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Project Team Roles

Freese and Nichols, Inc. (Lead Firm)
Freese and Nichols is a Fort Worth-based engineering, 
planning, architectural and environmental science fi rm.  
Since 1894, Freese and Nichols has built its practice 
on a strong foundation of client service and a continued 
commitment to project excellence.  With offi ces through-

out Texas, the fi rm retains a professional group of nearly 400 planners, architects, 
engineers, environmental scientists, construction managers, technical professionals 
and support personnel.  

Freese and Nichols’ role on this project was to lead the urban design and planning 
effort and serve as project manager, coordinating all team efforts.  Freese and 
Nichols provided oversight and facilitation for stakeholder and public meetings, 
coordinated with City staff, and produced the existing conditions and recommenda-
tions sections of this report. 

Komatsu Architecture
Komatsu Architecture is a Forth 
Worth-based architecture fi rm 
providing expertise in architecture, 

interior design, renovation, and adaptive reuse.  Established in 1959, Komatsu has 
enjoyed a long history providing architecture and related services to local, state, 
national, and international clients. 

Komatsu’s role on this project was to recommend urban village boundaries and 
identify appropriate and realistic development opportunities based on existing use 
analysis, available land, proposed zoning and preferred densities.

Buxton Company
Buxton Company is the industry leader in cus-
tomer analytics and retail site selection technol-
ogy, providing strategic target marketing research 
services to major retailers, cities and economic 
development groups throughout the United States.

Buxton’s role on this project was to perform site visits and initial analysis of the retail 
potential on the urban village.  Its team identifi ed retail matches for each village’s 
trade area and assembled individual marketing packages for each targeted retailer.  
The market analysis is a separate document that accompanies this master plan.
  
Open Channels Group

Open Channels Group, L.L.C. is a minority-
owned public affairs fi rm, which provides ser-
vices to public, private, special interest groups, 
and grassroots organizations.  

Open Channels Group led the public involvement plan by identifying and contact-
ing Southeast Fort Worth stakeholders for input and involvement during the urban 
village planning process.  Open Channels organized stakeholder roundtable 
discussions, community stakeholder public meetings, and provided information for  
neighborhood association newsletters, mailings, and meeting notes to keep the 
public informed.
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In April 2007, the City of Fort Worth engaged the planning, 
architectural and engineering fi rm of Freese and Nichols, Inc. to 
produce a master plan for fi ve of the City’s urban villages in south-
east Fort Worth.  This document addresses the Berry/Riverside 
Urban Village.

Purpose
A master plan provides a process to make informed decisions, 
manage development in an orderly fashion, and guide the 
physical evolution of the built environment.  The master planning 
process is intended to engage participants, build consensus, and 
provide a road map to achieve desired growth and development 
of an area.  

As a result of a planning grant awarded for the Berry/Riverside 
area, the City selected a team of consultants led by Freese and 
Nichols to focus on issues that included:

Determination of an appropriate boundary for mixed-use zoning.• 
Analysis of existing and proposed land uses.• 
Identifi cation of transportation needs and priorities.• 
Exploration of development opportunities.• 

This plan is designed to attract new and quality businesses, pro-
mote higher-density residential development, generate economic 
opportunities, and improve the pedestrian experience.  It is a 
working document and can assist the City of Fort Worth in priori-
tizing capital improvement projects for urban villages over the next 
decade and beyond.
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Background
Since 2002, the City of Fort Worth has been working with private developers, 
business groups, and neighborhood associations to transform many of the central 
city’s older yet memorable commercial districts into vibrant “urban villages.”  Active, 
diverse and prosperous urban villages will help promote the central city as an ap-
pealing alternative for families, businesses, and individuals.

What Are Urban Villages?
Urban villages are defi ned urban places where concentration of jobs, housing, 
commercial uses, public spaces, public transportation, and pedestrian activity is 
desired and actively promoted.  They are frequently centered around signifi cant 
intersections.  Urban vil-
lages serve as catalysts 
for public and private 
investment and support 
renewed economic 
activity in the central 
city, effectively building 
on the strengths of the 
area and connecting 
to adjacent neighbor-
hoods.

In order to take advan-
tage of the incentives 
available, an urban 
village must be zoned 
for “Mixed-Use” (MU).  
Because of the variation 
of stages in which planning has been done in these areas, each village requires 
its own unique planning emphasis.  The villages vary in community involvement, 
status of mixed-use zoning, and previous planning efforts.   

Urban Village Program History
The mayor-appointed Commercial Corridors Task Force, with guidance from neigh-

borhood stakeholders and community leaders, identifi ed 13 urban villages along 
seven high-priority commercial corridors.  The villages were identifi ed as areas 
that are ripe for development and that hold investment potential despite social and 
economic redevelopment challenges. The identifi cation and study of these villages 
was the subject of a two-year planning effort overseen by the Task Force.

The resulting Commercial Corridors Revitalization Strategy provided specifi c rec-
ommendations and strategies for revitalization that were adopted by reference into 
the City’s Comprehensive Plan.  Three strategies are central to the revitalization 
effort: mixed-use zoning, economic incentives, and capital improvements. 

In 2005, the City Council directed the City Plan Commission to evaluate exist-
ing and potential new urban villages.  As a result, six commercial districts were 
designated as urban villages.  Several villages have been added or combined, and 
two have been eliminated from the original 13, bringing the total number of urban 
villages to 16.  

Currently, the City is implementing strategies from the original report for these 16 
urban villages.  In the FY 2004 and FY 2005 federal appropriations bills, the City 
of Fort Worth received $4.5 million in transportation funds (“Urban Village Funds”) 
from the Federal Highway Administration earmarked for 12 urban villages.  These 
funds were allocated for planning and transportation-related capital improvement 
projects within those urban villages.   

The Urban Village Development Program
The Urban Village Development Program uses mixed-use zoning, Neighborhood 
Empowerment Zone benefi ts, and capital improvements to promote redevelopment 
and economic growth in the areas that have been designated as urban villages.

Mixed-Use Zoning
Mixed-use zoning helps provide a desirable combination of compatible residen-
tial, offi ce, retail, and selected light industrial uses.  Vibrant, compact, mixed-use 
districts:

Help reduce the frequency and distance of car trips.• 
Foster safe, active pedestrian environments.• 

Central

Southeast
Southwest

Central City

Planning Plus Improvements

Planning Only
Unfunded

The 16 designated urban villages have been clustered into 
three groups.  The scope of this plan addresses the Berry/Riv-
erside Urban Village located in the Southeast Cluster.
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Provide residential and employment density to support public transportation and • 
neighborhood businesses.
Attract residents and employees looking for urban amenities.• 

Neighborhood Empowerment Zones
The City’s principal incentive for urban village revitalization is the Neighborhood 
Empowerment Zone (NEZ) program.  Economic incentives greatly increase the 
success of the urban villages by promoting desirable residential and commercial 
development and density.  Household growth in and around the villages strength-
ens the market for area businesses.  These businesses, in turn, provide goods, 
services and jobs for area residents.  Central city economic redevelopment also 
expands the city’s tax base.  

An NEZ designation offers incentives to qualifi ed mixed-use, residential (owner-
occupied, investor-owned single-family, and multifamily developments), community 
facilities, commercial, and industrial projects.  Incentives include, but are not limited 
to, municipal property tax abatement, development fee waivers, and release of city 
liens.

Capital Improvements
One of the strategies for revitalizing the urban villages is to provide capital improve-
ments that leverage private investment and enhance pedestrian and transit access. 
Three types of public investment will help spur development in the villages:

Off-site improvements (infrastructure, streetscape, and landscape improvements).• 
Specifi c community facilities (structured parking, water and sewer service, road-• 
ways and sidewalks, or other public amenities).
Collaboration with developers and investors through Community Facilities Agree-• 
ments (CFA) or by facilitating the approval process.

There are other funding options that may be available for urban village develop-
ment, such as the State Transportation Enhancement Program and the North Cen-
tral Texas Council of Governments (NCTCOG) Sustainable Development program.  
The urban village development program uses the tools described above to create 
and promote compact, pedestrian-oriented mixed-use development.

Priority Task
As part of the application for funding, stakeholders identifi ed priority tasks for their 
respective villages choosing between four tasks: market analysis, traffi c engineer-
ing, mixed-use zoning, and design guidelines.  The chart below depicts the priority 
in which these items were ranked for each village.  Based on this stakeholder 
prioritization, the Berry/Riverside Urban Village master plan identifi es transporta-
tion improvements, preliminary phasing, and cost estimates.  This planning level 
information will be used to begin design and engineering of projects for construction 
in Phase Two.

              Mixed-use retail and residential development
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Map of Southeast Cluster Urban Villages

Source: Freese and Nichols, Inc.
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Previous Planning Documents
Below are previous plans and documents that have addressed the Berry/Riverside 
Urban Village, which can also be used in coordination with this Master Plan for 
guidance in the village’s future growth and development.  

For additional information on these plans, contact the Planning and Development 
Department at 817-392-8000, or visit the websites referenced below.

Comprehensive Plan, City of Fort Worth (2007)
The Comprehensive Plan is the City of Fort Worth’s offi cial guide for making 
decisions about growth and development.  The Plan is a summary of the goals, 

objectives, policies, strategies, programs, and projects that will enable the City to 
achieve its mission of focusing on the future, working together to build strong neigh-
borhoods, developing a sound economy, and providing a safe community.

The City’s mission is evident in the Comprehensive Plan’s promotion of the 

Urban Village Development Program, which encourages mixed-use zoning in 
designated villages and Neighborhood Empowerment Zone benefi ts for qualifying 
development projects.  The Urban Village Development Program provides capital 
improvements that leverage private investment and enhance pedestrian and transit 
access.
The Comprehensive Plan lists criteria for urban village designation, including:

Presence of a market opportunity in the near/long-term.• 
Upward trend in local investment.• 
Ability to create mixed-use activity centers, emphasizing live/work/play opportuni-• 
ties with multi-modal access.
Demonstrated community need, both perceived and quantifi ed, and presence of • 
unifi ed, energetic stakeholders.
Compatibility with the Comprehensive Plan.• 
Physical environment including parks and open space, public improvements, • 
historic building stock, etc.

• Potential for creating key entryways or gateways into development areas.

For more information, go to www.fortworthgov.org (navigate to the Comprehensive 
Plan on the Planning and Development Department’s web page).

Central City Commercial Corridors: Revitalization Strategy, Final 
Report of the Commercial Corridors Task Force (2002)
Commercial districts located on commercial corridors are reemerging as regional 
destinations in cities throughout the nation.  In virtually every story of success, rede-
velopment and new development within these districts has been the result of nurtur-
ing and growing each diverse segment of the local economy, eliminating barriers to 
investment, and marketing positive changes through an overall image of vitality.

The City of Fort Worth seeks to revitalize its central city and commercial corridors 
by promoting redevelopment in mixed-use growth centers – districts that are 
compact, contain a mix of land uses, and give emphasis to pedestrian and transit 
access.  Encouraging new investment to develop a mix of land uses in an environ-
ment that promotes pedestrian and transit access and that creates a unique sense 
of place has been identifi ed as the central goal in the renaissance of these mixed-
use growth centers.  The Commercial Corridors Revitalization Strategy provides the 
direction to move this vision towards reality.

City of Forth Worth’s 2007 Comprehensive Plan
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The Commercial Corridors Task Force identifi ed and prioritized commercial corridors 
located in the central city.  City staff identifi ed 31 corridors, based on three criteria:

Corridors must be located along a designated arterial street.• 
Corridors must be one mile or greater in length.• 
Corridors must be characterized by predominantly commercial land uses.• 

Given the large number of corridors and limited City resources, the Task Force 
asked staff to analyze the corridors according to criteria related to economic dis-
tress and development potential.  Based on this analysis, the Task Force assigned 
priority to 15 corridors.  In an effort to further concentrate revitalization efforts, the 
Task Force then assigned top priority to fi ve corridors: East Lancaster Avenue, 
East Rosedale Street, Hemphill Street, West Seventh Street, and Camp Bowie 
Boulevard.  In addition to the fi ve commercial corridors selected by the Task Force, 
the City Council had previously assigned priority to East Berry Street, North Main 
Street, and the Downtown portion of Lancaster Avenue.  In 1998, the City allocated 
capital improvement bond funds to these three corridors, and has subsequently 

secured signifi cant amounts of federal and state funding to provide streetscape and 
landscape improvements.

For more information, go to www.fortworthgov.org (navigate to the Central City 
Commercial Corridors report on the Planning and Development Department’s web 
page).

Fort Worth’s Mixed-Use Zoning Standards (2005)
The City of Fort Worth Comprehensive Plan designates mixed-use growth centers
as areas where compact, pedestrian-scaled, mixed-use neighborhoods and com-
mercial districts should be 
developed.  Within these 
growth centers, and in other 
appropriate areas, such as 
designated urban villages, 
mixed-use zoning helps pro-
vide a desirable combination 
of compatible residential, 
offi ce, retail, and selected 
light industrial uses.  

Mixed-use zoning standards 
are signifi cantly different 
than the conventional 
standards of other commercial districts.  Because the classifi cations are intended
to encourage a compatible mix of residential and non-residential uses, the mixed-
use standards place more emphasis on the form, or design, of new develop-
ment.  This illustrated guide is the most effective way to present these form-based 
standards.

The mixed-use zoning classifi cations are:
MU-1 Low-Intensity Mixed-Use District — Provides areas in which a variety of • 
housing types may exist among neighborhood-serving commercial and institu-
tional uses.
MU-1G Greenfi eld Low-Intensity Mixed-Use District* — Promotes low intensity • 
mixed-use development in undeveloped mixed-use growth centers.

Central City Commercial Corridors

Fort Worth’s Mixed-Use Zoning Standards
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MU-2 High-Intensity Mixed-Use District — Provides areas in which a variety of • 
higher density housing types may exist among commercial, institutional, and 
selected light industrial uses.
MU-2G Greenfi eld High Intensity Mixed-Use District* — Promotes high-intensity, • 
mixed-use development in undeveloped mixed-use growth centers.

* The greenfi eld zoning classifi cations are limited to sites of at least 100 acres.

For more information, go to www.fortworthgov.org (navigate to the Mixed-Use Zon-
ing Guide on the Planning and Development Department’s web page).

Southeast Fort Worth Action Plan (1999)
The Southeast Fort Worth Action Plan identifi ed more specifi c plans and a series 
of action steps to fulfi ll specifi ed economic goals over a 10-year period.  These 
economic development actions are designed to complement neighborhood devel-
opment initiatives and the City’s Comprehensive Plan.  The goals of the action plan 
include major business growth, new business locations, and the creation of quality 
jobs close to home for southeast residents.  This will result in substantial economic 
empowerment of southeast residents when combined with focused workforce 
development, training, and neighborhood capacity building.

This plan established key action steps:
Establish and suffi ciently fund Southeast Fort Worth, Inc.  The absence of “master • 
developers/investors” to plan and promote all or portions of the southeast is the main 

obstacle to attaining the economic potential and goals of the area.  Businesses that 
are expanding and relocating expect to fi nd the services and investment confi dence 
that comes from committed investors/developers.

Apply an “all-day-every-day” focus on the economic development action steps. 1. 
Fulfi ll the role of “master developer/investor.” Advocate for the economic zones 2. 
and business park areas in collaboration with all stakeholders.
Be a facilitator for investors and businesses to be assured that their invest-3. 
ments will have short term and long term value success.

Start immediate implementation of one or two initiatives in each of the target • 
areas. There are nine initiatives recommended for immediate implementation.  
Create hiring priorities, customized training, and similar programs to maximize • 
hiring and upward mobility for residents of the southeast area.

The Southeast Fort Worth Action Plan provides a strategic opportunity for business 
development, workforce development, and retail development.

For more information, contact Southeast Fort Worth, Inc. at 817-871-6542 or 
www.southeastfw.com 

Southeast Fort Worth Action Plan

MU-2: High-Intensity Mixed-Use Development.MU-1: Low-Intensity Mixed-Use Development.
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Data Gathering
During the Data Gathering Phase, the planning team collected and compiled a large 
amount of data to provide essential background information necessary to adequate-
ly assess the urban village.  The planning team collected site data, photographs, 
maps, plans, and reports.

The planning team also 
conducted a series of public 
meetings with community 
stakeholders.  On three oc-
casions, the meetings were 
held at locations within or near 
three of the urban villages.  
The meetings were well at-
tended and the team received 
a tremendous amount of infor-
mation and input that helped 
shape the fi nal plan.

Breakout sessions for the fi ve urban villages were also conducted at each meeting.  
These breakout sessions gave stakeholders from each village the opportunity to 
present their collective vision and discuss in detail the issues in their village.

Project Process
The planning team employed a proven planning methodology which included fi ve 
phases of work: Mobilization, Data Gathering, Analysis, Review and Recommenda-
tions. 

Mobilization
During the Mobilization Phase, the planning team met with stakeholders and City 
staff to kick-off the urban village planning process.  At that time, the schedule and a 
public involvement process plan was established.
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Recommendations
During the Recommenda-
tion Phase, draft reports 
were written summarizing 
the process, issues, and 
outcomes of the planning 
effort.  These reports were 
presented to the City Plan 
Commission and City 
Council for review and 
comment.  

This report concludes the 
recommendations of a 
seven-month planning effort to ultimately be adopted by the City Council and serve 
as a guide for future development in the Berry/Riverside Urban Village.

Analysis 
During the Analysis Phase, the planning team gave thorough consideration of exist-
ing conditions.  Issues were summarized and potential recommendations were ex-
plored.  The team received continual feedback from various stakeholders; City staff; 
District 8 representative and Mayor Pro Tem Kathleen Hicks; and affected agencies,  
which brought consensus to recommendations and future improvements.

Review
During the Review Phase, the planning team drafted concepts and preliminary 
recommendations and presented to the community at the second public meeting to 
gather feedback.  The draft concepts and recommendations were reviewed by City 
staff and a group of developers and investors for a reality check.

The input from all the parties above resulted in some changes made and new 
information added to the concepts and recommendations.
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Date Time Meeting Location Attendance
4-12-07 6:30-8:30 p.m. Public Meeting #1 Polytechnic United 

Methodist Church
76

7-19-07 6:30-8:30 p.m. Public Meeting #2 Dunbar High School 59
7-25-07 1:30-4:00 p.m. City Plan 

Commission Briefi ng
City Hall *

9-20-07 5:30-8:30 p.m. Congressman Burgess’ 
Economic Summit

Tarrant County
Resource Connection

60

9-27-07 6:30-8:30 p.m. Public Meeting #3 Morningside
 Middle School

44

11-16-07 10:00 a.m.- noon City Plan Commission
Briefi ng and Public Hearing

City Hall *

11-27-07 8:30-10:00 a.m. Pre-Council Briefi ng City Hall *
12-4-07 7:00-9:00 p.m. City Council

Public Hearing
City Hall *

Public Involvement
Public involvement and community support are critical compo-
nents of the urban village planning process.  It is imperative to 
understand the dynamics from a neighborhood and business 
stakeholders’ perspective.  The public involvement in Berry/Riv-
erside’s master plan was an integral part of the planning effort to 
help build consensus among stakeholders.

Open Channels Group, a local public affairs fi rm located in 
southeast Fort Worth, provided an array of services to ensure 
ongoing stakeholders’ input and involvement.  Because people 
appreciate the ability to be heard and give their input, public 
and stakeholder meetings were held throughout the project.     

Following is a summary of the overall public involvement plan:
Held three public meetings at facilities in or near one of the • 
fi ve southeast urban villages.
Outreach made to Hispanic residents by drafting the meeting • 
notice in Spanish, distributing those notices to organizations 
with a high number of Hispanic clients, and providing Span-
ish translation at the public meetings.
Mailed and distributed over 550 meeting notices and placed • 
notices at libraries and community centers located in the 
southeast sector, and sent email reminders prior to each 
public meeting.
Used a questionnaire to receive stakeholder input.• 
Drafted meeting notes.• 
Posted the meeting presentations and other information on • 
the City’s website.

During these meetings, a broad spectrum of issues and 
needs were discussed including traffi c circulation, streetscape 
improvements, mixed-use development, transportation, etc.  A 
summary of the most notable issues for the Berry/Riverside 
Urban Village are listed in the recommendations section.

* These meetings were open to the public.  Attendance was not taken.

Public Meetings
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Many of the major issues and needs were discovered through 
a thorough study of the existing conditions.  The planning team 
noted many recurring themes, statements, and observations.

This section captures the existing conditions of the village 
including context, zoning, ownership, and other conditions 
related to land use and development.  
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Major Accomplishments
Several major activities have been accomplished within this village.  
These accomplishments include:

Neighborhood Empowerment Zone designation.• 
Tax Increment Financing (TIF) District designation, which will fund pub-• 
lic infrastructure improvements along the East Berry Street Corridor, 
including water, sewer, drainage, roads, and sidewalks associated with 
mixed-use development.
The new Sierra Vista residential development will include 232 single-• 
family affordable homes built by History Maker Homes.

Urban Village Context
The Berry/Riverside Urban Village is located in southeast Fort 
Worth about four miles southeast of Downtown.  East Berry Street 
and Riverside Drive run through the heart of the urban village.  
I-35W is less than two miles west of the village.

The Berry/Riverside Urban Village is approximately 81 acres.  
Neighborhood commercial, intensive commercial, and planned 
development are the predominant zoning classifi cations in this vil-
lage.  There are currently no residential properties inside the village 
boundary, but just northwest of the village boundary is the new Si-
erra Vista single-family development.  This residential development 
will bring 232 affordable homes built by History Maker Homes.

The Fort Worth Independent School District has two schools less 
than a mile from this urban village: Edward J. Briscoe Elementary 
and Morningside Middle School.  Morningside Elementary School 
is just over a mile away from the village boundary.  

There are fi ve parks within a mile of the urban village with Cobb 
Park being the largest.  Cobb Park is currently going through a 
master planning process that will allow it to become a destination 
not only for nearby residents, but for all of southeast Fort Worth.

The Fort Worth Transportation Authority (“The T”) has several 
routes that run through the village, with plans to build a new 
transit center within or near the village.  With new residential 
development reemerging around the Berry/Riverside village, the 
opportunity exists for new quality retail development as well as 
mixed-income housing.  At the intersection of two major roadways, 
this village is positioned to become a destination for residents and 
visitors.    

Berry/Riverside Urban Village Context MapBerry/Riverside Urban Village Context Map

Edward J. Briscoe
Elementary School

Morningside
Neighborhood

Sierra Vista

Morningside Park
Neighborhood

Southeast Kingdom
Neighborhood

Glencrest Civic League

Cobb Park
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Urban Village Exisiting Conditions
Berry/Riverside Urban Village Boundary

This village is bounded by an open space area to the 
east, Glen Gardens to the north, the Union Pacifi c 
railroad to the west (surrounding the Sierra Vista 
neighborhood), and Devitt Street to the South.
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Current Zoning 

Five zoning classifi cations exist in the Berry/River-
side Urban Village.  

Except for the Planned Developments (PD), these 
zoning classifi cations refl ect the past heavy indus-
trial uses in this area.   

Both the northeast and southwest tracts are cur-
rently zoned PD.  In recent years, both tracts were 
rezoned from heavy industrial (K) and neighbor-
hood commercial (E) to PD to enable the tracts 
to be redeveloped to appropriate neighborhood 
commercial uses. 

The parcels that are zoned general (E) and intense 
(G) commercial, and K are recommended for low 
intensity mixed-use (MU-1).

Source: City of Fort Worth Planning and Development Department
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The future land use maps of the  City of Fort 
Worth’s 2007 Comprehensive Plan designate the 
Berry/Riverside Urban Village as mostly general 
commercial.  General commercial promotes retail, 
services, offi ces, entertainment, and mixed uses 
that serve occasional needs.  The current PDs, 
general commercial (E), and intense commercial 
(G) zoning conform to this land use designation, 
however the heavy industrial (K) zoning does not.  

MU-1 is the recommended zoning for the village 
except for the parcels currently zoned PD.  

The western tract north of Berry Street is desig-
nated a light industrial land use which is not  com-
patible with the recommended MU-1 zoning.  A 
future land use designation that is compatible with 
MU-1 should be applied to this property unless the 
recommended zoning for this tract is changed to 
MU-2, which is compatible with the light industrial 
designation.  

Source: City of Fort Worth Planning and Development Department

Future Land Use
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Major Property Owners by Acreage

Source: Tarrant Appraisal District, 2007.

Based on Tarrant Appraisal District property records, the largest property owner is Vertex Asset Partners 
with approximately 41 acres, which accounts for 27.8 percent of the village’s acreage.  Vertis J. Harris 
and Walter Welborn & J.A. Brice own similar size tracts of land at 10.79 and 9.66 acres, respectively.  The 
remaining owners in the village own less than three acres. 
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Legend
                              
               Brownfi eld Parcels

Source: City of Fort Worth Environmental Management Department

Brownfi eld
Brownfi eld sites are “real property, the expansion, redevelop-
ment, or reuse of which may be complicated by the presence 
or potential presence of a hazardous substance, pollutant, or 
contaminant.”  Brownfi eld sites may or may not have environ-
mental contamination.

Brownfi elds are land previously used for certain industrial or 
commercial purposes that may be contaminated by low con-
centrations of hazardous waste or pollution, but which has the 
potential to be reused if cleaned up.  Land that has higher con-
centrations of hazardous waste or pollution, such as Superfund 
or hazardous waste sites, does not fall under the brownfi eld 
classifi cation.

Generally, brownfi eld sites are found in a city’s industrial sec-
tion.  Brownfi eld sites may contain abandoned factories or com-
mercial buildings, or other potentially polluting operations.  Many 
brownfi eld sites are close to important shipping routes such 
as highways and rivers.  Small brownfi eld sites also may be 
found in older residential neighborhoods.  For example, former 
dry cleaning establishments and gas stations used and stored 
materials that could contaminate the environment.  Such real or 
perceived contamination may cause land to sit idle for decades.  
Cleaning up and reinvesting in these properties increases the 
local tax base, facilitates job growth, capitalizes on existing 
infrastructure, reduces the need to consume raw land for devel-
opment, and protects the environment.

Fort Worth’s Brownfi eld Program encourages the redevelopment 
of economically distressed areas through environmental assess-
ment, remediation, and education.  The Environmental Man-
agement Department oversees the City’s Brownfi eld Program.  
The Department has an extensive database of environmentally 
contaminated sites, as well as abandoned or idle commercial 
and industrial properties.  Financial assistance in the form of 

grants and loans is available to assess and clean up environmental 
contamination on a property.  The City can provide information on the 
history of a property and assist with streamlining the regulatory and 
development process.

Redevelopment of brownfi eld sites plays an important part in the 
revitalization of older commercial districts, while supporting economic 
development and providing land needed for housing, transportation 
improvements, green spaces, and recreational facilities.  For more 
information on redeveloping a brownfi eld site, go to www.fortworth-
gov.org/dem, or call 817-392-6088.
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Berry/Riverside Brownfi eld Sites

 BF Site #167 - 1400 East Berry Street BF Site #227 - 1524 East Berry Street
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Recommendations for improvements and future development are 
depicted in the following section.  These include:

Summary of Recommendations• 
Concept Plan• 
Development Opportunities• 

Land Analysis –
Zones –
Building Opportunity Analysis (see Appendix for calculations) –

Zoning• 
Streetscape and District Identity• 
Parks/Open Space• 
Transportation Improvements• 
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Summary of Recommendations
Following is a summary of recommendations pertinent to this village followed by 
the concept plan depicting proposed developments.

Development
Encourage, wherever possible, the design of all new retail, commercial, and • 
residential development as an urban, rather than suburban, form to be consistent 
with mixed-use zoning.

Zoning
Adopt the Berry/Riverside Urban Village boundary as depicted in the concept • 
plan on the following page.
Rezone urban village properties currently zoned as E, K, and G to MU-1.• 

Streetscape/District Identity
Create district identity, including monument signs, banner poles, and signage • 
fi tting with the surrounding neighborhood.
Focus on streetscape improvements along East Berry from Yuma to Sycamore • 
Creek as a Phase Two priority.

Parks/Open Space
Coordinate with City of Fort Worth Parks and Community Services Department • 
on its planning efforts for the Cobb Park Master Plan.  The park is a great as-
set for the village and community and should be enhanced and maintained to 
encourage more use.  Extension of the Trinity Trail system along the creek and 
connections from new development to the greenbelt is recommended.
Remove/clean-up brush and trash along Sycamore Creek near East Berry Street • 
to allows views of the creek and greenbelt .

Transportation
Support the need for a bus transit plaza within this village.• 
Improve the intersections at East Berry/Riverside and Glen Gardens/Riverside • 
with an upgraded signal, crosswalks, and ADA compliant ramps.  This signal 
upgrade is part of the City’s signal intersection improvement program and is coor-
dinated through TxDOT.  An upgrade to the standard city intersection is recom-
mended to include a decorative mast arm assembly. 
Widen Sycamore Creek bridge with wider sidewalks to encourage pedestrian • 
activity along East Berry and into Cobb Park.  In addition to a functional access, 
this bridge provides a gateway into the village and should be enhanced with bet-
ter pedestrian lighting, rails, and monument signs. 
Construct a paved pedestrian/bike path along the eastern edge of the urban vil-• 
lage near Sycamore Creek.  Provide a connection to Cobb Park at the north end 
and, ultimately, to Ellis Park and perhaps even Carter Park to the south.

Safety
Increase pedestrian lighting along East Berry Street from Sycamore Creek to the • 
railroad, along Riverside from Devitt to Glen Gardens, and along Glen Gardens 
from Cobb Park to Yuma.
Extend sidewalks along East Berry Street and along Glen Gardens from Edward • 
J. Briscoe Elementary School to Cobb Park.
Improve safety, police enforcement, and access to Cobb Park.  Cobb Park is cur-• 
rently perceived as a safety problem due to lack of lighting, loitering, and crime.
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Concept Plan
Berry/Riverside Urban Village

Commercial/Retail ResidentialMixed-Use Existing Building

Legend
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Development Opportunities
To determine viable opportunities for future development, the land within the village boundary was assessed for the following:

Land recommended to continue current usage for the foreseeable future. • 
Underutilized land recommended for higher and better uses (shown in green).• 
Unimproved or vacant land that offers a potential for development (shown in purple).• 
Unimproved land recommended for open space (shown in gray).• 

This land analysis was used as a basis for development of the concept plan.

Land Analysis
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Development Opportunities Zones
The concept plan is divided into seven zones for the purpose of focusing on the detail of 
proposed improvements, approximate land area, density, and development potential.
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Zone A

  Building Opportunity Analysis
  GROSS LAND AREA                                   987,515 SF/22.67 ac.
  LAND WITH DEVELOPMENT POTENTIAL 797,100 SF/18.3 ac.
  DENSITY/SF OF BUILDING AREAS  203,000 SF
  OPEN SPACE    190,415 SF/4.37 ac.
  FLOOR AREA RATIO   0.26

Recommendations
Based on the property owner’s existing plans, Zone A 
is expected to develop as a large commercial “big box” 
style store.
 
The adjacent wooded creek should be developed and 
enhanced as open space.  This area should include 
a paved walking and biking trail as an extension of 
the City of Fort Worth planned trails system.  Special 
attention should be given to providing a clearly marked 
pathway from the residential areas to the north across 
Glen Garden and from the Sierra Vista neighborhood 
to the west, allowing and promoting access to open 
space opportunities for nearby residents.  Develop-
ment of this area should be coordinated with the Cobb 
Park Master Plan being developed by the Parks and 
Community Services Department.  Additional trail-
heads, park access, and amenities are recommended 
to connect the new development to the trail system.
 
The northern village terminus gateway feature should 
be constructed at the intersection of Riverside Drive 
and Glen Garden Drive. This intersection should also 
have pavement/pedestrian amenity upgrades as well. 
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Zone B

  Building Opportunity Analysis
  GROSS LAND AREA                                   633,930 SF/14.55 ac.
  LAND WITH DEVELOPMENT POTENTIAL 565,300 SF/12.98 ac.
  DENSITY/SF OF BUILDING AREAS  81,250 SF
  OPEN SPACE    68,630 SF/1.57 ac.
  FLOOR AREA RATIO   0.14

Recommendations
The plan for Zone B largely refl ects an existing site 
plan prepared by the current property owner.  The 
plan depicts a loose grouping of small to mid-size 
commercial pad sites that could accommodate a 
range of retail types.  Opportunities exist in Zone B 
for shared parking, upscale landscaping, and direct 
connections to the walking/bike path along Syca-
more Creek.
 
As in Zone A, the adjacent linear open space will 
enhance the commercial opportunities with pos-
sible open-air dining venues with views of a wooded 
scenic area and smaller eating/snack establishments 
for hiking/biking rest stops.  

The eastern village terminus gateway feature should 
be constructed just west of the bridge spanning the 
creek along the village’s eastern boundary line.  A 
new bridge should be considered over Sycamore 
Creek along East Berry Street to provide wider 
sidewalks and pedestrian access. 
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Zone C

  Building Opportunity Analysis
  GROSS LAND AREA                                   567,400 SF/13.03 ac.
  LAND WITH DEVELOPMENT POTENTIAL 327,400 SF/7.52 ac.
  DENSITY/SF OF BUILDING AREAS  93,100 SF
  OPEN SPACE    240,000 SF/5.51 ac.
  FLOOR AREA RATIO   0.75

Recommendations
Zone C recommendations center on a Fort Worth 
Transportation Authority transit plaza with surround-
ing commercial/retail establishments.  As with Zones 
A and B, the adjacency of the linear park/creek 
enhances the potential for businesses and retail that 
will benefi t from being along a wooded scenic area. 
Additionally, the proposed transit plaza will greatly 
enhance the potential for pedestrian traffi c for the 
surrounding retail establishments and nearby resi-
dential development throughout the urban village.
 
A small 1950s-era brick building at the southeast 
corner of East Berry and Riverside is slated for 
retention and continued use as a commercial op-
portunity because of its urban character.  However, 
this building should be incorporated into surrounding 
recommended mixed-use developments.

The southern village terminus gateway should be 
constructed at the southern village boundary.  The 
gateway might be integrated into the wooded area 
within the open space areas south of the commercial 
developments.

 

Future extension of
walking/bike path 
southward along the creek.
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Zone D

  Building Opportunity Analysis
  GROSS LAND AREA                                   467,000 SF/10.72 ac.
  LAND WITH DEVELOPMENT POTENTIAL 467,000 SF/10.72 ac.
  DENSITY/SF OF BUILDING AREAS  215,950 SF
  FLOOR AREA RATIO   0.46

Recommendations
Zone D incorporates a blend of commercial sites, 
similar to Zone B.  Like the properties in Zones A and 
B, this parcel is owned by the Mallick Group.  The 
parcel in the southwest corner of Zone D is recom-
mended to become mixed-use, having both retail/
commercial and residential uses.
 
Yuma Drive south of Berry should be realigned 
to create a four-way Yuma/Berry intersection in 
conjunction with redevelopment of the area south of 
Berry between Riverside and the Union Pacifi c rail 
line.

The intersection of Riverside Drive and East Berry  
Street should also have major pavement/pedestrian 
amenity upgrades.  This should include an upgraded 
traffi c signal and clearly marked crosswalks.  This 
intersection will be seen as the focal point of activity 
in this village. 
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Zone E

  Building Opportunity Analysis
  GROSS LAND AREA                                   361,200 SF/8.29 ac.
  LAND WITH DEVELOPMENT POTENTIAL 361,200 SF/8.29 ac.
  DENSITY/SF OF BUILDING AREAS  66,200 SF
  FLOOR AREA RATIO   0.18

Recommendations
Like Zones A and B, Zone E refl ects existing site 
plans prepared by the Mallick Group.  Zone E depicts 
a similar mix of retail/commercial on stand-alone pad 
sites.  

The adjacent Sierra Vista residential neighborhood 
offers potential for pedestrian customer access to the 
businesses in this zone.  Pedestrian access to the 
site from Sierra Vista should be provided. 
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Zone F

  Building Opportunity Analysis
  GROSS LAND AREA                                   292,900 SF/6.72 ac.
  LAND WITH DEVELOPMENT POTENTIAL 292,900 SF/6.72 ac.
  DENSITY/SF OF BUILDING AREAS  132,450 SF
  FLOOR AREA RATIO   0.45

Recommendations
Zone F offers opportunities for both retail commercial and mixed-use developments. 
Pedestrian access from the Sierra Vista neighborhood should be provided.

Two existing structures are slated for retention and continued use as commercial op-
portunities.  East Berry Street should become a vibrant, well-landscaped street.  New 
commercial and mixed-use developments are recommended that front East Berry Street.   
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Zone G

  Building Opportunity Analysis
  GROSS LAND AREA                                   254,000 SF/5.83 ac.
  LAND WITH DEVELOPMENT POTENTIAL 219,000 SF/5.03 ac.
  DENSITY/SF OF BUILDING AREAS  50,000 SF
  OPEN SPACE    35,000 SF/0.8 ac.
  FLOOR AREA RATIO   0.23

Recommendations
Zone G incorporates a potential future commuter rail station 
and parking facility for park-and-ride and kiss-and-ride (an area 
designated for passenger drop off and pick up) use as well as bus 
transfers.  Additional mixed-use development is recommended 
surrounding the commuter rail station site. 

The open space to the north can serve as an interconnected 
paved walking path to provided pedestrian access to the commuter 
rail station from the Sierra Vista neighborhood and from other 
areas in the village. 

The western village terminus gateway feature should be construct-
ed just within the western village boundary line.  This terminus 
feature may also incorporate appropriate wayfi nding features for 
the proposed commuter rail station.
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Recommended Zoning

Except for the parcels zoned MU-1 and PD, the E, 
G, and K zoning do not support the community’s 
vision of a mixed-use, pedestrian-oriented urban 
village as described in this master plan.  Low 
intensity mixed-use (MU-1) is recommended for 
these parcels.  

The design characteristics of MU-1 development 
include pedestrian-friendly streets with wider 
sidewalks; taller buildings with minimal setbacks 
and transparent storefronts; on-street parking and 
street trees to help separate pedestrians from 
street traffi c; and structured parking or surface lots 
located behind buildings.

Source: City of Fort Worth Planning and Development Department



38Berry/Riverside Urban Village Master Plan
City of Fort Worth

recommendations

Streetscape and District Identity

Legend
                              
                    Sidewalk
                    Streetscaping
                    New Trails
                    Gateways
                    Intersection Improvement

The Berry/Riverside Urban Village will have more places to 
live, work, shop, and play.  It will be a unique and pedes-
trian-oriented place that offers a higher quality of life.  The 
streets will be safe for pedestrian walking and crossing.  
They should also provide amenities to establish a comfort-
able walking environment.  Lighting is an additional need to 
establish a district identity and promote a safer environment. 

Recommendations for streetscape and district identity 
include:

Create district identity, including monument signs, banner • 
poles, and signage fi tting with the surrounding neighbor-
hood.
Focus on streetscape improvements along East Berry from • 
Yuma to Sycamore Creek as the Phase Two priority.
Increase pedestrian lighting along East Berry Street from • 
Sycamore Creek to the railroad, along Riverside from 
Devitt to Glen Gardens, and along Glen Gardens from 
Cobb Park to Yuma.
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Parks/Open Space

Source: Jacobs Carter Burgess - Cobb Park Neighborhood AnalysisBerry/Riverside Urban Village has a unique opportunity to take advantage of Cobb 
Park, which is located immediately northeast of the urban village.  This great asset 
should be enhanced and maintained to encourage more use.  There is also an op-
portunity to extend the Trinity Trail system and connections from new developments 
to the greenbelt.  Other park and open space recommendations include:

Remove/clean-up brush and trash along Sycamore Creek near East Berry Street • 
to allow views of the creek and greenbelt. 
Improve safety, police enforcement, and access to Cobb Park.  Cobb Park is cur-• 
rently perceived as a safety problem due to lack of lighting, loitering, and crime.
Construct a paved pedestrian/bike path along the eastern edge of the urban vil-• 
lage near Sycamore Creek.  Provide a connection to Cobb Park at the north end 
and, ultimately, to Ellis Park and perhaps even Carter Park to the south.

The City of Fort Worth Parks and Community Services Department is currently 
preparing a Cobb Park Master Plan that will help the park become better utilized by 
the community and surrounding neighborhoods.

Legend
                              
                    Sidewalk
                    Streetscaping

                    New Trails
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Transportation Improvements
Assessment
East Berry Street is a fi ve-lane undivided roadway with a center turn lane.  Riv-
erside is a four-lane divided roadway with shoulders. Both roadways consist of 
asphalt paving in fair condition. 

Transportation Defi ciencies
The most signifi cant defi ciency on East Berry Street is access management.  Ac-
cess management is the regulation of interchanges, intersections, driveways, and 
median openings to a roadway.  Inadequate access management impacts both the 
function of the roadway and the aesthetics of the village by creating a streetscape 
dominated by curb cuts and vehicle movements across the pedestrian walkway.  
ADA ramps need to be upgraded to current standards.  
                                                                                                                        
Transportation Recommendations

Traffi c signal improvements at the intersections of Glen Gardens/Riverside and • 
Berry/Riverside. 
ADA ramps at the intersection of Glen Gardens and Riverside. • 

Extend sidewalks along East Berry Street and along Glen Gardens from Edward • 
J. Briscoe Elementary School to Cobb Park.
Preserve land at the northeast corner of East Berry Street and the railroad for a • 
future commuter rail station/ transit oriented development.

Construction Items (Preliminary)     
One-Course Slurry Seal.    • 
New Sidewalks and ADA Ramps.     • 
New Crosswalks.    • 
Minor Curb Repair.    • 
Minor Drainage Improvements.    • 
Roadway Lighting.    • 
Pedestrian Lighting.    • 
Landscaping and Irrigation.   • 
Minor Signal Modifi cations.• 
Design and Administration fees. •    
      



41Berry/Riverside Urban Village Master Plan
City of Fort Worth

recommendations

Recommended Street Improvements

East Berry Street

UP
RR Good Location for 

Future Rail Station 
Site

As commuter rail expands throughout the Metroplex appropriate sites for 
commuter rail transit stations must be identifi ed early so supporting devel-
opment patterns can be promoted.  Therefore, the planning team recom-
mends this location for a future rail station.  Although this is a long-range 
project (20+ years), planning should be done now to determine potential 
sites and to encourage supporting development patterns.

This location is recommended as a future commuter rail transit station site 
for the following reasons:

Close proximity to neighborhoods, schools, and Cobb Park.• 
Suffi cient amount of land available for parking.• 
Near the major intersection of Berry/Riverside.• 
Adjacent to a mix of business and residential uses.• 
Within the Berry/Riverside Urban Village.• 
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Character Sketch of a renovated Doc’s Auto Insurance Building, 
southeast corner of East Berry Street and Riverside Drive.

Proposed

Existing
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Character Sketch of bridge and streetscape improvements along East Berry 
Street (westward view from Sycamore Creek bridge).

Proposed

Existing
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Character sketch of northeast corner, intersection of East Berry Street and Riverside Drive.

Existing

Proposed
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Building Opportunity Analysis
Based on proposed land uses and preferred densities, this analysis depicts the potential amount of retail, residential, commercial, and institutional uses 
with associated parking.  This table indicates the assumptions made related to mix of use, height, and unit size for each new building depicted on the 
concept plan.  The building square footages refl ect the actual building footprints shown on the plan, and parking requirements are based roughly on the 
requirements of the City’s development codes.
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Building Opportunity Analysis Legend
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Public Meeting Notes - April 12, 2007
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Public Meeting Notes - July 19, 2007
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