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Community Visions 2034

"A Comprehensive Plan for the City of Robinson, Texas"
Existing Land Use
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Future Land Use Plan

Existing conditions and development patterns, community goals and objectives, and land
development standards and policies serve as the basis for the Future Land Use Plan. The plan
represents a generalized scheme of land development that reflects continuity in maintaining the
City’s current low-density development pattern while providing for future residential, commercial,
office, and industrial growth.

The purpose of the Future Land Use Plan identifies the intended long-range patterns and character
of residential, commercial, office, industrial, and supporting land uses. It identifies the needs for
adjustments to zoning regulations, land use, subdivision regulations, development plan review
procedures and other tools. It directs the desired land use pattern and quality of development. It
guides utility planning in order to insure proper sizing of infrastructure and anticipation of facilities
needed for short-term and long-term growth.

Residential Development Patterns

In order to maintain compatibility with existing development patterns and to reinforce continuity
of the City’s character, single-family residential uses are proposed as the predominant future
residential development pattern. Single-family residential development is proposed on
undeveloped tracts in or adjacent to existing neighborhoods and in growth areas on the City’s
northeast, west, central, and east perimeters. Although it is not generally recommended that single-
family residential developments receive primary access from major streets, this development
pattern is unavoidable in certain areas of the City of Robinson due to existing land use patterns
and land parcel configurations.

Areas to the south, southwest, and southeast are projected to continue slow growth as rural areas
with single-family residential homes on small to large farmsteads and ranchland. Higher density
residential uses are generally proposed to locate along collector or arterial streets. Duplex and
multi-family residential uses also serve as land use buffers between single-family residential
developments and commercial and industrial activity. Most land parcels available for duplex and
multi-family residential uses are located in developing areas on the City’s north side along
Interstate Highway 35.

Commercial Development Patterns

Most commercial activity is projected to be focused along the Interstate Highway 35 and State
Highway 6/Loop 340 intersection with the greatest concentration of new commercial development
located in the core area along these highways. Future commercial development will continue to
locate along U.S. Highway 77 and at intersections with collector and arterial streets.
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It is recommended that such development should be clustered at intersections of primary streets
and that, when possible, development should occur in planned commercial mixed-use centers.

Office Development Patterns

Office uses are recommended to further develop at growth area corridors along Interstate Highway
35 at major intersections. These office uses will act as a buffer to existing and proposed future
commercial development along those corridors. Other areas of office development should be
encouraged to develop along State Highway 6/Loop 340 in conjunction with commercial land uses.
Sporadic office development should be retained along U.S. Highway 77 due to existing land
uses that are compatible with office land uses. These office land uses will also act as buffers
between the older residential neighborhoods along this highway. Further office development
should be encouraged in conjunction with commercial uses at intersections with collector and
arterial streets.

Industrial Development Patterns

Future industrial uses are proposed to locate in existing industrial-zoned areas on the community’s
north and west perimeters along Interstate Highway 35 and State Highway

6/Loop 340. These areas are served by city utilities and are accessible via the Interstate Highway
35 frontage road system.

The City may assist a private developer in acquiring land in a variety of ways to reduce the cost of
developing in a new area. One approach is to identify and inventory parcels of land suitable for
the type of development. This reduces the time and effort a private developer must spend on the
site location research. A recommendation may be to maintain a computerized inventory of
available vacant commercial and industrial land. This inventory will provide site-specific
information on zoning, acreage, street location, utilities, assessed value, topography, and other
development constraints.

Future Land Use Plan Map

The Future Land Use Plan Map does not constitute zoning, nor does it establish zoning district
boundaries. Nor is it appropriate for application on a parcel-by-parcel basis. The map reflects the
Comprehensive Plan broad policy for future distribution of land uses to be achieved over a 20-
year period. The revisions to zoning and other regulations required to implement these policies
will be based upon detailed, site specific considerations that are beyond the scope and intent of
the comprehensive plan.

The Future Land Use Plan Map provides a graphic reference for a property owner or public official
who is interested in the plan’s policy direction for a certain area of the city or specific property. It
is intended to provide a generalized picture of future development patterns. The boundaries
between two land use categories are intended to represent general transitions between uses.
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The Future Land Use Plan Map should be considered along with the goals, objectives, and policies
in the Comprehensive Plan document. These policies can add support for a particular
development pattern or may set forth additional criteria a development project must meet for
approval by the City.

Future Land Use Plan Map Categories

The Future Land Use Plan is comprised of a variety of compatible land use categories that are
comprised of agricultural, low density residential, medium density residential, high density
residential, institutional & open space, commercial, industrial, and industrial. These categories
will be used in implementing the City’s Comprehensive Plan through the zoning ordinance district
regulations.

Agricultural Land Use Category

The Agricultural Land Use category and zoning district allows crop production, single family
detached residences and related accessory structures at a target density of 0.2 dwelling units per
acre (dua). It is the typical zoning assigned to property upon annexation of additional property
into the city limits. The Agricultural zoning district consists generally of areas containing rural
land uses or undeveloped acreage that is not anticipated to be put to urban use in the near future.
The typical acreage amounts would be greater than 5 acres and consist of farms, ranches with
associated residential use. This district is intended for areas that are farther from the City’s center
and large enough that municipal wastewater facilities are not required. This district allows the
continuation of general rural uses within the City with the intent that the area can be reassessed and
classified as an appropriate urban district according to its characteristics and suitability as urban
development occurs. The zoning districts within this category are Agricultural (AG) and HUD-
Code Manufactured Housing (MH).

The Manufactured Home zoning district allows HUD-Code manufactured home developments.
Manufactured home development requires a minimum of five (5) acres of land. This district is
intended to provide moderately priced housing opportunities in areas with less development.

Residential Land Use Categories

The Low Density Residential Land Use Category designates areas for single family residential and
a few compatible nonresidential uses, such as schools and churches. The targeted single family
detached uses will provide a density no greater than four dwelling units per acre, standard size
lots and should serve as a transition between larger and smaller lot single family zoning districts. It
may also provide single family development at urban densities in locations well served by public
utilities and roadways. It should have adequate thoroughfare access and be relatively well connected
with community and neighborhood facilities such as schools, parks, shopping areas, and transit
services. The zoning districts within this land use category are Rural Estate (RE) and Single Family
Residential (SF-1, SF-2, & SF-3).

The Medium Density Land Use Category designates areas for single family attached or detached
residences, townhomes, duplexes, patio homes, triplexes, four-plexes and related accessory
structures on smaller lots with a target density between five to nine dwelling units per acre. The
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application of this use should be in urban areas of the City where public facilities and services such
as transit, schools, parks, and shopping are available. It should be located near collector
thoroughfares to accommodate the higher density of population that may occur in the future. It
may also be used as a zone of transition from the more restrictive single family district to lesser
restrictive or denser residential zoning districts. The zoning districts within this land use category
are Patio Home (PH), Two-Family Residential (2F), and Planned Developments with the base
zoning of Multiple Family (PD MF-1).

The High Density Land Use Category designates areas for single family attached and multi-family
residences, townhomes, rowhouses, triplexes, quad-plexes, HUD Code manufactured lease
communities, and apartment communities. Other permitted uses include boarding houses and
homes for the aged. These uses are intended to be located near, and reasonably accessible to,
major arterials and collectors due to the traffic they generate and capacity demands. These types
of uses are further suitable near major employment centers, downtown urban core, and other high
intensity areas. The zoning districts within this land use category are Multiple Family
Residential (MF-1 & MF-2), Planned Development with the base zoning of Multiple Family
Residential or HUD Code Manufactured Housing (PD MF-1, PD MF-2, & PD MH).

Commercial Land Use Category

The Commercial Land Use Category designates areas for low and mid-rise office development
providing professional, financial, medical, corporate offices and major employment centers, and
other office services to residents in nearby neighborhoods. The Commercial Land Use Category
also designates areas for most retail, commercial, auto-related, and storage-related uses such as
sales, restaurants, grocery stores, auto dealerships with complete servicing facilities, building
material sales, light manufacturing, heavy machinery sales and small-scale office/warehouses.
This category of uses is designed to be a transitional zone allowing low intensity administrative
and professional offices that are not intended to be major traffic generators nor require high
visibility to conduct business as well as uses to serve the larger service areas such as citywide or
regional service areas.

These uses may be located at the intersections of major arterials and should provide on-site traffic
maneuvering such that traffic entering and exiting the facility should have room to turn, stack, and
park within the confines of the retail facility. This category of uses may be located convenient to
medium/high density residential areas if complimentary to the character of the residential
neighborhood that will be served by the use. This category of uses should be located away from
low density residential development and may be used as a buffer between medium/high density
residential and industrial uses. The zoning districts within this category are Retail/Office (R/O)
and Commercial (C-1 & C-2).

Industrial Land Use Category

The Industrial Land Use Category designates areas for light, medium, and heavy industrial uses.
The industrial uses act as employment centers, manufacturing hubs, truck freight terminals, and
large-scale distribution centers. The category of uses is intended to be located away from areas of
low and medium density residential development. The location for industrial use should be
carefully selected to avoid or reduce environmental impacts to residential areas. Lots should be
large enough to contain air, noise, odor, and vibration
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pollution to a reasonable amount. The primary location of this use should include access to
a major highway. The zoning districts within this land use category are Commercial (C-2) and
Industrial (I).

Institutional and Open Space Land Use Category

The Institutional and Open Space Land Use Category designates areas for educational,
governmental, churches, public/private utilities, civic or institutional in nature, and open space.
This land use category is also used to identify all public and private park and recreation facilities,
open spaces, surface water within creeks, streams, conservation lakes, ponds and their associated
floodplain areas within the City of Robinson. Public schools and churches often supplement
recreational and open space amenities available to the community outside of municipal parks. A
community’s park system is essential to a high quality of life. The City has recognized this
through the initial development of its first park. It is recommended that a Park Master Plan be
developed that will address specific future park locations, local park and open space needs, and
other recreation-related issues, as well as funding mechanisms. It will be intended to help the City
of Robinson meet the park and recreation needs of its citizens as it continues to grow.

Mixed Use Land Use Category

The Mixed Use Land Use Category designates areas for a more compacted and clustered
development that encourages higher densities and pedestrian-oriented development. This land use
category may include live-work units, residential units above and/or behind commercial
development. Parking is often shared between property owners, publicly provided, and located
within public right-of-way. Having a vast variety of uses is less of a concern in this designation,
as long urban design, design within the public realm, entrances, and streetscape have a heightened
importance. The Planned Development (PD) district is ideal zoning due to the complexities of
securing adequate public infrastructure and the desired urban design.
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- Monitor the urban, suburban, and rural areas of the city to ensure that the citizens in these
areas in the future will have access to infrastructure such as streets, drainage, water,

wastewater, and supporting utilities
- Work with surrounding municipalities to establish continuity with engineering practices

in the development process
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