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EAST SIDE COMPREHENSIVE PLAN

A comprehensive plan contains a community’s vision for the future and, just
as importantly, a roadmap for getting there.
Following adoption of the Plan, it is the City’s responsibility to take the
next steps in implementing the Goals, Actions, and Policies set forth in the
East Side Plan and ensuring that our community’s shared objectives will
be achieved. The components of the Plan will provide predictability and
transparency to the public, property owners, developers, and residents.

Mayor Bob Phelps

The East Side Plan includes a close examination of existing conditions, both
of the physical environment and the financial market share. Stakeholders
were key in every aspect of the process. Among other things, the Plan calls
for making the East Side more business-friendly, expanding public amenities,
streamlining development regulations to encourage development and
redevelopment efforts, enhancing bicycle and pedestrian safety, and using art
and high-quality urban design to create vibrant and successful public spaces.
I can confidently say that the East Side Comprehensive Plan does an excellent
job of outlining future development for the area and identifies the ways in
which the City can best shape the character and quality of the District. I hope
you will join me in endorsing the East Side Plan as the guide for the future of
this significant area of the City.
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1 - INTRODUCTION
Introduction
Comprising one of three area comprehensive plans for the City of
Farmers Branch, the East Side Comprehensive Plan sets forth a bold
Vision for a vibrant destination on the east side of the City. It is a Vision
built upon the existing assets of the area, including, but not limited
to, the prevalence of businesses that make things (i.e. makers) and
an underlying current of innovation. The Plan includes information
regarding feedback gathered during the planning process, observations
regarding existing development and market conditions, and also a
strong “game plan” to execute the Vision.
A Comprehensive Plan was adopted in 1989 for the entire City of
Farmers Branch and it contained recommendations on various land
use, transportation and public facilities topics, with a twenty-year
time frame (through approximately 2010). Updates to the 1989
Comprehensive Plan were processed in 2003 for the West Side of the
City and in 2012 for the Central Area of the City. This Plan explores
the East Side of the City. The East Side Plan, adopted on January 24,
2017, updates the 1989 Comprehensive Plan. The East Side Plan is one
of three sector-based Comprehensive Plans for the City of Farmers
Branch, as reflected in Figure 1-1.
East Side is a unique area, containing mostly commercial uses in
relatively large buildings. There are other uses as well, such as
townhomes, institutional/educational, and open space, but the
predominate land use is commercial. The East Side Comprehensive
Plan is Farmers Branch’s long-term Vision for the future of the East Side
of the City and its road map to get there. It provides guidance and a
framework for decision-makers and the community as development
proposals, capital improvements, and issues related to economic
development are considered and brought forward.

Farmers Branch Comprehensive Plans - Figure 1-1
The new Vision for East Side, below, was crafted from a significant
amount of stakeholder feedback. It represents what the community
hopes it will become with the guidance contained in this plan.

The Vision:
“East Side will be a District with a unique identity,
based on a diverse mixture of uses that creates
opportunities to live, work, do business, and participate
in leisure activities for people already connected to the
District and those who have yet to discover it.”
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Study Area - East Side Farmers Branch

Study Area- - Map 1-1
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Community Engagement and Feedback
The East Side Comprehensive Plan included several opportunities for
participation in the planning process. Listed below are the key groups
that were involved:
•

•
•
•
•
•
•

East Side Advisory Committee
• An Advisory Committee was formed of landowners,
business owners, employees, brokers, developers
and institutional partners, such as representatives of
Brookhaven College, to provide guidance and feedback
throughout the process.
Area Stakeholders
At-large Community Members (Community Open House)
City Council
Planning and Zoning Commission
City Staff
Consultant Team

Project Timeline:

Timeline - Figure 1-2
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East Side Advisory Committee Kickoff Workshop
In November 2015, the Committee took part in a kickoff workshop with
the consultant team and City staff at an East Side tech space business.
The goals of the Comprehensive Planning process were explained,
conditions in the area were discussed and opportunities for the future
were considered. Committee members also took part in an exercise
and discussion aimed at identifying the major issues in the area from
the stakeholder perspective.
Take-aways:
• The area has a number of assets that are not well-known and
should be better promoted
• The area is suffering from a lack of identity and visual appeal
• Daytime work population almost the size of entire City
population
• Concentration of design, art, and furniture businesses and
related services are located in the district and should be
showcased
• Aging infrastructure does not fully support current land use
• Channelized drainage patterns are unsightly
• Vast amounts of surface parking
• TIF district opportunity
• Enterprise zone opportunity
• Location in the region
• Adjacency to Galleria and Valley View Mall re-development
areas
• Collection of contiguous land owners
• Vacant land should be utilized
• The district contains several areas with large contiguous parcels
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Benchmark Tour
In December 2015, a group of city leaders, Advisory Committee
members, City staff and the consultant team toured several
developments in the Metroplex. These projects were selected
because they had characteristics in common with East Side. The group
concentrated on the physical conditions in the areas toured—the
character of the roadways, examples of buildings that were successfully
repurposed for new users, trails and other pedestrian-oriented
connections, urban design elements that made the districts more
livable and other solutions that could be applied effectively in East Side.
The tour included:
West 7th — Fort Worth
Near South Downtown — Fort Worth
Rosedale Avenue — Fort Worth
Trinity Groves — West Dallas
Dallas Design District — Dallas
Take-aways:
• East Side can benefit from the lessons learned in successful
redevelopments around the region.
• Existing buildings can be updated to attract new and different
tenants and activities.
• Placemaking elements such as open space, streetscape 		
improvements and interesting building design can help create a
new identity for an older area.
• Traffic can be moved more efficiently through traffic calming
techniques.
• Branding can be supported with physical improvements to a
district

Rosedale Avenue- Fort Worth

West 7th District- Fort Worth

West 7th District- Fort Worth

West 7th District- Fort Worth

Trinity Groves - West Dallas

West 7th District- Fort Worth
Benchmark Tour - Figure 1-3
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Stakeholder Interviews
In January 2016, a series of stakeholder interviews were held. Thirtyfive (35) people were interviewed by the consultant team including
property representatives (owners, brokers), business owners, City
Council members, Planning and Zoning Commissioners, and key City
staff. The stakeholders discussed what has been important for East
Side in the past, what is important today, and what will be important in
the future. These interviews provided an early set of impressions and
information that set the stage for the remainder of the process.
Take-aways & Feedback:
Visits To East Side
• Variable; ranging from rarely (less than once a week) to 1-2
times/week to 5-6 times/week
• Do business with vendors in the area
• Recreational activities with kids (Li’l Ninja, Soccer Tots)
• Occasionally to eat (mostly on Midway)
• Check on properties/projects
• Occasional business meetings in hotels, coffee shops
• Drive through on the way to shopping elsewhere
• Work
• Visit home improvement/decorator/furniture businesses
• Not avoiding the area, but no reason to come, stay, and no
place to spend money
• No real reason to come or bring visitors, unless passing through
on the way to somewhere else
Identity/Branding Comments
• Area lacks identity
• Entry features would be helpful
• Have never thought of the area as a specific place
14

•
•
•
•
•
•

Know the area as East Side and know it is in Farmers Branch
because of affiliation with the City or as a long-time resident
Known in the real estate community as "Metropolitan Area"
Formerly "North Dallas Design District"
Most people do not realize it is Farmers Branch
Previous marketing/branding efforts have not been successful
(“Love the Branch,” "City in a Park")
To promote brand/City identity, reach out through billboards,
social media, Pandora, meetings with residential and
commercial brokers

Traffic, Parking & Rail
• Streets and intersections were not designed for modern trucks
and dual/tandem trailers
• When large trucks park along both sides of the street, other
vehicles do not have enough room to pass safely
• Enough parking for existing warehouse uses, but probably
would not be sufficient for retail
• Some parking or underutilized rights-of-way spaces could
probably be converted to landscaping
• Rail seems inactive, so it is not currently creating problems
• Railroad spurs/sidings should be abandoned and incorporated
into adjacent properties or converted to trails
• Railroad rights-of-way are poorly maintained
• People do not walk or ride bikes in East Side
• Not enough residential in the area to supply walkers and cyclists
• Occasional cyclists on Alpha Road, of the “road warrior” type
• Pedestrian environment is not attractive
• There is a lack of sidewalks for walking

1 - INTRODUCTION

Land Use
General
• Too much industrial/warehouse
• Not enough retail or residential
• Decisions about future land uses need to be based on market
reality
• Flexible zoning is attractive to developers
Residential
• More upscale housing could be supported in the area
• Probably a better location for residential than West Side, where
it will be difficult for residential and industrial to co-exist
• Pleased with the new apartments and townhomes
• Remove the office buildings around Blue Lake and build
townhomes
• More townhomes may not be appropriate east of Midway Road
• Residential of a similar scale/density as the apartments on Noel
Road could work
• Multi-family would be appropriate along Spring Valley Road
• Lack of options in Farmers Branch for people who want to stay
but can’t afford to buy even a small residential unit
• Not appropriate for senior housing because there are not the
right type of services/amenities nearby
• Some had a strong preference for owner-occupied units over
rental units (though not necessarily single-family detached),
others did not
Non-residential
• Nice office buildings along the Tollway and at the LBJ corner
• Area around the lake is attractive (Boxer Properties site)
• Industrial buildings are not particularly attractive, but also are
not unattractive; they are simply functional

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

The warehouse buildings are becoming old enough that they
almost seem new or cool again in terms of style/design
Industrial/Flex space is obsolete and will not attract new
tenants
Lack of building and site amenities, lack of services and
amenities in the area
Buildings need updates, façade improvements to address long,
uninterrupted walls, few entrances, lack of windows, limited
architectural interest
Property owners are not aware of the City’s façade
improvement grant program
From the exterior, industrial buildings seem to be wellmaintained, but not necessarily inside
Dallas Design District has “embraced” and/or converted
overhead doors into windows or entries
Rents for warehouse properties are very reasonable
Might be good start-up/incubator space
One approach would be to repurpose some of the existing
warehouse buildings (along Spring Valley Road, for example),
but support services will be required to attract interest
Industrial buildings/uses along Midway Road will probably
remain industrial
Predominance of overhead/dock doors will continue to attract
truck-intensive uses
Need restaurants to support new office and residential
City’s per capita income may be too low to attract good
restaurants
Retail and restaurant uses in Addison will make it hard for East
Side to compete
Change in liquor laws would allow a brew pub, a good use for a
warehouse building
15
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Environment/Curb Appeal
• Area lacks visual appeal
• Some consistent design/urban design elements would help to
unify the district
• Buildings need to look more consistent and updated
• Pedestrian environment is unappealing and would likely
discourage any guests at a hotel from walking within the East
Side
• Residential development likely to provide its own open space
on-site
• Need more trees
• Medians should be landscaped in a consistent way to help
identify the district
• Overhead electrical, wooden poles unattractive
• Not walkable
• The area is clean, not junky/trashy except that the railroad
rights-of-way is not maintained well
Safety
• Area is safe for both persons and property; Farmers Branch
Police Department is very responsive
• Crime is down considerably in Farmers Branch in recent years
Assets To Promote/Build Upon
• Location!
• Easy access to DFW Airport, Love Field, and Addison Airport
• Great electrical power supply (especially for businesses that
need redundant power sources)
• Low-cost rents
• Proximity to Galleria
• Future Midtown (Farmers Branch should lead, not lag, in
response)
• Brookhaven College (education, career training, open space/
16

recreational amenities, cultural activities, joint programs with
City)
Other Districts To Emulate
• Addison Circle (draws people)
• Downtown Plano
• Knox Henderson area (although it is not walkable)
• Dallas Design District (similar uses, land development
framework)
• Vitruvian (but a lot of multi-family)
• Not Shops of Legacy (too master-planned)
Opportunities For Economic Growth
• Create an eclectic district
• Promote the location
• Proximity to Galleria, but need to develop a better connection
• Needs to be more pedestrian-oriented
• Possibly extend Galleria Drive
• Future Midtown (an opportunity, not a threat)
• Sports/Recreation activities
• New location for indoor sports
• Visitors would need to have services nearby
• Live music venue (in converted warehouse space)
• Better utilize the frontage of Dallas North Tollway, LBJ Freeway
for:
• High-rise office
• Retail, restaurants, possibly hotel
• Intensify the office buildings on the Blue Lake property
• Develop more multi-family
• Repurpose some of the industrial buildings (maintain building
form, scale) for new, eclectic, non-traditional uses
• Improve the pedestrian realm along Spring Valley Road and
Alpha Road to attract new development

1 - INTRODUCTION
•
•
•
•
•
•
•
•

Aggregate small parcels to create developable parcels
Time to focus on East Side--incentivize, capitalize on nearby
assets/opportunities to grow the tax base
Great Indoors building/site
Former Walmart building
Blue Lake property (take advantage of views of the lake and to
the west)
Convert abandoned/unused rail right-of-way to a trail
Create sub-districts within East Side (like Harwood in the
Uptown area)
Brookhaven College, DNT/LBJ, north of Spring Valley Road

•
•

Public/Private partnerships will be essential
The City should consider a TIF district or other financial
incentives
Summary:
Feedback from the stakeholders was essential in beginning the
conversation about the potential for East Side. This process
occurred early in the project and was used to further familiarize the
consultant team with the intricacies of East Side as well as inform
others of the planning process. The Vision started to take shape
through the excitement created during this phase of the project.

Comments Regarding City
• Very good to work with (comment from local developer)
• Do a block-by-block assessment of conditions (SWOT) and
create a program to tackle the problems, starting with specific,
targeted properties
• Expand the façade grant program, but maintain some control
over design/aesthetics
• City should use bond money to fund redevelopment of aging
apartment properties
• Improve communication with the development community
• Get the word out to property owners about the façade grant
program
• Promote East Side as a safe place to live and work
• City needs to lead with the improvements and aesthetics to
attract new uses/users/interest
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East Side Advisory Committee Walkshop
In March 2016, the Advisory Committee met again for an update on
the project followed by a "walkshop" (walking workshop). Committee
members traveled by bus to East Side and visited several key locations
to consider existing conditions and future opportunities.
Locations visited:
1. Winn Park
2. Water Tower Site
3. Weir's/Gateway
4. Broadstone Galleria, Sears Outlet
5. Rail Corridors, Warehouse Reuse
6. Blue Lake

3

1
6

5

4

Committee Walkshop Map 1-2

Take-aways:
• There are opportunities for trails and open space in East Side
that may not be readily apparent (e.g. floodway areas, utility
corridors, unused rail right-of-way). These trails could establish
connectivity throughout the area and attract recreational users
and new businesses.
• Blue Lake is a unique asset that could be a focal point for 		
East Side.
• The new development on Inwood Road at Galleria Drive could
be a model for other mixed-use projects.
• Some of the excess land in the At Home parking lot at Midway
Road and LBJ Freeway could be developed for new uses, such as
restaurants.
• Developing gateways for the District and the City would help in
creating an identity.
• Several opportunities for public art projects, displays, and
murals were observed.
18
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Community Open House
In April 2016, a Community Open House was held at Brookhaven
College. Approximately forty-five (45) people attended a presentation
on the purpose, methodology, and progress of the East Side
planning effort. The Open House included topical stations where the
participants could view themed maps and provide input on several
issues that would inform the next steps in the Plan. They also took part
in a survey to help establish priorities for the future of the district. A
summary of the findings from the keypad polling is included below as
take-aways. Detailed polling results can be located in the Appendix
(Detailed Keypad Polling Results).
Take-aways:
• Midway Road should be more pedestrian-oriented. The ability
to safely cross intersections on Midway Road was the top
issue of discussion.
• East Side should improve the amenities and services provided
to the people who live and work in the area and the community
as a whole.
• There should be a more diverse mixture of uses in East
Side—less focus on industrial, and more focus on retail,
entertainment, and mixed-use buildings for new development.
• Improved connectivity and multi-modal mobility (e.g. walking
and biking) would benefit the area.
• Public funding of the improvement of infrastructure, the
construction of amenities, and the naturalization of the
concrete-lined drainage channels would be appropriate.
• East Side should have a recognizable brand to create an identity
and generate interest in the area.

Community Open House
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East Side Advisory Committee Workshop
In July 2016, the final work session with the Advisory Committee was
held. The consultant team presented an outline of the draft Plan,
described the proposed future land use areas and descriptions, and the
character and theme of each. The potential impacts of the proposed
changes were also discussed, which included input on East Side
branding and identity.
Take-aways:
The market dynamics in East Side have changed, and it is important to
capitalize on the new opportunities that the updated Plan will create.
• East Side looks “tired.” The physical appearance of the area
needs to be improved in order to attract new investment.
• The City’s interest in moving the area forward was 		
acknowledged by the Advisory Committee.
• Interest was expressed by the committee to assist the City in
implementing the Plan by remaining involved and promoting
the vision.
• The City's involvement in implementing and administering a
progressive zoning approach will be necessary.
• It was acknowledged that the planning for East Side does not
stop here. A Comprehensive Plan sets the Vision and creates
a starting point. Moving forward implementing the plan will
require partnerships, flexibility, patience, and determination in
all tenants of the Plan to realize the Vision presented here.
• Revitalization and adaptive reuse was supported as a viable
option within East Side.
• Specific area plans would be a good way to develop more
understanding of the form and function of East Side.

20
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Plan Framework
This Plan merges the current assets in East Side with the
community’s hopes for an improved future. Achieving the Vision
will require collaboration between the City, its leadership, and
the other stakeholders in the area, and there are a number of
techniques that can be applied. Ordinance amendments, capital
improvements, catalyst projects, incentives, programming, and
combinations of funding and partnerships are among these
techniques.
The implementation portion of this Plan provides prioritized
options for different situations, in a tiered approach.
The Plan is organized by chapter and contains Goals, Policies,
Actions, and Benchmarks throughout each of the five topicoriented chapters. Goals broadly express what to achieve, policies
tell what will need to be done to achieve the goals, actions tell
us how exactly to implement the policies, and benchmarks are
indicators that rate to what extent the goals and policies have been
met. Throughout the Plan, each of these elements will contain
a graphic next to it, symbolized below, to assist in following the
framework:

Each topic chapter has a single expressed goal, multiple policies
to achieve the goal, and actions to implement each policy.
Benchmarks are provided under certain actions to add more
definition of how success will be measured.
Listed below are the five Goals detailed in the Plan, with their
associated planning chapter:
1. Character and Identity – Be a vibrant destination with a unique
character and identity. (Chapter 3 )
2. Economic Vitality – Enhance and sustain a supportive business
environment with four focuses: retain, recruit, redevelop, and
incentivize/support. (Chapter 4 )
3. Form and Land Use – Establish a visually appealing, functional,
and compatible District for people-oriented spaces and
synergistic development. (Chapter 5)
4. Shared Spaces – Create a system of shared spaces which
positively contribute to aesthetics, livability, vitality, and
functionality of the District. (Chapter 6)
5. Mobility and Connectivity – Become a District of connected
neighborhoods and shared spaces where traveling via multiple
modes is effective and pleasant. (Chapter 7)

Plan Framework - Figure 1-4
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Chapter Summary
Feedback from the community and the stakeholders in East Side
indicates a genuine interest in defining a new identity for the area
and creating changes that make it a destination with improved
physical attributes, more land use options, increased awareness in
the marketplace, and support for the business environment. The
community consistently expressed a willingness to make the changes
necessary to kick-start the process and to assume its share of the
financial responsibility for doing so. This Plan takes the community
feedback gathered throughout the process and puts into an actionoriented framework to make the Vision a reality.
What's Next?
The next chapter (East Side at a Glance) will provide a snapshot of East
Side at the time of this planning effort. The middle of the Plan contains
five topic-oriented chapters with background and implementation
measures for each, and the Plan concludes with a chapter for
Implementation. Three Appendices, referred to in the topic chapters,
are located in the back of the Plan for additional reference and detailed
information.
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East Side at a Glance

East Side is generally bounded by Dallas North Tollway on the east,
the Central Area and the Town of Addison on the west, LBJ Freeway/
Interstate 635 on the south, and the Town of Addison on the north.

The total land area in East Side is approximately 1,200 acres
(approximately two square miles). There are small amounts of
residential, retail, and office development in the area, but the
predominant land use is light industrial, including warehouse and
design showroom-type uses.
District Statistics:
• 1,200 Acres
• 2,246 population (2010 Census)
• 65,589 daytime population (ESRI)

MIDWAY RD

VALWOOD PKWY

35E

CENTRAL AREA

I-635

VALLEY VIEW LN

WEST SIDE

EAST SIDE

DALLAS NORTH
TOLLWAY

Farmers Branch is an inner-ring suburb in northern Dallas County. The
community is adjacent to three major transportation corridors—LBJ
Freeway (I-635), the Dallas North Tollway, and Interstate 35E (I-35E).
The City is often discussed in terms of three distinct areas as reflected
in Map 2-1—the Central Area, which contains the majority of the
housing in the City, and the East Side and West Side Areas, which
include predominantly non-residential uses.

5

I-63

I-635

City of Farmers Branch - Map 2-1
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Beltline Corridor
-Addison-

District Context
East Side benefits from excellent access and visibility. It includes some
of the newest and highest value residential uses on a per-square-foot
basis in Farmers Branch, but the majority of the structures in the study
area are older industrial, warehouse, and flex space buildings. The
City Council’s 2016 Strategic Plan makes it clear that the community is
ready to evaluate the existing conditions in East Side and to develop
a strategy for repositioning the area in the marketplace so that it
performs in a way that is more consistent with its potential. In addition
to demographics and population analysis, it is also important to review
what is currently built in the area, the existing land uses, and the
existing zoning to establish the Plan’s baseline for what should be done
to enhance existing conditions and encourage new development.

Tuesday
Morning
Greenhill School
-Addison-

Brookhaven
Country Club
-Farmers BranchVitruvian Park
-Addison-

Quorum Office/
Hotel
-Dallas-

Qorro

Galleria
North
-Dallas-

Weir's
Furniture

Winn Park
Parish Episcopal
School

Jens Place

Central Area
-Farmers BranchBrookhaven
Community College

Broadstone
Blue Lake
Freed's

Galleria
-Dallas-

Oxy
Tower

North Dallas
District Context - Map 2-2
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Demographics and Population
In a Comprehensive Plan, it is important to study and analyze potential
shifts in demographics and population to provide context for potential
policy adjustments that may need to be made and to inform where
resources may need to be allocated to plan ahead for growth.
According to the US Census, the population of Farmers Branch was
28,616 in 2010. In July 2015, the population estimate was 32,689, an
increase of 14.2 percent. Today there are more than 6.8 million people
in the Dallas-Fort Worth (DFW) Metropolitan Statistical Area (MSA).
In less than five years, the Environmental Systems Research Institute
(ESRI) predicts that there will be more than 7.5 million people within
the Dallas/Fort Worth MSA.
Within Texas, the Dallas/Fort Worth, Houston, Austin, and San Antonio
regions have grown at faster rates than the state as a whole. By 2050,
the Texas population is projected to expand by an additional 30 million
people (+120%) with a majority of this growth occurring in the urban
markets. The DFW MSA is expected to increase from 6 million people
in 2010 to nearly 17 million people by 2050 (+283%).
As Farmers Branch reaches build-out it is critical to explore how
to integrate housing as a tool to take advantage of the population
growth, but also to create higher quality mixed-use developments.
Using current planned projects and past population data, the future
population of East Side is estimated in the chart below.

Existing
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Farmers Branch East Side Population
2010
2016
2021
2026
1,957
2,247
3,193
4,537

2031
6,447

Planned

1,957

2,247

6,968

8,591

10,590

High-Velocity

1,957

2,247

7,000

12,000

16,000

Source: ESRI and City of Farmers Branch

Estimated East Side Population- Figure 2-1

Farmers Branch

Counties - Map 2-3
The regional Dallas/Fort Worth growth will have a substantial impact
on residential demand and job growth, since more than 11 million
new people will be seeking housing and places of employment in the
North Texas area.
Race and Ethnicity Trends:
Texas is projected to continue to experience pronounced changes in its
racial and ethnic composition with rapid growth in both the Hispanic
and “Asian/Other” population groups in the near future. In Texas, the
Hispanic population is projected to increase over 200% (an increase of
twenty million people) between 2010 and 2050 and to increase from
38% of the total Texas population to 56%. Over this same time period,
the “Asian/Other” population, in Texas, is projected to increase by
nearly 500% (by 6 million people), rising from 5% to 13% of the total
Texas population. The “Non-Hispanic/White” population is projected to
increase by less than 1 million people and decline from 56% of the total
Texas population to 38% between 2010 and 2050.

2 - EAST SIDE AT A GLANCE
The racial/ethnic composition in Dallas/Fort Worth will experience
similar trends. Between 2010 and 2050, the Hispanic population is
projected to increase by 200%, or 6.2 million people, in Dallas/Fort
Worth, and the Asian/Other population is estimated to increase by
almost 500%, or 2.3 million people. Over this same time period, the
Hispanic population is projected to increase from 21% to 49% of the
total Dallas/Fort Worth population, and the Non-Hispanic/White
population will decline from 51% to 21%.
Currently, Farmers Branch is 71.2% White, 5.1% Black, and 5.3% Asian,
with the remainder classified as Other. Hispanics make up 47.6% in
Farmers Branch, compared to 28.6% of the total population in the
Dallas/Fort Worth region. The Hispanic population is the segment
showing the most change in Farmers Branch. In 2010, the Hispanic
population was 45.4% and by 2020 the Hispanic population is
anticipated to increase to 50.5%, from 47.6% today. While these shifts
are subtle, the City should evaluate demographic changes and adapt to
changing needs and preferences as the population evolves.

These dramatic demographic shifts will have economic, political, and
social implications. For example, a recent study by the American
Planning Association found that 56% of Millennials and 46% of
Baby Boomers prefer to live in a walkable community, whether it is
in an urban, suburban, or small town location. In addition, 81% of
Millennials and 77% of Baby Boomers say convenient, affordable
alternatives, other than transportation by car, are at least somewhat
important as they make their decisions about where to live and work.
(Refer to figure 2.2)
Mixed-use development within East Side, especially in the Creative
Center subarea (defined later in this report) with the current block
structure and grid street pattern, could help advance higher quality
development and cater to both the Millennials and Boomers who
desire to live in a walkable, vibrant mixed-use area. The introduction of
various improvements as outlined in this Plan will support new market
preferences that are changing due to demographic shifts.

Age Trends:
The largest change impacting most cities in demographics will be due
to the aging population.
In the coming years, the portion of the population 65 years of age and
older will expand faster than any other age cohort, and the under-18
age group will expand the least. In Dallas/Fort Worth, the 65 and older
population will increase from approximately half a million people in
2010 to over 2.5 million people in 2050, and the number of school-age
children will increase by approximately 122% (over 2 million children).
In Dallas/Fort Worth, the only age group in which the Non-Hispanic
White population is projected to grow is in the 65 and older bracket.

Silent
Generation
(75+) 7%

Baby Boomers
(55-75)
17.5%

Generation X
(35-55)
27.3%

Millennials
(18-35)
22.6%

Generation Z
(0-18)
26.4%

Generational Distribution of Population - Figure 2-2
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Existing Buildings
Existing buildings are prevalent in East Side, and most of the District
is developed. At the heart of East Side is a cluster of small buildings,
illustrated in Map 2-4. The layout of the streets—Sigma, Gamma,
Omega, Neutron, Beta, Proton—has created a strong grid street
network and a walkable neighborhood pattern. Along the southern
portion of the area, there are several long, low, and narrow warehouse
buildings, illustrated to the right. There is also a large supply of flex
spaces, between Alpha Road and the northern limits of the study area
(which coincides with the northern city limit line).

LEGEND

Buildings

There are several mid- and high-rise office buildings in East Side. Highrise office buildings are located at the LBJ /Tollway intersection and
on both sides of Spring Valley at Dallas North Tollway. Low-rise office
buildings are dispersed throughout the area.
Most of the residential buildings in East Side are located west of
Midway Road. There are three garden-style, multi-story,
multi-family complexes, a new multi-story mixed-use
development at Inwood Road and Galleria Drive that
includes apartments, and a new townhome/
patio home neighborhood at Midway and Spring
Valley.
Additional detail on existing buildings is provided
in Chapter 4 – Economic Vitality in the Market
Context section.

Existing Buildings - Map 2-4
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Source: City of Farmers Branch GIS
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Midrise Office

Retail

Design Industry Sales

Hotel and Office

Warehouse

Detached Single Family

Corporate Campus

Small Format Office

Distribution
Variety of Existing Building Forms - Figure 2-4
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Infrastructure
Utilities

Public infrastructure comes in a variety of forms: streets/roadways,
water supply and water lines, storm sewer and drainage systems,
and sanitary sewer lines. Public infrastructure is critical to the proper
functioning of development, but private infrastructure (i.e. franchise
utilities) is also important. Atmos, Oncor, AT&T, and Time Warner all
provide an elaborate franchise utility network within East Side. The
area has an adequate and reliable supply of electrical power, natural
gas, and telecommunications. The public infrastructure and franchise
utilities present within East Side provide ample capacity to serve
businesses of all types and do not require significant improvements
to attract future development or to serve current development. The
infrastructure within East Side is a major asset which provides a
great market position to attract new activity and development to the
area, especially compared with outer ring suburbs, still developing
infrastructure networks.

LEGEND

Water
Sewer

Existing Water and Sewer Lines - Map 2-5
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Source: City of Farmers Branch GIS
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Parking

A large part of the land within East Side is devoted to the parking
required for various uses. The majority of the parking is provided in
surface lots, but some of the higher-intensity office buildings have
structured parking, usually in combination with some surface parking
spaces. The parking ratios that apply in Farmers Branch at the time of
this Plan are generally consistent with those of other DFW suburban
cities.
Within East Side, on-street parking is allowed on nearly every roadway
internal to the area; the major roadways—Spring Valley, Alpha,
Midway, Inwood and Welch Roads—do not allow on-street parking.
On-street parking can be an asset for businesses and customers that
rely on short-term parking for small motor vehicles; however, in an
area where there are multiple uses, some of which routinely require
18-wheelers or transport trucks for daily operations, there can be
conflicts. When many large vehicles are on the same street at one
time, congestion can occur, and it can be difficult, if not impossible,
for even small vehicles to navigate safely through the area. This is a
particular problem on certain portions of roadways such as Simonton
Street, east of Midway Road, and on Gillis Road, north of Spring Valley
Road.

On-Street Parking

Surface Parking

Two Level Deck and Surface Parking
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Legend

Natural Features and Storm Drainage

East Side is comprised of about 1,200 acres, spread over four drainage
sub-basins, reflected in Map 2-7. Most of the area drains to Farmers
Branch Creek to the west. Approximately 4% of East Side, only one
sub-basin, drains to the east towards Bachman Branch. The majority
of the development in the area is covered by impervious surfaces, such
as rooftops, roads, and pavement, which do not allow water to pass
through to soil. Only a small portion of East Side exists as pervious/
permeable surface, such as grass, uncompacted soil, and water areas,
which allow water to pass through and eventually reach urban streams.
Parks, open space, and other pervious surfaces provide vital drainage
functions as described above, but also serve multiple other roles in
East Side and within the larger community. Green spaces provide
opportunities for recreation, scenic surroundings, and help attract
and sustain both residential and business activities in areas. There
are twenty-eight parks in Farmers Branch, but within East Side, there
are only four small public open spaces (detailed further in Chapter 6 –
Shared Spaces) as reflected in Map 2-6.

Drainage Channel
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Natural
Features 320 AC
Impervious
Surface 785 AC
Buildings345 AC

Natural Features - Map 2-6

Source: City of Farmers Branch GIS
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Impervious surfaces can cause increased temperatures of stormwater
runoff, more frequent and severe peak flows during rain events, and
can increase the amount of pollutants (e.g. sediment, pesticides,
metals, and oil/grease) that reach the community’s urban streams and
the Trinity River Basin.
Most of the stormwater runoff in East Side is collected in parking lots
and on other paved surfaces and discharges to underground pipes or
to concrete-lined channels throughout the area. Winn Park, located on
the east side of Midway Road, approximately halfway between Sigma
Road and Spring Valley Road, is not only an open space, but it also
incorporates stormwater control measures. Water captured in the
pond in Winn Park is discharged into the natural channel of Farmers
Branch Creek, west of Midway Road. Holiday Park at Alpha Road and
Valley View Road, and other small parks on the west side, of Midway
Road perform similar drainage functions.

Relationship between impervious cover and surface runoff
Evapotranspiration - Figure 2-3

Drainage Basins- Map 2-7

Source: US Environmental Protection Agency
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Streets and Sidewalks
Mobility and connectivity is a topic explored in detail in Chapter 7,
but street characteristics, traffic patterns, and parking conditions are
all components to existing conditions that have been reviewed with
this Plan. Midway Road, Inwood Road, and, to a lesser extent, Welch
Road, provide north/south connectivity in the District, while the
primary east/west roadways are Spring Valley Road and Alpha Road,
with McEwen Road and Simonton Road serving as secondary east/west
connecting streets.

LEGEND

Existing
Sidewalk
Existing Street

East Side contains a private trail on the Brookhaven College campus
on the western portion of the area, but there are no public trails.
There are several sidewalk segments throughout East Side, but there
is a significant lack of connectivity in the pedestrian network. Many
sidewalks throughout the area are discontinuous, narrow, and are
directly adjacent to vehicular travel lanes in the roadway, and most
sidewalks lack basic pedestrian amenities, such as seating, trash cans,
lighting, and adjacent green spaces. East Side enjoys a network of
mature canopy trees along its roadways that could provide muchneeded shade aesthetic benefits to future
walkways.
Major intersections lack adequate pedestrian
refuge areas to wait to cross but typically have
sidewalks leading to and from the intersection
with barrier-free ramps. Major intersections
within East Side have few features to slow design
speed or to provide a pleasant crossing from one
side to the other; however they are signalized
and have minimally striped walking areas to
define the pedestrian space.
Existing Streets and Sidewalks- Map 2-8
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Source: City of Farmers Branch GIS
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Typical District Street

Residential Street

Typical District Street

Rail Crossing

Typical ROW

Sidewalk

Sidewalk

Sidewalk

Existing Streets and Sidewalks - Figure 2-8
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Zoning
The majority of the land in East Side is zoned either Light Industrial (LI)
or Planned Development (PD) as reflected in Map 2-9 to the right.
The LI district allows a wide variety of non-residential activities/uses,
including:
• Office and industrial
• Educational and institutional
• Utilities and public infrastructure
• Entertainment and recreation
• Transportation and automobile-related
• Retail/commercial

Legend
SUP
PD
LI
R-3
MF-2

There are more than fifteen PDs in East Side. PD zoning allows the
creation of zoning districts that combine uses not normally allowed
in a single district—office, retail, hotel, services, residential—and/or
permit revised development standards such as building height, density,
and setbacks with site plans and/or elevations. The majority
of the PDs in East Side involve non-residential uses and
revised development standards.

Existing Zoning - Map 2-9
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Source: City of Farmers Branch GIS
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Existing Land Use
East Side contains land uses in nearly every category, but the majority of the area is
devoted to industrial and commercial activities—warehouse, showroom, distribution, and
flex space. There are relatively small amounts of retail, often in large (“big box”) buildings
along LBJ Freeway and internal to the area associated with a warehouse/showroomtype retail setup. There is office development in a variety of building types and locations
throughout East Side. In addition, there are both single-family attached (townhome) and
multi-family housing units in a few areas along the perimeter of East Side. Most of the
residential uses have been developed in the past ten years.

Institutional

Existing Land Use - Map 2-10

Source: City of Farmers Branch GIS
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Summary
East Side includes a variety of activities and diverse development
types. There are higher intensity retail and office uses along LBJ
Freeway and the Dallas North Tollway which define the eastern and
southern edges of the area, and there are low-rise, mostly lowintensity industrial and office uses internal to East Side. The supply
of new high-value housing has increased recently, but the majority
of the land is developed for light industrial uses.
The basic infrastructure is in place for all use types, in terms of
capacity, but there are challenges with an uninviting appearance,
poor multi-modal connectivity, and a lack of open space.
There is great potential in East Side, and it has significant
opportunities that have yet to be explored or encouraged.
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What’s Next? To address these market factors and the energy needed,
the Plan will establish an urban design strategy that involves the
interaction of the following:
• Land planning (the location of different land uses and the
transitions between them)
• Architecture, including landscape architecture (the form,
features, and space between buildings and their relationship to
people)
• Economics (the characteristics of East Side—uses, amenities,
and features—that make them more or less attractive to
businesses, residents, and visitors and those for which a
premium price will be paid)
• Transportation (the influence of automobiles and alternative
modes of transportation on the surrounding environment and
the traveler’s experience)

New development/redevelopment has begun to occur in the
southeastern portion of the area, and more projects are being
discussed with City staff. In addition, many of the older industrial
buildings are ready for updating and repurposing to attract new
businesses and restaurants that could put East Side on the map as a
desirable new destination in the Metroplex.

Urban design focuses on establishing order, place, form, and
connections between people and their surroundings—how people
feel about the place they are occupying at any given moment and
how positive feelings are achieved. These feelings are a reflection of
many factors: the natural environment and the built environment,
transportation systems and economic vitality, neighborhoods and
commercial spaces.

In order to implement the best strategy for the future, the City and
the stakeholders who are interested in promoting a new vision for
East Side must have a good understanding of the market factors that
are at work and the energy needed to foster them.

The next chapter will explore the Plan’s first goal for East Side which
lays the foundation for excellent urban design: To be a vibrant
destination with a unique character and identity.
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Character and Identity
The feedback and discussions during the planning process for East
Side revealed a weakness consistently expressed by the participants:
that East Side does not have an identity as a recognizable destination.
East Side competes with many other parts of the DFW Metroplex
to attract investment in employment, housing, and retail/service
development, and it presently under performs due to a lack of brand
or identity. Attracting interest and creating a "buzz" for new activity
and development would be an exciting change for East Side and could
propel the area forward to gain a greater share of new development
and redevelopment dollars. Branding a new identity for East Side
should capitalize on the existing dynamics and character already
existing in the District.
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Art, Culture, Learning, and Design
The District contains a significant number of interior design and
home furnishing-oriented shops and businesses, jewelry makers and
shops, art and sculpture galleries, and electronics, technology, and
manufacturing-related firms and businesses. The character created by
this collection of uses contributes to an undercurrent of art, culture,
design, and technology. When this conglomeration combines with the
high quality learning opportunities, such as Brookhaven College, Parish
Episcopal School, The Westwood School, Montessori Institute of North
Texas (MINT), and Vanguard Preparatory School, and with the strong
business and commerce sector present in East Side, an image of an
innovation and maker-type culture emerges.

Art and Culture

3 - CHARACTER AND IDENTITY
Makers Movement
The “Maker Movement,” currently emerging in the United States and
abroad, is a shift from automation and “business as usual” to a do-ityourself, craft, and technological exploration-type mindset. The Maker
Movement consists of individuals and businesses that specialize and
thrive on collaboration with others to challenge existing products and
procedures to “make” them better and more exciting in new ways
and to also “make” new products never seen before. It has positive
and documented impacts to the growth of small businesses, high
quality industry, local commerce, and STEM (i.e. science, technology,
engineering, and math) education.

Makers Movement

Innovation Districts
Innovation Districts, also becoming more popular in the United
States and abroad, are an option for Farmers Branch to explore with
the creation of a new branded identity for East Side. According to
the Brookings Institute in an article titled “The Rise of Innovation
Districts,” Innovation Districts are defined as “The ultimate mash up
of entrepreneurs and educational institutions, start-ups and schools,
mixed-use development and medical innovations, bike-sharing and
bankable investments—all connected by transit, powered by clean
energy, wired for digital technology, and fueled by caffeine. Given
the vast distinctions in regional economies, the form and function
of innovation districts differ markedly across the United States. Yet
all innovation districts contain economic, physical, and networking
assets. When these three assets combine with a supportive, risktaking culture they create an innovation ecosystem—a synergistic
relationship between people, firms and place (the physical geography
of the district) that facilitates idea generation and accelerates
commercialization.”

District Vision Illustration
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The goal, policies, actions, and benchmarks within this chapter seek to
merge the makers and innovation concepts with the existing character
of the District together into a road map which propels East Side into a
new level of activity and success.

1. Goal: To be a vibrant destination with a unique
character and identity.
a) Policy: Create a District Brand that builds upon the existing
Maker Movement and Innovation District concepts.
East Side is comprised of both makers and innovators, centered
on a strong vision and common thread. The Vision capitalizes on
the assortment of flexspaces, diverse building types, underutilized
opportunity sites, organized grid street network, ample parking, and
thriving commerce with maker and innovator-type businesses. The
Vision recognizes the existing authenticity and assets of East Side,
but infuses it with a distinct Brand identity, new life, high quality and
coordinated aesthetics, shared spaces, strategic redevelopment, and
active amenities.
i) Action: Identify a Branding Strategy that includes a new
name for the District, logos, theming, colors, and iconic
images that represent East Side. The theming should include
arts, culture, learning, technology-orientation, competitive
commerce, shared spaces, design and carpentry trades, and
entrepreneurial spirit.
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Just as the City of Dallas is comprised of districts and sub-districts,
such as Downtown, Uptown, and the Arts District, East Side is one
part of Farmers Branch. Each area within Farmers Branch has its
own distinctive character, or the opportunity to create one, and all
of them contribute to the overall community. The challenge is to
create an identity—a brand—for East Side that is distinctive, unique,
recognizable, and flexible enough to embrace a variety of different
users and development types.
The present “East Side” designation identifies the geographic location
of the district within Farmers Branch; however, most people do not
have the context necessary to determine where the District boundaries
are or what the area has to offer. Properties within East Side are
oftentimes addressed in Dallas, so many people are not aware that
this area is actually part of the City of Farmers Branch. Also, there
are other developments in the Metroplex with the same name (“East
Side”)—a portion of old downtown Plano and a mixed use project in
Richardson just east of Central Expressway/Campbell Road are two
examples. For all of these reasons, a more distinctive, branded name,
would benefit the area to identify it as a destination in Farmers Branch
within the larger Dallas-Fort Worth (DFW) region.

3 - CHARACTER AND IDENTITY
ii) Action: Incorporate the Branding Strategy in revised zoning
regulations to require East Side elements in new or alteration
development.

Branding Examples and Way Finding - Figure 3-1
Examples of District names could be "East Branch District" or "Makers
Innovation District." Incorporating the term “Branch” in this example
maintains a connection between the District and the community
and provides a link to the location in the larger regional context. The
graphic representation for East Branch could include a recognizable
element from the current Farmers Branch logo to both tie the District
to, and distinguish it from, the City as a whole. "Design North" is an
example of a name that could be applied to the Creative Center, or
a larger combination of subareas (detailed in Chapter 5 – Form and
Land Use). A name, such as "Design North," indicates a glimpse of
the services that characterize the area, and differentiates it from the
Design District in the City of Dallas.

New development consists of any buildings that are newly constructed,
and alteration development refers to projects which add square
footage or re-finish out existing spaces for a new use or function.
Examples of incorporating the Brand into development could be:
enhanced paving, specific and coordinated landscaping, iconic
monumentation, and recognizable building materials. Incorporating
branding elements into revised zoning regulations for the area
ensures that the elements that make a place recognizable or special,
i.e. placemaking, are folded into the District incrementally, as it
redevelops over time. Until the revised zoning regulations are put in
place, new developments or redevelopment projects can be required
or encouraged, either through the zoning and entitlement process
or through discussions with City staff, to include elements from the
completed Branding Strategy in their projects.
Benchmark: Adopted zoning regulations that require Brand
elements in new or alteration submittals and permits.

Benchmark: Completed and published Branding Strategy for
East Side.
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iii) Action: Install City-led improvements in Gateways and
Branding Stations to spur character creation and brand
recognition in East Side upon completion of the Branding
Strategy.
Improvements consistent with this placemaking strategy could be
installations such as: sign toppers, distinctive public art and lighting
at intersections and in medians, and decorative signs identifying the
area as a unique destination. Gateways are along the perimeter of
East Side at major intersections and should be of particular focus for
initial installations or large-scale placemaking elements that could
communicate a sense of arrival at a unique place. These Gateways
should be scaled appropriately to their surroundings and should
incorporate urban design features and elements that are consistent at
all locations and true to the Branding Strategy.

LEGEND
Gateways
Branding
Stations

Gateway opportunities are located at the following
intersections and are illustrated in Map 3-1:
• LBJ Freeway and Midway Road
• LBJ Freeway and Dallas North Tollway
• Inwood Road and Alpha Road
• Spring Valley Road and Inwood Road
• Midway Road at Northern City Limits
• Spring Valley Road at Vitruvian Park
• Alpha Road at Brookhaven College

Gateways and Branding Stations - Map 3-1
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3 - CHARACTER AND IDENTITY
There is an opportunity for East Side and the City of Farmers Branch to
make a statement along the frontage road of one of the most traveled
highways in the nation. The area of land at the intersection of Valley
View Road, Midway Road, and LBJ Freeway provides an opportunity
for a large scale vertical sculpture that could be visible as a landmark
throughout the District and as vehicles approach the area on LBJ
Freeway.

Gateway and
Branding Station
Examples

Branding Stations are also key areas to communicate the District Brand,
but they remind people when they are within the District (at internal
locations) that they are at a unique destination. Branding Stations
are minor in scale compared to Gateways, but they serve a vital
function to placemaking and character/identity building. Examples
of improvements could be similar to the Gateways listed above but
smaller in scale or scope.
Branding Station opportunities are located at the following
intersections and places and are illustrated in Map 3-1:
• Alpha Road and Midway Road
• Spring Valley Road and Midway Road
• Spring Valley Road and Welch Road
• Alpha Road and Welch Road
• LBJ and Welch Road
• City or Public-owned Land (ex. parks, medians, etc.)
• Private Shared Spaces
• Attached Signage or Artistic Elements on Buildings
It is important to note that both private and public improvements
can achieve this action. Although the City can take a leadership
role to begin the process, private property owners can participate
in the Gateway and Branding Station opportunities as they make
improvements in or near these key locations and throughout the
District.

Gateway and Branding - Figure 3-2
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b) Policy: Build and sustain the District Brand by active
programming and City and/or Chamber-initiated events.
In addition to revised zoning regulations, it is imperative to not
limit character building efforts in the physical/development realm.
Sustaining the Branding Strategy through proactive and frequent
programming is essential to the District’s success and vitality. The City
and/or Chamber of Commerce can partner with people, organizations,
and businesses within the District to make the Branded Vision become
a reality.
i) Action: Create a District webpage (on the City website)
and social media accounts with information on businesses,
activities, events, and news pertinent to East Side.
The internet provides a first impression in many cases when someone
is considering going to a destination, building, or buying property. It
also contributes to a visitor, resident, or business person’s perception
of the District when they are researching activities, places, or goods
and services within the area. Having a strong online presence is
imperative to pushing the District Brand to the highest level and
provides the destination with informational support that encourages
economic vitality and strong quality of life. Ensure that proper
attention is paid to the online presence, including boosters, such as a
Facebook advertising budget, where appropriate.
Content could include sample district itineraries or top ten lists. For
example, activities for an afternoon (or a day) in the District (such as
eating at a particular restaurant), ten things to buy in the District that
you cannot buy elsewhere (such as custom jewelry), or things to do
with kids in the District (such as a picnic at Winn Park).
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Branded Website Design - Figure 3-3

Benchmark: Published webpage and social media accounts
with a designated staff member or City partner to maintain
the content and keep them fresh at all times.

3 - CHARACTER AND IDENTITY
ii) Action: Establish and promote a series of District-oriented
events such as makers festivals, art walks and exhibitions,
brewery and winery tours/tastings, weekly acoustic music in
shared spaces, farmers markets, networking mixers, tech talks,
and Chamber functions.
District-oriented events help “Bring the Brand to Life” and showcase
the District’s character. Events could be small and low-key in the
beginning, with 2-3 food trucks, a stage for local bands or other
performances, tents featuring local breweries or other culinary locals,
and space for East Side businesses to highlight their products, services,
art, etc. Events could be held in an area temporarily closed to traffic,
in a park, or on private property with proper coordination. To build
awareness and interest, events should be held on a regular basis and
on a regular schedule (such as the first Saturday of each month). Over
time, events could grow organically to include more activities, different
themes, and also varying scales.

Community Gathering Places

A makers festival or maker/art-type walk could be the first major
introduction of the new Brand to the public—on street pole banners
promoting the event, in utility bill flyers or other mailers, in Facebook
advertising targeting the area, and in print ads and posters. These
temporary promotional pieces would familiarize the community with
the District name, help create an identity, market the businesses in
the District, and familiarize the public with the Brand, which should
eventually become part of a strategy for more permanent Gateway
monumentation and wayfinding signs.
Benchmark: Schedule and hold two events within one year
of the adoption of the Branding Strategy, with at least four
events per year thereafter.

Open Market Spaces
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iii) Action: Designate a District “Brand Manager” and create
a District Association with officers to lead branding and
programming efforts within the area.
Establishing a manager and leadership group to coordinate branding
and programming efforts can add much-needed capacity to the
identity-building of the District. The manager can coordinate and
oversee the District’s online presence, assist with business retention
and redevelopment, and help plan and execute District events. The
leadership group could consist of district stakeholders and could solicit
membership applications, functioning similar to a neighborhood
association or branch of the Chamber of Commerce. The group would
be run by the City initially, but could implement a plan and a timeline
for hand-off to a privately run association over time.

iv) Action: Establish a biannual district meeting for interested
parties to learn about new businesses in East Side, upcoming
events and efforts, and how they can be involved.
Coordinated by the District Brand Manager and Leadership Group,
the biannual district meetings would be an opportunity to bring
new energy to efforts and to communicate district “happenings”
and sentiments to adjust policies where needed. City staff should
provide assistance with the biannual district meetings in perpetuity
(accommodated through formal bylaws/incorporation paperwork) to
ensure the objectives and intent are being carried out.
Benchmark: At least two meetings held per year with
extensive promotion/outreach prior to the meeting.

Benchmark: Brand Manager designated, association bylaws
drafted and approved by the City Attorney, and first meeting
of the association held within one year of the Branding
Strategy.
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Collaboration & Meetings

3 - CHARACTER AND IDENTITY
What’s Next? No matter how strong the character and identity of
East Side may become, it cannot reach its highest and best potential
without a strong economic framework which positions the area to be
competitive within the larger regional, state, and macro contexts. The
next chapter will explore the Plan’s second goal for East Side which
creates a thriving and refined marketplace: To enhance and sustain
a supportive business environment with four focuses: retain, recruit,
redevelop, and incentivize/support.

Google "On the Map" Program
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Name

Employees

Industry

Market Context

JP MORGAN CHASE BANK

2390

Finance/Insurance

FEDERAL GOVERNMENT-LOCAL IRS

1200

Public Administration

IBM CORP

1170

Information

In order for the Plan for East Side to be adopted, it must be based in
market reality. The market analysis performed for East Side takes into
account population and employment trends, as well as market supply
and demand by land use type (retail, office, industrial, residential). The
Plan has been calibrated to market conditions to ensure the vision is
aligned with realistic achievable results and to craft manageable steps
to attain them.

ANSERTEAM LLC

1001

Professional/Scientific/Technical

TD INDUSTRIES

900

Construction

HAGGAR CLOTHING CO

750

Manufacturing

TELEVISTA INC

700

Administrative/Waste Management

SPRINT

700

Information

IBM CORP

700

Wholesale Trade

GLAZERS WHOLESALE DRUG COMPANY

650

Wholesale Trade

ENCORE ENTERPRISES INC

650

Real Estate

Celanese Corp

650

Manufacturing

IIDON SECURITY ASSOCIATES

500

Administrative/Waste Management

FANNIE MAE

500

Public Administration

DALLAS MEDICAL CENTER

500

Health Care/Social Assistance

AT&T (CINGULAR WIRELESS)
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Administrative/Waste Management

Brookhaven College

412

Education

EN CANA OIL & GAS USA INC

401

Mining/Quarrying/Oil and Gas Extraction

TOWN NORTH BANK

400

Finance/Insurance

FISERV

400

Professional/Scientific/Technical

COCA-COLA ENTERPRISES INC

400

Manufacturing

JDA SOFTWARE GROUP INC

350

Information

CLEAR CHANNEL RADIO

350

Information

REMINGTON HOTEL CORPORATION

348

Administrative/Waste Management

TEXASLENDING

303

Finance/Insurance

VOYAGER EXPANDED LEARNING

300

Education

TEXAS INDUSTRIES INC. (TXI)

300

Manufacturing

TELVISTA INC

300

Administrative/Waste Management

STANLEY WORKS INC

300

Manufacturing

OCCIDENTAL CHEMICAL CORP

300

Manufacturing

ESSILOR OF AMERICA INC

300

Manufacturing

DELTA COS, THE

300

Professional/Scientific/Technical

C&D Courier

300

Transportation/Warehousing

Employment
The DFW Metroplex has been expanding at a strong pace, in terms
of both population and employment, and continues to outperform
Texas as a whole. DFW ranked number one in the United States for job
growth and second in number of jobs added in the second quarter of
2014. In addition, Manpower Group ranked DFW third, in terms of job
outlook, for all U.S. metropolitan areas. These rankings indicate the
strength of the DFW economy and the potential for continued growth
across all sectors.
In Farmers Branch, there are over 3,500 businesses with over 66,384
employees (STI). Over 30,000 people live in the City; therefore, this
represents a nearly 2:1 ratio of employees to residents. In other words,
generally speaking, for every one resident in Farmers Branch, there are
two workers that contribute to the economy and vitality of the City.
The largest sector of employment in East Side are services at 35%,
with retail being the second largest at 20%. Finance/insurance/real
estate represents approximately 10% of the work force, and the public
sector is less than 2%. The largest subsectors include retail, finance/
real estate, professional services, education, manufacturing, and
administrative.
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Farmers Branch Employers - Figure 4-1
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Market Context: Property Characteristics
The development potential of an area can be easier or more difficult
based on the quality and character of uses within it. The higher the
value, the less likely a property is to be developed or redeveloped. This
is due to the fact that many of these assets may have high costs basis,
existing leases, or multiple leases that have staggering terms. Phasing
out leases may be difficult due to the opportunity cost and uncertainty
associated with redevelopment. In some cases, redevelopment may
not be economically feasible if there is existing debt or long-term
leases in place, without introducing incentives or public support.

Industries - Figure 4-2
Source: ESRI

Take-aways:
• Farmers Branch has access to one of the largest concentrations
of workforce in Dallas/Fort Worth. This creates a substantial
base of skilled labor to attract corporations and significant
demand for retail and residential.
• A large majority of the local workforce is white-collar which
generates demand for quality retail, entertainment and dining
that benefits from higher wages and associated disposable
income.
• Farmers Branch has a strong base of existing businesses and has
potential to cultivate other spin-off businesses.
• Farmers Branch has a rich density of businesses that provide
significant benefits to the fiscal base of the City and should be
nurtured and significant effort should be invested in retention.

Fragmented ownership also creates challenges in redevelopment. A
large majority of lots in the District are small single-owner tracts and
creating a sizable development parcel to take advantage of current
formats, or economies of scale, is difficult. For example, in East Side,
there are 476 tracts or parcels of land. They vary in size from less than
one acre to over ten acres. The largest concentration of small parcels
is in the recent townhome development at the northwest corner of
Sigma Road and Alpha Road and in the middle of East Side (see Chapter
5 - Creative Center). There are fewer than ten tracts in East Side that
are larger than ten acres in size.
In order to assemble a 15-acre development parcel, for example, a
developer could negotiate with a single owner of one 15-acre site, or
would have to negotiate with 15 individual owners if each owned one
acre. This would require additional legal expenses and other pursuit
costs and there would be assemblage risk in trying to aggregate the
needed parcels. This would likely increase cost and development
timing, which would increase risk to the developer.
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Take-aways:
• With the relatively high number of small property sizes within
East Side, it becomes apparent that additional incentives
may be necessary to encourage medium or large scale
redevelopment project.

(Square Feet)

Parcel Size - Map 4-1
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The majority of the land owners in East Side reside in Farmers Branch
(114) or Dallas (208) according to the tax roll. Sixty-nine (69) owners have
addresses in Texas but outside of Farmers Branch or Dallas; the balance of
the owners are located out of state.
Local ownership makes it easier for a potential developer to contact an
existing owner to discuss property acquisition or other development
issues. In general, a high percentage of local ownership is beneficial. Local
owners also tend to manage properties with a higher degree of care and
are often aware of local market conditions and have stronger networks
with local brokers and potential users.

Out of State

Take-aways:
• Since East Side has a high percentage of local
ownership of land, property acquisition for
redevelopment may be easier than it would be
with a high percentage of non-local or out-ofstate land ownership.
• Performance standards are likely to be
maintained better with local owners than outof-state owners.

Ownership - Map 4-2
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Market Context: Property Values

Market Value

Within East Side, the majority of the 476 tracts/ parcels have land
values of $5 million or less. Approximately equal numbers of tracts
have values in the $5 to $10 million, $10 to $30 million, and more than
$30 million brackets, but the total number of parcels in these value
ranges equals only 7.5% of the number in the District as a whole.
The highest value land on a per-acre basis is along the Dallas North
Tollway (including the corner of LBJ and the Tollway), where values
are more than $10 million per acre due, in part, to the fact that there
are high-rise office buildings located there. There are a few parcels
located generally along the perimeter of East Side with values in the
$3 to $10 million dollar range, but the majority of the tracts are valued
at $3 million per acre or less. This is not necessarily cause for alarm,
however, because lower land values can make it less
expensive for a developer to assemble enough land
for a viable development or redevelopment.

Market Value - Map 4-3
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Take-aways:
• Lower land values on the interior of East Side could encourage
redevelopment through assemblage of multiple tracts/parcels
of land.
• Higher density properties (i.e office buildings along the Dallas
North Tollway) reflect higher property values.
• A majority of the lower valued buildings are due to age. This
can create an opportunity to revitalize or redevelop to create
greater fiscal impact and activity within the East Side.

Market Value per Acre

Market Value Per AC - Map 4-4
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Market Context: Land Use Capacity
Office – Land Use Capacity:
There is approximately 353 million square feet of office space in the
Dallas-Fort Worth (DFW) region. According to Costar, the first quarter
2016 vacancy rate in the DFW office market was 14.4%. Since the
beginning of the year, the DFW market has absorbed over 781,000
square feet of office space. Average rental rates are at $23.74 per
square foot. A total of 37 buildings were added to inventory, increasing
total office space in the DFW market by more than 1.75 million square
feet. According to Transwestern, over 10.8 million square feet is under
construction, but as of April 2016, almost 64% of this space is preleased. This shows substantial demand for additional office space in
DFW.
One of the largest office transactions was 7-Eleven, near the East Side
area. The 325,000 square foot 7-Eleven headquarters relocation to
Cypress Waters was completed in late 2015. Another large transaction
near East Side was the relocation of Monitronics to Mercer Crossing in
late 2015. Both of these transactions were build-to-suits.
The strength of the East Side market is not reflected in the vacancy
rate or lease rates within the area. According to Costar, East Side
Farmers Branch contains approximately 1.9 million square feet of
office space across 22 buildings. This represents almost 2/3 of the
inventory in Farmers Branch, which consists of 3.4 million square feet
across 83 buildings. The current average rent in Farmers Branch is
$16.58 per square foot. In East Side, as of the first quarter of 2016,
there was approximately 802,000 square feet of office space available,
representing a vacancy rate of almost 31%, compared to under 15% for
DFW and 19% for Farmers Branch overall. A majority of this vacancy is
attributed to only five buildings that are almost 20 years old.
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Take-aways:
• Based on 2016 demand, Farmers Branch could support up to
85,000 additional square feet of small office annually.
• Forecast shows continued absorption and decreasing vacancy rates
over the next few years.
• Farmers Branch should explore opportunities to attract additional
corporate driven office and mixed-use projects to sustain
competitiveness with quality office developments.

Office Summary
East Side Existing SF

1.9M

Vacancy Rate

31%

# of Existing Buildings

22

Annual Demand Office

84,569

Office Summary - Figure 4-3
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Industrial – Land Use Capacity:
According to Costar, the City of Farmers Branch has over 2.9 million
square feet of industrial space, with a current vacancy rate of 8%,
which is 50% less than the last five-years' historical average. There
is only 235,000 square feet of available industrial space currently in
Farmers Branch.
Regionally, Dallas led the nation in 2015 in terms of industrial building
and warehouse construction. While much of the new construction
has been speculative, there have been a number of announcements of
large corporate distribution centers for corporations, including Amazon
and Quaker Foods.
The growth of industrial space over the past few years has been
significant, with businesses leasing record amounts of space and
vacancy rates lower than 6% in late 2014. These rates inched up to just
over 7% in 2015 with so much speculative space flooding the market,
and dropped to just under 7% in the first quarter 2016. The DFW
market absorbed over 18 million square feet of industrial space during
2015 and almost 6 million more in first quarter 2016. Currently, there is
over 21 million square feet of industrial space under construction, with
over 40% of it pre-leased.
According to the Costar, East Side is within the smaller Northwest
Dallas Industrial Submarket. As of first quarter 2016, this submarket
has a vacancy rate of only 6.9 %, compared to 8% in the City of Dallas.
The average annual asking rates in this submarket are $4.48 per square
foot for industrial and $8.76 per square foot for flex space.

of North Fort Worth are currently achieving higher rates; however,
the large amount of space coming online and growth in competing
submarkets will likely keep demand for industrial high within the East
Side.
Take-aways:
• East Side has become more desirable as a location for industrial
space due to its proximity to downtown Dallas and central
location in the Metroplex.
• As existing buildings age, redevelopment opportunities may
emerge to alternative uses such as commercial or higher
density residential to achieve greater yields as buildings become
obsolete.
• The demand and need for in-fill development within East
Side, such as mixed-use, multi-family, and retail, has started
to encroach into the industrial areas of the District. As more
people and uses are introduced, conflicts will need to be
mitigated by proper compatibility measures and planned
growth.

Industrial Summary
East Side Existing SF

2.9M

Vacancy Rate

8%

# of Existing Buildings

213

Average Annual Demand

311,000 SF

Available Space

235,000

Industrial Summary - Figure 4-4

The average rental rates for industrial space in the East Side area are
among the highest in DFW overall. This is likely due to the location and
scarcity of inventory. Only the South Stemmons Submarket and parts
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Retail – Land Use Capacity:
According to Costar, East Side contains over 1.6 million square feet
of retail. Approximately 376,000 square feet is vacant equating to a
vacancy rate of 21.9%, which is substantially higher than the DFW
average of 4.9% and twice as high as the remainder of Farmers Branch
at 11.1%. A large portion of the vacancy is attributed to the former
retail sites that area now being re-purposed for mixed-use.
While the average retail rental rate in Farmers Branch at $17.00 per
square foot is greater than the DFW average of $15.70, a large portion
of retail within East Side is underperforming compared to neighboring
cities. However, the East Side has strong retail fundamentals to support
quality retail development due to the area's strong workforce, high
traffic volumes, regional visitors, and a large population base in the
region.
As part of this process, an analysis was conducted to break down the
potential demand from various factors that contribute to retail:
Workforce Generated Retail Demand
			
According to STI demographic data, there is an estimated workforce
of 66,384 in Farmers Branch. Workforce, or daytime employment,
creates retail demand through everyday purchases of dining services,
groceries, and other basic goods and services. According to research
conducted by the International Council of Shopping Centers (ICSC), the

Retail - Figure 4-5
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average worker spends approximately $195 per week on various retail
expenditures. Based on these statistics, the local daytime workforce
has an expenditure total of over $673 million per year, excluding
transportation-related expenditures. In total, there is enough demand
generated from the local workforce in Farmers Branch to support over
2.2 million square feet of retail space.
Commuter Generated Retail Demand 				
Commuters are another driver for retail demand in Farmers Branch.
To estimate the potential commuter generated retail demand, average
daily traffic (ADT) counts, performed in 2014, were secured from the
City. The counts provide the daily traffic volume for key intersections
within the City. According to these counts, the key intersections of
Midway Road at McEwen Road, and Alpha Road at Midway Road had
counts of 20,066 and 19,474 respectively. Just as additional residential
development creates retail demand, traffic also creates demand for
retail.
Residential Generated Retail Demand					
Residential generated demand is typically the largest component
of retail demand within a community, because as the often-quoted
mantra goes, “Retail follows Rooftops.” While existing residential
population in East Side is small today, additional residential expect to
be created in East Side will create additional demand for commercial
and retail services.
To assess residential demand, a leakage analysis was performed for
East Side. Retail leakage reflects the amount of retail demand that
is not being met within a specific trade area. This analysis looked
at three geographical bands. The bands included 0 to 3 miles, 3 to 5
miles, and 5 to 10 miles from Midway and Interstate 635. In total,
the leakage analysis for this planning effort found there is more than
160,000 square feet of unmet retail demand within the 0-3 mile band.
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Within the 3-5 mile band, there is an estimated 1,059,000 square feet
in unmet retail demand. Within this band, the retail categories with the
most significant leakage are department stores (343,000+ square feet),
other general merchandise stores (177,000+ square feet), and Limited
service stores (107,000+ square feet).
Within the 5-10 mile band, there is more than 450,000 square feet in
estimated unmet retail demand.

Retail Summary
East Side Existing SF

1.629M

Vacancy Rate

21.9%

# of Existing Buildings
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Citywide Vacant Space

178,919 SF

Existing Retail Demand

1.6M

Retail Summary- Figure 4-6

Take-aways:
• The aggregated unmet residential-generated retail demand
across all categories and all bands in Farmers Branch is over
1.6 million square feet. Within this demand, department
stores (504,000+ square feet in unmet demand), specialty food
stores (161,000 + square feet), and used merchandise stores
(153,000+ square feet) are particularly noteworthy due to their
large unmet retail demand in these categories.
• While retail performance is below DFW averages, the area does
reflect considerable retail demand, which should attract future
retail projects.
• Workforce also is a substantial driver of retail demand and
together with the local demand creates over 2.2 million
square feet of additional demand. A merchandising strategy
should explore uses which can support the needs of the local
workforce, including retail/restaurants and service businesses.
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Residential – Land Use Capacity:
As a result of strong job growth and household/residential growth,
Dallas/Fort Worth is expected to continue along a strong upward trend.
The multi-family market has been especially strong in the DFW area for
the past several years. Numerous projects are proposed or currently
under construction throughout the Metroplex. Household growth
projections and strong job growth are driving demand for additional
housing and rental services. These conditions are favorable for the
creation of a prosperous multi-family market in DFW.
As an inner-ring suburb of Dallas, located within 14 miles of DFW
International Airport and Downtown Dallas, 26 miles from Denton,
and 31 miles from Downtown Fort Worth, Farmers Branch is poised to
benefit from residential growth in the northern part of the DFW region.

were divided across several income ranges, and household projections
for Dallas County were used to project household growth. The analysis
shows that approximately 44% or a approximately 355,000 households
in Dallas County rent. Of the existing renter-occupied households,
approximately 40% are expected to move each year. Of these renter
households that are relocating, almost ¾ will move to another rental
unit, while ¼ will purchase a home. By comparison, only 4% or
approximately 19,000 existing owner-occupied households in Dallas
County are expected to move to another residence annually. Of this
number, less than half (44%) will chose to rent and 56% will purchase
another home.

The multi-family market in DFW, including the area from which
multi-family demand in Farmers Branch will originate, continues
to strengthen with no indication of a slowdown. Other types of
residential uses, such as town homes, condominiums, and live-work
units, will also be in high demand as the number of households
continues to rise.
Dallas County contained approximately 891,437 households as of 2015,
and according to ESRI, approximately 10,000 additional households
will be added to Dallas County each of the next five years. While strong
growth is projected for Farmers Branch as well during this period,
growth will slow over time as the inventory of available residential
units in Farmers Branch is limited. Farmers Branch has historically
averaged about 442 new residential units per year.
Rental demand was calculated by using the demographic characteristics
of Dallas County and Farmers Branch. Existing and new households
62

Historical
Multifamily
Figure 4-7
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The combined annual demand for rental housing by new households,
existing renter households, and existing owner households in Dallas
County is projected to be over 12,000 units annually. Based on recent
trends, Farmers Branch has the potential to capture up to 25% of this
demand – over 3,000 rental units. Even using a conservative estimate
of only 10% of the County rental market share, the demand for rental
units in Farmers Branch would be approximately 1,200 units annually.
While the multi-family residential outlook for Farmers Branch and
surrounding cities indicates developers will be bringing a high level of
unit supply to the market over the next several years, strong economic
growth is expected to support healthy levels of demand in the shortto-- medium term. As an inner-ring suburb in close proximity to major
job centers in the North Dallas/Galleria area and in Downtown Dallas,
as well as major transportation hubs including Dallas Love Field Airport,
DFW International Airport, and the DART Rail, the City of Farmers
Branch is expected to capture a large portion of the multi-family
demand expected in Dallas County. Competitive projects are exhibiting
occupancies around 95%, indicating that market demand is sufficient to
support additional non-owner occupied housing choices.

Take-aways:
• Accommodating new residential demand and growth within East
Side, and Farmers Branch as a whole, will be a challenge moving
forward due to the small number of available parcels of adequate
size for develop. This will create greater pressure for in-fill parcels
and mixed-use.
• Measures to control placement, compatibility, quality, and
maintenance of diverse and fiscally responsible housing types will
be important to the success of the district and of the city.
• Due to the mixed residential and non-residential demands, mixeduse projects and live-work units, with non-residential uses on
the ground floor and residential units above, may prove to be an
efficient use of multiple properties within East Side.
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Goal, Policies, Actions, and Benchmarks
2. Goal: To enhance and sustain a supportive
business environment with four focuses: retain,
recruit, redevelop, and incentivize/support.
The second goal in the Plan is supported by four focuses or policies.
These policies, like legs to a stool, must work with each other and
create a strong support for the goal to be truly realized.

already in the Plan area. This Plan recognizes that East Side’s existing
businesses and organizations are valuable assets to the area and to
the community as a whole. Although there are certainly opportunities
for new growth in East Side, the existing businesses and organizations
that complement the Vision and Brand serve as the backbone of the
District. East Side is full of commerce and activity with an array of
businesses and organizations that should be retained as the District
moves forward into the future.
i) Action: Create an East Side partnership between Brookhaven
College, the City, the Chamber of Commerce, and area
stakeholders by providing focused resources to businesses,
individuals, and organizations that align with the Vision and
enhance workforce development and economic development.

Business Environment - Figure 4-8
Prior to going into the detail of each leg of the stool or policy, however,
it is beneficial to review the ground upon which this model stands:
a) Policy: RETAIN existing businesses and organizations in East
Side that complement the Vision and Brand.
Plans often focus on new development or redevelopment to the
detriment of existing businesses and high quality development
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Developing a formal partnership between Brookhaven College, the City,
and the Chamber of Commerce can benefit both East Side and the City
overall. With the maker and innovator dynamics present within the
district, Brookhaven College can help provide training and educational
needs tailored to the District specifically. The College can also link
with area businesses to provide high quality candidates for potential
employment. This partnership could meet on a biannual basis to
communicate issues relevant to workforce and economic development,
with contributing to East Side’s Brand as a top priority.
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ii) Action: Market the extensive and high quality network
of learning centers within East Side as quality-of-life assets
on the City’s economic development and East Side-specific
information.
High quality schools, and especially high quality private or charter
schools, can be strong magnets for major employers, new residents,
and new businesses. Throughout East Side is a cluster of private
schools that most cities and parents would envy. The list of schools
within East Side are the following:
• Brookhaven College (public community college)
• Parish Episcopal School, (private K-12)
• The Westwood School (private pre-K-12)
• Vanguard Preparatory School (private pre-K-23 years)
• Mona Montessori School (private 6 weeks to 6 years)
• Dallas School of Music
• Suzuki Music Institute of Dallas

iii) Action: Promote and establish East Side-oriented
networking events through City partners, such as the Chamber
of Commerce, to create cohesion amongst businesses,
property owners, and residents for collaboration on ideas
regarding the District’s Branded Vision and explore joint
efforts to support the vitality of East Side as a whole.
Cross-referencing actions within Chapter 3 – Character and Identity,
specific programming should be created to focus on businesses within
East Side to network and promote local businesses. Businesses should
be encouraged to keep accurate and up-to-date information on online
outlets such as Google Maps, Yelp, and LinkedIn so that District leaders
can keep track of active businesses in the area.

The District also benefits from having the Montessori Institute of North
Texas within its boundaries, in addition to the schools identified above.
Recognizing that this assortment of educational institutions within such
a small area, coupled with successful businesses, is unique should be
a top priority of District economic development and branding efforts
moving forward.
Accommodations for pick-up/drop-off should be monitored, and
programs such as Safe Routes to School should be explored. It is
important to note that schools and day care facilities if properly sited,
are appropriate uses in East Side. It is imperative that any new schools
have adequate space to accommodate peak pickups and drop-offs
entirely on-site. The location and function of schools should be
carefully considered when an incompatible use is proposed next to an
existing school.
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iv) Action: Include business and maker expo areas in shared
spaces (e.g. on plaza fringes and in pocket parks such as
Bicentennial Park) that have posted honor system-type rules
for duration and content, to be monitored by the company/
association/organization responsible for maintenance of the
shared space.
Expo areas in shared spaces would be similar to gallery, festival, or
small performance stage-type places. These expo areas could serve
as a type of “street vendor” space where a business within the District
could “park” for a limited amount of time to display what they sell
or what they make. Similar to how food truck spaces are operated,
a schedule of which business will be present in the space at what
time could be put on the District webpage. It is not necessary to
over-regulate these areas; however. They should be allowed to grow
organically. It is also an opportunity for children who attend school
within East Side to display science fair or art in the maker and innovator
District.
Benchmark: One expo area established in or near one of the
four East Side parks.

Public Spaces
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v) Action: Feature two East Side businesses, individuals, or
organizations on the East Side blog/webpage every month
to promote the Brand and a sense of “interesting things are
happening here.” Note: The East Side Branding Strategy
should identify who is responsible for District Awareness and
promotion.
For more solicitation for this action item, provide an easy form/
submit feature on the webpage for people to submit what company
or industry to see featured next month. Short videos showing the
business, individual, or organization in action or “behind the scenes”
are encouraged, but interview-type posts would also be appropriate.
Benchmark: Two branded features posted per month for six
consecutive months.
vi) Action: Promote specific hashtags (or future similar
features), consistent with the Branding Strategy, for social
media of East Side on signage and publications to coordinate
social media chatter.
Hashtags such as #MakeIt, #Makers, #Innovate, #Innovators, and,
consistently: #BranchOut and #GoEast can be utilized. Coordinating
social media chatter is important to showcasing activities and the
Brand of East Side.

Social Media - Figure 4-9
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b) Policy: RECRUIT businesses, organizations, and
developments to East Side which complement the District
Vision and Brand.

The second of the four components to the East Side economic
framework is recruiting. Although existing development is doing
well, the District can thrive with the addition of new businesses,
organizations, and developments that are consistent with the Vision
which is centered around new life and vitality in the District.

iii) Action: Seek and encourage entertainment-related uses
to add activity, vitality, and night-life to East Side such as
restaurants with outdoor seating and patios, music shops
and venues, food truck parks and spaces, culinary-related
incubation spaces, movie theaters, etc.
East Side currently lacks sufficient entertainment and restaurant
uses, but each would be perfectly suited to East Side’s grid street
pattern, public transit options, and large, adaptable buildings. A
focus on adding more shared spaces, such as plazas, on which these
entertainment uses can front, is included in Chapter 6 – Shared
Spaces. City staff and City partners should encourage new or alteration
development to include items contained in this action in their projects.

i) Action: Create and maintain marketing materials which
incorporate the makers and innovation themes into a Branding
Strategy for economic development efforts.
After completion of the Branding Strategy, marketing materials should
be completed to circulate the District Brand for economic development
purposes.
Benchmark: Flyer, brochure, website and social media created
and published within two years of the adopted Branding
Strategy.
ii) Action: Proactively identify properties for developers
and companies which can be circulated at business and
development recruitment events.
Properties listed for sale within East Side should be proactively circulated
at events which could attract future development and businesses, such
as the International Conference of Shopping Centers (ICSC).

Entertainment Uses
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c) Policy: REDEVELOP East Side with businesses, organizations,
and developments which complement the Vision and Brand.

The third of the four economic strategy components is redeveloping
East Side. Existing buildings and properties should be redeveloped
by keeping the existing buildings or demolishing them, depending
on the quality and re-use potential of the property in question.
Redevelopment not only refers to buildings and their associated sites, it
also refers to the transformation of East Side into a District with shared
spaces that are aesthetically pleasing and have options for walking,
biking, and associating with people in an entertaining destination.
i) Action: Market supported development types to encourage
catalystic momentum. Publish Catalyst Site Examples on
economic development and District-specific information for
prospective developers and value-proposition.
Catalyst sites, identified in detail in Chapter 8 – Implementation,
can serve as exciting communication to developers as to what type
of improvements the City is willing to consider. They make bold
statements that the City is ready to put support behind transformative
redevelopment in East Side.

68

ii) Action: Proactively identify redevelopment properties
for developers and companies which can be circulated at
recruitment events.
Coordinating with the recruiting action above, properties listed for
sale within East Side should be promoted at events that could attract
future developers and business owners, such as the International
Conference of Shopping Centers (ICSC), Retail Live, or Urban Land
Institute. It is imperative for economic development leaders in the City
to communicate with East Side stakeholders to maintain the positive
momentum of the District. This can include regular meetings with
developers and brokers that are active in the District to communicate
current events at the City and trends within the real estate activities in
East Side.
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d) Policy: INCENTIVIZE AND SUPPORT retention, recruitment,
and redevelopment of East Side by establishing targeted and
proactive economic development measures.

A fourth and final layer to the economic framework for East Side is to
incentivize and support by putting in place economic development
strategies that are both targeted and proactive. Incentivizing and
supporting the area, and the efforts within it, are crucial to its success.
i) Action: Adopt financing and incentive tools to leverage funds
within East Side for new development and improvements. A
Tax Increment Finance (TIF) District for East Side should be
considered.
Recognizing that the commercial tax base in East Side is important to
overall City functions and revenues, a TIF District could be the primary
source of funds for major infrastructure projects. For larger projects,
the City could explore a small area Public Improvement District (PID)
that allowed the developers to “self-tax” the project to accommodate
additional public improvements to catalyze a development.

areas and not have a blanket-wide policy in the larger region. An
issue with a smaller TIF is they are more difficult to manage than one
large TIF. In addition a larger TIF would have more predictability and
generate more revenue. Should the City choose smaller subdistricts,
this would also allow for the use other tools, such as Texas Chapter
380 Agreements, or other performance agreements (e.g. grants,
abatement) in place of creating a TIF.
Benchmark: Adopt one or more financing tool, specifically
applicable to East Side, within two years of the adopted
Branding Strategy.
ii) Action: Revise applicable City strategic planning documents
to incorporate a focus on a Triple Helix-type model
(university-industry-government) of innovation and economic
development for East Side.
Capitalizing on Brookhaven College, the maker and innovation
industries, and the City organization with associated partners (such as
the Chamber of Commerce), East Side can transform into a regional
hub of commerce, culture, and activity. The Triple Helix Concept
asserts that there is a unique synergy that results when three spheres,
university-industry-government, interact in a meaningful way.
Production of knowledge, transfer of knowledge, and application of
knowledge can all encourage innovation and entrepreneurial dynamics
and opportunities already present within East Side.

A TIF District would create a revenue stream to make valuable
improvements within the District. Depending on the level of
reinvestment, the TIF District could cover the majority of the East Side,
or be more focused within smaller blocks or subdistricts to allow for
smaller scale reinvestment. The benefit of a number of smaller TIF
districts would be that you could adjust the terms of the TIF for certain
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iii) Action: Create and promote start-up/entrepreneur
innovation incubation spaces in under-utilized buildings or
areas.
The City and/or Chamber of Commerce can support this action by
providing a base lease/go-to-market template (with appropriate legal
disclaimer) for building and/or property owners to utilize if they would
like to provide start-up/entrepreneur innovation incubation spaces and
by securing and deploying space that is City- or Chamber-sponsored.
These spaces should:
• Have short lease options,
• Offer low rent for a desk or a space (e.g. less than $300
per month),
• Provide coworking spaces where applicable, and
• Have few restrictions on type of business or organization
if it fits East Side Brand of makers or innovators (including
non-traditional innovation relating to competitive
commerce and entrepreneurs in professional industries).

Research and Development

Innovative Centers

Incubation Events
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iv) Action: Upgrade multi-modal infrastructure in East Side to
diversify mobility options.
East Side has few, if any, capacity needs in the public or private utility
network. What is needed, however, is an upgrade to options for
walking, biking, and street configurations. Detailed more in Chapters
6 (Shared Spaces) and 7 (Mobility and Connectivity), the City should
put regulations in place for new development and redevelopment
and should also take a leadership role in upgrading the multi-modal
infrastructure in East Side, consistent with the Branded Vision.
Upgrades to diversify mobility options and improve connectivity
options within the District can incentivize and support businesses in a
multitude of ways. Quality of life and mobility are significant factors to
retaining high quality businesses, attracting new ones, and encouraging
mixed use projects (with commercial and residential) in the District.
Benchmark: A minimum of two streets re-striped and/
or reconfigured utilizing Context-Sensitive Solutions and a
sidewalk program to close gaps in the pedestrian system (both
detailed more in Chapter 7) put in place within five years of
the adopted Branding Strategy.

Dedicated Bike Lane

Enhanced Crosswalk Facilities

Trail
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Green Infrastructure as Incentive and Support
East Side is mostly concrete with buildings and other impervious
surfaces (detailed in Chapter 2 – East Side at a Glance). To create a
lasting impression, beneficial to the economic vitality, East Side must
transform some of its “gray features” to “green features.” Instead
of just breaking up concrete and adding landscaping, this Plan is
recommending that “green infrastructure” be put in place to serve both
functional needs, such as improved drainage and stormwater filtration,
and for aesthetic benefits, such as quality of life and scenic views.
In contrast to traditional "gray" stormwater systems, which use gutters,
drainage pipes, and water treatment facilities for stormwater filtration
and flood prevention, green infrastructure not only reduces flooding
and property damage by moving stormwater away from buildings,
structures, and other elements of the built environment, but it is also
designed so that it captures and treats stormwater when it first hits
the ground by using vegetation and soils to hold/soak up water and
filter contaminants. Green infrastructure provides a network of natural
areas to provide habitat for wildlife, flood protection, cleaner air, and
cleaner water.

Trails could be constructed within the easement and a pedestrian/bike
connection could be built over the channel and within the easement
area to provide a path between Spring Valley Road and Sigma Road,
and to connect Winn Park to Bicentennial Park and potential trails in
the southern part of the District.
v) Action: Explore opportunities to incorporate green
infrastructure into a new stormwater quality and
management program.
To put green infrastructure in place, codes and ordinances that
conflict with these concepts must be revised. A new stormwater
quality program could focus on what regulations need to be revised to
implement green infrastructure and improve stormwater quality and
management in a more natural, environmentally sustainable manner.

The use of rain gardens, bioswales, rainwater harvesting, properly
designed landscapes and streetscapes, permeable pavement, and even
green roofs can all contribute to the overall system.
In East Side, the concrete-lined creek channel that runs parallel to the
row of buildings fronting on Spring Valley Road, west of Inwood Road,
is a significant opportunity. It could be restored to a more natural
condition so that it would continue to serve the purpose of conveying
stormwater but also provide an amenity for the District.
Rain Gardens
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vi) Action: Create and adopt revised zoning regulations to
provide incentives for low-impact development that improves
stormwater quality and management system-wide.
Incentives such as increased density, fee credits, tax abatements, and
other waivers could be utilized for developments pursuing low-impact
design.

What’s Next?
After character and identity-building with a strong economic
framework, form and land use guide what gets built in East Side and
what goes where. The next chapter will explore the Plan’s third goal for
East Side: To establish a visually appealing, functional, and compatible
District for people-oriented spaces and synergistic development.

vii) Action: Restore and establish natural channels with
appropriate vegetation and daylighting to improve water
quality, restore natural habitat, and maximize management
opportunities.
Natural channels can improve stormwater locally and regionally, but
they can also provide important aesthetics and Brand contributions
to East Side. Buildings and shared spaces should be designed around
natural channels to maximize scenic views and provide pedestrian
access and outdoor seating near these areas where feasible.

More than three-fourths (78%) of the people who attended the
Community Open House would support the use of public funds or
public/private partnership to restore the concrete-lined channel
to a more natural state.

Naturalized Drainage Channels
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EAST SIDE COMPREHENSIVE PLAN
As part of the planning process, a study was performed on the
existing conditions and character patterns in East Side. Nine different
"character areas" were identified in the study which led to the
creation of the Future Land Use Designations for the Future Land Use
Map (FLUM). The study of the nine character areas is detailed in the
Appendix. The character areas are based on existing conditions and the
Future Land Use Map is based on the Vision of what the future could
be in East Side.

Goal, Policies, Actions, and Benchmarks
3) Goal: To establish a visually appealing, functional,
and compatible District for people-oriented spaces and
synergistic development.
The third goal of the plan encompasses how the District will look and
feel in terms of buildings and site design which augments the first
goal of the plan addressing the character and identity of the area.
East Side should be visually appealing—providing scenic views, high
quality design, and pleasant features. It should also be functional
and supportive—ensuring that development and other features are
situated in a manner that complements their surroundings and works
well within the District. This goal includes the desire for peopleoriented spaces coupled with land uses that are guided for a best
mixture in each area.
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a) Policy: Ensure new development or redevelopment is
compatible with surrounding existing uses and form.
In East Side, many diverse land uses function well together. From
townhomes to jewelry makers, a host of uses can complement the
District. What becomes critical when so many uses can work well in
one area is the relative placement of these uses and ensuring that they
are compatible with adjacent properties. With that in mind, zoning
regulations should be revised to allow the flexibility in uses while
protecting quality of life and the District’s functionality.
i) Action: Create and adopt revised zoning regulations which
include area and bulk standards, organized to correspond with
major and minor streets.
Area and bulk standards control the size of buildings in relation to the
property on which they are sited. These standards can include lot size,
floor area ratio, lot coverage, open space, yards, height, and setbacks.
Area and bulk can include “building envelope” requirements which
essentially comprise the three-dimensional area within which buildings
can be placed on a lot. The area and bulk regulations within East Side
should specifically respond to the street type on which they front,
similar to a form-based code.
In a tiered zoning strategy, such as the one described in the
Implementation chapter, area and bulk standards would be a detailed
refinement that would come in Tier 3 Implementation. (See Chapter 8
for more information on the Zoning Strategy Tier System)

5 - FORM AND LAND USE
ii) Action: Create and adopt revised zoning regulations to
encourage complementary uses in East Side subareas that
provide the desired synergistic land use mix in each subarea.
Establishing the preferred land uses within each subarea is a proactive
strategy to guide growth. Preferred land uses should be utilized to
evaluate rezoning requests and to make adjustments to the City’s
Comprehensive Zoning Ordinance (CZO) as a Tier 1 zoning strategy.

Live-work units should be permitted by SUP in all areas of East Side.
Entertainment uses should be permitted by right in all areas of East
Side, except the Residential Center. Alcohol-related uses should
be permitted by right in all subareas except the Residential Center
including, but not limited to, on- and off-premise consumption, alcohol
sales, and alcohol manufacturing.
Live Work Opportunities

An additional refinement that could be implemented at a later stage
would be to establish different land uses that would be preferred and
non-preferred for each subarea, instead of the larger East Side area as
a whole. Most uses should be permitted by right in all areas of East
Side, except the Residential Center subarea.
Non-preferred uses within East Side would be those that are autorelated, produce a loud manufacturing- or industrial-type noise or odor,
and uses that are unsightly or dirty. These uses are not consistent
with the Vision of East Side and should be avoided. New distribution
center-type uses should be critically evaluated based on their potential
impacts to adjacent uses, roadways, and to aesthetics within East Side.
Light industrial uses are still appropriate in certain areas, however, and
provide valuable services and tax base to the City.

Community Destinations

Adaptive Re-Use

Non-preferred Uses

Preferred Uses
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Future Land Use Designations
The following Future Land Use Designations comprise the Future Land
Use Map, provided to the right in Map 5-1, for East Side:
Regional Commerce: Regional-scale commercial uses, connected with
interior District amenities and uses.
Regional Mixed-Use: Multi-story mixed uses, anchoring the main
Gateway Intersection of East Side with a focus on entertainment and
modified lifestyle center development.
Community Mixed-Use: Multi-story mixed uses, transitioning from
high intensity form and use to lesser intensity form and use toward the
interior of East Side.
Creative Center: East Side’s core, a showcase of "making" and
"innovating," with low intensity commercial uses, mixed residential
uses, and complementary dining/ service/ entertainment uses.
Learning Center: Uses associated and complementary to education/
college-related functions.
Residential: Predominately residential uses with neighborhood-scale
commercial uses.
Industry: Suited for flex space and commercial uses, this industrial
core of East Side provides valuable employment, services, goods, and
entertainment uses.
Corporate Commerce: Business campus-type development with multistory buildings and uses to support daytime population.

78

The Vision:
“East Side will be a District with a unique identity,
based on a diverse mixture of uses that creates
opportunities to live, work, do business, and participate
in leisure activities for people already connected to the
District and those who have yet to discover it.”

5 - FORM AND LAND USE
Residential- 84 AC
Corporate
Commerce

Regional Mixed-Use - 87 AC
Creative Center - 133 AC
Industry - 135 AC
Corporate Commerce - 158 AC

Community
Mixed-Use

Regional Commerce - 165 AC

Industry

Learning Center - 258 AC

Corporate
Commerce

Community Mixed-Use - 393 AC
Residential

Creative Center
Community
Mixed-Use

Regional Mixed-Use

Learning Center
Regional Commerce

Future Land Use Map - Map 5-1
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Regional Commerce
Regional-scale commercial uses, connected with interior District
amenities and uses. This subarea benefits from its desirable location,
high traffic counts, and access to a large trade area. Low-rise offices,
big box retail stores, and auto-related uses currently dominate this
area.
There are several current and expected vacancies in the existing big box
buildings along LBJ Freeway that could provide opportunities for other
large format retailers or for redevelopment to other commercial mixeduse centers, mid- to high-rise office buildings, hotels, restaurants,
entertainment uses or other activities that could capitalize on the
assets this location provides.

Quality Street Frontage

More intense development, in terms of both building density and
traffic generation, would be appropriate along LBJ Freeway. High
quality multi-family housing in a format that wraps housing units
around a parking structure preferably with ground floor commercial
would be appropriate north of the commercial development along
Midway Road. The intensity of development should decrease the
farther the land is located from LBJ Freeway.
Preferred use types:
o Big box retail stores
o Restaurants
o High density to mid-rise offices
o Hotels
o Entertainment
o High quality multi-family housing with ground		
floor commercial uses

80

Hotel

5 - FORM AND LAND USE

Pedestrian Amenities

Mixed -Use

Regional Commerce Future Land Use Designation - Map 5-2
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Regional Mixed-Use:
Multi-story mixed uses, anchoring the main Gateway Intersection
of East Side with a focus on entertainment and modified lifestyle
center development. This area is at the corner of two high-volume,
high-profile roadways known throughout the region: LBJ Freeway and
the Dallas North Tollway. It contains several high-rise, multi-tenant
office buildings and a mid-rise hotel but is somewhat constrained by
the access to the hard corner. There is a landmark office tower with
excellent visibility on the northwest corner, and this subarea offers a
high-profile location.

Preferred use types:
o Large scale mixed-use/lifestyle center
o High quality multi-family housing with ground 		
floor commercial uses
o Restaurants
o High density to mid-rise offices
o Hotels
o Entertainment
o Retail
o Shared space plazas

This subarea is an opportunity to create a strong, active edge and
Gateway for the District. A diverse mixture of mostly commercial
activities, connected with amenities, entertainment areas, and shared
spaces would thrive in this location. Development of this type could
make this part of Farmers Branch a new regional destination. The
Regional Mixed-Use subarea has unique advantages, especially when
compared to nearly all other properties in the Metroplex.
The tracts adjacent to the Tollway and LBJ Freeway are most suited
to high-density office buildings, hotels, and other activities that draw
from a wide trade area. Mid-rise offices and high quality multiple-story
multi-family housing with ground floor commercial uses would provide
a good segue to the lower-density uses to the north. The Regional
Mixed-Use subarea is an extremely important part of the District, and
it should play a major role in establishing the Branded Vision and a
diversified mixture of uses for East Side.
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Mixed Use
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High Quality Multi-Family

Mid-rise Offices

Regional Mixed-Use Future Land Use Designation - Map 5-3
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Community Mixed-Use:
Multi-story mixed uses, transitioning from highintensity form and
use to lesser intensity form and use towards the interior of East Side.
Some light industrial users can complement these subareas where
proper compatibility is provided. Properties within the Community
Mixed-Use designation share some of the same traits as properties in
the Regional Commercial and Regional Mixed-Use areas. They enjoy
great locations, easy access to major freeways, and often high visibility.
What sets these areas apart from the others, however, is that they
provide the essential role of transitioning the higher intensity land uses
along East Side’s edges to lower-intensity land uses on the interior of
the District.
The City and the land owners in East Side can utilize the close proximity
to the Galleria and Midtown (the redevelopment of Valley View Mall
announced in 2015) to attract an interesting mixture of uses to East
Side. Improving the walkability of the area, particularly along Alpha
Road, would encourage the flow of residents, employees, and visitors
back and forth across the Dallas North Tollway.
Inwood Road and Alpha Road, both arterials, are two of the most
important roadways within East Side. They provide connections in
all four directions for a large part of the North Dallas region and
accommodate traffic from several miles away. Because of the character
of these streets and their importance in the region, both afford
opportunities for new activities and development types, including
dining, housing, and entertainment. The form and intensity of the land
uses should become less intense as the properties approach Midway
Road, Brookhaven College, and the residential neighborhoods beyond.
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A proposed development plan for the property on Blue Lake Circle,
west of Midway Road, will potentially replace the existing low-rise
office buildings and surface parking lots surrounding Blue Lake with
new multi-family units (680 units) and retail/ restaurant space (16,000
square feet). The new mixed-use development at this location
will attract students, staff, and faculty from Brookhaven College,
owners and employees from the businesses in the area, and other
people interested in living, working, or relaxing in a new walkable
environment that preserves the amenity of Blue Lake as a focal point.
Excessive retail space in the heart of the Blue Lake area, where there
is no exposure to Midway Road or Alpha Road, should be avoided,
particularly in the short term. Over time, as the area becomes known
for its unique design features, pedestrian appeal, and residential base,
office, retail, and commercial developers will begin to take note.
The area on the west side of Midway Road within this designation has
the potential to add retail and restaurant services for the benefit of
nearby residents and employees. This area should focus on a mixture
of commercial uses and should incorporate strong landscape and
design features, consistent with the Branding Strategy.

5 - FORM AND LAND USE

Mid-rise Office

Community Mixed-Use

Restaurants

Community Mixed-Use Future Land Use Designation - Map 5-4
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Community Mixed-Use (continued):
The Community Mixed-Use Future Land Use Designation serves a
vital role to the vision of East Side’s form and development. With the
high intensity frontages of LBJ Freeway and the Dallas North Tollway
providing two perimeters of the District, it is necessary and appropriate
to ensure a strategic transition in intensity to the inner core. This
transition in intensity should be in the form of buildings (e.g. height)
and in use (i.e. uses should be compatible with residential uses to allow
for mixed-use developments and high quality workforce housing).
Another transition is from the Industry Future Land Use Designation to
the Residential and Learning Center areas. The Community Mixed-Use
along Midway Road should provide a neighborhood-scaled mixture of
uses that serve as valuable neighborhood services and as a compatible
buffer between the Industry and Creative Core areas and the
residential and institutional-type uses on the west side of the District.

Second Story Residentail above Retail

Preferred use types:
o Medium density mixed-use
o Restaurants
o Retail
o High density to mid-rise offices
o Hotels
o Entertainment
o High quality multi-family housing with ground 			
floor commercial uses
o Shared space plazas
Hotel
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Pedestrian Oriented Streetscape

Shared Spaces
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Creative Center:
East Side’s core, a showcase of making and innovating, with
low intensity commercial uses, mixed residential uses, and
complementary dining/ service/ entertainment uses. This area is
characterized by its small lot pattern and mature trees, which lends a
certain charm and uniqueness. This character is encouraged by the
dense grid street configuration and is shaped in part by the creek that
flows east to west south of Spring Valley Road. Rents are affordable,
the power and telecommunications infrastructure is excellent, there
is good access, and the location is close to Brookhaven College. There
are a few bright spots in the Creative Center that showcase what minor
improvements can do to add new energy to the District, such as the
new exterior finishes on the north side of Sigma Road at the terminus
of Neutron Road. With new updates to exteriors, some enhanced
landscaping along the streetscape, and several new restaurant uses
to bring some visitors to the area, the Creative Center could see a
dramatic uptick in activity. Festivals and small events in the Creative
Center should be encouraged. Start-up spaces (see more on this topic
in Chapter 4 – Economics Vitality) and branding efforts (see more on
this topic in Chapter 3 – Character and Identity) on the interior of East
Side should focus on treatments in this area.
Preferred use types:
o Live-work units
o Maker and innovator display and work spaces
o Business and/or restaurant incubators
o Offices
o Entertainment
o Restaurant
The most desirable specialized uses in East Side would be
o Retail
restaurant incubators and tech incubators, according to
Community Workshop participants.
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Townhomes

Outdoor Dining
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Shared Work Space

Adaptive Reuse

Creative Center Future Land Use Designation- Map 5-5
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Learning Center:
Uses associated and complementary to education/college-related
functions. This designation includes Brookhaven College and its
accessory uses and functions, as well as the Parish Episcopal School
and its accessory uses. Recognizing that Brookhaven College and
schools serve a vital and specific role to encouraging the "maker" and
"innovation" dynamics of the District, the Learning Center should be
proactively guided with its own campus planning-type efforts which
can coordinate with the District Branding Strategy and other activities.
The Learning Center has some of the most undeveloped land within
East Side and could develop with ancillary uses to support its students,
staff, and faculty, as well as other residents, business people, and
visitors within East Side and Farmers Branch. Although it may seem
inconsistent with a school use, many college campuses contain ancillary
uses that complement the visitors', students', and nearby residents'
demand and the institutions often have land available to sell or lease
“pad sites” for such development.

Campus Environment

Large areas of the Learning Center contain some of the most natural
features in the City, with branches of two creeks converging which
create deep cut stone banks, pooled areas, dense wooded areas,
as well as open meadows. These areas should be preserved and
partnerships explored for connections and access for the public.
Preferred use types:
o Institutional/Education
o Restaurant
o Retail
o Entertainment
o Maker and innovator display and work spaces
o Business and/or restaurant incubators
o Recreational amenities
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Restaurants
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Multi-Use Trail

Natural Views

Learning Center Future Land Use Designation - Map 5-6
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Residential:
Predominately residential uses with neighborhood-scale commercial
uses. This area includes new, high quality townhomes and multi-family
units and is near other neighborhood-friendly assets and amenities
such as Brookhaven College, Parish Episcopal School, the Greenhill
School, and Vitruvian Park (Addison).
The existing, garden style multi-family development in the northwest
corner of the Residential Center could be complemented with newer
multi-family projects, perhaps mixed with townhomes, with great
opportunities for neighborhood-oriented commercial uses on the
ground floor. A somewhat denser housing product that offers an
opportunity for home-ownership would be a good development option
based on the success of the townhome development on Alpha Road
and with the success of the new mixed-use development on the east
side of the District.

The City and the landowners nearby should promote the assets
of the area, such as the proximity to high quality private schools
and Brookhaven College, Vitruvian Park and the new trails to be
implemented by this Plan. These same features will help attract
activities and services to the surrounding area to support not only East
Side residents, but also the students, families, and staff affiliated with
the educational institutions and the other neighborhoods in the area.
Preferred use types:
o Medium density single family residential
o Townhomes
o Neighborhood-scale, high quality multi-family housing 		
potentially with ground floor commercial uses
o Small multi-family housing buildings (e.g. six flat)

Participants in the Community Meeting indicated they would like
to see new for-sale products in East Side and that townhome-type
development would be preferred over multi-family residential. Housing
product, such as townhomes or condos, that offer an opportunity for
home-ownership would be a good redevelopment option based on the
success of the Cambridge Crossing development on Alpha Road and
with the success of the new mixed-use development on the east side of
the District.

Existing Multi-Family - Lakeview at Parkside
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Existing Detached Single Family Homes- Cambridge Crossing

Existing Row Houses- Cambridge Crossing

Residential Future Land Use Designation- Map 5-7
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Industry:
Suited for flex space and commercial uses, this industrial core of
East Side provides valuable employment, services, goods, and
entertainment opportunities. This area contains many older,
large buildings designed to accommodate warehouse, storage, and
distribution-related uses. The buildings are mostly single-story and
many lack visual appeal and amenities for employees or visitors
to the business. “Flex space” refers to buildings that can adapt to
multiple different uses, often with the use of open floor plans and
functioning overhead bay doors. Flex spaces should be encouraged
in the updating, alteration, and construction of buildings due to their
potential to adapt to the District’s Branded Vision over time.
This designation includes a recognition that manufacturing,
distribution, and warehouse uses will continue to be a major
component to this area. There are also a significant number of
successful industrial uses in the area, and these activities continue to
make an important contribution to the City’s tax base.
Some of the existing large format buildings could be repurposed
for uses such as professional/occupational training centers or as
entertainment and recreation facilities. They could also be subdivided
to create smaller spaces for support retail, restaurant, and service
tenants.

The challenge in making these kind of changes would likely be
providing adequate parking and making renovations to the buildings
to meet current City codes. Owners should be encouraged and
incentivized to upgrade the appearance of existing buildings and sites,
regardless of their use. Redeveloping key properties that are presently
under-utilized for higher and better purposes should be a focus of
economic development efforts. Property aggregation would open up
more redevelopment possibilities.
Preferred use types:
o Entertainment and recreation
o Technical and occupational training/education
o Maker and innovator display and work spaces
o Live-work units on the sub-area fringe
o Business and/or restaurant incubators
o Retail
o Restaurant
o Office
o Manufacturing
o Breweries and Distilleries

Feedback gathered during the planning process indicated
the opportunity and desire for some of the warehouse/
industrial-type uses to be converted, over time, to more
entertainment, office, retail, and restaurant-type uses.

Warehouse Conversion to Retail
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Brewpub and Distillery

Modern Facade Treatments on Existing Building

Industry Future Land Use Designation - Map 5-8
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Corporate Commerce:
Business campus-type development with multi-story buildings and
uses to support daytime population. The northern area of East Side
contains many low-rise and mid-rise office-type uses with mature trees
and aesthetically pleasing streetscapes in many cases. The eastern
area contains several 10 to 20 story office buildings with structured
parking.
The opportunities for uses in these areas of the District are similar to
those in the Industry area except that there are a few sites that could
be candidates for major redevelopment in the near future There are
also areas where multi-family residential with ground floor commercial
uses may be appropriate. These areas also stand apart from other
areas in the District because of their high quality office space with
tall buildings along the Dallas North Tollway Corridor. The area has
infrastructure that can support data centers and tech companies that
require two main service feeds for electrical power. This capability
should be actively promoted when recruiting end users to this area of
the District.
Office users, research and development labs, medical users, and clean
industry could find this area attractive because of its central location
and the employee amenities in the surrounding area such as the
potential of expanded mixed uses, retail, and recreational connections.
A new corporate campus or large mixed-use development could take
advantage of, and potentially help fund the construction of, new trails
and connections proposed within the District. These trails could
connect people and activities in the Corporate Commerce subareas to
people and activities in other parts of East Side and beyond.
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Preferred use types:
o High density to mid-rise offices
o High quality multi-family housing with ground 			
floor commercial uses
o Entertainment and recreation
o Technical and occupational training/education
o Maker and innovator display and work spaces
o Live-work units on the sub-area fringe
o Business and/or restaurant incubators
o Retail
o Restaurant
o Office

Exisitng Corporate Campus

5 - FORM AND LAND USE

High Density to Mid-Rise Office

Restaurant Incubator

Corporate Commerce Future Land Use Designation - Map 5-9
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Actions Continued from Policy a (Page 81):
iii) Action: Protect existing uses and neighborhoods by
establishing new uses only where appropriate and by ensuring
that appropriate compatibility considerations are provided.
When evaluating rezoning requests (Tier 1) or potential revised zoning
regulations (Tiers 2 and 3), it is imperative to ensure that uses are properly
sited and maintain respect in form and activity with their neighbors.
Compatibility considerations to incorporate into rezoning requests or in
revised zoning regulations could be the following:
• As the height of a proposed building next to residential uses
or zoning increases, the building should stagger back (i.e.
proximity slope).
• Landscape buffers where existing trees are preserved and
which separate the proposed use from the existing use
when residential (without mixed-use) is included in either
the proposed or existing use. New trees should be planted
between uses for beautification and natural organization of
uses.
• As building square footage increases, public open space and
buffering provided should also increase.
• Connections to existing neighborhoods should be provided with
sensitivity to the existing homes.
• Impact to roadways and intersections in the vicinity should be
mitigated where possible.
• Light and noise should be mitigated in any way possible
including, but not limited to, downward facing lights, screening
devices, limits on outdoor activities or areas near homes
(regardless of home type), and potential limitations on hours of
operation of outdoor areas where near homes.
• Placement of loading and trash areas should be located away
from existing neighborhoods or homes and hidden from public
view.
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Example cutoff Light Fixture

Example Trash Enclosure
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b) Policy: Require high quality and distinctive building and site
design.
This policy builds upon the previous policy which related to form
and land use. Building design refers to the architecture or look of a
building, and site design refers to how the property is laid out and
functions. Requiring both high quality building design and high quality
site design are zoning adjustments that can take the Branding Strategy
to its most refined level.
i) Action: Create and adopt revised zoning regulations to
establish architectural standards within East Side.
These standards would include a simple and short pattern book of
required building design (review elevations or renderings for general
compliance for intent after applicant written compliance explanation/
statement) covering topics such as:
• The overall shape and size of buildings (i.e. form). Different
types of buildings should be detailed such as townhomes,
multi-family housing types (small and large), multi-story
mixed use buildings, small commercial buildings, and large
warehouse or big-box type buildings.
• Roof types and materials, along with specifications for
architectural interest such as skylights, awnings, overhangs,
multiple roof planes, etc. The modern and innovative
architectural theme in East Side would fit well with bold
roof lines, low-pitched hip roofs, broad overhangs, large and
operable windows, and grand/defined entrances.
• Massing elements that may be added to the main portion of
a building, such as tripartite architecture.
• Façade elements, such as locations of windows and doors,
in relation to major corridors and other building elements.

Building Form and Shape - Figure 5-1

Architectural Massing - Figure 5-2

99

EAST SIDE COMPREHENSIVE PLAN

•
•
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•

Buildings should be designed to complement the street
and pedestrian activity with two-sided entrances where
necessary. Façade landscaping should be provided for
large buildings to help break up potential monotony of
large walls. Windows should be operable where feasible to
encourage private property interaction with shared spaces.
Large windows to showcase "maker" and "innovation"
activity, while adding architectural interest, are strongly
encouraged.
Architectural elements that should define the local
character of East Side, such as large porches/balconies,
modern and innovative design with sculpture or other
artistic elements incorporated.
Natural and regional building materials should be utilized
to create a strong sense of place and a connection to East
Side’s shared spaces and outdoor assets.
East Side should offer a distinct signage palette that
encourages signs as monuments and pedestrian-scale
attached signage, in addition to driver-scale signage. "Now
Leasing" or empty space-type signage should be limited and
consistent with the East Side signage palette.

A pattern book should be specific to articulate the desired character
of the District but should be flexible enough to allow for innovative,
market-driven building design. This zoning action would be a
component of a Tier 3 implementation measure as detailed in the
Implementation chapter. Rezoning requests can be evaluated and
considered in context of an adopted Branding Strategy for the District
(Tier 1).
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Showcase Windows for Art and Innovation

Signage Types
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ii) Action: Expand and promote the City’s existing Commercial
Façade Revitalization Grant Program.
The City of Farmers Branch established a façade improvement grant
program to encourage commercial property owners to enhance the
publicly viewed areas of their buildings, including exterior walls,
landscaping, walkways, equipment screening, uniform signage and
window replacements or upgrades. The grants are available up to a
50/50 matching basis with a minimum project value of $2,000 and
a maximum reimbursement of $50,000 per grant, unless otherwise
approved by the City Council.
In East Side, with its large quantity of older building stock, this program
could be applied on a more comprehensive basis to encourage
owners to revitalize buildings and sites that appear tired and out-ofdate. Improvements of this type, especially when acomplished at a
reduced cost to the building owner, often inspire other similar projects,
attracting additional investment and improving the overall pride in and
perception of the District.

Facade Treatment

City staff and City partners should advertise and promote the program
to business and property owners in East Side. It should be prominently
displayed on the future East Side webpage with examples of how it has
been used in the District (i.e. case studies).
Benchmark: Grant Program flexibility and expansions
considered and adopted by City Council. Minimum of ten
Grants utilized within East Side within three years of the
adopted Branding Strategy.

Facade Treatment
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iii) Action: Create and adopt revised zoning regulations for site
design standards within the District.
These standards would include required elements that surround the
building or project and required building placement criteria (review
site plan for general compliance for intent after applicant written
compliance explanation/statement) covering topics such as:
• All buildings should face public streets unless they face a
plaza or a courtyard-type feature.
• Site design should provide direct access into the buildings
from the public sidewalk, with buildings providing twosided entries where applicable.
• Sites should be designed with a continuous pedestrian
system throughout the development with ample shade,
either natural or via structures. Large expanses of parking
should be mitigated by pedestrian amenities.
• Shared and off-site parking within East Side should
be provided and utilized where possible to assist with
optimum and efficient pavement utilization. Private
properties should provide public parking during nonbusiness hours and should post attractive and consistent
Public Parking signs throughout East Side to encourage
free-flowing connectivity and commerce.
• Site new parking behind and beside buildings rather than
at the front and provide thoughtfully re-designed parking
lots with green edges and street trees between buildings
and the street.
• Accommodation of significant views of natural features
and major landmarks with of internal and perimeter open
spaces. Buildings should enhance significant features of
East Side (including other high quality buildings/projects),
preserve and capitalize upon natural assets, and provide
unique vistas of East Side and surrounding areas. Existing
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•

pavement should be removed/reworked where feasible
to create or enhance natural assets and/or shared spaces
to positively contribute to East Side.
Installations of major landmarks and shared spaces with
which to view and navigate with, such as fountains,
sculptures, or artistic features either within or outside
of a development should be visible and complement the
Brand.

This zoning action would be a component of a Tier 3
implementation measure as detailed in the Implementation
chapter.

Buildings facing public streets or courtyard - Figure 5-3

Significant views of natural features

5 - FORM AND LAND USE
c) Policy: Encourage the transition of buildings and properties
to uses and designs that complement the East Side Vision.

i) Action: Explore establishing adaptive reuse policies which
could provide a scope of review and regulation based on the
scope of work being requested.

In an area like East Side that has a significant number of buildings that
could complement the community’s Vision if they were converted to a
different use or updated, the City and its partners can take a leadership
role in providing encouragement to make these changes a reality.
Often called “adaptive reuse,” these tools help redevelop vacant or
underutilized buildings and add new life to areas with little to no
activity or interest. Adaptive reuse examples could be an office space
in a previous school/daycare building, a retail shop in a previous small
office, or a special event venue in a previous warehouse. An adaptive
reuse program, containing measures such as the ones described below,
can spur improvement of owner-occupied spaces and commercial
spaces. Building updates can decrease the need for substantial upfront
tenant improvements from the business owner and put more ready-tolease or turn-key spaces on the market.

Projects to convert a building's use or function can vary in size and
scope. Adaptive reuse policies in civil improvements, site planning,
and traffic analysis and improvements (and sometimes building codes)
could be established to provide relief to requirements which could
prohibit the project from being economically advantageous to the
property owner. Site planning requirements could include features
such as reduced parking, civil improvements could include creative
methods for retention/detention, and a detailed Traffic Impact Analysis
could be waived when no traffic improvements are anticipated being
proportional to a certain project. Other items relating to procedure
could also be adjusted, depending on the scope of work for the project,
such as allowing a narrative description of exterior improvements with
a color palette instead of requiring color elevations.

Adaptive Reuse

Adaptive Reuse
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ii) Action: Create an opportunity that lets owners of buildings
within East Side host a meeting on-site with a team to get
ideas on how they could adapt existing sites to be consistent
with the Vision.
This opportunity would be formally designated with a name, badge,
and marketing platform, consistent with the Branded Vision, on
the Planning and Zoning and Building Inspections webpages on the
City website and ideally also on partner websites (e.g. Chamber of
Commerce). Many of the sites within East Side contain large buildings
that are old and outdated. Re-purposing these buildings can often be
overwhelming to owners, but they may have the resources to make
improvements if they get an incremental action plan in place, inspired
by the Branded Vision and guided by a team of City staff and partners.
Similar to an enhanced pre-development or pre-submittal meeting, the
opportunity to meet with a team could include the standing East Side
committee, and key staff from Planning, Building Inspections, Public
Works/Engineering, and Fire.

iii) Action: Promote demonstration-type events that showcase
a building or group of buildings in a particular area and how
they could be transformed in use or function.
It is often difficult for building owners, the community, and potential
buyers to imagine how certain sites or buildings can be transformed in
both use and function. Temporary demonstration-type events where
vacant spaces are utilized for uses that are vastly different, such as an
old warehouse as a distillery or brew-pub or a vacant office space as a
coffee shop, can be beneficial in bringing new life, ideas, and energy
into an otherwise “dark” space or area.
These events can be similar to small festivals in nature or could be
pop-up shops that sell seasonal items or that host business incubators
for short periods of time. The City would need to be flexible with code
requirements and with regulatory procedures such as Certificates
of Occupancy to accommodate this action. Life, safety, and health
requirements that are deemed pertinent to the temporary use should
not be waived, but should also not be applied in a manner consistent
with a permanent use (i.e. should be applicable based on intensity, risk,
and duration).

Pop-up Events
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What’s Next?
Shared spaces will be the next topic covered in the plan. The provision
of parks, open spaces, plazas, and new streetscapes will greatly
improve East Side and its perception within and outside of the District.
The next chapter will explore the Plan’s fourth goal for East Side: To
create a system of shared spaces which positively contribute to the
aesthetics, livability, vitality, and functionality of the District.
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Amenities such as parks and trails can serve the residents of an area,
employees that work nearby, and visitors to the District. Parks, trails,
and public open spaces are important features in a community. They
provide opportunities for rest, recreation, beautification, and gathering
spaces. From an urban design standpoint, parks and trails create a
physical and visual link from one part of the District to the others and
to other parts of the community as well. There is little improved
parkland in East Side and currently there are no public trails; however,
there are opportunities for both that the City can pursue on its own or
in partnership with other agencies and/or landowners.

These three shared spaces are key to redeveloping East Side into
its highest and best potential. There are twenty-eight (28) parks in
Farmers Branch, but within East Side, parkland and open space is in
short supply. The four (4) parks within the District are:

4) Goal: To create a system of shared spaces which
positively contribute to the aesthetics, livability,
vitality, and functionality of the District.
The fourth goal of the plan highlights the need for strategies to turn
some of East Side’s “gray features” into “green features” for muchdesired improvements to the District. Shared spaces, divided in this
plan in two categories, allow for District residents, employees, and
visitors to enjoy the outdoors and to associate with each other in
venues other than their homes, workplaces, or other isolated areas.
The two categories of shared spaces detailed below are: (1) parks, (2)
open spaces and plazas, and (3) streetscapes.
Trails, also a vital component to shared spaces in East Side, in
addition to the transportation network, are detailed in Chapter 7 –
Connectivity and Mobility.

1

2

4
3
1) Winn Park
2) Bicentennial Park
3) Holiday Park
4) Alpha Road Mini-Park

Existing East Side Parks Map 6-1
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1. Winn Park, 3.3 acres on the east side of Midway Road, between
Sigma Road and Spring Valley Road, includes a pond, a jogging/walking
path, benches, picnic tables, and landscaping, including large shade
trees.

3. Holiday Park, 5 acres, a triangular piece of land, on the south side
of Valley View Road at its intersection with Alpha Road. Approximately
half of this area is slated for development as a fire station and training
center. The area that will remain available for park uses will be
approximately two acres. Presently Holiday Park is unimproved. There
are a few trees and a stormwater inlet that conveys runoff into the
open channel of Farmers Branch Creek.

Winn Park
2. Bicentennial Park, .8 acres at the northwest corner of Spring Valley
Road and Welch Road. At the present time there are approximately
one dozen mature trees that have been retained on the property, but
no improvements have been made.

Bicentennial Park

Holiday Park
4. Alpha Road Mini-Park, .3 acres south of the Cambridge Crossing
neighborhood, where Alpha Road takes a 90 degree turn to become a
north/south roadway. No improvements have been made to this park.

Alpha Road Mini-Park
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a) Policy: Infuse and enhance parks, open spaces, and plazas
throughout East Side.
Recognizing that these parks are rare and valuable assets within East
Side, the actions below seek to capitalize on them and to add more
parks, open spaces, and plazas to complement them.
i) Action: Improve City parks and City-owned spaces within
East Side to provide elements consistent with the District
Branding Strategy (including green and natural areas) and to
provide areas for active use where feasible.
The City should take a leadership role in infusing East Side
with more shared spaces. Active uses could be added to Cityowned areas including designated food truck parking, installing
outdoor fitness equipment, and encourging or providing small,
impromptu performance or expo stages (see Chapter 4 –
Economic Vitality for more information).
Included here are some options and specific recommendations
for enhancing shared spaces in East Side (illustrated in Map
6-2).
1. Creation of a new pocket park in the area bounded by Spring
Valley Road, Welch Road, Inwood Road and Alpha Road. The
target property should be selected based on the locations
and characteristics of the site and the ease of acquisition
(e.g. value of the property, ownership of the property, size
of the property). Specific opportunities should be explored
on the site at the north east corner of Alpha and Welch. This
site has previously been determined to have environmental
remediation issues and currently no structures are present.
This site may be able to develop as a central gathering
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2.

3.

4.
5.

6.

space for East Side, depending on the regulations for future
development.
Improvements to Bicentennial Park. A stand of mature shade
trees exists on this property. The addition of seating or picnic
tables, low decorative perimeter fencing consistent with the
Branding Strategy, and grass or some other surface for park
patrons would be relatively inexpensive compared to the
impact that would be achieved.
Improvements at Alpha Road Mini-Park. Specific concepts
for this park should be developed once the future of
the transportation infrastructure in this area has been
determined. It should be evaluated for an expansion to three
or four acres in size. It presents the opportunity for a pocket
park or a beautification spot to enhance the corner and could
also provide a connection to the Vitruvian area in Addison.
Renaming the park consistent with the District Brand should
also be considered.
Development proposals in the Blue Lake area should contain
improved access and pedestrian amenities to the natural
areas adjacent to Blue Lake.
Improvements at Holiday Park for the portion that will
remain once the new Fire Station/Training Center has been
constructed. Because of the prominent location of this park,
there is an opportunity for a Gateway feature and/or a public
art installation (see Chapter 3 – Character and Identity for
more information).
The base of the City water tower in this location has
ample room for a shared space. Located along one of the
contiguous easement/rail corridor identified to become a
network of connected trails and linear parks throughout the
district. This area should be developed into a respite urban
parklet along the future trail.

6 - SHARED SPACES

6
Pocket Park Example

2

The addition and improvements relating to green
infrastructure are very important to the success of a new,
greener East Side. Green infrastructure is discussed in detail
in Chapter 4 – Economic Vitality since it is an incentive for
economic development.

1
3
4
5
Park and Opens Space Opportunities - Map 6-2
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ii) Action: Create and adopt revised zoning regulations which
require public open space amenities within an associated
public use easement for every new or redeveloped building
(50% or greater expansion) at a ratio of building square
footage to public open space square footage.
While this zoning requirement could be incorporated into an overlay
for all or a portion of East Side at a future time (Tier 3 zoning strategy
detailed in Chapter 8 – Implementation), it can also be utilized as
an initial tool (a Tier 1 zoning strategy) for new developments and/
or redevelopment projects that request new Planned Development
Districts or that trigger compliance with new landscaping and zoning
standards with expansions or other building permits.
Public open space amenities could be pedestrian ways, courtyards, and
plazas, and should have minimum amenities (e.g. shade trees, seating,
and a plaque designating area for public use with maintenance contact
information). A sample ratio (utilized successfully in McKinney’s
Regional Employment Center Overlay, for example) would be: 1
square foot of public open space per 50 square feet of floor area for
the first 20,000 square feet of floor area; and 1 square foot of public
open space per 100 square feet of floor area over 20,000 square feet
thereafter, or as approved by the City.
b) Policy: Incorporate improvements consistent with the
District Branding Strategy into street frontages and key
Gateway and Branding Station intersections.
East Side’s streetscape should be a showcase of the District Brand and
Vision. Along the four major roadways in East Side—Spring Valley
Road, Alpha Road, Midway Road, and Inwood Road—there is an
important opportunity to make urban design improvements that could
positively transform the image of the District. The use of a common
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set of urban design and streetscape standards can contribute to the
identity and branding of the area and send a new message to residents
and visitors about East Side. Further planning and design study within
the Branding Strategy should include the following concepts below.
i) Action: Install City-led improvements along boulevards and
avenues (Spring Valley Road, Alpha Road, Midway Road,
Inwood Road, and Welch Road) within East Side, including
Gateway Intersections.
Examples of improvements consistent with the Branded Vision:
• Unique, pedestrian-oriented lighting
• Trails (10-12 feet wide) with enhanced paving colors,
materials, and/or textures at crossings on at least one side
of the street
• Connecting sidewalks where trails are not present
• Improved bus stop amenities (Midway Road and Alpha 		
Road)
• Wayfinding signs to District destinations
• Sign toppers with District name
• Art and sculpture, seating options, bike racks, and 		
other “street furniture” which encourage people to be 		
outside, walking and biking on sidewalks and trails
• A distinctive palette of plant materials (coordinating 		
with colors and themes in the Branding Strategy)
Benchmark: Three readily identifiable improvements installed
along boulevards within two years of the adopted Branding
Strategy.

6 - SHARED SPACES

LEGEND

Major Corridor
Minor Corridor

Pedestrian streetscape

Bus Shelter Areas

Sidewalk with Tactile Buffer

Major/Minor Corridors Map 6-3
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ii) Action: Install City-led improvements to other street
frontages within East Side (besides boulevards), including
Branding Stations.

iii) Action: Create and adopt revised zoning regulations to
require new or redeveloped properties to provide elements
from the Branded Vision where applicable.

Examples of improvements consistent with the Branded Vision:
• Unique street lighting
• Continuous sidewalks on at least one side of the street
• Small-scale art and sculpture, seating options, bike racks,
and other “street furniture” which encourage people to be
outside, walking and biking, on sidewalks and trails
• A distinctive palette of plant materials at Branding Stations
(coordinating with colors and themes in the Branding
Strategy)

Examples of improvements consistent with the Branded Vision:
• Parking behind or on the side of buildings
• Screened parking lots from street frontage with landscaping
and/or decorative fencing
• Attached or parking lot lighting consistent with adjacent
street or pedestrian lighting
• Continuous sidewalks on at least one side of the street
• Small-scale art and sculpture, seating options, bike racks,
and other “street furniture” which encourage people to be
outside, walking and biking, on sidewalks and trails
• A distinctive palette of plant materials (coordinating with
colors and themes in the Branding Strategy)
• Signage with the District name and iconic elements

Benchmark: Five readily identifiable improvements installed
along street frontages within five years of the adopted
Branding Strategy.

Native Plant Palette Example
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Street Furniture
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While this zoning requirement could be incorporated into an overlay
for all or a portion of East Side at a future time (Tier 3 zoning strategy
detailed in Chapter 8 – Implementation), it can also be utilized as
an initial tool (a Tier 1 zoning strategy) for new developments and/
or redevelopment projects that request new Planned Development
Districts or SUPs that trigger compliance with new landscaping and
zoning standards with expansions or other building permits.
What’s Next? Mobility and connectivity will be the next topic of the
Plan. Planning ahead for growth and a shift in mobility preferences
toward more options to walk and bike, the Plan sets forth strategies to
accommodate these dynamics. The next chapter will explore the Plan’s
fifth and final goal for East Side: To become a cohesive destination
of connected neighborhoods and shared spaces where traveling via
multiple modes is effective and pleasant
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Balancing Function and Context
Transportation and land use go hand-in-hand in determining the look
and feel of a community. If a city plans and builds neighborhoods
around auto-oriented development, it will take on a more spreadout form with separated residential, shopping and employment uses,
which requires more infrastructure and generates more traffic. If a
city prioritizes walkable, complete neighborhoods, then more uses are
integrated together in a compact form, resulting in fewer driving trips
and less infrastructure to maintain. The primary challenge for East Side
is to transition an area that is currently built to facilitate movement
of cars and large trucks to a mixture of uses that blends auto and
pedestrian modes together in a safe and functional manner.
Recommendations in this Plan are based on best practices developed
by the Institute of Transportation Engineers (ITE) with input from the
Congress for New Urbanism (CNU). “Context Sensitive Solutions in
Designing Major Urban Thoroughfares for Walkable Communities”
recommends considering the desired roadway character and
surrounding context over solely considering the vehicular capacity
of the corridor. With that in mind, the terms used in this Plan to
categorize roadway corridors will align with the thoroughfare types
(character) as defined by the ITE-CNU manual instead of the traditional
terminology of arterials, collectors, and local streets.
The mobility vision for East Side is achievable and critical for a longterm fiscally prosperous future, and very much in line with national
trends, but it will require a significant shift in how the City thinks
about land use, traffic, and mobility options other than the personal
vehicle. The recommendations in this chapter incorporate concepts
and tools that have been tested and are now being utilized across the
country as new industry accepted standards. In order to help ease
the community’s concerns about new approaches, the City should
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consider using tactical methods to test out and demonstrate different
approaches before proceeding with more permanent construction.
The primary function of a mobility network is to get people and goods
to places they need to be. The transportation network needs to allow
easy and efficient movement for as many modes of travel as possible.
It can either help to create a safe, walkable environment, or it can be
the biggest barrier to enabling pedestrian-friendly development. The
key is understanding that different parts of the mobility network serve
fundamentally different and somewhat opposing purposes. First, from
a functional perspective, "streets" and "roads" are not interchangeable
terms. It is equally important to understand the surrounding context
and environment and the economic costs and benefits associated with
different types of corridors.

7 - CONNECTIVITY AND MOBILITY
Streets, Roads, and Stroads
Streets: Economic Generation, Social Networking, Community
Identity
The "street" is defined as a low-speed (under 25 mph) area that
allows for a high amount of human activity. This may be a vibrant
Main Street with a mix of businesses and outdoor seating, or a quiet
residential street with children playing in front yards. Streets can
be part of a larger place, or can be destinations themselves; they
are where people spend time. They accommodate vehicle traffic—
alongside foot traffic—but do not prioritize it. They are a relatively
safe place for pedestrians and drivers alike. Streets are platforms for
economic growth and social interaction, and are key components of a
community’s brand and neighborhood character.

make them particularly dangerous for pedestrians on foot or bike. At
the same time, these corridors also have multiple traffic signals, median
cuts, and driveways to accommodate auto-oriented businesses—all
of which abruptly slow cars down and increase opportunities for
crashes. They are not efficient at moving cars quickly, nor do not safely
accommodate people on foot. In addition, the tax revenues derived
from adjacent business frequently fail to generate sufficient income
to build and maintain infrastructure. Put simply, they are inefficient,
unsafe, and expensive. Stroads are what we get when we fail to
understand that streets and roads have mutually exclusive functions.

Roads: Fast and Efficient Connections
Where streets should be designed to prioritize people, the primary
function of a "road" is defined as moving people and goods quickly
between places. Highways and farm-to-market roads are great
examples. On a road, the automobile is prioritized, and higher speeds
are appropriate. Effective roads are not pedestrian zones and they
are not economic development corridors. In order to minimize
congestion and pedestrian fatalities, sidewalks, crosswalks, driveways
and intersections should be minimized or in some cases, eliminated
altogether.
Stroads: A Dysfunctional and Dangerous Hybrid
When we combine the functions of a street and a road, we end up
with a hybrid that Chuck Marohn of "Strong Towns" has termed a
"stroad." Stroads are failed attempts to get the economic productivity
of a street and the efficiency of a road all in one corridor. They are
designed for high volumes of cars and faster speeds (over 35 mph)
but often have sidewalks next to the curb and crosswalks, which

Road Types: Figure 7-1
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Links vs. Places
Another way of understanding our transportation system is to see
the built environment as split between links and places. "Links" are
designed to save us time—to get us from Point A to Point B as quickly
and efficiently as possible. A "Place," on the other hand, is for spending
time; it is a destination. Places are enabled by streets that prioritize
pedestrian use within the right-of-way, and treat driving as a secondary
use. Links are made up of roads that prioritize vehicle movement in
the right-of-way. In either, an explicit decision is made regarding which
users to prioritize.
Understanding whether the right-of-way in question is part of a
place or a link allows the design to reinforce the correct objectives.
Unfortunately, the two sets of objectives tend to be confused in city
planning. As streets are widened for traffic efficiency, and vehicle traffic
is increased in volume and speed, it becomes more difficult to maintain
and enhance the place characteristics. In turn, roads which were once
functioning links, where efficient movement should be the objective,
become congested “commercial corridors.”
Link vs. Place -Figure 7-2
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Context
Designing well-functioning streets within the thoroughfare network
depends on understanding their surroundings, or their context. Key
features that create context are:
• Land use;
• Site design and urban form (including building orientation and
setback, parking type and orientation, and block length); and
• Building design (including building height and thoroughfare
enclosure, building width, building scale and variety, and
building entries).
Context influences what thoroughfare type is appropriate, but
the design of a thoroughfare itself also has a significant impact
on shaping the context of a place—just as much as building and
landscape do. There is not a one-size-fits-all solution. What may be
appropriate for a farm-to-market road would not make sense on
Main Street, and vice versa. This is why this Plan focuses first on
the context—understanding and defining place types—and then on
transportation planning to support that context in a balanced way.
The corridor types identified in this Plan take into consideration
both what the surroundings (current or desired) will accommodate
and what the overall mobility network needs. In other words, they
are a combination of function and context.

Context
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Existing Conditions

For much of East Side’s history, the primary form of transportation
has been by personal vehicle, and little attention has been paid to
accommodating pedestrians, bicycles, or public transit. The corridors
within East Side were studied with this planning effort. Within the
limits of the project area, the main north/south roadway corridors are
Midway Road and Inwood Road, with Welch Road being a secondary
north/south roadway corridor. The main east/west roadway corridors
are Spring Valley Road and Alpha Road, with McEwen Road being a
secondary east/west roadway corridor. The following table summarizes
the current composition of each corridor:
# of
Travel
Roadway Corridor
Lanes
Midway Rd
8
Inwod Rd. (N. of Alpha)
4
Inwood Rd. (S. of Alpha)
4
Spring Valley Rd.
6
Alpha Rd. (W. of Midway)
4
Alpha Rd. (E. of Midway)
4
Welch Rd.
4
McEwen Rd.
2

122

On
Divided/ Street Side- ROW
Undivided Parking walks Width
Divided
N
Y
130’
Divided
N
N
100’
Undivided
N
N
80’
Divided
N
Int.
100’
Divided
N
Int.
80’
Undivided
N
N
50’
Undivided
N
N
50’
Undivided
Y
N
64’
Existing Roads Figure 7-3

These thoroughfares serve a variety of land uses, and therefore a
variety of vehicle types as follows:
Typical Corridor
Usage
Personal Auto

Roadway Corridor
Land Uses Served
Midway Rd
Office, Commercial, Retail,
Park
Inwood Rd. (N. of Office, Commercial, Retail,
Personal Auto
Alpha)
Light Industrial, Office, Retail
Inwood Road (S. Office, Retail
Personal Auto
of Alpha)
Spring Valley Rd. Office, Commercial, Retail,
Truck/Personal
Light/Heavy Industrial, Park
Auto
Alpha Rd. (W. of Public, Office, Retail, Park,
Personal Auto
Midway)
Single Family Attached
Alpha Rd. (East of Office, Commercial, Retail,
Personal Auto
Midway)
Light Industrial
Welch Road
Office, Commercial, Retail,
Truck/Personal
Light/Heavy Insustrial
Auto
McEwen Road
Office, Commercial, Retail
Personal Auto
Existing Road Context Figure 7-4
DART
Dallas Area Rapid Transit (DART) serves the area, specifically a local bus
route mainly along Midway Road (#488), Rail Feeder and Transit Center
Bus Route going through the Blue Lake area (#532), and a bus Rapid
Route along Alpha Road (#987). These bus routes connect to a larger
DART system which includes a DART Rail station in Farmers Branch
to the west and other DART Rail stations in adjacent communities
surrounding the area.

Proposed Corridor Types
Thoroughfare
Design Parameters

Boulevard

LEGEND
Avenue

Street

Boulevard

Target Speed (mph)

40-45

25-35

25

Number of Through
Lanes

4-6

2-4

2

Avenue

Lane Width

10'-12'

10'-11'

10'-11'

Street

Parallel On-Street
Parking Width

None

7' (Optional)

7'

Medians

16'-18'

4'-16' (Optional)

None

Driveway Access

Limited

Yes

Yes

Bikeway

6' (Separated)

6' (Shared or
On-street Bike
Lane)

6' (Shared Lane)

Total Travel Way Width

68'-102'

39'-79'

39'--41'

Min. Sidewalk Width

5'

6'

6'

Total Sidewalk Width

18'

18'-19'

18'-19'

Required ROW Width

100'-120'

60'-100'

60'

Corridor Design Parameters: Figure 7-5

Major/Minor Corridors Map 7-1
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EAST SIDE COMPREHENSIVE PLAN
East Side has a diverse mix of road types and land uses, which makes
it an ideal area to explore new approaches and roadway designs
that could potentially be incorporated into a future update of the
City's Thoroughfare Plan. This street network has been classified into
a hierarchy of corridor types that support the Vision of East Side.
These typologies are based on the design manual for Walkable Urban
Thoroughfare Design presented by ITE and Congress of the New
Urbanism. These categories are intended to provide general guidance
as to the desired function and character of each corridor. When it
comes time to design improvements, the CNU-ITE manual should be
consulted for additional guidance on options such as lane widths, bike
facilities and sidewalks.

to these parking lots. Buildings typically have large setbacks with
landscaping. Divided arterial in urban environments designed to carry
both through and local traffic, pedestrians and bicyclists.

Boulevards (or Parkways)

Multiple modes of transportation can be accommodated by a
boulevard (also called a parkway), although its primary purpose is
vehicular traffic movement for longer distances (i.e. a link). Boulevards
are typically divided arterial thoroughfares with a design speed of
40-45 mph. Because they function as links, surrounding land uses
tend to be large tracts of separated single land-uses (e.g. residential
subdivision, big box retail centers, and industrial and/or business
parks).

Rosedale - Fort Worth

Boulevards tend to be longer corridors with four to six lanes. They
may be transit corridors and therefore accommodate pedestrians
with sidewalks, although signalized pedestrian crossings and crossstreets will be more widely spaced to minimize frequent stopping
and maintain the flow of traffic. Bicycles can also be accommodated
by parkways, which may be on a separated path or an on-street bike
lane. Pedestrians and bicyclists may be accommodated by the same
separated path if right-of-way is limited.
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Parking lots for adjacent development are easily accessible off
parkways, along with frequent median openings to allow access

Rosedale - Fort Worth

Avenues

Avenues are associated with what is traditionally known as a major
collector, and they carry mainly local traffic. Avenues also have the
potential to carry high volumes of pedestrian and bicycle traffic, so they
should be carefully designed as walkable corridors with low-to-medium
speeds of 30-35 mph.
Avenues can be two to four lanes in width, and may or may not have a
median. Depending on the amount of right-of-way available, avenues
can accommodate on-street parking if needed for surrounding land
uses, which typically consist of street-oriented commercial or mixeduse developments. Avenues may also accommodate local transit
service and local deliveries. Urban arterial or collector thoroughfare,
serving access to abutting land. Avenues serve as primary pedestrian
and bicycle routes as well as local transit routes.

Greenville Avenue - Dallas

Streets

Streets are designed to provide mobility within residential
neighborhoods and to connect those neighborhoods with nearby
businesses and parks. Streets are also appropriate in urban settings
where there is a higher volume of pedestrian and bicycle activity.
Streets have the lowest desired speed of all thoroughfare types,
with a maximum suggested speed of 25 mph. Additionally, streets
should be no more than two lanes wide, in order to make them more
walkable, but the lane widths should be between 13.5’ and 14.5’ to
accommodate on-street parking.
Streets serve mostly local traffic and goods movement is restricted
to local delivery only. Streets encourage curb parking, which not only
provides easy access to adjacent land uses, but also serves as a trafficcalming device that slows cars and improves safety for pedestrians and
bicyclists.

Virgina Street - McKinney
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The roadway summaries of existing conditions below are intended
to frame the goal, policies, and actions that follow and to provide
context for their implementation.

Midway Road

Plan adopted by the City of Farmers Branch shows that configuration
remaining constant. However, traffic counts on Midway Road within the
limits of the study area dropped approximately 60% between 2004 and
2014, with an average daily traffic (workdays) of 20,168.

Midway Road primarily serves office buildings on the west side of the
corridor and furniture/home furnishing retail on the east side of the
corridor. There are two schools, Brookhaven College and the Parish
Episcopal School, that are just west of Midway Road, and two more
schools, George HW Bush Elementary and Greenhill School, on the
northwest corner of Midway Road and Spring Valley Road. While these
schools do not have direct access from Midway Road, the roadway acts
as a buffer between the schools and the commercial/recreational uses
that are mostly located between Midway Road and the Dallas North
Tollway.
Within the limits of the study area, Midway Road is currently an eightlane divided roadway south of Spring Valley Road and a six-lane divided
roadway north of Spring Valley Road, and the latest Thoroughfare

Midway Road
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Potential Improvements to Midway Road

Spring Valley Road
Spring Valley Road serves mostly commercial and light/heavy industrial
land uses between Dallas North Tollway and Midway Road. West of
Midway Road, Spring Valley Road mainly serves residential uses and
the Parish Episcopal School, George HW Bush Elementary, and the
Greenhill School.
These adjacent land uses typically lend themselves to creating more
pedestrian and bicycle traffic between home and school. However, the
current six-lane divided roadway configuration has created a barrier
that can be intimidating and unsafe for pedestrians and bicyclists to
cross.
Additionally, Spring Valley Road reduces from a six-lane divided road to
a four-lane divided road just west of the study area at the intersection
with Vitruvian Way, and continues this configuration until the road
dead-ends at Marsh Lane approximately 0.5 mile to the west. While
the City’s most recent Thoroughfare Plan recommends that this six-lane
divided configuration remain the same in the future, this segment of
roadway has experienced over a 65% decrease in traffic over the past
ten years. It may be appropriate to reduce the number of lanes to
accommodate separated bicycle lanes.

Sidewalks and Bike Lanes

Wide Sidewalks and Landscaping

Spring Valley Road
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Alpha Road
Alpha Road serves multiple functions within the study area. Alpha
Road west of Midway Road serves mainly office buildings, with some
residential (single and multi-family), retail, and a small public park.
Although the sidewalks are discontinuous, narrow and directly adjacent
to the vehicular travel lanes, it does appear that some effort was made
in the past to make this segment of Alpha Road more walkable. For
example, the speed limit of the road is 30 mph, and the single and
multi-family residential units along Alpha Road have been oriented
toward the street with lead walks connecting the street sidewalk with
the front door of the residence.
It appears that this segment of street has limited right-of-way, which
is most likely why there is no separation between the vehicular travel
lanes and the sidewalks and why there are missing segments of
sidewalk.

Alpha Road east of Midway Road serves more office buildings/office
parks with commercial and industrial uses. This segment of Alpha
Road between Midway Road and the Dallas North Tollway appears
to have a very limited amount of right-of-way and has been designed
to accommodate passenger vehicles and large trucks on a four-lane
undivided roadway. There appear to be no sidewalks in the public
right-of-way, and only a few properties along this stretch of road that
have placed a public a sidewalk on their private property. With the
land use in this area and with it being a direct route to the Dallas North
Tollway, it seems logical that the main focus of this corridor be for
vehicles. However, there is a DART bus route that has eight bus stops
through this corridor, which means that pedestrians still need to be
accommodated.
Reduced Travel Lanes
On Street Parking

Wide Sidewalk &
Amenity Zone
Landscaping

Alpha Road
Potential Improvements to Alpha Road
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7 - CONNECTIVITY AND MOBILITY
Welch Road
The average daily traffic on Welch Road for the majority of the length
of the road is less than 5,000 vehicles. The City's Thoroughfare Plan
calls for the upsizing of the existing four-lane undivided road between
Spring Valley Road and I-635 to a six-lane divided roadway. Based
on the initial assessment, the roadway is currently oversized given
the downward trend of the traffic counts, and therefore the Plan
recommends against the future expansion of the roadway. While the
traffic counts could be accommodated by fewer lanes, the roadway
should not be reduced because of the amount of truck traffic that it
carries. Should land use change along Welch Road, changes may be
applicable to the roadway configuration or number of lanes. Areas
along Welch that have building frontage and short delivery bays may
be converted to head-in parking for new uses as the area redevelops.
Noticeable crosswalks and pedestrian connections at major
intersections will assist in the district vision of connectivity.

Head-in Parking

Additional analysis of existing roadways is located in the Appendix.

Welch Road

Pedestrian Crosswalk
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5) Goal: To become a cohesive destination of connected
neighborhoods and shared spaces where traveling via
multiple modes is effective and pleasant.
a) Policy: Adopt the CNU-ITE manual as the guiding document
for mobility planning and design within East Side and utilize
Context Sensitive Solutions (CSS) to enhance existing roadways
and to provide multi-modal accommodations within East Side.
According to the Joint American Association of State Highway and
Transportation Officials (AASHTO)/ Federal Highway Administration
(FHWA) Context Sensitive Solutions Strategic Planning Process
Summary Report, March 2007, CSS “is a collaborative, interdisciplinary
approach that involves all stakeholders in providing a transportation
facility that fits its setting. It is an approach that leads to preserving and
enhancing scenic, aesthetic, historic, community, and environmental
resources, while improving or maintaining safety, mobility, and
infrastructure conditions… [It] leads to outcomes that:
• Are in harmony with the community and preserve the
environmental, scenic, aesthetic, historic, and natural
resource values of the area.
• Are safe for all users.
• Solve problems that are agreed upon by a full range of
stakeholders.
• Meet or exceed the expectations of both designers
and stakeholders, thereby adding lasting value to the
community, the environment, and the transportation
system.
• Demonstrate effective and efficient use of resources
(people, time, budget,) among all parties.”
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Use of CNU-ITE and CSS practices is a recommended street
reconfiguration strategy within East Side due to it being a heavily
developed area and due to the variety of different circumstances
along each corridor that could warrant customized design and striping.
Utilizing standard cross sections for each roadway type within East Side
is not recommended.
i) Action: Develop a corridor study (to include traffic counts
and tactical efforts to explore options) for Alpha between
Midway and Inwood to determine new design section.
Involving the stakeholders, residents, and businesses within East
Side in a process to reconfigure key roadways could greatly benefit
the District. For example, Midway Road is a bus route for DART, with
buses frequently stopping at one of the seventeen bus stops within
the 1.75-mile segment of roadway in the study area. The result is an
outside lane that is undesirable for through drivers who would prefer
to avoid frequently stopping vehicles. In addition, given the proximity
of Brookhaven College to Midway Road and the variety of dining, retail,
housing, and parks and open space along Midway Road within a mile of
the college, it is conceivable that Midway Road could be transformed
into a heavily utilized walkable/multimodal corridor. Determining a
restriping solution for Midway Road within East Side could drastically
improve vehicular travel, as well as bike and pedestrian travel.
Enhancements to address this action include, but are not limited to,
re-striping for buffered pedestrian ways and/or bike lanes, on-street
parking, urban shoulders, loading areas, and middle turning lanes.
The use of shared parking and biking lanes is discouraged for ease of
movement for bicyclists within the developed area.

7 - CONNECTIVITY AND MOBILITY
ii) Action: Improve key intersections at Spring Valley, Alpha,
and McEwen with enhanced pedestrian refuge in the rightof-way area at the corners as well as noticeable crosswalks.
Enhancements at the intersections should support the District
Brand.
Creating pedestrian connections across major thoroughfares will be
a challenge in East Side. Where a trail corridor must cross a major
roadway such as Midway or Inwood, specific design elements should
be considered to improve pedestrian safety. Where removing a lane
of traffic is not an option, a pedestrian refuge can be constructed in
the median and highly visible crosswalks can be developed. Where
appropriate, bulb-outs/curb extensions can be installed on lower
volume roadways internal to the District to reduce the pedestrian
crossing distance.

iii) Action: Evaluate traffic counts and patterns on Midway
Road during the first two years of the branding study. If traffic
counts and patterns warrant reduction of service, explore
reducing the eight-lane section to six lanes to accommodate
buffered bike lanes, enhanced pedestrian crossings at the
intersections as well as creating an overall calmer section of
road. (see Potential Improvements to Midway Road on pg. 130)
iv) Action: Implement low-cost improvements (striping, etc) to
transform Alpha to desired pedestrian-focused Avenue until
funding for design and construction is available.
v) Action: Design and construct improvements to Alpha
In an effort to maximize the use of the right-of-way that is currently
available, it is recommended to narrow the vehicular travel lanes and
utilize the extra right-of-way and create a separation between the
vehicular travel lanes and the sidewalk, and widen the sidewalk as
much as possible within the limits of the right-of-way. If possible, a
sidewalk on at least one side of Alpha would be ideal.
vi) Action: Develop a study for Welch between Spring Valley
and Alpha. The study should include a phased approach of
tactical improvements such as striping all the way to design
and implementation of improvements.

Pedestrian refuge and crossing - Figure 7-13
Benchmark: Minimum of four improved pedestrian refuges
along Midway within five years of Plan adoption.

vii) Action: Design section of Welch north of Spring Valley Road
to prioritize trucks but create a well designed intersection at
Welch and Spring Valley Road so that southbound truck traffic
is forced to go either east or west on Spring Valley and not
allowed to go south into creative core.

131

EAST SIDE COMPREHENSIVE PLAN

East Side Trail Connectivity
The trail summaries of existing conditions below are intended to
frame the goal, policies, and actions that follow and to provide
context for their implementation.

Inwood Oncor Trail

The proposed trails have been provided with names for reference
purposes, but they should be renamed prior to construction to be
consistent with the Branding Strategy to assist with implementing
the Branded Vision. Trails, including the amenities placed at
trailheads and crossings, present a significant opportunity to
communicate the District’s name and Brand to the community and
to visitors.

Creekside Trail

Rail Trail

Industry Trail
Lakeside Trail

The alignments provided in this plan are preliminary and work to
serve as a framework for future study/design. Detailed analysis of
property ownership, proposed developments, natural features and
general construction feasibility should occur to determine the final
alignments.

Connectivity and Mobility - Map 7-2
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•

Inwood Oncor Trail (Orange): 12-foot wide, concrete trail.
Key District connections can be realized by implementing
the Inwood Oncor Trail within the existing utility easement
adjacent to the roadways. This connection will connect
future District residents in the northern areas of East Side
to the mixed-use centers to the south. It will also provide
a connection to the Galleria to the South as well as to the
Town of Addison to the north and west. Details on this type
of trail follow in this chapter.

Inwood Oncor Trail

•

Rail Trail (Red): 12-foot wide, concrete trail.
Utilize Rails-to-Trails Conservancy, or similar resources, to
convert abandoned or inactive rail corridors to trails and/or
linear parks as applicable. According to Rails-to-Trails, there
are many ways to acquire a corridor for trail or linear park
development. If an active line still exists on the corridor,
a rail-with-trail could be considered. If the line is unused
but still legally active, railbanking could be an option. If
the corridor has been abandoned, there are a variety of
methods to acquire the corridor parcels such as purchase,
option-to-buy, easements, and bargain sale. The process
and options are explained in user-friendly format in the
Rails-to-Trails Conservancy Trail Building Toolbox at the
provided link: http://www.railstotrails.org/build-trails/trailbuilding-toolbox/.

Rail Trail
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•
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Creekside Trail (Green): Twelve-foot wide, concrete trail along
Farmers Branch Creek. Travels east-west through Winn Park
in the heart of the District, between the Town of Addison’s
Vitruvian Park and East Side's Parish Episcopal School to the
west and connecting with Rail Trail to the east at Olin Road and
Dex Road. Near the intersection of Olin Road and Dex Road,
there is a triangular piece of property that could be a potential
trailhead because of its location at the crossroads of the creek,
the Rail Trail, and the Creekside Trail. The City should also
explore the possibility of securing the trailhead property and
negotiating an agreement with the owners of nearby parking
lots to provide parking for the trailhead.

Creekside Trail

•

Industry Trail (Gold): A potential combination of on-street
bike paths and right-of-way sidewalks that connect the
east/west ONCOR trail south to Spring Valley Road through
the edge of the Industry subarea. This connection will be
important to provide north/south access within the District
and to other adjacent communities. The right-of-way
along Proton Road north of Spring Valley Road contains
several mature trees and would provide a pleasant street
connection.

Industry Trail

7 - CONNECTIVITY AND MOBILITY
•

Lakeside Trail (Blue): The Blue Lake area west of Midway
Road and south of Alpha Road contains an exceptional
natural amenity in the large spring-fed pond. Any new
development pattern should respect this as a natural asset
and utilize the area around the pond as a public amenity. A
trail connection from Brookhaven College through the Blue
Lake area and up to the intersection of Midway Road and
Alpha Road is recommended that would act as a transition
from the Learning Center to the rest of the District.

b)Policy: Develop a connected system of trails and sidewalks
for active transportation options.
According to the City’s 2015 Citywide Trail Master Plan, the key
recommendations for East Side were to:
• Capitalize on unused land, easements, and rights-of-way to add
new trail connections serving commercial and retail activities.
• Pursue broader connections to the neighboring communities of
Addison and Dallas.
A system of trails and linear parks could produce an immeasurable
benefit to East Side and the surrounding area. The actions below are
intended to take the recommendations of the City’s Trail Master Plan to
a greater level of specificity for implementation purposes.
i) Action: Develop trails along key corridors and under-utilized
connected spaces.
In many communities across the country, conversions of rail and utility
corridors have yielded highly successful pedestrian ways, bike paths,
multi-use trails, and open spaces. Within East Side, there are several
unused rail corridors or spurs, including one segment that is now
privately owned. There is also an Oncor easement with overhead lines
that runs parallel to Inwood Road along the east side of the District.
These corridors present opportunities for recreational trails in East
Side and connections to adjacent communities. Within existing street
right-of-way there is the potential to add streetscape and amenity
enhancements to create a more pedestrian-oriented environment. The
City should install key pedestrian and biking improvements and should
also require new development to provide connections to the trail
system.

Lakeside Trail
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Rail Trails

As described above in the Rail Trail concept, the activation of the
abandoned rail corridors supports the vision developed in this Plan
by connecting and activating underutilized spaces. An incremental
approach could take place. First, the City must work with the rail
company and adjacent landowners to develop a plan for shared use
spaces that benefit the District. Next, the City would fund, design and
develop pedestrian and bicycle trails through key corridors connecting
the District. With a base infrastructure in place providing multi-modal
means of traveling the District, the City can begin to recruit and
incentivise new uses along the trail that can activate spaces.

Existing Rail Corridor-Typical

In most of the rail corridors, the space between buildings is typically
about eighty feet. This is ample room to develope a meandering 12
foot wide multi-use trail. The spaces between the buildings and the
trail can be developed into pocket parks, outdoor cafes and seating, as
well as pubic art displays.
Benchmark: Finalize partnerships with ONCOR and private
developers to initiate development of the Inwood Oncor trail.
Install phase one segment of trail within two years of adoption
of this plan.

Early Trail Development

Future Active Public Corridor
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Oncor Easement Trail

According to Oncor’s Hike and Bike Trail Guidelines published in
2014, “the utility company will transform pathways under parts of
the company’s transmission rights-of-way into hike and bike trails."
These trails will help create pathways that will be integral parts of the
communities Oncor serves. The process and options for this Program
are explained in the Guidelines online and are available for reference.
The City should partner with Oncor to move this initiative forward.
Owens Trail

Northaven Trail

Northaven Trail
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ii) Action: Install trail connections over existing roadways
when beneficial to provide unobstructed pedestrian
connectivity and landmarks within the District.
Trails are a large part of the connectivity concept in this Plan. Where
possible, a trail connection over an existing roadway can provide not
only unobstructed pedestrian connectivity, but also an architectural
gateway. Initial study has been done to evaluate the options for a
pedestrian bridge at Spring Valley Road and Inwood Road to connect
the Oncor easement that runs north and south on the east side of
Inwood Road. There are several physical challenges to the designs, and
further study will be needed to determine what adjustments would be
required to make the bridge concept feasible. However, there seems
to be potential for such a feature at this location, both as an important
element of an overall trail system and as part of an iconic Gateway
Structure for the District and the community.

Architectural Gateway
Opportunity

Potential Gateway Trail Crossing

iii) Action: Coordinate this Plan with the approved 2015
Citywide Master Trail Plan.
Coordinating approved plans of the City is essential to efficient
implementation of ideas. The East Side Trail Plan on Map 7-1 should
be provided with appropriate references as an appendix to the
2015 Citywide Master Trail Plan, and vice versa, to provide proper
coordination between the plans.
Benchmark: Develop coordinated partnership with the Town
of Addison and actively pursue connecting the East Side
District to existing and proposed trails in Addison.

Citywide Trail Master Plan
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iv) Action: Expand the City’s Sidewalk Repair Program and
Capital Improvements Plan (CIP) to include new sidewalk
construction to close sidewalk gaps.
A continuous pedestrian network throughout the District connects
neighborhoods and creates shared spaces for a cohesive destination.
Expanding the existing City Sidewalk Repair Program to include closing
gaps in the sidewalk system in addition to repairing sidewalks would
be a practical approach to improving the sidewalks within East Side
incrementally. Where sidewalks are not present or when streets are
resurfaced or reconstructed through CIP projects, the City should also
proactively install sidewalks until there is a sidewalk (or trail) on at least
one side of every street.

What’s Next? A plan is only as good as its implementation, but by
deploying solid implementation measures, the Plan can be brought to
life. The next chapter discusses the implementation of the East Side
Comprehensive Plan by combining recommended actions into groups,
detailing priorities, defining potential funding mechanisms, and by
exploring Catalyst Opportunity Scenarios.

Benchmark: Sidewalk repair program expanded within
three years of plan adoption to include new construction of
sidewalks
Benchmark: Minimum of five miles of new sidewalk installed
within five years of plan adoption.
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Once a Plan is complete, the City must devise a course of action for
achieving the Vision. The Implementation Strategy must have a longterm perspective and include a sufficient level of detail to be useful. It
includes recommendations that can be implemented in the short term,
medium term, and long term based on cost, ease of implementation,
and incremental changes intended to make progress with lasting
impacts.

The Implementation Strategy recommends the following next steps, or
implementation themes:

The Plan began with a Vision for East Side, and after detailing the
goals, policies, and actions to make that Vision a reality, it is helpful to
establish next steps. The Vision, restated, is as follows:

The Vision:
“East Side will be a District with a unique identity, based on a diverse
mixture of uses that creates opportunities to live, work, do business,
and participate in leisure activities for people already connected to
the District and those who have yet to discover it.”
To achieve the Vision, the following goals are included in the Plan:
1. Character and Identity – Be a vibrant destination with a
unique character and identity.
2. Economic Vitality – Enhance and sustain a supportive business
environment with four focuses: retain, recruit, redevelop, and
incentivize/support.
3. Form and Land Use – Establish a visually appealing, functional,
and compatible District for people-oriented spaces and
synergistic development.
4. Shared Spaces – Create a system of shared spaces which
positively contribute to aesthetics, livability, vitality, and
functionality of the District.
5. Mobility and Connectivity – Become a District of connected
neighborhoods and shared spaces where traveling via multiple
modes is effective and pleasant.
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Implementation Strategy - Figure 8-1

8 - IMPLEMENTATION
Catalyst Opportunity Scenarios
Bringing all of the Plan’s content together to get large
redevelopment projects off the ground is a topic that
should be explored. Provided below are Catalyst Site
Scenarios. These examples are to conceptualize various
scenarios and ideas within the East Side Plan, the
consultant team has prepared several examples of in-fill
development, redevelopment and revitalization. These
scenarios illustrate redevelopment in specific areas to
visualize some of the recommendations and the art of the
possible within East Side.

LEGEND
Catalyst Site
Scenario
Additional
Opportunity
Areas

While each of the proposed scenarios are conceptual
and do not reflect actual development plans, each plan
shows scenarios which have market potential and similar
examples with comparable attributes can be found within
Dallas/Fort Worth. It should also be noted that these
catalyst sites are not exclusive, as the team identified many
areas within East Side with re-development opportunity.

Catalyst Opportunity Scenarios Map 8-1
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Midway Gateway

This catalyst concept suggests redevelopment in a mixed use format,
with regional retail uses, walkable pedestrian amenities, restaurants,
and potentially quality multi-family housing. A fresh, new development
of this type would create a high-visibility gateway for the entire East
Side district.
Conceptual Program:
Existing Site: 10+/- acres.
4 story Multi Family Wrap
Ground Floor Retail
Parking Garage
Property
Value

Est. Sales

$2.4M

N/A

Restaurant Sites: 3 sites at (3,500sf
each)

$3,150,000

$4.2M

5 story Office Tower: 170,000 sf
(34,000 sf Floor plate)

$42,500,000

N/A

Live/Work Units: 16 units
(1200 sf each)

This conceptual program would develop approximately $265,000 in annual
property taxes and $42,000 in additional sales taxes.
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Midway

Midway Gateway is located at the northeast corner of LBJ Freeway
and Midway Road. The site is currently occupied by three big box retail
stores with a large parking lot and gas station. The retail center has
substantial vacancy including one of the major anchors.

eway
e
r
F
J
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Midway Gateway Conceptual Layout - Figure 8-2

8 - IMPLEMENTATION
Midway Gateway Example Development Forms

Office Building

Restaurants

Multi-Family w/ Ground Floor Retail

Live/Work Units
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Galleria Drive

Property
Value

Est. Sales

Live/Work Units: 16 units
(1200 sf each)

$1.4M

N/A

Restaurant Sites: 3 sites at (3,500sf
each)

$3,150,000

$4.2M

5 story Office Tower: 90,000 sf
(45,000 sf Floor plate)

$22,500,000

N/A

This conceptual program would develop approximately $150,000 in annual property taxes and $42,000 in additional sales taxes.
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Galleria Drive

Galleria Place

Conceptual Program:
Existing Site: Approximately 9 AC.
4 story Multi Family Wrap: 250 Units
Ground Floor Retail
Parking Garage
Restaurant Sites: 3 sites at (3,500sf each)

od
Inwo

The Galleria Drive Catalyst Site is located at the southeast corner of
the district in the Mixed Use subarea, adjacent to two existing large
office towers. The goal of this concept is to support redevelopment in
the surrounding area and to provide a transition between the higher
density LBJ/Tollway corner and the lower density development to the
northwest. This scenario includes improved streetscapes to soften the
hard edge of the parking structures that border the south side of the
street and create a more walkable environment along Galleria Drive
from the Tollway, west through the District. The Catalyst Site B concept
reflects multiple uses, including multi-family housing wrapping a
parking structure and retail buildings facing the street, new pedestrian
oriented amenities to improve the walking environment, including the
connection of East Side to The Galleria via the Tollway underpass.

Galleria Drive Conceptual Layout- Figure 8-3

8 - IMPLEMENTATION
Galleria Drive Example Development Forms

Streetscape

Restaurants/Retail

Shared Parking

Live/Work Units
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The Winn Park Catalyst Site Is located to the south of Winn Park and
could serve as a gateway to the Creative Core subarea. This property
consists of two vacant properties adjacent to the existing public park.
Under this scenario, restaurants could create a destination area for
community gathering along an urban waterfront to leverage views of
the pond as well as many of the mature trees in the park. Outdoor
dining could activate the waterfront and create a gathering spot for
residents and students in the area. This could also serve as an amenity
to local businesses. This would require additional infrastructure and
amenity improvements to Winn Park.

Midway

Winn Park

Conceptual Program:
Existing Site: 5.5AC.
Restaurant Sites: 3 sites at (4,500sf each)
4 Acre Plaza and Park Renovation: $4 million
Property
Value

Est. Sales

Live/Work Units: 10units
(1200 sf each)
Restaurant Sites: 3 sites at (3,500sf
each)

$4,050,000

$5.4M

This program would develop approximately $21,600 in annual property
taxes and $54,000 in additional sales taxes.
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Sigma
Winn Park Conceptual Layout - Figure 8-4

8 - IMPLEMENTATION
Winn Park Example Development Forms

Outdoor Dining

Urban Plaza and Park Renovation

Restaurants

Trail Connections
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Zoning Framework
In order to turn the East Side Vision into reality, one of the City’s most
important tools will be incremental revisions to zoning regulations
applicable to East Side. These revisions will be necessary to support
the revitalization of the District and to ensure the kinds of development
that will change the appearance and function of the area.
These incremental changes should be made utilizing the tiered
approach outlined below which corresponds with the actions included
in the Plan:
An "overlay" is a zoning technique that adds a new layer of regulations
to the standards of the underlying zoning district. The overlay applies
to a specific geographical area and must be more restrictive compared
to the base zoning. It can be used to protect a specific asset, such
as a historical or environmentally sensitive area, or to promote and
guide the economic development of an area. Where the base zoning
regulations and the overlay provisions are in conflict, the more
restrictive of the two takes precedence.
There is an existing overlay on a large portion of East Side that
regulates vehicle sales and storage uses (Ordinance No. 3206, adopted
in 2012). The existing overlay should be utilized and expanded to make
any changes to District-specific standards, such as the public open
space ratio as detailed in Chapter 6 – Shared Spaces.
There are some changes, however, that can be made in the City’s
Comprehensive Zoning Ordinance (CZO) that could make similar
impacts. For example, if the Comprehensive Zoning Ordinance is
revised to allow uses such as on-premises consumption of alcohol
within a certain zoning district, that one change could get the District
closer to guiding the preferred land use mixture since the majority of
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the District is zoned LI or PD – Planned Development District with a
base of LI District.
Minor revisions to the Comprehensive Zoning Ordinance might
also include allowing support uses such as restaurants as a use-byright in the Industrial district (eliminating the Specific Use Permit
requirement) or amending the ordinance to eliminate the barriers for
microbreweries that might be interested in locating in East Side. While
the current LI District regulations are fairly broad, there may be other
uses or other features of the ordinance that could be modified to help
attract desirable development, redevelopment, or users to East Side or
to discourage less desirable ones.
In the case of East Side, the recommended approach would be a
combination of two of the strategies below:
• Making minor revisions to the underlying zoning regulations to
address changes that are appropriate within East Side and for all
similarly zoned properties; and
• Developing a set of medium-term to long-term overlay adjustments
to address specific goals within East Side.

86% of the Community Workshop participants supported an
overlay district to create a better variety of uses and more flexible
alcohol regulations in the District.
Half of the Workshop participants felt that existing zoning/
land use regulations were the biggest impediment to
redevelopment in East Side.

8 - IMPLEMENTATION
•

•
•

District wide Land Uses
through CZO Use Updates
and the Overlay as
Applicable
Rezoning Requests
Finalize a Branding
Strategy
•
•
•

Subarea Land Use
Adjustments to
Overlay
Compatibility
Considerations to
Overlay
Private Streetscape to
Overlay

•

•
•
•
•

Low-Impact
Development through
CZO Update or to
Overlay
Area and Bulk Overlay
Architectural
Standards to Overlay
SIte Design Standards
to Overlay
Public Open Space
Ratio to Overlay

Implementation Strategy - Figure 8-18

East Side Business District
Zoning Overlay Ord. 3206 Map - 8-2
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Policy
No.

Action
No.

Recommended Action

Potential Time Frame

Cost

Short

$$

Long

$

Mid

$-$$$

Short

$

Mid

$$

Mid

$$

Short

$

GOAL 1: To be a vibrant destination with a unique character and identity.
a) Policy

b) Policy
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Create a District Brand that builds upon the existing "maker movement"
and innovation district concepts.
Identify a Branding Strategy that includes a new name for the District, logos,
theming, colors, and iconic images that represent East Side. The theming
i) Action should include arts, culture, learning, technology-orientation, competitive
commerce, shared spaces, design and carpentry trades, and entrepreneurial
spirit.
Incorporate the Branding Strategy in revised zoning regulations to require
ii) Action
Eastside elements in new or alteration development.
Install City-led improvements in Gateways and Branding Stations to spur
iii) Action character creation and brand recognition in East Side upon completion of the
Branding Strategy.
Build and sustain the District Brand by active programming and City and/or
Chamber-initiated events.
Create a District webpage on the City website and social media accounts with
i) Action
information on businesses, activities, events, and news pertinent to Eastside.
Establish and promote a series of District-oriented events such as makers'
festivals, art walks and exhibitions, brewery and winery tours/tastings,
ii) Action
weekly acoustic music in shared spaces, farmers markets, networking mixers,
tech talks, and Chamber functions.
Designate a District “Brand Manager” and create a District association with
iv) Action
officers to lead branding and programming efforts within the area.
Establish a biannual District meeting for interested parties to learn about
iii) Action new businesses in East Side, upcoming events and efforts, and how they can
be involved
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Policy
No.

Action
No.

Recommended Action

Potential Time Frame

Cost

GOAL 2: To enhance and sustain a supportive business environment with four focuses: retain, recruit, redevelop, and incentivize/support.
a) Policy

RETAIN existing businesses and organizations in East Side that complement
the Vision and Brand.
Create an East Side partnership between Brookhaven College, the City,
Chamber of Commerce, and area stakeholders by providing focused
i) Action
resources to businesses, individuals, and organizations that align with the
Vision and enhance workforce development and economic development.
Market the extensive and high quality network of learning centers within
ii) Action East Side as quality of life assets on the City’s economic development and
East Side-specific information.
Promote and establish East Side-oriented networking events through City
partners, such as the Chamber of Commerce, to create cohesion amongst
iii) Action businesses, property owners, and residents for collaboration on ideas
regarding the District’s Branded Vision and explore joint efforts to support
the vitality of East Side as a whole.
Include business and maker expo areas in shared spaces (ex. on plaza fringes
and in pocket parks such as Bicentennial Park) that have posted honor
iv) Action system-type rules for duration and content, to be loosely monitored by the
company/ association/ organization responsible for maintenance of the
shared space.
Feature two East Side businesses, individuals, or organizations on the East
v) Action Side blog/webpage every month to promote the Brand and a sense of
“interesting things are happening here.”
Promote specific hashtags (or future similar features), consistent with the
vi) Action Branding Strategy, for social media of East Side on signage and publications
to coordinate social media chatter.

Short

$

Short

$

Mid

$

Short

$-$$

Short

$

Short

$
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Policy
No.
b) Policy

c) Policy

d) Policy
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Action
No.

Recommended Action

RECRUIT businesses, organizations, and developments to East Side which
complement the District Vision and Brand.
Create and maintain marketing materials which incorporate the makers
i) Action and innovation themes into a Branding Strategy for economic development
efforts.
Proactively identify properties for developers and companies which can be
ii) Action
circulated at business and development recruitment events.
Seek and encourage entertainment-related uses to add activity, vitality, and
night-life to East Side such as restaurants with outdoor seating and patios,
iii) Action
music shops and venues, food truck parks and spaces, culinary-related
incubation spaces, movie theaters, etc.
REDEVELOP East Side with businesses, organizations, and developments
which complement the Vision and Brand.
Market supported development types to encourage catalytic momentum.
i) Action Publish Catalyst Site Examples on economic development and Districtspecific information for prospective developers and value-proposition.
Proactively identify redevelopment properties for developers and companies
ii) Action
which can be circulated at recruitment events.
INCENTIVIZE AND SUPPORT retention, recruitment, and redevelopment of
East Side by establishing targeted and proactive economic development
measures.
Adopt financing and incentive tools to leverage funds within East Side for
i) Action new development and improvements. A Tax Increment Finance (TIF) District
for East Side should be considered.
Revise applicable City strategic planning documents to incorporate a focus on
ii) Action a Triple Helix-type model (university-industry-government) of innovation and
economic development for East Side.
Create and promote start-up/entrepreneur innovation incubation spaces in
iii) Action
under-utilized buildings or areas.

Potential Time Frame

Cost

Mid

$

Short

$

Mid

$

Short

$

Short/Ongoing

$

Mid

$

Mid

$

Long

$$$
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Policy
No.

Action
No.

Recommended Action

iv) Action Upgrade multi-modal infrastructure in East Side to diversify mobility options.
Explore opportunities to incorporate green infrastructure into a new
stormwater quality and management program.
Create and adopt revised zoning regulations to provide incentives for lowvi) Action impact development that improves stormwater quality and management
system-wide.
Restore and establish natural channels with appropriate vegetation and
vii) Action daylighting to improve water quality, restore natural habitat, and maximize
management opportunities.
v) Action

Potential Time Frame

Cost

Ongoing

$$-$$$$

Mid

$-$$$

Mid

$$

Ongoing

$$$
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Policy
No.

Action
No.

Recommended Action

Potential Time Frame

Cost

GOAL 3: To establish a visually appealing, functional, and compatible District for people-oriented spaces and synergistic development.
a) Policy

b) Policy

Ensure new development or redevelopment is compatible with surrounding
existing uses and form.
Create and adopt revised zoning regulations which include area and bulk
i) Action
standards, organized to correspond with major and minor streets.
Create and adopt revised zoning regulations to encourage complementary
ii) Action uses in East Side subareas that provide the desired synergistic land use mix in
each subarea.
Protect existing uses and neighborhoods by establishing new uses only
iii) Action where appropriate and by ensuring that appropriate compatibility
considerations are provided.
Require high quality and distinctive building and site design.
Create and adopt revised zoning regulations to establish architectural
standards within East Side.
Expand and promote the City’s existing Commercial Façade Revitalization
ii) Action
Grant Program.
Create and adopt revised zoning regulations for site design standards within
iii) Action
the District.
Encourage the transition of buildings and properties to uses and designs
that complement the East Side Vision.
Explore establishing adaptive reuse policies which could provide a scope of
i) Action
review and regulation based on the scope of work being requested.
i) Action

c) Policy
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Long

$$

Mid

$$

Mid/Ongoing

$$$

Long

$$

Mid

$

Long

$$

Mid

$
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Policy
No.

Action
No.

Recommended Action

Create an opportunity that lets owners of buildings within East Side host a
ii) Action meeting on-site with a team to get ideas on how they could adapt existing
sites to be consistent with the Vision.
Promote demonstration-type events that showcase a building or group of
iii) Action buildings in a particular area and how they could be transformed in use or
function.

Potential Time Frame

Cost

Short

$

Short

$-$$

157

EAST SIDE COMPREHENSIVE PLAN

Policy
No.

Action
No.

Recommended Action

Potential Time Frame

Cost

GOAL 4: To create a system of shared spaces which positively contribute to the aesthetics, livability, vitality, and functionality of the District.
a) Policy

Infuse and enhance parks, open spaces, and plazas throughout East Side.

b) Policy

Improve City parks and City-owned spaces within East Side to provide
elements consistent with the District Branding Strategy (including green and
natural areas) and to provide areas for active use where feasible.
Create and adopt revised zoning regulations which require public open space
amenities within an associated public use easement(s) for every new or
redeveloped building (50 percent or greater expansion) at a ratio of building
square footage to public open space square footage.
Incorporate improvements consistent with the District Branding Strategy
into street frontages and key Gateway and Branding Station intersections.

i) Action

ii) Action

i) Action

Install City-led improvements along Major Corridors (Spring Valley Road,
Alpha Road, Midway Road, Inwood Road, and Welch Road) within Eastside,
including Gateway Intersections.
Install City-led improvements to other street frontages within East Side
ii) Action
(besides boulevards), including Branding Stations.
Create and adopt revised zoning regulations to require new or redeveloped
iii) Action
properties to provide elements from the Branded Vision where applicable.
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Mid

$$$$

Long

$$

Mid

$$$$

Long

$$$$

Mid

$$
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Policy
No.

Action
No.

Recommended Action

Potential Time Frame

Cost

GOAL 5: To become a cohesive destination of connected neighborhoods and shared spaces where traveling via multiple modes is effective and
pleasant.
Utilize Context Sensitive Solutions (CSS) to enhance existing roadways and
a) Policy
to provide multi-modal accommodations within East Side.
Develop a corridor study (to include traffic counts and tactical efforts to
i) Action explore options) for Alpha between Midway and Inwood to determine new
Mid
$$
design section.
Improve key intersections at Spring Valley, Alpha, and McEwen with
enhanced pedestrian refuge in the right-of-way area at the corners as well
ii) Action
Long
$$$$
as noticeable crosswalks. Enhancements at the intersections should support
the District Brand.
Evaluate traffic counts and patterns on Midway during the first two years
of the branding study. If traffic counts and patterns warrant reduction of
service, explore reducing the eight lane section to six lanes to accommodate
iii) Action
Short
$
buffered bike lanes, enhanced pedestrian crossings at the intersections
as well as creating an overall calmer section of road. (see Potential
Improvements to Midway Road on pg. 130)
Implement low-cost improvements (striping, etc) to transform Alpha to
iv) Action desired pedestrian-focused Avenue until funding for design and construction
Short
$$$
is available.
v) Action Design and construct improvements to Alpha.
Mid
$$$
Develop a study for Welch between Spring Valley and Alpha. The study
vi) Action should include a phased approach of tactical improvements such as striping
all the way to design and implementation of improvements.
Design section of Welch north of Spring Valley to prioritize trucks but
create a well designed intersection at Welch and Spring Valley Road so that
vii) Action
southbound truck traffic is forced to go either east or west on Spring Valley
and prohibited from continuing south into creative core.

Short

$

Mid

$$$
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Policy
No.

Action
No.

b) Policy
i) Action

Recommended Action
Develop a connected system of trails and sidewalks for active
transportation options.
Develop trails along key corridors and under-utilized connected spaces.

Install trail connections over existing roadways when beneficial to provide
unobstructed pedestrian connectivity and landmarks within the District.
iii) Action Coordinate this Plan with the approved 2015 Citywide Master Trail Plan.
ii) Action

iv) Action
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Expand the City’s Sidewalk Repair Program and Capital Improvements Plan
(CIP) to include new sidewalk construction to close sidewalk gaps.

Potential Time Frame

Cost

Mid

$$$

Long

$$$

Ongoing

$

Mid

$$
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9

EAST SIDE COMPREHENSIVE PLAN
The following appendices contain information relative to how the Plan
was made. These appendices are detailed in nature but relate to the
goals, policies, actions, and benchmarks in the Plan. There are keypad
polling results which contributed to the feedback that built the Vision
of the Plan and character areas which led to the formation of the
Future Land Use Map in Chapter 5.

162

9 - APPENDIX
Existing Character Zones (2016)
Understanding the existing conditions in the study area is an important
step in developing a plan because the present can inform the future.
Based on existing conditions data and field visits to Eastside, the overall
district contains several sub-districts. Within each of these subdistricts, or Character Zones, the type and pattern of the development
is generally consistent. The boundaries of these areas are usually
defined by streets or other physical features.
In East Side, nine Character Zones emerged. Some of the features in
these smaller areas are worth retaining; others should be replaced or
repurposed. The nine Character Zones are:
• LBJ
• Tollway
• Corner
• Core
• Warehouse
• Flex
• Business Park
• Residential
• Institutional
The location and existing character of each of these zones is described
in the following pages.

Existing Character Zones Map -9-1

Note: Although these character zones were utilized in creating the
Future Land Use Map, they do not correspond with the Future
Land Use Map in all instances. This analysis was based on existing
conditions, and the Future Land Use Map represents the Vision for the
future of the District.
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LBJ

TOLLWAY

Location: Generally comprised of a single tier of lots along the north
side of Interstate Highway 635/LBJ Freeway adjacent to the westbound
service road. It stretches from the Sheraton Hotel on the eastern end
to approximately the Alpha Road/Valley View Lane intersection, but
excludes the intersection of LBJ and Dallas North Tollway, which is
defined as a separate zone (The Corner). LBJ creates a distinct edge
to the District and provides exposure to over 175,000 vehicles each
weekday.

Location: West side of Dallas North Tollway/North Dallas Parkway
between Alpha Road and the Dallas city limit adjacent to the
southbound frontage road. The Galleria, a high-end retail, hotel
and office complex, is on the east side of the Tollway south of Alpha
Road. Further east is the proposed Midtown Dallas mixed-use project,
the planned redevelopment of the former Valley View Mall and its
surrounding area.

Existing development character: At the present time, low-rise, big box
retail stores and auto-related activities dominate the landscape.

LBJ
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Existing development character: At the intersection of the Tollway/
Dallas Parkway and Spring Valley, there are several 10- to 20-story
office buildings with structured parking. There are also some vacant
tracts, one of which is slated for a 9-story multi-family development.

Tollway

9 - APPENDIX
CORNER

CORE

Location: Northwest corner of LBJ Freeway/Dallas North Tollway,
the crossroads of two high-volume, high-profile roadways known
throughout the region; bounded by Galleria Drive on the north, Galleria
Place on the west, and Inwood Drive on the east.

Location: Near the center of the District and bounded generally by
Sigma Road on the north, Welch Road on the east, Alpha Road on the
south and Midway Road on the west.

Existing development character: The Corner is the location of several
high-rise, multi-tenant office buildings and a mid-rise hotel. A new
20-story office tower is also being discussed. The property is served by
two one-way frontage roads, but is somewhat challenged by the access
restrictions necessary for the safe operation of the intersection of two
high-volume roadways. In addition, Dallas Parkway, the service road
for Dallas North Tollway, merges with Inwood Road at approximately
Alpha Road and does not emerge again as a separate roadway until
south of Highway 635/LBJ Freeway. There is a network of smaller
streets within this particular zone, including Simonton Road, McEwen
Road, Galleria Drive, and Galleria Place, which provides a direct
connection to The Galleria.

Existing development character: The character zone known as the
Core contains several of the original buildings in East Side, developed
in the early 1960’s and 1970’s when this area was referred to as the
Metropolitan Business Park. These buildings, which generally range
from 3,000-6,000 square feet in size, are a smaller scale in the District,
and many are owner-occupied. The area features on-street parking
and mature trees along the internal roadways. Many of the street
names—Sigma, Gamma, Neutron, Omega, Beta, and Alpha—relate to
letters of the Greek alphabet or physics concepts.

Core
Corner
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WAREHOUSE

FLEX

Location: Southern part of the District, south of Alpha Road, west of
Dallas North Tollway, east of Midway Road, including the lots on the
south side of McEwen Road. Simonton Road runs east to west through
this zone.

Location: Bounded on the north by the Town of Addison and on the
south by Alpha Road, with Inwood Road on the eastern boundary
and Midway Road on the west. Spring Valley Road runs east to west
through the middle of the Flex zone.

Existing development character: The Warehouse character zone
contains several large warehouse/distribution buildings and some
large format wholesale and retail furniture stores. The buildings are
mostly single-story structures with little visual appeal, and there are
few employee-oriented amenities within a walkable distance. The area
is, however, beginning to experience some reinvestment activity near
the Tollway, where one of the large tracts is being considered for a
redevelopment that would include multi-family, retail and hotel uses, a
departure from the character of the existing improvements.

Existing development character: This character zone is dominated by
older, low-rise flex buildings designed to accommodate warehouse,
storage and distribution activities and includes some office space.
The buildings are mostly single-story structures of moderate quality,
many of them with large building formats, little visual appeal and few
amenities for employees.

Warehouse

Flex
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BUSINESS PARK

RESIDENTIAL

Location: South and east of Alpha Road, west of Midway Road,
excluding the tracts that are part of the LBJ Character Zone.

Location: Bounded by Spring Valley Road and Alpha Road on the north
and south and Midway Road on the east. This zone is split generally
northeast to southwest by the campus of Parish Episcopal School and
Farmers Branch Creek.

Existing development character: This part of the district is
characterized by mid-rise office buildings. Near the southern edge of
this zone is a deep pond often referred to as Blue Lake. It is currently
surrounded by mid-rise office buildings and surface parking, but has
been approved for multi-family and retail redevelopment surrounding
a new east/west street connection. The lake will be maintained as an
amenity for the development.

Business Park

Existing development character: Within this character zone are
several housing types, including older multi-family units north of the
school and new high-end patio homes, townhomes and apartments
near Alpha Road.

Residential
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INSTITUTIONAL
Location: Parish Episcopal School, south of Farmers Branch Creek and
west of Midway Road, and Brookhaven College, west of the north/
south leg of Alpha Road.
Existing development character: This zone is comprised of the 50acre Parish Episcopal School campus and Brookhaven College. Parish
Episcopal School is an elementary through 12th grade school with a
college preparatory curriculum. It has an enrollment of approximately
1,200 students and a faculty of about 150. In addition to classroom
and administrative space, the campus includes athletic fields and
an outdoor stadium. Brookhaven College is a two-year community
college that offers freshman and sophomore classes in arts and
sciences, degree and certificate programs in vocational and technical
skills, workforce development programs, adult literacy training,
and continuing education classes. Fall 2015 enrollment was 12,412,
comprised of 2,122 full-time students and 10,290 part-time students.
The student body is diverse and has an average age of 28 years,
although the largest number of students is in the 18 to 25 age range.
The school has 132 faculty members. Classes are offered on-site during
the day and evening, on weekends, and online.

Institutional
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Detailed Key Pad Polling Results

CATEGORY OF QUESTION
LAND USE
Too much industrial
Not enough retail,
entertainment
Support an overlay to allow a
variety of uses
Support more flexibility to
allow alcohol sales
Preferred new
specialized uses
• Tech incubator
• Restaurant incubator
• Craft Brewer
• Art galleries/Art studios

RESPONSE

NOTES

66%

Total of responses to
heavy and light industrial
answer options

64%
83%
93%

24%
31%
17%
14%

Prefer more housing

71%

New housing should be of a
medium density development
type (e.g. townhomes)

66%

Key Pad Polling Results - Figure 9-1
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CATEGORY OF QUESTION
RESPONSE
NOTES
PARKS/TRAILS/OPEN SPACE
Better pedestrian connec89%
tions would help the district
Did not visit Winn Park in the
Second highest response
64%
past year
was 1 or 2 times (21%)
Support the expenditure of
public funds for improved
77%
amenities
Support the expenditure of
public funds for restoration of
78%
creek channel
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CATEGORY OF QUESTION
BRANDING
Recognizable brand would
benefit Eastside
Preference to the brand
suggestions ”East Branch”
and “Design North”
• Like both
• Like East Branch but not
Design North
• Don’t like either

RESPONSE

NOTES

83%

23%
38%
27%

8% liked Design North but
not East Branch)
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CATEGORY OF QUESTION
INFRASTRUCTURE
No traffic problem in Eastside
Not a problem with truck
traffic in Eastside
Support the expenditure
of public funds to improve
infrastructure
Greatest issues with
Midway Road
• Can’t cross safely
• Too congested
• Not walkable
Support for a more
pedestrian-oriented Midway
Road
Greatest issue with Inwood
Road is walkability

RESPONSE

54%

41%

NOTES
A nearly equal split between other responses of
Yes (21%) and Not Sure
(25%)
A nearly equal split between responses of Yes
(32%) and Not Sure (27%)

CATEGORY OF QUESTION
OVERALL
Biggest impediment to development in Eastside
• Current zoning and land
use
• Not sure
• Pedestrian connectivity

RESPONSE

NOTES

52%
20%
16%

85%

40%
24%
20%
92%
67%

Survey Results - Figure 9-1
171

