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I.  INTRODUCTION

Purpose

The purpose of this report is to identify and  analyze the potential for indirect land use
impacts related to the proposed im provements of Interstate Highway (IH) 35E from IH
635 to President George Bush Turnpike (PGBT) in Dallas County, Texas. By definition,
indirect land use im pacts are the lo nger-run and wider-spread cha nges to developm ent
patterns and com prehensive p lans that are i nduced by the transportation im provement.
The analysis of indirect land u se impacts is intended to describe how land use w ill be
different under two alternativ es: one with the proposed transportation improvem ent, and
one without it.

Project Limits

IH 35E is a major north/south thoroughfare constructed in the 1950s and early 1960s that
bisects North Central Texas. Im provements are proposed for IH 35E from IH 635 in
Dallas, Dallas County, Texas to United Stat es Highway ( U.S.) 380 i n Denton, Denton
County, Texas, a distance of approxim ately 28 miles. However, the IH 35E corridor is
currently being evaluated in three se parate sections, each having indepen dent utility and
logical ter mini. This indirec tland us e impact asses sment was prepared for the
Environmental Assessment (EA) and prelim inary design associated with what is referred
to as the “S outh Section.” The South Sect ion extends from IH 635t o PGBT (logical
termini). The construction limits and EA account for transitions into the existing roadway
and extend from IH 635 to PGBT for a distance of approximately five miles. Except for
a small area at the in tersection of IH 35E and IH 635, whic h is in the City of Dallas and
has reach ed build-ou t, the proposed project is within the boundaries of the Cities of
Carrollton and Farm ers Branch in Dallas County, Texas. See Appendix: Project
Location Map.

Methodology

This evaluation for indirect land use im pacts follows the National Cooperative Highway
Research P rogram (NCHRP) Report 25-25, T ask 22, Forecasting Indirect Land Use
Effects on Transportation Projects. Of the six land use foreca sting tools provided in the
NCHRP Re port 25-25 (Task 22), the “Pla nning Judgment” forecasting tool was
predominantly utilized as the fram ework for the analysis. The steps provided for this
specific methodology come from A Guidebook for Evaluating the Indirect Land Use and
Growth Impacts of Highway Improvements (2001) prepared by ECONorthwest and
Portland State University for the Ore gon Departm ent of Transportation. Guidance on
Preparing Indirect and Cumulative Impact Analyses (TxDOT, June 2009) was also
consulted.

According to NCHRP 25-25, Planning Judgm  ent techniques are “suitable for any
jurisdiction,” but especially for smaller jurisdictions with small staff or limited expertise.
For this analysis, Planning J] udgment was selected particul arly because the planners
within the jur isdictions af fected by th e pr oject have relevant  expertise to m ake
determinations about land use developm ent w ith or without the pr oject. Inform ation
obtained from planners was utilized to docum ent the analy sis of land use goalsa nd
trends, build-out analysis, and regulatory mechanisms within the jurisdictions affected by
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this project. This m ethod was deem ed appr opriate to obtain inform ation specific to
potential indirect land use effects based on local expertise and the relatively high level of
build out in the area. The Planning Judge ment method was coupled with Cartographic
Methods. Maps showing a study area around the proposed IH 35E improvem ents along
with potential displacem ents and floodplains was distributed to planners for their input.
Planners ide ntified areas where they determ ined that d evelopment would like ly occ ur
partially attributable to the proposed project, where the corrider was not already built out.
A quantified estim ate of the project’s potenti al to induce developm ent is included with
the results of the interviews in Section I'V.

This analysis includes a discussion of Existing and Forecast Conditions and an
Assessment of Indirect Land Use Im  pacts. The results o fthat analy sis are included
herein.

Il. FRAMEWORK FOR EVALUATION

Definition of Indirect Land Use Impacts

According to the Council on Enviro nmental Quality (CEQ) definition, indirect im pacts
are “caused by the actio n and occur later in time or farther rem oved in distance, but are
still reasonably foreseeable” (40 C.F.R. §1508.8) . Indirect impacts m ay include growth-
inducing effects and other effect s related to induced changes in the pattern of land use,
population density or growth rate, and relate d effects on air and water and other natural
systems, including ecosystems. For the purposes of this analysis, the indirect impacts
assessment is limited to land use and the effects of the proposed reconstruction of IH
35E.

Potential impacts to land use include residential, commercial, and industrial development;
floodplain encroachm ent; visual im pacts; pre-emption of farm lands; regional econom ic
growth; public im provements such as bus  stops; and general increased dem and for
community facilities.

Measuring Indirect Land Use Impacts

The key variables suggested by the NCHRP Report 25-25 (Task 22) that might contribute
to measurable changes in local development patterns in response to a transportation
improvement include:

= Change in accessibility. This is ty pically the most im portant variable.
The key measures are average trip time, volumes, and mobility.
= Change in property value. Likely changes in land price m ay influence

development.

= Expected growth. Forecas ted po pulation an d em ployment data may
indicate th e pressure to develop where good access and services are
available.

» Relationship between supply and demand. Determ ine how m uch
vacant, buildable land exists in the study area com pared to the rest of a
larger city/area/region. The more limited the supply is relative to demand,
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the m ore likely im proved acce ss would inc rease the p robability of
development.

= Availability of other services. Acc ess alone is not suf ficient to trigg er
development; other key public faciliti es like sewer and water often m ust
be available to the study area at a reasonable cost. If they are,
improvements in access are more likely to facilitate land use change.

= Other market factors. Iden tifying arcas of growth and com paring the
study area market to other areas can identify other market factors.

= Public policy. Determine whether or not public polic ies that allow la nd
uses to change can resist pressure for development.

The assessment of these key variables for indi rect impacts should take into consideration
two questions: (1) How likely is it that a transportation project will be followed by some
noticeable c hange in the land use that would not have oc  curred in the absence of t he
project or sooner than anticip  ated? (2) If such changes did occur, would they be
consistent with the comprehensive plan?

I11. EXISTING AND FORECAST CONDITIONS

Description of the Proposed Project, the Study Area Boundary, and the Time Frame
for the Indirect Impacts Analysis

Description of the Existing Conditions

IH 35E traverses portions of the Cities of Carrollton and Farmers Branch. Land uses are
primarily comm ercial/retail, with som e office use, throug hout the project area. Some
industrial properties are found in the City of Farm ers Branch just north of Valley V iew
Lane. Transit-oriented commercial businesse s are clustered around the intersections at
Beltline Road and PGBT.

Description of the Existing and Proposed Project

The curren t facility co nsists of s ix m ainlanes (thr ee in e ach dir ection) with two -lane
frontage roads. The existing righ t-of-way (ROW) typically varies from approximately
250 to 300 feet (ft). From the project begi n at IH 635 nor th to Valley View Lane , the
ROW width is approx imately 1,200 ft to acco mmodate interchange movements, a river
crossing, and a nearby railroad. T he ROW width near the project end at PGBT is
approximately 300 ft to accommodate turning movements.

The Texas Departm  ent of Transportati  on (TxDOT) proposes the expansion of
approximately five miles of IH 35E within the Cities of Carrollton and Farmers Branch in
Dallas County. The project lim its extend from IH 635 north to PG BT. The project
location m ap in the Appendix illustrates th e project lim its f or this environm ental
document. The proposed construction plans include:

¢ FEight mainlanes (four in each direction);

e Two to four collector distribu tor lanes (each direction) from north of Sa ndy Lake
Road to PGBT;
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e Four concurrent tolled High Occupancy Vehicles (HOV)/managed lanes (variable
lanes and width) in the center median of IH 35E;

e Two to three-lan e continuous frontage ro ads in each direction along the entire
project corridor including auxiliary lanes at the cross streets;

e Proposed overpass and improvements/extension of Dickerson Parkway,

e (rade sep aration of the frontage ro ads and DART railroad tracks at Belt Line
Road, and

e Approximately 86 acres of proposed ROW and approxim ately one acre of
proposed easements.

IH 35E would be operated as a HOV/  managed facility. According to the Regional
Transportation Council’s (RTC) Managed Lane Policies, utilitzing managed lanes would
require toll collection for both single occupancy and high-occupancy vehicles. A reduced
toll rate (half price) would be applied  towards HOV and publicly-operated vanpools
during the AM and PM peak periods. During the off-peak periods, HOVs would pay the
same toll as single occupancy vehicles.  The RTC m ay choose to phase out the HOV
discount for the AM and PM peak periods on ce the air quality attainm ent maintenance
period comes to an end. Mainlanes and frontage roads, including the proposed added
capacity, would remain non-toll for all users.

Study Area Boundary

The context for the indirect land use im  pacts assessm ent is the m unicipalities lo cated
adjacent to the proposed project: the Cities of Carrollton an d Farmers Branch in Dallas
County. Any direct im pacts associated with the proposed project would be absorbed by
these; therefore, it is reasonable to assum e any physical indirect im pacts (e.g. land use)
would also be concentrated adjacent to th e facility. The munici palities are show n for
reference.

With specific regard to indirect land use impact assessment, a 1,200 foot wide Area of
Influence (AOI) on either side of the proposed right-of-way was identified for additional
coordination about potential i nduced land use developm ent. This boundary was later
modified in accord ance with sugg estions fr om planners in each ju  risdiction. This
approximate 1,200 foot wide AOI was determ ined to be a reasonable distance from the
existing [H 35E where induced land use development could be expected to occur partially
attributable to the road way improvements. Other boundaries were not selected because
they were not better than a 1,200 foot boundary. Roadway arterials were not selected to
define the AOI because land uses are largely already built out between IH 35E and Luna
Road or SH 161 to the west, and between IH 35E and Josey Lane to the east. In addition,
roadway arterials only run para llel to IH 35E f or the southern portion of the project, and
IH 35E has no parallel a rterials once it heads no rthwest at an angle from Beltline Road.
Natural boundaries were not selected because the Trinity River is on average more than a
mile west of IH 35E, with no clear natural ba  rrier to the east. Upo nreview by local
planners, suggestions w ere made to adjust the buffer based on lo cal knowledge. T hose
adjustments were made and the resulting AOI is considered to be even more appropriate
to the project as a result.
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Time Frame for Indirect Impacts Analysis

The temporal boundary for the indirect land us e impacts analysis is the year 2030. The
year 2030 was chosen to correlate with pl  anning horizon in the North Central Texas
Council of Governm ents (NCTCOG) Mobility 2030 - 2009 Amendment, the City of
Carrollton’s Comprehensive Plan (2003), and the City of Farmers Branch Comprehensive
Plan (1990).

Population and Employment Forecasts

The NCTCOG De mographic Forecast provid es long-range, sm all area population,
household, and em ployment projections for use in intra-regional infr astructure planning
and resource allocations in the m etropolitan area of North Central T exas. The forecast,
which is conducted for the 10 counties surr ounding the Dallas-Fort W orth (DFW) urban
core (Collin, Dallas, Denton, Rock wall, Tarran t, Ellis, Joh nson, Kaufm an, and Parker
Counties), p redicts gro wth of al most 4 m illion persons b etween 200 0 and 2030. By
2030, the area is expected to reach 9.1 m illion persons and approximately 5.4 m illion
jobs. The forecast was developed usinga federally reco gnized land -use m odel that
allocated households and employment to the 10 counties for a regional control total, then
disaggregated the totals to forecast districts, cities, and counties. Local m unicipalities
worked with NCTCOG staff to ensure that local government land use and comprehensive
plans were included in the forecast. A task fo rce of local officials from city, county, and
transportation entities acted as a governing body for the process and endorsed the forecast
for approval by the NCTCOG’s Executive Board.'

Table 1 summ arizes the 10-County NCTCOG area as well as the study area’s
demographic forecast from 2000 to 2030. Th e study area’s population and em ployment
are anticipated to increase by approxim ately 22 and 67 percent, respectively, from 2000
to 2030. The City of Farmers Branch is expected to experience higher population growth
and employment through 2030 than the City of Carrollton. Com pared to the 10-County
NCTCOG area, the stu dy area’s p opulation for ecasts reflect m ore conservative growth
rates; however, the employm ent forecast for th e City of Farm ers Branch is higher than
the 10-County NCTCOG area.

Table 1: 2030 Demographic Forecasts

Area 2000 Demographics 2030 Demographics % Change 2000 - 2030
Population | Employment Population Employment | Population | Employment

10-County

NCTCOO Arca | 3:067:400 3158,200 9,107,900 5,416,700 79.7 71.5

City of 109,364 68/199 124,086 83,148 13.4 21.9

Carrollton

City of Farmers 28,028 75,013 43,978 156,798 56.9 109.0

Branch

?t;g?’ Area 137,392 143,212 168,064 239,946 223 675

Source: North Central Texas 2030 Forecast, http://www.nctcog.org/ris/demographics/forecast.asp

'NCTCOG, http://www.nctcog.org/ris/demographics/forecast.asp
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Relevant Plans and Policy Documents in the Study Area

A variety of plans and policies exist within the study area to promote, guide, and monitor
various developm ent activity ranging from  regional transportation infrastructure to
commercial development aesthetics. These plans are discussed to address planning goals
and development trends in the jurisdictions traversed by IH 35E.

North Central Texas Council of Governments

Mobility 2030 - 2009 Amendment: The Metropolitan Transportation Plan

This plan defines transportation system s and services in the DFW metropolitan area. It
serves as a guide for the expenditure of St ate and Federal f unds through the year 2030.
The plan addresses regional transportation needs that are id entified through forecasting
current and future travel dem and, developi ng and evaluating system alternatives, and
selecting those options which best m eet the mobility needs of the region. The proposed
IH 35E “Northern Link” project is included in this plan. Th e “Northern Link” project is
shown in the plan as a proposed HOV/managed facility for which the existing lanes in the
corridor would be im proved and HOV/managed lanes would be added. The plan states
that existing lanes would remain free, and tolls would be charged only on added capacity
lanes, including the HOV/managed lanes.

Managed Lanes Excess Toll Revenue Sharing Policy

The RTC has adopted the “m anaged lane” concept over the HOV ¢ oncept due to the
following factors: 1) the ability to provide and manage additional capacity in the corridor,
2) the provision of trip reli ability for HOV and transit, 3) the potential f or improved air
quality through encouragem ent of increased vehicle occupa ncy and person m ovements,
and 4) the generation of revenue to construct, operate, and maintain the facility.

A policy for TxDOT managed lanes projects, the Excess Toll Revenue Sharing: Managed
Lane Policy, has been developed and approved by the RTC. This policy outlines the
circumstances under which excess toll revenue would become available and distributed in
the region. In the foreseeable future, the p roposed IH 35 E facility could substantially
benefit co mmunities in the pro  ject a rea by generating revenue f or additional
transportation projects that  could also increase capacity , reduce traffic congestion,
improve mobility, and improve design deficiencies within the region.

NCTCOG Development Monitoring

The NCTCOG m aintains a developm ent m onitoring database that tracks over 8,000
major developm ents that are either existi ng, under construction, a nnounced, or in the
conceptual stages within the NCTCOG Me  tropolitan Planning Area (MPA). Major
industrial, office, or reta il developm ents are over 100, 000 square ft and/or 400
employees. Major hotel or multi-family developments are more than 100 rooms or units.
Major re creational s ites are antic ipated to attract high volum es of people (m ay be
seasonal).

Regional Rail Corridor Study and the Regional Transit Initiative
According to NCTCOG, the proven ability of rail service to improve mobility will play a
crucial role in m eeting the future transportation needs of the region. Mobility 2030 -
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2009 Amendment recommends two rail lines, along with bus rapid trans it that cross the
proposed project.

The rail components would include a regional  and light rail. The regional rail would
provide regional rail passenger service be tween downtown Carrollton and downtown
Denton. Approxim ately six regional rail ~ passenger stations would be constructed
between the downtown Carrollton Station at Belt Line and the downtown Denton Station.
The light rail transit service would be constr  ucted as an extension of the Dallas Area
Rapid Transit (DART) planned North W est Corridor light ra il tr ansit, gen erally
paralleling IH 35E between downtow n Carrollton and downtown Denton.
Approximately ten light rail transit passenger stations would be constructed.

Bus rapid transit would provide express bus  service operating along a fixed guideway
located between downtown Carrollton and do  wntown De nton. Service would operate
within the roadway in m ixed traffic approaching downtown Denton. Approxim ately 10
bus rapid transit stations would be constructed.

Park-and-Ride Facilities
Mobility 2030 - 2009 Amendment identifies planned park-and-ri de facilities located near
the proposed DART rail stations in the Cities of Carrollton and Farmers Branch.

Bicycle and Pedestrian Facilities

The purpose of the veloweb routes is to provide regional routes, as well as connectivity to
interregional routes, which woul d encourage the use of bicy  cles f or utilitarian trip
purposes. The veloweb is also designed to encou rage concu rrent pedes trian
transportation use. Projects with high exposur e levels, linkages to transit, and service
provision to bicycle transportati on districts justify priority investment in transportation
funds and are recommended by NCTCOG. The Mobility 2030 - 2009 Amendment
recommends the Cottonbelt Dallas County velo web route, which crosses the proposed
project.

City of Carrollton

Comprehensive Plan

On February 18, 2003, the Carrollton City Council adopted an updated Comprehensive
Plan. The City of Carrollton’s Comprehensive Plan is a statement of community values,
ideals and aspirations about Carrollton' s future environment, and serves as the official
policy of the city regarding physical development. It is a guide for future decisions by the

city.

The Plan is used to help set priorities for capital improvement expenditures, as a guide for
the acquisition and developm ent of sites for community facilities, as a guide for the
acquisition and protection of  major open space, as a response to the Texas Local
Government Code stating that zoning regulations should be adopted in accordance with a
Comprehensive Plan, as a basis for zoning an  d subdivision regulations, as a guide for
reparation of detailed physical plans for sub- areas of the city, a nd to help guide the
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establishment of program s and polic ies by which the city will achieve the typ e of
development reflected in this Plan.

Transportation Plan

The City of Carrollton’s current Transportation Plan was adopted on February 18, 2003
and was last am ended on December 6,200 7. The prior  Thoroughfare Plan was
developed in 1982. The TRANP LAN com puter m odel was used in developing the
current Transportation Plan. This traffic forecasting prog ram incorporates popu lation
and employment estimates to project the dist ribution and volum e of traffic on the city’s
streets. These projections were then used to develop a transporta tion network, including
thoroughfare location and num ber of lanes ne cessary, to accommodate projected traffic
volumes. The TRANPLAN m odel assists in implem enting the Future Land Use and
Transportation Plans by assessing potential traffic impacts of projects before they occur.

The Transportation Plan has two com ponents: the Thoroughfare Plan and the Transit
Plan. The Thoroughfare Plan addresses th e streetn etwork. It analyzes existin g
conditions and established design criteria. It recommends goals, objectives, and policies
to achieve a desired t horoughfare network. The Transit Plan concerns itself with m odes
of mass transit. W hile presented se parately by the city, th e Thoroughfare Plan and the
Transit Plan are interlinked, in thatth e thoroughfare network supports m  ass transit
services and changes to the tho roughfare network can im pact mass transit services. For
example, reconstruction of intersections can result in easier bus movements.”

The existing IH 35E f acility is in cluded in the City of Carrollton’s Thoroughfare Plan
(2003) and is classified asa “c ontrolled access highway.” See  Appendix: City of
Carrollton Transportation Plan.

Future Land Use Plan

The City of Carrollton’s current Future Land Use Plan was adopted on February 18,
2003 and was last am ended on Decem ber 6, 2007. Land use designations along the [H
35E corridor presented in the City of Carrollton’s Future Land Use Plan include medium
intensity commercial, mixed use transit, and public park/recreation. See Appendix: City
of Carrollton Future Land Use Map.

Both the Transportation Planand Future Land Use Plan are components of the
Comprehensive Plan.

2 City of Carrollton,
http://www.ci.carrollton.tx.us/development/planning/Comp%20Plan/Ch%207%20Transportation%20Plan.
pdf
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Capital Improvement Projects

According to the City of Carrollton, capital improvement projects and major development
projects are anticipated to occur in accordance with the Future Land Use Plan.’ Plans for
transit-oriented developments continue to move forward in the City of Carrollton.

City of Farmers Branch

Comprehensive Plan

The City of Far mers Branch Comprehensive Plan was adopted in 1989 and is updated
every five y ears. The Comprehensive Plan sets forth a generalized pattern of land use
and transportation, and establ ishes policies and guidelines  for the developm ent of
housing, parks, shopping areas, office and i ndustrial areas, and  public buildings;
strategies for achieving goals outlined in the pl an are explored, and the plan functions as
a long-range statement of public policy fo r the City of Farmers Branch. See Appendix:
City of Farmers Branch Current Land Use Plan.

The City of Far mers Branch has three  Comprehensive Plansand a Vision Plan for
different areas of the city. The City-wide Farm ers Branch Comprehensive Plan (adopted
May 8, 198 9; amended February 1 990) set th e stage for the m ulti-faceted approach to
land use planning requir ed by the city’s uniqu e layout and history. * Once a majo r
warehousing and goods distribution center for th e Dallas metropolitan area, the east side
of Farmers Branch (east of IH 35E) began to convert to office and office-com plementary
land uses that stressed roads a nd utilities while increasing property values. On the west
side of IH 35E, the construction of levees along the Elm Fork of the Trinity River and the
increased regional access provided by IH 635 and IH 35E provided prim e planning
opportunities for the city to shape developm ent. City planners recognized the need to
preserve existing residential areas while accommodating these changes. The priorities of
the Land Use Element of the 1989 Comprehensive Plan included the following:

e Retain and enhance single-family housing function of the Central Area;

e Provide for increases in useable op en space su fficient to m eet the needs of the
city’s existing and future residents and employees;

e Encourage combinations of land uses which have the effect of diminishing the use
of the private autom obile, im proving the av ailability of goods and services for
residents and em ployees, and enhancing th e attractiveness a nd v itality of the
city’s commercial districts;

e Maintain a citywide land supply which  permits a full array of non-residential
uses, including warehousing, goods distri bution, comm unity and region-serving
retail, and first class and “back” office space;

e Develop the west and east sides of Fa ~ rmers Branch as regional em ployment
centers and provide for the full array of business and consumer services required
by the businesses and their employees;

e Where appropriate, encourage inclusion of housing into commercial areas.

3 Personal communication, City of Carrollton Urban Development Staff, 1/19/2009.
* Farmers Branch Comprehensive Plan (City Wide) 5/8/1989, amended 2/19/1990 Res. No. 90-036
(http://www.farmersbranch.info/work/planning/long-range-plans)
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The Comprehensive Plan acknowledged that new land us e development occurring on the
east sid e at that tim e was constru ction of large office complexes. The westsid e, in
contrast, h ad large und eveloped areas and fa ced two m ajor cha llenges: if the heavy
development of office uses continued, traffic pressures would increase and yet there
would be a need to balance the amount of  land zoned for commercial uses with the
likelihood of that dem and persisting over time. The 1989 Comprehensive Plan included
a section for planning for the west side that has since been updated with a new planning
effort for that area.

The West Side Plan was adopted October 13, 2003. ° The land use plan builds on w hat
was establis hed in the Comprehensive Plan: the unique character of the west side of
Farmers Branch being highly accessible to  the Dallas -Fort W orth Airport and m ajor
highways, with a large am ount of undeveloped land. According to the plan: “The land
use plan reflects the west side’s future role as a significant employment center. The west
side represents an im portant opportunity to create an em ployment base — in response to
the sign ificant trend towards con centration o f em ployment growth inthe nor thern
suburbs of the metroplex. The plan attempts to create integrated communities rather than
large, single-use districts.” Land uses depicted on the West Side Land Use Plan show
centers ranging from Regional Centers dow n to Neighborhood Centers, and land uses
divided primarily into Em ployment District and Industrial District. There are rail/bus
corridors that intersect with IH 35E. See Appendix: City of Farmers Branch — West
Side Plan.

The Station Area Plan is a plan for the area arou nd the DART rail line and the City Hall.
It was adopted July 22, 2002.  °® It includes three visions  for land use, with various

configurations of residential, office, retail, civic, and open space uses in relation to the
DART rail line and th e local ro adway network. See Appendix: City of Farmers
Branch — DART Station Area Plan - Study Area and Option A, Option B, Option C.

The Four Corners Vision Plan’ applies to the area around th e intersection of Josey Lane
and Valley View Lane. It was adopted  May 6, 2008 and provides a vision for the
character of the area. Specific zonin g ordinances are not in place, but are being pursued
now. The two conceptual master plan schemes offer layouts for existing retail, proposed
retail, and civic uses for development around Josey Lane and Valley View Lane, adjacent
to Rawhide Creek. See Appendix: City of Farmers Branch — Four Corners Vision
Plan (Conceptual Master Plan Scheme 1 and 2).

Together, these plans represent a well-orchestrated planning effort by the City of Farmers
Branch to control the pace and character of development throughout the city.

5 City of Farmers Branch West Side Plan, October 13, 2003, Resolution No. 2003-131
(http://www.farmersbranch.info/work/planning/long-range-plans/west-side-plan)

6 City of Farmers Branch Station Area Plan, July 22, 2002; Resolution No. 2002-076
(http://www.farmersbranch.info/work/planning/long-range-plans/farmers-branch-station)

7City o fFar mers Br anch Fo ur Co rners V ision Plan ,May 6 ,2 008; Resolu tion No . 2008-36
(http://www.farmersbranch.info/work/planning/long-range-plans/four-corners-report)
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Thoroughfare Plan

The City of Farm ers Branch Thoroughfare Plan was adopted in 2006. The plan shows
IH 35E and IH 635 as interstate s and shows three six-lane di vided arterials crossing the
interstate, along with several other smaller arterials.® See Appendix: City of Farmers
Branch Thoroughfare Plan.

Future Land Use Plan
The City of Farm ers Branch does not have “future land use plans”; see the discussion
above under Comprehensive Plans.

Capital Improvement Programs

The City of Farm ers Branch has an a dopted 2008-2009 Adopted Fiscal Year Budget
including their Capital Improve ment Program (CIP). The CIP program is extensive and
demonstrated on the m ap in Appendix: Capital Improvement Program as Provided
in the 2008-2009 Budget.” Major projec ts near the in terstate ar e included in the
Hotel/Motel Fund, the DART Fund, and Tax Increment Financing District #2:

HOTEL/MOTEL CAPITAL IMPROVEMENT FUND (N umbers in parentheses indicate
project location on the map in the Appendix):
e Historical Park Bridge: The Historical Park will be installing a new pedestrian
bridge that will link the park to the DART Station Area and rose gardens. (B3)
e Historical Park Mas terplan: The m asterplan guides future developm ent of the
Park’s programs and facilities.

DART LOCAL ASSISTANCE PROGRAM FUND
e Farmers Branch Statio n Streets: This project provides f or the construction of
various public im provements within the Station Area. The DART portion of the
project has been increased to provide additional funds for construction. (A5)

TAX INCREMENT FINANCE DISTRICT #2
e Farmers Branch Statio n Streets: This project provides f or the construction of
various public im provements within the Station Area (funding for this project
comes from both DART Local Assistance Funds and TIF #2) (AS).

NON-BOND FUNDED PROJECTS NEAR IH35E:

e Liberty Plaza: This pro ject provides for the constructi on of a plaza south of the
Dr Pepper StarCenter (D3).

e Transit Square: This project provide s funding to construct public open space,
which is identified in the Farmers Branch Station Area Code. The squar e will be
located south of the DART Park and Ride, north of Buttonwood and bordered by
Denton Drive and the DART rail line to the east and west, respectively. Amenities
at the square will be complementary to urban vision of FB Station (E1).

¥ http://www.farmersbranch.info/sites/default/files/Traffic%20-%202006%20Thoughfare%20Plan.pdf
? http://www.farmersbranch.info/sites/default/files/images/content-images/2008-
2009%20Fiscal%20Y ear%20Published%20Budget.pdf
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Major Developments
Several major office buildings'® are under development in Farmers Branch. Other major
developments in Farmers Branch'' within the past two years include:

e Broadstone (the northwest corner of Inwood Road at Galleria Drive):
Redevelopment of the property as a m ixed-use developm ent com prising of
approximately 46,800 square ft of office, rest aurant and retail uses at the street
level and 301 residential units.

e Cambridge (northwest corner of Midway Road and Alpha Road/Sigm a Road and
Alpha Road): Conceptual site plan for 23.9 acres foram  ixed-use planned
development consisting of townhomes, retail and apartment uses.

e Other major developments (no detail avai lable): Prairie Cro ssing, Laguna Vista,
Portofino, Evergreen, Essilor (in the IH 35E corridor), Midway Commons.

Development Capacity of the Study Area

The planned future development outlined in the NCTCOG and municipal plans presented
in the previous section, coupled with exis ting econom ic developm ent efforts, create a
demand on the developm ent capacity of the st udy area. Current econom ic development
trends include arang e of activities f rom lightra ils ystemstom ixed-use reta il
development. Following a brief discussion of some m ajor initiatives, a m ore detailed
land use capacity analysis is provided. Table 2 provides acreages of developed and
undeveloped land, including undevelopable land and anticipated build-out acreage.

City of Carrollton

The Dallas Area Rapid Transit (DART) light rail system is proposed to travel through the
City of Carrollton and connect with the future D enton County Transit Authority (DCTA)
light rail system in northern Carrollton. The city has been coordinating with DART and
preparing for this planned transportation develo pment. The light r ail system is currently
under construction in the City of Carrollton and the DART Gr een Line is scheduled to
open in December 2010."2

The City of Carrollton is in the process of developing transit-oriented communities which
would include higher density, m ixed-use areas with an urban aesthetic. The design of
these communities would encourage walking and bicycling, reduce and m anage parking,
and provide mixed-uses in close proximity to the light rail stations. On January 31, 2009,
the Dallas Morning News featured an articl e updating readers on th e status of planning
and developm ent related to the construction of the DART Green Line.  '* High Street
Residential plans to break ground this year for a 295 unit, four-building apartment project
with street-level retail near downtown Carrollton station. A 300-unit apartm ent complex
is planned near the North Carrollton station at Frankford Road. Overall, Carrollton has
three sta tion area s plan ned and has spent m ore than $10 miillion on land acquisition ,
infrastructure developm ent, and zoning in anti cipation of the interest in developm ent.

' http://www.farmersbranch.info/work/economic-development/major-office-buildings

" http://www.farmersbranch.info/work/planning/recent-development

2 Dallas Area Transit Authority. http://www.dart.org/about/expansion/otherprojects.asp

¥ Sandoval, Stephanie. 1/31/09. The Dallas Morning Newse: Plans on track for development Near DART
in Carrollton, Farmers Branch.
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Indirect Land Use Impacts Assessment IH 35E: From IH 635 to PGBT

The anticipated growth related to the deve lopment of transit ¢ ould bring 8,000 to 10,000
residents to the area.

City of Farmers Branch

As shown in the discussion above, a high level of planning and development continues in
the City of Farm ers Branch. For the pas  td ecade, em ployment cen ters hav e b een
developing according to plan on the west side of Farmers Branch. According to the City
of Farm ers Branch, T he Mercer Crossing Tax Increm ent Financing (TIF) District
containing the bulk of the City' s undeveloped land (808 acres) expires in 2018. The TIF
District's in ception was Decem ber 21, 1998.  More than 10 years h ave elapsed, and
approximately 800 acres of the area rem ain to be developed. An addition al 10 years for
the development of the TIF area is a possible estimate of time to elapse before buildout
considering current econom ic conditions.  Table 2 shows estim ated development
capacity of Carrollton and Farmers Branch. In Farmers Branch, the total acreage of land,
undeveloped land, and undevelopable land wa s provided. The developed acreage was
estimated by removing utilities, ROW, and pa rks and open space from the total acreage.
This includes some additional land f or development, in add ition to the primary area that
remains to be developed within the TIF, likely over the next 10 years.14

Land Use Capacity Analysis

A prim ary tool f or urban planning is land us e control. The Cities of Carrollton a nd
Farmers Branch actively m onitor the acreage of developed versus undeveloped land,
growth pressures, demographic trends, and development patterns in order to conduct land
use capacity analyses. One for m of land use capacity analysis is a bu ild-out analysis.
The purpose of a build-out analysis is to inform a municipality what land is developable,
how much development can occur and at wh at densities, and what consequences ma y
result when com plete build-ou t of availa ble land occurs according to the zoning
ordinance. A build-out analys is can reflect changes in the zoning ordinance to illustrate
the effects of those ch anges on fu ture resources. A build-out anal ysis can also help
quantify the costs of growth."

For the purpose of this indire ct land use im pacts asses sment, data obtained from the
planning de partments a ffiliated with the Cities of Carrollton and Far mers Branch can
provide a general tim eframe as to when th e study area will reach a build-ou t status.
According to the data provided in Table 2, the City of Carrollton expects to reach build-
out by 2025 and Farm ers Branch expects to reach build out in 2028. T hese data w ere
provided by city planners based on their adopted planning docum ents and professional
opinions about development trends. The cities of Carrollton and Farmers Branch have a
relatively high percentage of developed land, although Fa rmers Branch has a higher
annual growth rate. Both cities expect to reach th eir build-out at similar times (2025 for
Carrollton and 2028 for Farm ers Branch). It can be assum ed the study area will reach
build-out by 2030.

14 personal communication, Jim Sellards, Planner at City of Farmers Branch 1/14/09.
' Build-Out Analysis in GIS as a Planning Tool, Mary Zirkle, Virginia Polytechnic Institute and State
University.
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IH 35E: From IH 635 to PGBT

Table 2: Land Use Capacity Analysis

Developed Undeveloped Undevelopable .
Land . Annual Build-
1 Land Land Total Build-Out
Area (acres/percent Growth Out
of total (acres/percent (acres/percent | Acreage | Acreage Rate? Year
of total acreage) | of total acreage)
acreage)
City of 21,310 2,300 2,065
Carr(})]ll ton 90% 10% 9% 23,610 21,545 0.065% 2025
City of
5,637 1,132 263
Farmers o co 0 7,577 6,177 0.5% 2028
Branch 74% 15% 3%

ICity of Carrollton data based on 2008 estimates. City of Farmers Branch data provided by city staff, 1/14/2009. Total
acreage is all defined land uses. Developed Land is Build-out acreage minus parks and open space.

2Annual growth rate = {(build out acreage-developed land)/developed land}/(buildout year-present year)

Sources: City of Carrollton Planning Department; City of Farmers Branch Planning Staft, 1/14/09.

Future Development Patterns in the Study Area

The forecas ted develop ments em bodied in th e various p lans and p olicy docu ments
previously discussed assumes that the proposed IH 35E facility will be reconstructed and
widened. The basic land use patterns surrounding the anticipated improvements to the IH
35E facility are reflected in the comprehensiv e plans and other vision plans of the Cities
of Carrollton and Farmers Branch. The existin g IH 35E f acility has b een in plac e for
many decades, and land use plannin g for the re gion reflects the pres ence of the facility .
The comprehensive plans and associated zoning would likely not change as the proposed
IH 35E facility is a p lanned transportation corridor that w ould benefit from coordinated
design, infrastructure, and com patibility of land uses set forth by the Cities of Carrollton
and Farm ers Branch. If the No-Build a Iternative we re to be ado  pted, land use
development patterns would still continue toward build out because IH 35E is already a
major interstate and would continue to facilitate the transportation of goods and services
throughout the region. However , land develo pment patterns along the IH 35E corridor
would occur at a slower rate in the long-term when compared to the Build alternative in
which land developm ent and redevelopm ent may be delayed in the short and m id-term
during pro ject construction but wo uld rebound and accelerate in the long-term  with
improvements to m obility, a reduction in traffic congestion, and an increase in cap acity.
See the results of planner interviews in Section IV.

Summary of Travel Performance Estimates

Travel tim e and traffic volum es (and pe rceived/real econom ic impact) are key
transportation m easures f or estim ating impacts on residential and comm ercial
development. Larger volum es that re sult from transportation im provements ¢ ould
support an increase of demand and prices bid for retail properties along a corridor, which
in turn contributes to the potential for land use changes. Key que stions are whether (1)
that potential is sufficient to cause property owners and developers to build faster and
differently than they would have, and (2) wh ether the comprehensive plan would have to
be changed in any substantial way (e.g. zoni ng, com prehensive plan designations, city
limits, urban growth boundaries ) to allow that change in developm ent. Key
transportation variables of interest for land use analysis are change in travel tim e, traffic
volumes, and mobility.
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Changes in Accessibility

Changes in access ibility are m ost readily anal yzed by comparing diffe rences in travel
time, congestion delay, levels of service, and average speed along a particular facility or
study area. For IH 35E, changes in accessib ility using average free sp eed in miles per
hour (mph) and level of service (L OS) were analyzed for the Build versus the No-Build
Alternatives. Utilizing an 11 square m ile area bound by th e IH 35E corridor adjacent
Traffic Serial Zones (TSZs), perform ance reports developed by the NCTCOG were
generated for all expressway, fr ontage, arterial, and collector s treets within the traf fic
study area. These perform ance reports allowe d for direct com parison of changes in
average speed and LOS within the IH 35E traffic study area.

According to the Complete Performance Reports provided by NCTCOG, vehicle hours of
total delay (signalized delays and congestion delays) within the traffic analysis study area
decreases 28 percent under the Build Alternative (6,524 hours of delay/day under the No-
Build Alternative versus 5,115 hours of delay/day under the Build Alternative). Table 3
illustrates the anticipated change in free speed for the Build and No-Build Alte rnatives.
The Complete Performance Reports indicated the average free speed of local road ways
[major arterials and minor arterials (in mph)] is virtually unchanged and that the average
free speed along the frontage roads would increa se approximately 5.3 percent or close to

2 m ph when com pared to the No- Build Alte rnative. Overall, the percent chang e in

average free speed would result in a non-percep tible effect to users of the m ajor/minor
arterials and frontage roads in the traffic analysis study area.

Table 3: 2030 Average Free Speed of Roadway (MPH)

Roadway No-Build Alternative Build Alternative Percent I(:leaensgs;:dAverage
Classification o150 T paily | AM | PM | Daily | AM PM | Daily
Major 3432 | 345534 3834 38 | 343334 24 | 0.17% | -0.64% | -0.41%
Arterials
Minor

! 28.03 | 281927 7228 .17 | 280527 .77 | 0.50% | -0.50% | 0.18%
Arterials
Ero";;:‘ge 34.09 | 342734 2435 91 | 359336 .05 | 5.34% | 4.84% | 5.29%

Source: NCTCOG TransCAD® data for 2030 d aily traffic Build and No-Build Alternatives ( March 2009 Complete
Performance Reports for the IH 35E South Project)

According to the Texas Transportation Institu te (TTI), the most recent value of travel
delay (2005 dollars) is $14.60/ hour of delay for non-c ommercial vehicles and
$77.10/hour for comm ercial vehicles. '® Using the cost for  non-commercial vehicles,
there would be a cost of travel delay of $74,679 under the Build Alternative and a cost of
$95,250 per day (2005 dollars) to the users within the traffic analysis study area under the
No-Build Alterna tive.17 The difference in  us er cos t between Build and No-Build
Alternatives is $20,571 per day.

12007 Annual Urban Mobility Report, Texas Transportation Institute, the Texas A&M University System,
2007.
'” The Annual Urban report was released on September 7, 2007.
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Table 4 summarizes the anticipated num ber of lane-miles in 2030 for different LOS
conditions during the A M peak hour for the Bu ild and No-Build Alternatives. The LOS
comparison indicates that there would be an increase in lane-miles operating under L OS
A-B-C along both the mainlanes and HOV/managed lane under the Build Alternative.

Table 4: 2030 Level of Service for Traffic Study Area

Percent Increase of
Lane-Miles Operating
LOS LOS under

No-Build Alternative Build Alternative LOS A-B-C
(Build versus
No-Build Alternative)

Location

A-B-C (25 lane-miles) | A-B-C (27 lane-miles)

Frontage Roads

D-E (2 lane-miles) D-E (0 lane-miles) 8
F (9 lane-miles) F (10 lane-miles)
Total lane-miles 36 37
. A-B-C (44 lane-miles) | A-B-C (44 lane-miles)
Local Arterials D-E (6 lane-miles) D-E (10 lane-miles) 0
F (13 lane-miles) F (10 lane-miles)
Total lane-miles 63 64
A-B-C (30 lane-miles) | A-B-C (30 lane-miles)
Local Collectors D-E (5 lane-miles) D-E (4 lane-miles) 0
F (13 lane-miles) F (14 lane-miles)
Total lane-miles 48 48

Source: NCTCOG TransCAD® data for 2030 daily traffic Build and No-Build Alternatives (March
2009 Complete Performance Reports for the IH 35E South Project)

Summary
The LOS comparison derived from the Com plete Performance Reports reflecting the IH

35E Build and No-Build Alternatives reveal  that there would be less delay [percent
increase of lane-m iles operating under m ost favorable LOS conditions (LOS A-B-C)]
under the Build Alternative along the frontage ro ads, and no change in delay for the local
arterials and collectors. The analys is also concludes that u nder the Bu ild Alte rnative,
vehicle hours of total delay (signalized delays and congestion delays) would decrease 28
percent within the traffic analysis study area in comparison to the No-Bu ild Alternative.
Additionally, the analys is reveals th e average free speed of local ro adways (in m ph) is
virtually unchanged between the 2030 Build  and No-Build Alternat ives. Overall, the
percent change in average free speed would res ult in a non -perceptible effect to users of
the major arterials, m inor arterials, and fr ontage roads within the traffic analysis study
area. The difference in user cost between the Build a nd No-Build Altern atives is
estimated to be lower for the Build Altern  ative than f or the No-Build Alternativ e by
$20,571 per day.

IV. ASSESSMENT OF INDIRECT LAND USE IMPACTS

Potential for Land Use Change Assessment

In addition to the broad discussion of de  velopment trends and planning tools in the
project area, and in accordance with Planning Judgment methodology, it was determined
that a m ore narrow inv estigation of specific areas where in duced land use develop ment
may occur was needed. Therefore, additional coordination with planning professionals in
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Indirect Land Use Impacts Assessment IH 35E: From IH 635 to PGBT

the various jurisdictions traversed by IH 35E was conducted in July 2009. The follow ing
questions were asked:

e As aplanner, do you think that a 1,200 ft buffer is reasonable for an assessment of
induced land use development? If not, how large or s mall of a buffer would you
suggest for this type of assessment?

e What parcels (if any) do you think would likely be developed as a result of the
proposed transportation improvements to [H 35E?

e In your opinion, will transportation im provements to IH 35E induce land use
development in your jurisdiction, alone or in conjunction with other factors?

e Would improvements to IH 35E affect th e rate of land use development in your

jurisdiction?

e Please draw onthe m aps provided toi ndicate areas you th ink are likely to
develop. Please indicate whether or not they are currently platted for
development.

For this analysis, the term “planner” is used for city representatives including those in the
urban developm ent departm ent (City of Carro llton) and planning departm ent (City of
Farmers Branch). Each planner was asked the above questions to help them ide ntify
where they thought induced land use development would occur as a result, at least in part,
of the highway im provements. The first ques tion was whether or not, in their opinion, a
1,200 ft buffer was a reasonable area to invest igate for induced land use developm ent.
Both municipalities indicated that they felt the 1,200 ft buffer was too big:

“I think 1,200 ft is just a bi t big. I would probably go with 1,000 feet, but this is not a
significant enough difference to worry about.” (City of Carrollton)

“On the west side of IH 35E , I think Diplom at is a good buffer distance for the northern
half (close to Valwood). But Branch View is better for th e southern half. 1,200 feet
seems too much. On the east side, Denton Drive is adequate — since very little ROW will
be taken from this side.” (City of Farmers Branch)

The study area bound ary was therefore rev ised to take into accoun t these suggestions
from the local planners. ~ Within the City of Carrol lton, the study area boundary was
changed to 1,000 ft on either side of the [H 35E facility. =~ Within the City of Farm ers
Branch, the study area boundary was changed to align with the road s suggested by the
planner, resulting in a buffer varying from approximately 515 to 1,450 ft on the we st side
of IH 35E a nd approximately 300 to 880 feet on the east side of IH 35E. There vised
study area boundary is depicted in Appendix: Figures 1 through 6 -Potential Induced
Development.

Each planner was also asked to indicate on m aps that showed the proposed R OW,
potential displacem ents, floodplain areas, a nd the prelim inary 1,200 ft buffer on e ither
side of the right-of-way where development would likely occur. The question posed was:
What parcels (if any) do you think would likely be developed as a result of the proposed
transportation improvements to [H 35E? Their answers were digitized into a com posite
figure (Appendix: Figures 1 through 6 — Potential Induced Development) and each
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parcel was m easured for acreag e. A total of approxim ately 37.7 acres within the AOI
was determ ined to be potentially impacted at  least in part as a result of the proposed
roadway improvements (see Table 5).

Table 5: Potential Induced Land Use Development by Municipality

Municipality Acres of Potential Induced Land Use Development
Carrollton 0.0
Farmers Branch 37.7
TOTAL 37.7

City of Carrollton

According to the City of Ca rrollton planner: “T he problem is Carrollton is almost
completely ‘built out’ in this area and has been for years. Widening IH-35E might induce
development on the vacant parcels, and it m ight induce ass embly of small, individually-
owned parcels into larger, m ore de velopable parcels — or it m ight not. The reason it
‘might not’ is that widening the freeway will tend to draw new develo pment further out,
away from Carrollton. I don’t really see that a wider IH -35E will nece ssarily induce
ANY new development in Carrollton.” Further, he notes that “There are so few vacant
lots in the 1,200 foot buffer that could reasonably be developed that I think the answer is
‘none’ (i.e. that widening IH -35E will be unlikely to 1 nduce development on them that
would not occur in its current configuration).”

Based on the professional judgment of the Carrollton planner, then, the Build Alternative
would likely have the sam e induced land use effects as th e No Build Alterna tive — no
anticipated change to existing uses in either case because the area is essentially built out.

City of Farmers Branch

The planner from the City of Farm ers Branch elected no t to m ark the potential ind uced
development areas on the m aps, but did provi de a written descrip tion of those parcels

anticipated to develop as a result of widening the roadway: “The NEa nd SE corner of
Valley View and I-35. The NE corner  of Valwood and I-35. Tr acts D-45, D46, D54,

D55, D56, D57, D58, D59, D60.” These parcels — were digitized and estimated to total
approximately 37.7 acres, which are expected to develop or redevelop as a result, in part,
of the proposed roadway improvements.

Based on these m apped areas and also on ot  her responses from the Farm ers Branch
planners, the Build Alternative in c onjunction with the construction of the DART Green
Line would contribute to i nduced land use developm ent totaling approximately 38 acres
of land. Under the No-Build Alternative, the D ART Green Line would still be a m ajor
influence on land use developm ent even if [H 35E were not widened.  Displacements
would not occur, and som e land use development would continue to occur in the areas
identified by Farmers Branch but presumably less than 38 acres of the identified parcels
would be developed within the planning horizon.

Planners w ere also asked the followi ng: In your opinion, wi 11 transportation
improvements to [H 35E induce land use deve lopment in your jurisdiction, alone or in
conjunction with other factors? Answers included the following:
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“For the parcel in the image provid ed, the answer is ‘no’. For Carrollton as a whole, the
answer is a very qualified ‘m aybe’. There are other facto rs, such as fragm ented land
ownership, making redevelopment more difficult.” (City of Carrollton)

“Combined with the opening of the nearby DART new Green Line, the improvements to
I-35 will greatly induce redevelopment.” (City of Farmers Branch)

Based on a review of these comments, it appear s that planners consider the expansion of
IH 35E to play both p ositive and negativ e roles in land use develop ment. Increased
access increases the desirability of certain parcels for commercial development, however,
the long tim eline for this particular project has affected som e individual developm ent
decisions. None of the planners indicated  that they view the highway expansion as a
development issue that is beyond their ability to accommodate.

Planners were also asked the following quest ion: Would improvements to IH 35E affect
the rate of land use development in your jurisdiction? The answers varied:

“For the parcel in the im age provided, the answer is ‘notr eally’. For Carrollton as a
whole, the answer is  ‘probably not’ for th e following r easons: first, Carrollton is jus t
about ‘built-out’. Second, making it easier for people to get ‘further out’ from Carrollton
can’t have much of a desirable effect. On the other hand, Carrollton is fairly centrally
located, so making it e asier for people in Car rollton to get to o ther places could have a
beneficial effect. Iseet he IH-35E expansion, as currently designed, as a ‘wash ’ for
Carrollton.” (Carrollton)

“I would think it will a ccelerate development. How m uch I do not know.” (Farm ers
Branch)

The planners feel that the proposed improvements to IH 35E, once completed, will have a
beneficial effect in term s of land devel opment and redevelopm ent fr om an econom ic
development and traffic flow perspective. Ho wever, the delays in executing the project
are currently having the effect of delaying som e developm ent and redevelopm ent
projects.

Summary of Potential Indirect Land Use Impacts

As discussed in Section I, the potential for land use change can be measured by changes
in access ibility, changes in property value, expected growth, the relationship betw een
land supply and demand, availability of public services, market factors, and public policy.
The population, em ployment, and land use for  ecasts described in this assessm  ent
generally presume the improvements to the IH 35E facility. Potential indirect impacts to
land use associated with the proposed design and ROW required for the proposed IH 35E
project are taken into consideration in Table 6.
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Table 6: Indirect Land Use Impacts Assessment

Potential for Land

Change Data Sources Anticipated Indirect Impacts Use Change
Within the study area delineated by planners in the Cities of Carrollton and
Induced land use development Personal Farmers Branch (a buffer varying from 300 feet to 1,450 feet on either side
Measured as areas identified by _ . of IH 35E), a total of approximately 37.7 acres of land could be converted
professionals in jurisdictions as communication with from existing uses to developed uses (including redevelopment) between
professionals in the Weak to Moderate

likely to develop as a result — at
least in part — of construction of
roadway improvements

Cities of Carrollton
and Farmers Branch

the present and 2030, partially attributed to construction of IH 35E
improvements. Some of these lands are currently platted (already dedicated
to developed uses). Many of these lands are adjacent to the roadway
surrounded by developed uses.

Change in accessibility

Measured as change in travel time
or delay, if available. Otherwise,
assessment of v/c or change in
access

NCTCOG Complete
Performance Reports

The difference between the No-build and Build scenarios in terms of
average speed, and LOS are negligible.

None to very weak

Change in property value
Measured in dollars

Consultation with
planning departments
(Cities of Carrollton
and Farmers Branch)

Detailed studies on the net fiscal impacts due to the addition of toll
collection have not been conducted by the municipalities. A change in
residential to commercial land use, regardless of improvements to IH 35E,
would result in higher property value increases.

None to very weak

Forecasted growth

Measured as population
employment, land development; for
region, city, or sub-area

NCTCOG 2030
Forecast

Land Use Capacity
Analysis (Data
supplied by the Cities
of Carrollton and
Farmers Branch)

Average annual population growth rates for the Cities of Carrollton and
Farmers Branch span from 13.4 to 56.9 percent. Average annual
employment growth rates span from 21.9 to 109 percent. Annual land
development growth rates span from 0.1 to 0.5 percent.

Weak to moderate

Relationship between supply and
demand

Measured as population,
employment, land development

Land Use Capacity
Analysis (Data
supplied by the Cities
of Carrollton and
Farmers Branch)

The percentage of undeveloped land for the Cities of Carrollton and
Farmers Branch range from 3 to 9 percent. The annual rate of land use
development spans from 0.1 to 0.5 percent. The anticipated build-out year
for the study area is 2030.

None to very weak
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Change

Data Sources

Anticipated Indirect Impacts

Potential for Land
Use Change

Availability of non-transportation
services

Measured number of people or
employees that can be served; or
barriers to service provisions

Capital Improvement
Projects

(Carrollton, Farmers
Branch)

Various CIPs are scheduled for the study area, regardless of the changes in
design, ROW, and method of toll collection along the proposed tolled
facility. Improvements to non-transportation services such as utilities,
sewer, and water provision are planned for the study area and take into
account the construction of the proposed IH 35E South facility.

None to very weak

Other factors that impact the market
for development

Current economic
development
activities

Capital Improvement
Projects

Comprehensive
Plans, etc.

The project area has been developing during the last few decades and plans
exist for the continuation of development activities until build-out in 2030.
The IH 35E project is not anticipated to affect the future opportunities for
development.

None to very weak

Public policy

Cities of Carrollton
and Farmers Branch
Comprehensive
Plans, Thoroughfare
Plans, and Future
Land Use Plans

The tolling of the IH 35E HOV/managed lanes has been taken into
consideration with the development of the NCTCOG’s Managed Lanes
Excess Toll Revenue Sharing policy. Potential indirect impacts would
result from the proposed acceleration and construction of the Regional Toll
Revenue Funding Initiative projects.

The IH 35E facility has been in operation for many years, and land use
planning for the region reflects the IH 35E facility. The land use planning
tools (Comprehensive Plans, Future Land Use Plans, Thoroughfare Plans)
have already taken into consideration potential indirect impacts and exist to
control the desired land use/transportation changes that would result from
the improvements to IH 35E.

None to very weak
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Potential Land Use Changes and Compatibility with Land Use Plans

The indirect land use im  pacts outlined in Table 6 overall suggest a very weak to
moderate potential for land us e change as a resu It of the proposed improvements. The
proposed improvem ents would not adversely aff ect Notable Features identified in the
AOI (specifically Historic Downtown Carro llton) and the roadway im provements would
be consistent with the planning goal of econom ic developm ent for Carrollton and
Farmers Branch. The updated comprehensive plans that guide land use development in
the study area presum e the am ount of growt h and the level of services to rem ain
consistent with the improvements to the IH 35E facility. The comprehensive plans of the
Cities of Carrollton an d Farm ers Branch assu me the IH 35E f acility will contin ue to
support the achievem ent of the developm ent patterns the plans outlin e. The proposed
improvements, deem ed necessary to accommodate forecast growth, are im plicit in the
planned land use forecasts fo r the study area and are anticip  ated by planners in the
jurisdictions that would be affected. A Ithough some induced land use developm ent is
anticipated by loca 1 planners , m any of them welcom e com pletion of the proposed
improvements to help move their developm ent and redevelopm ent plans forward. The
proposed improvements to the IH 35E facility should minimally alter the future land use
patterns in the study area as none of the change indicators portrayed in Table 6 indicate a
significant change between the Build and No-Build alternatives.

Indirect effects would result from the = proposed acceleration and co nstruction o f the
Regional T oll Revenue Funding Initiative ~ projects associated with the NCTCOG’s
Managed Lanes Excess Toll Revenue Sharing Policy. Under the Managed Lanes Excess
Toll Revenue Sharing Policy, excess toll revenue would become available and distributed
in the region in the form of Regional To 1l Revenue Funding Initiative projects. In the
foreseeable future, th e IH 35E facility ¢ ould su bstantially b enefit com munities in the
project area by genera ting revenue f or additional transportation projects that cou ld also
increase capacity, reduce traffic congesti  on, improve mobility, and im prove design
deficiencies within the region. Before im plementation, Regional Toll Revenue Funding
Initiative projects would be enviro nmentally e valuated by NCTC OG or TxDOT an d
would comply with applicable federal, state, and local requirements.

Policies to Mitigate Potential Land Use Impacts

The respons ibility for m itigation of the nega tive im pacts associated with develo pment
within the study area considered for this assessment would rest with the agencies with the
authority to im plement such controls. This author ity rests withthem  unicipal
governments and to a lesser extent, the count y governments. Exa mples of municipal
government regulations include tree ordina  nces and land developm ent code. The
responsibility of transporta tion providers such as TxXDOT , local and regional transit
agencies, and the local governm ents would be to im plement a transportation system to
complement the land use or de velopment controls currently in place. As dem onstrated
here, all th e affected muni cipalities have planning sta ff and various land use and
thoroughfare plans in place. Basedonin  terviews with planners in the ju risdictions
traversed by the proposed improvements, the municipalities are prepared to address direct
impacts, redevelopment effects, and even som e land use development induced in part by
the IH 35E im provements. None of the pl anners interviewed communicated that they
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were unprepared to address land use changes th at would occur as a result of the proposed
highway improvements; to the contrary, they would prefer for the ¢ onstruction project to
take place rather than remain “in limbo.”
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Study Area

The vision for the station area is intended to allow for creative and imaginative implementa-
tion. The three options all reflect slightly different realizations of the guiding principles for the
station area. However, there are also important features in all three plans that are essential
to the vision’s integrity such as the inclusion of a public plaza, the location of the light rail sta-

tion platform, the extension of certain streets to enhance the incomplete grid that exists today
and the preservation of the grove of post oak trees.

The descriptions of the three options refer to several streets and other features in the station
area not labeled on the accompanying illustrations. The map shown above provides basic ori-

entation to the station area that may be helpful to the reader in understanding the option de-
scriptions.
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Option A - Land use plan

Key Features of Option A

Relocation of Bee Street approximately 150’ east

Extension of Pike Street east of rail line

Extension of Buttonwood Drive to Denton Drive

William Dodson Parkway linked to Buttonwood Drive via City Hall Plaza
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Option B - Land use plan

Key Features of Option B

Bee Street remains at existing location

Reduced residential density between rail line and Bee Street

Local access (mews street) on east side of rail line deleted

Open space civic plaza is mirrored on east and west sides of rail line

Introduction of additional residential types including town homes north of City Hall
William Dodson Parkway linked to Buttonwood Drive via City Hall Plaza
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Option C - Land use plan

Key Features of Option C

Relocation of Bee Street approximately 150’ east

Bee Street realigned north of Pepperwood Street

Extension of Pike Street east of rail line

Extension of Buttonwood Drive to Denton Drive

No vehicular link between William Dodson Parkway and Buttonwood Drive via City Hall Plaza
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