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  Section I ð Existing Conditions  

Introduction   

The forwardDallas! plan identifies the Stemmons Corridor ï Southwestern Medical District 
area as an area of growth and stressed the need for an area plan to guide this growth to fos-
ter desirable development patterns. This area has been undergoing major changes, with nu-
merous forces are moving development and redevelopment forward in the area. Among 
these are the expansion of the Medical District as an employment center; new development 
occurring around the American Airlines Center and Design District activity hubs; transporta-
tion improvements including new DART stations which will enhance regional accessibility 
and influence development patterns; and the Trinity River project and anticipated public and 
private development associated with it. Even while the national and global economies are in 
recession at the time of the writing of this plan, this area offers hope for future sustainable 
development around an important growth sector of our economy.   
 
The Stemmons Corridor ï Southwestern Medical District Area Plan has a dual purpose and 
is consequently organized in two components: Vision and Policy Plan and Implementation 
Program. 
 

The Vision and Policy Plan component updates and refines the forwardDallas! Vision for 
the area, providing more context-specific policy direction to serve as an ongoing guide for 
future land development.  It is intended to remain relevant through the long term with a 30
-year planning horizon.  This component is incorporated into the forwardDallas! Compre-
hensive Plan through an amending ordinance. 

 
The Implementation Program component focuses on defining specific actions to bring 
about strategic change needed to realize the vision.  This component is adopted by 
Council resolution to establish shorter term work programs and priorities.  It focuses on a 
5 to 7-year planning horizon and will require periodic review and update. 

Introduction  
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The Plan Area  

The Study Area contains approximately 3,885 acres (six square miles) and is located generally 
west of the Trinity River, south of Mockingbird Lane. Map 1.01 on the following page shows the 
boundaries of the Stemmons Corridor ï Southwestern Medical District Area Plan.  The Stem-
mons Corridor ï Southwestern Medical District Area Plan area is home to many landmark de-
velopment sites within the City such as the growing Victory Park area; the Dallas Market Cen-
ter area with The Dallas Market Center, the World Trade Center, and the Dallas InfoMart; and 
the Southwestern Medical District which includes Childrenôs Hospital, Parkland Hospital, and 
the UT Southwestern Medical Center. 

The Planning Process  

The forwardDallas! Comprehensive Plan, adopted 
by Dallas City Council in June 2006, called for a 
strategic area planning program to provide a proac-
tive and systematic way to advance desirable de-
velopment in key areas of the city. The Stemmons 
Corridor ï Southwestern Medical District Area Plan 
area was chosen as one among the top three prior-
ity areas for strategic plans to be completed.  
 
The planning process began with the appointment 
of an advisory committee by the City Council Qual-
ity of Life Committee. This 22-member committee, 
listed on page 92, was composed of area stake-
holders and acted as a sounding board for ideas and provided input on development direction. 
The committee also refined plan goals and objectives and reviewed the plan draft.   
 
In addition to advisory committee meetings, the plan benefited from early input generated at a 
public workshop event held on April 24th, 2007. Participants worked in a group brainstorming 
session creating  lists of area issues as well as maps illustrating visions for the study area. 
 
After staff classified issues and concerns by commons themes and analyzed the diverse vi-
sions developed at the visioning workshop, two draft Consensus Vision scenarios were cre-
ated. These options were presented to the Advisory Committee in June, 2007 to receive input 
for further refinement.  
 
During the development of the plan, staff held meetings and made over 20 major presentations 
to numerous groups and community organizations. These included presentations to neighbor-
hood associations, such as the Arlington Park neighborhood Association; business associa-
tions, such as the Stemmons Corridor Business Association (SCBA), professional associa-
tions, including the North Texas Realtors association and other realtor groups; area medical 
institutions and organizations such as the Parkland Planning Board, and the Southwestern 
Medical District Board. In addition to presentations and meetings, public outreach was compli-
mented with an interactive Website. The Website provides ongoing plan updates and includes 
a calendar of events, announcements, the draft plan, presentations, and a way to provide feed-
back and contact staff directly.  
 
At the completion of the first public draft a community meeting was held at the Onesimo Her-
nandez Elementary school. The event, held on March 29th at the schoolôs auditorium had over 
100 attendees. Input from the session was incorporated into the draft and provided valuable 
information on current area concerns. 
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Figure 1 - Community meeting at Hernandez 
Elementary with over 100 participants.  
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Map 1.01: Stemmons Corridor ï Southwestern Medical District Area Plan  

The Plan Area  
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Key Assets and Opportunities   

This area has several strategic assets that can be built upon and offers many unique oppor-
tunities for sustainable growth and economic development.  These have been summarized 
below as a prelude to a more detailed assessment of existing conditions. 
  

Medical District Campus Growth : The Southwestern Medical District includes numer-
ous medical institutions working together as a functional, identifiable destination. These 
medical institutions together account for 4 major hospitals and 3 medical teaching institu-
tions that cover the gamut of medical specialties.  According to the U.S. Census Bureau 
and the Texas Workforce Commission, Medical services accounts for over twenty thou-
sand jobs in the area and this sector of the economy continues to grow.  The major insti-
tutions in the area are all working on master plans to accommodate future growth.  As 
employment in the medical sector continues to grow it will serve as a major economic en-
gine for the area.  An opportunity exists to enhance the cohesiveness of the various 
medical institutions through collaboration, improving area infrastructure, circulation and 
district identity.  

 
Residential Development Trends:  There is a noticeable trend towards new residential 
development in the area in the form of multifamily and mixed-use projects.  Over the past 
five years there have been over 1,500 new residential units added to the area and the 
resident population has more than doubled .  The concentration of jobs in the area and 
the large daytime commuter population represents an opportunity to link housing with 
employment and thereby improve regional and local traffic congestion and air quality.  
Several development sites have been announced for new residential construction in an-
ticipation of the increasing activity in the area. A major opportunity in this area is a 
change in the quantity and type of development to complement the increasing medical 
employment. This opportunity for new development is enhanced by the Southwestern 
Medical Tax Increment Financing (TIF) District. (See page 10 and Map1.02 on page 11)  

 

Improved Transit Access:  The 
new DART Green Line from 
Downtown Dallas to Carrollton 
will include 3 stations within the 
Stemmons Corridor - Southwest-
ern Medical District area. The ex-
isting TRE station is a great re-
gional transportation asset con-
necting the study area to down-
town (Union Station) and west-
ward to Irving and Fort Worth. 
Well planned circulators and pe-
destrian amenities can help the 
area further capitalize on these 
asset. An opportunity exists to 
build on this major transportation 
investment by spurring develop-
ment which uses Transit Oriented Design near the new stations. New development in 
these areas will create opportunities for pedestrians and bicyclists through appropriately 
designed circulation routes which integrate all modes of transportation harmoniously.  

Figure 1 - The DART stations Green Line stations such as the 
future Medical District Station will provide connectivity, spur 
new development, and become activity centers.  
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Dallas Love Field Airport:   
Located on the north-
eastern edge of the study 
area, Love Field airport han-
dles approximately 300 
daily flights to destinations 
throughout Texas, Louisi-
ana, Arkansas, Oklahoma, 
New Mexico, Mississippi, 
Alabama, Missouri, and 
Kansas on Southwest Air-
lines, Continental Express 
and American Airlines /
American Eagle.  With the 
changes brought about by 
the repeal of the Wright 
Amendment, Love Field will 
handle immediate through-
ticketing to domestic and 
foreign airports and handle 
domestic non-stop flights. 
While the flight paths restrict development heights in the areas south of the runways in the 
study area, the amount of business activity the airport generates continues to impact devel-
opment near the airport in a positive way. The airport adds one more transportation ele-
ment making this a highly connected area. 

 
Victory Plaza / American 
Airlines Center Area 
growth:  This area has 
experienced dynamic 
growth and captured a 
range of new develop-
ment including new hotel, 
retail, restaurant and en-
tertainment centers. Vic-
tory Plaza has also be-
come a popular location 
for community events. 
These events include the 
Mystikal Mardi Gras pa-
rade and New Years Eve 
celebration. This area is 
connected via rail and op-
portunities exist to con-
nect this area further to 
enhance its growth as a 
walkable center. 
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Figure 3 - The American Airlines Center is an anchor of the Victory 
Development area, home to hotels, restaurants, and multifamily resi-
dential development all in a walkable urban environment served by 
the DART light rail system.  

Figure 2 - The Dallas Love Field Airport is a major gateway into the 
area with more than 300 daily flights.  
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Stable Single -family 
Neighborhoods:  The study 
area is home to the Arlington 
Park neighborhood, as well as 
established neighborhoods just 
north of Maple and Denton 
Roads. These stable neighbor-
hoods represent a valuable as-
set. The opportunity exists to 
protect stable residential 
neighborhoods in the area as 
well as create and strengthen 
new, vibrant, walkable residen-
tial areas. 

 
 

Market Center:  This major destination on Stemmons is more than 100 acres in size and 
has four buildings: the World Trade Center, Trade Mart, International Floral & Gift Center, 
and Market Hall. The complex brings together wholesale and retail vendors representing 
over 50,000 products and generating approximately $7.5 billion of wholesale transactions 
every year. Additionally, buyers and vendors purchase 300,000 airline seats and 720,000 
hotel room nights annually. 

  
Design District:  The Design 
District is home to over 300 busi-
nesses catering primarily to the 
design profession. The area is 
well known as a designer and 
showroom hub, and is home to 
furnishing vendors, art galleries, 
antique shops, and wholesalers 
and retailers aimed at the na-
tional interior design market. Be-
cause of the areaôs proximity to 
Downtown and potential connec-
tivity to surrounding amenities, 
the area is also becoming a 
magnet for residential interests. 
Being within a Tax Increment 
Financing (TIF) district enhances 
the potential of this already vi-
brant area. 

  
Trinity River Park:  The Trinity River floodplain area in central Dallas is being transformed 
into a premier recreational area expected to draw in residents, as well as be a regional at-
traction. The park is expected to include an equestrian center for horseback riding; kayak-
ing, rafting and other water activities; sports fields for soccer and football; among other rec-
reational opportunities. The park and these activities are all planned to be connected as a 
part of the Cityôs trail system. In addition to complementing the park system, the Trinity will 
serve as flood control, protecting Dallas neighborhoods, and as a nature preserve.  
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Figure 4 - Well established neighborhoods are found both within 
and at the boundaries of the study area.   

Figure 5 - Well established neighborhoods are found both within 
and at the boundaries of the study area.   
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Trails   and Connectivity:  Two specific new trail connections are currently being planned ï 
from the Katy Trail to the Meanders and from the Meanders through the Design District into 
the Trinity. These additions will create a contiguous trailway connecting the Trinity River 
and the Study Area to the popular Katy Trail. Additional opportunities exist to expand trail 
connectivity by using the DART line areas and to connect the Katy Trail through the Victory 
area to the West End and Downtown. 

 
Area   Hotels:  There are about 25 major hotels with more than 4,000 rooms within the 
study area boundaries. The largest hotels are generally located near the Market Center 
area. These include the Hilton Anatole with 1,606 rooms, the Renaissance Hotel with 518 
rooms and 30 suites, the Marriott Suites at Market Center with 266 suites, and the Shera-
ton Suites with 251 suites. There are also several hotels near Love field both inside and 
outside the study area.  

Figure 6 - Study Area Hotels and Motels. There are over 25 hotels and motels in the study area with over 
4,000 rooms.   
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Key Challenges   

There are several challenges to overcome to reach the desired consensus vision. The follow-
ing list describes some of the more challenging obstacles in the area. 
 

 Infrastructure:  Growth and redevelopment in the area may require infrastructure invest-
ment to allow for greater development intensity and changes in land use. This includes 
investments in roads as well as water and wastewater. Additionally, it will be important to 
consider mitigation of run-off created by new development as well as aged and over-
capacity water and sewer infrastructure. 

 
Existing Zoning:  Significant portions of the area are under industrial zoning that may not 
be compatible with future opportunities for growth and development. Appropriate zoning 
would allow new uses to develop in areas where they are currently not allowed, and facili-
tate the anticipated increase in residential growth. 

 
Ageing Multifamily Housing:  While 
many of the study area multifamily 
units have been remodeled, most 
multifamily structures were built dur-
ing the 1970ôs and 1980ôs. Some 
multifamily structures within the 
study area are showing signs of 
age. These structures generally rep-
resent the areaôs more affordable 
housing option but as they age they 
will require replacement or substan-
tial reinvestment. 

  
Limited Undeveloped Land:  The study area contains approximately 160 acres of vacant 
land. While in aggregate this number may appear impressive, this land represents only 4 
percent of the study area land. Moreover, it is generally dispersed throughout the study 
area in relatively small, difficult to develop parcels. Most of the development opportunities 
within the study areas will be through re-development, which by its nature is typically 
more challenging and costly than new development. 

 
Area flooding:  While systemic 
flooding is not an issue in the study 
area, there are spot problem areas 
which have had flooding incidents. 
As development increases the 
amount of impervious cover in the 
area, run-off and storm water man-
agement will become more impor-
tant. 

Figure 7 - Aging multifamily housing in the study area.  

                   
Figure 8 - Improvements to flood -control 
infrastructure and may be necessary to 
mitigate increases in storm -water runoff.  
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 Figure 10 - Utilities and the Pedestrian Environment. Utility 
transmission lines and poles in the right -of -way can hinder a 
quality pedestrian environment.  

 
Stemmons Freeway:  While the 
Stemmons Freeway is a major re-
gional connector, allowing easy ac-
cess into the Study Area, it is also 
a barrier. There are few access 
points connecting the east and 
west sides of the freeway. More-
over, the width of the Stemmons 
Freeway poses a constraint on pe-
destrian access, limiting the devel-
opment of walkable areas envi-
sioned for both sides of the free-
way. Connectors such as trails, 
bikeways, and enhanced pedes-
trian ways face significant design 
challenges to manage this cross-
ing. 

 
Streetscapes:  As the area grows, 
creating a walkable environment 
through appealing streetscapes will 
become increasingly important in 
order to promote alternative modes 
of transportation. One constraint to 
creating vibrant walkable areas is 
visual clutter and sidewalk obsta-
cles created by utility transmission 
poles and lines .  

 

 

 Figure 9 - Stemmons Freeway as seen from Downtown  
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Existing Plans   

Trinity River Corridor Compre-
hensive Land Use Plan   

Adopted in March of 2005, the Trinity 
River Corridor plan includes almost 
70 square miles of territory in the 
center of Dallas. The Trinity River 
Land Use Plan covers most of the 
Stemmons Corridor ï Southwestern 
Medical District Area Plan Area start-
ing eastward from the river. It identi-
fies the majority of this area as being 
within the ñBig Threeò area ï the ex-
isting Medical, Market Center and 
Victory development sub-areas. The 
plan also includes the area identified 
as the ñNorth Bankò ï an area adja-
cent and east of the Trinity River.  
 
The plan is an important tool in decisions affecting the length of the Trinity River corridor with 
a broad vision describing its future character. The plan includes study sub-areas and detailed 
prototype site plans for smaller parts of the corridor. These detailed plan areas within the 
Stemmons Corridor ï Southwestern Medical District Area Plan area include the Common-
wealth Trinity Parkway area, the Old Trinity Industrial Area, and the Oak Lawn Center Proto-
type Site. Concepts from these site plans are included in the vision of this plan. Currently the 
Trinity River Corridor Plan is in a phased implementation and zoning changes have been ini-
tiated adjacent to the Stemmons Corridor ï Southwestern Medical District Area Plan area. 

Tax Increment Financing District Plans and Public Improvement Districts  

A tax increment financing (TIF) district is a useful tool to attract and spur private development 
by funding infrastructure and other public improvements in an area. Within the Study area the 
Maple/Mockingbird TIF, Southwest Medical TIF and the Design District TIF districts each 
generate a pool of funding through taxes over the base level set when the TIF districts were 
created. Plans for these areas assist financing of public infrastructure such as streets, parks 
or sewer lines. These plans, as well as current efforts to further enhance the vision for these 
areas through design guidelines have informed this plan. Currently the Southwest Medical 
TIF is integrating design standards to create a cohesive urban environment within the district. 
Map 1.02 and 1.03 on the following pages show the Maple/Mockinbgird TIF, the Southwest-
ern Medical TIF District and the Design District TIF. A Public Improvement District is a spe-
cial assessment area created at the request of the property owners in the district. These 
owners pay a supplemental assessment with their taxes, which the PID uses for services 
above and beyond existing City services. Map 1.03 shows the Oak Lawn-Hi Line PID. 

Medical District Plans  

In addition to individual planning efforts, The Southwestern Medical District has various area-
wide planning projects completed and underway. These include the ñSouthwestern Medical 
District: A Vision for Tomorrowò, completed in January, 2009; and a transportation and con-
nectivity study begun in October. 

 Figure 11 - Comparison of the Trinity River Comprehensive 
Land Use Plan area and the Stemmons Corridor ï Southwest-
ern Medical District Plan Area (latter shown in darker red)  
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Map 1.02: Maple/Mockingbird and Southwestern Medical Tax Increment Financing (TIF) Districts   
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