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The West Side of Farmers Branch is poised to develop into a premier community of the
Dallas metropolitan area - a community that successfully weaves together commercial,
residential and industrial development within a sustainable context. The West Side
boasts the advantages of proximity to downtown Dallas, Love Field and the Dallas/Fort
Worth International Airport, as well as excellent accessibility via two interstate freeways
and (soon) the President George Bush Turnpike. In addition to its obvious strength of
location, the West Side also offers a remarkable natural beauty - creeks and greenbelts
traverse the area, multiple lakes accent its landscape, and the expansive peninsula
situated at the confluence of Farmers Branch Creek and the Elm Fork of the Trinity River
offers some of the most stunning vistas to be found anywhere in North Central Texas.
The West Side of Farmers Branch represents the City's greatest prospective asset. The
largest concentration of contiguous, undeveloped land in the City is here. The West Side
is strategically located in the heart of bugeoning regional growth that is expected to
continue through the next few decades. Over the next 20 years, the West Side is
projected to attract additional private development of more than $1 billion in real taxable
value alone.
Not only does the West Side hold great promise to achieve tremendous economic
growth, it possesses the potential to offer individuals and families the opportunity to
enjoy an urban lifestyle in vital neighborhoods seamlessly connected to employment
centers, commercial districts and regional recreational amenities. Convenient access to
public transit, including regional light rail service, will further enhance the area's appeal
as a highly desirable place to live, work, shop and play.
To best ensure the West Side realizes its full potential, it is essential that its
development be guided by a vision commensurate with that potential. The West Side
Plan provides the City of Farmers Branch a bold vision of a promising future, fertile with
innovative ideas but tempered with the values that make Farmers Branch what it is today
-- a community.
The West Side Plan is the result of several years of public discussion, extensive study
and substantial review by the Planning and Zoning Commission and the
City Council.
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Open Space & the
Natural Environment

Unifying Themes
The West Side Plan is formatted into eight
separate chapters addressing topics and
issues that tend to overlap to varying
degrees, and in some cases, are expressly
interdependent. It is where the concepts,
principles and strategies intersect that the
unifying themes emerge which form the
true heart and spirit of the West Side Plan.

Regional
Opportunities
Farmers Branch is necessarily linked to the region. More
than 90 percent of vehicle
trips having destinations in
Farmers Branch originate
elsewhere in the region.
The West Side must be viewed as a cohesive unit economically, ecologically, and socially - made up of
coherent neighborhoods, all of which play a vital role in
the region. The West Side Plan advocates a more
sustainable community and region where transportation connects and enhances neighborhoods and is
environmentally, aesthetically and functionally compatible with land use objectives.
An interconnected regional and local system of trails,
paths and walkways will further invigorate Farmers
Branch as a "walking city," connecting open spaces
and neighborhoods through use of linear green space,
and riparian corridors in the greater Dallas area.
Transit and roadway improvements will increase the
accessibilty of West Side.
The West Side's designation as a Texas Enterprise
Zone will allow Farmers Branch to offer incentives
specifically intended to stimulate job creation and
retention, an economic incentive program unique in the
north Dallas region. Establishment of the triple freeport
tax exemption in Farmers Branch is critical to the ongoing viability of the region-serving commercial business parks located on the West Side.
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Open spaces such as parks
and plazas can serve as
focal points of neighborhood
activity. Every neighborhood
should have convenient
access to the full complement of public open space from localized neighborhood parks and greens, to community parks, plazas
and gathering places, to regional open space facilities
such as the Trinity Trails system.
Designing and developing distinctive places can best
be achieved when natural surroundings are respected
and integrated into the design process. The existing
sumps, creeks and lakes should be protected and
accentuated through sensitive site planning, building
placement, landscaping and other measures. Natural
creeks and drainage channels also present excellent
opportunities to provide for non-motorized connections
between neighborhoods, to places of employment, and
to access other forms of transportation.
Preserve critical open space and maximize opportunities for creation of new open space by encouraging
compact, land-efficient development patterns.

Sustainable
Neighborhoods
The West Side Plan advocates land development patterns and design concepts
intended to reduce sprawl
and create neighborhoods.
These objectives are to be
achieved through a holistic planning approach that
joins together the districts, centers, corridors and preserves that comprise the West Side.
One key to establishing more sustainable forms of
development is the practice of uniting the roadway
design process and the land development process.
Street design that is responsive to the type and character of adjoining land uses makes for improved traffic
management while supporting development patterns
that maximize community investment and contribute to
neighborhood character.
Compact, mixed-use development practices reduce
infrastructure costs; preserve green spaces; support a
broader range of transportation choices; induce urban
synergy; and decrease crime. All of these qualities
substantially contribute to the establishment of neighborhoods that in turn foster a sense of place and community.

Not all development on the West Side will take place in
mixed-use centers. Even in those areas where a more
land extensive suburban style of development may
occur, the West Side Plan offers guidance to establish
a successful environment that keeps these areas walkable, transit accessible, respectful of the natural environment and integrated with neighboring development
and the region.

Planning for People
Recommended policies and
strategies are aimed at
improving public accessibility
to governmental, health and
social services; providing a
full array of recreational
opportunities; and shaping
development that is overtly
human in scale and orientation.
The establishment of info centers on the West Side will
decentralize governmental services, improve public
access, and likely reduce costs. Partnering opportunities between the City and faith-based organizations
and other community associations will broaden access
to governmental, health and social services.
Through a recipe that blends multi-sensory imagery
with events and activities in distinctive physical settings, memorable places for persons to experience can
be created.
As new development occurs, emphasis should be
given to moving people instead of cars and minimizing
travel demand by encouraging development practices
that allow many more trips to be made by walking and
transit. Neighborhood and urban centers should promote safety through pedestrian-friendly street design,
traffic calming and crime prevention.

Strengthening Identity
A community's identity is primarily perceived in terms of
the type and character of
development present in the
community and how the
community's streetscapes
are designed and function.
The future character of the West Side was largely
determined through visual preference exercises that
built consensus among the public and City advisory
bodies. The images that best represent the vision have
been incorporated the West Side Plan to bring greater
detail and clarity to the vision.
Transforming major vehicular entry points into gateways to the City can strengthen the image and identity
of the West Side. Gateways may be created through
the conscientious placement of buildings on adjoining
properties, use of signage, special landscaping and
even the design of the roadway pavement surface
itself.
The segments of Luna Road and Mercer Parkway that
frame the urban center should be designed as boulevards having a central roadway for fast moving,
through traffic and access lanes on either side for local
traffic. These and other multi-way boulevards can be
designed both for mobility and as memorable spaces
that introduce aesthetic beauty and provide pedestrian
opportunities.
Future utilities and similar structures should be located
underground; incorporated in the overall design of projects to minimize their visual presence; or screened
through the use of landscaping and architecturally
compatible screening structures.

Development of residential units on the West Side is to
be limited to a maximum number of 5,000 and located
exclusively within the centers. Restricting the number
and location of housing units will engender the establishment of complete neighborhoods and better ensure
that services and amenities equivalent to those provided to residents elsewhere in Farmers Branch can likewise be provided to residents of the West Side.
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Purpose
The West Side Plan:
Will amend and replace portions of the
1989 Comprehensive Plan related to the
West Side. The West Side Plan represents
the first of a three-phase update of the 1989
Comprehensive Plan based on the three
distinct geographical areas of Farmers
Branch: West, Central, and East.
Articulates the City's vision of a prosperous
community that supports an ultimate
employment base of approximately 46,000
jobs and a residential population of about
7,500 people.
Represents a commitment to Farmers
Branch residents and corporate citizens to
manage growth and channel it in ways that
will enhance the community.
Establishes policies, articulates principles
and identifies programs that are intended to
inform both public and private decision makers, particularly concerning land use, infrastructure, and private investment decisions.
Is long-range in its scope, acknowledging
issues, setting forth goals, and recommending strategies that will tangibly affect the
character of the West Side for the next 20plus years. The West Side Plan is also
dynamic -- it is a document that should be
regularly reviewed and amended as necessary to maintain its currency and accurately
reflect changes in City policies, programs
and priorities.
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Infrastructure
The cost of infrastructure has been
perhaps the greatest obstacle to
development of the part of the West
Side that is presently vacant. In
1998, a Tax Increment Finance (TIF)
District was created to provide a
means to finance critical infrastructure to serve the undeveloped portion
of the West Side. Improvements
resulting from creation of TIF include
a new street and related streetscape
improvements.
Substantial progress has been
achieved toward the creation of a
third, independent water pressure
plane adequate to serve West Side
needs through build-out.
While there is sufficient sanitary
sewer capacity to serve existing
development, additional improvements including lift stations must be
constructed to provide service to some
undeveloped areas of the West Side.
The volume of storm water sump
storage must be increased to accommodate significant additional development in certain parts of this area.

history

history

The following is a historical summary of the west
side area for Farmers Branch. The intent of this
summary is to convey significant events, factors,
and land uses that have influenced the west side
area. All dates contained herein are historical
estimations, based upon best available information.

The Early Days
The first record of Farmers Branch population was made in 1885. At that time the
community had 100 residents. After World
War II, the community began its period of
rapid growth. In 1946, with an estimated
population of 800 residents, the town of
Farmers Branch was incorporated. The estimated population in 2002 is 27,700.
In 1927, the downtown area of Farmers
Branch, near Valley View Lane and Denton
Drive, was the western border of the city. At
such time when the city was incorporated in
1946, the present day Burlington Northern
Railroad was the westernborder of the city.

Downtown Farmers Branch

8

1924-1932
Electric Interurban Railway
Serves Farmers Branch

1927
Burlington Northern Railroad
is Western Boundary

Electric Interurban Railway
Serves Farmers Branch
Prior to the City being incorporated in 1946,
the Texas Interurban Railway provided
electric rail service between Dallas and
Denton, including a rail stop in Farmers
Branch. The rail line was convenient for
business and student commuters to nearby
cities, as well as shoppers and persons traveling at leisure to visit friends and family.
The rail line operated from 1924 to 1932.

Annexation of West Side
During 1957, the City of Farmers Branch
began incorporating the land bounded by
present day Valwood Parkway on the north,
the Elm Fork-Trinity River on the west, Joe
Field Road (present day Royal Lane) on the
south, and the present day Burlington
Northern Railroad on the east. The annexation procedures were initiated in response to
the aggressive land annexation by nearby
cities. The west side area, as it is configured
today, was established on March 16, 1959.

1893 USGS Map

Predominant Land Uses
1959
Annexation of West Side

Area annexed into Farmers Branch

During the 1960s, the land within the West
Side area was predominantly vacant or used
for agriculture purposes. The second
largest land use within the area was gravel
pits and borrows pits
as a result of stripmining operations. A
limited number of
industrial uses, such
as batch or processing plants and landfills, existed within the
area. There were also Gravel mining operation
some scattered single-family residences that
existed within the area.
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First Development
Plan Adopted
The Development Plan for the Western
Portion of Farmers Branch, adopted in 1962,
was the first report mentioning western
Farmers Branch. The plan focused on the
land area generally bounded by IH35E on
the east, the Elm-Fork Trinity River on the
west, and the corporate limits of the City of
Carrollton and City of Dallas on the north
and south, respectively. The plan included
recommendations to promote and encourage
development within the western area of
Farmers Branch, and included an access
and circulation plan. Land use recommendations included: filling of existing gravel
pits; allowing commercial and service uses
within the area between IH35E and the
railroad line while encouraging industrial
uses west of the railroad line; reclaiming
floodplain areas; allowing outside storage
within reclamation areas; and, using floodplain areas for agriculture, recreation, and
open space activities. The plan recommended that no gravel mining or other extraction
uses and no metal building construction be
allowed.

1962
First Development Plan Adopted

Thoroughfare plan adopted as a component of 1962
Development Plan

Major Highway Connects
Farmers Branch to Dallas
Prior to 1963, U.S. Highway 77 (IH35E)
extended from the northern city boundary
southward to approximately present day
Farmers Branch Lane. During August 1963,
the extension of the highway from Farmers
Branch Lane to Dallas was completed.
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Intersection of Valley View Lane at U.S. Highway 77

1963
Major Highway Connects
Farmers Branch to Dallas

1968
Reconstruction of Valley View
Lane Provides Better
Connection to West
Side Area

1970s

Reconstruction of
Valley View Lane
Although Valley View Lane existed generally
as a two-lane asphalt road prior to 1962, the
reconstruction of Valley View Lane during
1968 to its current width, from IH35E westward to the Burlington Northern Railroad,
provided for better access from the west
side area to Old Farmers Branch.

Railroads Stimulate
Development

Railroads Stimulate Development

1974
Valwood Improvement
Authority is Established

Section of the levee/sump system

The railroad system became a prominent
transportation system in the early 1900s
throughout Texas, including Farmers
Branch. The present day Burlington
Northern Railroad line
assisted with moving
materials extracted from
the gravel pits and borrow
pits. The existence of the
railroad line helped stimulate the development of
the West Side business
parks within the 1970s and
businesses were able to use the railroad
line for shipping and receiving supplies and
products. The Burlington Northern Railroad
line had many names including the Chicago
Rock Island & Pacific line.

Valwood Improvement
Authority Established
Significant development did not occur on the
West Side until the threat of flooding was
alleviated. Flood mitigation was accomplished with the establishment of the
Valwood Improvement Authority (VIA) –
formerly known as FB/Carrollton Flood
Control District – in 1974, and subsequent
construction of levees and sumps completed
in 1980 minimized the threat of flooding over
approximately 1,100 acres within the district.

Levee/sump system as it exists today
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DFW Airport Opens
DFW Airport opened on January 13, 1974
providing domestic and international air
transportation. Since the Outer Metropolitan
Loop (present day IH635/LBJ Freeway) did
not exist west of IH35E, the airport was
accessible from the West Side area via Valley
View Lane and existing highways.

1974
DFW Airport Opens

Improvements to the IH35E
Improvements to the IH35E highway system
through Farmers Branch were completed in
September 1976 resulting in the current
configuration of the
highway. The West
Side area would later
develop extensively as
industrial uses. The
development is largely
attributed to the extensive transportation
infrastructure, including IH35E and IH635, Intersection of Valley View Lane and
Interstate Highway 35E
passing through the
West Side area.

1976
Improvements to Interstate
Highway IH35E

First Planned Development
District Ordinance Adopted
During November 1977, the City of Farmers
Branch rezoned the entire West Side area
west of the Burlington Northern Railroad,
from “LI” – Light Industrial to Planned
Development District No. 22 allowing for
light industrial uses and establishing
development standards. Although many
property owners opposed the rezoning, the
City Council believed it was in the best
interest of the city to rezone the area to
Planned Development District in order to
ensure quality development within the area.
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1977
First Planned Development
District Ordinance Adopted

Major East-West Freeway
1977(cir ca)
Major East-West Freeway
Divides West Side Area

LBJ Freeway (IH635) was extended westward from IH35E through Farmers Branch
during 1977 (circa). The freeway followed
the then existing alignment of Forest Lane
west of IH35E. The initial phase of roadway
construction terminated at the Dallas
County/Tarrant County line. Within a few
years, the freeway system was eventually
extended to DFW Airport and access to the
airport became a quick 10 minutes away
from the West Side area.

First Industrial Park Develops
Interstate Highway 635 divides the West Side
Area

1979/1980
Westwood Business Park: First
Industrial Park Development
within West Side Area

During 1979/1980, with the exception of
existing businesses along Valley View Lane,
the Westwood Business
Park (formerly known as
the Luna IH635 Business
Park), located generally
at the northeast corner of
Luna Road and Royal
Lane, was one of the first
industrial park developments within the West
Side area and the recently created Planned
Development No. 22
Westwood Business Park entrance sign
zoning district.

First Planned Development
within Levee Protected Area

1981
Valwood Industrial Park: First
Planned Development within
Levee Protected Area

The Valwood Industrial Park was the City’s
first comprehensively planned industrial park
made possible through the reclaiming of
floodplain by the
Valwood Improvement
Authority. Today, the
Industrial Park consists
primarily of office and
warehouse/distribution
Valwood monument sign
centers.
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Utilities Stimulate
Development within
West Side Area
Until 1983, the West Side area, south of
Valley View Lane, remained primarily
undeveloped due to a lack of utilities
servicing the area. Water utilities were then
extended southward, generally along the
Burlington Northern Railroad to Royal Lane,
thus completing a looped water system
within the city and stimulating further
development.

1983
Utilities Stimulate
Development within
West Side Area

1989

Comprehensive Plan Adopted

Comprehensive Plan Adopted

In 1989, the Comprehensive Plan for the
City of Farmers Branch was adopted. The
Plan provided land use and development
recommendations for the West Side area
which included: a less automobile
dependent development pattern; attractive
environmental amenities; encouraged
cooperation of area property owners with
the City to produce a well-coordinated,
attractive setting that addresses area-wide
needs and attracts commercial development; and provided for diverse land uses
such as commercial mixed-use/residential,
general commercial, industrial and open
space.

1989 Comprehensive Plan Land Use Map

Valley View Lane
Reconstructed
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The reconstruction of Valley View Lane
during 1992 to its current width (four lanes,
divided), from the Burlington
Northern Railroad to the Elm
Fork – Trinity River, provided
for better east-west traffic
movement through the West
Side area. Valley View Lane
is secondary to IH635 in
providing access to and from
Present day Valley View Lane
Farmers Branch.

1992
Valley View Lane
Reconstructed to Provide
Better Access
Through West Side Area

Trades, Services, and
Industrial Uses Established

1995
Trades, Services, and
Industrial Uses
Establish Presence within
West Side Area

As of 1995, the West Side area was predominantly zoned for industrial, trades,
services, and high-density uses. Although
49% of the West Side area was undeveloped, approximately 35% of the developed
area was developed as trade, service and
industrial uses which translated to 7.3 million square feet of building area as trades
and services uses, and 1.7 million square
feet of building area as industrial uses.

TIF District Created

1998
Tax Increment Finance (TIF)
District Created

On December 21, 1998, a Tax Increment
Finance (TIF) District, which includes a
significant portion of the West Side area
generally south of Valley View Lane, was
created. The TIF project and financing plan
was adopted on August 30, 1999. The
purpose of the TIF is to fund the construction of public improvements, including
streets,utilities, landscaping, and hike and
bike trails, for the West Side of Farmers
Branch. The TIF recommended that
approximately 80 acres be developed as an
urban town center, including a grid pattern
street system.

TIF District Map
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Colinas Crossing Becomes
Home to i2 Technologies
Colinas Crossing - located on the West Side
of Luna Road, south of LBJ Freeway, and
north of Royal Lane - began construction of
its initial phase of a 75-acre mixed-use
corporate development during 1998. The
mixed-use development is planned to have
1.5 million square feet of office and hotel
space, and restaurants. The first phase of
development
consisted of a
6-story office
building which
would later
become home to
i2 Technologies
world headquarters in late 1999.

1998
Colinas Crossing Develops
and Becomes
Home to i2 Technologies

2000
President George Bush Turnpike
Construction Underway

Colinas Crossing mixed-use planned development

President George Bush
Turnpike (PGBT)
The section of the President George Bush
Turnpike, which will traverse the West Side
area, is presently being designed. Once
completed, the turnpike will be a 30-mile
road that will extend from SH-78 in Garland,
through Plano, Dallas, and Carrollton, and
will connect with Belt Line Road in Irving.
The new turnpike will significantly relieve
traffic congestion on IH35E and will offer a
superior alternative for motorists who now
use the most congested freeway in Texas,
IH635 (LBJ Freeway). The turnpike interchange at IH635 is currently under construction and the turnpike is scheduled to be
completed through Farmers Branch by 2006.

Map displaying location of President George Bush
Turnpike

2006
President George Bush Turnpike
Estimated Completion
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1. Location
Farmers Branch, located on Dallas’ northern
city limit, is bordered by two major interstate
highways, the Dallas North Tollway, and
President George Bush Turnpike making it
one of the most accessible locations in the
metroplex. The Dallas/Forth Worth
International Airport is only ten minutes
away and Dallas Love Field is less than 15
minutes away via IH35E from the City’s
West Side.
According to Mobility 2025, the regional
transportation plan for the Dallas/Fort Worth
region prepared by North Central Texas
Council of Governments (NCTCOG),
economic growth in the region will center on
DFW Airport. This forecast highlights the
likelihood that significant economic growth
will occur on the West Side of Farmers
Branch because of its proximity to the
airport and because of the relatively large
amount of contiguous undeveloped land in
the area. Planned improvements to IH635
will not only provide additional highway
capacity, they will significantly improve
access to developable land on both the
north and south sides of IH635. The
opening of the President George Bush
Turnpike in 2006 with interchanges at Valley
View Lane in Farmers Branch and Valwood
Parkway in Carrollton will present a more
immediate stimulus for development.
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One impediment to development on the
West Side has been the absence of streets,
drainage facilities and water lines to serve
the interior of the undeveloped land.
Wittington Place, a new east-west street
opens up more land for development. This
project, made possible by the City's use of
tax increment financing, will make development feasible in locations where previously
it has proven cost-prohibitive.
Rail transit service will provide another stimulus to the West Side. Proposed DART
light rail service to the nearby Farmers
Branch Station, is located just east of
IH35E. The regional transportation plan
also provides for a commuter rail line on the
Burlington Northern alignment, which will
provide rail transit service in the heart of the
West Side.
In recent years a clear development trend
has become evident in the IH635 corridor
radiating east from DFW Airport. This wave
of development is now at the doorstep of
the West Side of Farmers Branch.

Farmers Branch has three
distinct areas. The residential
and civic base is largely
focused in the central area,
while the east and west sides
are largely developed with
office, commercial, and
industrial uses.
Since the annexation of the
West Side in 1957, the interstate
highway system and proximity
to the regions airports have
transformed the West Side from
a farming and mining area into
a regional center of commerce
and industry.
Approximately 50% of the
West Side is unimproved;
references to the citywide
economic profile are also
relevant on the West Side.
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2. Business Climate
More than 41 Fortune 500 Companies and
86 corporate headquarters are officed in
Farmers Branch. Although the 2000
residential population was 27,508, the daytime population is
90,000 as the busiMore than 41 Fortune 500
ness community
Companies and 86 corporate
commutes to the
City’s many high
headquarters are officed in
rises and industrial
Farmers Branch.
parks. The City’s
business listing
records indicate that 14,000 persons are
employed on the West Side, i.e. approximately 25% of the City’s workforce.
The West Side is home to two of the top 10
Best Companies to work for in United
States, as recognized by a national business publication.
The Container Store, the nation's leading
retailer of storage and organization products, topped Fortune magazine's list of
"100 Best Companies to Work For" two
years in a row (1999, 2000). In 2001 and
2002, The Container Store was rated as the
number two best company to work for in the
nation.

Each of The Container Store’s innovative
products is received, processed and
shipped from the Farmers Branch West
Side 300,000 square foot distribution center.
Down the street from The Container Store,
TD Industries strives to model the management style defined by Robert Greenleaf as
“Servant Leadership. TD Industries has
been in the “Top Ten” of that list since the
beginning as follows:
1997 - Ranked #5
1998 - Ranked #2
1999 - Ranked #4
2000 - Ranked #6

Tax Dividend Program
The first of its kind in the nation, the
Farmers Branch Tax Dividend
Program was developed in 1997 as a
means of rebating surplus funds to
taxpayers while maintaining a constant tax rate and offering a high level
of service to the community. A direct
alternative to increased spending and
the traditional approach of lowering
tax rates, the Tax Dividend Program
offers a non-traditional approach
which provides a tax dividend based
on year-end, actual results after
meeting established criteria.
Since its inception the program has
returned more than $1.25 million to
city taxpayers. The Tax Dividend
Program established taxpayers as
"owners" or "stockholders" in their
government. All property taxpayers
were included, businesses as well as
homeowners. Taxpayers received
dividend checks representing their
proportionate share of the property
taxes paid in the prior year.
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Source: Farmers Branch Economic Development Office, 2003

The Tax Dividend Program is part of
the City’s innovative financing program
that includes the pay-as-you-go cash
financing strategy – this involves the
use of operating revenues to fund capital improvement projects. The City is
on-course to being debt free in 2012.

3. People
The City’s deep and diverse employment
base includes computer, telecommunications, and semiconductor companies, as
well as more traditional manufacturing and
service business.
Commerce and industrial development
represents about 84% of the City’s total
assessed value, reflecting its position as an
employment center.

Source: U.S. Bureau of Labor Statistics, January 2003

Tax growth has been strong, increasing
34% from $2.8 billion in fiscal 1997 to $3.7
billion in fiscal 2001.
Personal wealth and income levels are high
with median household incomes at 141%
and 134% of state and national averages,
respectively.
The City’s unemployment rate compared
favorably to the 7.3% rate for the Dallas
Metropolitan Statistical Area (MSA) as well
as 8.0% Dallas County rate but was slightly
higher than the 6.5% national rate.

Source: U.S. Bureau of Labor Statistics, Comparison of
unemployment rates from 1991-January 2003

4. Education
Quality public and private education is available at all levels. Brookhaven College is
located in the heart of the City. Both the
Carrollton/Farmers Branch and the Dallas
Independent School Districts serve Farmers
Branch, and there are several quality
private and parochial schools located within
or near the City.
Source: U.S. Bureau of Labor Statistics, January 2003
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5. Tax Structure
Tax revenues for Farmers Branch come from
property and sales taxes, utility fees, franchise fees, and hotel/motel occupancy tax.

A. Property Tax
A large proportion of the property tax base
for the City of Farmers Branch comes from
the business community. In fiscal year 2001
and 2002,
84% of
84% of the property tax base came
the property tax
from the business community.
base
came
from the business community. This enables
the City to provide many top-quality services
for its residents with outstanding parks, public safety, sports programs, sanitation services, ongoing street upgrades and streetscape,
neighborhood revitalization, senior services,
and continued infrastructure upkeep and
improvement, while maintaining one of the
lowest property tax rates in Dallas County.

The total tax structure for properties
consists of the City tax rate plus the tax
rates for other applicable taxing entities.
The West Side lies within Dallas County,
the Carrollton/Farmers Branch and Dallas
Independent School Districts, and the
Valwood Improvement Authority District.
Presently, the West Side is 31% of the total
City land area, which represents approximately 21% of the City’s total assessed
property valuation.
The total tax structure for the West Side is
illustrated in the following table:

Note: Valwood (Special District) Tax: 0.2695. This tax is only
applied in the Valwood Improvement Authority District.
Source: Finance Department, 2002.

The City’s tax rate of 44 cents per $100 of
assessed property value has remained the
same since 1992, and is one of the lowest
municipal tax rates in the Metroplex, and the
City has even returned tax rebates to its citizens and business establishments in 1998
and 1999.

The City's tax rate of 44 cents for every $100 of assesed
property value has remained the same since 1992 and
represents only 15% of the total property tax bill.
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Source: Finance Department, 2002.

A major factor affecting the type of development and expansion of existing development on the West Side is the fact that
triple freeport exemption is not available.
While the City and Dallas County offer
freeport exemption, CFBISD does not. In
1989, local taxing authorities were given the
option of exempting from ad valorem taxation goods, wares, merchandise, and other
tangible personal property and ores that are
held in the State of Texas for purposes of
assembling, storing, manufacturing, repairing, maintaining, processing or fabricating
for 175 days or less. The ability to offer
freeport exemption is a major incentive to a
city wanting to attract companies with a
highly valued personal property inventory
that qualifies for the exemption.

The freeport exemption issue is one that
affects the existing and future zoning of
undeveloped parcels on the West Side. At
present, there are few sites that would allow
large warehouse development as the
majority of the land is zoned for office, retail,
and high-end multi family. Additional
warehouses designed to attract additional
high value goods will likely not be effective
without school district freeport exemption.

B. Sales Tax
The sales tax in Farmers Branch is 8.25% of
goods or services sold within the City’s
boundaries. Of the 8.25% tax, the State
retains 6.25% and distributes 1% to the City
of Farmers Branch and 1% to the Dallas Area
Rapid Transit regional transportation authority.
Growth in sales tax revenue, which
contributed 36% of fiscal year 2001 operating revenues, has contributed to the City’s
strong financial position.

ment allows for a 5% of gross revenues
while the gas agreement allows for 4% of
gross revenues. Fiber optics companies
and other private businesses that use the
rights-of-way pay a specified fee annually.
The Texas Legislature under new laws has
dictated how cities collect fees from phone
and electric companies. Previously based
on gross revenues, electricity franchise fees
are collected on a per/kilowatt hour basis,
and telephone franchise fees are collected
on per access line basis.
A comprehensive right-of-way agreement
has been developed to regulate activities of
companies in the rights-of-way.

E. Bond Rating
The Standard & Poors (S&P) “AA” rating is
among the highest in the State of Texas.

C. Utility Fees
Farmers Branch charges fees to pay for
water and sewer services to residents and
businesses located within the City. The City
utilizes a comprehensive utility rate structure that is based upon charging a minimum
fee per customer based on meter size, with
escalating, tiered-volume charges depending on the demand each customer places
upon the utility system. This fee structure
allows the fund to equitably recover a high
proportion of its fixed expenses through a
relatively constant revenue system.

D. Franchise Fees

The S&P reported that the rationale for the
high rating was supported by the following
credit characteristics:
• Deep diversified economic base in the
Dallas MSA;
• Strong tax base growth;
• High income and wealth levels;
• Consistently strong financial position; and
• Moderate debt levels, coupled with a payas-you-go capital program.

The City of Farmers Branch maintains
agreements with certain utilities and
companies that use the City’s rights-of-way
to conduct business. These agreements
with cable, gas and fiber optic companies
specify a fee that shall be paid to the city for
use of the right-of-way. The cable agree-
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6. Tourism
In 2000, the total fiscal impact from the
Farmers Branch hotel industry was $4.1
million, of which $2.8 million was from Hotel
Motel Tax. This constitutes 7.4% of the
City’s total operating budget. The six West
Side hotels account for approximately 41%
of citywide hotel tax receipts, with the Omni
Dallas Hotel Park West accounting for
about 73% of the total West Side
hotel/motel revenue.

Source: Farmers Branch Economic Development Office, 2001

The proximity to DFW International Airport,
easy accessibility via plenty of major highways make the West Side the ideal place
for business travelers. The six hotels offer
more than 1000 rooms and a wide variety of
accommodations to suit every need,
occasion, and budget.
Source: Farmers Branch Economic Development Office,2003
Farmers Branch Hotel Occupancy.

Hotel/Motel Tax receipts (October 1999 through September 2002)
Note: THe Omni and Best Western are full-service hotels

Source: Farmers Branch Economic Development Office, 2003
Farmers Branch Hotel Tax Receipts
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A. Hotel Motel Fund
The Hotel Motel Fund is primarily comprised
of restricted revenues received from an
occupancy tax. The occupancy tax is levied
by both the City and the State on a hotel’s
or motel’s gross occupancy receipts.
The City’s portion is collected on a monthly
basis. The City’s tax is seven percent and is
levied with the State’s six percent rate.
These funds may only be used for purposes
specifically identified in state law.
The City provides a wide range of programs
authorized by law. The City has, in recent
years, funded expanded tourism marketing
activities and sports events. These programs are designed, over the long term, to
increase hotel occupancy and revenues.
The Farmers Branch Tourism Office offers
the following services to any group utilizing
more than 100 Farmers Branch hotel rooms:
• Site Inspection Arrangements;
• Tour/Special Event Planning;
• Promotional Materials;
• Registration Assistance;
• Publicity Assistance; and
• Area Information Brochures.

Goals
To promote tourism by specifically developing programs for the purpose of generating
room nights for the Farmers Branch hotel
community thereby increasing the revenue
stream to the hotel/motel fund and creating
spin-off opportunities to city restaurants and
service industry.
Strategies
1. Coordinate with Parks and Recreation
Department to generate sporting events
that generate hotel motel room nights
2. Encourage participation of Farmers
Branch hotels in key industry trade
shows: i.e. Religious Conference
Managers Association and Meeting
Planners International.
3. Coordinate participation in annual Austin
sales blitz to Association Markets.
4. Target advertising to complement
targeted markets; corporate, association, religious, and group tours.
5. Develop program for Asian market.
6. Continue focus on Canadian market
through participation in Ontario Motor
Coach Association and working with
TravMark, a consulting firm under
contract with State of Texas.
7. Allocate specific markets to individual
sales staff and benchmark room night
goals for each market.
8. Develop and update collateral material
to compliment sales efforts in targeted
markets.
9. Participate in regional and state
continuing education and marketing
efforts such as Dallas Fort Worth Area
Tourism Council, Texas Travel Industry
Association, and Texas Association of
Convention Bureaus.
10. Participate in State of Texas Co-Op
advertising opportunities and trade
show co-op opportunities.

27

economic profile

7. Development Incentives
A. State Sales Tax Exemption
Through this program the City would
acquire from a qualified company personal
property such as computers, workstations,
servers, and other equipment, as well as
business furnishings in exchange for an
exemption in sales tax. The company
would use the equipment for a specific time
period before the City gains possession of
the property.
An example of the program could be a
scenario in which a company is purchasing
$5,000,000 of personal property. The sales
tax rate is 0.0825; therefore, a company
would save $412,500 on the purchase of
the equipment and furnishings.
A company must meet minimum point
criteria to be considered and a one percent
administration fee is required.

B. Property Tax Rebate/Abatement
To promote and retain high quality development in all parts of the city, the City of
Farmers Branch will consider providing a
personal property tax abatement/rebate on
the appraised value of business personal
property or providing property tax abatement/rebate on the appraised value of real
property improvements in accordance with
the City's guidelines and criteria for granting
tax abatement/rebate. Abatement/rebate
are granted only on the increased value.
Primary factors to be considered in granting
tax abatements/rebates are job creation,
increased property tax valuation, new retail
sales tax revenues, personal property tax
valuation, and high development standards.
Projects that would be developed without
such incentives will not be considered for
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tax abatement/rebates unless it can be
shown that higher development standards
or other priority goals will be achieved
through the use of tax abatement.
Consideration for providing tax
abatement/rebate incentives is given on a
case-by-case basis within the context of the
aforementioned criteria. The tax abatement/rebate shall apply to real or personal
property. Rebates or abatements are negotiated for terms ranging from a minimum of
three years to a maximum of ten years.

C. Tax Increment Financing (TIF)
District
Tax increment financing is an incentive tool
that utilizes revenues from tax increments
generated by new development to finance
needed public improvements, which in turn
stimulate future development or
redevelopment.

Business projects nominated by the City
Council and approved by the Texas
Department of Economic Development must
commit to:
• Create or retain permanent jobs, make
capital investment in the Enterprise Zone;
• Fill at least 25% of its new jobs with
individuals who are either economically
disadvantaged or residents of the
Enterprise Zone; or
• Maintain a level of employment from the
date jobs are certified by the State of
Texas Economic Development
Department for at least 3 years.
Available incentives include refunds of state
sales and use taxes and state franchise tax
reductions as well as one of a variety of
local financial incentives including local tax
abatements or rebates, sales tax exemption, waiver of permitting fees, and tax
increment financing.

The City has established reinvestment
zones for the purpose of tax increment
financing. The Tax Increment Financing
(TIF) District includes 808 acres of undeveloped land located on the West Side. An
estimated $40 million in infrastructure is
proposed to include roads, water, sewer,
lighting, and other improvements. An
additional $20 million is proposed for a
future school.

D. Enterprise Zone
The City of Farmers Branch received
approval from the State of Texas for a new
Enterprise Zone in May 2001. The
Enterprise Zone encompasses all of the
West Side as well as portions of the eastern
and central parts of the City. The Enterprise
Zone allows the City to partner with the
Texas Department of Economic
Development to offer a package of local and
state tax and regulatory benefits to new or
expanding businesses for projects in areas
that meet state geographic and economic
criteria.
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8. Real Estate
Fifty percent of the West Side has
developed primarily as industrial, office, and
commercial uses. The remaining fifty percent of the land that is unimproved has
excellent location, visibility, and access
which positions the West Side for great
things to come

Annual Square footage of development activity.

A. Office
The economic expansion and strong bull
market of the late 1990s seems to be under
check as the frenzy with high tech, dot-com,
e-commerce, and start-up venture capital
funded or IPO internet companies appears
to have peaked.
Class “A” office space in Farmers Branch
showed 75% occupancy at the end of 2002,
compared to 83% at the end of 2001.
Source: U.S. Bureau of Labor Statistics, January 2003

*Wilcox Development Services, 2003
**Prentiss Properties, 2003
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B. Warehouse & Distribution
Industrial development on the West Side is
largely concentrated in two areas: the
Valwood Industrial Park; and a mix of industrial uses located south of LBJ Freeway, on
the east side of Luna Road.

GOALS & STRATEGIES
Goals
Develop programs and activities to create
an environment in which systematic expansion of the economy can occur.
Strategies
1. Increase the economic base of the city
by attracting new companies and
working with existing companies to
insure expansion.

* The higher rates are for the tech-flex spaces that have air
conditioning, low ceilings, and higher parking ratios.
Source: Campbell Company of Dallas, 2003.

The Valwood industrial submarket (which
includes the industrial park in Farmers
Branch and Carrollton) houses 20.5 million
square feet of warehouse/distribution space
with an overall vacancy rate under 13.4%
(First quarter 2003, Cushman & Wakefield).

2. Function as an ombudsman to facilitate
issues between companies and city
departments.
3. Provide input into city's land use planning process particularly as it relates to
the attraction of specific industries/
companies.
4. Develop initiatives to encourage
companies to participate in the global
market place.
5. Review and develop city's incentive
package to encourage business growth
and expansion.
6. Coordinate with regional and state
marketing allies to generate leads for
new companies.
7. Continue to encourage "big box"
retailers that generate substantial sales
tax to the city.
8. Encourage clustering of specific
industry/company types.
9. Monitor and evaluate city's competitive
position relative to infrastructure,
zoning, tax structure, incentives, and
services.
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sense of place

“Sense depends on spatial form and quality, but
also on the culture, temperament, status, experience, and current purpose of the observer.”
Kevin Lynch, Good City Form

Courtesy: Cooper Cary & Associates

Milwaukee Riverwalk. Courtesy: Ken Kay

Downtown Athens, Georgia. Courtesy: Shelley Poticha,
Congress of New Urbanism
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The three main elements of creating a
sense of place are:

physical setting.
• Strive for an image for the place.
• Program activities in that setting.
• Provide a

Physical Setting
The physical setting of a place is orchestrated
at three scales:
• Region;
• Districts, centers, corridors and
preserves; and
• Blocks, streets, and buildings.
The rational objective of urban plans has
placed great emphasis on physicality –
design, style, the relationship between
buildings and open spaces, gateways,
vistas, landmarks, and the like. The soul of
memorable places is not just the physical
space, but also the image and all the
activities and events it allows within the
space.
A visual metaphor for nature of places, Canter, 1977

Image
Image is the extent to which an individual
can recognize or recall a place as being
distinct from others. A memorable place is
a delight to all senses: the play of light, the
feel and smell of the wind, touches, sound,
colors, and forms.

Activities
Activities such as special celebrations and
rituals promote a sense of occasion and
vibrancy that create a vivid experience and
establishes the ability to recognize and
recall a special place.
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1. Physical Setting
The physical setting is established at three
different scales:
A. Region;
B. Districts, centers, corridors, and
preserves; and
C. Blocks, streets, and buildings.

A. Region
Planning is most effective when the city
plans are coordinated with the basic building blocks of the region, because working
and shopping patterns routinely take most
people across municipal lines.

ISSUES & GOALS
Issues
Need to integrate the West Side area to the
DFW Region, and the central and eastern
parts of the City.
Goals
1. Encourage regional transportation
investments for integrated local land
uses.
2. Provide trail, street, and transit connections to the Trinity trail, the regional high
way system, the regional public transit
systems and the central section of
Farmers Branch. Design the public
transit routes to link the neighborhoods.
3. Address environmental concerns for
habitat, open space, and wetlands.
Preserve critical open space in a
coherent manner by encouraging
compact development patterns.

Trinity River

Highway
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Rail System

4. Organize new development in and
around denser, walkable, transit-friendly
mixed-use urban neighborhoods
connected to adjacent and nearby larger
commercial and industrial districts.

B. Districts, Centers,
Corridors, and Preserves

ISSUES & GOALS

The building blocks of the City are healthy
centers, districts, wide variety of quality
open spaces, and connecting corridors.

Issues
Need to establish compact, pedestrianfriendly and mixed-use centers and districts.
Goals
1. Centers: Develop mixed-used centers
within each district – centers that include
jobs, service, and retail as well as
housing in some centers. Streets must
be designed to provide for pedestrians
and the automobile. Public transit will
ink the centers together.

School
School

School

A mixed-use, mixed income neighborhood limited in area by
walking distance and not by density.

2. Corridors: An interconnected street
system, multi-use trails, and feeder
transit system could connect the centers
to the district, the DART station, and
further to the region. The existing and
proposed drainage channels as well as
the natural creeks offer excellent
opportunities to provide non-motorized
connections.
3. Preserves: The Districts and Centers will
have access to a wide variety of high
quality open spaces.

George
Bush
Turnpike

Districts
Industrial District
Employment District

Centers

Corridors

Preserves

Regional Center

Roads

Open Space

Urban Center

Rail, Bus

River, lakes, creeks

Town Center

Trails

Neighborhood Center
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C. Blocks, Streets and Buildings
1.) Blocks
Blocks are made up of lots and tracts
circumscribed by streets. While blocks
do not determine the street network or the
building type, its design strongly affects
both.

Development practices that desired
to separate automobile and pedestrian created “superblocks”, spacing
streets 5 to 10 times further apart
than a typical block. The results are
often isolated buildings within large
parking lots separated by wastelands of open space;
campuses turned inwards, away
from the traffic with too few
frontages to sustain pedestrian
activity and too immense a separation to allow for reasonable transit
service.

Short blocks are desirable for the West Side
because:
• They promote an interconnected network
of streets;
• A journey seems quicker, livelier, and
more eventful when punctuated by crossing streets;
• Pedestrians have frequent opportunities
to cross streets; there are more corner
lots which are desirable for businesses;
• Corners give life to the street and interest
to building – a corner unit has more light
and air than a mid-block site and is
typically more valuable; and
• They serve as good traffic calming device
– more intersections mean more places
where cars must stop, thus lowering the
average speed.
Superblocks may be appropriate in campus
style development.
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ISSUES & GOALS
Issues
Need to ensure that blocks, streets, and
buildings are designed to accommodate
automobiles and pedestrians.
Goals for Blocks
1. Superblocks should be avoided in the
centers.
2. Smaller blocks that break down the
scale of the development should be
required in the centers.

A journey seems quicker, livelier,
and more eventful when punctuated by crossing streets.
City Comforts by David Sucher

2.) Streets
The street layout generally dictates the
effectiveness of the transportation system.
An interconnected street network is
desirable on the West Side because:
• Local traffic, which comprises 70% of all
vehicular traffic, stays local and does not
enter the major arterial system;
• Travel is direct-Highly connected streets
ensure the shortest possible travel
distance for any given trip, and presents
numerous options to reach destinations;
• Fosters the development of an urban
center, wherein traffic is able to reach the
center from all directions, using numerous
possible routes; and
• Presents an ideal environment for walking
and transit use.

Figure-ground diagram illustrates the developed areas and
over 50% unimproved land on the West Side. About 21 percent of the city’s developed land is public right-of-way, mostly
in streets. If the streets can be developed and designed so
that they are wonderful, fulfilling places to be in, then about a
fifth of the city would have successfully been designed and will
have a tremendous impact on the rest.

The pattern of development in Farmers
Branch is conventional suburban development – a comprehensive planning system
that is characterized by single-use zones
with housing subdivisions, the shopping
areas, and the business parks as its basic
elements, and the mixed-use zones as the
exception. The separate zones are
connected primarily through a pattern of
thoroughfares designed for rapid movement
of traffic.

Traditional trip assignment. Courtesy of Alex Maclean,
Landslides
In a typical suburban layout even short trips are directed to
arterial roads, creating traffic congestion. Under traditional
layout local roads are used for local trips and traffic is
distributed rather than coagulated.

The traditional neighborhood pattern would
serve as a model for much of future development on the West Side – this model is
characterized by a comprehensive planning
system with mixed-use neighborhoods as its
basic element and the single-use district as
an exception. The neighborhoods would be
an urban sector that is mixed-use, mixedincome, and limited in area by walking
distance and not by density. The neighborhoods will be served by a network of
thoroughfares variously detailed for
character and capacity, creating a public
realm suitable to the pedestrian as well as
the vehicle.
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GOALS & STRATEGIES
Goals for Streets
1. Establish interconnected networks of
streets.
2. Wherever possible, streets should frame
vistas of the core area, parks, and
natural features.
3. Street trees should be required on all
streets. Tree species and planting
techniques should be selected to create
a unified image for the street.
4. Sidewalks should be required on all
streets.

3.) Buildings
Buildings are the primary element of a
neighborhood. They vary in function (uses
permitted), disposition (placement on its lot),
and configuration (form and material).
The visual
Conversation
variety created by buildbetween buildings,
ing elements
as among humans,
such as
is a poignant sign of
storefront
neighborliness.
entrances,
City Comforts by David Sucher
canopies,
and signage,
helps to shorten the sense of walking
distances and reduce the monotony of
pedestrian trips.

5. On-street parking should be encouraged
on all streets, except primary arterials.
6. Intersections should be designed to
facilitate both automobiles and vehicular
movements.
7. Commercial streets located in the
centers should be designed to accommodate pedestrians, slow traffic, provide
on-street parking, and create pleasant
shopping environments.

Fragmented and dispersed buildings, as seen in this suburban
office district in Wheaton, Maryland, does not achieve the
needed critical mass of activity and the long distance between
buildings makes walking difficult. Photograph courtesy of
Geoffrey Booth, Urban Land Institute.

The facades of the long buildings at CityPlace, West Palm
Beach, are broken up into shorter sections, creating the
appearance of an ensemble of smaller buildings. The mixeduse buildings with retail and entertainment uses at street level
with office, hotel, and residential uses above, keeps the area
active and busy outside regular office hours.
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GOALS & STRATEGIES
Goals for Buildings
1. Buildings should be designed and
oriented to physically define the street
and public spaces.
2. Individual buildings should be seamlessly
linked to the their surroundings.
3. Building designs should forward
architectural variety within an overall
framework of design continuity.
4. Building should include, at the street
level, design elements that encourage
pedestrian interest such as display
windows, multiple entries, and clear
signage.

Strategies for Physical Setting
1. Adopt comprehensive land use plan,
zoning ordinances, and policies that
forward the above-mentioned goals.

2. Image
Image is perceived as a set of feelings and
impressions about a place.
An individual’s perception of the city is,
according to Kevin Lynch, a noted urban
designer, a function of the image of the
urban environment – the extent
to which the difImage is perceived as a set
ferent compoof feelings and impressions
nents (such as
about a place.
streets, unique
neighborhoods,
districts, nodes,
and landmarks) of the environment make a
strong impression on the individual.
Image is influenced by the legibility of place.
Legibility is the degree to which the different
elements of a place (i.e., the physical setting) are organized into a coherent and recognizable pattern. By gathering information
on all these elements, an individual creates
an image and a frame of reference.

2. Consider incentives for projects that
forward the above-mentioned goals.
For additional physical setting related
strategies see Open Space, Circulation,
and Land Use sections of the Plan.

“Farmers Branch and Dallas are as close as...two peas in a
pod” – this has been the ad campaign for the Farmers
Branch's Tourism program for the past five years. The ad
describes Farmers Branch and its close proximity to Dallas as
a premier destination to come visit. This marketing idea is
used in rack brochures, trade show booths, direct mail pieces,
letterhead, and promotional products.
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ISSUES & GOALS
Issues
1. Need to establish distinct and vibrant
neighborhoods on the West Side.
2. Need to closely knit the new neighborhoods into the fabric of Farmers Branch.
Goals
1. See goals identified for Physical Setting
earlier in this section.
In addition to the legibility, the space, certain civic buildings or landmarks, events,
public art, or place names can take on symbolic meaning. Celebratory events and
great rituals can imbue identity to a place.
Marketing places and tourism are based on
making the form (physical setting) and familiarity (events, landmarks) work together.

2. Establish a visible center within each
neighborhood such as a common, green,
a civic use, or a landmark.
3. Market the West Side area. In order to
be successful the material must produce
a memorable and therefore unique,
image.
4. Promote the history of the West Side.
5. Program and promote events and
attractions.

Historic marker on the Campion Trail in Irving.
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A. Public Art
Encourage public art that achieves the
following goals:
• Foster neighborhood identity by high
lighting local sites through artwork;
• Supports neighborhood leadership in
local arts projects in ways that respect
creative role of artists and respects
the diversity of cultures and interests of
the neighborhood; and
• Create permanent artworks that have
artistic merit and community benefit.

"Poppies," by Florida artist Stanley Proctor, was dedicated at
Veterans Day ceremonies in 2000. “Poppies” was a gift to the
City by the Arts Foundation of Farmers Branch, a private Arts
Foundation.

One of the 26 art panels at the Westminster Recreation Center
depicts the Colorado wildlife.

Following is a list of opportunities for the
West Side wherein public art could be
integrated:
1.) Plaza and square
Working with architects and landscape
designers, artists can integrate fountains,
shading devices, and other features that
encourage people to gather and linger.

Public art is not just about art in
public spaces – it is the art of
making places public. Art attracts
people and often offers a place to
sit, or meet others – the art
becomes an identifiable point in
the urban environment. Public art
can also commemorate important
personalities and events.
The best way to pursue these
enhancements is to integrate
artists into the design phase of
each project so that public art can
be incorporated directly into the
construction phase.

“Out of there” designed by Australian sculptor Clement
Meadmore. The profile changes from different viewpoints and
is thus ideally suited to its location on a pedestrian mall outside the Federal Building in New Orleans.
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5.) Interchanges and highways
Collaborative efforts by artists, Texas
Department of Transportation (TXDOT), and
North Texas Tollway Authority (NTTA) can
enhance the green space at interchanges
through earthworks, and sculptural elements.
6.) Transit Stops
Transit stops present an opportunity for
artists to be involved in the development of
signature elements. For e.g., DART has
allocated $50,000 within the Betterment
Fund to promote public art.
Tom Field Entry Monument to the Branch Crossing
Neighborhood.

2.) Streetscape
Street lighting, benches, paving, and banners can be designed by artists to enhance
the pedestrian experience.
3.) Bridge
Vertical elements can be designed to
denote a crossing for automobile and
pedestrians, and can be given a night-time
character through special lighting.

DART’s Hampton Station: Edwin McGowin designed the sculpture that incorporates stylized animals and vegetation native to
the Elmwood Creek area, harmonizing with the arches of the
station’s canopies and suggesting a "circle of life" in society as
well as nature.

4.) Gateways
Gateways can be developed as one of a
kind art element.

Realizing the importance of making public transportation both
desirable and enjoyable, Tempe began a comprehensive
project to integrate public art into transit facilities.
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DART’s Hampton Station: Platform columns illustrate the flora
and fauna of Elmwood Creek. The bottom section of each
column represents water with fish and other forms of creek life.
The middle section depicts tree leaves and land animals such
as frogs, grasshoppers, insects, and snakes. The top section
depicts birds soaring in the sky.

7.) Temporary projects
Open spaces, medians, and highway interchanges offer an opportunity to showcase
large-scale artworks on a temporary basis.

STRATEGIES
Strategies
1. See strategies identified for Physical
Setting earlier in this section.
2. Identify the boundaries of each distinct
neighborhood/district by gateways markers. Install historic markers wherever
applicable.

In the foreground is Mootif, designed by Carlo Macaione for
CowParade. CowParade is a traveling public art event featuring life-size, fiberglass cows painted and decorated by local
artists with stops in West Orange (New Jersey), Kansas City,
Houston, New York, and London. The public art event is
designed to promote the arts and to benefit Children’s
Charitable Organizations. In the background is the permanent
installation Monument au Fantome by French artist Jean
Dubuffet

3. During the development review process,
encourage developer to install public art.
Private developers on private land could
sponsor these commissions with an
ongoing maintenance agreement set
aside by private developers.
4. Marketing the West Side.
a.) A strong Business Association could
prepare guides and glossy promotional
material:
• West Side/City Profile
• Map of the West Side
• Historic Information
• List key development sites/properties
• List financial incentive programs
b.) Periodic on-line newsletter highlighting
progress and significant events on the
West Side could be distributed.
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ISSUES, GOALS & STRATEGIES
Events and activities…evoke deep
sentiments, link neighborhoods and
people together, and establish a
focus for entire community.”
Lawrence Halprin, Urban Ritual in Cities

3. Activities
Events can add identity to a place. The
vitality and diversity of a place is what
distinguishes successful urban areas from
the rest.
Activity refers to presence of an active street
life, extent of pedestrian flows across different times of day and night, number of
cultural events and celebration over the
year, and the extent to which a place feels
lively.
Programming events and activities to occur
in streets, buildings, and spaces will generate vitality for particular slots of time;
however, for long-term sustained urban
vitality diversity of land uses and activities is
essential.
A memorable physical setting reinforces a
special event. The 22-acre Farmers Branch
Historical Park founded in 1842 is one such
memorable venue.

Issues
Need to generate memorable events and
activities that link neighborhoods and
people together.
Goals
Activity goals are the product of two
concepts:
1. Promote vitality by facilitating a physical
setting where events and activities can
take place.
2. Promote diversity of land uses in a
mixed-use setting.
Strategies
1. Attract high-density mixed uses.
2. Encourage hours of operation that
facilitate evening and night-time activity.
3. Promote diversity of unit sizes to
encourage small businesses.
4. For strategies on open spaces see the
Open Space section of this Plan.
5. For street design see the Circulation
section of this Plan.
6. For diversity of land uses see the Land
Use section of this Plan.
7. Encourage future development to
facilitate a physical setting: provide event
friendly street design and open spaces
such as plazas, and amphitheater for
activities and events. Following pages
offers a discussion on potential events.

Bethesda sidewalk cafe at night. Courtesy: Cooper Cary and
Associates
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A. Events
This section discusses four specific types of
events that could be programmed on the
West Side.

1.) Street Festivals
Street festivals, fairs, and celebration are
important because they draw the whole
population into active participation.
Examples include food festivals, Christmas
craft shows/sales, spring flower fairs,
summer festivals, 4th of July celebrations,
etc. A “Main Street” feel to the area is most
conducive for events of this type. The
streets can be closed and open to
pedestrian traffic with booths along both
sides of the street.

Uncle Sam on stilts interacting with kids at the Annual
Independence Day Celebration on the West Side. Since 1995,
the event has moved to the Farmers Branch Historical Park.

Pioneer Square, Portland. Lunchtime concert.

Strolling interactive puppet performer during the Main Street
Fort Worth Art Festival.
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2.) Musical Concerts
On the West Side, the zoning for the peninsula parcel (proposed neighborhood center)
requires the dedication of open space for an
amphitheater. Musical events are popular
and can be programmed to accommodate
small and large audiences alike. Lunch
hour concert series are great for employees
of local companies and businesses and
weekend concerts can attract thousands of
visitors to the City.

3.) Fireworks Displays
Fireworks displays are a great addition to
many events. A body of water such as the
Trinity River on the West Side provides an
ideal backdrop to a presentation of fireworks and lasers. Events such as the
grand openings, open houses, 4th of July
celebrations, etc. can benefit from the presentation of fireworks.

4.) Retail Events
Retail events can be planned by a Business
Owners Association to assist in marketing
area retail shops. Special promotions and
sales by area retailers could be accentuated
with children’s activities such as petting
zoos, clowns, pony rides, train rides, etc.

Annual observance of Veterans Day in Farmers Branch.

Easter celebration at Reston Town Center. Courtesy: Equity
Office, Reston Town Center.
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Amenities to consider when
hosting special events on the
West Side
• Electrical outlets along the street
for booths and kiosks
• Access to water sources for food
vendors
• Lighting for evening and night
events
• Seating areas for eating (e.g.,
restaurants with outdoor seating)
• On-site parking facilities for event
participants
• Open areas for staging and
production of outdoor concerts and
activities
• Various ingress and egress routes
for event vehicular traffic

The International Association of Convention
and Visitors Bureau estimates that events
generate $210 average daily spending for
overnight guests, and $125 for day-trippers.

Potential Event Sponsors
Strong Local Businesses and
Business Associations would be necessary to carry out the logistics of
holding periodic events.
The Business Associations could
partner with the following agencies:
• Local non-profit organizations and
clubs;
• Farmers Branch Chamber of
Commerce;
• Public Private Partnerships; and
• City of Farmers Branch
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open space

This section looks at all aspects of the
current system and offers strategies to
continue its successes, and plan for future
open space needs on the West Side. The
primary focus of the Parks and Recreation
Master Plan is publicly owned, funded, and
operated aspects of open spaces and recreation. This section refers to both public and
privately owned and maintained public open
spaces.
Open space needs in a conventional suburban development are usually defined quantitatively, as a function of population or
development acreage. The practice of sole
reliance on quantifiable numbers could
result in large, misplaced open areas that
are underutilized by the community or
disparate, poorly located and poorly suited
spaces that fail to meet the needs of the
community or unique needs of individual
neighborhoods.
Various types of open spaces can be
designed to establish an identity or character for each neighborhood. Because
open spaces such as parks and plazas can
be a focal point of neighborhood activity,
special consideration should be given to
making these spaces not only functionally
appropriate, but consistent with the character and density and needs of the
surrounding area.
Open spaces, to be fully functional, should
straddle pedestrian pathways or be
adjacent to meaningful destinations. Care
should be taken that open spaces have
visual supervision from fronting buildings.
Dense, visually impenetrable planting
creates the opportunity for crime.
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Grass of Wave Field. Courtesy: Smith Group JJR.

Pioneer Courthouse Square, Portland. The public square
replaced a parking garage and is a magnet whose attraction
has changed the city around it.

Gussie Field Watterworth Park: A neighborhood park with large
shade trees, trails, picnic pavilion, a performance stage, and
many other amenities.

Community wide trails in Woodlands: a planned community
outside Houston.

Sole reliance on quantifiable
numbers could result in large,
misplaced open areas that are
underutilized, poorly located
and poorly suited spaces.

Street right-of-way is significant open space. The 35-foot wide
Champs-Elyses sidewalk sustains a high quality of life.
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Environmental Security
Since the tragic incidents of September 11,
2001, security and quality of life are major
topics of national concern.
The design of the open spaces on the West
Side should discourage counterproductive
behavior while optimizing public safety and
positive activity.

Since the tragic incidents of
September 11, 2001, security
and quality of life are major
topics of national concern.

This section explores
some prevailing planning and design considerations that affect
quality of life and
also influence crime
and fear.

Broken Window Theory
This theory is based on the premise that if a
broken window is not repaired, people will
think that no one cares about the building.
One broken window leads to another, as the
situation worsens, people avoid the street
where the building is located, and without
people on the street, the opportunity for
crime to be committed increases.
Therefore, maintenance of the open
spaces, the streetscape, and the entire
public viewshed is extremely important.
Crime Prevention through Environmental
Design (CPTED)
A theory of crime prevention that places a
major emphasis on the design of the physical environment as the primary focus for
addressing public safety issues. The three
main tenets of CPTED’s are:
1.) Natural Access: The physical
guidance of people coming and going
from a space by the judicious placement
of entrances, signs, exits, landscaping,
and lighting.
2.) Natural Surveillance: The organization
of features, activities, and people in
such a way as to maximize visibility.
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3.) Territorial Reinforcement: The use of
physical attributes that express ownership, such as pavement treatments,
signage, and landscaping.
Eyes on the Street
In her book Death and Life of Great
American Cities, Jane Jacobs defends the
need for dense mixed-use urban cores that
encourage people to be out on the street at
all times of day and night. The chances of
crime being observed are increased through
the presence of eyes (people) on the street.
SafeScape Principles
Zelinka and Brennan in SafeScape: Creating
Safer, More Livable Communities through
Planning and Design, propose the following
principles to enhance public safety:
1.) Information and Orientation: Lack of
wayfinding information can place us in a
location that makes us feel uncomfortable or puts us at risk of becoming a
victim. Overall public safety is
enhanced when sufficient information
through signage, lighting, focal points,
and landmarks is integrated within the
physical environment.
2.) Socialization and Interaction: Places
should be designed in a manner that
encourages enjoyment of the public
realm and interaction with fellow neighborhood members.
3.) Stewardship and Ownership: To feel
safe, we need to take pride in our
surroundings and ensure proper care of
those surroundings.
4.) Seeing and Being Seen: To feel safe,
we need to know that others are aware
of our presence.
5.) Land Use and Design: We feel safe
when the physical environment is
planned and designed to recognize the
importance of making a place feel safe
for users.
6.) Activity and Programming: When
places support the coming together of
people in activity, public safety is
enhanced. First, we are safer due to

the presence of other law-abiding citizens. Second, our presence provides
businesses and residences with added
safety. Third, we reinforce the use of
the place for legitimate, communitybuilding purposes.
7.) Management and Maintenance:
Management and maintenance ensure
order, and discourage undesirable
behavior and negative perceptions.

Street vendor creates a node of activity. More eyes on the
street also create a real and perceived sense of safety.

Changing only the physical environment is
not the answer. In this day and age, we
need to employ every crime prevention
measure that is available to us. Land use
patterns that encourage neighborhood interaction and a sense of community have been
shown to reduce crime.
The key to dealing with crime issues begins
with neighborhood building – bringing people together to interact and solve common
issues. A responsive physical environment
helps set the stage for civic engagement.

Open storefronts strengthen the linkages between the inside of
the building and the outside. Interesting sidewalks are busy.
Busy sidewalks are safer.

Coordinated streetscape furniture palettes contribute to a positive image and territorial reinforcement for the public realm.

Silent, fast, and physically fit the police officer on a bike is a
formidable opponent to offenders. People usually feel safer
when they are in presence of law enforcement professionals.

Ample seating areas near active land uses enhance “eyes on
the street” and provide needed pedestrian comforts.
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GOALS, ISSUES & STRATEGIES
Ideally, each neighborhood should have
access to the full complement of public
open space – from the regional Trinity Trails
systems to the simple neighborhood green.
Issues
Need to have a full complement of open
spaces accessible to each neighborhood on
the West Side.
Goals

3. Communicate and market the value of
quality open space and services available from the parks and recreation
system to the public. Establish a public
recognition program for projects that are
exceptional in their preservation and protection of open space. Recognize people
and organizations that donate or
preserve land, easements, cash, equip
ment or services for parks, recreation,
and open space.
Strategies
1. The Tax Increment Financing (TIF) Plan
identifies $5.1 million for the acquisition
and construction of parks and trails. The
TIF plan also identifies two park sites.
2. To provide adequate additional open
space to serve anticipated development
on the West Side and the community in
general, it is necessary to work with
developers to identify land that could
serve as open space and secure the land
through dedication or grant funding.

Three scales of open spaces on the peninsula parcel.

1. Provide a wide variety of high-quality
open space and recreation services and
opportunities for the West Side. On the
West Side, each neighborhood will have
access to public open space at three
scales:
a. Neighborhood open space;
b. Village green or plaza; and
c. Community open space/ regional trails.
2. Create an interconnected regional and
local system of trails, paths, and walks to
make Farmers Branch “the walking city in
DFW metroplex”. Connect open spaces
and neighborhoods by encouraging the
use of linear greenspace and riparian
corridors.
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3. Development of the West Side could
provide for open spaces at the following
three scales:
a. Neighborhood open space;
b. Village green or plaza; and
c. Community open space/trails.

The strategies for Open Space were discussed and developed
at a Joint meeting between the Planning and Zoning
Commission and Parks and Recreation Board.

Definitions
Open Space: Area free of building that
together with a well-designed system of
thoroughfares provides a public realm at all
scales of urbanism, from region to the
block.
Private Open Space: To combat poorly lit
and ill-ventilated crowded apartments in
nineteenth century governments enacted
regulations requiring minimal private open
space – every habitable room had to have
windows opening onto that open space
(court). In suburban developments, a similar private open space requirement was
applied – although it was not a matter of
public health. The front and side yards had
to be large enough to park cars, and rear
yards had to be large enough to prevent
unwarranted intrusions.

Community Open Space: An open area
specifically designed and equipped for
large-scale structured recreation.
Trail: Trails are linear open space used for
walking, bicycling, or other forms of recreation or non-motorized transportation.
Campus Open Space: Skillful arrangement of buildings can create desirable open
spaces in office campus and industrial park
districts – these outdoor spaces could be
used for circulation, relaxation, and
aesthetic pleasures.

Common Open Space: Common open
space is territory that is jointly used by a
group of people. It is not public because
those who do not hold it can be excluded,
and it is not private either, because it has to
be shared with others.
Public Open Space: Public open space is
territory that is owned and managed by a
public agency for everyone’s benefit.
Neighborhood Open Space: A small open
area interspersed within the neighborhood.
It can serve as a play area in a residential
neighborhood or a meeting or a lunchtime
place near offices and industrial area.
Plaza: A public space set aside for civic
and commercial activities.
Village Green: A central green or commons
is a medium-sized public space available for
unstructured recreation, circumscribed by
building facades. The village green provides areas for community picnics, bazaars,
holiday displays, and activities, as well as a
place for children to play, and people of all
ages to meet and gather.
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1. Neighborhood Open Space
Neighborhood open spaces should provide
modest and flexible recreation opportunities
that meet basic neighborhood needs and
accommodate multiple purposes.
Neighborhood open space should be distributed throughout neighborhoods. Most
users should not have to cross an arterial
street to get to the open space. Where
practicable the neighborhood open space
should be connected to the regional trail
system.

Neighborhood open spaces should provide modest and
flexible recreation opportunities that meet basic neighborhood needs and accommodate multiple purposes.
Corner Park, Greenwich Village, New York.

Public court in Paris.

Pocket open space in New Castle, Delaware.
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A. Design Guidelines
Neighborhood open space is usually one to
three lots in size. The usual design
includes most of the following:
• Planting or trees;
• A place for adults to sit;
• A place for children to play;
• Identifying name, logo, or mural; and
• Sometimes areas large enough to play
group games.
Normally a neighborhood open space
should be sited so that users from a fourblock radius can walk to it without crossing
a major street. The location of the neighborhood open space is crucial because
whatever goes around the open space
determines its use, and the types of users,
and their times of use and activities. For
example the open space next to the daycare can become a play place for children,
if near a post office, it may be a meeting
place, and if near offices or industrial areas
it may become place to gather for lunch.
There are three commonly used locations
for neighborhood open spaces:

1.) Corner Lots: The site design of the
corner lot should capitalize on its exposure
to passersby by providing:
• A number of access points, in particular a
pathway allowing the open space to be
used as a shortcut across the corner;
• A boundary design that allows controlled
access and doubles as a bench, so that
passersby can sit and rest facing the
street, perhaps at a bus stop; and
• Where appropriate, planting to give a
green experience to passing motorists.
2.) Mid-block Lots: Mid-block lots are often
quieter if designed for older people and
more protected from traffic if designed for
children. It may also be protected from
wind.
3.) Through-the-block Lots: A through-theblock open space may connect two streets
and may allow children and adults to walk
more directly between home and school,
shops, or friends. A through-block open
space may also connect two neighborhoods.
A small entrance plaza in a pedestrianoriented, urban setting; a nameplate for the
neighborhood open space; and a neighborhood bulleting board are desirable features
for neighborhood open spaces.
All open spaces should be designed to
remove architectural barriers to people with
disabilities.
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2. Village Green or Plaza

Design Guidelines

Village greens are soft spaces that provide
relief from urban conditions and serve as
space for recreational activities

Neighborhood open space is usually one to
three lots is size. The usual design
includes most of the following:
• Planting or trees

Plazas are hard spaces for civic and
commercial activities.
A village green or plaza acts as a foundation for the social life of the neighborhood
and should be an integral part of every
neighborhood. These spaces provide areas
for community events and activities, as well
as places for children to play, and people of
all ages to meet and gather. Ideally, a
green or plaza should be surrounded by
buildings that enclose and define the space.

A London neighborhood organized around a modest size public open space.

Bryant Park, New York City. This elegant welcoming park is
built on top of the stacks of the New York Public Library next
door.

Palais Royal, Paris. This urban open space in the center of
Paris has been transformed many times over, from private
garden to boisterous pleasure ground to elegant park and
lunch time playground.

Village greens are soft spaces that provide relief
from urban conditions and serve as space for
recreational activities.

Outdoor cafes within an Amsterdam plaza.
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A. Design Guidelines for Plazas
The best locations are those that attract a
variety of users. The location of the plaza
on the block can influence the type of space
it will become.
• A corner location where two or more
streets meet approximately at the same
grade will enable the plaza to become an
active meeting place, a place to pass
through, and a place to watch passersby.
• A mid-block location where the plaza
extends through the block will generate
passing-through traffic, and where the
plaza does not extend but forms a cul-desac may result in a verdant, human scale
oasis.
• A widened sidewalk forming a partial set
back for a building, circulation, and sitting
place can be a highly successful people
place.
Plaza size varies with location and context.
Kevin Lynch, a noted urban designer
suggested that dimensions of 40 feet
appear intimate in scale, up to 80 feet is still
a pleasant human scale, and that the most
successful plazas of the past have not
exceeded 450 feet.
Plazas should be designed with alluring
visual complexity achieved through greater
variety of color, textures, sitting places, and
landscape elements.
Plazas should be designed to encourage
heavy use, as a way to minimize vandalism
and the presence of “undesirables.”
Boundaries such as paving changes or
plantings define the plaza as a distinct
space from the sidewalk without rendering
the plaza visually or functionally inaccessible to passersby. Dramatic grade
changes between the plaza and sidewalk
(either up or down) should be avoided; as
such plazas will be underused.

Adjacent buildings should provide groundlevel retail stores and cafes that enliven the
plaza rather than blank walls.
Plazas should be linked by a system of safe
pedestrian walkways.
Plazas should be designed to accommodate
the needs of the disabled, the elderly,
parents with strollers, and vendors with carts.

Charles Moore, a noted post modernist, designed this visually
complex Plaza d’Italia commemorating the Italian influence in
New Orleans. The plaza is seldom used, as it is not located in
an area of high demand.

B. Design Guidelines for Village
Green
The village green may be used to create a
prominent civic component to the neighborhood core.
They should be between one and three
acres in size and be placed at the juncture
between the core commercial areas and
surrounding residential or office uses.
Village greens should be placed adjacent to
retail shops and transit stops.
Clear pedestrian access must be provided
from the green to surrounding employment
and residential areas.
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3. Community Open Space/
Trails
Community open space includes area
designed and equipped for large-scale
structured recreation.

The Parks and Recreation Master Plan calls
for:
• Acquisition and development of the flood
plain areas on the West Side as a natural
area; and
• Acquisition of land on the West Side for
future park development.

The existing 22,400 square foot Senior
Center, which came on line in January of
2000, is one of the finest of its kind in
Texas. The Senior Center offers a myriad
of programs and activities that cater to seniors over 55 years of age. Featuring a
5,000 square foot multi-purpose room, an
exercise room full of aerobic and anaerobic
exercise equipment, and a computer lab
open to the public, the Senior Center has
the space to provide programming for local
seniors for many years in the future.
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The new Recreation Center is scheduled to
open in January of 2004. Preliminary
design of the new Center includes two fullsized gymnasiums, three
Community open
1,500 square
space includes
foot community
area designed and
rooms, a 3,000
square foot fitequipped for largeness area, a
scale structured
recreational
recreation.
gymnastics
room, and a
room designated specifically for teens. The
building will be approximately 56,000
square feet, which is well over twice as
large as the present Recreation Center.
The new Recreation Center should provide
adequate space for the additional 5,000 residential units planned for the West Side.

Trail in White River State Park, Indianapolis. Courtesy: Sasaki
Associates.

Trails are linear open spaces that provide
non-motorized connections between neighborhoods and where possible and desirable,
should provide links to community parks
and recreation facilities.

A. Trails
The West Side Trails Plan (see page 64)
describes the vision for a regional network
of linear open space that connects neighborhoods and promotes recreation, fitness,
conservation, and alternative forms of transportation. The West Side Trails Plan is a
segment of the Farmers Branch Trails
System that will benefit not only Farmers
Branch, but also will help connect the entire
Dallas metroplex.

2.) Benefits of Trails
a.) Making communities better places to
live by preserving and creating open
spaces
Since trails are linear, they can reach many
neighborhoods and can help provide open
space and recreational opportunities especially in densely developed areas of the city.

Burke-Gilman in Seattle is a 25-mile trail used for both commuting and recreation, bisecting the University of Washington
campus, drawing over 750,000 users a year. Courtesy: Urban
Parks

Existing access point to the trails on the peninsula parcel on
the West Side.

The West Side Trails Plan establishes short
and long-term planning guidelines and priorities and offers guidance to decision-makers
by establishing priorities and action schedules. The Plan focuses on identifying and
prioritizing greenway linkages to open
spaces, neighborhoods, and other primary
nodes of activities such as commercial
centers and civic facilities. The Plan also
encourages the protection of natural areas
and the acquisition of linear open space and
establishing funding priorities for acquisition,
development, restoration, and enhancement
of the trails system.

1.) What are trails?
Trails are linear open space used for
walking, bicycling, or other forms of recreation or non-motorized transportation. Trails
positively impact individuals and improve
communities by providing not only recreation and transportation opportunities, but
also by influencing economic and community
development.

b.) Creating new opportunities for
outdoor recreation and non-motorized
transportation
Trails promote
non-motorized
Trails are linear open space
(bicycling and
used for walking, bicycling, or
walking) trips that
other forms of recreation or
help reduce traffic
non-motorized transportation.
congestion; air and
noise pollution;
wear and tear on
our roads; consumption of petroleum; the
need for additional roads, travel lanes and
parking. Trails also help meet the needs of
a large segment of the population who do
not have access to an automobile - the
"transportation disadvantaged": the poor; the
young; the elderly; people with disabilities;
and others who do not use a motor vehicle
for a variety of reasons. Bicycling and walking are low-cost transportation modes available to all. Trails enable school children to
walk or bike more safely and conveniently to
school, reducing the need for busing or
automobile trips by parents. While bicycling
and walking won't replace all trips, walking
or biking can be practical for many local trips
to work or school; or to visit friends and relatives; or frequent grocery trips.
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c.) Encouraging physical fitness and
healthy lifestyles
Many people realize exercise is important
for maintaining good health in all stages of
life; however many do not regularly exercise.
Trails provide a safe, inexpensive avenue for
regular exercise for people living in rural,
urban and suburban areas.
d.) Strengthening local economies
Trails provide countless opportunities for
economic renewal and growth. Increased
property values and tourism and recreationrelated spending on items such as bicycles,
increased retail sales, and lodging are just a
few of the ways trails positively impact
community economies.

provide enjoyable and safe options for transportation, which reduces air pollution. By protecting land along rivers and streams, greenways prevent soil erosion and filter pollution
caused by agricultural and road runoff.
Greenways also serve as natural floodplains.
Finally, trails and greenways are hands-on
environmental classrooms. People of all
ages can see for themselves the precious
and intriguing natural world from which they
often feel so far removed.
f.) Preserving culturally and historically
valuable areas
Trails have the power to connect us to our
heritage by preserving historic places and by
providing access to them. They can give people a sense of place and an understanding of
the enormity of past events. Trails draw the
public to historic sites.

Crosswinds Marsh Wetland Preserve, Michigan. Courtesy:
JJR Incorporated.
Irving Trinity Trail History Marker that highlights the Bird’s Fort
Trail. This trail established in 1841, followed in proximity the
route of modern Valley View Lane. Sam Houston, president of
the Republic of Texas, traveled this trail to Bird’s Fort via Grape
Vine Spring to negotiate with the American Indians. “A treaty of
Friendship … was signed at Bird’s Fort … 29th day of
September 1843.”

Crosswinds Marsh Wetland Preserve, Michigan. Sumpter
County decided to make acres of these mitigated wetlands
accessible to the public as an interpretive park/preserve. The
project has become a popular destination for school groups as
well as casual visitors to Southeast Michigan. Courtesy: JJR
Incorporated.

e.) Protecting the environment
Greenways protect important habitat and
provide corridors for people and wildlife.
Greenways help improve air and water
quality. For example, communities with trails

64

The goals of the West Side Trails Plan are
the following:
• Identify and prioritize the development of
trails;
• Identify resources necessary to fund
development of the trail system;
• Identify key portions of the trail system
that should be conserved or developed
sensitively for passive recreation;
• Increase awareness and understanding of
the importance of trail systems;
• Encourage trail development as an
integral component of development on the
West Side;
• Identify design guidelines for the trails; and
• Identify maintenance responsibilities.

3.) Plans and Programs that
Address Trails
Following is a chronological account of
previous and existing plans that address the
need for a trail system on the West Side.
a.) 1981 Pathway Systems
This Plan recommended citywide interpretive nature, hiking, walking, bike, canoe,
and equestrian trails.
b.) 1984 Forward Farmers Branch
Farmers Branch residents listed walking
and bicycle trails as the most preferred
recreational addition needed in a survey
conducted in 1984. The Forward Farmers
Branch Report recommended developing
the Trinity area for park and recreational
activities.
c.) 1985 Bond Program
The bond program called for acquisition and
development of 150 acres of greenbelt along
the river including bike and hike trails and
areas for picnicking.

4.) Trail Types
The different classification of trails is based
on their use, location, and funding. The
urban trails are multipurpose trails along the
developed areas and natural trails allow the
user to enjoy the pastoral setting without
disrupting the sanctity of the environment.
a.) Urban Trails
These are multi-purpose hike and bike trails
that serve as linear open space in dense
developed portions of the City. Besides outdoor recreation opportunities these trails
provide non-motorized connection between
different land uses within a neighborhood
and also connections to adjacent neighborhoods and districts. Reduced setbacks,
urban landscaping (hard surface areas and
trees rather than lawn areas), engineered
turnarounds at trail ends, and higher maintenance are characteristic features of an
urban trail.

d.) 1989 Comprehensive Plan
For the West Side, the existing plan recommends a linear open space system to connect the different land uses and provide
recreational amenities.
e.) 1999 Tax Increment Financing (TIF)
District and Financing Plan
The TIF plan identifies a linear trail system
connecting the central area of Farmers
Branch and the three new neighborhoods
proposed on the West Side to the Trinity
Trail system along the western edge of the
city. The TIF identifies $5.1million for trails
and parks.
f.) 2001 Parks and Recreation Plan
The Parks and Recreation Master Plan calls
for the design and construction of a West
Side pathway system that would link the
Trinity Trails system on the Elm Fork to the
Rawhide Park Trail. The Plan calls for
securing land for trails through ownership or
access agreements.

Battery Park Trail on the Hudson River

The trails identified in the Tax Increment
Financing (TIF) Plan are priority one urban
trails. These trails connect the central area
of Farmers Branch to the Trinity Trail system through the station area, town core,
and urban village. These trails are to be
built to standards specified by the City.
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b.) Secondary (non-TIF) Trails
The 1989 Comprehensive Plan calls for
acquiring land for drainage channels well in
advance of the need and to develop these
facilities to serve not just to serve the utility
need but also to serve as an amenity as
linear parks and trails.
Trails are difficult to plan and execute once
development has occurred. The undeveloped portions of the West Side provide a
timely and propitious opportunity to coordinate a secondary trail system besides the TIF
trails.
TheTrails Plan identifies secondary trails on
the existing 20 feet wide maintenance and
slope easement for the drainage sump system. The Valwood Improvement Authority
that manages the sump system is amenable
to the use of maintenance easements for
trails.
Private development may wish to plan
drainage areas in a linear fashion to provide
trail-related amenities.

West Side Trails Plan
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c.) Natural Trails
Natural trails are more primitive trails
through open or wooded areas. They may
be within the floodplain or may be created
by clearing a path through undergrowth.
The intent is to preserve the natural setting.
These trails require a lower level of
maintenance than urban trails.

5. Design Challenges
There are a few design challenges to providing an integrated, comprehensive, and
connected regional trail system.
a.) Trail from the Farmers Branch
Station and Historical Park to the
West Side
The interstate ramps and rail line over the
creek, the slope of the levee, and potential
for flooding during rain are design challenges that will have to be overcome. The
redesign of the interstate intersection including the ramps, and the rail line to accommodate DART may provide opportunities to
design a trail connection. The potential
flooding of trails in this area could result in
temporary closure of particular segment of
trail – a temporary inconvenience that is
likely to remedy itself.

A crossings challenge occurs where the
trails intersect with streets and create
potential pedestrian-vehicle conflicts. Such
at-grade crossings can be made safer with
high visibility, good geometry, and signalized intersections, where feasible.
c.) Connection to Trinity Trails
Connection to the regional Trinity Trails system is very desirable as it will be a
continuous hike, bike, equestrian and/or
nature trails, and serve as the primary link
for recreational opportunities. Trails within
the corridor spine and connecting spurs
would provide alternate transportation
routes to parks, schools, shopping areas,
and work.
The Trinity Trails will run along the western
bank of Elm Fork in City of Irving. The TIF
trail runs along the eastern bank of the Elm
Fork. A bridge over the Elm Fork will be
necessary.
Utilization of the existing Valley View Lane
bridge over the Elm Fork presents an
opportunity for connection to the Trinity Trail
system.

Interstate ramps over Farmers Branch Creek.

b.) At-Grade Crossings

The proposed crossing over the Elm Fork
would not only provide City of Farmers
Branch residents access to Trinity Trails and
City of Irving trail amenities, but also bring
in Trinity Trail users to spend money in
Farmers Branch.

Bridge over the Rawhide Creek

Luna Road bridge, divided bays of the bridge structure, and
the sanitary sewer pipe (shown in foreground) are design constraints for laying a continuous trail along the drainage sumps.
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6. Design Guidelines for Trails
The pathway will be accessible to
individuals of all ages and abilities. The
non-motorized trail will include but will not
be limited to strollers, walking, biking, commuting, running, nature study/interpretation,
and in-line skating. Construction, operation,
maintenance/landscape standards should
reflect the proposed trail uses. Location
and design of landscaping should carefully
consider resulting long-range operation and
maintenance costs and reflect sound environmental protection practices.
a.) Specification
The pathway will be 12 feet in width with a
5 foot mown shoulder on each side. This
design will accommodate both maintenance
and emergency vehicles and provide a low,
smooth surface for user travel.
b.) Landscaping Standards
The surrounding context of the trails ranges
from the urban environment to the natural
environment, linked by transitional areas.
Landscaping standards and irrigation should
be appropriate to the context.
(1.) Urban context
Use of native and adapted species is recommended. All landscaped areas within the
urban context should be irrigated.
There should be a two to three foot (shoulder) clear area on both sides of the path
with groundcovers only. A seven foot clear
area above the path and path shoulders
should be maintained.

Trail through wooded areas behind City Hall.

68

(2.) Natural Areas
Natural areas are likely to be wooded and
vegetated. A five foot clear minimum on
both sides of pathway should be kept.
A seven foot clear area above the path and
path shoulders should be maintained. Some
heavier clearing of vegetation to take
advantage of views along the path should
be considered on an area-by-area basis.
Trees that are four inches caliper and
greater should be preserved. Any additional
landscape planting, if required, should be of
the native and adapted species only. No
irrigation system would be required in the
natural areas.
(3.) Transition Areas
Transitional areas can incorporate accent
plantings of the native and adaptive
species. A type of unique and unifying feature or identifying structure or symbol could
be used.
c.) Amenities Standards
In determining amenities standards for trails
on the West Side of Farmers Branch, the
primary determining factor will be matching
the development and support level of the
pathway system to the surrounding area.
(1.) Lighting
(a.) Natural areas: Pathways in natural
areas should not be lighted. This is
based on several factors: security;
installation cost; maintenance cost; and
the potential negative impact on a
natural area.
(b.) Private property: Lighting for pathways
on private property could be done in
conjunction with parking lot, landscaping,
security, and building lighting to take
advantage of lighting that would
normally be in place.

(2.) Drinking Fountains
Potable water fountains can be installed in
conjunction with the construction of pathways in cases where potable water sources
make it reasonable from a cost and maintenance standpoint. Drinking fountains
should be a part of pathway trailheads when
a source of potable water is available.

(6.) Maintenance
Good maintenance of trails is essential not
only for the safety of users but also for the
overall sense of security and well being trail
users can expect to experience. People are
more comfortable using areas that appear
to be cared for and in turn will respect the
facilities and do their part in keeping them
clean and safe.

(3.) Restrooms
Restrooms should be considered at pathway trailheads or in conjunction with developed park areas. Developers should not be
required to provide public restrooms for
pathways users.
(4.) Signage
A signage system will be incorporated for
directional and interpretive signage. The
signs will be uniform throughout the pathway system.
Information signage should be limited to
trailhead locations and should be the
responsibility of the City. Signage could
also include maps of the overall West Side
pathway system that could include mileage
between designated points. Also, a permanent system for marking distances should
be incorporated into the construction of all
West Side trails.
(5.) Furniture
Furniture should be limited to developed
park areas or vista areas, especially those
near bodies of water. Developers should
not be required to provide park furniture for
users of the pathway system.

Battery Park Trail on the Hudson River

Following maintenance schedule is recommended:

The only exception to the proposed
schedule would be that flood debris be
addressed the following day or as soon as
possible following the flood event.

Bench on Katy Trail
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Partnering
Partnering has become a sustaining tool in
the advancement of open space by sharing
resources to accomplish common goals.
Examples of many forms of partnerships
occurring within the open space system
include:
• Development of amenities such as drinking
fountains, gazebos, interpretive signs, etc;
• Collaborating with other public agencies,
especially school district and private
organizations to maximize open space and
recreation opportunities, facilities and programs;
• Art projects;
• Open space clean-ups;
• Volunteer trail monitors;
• Land/easement acquisition; and
• Trail access areas.

Celebration Plaza in Indianapolis takes the form of a grass and
stone amphitheater oriented towards the river, breaking
through the existing floodwall. Courtesy: Sasaki Associates.

Canal walkway joins downtown to river. The intention of the
river corridor system is to make the river accessible to the
public by providing gateways in the massive levees and flood
walls created in the past. In addition, riverfront and canal
promenades connect recreational corridors to the north and
south. Courtesy: Sasaki Associates.

White River State Park, Indianapolis. The money to pay for this
park is part of a unique partnership between governments,
federal, city and state. Federal dollars help fund the Corps of
Engineers' work. The city and state are matching the federal
funds. Land acquisition was funded by the State and a $5 million
gift from Lilly Endowment.
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Funding Opportunities
Stable and predictable funding is necessary to realize
the open space vision. Following is a select list of a
few funding opportunities that can be explored to support open space projects:
Non-monetary sources: Increase the use of volunteer, funding partnerships, interagency cooperation,
and entrepreneurial projects.
Short term funding: The Tax Increment Financing
(TIF) District will serve to partially fund parks and trails
related projects till it sunsets in 2018. Additional funding, if deemed necessary by the City Council could be
allocated to the Capital Improvement Plans for open
spaces related projects.
Long term Funding: Develop long-term strategies to
provide dependable funding for open space needs.
Fees: Develop fee schedules for recreation programs
that provide cost recovery balanced against needed services. Continue to subsidize certain programs that serve
populations with a demonstrated need. Provide services
to city residents at lower costs than to non-residents.
Grants: Pursue additional funding through the following federal, state, local and private grants.

Federal Sources
Design Arts Program
(202) 682-5452
www.arts.gov
The National Endowment for the Arts provides grants
to states and local agencies, individuals and nonprofit
organizations for projects that promote excellence in
urban design, historic preservation, planning, architecture, and landscape architecture and other community
improvement activities, including greenway development. Grants to organizations and agencies must be
matched by a 50% local contribution. Agencies can
apply for up to $100,000 but typically are awarded
between $30,000 to $50,000.
Land and Water Conservation Fund (LWCF)
This federal funding source was established in 1965 to
provide “close-to-home” park and recreation opportunities to residents throughout the United States. Money
for the fund comes from the sale or lease of nonrenewable resources, primarily federal offshore oil and gas
leases and surplus federal land sales. LWCF grants
can be used by communities to build a variety of parks
and recreation facilities, including trails and greenways.
LWCF grants must be used exclusively for recreation
purposes, in perpetuity 50% matching grants administered through Texas Parks and Wildlife Department.

Funds used for acquisition, development, or rehabilitation of neighborhood, community, or regional parks, or
facilities supporting outdoor recreation activities.
National Recreation Trails Program
(202) 493-6149
These grants are available to government and nonprofit agencies, for amounts ranging from $5,000 to
$50,000, for the building of a trail or piece of a trail. It
is a reimbursement grant program (sponsor must fund
100% of the project up front) and requires a 20%
match local match.
This is an annual program, with an application deadline
at the end of January. The funds are split such that 30%
goes towards motorized trails, 30% to non-motorized
trails, and 40% is discretionary for trail construction.
National Park Service
The Rivers, Trails and Conservation Assistance
(RTCA) Program of the National Park Service, provides
direct technical assistance to non-profit groups and
state and local governments in planning communitybased conservation of river and trail corridors. RTCA
has served as a link to trail resources, expertise, and
funding opportunities for the Trinity Trails System
project. RTCA staff has also provided strategies and
products to guide and advance the project.
Surface Transportation Program (STP)
(202) 366-0494
The Transportation Equity Act for the 21st Century
(TEA-21)
(512) 416-3278
www.enhancement.org
The primary source of federal funding for greenways is
through the Transportation Equity Act for the 21st
Century (TEA-21). There are many sections of the Act
that support the development of bicycle and pedestrian
transportation corridors.
Urban and Community Forestry Assistance
Program
The USDA provides small grants up to $10,000 to communities for the purchase of trees to plant along city
streets and for greenways and parks.
To qualify for this program, a community must pledge
to develop a street-tree inventory, a municipal tree ordinance, a tree commission, committee or department,
and urban forestry management plan.
Small Business Tree-Planting Program
The Small Business Administration provides small
grants of up to $10,000 to purchase trees for planting
along streets and within parks or greenways. Grants
are used to develop contracts with local businesses for
the plantings.
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City and State Sources
Powerbar Direct Impact on Rivers and Trails (DIRT)
Powerbar DIRT Program grants range from $2000 $5,000. Projects should: 1) endeavor to increase or
maintain access to the outdoors or the site of an outdoor recreational resource, 2) have a regional or local
focus, 3) identify a specific land area or waterway that
will benefit, 4) have real potential for success or significant measurable progress over a short term, and 5) be
quantifiable and include a measure for evaluating success.
Texas Local Parks, Recreation and Open Space
Fund (LPF)
(512) 389-4948
www.tpwd.state.tx.us/parks/grants.htm
50% matching reimbursement; funds may be used to
develop recreation facilities and recreation support
facilities, including trails, support roads, parking, utilities, and architectural and engineering fees necessary
for project planning and design.
Eligible projects include the acquisition of land for
development of new outdoor recreation opportunities;
additional land for existing parks; frontage on rivers,
streams, and lakes; outstanding natural areas; wetlands for recreational use; and open space.
Texas Recreational Trails Fund
(512) 389-4737
www.tpwd.state.tx.us/parks/grants.htm
This funding program requires the sponsor (cities,
counties, eligible special districts, state agencies, federal agencies, and eligible private organizations) to pay
25% of the total project costs. Federal dollars from the
Symms National Recreational Trails fund cover 75% of
the total project costs.
This fund will provide funds to construct new trails,
improve/maintain existing trails, develop/improve trailheads or trailside facilities, and acquire corridors/easements.

Private and Non-Profit Sources
American Greenways Dupont Awards Program
(703) 525-6300
www.conservationfund.org
The idea behind this small grant program ($500 $2,500) is to encourage action-oriented greenway
projects; awarded primarily to local, regional, or
statewide nonprofit organizations, however individuals
and public agencies may also apply for these grants to
stimulate the planning and designing of greenways
throughout America.
Applications must be received by the end of December
to be eligible for funds in the following year.
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American Greenways Eastman Kodak Awards
The Conservation Fund’s American Greenways
Program has teamed with the Eastman Kodak
Corporation and the National Geographic Society to
award small grants ($250 to $2000) to stimulate the
planning, design and development of greenways.
Coors Pure Water 2000 Grants
(800) 642-6116
Coors Brewing Company and its affiliated distributors
provide funding and in-kind services to grassroots organizations that are working to solve local, regional and
national water-related problems. Coors provides grants
ranging from a few hundred dollars to $50,000, for
projects such as river cleans ups, aquatic habitat
improvements, water quality monitoring, wetlands
protection, pollution prevention, water education efforts,
groundwater protection, water conservation and fisheries.
Home Depot
Contact the local District Manager
Home Depot is committed to giving back to the communities where their employees and customers live
and work. They provide small grants that can be used
to buy tools and supplies at Home Depot or they can
provide volunteers (Team Depot) to work on a project.
They concentrate on affordable housing, at-risk youth,
and the environment.
Leasing Sub-Surface Utility Rights beneath
Greenway Corridors
Several trail efforts have been successful in funding
their entire trail development efforts through the leasing
of sub-surface rights to telecommunication firms. The
Northern Virginia Regional parks Authority sold a 20year lease for a fiber optics cable beneath one of their
trail corridors for $250,000 annually. Other utilities
such as water, sewer, and natural gas may also be
interested in discussing opportunities for shared use of
corridors.
The Sonoran Institute/Grants Program
(520) 290-0828
www.sonoran.org
Wal-Mart Foundation
(800) 530-9925
www.walmartfoundation.org
This foundation supports local community and environmental activities and educational programs for children
(among other things).
An organization needs to work with the local store
manager to discuss application. Wal-Mart foundation
only funds 501 (c) 3 organizations.
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Throughout most early human history, while
travel and migration occurred, no organized
systems of transportation were necessary
and none were developed beyond the spontaneous footpaths that naturally result from
people interacting with nature. When populations reached certain levels, individual
hunting and gathering of food and fuel could
not reliably sustain everyone. Agriculture
and commerce were born and social systems developed. The birth of agriculture and
commerce created the need for the first
transportation systems, bridges and roads
traveled by people afoot, pack animals and
wagons, to move food between areas of
production and population centers and to
circulate the wealth necessary to pay for
food and other essential commodities.
Even now, our transportation systems exist
to support our economies and social structures. Transportation has evolved over thousands of years with new modes developed
in response to demands of growing
economies for greater efficiency in the
movement of people and goods.
There has always been a linkage between
land-use and transportation. Economic
development drives transportation planning
while transportation provides one of the
essential foundations for economic development. Unfortunately, the relationship
between land-use and transportation has
not always been well understood. In many
cases, land use decisions have been made
without adequate consideration of transportation impacts and vice versa. Many
urban problems we experience today are
thought by many experts to have resulted
from inadequate coordination of land use
and transportation policies.
In contrast to the slow evolution of transportation over millennia, transportation planning takes place at a point in time, looking
forward only ten to twenty years, and usually assuming that the existing transportation
modes will continue to serve their same
roles. This assumption is often wrong. In
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1900, the road system of Dallas County
consisted of section line wagon roads forming a grid of one mile squares traversing the
county. These unpaved wagon roads have
evolved into a network of concrete thoroughfare streets carrying cars, buses and
trucks. In the 1920s and 1930s much travel
within the county was accomplished via the
interurban railroad system. That system disappeared completely for 60 years until its
new incarnation, DART light rail, began
operation in 1996. The development of freeway systems beginning in the 1950s has
certainly changed the landscape, land use
patterns, economic development potential
and quality of life in the Dallas area in the
last half of the twentieth century. All of these
evolutionary changes have had monumental
effects that could not have been fully envisioned only a few years before the changes
began to take place, even if someone had
attempted to do so.
Are we destined to be at the mercy of
largely unplanned watershed changes such
as those experienced in the last century?
Can we take a more visionary approach to
coordinate land use and transportation
thinking that places our future as a City in
our hands to shape as we see fit?

Today in Farmers Branch, as it has always
been throughout the history of civilization,
our prospects for wealth and our survival as
an organized social system depend on
transportation. Our transportation system is
based on the modes remaining in prevalent
use in modern cities: walking, trains, and
predominantly automobiles. Other desirable
modes, for example bicycles and buses
accommodate a small, if not insignificant,
proportion of trips. Can coordinated land
use and transportation planning result in
decreased dominance of single occupant
autos for transportation and a resurgence of
a more diversified transportation system?
Recognizing the inevitable evolution of
transportation systems, the potential impact
of automated highways on urban transportation in the DFW region, while impossible to
predict with accuracy, should also be considered. Also meriting consideration are
such emerging concepts as intelligent transportation systems, transportation management and especially on the West Side of
Farmers Branch the concepts of “New
Urbanism” which may offer the potential for
developing more livable streets in neighborhoods that promote walking and transit use
as opposed to automobile commuting.
Market factors such as fuel prices and availability will also play a role in the transportation future. Regulatory mandates, particularly regarding air quality, are already having
an influence on the transportation system. It
is reasonable to assume these influences
will continue in the future.
Transportation planning in Farmers Branch
is necessarily linked to regional plans. A
transportation plan for the Dallas/Fort Worth
region is maintained by the North Central
Texas Council of Governments. DART
maintains a Transit System Plan. The Texas
Department of Transportation (Tx DOT) and
area cities have developed an Intelligent
Transportation Systems plan for the Dallas
area and work is underway to merge this
plan with a plan from Fort Worth into a
regional plan for use of telecommu-

cation and information technology to monitor and improve freeway operations.
Farmers Branch is active in all of these
planning efforts.
Today’s coordinated planning approach is
intended to lead toward a more sustainable
community and region, where transportation
connects and enhances neighborhoods and
is environmentally, aesthetically and functionally compatible with land use goals.
Traffic congestion has resulted from imbalances between travel demand and road
capacity. Recurring congestion results from
travel demand that exceeds the full capacity
of the road. Nonrecurring congestion results
from travel demand that exceeds the available capacity of a road during a period of
temporarily reduced capacity (e.g., a traffic
accident, stalled car, construction zone or
special event.) In our region, approximately
half the congestion is recurring and the
other half nonrecurring. The reduction of
nonrecurring congestion will require better
management and operation of the roads.
The traditional response to solving the problem of recurring congestion has been to
build more and wider roads.
The factors leading to recurring congestion
include population growth, increased tripmaking per person, increased average triplength, and decreased auto occupancy.
Many factors suggest that historical trends
of increasing number of auto trips per person, longer auto trips, and lower auto occupancy cannot continue for much longer. It is
reasonable to speculate that most motorists
will eventually discover a limit on the proportion of their time they are willing to
spend driving. Recent interest in high-density housing in and near downtown Dallas
could be evidence that a growing number of
people have reached the upper limit of tolerance for long daily auto commuting. There
is also an obvious, absolute limiting value
for auto occupancy. Average auto occupancy has been declining for many years and
is now approaching the minimum possible
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value of one. As these trends level-off, pressure to build ever-wider roads should relate
more directly to population growth alone.

Many activities of daily living
should occur within walking distance, allowing independence to
those who do not drive, especially the elderly and the young.
Interconnected networks of
streets should be designed to
encourage walking, reduce the
number and length of automobile trips, and conserve energy.
Congress of New Urbanism Charter, Principle 12

Population
growth remains a
contributing factor to future congestion. The
manner in
which expected
population
growth is accommodated will
determine the
extent to which it
will contribute to
more congestion.

Our automobiledominated recent past has led us to focus
on moving cars. It can be argued that this
focus has led to more cars and more roadway pavement. On the other hand, sustainable development practices are intended to
make it natural
for people to
travel fewer miles
each day, thereby reducing the
demand for more
and wider roads.
Our planning for
Farmers
Branch’s future
should lead us to
focus on moving
people instead of
cars, and minimizing travel
demand by
encouraging
development
practices that
allow many more trips to be made by walking and transit.
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1. Streets
A. Evolution of the Street System
The street system has changed significantly
over time. In 1898 transportation needs
were met by the railroads and a network of
wagon roads. State law required that county
roads “of the first class” be thirty feet wide
with stumps cut down to 6 inches. Male citizens of the county, 17 to 45 years of age,
were required to work up to ten days per
year on public roads.
By 1898 the network of county roads was
beginning to take the shape of the grid of
thoroughfares
spaced
one mile
apart that
eventually
became
the current
pattern. In
the
Farmers
Branch
area, 1898
wagon
roads have
become Valley View Lane, Webb Chapel
Road, Marsh Lane and Midway Road. The
alignment of these and other roads have
changed little in over a century.
The modern thoroughfare plan for Dallas
County continues to be based on the onemile grid of thoroughfares with radial and
circumferential freeways that were added in
the last half of the 20th Century. The pattern
of radial freeways extending out from the
Dallas central business district in many directions resembles the pattern of rail lines in
1889. The thoroughfares have become divided concrete streets, mostly four to six lanes
wide. Some thoroughfares are now classified
as “Regional Thoroughfares” expected to
carry especially high volumes of traffic.

Several of
the rail
alignments
evident on
the 1898
map are
now in use
by DART’s
light rail
system
with others
planned for
use by
DART within the next decade. The absence of lakes in
the 1898 map is also significant. The creation of large lakes throughout the region
for water supply purposes has introduced
discontinuities in the street system that can
only be bridged at great expense.

B. Travel Patterns
Over 90% of trips with destinations in
Farmers Branch begin elsewhere in the
region. The accompanying starburst diagram shows how weekday trips to and from
Farmers Branch are expected to be distributed in the region in the year 2025. The
width of each line radiating from Farmers
Branch reflects the proportion of trips to and
from other areas. The diagram is based on
projections made by the North Central
Texas Council of Governments and summarized in a trip table. In addition to the trips
summarized here, approximately 15
percent of all trips to and from Farmers
Branch are distributed to more distant parts
of the region.
It is important to note that these trips do not
include another category of trips made on
Farmers Branch highways, thoroughfares
and streets: through trips. Through trips are
those that have neither an origin nor a destination in Farmers Branch.

2025 Trip Table
Area
Far North Dallas
Farmers Branch
Carrollton
Coppell/Lewisville
Northwest Dallas
Northeast Dallas
Garland
West Plano
McKinney/Frisco
Whiterock (Dallas)
North Irving
East Denton Co.
West Dallas
Richardson
Allen
Mesquite
East Plano
Grapevine/Southlake
South Irving
South Arlington
Hurst/Euless/Bedford
Cedar Hill/Duncanville

Percentage of Total Trips
9.5
9.4
8.6
6.5
5.1
5.0
4.4
4.2
3.7
3.7
3.4
3.1
2.2
2.1
2.1
2.0
1.9
1.8
1.7
1.2
1.2
1.1

2025 Starburst Diagram
(Trips with origin or destination in Farmers Branch.)
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C. Through Trips
Many of the motorists on Farmers Branch
streets are not included in the travel
patterns depicted in the starburst diagram
because they do not have an origin or destination in the City. Instead they are making
through trips. These trips account for a
majority of trips on IH35E and IH635 in
Farmers Branch and are believed to
account for approximately half of all trips on
thoroughfares.

Current orientation of through trips.

Farmers Branch has a high proportion of
through trips because of its size and location. Many of the City’s thoroughfares comprise only short segments of much longer
streets that continue both north and south
of the farmers Branch city limits. Luna
Road, Josey Lane, Marsh Lane and Midway
Road all connect areas north of Farmers
Branch (in Carrollton, Addison and Dallas)
to IH635. Webb Chapel Road extends for
several miles into northwest Dallas and the
Love Field area. It is not surprising that
these streets with a majority of their length
in other cities would also accommodate
many trips without an origin or destination in
Farmers Branch.
For many years much of the traffic on these
thoroughfares has resulted from motorists
wishing to use IH635.

Future orientation of through trips.

With the completion of the President
George Bush Turnpike (PGBT) and the construction of the main freeway lanes of
SH121 many of the through trips previously
made on Farmers Branch thoroughfares will
be made on these new highways.
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D. Regional Context
Farmers Branch is located strategically in
the Dallas/Fort Worth region and has capitalized on its location to achieve high levels
of economic growth. Major transportation
hubs and corridors are vitally important to
the city. In order to maintain and grow
employment levels and market share, transportation hubs and corridors serving
Farmers Branch must be considered by the
public to be safe, efficient and reliable. The
hubs and corridors of greatest significance
to Farmers Branch are identified in the
accompanying maps.
Rail transit hubs and corridors.

Travel throughout the Dallas/Fort Worth
region increased during the 1990s and is
expected to continue to increase. Efforts to
improve highway capacity have generally
not kept pace. The result is shown by travel
time contours that outline the area that can
be reached from Farmers Branch in 45 minutes of driving during a normal evening peak
period. The contours contracted between
1990 and 2000. The City works with local,
regional, State and Federal agencies to see
that mobility projects, such as improvements
to the DART system, IH635, IH35E and the
President George Bush Turnpike are completed. These regional projects are vital to
Farmers Branch and efforts at all levels to
promote their funding and construction
should remain a high priority.

Highway hubs and corridors.

45-minute travel distances in peak periods.
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E. Local Perspective

Definitions
Street: The paved area between curbs (or
pavement edges) intended for vehicular
travel and in some cases parking. Streets
that carry large volumes of traffic long distances are thoroughfares. Streets that have
the primary purpose of providing access to
individual parcels of land are local streets.
Right-of-way: The publicly owned land
within which streets are built.
Streetscape: The immediate, visible environment of the street, including the areas
beyond the right-of-way that influence
perceptions of motorists and pedestrians.

“Streets require and use vast amount of land.
In the United States, 25 to 35 percent of a city’s
developed land is likely to be in public right-ofway, mostly in streets. If we can develop and
design streets so they are wonderful, fulfilling
places to be … then we will have successfully
designed about one-third of the city directly
and will have an immense impact on the rest.”
Allan B. Jacobs, Great Streets

Most travel in Farmers Branch is accomplished on streets. City street rights-of-way
are probably the largest single land use in
the City. Approximately 20% of the City’s
land is dedicated to street right-of-way.
Streetscapes dominate the Farmers Branch
landscape in more ways than one. They are
the first and last things motorists see. They
frame almost every view of every building.
The way streetscapes look and the way
they perform create powerful impressions
about a City.
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Streets have many purposes. There is, of
course, the goal of accommodating vehicular travel. Street rights-of-way must also
provide for drainage, pedestrians, landscaping, lighting, public and private utilities, and

all manner of public information (traffic
control devices and other signs).
Streets also have aesthetic and emotional
attributes. They can knit neighborhoods
together or split communities apart. The
interactions between the functions of a
street and the more intangible attributes of
a streetscape can be complex and difficult
to predict. It is possible for a wide, busy
thoroughfare to be perceived as an ugly,
cold, congested, dangerous drag-strip,
impossible for pedestrians to cross. Another
thoroughfare of the same width and carrying
the same amount of traffic may be viewed
as an inviting, warm, artery of exciting activity where one can appreciate the hustle and
bustle of urban life in all of its vitality.
While much attention is paid in transportation plans to thoroughfares, local streets
may be more important to most people’s
daily lives. Most streets in Farmers Branch
are local streets. Most of these streets are
26-feet wide from face-of-curb to face-ofcurb. Parking is allowed, traffic volumes and
speeds are low. These are the streets that
form the texture and help create the character of the City’s residential neighborhoods.
On the West Side of Farmers Branch there
are currently none of these typical local residential streets. Since there is no single-family residential development contemplated on
the West Side, it is likely that the
predominant street type that typifies
Farmers Branch neighborhoods will never
exist on the West Side.
What kinds of streets should be provided to
enable high-quality, livable neighborhoods to
evolve on the West Side? In mixed-use
areas, the local street must become a hybrid
that fulfills the functions of a commercial
street while providing the character and feel
of a local, residential street. On-street parking will be encouraged, street pavement will
be only as wide as necessary to provide for
lanes for moving traffic and parking.

Streets may become narrower at intersections by eliminating parking lanes.
Sidewalks will be wider, special pavement
textures will be used, frequent intersections
will help reduce vehicle speeds, lighting will
illuminate the entire streetscape rather than
being focused mainly on the roadway pavement. The streets will be spaced 300-400
feet apart creating a grid of walkable blocks.
This grid street pattern will help diffuse traffic by offering numerous alternative paths
for vehicles and will naturally calm traffic.
These and many other techniques will need
to be used throughout the mixed-use areas
of the West Side if sustainable neighborhoods are to develop.

Two segments of Jefferson Boulevard in Dallas. Roadway and
right-of-way widths are the same in both photographs.

Many of these same concepts recommended for local streets can be adapted to the
thoroughfares of the West Side. In order to
attain this goal, the width, appearance,
operation and interaction of the street with
the abutting land use must be designed and
managed to create the desirable vital urban
ambiance while still maintaining the thoroughfare’s function of safely moving large
numbers of vehicles (hopefully including
buses, shuttles, bicycles and pedestrians.)

The City of Farmers Branch has employed
landscaping and street hardware to upgrade
the appearance of its traditionally designed
thoroughfares throughout the City. The West
Side offers an empty canvas to compose a
series of developments in which both the
streetscapes of both local streets and thoroughfares are a major component of the
public art, where the streetscapes are as
pleasant and beautiful as the buildings,
parks and the natural surroundings.
1.) Thoroughfare Plan
The ordinance establishing the latest
approved City-wide Master Thoroughfare
Plan should be consulted to determine number of lanes, right-of-way width and median
requirement for thoroughfares. Major thoroughfares are intended for movement of
high volumes of traffic in the safest and
most efficient manner possible, providing
needed access to and through large areas
of the City. Major thoroughfares on the West
Side include Valley View Lane, Valwood
Parkway, Luna Road, Westside Parkway
and Lakeway Blvd. Other minor thoroughfares and collector streets are multipurpose
streets providing for both movement of traffic and access to individual properties.
Some of these minor thoroughfares and collector streets may also accommodate onstreet parking, where appropriate. Streets
not included in the thoroughfare plan have
the primary purpose of accommodating
access to property and are likely to accommodate on-street parking.
The thoroughfare plan ordinance addresses
the procedure for obtaining the right-of-way
necessary to accommodate typical street
cross-sections. The thoroughfare plan ordinance also provides for obtaining additional
right-of-way at intersections along thoroughfares where the need for right and left turn
lanes require additional right-of-way. The
following intersections are likely to require
extra right and left turn lanes to accommodate future traffic demands:
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•
•
•
•
•
•
•
•
•
•

Valley View/Westside/PGBT;
Valley View/Luna;
Valley View/Senlac;
Valley View/IH35E;
Luna/Westside;
Luna/Lakeway;
Luna/IH35E;
Luna/Royal;
Valwood/IH35E; and
Valwood/Diplomat.

Other intersections may be identified as
needing additional right-of-way based on
traffic impact studies prepared as part of the
development process. The development
process will delineate more specific requirements for implementing improvements.
The addition of median openings on divided
streets to serve new development is discouraged but will be evaluated on a caseby-case basis. At new median openings or
existing median openings that do not
currently have left-turn lanes, left-turning
traffic resulting from a proposed development must be accommodated by addition of
left turn lanes.

3.) Street Sections for West Side
New street sections are envisioned for the
West Side. For the West Side to develop in
a more sustainable manner than the normal
suburban sprawl model, the following principles are suggested to govern street design:
The street right-of-way and the adjacent
land uses should be incorporated into the
street sections.
In mixed-use areas and retail areas, street
sections that accommodate on-street
parking should be available.
The cross-section of a thoroughfare should
correspond to the adjacent land use in an
area and may not be uniform for the entire
length of the street.
Pedestrians should be buffered from vehicle
traffic via sidewalks separated from the curb
line by landscaping or a row of street trees
and light standards established at appropriate intervals. On-street parking and vertical
features such as railings and benches can
also provide buffering.

2.) Traditional Typical Sections
Typical street cross sections provided for in
the thoroughfare plan are depicted in the
accompanying chart. The chart shows the
width in feet of the right-of-way (ROW) and
pavement (Pvmt.)
for undivided (U)
and divided (D)
roadways with
four, six and eight
lanes.
On the West Side
alternative cross
sections will be
needed for local
streets and
thoroughfares.
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Two lane undivided street with on-street parking.

This boulevard in Paris does
not have a landscaped median but illustrates many
aspects of the boulevard concept also depicted schematically above.

Boulevard concept for a thoroughfare

Major intersections are often perceived by
pedestrians as hostile and intimidating.
Vehicle-pedestrian collisions at such intersections are relatively rare. If these intersections include pedestrian refuge areas on
islands and medians, pedestrians can feel
safer and more comfortable. Narrowing
Multiple roadway boulestreets at intersections (e.g., by elimivard provides for all uses
nating a short segof the street: access to
ment of parking lane
property, through and
and widening the
local traffic, crossing
sidewalk) can reduce
movements, pedestrian
the pedestrian-vehicle conflict area and
and motorist activity, and
can provide additionpublic transit in a balal room for pedestrianced way.
ans at crowded
street corners.

Major thoroughfares with six or eight lanes
and a median are often perceived as the
most unattractive and “hostile” of suburban
streetscapes. Even these streets can be
designed to fit within an attractive, walkable,
urban model. Boulevard design principles,
vertical elements (including shrubs, trees,
light standards, railings, benches and the
like) can be used to visually divide the wide
right-of-way into “rooms”. Boulevards
accommodate local traffic by providing separate access roadways adjacent and parallel to the main traffic lanes.
Multiple roadway boulevard provides for all
uses of the street: access to property,
through and local traffic, crossing movements, pedestrian and motorist activity, and
public transit in a balanced way.

Moving the curb out into the
roadway reduces the distance that pedestrians must
cross.
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4.) The TIF Area
The City established Tax Increment
Financing Reinvestment Zone Number One
on December 21, 1998. The area encompassed by the TIF zone is approximately
800 acres of undeveloped land. The TIF
was created to promote the development of
the area known as Mercer Crossing. The
TIF area is depicted on the accompanying
map.
The TIF plan adopted by the City calls for
the creation of a mixed-use urban center
development of 60-100 acres north of
IH635. While the boundaries of the mixeduse area have not been officially adopted,
the City and the property owner have generally considered the 75-acre area shown
on the accompanying map as the site of the
mixed-use development. A transitional area
between the mixed-use area and the
remainder of the TIF zone may also be
advantageous. A transitional area would
prevent aesthetic and functional problems
that could result from too abrupt a transition
from the planned urban center to the campus office development anticipated for the
remainder of the TIF zone. In response to
the creation of the TIF, the Citywide Master
Thoroughfare Plan update of 2000 reflected
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the TIF plan for a mixed-use development.
Lakeway Boulevard, Senlac Drive and
Hutton Drive were realigned and several
minor streets shown on older thoroughfare
plans that were intended to support a largecampus office park development were
removed.
The urban center style of development
planned for the mixed-use area is best
served by a street pattern that results in
300-400 foot
blocks. No street
plan for the urban
center has been
adopted. It is not
the intent of this
document to
establish a rigidly
defined street plan. The accompanying
depiction of conceptual street layout may be
helpful in visualizing what a street plan with
300-400 foot block spacing will look like
when ultimately adopted.

5.) Level of Service
Transportation plans commonly use the
level of service concept to establish a goal
of relatively uncongested streets. In large
urban areas many transportation plans contain a goal to not exceed level of service D,
or to only exceed that level of service at a
certain percentage of major intersections.
No such goal is recommended in this plan.
Most proposed office and multi-family developments are required to prepare a traffic
study describing how the proposed development will affect the nearby streets and intersections and describing any needed
improvements necessary to accommodate
additional traffic resulting from the development. A common feature of traffic studies in
Farmers Branch and elsewhere is their use
of level of service calculations to indicate
traffic conditions at intersections. Levels of
service ranging from A to F are assigned
based on estimated delay per vehicle.
Delay of 35 to 55 seconds is level of service
D, 55 to 80 seconds is level of service E
and delay per vehicle over 80 seconds is
level of service F. These levels of service
are not related to intersection capacity. An
intersection may not be at capacity and yet
have level of service F. On the other hand,
an intersection may have one or more
approaches at capacity and yet have a level
of service of D or even better. In Farmers
Branch and other cities in the north Dallas
County area, signal cycle lengths of 120
seconds or greater are commonly used on
thoroughfares during peak periods. These
cycle lengths can produce level of service E
or F while intersections are operating at less
than capacity.
When demand exceeds the capacity of a
signalized intersection approach the
approach is saturated and motorist delay
can become lengthy. In the north Dallas
County area it is not uncommon for some
major intersections to experience saturated
conditions on one or more approaches for a
portion of peak periods. This condition,
while not uncommon, should be avoided

through good planning and design
whenever possible.
Therefore, it is recommended that development on the West Side should demonstrate
sufficient intersection capacity to accommodate expected travel demand. This balancing of capacity and demand is recommended in lieu of a level of service threshold for
wide-scale planning purposes. The use of
intersection level of service in examining the
traffic impacts of a particular proposed
development project will still be useful in
determining whether or not the development
will adversely affect traffic operations.
6.) Driveways and Median Openings
One of the most important factors governing
traffic safety is the spacing of driveways and
in the case of divided thoroughfares, the
spacing of median openings. No strict engineering standards can be realistically established for the spacing of driveways and
median openings. Driveways and median
openings should be minimized along thoroughfares, however some are necessary.
The following table provides planning guidelines for minimum spacing of driveways and
median openings.
Speed(mph)

Median
Opening
Spacing (ft.)

Driveway
Stop/Signal
Clearance (ft.)

Driveway
Spacing(ft.)

30

300

100

185

35

300

150

245

40

400

200

300

45

450

250

350

In some cases, parcel sizes and other considerations necessitate deviation from these
guidelines. The City will encourage mutual
access and shared driveway locations, and
location of driveways (where practical) on
low-volume, low-speed streets as opposed
to high-volume, high-speed streets.
Commercial driveways should be a minimum of 30 feet in width. Curb radii of
30 feet will result in reduced damage to
curbs and landscaping as a result of truck
encroachment.
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Driveways along thoroughfares and in some
cases other
streets may
require installation of deceleration/right-turn
lanes. These
lanes should
have a 100-foot
transition and
attain their full
width for 100
feet, however in
cases where
road geometry
and lot sizes do
not permit these lengths, the transition and
full-width portions of the lane may each be
shortened to 60 feet.
The following summarize development
guidelines regarding commercial driveways:
• The number of driveways should be
minimized;
• Shared, common or mutually accessible
driveways serving more than one
development are encouraged;
• Driveways on low-speed, low-volume,
non-residential streets are preferred to
driveways on high-speed, high-volume
major streets;
• Driveways should be located as far from
intersections as possible;
• Driveways on thoroughfares may be
required to include right-turn lanes;
• Undivided two-way commercial driveways
should be a minimum of 30 feet in width
and shall not be more than 40 feet in
width;
• Curb radii at commercial driveways should
have a minimum radius of 20 feet. If truck
volumes entering and leaving the drive
ways is substantial, the radius should be
30 feet; and
• Gates, if any, restricting vehicular access
from streets shall be positioned to avoid
stopped vehicles awaiting access from
interfering with street traffic.
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7.) Joint Use
Street rights of way and particularly the airspace above them and the subterranean
space below, can be used for a variety of
uses. Pedestrian access, parking structures
and buildings can use these spaces when
permitted by the City. These uses can sometimes be advantageous for safety, convenience and security reasons and can allow a
large user to fit operations effectively on
small parcels. On the other hand, joint uses
can reduce pedestrian activity at street level
and if not designed well, can be obtrusive
and unattractive. Massive structures over a
roadway can create large areas of perpetual
shade beneath them that can make walking
unpleasant. Any proposed joint use of street
right-of-way should be considered by the City
on a case-by-case basis. Second-level street
crossings should generally be point-to-point,
and should not be allowed to link together in
interconnected networks.

Joint uses can impose a barrier effect across a street as in the
example shown above. Well designed joint uses can be
designed to be functional and attractive, creating gateways and
view terminations.

Parking Issues in Developed Areas
Parking can become an issue within industrially developed areas of the West Side.
Properties originally developed for
warehousing and distribution activities are
being reused for high-density uses such as
office and call-centers, which generate a
higher parking
demand. At some
locations shiftchanges with overlapping parking
demand periods
exacerbate a short- Parked vehicles along street due
to insufficient off-street parking.
age of parking supply. Insufficient
parking becomes evident during peak-hours
with visible on-street parking and vehicles not
parked within designated parking areas.
More specifically, vehicles may park within fire
lanes, driveway approaches, on the grass,
and too close to intersections. Also, there
maybe a lack of convenience parking including parking available near building entrances
and shaded parking stalls.
The City has received complaints from businesses and leasing and realtor agents
regarding the parking issues within the study
area. Concerns range from safety to
aesthetic to business and employee retention.
The city assembled a focus group
of property and
business owners
and other stakeholders within the
West Side area to Stakeholders represented at the
Group meetings included
help identify strate- Focus
representatives from IBM, The
gies to resolve the Container Store, Valwood
Improvement Authority, and City
parking issues.
staff.
After an initial
organization meeting, the focus group participated in four meetings within a one-month
period in 2001.
During the first focus group meeting, the
group was charged with identifying specific
issues associated with parking.

ISSUES
Issues
1. Properties originally developed for
industrial uses are being used for higher
density uses such as office and
call-centers;
2. Safety and visibility of pedestrians;
3. Insufficient parking for special business
and training events;
4. Employee and business retention;
5. Employee, customer and emergency
vehicle access;
6. Limited availability of mass transit; and
7. Aesthetic appearance of the study area.
As discussion evolved, it was evident that
many issues associated with parking overlapped into many areas. For example,
parked vehicles within the driveway
approaches prohibited delivery trucks from
accessing a site and created sight visibility
obstructions for pedestrians and vehicles
leaving the site.

Vehicles parked within the driveway approaches can create
sight obstructions for vehicles exiting a site and create physical
obstructions for delivery vehicles entering a site.

89

circulation

STRATEGIES
Once the parking issues were identified, the
focus group developed strategies to resolve
the parking issues:
Strategies
1. Allowing parking as a temporary primary
use;
2. Educating employees about legal parking
areas;
3. Enforcing public rights-of-way and private
property;
4. Shared parking agreements between
businesses owners;
5. Improving use of existing DART programs;
and
6. Revising city ordinances and design guide
lines to accommodate on-street parking in
some locations.

8.) Parking for New Development
Parking is viewed by some as a necessary
evil. Adequate parking is essential to the
functioning of a developing area, but poorly
planned parking can be an aesthetic and
functional blight that deters quality development. The challenge is to ensure that adequate parking is available and convenient
and that parking is designed to complement
rather than detract from the appearance,
ambiance and efficient use of the West
Side. Where parking is inadequate, as it is
already in some areas of the West Side,
motorists park illegally and unsafely and
create unsightly conditions. Ultimately,
businesses may relocate to other areas
where parking is not an issue.
The concepts contained in this section are
not intended to be applied as rigid standards. In many zoning districts development
standards regarding parking have been
established.
The ideal concept for the West Side is onestop-parking where a motorist arriving in a
car can park and access multiple destinations without moving the vehicle. Mixed-use
areas are designed with this concept in
mind. In these relatively compact areas, the
total parking demand and parking supply
need to be balanced on an area-wide basis.
This concept implies the need for sharedparking and creates the opportunity to
reduce the number of overall parking
spaces that need to be built to support
mixed-use development.
Campus development usually represents
the antithesis of one-stop-parking. In developments featuring large campus-style
developments with parking in front of buildings, it is often difficult or impossible for a
person who is parked at one building to visit
even a neighboring building without driving.
Care should be taken on the West Side to
plan campus developments to enable and
foster the concept of one-stop-parking. In
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general, plans that foster one-stop-parking
tend to have design features compatible
with other sustainable planning elements
discussed elsewhere in this section: buildings close to the street; parking in the rear
and preferably in structures; minimized
walking distances between front doors; and
wide sidewalks separated from the street.
Where possible additional pedestrian
linkages across property lines should be
provided.
In campus settings, parking is usually
accommodated within developments and
off-street. On-street parking has traditionally
not been provided along thoroughfares, but
in mixed-use and retail areas, on-street
parking may be desirable and specific street
designs will be used to accommodate
on-street parking if possible.

In areas where office is the predominant land
use and higher densities are preferred, multilevel parking structures should be used.
In urban center development areas,
on-street parking is encouraged and streets
must be designed to accommodate onstreet parking. In these areas parking
structures are desirable. If the initial
development of urban centers cannot
support immediate construction of parking
structures, plans should provide for
phasing-in parking structures and phasingout most off-street surface parking.
Parking stalls are generally 18 feet long by
10 feet wide or 20 feet long by 9 feet wide
unless otherwise permitted by zoning. (In
some districts smaller parking stalls are permitted.)
Parking modules should generally have a
minimum width of 60 feet measured from
front of stall to front of stall (e.g., 18-foot
stall, 24 foot drive aisle, 18-foot stall). In
some cases, the parking module can
overhang an adjacent landscaped area by
two feet (for bumper overhang) on one or
both sides of the parking module, thereby
effectively reducing the module width by
two-four feet.

One-stop parking located behind the buildings.

If developments are planned to accommodate a variety of possible uses
(e.g., so-called “flex-space” for warehouse,
showroom, office or call-center uses) the
site must be designed to accommodate the
parking demand predicted for the entire
range of uses.

Parking areas including truck loading and
delivery areas shall be accessed via driveways, not directly from streets. Vehicle
maneuvering on streets should be limited to
turning into and out of driveways.
Curb radii used to create such features as
parking islands on the interior of the site
should generally be 10-20 feet. Driveways
that serve as fire lanes shall be a minimum
of 24 feet in width and have minimum turning radii of 26 feet.

At industrial sites, truck maneuvering, queuing and staging shall take place off-street.
Surface parking lots and truck maneuvering
and loading areas should be located
generally behind buildings.
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9.) Traffic Signals

10.) Visibility

Traffic Signals are installed where it is
determined that signals are both warranted
and desirable. Traffic signals impose a
severe restriction on roadway capacity and
can result in increased delay and collision
frequency.

At driveways and intersections clear sight
distance must be provided and maintained
to allow for safe movement of pedestrians
and vehicles. Landscaping, signage, parking and berms must be designed to allow
for motorists to see and be seen by
approaching traffic. The following charts
illustrate the sight triangles at driveway and
intersection areas. In these areas
obstructions should be lower than two feet
or higher than eight feet.

Traffic signals are not installed to slow or
calm traffic.
Where traffic signals are installed along a
major thoroughfare, the signals will allocate
the maximum green time practical to the
thoroughfare and will allocate to the minor
street only the green-time necessary to prevent undue delay. Signals along thoroughfares will be timed to maintain traffic
progression along the thoroughfares.
In order to synchronize signals it is necessary to operate all signals along a thoroughfare with the same “cycle length”. Cycle
length is the time required for a signal to
serve all movements at an intersection
once. Cycle lengths in Farmers Branch
normally range from 75-120 seconds
depending on location and time-of-day.
Sometimes the need to synchronize signals
using a common cycle length results in
minor street delay that exceeds the delay a
motorist might encounter if no signal were
present.
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F. Streetscape and Appearance
Streetscapes are our most important public
spaces and therefore require thoughtful
design. The first impression that a visitor
has of Farmers Branch is that provided by
the streetscape. Even the long-time
residents see their hometown primarily from
the street.

There are several basic elements that are
critical to a functional and attractive street:
• Layout of streets;
• Visual termination; and
• Streetscape elements.
1.) Layout of Streets
Streets define the pattern of development.
The layout of streets influences pedestrian
and vehicular movement. A dense network
of interconnecting, streets provides a sense
of orientation and appropriately distributes
traffic. Dense street network also promotes
a compact mix of land uses and lot sizes
where buildings are required to front onto
streets. Because of the compact nature of
building pattern many trips can be combined into a single auto trip, and many
destinations are accessible by walking.

Field of vision based on traffic speed. The average pedestrian
moves at 3 mph. At this speed the pedestrian can fully experience the visual details of the street. At 50 mph, a driver’s field of
vision is about 30 degrees.

Most places are experienced from the street
right-of-way, from the public viewshed – a
field of vision. The width of this field of
vision is narrower when traveling at high
speeds and wider at slower speeds. The
visual details of the street are more fully
experienced at slower speeds.
The most negative image occurs in strip
commercial areas where the traffic on a
roadway designed for 55 mph actually
moves at 20 mph – the pedestrian is out of
scale in this realm.

2.) Visual Termination
Streets that frame vistas with landmarks
make the community more spatially memorable. Where possible streets should be
designed so they terminate at important
buildings and places. Visible landmark help
orient pedestrians and make walking routes
interesting.
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3.) Streetscape Elements
There are many elements of streetscapes,
which must be combined to create a charming human scale street. They include the
following features:
a.) Proportion and Dimensions
The proportion and length of the street are
critical to the appearance of the place. The
spatial enclosure (the relationship of building height to street width) is a major determinate of whether a person feels comfortable in the space. For wider streets, street
trees can modify the proportional relationship creating extremely positive streets.

Downtown Athens, Georgia. Courtesy: Shelley Poticha,
Congress of New Urbanism.

Street trees should be provided on all new
streets. Street trees should be placed no further than 30 feet on center. In urban core
areas the street trees should be placed
closer to the curb in tree wells. Trees
should be placed between the sidewalk
and the curb.
Tree species and planting technique should
be selected to create a unified image for the
street and provide an effective canopy.

b.) Street Trees and Landscaping
Street trees bring human scale to street
environment. Landscaping and flowers in
planted strips, containers, and other areas
soften surrounding edges of buildings and
parking lots and add life, color, and texture
to the pedestrian’s field of vision.
Street trees help reduce the heat build-up
from large asphalt areas, create a cooler
micro-climate, and provide habitat for local
birds. Shade for comfort of pedestrians is
key in Texas heat to creating a viable
walking environment.
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c.) Sidewalks
In the urban core area, wide sidewalks are
desirable where pedestrian activity will be the
greatest and where outdoor seating is
encouraged. Sidewalks that are scored,
inlaid, stamped, or constructed of different
materials will produce textural variety in
areas where visual impact is desirable.

d.) Street Furniture
Street furniture complements the form and
function of the street – they give the street
an additional human dimension, help keep
the street clean, and provide a place to sit.
Typical street furniture includes benches,
planters, trash receptacles, street lamps,
water fountains, and artwork.

Such furniture should complement the area
architecture, be scaled to the speed and
dimensions of the street, and be designed
to fit outside the main travel way used by
pedestrians. A clear travel way of four feet
is recommended on all sidewalks.

e.) Street Lights
Lighting of the street system, including
adjacent sidewalk, increases security and
pedestrian safety and comfort. Where new
lighting system is being introduced, it may
be possible to incorporate light posts and
fixtures that are more
pedestrian friendly:
shorter and more in
scale with pedestrians
and with less obtrusive
and harsh light source.
Additional lighting may
be necessary at
pedestrian crossing
points, intersections,
entrances to buildings,
and other areas to
supplement street
lighting system.
Human-scale light poles
complement the
pedestrian realm.

f.) Signs
Most regulatory and warning signs are
directed at motor vehicle traffic along streets
and prior to crossings. Directional and
informational signing installed for motor
vehicles may not adequately serve pedestrians, so care should be taken to identify key
origins and destinations. Distances to
origins and destinations can be given in
blocks, average walking time, or other
measurements meaningful to the pedestrian. The provision of maps, including information about transit routes, makes it easier
for pedestrians to find their way around.

Signs and sidewalk maps help residents and visitors to get
around without getting lost.

Signs should be easy to read and understand – generally, light letters and symbols
on a dark background are easiest to read.
g.) On-street Parking
On-street parking provides a buffer zone
between the roadway and the sidewalk. It
also narrows the
appearance of streets,
reducing vehicle
speeds. On-street
parking provides
opportunities for
people to access the
sidewalk directly from
their vehicles and
increases street
activity.

Two lane undivided street
with on-street parking.
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Parallel parking stalls need to provide
adequate space for pedestrian movement
around the parked car without forcing
pedestrians out into the stream of traffic.
When perpendicular parking stalls are located adjacent to sidewalks, wheel stops or
curbing should be constructed to eliminate
vehicle overhang that reduces usable
sidewalk area.

locations will provide a less obtrusive image
for this essential equipment. In some areas
landscape screening of cabinets is possible.
In mixed-use areas, and other areas where
it is appropriate, the use of modular signal
hardware that integrates the poles arms
cabinets and signal heads together will be
considered. Other innovative treatments
should also be considered.

h.) Access Management
Excessive access points require pedestrians to cross ingress/egress traffic more
than necessary. Reducing the number of
access points improves safety and comfort
for motorists and pedestrians -- particularly
accommodating people with disabilities
becomes easier with the reduced need for
special treatments at driveway cuts.

Continuing effort on the part of the City to
address appearance issues with utility
companies will be necessary. The City has
adopted a right-of-way use ordinance
designed, in part, to help address utility
appearance issues. Careful monitoring and
enforcement are likely to lead to the need to
update this ordinance to address new and
unanticipated issues.

i.) Street Hardware
The appearance of Farmers Branch streets
has long been a source of civic pride. The
preservation, maintenance and improvement of street landscaping, street hardware
and utility equipment and fixtures in street
right-of-way continues to receive considerable attention. Traffic signal equipment is
probably the most conspicuous hardware at
intersections. The City has adopted appearance standards for signal poles arms and
heads. Traffic signal cabinets have not been
addressed by these guidelines. Concerns
have been voiced about the appearance of
these cabinets. The existing cabinets are
normally over six feet high and four feet
wide. The exterior surface is unpainted aluminum. The cabinets are placed on concrete foundations of varying heights that
average about 18 inches.
New control technologies now make it possible to adopt a different standard for traffic
signal cabinets. The new cabinets are
approximately half as wide and one-third
shorter than the existing cabinets. The
design of the new cabinets includes a
slightly pitched roof detail that offers a more
finished look. Placing the cabinet on a lower
foundation and in less conspicuous
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Since much of the West Side is undeveloped, the City will have the opportunity to
design the transportation infrastructure with
appearance in mind. Many concepts intended to design-in a pleasing and comfortable
street appearance are addressed in the
Sense of Place section of this plan.

G. Traffic Calming Background
Residents have long had concerns about
what are often perceived as excessive traffic volume and speed on residential streets.
The City has responded to these concerns
in a variety of ways: speed limits; special
enforcement effort; warning signs; studies
and use of the City’s speed trailer. The
neighborhood renaissance effort has offered
the opportunity to test additional means of
calming traffic in neighborhoods.
The Farmers Branch Neighborhood
Renaissance Program was introduced in
late 1997. Branch Crossing is the first
neighborhood selected for the Farmers
Branch Neighborhood Renaissance
Program. During the first public meeting to
discuss the Program, residents identified
traffic issues as a priority. Ever since, the
City has worked with the neighborhood to
pioneer efforts to reduce traffic volumes and

speeds. Traffic Calming initiatives in Branch
Crossing have included:
• Experimental Street Closure (reopened
after a trial period) intended to prevent
cut-through traffic (traffic with neither an
origin nor a destination in the
neighborhood);
• Left Turn Prohibitions implemented as
an alternative to street closure;
• Road Humps on Farmers Branch Lane;
and
• Road Narrowing on Tom Field Road
using landscaped constrictions and
medians.
Road humps installed along Farmers
Branch Lane have reduced the speed of
vehicles substantially. One common measure of speed is the 85th-percentile speed,
the speed not exceeded by 85 percent of
motorists. Road humps have caused the
85th-percentile speed on Farmers Branch
Lane to decrease by seven to ten miles per
hour. The narrowing of Tom Field Road
using constrictors at each end and landscaped medians in between has also
reduced speed on that street. Since the narrowing of Tom Field Road, the 85th-percentile speed has declined by six to seven
miles per hour. Average speeds have
declined on both streets by similar amounts.
Now most motorists are traveling below the
speed limit. The Farmers Branch City
Council adopted a City-wide road hump policy on April 17, 2000. The policy establishes
technical criteria and a petition and public
involvement process that neighborhoods
can use to have road humps installed.

Road humps on Farmers Branch Lane.

Tom Field Road before improvements.

Tom Field Road after improvements.
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2. Transit

Rail transit hubs and corridors.

If the West Side is ever to develop to its full
potential many of the daily trips to the area
will need to be served by transit. The limited
number of freeway and turnpike access
points have finite capacity to deliver regional trips to the area. Mixed-use development
patterns will reduce somewhat the number
of trips into and out of the area from external sources. Even so, it is important to have
access to the West Side via transit. Much of
the needed transit service will be provided
by buses linking to the planned DART light
rail station east of IH35E. The possible
future rail transit service on the Burlington
Northern route offers the potential for a rail
station located in the heart of the West
Side.
DART has begun design of the light rail line
on the Union Pacific alignment east of
IH35E that will begin operation in 2008. The
line will have a station serving Farmers
Branch near the intersection of Valley View
Lane and Denton Drive, on the edge of the
West Side planning area.

Station area plan.

HOV lanes.

The City has devoted significant effort to
planning the station area, acquiring land for
station area development and investing in
street improvements to facilitate station
area operation. This station has been the
focus of much attention in the past because
of commitments on the part of both DART
and the City to rail transit development on
the Union Pacific alignment. Both DART
and the City have long recognized the
planned station location as being ideally
suited to serve Farmers Branch as a whole.
For the station to provide significant service
to areas west of IH35E, much better transit
feeder service will be needed.
The existing Burlington Northern rail alignment is well located to provide regional rail
transit service to the core of the undeveloped portion of the West Side. However,

98

the Burlington Northern alignment is not yet
part of DART’s plan to deliver rail service
and development of rail transit has not been
scheduled. Because of its potential significance, it is important for the City and DART
to include rail transit on the Burlington.
Northern in its plans for the West Side.

If transit oriented development is to be
successful in suburban areas, DART may
need to relax some of their criteria to allow
for a strong initial transit presence in urban
center areas.

High Occupancy Vehicle (HOV) lanes are
another transit component that can help
meet the transportation demands of West
Side development. Average auto occupancy
in the Dallas area is currently near 1.1
occupants per vehicle. HOV lanes provide a
premium transportation service for vehicles
with two or more occupants. HOV lanes
exist on IH635 and IH35E in the vicinity of
Farmers Branch. Additional HOV lanes are
planned on Loop 12. On the Dallas North
Tollway and the President George Bush
Turnpike, lane management (charging
HOVs a reduced toll) is also possible to provide an incentive for increasing auto occupancy. Ultimately the design for IH635 will
provide for six managed lanes between
US75 and IH35E. Sometimes called HOT
lanes, these lanes will allow HOVs to travel
free while charging a toll for single occupant
autos. The toll may vary by time of day to
reflect the level of congestion on the main
lanes of the freeway, with higher tolls
charged for single occupant autos during
the most congested periods.
Just as the texture of streets and sidewalks
will need to become finer to adequately
serve the mixed-use areas of the West
Side, so too will the texture of the transit
network. Routes for a transit feeder/circulator system must be laid-out such that no
location is more than three or four blocks
away from a route. Because some needed
feeder and circulation services may not
meet DART’s cost-effectiveness criteria, at
least initially, innovative funding may be
needed. For example, employers may need
to provide shuttles to and from rail stations.
Groups of employers could arrange for
E-Shuttles (employer subsidized DART
shuttles).
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3. Transportation Management
Transportation management involves coordination of strategies such as flexible work
hours, ridesharing, parking management
and pricing, staggered hours, and telecommuting. High densities and heavy congestion in a well-defined area such as the West
Side provide incentives for use of transportation management to meet travel
demand more efficiently. Transportation
management activities are often coordinated by associations formed by employers,
the City, the transit authority and business,
employee and resident organizations. The
City of Farmers Branch is currently in the
process of establishing a transportation
management association on the east side of
the City.
Ultimately, the development of the West
Side will also make transportation management essential. Planning for transportation
management and incorporating it into development plans is wise even now. Already in
some areas of the West Side, economic
growth has resulted in parking shortages
with the result of undesirable parking on
streets, fire lanes and adjacent private property. The City’s creation of a West Side
parking committee could be a useful first
step to establishing a transportation
management association for the West Side.

Conceptual feeder/circulator services.
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4. Pedestrian Linkages
Walking is viewed by many as a key mode
of transportation in a viable multi-modal
system. Walking contributes to health and
enhances community life by allowing people
to feel more connected to their surroundings. Often the appearance of pedestrians
on the sidewalks provides the impression to
a motorist passing through that an area
must be a desirable place to be. A continuous flow of pedestrians contributes to security. For many reasons, the provision of
functional, welcoming pedestrian linkages is
important to the West Side.

The normal sidewalk width in Farmers
Branch is four to five feet. In developed
areas, where gaps in the sidewalk system
exist, all development and redevelopment
plans should provide for sidewalks along all
street frontages. This approach will encourage pedestrian and transit activity, will promote a safer environment for pedestrians
and motorists by providing a safe alternative
to walking in the street and will preserve
landscaping by reducing footpaths through
turf and ground-cover plantings.

The Open Space section of this plan
describes planned trails for the West Side.
Trails are intended to serve a recreational
purpose and to a more limited extent a
transportation purpose as well. In addition
to the planned trails, the development of a
widespread network of sidewalks is needed.
Most trips involve a pedestrian component.
Motorists traveling to the West Side by car
will normally park and walk some distance
to enter a building. Persons arriving via
transit will normally have a somewhat
longer walk because transit stops are not
spaced as closely as parking facilities. In
mixed-use developments such as those
planned for the West Side, a significant
number of people will live within walking distance of shopping schools and their employment. The needs of motorists, transit riders
and local residents require sidewalks along
both sides of streets.

The sidewalk grid texture becomes finer in mixed-use areas.

In mixed-use areas, in order to create the
sense of place discussed earlier in this plan,
not only will sidewalks be wider and streets
narrower, the texture of the street and sidewalk system will become finer. Streets will
be located to delineate urban-style blocks
300-400 feet long. The result will be not
only an increased density of sidewalks, but
also an appearance and “feel” of compactness. Building doorways will be adjacent to
the sidewalks and cars will be parked onstreet or in structures. By placing the pedestrian facilities next to and along the landuses (rather than separated from them by
parking lots and drive aisles) the primacy of
the pedestrian trip becomes cast-inconcrete. It will often be more convenient to
walk than to drive.
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Pedestrian actuated signals are usually provided where significant pedestrian linkages
cross thoroughfares at traffic signals to
ensure that pedestrians have adequate time
to cross and to help pedestrians determine
when it is safe to cross. The layout of major
pedestrian linkages connecting neighborhoods to transit stations should be designed
to cross thoroughfares at signalized
intersections with pedestrian signals.
While not all streets and sidewalks intersect
thoroughfares at signalized intersections,
pedestrians should be provided at least one
path between their neighborhood and the
transit station along which all thoroughfare
crossings can be made at signalized
intersections with pedestrian signals.
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Automated Highways
It is possible that at least some
major highways within the
Dallas/Fort Worth area will be
automated to some extent within
the next 20 years. An automated
highway will have at least some
lanes capable of interacting with
vehicles such that automatic control of steering, throttle, braking
and signaling is possible without
human intervention. The impact of
highway automation especially if
coupled to a trend for smaller,
lighter cars could result in a significant increase in highway capacity
and safety. Current assumptions
about highway capacity
that have not changed since auto
travel began, will change when
automated highways are introduced. Highway and intersection
capacity are factors that could limit
development of the West Side.
The long-range development
potential of the West Side will
need to be reevaluated once the
operational characteristics of automated highways are better known.

GOALS, ISSUES & STRATEGIES
Issues
Many urban problems we experience today
are thought by many experts to have
resulted from inadequate coordination of
land use and transportation policies.
Can coordinated land use and transportation planning result in decreased dominance
on single occupant autos for transportation
and a resurgence of a more diversified
transportation system?
Goals
1. Today’s coordinated planning approach is
intended to lead toward a more sustainable community and region, where transportation connects and enhances
neighborhoods and is environmentally,
aesthetically and functionally compatible
with land use goals.
Sustainable development practices are
intended to make it natural for people to
travel fewer miles each day, thereby
reducing the demand for more and wider
roads. Our planning for Farmers Branch’s
future should lead us to focus on moving
people instead of cars, and minimizing
travel demand by encouraging development practices that allow many more
trips to be made by walking and transit.
2. Regional projects are vital to Farmers
Branch and efforts at all levels to
promote their funding and construction
should remain a high priority.
3. The width, appearance, operation and
interaction of the street with the abutting
land use must be designed and managed
to create the desirable vital urban
ambiance while still maintaining the
thoroughfare’s function of safely moving
large numbers of vehicles.
4. The ideal concept for the West Side is
one-stop-parking where a motorist
arriving in a car can park and access

multiple destinations without moving the
vehicle.
5. For the new DART Northwest Corridor
light rail station (on the Union Pacific
alignment) to provide significant service
to areas west of IH35E, much better tran
sit feeder service will be needed. Routes
for a transit feeder/circulator system must
be laid-out such that no location is more
than three or four blocks away from a
route.
6. In addition to rail transit on the Northwest
Corridor line, the City and DART should
also include rail transit on the Burlington
Northern alignment in plans for the West
Side.
7. In addition to the planned trails, the
development of a widespread network of
sidewalks is needed.
In developed areas, where gaps in the
sidewalk system exist, all development
and redevelopment plans should provide
for sidewalks along all street frontages.
Strategies for Streets
1. In mixed-use areas, the local street must
become a hybrid that fulfills the functions
of a commercial street while providing
the character and feel of a local, residential street. On-street parking will be
encouraged, street pavement will be only
as wide as necessary to provide for lanes
for moving traffic and parking. Streets
may become narrower at intersections by
eliminating parking lanes. Sidewalks will
be wider, special pavement textures will
be used, frequent intersections will help
reduce vehicle speeds, lighting will illuminate the entire streetscape rather than
being focused mainly on the roadway
pavement. The streets will be spaced
300-400 feet apart creating a grid of
walkable blocks.
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2. The following intersections are likely to
require extra right and left turn lanes to
accommodate future traffic demands:
a. Valley View/Westside/PGBT;
b. Valley View/Luna;
c. Valley View/Senlac;
d. Valley View/IH35E;
e. Luna/Westside;
f. Luna/Lakeway;
g. Luna/IH35E;
h. Luna/Royal;
i. Valwood/IH35E; and
j. Valwood/Diplomat.
3. New street sections are envisioned for
the West Side. For the West Side to
develop in a more sustainable manner
than the normal suburban sprawl model,
the following principles are suggested to
govern street design:

1. Driveways and median openings should
be minimized along thoroughfares; however, some are necessary. The following
table provides planning guidelines for
minimum spacing of driveways and
median openings.
Speed(mph)

Median
Opening
Spacing (ft.)

Driveway
Stop/Signal
Clearance (ft.)

Driveway
Spacing(ft.)

30

300

100

185

35

300

150

245

40

400

200

300

45

450

250

350

a. The street right-of-way and the
adjacent land uses should be
incorporated into the street sections.

2. Commercial driveways should be a
minimum of 30 feet in width. Curb radii of
30 feet will result in reduced damage to
curbs and landscaping as a result of
truck encroachment.

b. In mixed-use areas and retail areas,
street sections that accommodate
on-street parking should be available.

3. Shared, common or mutually accessible
driveways serving more than one
development are encouraged.

c. The cross-section of a thoroughfare
should correspond to the adjacent land
use in an area and may not be uniform
for the entire length of the street.

4. Driveways on low-speed, low-volume,
non-residential streets are preferred to
driveways on high-speed, high-volume
major streets.

d. Pedestrians should be buffered from
vehicle traffic via sidewalks separated
from the curb line. On-street parking
and other features may also provide
buffering.

5. Driveways should be located as far from
intersections as possible.

4. Development on the West Side should
demonstrate sufficient intersection
capacity to accommodate expected travel
demand.
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Strategies for Driveways

6. Driveways on thoroughfares may be
required to include right-turn lanes.
7. Undivided two-way commercial driveways
should be a minimum of 30 feet in width
and shall not be more than 40 feet in
width.

GOALS, ISSUES & STRATEGIES
8. Curb radii at commercial driveways
should have a minimum radius of 20 feet.
If truck volumes entering and leaving the
driveways is substantial, the radius
should be 30 feet.
9. Gates, if any, restricting vehicular access
from streets shall be positioned to avoid
stopped vehicles awaiting access from
interfering with street traffic.
Strategies for Parking Areas
1. If developments are planned to accommodate a variety of possible uses (e.g.,
so-called “flex-space” for warehouse,
showroom, office or call-center uses) the
site must be designed to accommodate
the parking demand predicted for the
entire range of uses.
2. At industrial sites, truck maneuvering,
queuing and staging shall take place
off-street.
3. Surface parking lots and truck maneuvering and loading areas should be located
generally behind buildings.
4. In areas where office is the predominant
land use and higher densities are preferred, multi-level parking structures
should be used.

7. Curb radii used to create such features
as parking islands on the interior of the
site should generally be 10-20 feet.
Driveways that serve as fire lanes shall
be a minimum of 24 feet in width and
have minimum turning radii of 26 feet.
Strategies for Roadsides
1. At driveways and intersections clear sight
distance must be provided and
maintained to allow for safe movement of
pedestrians and vehicles. Landscaping,
signage, parking and berms must be
designed to allow for motorists to see
and be seen by approaching traffic.
2. Street trees should be provided on all
new streets. Street trees should be
placed no further than 30 feet apart. In
urban core areas the street trees should
be placed close to the curb in tree wells.
Trees should be placed in between the
sidewalk and the curb in all other areas.
3. In mixed-use areas, wide sidewalks are
desirable where pedestrian activity will be
the greatest and where outdoor seating
is encouraged. Sidewalks that are
scored, inlaid, stamped, or constructed of
different materials will produce textural
variety in areas where visual impact is
desirable.

5. In urban center development areas,
on-street parking is encouraged and
streets must be designed to accommo
date on-street parking. In these areas
parking structures are desirable.
6. Parking areas including truck loading and
delivery areas shall be accessed via
driveways, not directly from streets.
Vehicle maneuvering on streets should
be limited to turning into and out of drive
ways.
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In municipal terms, infrastructure consists of
those public and private systems needed to
meet a variety of needs of people and businesses including drinking, washing, irrigating,
communicating, lighting, and fire suppression.

Infrastructure is a support system. In
municipal terms, infrastructure consists of
those public and private systems needed to
meet a variety of needs of people and businesses including drinking, washing, irrigating, communicating, lighting, and fire suppression. Infrastructure includes water,
sanitary sewer, drainage, roadways, energy,
and communication systems.
The water distribution system, wastewater
collection system, storm drainage system,
street system (including the pedestrian elements), energy systems, and telecommunications systems are vital support systems
today. The systems pose a significant challenge for the following reasons:
• They must be adequate to support
existing populations and be able to
accommodate growth;
• They represent a substantial investment;
• They have to be adaptable to meet
changing technology, changing uses and
growth; and
• They must be constructed so that they do
not detract from the aesthetic qualities
that make a place enjoyable to live, work,
and recreate.
Municipal facilities, hospitals and educational facilities may also be considered as
infrastructure. However, for purposes of
planning utility facilities and addressing the
needs of the city from a utility perspective,
municipal facilities, hospitals, educational
facilities and other similar facilities have not
been addressed in this chapter and are
addressed in the Public Facilities section.
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History of Improvements
In order to understand and plan for the
infrastructure needs of the city, it is important to understand the history of infrastructure improvements since the infrastructure
improvements have helped shape the West
Side as it exists today.
Providing the support systems for the West
Side of the City has occurred in increments
since the late 1970s. The creation of the
Valwood Improvement Authority (VIA)
provided the administrative and financing
tools to reclaim land from the floodplain of
the Elm Fork of the Trinity River. The land
within VIA is between the Burlington
Northern Railroad and the levees along the
Elm Fork of the Trinity River, bounded by
IH635 on the south and Belt Line Road in
Carrollton on the north. VIA is a taxing
authority that builds, maintains and operates
the system of levees, sumps, and pumps to
protect a significant portion of the West Side
from flooding.

Valwood Improvement
Authority created
During 1974, Dallas County
Commissioners Court created the
Conservation and Reclamations
District in response to a petition executed by landowners west of IH35E
within portions of the cities of
Farmers Branch and Carrollton. In
1975 the State Legislature permitted
the District to reorganize into the
Farmers Branch-Carrollton Flood
Control District. Subsequently in
1989, the 71st Legislature changed
the name of the District to
Valwood Improvement Authority of
Dallas County, Texas.

Additional lands were reclaimed south of
IH635 in 1984 by raising the elevation of the
land above the floodplain of the river in
compliance with federal and City requirements.
The support systems - the infrastructure were then extended into the reclaimed land
to support development. In the late 1970s
and early 1980s, the development community constructed most of the public improvements, which the City accepted upon completion. Development generally occurred:
north of Valley View Lane, between
Stemmons Freeway (IH35E) and the
Burlington Northern Railroad; at the northeast corner of Royal Lane and Luna Road;
and near the intersection of LBJ Freeway
(IH635) and Luna Road. The City constructed some improvements with the developers providing a significant portion of the
funding. The public improvements included
streets, sidewalks, water, sanitary sewer,
drainage and public enhancements such as
landscaping and lighting commonly owned,
operated, and maintained by the City.
Energy (electricity and natural gas) and
telecommunications services are privately
owned utilities that use public rights-of-way
to provide service to users.
Although approximate 50% of the West Side
area developed, the remaining undeveloped
land within the West Side (approximate 800
acres) did not develop because the public
improvements were too expensive for the
developers to construct. The proposed
development plan required bridges, large
storm sewers, and sanitary sewers – the
cost of which exceeded the usual cost of
development. Without streets, drainage
improvements, water lines, and sanitary
sewer lines, additional growth on the West
Side became limited to only those lands
adjacent to existing streets and utilities.
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The map above depicts the Tax Increment Financing (TIF) District. All or a portion of the taxes collected by
participating taxing authorities from new development are used to fund the construction of improvements within
the TIF boundaries.
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Alternative methods for the City to finance
public improvements were evaluated. The
implementation of impact fees, street and
utility assessments based on a cost per
linear foot basis, and creation of a public
improvement district were not practical
methods to collect sufficient funds to make
public improvements on the West Side.
The use of tax increment financing was
determined to be an acceptable financing
tool.
During 1998, a Tax Increment Financing
(TIF) District, was approved by the Farmers
Branch City Council, Dallas County,
Carrollton-Farmers Branch Independent
School District, Valwood Improvement
Authority, Dallas Independent School
District, Dallas County Hospital District, and
Dallas County Community College District
to fund public street, sidewalk, drainage,
water, sanitary sewer, and enhancement
improvements on the West Side of the City.
The TIF was created to provide a financing
tool for the public improvements to encourage and facilitate new development. All or
a portion of the taxes collected by the
aforementioned taxing authorities from new
development are used to fund the
construction of public improvements within
the TIF boundaries.

Content Summary
The Infrastructure section includes the
following systems:
1. Water (including conservation);
2. Sanitary Sewer;
3. Drainage;
4. Private Infrastructure;
5. Wireless Communication Systems; and
6. Conservation Through Building Design.
Roadway systems are not addressed in this
section since roadway systems have been
addressed specifically in the Circulation
section.
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1. Water
There are two essential components to a
water system – water supply and water distribution. The water supply for Farmers Branch
is the City of Dallas.
Water is purchased by
There are two essential
the City of Farmers
components to a water
Branch from the City of
Dallas. The City of
system – water supply
Farmers Branch then disand water distribution.
tributes the water to the
The water supply for
users through a distribuFarmers Branch is the
tion system comprised of
City of Dallas.
pump stations, elevated
storage tanks, ground
storage tanks, and pipes.

A. Regional Perspective
While there is an adequate supply of water
from Dallas available for Farmers Branch
today and in the immediate future, long term
planning must occur to ensure water availability for the future of the City, as well as the
surrounding region and the state.
Water resource availability has become an
important issue for the state of Texas. In
1997, the Texas legislature passed a bill
requiring the state to develop a statewide
water management plan. The law provides a
framework for the management of water
resources, including planning for droughts,
water rights regulation, information collection,
and financial and technical assistance.
The Texas Water Development Board, the
state authority for planning and managing the
state’s water system has divided the state
into 16 regions in order to address water
management and planning. Dallas/Fort
Worth and its suburbs, including Farmers
Branch, are located within Region C.
Each region was responsible for preparing a
regional water management plan to specifically address the future water needs for their
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respective planning area. The regional water
plans have been approved and are a component of the State Water Plan. The plans
collectively address Texas’ water needs till
the year 2050.
The regional water plans were developed in
response to a series of droughts that the
state experienced during the mid-1990s. It
was clear at that time that the state was vulnerable to drought and that existing water
supplies would not be able to meet current
demands during drought conditions, as well
as the demands of a growing population.
The regional water plans are a resource
available to elected officials as they consider important water issues in upcoming
years; the plans are intended to guide state
water policy and water resources development. The plans also serve as a guide for
local municipalities in their long-range planning for future water needs; strategies outlined in the regional plan could potentially
affect the expansion of local municipal utility
systems, particularly if the municipal utility
systems are part of a larger system, such is
the case with Farmers Branch. The City of
Farmers Branch’s water is purchased from
the City of Dallas Water Utilities, which is
one of the five major water suppliers for
Region C. The other major water suppliers
are Tarrant Regional Water District, North
Texas Municipal Water District, City of Fort
Worth, and the Trinity River Authority.
Currently, water used by residential and
commercial development (excluding manufacturing and industrial) is the predominant
user of the region’s water supply – approximately 85%. Manufacturing and industrial
uses are the second largest users of the
region’s water supply. Residential and commercial users will continue to be the
predominant user of water for Region C in
the future.

The water demand projected for Region C
for 2050 is 2,536,902 acre-feet per year –
more than twice the amount used within the
region during 1996 (1,100,000 acre-feet).
The water demand projected for Dallas
County alone during 2050 is 940,289 acrefeet (37%) of the total Region C water
demand per year. Residential and commercial users are projected to be 2,125,330
acre-feet (84%) of the total of 2,536,902
acre-feet water use projected for Region C
in 2050.

Who are the largest consumers of
water in Farmers Branch?
Some of the City’s largest water consumers include:

The following counties are located within Region C: Collin,
Cooke, Dallas, Denton, Ellis, Fannin, Freestone, Grayson,
Henderson (partial), Jack, Kaufman, Navarro, Parker,
Rockwall, Tarrant and Wise. Farmers Branch is located within
Dallas County. Source: Water for Texas - 2002

Water consumption in Farmers Branch
during 1999 was as follows:
• Residential: 37%
• Commercial: 50% (includes industrial
and manufacturing uses)
• Apartments: 9%
• City: 4%
Although the land use categories identified
above vary from the region’s land use
categories, water consumption rates for
commercial (including industrial and manufacturing uses) and residential uses within
Farmers Branch are indicative of Region C’s
largest water consumers.

Dallas Semiconductor
Park West
Sonterra Apartments
Granite Properties
Cooks Creek Apartments
Omni Dallas Hotel
Intervest Property Company
RHD Hospital
Thermalloy Manufacturing
Source: City of Farmers Branch – Finance
Department, 1999.
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What is an “acre-foot” of water?
Acre-foot is a technical term used to
describe volume of water. One acrefoot of water is equivalent to one
acre of land covered in water one
foot deep, or 325,851 gallons of
water. In practical sense, an acrefoot of water is about enough water
to cover a football field with one foot
of water.

The regional plan identifies strategies that
address the entire planning area. The
strategies listed below are some of the
strategies listed within the regional plan that
are specific to ensuring the future water
needs for the Dallas/Fort Worth area.
Regional strategies include:
• Development of Marvin Nichols I Lake
within Region D for usage by Region C
(the Dallas/Fort Worth area is estimated to
be a large consumer of this water supply);
• Connection of the Lake Fork Reservoir
and Lake Palestine to the Dallas Water
Utilities system;
• Develop a reuse project for the Dallas
Water Utilities System and the Trinity
River Authority System; and
• Develop additional water treatment
capacity as needed for the Dallas Water
Utilities System.
The aforementioned strategies are important to Farmers Branch for several reasons:
• The City’s water system and sanitary
sewer system are part of larger regional
systems - Dallas Water Utilities and Trinity
River Authority;
• The City’s geographical location within
the state and limited water resources
within the region;
• The Dallas/Fort Worth area is a large
consumer of water due to residential and
commercial uses;
• The regional plan serves as a guide for
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the City for long-range planning of utility
systems; and
• The regional strategies could affect
expansion of the City’s utility systems
because the utility systems are part of
regional systems.
Should strategies within the Region C water
management plan require water suppliers to
identify additional water resources and
implement regional programs, such as a
regional water reuse program, then the City
should participate in the formulation of
regional programs to insure the best interest
of the City.
A key finding in the regional plans is that
the statewide per capita demand projections
are decreasing over the 50-year planning
period. Based upon population projections,
Texas is facing a significant increase in population within the next 50 years. However,
according to the regional plans, population
has less of an impact on water demand
than one might expect.
The statewide per capita use from residential and commercial users has actually
decreased over the last several decades
due to conservation methods that have
been implemented. It is anticipated that the
statewide per capita use will continue to
decrease into the future as a result of
continued conservation efforts at the
individual, local, regional and state levels.
When looking at the “big picture” and planning for our future, conserving water locally
may not appear to be important given the
City’s size. However, Farmers Branch is
only part of a network of cities and when all
cities participate in conservation efforts,
conservation efforts can be beneficial.
Although the Region C water management
plan does not mandate water conservation
at this time, water conservation is a good
practice. Water conservation encourages
people to use water wisely and to be “water
smart.”

B. Local Perspective: Water
Conservation
Most of the water used by the City is to
irrigate major assets of the City – parks, athletic fields, and median landscaping. As new
streets with landscaped medians, parks, and
athletic facilities are constructed, the use of
water by the City will likely increase.
Private developments are also a consumer of
water due to operational and irrigation needs.
As private development continues throughout
the West Side, additional water will be
consumed to meet the needs of new
development, particularly for irrigation.
1.) Landscaping
An effective method for conserving water is to
evaluate existing planting material requirements as development continues to happen
within the West Side area.
Although existing ordinances encourage the
installation of plant materials native to the
City’s climate, there are plant materials native
to the area that still require significant irrigation in order for the plants to appear lush and
thriving. Consideration should be given to
using those native plant materials that require
less irrigation. Introduction of drought tolerant materials should also be considered.
Drought tolerant plant materials are able to
survive during periods of stress because of

as well as help retain existing businesses
that call Farmers Branch home. This type of
desirable sense of place that has already
been established in Farmers Branch can
continue to be achieved with the use of plant
materials that require less irrigation.
Educating the public and development community of alternative forms of plant material,
planting design and irrigation systems
should occur so that they may better understand water conversation methods.
Consideration should be given to developing a plant palette consisting of desirable
plant materials for the region to be used for
private development and public improvements such as parks, municipal facilities
and median improvements.
The City should also consider evaluating
existing landscaping and irrigation system
requirements for private developments to
encourage usage of plant materials that
require less irrigation and more efficient
irrigation systems.
2.) Irrigation Systems
In addition to modifying planting requirements, consideration should be given to
using irrigation systems that are more effective in watering plant materials while
reducing the amount of water evaporation
and water runoff. Specified watering times
should be considered during summer

Plants that are thriving and lush help create a desirable sense of place and appeal to businesses
searching for a new corporate home, as well as help retain existing businesses that call Farmers
Branch home. This type of desirable sense of place that has already been established in Farmers
Branch can continue to be achieved with the use of plant materials that require less irrigation.
the plants’ internal protection mechanisms.
Plants that are thriving and lush help create a
desirable sense of place and appeal to businesses searching for a new corporate home,

months to ensure that irrigation is not occurring at the hottest time during the day when
water usage is at its peak and when water
evaporation rates are high. Irrigation
systems should be designed and
maintained to ensure that landscaping
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areas are receiving irrigation instead of
paved areas such as streets and sidewalks.
Advances in technology continue to improve
for irrigation systems. For example, tensimometers measure the moisture content in
the soil and will trigger irrigation systems to
water plant materials when the soils are in
need of moisture and at the same time,
monitor the irrigation moisture content
received to trigger the irrigation system to
terminate. Use of freeze sensors and rain
sensors prevent irrigation systems from irrigating during freezing temperatures and
during rain showers. Irrigation systems with
multi-cycling (multiple start times) will help
in watering areas which may need several
short irrigation cycles to avoid water runoff.
A central irrigation system may be
implemented to allow for initializing and terminating irrigation systems from one central
location - such as computer in an office instead of crews having to personally visit
irrigation systems in the field to turn the
systems on and off. Developers of large
campus-style developments could explore
implementing central irrigation systems to
coordinate irrigation needs.
3.) Water Rate Structuring
The City has structured the price of water to
better reflect the cost of providing water.
The price of water increases as the use of
water increases. The City should periodically study the relationship of the water rate
structure and the cost of providing water.
While conservation practices assist with
decreasing water usage so that existing
water supply may be allocated for other
users, conservation practices alone will not
satisfy the need for more water. In addition
to strategies and water sources outlined in
the State Water Plan and the regional plan
for the Dallas/Fort Worth area, additional
water sources locally should be evaluated
and studied, such as water reuse.
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4.) Water Reuse: Gray Water Systems
During 1997, the City of Farmers Branch
Public Works Department investigated the
possibility of the constructing a gray water
distribution system within the City. A gray
water system was again reviewed during
2000 to determine if conditions had
changed since the original investigation.

What is “gray water?”
Gray water is water that can be used
more than once.
Gray water can be water that is
discharged from wastewater treatment plants.
Gray water can also be water that is
discharged from kitchen sinks,
dishwashers, bathtubs, showers,
lavatories, and household laundry –
water that does not go to wastewater
treatment plants. It is important to
note that gray water is not water from
garbage disposals, toilets and diaper
water which must be sent to wastewater treatment facilities for treatment.

Since the City does not treat its wastewater,
a gray water source needed to be identified.
The TRA treatment plant is one potential
source; however, the plant is 13 miles from
Farmers Branch. Dallas County Utility and
Reclamation District (DCURD) in Las
Colinas is another source of the gray water.
DCURD purchases gray water from TRA to
fill Lake Carolyn in Las Colinas Urban
Center in Irving. Lake Carolyn is an amenity
and the reservoir from which DCURD uses
the water for irrigation throughout the
district. The infrastructure system needed to
transport the water to Farmers Branch
would have consisted of two pump stations,
five miles of transmission mains and distribution network.

The project was not undertaken because
the cost estimates for a city gray water system showed that the cost for the project
would be $25-$30 million. It was determined that a city gray water system was not
economically feasible and would probably
not be feasible in the near future because
the gray water would be more costly than
potable water. While it was not cost effective to implement a gray water system during 1997 and 2000, the cost effectiveness of
a gray water system should be reevaluated
in the future. Over time, the cost of potable
water may make a gray water system cost
effective. Legislation aimed at reducing
water use for landscaping may make a gray
water system worthwhile to maintain landscaping.
Gray water systems, however, are not
limited to serve cities or regional areas.
Gray water systems can be implemented on
a site-by-site situation through building
plumbing design for residential and
commercial developments. Using gray
water can almost double home water-use
efficiency and provide a water source for
landscape irrigation. Similar commercial
applications are available for manufacturing
plants that use water in the manufacturing
process. In residential and commercial
application, gray water could be piped from
selected drains into an aboveground, usually in-house, holding tank. This system uses
gravity to move the gray water into the tank
and a pump to remove it. Developer and
builders may want to explore the financial
feasibility of implementing gray water
systems for individual developments.

GOALS & STRATEGIES
Goals
Implement conservation methods and encourage better water use efficiency locally.
Strategies
The following strategies encourage water
conservation methods and improve water use
efficiency locally:
1. Inform persons regarding landscaping
materials that are native to the Farmers
Branch area and irrigation requirements for
the plant materials.
2. The City should explore developing a plant
palette for private development and public
improvements (medians, parks) including
consideration of introducing the use of
drought tolerant plant materials.
3. Inform persons regarding various irriga-tion
systems and the most effective time of day
to irrigate plant materials.
4. Public and private developments should
use irrigation systems effective in water-ing
plants while decreasing water runoff.
5. Public and private developments should
explore using central irrigation systems,
tensimometers, rain sensors and freeze
sensors.
6. The City should periodically study the relationship of the water rate structure and the
cost of providing water.
7. The City should reevaluate the cost effectiveness of a city gray water system.
Also, the City should participate in the formulation of regional water reuse programs
if water reuse programs become mandated
by the Region C water management plan
for the state of Texas.
8. Developer and builders may want to
explore the financial feasibility of implementing gray water systems for individual
developments.
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C. Water Distribution
The City has one water distribution system
that serves the entire City. The City’s water
distribution system, consisting of pump
stations, ground storage tanks, elevated
storage tanks, and pipelines, provides water
for cooking, drinking, washing, irrigating,
recreation, manufacturing, and fire suppression. Fire suppression is a major consideration because it means having the volume,
pressure, and flow rate available to put out a
large fire.
The distribution system has two pressures
planes. A pressure plane in a water system is
generally a service area where the operating
water pressure is
maintained within a
A pressure plane in a
relatively narrow
water system is generally range. There is the
a service area where the
east pressure plane
and the west pressure
operating water pressure
plane. The dividing line
is maintained within a
between the two
relatively narrow range.
planes is a meandering north-south line
that is located between Webb Chapel Road
and Marsh Lane.
The east pressure plane receives water from
the City of Dallas near Belt Line Road and
Marsh Lane. The maximum amount of water
that is available is approximately 10 million
gallons per day (MGD). The pressure plane
has a pump station, 6 million gallons of
ground storage, and two elevated storage
tanks. The operating pressures are in the
range of 45 to 80 pounds per square inch
(psi). There are times when the operating
pressure in a small area, will drop to 40 psi
for short periods; there are times when the
operating pressure in another area will
increase to 90 psi. The minimum pressure
required by the State is 21 psi.
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The west pressure plane receives water
from the City of Dallas in Denton Drive near
Wicker Avenue. The maximum amount of
water that is available is approximately 20
MGD; however, the pump station that
serves the pressure plane is limited to
pumping 10 MGD. The pressure plane has
6 million gallons of ground storage and one
elevated storage tank. The operating pressures range from 50 to 110 psi. The wide
variation in pressures is due to the significant variations in ground elevations within
the area. During times of high water usage,
water has to be
transferred from
The existing water
the east pressure
system will need to
plane to the west
be improved to
pressure plane
through pumps
meet continued
located near
growth in water
Valley View Lane
usage throughout
and Templeton
the entire City.
Trails.
The present system meets current needs of
the existing users.

The map above reflects the city’s pressure plane system prior
to creating the new third pressure plane.

The existing water system will need to be
improved to meet continued growth in water
usage throughout the entire City. Continued
increases in water usage within the east
pressure plane due to new growth, and
changes in uses (some warehouses have
been converted from storage to manufacturing), the ability to transfer water will diminish.

Dallas can supply water approximately 30
million gallons per day (MGD). During peak
periods, Farmers Branch will use 17 to 19
MGD. The City’s system is not able to
distribute much more than 22 MGD
because of limitations at the pump station at
Wicker Avenue. The record peak day was
20.5 MGD. In order to meet that demand
the City used water from ground storage
tanks and used the Templeton Trails pump
station to assist in the distribution of water.
A computer model of the system has been
developed to evaluate the system’s performance and its ability to meet new growth
in water usage due to new development,
increased use by existing development, and
maintain fire protection. The evaluation
identified improvements that the City has
undertaken to increase the water system’s
ability to distribute water from the present
22 MDG to 27 MGD, which is an increase of
over 22%. The improvements will focus on
creating three self-sustaining pressure
planes. Self-sustaining means that each
pressure plane will be able to have the
water supply and pumping capability to
meet the water usage for that pressure
plane. Water will not have to be transferred
from one pressure plane to another.

The map above reflects the pressure plane system as it will
exist after the third pressure plane is created. The eastern
boundary of the third pressure plane is located generally along
Stemmons Freeway (IH35E).

The improvements will include the construction of a new pump station near Wicker
Avenue and a new elevated storage tank
north of Valley View Lane near Keenan
Bridge Road to serve the area west of
IH35E.
Water usage can be expected to change
over time due to growth and changes in
uses. Consequently, the system will need to
be monitored periodically to determine if
and when additional facilities are needed.
If the demand dictates, additional water
system facilities could include additional
ground storage tanks, additional elevated
storage tanks, and new transmission (18inch diameter or large) water mains.

Water usage can be expected to change over time
due to growth and changes in uses. Consequently,
the system will need to be monitored periodically to
determine if and when additional facilities are needed.

Farmers Branch contracts to purchase
water from the City of Dallas. Farmers
Branch pays for the water on a two-tiered
basis. First, Farmers Branch pays for the
actual gallons of water used. Second,
Farmers Branch pays a fixed fee to have a
maximum amount of water available on the
day or days of highest water. The fixed fee
is substantial portion (more than 70%) of
the total cost to Farmers Branch. Each time
Farmers Branch requests an increase in the
maximum amount of available water, there
is a significant increase in the fixed-fee. An
evaluation should be performed to determine the cost effectiveness of constructing
the additional ground storage. Additional
ground storage may be able to mitigate the
need to increase the maximum amount of
available water.
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GOALS & STRATEGIES
Goals
Improve the water distribution system to
meet continued growth in water usage
throughout the City.
Strategies
The following strategies allow for improvements to the water distribution system to
meet continued growth in water usage
throughout the City:
1. Construct a new pump station near
Wicker Avenue.
2. Construct a new elevated storage tank
north of Valley View Lane near Keenan
Bridge Road.
3. Periodically monitor the water system to
determine if and when additional facilities
are needed (such as ground storage
tanks, elevated storage tanks and
transmission water mains).
4. Perform an evaluation of the cost effectiveness of constructing additional ground
storage as water usage increases in the
third pressure plane.
5. Install fire hydrants at 300-foot intervals
to insure adequate fire protection is
provided.

2. Sanitary Sewer
The sanitary sewer system has two
components – collection and treatment. The
City of Farmers Branch collects sanitary
sewer wastewater through a
The sanitary sewer
sanitary sewer
system has two comsystem of pipes
ponents – collection
and lift stations.
and treatment.
The wastewater
is conveyed to
sanitary sewer trunk mains owned and operated by the Trinity River Authority (TRA).
TRA then treats the wastewater at its treatment plant located on Singleton Boulevard in
Grand Prairie. The plant is west of Loop 12
and south of IH30. TRA was founded by area
cities to provide regional wastewater treatment. The City of Farmers Branch was one
of the founding members of TRA.

A. Regional Perspective
In some areas of the United States, storm
water runoff and sanitary sewer effluent are
combined and treated. In Texas, storm water
runoff and sanitary sewer effluent are not
combined because it is cost prohibitive to
construct facilities of sufficient size to collect
and treat all of the storm water runoff that
results from the high intensity rainfalls that
frequently occur in the state. Sanitary sewer
effluent is collected in pipes specifically dedicated for sanitary sewer effluent. Due to the
location and condition of the sanitary sewers,
some storm water and ground water is captured in the sanitary sewers. This capture is
called inflow and infiltration.
TRA treats the sanitary sewer effluent and
discharges most of the treated water into the
Trinity River. Some of the treated water is
sold to DCURD. TRA is required to treat all
of the sanitary sewer effluent. There is a real
cost to the treatment of non-sanitary sewer
effluent – water that entered the sanitary
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sewer system through inflow and infiltration –
in terms of capital cost to build treatment
facilities and operating cost for treatment.
TRA apportions the cost to the member
cities. It is in the interest of the City to monitor the sanitary sewer system and reduce
inflow and infiltration where appropriate.

What is “inflow and infiltration”?
“Inflow and infiltration” is a general
term to identify how water that is not
sanitary sewer effluent gets into sanitary sewers. Inflow occurs when
storm water gets into sanitary sewers
through openings such as manholes,
cleanouts and broken pipe. Infiltration
occurs when storm water or ground
water seeps into sanitary sewers
through joints and cracks in the sanitary sewer pipes.

Treated wastewater is part of the water
supply of the state. Use of treated wastewater was discussed in the Water section.

B. Local Perspective:
Collection and Treatment
Existing buildings on the West Side are being
served by the sanitary sewer collection
system. The existing system conveys
wastewater to the TRA sanitary sewer trunk
mains that traverse the West Side. The
wastewater flows into the TRA mains either
by gravity flow or through lift stations. Lift stations are used in some areas because TRA
trunk mains are not very deep in some areas
and the land is relatively low. Under the
City’s contract with TRA, TRA must accept
the City’s wastewater flows. TRA has made
improvements to its system to stay ahead of
growth in Farmers Branch and the other
member cities.

This graphic depicts the general location of existing TRA
sanitary sewer trunk mains.
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ISSUES
Issues
There are two issues related to providing
sanitary sewer service to the West Side:
1. Sanitary sewer service must be extended
to serve new development. How can sanitary sewer service be extended?
2. All of the undeveloped tracts on the West
Side have TRA trunk mains in close
proximity. Accessing the TRA sanitary
sewer trunk mains is a challenge in some
areas because the TRA mains are not
sufficiently deep to gravity flow waste
water directly into the TRA mains. Where
the TRA mains are not sufficiently deep,
waste-water will have to be pumped in
the TRA mains by lift stations. The cost of
lift stations of the size needed for growth
on the West Side can range from
$500,000 to $2,000,000 depending on the
amount of wastewater flow that needs to
be pumped. A wastewater collection plan
needs to be developed that identifies the
appropriate locations for the lift stations,
the sizes of the lift stations, and
minimizes the number of lift stations.
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There are five wastewater collection service
areas as identified on the map to the right.
The City has existing sanitary sewer mains
within Areas 1, 2, and 4 with sufficient capacity to serve existing uses and new growth. In
some situations existing sanitary sewer
mains and laterals within the three areas
may have to be extended.
The City has existing sanitary sewer mains
within Areas 3 and 5 with sufficient capacity
to serve existing users. There are not any
City sanitary sewer mains to serve the undeveloped land. There is a TRA sanitary sewer
trunk main within the west right-of-way of
Luna Road available to serve Area 3. When
the TRA main was installed, each of the
manholes along Luna Road was constructed
with a “stub-out” to the west to provide locations on which City sanitary sewer mains
could be connected to in the future. New
sanitary sewers can be connected to the
existing “stub-outs” to gravity flow wastewater into the TRA main in the future to
serve new development west of Luna Road.
A large storm sewer under Luna Road
prevents sanitary sewer connection to the
TRA main from Area 5, which is on the east
side of Luna Road.
The ground elevations of Area 5 are too low
for sanitary sewer mains to gravity flow into
the available TRA trunk mains. Lift stations
must be constructed to provide sanitary
sewer service to this undeveloped area. One
concept, which needs further development, is
to construct two lift stations – one on each
side of Area 5.

GOALS & STRATEGIES
Goals
To extend the sanitary sewer system to
serve future development.

The five areas referenced in the Sanitary Sewer Strategies.

Strategies
The following strategies allow for the
extension of the sanitary sewer system to
accommodate new development:
1. Extend existing sanitary sewer mains
and laterals within Areas 1, 2 and 4.
2. Connect new sanitary sewer lines to
existing “stub-outs” to gravity flow wastewater in the TRA main to serve new
development west of Luna Road within
Area 3.
3. Construct the necessary lift stations
within Area 5 to provide sanitary sewer
service.

3. Drainage
A. National Perspective:
Storm Water Quality
Management
Polluted storm water runoff has become a
concern at the federal and state government
levels because polluted storm water runoff
The purpose of the
is often transported to
municipal separate
Phase II rule is to estabstorm sewer systems
lish a program that is
(MS4) and eventually
intended to improve the
discharged into local
quality of waterways by
rivers and streams
decreasing the level of
without treatment.
The Environmental
pollutants that storm
Protection Agency
water runoff picks up
(EPA) has adopted
and carries into storm
rules establishing
sewer systems during
Phase I and Phase II
storm events.
of the National
Pollutant Discharge
Elimination System
(NPDES) storm water program to address
polluted storm water runoff.
The purpose of the Phase II rule is to establish a program that is intended to improve the
quality of waterways by decreasing the level
of pollutants that storm water runoff picks up
and carries into storm sewer systems during
storm events. The pollutants negatively
affect waterways by discouraging recreational use of the waterways, contaminating
drinking water supplies, and disturbing
habitats for aquatic plants and animals.
Common pollutants include oil and grease
from parking lots and roadways, lawn pesticides and fertilizers, pet waste, sediment
from construction sites, and trash not disposed of properly (such as paper wrappers
and plastic bottles).
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The Phase I storm water management program has already been implemented and
applies to medium and large municipal
separate storm sewer systems (MS4s)
serving incorporated places or cities with a
population of 100,000 or greater. The
Phase II rule applies to small MS4s – those
MS4s that were not covered by Phase I –
and requires storm water management programs to be fully implemented by 2008.
Phase II programs shall be designed
addressing the following criteria:
• Reduce the discharge of pollutants to the
maximum extent practicable;
• Protect water quality; and
• Satisfy the appropriate water quality
requirements of the Clean Water Act.
In order to achieve the aforementioned
criteria, a MS4 storm water management
program must include six minimum control
measures, when implemented collectively,
that result in a significant decrease of pollutants entering the receiving waterways.
The six minimum control measures are as
follows:
• Public education and outreach;
• Public participation/involvement;
• Illicit discharge detection and elimination;
• Construction site runoff control;
• Post-construction runoff control; and
• Pollution prevention/good housekeeping.
Best management practices, including
measurable goals, must be developed to
address the implementation of the Phase II
program.
The City of Farmers Branch is responsible
for complying with the Phase II rule with the
initial submission of permit application to the
regulating environmental agency. The permit application will outline the best management practices the City intends to implement, including measurable goals, for each
of the six minimum control measures. The
best management practices must be fully
implemented within 5 years of the issuance
of the permit.
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GOALS & STRATEGIES
Goals
Comply with the Storm Water Phase II final
rule by implementing a storm water management program.
Strategies
The following strategies allow for the implementation a storm water management
program:
1. Submission of a permit application by the
City to the regulating environmental
agency that outlines the best management practices that the City intends to
implement, including measurable goals,
for each of the six minimum control
measures stipulated with the Phase II
rule.
2. Implement the best management practices, including measurable goals, as
outlined in the permit application filed with
the regulating environmental agency
and the program be fully implemented by
2008, as required by the Phase II rule.

B. Local Perspective: Storm
Sewer Collection System
Buildings and other facilities can be protected from storm water in the following ways:
• Construct buildings and facilities at elevations that ensure that storm water drains
away from the buildings and facilities;
• Construct storm sewers to carry storm
water away from the building and facilities.
The storm sewers within street right-of-way
or public easements are owned and
operated by the City. The undeveloped lands
within the West Side drain to Farmers
Branch Creek, to the Elm Fork of the Trinity
River, or to the sumps of the Valwood
Improvement Authority District (VIA).
VIA is a taxing authority authorized by the
Texas legislature to provide flood protection
from the Elm Fork of the Trinity River. VIA is
generally bounded by the Burlington
Northern Railroad, IH635, the Elm Fork of
the Trinity River, and Belt Line Road (in
Carrollton). Some of the land lies within the
100-year floodplain of the creek, the river, or
the sumps of the VIA.
The land within VIA is protected from flooding
from the Elm Fork of the Trinity River by levees. Storm sewers and channels collect rain
that falls within VIA and convey the storm
water to large storage pools called sumps.
When the river is not at flood stage, the
sumps are drained into the river through
gated pipes. When the river is at flood stage,
the gated pipes are closed and large pumps
lift the water into the river from the sumps.

Section of the levee/sump system within the Valwood
Improvement Authority District.

ISSUES
Issues
There are two issues associated with the
drainage system for the West Side:
1. There is a significant amount of land that
is designated floodplain and developable
if appropriately reclaimed; and
2. There is a need to provide a drainage
system to serve growth without causing
adverse effects.

Levee/sump system as it exists today.

Issue 1: Developable land within the
floodplain.
Area within VIA
A significant portion of the undeveloped land
within VIA is low in relation to the sumps and
can be subject to shallow flooding on occasions. The flooding is reflected on the
National Flood Insurance Rate Maps (FIRM)
administered by the Federal Emergency
Management Agency (FEMA). The property
can be removed from inundation by filling
the land above the 100-year flood elevation
shown on the FIRM.
The City’s Floodplain Ordinance requires:
• The finish floor elevation of building must
be three feet above the 100-year flood
elevation;
• Parking lots must be one foot above the
100-year flood elevation; and
• The top of the curb of any street must be
a minimum of 429.00 mean sea level.
In order to remove the floodplain designation
from the FIRM, a letter of map revision
(LOMR-F) can be submitted to FEMA when
the land has been filled.
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ISSUES
Area outside of VIA, south of IH635
A significant portion of the area south of
IH635, east of Luna Road is shown on the
FIRM to be within the 100-year floodplain.
Shallow flooding inundates a significant
portion of the land; consequently, some of the
land may be feasible to be reclaimed from the
floodplain.
Requirements for reclamation are set forth by
the US Army Corps of Engineers (USACE),
FEMA, and the City. The requirements
prohibit the reclamation to cause increases in
flood elevations, flood velocities, and valley
storage upstream and downstream of the
reclamation area.

Area A depicts the approximate area of reclamation by fill only.
Area B depicts the approximate area of reclamation by following Federal, State, and City regulations.

Issue 2: Need for drainage system to
serve growth.
Development of the West Side will not
adversely affect drainage east of IH35E.
The area within VIA drains into sumps that
empty into the Elm Fork of the Trinity River
either by gravity flow or by pumping. The
undeveloped area outside VIA drains either
into Farmers Branch Creek or into the Elm
Fork of the Trinity River. Any additional flow
into the creek or the river from development
will not affect the drainage east of IH35E
because there are a dam, culvert, and
bridges between IH635 and IH35E that
prevent any impact upstream of IH35E.
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Within VIA
Part of the drainage system within VIA is the
sump. Sump storage must be increased to
accommodate the additional runoff from
development. VIA’s consultant has modeled
drainage within VIA and has determined that
additional sump storage is needed. Soil
excavated to increase the sump storage can
be used to fill the low areas. The enhancement and recreation opportunities provided
by the sumps are discussed in the Open
Space section. A master plan is needed to
determine where the additional sump storage will be provided.
It is possible to have sump storage within
mixed-use centers provided the sump
storage is designed so as to not detract
from the desired compactness of
development and not impede pedestrian
accessibility that is expected within the
centers.
Storm sewers must be constructed to
accommodate development as development
occurs. Some of the storm sewers need to
be constructed with the streets. Other storm
sewers can be constructed to drain sites
directly to the sumps.
Outside VIA
The storm sewers for the undeveloped land
outside of VIA need to be constructed as
development takes place. For the most part
the storm sewers can outfall into Farmers
Branch Creek or the Elm Fork of the Trinity
River.

GOALS & STRATEGIES
Goals
1. Allow floodplain designated land within
the West Side area to become developable, where appropriate.
2. Expand the drainage system to serve
new development.
Strategies
The following strategies allow for floodplain
designated land to become developable:

3. Sump storage provided for development
within centers should be designed
so as to not detract from the desired
compactness of development and not
impede pedestrian accessibility.
4. Construct storm sewers concurrently
with development as development
occurs.

1. Properties within the VIA: Property
owners can fill properties above the 100year flood elevation as shown on Nation
Flood Insurance Rate Maps (FIRM) and
submit a letter of map revision
(LOMR-F) to FEMA.
2. Properties south of IH635 and east of
Luna Road: Property owners can
reclaim properties in accordance with
reclamation requirements as set forth
by the US Army Corps of Engineers
(USACE), FEMA and the City.
The following strategies allow the expansion
of the drainage system to serve new
development:
1. Coordinate with VIA to adopt a master
plan for creation of additional sump
storage within the VIA between IH635
and Cooks Creek.
2. Increase sump storage within VIA in
conformance with master plan.
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4. Private Infrastructure
Electricity, gas, telephone communication,
data communication and cable television are
services provided by private companies in
Farmers Branch. Electricity may be
purchased from various sources; however,
Oncor distributes the electric power to the
end-users. Oncor also provides natural gas.
Telephone service and data communication
are provided by a variety of private
companies thru fiber optic and coaxial cable.
Comcast provides
cable television in the
infrastructure
City.

Overhead
is visual clutter that
detracts from the aesthetics of a community.
Poles that support overhead infrastructure limit
the ability of motorist to
see other vehicles and
pedestrians. In many
instances, the poles
become obstructions to
pedestrians utilizing
sidewalks.
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With the exception of
gas, all of the private
service providers can
install the majority of
their infrastructure
either on poles or
underground. Most of
the fiber optic
providers have a preference to place their
fiber optic cables
underground.

Overhead infrastructure is visual clutter that detracts from the
aesthetics of a community, such as along Marsh Lane in
Farmers Branch

Overhead infrastructure is visual clutter that
detracts from the aesthetics of a community.
Poles that support overhead infrastructure
limit the ability of motorist to see other
vehicles and pedestrians. In many
instances, the poles become obstructions to
pedestrians utilizing sidewalks.
Where overhead infrastructure exists within
the West Side, the overhead infrastructure
may be used. Additional infrastructure that
may be added is wires, poles, and associated equipment to existing systems and to
provide service to properties adjacent to
existing overhead infrastructure systems.
Where overhead infrastructure systems do
not exist, then there shall be no new overhead infrastructure installed within the West
Side.
Placement of
The City has adoptbox-like service
ed an ordinance that
structures, such
has provisions
as transformers
regarding placement
and switchgear,
of the service strucfor service
tures, including
providers are
addressing the types
also visual clutof service provider
ter that detracts
infrastructure that
from the aesthemay be allowed
tics of a comwithin the city’s
munity. Typically,
rights-of-way.
service providers
try to locate
these service
structures within public rights-of-way and
other highly visible locations because of
accessibility. The City has adopted an ordinance that has provisions regarding placement of the service structures, including
addressing the types of service provider
infrastructure that may be allowed within the
city’s rights-of-way.
The service structures must be sited in a
manner such that the service structures
comply with city ordinances, are placed so
that the service structures appear as if they
were planned as part of the development,
and be screened to minimize visual impact.

For development within centers, service
structures should be planned so that the
service structures are incorporated into the
development. For example, the service
structures may be located within parking
structures, between buildings, within courtyards, along mews streets and inside of
buildings so that the service
structures are not placed in
highly visible locations.
By planning for the service structures and coordinating with
Should the service structures need to be located in
service providers during initial stages of development
highly visible locations to
design, service providers’ needs can be met for providing
serve private development,
service to developments while still preserving the visual
then additional land should
appearance of the development.
be provided within the
development, including
landscaping improvements,
as useable open space. In locations where
the service structures are visible, landscaping may be considered to soften the
appearance of the service structures so that
visibility is minimized.
Electrical boxes that serve individual residential units or commercial businesses,
should also be located in non-prominent
areas yet be located in areas that are
accessible for service such as on the side
of a building.
Utilities, fiber optics and other private infrastructure shall not be located within public
parks.
By planning for the service structures and
coordinating with service providers during
initial stages of development design, the
visual appearance of the development may
be preserved.
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GOALS & STRATEGIES
Goals
Preserve the overall streetscape through
the placement of service provider
infrastructure and other related facilities
underground.
Strategies
The following strategies achieve preservation of the streetscape through placement of
service provider infrastructure and
associated facilities:
1. Locate all service provider infrastructure
and other related facilities underground
where possible. Construction of new
overhead infrastructure shall be limited
to installation of new wires, poles and
associated equipment for existing systems and to provide service to properties adjacent to existing overhead infrastructure systems. Where overhead
infrastructure systems do not exist, then
there shall be no new overhead infrastructure installed within the West Side.
2. Encourage participation of service
provider companies in the City’s development review process.
3. Provide adequate easements to handle all
the infrastructure, including all the fiber
optic providers that are expected to serve
development. Entice fiber optic providers
to consolidate in duct banks where
practical.
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4. Place private service structures and
other related facilities outside the public
rights-of-way.
Service structures and other related
facilities should be located in accordance with zoning standards, be located
so that the service structures appear as
if they were planned as part of the
development, and be screened.
For development within centers, service
structures and other related facilities
should be located within parking structures, between buildings, within court
yards, along muse streets and inside of
buildings so that the service structures
are not placed in highly visible locations.
For service structures located in highly
visible locations to serve private development, then additional land should be
provided within the development,
including landscaping improvements, as
useable open space. Landscaping may
be used to soften the appearance
of the service structures where visible.
5. Design and/or screen service infrastructure and other related facilities so
that the facilities are incorporated into
surrounding architectural settings.

Transformer and switchgear
structures are located on the
first floor of the parking structure instead of being placed
in highly visible locations
within the development center.

The electrical bank is located
on the side of the building,
near the lower level entrance
of the parking structure.
Service access is preserved
while the appearance of the
electrical bank is minimized.

The transformer equipment
pictured in this photo (in
center of photo behind tall
shrubbery) is located within
an interior courtyard and
screened with landscaping

These service structures are
located inside a building
“closet” so that the structures
are incorporated into the
development and not visible
from adjacent properties.
The “closet” is accessible
from the exterior ground level.

GOALS & STRATEGIES
Goals
Allow for the expansion of communication
infrastructure while preserving the City’s
appearance.

5. Wireless Communication
Systems
Wireless communication systems have an
important role in the world today in that they
provide another means for communication.
As wireless technology continues to evolve
and the communication industry expands,
the infrastructure will need to be accommodated. Similar to other infrastructure discussed within this chapter of the Plan, wireless communication infrastructure creates
visual clutter and detracts from the aesthetics
of a community.

Wireless communication systems have an
important role in the world today in that
they provide another means for communication. As wireless technology continues
to evolve and the communication industry
expands, the infrastructure will need to be
accommodated.

Strategies
The following goals achieve preservation of
the City’s appearance through placement of
communication infrastructure and associated
facilities:
1. Allow and plan for wireless communication
systems that continue to provide
improved service to persons within the
city.
2. Encourage co-location of infrastructure on
existing buildings and other existing utility
structures.
3. Building-mounted communication equipment should be designed so that it is
architecturally compatible with its built
environment to minimized visual impact.
4. Monopoles and similar utility structures
should be located in areas that are com
patible with surrounding development and
be designed to accommodate additional
communication systems.
5. Equipment buildings should be designed
so that the buildings are architecturally
compatible with the exterior façade of the
primary building on the site.
6. Where feasible, locate the associated
equipment inside the primary building in
which the antennas or other infrastructure
facilities are mounted.
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6. Conservation Through
Building Design
Environmental resources, including energy,
water and open space, continue to become
more valuable as cities grow and populations
increase. Conservation methods should be
encouraged through mixed land uses, and
site and building design.
To encourage conservation through building
design and construction, cities are adopting
“green building” programs. A “green building” is a building that
takes into consideration the health and
A “green building” is a
well being of its occubuilding that takes into
pants while minimizing
consideration the health
the impacts on the
and well being of its
environment and is
occupants while miniachieved through
building placement,
mizing the impacts on
design, construction,
the environment and is
operation and mainteachieved through buildnance. Green building placement, design,
ings are considered to
construction, operation
be environmentally
sound and resourceand maintenance.
efficient. The buildings include design
features and techniques that encourage
energy and water conservation. The building construction materials may also include
indigenous materials.
Throughout the country, cities are introducing
codes that require certain green building
components. For example, Austin, Texas
and San Jose, California have each adopted
a rating system based upon a national green
building assessment system known as
Leadership in Energy and Environmental
Design (LEED) that was developed by the
U.S. Green Building Council. The LEED
system is a third party certification system
designed for rating new and existing com-
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mercial, institutional, and high-rise residential buildings. The system rates buildings
based upon several categories including:
sustainable sites, water efficiency, energy
and atmosphere, materials and resources,
and indoor environmental quality.
A variety of incentives are needed to
encourage private sector participation in
green building programs particularly since
many programs are on a volunteer basis.
Incentives being offered by cities to
encourage the developers to participate in
green building programs include:
• Reduction in development fees or tax
breaks;
• Money to offset design costs;
• Increase in project density; and
• Provide point bonuses for green buildings
when evaluating tax abatement requests.
The following are benefits of implementing
green building programs:
• Conservation of energy, water and other
natural resources;
• Reduction of solid waste;
• Improved comfort, well-being and health
for building occupants; and
• Reinforces policies to create mixed-use
and transit-oriented development, allow
for higher densities, and increase bicycle
and pedestrian access; and
The state of Texas has begun taking steps
towards encouraging more efficient building
design and construction methods – both of
which are components of a green building
program. During 2001, the Texas legislature passed legislation that included the
adoption of the 2000 International Energy
Conservation Code. The legislation also
requires that government facilities shall
accomplish a 25% reduction in energy consumption within the subsequent five years.
Government facilities that shall achieve
compliance with the legislation include (but
not limited to):

• Municipal buildings such as city hall, fire
stations, libraries, police stations and
service center;
• Pump stations and lift stations; and
• Traffic signal lights.
In 2002, the City of Farmers Branch began
complying with the legislation by adopting
the 2000 International Energy Conservation
Code and using Light Emitting Diode (LED)
traffic signal units.
Although green building programs may be
environmentally conscientious, there are
higher costs associated
with building “green.”
Green building projects
Should the City explore adopting a green building program,
have higher design and
consideration should be given to what other cities within the
construction costs
Dallas/Fort Worth region and other areas are doing so as to not
because design consultdeter economic development opportunities for Farmers Branch.
ants are having to be
more involved with the
initial planning stages of
a project compared with a conventional
building. Design teams are also having to
involve green building design specialists
and engineers. Building material prices
have been higher for green buildings
compared to material prices for
conventional buildings.
Should the City explore adopting a green
building program, consideration should be
given to what other cities within the
Dallas/Fort Worth region and other areas
are doing so as to not deter economic
development opportunities for Farmers
Branch. If development incentives are solely being offered for green building projects,
then businesses may choose to locate in
another city that is offering similar incentives
but without requiring building green thus
lower costs for the development. While
Austin and San Jose may have programs
that are successful for their cities, those
same programs may not be the most cost
effective for this region.
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public facilities & service

public facilities

This section addresses public facilities and
services. Improvements such as water,
sanitary sewer, utilities, and drainage are
covered in the Infrastructure section.

Mary Immaculate (Catholic) and Parish
Episcopal School are two of the largest
schools in the area that offer private
education.

Farmers Branch
has a well-developed system of
civic facilities
and services.
Some of these
facilities and
services (e.g.,
public safety,
recreation,
senior services, library, and service center)
are provided by the City to the public.

Brookhaven College and Dallas Christian
College in Farmers Branch and numerous
other universities within the DFW metroplex
provide higher education. Brookhaven
College serves northwest Dallas County and
is part of the seven-college Dallas County
Community College District (DCCCD).
DCCCD is also a participant in the TIF
district (35% of taxes remitted to TIF).

This section addresses public
facilities and services.
Improvements such as water,
sanitary sewer, utilities, and
drainage is covered in the
Infrastructure section.

In addition to governmental facilities and
services, private institutions contribute
greatly to the social fabric of the City.

Public healthcare is provided under the
purview of the Metrocrest Hospital Authority.
The City has a health services agreement
with the Dallas County Health Department
to provide periodic immunization services,
and well child and senior citizens clinics.
The City’s Environmental Health Division
regulates food service establishments;
conducts activities to reduce the mosquito
population; administers the animal control
program; and is actively involved in remediation of soil, air and groundwater
contamination.
Two school districts serve the City of
Farmers Branch. The majority of Farmers
Branch school age residents attend schools
within the Carrollton/Farmers Branch
Independent School District (CFBISD). The
Dallas Independent School District (DISD)
serves portions of Farmers Branch. On the
West Side, the CFBISD is participating at a
100% level in the Tax Increment Financing
(TIF) District; with 65% to be retained in a
school improvement fund for the school site
and construction of a school; and 35% to be
remitted to the TIF. At the time the school
improvement fund reaches $19 million,
100% participation is to flow to the TIF fund
by CFBISD. DISD’s participation in the TIF
is at 35% level.

136

The purpose of the Public
Facility Section is to:
• Serve as a guide for
making decisions that will
improve the quality of
facilities and services;
• Ensure the proper coordination and timing of the
provision of adequate
facilities and services
with land use
development;
• Identify locations and
capacities of existing and
proposed facilities; and
• Maintain quality of life by
establishing level of
service standards for
public facilities.

The City strives to direct revenue growth
towards reinvestment in capital infrastructure. This use of operating revenues offers
flexibility to the City in using the pay-as-yougo cash financing strategy. The advantages
of this flexibility include allowing capital projects to be added if additions to fund balance
increase or defer projects if economic
conditions experience downturn.
The West Side Plan establishes a framework for timely and efficient arrangement of
public facilities and services that support
existing and planned land use patterns and
densities. Farmers Branch has three distinct
areas: west, central, and east. The civic
base (City Hall, Fire and Justice Center,
Library, Senior and Recreation Centers, and
schools) of Farmers Branch is largely
focused around the existing residential areas
in the central part. The east and west parts
are largely developed with office, commercial, and industrial uses. Although the facilities are located in the central area, services
provided are citywide.
Existing and currently proposed facilities are
intended to accommodate projected growth
on the west and east sides. Certain cityfunctions, for the sake of convenience, could
be decentralized within the neighborhoods.

Public Facility Partners
Dallas County Health Department &
Human Service Department
Phone: 214-819-2031 (Nursing Supervisor)
214-819-2029 (Immunization Supervisor)
The Department provides:
• Well child clinic for families who qualify at the Don Showman
Recreation Center 2nd Friday of each month.
• Immunization clinic on Monday, Tuesday, Thursday, and
Friday from 8:30 am to 3:30 pm at 1235 South Josey Ln, #518.
• Senior clinic on fourth Tuesday of each month from 8:00 am
to 12 noon at the Senior Center, 14055 Denis Lane. Basic
medical review and blood pressure screening is provided.

Metrocrest Family Medical Clinic
Plaza One, Suite 140, 1 Medical Parkway
Farmers Branch, TX 75234
Phone: 972-484-8444
A non-profit clinic for low cost medical care for uninsured or
underinsured members of the community.

Metrocrest Social Service Center
1111 W. Beltline, Suite 100, Carrollton, TX 75006
Phone: 972-446-2100
Website: www.socialservicecenter.org
The Center offers information and referral, employment information, emergency assistance with food, rent, utilities, clothing,
and other limited financial assistance.

Northwest Family Outreach
1111 W. Beltline, Suite 100, Carrollton, TX 75006
Phone: 972-245-2500
Contact: Rosa Niskanen
Fax: 469-522-0096
The Northwest Family Outreach is an organization that seeks
to educate families in the prevention of child abuse and neglect. This agency works closely with the Child Protective
Service of Texas to work with families in their homes. They
provide parenting classes and information on how to deal
effectively with children.

Senior Adult Service
1111 W. Beltline, Suite 100, Carrollton, TX 75006
Phone: 972-242-4464
Contact: Andrea Rutledge
Website: www.senioradultservices.org
Senior Adult Services tries to ensure that all
senior adults living in the community receive the support and
services needed to maintain independence and quality of life.
Service providers include information and referral, case
management, mobile meals, home repair and safety checks,
transportation and medical equipment loans.

Texas Workforce Commission (TWC)
Phone: 214-290-1000
Website: www.texasworkforce.org
Provides comprehensive employment services, unemployment
insurance information, training opportunities, services for
ex-offenders, welfare related services, and Veteran services
and claims for unpaid wages.
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1. Assumptions for Public
Facilities
A. A maximum of 5,000
mixed–use urban multi-family
residential units will be allowed
on the West Side.

Single-family residences have three
times as many school-age children as
mixed-use urban multi-family residences. This is of interest to the school
district in planning CFBISD facilities.
Garden apartments are lower density
single-use residential buildings laid out
independent of the street frontages and
served with surface parking lots.
Both these housing types are not
appropriate within the center, where
compact, pedestrian-friendly mixed-use
development with integrated services
are desired.
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In 1997, the City Council and Planning and
Zoning Commission held several joint meetings to discuss West Side development. It
was decided that residential development
on the West Side was necessary for a
successful and vibrant 21st century
corporate environment.
The existing and planned City facilities can
effectively serve the increased population
from an additional 5,000 units on the West
Side.
Mobile workshops to area developments
assisted in the selection of the mixed-use
urban multi-family residential building as the
preferred building type.

During the formation of Tax Increment
Financing District, the 5,000 maximum unit
number and the building type was communicated to the taxing entities, particularly the
Carrollton Farmers
Branch
Independent
School District
(CFBISD). The
understanding with
the school district
during the TIF
process was that
urban multi-family
residences would
Example of mixed-use urban
be built on the West multi-family residence.
Side.
Due to the aforementioned reasons the City’s
desire to allow a maximum of 5,000 mixeduse urban residential units on the West Side
was incorporated into the TIF Plan.

B. The built-out development
intensity for the West Side is:

What is Mixed-Use Urban
Residential development?
Mixed-use Urban Residential development has multiple functions within
the same building or within the same
general area through superimposition
or through adjacency. A typical building within this category would have
commercial uses on the street level
with residential units on upper floors.
What are the benefits of Mixed-use
Urban Residential Development?
Mixed-use urban residences:
• Are more compact and are less
sprawling;
• Create pedestrian-friendly and
vibrant 24 hour neighborhoods;
• Reduce automobile traffic and
provide the critical mass required to
make public transit service feasible;
• Improve economic prosperity by
providing much needed housing for
employees and customers local
businesses need;
• Promotes sense of place by
supporting storefront retail in
pedestrian-friendly walkable setting;
• Use municipal infrastructure more
efficiently;
• Place less burden on school
district; and
• Place less burden on City’s
recreational facilities – recreational
facilities such as pools, walking
paths, and health clubs are
provided internally within such
developments.

C. South of LBJ Freeway, the
residential units shall be limited
to the peninsula parcel.
Residences south of the peninsula parcel
are neither feasible nor are they desirable
as the parcels are outside the 5-minute
emergency service response time threshold.
Non-residential development is more appropriate on these parcels.

Any increase over 5,000 units or a
change in building type will prompt a
reexamination of City facilities’ adequacy
-- in particular parks and recreational
facilities; and prompt additional
discussions with the CFBISD.
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2. Decentralization of City
Services
A. New Paradigm for Service
Delivery
In the past, centralized institutions were indispensable. Information technologies were
primitive and communications between different locations
was slow.
The traditional
Decentralized city services
mode of delivhave the following benefits
ering City
services has
for the City:
been largely
• They are flexible and can
through a
respond quickly to
range of cenchanging circumstances
tral physical
and conditions;
edifices such
as City Hall,
• They are effective and
library, and
innovative – frontline
justice center.
workers are closest to
A visit to one
most problems and
of these ediopportunities; and
fices would be
necessary to
• They generate higher
apply for a
morale, more
building percommitment, and greater
mit, request a
productivity.
library book,
or pay a parking ticket.

ing the public. Public empowered by information gained through avenues of communication results in a government that is more
inclusive, informative, and responsive.
In Farmers Branch, the internet has become
a vital media for communication. City facilities are no longer isolated facilities that one
must go to in order to conduct business or
gain information. City facilities, such as the
library via the internet, are now accessible 24
hours a day, 7 days a week.

It is no longer necessary to drive to
City Hall to access city services.
City services should be decentralized not by
functional unit, i.e. zoning, traffic, public
safety. Rather decentralization should be by
relatively, autonomous holistic units, often for
a geographic area.
Under the new paradigm, the fundamental
governance of service and dissemination of
information is “faster, better, and cheaper.”

Today, information is virtually limitless, and
communication between remote locations is
instantaneous. Most tasks involving
exchange of information can now take place
electronically in the comfort of the living room
or at an information kiosk at the nearest civic
place.
It is no longer necessary to drive to City Hall
to access city services.
Technology has allowed enhanced opportunities for informing the public, and consequently
allowed for enhanced decision-making involv-
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Diagram by Leon Krier noting the significance of civic uses
within the city.

B. Civic Presence
Decentralizing city services provide a distinctive prospect to position city services around
civic places such as village green and central
plazas. City services strategically offered at
civic places would further reinforce the West
Side as an integral part of Farmers Branch.
The expected results of decentralized city
services will in turn yield positive benefits by
furthering equality, access, civic engagement,
citizenship, and public service.

3. Info-Center

A. What is an info-center?
The info-center is a place where the public
and the City share information and services
to enhance Farmers Branch’s quality of life.
The info-center is also a place to find out
what’s happening within the City, get
answers, solve problems, conduct business
and obtain information and referrals.
For example, the info-center could be located
in a private office building, coffee shop, or a
City facility. The info-center could also be
located at existing public facilities in the central area or could be integrated with a wide
variety of civic uses strategically located
around a central plaza or square on the West
Side. For example: Brookhaven College is
eager to provide a satellite training facility on

the West Side; Metrocrest Hospital has a
need to locate an urgent care clinic with
family practice and occupational medicine
services. These and a host of other publicprivate opportunities should be explored for
locating an info-center on the West Side.
Staffing the info-center is essential. Although
a lot of information is now available on the
internet, knowledge to locate and interpret the
information to use can only be achieved
through interaction with another person.

Benefits of INFO-CENTER
• Provide better service delivery;
• Deliver services more accessibly,
conveniently, responsively, and
efficiently;
• Improve quality of life;
• Improve access to information;
• Reduce operating costs;
• Streamline transactions and internal
processes;
• Reduce labor required for repetitive
tasks - free up staff for more
productive functions;
• Cut resource consumption;
• Increase accountability;
• Increase public participation;
• Increase compliance with taxes,
permits and licensing;
• Provide better access to information
about all ordinances;
• Simplify payment and permitting
transactions; and
• Allow extended access to City
services.

Digital data distribution systems are becoming as ubiquitous within cities as electrical
and telephone networks – they carry many
different kinds of information, and ultimately
will provide high capacity at low costs. The
info-center can provide service to people
without internet access at home.
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The following core services could be
available at each info-center:
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Pay

Water/Sewer Bills and
parking citations

Report

Property and zoning code
violations, sidewalk, curb,
traffic lights, streetlights,
street signs in need of
repair; and crimes.

Obtain

Library circulating materials,
minor building permits
online, transit schedules,
census data, City employment applications, City
information brochures,
community event brochure,
community meeting
calendar, crime prevention
materials and statistics,
home/business security
checks information, tax
forms, social service referrals, and voter registration.

Review Reference
Materials

City Council and various
City Boards agendas, dockets and minutes, municipal
code, Parks and Recreation
schedule of events, review
long range planning document, United Way resource
directory, and newspapers.

Access to
Technology

Internet, City’s homepage,
view City Council meetings,
and telephone and fax City
Hall.

Get Involved

Provide feedback to City
and elected officials, seek
volunteer opportunities,
attend/organize Community
Watch activities, and participate in community meetings
and decision-making.

B. Partnering Opportunities
Besides the existing public facilities, faithbased and other community organizations
are indispensable in meeting the needs of
neighborhoods.
The public regularly visits faith-based and
community organizations compared to City
facilities. Info-center located within faithbased and community organization facilities
provide patrons easy access to city services. This delivery of city services should
value the bedrock principles of pluralism.
City, faith-based, social, and educational
services offered collectively can better
address the needs than any one service
individually. The City can provide periodic
training to employees of such organizations
and equip them with resources to access
City services.

GOALS & STRATEGIES

4. Public Safety
A. Fire Department

Goals
1. Deliver the information and services that
customers want conveniently, securely,
and efficiently.
2. Provide the foundation and hub for
community-based systems to empower
the public and link neighborhoods.
3. Enhance the quality of life and economic
opportunity for all through the effective
use of technology.

The Farmers Branch Fire Department is
responsible for fire prevention, public fire and
life safety education programs, commercial
fire safety inspections, fire code enforcement,
building and plan review; fire suppression,
emergency medical service, rescue operations; and emergency management.

1.) Fire Prevention
The Fire Prevention Division helps prevent
fires by conducting regular fire inspections,
reviewing site plans and construction plans;
conducting acceptance tests for fire protection
systems, underground storage tanks and
pyrotechnics; reviewing commercial fire and
life safety plans; and providing fire and life
safety programs to people living, working or
going to school in the City of Farmers Branch.
Regular fire inspections are conducted to find
and correct fire hazards in commercial buildings. Every 15 months, the Fire Prevention
Division strives to complete fire inspections in
100% of the commercial buildings in the City
of Farmers Branch.

Traditional Neighborhood Unit diagram proposed by Clarence
Perry in 1927. Public uses are centrally located around a civic
space accessible within a 10 minute walk. Courtesy: Lexicon
of New Urbanism by DPZ.

Strategies
1. Explore opportunities throughout the City
including the West Side to co-locate
info-center with a wide variety of public
and private uses.
2. Partner with faith-based and community
organization to deliver city services.
Provide periodic training to employees of
such organizations and equip them with
resources to access City services.

Fire and Life Safety programs conducted by
the Fire Prevention Division consist of workplace programs such as fire warden training
and fire extinguisher training; children’s programs such as fire safety clown shows for
elementary school children and preschool
and daycare programs; as well as other
programs upon request, to any business or
civic group.

2.) Fire Suppression/Rescue
Fire suppression includes the extinguishing
of fires using different types of support
equipment. A strong and timely response of
personnel and equipment is essential.
Continuing training and education of personnel is required. Farmers Branch cooperates with other cities to provide Mutual Aid
assistance for fire suppression and rescue
responses.
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GOALS & STRATEGIES
Goals
1. Provide Fire Suppression services and
facilities to protect the public’s health
and safety.
2. Provide emergency response service in
less than 5 minutes for 90% of the time.
3. Provide a suitable response to special
rescue incidents.

Strategies
1. Provide adequate services within the
West Side area.
The Fire Administration will continue to
assess each Fire and EMS service area
based upon number of responses,
response time averages, square feet of
development, population and other
factors as determined by the fire
department in order to ensure that
adequate personnel and fire apparatus
are provided
within each
service area.
2. Provide fire
and rescue
training to
the Fire
Department.
The training
Firefighter training.
field should
be developed to provide Fire Department
personnel experience in areas such as
fire suppression techniques for various
building types, safety, and use of fire
equipment.
3. Continue participation in the Metrocrest
Fire Chiefs’ Shared Special Rescue
Program.
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The Farmers Branch Fire Department
will continue to provide the services of a
Mass Casualty Task Force to the area
cities and request the services of other
special rescue teams from other
Metrocrest fire departments as needed.
Land has been purchased and an architectural design has been completed for a third fire
station to be located on the West Side of the
City. At such
time as growth
occurs on the
West Side, the
City will implement these
plans and construct the third
fire station.
Location and Response districts of
existing Fire Station #1 and #2 and
Proposed Fire Station #3.

Rendering of proposed fire station on West Side.

During 1996, the Fire Department
prepared a fire station location study
that addressed the siting of fire station facilities throughout the City.
The study recommended that the
City locate facilities to achieve a
goal of a less than 4-minute
response time.
It was determined that a fire station
would need to be sited on the West
Side of IH35E. In 2001, land was
purchased for the fire station.

3.) Emergency Medical Services
The Fire Department provides Emergency
Medical Services (EMS) in the form of ambulances, certified to the mobile intensive care
unit level certified by the state of Texas.
Patients are transported to their hospital of
choice, provided their condition will allow the
distance of transport.

GOALS & STRATEGIES
Goals
1. Provide EMS services and equipment to
protect the public’s health and safety.
2. Provide emergency response service in
less than 5 minutes for 90% of the time.

Strategies
1. Develop relationships with medical and
EMS providers to maximize effectiveness
of Fire Department and Emergency
Medical Services.

Careflight patient being loaded.

EMS also includes the rescue of victims using
different types of emergency vehicles and
support equipment. A strong and timely
response of personnel and equipment is
essential. Continuing training and education
of personnel is required. Farmers Branch
cooperates with other cities to provide Mutual
Aid assistance for emergency medical
services when necessary.
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4.) Emergency Management
The City of Farmers Branch has developed
an all-disasters Emergency Management
plan to address the mitigation, preparedness,
response and recovery phases of emergency
management. This plan can be used in
response to natural disasters such as floods,
fire, tornadoes, and violent storms, as well as
hazardous materials, major transportation
accidents, terrorism, and acts of civil disorder.
The Fire Chief serves as the Emergency
Management Coordinator.

GOALS & STRATEGIES
Goals
Provide emergency management services
needed to protect the public’s health and
safety.
Strategies
1. Provide an emergency management
plan that includes development within
the West Side area.
2. Provide materials such as maps and
drawings to keep the Emergency
Operations Center current on
development within the West Side area.
The Emergency Operations Center will
continue to be located at the Criminal
Justice Center.
3. Continue working through the North
Central Texas Council of Governments
to develop regional emergency
management response resources.
As growth occurs on the West Side, expansion of Fire Department personnel and
equipment will be examined to maintain the
service levels desired by the City.
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B. Police Department
The Farmers Branch Police Department
provides for the safety of the public, both in
the protection of life and property and
enforcement of laws as well as public education and crime prevention to create safer
areas.

The Police Department, courts, and jail
facilities are housed at the Farmers Branch
Justice Center.
Farmers Branch is unique in that the
business population is more than triple the
residential population. In addition, the
composition of the West Side population is
anticipated to consist of both residents and
businesses – mixed-use commercial cores
and approximately 5,000 residential units.
Police Department services are
programmed to meet the needs of both
populations.

1.) Crime Prevention

The Police Department, courts, and jail facilities are housed at
the Farmers Branch Justice Center.

Crime Prevention & Crime
Protection
Two components of providing for
public safety are crime prevention
and crime protection.
Crime prevention involves the longrange strategies, awareness, and
education in addressing crime
potential. It proactively reduces the
personal and property losses experienced in crime incidents and can
reduce the number of protection
responses required of the patrol
officers.
Crime protection involves the
patrolling and response component
and addresses the immediate, reactive aspect in the potential for or
occurrence of a crime. It provides
immediate protection and minimizes
personal and property losses.
Patrolling also functions as a preventative measure.

This component involves the long-range
strategies and awareness in addressing crime
potential. Crime prevention and education is
an important aspect of public safety, because
it can reduce the personal and property losses experienced in crime incidents and can
reduce the number of protection responses
required of the patrol officers.
Crime awareness programs are provided to
the public upon request and are presented by
the Investigative Services arm of the Police
Department, which also functions in reporting
and documenting all crimes.
Prevention and educational programs can be
adapted to accommodate the changes in
population, employment, and business uses
on the West Side.
Incorporating environmental design concepts
for crime prevention further reduces the
opportunity for
crime to occur.
The continuing
presence of the
Police
Department
within the business and residential community also provides a deterrent to crime and
functions as a preventative measure.
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GOALS & STRATEGIES
Goals
1. Continue to provide crime awareness
programs to West Side businesses and
residents.
2. Incorporate environmental design
concepts employed in crime prevention
for West Side development.

Strategies
1. Adapt prevention and educational
programs to accommodate the changes
in population, employment, and business
uses on the West Side.
2. Participate in development review for
proposed West Side development to
ensure that the proposed design
addresses crime prevention strategies
desired by Police Department.
3. Develop and distribute guidelines for
crime prevention design to developers.
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Crime Prevention &
Environmental Design
The design of the environment and
space between buildings can include
design principles to create safer
areas. Some guidelines could incorporate the experience and knowledge of the Farmers Branch Police
Department, as well as refer to principles and safety features outlined in
Safescape by Al Zelinka and Dean
Brennan, such as providing:
• Promote “round-the-clock” activity
through mixed uses;
• Public spaces where there can be
many “eyes on the street”;
• Clearly marked entrances and
exits;
• Unimpeded lines of sight;
• Well-designed open space;
• Windows overlooking onto the
street;
• Lighting of parking areas, building
entrances;
• Landscaping and fencing design
that deters criminal activity;
• Good wayfinding signs; and
• Well-designed alleys that ensure
visibility and activity.

2.) Crime Protection
The police protection and response component addresses an immediate potential or
occurrence of a crime. Timely responses
and efficient use of protection and patrol
resources can provide immediate protection, minimize personal and property losses,
and provide the most protection coverage
for areas in Farmers Branch.

GOALS & STRATEGIES
Goals
Continue to provide timely and efficient levels of police protection in response to public
safety needs as the West Side develops.
Strategies
1. Maintain appropriate staffing levels to
provide police protection for life and
property, and to respond to service calls
for community needs in formulating
ongoing strategies for police protection.
2. Continue to explore traffic accident and
violation prevention strategies as the
West Side develops.

The Bicycle Unit is proactive in the community.

Patrol cars are the primary means of delivering protection service to the community.
The Farmers Branch Police Department
also has a K9 unit, Bicycle Unit and Tactical
Unit. All Police Department personnel
receive ongoing training to keep up with
current practices and changes in laws.
Preventing traffic accidents and violations
will continue to be a focus of the Police
Department as the West Side continues to
develop.
As growth continues, the Police Department
will continue to provide services to the West
Side. Police resources and staffing levels
will need to adapt to provide for the
protection needs of Farmers Branch.
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5. Public Health
In 1975 the City of Farmers Branch created
the Farmers Branch Hospital Authority to
facilitate healthcare services for the public.
As its service area grew into the surrounding
communities of Carrollton, Coppell, and
Addison, the Authority’s name was changed
to Metrocrest Hospital Authority.
The Authority currently owns two acute care
hospitals with medical office buildings on site.
RHD Memorial Medical Center is the largest
provider for Farmers Branch citizens. Other
hospitals include Trinity
Medical Center, Medical City
Dallas and Baylor Medical
Center at Irving-Coppell.
The RHD Memorial Medical
Center is a 150-licensed bed
acute care service medical
facility with comprehensive
diagnostic, surgical, inpatient
and outpatient care. The
RHD and Trinity Service Areas.
medical staff is comprised of
450 physicians representing
over 37 specialties.
The Metrocrest
Hospital Authority
also operates a
school-based clinic
(Vivian Field Middle
School) located on
RHD Memorial Medical Center.
Dennis Lane in
Farmers Branch for ages
4 – 59.
The most frequently utilized services provided
by RHD are cardiac care, cancer/oncology,
gastroenterological medicine, renal/urology
and obstetrics.
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Parkland Memorial Hospital of Parkland
Health and Hospital System (PHHS) located
in Dallas also offers specialized medical care
to Farmers Branch citizens. Parkland
Memorial Hospital is Dallas County’s only
public hospital, is affiliated with a medical

school, and has a mission to make health
care available to all Dallas County residents.
The City of Farmers Branch also has a health
service agreement with the Dallas County
Health Department to provide periodic immunization services, and well child and senior
citizens’ clinics.

A. Demographics
RHD’s growth and diversity is consistent
with the changes and growth within the city
and serves a diverse population base. The
table below shows the comparison in
demographics.

* White alone, Non-Hispanic
** Asian Alone, Non-Hispanic
Sources: Metrocrest Hospital Authority
City Of Farmers Branch Planning Division

The provision of services by the Metrocrest
Hospital Authority are determined in part by
the demographics of current and future
populations and will be designed to
accommodate growth on the West Side of
Farmers Branch.

B. Current and Future Needs
The overall growth of Farmers Branch presents the opportunities for various models of
care and partnerships with a number of city
entities as discussed in the following goals
and strategies.
There is a need for a facility that offers onsite occupational medicine services to businesses on the West Side due to existing
industrial parks on the West Side.
Additional medical services may be required
to serve the existing and proposed industrial
parks and the proposed high-density office
development.

GOALS & STRATEGIES
Goals
Assess the need for health care services
based on demographic and needs assessment to provide the appropriate level of care
to service and promote growth within the
West Side area.
Strategies
1. RHD Memorial Medical Center will
evaluate various models of care for the
West Side, such as:
• Family Practice Medical Clinic;
• Occupational Medical Clinic;
• Specialized services such as physical
rehabilitation; and
• Medical office space.
2. RHD Memorial Medical Center will look
for opportunities to locate an urgent care
clinic with family practice and occupational medicine services and extended
hours to serve industrial area and
proposed growth on the West Side.

Goals
Evaluate models for offering access to
health care services within the civic space
concept.
Strategies
1. RHD Memorial Medical Center will
provide a presence at the info-center
with direct link to RHD Memorial Medical
Center for access to physician directory,
pre-registration, centralized scheduling of
procedures and web site.
2. PHHS will evaluate having a presence in
the info-center with direct links to Vivian
Field Middle School clinic, other
Community Oriented Primary Care
clinics (COPC) and the Parkland
Community Health Plan.
3. RHD Memorial Medical Center will
provide screening programs, health fairs
and/or seminars at info-centers.

3. Diagnostic testing will be provided at
RHD Memorial Medical Center. Hours
and days of service would be designed
to meet the needs of the residents of the
community.
4. PHHS will work with Farmers Branch,
the Metrocrest Hospital Authority (MHA)
and RHD Memorial Medical Center to
determine area service levels and
evaluate community partnership
opportunities.
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GOALS & STRATEGIES

6. Public Services
A. Senior Center

Goals
Continue to partnership with educational
institutions to provide education opportunities regarding health care.
Strategies
1. RHD Memorial Medical Center will
provide programs and services for at risk
populations (students/families with
diabetes, asthma, heart disease, etc.).
2. RHD Memorial Medical Center will
provide support and training curriculum
for school nurses and administrators:
• Student level CPR certification;
• School nurse training programs; and
• Coaches training programs.
3. RHD Memorial Medical Center will
develop learning and career opportunities
in health care for high school students.
4. RHD Memorial Medical Center will
explore opportunities for:
• Nursing preceptorships and
internships;
• Radiology technical training
programs;
• Advisory boards; and
• Other curriculum and program
development.
5. PHHS will evaluate the need for community health education services and determine the appropriate health education
programs which could be provided by
Parkland Community Health Plan or
Parkland Community Oriented Primary
Care.
6. Continue to partner with R. L. Turner
High School’s Biomedical Academy that
offers separate opportunities from the
regular high school curriculum for bright
and intelligent students who are interested
in the medical field.
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The City of Farmers Branch has provided
recreation and social programs for seniors
since 1978. The original Senior Adult
Activity Center/Community Building became
operational in 1987 and was expanded in
1993. In January of 2000 the new 24,400
square foot Senior Center at 14055 Dennis
Lane came on line.
The Senior Center
offers a myriad of
programs and
activities that cater
to seniors over 55
years of age.
Senior Center.
Featuring a 5,000
square foot multi-purpose room, an exercise
room full of aerobic and anaerobic exercise
equipment, and a computer lab, the Senior
Center has the space to provide programming for Farmers Branch seniors for many
years in the future.
Assumptions
• There are approximately 950 weekly
users of the Senior Center.
• 70% of the users are Farmers
Branch residents.
• There are approximately 6,000
Farmers Branch residents who are
55 or older.
• Based on available space and
time, the Senior Center could
serve about another 300 seniors
per week before the facility would
be near capacity.
• In the future, if crowding became
an issue at the Senior Center, it is
possible that steps would be taken
to ensure resident access to the
Center by excluding nonresident
access.
• That the large majority of residents
on the West Side will be between
25 and 50 years of age.

ISSUES, GOALS & STRATEGIES
Issues
Since the late 1980s, programming for seniors has gradually but consistently increased
in quantity and quality of programs, activities, and events. When planning for the
Center was taking place, the Senior Center
Task Force worked to design a building that
would support senior programs for the foreseeable future. Parks and Recreation
Department reviewed information available
at the time and did not believe that residential development of the West Side would
have a major impact on the number of seniors who live in the City. If the number of
housing units increases beyond the 5,000
planned or if a large senior residential facility is located on the West Side, these situations might have an unanticipated impact on
the ability of the Senior Center to service
Farmers Branch seniors.
If senior residents move into the West Side
of the City, the transportation program to
and from the Center will accommodate
West Side seniors who meet transportation
policy criteria. This would be in line with
City and departmental policy to provide
equal service to all senior residents.
Goals
One of the long-term goals for the Parks
and Recreation Department is to make sure
that seniors in all areas of the City have
access to the Senior Center. If seniors
move into the West Side of the City, the
transportation program to and from the
Center will be expanded and provided to
those residents who meet transportation
policy criteria. This would be in line with
City and departmental policy to provide
equal service to all senior residents. As
discussed during the design of the Senior
Center, at some point in the future the
seniors would like to see a Phase II senior
facility come on line. This facility would
incorporate an aquatics element and space
for fitness equipment.

Strategies
The City acknowledges the desire of some
Farmers Branch seniors to maintain their
Farmers Branch residency beyond the time
they are able or wish to live independently.
The desire to maintain Farmers Branch residency may be based on a comfort level of
access to friends, family members, familiar
medical and pharmaceutical access, and
the desire to maintain access to the
Farmers Branch Senior Center and its
programs. If a multi-service level senior
housing facility is eventually located on the
West Side, the City will work with the facility
operators to provide complementary senior
services not provided by the facility.
In the event a residential facility for seniors
was constructed on the West Side, the City
will approach the facility about cooperative
or joint programming opportunities for seniors. Also, based on the expectation of a
pathway system on the West Side, design
and access to the system should consider
the possibility of senior users. Services to
seniors will be provided equitably throughout the senior population.
Adequacy of Facilities
The present Senior Center is centrally located
and will continue to provide recreational services for resident seniors in the future, including new senior residents on the West Side.

Senior Center bus.
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B. Recreation Center
Senior Adult Services
These services are offered through
the Senior Adult Services office
located at the Senior Center:
•
•
•
•
•
•
•
•

Information and referral;
Case management;
Home delivered meals;
Minor home repair;
Transportation;
Advocacy for senior citizens;
Medical equipment loan; and
Financial assistance with utilities
and crisis situations.

Office hours are Monday through
Friday, 8:30 a.m. to noon and 1:00
p.m. to 5:00 p.m.

The City’s Don Showman Recreation
Center came on line in the late 1950s. In
an effort to keep pace with indoor recreation
needs there were two additions to that
building. Planning for a new Recreation
Center began in 2001 with an anticipated
opening date in 2004. Plans for the new
Center include two full-sized gymnasiums,
three 1,500 square foot community rooms,
a 3,000 square foot fitness area, a recreational gymnastics room, and a room designated specifically for teens. The building
will be approximately 56,000 square feet,
which is well over twice as large as the
existing Recreation Center. The new
Recreation Center should provide adequate
space for the additional 5,000 residential
units planned for the West Side.
Assumptions
• That the majority of new residents
on the West Side will be between
25 and 50 years of age; therefore,
the impact on the City’s youth
programs and swimming pool
will be minimal.
• That the new Recreation Center
will be able to serve significantly
more people than the present
recreation center.
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ISSUES, GOALS & STRATEGIES
Issues
Brookhaven Country Club is a private facility that offers a large number of recreation
services for the community; however, the
market segment served by a municipal
recreation center and a country club
generally do not overlap. Also, if a new
elementary school were constructed on the
West Side, the City would work with the
Carrollton-Farmers Branch Independent
School District to evaluate the need for
after-school activities.
The City’s outdoor pool is very popular. With
the addition of new residents on the West
Side, there exists a potential for crowding.
However, apartment complexes generally
offer amenities such as swimming pools.

Strategies
All residents will be provided with access to
on-site Recreation Center programs, youth
programs, city wide special events, and a
municipal swimming pool. Opportunities for
recreation programming based on available
resources, such as natural or developed
open space and a pathway system, will be
considered as the West Side develops.
Adequacy of Facilities
Based on the anticipated age range of West
Side residents, the new Recreation Center
will be able to provide recreation services
for residents for the foreseeable future
including new residents on the West Side.

Goals
The City will work with developers to maximize public access (publicly or privately
owned) and open space and to coordinate
construction of a West Side pathway system
that will allow and encourage foot and/or
bicycle traffic for recreational and business
purposes.
The Parks and Recreation Master Plan calls
for the design and construction of a West
Side pathway system that would link the
Trinity Trail system on the Elm Fork to the
Rawhide Park Trail. The TIF plan, which
has been adopted for the development of
the West Side, has a mechanism that
allows for funding the construction of pathways within private developments and public properties. The Master Plan and the TIF
funding mechanism will work together to
help with the planning and implementation
aspect of a pathway system for the West
Side.
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C. Athletic Fields
The Parks and Recreation Department
attempts to apply and adhere to the standards for recreational facilities, such as
athletic fields, as adopted by the National
Recreation and Parks Association (NRPA).
While NRPA standards do not take into
account all differences from city to city
(such as the difference in daytime and
nighttime population in Farmers Branch),
those are the most recognized and accepted set of standards available. The City has
a Parks Master Plan that uses NRPA standards for open space and athletic facilities.

Youth Athletics.

ISSUES, GOALS & STRATEGIES
Issues
Continue to strive to meet the recreational
facility standards of the National Recreation
and Parks Association. Generally, the City is
in compliance with NRPA standards. The
existing athletic facilities would adequately
serve the increased population on the West
Side. If the West Side population surpasses
7,000 new residents, the impact on athletic
fields would have to be reexamined. For community park acreage (parks from 5 to 8 acres
that normally include features such as open
space, playgrounds and sometimes athletic
facilities), the land to be donated on the West
Side around the lake and along the river
should enable the City to meet the standards
for open space as established by NRPA.
Also, the City’s athletic policy does allow
nonresident workers access to City athletic
facilities. With a projected West Side daytime population of an additional 45,800
people, local adult athletic leagues could,
at some point in the future, be impacted
with requests for athletic fields.
For discussion on trails and open space, see
the Open Space section of this document.
Goals
Acquire and develop as appropriate the
necessary athletic fields required based on
numbers and needs of residents and daytime workers when viewed in the context of
the overall city population.

All parks and complexes in the chart above have concession
stands and restrooms.
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Strategies
Continue to maintain the high quality of
existing athletic fields and work with public
and private organizations to secure public
access to facilities to satisfy standards.
Adequacy of Facilities
Based on the number of anticipated housing
units (5,000) and residents (7,000), the City
presently has sufficient athletic facilities to
provide recreational services for the present
and future residents.

D. Service Center
The Service Center and related West Side
facilities serve all the citizens of Farmers
Branch, and virtually all of the City’s
departments.
The Service Center functions as a maintenance center for the City’s fleet of vehicles,
and utilities and street equipment.

Service Center bay.

Other operations supported by the Service
Center or related facilities on the West Side
are:
• Equipment Services;
• Warehouse facility;
• Utilities; Streets;
• Landfill Services;
• Recycling; Citizens’ Collection Center;
• Animal Shelter;
• Traffic Engineering;
• Parks and Recreation operations;
• Nursery & landscape holding yard; and
• Storage of equipment and materials.

ISSUES, GOALS & STRATEGIES
Issues
There is a need for a new Service Center
and related facilities that will serve the public
and City departments efficiently. Planning
efforts need to look at not just the West
Side, but also the entire City as a customer
for these facilities. Factors to consider
include growth on the West Side, land acquisition issues (swaps, purchases, sales),
potential need for new services, consolidated or centralized uses vs. separate uses,
the potential relocation of some personnel to
a new facility, and future development and
the facilities’ impact on adjacent land uses.
Any development of the new Service Center
and related facilities needs to meet the
standards of adjacent development.
Goals
Provide the highest level of service to all
customers.
Strategies
Develop and implement a master plan for a
state-of-the-art Service Center and related
facilities.
Planning
The Service Center master planning efforts
stem from needed renovations and the fact
that the various operating departments have
outgrown the existing buildings. Coupled
with the potential growth of the West Side,
the need for a new state-of-the-art facility
that can efficiently serve the public is apparent. Additionally, a new facility may include
storage capacity and training facilities for all
City departments.
The master planning efforts for the new
Service Center involved a needs-analysis of
each department, and culminated in conceptual master plan alternatives based upon
various property-acquisition scenarios.
Further planning work is currently on-hold
pending an analysis of environmental
issues.
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STRATEGIES
Strategies
Currently the City owns a total of approximately 84 acres west of IH35E. This
acreage primarily consists of:
1. The Service Center, located at 13333
Senlac Drive (5.5 acres);
2. The Keenan Bridge Road tracts
(25 acres);
3. A closed landfill, located east of the
levee and President George Bush
Turnpike (18 acres);
4. Land west of the levee and President
George Bush Turnpike that is located in
the floodplain (32 acres); and
5. The Citizens’ Collection Center, which
services the collection of residential
waste including brush and bulky items,
and recyclables including paper,
aluminum, glass and plastic (3.1 acres).

E. Library
In November 2000, the City voted to accept
the Library Master Plan developed by F.
Mason and Associates. As part of the master planning process, seven focus groups
and a charrette were held in the community.
Additionally, a bilingual telephone survey of
400 residents was conducted. Focus group
participants and 98 percent of the telephone
survey respondents found that the current
location of the library is convenient. The
library is centrally located in the City. Using
a measure that users should be able to
reach a library in less than 15 minutes and
that 80 percent of users should live within a
three and a half mile radius of a central
library facility, the Farmers Branch Manske
Library is accessible to almost all areas of
the City.

The Parks and Recreation Department also
currently operates a landscape materials
holding and receiving area on a 0.44 acre
site at the south end of Nicholson Road.
Facilities
The West Side facilities encompass several
city-run operations including the Service
Center, the Animal Shelter, the Citizens’
Collection Center, and the Keenan Bridge
Road site. Other operations such as
existing or future sewer lift stations, water
towers, or fire facilities are discussed in the
Infrastructure section.

5

Service Center operation locations
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The Library Master Plan identifies the need
for an approximate 12,000 square-foot addition during the proposed renovation of the
existing building. This additional space
would be primarily for additional meeting
space - a strong need expressed by community members during the master planning
process.

ISSUES, GOALS & STRATEGIES

Manske Library.

In addition, responses to the telephone survey indicated that there was less interest in
a branch library than in some kind of mobile
service.
The Master Plan recommends against
adding branch libraries. Instead, it was suggested that the library continue to house its
functions in one main facility and provide
mobile service to underserved populations
as the most effective and cost-efficient
strategy.
It was noted during the information-gathering phase of the Master Plan that many
residents are home during the day without
transportation especially in some of the
City's older multi-family housing. These
residents could be served by an "information mobile" which could have an information professional on board with popular and
requested materials.
The Master Plan also states that the Library
should offer “remote access to Library
resources 24-hours-a day, seven-days-aweek.” This was accomplished during
2001-2002 and all residents who have a
library card can place holds on desired
materials in the library collection, search
databases including full-text magazine
articles and ask reference questions
through the internet.

Issues
The Library Master Plan has designated that
users should be able to reach the library in
less than 15 minutes and that 80 percent of
users should live within a three and a half
mile radius of a central library facility. With
regard to West Side development, this goal
would continue to be attainable with
build-out of the West Side.
Goals
Provide convenient, efficient service to all
residents of Farmers Branch.
Strategies
1. In keeping with the findings of the
Library Master Plan, provide mobile
service with existing outreach children’s
librarian to do children’s programming in
the West Side.
2. Deliver requested materials, including
interlibrary loan items, to residents in the
area.
3. Provide a small conference room for
meetings.
4. Utilize info-center locations for children’s
programming and as a safe depository of
requested materials that residents can
pick up at their convenience. Use some
of the space for the “quick” errands for
which residents come to the library.
• Examples of these are:
• Income tax forms;
• Photocopier;
• Personal computer with City web
page/library catalog for quick
informational needs; and
• A few current, popular magazines that
could be read in a small gathering area.
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By 2030, the Dallas/Fort Worth area is estimated to double its population. This growth
will largely be distributed in the cities north
of Dallas.
Population growth and land development
can fuel economic expansion, revitalize
commercial districts, and increase the tax
base. It can
also cause traffic congestion,
strain local
resources, and
impair quality of
life. The growth
strategy
employed by
the City of
Farmers Branch
can greatly
influence which
of these growth
outcomes are
realized.
For Farmers
Branch, a “no
growth” scenario is not a
practical option.
Sprawling
2030 Population Growth Rate Map: The darker tones indicates areas of greatest population increase between 2003
development
and 2030. The North Central Texas Council of Government
leapfrogs to the
forecasts new growth occurring largely in the northern cities
of the Dallas/Fort Worth region.
next city – congestion on our
streets continues to increase from development in surrounding cities with no economic
benefits being realized in Farmers Branch.
The fundamental question is “how to grow?”
How can Farmers Branch capture the benefits of growth without congesting its streets
or overcrowding its schools? How can the
City maintain its character and charm while
accommodating new residents and prospering economically? How can growth maintain and improve neighborhoods?
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At a time when cities within the metroplex
are grappling with sprawl, traffic congestion,
and loss of identity, Farmers Branch has a
choice whether to continue sprawl trends
and the problems associated with them or
embrace policies that enhance existing
neighborhoods, encourage the building of
complete neighborhoods, and strive to
balance economic, environmental, and
social resources and needs.
The central area of the City is largely built
out. Most new development is likely to
occur on the west and east sides of
Farmers Branch. The possible directions
the West Side could take are multiple,
complex, and sometimes competing. The
issues associated with growth and what it
means in terms of quality of life are multifaceted.
The North Central Texas Council of
Government’s regional transportation plan
highlights the likelihood that significant economic growth will occur on the West Side of
Farmers Branch because of its proximity to
the airport and the relatively large amount
of contiguous undeveloped land available in
the area with high visibility and accessibility
from 1H35E, IH635, and planned extension
of President George Bush Turnpike in 2006.
DART light rail service will provide another
stimulus to the West Side.
The land use plan reflects the West Side’s
future role as a significant employment center. The West Side represents an important
opportunity to create an employment base –
in response to the significant trend towards
concentration of employment growth in the
northern suburbs of the metroplex. The
plan attempts to create integrated communities rather than large, single-use districts.

1. Process
In 1997, a series of meetings and mobile
workshops (visits to other cities and specific
development projects) took place with the
City Council and Planning and Zoning
Commission. City staff prepared alternative
development scenarios for the Planning and
Zoning Commission and City Council to
consider at public meetings. Those scenarios served as a basis for the formulation of
fundamental development policies that
would subsequently be formalized with the
adoption of the Tax Increment Financing
(TIF) Plan in 1999. This Plan further elaborates and refines development policies.

A. Development Scenarios
Four different land use scenarios for the
West Side were analyzed to study the
issues and consequences associated with
growth, and to prompt discussion about
ways to accommodate growth while maintaining the quality of life that today’s
residents, businesses and visitors value
and enjoy.
All four scenarios shared a core fundamental assumption: environmentally sensitive
land such as heavily wooded areas,
wetlands, floodplains, and levee and sump
areas will not be used for development
purposes. The findings were presented
at a public meeting.

1.) Scenario 1: Existing
Comprehensive Plan
This scenario analyzed development buildout consistent with the 1989 Comprehensive
Plan recommendations. The 1989 Plan recommends up to 9,000 multi-family residential
units south of Valley View Lane. While residential development is desirable on the
West Side, for areas in proximity to Royal
Lane and Luna Road intersection residential
development is not appropriate due to
emergency response time thresholds. The

market, existing and proposed streets and
infrastructure improvements are not likely to
support the roughly 37 million square feet of
office and 10 million square feet of retail
development recommended by the Plan.

2.) Scenario 2: Existing Zoning
This scenario assumed the West Side developing consistent with then existing1997
zoning regulations. New development would
primarily take the form of suburban office
parks. Residential development is not
permitted anywhere except south of LBJ
Freeway (IH635), east of Luna Road – the
least desirable location on the entire West
Side. The market, existing and proposed
streets, and infrastructure improvements are
not likely to support 21.6 million square feet
of office and 680,000 square feet of retail
development possible under 1997 zoning.

3.) Scenario 3: No Residential
Development
This scenario assumed no residential development on the West Side. The market,
existing and proposed streets and infrastructure improvements are not likely to support
20 million square feet of office and 3.2
million square feet of retail development
proposed under this scenario.

4.) Scenario 4: With Residential
Development
This scenario assumed the West Side developing with 14,000 multi-family residential
units. The residential population, particularly
school-age children, was the highest in this
scenario. The market, existing and proposed streets, and infrastructure improvements are not likely to support 16.9 million
square feet of office and 3.2 million square
feet of retail development proposed under
this scenario.
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B. Development Policies
The four development scenarios were presented at public meetings and the following
general policies were identified to guide
future development on the West Side:
• The densities proposed in all the four
scenarios were extremely high and likely
not supportable by the market or infrastructure improvements;
• The cost of providing the necessary infrastructure to fully realize the value of the
West Side has proven to be well in excess
of that which can be sustained by private
developers alone under any scenario. As
a result, approximately 50% of the West
Side is unimproved. Although national
corporate relocation consultants continue
to identify the LBJ Corridor as a premier
corporate area, the principal reason for the
absence of new development in the unimproved areas has been the lack of
adequate infrastructure, i.e., providing
traffic access, water, sewer, and drainage.
An economic development tool to fund
infrastructure improvement was found to
be necessary;
• Limited residential development in a
mixed-use setting was desirable; and
• The 1989 Comprehensive Plan and
zoning documents would need to be
amended to reflect the above stated
points.

C. Tax Increment Financing Plan
A Tax Increment Financing (TIF) District
known as Mercer Crossing was created in
August 1999 as an economic development
tool to fund necessary public infrastructure
improvements. Based on the consensus of
development policies achieved through the
study of four development scenarios, a general preferred land use scenario was developed. An Economic Impact Analysis was
prepared to assess what densities the market likely could sustain and to calculate the
tax, employment, and economic impacts of
the preferred development scenario.
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The Tax Increment Financing (TIF)
district includes approximately 808
acres of undeveloped land as shown
in the map. Under the TIF program,
the City of Farmers Branch, Dallas
County, Dallas County Community
College District, Dallas County
Hospital District, the Valwood
Improvement District, CarrolltonFarmers Branch ISD, and the Dallas
ISD have committed to contribute
incremental increases in property tax
revenues primarily resulting from new
development in the district to finance
public infrastructure needs within the
TIF area. The public infrastructure
improvements necessary to develop
this TIF include streets, streetscape
landscaping, water distribution,
wastewater collection, and storm
water drainage systems. Also included are drainage improvements, park
facilities, hard surface trails, and land
reclamation.

The general development policies served as
the basis for the TIF plan. This plan shows
how the West Side might develop if the
focus were on creating balanced options of
land uses. Two proposed mixed-use areas
would focus new development in walkable
centers that contain opportunities to live,
work, shop, and play. The remaining area
could be developed with office campuses
and ancillary uses that serve as employment centers. This scenario focuses new
development into land use patterns wherein
mass transit, walking, and biking become
more feasible.

2. Land Use
The Land Use chapter acknowledges how
land is currently used and identifies how it
should be used in the future. The West
Side Land Use Plan has the following
components:
• Description of existing use of land;
• Planning policies (goals and strategies
indicating the City’s preferred development
pattern for growth);
• Land use projections; and
• Land use categories.

Farmers Branch and Carrollton) houses
19.9 million square feet of warehouse/distribution space. Office development (at 8.8%)
is largely situated along LBJ Freeway
(IH635) or along the major thoroughfares of
Luna Road and Valley View Lane.
Commercial uses, which comprise 2.1% of
total land uses, are situated almost
exclusively along the IH35E Corridor.

A. Existing Use of Land
An understanding of existing
land use helps to put into
perspective how the West
Side has developed and how
it may influence development
in the future.
Since the annexation of the
West Side in 1957, the interstate highway system and
proximity to the airports have
transformed the West Side
from a farming and mining
area into a bustling regional
center of commerce and
industry.
The land use survey for the
West Side was conducted in
August 2000. At that time,
49% of the West Side was undeveloped.
The West Side has a strong industrial base.
Industrial land uses amount to 20.9% of the
developed land on the West Side. Industrial
development on the West Side is largely
concentrated in two areas: the Valwood
Industrial Park north of Cooks Creek and a
mix of industrial uses located south of LBJ
Freeway (IH635), on the east side of Luna
Road. The Valwood Industrial District submarket (which includes the industrial park in

B. Planning Policies
The TIF plan spells out general land use
policies for approximately 808 acres of
undeveloped land on the West Side. The
policies specified in this section build on the
TIF Plan and define in greater detail the
land use policies for the entire West Side.
The visual preference tool was employed to
inform people of the different choices and
involve the community in making informed
choices about the entire West Side area.
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Visual Preference
The West Side land use plan is the
foundation of zoning and development policies. Generally, land use
section plans use words and phrases
that may have multiple interpretations
depending upon the experience or
understanding of the reader. For the
land use plan to be effective, it must
represent a clear vision of the future
appearance and character of the
West Side. To encourage wider
public participation and to measure
public reaction to varying kinds of
development and growth patterns, a
visualization process was employed.
The underlying premise of this exercise is that credible plans cannot be
created without seeing or understanding the vision. The Visual
Preference exercise helped visualize
the choices associated with words
like mixed-use, pedestrian-friendly,
and sprawl. Participants reviewed
and commented on a series of
images and provided viewpoints on
what they liked or disliked about the
images.
The purpose of the exercise was to
visually summarize impressions of
the present community and to build
consensus for its future character.
The images that best represent the
vision were incorporated into this
Land Use section. These images
explicitly illustrate what the language
of the Land Use section specifies.
Potential developers can use the
results to understand what the community wants. The City will have a
logical basis, an immediately comprehensible, illustrated reference
document, for the development
review process.
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The following goals and strategies were
developed from:
• Extensive public discussions held before
advisory and decision-making boards;
• Focus group meetings with existing
businesses to address specific issues on
the West Side;
• A survey of property owners within the
existing industrial park;
• Planning and Zoning Commission and City
Council mobile workshops to innovative
projects in the greater Dallas area; and
• Input through the visual preference
exercise.

GOALS & STRATEGIES

The City can rely on three powerful
tools for shaping growth on the
West Side:
• Regulatory tools;
• Public Infrastructure investments;
and
• Public-private partnerships.
Regulatory tools (such as zoning and
subdivision ordinances) define the
urban form – tools that define the type
and intensity of new development and
prescribe design and development
standards to achieve the West Side’s
sense of place goals.
Public infrastructure improvements on
the West Side will be funded through
the Tax Increment Financing (TIF)
District. Infrastructure improvements
such as access to public facilities,
and transit, water, sewer, and utility
lines improve the development potential of the West Side and make it more
attractive to private investments.
A public-private partnership involves
using public funds or activities to
directly foster private investment and
development activity that can benefit
the entire community, and that otherwise would not occur. By using public investments strategically the City
can reinforce and guide the growth
concept and stimulate interest and
leverage investment from the private
sector.

Goals
1. Development in the form of interconnected employment districts, and
compact centers, and a diverse mix of
activities (residences, shops, workplaces
and parks, etc) located to minimize the
use of the automobile.
2. Stable and enduring economic base.
3. Cohesive urban design that builds civic
pride and enhances community identity.
Strategies
Strategies for Urban Form (also refer to
Sense of Place section)
While making decisions on establishing
regulatory tools, reviewing development
applications, funding public infrastructure
improvements, and entering into publicprivate partnerships, the City Council,
Planning and Zoning Commission, and staff
will consider if the proposed action is
consistent with the following criteria:
1. Promote walkable neighborhoods and
employment districts -- encourage new
and existing developments to include mix
of uses with a pedestrian-friendly design.
2. Encourage neighborhood centers to
include public spaces, facilities, and
transit to accommodate more intense
commercial and residential development.
3. Provide an accessible and integrated
open space system.
4. Preserve distinctive development
character by encouraging diversity in
design, development type, respecting the
natural landform, and creating community
landmarks.
5. Promote safety through pedestrianfriendly street design, traffic calming, and
crime prevention.
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GOALS & STRATEGIES
The current zoning code originated in 1969 and
has been revised extensively since then. As the
community’s expectations for development
changed, so did the code, and it has evolved to
include many new districts that are highly
specialized.
Currently the zoning code tends to rely heavily
on regulating uses. The basic premise of this
approach is that the appearance of the building,
its compatibility with the surrounding properties,
and its impact to the community are closely related to and can be defined by the use within the
building. However, it is much easier to directly
regulate impact or appearance than to expect it
to happen indirectly through detailed regulations
of uses. The intent of the revised code will be to
give equal attention to the land use, development
standards, and design aspects of the code.
Planned Development District involves a negotiated development plan between a developer and the
City of Farmers Branch. Concerns with Planned
Development Districts are that their widespread
proliferation has increased the complexity of
regulating land uses.
The revised zoning code will consist of standardized land uses, as well as development and
design standards available for use in multiple
zone districts.
Revisions will make the zoning code easier to
use, more predictable and much more effective in
creating the kind of environment envisioned by
the West Side Plan.

Strategies for Economic Prosperity (also
refer to Economic Profile section)
1. Maintain and increase the existing supply
of land zoned for employment uses and
revitalize underutilized land for
employment use.
2. Enhance existing infrastructure to accommodate employment growth and provide
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a sound fiscal base.
3. Initiate discussions with school district to
assess if Triple Freeport can be offered.
Strategies for Infrastructure/Public Facilities
(also refer to Infrastructure and Public Facilities
sections)
1. Facilitate patterns of development that
can be served by adequate infrastructure.
Strategies for Mobility (also refer to Circulation
section)
1. Coordinate land use and transportation
planning to improve mobility.
2. Expand mobility options through walkable
neighborhoods, housing/employment links,
an attractive trail system, and transit use.
Strategies for Governance and Service Delivery
1. Coordinated City policies will integrate separate
real estate development projects to create
authentic memorable places.
2. The City will continue to develop innovative and new approaches to the use of
regulatory structures and communitybased initiatives. For example: infocenters (see Public Facilities section)
would bring access to City services
within neighborhoods.
3. Zone properties in accordance with the
adopted land use map would promote
orderly development.
4. Currently, 12 Planned Development
Districts regulate development on the
West Side. The City will prepare
revisions to the city-wide Comprehensive
Zoning Ordinance by replacing specific
Planned Development Districts with citywide zoning districts.

C. Land Use Projections
The land use map for the West Side reflects
the area’s context and the goals and strategies adopted to guide development. The land
use plan describes a Farmers Branch community that supports an ultimate employment
base of approximately 45,800 jobs and 5,000
residential units.
The land use plan is intended to be flexible,
because it is not possible to predict precisely
the market
demand or
absorption
The building blocks of
of land over
the city are districts,
10 to 20
centers, corridors, and
years. As a
preserves.
result, the
mix of recommended
uses should remain somewhat flexible. What
are most important to establish now are the
general character, scale, and density of the
mixed-use community and its employment
districts, as well as the basic infrastructure,
open space, and other elements of the public
realm.
Site specific land uses, parcel configuration,
and relationships among various forms of
employment, retail, housing and other uses
should be determined more definitely as
development and the process of zoning and
platting proceeds.
The land use map identifies land use allocations and it estimates anticipated employment
and residential population totals for projected
buildout of the West Side. Some of the
employment parameters will vary over time,
but the land use plan provides a feasible
baseline, consistent with current and anticipated market conditions.
The land use plan assigns 55% of the West
Side to development and 25% to a mix of
open space uses (storm water management,
parks, trails, and natural areas).
Approximately 20% of the West Side will be
required for streets.

The development intensity is based on the 20-year tax,
employment, and economic impact analysis prepared for the
Tax Increment Financing (TIF) district.

D. Land Use Plan
Districts: Districts are areas that are dominated by a single primary activity.
Districts may be mixed-use but are typically
dominated by a single primary land use
such as office, or residential development.
Centers: Centers are the local or regional
destinations at the neighborhood or city
scale.
Centers are by definition mixed-use areas they include jobs, service, and retail as well
as housing in some centers.
Preserves: Preserves are the open space
element such as storm water management,
parks, trails, and natural areas that frame
the city.
Corridors: These are the connecting
elements typically linear in configuration
and include the natural systems, and infrastructure and transportation lines.
Corridors come in many forms from roads
and highways to rail lines and trails, from
utility easements to creeks and rivers.
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1.) Districts
The distict boundaries contain an area with
a generally consistent character in land use
mix, physical design, and transportation
characteristicts.
Farmers Branch has three distinctive land
use districts: industrial, employment, and
residential districts. The West Side of the
City includes two of three districts: the
industrial and employment districts.
Each district is intended to support a mix of
uses. The specific mix of uses depends on
the location, size, and site characteristics.
The districts vary from providing diversity to
instances where one or more uses predominate. The districts have defined edges and
an identifiable center. The edges can be
natural or man-made. Open spaces,
drainage corridors, high volume roadways
or low density residential neighborhoods
can all serve as edges.

2.) Centers
Each district includes a center. A center is
the focal point of one or more neighborhoods.
The size of a center and its role in the city
generally correspond with the scale and
accessibility of the surrounding neighborhoods. Some centers are modest in size
and local in function, such as the neighborhood center which primarily serves the
nearby population. Others are large in
scale, such as the town and regional centers incorporating a greater mix of uses
intended to serve a larger population.
Centers are the focal points and destinations within Farmers Branch. The center
areas are places where a greater range of
uses is expected and encouraged.
The district and center should work together
to establish identity and promote a sense of
place.
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the convenience and synergy
needed for a healthy center.
(3.) Mobility: Centers should be
accessible and accommodating to
the automobile, but not at the cost
of ruling out walking. Well connected sidewalks, minimal curb
cuts, and shade will help promote
walking, transit, and cycling.
Transit stops should be integrated
with the centers.
(4.) Public Space: The character
of a space is determined by its
public places. Generally, the center should include a plaza, square,
or green located in a prominent
position framed by buildings that
open towards the space -- these
spaces vary in size and can take
on different geometries.
(5.) Layout: The physical plan of
the center must incorporate basic
site design techniques to establish
a balance between traffic circulation, retail planning logic, loading,
maintenance, control of noise or
other conflicts between uses,
phasing, architectural continuity,
privacy, security, and flexibility for
change.

a.) Guiding Principles for Centers
(1.)Scale: The center must be scaled for the
pedestrian. Highways and oversized parking lots should not dominate the scene at
the heart of the community. Buildings
should be positioned so that they help
shape the spaces of streets and plazas, and
where they help screen the service and
parking areas.
(2.) Use: A mix of stores, restaurants,
dwellings, offices, and civic uses generates

The block and lot pattern derives
naturally from a connected street
network. The block and lot pattern permits unified street design,
in which the transitions between
incompatible uses or building types occur
across the rear or side property lines.
Centers should be laid out with a secondary
network of alleys that crosses the blocks.
Alleys provide basic transportation and utility access. Alleys allow trash trucks and
large delivery vehicles to perform necessary
functions without hampering traffic on city
streets. From a utility perspective, alleys
provide adequate space to locate under
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ground wet and dry utilities and storm water
facilities. The use of alleys also reduces
curb cuts along the block fronts in centers,
thereby preserving sidewalk continuity and
creating a more pedestrian friendly environment. Alleys are particularly useful in
providing additional separation where they
coincide with a transition between
residential and mixed-use buildings.
(6.) Building Types: The low-slung, blankwalled boxes of conventional commercial
development oriented only to parking lots
does not promote a sense of place. Building
types in the center should be streetoriented, with doors and windows facing
the streets.
Certain necessary functions such as parking structures and large-footprint buildings
are limited to the extent to which the doors
and windows can face all streets. The
requirements for small blocks, facades with
doors and windows, do not inherently prevent a big box store. These goals do mean
that the store must be adapted in ways that
deviate from the typical chain-store prototypes. The easiest way to accommodate
the required bulk of the big box retailer is to
place the store on two or more levels and
divide its parking so that fewer of the
spaces are in front of the store - this has
demonstratively worked for numerous retailers and stores located in downtowns. These
large footprint buildings can also be surrounded with other uses (liner building with
wrap-around shopfronts lining larger big
boxes or parking structure) so as to screen
their inhospitable sides from the streets.
Another solution can be to position the large
store with its primary entrance at the corner,
with the rest of its footprint embedded within
a building that incorporates an outer layer of
shopfronts with doors and windows facing
the street.
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Retail Planning Logic:
Success & vitality of retail uses are a
vital part of a memorable place. A
few key guidelines include:
• Maintaining clear views to
signage & merchandise;
• Incorporating on-street
parking;
• Providing wide sidewalks; &
• Arranging retail tenants for synergy.

Parking garages can be surrounded with other uses (liner
building with wrap-around shopfronts) so as to screen their
inhospitable sides from the streets.

The large store can also be positioned with its primary
entrance at the corner, with the rest of its footprint embedded
within a building that incorporates an outer layer of shopfronts
with doors and windows facing the street.

3.) Preserves

4.) Corridors

The districts and centers on the West Side
will have access to a wide variety of high
quality open spaces.

The natural corridors such as trails and
water bodies are discussed in the Open
Space section. All other corridors including
network of roads and sidewalks, light rail,
and busways are discussed in the
Circulation section of the Plan.

For a complete discussion on open spaces
refer to the Open Space section of the Plan.
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5.) Land Use Plan Map

George
Bush
Turnpike

I-35

635
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What is the purpose of the Land Use
Plan Map?
The Plan Map identifies a desirable
land use pattern for the West Side from
today’s perspective. The Land Use
Plan does not constitute zoning regulations or establish zoning district boundaries. The Plan Map is not “parcel
specific”, rather a vocabulary of flexible
building blocks that define the ideal
future land use pattern on the West
Side. The land use building blocks
include districts, centers, corridors, and
preserves.

E. Descriptions of Districts
and Centers
The West Side includes two Districts: the
industrial and employment districts. Six
centers will serve the West Side. The
maps, text, photographs, and concept
sketches communicate the intent and
character of each district and center.

The Land Use Plan Map will guide public decisions which affect the future
physical development and maintenance
of the West Side. For example, the
plan should be used as a basis for:
• Evaluating zoning, site plan, and
subdivision requests;
• Preparation of zoning regulations;
• Development of detailed physical
plans for the area;
• The location and design of streets,
and implementation of other
transportation facilities and programs;
• Identification of areas to be served
with utility development or
extensions; and
• The acquisition and development of
major open space.
The Plan is also dynamic and should
be reviewed regularly and amended to
reflect changes in City policies,
programs, and priorities.
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1.) Industrial District
Primary employment area
Larger flexible sites
Highway and rail access

Key Elements
Predominantly employment land uses
including light manufacturing, assembly,
distribution, office, and research and
development within a park-like setting.
Center serves employees and
thoroughfare related traffic.
Density of 0.3 FAR. One to three story
structures with surface parking.
President George Bush Turnpike exits
at Valley View Lane and Valwood
Parkway will increase accessibility to
the area.
The existing landscaped front yards
and drainage corridors enhance the
park-like setting.
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The West Side comprises of two
Industrial District areas: Valwood
Industrial Park and the business
park located at the northeast corner of Luna Road and Royal Lane.

Future regional centers at Royal
Lane and Luna Road, and Valwood
Parkway and IH35E will become a
focal points for their respective
districts.

The industrial park areas provides
great access and flexibility for
truck and rail service.

The goal is to create successful
environments for many forms of
business activity, while keeping the
area transit accessible, respectful
of the park-like setting, and completely integrated with the adjacent
employment district of the West
Side.

Visibility from highways and
entrance features.
The Industrial District accommodates a wide variety of employment
related uses.

635

Luna Road

Knightsbridge Road
Crown Drive

Royal Lane
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Valwood Industrial Park Focus Group
Valwood Industrial Park (VIP) is the largest
industrial park located on the West Side of
Farmers Branch. The City hosted a focus
group meeting with area realtors in June 2002
to discuss the future of the VIP. Following are
notes from that meeting:

Desirable Features

Perceived Negative

Strategies

Location: The VIP is well
located for nationwide distribution center with easy access
from IH35E (NAFTA Corridor),
IH635, and President George
Bush Turnpike.

Lack of Triple Freeport:
Freeport property is exempt
from property tax for various
types of goods that are
detained in Texas for 175 days
or less. This exemption has to
be approved by
Carrollton/Farmers Branch
Independent School District.

Initiate discussions with school
district to assess if Triple
Freeport can be offered.

Flexibility: The area offers a
healthy mix of small and bigbox uses. Multi-tenant is a
trend for reuse of large vacant
warehouse buildings.
Appearance: The mature
landscaping is striking.
Crime: VIP is a safe area.

The inability to offer Triple
Freeport detracts distribution
facilities with a large inventory
of eligible goods.
Aging Industrial Park:
Roadway segments in some
places need repair. Some
exterior facades may need
improvement.
Valwood Improvement Tax:
All properties within the VIP are
assessed an additional tax.
Lack of Amenities:
Employees within the VIP have
expressed the need for restaurants and access to open
space.
Lack of Large Sites: Lack of
any large remaining parcels
restricts ability to attract
corporate relocations.
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Institute a façade and street
improvement program.
Explore entry signage and
landscaping to give VIP higher
visibility along the major
highways and thoroughfares.
Enhance access to existing
retail, restaurants, and open
spaces, and attract new convenience retail and restaurant
to the VIP area.

Similar meetings such as
the Valwood Industrial
Park Focus Group meeting should continue to
occur in the future to
keep the Plan dynamic
and assist in the implementation of the West
Side Plan.

a.) Guiding Principles for Industrial
District
The streetscape image should be of
building sites on open landscaped lawns.
Streetscape planting should be informal and
allow for sight lines to view the main façade
of the building, while screening parking
areas, loading areas etc. from the street.
Parking, located between the streets and
building front should be limited to visitor
parking. Parking is preferred to be located
along the side of properties. The remaining
parking requirements and the service areas
for the buildings should be located to the
sides and rear of the buildings and be
screened from street view.

Building masses should respond to a
"human scale" with materials and details
that are proportionate to human height and
provide visual interest at the street and
sidewalk level.
Individual parcels
within larger projects should be
integrated with
adjacent properties
and provide convenient access to
transit stops and,
where feasible, to
the regional trail
system.

An industrial/business park
is a planned, designed,
constructed, and managed
on an integrated and coordinated basis with special
attention given to on-site
vehicular circulation, parking, utility needs, building
design, orientation, and
open space.

Signage, including corporate, tenant, and
traffic signage, should be coordinated on
each property.
Outside storage and roof top equipment
should not be visible from the street.

Windows, enhanced entry points, landscaping, change in colors and materials add scale and interest to the building.

Parking areas in front of the building should be screened from
street by landscaping.
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b.) Centers

Landscaping is needed within each
building site to:
• Enhance the aesthetic of the industrial
park;
• Create a pedestrian friendly area;
• Break-up the mass of industrial
buildings;
• Soften architectural materials;
• Provide screening of service
structures, and parking and loading
areas;
• Enhance the streetscape/parkway
environment;
• Define building and parking area
entrances;
• Provide shade and climate control;
and
• Reduce and filter drainage and storm
water runoff from paved surfaces.
Drought tolerant plant species that are
native to the region or suitable to the
climate should be used.
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In the Industrial District, on the
West Side, two regional centers
are located along heavy automobile traffic intersections
which is desirable for retail and
restaurants. These centers are
also gateway sites to Farmers
Branch. Besides the employees
in the area, the convenience
retail and restaurants at these
centers would largely cater to
the traveling public, both automobile and truck traffic (e.g.
gas stations, restaurants,
retail,and hotels).

During focus group meetings lack of nearby
amenities was expressed by businesses
within the Valwood Industrial Park.

Presently, the area around the intersection
at Valwood Parkway and IH35E serves
automobile oriented thoroughfare needs
such as gas station and automobile repair
and oil change facilities. This intersection
should also serve the convenience retail
and restaurants needs of the Valwood
Industrial Park area.
The proposed Valwood Parkway exit on the
President George Bush Turnpike would
bring further traffic and increase the market
for retail and restaurant uses on Valwood
Parkway.

Freestanding buildings, particularly those
located at thoroughfare intersections should
be integrated with the adjacent sites.
Changes in the height of the building (for
example: entry towers) are encouraged to
add variety to the building and reduce the
scale of a large building.

City Gateways:

The approved concept plan for office buildings west of Luna Road proposes retail at
the northwest corner of Royal Lane and
Luna Road.
The visual identity of the City is a collection of images, most often seen from
a moving vehicle. People are most
attracted to places with a sense of
approach, arrival, and departure.

The main facades could incorporate architectural elements such as columns, arches,
arcades, overhangs, awnings, landscaping,
and pedestrian amenities which create a
better human scale.
Freestanding buildings such as gas stations, fast food establishments, and banks
are viewed from all sides, therefore attention to detail should be incorporated into all
visible facades.

Unified architectural design should be incorporated into each
commercial center. The design of freestanding pad buildings
should be compatible with the design of the remainder of the
shopping center.

Vehicular entry points to the City are
generally where the commercial uses
are also found. An opportunity exists
on the West Side to strengthen the
image of the city by using the major
vehicular entry points as gateways to
the city. The IH35E service road corridor, even though it is not a pedestrian
oriented street, communicates important information about the City, such as
whether it is well maintained or neglected, contemporary or historic. Signs
and artwork can direct passersby into
destinations within the City.
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2.) Employment District
Primary employment area.
Urban mixed-uses
residences in two centers.

Key Elements
Predominantly employment land uses
with high quality office and research
and development uses. Mixed-use
residential development in two centers.
Variety of Centers from the village to
the regional scale.
Density of 35 to 100 units per acre for
residential and 0.3 to 1 FAR for
employment uses. Higher end of the
density range for employment and
residential uses should be located in
the centers.
Transit and trail connections between
the centers.
Varying scales of open spaces.
Elementary school site
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This area has the greatest capacity to accommodate employment
activity, particularly larger footprint buildings.
Residential development will be
integrated into two compact
mixed used centers.

The goal is to create a successful
environment for many forms of
business and retail activity, while
keeping the district walkable, transit accessible, respectful to the
natural environment, and completely integrated with the elements of the mixed-use centers.
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a.) Guiding Principles for Employment
District
Within larger blocks of employment use,
pedestrian/bicycle pathways should be
provided to increase accessibility within the
block and adjacent areas within the District.

The Employment District
shall be the primary location for employment within
West Side. Office, retail,
commercial, recreational
and civic uses should be
provided to maximize the
potential for employees to
take care of daily errands
within the District, thereby
reducing midday traffic.

Building placement
and massing within
the district should
relate to the urban
context of buildings
within the centers.

Greens and plazas
may be used to
create a prominent
civic component
within the development. Buildings
should reinforce
and energize
streets and public
spaces, by providing a variety of entries, windows, bays, and
balconies along public ways.
Additional storm water management systems will be needed for development within
this District. The existing sumps, creeks,
and lakes shall be protected and accentuated
through sensitive site planning, building
placement, and other measures. New
storm water detention or retention facilities
should be connected to the existing sump
system, and to the extent practicable, form
a connected, coordinated and comprehensive open space system that may be used
for passive or active recreation.
Mixed-use centers within the District should
be considered major stops on the local transit network. Associated transit stop facilities
should be integrated into the design of the
centers, centrally located, and easily accessible for pedestrians walking to and from
the surrounding employment areas.
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Drainage basins devoid of any ecological or aesthetic relationship to the site.

Recommendation: Drainage basin can have terraced or gently
sloped sides and be planted with wet tolerant vegetation.

Employment District is the largest
district on the West Side.
This District has a variety of centers
ranging from a neighborhood center to
region serving centers.

b.) Centers
(1.) Neighborhood Center
The neighborhood center will accommodate
1.8 million square feet of office and up to
1,200 residential units.
Different scales of open spaces will be provided in this urban village: a village plaza
will create a prominent civic component to
the core area; neighborhood open spaces
will provide modest and flexible recreational
opportunities; and a perimeter trail system
along the
lake will provide connections to the
Trinity Trail
systems,
other centers
on the West
Side, and the Aerial photograph of the peninsula parcel located south of IH635 and west of
central area
Luna Road.
of Farmers
Branch.

The urban mixed-use residential uses
would be along the river with an employment core in the middle.
Riverfront Elevation

Neighborhood Plaza
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(2.) Town Center
The town center is larger
and more varied than the
neighborhood center.
Public uses such as City
Hall, train station, and
civic plazas forward the
strong civic presence in
this center.

Guiding Principles for Town
Center and Urban Center
Mixed-use Development
• Provide a variety and intensity of land
uses, including retail, restaurant,
professional services, office and
residential within walking distance of
the station facility.

The proposed Farmers
Branch light rail station
will be located in the
town center, east of
IH35E -- the train station,
city hall, and other related mixed-used developments will give Farmers
Branch its long anitcipated town center.
The development of the
station area, particularly
the gateway sites would
benefit the intersection west of IH35E.
The station area will
be connected to the
West Side through
trails and transit
feeder connections
to the Station.

One of the three illustrative options developed based on guiding
principles

The station area vision is a
product of a series of public
meetings and workshops that
took place in 2001-02.

Strong Connections
• Improve transit accessibility and
promotes its use;
• Emphasize walking over automobile
use;
• Link uses and activities;
• Incorporate pedestrian amenities
and multi-modal connections;
• Provide visual connections to the
transit station; and
• Provide links to Trinity River as well
as other neighborhoods.
Main Street Development
• Encourage street activity and walking;
• Maximize visibility for retail; and
• Make pedestrian areas more
interesting.
Pedestrian/Bicycle Environment
• Include sidewalk, trails, trees,
benches, and active public open
space; and
• Make biking easy, efficient, and safe.
On-street Parking
• Reduce the need for large parking
lots; and
• Provide convenient parking to
support retail and restaurants.
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IH35E and Valley View Lane
intersection.

Concept sketch for gateway
project on the east side of
IH35E.

Concept sketch for retail in
the Station Area along Valley
View Lane.

Sketch of station area.

Structured Parking
• Decrease the amount of land
required for parking; and
• Make parking convenient and closer
to the building.

(3.) Urban Center
The urban center, like
the neighborhood and
town centers, must be
mixed-use, walkable, and
transit served. It serves
the region, but is more
compact and dense than
a regional center and
does not have the same
level of civic uses found
in the town center.
The urban center consists of job-generating
and high intensity uses such as offices,
community serving retail, and high denstiy
housing. Second floor office and residential
uses add to the intensity and walkability of
the area, and the restaurants maintain its
night life.

(4.) Regional Center
Regional centers are
less compact and dense
than urban centers.
They are employment
and community serving
retail centers. Regional
centers are located
along regional thoroughfares or along interstate
exits.
The Employment District
will be served by two
regional centers. The
center located at the intersection of Royal
Lane and Luna Road will also serve the
business park located in the Industrial
District. For more discussion on this center
see Industrial District.

Segments of Luna Road and Mercer
Parkway that frame the urban center should
be designed as boulevards: a central roadway for fast moving through traffic with
access lanes on either sides for local traffic.
Multiway boulevards provide for mobility
along with the landscaping and pedestrian
serving opportunities.
A transitional area proposed around the
urban center will ensure that building placement and building massing around the
urban center relate to the urban context of
buildings within the center.

Concept sketch represents one
of the several options available
for laying out streets, open
space, and buildings.

Site amenities, benches and planters that enhance the pedestrian areas located in front of stores are encouraged.
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Concept sketch represents one of the several options available for laying out streets, open space, and buildings.

It is often extremely difficult to make adequate provisions for pedestrians. Yet this must be done
because pedestrians are the lifeblood of our urban areas, especially in the the downtown and retail
areas. In general, the most sucessful shopping sections are those that provide the most comfort and
---- A Policy on Geometric Design of Streets and Highways, 2001, AASHTO
pleasure for pedestrians.
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Two mixed-use centers converge at Luna
Road, between Valley View Lane and
IH635. Luna Road gets over 17,000 trips,
daily. The trips are likely to increase in
future once the West
Side area is fully developed and President
George Bush Turnpike
is open.
Successful retail stores
depend on high volume
of trips. The wide arterials work well for moving
cars; however, they are
often bad for retail businesses that rely on foot
traffic. They create little
or no public space, often
times are uncomfortable
or unsafe for pedestrians,
particularly the elderly
and very young, and
because they do not
attempt to buffer the
effects of traffic, they
often are noisy and
visually unappealing.

Conceptual transformation of Luna Road
into a multiple roadway boulevard

Presently, Luna Road is a 100 feet wide six-lane divided arterial.

Sidewalks and additional trees added in the median.

Multiple roadway boulevard provides for all
uses of the street: access to property,
through and local traffic, crossing movements, pedestrian and motorist activity, and
public transit in a balanced way. For
discussion on multiple roadway boulevard
see Circulation section.
Images to the right suggest incremental
changes that could transform Luna Road
into a memorable boulevard without
impacting its trip carrying capacity. Luna
Road can become a civic amenity that
becomes a place to drive to, not just drive
through.

Local traffic is separated from through traffic by a landscaped
median.

Buildings are placed close to the street make sidewalks comfortable and interesting to walk along.
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Evaluation of the 1989
Comprehensive Plan
The 1989 Farmers Branch Comprehensive
Plan was prepared by Sedway Cooke and
Associates to help achieve goals identified
in the 1984 Forward Farmers Branch Plan
document.
A necessary first step in preparing this Plan
update was to critically examine the outcomes of the strategies recommended in the
existing Plan. While the existing Plan
includes citywide recommendations, the
existing Plan will be updated in three geographic sections (west, central, and east
side), beginning with the West Side Plan.
Therefore, the following evaluation includes
both citywide and West Side specific Plan
outcomes.
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1. Plan Outcomes
In evaluating the outcomes, the focus was
on the following four implementation tools
identified in the Plan:
A. Regulatory;
B. Improvement programs;
C. Procedural; and
D. Financial.

The following table summarizes the various
sub-parts of the four key recommended
implementation tools:

A. Regulatory
1.) Ordinance Redraft and Reorganization
The current zoning ordinance was adopted
in 1969. The Plan called for major zoning
ordinance changes. While the Ordinance
has not been revised, it has been codified
into a single, more easy to use document.
The codified version is also available on-line.
All rezoning applications since the Plan’s
adoption in 1989 were examined to determine the degree to which the Plan’s recommendations were implemented.

The items within shaded areas have not been completed.

189

appendix - a

Rezoning Outcomes on the West Side from 1989
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Rezoning Outcomes on the West Side from 1989

The shaded rezoning cases only modified the development standards.
The above list does not include Specific Use Permit applications.
∞ With the exception of the deletion of the residential uses, the rezoning request was consistent with the
Comprehensive Plan. Residential uses for this property were not desirable due to proximity to LBJ Freeway, existing industrial area to the east and south, and the existing railroad tracks which border the property on the east.

Nineteen rezoning cases were
reviewed and approved by the Planning
and Zoning Commission and the City
Council. No petitions were denied.
Almost all cases were consistent with
Plan and staff recommendations.
There were limited community comments at the public hearings for the
rezoning cases – one reason for this
may be because substantial area on
the West Side is unimproved.
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2.) Adopt a Transportation System
Management Ordinance
Transportation System Management, while
an essential component of the City’s efforts
to improve mobility, cannot be effectively
legislated via an ordinance as proposed in
the plan. Instead, continuous efforts are
required to plan, provide resources, and promote ridesharing, transit use, flexible work
hours, and bottleneck improvements. The
City’s active support of Dallas Area Rapid
Transit (DART), acting as the ridesharing
and transit agency in the region, has resulted in much better promotion of ridesharing,
park-and-ride, and transit use than the City
could have achieved by ordinance. For
example, the City’s work with DART has
resulted in the implementation of HOV lanes
on both IH635 and IH35E. Light rail transit
will begin operation between Farmers
Branch and downtown Dallas by 2010.
The City has implemented an aggressive
“compressed work week” program with its
work force under which participating
employees work trips are reduced by 10%.
The City has also been successful in planning and obtaining funds for bottleneck
improvements throughout the City.
The City has taken the initiative to actively
implement “sustainable development”
concepts in areas ripe for development and
redevelopment. Sustainable development
concepts combine planning, design, operation, and regulatory processes to achieve
development that makes walking, bicycling,
transit, and ridesharing the preferred modes
of transportation.
3.) Adopt an Underground Utility
Ordinance
The zoning for new development requires
that utilities be placed underground. The
cost to place existing overhead utilities in
developed areas has been determined to be
cost prohibitive. New utilities in developed
areas must be placed either on existing utility poles or underground. The Right-of-Way
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Ordinance reinforces the authority regarding
the placement of utilities.
4.) Provide Housing Inspection
Ordinance
The City has implemented an aggressive
and proactive property maintenance and
code enforcement program. A new property
maintenance code has been adopted. The
frequency of code enforcement inspections
has been increased as much as 300% in
neighborhoods that are showing signs of
deterioration. The efficiency and effectiveness of the code enforcement program
continues to be reviewed for areas of
improvement.
5.) Provide Housing Incentive
Through the Farmers Branch Housing
Finance Corporation qualifying first-time
homebuyers in Farmers Branch may be
eligible to obtain low fixed-rate mortgage
financing along with down payment and
closing cost assistance.
The Farmers Branch Neighborhood
Renaissance Program initiative was
introduced in late 1997. In the spirit
of the program's public and private
partnership, city leaders and neighborhood residents meet regularly
to discuss program plans and
progress. The forum gives residents an opportunity to offer suggestions and provide feedback to
help shape their community.
Branch Crossing is the first neighborhood selected for the Farmers
Branch Neighborhood Renaissance
Program.
The City of Farmers Branch
Neighborhood Renaissance
Program also incorporated a
marketing effort assuring
that the quality of the neighborhood and the quality of
life is marketed in the similar
fashion to high-profile new
subdivisions in the cities.

B. Improvement Programs
A vast majority of these implementation tools
have been employed. For example, the
Plan recommended tax increment financing
as one of the tools to accomplish economic
development. In December 1998 the Tax
Increment Financing (TIF) District was created for 808 acres of undeveloped land. The
project and financing plan for the TIF was
adopted in August 1999. The primary purpose of the TIF is to fund an estimated $60
million public infrastructure improvements
such as streets, streetscape landscaping,
underground water distribution, wastewater
collection, and storm water drainage facilities
necessary for development.
1.) Creek Improvement Program
Since 1986, improvements have been
implemented to reduce flooding, control
erosion, remove sediment, and create visual
and recreational amenities along the public
areas of Cooks Creek, Rawhide Creek, and
Farmers Branch Creek. Relative to watershed studies, Cooks Creek and Rawhide
Creek basins were fully developed prior to
1989. Flood studies on the three creeks
required by the National Flood Insurance
Program were updated between 1987 and
1989. A complementary study to the 1999
Erosion and Sedimentation Study of
Farmers Branch Creek analyzed the benefits of requiring detention ponds to reduce
runoff from new development. The analysis
determined that detention ponds would
have minimal effect in reducing runoff.
2.) Street Landscaping Program
Landscaping improvements have been
implemented in residential areas by the
installation of landscaping in the medians or
along the rights-of-way of Marsh Lane,
Webb Chapel Road, Tom Field Road,
Valwood Parkway, Valley View Lane, and
Josey Lane.
3.) Alley Improvement Program
The alley-paving program was initiated in
1986. The program provides for the paving

of alleys based on residents submitting a
petition requesting paved alleys and easements from all the adjacent residents granting
permission to pave the
alleys. The funds were initially provided in the 1985
Bond Program to pave six
alleys. Additional funds
were budgeted in the
Non-Bond Fund to pave
an additional ten alleys.
Presently all of the alleys
Wittington Place: New street conthat met the program’s
struction water line.
conditions have been
paved.
4.) Transit Station Site
Advance Acquisition
The DART Local
Assistance Program has
provided the funds necessary to acquire most of
the land required for the
proposed DART transit
station. For the past few
years the City is aggressively pursuing property
acquisition of key properties around the transit
station, particularly the
former Word of Faith
property and the Penguin
Plaza site.

Oakbrook Park enhancement.

Tanglewood reconstruction.
5.) Citywide
Thoroughfare
Improvement Program
The City has continued to
enhance the medians on
all thoroughfares. The
program has been
expanded to include
enhancing the rights-ofway of Webb Chapel
Road and Marsh Lane.
Streetscape improvements to Tom
The Capital Improvement
Field Road.
Program budgets funds for
entry signs and enhancements at the main
entrances to the City.
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D. Financial

C. Procedural
1.) Periodic Review of the Plan
The Comprehensive Plan is a dynamic and
evolving document that must be updated
periodically to retain its usefulness and relevance to the community. The existing Plan
has not been updated since its adoption in
1989.
The 1993 Multi-year Plan, a strategic planning exercise conducted by the City
Council, provided an assessment of the key
goals and objectives, the present conditions, and an action plan. Although the
Multi-year Plan did not effect formal amendment of the Comprehensive Plan, it did foreshadow subsequent zoning amendments
that were consistent with the objectives of
the Comprehensive Plan.
2.) Data Management
All zoning maps were updated in 2000,
printed, and bound together in a user-friendly format – the zoning atlas is programmed
to be updated annually. Planning Division
has instituted a new filing and storage system, and scanning information for easy
retrieval. Planning activities are fully integrated into Sierra Permits Plus software that
allows for accurate record keeping and
analysis. The Planning website was overhauled in 2000 and now provides valuable
development related information such as
zoning ordinance and maps, aerial photography, Planning and Zoning Commission
hearing dates and agendas.
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1.) Adopt a Development Impact Fee
Ordinance
After completion of the Comprehensive
Plan, legislative changes to State law made
it impractical to pay for infrastructure with
the use of impact fees. The City has utilized many methods to finance improvements within the City. General Obligation
Bond Funds have been use for many street,
water system, sanitary sewer system, and
drainage system improvements.
The creation of a Public Improvement District
(PID) on the East Side commercial properties
made it possible to fund a major sanitary
sewer tunnel interceptor to provide adequate
sanitary sewer capacity for the East Side to
develop to its potential. The creation of a
Tax Incremental Financing (TIF) public
improvement district on the West Side will
provide the revenues to fund the major infrastructure improvements that have heretofore
inhibited development. The creation of a TIF
district that encompasses the proposed
DART transit center, will provide revenues to
purchase land and construct improvements
to stimulate development in the “Old Farmers
Branch” area. The DART Local Assistance
Program has provided substantial funding to
make major improvements to most of the
major thoroughfares.
The City strives to direct revenue growth
towards reinvestment in capital infrastructure
and fixed assets. This use of operating revenues (both general and utility funds) offers
flexibility to the City in using a pay-as-you-go
cash financing strategy. The advantages of
this flexibility include allowing capital projects
to be added if additions to fund balance
increase or deferred if economic conditions
change. The cash financing strategy also
allows projects to be changed and/or substituted from year to year.

2. Conclusion
The Public Works Department employs a
Global Positioning System (GPS) to mark
the position of various City features, relaying the information to three satellites in
orbit to plot the exact location. After data
has been collected, it is downloaded into a
computer at City Hall where the specific
location information may be printed out.
Public Works is using the GPS technology
to:
• Improve the accuracy of water and sewer
maps;
• Inventory all City infrastructure and their
features;
• Inventory all street signs; and
• Link the information for future use with
work orders and repair situations.
In summary, the 1989 Plan clearly identified and presented the issues along with
background information in a convincing
and effective manner. The Plan also
included detailed information on the
desired land use and site planning.

The City Council’s 1993 Multi-year Plan, the
Existing Conditions Reports for Vision 2010
produced in 1996, and the West Side Tax
Increment Financing District adopted in
1998 are continuing efforts to implement the
vision put forth in 1989. The West Side
Plan Update seeks to bolster, without undermining, the recently adopted vision through
the TIF process. The West Side Plan
Update continues the momentum of all the
good work that has been accomplished to
date, builds on the successes of the past
and present, and charts a course for the
future.

Over 83% of the West Side was
rezoned in compliance with the
Comprehensive Plan.

A successful Plan is one that can be measured with tangible results. A vast majority
of the strategies recommended by the
1989 Comprehensive Plan were carried
out. Over 83% of the West Side was
rezoned in compliance with the
Comprehensive Plan.
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Glossary Terms
Broken Window
Theory:

Campus Open
Space:

Centers:

This theory is based on the
premise that if a broken
window is not repaired,
people will think that no one
cares about the building.
One broken window leads to
another, as the situation
worsens, people avoid the
street where the building is
located, and without people
on the street, the opportunity
for crime to be committed
increases.
Skillful arrangement of buildings can create desirable
open spaces in office
campus and industrial park
districts – these outdoor
spaces could be used for
circulation, relaxation, and
aesthetic pleasures.
Centers are the local or
regional destinations at the
neighborhood or city scale.
Centers are by definition
mixed-use areas - they
include jobs and housing as
well as service and retail.

Common Open
Space:

Common open space is territory that is jointly used by
a group of people. It is not
public because those who
do not hold it can be
excluded, and it is not private either, because it has
to be shared with others.

Community Open
Space:

An open area specifically
designed and equipped for
large-scale structured recreation.

Corridors:

These are the connecting
elements based on either
the natural systems or infrastructure and transportation
lines. Corridors come in
many forms from roads and
highways to rail lines and
trails, from utility easements
to creeks and rivers

Crime Prevention
through
Environmental
Design (CPTED):

A theory of crime prevention
that places a major emphasis on the design of the
physical environment as the
primary focus for addressing public safety issues.

Districts:

Districts are special use
areas, which are dominated
by a single primary activity.
Districts may be mixed-use
but are typically dominated
by a single primary land use
such as office, or residential
development.

Eyes on the
Street:

In her book Death and Life
of Great American Cities,
Jane Jacobs defends the
need for dense mixed-use
urban cores that encourage
people to be out on the
street at all times of day
and night. The chances of
crime being observed are
increased through the presence of eyes (people) on
the street.

Gray water:

Gray water is water that can
be used more than once.
Gray water can be water
that is discharged from
wastewater treatment plants
or from kitchen sinks, dishwashers, bathtubs, showers,
lavatories, and household
laundry – water that does
not go to wastewater treatment plants. Gray water is
not water from garbage disposals, toilets, and diaper
water which must be sent to
a wastewater treatment
facility for treatment.

Green Building:

A “green building” is a
building that takes into
consideration the health
and well being of its
occupants while minimizing
the impacts on the environment and is achieved
through building placement,
design, construction, operation, and maintenance.
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Glossary Terms
Info-center:

Inflow and
Infiltration:
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The info-center is a place
where the public and the City
share information and services to enhance Farmers
Branch’s quality of life. The
info-center is also a place to
find out what’s happening
within the City, get answers,
solve problems, conduct
business, and obtain information and referrals.
Inflow and infiltration is a
general term to identify how
water that is not sanitary
sewer effluent gets into sanitary sewers. Inflow occurs
when storm water gets into
the sanitary sewers through
openings such as manholes, cleanouts, and
broken pipe. Infiltration
occurs when storm water or
ground water seeps into
sanitary sewers through
joints and cracks in the
sanitary sewer pipes.

Mixed-use:

Multiple functions within the
same building or the same
general area through superimposition or within the same
area through adjacency.

Multi-modal
transportation:

A transportation system that
accommodates various
modes of transportation
(e.g. rail transit, bus transit,
bikeways, sidewalks).

Neighborhood:

Urbanized sectors that are
compact, diverse, and
walkable.

Neighborhood
Open Space:

A small open area interspersed within the neighborhood. It can serve as a
play area in a residential
neighborhood or a meeting
or a lunchtime place near
offices and industrial area.

Open Space:

Area free of building that
together with a well-designed
system of thoroughfares
provides a public realm at all
scales of urbanism, from
region to the block.

Pedestrianfriendly:

Street design that facilitates
safe, comfortable, and
attractive pedestrian travel.

Plaza:

A public space set aside for
civic and commercial
activities.

Preserves:

Preserves are the open
space element that frame
the city.

Private Open
Space:

To combat poorly lit and
ill-ventilated crowded apartments in nineteenth century
governments enacted regulations requiring minimal
private open space – every
habitable room had to have
windows opening onto that
open space (court). In suburban developments, a
similar private open space
requirement was applied –
although it was not a matter
of public health. The front
and side yards had to be
large enough to park cars,
and rear yards had to be
large enough to prevent
unwarranted intrusions.

Public Open
Space:

Public open space is
territory that is owned and
managed by a public
agency for everyone’s
benefit.

SafeScape
Principles:

Zelinka and Brennan in
SafeScape: Creating Safer,
More Livable Communities
through Planning and
Design, propose the following principles to enhance
public safety:
1) Information and
Orientation: Lack of wayfinding information can place us
in a location that makes us
feel uncomfortable or puts us

Glossary Terms
at risk of becoming a victim.
Overall public safety is
enhanced when sufficient
information through signage,
lighting, focal points, and
landmarks is integrated within
the physical environment.
2) Socialization and
Interaction: Places should be
designed in a manner that
encourages enjoyment of the
public realm and interaction
with fellow neighborhood
members.
3) Stewardship and
Ownership: To feel safe, we
need to take pride in our surroundings and ensure proper
care of those surroundings.
4) Seeing and Being Seen:
To feel safe, we need to know
that others are aware of our
presence.
5) Land Use and Design:
We feel safe when the physical environment is planned
and designed to recognize
the importance of making a
place feel safe for users.
6) Activity and
Programming: When places
support the coming together
of people in activity, public
safety is enhanced. First, we
are safer due to the presence
of other law-abiding citizens.
Second, our presence provides businesses and residences with added safety.
Third, we reinforce the use of
the place for legitimate, community-building purposes.
7) Management and
Maintenance: Management
and maintenance ensure
order, and discourage undesirable behavior and negative
perceptions.

Tax Increment
Financing:

Tax increment financing is
an incentive tool that utilizes
revenues from tax increments generated by new
development to finance
needed public improvements, which in turn stimulate future development or
redevelopment.

Trail:

Trails are linear open
space used for walking,
bicycling, or other forms of
recreation or non-motorized
transportation.

Village Green:

A central green or commons
is a medium-sized public
space available for unstructured recreation, circumscribed by building facades.
The village green provides
areas for community
picnics, bazaars, holiday
displays, and activities, as
well as a place for children
to play, and people to of all
ages to meet and gather.

Street:

The paved area between
curbs (or pavement edges)
intended for vehicular travel
and in some cases parking.
Streets that carry large
volumes of traffic long
distances are thoroughfares. Streets that have the
primary purpose of providing access to individual
parcels of land are local
streets. Streets have many
purposes. There is, of
course, the goal of accommodating vehicular travel.
Street rights-of-way must
also provide for drainage,
pedestrians, landscaping,
lighting, public and private
utilities, and all manner of
public information (traffic
control devices and other
signs).

Right-of-way:

The publicly owned land
within which streets are
built.

Streetscape:

The immediate, visible
environment of the street,
including the areas beyond
the right -of-way that
influence perceptions of
motorists and pedestrians.
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Equipment Services
Don Moore, Director s
Finance
Charles Cox, Director
Fire
Kyle King, Fire Chief
Library
Mary Jane Stevenson, Director
Linda Dietert, Reference Librarian
Sharon Rankin, Reference Librarian
Parks and Recreation
Jeff Fuller, Director
Derrick Birdsall, Historical Park Superintendant
Mitzi Davis, Assistant to the Director
Robin Edwards, Park Maintenance Supervisor
Jeff Harting, Assistant Director
Texx Stewart, Recreation Superintendant
Frances Stover, Special Events Manager
Ed Toliver, Senior Center Supervisor
Police
Jimmy Fawcett, Chief of Police
Public Works
Mark Pavageaux, Director
Steve Quirk, Assistant to the Director
Mark Velton, Engineering Specialist
Other Participants
Brian Adams, ASLA, Carter & Burgess, Matthew Alexander, P.E.,
Carter & Burgess, Karen Beardmore, The Container Store, Trac
Bledsoe, PacTrust, Diane Brownlee, Brookhaven College, Pat
Canuteson, Valwood Improvement Authority, T. Weldon Davis,
Focus Service Group, LouAnn Davison, Wilcox Realty, Julie
Anderson, Graphic Network, Don Ferrell, Graphic Network, Mike
Fitzpatrick, T.D. Industries, Ron Flanary, Glazers, AJ Garcia,
Service Electronics, Rocky Gardiner, North Central Texas
Council of Governments, Meredith Gladysz, Trammell Crow, Gail
Hartsfield, Baylor Medical Center, Casey Jones, TIG Realty,
Jennifer Jones, DART, John Land, (formerly) Farmers Branch
Chamber of Commerce, Rick Lanham, Glazers, RL Lemke,
Basic Capital Management, Inc., Cathy Lener, T.D. Industries,
Sandy Levers, Wilcox Realty, Steven Means, Means-Knaus
Partners, David Meinhardt, Meinhardt & Associates, Terry
Mitchell, P.E., Carter & Burgess, Marlena Mossbarger, RHD
Memorial Medical Center, Carrie Nelson, Trinity Medical Center,
Tim Newby, DART, Sue Pickens, M.ED., Parkland Health &
Hospital System, Lynett Pool, IBM Corporation, Steve Price,
Urban Advantage, Ken Quevreaux, Farmers Branch Industrial
Development Corporation, Joy Reemtsma, The Container Store,
Travis Roderick, RHD Memorial Medical Center, Toby Rogers,
Trammel Crow, Marci Sherburn, Prologis Trust, S. Casey Tate,
ASLA, City of Irving,Ted Thomas, Glazers, Jeff Thornton, Duke
Realty, Steve Trese, TIG, Michael Vance, Omni Park West,
David Verret, IBM Corporation

