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EXECUTIVE SUMMARY

The Interstate Highway 30 (I-30) corridor from Northwest Highway to Lake
Ray Hubbard is a well-traversed and highly visibly commercial corridor in
South Garland. Changing market conditions, inconsistent land uses, and
aging building stock are characteristic of the existing economic and physical
conditions of the area. A result of the economic development goals identified
in the Envision Garland 2030 Comprehensive Plan, the I-30 corridor was
designated as a catalyst area with the intent of focusing redevelopment
and revitalization efforts in the area. Three Targeted Investment Areas (TIA)
were identified at major intersections within the catalyst area as activity
centers to spur investment. These major intersections are located at I-30
and Broadway Boulevard, also known as the Broadway site; |-30 and Rosehill
Road, also known as the Rosehill site; and Harbor Point. This plan identifies
key opportunities for redevelopment and reinvestment in the corridor as a
whole as well as the three TIAs. The plan is intended as a guide to direct
future investment.

An analysis was conducted of the existing physical and market conditions
of the corridor as a whole to gain a better understanding of the needs of
the area. The analysis found that much of the area has a mix of zonings,
inconsistent land uses, and aging commercial stock. In addition, the analysis
found opportunities for the development of a variety of housing and a gap in
the inclusion neighborhood retail. In response to these conditions, the plan
recommends consolidating land to larger parcels when possible, unifying
zoning districts, and pursuing mixed-use land development.

This plan understands each TIA is different and makes unique development
strategy recommendations based on the context available opportunities.
To better design plans sensitive to the needs of the district, the plan also
introduces a toolbox of redevelopment and revitalization strategies most
suited for this corridor. From the toolbox, strategies are recommended
for each of the TIAs to be implemented based on the analysis. In this way,
three different approaches were taken for the TIAs: community-focused,
revitalization-focused, and destination-focused.

The community-focused approach to the development of the Rosehill
TIA is intended to fill the gaps for neighborhood retail and create a place
to anchor the community. The greenfield conditions of the Rosehill site
allow for the development of a master planned mixed-use development.
The introduction of this type of development would have the potential to

generate higher value overtime in comparison to typical highway oriented
development. A signature catalytic development of this nature would also
have the most impact throughout the corridor in the long-term to stimulate
further development.

The Broadway TIA includes a large amount of existing commercial
development which reduces the feasibility of redevelopment in the district.
For this reason, a revitalization-focused approach is recommended for the
Broadway TIA to capitalize on the existing commercial development. The
implementation of long-term redevelopment and reinvestment will have the
greatest impact on the district. Retail revitalization efforts to enhance the
appearance of existing structures and district branding will help to create a
more vibrant and distinct retail district.

Similar to the Broadway TIA, the Harbor Point TIA also includes existing
development and little room for new development. The TIA encompasses
lakeside commercial, high-density residential, and lake-front recreation. The
approach for this area involves a destination-focused design and strategies
which incorporate new mixed-use retail, residential, and commercial
development by better allocating existing commercial areas and crafting a
more vibrant, pedestrian friendly commercial area with outdoor spaces for
gathering. As a destination oriented location, improvements to the existing
renovated John Paul Jones Park and district branding will draw patrons to
the entertainment atmosphere. Due to the low likelihood of the existing
high-density residential development to the north and south of I-30 to
be redeveloped in the near- to mid- term, long-term redevelopment and
reinvestment is recommended to improve the current state of housing stock.

To implement the recommendations of the TIA plans, action plans were
devised to assist the City with coordinating the plan. The action plans identify
a champion to lead the effort, potential partnerships to help implement,
possible funding sources to draw from, and initial steps to kick start the
redevelopment process. Potential partners may include entities such as City
departments, government agencies, and local stakeholders who can assist
in the progression of the plan. By designating initial steps and providing
checkpoints, the City has the ability to ensure the plan is being implemented.
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PART ONE | OVERVIEW

Purpose

The purpose of this catalyst area plan is to create a cohesive vision for the
Interstate Highway 30 (I-30) Corridor Catalyst Area and devise appropriate
strategies to implement and ultimately revitalize the corridor as a whole.
Inspiration forthe revitalization of the corridoris based onthe goals established
in the Envision Garland 2030 Comprehensive Plan. There are opportunities
in the 1-30 corridor for new development as well as revitalization that can
only be explored by conducting a formal analysis of the existing needs
and economic opportunities. The intent of this plan is to establish distinct
development strategies for three identified Targeted Investment Areas (TIA)
to spur redevelopment of the corridor and surrounding areas. This plan will
provide guidance for future new development and redevelopment, identify
effective strategies for economic growth, and outline actionable items to
achieve the goals of Envision Garland.

Overview

The concept to redevelop aging and under performing commercial centers
stems from the goals identified in the Envision Garland 2030 Comprehensive
Plan. Adopted in March of 2012, the plan sought to enable redevelopment
and implement aggressive economic growth strategies through targeted
strategic investment. As a result of City Council’s desire to see action and
not let plans simply sit on the shelf, creation of the I-30 Corridor Catalyst
Area Plan was initiated to help spur economic activity within the catalyst area
through the use of economic strategies and development goals.

This plan takes a three part approach to developing a catalyst area plan:
information gathering, area assessment, and plan development. Information
and input gathered from site visits, the Planning Advisory Committee, and
the Technical Committee painted a comprehensive picture of the existing
conditions in the corridor. A detailed assessment of the corridor analyzed
the market and economic conditions, population and demographics, and
physical conditions and existing land uses. This information was then used to
create a generalized land use plan for the entire catalyst area and TIA plans
for each of the three TIAs located at I-30 and Broadway Boulevard, 1-30 and
Rosehill Road, and Harbor Point. These plans outline development strategies
and design features to encourage economic development within the TIA.
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This plan takes into account that one size does not fit all situations and
therefore, while each TIA may have similar conditions, the same strategy is
not used in every case. While this plan creates a vision for the corridor, it also
outlines realistic actionable strategies to assist the City in decision making to
bring ideas and goals into reality with the explicit purpose of revitalizing the
I-30 corridor and improving the overall quality of life.

Study Area

Located in the southern most portion of the City of Garland, the I-30 corridor
study area consists of 2.18 square miles of land along the north and south
side of 1-30. The study area is directly bounded by the City of Mesquite to
the west and Lake Ray Hubbard to the east. Both access points serve as
gateways to the City. Land uses in the area include pockets of commercial
development along the highway frontage, retail development concentrated
at the intersection of 1-30 and Broadway Boulevard, and multi-family
residential located along the highway, most heavily concentrated between
the President George Bush Turnpike (PGBT) and Lake Ray Hubbard.

South Garland is characterized as an established community with aging
housing and commercial real estate. New commercial and residential
development is occurring to the south, east, and west of the study area.
Within the corridor, new commercial has been constructed, however limited.
As a result, the area has developed a perception reflecting the aged
housing, abundance of multi-family residential, and lack of entertainment
options. The community is especially sensitive to high density development
due to the negative connotation associated with the existing garden-style
apartment housing options. This sensitivity to land uses has been taken into
consideration in the development of this plan.

The corridor has excellent regional connectivity with connection to PGBT. The
future extension of PGBT to Interstate Highway-20 (I-20) will have significant
impact on the future development within the corridor and the surrounding
cities. Future Texas Department of Transportation (TxDOT) improvements
are scheduled for this portion of |-30. These improvements will increase
accessibility through better ramp configurations, intersection enhancements
(removing “jug handles”) and potential roadway aesthetics.



LEGEND

Target Investment Areas (TIA)
Harbor Point
1-30 & Rosehill
1-30 & Broadway

D I-30 Catalyst Area
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Engagement

The primary advocates in the development of this plan are the Planning
Advisory Committee (PAC), the Technical Committee (TC), and the consultant
team from Freese and Nichols, Inc. (FNI) and RCLCO. The PAC served as
the advisory task force made up of members of the community selected by
the City Council. These members include Planning and Zoning Commission
members and stakeholders who are familiar with the needs and opportunities
of the study area. The TC consists of members of City staff who are involved
with City development.

In developing the plan, the consulting team from FNI and RCLCO met
with both committees three times starting in the fall of 2016. The first
meeting in October 2016 was an information gathering session to learn
about impediments, opportunities, and other information pertinent to the
development of a successful plan. The PAC and consultant team took a tour
of the study area to conduct a visual assessment and visit the three TIAs.

The consultant team met with both committees again in December 2016 and
February 2017. At the meeting in December, the consultant team presented
initial plans for a sustainable catalyst area program and the economic analysis
of the corridor. At the February meeting, the consultant team presented
concept plans and development strategies for each of the TIAs based on the
information gathered at the initial meeting. After receiving feedback from
both committees, the consultant team returned to the committees again
with a final draft of the Catalyst Area Plan.

The following are major themes gathered from the initial meetings with both
committees:

OPPORTUNITIES

- The corridor is a great location with access to PGBT, Highway 635,
and Lake Ray Hubbard.

- Lakefront property at Harbor Point can be capitalized on as an
amenity.

- 1-30 has high traffic counts and high visibility to passing traffic.
- The PGBT extension will provide additional access to the corridor.
- Future TxDOT improvements will improve accessibility.
- Lake Ray Hubbard contributes ecotourism opportunities.
- Large, contiguous, vacant parcels at [-30 and Rosehill provide
opportunity for new development.
CHALLENGES
- There is an existing negative perception along this corridor.
- Existing highway layout has poor traffic accessibility.

- There is a poor configuration of land uses and many planned
development districts are intermixed.

- Competing retail centers in the City of Mesquite and City of Rockwall
draw potential consumers away from South Garland.

- Existing commercial properties are performing sufficiently and
provide little incentive for property owners to make improvements.

- A large amount of garden-style apartments are located in poor
locations where commercial development could be located.

- South Garland is faced with challenges associated with aging
housing and older commercial real estate.
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PART TWO | AREA ASSESSMENT

Site Analyses

BROADWAY

The site at I-30 and Broadway Boulevard, also referred to as the Broadway
site, has excellent visibility from 1-30, while the intersection of a major North/
South thoroughfare allows for easy access from Garland to major regional
employment cores. Broadway’s existing retail concentrations support the
perception of the site as a commercial center; however, because the site’s
existing retail buildings continue to age and the immediately surrounding
neighborhoods provide limited new household growth, Broadway is unlikely
to attract major new tenants or investment without some public intervention.
Acquiring land for development would also be a challenge, as the site
has multiple land owners and high occupancy. However, there may be an
opportunity for investment to create an attractive park and trail system in the
expansive greenspace and creek to the west and south of the site, helping
re-energize parts of the planning area in addition to revitalization strategies.

ROSEHILL

The site at I-30 and Rosehill Road, also referred to as the Rosehill site, is
made up of large, empty parcels which allow for easier land acquisition and
development. Rosehill Road connects to several residential neighborhoods
to the north and south, allowing for local access in addition to regional access
via I-30. Like Broadway, the site has excellent visibility from the interstate;
however, ease of access is limited by circuitous exit ramps. Plans to redesign
the Rosehill Road and 1-30 intersection have been discussed, which would
improve the opportunity for development at the site. In addition, the site has
expansive greenspace to the west and south, which could connect with a trail
system. Rosehill's size and proximity to existing residential neighborhoods,
along with attractive site characteristics, make it the most feasible for near-
term development.

HARBOR POINT

Harbor Point is a large site with waterfront access and impressive lake views.
Of the three sites, Harbor Point is closest to large areas of household growth
east of Lake Ray Hubbard. Although Harbor Point offers some of the newest
and highest quality retail on the corridor, the development has shortcomings.
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The positioning of the buildings on-site results in limited visibility from 1-30,
and the parking lot design makes it difficult for visitors to move between
businesses on foot. The site design also restricts views of the lake except
from private restaurant space. Public access to the waterfront is minimal,
and although the dock has since been reopened, patrons were unable to
access Harbor Point's dock for a short time in 2016. Nonetheless, the site’s
waterfront holds significant potential, and targeted investments to increase
public access will help enhance the value and appeal of the planning area.

Market Assessment by Land Use

FOR-SALE HOUSING

The Garland-Rowlett area has enjoyed strong growth post-recession, with
single-family permits increasing approximately 130 percent from 2010
to 2016 as shown in Figure 1.1. Activity remains far below the late 1990s
and early 2000s, as developable acreage has diminished. New residential
activity is concentrated in the Rowlett area and is priced at a premium to the
I-30 corridor, buoyed by quality schools, strong regional access, and newer
retail and services. Actively selling communities near the study area are
experiencing healthy absorptions, with a sales pace of 2-3 homes a month.

Figure 1.1 Historical Single-Family Permits Garland and Rowlett,
TX; 1995-2016
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Low cost of living and easy access to central Dallas are key demand
drivers for the area. The opening of the PGBT will also drive demand as
it improves access to the north, making the area an attractive residential
location for employees of both the Telecom Corridor and Downtown. There
is an opportunity for higher density infill residential developments that can
appeal to young professionals, young families, and empty-nesters, attracted
by relative affordability and employment proximity.

RENTAL HOUSING

The Garland-Rockwall area rental housing market, especially near the
TIA sites, is dominated by aging communities from the 1980s. Newer
communities have been concentrated in the City of Rockwall and Northern
Garland, most delivering between 2007 and 2009 as shown in Figure 1.2.
Occupancy has remained high in recent years, after dipping due to slow
absorption of the late-2000s deliveries.

The demand-drivers for rental housing are the same as for-sale housing: low
cost of living and easy access to Dallas and employment cores. There is an
opportunity for new urban-lite, multi-family, and single-family rental options
in the study area, functioning as a step up from current area options while
still serving as a discount to Bayside and pricier neighborhoods of Central
Dallas.

Figure 1.2 Historical Multi-Family Absorption, Deliveries and
Occupancy Garland-Rockwall Submarket; 2006-2016
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RETAIL

Retail along 1-30 in Garland is primarily neighborhood and community-
serving, concentrated at the 1-30 and Broadway intersection. Though the
[-30 corridor is typified by aging retail space, Figure 1.3 shows vacancies
have declined over the past five years in the Garland sub-market as well as
the MSA overall. Rents have grown at an average annual rate of 2.6 percent
around Garland and 2.9 percent in the MSA.

Figure 1.3 Rent and Vacancy for All Retail, 2006-2016
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Retail demand is driven by household growth, not only in the immediate area,
but also in nearby communities as the corridor can capture demand from
commuters traveling between Dallas, Rowlett, Garland, and eastern suburbs
along I-30 and PGBT. There is support for additional neighborhood-serving
retail, restaurants, and smaller-scale entertainment options. The opportunity
for new regional and power center developments are likely limited.

OFFICE

The majority of office and flex space in the area was built before 1990 and
is concentrated between Downtown Garland and Interstate Highway 635
(1-635). Recent office development is mostly neighborhood-serving and
is proximate to the higher growth areas of the City of Rockwall and the
Firewheel area of Garland. Though flex space continues to maintain less than
5 percent vacancy, the relocation of Raytheon has significantly increased
office vacancies. Garland sub-market has achieved slower rent growth
than the MSA due to the area’s slower population growth and older built
environment.

Office demand is driven by proximity to a large and growing base of
office-using employees, which the Garland area currently lacks. Regional
accessibility, which is improving with the opening and planned extension
of the PGBT, is also a key office demand driver. Office space is likely a
secondary or tertiary driver of development along the 1-30 corridor, with
additional household growth needed to drive opportunity in the area. New
development opportunity is likely limited to small-scale neighborhood and
medical office, with traditional office lacking support unless household
growth accelerates significantly and the corridor develops a high-quality
integrated, mixed-use environment that employers are increasingly seeking.

I-30 Corridor Catalyst Area Plan | 11



HOSPITALITY

Approximately 70 percent of hotel rooms in Garland are economy or
midscale hotels (Motel 6 tier to La Quinta tier) with low average daily rates
as shown in Figure 1.4. Since 2010, revenues per available room in Garland
have increased by over 70 percent, compared to just 47 percent for the
Metroplex as a whole, largely due to the addition of several upper midscale
and upscale hotels. New hotel
development in the area is
largely occurring in Garland
along the PGBT and in the
City of Rockwall.

Figure 1.4 Distribution of Hotel
Rooms by Classification Garland-
Rowlett Area
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growth enters the study area, with the opportunity strongest for upper
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or Hyatt Place.
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Economics and Demographics

The Dallas-Fort Worth-Arlington metropolitan statistical area (MSA) grew at a
pace of 1.4 percent from 2010 to 2016, according to Esri household growth
estimates. (See Figure 1.5). Although Garland grew at a slower pace in that
period (0.6 percent), the 1-30 commuter area, which includes households
in the cities of Rowlett, Rockwall, and Wylie who commute through the
study area, nearly kept pace with the MSA at 1.3 percent. In the previous
10-year period, the |-30 commuter area outpaced MSA growth (3.0 percent
compared to 2.0 percent in the MSA).

The median household income in the MSA was $60,850 in 2016. Garland’s
median income was below the MSA at $52,800, while the median income in
the 1-30 commuter area was 126 percent of the MSA, at $76,700.

The study area has easy access to two of the City of Dallas MSA's five largest
employment cores: Central Dallas with over 270,000 employees, and the
Telecom Corridor with over 150,000 employees in 2014. Employment
growth in the City of Dallas MSA has outpaced the nation each year since
2004. Metro area employment has grown at an average annual rate of 2.7
percent since 2010, while the national average was 1.4 percent during the
same period.

Figure 1.5 Average Household Growth Rates, 2000-2016
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Physical Assessment

With limited areas of land available for new development, it is critical to
have an overall view of the existing conditions in the corridor to understand
the opportunities available. An assessment of the physical features within
the corridor will help to craft a plan that describes locations for new
development and identify where redevelopment is most beneficial. The
following assessments and associated maps analyze the existing conditions
of different physical features within the corridor.

EXISTING ZONING

The 1-30 Catalyst Area Existing Zoning Map illustrates the current zoning
designations within the study area. The map shows a wide variety of zoning
districts along the highway with a majority of them being commercially
based. Zoning districts including Community Retail (CR), Light Commercial
(LC), Urban Business District (UB), Multi-Family (MF) and a variety of
Planned Developments (PD) are located directly along the frontage of
[-30. PDs traditionally allow for more flexibility in development typologies.
The significance of this finding is the need to maintain consistency and
compatibility of zoning in all future development plans. See page 15.

EXISTING LAND USE

There are concentrated pockets of Commercial & Retail and High Density
Residential along the corridor. The I-30 Catalyst Area Current Land Use Map
reveals that 344.86 acres of the study area are vacant making up the largest
land use in the corridor. Other prominent land uses within the corridor
include High Density Residential with 299.72 acres and Commercial & Retail
with 170.02 acres. Primary retail nodes are located at Broadway and Harbor
Point. The area contains 344.86 acres of vacant land. See page 16.

BASE ASSEMBLY

The 1-30 Catalyst Area Ease of Assembly Map shows 88 percent of the
property within the study area is of single ownership which could indicate
a great ease for assembly. 12 percent is under multiple ownership. A small
amount of properties have multiple ownership; however, many of these
properties are concentrated in the area of Harbor Point. Multiple ownership
can present a significant barrier to redevelopment. See page 17.

BLOCK MAP

Analyzing existing building blocks within the study area helps to understand
current building patterns. The building forms shown in the [-30 Catalyst
Area Block Map suggest auto-oriented development patterns. Most of the
properties have open space in front or large parking lots which is indicative

of auto-oriented retail. Clusters of multi-family apartments indicate lower-
density garden-style apartments popular in the 1950s-1990s. Future infill
development can help better connect the existing building footprints. See
page 18.

COMMERCIAL PROPERTIES CONDITIONS

While some structures may be showing signs of aging or reflect an older
building style, most of the commercial properties in the study area are in
good condition. The condition of properties within the study area were
rated as "excellent", "good", "average", or "poor" based on the evaluation
conducted by Dallas County Appraisal District (DCAD). The |-30 Catalyst
Area Commercial Properties Condition Map shows that a majority of the
commercial properties are considered to be in “good” condition while a
handful of the commercial properties are considered to be in "excellent"
condition. Very few of the properties are considered to be in an "average"
or "poor" condition. Additionally, there is a direct correlation between the
properties in "excellent" condition and the properties built more recently
as shown on the 1-30 Catalyst Area Commercial Properties Age of Structure
Map.See page 19.

COMMERCIAL PROPERTIES AGE OF STRUCTURE

According to the 1-30 Catalyst Area Commercial Properties Age of Structure
Map, most of the structures were built within the last 40 years with a
majority being built in the 1970s and 1980s. The newest developments were
constructed at the Harbor Point and Broadway TIAs. The oldest commercial
property in the study area was built in the 1950s. Over time, structures may
start showing signs of aging and areas may be prime for redevelopment and
new development interest. See page 20.

RESIDENTIAL PROPERTIES AGE OF STRUCTURE

According to the [-30 Corridor Catalyst Area Residential Age of Structure
Map, most of the existing residential was constructed in the 1980s and
1990s. Only a few properties were built between the 1930s to the 1970s
as well as the 2000s. A very small amount of properties were constructed in
the 2000s. New housing products may help to improve the corridor's overall
perception. See page 21.

PHYSICAL FEATURES

The 1-30 Catalyst Area Physical Feature Map shows that the primary physical
feature within the study area that could cause impediments to development
is the floodplain. Additionally, floodplains provide opportunities for trails and
potential routes for connectivity from one TIA to another. There are three

I-30 Corridor Catalyst Area Plan | 13



points where the floodplain intersects the study area and crosses I-30. The
largest of the three points is located at Duck Creek on the southwest end of
the corridor. See page 22.

ACTIVITY GENERATORS

The I-30 Catalyst Area Activity Generator Map reveals activity generators in
the area are primarily located along Lake Ray Hubbard. The lake is a large
physical feature with potential to drive activity. Activity generators along the
water are located at the marina, John Paul Jones Park, and the Bass Pro
retailer. In addition, the Lake Ray Hubbard Transit Center at the other end
of the study area has a significant amount of ridership and can serve as a
catalyst for more activity in the area. See page 23.

STRONGEST IDENTITY BLOCKS

The locations with the strongest identity blocks are located at places with
significant existing investment, distinct character, or image. These qualities
could be both positive and negative for visitor perceptions. According to
the 1-30 Catalyst Area Strongest Identity Blocks Map, Harbor Point, John
Paul Jones Park, existing office, and the retail at Broadway are the most
identifiable identity blocks. These locations hold potential to help anchor
new investments and redevelopment. See page 24.

VACANT LAND

Identifying areas for future development begins with an assessment to
identify potential locations to accommodate future projects. Vacant land is
often the easiest to develop and therefore, it is essential to identify where
such opportunities are located. The I-30 Catalyst Area Vacant Land Map
shows that of the almost 345 acres of vacant land, a concentration of the
largest percentage is located at the intersection of Rosehill and 1-30 in the
middle of the study area. These sites have the greatest potential to be
utilized as future catalyst sites. See page 25.

PUBLICLY-OWNED LAND

Publicly owned land provides a great opportunity to explore public private
partnerships. As a public land owner, the City has the ability to leverage
its existing investment in land within the study area to facilitate future
development. The development of the TIAs will require creative solutions and
innovative approaches to attract and secure the most beneficial development
opportunities for the area. The 1-30 Catalyst Area Public-Owned Land Map
identifies land within the study area that is currently under public ownership.
See page 26.
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LAND VALUES

The Land Values Map is one of the most important maps for development
and is based on the county’s tax assessments. The values shown are based
on price per square foot and do not represent market values of the owner’s
expectations. The study area’s largest concentration of high land values
is located near the Broadway and Harbor Point areas. From a land value
perspective, these locations represent the most recent development. A
larger portion of the study area is appraised at less than $7.38 per square
foot. This presents an opportunity to assemble lands for new development
due to lower land assessments. In general, the first two value categories,
shown in blue and light blue, are more likely land value situations where new
development could occur. See page 27.

PROPERTY ENCUMBRANCES

The 1-30 Catalyst Area Property Encumbrances Map identifies the location
of property encumbrances within the study area. Based on this preliminary
assessment, the study area holds potential to develop larger parcel clusters.
ltems such as historical sites, cemeteries, gas wells, rights of way and
utility easements all impact development. TIAs with one or more of these
encumbrances may make it more difficult to assemble large parcels of land
and therefore, require more strategic planning efforts. The map illustrates
only minimal encumbrances directly adjacent to or within the study area. See
page 28.

PEDESTRIAN CIRCULATION

The 1-30 Catalyst Area Pedestrian Circulation Map identifies the existing
and planned bicycle and pedestrian facilities such as on- and off-street
paths and bikeways, sidewalks, and planned or existing trailheads. As
future development or redevelopment occurs, a commitment to providing
accessibility and connectivity via these networks will be crucial. As evidenced
by the map, existing pedestrian and bike facilities are limited in the study
area. On-street facilities are planned for Rosehill Road and Bobtown Road
within the corridor. Guthrie Road, near the Broadway TIA, is currently
undergoing striping as part of the on-street network. Future trail heads and
trail connections are planned to connect to trails in the City of Mesquite to the
southwest which will increase access to the study area. The future extension
of an off-street trail along Lake Ray Hubbard at John Paul Jones Park will
also increase pedestrian access across 1-30 at Harbor Point. Continuing to
provide pedestrian infrastructure in all future development will be necessary
to adhere to the desire for connectivity. See page 29.
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I-30 Catalyst Area Public-Owned Land Map
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Conclusion

Analysis of current market conditions and regional trends illustrates that
residential land uses, including both for-sale and rental housing, provide the
greatest near-term opportunity for TIAs along the I-30 corridor given regional
household growth and the area’s relative affordability. Though the area’s
current spending potential, existing retail supply, and the rise of e-commerce
limit the feasibility of a large retail offering, there is a market gap for more
neighborhood-serving retail, with demand increasing over time as the area
experiences additional household growth. Neighborhood and medical office
will also garner demand in the mid- to long-term as more households move
into the area and require additional services. Demand potential for new
hotel rooms is likely limited in the near-term until the area adds additional
households and continues to enhance its recreational appeal.

In the absence of meaningful real estate investment, whether it be renovations
or new construction, the performance of properties can begin to sink for both
business owners and the municipality. Figure 1.6 demonstrates this concept.
However, redevelopment efforts to create a more vibrant setting to include a
diverse mix of land uses would reorient development in the TIAs along I-30
with the trajectory of the blue line in Figure 1.6.

Figure 1.6 Value of Mixed-Use vs. Single-Use Development

Financial Characteristics of Mixed Use Areas with Critical Mass (Blue)
versus traditional Suburban Development (Red)

Value Creation / Cash Flow (§)

Short Term Mid Term Long Term

Time

Source: RCLCO
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The development opportunities for the three TIAs are not the same and
therefore have not been treated as such. Based on the market assessment
and site analyses of the TIAs along the 1-30 corridor, the Rosehill TIA
represents the greatest near-term opportunity to capture a large share of this
new residential and commercial development. The expanse of vacant land
at the Rosehill TIA allows for an integrated and cohesive master plan that
will generate higher long-term values than conventional interstate-oriented
development and provide value support for surrounding neighborhoods.
The market analysis conducted in 2012 as part of the development of
the Envision Garland Comprehensive Plan reached a similar conclusion
to that of this study for the area of the Rosehill TIA; however, the City
Council desired to see business and office development which has been
reflected in the Comprehensive Plan. As opposed to the business and office
development proposed by the Comprehensive Plan, an integrated mix of
land uses that includes quality public spaces and housing options for a wide
range of households (including Millennials starting families to retiring Baby
Boomers) will create a more vibrant neighborhood in addition to commercial
development along the corridor.

The existing income-producing properties at the Broadway and Harbor Point
TIAs likely limit the feasibility of redevelopment opportunities in the near-
term. Significant public investment and participation would be required to
aggregate enough land given the current fragmented ownership in the TIAs
to create dynamic mixed-use developments. The incremental tax revenues
generated by new, market-supportable development do not justify the
large capital outlays or subsidies required to acquire and redevelop existing
income-producing properties at Broadway and Harbor Point in the near-
term. Thus, other retail rehabilitation strategy tools should be utilized to
encourage revitalization of these areas in the near-term and shape long-term
redevelopment efforts when they’re more economically viable.
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PART THREE | CATALYST AREA PLANS

I-30 Corridor Catalyst Area

GENERALIZED LAND USE MASTER PLAN

The Generalized Land Use Master Plan is intended to be a blueprint of
the area plan study boundaries. It is very important to stress the need for
revitalization and redevelopment in the corridor, thus the land use vision
must allow flexibility in land use patterns. Future developments will require
cooperation with both public and private entities. That flexibility in final
application for each TIAs infill should still require high quality applications,
but should not discourage investment. Rather, strategic partnerships will
be essential in implementing the community’s desires for destinations and
corridor gateways in each TIA.

The right of a municipality to coordinate growth is rooted in its need to
protect the health, safety, and welfare of local citizens. An important part
of establishing the guidelines for such responsibility is management
of land uses, which sets an overall framework for the preferred pattern
of development. Specifically, it designates various areas for particular
uses, based principally on the specific land use policies. It is important to
remember that the associated land use information and maps are not zoning
regulations. Rather, the information is proposed to be used as a tool to guide
development, infrastructure, and future development decisions.

UPDATED LAND USE IDEAS

The corridor plan’s land use refinements are a supplement to the Envision
Garland plan’s Land Use chapter, but must work in context of the existing
Land Use chapter to maximize Citywide strategies. The refined land use
strategies are based upon area planning scale, market findings, and new
community input. Much of the Envision Garland land use strategies for the
I-30 corridor remain. However, based on this report’s economic and real
estate assessments, refinement to the business designated areas have been
updated in the corridor. Specifically, the Rosehill TIA, north of 1-30, has
been refined to focus on creating a new neighborhood in South Garland by
incorporating a mixed-residential and mixed-use concept.
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The Rosehill area should retain residential and mixed-uses that fit within the
existing context and character. To define the pedestrian realms and create a
distinctive sense of place, mixed-use buildings should generally be placed
along block perimeters with modest or very limited setbacks, heights should
be generally consistent along block frontages and across streets, and parking
should be located so as not to dominate the pedestrian view-shed.

LAND USE CATEGORIES

The proposed land use types are based on existing designations defined
in Envision Garland. They build upon destination initiatives and provide
development choices. The proposed land use types designate a range of
housing options comprising attached and detached single-family, medium-
density, urban-style mixed-use, and live-work units. The residential products
target market-rate units, mixed housing options, and high-density choices.
The commercial districts have been reallocated to better complement the
recommendations of the economic analysis and development types shown
in the concept plans. The proposed land use types are as follows:

- Business Center

- Community Center

- Community Facility

- Compact Neighborhoods

- Neighborhood Centers

- Parks and Open Space

- Regional Center

- Traditional Neighborhoods

- Transit Oriented Neighborhoods

- Urban Neighborhoods






I-30 Redevelopment
Strategies Toolbox

There are a variety of land development tools available

to the City, with each of them having a different level of
risk associated. The risk assumption for each method differs based on the
structure of the deal and the level of control desired by the City. The more
control a city has on development, the more risk falls upon the city and
conversely, the more development is left to the market, the less risk to the
city and the less control the city has.

MORE CONTROL
MORE RISK

CATALYTIC DEVELOPMENT ENTITY

’ |

.----

PUBLIC PRIVATE PARTNERSHIP

‘----

MARKET-DRIVEN DEVELOPMENT WITH
ZONING INTERVENTION

LESS CONTROL
LESS RISK
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MARKET-DRIVEN DEVELOPMENT WITH ZONING INTERVENTION

Under this scenario, the results of the |-30 Corridor Catalyst Area Plan would
be translated into the zoning code, design guidelines, and overlays. These
codes and overlays would determine the allowable uses and achievable
densities within the TIAs, and the master plan would serve as the guiding
document to determine what land uses would be encouraged to locate in
particular areas.

The public sector would have the right to plan infrastructure and roadways
in accordance with the master plan, under the assumption that such fixed
investments could help guide growth over time into the places suggested
by the master plan. The public sector would also take on the responsibility of
communicating the plan vision to the land owners within the TIAs, especially
those that own land that would not benefit from the upzoning and therefore
would not represent an increase in value achieved.

Development economics combined with the need for one or more developers
to engage in multiple transactions with multiple land owners significantly
affect potential future development. This suggests that large developments
in the TIAs may take even longer than the market could otherwise reasonably
absorb.

Pros
- Requires little or no public monies for land acquisition.
- Does not require public sector involvement in the development
process.
- Existing effort can be adequate to guide zoning changes and design
guidelines.
Cons

- Provides no control over ultimate design or execution of the TlAs.

- Actual development will likely take longer than currently anticipated,
delaying the arrival of revenues for the City.

- Requires developer interest to engage in potentially protracted
negotiations with landlords. Developers may not be interested in
these negotiations currently because easier options exist.

- Zoning can be reversed or changed, eliminating protection for
the TIAs well before any real development is finished or revenues
recognized.



PUBLIC PRIVATE PARTNERSHIP

This option is almost identical to the Catalytic Development Entity option,
but involves a slightly different mechanism in order to conduct land
acquisition. Instead of acquiring land via transactions, the CDE engages
land owners in a constructive negotiation and then land owners place their
land into the development as equity contributions. They do this in exchange
for a preferred return on the upside of the land values once the Catalytic
Development Entity develops the land (either on its own or via sale to a
developer).

This allows the CDE to move forward with the developments within the
TIAs without the need to raise capital for the acquisition of land owner
parcels. It does, however, require an extensive and involved legal process for
constructing the terms of participation and structuring the mechanisms for
equity return to land owner/investors.

Pros

- Accelerates the development process.
- Combines public goals with private-sector mentality.

- Allows for political responsibility to a board while maintaining
development discipline and focus on the dollars and cents.

- Provides a single entity who will steward projects from concept to
completion.

- Requires little or no up-front capital for land acquisition.

- Requires creating a separate entity that has quasi-private motives
and dashed lines of political accountability.

- Requires complicatedlegal and financial structuring and management
to create the partnerships.

CATALYTIC DEVELOPMENT ENTITY

Under this scenario, the public sector players involved in the TIAs create a
Catalytic Development Entity (CDE) that would be the single steward for
development at the TIAs. This CDE may fall within the description of an
Economic Development Corporation or Department — it would have the

authority to enter into transactions, issue and assume debt, acquire and
divest of property, and a host of other factors relevant to the act of real
property development. It would be governed by a board comprised of
officials from the City of Garland in addition to a select number of other
entities as needed. The board would have the role of selecting and
managing an Executive Director, whose sole responsibility would be the
execution and development of the TlAs.

The CDE would need to be seeded with monies either in actuality (via
grants, public transfers, or fundraising) or other assets in lieu of monies
(lands, properties, other assets, etc.) in order to capitalize its property
acquisition efforts. The CDE would enter into transactions and negotiations
with land owners — issuing debt if need be to cover excess expenses — and
assemble the lands for the project. Once assembled, the CDE could either
develop the property in the TlAs itself, hire a fee developer to develop the
property, or engage in an RFP process.

The Development Authority would function much like a private developer,
except that its primary goal is not purely profit-generation but rather the
execution of redevelopment of the TIAs in a means concomitant with
generating monies for the City of Garland. In this regard, it is a combination
of private sector business agility and motive with public sector objectives
and agendas. The CDE would have to be funded up-front, however, with
monies that have not yet been identified. Alternatively, the CDE could be
given assets, such as non-related real estate, that could be monetized to
fund the acquisition and development process.

Pros
- Accelerates the development process.

- Combines public goals with private-sector mentality.

- Allows for political responsibility to a board while maintaining
development discipline and focus on the dollars and cents.

- Provides a single entity who will steward projects in the TIAs from
concept to completion.

Cons
- Requires up-front capital for property acquisition.

- Requires creating a separate entity that has quasi-private motives
and dashed lines of political accountability.
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I-30 Revitalization
Strategies Toolbox

There are a variety of revitalization programs and

strategies that can be initiated to encourage revitalization.
While participation in programs initially requires the use of public funds,
the returns on investment can often surpass the amount expended
by the public. New development, building renovations, and building
rehabilitations enhance the overall look, feel, and value of the community
and can positively impact adjacent residential neighborhoods. The
following programs and techniques are encouraged within the corridor
to spur aesthetic improvements within the corridor's existing commercial
areas.

PROGRAMS

Facade Improvement Program

A facade improvement program provides funds to assist businesses
with repairs, touch-ups, and changes to commercial building facades.
The program encourages property and business owners to pro-actively
renovate the facade of their business and improve the overall aesthetic of
retail areas. Under this program, the City could match private investment
up to a certain dollar amount and target certain retail areas or districts.

Retail Landscaping Program

Landscaping has the potential to significantly impact the overall
appearance of commercial centers. Many existing retail and commercial
centers within the corridor have minimal landscaping and local businesses
may not have the funding to make exterior improvements. Therefore,
offering a landscaping incentive may entice business owners to perform
minor improvements to their property.

Retail Rehabilitation Program

To encourage redevelopment of existing retail centers, the City could
consider offering low-interest loans, matching funds, or even grants in
exchange for significant rehabilitation. Significant rehabilitation would
include an improvement where both the exterior and interior of an
existing structure are improved and modernized. This would lead to a
new, attractive exterior and more functional and desirable interior spaces,
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likely increasing property values. These incentives should be used for more
expensive rehabilitation projects and would likely require a higher degree
of public participation in order to make such investments feasible.

Neighborhood Enterprise Zone

Neighborhood enterprise zones use tax incentives and regulatory relief
to attract investment to blighted urban districts. Once a neighborhood
enterprise zone is established, businesses or developments within the zone
are eligible for incentives. Studies of state programs have shown some
success in job growth and investment, but that targeted development
incentives alone are insufficient to revitalize a district. The Texas Enterprise
Zone Program allows local communities to partner with the State of Texas to
encourage job creation and capital investment in economically distressed
areas. Local communities can nominate a new or expanding business as an
“enterprise project”. Approved projects are eligible to apply for state sales
and use tax refunds on qualified expenditures.

Neighborhood Empowerment Zone

A neighborhood empowerment zone is a designated area where cities can
offer economic incentives that promote investment and redevelopment.
Typically, they are located just outside of a commercial center to encourage
development that supports and improves the commercial center.
Neighborhood empowerment zones allow the city to waive fees, abate
city property taxes, and set performance standards. New and rehabilitated
developments in these areas are eligible for incentives such as municipal
property tax abatements, fee waivers, and release of city liens.

AESTHETICS

Incentives for Enhanced Exterior Improvements

Incentives in the form of waived fees, expedited approval, or leniency on
other development requirements not related to health and safety can be
offered in exchange for developers who provide exterior improvements
beyond the minimum requirements for parking, lighting, landscaping, and
other elements of development.

Parking

An example of an incentive for parking would be to require the construction
of a slightly reduced number of parking spaces when parking areas are
located to the rear or side of a building away from public view.



Lighting

To avoid any adverse impacts on residential areas, lighting facilities are
to be reflected away from adjacent residential areas. The City should
examine developing lighting standards to be used in certain commercial
districts.

Landscaping

Landscaping is particularly important along I-30, arterial, and collector
streets to project a positive image. Incentives should be provided for
landscaping beyond the minimum requirement. Creative stormwater
management techniques such as bioswales and rain gardens along with
native plant materials should also be encouraged within the corridor.

Other Elements

Various elements such as trash receptacles, open storage, expansive
parking lots, service areas, ground-mounted equipment, and roof-
mounted equipment are examples of elements that are needed for
businesses to operate that are not generally considered to be visually
attractive. Screening for these elements generally should include
landscaping, earth berms in conjunction with landscaping (mainly for
parking areas), masonry walls in conjunction with landscaping, parapet
walls (mainly for roof-mounted equipment), and use of other materials
that are compatible with the structure(s).

Facade Design Regulations

Materials used for the exterior facades of buildings within non-residential
areas should generally be limited to brick, stone, rock, or some variation
thereof. Alternate materials such as concrete, concrete block, or stucco
should only be approved under certain circumstances with committee
approval. Reflective and/or mirrored glass should not be permitted to
comprise a large percent of building facades. Metal buildings should
likewise not be permitted. The facades of large commercial structures
can be large and visually unappealing. A minimum amount of facade
articulation should be implemented to reduce massing and create more
interesting and inviting retail centers.

Transitioning Land Uses: Apartments

Feedback from the PAC revealed garden-style apartments of the past are an
eyesore for the surrounding community. Along the I-30 corridor, garden-style
apartments are scattered along the frontage taking up prime real estate for
commercial businesses making it difficult to grow economically. There are
two overall methods by which to resolve this land use issue: remove them
or improve them. The following discusses different strategies to remove or
improve nonconforming or undesirable uses within the corridor.

Removal

- Amortization is a technique for the removal of nonconforming
land uses after the value of the building has been recovered over a
period of time. This method requires diligent enforcement and there
must be justified evidence that the use is in fact nonconforming and
should be removed.

- Purchasing Land allows the city the opportunity to remove any land
uses and determine what type of land use should be in its place.
This method is difficult to implement due to the financial burden and
maintenance responsibility on the city.

- Changing Regulatory Policies to require an additional process
for approval will impose measurements to ensure apartments are
located in places more suited for residential dwellings away from
highway frontages.

Improvement

- Incentivizing Commercial Development along the corridor creates
greater demand for commercial developments and also makes it
less valuable for residential uses to be located in prime commercial
areas.

- Targeting Code Enforcement ensures a high standard for multi-
family development in the area through targeted code enforcement
and improves the aesthetics and quality of life in the corridor.

- Establishing Neighborhood Empowerment or Enterprise Zones
around existing commercial areas provides opportunities for
revitalization around the commercial areas.

- Working with Property Owners opens up a line of communication
between property owners and municipalities to express their needs
and can lead to implementing another type of incentive to improve
the existing complexes.
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9 Broadway TIA

LOCATION

The Broadway TIA is approximately 160.78 acres (.25 square miles) and
centralized at the intersection of Broadway Boulevard and 1-30. The
boundaries of the district generally enclose the retail area south of Duck
Creek Drive/Rowlett Roads, east of Greenbelt Parkway, north of the open
space along the drainage area, and the retail properties adjacent to Broadway
Boulevard to the east.

URBAN DESIGN AND CHARACTER

The Broadway TIA is characterized by older retail centered on a major
intersection at Broadway Boulevard and I-30. High visibility from the highway
and large retail anchors keep the area economically vibrant by attracting
patrons to the area, although not visually appealing due to aged exterior
design and few updates made over time. Aesthetic roadway improvements
have been made to Broadway Boulevard and future improvements to 1-30 are
anticipated for the near future. Currently, there is not a cohesive character for
the shopping area. While the district is successful, there is not a distinctive
character for the retail center.
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Revitalization of existing structures will serve to improve the overall aesthetic
of the district. Standard roadway improvements and enhanced landscape
will help to create an identity for the Broadway TIA and the corridor.

EXISTING AND PROPOSED LAND USES

Existing land uses in the TIA are primarily commercial and retail. Surrounding
the TIA is a range of retail, single-family residential and high-density
residential. Land uses in the TIA are proposed to remain the same with the
addition of new professional office and townhomes to the south of I-30.
Since the district contains successfully performing businesses, the plan does
not propose to make any major changes to the make up of land uses.

INVESTMENT CHALLENGES

- Large upfront capital investment is needed to drive immediate
redevelopment.

- Lower incremental tax revenue given existing properties are already
income producing.

- Little incentive for property owners to invest in properties.

MARKET ASSESSMENT

The Broadway site has excellent visibility from 1-30, and its location at the
intersection of a major north-south thoroughfare allows for easy access
from Garland to major regional employment cores. Additionally, the site
has expansive greenspace to the west and south, which could connect
with Mesquite's existing trail system and serve as an attractive natural and
recreational amenity. Broadway's existing retail concentrations support the
perception of the site as a commercial center; however, because the site’s
existing retail buildings continue to age and the immediate surrounding
neighborhoods provide limited new household growth, Broadway is unlikely
to attract major new tenants or investment in the near-term without public
intervention.

Acquiring land in the near-term for redevelopment would also pose a
challenge, as the land in the Broadway TIA has multiple land owners, and
most parcels contain existing buildings with relatively high occupancies. A
financial analysis of parcels in the Broadway TIA indicates that the presence of
existing income-producing properties makes acquiring land and redeveloping
existing structures economically infeasible in the near-term unless significant
public financial participation is involved. Given the finite quantity of demand
for residential and commercial land uses along the corridor in the near-term,



a concentrated and cohesive master planned development at Rosehill would
be more catalytic for the overall corridor. Additionally, when compared to the
Rosehill TIA, the Broadway TIA provides a much lower return on investment
to the City of Garland given the relatively large public financial contribution
and the moderate increase in incremental tax revenue the City would gain
through redeveloping the existing properties. Though redevelopment
makes limited financial or market sense in the near-term, there are a number
of revitalization strategies the City of Garland can put in place immediately
to begin enhancing the aesthetics of the area and potentially spur additional
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10.  Gated access to adjacent housing

private investment. Numerous municipalities across the Metroplex and
country have capitalized on many of these beneficial revitalization strategies.
See the Revitalization Strategies Toolkit section for potential revitalization
tools.

Retail revitalization strategies such as facade, landscaping, or streetscape
improvements would make the Broadway TIA more attractive for
development. With such improvements, there is likely market-driven
support