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Executive Summary

Over the last two decades, community-initiated revitalization efforts have been producing
tangible results in the form of diminishing blight, increasing sales receipts, and stabilizing
property values. In virtually every story of success, redevelopment and new development has
been the result of a holistic approach involving nurturing and growing select segments of the
economy, eliminating barriers to investment and marketing positive change. Through a
process which involved educating stakeholders, soliciting their input, identifying obstacles and
designing a program of actions to move the Forest / Jupiter Study Area towards a vision of
revitalization, the City of Garland (City) has sought to achieve the same end.

It was with this understanding, as well as a thorough analysis of local conditions in the Study
Area, that the Forest / Jupiter Transit-Oriented Redevelopment Plan (Redevelopment Plan)
has been prepared. Its intent is to assist the City of Garland, property owners and other
project partners with a technical framework for discussions regarding market opportunities,
development programming alternatives, and partnership strategies. Whereas experience
knows that revitalization themes must be a
its resources, amenities, and people, the vision and directives referenced herein were
developed with input from property and business owners, and guidance from City Staff and
the Consultant Team. As such, they are unique to the City of Garland.

In March 2012, Garland City Council adopted the Envision Garland Comprehensive Plan

(hereafter, Envision Garland) t hat t horoughly describes the

years. Envision Garland calls for targeting public and private investment in strategic

refl ec

comm

geographic areas of t he communi ty t o i nstigate

surrounding neighborhoods and commercial districts. The Redevelopment Plan Study Area is
one of seven key geographic areas, called Catalyst Areas, to target redevelopment and
reinvestment activities. It is within these catalyst areas that the City targets its scarce public
resources in a way that leverages private investment that accords with advancing the
communityés vision.

This Redevelopment Plan provides a detailed road map to revitalizing a critical portion of
Garland highlighted in its 20-year growth and development framework. The main approach
taken is defining policies and programs that positively impact the Study Area as a whole while
at the same time partnering with the private sector to bring about significant real estate
projects that become a positive catalytic force for encouraging future private investment.
These fcatalyst projectso occur within th
Study Area: a transit-oriented community centered on the Dallas Area Rapid Transit (DART)
Forest / Jupiter Light Rail Station, a community retail center anchored by new infill
development around the Walnut Street and Jupiter Road intersection, and a medical sciences
district anchored by BMC-Garland around the Shiloh Road and Walnut Street intersection.
Broader Study Area-wide policy objectives and more targeted investment strategies are all
based on an assessment of the current physical conditions and near-term market demand
and supply of different types of land uses.

Study Area Strategies

Experience has shown that programs to maintain, promote and develop the concepts shown
in this Redevelopment Plan cannot succeed in a fragmented structure and the relationship
proposed between the City and the Garland Chamber of Commerce (Chamber) will be critical
towards advancing the concepts. As such, these strategies have been prepared for use by

e
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the City and the Chamber towards the implementation of the economic development initiatives
recommended in this Redevelopment Plan through a variety of improvements and services.

¢ Operate with the Garland Chamber of Commerce under a unified marketing incentive
and business development platform to project a
¢ Re-align roles and responsibilities within and between the City and Chamber to better
focus skill sets and resources to enhance economic development efforts.
¢ In association with the Chamber, offer a comprehensive incentive program to facilitate
redevelopment, business expansion, retention and attraction.
¢ Revise development regulations to better encourage quality new investment and reuse
of infill properties.
¢ Direct public investment into the TIAO0s to | ey
Redevelopment Plan vision.

Targeted Investment Area (TIA) Strategies

Whereas the overall Study Area strategies described previously were broad, the strategies
associated with the i mplementation of the specifi
in this Redevelopment Plan are very specific. Implementing these activities will require strong

and seamless collaboration based on staff skill sets, resources, regulatory control, and the

willingness and interest of property owners and outside developer/investors. The following

table summarizes the key actions in order of sequence for each of the catalyst projects in their

respective targeted investment area. The actions generally fall within the following categories:

¢ Land Control: Securing control of the site for the project.

¢ Marketing: Winning developer, tenant or business owner/operator interest in getting
site control and subsequently entering into a partnership to do a catalyst project .

¢ Developer Interest: Marketing partnership opportunities with developers that will
ideally lead to land control and partnership formation and project financing.

¢ Entitlement: Obtaining the appropriate regulatory permissions, such as zoning,
easements, etc.

¢ Gap/Partnership Concept: Refining the overall development program and financing
strategy for the project based on negotiations with specific property owners and
investors.

¢ Project Underwriting: Securing project financing for a specific project that is under
land control from specific sources of private debt and equity and public participation in
the form of economic development incentives.

¢ Partnership/Contracts: Finalizing t he Afgap/ partnership
appropriate legal documents, including contracts and City incentive agreements.

Redevelopment is never easy, but always exciting. It is challenging, and as such requires
higher levels of analysis, planning and assistance. It is widely accepted that early projects in
any revitalization effort should be assisted at least until market conditions reach levels where
new construction can more than support itself. The Study Area is but one subset of a larger
market, and as such, has strengths which can be capitalized on and limitations which need to
be overcome. These limitations, commonly referred to in this Redevelopment Plan as barriers,
pose unique obstacles which require unique solutions. Given the importance of key anchors
including major employers within the Study Area (including existing industry clusters and the
Baylor Medical Center-Garland campus) have a tremendous influence on the economic well-
being of the entire region. These valued assets must be protected and the environment within
which they operate improved and maintained.

viii Executive Summary [ —
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Table 1A. Executive Summary Table

Near Term Median Term Longer Term Ongoing
(0-2 Years) (2-5 Years) (5-10 Years)

1

2

3

4

5

6

Forest - Jupiter TIA
Action South Mixed Use North Mixed Use Office /R&D Overall

Land Control Gap/Partnership Concept Conceptualize the industrial area to the southwest
as an fAindustrial parko

Entitlement Marketing Land Control Provide amenities to the fdAparko i
area

Gap/Partnership Concept Land Control Entitlement Work with property owners to establish enhanced
security.

Marketing Entitlement Gap/ Partnership Concept

Partnership/ Contracts Partnership/Contracts Marketing

Partnership/ Contracts

Jupiter Walnut

Northwest Quadrant Northeast Quadrant Southeast Quadrant

1 Developer Interest Developer Interest Developer Interest Form a business association to advance marketing
and other efforts

2 Project Underwriting Gap/ Partnership Project Underwriting Develop a branding identity and marketing
strategy

3 Land Control Marketing Land Control Provide small business expansion support

4 Entitlement Land Control Entitlement Recruit businesses that fill a specific void

5 Partnership/ Contracts Entitlement Partnership/ Contracts ~ Undertake a drainage study for the area

6 Partnership/ Contracts

Shiloh/ Walnut TIA

Senior Living Mixed-use Overall

1 Land Control Gap/ Partnership Partner with Baylor Medical Center to tailor the strategies to support their
needs

2 Gap/ Partnership Concept Developer Interest Create a street grid network to beter define blocks

3 Marketing Land Control Work with area real estate brokers to invest in appropriate uses wihin those
blocks

4 Partnership / Contracts Entitlement Expand the area to include Vista Hospital

4 Partnership/ Contracts

In summary, successful implementation of this Redevelopment Plan will be dependent on
committed leadership from the public and private sectors. So as to ensure that the
Redevelopment Plan will not be vulnerable to the failure of one project -- many projects should
be underway at any given time, and a wide variety of stakeholders will be involved.
Experience has shown that success is dependent on capitalizing on opportunities while also
removing barriers to investment. This said, regulations should allow for and encourage the
vision for the Study Area and prohibit anything inconsistent with that vision. Victories, even
minor ones, will be continually broadcast through an on-going communications strategy, and all
policy and regulatory documents will be aligned towards a common goal i to advance the
vision expressed herein.

I Executive Summary X
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Figure 1A. Seven Envision Garland City-Wide Catalyst Areas.
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Section 1: Introduction

North Central Texas is in the midst of a population and employment boom. Projections for the

Dall as/ Fort Worth Metroplex call for an addition
ability to capture a its fair share of new regional market growth hinges upon its ability to create

places where new residents, business and real estate investors will want to invest. People

have many choices where to live, open a business or invest in real estate ventures.

Therefore, Garland must cultivate and communicate an investment climate attractive to those

making the choices but do so in a manner that su
City of Garland (City) policy makers and civic leaders use City Council adopted revitalization

plans, including the Economic Development Strategy and this Foresti Jupiter Transit-Oriented
Redevelopment Plan (hereafter, the Redevelopment Plan), to guide their decisions leading to

socially responsible development.

Study Area

The Redevelopment Plan provides a detailed road map to revitalizing a critical portion of

Garland highlighted in its 20-year growth and development framework. In March 2012, Garland

City Council adopted the Envision Garland Comprehensive Plan (hereafter, Envision Garland)

that thoroughly describes the ¢ oBEnvisiomGarlgnd eallsvi si on
for targeting public and private investment in strategic geographic areas of the community so to
instigate a positive economic Aripple effecto ir
districts. The Redevelopment Plan Study Area as one of seven key geographic areas, called

Catalyst Areas, to target redevelopment and reinvestment activities. As shown in Figure 1A,

these Catalyst Areas include the following districts:

1) 190 Catalyst Area

2) Forest/ Jupiter/ Walnut Catalyst Area
3) Downtown Catalyst Area

4) South Garland Catalyst Area

5) Broadway / Centerville Catalyst Area
6) Centerville / Marketplace Catalyst Area
7) 1-30 Catalyst Area

This specific Study Area encompasses the Forest/ Jupiter/ Walnut Catalyst Area: a large
district that generally spans from the intersections of Forest Lane / Jupiter Road, Jupiter Road /
Walnut Street, Shiloh Road / Walnut Street, and Shiloh Road / Forest Lane. This Catalyst Area
encompasses residential and commercial districts that share similar characteristics,
opportunities and challenges. The residential neighborhoods within and adjacent to the Study
Area have witnessed demographic change over the last decade, becoming increasingly multi-
ethnic. The residential and commercial building stock is aging, having been built primarily in the
1960s and 1970s to support the major manufacturing center to the southeast and west. The
grid thoroughfare network is augmented with the presence of the Dallas Area Rapid Transit
(DART) Light Rail Station at Forest and Jupiter. The Study Area, therefore, offers a diversity of
business, residential and civic assets to build a comprehensive revitalization strategy.

Real estate and business investment decision; however, are made at the site level. Therefore,
the Redevelopment Plan must further refine the most likely places to invest in this Study Area.
The Forest/ Jupiter/ Walnut Catalyst Area has three major assets that can serve as anchors for
more refined geographic targeting: the Forest/ Jupiter DART Light Rail Station, Baylor Medical
Centeri Garland (BMC-Garland), and the Jupiter/ Walnut ethnic retail center. The opportunities
afforded by these anchors are the reason that Envision Garland identifies the immediate area

I ———— Introduction 2
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around the anchors as Targeted Investment Areas (TIAs). The TIAs that anchor the Study
Area include the areas immediately around the three intersections, as depicted in Figure 1B :

¢ Forest/Jupiter (a transit oriented development area)
¢ Jupiter/Walnut (a neighborhood retail center area),
¢ Shiloh/Walnut (a BMC-Garland medical district area)

These TIAs are considered to represent the most likely locations within the Catalyst Area to
leverage public and private investment through quality infill development and redevelopment
efforts.

Whereas Envision Garland lays the foundation for identifying these areas as where to leverage
private investment, the Economic Development Strategy details how the City and its partners
should carry this out. As government has the longest-term investment in the community, it was
deemed appropriate for the City to pave the way for investment and reinvestment by the
private sector in this way. The City (as a public partner) could then effectively leverage private
investment efforts to bring about sustainable economic revitalization. The Economic
Development Strategy lays out a number of broad actions for revitalization, including the
creation of this Redevelopment Plan. This Redevelopment Plan encapsulates a clear vision
for each TIA and detailed road map to make that vision a reality through the public leverage of
private investment; it raises awareness of development opportunities and highlights the
combined roles that private investment and supportive public policy can play in redevelopment.

Figure 1B. Study Area Boundaries
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Community Direction

The Redevelopment Plan is predicated on removing the existing barriers to investment and
capitalizing on market opportunities over the near and long term. How this is done is guided
by the vision and direction provided by the community through broad community input in the
creation of the Redevelopment Plan. Key residents, business and property owners articulated
their vision for the Study Area in general and their particular TIA. Additionally, this input helped
to establish priorities in terms of what issues warranted immediate attention and the types of
intervention. Finally, the conversations resulting from the planning process revealed a number
of projects that, if implemented, would significantly advance the growth and redevelopment of
the Study Area in general and specific TIAs.

Input from the public was solicited through a variety of venues including community meetings,
and stakeholder and developer discussions. The Consultant Team hosted three public
meetings for residential and business owners where they were asked to review assembled
data, identify issues and impacts, articulate criteria by which planning concepts would be
evaluated, refine potential catalyst investment projects and discuss alternative strategies
required to move the Redevelopment Plan towards adoption and implementation. In addition to
the community meetings, members of the Consultant Team also conducted a series of one-on-
one interviews with key property owners and stakeholders, as well as potential developer /
investors. In total, over 100 property owners, stakeholders, residents, and business owners
participated throughout the process. Summaries of public meetings, responses to
guestionnaires, and survey results are included in Appendix 1.

Nearly all of the participants reported opinions consistent with those of the meeting attendees.
Table 1A below summarizes the important elements of the Study Area which the
Redevelopment Plan would address: removal of limiting conditions, capitalizing on positive
elements and achieving future redevelopment goals. The City would seek out and support
redevelopment projects that achieve all three in each of the TIAs.

Table 1A. Public Input Summary

Positive Elements Limiting Conditions

Existing Conditions " Presence of hospital campus = Deteriorating physical environment = Lack of {perceived) security

= Easy access for light industry to 1-635 |* Lack of diversity in shopping choices = Deferred property maintenance
DART Light Rail and Station = Concentration of older apartments " lack of pedestrian improvements

= An improved physical realm = Stronger mix of businesses and other land uses
® More and different housing types = Future investment sensitive to existing residents and employers
= Greater protection of private property

In addition to identifying general elements the redevelopment framework should address, the
public input process provided insight into specific implementation opportunities through the
results of a business and resident survey, the results of which can be found in Appendix 1.
The survey indicates near-term opportunities for existing business expansion and provides
guidance on the types of effective revitalization strategies, which are summarized above in
Table 1A.

Most importantly, community input helped to establish a set of criteria that would provide a
framework for deciding the types of projects that merited consideration as catalyst projects.

————— Introduction 4
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Catal yst projects, as t he name i mplies, signi fi
revitalizing the Study Area. The purpose of the criteria was to provide a framework for decision

-making that reflected goals and desired outcomes. These criteria include the following eight
considerations: How well does the project ...

strengthen the Areads identify?
... Create potential to expand business revenue?

... provide stronger connections between activity centers?

i mprove the Areab6s pedestrian and vehicul a
... provide more defined and usable open space?

enhance the Areads sense of safety and cl e

expand the areads retail and restaurant op
... initiate / incentivize redevelopment and reinvestment?

The Approach

In March 2011, the City of Garland (the City) and the North Central Texas Council of
Governments (NCTCOG) issued a request for proposals for a consultant team to assist
NCTCOG, DART, the Garland Chamber of Commerce and City of Garland in developing a

Redevelopment Plan for the Study Area. The Redevelopment Plan that follows synthesizes the
scope of work entailed in this effort:

¢ Assessing the existing physical conditions within the area that may impact investment
and reinvestment decisions (Section 2);

¢ Specifying the market opportunities in terms of appropriate land use types based on the
most recent available data and expert reconnaissance (Section 3);

¢ Identifying actions and specific catalytic real estate projects that advance the overall
vision and objectives of the Study Area in general and the three TIAs (Section 4) ; and,

¢ Outlining a specific road map to implement the recommendations (Section 5).

¢ An appendix that provides the reader more specific detail.

Wh a 't foll ows is the culmination of the above act
through the public input process.

S Introduction [
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Section 2: Existing Conditions

Garland is located in the northeastern part of the Dallas-Fort Worth-Arlington, Texas
Metropolitan Statistical Area (DFW Metroplex) and is an inner-ring suburb of Dallas. The
Study Area is on the far west side of Garland, adjacent to one of the more established
employment centers in the DFW Metroplex.

The Study Area, illustrated in Figure 2A, is host to a diverse mix of development. Uses
include a mix of commercial, industrial and multifamily residential uses, all bordered by
established single family neighborhoods. Although an older sector of the city, a number of
assets were identified as amenities that can be capitalized in future redevelopment initiatives.
Identified previously as TIAs, these assets include:

¢ An industrial and manufacturing district and the DART Forest / Jupiter Station near the
intersection of Forest Lane and Jupiter Road,;

¢ Older commercial structures with newer ethnic establishments around the intersection
of Jupiter Road and Walnut Street; and

¢ The BMC-Garland campus at Shiloh Road and Walnut Street.

The following discussion describes existing conditions that could affect investment and
reinvestment decisions first, in the Study Area, and second in the individual TIAs.

Figure 2A. Study Area Boundaries
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