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INTRODUCTION
The City of Carrollton has recognized a shift in suburban redevelopment trends and understands the need to consider new
development ideas. Spawned from a historic trend of traditional commercial development decline and a desire to create a
unique, special development, this project was conceived by the City of Carrollton, which assembled a team of consultants to
assess and strategize the future of Carrollton, and suburban redevelopment trends as a whole, by evaluating the potential of
a defined area for redevelopment within the Raiford Road Overlay Area.
A team composed of members from the City of Carrollton and TBG Partners began reviewing development options for an
area known as the Raiford Road Overlay District, bounded by President George Bush Turnpike (PGBT), Old Denton Road
and McCoy Road, with Raiford Road running through the middle. After researching the site and surrounding areas it was
decided that the area needed to be looked at from a community scale, and the project limits were expanded to include
existing adjacent parcels as well as the new Trinity Mills DART station and surrounding area (Figure A). Expanding the project
limits allowed the team to consider redevelopment in terms of a district rather than specific sites.

Figure A - Project Site Area

This document discusses the research and analysis of the study area, addresses various goals and the strategies required
to reach them, provides possible solutions via schematic master plan, and discusses future steps necessary to begin the
process of redevelopment and catalyze a path to success.
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PART 1 - BACKGROUND & ANALYSIS
Vision
The Raiford Road Overlay district shall act as a catalyst for a new development standard. A new standard that will change the way
we envision and execute community development and redevelopment efforts. These efforts will utilize proven urban design strategies
and encourage collaborative efforts amongst neighborhoods, developers, and City representatives to create a highly functional and
economically viable City.

Purpose
The Raiford Overlay District is intended to create a guide for suburban redevelopment and provide a catalyst for development within
Carrollton. The following approach to suburban rehabilitation is intended to provide a toolbox from which the City can promote and realize successful development and redevelopment opportunities.
This document is intended to stimulate redevelopment and revitalization to the existing industrial and commercial areas by providing a
template for progressive urban infill and redevelopment.

District Context
The initial focus area is comprised of the parcels located along the north and east sides of Raiford Road, the existing retail development fronting the turnpike, an undeveloped parcel north of Furneaux Creek, and an undeveloped parcel on the northwest corner of Old
Denton Road and MacArthur.
After studying the focus area (the City-owned property along Raiford Road) it was decided that a larger, district-scale area needed to
be considered in order to maximize redevelopment opportunities and realize the overall development potential. Enlarging the area was
justified because of three potential major development nodes, which will act as catalysts to re-energize the area on both sides of the
focus area. The Trinity Mills Transit District to the west and the hotel and conference center to the east will act as an axis, increasing the
potential success for development to fill in between these points (Figure 1.1). Furthermore, the new single family neighborhood to the
north will drive retail and mixed-use developments by adding more rooftops to the area.
The district was then looked at from a regional context to understand adjacent uses, transit routes, vehicular circulation, parks and open
space, trails and potential connectivity to surrounding areas.
Figure 1.2 shows great opportunities for connectivity to transportation, both in terms of highway and transit access, as well as trail/
greenway extension potential along the Furneaux Creek corridor. The potential to connect to parks south of both the focus area and
future open space west of I-35 is also revealed in this regional study.

Figure 1.1 - Development Areas
Figure 1.1 - Development Nodes
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Existing Conditions
Several background investigations were completed for the focus area to determine existing conditions and development restraints
including a site inventory, existing land use, existing zoning, topography, elevation and slopes. Existing site conditions are shown in
Figure 1.2.

Figure 1.2 - Existing Conditions

Existing Land Use
The turnpike frontage is dominated by fast food restaurants and similar pad site developments and anchored by big box stores Walmart
and Lowe’s. These are traditional superblock developments, making them prime candidates for redevelopment in the future.
There are currently two developments under construction: Spa Castle, a three-story destination day spa, and The Villas on Raiford, a
180-unit senior community apartment complex. A primarily Asian cultural shopping center, anchored by the Super H Mart grocery store,
lies on the northwest corner of Trinity Mills and Old Denton Road. Both Spa Castle and Super H Mart have regional drawing power,
helping to bring visitors into the area and provide a consumer base that will support continued development.
Existing Transit Connectivity
The Trinity Mills DART Station and future transit-oriented development are key components for the redevelopment potential of the district covered by this study. This future development, located at the southeast corner of PGBT and I-35, will act as a powerful catalyst to
spur related development down MacArthur Road to the east as well as north along Dickerson. Opened in late 2010, this DART light rail
station provides commuter train connections to much of the Metroplex via the Green Line. The DART line is also planned to connect to
the DCTA A-train, opening in June 2011, which will stop at DART’s Trinity Mills Station and connect Carrollton to Lewisville and Denton
to the north (Figures 1.3-1.5).
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Figure 1.3 - DART Green Line Stations

Figure 1.4 - DART Users

Figure 1.5 - Trinity Mills T.O.D. Concept
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Existing Zoning
The existing zoning is primarily commercial and light industrial, with some office and multifamily residential. A large portion of the undeveloped tracts are within the Furneaux Creek floodplain, and the site at the corner of Raiford Road and Trinity Mills is home to the
future hotel and conference center. The large undeveloped tract to the north of Furneaux Creek is zoned single-family residential and is
adjacent to a large open space tract along Cemetery Hill Road (Figure 1.6). The study area is predominantly surrounded by traditional,
detached, single-family homes located within traditional suburban neighborhoods.

Figure 1.6 - Existing Zoning

Elevation & Topography
A natural drainage system flowing through this area provides ample topography, the majority of which can be utilized to enhance development. The three sites of concern within the focus area which present potential topographical constraints are: the Furneaux Creek
corridor, the proposed hotel site and adjacent parcel, and the northwest corner of the study area. These areas were examined in detail
in terms of elevation, slope, erosion and potential earthwork constraints. Overall topography and slope studies are shown in Figures
1.7 and 1.8.
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Figure 1.7 - Existing Topography
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Figure 1.8 - Existing Slopes
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Furneaux Creek Corridor
The Furneaux Creek corridor runs east to west though the study area. The portion of the creek east of McCoy Road was channelized
in 2005, and the community response was significant. Many residents were concerned about the loss of wildlife habitat and woodland
area. The City mitigated much of this area by working with the U.S. Army Corps of Engineers, planting 455 young trees and implementing landscape improvements in many restoration areas. Due to this response, extra care must be taken when considering creek
improvements. In addition, stormwater management and habitat preservation should be a priority.
Now part of Nob Hill Greenbelt, a public greenway that is closely watched over by the Carrollton Friends of the Greenbelt (CFTG), the
area is a primary focus amongst nearby residents. The CFTG is a non-profit community organization comprised of residents living along
the Nob Hill Greenbelt. Their mission is simple: preserve natural habitat along the stream corridor (Figures 1.9 & 1.10).

Figure 1.9 - Furneaux Creek

Figure 1.10 - Furneaux Creek

Although the Raiford Road portion of Furneaux Creek and its northern tributary are not part of the Nob Hill Greenbelt, the community
response to previous channelization efforts must be recognized and considered for future development efforts (Figure 1.11).

Figure 1.11 - Nob Hill Greenbelt

PART ONE: BACKGROUND & ANALYSIS

7

Existing erosion and unstable slopes along the banks and bottom of the creek must be stabilized in some manner to control future
damage. A study completed in 2008 by Nathan D. Maier Consulting Engineers, Furneaux Creek Reach #1 and Tributary – Reclamation
Concept Analysis, comprehensively addresses the erosion issues and presents several possible solutions.
Based on the erosion study and existing community concerns, the design team recommends a combination of stream realignment and
channelization. A solution similar to the 2007 alternative proposed by the stream study would be the best solution, though a higher
emphasis on natural systems and habitat preservation would be recommended (Figure 1.12). This solution allows for reclamation of
developable land while solving the erosion problem; it is also cost-effective and allows for future dedication of open space that may
be utilized as habitat. The City has already allocated a large portion of open space along the creek where future alignment would take
place, and the opportunity to extend the open space system westward would easily be accomplished. The Furneaux Creek corridor must
be altered and improved to accomplish the following goals:
•
•
•
•
•
•
•
•
•

Prevention of continuing erosion issues
Preservation of natural habitat
Conservation of open space
Preservation of aquatic resources
Reclamation of developable land for the northern tributary
Continuation of existing landscape design ideals
Connectivity to existing greenbelt and trail system
Connectivity to Trinity Mills T.O.D. and adjacent parks
Connectivity to the 100-foot greenbelt on McCoy

Figure 1.12 - Furneaux Creek Reach #1 and Tributary – Reclamation Concept Analysis
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Hotel Site
This site, because of its location at the intersection of PGBT and Raiford Road, has the potential to act as a major catalyst for redevelopment. The site location is similar to the T.O.D. site along East Trinity Mills, which acts as the other end of the axis for redevelopment on
the east side of the district.
The proposed hotel site at PGBT and Raiford Road has existing topographical and slope concerns that must be addressed prior to
development. The site itself possibly contains a massive amount of fill from the excavation of the PGBT highway construction. This fill
area must be studied for construction potential.
The topography makes the lot very difficult to access from Raiford Road or Trinity Mills Road because of steep slopes, and the site itself
is one of the highest points in the area. While being a high point is a benefit in terms of visibility and viewsheds, it will be more beneficial
to grade this site out and push the fill north in conjunction with the realignment efforts along Furneaux Creek.
A 100-foot-long conservation buffer currently exists along McCoy Road. This buffer acts as a screen between the neighborhood to the east and
the hotel site and is to remain undeveloped; it has the potential to include trail connections but does not permit vehicular access (Figure 1.13-1.14).

Figure 1.13 - Existing Stockpile & Conservation Buffer

Northwest Parcel
The northwest parcel of land is located along Old Denton Road and the alleys within the Palisades Point neighborhood. Although there
are several constraints to development there is also a great opportunity to create a variety of attached and detached housing that take
advantage of Furneaux Creek by fronting housing along the street, similar to the neighborhoods to the west. Additionally, Old Denton
Road can be enhanced to create a better visual and pedestrian corridor through the implementation of good urban design standards.
There are fill areas from the construction of the PGBT as well as significant topography down to Furneaux Creek and its northern tributary which present some development constraints. The fill areas will require the same investigation as the areas on the hotel site, while
a mass grading effort can resolve many of the other slope issues.
Very few significant trees exist on site, and preservation efforts would most likely not prove economical or necessary; the remaining plant
material is predominantly understory and scrub planting. The tree groves along Furneaux Creek should be preserved as natural habitat
as well as to maintain the natural setting along the creek corridor.
The northern tributary flowing into Furneaux Creek consists primarily of stormwater runoff from adjacent communities. The volume of this water and
the velocity at which it discharges into the tributary are substantial; the problems created by erosion make leaving the stream in its existing condition
unreasonable for future development goals. Currently, engineers are working with the US Corps of Engineers to pipe a majority of the flow while
preserving a natural stream along the existing watercourse. This not only solves the drainage issues caused by adjacent development but also
provides an opportunity to create a regional amenity in terms of a small lake or natural water feature along the creek corridor.
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Design Issues
There are several design issues that must be considered for this development effort to be successful. Political issues such as existing
parcel locations and ownership must be identified in order to redevelop with different land uses. Existing infrastructure must also be
considered; street alignments and thoroughfare conditions must undergo changes, and existing utility infrastructure should be utilized
whenever possible.
All of the issues previously discussed must also be considered from a timing standpoint. An effort this comprehensive in nature must
allow for a large time commitment, and must be considered in terms of regional long-term development rather than quick project turnaround. Existing uses must be allowed to undergo a “gentle failure,” a process by which properties undergo several changes over the
course of many years. By remaining sensitive to existing uses in terms of timing, the project can get support from local property owners
and redevelopment efforts can gain traction from the community.

Analysis
After considering the existing conditions and regional context in relation to the purpose of this document, a comprehensive analysis
was developed in order to look at the issues holistically (Figure 1.14). From this analysis a series of opportunities and constraints was
developed to determine the project’s development potential and direction.

Figure 1.14 - Opportunities & Constraints
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PART 2 - STRATEGIES FOR SUCCESS
A Shared Vision for the Future
Collaboration is essential to the successful fulfillment of this vision. The City, potential developers and the community must come together to become leaders in suburban redevelopment. In order to set the model for other communities a new standard must be created—a
comprehensive example of rehabilitation that will remain relevant to future generations. Planning charettes and open forum discussions
will help involve the community and make residents active participants in this effort (Figure 2.1).
The creation of a community character that respects the City’s Comprehensive Plan, while relating to the area’s history, culture and geography, is a key element to this effort. The team must anticipate the
need to be flexible and, when necessary, bend … but don’t break.
It is also important to recognize the scale of this effort: Continuous
support and participation from the community and, most importantly,
the City are paramount to success. Public policy must maintain strict
discipline and be realized over time; the current model of piecemeal
change must evolve into a long-term vision.
This shared vision requires change and growth from all aspects of
development: City officials must approach council meetings and public
hearings differently, developers must become more open-minded and
opportunistic, designers must recognize and respect the pulse of community disposition while always pushing for the long-term vision, and Figure 2.1 - Group Charette
the community must be informed and involved throughout the entire process. Everyone is a stakeholder, and therefore a participant, in
the realization of the shared vision. Interaction will lead to creative solutions and consensus.
Keeping sight of the vision throughout is dependent upon leadership and continued involvement. Consistent progress towards implementation will maintain momentum and help keep the “bigger picture” at the forefront of discussion.

Implement Green Infrastructure & Open Space Connectivity
Green infrastructure can be defined as an interconnected network of natural systems, open space, habitat, greenways, parks and conservation buffers; these elements serve as the lungs of the community. They act as a planned system of green spaces that link urban
areas, transit hubs, residential neighborhoods, cultural centers and other community resources at a regional or community scale. They
consist of outdoor recreation areas, naturalized open space and conservation lands. New development must accommodate open space
connectivity, programmed park space, trail connections and preserved open space (Figure 2.2).
Future community developments must change with the times; energy
consumption is a global problem that demands consideration and
progressive solutions. By exploring renewable energy alternatives in
concert with development planning, we can reduce the impact on the
environment and work towards sustaining a balanced, healthy community. Alternative energy resources will allow communities to protect
environmental systems while supporting ideals geared toward carbon
neutrality. Encouraging opportunities to reduce, reuse, recycle and
conserve natural resources can help ensure residents, tenants and
visitors work toward minimizing consumptions on buildings and infrastructure, reducing the carbon footprint and preserving potable water.
Responsible stormwater management and reliance on natural systems such as wetlands, ponds and bioswales will help reduce runoff
while lowering traditional infrastructure demands.

Figure 2.2 - Typical Community Open Space
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By implementing a sustainable plan of action we can meet community needs for parks and open space, manage stormwater runoff
with natural systems and alternative design solutions, help shape urban forms, provide necessary buffers between incompatible uses,
emphasize outdoor living and interaction, and create outdoor uses that support clean, low-impact living.

Appropriate Land Use
Creating a vibrant, livable community that celebrates diversity and encourages a walkable lifestyle is critical to success. The community
must include engaging, high-quality civic spaces as organizing features and gathering spaces, as well as encourage a mix of complementary land uses. In order to support different demographics and maintain a vital, dynamic, lively neighborhood, the community must
provide housing options to meet the needs of a diverse population.
The old model of the American Dream has evolved; with the decrease in family size and an unwillingness to relocate to suburban areas
on the fringe, the new model must include a variety of housing types and opportunities. The mixed-use, walkable community is replacing
the conventional subdivision, creating opportunities for more diverse housing types and price points. Traditional, detached single-family
homes are now being mixed with rentals, townhomes, and multifamily apartments, and all support a variety of people and lifestyles. This
mix of housing options also allows for a mix of incomes, and many residents may have the ability to work near their jobs.
The vicinity of a major transit hub and employment centers to this development makes it favorable for higher-density housing with many
amenities. These areas provide the customer base to support neighboring retail and help develop the core of the transit-oriented development, and they also provide an ideal situation for shared parking.
In addition to varying housing types, the sharing of buildings for a mix of uses is also necessary. Besides providing for housing, a successful mixed-use development must also provide employment, retail and public services. In order to support a mix of uses, the development must optimize connectivity, avoid superblocks, provide pedestrian and vehicular infrastructure as enablers, encourage pedestrian
interaction, promote public/private partnerships, share parking and understand that everything doesn’t need to happen in one place—it
just needs to support other developments. The key is connectivity.
The Raiford Overlay District has potential to capitalize on all of these elements. By redeveloping using mixed-use strategies and implementing good urban design, this community can provide a template from which future communities develop. This development must
embrace integrated land uses and avoid the traditional trend of segregated land use (Figure 2.3).

Figure 2.3 - Traditional vs. Integrated Land Use
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Housing Types
In order to achieve success in new development efforts, this project must create a variety of mixed-use and single-family detached housing options. Residential buildings may include, but are not limited to, single-family detached homes; townhomes with walk-up porches
and rear-loaded, tuck-under parking; four-story residential with structured parking wrapped by residential units; and mid-rise podium
products that may have courtyards or green roofs on the top level of parking. The principal architectural concept for this overlay area
is to provide a diversity of style and product with consistent quality. Materials and styles may change between and within blocks and
emphasis should be placed on corners and intersections.
Detached Single Family
Single-family homes are suitable for families as well as young professional adults; they represent ownership pride and neighborhood
culture. Critical architectural elements are common front yards, alley service, front porches, friendly building scale to the street, simple
material palettes, and proper articulation to create shadow lines and depth (Figures 2.4, 2.5).

Figure 2.4 - Traditional Neighborhood Example

Figure 2.5 - Traditional Neighborhood Example

Townhome
Catering to a more active lifestyle, the townhome is ideal for young professionals, starter families and older adults who wish to own a
home but still prefer a level of maintenance and care provided by mixed-use living as well as an urban character. Crucial design elements include vertically oriented operable windows, stoops or porches, and covered entries, window boxes or planters. Providing residents with ways to personalize their homes is important, and orienting entries to common open spaces is encouraged (Figures 2.6, 2.7).

Figure 2.6 - Townhome Example

Figure 2.7 - Townhome Example
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Wrap
Residential product such as three- to four-story wrap-style buildings should retain urban character and orient primary entries toward the
street scene. Parking garages should always be screened behind buildings and have well-marked and appropriately articulated entries
and exits for vehicles. Garage entry locations must coordinate with pedestrian sidewalks and provide safe, convenient access for both
vehicles and pedestrians (Figures 2.8, 2.9).

Figure 2.8 - Wrap-style Example

Figure 2.9 - Wrap-style Streetscape Example

Podium
Mid-rise product, or any residential building built with integrated parking in a podium, should maintain the same urban character as that
of wrap or other mixed-use buildings. The ground floor should be part of the street scene and utilize retail or office space to help activate
the street level. As in wrap-type housing, garage access should be carefully considered and integrated into the fabric of the district
(Figures 2.10, 2.11).

Figure 2.10 - Podium Example
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Figure 2.11 - Podium Example

Good Urban Design
Good urban design is comprehensive in nature; it encompasses all
aspects of quality community development and must be applied universally to maximize impact. It combines common sense with an understanding that less is more. It acknowledges a community is only
as good as the sum of its parts and recognizes that all components
are interconnected yet interdependent. The strategies that follow examine urban design in terms of streetscape and street design, walkability and open space integration, architecture and building materials, and diversified land use.

Unified Design Elements
Figure 2.12 - Unifying Design Elements

Community character is first developed by how things look—buildings, streets, walks, landscape areas—these are the elements that
define community environments. By implementing unified design elements into the design, the community can sustain character, vitality
and uniqueness without committing to a particular style or trend that may become outdated or common. Emphasizing design standards
that address orientation and location, scale and proportion, articulation and materials into a cohesive design strategy will create a timeless character unified by a common urban streetscape.
New development should be sited and designed to encourage human activity on the street. Promoting active, customer-oriented storefronts at street level and encouraging outdoor dining will help energize the street scene. Entrances should be visible from the street,
inviting people in, and outdoor spaces should be shaped by a combination of building and landscape masses. Oversized spaces that
discourage commitment should be avoided.
Building Orientation & Location
The orientation and location of specific building types must be considered in terms of street frontage, access, setbacks and parking.
Retail and mixed-use buildings should be laid out to create an attractive pedestrian environment, and the following standards should
be met:
• Windows at grade
• Shade from trees and awnings
• Uses fronting major thoroughfares should have the primary building façade set back 10 to 20 feet from the curb and have
parking located behind the building (Figure 2.13)
• Buildings along PGBT should allow one bay of parking between the service road and the front façade (Figure 2.14)
• Corner lots should emphasize corner entries that embrace the intersection and allow uses above access and away from the
corner (Figure 2.15).
• Landmark features that create a focus and identity shall be included for buildings located at the terminus of a street or at the
intersection of streets. Such features should include a portion of the building that is taller as well as a wall portion set forward
in relation to building height; these buildings may encroach upon the setback as long as the pedestrian corridor is preserved.
• Other articulation changes may include wall material changes, window design, roof design changes and lighting effects.
• It is recommended that buildings generally be two stories or taller, with ground-level retail and upper-level office, lodging or
residential uses.
• Roof design should limit pitched roofs to being symmetrically pitched, and flat roofs should require parapets of sufficient
height to screen rooftop systems (mechanical, ventilation, etc.)
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Figure 2.13 - Building Orientation

Figure 2.14 - Typical PGBT Frontage

Building Articulation
Building articulation is a simple yet effective way to enhance a community. Emphasis should be placed on corner lots with changes in vertical
elevation and façade detailing:
• Walls should show articulated base courses and cornices
• Buildings should have horizontal banding above the first
story
• Elements such as pilasters, cornices, windowsills, string
courses, lintel and rustication should be encouraged
• Primary entries at grade should be set back from the main
façade and changes in plane such as offsets, reveals or
ribs
• All buildings shall be designed and constructed in tri-partite
architecture to express a base, midsection and top (Figure
2.16)
• The base and tops of buildings must vary in material; the
heavier material should be used at ground level
• All facades should include articulated ground-floor levels, Figure 2.15 - Typical Corner Lot Conditions
minimum overhangs at eaves, enhanced cornices, limited material changes and incorporated architectural elements
• The ground floor of the building façade should have a portion of its length contain covered walkways, open colonnades, trellis
or similar shade devices, awnings, covered entrances, arcades or windows

TOP
MIDSECTION

BASE

Figure 2.16 - Tri-Partite Architecture

PART TWO - STRATEGIES FOR SUCCESS

16

Building Materials
Implementing a diversity of high-quality, long-lasting materials into the design vocabulary is important to sustaining a healthy, lasting community.
• Exterior facades should incorporate a mix of at least two building materials other than metal and glass
• All materials should be high quality and durable—faux veneers are discouraged
• Only durable materials such as stone or brick should be allowed on the first level
• Up to 35% of (three-step process) stucco may be allowed above ground floor
• Retail at grade should have 60 to 80 percent of the ground-floor facade as windows to create an inviting and attractive space
Street Network
The traditional urban form is based on a fine-grain street network, essentially opposite of typical suburban streets developed today. As
land is subdivided and parcelled, travel efficiency, convenience and connectivity are greatly increased. Smaller blocks are preferred by
pedestrians, as they allow for weaving through the street network and taking more direct routes. A compact, simple street network also
increases vehicle efficiency by allowing multiple routes to one destination, proving safer than large arterials with many lanes (Figure 2.17).

Figure 2.17 - Suburban Street Network vs. Traditional Urban Street Network

Streetscape
Great streets are fundamental to successful urban design; they exude character and scale while providing accessibility. Streets provide
the structure that supports a community; they are the connectors. More than public utilities, they are the foundation for communication
and access. Our dependence on automobile travel as a society demands constant improvement and expansion of streets and thoroughfares. Though our dependence on streets and highways is not going away, we are seeing a shift in the way streets are designed
and managed. Urban design demands that we design for the person and the car rather than just the car; streets must be shared by
pedestrians and cars alike. Simple changes such as narrowing pavement widths, adding sidewalks and landscape strips, limiting visual
clutter such as parking lots and garages, and slowing traffic speeds can help achieve this shared road concept.
In addition to streetscape design, it is important to look at street layout from a planning or overall circulation standpoint. It is critical to
understand relationships to existing and future transit systems, as well as pedestrian systems, and these are addressed in detail in the
in the circulation and mobility strategies section.
Compact, smaller streets—and more of them—eliminate the need for arterials, and context-directing thoroughfares enhance the street
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experience while maintaining their functionality. “Road Diets” are becoming more common, both for traffic calming and aesthetic reasons. While safety and convenience are the primary elements of traditional street design, instituting urban design principles can create
friendly, active street scenes while maintaining the core elements of street design. By providing direct and enticing routes and multiple
connections, mobility and circulation will become enhanced and interesting views and destinations will be created.
The current street system in Carrollton is designed strictly for the automobile, and efficiency in travel and safety are the primary concerns
behind its design. The recent street improvements in downtown Carrollton show innovation and leadership for future street designs. This
street design caters to the pedestrian or cyclist and allows on-street parking while still serving the traffic volume and slowing cars for
safety as well as providing additional space for landscape and parking.
The close vicinity of I-35 and President George Bush Turnpike provides easy access to highway transit, so there is not a need for additional arterials or larger streets; in fact, reducing local arterials is a key element in the redevelopment of this area. Old Denton Road and
Raiford Road/MacArthur Drive are two exiting streets in need of enhancement to embrace good urban design and cater to mixed-use
redevelopment.
Raiford Road/MacArthur Drive is currently built as a four-lane divided collector and is grossly oversized. Changing Raiford into a twolane divided street, adding on-street parallel parking and providing sidewalks on both sides will activate the street scene and reduce the
speed of vehicular traffic (Figure 2.18). Future developments can embrace this streetscape by placing buildings closer to the street and
creating outdoor activities such as dining and seating. The median will provide green space and opportunity for street tree planting. It
also recommended that the continuation of Raiford Road currently named MacArthur Drive be change to West Raiford Road to provide
identity and consistency.
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Figure 2.18 - Raiford Road
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As discussed earlier, open space is a key element to good urban design and is fundamental to creating walkable, pedestrian-friendly
environments. By developing an integrated land use plan that is connected and walkable with a commitment to open space, the outdoor
environments become vibrant and comfortable, embracing activity within different uses.
Providing pedestrian connections to transit will also create more outdoor activity, and it should be a goal to maintain a ¼ - ½ mile walking
radius to transit connections and parking centers, as well as connections to open space or park areas. Walking only becomes a viable
option in communities that are compact, have appropriate infrastructure, are close to attractive destinations, and have a simple, direct
route. Extensive walking distances to transit centers and key destinations should be avoided, although established routes should be
easily located.

Figure 2.19 - Open Space Connectivity
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Streetscape Elements
The following streetscape elements should be implemented to create a vibrant, active
environment in which pedestrian accessibility and safety are priorities; the addition
of the elements should promote outdoor participation and activate the street scene.
Streetscape elements include, but are not limited to, on-street parking, planter strips,
street trees, public art, sidewalks, tree grates, sidewalks, crosswalks and approved
street furnishings.
On-Street Parking
Private and public streets, if applicable, should incorporate on-street parallel parking
or head-in parking. Parking areas and stalls should consist of materials consistent
with the intersection or crosswalks; they should be differentiated from the drive lanes
using a change in materials, color or texture. Parallel spaces should accommodate
larger vehicles comfortably and be located in groups of three to five spaces between
medians or islands. Parking should also mirror the opposite side of the street wherever
possible (Figure 2.20).
Landscape areas are essential to softening street edges as well as providing separation between vehicular and pedestrian areas; they provide convenient and definitive
breaks for pedestrian access and direct traffic flows toward crosswalks and other identifiable access points. Planter strips need not be continuous and may be replaced by
tree grates and individual beds in more urban conditions.

Figure 2.20 - On-Street Parking Example

Street Trees
In addition to ground plane planting, planter strips should contain street trees at an interval defined by street type; an average of 30 feet
on center is a preferable interval, and it is important to consider mature growth sizes so as not to overcrowd the streetscape (Figure
2.21). Tree species and spacing should be matched on both sides of the street to ensure spatial continuity and uniform canopy cover,
and species that grow to a mature height of 40 feet with full canopies are preferred. Trees that suffer from excessive limb drop, heavy
fruit or nut crops, invasive root systems or allergen production should be avoided.
Approved street trees are:
• Urbanite Ash
• Shumard Oak
Species differentiation should be based on street type and adjacent uses and spacing may be modified to accommodate conflicts
with utilities and sight lines.

Figure 2.21 - Street Trees Over Time
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Public Art
To create interest within the streetscape, activate civic spaces and bring cultural interest into the district, art and sculpture should be
required at key points, intersections and civic spaces within the Overlay District (Figures 2.22, 2.23).

Figure 2.22 - Public Art Example

Figure 2.23 - Public Art Example

Sidewalks
Sidewalks should be mandatory along all streets and should integrate the trails system through connections and extensions; they should
act as the primary pedestrian conveyance system. Walks in urban areas should be a minimum of 12 feet wide, and five feet wide in
single-family areas. Implementing enhanced materials and textures on sidewalks is encouraged, and implementing tree grates where
necessary should be considered when planning the streetscape (Figure 2.24).

Figure 2.24 - Typical Urban Sidewalk Condition
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Street Furnishings
One of the most important elements in an active streetscape is the presence and unification of street furnishings. These include benches, bike racks, street signs, street lighting, and trash and recycling receptacles. The style of furniture should be timeless yet identifiable,
durable yet sustainable, accessible yet comfortable. Seating areas and receptacles should be placed every 200 feet or less to promote
pedestrian interaction, and light standards should reflect the scale of the street and surrounding buildings. Furnishings should complement the surrounding design elements and not distract from the area by being too site- or time-period specific. Examples of appropriate
street furnishings are shown on pages 24-25 and are outlined in the Design Standards Manual.

Figure 2.25 - Site Furnishings
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Figure 2.26 - Site Lighting
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Figure 2.27 - Planter Pots
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Develop Mobility and Circulation Options
A community’s circulation system should, above all else, provide connectivity within the community and promote walking, cycling, transit
as well as automobile transportation. The community should explore ride/share programs, commuter shuttle opportunities, community
biking and jogging programs, and other sustainable options to help reduce the carbon footprint. An integrated system that recognizes
the need to accommodate the pedestrian should include convenient pedestrian connections that are short, continuous and direct.
With connections to DART and the DCTA already under development, Carrollton is presented with a great opportunity to link to and
expand upon the connectivity within the community. Providing open space connections to the Trinity Mills DART station should be a
priority within infrastructure designs. These transit systems must be considered during development rather than added on after the fact;
the idea of a car-based culture must be expanded upon to include alternative transportation options.
The proximity to major thoroughfares and existing transit routes already in place in Carrollton should be considered in future circulation
development; an emphasis on open space and pedestrian connectivity should also drive future roadway design.
The traditional concept of free parking must also be rethought; it is no longer the sole responsibility of individual properties, but rather
an obligation of collective development. Instead of huge expanses of unsightly and wasteful parking lots, shared lots and structured
parking should be utilized, taking advantage of every opportunity to make one parking spot support the demand of two. Parking needs
to be considered in terms of a collective resource rather than individual requirements.

Embrace Community and Society
Traditional suburbs and fringe developments so often lack character, yet a sense of place is integral to successful development. By
encouraging strong community ties and providing opportunities for recreation, arts and education, a diverse community that appeals
to people of all income levels, ages, life stages and backgrounds can be created. It is important to provide indoor and outdoor spaces
that promote community gathering, socializing and recreation. For example, the community should promote local farmers, provide opportunities for farmers markets and community gardens, and foster an active lifestyle and physical fitness. It should provide a community
environment that promotes safety and individual well-being. Simply, the community should simply embrace healthy living and active
lifestyles.

Create Meaningful Destinations
Developing places with rich and engaging urban character is essential to creating vitality, promoting social interaction and achieving
consistent economic growth. Indeed, vibrant and aesthetically pleasing destinations draw in visitors and catalyze a host of benefits to
their communities. A key element of creating such meaningful destinations is achieving a unique and inviting sense of place.
There are a variety of techniques for creating a dynamic sense of place, and thoughtful urban design approaches can play an essential
role in creating that desired character. It is of great importance to ensure that prominent buildings serve as landmarks. A building can
serve as a landmark largely from its unique architectural character; buildings with compelling aesthetics and pleasing design features
innately command attention and become iconic. Through prudent design, such structures can be emphasized through carefully constructed views, terminating a street at a prominent building, or cohesive architectural detailing or design elements. It is important to
provide sightlines and views to and from focal points and key destinations.
A sense of place can also be attained through iconic elements other than buildings. A variety of opportunities exist to create a unique
identity ranging from civic open space such as plazas or amphitheaters, artwork, water features, interactive elements, etc. When such
elements convey a distinctive character that is easily recognizable, patrons will associate them with the particular destination, affording
the community a strong identity. These steps will help this project to be viewed as a national model for suburban redevelopment.
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Develop Intelligent Landscapes and Encourage Biodiversity
The landscape plays an integral role in the aesthetic and functional character of a place. It is the connective fabric between structures
and the realm in which the most meaningful memories are made. Beyond providing a visually pleasing sense of place, the landscape
can provide invaluable functional benefits such as biofiltration of stormwater, carbon sequestration, improved air quality, erosion prevention and other beneficial outcomes. It is a key element in this redevelopment toolbox.
The most effective means of attaining functional benefits from the landscape is utilizing native and/or regionally adaptive plant materials.
These species are better suited to their local climate and most often require less irrigation, as regionally appropriate species are better
suited to withstand the North Texas climate. Moreover, using native and adaptive species helps attain a regionally authentic character
that further promotes identity and a sense of place. It is also advisable to preserve, create and restore ecological diversity to the greatest
extent possible. Ecological biodiversity supports the natural ecosystem processes mentioned above and adds aesthetic and educational
value. These ecological functions promote environmental stewardship, making the landscape a vitally important element in the design
of a place.

Economic Development and Viability
Astute fiscal planning is integrally intertwined with the vitality and longevity of a community. While there are many means for community
enhancement, dollars are most often the fuel for change and the lifeblood of a community. Accordingly, it’s of the utmost importance
to develop a financially viable development plan and generate economic opportunities for local residences and businesses. There are
many avenues by which to achieve these objectives that range from grant opportunities to unique funding mechanisms. A variety of
grants exist at the local, state and federal levels, and these dollars can be leveraged and play a critical role in facilitating meaningful
growth in an enduring manner. Moreover, many financing mechanisms exist, particularly through the realm of public/private partnerships. Public financing methods such as Tax Increment Financing (TIF) and Tax Reinvestment Zones (TIRZ) foster positive growth and
provide great benefit to both municipal entities and private development through a symbiotic relationship. Whether grant funding or
any other funding mechanism is utilized, it is essential that community leaders develop a prudent framework that fosters good decision
making.

Develop Regulations that will Facilitate Better Development
Effective and thoughtful regulations help facilitate better development and guide creation of a cohesive, harmonious aesthetic character. It is important to make local regulations flexible in a manner that encourages a mix of uses, narrower streets, denser and more
compact development, and other proven techniques for creating inviting urban destinations. In order to successfully institute discerning
regulations that achieve these goals, it is advisable to develop a set of Urban Design Standards that governs the character of the public
realm by using physical form as the organizing principle. This series of standards offers an alternative to typical zoning ordinances,
using the neighborhood as the basic unit of urban form, and provides design criteria to achieve a unified and desirable development.
Urban Design Standards also afford the advantage of making it easy for developers to make appropriate decisions that add value to
the community.
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PART 3 - KEYS TO SUCCESS
The outcome of careful deliberation and planning, the master plan exhibited herein showcases one possible development/redevelopment option (Figure 3.1). This plan has been developed to fully take advantage of existing infrastructure and opportunities while responding to the unique constraints of the study area. The approach is to develop in nodes as part of a long-term vision.

Figure 3.1 - Master Plan Concept

Create Urban Design Code
Perhaps the most important factor in ultimate success is facilitating meaningful and ongoing participation from community members as
well as key stakeholders. Because the public will largely determine the success of the redevelopment, and they are the end users, it is
critical that the community’s desires, concerns and needs are fully heard and addressed to create mutually shared solutions that serve
all users. Additionally, a specific urban design code is a critical element to guiding redevelopment in a unified and aesthetically pleasing
manner. This can most effectively be achieved through development of the aforementioned code.
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There are several nodes within the development that are critical to overall success and afford grand opportunities. These three areas
will serve as a catalyst for the rest of redevelopment and are essential to overall success (Figure 3.2).

Figure 3.1 - Development Nodes
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Create & Support New Hotel & North Residential Sites
The first node is a planned hotel site. This development has grand potential for three hotel sites, which will activate the street level and
promote vitality. The success of this relies on mitigating existing grade challenges resulting from on-site fill associated with turnpike
development. However, by instituting shared parking, embracing the streetscape by placing buildings right up to the sidewalk, providing
enhanced connectivity through trails and greenways, and other elements of the urban redevelopment framework, the hotel site will spur
positive growth and create long-term value (Figure 3.3).

Figure 3.3 - Hotel Site Concept
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Find the Right Developer for the Trinity Mills T.O.D.
The second key node is a planned transit-oriented development relating to the Trinity Mills DART station (Figure 3.4). This node is
critical because it connects to the DART system as well as the forthcoming Denton light rail network and can be a fundamental part of
creating an urban village. It’s essential to develop strong connectivity throughout the region through this infrastructure and the extensive
park and trails system in the area. While portions of this node are separated by a highway, the site is elevated in a way that allows the
design to overcome that obstacle.

Figure 3.4 - Trinity Mills T.O.D. Concept
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Redevelop Street & Image of Raiford Road & Old Denton Road Intersection
Finally, the intersection at Raiford Road and Old Denton Road is a key node that will greatly impact the redevelopment’s viability. Just
north of this intersection is a planned mixed-density, and possibly mixed-use, development and this juncture will serve as a gateway into
that area. There is great potential on all four corners of this intersection as well as to create a vital urban corridor on Old Denton Road.
Possible steps to this end include acquiring right-of-ways, placing retail right up to the street and calming down Old Denton Road. As
with the other two key nodes, it will be essential to provide enhanced connectivity by tying into the existing parks and trails system. This
intersection plan is not viewed as an imminent undertaking, but a critical part of the overall vision (Figure 3.5).

Figure 3.5 - Raiford Road & Old Denton Road Intersection Concept
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Design Guidelines
From this Vision a series of Urban Design Standards have been developed
to help guide future development with specific direction (Figure 4.1). A copy
of these guidelines is available from the City T.O.D. Manager.

Project Team
City of Carrollton
Peter Braster, Senior Manager, Transit-Oriented Development
Christopher Barton, AICP, Chief Planner
Machael McKay, P.E., Civil Engineer Manager
TBG Partners
Mark Meyer, James Knapp, Adam Arehart, Ryan Parr

Figure 4.1 - Urban Design Standards
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