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This issue of Business Quarterly focuses on two topics that are currently being stud-
ied; one is the sign ordinance and the second is redevelopment. We invite you to read
this information carefully and to give your thoughts on these subjects by calling or writ-
ing the City.

The City of Hurst held two public meetings in No-
vember to kick off the review of these important
City initiatives.  Meeting notices were sent to over
1,250 known business addresses in Hurst.  The first
initiative addresses the City of Hurst Sign Ordinance,
which is currently outdated.  A second effort is looking
at a proposed Mixed-Use Zoning District to assist
property owners interested in redevelopment along business corridors.  The goal of the
meetings was to present the proposed changes and to receive input from the Hurst
business community.   City Staff presented the same information at each meeting.  Those
in attendance had a chance to give their views on these topics.  The public input and
approval process will take several more weeks with formal approval being contem-
plated in February.  You can view more detailed information on presentations made and
the draft proposals themselves at http://www.ci.hurst.tx.us/Development/index.htm.

Residential Development Continues in Hurst
Even as the City works on redevelopment to improve its future prospects, we continue
to see investment in Hurst. With four new subdivisions scheduled for development this
year, the City of Hurst will have a total of twelve active subdivisions in progress. Of the

526 lots included in these subdivisions,
62 have houses currently under construc-
tion and 45 have completed houses on
them, leaving 419 lots available for new
houses.  The subdivisions are located in
all sections of the City from Park Ridge
Estates (north of Highway 10 in south-
east Hurst) to Uptown Estates (Brown
Trail and Pipeline) to Lonesome Dove
(on the northern border of Hurst).  The
new houses are expected to range in
value from $150,000 to $325,000. 

(Above):  Residential development continues in Hurst.
Many homes in the $150,000 - $325,000 range are
being constructed throughout the City.

City Council and the Planning &
Zoning Commission will meet in a
joint workshop format on January
21, 2003 for a final discussion of
the sign ordinance and mixed use
proposals.
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What is Mixed Use development?
Mixed Use development is a land use pattern that allows a variety of housing types to exist among neighborhood-serving commercial
and institutional uses and employment opportunities.  Mixed Use encourages the development of compact, pedestrian-scaled neigh-
borhoods and commercial centers intermingled with one another.  It slows the growth in vehicular traffic, promotes innovative use
of space, promotes energy efficient design, conserves land, and accommodates a range of compatible land uses through appropriate
site design.  Mixed Use recognizes the market demand for new residential and commercial development within compact, pedestrian
friendly districts.  Mixed Use zoning is intended to work in conjunction with the proactive development of pocket parks and plazas,
open spaces, and the creation of public spaces within the districts.  Mixed Use is more of a small town and Main Street USA
environment, but updated and brought into our urban areas.

What is the difference between the zon-
ing Hurst has in place and Mixed Use?
In traditional zoning districts, all land uses
are separated. Housing is in one place; re-
tail is segregated into another area; employ-
ment centers are separated from the oth-
ers; barriers are created in between. A lot
of time and energy is used getting to and
from each of these land uses; a lot of time
is spent in the car; and almost all trips are
made by car, thus increasing traffic con-
gestion.  In a Mixed Use area, more resi-
dents can get to and from their activities
without driving.

Why should Hurst consider this land use
pattern?  Why are we a candidate to do
this?
Hurst already has neatly defined commer-
cial corridors and well buffered residential areas.  The commercial corridors are activity centers; many businesses, recreation areas,
public facilities are located along these corridors.  You can easily see this on the zoning map by the different colors assigned to
commercial vs. residential activity.  We can concentrate on existing corridors as assets and reinvigorate them by allowing residential
projects to blend into existing commercial districts.  Hurst is about 95% built out, and we will have few if any large new “growth”
projects.  We can focus any new growth that comes our way on Mixed Use areas.

What are some reasons other cities promote Mixed Use development strategies?
Real estate patterns and market forces show a demand for this type of development.  As the population ages, more people are
choosing to live in community centered developments where services, stores, and amenities such as recreation are close by.  The
baby boomer generation is retiring earlier, and some have grown children so they choose to scale down, have less acreage to mow,
and have more time for leisure.  Many of these individuals are very active, have hobbies, stay fit, have disposable income, and like
to travel and shop.  Young professionals are moving into areas where they do not have to invest time in maintenance of a yard, and
where they are close to lots of activity.  Both groups are gravitating into housing and communities that support their lifestyles.
Several areas in Hurst would provide all the services and amenities young professionals and empty nesters desire.

Does Hurst already have any areas of Mixed Use development?
Yes.  Hurst Town Center where City Hall is located has a mix of apartments, stores, restaurants, hotels, offices, and civic uses.  The
owner of a 10-acre parcel behind City Hall is looking at a mixed use project.  Also, two residential projects have been approved in
the Pipeline Road corridor that will bring 39 new residential properties and about 75 to 100 customers for the nearby commercial
activity.

Frequently Asked Questions regarding Mixed-Use Zoning



Business Quarterly      Page 3

What areas in Hurst are proposed to be Mixed Use?
The focus so far has been on the older commercial corridors: Pipeline
Road from the Cavender’s Boot City area east to the city limit line just
beyond the Kroger store, and  Bedford Euless Road from the Precinct
Line intersection east to the Bedford city limit line.  In addition, any other
individual property may become Mixed Use if requested by the owner
and approved by City Council.

But Texas is different.  Is there any evidence that this type of de-
velopment pattern will sell here?
Mixed Use centers are springing up all over the Metroplex.  In addition,
corridors such as Main Street in Grapevine and Camp Bowie in Ft. Worth
have always had a successful mix of uses.  Ft. Worth is implementing
Mixed Use zoning and focusing on five older commercial corridors to
create new growth centers.  Town Centers in Addison, Keller, Southlake,
and Colleyville are examples of Mixed Use.  HomeTown NRH incorpo-
rates some of these elements.  Downtown Fort Worth and land on the
south edge of downtown are full of Mixed Use examples.

What will be the effect on property values, business values, and adjacent neighborhoods?
As existing and new businesses grow, new residents arrive, events and activities occur, and sales will increase.  We want businesses
to prosper, and adding new customers will benefit everyone.  Nearby residential areas, already close to commercial activity, will be
more popular than ever as the variety and quality of commercial activity improves.  Thus, residential property values will be
protected.  Business properties should become more valuable over time.  There will be a stronger sales tax and property tax base to
help pay for the City’s parks, recreation center, library, streets, and infrastructure that are already in place.

What types of uses will be permitted in a Mixed Use district?
All the general business, office, and retail uses now in place will remain.  In addition, single-family and multi-family residential and
retirement housing will be allowed.  Some types of uses, due to their unique nature, are subject to additional regulation but can still
be considered if the project shows they are compatible with Mixed Use principles and the surroundings.  Such uses include drive
through restaurants and drive through financial institutions, R-3 multi-family housing density, and employment uses such as
contractor services, technology services, telecommunications services, and fabrica-
tion (but not manufacturing).

Will any single-family residential areas be rezoned to mixed use or commer-
cial?
No.  The new zoning designation only applies to areas along commercial corridors that
are already being used for business purposes.

What happens to the existing businesses, uses, buildings?
They would continue indefinitely, provided that they are not expanded, reconstructed,
or otherwise modified from their current state.  No time limit or expiration of legal,
non-conforming status is proposed for uses and non-sign structures at this time.

What kind of standards will new projects have to meet?
Appropriate design and general development standards will be proposed, but fewer
strict limitations will be given to project developers.  Instead, the goal is to recruit high
quality projects that make sense for the business community, but also meet the vision
and purposes of the City.  The developer must insure that the project is in keeping with
the stated purposes and spirit of the Mixed Use district, including appropriate set backs,
open spaces, parking needs, yard requirements, height limits, etc.
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City to Consider Change to Sign Ordinance
Cities across the United States regulate building and site design stan-
dards in an effort to achieve aesthetic quality throughout their munici-
palities.  Many cities in the DFW area are revising dated codes and
ordinances with regards to landscaping, signage, parking, and other
development or design standards.  The City of Hurst has also been
progressively updating its ordinances to assure quality design and long-
term visual appeal to residents, businesses, and visitors.  Recent changes
to Hurst’s ordinances have included a new landscape ordinance and a
tree preservation ordinance.  In the upcoming year, the City will be
revisiting parking requirements.  However, the most recent example of
Hurst’s review of development standards is the proposed new sign
ordinance.

The City of Hurst has drafted a new sign ordinance to clarify and update sign definitions and address various sign types.  This
ordinance also addresses existing non-conforming and illegal signs and allows for sign amortization and/or the removal of
vacant and unused signs.  The City recognizes the importance of signs for the business community and has worked with
merchants and property owners throughout this process.

One of the main goals of this effort is to update signage and re-
duce visual clutter.  Another goal is to consolidate where pos-
sible, thus giving the traveling public better focused signs so they
will notice and can find local businesses.  The monument signs in
the examples on this page show the same tenants as the “before”
photos.  Sign changes such as these can give an area a fresh look.
Industry sources such as the International Sign Association ask
cities to concentrate on helping businesses to understand how an
attractive storefront, including readable, visible, and high quality
signage, can help their business and improve the aesthetics of
their communities.  That is what Hurst hopes to accomplish with
this update of the sign ordinance.

The table on the opposite side summarizes the main issues addressed
in the proposals.  City Council and the Planning & Zoning Commis-
sion will meet in a joint workshop format on January 21, 2003 for a
final discussion of the proposals.  After that meeting, the ordinance
will be officially considered at regularly scheduled Planning & Zoning
and City Council meetings in February.  To continue giving input to this
process, please review the table, go online to  http://www.ci.hurst.tx.us/
Development/index.htm for more details, call in your comments at (817)
788-7095, and attend the upcoming meetings.  Working together we
can blend the goals of business and the community to foster an envi-
ronment of visible signs that help folks find our businesses and high
quality aesthetics that make the everyday view for all of us nicer.
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Sign Ordinance Table: Current versus Proposed Ordinance
Topic Current Ordinance Proposed Ordinance Results

Sign Categories
Labels signs Type A, B, C, D, E, F, and a
few categories.  Not having sign “names” is
confusing.

Uses descriptive names.  Pole, Monument, Multi-
tenant, Building, and 19 detailed portable sign
categories by name, not letters.

Fewer gray areas.  Easier for applicants to use.  Less
staff interpretation.  Sign types defined better.  Easier to
apply overall.

Building Signs 2 sq. ft. per linear foot of street frontage up
to a maximum of 200 sq. ft.

50 sq. ft. or 2 times the linear width of the front
building wall, whichever is greater for
business/commercial zones. 40 sq. feet if not
zoned business.

No real impact on current businesses.  Eventually, non-
conforming signs will be changed out, but nothing is
forced to happen.

Single-tenant Monument,
on a single lot

5 ft. from highest grade, with max 80 sq. ft.
of signage.

6 ft. tall & up to 75 sq. ft. of sign area.  8 ft. tall
& up to 100 sq. ft. of sign area for principal
buildings exceeding 25,000 sq. ft.

About the same for smaller lots with one tenant.  Larger
buildings usually fit into next row, i.e. Multi-tenant
signage.  Does a small site need a large sign?  The new
ordinance says no; the small site needs a sign
proportional to its size.  Rather than several small signs,
new ordinance encourages Multi-tenant signs.

Multi-tenant
Usual maximum is 25 ft. tall.  If 18 acres or
greater, 50 ft. tall with max area of 20 sq.
feet per business.

Maximum 20 ft. tall with maximum 20 sq. ft. of
sign area per business.

Need to differentiate between 1) Multi-tenant site on
only a few acres with ten shops each 2000 sq. ft. of
building area versus 2) the site on 10 acres with 5
tenants averaging 15,000 sq. ft. each.  Does a small site
need a 20 ft. sign?  The new ordinance says no; the
small site needs a sign proportional to its size, e.g. 12
feet.  The new Wal-Mart Multi-tenant sign for a 28 acre
site will be only 20 feet!

Pole Sign
Now allowed in GB, OC, TX-10.  25 ft. tall
with max area 200 sq. ft.  They may be 35
ft. above freeway grade.

Change to only allow on limited access freeway
frontage.  Reduce to 20 ft. tall with max area of
100 sq. ft.  Reduce to 20 ft. above freeway
grade.

Existing pole signs allowed to stay until a new use or new
project is developed on that site.

Portable (Marquis)  Signs
Fee $30.00.  Very low compared to
neighboring cities.  Letters often extend past
frame.

Increase fee to $100.00. Allow 40 sq. ft. in area,
letter size 6 inch maxumum, with a 1 inch stroke.
No letters to extend past frame.

Many neighboring cities ban these signs altogether.
Portable signs may be becoming a nuisance and a way to
avoid permanent site and sign regulations. The higher fee
is sought as disincentive to avoid a total ban as other
cities have done.

Status of Legal Non-
Conforming Signs

Keep legal non-conforming status if
maintained with no changes made. 50% or
more of damage triggers replacement.
Result is very old signs are not modernized.

No sign can be changed to another non-
conforming. Lose legal non-conforming status if
any change in words or symbols, structurally
altered to prolong life, or expense of
reconstruction after damage exceeds 25%.

Currently, no incentive to change out old signs.  No
program to encourage replacement of signs that have not
been modernized.  The City is looking for ways to make
all the commercial corridors more attractive but still meet
the needs of business.  Signs that have been in place for
many years have provided their owners with a substantial
return on investment and need to be modernized.

Signs Rendered
Discontinued

Not included.  We have a vacant building
ordinance, but nothing for vacant signs.

Rendered discontinued after 6 months vacant or
unoccupied. Must be blanked out in 30 days, and
removed 30 days after 6 month time period
expires.

This is a step towards a program of replacement for the
oldest signs.  Again, signs that have been in place for
many years have provided their owners with a substantial
return on investment and need to be modernized.

Effect on Newer Signs

Most signs erected in the last 4, 5, 6 years meet the
“purpose and intent” of the new ordinance.  If repairs or
message changes are required, they will not have to
make changes for height, area, etc.   The new ordinance
keeps the flexibility to allow owners of quality signs that
do not quite meet each specific requirement to maintain
their signs as needed.

Effect on Older Signs

Most signs older than those installed in mid-90s will lose
legal non-conforming status when changes are required.
These businesses will have to start over to meet the
“purpose and spirit” of the ordinance.  If amortization
and incentives are adopted, these are the likely
participants.

New Applicants Will be required to comply with new ordinance.
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As a business owner/operator in the City of
Hurst, it is important for you to know what
is going on in and around the City.  To keep
you informed, the Hurst Police Department

City Offers Free E-mail Alerts for Businesses
has recently created an alert e-mail program to in-
form business owners of any situations that may be
of interest to you and your employees.  The Busi-
ness Alert program is free of charge and is admin-
istered by the Hurst Police Department Community
Services Division.  To receive alerts, please sub-
scribe and you will automatically be entered into the
database.  Your e-mail address will be kept confi-
dential and will not be released to anyone.  If you
are interested in using this free service, please visit
the City of Hurst website at www.ci.hurst.tx.us and
go to the Businesses Services section of the Hurst
Police Department.  If you have any questions, please
contact the City at 817-788-7146.

(Above): Visit the City’s website to register for the Busi-
ness E-mail Alert service.  This service is free and your
information will not be released to anyone.


