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An illustration from the first Fort Worth Avenue Summit
showing initial community skepticism.

CREATION OF THE FORT WORTH AVENUE
DEVELOPMENT GROUP

This community-based visioning process began in 1999 when three
North Oak Cliff neighbors began to re-imagine the retail corridor
adjacent to their neighborhood. The process took a giant step
forward when these and other residents decided to publicly present
their ideas at the first Fort Worth Avenue Summit in January of
2002. Through the Fort Worth Avenue Development Group’s ever-
widening and largely digital network, word of the Summit spread
quickly. Soon, more than 120 interested North Oak Cliff and West
Dallas residents and business owners attended the presentation of
the vision at the Oak Cliff Chamber of Commerce.

IDENTIFICATION OF CHALLENGES AND ASSETS

This group identified both challenges and assets/opportunities
existing along the corridor. To help describe these challenges to
development, they enlisted representatives from local government,
law enforcement and code enforcement. They presented a
snapshot of the current condition of the corridor. Meanwhile the
core community group focused on the possibilities for the future.

or

Fer~.
MIoriX~.

Summ’~~
“Nothing will ever happen.”

ou’re Iigbling a losing balile.”
“We plan to open a. ~used car

“Good Tuck dealership.”
...a to I everutbing-under
b s ess.” a-dollar Sb C”

‘Oak Cliff doesn’t have the ‘demographics’.”

:.

I I
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Some of the challenges facing the corridor identified at this
meeting included:

• Petty crime
• Prostitution
• Graffiti
• Non-code-conforming uses
• Poorly maintained road and infrastructure
• Uncontrolled trash and illegal dumping
• A lack of neighborhood service retail
• A lack of greenery and green space
• A lack of signage standards
• A general overall lack of beauty, continuity and sense

of place
Another illustration from the first Fort Worth Avenue Summit

indicating neighborhoods involved in the revitalization initiative
The same group was in agreement on the obvious amenities and at that time. More stakeholders are involved today.
development potential existing along the corridor, which included:

• Direct connection to downtown Dallas via the j
Commerce Street bridge

fm’.
• Proximity to Downtown Dallas and the Trinity River iUar%X~ CommerceAwenu~

:~• Best and most photographed view of Downtown Western 0w

Dallas’ skyline Heights

• Strong and diverse single— and multi-family residential .~ East
Kesslerneighborhoods to the north and south

>~

• Rising elevation from downtown stQ!~l~W I
Stevens Kessler I

Park Park I• Strong connection to the history of the City of Dallas Estates I I. e cu~r

• Some historic buildings and landmarks worth
preserving ~ EIT1vQII

• Proximity to the under-utilized Coombs Creek and West Kingseasier HIGhway I
Stevens Parkgreen spaces ~ oily

• Recent employment and retail development at us Ha~~ills
Winnetka WynnewoodNorthPinnacle Park, located at the corridor’s western end Heights

Slides of the current condition of the corridor reinforced the grim

or orth venue VISIONING AND CONCEPTUAL LAND-USE STUDY
ort orth Avenue evelopment Group
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reality that the officials described with their statistics. A series of
“Before and After” photos helped to describe the group’s vision for
the future. The “Before and After” images took existing businesses
and properties along the corridor and presented them as they look
today and then as they might look with some small improvements.
For many it was only a matter of cleaning up trash, screening
storage, applying a fresh coat of paint and installing some small
amount of landscaping. For others, it was the elimination of an
illegal non-code conforming use or the addition of a new
neighborhood retail building.

In all, greenery, in the form of street trees and landscaping at both
the street and the base of the buildings, and improved street
paving, were added to the photos. These images dramatically
illustrated the vision the group had started to formulate for the ________ _____

corridor.

INCORPORATION OF THE FWADG

This presentation struck a cord with those who attended and
effectively galvanized the group to move forward with its vision.
Feedback after the summit from elected officials and
professionals pointed to the need for rezoning along the corridor,
as well as the need for a more defined plan and broader base of
community support to achieve the vision.

A land-use study initiated by the City of Dallas would be a
necessary step toward rezoning a desired area within the city
limits. However the group wanted to make sure its vision was
reflected in whatever study the city would commission.

The idea of a community visioning charrette, a day-long community
design workshop, emerged as a way of further defining community
desire. It could also provide support for the vision and serve as a
precursor to any City of Dallas initiative. The cost of sponsoring
this charrette necessitated the incorporation of the group as a

ort STUDY

One of the “before” photos with its digitally-altered ‘~after” version by
Kevin Misak, as shown at the first Fort Worth Avenue Summit. These
photos dramatically illustrated how “curb appeal” can impact property

values and inspired hundreds of volunteers to get involved.
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non-profit corporation.

The newly incorporated Fort Worth Avenue Development Group
(FWADG) selected board members from existing supporters
including a liaison to the City of Dallas Planning Department It
then held a general membership meeting in April 2002.
Membership fees and donations provided more than was
necessary for the sponsorship of the charrette event.

STAGING THE WEST COMMERCE!
FORT WORTH AVENUE CHARRETTE

The West Commerce / Fort Worth Avenue Charrette took place
Saturday, October 26, 2002 at the Bronco Bowl on Fort Worth
Avenue (see agenda in attachments). More than 600 commercial An illustration from the Fort Worth Avenue charrette.
property owners, business managers, community leaders and area
residents were invited to participate. Including elected officials,
volunteers and design professionals, 80 individuals took part in
the six-hour visioning session (see list of charrette participants in
Append ices).

The workshop strategy was prescriptive.

Participants broke into “villages” (or teams) of no more than seven /
(7) community members, supported by a recorder and a design
professional. Commercial property owners, business managers,
residents and institutional representatives were broken evenly
among the teams. Leaders of the charrette provided some basic V

analysis of the area of interest, including street framework and
circulation, green space and use zones, and a general analysis of
existing districts and context of the area. The also provided ( P
participants with a basic understanding of the components of a
successful, neighborhood-friendly street development, some
understanding about funding mechanisms and city support
services, and an understanding about what draws new retail
development to locate along the corridor.

ort 0 th Avenue I VISIONING AND CONCEPTUAL LAND-USE STUDY
Fort orth venue evelopment Group

1~~ I F t~ /~. i~



Through a “Visual Preference Survey,” the participants studied
visual tools to help them clarify their own understanding of place-
making. Then, the leaders let the community identify and prioritize
the challenges and assets of the corridor, clarify their needs
around a “live/work/play” model, and formulate a strategy for the
transformation. Someone recorded each group’s efforts in both
written and visual form. Finally, each team presented a summary
of its strategy.

The goal of the charrette process was two-fold. First, identify and
prioritize negative (challenges to development) and positive
(assets to development) aspects of the corridor, Items at the top
of the negative list posed the most potential for transformation if
successfully overcome. Items at the top of the positive list
represented important and unique aspects of the corridor whose
preservation and enhancement would most contribute to the
creation of “place” and the success of the corridor.

Beginning with a “village” concept and the idea of the corridor as
the potential commercial center of the existing residential and
industrial base, the second goal of the Charrette process was to
focus the team members’ attention on their own daily and weekly Another illustration from the Fort Worth Avenue charrette, a French word
routines (live/work/play). It also asked them to imagine those for “wagon, specifically referencin~a wagon once used to catty class
needs being met along the West Commerce/Fort Worth Avenue
Corridor — to view the corridor as a center serving the varied and
diverse residential and industrial tenants on and near West - - F h ik
Commerce and Fort Worth Avenue.

An important tool the participants used in this charrette process 1
was the “Visual Preference Survey”. This tool helps those in a
community to understand their own preferences for the form and
character of future development.

This visioning exercise occurs through the presentation of a series dP Fort VVorth Avenue Development Group
of carefully selected photographs arranged by subject areas.

ort orth Aven .e VISIONING AND CONCEPTUAL LAND-USE STUDY
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Participants must identify their preferred development patterns for
each category by affixing stickers to the boards. Initial approaches
to overall project identity, architecture, and landscaping were
presented, as were more specific categories including: single-
family and multi-family development, retail development, mixed-
use development options, office developments, and public spaces.
By presenting these different development options in a simple and
readily understandable manner, the participants were able to
determine for themselves what they wanted to see in their
corn mu n ity.

The first part of the visual preference survey focused on the
overall vision for the neighborhood and presented alternatives for
project identity, general architecture style, and landscape
architecture. Summarizing the results of this portion of the survey,
participants indicated a preference for a suburban village setting
with a unique and identifiable character comprising a mixture of
commercial and residential uses. In addition, there was
preference expressed for a traditional boulevard, urban
streetscapes, and setbacks of well-designed, natural but
manicured landscapes. (See Appendices for survey board
illustrations.)

The second part of the survey focused on a wide range of building
types, including: offices, retail, live-above-the-shop (mixed-use),
single-family, multi-family, and public spaces. Participants
overwhelmingly supported a mixed-use-development approach
(with surface parking) that would offer them the opportunity to
live, work, shop and play within a walkable environment. There
was also a desire to incorporate a large formal gathering space
into the neighborhood. Multifamily developments would build
upon the mixed-use development and include two- to four-story
buildings. If any new single family developments were to take
place, the survey showed a preference for either “neo-traditional”
or suburban housing patterns, which engage the street through
front porches and pedestrian-scaled design.

ort orth Avenue VISIONING AND CONCEPTUAL LAND-USE STUDY
ort orthAvenue evelopment Group

LARC, Inc., one of the good business neighbors
along Fort Worth Avenue
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esu Its of t e C barrette

While the community’s existing impression of the corridor was
overwhelmingly negative, community members were equally
optimistic about its transformation. This was clear from the equally
strong lists of challenges (negative influences on development),
opportunities (positive influences on development) and
recommendations.

What follows is a consensus summary of the work of the seven
teams. In each list, the items/issues are listed in order of
importance and agreement among the teams. A list of other
challenges named by the teams, but not part of the overall group
consensus, follow the descriptions of the individual consensus
items.

CONSENSUS CHALLENGES

1. Lack of Retail and Services
Current West Commerce / Fort Worth Ave (WC/FWA)
commercial offerings are not reflective of the
economic and cultural diversity of all of the nearby
residents and tenants, nor do they adequately serve
the day-to-day needs of the community.

ort orth Avenue I VISIONING AND
ort or h venue’ evelopment G oup

The Fort Worth Avenue charrette included residents,
commercial property owners, business proprietors,

civic leaders and volunteer design professionals.
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2. Lack of Neighborhood-Friendly Qualities
Current WC/FWA corridor is not community, or
family, oriented. It is not pedestrian-friendly, has
few places to walk to, and few continuous
sidewalks. Destination sites are needed.

3. Safety & Security
WC/FWA is not safe and secure. WC/FWA
businesses, area residents and through-traffic are
all plagued by transients, prostitutes, drug trade,
illegal dumping and panhandlers. WC/FWA
substandard motels contribute to the transient,
prostitution, and drug-trade problems.

4. Lack of Leadership
WC/FWA is on the southwest side of the Trinity River
and split among three City Council districts, two city
and police department jurisdictions and the two A Fort Worth Avenue charrette work team discussing
long-divided communities of North Oak Cliff and preferred land uses.
West Dallas. Therefore, WC/FWA is no official’s
priority, encounters slow response, is not well-
maintained, is overlooked by most resources, and
has no ownership from most city decision-makers.

5. Poor & Decaying Infrastructure
WC/FWA infrastructure (bridges, streetlights, street
signage, intersections, neighborhood interface,
public right-of-ways, road conditions, sidewalks,
public area maintenance) is in dangerous disrepair
and/or unsightly.

6. Lack of Aesthetics
WC/FWA needs more landscaping, “streetscapi ng,”
and nearby green spaces. Unsightly power lines
and other items that obscure views must be

o t orth Avenue I VISIONING AND CONCEPTUAL LAND-USE STUDY
Fort orth Avenue evelopment Group


