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SECTION1INTRODUCTIONHISTORICALDEVELOPMENTANDPHYSICALSETTINGINTRODUCTIONAllcommunitiesarecomplexsocialeconomicandpoliticalstructuresThereforeregardlessofsizethephysicaldevelopmentofacommunityisaresponsetoandproductofavarietyofforcesandpressuresAcommunitycannotbeexpectedtodevelopinanorderlyfashionandinconformitywiththeinterestsandneedsofitscitizensandpropertyownersintheabsenceofoverallgeneraldirectionandguidanceIfsuchdirectionandguidanceispresentitusuallycomesfromlocalgovernmentatoneleveloranotherThedirectionandguidanceusuallytaketheformofphysicalplanningandlanduseregulationsforanareaorcommunityInTexasmunicipalgovernmentstaketheleadroleusuallytheonlyroleintheplanningprocessinasmuchasotherlevelsofgovernmentcountiesregionalentitieseventhestatehaveverylimitedlegalauthoritytoengageinlanduseplanningandregulationThroughzoningsubdivisionregulationcapitalimprovementprogramsandothermeanslocalpublicpolicymakersinTexascitiesareabletogiveatleastgeneraldirectiontothephysicaldevelopmentoftheircommunititesWhyplanWhynotsimplyallowthepressureofeconomicstotakeitscourseInthinkingaboutdesirableattractivecitiesorneighborhoodsyouhaveseentheplacesthatmadeyouthinkyouwouldliketolivetherewhatdidyoufindattractiveaboutthemWasthephysicaldevelopmentofthearealefttochanceorwasittheresultofgoodplanningInthevastmajorityofinstancesthewellplannedcommunityisamorecomfortableandattractiveplaceinwhichtoliveworkandplayOntheotherhandeventhemostnaturallyattractiveandpleasanturbanenvironmentscanbedamagedevendestroyedbypoorplanningorabsenceofplanningThisComprehensivePlanoftheCityofPlainviewisaninstrumenttoguidethephysicaldevelopmentofthecommunityinanorderlyandconstructivemannerTheplanincludesananalysisofPlainviewshistoricalpatternofpopulationgrowthandprojectionsoffuturegrowthTheCityspublicinfrastructureincludingwatersanitarysewerdrainageandstreetfacilitieshasbeenanalyzedandevaluatedwithparticularattentiongiventoadequacyforfuturedevelopmentneedsandhowthesefacilitieswillaffectfuturegrowthpatternsSpecializedstudieshavebeenconductedofthecentralbusinessdistrictpublicbuildingsandspecialcommunitydevelopmentneedsofthecity



ThisplanattemptstoidentifythosecharacteristicsandfeaturesofthecommunitywhichinfluencegrowthpatternsandidentifiespoliciesandprocedureswhichifimplementedwouldhavethegreatestlikelihoodofsecuringthegoalsandneedsofthecommunityTheplanisintendedtoprovidelocalelectedofficialswithafoundationuponwhichsounddecisionscanbemaderegardingthefuturephysicaldevelopmentoftheCityofPlainviewThisreportconstitutesabeginningoftheplanningprocessnotanendtoitThelikelihoodofsignificantchangeinPlainviewandadjacentareasoverthenextfewyearsissubstantialTheimplicationsofthischangecannotbefullyanticipatedatthispointPeriodicevaluationsofthechangeanditsimpactonthecommunitymustbeundertakenifthelocalgovernmentintendstofullyhonoritscommitmenttoprotectthecommunityandadvancetheinterestsofitscitizensHISTORICALBACKGROUNDHaleCountywascreatedin1876andorganizedasalegalentityin1888ThecountywasnamedforJCHalewhowaskilledinthefinalbattleoftheTexasWarofIndependencefromMexicotheBattleofSanJacintoThefirstpermanantsettlerinthecountywasaNewYorkministerReverendHorationGravesItwasnotuntiltherailroadwasextendedtotheareainthe1880sthatanysignificantpopulationgrowthoccurredhoweverTherailroadshavebeenakeytotheareashistoryUntilthe1920stherailroadswerevirtuallytheonlymeansoftravelandtransportofgoodsTheraillinesweretheprimarylinkagebetweenPlainviewandthemarketsforHaleCountysagriculturalandindustrialproductionuntilafterWorldWarIITwomajorraillinescontinuetoservethecityandevennowcarrymuchoftheagriculturalproductionoftheareaTheHaleCountyareahasdeeprichsoilsWithanaverageofonly22inchesofrainfallannuallyhoweverittooktheintroductionofirrigationin1910toputagriculturalactivityoftheregioninreallyhighgearOver4000irrigationwellsdotthecountyHaleCountyconsistentlyranksinthetoptencountiesinthestateintotalagriculturalproductionMuchoftheindustryintheareaisrelatedtoagribusinessAnotherkeyelementinthedevelopmentandeconomicwellbeingoftheareaisthepetroleumindustryThediscoveryofoilin1956triggeredaneconomicboomwhichwassustainedthroughmuchofthenextdecadePetroleum



productionhasdecreasedasaresultofdepletionoftheproductionfieldsandlowerpricesforoilandnaturalgasPetroleumisstillthesinglebiggestincomegeneratorinthelocaleconomyhoweverThePlainviewtownsitewasstakedin1887alongthenewraillineTheothermajorattractionofthesitewasthepermanentwatersupplyfromthespringsintheareaincludingthosefeedingRunningWaterDrawwhichwaslocatedatthenewtowntssouthernedgeTheCityofPlainviewisthecountyseatofHaleCountyandhasbeenthedominantcommunityoftheareasinceitsoriginsThetownwasblessedwithstrongandaggressiveleadershipinitsearlyyearsandenjoyedsustainedgrowthOver2800citizensresidedinthetownin1910representing37percentofthepopulationoftheentirecountyThetownenjoyedcontinuedgrowthoverthenextseveraldecadesBy1930almost9000personsresidedinPlainviewconstitution49percentofthepopulationofthecountyBy1930PlainviewhadestablisheditselfasaneconomicandsocialcenterforamulticountyregionnorthofLubbockInthesparselypopulatedSouthPlainsareaacityof9000in1930and14000in1950wasamajorurbancenterPlainviewspositionasarailcenteranditscommercialattractionslargelyexplaineditsrelativeprominenceBythetimefourlanehighwaysandfastcarsbroughtLubbockcloseenoughtobeaviableoptionasacommercialcenterforpersonsinthePlainviewmarketareaPlainviewitselfwaslargeenoughtosatisfymostcustomaryeconomicandsocialneedsThereislittlequestionhoweverthatinthepasttwodecadesPlainviewsproximitytoLubbockhasbeenamixedblessingwithLubbocksretailandserviceattractionsluringPlainviewarearesidentsandtheirdollarstothelargercityThecityseconomicandpoliticalleadershiphasstronglyemphasizedindustrialdevelopmentasakeytothegrowthofthecommunityespeciallyoverthepastthreedecadesasitbecameevidentthatchangesinagricultureoftheregionthreatenedtowipeoutpopulationbaseunlessdiversificationoccurredFertilizermanufacturingseedresearchpackagingandsalesoperationsgrainstorageandsalesandbeefpackingbecamekeystotheneweconomicsceneByfarthelargestoftheindustrialoperationswasandremainsEXCELbeefpackingopeningin1971andemployingover1000personsThreeotherimportantinstitutionshaveplayedkeyrolesinsustainingPlainviewasaattractiveandvitalSouthPlainscityEstablishedin1906intheveryearliestyearsofthecityshistoryWaylandBaptistUniversityhasexercisedaninfluenceinthecityfaroutstrippinganyexpectationgivenitssizeWithaPlainviewcampusstudentbodyofapproximately1500studentstheprivateliberalartsschoolhasbeenasignificantforceinthecommunityasasourceofcommunityleadershipandintellectualstimulationTheCentralPlainsRegionalHospitaloriginallyestablishedin1912hasbecomethe



primaryhealthcarefacilitybetweenLubbockandAmarilloandisacriticalresourceinthecommunityandareaBesidesbeingamajoremployerthehospitalisthekeytoassuringhighqualitymedicalcareintheareaFinallythePlainviewHaleCountyAirportisamajorresourceprovidingdirectairconnectionsforthoseindividualandbusinessesrequiringsuchserviceeitherregularlyoroccasionallyaswellasbeingabaseforseverallocaloperatorsservingprimarilytheagriculturaliuterestsoftheregionAsthecitygrowstheairportwillbecomeincreasinglyimportanttothebusinesscommunityaswellasindividualsandgroupsPHYSICALSETTINGHaleCountyhasanareaof979squaremilestypicalfortheWestTexasareaTheareaisalmostfiatwithagentleslopefromnorthwesttosoutheastTemperaturesrangefromamidwinteraverageof41degreesJanuarytoamidsummeraverageof78degreesJulyThegrowingseasonisjustover200daysperyearwithameanannualtemperatureof60degreesalthoughsignificanttemperaturedifferencesoccurregularlyandwithinshorttimeframesTheareareceivesanannualrainfallofabout22inchesalthoughrainfallratesvarywidelyseasonallyandfromoneyeartoanotherInitsnativestatetheareaisatreelessgrassyplainTheplainissoflatthatevenwiththelowrainfallratesmostsurfacewaterdoesnotdrainintowelldefinedcreeksandriversbutinsteadcollectsintheabundantnaturalshallowbasinscalledplayslakesThesoilsoftheareaarehighlyfertileloamsandwithadequatemoisturehaveextraordinarilyhighagriculturalproductivitypotentialThemoisureisreadilyavailablebyirrigationthoroughoneofthelargestandmosteasilyaccessibleundergroundwatersuppliesintheworldtheOgalalaAquiferThesiteoftheCityofPlainviewistypicaloftheareaexceptthatthecityisbisectedbyararityintheareaamajornaturaldrainagewayAsthenamesuggestsRunningWaterDrawuntilthemid1950swasayearroundsourceoffreshwaterTheDrawwasfedbyspringslocatedafewmilesnorthwestofthecityandthetremendousdrawdownontheOgalalaAquiferfromirrigationintheareadriedupthespringsTheDrawcontinuestobeamajordrainagewayintheareahoweverandfloodingassociatedwiththeDrawisamajorconsiderationindevelopingagrowthplanforthecityTheothermajortopographicalconsiderationinanalyzingPlainviewspastandfuturegrowthisthecombinationoftheveryflatterrainandthepresenceofseveralplayslakeswhichserveasCollectionbasinsintheabsenceofenoughslopetoprovidesufficientrunoffofsurfacewaterThiscombinatiOn4



hascreatedaverysubstantialareainandnearthecityapartfromtheRunningWaterDrawfloodproneareawhichissubjecttolocalizedfloodingeveninanareawithrelativelylittleannualrainfallAsfurtherurbandevelopmentintheareaoccursthefloodingproblemsassociatedwiththepoordrainageandtheplayalakeswillincreasePlate11isavicinitymapforthePlainviewarea5
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SECTION2POPULATIONDEMOGRAPHICANALYSISIntroductionDemographicfactorsareusuallytheprimaryvariablesshapingacommunitysphysicalcharacteristicsTherateofgrowthordeclineinacommunityspopulationaswellasthesOcialandeconomiccharacteristicsofthatpopulationincludingfactorssuchasagedensityincomelevelsanddistributionethnicityandeducationlevelsamongotherslargelydeterminethespatialneedsforhousingcommercialusesandevenindustrialactivitiesThereforeanalysisofthedemographiccharacteristicsofacommunityistheprimarycOnsiderationinthedevelopmentofacomprehensiveplanningprogramInPlainviewscaseuseofexistinglandsfornewhousingdevelopmentscommercialactivitiesandindustrieswillbeneededforacommunityexperiencingmodestpopulationgrOwthHoweverthelocationanddensityaswellaseducationalincomeoccupationalandothercharacteristicsofthatpopulationisalsocriticaltoeffectiveplanningofthecommunitysfutureAreaPopulationTrendsTheHaleCountyareaincludingPlainviewexperiencedverysignificantgrowthintheearlypartofthiscenturyBetween1900and1910thecountygrewfrom1680toover7500personsBy1930thetotalpopulationexceeded18000OthercountiesintheimmediatevicinityalsoexperiencedpopulationincreasesinthissameperiodalthoughtherateofgrowthvariedsubstantiallyThisgrowthiscloselyassociatedwiththedevelopmentofirrigatedagricultureintheareaThefollowingtableandchartillustratesthisearlytwentiethcenturygrowthpatterninthePlainviewHaleCountyareaTABLE21PLAINVIEWAREAPOPULATIONTRENDS19001930Counties19001910Chane1920Change1930ChangeHALE1680756635041010433520189998BriscoeCastroCrosbyFloydHockleyLambLubbockSwisher1253216272529484001850362519487881765124060842020463812969758441372114137315401641911752933624113691109612274012227043882784663228StateofTexas30487103896542364559089653472014232447110238121104124092720092986686911761745213853206239104252494734367319758421752537



FIGURE21PLAINVIEWAREAPOPULATIONGROWTH190019304000035000300002500020000150001000050000HALEBriscoeCastroCrosbyFloydHockleyLambSwisherLubbock00102030Since1930howeverthepatternofgrowthinWestTexasincludingthePlainviewandHaleCountyareahasbeenaverydifferentstoryPopulationgrowthfortheStateofTexasasawholesince1930hasaveragedabout20percentpertenyearperiodaconsistentandsignificantgrowthassociatedwiththetransitionofthestatefromanagriculturalruralstatetoanindustrializedhighlyurbanizedstateInWestTexashowevermuchoftheareahasexperiencedactualoutmigrationandpopulationdeclineSince1930howevermostareasofWestTexasincludingtheSouthPlainsareaaroundPlainviewhaveexperiencedlittleifanyoverallpopulationgrowthInfactmostoftheruralandsmalltownareashaveexperiencednetlossesofpopulationduringthisperiodHaleCountyissurroundedbyCasfroSwisherBriscoeFloydCrosbyLubbockHockleyandLambcountiesCollectivelytheseninecountieshaveexperiencedanaveragegrowthof25percentperdecadesince1930comparedto196percentaveragegrowthrateperdecadeforthestateasawholeHoweverthisnumberisdeceptiveIfLubbockCountyisexcludedfromthecalculationtheaveragegrowthperdecadeis8percentIfbothLubbockandHalecountiesareexcludedthegrowthrateperdecadedropsto5percent19301940Chng1950Chng1960Chng1970Chng1980ChngPopTotalArea12712813681076g06992513281128358g9528850332673127qtExcludingLubbock880248502834059442461248571791159937112102243ExcludingLubbocktainview678356621524777331748805913381856708343019



Figures22and23illustratethepost1930growthtrendsintheninecountyareaNotethatwhenLubbockCountyispulledfromthetotalthegrowthlineshowsonlyaslightinclineWhenbothLubbockandHalecountiesareremovedthegrowthlineisvirtuallyflatFIGURE22PLAINVIEWAREAPOPULATIONGROWTHCOMPARISONS193019803500001300000I25oooot2ooooo5oooo100000o00t0loooooooAllnineountiesAilcountiesexcludingLjSbockCountyAllcountiesexcludingLbbockandHalecounties4000003000002000001000000FIGURE23PLAINVIEWAREAPOPULATIONCHANGES19301980INCLUDINGANDEXCLUDINGLUBBOCKIIncludingLubbockCounty



OfthesevenruralcountiesinthePlainviewareaonlytwoHockleyandCastrocountieshavehadsignificantpopulationincreasesinthe19301980periodThreehaveexperiencedsignificantpopulationdeclinesandtwootherhavebasicallyheldsteadywithveryslightincreasesInthecaseofHockleyandCastrocountiestheirgrowthisaproductalmostentirelyofthegrowthofthecitiesofLevellandandDimmitrespectivelyThetrendhasbecomeevenstrongerinthepost1960periodAllofthecoUntiesinthePlainviewHaleCountyareaexcludingLubbockhaveeitherlostpopulationorexperiencedverylittlegrowthsince1960Figures24and25illustratethepost1960trendFIGURE24GROWTHTRENDSPLAINVIEWAREACOUNTIES196019804000035000300002500020000150001000050000BriscoeCastroCrosbyFloydHockleyLambSwisherHALE196019701980FIGURE25POPULATIONCHANGETRENDSPLAINVIEWAREAEXCLUDINGLUBBOCK19601980126000124000I122000f112ooooII1219701I10



ThemechanizationofagricultureandthcconsolidationoffarmandranchesintolargerandlargerunitshasresultedinadecliningruralworkforceInthoseareaswherejobcreationinurbanareashasnotoccurredpopulationshavedeclinedThesmallerandmoreagriculturedependentthecommunityandareathegreaterthelikelihoodofpopulationlossThediscoveryanddevelopmentofpetroleumresourcesintheareainthemid1950sslowedtheoutmigrationtheLevellandHockleyCountygrowthislargelyassociatedwithpetroleumrelatedeconomicactivitiesinthatareabuthasnotreversedthetrendTheruralandsmalltownpopulationoutmigrationhasparalledgrowthinthelargercitiesoftheareaTherearesixmajorregionalurbancentersintheWestTexasSoUthPlainsareaLubbockAbileneAmarilloMidlandOdessaandSanAngelohaveallexperiencedsignificantpopulationincreasessince1930andhavecontinuedtoexperiencegrowthsince1960OnlyLubbockhasexperiencedanythingnearthegrowthofotherurbanareasofthestatehoweverLubbockhasbecometheprimaryeconomicpoliticaleducationalandhealthservicecenterintheWestTexasEasternNewMexicoregionLubbockspopulationdoubledfromjustover50000in1940toover100000in1950anddoubledagaintoover211000in1980LubbockAmarilloandAbilenehavesufficientcomparabilitiestoPtainviewrelativetoeconomyandlocationthattheirgrowthpatternsshouldbenoted1930J9401950196019701980Abilene231752661245570903688965398315Amarillo431325168674246137969127010149230LUbbock205203185371747128691149101173979Figure26illustratesthetrendsinthesecitiesFIGURE26POPULATIONGROWTHTRENDS19301980ABILENEAMARILLOANDLUBBOCK20000015000010000050000O30IIIII4050607080LAr3ileneoAmarillo1Lubbock11



ThereareonlytwocitiesBigSpringandPampaintheWestTexasSouthPlaintsareawhicharecloselycomparabletoPlainviewinsizeeconomicbaseandlocationvisavisothermajorurbancentersForpurposesofcomparisonhoweverfourothercommunitiesinrelativeproximityandsimilareconomicbasetoPlainviewBrownfieldLamesaLevellandandLittlefieldhavebeenincludedinthecomparisonsinTable22andFigure27TABLE22POPULATIONTRENDSPLAINVIEWAREACITIES19301980193019401950196019701980Plainview8834826314044187351909622187BigSpring137351260417286312302873524804Brownfield19074009616110286964710387Lamesa35286038I0704124381155911790Lcvelland166130918264101531144513809Littlefield321838176540723667387409Pampa104701289516583246642172621396FIGURE27POPULATIONTRENDSPLAINVIEWAREACITIES19301980PlainviewoBigSpringIBrownfieldDLamesaaLevellandAPampaxLittlefieldAsthesedatashoveonlytwoofthesevencitiesPlainviewandLevellandevidencedanyincreaseinpopulationsince1960InadditionBrownfieldandLittlefieldexperiencedanincreaseof100and175personsrespectivelyThesenumberssuggestthatevensomecitieswithmarketandserviceareasencompassingseveralcountiesareexperiencinglittlegrowthorevenpopulationloss12



ProbablynotcoincidentallythecitieswhichhaveexperiencedsomegrowtharelocatedwithincommutingdistanceofLubbockLubbockistheonlycityintheWestTexasareawhichhasexperiencedsignificantandconsistentgrowthoverthepastthreedecadesWhileLevellandandespeciallyPlainviewprovideemploymenttomostoftheiremployedresidentsthereisundoubtedlysomecommutingfromtheseandothernearbycitiesintotheLubbocklabormarketCitiesintheLubbockareaevenasfarawayasPlainviewarereceivingsomespiHoverfromLubbocksgrowthThereareSomeexceptionstothispatternespeciallyintheAmarilloareaDumasincreasedfrom8477personsin1960to12194in1980Herefordgrewfrom6552to15853personsandCanyonincreasedfrom5864to10724inthesameperiodalthoughCanyonsgrowthmaybeaspecialcasebecauseofthepresenceandgrowthofWestTexasStateUniversityEvenamongthesmallercitiessomeexceptionscanbefoundtothepatternofdeclineForexampleDimmitincreasedfrom2935in1960to5019in1980Howeveramongthecitiesoflessthan20000intheWestTexasareatheexamplesofcitiesexperiencinggrowthinthepastfewdecadesareoffsetbytwoorthreetimesasmanycitiesexperiencingpopulationlossesDetailedpopulationdatafortheCityofPlainviewHaleCountyandothercitiesandcountiesintheareaaswellastheStateofTexasfortheyears19001980isfoundinAppendix1ofthisvolumeRecentGrowthTrendsinPlainviewandHaleCountyWithinHaleCountyitselftheruraltourbanshiftdetailedabovehasalsobeenpresentAfterexperiencingmajorgrowthintheearlyyearsofthiscenturythecountylostpopulationduringtheDepressionDecadeofthe1930sFollowingWorldWarIIasignificantgrowthagainoccurredalthoughalmost60percentofthisgrowthoccurredwithintheCityofPlainviewThispostwargrowthwasfueledbydevelopmentofagriculturerelatedindustrialandcommercialdevelopmentanddiscoveryanddevelopmentofpetroleumresourcesSince1960howeverthegrowthrateforthecountyhasdeclinedsharplyInfacttheruralandsmalltownareasofthecountyactuallylostmorethan2650personsinthe19601980periodMechanizationofagriculturalproductionandconsolidationoffarmsandranchestogetherwithassociateddeclineofcommercialactiwitiesinthesmallertownsappearstobeprimarilyresponsiblefortheoutmigrationpattern1930i1940I1950i1960197QI1980HaleCounty20t89188136812821150013679830434137723759210113



Noreliabledamareavailablesince1980HowevertheUSCensusBureau1987estimateforHaleCountyis37300adeclineof300personssince1980ConsideringthatPlainviewhasprobablyincreasedbyafewhundredpeoplesince1980itisprobablethattheactuallossintheruralandsmalltownareasofthecountyisintherangeof8001000personsGiventhemajorproblemsafflictingthetwoPredomininantelementsofthelocaleconomyagricultureandpetroleumduringthe1980ssuchadeclineisnottoosurprisingPlainviewPopulationEstimatefor1988GrowthintheCityofPlainviewhascloselyparalleledthecountypatternuntilthe1960sWhilegrowthhasundoubtedlyslowedinrecentdecadestherehasactuallybeensomegrowthincontrasttothelossofpopulationintherestofthecounty1930Plainview8834RemainderofHaleCounty1135519401404470082636519501960197011873533411909619105507114167343180632751150411671980221871621540524FIGURE28POPULATIONTRENDSPLAINVIEWANDREMAINDEROFHALECOUNTY1930198025000500010IIII304050607080IPlainviewoRemainderofHaleCountyThenonurbanpopulationofthecountyhasdeclinedinrecentdecadestothe1950levelandthetrendisclearlyinthedirectionoffurtherdeclineIfthefactthatabout15002000personscountedinthecountypopulationactuallyliveinimmediateproximitytoPlainviewtheextentofthecountylossandcityincreaseisfurthermagnifiedThepopulationofthecityandimmediatelysurroundingareahoweverhascontinuedtoincreaseeveninthefaceoflossesintherestofthecountyandnearbycounties14



Asnotedabovesomeslightgrowthhasoccurredinthecitysince1980The1986CensusBureauestimateforPlainviewis22540personsanincreaseof350personsThisslightgrowthissubstantiatedbyutilitycustomerandschoolenrollmentinformationThefollowingisasummaryofactivewatermeterconnectionsYear197019801988WaterMeterConnections6894737970increase780057increaseThesedatasuggestalikelypopulationgainofat45percentsince1980SchoolenrollmentdatashowaninterestingandconflictingpatternFrom1970to1980enrollmentsdroppedfrom6600to6200studentseventhoughpopulationofthecityincreasedbyover6percentduringthedecadeThisphenomenonisconsistentwithpatternsacrossthestateandnationhoweverasfamilysizesdeclinedsharplyduringtheI960sand1970sThispatternofenrollmentdeclinescontinuedinPlainviewuntil1985whenenrollmenttotaled5725Since1985howeverthenumberofstudentsinthesystemhasgraduallyincreasedespeciallyinthelowergradesThe198889enrollmenttotalwasover6100studentsEnrollmentsareprojectedtoexceedtheprevioushighof6600bythe199495schoolyear8000600040002000071FIGURE29PLAINVIEWlSDENROLLMENT19701990IIII758085901990schooldistrictprojectionWhiletheexplanationofthischangeintrendisnotcompletelyknownitislikelythatthreefactorsareinvolvedOnefactoristhatthenumberofpeopleintheschooldistricthasincreasedUtilityconnectionsandresidential15



buildingpermitsverifyasmallincreaseinthepopulationofthecityandadjacentareaAdditionallyhoweverthepopulationcompositionofPlainviewischanginginatleasttworespectswiththechangebeingreflectedintheschoolenrollmentsFirstyoungfamiliesarereplacingoldercouplesandsinglepersonsinthecommunitySecondtheethniccompositionofthecommunityischangingIn1980thenonwhitepopulationofthecitywasalmost41percentofthetotalofwhich58percentwasblackand323percentofHispanicoriginTheblackpercentageofthetotalpopulationhasprobablynotchangedsignificantlYTheHispaniccomponenthasapparentlyincreasedsignificantlyhoweverTheHispanicpercentageofschoolenrollmenthasconsistentlyincreasedthroughoutthe1980snowconstitutingalmost55percentofthetotalschoolenrollmentHistoricallyHispanicsinTexashavelargerfamiliesthanotherethnicracialgroupsThusthenumberofelectricalconnectionsandwatermetersinthecitymayberemainingstableorincreasingmodestlybutthepopulationmaybeincreasingasaresultofmorepersonsperhouseholdTheotherprimarymeasureofpopulationchangeusedinthestudyishousecountsFieldworkconductedin1988suggestsa43percentincreaseinnumberofhousingunitssince1980TheactualnumberofunitsmaybesomewhatgreaterinasmuchastheCensusBureaucountsashousingunitssomestructureswhichprobablywereregardedasunsuitableforhabitationinthe1988countOntheotherhandthe1988countwasnotconductedwiththesamethoroughnessandwiththesamepriorinformationasisavailabletocensusworkersThe43percentincreaseisprobablyveryclosetotheactualincreaseThecriticalvariablewhichCannotbeevaluatedwithanycertaintyhoweveristhenumberofpersonsperhouseholdAsnotedearlierthetrendinmostofthestateandnationeventhroughthe1980shasbeeninthedirectionoffewerpersonsperhouseholdThistrendislargelytheproductofanagingpopulationinwhichthenumberofoneandtwopersonelderlyhouseholdshasincreasedandacontinueddeclineinthenumberofchildbirthsamongwomenofcustomarychildbearingageTheschoolenrollmentdataforPlainviewaswellasvisualobservationsuggestthatPlainviewmaynothavefollowedthegeneraltrendduringthe1980showeverSchoolenrollmentdatashownotonlyhighernumbersofenrollmentbutmarkedincreasesintheHispanicpopulationwithintheenrollmentsWiththesubstantialnumbersofindustrialjobscreatedinandnearPlainviewsince1980asignificantnumberofyoungerfamilieshavemovedtoPlainviewFurthermoretheHispaniccomponentinthepopulationofthecityalsoappearstohaveincreasedBoththesefactorswouldcontributetoahigheroratleastrelativelystablepersonsperhouseholdfigurePuttingthevariousconsiderationstogetheritisclearthatsomeincreaseinthepopulationofthecityhasoccurredsince1980Theexactsizeofthe16



increaseisdifficulttopinpointandtheavailabledataissomewhatcontradictoryHoweveranalysisofavailableinformationsuggeststhatthepercentageincreaseisintherangeof46percentGiventhesignificantschoolenrollmentincreasesinthepasttwoyearswhichcorrespondswiththesignificantnewjobcreationfromnewandexpandedindustryandcommercethe1988estimateisskewedtowardtheupperendofthisrangeThe1988estimateis23400personsa55percentincreasesince1980PopulationEstimateForPlainviewExtraterritorialJurisdictionThepopulationoftheimmediateareaaroundthecityofPlainviewisofconsiderableconsequencetotheplanningprocessforthecityitselfFirstsomeorevenalloftheareawithinroughlyonemiteoftheexistingcorporatelimitsmaybeannexedintothecitywithintheplanningperiodIfthisoccurstheexistingdevelopmentintheannexedareabecomespartofthecityandultimatelywillbeprovidedservicesbythelocalgovernmentSecondeveniftheadjacentareasareneverincorporatedintothecitytheareaandthedevelopmentintheareasurroundingthecityhassignificancetothegrowthpotentialandthedevelopmentpatternsofthecityitselfTheresidentsoftheareasurroundingthecityareasinvolvedinthelocaleconomyascustomersandlaborforceasaretheresidentsofthccitySimilarlythetypeandpatternofdevelopmentinthesurroundingareawillgreatlyaffecttheabilityandwillingnessofthecitytogrowinonedirectionoranotherCurrentlyanduntiltheCityexceeds25000populationorthestatelegislaturechangestherulestheextraterritorialjurisdictionETJoftheCityofPlainviewincludesalllandwithinonemilebeyondthecorporatelimitsAspartofthisstudyalllanduseswithintheCitysETJandsomewhatfartherininstanceswheredevelopmentexistsorappearslikelywereinventoriedHousecountswereconductedinthesameareaAsignificantnumberofpersonsresideinthePlainviewETJandimmediatelybeyondtheETJByfarthelargestconcentrationisfoundintheSethWardareaApproximately1350personsresideintheareaboundedbyEastTwentyFourthStreetFM400EastThirtyFourthandColumbiaAlthoughtheinformationcannotbeverifiedtheareaappearsthroughvisualinspectionandinformationfromlongtimeresidentsoftheareatohaveincreasedsubstantiallyinpopulationinrecentyearsAlargenumberofnewlylocatedmobilehomesandevensomenewsinglefamilyresidentialunitshaveappearedinrecentyearsAnothersignificantconcentrationofresidentsintheETJisfoundalongUSHighway70eastofthecityApproximately151personsresideintheareaalOngandsouthofUS70withinaonemiledistanceofthecurrentcorporatelimitsVirtuallyalloftheseresidentsliveintheimmediatevicinityofUS70andmostlivewithinahalfmileorlessofthecitylimits17



AthirdconcentrationofETJresidentsisfoundintheWestridgeAdditionAsmallportionofthislargeloturbansubdivisionincludingapproximately91personsisoutsidethecorporatelimitsTheothersignificantconcentrationofresidentialdevelopmentintheETJisalongSouthDateFM400IncludingahandfulofunitsonSouthBroadwayabout156personsresideinthisareaThcremainingresidentialdevelopmentintheETJisessentiallynonurbanalthoughthetotalnumberisSubstantialAbout128personsliveinscatteredsitesandruralsubdivisiontypedevelopmentsalongUS70westofthecityThistypedevelopmentactuallyextendswestwardforseveralmilesalthoughthisestimateincludesonlyatwomiledistancealongthehighwayLowdensityresidentialdevelopmentalsoexistswestwardalongStateHighway194DimmitRoadnearthecitysedgeandalongFM400southofthecityOtherscatteredresidentialdevelopmentisfoundatvariouslocationsincludingmobilehomeparksatthesouthedgeoftheairportandalongBusinessRoute87southoftownThetotalnumberofresidentsinthePlainviewETJandslightlybeyondtheETJalongUS70Westisapproximately2050personsMostofthispopulationresidesinareasimmediatelyadjacenttotheexistingcorporatelimitsandinurbanandsemiurbantypedevelopmenmAbout75percentofthetotalliveonthenorthandeastsidesofthecityMostoftheseresidentsarelowandmoderateincomepersonsTheresidentsinareastothewestofthecityarelargelymiddleanduppermiddleincomefamiliesThustheNovember1988populationofthecityanditsextraterritorialjurisdictionisapproximately25450personsdetailedasfollowsInsideCorporateLimitsWithinExtraterritorialJurisdictionTotalPopulationinPlanningArea23400205025450POPULATIONPROJECTIONSProjectionMethodologyandTechniquesPopulationforecastingisabasicfoundationofanycomprehensiveplanningeffortItestablishestheamountofspaceneededforresidentialcommercialandotheruseswhileprovidingameansforscalingthesespaceneedsatdifferentperiodsoftimeinthefutureSeveraldozenobjectivereadilymeasurableandsubjectiveusuallypsychologicalreactionsfactorscollectivelydeterminepopulationgrowthordeclinetrendsChangesinbirthrateslifeexpectancieseconomicconditions18



familystructurelanduseandavailabilityandqualityofpublicservicesareusuallyregardedasthemoreimportantofthefactorsaffectinggrowthordeclineAccurateprojectionsarcparticularlydifficultinsmallcitiesAnerrorinevaluatingevenoneofthemajorfactorsnotedabovemayhaveadramaticeffectongrowthpatternsinasmuchastheinmigrationoroutmigrationofafewhundredpersonswillhavethesameeffectonthesmallcommunityasthegainorlossofseveralthousandpersonsinalargercityAccuratepopulationestimatesandprojectionsarecriticaltoeffectivecommunitydevelopmentinanycontextwhetherlargecityorsmalltownShortsightedorinadequateplanningcanresultindamaginganddetrimentaluseoflandaswellaswastesofpublicfundsinvestedininadequatecommunityfacilitiesForexamplethenumberofpeopleinacommunitywillinfluencetheamountofareanecessaryforschoolsparkspublicbuildingsandotherfacilitiesThedistributionofpopulationwillgenerallydeterminetheadequacyofstreetspublicfacilitiesandpublicsafetyfacilitiesandresourcesAssumptionsUnderlyingPopulationProjections1ConsolidationwithintheagriculturalsectoroftheHighPlainseconomywillcontinuefurtherreducingthenumberofpersonsdirectlyinvolvedinproductionoffoodandfiber2Theagriculturalrelatedeconomicactivitieswithintheurbanareasoftheregionwillcontinuetodeclineinbothactualnumbersofpersonsemployedasaresultofsuchactivitiesandasapercentageoftotaleconomicactivitiesintheurbanarea3Petroleumrelatedeconomicactivitieswillcontinuetobecyclicalwithperhapsevensharpupsanddownsbutwillgenerallyincreaserelativetonumbersofpersonsemployedinthesectorovertheplanningperiod4Foravarietyofreasonsincludingthecontinuedconsolidationwithintheagriculturalsectortheunavailabilityofamenitiesandthedeteriorationofthepublicinfrastructureintheruralandsmalltownareasandtheavailabilityofhigherstatusandhigherincomeemploymentintheurbansettingtheoutmigrationfromruralandsmalltownareaswillcontinueatessentiallythesamerateashasoccurredsince19705Mostofthepersonsleavingtheruralandsmalltownareaswillmovetourbanareaswithinthewesternpartofthestate6TheCityofPlainviewwillcontinuetomakeinfrastructuralimprovementsnecessarytoprovideareasonablyhighlevelofutilityandotherservicestoagrowingpopulation19



7TheCityofPlainviewwillcontinuetostronglyrecruitadditionalindustrialdevelopmentinandnearthecityandencouragethedevelopmentofadiversifiedindustrialbase8TheCityofPlainviewwillcontinuetomakeimprovememstopublicfacilitiesandprovideamenitiessuchasparksrecreationareasandcommunityactivitieswhichwillattractnewresidentstothecommunity10TheCityofPlainviewwillannexthemajoradjacentareasofpopulationconcentratonandurbantypedevelopmentbetween1990and1995SeeSection6AnnexationandGrowthPlanofthisstudyfordetailedanalysisandrecommendationsPopulationProjectionsPopulatiOnprojectionsforPlainviewfortheperiodthroughtheyear2010areillustratedinTable23The1988populationestimateisbasedonaphysicalcountofdwellingunitsconductedinNovemberandDecember1987andconfirmedbyanalysisofutilityconnectionandschoolenrollmentdataThe1988estimatesuggeststhatthe15percentannualincreaseseenduringthe1970shasbeencutinhalfThisdeclineintherateofgrowthisprobablyassociatedwiththeeconomicrecessionwhichhasoccurredinTexasandsurroundingstatesinthe1980sTheeconomicslowdownhasbeenparticularlydevastatingforareasdependentonagricultureandpetroleumRecoveryfromtherecessionisexpectedtobeslowespeciallyinareassuchasPlainviewwhicharecloselytiedtoagriculturalandpetroleumrelatedactivitiesThusanannualgrowthrateofnomorethan1125percentisanticipatedforthenext23yearswithagradualincreasetoa15percentannualincreaseAssuminganormalstatewideandregionaleconomicrecoverypatternagrowthrateofapproximately1315percentannuallyisexpectedtobethelongertermpatternfromtheearly1990sthroughtheyear2000ThisisamuchhighergrowthratethanwilllikelyoccurintheWestTexasareaasawholeandisbasedlargelyontheexpectationofcontinuedinmigrationfromruralareasandsmalltownsintheregionandarelativelyhighbirthrateinPlainviewitselfProjectionsforperiodslongerthan1015yearsareoftenmorespeculationthanactualprojectionsBecauseoftheuncertaintiesassociatedwithsomekeyelementsofthelocalandregionaleconomylongtermprojectionsforthePlainviewareashouldbeviewedwithspecialcautionTheprojectionsinTable23assumearelativelystrongcontinuedgrowthtrendTheexpectationofsuchgrowthisbasedonlongtermhighgrowthratetrendsfortheTexasNewMexicoareaexpectedrelativelyhighbirthratesinthelocalarealongtermstrengthinhepetrOleumsectorofthelocaleconomyandacontinuedaggressivestanceamongthelocalpoliticalandbusinessleadershiprelativetorecruitmentofindustryandotherjobandincomeproducingeconomic20



activitiesThusagrowthrateinthe15projectedforthe20002010period16percentperyearrangeisTable23includesthedatafromthedecennialcensusfrom1930to1980Anestimateofpopulationismadefor1989onthebasisofavailabledatawhichhasbeenanalyzedasdiscussedpreviouslyProjectionsaremadefort990199520002005and2010Notethatthedatafor1995areanomalousinasmuchasanassumptionismadethattheCitywillannexexistingdevelopedareastothenortheasteastandsouthwestoftheexistingcorporatelimitsThustheactualpopulationincreaseandthepercentageincreasesbothannualandsincethepriorcensusyearareskewedbecauseoftheinclusionofexistingpopulationwhichwasnotincludedinprioryeartotalsTABLE23CITYOFPLAINVIEWPOPULATIONPROJECTIONSYearPopulation19308834AnnualDecennialChangeChange1940826307651950140446770019601873531334197019096011919802218714i621989234000755199023800087319952720026143P20002945016p174pp200531750157820103435016166PercentchangesincepriorcensusperiodIncludesannexationofexistingdevelopmentinareastoeastnortheastandsouthwestofcityExcludesincreaseattributedtoannexationsnotedabove21
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SECTION3LANDUSEINTRODUCTIONLanduseconsiderationsarecentraltomunicipalplanningThetypesandintensityOfusesareaguidetothegeneralcharacterofacommunityThespatialdistributionofrisesandrelativeamountsoflandallocatedforvarioususesareimportantfactorsinconsideringotherplanningelementssuchastransportationandutilitiesTheprimarypurposeoflanduseplanningistoidentifyandestablishpoliciesaboutexistingandfutureusesofpropertyinandaroundthecityThelanduseplanidentifiestherelationshipsamonglanduseswhichthecityseekstoencourageThelanduseplanistheframeworkinwhichdecisionsaffectingthephysicaldevelopmentofthecityaremadeInTexasthelanduseplanisthekeyelementinthecityscomprehensiveplanwhichisalegalrequirementforexercisinglanduseregulationzoningThecityslanduseplanalsoservesotherkeyfunctionsTheplanshouldidentifytheamountandlocationoflandrequiredtomeetthevariousdevelopmentneedsofthecommunityTheplanshouldidentifysitesforpublicfacilitiesrequiredtomeetdevelopmentneedstoallowthereservationoracquisitionofsuchsitesatareasonablecostpriortodevelopmentTheplanshouldencouragedevelopmentpatternswhichareconsistentwiththeabilitytosatisfyutilityandtransportationneedsofnewandexistingdevelopmentTheplanshouldminimizethepotentialforconflictamongactivitiesassociatedwithvariouslandusesIngeneralthelanduseplanofthecityshouldprovideforgrowthanddevelopmentpatternswhichenhancethequalityoflifeforexistingandfutureresidentsEXISTINGLANDUSEPATTERNSCurrentLandUseInventoryAndComparisonWith1960AsabasisforprojectingalogicalfuturearrangementoflandusesinPlainviewawindshieldsurveyofexistinglandusepatternswasconductedEachparceloflandwithinthecorporatelimitsandextraterritorialjurisdictionwasnotedforitscurrentusageAllparcelswerethenclassifiedintoseverallandusecategoriesAsimilarstudywascompletedforPlainviewin1960byFowlerGrafeIncThetindingsarepresentedinthedocumententitled1985PlainviewComprehensivePlanThisreportintentionallyreplicatestheFowlerGrafeanalysiswhereverpossibletoallowdirectcomparisonbetween1960and1989andtoreviewthedegreetowhichthecitysdevelopmentpatternhasfollowed23



the1960recommendationsandprojectionsThesamelandusecategoriesandstudyareashavebeenusedexceptparkandopenspaceuseshavebeenpulledfromthepublicsemipubliccategoryalthoughthenumberofstudyareassixteeninthe1960reportisregardedasexcessiveandhasbeencumulatedintofourlargergroupingsforsomepurposesinthispresentationThelassificationsusedandtheresultsofthefieldsurveyareillustratedandsummarizedinthefollowingtablesandmapsTable31providessummarydatafor1960and1989andcomparesthedatafordifferentlandusecategoriesbyareaNotethatStudyAreas12349and10havebeencumulatedandformSectorAinthisreportAreas5and6arewithinSectorBofthisreportAreas7812and13formSectorCofthisreportandAreas111415andt6arewithinSectorDofthisreportSectorsBandDofthisreportalsoincludeareaswhichhaveexperiencedsomedevelopmentorareexpectedtoexperiencedeYelopmentandwerenotincludedinthe1960analysisTable31doesnotincludetheadditionalterritoryinAreasBandDhowevertoallowadirectcomparisonbetweendevelopmentpatternsintheareaincludedinthe1960analysisStudyAreas12and3areessentiallyruralandsemiruralareaswhichwerein1960andcontinuetobeverylowdensityandundevelopedareasSomeheavyindustrialdevelopmenthasoccurredalongFarmtoMarketHighway700EastTwentyFourthStreetandsomeslightincreaseinresidentialdevelopmenthasoccurredArea4includestheSethWardareaandsomeincreaseinresidentialdevelopmenthasoccurredinthisareaHoweverthedevelopmentpatternremainslowdensityresidentialmostoftheareaconsistsofvacantlandinagriculturaluseArea9isthepredominantlyAfroAmeficancommunityboundedbyColumbiaTwentyFourthDateandtheraillineandisoneofthefewdevelopedareasofthecitywhichappearstohaveexperiencedactuallossofsinglefamilyresidentialacreageThemajormultifamilydevelopmenteastofDatehoweverhassubstantiallyincreasedtheactualpopulationoftheareaMajorindustrialdevelopmentexistsatthesouthernandwesternedgesofthisareabutlittleifanyincreaseinthistypeofdevelopmenthasoccurredsince1960LittleotherchangeseemstohaveoccurredAsubstantialpartofthisareaincludingmuchothedevelopedpartoftheareaiswithinthedesignated100yearfloodhazardareaArea10includesthepredominantlyHispanicFriscoareaThisareawasandremainsalmostexclusivelysinglefamilyresidentialVirtuallyallofthisareaincludingexistingdevelopedareasiswithinthedesignated100yearfloodhazardareaSomeresidentialdevelopmenthasoccurredinthisareasince196024



OverallSectorAhasexperiencedrelativelylittlechangeinthepast30yearsSomesinglefamilydevelopmenthasoccurredintheSethWardandFriscoareasandthemajormultifamitydevelopmenthasoccurredalongNorthDateAsignificantpartofthisarea28percentofthedevelopedareacontinuestobeinheavyindustrialuseSomeofthisisrailwayusebutothermajorindustfiausesexistespeciallyalongtheraillineandalongTwentyFourthStreetHoweverthispatternhasbeenpresentformanydecadesThebulkofAreal0andlargepartsofAreas23and9includingmajordevelopedsectionsofAreas9and10areindesignatedfloodhazardareasThishasretardedandwillcontinuetoinhibitdevelopmentpotentialinSectorA25
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In1960Areas5and6wereessentiallyundevelopedAbout30acresofsinglefamilyresidentialdevelopmentwaslocatedinArea5alongwithafewacresofheavyindustrialuseacreageVirtuallynoneofArea5onthewestsideofInterstate27wasdevelopedMajorchangeshaveoccurredinthisareaThesinglefamilyacreageinArea5hastripledtoalmost90acresMoresignificantalmost30acresofmultifamilydevelopmenthasbeenputinplaceCommercialandretaildevelopmenthasoccurredespeciallyalongthenorthsideofTwentyFourthLargelyasaresultofthelocationoftheWalmartdistributioncenterlightindustrialdevelopmentacreageisthepredominantformofdevelopmentintheareaArea6hasalsoundergonemajorchangefromabasicallyundevelopedareatooneinwhichmajorretailandresidentialdevelopmentnowexistsAlmost40percentofthecombinedAreas5and6isinurbanlandusesin1989comparedto17percentin1960WhilemuchofthisconsistsofhighwayrightofwayverysignificantexpansionofalltypesofuseshaveoccurredMuchoftheretaildevelopmentwhichhasoccurredintherecentpasthasoccurredinSectorBMajorresidentialdevelopmentincludingmultifamilyuseshasalsooccurredThenorthpartoftheareaisnowdevelopinginmajortractsoflightandheavyindustrialuses28
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Areas7812and13togetherformSectorCinthisreportIn1960theseareasconstitutedthebulkoftheresidentialdevelopmentofthecommunityOfthe1I15acresofsinglefamilyresidentialdevelopmentinthetotalstudyareain1960633acres57percentwereinthissectorAlmosthalf49percentofthemuttifamilydevelopmentwasalsolocatedinthissectorInadditionsomeretailandalimitedamountofcommercialdevelopmentexistedalongFifthStreetUS70StudyArea7in1960wasapartiallydevelopedareaconsistingalmostexClusivelyofsinglefamilyresidentialdevelopmentandvacantlandVirtuallynoretailofficeorcommercialuseswerelocatedintheareaBy1989mostoftheareahasbeendevelopedexceptingasignificantstripalongtheeastsideof127ThebulkofthedevelopmenthascontinuedtobesinglefamilyresidentialbutmajorretailandcommercialdevelopmenthasoccurredalongandnorthofWestTwentyFourthStreetandtoalesserextentalongthewestsideofQuincySignificantmultifamilydevelopmenthasalsooccurredinthisareaArea8waslargelydevelopedin1960assinglefamilyresidentialSomeminorretailandcommercialaswellaslightandheavyindustrialuseswerealsofoundintheareaBy1989additionalsinglefamilyresidentialandsomelimitedmultifamilyresidentialdevelopmenthasoccurredThegreaterimpactinthisareahascomewithincreasedcommercialandlightindustrialusesNorthColumbiaisbeingslowlytransformedintoarelativelyheavyuseareawithheavycommerciallightindustrialandevenheavyindustrialusespredominatingRetailandlightcommercialusesarebecomingmorecommonalongTwentyFourthandQuincyTheareaasawholeisstilloverwhelminglyresidentialhoweverArea12wascompletelydevelopedin1960andwasalmostexclusivelysinglefamilyresidentialincharacterLessthantenacresofmultifamilyresidentialdevelopmentwaspresentandretailandcommercialdevelopmentexistedalongColumbiaandFifthparticularlyneartheintersectionofthesestreetsTheprimarychangewhichhasoccurredinthisareaistheconversionofpreviouslysinglefamilyresidentialtoofficeandcommercialusesalongSixthandSeventhThereappearstohavebeenanactuallossofsinglefamilyresidentialacreagesupplantedbyofficeandcommercialusesAbouttwothirdsofArea13wasdevelopedin1960roughlyequallydividedinusebetweensinglefamilyresidentialusesandusesassociatedwithWaylandBaptistUniversityOnlytenacresofatotalof411acresintheareawascommercialorretailincharacterBy1989virtuallyalloftheareahasbeendevelopedandmostoftheadditionaldevelopmenthasbeennonresidentialCommercialretailandofficeusesnowoccupyalmost50acresoflandcomparedto10in1960MostofthenonresidentialgrowthhasoccurredalongFifthStreet31



OverallSecwrCwasalargelydevelopedareain1960Lessthan30percentoftheareawasvacantandasubstantialpartofthevacantlandisnotsuitablefordevelopmentfloodproneetcOfthetotaldevelopedareaof1578acresin1960howeverlessthan35acreswasincommercialretailorofficeusesBy1989virtuallytheentiresectorhasbeendevelopedSomeoftheincreasehasbeensinglefamilyresidentialMosthasnotbeenthistraditionaldevelOpmentpatterninthissectorhoweverThemultifamilyacreagehasmorethandoubledfrom21to53acresThecommercialandretailusagehasincreasedfrom33to142acresSomemodestincreaseinlightandevenheavyindustrialuseareahasalsooccurredintheareaneartheintersectionofQuincyandTwentyFourthandalongNorthColumbia32
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SectorDincludesAreas111415and16Area11isthedowntownandeastsideareaItwasandiscurrentlyamixeduseareawithasizablebutdecliningsinglefamilyresidentialcomponentasizablebutagaindecliningretailcomponentasignificantandgrowingindustrialacreageandalargepublicuseelementconsistingofcityandcountyfacilitiesandmajorreligiousinstitutionfacilitiesAnentiresectionofthisstudyisdevotedtothedowntownareaseetheCentralBusinessDistrictsectionbutitshouldbenotedherethatthegeneralpatterninthetraditionaldowntownareaofthecityisconversionofretailusestoheavycommercialpublicgovernmentalandsemipublicchurchesespeciallyusesTheeasternandnorthernpartsofArea11havehistoricallybeenanindustrialzonefocusedaroundtherailconnectionsintheareaEventhoughtheraillinesarenotextensivelyusedtheusesintheseareashavecontinuedtobepredominantlyindustrialIndeedadditionalindustrialdevelopmenthasoccurredintheareaespeciallyattheeasternedgeofArea11SomesinglefamilyresidentialdevelopmentdoesexistintheareaalthoughsinglefamilyusesaredecliningThesinglefamilyneighborhoodsarerelativelysmallandisolatedoftenadjacenttoorincloseproximitytoheavycommercialorevenindustrialusesSomeconversiontomultifamilyandcommercialusesisoccurringespeciallyinandneartheCBDIn1960urbantypedevelopmentinArea14waslimitedtoalineofresidentialusesimmediatelysouthofFifthStreetandcommercialusesalongthatsamethoroughfareBy1989afairlyextensiveresidentialareaofover100acreshasdevelopedbetweenFifthandRunningWaterDrawAsmallresidentialdevelopmenthasoccurredalongSouthwestThirdonthesouthsideoftheDrawInadditionasignificantretailandofficedevelopmenthasoccurredalOngFifthMajorcommercialdevelopmentprimarilyimplementdealershipsandsimilaruseshasoccurredalong127southofSouthwestThirdThelargevacantacreageinArea14isdeceptiveinasmuchasmostoftheareacannotbedevelopedduetofloodinghazardsRunningWaterDrawdominatesthenorthpartoftheareaandanotherlargefloodhazardareaislocatedinthesouthandeastpartoftheareaArea15wasandisdominatedbythreemajorspecificusesThecitycountyairportoccupiesthesouthhalfoftheareaThisuseisclassifiedasaheavyindustrialuseforpurposesofthefollowingtableandthisreportCemeteryusesoccupyalargepartoftheremainingareasouthoftheDrawThecitylandfilloccupiesasignificantpartoftheareanorthofthecemeteryandeastofJoliet35



TheremainingusesinthisareaarecommercialusesalongFifthandColumbiaandlightindustrialusesprimarilyalongColumbiaandSouthwestThirdAhandfulofresidentialusesarefoundwestofColumbiabutthesearebeingsIowlyeliminatedArea16isamixedusesectorwhichhasexperiencedincreasesinbothresidentialandnonresidentialdevelopmentsince1960TheresidentialdevelopmenthaslargelyoccurredinthesouthendoftheareaonbothsidesoftheraillineinproximitytoDateStreetThenonresidentialdevelopmentconsistingprimarilyofgovernmentalandcommercialuseshasoccurredmostlyalongColumbiaLightindustrialandheavycommercialdevelopmenthasoccurredalongandespeciallyontheeastsideofDateTwosignificantresidentialneighborhoodsarefoundintheareaOneofthemostattractiveresidentialareasofthecityislocatedbetweenBroadwayandDateandnorthoftheraillineAmuchmoremodestbutapparentlystableneighborhoodstandsbetweenRunningWaterDrawandFifthStreetTheprimarychangeinArea16since1960istheincreasedpresenceofindustrialusesMajorautosalvageyardsweldingshopssmallconstructionoperationsandsimilaruseshaveproliferatedalongColumbiaandDateAtthenorthendoftheareaalongFifthStreetthepatternhasalsobeeninthedirectionofheavierusesInSectorDgenerallysince1960therehasbeensomebutnotasignificantamountofsinglefamilyresidentialdevelopmentMostoftheresidentialdevelopmenthasoccurredonthewestedgeofthesectorMultifamilyuseshavedoubledbutdonotconstituteamajoruseinthesectorRetailandcommercialuseareashaveincreasedsubstantiallyparticularlyalong127FifthColumbiaandDate36
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Table35offersasummaryandcomparisonbysectorandfortheentireplanningareaforthe1960reportItisevidentthatevenwithinthe1960planningareasignificanturbandevelopmenthasoccurredAlmost1300additionalacreshavebeenconvertedtourbanusesInactualacreagetermsthebiggeslgrowthcategoryhasbeensinglefamilyresidentialdevelopmentThismaybesurprisingtosomebecausethepopulationofthecommunityhasnotincreasedgreatlyduringthisperiodThenumberofpersonsperhouseholdhasdroppeddramaticallyhowevermeaningthatmorehousingunitsarebeingusedtohousethesamenumberofpersonsMajorincreaseshaveoccurredinrightofwaydevelopmentprimarilyaresultofinclusionof127OnapercentagebasishoweverthemajorchangeshaveoccurredelsewhereMultifamilyacreagehasmorethantripledfrom43acresto145acresRetailandofficeuseshavealmosttripledfrom62toI60acresCommercialuseshaveincreasedatasimilarratefrom81to195acresIndustrialuseshavealsoincreasedalthoughthepercentageincreaseisnotasgreatasfortheothercategoriesexcludingtherecategorizingoftheairportasheavyindustrialItshouldbenotedhoweverthatthisreportincludesalargerstudyareathanthe1960reportInfactsignificanturbandevelopmenthasoccurredoutsidetheanticipatedgrowthareaoftheearlierreportThelargerstudyareaaffectsSectorsBandDSectorBisexpandedbyinclusionoftheareawestof127westwardtojustpastWestddgeRoadandnorthofStateHighway194DimmitRdtoincludetheexistingandpotentialindustrialdevelopmentinthatareaTheextensionofSectorBwouldsignificantlyincreasethesizeofthestudyareaitselfbutalsoincludesignificantexistingdevelopmentResidentialdevelopmentincludingmobilehomeusesinRioConchoVillagemultifamilydevelopmentalongHighway194singlefamilyresidentialdevelopmentinTownWestAdditionandmajorindustrialandsomecommerCialdevelopmentonbothsidesofHighway194wouldbeincludedThebiggestchangesareintheindustrialandheavycommercialuseswhicharequiteextensivealongHighway194SectorDisexpandedbyinclusionofverylargeareastothesouthwestandsouthofthecityTheseareasarelargelyundevelopedbutareexpectedtodevelopatleastinpartduringtheplanningperiod19892010TheexistingdevelopmentincludedintheexpansionisresidentialdevelopmentintheWestridgesubdivisionareaandcommercialdevelopmentalongOltonRoadWestFifthStreetand127SomeindustrialdevelopmentatthesouthendofColumbiaandBroadwayisalsoincludedAlmost100additionalacresofresidentialusageisincludedinthissectorAbout90acresofindustrialdevelopmentisalsoincludedTable36providesdetailedinformationfortheexpandedstudyareaTable37comparesdataforthe1989expandedstudyareaandthe1960studyarea38
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LANDUSEPLANExistingLandUseAnalysisThefollowinganalysisfocusesontheplanningareaofthiscomprehensiveplanningeffortTheplanningareaistheareainwhichvirtuallyallofPlainviewsgrowthanddevelopmentisexpectedtooccurovertheplanningperiod19892010ThearearoughlybutbynomeanspreciselycorrespondswiththeareawithintheexistingcorporatelimitsandextraterritorialjurisdictionofthecityObviouslyprescribingwhattypeofgrowthwilloccurandinwhatlocationthegrowthwilloccurisnotpossibleinadynamiccommunitywithanysignificantdegreeofprecisionespeciallyoverthelasthalfofatwentyyeartimespanThussomedevelopmentespeciallyindustrialdevelopmentmayoccuroutsidetheboundariesoftheplanningareaasoutlinedhereInthissensetheareaanalyzedhereandincludedinthemapillustratingthelanduseplanisanarbitrarydelineationAssuchitmaybenecessarytoexpandtheboundariesoftheplanningareaatsomefuturedateifitbecomesclearthatdevelopmentisoccurringorcanbereasonablybeexpectedtooccurinareasbeyondtheoriginalstudyareaFinallysomepartsoftheplanningareawillnotbesubjecttodevelopmentduringtheplanningperiodThefactthataparticulartractorlocationisincludedintheplanningareadoesnotimplythatitwillbeorisexpectedtobesubjecttodevelopmentduringtheplanningperiodTorepeattheplanningareaisnothingmorethantheareainwhichPlainviewsgrowthisexpectedandencouragedoverthenexttwentyyears1VacantAgriculturalTheexistinglandusetabulationsandexistinglandusemapsuggestasubstantialamountofundevelopedlandinPlainviewIn1960about65percentofthetotalplanningareaconsistedofvacantlandBy1989thevacantlandacreagewithinthatsametotalareahaddroppedto55percentEvenwiththesignificantexpansionoftheplanningareainthisanalysisthevacantlandtotalisonly63percentlessthanthe1960totalThevacantlandtotalisquitedeceptivehoweverMostofthevacantlandiswithindesignated100yearfloodhazardareasoradjacenttoheavyindustrialusesIneffectmostvacantlandintheplanningareaisvacantbecauseiteithercannotorshouldnotbedevelopedbecauseofnaturalhazardpotentialfloodingorshouldbedevelopedwithaparticulartypeuseheavyindustryThisisespeciallytrueinareaswithinorincloseproximitytoexistingdevelopmentWithintheexistingfiorporatelimitsapproximatelT42



percentofthetotallandareaiseithervacantorunderagriculturaluseHoweverpercentofthisareaisinfloodhazardzones2ParkandOpenSpaceUsesThetotalparkandopenspaceacreageinPlainview522acresisquitesubstantialforacityofitssizeVirtuallyallofthisacreageiswithinfloodhazardareaswhichisacustomarypatterninsouthernandsouthwesternstatesParkareasoratleastareasreservedforfutureparkusearescatteredthroughoutmostofthecityalthoughthenorthcentralandnortheastareasSectorCdonotcontainparkorrecreationareasTwofactorsseriouslydiminishtheactualusableparkandopenspacetotalareaFirstmostoftheacreageisopenspacemthattheareasarecompletelyoralmostcompletelyundevelopedandinafewinstancesnotmaintainedandessentiallyunusableevenasopenspacepassiverecreationareasSecondthebulkofthedevelopedparklandislocatedattwopointsalongRunningWaterDrawwithbothlocationsbeinglongdistancesfrommuchofthepopulationoftheCityespeciallythelowerincomepopulationareasAnextendeddiscussionofparklocationsandfacilitiesisfoundinSectionofthisplanningreport3PublicandSemiPublicUsesOversixpercentofthedevelopedareaofthecityalmost400acrescontainspublicandsemipublicusesexcludingparkandopenspaceareasTheamountandpercentageoflandinsuchusesisatypicalforcommunitiesofPlainviewssizeOneexplanationforthislargepublicandsemipubliclandusageisthepresenceofWaylandBaptistUniversityinthecityTheWBUfacilitiesoccupyasignificantareainwhatisnowthecentralareaofthecityFurthermoreallofthefacilitiesofthePtainviewIndependentSchoolDistrictarelocatedwithintheplanningareaeventhoughthedistrictservesamuchlargergeographicalarea4ResidentialaSingleFamilySinglefamilyresidentialusesarethepredominanturbanlanduseinPlainviewoccupyingover23percentofthetotaldevelopedareaThetotalacreageofslightlyover1400acresistypicalforacityofPlainviewspopulationwithabout55unitsperacreinresidentialareasThepercentageoftotaldevelopedareahoweverissomewhatlowerthaniscustomarilyfoundincitiesofthissizeTwofactorsappeartoexplaintherelativelylowpercentageFirstPlainviewhasanunusuallyhighindustriallandusagetotalAlmost2043



percentoftotaldevelopedlandisinsomeformofindustrialusageSecondthestreetrightofwaytotalisunusuallyhighPlainviewhasalargenumberoflocalstreetswith75and80feetrightofwaywidthsextensiveuseofalleysinresidentialandcommercialareasandanunusuallylargenumberofstateandnationalhighwaysInparticularthepresenceofInterstateHighway27addssignificantlytotherightofwaytotalPerhapsthemostsurprisingfeatureofthesinglefamilyresidentialusagepatternisthattherehasbeennodeclineinthepercentageofsuchusageoverthepast30yearsEvenwithmajorincreasesinacreagetotalsformultifamilyindustrialandcommercialusestheincreaseinsinglefamilyuseshaskeptpaceasapercentoftheoveralldevelopedareabMultifamilOneofthemajorlandusechangeswhichhasoccurredinthepasttwodecadesistheincreaseinlandareaoccupiedbymultifamilyusesLessthanonepercentofthedevelopedareaofthecityconsistedofsuchusesin1960comparedto24percentin1989Theactualacreageinmultifamilyusestripledfrom43to145acresWhilePlainviewnowhasasignificantnumberofmultifamilyunitsinitshousingstocktheactualnumberofunitsisnotasgreatastheacreagetotalswouldsuggestManyofthemultifamilyunitsaretwothreeandfourunitstructuresandmostofeventhelargerapartmentcomplexesarerelativelylOwdonsitywithfewerthan50unitsTheothersignificantfeatureofthemultifamilyusepatterninPlainviewisthefactthatsuchusesarescatteredatvariouslocationsthroughthecityThetwoexceptionsincludethelargelowandmoderateincomehousingprojectonNorthDateandthevariousmultifamilyusesneartheintersectionof127andWestTwentyFourthStreetcMobileHomeThePlainviewplanningareacontainsseverallocationsinwhichmobilehomesarelocatedHoweveralloftheseareasaremodestintermsoftotalacreageandnumberofunitslocatedatthesiteInfactthegreatestnumberofmobilehomeunitsintheareaislocatedonindividuallotsoutsideofmobilehomeparksintheSethWardareaDataonmobilehomeusagewasaggregatedwithinthesinglefamilyresidentialcategoryinthe1960planningdocumentsodirectcomparisoncannotbemadeHoweverlocalobserversverifythatvirtuallyalithemajormobilehomeparksintheplanningareahave44



beendevelopedsincethatdateEveninSethWarditappearsthatmostofthemanufacturedhousingunitshavebeenlocatedtheremthepost1970period5CommercialCommercialactivitiesinPlainviewarescatteredatvarioussitesthroughoutthecityalthoughseveralconcentrationsofactivitycanbelocatedThemajorconcentrationsincludethemilelongstripalongFifthStreetUS70theEdgemereCenterareainthetrianglebetweenWestTwentyFourthDimmitRoadand127theareaatandneartheintersectionofWestFifthand127andthedowntownareaHowevernumerousothercommerciallocationsexistincludingstripdevelopmentalongQuincyTwentyFourthEnnisDateColumbiaand127southofRunningWaterDrawEvenconsideringthatsomeofthecommercialacreageinPlainviewislandextensiveimplementdealershipsforexamplethefactthatover350acresisinsometypeofcommercialuseinthePlainviewplanningareaisextraordinaryTheactualtotalacreageincommercialuseshasincreasedby148percentfrom143acresto354acressince1960whilethetotalpopulationofthecityhasincreasedby25percentduringthesameperiodOneconsequenceoftheproliferationofcommercialusedevelopmentisasignificantvacancyrateincommercialbuildings6IndustrialIndustrialusesoccupyasignificantpartofthedevelopedlandintheareaAlmost20percentofthedevelopedareaconsistsofindustrialusesandmostoftheindustrialusesareheavyindustryIndustrialsitesarelocatedalongtheraillineatthenorthandeastedgesofthedowntownareaalongNorthColumbiaatthenorthedgeofthecityalong127andDimmitRoadandatscatteredlocationsinotherpartsofthecityTheindustrialusecategoryincludessomelargeindividuaIuseswhichshouldbenotedByfarthelargestistheairportwhichisconsideredhereasaheavyindustrialuseeventhoughitisjointlyownedbytheCityofPlainviewandHaleCountyAllrailroadrightofwayisconsideredhereasheavyindustrialusewhichalsoaddsconsiderablytothetotalheavyindustrialacreage45



FUTURELANDUSEPATTERNSMajorFactorsAffectingFutureLandUse1WaterandSewerUtilityServicesTheCityofPlainviewswaterandsewerutilityservicesareadequatetosustaintheprojectedgrowthoftheareaTheCityhasalongtermsupplyofsurfacewaterfromtheCanadianRiverAuthoritywhichtogetherwithexistinggroundwatersuppliesshouldhandlethewatersupplyneedsoftheplanningareathroughtheyear2010TheinternalstoragepumpageanddistributioncapacityofthePlainviewsystemisinremarkablygoodconditionbothintermsofmeetingexistingneedsandfuturedemandsontheSystemSomeimprovementswillberequiredduringtheplanningperiodespeciallyrelativetoextensionofmajortransmissionmainsandincreasingstoragecapacitiesTheseimprovementsandadetailedanalysisofthewatersystemispresentedinVolume2ofthisreportThebasicelementsoftheCityswastewatercollectionandtreatmentsystemisalsopositionedwelltomeetfuturegrowthdemandsBecauseofrevisionsintheregulationsregardingqualityofwastewatertreatmenttheCityiscurrentlyplanningsignificantimprovementsatitswastewatertreatmentplantTheplantcanbereadilyimprovedandcapacityexpandedhoweveraswillberequiredduringtheplanningperiodifprojectedgrowthoccursThecollectionsystemwillalsoneedtobeexpandedandnewoutfalllinesinstalledasgrowthoccursMuchoftheinternallinesystemservingexistingdevelopmentiscloseenoughtocapacitythatmajornewgrowthshouldbeservicedthroughanewoutfallsystemAsoutlinedinVolume2howeverthelocationofthetreatmentplantaswellasexistinglinesfeedingintotheplantsiteissuchthatexpansionofthesystemcanbeeasilyaccomplished2ThoroughfareSystemOneofthecitysgreateststrengthsrelativetoattractingandservingnewdevelopmentistheexistingthoroughfaresystemTheareaisservedbyanorthsouthinterstatehighwayI27providingeasyaccessnorthwardtoAmarilloandtheGreatPlainsandRockyMountainareasandsouthwardtoLubbockwithitsconnectionstotheeastandsouthTheareaisservedbyaneastwestmajorUShighwayUS70providingwestwardlinkagetoeasternNewMexicoandeastwardaccesstoWichitaFallsOklahomaCityandthenorthcentralTexasareaInadditionStateHighway194providesexcellentaccessnorthwestwardtoDimmitandnortheastNewMexicoandFM400providesaheavilyusedbackrouteconnectiontoUS82andUS84eastofLubbock46



InternalaccessisfocusedaroundthesesameroadwayssupplementedbyColumbiaBusinessRoute87whichwasthelinktoAmarilloandLubboCkpriortocompletionoftheinterstateandseveraleastwestlocalstreetsTherecentcompletionofSouthwestThirdconnecting127andColumbiaandtheextensionandimprovementofStateHighway194QuincyStreetbetweenFifthUS70andSouthwestThirdresolvetwoofthelargergrowthbottlenecksinthecityInfactthenorthsouththoroughfaresystemprovidesexcellentaccessibilityforinternalmovementaswellaslirkagetoexternallocationsTheeastwestsystemisnotnearlyassatisfactorywithmajorproblemsassociatedwithvirtuallyallthemajorstreetsnorthofFifthWideningofTwentyFourthandextendingiteastwardtoconnectwithDateStreetFM400isprobablytheprioritythoroughfaresystemneedduringtheplanningperiodrelativetoexpandingthegrowthpotentialofthecityAdetailedanalysiswithrecommendationsisfoundinVolume1Section4ofthisreport3FloodHazardAreasThegrowthpatternsofPlainviewbothpastandfuturearesignificantlyaffectedbythepresenceofstrkinglylargeareasofdesignated100yearfloodhazardareaswithintheplanningareaAconsiderableamountofurbandevelopmenthasalreadyoccurredinseveraloftheseareasWhiletheareaisasemiaridzonewithanannualaverageofonly20inchesofrainfalltheabsenceofslopeandtheperiodicheavyshorttermrainfallcombinetocreateoccasionalmajorfloodingproblemsIntheabsenceofmitigationmeasuresurbandevelopmentatvirtuallyanylocationintheplanningareacontributestoagreaterpotentialforfloodinginasmuchasurbandevelopmentcreatesadditionalrunoffintotheplayalakeswhichhavelimitedholdingcapacitiesThesectionofthisreportdealingwithdrainageissuesVolume2Section7identifiesthemajorproblemsareasandsuggestssomerecommendationsProbablythekeyconsiderationforpolicymakersintheplanningprocesshoweveristheoverallandlongtermimpactofparticulartypesofdevelopmentinparticularareasInsomelocationscertaintypesofuseswithhighrunoffpotentialmayberequiredtopursuemitigationmeasuresatthetimeofdevelopmentThelargebasinwestoftheairportisanexampleofanareawhichmayneedtobetreatedwithparticularcareAnydevelopmentinthisdrainageareaevenoutsidethedesinatedfloodhazardareawillcontributetoenlargementofanexistingverysizablefloodproneareaIntheabsenceofanymeansofcarryingthisadditionalrunoffintothenearbyRunningWaterDrawsomemitigationmeasureswouldseemtoberequiredtoprovideforstorageoftheadditionalrunoffeitheronapermanentbasisoratleastuntilitcouldbepumpedintotheDraw4FringeAreaDevelopmentAkeyfactorinthePlainviewareasfuturegrowthpatternsistheexistingdevelopmentattheedgesoftheurbanareatowardwhichthecityisgrowingHistoricallyindustrialandheavycommercialuseshavelocated47



inthesefringeareasTheseindustrialandheavycommercialusesincreasinglyconstituteabarriertootherurbanusesasdevelopmentpushesoutwardtowardthefringeareasInrecentyearsgrowthintheareahasbeeninageneralwestwarddirectiontowardandpast127ThispatternislikelytocontinueinpartbecausegrowthinotherdirectionsisimpededbythetypeandextentoffringeareadevelopmentNorthwarddevelopmentalongCOlumbia127andDimmitRoadrunsintosignificantheavyindustrialusesmakinglightercommercialandresidentialdevelopmentunlikelySouthwarddevelopmentrunsintoheavyindustrialdevelopmentalongBusinessRoute87theairportamajorfloodhazardareawestoftheairportandheavycommercialdevelopmentalong127EastwarddevelopmentrunsintoheavyindustrialdevelopmentalongandnorthofUS70andlowandmoderateincomeresidentialdevelopmentmixedwithheavycommercialandindustrialdevelopmentnorthoftheraillinesTheencouragementofcommercialandespeciallyindustrialdevelopmentiscriticaltothecitysfutureprovidingjobsandacontinuedstrongeconomicbaseHowevermoreeffectivedirectiontothelocationofespeciallytheheavycommercialandindustrialuseswillneedtobegiveninthefutureinordertoreducetheimpactoftheincompatibilitieswhichwillinevitablyariseasotherurbanusespushoutwardtotheexistinglocationsofcommercialandindustrialusesFutureLandUseProjections1ResidentialDevelopmentInagrowingcommunityamountsoflandconvertedtoresidentialpurposesarelikelytobelargerthanconversionstoindustrialcommercialorotherpurposesGenerallyexceptingstreetrightofwayresidentialusesoccupymorelandareathananyotherformofurbandevelopmentIndeterminingfutureresidential1andrequirementstoservetheprojectedpopulationofPlainviewthefollowingassumptionsweremadeaThe1980averageof287personsperoccupieddwellingunitwilldeclineslightlyandaverage275throughtheplanningperiodbAlargerpercentageofthepopulationwillchoosetoliveinduplexandmultifamilyunitsandmobilehomesasthecostofhomeownershipcontinuestoincreaserelativetodisposableincomecThepopulationincreasewillbespreaduniformlyovertheplanningperiodwithaslightupwardtrendduringtheperiod2000201048



Mostsinglefamilyresidentialdevelopmentduringtheplanningperiodislikelytooccurintheareaboundedby127ThirteenthStreetextendedWestridgeRoadandStateHighway194DimmitRoadAnotherlikelysinglefamilydevelopmentareaisalongandsouthofSouthwestThirdStreetinthevicinityofthenewLaMesaelementaryschoolAthirdareaiswestofWestridgeRoadwestoftheexistingWestridgeAdditiondevelopmentHigherdensityresidentialdevelopmentislikelytooccuraspartofaredevelopmentprocessinsomeoldersinglefamilyresidentialareasandalsoatnewlocationsAsubstantialpartoftheexistingsinglefamilyresidentialdevelopmentinandadjacenttothedowntownareacouldbeconvertedtohigherdensityresidentialusesduringtheplanningperiodMuchofthishousingespeciallyinthenorthernandeasternpartsofthedowntownareaconsistsofolderunitswhicharelikelytoberedevelopedas23or4unitdwellingsordemolishedandreplacedbymultifamilyunitsThistypeofredevelopmentcouldalsooccurinareasofimmediateproximitytoWBUalthoughcitypolicymakersshouldbeconsiderablymorecautiousaboutencouragingsuchchangeintheWBUareawheresinglefamilyresidentialusesstillpredominateandshouldbeprotectedNewhigherdensitymultifamilytypedevelopmentislikelynorthofUS70WestFifthasabufferaroundthecommercialdevelopmentwestof127SimilarlysuchdevelopmentcouldbesuitablylocatedatandnearthecornerofWestTwentyFourthand127westoftheinterstateFinallymultifamilydevelopmentcouldoccuralongandnearSouthwestThirdnear127andbehindtheexistingheavycommercialfronting127southofRunningWaterDraw2CommercialDevelopmentCommercialdevelopmentcanbeusefullydividedintothreedifferentsubcategoriesforanalyticalpurposesatleastTheseincludeofficeusesretailusesandgeneralcommercialusesOfficeusesarecompatiblewithmostoftheothercommercialusespossiblyexceptingtheheaviercommercialactivitiesandareoftenviewedasappropriatebufferusesbetweenhigherintensitycommercialuseareasandresidentialareasOfficeusesareexpectedtopredominateinthedowntownareaaroundthecourthouseandprobablyincreaseinimportanceinotherareasofdowntownAconversionandredevelopmentprocessfromsinglefamilyresidentialtosmallofficeusesisalsooccurringandislikelytocontinuealongWestSixthandWestSeventhbetweenColumbiaandJolietRetaildevelopmentiscurrentlyoverbuiltinPlainviewThebestevidenceofthisfactistheabundanceofvacantretailstructuresnotjustinthedowntownbutatlocationsthoughoutthecityForthisreasonitmaybeseveralyearsbeforesignificantadditionalretaildevelopmentactivityoccursAnotherpossibilityhoweveristhatexistingcommercialinterests49



especiallyretailinterestswillsimplyabandontheirpresentunsuitablelocationsandrelocateinexistingornewshoppingcentersitesThecommercialdevelopmentpatterninthecityischaracterizedbylengthystripsofmixedretailandgeneralcommercialdevelopmentalongstreetssuchasFifthTwentyFourthQuincyColumbiaDateandothersIntheabsenceofstrongdiscouragementbyCitypolicymakersitisexpectedthatQuincyandprobablyTwentyFourthwillcontinuethecurrenttransitionfromresidentialtocommercialandbecomeshorterversionsofFifthStreetBecausethesetwostreetslackavailablewidthtoprovideforturningmovementswhicharepresentonFifthtrafficcongestionandaccessibilityproblemswillreducethelikelihoodthatanythingotherthansmallshopsandstoreswillbeestablishedonthesestreetshoweverMostretaildevelopmentduringtheplanningperiodisexpectedtooccurinthevicinityof127particularlyalongthewestsideoftheinterstateTheexistingshoppingcenterlocationatthenorthwestcomerof127andFifthStreetwilllikelybethehubofadditionaldevelopmentAnothergoodpossibilityisatornearthecomerof127andSouthwestThirdHeaviergeneralcommercialbusinessesareusuallynotasdependentonlocationandaccessibilityforsurvivalasareretailestablishmentsAtthesametimethelocationofsuchusesmustbemorecarefullyconsideredbypolicymakersbecauseoftheirgreaterpotentialforconflictwithnearbyexistingorfutureusesGeneralcommercialdevelopmentisexpectedalong127southofSouthwestThirdalongSouthwestThirdinthevicinityoftheairportalongColumbiaBusinessRoute87southoftheairportandalongSouthDateAmixoflightindustrialandheavycommercialusesisexpectedintheareanorthofThirtyFourthbetweenColumbiaand127Thepotentialforsometransportationtravelorienteddevelopmentatscatteredsitesalong127isalsopresentTheexchangesatboththenorthandsouthendsoftheplanningarea127atColumbiaand127atBusinessRoute87aswellasthe127atQuincycrossingarepotentialsitesfortruckstopsservicestationsconveniencestoresorothertravelrelatedactivities3IndustrialDevelopmentTheareausedforindustrialactivitiesisexpectedtosignificantlyincreaseoverthecourseoftheplanningperiodGiventhefactthatmuchofindustrylikelytobeattractedtoPlainviewislandextensiveindustriallanduseincreasescouldbegreaterovertheplanningperiodthananyothersingleusecategoryFutureindustrialdevelopmentparticularlyheavyindustrialusesisexpectedtobelocatedintheareanorthandwestofSH197and127respectivelyalongbothsideof127northoftheNorthColumbia50



intersectiontothewestandsouthoftheairportandpossiblyontheeastsideofNorthColumbiaandalongUS70EastDevelopmentintheairportareaisexpectedtoberestrictedtolighterindustrialactivitiesAmoredetaileddiscussionofeconomicdevelopmentactivitiesexpectationandrecommendationsarefoundintheEconomicDevelopmentsectionofthisplanningreportThefollowingisasummaryofthemajorfeaturesoffurorelandusepatterns1SignificantamountsoflandnowinagriculturalandopenspaceusewillbeplacedinurbandevelopmentusesduringtheplanningperiodMostofthedevelopmentwillconsistofresidentialandindustrialdevelopmentandthethoroughfaresrequiredtoservethenewdevelopment2Considerablesinglefamilyresidentialdevelopmentisexpectedtooccuralthoughotherhousingtypesincludingmodularandmobilehomesaswellasmultifamilyhousingareexpectedtobelargerfactorsinthehousingmarketthaniscurrentlythecase3SignificantindustrialexpansionwilloccurandindustrialuseswilloccupyasignificantlylargerareathaniscurrentlythecaseMostindustrialdevelopmentwilloccuratthenorthendoftheplanningareaandaroundandsouthoftheairport4TheamountoflandusedforcommercialpurposesisanticipatedtoincreasebutnotasmuchasothertypesofusesMostcommercialdevelopmentwillconsistofserviceandofficeuses51



LANDUSERECOMMENDATIONSThelanduseplanforthecityisillustratedinPlate33Thefollowingrecommendationsaregeneralguidelinesdesignedtoassistthecityinimplementingtheplanandtoinsurethatfuturelandusepatternsareappropriateandcompatiblewiththedesiresofresidentsofthecommunity1ResidentialDevelopmentLowdensityresidentialdevelopmentisexpectedtooccurandshouldbeencouragedintheareaboundedby127ThirteenthStreetextendedWestridgeRoadandDimmitRoadSH194LowdensityresidentialdevelopmentisexpectedtooccurandshouldbeencouragedintheareaalongandnearSouthwestThirdnearthenewLaMesaelementaryschoolsiteRedevelopmentoflowdensityresidentialareasinandneardowntownthroughconversiontomoderateandhigherdensityresidentialdevelopmentshouldbeencouragedExistingresidentialdevelopmentespeciallysinglefamilydevelopmentshouldbeprotectedfromtheintrusionsanddisruptionsassociatedwithadjacentornearbycommercialusesThisisespeciallycriticalinPlainviewwiththeextensivestripcommercialdevelopmentpatternalongvirtuallyallstreetscarryinganysignificanttrafficflowThezoningordinanceandsignordinancewiththeirregulationsregardinglocationofdifferenttypesofcommercialusesparkingrequirementsscreeningrequirementssignsizesandlocationsandothersimilarrequirementsofferconsiderablepotentialforprovidingsuchprotectionifusedappropriately2CommercialDevelopmentThroughitszoningandotherregulationstheCityhastheopportunityandsomewouldarguetheresponsiblitytogivephysicaldirectionaswellasmoregeneralencouragementordiscouragementtodifferenttypesofdevelopmentactivityPreviouspolicydecisionsoftheCityhavefavoredtherezoningofpropertyfromresidentialtocommercialatvirtuallyanylocationdesiredbythepropertyownerintheabsenceoflargescaleoppositionfromnearbyresidentsTheCityshouldevaluatecommercialzoningandrezoningdecisionsintermsoflongrangeconsequencesrelativetoimpactontrafficconditionsnearbyresidentialneighborhoodsavailabilityofservicesfirepoliceetcandtheprecedentthedecisionsetsforfuturedecisionsinsimilarcasesamongotherconsiderationsOfficeserviceandretaildevelopmentshouldbeencouragedinthedowntowncoreareaHeavycommercialandlightindustrialtypeusesshouldbediscouragedfromlocatingdowntownexceptpossiblyattheeasternandnorthernfringesofthearea53



DevelopmentofclustersofretailandserviceusesratherthanlengthystripsofsuchusesshouldbeencouragedSuchclustersshouldbelocatedatpointsofgreatestaccessibilityInareaswhereheavycommercialusespresentcleardisruptionandharmtootherprevalentadjacentandnearbyusesgeneralcommercialareasshouldberezonedtolightercommercialdesignationsastheopportunityarisesusuallythroughthechangeofuscofaparticularpropertytomakesuchchangewithoutcreatinganonconforminguse3IndustrialDevelopmentIndustrialtypeusesevenmorethancommercialusesshouldberestrictedinlocationtospecificareasgenerallyawayfromresidentialretailserviceandofficeareasIndustrialuseareasshouldbeaccessiblebyhighwayandorraillineHeavierindustrialusedevelopmentisexpectedandshouldbeencouragedintheareanorthofSH194andalong127northofQuincySimilarlyheavierindustrialuselocationsshouldbeencouragedattheeastedgeofthecityalongUS70LighterindustrialdevelopmentisexpectedandshouldbeencouragedintheareawestandsouthoftheairportandalongandnorthofThirtyFourthStreetbetween127andColumbiaAnotherareadesignatedforfutureindustrialdevelopmentisalongtheeastsideofNorthColumbia4FloodProneAreasExceptingrecreationalfacilitiesandparkinglotsdevelopmentshouldbediscouragedinidentifiedfloodproneareasFloodhazardmitigationmeasurescanprobablybeutilizedtoallowdevelopmentinsomecircumstancesbutsuchmeasuresshouldbecarefullyreviewedLongtermdrainageimpactsandrunoffpotentialassumingfullbuildoutofadrainagebasinshouldbeevalUatedinconsiderationsregardingdevelopmentinandnearfloodproneareas5ParkandOpenSpaceReservationsEventhoughthetotalacreageofparklandinthecityissignificantmostofthedevelopedparklocationsarequitedistantfromresidentialneighborhoodsAccessibilitytoparkandpublicopenspaceareasisconsistentlynearthetopoflistsofamenitiesthatresidentsvalueinmostcommunitiesNeighborhoodparkscanberelativelysmallinsizeandstillbequitesatisfactoryrelativelytotheneedforpublicoutdoorspaceIffiscalneedsdictatemaintenenceagreementscanbemadewithlocalneighborhoodassociationsParkandopenspacereservationsshouldberequiredasdevelopmentoccursThesereservationsshouldbecloselycoordinatedwiththefloodplain54



protectionneedsofthecityDevelopmentofparksonschoolsitesshouldalsobeencouragedasajointeffortbetweencityandschoolsystemWhetherparksitesarededicatedbydevelopersonsiteorbuiltonschoolpropertymorepublicdollarscanbeusedtodevelopparkssincepurchasingthepropertywouldnotbenecessaryFrit6LeapogDevelopmentDevelopmentshouldbeencouragedinareaswhichcanbeservicedwithoutmajorandexpensiveexpansionofexistingcityinfrastructureBecauseofthegeneraleconomicpracticalityofdevelopinglandsthatalreadyareserVedbystreetswatersewerfirepoliceandprivateutilitiesitisrecommendedthattractsinoradjacenttodevelopedareasbedevelopedfirstanddevelopmentinoutlyingareasbediscouraged7InfillDevelopmentThecityshouldalsoencouragenewdevelopmentthroughinfillSomevacantspacedoesexistwithinthedevelopedareawhichshouldbeutilizedbeforeconvertingtourbanusesanysignificantamountsofrawlandoutsidethecityThiswouldincreaseoveralldensitywithinthecityandmaketheprovisionofmunicipalserVicesmorecosteffectiveTheexceptiontothissituationmightbeheavyindustrialuseswhichmightwellbemoreappropriatelylocatedinoutlyingareasevenifinfrastructuralandserVicecostsareincreasedasaresult8LandUseRegulatoryControlsExistingandfuturedevelopmentinthecommunityespeciallyresidentialdevelopmentshouldbeprotectedfromforceswhichreducethequalityoflifeandthehabitabilityofneighborhoodsAppropriateuseofzoningauthoritysubdivisionregulationssignrestrictionsthoroughfareplanningandsimilarlanduseregulatoryauthorityiscriticaltoprovidingsuchprotectionRegularreviewandevaluationoftheseplanningtoolsisrequiredtoinsurethattheymeetexistingneedsofthecommunity9ReviewofLandUseChangesAllproposedlandusechangesshouldbecarefullyreviewedtoassurethatthechangesdonotcontainthepotentialforconflictinuseswithadjacentpropertiesandareconsistentwiththelanduseplanofthecityThemeritofsuchchangesshouldalwaysbeweighedagainsttheimpactofthechangesonthephysicalsystemsofthecitysuchasutilitiesroadsandemergencyservicesCitypolicymakersshouldutilizetheadviceofprofessionalplannersandengineersinreviewingallmajordevelopmentsproposedwithinthecityanditsextraterritorialjurisdiction55
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SECTION4THOROUGHFARESINTRODUCTIONOneoftheprincipaldailyactivitiesoflifeandprogressinanycityisthetransportationofpeopleandgoodsinallformsThefutureeconomyandthetypeofcommunityultimatelytobedevelopedaredeterminedtoalargedegreebytheconditionofthoroughfarefacilitiesandthemannerinwhichthesefacilitieshandletrafficbothwithintheCityitselfandbetweenPlainviewandothertownsandcitiesTheresidentsofPlainviewshouldbeabletoreachtheirdesireddestinationswitheaseandcomfortandshouldnotbeexposedtounduecongestionanddelaycausedbyinadequatefacilitiesorbyimproperthoroughfareplanningStreetsareoneofthemostimportantphysicalpartsofanycityandifadequatefacilitiesareconstructedwillrepresentthelargestsinglerequiredexpenditureoftheCityThoroughfarerightofwaysoccupyover30percentofPlainviewstotaldevelopedareaandallowforcirculationbetweenallareaswithintheCityInadditiontothemovementoftrafficstreetsprovideaccesstoanddrainageforabuttingpropertiesopenspacebetweenbuildingsandrightofwayforvariousutilitiesAthoroughfareplanisanessentialguidetoensurethatthefuturegrowthanddevelopmentofPlainviewwillbeaccomplishedinauniformorderlymannerItisthroughsuchaplanthatcompletedcityprojectswillprovidemaximumbenefitsandwillbecomeanintegralpartofthefuturecityThisshouldassistintheeliminationofduplicationofexpendituresandpossibleearlyobsolescenceofimprovementscanbeavoidedPlainviewsfutureThoroughfarePlanmustutilizetheexistingstreetandhighwayfacilitiesseparatetrafficbytypeandfunctionandrecognizemajortrafficgeneratorsinordertoprovidefuturethoroughfaresdesignedtoaccomplishthefollowingobjectives1Provideastructuralframeworkwhichallowsforthecreationoflogicalcommunityunitsboundedbyhighcapacitymajorthoroughfares2Minimizethetrafficmovementsthroughresidentialareasorneighborhoodunits3Utilizemajorthoroughfarestomaintainandstrengthenexistingcommercialdevelopment4Coordinatethoroughfaredevelopmentwithguidestothesubdivisionoflandandbasicframeworksfortheorganizationofurbanlandusesinthecommunity56



5ProVideanadequatelocalthoroughfaresystemwhichisinterconnectedwiththeregionalhighwaysystemandcoordinatedwithallagenciesresponsibleforthoroughfaredevelopmentintheAreaStateFederalCountyCityandprivatedevelopersforunifieddevelopmentandimprovementefforts6Providethoroughfarestandardsdesignedtoassurethatfuturetrafficvolumesmoveinauniformandefficientmanner7Provideaguideforthcexpenditureoffundsonstreetsmajorthoroughfaresandhighwaysasfuturegrowthinthearearequiresimprovementsandadditionstothethoroughfaresystem8MinimizethelandandpavementrequiredtoproperlyhandletheanticipatedincreasesinvehiculartrafficandtheenvironmentalimpactofvehiculartransportationonthelivingqualityoftheCommunityPreviousstudiesconductedfortheCityofPlainviewandreferencedinthisreportincludeTexasHighwayDepartmentDistrict5ReportandPlanforHighwayDevelopmentinPlainviewandVicinity1959KochFowlerandGrafeIncorporatedPlainviewComprehensivePlanReport3Thoroughfares1961FowlerandGrafeIncorporated1985PlainviewComprehensivePlan1963ParkhillSmithandCooperIncorporatedandShanahanWyseAssociatesPlainviewTexasComprehensivePlan19722000TechnicalReport1974TrafficEngineersIncTrafficEngineeringPlanforPlainviewTexas1980THETHOROUGHFAREPLANAnunderstandingofallprincipalobjectivesofthoroughfareplanningisaprerequisitetothedevelopmentofarationalsolutiontoanycommunitystrafficcirculationproblemThedevelopmentofalongrangeplanmusttakeintoconsiderationthegrowthandexpansionoftrafficgeneratorsandtheresultanttrafficlinesdesiredTherecommendedthoroughfaremustbedevelopedbystagesoveraperiodofyearsastrafficdemandsandasmoneybecomesavailableIngeneralthcmajorthoroughfareplanindicatesarterialandcollectorthoroughfareswhichshouldbeimprovedwidenedorextendedtoimprovetrafficcOnditionsIfplannedlongenoughinadvancetheultimatewideningofexistingthoroughfarescanbeaccomplishedwithoutundueexpensethroughtheestablishmentofbuildinglinesthroughwhichaltsubsequent57



remodelingornewbuildingsmayberequiredtoconformOneoftheprincipalfunctionsofthethoroughfareplanisguidingfuturelanddevelopmentthroughextensionsintooutlyingterritorypresentlyundevelopedThethoroughfareplanshowsthelOCationandwidthofthearterialandcollectorthoroughfaresandisbasedontheprincipalofclassifyingstreetsaccordingtotheirfunctionasexpressedintermsoflocationarrangementwidthofrightofwayandwidthofroadwayThelocationsoflocalorresidentialstreetsareanotshownonthemajorthoroughfareplansincetheCityPlanningandZoningCommissioninexercisingitsauthoritycanregulatethesubdivisionoflandOncetheThoroughfarePlanisadoptedbytheCitytheadministrationofthePlanwillrestwiththeCityPlanningandZoningCommissionandtheengineeringstaffincorrelatingsubdivisionactivitiesandinadministeringtheSubdivisionOrdinanceWhenpropertieswhicharenowunplattedaredevelopedrightofwayforboththecollectorandarterialthoroughfaresasdesignatedintheThoroughfarePlanshouldbeobtainedbytheCityThereforetheCitywillmakecertainthatrightofwaysofadequatewidthwillbeprovidedwhenultimatelyneededwithintheareastheyserveZoningapplicationsnecessitatedbychanginglandusepatternscausedbyeconomicchangesorotherdeterminantfactorswillhavetobeprocessedinthealreadydevelopedareathroughtheadministrationoftheThoroughfarePlanWhenareasofredevelopmentinvolveexistingrightOfwayswhichdonothavesufficientwidthstomeettherequirementsoftheThoroughfarePlantherequiredrightofwayinsuchcasesispredicatedonthefactthatthechangeinlanduseitselfwarrantsthecreationofwiderstreetstohandleadequatelythetrafficwhichwillbegeneratedbythechangeinlanduseInthesectionsoftheCitythatcontaininadequaterightofwaysandinvolveareasthatarenotsubjecttoanyzoningchangeorredevelopmentprogramtheCitywillhavetonegotiatetheacquisitionofrightofwayneededwiththeindividualpropertyownersinvolvedIncasessuchasthistheminimumrightofwayrequirementsacceptabletothedevelopmentofanadequatethoroughfaresystemhavebeenrecommendedInmanyofthesecasesspecialengineeringstudieswillhavetobeconductedtominimizetheamountoflandtobeacquiredthroughnegotiationandorpurchasebytheCityTHOROUGHFARECLASSIFICATIONSBecauseofthecompositionoftrafficfoundwithinanycommunityandbecausetheneedsoftrafficarterialsarevariousstreetsandthoroughfaresshouldbeclassifiedaccordingtotheirparticularthoroughfaresystemsandaccordingtotheVolumeoftrafficthateachparticularsystemwillcarryEachtypeofthoroughfarehasitsownseparatefunctionandallthoroughfaresworktogetherinestablishinganoverallsystemThegeneralclassificationofastreetsystemisasfollows58



1TheexpresswayfreewaysystemoprovidesfortheexpeditiousmovementoftrafficbetweenareasacrosscitiesisnotdesignedtoprovidedirectaccesstothelandittraversesThemainpurposeoftheexpresswayfreewayistomovelargevolumesoftrafficatrelativelyhighspeedswithasfewdelaysandinterruptionsaspossibleSinceexpresswayfreewaysystemsaredesignedtocarrytheinterregionaltrafficnormallytheydonothaveintersectionsatgradeExpresswaysandfreewayshaverightofwaywidthrequirementsof300to400feetandaccesstoabuttingpropertyisusuallyprovidedbyparallelserviceroadsandorseparatestreets2ThearterialthoroughfaresystemhastwoprincipalfunctionsTheprimaryfunctionofanarterialthoroughfareisthemovementofthrutrafficbetweenareasthroughouttheCityThesecondfunctionistheprovisionofdirectaccesstoabuttingpropertiesHoweverthisaccessissubjecttonecessarycontrolsonentrancesexitsandcurbusesThecontinuityofthearterialthoroughfareroutingsisofextremeimportanceThemoreimportantprimarytrafficarterialsareusuallyimprovedwithmedianstripswhichincreasethetrafficcapacityandpermitbettertrafficcontrol3ThecollectorthoroughfaresystemnotonlyprovidesthroughtrafficmovementwithinthevariousareasorneighborhoodsofthecitybutalsoprovidesdirectaccesstotheabuttingpropertiesThecollectorthoroughfareservesasadistributororcollectorstreetbetweentheprimaryarterialsandthelocalorresidentialstreetsContinuityandcontinuationofcollectorthoroughfareroutingsoutsidetheneighborhoodlimitsarenotnecessary4ThelocalstreetsystemprovideslocalstreetsfortheinternaltrafficmovementandfordirectaccesstotheresidentialcommercialindustriallandusesTHOROUGHFAREPLANNINGThebasicprincipleinvolvedinthoroughfareplanningisthattrafficmovingonlocalstreetsisgenerallyintersectedbyasystemofcollectororfeederstreetsandthesecollectorstreetscarrylocaltrafficthroughtheneighborhoodtothearterialthoroughfaresThearterialthoroughfaresthenprovidethemeansofaccesstootherneighborhoodsordistantpointswithintheurbanareaorprovideaccesstothefreewaysandhighwaysleadingtoothercommunitiesThegeneralrelationshipofarterialcollectorandlocalthoroughfaresandneighborhooddevelopmentisillustratedinFigure41ArterialthoroughfarescreatetheboundariesofthevariousneighborhoodsthroughoutthecommunityandshouldavoidcuttingthroughestablishedresidentialareasThesestreetsshouldextendaconsiderabledistanceandhavecontinuousalignmentswiderightofwaythickandwideroadwaysurfacesfewintersectionswithlocalstreetsandnointersectionswithrailroadsatgradeIfthearterialthoroughfaresareproperlylocatedconvenientaccesscanbeprovidedtoexistingcommercialdevelopmentsandunnecessarytrafficcanberemovedfromlocalstreets59
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SECTION5CENTRALBUSINESSDISTRICTINTRODUCTIONHistoricallytheCentralBusinessDistrictCBDhasbeenthecommercialcenterofAmericancommunitiesThecommercialactivitywasusuallysupplementedandsupportedbyserviceusesrestanrantsprofessionalofficestheatersetcandvariouspublicusestownhallspostofficesmeetingplacesofcivicandsocialgroupsetcFrommanystandpointstheCentralBusinessDistrictisthemostimportantsectionofaCityAhealthysafeattractiveandsuccessfuldowntownareaisakeyfactorinacommunitysgrowthandprosperityInrecentdecadesPlainviewlikeotherAmericancitiesoftodayhassufferedfromageneraldeclineintheCentralBusinessDistrictThelowdensitysprawlpatternofdevelopmentcharacteristicofthevastmajorityofcitieshasbeenafundamentalcauseofdowntowndemiseAsmoreresidentslivefartherfromthedowntownareathegreaterthelikelihoodofdevelopmentofoutlyingretailserviceandofficeusesOtherfactorssuchaschangesinthehighwaylinkagenetworksdeteriorationofthedowntownpublicandprivateinfrastructureandfailuretoregulateanddirectnewgrowthhavealsoplayedsignificantrolesindowntowndeclineThehistoricaldevelopmentandroleoftheCentralBusinessDistrictinPlainviewfitsalmostperfectlywiththetraditionalpatternFormanyyearsthecommercialsectorwhichdevelopedaroundandnorthoftheHaleCountyCourthousealongBroadwayStreetandAshStreetwasvirtuallytheexclusivecommercialsectoroftheCityincludingmostofthecommunitysretailserviceandpublicsectoractivitiesFromitsearliestdevelopmentperiodhoweversomedevelopmentpatternswereestablishedwhichhavecontributedtothereductionofthecommerCialroleofthePlainviewCentralBusinessDistrictTheareaalongtheraillineswhichbordertheCentralBusinessDistrictontheeastandnortharelogicallocationsforindustrialactivitiesparticularlyforheavyindustrialusesrelatedtoagriculturesuchascottonginsgrainelevatorsandothersimilarindustrialandstoragewarehousetypeusesThepresenceoftheseindustrialuseshasdiscouragedbothnewresidentialandlightcommercialdevelopmentaswellasredevelopmentofexistingresidentialandlightcommercialusesThusthenorthernandeasternbordersoftheCentralBusinessDistricthavebecomepredominantlyindustrialandheavycommercialuseareaswithsignificantelementsofblightedanddeterioratingresidentialusesNewresidentialdevelopmentintheCityoverthelasthalfcenturyhasoccurredalmostexclusivelytothewestoftheCentralBusinessDistrictwith76



somelimitedresidentialdevelopmentoccurringatthesouthernandnorthernedgesoftheCitySimilarlynewretailserviceandofficedevelopmentcanbefoundtothewestofthedowntownareaVirtuallynonewresidentialdevelopmenthasoccurredinthepastseveraldecadesinoradjacenttothedowntownareaortotheeastFurthermoretherehasbeenverylittlenewcommercialdevelopmentsince1950intheCentralBusinessDistrictTheshiftinrcsidentialpatternsisoneofthetwocriticalfactorsinthechangedroleoftheCentralBusinessDistrictFromapopulationperspectivethccenterofthcCityisnowsomewherenearthecorncrofFourtccnthStreetandMilwaukceStreetFactoringdisposableincomeintothcpopulationdensitypatternthecentershiftsevenfartherwestwardtosomewherenearthecornerofTwelfthStreetandQuincyStrectThustherealcenterofthecommunityrclativetothcmarketitscrvcsisamilcormorcnorthandwcstofthcexistingdowntoWnTheothercriticalfactoraffectingthcCentralBusinessDistrictistheconstructionofInterstateHighway27alongthewesternedgeoftheCityGiventheroleofthisroadwayasthelinkagetoAmarillotothenorthandLubbocktothesouthitclearlywouldbeageneratorofdevelopmentactivityregardlessofwhichsideoftheCityitborderedThefactthatitliestothewestoftheCitysignificantlyenhancesthewestwardshiftofdevelopmentinPlainviewThisshiftindevelopmenthasresultedinareducedandchangedrolefortheCentralBusinessDistrictThepercentageofvacantbuildingshasincreasedtheconditionsofcommercialandresidentialstructureshaveworsenedandretailactivityintheareahasdeclinedThePtainviewCentralBusinessDistrictremainsafocalpointofvehiculartrafficandaccommodatesalargenumberofworkersandshoppersMajorpublicandprivateinfrastructuralinvestmentsexistinthedowntownareaPerhapsasimportantasthephysicalandfinancialfeaturesoftheareaisthefactthatdowntownPlainviewsthehistoricalheartofthecommunityItisamajorelementoftheidentityofthecommunityGiventheseconsiderationseffortstopreserveandredeveloptheCentralBusinessDistrictshouldbehighonthecommunitysprioritylistforactionTheproblemsandfutureiieedsofthedowntowncoreofthecommunityaretheconcernofthecitizensCityofficialsandCityconsultantsAfteranalyzingthestatusandconditionsofthepresentphysicalfacilitiesandimprovementsandafterstudyingthefutureneedsoftheareaaCentralBusinessDistrictPlanwillbedevelopedDatacompliedfromcarefulanddetailedresearchisthebasisforevaluatingpresentconditionsandprojectingallfutureneedsSeveralindividualsandgroupshaveofferedtheiropinionsandassistanceinevaluatingthisresearchBasedonthecollectivejudgementofallpartiesinvolvedevaluationsofeachschemearemadeandthebestpossiblesolutionforeachproblemisdeveloped77



PreviousstudiesconductedconcerningthcPlainviewCentralBusinessDistrictandreferencedinthisreportincludeKochFowlerandGrafeIncorporatedPlainviewComprehensivePlanReport3Thoroughfares1961FowlerandGrafeIncorporated1985PlainviewComprehensivePlan1963ParkhillSmithandCooperIncorporatedPlainviewTexasComprehensivePlan19762000CommercialDevelopmentStudy1976AstheCityofPlainvicwcontinuestogrowservicesandcommoditiesneededtomeettherequirementsofaneverincreasingpopulationwillhavetobeprovidednotonlyfortheCityofPlainviewbutalsoforHaleCountyandtheremainderofthePlainviewtradeareaAdvancementsandimprovementswillhavetobemadetoproperlyhandleallcustomerspassengercarsandthecustomaryserviceconveniencesassociatedwithcommercialandretailenterprisesTheCityofPlainviewmustmakeadequateprovisiontohandletheparkingrequirementsofbothemployeesandcustomersminimizetrafficcongestionandimprovetheappearanceandsafetyoftheentireCentralBusinessDistrictAlthoughaplanandfinancingarevitalingredientstoasuccessfulrevitalizationprogramhowthepeopleperceivethedowntownisalsocriticalThesuccessoftheCentralBusinessDistrictultimatelydependsonthesupportofthepeopleinthecommunitysincethedowntownisaplaceforactivitiesandpeoplePHYSICALPATTERNTheexistingCentralBusinessDistrictisdefinedforplanningpurposestobetheoutlinedareaonPlate51withthemapasawholerepresentingthepossibleultimateboundaryThephysicalpatternofdowntownPlainviewwascreatedbyfollowingtheoriginaltownplatwhichconsistsofabasicgridironpatternwithmostblocks300x400insizeThetwomainnorthsouthstreetshave100foOtrightofwaysandmostotherstreetshavea75footrightofwayAllblocksarebisectedbya20footalleyInthetermsoftodaysconceptsofsubdivisiontheoriginalplatfailstomeetmodernstandardshowevercertainadvantageousfeaturesoftheplatcanbeutilizedtoprovidebetterfacilitiesandservicesForexamplethenearlysquareblockwhichmakesallintersectionsapproximatelythesamedistanceapartcreatesthepossibilityoftiminganysignallightchangestopermitcontinuousmovementoftrafficthroughoutthebusinesareaAnotheradvantageoftheoriginalplatisthatallblockswkhintheCentralBusinessDistricthavebeenprovidedwithalleyswhichenablesrearserviceentrytoretailcommercialdevelopmentintheareathusremovingaconsiderableamountoftrafficfromthefrontingstreetsThevastmajorityofthebuildingsinthe78
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downtownareawereerectedonpropertylineswhichprecludesthewideningofthepresentrightofwaywidthswithoutatremendousexpenseDOTOWNLANDUSESThelandusesfoundwithintheCentralBusinessDistrictarenotalwaysofabusinessnatureandinmanyinstancesthelanduseshavingbusinesscharacteristicsarenotcompatiblewitheachotherThisincompatibilityiscausedbythedifferingservicerequirementsofthevarioususesThedistributionandexistingconflictsoflandusesinandaroundtheCentralBusinessDistrictplayanimportantroleinthegrowthandprosperityofthearemPlate52classifiestheexistinglandusesofpropertieswithintheCentralBusinessDistrictThefollowingisasummaryoftheselandusesintabularformDescriptionofUseSingleFamilyResidentialDuplexResidentialMultiFamilyResidentialOfficeFinancialRetailServicesGeneralCommercialStorageindoorStorageoutdoorLightIndustrialParkingPublicSemiPublicStreetsAlleysVacantTOTALofTotal11949013911O4603408311379104171613042532113091050815691198696644933407455613201100Justoveronefourth265percentofthePlainviewCentralBusinessDistrictconsistsofwhatcangenerallybedefinedascommercialusesHoweverincontrasttothepatternfoundinmostothercitiesofcomparablesizeonlyabouthalfofthecommercialuseareaconsistsofofficesfinancialinstitutionsserviceactivitiesandlightretailusesTheotherhalfofthecommercialuseareaconsistsofheaviergeneralcommercialusessuchasrepairsalesoperationsfurnituresalesstoragemotelsandsimilarusesResidentialusesoccupyabout10percentoftheCentralBusinessDistrictareaasomewhathigherthanexpectedtotalVirtuallynoneoftheresidentialusesintheareaaremultifamilyusesWhileseveralduplexesarepresenteventhesearealmostallconversionsofsinglefamilydwellingsFurthermoretheresidentialunitsidentifiedaregenerallyinfairtopoorcondition79
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About66percentoftheCentralBusinessDistrictisinpublicsemipublicusesThreeoftheseusesarecriticaltothecontinuedviabilityofthedowntownareainthecommunityTheseincludetheHaleCountyCourthousewhichhistoricallyhasbeanthehubofthedowntownthePostOfficeandtheCityofPlainviewmunicipalcomplexatthenorthernendoftheCentralBusinessDistrictTheCountyandCityofficesarenotlikelytoleavetheareabutthePostOfficemightverywelllocateatanothersiteparticularlysincesometrafficparkingandeveninternalspaceproblemsarepresentattheexistingsiteLanduseanddevelopmentpatternsofaCentralBusinessDistrictaresignificantlyaffectedbylandusepatternsinareasadjacenttothedowntownareaThelandusesaroundthedowntownareahavehistoricallyhadastrongsymbioticrelationshipwithdowntowndevelopmentResidentsofsinglefamilydevelopmentaroundtheCentralBusinessDistricthavebeenthecustomersfordowntownretailshopsandfinancialinstitutionsCommercialandindustrialdevelopmentalongFifthStreetColumbiaStreetBroadwayStreetandotherareashavesimiladydonebusinesswithdowntownserviceandretailinterestsHistoricallydowntownPlainviewhasbeenalmostsurroundedbysinglefamilyresidentialusesThemainexceptionistheindustrialdevelopmenttothenorthSince1950thepatternofusesintheareasneartheCentralBusinessDistricthaschangedwithageneraldeclineintheextentandqualityofresidentialdevelopmentandanincreaseinstoragewarehouseandindustrialtypeusesAlsosignificantstripcommercialdevelopmenthasoccurredalongFifthStreetandColumbiaStreetnearthedowntownareaCurrentlytheCentralBusinessDistrictisboundedbyindustrialusesonthenorthandeastsinglefamilyresidentialareasonthewesteastsoutheastandsouthandcommercialandofficeusesonthesouthwestTheexistingCentralBusinessDistricthasseveralactivitycenterswhichmustbeidentifiedinordertounderstandthepotentialandproblemsfordevelopmentandredevelopmentinthePlainviewdowntownareaOnesuchactivitycenterisinareaboundedgenerallybyColumbiaFourthAustinandSeventhStreetswheremostoftheCitysfinancialinstitutionsarelocatedTheseinstitutionsaresitespecificentitiesinthatcustomershavebusinessattheparticularlocationwithoutanysignificantspinofftraveltootherbusinessesintheimmediateareaAnotheractivitycenteristheHaleCountyCourthouseincludingthecourthouseannexThisareahascharacteristicsofaretailtypeuseinthatasubstantialnumberofpeoplemakebrieftripstocountyofficesandatthesametimealargenumberofpeopleincludingsomenonemployeesstayatthesiteduringmostoftheworkdayIncontrasttothefinancialareatheCourthousehasasubstantialexistingandpotentialspinoffrelativetootherbusinessesBecauseofthelargenumberofemployeesandnonemployeeswhoutilizeCourthousefacilitiesandservicesbusinessforretailandservice80



operationssuchasrestaurantscleanerspersonalserviceshopsandsimilaroperationsisusuallygeneratedThcmajorspinoffofcountyovcrnmentcomplexesisgenerallyofficeusesincludingattorneysabstracttitlecompaniesbailbondsmenandsimilarofficeusesInterestinglythereisrelativelylittleofthistypeofofficedevelopmentnearthcHaicCountyCourthouseTheUSPostOfficelocatedatthccornerofAshandEighthStreetsismuchmorelikethcfinancialinstitutionsthanthccourthouseinthattripstothclocationaresitespecificHoweverthcpostofficelocationissuchthatitdoesrcsuttinlargenumbersofpersonsmakingtripsintotheheartoftheCcntraiBusinessDistrictsomeofwhomwillundoubtedlyutilizedowntownretailserviceandorotherbusinessesThePlainviewMunicipalBuildinglocatedatNinthStreetandBroadwayStreetislikethepostofficeinthatthetripstotheCityHallaresitespecificandthenumberofemployeesatthesiteistoosmalltosustainnearbycommercialusesThemunicipalcomplexdoesdrawlargenumbersofpersonstothedowntownareabutunlikethepostofficethemunicipalcomplexislocatedatthenorthernedgeoftheCentralBusinessDistrictandiseasilyaccessiblewithoutentryintothecommercialsectorofthedowntownareaAnactivitycenterwhichismuchmorediffusebutveryimportantisretailserviceareaalongBroadwaybetweenSixthStreetandNinthStreetThisareahasthepotentialtoremainavitalretailcenterinthecommunityespeciallyforspecialtyshopsAnchoredonthesouthbythecourthousecomplexandonthenorthbythemunicipalcomplexandthecommunitysdailynewspaperofficesthisistheareawhichshouldbethefocusofeffortstorevitalizethePlainviewCentralBusinessDistrictTheareanorthofSeventhStreetbetweenAustinStreetandColumbiaStreetontheeastsideoftheCentralBusinessDistricthasbecomeincreasinglydominatedbychurchandrelatedfacilityusesInfactseveralofthedowntownbuildingsfrontingBroadwayhavebeenconvertedtousebyreligiousgroupsGiventheexodusofsomeofthecommercialoperationsfromthedowntowntheconversionofsomeofthedowntownbuildingsandareatosuchuseisprobablyadvantageousutilizingbuildingswhichmightotherwisebevacantHoweverthefacilitiesconvertedtoreligioususeswillclearlyhavedifferentusagetimesandintensitiesthantraditionalretailandorserviceUsesWiththeexceptionofthefrontagealongFifthStreetandafewisolatedlocationssuchastheSearsbuildingandtheattractiveofficecomplexatthesouthwestcornerofBaltimoreStreetandFourthStreettheareasouthofFifthintheCentralBusinessDistrictareaisdeterioratingandisnolOngeraviableretailserviceareaVacancyratesareveryhighinthecommercialstructuresManyofthebuildingsarebeingusedforstorageandwarehousingFifthStreetconstitutessuchaseverebarriertopedestrianandeventovehiculartrafficthattheareatothesouthisprobablybestviewedasa81
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ThecourthousesquareareathconeblockareaofBroadwayAshSixthandtosomeextentFifththatfacethcHaleCountyCourthousewillbecomeanareadominatedbypublicandprivateofficeuseswithsomemixofserviceandsmallretailusesBroadwaybetweenSixthandNinthwillbecomeamixeduseareadominatedbyspecialtyretailusesbutcontainingasignificantamountofofficespaceserviceusesandhigherdensityresidentialusesinupperfloorsofmultistorystructuresBroadwaynorthofNinthwillremainamixeduseareaasitcurrentlyexistsbutwithfewerretailusesandmoreofficeandserviceusesTheeastsideofAustinandthewestsideofAshnorthofSixthareexpectedtobeusedprimarilyforparkingwithsomeofficeandpublicUSCSThewestsideofAshnorthofSixthisexpectedtobeusedprimarilyforheaviercommercialusesandparkingalthoughthepotentialforextensiveofficeandpublicusesexistsbetweenSixthandEighthespeciallybetweenSixthandSeventhTheareafromthewestsideofAustintotheeastsideofColumbiafromFifthnorthtoNinthwillretainitsexistingusepatternprimarilyfinancialinstitutionsandpublicandsemipublicusessuchaschurchesandofficesexceptthatthesmallnumberofresidentialuseswillbeeliminatedThesameareanorthofNinthwillcontinuetobeahighlymixeduseareawithserviceusespredominantalongColumbiaandresidentialusespredominantintheremainderoftheareaItisexpectedthathigherdensityresidentialuseswillbecomepredominantthroughconversionofexistingsinglefamilyunitsandorremovalofsinglefamilyunitsandreplacementwithhigherdensityusesTheareanorthofEleventhisexpectedtobecomepredominantlyalightindustrialuseareaTheareasouthofFifthfromAshwesttoColumbiawillcontinuetobepredominantlycommercialespeciallyintheblockbetweenFifthandFourthwestofAshHowevercommercialusesespeciallyretailusesinthisareawillneedtobesitespecificandnotrequiresignificantwalkinandspinoffcustomertrafficThefinancialinstitutionoccupyingtheblockboundedbyFifthBaltimoreFourthandAustinisacrucialfactorindeterminingthefutureoftheareaalongFifthandFourthbetweenBroadwayandColumbiaItisexpectedthatthepresenceofthebankatthislocationwilleventuallyleadtoarevitalizationprobablyforofficeandorinstitutionalusesofatleastthetractsonBaltimoreAustinandFourthwhichfrontthebanksiteBroadwaysouthofFifthwillbecomeacommercialareaprimarilyforsitespecificusesrequiringextensivefloorspacesuchasfurniturestoresappliancestoresbuildingmaterialsstoresandsimilarusesThesmallnumberofresidentialusesnorthofSecondalongBroadwaywillprobablybeeliminatedTheareasadjacenttotheCBDareobviouslycriticaltothefutureoftheCBDitselfespeciallytheareatotheeastoftheCBDwheredeteriorating93



residentialandcommercialindustrialstructuresarclocatedandtransitionisclearlyoccurringThcfrontageonFifthandSixthcastofBeechisexpectedtocontinuetobcalocationforheavycommercialandlightindustrialusesSimilarlythcfrontagealongDateisalsoexpectedtobcpredominantlyaheavycommercialandlightindustrialareawithdisplacementofmostofthcexistingresidentialusesThcresidentialusesalongandcastofAshsouthofFourtharcexpectedtoremainsinglefamilyandmoderatedcusityresidentialusesshouldbeencouragedinthisareaThcresidentialusesalongandcastofBeechnorthofSeventhareinanextremelyvulnerablepositionbeingsurroundedbynonresidentialusesandincloseproximitytoindustrialusesConversiontomultifamilyusesinthisareashouldbeencouragedbutisnotlikelytobeextensiveTheconstructionofamuchneededciviccenterinthisareashouldbeencouragedwithrecognitionthathousingmustbeavailablefortheareaslowincomeresidentswhowillbedisplacedbysuchconstructionThefollowingsetofspecificrecommendationsisdesignedtoimplementtheearlierdiscussionofgoalsandbeconsistentwiththeexpecteddevelopmentredevelopmentpatternselaboratedaboveInmostinstancestherecommendationswillrequirejointpublicprivateactionsincludingpublicandprivatefinancialcommitmentsBecausemuchbutcertainlynotallofthebenefitsofdowntownredevelopmentoccurstoprivateintereststheprimarycommitmentsareexpectedtocomefromtheprivatesectorMostoftherecommendationsfocusontheCentralBusinessDistrictcorebasicallytheareaboundedbyFifthAshNinthandAustinStreetsWithoutrevitalizationofthisareathedowntownareawillbecomenothingmorethananotherindistinctanddeterioratedmixedusesectoroftheCityoverthenexttwodecadesOntheotherhandredevelopmentofthisareaislikelytohavebeneficialspillovereffectsonotherpartsoftheCentralBusinessDistrictPlate510displaysgraphicallythemajorcomponentsofproposedCentralBusinessDistrictPlanSpecificrecommendationsfortheCentralBusinessDistrictinclude1CloseBroadwaybetweenSixthandEighthCloseSeventhbetweenAshandtheallevwavwestofBroadwayConvertBroadwaybetweenSixthandEighthintoonttractivcopenairpedestrianwalkwForthedowntowntoretainanysignificantretailcharacteratalltheremustbesomethingspecialsomethinguniqueabouttheareaPlainviewcurrentlyhasandfortheforeseeablefuturewillhaveasmuchandprobablymoreretaillocationsandusesasitcansustainFortheprobablymoreretaillocationsandusesasitcansustainForthedowntownareatocompletewiththeplethoraofretaillocationsintheareaitmusthaveanidentityandfeaturesthatarenotpresentatcompetinglocationsPresentlyitisnothingmorethananotherstripshoppinglocationwithstreetsideparkingClosingofthesuggestedtwoblockstripofBroadwayallowsconversionoftheareatoapedestrianmallforcustomersseekingarelaxedenvironmentwithhighqualityspecialtyshopsandserviceproviders94



CurrentlyBroadwaycarriesasignificantvolumeofnonlocaltrafficietrafficwithoutanydestinationnthedowntownbetweenFifthandTenthThisnonlocaltrafficisnotonlyofnobenefittoretailandservicebusinessesalongBroadwaybutinfactdetersuSCoftheBroadwaybusinessesbycreatingconflictbetweencustomersusingonstreetparkingandthenonlocaltrafficAustinandAshareexcellentalternativestoBroadwayfornonlocaltraffichavingtwomovinglanesinbothdirectionsandlittleonstreetparkingconflictThevisualappearanceoftheBroadwaystreetandsidewalkareasiscrucialtothesuccessofthedowntownpedestrianmallPlantssmalltreesbenchestableskiosksevenfountainsprovideauniqueflavorwithoutwhichtheconceptwillnotwork2DevelopadditionaloffstreetparkineonAshandAustinReouireemnlOveesofbusinessofficesfrontingBroadwaytouseoffstreetparkingReouirelonetermusersoftheCourthousetouseoffstreetDevelopadditionaloffstreetparkinenearthepostofficeAdequateparkingisavailableforexistingdemandintheCBDexceptingthecourthouseandpostofficeareasIfnomajorimprovementsaremadeespeciallyalongBroadwaynoadditionalparkingcapacityexceptnearthepostofficewillbeneededaslanduseintensitywillcontinuetodeclineHoweverassumingthatmajorchangeswillbemadeincludingatleastsomeoftherecommendationsmadeinthisandearlierreportsadditionalparkingandbetteruseofexistingparkingcapacitywillberequiredClosingofthesectionsofBroadwayandSeventhasrecommendedabovewilleliminate125existingparkingplacesThosespacesshouldbereplacedandanadditional150spacescreatedthroughenlargementofoffstreetparkingareasandjointusearrangementsforuseofchurchlotsalongAustinandCreationofadditionaloffstreetparkingareasalongAshCriticaltotheeffectiveutilizationofexistingandadditionalparkingcapacityisthelocationofemployeeparkingEvennowemployeeparkingisamajorproblematthecourthousecomplexandthepostofficeandprobablysomeotherlessobviousareasaswellIftheCBDisrevitalizedtobecomeanareaofsignificantlygreaterusetheproblemofemployeeparkingwillbecomemorewidespreadandmoreseriousEmployeeparkingshouldnotbeallowedinonstreetspacesAtthecourthouseonlyemployeeswhosejobdutiesrequireuseofvehiclesduringthedayshouldbeallowedtouseonstreetandcourthousesquareparkingareasLongtermusersvisitorsofthecourthouseshouldbeencouragedtouseoffstreetparkingOnstreetparkinginthevicinityofthecourthousecomplexshouldbetimelimitedwithstrictenforcementandsignificantpenaltiesforviolatorsAnewparkinglotshouldbedevelopedonAshbetweenSeventhandEighthforpostofficeemployeeparkingOnstreet95
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parkinginthevicinityofthepostofficeshouldbetimelimitedwithstrictenforcementandsignificantpenaltiesforviolators2DevelonsecondaryentrancestobusinessesfrontingBroadwayImnroveanoearanceofsecondaryentranceareastobusinessesfrontinBroadwayIfBroadwayandSeventhareclosedentrancetosomebusinessesfrontingBroadWaywillbemosteasilyachievedthroughsecondaryrearentrancesThustheappearanceoftheseareaswillneedtobeimprovedOverheadutilitiesshouldberemovedalleysurfaceimprovementswillneedtobemadeinsomeareaslightingimprovementsinparkingareasandnearsecondaryentrancesshouldbemadeandotherprimarilycosmeticchangeswillbeneededHoweverasinanyothermallcontexttheinteriorfrontagetheexistingBroadwayfrontagewouldcontinuetobethefocalpointforpedestriantraffic4RestoreandimproveannearanceofstructuresaloneBroadwayandimmediatelyadjacentsidestreetsesneciallvintheCBDAsdetailedearlierinthesectiondealingwithbuildingconditionsmanyofthestructuresinthedowntownareaareinvaryingconditionsofdeteriorationManyofthesebuildingsarehistoricstructuresarestructurallyquitesoundandcanbesignificantlyevendramaticallyinsomecasesimprovedinappearancewithrelativelylittleexpenseThesecosmeticchangesarecriticaltotherevitalizationofthedowntownCustomerswillnotbedrawntotheCBDifithasanysemblanceofarundownarea5UtilizenublicsinaeestreetsignsdirectionalsiensetcwhichisdistinctiveandreadilyilentifiitblwiththedowntowntMonitorsignageofindividualbusinesseswiththeCBDcoretoensurequalityandcomnatibilitvstandardsarembtPublicandprivatesignageisoneoftheleastexpensivebutmosteffectivemeansofcreatingadistinctiveidentityfortheCBDandmakingsignificantaestheticimprovementstotheareaWorkingwiththeCityofPlainviewCBDbusinessinterestcoulddevelopadistinctivesignagestyleparticularlythoseoutsidetheCBDandotherpublicsignageBusinessescouldbeencouragedtoutilizethestyleintheiradvertisingandotherpubliccommunicationsThequalityandcompatibilityofsignageonpubliclyandprivatelyownedbuildingsintheCBDespeciallythecoreareaisperhapsthemostvisibleindicatorofavitalanddynamicdowntownAgaintheimageoftheCBDasauniciaeentitycanbedevelopedandreinforcedthroughsignagethatreflectsthedistinctivecharacteroftheareaEffectiveimplementationofanefforttoensurequalityandcompatibilityofsignsinthedowntownwillrequire96



cooperationamongtheaffectedbusinessinterestsandcooperationbetweenthedowntownbusinessinterestandmunicipalgovernmentpolicymakersEncouragelocationofnubileandseminublicusesinthcCBDesneclallvaroundtheCBDcoreareaCurrentlygovernmentalofficesUSDepartmentofAgricultureofficesTexasEmploymentCommissionTexascomptrollersofficearescatteredthroughouttheCityItiscrucialtoCBDrevitalizationthatthesetypesofusesberelocatedtothedowntownareaAmongthebenefitsofsuchrelocationare1citizenaccesspotentialuserswillknowthatmostgovernmentofficesarelocateddowntown2consolidationofsimilaruseswithsimilarservicerequirementsrestaurantsofficesuppliersetcinoneareaoftheCity3greaterlikelihoodthatretailandserviceusesintheCBDwillsurviveeconomicallyand4reducedtrafficcongestionthroughlocationofofficeusesinproximitytoservicesandbusinessesusedbyemployeesCityofficialsandCBDbusinessinterestsshouldbeawarethatsomegovernmentalofficeshavesignificantshorttermcustomerclientandlongtermemployeeparkingneedswhichmustbemetiftheyaretobebroughtbackintothedowntownarea7ReversethetrendtowardintrusionofheaviercommercialandindustrialtvneusesintotheBDRecentdeclineintheCBDareahasencouragedsightingofusesintheareawhichareincompatiblewithcustomaryretailofficeandlightcommercialdowntownusesWhiletheCBDisintendedtobeamixeduseareaitisclearthatheaviercommercialandindustrialusesarenotgoodneighborsforlightretailandofficedevelopmentTheconditionofcommercialandresidentialstructuresinthedowntownareaespciallyeastofAshStreetissuchthatstrongpressurestowardheavieruseswillcontinuetobefeltExceptingthefrontageonDatesuchpressuresshouldberesistedEvenonDateindustrialtypeusesshouldgenerallyberestrictedtotheeastsideofthestreet8EncourageconversionofupperstoriesofdowntowncommercialstructurestoresidentialusesEncourageutilizationofoldHiltonHotelbuildinasresidentialuseEncouragehighdensityresidentialredevelopmentinexistinresidentialareasatthenorthernandeasternfringesofthcBDItisunlikelythattheupperfloorsofthemultistorybuildingsinthedowntownareawillhaveactivecommercialusagealthoughsomestorageusagewilloccurConversionoftheseupperfloorareastoresidentialuseisbeneficialinseveralrespects97



BesidesprovidingincometothepropertyownerfromwhatinmostcasesisnowvacantspacesuchusealsoputspotentialcustomersofdowntownbusinessesimmediatelyintothedowntownThenowvacantHiltonHotelbuildingthelargestsinglestructureintheCBDalsooffersthesamepotentialbenefitsasaresidentialusestructureegresidentialrentalunitsforelderlyorsimilaruseSignificantlowdensityresidentialdevelopmentcurrentlyexistsatthenorthwestandnortheastedgesoftheCBDThehousingintheseareasconsistslargelyofolderframehomeswhicharegenerallyinastateofdeclineespeCiallyinthenortheastBetween15and20percentofthehousingunitsintheseareashavealreadybeenconvertedtotwothreeorevenfourunitdwellingsThereplacementofthelowdensityresidentialusesintheseareaswithhigherdensityresidentialusesshouldbeencouraged9ProtectandencouragerevitalizationofthepredominantlysinglefamilyresidentialareassouthofFourthStreetPreviousplanshavesuggestedconversionoftheoldersinglefamilyresidentialareabetweenFourthandRunningWaterDrawtohighdensityresidentialusesGiventhesubstantialareasoftheCityalreadydedicatedtosuchdevelopmentandthelargeamountofolderhousingatthenorthernandeasternedgesoftheCBDwithmucheasieraccesstotheCBDcorenocompellingneedformorehighdensitydevelopmentintheareaseemstoexistThesizeoftheareaandqualityofhousingintheareasouthofFourthStreetalsoarguesagainstanysignificantconversionofthisareatohighdensityresidentialusesDeteriorationofconditionsindowntownPlainviewisaresultofacombinationoffactorsSimilarlyacombinationofactionswillberequiredtorevitalizethedowntownareaThesetofrecommendationsdiscussedaboveisbynomeansanexhaustivelistofoptionsbywhichconditionsintheCentralBusinessDistrictcanbeimprovedTheseactionsareprobablybestregardedasastartingpointfordevelopingadynamicdowntownThemostcriticalelementintherevitalizationplanistheimprovementofBroadwaybetweenFifthStreetandNinthStreetThefocusofeffortsbytheCityshouldbetherevitalizationofthisareaForthepedestrianmallconceptalongBroadwaytoworksuccessfullytheareamustprovidemerchandiseandserviceswithqualityandvarietycompetitivewithotherlocationswithintheCityTheareamustalsobeaestheticallypleasingwelllandscapedwelllightedwithtastefulandcompatiblegraphicsforexampleprovideadequateamenitiesprotectivecanopiesbenchestablestrashreceptaclestelephoneservicesandmailboxesforexampleandbeservedwithparkingcapacityadequatetogiveassurancetocustomersclientsthattheywillhavereasonableaccesstospecificdestinationsinthearea98



PhysicalchangesandimprovemcntstoBroadwaywillnotalonebeadequatetoensuredowntownrevitalizationAsthepopulationccntcroftheCityandareacontinuestomoveawayfromthedowntownareahavingasignificantdowntownareaworkingpopulationbecomesevenmorecriticalTheCitysmajorfinancialinstitutionsarcalreadylocatedinthcdowntownareaTheareaaroundthccourthousecomplcxandCityHallarenaturallocationsforprofessionalandadministrativcofficesEverypossibleencouragementshouldbcgiventoenlargingtheofficeuscpotcntialofthcdowntownareaSimilarlyresidentialusesespeciallyhigherdensityresidentialdevelopmentshouldbeencouragedasameansofgivingtheCentralBusinessDistrictalargercustomerclientbaseTheCentralBusinessDistrictisstillthemosteasilyaccessibleretailandservicecenterforasignificantpartofPlainviewspopulationparticularlyareastothenortheasteastandsouthofthedowntownresidentsoftheseareasaswellastheimmediateCentralBusinessDistrictareacanbeexpectedtopatronizeCBDbusinesseslocationsasafirstchoiceoptionThecoreareaoftheCentralBusinessDistrictdoesnotexistinisolationfromtheadjacentlandusesCurrentlymostoftheusesincloseproximitytothedowntownareainvaryingstagesofdeclineIfsignificantnumbersofpeoplearetobeattractedtothedowntownareathisdeclinemustbereversedThisreversalwillrequireanumberofactionsbutprobablythefirstamongthoseactionsshouldbeanaggressiveenforcementofbuildingcodesandsubstandardbuildingordinancesThedowntownareamusthaveanimageofacleanattractiveinvitinglocationifitistobeavitalpartofthecommunityAreasrecommendedforconsiderationandacquisitionofoffstreetparkingareasaredesignatedonPlate510InchoosingtherecommendedsitesforfutureparkingareastheassessedevaluationoftheareatheexistinglandusesthemajortrafficgeneratorsandexistingparkingfacilitieshavebeencarefullyanalyzedandevaluatedAspreviouslymentionedincreasedoffstreetparkingfacilitiesintheCentralBusinessDistrictisanecessityinthenearfuturebecauseoftrafficcongestionbroughtaboutbyhightrafficgeneratoxsintheareaThereforeitisrecommendedthattheCityencouragethedevelopmentofareasonablenumberofparkingareaswithinandincloseproximitytotheCentralBusinessDistrictInadditioninordertoaccommodatetheruralagriculturaltradeinPlainviewarequirementofwhichhasalwaysprevailedandshouldcontinuetoprevailinthefuturetheCityandorCountygovernmentthroughcooperativeeffortandfinancecoulddesignateestablishandoperateoneormorepublicparkinglotswithinthecommercialareaGovernmentalagenciesshouldalsoprovideadequateoffStreetparkingfacilitiesinconjunctionwithpublicbuildingsandpublicuses99



TherecommendedplandocsnotinferthatthcCityshouldconsidertheacquisitionofallofthcrecommendedparkingareasshownonPlate510TheareasshownonthisPlateprovidethebasisfortheoverallparkingplanfortheCentralBusinessDistrictItisgenerallybelievedthatthemajorityoftheseparkingareasshouldbedevelopedbyprivateenterpriseIngeneralstreetandsidewalkconditionsareadequatewithminorexceptionsReplacementoftheoldsystemofstormsewerinletsandpipesshouldbethefirstpriorityforimprovementswithinpublicrightofwayhowevertheseimprovementscanonlybejustifiedaspartofafullscaleCBDrevitalizationThepatternoflandusesandrecommendedchangesoutlinedinPlate510willnotoccurovernightHoweveranaggressivedeterminedandcooperativeeffortamonglocalbusinesscivicandpoliticalleadersespeciallythosewithvitalinterestinthefutureofdowntownPlainviewcanrevitalizetheCentralBusinessDistrictandbuildadynamicdowntownThealternativetoadynamicdowntownisthecontinueddeclineofanareainwhichthecommunityasawholehasamajoreconomicandpsychologicalinvestmentandultimatelythelossofmostofthatinvestment100
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SECTION6GROWTHPLANINTRODUCTIONDuringtheplanningperiodofthisstudy19892010theCityofPlainviewisexpectedtoexperienceconsiderablephysicalgrowthWhilesomeactualpopulationincreaseinthecommunityisanticipatedseedetaileddiscussioninVolume1Section2theincreaseinsizeofthecommunitysboundariesisexpectedtobemuchmoresignificantLittleexpansiontotheeastisanticipatedexceptsomeextensionofthecorporatelimitsalongUSHighway70OnallothersideshowevermajorphysicalexpansionisexpectedtooccurespeciallytothenorthandsouthalongInterstateHighway27EXISTINGADJACENTLANDUSESTheCityofPlainviewissurroundedbyconsiderabledevelopmentofvarioustypesespeciallybutbynomeansexclusivelyalongthemajorhighwaysintheareaUS70totheeastandwest127tothenorthandsouthBusinessRoute87tothesouthandSH194tothenorthwestInadditionsignificantprimarilyresidentialdevelopmentispresentintheSethWardareatothenortheastDevelopmenteastofthecityalongUS70EastFifthisprimarilylowandmoderateincomeresidentialincludingasubstantialnumberofmobilehomesmixedwithindustrialusesonthenorthsideofthehighwayMostofthedevelopmentalongUS70iswithinthePlainviewETJonemilefromtheexisingcorporatelimitsManyoftheresidentialunitsinthisareaareinarundownconditionwith67ofthe61unitswithintheCitysextraterritorialjurisdictionneedingtobedemolishedApproximately30ofthe61unitsaremobilehomesVirtuallyallofthedevelopmentinthispartoftheplanningareafrontsdirectlyontoUS70AsubstantialresidentialdevelopmentoutsidethecorporatelimitsispresentintheSouthDateStreetareaApproximately50singlefamilyhousingunitsarelocatedintheareawithvirtuallyalloftheseliningDateeastandsouthofthecurrentcorporatelimitsExceptingacoupleofsmalllightindustrialoperationsconstructioncontractorsandmaterialshaulersallofthedevelopmentinthisareaisresidentialAllofthedevelopmentiswithintheCitysETJBusinessRoute87southofthecityisthesiteofamixedbagofsinglefamilymobilehomeparkandlightandheavyindustrialusesAmajorgrainelevatoroperationislocatedattheedgeofthecitylimitsbetweenHighway87andSouthBroadwayAnothergrainstorageoperatiOnislocatedattheedgeofthecitylimitswestoftheOllieLinerCenterWestwardfromthislocationaboutaquartermileisa20unitmobilehomepark101



Approximately0475milefromthecorporatelimitsalongBusiness87isadevelopmentclusterconsistingofamajorwarehousedistributioncenteroperationtheTexasDepartmentofHighwaysandPublicTransportationmaintenancefacilitiesandofficesandasmallmobilehomeparkEvenfartheroutbutstillwithintheplanningareaalongBusiness87isThemajordevelopmentareaonthesouthsideofthecitythatisnotwithinthecorporatelimitshoweveristheairporteventhoughitisboundedontwosidebypropertieswithinthecityIffactthecorporatelimitslineonSouthColumbiaBusiness87extendsapproximatelytwomilespastthesouthedgeoftheairportOnthewestsideofthecitytheprimarydevelopmentareaoutsidethecorporatelimitsisafullydevelopedportionofWestridgeAdditioncontainingapproximately35singlefamilyresidentialunitsThisisamiddletouppermiddleincomeareaoflargelotresidenceswhichoriginallydevelopedutilizingaprivatewatersupplyandseptictanksWhiletheareaalongUS70EastFifthStreeteastofthecityisamixedindustrialandlowincomeresidentialareadevelopmentalongUS70WestFifthStreetwestofthecityconsistsalmostexclusivelyofverylowdensitymiddleanduppermiddleincomeresidentialusesThispatternofruralsUbdivisionandscatteredresidentialdevelopmentalongthehighwayfrontagestretchesforseveralmilestothewestofthecityTheotherwestsidedevelopmentareaoutsidethecitylimitsisthemixeduseareaalongDimmitRoadSH194northwestofthecityAlthougharecentannexationbroughtmuchofthedevelopedpartofthisareawithinthecorporatelimitssomesignificantdevelopmentwestofWestridgeRoadwasnotannexedIncludedwithinthisunincorporatedareaisaresomemajorindustriallocationsnearthecornerofDimmitRoadandWestridgeandscatteredresidentialsiteswithintheETSareaNorthofthecitylimitsalong127areseveralmajorheavyindustriallocationsincludingameatpackingoperationneartheintersectionofColumbiaand127grainstorageoperationsandseedgrainmanufacturingandwholesalingoperationsThemostsignificantdevelopmentareaoutsidethecorporatelimitsislocatedtothenortheastofthecityinandaroundtheSethWardcommunityApproximately1350Personsin575dwellingunitsliveoutsidethecitylimitsintheareaboundedbyTwentyFourthFM400aneastwestcountyroadstretchingdirectlyeastwardfromtheintersectionofColumbiaand127andColumbiaInadditionseveralindustrialoperationsarefoundintheareaincludingamajorheavytruckrepairrefittingoperationandalargeginningbusinessAlimitedamountofcommercialactivityisalsolocatedintheareaMostoftheindustrialandcommercialactivityislocatedalongEastTwentyFourthStreet102



UnlikemuchofthedevelopmentinthePlainviewETJthedensitiesinpartofthisnortheastsectorareclosetotraditionalurbanlevelsFurthermorethedensitiesinpartofthisareaareincreasingandbothmobilehomedevelopmentandlowerincomesinglefamilydevelopmentcontinuestooccurItisapparenthowevereveninthismoreheavilydevelopedpartoftheareathatdevelopmenthasoccurredandiscontinuingtooccurinanalmostcompletelyunregulatedpoliticalenvironmentGROWTHPLANAsindicatedaboveasignificantamountofexistingdevelopmentislocatedatornearthecorporatelimitsoftheCityofPlainviewSomeofthisdevelopmenthasessentiallyurbancharacteristicssuchthatanobservercannotdeterminethelimitsofthecityintheabsenceofacorporatelimitssignOver2000personsliveinthePlainviewETJSeveralmajorindustrialoperationsarelocatedintheimmediatevicinityofthecorporatelimitsThecitycountyairportisimmediatelyadjacenttothecorporatelimitsontwosidesEvensomecommercialdevelopmentislocatedincloseproximitytothecitylimitsThelandusesanddevelopmentpatternsintheareaaroundthecorporatelimitsespeciallywithinonemileextraterritorialjurisdictionoftheCityhaveaprofoundimpactonthecommunityparticularlyonthegrowthpotentialoftheareaThefirstimpressionofPlainviewobtainedbythevisitorpotentialresidentorpotentialinvestorisnotofthecityitselfbutofthedevelopmentadjacenttothecityFurthermoretheactualphysicalgrowthofthecityitselfissignificantlyaffectedbyexistingusesandusepatternsinthesurroundingareaMuchofthedevelopmentthathasoccurredovertheyearsattheedgesofthecityhasapparentlyoccurredintheabsenceofanyseriousplanningandregulationIncompatiblelandusesandhaphazarddevelopmentpatternsaretheruleratherthantheexceptionintheoutlyingareasTheresultisthatthevisitorcomingintoPlainviewonanyofthemajorroutesexceptUS70fromthewestandpossibly127fromthesouthseeslandusesandlandusepatternswhichdonotfavorablyreflectonthecityPhysicalexpansionofthecityisalsoadverselyaffectedbytheseusepatternsResidentialexpansioniseffectivelylimitedtothewestandsouthwestbecauseofthedevelopmentpatternsatthecitysedgeinotherdirectionsCommercialexpansionisalsohinderedandlimitedwithsomeotherwisepromisinglocationseffectivelynegatedduetoincompatibleusesatornearthelocationsTheonlymeaningfulregulatorytoolavailabletotheCityinitsextraterritorialjurisdictionisthesubdivisionordinanceZoningandbuildingcoderegulationscannotbeexercisedoutsidethecorporatelimitsThesubdivisionordinanceisnotaparticularlystrongadministrativeandregulatorydevice103



outsidcthecitylimitsDivisionsofpropertyintoasmallnumberoflotsortractsarcusuallynotknowntotheCitystafforofficialsuntildevelopmentoccursifthenOncedcvclopmcntoccursonlydraconianmeasuresthatcityofficialsareusuallyreluctanttoundcrtakcarcavailablctocnforccthcordinanceFurthermorecvcnwhcnenforcedsubdivisionstandardscanonlybcusedtoinsurcthatthcpublicinfrastructureservingthcpropertymeetsminimumstandardsLandusesandusepatternscannotbercgulatedorgivendirectionThuscvcniftheCityisaggressivelypursuingenforccmentofsubdivisionstandardsanareasuchasSethWardoralongUS70EastFifthStrcctmayonlybcmarginallyaffcctcdandminimalimprovementsaccomplishedOneotherconsiderationmustalsobemadeinexaminingthemeritsofextendingthecorporatelimitstoincludesomeoralloftheexistingdevelopedareasaroundthecityTheCityofPlainviewisresponsibleforprovidingfireprotectionservicesintheareaaroundthecityAlthoughtheCityprovidessuchservicesunderacontractwithHaleCountyandreceivescompensationfortheservicestheCityhasconsistentlyarguedthatthecompensationdoesnotcoverthecostofprovidingtheservicesandtheissuehasbeenalongstandingsourceofcontentionbetweenthetwogovernmentalbodiesAtapracticallevelemergencymedicalservicesarealsoprovidedbytheCityintheareaaroundtheCityalthoughthereisaprivateEMSserviceinthecityIfanautomobileaccidentoccursinSethWardonUS70EastoranotherlocationnearthecitythecitycountyorstatelawenforcementofficercoveringtheaccidentordinarilycallstheCityofPlainviewEMSserviceTheCityofPlainviewreceivesnocompensationfromHaleCountyfortheseoutofcitycallsTheCitycananddoesbilltheindividualsbeingservedbuttherateofnonpaymentishighandthebillingdoesnotcoverthefullcostsofprovidingtheserviceevenifpaidbyallusersoftheserviceFinallyasapracticalmatterasignificantpartofthelawenforcementservicetotheareasimmediatelyadjacenttoPlainviewisprovidedbytheCitypoliceforceAlthoughthefirstlineoflawenforcementintheunincorporatedareaofthecountyistheHaleCountySheriffsDepartmentthesizeoftheareaissofaroutoflinewiththenumberofofficersthatareavailablethattheCityofPlainviewpoliceforceisconsiderablybetterpreparedandcapableofrespondingtocallsDuringmostearlyeveningandnighttimehourstheCountyhasnomorethanoneofficerondutyoroncallIncontrasttheCitywillalmostalwayshaveseveralondutyofficersatallhoursThereforewhilethereistheoreticallyareciprocalarrangementbetweenthetwoagenciesinwhichtheybackupeachothertheactualfactisthatthegreaterburdenforservingtheareaaroundthecityfallsonPlainviewlawenforcementofficersbecauseoftheirgreaterresourcesandnumbersWestridgeAdditionAnnexationofWestridgeAdditiontotheCityofPlainviewisrecommendedWestridgeisafullydevelopedresidentialsubdivisioncontainingapproximately90personsresidingin35housingunitsItisboundedonthree104
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