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Executive Summary

With TxDOT’s widening of IH-35E, the City of Lewisville is faced with both a challenge and an opportunity to
reconfigure the existing development and circulation pattern along the corridor. The IH-35E corridor represents
a linear gateway into the City of Lewisville, and offers some of the most prime real estate anywhere in the
region. The corridor is diverse in its land use and character: the north area is defined by the regional amenity of
Lewisville Lake; the central area of the corridor links to the Medical Center and historic Old Town; and the south
area has a large corporate office and retail presence.

The corridor vision is to form memorable destinations that capitalize on the diverse strengths of the corridor
while tying nodes of activity together to form one identity. This plan provides a road map for the City to
implement this vision with short-term and long-term strategies. Key strategies include:

e Market: The greatest short-term driver of corridor-wide growth will come from the south section
of the corridor which contains Vista Ridge Mall and Waters Ridge development. This area draws a
considerable tax base for the larger City. Expanding this tax base following highway reconstruction is
a key goal. In addition, a notable market is forming around the Lewisville Lake area. Future TOD east
of IH-35E and a large assemblage of vacant parcels west of IH-35E provide substantial development
opportunity. Finally, the presence of the Medical Center with supportive medical facilities in the
central section of the corridor continues to be a primary driver, which is anticipated following highway
construction.
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e Land Use: Though the corridor is a driver in the larger regional market, many land uses are dated and/

or underutilized. Greater densities with a mix of uses in each market area would add to the long-term The IH-35E corridor

viability of the corridor. Individual subareas of the corridor described in this plan have varying strategies .

for future land use. Some areas (particularly the northern area) are completely undeveloped, creating IS a gateway

an open slate for new development based on projected market conditions. Other areas, such as the into the Clty Of

central and southern sections of the corridor, are underutilized, and require a more organized land use

mix with a focus on mixed-use development. Lewisville, offeri ng
e Transportation: East-west connectivity across IH-35E is the primary transportation issue today. IH- some Of the mOSt

35E serves as a barrier between the neighborhoods to the west and destinations to the east, such as pl’l me real estate in

Old Town and the A-train stations. In addition, this plan recommends the reconfiguration of existing .

north/south streets such as Mill Street. Mill Street serves as a conduit of traffic into Old Town but its the reglon .

connection to Business-121 and IH-35E is lacking.

e Open Space and Trails: The vision for trails along IH-35E builds on the recently completed City Trails
Master Plan. A number of open space assets exist along this corridor, the largest being Timber Creek
and Lewisville Lake. Timber Creek needs to be leveraged as an asset for both active and passive
recreation, while connectivity to Lewisville Lake should be a key part of new development. Overall,
the function and uses of both open space and trails need to be reconsidered with the widening of the
highway.

e Character: A nodal development pattern is proposed along the corridor. Gateways are needed at each

of these nodes, along with high density development to create destinations. Open space setbacks
along the highway are needed to further emphasize character at the nodes.
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Introduction

Widening IH-35E

The existing IH-35E is a six lane freeway from IH-635 to Quail Run, just north of the Lewisville Lake Bridge, and
from Quail Run to US 380 it is a four lane freeway. The southern portion of IH-35E from IH-635 to SH-121 has
an interim concurrent HOV with a single lane in each direction.

IH-35E is an important element of the local, regional and national transportation system. It functions as a
major artery serving local and regional commuter routes to and from work, school and recreation. It is also an
important truck corridor and links the University of North Texas to the Dallas area. Capacity improvements are
critical to the region’s continued mobility and economic viability.

TxDOT is proposing improvements to IH-35E from IH-635 to US 380 in Dallas and Denton Counties. This
amounts to 28 miles of improvements which includes the reconstruction and widening the existing Interstate to
incorporate additional main lanes/general purpose lanes, managed lanes and frontage roads.

“Urbanism works

The proposed highway expansion presents a unique opportunity to re-examine the IH-35E corridor, identify

opportunities and barriers for existing uses and key redevelopment areas to maximize economic development. When It creates

a journey as

The City of Lewisville is taking proactive steps to ensure that the redevelopment form and character along the
corridor are improved, and that future development fulfills the City’s vision for high-quality, focused growth.

desirable as the
destination.”

Paul Goldberger,
Architecture Critic, New Yorker
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Use of this document

This document has multiple uses for the City. One primary use is to
address impacts to both public and private properties affected by
TxDOT’s widening of IH-35E. Property impacts will vary by parcel; ranging
from minor land acquisition to complete building and site acquisition.
Understanding where and how these impacts will occur will help guide
future decisions concerning the use of the property in the short and

long term. The goal is to utilize this market-based plan to guide future
development along the corridor so that it enhances community character,
creates special places and ensures long-term viability.

Another key use of this plan involves implementing prioritized strategies
identified for individual projects. Specific areas of this corridor reflect
unique visions based on the existing and future land use. Proactive
strategies will help identify catalyst projects that maximize revenues over
costs.

Finally, policies need to be formed from the recommendations. The
policies could represent tools to address and mitigate impacts and

to plan for corridor improvements. Policies may relate to land use,
transportation, development guidelines and numerous other elements.

Study Area

The City of Lewisville is located approximately 20 miles northwest of
Dallas within Denton County (Figure 1). Lewisville is a growing, thriving
city. The 2010 population of Lewisville was 96,450, and according to the
North Central Texas Council of Governments, is anticipated to increase
15% by 2030. This rate of growth exceeds projections for the larger
Dallas area, which is anticipated to grow 6.7% to 1,404,847 persons by
2030.

The study area encompasses an 8-mile stretch of IH-35E through the City

extending from approximately Lewisville Lake at the north to the Sam
Rayburn Tollway (State Highway 121) at the south (Figure 2).

City of Lewisville IH-35E Corridor Redevelopment Plan
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Previous Planning Efforts

The City has completed a significant amount of planning work relevant to
the IH-35E corridor and the larger community. These efforts have helped
inform and provide direction into the development of this plan. One of the
initial steps in this project involved reviewing all of the previous planning
studies available for the project area and larger City. The team also
reviewed detailed TxDOT plans for the improvements to IH-35E, including
the proposed highway design, property impacts, and proposed access
and circulation.

Citywide plans, such as the Lewisville Comprehensive Neighborhood and
City-wide Planning Program (1994), the Lewisville Thoroughfare Plan
(2007), and Trails Master Plan (2010) were reviewed. Plans specific to
geographic areas of the City, such as the Lake, transit stations and Old
Town, were also analyzed. Key issues and priorities from these plans
helped shape the focus of this plan. The Lewisville Comprehensive
Neighborhood Plan and Citywide Planning Program (1994), for

example, states that the vision for Lewisville is one of maintaining and
strengthening neighborhoods and providing a family-oriented place to
live.

This vision focuses on maintaining a diverse citizenry and a city with
clean industries and jobs. The plan promotes the economic and physical
revitalization of Old Town, stating that connections to future development
east of IH-35E are important. All of these recommendations have
become important elements in this corridor plan. This effort is further
strengthened by the Lewisville Vision 2025, adopted in July of 2014.

The Lewisville Thoroughfare and Mobility Plan identifies specific
strategies for helping alleviate traffic congestion and ensuring safe
and efficient transportation linkages. The plan identifies the need to
realign both Mill Street and Bellaire Boulevard to better connect to
IH-35E and Business-121. It also lists corridors with needed capacity
improvements at IH-35E, including SH-121 and Corporate Drive.
These recommendations have become part of the key transportation
recommendations in this plan, particularly the emphasis on realigning
intersecting streets with IH-35E to ensure safe and efficient access.

Parsons Brinckerhoff



Introduction

Stakeholder Outreach & Community Vision

Participation from the community played an integral role in forming and guiding the vision for this project.

Three levels of community outreach were implemented. The first was formation of an Advisory Committee
composed of a county commissioner, local developers, business owners, institution representatives, and transit
representatives along the corridor. Over a one-year period, the Committee met at key milestones in the project,
including the vision and goals, alternatives development, and corridor strategies/implementation phases.
Committee ideas were then tested through developer forums to ground-truth the alternatives for the corridor. A
public forum was also held to gather feedback on the proposed aesthetics of the corridor. In addition to these
community outreach strategies, updates were made to City Council to inform them of the plan’s progress.

Plan Organization
The document is organized into five sections and supported by an appendix:

e Part A provides a corridor analysis focused on the existing conditions along the corridor, including land use,
transportation and open space and trails.

e Part B builds on the background information from Part A to create a corridor-wide vision. This section
includes detailed vision themes derived through stakeholder involvement which have become the defining
goals for the plan.

e Part C separates the 8-mile corridor into seven subareas, each with unique land use and transportation
characteristics. Each subarea includes an analysis of existing conditions, followed by the detailed vision
and fiscal analysis.

e Part D describes corridor-wide implementation strategies including phasing and funding approaches.

e Aseries of Appendices support the above sections. The Appendices include land use typologies, corridor
character principles, design guidelines for private property, a glossary of terms and market study.

City of Lewisville IH-35E Corridor Redevelopment Plan 9
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The key to developing a corridor-wide vision is to understand the existing opportunities and constraints. This
section describes current conditions related land use, transportation, and open space and trails.

Land Use

The IH-35E corridor through Lewisville is dominated by highway-oriented strip development. The site planning
of businesses has led to an emphasis on parking facing the highway with buildings set back from the highway
oriented to surface parking lots. The businesses benefit from direct highway access and good visibility, but

have little relationship with each other and do not form a cohesive identity, contributing to a weak development
pattern. The area lacks a high quality integration of character, land use, transportation and multi-modal mobility
choices.

The widening of the highway will present a unique opportunity to reevaluate the uses along the corridor and
establish policies where necessary to guide desirable development along the corridor. The existing land uses,
as well as associated opportunities and constraints, are organized into three sections along the corridor: the
north, central and south sections. Each section is shown on the following pages in Figures A1, A2, and A3

The City’s primary

respectively. market drivers in
A half-mile wide corridor overlay area is shown on each side of the highway. This overlay area indicates the land the comi ng yea IS
areas and parcels that will contribute most significantly to the corridor character and illustrates an area where Wi || be reta || trade
specific design standards and guidelines would be appropriate to guide the character of redevelopment along ’

the corridor. hospitality, office
and health care.
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Corridor-Wide Analysis

North

The boundaries of the north area extend from Lewisville Lake to Main |‘|

Street. Existing uses along the corridor include auto sales, vacant land, ]

residential, open space and retail. The current plan for Lewisville Lake i
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is a destination-oriented restaurant, hotel, entertainment and retail
environment with a strong tie to the lake front. The DCTA transit stop east
of IH-35E is the only station located near a regional lake in the metroplex,
creating development opportunities tied to recreation. The plan envisions
mixed-use and residential on private property located closest to the
station, with recreation, retail and resort-style uses closer to the lake
front. A number of large vacant parcels along IH-35E provide ample
development opportunity.
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Figure A1: North Section Existing Land Use
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Corridor-Wide Analysis

.50miles@k Central
The central section of the corridor extends from Main Street to Corporate
Drive. This section is most proximate to Old Town, Lewisville’s downtown

= and center of activity. Key uses along this part of the corridor include

g medical, car and boat sales, residential and retail. The Medical Center
Hﬂﬁtﬂ%% of Lewisville is a large hospital located at Main Street and IH-35E and
HHHHA . L . . .
EiR=R=E serves as a regional destination and supports surrounding medical office

uses. The intersection of Business 121 with IH-35E is a gateway into Old
Town and East Lewisville.
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South

The south section of the corridor extends from Corporate Drive to SH-121.
Key uses along this part of the corridor include retail/restaurant, car/
boat sales and storage, office and parks/open space. This section serves
as the heart of large-scale retail and office activity in Lewisville. Highway-
serving retail constitutes the primary use of parcels along the east and
west highway frontage roads. Vista Ridge Mall, a 2 million square foot
regional mall, serves as a major landmark west of IH-35E, with retail
space anchored by four department stores and a movie theater. East of
IH-35E, the Waters Ridge development serves as a large manufacturing
and economic center of activity for Lewisville. Additionally, construction of
the Hebron 121 transit station is underway, which is a 90-acre mixed-use
Transit-Oriented Development (TOD).
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Corridor-Wide Analysis

Transportation

IH-35E is a major north/south highway through the City of Lewisville,
linking the City to Denton, neighboring suburbs and Dallas. The highway
contains an extensive system of frontage roads that provide local
access to uses along the corridor. Additional north-south local corridors
include South Edmonds Lane, Summit Avenue, Mill Street, Garden
Ridge Boulevard and South Valley Parkway. East-west roadways that
cross IH-35E through the City include Justin Road (FM 407), Valley Ridge
Boulevard, Main Street, 121 Business, East Corporate Drive, Hebron
Parkway (FM 3040) and State Highway 121. The A Train Commuter rail
line includes three new transit stops in Lewisville. These stations include:
Hebron Station, Old Town Station, and Highland Village/Lewisville Lake
Station. Major transportation corridors and transit station locations are
shown in Figure A4.

East-west connectivity across IH-35E presents the primary transportation
challenge today. The widening of IH-35E is intended to increase capacity
of the corridor. This increased capacity could lead to congestion within
the system, particularly on intersecting corridors. Four specific locations,
shown in Figure A4, represent areas of limited connectivity which could
worsen with the proposed widening:

The intersection of Edmonds Lane and Main Street is within close
proximity to IH-35E. This configuration adds to driver confusion and
makes highway access difficult.

Fox Avenue, Purnell Street and Mill Street lack sidewalks. Each of
these streets has the potential to provide strong linkages to Old Town,
the rail station and nearby amenities.

The intersection of Mill Street and Business-121 at IH-35E is
inefficient and awkward. West of IH-35E in this same area, Bellaire
Boulevard presents a similar issue.

Increasing traffic on Hebron Parkway in the south section of the

corridor will likely lead to increased congestion and backups.
Alternative routes through this area may need to be evaluated.
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Open Space & Trails

As shown on Figure A6, the largest park and open space lands are
located east of IH-35E encompassing Lewisville Lake Park, Lewisville
Lake Environmental Learning Area (LLELA) and Railroad Park. Smaller-
scale parks are located west of IH-35E; many of the City’s greenbelts
including Old Orchard greenbelt, Fox Creek greenbelt and Valley Ridge
greenbelt cross through these parks. The largest natural amenity that
crosses in or near the IH-35E study area is Timber Creek, which extends
east-west through the City linking to Central Park, Memorial Park and
additional smaller parks.

Regional connectivity between open space and trails is an issue. Off-
street trails are limited, and there are no connections to uses east of
IH-35E. The City recently completed a “Trails Master Plan” that addresses
a number of these connectivity issues and is shown in Figure A5.

Figure A5: Draft Trails Master Plan
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Corridor Vision

The corridor vision is to create memorable destinations that capitalize on the diverse strengths of the corridor
while tying nodes of activity together to form a consistent identity. Redevelopment along the corridor will

link businesses and residents to existing and new destinations, and will attract new businesses to promote
economic vitality long-term. The corridor will continue to serve as a gateway into the City, and as a regional
gateway to Lewisville Lake, its most valued recreational asset.

Detailed vision and goals for the corridor were formed through an open and interactive process with the
Advisory Committee. During facilitated discussion, the Committee voiced forty different goals concerning the
future character of the corridor and elements that need to be employed in future design or policy adoption. The
project team then organized and combined these goals into four overarching vision themes with twenty-one
supportive goals. These are shown on the following pages.

The corridor vision is
to create memorable
destinations that

both capitalize on
existing strengths
while tying nodes of
activity together.
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Theme 1: Revitalizing the corridor will require enhancing
the established character through multiple public and
private realm improvements.

* Achieve a signature landscape and provide scenic views.

* Respect the architectural style of existing key buildings including City
Hall.

e Connect activity centers to the corridor through the use and
placement of consistent streetscape and identity treatments.

* Reflect desired standards for signage along the corridor, including
gateways, informational signs, and private sector signs.

e Use landscaping and other techniques to promote walking and
improve air quality for residential uses.

e Screen undesirable views from the corridor, including industrial and
service uses.

City of Lewisville IH-35E Corridor Redevelopment Plan

Corridor Vision

Theme 2: Establishing memorable destinations will
require creating authentic and diverse public places,
while expanding the range of attractions and economic
development opportunities that the corridor offers.

* Locate a variety of connected mixed-use places such as employment,
shopping, housing and recreation in the corridor to strengthen it as a
destination for the neighborhoods and the region.

¢ Enhance Main Street, Lewisville Lake and the Mall area as regional
gateways with diverse, pedestrian oriented mixed-use shopping
streets integrated with living, working and green spaces.

* Make frontage roads attractive with curb cuts organized through
access management strategies.

e Design corridor streetscapes with consistent materials to provide an
enjoyable and safe experience for the pedestrian.

e Enhance the Trinity River’'s EIm Fork as an amenity linked with other
open space assets.

e Support a variety of events and activities in parks and open spaces.
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Corridor Vision

Theme 3: Integrating the neighborhoods will require a mix
of infill housing and services for local neighbors.

22

Increase corridor densities and include a vibrant mix of civic, office,
retail and residential uses that leverage expanded transportation
options, and allow higher land utilization that provides a higher tax
base.

Redevelop underutilized buildings and parcels to contain a mix of
uses, such as office, retail and housing.

Revitalize adjacent neighborhoods in accordance with accepted
neighborhood plans to maintain the quality of the neighborhoods and
attract a range of people within the corridor.

Provide a variety of housing choices in the corridor to create
seamless residential neighborhoods.

Theme 4: Achieving a more accessible corridor will require
improving the transportation system to minimize barriers
and provide regional transportation alternatives.

e Create simple and direct connections between the interstate and
local streets, and provide safe pedestrian crossings.

e |dentify future bus and commuter transit stations within the corridor
and integrate with local and regional transit services.

* Integrate parking with corridor uses and evaluate quantity and
location.

* Integrate infrastructure improvements with transportation
improvements and make sufficient to address development growth in
the corridor.

* Connect parks and open spaces to regional parks and destinations
through a bike and pedestrian trail system.

* Promote alternatives transportation systems including bike-share and
car-share.

Parsons Brinckerhoff



Corridor Vision

The four themes were presented to the Committee and the Committee was asked to rank them in order of
priority. This exercise led to a “Top 10” list of priorities as shown in Figure B1. The top priorities then became
the evaluation criteria for corridor recommendations. For example, the number one priority states that “Main
Street, Lewisville Lake and the Mall area should be enhanced as regional gateways and be enhanced as
diverse pedestrian oriented mixed-use shopping streets integrated with living, working and green spaces.”
Thus, these three geographic areas (Main Street, Lewisville Lake and the Mall area) have become focal areas
for future redevelopment in this plan.

Street-oriented development

Landmarks to create focus

Priority Ranking
Main Street, Lake Lewisville and the Mall area should be enhanced as regional gateways to and be
enhanced as diverse, pedestrian oriented mixed-use shopping streets integrated with living, working and 1
green spaces.
Corridor densities should be increased and include a vibrant mix of civic, office, retail and residential uses 5
that leverage expanded transportation options, allow higher land utilization, and provide a higher tax base.
Frontage roads should be attractive with curb cuts organized through access management strategies. 3
Corridor design should achieve a signature landscape and provide scenic views. 4
Infrastructure improvements should be integrated with transportation improvements and be sufficient to 5
address development growth in the corridor.
New buildings should incorporate design that respects the architectural style of existing key buildings, 6
including the City Hall, but also explore other modern building forms.
A variety of connected mixed use places, providing employment, shopping, housing and recreating, should 7
be located in the corridor to strengthen it as a destination for the neighborhoods and the region.
Underutilized buildings and parcels should be redeveloped to contain a mix of uses, such as office, retail 8
and housing.
Corridor streetscapes should be designed with consistent materials to provide an enjoyable and safe 9
experience for the pedestrian.
Undesirable views should be screened from the corridor, including industrial and service uses. 10
Figure B1: Top 10 List of Priorities
23
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Corridor Vision

Land Use

Based on the corridor-wide vision themes and existing conditions, three focal areas for future redevelopment
are proposed in the north, central and south sections of the corridor (Lewisville Lake, Business 121, and the
Vista Ridge Mall/Hebron Station area). These three areas present long-term opportunities for concentrated
growth that could help spur desired development along the corridor. These three areas will form the primary
nodes and regional gateways along the corridor, enhanced as diverse, pedestrian oriented mixed-use shopping
streets integrated with living, working and green spaces. DCTA transit stations are located in each section,
providing opportunities for high-density TOD, multi-modal linkages, and connectivity to the region.

Objectives include:

* Increase development densities along the corridor to capture more trips along the highway and reduce the
need for travel and congestion further into the communities east and west of the corridor.

* Encourage a vibrant mix of uses aimed to reduce parking demand and single occupancy vehicle trips.
* Increase the lot coverage of development to better utilize land area.

Proposed Land Use Typologies

Seven new land use typologies are proposed for this corridor based on market projections, future land use and
community input. These typologies build on the existing zoning districts identified in the City’s Comprehensive
Zoning Ordinance as well as the nine land use types identified in the Old Town TOD Plan. The following land use
categories are proposed for the corridor. These densities are greater than the existing City land use categories
since they could support more intensive development:

e Mixed-use residential - high density

e Mixed-use residential - medium density
* Mixed-use commercial - high density-

* Mixed-use commercial - medium density
e Office

* Entertainment / Retail

e Open space

The land use typologies are included in the Appendix. Land use characteristics, site characteristics and sample
images are shown for each land use type.

24
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Transportation

The overarching transportation goal is to help people move freely along
and across the corridor, and throughout the City. East-west connections
are needed to link residential areas west of IH-35E with the Lake, Old
Town, retail and transit stations to the east. By expanding east-west
connectivity, the entire Lewisville community would benefit from better
circulation and a more interconnected street network. Instead of viewing
the highway as a barrier, it should be viewed as a conduit for travel
amongst corridor nodes of activity and to destinations outside the
corridor. Opportunities exist to link residents to transit by constructing
interconnected trails and multi-modal streets. Objectives include:

* |ncrease the number of multi-modal connections across IH-35E.

* Improve vehicular circulation and level of service at existing
intersections within the IH-35E corridor.

e Create streetscapes with pedestrian and bicycle amenities along the
IH-35E corridor.

Pedestrian/
Development Amenity
Zone Zone

Travel
Zone Zone

Corridor Vision

e Create multi-modal connections to transit.

Street Zones

An objective of this plan is to establish an overall streetscape character
framework and hierarchy of streets. For the purposes of analysis, each
existing and proposed street can be divided into three zones: the travel
zone, pedestrian zone and development zone. Refer to Figure B2 for a
depiction of the zones. Design principles for the travel and pedestrian
zones, and development zone principles are included in the Appendix.

Travel Zone

The travel zone includes the public realm elements located between the
curb lines: the vehicular lanes, bicycle lanes, medians, crosswalks and
on-street parking. The design of the travelway affects how much traffic a

Pedestrian/
Amenity

Public Right-of-Way

Figure B2: Street Zones

City of Lewisville IH-35E Corridor Redevelopment Plan
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Corridor Vision

street can carry and how fast vehicles will travel.

Pedestrian/Amenity Zone

The pedestrian/amenity zone is the section of the street needed to move
people between land uses, and between vehicles and land use. This
environment includes sidewalks, curb and gutter, bus stops and street
furniture such as lighting and benches. Street trees, tree lawns and
planter boxes are typically located in a green area which separates the
pedestrian walkway from the traffic zone. The pedestrian/amenity zone
is the interface between the development zone and the travel zone. A
high quality pedestrian environment is essential on streets to encourage
street activity and provide for a safe and inviting area.

Street Sections

This section includes a description and graphic for three street types
along the corridor: arterial streets, roadways that bisect IH-35E (referred
to as interchange roads) and local streets. Each of these types possess

differing street zone characteristics.

Arterial Streets

Arterial streets, such as Corporate Drive and Garden Ridge Boulevard, are
designed to provide a high degree of mobility and generally serve longer
vehicle trips to, from, and within the City. Lewisville’s arterial system
connects major elements such as Old Town, employment centers, large
suburban commercial centers and residential neighborhoods. Movement
of people and goods is the primary function of an arterial street. The
arterial street shown in Figure B3 has six vehicular lanes, though the
number of lanes may vary. Arterial street elements include vehicular
lanes, pedestrian and bicycle accommodations, and branded street
elements including lighting and signage. General characteristics include:

e Sidewalks

* Median treatments

* Pedestrian lighting

e Street trees

e Street wall with narrow setback to define the street edge

Amenity
Zone

Development Zone

Pedestrian
Zone

Travel Zone

Amenity
Zone

Development Zone

Pedestrian
Zone

—q
-4
-4

-4
-4
—q

Public Right-of-Way

Figure B3: Arterial Street Section
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e Wide setbacks to shield vehicular traffic from adjacent land uses

Interchange Roads

Figure B4 shows an example of an interchange road along IH-35E, such
as Hebron Parkway and Main Street. These road types include a four- or
six-lane arterial crossing via an overpass. Development is oriented to
the frontage road and to the arterial at the interchange. Interchange
roads are extensions of arterials. Where possible, elements should be

continued from the arterial, and expanded upon where conditions allow.

Raised planters and other median treatments are encouraged. General
characteristics include:

e Sidewalks

* Median treatments
e Pedestrian lighting
e Street trees

Travel Zone

Pedestrian
Zone
Pedestrian
Zone

Public Right-of-Way
Figure B4: Interchange Road

City of Lewisville IH-35E Corridor Redevelopment Plan

Corridor Vision

* Aesthetically pleasing barriers between vehicles and pedestrians

Local Streets

The local street type encompasses both collector streets, such as
Lakepointe Drive, and local streets, such as College Street. Both have
similar characteristics and function in connecting between uses.
Collectors are designed to provide a greater balance between mobility
and land access within residential, commercial and industrial areas.
The makeup of a collector street largely depends on the density, size
and type of nearby buildings. A local street type is shown in Figure B5.
Local streets typically carry lower traffic volumes and provide access
within and between neighborhoods and uses. Local streets typically vary
between two to four vehicular lanes, and have a wide pedestrian zone to
encourage walking. General characteristics include:

* Wide sidewalks

* On-street parking

e Bulb outs at intersections

e Pedestrian lighting & aesthetics: banners, planters, etc.
e Street trees

— —

V
\

Development
Zone

Development
Zone

Amenity
Zone

Travel Zone

Pedestrian
Zone
Amenity
Zone
Pedestrian
Zone

Public Right-of-Way
Figure B5: Local Street

27



Corridor Vision

Open Space and Trails

The City’s Trails Master Plan (2010) includes a number of recommendations for the construction
of off-street trails, extensions to trails, and enhanced sidewalks. These improvements would help
strengthen multi-modal connectivity, particularly around the three DCTA transit stations. The plan
identifies needed east-west trail connections at IH-35E, with specific recommendations at Garden
Ridge Boulevard, Valley Ridge Greenbelt Park, West Main Street, Fox Avenue, Corporate Drive, and
Timber Creek.

The vision for open space and trails along the corridor is to leverage the existing natural systems
to create mixed-uses places that link recreation, transportation and development together.

This plan builds on the City’s Trails Master Plan, with an emphasis on new open space and trail
connections east-west along the corridor. The City’s natural assets should be evaluated not only for
their connectivity potential, but also for their aesthetic and functional benefits, such as enhancing
biodiversity, recharging groundwater and reducing erosion.

Objectives include:

* Diversify the types and attributes of open space to reflect the corridor’s unique needs and
amenities.

* Increase the number of pedestrian connections across the highway.
e Create streetscapes with pedestrian and bicycle amenities along the IH-35E corridor.
e Develop a system of “green streets” that connect with each other and to open space.

* Integrate sustainability best practices to reduce the need for water and stormwater drainage
infrastructure. Integrating open space & development

Places of solitude Active plazas Connecting development to water
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Market Overview

Over the past 20 years, Lewisville has transformed itself from a city that was becoming a bedroom suburb into
an emerging regional employment center. Taking advantage of population growth in Denton County, especially
in the IH-35E corridor, Lewisville became the dominant retail trade center in the county and a major regional
trade area. In more recent years, Lewisville has worked to diversify its economic base encouraging growth in
the financial, business services, and healthcare sectors. Based on data from the Texas Workforce Commission,
the City of Lewisville added jobs during the recent recession going from 55,302 total jobs in February 2008 to
56,957 jobs in February 2011. Though not immune to the recent economic downturn, the City is in a position to
continue its emergence as an important employment center that will be catalyzed by the expansion of IH-35E.

A market study was performed as part of this study and is available as a separate document. Future growth

in Lewisville’s economy will be supported by several key factors including: the presence of a relatively

well educated and skilled workforce, expanded critical infrastructure, existing competitive advantages for

key industries, unmet opportunities for local business development, and a public willingness to embrace
transformative economic development strategies. Based on an analysis of these key factors, several economic
development opportunities have been incorporated into the vision for redeveloping the IH-35E corridor in
Lewisville. The following highlights the major opportunities:

* Retail trade and hospitality: the City can take advantage of existing clusters of retail and hospitality sector
activity and promote the expansion of these activities, particularly with the anticipated increase in traffic
flow along a widened IH-35E;

* Office-based occupations: based on unmet market demand and local labor force characteristics,
Lewisville can support substantial new development in office space with the financial sector, legal services,
information technology services, and other professional and business services;

* Health care: opportunities exist for expanding healthcare services in Lewisville with hospitals and clinics,
supporting diagnostic and laboratory services, and the growing need for residential care facilities.

Four market areas have been identified along the corridor (Figure B6). These market areas represent
geographic zones with unique offerings of goods and services. Each has a different set of land uses and each
exhibit unique development characteristics. Revitalization of the corridor should focus on strengthening these
four market areas.

Recreational/Lifestyle. The northern most market area begins at the north near Lewisville Lake, extending
from Garden Ridge Boulevard to just south of Jones Street (at the intersection of the railroad with IH-35E).

A continued emphasis on recreation along with office and hotel/hospitality sector land uses represents the
primary market focus moving forward. This area contains a number of large parcels that could allow for easier

City of Lewisville IH-35E Corridor Redevelopment Plan

Corridor Vision

Medium density residential connected to parking

Development leverage open space premiums

Active street corners
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Corridor Vision

land assemblage and contiguous large-scale development. The entire
area offers good views of the lake, which provides a competitive edge
over other parts of the city and represents a valuable competitive
advantage for premier office space. Impacts from highway widening will
be minimal due to the large number of vacant parcels. The Highland
Village/Lewisville Lake transit station will connect this area to the larger
region.

Old Town/Medical. This area extends from the railroad crossing at |H-
35E south to Fox Avenue and is currently a center of regional medical
services with the hospital and surrounding supportive medical services.
Market projections support additional regional medical services in the
future with an estimated potential exceeding $1 billion in annual sales
just to meet existing Denton County demand. A growing market for senior
housing is anticipated in this area, particularly with the medical uses
nearby.

Office/Community Services. This market area extends from Fox Avenue
to Hebron Parkway. A large retail strip mall located at Business-121

and IH-35E will be impacted by the widening, offering significant future
redevelopment opportunity. Larger parcels in this area offer opportunity
to make significant upgrades in the visual appearance of business/
commercial activity along this segment. Office based industries have
been identified in this market area, including legal services, financial
services, advertising, accounting, consulting and many others. The
southern end of this market area is dominated by retail and hospitality,
which is anticipated to continue.

Corporate/Retail. The southern-most segment extends from Hebron
Parkway to the State Highway 121 Bypass. The existing strength of this
area is retail, which is anticipated to continue in the future. Significant
opportunity lies in the reprogramming of retail centers, such as Vista
Ridge Mall, creating retail infill to expand the tax base, and connecting
with the Hebron station TOD underway. The Hebron Parkway and SH-121
interchanges at IH-35E offer prime real estate for one or more signature
gateway projects.

30

N.Garden Ridge Blvd. (-\

Figure B6: Market Areas

Recreational / Lifestyle

Lewisville Lake

Old Town / Medical

121 Business

Main St.

Corporate / Retail
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Higher density development

Development surrounding open space

High quality architecture
City of Lewisville IH-35E Corridor Redevelopment Plan

Integration of public art

Buildings fronting to streets with active street elements

Corridor Vision
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Subarea Visions

To effectively apply the vision (described in Part B) to each parcel along
the corridor, the study area has been organized into a seven sequential
subareas (Figure C1). Each subarea is roughly over 1 mile in length and a
half mile wide on each side of the highway.

The development of each parcel within the corridor contributes to the
character of the area. It is critical that all redevelopment along the
corridor promotes the broader corridor vision, while leveraging specific
opportunities in each subarea. Subareas 2, 5 and 7 are identified as
areas of significant change, which means they include substantial
catalytic redevelopment opportunities to create mixed use destinations.
Long-term visions have been created for areas of significant change.
Subareas 1, 3, 4 and 6 are identified as areas of moderate changeg,
which means they include development opportunities that should
support existing places and neighborhoods while improving the character
and identity along the corridor.

Public spaces with gathering areas

34

Leveraging water and open space

N. Garden Ridge Boulevard

Figure C1: Seven Subareas
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Subarea 1

The boundaries of subarea 1 extend from the Lewisville Lake crossing
of IH-35E to Bogard Lane/Eagle Point Road. There are anticipated to be
major impacts to private land along the west side of the highway and
minor impacts to private land along the east side of the highway due

to widening. The vision for the lake area is being developed through a
separate process, and this study recognizes that this area will have a
significant economic development impact as it develops as a mixed-use
transit oriented development at the northern gateway into the city. This
subarea summary focuses on the west side of IH-35E and includes an
overview of existing conditions, parcel impacts, short term strategies and
a summary of the fiscal analysis.

Existing Conditions

Existing Land Use

The predominant land uses east of IH-35E include parks and open
space, car/boat sales and storage, and retail/restaurant uses that serve
visitors to Lewisville Lake. The new DCTA transit station is just south of
Garden Ridge Boulevard and east of IH-35E. The long term vision for

the east side of IH-35E is captured in the Lewisville Lake Master Plan.
That plan envisions a destination-oriented restaurant, entertainment,
and specialty retail environment, with a supportive tie to the lake front.
Immediately west of the highway are primarily vacant parcels with some
small-scale retail.

Existing Mobility

Garden Ridge Boulevard provides access from IH-35E to the single-family
neighborhood of Highland Village. Garden Ridge Boulevard is the primary
east-west roadway that crosses IH-35E through this subarea; the closest
crossing of IH-35E to the south is Justin Road approximately one mile
south.

Existing Open Space
The nearest open space and trails are those associated with the parks
surrounding Lewisville Lake.

City of Lewisville IH-35E Corridor Redevelopment Plan
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Subarea Visions

Short Term Opportunities

The primary recommendation for the west side of IH-
35E is to transform the remnants of vacant parcels

into redevelopment opportunities. The character of
development should utilize the Design Guidelines and
be consistent with the Corridor Character Principles
contained in the appendix to this document. Additionally,
as an overall design and development principle, all
development and access should orient to the lake.

36

Redevelop the southwest corner of Garden Ridge
Parkway and IH-35E. Viable future uses include a
hotel, commercial services, apartment complex or
medium-density residential. The existing site is zoned
retail per the City’s Current Land Use plan. Future
use of this property should consider the relationship
with the lake by serving lake visitors from across the
region.

Provide landscape screening along parcel edges to
buffer the single-family residential to the west.

Locate a landmark/gateway element at Garden Ridge
Boulevard as it is the first entrance into the City from
the north. A fountain or other water-related theme
could be sited at the northwest corner of IH-35E on
the remnant parcels leftover from highway widening.

Locate a landmark/gateway feature east of IH-35E at
the transit station to link development east and west
of the highway.

Figure C3: Subarea 1 - Short Term Strategies
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Subarea 2

The boundaries of Subarea 2 extend from Bogard Lane to just north

of the railroad crossing at IH-35E. The impacts of highway widening

are anticipated to be limited to the west side of IH-35E. Many adjacent
parcels west of IH-35E are vacant, presenting a large-scale development
opportunity and one of three catalysts within the corridor.

Due to the scale of the area, development could be phased over time.
It will be critical that the infrastructure plan for this area establish the
long-term development pattern including appropriated sized streets,

blocks and associated utilities, to address short term opportunities, while

building the long-term vision.

Existing land use, mobility and open space conditions are presented
with an analysis of the anticipated parcel impacts, followed by vision
frameworks and a summary of fiscal impacts. The frameworks identify
key actions required to guide development and realize the vision. The
frameworks include mobility and open space, land use, and urban
design. Drawings and perspectives are included that lllustrate how the
frameworks can be integrated to realize the long-term vision.

Existing Conditions

Existing Land Use

A significant number of parcels west of IH-35E are vacant, though some
small-scale commercial and light-industrial uses, as well as an “action
park” (recreational use), are located in the area bounded by Garden
Ridge Boulevard, Justin Road, IH-35E and McGee Lane. This area
represents the largest contiguous set of vacant parcels in the corridor.

New denser developed neighborhoods could complement single-family
neighborhoods west of McGee Lane, and provide a more substantial
market for neighborhood serving commercial. Large scale office
development in this area would benefit from highway visibility, proximity
to the planned Lewisville Lake TOD and commuter rail station, and have
direct access to IH-35E from Justin Road.

City of Lewisville IH-35E Corridor Redevelopment Plan
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Subarea Visions

Existing Mobility and Open Space
The following items and associated diagram illustrates the significant
issues related to mobility and open space within the corridor.

The existing roadway network through this area is fairly limited. The
primary east-west access to IH-35E is Justin Road, a four-lane arterial.

Apart from IH-35E frontage roads, north-south access is provided by
McGee Lane and North Summit Avenue. @

North Summit Avenue only extends through the southern part of the
subarea (from Justin Road south to West Main Street).

There are no designated parks or trails west of IH-35E through
Subarea 2. However, large drainage areas extend east-west through
vacant parcels both north of Justin Road and north of the railroad
tracks.

IH-35E at Justin Road @

IH-35E at Justin Road Figure C5: Subarea 2 - Existing Mobility and Open Space @
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Subarea Visions

Vision

The vision for Subarea 2 capitalizes on the proximity to surrounding
amenities, including Lewisville Lake and the new transit station. The
vision is to create a new center of activity west of IH-35E consisting

of mixed-use corporate development centered along Justin Road and
Summit Avenue with higher density residential neighborhoods both
north and south of Justin Road. The overall character could focus on

a lifestyle theme, tying to the recreational uses along the lake with the
associated market for outdoor sports and activities. It is envisioned that
development in this area will be coordinated and integrated with the
substantial development opportunities at the Lewisville Lake transit
station and the lake area.

Mobility and Open Space Framework

@ Develop a network of interior multi-modal streets to help move traffic
and provide connections to the larger street network. Development
would be oriented to this network to create active, walkable street
environments. These local streets would tie directly to the frontage
roads and to McGee Lane to enhance east-west connectivity.

Extend a new pedestrian connection across IH-35E just south of
Eagle Point Road between Garden Ridge and Justin Road to link
future redevelopment west of IH-35E with the lake, TOD and existing
single-family neighborhoods. The pedestrian bridge could become a @
landmark within the larger mixed-use development envisioned. @

@ Install landscape buffers between the IH-35E corridor and planned
development. The buffers are envisioned at strategic locations along
the corridor to shield highway views and noise. Buildings would
punctuate these buffers at key nodes.

@ Capitalize on the open space amenity that runs along the east-west
drainage system through the subarea. Private development could
incorporate a connection to this drainageway through views, walking
trails and passive recreation.

Figure C6: Subarea 2 - Mobility and Open Space Framework @
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Subarea Visions

Land Use Framework

Facilitate the assemblage of vacant parcels near Bogard Lane to
form a new mixed-use development. A small-scale neighborhood
Center and focal point of commercial activity is recommended for
this neighborhood. This development would tie to future TOD activity
to the east and the existing neighborhoods to the west and could
include a mix of office structure and residential mixed-use.

Facilitate the assemblage of large vacant parcels into a mixed-use
commercial space with both large and small building footprints,
all organized around a network of existing and future streets and
amenities created by the development.

@ Create a retail node/anchor at the intersection of Justin Road and
Summit Avenue to serve as a gateway into the larger development.
The general theme would be mid-rise office uses combined with
mixed-use development including neighborhood retail and loft-style
offices/workspaces. @

Consider residential (higher density) adjacent to the corporate
redevelopment and natural open spaces.

Higher density housing with ground floor commercial Street frontage with amenities Figure C7: Subarea 2 - Proposed Land Use Framework @
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Urban Design Framework
Future urban design focuses on the area’s character, landmarks,

massing, and orientation. Recommendations are as follows and as
shown in Figure C8.

Embrace existing drainage and open space areas as natural
amenities within the built environment. As a whole, new development
should form a cohesive identity as a destination area for mixed-use
development.

Incorporate three community gateways/landmarks at locations
where planned development connects to IH-35E: at a proposed
pedestrian bridge just south of Eagle Point Road, at Justin Road
and at Grandys Lane. Development should orient around these
landmarks, and serve as visible gateways from IH-35E.

Make the intersection of Justin Road and Summit Avenue the central
development node within this area. Buildings at this node should be
higher in density than surrounding areas.

Focus the orientation of uses on the proposed street network
through the area. New commercial, office and residential uses along
the highway and frontage roads should be visible from the highway
but oriented inward toward smaller-scale streets.

Figures C15 and C16 on the following pages show a rendering and plan
view of the vision at full build-out.

Gateway features Pedestrian amenities

City of Lewisville IH-35E Corridor Redevelopment Plan
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Subarea Visions

lllustrative Plan

The illustrative plan is based on the overall planning frameworks and
shows one possible development scenario at ultimate build out. Many
other development scenarios could also be achieved based on the vision
frameworks contained in the plan. The following illustration demonstrates
how development could be achieved over time as a series of planning
districts including commercial mixed use and residential.

Pedestrian connection to transit Pleasant street environment

Iconic public places

42

McGee Lane
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Figure C9: Subarea 2 - lllustrative Plan
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Perspective Sketch

The perspective is based on the overall planning frameworks and shows
one possible development scenario at ultimate build out. Many other
development scenarios could also be achieved based on the vision
frameworks contained in this planning document.

This illustrative sketch shows a series of neighborhood centers
connected along Summit Avenue. It is envisioned that Justin Road could
develop as a regional commercial office designation set into a mix of
uses that will support a range of denser urban residential developments
and neighborhood services including shopping and dining.

Summit Avenye

IH-35E

Figure C10: Subarea 2 - Rendering

City of Lewisville IH-35E Corridor Redevelopment Plan
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Subarea Visions

Subarea 3

The boundaries of Subarea 3 extend from the southern portion of
the Subarea 2 redevelopment to approximately College Parkway, with
impacts of highway widening encompassing both sides of IH-35E.

This subarea contains many large parcels sufficient for larger-scaled
commercial development, and supports the catalyst vision for Subarea
2. This area is envisioned as a long-term driver for continued economic
development growth. However due to the large parcels sizes, it will be
important to ensure compatible character along the corridor with the
principles set out in this plan. With larger parcel sizes, this subarea can
create a signature character along this corridor.

Existing Conditions

Land Use

South of the railroad crossing at IH-35E, existing land use includes
primarily retail and warehouse distribution. Large-scale uses include
self-storage, equipment sales, auto and motor home sales, department
and home improvement stores. These uses benefit from the visibility of
IH-35E and access from Valley Ridge Boulevard. Small-scale retail uses
are located along Valley Ridge Boulevard west of IH-35E.

Mobility

The only vehicular connection across IH-35E is at Valley Ridge Boulevard.
Valley Ridge extends from the neighborhoods to the west across IH-35E
to Mill Street. Mill Street then provides direct access into the heart of Old
Town. College Parkway curves along the southern edge of the subarea,
ending at the IH-35E frontage road.

Open Space

The largest open space and trail amenity is the 19-acre Valley Ridge
Greenbelt Park which extends from approximately Garden Ridge
Boulevard to IH-35E. The greenbelt provides a linear east-west open
space amenity for single-family neighborhoods, and widens into a larger
natural area between North Summit Avenue and IH-35E. The greenbelt

has an 800-foot frontage along the west edge of IH-35E.
44

Figure C11: Subarea 3 - Existing Land Use
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Subarea Visions

Short Term Opportunities

The primary recommendation for the west side of IH-35E is to transform the remnants of vacant parcels into
redevelopment opportunities. The character of development should utilize the Design Guidelines and be
consistent with the Corridor Character Principles contained in the appendix to this document. Additionally, as an
overall design and development principle, the Valley Ridge Boulevard area should be developed as a character
gateway and development node that creates an identifiable character for the area.

Retail and warehouse distribution uses are anticipated to remain the dominant use in this subarea. The
short term strategies below identify steps needed to facilitate redevelopment over time. The longer term
opportunities are identified for consistency with the vision described in Subarea 2. These are longer term
opportunities because the targeted parcels are undeveloped. Specific opportunity sites for redevelopment

Improvements to FM 407 can increase character

include:

Longer term opportunity. Facilitate development of vacant parcels on both sides of IH-35E north of the
railroad line. Extensions of local roads will be required and development could attract office and research
and development uses that would be compatible adjacent to an operating rail line.

Longer term opportunity. Extend Grandys Lane to provide access to the parcels north of the railroad tracks,

Public art used as landmark/gateway feature

Focal plantings add interest and character

Large-scaled development with street character

City of Lewisville IH-35E Corridor Redevelopment Plan

west of Summit Avenue, consistent with the vision for Subarea 2. This connection would also link McGee
Lane with Summit Avenue and the IH-35E corridor. Grandys Lane currently extends from the North Summit
Avenue to the frontage road.

Consider redevelopment of the Home Depot parcel with a mix of uses including large-format retail, office, or
research and development. A larger opportunity for a neighborhood center is possible through assemblage
of this site with the parcel immediately to the west. The Valley Ridge Greenbelt would buffer these parcels
from the single-family neighborhoods farther west.

Consider facilitating assemblage of the self-storage parcel, which could be assembled with parcels to the
south in subarea 4. Together, these parcels could be developed into neighborhood services (small-scale
retail).

Develop the Valley Ridge Boulevard as a character gateway and development node, including signature
plantings and landscaped design elements.
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Subarea Visions

Subarea 4

The boundaries of Subarea 4 extend from College Street to Fox Avenue.
Main Street is the primary conduit of east-west travel through this area,
linking neighborhoods west of IH-35E to the Medical Center of Lewisville
and Old Town.

The impacts of highway widening are anticipated to be more extensive
on the east side of IH-35E with impacts on both sides focused around
Main Street. Many impacted parcels surrounding Main Street are larger
compared to some of the residential impacts along the east side towards
Fox Avenue. The larger parcels surrounding Main Street represent a
redevelopment opportunity to reshape and enhance the entrance to Old
Town to the east and neighborhoods to the west.

Existing Conditions

Land Use

The Medical Center of Lewisville is the largest land holding in the area
and defines area uses and character. Medical offices (labs, specialist
offices, etc) on surrounding parcels support the medical services. West
of IH-35E, the uses are primarily retail and office. Both a Sams Club
and Wal-Mart are located northwest of West Main Street and IH-35E.
Residential parcels abut this corridor and may require screening.

Mobility

The two primary east-west roadways through this area are Main Street
and Fox Avenue. Main Street provides a key east-west linkage through
Lewisville. However, its role as a primary access point into Old Town is not
evident from travelers along IH-35E. Pedestrian access to the east side of
IH-35E is currently limited.

Open Space
No significant open space is located along the corridor in this subarea.
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Short Term Opportunities

The primary recommendation in Subarea 4 is to transform the
remnants of vacant parcels into redevelopment opportunities,
including the redevelopment of parcels surrounding College
Parkway and a more cohesive strategy for redevelopment and
transportation connectivity at Main Street and IH-35E.

@ ©

Consider facilitating the assemblage of impacted parcels
to create a redevelopment opportunity that could include
a new neighborhood-serving retail development with

a focal point of activity at the intersection of College
Parkway and the frontage road. Buildings should orient to
College Parkway/frontage road intersection.

Evaluate the reconfiguration of Edmonds Lane (FM 1147)
to the west of the current intersection at Main Street.

It may be possible to achieve great separation of traffic
and increase mobility between Edmonds Lane and the
frontage road along Main Street and impact a small
number of parcels and businesses. This reconfiguration
could create a larger parcel east of Edmonds Lane and
be suitable for redevelopment for medical or service uses
due to the direct highway access and proximity to the
Medical Center.

Build a new gateway feature at the Main Street/IH-35E
interchange to draw visitors into Old Town and the City.

Facilitate development of medical related uses abutting
the highway that could support the hospital to the north.

Screen remnant parcels to buffer visual and noise impacts
from the highway for single-family uses east. Due to

their small size, the sites with building acquisitions east

of IH-35E will be difficult to assemble in a strategic and
cohesive manner.

City of Lewisville IH-35E Corridor Redevelopment Plan

Edmonds Ln.
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Illustration of improvements at Main Street Interchange

Figure C13: Subarea 4 - Short Term Strategies

Subarea Visions

W Main St.
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Subarea Visions

Subarea 5

Along with Subareas 2 and 7, Subarea 5 is one of three catalyst areas
along the corridor. Subarea 5 extends from Fox Avenue to just south of
the Business 121/IH-35E interchange, and includes 80 parcels along
the highway edge. The greatest catalyst for change is focused around
the Business 121/1H-35E interchange. The convergence of these two
regional corridors creates tremendous redevelopment opportunity and
the largest gateway into Old Town from the south.

Existing Conditions

Land Use

Land use through this section of
the corridor is some of the most
dense and varied. West of the
highway, both commercial and
light industrial uses are situated
at the Fox Avenue and Business
121 interchanges. Established
single-family and multi-family
neighborhoods are located farther
west. East of IH-35E, the Business
121 corridor has both commercial
and light industrial uses. Mill
Street is a mix of residential and
commercial. Scattered open lands
surround a Mobile Home Park east
of Business 121/IH-35E.

Intersection at Mill Street and Business 121

Strip development viewed from IH-35E
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Mobility and Open Space
Three major corridors intersect or end at IH-35E in this subarea:
Business 121, South Mill Street and IH-35E.

@ Business 121 serves as a primary regional route connecting through
the heart of Lewisville. It terminates at SH-121 at either end of the
City. Between these termini, it crosses through neighborhoods and
businesses in south Lewisville, across IH-35E and along the south
edge of Old Town into East Lewisville.

South Mill Street is a four-lane arterial linking IH-35E with Old Town.
While it has the potential to become a primary gateway into Old Town
from the south, the high speeds and lack of pedestrian appeal limit
its attractiveness and viability. A key issue with the corridor is its
intersection with Business 121 at IH-35E, which creates a complex
and inefficient set of ramps and offset intersections.

@ Bellaire Boulevard extends from Garden Ridge Boulevard east to
the intersection of Business 121 and IH-35E. Bellaire is a four-

lane divided roadway with a center median. It links single-family
neighborhoods and highway-oriented businesses together.

Lack of safe pedestrian access under freeway Underutilized open space

City of Lewisville IH-35E Corridor Redevelopment Plan

Figure C15:Subarea 5 - Mobility and Open Space

Subarea Visions
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Subarea Visions

Vision

The long-term vision for Subarea 5 is to create mixed-use places on
both sides of the highway. The southwest side is envisioned as a mixed
use commercial place providing integrated neighborhood services,
shopping and dining including medium density housing. The east side
is organized around a new entertainment/retail place connected to

Mill Street and is anchored at IH-35E and Business 121 by a signature
office location, and anchored east of Business 121 by a new mixed use
neighbored and central park.

Mobility and Open Space Framework

®

©
®
®
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Relocate the Mill Street/Business 121 intersection to be aligned
with the access to Northwood Mobile Home Park to increase
mobility and safety. This relocation should include gateways and
pedestrian-friendly streets with defined sidewalks, bike lanes,
vehicular improvements and streetscaping leading to Old Town.

Establish a network of multi-modal streets east of Business 121
to create organized blocks for neighborhood redevelopment and
better utilization of land defined by Bennett Lane, the railroad, and
Business 121.

Integrate development to capitalize on the natural amenities of the
area including existing open space and drainage connections.

Build a new north-south street connection across Bellaire Boulevard
to link the strip centers of either side and to create smaller block
sizes suitable for neighborhood center redevelopment.

Consider removal of the median on Bellaire to help create a more
pedestrian friendly street. The current street creates a wide cross-
section that may be difficult for alternative modes to cross.

Figure C16: Subarea 5 - Mobility and Open Space Framework

®
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Land Use Framework

®

Redevelop existing strip mall parcels into office and retail mixed use
neighborhood centers that would serve the larger neighborhood to
the west. An anchor at the rear of these centers could help spur
redevelopment on the remaining site. Include visual screening and
landscaping for the residential area to the west.

Redevelop the area south of Bellaire Boulevard as commercial mixed
use with a town center feel accompanied by restaurants and some
stand-alone retail. Include visual screening and landscaping for the
residential area to the west.

Redevelop underutilized parcels on each side of Business 121 near
IH-35E as a new gateway destination that maximizes exposure to the
highway and creates a more efficient use of land. These uses would
include both office and support uses and be oriented to the frontage
road and Business 121. This property could support a single office
building, or office complex, providing about 240,000 square feet of
prime office space at a location with convenient access.

Consider large scale redevelopment facilitated by the Mill Street

reconfiguration, redevelopment of underutilized land, and

development of vacant land. With over 60 acres, this land could

build out as an expansion of the Waters Ridge Business Park, or

as a residential neighborhood, and include more than 600,000

square feet of office space, regional retail, several restaurants, and

approximately 300 residential units, designed in a desirable compact

urban format. Residential could benefit from:

¢ close proximity to Old Town and the Old Town station,

* lack of residential east of IH-35E in this area,

e proximity to the new Railroad Park amenities to the east, and

e an existing buffer from Business 121 through existing commercial
uses.

City of Lewisville IH-35E Corridor Redevelopment Plan
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Figure C77: Subarea 5 - Land Use Framework

Subarea Visions
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Subarea Visions

Urban Design Framework

Future urban design focuses on the area’s character, landmarks,
massing, and orientation. Urban design principles are shown in Figure
C18.

Encourage a unified character based on the ultimate land use mix.
Since the vision for this subarea is relatively large in land area, the
character could differ based on the dominant land use. West of IH-
35E, the character should be defined by commercial activity; east of
IH-35E, the character could shift from an office park setting closest to
the highway to a compatible character farther east.

Create landmark on both sides of the Business 121/IH-35E
interchange. Development should orient around these landmarks,
and serve as visible gateways from IH-35E.

Encourage higher densities at nodes and open space amenities. @
Building massing should be highest along Business 121.

Create well-defined streets and blocks with buildings oriented toward
the network of arterial and local streets through the area.

Figure C18: Subarea 5 - Urban Design Principles

Fountains Buildings with street frontage and amenities High quality public spaces Public gathering spaces
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Subarea Visions

Short Term
Opportunities

The primary recommendation is to transform o
parcels impacted by the highway widening .@\Q@@
into redevelopment opportunities. All >
improvements should embrace the vision

frameworks and principles presented in the

proceeding pages for Subarea 5.

Mill Street

The short-term strategies listed below identify

four key steps needed to lessen the overall

impacts of highway widening and lay the

groundwork for a long-term 20-year vision.

These are more immediate actions the City

could take redevelop affected parcels and
reconfigure existing streets (Figure C19).

N
Q;‘?‘

@ Consider redevelopment of parcels into
office or commercial use. These parcels
are located at the intersection of two @
regional corridors. However, in the long
term, parcel 38 could be developed as a
gateway open space and organize mixed
use development around its three sides.

Screen remnant parcels to buffer visual
and noise impacts from the highway for Bellaire Bivd.
single-family uses west. Due to their small @
size, the sites with building acquisitions
east of IH-35E will be difficult to assemble
in a strategic and cohesive manner.

@ Create a destination gateway feature on
the public land remaining from highway
Widening to signify the IH-35E/Business Figure C19: Subarea 5 - Short Term Strategies @
121 interchange.
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Subarea Visions

Subarea 6

Subarea 6 extends from just south of the intersection of Bennett Lane
to the Timber Creek crossing of IH-35E. Building impacts due to highway
widening are primarily limited to the Corporate Drive/IH-35E interchange.

Existing Conditions

Land Use

The major land use driver in this subarea is the Waters Ridge
development east of IH-35E (Figure C20). Waters Ridge represents the

City’s largest light industrial and corporate office campus. West of IH-35E,
the primary drivers are the multi-family neighborhoods located both north

and south of Timber Creek.

Mobility

Corporate Drive is a four-lane arterial connecting Waters Ridge with the
City. It winds through West Lewisville and ends approximately 1/2 mile

east of IH-35E at Waters Ridge Drive.

Open Space

A portion of Timber Creek extends through this area, both east and west
of IH-35E. Timber Creek connects to nearby parks and greenbelts.

Development at IH-35E and Corporate Drive
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Development character seen from frontage road

Figure C20: Subarea 6 -

Existing Land Use
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Subarea Visions

Short Term Opportunities

The primary recommendations for Subarea 6 is to Park Street
ensure the long-term connectivity and accessibility
of Waters Ridge to the larger City and rest of the CA)

region, and to transform the remnants of impacted
parcels, due to highway widening, into redevelopment
opportunities. Since Corporate Drive serves as the
gateway from IH-35E into Waters Ridge, is the focal
point for the future. Specific strategies include:

A

@ Consider redevelopment of parcels (figure C21)
as part of the redevelopment strategy discussed
for parcels in Subarea 5. These parcels benefit ot
from direct access from Business 121 and R
visibility from IH-3§E. Potential uses could include Southwest Pkwy <
commercial and office.

Redevelop building impacted parcels at the
northwest corner of IH-35E and Corporate Drive
as gateway buildings to enhance this intersection %
as a business gateway. Highway acquisitions may e
present an opportunity to assemble parcels at
this active and visible interchange. These parcels
provide a large land area for neighborhood- %é
serving retail or other residential-supportive uses.

@ The existing cloverleaf interchange at Corporate
Drive/IH-35E will be reconstructed due to the
widening of IH-35E. Gateway/monument fixtures @
should be considered on leftover parcel remnants
to draw attention to surrounding uses and signify
an entryway into Waters Ridge.

The Timber Creek open space weaves through
this subarea, creating an amenity for existing and
future development.

Figure C21: Subarea 6 - Short Term Strategies @
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Subarea Visions

Subarea 7

Subarea 7 extends from approximately Oak Bend Drive to just south
of the SH-121 Toll Road along IH-35E. Due to anticipated impacts of
highway widening, the primary opportunity to the east will be creating
a new character along the highway. To the west, fewer impacts are
anticipated; therefore redevelopment would occur over a longer time
frame.

Existing Conditions

Land Use
The predominant land uses in Subarea 7, as shown in Figure C22,
include retail, office and industrial warehousing (Waters Ridge). This

area is the retail anchor along the corridor . Land uses on the west side
of IH-35E are primarily retail along the highway frontage with multifamily
and hospitality uses connecting Lake Vista Drive to the Vista Ridge Mall

area. The east side of the highway frontage consists of primarily strip

retail and restaurant uses that back to Timber Creek. The east side of
Timber Creek has a mix of multi-family residential and retail. Construction
of the Hebron 121 Station and surrounding TOD is underway along the

banks of Timber Creek.

The massing and built form consists of low-scale strip development
interspersed throughout the area. Buildings and uses have little

relationship to each other, turning their back on the highway and creating
an inefficient use of land. Buildings are typically situated at the rear of
parcels to allow for surface parking in front, particularly along the IH-35E

frontage roads. Buildings are scattered and set back from the street,

providing little definition to the street. Many uses, including the mall, are
“islands” separated from surrounding uses and the street network. This

development pattern makes circulation and access difficult.
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