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City of ArlingtonTexas

Arlington has significant potential
to revitalize its downtown area

— something other communities
have accomplished with great
success during the past decade. In
many of these communities, the
downtowns have become centers
of vital growth, providing jobs
and raising property values. As
part of their newly reinvigorated
downtowns, communities are
bringing in a strong core of small
businesses, business and civic
centers, entertainment districts,
unique housing opportunities, and
cultural and artistic quarters. With
a strong physical core, downtown
Arlington is well positioned to
design a downtown that functions
as a vital business and civic

center, bustling with activity and

investment.

Why this Plan is Needed

The Downtown Arlington Master Plan, like any successful planning effort,

will convert a newly shaped vision of a vital downtown into reality. The past
has shown that simply planning for a better downtown will not lead to its
success — it will require a concerted effort by City leaders, local businesses
and residents, and new investors. Fortunately, Arlington has many of

the tools already in place that can help create a renewed downtown —
appropriate regulations, key strategic public investments and partnerships
with the public sector. One important aspect of this master plan is to

study and organize existing plans into one comprehensive document. This
inclusive document will describe in detail the strategic steps needed to
revitalize downtown Arlington.

The final master plan will be the result of past plans and public workshops
that envision a downtown functioning as a center of community business
and culture. The past plans, current knowledge and information, as well as
strong public input, will make this vision a reality. A key component is the
set of strategies that will lead to change — a process that builds on success
and encourages private investments that are crucial to the downtown’s
vitality.




City of Arlington

The City already has taken many positive steps toward achieving a thriving and vibrant downtown — including the
forming of a Tax Increment Financing (TIF) District, establishing design standards, and the existence of robust
prior plans — that will position downtown Arlington toward becoming a vital business and civic center bustling with
activity and investment.

Forming the TIF

Currently, the City has established
the Arlington TIF District to

provide a financing mechanism that

will help redevelop the downtown
area. The TIF District, also known

as the Arlington Tax Increment
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formation of a TIF District is one of

the keys to providing the financing

necessary for critical investments in

the downtown area.

A map of the TIF boundary.

Using Existing Plans

Using prior plans and studies is an integral component of this master plan.
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Fortunately, Arlington has a history of sound planning practice that will
shape and guide the master plan. Below is a list of the current Arlington
plans and studies that will serve as a useful guide for developing this new

master plan:

« Arlington 2025 “Your Future, Your Voice...Reach the Vision,” January 2004

» Downtown Arlington Urban Design Study — July 1995

« Downtown Arlington Redevelopment Strategies — July 1995

 Central Planning Sector Comprehensive Plan “The Heart of Arlington” — 1999

» University of Texas at Arlington Campus Master Plan — 1999

« Commercial Planning Study — Gibbs Planning Group, December 1998

» Downtown Arlington Redevelopment Guidelines & Ordinance Provisions, January 2002

» I-30 Three Bridges Corridor Plan, February 2004




Downtown Arlington Today

The City of Arlington was established in 1876. A plat for the original town
site showed five east-west streets and seven north-south streets within

the half-mile square township, with North, East, South and West streets
marking the boundaries. Center Street, the old military road for Bird’s Fort,
formed the north-south center axis.

Location, access to transportation and the support structure for a local
economy made Arlington better suited for growth and prosperity than
other communities in the area. As the City grew and prospered, downtown
became the City’s commercial center and began to represent the heart and

soul of the community.

In the last 30 years, however, development has occurred closer to the
freeway interchanges in Arlington, rather than the downtown. This is a
common growth pattern that many other communities throughout the
U.S. are working to re-direct as well. As these outer areas of Arlington have
become built out, and with a renewed interest in downtowns in the Dallas-
Fort Worth area, Arlington’s downtown has the potential to again attract

substantial investment for both jobs and housing.

Arlington is in the middle of the metropolitan area, halfway between

Dallas and Fort Worth and just eight miles from the Dallas-Fort Worth
Airport. Arlington has experienced rapid growth since 1970, with more than
356,000 people now calling Arlington home. The City also welcomes more

than 6.5 million visitors annually.

Arlington is home to the University of Texas at Arlington, Six Flags Over
Texas, and the Texas Rangers baseball team, as well as major operations
of General Motors and National Semiconductor. In addition, the City
of Arlington is working aggressively to attract additional high-quality

businesses.

Arlington also boasts a strong public school system and was recently cited
as the best-educated big city in Texas, based on data from the 2000 U.S.
Census. More than half of the population is between the ages of 18 and 44.










The Workshop:
Gathering People’s
Opinions and ldeas

As part of developing this plan,

a workshop was held with more
than 100 stakeholders from the
downtown area. They were asked
how they would like the downtown

to change during the next 20 years.

The groups were divided into tables
of about eight people, and each
group was given a large-scale map
of the downtown. They were asked
to place “chips” (small pieces of
paper that represented various
kinds of buildings or uses) on the
map and illustrate the kinds of
improvements they would like to
see. In addition, the groups were
asked to design a cross-section for
the two common street widths that
dominate the downtown — 70 feet
and 100 feet of right-of-way. The
workshop results helped focus and
organize the approach that will be
used for developing a master plan.
Participants helped identify a set of
key values and visions that will help
guide the downtown into a more
vital, active, and pedestrian friendly
area that becomes a cultural center

for the community.
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Downtown Vision Statement

“Arlington’s downtown will be a vibrant destination for residents, visitors and students

providing entertainment, employment, culture and local goods and services for the

immediate and surrounding community.”

A number of goals for downtown Arlington already have been developed, based in part on previous plans and work
accomplished, along with considerable public input from the workshops and stakeholder interviews. As part of the

Downtown Master Plan, these goals were consolidated and revised. The revised downtown goals are as fiollows:

. Transportation

o Provide a key role in a regional transportation network.

0 Minimize railroad conflicts with street traffic.

o Provide creative parking solutions to manage long- and short-term parking.

o Improve accessibility within the sector while planning for traffic growth and making traffic flow
smoother.

o Create a community with multi-modal mobility that encourages pedestrians, bicycles, automobiles,
and some form of public and/or private transportation.

- Environment
o Create and promote an image of being the civic heart with safe places to shop, live, work and visit.

Improve the appearance and design of the streets.

Improve infrastructure within the core.

Promote existing cultural and entertainment facilities such as the Arlington Museum of Art, Theatre

Arlington, and Johnnie High’s Country Music Revue

Encourage a mixture of land uses throughout the core.

Provide incentives for businesses to expand, start, improve or move into the downtown area.

Encourage research and high-tech development within the area.

Protect and improve the natural quality of the area through attractive, environmentally friendly

development and maintenance.

Improve drainage and alleviate flooding problems.

o Enhance the quality of residential and business areas by increasing knowledge of maintenance
requirements, encouraging quality construction, preserving existing housing stock, and increasing
code enforcement efforts.

o Create a safe environment within the community and develop a strong relationship with police
officers.

© O O © © O O

o

o Create centers for youth activities, such as sports, mentoring and tutoring.
o Include a variety of uses in downtown including housing, offices, shops and entertainment.
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. Economy

o Create a community with a strong, diverse and sustainable economy.

o Foster a community with a business-friendly environment.

o Create a community with workforce development and educational systems aligned to support
economic development strategies.

o Ensure that high-quality core services and infrastructure will be provided to all people.

o Increase the number of jobs and retail sales every year, with rising property values as well.

o Create a significant downtown employment center that will attract capital investment for long-term
economic vitality.

o Provide jobs downtown for residents who currently commute to all corners of the Metroplex for
work.

o Promote arts patronage through corporate donor programs to enhance civic identity.

- Livability

[}
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Create a community that wisely uses natural resources to create a healthful place to play, work and
live.

Create a community of neighborhoods with easy pedestrian access to a system of parks, open
spaces, trails and gathering places promoting interactions within and among neighborhoods
Value the community’s history.

Ensure that downtown Arlington is a community with a clearly established identity.

Foster pride through an aesthetically pleasing environment.

Create strong and sustainable neighborhoods.

Encourage and promote areas that advocate for pedestrian design and amenities.

Ensure that the community is affordable, with coordinated and accessible programs and services for
children and youth.

Maintain and enhance the role of downtown as a premiere banking, educational, and governmental
center. Use this strength to create other service jobs, to draw other corporate businesses, and to
market office space

Encourage development of an association of small retail and service businesses that are
complementary to one another.

Encourage businesses that offer goods and services targeted for existing and future downtown
residents.

Encourage the redevelopment and maintenance of historic structures and areas.

Ensure that there is good pedestrian infrastructure, including sidewalks, shade and calm traffic.
Encourage an assortment of specialized retail uses, restaurants, and services that will take
advantage of the existing downtown worker, church member and student market.

Reinforce the sense of downtown as having connected activities within a single neighborhood.
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Create a community that celebrates and cultivates arts and culture.

Support a community where all people are free to pursue their religion, follow their beliefs and
participate in community service.

Increase human services to those in need, including providing a compassionate continuum of
services for the homeless and establishing substance abuse facilities in the city.

Develop a community where health and human services, including transportation and other
supported services, are accessible to all persons.

Provide an atmosphere that accepts people of all walks of life and fosters a sense of inclusion in our
neighborhoods.

Ensure that Arlington is a community where the government is committed to excellence, integrity
and efficiency and encourages representation of all segments of the population at all levels.

. University of Texas at Arlington (UTA)

o

Strengthen ties with UTA by extending its educational presence and providing services and
products that the university faculty, staff and students need and use.

Provide a link between UTA and the entertainment district through the downtown area.

Encourage joint development strategies for downtown uses serving both the public and UTA
students.

Enhance the cooperation and links among government, educational facilities, businesses and
residents. Build on the presence and resources of city government offices and the university
Provide attractive living choices for university students, faculty, staff and others through
encouragement of new market rate apartments and through restoration/renovation of buildings for
residential purposes.
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The Market for Downtown Arlington

All successful downtowns have a target market, since downtowns are

like any other business district in that it competes for part of the regional

market. However, downtowns are often a specialized place — they appeal

strongly to a subset of the population. To be successful, downtown Arlington

should have a clear view of its market, develop to meet their needs and likes,

and communicate its services and facilities available.

Some residents of the City

of Arlington will work in the
downtown in offices and industries
that support the local and regional
economy. Some will start their
own businesses to take advantage
of a growing population at the
University and in the surrounding
area. Other residents might invest
in developing (whether residential
or commercial) one of the few
under-developed downtowns in the

region.

Downtown will be a shopping
destination for a range of retail
goods as well as the cultural center
of the City. The library, art museum
and theater will provide culture

for the local residents as well as
visitors. By day, the downtown area
will provide a work location for
employees; by evening, it will meet
the cultural and shopping needs of
the nearby community.

UTA Students, Faculty and Staff

The University campus adjacent

to the downtown is a major

asset in fueling the next phase

of development. With a growing
student population requiring a
wide range of goods and services,
the downtown should be able to
anticipate and meet those needs. A
cooperative approach to the student
population will benefit both the
development of the downtown and
the success of the Arlington campus
as it continues to grow and develop.
At present, the UTA campus is
predominantly commuter based.
With student body anticipated

to increase over the next few
decades, the surface parking that
now dominates the campus may
need to be converted into new
education buildings. Currently
there is some interest in building
student housing on campus and
this could be supplemented by
providing opportunities for housing
in or near the downtown. Certainly
having students living and meeting

their local needs in Arlington would

represent a major new market for

downtown businesses. This might
be reflected in grocery stores,
restaurants, music establishments
and hotels for visiting parents.
Unlike the student population,
faculty and staff are more likely to
choose to live near campus. Their
housing preferences will vary,
depending on age and income,
from apartments to townhouses or
detached housing. Since they are
full-time, permanent employees,
the preference will likely be to own

their homes in time.
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Ameriquest Field at Arlington draws

a significant population of potential
customers for Downtown Arlington.

City of Arlington

People from all around Texas and the country visit Six Flags Over Texas.
The proximity to Downtown Arlington would make it a convenient place

for meals, entertainment and lodging. This would offer an alternative to
accommodations near the freeway, where most motels are currently located.
It would open the downtown to tourism in its own right and offer a broader
range of opportunities for family activities beyond the theme park.

Rangers Patrons

Texas Rangers’ games attract huge audiences from all over the state and
beyond. The attendees would support hotels, restaurants and entertainment
if they were appealing and available. While sporting events are cyclical, the
economic input would be welcomed by businesses in the area. Providing
overnight accommodations for baseball fans in Downtown Arlington would
locate Rangers patrons close to other businesses in the core, and would

provide alternatives to motels along the freeway.

Metroplex Residents Looking for a Downtown Environment

As the land between Dallas and Fort Worth has been developed, population
in the smaller towns between the twin metropolises has increased
substantially. There are occasions when travel to either of the major cities
might be more time consuming and complex than desired by families in

this part of the region. A small downtown with a variety of dining and
entertainment options could be attractive to many nearby residents. The
opportunity to park once and dine out, attend a cultural event and enjoy an
urban park could appeal to a large segment of local residents. It could also
attract businesses looking for a branch office or establishing headquarters in

a city closer to the airport than either of the two major cities.
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Downtown Master Plan
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City of Arlington |

University District

The area immediately adjacent to the University should act as a liaison
between downtown and the campus. Many services specifically furnish

the needs of educational facilities including cafes, photocopying shops,
restaurants and art supply stores. Most of these can be accommodated
under traditional commercial zoning, but some changes could benefit both
the pedestrian access and commercial viability of the district.

Great University districts have a higher density of uses than traditional
commercial areas. Businesses that serve the campus must be scaled to the
size of the university in order not to exceed demand for their services. In
addition, since the University provides such extensive parking there seems
to be little need to require off-street parking for business in this district.
This could be an area to consider structured parking, which could be
provided as part of the campus plan or as a shared parking facility for local

businesses.

| —
UTA Boulevard Before.

UTA Boulevard After.

Athens, Georgia is a good example of a
downtown integrated with a university.
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Civic Center District

City Hall, the library and other
public offices form a center in
Arlington’s downtown. This civic
center area is the physical and
conceptual center of downtown
Arlington. Since the parking is
publicly owned, this provides

an ideal opportunity for shared

parking that would serve non-profit

organizations as well as privately
owned businesses. Because hours
of use differ from main street
activities, the parking for public
offices and their visitors can be
shared in the evening with local
commercial operations. This can
anchor the arts district, which is
the least financially able to provide

ancillary facilities such as parking.

Downtown Business District

Arlington’s downtown business
district will be a mix of offices,

city offices, services and retail
operations. Its location between
the two major metropolises of
Dallas and Fort Worth enhance

its potential as a regional
downtown district that serves local
communities. It is served by two
north-south arterials that link it to
the interstate highway and an east-
west arterial. This area is viewed
as secondary to the downtown core,
with building heights permitted up
to 12 stories.

Central Arlington will become

a moderately dense residential
area with housing opportunities
for students, the elderly and
young people who want to live in
an urban setting. Availability of
local services will support these
varying age groups. Large areas of
the downtown that are currently
designated for commercial
development might better be
converted to residential uses to
provide the population needed
to support other more viable

commercial areas.
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City of Arlington

Downtown Core District

Main Street
Main Street, which currently ends at City Hall, will be extended east to a

practical connection with existing streets. The art museum and theater are
on the west end of the existing Main Street. These are both very successful
operations and have set a cultural tone for the area. However, Main Street
suffers from a lack of commercial activity and is somewhat a dead end
street. The Plan envisions an extension of Main Street through to East
street, opening up addition land to commercial development and turning

Main Street into a potential retailing street.

Similar to main streets, mixed-use
districts allow multiple uses within
a single development. Prime retail
space on the ground floor can be
mixed with residential or office uses
on upper levels. Mixed use is very
adaptive to university locales where
upper floors can house starter
businesses, studios or apartments.
In many cases renting out the upper
floors provides stable income for

the development.

Main Street After.
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The districts along Abram are
primarily commercial in use, but
the streetscape is designed to be
more attractive to pedestrian use.
Residential uses in urban forms are
encouraged. Buildings are adjacent
to the street with parking to the
side or rear, providing a stronger
definition of the pedestrian
environment. On-street parking

is provided, if possible, to reduce
the need for individual businesses
to provide parking and to enhance
the pedestrian character of the
street. These areas form the heart
of a pedestrian environment

in downtown, with the highest
density buildings built close to the
sidewalk and with amenities such
as cafes and plazas that provide
activity and interest to pedestrians.
Buildings heights can be to 8
stories, with higher heights allowed
for exceptional buildings. Heights
higher than 8 stories should step
back to permit additional light to
not overwhelm the streetscape. As
its right-of-way is only 70 feet, and
four travel lanes will be needed, it
is not possible to develop both on
street parking and a wide sidewalk.
Additional dedications or creative
design solutions will be needed to
ensure that this is a comfortable
walking environment. There are
many opportunities to accomplish

this on Abram.

Abram Street Before.

Abram Street After.
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City of Arlington

Division Street District
Although it fits within the general

guidelines of a commercial main
street, the land adjacent to Division
Street is designated as a separate
district. Since Division is a state
highway, there are restrictions on
modifications that can be made to

traffic lanes.

This street should be developed
into an attractive but more
auto-oriented district. Its health

in combination with the more
pedestrian-oriented Abram will
provide a large diversity of uses and
many opportunities for successful
business development. This area
can continue to improve while
accommodating the more auto-
oriented and extensive land uses.
This is an important east-west
access to Arlington’s downtown
and should continue to be included
in the downtown study area while
some of its specific issues are
resolved. Generally, coordination
among property owners will be
needed when redeveloping to
provide an improved streetscape.
In addition, a scheme is proposed
that will improve the streetscape,
provide private shared parking,
reduce driveway access to Division,
and provide an environment for a
more vital and improved business

district.

Front Street #1

Front Street #2

Front Street #3

Industrial Districts: Front Street

Land to the east and west of the
downtown is currently zoned for
industrial uses. With ready access
to the railroad and freeways,
much of the development is still
viable. Even if the railroad moves
its through traffic outside the
Metroplex, the existing line could
still serve local businesses, and rail-
served land should be retained for
industries that could make use of

the line.

However, being close to a successful
downtown has the potential to
evolve into a mixed employment
district, including small-scale
manufacturing, services, live/
work developments, artist lofts,
restaurants and entertainment.
Many similar areas develop into
a more casual and diverse area
that thrive near more formal
downtowns. These types of uses
would minimize traffic impacts
to the industrial area while
maintaining a similar character.
This area would be characterized
by FAR densities of .5 to 1.5, and
a variety of building materials,
including those commonly

used for industrial buildings in
order to acknowledge the semi-
manufacturing nature of the area.

Front Street has a specific potential
to develop a combination of uses
along the railroad tracks. By
providing shared private parking
in a coordinated fashion along

the back of new buildings that

face Front Street, over 220 shared
spaces can be provided, as well as
consolidating service and trash

service out of view of the public.
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Downtown Parking and Transportation

Gateways into Downtown: Center, Collins and Cooper Streets

Several important entrances into downtown could help create a sense of
arrival to Arlington. Some type of gateway feature should designate the
boundary of the downtown at Center, Collins and Cooper streets.

Street Trees

The addition of a regular pattern of street trees in conjunction with on-
street parking and sidewalks would signify entering a different area. A
landscape modification such as this would be relatively easy to implement

and would create a pleasant atmosphere for pedestrians who enjoy walking

through downtown.

Scuipture/Urban Art

Gateways are often defined by
urban scale art placed at the
entrance. Some of the sculptures
currently owned by Arlington
would fit this designation and could
make a unique statement on the

border of downtown.

A successful downtown relies on

an adequate supply of parking at
different times of the day and in

the appropriate locations. This plan
assesses the present supply and
future need of parking in downtown
Arlington and recommends parking
strategies that act as tools to create
an environment conducive to
shopping, living or just enjoying an

afternoon in downtown Arlington.

Parking Inventory

The number of parking spaces in
the downtown area was estimated
using aerial photography. Three
types of spaces were identified:
parking lots, parallel parking and
diagonal parking. The map on
page 31 shows the location of each
type. The inventory shows that
there are more than 25,500 parking
spaces. Downtown Arlington has
an exceedingly large number of
off-street parking lots — with an
estimated 23,000 parking spaces.
Total parallel parking is around
2,300 spaces and diagonal parking
about 300 spaces. Several arterials
have been widened to include
additional lanes and do not have

on-street parking.

It is noteworthy that the downtown
areas dedicated to off-street parking
contain 185 acres of parking lots.
This is 85 percent larger than the
footprint of all buildings in the area.
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