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EXECUTIVE SUMMARY

EXECUTIVE SUMMARY
Mesquite is poised at a critical juncture, both in its
physical location and in its potential for economic
growth. This IH-30 Corridor Development Plan seeks
to capitalize on the opportunities currently present and
predicted for the future in Mesquite by providing a
clear vision for redevelopment and a straightforward
strategy to reach that vision.
The Plan begins with a Market Analysis, addressing
both market demand and market capacity in Mesquite.
The analysis finds that Mesquite and its environs will
continue to experience rapid population growth. With
this increase in population, anticipated pressures on
retail, office, industrial, and multi-family housing markets
are calculated to increase as well. The capacity for
Mesquite to accommodate such market demand is
limited. In the non-residential market, future demands
are predicted to be approximately 82,560,000 square
feet, compared with only approximately 31,423,000
square feet of capacity. Regarding the residential
market, future demands are predicted at approximately
149,000 units, while the capacity is only approximately
17,000 units. This imbalance between demand and
capacity will place extreme pressures on land prices
and existing patterns of land uses in Mesquite.
In order to craft an effective vision for redevelopment in
light of the future market demand and potential, this Plan
examines physical constraints to market capture. Two
study areas are selected, the Long Branch Creek District
(located to the northeast of the intersection of IH-30
and IH-635) and the Triangle District (located within the
triangle formed by IH-30, Hwy 80, and IH-635). Each
study area is divided into zones to allow a high level
of detail in the analysis of physical constraints in each
area. To facilitate resolution, the physical constraints
are categorized in terms of the following issues: parcel
configuration, value resolution, accessibility, and context
definition. It is determined that an internal anchor and
hierarchy of uses are needed in each District to provide
structure, meaning, and differentiation to the current
agglomeration of disparate uses.

Based on the conclusions drawn from the analysis
of structural impediments, a Planning Framework is
developed, which organizes the regional systems, local
systems, and mixture of land uses within the Districts.
This Framework provides the guidance necessary
to design Vision plans for both Districts. The Vision
redefines the two Districts as Gateways to Mesquite,
one at the eastern edge (the Long Branch Creek District)
and one at the western edge (the Triangle District).
The Eastern Gateway Vision is organized around a
proposed minor league baseball stadium, which would
act as an internal value generator and give form to a
variety of complementary land uses, including retail,
commercial, office, and multi-family uses. The Western
Gateway Vision contains two internal anchors, one a
hotel/convention use south of Hwy 80, and the other
an office and high-end multi-family residential node
east of the IH-30/Hwy 80 split. New circulation
patterns are established for each Gateway Vision Plan,
complementing the new uses and enhancing the market
value potential of each site.
An Implementation Strategy for the Vision Plans
is the final component of this Plan. In order to
create a strategy that most effectively addresses the
constraints in Mesquite, the previously determined
physical constraints are reorganized based on the
type of action necessary to address or correct the
constraint. The types of actions identified include:
physical actions, policies and policy strategies, internal
organizational structures, and external organizational
structures, as well as multi-level actions that represent
a combination of the four categories. Specific steps
that should be taken by Mesquite within each action
category are identified and explained in great detail.
District designations are identified that will be useful
in achieving these actions, and a strategy of roles
(funding mechanism), relationships (organizational
structure), and responsibilities (funding, implementing,
and maintenance) is tailored for Mesquite. Finally,
a sequenced list of ten high-level recommendations
is included in order to direct the immediate steps
necessary to enact the Redevelopment Plan for the IH30 Corridor within Mesquite.
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INTRODUCTION

When approaching development and redevelopment
strategies for the City of Mesquite, there are many
factors that must be considered. Critical to the success
of such ventures is their ability to meet market demand,
their ability to access that demand, and their capability
of capturing demand. This market assessment was
created to address these three factors.
A HISTORY OF DEVELOPMENT IN THE MESQUITE
AREA
When Town East Mall was built in 1971, it stood in a
largely open landscape, far beyond the more densely
built portions of Dallas. Selection of such a location
was typical for Homart, the original developer of Town
East, and it gave Sears (Homart’s parent company)
early dominance of retail development in many such
areas of emerging growth. Malls such as Town East
offer approximately 1 million square feet of shopping
space. When placed in areas of sufficient density
(aggregated population), these malls became a
destination that drew shoppers from a vast market area
(including Greenville and Tyler). While the immense
size of Town East’s market area sustained retail activity
within the Mall, it also dominated and constrained other
retail development in the surrounding city. As the local
market area matured, it was continually absorbed by
retail venues within Town East. Therefore, sites fronting
IH-30 and Hwy 80 attracted a lower end capture, and
were developed mostly by small, single proprietor
businesses (such as collision repair shops and motels)
and highway franchises (such as mobile home sales
centers, auto dealerships, and Truck Stops).

While Town East was enjoying the height of its retail
dominance, speculation in the IH-30 corridor (between
IH-635 and Lake Ray Hubbard) was rapidly increasing,
aided in part by complicitous land developers and
the Savings and Loan institutions they controlled.
Appraisals and entitlements were used as sufficient
indicators of market value to qualify for funding,
which consequently encouraged artificial inflation of
that value and placed land valuation far beyond the
actual market demand. As a result, property along
the IH-30 corridor sat vacant for years, waiting for
value generated by demand to catch up with value
generated by speculation.
Property transactions
also waited for the stigma of contrived speculation to
work its way through a process of legal and federal
resolution. This further constrained development of IH30 frontage and ultimately encouraged the market to
skip over Mesquite, Sunnyvale, and east Garland for
more realistic valuations in Rockwall.
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Development in Rockwall was further aided by zoning
policies in Sunnyvale. Sunnyvale’s unchangeable
policies enforced a minimum lot size that was greater
than the custom builders were accustomed to, and
greater than the economy of their price point could
afford. Therefore, the custom builder market simply
moved on to Rockwall, and a high income population
took up residence “just across the lake.” The regional
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effect of this was profound. Income demographics of
Rockwall steadily rose, while the income demographics
of Mesquite slipped lower. As income rose, retail
followed, and thus Rockwall has seen steady retail
expansion and increasing retail specialization.
At
present, retail spending in Rockwall is 1.4 times
the State Average. This means that Rockwall is
importing consumers…an indication of increasing
specialization.

connections and freeway accessibility. Slowly, over
time, Mesquite became a concentration of throughways
that did not necessarily engage the historic Town Center
in a meaningful way. However, they did engage the
freeway and regional arterials. This promoted a
regionalization of internal roads as well as the freeway
corridors. Today, vacant large-plate retail shells (big
boxes) along roads such as Town East Boulevard and
Galloway attest to the presence of this dynamic.

The combined effect of growth in Rockwall, overvaluation of land in the IH-30 corridor, and early
dominance of Town East is the primary cause for
incremental, largely low-end capture, and the dispersed
patterns of development that currently characterize the
freeway landscape of Mesquite.
In addition to dealing with the effects of growth,
speculation, and retail dominance, Mesquite has also
been faced with the disproportionate economic power
of three freeway corridors (IH-30, Hwy 80, and IH-635).
Just as Town East constrained retail growth, freeway
corridors constrained commercial development. Large
traffic densities within the corridors gave them an
influence over value gradients that challenged the
concentric gradients typical of smaller towns (such
as Mesquite). Mesquite had thus far developed as a
smaller town with an early center of value that resided
in the historic town center at Scyene and Galloway.
As a result of this new activity, Mesquite was overrun
by the regional freeways, and these freeways shifted
the concentrated, historic value gradients. The new
value gradients associated with the freeways were
distinctly lineal. This lineal form portrays regionalism
and denies expression of town. As a result, regional
retail establishments gravitated to the freeway corridors
and continued to dominate development of local retail
within the City. Consequently, the aggregation of
chain restaurants that flourished along the freeway (in
the shadow of Town East) became the major businesses
of Mesquite. In form (lineal along the freeway) and in
type (ubiquitous chain establishments), development of
the freeway suppressed and controlled the growth of
Mesquite.
New residential areas derived their market identity from
freeway association because, like retail development,
residential development of Mesquite was dominated
by the outward advance of Dallas residential growth.
This had a profound effect on street patterns within
Mesquite. Where the normal street patterns of a smaller
city generally tend to emanate from and recognize (in
form) the centrality of a town center, street development
within Mesquite became an expression of external
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Because the residential market moved out from the
Dallas market in the form of residential projects,
Mesquite became cellularized and, therefore,
fragmented. Fragmentation of Mesquite was nurtured
by an ever-close relationship between new residential
development and the regional retail offerings of the
freeways. The form was distinctly suburban; it was a
suburb of Dallas and not the stuff of a local City. As
the freeway frontage consolidated, Mesquite as a city
moved into the background and became part of the
vast expansion of the Dallas Metroplex.
Today, Mesquite’s position is changing.
While
historically on the edge of an outward moving market,
Mesquite today sits in the center of a rapidly changing
landscape of demand. This affords the City a new
opportunity to redefine itself and reassert its presence
as a true City in form and in function. However, key
to realizing this opportunity is a significant change in
the relationship between Mesquite and the freeway
corridors it hosts. Growing populations in Rockwall,
Hunt, and Kaufman counties are served by these
freeways (namely IH-30 and Hwy 80), and the freeways
themselves support ever-increasing traffic densities. The
recently completed HOV lane from IH-635 to downtown
Dallas reveals DART’s understanding of these emerging
population densities. Therefore, newer and greater
development opportunities exist within these corridors.

development will endeavor to capture all of the
available value in an effort to amplify return and in
so doing prevent any portion of that available value
from escaping. Generally speaking, once captured,
value is no longer available to sites behind the freeway
frontage. It is often the case that capture of corridor
value at the freeway edge will degrade land values
behind unless there is some other value generator at
work (for example the high rise value capture along the
North Dallas Toll Way’s Farmers Branch and Addison
edge and the still vacant land immediately behind that
frontage). The past practice of permitting freewayfronting development that did not bring value to parcels
beyond that frontage reflects an opportunistic approach
to growth that still besets Mesquite. Remaining vacant
parcels (such as the Golf Course area) cannot be
viewed as new opportunity to take advantage of
freeway valuation, but must rather be viewed as part of
much larger redevelopment zones. These development
zones, while influenced by the freeway, are in fact
extensions of internal patterns, and can not be defined
by external associations alone…e.g. the freeway.
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In the past, Mesquite has permitted development intent
on capturing corridor value to take forms that prevented
the benefits of corridor value from penetrating beyond
freeway frontage. The term value capture provides a
good description of what happens to available value
once development advances upon it. The intent of
the development is to capture the available valuation
and transform that capture into return. Therefore,

Freeway Frontage Development Patterns

As new opportunities arise to redevelop freeway
corridor areas, care must be taken not to allow the
capture of that opportunity to be fully attained at the
freeway frontage. Instead, the City of Mesquite must
embark upon a plan that will facilitate penetration of
enhanced corridor value (as a result of regional growth)
beyond the frontage and offer redevelopment energy
to the larger city fabric.
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Present retail vacancy reveals the fickle nature of
regional retail and the dangers of allowing such
development to dominate a suburban City. Most large
plate retail shells (big boxes) have either depreciated to
a point that allows the retail activity it once housed to
move on to newer, more active markets, or they are built
by investors and leased. The ability of big boxes to be
depreciated in a few years and move to fresher markets,
coupled with the fickle nature of regional retail, implies
that these buildings are designed to be depreciated.
They have become a disposable commodity.
Valuation that brings greater opportunity to the City
fabric will allow the City to find its place in the market
instead of giving itself over to the freeway corridors.
This will lead to the creation of a more coherent form,
offering greater quality of life and greater opportunity
for the emergence of distinct development zones.
It is the nature of the corridor to uniformly distribute its
value potential unless there is an imposed differentiation.
Therefore, where one corridor crosses another (e.g. IH635 and the Dallas North Tollway), a differentiation
is identified and a unique form of higher density
development (and greater specialization) is attracted.
Along IH-30 few differentiations are available to attract
higher densities and greater specialization (associated
with an increasing, wealthier population) except the
following:

Mesquite Potential Value Concentrations

The following analysis focuses on two areas of
Mesquite, and seeks to assess current market demand
and market capacity in preparation for the creation
of a redevelopment plan for the IH-30 corridor in
Mesquite.

• The Lake: The Lake is now attracting such
developments as the Harbor and Bass Pro.
• The future George Bush Tollway extension: This will
further amplify the Bass Pro area and contribute to
commercial growth of Rowlett
• The 30/80 split and the 30/80 intersection with
IH-635: The historic place of greatest differentiation
(that originally attracted Town East) and is poised
to see renewed interest if barriers to capture can
be removed.
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DEFINING THE STUDY AREA

MARKET SECTORS ADDRESSED IN THIS STUDY

Before uses and opportunities for redevelopment along
the IH-30 Corridor can be studied, it is important to
understand Mesquite’s position within the actively
expanding reach of the DFW Metroplex. As Mesquite
has transitioned from an edge city of the Metroplex
to a nodal anchor in the eastern direction of urban
growth and development, it is important to consider
how change in the surrounding areas will impact
Mesquite. The cities along IH-30 east of Mesquite
have experienced rapid population growth, and will
most likely continue to do so well into the future. This
growth brings with it a substantial amount of economic
opportunity. As Mesquite sits at a significant crossing
of several major freeways, thereby serving as a portal
city to the greater Metroplex, it is positioned with the
ability to “capture” much of this opportunity. Because
of this regional orientation, the Overall study area was
defined as those cities that lie along IH-30 and Hwy
80, moving eastward from IH-635.

The economic opportunities currently presented to the
City of Mesquite could be captured in a number of ways.
When investigating development and redevelopment
opportunities along the IH-30 Corridor, it is important
to understand which market sectors are most likely to
experience the most positive growth over the forecast
range. This, coupled with physical orientation of the
land itself, informs the direction that such development/
redevelopment should take. The general sectors of land
development are: office, retail, industrial, multi-family
residential, and single family residential. Because the
majority of the IH-30 corridor is built out in Mesquite,
single family residential developments will not likely
prove a sector of significant activity. The remaining
sectors are addressed in the following sections. Market
demand will be determined, therefore, for each of the
following sectors:
•
•
•
•

Retail
Office
Industrial
Multi-Family Residential

Areas of Study

MESQUITE INTERSTATE 30 CORRIDOR REDEVELOPMENT PLAN
PART 1 - MARKET ANALYSIS FOR THE IH-30 CORRIDOR

8

SECTION 1 - ANALYSIS OF MARKET DEMAND

PART ONE, SECTION ONE:
ANALYSIS OF MARKET DEMAND

MESQUITE INTERSTATE 30 CORRIDOR REDEVELOPMENT PLAN
PART 1 - MARKET ANALYSIS FOR THE IH-30 CORRIDOR

9

SECTION 1 - ANALYSIS OF MARKET DEMAND

Economists typically divide the economies of cities into three
markets: the output market, the labor market, and the real
estate market. The output market is where all the goods and
services produced within the city are sold. Cities, therefore,
are able to grow when the demand for their output grows
and there is enough labor and real estate to support that
growth. Demand for the city’s output can grow because the
city is able to sell more either outside its own boundaries or
to its own citizens (the higher the incomes of the citizens, the
more they are able to buy).
Our current focus in this demand analysis is on the ability of
the city to grow based on two assumed forms of growth:
1. Population Growth
2. Income Growth
We will be examining expectations of general population
growth within the study area, as well as sub-categories
organized by primary demographic groups (based upon
household types). These values will then be used to project
expected demand in 2017, 2027, and 2037 for retail,
office, and industrial uses.
POPULATION GROWTH
Forecasting population growth is often a simple matter
of looking at the balance of three factors: births, deaths,
and net migration. Such forecasts tend to result in what are
called straight line or linear forecasts. These forecasts, while
useful in some circumstances, often miss a major source of
population growth within cities. This factor is the growth of
population within the larger region in which the city is located

or what we call the “regional growth factor”. Additionally,
these methods also miss another reality: the shortage of actual
population data. An example should make these distinctions
clear. When a smaller suburb of a larger city begins to
grow, there is often times little historical data available, and
what data may exist does not reflect expected future growth.
Thus to use such data to forecast future population growth
would not be appropriate. Additionally, a linear forecasting
model often times does not take into account the impact of
regional growth on the city. The population growth projected
for Mesquite is therefore understated, because the growth of
DFW region is not accounted for in forecasts.
In order to overcome the deficiencies of limited reliable
data and understated regional growth impacts, we have
developed an analog method of population projections. This
method attempts to find analogous areas that in the past have
had similar characteristics to the region currently under study.
The means by which the analog region grew in the most
immediate past can be used as an expectation of the way the
present region of study will grow in the future.
How the analog region is picked is critical. One must ensure
that the study region has characteristics similar to the analog
region. While exact linkages are not possible, the closer the
analog region mimics the study region, the more reliable the
projections will be.
Table 1 below shows the actual population changes in the
major cities within the study corridor from 1970 to 2007
in ten year increments. This information gives us a base
understanding of population dynamics within the study
area. Note, with few exceptions the growth rates have been
remarkable.
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Table 2 represents the key to the analog method. The
analog cities are listed. The cities picked were along IH35E north and south and IH-45. Cities picked were in rough
approximation to the study corridor cities located along IH30 east and Hwy 80.
At the heart of our analog method is the assumption that cities
in the study region will grow in the future like the analog
cities have grown in the past, using a base year for the
analog cities from which growth can be measured. Table

3 applies the average growth determined in Table 2 (91%,
55%, 42%) to forecast our city population growth into the
future, taking into account the impact of regional growth. It
should be noted that these growth rates were not applied
to the cities of Garland and Mesquite. It was assumed that
growth rates established between 2000 and 2007 would
apply to those cities. Additionally, the population figures
were then converted to households by assuming 2.6 members
per household.
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DEMOGRAPHIC ANALYSIS BY HOUSEHOLD TYPE
To continue our demand analysis we must now convert our
corridor population/household forecasts into projections for
retail, office, industrial and multifamily square footage and
units. We begin this process by converting our household
projections into household types. This is done by using
job distribution figures from the 2005 US County Business
Patterns data from the Census Bureau. The household types
used were:
•
•
•
•
•

Once this conversion has been made, we can then begin
to look at national consumer expenditures data. We used
Table 9: Occupation of reference person: Average annual
expenditures and characteristics, Consumer Expenditure
Survey, 2006, US Department of Labor (CEX) to make our
income and expenditure estimates for each of the cities within
the study corridor.
Table 4 gives a sample of the number
of households by household type that correspond to the
projected population counts indicated above for the City of
Mesquite over the forecast range.

Managers and Professionals
Technical Sales and Clerical
Service Workers
Construction Workers
Operators and Fabricators
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RETAIL MARKET DEMAND IN THE STUDY AREA
The expenditures that can be expected within any region
depend largely on who lives there and who shops there. Using
the household types identified above, retail expenditures can
be forecasted that correspond with the population growth
expected for the study area. Table 5 provides estimates for
households by employment sector for the entire study area.
Table 6 provides the consumer expenditures estimated for the
City of Mesquite over the forecast range. On the far right
hand side is our estimate of consumer expenditures (based on

Table 9 of the CEX) in terms of dollars. Thus under consumer
expenditures one can see our estimates by household type
of total consumer expenditures. We then converted these
expenditure figures to square footage. This was done by
using the Texas Comptrollers estimate of total retail sales in
2006 for the DFW region divided by the estimate of total
retail square footage for DFW taken from the Texas A&M
University Real Estate Research Center. That calculation
showed that in the DFW region, retail generates $254.26 per
square foot. We then divided the total retails sales numbers
for each city by 254.26 to convert our expenditure figures
into square footages.
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We repeated this process for each of the eight cities within the
study corridor. Table 7 presents our total corridor estimates for
retail square footage. It should be noted that we estimated
2006 corridor square footage by dividing total corridor
retails sales by $254.26/sq.ft.
SPENDING PATTERNS OF STUDY AREA RESIDENTS
The location of retail activity is driven by two things:
1. Expected Market Size
2. Volume of Business (probability of shopping and number
of trips)
Driver number 2 above really addresses two questions: How
and where do consumers spend their money? In other words,
what are their spending patterns? Nationally, consumers
spend almost 40% of their income on items bought in retail
stores. Spending is broken down into two broad categories:
durable and non-durable goods (almost 30% of total). Durable
goods are generally considered goods that last longer than
3 years. Perishable goods, like milk or fresh vegetables, are
difficult to store and often require more trips. Therefore we
would expect that at least 15% of total consumer expenditures
to fall within the most perishable categories. These venues
would most likely locate in local neighborhood centers. We
would expect that within these neighborhood centers more
frequent purchases, denser networks of outlets, increased
competition and tighter profit margins would be observed.
This implies that at least 70% of total consumer spending
would fall into categories that are more durable in nature.
These venues could be clustered in community or specialty/
regional retail centers. The higher fixed costs associated with
selling durable goods would lead to sparser densities and
higher profit margins.

Finally, Table 8 estimates the extent to which each of the
corridor cities are either pulling retail sales into the city or
losing sales to other cities. By comparing the retail sales
per capita of each city with that of a base region, we can
estimate gained or lost sales.
We have chosen two base regions for our comparison. The
“pull factor region” was calculated by comparing each
corridor city to the northern part of DFW, including Plano.
This was chosen to allow for a comparison with a higher
income area. The “pull factor state” uses the state of Texas
as the base region. The interpretation of the pull factor is
simple. If the pull factor is 1.0 then the city and the base
region pull the same. If the pull factor is greater than 1.0 then
the city is “pulling” retail sales from the base region. If the
pull factor is less than 1.0 then the city is losing retail sales to
the base region.
When the state of Texas is used as the base region, then only
Fate and Rowlett are losing retail sales (show negative pull
factors). When looking at comparisons to the DFW region,
what stands out is that, with the exception of Rockwall and
Terrell, all pull factors when using DFW/Plano have pull factors
less than one. Terrell’s pull factor is to be expected, because
of its significant spatial separation from the contiguous cities
of the Metroplex (and its distance from DFW). Other than
Terrell (which is currently spatially separated), Rockwall is the
only city in our study area that attracts retail sales.
Thus we learn that, regardless of our base region, Rockwall
attracts retail sales. When the State of Texas is used as the
base region for comparison (the lower income base), only two
corridor cities lose sales. This certainly implies that raising
incomes within the corridor cities would pay off.
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OFFICE MARKET DEMAND IN THE STUDY AREA

INDUSTRIAL MARKET DEMAND IN THE STUDY AREA

As the cost of fuel continues to rise, and the radius of growth
of the Metroplex extends further to the east, the demand for
employment opportunity in the eastern sector of the Metroplex
will rise. In addition, the number of people willing to
commute to downtown Dallas, the Telecom Corridor, or North
Dallas will decrease, as lifestyle preferences for significant
percentages of the population are moving toward a village
model of live-work-play. A decrease in downtown Dallas
business commuters can be expected, with more residents
seeking local sources of employment.

The demand for industrial use generated along the IH-30 and
Hwy 80 corridors is also important to consider and address
when looking at redevelopment strategies for the City, as
many future residents will seek industrial-related employment.
Employment needs for residents of the study area were
therefore made, based on the forecasts for population growth
through 2037. This serves as an indicator of market demand
for industrial space.

Mesquite sites at a crossroads of the two major collector
freeways for the cities east of the Metroplex (IH-30 and Hwy
80), making it an important nodal city in the overall DFW
Metroplex. As such, the Office Demand generated along
the IH-30 and Hwy 80 corridors is important to consider and
address when looking at redevelopment strategies for the
City.
When estimating office needs for any area, it is important
to determine what percentage of your overall population
will primarily be serviced by office space. To do this, we
considered the management/professional employment sector
for the study area (See Table 4). By looking at projected
number of households for this employment sector, the office
needs for the forecast range were estimated. The number
of households of management/professional were converted
to number of workers, and that working population was
then converted into office space square footage. A national
average of 1.6 workers/household, and 280 sq ft space/
worker were used in this study.

When estimating the demand for industrial space, it is
important to determine what percentage of your overall
population will primarily be employed in industrial fields. To
do this, we considered the two employment sectors called
Construction and Operators (See Table 4) within the study
area. By looking at projected number of households for these
employment sectors, the industrial employment needs for the
forecast range were estimated. The number of households
of construction and operators were converted to number of
workers, and that working population was then converted
into office space square footage. A national average of 1.6
workers/household, and 49 sq ft space/worker were used
in this study.
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MULTI-FAMILY DEMAND IN THE STUDY AREA
With populations in the study area rising steadily, housing
needs are a serious consideration. The demand for multifamily residences generated along the IH-30 and Hwy
80 corridors is important to address when considering
redevelopment strategies for the City of Mesquite. As multifamily development includes a broad range of products and
price points, this study focused on high end multi-family as
a preferred redevelopment/development option for the sites
targeted in this study (the Long Branch Creek District and the
30/80 Triangle District).
When estimating multi-family housing needs for an area, it
is important to determine what percentage of your overall
population will dwell in multi-family units. This will provide an
indicator of the demand for multi-family housing development.
To determine the market demand for multi-family housing
in the study area, projected population breakdowns by
household type was again used.
Households classified
as Technical Sales and Service (See Table 4) were used to
determine populations generally seeking high-end multifamily residence.
The number of Technical Sales and Services households
were converted to number of residents, and residents were
converted to number of high end multi-family units. A national
average of 2.6 residents/household and 1.78 residents per
unit were used in this study.
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When envisioning the future of Mesquite’s
Redevelopment Zones (The Long Branch Creek District
and the 30/80 Triangle District), it is important to
understand the amount of square footage (of retail and
commercial development) and/or units (High-end Multifamily development) that the corridors defined by IH-30
and Hwy 80 can accommodate. As IH-30 and Hwy
80 extend east of Lake Ray Hubbard, they encounter no
significant north/south cross roads (with the exception
of Hwy 205). This means that the corridors themselves
are (and likely will continue to be) the significant areas
of development, as the populations in the cities of the
study area increase (see Demand Analysis, Section
One). Therefore, it is likely that meeting the demand
generated by future populations will primarily happen
along IH-30 and Hwy 80.
HOLDING CAPACITY:
CAPTURED?

HOW

MUCH

CAN

BE

The amount of development that can realistically be
accommodated along the frontage of IH-30 and Hwy
80 is called the “holding capacity” of the corridors.
Once this capacity is understood, it can be viewed
against the magnitude of future demand to see the
kind of corridor pressure future population growth will
impose. Pressure has two meaningful manifestations.
First is pressure to inflate land cost which will change
the patterns of lower end capture (such as smaller
businesses related to vehicular and personal service
and/or certain small businesses related to the sale of
perishable goods). The second impact of increasing
pressure is aggregation (the promotion of greater
density). Such situations are often more attractive to the
sale of less perishable goods and/or larger businesses
selling perishable goods).

The Holding Capacity of the IH-30 corridor and the
Hwy 80 corridor was determined through the following
four step method:
1. Determine the Developable Land Area: This is a
simple calculation that takes the total length of each
corridor within the Study Area times an average
development depth of 850 feet. The result is a
total land square footage along both sides of the
IH-30 corridor and the Hwy 80 corridor. The Total
Developable Land Area along IH-30 and Hwy
80 from the 30/80 split to the Hunt County line
is shown in Table 1 under Gross Land. It would
be appropriate to make adjustments to this total
based on flood plains and certain property that
will either develop as single family residential use
or become public land. For the sake of this study
it is assumed that 10% of the total in each corridor
will be so restrained from development for retail,
office, industrial, or multifamily. Consequently,
the adjusted totals are shown in Table 1 under
Developable Land.
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2. Assign an FAR Distribution: The amount of
Developable Land Area that will likely be
developed within each corridor is a function of
the expectant Floor Area Ratio (FAR) most likely
for the development context. Floor Area Ratio is
the amount of building square footage in relation
to land square footage. Therefore a FAR of 3:1
means that there will be three times the land area
in building area and such a high FAR is likely found
in mid-rise office development. Therefore there is a
relationship between FAR and land use.

3. Use FAR and Units/Acre to convert Developable
Area to Building Area and Number of Units: When
the expectant Floor Area Ratio is applied to the
Developable Land Area within each corridor an
amount of reasonable development is derived
and this figure defines the Development Holding
Capacity for the purposes of this study. The Holding
Capacity by Zone is shown in Table 3.

As development moves eastward (east of Highway
205) it can be expected to precipitate smaller
projects, typically on small sites, and having a
lesser proportion of the land area devoted to
building square footage. Within the IH-30 Corridor,
Highway 205 can be seen as a general dividing
line between average levels of development (FAR).
Along the Hwy 80 Corridor, development zones
are separated by the Lake Ray Hubbard Spillway.
Typical FAR for developments along the corridors
can be seen in Table 2. For each corridor the
average multifamily density (units/acre) should be
25 units to the acre. For the sake of this study it is
assumed that none of the frontage in zones 30-A
or 80-A will be appreciably Multi-family and that
15% of the frontage in Zones 30-B and 80-B will
be developed as Multi-family.
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4. Net Out Percent of Current Development: It is
important to understand how much of that potential
Holding Capacity has not been taken by previous
development and will therefore be available to future
development without precipitating redevelopment
of developed land. At present, much of the corridor
land area is vacant but less is vacant west of 205
and more is vacant east of 205. For the purposes
of this study, a series of assumptions are applied
to non-residential land uses to establish levels of
current construction (residential land uses are left
unchanged because such projects are more readily
remodeled or redeveloped), as shown in Table 4.
Using these levels of development, the available
Holding Capacity can be calculated.

SUMMARY OF MARKET CAPACITY
As shown in Tables 6 and 7, the projected future market
demand in Mesquite far outweighs Mesquite’s current
capacity to meet that demand, in both the Residential
and Non-Residential sectors.

The IH-30 and Hwy 80 Corridor: The Analysis
of Market Demand section of this report identifies
probable demand that can be associated with the likely
spending patterns and occupational distribution of
future population growth within the study area. Within
the IH-30 corridor, total projected potential demand
(2037 expressed as square footage and units) is shown
in Table 5.
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IMPLICATIONS OF THE CAPACITY ANALYSIS
The future market demand created by the steadily
growing population within the Study Area is estimated
to be 263% greater than the holding capacity of
the combined IH-30 and Hwy 80 corridors. This is
a significant difference, and allows us to view the
pressures of growth more conservatively, yet still
arrive at a picture of demand that looks positive for
the corridor. If the true differential between capacity
and demand is 263%, then pressures on the corridor
will inevitably be significant. These pressures can be
summarized as follows:

It is therefore clear that a growing population within
the Study Area will change the picture of Mesquite’s
future by enhancing its locational advantages. For this
reason, it is important that Mesquite prepare itself by
removing the barriers to market access identified in
Section Two of this report. Removal of these barriers
will require strong leadership by the City of Mesquite.
It will also require a redevelopment strategy that has
programmatic, organizational, and physical vision
components.

• Pressure to inflate land prices: Assuming that
the 263% of demand growth over capacity is a
reasonable picture and that demand growth is
uniformly apportioned over the 29 year plan time
frame (2037), then the available capacity in the
corridor will be used in 11 to 12 years; being
more conservative in one’s view, that figure can
be adjusted to say that the capacity is consumed in
15 to 20 years. Realization of limited land supply
could put pressure on land prices within a short
time (5 to 10 years). Rising land price will have
the effect of making redevelopment more desirable.
Redevelopment initiatives will make redevelopment
of Mesquite more profitable.
• Pressure to aggregate land uses: As land supply
goes down and land price goes up with rising
demand for space, aggregation of development
becomes more realistic. This has the most profound
effect on Mesquite because aggregation will tend
to manifest at major points of differentiation such
as IH-30/Hwy 80 and IH-635 as well as the
30/80 Triangle District. The largest areas of unmet
demand will be in the availability of office space to
serve growing employment populations within the
Study Area and the growing number of executives
and professionals in that population.
Office
aggregation will likely be attracted to the more
significant points of differentiation that have good
access as well. As a result, the 30/80 Triangle
District stands out as an exceptional location.
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Mesquite sits at the juncture of three important regional
transportation corridors: IH-30, IH-635, and Hwy 80.
This geographic orientation, coupled with the steady
rates of considerable population growth observed east
of Dallas, indicates that Mesquite is favorably positioned
for economic benefit related to development occurring
in the area. Strategic plans for development and/or
redevelopment are therefore critical at this point in the
life of the City of Mesquite.
When considering development and redevelopment
strategies, there are several factors that must be
considered. Part One of this report was composed
to address two of the critical determinants that affect
site location and land use designations. The analysis
of market demand explains the economic environment
in which any development strategy will occur. It
addresses the market availability and expectations
for growth and expansion by industry and by market
sector. Additionally, historic patterns of market capture
(absorption trends) were examined for Mesquite, as
well as for other corridors extending out of Dallas. Total
land availability in the IH-30 corridor was considered,
to indicate the ability of land in Mesquite to meet
potential future demands, should all land be optimally
positioned.
The ability of the City to realize an economic benefit
associated with this demand will depend largely
on whether or not the designated locations for
development/redevelopment possess sufficient access
to that demand. In other words, how do the physical and
cognitive attributes of each site position it for capture of
the market? These questions will be addressed in Part
Two of this report.
Based on this analysis of Mark Demand and Market
Capture, as well as the following assessment of market
access and impediments to redevelopment, effective
plans and strategies will be created for development/
redevelopment of the two proposed sites in Mesquite.
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INTRODUCTION

Mesquite sits at the juncture of three major freeways
within the Dallas-Fort Worth Metroplex, and, as
such, is positioned in an area of significant market
demand. However, historic development patterns
observed throughout Mesquite have constrained the
ability to capture that demand. This is especially
true along freeways such as the IH-30 corridor. To
encourage redevelopment activity along the IH-30
corridor, impediments to market capture must be
overcome. In Part Two of this report, two issues will
be addressed. The first section consists of an analysis
of access to market demand within the two districts
comprising the study area (Long Branch Creek and
the 30/80 Triangle). In the second section, physical
constraints (which are called structural impediments)
that prevent market capture are defined. Four general
categories of structural impediments are identified:
Parcel Configuration, Value Resolution, Accessibility,
and Context Definition. The array and impact of these
impediments is then presented graphically, so as to
begin to define strategic points along the IH-30 corridor
to target for redevelopment.
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THE LONG BRANCH CREEK DISTRICT
The Long Branch Creek District is a proposed special
district that covers an area of approximately 575
acres, and is bound on the south by IH-30, on the west
by Galloway, on the north by Oates and Republic
Parkway, and on the east by the Garland city limit line.
The Long Branch Creek District contains Mesquite’s
municipal golf course, the upper reaches of Long
Branch Creek, Dallas Christian School, Christian Care
Center, and various hospital/care facilities, such as the
Baylor Outpatient Therapy and Sports Medicine Clinic.
It is an area of diverse natural conditions and land use
settings that can be further subdivided as follows:

is 9200 feet, and only 2700 feet is available for
development.
• Configuration of frontage: In addition to limited
frontage engagement, the parcels adjoined to that
frontage are generally narrow and deep relative
to the freeway. When value is generated by the
freeway, development seeking to capture that value
tries to be visually associated with the freeway.
This means that more desirable sites are longer
relative to IH-30 than deep. Reversal of such a
preferred parcel configuration seriously limits the
attractiveness of these parcels for most commercial
development that is attracted to freeway frontage.
• Predisposition of frontage: The limited amount of
frontage and the narrow to long configuration of
that frontage is further influenced by the nature
of existing frontage development of neighboring
sites. At present, multifamily, assisted living, and
hospital-related land uses dominate the northern
edge of IH-30 along the southern edge of the Long
Branch Creek District. The combined effect of the
above listed constraints is to predispose use of the
property to multi-family, assisted living, or hospitalrelated development.

Long Branch Creek District

The IH-30 Frontage Zone
The IH-30 frontage zone is comprised of those properties
and parcels fronting the north and south right-of-way
of IH-30. It is these properties and this frontage that
defines the market potential of the Long Branch Creek
District. Without some type of internal value generator,
development within the core of the Long Branch Creek
District will be equal or less than that in which freeway
frontage (and the valuation it represents) is captured.
Likely freeway capture is influenced by the amount
of frontage, configuration of land available for that
capture, and the type of development currently in place.
IH-30 frontage within the Long Branch Creek District is
constrained in all three of these ways:
• Amount of frontage: For the most part, frontage
along the north side of IH-30 has been built
out, consumed by flood plain, or taken over by
power line right-of-way. Actual freeway frontage

Long Branch Creek District Physical Constraints

If the freeway frontage is the primary value generator for
the Long Branch Creek District, then how that frontage
is developed further predisposes development on the
remainder of the property (the interior portions of the
Long Branch Creek District that are not freeway fronting).
Development of interior sites is either associated with
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the value generated by IH-30, associated with its other
contexts, or it derives an independent value association
from an interior amenity or improvement. Each of the
following associations present in the Long Branch
Creek District has a profound effect on the future of the
District.
1. Freeway value association: As described above
(and for reasons presented above), freeway frontage is
predisposed to multifamily, assisted living, or hospital
related land uses. Therefore, development of interior
sites as a function of value association with IH-30 will
be developed at a level of capture equal to or less than
the level of capture at the freeway itself. In the case of
the Long Branch Creek District, this means equal to or
less then multi family, assisted living, or hospital related
uses. Each of these potential scenarios is described
below:

IH-30 Frontage Zone

A. Multifamily: This is the most likely development
scenario because demand for multifamily remains
high this area. MESA’s data sources report that
the current level of multifamily occupancy in the
Mesquite primary market is 92.5%. This level of
occupancy is high relative to DFW occupancy
averages and indicates the ability of the area to
absorb additional units.

B. Assisted Living: Christian Care Center is a well
known and respected facility in Dallas and gives
the Long Branch Creek District a certain amount of
market identity for further development of such land
uses in this area. An aging population (nationally
and locally) suggests that the demand for such
facilities will continue. However, assisted living
is not a land use that will bring great benefits to
the City of Mesquite. Spin-off effects for shopping
and employment are limited for such land uses.
Therefore, promotion of more assisted living
facilities in this location would not bring great
economic benefit to the City.

C. Hospital Related Land Uses: In addition to assisted
living, there are other medically related uses that
may be attracted to this location because of the
presence of the Baylor Health Care Outpatient
facility and the associated Cancer Center
(adjacent). At present, these facilities are small
and lack sufficient critical mass to define a medical
aggregation but could provide a sufficient nucleus
for growth facilitated by a publicly led development
plan. However, land availability is a problem and
the hospital’s present desire to sell its surplus land
(as evidenced by land for sale) suggests that any
such plan will face space and market challenges.
For the hospital to be a value generator that could
energize interior sites and diversify the land use
potential with office and other support facilities,
significantly more land than the hospital currently
occupies would be required.
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Considering the three potential scenarios for value
capture of IH-30 frontage, it seems that multifamily
holds the greatest promise of attracting investment
and having some positive spin-off effect for the City
of Mesquite. The spin-off effect will be indirect rather
than direct. Direct means that the development will
translate into direct ad valorem and sales tax revenue
for the City. Indirect means that the development will
further enhance the investment environment and make
Mesquite more attractive for investment that will have
a direct benefit.
2. Context value association: Once the freeway
generated value has been captured (typically at the
freeway frontage), development of the remaining
property is dependent upon the value brought to it by
that capture and/or by the context against which the
remaining property is viewed. For the Long Branch
Creek District, this context is largely residential and
includes residential development of southwest Garland.
It also includes commercial development of Galloway
(south of Oates) which includes the back side of
several auto dealerships. The residential portion of the
context is older, moderately priced, and built on plan
patterns that are not presently favored in the market
place. Therefore, the residential context will do little
to advance attraction of a residential market that will
be higher than that attracted to the freeway frontage.
In fact it will likely be lower unless a dramatic internal
amenity is generated that defines a special residential
setting distinctive enough to overcome the negative
associations of frontage development and context.

Development fronting IH-635 (south of Oates) and
backing up to Galloway and Wooded Lake Drive
offers little value potential for the Long Branch Creek
District. Auto dealerships represent a low FAR (floor
area ratio) and, therefore, a low density (far lower
than any other type of retail/commercial development
to be found at such locations). In addition, the
nature of their patronage is specific to their function
(the purchase of a vehicle) and people coming to an
auto dealership would not be available for additional
shopping. This means that an auto dealer could not be
considered a development anchor. Finally, the capital
investment in building development of many (but not
all) auto dealerships is low relative to the market value
of frontage land. Consequently, dealerships do not
represent a significant ad valorem tax opportunity. In
summary, IH-635 development (south of Oates Drive)
that backs up to Galloway and Wooded Lake Drive

does little to enhance the context in any way that would
bring greater value to the Long Branch Creek District.
3. Amenity/improvement value association: Where

freeway capture and context do not enhance the value
of interior parcels (within the Long Branch Creek District)
creation of a value-generating amenity can. Such an
amenity must be related to the type of use desired for
this area (within the range of feasible uses). At present,
the Mesquite golf club occupies a significant land area
and is laid out in a tight pattern that denies surrounding
parcels any course frontage. Course frontage can,
for residential and other such uses, create value in
the same way that freeway frontage creates value.
Traffic densities on the freeway represent a commodity
of value to commercial development that comes with
the purchase price of the freeway fronting land and
influences that price. Likewise, access to and views of
enriched open space become a commodity of value for
residential development associated with open space
frontage.
There are many types of amenities that could be created
in this area. However, it is important that the amenity
(typically a public initiative) be packaged with sufficient
associated land to capture the market value it generates.
It is also important that the amenity establishes a value
opportunity greater then the freeway frontage and
context. Otherwise, the impacts of the amenity will
be no greater than those that would have existed in
its absence. This means that open space by itself may
not be sufficient by a reconfigured golf course, or it
could mean that a different type of facility (such as a
sports arena) should be considered. Finally, the type
of development attracted (because of the amenity)
should ultimately compliment the land use identity of
the development zone. The Long Branch Creek District
is comprised of residential uses, assisted living uses,
school uses, and small medical uses. This constellation
of existing land uses would not be enriched by large
scale commercial development, but would further
the fragmented patterns of use that have historically
established a vague and haphazard urban form for the
City of Mesquite.
Access to the Long Branch Creek District at present is
not conducive to freeway frontage valuation. Entrance
off of east-bound IH-30 occurs at Northwest Drive
(approximately the middle of the district’s frontage). As
a result, access to properties west of that access point
(toward the IH-30/IH-635 intersection) can only be
achieved through complicated maneuvering by use of a
backer road (Morningside Drive south of IH-30), or the
one-way service road (north of IH-30). Because the point
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of access substantially follows (rather than precedes)
the point of site recognition, this access configuration
does not blend well with frontage valuation. Access to
the Long Branch Creek District is equally complicated
when approached from IH-635. Although an exit
for Galloway is available, it is combined with Oates
and requires understanding of Galloway’s oblique
intersection with the highway in order to make use of
it. Again, access is complicated and not conducive to
realization of the full value potential of this important
intersection of major freeways.

land depth requires the pad sites to be developed on
autonomous parcels without the benefit of direct spatial
association with the Lowe’s parking lot or interconnected
drives. The land configuration, access, and relationship
to the primary retailer present significant problems to
development of pad sites along the southern edge of
IH-30.
The above-described spatial and structural problems
are influenced by the topography that is both an asset
and a constraint of the Long Branch Creek District.
Steep topography and the riparian plant communities
it nurtures are attractive to residential and office
development, providing an opportunity to differentiate
property within the Long Branch Creek District from its
surrounding context. Topography and tree canopy also
provide buffer and transition from freeway-associated
land uses that may not be compatible with the
residential, assisted living, educational, and medical
land uses current in place. The presence of topography
and tree canopy will become a major element of any
holistic plan for this development area.

Access Patterns in the Long Branch Creek District

Lowe’s has planted a major store south of IH-30 at
the IH-30/IH-635 intersection, but the lack of followup in pad development normally associated with a
Lowe’s suggests that the freeway access is a problem
for smaller retailers that are more dependent on the
relationship between recognition and accessibility.
Lowe’s has recently established a store in Greenville
where a cloverleaf ramp design provides legible and
convenient access. Consequently, a Starbucks, a
Chick-fil-A, a Game Stop, and other retail venues have
claimed pad sites at its fringe. The absence of pad
site follow-up at the IH-30/IH-635 intersection suggests
structural problems hindering absorption of available
pads.
Land available for pad development (at the IH-30/
IH-635 intersection) has a non-traditional relationship
to the Lowes.
Instead lying at the entrance to the
major retail activity, pad sites are arrayed along the
service road and backing up to Morningside Drive. In
this context, access is a major problem. In addition,

Topography of Long Branch Creek District

Galloway as an overpass does not bring to the Long
Branch Creek District the same value potential as an
underpass would. To illustrate this point, consider
McDermott and Exchange Parkway in Allen, Texas.
McDermott is an underpass (with Hwy 75 passing
over the street) and Exchange Parkway is an overpass
(with Hwy 75 passing under the street). Development
at McDermott is robust, while the intersection with
Exchange Parkway languishes. The same can be said for
the intersection of Broadway and IH-30. As Broadway
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passes under IH-30, commercial development has
aggregated, while the intersection at Galloway and
IH-30 remains largely undeveloped. It is the nature
of overpasses to suppress market expressions normally
associated with the intersection of a freeway and a
major street. To overcome the combined problems of
accessibility (discusses earlier) and overpass orientation
at Galloway, a significant destination is necessary.

of land depth (distance between Northwest Drive and
the creek) sufficient to accommodate appropriate levels
of development may not be possible.

The Long Branch Creek Zone
Long Branch Creek is an important component of the
remaining natural fabric of Mesquite and an important
identifier for the Long Branch Creek District. The Long
Branch Creek Zone contains the Mesquite Municipal
Golf Course, and the bank, bed, plant communities of
Long Branch Creek itself. Topography within the creek
valley is very steep and will claim a wide corridor
unless development reconfigures the valley profile.
Such reconfiguration would be costly (for residential
land use types) and significantly change the creekway
as an environmental asset.
Golf Course and Floodplain in Long Branch Creek Zone

Long Branch Creek

Long Branch Creek flows through the Mesquite
Municipal Golf Center. Within the Golf Center, the
floodplain is wide, covering 179 acres. This means
that more than 70 percent of the golf course is
consumed by the 100 year flood zone. As a result,
city-owned land (the golf course) is not available for
development unless flood plain area is reclaimed by
increasing valley storage within the creek channel.
Furthermore, the creek segment passes through the
long axis of the golf course, meaning that reclamation

Long Branch Creek can be a value-creating asset for
the district when higher density residential land uses
are envisioned for this area. The creek provides an
opportunity to turn residential development inward,
away from the freeway and the larger residential
context. Inward orientation of residential development,
away from those externalities that would lessen value,
toward a central natural corridor that provides beauty
and recreational opportunity will increase value.
Continuity of Long Branch Creek with other remaining
natural corridors of Mesquite and Garland provides
opportunities to establish pedestrian linkages to other
recreational and retail opportunities and provides
another potential market distinction for this district.
However, it is important that the natural corridor of
Long Branch Creek remain in the public domain so
that it will have benefit to the whole district, instead
of allowing the corridor to be privatized by abutting
development.
The existing Mesquite Golf Center could be an
environmental/recreational amenity that attracts
higher density multifamily development. However, the
current configuration of the course is one designed to
make efficient use of land, not to attract development.
The tight network of fairways and holes provides no
internal frontage for residential interface. The present
configuration of golf holes consumes all the space
between existing older residential development and
MESQUITE INTERSTATE 30 CORRIDOR REDEVELOPMENT PLAN
PART 2 - PHYSICAL CONSTRAINTS TO MARKET CAPTURE

32

SECTION 1 - ANALYSIS OF MARKET ACCESS

Northwest Drive, thereby eliminating any meaningful
adjacency that could attract suitable residential
development. For the existing golf center to create
an attractive amenity, Northwest Drive would have to
be realigned and the course reconfigured so that the
alignment of holes would create sufficient frontage. The
cost of realignment and reconfiguration would then be
recaptured in the increased value of abutting parcels.
Given the extent of the 100 year floodplain and existing
patterns of ownership, this would be difficult.
The Oates Frontage Zone
Existing frontage along Oates Drive is a random mixture
of multifamily and small retail land uses that displays the
ambiguous market identity of the Long Branch Creek
District. Barriers to new development are greatest at
Oates Drive, because the current spatial context is
unavoidable, and that context defines the investment
environment. Just as the freeway defines the top of the
value gradient, the Oates Road frontage defines the
other end of that gradient. Development in between
will arrange in accordance with the natural patterns
of value transitions, unless influenced by a separate,
internally-established value generator.
Where an
internal value generator of significant influence exists,
it can impose its value potential upon the abovedescribed gradient and establish a new value reference
to which development (intended to capture that value)
can respond.

Previously, this analysis identified Long Branch Creek
and the Mesquite Golf Center as potential internal
value generators. However, these district amenities
are most strongly valued by residential and office
development. Office development (located off the
freeway) requires a great sense of community and
sufficient critical mass to establish that community. It
is unlikely that such a community environment can be
created here between the freeway and context area,
unless the internal amenity is powerful enough to create
a distinctive location. A creekway and/or a public golf
course are not normally sufficient to create the desired
sense of location. However, residential land uses could
be attracted to natural and recreational amenities,
and such amenities could encourage higher density
development (as discussed above).
Typically, higher density multifamily development
requires (and demands) a higher rent than lower density
projects. Higher rents will be hard to achieve within
the contextual setting and adjacent to any development
associated with that setting.
If an internal amenity existed that could create value and
attract development not influenced by the contextual
setting, the issue of addressing the contextual setting is
still necessary. If the land use abutting the contextual
setting is multifamily, then a significant land depth will
be required (600 to 800 feet). This compresses the
available internal land. Given the extreme topography
within the drainage and creek corridors, a useful
amount of interior developable land may not exist.

Oates Frontage Zone
IH-30 Frontage Zone
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Investigation Of Suitable Uses
Mesquite is currently contemplating an initiative to host
a minor league sports facility. If located within the
Long Branch Creek District, such a facility could have
dramatic impact on the development potential of this
area. If properly integrated with a holistic development
concept that includes public as well as private spaces,
it could create a destination-defining value center that
would maximize the District’s potential.

be expanded into a public parkway that, like other
streets, connects to and flows from the district center.
Proper alignment and connection of streets is the means
by which land use districts are defined and parcels are
created. Such a street system also allows traffic exiting
IH-635 at Galloway to access the sports facility during
times of peak traffic demand.

Currently, the Long Branch Creek District is a mosaic
of independent conditions that force development into
autonomous cells separated by power line right-ofways, creek and drainage corridors, streets that lack
hierarchical relationship, incoherent value references,
and conflicting existing land uses. Realization of the
district’s natural features as a value center requires
a holistic plan for the Long Branch Creek District
that integrates frontage, internal conditions, internal
circulation, and context within a grand vision. This vision
must overcome those characteristics of the setting that
separate and thereby dissipate development potential.
If the centerpiece of such a vision was to be a minor
league sports facility, then its location must sit in the
center of a development pattern that responds to the
value gradients it creates. Articulation of this location
starts with envisioning the present drainage and creek
corridors as defining zones of development and buffering
potentially conflicting land use adjacencies. Between
the drainage way lying east of Columbia Parkway and
the drainage way lying along the southeast edge of
the Dallas Christian School is a high ribbon of land
with dramatic view exposure to IH-30. Location of a
sports facility at this site makes use of the drainage
and creek corridors as defining elements that give form
and identity to the district, buffer land use adjacencies
(hospital, assisted living, and school), and preserve the
natural assets of the District.
Once the naturally-defined site is identified, it is
necessary to create a street pattern that responds to
its prominence and connects movement patterns within
the Long Branch Creek District. These streets should
reference and flow from that location. Northwest
Drive (which has its own off ramps) must be a major
point of entry that leads the visitor to the prominent
facility location, while journeying through the retail and
commercial development located within the setting that
this facility defines. In addition, Republic Parkway and
Columbia Parkway must be woven into a movement
system so that they connect with Northwest Drive and
reach out from the central sports facility. Finally, the
drive that serves the present Mesquite Golf Club must

Long Branch Creek District Potential Land Uses

Connecting Northwest Drive with a repositioned
Columbia Parkway and creating a new flyover across
IH-30 (for the relocated Columbia Parkway) establishes
a link with Morningside Drive. This would result in
a ball park loop upon which retail and commercial
development can be arrayed. The whole loop system
should be renamed so that it references the sports
facility and location with special identity and market
interest. The loop system could be given a distinctive
streetscape that celebrates sports and entertainment,
as well as the City of Mesquite. That portion of the
loop between the sports facility and IH-30 creates an
opportunity for a specialized retail environment that
echoes the architectural forms and style of the sports
facility, and which also fronts a special 150-foot street
section that creates a town-like setting. The remaining
retail square footage needed to support a minor league
sports facility (349,000 sq. ft.) can be captured in
enhanced market positioning of now-vacant sites along
Morningside Drive, as well as the vacant retail site
at the northwest intersection of IH-30 and Northwest
Drive. The total potential retail square footage of the
loop is approximately 1,015,600.
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With the sports facility, office uses and retail uses
located with reference to the freeway, high density
multifamily uses could be located with proximity and
visual reference to the drainage and creek corridors,
creating residential sub-zones. The entire constellation
of land uses could be tied together with park-like
pedestrian amenities.

Long Branch Creek Potential Circulation Patterns

Reconfiguration of the creek channel within the current
golf course and the resulting increase of valley storage
within the creekway would allow reclamation of
some of the land within the current flood plain. Such
reclamation would result in the creation of developable
land parcels fronting the Golf Club entry drive, which
would be transformed into a parkway that connects with
Northwest Drive. Such parkway sites would be visible
to the freeway, possessing view access to the improved
Long Branch Creek Channel (former Golf Course), and
physically connected to (and associated with) the sports
facility. With these features and associations, Parkway
sites could be attractive for office use.

Long Branch Creek District Potential Office Use Sites

Long Branch Creek District Potential Open Space Amenities

Summary Of Conditions
Due to current conditions within and around the
Long Branch Creek District, an internal anchor for
development is needed to give form to the District
and create a structure in which other complementary
development activity can find meaning. An amenity
such as a baseball stadium would be suited as such
an anchor. It would provide a context for retail and
residential development, built around a street network
that would reinforce patterns of movement suited to this
activity. As the floodplain covers a large portion of
the District, the development of a parks/green space
can be designated as a buffer between recreational
and commercial uses and the surrounding residential
fabric. Such an environment would be well-suited
for office and multifamily residential development.
This arrangement of complementary land uses would
address the limitations present in the district, while
providing the investment and development activity
suitable for this area of the City.
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THE IH-30/HWY 80 TRIANGLE DISTRICT
It is the nature of corridors to uniformly distribute their
value, unless intersected by another corridor or value
generator of significance. When such an intersection
does occur, a point of differentiation is created, and
a point of greater valuation is established. Therefore,
differentiations create places where greater value
can (and does) aggregate, and greater density and
specialization is attracted. These points of differentiation
also create a value gradient that radiates throughout
the surrounding area.
Without differentiation, the corridor can not present
value distinctions to the market place. When value
distinctions are not present, order and sequence
(attributes normally associated with such distinctions)
are absent, and the resulting patterns of development
are formless. In this context, a brick building may be
next to a steel building, a motel next to an office, a
trailer sales center next to a big box retailer, etc.

IH-30, Hwy 80, and IH-635 in the Triangle District

Later, in 1970, the IH-635 Loop was completed and
another place of great differentiation was created.
One year later, the developers of Town East Mall were
quick to recognize the value opportunity and capture its
significance with a retail facility that attracted patrons
from Greenville, Terrell, and even Tyler. The giant
mall dominated the retail landscape of Mesquite for
many years and frontage development located along
IH-635, within the Mall’s sphere of influence (partly
because IH-30 and Hwy 80 frontage has already been
complicated by “lower end capture” from earlier days
when no differentiation was present).

IH-30 and Hwy 80 in the Triangle District

Both the IH-30 and Hwy 80 corridors reflect the abovedescribed pattern. In 1959, Big Town Mall was
established at a point of differentiation created by the
merge of these two freeways at Big Town Boulevard.
Eastward of that point, few differentiations existed,
and development of the freeway frontage took on
the random pattern described above. The businesses
capturing frontage value at that time were small plates
situated on shallow parcels, and a complex fabric of
ownership was established.

As Garland and Mesquite grew, traffic densities
increased and frontage development increased.
However, the dominance of Town East, the transitory
nature of older frontage, the interweaving of freeway
frontage and local town fabric, and rampant land
speculation in the IH-30 corridor promoted a confused
pattern of land uses. The confused interplay between
schools, franchise restaurants, and big box retailers
afflicted the commercial perception of Mesquite the
same way earlier low end capture did. As a result,
full potential of the value distinction established by
the combined 30/80 merger and intersecting IH-635
(hereinafter known as the 30/80 Triangle District) was
not completely realized.
Increased traffic volumes continued to precipitate
suburban development forms in Mesquite, rather than
the urban forms increasingly seen at other points of
differentiation in the Metroplex (such as the Harbor
MESQUITE INTERSTATE 30 CORRIDOR REDEVELOPMENT PLAN
PART 2 - PHYSICAL CONSTRAINTS TO MARKET CAPTURE

36

SECTION 1 - ANALYSIS OF MARKET ACCESS

at Lake Ray Hubbard or The Galleria at intersection
of IH-635 and the Dallas North Tollway). Suburban
patterns reflected a continued perception that the
30/80 Triangle District was on the fringe of Dallas
growth (instead of being in the middle of it). However,
this perception is rapidly changing as population along
the IH-30 and Hwy 80 corridor increases at a dramatic
rate.
Population projections prepared by MESA
indicate 2037 populations for the region east of Dallas
that includes the following cities:

Mesquite Area Points of Differentiation

Future densities and specialization needed at these
points of differentiation (to serve future demand), will
attract less perishable consumer goods while the more
perishable goods will continue to spread eastward
at ever lower floor area ratios. Therefore, a pattern
emerges relative to serving future population retail
needs. This pattern is:
This growing population also includes some dramatic
demographic changes (such as the higher income
concentration in Rockwall) and represents a significant
demand for retail service (as well as office employment
and multifamily living). Retail demand represented by
this 2037 population can be translated into a total
square footage for three critical market sectors: retail,
office, and multi-family.
Applying the earlier described principals of corridors
to this growth dynamic, points of differentiation (at the
present and for the foreseeable future) will reside at:
• The 30/80 Triangle District
• The future extension of the George Bush Tollway
• Lake Ray Hubbard
• To some extent, future improvements to the 205
connection between IH-30 and Hwy 80

• Increasing density and specialization at the existing
and emerging points of differentiation (which
includes the 30/80 Triangle District, provided that
structural problems associated with accessing that
demand can be resolved)
• Increasing lower density retail growth within the
corridor for more perishable, transitory, traffic
dependent, or locally-serving retail uses (such
as franchise food, auto and RV dealers, builder
supply, etc.)
Since future retail square footage likely to serve
imperishable demand needs will gravitate to existing
and foreseen points of corridor differentiation, the points
identified above will play a critical role in future growth
and market activity in this area. Mesquite (especially
the area in the 30/80 Triangle District) could realize
a dramatically increased market demand, as it sits in
a central location relative to future growth and hosts a
major point of corridor differentiation.
Past analyses of Mesquite’s development potential
have looked at activity solely within the City’s area of
jurisdiction, denying its role in a much larger market
area. This larger view is sobering because it brings
the dynamics of growth along the IH-30 and Hwy
80 corridor to Mesquite’s front door and provides
justification for doing what is necessary to remove
structural impediments to capturing the value created
by that demand.
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Accessing market demand is the key issue for Mesquite.
It is more of an issue than demand itself. If current
structural problems to meeting potential demand
cannot be overcome, that demand will flow to other
more accessible point of differentiation.

The IH-30 Frontage Zone

Sub-Districts within the Triange District

The following text seeks to analyze these structural
impediments on a sub-district basis. There are 6 subdistricts within the larger 30/80 Triangle District. These
sub-districts are:
•
•
•
•
•
•

The
The
The
The
The
The

Typically, newly developed tracts along the IH-30
corridor require a land depth that ranges from 700 to
1000 feet. Such land depth can accommodate the plate
sizes associated with newer projects and the apron of
parking that usually lies between the building and the
freeway. Land depths along the IH-30 frontage of the
30/80 Triangle District are much shallower because of
the smaller plates associated with older development
forms.

IH-30 Frontage Zone
HWY-80 Frontage Zone
IH-635 Frontage Zone
Triangle Center Zone
Triangle Residential Zone
Point

The IH-30 Frontage Zone
The freeway frontage zones of the 30/80 Triangle
District are most important to this analysis because they
are most burdened by past conditions. Looking at the
IH-30 frontage, it is clear that development here has
been dominated by truck stops, car dealers, RV and
mobile home dealers, and automotive services. These
land uses, while traffic dependent, represent a capital
investment in improvement that is far below actual land
value today. When a dramatic asymmetry between the
value of what is on the land and the land itself exists,
the properties are in transition. Another indicator of
transition is vacancy and the IH-30 frontage has a
significant vacancy problem at present.

IH-30 Frontage Zone Land Uses
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Property width is also important. Newer developments
along the IH-30 corridor are longer than older
development prototypes.
Property width defines
frontage and the frontage width of newer developments
can be 700 to 1000 feet. Current parcel widths along
the IH-30 frontage of the 30/80 Triangle District are
much more shallow than is now required.

IH-30 Frontage Zone Parcels

IH-30 Frontage Zone Property Widths

Shallow and narrow properties divided among many
property owners is one of the major structural problems
that hinders/restrains market access. When smaller
properties are valued on a square foot cost that is not
substantially different than larger tracts, affordability
of that price is dependent on assembly of other
parcels and therefore, that property incurs additional
risk/exposure not associated with the larger tracts.
Additional exposure is another barrier to market
access. For this reason, the Big Town Mall site has
attracted some current interest and larger sites south
of Hwy 80 (and just east of Big Town) have also seen
some recent reinvestment. However, properties along
IH-30 (where property configuration and ownership
seems particularly fractionalized) have not seen any
recent activity.

As stated in the introduction, increasing populations
and increasing demand for higher density retail
environments that can support more specialized retail
venues (non-perishable consumer goods) will place
greatest pressure at the few existing and emerging
points of differentiation within the IH-30/Hwy 80
corridors. This means that larger land parcels will
be required in order to capture value generated by
increased demand pressure.
The extent to which properties fronting IH-30 (within the
30/80 Triangle District) are removed from the market
that passes them every day is best reflected in the
current configuration of off-ramps (the Gus Thomason
ramp and the Big Town Boulevard ramp). These
ramps have a rural design rather than the more urban
configurations seen in Rockwall or even Garland. The
rural configuration is not designed for fluid movement.
Instead of a merging maneuver, traffic must stop and
make several turns in order to get to any destination.
The remaining presence of these archaic access designs
suggests that Mesquite never commanded the market
presence that other locations attained (e.g. Ridge Road
in Rockwall).
The City of Greenville illustrates the difference in
development opportunity that exists between urban
and rural style off-ramps. In Greenville, a newer urban
style exit was constructed at Highway 34 and IH-30
(exit 93), while a rural style exit was constructed at
Hwy 69 and IH-30 (exit 94). Development at exit
93 is dramatically more intense than development at
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94, simply because of the accessibility and property
configuration associated with the two off-ramp styles.
The rural ramp configuration separates intersection
frontage from the intersection by a long system of
service roads. These roads carry far less traffic
than the arterials from which they emanate, and
thereby depreciate the corner development potential.
Consequently, the normal value gradient is distorted,
the patterns of development anomalous, and the ability
of the intersection to attract market interest weakened.
Service roads along the IH-30 frontage are one way
and provide limited accessibility for businesses. In
more rural areas, service roads are two-way (such
as Greenville) and are more attractive to frontage
development. However, when one combines a rural
off-ramp configuration with one-way service roads,
accessibility becomes very difficult.

Clearly people traveling along Hwy 80 were passing
through en route to more distant destinations. As a
highway serving a larger region, Hwy 80 would
logically be the corridor within which Big Town Mall
would be positioned (at the point of differentiation
created by Big Town Boulevard). However, except for
Big Town Boulevard, other points of differentiation were
not sufficient to overcome a continuing proliferation of
relatively low-density motels, warehouses, and auto/
truck businesses. Today, however, the conditions that
once supported these industries have changed, and
patrons have moved on to retail now located in newer,
larger, more contemporary facilities. The major reason
for this change is dramatic population growth and the
higher levels of consumer spending they can support.

To improve the IH-30 accessibility to the market, the
following transformations would have to take place:
• Off-ramp design must be changed to a more urban
configuration design
• Current small parcels must be assembled into parcels
more suited to contemporary demand needs
• Current dynamics
stabilized

of

deterioration

must

be

• Attributes of a comprehensible identity must be
envisioned and implemented
The Hwy 80 Frontage Zone
As stated above, “the freeway frontage zones of the
30/80 Triangle District are most important to this
analysis because they are most burdened by past
conditions”. Looking at the Hwy 80 frontage, it is
clear that development here has been dominated by
motels, small warehouses, truck stops, and automotive
services. These land uses are traffic dependent and
are arrayed along the Hwy 80 frontage on slim/
shallow parcels unsuited for development that would
meet present day demand (greater density and more
specialization). The older styled motels fronting Hwy
80 speak to the nature of Hwy 80 during the time of
its development. Older than IH-30, Hwy 80 was a
major east/west route that ran thorough Dallas and
Fort Worth. Development of Hwy 80 through Oak Cliff
and Grand Prairie is similar to development of Hwy
80 through Mesquite: small traffic-dependent motels,
warehouses, and auto/truck-oriented businesses.

HWY-80 Frontage Zone

Like the IH-30 frontage condition discussed above, the
value of what is built on land along Hwy 80 is typically
less than the present value of the land itself. When
an asymmetry between the value of what is on the
land and the land exists, properties are in transition.
Other visible indicators of transition are vacancy, poor
maintenance, and inconsistent reuse. All of these
indicators are visible along the Hwy 80 frontage.
Like IH-30, Hwy 80 frontage is served by “rural
off-ramp” designs, such as those located at Gus
Thomasson and Town East Boulevard. These ramp
configurations suppress development at their location
because of the difficult traffic maneuver they require
and the access difficulties they impose. Rural ramp
configurations weaken major street intersections as
points of differentiation along Hwy 80 that could
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attract density and specialization. In addition to rural
ramp designs, frontage parcels are served by one-way
service roads. Therefore, if one wants to move in an
opposite direction, they must cross over the freeway and
circle back at one of the two cross-over points. Limited
access (afforded by freeway exits at Gus Thomasson
and Town East Boulevards), one way service roads,
and the difficulty encountered when moving from one
side of the freeway to the other (as a result of rural
ramp design and limited crossovers) makes getting to
and from frontage sites difficult. The issue of access
must be holistically addressed if frontage parcels are
going to redevelop.

• Current dynamics of deterioration must be
stabilized
• Attributes of a comprehensible identity must be
envisioned and implemented
The IH-635 Frontage Zone
Of the three freeway frontages that comprise the 30/80
Triangle District, the IH-635 frontage is the most active,
most changing, and most developed. When Town
East Mall opened in 1971, the IH-635 frontage was
defined as the premier frontage for the Mesquite market
area. As a result, chain restaurants filled the shallow
frontage parcels east and west of IH-635. Land along
the west side of IH-635 was constrained (with regard
to it land depth) because of the adjacent meandering
creek bed. As a result, chain restaurants were arrayed
on independent parcels, each meeting its own parking
requirements, and each in direct competition with its
neighbor. Access to these restaurants was always
difficult because traffic was required to exit IH-635 at
Town East Boulevard, a point south of most restaurants,
then find its way back to the preferred establishment
(north) along Towne Crossing Blvd (a backer road that
overcame obvious problems associated with a one way
service road).

“Rural” Ramp Design

South of Hwy 80 at Town East Boulevard is a new
development of “Tech Flex” offices and warehouses.
These have been available to the market for
approximately one year. The space, however, remains
mostly vacant. Current vacancy may be attributable
to access problems, but office/warehouse units do not
have the same access sensitivities as those associated
with retail. Warehouse as a freeway frontage land use
reflects the previous markets served by Hwy 80, rather
than the emerging markets associated with regional
population growth.
To improve Hwy 80 accessibility to the market, the
following transformations would have to take place:
• Off ramp design must be changed to a more urban
configuration design and dependence on one way
access roads must be relieved.

IH-635 Frontage Zone

• Current small parcels must be assembled into parcels
more suited to contemporary demand needs

Town East Boulevard is the primary IH-635 exit for Town
East Mall, the restaurants and retail west of IH-635, and
the restaurants/retail east of IH-635. As a result, traffic
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is often congested and market access is structurally
limited. In an effort to relieve traffic, two functioning
backer roads exist. These are Towne Crossing Blvd
and Childress Ave/Emporium Cr. Towne Crossing
Blvd (west of IH-635) functions as a true access. It
did not become a second tier of development value.
Therefore, it provides transition between residential
and non-residential land uses. However, its alignment
is difficult to understand, and the intersection with Town
East Boulevard is difficult to comprehend as the point
where access to a restaurant further north is acquired.
Childress Ave/Emporium Cr (east of IH-635) has
become a second tier of value. As a result, retail fronts
the freeway and also fronts Childress Ave/Emporium
Cr. This has resulted in a maze of strip centers and
pads that lack coherency, hierarchy, or any attributes
of cognitive structure. The aging of centers and pads,
the effects of continued congestion, and the fading
dominance of Town East has set the areas east and
west of IH-635 into a downward pattern of transition
as evidenced by:
• Vacancy (several vacant large plate structures as
well as smaller lease spaces)
• Mixed maintenance
• A trend toward lower capture in retail tenancy

Town East Mall Circulation Patterns

Town East Mall itself reflects the eroded primacy of this
area. At Town East Mall, leases are changing and
moving to lower end businesses. As the dominance
of the primary value generator is dissipated, the retail
area dependent on it experiences more transition.

While IH-635 frontage north of Town East Boulevard
shows signs of age and transition, retail development
south of Town East Boulevard is experiencing activity.
A new center at IH-635 and Hwy 80 (northwest corner)
contains a Pets Mart, Ross, Best Buy, Garden Ridge, a
new movie theater, and a Home Depot. Relocation of
some of these retailers to this location (over previous
locations within Mesquite) reflects population growth
along the Hwy 80 corridor (toward Forney and
Terrell). Home Depot relocated to a growth corridor
because of the benefit they receive from proximity to
new residential development (they earn approximately
$30,000 in revenue from each new home). Therefore,
a spatial relationship to growth is important to Home
Depot’s marketing strategy. New development south
of Town East Boulevard shows a breakdown of historic
value relationships and in land use clusters, spatially
dispersing formerly aggregated densities.
New development has been able to occur in this
location (west frontage of IH-635) in response to the
emerging demand, due to deeper parcel depth that
results from the distance between IH-635 and the creek
within Town East Park. Response to the available land
depth suggests that other frontage could experience redevelopment if shallow land depth were not a barrier
to market access.
New development has been permitted to repeat the
freeway capture patterns of the past. Freeway capture
means that the value generated by the freeway is
captured by the parcels fronting the freeway, and little
to none of that value is available to sites behind this
frontage. As a result, sites behind the frontage parcels
remain vacant south of Town East Boulevard, and
are congested with small, transitory businesses north
of Town East Boulevard. Sites behind are dependent
upon local streets and the values they generate. Here
is where the value structure breaks down: local streets
do not have a clear hierarchical relationship, but rather
function as through-traffic routes and freeway support.
Consequently, movement through the 30/80 Zone is
not easily comprehended. Away from the freeways,
value gradients become unstructured, which is
detrimental, as structure is necessary to establish value
relationships that define the real estate market. When
these relationships are absent, development intended to
capture is incremental, sporadic, and arrayed without
coherent form. Therefore, development fronting freeway
streets hosts a variety of unrelated businesses, such as
motels, dry cleaners, offices, gas stations, vacancies,
fast foods, discount stores, etc. The businesses typically
offer “urgent” retail venues. Urgent venues are those
that people use when a service or product is needed
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(such as a gas station or dry cleaners). Visits to such
vendors are short (in and out), and do not precipitate
other retail spending.
The unstructured mesh of local fabric and regional fabric
is most clearly seen at North Mesquite High School.
Here, a major high school facility is flanked by a now
vacant “big box” (north of Town East Boulevard) and
an auto dealership (south of the campus). The jarring
contrast in land use relationships takes important real
estate across from Town East Boulevard--real estate that
is more visible and more accessible--out of the market
place, weakening the value potential of this vital
intersection.

Gus Thomasson Road/IH-635 Intersection

At various points along the freeway frontage (such as
the intersection of IH-30 and IH-635) multifamily land
uses are visible behind the frontage parcels. The density
of these multifamily projects is typically suburban (18
to 25 units per acre). Given emerging population
densities within the contextual area, higher densities
would be appropriate in this zone. However, lower
density multifamily placed close to the freeway will
make it difficult to attain higher densities further back.
Where the age and condition places these multifamily
developments in transition, redevelopment may be a
viable market option.
The Triangle Center Zone

North Mesquite High School and Big Box Retailers

Movement between service roads (east and west or
north and south of the freeways) can only take place
at crossover points located far from each other. If a
person traveling south of Town East Boulevard along
the IH-635 service road wanted to travel north on the
east side service road, they would have to go to the
Gus Thomasson Road underpass (west of IH-635), then
down to the Galloway overpass (east of IH-635), and
then make their way west again to the IH-635 service
road. Such complicated trip maneuvers makes use of
the freeway frontage very difficult.

In the center of the 30/80 Triangle District is a retail
node (at the intersection of Town East Boulevard and
Motley Drive). Today this node, which hereinafter will be
called The Center, is largely vacant and under-utilized,
revealing the extent to which land area contained by
IH-30, Hwy 80, and IH-635 is in an unstable state.
The overt signs of transition are:
• Vacancy
• Replacement Land Uses that are inconsistent with
the building shell they occupy
• Deteriorating maintenance
• Visible absence of activity
• An emerging defensive relationship between center
uses and the street/parking areas
• Depreciating value of both land and what is built
on it
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The retail environment created within The Center is no
longer consistent with shopping preferences. The lease
spaces are small (making such spaces more suitable
to specialty retail which is now in more specialized
environments). Also of note in this area are the vacant
big boxes which suggest that market interest has moved
to places that are more engaged with traffic movement
(the freeway). Streets serving The Center also serve
more strongly associated destinations at the freeway.
Therefore, traffic traveling along Town East, Motley, or
Gross Road is typically traveling to the freeway, not to
The Center. As a result, The Center has no real traffic
exposure.
Structural problems impeding market access include:
• Antiquated form of lease space
• Antiquated shopping environment
Triangle Center Zone

Had The Center been structurally integrated with the
residential areas around it, a stronger relationship would
have offered more stability. However, residential streets
make limited contact with The Center, form cloistered
enclaves, and thus isolate The Center, separating it
from the freeway and neighboring residential fabric.
As a result, it has no real identity (neither freeway or
neighborhood, neither regional or local). By contrast,
Casa Linda and Highland Park Village are centers that
mesh with the adjacent residential and have enjoyed
both greater stability and lost lasting identity.

• Isolation from freeway energy
• Separation from adjacent neighborhood
• Absence of traffic exposure
The Triangle Residential Zone
There are three areas that comprise the Triangle
Residential Zone of the 30/80 Triangle District. These
three areas share attributes that reveal patterns of
transition and change. These three areas are:
• Triangle Northeast Residential, lying north and east
of The Center
• Triangle Southeast Residential, lying south and east
of The Center
• Triangle West Residential, lying generally west of
The Triangle

The Center Land Uses
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Triangle Residential Zone

Triangle Residential Zone Land Uses

Residential and spatial issues within these zones
generally fall into four categories as follows:

Residential areas within the 30/80 Triangle District
were laid out as districts separate and apart from the
freeways. As a result, the relationship between house
and frontage development has always been defensive.
This forged a spatial separation between frontage
fabric and larger Triangle fabric that constrained the
frontage and isolated the residential areas.

1. Interface of residential to non-residential:

There is a generally chaotic relationship between the
residential fabric and freeway frontage development.
In places residential lots side to the rear of frontage
tracts, in other cases residential lots meet the rear of
frontage development at rear residential lot lines. In
all cases they define the shallow tract depth of freeway
frontage (a spatial condition that afflicts freeway front
parcels) and disperse that definition among numerous
small property owners.
The small and spatially
dispersed pattern of frontage tracts means that they
do little to protect residential areas from freeway noise
encroachment. This close proximity and encroachment
assaults the value of residential lots and pushes
residential areas toward transition as freeway volumes
increase.

2. General indicators of stability or transition:

Isolated residential areas (within the 30/80 Triangle
District) can not attain sufficient critical mass (size) to
constitute a true district able to break its association
with the freeway or the freeway triangle. As a result,
the state of the residential areas is structurally tied to the
state of the freeway frontage. When that frontage shows
transition, the residential areas do as well, because the
Triangle is perceived (by all visible externalities) to be
changing in the direction of redefinition.
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Within the residential areas, there are widely varied
states of maintenance and condition, suggesting
increased absentee ownership and changing value.
However, residential pockets (under great assault from
the shifting nature of the freeway setting) are showing
resilience and determination to find stability, while
being encroached upon by surrounding instability.
Indicators of instability include:
• Shifting maintenance
• Lack code enforcement
• Indicators of atypical trip patterns
• Incremental structure modification
3. Street pattern as a matrix for redevelopment:

The segmentation of residential areas into pockets
(too small to sustain themselves independent from the
freeway condition) is largely a function of residential
street design. Street patterns reinforce isolation and
fragmentation. The major street attributes that create
this condition are:
• Pervasive discontinuities across arterials: Many of
the streets leading to Motley or Town East Boulevard
do not align with other streets leading to these
arterials. As a result, arterials do not cut across the
residential fabric, they define it. This means that
exits from and entrance to residential areas are
defined by arterials. Within the residential zones
the same pervasive discontinuity exists.
• Severe orientation changes without transition or
justification: Some streets end, some streets go
through, some streets change name, and it is very
difficult to find streets that traverse a residential
area without encountering a change or diversion.
The result is a fragmented internal fabric, lacking
structure (cognitive linkage) where such is needed
to attain a sustainable critical mass.

Triangle Residential Zone Parcels
4. Relationship to The Triangle Center: A lack of street

connection to the center makes the center disassociated
from the residential fabric it serves. Residential streets
connect with Motley and Town East at points remote
from the “Triangle Center”. As a result, the center
itself becomes “regional” (dependent on the traffic
from major arterials) and thereby, out of place in a
residential setting. Triangle Center responds to the
30/80 Triangle District location but the residential does
not. Triangle Center embraces the regional associations
of its location but the residential can not (in fact it must
protect itself). Herein lays the basic internal conflict
that erodes any long term stability of the current fabric
within the Triangle as population densities grow within
the larger market area.
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The Point
The Point is that area at the place where Hwy 80
and IH-30 meet (hereinafter called the 30/80 split).
This has long been a significant location in the Dallas
area, since the construction of Big Town Mall in 1959.
This area was also home to a host of truck stops and
eateries, many of which today are vacant. The market
energy that once drove development of this location
changed in terms of its preferences and interests. In
1959, the 30/80 split was an outpost (or portal)
that marked the limits of the City of Dallas. It was a
place where the distant reach of regional highways
converged and offered opportunity to partake in what
the more rural areas (anything east of present day IH635) could not offer. Today, this relationship is entirely
changed. Instead of sitting on the fringe of a growing
city, it is in the middle of a growing region. Its strategic
location relative to movement patterns has not changed,
however. Consequently, the 30/80 split is positioned
to experience renewed market interest if the current
structural problems that prevent access to that market
can be resolved. Current structural problems include:

by a contradicting landscape. Finally, the types of
vacant structures visible speak to a rural/fringe/remote
location…an identity that Mesquite needs to shed in
order to embrace its new centrality.

Aerial View of The Point Land Uses
2. Off ramp design/service roads/access: Access

to The Point is a major structural problem hindering
and constraining market response. These access
problems can be attributed to rural off ramp designs
in combination with one-way service roads. Big Town
Boulevard is connected to one-way service roads via
rural ramp designs that disassociate the Point from
a major cross street. In earlier days, trucks seeking
(and needing) a truck stop were motivated to make
the complicated maneuvers required to access the old
Viking Village (just as trucks today make the maneuvers
required at IH-30 and Big Town Blvd to access the
Love’s). However, retail uses are more convenience
sensitive and will find overcoming the remoteness, as a
function of limited access, a significant problem.

The Point
1. Vacancy/instability: With the demolition of Big
Town and the pervasive vacancy of remaining buildings,
there is a stigma of instability that is associated
with this area and thereby, associated with entry to
Mesquite. As a result, lack of market response here
has a dramatic influence on the perception of larger
Mesquite in the Marketplace. TxDOT headquarters
is a stable presence in the area but is surrounded
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Summary Of Conditions

Access to The Point
3. Lack of demarcation: Anyone seeking the Point must
first find the Point. Upon arrival (moving east on IH-30,
the maze of intertwined ramps makes recognition of
the Point (as a destination) difficult. The concentration
required to decipher illegible ramp configurations
supersedes place recognition. Some form of landmark
demarcation is needed that announces Mesquite, The
Point, and portrays how to access The Point.

The preceeding text provides an analysis of the 30/80
Triangle District in terms of structural problems that will
most likely constrain maturation of the area. These
problems hinder the ability of the District to capture its
potential share of a growing market. Absorbing any
meaningful portion of market demand will be dependent
upon the extent to which Mesquite has resolved those
structural impediments described above. Correcting,
removing, and resolving these structural problems
will require a multi-level strategy--led by the City of
Mesquite--as it forms public/private partnerships aimed
at capturing the available market potential. If Mesquite
is successful in addressing the structural problems
associated with its history as a fringe City, it can enjoy
its new position as a central City within a bourgeoning
market.

4. Land availability: Land availability is less of a
problem at The Point than other areas as a result of
larger site requirements of previous development and
the flood plain of Westiver Park Creek. However,
the ownership is fragmented and the space between
Big Town Boulevard and the east side of the TxDOT
Office is shallow. Making larger sites available may
require realignment of Big Town Boulevard within The
Point area. Creation of more marketable sites may also
require encroachment upon the current flood plain. The
Point is the most likely place for multi-floor development
which needs sites in the 3 acre range with a minimum
depth of 800 feet.
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IMPEDIMENTS TO CORRIDOR REDEVELOPMENT
Due to patterns of use and growth that have occurred
in the past, constraints to redevelopment exist within
the IH-30 corridor in Mesquite, and must be resolved
so that positive growth and redevelopment can occur.
These constraints can be seen as impediments to
market access.
These impediments to market access are grouped into
four categories, based upon the physical attributes of
the parcels themselves. By identifying the particular
constraints placed upon land in the planning areas,
future resolution of impediments to redevelopment
becomes possible. The four categories of structural
impediments are:
1.
2.
3.
4.

Parcel configuration
Value resolution
Accessibility
Context Definition

1. Parcel Configuration
The physical configuration of land parcels is a
significant determinant of how that land can be
developed. Issues such as parcel shape, parcel depth,
and fragmentation by secondary factors are some
examples of issues that are important when positioning
land for redevelopment.
2. Value Resolution
Some physical impediments are primarily associated
with parcel valuation or worth. This worth may be

suppressed by relationships that are controlled
externally, or by the physical setting within which land
is found. Market attractiveness may also be associated
with physical impediments. Such impediments are often
caused by the presence of a distorted gradient of land
value, visibly expressed through characteristics such
as neighborhoods in transition, depressed properties
that depreciate those around them, and excessive
vacancies/derelict lands.
Each of these physical impediments to value resolution
restrains property value and ultimately discourages
redevelopment.
3. Accessibility
Often realization of optimal property value is hindered
by problems with property accessibility. Issues such
as access/egress, congestion, and discontinuities
in circulation patterns negatively impacts property
value and positioning, thereby discouraging
redevelopment.
4. Context Definition
To encourage redevelopment in Mesquite, it is
important to also consider the associations that exist
between designated properties and the larger context
in which they are found. The nature of surrounding
development, the condition of the general setting, and
the market “image” for a designated area each speak
to Context Definition, and are strong determinants of
the attractiveness of particular properties in the study
area for redevelopment.
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The distribution of impediments to market access as documented for the Long Branch Creek District. Steep topography, shallow land
value penetration, and limited accessibility are some of the structural impediments to value capture.

STRUCTURAL IMPEDIMENTS WITHIN THE LONG
BRANCH CREEK DISTRICT
Within the Long Branch Creek District, all four categories
of structural impediments can be observed, while the
highest concentration of such points lies near Long
Branch Creek, along the northern Frontage Road of IH30. Incremental low capture at the freeway, excessive
floodplain and drainageways, steep topography,
and shallow value penetration from the freeway are
examples of the impediments observed in the Long
Branch Creek District. In this District, the areas with
vacant land opportunities are most encumbered, and
the areas with greatest value potential are the most
burdened. Maximizing opportunity for development
in the Long Branch Creek District would require
resolution of these impediments as part of a Corridor
Redevelopment Strategy (iterated in Part Four of this
report).

Density of impediments to market access is indicated here,
demonstrating that there is a high concentration of such
points in the area near Long Branch Creek, on the northern
Frontage Road of IH-30.
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The value gradient for the Long Branch Creek District indicates that value generated by IH-30 and IH-635 is immediately captured at
the freeway front, and does not penetrate into those portions of the planning area that are removed from the freeways.
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The distribution of impediments to market access as documented for the 30/80 Triangle District. Incremental and low capture at the
freeway, circulation ambiguity, excessive troughs in the value of the land, and a number of properties in transition are some of the
structural impediments to value capture.

STRUCTURAL IMPEDIMENTS WITHIN THE 30/80
TRIANGLE DISTRICT
Within the 30/80 Triangle District, all four categories
of structural impediments can be observed, while
the highest concentration of such points lies near the
30/80 Split and the Town East Retail and Restaurant
Area (TERRA). In the 30/80 Triangle District, the
areas with the greatest value potential are the most
burdened, specifically in these two areas. Incremental
and low capture at the freeway, circulation ambiguity,
excessive troughs in the value of the land, and a
number of properties in transition are examples of the
impediments observed in the 30/80 Triangle District.
Maximizing opportunity for development in the 30/80
Triangle District would require resolution of these
impediments as part of a Corridor Redevelopment
Strategy (iterated in Part Four of this report).

Density of impediments to market access demonstrate that
there is a high concentration of such points in the area near
the 30/80 Split, and near the Town East Retail and Restaurant
Area (TERRA).
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The value gradient for the 30/80 Triangle District indicates that value generated by the freeways is captured at the freeway front.
Excepting the minor impact of the intersection of local roads, the positive economic energy associated with the freeway system does
not penetrate the internalized space of the 30/80 Triangle District.
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SUMMARY

Historic development patterns observed throughout
Mesquite have constrained the ability to capture that
demand. This is especially true along freeways such
as the IH-30 corridor. To encourage redevelopment
activity along the IH-30 corridor, impediments to market
capture must be overcome.
The first section of Part Two consisted of an analysis
of market access within the study area (Long Branch
Creek and the 30/80 Triangle). This was a discussion
of the positioning and physical attributes of properties
in the study area, as related to their suitability for
development/redevelopment. Each of the districts
within the study area was divided into sub-zones,
based on current use patterns and/or key cognitive
attributes.
In the second section, physical constraints (which are
called structural impediments) that prevent market
capture were defined as Challenges to Overcome.
The four general categories of structural impediments
identified in this section included: Parcel Configuration,
Value Resolution, Accessibility, and Context Definition.
Impediments that deal with Parcel Configuration are
identified as those spaces throughout the study area
where the physical configuration of parcels limits value
capture. Constraints that are primarily associated
with parcel valuation or worth were categorized as
impediments to Value Resolution. Problems associated
with property accessibility were categorized as
impediments to Accessibility. Finally, those constraints
that are caused by associations within a larger context
were described as impediments of Context Definition.
Part Two of this report presented the array and impact
of these structural impediments as a series of map
graphics. These are portrayed as a set of points
identifying locations throughout the study area which
hinder market capture. This designation of specific
points is useful in that it begins to define strategic
locations along the IH-30 corridor that could be targeted
for redevelopment.
The following part of the report outlines the Vision
for IH-30 Corridor Redevelopment, illustrating how
key planning components, such as land availability,
circulation, and future land use designations, can be
combined to create a vision for two distinct gateways
to the City of Mesquite. The report then concludes with
an implementation plan for the vision.
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As demonstrated in Parts One and Two of this report,
Mesquite is positioned in a rapidly growing area,
with opportunities to realize very significant market
demand. The City has some capacity for growth and
redevelopment along its freeway frontages, but this
capacity to meet the projected demand is limited by a
number of physical constraints (structural impediments)
in the Long Branch Creek and 30/80 Triangle study
areas. This section of the report creates a Planning
Framework, which seeks to balance regional and
local forces, residential and non-residential uses, and
connectivity in Mesquite. The Planning Framework,
coupled with input from the City of Mesquite, then
serves to organize and guide the development of Vision
Plans for a series of new uses in the study areas. Vision
Plans are presented for two distinct areas, designated
as Gateways for their ability to signify entrance and
arrival in Mesquite. These are known as the Eastern
Gateway (comprised of the Long Branch Creek area)
and the Western Gateway (comprised of the IH-30/
Hwy 80 split point). The Vision Plans provide a
compelling and illustrative redevelopment strategy to
increase visibility, accessibility, and market capture in
Mesquite.
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THE PLANNING FRAMEWORK
The City of Mesquite, although originally established
around a central downtown area, has grown in
response to the regional network of freeways that
bypass the City. IH-30, Hwy 80, and IH-635 have
provided opportunity for development that is regional,
rather than local, in purpose and in character. Big
box retail, agglomerations of chain restaurants,
and regional shopping centers have created a non-

residential environment in the City that is not reflective
of the particular character of the town.
The Planning Framework seeks to provide a hierarchy
of form and order for the City, identifying residential
and non-residential components and differentiating
between the regional and local scale of development
found throughout the City. This Planning Framework
is useful in directing future development and positive
growth in Mesquite.

The Planning Framework: The Planning Framework is useful in directing future development and positive growth in Mesquite. It seeks
to identify residential and non-residential components, and to differentiate between areas of regional activity and areas of local
activity.
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The Regional Non-Residential System: The aggregation of
regional non-residential uses reinforces their significance in
Mesquite, preserves property value, and creates form-giving
components within the overall community.
The red stars indicate the new value generators in the
Gateway Plans.

The Local and Regional System: The Planning Framework is
useful in directing future development and positive growth in
Mesquite. It seeks to identify residential and non-residential
components, and to differentiate between areas of regional
activity and areas of local activity.

The Residential Transitions: The interface of residential and
non-residential uses is made meaningful as transitions to
complementary residential areas are established around nonresidential areas.
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GATEWAY
PLANS
REDEVELOPMENT

FOR

IH-30

CORRIDOR

IH-30 serves many functions within the City of Mesquite.
As a major east-west regional connector, it joins
Mesquite to Dallas, the core of the DFW Metroplex.
It also serves as a portal to the DFW Metroplex to the
east. Because of its connective significance, it defines
land value, and fosters regional development in the
cities through which it passes. Because of the scale of
IH-30, it also tends to segment the local fabric of these
same communities.
THE EASTERN AND WESTERN GATEWAYS OF
MESQUITE
Within the context of the Planning Framework previously
defined, the targeted area for redevelopment planning
along IH-30 can be separated into two distinct
planning areas. These were previously identified in
the Assessments Phase of this report, and consist of

the Long Branch Creek Environs and the 30/80 Split
(The remaining portions of the 30/80 Triangle will
be considered within some measures of the Corridor
Development Strategy outlined in Part Four of this
report, but the Gateway Plans will focus on activity
occurring at a smaller scale.).
IH-30 plays a significant role in connecting Mesquite
to the surrounding regional system, serving as point of
entry from Dallas on the West (at the IH-30/Hwy 80
split) and from the eastern suburbs on the East (at the
Mesquite City Limit). These two gateways into Mesquite
will become increasingly important as redevelopment
occurs along regional roadways, since they serve
as portals to the City. Therefore, the Redevelopment
Strategy developed in this Plan will address two
specific Gateways. The Eastern Gateway consists of
land within the Long Branch Creek study area, while
the Western Gateway consists of land in the 30/80
Triangle study area.

The Eastern Gateway of the Redevelopment Plan consists of the Long Branch Creek study area, while the Western Gateway consists
of the 30/80 Triangle study area.
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THE EASTERN GATEWAY DISTRICT
In addition to its service as a major portal to the City
of Mesquite, the Eastern Gateway District serves as the
eastern portal to the entire DFW Metroplex. This is due
to its proximity to the major loop (IH-635) and major
east-west freeway (IH-30) of the Metroplex. As such,
this area possesses significant development opportunity
for the City of Mesquite.
Land Availability
To realize this opportunity, those constraints identified
in Part Two of this report must be resolved so as
to encourage development activity in the Eastern
Gateway District. The configuration of buildable land
in this District is quite complex, due to the amount of
naturally constrained land (floodplain/drainage area,
steep slopes, etc.). Rather than combat these natural
conditions, they should be preserved as an amenity for
future development so as to enhance the value of these
properties.
Value Generation
An internal anchor is also needed for the Eastern
Gateway. Such an anchor would serve as a generator

of economic value for the rest of the district, allowing
deeper penetration of the value gradient currently
provided by IH-30.
Land Use
Complementary land uses should be established for
this gateway district so as to overcome access and
circulation problems, create a visible identity within
the freeway corridor, and serve meaningful parcels,
the size of which can be market-driven. This type of
land use plan would establish a sequence of land uses
from commercial to residential uses, with the anchor
development providing necessary thematic elements.
Circulation
The development strategy for the Eastern Gateway
District must allow increased value capture by enhancing
accessibility throughout the District.
An internal
loop system is proposed to connect the northern and
southern freeway frontage zones, introducing thematic
elements complementary of the internal value generator
introduced in the central portion of the District. This
system of circulation should be hierarchical in design,
so as to reinforce the significance of the various street
types.

Assembly of land in the eastern gateway should speak to vacant, underutilized, and for sale properties, while
incorporating natural features as future amenities to increase property values.
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The Eastern Gateway Illustrative Plan includes a mixture of retail, commercial, office, and multi-family uses that are built around an
internal value generator. The natural features associated with the creekway are incorporated as amenities to enhance property
value.

The Land Use Plan for the Eastern Gateway creates a visible
identity within the freeway corridor, as well as a sequence of
uses built around an entertainment anchor.

The Circulation Plan for the Eastern Gateway facilitates
connectivity within the various portions of the District,
establishing a hierarchy of street types and an intentionality
of movement throughout the District.
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The Eastern Gateway to the City of Mesquite should establish an area of mixed use, with legible transitions, that is accessible to the
City of Mesquite. This Gateway should serve as a portal to the Metroplex, as well as a portal to Mesquite.
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THE WESTERN GATEWAY DISTRICT
In addition to its service as a portal to the City of
Mesquite, the Western Gateway District is pivotal in
the dialogue that exists between the cities of Dallas and
Mesquite. The convergence of two highways (Hwy
80 and IH-30), coupled with locally serving Buckner
Boulevard, has created a common point for two
cities at which the regional and local systems create
a meaningful interface. As such, this area possesses
significant redevelopment opportunity for the City of
Mesquite.
Land Availability
To realize this redevelopment opportunity, those
constraints identified in Part Two of this report must be
resolved so as to encourage redevelopment activity in
the Western Gateway District. The potential of available
land in this District should be maximized, so as to bring
available land opportunities into the envelope of value
capture. Lands that are under-utilized, for sale, or
vacant should be targeted for reuse/redevelopment.

Land Use
Complementary land uses should be established
for the Western Gateway District so as to energize
adjacent areas of development opportunity, such as
the Big Town Mall site. This would help to establish
a smooth transition between the range of land uses
that together would enliven this District. A monumental
landmark structure would further define the purpose
(and subsequent uses) of this District.
Circulation
The development strategy for the Western Gateway
District must resolve current access and circulation
problems, so as to spatially redefine the opportunities
for value capture within the District. The creation of a
hierarchical circulation plan allows the value currently
available at the freeway to penetrate the entire
district, accommodating traffic generated by new
development, while tying areas of economic activity
to areas south of Hwy 80. This system of circulation
should be hierarchical in design, so as to reinforce the
significance of the various street types.

Vacant, under-utilized, and for sale properties create a constellation of available land in the Western Gateway District.
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The Western Gateway Illustrative Plan includes a mixture of complementary uses, aimed at integrating redevelopment activity at the
split of IH-30 and Hwy 80 with the surrounding fabric. Land south of Hwy 80 maintains a hotel/convention anchor at the current Big
Town Mall site, surrounded by complementary retail and recreational uses. The improved creekway east of the 30/80 Split is a central
organizing element for new office and high end multi-family development, while improvements to the Big Town Boulevard intersections
facilitate connectivity within this Western Gateway District.

The Land Use Plan for the Western Gateway creates a
visually identifiable form within the IH-30 corridor, as well
as a sequence of uses built around a monumental landmark
structure.

The Circulation Plan for the Western Gateway facilitates
connectivity within the various portions of the District,
establishing a hierarchy of street types and an intentionality
of movement throughout the District.
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The Western Gateway to the City of Mesquite should establish an opportunity for redevelopment that incorporates a complementary
mix of land uses and legible transitions, which is accessible to the City of Mesquite. This Gateway should serve as a portal to the City
of Mesquite through the incorporation of landmark structures, street hierarchies, and energized development activity.
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The Western Gateway District will serve as the primary western portal to the City of Mesquite. The three monumental landmark
structures at the juncture of IH-30 and Hwy 80 signify transition between Dallas and Mesquite, project a redefined perception of
activity in Mesquite, and establish a meaningful way-finding element for the eastern portion of the Dallas-Fort Worth Metroplex.
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SUMMARY

The Vision Plans for the Eastern and Western Gateways
in Mesquite present solutions to many of the structural
impediments to market capture currently found along
the freeway frontages in Mesquite. By creating mixeduse, monumental Gateways, the Vision Plans achieve
an increase in the value of land and uses within and
surrounding the Gateways. The Eastern Gateway
plan features an internal value generator (in this case,
a minor league stadium), which anchors surrounding
retail, commercial, office, and multi-family uses in
a new entertainment district. The Western Gateway
includes the adaptive reuse of the Big Town Mall site
(south of Hwy 80) as an international sports facility, as
well as a central water feature surrounded by imposing
office towers, mixed use areas, and multi-family housing
(between IH-30 and Hwy 80). The connectivity and
accessibility of both Gateways are enhanced through

a clear road hierarchy, and visibility is increased by
taking advantage of the Gateways’ prominent locations
adjacent to heavily traveled freeways.

Current Value Gradient in Study Area.

Potential Value Gradient in Study Area as a result of Gateway
Vision Plans.

The increase in value rendered by the Gateway Vision
Plans can be clearly illustrated through the use of value
gradient mapping. The image below on the left shows
the current value gradient in the study areas, in which
value is concentrated along the freeway corridors.
However, in the image below on the right, the value
gradient has been recalculated to show the potential
value concentrations as a result of the Gateway Vision
Plans. New patterns of value are created by the Vision
Plans, escaping the confines of the freeway corridors
and resulting in higher values and better distribution of
values within Mesquite.
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INTRODUCTION

Mesquite faces challenges as the City prepares for
future growth and development along the Interstate 30
corridor, but these challenges are coupled with a wide
variety of potential opportunities. To assist Mesquite
in meeting challenges and most effectively realizing
potential, Part Four of this report begins by detailing
Structural Impediments to Market Access. In a Strategic
Resolution Matrix, each of these challenges is matched
with a number of Remedial Actions for addressing and
minimizing the constraint. Recommended actions are
tailored directly to the specific impediments observed
by MESA in Mesquite, in the categories of Parcel
Configuration, Value Resolution, Access, and Context
Definition/Image. By matching actions directly to
impediments, a detailed picture emerges of definitive
steps Mesquite can pursue to meet their particular
challenges. These recommended actions are then
organized by type, in the following categories: Physical
Actions and Strategies; Policies and Policy Strategies;
Internal Organizational Structures and Initiatives;
External Organizational Structure and Initiatives; and
Multi-Level Actions. These categories illustrate the
range of actions, levels, and organizations that must
work together to enact a Strategic Plan. Recommended
actions within each type are described in detail relative
to existing conditions in Mesquite, goals of expanding
Market Access, the Gateway Plans proposed in Part
Three, and the steps that should be taken by the City
of Mesquite.

A structure for addressing the actions in the Strategic
Redevelopment Plan for Mesquite is outlined in Section
Two. A wide variety of municipal district designations are
described and analyzed for relevancy to the conditions
in and goals of Mesquite. Final recommendations are
made concerning the most appropriate use of districts
for the City of Mesquite. This district analysis is followed
by information regarding the four main elements of
the strategy for redevelopment: Roles, Relationships,
Responsibilities, and Sequences.
These elements
illustrate the Funding Mechanisms available and helpful
in realizing Mesquite’s Redevelopment Plan; a clear
Organizational Chart to define relationships between
entities, ensuring that all relevant individuals and groups
are included in the process; and a graphical depiction
of the responsibilities in pursuing the recommended
actions, wherein the suggested organization network
is the fulcrum between funding, implementing, and
maintaining actions. The report concludes with a
sequenced Redevelopment Strategy for the I-30 corridor
in Mesquite, which builds on the Roles, Relationships,
and Responsibilities recommendations. A combination
of public and private endeavors, the Redevelopment
Strategy includes policy, regulatory, and form-based
mechanisms.
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Definitions of all Structural Impediment terminology can be found in the Glossary in the Appendix.
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RECOMMENDED IMPROVEMENTS: Resolutions of
Structural Impediments Identified in the Gateway
Districts
The Structural Impediments to Market Access identified
for the Eastern and Western Gateways (shown in the
chart on the previous page) have a negative affect
on land value and development activity. Resolution
of these issues requires actions and improvements
that are issue-specific. Furthermore, such resolutions
must be relevant in terms of implementation, such
as physical actions and strategies, public policies,
public initiatives, or private initiatives. The following
is an identification of the impediments identified in

the preceding chart, coupled with actions that are
recommended to resolve those impediments. The
actions are termed “strategic resolutions,” and are
then classified by type: physical actions/strategies
(coded PH), policies and policy strategies (coded PO),
internal organizational structures/initiatives (coded
IO), and external organizational structures/initiatives
(coded EO). This allocation of actions (resolutions)
is the basis of a redevelopment strategy that will be
further developed in the following section of this report.
The purpose of establishing this comprehensive list
of actions is to realign the properties of the Eastern
and Western Gateways and create a more attractive
environment for redevelopment and investment.
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ASSEMBLING IMPROVEMENTS FOR AN ACTION
STRATEGY
Further clarification of an effective strategy requires
that the remedial actions presented in the Strategic
Resolution Matrix be grouped by type of action. The
action types identified include Physical, Policy, Internal
Organizational Structures, External Organizational
Structures, and Multi-Level, which are a combination of
the previous four actions. The following list arrays the
Remedial Actions from the Strategic Resolution Matrix
according to their type. These action types constitute
the diverse levels of action that co-exist in a Strategic
Plan. Following each sub-list of Remedial Actions is a
description of how the City of Mesquite should proceed
at each of the action levels to fulfill the goals of the
Strategic Plan pertaining to both the Eastern Gateway
and Western Gateway.
PHYSICAL ACTIONS AND STRATEGIES
1. Monumentation/Icon Creation
• Monumentation programs and initiatives that
establish cognitive zones more suited in scale to
comprehension of place and way-finding.
• Monumentation that establishes recognition icons
for areas, districts, and/or zones.
• Creation of portals that signify entry into areas,
districts, and/or zones.
Key to making the City of Mesquite visible within
the inorganic expanse of a Dallas Metroplex is the
creation of monuments and icons that define location
and make an impression on cognitive understanding
of place. Monuments and icons are also necessary
to give identity and cognitive significance to the key
portal projects presented in this study. Key types of
monuments and icons include Landmarks, Portals,
Milestones, and Destination Features.
The proposed IH-30 portal projects illustrate the need
for significant Portals at the Big Town Boulevard
Overpasses (spanning IH-30 and Hwy 80) and the Ball
Park Loop Overpasses (both spanning IH-30). These
Portals serve two functions. First they communicate
entrance into Mesquite and second, they communicate
arrival to the Eastern Gateway (Ball Park area) or the
Western Gateway (Mixed Use area). Mesquite is
fortunate to have available land for redevelopment
and overpasses upon which Portal Monuments can be
placed at locations which define entrance to the City.

Several Landmarks are also illustrated in the Gateway
Plans. These are Landmark Structures that reinforce
the visual message of the above described portals
and celebrate a new economic vigor for Mesquite.
Landmark structures are functioning facilities that have
landmark attributes of form and scale. Therefore, the
design of such structures (whether publicly or privately
built) must be guided by standards and guidelines that
assure such attributes communicate a consistent image.
The Gateway Design Plans (prepared by MESA) show
three privately built commercial towers (8 to 10 stories)
located at the IH-30 and Hwy 80 split (the Western
Gateway) with monumental flags (one for the US, one
for Texas, and one for Mesquite), celebrating a new
image for the City that expresses the full potential of its
central location within an expanding market place.
The strategy by which such landmark buildings can
be constructed requires a public/private partnership
between the City and a future building developer
in which the City of Mesquite facilitates project start
up through land assembly, lease assistance, and/
or associated public improvements (such as ramp
improvements/street improvements) in exchange for a
private commitment to erect some form of monument
expression. Cooperative participation on the part of
the City will require certain ordinances, organizational
structures, and/or agencies and such measures are
described below.
Within the Eastern Gateway two landmark structures
are proposed. First is a Minor league Stadium and
the second is a monumental tower within the retail
district embracing the stadium. Both of these landmark
structures must be visible from the freeway (IH-30) in
order for them to fulfill their purpose and establish a
visual identity for the district as well as celebrate the
emergence of a new prosperity for Mesquite. The
landmark ball park is cooperative endeavor between
the City of Mesquite and a team franchise which
becomes a unique agreement between the two parties
but it will require that the City commit a portion of its
sales tax revenues to ball park operations or create a
special Tax Increment Financing District (TIF). Creation
of a TIF is discussed below.
Finally, the Gateway Design Plans (by MESA) illustrate
the need for a Destination Feature within the Big Town
Boulevard right of way (between the IH-30 overpass
and the Hwy 80 overpass). This destination feature
facilitates a definition of place so that the portals
and landmarks (described above) can be cognitively
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keyed to an arrival experience. The water monument
Destination Feature shown on the Design Plan punctuates
the “directed” nature/function of Big Town Boulevard
with an arrival event (stopping at and circulating
around the destination feature). This destination feature
also establishes a differentiation within the uniformity
of Big Town Boulevard that is perceived as a place
of greater value and thereby deserving of greater
investment. The creation of this destination feature is
a public improvement that is implemented as part of
a public participation in a cooperative public/private
relationship.
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2. Vehicular and Pedestrian Circulation
Improvements
• Removal of frontage roads and the creation of
backer roads.
• Road and/or ramp improvements that accommodate
more comprehensible movement pattern relative to
destination.
• Road and/or ramp improvements that will support
more normative relationships between development
and circulation corners.
• Increasing street capacity (number lanes in
service).
• Increasing intersection capacity where intersection
levels of service are contributing to roadway
congestion.
• Restore the circulation relationship between the
earlier value center and area movement.
• Street and/or trail improvements that make
continuity within a neighborhood system by
eliminating gaps, breaks, or other such failures to
complete connection.
• Creation of multi-modal circulation options.
• Provision of protected crosswalks.
Vehicular circulation is essential for the creation of value
and the operational function of intense development.
For this reason, vehicular circulation improvements
are a significant part of the Gateway Design Plans
proposed. Specifically, the vehicular improvements
proposed are:
Ramp Reconfigurations
At present, ramps connecting both IH-30 and
Hwy 80 with Big Town Boulevard are the rural
“pump handle” configurations seen in many rural
townships along Interstates within Texas. This
configuration design is used because the service
roads can continue straight (important when these
roads are two way such as in Greenville) and
additional fill required to raise parallel off raps
up to an overpass elevation is eliminated. Pump
handle ramps are “land consumptive”, disassociate
the corner properties from both the overpass and
the service road, and confuse comprehension of
access. Patterns of confusion associated with
pump handle configurations are legendary. A
more clearly articulated relationship between Big
Town Boulevard and the adjacent freeways is
an urban ramp configuration where the service
road proceeds to a traditional intersection with
the overpass. This must be accomplished through
improvements funded by the City (through a
TIF or bond funds).
Traditional intersection
relationships allow traditional “corner values” to

accrue to corner parcels, thereby overcoming the
weakening of value associated with rural “pump
handle” ramp design.
Road Connections
The power of the freeway corridors and historic
freeway capture patterns to isolate land areas
available for development in the Eastern and
Western Gateways can not be reinforced by
present street discontinuities that make movement
to development centers within these zones
ambiguous. Therefore, it is necessary to make
certain street connections that tie development
destinations (within both Gateways) to movement
patterns extending over a larger area. Specific
street connections include:
1. Eastern Gateway:
• Create a center circulation Hub (out of
portions of Morningside Drive, Northwest
Drive and a new north/south connection
that passes over IH-30) that gathers
movement around a central activity
• Connect Republic Parkway to the Hub
• Connect Northwest Drive to the Hub
2. Western Gateway:
• Create a center circulation Hub out of a
new looping street (between IH-30 and
Hwy 80) that gathers movement around a
central area of development
• Connect Big Town Boulevard to the Hub
• Connect a circulation pattern within the
Big Town Mall site to the Hub
• Connect Interstate Boulevard to the Hub
• Conect Buckner Boulevard to the Hub
with fluid connections between Big Town
Boulevard and Great Light Drive and
Samuel Boulevard
Road Hierarchies
Physical consolidation of the land area within
both Gateways is essential to understanding
them as new areas of opportunity apart from
older sections of Mesquite. The value gradients
created by key public improvements and road
reconfigurations must bring opportunity to
available land/parcels within an identifiable zone
of integrated and interdependent development.
Therefore road hierarchies serve to identify areas
of greater value relative to areas of lesser value
and in such differentiations identify a constellation
of interdependent and relative investments. The
street hierarchies in the two Gateways include
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highways (regional), local arterials, local
connectors, internal loop roads, and local trails.
Road Capacity Improvements
The creation of major development centers (such
as those proposed for the Eastern and Western
Gateways) means a significant increase in
vehicular trips generated over a 24 hour period.
Therefore key road capacity improvements are
necessary in both Gateways.
1. Eastern Gateway road capacity improvements
include the creation of a capacity-based
hierarchy as follows:
• Major Internal Loop: thematic 6 lane
divided
• Local Arterial: 4-6 lane divided
• Local Connector: 4 lane divided
• Local trail system: 10 foot trail
2. Western Gateway road capacity improvements
include the creation of a capacity-based
hierarchy as follows:
• Major Internal Loop: thematic 4-6 lane
divided
• Local Arterial: thematic 4-6 lane divided
• Local Connector 4 lane undivided
• Minor Loop: 2 lane
Pedestrian Circulation Improvement
Pedestrian connections are a means by which areas
of new development can be linked with the existing
residential and commercial fabric of Mesquite. In
order that districts of new development, located
along the “Regional System”, will be identified
as part of Mesquite (instead of an extension of
ubiquitous development forms along regional
corridors), they must be rationally related to the
local fabric of the City. Pedestrian pathways
become a critical component of this relationship.
Pedestrian Circulation improvements for each of
the two development districts include:
1. Eastern Gateway:
• Trail Improvements along Long Branch
Creek into residential areas south of IH-30
through the present drainage culvert.
• Extension of the trail into inbuilt corridors
(shown in the Eastern Gateway Plan) where
steep topography and heavy tree cover
are preserved. These trail extensions tie
the creekway system to the destinations in
the retail village and the stadium.
• Creation of a trailhead at the Stadium

location and the retail village
• Creation of a wider pedestrian sidewalk
along the Ball Park Loop that intersects the
trail extensions and carries the trail system
to various plazas and pedestrian spaces
within the retail and restaurant area.
• Provision of protected crosswalks at all
intersections along the Ball Park Loop. Such
crosswalks should be visually identified by
decorative paving and traffic calming traffic
tables that further protect pedestrians.
• Creation of a local people mover that
circulates Ball Park Loop, extends south
along Galloway, then west along Town
East Boulevard, and circles Emporium
Drive before returning to the Ball Park
Loop. This serves to connect the Eastern
Gateway improvements to other parts of
the City fabric.
2. Western Gateway:
• Trail improvements along the creekway
running southeast (toward Hwy 80 and
emanating from the fountain circle that
defines the arrival point in Big Town
Boulevard).
• Extension of this trail way into the adjacent
residential areas and connection with
public parks and the retail node at Town
East Boulevard and Motley Drive.
• Creation of a trail head in the central
park feature, the high density residential,
and the Big Town mall Site Hotel areas of
the Western Gateway.
• Creation of a wider Pedestrian Sidewalk
along Big Town Boulevard and the drives
within the Big Town mall site.
• Provision of protected crosswalks at
all intersections along the Big Town
Boulevard and Big Town Mall Site Loop.
Such crosswalks should be visually
identified by decorative paving and
traffic calming traffic tables that further
protect pedestrians.
• Extend the above described wide
Pedestrian Sidewalks into adjacent
residential areas south of Hwy 80.
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3. Thematic Enhancement/Beautification
• Thematic improvements within the public domain
that enhance the visual character and otherwise
enrich the context and in so doing transform the
nature of contextual reference.
• Way-finding programs and initiatives that clearly
communicate portals, pathways, and arrival.
• Facilitate the distinctive identity of an area, district,
or zone through public improvements within the
public domain (e.g. Main Street Program).
• Public
improvements
that
create
greater
differentiation of key locations so that they attract
aggregation.
• Improvements within the public domain that visually
overcome evidences of instability and provide a
basis for reinvestment.
Visual identity is essential to comprehension of the
Eastern and Western Gateways as activity centers within
the physical fabric of Mesquite. Identity of place is an
important component of identity within the market and
lack thereof constitutes a type of structural impediment
hindering access to growing demand within the freeway
corridor. Visual themes and continuities tie the various
buildings of a development area into a visually unified
whole that reinforces the functional interdependence of
adjacent land uses. Visual themes and visual continuities
within the public domain are most important because
they will predate building development and must carry
the intended visual message of distinction to the market
place. Visual themes and continuities within the spatial
envelope of private development must reinforce and
affirm the message conveyed by the public domain
(described above). Therefore the particular visual
themes for each Gateway are described below:
Western Gateway
Public Domain: The Public domain includes all street right
of ways, sidewalk/trail right of ways, and public open
spaces. Enrichment of the public domain is essential to
the visual distinction of both Gateways. Enhancement
of the public domain includes the following:
• Landscaping within the road corridor and the
natural corridor: Generally landscaping patterns
along major roadways (the highway and arterial
road types) should maintain a uniform spacing and
uniform placement relative to the pavement edge,
thus creating a uniform and continuous corridor
definition. The landscaping of lesser streets should
be visually dominated by the landscaping on the
sites that fronts them, thereby, the landscaping of
the street gives way to the landscaping of the site

and the building setting defines the street setting.
• Landscaping along the Freeway: As Hwy 80 and
IH-30 diverge (beginning at Buckner Boulevard
and continuing to Big Town Boulevard) landscaping
should create a visual separation from the physical
fabric of Dallas. This is best achieved through a
forestation of the freeway right of way between
Buckner and Big Town Boulevards. Drifted massing
of trees along the pavement edge and within
landscape islands created by diverging lanes
enshroud the freeway expanse and defines a type
of portal transition between Dallas and Mesquite.
A car moving east on IH-30/Hwy 80 is greeted
by the landmark office buildings located within the
Western Gateway and the three monumental flags
they support (one a US flag, the other a Texas Flag,
and the last a Mesquite Flag).
• Visual definition of road hierarchy: The operational
relationships of a road hierarchy must be reinforced
by a visual hierarchy that communicates these
operational distinctions. Visual indication of road
hierarchy is conveyed through the street cross
section design and the street hardware (street
lights, banners).
• Visual identification of crosswalks: Decorative
crosswalks are necessary to distinguish the
development center as a place where pedestrians
can move about safely and comfortably as well as
enrich the ground plane of the public domain. There
is an association between perceived level of value
and the “opulence” of the public domain. Therefore,
decorative crosswalks serve two important functions
in both the Gateways. Decorative cross walks
should be defined by decorative concrete pavers
with lighted bollards at the curb (where sidewalk
comes to crosswalk) that give vertical expression
to the pavement treatment (crosswalk type A).
Certain crosswalks located in retail/entertainment
areas that will accommodate a large amount of
pedestrian circulation should have a bench and/
or opportunity for an information kiosk (crosswalk
type B). Specifically, decorative crosswalks type
A should occur at the convergence of the Internal
Loop Road and Big Town Boulevard.
• Visual enhancement of intersections: To further
enrich the street and give greater legibility to the
relationship between street and destination, certain
intersections should be enhanced with decorative
landscaping. These intersections are at the Internal
Loop Road and Meadows Boulevard and at all
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intersections of roads with the Hotel Loop in the
former Big Town Mall site.
• Public Signage: The standards and enframing
elements of public signage transform ordinary
traffic and information signage into a distinct
decorative element that gives identity to the street
image of an area. Therefore, public signage within
the Gateways should be mounted on a 2.5 inch
square tubular standard with a decorative finial
cap. Various types of public signs (such as speed
limit or other regulatory signs and informational
signs) should be mounted at a consistent height for
each type. Signs should be attached to a simple
angle frame that allows the sign to be mounted
to the standard along its side (in a flag and pole
relationship).
• Pedestrian Amenities: The image of Mesquite’s
development centers as places receptive to and
accommodating of pedestrian use is enhanced
by the provision of pedestrian amenities. Two
such amenities at primary intersections have been
discussed above (corner benches and information
kiosks). However, along retail, entertainment, and
open space frontage further pedestrian enhancement
is necessary. Along retail/entertainment frontage,
every effort should be made to visually blur the
ordinary distinctions between private and public
domain and widen the sidewalk so that various
forms of retail and entertainment activity can be
conducted in the public space. Such sidewalk
activities would include sidewalk restaurants,
sidewalk book stands, etc. Areas for gathering
should be accommodated in the public domain
with lateral expansions of the sidewalk and clusters
of benches accented by decorative and shade
providing trees. In addition, all ordinary pedestrian
hardware should be decorative and visually
coordinated. This includes trash receptacles and
bus shelters.
Along open space frontage, regularly spaced
benches should be provided that allow pedestrians
to observe open space activities in shaded comfort.
These benches should occur in clusters with clusters
being no further apart than 650 feet. Each cluster
should have a trash receptacle and selected clusters
should have an information kiosk.
Private Domain: The private domain includes all
privately funded development within a lot or parcel
fronting the public domain. Enhancement of the private
domain reflects the value of the sites and/or parcels

and demonstrates the extent to which public investment
has leveraged private investment. Each private project
remains (upon its completion) part of the preceding
value response that informs the value responses to
follow it. Therefore, it is important that development
within the private domain be closely regulated (thereby
protecting public investment) so that a coordinated
Master Plan is implemented over time. Regulation of
the private domain must address key areas of visual
quality, visual continuity, and quality of construction.
More specifically, these key areas are:
• Materials: Continuity and compatibility of materials
is an essential attribute of visual identity and
construction quality. Typically, a palette of materials
is established (such as the palette used at Alliance
Airport). In the Eastern and Western Gateways,
the use of unit masonry (e.g. brick, stone, textured
concrete block) is an important visual theme that
is also associated with quality construction. It has
a unique capability to give texture, shadow, and
detail to the surface of structures that establishes a
visual association with the predominant materials
of Mesquite and its residential character. Unit
masonry can also include spandrel panels that
will permit taller buildings and masonry veneer
over tilt-up concrete that will permit contemporary
construction of industrial buildings. Unit masonry
constituting the primary exterior material (such as
60% of the exterior wall surface, not including
window and door openings) will allow the use of
other compatible materials such as metal (e.g. the
TxDOT offices), tile, stucco, or concrete.
• Roof form: Roofs are a major element of architectural
expression and distinction. Roof forms are a
compositional expression under which other forms
and masses of the architecture are interrelated.
Therefore, roof forms can express the order of the
design and in so doing communicate the design in
a way that has powerful cognitive significance. In
addition, roof forms that are pitched (such as gable
or hipped roofs) have residential associations and
Mesquite itself (long associated with the dramatic
roof form of Town East) has been identified with the
power of roof profiles. For this reason, roofs and
roof forms are an important part of architectural
regulation in the Gateways. Roofs in these areas
must be orderly/rational/hierarchical so that a
syntax of dominant and sub-dominant elements
create a distinctive and legible composition. Of
particular importance is the definition of major
architectural elements within the roof massing (such
as atriums, common areas, entries, etc.).
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• Entry Definition: Key to the engagement of building
and street is the recognition of, and treatment of,
building entry at the street interface. Attainment
of a pedestrian street requires integration of
built spaces and public spaces that connect and
spatially dialogue through the building entry
(including its associated entry elements such as
a plaza). Therefore, entry definition is a major
aspect of architectural regulation for the Gateways.
Important considerations in entry definition include
the entry interface (plazas, landscaping, and
other transitions between street and building),
architectural definition (the architectural forms and
details that communicate this important building
function to the building user and the importance
of relating these architectural expressions to the
public domain), and transparency (the extent to
which the building interior is cloistered from the
public domain).
• Visual Ratios: Visual ratios describe the relationship
between related elements of design. For example,
the void to solid ratio is the relationship between
opaque wall and window and/or door openings.
Another important visual ratio is the relation of
height to width which makes buildings seem
industrial (long and low) or office-like (tall and
thin). When ratio expectations are not fulfilled, the
image of a place is inconsistent with its nature.
• First floors: The first floor of any development has
great influence on the extent to which the setting
defined by that development is “pedestrian friendly”
and supportive of activities that energize the street.
As the nature of development becomes more urban
(such as the retail portion of the Eastern Gateway
and the office portion of the Western Gateway),
the first floor becomes more essential to the success
of the street. First floors should have a high level
of transparency that does not separate the street
space from the interior space. Store fronts should
have detail/craftsmanship (e.g. mullions and
door definition) that is enriching and engaging
(tactile). Where possible (and in those locations
where the building plane defines the street wall),
the first floor should create an arcade that laterally
expands the street space and provides opportunity
for gathering and/or outdoor retail activities (if
an arcade is not possible, then a canopy should
be provided). In addition to an arcade or canopy
that expands and/or engages the sidewalk, it is
important that interior building activities (such
as retail use, restaurants, etc.) be allowed (and
encouraged) to extend into the sidewalk space so

that the traditional demarcations between public
and private domain are blurred, thereby making
one pedestrian environment. Finally, the first
floor is that portion of the architectural elevation
where horizontal continuity is experienced.
Such continuity is important to the perception of
distinct place. Common horizontal lines created
by canopies, window heads/sills, and/or belt
cornices/parapets/base articulations help gather
multiple building fronts onto a common visual
thread.
• Private Signage: Enrichment of the public
environment is facilitated by the design and visual
identity of private signage. Private signage can be
divided into three major categories. These are:
1. Project Signs: Signs announcing the name of
a particular project and the tenants within it.
Project signs are typically landmark signs due
to their size and visual prominence. Such signs
should have common elements of structure
(such as the base and vertical support) as well
as a common use of thematic materials. In
addition, their placement should be restricted
to project entries and portals.
2. Premise Signs: Premise signs are detached
tenant signs for a particular establishment.
Premise signs (like project signs) should have
common elements of structure (such as base
and vertical support) and be significantly
lower in height than project signage. Premise
signs should have a common use of a thematic
material that visually ties the sites within a
district to a common visual identity. Premise
signs are for individual, single tenant sites
that do not constitute an aggregate street
definition.
3. Building Mounted Signs: Building mounted
signs are tenant/proprietor signs for individual
store/office fronts, typically along a street
(condition A) or tenant/proprietor signs
mounted to the upper stories of a multi-floor
building (condition B). In condition A, it is
important that these signs be mounted on
horizontal masts that display the sign for
the pedestrian rather than the street (a more
suburban relationship) and are located under
the arcade or canopy (where these first floor
elements exists). Condition A signs should also
share a common richness of craftsmanship and
be illuminated by external lights (not back lit or
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highlighted). Corner buildings or stand alone
buildings can have building mounted signs
(condition A) on the façade (above the street
level) that are illuminated by external lights.
In condition B, it is important that signs be
placed in ways that do not obscure or conceal
the architecture that shapes the skyline of the
Mesquite Gateways. Therefore signs taller
than parapets and larger then spandrel panels
should be discouraged. Condition B building
mounted signs may be back lit or internally
illuminated. The text of any condition B sign
should maintain a visible space between the
letter and the parapet top or the spandrel
panel edge.
• Tree planting: Tree planting is one of the most
important visual features of the context in which
the built fabric resides. It important that the areas
of private development be particularly enshrouded
in plant material that speaks to the environmental
enrichment of the Eastern and Western Gateways.
While street trees define the right of way, tree
planting within the private domain should not
reinforce the otherwise invisible property lines that
separate public from private. Landscape should
flow from the building in patterns that reinforce the
architecture, not further define the right of way.
Trees within a defined area (such as the retail zone
of the Eastern Gateway) should be of a common
species and size. The leaf massing of trees should
define a complex ground plane from which the
building arises and within which pedestrian
activities are nurtured.
• Landscape Enhancement: In addition to tree
planting, other landscape enhancements are
essential to the beauty and comfort of both Gateways.
Landscape enhancements include flowering plants
and ornamental trees. Landscape enhancements
should define pathways of movement and areas
of pedestrian activity and bring the excitement of
color/texture to the pedestrian experience.
Eastern Gateway
Public Domain: The Public domain includes all street
right of ways, sidewalk/trail right of ways, and public
open spaces. Enrichment of the public domain is
essential to the visual distinction of both the Gateways.
Enhancement of the public domain includes the
following:

• Landscaping within the road corridor and the
natural corridor: Generally, landscaping patterns
along major roadways (the highway and arterial
road types) should maintain a uniform spacing
and uniform placement relative to the pavement
edge, thus creating a uniform and continuous
corridor definition in the corridors of more intense
development. The landscaping of lesser streets
should be visually dominated by the landscaping on
the sites that fronts them, enabling the landscaping
of the street to give way to the landscaping of the
site and allowing the building setting to define
the street setting. Site dominance is particularly
important in the Eastern Gateway because of
the visual dominance of land forms and drifts of
native vegetation. Therefore, only the urbanized
components of the vision plan should be defined
by planting that reinforces right of way definition.
• Landscaping along the Freeway: As IH-30
passes in front of the Eastern Gateway, it creates
a dramatic barrier that separates commercial
property south of the freeway from commercial
property north of the freeway. As a result, the
freeway attracts development to its frontage which
amplifies the divisive effect of the freeway itself.
Therefore, freeway embankments, shoulders, and
the central jersey barrier should be heavily planted
(much like the Hwy 75 North improvement) so
that the form of the freeway is visually obscured
and development can be responsive to city streets
rather than the freeway right of way. Recognizing
the earlier described forestation of the IH-30/
Hwy 80 convergence, forestation of the freeway
embankment/shoulder along the Eastern Gateway
frontage provides a landscape portal that
announces separation from Garland and entrance
into Mesquite. A car moving west on IH-30 is
greeted by the sudden section of forested frontage
at this location and the iconic monuments on the
overpass bridge. Flags at the entrance to the “retail
townscape” (lying between the stadium and IH30) strike a balance with the building flags at the
30/80 split in the Western Gateway.
• Visual definition of road hierarchy: The operational
relationships of a road hierarchy must be reinforced
by a visual hierarchy that communicates these
operational distinctions. Visual indication of road
hierarchy is conveyed through the street cross
section design and the street hardware (street lights,
banners). Road types within the Eastern Gateway
include: highways (regional system), local arterials,
local connectors, and major internal loops.
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• Visual identification of crosswalks: Decorative
crosswalks are necessary to distinguish the retail
village as a place where pedestrians can move
about safely and comfortably as well as enrich the
ground plane of the public domain. There is an
association between perceived level of value and
the “opulence” of the public domain. Therefore,
decorative crosswalks serve two important functions
in both Gateways. Crosswalks should be defined
by decorative concrete pavers with lighted bollards
at the curb (where sidewalk comes to crosswalk) that
give vertical expression to the pavement treatment
(crosswalk type A). Certain crosswalks located in
retail/entertainment areas that will accommodate a
large amount of pedestrian circulation should have
a bench and/or opportunity for an information
kiosk (crosswalk type B). Specifically, decorative
crosswalks type A should occur at the intersection
of Republic Drive and Ball Park Loop.
• Visual enhancement of intersections: To further
enrich the street and give greater legibility to
the relationship between street and destination,
certain intersections should be enhanced with
decorative landscaping. These intersections are
Ball Park Loop and Northwest Drive; Ball Park Loop
and Morningside Drive; and Ball Park Loop and
Republic Parkway.
• Public Signage: The standards and enframing
elements of public signage transform ordinary
traffic and information signage into a distinct
decorative element that gives identity to the street
image of an area. Therefore, public signage
within the Eastern and Western Gateways should
be mounted on a 2.5 inch square tubular standard
with a decorative finial cap. Various types of public
signs (such as speed limit or other regulatory signs
and informational signs) should be mounted at a
consistent height for each type. Signs should be
attached to a simple angle frame that allows the
sign to be mounted to the standard along its side
(in a flag and pole relationship).

ordinary distinctions between private and public
domain and widen the sidewalk so that various
forms of retail and entertainment activity can be
conducted in the public space. Such sidewalk
activities would include sidewalk restaurants,
sidewalk book stands, etc. Areas for gathering
should be accommodated in the public domain
with lateral expansions of the sidewalk and clusters
of benches accented by decorative and shade
providing trees. In addition, all ordinary pedestrian
hardware should be decorative and visually
coordinated. This includes trash receptacles and
bus shelters.
Along open space frontage, regularly spaced
benches should be provided that allow pedestrians
to observe open space activities in shaded comfort.
These benches should occur in clusters, with clusters
being no further apart than 650 feet. Each cluster
should have a trash receptacle and selected clusters
should have an information kiosk.
Private Domain: The private domain includes all
privately funded development within a lot or parcel
fronting the public domain. Enhancement of the private
domain reflects the value of the sites and/or parcels
and demonstrates the extent to which public investment
has leveraged private investment. Each private project
remains (upon its completion) part of the preceding
value response that informs the value responses to
follow it. Therefore, it is important that development
within the private domain be closely regulated (thereby
protecting public investment) so that a coordinated
Master Plan is implemented over time. Regulation of
the private domain must address key areas of visual
quality, visual continuity, and quality of construction.
More specifically, these key areas are: Materials, First
floors, Roof form, Visual Ratios, Private Signage, Tree
Planting, and Landscape Enhancement. Treatment of
the above listed key areas within the Eastern Gateway
should be the same as the treatments described for the
Western Gateway (above).

• Pedestrian Amenities: The image of Mesquite’s
development centers as places receptive to and
accommodating of pedestrian use is enhanced
by the provision of pedestrian amenities. Two
such amenities at primary intersections have been
discussed above (corner benches and information
kiosks). However, along retail, entertainment, and
open space frontage further pedestrian enhancement
is necessary. Along retail/entertainment frontage,
every effort should be made to visually blur the
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4. Maintenance/Fix-Up
• Improvements within the public domain that visually
overcome evidences of instability and provide a
basis for reinvestment.
On-going maintenance, up-keep, and fix-up are essential
to the enduring image of both the Eastern and Western
Gateways as areas deserving of continued investment.
Maintenance, up-keep, and fix-up are continued
initiatives that establish and convey stability and
stability is a key attribute of the investment environment.
Maintenance, up-keep, and fix-up protect the enduring
value of previous investment (both public and private)
so that such investment can leverage further investment.
Specifically, the strategy is:
• Maintenance and Up-keep: The present context
of both Gateways is burdened with numerous
instances of deterioration that suggests a general
instability and downward trending of value.
However, regularly scheduled and targeted
maintenance programs (funded by a PID) will
address deteriorations within the public domain
that contribute to the present image of instability.
Maintenance initiatives include street/sidewalk
maintenance/repair, landscape maintenance/
replacement, drainage maintenance/repair, and
debris removal. Private domain maintenance can
be encouraged through use of the City’s code
enforcement authority within these districts as target
code enforcement zones.
• Fix-up: To stimulate maintenance and fix-up
within the private domain, improvements within
the public domain should be made that visually
overcome evidences of instability and provide a
basis for reinvestment. This would include greater
landscaping and/or built buffers/screens as well
as remedial intervention into cases of conspicuous
deterioration that are key to eliminating contextual
barriers to investment. Particular improvements
and/or repairs could be funded by the TIF district
recommended for the Eastern and Western
Gateways.
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5. Key Public Development/Improvement
Projects
• Create a new value reference that defines new
frontage.
• Relocate public rights of way and land uses that
consume frontage exposure.
• Create a new value reference and thereby new
frontage that is not spatially constrained.
• Create new adjacency references that are
compatible with the value potential of the capture
opportunity.
• Creation of a new value gradient that is not
encumbered by historic capture problems.
• Creation of a value generator that precipitates
mature capture or establishes another avenue
of transfer that is not dependent on the transfer
through historic lower capture development.
• Creation of a major value generator or public
improvement that redefines the contextual
reference.
• Creation of a centralizing feature, amenity, event,
or other public improvement that establishes a
value reference for neighboring parcels and/or
parcels within a geographic sphere around the
improvement.
• Initiate key public improvements as a public
investment that facilitates the execution of a pilot
project.
• Land reclamation.
• Relocate public rights of way and land uses that
constrain development.
• Construction of freeway overpasses rather than
roadway overpasses.
• Public improvements at overpass locations that
replace tendency for lower capture with assets
that increase value of other adjacent parcels.
Use overpass locations as opportunities for public
enhancements that create value.
Essential to attracting investment to the Eastern and
Western Gateways is the implementation of key
public development projects. These projects have a
special purpose relative to influencing and redefining
the present value gradient so that a more beneficial
value gradient results, expanding the opportunities for
investment. These projects must be strong enough (in
regards to the investment opportunity that they afford)
to attract development to patterns of capture that is not
dominated by the freeway. The vision plans for the
Eastern and Western Gateways show several types of
key public investment. These are:
• Focal/Anchor
Investments:
Focal/Anchor
Investments are typically key public/private projects

of sufficient scale and power to define context that
creates a new value reference and are therefore
most influential in redefining the heretofore freeway
defined value gradient. For the Eastern Gateway,
this focal investment is the Minor League Stadium
shown in the concept vision plan. In the Western
Gateway, this is the International Sports facility (on
the former Big Town Mall site), also shown in the
concept vision plan.
The Minor League Stadium is a context defining
intervention. Context defining means that its visual
scale and specific use will establish the Eastern
Gateway as the Stadium Area. This is a major
coalescing of the present ambiguous identity
that this area projects. Part golf, part medical
facility, part assisted living community, and mostly
undeveloped open space, the Long Branch Creek
District currently enters the real estate market with
no clear understanding of its place or purpose in
investment terms. This leaves the freeway as the
only comprehensible reference and such reference
will precipitate only more freeway capture at level
consistent with or below what is already there. The
Stadium changes all this. It transforms the District
into a Gateway, gives it place and purpose, and
offers a reference that is not freeway dependent.
A new physical form is possible…a form that is
more conducive to a mixed use community and
pedestrian use.
The Minor League Stadium is an improvement
that must be executed through a public/private
partnership with a minor league franchise. In
this relationship, the City will be expected to
provide a significant portion of the construction
money and commit a significant portion of the
sale taxes generated by retail uses within its
sphere of operation (such tax revenues will be
necessary to sustain on-going operational costs).
However, the benefit to the City is a broad area
of redevelopment that is much larger than the
small amount of freeway frontage available in the
present condition. Also, the project will result in
a significantly increased tax base over the entire
Gateway, which can benefit the City and would
certainly benefit a recommended TIF. This TIF (Tax
Increment Financing District) will be used to fund
other portal/gateway improvements that enhance
the image (and identity) of Mesquite itself.
In the Western Gateway, the “Anchor Improvement”
is a currently proposed International Sports Facility.
Unlike the above described stadium (which
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redefines the context) this improvement clears
away a major context reference that burdens any
perception of the 30/80 Split as a place for new
investment (namely the aging Big Town Mall...
now demolished). The International Sports Facility
is in many ways a “place holding use”. Place
Holding Use means an attractive transformation
of the vacant unused site into a place of positive
and festive public activity that offers an acceptable
identity for this general area…an identity that is not
inconsistent with higher density office use of vacant
and underutilized land within the Gateway (such
as a similar facility in Frisco, near Craig Ranch).
As a “place holding use”, the international sports
facility represents a lesser pubic investment and
does not require continued sales tax support.
Other types of reuse for the Big Town Mall site should
be investigated that will allow intense development
of the Western Gateway to be part of a larger area
of revitalization that covers the industrial areas
south of Hwy 80 and creates a large mixed use
employment based community. This would require
a different kind of anchor investment on the Big
Town Mall site that connects across Hwy 80 and
provides the link between high density employment
(within the Western Gateway) and lower density
employment use (south of Hwy 80). The presence
of these public anchor improvements puts the City
in a position to attract pilot projects that will prove
the market and such proving will attract further
investment.
• Enrichment Investments: The form of the value
gradient emanating from the above described
anchor investments is made visible by the enrichment
investments that establish form and structure within
the investment environment.
Enrichment investments in the Eastern Gateway
include:
• Alleys of banners and flags that celebrate the
Stadium and the special events it hosts.
• Special paving textures in the retail zones
that humanize the street surface and provide
greater comfort for pedestrian use.
• Plazas and other lateral expansions of the
street space that are available to all forms of
casual and collective gathering.
• Public Art that resides within the public right
of way.
Enrichment investments within the Western Gateway
include:

• Public Art and a monumental fountain that
define arrival for the district core.
• Core park with water feature and meadow
spaces (open spaces with tree clusters that
cast long shadows in the afternoon) that bring
the horizontal mix of commercial, retail, and
residential land uses together in a community
association around a common central feature.
• Structural Context Investments: Certain structural
investments are necessary to guide and implement
the spatial form of a new value gradient created by
the anchor improvement. In the Eastern Gateway,
this structural improvement is the looping Ballpark
roadway that gathers available retail frontage
in a common association with the Stadium and
thereby creates a special identity to attract
specialty retail uses. In the Western Gateway, the
structural improvement is a looping roadway that
circumscribes the central park and thereby provides
access to the community form that the park supports.
Through these structural improvements, old right of
ways are relocated that would otherwise consume
(or limit) frontage available to investment driven
by the anchor improvement. Because of the new
configuration, the frontage along the new street
elements is not spatially constrained.
Other necessary structural investments include
land reclamation (in the Eastern Gateway).
Reclaiming developable land along Long Branch
Creek (through the present Golf Course) will avail
needed frontage to the potential influence of the
Stadium. Because this land will be used for office
and some higher density residential development,
the area claimed needs to offer a land depth of at
least 600 feet, and preferably 800 feet. Such land
depth is shown on the concept vision plan and has
been determined as feasible by the Nathan Maier
drainage study.
Additional Structural investments include:
• Provision of an additional freeway overpass to
complete the Ballpark Loop.
• Thematic street connections between areas of
vacancy within the industrial zones (south of
Hwy 80) and the redevelopment center within
the Western Gateway to facilitate higher
occupancy.
• Create key intersections of significance (such
as Big Town Boulevard and Samuel Boulevard)
so that points of differentiation are created that
will attract greater investment.
• Establish landscape/green buffers between
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areas of development within the Eastern
Gateway and residential/retail areas along
Oates Road and LBJ Freeway. Open Space
buffers should also be established between
the residential development of the Western
Gateway and the single family areas to the
east.
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POLICIES AND POLICY STRATEGIES
6. Code Revisions
• Modify spatial definition of the building envelope
within applicable zoning.
• Creation of proper transitions or other spatial
interventions that diminish the extent to which
an existing context is associated with an area of
development.
• Strong form based development standards that
prevent the expression of highest possible capture
levels.
• Code enforcement, conservation, revitalization, or
redevelopment programs in the area of the context
(such as Historic Preservation, Conservation, or
Code Enforcement Districts).
• Land use controls that address development issues
of continuity and linkage as well as sequence and
transition.
• Promote form based zoning districts that will
allow additional property to be brought into the
development envelope under certain design/
transition/buffer conditions even though that
property is currently zoned to a lesser use.
• Establish form based zoning regulations or
overlay district design standards that will establish
orderly relationships as an area undergoes
redevelopment.
• Create new development standards applicable
to certain areas, districts, and zones where
fragmentation is a problem that allow development
to occur in a reconfigured spatial envelope.
• Land use and development controls that provide
incentives for aggregation.
• Increased density and mixed use that reduces
vehicular trips.
• Access management programs and standards
that regulate ingress/egress related to circulation
pathways.
• Prohibit cumulative zoning rights.
• Impose (through overlay designation) design
guidelines that prevent those building/site design
associations with the freeway that limit value
transfer to adjacent parcels.
• Establish entitlement incentives for employment of
development approaches that create commercial
places not defined by the freeway front.
• Create entitlement, financial, and shared parking
incentives for development that is consistent with
the preferred trend.
• Establish form based zoning districts and/or
overlay districts that set guidelines and standards
for proper land use transitions, buffers, and other
aspects of adjacency.

• Require areas of higher density to establish
complimentary transitions to areas of lower
density.
• Establish landscape and enhancement guidelines
for public improvements that will compliment and
enrich abutting land uses.
• Prohibit certain visually offensive structural
transitions, buffers, and screens.
• Special code standards related to the common visual
vagaries associated with absentee ownership.
A long history of traditional categorical zoning has
rendered a cityscape that reflects individual use
of entitlements with little oversight as to how those
entitlements were implemented. Higher end capture
potentially available to the City of Mesquite (in a context
of increasing demand with greater disposable income)
requires that development meet the design and quality
expectations of this market. This can be done in two
stages. First is a series of revisions to existing codes
and the second is creation of new regulatory tools that
will facilitate more coherent design implementation.
Revisions to existing codes
Existing codes reflect the characteristics of an earlier
regulatory culture that tended to shy away from too
much intervention into the use of entitlements. However,
growth of the city and land use adjacencies that have
emerged in the course of that growth require greater
levels of regulatory intervention. More specifically,
existing codes should be revised to:
• Modify spatial definition of the building envelope
(front yard, side yard, rear yard, and height) within
applicable zoning categories, permissible in certain
designated districts (defined by the Council…see
district recommendations). In addition, these revised
standards could address the issue of transition and
buffer between conflicting land uses. Screens and
buffers can be built, or landscape buffers grown,
depending on the adjacent context.
• Specific “yard” revisions should also include
density revisions (more density) in certain zoning
categories when those categories occur within
a designated district. Therefore, current zoning
regulations would have different yard and density
allowances within designated areas.
• Revise the conditions of categorical zoning to
prohibit the creation of cumulative zoning rights
except for those rights compatible with the form
and intent of the designated district.
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• Where development within a designated district
abuts a residential area and such adjacency is not
addressed with a natural transition, then density/
height transitions should be imposed.

• A Form Based Zoning Code can nurture desired
forms/patterns of land use and development by
providing density/height/parking incentives for
aggregation.

• Amend the development codes to recognize created
code enforcement districts and place such districts
over the Eastern and Western Gateways. Building/
Development Code revisions should include special
code standards related to the common visual
vagaries associated with absentee ownership.

• Form based zoning standards can be enhanced/
broadened by the use of an overlay district that
imposes more specific design controls intended to
protect the public investment that each investment
setting (the Eastern and Western Gateways)
contains.
Overlay district imposed standards
can address specific design issues (such as
proportion, complexity, continuity of detail, etc.).
These standards can limit continuation of historic
development patterns that are defined by the
freeway relationship and thereby limit value transfer
to adjacent parcels. Creation of commercial places
not defined by a freeway relationship can also be
incentivized through bonuses for density, height, or
parking credits.

• Create a Historic Preservation Ordinance and
program, as well as a Conservation Ordinance
and program.
• Require certain mixed uses and densities to
implement an Access Management Program
that regulates ingress/egress and the impact of
collected development on street capacity/function.
• Revise the parking requirements of current zoning
categories when those zoning categories are
applied to designated districts so that shared
parking is promoted and available on-street parking
is credited toward the on-site requirements.

• In addition to guiding the desired outcome, Form
Based Zoning conditions and/or Overlay District
Guidelines should prohibit certain visually offensive
structural transitions, buffers, and screens.

• Revise current zoning conditions for zoning within
a designated district that incentivizes conformance
with the plan vision with further entitlement,
financial assistance/cost sharing, and/or shared
parking incentives.
New Regulatory Instruments
New ordinances and regulatory instruments are required
where revisions to existing codes are insufficient to
facilitate implementation of the Gateway Vision Plans.
Key among these insufficiencies is the extent to which
existing codes/ordinances are weak in addressing
comprehensive design issues. Where density is higher
and spatial separations (front, rear, and side yard) are
reduced, design is essential to creating an adjacency
condition that nurtures human activity and promotes
social interchange. More specifically, New Regulatory
Instruments need to include/address:
• Establishment of strong “form based development
standards” that promote proper street relationships
and proper adjacencies, transitions, and buffering.
Form based development standards can address
key issues of visual sequence, transition, orderly
relationships, and continuity of form.
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7. Code Enforcements
• Promote code compliance and improvement within
the adjacent context.
Revisions to certain codes and creation of new regulatory
instruments must rely upon proper enforcement to
be effective. Therefore, existing staff needs should
be examined to make sure that proper enforcement
capability is attained. It may be necessary to create
specialized Staff Task Forces where designated staff are
given an area of specific enforcement responsibility.
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8. Improved Approval/Review Process
• Facilitate replatting.
• Creating opportunity (through design) for
development in relationship to a value generator
to become a value reference for adjacent parcels
(behind).
• Provide code revisions/relief that are more
supportive to residential reuse (e.g. lofts).
One of the great impediments to investment is the
uncertainty associated with acquisition of entitlements/
approvals/permits. Uncertainty is viewed as exposure
to an undefined expense and such exposure imposes a
risk. Therefore, any efforts to shorten approval/review
processes and make them accountable to standards
equate to a reduction of risk and an enhancement of
investment opportunity. Among the important processes
to address are:
• Platting: Often the need to plat or, in the case of
the Eastern and Western Gateways, the need to
replat is of great importance in a development
environment burdened with old land plots that are
too shallow and/or too narrow for contemporary
development. However, platting processes can be
complicated, requiring much up front engineering
and open to in-process negotiations that come after
entitlements have been established. Additional
cost burdens after the granting of entitlements and
during the process of permitting make the additional
costs especially harmful to overall project financial
performance. Improvements to the platting process
include those that define a specific time frame,
define specific standards of compliance, recognize
special needs of replatting, and avoid in-process
negotiations after entitlements have been granted.
Replatting should be defined to accommodate the
development project design and not impose lot
minimums or support requirements imposed by old
subdivisions that entangle transitioned uses in the
area of notice. Requirements should be amended
within designated districts so that under-utilized
land owners can not restrain what is in the best
interest of the City.

for discretion as possible. When large amounts
of discretion are required (due to poor crafting),
capricious and unpredictable decisions often
result. This becomes a special problem when
administrative staff are placed in the position of
exercising such discretion (normally a prerogative
of elected officials). Necessary Standards and
Guidelines (important to overlay ordinances and
Form Based Codes) must be drafted with a clear
understanding of the expected outcome expressed
on operable terms relevant to the normal operations
of development.
In addition to well crafted standards and guidelines,
administration of those standards and guidelines
must be carried out by a professional and qualified
party or an official capable of exercising the
discretion required. As stated above, it is not
uncommon that discretionary responsibilities are
placed on those who have ministerial authority
and ministerial responsibilities placed on those
with discretionary responsibility. Existing codes
and ordinances and new codes must envision
enforcement/administration of the standards and
guidelines by the party most appropriate to the
task (ministerial or discretionary) as imposed by
the crafting of those standards or guidelines.
• Predetermine acceptable entitlements: Much of the
uncertainty that surrounds redevelopment in older
areas is the uncertainty associated with acquiring
the necessary entitlements without extended
negotiation and imposed burdens that can often
make a project financially impossible. Therefore,
the creation of districts should establish policies
that indicate the entitlements that can be expected
for the Eastern and Western Gateways. This will
give structure and reasonable predictability to the
entitlement review and approval process.

• Standards and Guidelines: The administration
of standards and guidelines is one of the most
entangled processes as currently practiced by
towns and cities. This is largely because of the
way in which standards and guidelines are drafted
and the people to whom the responsibility for
administration of those standards and guidelines
is assigned. Property standards and guidelines
must be clear and decisive, leaving as little room
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9. Create New Ordinances
• Penetrating the area, zone, district, or site with
capture patterns that breaks the close spatial
dependence on a value generator.
• Proper transitions (and other spatial interventions)
in land use sequences.
• Creation of designations that promote stability,
such as PIDs, TIFs, Reinvestment Zones, etc.
• Establish overlay district on areas already zoned
so that the use of entitlements under that zoning
is guided toward creation of proper land use
sequence, transition, and other attributes of
integration/order.
• Where the fragmentation is the result of zoning
individual parcels in response to transition,
establish an overall re-zoning of an area, district,
or zone that is guided by a vision of coordinated
development and maximum value capture.
• Impose guidelines (through overlay or other
district designation) that promote continuity and
compatibility within an area, district, or zone.
• Create code enforcement districts.
• Design guidelines and standards that promote
increasing visual continuity and distinctive character
for an area, district, and/or zone. Enforcement
of such guidelines requires regulatory and
contractual tools such as an overlay district and/or
a development agreement (also form based zoning
district).

an overlay district, which leaves base zoning in
place but imposes additional conditions on the use
of entitlements.
• Rezoning should be accomplished through
Form Based Zoning Districts that eliminate the
fragmentation resulting from long term incremental
parcel zoning and impose new guidelines that
achieve continuity and community.

As discussed above in the section on New Regulatory
Instruments, the City of Mesquite must prepare to give
proper guidance to implementation of the Vision Plan for
the Eastern and Western Gateways. These ordinances
include Form Based Zoning, Overlay Districts with
design standards and guidelines, and Development
Code revisions/ordinances (such as smart growth
ordinances).
• Development Code Revisions/Ordinances should
give direction to site use and development planning
so that historic capture patterns focused on freeway
and corridor frontage give way to new patterns
that define clusters/districts/nodes. In addition,
these codes should specifically define the proper
transition/sequence/buffer applicable to certain
adjacencies.
Development Codes/Ordnances
should also specify dedications and set asides that
contribute to the implementation of the plan.
• Overlay Districts (discussed above) should be used
in cases where existing zoning can not be changed
but standards and guidelines are required. Such
standards and guidelines can be imposed through
MESQUITE INTERSTATE 30 CORRIDOR REDEVELOPMENT PLAN
PART 4 - IMPLEMENTATION STRATEGY

104

SECTION 1 - DEVELOPING AN ACTION STRATEGY

10. Create New Policies
• Redevelopment within the full area that defines the
gradient.
• Mitigation of the risk associated with mature market
capture in the current condition through financial
assistance, financial guarantees, or mechanisms
that allow reimbursement of cost exposure.
• Identification of infill projects that establish complete
settings and eliminate the spatial disruption of
such districts. Identification of projects needs to
be further implemented through public initiatives
(financial or cooperative development) to stimulate
and/or assist infill construction.
• Use public services/offices to occupy vacant space
in target areas (such as a police substation).
• Provide public transportation as a means to
enhance leasibility.
• Public regulations and initiatives intended to
engage a built fabric of dispersion in a more
visible fabric of continuity within the public domain
that gives greater visual recognition to key areas of
aggregation.
• Promote redevelopment in districts rather than
sites/parcels.
• Facilitate the creation of deeper rather than wider
fronting parcels that will encourage projects with
an internally generated form (rather than a freeway
generated form).
• Define manageable areas of remedial action so that
small scale remedial initiatives are not dissipated.
• Redevelopment strategy that addresses an entire
zone of reference so that parcel specific programs
are not depreciated by negative reference
conditions.
• Land Use Specialization within an area,
district, and/or zone that establishes a place of
recognizable activity.

In the Eastern Gateway, City policies should include
intent to cooperate with a Minor League Franchise in
establishing a facility (as shown on the Vision Plan) and
the intent to fulfill the public obligations of the plan in
concert with private development. Policies must define
the City’s determination to facilitate land assembly
and martial city agencies to support development in
compliance with the plan.
In the Western Gateway, policies should clearly define
the City’s position to facilitate land assembly and City’s
commitment to fulfill the public obligations of the Vision
Plan.

Ordinances must work in conjunction with policy that
defines the regulatory environment in which these
ordinances will be administrated and enforced. Policies
define the expectations of the administering agency/
board/commission/council and explain the extent to
which that agency/board/commission/council will
participate in fulfilling the public portions of the plan.
These policies should explain a willingness to mitigate
risk for appropriate investment, intent to promote
key infill projects, cooperative participation in area
stabilization, intent to encourage aggregation/higher
end capture, commitment to fulfill public improvements,
preference for larger projects that address significant
portions of the Vision Plan, and facilitation of regulatory
procedures where necessary.
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11. Initiate New Staffed Programs
• Making capital available for the initiation of a
pilot destination project through grants, bonds,
tax increment financing, tax abatement, sales tax
funding, assessment mechanisms, or other means
of reimbursement or financing availability.
• Establish (through financial assistance, tax relief,
improvement reimbursement, or commitment for
other public enhancement) base commercial/
retail activities that will enhance opportunities for
residential reuse.
• Facilitate (through financial assistance, tax relief,
improvement reimbursement, or commitment for
other public enhancement) the adaptive reuse of
vacancies for institutional or other public/semipublic use (such as a college/school/church).
• Facilitate (through financial assistance, tax relief,
improvement reimbursement, or commitment for
other public enhancement) the redevelopment of
underutilized parcels.
• Temporary/transitional public uses which give
a definition to spatial disruptions and are
complementary of creating an identifiable district.
Such public projects should be planned to arrest
the evidence of instability.
• Promotion of key pilot projects (through financial
assistance, tax relief, improvement reimbursement,
or commitment for other public enhancement) that
will attract aggregation.
• Identify a “specialization” for the competing
value centers that will alleviate competition and
support a multi-nodal co-existence. Once identified
promote such specialization (through financial
assistance, tax relief, improvement reimbursement,
or commitment for other public enhancement).
• Publication of a neighborhood “self help” manual
for common home improvements and facilitation
of improvement implementation through the
dissemination of expertise, tools/equipment, and/
or financial assistance.
Implementing the public portion of the Vision Plan
will require additional staffed programs set up by
ordinance. These programs are needed to provide
three necessary functions:

can include grants, tax increment financing, tax
abatement, and use of sales tax, or lending from
cooperative private institutions. A staffed program
here could be a capital assistance program
administered by a redevelopment authority or
development services department of the City.
• Project facilitation: Project facilitation differs from
capital availability because it would not require
such an active participation in the project risk.
Facilitation includes the creation of special districts,
staff
organizations/action
teams/interfaces,
revised ordinances/procedures/policies, and
supplemental expertise. All of these are initiated
through staff support and staffed programs
within the existing structure of administration and
review that will get needed answers, implement
City policies, and reduce time frames. Staffed
programs could administer target programs
aimed at determining/applying incentives to
desired development proposals and negotiating
development agreements that define a public/
private partnership. Other forms of facilitation
include providing/disseminating information and
expertise through publications (development hand
book), seminars, consultations, etc.
• Development support: Development support differs
from capital programs and project facilitation in
that it is the connection between the source of
capital and facilitation and the beneficiary of that
capital and facilitation. This connection is typically
made within the structure of a staffed position(s)
charged with the responsibility of promoting the
development of target/pilot projects, underutilized
parcels, and adaptive reuse of vacancies. Other
development support includes the provision of
temporary public uses that will change/modify
current trends of instability and/or clarify the
special identity of a district or area targeted for
redevelopment.

• Capital availability: Capital availability is central
to encouraging pilot projects in the early stages of
plan implementation that are necessary to prove the
market for future investors. In such cases attaining
capital is difficult because the normal requirements
of credit are not met. Therefore, the City becomes
a sort of creditor or credit guarantee that facilitates
this early need for capital. Sources of this capital
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INTERNAL ORGANIZATIONAL STRUCTURES AND
INITIATIVES

major public investments to maximize the financial
benefits of that investment.

The above described staffed positions can be part
of a larger strategy of creating internal (to the City)
organizational structures and initiatives.
These
organizations and structures include interdepartmental
committees,
designated
staff
responsibility,
clearinghouse
task
forces,
and
cooperative
interdepartmental relationships. Through such internal
organizational structures the City can better facilitate
the much needed assembly of land in key target areas,
overcome the inertia associated with implementing a
key public project (such as the Minor League Stadium),
and negotiate public/private partnerships.

Many Cities with active redevelopment programs rely
upon a City Development Authority or Authorities to
coordinate such programs. Below are several examples
of Development Authorities that may be useful models
for the creation of a Development Authority in Mesquite.
Mesquite is well positioned to use the tools available
through a Development Authority to address issues of
the public interest such as the removal of blight and the
provision of low to moderate income housing.

Most important among these internal organizations and
staffed programs is the creation of a City Development
Authority. This is one of the early actions that needs to
be accomplished by the City of Mesquite because it is
so necessary in the facilitation of land assembly (the
major structural impediment to market access).
12. Create City Development Authority (as a
Department/Agency)
• Assemble
developed
frontage
land
for
redevelopment.
• Create a new value reference and thereby new
frontage that is not spatially constrained.
• Publicly assisted land assembly within the area of

There are three general models of Development
Authority structures:
1.
Integrated Entity
2.
Separate Entity
3.
Private Corporation
1. The Integrated Entity model of a Development
Authority is one where the Authority’s Board and Staff
are comprised of existing City Officials and Staff. In
many cases, the City Council makes up the Development
Authority’s Board of Directors, the City Manager and
Department Directors make up the Executive Staff, and
Department Staff make up the Development Authority’s
Operating Staff. The City of Torrance, CA, is one
example of this model, which is also illustrated in the
Figure below.

Integrated Entity Model of a Development Authority.
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Torrance, CA, has a Redevelopment Agency run by
a Board, which is made up of the members of the
City Council. For redevelopment projects, the City
Council adopts a development plan for an area, and
the Redevelopment Agency implements that plan.
The Agency has an Executive Staff comprised of the
City Manager and other department heads, and the
Executive Staff could also include the City Secretary
and City Attorney. This Executive Staff is supported
by an Operating Staff, primarily members of the
City’s Planning Department staff. Finally, the Planning
Department staff reports to the Planning Commission,
which is under the City Council. For discretionary
actions, the City Council authorizes the Redevelopment
Agency to undertake the action. The Operating
Staff performs the necessary studies and presents the
information to the Planning Commission, allowing
for public involvement and review. The City Council
then rules on the action. For ministerial actions, the
Redevelopment Agency’s Board uses the Executive
Staff, which makes recommendations directly to City
Council. In this way, the existing staff and officials of
the City are organized to make transfer of information
and decision-making efficient for development actions
and projects. The Redevelopment Agency receives
state funds, TIF revenues, and bond funds to enact
projects.

been formed, DURA prepares blight and market studies
of the area, explores development opportunities, and
seeks community involvement and review. DURA
receives the bulk of its funding from bond proceeds
and TIF revenues.

2. In the Separate Entity model of a Development
Authority, the Authority’s Board of Directors and Staff
are not comprised of City Officials and Staff, although
the Authority’s Board is appointed and confirmed by
the City. The Development Authority Board then hires
an Executive Director and Staff. In Colorado, state
statute specifies that development authorities may either
be Integrated or Separate Entities. Denver, CO, has a
Development Authority that is a Separate Entity, known
as the Denver Urban Renewal Authority (DURA).

Additionally, it is possible for a blend of these models
to exist. The Baltimore, MD, Development Corporation
(BDC) is a combination of a Separate Entity and a
Private Corporation and is structured as a quasi-public
non-profit development corporation that assists with
redevelopment projects. The BDC is under contract
by the City of Baltimore, and the City is the BDC’s
only client. The President of the BDC is appointed by
the Mayor and serves on the Mayor’s Cabinet. The
President then hires Executive and Operating Staff
members. The BDC meets regularly with the Planning
and Housing Departments of the City and reports
directly to the Deputy Mayor. While the BDC can not
acquire land, it guides the City in acquiring land and
then acts as a liaison between the City and private
developers to develop the newly acquired land. In
this way, the BDC is instrumental in fostering public/
private partnerships in redevelopment projects. The
BDC is fully funded by the City of Baltimore.

DURA is governed by a Board of Commissioners,
the members of which are appointed by the Mayor
and confirmed by the City Council. DURA’s Board of
Commissioners is comprised of a broad representation
of bankers, lawyers, real estate developers, and other
individuals with experience in redevelopment. An
Executive Director and Operating Staff, hired by the
Board of Commissioners, run the operations of DURA.
By state statute, DURA is empowered to address the
removal of blight. DURA can acquire land itself for
development and can also use eminent domain to
acquire land if so authorized by the City Council. Other
examples of DURA’s projects include administering
TIF districts and designating “urban redevelopment
areas”. Once an “urban redevelopment area” has

3. Finally, a development authority can be structured
as a Private Corporation, which operates as an
independent organization. In this model, the City
may or may not appoint members of the Development
Authority’s Board, depending on how closely the
Development Authority works with the City. Once
example of this model is the Brooks Development
Authority (BDA) in San Antonio, TX.
BDA was established in 2001 by the City of San
Antonio to develop, own, and operate the former
Brooks Air Force Base as a center for bioscience,
academic, environmental, and technical research,
known as the Brooks City-Base. The BDA’s Board of
Directors is appointed by San Antonio’s City Council,
and the members of the Board of Directors also serve
on the Board of the Brooks City-Base Foundation. In this
way, the BDA acts as a Private Corporation to market
and manage the Brooks City-Base. The BDA partners
with the City of San Antonio to make tax credits and
investment incentives available on the site.
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EXTERNAL ORGANIZATIONAL STRUCTURES AND
INITIATIVES
In concert with Internal Organizations (described
above), there is a need for External Organizations
and associated initiatives. External Organizations
are cooperative groups that exist outside City Hall.
These groups include Property Owners Associations,
Marketing Cooperatives, Resident/Property Owner
Task Forces, Property Owner representation on joint
public/private boards, and Coordinating Committees.
These types of organizations need to be instituted
under the authorization of the City (via policy,
resolution, or ordinance) so that their official standing
is clearly understood. Such organizations can facilitate
marketing, carry out required responsibilities defined
within a public/private partnership agreement (such
as maintenance), and coordinate/sponsor/execute
district functions/ceremonies/events.

to operate development of a recently closed air force
base. Through active marketing, development of City
projects, and administration of incentives, including
tax abatements, workforce development, financing
programs, and special district and/or empowerment
zones, this POA has created a viable and beneficial
research, business, and technology center.
A POA is typically run by a board of directors, made
up of property owners in the area and/or community
members appointed by the City. Funding can come
from a variety of sources, including City funds as well
as due or membership fees from the member property
owners. In this way, a POA is able to leverage its
own funds to create targeted improvements for its
own district. Additionally, a POA is well suited to
determining the specific needs of its own district and
can therefore provide more appropriate interventions
and actions.

Of all the possible external organizations, the most
important is creation of an active Property Owners
Association (discussed below) than can easily
become the governing board of a potential Public
Improvement District and assist the City in its necessary
interventions.
13. Create Property Owner’s Association
within the Area of City Action (with
recognition in City ordinance such as review
and recommend functions that compliment
City review procedures)
• Creation of marketing organizations that promote
the area, zone, or district and creates more market
interest and thereby encourages more mature
market capture.
• Participation in a public/private partnership that
leads to the establishment of a pilot project which
will create value for other parcels.
• Events, ceremonies, or other forms of community/
resident expression that give meaning and identity
to an area, district, and/or zone. This requires the
creation of a place suitable for such events within
the public domain.
As mentioned above, the creation of a Property
Owner’s Association (POA) is a critical step toward
redevelopment in Mesquite. A POA can be formed
by either by interested property owners acting
independently of the City, or it can be chartered by
the City to cover a specific district and/or operate a
particular project. An example of the latter can be
found in the Brooks Development Authority of San
Antonio, which was created by the City of San Antonio
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MULTI-LEVEL ACTIONS
Multi-level actions are necessary where implementation
requires
the
cooperative/reciprocal/sequential
correlation of actions by different agencies/boards/
committees/task forces/commissions. Multi-level actions
are typically physical and also require accommodating
policy to empower/authorize physical implementation.
Multi-level actions include:
MULTI-LEVEL ACTION (PHYSICAL AND POLICY)
• Create spatial separations (and other buffers) that
mitigate the adjacent relationship.
• Location of public investment where land is
available that can be developed in response to the
value created by the public investment.
• Relocation of other value generators to overpass
locations that will overcome the negative value
implications of the overpass condition.
• Create hierarchies in street definition and circulation
pathways that convey order.
• Strategically reconfigure contextual attributes that
create value in the land (such as a road connection
or service).
• Identification of infill projects that restore complete
settings and eliminate the spatial disruptions
associated with lack of order. Identification of
infill projects needs to be further implemented
through public initiatives (financial or cooperative
development) to stimulate and/or assist infill
construction.
• More multi-modal transportation and mobility
options.
• Creation of a recognizable street hierarchy within
an area, district, or zone.
• Create more differentiations within a value
setting that identifies points of greater investment,
encourages more mature capture, and establishes a
justification for the presence of less mature capture
causing the land use conflict.
• Create proper transitions, buffers, and other forms
of spatial sequencing between parcels (or groups
of parcels) where land use conflicts occur.
• Public regulations and initiatives intended to
engage a built fabric of dispersion in a more
visible fabric of continuity within the public domain
that gives greater visual recognition to key areas of
aggregation.
• Initiate
public
improvements/enhancements
that will attract investment for adaptive reuse
and renovation through establishing identity,
increasing convenience, or providing other market
distinctions.

• Facilitate equity retention through the promotion
of neighborhood organizations and home owners
groups, formulation of small area plans that
identify capital improvements, and signage (or
other visible externalizations) that displays plans in
process/capital improvements pending/other city
initiatives. Such signage will indicate stabilization
and a return of energy.
• Way-finding that resolves circulation impediments
associated with discontinuity.
• Creation of proper transitions or other spatial
interventions that diminish the extent to which an
existing context creates a value reference that
negatively influences the perception of value.
Code enforcement, conservation, revitalization, or
redevelopment programs in the area of the context
(such as Historic Preservation, Conservation, or
Code Enforcement Districts).
MULTI-LEVEL ACTION (PHYSICAL AND EXTERNAL
ORGANIZATION)
• Mechanisms that promote market capture at more
mature levels such as provision of key infrastructure
or other improvements.
MULTI-LEVEL ACTION
ORGANIZATION)

(POLICY

AND

EXTERNAL

• Facilitation of private redevelopment in areas of
public investment by making financial assistance/
participation in the private redevelopment part of
the costs associated with the public investment.
• Promote adaptive reuse of existing structures (at a
higher value level) and restoration of the structural
fabric where the structural fabric can become a
distinction of identity within the market place.
• Provide incentives and/or financial assistance
(through cooperative investment, tax relief,
improvement reimbursement, or commitment for
other public enhancement) that will facilitate
redevelopment of parcels negatively influencing
use of entitlements.
MULTI-LEVEL ACTION (INTERNAL ORGANIZATION
AND EXTERNAL ORGANIZATION)
• Participation in a public/private partnership that
leads to the establishment of a pilot destination
project which will create value for other parcels.
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MULTI-LEVEL ACTION (POLICY, PHYSICAL, EXTERNAL
ORGANIZATION)
• Replace the tenancy/occupancy within the lower
level capture to enhance its value potential through
programs and/or public improvements that assist
adaptive reuse and other forms of infill revitalization
(e.g. Deep Elm).
MULTI-LEVEL
ACTION
(POLICY,
INTERNAL
ORGANIZATION, AND EXTERNAL ORGANIZATION)
• Making capital available for the initiation of a
pilot project through grants, bonds, tax increment
financing, assessment mechanisms, or other means
of reimbursement or financing availability.
• Promotion of key pilot projects (through financial
assistance, tax relief, improvement reimbursement,
or commitment for other public enhancement) that
will attract aggregation.
MULTI-LEVEL ACTION
ORGANIZATION)

(POLICY

AND

INTERNAL

• Public
assembly
of
frontage
land
for
redevelopment.
• Publicly assemble parcels that can not accommodate
development consistent with an area’s value
potential and combine such parcels for coordinated
public or private development.
• Publicly acquire fragmented parcels for public use
that will enhance the value of adjacent parcels.
• Publicly assemble fragmented parcels so that new
(not fragmented) parcels can be platted.
• Publicly assemble parcels so that parcels redefined
through land assembly can accommodate
development consistent with an area’s value
potential and combine such parcels for coordinated
public or private development.
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MUNICIPAL DISTRICTS CONSIDERED
By creating District Designations for the two Mesquite
Gateways identified in this Plan (the 30/80 Point area,
called the Western Gateway, and the Long Branch
Creek area, called the Eastern Gateway), a policy
framework can be established for the City of Mesquite
that is compatible within its larger municipal planning
efforts.
Special policy parameters, appropriate
development activity, and funding mechanisms that are
characteristic of special districts in the State of Texas
are important considerations in district designations.
In this report, a variety of special districts will be
considered, with an included description of their
opportunities and constraints within the confines of
the IH-30 Gateways to which they would apply. A
comparative table of district application to the two

areas, as well as a formal recommendation regarding
most suitable district designation will be included in the
summary of this section. The districts considered for
gateway designations in this report will include those
included in this summary, as well as any other districts
discussed at the work session on July 23. The districts
summarized here include:
•
•
•
•
•
•
•

Tax Increment Finance District
Public Improvement District
Municipal Management District
Business Improvement District
Neighborhood Empowerment Zone
Enterprise Zone
Design Overlay District
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Tax Increment Finance District (TIF)

Public Improvement District (PID)

General Description.

General Description.

Tax Increment Finance Districts are useful primarily
in the funding of structural and infrastructural
improvements within a designated Reinvestment
Zone.
Approved Appropriations of Funds
The governing body/board of directors may
regulate/restrict the use of land by imposing
conditions, restrictions, or covenants that run with
the land.
The governing body/board of directors may use
funds for project costs that benefit the reinvestment
zone, including those relating to:
• buildings, schools, or other educational
facilities owned by or on behalf of a school
district, community college district, or other
political subdivision of the state
• railroad or transit facilities
• affordable housing
• the remediation of conditions that
contaminate public or private land or
buildings
• the preservation of the facade of a private or
public building
• the demolition of public or private buildings
• providing affordable housing or areas of
public assembly in or out of the zone
• paying a neighborhood enterprise
association for providing services or carrying
out authorized projects in the zone
• activities that benefit the zone and stimulate
business and commercial activity in the zone.

Public Improvement Districts offer cities and counties
a means for improving their infrastructure to promote
economic growth in a designated area, by levying
and collecting special assessments on properties
within the city or its ETJ. Public improvements
typically funded through use of a PID include
improvements in areas such as infrastructure, civic
space, and business-related services.
Authorized Improvement Projects
• landscaping
• erection of fountains, distinctive lighting, and
signs
• acquiring, constructing, improving, widening,
narrowing, closing, or rerouting of sidewalks
or of streets, any other roadways, or their
rights-of-way
• construction or improvement of pedestrian
malls
• acquisition and installation of pieces of art
• acquisition, construction, or improvement of
libraries
• acquisition, construction, or improvement of
off-street parking facilities
•acquisition, construction, improvement, or
rerouting of mass transportation facilities
• acquisition, construction, or improvement of
water, wastewater, or drainage facilities or
improvements
• the establishment or improvement of parks
• projects similar to those listed in Subdivisions
(1)-(10)
• acquisition, by purchase or otherwise, of real
property in connection with an authorized
improvement
• special supplemental services for improvement
and promotion of the district, including
services relating to advertising, promotion,
health and sanitation, water and wastewater,
public safety, security, business recruitment,
development, recreation, and cultural
enhancement
• payment of expenses incurred in the
establishment, administration, and operation
of the district.
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Business Improvement District (BID)
General Description.
A business improvement district (BID) is an
organizing and financing mechanism used by
property owners and merchants to determine the
future of their retail, commercial and industrial
areas. The BID is based on state and local law,
which permits property owners and merchants
to band together to use the city’s tax collection
powers to assess properties, thereby creating a
reliable, multi-year source of funds for economic
development. These funds are collected by the
city and returned in their entirety to the BID and
are used for supplemental services (maintenance,
sanitation, security, promotions and special events)
and capital improvements (street furniture, trees,
signage, special lighting) beyond those services
and improvements provided by the municipal
government. In essence, the program is one of
self-help through self-assessment and business-led
management. In the BID era, business leaders
assume that by acting collectively they themselves
can correct as many of the problems that affect
their economic self-interest as they can afford.
There are 1,200 BIDs in North America in central
business districts and other commercial areas of
all sizes, from tiny Hampton, Virginia, to Times
Square in New York City.

4. Business recruitment and retention.
Conducting market research; producing
data-oriented reports; offering financial
incentives for new and expanding
businesses; marketing to investors.
5. Public space regulation. Managing
sidewalk vending, street performances,
street furniture, code compliance.
6. Parking and transportation management.
Managing the public parking system;
maintaining transit shelters; operating
ridesharing programs.
7. Urban design. Developing urban design
guidelines; managing facade improvement
programs.
8. Social services. Creating or aiding helpthe-homeless, job training, and youth
services programs.
9. Visioning. Developing a vision or strategic
plan.
10. Capital improvements. Installing pedestrianscale lighting and street furniture; planting
and maintaining trees and flowers.

Qualified Improvements/Projects
BIDs typically serve 10 functions:
1. Maintenance. Collecting rubbish, removing
litter and graffiti, washing sidewalks,
shoveling snow, cutting grass, trimming
trees, planting flowers in public places.
2. Security and hospitality. Hiring
uniformed security and street “guides”
or “ambassadors”; buying and installing
electronic security equipment or special
police equipment; staffing sidewalk tourism
kiosks.
3. Consumer marketing. Producing festivals
and events; coordinating sales promotions;
producing maps and newsletters;
launching image enhancement and
advertising campaigns; erecting directional
signage.
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Municipal Management District

Neighborhood Empowerment Zone

General Description.

General Description.

Municipal Management Districts, also referred to as
Downtown Management Districts, can be created
within an existing commercial area to finance
facilities, infrastructure, and services beyond those
already provided by individual property owners,
or by the municipality. Municipal Management
Districts are created to supplement, not supplant,
the municipal services in the designated district. A
Municipal Management District actually functions
under dual provisions of rights, powers, privileges,
authority, and functions. It functions as both a
conservation and reclamation district, and as a
road and road utility district.
Qualified Projects and Services for Municipal
Management Districts:
• Landscaping
• Streets/Sidewalks/Signage
• Marinas
• drainage improvements
• pedestrian malls
• solid waste/water/sewer/power facilities
• parks and plazas
• lakes, rivers, ponds, bayous
• recreation/scenic areas
• historic areas
• fountains/art
• off-street parking
• bus terminals, heliports, and mass transit
systems
• demolition costs associated with designated
improvements
• property acquisition in connection with an
improvement project
• supplemental services for improvement
projects (advertising, economic development,
health and sanitation, security, etc.)
• administrative expenses incurred in district
management

Neighborhood Empowerment Zones are areas
designated by a municipality for the improvement
of public health, safety and welfare, namely through
the improvement of housing conditions, economic
development, and quality of social services.
Appropriate incentives that could be provided by the
municipality:
• Waive or adopt fees related to the
construction of buildings in the zone,
including fees related to the inspection of
buildings and impact fees.
• Enter into agreements for refunds of
municipal sales tax on sales made within the
zone, for a period of not more than 10 years.
• Enter into agreements abating municipal
property taxes on property in the zone.
• Expedite the planning and permit review
process.
• Grant lien waivers, when in conjunction with
new construction or renovation of eligible
facilities.
• Set baseline performance standards, such as
the Energy Star Program as developed by the
Department of Energy, to encourage the use
of alternative building materials that address
concerns relating to the environment or to
the building costs, maintenance, or energy
consumption.

Funding Options Through Municipal Management
Districts:
• Self-imposed property taxes
• Special assessments
• Impact Fees
• Other charges to property owners
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Enterprise Zones

Design Overlay District

General Description.

General Description.

Texas Enterprise Zones are a type of economic
development tool implemented in local communities
state-wide to promote job creation and capital
investment in economically distressed areas of the
state. Incentives are provided both by the State
and the local municipality/county to encourage
development. By incentivizing development, both
the local government and the developer make
commitments to revitalization efforts.
Local efforts that are acceptable support for
revitalization:
Tax Relief:
• Tax abatement, deferral, refunds, or other tax
incentives
Regulatory Relief:
• Zoning changes/variances
• Exemptions from certain building code
requirements, impact/inspection fees
• Streamlined permitting
Municipal Service Improvements:
• Police/fire protection
• Community crime prevention programs
• Special public transportation routes/reduced
fares
• Capital water/sewer facilities
• Road repairs
• Park creation/improvement
Housing Improvements:
• Low-interest loans for housing rehabilitation/
construction
• Transfer of abandoned housing
Business and Industrial Development Services:
• Low-interest loans for businesses
• Underutilized public facilities as small
business incubators
• Provision of publicly owned land for
development purposes (residential,
commercial, or industrial development)
• Creation of one-stop permitting/problem
resolution centers/ombudsmen
• Promotion and marketing services
Job Training and Employment Services:
• Retraining programs
• Literacy and employment skills programs
• Vocational education
• Customized job training

Design Overlay Districts do not change existing,
underlying zoning categories, but rather provide
requirements and incentives to preserve a defined
district form or character, and to encourage
development of a certain quality. They provide
guidance for private entities (developers, designers,
and investors) as they embark upon projects in the
designated district. It also provides standards for
the visual form and appearance to which property
owners and occupants must comply, in order to
preserve the visual form and overall appearance
within the District. Overlay Districts can also be
established so as to provide effective land use
planning and facilitate traffic flow. Guidelines
typically articulated in a Design Overlay District
would address such components as:
Typical Elements Defined and Regulated though the
Design Overlay District:
• Landscaping
• Architecture
• Lighting
• Signage
• Parking lots
• Transportation elements (trails, transit stops,
intersections)
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THE ELEMENTS OF A STRATEGY:
ROLES, RELATIONSHIPS, RESPONSIBILITIES, AND
SEQUENCES
Implementation of previously recommended actions
that will resolve the Structural Impediments to Market
Capture (as identified in this report) requires an
implementation strategy. Such as strategy will apply
the tools of implementation (available to Mesquite)
through an organizational hierarchy whose related
participants have assigned responsibilities that will be
executed in a choreographed sequence. Therefore,
the attributes of a strategy applied to implementation of
the Vision Plan for Mesquite are Roles, Relationships,
Responsibilities, and Sequence. All of these attributes
are explained and illustrated in greater detail on the
following pages.
ROLES
Roles describe the purpose that each recommended district
plays in the implementation strategy. The foundation
of the Implementation Strategy is an identification of
a set of recommended district designations that can
co-exist within the same planning framework and can
access many sources of potential funding. Funding
is the prime agent that will enable needed physical
changes to be made and is also the mechanism by
which the public burden of implementation is equitably
distributed among public and private participants in the

implementation process. Finally, funding is the measure
by which return to the implementation participants will
be evaluated and decisions to proceed through the
implementation process made.
A wide variety of funding mechanisms is recommended
in this report in order to capture a broad base of
funding opportunities for Mesquite’s Redevelopment
Plan. Using a constellation of compatible districts and
organizations allows the City to target as many sources
of revenue as possible. The following section provides
an overview of these mechanisms and how they may
be utilized.
Bonds. Many types of bonds are available for municipal
use, and the most important in this redevelopment
strategy are revenue and obligation bonds. Revenue
bonds are so named because they are repaid by
revenues generated by a specified entity associated
with the purpose and use of the bond. Government
agencies, funds that generate revenues and expenses,
and some special districts run by a governmental
board, such as Public Improvement Districts, can
issue revenue bonds, and these types of bonds can
be used for infrastructure and public improvement
projects. Obligation bonds are generally repaid by
levying property taxes, and they can be issued by
most municipal entities. Obligation bonds are useful
in special and/or taxing districts, in which the bond is
repaid by taxes levied within the district.

The Funding Mechanisms Matrix illustrates which types of financing would be available to various entities in
Mesquite.
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TIF. Tax Increment Financing (TIF) is a mechanism by
which a particular area or zone is designated as a
redevelopment area. At the time of designation, a
baseline property value is established and set for
a specified period of time. Revenue from this base
property tax continues to be paid to the appointed
municipal fund, while the increase in property tax
value (or tax increment) resulting from improvements/
revitalization is collected in a separate fund. The
municipality can then use the funds from the increment
for redevelopment projects within the established TIF
district. In this situation, tax revenue from a particular
area is concentrated and reinvested back into that
area, furthering redevelopment goals. Additionally,
the tax increment funds can also be used to repay
initial public investment in the TIF zone. This funding
mechanism is particularly helpful when used as part of
a public-private partnership. If a municipality makes
an initial infrastructure investment that makes the area
more appealing to private development, the revenue
from the private development can be collected in the
increment and used to repay the city’s infrastructure
investment.

can be used for a variety of projects that benefit the
health and welfare of the community, including the
provision of affordable housing, services for vulnerable
populations, and the creation of employment
opportunities. As a metropolitan city with a population
of over 50,000, Mesquite is eligible to receive CDBG
funds directly from HUD. In order to receive CDBG
funding, municipalities must develop a Consolidated
Plan with goals for the funds and a mechanism for the
inclusion of citizen participation. The following are
eligible activities using CDBG funds:
• Acquisition of real property
• Relocation and demolition
• Rehabilitation of structures
• Construction of public facilities and improvements,
including water, sewer, streets, neighborhood
centers, and school building conversions
• Energy conservation and renewable energy
resources

Assessments. Assessments are a funding mechanism
that collects funds based on the assessed value of
properties within an area. A rate is set, such as $0.20
per $100 value, which is gathered from all properties
in the specified district. The assessment funds can then
be used for improvement projects within the district
and are typically managed by the municipality and a
Board of Directors for the district. Collecting dues from
property owners is another method of raising funds for
use in a particular district or area. Like assessment
funds, dues are used for improvement projects and
managed by the city and an advisory board.
4(b) Boards. Texas State Legislature authorized the
use of a new sales tax, commonly referred to as Section
4(b) sales tax, in 1991 for use in raising funds for a
variety of civic and commercial projects. A board is
typically formed to administer the funds produced
when such a tax is levied. The 4(b) Board can use
revenue generated from this tax for quality of life
improvements and community development initiatives,
including sports, park, and entertainment facilities, all
of which are applicable to Mesquite in implementing
the Gateway Vision Plans. Such a 4(b) Board would fall
under the review and approval of the City Council.
CDBG. Community Development Block Grants (CDBG)
are awarded by the U.S. Department of Housing and
Urban Development (HUD) to municipalities. The funds
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RELATIONSHIPS
Relationships describe the interconnection of the
internal and external organizational structures that
act upon the implementation strategy.
Acts (or
actions) necessary to implementation include funding,
implementation/construction,
and
maintenance.
Gathering/generating funds, expending funds to
create value, and maintaining that value is a broad
set of relationships that define the interconnecting
relationships between those agencies, boards,
commissions, committees, associations, and tasks
forces associated within the implementation strategy.
To make the collective body of organizations (such as
those specified above) functional, it is necessary to
set them in a hierarchical association which ultimately
defines a community under the leadership of elected
officials (the City Council). In this way the operations
of the implementation strategy maintain public
accountability and respect the rights of public due
process and uniform/non-capricious application of
laws/policies/procedures.

The Organizational Structure defines relationships and demonstrates accountability.
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RESPONSIBILITIES
Responsibilities describe the actions required of
each internal and external organizational structure
within the implementation strategy. As described
above, required actions generally include funding,
implementation/construction,
and
maintenance.
Within this broad categorization are those actions
that are highly discretionary and those actions that are
ministerial (generally non-discretionary). Due to the
array of agencies, boards, commissions, committees,
associations, and tasks forces under the City
Council (as described above), actions that are most
discretionary need to be executed by those closest to
public accountability. Agencies, boards, commissions,
committees, associations, and tasks forces that are
more distant from such accountability must have
responsibilities that are more ministerial. A clear
assignment of responsibilities within a hierarchical set
of relationships protects the entire enterprise of plan
implementation from failure to meet its public obligations
and facilitates its capability to define financial exposure
for private investment.

This Matrix illustrates responsibilities for the funding, implementation, and maintenance phases of the necessary actions for
redevelopment.
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Development Block Grant funds).

SEQUENCE
Sequence describes the order of related actions
carried out by the internal and external organizational
structures (agencies, boards, commissions, committees,
associations, and tasks forces) executing their
responsibilities within a hierarchical set of relationships.
Certain actions must precede other actions and in so
doing create the environment in which the following
action can be most effective.
Understanding
sequence also defines time and allows time frame for
implementation (an aspect of investment exposure) to
be understood. A detailed sequence also reveals what
actions are most important at this present time and
thereby provides political urgency to the implementation
strategy.

This independent agency would be specifically
devoted to the processes of redevelopment in
Mesquite.
Recommendation 3: Establishment of a Tax
Increment Finance District.

The following is a sequence of actions recommended for
revitalization of the IH-30 Corridor as it passes through
Mesquite. These actions integrate both public and
private actions, involving policy, regulatory, and formbased mechanisms. There are 10 recommendations
in total.

Setting up a Tax Increment Finance (TIF) District in
the respective Gateway areas early in the process
allows for capture of increases in taxable value
(resulting from plan implementation) to be applied
to specific projects that implement the plan.
Therefore, it is important to set up the TIF District as
soon as possible. Additionally, because a board
must be designated and a list of improvements
must be iterated prior to establishment of the TIF
Districts (one for the Western Gateway and one
for the Eastern Gateway), the TIF District becomes
a critical policy instrument in the redevelopment
process.

Recommendation 1: Adoption of the Corridor
Redevelopment Plan.

Recommendation 4: Establishment of a
Bridge Financing Mechanism.

The IH-30 Corridor Redevelopment Plan, when
adopted, will serve as a policy guiding instrument,
codifying the Western and Eastern Gateway
Communities as targeted areas for future activity.
Adoption of the Plan will define an Area of Interest
for the City, facilitating transition into actionable
steps related to this area.

Because TIFs have a lag time (between designation
and value appreciation), it is necessary to establish
a financial bridge across that lag period. Bridge
mechanisms include:

Recommendation
2:
Creation
Redevelopment Agency.

of

a

Although the City is actively promoting redevelopment
projects around the City, this will continue to be
logistically and financially problematic without the
creation of a Redevelopment Agency within the
structure of city government. The establishment of
a Redevelopment Agency in Mesquite will:
• Provide an organizational mechanism for
addressing the largest structural impediment...
land assembly.
• Establish a public partner for future public/
private partnerships.
• Create greater financial opportunities for
redevelopment (ie: access to Community

• Up front cost by private development to be
reimbursed through TIF.
• Section 108 loans.
• Infrastructure bank loans.
• Assignment of future revenues to third party for
immediate capitalization.
Recommendation 5: Assembly of land in
the TIRZ by the Mesquite Redevelopment
Agency.
The foundation of any opportunity to attract
investment is to tie down the land available to
such investment in a condition of underutilization,
vacancy, or fragmentation.
Therefore, land
assembly by the proposed Redevelopment Agency
is necessary. A Redevelopment Agency can:
• Acquire parcels over extended periods in
anticipation of opportunity.
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• Acquire key parcels that establish a critical
mass.
• Acquire high priority parcels that collectively
invite investment.
Recommendation 6: Designation of a
Regulatory Structure for the Corridor, in the
form of an Overlay District or a Planned
Development District.
Although equally applicable in regard to intent,
the selection of the appropriate regulatory tool for
the IH-30 Corridor depends mainly upon current
ownership patterns at the time the designation is
made.
If the City has purchased property in the Gateway
communities:
• A Planned Development District would offer
the most effective regulatory structure for each
Gateway.
• Codify/enact a provision for creation of private
regulatory bodies.
• Establish design controls through sale contracts
via property sales.
If the City has not acquired property in the Gateway
communities:
• A Design Overlay District would offer the
most effective regulatory structure for each
Gateway.
• 380 Agreements could possibly be appropriate,
because of the public vested interest in the area
due to TIF (public) financing.
• A Planned Development District could possibly
be created, but only if underlying entitlement
rights are preserved for existing property
owners (this would over-ride owner opposition,
as properties in such a case would either retain
their current zoning status, or get up-zoned).
Recommendation 7: Creation of private
regulatory bodies to defray the operational
burden of public improvements.
Property Owner’s Associations serve as critical
elements in the Redevelopment Strategy, as they
ensure that the burdens of maintenance, services,
and specialized programs are managed and

funded by those that receive the greatest direct
benefit from such actions.
Recommendation 8: Creation of a Public
Improvement District for each Gateway (one
PID for the Western Gateway, one PID for
the Eastern Gateway) to fund costs defrayed
from the City to the Property Owners
Association.
Like the formation of a TIF District, the creation of a
PID would call for the establishment of a regulatory
Board of Directors, as well as definition of an
Improvement Plan. This Improvement Plan would
consist of a statement of shared interests, methods
for fund allocation, and should also include policy
language regarding performance evaluation of the
District.
Recommendation 9: Establishment of an
organizational partnership between the
Property Owner’s Association and the
Economic Development Committee.
By codifying the relationship between the POA and
the EDC, 4(b) funds would be made accessible to
the redevelopment projects within the Gateway
Districts.
Recommendation 10: Conduct Code review
to identify Realignments/Amendments/
Replacements necessary
to Facilitate
Reinvestment and Redevelopment and
execute such realignments/amendments/
replacements.
Most current codes are a legacy of a time when
Mesquite was a peripheral city to Dallas. Now
as a center of major investment, it is necessary to
realign, amend, and/or replace codes as follows:
• Realign: A review of existing codes will reveal
that areas of development oversight currently
served in one type of code (such as the
subdivision code) could be better served in
another code (such as the zoning code).
• Amend: A review of existing codes will reveal
that current codes are inadequate to assure
quality in design and planning (such as
adjacency between land uses) and such codes
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should be amended to more fully address the
conditions needing resolution in the execution
of entitlements.
• Replace: A review of existing codes will reveal
that certain codes should be entirely replaced
with regulatory tools better suited to the current
development condition (such as replacing
traditional categorical zoning with form based
zoning).
SUMMARY
The Implementation Strategy described in this section
describes the Roles, Relationships, Responsibilities,
and Sequences necessary to execute the vision plan
elements designed to resolve/mitigate/correct the
structural impediments to Market Capture that presently
restrain Mesquite’s ability to access the growing market
demand available to Mesquite as a result of dramatic
growth along the IH-30 and Hwy 80 corridors.
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The realization of the Gateway Plans depends
significantly upon the creation of a clearly defined
implementation strategy for redevelopment.
The
implementation strategy, which is presented in this part
of the report, outlines both public and private roles
and responsibilities, as well as proper sequencing of
recommendations for effective execution.
The first portion of the Implementation Strategy addresses
constraints to redevelopment, which are referred to
as structural impediments. For each of the structural
impediments identified, specific actions that resolve
the constraint on value capture were enumerated.
These resolutions provide a list of specific actions that
would alleviate the constraints to value capture within
the Eastern and Western Gateway Districts. These
resolutions were classified so as to provide an initial
consideration of roles and responsibilities that will be
identified in the redevelopment strategy for the IH-30
Corridor. The classes of resolutions were: Physical
Actions and Strategies, Policies and Policy Strategies,
Internal Organizational Structures and Initiatives, and
External Organizational Structures and Initiatives. The
resolutions were then grouped specifically by these
types of actions, in order to provide a transition from
isolated needs to a more comprehensive redevelopment
strategy.

of district designations available to municipalities for
funding and for regulation was presented, and those
districts best suited for Eastern and Western Gateway
redevelopment were identified. The IH-30 Corridor
Redevelopment Strategy includes creation of a Tax
Increment Finance District and Public Improvement
District for each gateway, as well as creation of a
Design Overlay District for the entire IH-30 corridor
as it passes through the City of Mesquite. Funding
mechanisms were described, including bonds,
assessments, and Community Development Block
Grants. The organizational structures necessary for
redevelopment were then identified, grouping them
by designation of authority and function within the
context of redevelopment. The creation of several new
organizations and offices was recommended, including
a Redevelopment Agency for Mesquite, and a joint
Economic Development Corporation and Property
Owner’s Association for facilitation of projects specific
to the IH-30 Corridor. The responsibilities related to
physical improvements were then assigned to each of
the organizations/positions identified in the Strategy,
classifying their responsibility as it related to funding,
implementation, and/or maintenance. Finally, the
sequence of steps of the Redevelopment Strategy was
provided for the IH-30 Corridor, to ensure effective
execution.

The final portion of this part of the report provided
a Redevelopment Strategy for the IH-30 Corridor in
Mesquite, outlining the district designations, roles,
relationships,
responsibilities,
and
sequencing
necessary to execute this strategy. A preliminary study

This Implementation Plan provides a comprehensive
catalog of the needs associated with redevelopment
activity within the IH-30 Corridor in Mesquite, as well
as a sequential definition of steps recommended for
efficient execution.
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CONCLUSION

The investigations and recommendations contained in
this study are intended to position the City of Mesquite
at the beginning of an action path that will allow target
areas of development to access a growing market
demand now manifest within the IH-30 and Hwy 80
corridor. Specifically this study did the following:
Identify the potential market:
This study demonstrates the reality of Mesquite’s
changing relationship to metroplex growth. Historically,
the City that was a suburban community on the edge
of a growing Dallas is now a City in the center of a
bourgeoning region of growth. In this emerging
relationship, Mesquite contains (within its corporate
limits) one of the few places of physical differentiation
(intersections with IH-635 and the 30/80 split)
where retail square footage (for durable goods) and
employment square footage will likely gather. Our
analysis shows that this emerging regional demand
can support a large amount of retail and commercial
square footage within Mesquite.
Identify the physical conditions that hinder/
impede access to that market:
If Mesquite were a “Greenfield” then development
response to this emerging market demand could
naturally occur under the traditional guidance of City
government. However, the spatial conditions defining
the context of development are restrained by past
development/land use/ownership patterns that reflect
the former suburban setting and restrain/hinder/limit
realization of growth within the current central setting.
These specific conditions have been identified and
evaluated and translated into design requirements for

a vision intended to open up a more fluid connection
between opportunity and demand.
Present a vision that shows how these
physical conditions can be resolved:
Historic development patterns define a value gradient
that is destined to precipitate a repetition of those
development patterns into the future unless such patterns
are modified. Reconfiguration of these value gradients
requires a vision of publically led development that
is not freeway dependent but freeway associated.
Therefore, visions formulated for the Eastern and
Western Gateways sought to establish deep within the
development areas a new value reference that reached
out to the freeway rather than limited its definition
to the freeway. Each vision has a set of public and
private physical elements (repairs, improvements,
enhancements, new construction) that change the
development setting in a way that will also change the
historic development pattern.
Prescribe a strategy of implementation that
will make the plan happen:
Once the constellation of needed physical repairs,
improvements,
enhancements,
and/or
new
constructions is understood, then a tactical strategy
is needed to make these physical changes happen.
Therefore, this study outlines a choreography of roles,
relationships, responsibilities, sequences and actions to
be implemented by the City in partnership with private
organizations and parties. The last portion of this
report is a list of 10 steps recommended for immediate
action.
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NEXT STEPS
Within this enumeration of ten steps is a series of
specific tasks that are needed to facilitate execution of
the sequence and become further work of City Staff,
this consultant, or another consultant. These specifics
tasks are:
• Adopt the Plan and Implement the
Sequence: The start of any implementation strategy
must begin with adoption of the strategy plan. This
plan identifies purpose, recommendations, and
actions for creating a holistic development initiative
within Mesquite. Adoption of this plan would
identify the areas of public focus and initiative, the
intents of the City in these areas, and the nature of
City actions in pursuit of these intents.
• An Expanded study of the Western
Gateway: The current analysis, vision, and
strategy of the Western Gateway should be extended
further south to include the industrial areas south of
Hwy 80. In this way a larger employment district
is created that can attract more/higher wage jobs
to Mesquite. The current Big Town Mall site is the
place of confluence for the types of employment
land uses north and south of Hwy 80. Therefore, it
provides a linking function to create an employment
community. Retail and entertainment land uses are

essential to this function and a venue analysis is
needed to identify the right mix of such uses that
will create a viable district.
• An Expanded vision for the entire Regional
System: The current analysis, vision, and strategy
applied to the Western and Eastern Gateways
should be applied to the entire regional system
(including the Rodeo Grounds, Town East, and the
historic Town Center). In this way, Mesquite can
initiate a broad redevelopment strategy that will
benefit the entire city.
• Creation of a relationship with an agent
that can show opportunities to likely
investors: As the City of Mesquite implements
portions of the plan and is prepared to attract
investors/developers to key projects, it is necessary
to have agents that can bring these investment
opportunities to likely investors. Agents here are
important because they understand the creation of
the opportunity and the aspects of that opportunity
which will be attractive.
Also representative
agents will have the necessary access to investors/
developers or other future private partners in a
public/private partnership.
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Map of Eastern and Western Gateway Sites
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Eastern Gateway Concept Plan
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Eastern Gateway Land Use Plan
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Eastern Gateway Circulation Plan
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Western Gateway Concept Plan
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Western Gateway Land Use Plan
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Western Gateway Circulation Plan
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GLOSSARY OF STRUCTURAL IMPEDIMENT TERMS
ACCESS AMBIGUITY. A condition where access to
a parcel, zone, district, or area is illegible and/or
unintelligible.
ADJACENCY CONSTRAINT. Any suppression or
negative rending of parcel value as a result of its
adjacency condition.
CAPTURE CONFLICT. Any development condition
where development on any one parcel in close proximity
to another parcel negatively influences the value of that
development.
CIRCULATION AMBIGUITY.
A condition where
circulation to and/or within a parcel, zone, district, or
area is illegible and/or unintelligible.
CIRCULATION DISCONTINUITIES. Any network of
roadways or trails within an area, zone, or district where
continuity within the network is broken or disrupted by
gaps, breaks, or other failures to make connection.
CONGESTION. Any roadway or trail way condition
where the capacity to accommodate movement has
been (or is increasingly) consumed by that movement.
CONTEXT RESTRAINT. Any suppression or negative
trending of parcel value as a result of the context in
which it sits.
DEFENSIVE ADJACENCY. Any built condition where
aspects of building and site design are determined by
the need to mitigate, buffer, attenuate, or screen the
negative encroachments of adjacent development (or
development in close proximity).
DESTINATION DEFICIENCY. The inability of an area,
district, zone, or parcel to attain attributes of destination
when such attributes are necessary to create a value
reference.
DISASSOCIATED RELATIONSHIP.
Any potential
association between undeveloped or developed
parcels where an appropriate relationship (density,
land use sequencing, scale, etc.) is hindered, disrupted,
or otherwise prevented by spatial separation or an
intervening event that disrupts that potential relationship
association.
ECHO EFFECT DEPRECIATION. A downward spike
of land value when adjacent parcels fronting a value

generator are developed in such a way that the entire
value associated with that generator is captured within
the adjacent parcel.
FABRIC INSTABILITY. Any area, zone, or district in
which the building to building, building to corridor, site
to site, and/or site to corridor relationships that were
once orderly are evidencing trends toward relationships
that are not orderly.
FRAGMENTED SPATIAL FABRIC. Any area, zone,
or district where the building to building, building to
corridor, site to site, and/or site to corridor relationships
do not establish a recognizable order or sequence, or
other orderly structure.
FREEWAY CAPTURE PATTERN. A development pattern
typical of freeway frontage in which what is built on a
freeway fronting parcel establishes a direct orientation
to the freeway and locates all (or most) of the building
service elements (or auxiliary structures/elements)
on portions of the parcel away from the freeway
frontage.
FRONTAGE CONSTRAINT (DEPTH).
A frontage
condition where the depth of fronting parcels
(perpendicular to the frontage) is too shallow for
contemporary development at a level consistent with
the land value resulting from that frontage condition.
FRONTAGE CONSTRAINT (WIDTH).
A frontage
condition where the width of fronting parcels (parallel
to the frontage) is too narrow for contemporary
development at a level consistent with the land value
resulting from that frontage condition.
LACK OF DEMARCATION. Any area, zone, or district
that is absent of reference to a landmark or other
recognizable distinction that gives identity to that area,
zone, or district.
LACK OF INTERNAL VALUE GENERATOR.
The
absence of an amenity, activity node, activity corridor,
aggregated development, or other concentration of
value generating attributes within an area, district,
zone, or site.
LACK OF LEVERAGE LAND. A lack of available land
to accommodate development investment precipitated
by a public investment or public/private investment.
LAND USE CONFLICT. Any development condition
where land use entitlements/manifestation of those
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entitlements on any one in parcel close proximity to
another parcel negatively influences the use of those
entitlements.
LAND USE FRAGMENTATION. Any area, zone, or
district where the relationship between land uses does
not establish recognizable order, sequence, or other
orderly structure.
NATURAL CORRIDOR CONSTRAINT. Any development
potential that is hindered, suppressed, or otherwise
limited because of a natural/environmental condition
(such as a flood plain).
OVERPASS CONSTRAINT.
The suppression of
development at a freeway and roadway intersection
because the roadway passes over the freeway rather
than beneath it.
PARCEL FRAGMENTATION. Any parcel where a
usable geometry has been complicated by dedications,
sales, and or natural conditions or any group of
parcels where the relationship between parcels does
not establish recognizable order, sequence, or other
orderly structure because of a wide variety of sizes,
shapes, restraining natural conditions, and/or other
encumbrances.
PREDISPOSED VALUE GRADIENT. The inability to
realize a higher value capture within a site that has a
value gradient relationship with other sites because sites
at the higher end of that value gradient are developed
at a lower level than the value condition would justify,
thereby suppressing the distribution of values within
that gradient.

the spreading out of land uses that compete with those
that could have been aggregated.
TREND DEVIANCE. Any emerging development or
development pattern that is inconsistent with historic or
appropriate development patterns.
VACANCY. Any structure available to purchase and/
or lease that is unoccupied.
VACANT FRONTAGE CONSTRAINT.
A frontage
condition where the amount of vacant land available
to accommodate new development is limited or
unavailable
VALUE ASYMMETRY. Any development condition
where what is built on a parcel is worth less than the
parcel itself or vice versa.
VISIBLE TRANSITION. Any built condition where
the visual characteristics of buildings and site usage
manifest change and redefinition of value.
WEAK CAPTURE TRANSFER.
Any development
condition and/or characteristic that retards, hinders,
or otherwise weakens the potential of that development
to enhance and/or appreciate the value of adjacent
parcels.

REFERENCE CONFLICT. Any development condition
in which locational references that establish value have
a negative relationship on the determination of value.
SHIFTING VALUE CENTER. Any area, zone, or district
where an historic value center is being replaced,
challenged, and otherwise augmented by the
emergence of a new value center.
SPATIAL DISASSOCIATION. Any development setting
where the potential for beneficial aggregation is
hindered by present spatial conditions.
SPATIAL DISPERSION. Any development condition
where land uses that could have been aggregated have
been dispersed over a large area or any condition
where opportunities for aggregation are challenged by
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