7 Acres
970.6 Acres
11 pedestrian sheds
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Project Data

Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds

Special Requirements
• Compliance with special 
requirements for shopfronts:
For new communities, per section
21.30.090 (A)(2): “A designation for
mandatory and/or recommended 
retail frontage requiring or advising
that a building provide a shopfront
at sidewalk level along the entire 
length of the frontage…”
The indicated required shopfront 
locations are recommended.
• Compliance with special
requirements for terminated vistas:
For new communities, per section
21.30.090 (A)(6): “Designation for
mandatory and/or recommended
terminated vistas locations,
requiring or advising that the building
be provided with architectural
articulation of a type and character
that responds visually to the location,
as approved by the CRC.”
The indicated terminating vista 
locations are recommended.
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SmartCode Application:
Painted Dunes Traditional

Neighborhood Development
Figure 1211-7-12

Painted Dunes Master Plan
New Community
Traditional Neighborhood
  Development
Cluster Land Development
1,514.7 Acres
970.6 Acres
11 pedestrian sheds
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Project Data

Project Name:
Application Type:
Community Type:

Total Site Area:
Net Site Area:
Pedestrian
Shed:

Painted Dunes
New Community
Traditional Neighborhood
  Development
 
451.4 Acres
341.4 Acres
3 pedestrian sheds
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Street level view of the commercial/retail area.  Image location is immediately south of U.S. 54 (Patriot Freeway).  Image looks westerly toward Franklin Mountains.   

SmartCode Application 

El Paso, Texas 

Code of Ordinances 

Title 21 Application 

Painted Dunes Traditional 

Neighborhood Development 

Appendix A: Artistic Renderings 

Attachment 3



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Aerial view of commercial/retail area and drainage way.  Transit center is located adjacent to drainage way and on main arterial of roadway network.   

Mixed-use residential/commercial/retail buildings are shown on top on image.  Image location is immediately south of U.S. 54 (Patriot Freeway).   

Image looks westerly toward Franklin Mountains.   

SmartCode Application 

El Paso, Texas 

Code of Ordinances 

Title 21 Application 

Painted Dunes Traditional 

Neighborhood Development 

Appendix A: Artistic Renderings 
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Street level view of park and small civic building in the residential area.   

Small civic building is located on left side of image, and medium-density residential is shown at back of image.   

Image location is at end of radial street and south of U.S. 54 (Patriot Freeway).  Image looks westerly toward Franklin Mountains.   

SmartCode Application 

El Paso, Texas 

Code of Ordinances 

Title 21 Application 

Painted Dunes Traditional 

Neighborhood Development 

Appendix A: Artistic Renderings 
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Street level view of park and low-density residential area.  Small lot single-family homes are shown in this image.  Image looks westerly toward Franklin Mountains. 

SmartCode Application 

El Paso, Texas 

Code of Ordinances 

Title 21 Application 

Painted Dunes Traditional 

Neighborhood Development 

Appendix A: Artistic Renderings 

Attachment 3
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