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This is the Second Progress Report on the "Comprehensive Develop~ 
ment Plan" for the City of Irvingll Texaso Work has steadily pro
gressed in conformity with the Work Schedule 9 and many questions 
have contributed to clarify matters contained in the First Progress 
Reporto Again 9 it has been most gratifying to receive the coopera
tion of the city administration and private citizenso 

This Report concerns itself with Planning Standards which, as Part 
IV of the Comprehensive Development Planj discusses in detail the 
criteria by which planning for the future can be accomplishedo 

~he Future Potential Land Uses chapter proposes various elements 
of the Comprehensive Plan with locations and quantitiesj based on 
a detailed analysiso 

After discussing with you this Future Potential Land Use Plan, 
we hope to be in a position to submit in short order the Prelimi
nary .2E_ Sketch~ of Land Useso This will then include proposals 
for the total planning area beyond the City Limitso The present 
Report deals with the incorporated area of the City of Irving as 
of 19580 

cc~ Mro Frank Von Zuben 
Chief Engineer 
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IVQ PLANNING STANDARDS 

A. EVALUATION OF EXISTING LAND USES WITHIN CITY LIMITS 

The city of Irving consists of an older area 
located south of the Rock Island Railroad 
and ]1risco Railroad interchange,, It is the 
original community dating back to 19020 This 
area today serves as downtown or the central 
business dis~~ic t but stil l contains many old 
residences o The average l o t size in this area 
is 70 v X 1.50 ~ )I with 80 1 and l00 I street right
of-wayso (Plate I) 

At the t ime of the 1950 U. S. Csnsus the 
city limits incl uded an area of two square 
miles with a population of 2 9 621. Ano._her 
older community 9 Union Bower~ was annexed 
into the city of Irving!l in 1956. Union Bower 
is a rehabilitation area t hat has many unpaved 
streets and shacks and could be considered for 
an Urban Renewal Program. This area will not 
improve as it is adjacent to a 1arge area 
zoned for future industrial useso 

The remaining developments within the city 
limits are relatively new with the exception 
of a few older houses in the extreme southern 
area of the city. (for example - Nursery Road, 
Pecan Avenue, Trinity View Street). In 1958 
there were 20.5 square miles in the city 
li.mi ts and an additional 50 square miles under 
first readinge 

The following land use statistics (Table I) 
cover the total area now incorporated within 
the city limi ts o This Land Use Survey was 
registered on large-scale field maps and 
transfer:red on a color symbol map,, It. shows 
graphica:..:y definitions and volume of the 
various l and uses" (P:ate II) Si.nee most of 
the l and wa.e devel oped after 1953 and within 
these boundaries~ it was subject to the regu
lations of the Zoning Ordinance adopt ed in 
the same yea:r .. 

1. 



2. 

TABLE I 

TOTAL ACRES % ACRES % ZONING DISTRICTS ACRES ZONED RES. USES RES .• USES OTHER O'I1HEF_ (Present Ordinance) NET NET NET USES USES 
NET NET 

A Single family 99152017 39245095 3fr/o 918016 10% 
B Duplex 2420 22 84 °33 35% 4°59 2% 

C & D Multiple 297 080 HL87 6% 19w05 6% 
F & G Local BusQ 4790 62 29068 6% 0 .. c50 neg 

Central Business 135 033 15056 12% ' 17 0 56 13% 
J & K Industrial 958042 2 o2l neg 23°37 21~ 
L & Ni Mfgo 304 087 LO ne g () ''% \) 0 

T01rAL NET ACRES llj 570o43 3,3970 60 963023 



RESIDENTIAL USES 

Under the present Zoning Ordinance the follow
ing residential land use quantities have been 
established. (Table 2) 

TABLE 2 

RESIDENTIAL LAND USES (Developed) 

Deep Lots and 
Few Alleys 

Single Family 
Duplex Units 
Multiple Units 
Tourist Courts 
Trailer Camps 

Total 

Total Noo of 
Acres (Net) 

326601 
84o3 
l8o9 

308 
24"5 

3397°6 

No. Acres per 100 
Persons (Net) 

8.,f~ 
.,2, 
005 
.. 01 
o0'6 

In the beginning of Irving's slow residential 
growth, land was sold in onej two, five, tenj 
and larger acre tracts., The original City of 
Irving was surrounded by large tracts of very 
low densityu As the city grew these tracts 
subdivided into more economical 50'j 60'j and 
80'~ wide lots in order to have as many houses 
as possible to be served by streets" This pro
cedure has created deep lots in many areas of 
the city such as the lots bordering Shady Grove 
Roado Most of the people owning homes on these 
oddly shaped lots built them near the front of 
the lot using only a small part of the rear of 
their property .. This accounts for much of the 
vacant propertyo There are very few alley 
right-of-ways in Irving and therefore there 
is no access to the rear parts of these deep 
lots except from the front streets" 



51% of Land 
Undeveloped 

University 
of Dallas 

In the older Union Bower Community many of 
these large original tracts have been subdi
vided into abnormally small lots with poor 
access to the streets .. This has created 
near-slum conditions in this section of the 
city .. 

Irving has an unusually large amount of 
large parcels of vacant land and very low 
density lando Fifty-one per cent of the total 
land in the city limits is undevelopedo This 
explains why only 10o5% of the city is used 
for streets instead of the average 25% to 30%, 
in most citiesc Very few residential areas 
are served by alleyso 

There is very· little residential development 
in non-residential districtso Only a few 
scattered houses occur in other districts 
with the exception of the older residences 
located in the original town of Irving 
which is now zoned as the central business 
districto This land is very valuable and 
the houses in this district are slowly 
being removed and the land converted to 
commercial usageo 

A few houses have been built on University 
Drive which leads from State Highway 183 to 
the Uni versi. ty of_ Dallas campus o Thi~ area 
is residential in character but much of the 
land is zoned 1.ndustrial and manufacturingo 
It can be expEJcted that the area will revert 
slowly to industrial uses,. Proper protec
tion should be provided by zoning for the 
University of DallaBo The University owns 
1 9 000 acres of land or about 800 acres more 
than the 200 they plan to use as a campuso 
The University is considering industrial 
growth north and east of the campuso The 
City of Irving will therefore be concerned 
with the conformity of the adjacent land 
south and west of the campuso 

4. 
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Union Bower Another area that has been mentioned, the 
Union Bower area, will grow steadily worse 
in condition as industry grows around ito 
This area could be considered for an Urban 
Renewal Program that would gTadually remove 
the older houses and replace them with 
apartment houses 9 or convert the land for 
industrial usageo Otherwise this area will 
increasingly suffer from slum conditions 
with all its detrimental facto1· s for tJ,e 
city as a wholeo 

Shady Grove Road hHs mRnv small areas zoned 
commerciaL If this situation continues to 
develop as commercial strip zoning 9 the resi
dences along this street will leteriorate 
and the value of adjoining residential sub
divisions will be adversely affectedo Spot 
zoning in residential areas must be handled 
carefully if the real estate market value 
of the area is to be maintainedo 

' ,-



COMMERCIAL USES 

A total 271~44 net acres or Oo6/J acres per · 
100 persons or 4 .. 30% of the total developed area 
is under commercial use of all types including 
a large amount of off-street. parkingo Parking 
is provided on the streetso 

Present zoning for commercial use within the 
city limits amounts to 614"95 acres or 4068% 
of the total city area or 1 .. 54 acres per 
100 persons,. 

6. 



INDUSTRIAL~ 

Trinity River 

Irving has presently in industrial use ~~5.$ ,~ R~. 
(158 .. 26 net\acres .. That is o ,Sq- acres per 

100 person/ or a..SU% of the total developed 
areao Local Planning Administration states 
that the average figure for most cities is 
~o50 acres per 100 persons for industrial 
useo 

Near Irving there are several large indus
trial areas which directly affect the cityo 
These areas are the Harry Hines Blvdo Dis
trictj Northwest Highway- Loop 12 District 9 

Irving Blvdo District including the Brook 
Hollow and Trinity Industrial Districtso 
To the south of Irving only a few miles 
a.way is Grand Prairie~ while the Amon 
Carter International Airport and the Great 
Southwestern Corporation Development are 
located directly to the west of Irvingo 

Irving is only nine miles from downtown 
Dallaso If future navigation development 
of the Trinity River materializesj Irving 
will have very valuable industrial pro
perty east of Loop 12 which must be c on
sidered as potential zoning and planning 
areao 

Irving 9 if it so desires 9 can develop into 
a prominent industrial center along with 
Grand Prairie .. Excellent major traffic 
arteries connect Irving directly with all 
parts of the Dallas and Fort Worth met
ropolitan area'I 



8 .. 

TABLE 3 

VACANT LAND - RATIOS AND PERCENTAGE 

1 VACANT LOTS VACANT ACREAGE 
NEIGHBORHOOD IN NET ACRES (GROSS) 

Resi- Com- Indo & Resj- Com- Ind& Pub-
dential mercial Mfg~ 2f den:tial mercial Mfgo '.2f lie 

1 33 6% 508 90% 
2 24 4% 465 37 78% 24 
3 48 7 6% 485 57% 
4 25 4% 238 265 67% 
5 0% 577 48 72% 
6 14 3% 80 39 30 32% 
7 28 13 11% . 113 31% 
8 28 6% 110 25 38 38% 
9 26 13 93 21% 44 7% 

10 27 4 5% 322 44 58% 
11 67 1 13% 222 74 58% .:.. 

12 31 7 13 16% 90 5 29% 
13 26 14 12 9% 178 3o% 4 
14 56 3 29 15% 61 15% 30 
15 4 ,; 40 15% 86 28% ,/ 

16 5 6 3% 55 ll7 42% 
17 60 7% 371 46% 
18 51 6 9% 250 41% 
19 27 29 1 8% 119 17% 
20 23 42 12% 35 23 11% 
21 48 4 9% 211 5 39% 
22 46 3 11% 94 3 23% 
23 17 4 8% 10 11 8% 
24 22 5 0 

CITY AS WHOLE, 714 159 188 8°0 49 756 125 639 43 ° 58 

1 
The earlier Statistical District Map noq 2 is used here. The revised 
Map No., 3 is used later in this report with 22 Neighborhoodso 



RESIDENTIAL 

COMMERCIAL 

INDUSTRIAL 

PUBLIC 

CITY AS A WHOLE 

TABLE 4 

VACANT LAND TOTALS 

VACANT LOTS 
ACRES %NE~l1 

714 5o4% 

159 L2% 

188 L4% 

0 0% 

1,061 800% 

TOTAL 51% VACANT 

VACANT ACREAGE 
ACRES % GROSS 

49756 36 .. 2% 

125 LO% 

639 4°9% 

58 004% 

59578 42o5% 

i .. 



RESIDENTIAL 

Potential 
Population 
Within 
Present 
City Limits 

Vacant Lots 
Will Develop 
Slowly 

VACANT LAND IN THE CITY OF IRVING 

One half of the land in the present city limits 
is vacant .. The largest portion of the vacant 
land is found in the five neighborhoods located 
north of State Highway 183 but all neighborhoods 
have at least 16% of their area vacanto There 
are several reasons why this high vacancy per
centage has occurredo We shall take each item 
separately (Tables 3 & 4)o 

Taking the land presently zoned for residential 
usesj both in unsubdivided acreage and in vacant 
lots, an amount of 5470 acres was tallied in the 
land use inventoryo Of this~ 714 acres were ob
served to be available in vacant lots served by 
streets and the other required public facilities .. 

This would permit at an average density of 3o5 DoUo 
(dwelling units) per gross acrej an addition of 
20 9153 Do Uo or new familieso Or 9 a population 

of 68,520 persons (at 3o4 persons per family) 
could be added to the population now residing in 
the city limitso 

With the present estimated population of 38 9 100 
~ persons;1 the potential total residing in the 

present city limits would be 106 26200 To this 
figure has to be added duplex and apartment 
densities and subdivisions of large lots in order 
to arrive at a potential population of 116 9 4000 

..... 
The development of the vacant lots in the city 
will be ver;y, slow because the city grows rapidly 
and the property left vacant loses some of its 
value as new attractive and contiguous subdjvi
sions are opened~ 

.Another factor contributing to the large amount 
of vacant or low density property is the change 
in certain areas formerly developed as large acre 
tracts now being subdivided into smaller lots. 

10 .. 



Many of these large tracts can be successfully 
subdivided by adding new streets, although this 
often leads to undersirable conditions because 
of their location next to older vacant tracts. 
Many vacant lots can be connected but much of 
thi~ property in the city limits will remain 
vacant and become a liability to the communityo 
The vacant larger acreage in the older areas has 
a much better chance of development but it could 
be retarded by the development of new 9 more 
desirable areas in the southern and western 
parts of the city and those to the north be
yond present city limitso Subdivision regu
lations provide the answer or the prevention 
of this problem requiring the developer to 
provide streets and utilities in new develop
mentso 

11. 



COMMERCIAL 

it-J "1~£ + 
At present there are 752 acres~zoned for com-
mercial uses in Irving9 480 of these are vacap.t. 
At 38 9100 population all land zoned commercial 
equals two acres per 100 persons .. Actually this 
figure should be about Oo15 acres per 100 persons 
which means that at the present time there is 
enough land zoned for commercial usage to serve 
a population of 116j400 persons at capacity" 
It would appear that there is no need for any 
more commercial land but much of this property 
is poorly located in respect to the neighbor
hoods and the Central Business District and 
therefore changes in some commercially zoned 
properties should be expected and encouraged" 

Vacant commercial property in Neighborhood 20-
the Central Business District - at the present 
time is sufficient to handle an increase in 
population of about 20 9000 personso If all of 
the reside.nces and other non-conforming uses 
were gradually replaced by business structures 
and customer parking facilities on the land 
presently zoned for commercial uses in the 
Central Business District 9 there would be 
sufficient commercial land to serv~ the city 
until it reaches a population of l00j000 
persons., 

12 .. 



INDUSTRIAL AND MANUFACTURING 

There are four main areas zoned industrial 
in the present city limitso The first area 
is bordering the Rock Island Railroadu Devel
opment of this land for industrial purposes 
may seriously hurt the value of adjoining 
residential sections unless proper protection 
is providedo 

The second area is bordering or near Loop l2o 
The east side of Loop 12 is excellent for indus
trial development as it is near a major traffic 
artery 9 a railroad~ the city of Dallas, the 
Trinity River Channelj and is sufficently re
moved from all but two neighborhoods by a 
wide limited access traffic arteryo Nearly all 
of the land between Loop 12 and the Trinity River 
Channel should be good industrial and manufactur
ing land although much of it will need fill and 
proper river controlo 

The third area borders State Highway 183 be
tween the new expressway interchange and the 
Frisco Ra1lroado The land north of State High
way 183 is excellent for industrial and manu
facturing development as it is near five major 
traffic arteries 9 a railroad 9 the Trinity River 
Channel 9 the city of Dallas 9 and it is properly 
removed from all residential neighborhoods .. The 
only problem in this area will be the relation
ship to the University of Dallas Campus which 
should be properly protected .. 

The industrial land south of State Highway 183 
should be highly restricted and proper protec
tion gained for the residential areas bordering 

I 
this land., 

The fourth area border the interchange of State 
Highway 183j Belt Line Road~ and Irving Blvdo 
This area is conveniently located but will also 
have to be very restrictive and demand proper 
controls so as not to harm future development 
of the bordering residential lando 



PUJ3LIC 

There are only 58 acres of vacant public land~ 
Needed acreage in conformity with the final Land 
Use Plan should be acquired as soon as feasible 
in order to provide sites for future schoolsj 
parks 1 and other communitJ facilitieso Acquisi
tion of land for these purposes will mean rapid 
development of the adjoining property so the 
sites should be carefully choseno 



B. FtJ'rURE P01rENTIAL LAND USES 

THE LAND USE PLAN IS THE BASIC ELEivlENT OF THE DEVELOPMENT PLAN 

Maximum 
Capacity about 
115,000 Popula
tion 

The preliminary plan presented in this Report 
is based on the needs of residential, commer
cial, industria, and community uses when the 
present 20o5 square miles within the City Limits 
are developed to capacityo Expansion into the 
additional 50 square miles in first reading 
will be occurring simultaneously, but in this 
Report only the area within the present City 
Limits is dealt witho 

The ultimate holding capacity of the present 
20o5 square milesj at given densities to be 
discussed below, could be 115,000 if each 
neighborhood is fully developed at the sug
gested densitieso It is assumed that this 
will occur around 1980. In inspecting the 
map of Future Potential Land Uses and in reading 
the following discussion 9 it must be kept 
in mind that the present City will eventually 
expand to about 70 square miles 9 and that the 
needs of a city of 350,000 to 375,000 have 
influenced the planning of the smaller area 
discussed hereo In some cases, such as the 
Central Business District and industrial 
districts, more land has been set aside than 
would be needed for a city of 115,000 because 
it will serve a much larger populationo On 
the other hand, schools 9 parks, and neigh
borhood shopping will of course be provided 
in the sections now outside the City Limitso 

Generally speaking, the determination of 
projected commercial and industrial land 
reservations must be decided first before 
the extent of neighborhood and residential 
areas can be finally determinedo Adjust
ments to the figures used in this report 
are therefore anticipated~ · 

15. 



Neighborhoods In the :Future Potential Land Use Plan the City 
is divided into 22 Neighborhoods, 1~ of which 
are primarily residential. Each Neighborhood is 
roughly one square mile in area, bounded but as 
far as feasible not transversed by major thorough
fares j with one or two elementary schoo]s, play
ground, and daily shopping provided within safe 
walking distanceo As major thoroughfares mark 
the boundaries of the neighborhoods, hazardous 
through traffic is eliminated with the provi-
sion of a system of residential, collector, and 
transit street which tie into the peripheral 
traffic arteries. While neighborhood facilities 
for non-residential uses have been calculated 
in the acreages , their locations are not pin
pointed in this Reporto Only community-wide 
areas for industry, commerce, Civic Center, 
parks, secondary schools and residences are 
located on the Future Potential Land Use Plan. 
r:I.1ables 5 and 6 show acreage, percentage and 
acres per 100 persons of the various land uses. 

DISCUSSION OF LAND USES BY TYPE 

RESIDENTIAL As Table 5 indicates, Irving now uses 3,266 
acres, or 52% of total developed land for 
residential purposeso This is 80 11:, acres per 
100 person s which is extremely high. Notice 
in Table 6 that the average urban area and 
satellite town have only 4ol6 and 3o65 acres 
per 100 persons~ One can expect Irving to be 
more densely populated in the futureo The 
proposed Plan provides for 6 9 500 acres (49.5%) 
to be used for residential purposes, at 5o5 
acres per 100 persons, still far more generous 
than the average urban area or satellite town. 

At present, single family dwelling units make 
up 97% of the total dwelling units, with duplex 
and multi-family units together only 3%. As 
Irving becomes a more immediate part of the 
metropolitan area, and as land within a reason
able distance of downtown Dallas becomes s~arcer, 
it can be safely assumed that more duplex and 
apartment units will be in demand. In the 

16. 

\. 



TABLE 5 

ESTIMATED LAND USES, IRVING, TEXAS 
1958 and 1980 

Use Net Acres % of Net Acres, % of 
1958 DeveJoped Proposed, Developed 

Area 1980 Area 

Residential 3,397°6 53.9% 6,500 49o5% 

Cqrnmercial 27L4 4o3 630 4g8 

Industrial 335°5 t: 7. 1,755 l3o4 ..J •) 

Public and Semi .... Public 92700 l4o7 1,235 9.4 

Parks ( 13404) ( 2~2) ( 255) (L9) 

Schools ( 69408) 1 
(lLO) ( 430) (3 .. 3) 

Other (Civic,Churches, ( 9408) ( L5) ( 550) (4" 2) 
etc .. ) 

Streets 12377,06 2L8 32010 22o9 

Total 6,309ol 10000 13,130 10000 

1 
1958 figure for schools includes 550 acres for the University of Dallaso In 
1980 column, the University is listed under 110ther Public and Semi-Publicu and 
includes 200 acres, the other 350 being assigned to industrial and residentiai 
uses~ 

TABLE 6 

ACRES PER 100 PERSONS OF LAND USE AREAS 

A C r e s p e r 1 0 0 p e r s o n s 
Avero Urban Avero Satellite Irving, Irving, 

Use Area, 1956 Town, 1956 1958 1980 

Residential 4ol6 3o65 8046 5 .. 50 

Commercial 039 1-22 068 ~55 

Industrial L76 L09 • 81, L50 

Public and Semi.Public 3°75 9.,50 lv~) 088 
(excluding Parks) 

Parks 068 038 ~ 3~- ,.22 

Streets 4\)10 2040 -s O ,n 2070 

Total Developed Area 14'l84 8069 15.10 llo35 



Residential 
Densities 

Future Potential Land Use Plan multi-family 
units have been located near the CBD, near 
industrial and large commercial districts, 
and along Highway 183, where they will act 
as buffers and will bring a higher return 
on land than would single family dwellingso 
It will be a good many years before this 
change-over takes place, but Irving's choice 
location in the metropolitan complex particu
larly its proximity to large Industrial De
velopments on the east and southwest is a 
sound reason for providing multi-family unitso 
About 27% of the total dwelling units are 
planned as multi-familyo This seems high, 
but it must be remembered that the 50 square 
miles yet to be annexed will change the pic
ture considerably, as it will be developed 
almost entirely at low densitieso Therefore, 
when the entire 70 square miles is occupied, 
less than 5% of housing will be multi-family. 

Table 7 gives the tabulations for the residential 
neighborhoodso As Neighborhoods 5, 15, and 20 
(CBD) are entirely industrial or commercial, 
they have been omittedo Column two gives the 
gross acreage for each Neighborhood, and column 
three gives the gross acreage left for residen
tial calculations after community-wide uses 
have been subtractedo That is, if a Neighbor
hood contains a community parkj high school, 
community shopping center, or other such facil
ity that will be used by more than one neighbor
hood, that acreage has been deductedo Column 4 
gives acreage for streets (25% at 3 and 3o9 den
sities, 20% at 5o7 and 708 densities)o The next 
four columns show the dwelling units which each 
given acreage will contain at the given densityo 
Single family dwellings constitute the medium 
density types at 3 Dwelling Units per gross 
acre (10 9 000 square foot lots) and 3o9 Dwelling 
Units per gross acre (7,500 square lots). Duplex
es provide 5o7 dwelling units per gross acre 

(5,200 square feet per DoU$) and multi-family 
apartments, r.8 dwelling units per gross acre 
(3,600 square feet)o 

18. 
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Grqss Acres 
Neighborhood Gross for Neighbor-

Number1 Acres hood Uses 2 

1 572 545 

2 673 618 

3 848 821 

4 832 144 

6 468 351 

7 519 494 

8 461 411 

9 700 650 

10 630 315 

11 506 506 

12 323 280 

13 609 581 

14 482 424 

16 832 832 

17 605 605 

18 668 648 

19 548 490 

21 428 428 

22 262 262 

Totals 10,966 9,405 

TABLE 7 

FUTURE LAND USE REQUIRElVJEWTS ,AND POPU
(Gross Acres) 

Total Dwelling Units Per 

10,000 SqoFt .. 7,500 Sq.Ft. 
Streets3 3 DU/Gr~Acre4 3.9 DU/Gr.Ac. 

143 1j636 

166 2,370 

212 2,462 

200 

117 1,271 

122 1,337 

115 1,602 

155 780 

141 

127 lj519 

80 756 

150 2,039 

106 1,104 

208 2!1495 

151 1"816 

167 lj944 

138 lj910 

105 1,505 

52 

2,655 14,745 11,801 

1Neighborhoods 5, 15, and 20 omitted as they are not residentialo 
2community~wide uses nave been subtracted from gross acreage in column 2Q 
325% of two lower densities; 20% of two higher densitieso 
4DU = Dwelling Unitso 



20. 

LATION DENSITIES, BY NEIGHBORHOODS 

Nei.o-hborhood.1 ased on Lot Sizes Ponulation Total 1 9 8 0 
3.4 persons/family . 2.5 persons/fam .. 

5,200 Sq .. Ft. 3,600 Sq.Fto I DU Pop. 
5.,7 DU/Gr.Ac. 7 .. 8 DU/Gr .. Ac .. 3 DU/Ac. 3 .. 9 DU/Ac, 5.7Du/Ac 7.8DU/Ac; .. 

5,561 1,636 5,561 

8,057 29370 8,057 

8,371 2,462 8,371 

1,123 2,807 1,123 29807 

195 4,321 487 19349 4,516 

390 41546 1,975 1,727 5,551 

5,447 1,602 5,,447 

1,482 1,014 21652 3'1705 2,535 3,276 ,8:,-892 

900 1,224 2,250 3,060 2,124 5,,~1310 

5,165 1,519 5,165 

218 2,570 515 .97-4 ·3,,115 

330 6,932 825 2,369 ,7;,J57 

804 3,753 2,010 1,908 5 ;, 763 

8,, 483 2,495 ,8:,483 

6,174 1,816 :6:,.1.74 

6,610 1., 944 6:,~610 

69495 1,910 .6,,495 

328 5jll 7 820 1,833 5:,937 

747 1,022 1,867 2,555 1,769 .4,,-4.2? 

3,933 5,844 50,432 40,122 9,832 147609 369323 114:, 995 . 



See Table 8 • Multi-family average lot sizes 
have been set arbitrarily rather large, in an 
effort to hold densities downo These figures 
may have to be revised downward after the over
all picture of the total planning area is known. 

Columns 9 - 12 of Table 7 show the population 
each neighborhood can holdo Family size in 
single family dwellings is assumed to be 3o4 
(present family size~ 306) and 2o5 in multi
family units o A family si ze of 2o5 may be 
thought too conservative 9 but Irving's char
acter may be expected to change as it becomes 
more metropolitano There will be more single 
adults!I childless couples, and older persons 
than are now found in this typical suburban 
community with a preponderance of young couples. 
Of the total 36,323 dwelling units 9 14 9745 will 
be on lots averaging lOjOOO square feetj 11!1801 
on 7,500, 39933 on 5,200 and 59844 on 3,6000 
Total populations for each density are found in 
the totals of columns 9 through l2o The last 
two columns of Table 7 show ~Peoent estimated 
dwelling units and population in each neigh
borhoodo Tables 8 1 9 and 10 show the basis for 
calculating number of dwelling units and acreage 
neededo 

NEIGHBORHOOD FACILITIES 

Table 11 shows estimated neighborhood acreage 
needs for daily shopping, elementary school, 
playgr ound1 and public _or semi-public uses such 
as churches, fire stations, branch librariesj 
and the l ikej the probable future estimates and 
present acreages. Acres for future uses are 
calculat ed on a certain square footage per 
dwelling unit in conformity with accepted prac
tice, and are shown in Table 8 , As mentioned 
earlier, these uses have not been located, but 
the figures are included in Tablell as a basis 
for discussion. 
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TABLE 8 

PLANNING ELEMENTS FOR NEIGHBORHOOD LAND REQUIREMENTS, AT FULL CAPACITY 

Use Singl,e Family Multi-Family 

Med. Density High Density Low Density Med. Density 
(Sq.. Ft.) (Sq. Ft.) (Sq. Fto) (Sq. Ft.) 

Aver. Lot Size 10,000 7,500 5,200 3,600 

Streets 3,660 2,825 lj515 1,120 

Neighborhood 
Shopping 170 170 170 170 

Ele. School 310 310 310 310 

Neighborhood Park 150 150 150 150 

Public & Semi-Pub. 230 230 230 230 

Gross Area Per 
Dwelling Unit 14,520 11,185 7,575 5,580 

Families Per Acre 3.0 3 .. 9 5°7 7 .. s 

Acres per Family .34 .. 26 .18 .13 

TABLE 9 

TOTAL GROSS ACREAGE FOR RESIDENTIAL USE, AT FULL CAPACITY 

Type and Density Lot Size Per No. Families Gross Acres Total Acreage 
Family Per Family Each Density 

Single Family 

Medium Density 10,000 14,745 034 5j013 
High Density 7,500 11,801 "26 3,068 

Multi-Family 

Low Density 5,200 3,933 .18 708 
Medium Density 3,600 5,844 0 13 760 

Totals 36,323 9,549 



TABLE 10 

ADDITIONAL DWELLING UNIT REQUIREMENTS, BY DENSITY, AT FULL CAPACITY 

Type and Density 

Single Family 

Medium Density 

High Density 

Multi-Family 

Low Density 

Medium Density 

Total 

Lot Size Per 
Family 

10,000) 

7,500) 

5,200 

3,600 

No. New 
Dwelling Units 

16,228 

3,674 

5,791 

25,693 



24. 
TABLE 11 

ACREAGE FOR NEIGHBORHOOD FACILITIES, EXISTING AND PROPOSED 

Elementary Public & 2 
Neighbor1 Shopping School Playground Semi-Pub. 
hood No. 1958 1980 1958 1980 1958 1980 1958 1980 

1 3 7 0 12 0 6 2 9 

2 2 9 0 17 0 8 o .. 3 12 

3 8 7 3 18 2 9 5 13 

4 3 6 0 8 0 4 0 6 

6 433 6 2 10 5 5 33 7 

7 9 7 10 12 5 6 3 9 

8 24 7 11 11 0 5 1 8 

9 8 13 0 23 0 11 1 17 

10 14 8 1 15 0 7 4 11 

11 1 6 12 9 0 5 3 8 

12 6 4 0 6 0 3 3 4 

13 10 9 0 17 2s4 8 5 12 

14 6 7 0 14 0 7 3 10 

16 9 10 9 18 0 9 1 13 

17 8 8 0 13 0 6 2 10 

18 0 7 10 14 124 7 27 10 

19 8 7 0 14 0 7 19 10 

21 20 7 5 13 0 6 1 10 

22 8 _]_ 0 --12. 1 6 0 ~ ...,.._ 

Totals 190 145 63 257 53 125 113.3 188 

1Non-reside~tial Neighborhoods 5, 15, and 20 omitted .. 
2 Such as churcheso 
3Plymauth Park Shopping center--serv~s more than one neighborhoodo 

4community parkso 



Shopping As noted in the chapter on commercial stand
ards, shopping centers at present are tending 
to larger size than was the case until very 
recently. Rising costs of labor, land and 
construction mean that a shopping center must 
serve a l~rger population than was formerly 
necessary in 9rder to m~e a profito There
fore, upon further investigation, it may be 
desirable to revise the future neighborhood 
shopping acreages in Table 11 downward. 140 
acres are provided for neighborhood shopping. 

Schools As the 1~ residential neighborhoods range in 
population from 3,000 to 9,000, the allowances 
for eleme:qtary schQols in Table 11 vary consid
erably. In perhaps five of the neighborhoods 
(those with elementary school requirements of 
15 or more acres) it *ill be necessary to pro
vide more than one school per neighborhood. 
Neighborhoods 2 and 3, for example, can probably 
support three schools be~ween them. But most 
of the neighborhoods need 9-13 acres which are 
standard for the recommended elementary enroll
ments of 400-800 pupils. About 257 acres will 
be Dequired for element~ry schools. 

Playgrounds Each neighborhood should have a playground 
within one-half mile of the homes it serves. 
Two playgrowids should be provided in the 
more populous neighborhoods. Total play
gTound acreage recommended is 125 acres, as 
shown in Table 11. 

Other Public and 188 acres (Tablell)are also provided in 1~ 
Semi-Public neighborhoods for churches, fire stations, 

libraries, and the like. Table 11 is a pre
liminary table and adjustments will be made 
where it is felt that the present situation 
should continue (especially in cases where 
present usage has alDeady more acreage than 
is suggested for the future). In some in
stances, the lon~ range plan will call for 
elimination of some non-conforming useso 
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COMMUNITY-WIDE USES 

COivlMERCIAL USES 

INDUSTRIAL USES 

While the neighborhoods are the nuclei of the 
city, ther~ are other ~and uses which serve 
the whole community, or several neighborhoods. 
The following discussion concerns these commu
nity-wide uses. 

The chapter on commercial standards discusses 
the methods used for determining commercial 
acre~ge needs. It utilizes retail sales per 
square foot, population, and percent of pur
chasing power kept in Irvingo 630 acres are 
provided in the Future Potential Land Use Flan, 
over twice the amount now in commercial use 
(277 acres). This is about two-thirds the 
amount that will be needed in the entire 70 
square miles, but as it includes the propos~d 
ultimate Central Business District and the 
more densely populated ar~as, it is felt that 
this figure is not excessive. Table 6 shows that 
commercial uses in the average urban area is .39 
acres per 100 persons, and .22 in the av1rage 
satellite town. At present Irving has .i)8 and 
the 630 acres planned for the future are .55 
acres per 100 persons. This will allow /:iIIlple 
acreage for competition and choice of sites 
but wtll not waste land. Comm~rcial land gen
erall? has the highest tax valuatton per acref 
but commercial property can be expan~ed only to 
the extent justified by population and purchasing 
powero Most cities in the United States are over
zoned for commercial uses. Therefore, the 630 
net acres recommended are less than the 752 acres ~Sul. or 
now zoned commercial although not always properly 
distributed (277.4 in use and 480e2 vacant). 

Industrial expansion is the most promising means 
of expanding a city's tax base$ Irving is in a 
very strategic location for the development of 
industrial districts. The Dallas-Ft Worth metro
politan area is booming industrially, has a vast 
labor supply to draw from, and Irving's location, 
rail, highway, expressway, and air connectiqns 
are excellent. In addition, there is the antici
pated deyelqpment of the Trinity River waterway. 
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FUBLIC AND 
SEMI-PUBLIC 
USES 

There is no doubt that the industrial poten~ 
tial of Irving is most favorable. 

Industry pays more that its way in taxes and 
provides jobs for a city's residents. At pre
sent, one-third of Irving's employed residents 
work in manufacturing, but only 15% of the jobs 
in Irving are in manufacturing. This means 
that they commute to Dallas and Grand Prairie 
(primarily). Why should not Irving develop 
manufacturing of its own, and thus keep its 
tax dollars in the City, reduce travel time to 
work for its citizens, and even attract work
ers from nearby communities? 

Table 6 shows the average urban area has 1.76 
acres of industry per 100 persons, the average 
satellite town, 1.09. Irving at present has 
.g+ and 1.5 acres per 100 persons are proposed 
for the future. This is 1,755 acr~s (net) 
zoned for industry in the future (335 acres in 
use at present). Another 890 acres (gross) 
lie just east of the City Limits, and more 
acreages will be provided in the 50 square 
miles in first reading. Of this proposed in
dustrial acreage, a total of 916 acres are 
located within the floodway ( appr. 300 acres 

_within the present city limits and 600 in 
areas under first reading). 

Table 5 shows the planned areas for public and 
semi-public uses as follows: parks, 255 acres; 
schools, 430 acres; other (civic uses, churches, 
and the University of Dallas), 550 acres, a ·:,total 
of 1,235 acres. The figures for 1958 acreages 
are taken from Table 6, page 22 of the First 
Progress Report. Included in its 694 acres fo+ 
schools 550 are acres for the University of 
Dallas. Since that Report was published it has 
been learned that only about 200 acres will be 
used for the University. The future 430 acres 
for schools include only public schools. The 
University of Dallas and parochial schools a~e 
under "other public and semi-publicu. 
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Par ks 

Schools 

Civic Centerj 
Churches, 
University of 
Dallas 

Table 6 shows acres per 100 persons to be 
4o43 (public and s emi -public plus parks) 
for the aver age urban a r ea, bu t much less, 
1~33 f or the av~rage suburban townj lo6ffor 
Irving in 1958 0 Pr ojec t ed public and semi
public for Irving is l ol acres per 100 per
sonso Being so close to Dallas 9 Irving does 
not seem to need many of the facili ,ies an 
independent city would need~ such as 9 fair
grounds or the facilities of a county seato 

Included 1mder the 255 acres for parks~ in 
the future (137 acres now used as park) are 
125 acres for neighborhood playgrounds ~ 90 
f or 6 playfields~ and the existing Salvation 
Army si t6 9 ~rtd Senter Park" The o 22 acre 
for parks per 100 persons in Table :, is not 
qui te as ow as it seems, as a very large 
community park is feasiblej using some of the 
gravel pits south of the present City Limits:1 
but its acreage is not ye included in the 
ca l culations ., Other community park sites 
wi.11 be provided in the area north of the 
present City Li.mits o 

The 430 ac~ .... es provi ded for schools (145 acres 
now used in 'l1able 5 j subtract 550 acres for 
the University of Dallas i .n 1958 school fig-
ure) includes 257 acres for elementary schools './ 
141 acres for approximately 6 junior hj_gh schools j 
and 32 acres for one senior high school o When 
the population rehches 115 1 000 a second senior 
high school will be neededQ but it can be located 
north of the present City Limits o 

The 550 acres remaining for public and semi
publ i c uses after school and park areas have 
been deducted 9 i nclude 65 acres for a Civic 
Center in the Central Business District~ 200 
acres for the University of Dallasj 188 acres 
for public and semi- public uses i.n the neigh
borhoods (churches:, fire station, etc g)j and 
approximately 100 acres for contingencieso 



Summary The present City Limits contain 13,130 acres 
(20.5 square miles), of which 6,310 acres are 
in use, at a ratio of l5ofO acres per 100 per
sons. The 44-4% of the City now vacant will 
probably be filled by 1980 when approximately 
115,000 persons can be accommodatedo This 
will result in llo35 acres per 100 personso 

The next report will deal with the 50 square 
miles now under first reading outside the pre
sent City Limitso The city area will then be 
three and one-half times its present areao 

The next report will make recommendations for 
the ultimate planning areao This may necessi
tate certain revisions and refinements of the 
figures presented in this Reporto As a result, 
the final Land Use Plan will provide ample land 
for each element and its ultimate growth patterno 
This will permit full freedom for competitive 
choices necessary for developing Irving's land 
economyo 
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C. srrANDARDS FOR THE ELEMEWrS OF 1I1HE PLAN 

1. NEIGHBORHCOD STANTIARDS 

Nei 6hbcrhood 
Unit Concept 

Types of 
Residential 
Neighborhoods 

Tne neighborhood unit concept was devised for 
economy and efficiency. In the planning pro
cess it is usually i~entical with statistical 
districts already in use for school, tax, 
census tract, and other purposeso It facili
tates continuous statistical adjustments. Be
yond this useful capacity the neighborhood 
principle can be used successfully for contin
ued stabili. ty of housing and general 1i ving 
condi tionso Metropolitan areas such ,;•S Phil
adelphia have found it a most popular tool in 
the promotion of responsible citizen partici
pation in the form of neighborhood improvement 
associationso After spearheading the movement, 
Philadelphia has become the example which in
spired the formation of ACTION on a nationwide 
scaleq 

The Community Builders Handbook published by 
the Urban Land Institute devotes a great deal 
of attention to this approach and says, ,nrhe 
creation of well balanced, self-contained com
munities should be the objective of all sub
dividers and operative builderso ~ •• The 
developer of land for residential use must 
keep the neighborhood concept continually in 
mind from the standpoint of profit and of 
sound growth of his cityo Isolated projects 
of small acreage and bearing little or no 
relation to the neighborhood idea are becom
ing a thing of the past o '' 

2.1hree types of residential neighborhoods can 
be established in Irvingo 

* Future and as yet undeveloped neighborhoodsQ 

* Stable neighborhoods whether fully or partly 
developedo 

* Blighted neighborhoods often plagued with 
mixed or non-conforming uses, inadequate 
streets and utilities or near-slum condi.,.. 
tions q 

Sufficient neighborhood facilities must be pro~ 
vided for schools, playgrounds, churches, and 
convenience shopping., 'l'horoughfares and the 
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Stable 
Neighborhoods 

Blighted 
Neighborhoods 

improper location of stores must be avoided. 

Although no two neighborhoods are exactly 
alike, a stable neighborhood should contain 
a homogeneous population enjoying pleasant 
and satisfactory housing conditions~ A 
well balanced zoning pattern should pre
~cribe density of populationj types of resi 
dences, convenient but non- disturbing daily 
shopping opportunities and suffic:1ent open 
space for public and semi-public usess A 
protective street pattern should provide 
traffic safety and ease of cir~ulation .. 
These goals can be achieved by applying 
sound mini.mum standards of zoning and sub
di vision regulations to the planning of 
neighborhoods. This is particularly impor
tant in still undeveloped neighborhoods 
where it is comparatively easy to achieve. 

In the case of blighted areas, the process 
of Urban Rene~al can be applied either 
through private enterFrise, with federal 
funds being sought for only a few specific 
areas, as suggested for West Dallas, or 
through other avenues demonstrated by the 
oity of Los Angeles, 

For specific data on land use elements for 
Irving reference is made to Chapter IV B, 
above (If'uture Potential Land Uses). 
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2o COMMERCIAL AREAS 

WHAT HAPPENS TO IRVING'S CONSUMER DOLLARS? 

Dallas Siphons 
off Trade 

Located on the outskirts of a big city with 
an abundance of commodities, Irving has 
failed increasingly over the past 10 years 
to hold its own purchasing powero 

It is not surprising that Dallas with its 
glamour and wealth of shopping opportuni
ties has siphoned off a good part of the 
purchasing power of Irvingo The large 
number of department stores inevitably act 
as a magnet for the consumer's dollar 
especially in "shopping goods", those items 
where comparison shopping is important .. 
Sin9e two- thirds of employed persons living 
in Irving work in Dallas, they quite natu
rally buy many things there .. 

Even though retail employment in Irving 
has increased by approximately 20% since 
1954!1 Irving now has only one retail em
ployee for every 75 residents, while Dallas 
County has 1 to 20, and Garland and Grand 
Prairie 1 to 25 .. 

Put another way,, in 1954 retail. sales per 
capita averaged 

$1,750 in Dallas 

$1,020 in Grand Prairie 

$ 665 in Irving 

The 1954 Census of Business indicates how 
little of Irving's total purchasing power 
was used in that city" r:L1he following pe:r;
cents of purchasing power were spent on 
retail salesg 



Less than 30% 
of Purchasing 
Power Left in 
Irving 

89'.;1/~ in Dallas 

67 . 3% in Garland 

66 03% in Grand Prairie 

4 3 o 4% in Irving 

The situation has deteriorated further since 
1954 ., In 1957, according to Sales Manage
ment ' s Survey of Buying Power , only 29 .. 9% 
of the effective buying income ($74~168 ,000) 
of the City was spent on retail sales 
($22 9 155 9 000) in Irving itself.. 1rhis should 
be a challenge to the merchants of Irving 
to make a bid for a larger share of the 
consumer ' s dollar . 

There is plent y of money in Irving o The 
estimate of $5jl30 to $5 , 422 per consumer 
unit (families and unr elated individuals ) 
compares very well with maximum estimates 
for 

Dallas $5,605 

Garland$5 , 353 

Grand Prairie $5,273 

Texas $4 9733 

How to retain in Irving a share of the pur
chasing power larger than the present 29 o9% 
is the problem. 

ANALYSIS OF LAND IN COMIVIERCI.AL USE 

From tax records and field surveys a pretty 
accurate estimate of the floor space devoted 
to commercial uses has been calculated, 
1~082,089 square feet of floor .space , or 
24 .. 8 acres .. Even though a comparatively 
large amount of 271.44 acres is now being 
used commercially , less than 10% of this 
land is covered by bu;ildings, an abnormally 
low figure .. Recommended standards call for 
one- fourth of the site covered by buildings ,, 
with the remainder for parkingj sidewalks~ and 
landscaping~ There~ore, it must be concluded 
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fresent Commercial 
Land not Fully 
Utilized. 

Over..,.zoning at 
Present 

that commercial acreage in Irving is at 
present underdeveloped . One reason for 
this is the extreme depth of lots that 
generally prevail . A great deal of this 
extra land is l eft vacant when it could 
be utilized f or off- street parking~ Many 
cities have the problem of land too ex
tensively utilized , but the opposite is 
true of Irving .. 

Estimating one-half the commercial square 
footage as retail (the rest for service 
and wholesale) we have a total of 541,045 
square feet of retail floor space '! By 
dividing that figure into $22 ,155 9000 
(Sal.es Management ' s estimate of Irving ' s 
retail sales in 1957) we find retail sales 
were $40 095 per square foot of retail 
floor space . The average should be $50- 60 , 
another indication that Irying is not attract
ing its fair share of +etail business o 

In addition to the 27L 44 acres of land 
now in commercial use, there is an addi 
tional 480 022 acres zoned commercial 
but now vacant o '.l'his total of 751 .. 66 
acres zoned commercial is aetually 
enough to serve over 100 1 000 people 
(including a 50% leeway to provide flexi 
bility) . Not only does Irving have too 
much land set aside far commercial use 
for its present size , but much of it is 
in the wrong place for future expansiono 
Nearly every city in America is drasti 
cally over- zoned commercially, resulting 
in spotty development and blight ~ Glutting 
the market wi t.h any given commodity lowers 
i.ts value, and this also holds true for 
an excess of commercially zoned land ,, It 
is true that there should be more land 
commercially zoned than is absolutely re. 
quired to 61Uard against monopoly of owne1r .... 
ship ru1d consequent exhorbitant prices. 
There must also be enough land available 
so that there are plenty of sites to choose 
from o In order to arrive at a satisfactory 
choice between t90 much and too little 
commercial land 1 we must take into consid~ 
eration populat;ion 1 trading area, and buying 
:power ~ 



Methods of 
Calcu+ating 
Commercial 
Req uir.emen ts 

There are several methods of calculating the 
amount of commercial acreage a city will need. 
Two of these methods are: acres per 100 people 
and sales per square footo If we choose acres 
per 100 people, other self-contained cities' 
experience shows that .5 acres per 100 people 
is an average. The addition of 500/o for 
flexibility makes .75 acres per +DO people. 
This method would result in the following 
requirements for Irvingg 

Year 

1958 

1965 

1975 

1990 

2000 

Commercial Acreage Required at .75 
Acres per 100 Persons 

Population 
(Average population 
forecast except 
yea:r 2000) 

38,100 

61,000 

108,000* 

202,300** 

376,300*** 

Commercial 
Acreage 

285.75# 

457°5 

2822025 

# In usei 271.44 
* Approximate holding capacity of present city limits. 

** Approximate holding capacity of 40 sq. mi. 
*** High forecast; ultimate holding capacity of 

70 sq o mi. (within present city lirni ts pl us areas 
under first reading) 

However this method is for an independent 
city which can assume tba t its merchants will 
not only keep 100% of the purchasing power of 
~he city but also draw from the surrounding 
rural areas .. Obviously, this method results 
in too great an acreage for commercial land 
in a suburban city such as Irvingo 

Another. method is relating sales per square 
foot to population. Independent cities can 
expect to keep all the purchasing power of 
their inhabitants, but Irving must always 
expect Dallas to drain off part of the 



Consumer dollar~ But need it be 70% as at 
present? In 1954 Garland and Grand Prairie 
were keeping about two-thirds of their pur
chasing power while Irving kept only 4304%, 
and ~ow keeps only 29o9% as mentioned above~ 
One can assume that Irving merchants will 
improve their competitive positions and a 
larger percent of the purchasing power will 
be spent in Irvingo A further assumption is 
that sales per square foot of ·retail floor 
space will increase from the present $40095 
to $600 In order to convert square footage 
of retail floor space to commercial acreage, 
we have doubled the retail square footage to 
account for service and wholesale and then 
multiplied this figure by four for parking, 
sidewalks, and landscaping, and then con
verted it to acres~ The present conservative 
estimate of $1,466 per capita purchasing 
power i.s used. 



Commercial Acreage Required When Related to 
Sales ~er Square Foot of Retail Floor Space 

Sales Per Sq. Acreage if ,Acreage if 
Population Ft. Retail Irving keeps Irving keeps 

Floor Space* 50% of l'ur ... 65% of Pur-
chasing Pow. chasing Pow. 

38,100 $40 128 .. 2 166 .. 7 

61,000 $50 164.2 21305 

108,000 $60 242.0 315.0 

202,300 $60 453 .. 9 59001 

376,300 $60 s44.3 1,097~6 

* Sales per squar~ foot can be expected to increase 
as retail facilities are improved. 

It is believed that the latter method is the most 
reliable guide for Irving .. Although it results 
in an acreage at 38,100 population. much less 
than the present 271.44 ao~es, the gap is not so 
wide as it appears. In th~ above table the 
ratio of land to floor space is 4/1 while in 
present use it is 10/1. The actual floor space 
in use is very near to that derived by the above 
method. 

LOCATION OF COMMERCIAL AREAS 

Disadvantages 
of Strip 
Development 

Once it has been decided how much commercial 
land will be needed, the question of where it 
should be located arises~ Irving, like most 
other cities, is plagued with strip or ribbon 
commercial development, which have nothing 
to recommend themo They contribute to traf~ 
fie congestion since parking is usually di
rectly on the thoroughfare or so near as to 
involve backing into ito There is usually 
inadequate parking along strip developments 
and the necessity of many stops causes incon
veniences to the shopper.. :F'inally 7 sales 



per square foot in strip developments are 
usually much lower than those in well
planned shopping centers. 

More careful zoning for future uses can 
gradually eliminate most of this undersira
ble ribbon development in Irving; though for 
the present much of it will h~ve to be left .. 

Shopper Behavior Before discussing that post-war phenomenon~ 
the large suburban shopping center, some 
factors influencing shoppers might be examined. 
'11he two general types of merchandise are 
crmvenience g:::iods such as groceries, drugs, 
cigarettes for which no one shops around and 
shopping goods such as clothi.ng, furniture 9 

q11d appliances for which comparison shopping 
is important. Typically 1 the more expensive 
the itemj the farther people will go to bµy 
ito Shoppers can be expected to go two to 
four miles for shopping goods, but only one 
or two for convenience goods~ 

Some general principles of shopper behavior 
are; 

* 

* 

* 

* 

Shoppers move toward the dominate 
shopping centero 

Shoppers wi 11 not go through one 
shopping center to get to another of 
equal facility (reason for locating 
one at interchange Highway 183 in 
East Irving) .. 

Shoppers tend to trade at ·the closest 
shopping center of equal facility~ 

Sho~pers usually follow traditional 
circulation patte~ns~ 

With the coming of exp:r,,esswaysj travel time 
has become more important than distance~ ~l.1his 
would be considered convenience in the fol~ 
lowing list of factors influencing shoppers: 

* Availability of merchandise (Le~ size 9 

type~ and variety of stores, width of 
selection and service)~ 
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* Price advantage (Le~ presencE;: of standard 
brands, competitive prices, and sales). 

* Physical comforts (i.e. air conditioning, 
decor, inter~store circulation, eating, and 
resting facilities). 

* Convenience (Le. if public transporta~ion, 
the cost, travel time, and frequency of 
service and if private~ adequacy of parking, 
accessibility,, and distance to stores from 
parking) .. 

It has been found that peop1e will walk as far as 
1,000 feet downtown 1 but not more than 300 at a 
shopping center. The Broadway-Crenshaw shopping 
center in Los Angeles is seriously considering 
the installation of a shuttle bus because the 
huge parking lot has some areas 500 feet from 
the shops. Around 80 to 90% of shopping is 
done by women. There is a 50-50 chance a shop
per will buy something in every shop visited .. 
This accounts for the fact that about one-third 
of all shopping is impulsive. While most shop
ping trips originate at home, the downtown worker 
represents an :important "captive marketn since up 
to one-third of downtown shopping is done by per
sons who work there. 

CENTRAL BUSINESS DIST1UC11 vs O SHOPPING CENTERS 

Phenomenal 
Growth of Shop
ping Centers 
since War 

The phenomenal growth of suburban shopping cen
ters since World War II is the biggest shift in 
merchandising since the develppment of the mail 
order catp,logo This has been made possible by 

almost universal use of the automobile 9 and the 
increase of standard brands, and is of course 9 

closely connected with the movement of population 
away ;from the central core to outlying or fringe 
distri.cts of the city u This movement started in 
the 1920 1 s but only reached gigantic proportions 
after World War II. With the advent of adver:
tising on a grand scale, nat;ional brands became 
widely distributed and could be bought as easily 
in one location as another .. 

The automobile has been to the suburban shopping 
center what the trolley was to the Central Busi
ness District several decades agoo In the hey..,. 
day of the downtown shopping centel' the average 
work week was 48 to 60 hours, the typical wol~ker I s 
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New Living and 
Buying Patterns 

Advantages 
of Central 
Business 
District 

Advantages 
of Shopping 
Centers 

'.'.L1he "Well-Made 
Look" 

salary was rarely more than $25 a week, and 
leisure time was practically non-existento 

New living and buying patterns have emerged 
with the 35 to 40 hour week, paid vacations, 
widespread car ownership, and higher incomes 
(now averaging nearly $100 a week) . 

Practically all larger cities are feeling the 
impact of the shopping center .. For example 
retail trade in metropoli tar1 Dallas increased 
41% from 1948 to 1953 but downtown the in
crease was an infinitesimal 0o56%o Planned, 
one- stop shopping centers have been taking 
the trade away from downtown~ Soft goods 
(apparel), general merchandise 7 department, 
and variety stores have been especially suc
cessful in the suburbs, whi.le hard goods lines 
(furniture, home furnishingsj and appliances ) 
have strengthened their downtown positions. 

The central business district has several 
advantages over the suburban shopping center 
such as better selectivity for comparison shop
ping, wider variety of prices? more frequent 
sales, generally better access to public trans
portation, more convenient reasons for meeting 
friends from other parts of the city, and the 
possibility of accomplishing more errands at 
one time~ On the reverse side of the coin 
are parking difficulties 1 the problem of child 
care, and remoteness from the home. 

The new centers with their one- owner controlled 
design and leasing policy have the edge over 
the downtown in adequate parkin59 lack of con
gestion9 beautyj convenience, and the ncarni~ 
val spirit" so important to merchandising. 

Aesthetics is an importa~t feature, In one of 
the handsomer shopping centers, Northland in 
Detroitj hundreds of persons visit it on Sunday 
though the stores are closed. Financially, 
Northland has been an astounding success, earn
ing $50,000 1000 its first year, a figure it 
had not been, expected to reach until its fifth 
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Part of 
Family Life 

Competitive 
Patterns 

}Tutu.re of the 
Central Busi ... 
ness District 

year of operationo 

Shopping centers have become a part of family 
life , with whole f amilies going on expeditions 
together o Downtowns are formal and reserved, 
demanding long range planning , and the wearing 
of stockings, dresses, and even hats e People 
come to shopping cent~rs in shorts, jeans, and 
sports shirtso Thus, one important reason for 
the success of shopping centers is their infor
mality and acceptance in the living pattern 
as well as th~ design, layout , malls, protect
tion from weather, and plenty of parkingQ 
Shoppers appreciate the handsome, unified archi
tecture of the shopping center~ the trees and 
shaded areas that are part of the environment, 
the safety from traffic hazards j and the op.
portu.ni ty to make an excursion out of the ven
ture. 

The competition of suburban shopping centers 
has affected many of the older central busines s 
districts quite adversely . ,/1s mentioned above, 
Dallast retail growth recently has 'been almost 
entirely in the suburbs u :B,rom 1948 to 1954 
retail -trade in downtown New York City declined 
14%9 and an estimated further 6% by 19570 A 
comparison of 50 metropolitan areas snows that 
from 1948 to 1954 retail sal.es outside the Gen.., 
tral Business Districts increased 59% while that 
in the Central Business Districts increased 
only 23%. And in several very large cities down~ 
town department store sales declined 9~ 6o/~ while 
those in suburban centers increased 62%~ r11he 
Urban Land Institute predicts that i.n .large cHies 
general merchandise and ctepartment stores in 
central business districts will decline 25/o to 
40% in the next few years. Small~r cities have 
felt the impact much less , Irving 9 as part of 
the Dallas metropolitan area~ is certainly af
fected by the new regional shopping centers, its 
own Plymouth Park as well as those in nearby Dallas . 

What is the future of the downtow11? In t:;hose 
c;ities where shopping areas are an integral 
part of the commercial and financial districts 
the deoentTalizing of retaU trade wHl not 
have as seve;r-e au impact as in these cities 
where retail districts ~re more or less iso
lated . In great metropolitan centers banking , 
investment , wholesaling, financial , and com
mercial activity will increase , while retail 
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C B D needs 
Cooperation 

Surgery Necess
ary in Order to 
Survive 

trade will decline ~ Space formerly occupi ed 
by soft gopds lines can be used by the above 
mentioned activiti es~ A decreasing proportion 
of retail Sql es will come from downtown ~ 

As the Urban Land Institute puts it, "As 
viewed at the present time~ the downtowns 
of American cities will continue to be the 
center of commerce, managementj professions, 
culturej the fine arts, and even educationo 
However 1 they un~uestionably will become 
less important in terms of retail tradeo 
Hence~ all efforts to revitalize the coun
try ' s downtowns should be directed toward 
their strengths and not their weaknesses .. " 

As was mentioned earlier, one advantage shop
ping centers hav$ over central business dis
tricts is single ownershipq :Powntowns seem 
to resist improvements . In some cases there 
is a feeling that property rights may be 
limited by any comprehensive scheme to im
prove the downtowno The Urban Land Institute 
says, "It is almost impossible to get organ~ 
ized action where it is required for protec
tion of the central husiness district (C ~B .. Do ) ~ 
It is often difficult to obtain consent to measures 
for protection of prope~cty in the centTal 
business district by provision of off- street 
parkingj off- street loading zones, cha.~ge in 
direction of the flow of trafficj elimination 
of parking from the streets to provide greater 
freedom for vehicular traffi.c o " .. o and 
such other measures as are now generally ac
cept~d as being essential to the health of 
the central business district ou 

The competition of suburban shopping centers 
is a serious threat whenever the older down
town does not perform major surgery to rid 
itself of congestion and provid~ parking 
either because of the cost or because the 
downtown merchants cannot see the need for 
such an operation. 

Obsolete central business districts that can
not, or will not, modernize are fair game for 
the developer who can provide an u:p- to- d<:1,te 



center within reach of the downtown ' s custo
mers ~ The competition of these centers can 
seriously jeopardize the city ' s tax struc
ture in the long run as central land values 
will fall with a decline in trade. 

REJUVENATING THE CENTRAL BUSINESS DISTRICT 

Objectives 

Even though it is difficult to revitalize 
the downtc-wnj it is not impossible g It must 
be done, for long range commercial prosperity 
as well as for the improvement of municipal 
tax returnsg Taxes from the central district 
help pay for services that residential neigh
borhoods need but can seldom pay forg For 
rejuvenating the central business district 
the Urban Land Institute r ecommends these 
objectives: 

* Unification of the central business dis
trict in design and layout so that it will 
not deteriorate but remain a true "center tt 
with perpetual rebuilding~ 

* Improvement of site layout by establishing 
new relationships between stores~ parking, 
pedestrians~ motorists, and service trucks . 

* Elimination of blight by removal of non .... 
conformi.ng and incompatible uses and deter-I' 
iorated buildings¥ 

* Provision of new amenitiesj in terms of 
aesthetics and convenience ~ 

* Achievement of co- operati.ve management by 
acting jointly to maintain scientific 
management practice in are~1s of mutual in
terest and necessi.ty .. 

In other words 1 in order to compete with subur
ban shopping centers , the downtown will have to 
provide similar arnenitiesj making it just as 
attractive as the newer shoppin~ centers .. An 
architectural analysis would indicate whether 
pedestrian malls are possible with protection 
from weather and traffic. The control of signs 
is also important and actually fundamental to 
the solution of visual unityQ Eyesores must be 



Civic Center a 
Boost to Central 
Business District 

Effects of 
Rehabilitating 
Central Busi
ness District 

eliminated~ The amenities which are integrated 
in new one-owner centers but so often neglected 
in the multi-owner district must be provided. 
This includes landscaping, open areas and courts, 
comfort stations, sitting areas, postal and 
telephone facilities, and other features which 
contribute to the comfort and e;onvenience of 
the shopper. 

With such improvements, the Central Business 
Distrirt will te in a strong competitive posi~ 
ti.on in relation to suburban shopping centers~ 
A comparatively easy way to begin the reju
venaticu of ~he do~1town is to locate the 
Civic Center there> not on the most expen
sive cominercial lat~J to be su.re j but on the 
less expensive fringes~ Grouping the civic 
buildings gives a focal point for civic p.ridej 
encourages cooperation between governmental 
departments 1 and provides for the convenience 
of the citizens. 

Rejuvenating the Central Business District is 
not easy, but the returns are well worth the 
effort. Some of the effects of rehabilitation 
are as follows~ 

* Changes in real estate values within the 
Central Business District .. Usually the 
best locations retain their values and 
formerly less desirable ones gain a great 
deaL 

* Effect on surrounding property valuesa 
Those businesses outside the perimeter of 
the new Central Business District are al• 
ready beyond the district of effective 
interchange of business (else they would 
be included in the new Central Business 
District)o Other types of property are 
improved by relief of congestion 1 noise, 
and vandalism. 

* Improvements in tax base result even if 
some land used for new streets~ malls~ and 
courts because rehabilitation prevents 
future loss to outlying shopping centers" 

* Depending on the adopted layout~ some ex
isting street rigbt of ways ca11. b1:: tJOnverted 
into pedestrian malls or parking spaGes~ 
thus facilitating the financial burden of 
C,B .. D~ changes,, 
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Parking Needs 

Zoningj Essen
tial 

SHOPPING CEWl1ERS 

* Provision fo1 shoppers' comfort ru~ con
venience will increase trade, and thus 
profits .. 

~-'o reiterate~ the redesigned Central Business 
District will have to provide ample parking 
relieve traffic congestion and pedestrian ha
zards~ eliminate non-conforming uses, replace 
ugliness with beauty through the redesign of 
signsj facades:, and open spaces 9 and protect 
adjacent residential areas by providing ade
quate parking and trafficways within the Cen
tral Busi.ness District itselL 

~~he parking situation in Irving is unsolved at 
present and will become increasingly difficult 
wj_ th growth 1 unless provisions are made for it 
now.,, 

Zonin.g 9 ensential tn ::renabi1i tation 9 can be 
one of the most effective devices for the con
servation of shopping districtso In the Cen
tral Bm3iness Di.s t.dct zoning is a mechanism 
fer long-term regrouping of cornp.9;r,ible uses 
and a device for allocating the proper amounts 
of .land for each basic type -:>f use o It can 
con +;ri bute t.o a mini.mum ot dupli.cating facili
ties by zoning for retail us2 o.nly enough land 
that a mEtrket analysis reveals wil.1 be neededo 

The Development Plan for Irving includes a re-
1juvenati.on of the Central Business Di.strJct 9 but 
in the light cif pLi:rnent day trends the consul tan ts 
believe the downtown area should be kept rather 
small" I11(s tt::ia.d of bucking the trend, Irving can 
go along with it by the pro-vision of several large 
suburban shopping centers o If th(➔ Central Business 
District is kept relatively small~ it should not 
feel the competition from these centers as keenly 
as thosr3 in most of the older cities o 'l1he propor
tion of retail trade that is carried on in the 
Centra1 Business District varies inversely with 
the size of the city9 One estimate of this pro
portion is~ 

Size of Ci.ty 

509000 
2509000 
750~000 

2,500~000 

% of Retail Business in CBD 

BO% 
60~~ 
35'1~ 
25% 



The phenomenon of the shopping center is pro
bably decreasing this percentage much f::rther. 

Desien of Suburban Shopping Centers. 

Types of Shop
ping centers 

Wnat are the new suburban shopping centers 
like and why are they so successful? Pr-o
oabl;y the most famous examples of the new 
type is Northland Shopping Center in Detroit, 
backed by the J. L. Hudson Coo Department 
Store~ It was completed in 1954 on a huge 168 
acre site 1 larger than many Central Business 
Districtsj with parking for 10 11 000 carso Its 
far from usual shopping center desi 6:in includes 
such expensive amenities as underground ser
vicing with a basement beneath the entire 
center 1 a great deal of planting, fountains, 
courts, sculpture 9 and public meeting rooms. 
The store fronts have great variety and in
dividuality. Northland cost $21..50 a square 
footo Its success has been phenomenala Ex
pected to earn $35 million its first year 
and $50 million i.n its fifth, it actually 
brought in $50 million in the first year and 
over $100 million in the thirdv 

Such huge regional centers mushroomed in the 
Northeast and on the West Coast first and 
then in other parts of the nationo Houston's 
Gulfgate and Dallas' Preston are examples in 
Texas. 

There are three major classifications of 
shopping centers according to si~e ~ui ~yp2 ~f 
sto:'.:'e fo-und in them. In very recent years 
the size of each type has increased~ This 
trend toward g.reater size means a larger 
trade area is necessary to support it~ 

1l1he Urban L&-vicl Institute in the recent 
Re-examination £!, the ShoppiJlg Center Market 
lists the following typesg 

Regiona~ shopping center of 40 acres or 
more ·(frequently 100 acres or more) 
serving a po;pu.latj_on of 250j000~ This 
latest :figu.re on the trading area is much 
larger than has heretofore been suggested 
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for this type. :B,or example, the Texas Busi
ness Review a.Yld Victor Gruen give 100,000 as 
the population required to support a regional 
center. The regional center has as its core 
one or, preferably, two major department stores, 
with 100,000- 125j000 square feet of floor space~ 
The ideal type has two major department stores 
at opposite ends of a mall, with an unbroken line 
of apparel and specialty shops between them. 
With a strong magnet at each end shoppers are 
drawn to the shops in between and there is no 
weak location~ The developer frequently re~ 
ceives a high rental from the specialty shops 
and just breaks even on the department store; 
yet the latter is necessary for drawing custo~ 
merso It is unfortunate when two department 
stores cannot agr·ee to locate in one center. 
Competition within a center makes for better 
business than in separate centers, as the 
customers appreciate the opportunity for com
parison shopping. Besides the department store 
and specialty shopsj the regional center needs 
a balance of food, furniture 9 hardware~ appli 
ances, and miscellaneous service shops to make 
it a one- stop center ~ Department stores should 
not take up more than one- half of the floor 
spaceo Department and apparel shops together 
should constitute about 70% 

* The Community (sometimes called District 
or Suburban) Shopping Center serves 20j000-
100,000 population on 20~50 acres of land 
with 150j000- 300,000 square feet of sales space~ 
A variety or junior department store~ such as 
Jo C9 Pennyj W,. To Grantj or J ,. J o Newberryj is 
its largest unit o In a typical Community Center 
there is a 40j000- 60,000 square foot junior de
partment store and a 20~000 square foot variety 
store 1 several women ' s ready- to-wearj shoe stores~ 
drug stores, super- markets , and convenience shops " 
This type of center will not be profitable if it 
is built too close to a regional centero 

* Neighborhood or Convenience Sho:pping Centers 
of 5~6 acres need 20,000 populationo About 
50,000 square feet of floor space includes a 
30 1 000 square foot super- market~ and drug- store, 



Store size 
increasing 

cleaner, barber and beauty shops .. Fashion 
shops in neighborhood centers are now losing 
trade to the larger centers .. Some merqhan
disers believe there must be at least three 
women's $hops in close proximity ~n order 
for any one of them to be successful., rrhe 
factor of comparison shopping is most impor~ 
tant here .. 

This latest figure of 20~000 populations's 
being necessary to support a neighborhood cen
ter is in conflict with earlier neighborhood 
conceptso It has been the standard to plan 
one shopping center for each square mile 
neighborhood of 5,000-BjOOO peopleo This 
is apparently tied in with rising costs of 
land 9 labor~ and constructiono Whereas just 
a few years ago land for shopping centers 
could be acquired for $200-$2j000 an acre, 
now it costs $10jooo~$40,000 an acrel Sales 
per square foot of floor space must now be high
er in order to make a profit .. The latest esti
mates of annual sales per square foot of the 
following types are~ 

Major department store 
Supermarket 
Variety 
Furniture 

$80-,..100 
$150-200 
$50 
$30 

The size of stores is increasing tooo Super
markets9 formerly 59 000~10~000 square feetj 
are now 22j000-37j500,, And variety stores 
which used to be 59 000-10 1000 are now 25,000-
30,000o The parking ratio in shopping centers 
should be 4/1 9 that isj four square feet of 
parking and approaches to each square foot 
of floor spaceo 

The largest centers are not necessarily the 
most profitableo For example, a mall type 
costs more that the open front because of 
the extra cost of underground servicing and 
escalatorsv In 1956 costs for mall types 
ran $18~30 a square foot~ while open front 
types were $10-12; thus a,llowing a lower 
break-even pointo If a center is economically 



Analysis Pre
cedes Building 
of Shopping 
Centers 

built, has the proper combination of stores, 
and is not vulnerable to competition from 
another nearby center, then these factors 
work for its success: 

* Continued suburban growth with an in
creasin~ population to draw froma 

* Completion of expressways that will 
extend the trade areao 

* Universal preference of families for 
shopping centers with ample free parkingo 

Careful planning must precede the building of 
new shopping centerso Irving will of course 
have to consider those al.ready built in nearby 
areas of Dallas., Top factors in planning a 
shopping center are: 

* Analysis of the trading area in terms 
of population, income~ competition:; and 
age ievels .. 

* Evaluation of a center's drawing powerj 
in terms of driving time rather than 
distance. 

* Close examination of how well the popu
lation is already servedo 

* Analysis of physical characteristics such 
as room for expansion 1 topographyj a~d 
area per ptore Q 

* Cost analysis of construction and op~ra
tion~ leases, expected saleso 

* Access from highways and expressways and 
f~eedom from oongestione 

The present and future drawing power of a cen
ter must be nicely balanced .. While it may take 
five years for a regional shopping center to 
realize 90% of it$ potential, the stores must 
begin to make a profit fairly soonQ Just a~ 
Dallas centers now attract Irving shoppers so 
can Irving expect to draw customers from Dallas 
and other comrnunities when it builds equally 
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Shopping 
Center 
Layouts 

attractive centerse By placing competitive cen• 
ters in strategic locationsj the merchants can 
capture shoppers on their way to Dallas~ As 
mentioned above, shoppers will not go through 
a center of equal facility to get to another one~ 

In terms of design, there are five major types 
of shopping center layout~ the stripj the mall, 
the courtj the ring, and the clustero The strip 
is a straight row of shops and is suitable only 
for neighborhood and shall community shopping 
center$, as it would be too long in a regional 
centero The mall is essentially two strips facing 
each othero Its advantages increase as the size 
of the center increaseso It makes possible the 
doubling of building area with no increase in 
walking distanceo It has more strong locations 
and if large enough to warrant expense, a single 
subterranean service road can serve both sideso 
Adaptable to any size, tne pedestrian mall can 
be covered, heated, and air.conditionedo 

The court 9 or 1 or U-shaped center decreases 
distances and can be used for any size centero 
The ring, a closed court 1 equalizes trade lo
cations and increases foot traffico But walking 
distances are reduced since almost all retraced 
steps are savedo If parking is provided inside 
the ringj there is an excellent relationship be
tween parking and storeso 

The cl usterj a combination of the four other 
types~ is similar to early bazaar s and market 
pla.ceso Care must be taken to keep parking in 
good relation and to avoid 0 lost 11 store loca1"" 
tionso The cluster is difficult to plan but 
has exciting possibilitieso These layouts can 
also be used in downtown developments 9 of course .. 

The foregoing discussion should help in deci
ding on the pattern of Irving's future commercial 
development - what to do about the Central Buiji
ness District, how many and what types of shop
ping centers the City can supporto A quotatjon 
from the Monrovia, California Plan is pertinent 
to the Irving situation .. Monrovia 1 in the Los 
Angeles complex, loses a great deal of trade to 
Los Angeleso The planners have this to say, 
0 Greater selection in merchandise would do much 
to recapture dollars now being spent outside the 
community., This, however, is like a spiral, for 
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only with greater demand will greater selec
tion be possible, and greater demand may occur 
only when the greater selectivity is presente 
The process must start sqmewhere, and the 
merchants might try making the break for the 
marketj letting people know that the commer
cial outlets are doing their utmost to provide 
for the community needs~ There is certainly 
no economy 9 either in time or moneyj to travel 
10 to 17 miles to obtain certain items of 
merchandiseQ It can only be concluded that 
people go to the bother and cost involved 
in extei1si ve travel to other areas because 
the commodities they seek are not available 
locally~ or because they do not know they aregvr 
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3. INDUSTRIAL AREAS 

Tax Base 
Implications 

Industrial 
Reserve 

The total area for the Comprehensive Develop
ment Plan for Irving, witn its transportation 
advantage as keystone to a growing economy, 
must be considered an integral part of the 
Dallas-Ft~ Worth economic regionQ Its favor
able location to the Dallas industrial districts, 
the Great Southwest Corpor~tion 7 and other avail
able employment choices is well knowno Never~ 
theless, Irving's industrial growth as a vital 
segment of this highly industrialized metropoli
tan area is needed in order to provide a stable 
local economyo Widely diversified employment 
opportunities in Irving will make possible maxL
mum use of its large labor forceo It will 
guarantee a high standard of li vingo 

As pointed out earlier in this Report, industry 
provides tax revenues larger in scope than any 
other source and it i~ unrelated to the popu
lation factors which govern the limited expan
sion of commerceo This aspect deserves a great 
deal of attention since Irving's tax base will 
become increasingly strained as the 50% of va
cant land within the City Limits is fully devel
opedo Additional tax burdens must be expected 
from the need for municipal services after 
annexation of areas now under first readingQ 
Other cities'experience can serve as example 
to illustrate how fast-growingj high-class 
residential suburbs have encountered seeming-
ly unsurmountable difficulties in meeting 
pyramiding municipal expenses until they suc
ceeded in attracting suitable industryQ These 
expenses are mounting rapidly with the growth 
of cities and suburbso The answer can be found 
in building up the economic base by providing 
for desirable industrial development without 
disturbing the attractiveness of a predominantly 
residential communityo Without intensified 
industrial land use and its higher tax valua
tion new residential developments tn Irving 
will become a heavy tax burdeno 

The Development Plan within present City Limits 
_proposes an industrial reserve of 2,350 gross 
acres (including 335 net acres already in use) 



Labor Force 
Available 

ttintensivett -
Light Industry 
for Irving 

of which approximately 300 acres are located 
in the floodway of the Trinity River~ The 
utilization of these 300 acres, to which can 
be added another 600 acres adjacent in first 
reading, can be achieved by methods similar to 
those used on the Dallas side of the Trinity 
River to create industrial areas within the 
floodway .. 

The Irving planning area of approximately 70 
square miles or 44~800 acres will contain? at 
capacity development, a population of approxi
mately 350~000-375,000 with a labor force of 
140,000-150,000 (see pages 4 and 14 of First 
Progress Report)o As in the past~ workers 
will commute to jobs both inside and outside 
Irving~ Nevertheless~ the utilization of 
Irving's industrial potential will provide 
increasingly greater employment for an equally 
increasing ratio of local residentso The 
Great Southwest Corporation alone estimates 
a 140j000 employment potential for its 5,000 
acres of industrial development at completion 
by approximately 19800 Another consideration 
is that the Trinity River Authority Sewage 
Disposal Plant 9 now under construction, can 
ultimately serve a population of 800,000 in 
the general area of Irvingo These two factors, 
among many other favorable conditions in this 
metropolitan region 9 account for the feasibility 
of Irving's future magnitude as a prospering 
communityo Industry will benefit from techno
logical progress in the utilization of brackish 
water as well as the Trinity River conservation 
and navigation projectso 

Many factors determine industrial location in 
American citieso In the case of Irving light 
industries will find most desirable locations 
near well planned industrial districts and the 
Dallas and Irving urban centerso Light ind~s
try1 also called "intensive"j requires skilled 
labor and is by far preferable to the "extensive•~ 
type or heavy industry with its many obnoxious 
or non-conforming uses which should be located 
in outlying sections'? 
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Industrial 
Districts 

Sound planning for industry is of utmost impor
tance in securing desirable industry for Irving. 
Most industrial areas in .American cities have 
grown in the past without the benefit of speci
fic planning applicationo On the other hand 
progressive industry has established in recent 
years good examples of planned industrial dis
tricts or industrial parksj also in the immed
iate vicinity of Irvingo Dallas' industrial 
dis t ri c tf.; and the Great Southwest corporation 
have produced exemplary solutions which have 
won national and international acclaim .. 

It seems that under these encouraging circum
stances Irving has a high stake involved if it 
wants to compete successfully with other cities 
for the location of new and desirable industryo 
It can do so if basic minimum standards for the 
zoning and development of industrial areas are 
adopted9 The Urban Land Institute has made 
available to us studies of 220 modern industrial 
plantsj built during World War IIo This study 
refers primarily to planning standards and 
policiesll thereby giving communities an excell
ent opportunity to prepare attractive site con
ditions for the location of new industryo 

Planning for industry involves matters of zoning, 
non-conforming uses 9 traffic and transportationj 
performance standards 9 buffer zones 9 structural 
densityj off-street loading and parking areaso 
But the most important consideration i s ~he 
establishment of industrial districts and the 
controls which govern their design and useo 
The Zoning Ordinance proposals for Irving wil~ 
include minimum standards for the various types 
of industries and their performance permitted 
in industrial districtso Experience in many 
cities shows that most industrial developers 
have imposed additional and higher than recom
mended minimum standards, governing the permissi
ble uses on their tractso For example~ the eli
mination of non-conforming uses applies not only 
to residential usesj but also to divers and some
times conflicting industrial useso Under controll
ed conditions the processing of most products can 
be performed without adversely affecting one 
anothero 



Essential 
Factors 

Water Require
ments 

Desirable 
Types of 
Industry 

Other essential factors available to Irving 
for the establishment of industrial districts 
are: 

* Transportation facilities by rail, 
highway, air, and the contemplated 
Trinity River waterway~ 

* Utilities (gas, electricity 9 sewage 
disposal) o 

* Suitable Topographyo Even less favor
able areas east of Loop 12 can be c0r
rected for industrial useo 

* High degree of flexibility to accommo
date considerable variation of site 
sizes in accordance with different 
types of industryo 

* Landscaping and architectural qualityo 

* Watero 

A number of studies have been made or are under 
way to determine needed quantity and availability 
of future water requirements for the area's domes
tic11 industrial, and other purposeso Prominent 
among these research efforts is the University of 
Texas Bureau of Business Research analysis Water 
for the .Futurej projecting these water require
ments until the year 20100 Quite recentlyj a 
commission was appointed by the White House to 
study the Neches~ Trinity 9 Brazos:, Colorado 9 

Guadalupej San Antonio 9 Nueces~ and San Jacinto 
River basinsQ Indications are on hand that 
these combined efforts of water conservation 
will provide a satisfactory answer for future 
water requirements" ~I.1echnological advances 
promise methods of water procurement for indus
trial uses by re-use and distillation in addi
tion to the above mentioned conservation methods, 
making the expectations for increased industrial
ization in this area realistico 

It has been pointed out in the Report Proposed 
Central Sewa~ Treatment Plant by Forrest and 
Cotton that most Dallas area industries which 
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produce strong sewage wastes will not enter 
the central sewage system, now under construc
tiono Therefore, the major new industrial 
subdivisions in the area should attempt to 
attract industries engaged in warehousing, 
wholesaling 9 assembly and fabrication opera
tionso None of these activities produce 
strong or hard-to-treat wastes such as are 
to be expected from canneriesj foundriesj 
steel millsj chemical industries~ petroleum 9 

or milk products plantso The Report assumes 
for the next 15-20 years that such industries 
will not locate in the Irving area, since 
they prefer sites where water freight rates 
and large reserves of cheap fuel, raw mater
ials9 and large supplies of industrial water 
are available .. 

Referring to the growth in wholesaling which 
has exceeded the growth in manufacturing re
cently in this region, the Great Southwest 
Corporation points out in The Market ~ be 
Served ~ the Great Southwest Site by 
Richard B .. Johnson that "Much greater increase 
in manufacturing within the area will be re
quired to catch up with the growth which al
ready has occurred .. " 

Justified by regional needs 9 it is proposed 
that the Dallas-Ft .. Worth area "should be 
favored by light industry 9 particularly food 
processingj apparel manufacturej furniture 
and fixtures manufacturej metal fabricationj 
light machinery assembly 9 transportation equip
ment assemb]y, instrument and electrical equip
ment manufacture~ printing and publishing, 
light chemicals 9 and plastic manufactureo In 
these industries production facilities in the 
GSC Metropolitan Area could be doubled during 
the next ten years and quadrupled during the 
next twenty without fully meeting regional 
market demands .. 11 (Ibid .. ) 

To this list of desirable industries should 
be added laboratories and scientific instru
mentso Although a new and relatively small 
industry 9 rapid growth must be expected 
nursed by the trend of complex diversifica
tion in general production serving national 
and international marketso 

56. 



SITE PLANNING STANDARDS FOR INDUSTRIAL DISTRICTS 

Balanced Pattern 
of Interdepend
ent Uses 

Densities of 
Industry 

Subdivision 
Design 

Generally speaking, today's manufacturing 
districts show a departure from earlier 
design patterns of exclusive occupancy by 
industrial plantso The gross area contains 
now increasingly areas devoted to other 
purposes than manufacturing (net area)Q 
Thusj the gross area contains sites occu
pied by functions related to the manufact
uring process such as warehousesj storage 
yards, vacant lots for expansLon ( so often 
ignored)j streets, railroads, and off-street 
parkingo Good practice requires maximum 
flexibility. This means that one-fourth of 
all parcels should be reserved for district 
expansion 1 in addition to areas held by in
dividual plants for their own growth demands. 

As a general rule, two density classifications 
for manufacturing areas are in use: extensive 
manufacturing heavy industry with 40 workers 
or less per net acre 9 and intensive light 
industry with 40 workers or more per net acre. 
The density depends on the type of manufactur
ing plant and may go up to 150 workers per net 
acre for the pharmaceutical and. 205 for the 
clothing industries. 

Land distribution in intensive manufacturing 
districts 9 the type primarily recommended for 
Irvingj is based on the need for small plants 
with shallow lotso The layout of blocks should 
provide 200t-l 9000' in depth and 600 1-2 9 000 1 in 
length 9 with typical blocks of 300' x 1,000'. 
Average street widths should be 60 1 with 100' 
for a few major streetso With 60' streets on 
its long sides and 100 1 streets on its short 
sides such a typical block of 300' x 1,000' 
will have 23% of its total area devoted to 
streets. The Great Southwest Corporation pro
vides ample recreational facilities including 
a community center for each district with 
restaurant 9 motelj shopping 9 and service facil
itieso 
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Architectural 
Treatment 

In addition to the exemplary layout of the 
Great Southwest Corporation Industrial Park 
near Irving, attention is drawn to the 
"Technical Center" of General Motors Cor
poration near Detroit which is considered a 
prototype for modern American industrye 

Provisions for employee parking and recrea
tion, off street loading, landscaping and 
architectural treatment close a long list 
of amenities, designed to make industrial 
production a mainstay of community life. 
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