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In 2013, the City of River Oaks participated in a sub-regional
planning study referred to as the Planning for Livable
Military Communities (PLMC). Through that effort, River
Oaks Boulevard (SH 183) was identified as an important
transportation facility. This corridor master plan addresses
the feasibility of strategies to support modern urban design,
improve access and safety, incorporate Context Sensitive
Design principles, and enhance economic development

potential along the boulevard.
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Vision Statement for the River Oaks
Boulevard Master Plan

River Oaks Boulevard
Is a multi-modal
corridor and gateway

to a livable community
that cherishes the
past and embraces
future opportunities.
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01 Project Summary

The City of River Oaks, Texas is located just
over three miles west of downtown Fort Worth,
Founded in 1941, it holds a rich history and
maintains a long-standing relationship with
Naval Air Station Joint Reserve Base (NAS JRB).

1.1 Purpose

In 2013, Tarrant County and the Cities of Benbrook, Lake Worth, Sansom
Fark, Westworth Village, White Settlement, and River Qaks embarked
with the North Central Texas Council of Governments (NCTCOG) on

a regional coordination plan called the Planning for Livable Military
Communities (PLMC) study. Funded by U.S. Department of Housing and
Urban Development {HUD), the PLMC set out to provide the foundation
for regional coordination and inter-jurisdictional planning opportunities
for the communities surrounding Naval Air Station Joint Reserve

Base Fort Worth (NAS JRB Fort Worth) and local defense-related
industries. Through that effort, River Oaks Boulevard {SH 183) and SH
199 {Jackshoro Highway) were identified as important transportation
facilities that warranted further study. In November 2013, the City of
River Oaks City Council (Resolution #786-2013) and the Tarrant County
Commissioners Court both approved resolutions in support of the
PLMC. See Appendix E.

The purpose of this study is to produce a carridor master plan for River
Oaks Boulevard from the Trinity River on the southwestto SH 199 on
the northeast, approximately 1.9 miles. {However, the project does

not include the intersection of River Oaks Boulevard with SH 189) The
plan balances mobility and accessibility improvements with economic
development and it identifies costs and constraints associated with
implementing the concepts that were developed for the corridor during
the PLMC visioning charrette. The corridor master plan addresses

the feasibility of strategies to support modern urban design, improve
access, incorporate Context Sensitive Design principles, and enhance
economic development along River Oaks Boulevard. It is anticipated
that this master plan will be the basis for preliminary design and
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engineering and will be the first step in a phased approach to making
improvements to the corridor.

1.2 Vision Statement

The NCTCOG, City of River Oaks, Texas Department of Transportation
{TxDOT}, Tarrant County, and other key stakeholder groups worked
together to refine the overall vision of the corridor. This visionidentifies
a preference towards elements such as street design, access
management, bicycle and pedestrian facilities, green infrastructure
considerations, and desired development types adjacent to the
corridor.

Input from key stakeholders was gathered and the following vision
statement was realized in order to establish priorities among the
existing concepts and to build consensus on the objectives of the
corridor master plan;

1.3 Planning Process

The planning process for the corridor master plan began with a kick

off meeting an March 18, 2015, that included representatives from the
consultant team hired by NCTCOG to conduct the study, as well as
representatives from NCTCOG, City of River Oaks, TxDOT and Tarrant
County. Several issues for the team to be aware of were identified along
the corridor such as:

- Flooding due to surface water runoff

- Lack of adequate access control

- Castleberry Elementary located within the study area

- The availability of a stormwater fund managed by the City of River
Oaks Drainage Manager

- Planned development types

Subsequent to the kick off meeting, a series of stakeholder meetings
were conducted on May 12, 2015, to discuss the project with T"DOT
staff, NCTCOG staff, and property and business owners along the
roadway. Each meeting included the project background from the PLMC
study, a description of the project goals, and a discussion of project
issues and goals from each group's perspective.

Following the initial project meetings, additional project stakeholder
meetings included a town hall meeting, two community meetings, and
a second developer and landowner meeting. All public meetings were
held at the River Qaks Community Center.

Cancurrently, NCTCOG worked with the consultant team to analyze
existing conditions such as traffic congestion, physical infrastructure,
and market factors to provide a framework in which to build the corridor
master plan. The final corridor master plan consolidates input from all
community inveolvement activities to inform potential courses of action
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and strategic opportunities to help realize the River Oaks Boulevard
vision, More detailed descriptions of the meetings canbe located in
Chapter 3 of this report.

1.4 Recommendations

The goal of the recommendations is to expand the potential
transportation options along the corridor by providing context
sensitive building blocks and conceptual design rather than a detailed
engineering proposal. Improvements to the corridor are broken up into
three distinct design character zones defined by their character and
conditions. Each of the zones has been identified through input from
the public and the planning team as areas that can be improved by a
cohesive vision for the corridor.

Context Zone One includes the southwest portion of the study area
and extends from Sam Calloway Road to Ohio Garden Road. Itis
characterized by wide swaths of cpen space and a shoulder along the
edge. Improvements for this context zone include a dedicated bicycle
and pedestrian shared use path, sidewalk, and strategic placement of
amenities in the medians separating the paths from automobile traffic.
Improvements also include additional landscaping and vegetation to
beautify the corridor.

Context Zone Two generally spans the middie portion of the study
corridor from Chio Garden Road to roughly Long Avenue and is
characterized by wide drainage ditches along the edge of the

corridor. Improvements in this context zone include many of the same
treatments as Context Zone One, as well as additional parking spaces
aloeng the edge to better serve existing and future retail establishments.

Context Zone Three covers the northeast portion of the study corridor
from roughly Long Avenue to just west of SH 199 and is characterized
by a wide frontage road running along the southern side of the corridor.
Behind the frontage road are a significant amount of unmarked driving
and parking [anes within the public right-of-way. Improvements in
Context Zone Three include many of the same treatments as Context
Zone One and Two, but adds a service road design called a contra-flow
lane along the edges. With this design, the frentage road flows in the
opposite direction as the adjacent through lanes, and traffic turns right
onto and off of the frontage roads. As a result, queuing occurs on the
frontage road or side street away from the boulevard's through lanes,
leaving the through lanes less affected by traffic accessing the adjacent
development.

In additlon to the physical design improvements proposed for the
corridor, the River Oaks Boulevard Corridor Master Plan includes
identifying nodes that have a high potential for redevelopment,

types of uses that will best assist in revitalizing the area’s economic
development, and best practices for implementing a form based code
for the City that encourages the desired type of uses and desired

design. ‘
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02 Background and Existing Conditions

The City of River Oaks was incorporated
in 1941 and originally known as River Oaks
Village.

2.1 Area History

The City of River Qaks is approximately 1.9 square miles in area on the
west side of the Dallas-Fort Worth Metroplex in North Central Texas.
River Qaks is a suburban city, and is located within the five-mile radius
loop defined by Interstate Loop 820 around Fort Worth, in Tarrant
County, Texas. The city limits are set, since there is no extra territorial
jurisdiction or unincorporated territory for expansion of the city limits.

River Oaks’ proximity to Carswell Air Force Base, later designated NAS
JRB, made it a prime location for base personnel to locate themselves
and their families. However, it has seen a recent decrease in population,
According to NCTCOG's 2016 population estimates, the population of
River Oaks was 7,290. This is a decrease of 137 from NCTCOG's Census
2010 population of 7,427.

2.2 Existing Development and
Concept Plans
Joint Land Use Study (JLUS} (2008)

The JLUS was an initiative of the cities of Benbrook, Fort Worth, Lake
Worth, River Oaks, Westworth Village, White Settlement and Tarrant
County. The project managers were The U.S. Department of Defense
and the U.S, Office of Economic Adjustment. NCTCOG was the study's
sponsor. The purpose of the JLUS was to evaluate the status of the
implementation of recommendations issued in the 2002 Air Installation
Compatible Use Zone Study and to make recommendations for
additional actions by local governments that were designed to improve
land use decisions which may affect the mission of NAS JRB.

The JLUS identified compatibility issues between the base and
surrounding communities. These issues can arise when develpment
occurs in aircraft safety zones, ar when houses or other sensitive
establishments are developed in high noise areas. The JLUS sought
to mitigate these circumstances by developing solutions to conflicts
and improve communication between NAS JRB and the neighboring
communities.
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The JLUS developed immediate strategies and recommendations
intending to:

- Establish an oversight committee to monitor changes and to work
closely with the base on land use and encroachment issues.

- Revise and continue to enforce current regulatory requirements
such as zoning and building codes to minimize encroachment and
noise issues.

= Institute noise level reduction measures and a sound attenuation
program for those incompatible structures located in the 65dB
DNL {denotes average day/night noise levels} noise contour or
higher.

Establish a real estate advisory service for the noise affected area.

- Initiate land protection and/or acquisition in the clear zone.

The study also included many recommendations for local governments
that included increased communication with NAS JRB and the
devefopment of a land use oversight committee that would oversee
development near the base. The JLUS will be updated in 2017.

Planning for Livable Military Communities (PLMC) {2013)

The PLMC conducted five major planning activities including analysis of
the regional market, housing and retail sectors, transportation system,
and local ordinances as well as Comprehensive Plan Vision reports for
the Cities of Lake Worth, River Oaks, Sansom Park, Westworth Village,
and White Settlement.

The PLMC study was funded by the U.S. Department of Housing and
Urban Development in order to:

- Provide mere transportation choices

- Provide equitable, affordable housing

- Enhance economic competitiveness

- Support existing communities

- Coordinate policies and leverage investment
- Value communities and neighborhoods

The coordinated planning approach utilized in the PLMC planning
area enhanced the communication of goals, interests, and visions for
the collaberating cities, This collaboration and information exchange
was particularly important to view at a regional level due to the
shared resources of the partner communities. Therefore, community
participation was key to the formation of the plan.

Community involvement included open houses, public vigioning
workshops, city council and advisory board workshops, an online
survey, and over 20 stakeholder interviews. Dedication to the public
input process was key to drafting and building support for the plan.

Common goals across the six PLMC Communities included:

- Economic development

- Coordinated planning along corridors

- Enbhanced roadway designs and functionality for all users and
emphasis on transportation infrastructure investments

- Bicycle and pedestrian connectivity

- Mixed-uses

- Aging inplace

- Land use compatibility around NAS JRB

The PLMC provided a detailed account of the demographic and
economic trends in the participating cities. The PLMC also included a
full market study and housing market analysis that provided an overview
of challenges and opportunities facing the participating cities. Key
findings from the analysis include:

10



Need for affordable and guality housing options near major
employers

- Substandard aging single-family and muitifamily housing stock

- Land use compatibility due to proximity to NAS Fort Warth, JRB
and light industrial uses
Need for additional storm water infrastructure

- Need for additional housing options for seniors

- Impact of school district performance and perception by potential
residents

The PLMC also included recommendations for land use, complete
streets programs, corridor improvements, pedestrian amenity
improvements, and possible opportunities to provide public transitto
the cities. The document is part of the foundation for the River Oaks
Comprehensive Vision Plan, and it is an important reference for future
planning efforts.

River Oaks Comprehensiva Vision Plan (2013)

The River Oaks Comprehensive Vision Plan utilizes the broad ideas
and goals set forth in the PLMC, and it provides in further detail goals,
policies, and actions to address the needs of the cornmunity. The
guiding principles are as follows:

- Asafe community

- An efficient community

- Need to consider land use compatability

- Attractive housing and retail choices

- Strong growth and redevelopment opportunities

The goals were developed in collaboration with local feedback obtained
through numerous public workshops with feedback surveys, and an
online survey.

River Oaks has a strength in its location close to the City of Fort Worth
and its proximity to major highways. In the PLMC, catalyst sites were
identified as potential economic development generators, For River
Qaks, the sites identified are located at the intersection of Roberts
Cut Off Road and Meandering Road, and at the River Oaks Boulevard
and SH 199 junction. The former is in the heart of River Oaks and
could potentially serve as a walkable downtown that will encourage
investment into the city. The plan recommends mixed-use buildings
located close to streets with quality pedestrian amenities that
encourage activity.

The plan also centers on the ideas of quality neighborhoods and
quality of life. The adoption of a form based zoning code is intended
to ensure the quality of new development and add to the variety

of housing options within the city. Quality of life improvemeants will
be neighborhood-focused with improved safety, connectivity, and
walkability.

The River Oaks Comprehensive Vision Plan provides high level goals for
the city. It also provides information and public input that is essential to
the development of this River Oaks Boulevard Corridor Master Plan.

River Oaks Boulevard Corridor Master Plan
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Mobility 2040: The Metropolltan Transportation Plan for North Central
Texas (March 2016}

The Mobility 2040 plan examines future transportation needs and
issues throughout the NCTCOG MPO area. The plan's goals are to
analyze regional transportation on the topics of;

Mobility

Quality of life

System sustainability
implementation

The goal of the Mability 2040 plan is to examine existing transportation
systems and their ability to accommodate increased demand from
growing regional populations. The plan provides projects and planning
with timely considerations for implementation. lts intent is to develop
cost-effective projects and programs aimed at reducing the costs
associated with constructing, operating, and maintaining the regional
transportation system.

The Dallas-Fort Worth-Arlington Metropolitan Planning Area was
projected by NCTCOG to grow to 10.7 million residents by the year
2040, an increase of 4.2 million residents from the 2010 census. Mobility
2040 considers the implications of increased demand on the transit
system and encourages the development of all modes of transportation
including automobile, public transit, and walking/biking.

Changing demographics noted in Mobility 2040 suggest that people
would prefer ta live in walkable and liveable communities. The plan notes
that millennials are driving less and prefer to live in places that offer
multiple modes of transportation. These trends in behavior encourage
an examination of land uses around and adjacent te transportation
arterials. Mobility 2040 suggests that changes in development patterns
toward walkable developments will assist in making the regional
transportation system more sustainable by reducing vehicle miles
travelled and improving air guality.

Mobility 2040 was drafted with consideration of existing financial
resources. Federal regulation stipulates that the plan must be financially
feasible. The plan notes that ideal funding compared to available
funding results in a $304.9 billion shortfall in 2040, Therefore, the plan
seeks to maximize its existing funding of $126.6 billion. A large portion
of those dollars will go to infrastructure maintenance and improving the
roadway system.

River Oaks Boulevard is listed in Mobility 2040 as a designated
regionally significant arterial. Additionally, the lllustrative Major
Corridors for Future Evaluation map included in the plan shows a north/
south corridor in the general location of River Oaks Boulevard as
recommended for future evaluation. However, funding for a project for
River Oaks Boulevard is not currently allocated.



Chty of Fort Worth Master Thoroughfare Plan (May 3, 2016}

The City of Fort Worth is currently developing a master thoroughfare
plan that will update and add information to their existing
comprehensive plan. Fort Worth's plan designates River Oaks
Boulevard as a major arterial, and the plan is likely to have some effect
on the City of River Oaks due to its proximity and abutting boundaries,
The master thoroughfare plan is being developed with consideration of;

- Coordination with the NCTCOG's The Regional Thoroughfare Plan

The City of Fort Worth Comprehensive Plan

Future traffic capacity needs

Envircnmental issues {flcodplain, drainage, topographic features,
etc.)

Safe utilization by pedestrians, bicyclists, buses, and truck traffic
Existing and planned neighborhoods

Existing and future roadways

Construction feasibility

wherein River Oaks Boulevard is listed as a regional arterial.
Coordination with adjacent cities' plans.

SH 199 Gerridor Master Plan (2015 - Ongoing)

A similar study to the River Oaks Corridor Master Plan is currently
underway, sponsoraed by NCTCOG, to analyze SH 1929, This study will
include the intersection of River Oaks Boulevard with SH 199,

River Oaks Boulevard Corridor Master Plan
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10%

Ten percent of the city’s populationis classified
as age 66 and older according to the American
Community Survey for 2013.

2 mi?

The Clty of River Oaks covers
approximately two square miles just
northwest of Downtown Fort Worth and lies
directly east of NAS JRB.

14

The following section consists of a summary of River
Qaks Boulevard's existing conditions to the potential
corridor improvements outlined by the Vision Statement
and objectives of the master plan.

2.3 Existing Conditions

Before looking to the future of River Oaks Boulevard corridor, itis
imperative that the existing conditions and current operations of the
roadway be thoroughly understood. The information gathered in this
existing conditions analysis provides a foundational understanding of
the existing land use, traffic patterns, safety history, utility networks,
and other features of the study corridor.

Overall, River Oaks Boulevard can be characterized as a rajor
commercial and commuter corridor that serves as a primary roadway
arterial for the region and is relied upon heavily by the NAS JRB
community. The boulevard is comprised of TxDOT right-of-way
bounded on either side by City of River Oaks’ right-of-way. NCTCOG's
Regional Thoroughfare Plan classifies the road as a Regional Arterial.

2,3.1 Demographics
Total Population

According to NCTCOG's population estimates, River Oaks' total
population was approximately 7,290 in 2016, a decrease from 7,427
in 2010, The American Community Survey reports that 48 percent
of the population is male and 52 percent is female. Persons age 65
and older account for 10 percent of the population at 802 residents,
which is higher than the City of Fort Worth at roughly 8.5 percent and
Tarrant County at roughly 9 percent. The median age of citizens was
32 compared to the state median age of 34 years.

Income

According to the American Community Survey 2013, median
household income in River Caks was approximately $45,802;
comparatively, median household income for Tarrant County was
$56,908. The percentage of population categorized as being

in poverty in River Oaks accounted for 15 percent of the total
population, which is consistent with Tarrant County at 15.3 percent.
Unemployment percentages for the County and River Oaks were both
roughly 5 percent.

Industries

The most common industries in 2013 for males were in manufacturing
(22.8%0), retail trade (16.7%), and wholesale trade {13.3%). For

fernales, most common industries were health care and social
assistance (21.2%), manufacturing (16.2%), and other services/public
administration (10.2%).

2.3.2 Existing L.and Use and Zoning

Overall

The City of River Oaks has a fixed boundary due to abutting city
limits from the cities of Fort Worth and Sansom Park. Therefore, the
overall limits of the city are unlikely to change. Commercial and retail
development is concentrated along River Oaks Boulevard, with some
commercial uses spread throughout the residential blocks. Industrial
uses are focused on the east and south side of River Qaks along the
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city's boundaries. Educational and Institutional uses are generally large parcels located near the center
of the city limits. Vacant properties are scattered throughout the city. Figure 2.2 displays existing land
uses for River Oaks.

River Oaks’ primary land use is residential at various levels of lot sizes ranging from 1,000 x 6,000 feet
to 1,500 x 10,000 feet. Mobile homes and multifamily residential are also included in the residential
category. Mobile homes and multi-family are generally on the eastern and south sides of the city.

A large portionin the northwestern part of the city is dedicated to park space for the YMCA's Camp
Carter, a youth camp that traverses the Trinity River. The camp is designated as a large Planned
Development in River Caks' zoning code.

hal
H 1

Education
NAS JRB Single Famlly Institutional/ Industrial
Seml-Public

. Parks/Recreation . Vacant Utllities
. Multi-Family . Commercial EI Mobile Home

Figure 2.2: City of River Oaks Land Use Map

Study Boundary
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Corridor

Existing land use within 2 1/4-mile distance of the River Oaks Boulevard
corridor and within City limits consists of the following:

Single Family Residential = 78.86%
Commercial/Retail/Hotel/Motel = 11.21%
Vacant = 2.86%
Institutional/Educational = 5.33%

Muiti-Family = 1.72%

Figure 2.4 displays the project corridor parcels within 1/4-mile of River
Oaks Boulevard. The colors dencte parcel by value per square foot,
with higher values in darker colors. According to 2015 Tarrant County
Appraisal District data, higher values seen in the larger commercial
parcels along River Oaks Boulevard extend to $42 per square foot.
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Source: Tarrant County Appralsal District 2015,
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make determination difficult for the appraisal district.
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Zening

Zoning within the City of River Oaks consists of:

Commercial (C1, C2, C3}
Community facilities {CF)
Industrial

Residential

- R1,R2,R3, R4,

- R5 manufactured homes
- R6 single family

- Multi-family homes
Planned commercial {PC)
Planned development {PD})

Residential zoning is the primary category for most of the city. The
residential category is splitinto various lot sizes. R3 is the single family
zoning most used throughout the city. R3 has a lot size of 1,000 x 7,500

feet.

Commercial zoning is used almost exclusively along River Oaks
Boulevard corridor with the exception of a spur of C1 travelling
narth on Roberts Cut Off Road and a few parcels in the south and
east sides of the city.

The northwest portion of the city is a planned development for
YMCA Camp Carter. The camp is bounded by Meandering Road to
the south and Reberts Cut Off Road to the east.

Industrial zoning is consolidated on a small eastern corner of the
city. It consists of a small cluster of seven parcels

Community facilities are spread throughout the city and are
generally large parcels.
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2.3.3 Physical and Environmental Conditions

Topography on the southern half of the city is generally flat, but the
northern side of the city, adjacent to YMCA Camp Carter and Marion
Sansom Park, possesses a steep grade that accelerates stormwater
runoff to River Caks Boulevard. The soils in the city and around

the study corridor are classified by the U.S. Geological Survey as
"Bastil - Urban Land Complex”, primarily consisting of silty clay with

a stormwater runoff classification as "Very High," Combining the
topography and scils with a high ameount of impervious surface as a
result of the development build out, there is a significant area draining
towards River Oaks Boulevard from the northwest.

Figures 2.6 and 2.7 to the right illustrate the topography and aerial
imagery of the city and its environs.
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Flgure 2.6: City of River Oaks Topography

An oblique angle view of the topography surrounding the study corridor and the City of River Oaks, The darker red gradient represents higher ground and
lighter represents lower ground. The West Fork Trinity River is featured prominently in the bottom left of the map and YMCA Camp Carter is featured in the
depression in the top left.

Flgure 2,7: Clty of River Oaks Aerlial Imagery
An oblique angle view of asrial imagery of the City of River Oaks and its surrounding environment. The extent of the image s similar as that of the
topography map above,
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2.3.5 Existing Infrastructure Assets

River Oaks Boulevard was designed primarily to serve automobiles
and its current use reflects that emphasis. The lanes are 11 feet wide
with ample shoulders and 11 foot median turn lanes separating traffic
lanes. As such, infrastructure related to vehicle mobility is abundant, as
compared to infrastructure related to pedestrian or bicycle mobility.

Lighting

Tall auto-oriented overhead lighting fixtures are located in the medians
along the entire study corridor. Two lights, one for each side of the
road, can be found affixed to a single tall pole in the median. This type
of lighting is present in the Figure 2.10 on pages 26-27. There are no
pedestrian-scale lighting fixtures within the River Oaks Boulevard
Corridor.

Sidewalks

Sidewalks are sparse and incensistent in connectivity with the
exception of recently developed properties that have installed
sidewalks in response to current City of River Qaks development
requirements. With just over 700 ft of sidewalk available along the
entire corridor, the sidewalk coverage is approximately 7%. The primary
locations with sidewalk treatments are located at the intersection of
River Oaks Boulevard and Thomas Lane, the self-storage facilities

and retail center on the southwestern end of the study corridor, and
the intersection of River Oaks Boulevard and Jacksboro Highway, the
opposite end of the study corridor. Sidewaltks can be seen in Detail #1
and 7 in Figure 2.10 on pages 26-27. The entire corridor length between
these two areas lacks sidewalk infrastructure despite the high number
of retail establishments and homes abutting the River Oaks Boulevard.

Crosswalks

Crosswalks are present only on major intersections on the River Qaks
Boulevard corridor as shown in Detail #3, 4, and 7 in Figure 2.10 on
pages 26-27. Intersections with existing crosswalks are:

- Roberts Cut Off Road
- Merritt Street
- Ohio Garden Road

The lack of crosswalks and pedestrian refuge infrastructure for crossing
River Oaks Boulevard limits pedestrian connectivity and presents
hazardous conditions for pedestrians. The corridor has [ocations with
striped pedestrian routes; however, the stripes are faded. The four
locations are the only crossing areas with pedestrian signals.

Parallel crosswalks along River Oaks Boulevard are non-existent, The
only curb cuts, sidewalks, and handicapped-accessible ramps are
tocated at the River Qaks Boulevard/SH 199 intersection, which is
outside this study area. The lack of adequate sidewalks for travelling
parallel to River Oaks Boulevard poses problems for persons wishing to
reach the more direct perpendicular crossing locations.,
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Signage

Signage for River Caks Boulevard is primarily dedicated to the
movement of vehicle traffic through the corridor. Commercial signs are
generally located near parcel iines and consist of pole or monument
signage. Businesses in retail strips also use fascia signage. The corridor
lacks pedestrian signage referring to crosswalk locations, and there are
no signs warning drivers of potential pedestrians crossing the corridor.
No significant gateway entrance to the corridor exists on the west side.

Drainage

Flooding is a problem in several parts of the corridor and was a primary
concern expressed by area residents and business owners at the stakeholder
and community meetings. Drainage inlets and ditches can be seen in Figure
2.10. It can be seen that Details #2 and #3 have a visible lack of drainage
ditches adjacent to commercial uses. Also, Details #5 and #6 have a lack of
drainage infrastructure on the eastern edges of the roadway.

Curbs are present mostly on median islands throughout River Oaks Boulevard.
Many edges of the roadway have conditions that transition into parking lots,
drainage ditches, or driveways. Curbs can be seen in all the Details associated
with Figure 2.10.

25
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Figure 2.10: Rlver Caks Boulovard Corridor Existing Stormwater and Pedestrian Infrastructure
The above figures display River Oaks Boulevard from the Trinity River in Detail Line 01 to the Intersection in Detail Line 07. North has been
shifted slightly clockwise to view the entire corridor horizontally. Tha legend on page 26 shows annotation colors for stormwater and pedestrian

infrastructure.

27



River Qaks Boulevard Corridor Master Plan

River Oaks
Boulevard at
Roberts Cut
Off Road and
SH 199 have
relatively high
crash rates.

Flgurae 2.11 Roberts Cut Off Road and River
Oaks Boulevard Auto Crashes
Source: TxDOT CRIS (2010-2014)

Level-of-gerviea (LOS) Definition
Ameasure used to grade the quality of
service for a specific facility {road, bike lane,
or pedestrian raalm). LOS grades range from
letters A through F, with A being the highest
LOS and F being the lowest LOS. A gradea of A
represents free flow traffic, which is genarally
observed at night In urban areas or frequently
in rural areas. A grade of F indicates a facility
In a constant breakdown in traffic flow, where
vehicles or pedestrians move in sync with the
vehicles and pedestrian ahead, and frequent
braking or stopping is required.

2.3.6 Traffic and Crashes
Crashes: Aute Crashes and Bike/Pedestrian Crashes

Analyzing TxDOT Crash Records Information System data within the
study area from 2010 to 2014, one specific node stands out as an area
that would benefit from safety improvements: River Oaks Boulevard
and Roberts Cut Off Road intersection. Figure 2.1 illustrates the heat
map of all auto related crashes while Figures 2.12 illustrates the location
of bicycle and pedestrian related crashes, At the Roberts Cut Off

Road intersection, most auto crashes occur either in the center of the
intersection or along the southeast area of the intersection along River
Oaks Boulevard. Bicycle and pedestrian crashes were less frequent
than automobile crashes but showed a tendency to occur on the
northern end of the study corridor.

Table 2.1 details the crash information in the City of River Oaks from
20101to 2014. The crashes are sorted by crash severity, ranging from a
*possible injury” to “fatality.”

Table 2,1: River Oaks Crash Counts

W

incopocitoting | (ncopacitating { Mot Injurcd | Posuibis injury Ezpolity | Unknowwn | Totol
5 15 &7 30 4] 15 153
1 15 68 45 4 15 144
2 7 18 75 2 43 147
& 23 86 l_B 1 11 173
7 23 87 32 1 13 163
19 €3 346 230 4 98

According to the TxDOT Statewide Traffic Crash Rates in 2014, a
typical urban four-lane State Highway has 133.25 crashes per 100
million vehicle miles driven, In the year 2014, SH183 in River Qaks had
69 crashes on its approximately 1.7 mile stretch. Using an average

of 20,000 daily trips, that indicates that the study corridor has over
400% of the typlcal expected crash count for a State Highway In
this context.

Traffic: Existing Corridor Capaclty

Daily traffic counts were collected on River Qaks Boulevard by TxDOT in
May 2016 at the northern end (just south of SH 199} and at the southern
end (at the Trinity River), to compare with historical traffic data on the
corridor. As shown in Table 2.2, Average Daily Traffic (ADT) measured in
vehicles per day {vpd) on the corridor remained steady between 2009
and 2016.

ADT, vpd
S At West Forl Soutll;;f <l
Trinity River
1999 19,000 20,3600
2004 18,000 18,700
2009 19,500 22,300
2011 N/A 20,700
2013 N/A 21,500
2016 21,300 20,600

River Oaks Boulevard is ciassified by TxDOT as an Urban/Suburban
Minor Arterial. The type of roadway has an approximate capacity

of 825-900 vehicles per hour per lane (VPHPL) per the NCTCOG
Dallas-Fort Worth Regional Travel Model: Model Description Report.
A traffic analysis determined the daily traffic volumes of 850 VPHPL
at the southwestern end and 1,150 VPHPL at the northeastern end.
These traffic volumes reguire two lanes in each direction, and it is
recommended that the corridor remain a four-lane divided facility to
adequately meet the existing traffic volumes.

Table 2.2: River Oaks Boulevard Traffle Counts
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Figure 2.12: City of River Oaks Traffic Incident Heat Map. Source: TxDOT Crash Records Information System {CRIS)

Roberte Cut Off Road

The intersection of Roberts Cut Off Road
and River Oaks Boulevard is identified
here 8s tha major locations of automobile
crashas inthis study area,

Jacksboro Highway

The intersection of Jacksboro Highway
{SH199) and River Caks Boulevard is
identified here as another significant
location of automobile crashes near the
study corridor,

Bleycle and Pedestrian Grash Locations
This map ilustrates the locations of bicycle
and pedestrian ralated crashes betwesn
2010 to 2014 within River Daks.

£
BICYCLE
S
[ &7 PEDESTRIAN
w \__,/

Figure 2.13: City of River Oaks Blcycle and Padestrian Accldent Map. Source: TXDOT CRIS
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Peak hour turning movement counts were collected in October 2015,
at Roberts Cut Off and Long Ave. A Synchro 9.0 model was developed
to analyze the existing level of service (LOS) (see sidebar for a definition
of LOS) at these two locations incorporating the traffic data, road
geometry, and signal operations. A LOS grade B was observed for both
peak hours at the Long Avenue intersection, and no geometric or signal
phasing improvements are recomimended at that location. However,
the northbound and southbound approaches on Roberts Cut Off are
congested due to the lack of dedicated left turn bays.

Dedicated left turn bays should be introduced for the Roberts Cut
Off approaches to allow protected left turn phasing rather than the
existing split phasing. This will provide more efficient operations
as shown by the results in Table 2.3,

. AM Peak Hour PM Peak Hour
Intersection -
Existing | Proposed | Existing | Proposed
Roberts Cutoff C E D c
Long Ave B B

Table 2.3: Intergection Level of Service
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2.3.7 Market Analysis
Trade Area Analysis

Previous studies of River Oaks Boulevard have identified a trade area
for retail uses based on a 3-rmile drive network distance boundary

for all retail uses around the River Oaks Boulevard and the SH 199
intersection, This study further refined this trade area to reflect a
3-mile drive time radius boundary for retail uses and a 4-mile drive time
radius boundary for restaurant, housing, and office uses. The refined
boundaries are the prime markets from which River Oaks will draw. The
boundaries are illustrated in Figure 2.14.

Land Use Programming - Retail, Office, Residential
Retall

A new retail sales leakage analysis has been prepared for the identified
trade area and is detailed in Table 2.4. The results of this analysis
identify the specific retail categories in which retail sales are being

lost to other trade areas. In an effort to understand a capture strategy,
these sales amounts were converted into a potential 10-year building
program by applying an industry standard sales/square footage ratio,
a capture percentage for the study area, and growing these findings
through the 10-year population forecasts.

The results of the analysis and conversion into a 10-year building
program for retail and restaurant uses identify only a modest amount
of space. The programming analysis is primarily driven by residential
growth and, as the market area is substantially buift out, overall
capture is smaller given the need for a more complex and expensive
development process that includes greater land assembly and other
issues. With this said, the proper blend of residential uses within a
“mainstreet feel” based development format may induce additional
restaurant demand than straight demographic forecasts indicate.

Tabla 2.4: 10-Year Programming Captura - Retall and Restaurant

Type

Categorles Showing Potential

Square Foot | Comments

| Motor Venicle & Parts Dealers

5,015 Works in retail, not Mixed-Use areas

Furniture & Home Furnishings

2,102 Typically larger stores than this

Buliding Materials, Garden Supply 12,232 Typically larger stores than this
Food Beverage & Grocery 36,894 Focus onsmaller grocery and specialty
Clothing & Accessorles 4,751 Smallamount but good use

Sporting Goods, Hobby, Book,

Muslc 2,677 Typically larger stores than this, focus on speciaity

Electronics, Office Supplies, General 29,359 Typically larger stores than this, focus on specialty

Total | S0K-100K

=L

All Categorles

Negative | yy require Mixed-Use, Place Making toinduce
Demand
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Flgure 2.14: City of River Oaks Trade Area Map
Trade area bocundary is represented in the above map,
Atrade areais geographic area from which a community
generates the majority of its customers.
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Office

An employment analysis associated with a 10-year growth forecast
for this trade area has been prepared and is detailed in Appendix B. All
categories of employment growth have been quantified over the 10-
year period, and those employment types that are congruent with new
office space have been measured {under the assumption that related
businesses would be able to pay market lease rates justifying the cost
of new construction).

Six categories of employment have been highlighted for programming
purposes. These office jobs, identified in Table 2.5, were translated
into building area using a job/population ratio, building areafjob ratio,
and capture rate with the trade area. The addition of 20,000 to 30,000
square feet in small office space would greatly impact the small-scaled,
village mixed-use environment desired for River Oaks.

Table 2.5: 10-Year Programming Capture - Office

Categories Showing Potential Square Foot | Comments

Non-Store Retaller * Inciuded on-line companies, catalogues, ete. Typically
ol small office suitable for Mixed-Use

Digital and logistical companles, Either call centers

Information *
requiring larger land, or small office Mixed-Use

Generally smaller offices, Works well in Mixed-Use and

Fi *
e retail Setting. Can be live/work.
Real Estate, Rental, & Leasing * Generally smaller offices. Can be in Mixed-Use and live/
work format
Professional, Sclentlfic, & Tech * Generally in larger office formats, on larger site assemblies.

This is the largest opportunity.

Management s Generally in larger office formats, on larger site assemblies

Total Measured Opportunity 23%%%%’ X

*Square footage calculations are a ratio of forecasted jobs and square foot per employee. A full break-down of the forecasted jobs numbers can be found
In Appendix A.

**The total 10-year dernand forecasted for office is approximatsly the amount necessary to fill existing trade area vacancy to a factor necessary to allow
new speculative construction. However, as not all users will desire older product if it is assumed 25% of this new demand would be customized to specific
user neads. This forecast also assumas a 25% capture of this build-to-suit market would apply to the new study area.

33



River Oaks Boulevard Corridor Master Plan

Residentlal

The existing trade area is comprised of older residential building stock
across all categories. With less than 20 percent of this stock having
been constructed within the last 25 years, there is ¢clear need for both
new construction and renovation efforts to allow the trade area to meet
current demand requirements. The residential analysis is associated
with a 10-year growth forecast for the trade area, and all categories of
residential growth were guantified over this pericd within the owner-
occupied and renter-occupied marketplaces. The full analysis can be
found in Appendix B,

Table 2.6 displays the residential capture program that is based on
growth rates defined within the trade area, utilizing a capture rate
within the trade area, and gualifying the forecasted population’s
incomes within ranges that can afford lease rates associated with new
construction. This program includes 917 units across all categories.
Specifically, this includes construction of new detached single family
homes, new townhomes, as well as loft apartments, and senior facilities
(independent living and assisted living). As a majority of the population
base does not support market-rate new construction levels, there is
potential for quality tax credit-enhanced multifamily development if it is
carefully positioned and designed to meet the potential for creating a
memorable town centerfvillage core experience.

Table 2.6: 10-Year Programming Capture - Resldentlal In Trade Area

Type Categories Showing Potential Dwelling Units Commente
| Single Family Detached 39 New Horme Construction
| Single Family Attached 26 New Townhome Construction
| Multi-Family - Market Rate 131 Loft Apartments
| ::,g:::;,?m“y = Seniors/Affordable, Low 250 Independent and Assisted , Tax Credit Potential
Multi-Family 328
Single Famlly 143
Total Forecasted Program N7
 S—
Notes: .
A, Current Housing Stock: C. Qualified Incomt?s: »
Constructed Since 1990:  17% {of 35k dwelling units) Less than $35,000: 44% (subsidized)
Constructed 70's - 80's: 17% (of 35k dwelling units) $35.000- $75.000: ! 32% (market rental)
Constructed Pre-70"s 66% (23k dwelling units within 3mj)  $75.000 - $150,000: 16% {1st and 2nd buyers)

B. Current Values:
Housing Value Below $100k: 56%
Area New Home Values
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$180k - $220k

Over $150,000: 8% (upper products)




Market Analysis - Catalyst Nodes

The Market Analysis identified two nodes to serve as economic
development catalysts for River Oaks. These nodes were originally
defined in the PLMC and they have been expanded upon in this River
QOaks Boulevard Corridor Master Plan. The selected sites are highlighted
in Figures 2.15 and 2.16.

Node 1in Context Zone 2 is defined as a mixed-use village center with
smaller buildings containing upper level office and loft residential above
ground level retail, restaurant, live/work and office space fronting public
streets. Node 2 in Context Zone 3 is a more conventional retail format of
destination retail and stand-alone office and restaurant pad sites.

Node 1 {Context Zene 2)

Guiding principles for the zoning strategy have been provided for review
and scoping purposes for Node 1. Specifically, a form-based planned
development district is proposed for the redevelopment area. Thls
code should emphasize site and bullding form over bullding use, a
build-to zone for building facades that defines maximum building
setback, as well as a document that is prepared for flexibility and
ease of use.

Success of the type of village-scaled, urban mixed-use environment
intended for Node 1 is based on the quality of the pedestrian
experience formed by streetscapes, landscaping, and building design.
Street sections and performance criteria have been offered for the
two major street categories within the Node 1 area, the parking service

Tabla 2.7: Node 1 Project Programmlng

Food, Bev. Restaurants { 10.000 SF
Retall Neighborhood Retall 10,000 SF
Clothing & Accessorles 5.000 SF
Office Small Office 10,000 SF
Urban Resldential 380D
Residentlal
For Sale Residential 65DU

s7e 2.15: RMver Oaks Boulevard Corrider £atalyst Areas Man - Node 1
5:. ;‘-' N < g ! - s oy = F)
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Node 1: Mixed-
Use Village
Center

= Civic and restaurant uses

- Blend of residential uses
{(attached and detached)
including senior housing,
townhomes, lofts, and small lot
single family

- Central green amenity

- Emphasis on making
memorable places

Placemaking

is not just the act of building
or fixing up a space;itisa
process that fosters the
creation of vital public
destinations—the kind

of places where people

feel a strong stake in

their communities and
commitment to making
things better.
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Node 2:
Commercial/
Retail
Reinvestment
Zone

- Restaurants, neighborhood
shopping. and small service
office

- Anchored by the new Walmart
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road along River Oaks Boulevard, and secondary streets running
perpendicular to River Oaks Boulevard.

The visual preference survey performed at the second public meeting
indicate that the community by large is attracted to “main street’
development and environment types. These preferences are reinforced
in the proposed development options for Node 1.

Tahle 2.8: Noda 2 Pralact Programming

Exampio “main sireet” snvironment viewed very favoraoiy in tha visual Preference Survey.

Motor Vehicle and Parts 5,000

Furniture and Furnishings 5,000
Retail Bullding Materials/Supply 10,000

Food, Bsverage, Grocery 20,000

Sporting Goods, Hobby 5,000

Electronics, Office General 20,600
Office

Small Office 20,000

Figure 2.16: Rlvar Oaks Boulavard Corrldor Catalyst Aress Map - Node 2

-y e |



Node 2 {Context Zone 3)

Guiding principles for the zoning strategy have been provided for

review and scoping purposes for Node 2 in Context Zone 3. Specifically,
concepts are presented that have been endorsed by the Urban Land
Institute for the development and redevelopment of the type of
commercial strip development that occurs at the River Oaks Boulevard/
SH 199 intersection. These principles include design strategies that are
intended to be incorporated into the City's current commercial zoning
districts, and outlined in the following sections of Chapter 3 detailing the
context sensitive corridor zones.

Reinvestment Strategies

The general strategy proposed in this study is to put regulatory and
economic development policies in place that help focus the market's
efforts in two development areas, with Node 1 being centered on the
intersection of Roberts Cut Off and River Oaks Boulevard, and Node 2
being near the intersection of River Oaks Boulevard and SH 198.

Areas shown in Figure 2.15 will likely require economic incentives due to
complexity of land assembly, cost of development, and less traditional
location for current market uses. Areas shown in Figure 2.16 have

best potential for unassisted market-based development due to their
proximity to SH 199 and adjacency to newer commercial development.

Example ratall environment viswed favorably In the Visual Preference Survey and
appropriate for Node 2.

River Oaks Boulevard Corridor Master Plan
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03 Recommendations

River Oaks Boulevard is a multi-modal corridor
and gateway to a livable community that
cherishes the past and embraces future
opportunities.

3.1 Vision Statement

The above vision statement was formed in collaboration with
stakeholders and residents of the City of River Oaks, The corridor

plan was developed with the vision statement as a guide, but also

to enhance the River Oaks Boulevard corridor through adding
transportation options, pedestrian infrastructure and amenities, and
improving stormwater infrastructure. Additionally, the plan also outlines
recommendations for economic development within the city and
adjacent to the right-of-way of River Oaks Boulevard.

Specifically, the plan calls for re-organization of parking and access
roads, impraved crosswalks and sidewalks, improved lighting and
drainage, and additional landscape and signs. With many in the
community expressing a need for transit on the corridor, the planned
improvements would allow for bus service to be added in the futureina
more ideal environment when it is warranted by demand.

3.2 Public and Stakeholder Input

3.2.1 Public Involvement
Stakeholder Meetings, March 12, 2015

A series of three stakeholder meetings for the River Oaks Boulevard
Corridor Master Plan was held March 12, 2015, at the River Oaks
Library. The first meeting included TxDOT staff, NCTCOG staff, and
consultant team members. Discussion items included the existing
right-of-way, study area boundary, existing speed limits, parking, traffic
calming, roundabouts, and intersections. TxDOT staff commented
that TxDOT is more amenable to roundabouts and would be open

to further discussion on a roundabout, if desired by the City. TxDOT
would not normally fund amenities such as landscaping but would
consider maintaining the facility as an on-system roadway corridor

if a maintenance agreement was put in place to fund long term
maintenance of the amenities not normally provided on a TxDOT facility.

The second meeting included additional NCTCOG staff members who
were briefed on the background, goals and objectives of the study.
ltems discussed included land use policy, stormwater/flocding issues,
drainage patterns, and power lines. Participants discussed current and
future capacity requirements of the road and the need for safety and
mobility.
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The third meeting of the day included property and business owners,
the President of River Oaks Economic Development Corporation,
NCTCOG staff, the River Oaks City Administrator, and consultant team
members. Much of the discussion included access to businesses

by commercial trucks, access to parking, and the timing of any
improvements.

Meeting minutes from the stakeholder meetings are included in the
Appendix.

Town Hall Meeting, June 28, 2015

The June 29th Town Hall meeting was to introduce the River Oaks
Boulevard Corridor Master Plan project and describe the project tasks
that would be included in the planning process. The 140 attendees
from the community were given a timeline of events starting with the
Planning for Livable Military Communities {(PLMC) study that included
the City of River Oaks and how this Corridor Master Plan stemmed from
that larger planning initiative. The presentation at this meeting included
a brief overview of what the project is and what the projectis notand a
general schedule moving forward.

Community Meeting #1, July 27, 2015

The first community meeting for the River Oaks Boulevard Corridor
Master Plan was held on July 27, 2015, with the intention of introducing
the project, developing a vision statement in collaboration with
residents, and conducting a visual preference survey.

The AECOM consultant team was introduced along with the purpose of
the study as outlined in the PLMC study. An objective of the PLMC was
to select a corridor for each participating city to be further studied. For
the City of River Qaks, that corridor was River Oaks Boulevard. Existing
demographics, land uses, and infrastructure deficiencies regarding
stormwater and drainage were presented.

The final exercise during the meeting was the visual preference survey.
Approximately 88 people participated to gauge attendees’ preferences
in development type, roadway configuration, and street amenities,
Results of the survey are detailed in Table 3.1.

Community Meeting #2, October 29, 2015

Community Meeting hosted by NCTCOG for the consultant team and
NCTCOG to present the Vision Statement, potential corridor design
features related to parking and traffic management, context zones, and
preliminary design concepts.

Developer and Land Owner Roundtable, March 3, 2016

Developer and Land Owner Meeting hosted by NCTCOG at the River
Oaks Community Center for the consultant team and NCTCOG to
discuss market analysis, implementation schedule, and financing
opportunities. Similar to the River Oaks Comprehensive Vision Plan in
2013, two catalyst sites along the route were presented as potential
economic generators: at Roberts Cut Off Road and Meandering Way in
the heart of the City, and near the intersection of River Oaks Boulevard
and SH 199.

Community Meeting #3, June 8, 2016

The final community meeting hosted by NCTCOG for the consultant
team and NCTCOG to present the final report recommendations while
providing details regarding funding strategies, improvement costs,
phasing plan, and next steps for implementation.



3.2.2 Visual Preference Survey
Overview

A visual preference survey is a data collection method that involved
direct interaction and feedback from respondents at the community
meetings. The survey presented at community meeting #1 was
intended to gauge the opinion of the River Oaks community by showing
example images of corridors, intersections, multi-modal transportation
methods, gateway features, public art, and pedestrian amenities.

Process and Methodology

During the presentation for Community Meeting #1, attendees were
asked to participate in a visual preference survey. Attendees were given
aremote control device that allowed them to respond to questions
anonymously with a score of one through five. A score of five represents
avery appropriate amenity or development for the River Qaks Corridor,
while a score of one indicates the amenity or development was deemed
very inappropriate for the corridor by the respondents. Participants
were encouraged to give their "first impressions” of the image in order
to obtain their opinion regarding each image.

The total score of each category was calculated by multiplying the
number of votes by a score descending from five as follows:

- "Very Appropriate" -5
- “"Appropriate” -4
- "Neutral"-3
"Somewhat Inappropriate”-2
- “Very Inappropriate” -1

The total weighted votes were summed and compared to total scores of
other images.

Results

The visual preference survey was divided into 11 categories of images.
The categories and top scoring images are displayed in Table 3.1.
Complete results from the survey can be found in Appendix A.

Results from each category provided valuable insight into the
attendees’ vision for their community. An overview of the results
includes;

Housing Development

- Townhomes are an acceptable residential development style
for the corridor, but the overall score for townhomes ranked low
on the preference scale implying that residential only is not the
preferred style of development.

Retail Development

- Walkable urban retail environments are preferred.

- Downtown feel and storefronts close to the street are preferred.

Office Development

- Office space that has a neighborhood context is preferred.

Mixed-Use Development

- Developments must be appropriately scaled to the downtown.

- Mixed-use should be in an urban and walkable setting that
blends with the neighborhood.

- Intersections

- Properly marked crosswalks are important,

- Decorative paving patterns are preferred.

- Roundabouts were viewed negatively.

Streetscape Elements

- Decorative pedestrian lighting is preferred.

L
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Table 3.1: Visual Preference Survey Top Scoring Images
Type image Score (0-100)
Housing Development 358
Retail Development 68.2
Office Development 56
Mixed-Use Development 69.6
Intersection 74
Streetscape Elements 75.2

44



River Oaks Boulevard Corridor Master Plan

Medians 69
Gateway Arch/Entrances 58.1
Public Art 52,8
Bicycles and Pedestrian Environment 62.7
Bicycle Environment 45
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- Medians
- Residents preferred beautified medians that complement the
neighborhoods and provide a sense of community.
- Gateway Arch/Entrances
- A defining archway or entrance for River Qaks is preferred.
Public Art
- Modest public art choices are preferred.
Bicycles and Pedestrian Environment
- Dedicated paths for bicyclists and pedestrians are preferred,
Bicycle (Only) Environment
- Bike lanes overall did not score well, but off-street facilities are
preferred along the corridor,

3.3 Design Guidelines

There are three documents that serve as the foundation of best
practices for the proposed corridor design. The first is the Institute of
Transportation Engineers Manual for context sensitive solutions. This
manual lists design elements that improve both mobility choices and
community character through enhancing walkable communities. The
second document is the TxDOT Roadway Design Manual. It provides
TxDOT guidelines on engineering design elements from freeways to
two-lane roads. The third document is the National Association of City
Transportation Officials (NACTO} Urban Street Design Guideline, which
discusses improvements for pedestrian oriented streets. Altogether,
these best practices cover the design elements that will be identified in
the corridor master plan including streets, intersections, sidewalks, and
other infrastructure.

Institute of Transportatlon Engineers — Designing Walkable Urban
Thoroughfares: A Context Sensitive Approach

While the concepts and principles of Context Sensitive Solutions are
applicable to all types of transportation facilities, this manual focuses
on applying the concepts and principles in an urban thoroughfare




environment. The manual describes thoroughfares as "walkable
communities